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1. INTRODUCTION  
 
Amendment C082 proposes to amend the Mount Alexander Planning Scheme to give effect 
to the Castlemaine, Campbells Creek and Chewton Flood Management Plan August 2015 
prepared by GHD in consultation with the North Central Catchment Management Authority 
(NCCMA) and Mount Alexander Shire Council. 
 
The area affected by the Amendment falls within the Campbells Creek Catchment which 
includes Barkers Creek, Campbells Creek, Forest Creek and local tributaries and the 
associated floodplains for these watercourses. It therefore affects flood prone land in 
Castlemaine, Campbells Creek and Chewton which were included in the study area. 

 
Figure 1: Map of Study Area 

 
The amendment also renumbers the existing LSIO, which also applies to land outside of 
the urban study area from LSIO1 to LSIO2. To this end, the Amendment also affects land in 
rural areas of the municipality including Newstead, Baringhup, Muckleford Creek, Harcourt, 
Sutton Grange, Maldon, Guildford, Taradale and the rural areas between Campbells Creek 
and Guildford. 
 
 
 



 

Amendment C082 - Mount Alexander Shire Council Submission (DOC/18/6031) Page 4 

 
 
The Amendment is the culmination of an extensive body of background work and a 
consultation process which involved Government agencies, other stakeholders and the 
wider community.   
 
This submission documents the background to the Amendment, and the strategic and 
statutory planning context in which the Amendment has been prepared. It also addresses 
the submissions received during public exhibition. The submission relies on technical input 
from the NCCMA being the key agent in collaboration with Council for initiating the strategic 
study and associated planning scheme amendment process.   
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2. BACKGROUND  
 
2.1 The need for updated flood overlay controls 
 
The townships of Castlemaine, Campbells Creek and Chewton in central Victoria have 
been affected by flooding from Barkers Creek, Forest Creek and Campbells Creek four 
times in recent years, including September 2010, November 2010, major flooding in 
January 2011 and another major flash flood in February 2012. 
 
The Castlemaine, Campbells Creek and Chewton Flood Management Plan August 2015 
(the Plan) was jointly funded by the Victorian and Australian Governments under the 
Natural Disaster Resilience Grants Scheme (NDRGS), with additional funding provided by 
Mount Alexander Shire Council. The NCCMA developed the Plan in partnership with the 
Mount Alexander Shire Council. 
 
The objectives of the Plan included: 

 A review of available data and historic flood information and simulation of various 
past flood events through the town. 

 Engagement with the community and stakeholders in order to understand their 
experiences of flooding and desired outcomes. 

 Determination and documentation of flood levels, extents, velocities and depths (and 
thus flood risk) for the Barkers Creek, Forest Creek, Campbells Creek and any major 
tributaries within the study area (Figure 1) for a range of flood events including 0.5%, 
1%, 2%, 5%, 10% and 20% AEP events. 

 A review of the Mount Alexander Planning Scheme’s current flood zone and overlays 
for the township/study area/locality and recommendations for appropriate Planning 
Scheme amendments in the context of study outcomes. 

 Preparation of digital and hard copy floodplain maps for 1% AEP flood events 
showing both floodplain and floodway extents, suitable for incorporation into 
municipal planning schemes. 

 Assessment of flood damages. 

 Identification and preliminary feasibility assessment of structural mitigation measures 
to alleviate intolerable flooding risk. 

 Costing and assessment of preferred structural mitigation measures. 
 
Note: The 1% flood extent has not been experienced in the study area. 
 
2.2 Consultation which informed the Flood Management Plan 

 
The Plan summarises the community consultation process: 
 

A key element in the development of the Flood Management Plan was the 
engagement of the community in the study. Engagement was undertaken over the 
course of the study through several different means including community 
information sessions, a public questionnaire, media releases and meetings with the 
Technical Working Group (TWG) and community based Steering Committee (SC). 
During the course of this investigation the TWG and SC always met together.1  

 
  

                                                
1 GHD Flood Management Plan 2015 p. 1 



 

Amendment C082 - Mount Alexander Shire Council Submission (DOC/18/6031) Page 6 

The NCCMA submission to the Panel provides further detail regarding the extent of 
community consultation (refer to paragraphs 15 to 19). 

 
2.3 Establishment of the Mapping Extent 

 
The Plan established the 10% and 1% AEP flood levels using a robust methodology that 
relied on a range of data sources including consideration of stream flow and rainfall data, 
surveyed flood level data, LiDAR data, storage data and a broad range of background data 
from various sources including drainage studies and site specific flood event data. 
 
The NCCMA submission to the Panel provides a more detailed explanation of the mapping 
methodology (refer to paragraphs 20 to 25). 

 
2.4 Adoption of the Plan 
 
The Plan was adopted by Council on 10 November 2015. 
 
2.5 Recommendations of the Plan 
 
The following provides a summary of the recommendations made in the Plan and the 
progress that has been made with each of these. 
 
Recommendations 1, 2a and 2b: Construction of a levee at the northern and southern end 
of Gingell Street Castlemaine 
Designs of the levee have been completed however these have not been approved as they 
did not have community support, would only protect from 1:20 level and would reduce the 
amenity of the area. Budget is currently allocated for re-design works next financial year. 
 
Recommendation 3: Construction of a levee adjacent to the Castlemaine Central Cabin and 
Van Park 
A design of the levee has been completed and approved by Council. Council will fund one 
third of the costs and officers are currently investigating funding options for the remaining 
two thirds. Construction is expected to commence in 2019/20. 
 
Recommendation 4: Upgrade and extend the existing Elizabeth Street levee 
A design of the levee has been completed and approved by Council. Council will fund one 
third of the costs and officers are currently investigating funding options for the remaining 
two thirds. Construction is expected to commence in 2019/20. 
 
Recommendation 5: Upgrade and extend the existing Campbells Creek township levee 
A design of the levee has been completed and approved by Council. Council will fund one 
third of the costs and officers are currently investigating funding options for the remaining 
two thirds. Construction is expected to commence in 2019/20. 
 
Recommendation 6: Reinstatement of the National School Lane levee  
A design of the levee has been completed and approved by Council. Council will fund one 
third of the costs and officers are currently investigating funding options for the remaining 
two thirds. Construction is expected to commence in 2019/20. 
 
Recommendation 7: Minor waterway improvement works downstream of the Alexandra 
Street Bridge 
A design of the levee has been completed and approved by Council. Council will fund one 
third of the costs and officers are currently investigating funding options for the remaining 
two thirds. Construction is expected to commence in 2019/20. 
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Recommendations 8, 9 and 10: Non-structural Flood Mitigation Works (Strategic Planning 
for Urban Waterways, Flood Warning and Planning Scheme Amendment) 
 
Mount Alexander Shire Council is leading the development of a strategic plan for urban 
waterways. The Castlemaine Urban Waterways Management Plan is expected to go to 
Council for formal adoption in the coming months. 
 
Officers are currently working with the NCCMA and Department of Environment, Land, 
Water and Planning (DELWP) about funding and best location to install flood warning 
devices for Barkers Creek, Forest Creek and Campbells Creek, with works expected to 
start by the end of this year.  
 
This Amendment C082 proposes to incorporate the new flood mapping produced by the 
Flood Management Plan into the Mount Alexander Planning Scheme. It proposes to 
introduce the Flood Overlay and apply a new Land Subject to Inundation Overlay. The 
purpose of this is to provide transparent information about local flood hazards and 
appropriate consideration and management of risk where land development is proposed. 
 
2.6 Preparation of Amendment C082 
 
The amendment proposes to alter the Mount Alexander Planning Scheme by: 
 

 Introducing the Floodway Overlay (FO). This is to be applied to land that is subject to 
mainstream flooding and has been identified as having a 10% Annual Exceedance 
Probability (subject to flooding on average once in every 10 years). 

 Amending the Land Subject to Inundation Overlay (LSIO). This is to be applied to 
land that is subject to mainstream flooding and has a lower risk of flooding than FO 
land by having a 1% AEP flood extent (subject to flooding on average once in every 
100 years). 

 
Properties are proposed to be affected, in the following ways: 

 406 properties are proposed to have the current LSIO removed. 

 318 properties are proposed to have the FO applied for the first time. 

 499 properties are proposed to have the LSIO applied. 

 294 properties are proposed to have both the FO and the LSIO applied. 

 305 properties are proposed to have the LSIO applied for the first time. 
 

In terms of specific changes to the Planning Scheme the following changes are proposed: 
 

Ordinance changes  
 

 Amend Clause 21.05-2 of the Municipal Strategic Statement by including additional 
context about flood events that have occurred, and adding the Castlemaine, 
Campbells Creek and Chewton Flood Management Plan August 2015 as a reference 
document in the planning scheme.  
 

 Amend Clause 21.05-2 of the Municipal Strategic Statement by deleting ‘The North 
Central Catchment Management Authority is in the process of preparing the 
Castlemaine, Campbells Creek and Chewton Flood Management Plan to identify 
areas in these towns that subject to flooding and potential mitigation options’.  
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 Amend Clause 21.05-2 of the Municipal Strategic Statement by deleting 
‘implementing the Castlemaine, Campbells Creek and Chewton Flood Management 
Plan 2015’ from further strategic work. 

 

 Delete the existing LSIO from land in the study area and apply the new LSIO and/or 
FO. 

 

 Replace current Schedule 1 with new Schedule 1 to the LSIO. The schedule includes 
a number of permit exemptions relating to extensions and alterations to existing 
buildings, new and replacement buildings and other buildings and works. 

 

 Insert Schedule 2 to the LSIO being a renumbering for current Schedule 1 with no 
other change. 

 

 Insert Clause 44.03 (Floodway Overlay), and insert Schedule 1 to the Floodway 
Overlay. The schedule includes a number of permit exemptions relating to extensions 
and alterations to existing buildings, new and replacement buildings, and other 
buildings and works. 

 
Mapping changes  
 

 Insert the following new overlay maps 1LSIO-FO, 2LSIO-FO, 4LSIO-FO, 10LSIO-FO, 
11LSIO-FO, 12LSIO-FO, 18LSIO-FO, 19LSIO-FO, 20LSIO-FO, 21LSIO-FO, 22LSIO-
FO, 23LSIO-FO, 24LSIO-FO, 31LSIO-FO, and 32LSIO-FO. 

 

 Delete the following overlay maps 1LSIO, 2LSIO, 4LSIO, 10LSIO, 11LSIO, 12LSIO, 
18LSIO, 19LSIO, 20LSIO, 21LSIO, 22LSIO and 23LSIO.   

 
2.7 Exhibition of Amendment C082 
 
Amendment C082 was exhibited as required by Part 3 of the Planning and Environment Act 
1987. This included: 
 

 Letters sent to affected landowners and relevant referral authorities on 2 November 
2017. 

 A notice placed in Council’s column of the Midland Express newspaper on 31 
October 2017 and the Government Gazette on 9 November 2017. 

 Drop in sessions held on 13, 22, and 25 November where property specific 
information was made available. Both Council staff and North Central CMA staff 
were in attendance, and more than 23 residents and landowners attended. 

 
A total of thirteen submissions were received, five of which support or do not object to the 
amendment as exhibited, and eight of which request changes to the amendment maps or 
object. These submissions and Council’s response to them is discussed later in this 
submission report. 
 
Council supports one of the changes requested by a submitter in Campbells Creek (refer to 
Section 6.1 of this Submission). However because it does not agree to other changes that 
have been sought, it resolved to refer the submissions to a Planning Panel for assessment 
and recommendations. 
 
No submissions were received about the content of the proposed scheduled exemptions to 
planning permit requirements under the FO and LSIO Overlays.  
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3. CHRONOLOGY OF EVENTS 
 

Date Event 

September 2010 
November 2010 
January 2011 
February 2012 

Castlemaine, Campbells Creek and Chewton affected by flooding 
from Barkers Creek, Forest Creek and Campbells Creek 

November 2015 Castlemaine, Campbells Creek and Chewton Flood Management 
Plan adopted by Council 

June 2016 Preparation of Amendment C082 commenced 

16 October 2017 Authorisation for Amendment C082 received from Department  

10 November 2017 
to 8 January 2018 

Exhibition of Amendment C082 

13, 22 and 25 
November 2017 

Public information sessions 

20 February 2018 Council resolved to: 
1. Endorse the proposed final levee designs at Elizabeth Street 

Castlemaine, Castlemaine Central Cabins and Van Park, 
Campbells Creek, Alexander Bridge and National School 
Lane. 

2. Support further design and community consultation being 
undertaken in relation to the Gingell Street north and south 
areas. 

20 March 2018 Council resolved to refer submissions to Amendment C082 to Panel 

21 March 2018 Appointment of Panel formally requested 

18 April 2018 Directions Hearing  
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4. STRATEGIC CONTEXT AND ASSESSMENT 
 
The State and Local Planning Policies relevant to the preparation of the Amendment are 
outlined below.    
 
4.1 State Planning Policy Framework 
 
Clause 11 Settlement  
 
Clause 11.14 Loddon Mallee South 
 
The policy guidelines under Clause 11.14 require that Planning must consider the Loddon 
Mallee South Regional Growth Plan (Victorian Government, 2014). Part C (page 49) of the 
Growth Plan states that Castlemaine (including Campbells Creek) is experiencing 
moderate growth, but acknowledges that: 
 

… opportunities for expansion of Castlemaine beyond the existing township 
boundaries are limited due to bushfire risk.  Flood hazards are also a significant 
planning consideration.   

 
Clause 11.14-5 Natural and built environment’ 
 
The objective of this subclause is ‘To protect and enhance the natural and built 
environment’. A relevant strategy is to ‘Protect and improve the condition of the region’s 
important environmental assets such as forests, wetlands and rivers’. 
 
 

Amendment C082 is consistent with relevant Clause 11 Settlement policies associated with 
sustainable regional growth as it will result in improved controls for floodplain management 
of local watercourses and gives weight to consideration of flood hazards through 
appropriate planning controls. Permit exemptions under the proposed overlay schedules 
will ensure that appropriate development is not inhibited by overly restrictive controls. 

 
 
Clause 13 Environmental Risks 
 
This clause states that: 
 

Planning should adopt a best practice environmental management and risk 
management approach which aims to avoid or minimise environmental degradation 
and hazards. Planning should identify and manage the potential for the environment, 
and environmental changes, to impact upon the economic, environmental or social 
well-being of society. 

 
Clause 13.02-1 Floodplain Management 
 
The objective is of this subclause is: 
 

To assist the protection of: 

 Life, property and community infrastructure from flood hazard. 

 The natural flood carrying capacity of rivers, streams and floodways. 

 The flood storage function of floodplains and waterways. 
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 Floodplain areas of environmental significance or of importance to river health  
 
Relevant Strategies include: 
 

Identify land affected by flooding, including floodway areas, as verified by the relevant 
floodplain management authority, in planning scheme maps. Land affected by flooding 
is land inundate by the 1 in 100 year flood event or as determined by the floodplain 
management authority. 
 
Avoid intensifying the impacts of flooding through inappropriately located uses and 
developments. 

 
Policy Guidelines require that planning must consider as relevant various documents 
including but not limited to: 

 State Environment Protection Policy (Waters of Victoria). 

 Any floodplain management manual of policy and practice, or catchment management, 
river health, wetland or floodplain management strategy adopted by the relevant 
responsible floodplain management authority. 

 Victoria Floodplain Management Strategy (Department of Environment, Land, Water 
and Planning 2016). 
 

The SEPP (Waters of Victoria) at Clause 15 sets out the following: 
 
Catchment management authorities have a responsibility to coordinate the ecologically 
sustainable development and use of catchments, floodplains and waterways, and 
where relevant estuaries and coasts, through many mechanisms, including the 
protection and rehabilitation of water quality, flow and aquatic habitats.  
 

The North Central Regional Catchment Strategy 2013-2019 (NCCMA, 2013) states that: 
 
The NCRCS provides the long-term vision for natural resource management in the 
North Central CMA region. It sets regional priorities for managing natural assets and 
also the overall direction for investment and coordination. It recognises floodplains as 
complex ecosystems that support a diversity of native flora and fauna. The vision of the 
strategy, with respect to waterways and floodplains, is to manage them sustainably to 
protect and enhance their diversity and ecological function while also supporting the 
regional community’s recreational use. The inherent functions of the floodplains to 
convey and store floodwater should be recognised and preserved to minimise the 
deterioration of environmental values and the long-term flood-risk to floodplain 
production, assets and communities.2 
 

With regards to the Victorian Floodplain Management Strategy (Victorian State 
Government, 2016): 

 
After the devastating 2010-11 floods, the challenges with floodplain management were 
recognised as institutional rather than technical. The State Floodplain Management 
Strategy (VFMS) aims to clarify the roles and responsibilities of government agencies 
and authorities involved in flood management arrangements to ensure continual 
improvement in all aspects of floodplain management. It also sets out actions and 
policies that will help implement the Victorian Government’s response to the Victorian 

                                                
2 North Central Floodplain Management Strategy Public Consultation Draft NCCMA October 2017 
p10 
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Floods Review and the Parliamentary Environment and Natural Resources Committee 
Inquiry into Flood Mitigation Infrastructure.3 
 

In response to the above strategy the NCCMA has prepared a Regional Floodplain 
Management Strategy which was released for community consultation in late 2017. It is a 
key planning document for the region that sets priorities for the future management of 
floodplains. The first regional priority set out in the NCCMA report is to: Update planning 
controls to reflect best available information. It specifically identifies the need to update the 
planning controls for Castlemaine, Campbells Creek and Chewton, which has been given a 
high priority rating and nominates Mount Alexander Shire Council as the lead agency to 
implement this outcome. 

 
 

The Amendment is consistent with this policy as it: 

 Identifies land affected by flooding, including floodway areas, verified by the 
NCCMA as the relevant floodplain management authority, and seeks to include the 
established flood extent into relevant planning scheme maps based on best 
available information. 

 Aligns with strategic floodplain reports prepared by the State and the NCCMA. 

 Gives effect to the NCCMA’s statutory responsibilities as the relevant floodplain 
manager. 

 
 
Clause 14 Natural Resource Management  
 
Clause 14.02-1 Catchment planning and management 
 
The objective of this subclause is ‘To assist the protection and, where possible, restoration 
of catchments, waterways, water bodies, groundwater, and the marine environment’. 
Relevant Strategies include: 
 

 Undertake measures to minimise the quantity and retard the flow of stormwater 
runoff from developed areas. 

 Ensure that works at or near waterways provide for the protection and enhancement 
of the environmental qualities of waterways and their instream uses. 

 Ensure planning is coordinated with the activities of catchment management 
authorities. 

 
Relevant policy guidelines that must be considered, include ‘any regional catchment 
strategies approved under the Catchment and Land Protection Act 1994 and any 
associated implementation plan or strategy including any regional river health and wetland 
strategies’. 
 
Clause 14.02-2 Water quality 
 
The objective of this subclause is to protect water quality. A relevant Strategy is to 
‘Discourage incompatible land use activities in areas subject to flooding,..’.  This ensures 
minimum impact on downstream water quality or flow volumes. 
 
 

The Amendment is consistent with the above catchment planning and management and 

                                                
3 NCCMA 2017, p9 
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water quality strategies because it has been prepared with regard to the recommendations 
of the Flood Management Plan prepared by GHD in consultation with NCCMA and Council 
and will result in improved land use and development outcomes for land affected by 
flooding.   

 
 
4.2 Local Planning Policy Framework 
 
Clause 21.05 Environmental risks 
 
Clause 21.05-2 Floodplains  
 
The Municipal Strategic Statement (MSS) Review resulted in an update to MSS policy via 
Amendment C61, which in April 2016 introduced updated floodplain policy at Clause 21.05-
2 (Floodplains). This policy recognises the following: 
 

Floodplains exist around the Loddon River and major watercourses in the Shire 
including Muckleford Creek, Forest Creek and Barkers Creek. ….The Planning 
Scheme recognises a number of areas that are subject to inundation in the 1 in 100 
year flood event.  
 
Significant flood events occurred in the Shire in 2011 and 2012. Following these 
events, the Victorian Floods Review (2012) identified the need to build greater 
resilience for infrastructure and settlements in the context of flood risk. Land use 
planning is considered to be the most effective means of reducing flood risks. 
 
The North Central Catchment Management Authority is in the process of preparing 
the Castlemaine, Campbells Creek and Chewton Flood Management Plan to 
identify areas in these towns that subject to flooding and potential mitigation 
options.  
 

A Key issue under Clause 21.05-2 is ‘recognising that a number of areas in the Shire that 
are susceptible to flooding are not identified by overlay provisions in the planning scheme’. 
 
Objective 1 seeks to ‘identify and manage land that is subject to flooding’. 
Objective 2 seeks to ‘protect life, property and infrastructure from the risk of flooding’. 
 
Relevant Strategies include: 
 
Strategy 1.2 Assist the relevant Catchment Management Authority in preparing any 
planning scheme amendments to update flood overlays. 
 
Strategy 1.3 Implement adopted flood and drainage studies and support land use and 
development initiatives for flood mitigation works. 
 
Strategy 2.1 Discourage intensive forms of development or inappropriate uses in areas 
subject to the Land Subject to Inundation Overlay, unless risks can be adequately 
managed in consultation with the relevant Catchment Management Authority. 
 
The clause identifies the need to apply the Urban Floodway Zone, Floodway Overlay and 
Land Subject to Inundation Overlay in accordance with relevant planning practice notes 
and the advice of the relevant catchment management authority. It also highlights further 
strategic work being the implementation of the Castlemaine, Campbells Creek and 
Chewton Flood Management Plan. 
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In accordance with Clause 21.05-2 the Castlemaine, Campbells Creek and Chewton Flood 
Management Plan has now been used to form the basis for Amendment C082 so that the 
FO and LSIO can be applied to update the extent of flood prone land. The reference to the 
Flood Study as ‘Further Strategic work’ can therefore be removed from that section and 
become a reference document. 

 
 
 
4.3 Overlays  
 
Clause 44.03 Floodway Overlay 
 
Clause 44.03 is to be introduced into the Mount Alexander Planning Scheme for affected 
land within the Castlemaine Catchment affecting land within and proximate to Forest Creek, 
Campbells Creek, and Barkers Creek. The purpose of the overlay control is:  

 

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

 To identify waterways, major floodpaths, drainage depressions and high hazard 
areas which have the greatest risk and frequency of being affected by flooding. 

 To ensure that any development maintains the free passage and temporary 
storage of floodwater, minimises flood damage and is compatible with flood 
hazard, local drainage conditions and the minimisation of soil erosion, 
sedimentation and silting. 

 To reflect any declarations under Division 4 of Part 10 of the Water Act, 1989 if 
a declaration has been made. 

 To protect water quality and waterways as natural resources in accordance with 
the provisions of relevant State Environment Protection Policies, and particularly 
in accordance with Clauses 33 and 35 of the State Environment Protection 
Policy (Waters of Victoria). 

 To ensure that development maintains or improves river and wetland health, 
waterway protection and flood plain health. 

 
The overlay control is proposed to be applied to the 10% AEP flood extent being more 
frequently flooded than land with the 1% AEP. 
 
Implications  
 
With regards to subdivision under the FO a permit may only be granted to subdivide land if 
the following apply: 
 

 The subdivision does not create any new lots, which are entirely within this 
overlay. This does not apply if the subdivision creates a lot, which by agreement 
between the owner and the relevant floodplain management authority, is to be 
transferred to an authority for a public purpose. 

 The subdivision is the resubdivision of existing lots and the number of lots is not 
increased, unless a local floodplain development plan incorporated into this 
scheme specifically provides otherwise. 

 
Buildings and works permits are required for a wide range of things including but not limited 
to fences and paths and Dependant persons units. The proposed FO Schedule 1 (Flooding 
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from Waterways) sets out a range of exemptions from the need for a planning permit for 
specified buildings and works provided certain criteria are met. 
 
Clause 44.04 Land Subject to Inundation Overlay  

 
The purpose of the overlay control is:  

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

 To identify land in a flood storage or flood fringe area affected by the 1 in 100 
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, is compatible with the flood hazard and 
local drainage conditions and will not cause any significant rise in flood level or 
flow velocity. 

 To reflect any declaration under Division 4 of Part 10 of the Water Act, 1989 
where a declaration has been made. 

 To protect water quality in accordance with the provisions of relevant State 
Environment 

 Protection Policies, particularly in accordance with Clauses 33 and 35 of the 
State Environment Protection Policy (Waters of Victoria). 

 To ensure that development maintains or improves river and wetland health, 
waterway protection and flood plain health. 

 
Implications 
 
A permit is required to subdivide land. 
 
A permit is required to construct a building or construct or carry out work. The proposed 
Schedule 1 (Flooding from Waterways) sets out a range of buildings and works exemptions 
provided specified criteria are met. 

 
 
  



 

Amendment C082 - Mount Alexander Shire Council Submission (DOC/18/6031) Page 16 

5. KEY ISSUES RAISED IN SUBMISSIONS AND COUNCIL’S 
RESPONSE  

 
Thirteen submissions were received to Amendment C082. 
 
Five of the submissions received are from Government Departments and agencies: 

 Submission 1 – Environment Protection Authority Victoria        

 Submission 4 – Central Highlands Water 

 Submission 8 – Coliban Water 

 Submission 10 – Department of Environment, Land, Water and Planning 

 Submission 11 –  Goulburn Murray Water  
 
Eight landowner submissions have been received from the following: 

 Submission 2 –  Maureen Inwood 

 Submission 3 –  North West Supermarkets Pty Ltd 

 Submission 5 –  Olivet Christian College 

 Submission 6 –  Cynthia McLaren 

 Submission 7 –  Richard Green   

 Submission 9 –  David Cunningham 

 Submission 12 – Mark and Robert Lawrence  

 Submission 13 – Aaron Davies 
 
The following table provides information about the land discussed in each landowner 
submission and whether the land is currently affected by the LSIO and what is proposed. 
 
Table 1: Land discussed in each submission and status of overlay 
 

Submission Address of land Current 
Overlay 
Status 

Proposed 
Overlay 
Status 

Submission 2  2 Brigade Avenue Campbells Creek No LSIO Part LSIO* 

Submission 3 98 Forest Street, 2 & 2A Urquhart 
Street and 2 Duke Street Castlemaine 

No LSIO Part LSIO 
Part FO 

Submission 5 89 Main Road Campbells Creek No LSIO Part LSIO 
Part FO 

Submission 6 24 Johnstone Street Castlemaine Part LSIO 
(very small 
section in 
northeast 
corner) 

Part LSIO 
Part FO 

Submission 7 152 Main Road Campbells Creek No LSIO Part LSIO 
Part FO (all 
land to be 
affected) 

Submission 9 39 Duke Street Castlemaine Part LSIO Part LSIO 
Part FO 

Submission 12 1 Camp Crescent Castlemaine Part LSIO Part LSIO 
Part FO 

Submission 13 120 Main Road Campbells Creek No LSIO FO 
 
* Council and NCCMA have agreed that this should be altered so that no LSIO is to affect the subject land. 
Discussed in more detail below. 
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The submissions were considered by Council at its Ordinary meeting on 20 March 2018, at 
which Council in accordance with Section 23 of the Planning and Environment Act 1987 
resolved to change the Amendment for an area in Campbells Creek (Submission 2), and in 
other cases to refer the submissions to a Panel appointed under Part 8. Council officers 
have since become aware that Council cannot in part change the Amendment at this stage 
(refer to decision in Shiel FCP Pty Ltd v Melbourne CC (2017)), and therefore all 
submissions are to be referred to a Panel, including Submission 2.  
 
The following sets out the details of the submissions, including maps showing the land to 
be affected, followed by a discussion and then Council’s response. 
 
 
Submission 1 – Environment Protection Authority Victoria 
 
Nature of Submission 
 
The EPA has no concerns with the proposed amendment to the Planning Scheme based 
on the information provided. 
 
Council’s Response 
 
No action is required. 
 
 
Submission 2 – Private submitter 
 
Details of submission 
 
This submission relates to land at 2 Brigade Avenue Campbells Creek. The extent of the 
exhibited LSIO is shown in Figure 2. The land is to the east of Campbells Creek. 

 
 

 
 

Figure 2: 2 Brigade Avenue Campbells Creek 
Proposed extent of LSIO (green) as exhibited 
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Figure 3: 2 Brigade Avenue Campbells Creek 
Site context showing proximity to Campbells Creek to the west 

 
The submitter would like to have their property removed from the proposed LSIO as the 
water course taken into account is no longer there due to a new subdivision now on that 
site. It was submitted that until now, there has been no flooding impact on the submitter’s 
house from the water course, even during the 2011 flood. 
 
Discussion 
 
Most of the land will be affected by the LSIO as shown in Figure 2 (the exhibited 
Amendment Map). The land is already occupied by a dwelling. Based on NCCMA Flood 
Eye data at January 2018 the 1% AEP maximum flood level is 267.8m AHD while the 
surveyed floor level is 266.8m AHD. This data indicates there is a potential for flood 
inundation impacts on the dwelling. 
 
Feedback from the NCCMA was sought in response to the submission which has resulted 
in the NCCMA amending their mapping data and recommending that the land and 
surrounding area being removed from the proposed LSIO extent. NCCMA’s reason for the 
change is that the exhibited maps included stormwater runoff from a local catchment, 
however appropriate drainage works have occurred to limit this, since the Flood 
Management Plan was prepared. NCCMA have therefore amended the mapping in this 
location to include only riverine flooding. This is shown in Figure 4. 
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Figure 4: 2 Brigade Avenue Campbells Creek 
 Proposed change to flood extent (map extract as it relates to subject land) 

 
Council’s Response 
 
As a result of NCCMA’s further investigations it is considered appropriate to delete the 
proposed LSIO extent from the subject land and the surrounding area as shown in Figure 
4. While the revised mapping was adopted by Council on 20 March 2018, Council officers 
note that this change to the Amendment cannot be made at this stage given that other 
submissions are to be referred to a Panel and can only be changed through consideration 
of the panel’s report (refer to Shiel FCP Pty Ltd v Melbourne CC (2017)). Council therefore 
requests that the Panel recommends that the revised mapping be approved showing the 
deletion of the LSIO extent from the subject land and surrounding land. 
 
 
Submission 3 – Private submitter   
 
Details of submission 
 
This submission relates to land at 98 Forest Street, 2 & 2A Urquhart Street and 2 Duke 
Street Castlemaine. The extent of the proposed LSIO and FO are shown in Figure 5. The 
land is to the north of Forest Creek. Some of the site is to be included in the LSIO at the 
south-east and south-west corners. A small portion of the FO will apply at the south of the 
property at 2 Urquhart Street. 
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Figure 5: 98 Forest Street, 2 & 2A Urquhart Street and 2 Duke Street Castlemaine 
Extent of proposed LSIO (green) and FO (blue) as exhibited 

 

 
 

Figure 6: 98 Forest Street, 2 & 2A Urquhart Street and 2 Duke Street Castlemaine 
Site context showing Forest Creek to the south (The dwellings have since been demolished) 
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Figure 7: 98 Forest Street, 2 & 2A Urquhart Street and 2 Duke Street Castlemaine: 
Looking southeast towards Forest Creek from Urquhart Street with south section of land on left side of photo 

 
The submitter is not the owner of the land but is the owner of adjoining land at 2A Duke 
Street. It is the submitter’s view that it may be appropriate to assign the FO and LSIO to the 
land on the basis that its future development for a supermarket and car park will change the 
existing land form. 
 
Discussion 
 
NCCMA Flood Eye data confirms that the 1% AEP flood extent is RL280.5m which would 
be 0.5m above the proposed car park level. Nevertheless, the land form has not changed 
since the flood study was undertaken and the planning permit requires finished floor levels 
for the supermarket to be above the 1% flood extent which would mitigate against a 
potential flood. 
 
Council’s Response 
 
It is relevant and appropriate to note that the land form has not changed since the flood 
study was prepared. The flood mapping is only proposed to change in response to 
submissions where it is demonstrated that the physical land form has changed or works 
have been undertaken since the flood study was prepared. It would otherwise be unfair to 
other landowners who have requested the overlays be removed from their land before 
proposed mitigation works (such as the construction of flood levees) have been completed. 
The NCCMA therefore does not propose to change the overlay extent at this time for this 
property. Council supports the NCCMA’s response that the proposed overlays be adopted 
as exhibited for this land. 
 
 
Submission 4 – Central Highlands Water   
 
Details of submission 
 
Central Highlands Water (CHW) submitted it has no concerns with the proposed 
Amendment and noted the land is outside its supply area and potable drinking water 
catchments and that CHW do not have any assets in the subject area. 
 
Council’s Response 
 
No action is required. 
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Submission 5 – Private submitter   
 
Details of submission 
 
This submission relates to land at 89 Main Road Campbells Creek which is occupied by a 
school. A portion of the land will be affected by the LSIO and FO in relation to a tributary to 
Campbells Creek. The extent of the proposed LSIO and FO are shown in Figure 8. 
 

 
 

Figure 8: 89 Main Road Campbells Creek 
Extent of proposed FO (blue) and LSIO (green) as exhibited 

 

 
 

Figure 9: 89 Main Road Campbells Creek 
Site context showing location of watercourse (currently a dry drainage depression) 
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The submitter explained that historic structures have impacted on localised flooding prior to 
2016 and that the school has since undertaken drainage improvement works. The 
submission notes the school has further plans to undertake improvement works to address 
10 year and 100 year floods, including installation of larger deeper culverts over the 
watercourse. The submitter is concerned that the proposed planning scheme amendment 
will impact on future school improvements such as a proposed gymnasium. 
 
Discussion 
 
The NCCMA have considered the submission and attended a site meeting with the 
submitter to better understand local drainage function. Although the schedule contains 
various exemptions it is understood the size of the proposed gymnasium development 
would trigger a planning permit under the proposed overlay controls and that there is scope 
to site the building to avoid flood level impacts. The NCCMA have reviewed the mapping 
and see no need to change the mapping extent.    
 
The submitter, following a site meeting with Camille White of the NCCMA on 5 February 
2018, confirmed that the NCCMA supports the proposed pedestrian creek crossovers to 
the school bus parking area and to the land on the north side of the watercourse by 
students. Rather than constructing culverts however (which would cover the drainage line), 
it is proposed that it be designed with a grassed gentle slope so it can be mowed. This is 
feasible as it is a very shallow drainage depression and the natural flow path will not be 
obstructed in any way when water is actually flowing. 
 

 

 
 

Figures 10 and 11: 89 Main Road Campbells Creek  
Area of drainage depression (location of proposed 4m wide grassed crossover) and  

location of proposed grassed pedestrian crossover to bus parking area 
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Council’s Response 
 
Council relies on the recommendations of the Flood Management Plan and post 
submission comments from NCCMA, and is of the view that the proposed overlays be 
adopted as exhibited for this land. 
 
 
Submission 6 – Private submitter   
 
Details of submission 
 
This submission relates to land at 24 Johnstone Street Castlemaine. The extent of the 
proposed LSIO and FO mapping is shown in Figure 12. 
 

 
 

Figure 12: 24 Johnstone Street 
Extent of proposed FO (blue) and LSIO (green) as exhibited (orange area to change from LSIO to FO) 
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Figure 13: 24 Johnstone Street 
Aerial context showing dwelling lots abutting watercourse reserve 

 

 

 
 

Figures 14 and 15: 24 Johnstone Street 
Images showing dwelling’s proximity to the creek 
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Part of the land (approximately 50%) is to be affected by the FO and LSIO1 for Campbells 
Creek. Currently the LSIO only affects a tiny section at the northeast corner of the land as 
shown in orange in Figure 12. The land is occupied by a dwelling. The maximum flood 
height for a 1% AEP is 276.1 while the finished floor level is 277.3 a favourable difference 
of 1.2 metres according to NCCMA Flood Eye data at January 2018.  
 
The submitter noted they undertook a search at Council in December 2010 which stated 
that there was no Floodway Overlay on the property, and nor had there been for 150 years. 
It was on this information that the submitter purchased the property, and in residing there 
for seven years submits they had never experienced flooding coming onto the property 
from Campbells Creek. The submitter requests the overlays be removed and notes that the 
amendment will result in: 

 a higher insurance premium, being a $794 increase, which will lead to financial 
hardship; and 

 a 25% reduction to the property’s value being a figure of $140,000. 
 
Discussion 
 
The NCCMA have advised that there is no reason or additional information which justifies a 
change to the proposed overlays for this land.  
 
The real estate agent who provided the estimate was contacted by NCCMA who confirmed 
that their estimate was based on the entire property being affected by the flood overlays, 
even though the overlays combined would only affect about 50% of the property. 
 
Council’s Response 
 
Council relies on the recommendations of the Flood Management Plan and post 
submission comments from NCCMA, and is of the view that the proposed overlays be 
adopted as exhibited for this land. 
 
 
Submission 7 – Private submitter  
 
Details of submission 
 
This submission relates to land at 152 Main Road Campbells Creek. As the land is 
relatively flat as part of the local floodplain most of the land will be affected by the FO and 
LSIO. The extent of the proposed LSIO and FO mapping is shown in Figure 16. 
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Figure 16: 152 Main Road Campbells Creek 
Extent of proposed FO (blue) and LSIO (green) as exhibited 

 

 
 

Figure 17: 152 Main Road Campbells Creek  
Aerial context showing proximity of creek to rear paddock and dwellings 
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Figures 18 and 19: 152 Main Road Campbells Creek  
Looking across rear paddock towards dwellings from National School Lane 

 

 
 

Figure 20: 152 Main Road Campbells Creek 
View down National School Lane towards Campbells Creek 

 
The submitter requests a complete review of the study as relevant to their property with 
regard to the levee breach seven years ago which has never been fixed. It is submitted that 
if the levee was fixed flood levels would have a reduced extent. 
      
Discussion 
 
The levee is located at the end of National School Lane on the southeast side of Campbells 
Creek. With regards to structural flood mitigation works, the Flood Management Plan 
recommends that Council investigate the reinstatement of the National School Lane levee 
to its original height and removal of vegetation from the levee. At the Ordinary Meeting of 
Council on 20 February 2018, Council resolved to endorse final plans of the levee and have 
committed to fund one third of the costs. While officers are currently investigating funding 
options for the remaining two thirds, construction of the levee is expected to commence in 
2019/2020. 
 
The NCCMA have reviewed the mapping and confirmed the proposed mapping as 
exhibited is an accurate reflection of the Flood Management Plan findings and there is no 
reason to justify a change to the proposed overlays for this land. The NCCMA noted the 
objector’s concerns were considered during the development of the flood study. Any works 
to repair the existing levee will reduce the ‘force’ of the floodwaters however will not reduce 
the overall extent. 
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Council’s Response 
 
Council relies on the recommendations of the Flood Management Plan and post 
submission comments from NCCMA, and is of the view that the proposed overlays be 
adopted as exhibited for this land. 
 
Submission 8 – Coliban Water  
 
Details of submission 
 
Coliban Water’s submission did not object to the proposed amendment and noted the 
amendment’s relevance to water quality within the local catchment. 
 
Council’s Response 
 
No action is required. 
 
 
Submission 9 – Private submitter   
 
Details of submission 
 
This submission relates to land at 39 Duke Street Castlemaine. The extent of the proposed 
LSIO and FO mapping is shown in Figure 21. Figure 21 also shows the current LSIO that is 
to be deleted (red hatched area). 
 

 
 

Figure 21: 39 Duke Street Castlemaine 
Extent of proposed FO (blue) and LSIO (green) as exhibited (orange area to change from LSIO to FO) 
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Figure 22: 39 Duke Street Castlemaine 
Aerial context for Forest Creek and 39 Duke Street Castlemaine 

 
It was submitted that the study and amendment are premature, and that although 
watercourse improvements have occurred there are still neglected areas that choke the 
waterways and contribute to flooding. The submission states that such works should be 
completed before flood risk is assessed. It also notes that the NCCMA have advised that 
they would object to a retaining wall on their property that would help to reduce flood risk. 
 
Discussion 
 
Exotic vegetation along the creek environs near 39 Duke Street was cleared in mid-2017, 
as shown in Figures 23 and 24. Native vegetation is to be re-established along this 
waterway to reduce the risk of erosion, provide habitat for native flora and fauna and 
improve water quality.  
 

    
 

Figures 23 and 24: 39 Duke Street Castlemaine 
Looking east from Bourke Street towards Forest Creek reserve 
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The NCCMA confirmed that these environmental works would not result in a change to the 
extent of overlay mapping as the flood study findings are still applicable to the land. The 
NCCMA have expressed concern about the reduction in natural floodplain storage on this 
site, even if mitigation works were undertaken.    
 
Council’s Response 
 
Council relies on NCCMA’s position and its submission to the Panel, and is of the view that 
the proposed overlays be adopted as exhibited for this land. 
 
 
Submission 10 – Department of Environment, Land, Water and Planning   
 
Details of submission 
 
DELWP supports the Amendment. Their submission letter also provides advice regarding 
native vegetation removal permit triggers and the need to obtain consents for works on 
Crown land.  
 
 
Discussion 
 
DELWP’s comments are not relevant to the Amendment but are considered to be notes for 
the general administration of the Planning Scheme when assessing relevant planning 
permit applications. The comments are acknowledged by Council. 
 
Council’s Response 
 
No further action required 
 
 
Submission 11 – Goulburn Murray Water   
 
Details of submission 
 
Goulburn Murray Water does not object to the submission and acknowledges what the 
Amendment will achieve. 
 
Council’s Response 
 
No further action required 
 
 
Submission 12 – Private submitters    
 
Details of submission 
 
This submission relates to land at 1 Camp Crescent Castlemaine which is occupied by a 
dwelling. The dwelling is on an elevated section of the land with vehicle access from the 
north. The land falls towards Campbells Creek to the south. The extent of the proposed FO 
and LSIO mapping is shown in Figure 25. 
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Figure 25: 1 Camp Crescent Castlemaine 
Proposed FO (blue) and LSIO (green) as exhibited (orange area to change from LSIO to FO) 

 

 
 

Figure 26: 1 Camp Crescent Castlemaine 
Aerial context of dwelling proximity to Campbells Creek 
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The submitters disagree with the proposed overlay being applied to the western portion of 
their land and question why other lots are not affected by the proposed overlay map extent. 
The submission also states that the proposed floodway overlay will have significant impact 
on any future development. 
 

 
 

Figure 27: 1 Camp Crescent Castlemaine 
View to rear of subject land look east from Camp Crescent road reserve showing slope 

 

 
 

Figure 28: 1 Camp Crescent Castlemaine 
View looking south from Camp Crescent road reserve towards creek environs 

 
Discussion 
 
The NCCMA have investigated flood modelling for the land and confirmed that the overlays 
as proposed reflect information obtained during the development of the Flood Management 
Plan. The NCCMA also acknowledged that the proposed overlays represent flooding from 
Campbells Creek (not overland flow) and that the subject land has portions of lower natural 
land levels than other properties along Camp Crescent.      
 
Council’s Response 
 
Council relies on NCCMA’s position and its submission to the Panel, and is of the view that 
the proposed overlays be adopted as exhibited for this land. 
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Submission 13 – Private submitter 
 
Details of submission 
 
This submission relates to land at 120 Main Road Campbells Creek. The land is to be fully 
affected by the FO for the 10% AEP flood extent as shown in Figure 29.   
 

 
 

Figure 29: 120 Main Road Campbells Creek 
Proposed FO (blue) and LSIO (green) as exhibited 

 

 
 

Figure 30: Aerial showing 120 Main Road Campbells Creek and its proximity to the Alexandra Street Bridge 
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Figure 31: Looking east on the south side of Alexandra Street Bridge Campbells Creek 

 
The submitter states that past flood events were caused by a blockage in the stormwater 
drain located opposite Alexandra Street that feeds into the creek. The submission 
maintains that as a result of upgrading and repair works to the stormwater system they 
have not experienced an inundation event. 
 
Discussion 
 
The NCCMA have reviewed the proposed flood mapping for this site and found that in past 
flood events water from the creek passed through ‘holes’ in the nearby levee system, which 
impacted on the subject land. At the Ordinary Meeting of Council on 20 February 2018, 
Council resolved to endorse final plans to upgrade and extend this levee system and have 
committed to fund one third of the costs. While officers are currently investigating funding 
options for the remaining two thirds, construction of the levee is expected to commence in 
2019/2020. 
 
Council’s Response 
 
Council relies on NCCMA’s position and its submission to the Panel, and is of the view that 
the proposed overlays be adopted as exhibited for this land. 
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6. CHANGES TO THE PROPOSED AMENDMENT, CONCLUSION 
AND COUNCIL’S FINAL POSITION 

 
6.1 CHANGES TO THE PROPOSED AMENDMENT 
 
Council supports one change to the proposed amendment in the form of amended mapping 
of the proposed overlays for land between Campbells Creek and Brigade Avenue 
Campbells Creek, north of Fryers Road. This was as a result of one submission received 
(Submission 2). Further discussion is included in the NCCMA submission. 
 

 
6.2 CONCLUSION AND COUNCIL’S FINAL POSITION 

 
Council supports Amendment C082 to the Mount Alexander Planning Scheme for the 
following reasons: 
 

 It is consistent with state and local planning policies that seek to identify land 
subject to flooding and encourage the use of land use planning to reduce flood 
risks.  

 It is consistent with the adopted Castlemaine, Campbells Creek and Chewton 
Flood Management Plan, which recommends a planning scheme amendment 
that incorporates the new flood mapping identified in the Plan. 

 Extensive community consultation was carried out during the development of the 
Flood Management Plan and during the statutory exhibition of the Amendment 
process. 

 The NCCMA, as a joint proponent of the Amendment and the relevant waterway 
and floodplain management authority, supports the Amendment as exhibited 
(subject to one change as outlined above in Section 6.1) after conducting further 
investigations on affected land that was raised submissions. 

 

Council therefore requests the Panel to recommend the Amendment proceed, subject to 
the change proposed above. 
 
 
 
May 2018 
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APPENDIX 1: CASTLEMAINE, CAMPBELLS CREEK AND CHEWTON FLOOD 
MANAGEMENT PLAN (2015) 
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INTRODUCTION 

1. North Central Catchment Management Authority (CMA) is a joint proponent of the Mount 
Alexander Planning Scheme Amendment C082.  North Central CMA has prepared the following 
submission in support of Amendment C082 in its capacity as: 

 The waterway and floodplain management authority for the Loddon catchment, under part 10 
of the Water Act 1989; 

 A referral authority under section 55 of the Planning and Environment Act 1987, for planning 
permit applications within the Land Subject to Inundation Overlay (LSIO) and Floodway Overlay 
(FO). 

 

BACKGROUND TO THE CASTLEMAINE, CAMPBELLS CREEK AND CHEWTON FLOOD 
MANAGEMENT PLAN 

2. In 1986, the Rural Water Supply Commission (RWSC) undertook a flood study for Castlemaine, 
however the extent of the study was limited.  This flood study is the basis of the existing Land 
Subject to Inundation Overlay (LSIO).  Since this time there have been a number of changes, both in 
the catchment and hydraulic features within the floodplain, and techniques used to investigate 
flood behaviour.  

3. The localities of Castlemaine, Campbells Creek and Chewton were impacted by floodwater in 
September 2010, November 2010, January 2011 and again in February 2012.  The January 2011 and 
February 2012 events are considered amongst the highest on record and caused major damage to 
homes, businesses and community facilities as well as significant distress and hardship to members 
of the community. 

4. In October 2012, the NCCMA received $250,000 through the Natural Disaster Resilience Grants 
Scheme to lead the development of the Castlemaine, Campbells Creek and Chewton Flood 
Management Plan (the Plan). 

 

CASTLEMAINE, CAMPBELLS CREEK AND CHEWTON FLOOD MANAGEMENT PLAN 

5. North Central CMA engaged the services of expert flood modelling consultants, GHD Pty Ltd to 
develop the Plan. 

6. A community based steering committee oversaw the development of the Plan.  This committee 
was independently chaired by Ron Cosgrove and included six local residents: David King, Marie 
Jones, Graeme Hilder, Peter Brown, Derek Showell and Richard Green.  VicSES Castlemaine Local 
Commander Bob Pratt was also enlisted for local knowledge and operational experience. 

7. A technical working group was established to provide support to the Steering Committee and 
comprised representatives from North Central CMA, Mount Alexander Shire, Department of 
Environment, Land, Water and Planning (DELWP), Coliban Water, VicSES, Bureau of Meteorology, 
Parks Victoria and VicTrack. 

8. The development of the Plan involved the following key stages: 



Mount Alexander Planning Scheme Amendment C082 

Page | 3  
 

 Hydrologic Modelling (estimation of the magnitude of flows along waterways/drainage 
paths); 

 Hydraulic Modelling (estimation of flood depths and flow velocities along 
waterways/drainage paths); 

 Delineation of Flood Extents (determination of properties subject to flood inundation); 

 Community Consultation and Review. 

9. The methodology in undertaking the flood modelling is documented in the Castlemaine, Campbells 
Creek and Chewton Flood Management Plan Final Report.   

10. This methodology was reviewed by an independent technical review panel appointed by DELWP.  
The specification for this technical advisor role will be provided at the Panel Hearing. 

11. This independent review is not policy or a mandatory requirement for undertaking a flood study 
but it is a service offered by DELWP to continually improve the quality of flood studies in Victoria. 

12. It is understood that DELWP sought review comments from two independent technical advisors for 
this study.  These independent technical advisors are leaders in their field, typically leading 
academics and not affiliated with any of the practicing consultancies.  The names of the reviewers 
were not provided to the CMA or GHD, this was done to limit any chance of bias in the feedback. 

13. The reviewers do not sign off on the reports they reviewed, but commented on them and made 
suggestions for any further work or clarifications that might benefit the outcome.  A copy of the 
independent review comments collated and provided by DELWP will be provided at the Panel 
Hearing. 

14. These comments were provided to GHD and incorporated into the final Castlemaine Campbells 
Creek and Chewton Flood Management Plan report and resulting outputs.  The Plan was finalised in 
August 2015 following extensive community consultation. 

 

CASTLEMAINE, CAMPBELLS CREEK AND CHEWTON FLOOD MANAGEMENT PLAN 
CONSULTATION 

15. A key objective of the Plan was to ensure strong community engagement and to demonstrate 
strong community support for the final Plan.  To ensure this, a comprehensive community 
engagement strategy was developed and led by North Central CMA to engage with residents via 
numerous avenues. 

16. The following is a summary of community engagement activities that contributed to the 
development of the Plan.  Community members were notified of the engagement activities by 
media releases, paid public notices and direct mailing of information or invitations to the 
community. 

 An initial public meeting  was held on 18 February 2013 to gain information from the 
community about past flood events and gain ideas for flood mitigation options.  The 
meeting was attended by approximately 100 people and a further 41 written submissions 
were received with information and ideas. 
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 Numerous one-on-one meetings with individuals were held during the course of the 
project, seeking further flood behaviour information, flood mitigation ideas, information 
regarding flood warning services and assessing the communities capacity to respond   
Additional site meetings were also held to develop or canvas local mitigation options with 
those expected to be most affected. 

 Various round table sessions during steering committee meetings to capture knowledge 
from local community members, council staff and agency representatives. 

17. Prior to finalising the Plan, the following extensive consultation program was undertaken: 

 Production of a public brochure to present the preferred mitigation options; 

 Media releases and paid public notices advertising the draft Plan; 

 Creation of a dedicated webpage along with an online mapping tool to enable the 
community to view the flood mapping produced as part of the Plan; 

 Direct mail out of the public brochure to affected residents and landowners, over 500 
brochures were sent out in total.  An additional 150 brochures were placed at local post 
offices for collection by interested residents. 

 Community consultation sessions allowing community members one-on-one discussion 
with CMA and Council staff.  The sessions were held on two separate days between 1pm-
8pm at local community facilities and attended by approximately 50 residents. 

18. North Central CMA received 89 written submissions with two-thirds or better support for 8 of the 
11 recommendations.  North Central CMA finalised the Plan reflecting the feedback provided and 
produced an additional public brochure to communicate the final recommendations. 

19. North Central CMA maintains that comprehensive community consultation was undertaken and all 
community feedback was considered in finalising the Plan. 

 

ACCURACY OF MAPPING 
 

20. GHD utilised the best available information and methodology in calculating the flood extents in 
Castlemaine.   North Central CMA maintains that the flood modelling that underpins the proposed 
planning overlays is as accurate as possible. 

21. During the exhibition phase of the planning scheme amendment a number of residents observed 
that the proposed overlays are greater than what was experienced in January 2011.  It is important 
to note that the proposed overlays are based on the 1% AEP flood event, which is greater than the 
January 2011.  The January 2011 event is estimated to have a probability of 3.3%, i.e. has a chance 
of occurring on average every 30 years. 

22. North Central CMA concedes that the results of a flood study will never be perfect, however  North 
Central CMA maintains that the methodology undertaken is robust, reviewed by an independent 
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technical review panel with the results reviewed by the public through the extensive community 
consultation phase of the Castlemaine, Campbells Creek and Chewton Flood Management Plan. 

23. The issue of the accuracy of the modelling has been raised in the majority of similar flood related 
planning scheme amendments.  The issue was considered as part of the Mansfield Planning 
Scheme Amendment C15 in which the Panel came to the following conclusion: 
“the Panel believes it is better to apply the overlay, albeit with some inaccuracy in some locations, in 
order to trigger the need for a permit on land that may be subject to flooding.  Such an approach is 
more conservative but, in the case of the FO and LSIO, not a prohibition on development.  On 
balance, the Panel believes that the benefits of alerting landowners and planning authorities to the 
risk of flooding through applying the overlay outweigh the potential inconvenience to landowners of 
having to apply for a permit.  If a landowner believes that the actual flood extent is inaccurate, or 
the title boundaries are inaccurate, these issues can appropriately be addressed at the time of 
considering a development application.  

24. This issue was also considered in the Final Report on the New Format Planning Schemes (April 
1999) prepared by Planning Panels Victoria stated (at page 65) that: 

“In the panels’ view, if accurate flood mapping has not been completed by DNRE (the Department of 
Natural Resources and Environment) the relevant floodplain management authority should 
determine what land is potentially or likely to be affected by flooding and that that land should be 
included in Land Subject to Inundation Overlay.  It does not matter that the boundaries are not 
accurate at the time the overlay is applied.  The Land Subject to Inundation Overlay only requires 
that a permit be obtained for buildings and works.  It does not prohibit either use or development.  
The time to examine the evidence in detail about where flood levels lie in fact is at the time a permit 
application is made. 

The same approach needs to be adopted even when flood levels have been verified by DNRE but 
individual landowners dispute their accuracy.  Panels usually do not have the resources to examine 
in detail competing arguments about where flood levels lie on an individual property when there is a 
lack of agreement about this.  At the amendment stage it is usually irrelevant.  It is a matter more 
appropriately sorted out at the time any permit may be applied for”. 

The panel went on: 

“..it needs to be recognised that the overlay [Land Subject to Inundation] is not the last word.  Its 
application will not alter the fact of whether the land floods or not.  Rather it indicates that flooding 
is a problem in the area and needs to be carefully considered when making any planning or other 
land management decisions concerning the property…” 

25. The importance of updating planning schemes with the best available information is reinforced in 
the Victorian Floodplain Management Strategy, 2016 which states the following policy: 

“Policy 13c – LGAs with areas at risk of a 1% Annual Exceedance Probability flood must ensure that 
their Planning Scheme contains: 

- the objectives and strategies for managing the risk in the Municipal Strategic Statement 
- the appropriate zone and overlays” 
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SELECTION OF OVERLAYS  
 

26. A final recommendation of the Plan was to update the Land Subject to Inundation Overlay (LSIO) 
and introduce the Floodway Overlay (FO) in the Mount Alexander Planning Scheme. 

27. The Floodway Overlay (FO) defines areas which are required to convey active flood flows or for the 
storage of floodwaters.  That is, the FO defines deeper or faster moving floodwaters.  The criteria 
for defining the FO was informed by the Advisory Notes for Delineating Floodways (NRE, 1998).  

28. In summary, the following principles were uses to define the floodway overlay: 

 Depth of flooding > 0.5 metres; or 

 Velocity > 1.5 m/s; or 

 Velocity x Depth > 0.3 m2/s; or 

 10% AEP flood extent; 

29. The Land Subject to Inundation Overlay (LSIO) was applied to the balance of area affected by the 
1% AEP flood event. 

 

SUMMARY OF ISSUES RAISED IN THE SUBMISSIONS 

IMPACT ON PROPERTY VALUES 
 

30. A submission to the amendment raised concerns about the potential impact of the proposed 
overlays on property values.  This issue has been raised in a number of similar flood related 
planning scheme amendments. 

31. The Planning Panel in relation to Amendment C50 to the Moreland Planning Scheme made the 
following conclusion: 

“The value of any property is determined by the complex interplay of many different factors such as 
overall economic conditions, public economic policies, location, streetscape and amenity, and it is 
difficult to assign what effect, if any, the identification of land as liable to overland flows may have 
on the value of a property”. 

32. The Planning Panel in relation to Amendment C18 to the Stonnington Planning Scheme made the 
following conclusion: 

“Panels have consistently found that there is no justification for setting aside of any SBO 
amendment on the basis of requests for compensation, loss of property value, and possible increase 
in insurance premiums”. 

33. More recently, the Planning Panel to Amendment C221 to the Greater Bendigo Planning Scheme 
made the following conclusion: 

“issues relating to impacts on land values and insurance from the application of the LSIO and SBO 
over a property are not relevant when considering the introduction of the proposed Amendment”. 
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34. Lastly, the Planning Panel to Amendment C027 to the Buloke Planning Scheme made the following 
conclusion: 

“The Panel concludes that there is no justification for not proceeding with the Amendment on the 
basis that property values or insurance costs might be affected”. 

35. North Central CMA maintains that the conclusions of these previous panels are relevant to this 
amendment.  Any concerns relating to property values (either real or perceived) should not 
override the need to manage flood risk by applying appropriate planning scheme overlays. 

 

IMPACT ON PROPERTY INSURANCE 

36. One submission to the amendment raised concerns about the potential impact of the proposed 
overlays on property insurance. 

37. North Central CMA acknowledges that insurance premiums have risen since the January 2011 flood 
events in both Queensland and Victoria.  However, this is a result of flood cover becoming available 
in household insurance premiums when it was not widely available prior to 2011.  North Central 
CMA maintains that the increase in premiums is associated with the potential risk of flooding, not 
the fact that North Central CMA has identified it. 

38. North Central CMA also maintains that the provision of high quality flood data will help insurers to 
price risk appropriately and in turn improve the important service that they provide to the 
community. 

39. North Central CMA has provided the flood data from the Plan to the Insurance Council of Australia 
(ICA).  The ICA has incorporated the flood data into its National Flood Information Database which 
collates the best available flood information to enable its members to accurately price risk. 

 

WATERWAY MAINTENANCE 
 

40. Concerns regarding waterway maintenance were raised by a number of residents consulted 
through the development of the Plan. 

41. Significant work has been undertaken in a number of locations to clear the waterways of exotic 
vegetation and to ultimately improve the health and condition of waterways throughout 
Castlemaine. 

42. In development of the Plan, GHD modelled the impact of vegetation management in a number of 
locations.  The modelling showed that the reduction in vegetation lowered flood levels in some 
locations but not to a sufficient depth to prevent over-floor flooding of dwellings that are currently 
at risk of flooding or to significantly alter the 1% AEP flood extent. 

43. To further address this local topic, Mount Alexander Shire Council has recently developed a Draft 
Castlemaine Creekways Management Plan in collaboration with the community.  The vision of the 
plan is “Working collaboratively we will protect and improve the Castlemaine Creekways’ 
environmental, social and cultural values whilst minimising risks”.  This includes a consideration of 
flood risks as per recommendation 8 of the Flood Management Plan. 
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CONCLUSION 

44. Considerable time, effort and resources have been dedicated to ensure that the flood information 
that forms the basis of the proposed overlays is as accurate as possible. 

45. The proposed LSIO and FO overlays will ensure that flooding issues associated with land are easily 
identified in the Planning Scheme.  This will provide certainty and clarity to permit applicants at the 
outset of the land development process and ensure that new development responds appropriately 
to flooding issues. 
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SUBMISSIONS TO AMENDMENT C082 

COMMUNITY SUBMISSIONS 
 

 

Submitter 2: 2 Brigade Avenue, Campbells Creek 

Consideration of issues raised by Submitter 

No flood related overlays currently exist on the property 

 The property has not flooded from the watercourse even in 2011.  The watercourse taken into 
account is no longer there due to a subdivision now on that site.   

The flood modelling presented in the exhibited map assumes the underground Council drainage 
in this location is an open waterway and that the upstream catchment is fully developed.  North 
Central CMA and Council agree with the submitter that the land would not be subject to riverine 
flooding.    If it was appropriate to apply a flood related overlay in this location, a special building 
overlay (SBO) would be the most appropriate overlay to apply. 

However, North Central CMA and Council have investigated the matter and can confirm that 
appropriate conditions and/or drainage works have occurred to limit the impact of runoff from 
the upstream development.  Therefore, the exhibited mapping does not accurately reflect 
current or future conditions.  North Central CMA and Council agree that it is unnecessary to put 
a flood related overlay in this location and are proposing that the exhibited mapping be altered 
as per the attached map  

North Central CMA has reviewed the mapping in all other locations in Castlemaine to ensure 
that overland flow is not being incorrectly defined as land subject to inundation.  North Central 
CMA can confirm that this incorrect definition of overlays was isolated to this location. 

 

Final Recommendation 

Change amendment as requested. 
 
The following maps show the exhibited overlays and the subsequent amended overlays. 
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Submitter 3: 98 Forest Street, 2& 2A Urquahart Street, 2 Duke Street, Castlemaine 

Consideration of issues raised by Submitter 

No flood related overlays currently exist on the property 

 The proposed development plans to lower the land levels, as a matter of ‘good housekeeping’ it 
may be appropriate to assign the floodway overlay and inundation overlays to the development 
sites. 

 
The development plan for the construction of a supermarket and associated carparking on the site 
has been approved.  The development proposes to alter land levels on the site and an indicative plan 
showing the proposed finished surface levels on the site was provided as part of the development 
application. 
 
However, the works are yet to be undertaken and there is no surety as to when the works will occur, 
and the precise location of where the fill will be removed.  The current approved planning application 
adequately addresses flood risk and the proposed overlays are sufficient to control future 
development applications if the approved development does not proceed.  
 
It is recommended that the proposed overlays reflect current on-ground conditions.  It is believed 
the appropriate time to amend the overlays on this property is when a certified survey plan confirms 
the finished surface levels of the property and the exact location of where the fill has been removed. 
 

Final Recommendation 

The proposed overlays be adopted as exhibited. 
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Submission 5: 89 Main Road, Campbells Creek 

Consideration of issues raised by submitter 

No flood related overlays currently exist on the property 

 The property is not affected to the depths shown in the plan, the flood level records are tainted 
by a manmade structure/wall that held back water in the creek.  The creek was cleaned out in 
2016 and the structure removed. 

The flood modelling has been reviewed to check whether the previous structure was present in the 
flood modelling.  North Central CMA advises that the structure was not included in the flood 
modelling undertaken by GHD.  The structures included in the flood modelling were generally limited 
to roads and railway structures.  Therefore, the proposed overlays reflect current conditions. 

 The submitter is concerned that the amendment may prevent the school from making further 
modifications to the creek to improve access and the safety of the children 

The amendment will not prevent the school from making further modifications to the creek.  A site 
visit was undertaken between the North Central CMA and the Submitter.  Whilst it is unlikely that 
North Central CMA would support the full undergrounding of the waterway it would support 
reshaping/landscaping of the waterway to achieve the objectives of the school.  

It is also important to note that irrespective of the proposed overlays, a Works on Waterway Permit 
under the Water Act 1989 would need to be obtained directly from the North Central CMA for any 
works to the waterway. 

 

Final Recommendation 

The proposed overlays be adopted as exhibited. 
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Submission 6: 24 Johnstone Street, Castlemaine 

Consideration of issues raised by submitter 

A very small portion of the property is currently covered by the Land Subject to Inundation Overlay (LSIO).  

 There was no floodway overlay on the property when the property was purchased in December 2010; 

  The submitter is accurate in their statement that there was no previous floodway overlay on the property. 

 In the past 7 years the property has not experienced flooding from Campbells Creek, a video in January 
in 2017 shows no flooding from Campbells Creek crossing the property boundary. 

Flood modelling estimates that the property experienced flooding in the January 2011 flood event. The 
modelled flood level for the January 2011 flood event is 275.7 metres AHD 

The surveyed floor level for the dwelling is 277.33 metres AHD. 

North Central CMA is not aware of a flood event occurring in January 2017. 

Irrespective of whether the property has flooded in the past, the 1% AEP design flood event is greater than 
the flood events experienced in 2010-11. 

 

Campbells Creek at rear of property - January 2011 
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 The insurance premium on the property has the potential to increase from $535 to $1357 per annum; 

The information provided by the Submitter to demonstrate that the potential increase in insurance premium 
on the property is believed to be misleading.  It is acknowledged that properties that are at risk of flooding 
may experience increased premiums, however the information provided by the Submitter does not appear 
to compare like for like. 

The Submitter has provided a quote from Youi of $1357 per annum.  The insured amount for building 
replacement is $458,778 with an excess of $1,500. 

The Submitter has provided the current premium from Allianz as $563.17 per annum.  Information is not 
provided to advise on what the insured amount is for and what the excess is.   

North Central CMA did a quick online check amongst a number of different insurance agencies to obtain 
indicative quotes to insure the building (to a replacement value of $458,778). The following is a summary of 
the quotes received, all of these quotes include flood insurance: 

 $603.47 Allianz 

 $744.29 Aami 

 $767.29 Suncorp 

 $800.06 Budget Direct – ($719.62 without flood cover) 

 $853.37 GIO 

 $1325.03 RACV 

This information highlights the importance for landowners to shop around to get the best insurance premium 
that suits their individual needs. 

 The property value will be reduced by 25% or $140,000 if both the proposed overlays are enforced; 

The Submitter has provided a letter from a local real estate agent that advises the value of the property may 
be decreased as a result of the overlay. 

North Central CMA has had a conversation with the real estate agent who provided the advice.  From the 
conversation and as evidenced in the letter, it appears that the agent was misinformed to believe that the 
“vast majority” of the property was inundated as opposed to the proposed overlay which covers only the 
backyard of the property.  The real estate agent advised that based on his experience some buyers have had 
delays in obtaining financing in purchasing properties that have had flood related overlays, which may deter 
future purchasers, and hence there may not be a high competition for the property.  

North Central CMA reiterates that any concerns relating to property values (either real or perceived) should 
not override the need to manage flood risk by applying appropriate planning scheme overlays. 
 

Final Recommendation 

The proposed overlays be adopted as exhibited. 
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Submission 7: 152 Main Road, Campbells Creek 

Consideration of issues raised by Submitter 

No flood related overlays currently exist on the property 

 The property had never flooded in the 40 years prior to the levee being breached. The height of 
the levee was 3ft higher than the flood levels in the past flood events.  Therefore, if the levee 
breach is repaired the property will not be subject to inundation to the extent shown in the 
proposed overlays. 

At its ordinary meeting on 20 February 2018, Council endorsed the final levee design for the National 
School Lane Levee.  In order for the works to proceed, funding needs to be obtained from the state 
and federal governments.  Funding for the works has yet to be secured and it is uncertain when the 
works will be funded. 

However, it is important to note in this location the purpose of the levee works in this location are to 
prevent an avulsion of the creek and to reduce the velocity of flood waters.  Flood modelling has 
shown that floodwaters in a 1% AEP flood event will still backwater onto 152 Main Road, Campbells 
Creek to the same extent proposed in the overlays.  Therefore, even if the works were to proceed 
there is no justification for altering the proposed overlays on the above property. 

 

Final recommendation 

The proposed overlays be adopted as exhibited. 
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Submission 9: 39 Duke Street, Castlemaine 

Consideration of issues raised by submitter 

The majority of the property is currently covered by the existing Land Subject to Inundation Overlay (LSIO). 

 The boundaries to the land shown as 39 Duke Street, Castlemaine are inaccurate. 

From the submission there appears to be an issue with how the property boundary is represented in this 
statewide spatial dataset.  This potential inaccuracy is not a matter for this amendment however feedback 
will be provided to the spatial group at DELWP to advise them of the potentially inaccurate representation. 

 The amendment is premature and does not reflect the completed and future waterway restoration 
works. 

The design event flood modelling undertaken by GHD which forms the basis of the planning scheme 
amendment assumes a natural waterway.   Significant work has been undertaken to remove the exotic 
vegetation that chokes the waterway however it is expected that revegetation will occur within the 
waterways. The design event flood modelling reflects the expected revegetation conditions of the 
waterway.  

 The NCCMA have advised that they would object to a retaining wall to reduce flood risk on the 
property. 

North Central CMA received written requests for flood and development advice on the above property in 
2015 & 2016.  No formal plans were included with the request and no formal application has been lodged. 

Planning Practice Note 11: Applying for a planning permit under the flood provisions outlines the decision 
guidelines when a council or floodplain management authority when deciding or commenting on an 
application.     

As the current property is covered by the LSIO, the proposed planning scheme amendment does not alter 
the planning requirements.  In applying for a permit, the applicant must demonstrate how any future 
development can comply with the requirements set out in Planning Practice Note 11. 

Even if all the safety concerns on the site can be addressed, North Central CMA has a significant concern 
about the reduction in natural floodplain storage.   North Central CMA acknowledges that Council are 
proposing works that may reduce floodplain storage in some locations, however the fundamental difference 
is that mitigation works have been designed by Council to address existing risk (i.e. prevent over-floor 
flooding of existing buildings) not to facilitate new development.   

 

Final recommendation 

The proposed overlays be adopted as exhibited. 
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Submission 12: 1 Camp Street, Castlemaine 

Consideration of issues raised by Submitter 

A portion of the property is currently covered by the existing Land Subject to Inundation Overlay (LSIO). 

 The western paddock of the property does not flood to the degree suggested.  

GHD who undertook the flood modelling calibrated the model to past flood events, this included the 
January 2011 and February 2012 flood events.  Feedback from the community during the development of 
the Plan confirmed that the flood model well represented those past events.  Whilst photos were not 
available for the above property, photos in other locations as well as flood pegs confirm that the flood 
model accurately represents past events. 

 Most of the houses in Camp Street would go under if the levels suggested on the Western paddock 
were reached. The land on the properties in Camp Street is not more than 0.5 metres higher yet no 
Flood Overlay has been proposed on these properties. 

The proposed planning scheme overlay represents flooding from Campbells Creek and not from local 
overland flow that may travel down Camp Street. 

The following figure shows the natural surface contours for the area, which shows that the land levels of 
the properties along Camp Street are higher than the lower portions of the above property. 

 

0.2 metre contours (Source LIDAR – DELWP 2010) 
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Submission 12: 1 Camp Street, Castlemaine 

 The proposed floodway overlay will have significant impact on any future development. 

The lower portions of the property have a higher risk of flooding and the proposed floodway overlay 
reflects this higher risk.  It is acknowledged that there may be limitations on how the owner 
develops/subdivides the property in the future. 

 

Recommendation 

The proposed overlays be adopted as exhibited. 
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Submission 13: 120 Main Road, Campbells Creek 

Consideration of issues raised by submitter 

There are currently no flood related overlays on the above property. 

 The inundation in the past events were caused by a blockage in the storm water drain not as a result of the creek.  A levee 
separates the property from the creek, the water level in the past two events was higher in the backyard than it was in the 
creek. 

The levee that currently separates the property from the creek is not a formal levee system.  Information collected during the 2011 
flood indicates that water from the creek passed through “holes” in this levee system.  The flooding of the property in 2011 is 
believed to have been caused from a combination of floodwaters from Campbells Creek and flooding from local waterways. The 
photo below shows floodwaters from the local catchment meeting up with creek flooding in Main Road during the January 2011 
flood event. 

Council will be seeking funding to construct a formal levee system to replace the existing levee.  Once these works are complete 
there may be justification to amend the flood related overlays on the property. However, funding has yet to be secured and if 
successful it may be a number of years before the works are completed.  Therefore, it is considered too pre-emptive to remove the 
overlays on the property and it is recommended that the overlays reflect current conditions. 

 

January 2011 flood event 

 

Final recommendation 

The proposed overlays be adopted as exhibited. 

 
 

120 Main Road 
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