Camden Council
Flood Study FAQs

Why do Councils prepare floodplain management studies and plans?
Councils have a key responsibility to manage development within
floodplains. To do so, Council requires a strategic plan which considers
potential flood risks and balances these against the beneficial use of the
floodplain by development.
Through a floodplain risk management study, consideration is given to
a range of environmental, social, economic, financial and engineering
issues. As a result of the study, a floodplain risk management plan is
developed and identifies how best to manage flood risks in the floodplain
for the foreseeable future.
This means that if you want to redevelop or build on your land, you will
be able to build in a way that is appropriate to the flood risk. This will
ensure that your investment is better protected from future damage and
that buildings do not make flooding worse for neighbours.
How do flood models work and what do the flood maps mean?
The flood models include rainfall, land surface and water catchment data.
Flood simulation models help us to be best prepared for rare flood levels
that may have never been experienced or recorded since European
settlement.
The flood maps summarise the forecast or predicted impact of flooding
from the simulation models.
The 1% AEP (Annual Exceedence Probability) flood, also known as the
1 in 100 year flood event, has a 1% chance of happening in any given
year. This scenario helps to inform building standards and ensures that
floor heights, drains and basements are appropriate for an area.
Why do flood levels change over time?
Floods of varying scales will happen in the future. As the size of a flood
increases, the chance that it will occur becomes fewer. Because some
of these rare floods haven’t been seen since European settlement, the
height of future floodwaters is normally predicted using computer models.
These computer models simulate flood levels and speeds for a range of
flood events and flood probabilities. Given the importance of estimating
flood levels accurately, Councils and the State Government engage
experts to establish and operate the computer models.
From time to time the computer models are revised and predicted flood
levels can change. The reasons why the computer models are revised
can include:
• new rainfall or ground topography information becomes available;
• new floods occur which provide additional data from which to fine-tune
the models;
• better computer models become available as the science of flood
modelling improves and computer capabilities increase; or
• flood mitigation works may have been carried out, or development
within the catchment may have occurred, that was not previously
considered in the models.

If your property is above the flood planning level, generally there will be no
controls on normal residential type development and consequently impacts
on the use of your property will be negligible.
* Dr Stephen Yeo, “Are Residential Property Values Adversely Affected by
Disclosure of Flood Risk?” Proceedings of the 44th Annual Floodplain
Management Authorities Conference, Coffs Harbour May 2004.
My property was never classified as ‘flood prone’ or ‘flood liable’ before.
Now it is. Why?
The State Government changed the meaning of the terms ‘flood prone’,
‘flood liable’ and ‘floodplain’ in 2001. Prior to this time, these terms generally
related to land below the 1% AEP flood level. These terms now relate to all
land that could possibly be inundated up to the probable maximum flood
(PMF).
The reason the Government changed the definition of these terms was
because there was always some land above the 1% AEP flood level that
was at risk of being inundated in rarer and more extreme flood events.
History has shown that these rarer flood events can and do happen (e.g.
the 1990 flood in Nyngan, the 1996 flood in Coffs Harbour and the 1998
flood in Katherine).
In 2007 alone rainfall exceeding the 1 in 100 year event occurred in
Flinders Ranges SA, Campbelltown NSW, Newcastle NSW, Macalister
River Vic, and Sunshine Coast QLD. The largest flood that was known
to occur in Camden was in 1873 which is estimated to be a 1 in 200 year
(0.5% AEP) flood.
Will I be able to get house and contents insurance?
Council is not in a position to advise you on this matter, your policy is a
matter between you and your insurer. You will need to contact them directly.
Obviously insurance policies and conditions may change over time or
between insurance companies, and you should confirm the specific details
of your coverage with your insurer.
It is noted that the Insurance Council of Australia is undertaking its own
flood mapping arrangements and Councils are required to provide their
own flood information to the ICA to ensure that flood risks are accurately
identified for insurance purposes.
How have the flood risk maps been prepared?
Because some large and rare floods have not been experienced during
recorded events since European settlement, computer models are used to
simulate the depths and velocities of major floods.
These computer models are normally established and operated by flooding
experts employed by local and state government authorities. Because of
the critical importance of the flood level estimates produced by the models,
such modelling is subjected to close scrutiny before flood information is
formally adopted by a Council. Maps of flood risks (low, medium and high)
are prepared after consideration of such issues as:
• flood levels and velocities for a range of possible floods;

Will my property value be altered if my property is flood affected?

• ground levels;

Research in Australia* indicates that such policies do not have a
noticeable effect on property values, particularly in high value markets
such as Sydney where other factors are more dominant.

• flood warning time and duration of flooding;

The value of any property can vary significantly depending upon a
multitude of factors for example global financial conditions, interest rates,
adjoining development, proximity to major roads or airports, and specific
site conditions, among other factors. Ultimately, it is the market that
determines the value and Council is not qualified to provide advice on
this aspect.
If your property is now classified as being flood affected, the real flood
risks on your property have not changed; it’s only that the flood
information is now more transparent through the flood mapping.
A prospective purchaser of your property upon making enquiries
themselves could also have discovered the true flood risk and factored
this into the value.

• suitability of evacuation and access routes; and
• emergency management during major floods.
Will the Flood Risk maps change over time?
Yes. All mapping undertaken by Council is subject to ongoing review.
As these reviews take place, it is conceivable that changes to the mapping
will occur, particularly if new flood level information or ground topography
information becomes available. However this is not expected to occur very
often and the intervals between revisions to the maps would typically be in
the order of five years.

Is Climate Change Considered?
Often, flood studies consider the potential future changes to rainfall intensity on flood levels, as recognised by the State Government. To date,
Council has not considered climate change impacts when determining flood levels. No decision has been made at this stage as to how to recognise
this future risk, and will be considered further in future investigations.
What is Overland Flow Flooding?
Overland flow is defined as surface runoff before it enters a defined waterway. It is caused by rainfall which flows downhill and concentrates in low
points. Most local stormwater flow systems are designed to remove water from the catchment quickly in small events (less than the 1% event).
Larger events such as the 1% event exceed local pipe carrying capacity resulting in a buildup of water downstream. This results in local overland
flows through individual properties that are required to be considered through the requirements of the State Government’s Floodplain Development
Manual.
What is the 1% AEP or 100 year flood?
A 1% AEP (Annual Exceedence Probability) flood is the flood that will occur or be exceeded on average once every 100 years.
Extreme floods can happen at any time. In Australia new buildings are usually built above the 100-year flood level. This is not a flood which happens
once every 100 years but one which has a 1 in 100 or 1% chance of occurring in each and every year.
In a 70 year lifetime there is a 50/50 chance of a 1 in 100 flood being exceeded at any location. Two such floods can occur one after the other as
happened in Kempsey NSW in 1949 and 1950.
What is the probable maximum flood (PMF)?
The PMF is the largest flood that could possibly occur. It is a very rare and improbable flood and is much greater than the 1% flood. Despite this,
a number of historical floods in Australia have approached the magnitude of a PMF. Every property potentially inundated by a PMF will have some
flood risk, even if it is very small.
Under the State Government changes implemented during 2001, Councils must now consider all flood risks, even these potentially small ones,
when managing floodplains. As part of the State Government changes, the definitions of the terms ‘flood liable’, flood prone’ and ‘floodplain’ has
been changed to refer to land inundated by the PMF.
The PMF is used by councils and the SES in disaster planning and emergencies. There are no development controls imposed on residential
properties for managing the PMF, as the likelihood of such an event occurring is so small that it is not reasonable for residential dwellings to
accommodate the PMF. However the PMF is used for controlling high value/risk developments such as aged care facilities, emergency facilities and
hospitals.
What is the Flood Planning Level?
When you make major modifications to your building or construct a new building, you will have to make the property comply with any requirements
for building or development which apply to flood prone land in your local government area. The principle flood control for existing flood prone land
is to ensure floor levels are controlled to ensure that future flood damages are minimized to protect your investment and to ensure that building and
development does not make flooding worse on neighboring land.
In order to provide a suitable level of protection to future development, the common standard to ensure that habitable spaces such as living areas
within a house are protected is to adopt the 100 year event as the flood control, together with a suitable freeboard above the 100 year flood level.
The freeboard recognizes that there is always some residual uncertainty with regards to the model predictions, while local structures and features
may cause obstructions and wave effects.
The Flood Planning Level for residential development is the level based on the 100 year event plus the freeboard, which in Camden is either 500mm or
600mm depending on which catchment is considered.
The image below provides information on the definition of PMF, Flood Planning Level and the 1% (100 year) flood event.

Fig: Flood level definitions
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