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Frequently Asked Questions

What is the Special Building Overlay?
The Special Building Overlay (SBO) is a control in the planning scheme which applies to land which has been identified as being potentially ‘floodprone’, including due to overland flow in heavy rain events which are beyond the capacity of the drainage system.
Why have I received this notification?
You have been notified of this planning scheme amendment for one of two reasons:
1/.	Your property has been identified either wholly or partly subject to potential overland flow in heavy rainfall events; or
2/.	The roadways in the vicinity of your property are subject to flooding during these rainfall events.
The shaded area on the map included as part of this mail out identifies the extent of application of the SBO.  The SBO will only apply to the shaded area.
How do I identify if my property is affected by the SBO?
If your property is part of the shaded area on the map it is affected by the SBO.  
If your property is unshaded it is unaffected.
If your property is only partly shaded, then only the shaded part is subject to the SBO.
The ‘interactive map’ on the Council web site   www.geelongaustralia.com.au/amendments/ will assist you in establishing the extent to which the SBO affects specific properties.
What is the impact of the SBO?
A planning permit would be required for any development, including an extension of existing development, on the portion of the property within the SBO and for some types of fences within the area affected by the SBO.
The planning permit would:
A/.	Specify a minimum floor height, so as to ensure that the level of the floor was at least 300mm above the potential 1 in 100 year flood level; and
B/.	Ensure that any proposed fences within the SBO were sufficiently permeable to ensure that they did not act as dams or divert the overland flow of storm water.
The SBO has no other impacts on development of a property.
Does the SBO appear on a Planning Certificate?
If you or another person applies for a Planning Certificate concerning your property, usually as part of the due diligence in relation to the sale of land, the SBO will only be identified in relation to the property if it is directly affected by the overlay – i.e. it will not appear if the SBO only applies to the roadway but not the property.
Will the SBO affect insurance?
Following some well publicised flooding events in recent years, in particular the ‘flash flood’ in Toowoomba, some definitions in relation to flooding were standardised as a result of Federal legislation.  Your insurance company would have written to you at the time advising of these definition changes.  In any event you should check your insurance policy to satisfy yourself whether ‘overland flow’ is covered by your policy.
As affected properties have already been designated by Council as being ‘flood prone’ under the Building Act, the potential for those properties to be affected by overland flow is already in the public domain, and therefore available to insurance companies.
