
 

 
Community Coast Country 

 

 
 

NOTICE OF PROPOSED 
DEVELOPMENT 

 
Notice is hereby given that an application has been made for 

planning approval for the following development: 
 

SITE: 2 Sea Eagle Road, Primrose Sands 
 

PROPOSED DEVELOPMENT: 
DWELLING 

 
 

The relevant plans and documents can be inspected at the Council Offices at 47 
Cole Street, Sorell during normal office hours, or the plans may be viewed on 
Council’s website at www.sorell.tas.gov.au until Tuesday 28th January 2025. 
 
Any person may make representation in relation to the proposal by letter or 
electronic mail (sorell.council@sorell.tas.gov.au) addressed to the General 
Manager. Representations must be received no later than Tuesday 28th January 
2025. 
 
 
 
APPLICANT:   J S Henricks 
 
APPLICATION NO: DA 2024 / 229 - 1 
DATE:   09 January 2025 
 

http://www.sorell.tas.gov.au/
mailto:sorell.council@sorell.tas.gov.au
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19 November 2024 

 

Sorell Council 

47 Cole Street, 

Tasmania 

 

 

 

Dear Planner,  

 

Re: Proposed new single dwelling at 2 Sea Eagle Road, Primrose Sands 

 

The lot at 2 Sea Eagle Road consists of 626m gently sloping land within the Low Density 

residential zone of the Tasmanian Planning scheme, Sorell Council Local Provisions. The 

property also includes a flood prone area overlay, which has been independently addressed by 

sub-consultant reports, inclusive of on-site wastewater and stormwater design by others. 

The property is narrow in nature for the lot size and quite small considering setback restraints.  

The development is for a single dwelling, inclusive of all services as documented, please find 

attached herein, justification for the development against the provisions of the planning scheme. 
 

 

10.4.2 Building Height 

 

 A1 Complies – building height is less than 8.5m. 

 

10.4.3. Setback  

 

 A1 Complies – Refer site plan 

 A2 Does not comply – Setback to side boundaries is less than 5m 

  

P1 The existing property is narrow in nature, at only 18m. Lending itself to 

losing approximately 55% of it’s width if to comply with the 

requirements of the planning scheme for the zone. The topography of 

the site is gently sloping from west to east at a consistent 11% grade.  
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 There is not presently any development either side of 2 sea eagle road as 

viewed from the aerial images on ‘The LIST map’ accessed on 

November 19, 2024.  

Figure 1, Aerial of neighbouring properties accessed via the LIST map, 19th 

November, 2024. 

 

The proposed height of the development has been kept modest in 

relation to the topography, in that it follows largely the slope in nature, 

with a maximum height of 5.7m above ground at it’s highest point.  

 The proposal is for a single storey dwelling with a modest deck on the 

eastern side, observations of neighbouring properties through google 

street view, indicate that existing nearby development is consistent with 

the existing character of similar single storey developments along Sea 

Eagle Road. Examples given to, 13 Sea Eagle Road,  and number 5 Sea 

Eagle Road.  

Figure 2, 13 Sea Eagle Road. Accessed via google streetview on 19th November, 2024 
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Figure 3, 5 Sea Eagle Road. Accessed via google streetview on 19th November, 2024 

 

 

 There are also no present or existing structures on the property and it is 

believed that due to being on the western side of the neighbouring 

property to the east, at an elevated position, there will be not a 

significant impact to amenity to the property at 4 Falcon Ct. As 

evidenced in the provided sun shadow diagrams.  

 

 

10.4.4. Site coverage 

 

 A1 Complies 

 

C2.6.2 Design and layout of parking areas 

  

 A1 (iv)  Complies, parking width increased to 3.2m for P1 to accommodate a 4.8m aisle width.  

Please also refer to the site turning movements sheet for compliant vehicle manoeuvres. 

These include 300mm clearances either side. 

 

 

If council requires additional information to appropriately assess the development application, please do 

not hesitate to contact the undersigned, 

 

 

Kind regards 

 
Mitch Roberts 
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INTRODUCTION 

This report details the stormwater management strategies for the proposed development at 2 Sea Eagle Road, 

Primrose Sands TAS 7173. The objective of the report is to demonstrate how stormwater runoff would be captured 

and conveyed from the subject site safely to the receiving drainage network while considering stormwater quantity 

management and the incorporation of dispersion trench and stormwater tank elements. 

EXISTING CONDITIONS AND ASSUMPTIONS 

The site covers an area of approximately 626 m², with proposed total impervious area of 165 m². 

Stormwater from the site would be routed through the proposed conventional underground drainage system 

comprising of Grated Sumps and PVC Pipes, coupled with dispersion trench elements for on-site detention. 

The stormwater management report is prepared in accordance with the design criteria listed below: 

• The stormwater drainage system is designed using Bureau of Meteorology (BOM) published rainfall 

Intensity Frequency Duration (IFD) data as a minor / major system to accommodate the 5% AEP / 20 

min storm events. 

• The flow rate of stormwater leaving the site shall be designed so that it does not exceed the pre-

developed flow rate for both the minor and major rain events. 

• The total site discharges are modelled as described in Storm Drainage Design in Small Urban 

Catchments, a handbook for Australian practice by Australian Rainfall and Runoff (ARR2019), Book 9 – 

Runoff in Urban Areas. 

DETENTION COMPUTATIONS 

Detention calculations are provided in Appendix B  

SUMMARY AND CONCLUSIONS 

• The proposed 22,000L stormwater tank with 2,000L detention has been sized over a 20-minute storm 

duration for proposed roof area, and the tank overflow will be dispersed in a 12m² base (6m x 2m), 1.0m 

deep dispersion trench over a 20-minute storm duration. The detention required by deck are compensated 

within the roof detention calculation. 

•  A DN100 slotted PVC pipe with geotextile covering on top of aggregate is to be installed within the 

dispersion trench. 

• The performance solution drawing is schematic only and must be read in conjunction with construction 

plans provided by others. 

• The coefficient of timber/gravel is considered half impervious (C=0.5) and the total of 33m² timber decking 

area is included in the gravel category in the software (Structural toolkit) detention calculation.  
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Designed: MA2 Sea Eagle Rd, Primrose Sands TAS 7173 
Project No.: 24064

2 Sea Eagle Rd, Primrose Sands TAS 7173
STORMWATER DETENTION V5.05 Flussig Engineers

Location: Primrose Sands TAS
Site: 165m² with tc = 20 and tcs = 15 mins.
PSD: AEP of 5%, Above ground PSD = 0.62L/s
Storage: AEP of 5%, Above ground volume = 1.68m³

Design Criteria (Custom AEP IFD data used)

Location = Primrose Sands TAS
Method = E (A)RI 2001,A(E)P 2019

PSD average recurrance interval (ARI) = 5 years
Storage average recurrance interval (ARI) = 10 years
PSD annual exceedance probabiliy (APE) = 5 %

Storage annual exceedance probabiliy (APE) = 5 %

Storage method = A (A)bove,(P)ipe,(U)nderground,(C)ustom
Permissible site discharge (Qu=Custom) = 0.616 L/s

Site Geometry

Site area (As) = 165 m²    = 0.0165 Ha
Pre-development coefficient (Cp) = 0.30

Post development coefficient (Cw) = 0.90

Total catchment (tc) = 20 minutes
Upstream catchment to site (tcs) = 15 minutes

Coefficient Calculations

Pre-development Post development
Zone Area (m²) C Area * C Zone Area (m²) C Area * C

Concrete 0 0.90 0 Concrete 0 0.90 0
Roof 0 1.00 0 Roof 132 1.00 132

Gravel 0 0.50 0 Gravel 33 0.50 17
Garden 165 0.30 50 Garden 0 0.30 0

Total 165 m² 50 Total 165 m² 149

Cp = ΣArea*C/Total = 0.300 Cw = ΣArea*C/Total = 0.900

Permissible Site Discharge (PSD)  (AEP of 5%)

PSD Intensity (I) = 43.1 mm/hr For catchment tc = 20 mins.
Pre-development (Qp = Cp*I*As/0.36) = 0.59 L/s

Peak post development (Qa = 2*Cw*I*As/0.36) = 3.56 L/s =(0.083 x I) Eq. 2.24

Storage method = A (A)bove,(P)ipe,(U)nderground,(C)ustom
Permissible site discharge (Qu = PSD) = 0.616 L/s

Above ground - Eq 3.8
0 = PSD² - 2*Qa/tc*(0.667*tc*Qp/Qa + 0.75*tc+0.25*tcs)*PSD + 2*Qa*Qp

Taking x as  = PSD and solving
a = 1.0 b = -7.5 c = 4.2

PSD = -b±√(b²-4ac)/(2a)
PSD = 0.616 L/s

Below ground pipe - Eq 3.3
Qp = PSD*[1.6*tcs/{tc*(1-2*PSD/(3*Qa))}-0.6*tcs²·⁶⁷/{tc*(1-2*PSDp/(3*Qa))}²·⁶⁷]

= 0.59
PSD = 0.611 L/s

Below ground rectangular tank - Eq 3.4
t =tcs/(tc*(1-2*PSD/(3*Qa))) = 0.844

Qp = PSD*[0.005-0.455*t+5.228*t²-1.045*t³-7.199*t⁴+4.519*t⁵]
= 0.59

PSD = 0.593 L/s

Created at 1:42 PM on Friday, 16 August 2024 by Structural Toolkit®, © Anthony Furr Software (Page 1 of 2)
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Designed: MA2 Sea Eagle Rd, Primrose Sands TAS 7173 
Project No.: 24064

2 Sea Eagle Rd, Primrose Sands TAS 7173
STORMWATER DETENTION V5.05 Flussig Engineers

Design Storage Capacity  (AEP of 5%)

Above ground (Vs) = [0.5*Qa*td-[(0.875*PSD*td)(1-0.917*PSD/Qa)+(0.427*td*PSD²/Qa)]]*60/10³ m³ Eq 4.23
Below ground pipe (Vs) = [(0.5*Qa-0.637*PSD+0.089*PSD²/Qa)*td]*60/10³ m³ Eq 4.8

Below ground rect. tank (Vs) = [(0.5*Qa-0.572*PSD+0.048*PSD²/Qa)*td]*60/10³ m³ Eq 4.13

td I Qa Above Vs Pipe Vs B/G Vs
(mins) (mm/hr) (L/s) (m³) (m³) (m³)

5 84.2 6.9 0.89 0.93 0.94
16 49.0 4.0 1.46 1.57 1.62
22 40.8 3.4 1.56 1.72 1.78
28 35.3 2.9 1.62 1.81 1.89
34 31.4 2.6 1.66 1.88 1.97
39 29.0 2.4 1.67 1.92 2.02
45 26.6 2.2 1.68 1.95 2.07
51 24.7 2.0 1.68 1.98 2.11
56 23.4 1.9 1.68 1.99 2.13
62 22.1 1.8 1.67 2.01 2.16

td I Qa Vs
Type (mins) (mm/hr) (L/s) (m³)

Above 49.7 25.1 2.1 1.68
Pipe 83.6 18.7 1.5 2.03

B/ground 122.1 15.4 1.3 2.26

Frequency of operation of Above Ground storage

Qop2 = 0.75 Cl 2.4.5.1
Qp2 =Qop2*Qp1 (where Qp1=PSD) = 0.46 L/s at which time above ground storage occurs

I = 360*Qp2/(2*Cw*As*10³) = 5.6 mm/h Eq 4.24

Period of Storage

Time to Fill:
Above ground (tf) = td*(1-0.92*PSD/Qa) Eq 4.27

Below ground pipe (tf) = td*(1-2*PSD/(3*Qa)) Eq 3.2
Below ground rect. tank (tf) = td*(1-2*PSD/(3*Qa)) Eq 3.2

Time to empty:
Above ground (te) = (Vs+0.33*PSD²*td/Qa*60/10³)*(1.14/PSD)*(10³/60) Eq 4.28

Below ground pipe (te) = 1.464/PSD*(Vs+0.333*PSD²*td/Qa*60/10³)*(10³/60) Eq 4.32
Below ground rect. tank (te) = 2.653/PSD*(Vs+0.333*PSD²*td/Qa*60/10³)*(10³/60) Eq 4.36

Storage period (Ps = tf + te) Eq 4.26

td Qa Vs tf te Ps
Type (mins) (L/s) (L/s) (mins) (mins) (mins)

Above 49.7 2.1 1.7 36.1 57.5 93.6
Pipe 83.6 1.5 2.0 61.5 97.1 158.6

B/ground 122.1 1.3 2.3 84.0 218.8 302.8

Orifice

Permissible site discharge (Qu=PSD) = 0.62 L/s (Above ground storage)
Orifice coefficient (CD) = 0.61 For sharp circular orifice

Gravitational acceration (g) = 9.81 m/s²
Maximum storage depth above orifice (H) = 227 mm

Orifice flow (Q) = CD*Ao*√(2*g*H)

Therefore:
Orifice area (Ao) = 479 mm²

Orifice diameter (D = √(4*Ao/π)) = 24.7 mm

Table 1 - Storage as function of time for AEP of 5%

Table 2 - Storage requirements for AEP of 5%

Table 3 - Period of Storage requirements for AEP of 5%

Created at 1:42 PM on Friday, 16 August 2024 by Structural Toolkit®, © Anthony Furr Software (Page 2 of 2)
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Dispersion Trench      

         
Hydrology             
A = total impervious area 
collected 165 sqm     
C = coefficient 0.9       
ARI = Annual Reccurence 
Interval 20 yr      
              
Ground Conditions           

Hydraulic conductivity K 
(absorption rate) 1.0417 mm/min     

Adjusted rate (15% clogging 
factor) 0.8854 mm/min     
              
Trench Design           
Length, L    6 m     
Width, B     2 m     
Depth, h     1 m     
Base area, BA   12 sqm     
Void space    35%       
Trench Storage   4.2 cum     
      4200.00 L     
           
Detention tank data       Final Check       

Tank storage   2.00 cum Criteria Requirement (L) Design(L) Check 

Tank Underflow   0.62 L/s Detention  1,680 6200 OK 

Tank Underflow   37.20 L/m 

Trench 
capacity for 
underflow 532 4200 OK 

Total Available storage   6.2 cum         

      6200 L     
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Checking storms 

Duration 
(min) 

Intensity 
(mm/hr) 

Vol in 
System(L) 

Vol in 
Trench (L) 

Vol out 
Trench (L) 

Storage total 
System (L) 

Storage 
Trench (L) 

Hours to 
empty Trench 

5Mins 5 84.2 1042 186 53 989 133 0 
6Mins 6 79.94 1187 223 64 1123 159 0 
10Mins 10 62.9 1557 372 106 1451 266 1 
20Mins 20 43.1 2133 744 213 1921 532 1 
30Mins 30 33.9 2517 1116 319 2198 797 2 
1Hr 60 22.5 3341 1341 638 2704 704 2 
2Hrs 120 15.5 4604 2604 1275 3329 1329 4 
3Hrs 180 12.8 5702 3702 1913 3790 1790 6 
6Hrs 360 9.45 8420 6420 3825 4595 2595 10 
12Hrs 720 6.97 12421 10421 7650 4771 2771 16 
24Hrs 1440 4.83 17214 15214 15300 1914 -86 24 
48Hrs 2880 2.99 21313 19313 30600 -9287 -11287 30 

72Hrs 4320 2.12 22667 20667 45900 -23233 -25233 32 
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1. Introduction 

Flüssig Engineers has been engaged by Jodie Henricks to undertake a site-specific Flood Hazard 
Report for the development at 2 Sea Eagle Road, Primrose Sands in the Sorell Council municipality. 
The purpose of this report is to determine the flood characteristics on the existing and post-
development hazard scenarios for the 1% AEP plus climate change, for the purpose of development. 

1.1 Development 

The proposed development consists of a residential dwelling, a shed and a gravel driveway.  The 
proposed dwelling covers approximately 112 m2 of the lot, while the shed covers approximately 20 m2 

of the lot.  The 626 m2 site is currently vacant.   

1.2 Objectives and Scope  

This report is to assess the proposed development at 2 Sea Eagle Road, Primrose Sands under C12.0 
Flood Prone Areas Hazard Code of the Tasmanian Planning Scheme 2021- Sorell (TPS 2021). The 
objectives of this study are: 

• Provide an assessment of the site’s flood characteristics under the combined 1% AEP plus 
climate change (CC) scenario. 

• Provide comparison of flooding for post-development against acceptable solution and 
performance criteria. 

• Provide flood mitigation recommendations for a potential future development, where 
appropriate. 

1.3 Limitations 

This study is limited to the objectives of the engagement by the clients, the availability and reliability of 
data, and including the following: 

• The flood model is limited to a 1% AEP + CC worst case temporal design storm. 

• All parameters have been derived from best practice manuals and available relevant studies (if 
applicable) in the area. 

• All provided data by the client or government bodies for the purpose of this study is deemed fit 
for purpose and has not been checked for accuracy. 

• The study is to determine the effects of the new development on flooding behaviour and should 
not be used as a full flood study outside the specified area without further assessment. 

1.4 Relevant Planning Scheme Requirements 

This report addresses the Tasmanian Planning Scheme codes C12.5.1 and C12.6.1 of the Flood Prone 
Areas Hazard Code of which the objective is to ensure that risk from riverine, watercourse or inland 
flooding is appropriately managed and takes into account the use of the buildings.  Specific details of 
this code and how this report addresses these requirements is shown in Table 7 and Table 8.   

https://iplan.tas.gov.au/pages/plan/book.aspx?exhibit=sorips
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2. Model Build 

2.1 Overview of Catchment 

The contributing catchment for 2 Sea Eagle Road, Primrose Sands is approximately 4.5 ha stretching 
from the local top 400 m west of the site to the development site with an average slope of 10-12%.   

The land use of the catchment is Low Density Residential and Rural with the specific site being listed as 
Low Density Residential.  Figure 1 below outlines the approximate contributing catchment for the site 
at 2 Sea Eagle Road, Primrose Sands. 

 

Figure 1. Contributing Catchment, 2 Sea Eagle Road, Primrose Sands 

2.2 Hydrology 

The following Table 1 states the adopted hydrological parameters for the RAFTS catchment, as per best 
practice guidelines. 

Table 1. Parameters for RAFTS catchment 

Catchment 

Area (ha) 

Initial Loss 

Perv/imp (mm) 

Continuing Loss 

Perv/imp (mm/hr) 

Manning’s N 

pervious 

Manning’s N 

impervious 

Non-linearity 

factor 

4.5 29/1 3.7/0.0 0.045 0.02 -0.285 

 Design Rainfall Events 

Figure 2 shows the box and whisker output of the model run.  The model shows that the 1% AEP 10-min 
storm temporal pattern 8 was the worst-case median storm. Therefore, this storm event was used 
within the hydraulic model. 
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Figure 2. 1% AEP Flood Event Model, Box and Whisker Plot 

 Climate Change 

As per ARR 2019 Guidelines, for an increase in rainfall due to climate change at 2100, it is recommended 
the use of RCP 8.5. However, ARR 2019 recommends that this figure be used in lieu of more local data 
being available.  

The base scenario of the Climate Futures Tasmania (2010) study was revised following the ARR 2019 
Australasia Climate Change study (undertaken by the University of Tasmania), resulting in the original 
increase in rainfall being reduced to 14.6% in cooler climates (Southern Tasmania). Table 2 shows the 
ARR 8.5 increase of 16.3% that has been adopted by Sorell Council and therefore used within the 
model. 

Table 2. Climate Change Increases 

Catchment 
CFT increase 

@ 2100 

ARR 8.5 increase 

@ 2100 

South East Tasmania 14.6% 16.3% 

 Calibration/Validation 

This catchment has no stream gauge to calibrate the model against a real-world storm event. Similarly, 
there is little historical information available, and limited available past flood analysis undertaken to 
validate against the flows obtained in the model. 
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2.3 Hydraulics 

 Survey 

The 2D surface model was taken from a combination of Greater Hobart LiDAR 2013 (Geoscience 
Australia). For the purposes of this report, 1m cells are enough to capture accurate flow paths.  The 
DEM with hill shading can be seen below (Figure 3). 

 

Figure 3. 1m DEM (Hill shade) of Lot Area 

 Roughness (Manning’s n)  

Roughness values for this model were derived from the ARR 2019 Guidelines. The Manning’s values are 
listed in Table 3. 

Table 3. Manning's Coefficients (ARR 2019) 

Land Use Roads 
Open 

Channel 
Rural Residential Parks Buildings 

Piped 

Infrastructure 

Manning’s n 0.018 0.035 0.04 0.045 0.05 0.3 0.013 

 Buildings 

Buildings were represented as mesh polygons with a high Manning’s n value within the model. Buildings 
with unknown floor levels were set with a minimum 300mm above ground. 
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2.4 Development Runoff 

Stormwater runoff from the development site has been assessed under pre- and post-development 
models to determine the potential impact the development at 2 Sea Eagle Road, Primrose Sands has 
on the immediate local flows. As per planning guidelines it is a requirement that this does not have a 
negative impact from pre to post development. 

Site Characteristics for the pre- and post-development model are summarised in Table 4. 

Table 4. Site Characteristics  

 Pre-Development Post-Development 

Land Use Area (m²) % of total  Area (m²) % of total 

Total Impervious  0 0 132 21 

Total Pervious 626 100 494 79 

3. Model Results 

The result of 1% AEP + CC were run through the pre-development and post-development model 
scenarios to compare the changes to flooding onsite and to surrounding properties. It can be seen from 
the pre-development model runs (Figure 4), that there is a shallow overland flood path flowing from the 
northern lot boundary with maximum flood depths of 0.07 m observed at the cross -sectional results 
line. The maximum depth in the pre-development scenario within the lot is 0.09 m observed at the 
centre of the lot. 

Figure 5 shows the effect that the inclusion of the proposed development has on the overland flood 
flow. While there is no significant increase in flood depth overall, a slight increase of up to 0.1 m has 
been observed at the centre of the lot. This minor depth increase is localized and occurs adjacent to 
the proposed dwelling along the northern boundary of the lot. Importantly, the overland flow path 
remains consistent with the pre-development scenario from this point onward. 

The maximum flood depth observed at the proposed dwelling is 100 mm at 32.37 mAHD. 
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Figure 4. Pre-Development 1% AEP + CC Depth 
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Figure 5. Post-Development 1% AEP + CC including Depth

Madison.hardner
Stamp



FE_24064_2 Sea Eagle Road, Primrose Sands Flood Report / REV00 
 

      8 

3.1 Displacement of Overland Flow on Third Party Property 

Post-development flows in Figure 5 show that when compared against pre-development in Figure 4, 
there is no increase in flood depths on adjacent properties to the south and east of the development 
lot, with the overland flow continuing towards the natural overland flow path. The lots to the south and 
east are already affected by this overland flood path, with no  observed increase in flood depths from 
the proposed development. 

Therefore, it can be stated that the development does not have any measurable effect on flooding on 
third party property.     

3.2 Development Effects on Flooding 

The proposed dwelling is within the natural overland flow path but has no adverse effect on flooding 
during a 1% AEP storm event, both within the lot and on surrounding areas.  Velocities and depths in the 
post-development scenario are within the lowest hazard band, and therefore the post development 
models show that there is no increase to the risk rating on surrounding properties or infrastructure. 

3.3 Development Effects on Stormwater Discharge 

Figure 6 below shows the discharge hydrograph from the property boundary for the overland flow 
through the development area. The graph was captured in the model for both pre- and post-
development runs and combined in graph format to demonstrate the change in net discharge. It 
demonstrates the discharge showing no change from the pre-development to post-development 
scenarios, while velocity shows an increase of 0.01 m/s from 0.40 m/s to 0.41 m/s.    

The minor increases do not contribute to an increase in the hazard rating within the lot and to 
surrounding properties. As both the discharge and velocity in the pre-development scenario is relatively 
low, the slight increase in velocity is likely due to model sensitivity and has no real impact on discharge 
from the lot following development.  

It is therefore deemed that the post development model does not increase net discharge.  
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Figure 6. Pre and Post development net discharge and velocity 1% AEP + CC 

3.4 New Habitable Building 

To meet the performance criteria of the Building Regulations S.54, the construction of a new habitable 
building is required to have a habitable floor level >300mm above the >1% AEP + CC flood level.  The 
new development at 2 Sea Eagle Road, Primrose Sands must meet this regulation as shown in Table 5. 
(The floor level >1% AEP + CC flood level + 300mm does not apply for non-habitable areas).  

Table 5. Habitable Floor Construction Levels 

2 Sea Eagle Road 
1% AEP +CC flood 

level (mAHD) 

Minimum Floor Level 

required (mAHD) 

Habitable floor  32.37 32.67 

As shown above, the finished floor level must be at 32.67 mAHD to meet the requirements of the 
Building Regulations S.54.   

3.5 Model Summary 

Table 6. Pre-development and post-development at the cross-sectional line 

 
Pre-development 

Post-

development 
Net Change 

Depth (m) 0.07 0.07 - 

Velocity (m/s) 0.40 0.41 +0.01 

Discharge (m3/s) 0.13 0.13 - 
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4. Flood Hazard 

Under existing conditions prior to development, the proposed location of the building is subject to be 
inundated to < 0.07 m flood depth and < 0.40 m/s velocity. This places the hazard rating as adopted by 
Australian Flood Resilience and Design Handbook as a maximum H1 – Generally safe for people, 
vehicles and buildings as shown in Appendix A – Hazard maps.   

The post-development scenario sees the depth at the lot boundary showing no change from the pre-
development level and the velocity showing a slight increase of 0.01 m/s which has no effect on the 
hazard rating that remains within the lowest hazard band of H1 for the lot and surrounding properties. 

As this study does not extend to the public access roads we cannot comment on the accessibility to the 
site, only within the site. Therefore, this report would advise that residents and visitors remain inside in 
the event of a flood unless instructed by emergency services. 

A summary of the hazard ratings is shown in Figure 7. 

 

Figure 7. Hazard Categories Australian Disaster and Resilience Handbook 

4.1 Tolerable Risk 

The lot at 2 Sea Eagle Road, Primrose Sands is susceptible to a shallow, slow-moving flood plain flow, 
with the majority of the immediate surrounding region classified low (H1) hazard rating in the 1% AEP + 
climate change event. The hazard remains at H1 in both the pre development and the post development 
scenario. 

Even at minor velocity and depths during a storm event, erosion and debris movement nevertheless 
pose a threat. If the recommendations in this report are implemented, the proposed structure, which is 
intended to be a habitable class 1a structure with a 50-year asset life (BCA2022), can achieve a 
tolerable risk of flooding over its asset life. 
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Table 7. Tasmanian Planning Scheme – Sorell summary C12.5.1 

C12.5.1 Uses within a flood prone hazard area  

Objectives:  That a habitable building can achieve and maintain a tolerable risk from flood 

Performance Criteria 

P1.1 P1.1 

A change of use that, converts a non-habitable 

building to a habitable building, or a use 

involving a new habitable room within an 

existing building, within a flood-prone hazard 

area must have a tolerable risk, having regard 

to: 

Response from flood report 

(a) the location of the building; (a) Proposed dwelling in a lot that lays within a 

shallow, relatively slow-moving flood inundation 

area.   

(b) the advice in a flood hazard report; (b) Assuming recommendations of this report are 

implemented, no additional flood protection 

measures required for the life expectancy of the 

building. 

(c) any advice from a state authority, 

regulated entity or a council; 

(c) N/A 

 

P1.2 P1.2 

A flood hazard report also demonstrates that: Response from flood report 

(a) any increase in the level of risk from 

flood does not require any specific 

hazard reduction or protection 

measures; 

(a) No increase in level of risk from pre-

development scenario.  

(b) the use can achieve and maintain a 

tolerable risk from a 1% annual 

exceedance probability flood event for 

the intended life of the use without 

requiring any flood protection measures 

(b) Maximum hazard rating at the proposed 

development is H1 in both pre-development 

and post-development scenarios. 
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Table 8. Tasmanian Planning Scheme – Sorell summary C12.6.1 

C12.6.1 Building and works within a flood prone area 

Objective:  (a) building and works within a flood-prone hazard area can achieve and maintain a 

tolerable risk from flood; and, 

(b) buildings and works do not increase the risk from flood to adjacent land and public 

infrastructure.  

Performance Criteria 

P1.1 P1.1 

Buildings and works within a flood-prone 

hazard area must achieve and maintain a 

tolerable risk from a flood, having regard to: 

Response from flood report 

(a) the type, form, scale and intended 

duration of the development; 

(a) Proposed dwelling 

(b) whether any increase in the level of 

risk from flood requires any specific 

hazard reduction or protection 

measures; 

(b) Assuming recommendations of this report are 

implemented along with the recommended 

finished floor levels, no additional flood protection 

measures required for the life expectancy of a 

habitable building. 

(c) any advice from a State authority, 

regulated entity or a council; and 

(c) N/A 

 

(d) the advice contained in a flood hazard 

report. 

(d) Flood report and recommendations provided 

within. 

Performance Criteria 

P1.2 P1.2 

A flood hazard report also demonstrates that 

the building and works: 
Response from Flood Report 

(a) 

 

do not cause or contribute to flood on 

the site, on adjacent land or public 

infrastructure; and 

(a) No significant increase to flow and velocity from 

proposed dwelling. 

(b) 

 

can achieve and maintain a tolerable 

risk from a 1% annual exceedance 

probability flood event for the intended 

life of the use without requiring any 

flood protection measures. 

(b) 

 

Assuming recommendations of this report the 

proposed site and dwellings can achieve a 

tolerable risk to the 1% AEP storm event for the 

life expectancy of the building. 
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5. Conclusion 

The Flood Hazard Report for 2 Sea Eagle Road, Primrose Sands development site has reviewed the 
potential development flood scenario. 

The following conclusions were derived in this report: 

1. A comparison of the post-development peak flows for the 1% AEP at 2100 were undertaken 
against C12.0 of the Tasmanian Planning Scheme – Sorell Flood Prone Areas code.  

2. Building Regulations S.54 requires a habitable floor level of no less than the levels outlined in 
Table 5. 

3. No increase in depth at the property boundary at the cross-sectional result line.   

4. Peak discharge sees no change from both pre-development to post-development riverine flood 
scenario. 

5. Velocity shows a minor  increase of 0.01 m/s between pre- and post-development riverine flood 
scenarios. 

6. Hazard from flooding within the lot remain at the majority category of H1 for both pre and post 
development riverine scenarios, including on neighbouring properties.  

6. Recommendations 

Flüssig Engineers therefore recommends the following engineering design be adopted for the 
development and future use to ensure the works meets the Inundation Code: 

1. The new dwelling to have a minimum floor level as per Table 5. (minimum FFL = 32.670 mAHD or 
higher). 

2. A minimum vertical height difference of 400 mm to be maintained between all entrances to the 
dwelling and the natural ground level.  

3. Building pad, if any, must be constructed to fall away at a minimum grade of 2.5% away from the 
habitable building and have adequate stormwater drainage within the pad extents. 

4. Proposed structures, located in the inundation area, are to be designed to resist flood forces 
including debris. 

5. Any change in external building layout or addition of other solid structures will require further flood 
assessment. 

6. The proposed dwelling must be designed to resist flood forces including debris for the given flood 
conditions. 

7. All future proposed structures within the flood extent not shown within this report will require a 
separate design and report addressing their impacts.  

Under the requirements of this Flood Hazard Report, the proposed development will meet current 
acceptable solutions and performance criteria under the Tasmanian Planning Scheme 2021. 
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7. Limitations 

Flüssig Engineers were engaged by Jodie Henricks, for the purpose of a site-specific Flood Hazard 
Report for 2 Sea Eagle Road, Primrose Sands as per C12.0 of the Tasmanian Planning Scheme - Sorell 
2021. This study is deemed suitable for purpose at the time of undertaking the study. If the conditions 
of the site should change, the report will need to be reviewed against all changes. 

It should be noted that this flood report does not account for the potential impacts of a dam breach at 
the adjacent property located at 2 Sea Eagle Road, where a natural waterhole/dam exists. 
Consequently, any flood risk associated with such a scenario is not considered in this analysis. Further 
detailed assessment would be required to evaluate the implications of a dam failure on the flood 
dynamics within the study area. 

This report is to be used in full and may not be used in part to support any other objective other than 
what has been outlined within, unless specific written approval to do otherwise is granted by Flüssig 
Engineers. 

Flüssig Engineers accepts no responsibility for the accuracy of third-party documents supplied for the 
purpose of this Flood Hazard Report.
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Appendices  

Appendix A Flood Study Maps 
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INTRODUCTION 

This report details the stormwater management strategies for the proposed development at 2 Sea Eagle Road, 

Primrose Sands TAS 7173. The objective of the report is to demonstrate how stormwater runoff would be captured 

and conveyed from the subject site safely to the receiving drainage network while considering stormwater quantity 

management and the incorporation of dispersion trench and stormwater tank elements. 

EXISTING CONDITIONS AND ASSUMPTIONS 

The site covers an area of approximately 626 m², with proposed total impervious area of 165 m². 

Stormwater from the site would be routed through the proposed conventional underground drainage system 

comprising of Grated Sumps and PVC Pipes, coupled with dispersion trench elements for on-site detention. 

The stormwater management report is prepared in accordance with the design criteria listed below: 

• The stormwater drainage system is designed using Bureau of Meteorology (BOM) published rainfall 

Intensity Frequency Duration (IFD) data as a minor / major system to accommodate the 5% AEP / 20 

min storm events. 

• The flow rate of stormwater leaving the site shall be designed so that it does not exceed the pre-

developed flow rate for both the minor and major rain events. 

• The total site discharges are modelled as described in Storm Drainage Design in Small Urban 

Catchments, a handbook for Australian practice by Australian Rainfall and Runoff (ARR2019), Book 9 – 

Runoff in Urban Areas. 

DETENTION COMPUTATIONS 

Detention calculations are provided in Appendix B  

SUMMARY AND CONCLUSIONS 

• The proposed 22,000L stormwater tank with 2,000L detention has been sized over a 20-minute storm 

duration for proposed roof area, and the tank overflow will be dispersed in a 12m² base (6m x 2m), 1.0m 

deep dispersion trench over a 20-minute storm duration. The detention required by deck are compensated 

within the roof detention calculation. 

•  A DN100 slotted PVC pipe with geotextile covering on top of aggregate is to be installed within the 

dispersion trench. 

• The performance solution drawing is schematic only and must be read in conjunction with construction 

plans provided by others. 

• The coefficient of timber/gravel is considered half impervious (C=0.5) and the total of 33m² timber decking 

area is included in the gravel category in the software (Structural toolkit) detention calculation.  
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IMPERVIOUS ROOF AREA
132m²

SITE AREA=626m2

STORMWATER DETENTION PLAN
SCALE 1:250

DISPERSION TRENCH 12m²
(6.0m x 2.0m) 1.0m DEEP. TO BE
CONSTRUCTED PARALLEL TO
CONTOURS ON FLAT GROUND

DISPERISON TRENCH CROSS SECTION TYPICAL
SCALE 1:50

10
00

PERFORMANCE SOLUTION COMPLIANCE NOTES:
AS 3500.3 - CL 7.10
· 7.10.1 - OVERFLOW IS SAFE AND DOES NOT COMPROMISE

FREEBOARD TO HABITABLE SPACES.
GENERAL
· AS/NZS 3500.3: PART 3 STORMWATER DRAINAGE AUSTRALIAN

RAINFALL AND RUN-OFF VOLUME 8: URBAN STORMWATER
MANAGEMENT

· AUSTRALIAN RUNOFF QUALITY - A GUIDE TO WATER SENSITIVE
URBAN DESIGN

· STORM DRAINAGE DESIGN IN SMALL URBAN CATCHMENTS: A
HANDBOOK FOR AUSTRALIAN PRACTICE

· WATER SENSITIVE URBAN DESIGN (WSUD) ENGINEERING
PROCEDURE: STORMWATER

· WATER SERVICES ASSOCIATION OF AUSTRALIA CODE (WSAA).

STORAGE & DETENTION TANK CROSS SECTION TYPICAL
NTS

NEW DN30 UNDERFLOW PIPE
2000 L DETENTION NEW DN150 OVERFLOW PIPE

GEOTEXTILE

100mm DIA PVC-PIPE WITH
GEOTEXTILE COVERING ON
TOP OF AGGREGATE

20mm AGGREGATE
(900mm DEEP)

FINISHED SURFACE OF
100mm SANDY LOAM

DN150

PROPOSED
DWELLING
ROOF

PROPOSED
SHED ROOF

DP

APPROX. WASTEWATER
IRRIGATION AREA BY OTHERS

22
7

25
00

22,000L STORMWATER TANK
WITH 2,000L DETENTION

20,000 L STORAGE

GP

IMPERVIOUS DECK AREA
33m²

PROPOSED
DECK

DP

SEA EAGLE ROAD

LOT BOUNDARY

LOT BOUNDARY

LOT BOUNDARY

LOT BOUNDARY

DN150

60
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2000

GP

>1000

DIVERSION TRENCH
0.3m WIDE, 0.1m DEPTH

1% AEP OVERLAND FLOW PATH
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Designed: MA2 Sea Eagle Rd, Primrose Sands TAS 7173 
Project No.: 24064

2 Sea Eagle Rd, Primrose Sands TAS 7173
STORMWATER DETENTION V5.05 Flussig Engineers

Location: Primrose Sands TAS
Site: 165m² with tc = 20 and tcs = 15 mins.
PSD: AEP of 5%, Above ground PSD = 0.62L/s
Storage: AEP of 5%, Above ground volume = 1.68m³

Design Criteria (Custom AEP IFD data used)

Location = Primrose Sands TAS
Method = E (A)RI 2001,A(E)P 2019

PSD average recurrance interval (ARI) = 5 years
Storage average recurrance interval (ARI) = 10 years
PSD annual exceedance probabiliy (APE) = 5 %

Storage annual exceedance probabiliy (APE) = 5 %

Storage method = A (A)bove,(P)ipe,(U)nderground,(C)ustom
Permissible site discharge (Qu=Custom) = 0.616 L/s

Site Geometry

Site area (As) = 165 m²    = 0.0165 Ha
Pre-development coefficient (Cp) = 0.30

Post development coefficient (Cw) = 0.90

Total catchment (tc) = 20 minutes
Upstream catchment to site (tcs) = 15 minutes

Coefficient Calculations

Pre-development Post development
Zone Area (m²) C Area * C Zone Area (m²) C Area * C

Concrete 0 0.90 0 Concrete 0 0.90 0
Roof 0 1.00 0 Roof 132 1.00 132

Gravel 0 0.50 0 Gravel 33 0.50 17
Garden 165 0.30 50 Garden 0 0.30 0

Total 165 m² 50 Total 165 m² 149

Cp = ΣArea*C/Total = 0.300 Cw = ΣArea*C/Total = 0.900

Permissible Site Discharge (PSD)  (AEP of 5%)

PSD Intensity (I) = 43.1 mm/hr For catchment tc = 20 mins.
Pre-development (Qp = Cp*I*As/0.36) = 0.59 L/s

Peak post development (Qa = 2*Cw*I*As/0.36) = 3.56 L/s =(0.083 x I) Eq. 2.24

Storage method = A (A)bove,(P)ipe,(U)nderground,(C)ustom
Permissible site discharge (Qu = PSD) = 0.616 L/s

Above ground - Eq 3.8
0 = PSD² - 2*Qa/tc*(0.667*tc*Qp/Qa + 0.75*tc+0.25*tcs)*PSD + 2*Qa*Qp

Taking x as  = PSD and solving
a = 1.0 b = -7.5 c = 4.2

PSD = -b±√(b²-4ac)/(2a)
PSD = 0.616 L/s

Below ground pipe - Eq 3.3
Qp = PSD*[1.6*tcs/{tc*(1-2*PSD/(3*Qa))}-0.6*tcs²·⁶⁷/{tc*(1-2*PSDp/(3*Qa))}²·⁶⁷]

= 0.59
PSD = 0.611 L/s

Below ground rectangular tank - Eq 3.4
t =tcs/(tc*(1-2*PSD/(3*Qa))) = 0.844

Qp = PSD*[0.005-0.455*t+5.228*t²-1.045*t³-7.199*t⁴+4.519*t⁵]
= 0.59

PSD = 0.593 L/s

Created at 1:42 PM on Friday, 16 August 2024 by Structural Toolkit®, © Anthony Furr Software (Page 1 of 2)



Designed: MA2 Sea Eagle Rd, Primrose Sands TAS 7173 
Project No.: 24064

2 Sea Eagle Rd, Primrose Sands TAS 7173
STORMWATER DETENTION V5.05 Flussig Engineers

Design Storage Capacity  (AEP of 5%)

Above ground (Vs) = [0.5*Qa*td-[(0.875*PSD*td)(1-0.917*PSD/Qa)+(0.427*td*PSD²/Qa)]]*60/10³ m³ Eq 4.23
Below ground pipe (Vs) = [(0.5*Qa-0.637*PSD+0.089*PSD²/Qa)*td]*60/10³ m³ Eq 4.8

Below ground rect. tank (Vs) = [(0.5*Qa-0.572*PSD+0.048*PSD²/Qa)*td]*60/10³ m³ Eq 4.13

td I Qa Above Vs Pipe Vs B/G Vs
(mins) (mm/hr) (L/s) (m³) (m³) (m³)

5 84.2 6.9 0.89 0.93 0.94
16 49.0 4.0 1.46 1.57 1.62
22 40.8 3.4 1.56 1.72 1.78
28 35.3 2.9 1.62 1.81 1.89
34 31.4 2.6 1.66 1.88 1.97
39 29.0 2.4 1.67 1.92 2.02
45 26.6 2.2 1.68 1.95 2.07
51 24.7 2.0 1.68 1.98 2.11
56 23.4 1.9 1.68 1.99 2.13
62 22.1 1.8 1.67 2.01 2.16

td I Qa Vs
Type (mins) (mm/hr) (L/s) (m³)

Above 49.7 25.1 2.1 1.68
Pipe 83.6 18.7 1.5 2.03

B/ground 122.1 15.4 1.3 2.26

Frequency of operation of Above Ground storage

Qop2 = 0.75 Cl 2.4.5.1
Qp2 =Qop2*Qp1 (where Qp1=PSD) = 0.46 L/s at which time above ground storage occurs

I = 360*Qp2/(2*Cw*As*10³) = 5.6 mm/h Eq 4.24

Period of Storage

Time to Fill:
Above ground (tf) = td*(1-0.92*PSD/Qa) Eq 4.27

Below ground pipe (tf) = td*(1-2*PSD/(3*Qa)) Eq 3.2
Below ground rect. tank (tf) = td*(1-2*PSD/(3*Qa)) Eq 3.2

Time to empty:
Above ground (te) = (Vs+0.33*PSD²*td/Qa*60/10³)*(1.14/PSD)*(10³/60) Eq 4.28

Below ground pipe (te) = 1.464/PSD*(Vs+0.333*PSD²*td/Qa*60/10³)*(10³/60) Eq 4.32
Below ground rect. tank (te) = 2.653/PSD*(Vs+0.333*PSD²*td/Qa*60/10³)*(10³/60) Eq 4.36

Storage period (Ps = tf + te) Eq 4.26

td Qa Vs tf te Ps
Type (mins) (L/s) (L/s) (mins) (mins) (mins)

Above 49.7 2.1 1.7 36.1 57.5 93.6
Pipe 83.6 1.5 2.0 61.5 97.1 158.6

B/ground 122.1 1.3 2.3 84.0 218.8 302.8

Orifice

Permissible site discharge (Qu=PSD) = 0.62 L/s (Above ground storage)
Orifice coefficient (CD) = 0.61 For sharp circular orifice

Gravitational acceration (g) = 9.81 m/s²
Maximum storage depth above orifice (H) = 227 mm

Orifice flow (Q) = CD*Ao*√(2*g*H)

Therefore:
Orifice area (Ao) = 479 mm²

Orifice diameter (D = √(4*Ao/π)) = 24.7 mm

Table 1 - Storage as function of time for AEP of 5%

Table 2 - Storage requirements for AEP of 5%

Table 3 - Period of Storage requirements for AEP of 5%
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Dispersion Trench      

         
Hydrology             
A = total impervious area 
collected 165 sqm     
C = coefficient 0.9       
ARI = Annual Reccurence 
Interval 20 yr      
              
Ground Conditions           

Hydraulic conductivity K 
(absorption rate) 1.0417 mm/min     

Adjusted rate (15% clogging 
factor) 0.8854 mm/min     
              
Trench Design           
Length, L    6 m     
Width, B     2 m     
Depth, h     1 m     
Base area, BA   12 sqm     
Void space    35%       
Trench Storage   4.2 cum     
      4200.00 L     
           
Detention tank data       Final Check       

Tank storage   2.00 cum Criteria Requirement (L) Design(L) Check 

Tank Underflow   0.62 L/s Detention  1,680 6200 OK 

Tank Underflow   37.20 L/m 

Trench 
capacity for 
underflow 532 4200 OK 

Total Available storage   6.2 cum         

      6200 L     



 

Checking storms      

         

 
Duration 
(min) 

Intensity 
(mm/hr) 

Vol in 
System(L) 

Vol in 
Trench (L) 

Vol out 
Trench (L) 

Storage total 
System (L) 

Storage 
Trench (L) 

Hours to 
empty Trench 

5Mins 5 84.2 1042 186 53 989 133 0 
6Mins 6 79.94 1187 223 64 1123 159 0 
10Mins 10 62.9 1557 372 106 1451 266 1 
20Mins 20 43.1 2133 744 213 1921 532 1 
30Mins 30 33.9 2517 1116 319 2198 797 2 
1Hr 60 22.5 3341 1341 638 2704 704 2 
2Hrs 120 15.5 4604 2604 1275 3329 1329 4 
3Hrs 180 12.8 5702 3702 1913 3790 1790 6 
6Hrs 360 9.45 8420 6420 3825 4595 2595 10 
12Hrs 720 6.97 12421 10421 7650 4771 2771 16 
24Hrs 1440 4.83 17214 15214 15300 1914 -86 24 
48Hrs 2880 2.99 21313 19313 30600 -9287 -11287 30 

72Hrs 4320 2.12 22667 20667 45900 -23233 -25233 32 



BUILDING DRAWINGS

No DRAWING

01 SITE PLAN

02 SITE DRAINAGE PLAN

03 LOCALITY PLAN

04 FLOOR PLAN

05 ELEVATIONS

06 ELEVATIONS

07 ROOF PLAN

08 SUN SHADOW DIAGRAMS

09 SITE TURNING MOVEMENTS

GENERAL PROJECT INFORMATION

TITLE REFERENCE: 26/9447

SITE AREA: 626 m2

DESIGN WIND SPEED: N3

SOIL CLASSIFICATION: S

CLIMATE ZONE: 7

ALPINE AREA: NO

CORROSIVE ENVIRONMENT:HIGH/SEVERE

BAL RATING: N/A

OTHER KNOWN HAZARDS: FLOOD-PRONE AREAS, 

AIRPORT OBSTACLE LIMITATION AREA 

DECK AREA 32.32 m2 (3.48 SQUARES )

FLOOR AREA 77.24 m2 (8.31 SQUARES )

GARDEN SHED AREA 8.48 m2 (0.91 SQUARES )

TOTAL AREA 118.04 12.71

p(h)+ 
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SITE PLAN
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PROPOSED NEW RESIDENCE
2 SEA EAGLE ROAD,
PRIMROSE SANDS

J.S. HENRICKS

M.R.S.P.

NOTE: DIMENSIONED BOUNDARY OFFSETS 

TO THE PROPOSED BUILDING ARE TO THE 

EXTERNAL CLADDING U.N.O.

TITLE REF: 26/9447

LOT SIZE: 626 m2

1 : 200

SITE PLAN

GENERAL NOTES

• CHECK & VERIFY ALL DIMENSIONS & LEVELS ON SITE

• WRITTEN DIMENSIONS TO TAKE PREFERENCE OVER SCALED

• ALL WORK TO BE STRICTLY IN ACCORDANCE WITH NCC 2022, ALL 

S.A.A.. CODES & LOCAL AUTHORITY BY-LAWS

• ALL DIMENSIONS INDICATED ARE FRAME TO FRAME AND DO NOT 

ALLOW FOR WALL LININGS

• CONFIRM ALL FLOOR AREAS

• ALL PLUMBING WORKS TO BE STRICTLY IN ACCORDANCE WITH A.S. 

3500, NCC 2022 & APPROVED BY COUNCIL INSPECTOR

• BUILDER/PLUMBER TO ENSURE ADEQUATE FALL TO SITE CONNECTION 

POINTS IN ACCORDANCE WITH A.S. 3500 FOR STORMWATER AND 

SEWER BEFORE CONSTRUCTION COMMENCES

• THIS DRAWING IS TO BE READ IN CONJUNCTION WITH THE ENGINEER'S 

STRUCTURAL DRAWINGS

• ALL WINDOWS AND GLAZING TO COMPLY WITH A.S. 1288 & A.S. 2047

• ALL SET OUT OF BUILDINGS & STRUCTURES TO BE CARRIED OUT BY A 

REGISTERED LAND SURVEYOR AND CHECKED PRIOR TO 

CONSTRUCTION

• IF CONSTRUCTION OF THE DESIGN IN THIS SET OF DRAWINGS DIFFER 

FROM THE DESIGN AND DETAIL IN THESE AND ANY ASSOCIATED 

DOCUMENTS BUILDER AND OWNER ARE TO NOTIFY DESIGNER

• BUILDER'S RESPONSIBILITY TO COMPLY WITH ALL PLANNING 

CONDITIONS

• BUILDER TO HAVE STAMPED BUILDING APPROVAL DRAWINGS AND 

PERMITS PRIOR TO COMMENCEMENT OF CONSTRUCTION

SURVEYOR'S NOTES:

• CONTOUR INTERVAL: 0.250m

• THIS PLAN AND ASSOCIATED DIGITAL MODEL IS PREPARED FOR 

CHRISTOPHER LESKIE FROM A COMBINATION OF FIELD SURVEY AND 

EXISTING RECORDS FOR THE PURPOSE OF DESIGNING NEW 

CONSTRUCTIONS ON THE LAND AND SHOULD NOT BE USED FOR ANY 

OTHER PURPOSE.  

• THE TITLE BOUNDARIES AS SHOWN ON THIS PLAN WERE NOT MARKED 

AT THE TIME OF THE SURVEY AND HAVE BEEN DETERMINED BY PLAN 

DIMENSIONS ONLY AND NOT BY FIELD SURVEY. NO MEASUREMENTS OR 

OFFSETS ARE TO BE DERIVED BETWEEN THE FEATURES ON THIS PLAN 

AND THE BOUNDARY LAYER. THE RELATIONSHIP BETWEEN THE 

FEATURES  IN THIS MODEL AND THE BOUNDARY LAYERS CANNOT BE 

USED FOR ANY SET OUT PURPOSES OR TO CONFIRM THE POSITION OF 

THE TITLE BOUNDARIES ON SITE.

• SERVICES SHOWN HAVE BEEN LOCATED WHERE VISIBLE BY FIELD 

SURVEY. SERVICES DENOTED AS BEING “PER DBYD ONLY” ARE 

APPROXIMATE AND FOR ILLUSTRATIVE PURPOSES ONLY. PRIOR TO 

ANY DEMOLITION, EXCAVATION OR CONSTRUCTION ON THE SITE, THE 

RELEVANT AUTHORITY SHOULD BE CONTACTED FOR POSSIBLE 

LOCATION OF FURTHER UNDERGROUND SERVICES AND DETAILED 

LOCATIONS OF ALL SERVICES. 

• THIS NOTE FORMS AN INTEGRAL PART OF THE PLAN/DATA. ANY 

REPRODUCTION OF THIS PLAN/MODEL WITHOUT THIS NOTE ATTACHED 

WILL RENDER THE INFORMATION SHOWN INVALID.

DRIVEWAY GRADIENT

MAXIMUM GRADIENT 1:4 (25%)

TO AS 2890

CAR PARKING GRADIENT

PARALLEL TO PARKING ANGLE 1:20 (5%)

CROSSFALL 1:16 (6.25%)

LANDSCAPE RETAINING 

WALL TO DRIVEWAY.

TO FUTURE DETAIL

SETBACKS

REFER TO DIMENSIONS AND ELEVATIONS FOR 

FURTHER DETAILS.

SITE COVERAGE

BUILDING FOOTPRINT 118 /SITE AREA 626 = 0.188

TOTAL SITE COVERAGE 18.8%

PRIVATE OPEN SPACE

24m2 MINIMUM,

WITH A MINIMUM DIMENSION OF 4m

GRADIENT NO STEEPER THAN 1:10

• DRAWINGS ARE REQUIRED TO BE VIEWED OR 

PRINTED IN COLOUR.

Sorell Council

Date received:19/12/2024

Development Application:5.2024.229.1 -
Reposnse to Request For Information - 2
Sea Eagle Road, Primrose Sands - P3.pdf
Plan Reference:P3
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PROPOSED NEW RESIDENCE
2 SEA EAGLE ROAD,
PRIMROSE SANDS

J.S. HENRICKS

M.R.S.P.

PLUMBING NOTES:

ALL DRAINAGE WORK SHOWN IS PROVISIONAL

ONLY AND IS SUBJECT TO AMENDMENT TO

COMPLY WITH THE REQUIREMENTS OF THE LOCAL

AUTHORITIES. 

ALL WORK IS TO COMPLY WITH THE REQUIREMENTS 

OF AS 3500.2021 & THE TASMANIAN PLUMBING CODE. 

AND MUST BE CARRIED OUT BY A LICENCED

TRADESMAN ONLY. 
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SITE DRAINAGE PLAN

REFER HYDRAULIC DESIGN REPORT 

BY FLUSSIG ENGINEERS

JOB NO.: FE-24064 FOR DETAILS

REFER WASTEWATER REPORT BY 

ROCK SOLID GEOTECHNICS P/L

JOB NO.: 24-084 FOR DETAILS

NTS

TYPICAL AG DRAIN DETAIL

Sorell Council

Date received:19/12/2024

Development Application:5.2024.229.1 -
Reposnse to Request For Information - 2
Sea Eagle Road, Primrose Sands - P3.pdf
Plan Reference:P3



S
E
A
 E

A
G

L
E
 R

O
A
D

C
A
R
L
T
O
N
 B

L
U
F
F
 R

O
A
D

F
A
L
C
O

N
 S

T
R

E
E
T

PRIMROSE BEACH

10
0
0
0
0

10
0
0
0
0

10
0000

10
0000

H
A
R
R
IE
R
 S

T
R
E
E
T

Drafted by: Approved by:

Scale:

Revision:

Date:

Project/Drawing no:

Drawing:

Project:

N
O

T
E

: 
D

O
 N

O
T

 S
C

A
L
E

 O
F

F
 D

R
A

W
IN

G
S

Client name:

Accredited building practitioner: Frank Geskus -No CC246A

10 Goodman Court, Invermay Tasmania 7248, 
p(l)+ 03 6332 3790      
Shop 9, 105-111 Main Road, Moonah Hobart 7009
p(h)+ 03 6228 4575
info@primedesigntas.com.au primedesigntas.com.au 

1 : 2000

M.R.S.P.

LOCALITY PLAN

PD24252 -03

18.12.2024

PROPOSED NEW RESIDENCE
2 SEA EAGLE ROAD,
PRIMROSE SANDS

P
L
A
N
N
IN
G

J.S. HENRICKS

02

THIS SITE IS ZONED LOW DENSITY RESIDENTIAL AND DOES NOT FALL WITHIN A BUSHFIRE PRONE 

AREAS OVERLAY, THEREFORE DOES NOT REQUIRE A BUSHFIRE ASSESSMENT.
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LOCALITY PLAN
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NON SLIP TO COMPLY NCC 2022

NOTE:

FLOOR AREAS INCLUDE TO EXTERNAL FACE OF 

BUILDING AND GARAGE, UNLESS OTHERWISE STATED. 

DECKS AND OUTDOOR AREAS ARE CALCULATED 

SEPARATELY.

DECK AREA 32.32 m2 (3.48 SQUARES )

FLOOR AREA 77.24 m2 (8.31 SQUARES )

GARDEN SHED AREA 8.48 m2 (0.91 SQUARES )

TOTAL AREA 118.04 12.71

1 : 100

FLOOR PLAN
ALUMINIUM WINDOWS DOUBLE GLAZING COMPLETE 

WITH FLY SCREENS.

ALL WINDOW MEASUREMENTS TO BE VERIFIED ON SITE

PRIOR TO ORDERING

DOOR SCHEDULE

MARK WIDTH TYPE REMARKS

1 920 EXTERNAL SOLID DOOR

2 820 CAVITY SLIDING DOOR

3 820 CAVITY SLIDING DOOR

4 770 INTERNAL TIMBER DOOR

WINDOW SCHEDULE

MARK HEIGHT WIDTH TYPE REMARKS

W1 2100 610 AWNING WINDOW

W2 2100 610 AWNING WINDOW

W3 2100 610 AWNING WINDOW

W4 2100 610 AWNING WINDOW

W5 2100 2710 STACKING SLIDING DOOR

W6 2100 1810 SLIDING DOOR

W7 900 1810 AWNING WINDOW

W8 2100 1810 SLIDING DOOR

W9 600 1810 AWNING WINDOW
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NORTH-EASTERN ELEVATION
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ROOF FRAMING 

PREFABRICATED ROOF TRUSSES 

@ 900 CRS MAX 

BRACING BY OTHERS

VERANDAH ROOF CLADDING

COLORBOND CUSTOM ORB

TO CLIENTS COLOR CHOICE

ROOF CLADDING

COLORBOND CUSTOM ORB 

TO CLIENTS SPECS.

DOORS AND WINDOWS TO  BE

SEALED IN ACCORDANCE WITH

ABCB HOUSING PROVISIONS PART 13.4

SCYON LINEA 180 WEATHERBOARD 

(ON BATTENS)

INSTALL AND COAT TO 

MANUFACTURERS SPECIFICATIONS.

TIMBER DECK

TIMBER DECK

Sorell Council

Date received:19/12/2024

Development Application:5.2024.229.1 -
Reposnse to Request For Information - 2
Sea Eagle Road, Primrose Sands - P3.pdf
Plan Reference:P3



FLOOR
32.670

CEILING

2
4
0

0

S
ID

E
 B

O
U
N
D

R
Y

S
ID

E
 B

O
U
N
D

R
Y

CAR PARKING

E.S.L.

F.S.L.100Ø AG DRAIN

FLOOR
32.670

CEILING

2
4
0

0

18.0° 18.0°

6.0°6.0°

W5W4W3W2W1

E.S.L. 

F
R

O
N
T
 B

O
U
N
D

A
R

Y

CAR PARKING

2
15

5

4
0

0

1:8

12.28%
E.S.L

LINE OF DRIVEWAY BEHIND

1:7
14.89%

1:11
8.77%

2
4
8
9

1 : 100

SOUTH-WESTERN ELEVATION

1 : 100

SOUTH-EASTERN ELEVATION

Drafted by: Approved by:

Scale:

Revision:

Date:

Project/Drawing no:

Drawing:

Project:

N
O

T
E

: 
D

O
 N

O
T

 S
C

A
L
E

 O
F

F
 D

R
A

W
IN

G
S

Client name:

Accredited building practitioner: Frank Geskus -No CC246A

10 Goodman Court, Invermay Tasmania 7248, 
p(l)+ 03 6332 3790      
Shop 9, 105-111 Main Road, Moonah Hobart 7009
p(h)+ 03 6228 4575
info@primedesigntas.com.au primedesigntas.com.au 

1 : 100

M.R.S.P.

ELEVATIONS

PD24252 -06

18.12.2024

PROPOSED NEW RESIDENCE
2 SEA EAGLE ROAD,
PRIMROSE SANDS

P
L
A
N
N
IN
G

J.S. HENRICKS

02

ROOF FRAMING 

PREFABRICATED ROOF TRUSSES 

@ 900 CRS MAX 

BRACING BY OTHERS

VERANDAH ROOF CLADDING

COLORBOND CUSTOM ORB

TO CLIENTS COLOR CHOICE

ROOF CLADDING

COLORBOND CUSTOM ORB 

TO CLIENTS SPECS.

DOORS AND WINDOWS TO  BE

SEALED IN ACCORDANCE WITH

ABCB HOUSING PROVISIONS PART 13.4

ROLLER DOOR 1200 WIDE x 2100 HIGH 

TO CLIENTS SPEC FIXED IN ACCORDANCE 

WITH MANUFACTURERS SPEC

SCYON LINEA 180 WEATHERBOARD 

(ON BATTENS)

INSTALL AND COAT TO 

MANUFACTURERS SPECIFICATIONS.

TIMBER DECK

TIMBER DECK

LANDSCAPE RETAINING 

WALL TO DRIVEWAY.

TO FUTURE DETAIL
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ROOF PLAN

ROOF PLUMBING NOTES:

GUTTER INSTALLATION

TO BE IN ACCORDANCE WITH 

ABCB HOUSING PROVISIONS PART 7.4.4

WITH FALL NO LESS THAN 

1:500 FOR EAVES GUTTER

BOX GUTTERS IN ACCORDANCE WITH 

AS33500.3:2021 

UNLESS FIXED TO METAL FASCIA 

EAVES GUTTER TO BE FIXED 

@ 1200 CRS MAX. 

VALLEY GUTTERS ON A ROOF WITH A PITCH:

A) MORE THAN 12.5° DEGREES - MUST

HAVE A WIDTH OF NOT LESS THAN 

400mm AND ROOF OVERHANG OF NOT 

LESS THAN 150mm EACH SIDE OFVALLEY

GUTTER.   

B) LESS THAN 12.5° DEGREES, MUST BE 

DESIGNED AS A BOX GUTTER.

LAP GUTTERS 75mm IN THE DIRECTION 

OF FLOW, RIVET & SEAL WITH AN 

APPROVED SILICONE SEALANT.

DOWNPIPE POSITIONS SHOWN ON THIS 

PLAN ARE NOMINAL ONLY. 

EXACT LOCATION & NUMBER OF D.P'S 

REQUIRED ARE TO BE IN ACCORDANCE 

WITH ABCB HOUSING PROVISIONS PART 7.4.5 

REQUIREMENTS. 

SPACING BETWEEN DOWNPIPES MUST NOT 

BE MORE THAN 12m & LOCATED AS CLOSE AS 

POSSIBLE TO VALLEY GUTTERS 

ADDITIONAL ROOF LOAD

NO SOLAR P.V. SYSTEM HAS BEEN ALLOWED FOR,

NO SOLAR HOT WATER HAS BEEN ALLOWED FOR.

METAL ROOF

METAL SHEETING ROOF TO BE INSTALLED IN 

ACCORDANCE WITH ABCB HOUSING PROVISIONS PART 

7.2. REFER TO TABLE 7.2.2a FOR ACCEPTABLE 

CORROSION PROTECTION FOR SHEET ROOFING, 

REFER TO TABLE 7.2.2b-7.2.2e FOR ACCEPTABILITY 

OF CONTACT BETWEEN DIFFERENT ROOFING 

MATERIALS. FOR FIXING, SHEET LAYING SEQUENCE, 

FASTENER FREQUENCY FOR TRANVERSE FLASHINGS 

AND CAPPINGS, ANTI CAPILLARY BREAKS, FLASHING 

DETAILS REFER TO ABCB HOUSING PROVISIONS PART 

7.2.5- 7.2.7. ROOF PENETRATION FLASHING DETAILS. 

REFER TO TO ABCB HOUSING PROVISIONS PART 

7.2.5- 7.2.7. ROOF SHEETING MUST OVERHANG MIN 

35mm AS PER ABCB HOUSING PROVISIONS PART 7.2.8

NOTE: DOWNPIPES CONNECTED TO 

POTABLE WATER TANK ON SITE. 

CHARGED DOWNPIPES AND 

INSTALLATION OF WATER TANK TO 

COMPLY WITH AS3500.3 AND CBOS 

DIRECTOR GUIDELINES
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SUN SHADOW DIAGRAM 3PM
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SUN SHADOW DIAGRAM 9AM
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SUN SHADOW DIAGRAM 12PM

GENERAL INFORMATION

NORTH: TRUE NORTH

DAY LIGHT SAVINGS: OFF

DATE: JUNE 21st 

TIME: AS INDICATED
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SITE TURNING DIAGRAM

NOTE:

TURNING CIRCLES AS PER AUSTROADS 

2013/AS2890

FORWARD DESIGN SPEED: 5KM/HR

REVERSE DESIGN SPEED: 2.5KM/HR
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