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Acronyms 

AEP  Annual Exceedance Probability 

AHD  Australian Height Datum 

ALS  Airborne Laser Survey (LiDAR) 

ARI  Average Recurrence Interval 

ARR  Australian Rainfall and Runoff 2019 

BoM  Bureau of Meteorology 

DCP  Development Control Plan 

DTM  Digital Elevation Model 

FPL  Flood Planning Level 

LGA  Local Government Area 

LiDAR  Light Detection and Ranging (also see ALS)  

m   Measure of length / height / distance (metres) 

m AHD  Meters above Australian High Datum 

m/s  Measure of velocity (metres per second) 

m³/s  Measure of flow rate (cubic metres per second) 

PMF  Probable Maximum Flood 

PMP  Probable Maximum Precipitation 

TSC  Tweed Shire Council 

TUFLOW  Two-dimensional hydraulic modelling software 
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Introduction  

Northrop Consulting Engineers have been engaged by Homes NSW to prepare a Flood Risk 

Assessment for the proposed development at 25-27 Boyd Street, Tweed Heads, herein referred to as 

the subject site or the site.  

This flood risk assessment aims to consider the existing flood risk, and likely changes to that risk due 

to the proposed development.  

This assessment has been prepared with the consideration of the following guidelines and 

documents: 

• Tweed Shire Council Property Flood Report contained within Appendix A. 

• Tweed Valley Flood Study Update and Expansion (August WMA Water August 2024) and 

previous flood studies including Tweed Valley Flood Study Update 2009 and Tweed Byron 

Coastal Creeks Flood Study 2010 (BMT WBM). 

• Industry Specific SEARs 

• Flood risk management manual (NSW Government 2023). 

• Architectural Drawings prepared by CKDS and dated the 28th May 2025. 

This report has been prepared for the purpose of SSDA submission. A summary of compliance with 

the SEARs and report references are summarised below in Table 1. 

Table 1 - SEARs Summary 

Item Requirement Response 

15 

Identify any flood risk on-site having regard 

to adopted flood studies, the potential 

effects of climate change, and any relevant 

provisions of the NSW Flood Risk 

Management Manual. 

Where the development could alter flood 

behaviour, affect flood risk to the existing 

community or expose its users to flood risk, 

provide a flood impact and risk assessment 

(FIRA) prepared in accordance with the 

Flood Impact and Risk Assessment – Flood 

Risk Management Guide LU01. 

Detail design solutions and operational 

procedures to mitigate flood risk where 

required. 

It was concluded that the proposed development 

will not create any significant adverse impacts to 

flood behaviour on the subject site and on the 

properties surrounding the subject site.  

Furthermore, flood risk in the developed case has 

been adequately managed through the selection 

of floor levels, implementation of flood protection 

measures and provision of offsite evacuation 

opportunities. A Flood Emergency Response Plan 

(FERP) has been prepared to manage the risk to 

life.  
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Methodology 

This flood risk assessment has been undertaken using the following procedure: 

• Review Council Property Flood Report. 

• Desktop review of all available information including design plans and latest survey data. 

• Assessment of existing and developed flood risk. 
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Subject Site and Proposed Development 

Subject Site 

The proposal encompasses the development of 25-27 Boyd Street, Tweed Heads (Lot 1 DP843470) 

herein known as the Site.  

The site has a total lot area of 2,025m2 and is currently cleared.  

 

Figure 1 - Subject Site 25-27 Boyd St Tweed Heads (1/DP843470) 

Source: Mecone Mosaic 

The existing site frontages are presented in  

Photo 1 to Photo 4 below. 
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Photo 1 – Boyd St Street looking south (Google Maps 2022)

Photo 2 – Boyd Street looking north (Google Maps 2022)

Photo 3 – Brett Street looking west (Google Maps 2022) 
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Photo 4 – Brett Street east (Google Maps 2022) 

 

Proposed Development 

The development proposes the construction of a 13-storey residential building accommodating 

approximately 80 one and two-bedroom apartments and two new basement-level car parks. Proposed 

vehicle access is via Brett Street, with pedestrian access available from both street frontages. 

Architectural plans describing the development are provided in Appendix B. 
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Flood Behaviour and Characteristics 

Flood Behaviour 

The site is subject to flood inundation in events rarer than the 1% AEP storm event (PMF flood), 

caused by regional flooding of Terranora Creek which is influenced by flooding of the Tweed River. It 

is not located in Council’s flood planning area. Flood water approaches the site from the east and is 

expected to peak slowly after commencement of rain. Land to the west of the site is not flood affected 

in the PMF.  

Flood Levels 

Flood levels and flood planning levels for the site is presented below in Table 2. 

Table 2 – Existing Flood Level 

Design Flood Level  

(m AHD) 

0.2% AEP 

Level 

(m AHD) 

PMF Level 

(m AHD) 

FPL 

(m AHD) 

Climate 

Change 

Habitable 

Floor Level  

(m AHD) 

2.6 2.9 5.7 3.1 (m 3.5AHD) 

 

 

Figure 2- 1% AEP Flood Height and site locality (Tweed Council Property Flood Report, 17.09.20) 
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Figure 3 - 1% AEP Depth and Flow classification (Tweed Council Property Flood Report, 17.09.20) 
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Flood Risk Assessment 

Flood Hazard 

The flood hazard for the site has not been outlined in the Property Flood Report. However as noted 

above the site is not impacted in the 1% AEP flooding event, as such flood hazard is only applicable 

for events rarer than this (PMF only).    

The existing and developed risks are described below.  

Existing Risk 

The following potential risks from the flood hazard were identified in the existing condition - presented 

below in Table 3. 

Table 3 - Existing flood risk analysis 

Item Likelihood Consequence Risk Rating 

Structural damage 

causing economic loss 
Rare to very rare Major High 

Loss of life Extremely rare Major Low 

Cancellation of 

services 
Unlikely Moderate Moderate 

Developed and Residual Risk 

Mitigation measures proposed in the design, and potential mitigation measures that could be 

implemented during operation are presented below in Table 4. 

Table 4 - Mitigation Measures 

Item Mitigation Measures 

Structural damage causing 

economic loss 

Structures on-site will consider the forces due to floodwater and 

debris impact using a robust construction typology which will 

reduce the likelihood and consequence of structural damage in 

the developed case.  The floor level has been set 400mm above  

the FPL to reduce the risk to property.   

Loss of life 

The likelihood of loss of life has the potential to be reduced 

through implementation of a FERP. Principles of the emergency 

response measures are included in the Discussion and 

Compliance with Council LEP and DCP section of this report. 

Cancellation of services 

Cancellation of services is unlikely and may occur if rainfall is 

predicted to exceed the 1% AEP. Potential mitigation measures 

may include.  

• Redundancy in utilities required to continue operation such as 
power, telecommunications, potable water, and temporary 
sewer disposal. 

• Flood barriers to prevent water ingress in very rare to extreme 
events. 
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Following implementation of the proposed mitigation measures, the residual developed risk analysis is 

presented below in Table 5. A risk matrix showing the existing and residual risk comparison is 

presented in Table 6. 

Table 5 – Developed residual risk analysis. 

Item Likelihood Consequence Risk Rating 

Structural damage 

causing economic loss 
Extremely rare Moderate Low 

Loss of life Extremely rare Major Low 

Cancellation of 

services 
Rare to very Rare Moderate Moderate 
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Table 6 - Risk matrix 

Likelihood 
AEP 

Range 
Consequence 

 (%) Insignificant Minor Moderate Major Catastrophic 

Likely >10 

 

 

 

 

    

Unlikely 1 to 10 

 

 

 

 

    

Rare to very 

rare 

0.01 to 

1 

 

 

 

 

 
Cancellation of 

services (E + D) 
Structural damage (E)  

Extremely rare <0.01 

 

 

 

 

  
Structural damage (D) 

Loss of life (E + D) 
 

 

Risk: Very low  Low  Medium  High  Extreme  



 

NL223052 / 18 July 2025 / Revision E Page 14 
 

Discussion and Compliance with Council LEP and DCP 

Potential Flood Impacts 

Council’s flood mapping presents no flood affectation across the subject site in the 1% AEP event. 

The proposed development is therefore unlikely to have any flood impact in this event. 

We do not believe the proposed development will result in a significant adverse impact on adjoining 

properties. 

Basement Carpark Entry Protection 

The proposed basement entry for the site is located on Brett Street. The proposed crest level is to be 

set at the FPL of 3.1m AHD. 

Emergency Response Measures 

The subject site is located within a large catchment area with the site being inundated in storm events 

larger than the 1% AEP. Flood free land is located to the west of the site in PMF events, albeit the 

land is isolated. Offsite evacuation is recommended as the most appropriate measure for storm 

events larger than the 1% AEP, to be undertaken in accordance with the SES Tweed Shire Local 

Flood Emergency Sub Plan.  

A FERP has been prepared outlining the following: 

• Flood awareness and education. 

• Available flood warning products from the BoM and SES. 

• Flood preparedness measures including knowing your flood risk, overview of the evacuation 

route and appropriate point of refuge and list of essential items to have on-hand to facilitate 

off-site refuge. 

• Flood response measures including when to seek refuge off-site once significant rainfall has 

begun. 

• Undertaking appropriate inspections and checks once the event has passed. 

An overview of the site’s locality to flood free land can be seen in Figure 4 below.  
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Figure 4. PMF Extent. (Figure P-35 Tweed Valley Flood Study August 2024) 

Commentary with respect to the Tweed City Centre LEP 2012 are presented below in Table 7. 

Table 7 – Tweed City Centre LEP 2012 Section 5.21 Compliance 

Requirement Comment 

(1)  The objectives of this clause are as follows 

(a)  to minimise the flood risk to life and property 

associated with the use of land, 

The site is not inundated up to and including the 

1% AEP storm. The development incorporates 

measures to minimise risk to property with all 

floor levels being above the FPL and the 

basement access crest set at the FPL. Risk to 

life is managed via emergency response 

measures.  

(b)  to allow development on land that is 

compatible with the flood function and behaviour 

on the land, taking into account projected 

changes as a result of climate change, 

The site is flood free in the 1% AEP storm 

therefore the development is compatible with 

the flood function of the land. Climate change 

has been considered in the development by 

raising the ground floor FFL to 3.5m AHD which 

is the minimum Climate Change Habitable Floor 

Level outlined in the TSC Property Flood 

Report.  

(c)  to avoid adverse or cumulative impacts on 

flood behaviour and the environment, 

We do not believe the subject site will cause any 

adverse impact in the 1% AEP event as it is not 

inundated, and on-site detention has been 

provided to reduce peak flows from the 

developed site.  

(d)  to enable the safe occupation and efficient 

evacuation of people in the event of a flood. 

For events rarer than 1% AEP flood free land is 

located within close proximity to the site 
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Requirement Comment 

therefore off-site refuge is to be sought in 

accordance with the SES Tweed Shire Local 

Flood Emergency Sub Plan. This is outlined in 

the FERP.  

(2)  Development consent must not be granted to development on land the consent authority 

considers to be within the flood planning area unless the consent authority is satisfied the 

development 

(a)  is compatible with the flood function and 

behaviour on the land, and 

The site is flood free in the 1% AEP storm 

therefore the development is compatible with 

the flood function of the land.  

(b)  will not adversely affect flood behaviour in a 

way that results in detrimental increases in the 

potential flood affectation of other development 

or properties, and 

The site is flood free in the 1% AEP storm 

therefore is not expected to contribute to 

adverse impacts.  

(c)  will not adversely affect the safe occupation 

and efficient evacuation of people or exceed the 

capacity of existing evacuation routes for the 

surrounding area in the event of a flood, and 

The site is not inundated in a 1% event. For 

larger events flood free land is located within 

close proximity to the site therefore off-site 

refuge is to be sought in accordance with the 

SES Tweed Shire Local Flood Emergency Sub 

Plan. This is outlined in the FERP. 

(d)  incorporates appropriate measures to 

manage risk to life in the event of a flood, and 

Off-site refuge is to be provided on adjacent 

flood free land for events larger than the 1% 

AEP, in accordance with the SES Tweed Shire 

Local Flood Emergency Sub Plan. This is 

outlined in the FERP. 

(e)  will not adversely affect the environment or 

cause avoidable erosion, siltation, destruction of 

riparian vegetation or a reduction in the stability 

of riverbanks or watercourses. 

The site is currently developed therefore has 

already been disturbed. We believe it is feasible 

to minimise impact on the environment using  

water quality and quantity management devices  

as detailed in the stormwater management 

report as well as temporary erosion and 

sediment control measures during construction.  

We therefore do not believe this development 

will contribute to erosion, siltation or 

destabilising of riparian vegetation and 

riverbanks. 

(3)  In deciding whether to grant development consent on land to which this clause applies, the 

consent authority must consider the following matters 

(a)  the impact of the development on projected 

changes to flood behaviour as a result of climate 

change, 

The Climate Change Design Flood Level of 

3.0m AHD will locally inundate the southern and 

eastern parts of the existing site. The developed 

site will fill some of these areas however the 

south-eastern corner and north-western 

landscaped areas will still be below this level.  

We do not believe the development will have a 

significant impact on flood behaviour changes 

due to climate change. 
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Requirement Comment 

(b)  the intended design and scale of buildings 

resulting from the development, 

To be addresses by others. 

(c)  whether the development incorporates 

measures to minimise the risk to life and ensure 

the safe evacuation of people in the event of a 

flood, 

Off-site refuge is to be provided on adjacent 

flood free land for events larger than the 1% 

AEP, in accordance with the SES Tweed Shire 

Local Flood Emergency Sub Plan. This is 

outlined in the FERP. 

(d)  the potential to modify, relocate or remove 

buildings resulting from development if the 

surrounding area is impacted by flooding or 

coastal erosion. 

This is not applicable to this development. 

 

The development is not considered sensitive or hazardous development, however the site will require 
evacuation of people therefore Section 5.22. of Tweed City Centre LEP 2012 is applicable and is 
presented in Table 8 below.  
 

Table 8 – Tweed City Centre LEP 2012 Section 5.22 Compliance 

Requirement Comment 

(1)  The objectives of this clause are as follows 

(a)  to enable the safe occupation and 

evacuation of people subject to flooding, 

In PMF events the site will require evacuation to 

flood free land in accordance with the SES 

Tweed Shire Local Flood Emergency Sub Plan. 

This is outlined in the FERP. 

(b)  to ensure development on land is 

compatible with the land’s flood behaviour in the 

event of a flood, 

The site is flood free in the 1% AEP storm 

therefore the development is compatible with 

the flood function of the land. 

(c)   to avoid adverse or cumulative impacts on 

flood behaviour, 

As determined above, the development is not 

expected to contribute to adverse or cumulative 

impacts.  

(d)   to protect the operational capacity of 

emergency response facilities and critical 

infrastructure during flood events, 

The development is not expected to impact any 

emergency response facilities or critical 

infrastructure. 

e) to avoid adverse effects of hazardous 

development on the environment during flood 

events. 

The development is not categorised as 

hazardous therefore this is not applicable.  

(3)  Development consent must not be granted to development on land to which this clause applies 

unless the consent authority has considered whether the development 

(a)    will affect the safe occupation and efficient 

evacuation of people in the event of a flood, and 

Evacuation from the site is recommended in 

flood events rarer than 1% AEP to flood free 

land, in accordance with the SES Tweed Shire 

Local Flood Emergency Sub Plan. This is 

outlined in the FERP. 
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Requirement Comment 

(b)  incorporates appropriate measures to 

manage risk to life in the event of a flood, and 

A FERP has been proposed. We believe this 

adequately manages the risk to life.  

(c)  will adversely affect the environment in the 

event of a flood. 

The site is currently developed therefore has 

already been disturbed. We believe it is feasible 

to minimise impact on the environment for flood 

events using water quality and quantity 

management devices as detailed in the 

stormwater management report as well as 

temporary erosion and sediment control 

measures during construction. Structures on-

site will consider the forces due to floodwater 

and debris impact using a robust construction 

typology which will reduce the likelihood and 

consequence of structural damage in rare flood 

events in excess of 1% AEP event.   We 

therefore do not believe this development will 

adversely affect the environment.  
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DCP Compliance 

The Tweed Development Control Plan (DCP) compliance is considered in Table 9 below. 

Table 9 - Tweed DCP compliance 

Requirement Comment 

A3.3.2. Development Generally on Flood Liable Land  

Design Flood Levels  

Refer to A3.2.4 for design flood levels for this 

locality. 

The proposed development incorporates the 

design flood levels into the design.  

High Flow Areas  

Refer to A3.2.5 for development controls 

applicable to land in mapped high flow areas. 

The development controls in A3.2.5 take 

precedence over other controls in A3.3. 

The site is not noted as being in a High Flow 

area in council’s Property Flood Report.  

Emergency Response Provisions 

Refer to A3.2.6 for development controls 

applicable to the provision of adequate 

emergency response for habitable development. 

The development controls in A3.2.6 take 

precedence over other controls in A3.3. 

Refer to Emergency Response measures on 

page 14 above. 

Filling 

All filling is to be graded so that it drains to the 

street or other approved permanent drainage 

system. 

The site will primarily be occupied by a 

basement excavation and surrounding 

landscaped vegetation and hardstand that is 

managed by onsite controls and stormwater 

infrastructure that connects to Council 

infrastructure. As such we believe this is not 

applicable.   

Building Materials 

All materials used below Council's adopted 

design flood level must not be susceptible to 

water damage. 

Basement is protected from inundation via crest 

set at the FPL as such inundation is considered 

unlikely. The ground floor level has been set 

400mm above the FPL.  

Electrical Supply 

Subject to the requirements of Northern Rivers 

Electricity, all electrical wiring, power outlets, 

switches, etc., should, to the maximum extent 

possible, be located above the design flood 

level. All electrical wiring installed below the 

design flood level should be suitably treated to 

withstand continuous submergence in water. 

All habitable floor levels are to be above the 

FPL, and the basement is protected from 

inundation via crest set at the FPL, as such 

flood inundation is unlikely.   

Car Parking 

Car parking in the form of basement parking will 

not be approved below the design flood level 

unless it is protected against the inflow of water 

to a level of 500 mm above the design flood. 

Basement crests have been set at the FPL of 

RL3.10m AHD in accordance with Councils 

requirement of 500mm above design flood level.  
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Requirement Comment 

Development  

The habitable areas of all residential buildings 

are to be at a level of not less than council’s 

adopted minimum floor level for development.  

Areas for recreational purposes only may be 

approved below council’s minimum floor level in 

flood fringe areas provided that furnishings 

therein are readily removable.  

The Ground Level FFL of the development is set 

at RL3.5m AHD which is 400mm above the 

FPL.  
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Conclusions 

A Flood Impact and Risk Assessment Report has been prepared for the proposed development at 25-

27 Boyd Street, Tweed Heads NSW.  

It was concluded that the proposed development will not create any significant adverse impacts to 

flood behaviour on the subject site and on the properties surrounding the subject site.  

Furthermore, flood risk in the developed case has been adequately managed through the selection of 

flood levels, implementation of flood protection measures and provision of offsite evacuation 

opportunities. 

We commend our findings for review. 
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Limitation Statement 

Northrop Consulting Engineers Pty Ltd (Northrop) has been retained to prepare this report based on 

specific instructions, scope of work and purpose pursuant to a contract with its client. It has been 

prepared in accordance with the usual care and thoroughness of the consulting profession for the use 

by Homes NSW. The report is based on generally accepted practices and standards applicable to the 

scope of work at the time it was prepared. No other warranty, express or implied, is made as to the 

professional advice included in this report. 

Except where expressly permitted in writing or required by law, no third party may use or rely on this 

report unless otherwise agreed in writing by Northrop.  

Where this report indicates that information has been provided to Northrop by third parties, Northrop 

has made no independent verification of this information except as expressly stated in the report. 

Northrop is not liable for any inaccuracies in or omissions to that information. 

The report was prepared on the dates shown and is based on the conditions and information received 

at the time of preparation.  

This report should be read in full, with reference made to all sources. No responsibility is accepted for 

use of any part of this report in any other context or for any other purpose. Northrop does not purport 

to give legal advice or financial advice. Appropriate specialist advice should be obtained where 

required. 

To the extent permitted by law, Northrop expressly excludes any liability for any loss, damage, cost, 

or expenses suffered by any third party relating to or resulting from the use of, or reliance on, any 

information contained in this report. 

Document Register 

Rev Status Prepared Approved Date 

A For Review TVK KS 30.10.24 

B For Approval TVK KS 10.12.24 

C For Review TVK KS 03.06.25 

D For Approval TVK KS 23.06.25 

E Updates TVK KS 18.07.25 
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Property Flood Report 
This Property Flood Report tells you what you need to know about this property and its flood 
risk. It shows house floor and flood levels and provides information on nearby levees and 
river gauges, if applicable. To understand the terms used, please see the Flood Terms and 
Definitions section at the end of this report. 

Property Address:  25-27 Boyd Street TWEED HEADS 2485 

Lot/Section/Deposited Plan: 1//DP843470  

Date Prepared:  17/09/2020 

 

Figure 1: Flood and Floor Levels at 25-27 Boyd Street TWEED HEADS 2485  

The house floor level provided above was taken in 2012 and is approximate only. If an 
accurate floor level is required this should be confirmed by a registered surveyor. 
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Be Prepared 

Flood Warnings are issued by the Bureau of Meteorology (BoM). Warnings and real-time 
rainfall and river level information can be viewed on the BoM website (www.bom.gov.au).   

NSW State Emergency Service (SES) distribute Flood Bulletins which add local 
consequences and safety information related to Flood Warnings. These products are 
distributed to community via local media and social media.  

Planning now so that you know your risks and what to do if there is a flood can save your 
life, the lives of your family members, pets and others. It can also minimise damage to 
your property and possessions. The NSW State Emergency Service has tools available to 
assist you to prepare. Visit the SES website to start your Home Emergency Plan now. 

Website: www.ses.nsw.gov.au 

Flood & Storm Emergency: 📱132 500 

Life Threatening Situations: 📱000 
 

 

 

Tweed Shire Council have developed the Tweed Emergency Dashboard for all hazard 
emergency information. The purpose of this Emergency Dashboard is to provide Tweed 
residents with links, useful information and contacts in an emergency. Go to: 
https://emergency.tweed.nsw.gov.au/ 

Should you require any further information, please contact Council on (02) 6670 2400 or 
email us at tsc@tweed.nsw.gov.au  

http://www.bom.gov.au/
https://www.ses.nsw.gov.au/
https://emergency.tweed.nsw.gov.au/
mailto:tsc@tweed.nsw.gov.au
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Technical Information 
The below information is for those who are flood savvy or have a technical need to know 
more about Council's building development controls, such as surveyors, builders, certifiers, 
architects and engineers.   

Property Address:  25-27 Boyd Street TWEED HEADS 2485 

Lot/Section/Deposited Plan: 1//DP843470  

Property Levels 

Description Minimum (m AHD) Maximum (m AHD) 

Approximate Ground Level 2.8 3.6 

Approximate Floor Level (2012) 3.460 

Planning Levels 

Planning Level Level (m AHD) 

Design Flood Level 2.6 

Minimum Habitable Floor Level  

(Flood Planning Level) 
3.1 

Climate Change Design Flood Level* 3.0 

Climate Change Habitable Floor Level* 3.5 

High Flow Area No 

High Hazard Area NA 

* Climate Change Levels are compulsory in new urban land release subdivision areas 

Flooding Levels 

Flood Event Minimum Level 
(m AHD) 

Maximum Level 
(m AHD) 

20% AEP N/A N/A 

5% AEP N/A N/A 

1% AEP N/A N/A 

Climate Change 2100 1% AEP N/A N/A 

0.2% AEP 2.9 2.9 

Probable Maximum Flood (PMF) 5.7 5.7 
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Mapping 

Overview and Floor Level Survey Location Design Flood (1% AEP) - Height 

  

  

Design Flood (1% AEP) - Depth High/Low Flow Classification 

  

Detailed mapping data, including flood mapping, can be sourced at Council’s open data hub: 
www.tweed.nsw.gov.au/Mapping 

For more information on Tweed Shire Flood Planning controls see the Tweed Local 
Environment Plan and Development Control Plan Section A3 – Development of Flood Liable 
Land at www.tweed.nsw.gov.au/PlanningPolicies  

https://www.tweed.nsw.gov.au/Mapping%23
https://www.tweed.nsw.gov.au/PlanningPolicies
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Information Sources 

 Ground Levels: 2014 Airborne Laser Survey (LiDAR)  

 Existing Floor Levels: 2011 and 2012 Floor Level Survey (Tweed Shire Council) 

 Flooding Levels: Tweed Valley Flood Study Update 2009 and Tweed Byron Coastal 
Creeks Flood Study 2010 (BMT WBM) 

Flood Terms and Definitions 

 Annual Exceedance Probability (AEP): The probability of a flood event of a given 
size occurring in any one year, usually expressed as a percentage annual chance. 

 Average Recurrence Interval (ARI): Similar to AEP. The long-term average number 
of years between the occurrence of a flood as big as (or larger than) the selected 
event.  

 metres above Australian Height Datum (m AHD): The reference level for defining 
ground levels in Australia. The level of 0.0m AHD is approximately mean sea level. 

 Maximum and Minimum Ground Level – Highest and lowest ground levels on the 
property based on available ground level information. A Registered Surveyor can 
confirm exact ground levels. 

 Surveyed Floor Level – Approximate floor levels of dwellings, usually taken from the 
street. These are generally the level of the front step of the habitable level of the 
building most visible from the street frontage 

 Design Flood Level (DFL) – A hypothetical flood representing a specific likelihood of 
occurrence. In Tweed Shire, for residential property, the peak of the modelled 1% 
AEP (100 Year ARI) flood is the Design Flood Level 

 Minimum Habitable Floor Level – The minimum level in metres AHD at which 
habitable areas of development (generally including bedrooms, living rooms, kitchen, 
study, family and rumpus rooms) must be constructed. In Tweed Shire, this is Design 
Flood Level plus 0.5m of freeboard. Also known as ‘Flood Planning Level’ 

 Climate Change Floor Level – 2100 Climate Change Design Flood Level plus 0.5m 
of freeboard. Climate Change Design Flood Level is based on reasonable predictions 
of increased rainfall intensity and sea level rise. See the Tweed Valley Flood Study 
Update 2009 – Climate Change for more information. 

 Probable Maximum Flood. An extreme flood deemed to be the largest flood that 
could conceivably occur at a specific location. It is generally not physically or 
economically possible to provide complete protection against this flood event, but 
should be considered for emergency response etc. The PMF defines the extent of 
flood prone land (i.e. the floodplain). 

Disclaimer 

This report has been automatically generated and has not been quality controlled. Therefore 
the information contained in this document is not endorsed by the Council as without error, 
omission or mis-description. Council accordingly expressly disclaims all and any liability and 
responsibility in respect of loss, damage or injury to person or property arising from anything 
done or omitted to be done by any person in reliance, whether wholly or in part, upon any 
part of this information. 

Any person having regard to the information contained in this document is encouraged to 
seek, at their discretion, all other sources of information on the subject matter as they 
consider appropriate, which may include local knowledge and/or professional advice.  
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