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The information given in this document takes into account the particular instructions and requirements of our 

Client. It is not intended for and should not be relied upon by any third party and no responsibility is 
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This document is copyright and may not be reproduced or copied in any form or by any other means (graphic, 

electronic or mechanical including photocopying) without the written permission of S&G Consultants Pty 

Limited. Any license, express or implied, to use this document for any purpose whatsoever is restricted to 
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1 Executive Summary 

1.1 Addressing Relevant SEARs 

Table 1-1 Relevant SEARS 

Item Description Section Reference 

19. Flood Risk 

Identify the flood planning area and level 

as set out in the relevant EPI and other 

supporting documents to determine; 

- The flood extent and velocity up 

to the Probable Maximum Flood 

and risk on-site having regard to 

adopted flood studies and, 

floodplain risk management 

studies and plans 

- The site access and egress 

routes 

- the potential effects of climate 

change, 

- any relevant provisions of the 

NSW Flood Risk Management 

Manual, and any other relevant 

guidelines 

 

 

 

Appendix 1 

 

 

Section 4.4 

 

N/A (No Mainstream Flooding; 

Local Minor Overland Flow Only) 

 

Section 4.4 

 

N/A (No Mainstream Flooding; 

Local Minor Overland Flow Only) 

Where the development is occurring on 

flood prone land a flood impact and risk 

assessment (FIRA) must be prepared 

having regard to the Flood Impact and 

Risk Assessment – Flood Risk 

Management Guide LU01. When 

determining the scope and category of the 

FIRA the requirements outlined in the 

FIRA guide must be considered 

N/A (No Mainstream Flooding; 

Local Minor Overland Flow Only) 

 

 

 

  

Detail any flood risk management 

measures that are to be incorporated as 

part of the development having regard to 

relevant guidelines (including any design 

solutions, flood modification measures, 

property modification measures, 

operational procedures or Flood 

Emergency Response Plan). 

N/A (No Mainstream Flooding; 

Local Minor Overland Flow Only) 
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1.2 Project Description 

This Flood Risk Management Plan (FRMP) has been prepared by S&G Consultants Pty Ltd 

to accompany a detailed State Significant Development Application (SSDA) for the in-fill 

affordable housing development at 15A-15B Moseley Street and 25-31 Donald Street, 

Carlingford. The site made up of six lots. The legal description of the site is outlined in Table 

1-2. 

Table 1-2  Legal Description 

Property Address Legal Description 

15A Moseley Street, Carlingford Lot 35 DP 536982 

15B Moseley Street, Carlingford Lot 34 DP 536982 

25 Donald Street, Carlingford Lot 5 DP 35555 

27 Donald Street, Carlingford Lot 33 DP 536982 

29 Donald Street, Carlingford Lot 32 DP 536982 

31 Donald Street, Carlingford Lot 2 DP 35555 

 

This report has been prepared to address the Secretary’s Environmental Assessment 

Requirements (SEARs) issued for the project (SSD-83870463).  

This report concludes that the proposed in-fill affordable housing development is suitable 

and warrants approval.  
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2 Introduction 

2.1 The Proposal 

S&G Consultants Pty Ltd (SGC) have been engaged by Captag Investments Pty Ltd (The 

Client) to prepare the flood risk management plan and report in support of the proposed 

residential development at 15a and 15b Moseley Street & 25-31 Donald Street, Carlingford. 

The application seeks development consent for the development of an in-fill affordable 

housing development at 15A-15B Moseley Street and 25-31 Donald Street, Carlingford. 

Specifically, the SSDA seeks development consent for:  

Table 2-1 Project Details 

Item Details 

Project Name Moseley Street & Donald Street 

Landowner(s) Captag Investments Pty Ltd 

Applicant / 

Principal  

Captag Investments Pty Ltd 

Client 

Representative 

Fatemah Taghvaei  

Site Address 15a & 15b Moseley Street & 25-31 Donald Street, Carlingford 

Site Area 5,948 sqm 

SSD Number SSD-83870463 

Proposal 

Description 

SSD-83870463 (Issue date 12/05/2025) 

• Demolition of all existing buildings and structures 

• Staged construction of two residential flat buildings and a 

child care centre, with a maximum building height of up to 

31.7 metres, including: 

• Stage 1 – Buildings A1 and A2 including a total of 60 

apartments. 

• Stage 2 – Building B including a 76-place childcare centre 

and 76 apartments. 

QTY Apartments A total of approx. 136 residential apartments, including:  

• 106 market apartments  
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Item Details 

Affordable Housing 30 affordable housing apartments to be managed by a CHP for 15 

years (equivalent to at least 15% affordable housing based on the 

total proportion of all floor space) 

GFA • A total gross floor area (GFA) of approximately 14,044 m2 

(equating to an FSR of approx. 2.36:1), including:  

• A childcare centre comprising approx. 413 m2 GFA  

• Total residential GFA of approx. 13,631 m2  

Parking • Excavation for approx. 2-3 shared basement levels 

providing 181 car parking spaces, comprising:  

• 164 residential parking spaces  

• 22 visitor spaces (including one car wash space) 

• 14 accessible car parking spaces  

• Motorcycle and bicycle parking spaces  

Vehicular access from Donald Street for the residential apartments, 

and access from Moseley Street for the childcare centre (including 

27 car parking spaces for the childcare centre) 

2.2 The Site 

The site is located in Carlingford within the Parramatta Local Government Area (LGA). It 

comprises a series of irregular lots with a total site area of 5,948 m². The site has a frontage 

of approx. 79 metres to Moseley Street and a frontage of approx. 45 metres to Donald 

Street. All existing buildings, structures and trees on site have been demolished or removed, 

with the exception of a display suite for sales and marketing.  

The site is within approximately 300m walking distance of Carlingford Court Shopping 

Centre and 5.3 km northeast of the Parramatta CBD. The site is well serviced by public 

transport with regular bus services at Carlingford Court Shopping Centre, land Jenkins 

Road, approximately 350m west of the site. Stage 1 of the Parramatta Light Rail opened in 

December 2024 and provides public transport connections from Carlingford to Parramatta 

CBD via Camellia. 

Development surrounding the site comprises a mix of land uses, varying between low and 

medium density to high density. The immediate area surrounding the site to the east, west 

and south is zoned R4 High Density Residential. Therefore, the surrounding area is 

undergoing significant change, particularly to the south of the site, with several residential 
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apartment buildings under construction on nearby streets (including Paul Place, Tanderra 

Avenue, Post Office Street, and Thallon Street). 

The area to the north of the site is zoned R2 Low Density Residential and includes The 

Harold West Reserve and St Paul’s Anglican Parish Centre which are surrounded by single 

residential dwellings. 

Figure 2-1 Aerial View 

 
Source: Nearmap 2025 (edited by Urbis) 
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Figure 2-2 Local Context 

 
Source: Nearmap 2025 (edited by Urbis)  

The development is proposed on a residential site on Moseley Street. Captag Investments 

Pty Ltd is proposing a residential development and Childcare Centre as per the architectural 

concept plans prepared by Capio. The site plan is illustrated in Figure 2-3 below. 
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Figure 2-3 Site Plan 

2.3 Methodology 

This report determines if the site is affected by overland flows. It also provides details on the 

access routes in and out of the site. 

The assessment is based on the flood assessment report prepared by Northrop which 

details the diversion and the upgrade of the existing stormwater infrastructure through the 

site. 

The diversion and the upgrade of the stormwater infrastructure through the site include: 

• New stormwater infrastructure line from Mosely Street; 

• New stormwater infrastructure line from the eastern boundary; 

• New stormwater infrastructure under Donald Street; and 

• New easements and swales on top of the lines. 
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2.4 Limitations 

This report is intended solely for Captag Investments Pty Ltd as the Client of SGC and no 

liability will be accepted for use of the information contained in this report by other parties 

than this client. 

This report is limited to visual observations and to the information including the referenced 

documents made available at the time when this report was written. 

2.5 Reference Documents 

The following documents have been referenced in this report:- 

1. Site survey prepared by H Ramsay & Co ref. 9338 dated 21/04/23; 

2. Architectural plans prepared by Capio; 

3. Flood Assessment Report prepared by Northrop ref. SY231114 rev C dated 

03/04/2024; 

4. Engineers Australia, Australian Rainfall & Runoff (AR&R 1999); 

5. Parramatta City Council LEP 2023; 

6. Parramatta City Council DCP 2023 Part 5; and 

7. Industry Specific SEARs for application number SSD-83870463. 
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3 Glossary 

Annual Exceedance Probability (AEP) 

The chance of a flood of a given or a larger size occurring in any one year, usually 

expressed as a percentage. 

Australian Height Datum (AHD) 

A common national surface level datum approximately corresponding to mean sea level. 

Average Recurrence Interval (ARI) 

The long term average number of years between the occurrence of a flood as big as or 

larger than the selected event. 

Catchment 

The land area draining through the main stream, as well as tributary streams, to a particular 

site. It always relates to an area above a specific location. 

Flood 

Relatively high stream flow which overtops the natural or artificial banks in any part of a 

stream, river, estuary, lake or dam, and/or local overland flooding associated with major 

drainage before entering a watercourse. 

Flood Planning Levels (FPLs) 

Are the combinations of flood levels and freeboards selected for floodplain risk management 

purposes. 

Freeboard 

Is a factor of safety typically used in relation to the setting of floor levels. 

Habitable Room 

In industrial or commercial situation: an area used for offices or to store valuable 

possessions susceptible to damage in the event of a flood. 

Probable Maximum Flood 

PMF is the largest flood that could conceivably occur at a location, usually estimated from 

probable maximum precipitation. 

Probable Maximum Precipitation 

PMP is the greatest depth of precipitation for a given duration meteorologically possible over 

a given size storm area at a particular location at a particular time of the year. 

Runoff 

The amount of rainfall which actually ends up as stream flow.  
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4 Assessment & Results 

4.1 Addressing Parramatta City Council’s LEP Requirements 

The stormwater requirements are set out in Part 6 Clause 5.21 of Parramatta City Council 

LEP 2023 as per below. 

 

The responses to these requirements are noted below. 

The flood risk is not applicable for this site because it is not impacted by flooding. 

The proposal is compatible with the flood function. 

There will not be any adverse impacts caused by the proposal on adjoining properties 

because the proposal does not displace any overland flows anywhere else. 

The proposal can be safely occupied and evacuated in the event of a flooding event via 

Moseley Street. 

The proposal does not have a detrimental impact on the environment as it is a residential 

development that is within an urban setting. There will not be erosion, siltation or destruction 

or any riparian corridors, river banks or watercourses. 

4.2 Addressing Parramatta City Council’s DCP Requirements 

The Council’s requirements are provided in Part 5 of DCP 2023 “Water Management”. This 

report responds to Section 5.1.1 of the DCP.  
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For the purposes of the flood controls, the proposal’s land use is “residential”. The site is 

located within a “Low Flood Risk” category. The applicable controls and the responses are 

summarised in the table below. 

Table 4-1 Flood Controls 

Control Objective Requirement 

Flood Planning 

Level 
Minimise risk to life 1% AEP flood level + 500mm 

Building 

Components 
N/A N/A 

Structural 

Soundness 
N/A N/A 

Flood Affectation 

Ensure the development does 

not change flood behaviour and 

does not adversely impact on 

flooding elsewhere 

 

The impact of the development 

on flooding elsewhere is to be 

considered having regard to: (i) 

loss of flood storage; (ii) changes 

in flood levels, flows and 

velocities caused by alterations 

to flood flows; and (iii) the 

cumulative impact of multiple 

potential developments in the 

vicinity 

Car Parking & 

Driveway Access 

Protect the basement car parking 

from flooding 

Garages, and other enclosed car 

parking areas, capable of 

accommodating more than 3 

motor vehicles, must be 

protected from inundation by 

floods equal to or greater than 

the 1% AEP (100 year ARI) 

flood. Ramp levels to be no 

lower than 0.5m above the 100 

year ARI flood level. Where 

below ground car parking is 

proposed additional measures 

must achieve protection up to the 

PMF 

Evacuation 
Safe occupation and evacuation 

from the site 
Reliable access for pedestrians 

required from the site to an area 
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Control Objective Requirement 

of refuge (including shelter in 

place) above the PMF level, on 

site (e.g. second storey) or off 

site 

Applicant is to demonstrate the 

development is consistent with 

any relevant flood emergency 

response plan, flood risk 

management plan or similar plan 

Management & 

Design 
N/A N/A 

4.3 Overland Flow 

The site is not affected by overland flow from the local upstream catchment. No modelling 

was undertaken at this conceptual stage of the proposal as the site is not marked as flood 

control site on the council’s reply for the flood application. 

4.4 Flood Planning Level 

There are no flood planning levels (FPLs) applicable to the proposal. 

4.5 Flood Affectation 

As the site is not considered flood control or prone, the proposal does not change any 

flooding behaviour and as such will not have any affectation. 

4.6 Flood Risk Management & Evacuation 

The flood risk on the site is LOW and is manageable as the buildings are protected. The 

access to and from the site is available for all the range of storm events up to the PMF via 

the vehicular and pedestrian accesses off Moseley Street shown on level 2 plan by the 

architect. 
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5 Design Statement 

I, Sam Haddad of S&G Consultants P/L, confirm that this report addresses the requirement 

of SEAR No. 19 “Flood Risk” and relevant State and local legislation, policies and guidelines 

including DCP of Parramatta City Council. I further confirm that none of the information 

contained in the SSDA is false or misleading.  
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A1 Appendix 1 

Survey Plan 
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A2 Appendix 2 

Architectural Plans 
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A3 Appendix 3 

Flood Application (Parramatta City Council) 
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A4 Appendix 4 

Flood Assessment Report (Northrop) 
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