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1.0 Introduction 

This report has been prepared by Taylor Thomson Whitting (TTW) to support the Review of Environmental 
Factors (REF) submission for the proposed Oxford Falls Grammar School carpark development. It covers flood 
risk and the associated flood planning levels that have been adopted for the site. The ground level and level 1 
of the proposed development is shown in Figure 1 and Figure 2 respectively. Habitable floor areas are limited 
to Level 1 with non-habitable areas located at ground level. Finished floor levels (FFL) are 74.75m and 78.35m 
for ground and level 1 respectively.   

 

Figure 1 - Proposed development - Ground level plan 
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Figure 2 - Proposed development - Level 1 plan 

 

2.0 Guidance documents  

The following have informed the assessment of flood risk, and associated flood planning levels, in this report: 

▪ State Environmental Planning Policy (Infrastructure) 2007; 

▪ NSW Floodplain Development Manual (April 2005); 

▪ Warringah Development Control Plan (2011); 

▪ Northern Beaches Council - Flood Prone Land Design Standard; and 

▪ Narrabeen Lagoon Floodplain Risk Management Plan – Revised Draft (September 2018). 
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3.0 Flood Risk 

Flood affected land is considered environmentally sensitive and thus needs to be considered under the SEPP 
(Infrastructure) 2007. The flood risk has been assessed in line with the NSW Floodplain Development Manual. 
Prescriptive controls from the Warringah Development Control Plan are not a requirement of the SEPP, 
however they have been assessed as they represent good practice guidance.     
 
Section ‘E11 Flood Prone Land’ of the Warringah Development Control Plan (DCP) provides the prescriptive 
controls that may be applied to development on flood prone land. It outlines the following steps to be followed: 

(a) Determine the Flood Risk Precinct;  

(b) Determine the Land Use Category; 

(c) Check if the proposal will satisfy the applicable prescriptive controls; and 

(d) Where prescriptive controls are not satisfied or require the preparation of a Flood Management Report, 
then such a report shall be prepared. 

3.1 Flood Risk Precinct 

The site falls within the Narrabeen Lagoon Flood Study (September 2013) produced by BMT WBM. A copy of 
the flood model was obtained from Council. Unfortunately, it was not possible to run the model due to use of 
a MORPH module, which is not commercially available, and numerous run errors. It was possible to interrogate 
the results file which highlighted an anomaly in water levels upstream of the Dreadnought Road culvert (refer 
Figure 3). This artificially raised water levels diverting flow over the school sports field. It should be noted that 
the online mapping tool for determining the Flood Risk Precinct, available on the Northern Beaches Council 
website Planning Controls page, is based on the Council flood model. Due to the water level error in the model 
a site-specific flood model has been developed for the site to determine flood planning levels.  
 
 
 

 
Figure 3 - Dreadnought Road culvert water level anomaly (Narrabeen Lagoon Flood Study)  
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The site specific flood study shows the development is within the Low Flood Risk Precinct, with the exception 
of a portion of the stairs in the south east corner which is within Medium Flood Risk Precinct. The Low Flood 
Risk Precinct is all flood prone land (i.e. below the PMF) that is above the 1% AEP. The western side of the 
stairs protrudes into the 1% AEP flood extents, but is not subject to a high hydraulic hazard, so is classified as 
a Medium Flood Risk Precinct (refer to Figure 4). As the development is in more than one precinct the controls 
for the Medium Flood Risk Precinct have been adopted.    
  
 
 

 
Figure 4 - Existing 1% AEP flood depths (TTW site specific flood model)  

3.2 Land Use Category 

As an educational establishment the proposed Oxford Falls Grammar School development falls under the 
‘Vulnerable Uses’ land use category as shown in Figure 5.  
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Figure 5 - Land Use Groups (Table 1, E11 Flood Prone Land, Warringah DCP) 

3.3 Prescriptive Controls 

The prescriptive controls for ‘Medium Flood Risk Precincts’ and ‘Vulnerable Uses’ in the Warringah DCP are 
shown in Figure 6.  

 

  
Figure 6 - Prescriptive Controls for Medium Flood Risk Precincts (Matrix 1, E11 Flood Prone Land, Warringah DCP 
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3.3.1 Flood Effects caused by Development - A 

The applicable Flood Effects caused by Development prescriptive controls are shown in Figure 7.  
 

Figure 7 - Flood Effects caused by Development prescriptive controls (E11 Flood Prone Land, Warringah DCP) 

Prescriptive control A4 is particularly onerous and exceeds standard practice to comply with the NSW 
Floodplain Development Manual. The proposed development will ensure there are no adverse impacts on 
flood levels, velocities, or surrounding properties in the 1% AEP event. The PMF will be considered with respect 
to safe flood evacuation routes.  
 

3.3.2 Floor Levels - F 

The applicable Floor Level prescriptive controls are shown in Figure 8. These refer to the 1% AEP, Flood 
Planning Level, and Probable Maximum Flood (PMF). All habitable floor space is located on level 1 of the 
proposed building and above the PMF.  
 

 
Figure 8 - Floor Level prescriptive controls (E11 Flood Prone Land, Warringah DCP) 
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The floodway referenced in F2 is defined in the Warringah DCP as shown below: 
 

 
Figure 9 - 'Floodway' definition (E11 Flood Prone Land, Warringah DCP) 

The floodway could therefore be taken to be the top of bank level of the existing creek. The 1% AEP event is 
contained within the creek, and thus the floodway will be unaffected by the proposed works.    
 

3.3.3 Car Parking – G 

The applicable Car Parking prescriptive controls are shown in Figure 10. G6 is not relevant as carports are not 
proposed. There is no basement parking proposed so any enclosed or elevated parking structures, as 
described in G9 and G10, would also be bound by the floor level prescriptive controls F2 and F7. 
 

 
Figure 10 - Car Parking prescriptive controls (E11 Flood Prone Land, Warringah DCP) 

3.3.4 Prescriptive Controls B, C, D, E, and H 

The applicable prescriptive controls for the following are shown in Figure 11: 

▪ B – Drainage Infrastructure and Creek Works; 

▪ C – Building Components & Structural; 

▪ D – Storage of Goods; 

▪ E – Flood Emergency Response; and 

▪ H – Fencing. 
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Whilst these must be complied with, they are generally addressed through a Flood Management Plan and 
elements of the detailed design. It should be noted E2 requires a ‘shelter in place’ to be provided above the 
PMF. This will be the first floor of the proposed building which will be accessible by multiple stairs.     
 

 
Figure 11 - Prescriptive controls B, C, D, E and H (E11 Flood Prone Land, Warringah DCP) 

3.3.5 Pedestrian Link Bridge 

The proposed pedestrian link bridge structure, joining the proposed development with existing Block K, would 
be bound by the floor level prescriptive control F2 described in section 3.3.1. That is the underside of structure 
should be above the flood planning level of the 1% AEP event + 500mm freeboard.   
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4.0 TTW site specific flood model 

4.1 Model development  

As discussed in Section 3.1 a site-specific flood model has been developed due to issues with the Narrabeen 
Lagoon Flood model received from Council. The baseline TUFLOW model included the following: 
 

▪ Detailed topographical survey for existing ground levels; 

▪ Extent of existing buildings modelled; 

▪ Existing bridges modelled from topographical survey; 

▪ Existing Dreadnought Road culvert modelled from topographical survey; 

▪ Existing Wakehurst Parkway culvert consistent with Council model; 

▪ Catchment areas consistent with Council model; and 

▪ Inflow applied upstream of Dreadnought Road culvert to eliminate water level anomaly in Council model. 

4.2 Model results 

Figure 12, Figure 13 and Figure 14 show the existing flood depth, proposed flood depth and flood level for the 
1% AEP event. Figure 15 shows the change in flood level between the existing and proposed scenarios. This 
confirms that the proposed development has a negligible effect on flood levels and thus will not adversely 
impact downstream or upstream properties. Figure 16 shows the proposed flood level in the PMF event. 
Habitable floor area is limited to Level 1 (FFL 78.35m) which is comfortably above the PMF level (about 75-
75.5m).  
 

 
Figure 12 - 1% AEP Existing flood depth 
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Figure 13 - 1% AEP Proposed flood depth 

 
Figure 14 - 1% AEP Proposed flood level 
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Figure 15 - 1% AEP Change in flood level between existing and proposed 

 

 
Figure 16 - PMF Proposed flood level
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5.0 Flood Prone Land Design Standard 

The Northern Beaches Council Flood Prone Land Design Standard provides detailed specifications for 
development on flood prone land in support of the prescriptive controls outlined in Section 3.3. The applicable 
specifications are shown in Figure 17. 
 

 
Figure 17 - Flood Prone Land Design Standard specifications (Northern Beaches Council) 
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6.0 Riparian Zone 

There is a Riparian Zone located to the east of the proposed development as shown in Figure 19. Any works 
undertaken on waterfront land within 40m of the watercourse top of bank may require a Controlled Activity 
Approval. The creek is a 1st order stream as shown in Figure 18. This means the vegetated riparian zone (VRZ) 
may be reduced to 10m either side of the top of bank, subject to review by the Department of Primary 
Industries. There is ongoing dialogue with the Department of Primary Industries and the required 
documentation will be submitted at the appropriate time including detailed plans showing proposed works 
relative to the existing and proposed bed and bank profiles and water levels. Refer to Appendix C for the 
Department of Primary Industries Guidelines related to riparian corridors on waterfront land. 

For outlet structures into the creek, water run-off from the site will need to be controlled in both quality and 
quantity. Stormwater quality treatment devices and onsite stormwater detention (OSD) have been included 
(refer to Civil REF drawings).  

 

Figure 18 - Sixmaps maps identifying creek as 1st order (min. 1:25000) 
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Figure 19 - Riparian Zone (Department of Planning and Environment) 
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7.0 Conclusion 

The proposed development has been assessed through the development of a site-specific flood model. Below 
are the key recommendations that have been incorporated into the design to ensure the flood criteria has been 
met: 
 

▪ Habitable floor areas have been located on Level 1 (FFL 78.35m) above the PMF in the proposed 
design; 

▪ Non-habitable floor areas on ground level (74.75m) have been located above the Flood Planning Level 
in the proposed design;  

▪ There no adverse impact on flood levels including downstream and upstream properties in the 1% AEP 
event; and 

▪ ‘Shelter in place’ flood evacuation routes are provided to Level 1 above the PMF and access to the 
adjacent school buildings is available via the second level pedestrian bridge. 
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Appendix A 

Riparian Zone extent 
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Appendix B 

Flood Prone Land Design Guide 

  



Flood Prone Land Design Standard  

This design standard provides detailed specifications for development on flood prone land in support of the 
Flood Prone Land clause in the: 

• Manly Development Control Plan (2013) 

• Warringah Development Control Plan (2011) 

• Pittwater 21 Development Control Plan (2015) 

 

A1 

The development has been designed and can be constructed so that in a 1%AEP 
flood event: 

(a) There is no net loss of flood storage/ floodway; 
(b) There are no adverse changes in flood levels and velocities caused by 
alterations to the flood conveyance;  
(c) There are no adverse effects on surrounding properties; and 
(d) It is sited to minimise exposure to flood hazard. 
 
Where relevant certification shall also be provided in Northern Beaches Council's 
Standard Certification Form (Form A in Flood Risk Management Policy for 
Development) to this effect. 

B1 

The development has been designed and can be constructed so that in a 1% AEP 
flood event: 

(a) There is no loss of flood storage/floodway; 
(b) There are no adverse effects on surrounding properties; 
(c) The works do not have an adverse impact on the environment. (This includes 
but is not limited to the altering of natural flow regimes, the clearing of riparian 
vegetation, artificial modification of the natural stream, such as by relocation, piping 
etc, in accordance with Council’s Protection of Waterways and Riparian Land 
Policy).   
 
Certification shall also be provided in Northern Beaches Council's Standard 
Certification Form (Form A in Flood Risk Management Policy for Development) to 
this effect. 

F2 

For suspended pier/pile footings, there must also be sufficient openings in perimeter 
walls located below the 1% AEP flood level to allow for the flood waters to flow 
through unimpeded: 
 
a) The underfloor area of the dwelling below the 1% AEP flood level is to be 
designed and constructed to allow clear passage of floodwaters, and 
(b) 50-75% of the perimeter of the underfloor area is of an open design between the 
natural ground level and the 1% AEP flood level. Only 25-50% of the perimeter 
would be permitted to be solid, and 
(c) No solid areas of the perimeter of the underfloor area would be permitted in a 
floodway. 

F9 

It must be demonstrated that: 
 
(a) The Flood Planning Level is more than 1 metre above the typical existing ground 
level, and 
(b) The maximum footprint of the foyer is limited to 15 square metres, and 
(c) The foyer is not used for habitable purposes, and 
(d) All structural elements, external finishes and internal finishes are constructed 
from flood compatible materials, and 
(e) All electrical services, power points, fittings and equipment are located above 
the Flood Planning Level. 

F10 

It must be demonstrated that: 
 
(a) The development is located within an existing Business Zone and; 
(b) The minimum floor level of the first internal 5 metres from one street front only, is 
no lower than the adjacent footpath level, and 



(c) The maximum internal distance from the front of the building is 5 metres, and 
(d) The maximum area for each individual premises below the Flood Planning Level  
is 30 square metres, and 
(e) There is direct internal access between areas above and below the  Flood 
Planning Level  for each individual premises, and 
(f) All new and existing structural elements, external finishes and internal finishes 
below the  Flood Planning Level  are constructed from flood compatible materials, 
and 
(g) All electrical services, power points, fittings and equipment are located above 
the Flood Planning Level, and 
(h) All internal areas below the Flood Planning Level are assumed to be enclosed 
and so will not be available to form an offset for floodplain storage volume. 
 

G4 

Vehicle barriers or restraints (such as mounding, bunding, louvers or similar) that 
redirect and/or exclude floodwaters will not be permitted. Perimeter walls/louvers 
installed as vehicle barriers or restraints are to be of an open design, where 50-75% 
of the perimeter walls/louvers are ‘open’ between natural ground level and the Flood 
Planning Level. Only 25-50% of the perimeter walls/louvers would be permitted to 
be ‘solid’, openings should permit a 75 mm sphere to pass through, and should not 
impede the flow of water 

G6 

Car ports must: 

(a) Be of an open design, where 50-75% of the perimeter walls are ‘open’ between 
natural ground level and the Flood Planning Level. Only 25-50% of the perimeter 
wall would be permitted to be ‘solid’, openings should permit a 75 mm sphere to 
pass through, and should not impede the flow of water; and 
(b) Constructed of flood compatible material. 

G8 

It must be demonstrated that: 
(a) The Flood Planning Level is more than 1.5m above the typical existing ground 
level, and 
(b) All structural elements, external finishes and internal finishes below the  Flood 
Planning Level  are constructed from flood compatible materials, and 
(c) All electrical services, power points, fittings and equipment are located above the 
Flood Planning Level, and 
(d) 50-75% of the perimeter walls are ‘open’ between natural ground level and the 
Flood Planning Level. Only 25-50% of the perimeter would be permitted to be 
‘solid’, Openings should permit a 75 mm sphere to pass through, and should not 
impede the flow of water, and 
(e) Internally there are no solid dividing walls within the carparking area, and 
(f) No ‘storage cages’ are permitted within the carparking area below the Flood 
Planning Level, and 
(g) Prominent signage is displayed that warns of the possibility of flooding and that 
personal goods other than vehicles must not be stored in the carparking area, and 
(h) Vehicle barriers or restraints will be provided to prevent floating vehicles leaving 
the carparking area. 

H1 

Fencing (including pool fencing, boundary fencing, balcony balustrades and 
accessway balustrades) shall be open for passage of flood waters - All new fencing 
on the property must be flood compatible with 50-75% of the fence being of an open 
design between the natural ground level and the Flood Planning Level. Only 25-
50% of the perimeter fence would be permitted to be solid. Openings should permit 
a 75 mm sphere to pass through, and should not impede the flow of water. 
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Appendix C 

Guidelines for Riparian Corridors 

 



 

 

CONTROLLED ACTIVITIES ON WATERFRONT LAND 

Guidelines for riparian corridors on 
waterfront land 
Controlled activities carried out in, on or under waterfront land are regulated by the Water Management 
Act 2000 (WM Act). The NSW Office of Water administers the WM Act and is required to assess the 
impact of any proposed controlled activity to ensure that no more than minimal harm will be done to 
waterfront land as a consequence of carrying out the controlled activity.  

Waterfront land includes the bed and bank of any river, lake or estuary and all land within 40 metres of the 
highest bank of the river, lake or estuary.  

This means that a controlled activity approval must be obtained from the Office of Water before 
commencing the controlled activity. 

What is a riparian corridor? 
A riparian corridor (RC) forms a transition zone between the land, also known as the terrestrial 
environment, and the river or watercourse or aquatic environment. Riparian corridors perform a range of 
important environmental functions such as:  

 providing bed and bank stability and reducing bank and channel erosion 

 protecting water quality by trapping sediment, nutrients and other contaminants 

 providing diversity of habitat for terrestrial, riparian and aquatic plants (flora) and animals (fauna) 

 providing connectivity between wildlife habitats 

 conveying flood flows and controlling the direction of flood flows 

 providing an interface or buffer between developments and waterways  

 providing passive recreational uses. 

 

The protection, restoration or rehabilitation of vegetated riparian corridors is important for maintaining or 
improving the shape, stability (or geomorphic form) and ecological functions of a watercourse.  

Changes to controlled activities within riparian corridors 
On 1 July 2012 new rules commenced regarding controlled activities within riparian corridors. The new 
rules amend the riparian corridor widths that apply to watercourses, providing more flexibility in how 
riparian corridors can be used and making it easier for applicants to determine the Office of Water 
controlled activity approval requirements. Key aspects of the changes include: 

 Provision of greater flexibility in the allowable uses and works permitted within riparian corridors. 

 The core riparian zone and vegetated buffer have been combined into a single vegetated riparian 
zone (VRZ). 

 The width of the VRZ within the riparian corridor has been pre-determined and standardised for 
first, second, third and fourth order and greater watercourses. 

 Where suitable, applicants may undertake non-riparian corridor works or development within the 
outer 50 per cent of a VRZ, as long as they offset this activity by connecting an equivalent area to 
the RC within the development site. 

 A new ‘riparian corridors matrix’ enables applicants to determine what activities can be considered 
in riparian corridors. 

 



Controlled activities on waterfront land - Guidelines for riparian corridors on waterfront land 

These changes will simplify the controlled activities application and assessment process, provide greater 
flexibility, help make more land available for housing, support floodplain, stormwater and bush fire 
management, and allow riparian corridors to be used for public amenity whilst continuing to deliver 
environmental outcomes required under the WM Act. 

The riparian corridor consists of: 

 the channel which comprises the bed and banks of the watercourse (to the highest bank) and 

 the vegetated riparian zone (VRZ) adjoining the channel. 

 

Figure 1.  The riparian corridor 

 

 

 

Riparian corridor widths 
The Officer of Water recommends a VRZ width based on watercourse order as classified under the 
Strahler System of ordering watercourses and using current 1:25 000 topographic maps (see Figure 2 and 
Table 1).  The width of the VRZ should be measured from the top of the highest bank on both sides of the 
watercourse. 

Figure 2.  The Strahler System Table 1.  Recommended riparian corridor (RC) widths 

 
 

Watercourse type 

VRZ width  

(each side of 
watercourse) 

Total RC width 

1st order 10 metres 20 m + channel width 

2nd order 20 metres 40 m + channel width 

3rd order 30 metres 60 m + channel width 

4th order and greater 
(includes estuaries, 
wetlands and any 
parts of rivers 
influenced by tidal 
waters) 

40 metres 80 m + channel width 

Note: where a watercourse does not exhibit the features of a defined channel with bed and banks, the Office of 
Water may determine that the watercourse is not waterfront land for the purposes of the WM Act 

 

2    NSW Office of Water, July 2012 



Controlled activities on waterfront land - Guidelines for riparian corridors on waterfront land 

Objectives for riparian corridor management 
The overarching objective of the controlled activities provisions of the WM Act is to establish and preserve 
the integrity of riparian corridors. 

Ideally the environmental functions of riparian corridors should be maintained or rehabilitated by applying 
the following principles: 

 Identify whether or not there is a watercourse present and determine its order in accordance with 
the Strahler System. 

 If a watercourse is present, define the RC/VRZ on a map in accordance with Table 1. 

 Seek to maintain or rehabilitate a RC/VRZ with fully structured native vegetation in accordance 
with Table 1. 

 Seek to minimise disturbance and harm to the recommended RC/VRZ. 

 Minimise the number of creek crossings and provide perimeter road separating development from 
the RC/VRZ. 

 Locate services and infrastructure outside of the RC/VRZ. Within the RC/VRZ provide multiple 
service easements and/or utilise road crossings where possible. 

 Treat stormwater run-off before discharging into the RC/VRZ. 

 

The Office of Water however, does allow for a range of works and activities on waterfront land and in 
riparian corridors to better meet the needs of the community, so long as they cause minimal harm as 
outlined in the riparian corridor matrix below. 

Riparian corridor matrix 
The riparian corridor matrix enables applicants to identify certain works and activities that can occur on 
waterfront land and in riparian corridors.  Applicants should note that the matrix relates to controlled 
activity approvals under the WM Act only.  They are still required to comply with other relevant 
government legislation, such as threatened species, flood planning levels and fisheries guidelines. 

Table 2.  Riparian corridor matrix 

Detention 
basins 

Road crossings Stream 
order 

Vegetated 
Riparian 

Zone 
(VRZ) 

RC off-
setting 
for non 

RC uses 

Cycleways
and paths 

Only 
within 
50% 
outer 
VRZ 

Online 

Stormwater 
outlet 

structures 
and 

essential 
services 

Stream 

realignment 

 Any Culvert Bridge 

1st 10m ● ● ● ● ● ● ●   

2nd 20m ● ● ● ● ●  ●   

3rd 30m ● ● ●  ●   ● ● 

4th + 40m ● ● ●  ●   ● ● 

Key 

Stream order: The watercourse order as classified under the Strahler System based on 1:25,000, 
1:50,000 or 1:100,000 topographic maps whichever is the smallest scale available. A full list is provided at 
Part 2, Schedule 2 of the Water Management (General) Regulation 2011. 

Vegetated riparian zone (VRZ): The required width of the VRZ measured from the top of the high bank 
on each side of the watercourse. 

Riparian corridor (RC) off-setting for non RC uses: Non-riparian uses, such as Asset Protection Zones  

are allowed within the outer 50 per cent of the VRZ, so long as offsets are provided in accordance with the 

averaging rule as seen in Figure 3. 

3    NSW Office of Water, July 2012 
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Cycleways and paths: Cycleways or paths no wider than four metres total disturbance footprint can be  
built in the outer 50 per cent of the VRZ. 

Detention basins: Detention basins can be built in the outer 50 per cent of the VRZ or online where  

indicated. Refer to the Office of Water’s Controlled activities. Guidelines for outlet structures and  

Controlled activities. Guidelines for instream works. Online basins must: 

 be dry and vegetated 

 be for temporary flood detention only with no permanent water holding 

 have an equivalent VRZ for the corresponding watercourse order 

 not be used for water quality treatment purposes. 

Stormwater outlet structures and essential services: Stormwater outlets or essential services are 
allowed in the RC. Works for essential services on a fourth order or greater stream are to be undertaken 
by directional drilling or tied to existing crossings. Refer to the Office of Water’s Controlled activities. 

Guidelines for laying pipes and cables in watercourses and Controlled activities. Guidelines for outlet  

structures. 

Stream realignment: Indicates that a watercourse may be realigned. Refer to the Office of Water’s  

Controlled activities. Guidelines for instream works. 

Road crossings: Indicates permitted road crossing methods. Refer to the Office of Water’s  
Controlled activities. Guidelines for watercourse crossings and NSW DPI policy and guidelines for fish 
friendly waterway crossings for Class 1 and 2 waterways. 

What is the averaging rule? 
Non riparian corridor works and activities can be authorised within the outer riparian corridor, so long as 
the average width of the vegetated riparian zone can be achieved over the length of the watercourse 
within the development site. That is, where appropriate 50 per cent of the outer vegetated riparian zone 
width may be used for non-riparian uses including asset protection zones, recreational areas, roads, 
development lots and infrastructure. However, an equivalent area connected to the riparian corridor must 
be offset on the site (see Figure 3) and the inner 50 per cent of the vegetated riparian zone must be fully 
protected and vegetated with native endemic riparian plant species. 

Bridges, cycleways, paths, stormwater oulets and other essential services do not need to be offset, but 
must comply with the requirements set out in the riparian corridor matrix (Table 2) and other relevant 
Office of Water controlled activities guidelines.  Offline detention basins do not need to be offset so long 
as there is an equivalent VRZ for the corresponding watercourse and they are built in compliance with the 
Office of Water’s Controlled activities: Guidelines for watercourse crossings and Controlled activities: 
Guidelines for in-stream works. If a proposed basin will not have an equivalent VRZ for the corresponding 
watercourse, it may still be built in the outer 50 per cent of the VRZ but must be offset. 

The averaging rule should generally be applied to cleared waterfront land.  Development proposals 
involving waterfront lands that contain existing native vegetation should seek to preserve that riparian 
vegetation in accordance with the minimum riparian corridor requirements outlined in Table 1. 

Figure 3.  Averaging rule 
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Applications for controlled activity approvals 
Applications for controlled activities approvals should be informed by the riparian corridor matrix shown in 
Table 2 and prepared using the Application for a Controlled Activity Approval for works on waterfront land 
form and the Guideline for completing an application for a Controlled Activity Approval. 

Other controlled activity guidelines are available on the Office of Water website and outline relevant 
considerations for applicants when proposing activities and works on waterfront lands. 

Streamlined assessment 

Where applications are presented in accordance with the riparian corridor matrix (Table 2) and other 
Office of Water controlled activity guidelines, they will be assessed under a streamlined process. This may 
decrease the amount of time it takes the Office of Water to make a determination, saving applicants time 
and money. 

Applications that do not conform to the matrix and/or relevant Office of Water controlled activity guidelines 
will continue to be subject to merit assessment to ensure that the proposals meet the requirements of the 
WM Act. All applications will still need to demonstrate that minimal harm will occur to waterfront land 
before a controlled activity approval will be issued. 

Where do I go for additional information? 

Find out more about controlled activities at the Office of Water website www.water.nsw.gov.au. 

Contact us 

Contact a water regulatory officer as listed on the Office of Water website www.water.nsw.gov.au, free call 
the licensing information on 1800 353 104 or email information@water.nsw.gov.au. 

© State of New South Wales through the Department of Trade and Investment, Regional Infrastructure and Services 2012. You may copy, distribute 
and otherwise freely deal with this publication for any purpose, provided that you attribute the Department of Trade and Investment, Regional 
Infrastructure and Services as the owner. 

Disclaimer: The information contained in this publication is based on knowledge and understanding at the time of writing (June 2012). However, 
because of advances in knowledge, users are reminded of the need to ensure that information upon which they rely is up to date and to check currency 
of the information with the appropriate officer of the Department of Primary Industries or the user’s independent adviser. 

Published by the Department of Primary Industries, a division of NSW Department of Trade and Investment, Regional Infrastructure and Services. 
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