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ACCESSIBLE 

ITEM NUMBER 12.2 

SUBJECT Pedestrian accessways and laneways - Epping Town Centre 

REFERENCE F2017/00210 - D06645680 

REPORT OF Snr Project Officer 

PREVIOUS ITEMS 13.1 - Public road closures at Epping - Council - 10 Dec 2018 
6.30pm        

 
NOTE: This report was deferred from the Council Meeting held on 11 February 
2019 (Item 10.1) to allow for a Ward Briefing Session to be held within the next 
two (2) weeks. A Briefing of Epping Ward Councillors was subsequently held 
on Monday 18 February 2019. 
 
PURPOSE: 
 
The purpose of this report is to explain the strategic analysis on pedestrian links that 
has been undertaken within the Epping Town Centre. 
 
 

RECOMMENDATION 
 
That Council adopt all recommendations contained in Item 13.1 of 10 December 
2018 Council meeting as follows: 
 

1 That Council resolve to permanently close a number of roads (laneways) 
situated between Beecroft Road and Rawson Street, Epping, shaded red 
on Attachment 1. 

 
2 That Council resolve to grant easements and the like, if required, to 

service authorities and adjoining land owners so that access and servicing 
rights are maintained until such time as the former roads (laneways) are 
utilised for redevelopment purposes. 

 
3 That Council resolve, in accordance with section 31 of the Local 

Government Act, 1993, to classify the closed roads (laneways) as 
Operational upon gazettal of the road closure/s. 

 
4 That Council resolve to prepare a Planning Proposal to reclassify Lot 1 

DP176267, Lot 2 DP176267, Lot 2 DP517284, Lot 2 DP221394, Lot 1 
DP175830 and Lot 2 DP731018 from Community to Operational under 
Part 2 of Schedule 4 Classification and reclassification of public land 
under Parramatta Local Environmental Plan 2011 to facilitate the orderly 
development within this area of Epping, shaded blue on Attachment 2. 

 
5 That Council resolve, in principle, that the closed public roads and the 

land identified as Lot 1 DP176267, Lot 2 DP176267, Lot 2 DP517284, Lot 
2 DP221394, Lot 1 DP175830 and Lot 2 DP731018 be sold to the 
adjoining owners and that further reports come back to Council following 
the negotiation of acceptable terms and conditions. 

 
6 That Council, as the roads authority under section 7(4) of the Roads Act 

1993, provide consent, in accordance with section 138 of the Roads Act 
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1993, to the adjoining owners, to undertake excavation works in, on or 
above a public road as shown shaded red on Attachment 3, subject to 
suitable terms and conditions being agreed.  This consent does not 
provide development consent for the purposes of the excavation works. 

 
7 That Council provide consent to the adjoining owners of Lot 2 in 

DP517284, to undertake excavation works on Lot 2 in DP517284, as 
shown shaded blue on Attachment 3 subject to suitable terms and 
conditions being agreed.  This consent does not provide development 
consent for the purposes of the excavation works. 

 
8 Further, that Council resolve that authority is delegated to the Chief 

Executive Officer to sign all documentation, including land owner’s 
consent, in relation to this matter. 

 

 

 
BACKGROUND 

1. A Council report on public road closures at Epping (Item 13.1) was considered 
by Council at its meeting on 10 December 2018. 

2. The report proposed the legal closure of roads (laneways) at Epping, situated 
between Beecroft Road and Rawson Street, and the reclassification of Council 
owned land to facilitate the orderly redevelopment of privately owned properties 
within that block. At the meeting, Council resolved to defer the report, as 
follows:  

That Council defer consideration of this item until it has further 
investigated pedestrian activity in the precinct including the strategic need 
for two or more pedestrian links between Beecroft Road and Rawson 
Street, Epping. Such investigation to consider the use of the lanes and 
roads for activation of the Town Centre and cross access, in, under or 
through developments of the Epping CBD including retention for 
community purposes.  

3. A copy of the Council report is provided as Attachment 1. 

4. The purpose of this report is to outline the strategic analysis on pedestrian links 
that has already been undertaken that incorporates Epping Town Centre. 
Examples include Council’s adoption of Parramatta Ways Walking Strategy 
2017 in March 2017 and the analysis contained in the Epping Planning Review 
Discussion Paper along with an associated Council resolution in August 2017 
to progress this analysis. 

5. The Council resolution also has consequences for the following concurrent 
Development Application processes: 

a. A Development Application being assessed by Council for a mixed use 
development affecting land at 48-54 Beecroft Road and 52-54 Rawson 
Street, Epping (DA/61/2018) proposes a pedestrian through-site link 
that is consistent with the Parramatta DCP 2011 and the recent 
strategic analysis. 

b. A pre-lodgment application for a mixed use development at 54A-68 
Rawson Street and 58-76 Beecroft Road, Epping (PL/182/2018) 
provides two pedestrian through-site links, generally consistent with the 
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location and size outlined in the Parramatta DCP 2011 and the recent 
strategic analysis. 

These applications cannot progress until such time as the recommendations in 
this report are adopted by Council.   

 

DESIRED OUTCOME 

6. With regards to pedestrian accessways in the Epping Town Centre, the desired 
outcome that needs to be achieved is as follows: 

a. That Council’s laneway and pedestrian network does not prevent 
development from achieving its development potential established by 
the development standards (ie. maximum building height and 
floorspace ratio controls) in Parramatta LEP 2011. 

b. That Council amend the relevant planning controls so that the desired 
pedestrian accessways are protected into the future; and 

c. That the identified pedestrian accessways are delivered via the 
development application process. 

 
ACHIEVING THE DESIRED OUTCOME 

Current planning framework 

7. The current planning framework already protects many existing and proposed 
pedestrian accessways within and around Epping town centre. For instance, 
specific provisions for pedestrian links on the western side of the railway line in 
Epping are contained in section 4.1.5 ‘Epping Town Centre’ of Parramatta 
Development Control Plan 2011. Specifically, Diagram 4.1.5.3 in the DCP 
illustrates the pedestrian lanes to be retained or created. Refer to Figure 1 
below. 

Figure 1 - Copy of Figure 4.1.5.3 from Parramatta DCP 2011 
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8. Most of the ‘Existing’ and ‘New’ pedestrian accessways identified in the 
Parramatta DCP are still important as they follow existing desire lines and 
should be maintained into the future. This has been verified by strategic 
analysis undertaken by Council Officers in 2017, discussed in the next section 
below.  

9. It should be noted that the laneways which are utilised for vehicle access (in full 
or part) within the block bounded by Carlingford Road, Beecroft Road and 
Brigdes and Rawson Streets, as shown in Figure 2, are not identified as 
needing ‘to be retained’ in the DCP. This is because: 

a. the block from east to west is not deep (53 metres at its narrowest 
point and 79 metres at its widest point) and can therefore tolerate 
building depths without creating poor urban design outcomes. 

b. retaining the laneways would mean that any redevelopment on the 
adjoining sites would not be able to achieve their respective 
development potential established by the maximum building height and 
floorspace ratio controls in Parramatta LEP 2011. 

10. In light of the above, activation of the vehicle laneway system (shown in Figure 
2) is not seen as a suitable outcome for either urban design outcomes or 
community purposes. 

Figure 2 – Vehicle laneway system not identified as “to be retained” in PDCP 2011 

 

 
Pedestrian accessway analysis undertaken in 2017 

11. Strategic analysis has already been undertaken on pedestrian accessways 
within and around the Epping town centre since 2017 as discussed in the 
sections below. 

Parramatta Ways Walking Strategy 2017 

12. Council’s Parramatta Ways Walking Strategy 2017 which was adopted in 
March 2017, identifies major, intermediate and local routes throughout the 
Epping town centre, as shown in Figure 3. 

 
Figure 3 – Extract from Parramatta Ways 2017 – Detailed Routes figure 
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13. Intermediate Routes provide increased connections in difficult but important 

transport corridors, such as distributor roads, rail corridors, bus routes and 
areas under future development whilst Local Routes form companion routes to 
the larger grid network, adding diversity and flexibility to the many walks and 
experiences of Parramatta Ways. The routes were identified based on 
observed pedestrian activity and desire lines. 

Epping Planning Review Discussion Paper 

14. Epping Planning Review Discussion Paper (June 2017), specifically Chapter 10 
– Public Domain Analysis did two things: 

a. Recognised that the existing pedestrian laneways identified as ‘to be 
retained’ in the PDCP 2011 or as pedestrian thoroughfares in HDCP 
2013) should be retained; and  

b. Identified new pedestrian accessways that should be protected in the 
future based on current pedestrian activity as well as future desire 
lines, particularly for larger and deeper sites. 

15. The through links illustrated in the Discussion Paper (extracted as Figure 4, 
below) were adopted by Council in August 2017 so that Council staff can: 

…prepare appropriate DCP controls…that deliver through links and wider 
footpaths (Item 11.3).  

Figure 4 – Extract from Epping Planning Review Discussion Paper (June 2017) 
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16. The three pedestrian accessways located in the block between Beecroft Road 

and Rawson Street identified as ‘to be retained’ in Parramatta DCP 2011. As 
such, they do not require further amendments to the Parramatta DCP. 

17. Since the through links have been identified and policy amendments are 
programmed and underway, Council Officers recommend that no further 
strategic analysis is required on pedestrian accessways within the Epping town 
centre. Importantly, this does not preclude the identification of new pedestrian 
accessways, should changes be made to site ownership patterns in the town 
centre. 

Footpath widening DCP Amendment 

18. In addition to new pedestrian accessways, Council Officers have also 
implemented controls to allow for the widening of existing footpaths. A footpath 
widening DCP amendment commenced as an urgent policy change in late 
2017 to ensure development applications affecting land with frontage to 
Beecroft Road could secure an additional 1.5 metres of footpath on Beecroft 
Road. The DCP amendment was exhibited between January and February 
2018 and came into effect in April 2018. The Development Application 
DA/61/2018 was subsequently amended to deliver the required footpath 
widening. 
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Relevant Development Applications 

19. As Development Applications are lodged with the City of Parramatta, 
assessment staff are responsible for ensuring that pedestrian accessways are 
delivered in accordance with Council policy, either draft or adopted.  

20. Within the Epping town centre and surrounds, a number of Development 
Applications affecting pedestrian through links are currently under assessment. 
Relevant staff from the City of Parramatta’s City Significant Development, Land 
Use Planning and Urban Design teams are ensuring that these applications are 
providing pedestrian through links via their associated public domain and 
embellishment works. These Development Applications or pre-lodgments and 
their respective pedestrian accessways are discussed below. 

48-54 Beecroft Road and 52-54 Rawson Street  

21. A Development Application affecting land at 48-54 Beecroft Road and 52-54 
Rawson Street, Epping (DA/61/2018) was lodged on 25 January 2018. The 
Application proposes a shop top housing development comprising: 

a. A two to three level podium containing retail tenancies and a child care 
centre; 

b. 130 residential apartments; 

c. Construction and embellishment of a pedestrian accessway and 
publicly accessible plaza; and 

d. Associated public domain and landscaping works. 

22. This development application proposes to construct and embellish a pedestrian 
accessway along the southern boundary of the site between Rawson Street 
and Beecroft Road, consistent with the location identified in Parramatta 
DCP 2011 and the more recent strategic studies, as shown in Figure 5 below. 

Figure 5 - Extract of Figure 4.1.5.3 from PDCP 2011 and pedestrian accessway being delivered by 

DA/61/2018 (as circled in red). 
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23. This development also includes a 2 metre wide publicly accessible building 
setbacks to both Rawson Street and Beecroft Road to provide for improved 
pedestrian amenity, consistent with the April 2018 amendment to the 
Parramatta DCP. 

24. Since the development application is delivering a pedestrian accessway 
consistent with the DCP and which has satisfied urban design and public 
domain issues, Council Officers consider that it is acceptable in this regard. 

54A-68 Rawson Street and 58-76 Beecroft Road 

25. A pre-lodgment application, affecting land at 54A-68 Rawson Street and 58-76 
Beecroft Road, Epping as shown in Figure 5 below, has been lodged. It was 
lodged on 14 November 2018 and proposes a mixed use development. 

Figure 6 - Lyon Group landholdings (refer to yellow coloured land) 

 
 

26. The DCP recommends two pedestrian accessways between Beecroft Road 
and Rawson Street across this land. One link along the northern boundary, and 
one link in the location of the existing open-air pedestrian accessway in the 
middle of the site, as shown in Figure 7 below. 

Figure 7 - Extract of Figure 4.1.5.3 from Parramatta DCP 2011 
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27. The pre-lodgment documentation envisages two pedestrian accessways in the 

approximate location and of the size anticipated by the DCP controls.  

28. The exact specifications of the pedestrian accessways will be resolved through 
further pre-lodgement discussions and subsequently a development application 
process.  

 

RISKS OF NOT SUPPORTING RECOMMENDATIONS 

29. If adopted, the recommendations contained in Council’s report of 10 December 
2018 (Item 13.1) will enable Council to: 

a. Commence the process to permanently close a number of 
roads/laneways.  This process is to be staged so that it allowed both 
the current development application before Council and the Lyon 
Group pre-lodgment documentation to be more fully assessed in the 
overall context if the area.  The process for the southern area would be 
commenced at a later date. 

b. Grant temporary easements to service authorities and adjoining 
owners until redevelopment is completed. 

c. Classify closed roads as operational upon closure. 

d. Reclassify community land as operational land. This will formally 
commence by way of a separate report to Council seeking 
endorsement of a planning proposal to reclassify land for the purposes 
of a Gateway determination. 

e. Commence the sale process with adjoining owners, of the various 
areas of proposed road closures and Council land. 

f. Permit adjoining owners to undertake works in, on or above a public 
road in the interim period until the formal road closures are completed. 

g. Permit adjoining owners to undertake works on Council-owned land 
prior to reclassification. 

h. Give the CEO certain delegations, including to provide land owner’s 
consent, regarding the above matters. 

30. If Council does not adopt the recommendations contained within Item 13.1 of 
10 December 2018 and included in this report, Council risks impacting on the 
application outcomes and processes for 48-54 Beecroft Road & 52-54 Rawson 
Street and 54A-68 Rawson Street & 58-76 Beecroft Road, and any forthcoming 
Development Applications in the short term. 

Consequences to 48-54 Beecroft Road & 52-54 Rawson Street 

31. While the site enjoys existing vehicular access from the northern laneway, the 
applicant requires land owner’s consent (Recommendation 8 of this report) to 
access their site over the community land portion of the laneway.  

32. Not providing such consent may have legal implications and may prompt the 
applicant to appeal against non-determination (deemed refusal) of the 
Development Application to the NSW Land and Environment Court.  In this 
instance, the NSW Land and Environment Court could grant consent to the 
application. 
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33. There is also the possibility that the applicant could lodge an appeal under 
Section 88K of the Conveyancing Act 1919 to force Council to grant access 
over the Council-owned land.  This action would have the additional impact on 
Council and the Lyon Group proposal that this right would be difficult to remove, 
preventing the orderly development of this area. 

Consequences to 54A-68 Rawson Street & 58-76 Beecroft Road 

34. The applicant requires land owner’s consent (Recommendation 8) to submit a 
development application which includes the Council-owned community 
classified land and the various laneways north of 54 Rawson Street and 
54 Beecroft Road. 

35. To implement any development consent, the applicant requires Council to 
commence reclassification and road closure processes (Recommendations 1 – 
7 of this report) as soon as possible. 

36. Consideration could also be given to dealing with both the road closures and 
the reclassification of Council land, in relation to the Development Applications, 
through the granting of Deferred Commencement consents.  This will provide 
both proponents with certainty in relation to their applications. 

 

CONCLUSION 

37. In light of the information contained in this report, it is considered that: 

a. Sufficient analysis on pedestrian accessways within and around the 
Epping Town Centre has been undertaken. The work does not 
preclude the identification of new pedestrian links, should land 
ownership patterns identify opportunities for new pedestrian 
accessways. There are also sufficient protections in place for 
pedestrian accessways within Parramatta DCP 2011 and Hornsby 
DCP 2013. 

b. Internal processes within Council are ensuring that development 
applications are delivering pedestrian accessways consistent with the 
Parramatta DCP 2011 and analysis undertaken in 2017. 

c. The recommended closure and reclassification processes meet the 
requirements of relevant legislation as outlined in the report of 
10 December 2018. 

d. Any further delay in the determination of 48-54 Beecroft Road & 52-54 
Rawson Street could prompt the applicant to lodge a deemed refusal 
appeal to the NSW Land and Environment Court. 

e. Any further delay in granting the consents and the formal 
commencement of the reclassification processes are likely to cause 
delays to the redevelopment of land at 54A-68 Rawson Street and 58-
76 Beecroft Road, Epping. 
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