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13.7 OCM25-29 DEFERRED FROM INQUORATE PTE COMMITTEE (22/09/2025) – PTE25-46 Adoption of Epping Town Centre Master Plan 

{move-from-minutes-start-do-not-remove} 

 

REPORT NAME OCM25-29 DEFERRED FROM INQUORATE PTE COMMITTEE 
(22/09/2025) – PTE25-46 Adoption of Epping Town Centre 
Master Plan 

REPORT OF Team Leader City Projects   
 
 
BRIEFING DATE:   10 September 2025 
 
PURPOSE: To seek Council's adoption of the Epping Town Centre Master Plan. 
 
RECOMMENDATION: 
 
(a) That Council adopt the amended Epping Town Centre Master Plan provided 

at Attachment 1. 

(b) That the CEO prepare a scope to commission a detailed Traffic and Transport 
study to verify the proposed traffic and transport improvements in the Master 
Plan. 

(c) That Council endorse the preparation of amendments to Part 8.1.1.1 Epping 
Central of the Parramatta DCP 2023 consistent with the interim Design 
Guidelines exhibited in the Master Plan, provided at Attachment 1, to be 
exhibited as amendments to the DCP as part of the upcoming PDCP 2023 
Housekeeping and Supplementary Matters Amendment.   

(d) That Council authorise the CEO to make any minor amendments and 
corrections of a non-policy and administrative nature to the Master Plan that 
may arise during the finalisation processes. 

 
BACKGROUND 
 
1. At its meeting on 12 August 2024, Council resolved: 

That Council approves the high-level scope detailed in this report for the preparation 
of a master plan for the Epping Town Centre, subject to the analysis of the Rawson 
Street car park site being limited to guiding the future provision of public car parking 
and community and recreational uses only and providing a clear link between 
Rawson Street and Boronia Park. 

2. At its meeting on 23 June 2025, the Planning, Transport and Environment 
Committee recommended to Council that the Epping Town Centre Master 
Plan be placed on public exhibition - Planning, Transport and Environment 
Committee Meeting - 23 June 2025).   

3. At its meeting on 14 July 2025, Council resolved: 

(a) That Council approve the draft Master Plan for Epping Town Centre held at 
Attachment 1, for the purpose of public exhibition for a period of 28 days.  

https://hsdocssuite.blob.core.windows.net/docassembler-web-publishing/936d3116-276b-4089-9859-982893b5f23b/78b3803f-e81a-4dbe-b35b-fbc3d3e7836e/23%20June%202025%20-%20Agenda%20-%20Planning,%20Transport%20and%20Environment%20Committee.pdf?sv=2023-01-03&si=docassembler-web-publishing-18C143F0A12&sr=c&sig=MtRove4t0uZK38WJBP8ve7kY5tT6nhv8O3CCOzmyCM4%3D
https://hsdocssuite.blob.core.windows.net/docassembler-web-publishing/936d3116-276b-4089-9859-982893b5f23b/78b3803f-e81a-4dbe-b35b-fbc3d3e7836e/23%20June%202025%20-%20Agenda%20-%20Planning,%20Transport%20and%20Environment%20Committee.pdf?sv=2023-01-03&si=docassembler-web-publishing-18C143F0A12&sr=c&sig=MtRove4t0uZK38WJBP8ve7kY5tT6nhv8O3CCOzmyCM4%3D
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(b) That a report be submitted to Council following public exhibition, detailing the 
outcomes of the exhibition.  

4. The draft Epping Town Centre Master Plan was publicly exhibited from 
Wednesday 16 July to Monday 18 August 2025. 

 
EPPING TOWN CENTRE MASTER PLAN  
 
5. The draft Epping Town Centre Master Plan, illustrated in Figure 1 below and 

detailed report at Attachment 1, identifies the aspirational built form and 
public domain outcomes contingent on successful traffic modelling and 
provision of potential future community facilities. 

 
Figure 1: Epping Town Centre Master Plan  

 
6. In response to two rounds of community and stakeholder engagement, key 

concerns were identified: traffic, parking, an aging public domain and 
buildings, a lack of connectivity within the precinct and a lack of community 
facilities.  These insights shaped a community-informed vision, opportunities, 
and urban design principles, which guided the development of the Master 
Plan that includes transforming Rawson Street into a destination high street, 
provision of a new town square and community hub, and a new laneway and 
improved connections between the railway and Boronia Park.  

 
PUBLIC EXHIBITION 
 
7. The Epping Town Centre Master Plan was publicly exhibited 16 July to 18 

August 2025. The public exhibition was promoted with 4,800 notification 
letters to nearby property owners; a media release; social media ads; 
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promotion in Council’s e-newsletters; and updates to previously engaged 
members of the community. 

8. The exhibition attracted strong community interest with a total of 284 unique 
submissions received, including 240 online and 44 via email.  

9. A significant majority - 76% of online respondents - expressed support or 
qualified support for the Master Plan indicating ‘Yes or Yes, to an extent’. 19% 
said they do not support the Master Plan, and 5% were unsure. 

10. Positive responses indicated strong support for the overarching principles and 
vision of the Master Plan including enhanced laneway and pedestrian 
connections, notably the proposed link to Epping Railway station, traffic 
improvement initiatives under consideration, strengthened access to Boronia 
Park, provision of basement car parking, and the creation of a community 
hub and civic square.  

 
SUBMISSIONS SUMMARY AND RESPONSE 
11. A comprehensive analysis of the community engagement process is provided 

in the Engagement Evaluation Report at Attachment 3.   

12. A thematic summary of the feedback raised in submissions during the public 
exhibition, is provided below and accompanied by responses from Council 
officers. A more detailed summary is provided in the Engagement Key Themes 
Report at Attachment 2.   

13. Given the strong community support for the Master Plan, the summary below 
focuses on the key issues that required further consideration.  

 

COMMUNITY SUBMISSIONS  
 
Traffic 
14. The feedback questioned matters such as congestion reduction measures on 

Rawson Street, Carlingford Road and Beecroft Road, potential new road 
connections via Council’s car park site, impacts of increased traffic in low-
density areas, and traffic modelling timelines.  

Council Officer Response 
15. In summary, the Master Plan seeks to reduce traffic congestion and improve 

traffic flow by converting Rawson Street to one-way northbound, adding new 
turning lanes onto Carlingford Road, extending Victoria St to Epping Civic 
Place to reduce reliance on Rawson St, dedicated kiss and ride parking to 
reduce turning movement impacts, closing Ray and Cliff Roads to Carlingford 
Road to reduce turning movement disruptions, consolidating flow onto 
Midson and Kent Streets and removing the pedestrian bridge from Beecroft 
Road. 

16. Connecting Victoria Street to Carlingford Road is not desirable due to 
flooding constraints and the pedestrian priority connection to Boronia Park. 
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17. Subject to Council’s endorsement to undertake a Traffic & Transport Study, it 
will seek to verify the recommended road network changes, with amendments 
as required. Careful consideration will be given to balancing traffic impacts 
to local streets with the need to distribute traffic more equitably for all 
residents and visitors.  

Car Parking 

18. Community feedback questioned whether the Master Plan would include 
commuter parking and details around levels of carparking, number of spaces, 
costs to park, and alternative parking options during construction.  

Council Officer Response 
19. Any redevelopment on Council’s land, Epping Civic Place, will be subject to a 

detailed design stage, with car parking, pricing, time limits, number of levels 
and number of spaces to be confirmed. In principle, the quantum of existing 
car parking can physically be accommodated over two or more levels below 
ground.  Further details will be developed at a later stage after further 
detailed design, feasibility and alignment with Council’s strategic priorities 
including the Propoerty Strategy. Any arrangements for alternative offsite 
parking would need to be considered during construction. 

Cycling 
20. Need for connectivity and continuity of cycling infrastructure. Suggestions 

include improving east–west connections and considering dual 
pedestrian/cyclist crossings for better integration. 

Council Officer Response 
21. The proposed cycleway will link to Bridge Street and Carlingford Road bike 

paths and the broader network, consistent with Parramatta Bike Plan 2024.  

Density and Liveability 
22. Concern that the Master Plan is proposing more apartments resulting in 

amenity, environmental, and traffic impacts.  

Council Officer Response 
23. No new development is proposed; the Master Plan aligns with the existing 

Parramatta LEP 2023 height and FSR controls and demonstrates Council’s 
vision for future built form. The Master Plan introduces traffic, parking, and 
public domain upgrades to improve amenity and accommodate a growing 
population, and subject to Council's endorsement, will be verified by a Traffic 
& Transport Study to assess the impacts. 

Epping Civic Place 
24. Concerns relating to the overshadowing of the proposed plaza, and the future 

of Boronia Grove Community Centre and existing library, and the location of 
the future Community Hub.  

Council Officer Response 
25. The Master Plan proposes tower location and separation controls to protect 

solar access. The town square design considers adjoining tower locations.  
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26. The Master Plan identifies the site of the Boronia Grove Community Centre 
as part of a potential future Epping Civic Centre. As the Master Plan 
represents a high-level vision, no definitive decisions have been made 
regarding the centre’s future, and further detailed design and feasibility 
studies are required.  Should the centre be demolished in the future, suitable 
community space will be incorporated into the proposed Community Hub.  

27. In considering the future of Epping Civic Place, the Master Plan also enables 
Council to consider the suitability of a new Community Hub accommodating 
a new library function as part of the broader provision and funding of 
community facilities in Epping.  If the library is to be moved from the 
Pembroke Street site, Council will need to consider the future use of the site, 
including the need for community infrastructure within Epping and alignment 
with Council’s Property Strategy, prior to making a decision about the site. 

Loss of Trees 
28. Concerns about the loss of green cover on local biodiversity, environmental 

and community benefits. 

Council Officer Response 
29. Existing trees have been retained where possible on the Epping Civic Place 

site, subject to a future detailed design stage. Any tree removal will be 
augmented by extensive canopy tree planting on the site. 

30. The design of Rawson Street has prioritised retention of existing street trees 
and allows for additional street trees where gaps currently exist. 

Implementation 
31. Funding of the Master Plan and delivery of traffic and public domain works. 

Council Officer Response 
32. Funding for delivery of assets on Council land will be achieved through a 

range of funding sources including capital works funding, developer 
contributions, and Federal and State grants.  

33. Negotiations with private landowners have been ongoing and will continue in 
response to development proposals. The delivery of public assets within these 
sites will be guided by the Master Plan, including the Epping station 
pedestrian bridge, the realigned pedestrian laneway between Beecroft Road 
and Rawson Street, the widened public domain and new driveways for public 
vehicular circulation over private and public land. 

34. The Master Plan is a strategic vision for the precinct and will develop over the 
long-term. Timing of individual stages are dependent on individual 
landowners, government agencies and availability of funding for Council-
owned projects. 

 
KEY STAKEHOLDER SUBMISSION 
Epping Civic Trust  
35. Supports the Master Plan’s intent to improve amenity and attract people to 

the Town Centre. Supports the Civic Plaza, retail and restaurant activation 
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along Rawson Street - and Rawson Street as a high street, laneways and 
arcades, a diversity of uses, a civic/community hub with library and meeting 
rooms, and active transport/cycleways.  Raises concerns about funding and 
project timing, and funding to deliver the Master Plan, the need for more 
recreational open space, planning challenges due to transport infrastructure 
and population growth, opposes demolition of Boronia Grove, comments on 
traffic, loading zones, car parking and bus stops, cycle paths, and need for 
commercial uses and connectivity.  

Council Officer Response 
36. The Master Plan identifies the site of the Boronia Grove Community Centre 

as part of a potential future Epping Civic Centre. As the Master Plan 
represents a high-level vision, no definitive decisions have been made 
regarding the centre’s future, and further detailed design and feasibility 
studies are required.  Should the centre be demolished in the future, suitable 
community space will be incorporated into the Community Hub.  

37. Additional recreational open space is unable to be accommodated within the 
Master Plan precinct; however, the Master Plan aims to enhance traffic, 
parking and pedestrian infrastructure to ensure the town centre remains a 
safe and high-amenity environment as the population grows. This includes 
upgrades to the public domain and a town square. 

38. Existing car parking is to be maintained, noting this may be provided in a 
different arrangement in the future.  Modified bus routes are proposed, with 
serviceability and travel times to be confirmed through future traffic 
modelling. A separated cycleway on Rawson Street will improve safety and 
connect to the broader network outlined in the Parramatta Bike Plan 2024. 

39. The Master Plan guides scale and activation but does not prescribe specific 
commercial uses. This will emerge through private redevelopment. 

40. Improved pedestrian connections are proposed, including a bridge across the 
railway line and upgrades to Beecroft Road and Rawson Street. 

 
KEY LANDOWNER SUBMISSIONS  
Lyon Group (53-77 Beecroft Road and 54-72 Rawson Street, Epping) 

41. Support Council’s initiative to regenerate the area and requests swift 
implementation, requests flexibility in tower placement and design.  

Council Officer Response 

42. In lieu of upcoming amendments to the Parramatta DCP 2023, development 
should follow the Master Plan’s Design Guidelines and Structure Plan.  Tower 
envelopes are defined to guide built-form, however site-specific amendments 
and architectural flexibility will be considered at the DA stage. 

The Epping Club (45–47 Rawson Street, Epping) 
43. The project is excellent. Rawson Street becoming one way should be 

expedited. The installation of crossing lights is a priority. Bicycle lanes will 
impact car parking. The roadway through the club’s properties is a matter for 
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discussion about how it would impact or enhance the future expansion of the 
club. 

Council Officer Response 
44. The proposed bicycle lane does not reduce the quantum of on-street car 

parking. Council Officers will continue discussions about the driveway within 
the Epping Club site to complement the potential expansion of the Club. 

Oakstand (53-61 Rawson Street, Epping) 
45. The submission broadly supports Council’s vision but recommends targeted 

amendments relating to their site’s interface with Epping Civic Place. An 
alternative Master Plan, prepared by the landowner, proposes to: 

(i) Remove the service lane between the site and Epping Civic Place; 

(ii) Relocate the community hub to the Southern boundary and the town 
square raised to the northern interface with the Oakstand site; and 

46. Realign the primary laneway further North. 

47. Recommends undertaking a detailed traffic study and engaging specialist 
consultants to inform pedestrian movement prior to finalisation of the Master 
Plan. 

Council Officer Response 

48. The alternate plan is not supported by Council Officers due to the following: 

(i) Flooding and traffic considerations do not currently support access from 
Carlingford Road. 

(ii) The Epping Civic Place design prioritises civic identity, aligning with 
Rawson Street rather than private development, with a balance of active 
edges to adjoining landowners. 

(iii) The current design works with the natural topography, minimising 
impacts to existing trees, stormwater, and universal accessibility. 

49. The current laneway aligns with the direct pedestrian connection to the 
railway bridge. 

50. It is necessary to progress the Master Plan ahead of the Traffic & Transport 
Study to provide a vision to guide upcoming development.  

Epping Presbyterian Church (9 Bridge Street, 50-50A Rawson Street Epping) 

51. Concerns were raised by the Church that the Master Plan inaccurately reflects 
the development potential of the Church. Further, strong opposition to 
redirecting traffic through Hunts Lane due to safety, business operations, and 
construction logistics concerns. 

Council Officer Response 
52. In recognition of the allotments owned by the Church, the Master Plan has 

been updated to reflect the possibility for larger lot amalgamation to allow 
full-block redevelopment. Refer to the “Post Exhibition Amendments to the 
Master Plan” section in this report. 
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53. Hunts Lane is essential for access, servicing and connectivity. Safety and 
congestion will be addressed in future stages. 

Regency Apartments (36–38 Victoria Street, Epping) 
54. A submission from the Owners Corporation of Regency Apartments, a strata 

complex of 85 units, objects to the proposal, expressing concern for potential 
impacts of the proposed entry to Epping Civic Place at the end of Victoria St. 

Council Officer Response 
55. The proposal will distribute traffic more equally within the town centre, 

relieving pressure on Rawson Street to improve the experience of Epping for 
all residents and visitors. The recommended Traffic & Transport Study will 
consider impacts to Victoria Street, with amendments to the proposal made 
as required by the study. 

246-250 Beecroft Road, Epping 
56. The submission requests inclusion of the site within the Master Plan boundary, 

as it is zoned E1 Local Centre and is part of the Town Centre in the Housing 
SEPP Town Centres Map. Concerns about exclusion from coordinated 
planning outcomes. 

57. Concerns about the indicative roundabout shown encroaching on the site. 

Council Officer Response 
58. The site was not included in the Master Plan boundary due to the following:  

(i) The Master Plan prioritises change within Rawson Street, and land under 
Council ownership. Carlingford Road, a State Road with significant 
congestion and public domain discontinuity, acts as a precinct 
boundary. 

(ii) The northern side of Carlingford Road transitions in scale and residential 
typology, with distinct public domain and built form character.  

59. The roundabout has been modified in the amended Master Plan to be 
contained within the road reserve, removing overlap with the subject site. 

Southern Cross Care 

60. Southern Cross Care supports the overall intent of the Epping Town Centre 
Master Plan. 

61. Raises concerns about the Master Plan’s effectiveness in enabling 
redevelopment west of Epping Station due to current planning controls and 
recommends higher density development consistent with the Housing SEPP 
and recent planning proposals.  

62. The submission also highlights the need for technical studies to support 
infrastructure upgrades, particularly to address traffic congestion and raises 
concern for additional laneways creating fragmented landholdings. 

Council Officer Response 
63. The Master Plan works with the current planning framework to achieve 

optimal design quality and amenity outcomes for the community. 
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64. The next stage of the project is to seek Council’s endorsement for the 
preparation of a detailed scope for a Traffic & Transport Study to undertake 
detailed traffic modelling to verify the proposed transport initiatives in the 
Master Plan within the local and broader transport network. 

 
STATE AGENCY SUBMISSION 
Transport for NSW (TfNSW)  
65. TfNSW acknowledged the opportunity to widen Beecroft Road by realigning 

the railway pedestrian bridge. Requests were made for preliminary traffic 
modelling before Master Plan adoption to avoid future revisions in relation to 
queuing and storage capacity for new access roads, a new roundabout, and 
the extension of Victoria Street on the local network.  

66. Recommends introduction of a High Pedestrian Activity Area Speed Limit. 

Council Officer Response 
67. Council Officers will assist the discussions between Sydney Trains and the 

landowner to deliver the realigned railway pedestrian bridge, and work to 
reduce disruption to pedestrian movement during construction. 

68. It is necessary to progress the Master Plan ahead of the recommended Traffic 
& Transport Study to provide a vision to guide upcoming development. A 
Traffic & Transport Study is recommended to confirm the suitability of 
proposed traffic and transport changes in the Master Plan – and to inform 
any changes to it. Council will consult with TfNSW Officers through the 
process to address their feedback.  

POST EXHIBITION AMENDMENTS TO THE MASTER PLAN 
69. In response to feedback from the community, key stakeholders including 

landowners, Epping Civic Trust and Transport for NSW (TfNSW), the following 
changes are recommended to the Master Plan: 

Landowner Submission – Epping Presbyterian Church 
70. In response to the Church’s clarification of lot ownership, the Master Plan has 

been amended to recognise the possibility for larger lot amalgamation and 
more coordinated built form. Refer to Figure 2 which assumes amalgamation 
with smaller sites to avoid lot isolation and the realisation of a tower footprint.  
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Figure 2: Before and after Epping Presbyterian Church included in Master Plan. 
 
Landowner Submission – 246-250 Beecroft Road, Epping 
71. Concern has been raised by an adjoining landowner about a proposed 

roundabout encroaching into their site. The roundabout has been modified in 
the amended Master Plan, contained within the road reserve to remove 
overlap with the subject site and will be subject to the outcomes of the Traffic 
& Transport Study - Refer to Figure 3.  

  
Figure 3: Before and after Ray Road turning facility constrained to road reserve 
width. 

Other Changes 
72. References to “Epping Library” in the Master Plan have been changed to 

“Epping Community Hub” to reflect Council’s naming conventions. 

73. The Design Guidelines relating to Tower and Lot Amalgamation have been 
updated at Attachment 1, including a reduced minimum site area, from 
2,000sqm to 1,500sqm and a requirement for development to avoid isolating 
lots smaller than the minimum site area. 

74. The Design Guidelines relating to Public Domain have also been updated at 
Attachment 1, to include minimum Town Square dimensions of a minimum 
30m wide and 1,350sqm to safeguard its size and provide clarity to adjoining 
landowners about the proposed future interface.  
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75. Additional feedback from Round 2 Community Engagement has been 
included under the relevant section of the amended Master Plan report that 
clarifies community preferences for Epping Civic Place and can be found at 
Attachment 1. Specifically, this captures the community’s preferences for the 
future use of Council’s car park site, with the top five uses being green space, 
parking, cafes/restaurants, community hub including a library, and a 
playground. 

76. Feedback from Round 3 Community Engagement in response to the public 
exhibition has also been captured in the amended Master Plan report and 
provided at Attachment 1, with the key themes the focus of this report.    

77. Minor graphics and text changes have been made to make key design moves 
clearer. These changes have no material impact on the recommendations of 
the Master Plan. 

78. These changes do not fundamentally change the proposed vision and 
recommendations and do not require re-exhibition. 

 
CONSULTATION & TIMING 
Stakeholder Consultation –  
79. The following stakeholder consultation has been undertaken in relation to this 

matter: 

Date Stakeholder Stakeholder 
Comment 

Council Officer 
Response 

Responsibility 

4 Aug 2025 Epping 
Rotary Club 
& Civic Trust 

In person session – 
stakeholder and 
members provided 
questions/comme
nts in relation to 
all aspects of the 
Master Plan. 

Responses were 
provided during 
the session by 
Council Officers 
and comments 
that also formed 
part of the 
submissions were 
considered in the 
report. 

Group Manager 
City Design   

6 Aug 2025 Oakstand 
7 Aug 2025 Lyon Group 
12 Aug 
2025 

The Epping 
Club 

13 Aug 
2025 

242-246 
Beecroft 
Road Epping 

In person/online 
sessions – 
stakeholders 
provided 
question/commen
ts about the 
impact of the 
Master Plan on 
their landholding. 

Responses were 
provided during 
the session by 
Council Officers. 
All landowners 
provided a 
written 
submission which 
is considered in 
this report. 

Group Manager 
City Design 

16 Jul to 18 
Aug 2025 

The local 
community 
of Epping 

Questions/comme
nts in relation to 
all aspects of the 
Master Plan. 

Online survey 
results and 
written 
submissions are 

Group Manager 
City Design 
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considered in this 
report. 

 
 
Councillor Consultation 
 
80. The following Councillor consultation has been undertaken in relation to this 

matter:  

Date Councillor Councillor 
Comment 

Council Officer 
Response 

Responsibility 

20 Nov 
2024 

Epping Ward 
Councillor 
Briefing Session 

Councillors 
supportive of 
approach to 
community 
engagement to 
gauge their 
concerns and 
aspirations for 
Epping. 

Round 1 Community 
Engagement 
undertaken 

Group Manager 
City Design 

24 Feb 
2025 

Councillor 
Briefing Session 

Councillors 
supportive of 
vision and 
urban design 
principles in 
response to 
community 
feedback.  

Round 2 
Community 
Engagement 
undertaken 
presenting vision 
and principles.  

Group Manager 
City Design 

19 May 
2025 

Epping Ward 
Councillor 
Briefing Session 

Councillors 
supportive of 
proposed key 
moves including 
traffic changes. 

Draft Master Plan 
developed aligned 
with Councillor and 
community 
feedback. 

Group Manager 
City Design  

26 May 
2025 

Councillor 
Briefing Session 

Councillors 
supportive of 
progressing the 
draft Master 
Plan for public 
exhibition.  

Draft Master Plan 
finalised and 
prepared for public 
exhibition.  

Group Manager 
City Design 

10 Sept 
2025 

Epping Ward 
Councillor 
Briefing Session 
(all Councillors 
invited) 

Supportive of 
master plan. 
Requested 
indicative 
staging plan be 
included  

Indicative staging 
plan included in 
Master Plan  

Group Manager 
City Design 

 
CONCLUSION AND NEXT STEPS 
 
81. It is recommended that Council endorse the amended Epping Town Centre 

Master Plan at Attachment 1. 
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82. While the Master Plan is informed by expert internal traffic advice and 
identifies preferred traffic improvements, further specialist modelling is 
required to verify the proposed changes. With early community endorsement 
strengthening its implementation potential, it also guides private 
development in the interim ahead of detailed technical traffic and transport 
analysis. Should the detailed traffic and transport modelling necessitate 
changes, the Master Plan will be amended. 

83. Should the Master Plan be approved, it is recommended that Council: 

(i) endorse the preparation of a detailed scope for a Traffic & Transport 
Study to undertake detailed traffic modelling to verify the proposed 
transport initiatives in the Master Plan within the local and broader 
transport network and support its implementation.  

(ii) amendments to Part 8.1.1.1 Epping Central of the Parramatta DCP 2023 
to reflect the intended outcomes of the Master Plan. The proposed DCP 
amendments will translate the diagrams and Design Guidelines in the 
Urban Framework chapter of the Master Plan, proposed at Attachment 
1, Page 30-37, into DCP diagrams, objectives, and controls. These will be 
exhibited as formal amendments to the DCP as part of the upcoming 
PDCP 2023 Housekeeping and Supplementary Matters Amendment 
anticipated by mid 2026. 

84. A summary of the proposed DCP amendments is provided below:  

(i) Tower & Lot Amalgamation – introducing a minimum site area, street 
frontage controls and ensuring adequate tower separation and 
maximum footprints to allow sunlight access to the public square and 
views to sky. 

(ii) Public Laneways – amends the existing pedestrian and laneways 
diagram to reflect the amended Master Plan identifying the location, 
alignment, and widths of new laneways and through site links, and 
includes controls aimed to enhance activation, improve pedestrian 
safety and accessibility.    

(iii) Public Domain – includes minimum dimensions for the new public plaza 
- Epping Civic Link (1,350sqm and minimum dimension 30m) and   
requirements for continuous awnings for weather protection and 
footpath widths.  

(iv) Street Wall – reinforcing 3-4 storey consistent street wall height, 
minimum tenancy widths, requirement for masonry facades and the 
location of outdoor dining.  

85. Should the amended Master Plan be endorsed, it is recommended that further 
feasibility and testing be undertaken to explore the options for uses and 
redevelopment of Council’s Rawson Street car park site. Council’s Property 
Team will consider the Master Plan in implementing the relevant actions 
within the Property Strategy. This will be undertaken consistent with Council’s 
Property Strategy and timeline within the next 1-2 years. 
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LEGAL IMPLICATIONS FOR COUNCIL 
86. There are no legal implications for Council associated with this report. 

 
FINANCIAL IMPLICATIONS FOR COUNCIL 
 
87. The preparation of a detailed consultant brief for a Traffic & Transport Study 

will be prepared by Council Officers utilising existing resources. However, the 
commissioning and undertaking of the Traffic & Transport Study, which is 
anticipated to cost approximately $200,000, is unbudgeted. Council Officers 
will seek government grant opportunities this financial year. If Council 
Officers are unsuccessful in securing a government grant, then funding will be 
sought in next year’s financial budget for endorsement by Council.  

88. The preparation of amendments to Part 8 of the Parramatta DCP 2023 
reflecting the intended outcomes of the Master Plan will be undertaken by 
Council officers and is within the existing City Planning and Design 
operational budget. 

89. Subject to the outcomes of the recommended Traffic & Transport Study, 
delivery of the Rawson Street upgrades will be subject to Council’s capital 
works program and budget. 

 

 
 
Kelly Van der Zanden 
Group Manager City Design  
 
Jennifer Concato 
Executive Director City Planning and Design 

George Bounassif 
Acting Chief Executive Officer 
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2Epping Town Centre Master Plan 2025 
City of Parramatta Council

Recognition of & Recognition of & 
commitment to the commitment to the 
Dharug PeopleDharug People
City of Parramatta recognises the Dharug People 
as First Australians, people of the oldest continuous 
living culture in the world.

For more than 60,000 years, Parramatta has been 
home to the Wallumedegal and other Dharug 
people, the Traditional Owners of the land we call 
Epping today. 

The Wallumedegal and other Dharug People have 
cared for and nurtured the habitat, land, and 
waters for thousands of generations, and maintain 
an ongoing connection to Parramatta and its 
surrounding areas. 

First Nations People continue to play a vital role in 
the ecological, economic, social and cultural life of 
Parramatta, while maintaining a distinct culture built 
on the principles of Caring for Country, the primacy 
of family, and the dignity and governance of Elders. 

At City of Parramatta, we aspire to a future where 
the cultures, histories and rights of all First Nations 
People are understood, recognised, and respected 
by all Australians. City of Parramatta is committed 
to playing an active role in making this future a 
reality. 

City of Parramatta is proud to acknowledge the 
ongoing stewardship of Country by Dharug and 
other First Nations People and to celebrate their 
enduring wisdom, strength, and resilience.

Always was, always will be, Aboriginal land.

City of Parramatta Council - Ordinary Council Meeting - Agenda - 13 October 2025

Attachment OCM25-29.1 ECM 1296918 v 1 Attachment 1 - Epping Town Centre Master Plan 17 of 104



3Epping Town Centre Master Plan 2025 
City of Parramatta Council
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4Epping Town Centre Master Plan 2025 
City of Parramatta Council

Executive Summary

‘Mitigating climate change is a massive 
issue for our world. Anything Parra  
Council does now... must ensure the  
future for generations.’

‘There is so much potential in the Rawson 
Street area and the council carpark to create 
a vibrant community space.’

‘A green town square, and tearing 
down the urban blight is absolutely 
 something I support.’

‘We need a co-ordinated approach 
to this plan for Epping and it must be 
done in controlled stages if it is to be 
successful.’

Comments from the Community
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5Epping Town Centre Master Plan 2025 
City of Parramatta Council

Epping Town Centre Master Plan Vision Statement

Epping is a growing centre, inviting people 
to live close to public transport, with good 
food, shops and open spaces. 
Community is at the heart of everyday life, 
with a new town square and community 
uses for places to gather, learn and play. 

Indicative aerial view of Epping Town Square, Rawson Street and the new laneway

Epping is a Strategic Centre within City of Parramatta, 
playing a key role in delivering the Parramatta 2050 
vision of a connected, liveable, and sustainable city 
by providing housing, employment, and community 
infrastructure. Its location on the Sydney Metro 
Northwest positions it as a vital transit-oriented hub, 
supporting higher-density living, improved access to jobs 
and services, and reduced car dependency.

Epping has experienced rapid population growth, from 
23,688 in 2016 to nearly 32,000 in 2025, with projections 
reaching over 41,000 by 2046. This has placed pressure 
on public spaces, infrastructure and transport, requiring 
a vision to deliver urban renewal for the community. 

The Master Plan precinct is located West of the railway 
line, including Beecroft Road, Rawson Street, the 
Council car park, laneways and key development sites. 
While the Eastern side of Epping has seen significant 
redevelopment, the western side remains underutilised, 
with aging buildings, and limited public domain and 
community infrastructure investment. This plan seeks to 
address these issues to unlock the full potential of the 
precinct.

Key Drivers of Change

Precinct Definition

Epping Town Centre Master Plan 2025 sets out a holistic 
vision to guide the future growth and revitalisation of the 
town centre. This report outlines the design principles 
and implementation pathway to transform Epping into 
a vibrant, connected and community-focused centre. It 
does not propose increased density, but shapes future 
buildings to ensure high-amenity community places.

Community engagement has been central to shaping 
the Epping Town Centre Master Plan. The Master Plan 
report, publicly exhibited from July - August 2025, 
received over 280 responses, with 76% of participants 
expressing full or partial support for the plan. This 
feedback has played a key role in refining the final 
recommendations.
 
The exhibited Master Plan builds on two earlier rounds 
of consultation conducted between November 2024 and 
April 2025, which generated over 500 survey responses, 
190 written comments, and direct input from community 
pop-up sessions and workshops with Epping Civic Trust, 
Epping Chamber of Commerce, and local landowners. 

The final Master Plan builds on the vision, which was 
well received with 94% of survey respondents indicating 
support either fully or to some extent. It also takes into 
consideration the fedback raised by the community 
throughout the engagement process, including traffic 
congestion, parking, pedestrian safety, and the need 
for more community facilities. Rawson Street emerged 
as a key area of concern due to heavy traffic and 
limited pedestrian amenity. The community also voiced 
strong support for establishing a civic heart, improving 
walkability, and enhancing access to green spaces such 
as Boronia Park.

Purpose of this Master Plan Community Engagement

Executive Summary

Rawson Street is a vibrant high street lined 
with cafes, local shops, and generous,  
tree-lined footpaths. 
A new train station bridge connects 
Epping, guiding people through a lively 
laneway and a green link to Boronia Park.
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6Epping Town Centre Master Plan 2025 
City of Parramatta Council

Epping Civic Place is where the community comes 
together - to learn, gather and relax. The new 
community hub (library and community centre) opens 
onto a town square, framed by outdoor dining, seating 
and trees. This space welcomes events, with a green 
link and leafy square extending to Boronia Park. 
Underground car parking giving space back to people.

Vision for Beecroft Road

Vision for Epping Civic Place

Vision for Rawson Street

Vision for the laneway

Feedback from the community informed the vision  
for Epping as a welcoming, walkable, and  
community-oriented centre that celebrates local identity 
and supports sustainable growth. The plan focuses 
on four key local places, each with a distinct role in 
delivering this vision:

While the Master Plan is aspirational in its vision for 
the Council car park site, any future development must 
align with Council’s Property Strategy to assure project 
feasibility, funding and responsible development of 
Council’s assets.
Delivery of these local places will also require close 
collaboration with stakeholders, including government 
agencies and private landowners.

Beecroft Road is revitalised, with wider footpaths 
activated by commercial services allowing for a 
safer, more comfortable walking experience and bus 
interchange. A new bridge links the station directly 
into development, providing the community with a 
convenient connection across the railway.

Rawson Street is a lively high street, with cafes and 
restaurants, supermarkets and local shops. Footpaths 
are widened and shaded by street trees, with places 
to sit and relax. Alternative traffic routes have eased 
congestion, becoming pedestrian-priority with 
dedicated bike lanes.

A new laneway links Beecroft Road to Boronia Park, 
brought to life by outdoor dining, lighting, public art, and 
seating. Designed for activity throughout the day and 
night, it invites people to come together. A network of 
active laneways and arcades make it convenient and 
enjoyable to connect to different parts of Epping.

Master Plan Vision

Implementation

1. Epping Civic Place

2. Rawson Street

3. Laneways

4. Beecroft Road

Executive Summary

These images are indicative only, subject to future design stages and negotiation to ensure 
alignment with Council’s Property Strategy, government stakeholders and private landowners.

City of Parramatta Council - Ordinary Council Meeting - Agenda - 13 October 2025

Attachment OCM25-29.1 ECM 1296918 v 1 Attachment 1 - Epping Town Centre Master Plan 21 of 104




	Attachment_OCM25-29.1_ECM_1296918_v_1_A
	Attachment_OCM25-29.2_ECM_1297515_v_1_A
	Attachment_OCM25-29.3_ECM_1280038_v_1_A

