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1.0 INTRODUCTION 

HillPDA has been engaged by Beecroft Property Development Pty Ltd to undertake stakeholder engagement to 

inform a State Significant Development Application (SSDA) for the construction of mixed use development at 

242-244 Beecroft Rd Epping (the site). 

This report has been prepared to satisfy the requirements for engagement as specified in item 27 of the 

Secretary’s Environmental Assessment Requirements (SEARs) (see Table 1). 

Stakeholder engagement by HillPDA and the proponent has been undertaken to inform the proposal for the site. 

Stakeholder engagement has been designed to comply with the Department of Planning and Environment’s 

(DPE) Undertaking Engagement Guidelines for State Significant Projects.1  

1.1 Compliance with SEARs 

The relevant SEARs and how they have been addressed are indicated in the Table below. 

Table 1: Compliance with SEARs 

Key issue no. & 
description 

Issue & assessment requirements How it is addressed 
Section of 
this report 

Issue 27: 
Engagement 

Detail engagement undertaken and 
demonstrate how it was consistent with the 
Undertaking Engagement Guidelines for 
State Significant Projects. Detail how issues 
raised, and feedback provided have been 
considered and responded to in the project. 
In particular, applicants must consult with: 

The engagement objectives, Scope and 
method align with the DPE Guideline. Issues 
raised have been considered by the 
proponent and the proposed development 
has been refined to reflect the views of 
stakeholders where appropriate. 

Chapter 1.3 

The relevant Department assessment team 

The proponent met and corresponded with 
the Department’s assessment team to 
discuss the proposal and resolve issues, 
including at the scoping phase. 

Section 
2.4.2 and 
3.2.  

Any relevant local councils 
HillPDA has contacted the planning team at 
the City of Parramatta Council and invited 
comment on the proposal. 

Section 
2.4.2 and 
3.2.  

Any relevant agencies 
Relevant agencies were contacted and 
provided with an opportunity to comment 
on the proposal.  

Section 
2.4.2 and 
3.2.  

The community 

Occupants of neighbouring premises were 
informed of the proposed development and 
were invited to participate in a 
questionnaire survey. The issues raised 
were considered as part of the social impact 
assessment report or referred to the 
relevant technical specialist and the 
proponent. 

Sections 
2.4.1 and 
3.1 

If the development would have required an 
approval or authorisation under another Act 
but for the application of s 4.41 of the EP&A 
Act or requires an approval or authorisation 
under another Act to be applied consistently 
by s 4.42 of the EP&A Act, the agency 
relevant to that approval or authorisation. 

All relevant authorities have been consulted 
throughout the preparation of the 
development application. A Corridor 
Protection Deed has been enacted between 
the proponent and Sydney Metro. It is 
understood that the exhibited proposal will 
be referred to TfNSW for further 
assessment and the Natural Resources 
Access Regulator. 

N/A 

_________________________ 

1 (NSW Department of Planning and Environment, 2021) 
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1.2 Project description 

The SSDA seeks consent for the construction of a mixed use development (See Figure 1). The development is an 

evolution on a previously approved concept proposal (SSD 8784). The 5-star Green Design building would contain 

372 residential apartments over 37,599 square meters and include communal amenities to promote health and 

wellbeing. It also includes landscaped outdoor areas and a publicly accessible pedestrian link, improving local 

connectivity.  

Figure 1: Site plan 

 

Source: TurnerStudio (2022) 

The following table provides a comparison of this proposal and the previously approved concept plan. 

Table 2: Comparison of previous approved concept and current proposal 

 Approved concept This proposal 

Studio  47 apartments 0 apartments 

1 bedroom 104 apartments 72 apartments 

2 bedroom 221 apartments 183 apartments 

3 bedroom 60 apartments 117 apartments 

Total 432 apartments 372 apartments 

   

Residential area (gross) 37,700 sqm 37,599 sqm 

Non-residential area (gross) 750-1,000 sqm 931 sqm 

   

Car parking 
356 spaces 
(incl. 45 visitor spaces, 10 
commercial and 3 car share) 

366 spaces 
(incl. 53 visitor, 14 commercial, 1 car 
share and 1 car wash) 

Bicycle parking 
442 spaces 
45 visitor spaces 

375 spaces 
41 visitor spaces 
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1.3 Previous engagement 

Consultation was previously undertaken for the approved Consultation Proposal between 2017 and 2019.  

Previous consultation activities included a range of stakeholder meetings, a doorknock and supporting delivery 

of letters to local residents, a community information line and dedicated project email address. The letters were 

for information purposes only and did not request submissions or feedback.  

The SSDA was placed on public exhibition for 28 days from the 8 August 2019 to 4 September 2019. Seventy 

submissions were received during the EIS exhibition period including six submissions from public authorities, one 

submission from Council and 63 public submissions. The key issued raised in the submissions related to: 

▪ the non-residential GFA offering to provide for retail, services and employment 

▪ vehicular and pedestrian access, traffic management and car parking 

▪ building scale and design 

▪ the provision of Affordable Housing 

▪ open space 

▪ amenity impacts2. 

The original Concept Proposal was amended to address a number of issues raised during the public exhibition 

period including: 

▪ provision of a wider, publicly accessible pedestrian through-site link 

▪ redistribution and small increase of the non-residential land uses 

▪ reduced residential yield, GFA and car parking spaces 

▪ additional deep soil areas.3 

This proposal further refines the approved Concept Proposal.  

Parramatta Council provided a further response to the submissions report by Landcom (November 2019). 

Consistent with their submission during public exhibition they maintained their objection to the proposal. Key 

areas of contention were around the limited commercial floorspace provided, the proposed link road, car parking 

provision, dedication of affordable housing units and design concerns in relation to the public link.  

Consultation was not undertaken with the relevant Aboriginal communities to inform the Heritage Impact 

Assessment by GML that accompanied SSD 8784. The report identified that there were no registered sites or 

Aboriginal Places within the specified study area.4 Engagement with Aboriginal stakeholders (LALC, knowledge 

holders and other relevant groups) as part of this proposal is being undertaken by Danny Eastwood who, in 

association with Turner, will lead a comprehensive integration of the local storytelling and history into the design 

story of the project. This engagement is ongoing at the time of writing. 

  

_________________________ 
2 NSW Government, 2019 ‘Sydney Metro Northwest Places Program 242-244 Beecroft Road, Epping SSD 8784 - Response to Submissions  

Report’, cited at: https://majorprojects.planningportal.nsw.gov.au/prweb/PRRestService/mp/01/getContent?AttachRef=EXH-
1588%2120191125T233219.203%20GMT 

3 As above 
4 GML Heritage, June 2018 ‘240-244 Beecroft Road, Epping – Heritage Impact Statement’, cited at: 

https://majorprojects.planningportal.nsw.gov.au/prweb/PRRestService/mp/01/getContent?AttachRef=SSD-
8784%2120190725T075111.852%20GMT 
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2.0 HOW STAKEHOLDERS WERE ENGAGED  

HillPDA prepared a detailed engagement plan, in consultation with the proponent, that identified relevant 

stakeholders and engagement methods and set out a clear and transparent process for undertaking early and 

relevant stakeholder engagement. This section outlines our engagement approach. 

2.1 Engagement objectives 

The objectives of the stakeholder engagement were:  

▪ To circulate information about the project to the local community and key stakeholders  

▪ To facilitate an open engagement process where stakeholders are given meaningful opportunities to 

have their say  

▪ To provide accessible opportunities for stakeholder participation by acknowledging and meeting the 

diverse needs of the different stakeholders 

▪ To present outcomes from the engagement in a format that can be used to inform the preparation of a 

SSDA and meet SEARs obligations. 

2.2 Engagement plan 

A detailed engagement plan was developed in consultation with the proponent and in line with the NSW DPE’s 

Undertaking Engagement Guidelines for State Significant Projects.5 It committed to the delivery of a considered, 

open and evidence-based approach to the engagement. Some key components of the engagement plan are 

summarised below. 

Table 3: Engagement overview 

Attribute Detail 

Purpose of engagement 

• To inform stakeholders of the proposed development 

• To provide an opportunity for stakeholders to have input to the development proposal for 
the site at an early stage in the development process 

• To satisfy the requirements of the SEARs. 

Principles of engagement  

• Relationships - we act in an honest and open way at all times to build strong relationships, 
partnerships and trust with our client and stakeholders within the confidentiality 
requirements of the project  

• Clarity of purpose - we are clear about why and how we are engaging with the community 
and our stakeholders  

• Timely - we will contact stakeholders early on and provide sufficient time for stakeholders 
to provide input 

• Coordinated - we will work with the client to collaborate to ensure our engagement 
activities are coordinated and within the project scope.  

 

  

_________________________ 
5 (NSW Department of Planning and Environment, 2021) 
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2.3 Stakeholder identification 

Stakeholders were divided into three groups according to the level and type of impact that may arise from the 

proposed development and consideration of the most appropriate methods of consulting with the stakeholders.  

▪ Tier one stakeholders: those in the immediately surrounds with the potential to be affected by the 

project  

▪ Tier two stakeholders: government agencies and peak organisations whose responsibilities are relevant 

to the proposed development 

▪ Tier three stakeholders: wider community. 

This approach enabled engagement methods to be tailored to each stakeholder group. Details of tier one and 

two stakeholders are provided in the sections below. Consultation with tier three stakeholders will occur as the 

proposal progresses through the SSDA process including during public exhibition. 

2.3.1 Tier one stakeholders 

HillPDA analysed, using GIS mapping, the existing environment context of the site. It was determined that the 

properties immediately adjacent to the site, as well as those located near the site access points and along the 

route proposed for construction vehicle movement, may be impacted by the proposed development and are 

regarded as tier one stakeholders. The identified properties are mapped in Figure 2. 

Figure 2: Tier 1 stakeholders 

 

Source: HillPDA, Nearmap (2022) 
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2.3.2 Tier two stakeholders 

In accordance with the SEARS, the Tier two stakeholder engaged at this stage of the proposal development were 

identified and are outlined in the table below. 

Table 4: Tier two stakeholders 

Stakeholder Organisations 

NSW Government agencies 
Department of Planning and Environment 
Government Architect Office 
Transport for NSW 

Local Government City of Parramatta Council 

Utility service providers 
Sydney Water 
Ausgrid 

Indigenous community 
Metropolitan Local Aboriginal Land Council (LALC) and other relevant groups and 
knowledge holders 

2.4 Engagement methods 

Engagement methods were tailored to each stakeholder group. Figure 3 displays the tiered approach to the 

engagement method, ensuring that those with the highest potential to be affected by the proposal are given 

ample information and opportunity to provide feedback. Selected engagement methods are outlined below. 

Figure 3: Engagement method by stakeholder group  

 

Source: HillPDA 

2.4.1 Letter and questionnaire survey – tier one stakeholders 

Tier one stakeholders were invited to participate in a questionnaire survey. The survey was delivered as follows:  

▪ On Tuesday 24 May 2022, letters were sent to the 135 premises identified in Figure 2 

▪ The letters provided information about the proposed development and invited stakeholders to 

participate in an online survey, make an email submission or call a HillPDA team member to discuss the 

proposal. 

A copy of the questions included in the questionnaire survey is provided at Appendix A.  

A copy of the letter to occupants is provided at Appendix B. 

Tier 1 - Neighbours

Letter and survey

Tier 2 - Agencies and service providers

Emails and phone calls

Tier 3 - General community

SSDA Exhibition

HillPDA engagement 

portal open to all 

stakeholders 
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2.4.2 Letters to agencies – tier two stakeholders 

Engagement was undertaken with Tier two stakeholders by email correspondence. In some instances, the 

proponent or their appointed technical specialists undertook the engagement to enable specialised and detailed 

conversations. Outcomes from those consultations have been incorporated into this report.  

Table 5: Tier two stakeholders 

Stakeholder Organisation Action 

Indigenous 

community 

Metropolitan LALC and other 

relevant groups and 

knowledge holders 

The client appointed Aboriginal consultants Danny and James 

Eastwood to facilitate inclusion of local Indigenous voices in the 

project (detailed in Design Report). This process is currently 

ongoing. 

NSW Government 

agencies 

Department of Planning and 

Environment 

DPE and the State Design Review Panel (SDRP) met with the 

project team on 10 February 2022). Further email 

correspondence was received on 17 March 2022. 

Transport for NSW The transport consultant (JMT Consulting) emailed TfNSW on 2 
June 2022. TfNSW responded on 15 June 2022.   

NSWGA - SDRP The SDRP met to consider the proposal in a design review session 

on 10 February 2022. A formal letter of advice was received from 

the NSWGA detailing the SDRP’s findings was sent on 21 February 

2021.  

Infrastructure 

providers 

Sydney Water 

A pressure inquiry was made to Sydney Water on 11 November 

2022 by Sparks & Partners Consulting Engineers (application 

number 1289916). In response, a Statement of Available Pressure 

and Flow was received on 25 November 2022. 

Ausgrid 
An application was made to Ausgrid on 27 June 2022 for a new 
connection offer and related technical assessment. A response 
was received on 6 July. 

Local Government City of Parramatta Email sent on 14 June 2022. Response received 30 June. 
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3.0 ENGAGEMENT OUTCOMES 

3.1 Survey responses 

The survey was open from 23 May 2022 to 8 June 2022, a total of 17 days. Two responses from local residents 

were received. No written submissions or phone calls were received. 

The responses did not support the development. It was perceived that construction of the proposal would impact 

negatively on liveability. Apart from withholding the development, no suggestions were given to how the 

construction impacts could be minimised. No details were provided to explain the reasons for objection to the 

proposed development.   

3.2 Agency engagement 

The agencies listed in Table 6 were contacted at various stages through the development of the proposal. The 

table below contains the response provided by the agencies. 

Table 6: Responses from tier two stakeholders 

Stakeholder Organisation Matter raised Action 

 

Metropolitan LALC 

and other relevant 

groups and 

knowledge holders 

• This process is currently ongoing, being led 
by Aboriginal consultants Danny and James 
Eastwood. 

• Engagement is being undertaken with the 
local community groups, knowledge holders, 
and LALC. 

• Local Indigenous knowledge will be used to 
guide artwork, landscaping, public domain, 
and planting. 

Process is ongoing, it is 
understood modifications will 
bade to reflect the findings of 
this process (refer Design 
Report). 

NSW 

Government 

agencies 

Department of 

Planning and 

Environment – Key 

sites assessment 

• Notification that the assessment team would 
support the Epping project returning to the 
SDRP after the exhibition of the SSD 
application. 

Eno action required. Exhibition of 
SSD Application to proceed. 

Transport for NSW 

• Feedback was requested regarding the 
appropriateness of tree planting along 
Beecroft Road. TfNSW issued steps which 
must be followed to ensure compliance with 
the TfNSW’s Systems Engineering and 
Configuration Management standards.  

Compliance with standards has 

been achieved (refer Design 

Report and Traffic Report). 

NSW Government 

Architect 

• Engage with indigenous knowledge holders 
to understand narratives of Country 

• Demonstrate how the proposed public and 
private spaces would serve its users 

• Map movement patterns for different travel 
modes 

• Justify parking space allocation through 
demographic and travel mode analysis 

• Provide further consideration of public realm 
treatments, transitions and interfaces 

• Further develop the landscape strategy  

• Further develop architectural designs to 
demonstrate façade articulation, 
architectural expression, acoustic 
performance and internal amenity 

• Conduct studies that consider wind, solar 
and overshadowing 

• Engagement with indigenous 
knowledge holders is ongoing 
and will result in design 
refinements as the process 
progresses (refer Design 
Report). 

• The Design Report and 
Landscape Report provide 
justification for design 
considerations raised by the 
SDRP, including how 
refinements to open space 
and public realm design and 
planning respond to SDRP 
requirements and Design 
Excellence requirements 

• The Acoustic Report provides 
relevant modelling and 
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Stakeholder Organisation Matter raised Action 

• Demonstrate compliance with Design 
Excellence Strategy. 

mitigation strategies for 
acoustic performance 

• The Traffic Report provides 
justification for the proposed 
provision of parking 

• Wind, solar and 
overshadowing studies have 
been included with proposal. 

Infrastructure 

providers 

Sydney Water 

• Sydney Water was notified of the 
development in an inquiry regarding water 
pressure and flows. Sydney Water 
responded on 25 November 2021, providing 
details of expected pressures and flows. 

No upgrades required, but full 
assessment to be made during 
design development by 
accredited Sydney Water service 
coordinator. 

Ausgrid 

• An application was made to Ausgrid on 27 
June 2022 to provide a connection offer and 
related technical assessment for the 
premises. 

• A response was received from Ausgrid on 6 
July 2022. 

The application requested that 
the connection be expedited by 
Ausgrid. 

Local 

Government 

City of Parramatta 

Council 

Response received 30 June 2022. Noting that 
this was in response to a request for 
preliminary feedback and building off feedback 
previously provided as part of SSD 8784, they 
identified following potential issues to clarify: 

a. Has the modification addressed the 
request for a link road through the site 
connecting Ray Road to Beecroft Road? 

b. Allocation of social housing units and in 
what form (break down of 1, 2 & 3 
bedroom units) – additional information 
is required. 

c. Concerns in relation to the amount of 
commercial floor area remain unchanged 
– Council has previously raised concerns 
in relation to the delivery of commercial 
floor area within Epping and the jobs 
associated with additional retail and 
commercial floor space.  

d. Allocation of carparking to response to 
the alteration in the housing mix, 
particularly given the removal of studio 
apartments and the increase in 3 
bedroom apartments. 

They noted that they will provide a detailed 
submission at the formal exhibition phase. 
 

Matters (a) and (c) were 
previously raised as part of SSD 
8784 and addressed in the 
response to submissions as part 
of that proposal. 

Matters (b) and (d) have been 
addressed in the project 
documentation, notably the 
modification application itself 
(unit schedule) and the traffic 
report. 
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4.0 CONCLUSION 

This consultation outcomes report presents the communications and stakeholder engagement activities 

undertaken by HillPDA and the broader project team prior to lodgement of the SSDA for a proposed mixed use 

development at 242-244 Beecroft Road, Epping.  

In accordance with the SEARs requirements for stakeholder engagement outlined in section 1.1, HillPDA has 

designed and implemented an engagement plan to inform and consult neighbours and key agencies about the 

proposed development. This provided an early opportunity for the community and key stakeholders to have a 

clear understanding of the proposal and provide comment for consideration prior to lodgement of the SSDA. 

Two submissions were received from neighbouring residents with concerns that construction would impact the 

liveability of their premises. The submissions objected to the proposed development in general, however, no 

rationale was provided as to the reasons for objection. 

Amongst the agencies and infrastructure providers, none raised any objection to the proposed development. 

The DPE assessment team suggested that the proposal should be progressed to public exhibition and return to 

the SDRP post exhibition. Council raised four issues, two of which were previously raised and addressed as part 

of SSD 8784, and two of which are addressed in the project documentation and technical reports. There will be 

a further opportunity for these agencies to comment at the SSDA exhibition phase.  

The approved concept proposal has been further refined and reduced in scale. It is considered that the 

consultation undertaken to date as part of the original concept proposal and this process has effectively informed 

the refinement of the concept.  
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 SURVEY QUESTIONS 

Survey questions 

▪ Are you a resident or business? 

– If business: What type of business are you operating?  

– If business: Where is your business located? 

– If resident: Where is your residence located? 

▪ Do you think the proposed development would impact you during construction? 

– If yes: How will the proposal impact you during construction? 

– If yes: Do you have any suggestions on how these construction impacts could be minimized? 

▪ Do you think the proposal would impact you when complete? 

▪ Do you have any other comments or questions about the proposal? 
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 LETTER TO OCCUPANTS 
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 CORRESPONDENCE 
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Disclaimer 

 

1. This report is for the confidential use only of the party to whom it is addressed ("Client") for the specific purposes to which it refers and 

has been based on, and takes into account, the Client’s specific instructions. It is not intended to be relied on by any third party who, 

subject to paragraph 3, must make their own enquiries in relation to the issues with which this report deals. 

2. HillPDA makes no representations as to the appropriateness, accuracy or completeness of this report for the purpose of any party other 

than the Client ("Recipient").  HillPDA disclaims all liability to any Recipient for any loss, error or other consequence which may arise as 

a result of the Recipient acting, relying upon or using the whole or part of this report's contents. 

3. This report must not be disclosed to any Recipient or reproduced in whole or in part, for any purpose not directly connected to the 

project for which HillPDA was engaged to prepare the report, without the prior written approval of HillPDA. In the event that a Recipient 

wishes to rely upon this report, the Recipient must inform HillPDA who may, in its sole discretion and on specified terms, provide its 

consent. 

4. This report and its attached appendices are based on estimates, assumptions and information provided by the Client or sourced and 

referenced from external sources by HillPDA.  While we endeavour to check these estimates, assumptions and information, no warranty 

is given in relation to their reliability, feasibility, accuracy or reasonableness. HillPDA presents these estimates and assumptions as a 

basis for the Client’s interpretation and analysis. With respect to forecasts, HillPDA does not present them as results that will actually 

be achieved. HillPDA relies upon the interpretation of the Client to judge for itself the likelihood of whether these projections can be 

achieved or not. 

5. Due care has been taken to prepare the attached financial models from available information at the time of writing, however no 

responsibility can be or is accepted for errors or inaccuracies that may have occurred either with the programming or the resultant 

financial projections and their assumptions. 

6. This report does not constitute a valuation of any property or interest in property. In preparing this report HillPDA has relied upon 

information concerning the subject property and/or proposed development provided by the Client and HillPDA has not independently 

verified this information except where noted in this report. 

7. In relation to any valuation which is undertaken for a Managed Investment Scheme (as defined by the Managed Investments Act 1998) 

or for any lender that is subject to the provisions of the Managed Investments Act, the following clause applies: 

This valuation is prepared on the assumption that the lender or addressee as referred to in this valuation report (and no other) may 

rely on the valuation for mortgage finance purposes and the lender has complied with its own lending guidelines as well as prudent 

finance industry lending practices, and has considered all prudent aspects of credit risk for any potential borrower, including the 

borrower’s ability to service and repay any mortgage loan. Further, the valuation is prepared on the assumption that the lender is 

providing mortgage financing at a conservative and prudent loan to value ratio. 

8. HillPDA makes no representations or warranties of any kind, about the accuracy, reliability, completeness, suitability or fitness in 

relation to maps generated by HillPDA or contained within this report. 

 

Liability limited by a scheme approved under the Professional Standards Legislation 
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