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Limitations 
This report has been prepared by GHD for Roads and Maritime Services and may only be used and relied 
on by Roads and Maritime Services for the purpose agreed between GHD and Roads and Maritime 
Services as set out in section 1 of this report. 

GHD otherwise disclaims responsibility to any person other than Roads and Maritime Services arising in 
connection with this report. GHD also excludes implied warranties and conditions, to the extent legally 
permissible. 

The services undertaken by GHD in connection with preparing this report were limited to those specifically 
detailed in the report and are subject to the scope limitations set out in the report.  

The opinions, conclusions and any recommendations in this report are based on conditions encountered 
and information reviewed at the date of preparation of the report.  GHD has no responsibility or obligation 
to update this report to account for events or changes occurring subsequent to the date that the report was 
prepared. 

The opinions, conclusions and any recommendations in this report are based on assumptions made by 
GHD described in this report. GHD disclaims liability arising from any of the assumptions being incorrect. 

The opinions, conclusions and any recommendations in this report are based on information obtained, in 
connection with, specific sample points. Site conditions at other parts of the site may be different from the 
site conditions found at the specific sample points.  The sensitive visual receivers (viewers) themselves 
have not been consulted about their perceptions; the analysis and conclusions are based solely on a 
professional assessment of the study area. 

Investigations undertaken in respect of this report are constrained by the particular site conditions, such as 
the location of buildings, services and vegetation. As a result, not all relevant site features and conditions 
have been identified in this report. 

Site conditions may change after the date of this report. GHD does not accept responsibility arising from, 
or in connection with, any change to the site conditions. GHD is also not responsible for updating this 
report if the site conditions change. 

GHD | Report for Roads and Maritime Services - Epping Road Widening between Essex Street and Blaxland Road at 

Epping , 31/010303/3 | i 



 

Table of contents 
1. Introduction..................................................................................................................................... 1 

1.1 Purpose of this report........................................................................................................... 1 

2. Methodology ................................................................................................................................... 2 

2.1 Standards and guidance ...................................................................................................... 2 

2.2 Scope ................................................................................................................................... 2 

2.3 Establishment of the existing landscape character and visual environment ....................... 2 

2.4 Identifying and assessing the degree of sensitivity ............................................................. 3 
2.5 Identifying the potential sources of impacts ......................................................................... 4 

2.6 Assessing Impacts ............................................................................................................... 5 

2.7 Identifying potential mitigation measures............................................................................. 5 

3. Proposal overview .......................................................................................................................... 6 

3.1 The proposal ........................................................................................................................ 6 
3.2 Construction compound ..................................................................................................... 10 

3.3 Property adjustments ......................................................................................................... 11 

4. Existing environment .................................................................................................................... 14 

4.1 Introduction ........................................................................................................................ 14 

4.2 Epping Road ...................................................................................................................... 14 
4.3 Land zoning with the study area ........................................................................................ 14 

4.4 Built form ............................................................................................................................ 16 

4.5 Landscaping and vegetation .............................................................................................. 16 

4.6 Landform ............................................................................................................................ 16 

5. Identification and assessment of landscape character zones ..................................................... 17 
5.1 Landscape character zones ............................................................................................... 17 

6. Key viewpoints and sensitive visual receivers ............................................................................. 28 

6.1 Key viewpoints ................................................................................................................... 28 

6.2 Visual impacts .................................................................................................................... 44 

7. Mitigation and urban design response ......................................................................................... 45 

7.1 Overview ............................................................................................................................ 45 

7.2 Roads and Maritime urban design objectives and principles ............................................ 45 

7.3 Proposal-specific urban design objectives and principles, and mitigation 
measures ........................................................................................................................... 46 

7.4 Urban design strategies and initiatives .............................................................................. 47 

8. Conclusion.................................................................................................................................... 48 

9. References ................................................................................................................................... 49 

  

ii | GHD | Report for Roads and Maritime Services - Epping Road Widening between Essex Street and Blaxland Road at Epping 

, 31/010303/3  



 

Table index 
Table 1 Classification of sensitivity of landscape character zones ................................................... 3 

Table 2 Classification of sensitivity of visual receivers ..................................................................... 4 

Table 3 Classification of magnitude of possible impacts .................................................................. 5 

Table 4 Landscape character and visual impact grading matrix ...................................................... 5 

Table 5 Property acquisition required for the proposal ................................................................... 11 

Table 6 LCZ 1: Residential ............................................................................................................. 19 

Table 7 LCZ 2: Commercial ............................................................................................................ 22 

Table 8 LCZ 3: Public open space .................................................................................................. 24 

Table 9 LCZ 4 Transport Infrastructure .......................................................................................... 25 

Table 10 Summary of landscape character zone sensitivity ............................................................ 26 

Table 11 Viewpoint 1 – Residents on Epping Road ......................................................................... 30 

Table 12 Viewpoint 2 - Residents on side streets............................................................................. 34 

Table 13 Viewpoint 3 Business workers/owners on Epping Road ................................................... 39 

Table 14 Viewpoint 4 - Motorists....................................................................................................... 41 

Table 15 Viewpoint 5 - Pedestrians .................................................................................................. 42 

 

Figure index 
Figure 1 Location Plan ....................................................................................................................... 8 

Figure 2 Key features of the proposal ................................................................................................ 9 

Figure 3 Properties impacted by partial acquisition or adjustments ................................................ 13 

Figure 4 Planning zones .................................................................................................................. 15 

Figure 5 Landscape Character Zones ............................................................................................. 18 

Figure 6 Selected viewpoint locations .............................................................................................. 29 
 

  

GHD | Report for Roads and Maritime Services - Epping Road Widening between Essex Street and Blaxland Road at 

Epping , 31/010303/3 | iii 



 

Photo index 
Photo 1 LCZ 1 Residential, view of Epping Road looking east ....................................................... 20 

Photo 2 LCZ 1 Residential, typical side street (Essex Street) ........................................................ 20 

Photo 3 LCZ 1 Residential, Westpac Corporate Headquarters and Pembroke Gardens 
set back, grassed verge and mature plantings in private gardens. View looking 
east. ................................................................................................................................... 21 

Photo 4 LCZ 2 Westpac Corporate Office ....................................................................................... 23 

Photo 5 LCZ 2 Auto station located on the corner of Epping Road and Blaxland Road, 
view facing south from Epping Road ................................................................................. 23 

Photo 6 LCZ 3  Forest Park ............................................................................................................. 25 

Photo 7 LCZ 4 Transport infrastructure ........................................................................................... 26 

Photo 8 Viewpoint 1a - view looking west along Epping Road ....................................................... 31 

Photo 9 Viewpoint 1b - view looking west along Epping Road, from Essex Street ........................ 31 

Photo 10 Viewpoint 2a - View looking north along Forest Grove ...................................................... 35 

Photo 11 Viewpoint 2b - view looking north along Essex Street ....................................................... 35 

Photo 12 Viewpoint 2c - view looking south along Essex Street ...................................................... 36 

Photo 13 Viewpoint 2d -view looking south-west from Smith Street ................................................. 36 

Photo 14 Viewpoint 3a -view looking east from corner Epping Road and Langston Place .............. 40 

Photo 15 Viewpoint 3b - view looking east from corner Epping Road and Blaxland Road............... 41 

Photo 16 Viewpoints 4 & 5 - view looking east from corner Epping Road and Langston 
Place .................................................................................................................................. 43 

 
 

Visualisation 
Visualisation 1 – Original Image ............................................................................................................. 32 

Visualisation 2 – Artistic Visualisation .................................................................................................... 33 

Visualisation 3 – Original Image ............................................................................................................. 37 

Visualisation 4 – Artistic Visualisation .................................................................................................... 38 
 
 
 
 
 
 
 
 
 
 
 

iv | GHD | Report for Roads and Maritime Services - Epping Road Widening between Essex Street and Blaxland Road at 

Epping , 31/010303/3  



 

Terminology 
Terms and 
abbreviations 

Definition 

Aesthetics Relating to the sense of the beautiful or science of aesthetics ie the deduction, from 
nature and taste, the rules and principles of beauty.  

EIA Environmental impact assessment 

EP&A Act Environmental Planning and Assessment Act 1979 

Impact The effect of a proposal, which can be adverse or beneficial, when measured against 
an existing condition. 

Landscape All aspects of a tract of land, including landform, vegetation, buildings, villages, towns, 
cities and infrastructure. 

Landscape 
character 

The combined quality of built, natural and cultural aspects that make up an area and 
provide its unique sense of place.  

Landscape 
character zone 
(LCZ) 

An area of landscape with similar properties or strongly defined spatial qualities, 
distinct from areas immediately adjacent. 

Magnitude The measurement of the scale, form and character of a development proposal when 
compared to the existing condition. In the case of visual assessment this also relates 
to how far the proposal is from the viewer. Combined with sensitivity, magnitude 
provides a measurement of impact. 

Proposal Site Refers to the area that would be directly impacted by the proposal 

REF Review of environmental factors 

Sensitivity The sensitivity of a LCZ or view and its capacity to absorb change. In the case of 
visual impact this also relates to the type of viewer and number of viewers. Combined 
with magnitude, sensitivity provides a measurement of impact. 

Study Area Consists of land in the vicinity of, and including, the proposal site. The study area is a 
wider area surrounding the proposal site, including land that has the potential to be 
indirectly impacted by the proposal. 

Urban design Urban design is the process and product of designing projects so that they: fit 
sensitively with the built natural and community environment; contribute to the 
functioning of the community; and contribute to the quality of the public domain for the 
community and road users. Architects, engineers, environmental experts, landscape 
architects, planners and urban designers are all involved in urban design. Urban 
designers are generally landscape architects and architects that have extended their 
expertise into the field of urban design. 

VEM A visual envelope map, also referred to as ‘viewshed’ or visual catchment, is the area 
within which a project can be seen at eye level above ground. Its extent will usually be 
defined by a combination of landform, vegetation and built elements.  

View The sight or prospect of a landscape or scene. 

Visibility The state or fact of being visible or seen.  

Visual impact  The impacts on the views from residences, workplaces and public places.  
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1. Introduction 
1.1 Purpose of this report 

Roads and Maritime Services (Roads and Maritime) propose to upgrade about 500 metres of 
Epping Road, between Blaxland Road and around 80 metres east of Essex Street (‘the 
proposal’). The proposal is located in the suburb of Epping, about 15 kilometres north-west of 
the Sydney central business district.  

GHD Pty Ltd (GHD) has been engaged by Roads and Maritime to prepare a Review of 
Environmental Effects (REF) for the proposal. The REF is intended to document the likely 
impacts of the proposal on the environment and detail the protective measures to be 
implemented. 

The primary objective of this assessment is to describe and determine the nature of key 
landscape characteristics and the sensitive visual receiver categories likely to occur within the 
study area, and assess their sensitivity to change in the visual environment. This report will form 
part of the REF. The findings of this report will also inform the design principles and contribute 
to the detailed design stages of the proposal. The strategies and initiatives that have been 
developed will be considered and integrated into the ongoing design of the proposal.  

A field inspection was undertaken on 8 August 2014 during which the general landscape 
characteristics were observed and recorded from publicly accessible areas. A detailed 
methodology is provided in section 2. 

A description of the existing environment is provided in section 3. Possible visual impacts upon 
landscape character zones (LCZ) and sensitive visual receivers are described in sections 5 and 
6 respectively. Potential mitigation measures are described in section 5. 

The following definitions have been used in this report: 

 The ‘proposal site’ refers to the area that would be directly impacted by the proposal 

 The ‘study area’ consists of land in the vicinity of, and including, the proposal site. The 
study area consists of the area between Pembroke Street to the north, Forest Park to the 
south, the North West Rail Link to the west and Essex Street to the east. 
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2. Methodology 
2.1 Standards and guidance 

 

RMS Guidelines for Landscape 
Character and Visual Impact 
Assessment EIA-N04 

This landscape character and visual impact report has been prepared in accordance with Roads 
and Maritime Services’ Environmental Impact Assessment Guidance Note – Guidelines for 
landscape character and visual impact assessment (EIA-N04), Version 2 (Roads and Maritime, 
2013). 

2.2 Scope 

The report is broadly structured into four parts that is consistent with those set out in EIA-N04: 

 Landscape character assessment – an analysis of the existing landscape that identifies 
LCZs according to their dominant visual characteristics 

 Sensitive visual receivers – identification and analysis of the main day-to-day viewers of 
the road and their sensitivity to change in the visual environment 

 Urban design objectives and principles 

 Conclusion – a summary of findings. 

2.3 Establishment of the existing landscape character and 
visual environment 

The road and its landscape setting have been identified and described utilising background data 
including aerial photography and field inspection. A site visit was conducted on Friday 8 August 
2014 in conditions of clear visibility. 

Features of the landscape considered in the study of the baseline environment include the built, 
natural and cultural (or sense or place) aspects of the immediate surrounding areas. 
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2.3.1 Defining the landscape character zones 

The factors that have been considered in categorising the LCZs include landform, use, 
vegetation and character of urban environment. The categorisation was informed through a 
review of the information assembled in the desktop study and the field inspection. The 
assessment also included a comprehensive review of relevant planning designations and policy. 

The analysis covered the following aspects of the site and its immediate surrounds: 

 Planning designations 

 Topography 

 Vegetation type and level of cover 

 Parks and open space and their character and quality 

 Cultural and recreational characteristics 

 Architectural style 

 Major economic features 

 Surrounding visible infrastructure 

 Spatial qualities. 

The identified LCZs for the proposal are shown in Figure 5. The LCZs consider common 
landscape types (defined by typical features and characteristics) and any principal landscape 
and urban townscape features.  

2.3.2 Identifying potential sensitive visual receivers 

Potential sensitive visual receivers comprise the people who reside, work, travel or recreate 
within the visual catchment. For the purposes of this report, sensitive visual receivers have been 
grouped. Publically accessible viewpoints, representative of the sensitive visual receivers have 
been identified from aerial imagery and were later ground-truthed during the field inspection. 

2.4 Identifying and assessing the degree of sensitivity 

This assessment identifies and assesses the sensitivity of a LCZ or view and its capacity to 
absorb change. Sensitivity refers to the quality of an area, the number and type of receivers and 
how sensitive the existing character of the setting is to the proposed change. Combined with 
magnitude, sensitivity provides a measurement of impact. 

Landscape sensitivity ratings are described in Table 1.  

Table 1 Classification of sensitivity of landscape character zones 

Classification Description 

High Important landscape or landscape resource of particularly distinctive character or 
high value and importance, sensitive to relatively small changes. 

Moderate Landscape or landscape resource of moderately valued landscape characteristics 
reasonably tolerant to change. 

Low Landscape or landscape resource is largely tolerant to change. 

Negligible The landscape or landscape resource is tolerant to change. 

The assessment of sensitivity considers the following: 

 The type of visual receiver, which is classified according to whether the person is at 
home, work, play, or passing through  
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– Those who view the impact from their homes are considered to be highly sensitive as 
the quality (or otherwise) of the outlook from their home would have an effect on their 
perception and acceptability of the setting to their home environment 

– Those who view the impact from their workplace are considered to be of low sensitivity 
as the attractiveness or otherwise of the outlook would have a less important, although 
still material, effect on their perception of their quality of life 

– Those who view the impact whilst taking part in an outdoor leisure activity may display 
varying sensitivity depending on the type of leisure activity.  However it is generally 
accepted that recreational users are of moderate sensitivity 

– Those who view the impact whilst travelling on a public thoroughfare would also 
display varying sensitivity depending on the speed of travel and purpose of journey.  It 
is generally accepted that travellers are of low sensitivity 

 The potential relative numbers of affected sensitive visual receivers (very few, few, many, 
very many) 

 The value and quality of existing views (without new infrastructure) 

 The availability and amenity of alternative views 

 The duration or frequency of view 

 The degree of visibility and distance of the source of impact from the receiver. 

Viewpoint locations have been chosen during the field inspection and consist of representative, 
publicly accessible places which represent the potential for views to the proposal site from 
nearby residents, businesses/commercial areas, recreation areas and transport corridors. 

Table 2 Classification of sensitivity of visual receivers 

Classification Description 

High The visual receiver is highly sensitive to change in their viewing experience. 

Moderate The visual receiver is moderately sensitive to change in their viewing experience. 

Low The visual receiver is only slightly sensitive to change in their viewing experience. 

Negligible The visual receiver experiences no discernible sensitivity to change in the viewing 
experience. 

2.5 Identifying the potential sources of impacts 

The potential degree of visual impact that may result from a road upgrade is related to the 
various elements of the construction and permanent work including: 

 Type 

 Scale 

 Degree of visibility 

 Compatibility with the surrounding landscape 

 Time-scale: temporary (short, medium or long term), permanent but potentially reversible, 
or permanent and irreversible. 

Potential sources of impact during construction may include the presence of a construction 
compound/s, plant and equipment; hoardings and barriers and any earthworks or lighting.  
Potential sources of impacts related to the permanent works may include the road alignment, 
rails, light standards, signage, drainage and other road related infrastructure. 
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The magnitude of potential landscape impacts would be classified into one of the following 
classes outlined in Table 3 below: 

Table 3 Classification of magnitude of possible impacts 

Classification Description  

High The landscape or visual receiver would experience a major change in character and 
viewing experience. 

Moderate The landscape or visual receiver would experience a moderate change in character 
and viewing experience. 

Low The landscape or visual receiver would experience slight or barely perceptible 
changes. 

Negligible The landscape or visual receiver would experience no discernible change. 

2.6 Assessing Impacts 

The combination of sensitivity and impact magnitude provides the level of importance of the 
impact on the landscape character, individual character zone or visual impact from viewpoints. 
The impact matrix shown in Table 4 was used to determine the impact level of importance for 
the proposal. 

Table 4 Landscape character and visual impact grading matrix 

Se
ns

iti
vi

ty
 

Magnitude of impact 

 High Moderate Low Negligible 

High High Impact High - Moderate Moderate Negligible 

Moderate High-Moderate Moderate Moderate low Negligible 

Low Moderate Moderate-Low Low Negligible 

Negligible Negligible Negligible Negligible Negligible 

2.7 Identifying potential mitigation measures 

Mitigation measures have been provided when section 7. Such mitigation measures should be 
considered during the design process to reduce the potential visual impacts of the proposal. 

Potential mitigation measures may include: 

 Adopting alternative designs or revisions to the basic engineering and architectural 
design to prevent and/or minimise negative impacts 

 Remedial measures such as colour and textural treatment of structural features 

 Compensatory measures such as landscape design measures (e.g. tree planting, 
creation of new open space etc.) to compensate for unavoidable negative impacts and to 
attempt to generate long-term positive impacts.  
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3. Proposal overview 
3.1 The proposal 

Roads and Maritime Services (Roads and Maritime) propose to upgrade about 500 metres of 
Epping Road, between Blaxland Road and around 80 metres east of Essex Street (‘the 
proposal’). The proposal is located in the suburb of Epping, about 15 kilometres north-west of 
the Sydney central business district.  

The key features of the proposal include: 

 Providing an additional westbound lane by widening the southern side of Epping Road by 
about 3.7 metres between Essex Street and Blaxland Road this becomes a dedicated left 
turn lane into Blaxland Road 

 Upgrading the intersection of Epping Road and Essex Street: 

– Widening on the north-eastern side of the intersection to provide an additional right 
turn lane into Epping Road (westbound). This will provide two marked right turn lanes, 
and an unmarked shared left turn/through lane 

– Widening on the south-western side of the intersection to provide an additional left 
turn lane from Essex Street onto Epping Road (westbound) 

– Removing the right turn movement from Epping Road to Essex Street in both 
directions 

– Providing three new traffic light controlled pedestrian crossings  

 Removing the right turn movement from Langston Place into Epping Road in the 
westbound direction for all traffic  

 Widening 80 metres of the northern side of Epping Road east of Essex Street 

 Constructing a raised median (about 340 metres long) along Epping Road, between 
Langston Place/Blaxland Road and just west of Essex Street. This would restrict access 
from Epping Road to Forest Grove and Smith Street, and to residential properties along 
this section of Epping Road, to left-in and left-out only  

 Constructing a raised median about 20 metres long on Essex Street north of Epping 
Road intersection  

 Constructing a 1.2 metre wide pedestrian pathway  

 Property adjustments 

 Utility adjustments within the proposal site 

 Temporary construction compounds and stockpile sites. 

It is anticipated that construction of the proposal would start in late 2015 and would take about 
nine months to complete. 

At least one compound would be required for the proposal. Four potential compound location 
options are being considered: 

 Compound A on part of lot 1 deposited plan (DP) 1192833 (2 Epping Road), which is 
occupied by an automotive garage (Tuffy’s Auto Centre) located on the corner of Epping 
Road and Blaxland Road.  The area of the site which may be used as a compound 
currently comprises a grassed area and service centre parking.  The compound would be 
accessed from Epping Road and Blaxland Road 
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 Compound B at lot 5 DP 1033683 (36 Essex Street), which includes one residential 
property owned by Roads and Maritime located on the corner of Epping Road and Essex 
Street.  The compound would be accessed from Epping Road and Essex Street 

 Compound C at lot 20 DP 10385 (38 Essex Road) which includes one residential property 
owned by Roads and Maritime located on the corner of Epping Road and Essex 
Street.  The compound would be accessed from Epping Road and Essex Street  

 Compound D on lot 10, 11 and 12 DP 10385 (2 and 4 Forest Grove) which includes two 
residential properties.  The compound would be accessed from Forest Grove 
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3.2 Construction compound 

The proposal would require the establishment of a temporary construction compound facility. 
The compound would include portable buildings with amenities (such as lunch facilities and 
toilets), secure and bunded storage areas for site materials, including fuel and chemicals, office 
space for on-site personnel, and associated parking.  

Upon completion of construction, the temporary site compound, work areas and stockpiles 
would be removed, the site cleared of all rubbish and materials and rehabilitated.  

At least one compound would be required for the proposal. Four potential compound location 
options are being considered, one or more of these sites may be used: 

 Compound A on part of lot 1 deposited plan (DP) 1192833 (2 Epping Road), which is 
occupied by an automotive garage (Tuffy’s Auto Centre) located on the corner of Epping 
Road and Blaxland Road.  The area of the site which may be used as a compound 
currently comprises a grassed area and service centre parking 

 Compound B at lot 5 DP 1033683 (36 Essex Street), which includes one residential 
property owned by Roads and Maritime located on the corner of Epping Road and Essex 
Street 

 Compound C at lot 20 DP 10385 (38 Essex Road) which includes one residential property 
owned by Roads and Maritime located on the corner of Epping Road and Essex Street.  

 Compound D on lot 10, 11 and 12 DP 10385 (2 and 4 Forest Grove) which includes two 
residential properties.
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3.3 Property adjustments 

The proposal would require partial acquisition and related property adjustments of 14 properties 
and the total acquisition of one property.   

Properties impacted by partial acquisition/adjustments are listed in Table 5 and are shown in 
Figure 3. The property adjustments include relocating property boundary fencing, driveway 
adjustments and loss of roadside trees and landscaped areas. The extent of property 
acquisitions would be refined and confirmed during detailed design in consultation with the 
property owners. 

All except one of the properties that would be impacted by partial acquisition or adjustment are 
residential properties. Acquisition would involve frontage strip acquisitions up to about 3.0 
metres wide.  

Tuffy’s Auto Centre on the corner of Epping Road and Blaxland Road would be affected by 
partial acquisition. Acquisition would involve a strip acquisition about 30 metres in length and 
about 3.0 metres wide.  

Property adjustment plans would be developed during detailed design in consultation with the 
property owners. All land acquisitions would be conducted in accordance with the Roads and 
Maritime Land Acquisition Policy and compensation would be based on the requirements of the 
Land Acquisition (Just Terms) Compensation Act 1991. 

Table 5 Property acquisition required for the proposal 

Address Lot and 
DP 

Acquisition type Current land 
use 

Approximate area 
of existing 
property (m2) 

Acquisition area 
(m2) 

2 Epping 
Road 

Lot 1 DP 
1192833 

Partial Commercial 1197 140 

4 Epping 
Road 

SP 
16921 

Partial Residential 1508 112 

6 Epping 
Road 

Lot B 
DP 
308840 

Partial Residential 1522 111 

8 Epping 
Road 

Lot 5 DP 
10385 

Partial Residential 980 74 

10 Epping 
Road 

Lot 6 DP 
10385 

Partial Residential 998 74 

12 Epping 
Road 

Lot 1 DP 
203492 

Partial Residential 1020 51 

14 Epping 
Road 

Lot 2 DP 
203492 

Partial Residential 1592 113 

16 Epping 
Road 

Lot B 
DP 
327784 

Partial Residential 1020 74 
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Address Lot and 
DP 

Acquisition type Current land 
use 

Approximate area 
of existing 
property (m2) 

Acquisition area 
(m2) 

18 Epping 
Road 

Lot 9 DP 
10385 

Partial Residential 1132 85 

20 Epping 
Road 

Lot 16 
DP 
10385 

Partial Residential 957 70 

22 Epping 
Road 

Lot 17 
DP 
10385 

Partial Residential 904 69 

24 Epping 
Road 

Lot 18 
DP 
10385 

Partial Residential 890 67 

38 Essex 
Street 

Lot 20 
DP 
10385 

Total Residential 803 803 

41 Essex 
Street 

Lot 4 DP 
103865 

Partial Residential  922 42 

43 Essex 
Street 

Lot 1 DP 
430745 

Partial Residential 877 90 

 

Two properties may require demolition due this proposal.  These are listed in Table 7.  

Table 7  Properties potentially requiring demolition 

Address Justification 

36 Essex Street (lot 5 DP 1033683) This property is historically owned by Roads and Maritime.   This 
property lies within the footprint of the road widening and would 
require demolition.  Any land remaining outside of the road corridor 
would be turfed.  Any future development of this lot will be assessed 
under a separate development application.   

2 Forest Grove (lot 10 DP 10385) This property may require demolition to provide space for 
Compound site D.  Demolition is the worst case scenario assessed 
within this REF.  Any future development of this lot would be 
assessed under a separate assessment process.  

 

Note: 36 Essex Street is not included in the acquisition list as this property is historically owned 
by RMS and has not been acquired for this project.  
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4. Existing environment 
4.1 Introduction 

The following section provides an overview of the existing built form, land use and vegetation in 
the vicinity of the project site. These features all contribute to the landscape and visual 
character of the area. 

4.2 Epping Road 

Epping Road is about nine kilometres long, and is a State road linking the north-western 
suburbs and the Hills district to the lower North Shore and Sydney’s central business district. 
Epping Road runs between Beecroft Road at Epping, and Longueville Road at Lane Cove. For 
the most part, Epping Road consists of six traffic lanes. The section between Blaxland Road 
and Essex Street has four traffic lanes, and is congested in peak periods. Epping Road is one of 
the main access roads to the Epping town centre.  

The proposal is located in Epping and within the Hornsby local government area. The study 
area within which the proposal site is located includes a mix of residential, commercial, and 
transport infrastructure land uses.  

Epping town centre and Epping Station are located about 130 metres to the north-west of the 
western end of the proposal site.  

4.3 Land zoning with the study area 

The study area is located within the Hornsby local government area and therefore the Hornsby 
Local Environmental Plan 2013 applies to the site.  

The area falls within the NSW Government’s Epping Town Centre Precinct Urban Activation 
Precinct program, managed by the Department of Planning and Environment. The program 
aims to implement some urban renewal objectives by delivering more homes in places with 
access to infrastructure, transport, services and jobs. Additionally, traffic studies conducted for 
the Epping Town Centre Study identified upgrades to the existing road transport network, 
including Epping Road widening and intersections at Essex and Blaxland Roads. The area 
within which the Project falls was rezoned in 2014. As a result the following zones are located 
within the study area: 

 Zone B2 Local Centre 

 Zone R4 High Density Residential 

 RE1 Public Recreation 

 Zone R2 Low Density Residential 

 SP2 Infrastructure (road and rail). 

These zones are shown in Figure 4. 
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4.4 Built form 

The Epping Road corridor, within the study area, curves to the north-east from Essex Road, and 
is relatively wide (dual four lane road between building frontages), with few townscape features 
of merit. The proposal site and surrounding area can be described as a typical Sydney suburb, 
with residential development being the most dominant land use. This includes primarily single 
detached dwellings to the northern and southern sides of Epping Road. A multi-unit residential 
development with set-back frontages is located on the corner Epping Road and Smith Street. A 
five storey commercial building (Westpac corporate office) is located on the north-eastern 
corner of Epping Road and Langston Place. The building dominates views within the local area. 
An existing auto centre commercial business is located on the corner of Epping Road and 
Blaxland Road. The North West Rail link corridor is situated to the west of the proposal site.  

Commercial and infrastructure built forms are generally concentrated on the western end of the 
study area, residential built form comprise the rest of the study area. Individual commercial 
properties are located within intersecting streets, including the Chinese Christian Community 
Service Centre and the Epping Eye Surgery on Essex Street.  

At the time of writing this report, a temporary construction compound associated with the Epping 
to Thornleigh Third Track project was in operation to the south of Epping Road, on the northern 
edge of Forest Park. 

There are Heritage buildings at 47 Essex Street and 42 Essex Street, adjacent to the proposal. 
These two residential buildings also fall within the Essex Street Conservation Area (LEP no. 
C10). 

4.5 Landscaping and vegetation 

There are a number of landscape elements in the study area that influence its character 
including: trees (in gardens and along some streets) and Forest Park. The study area has been 
developed and there are no natural features remaining. Vegetation is primarily characterised by 
urban landscaping within individual property private gardens. These contribute to the visual 
amenity and character of the area. The vegetation is generally not native in origin. Street trees 
and established vegetation within private gardens provide visual screening to and from adjacent 
residences and contribute to the residential character. These features assist in providing a 
sense of scale. 

Forest Park is a maintained landscape with a mix of mature native and exotic trees and is a 
important landscape feature within the study area.  

These are some established hedges, native and non-native trees and plantings at the heritage 
listed property 47 Essex Street. This property also fall within the Essex Street Conservation 
Area (LEP no. C10).  

4.6 Landform 

The landform within the proposal site is undulating. Epping Road falls in elevation in a general 
west to east direction, from Blaxland Road to Essex Street. Properties to the north of Epping 
Road are slightly elevated above the road level and properties to the south (particularly to the 
south-western corner on Blaxland Road and Epping Road) are set below the road level.  
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5. Identification and assessment of 
landscape character zones 
5.1 Landscape character zones 

The LCZs have been defined based on the presence of broadly homogenous characteristics or 
strongly defined spatial qualities. 

The following four LCZs have been identified for the study area and are shown on Figure 5: 

 LCZ 1 Residential 

 LCZ 2 Commercial 

 LCZ 3 Public Open Space 

 LCZ 4 Transport Infrastructure. 
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5.1.1 Landscape character zone 1 

LCZ 1 is the largest zone in the study area and is predominately comprised of residential 
properties. A description of the LCZ is provided in Table 6 and illustrated in Photo 1, Photo 2 
and Photo 3. 

Table 6 LCZ 1: Residential 

Character element Description 

Landform Undulating 

Drainage / water Kerb and gutter 

Vegetation Mature trees, shrubs and lawns in private gardens and along property boundaries. 
Street trees make a contribution to the townscape scale and character primarily in 
side streets (Smith Street and Essex Street). Two street trees exist on Epping Road 
itself.  

Land Use Residential, generally single dwelling. 

Architecture The areas is defined by typically single-storey, single-dwelling residences, 
generally bungalows and cottages, of a range of construction materials including 
weatherboard and masonry and frequently pitched roofs in metal and tile. Some 
two storey buildings within a residential estate. Built form varies in scale, form and 
materials throughout the LCZ, and particularly on Epping Road itself.  

Infrastructure Driveways, fencing, overhead electrical and telecommunications. Footpaths are 
generally narrow, with surfacing varying in condition throughout the LCZ. The 
northern side of Epping Road is in good condition, with the southern side and side 
streets in generally average/poor, uneven condition. Traffic movements dominate 
Epping Road. 

Parks and open 
space 

Private gardens, most containing mature trees and shrubs and lawn areas. Forest 
Park is well maintained and contributes strongly to the character of the local area. 
The set back of built form (Westpac Corporate offices and Pembroke Gardens 7 
Epping Road) on the northern edge of Epping Road, between Langston Place and 
Smith Street contributes strongly to the character of Epping Road with wide 
grassed verge, and mature plantings in private gardens.  

Cultural and 
recreational 
characteristics 

Residential development typical of the area.  Access for pedestrians is provided for 
by a footpath along the northern and southern sides of Epping Road. Chinese 
Christian Community Service Centre is located at 41 Essex Street. The public 
realm is limited to the linear character of mostly narrow footpaths either side of 
roads within this LCZ. There is infrequent pedestrian activity along footpaths.  

Spatial qualities Residences and mature trees provide a sense of enclosure and linear movement 
through the road reserve. The scale and set back of the buildings contributes little 
in the way of enclosure. 

Assessment of Landscape Character Impacts 

LCZ 1 generally has an average to poor quality urban environment with little sense of place, a 
general dominance of traffic requirements on Epping Road and a lack of an effective public 
realm. There are a number of landscape elements in this area that influence the character of the 
townscape, including street trees on the side streets, Forest Park and grassed verge to the 
north of Epping Road between Langston Place and Smith Street which are generally in average 
to good condition. Therefore, the sensitivity of LCZ 1 to change is considered to be 
MODERATE. The magnitude of the impacts on this LCZ is considered MODERATE in areas 
close to the proposed works with the impacts reducing with distance. 

The Resultant rating of landscape impact is MODERATE in areas close to the proposed works 
with the impacts reducing with distance. 
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Photo 1 LCZ 1 Residential, view of Epping Road looking east 
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Photo 2 LCZ 1 Residential, typical side street (Essex Street) 
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Photo 3 LCZ 1 Residential, Westpac Corporate Headquarters and Pembroke 
Gardens set back, grassed verge and mature plantings in private 
gardens. View looking east. 



 

5.1.2 Landscape character zone 2 

LCZ 2 is concentrated to the west of the study area and is predominately comprised of 
commercial properties. A description of the LCZ is provided in Table 7 and illustrated in Photo 4 
and Photo 5. 

Table 7 LCZ 2: Commercial 

Character element Description 

Landform Undulating – commercial properties located on ridge at the highest point of the 
study area. 

Drainage / water Kerb and gutter 

Vegetation Grassed verges and intermittent tree planting in verges. 

Land Use Commercial 

Architecture Generally mixed development varies in architectural style – typically commercial, 
single-level buildings. Within the LCZ there is the single storey open workshop 
(Tuffey Auto Station) and five storey office building (Westpac Corporate) 
concrete construction reinforcing the unrelated character of both sides of Epping 
Road. Generally, mixed construction materials, styles and form.  

Infrastructure Overhead telecommunications and electrical infrastructure, street signage, 
footpaths and street lighting; public telephone and garbage bins, cycle sheds. 
The straight road provides an uninterrupted vista along the corridor that tends to 
accentuate the lack of sense of place. The public realm is mostly dominated by 
traffic requirements. The North West Rail Link dissects the local area in a north-
south direction. The Epping Road corridor accommodates four lanes dual 
carriageway. Minimal footway space for pedestrians to the south side of Epping 
Road. There is moderate pedestrian activity in the vicinity of the Westpac 
Corporate office. 

Parks and open 
space 

Grassed verges along road sides. Private gardens with mature plantings 
contribute to streetscape character.  

Cultural and 
recreational 
characteristics 

n/a 

Spatial qualities The auto station is open and faces the Epping Road corridor. The Westpac 
Corporate building dominates the streetscape and restricts views to within the 
road corridor.  

Assessment of Landscape Character Impacts 

Given the average quality of the urban environment with little sense of place, unrelated built 
form/scale, limited landscape elements, general dominance of infrastructure and the lack of an 
effective public realm, the sensitivity of LCZ 2 to change is considered to be LOW.  

The magnitude of the impacts on this LCZ is considered LOW in areas close to the proposed 
with the impacts reducing with distance. The Resultant rating of landscape impact is LOW. 
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Photo 4 LCZ 2 Westpac Corporate Office 
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Photo 5 LCZ 2 Auto station located on the corner of Epping Road and 
Blaxland Road, view facing south from Epping Road 



 

5.1.3 Landscape character zone 3 

LCZ 3 is concentrated on the south-western of the study area and is predominately comprised 
of parkland. A description of the LCZ is provided in Table 8 and illustrated in Photo 6. 

Table 8 LCZ 3: Public open space 

Character element Description 

Landform Undulating 

Drainage / water n/a 

Vegetation Good vegetation cover with a mixture of native and exotic mature trees and 
shrubs, mown lawns.   

Land Use Recreational  

Architecture n/a 

Infrastructure Children’s playground, picnic tables and seating, post and rail fencing, concrete 
footpaths in good condition, lighting, memorial sculptures. A temporary 
construction compound exists to the north of the park at the time of writing this 
report. Parking dominates the eastern edge of the park on Forest Grove. 
Residences on Epping Road back on to the park. 

Parks and open 
space 

Forest Park to the south of Epping Road. Small park on the corner of Chambers 
Court and Pembroke Street to the rear of the Westpac Corporate offices. Public 
open space of this scale and type is uncommon within the local area.  

Cultural and 
recreational 
characteristics 

The parks contain formal children’s play areas, footpaths and informal parkland 
and are set back from main road arterials. They are an important amenity to the 
local community. Pedestrian activity is distributed throughout the park and along 
the strong south-east to north-west axis defined by a concrete footpath and 
lighting columns. Easy access for pedestrians from Forest Grove. 

Spatial qualities Mature vegetation, topography and layout of Forest Park provide a sense of 
enclosure and separation from surrounding roads and residences. These 
elements contribute to a strong local sense of place. 

Assessment of Landscape Character Impacts 

Parkland described within this LCZ is not directly located on Epping Road. The landscape 
elements, particularly vegetation within public realm, mature parkland trees contribute 
importantly to the local character and sense of place. Therefore the overall sensitivity of this 
landscape LCZ is considered to be HIGH.  

The magnitude of the impacts on this LCZ is considered NEGLIGIBLE. The Resultant rating of 
landscape impact is NEGLIGIBLE. 
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Photo 6 LCZ 3  Forest Park 

5.1.4 Landscape character zone 4 

LCZ 4 is comprised of the transport infrastructure through the study area.  For the purposes of 
this assessment this is considered to be Epping Road and the rail corridor to the west. A 
description of the LCZ is provided in Table 9 and illustrated in Photo 7. 

Table 9 LCZ 4 Transport Infrastructure 

Character element Description 

Landform Undulating 

Drainage / water Kerb and gutter 

Vegetation Occasional street trees on Epping Road.  

Land Use Transport Corridor – Epping Road (cars, buses, trucks, etc) and the North West 
Rail Link (passenger trains) to the western edge of the study area.  

Architecture n/a 

Infrastructure Road, rail and associated infrastructure (signage, lighting, overhead power lines 
and road pavement itself). 

Parks and open 
space 

Vegetation cover is generally low. 

Cultural and 
recreational 
characteristics 

Important infrastructure to the local community connecting to local and broader 
Sydney. 

Spatial qualities Transport corridors are dominated by traffic / trains and associated infrastructure 
and are open due to operational requirements.  
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Assessment of Landscape Character Impacts 

The sensitivity of this LCZ to change would be LOW, comprising transport and associated 
infrastructure.  

The magnitude of the impacts on this LCZ is considered MODERATE in areas close to the 
proposed with the impacts reducing with distance. The Resultant rating of landscape impact is 
MODERATE-LOW. 

 

Photo 7 LCZ 4 Transport infrastructure 

5.1.5 Summary of landscape character zone sensitivity 

A summary of the LCZ sensitivity ratings is provided in Table 10. 

Table 10 Summary of landscape character zone sensitivity 

Landscape character 
zone 

Sensitivity Magnitude of Impact Resultant rating 
of landscape 
impact 

LCZ 1 Residential Moderate Moderate Moderate 

LCZ 2 Commercial Low Low Low 

LCZ 3 Public Open Space High Negligible Negligible 

LCZ 4 Infrastructure Low Moderate Moderate-low 
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Land within the study area has recently been rezoned as part of the Epping Town Centre Urban 
Activation Precinct, as previously mentioned in section 3. The majority of land adjacent Epping 
Road within the study area is zoned R4, which is intended for high density residential 
development. Land on the corner of Epping Road and Langston Place is located within a Local 
Centre.  

Sheet HOB_11 (Height of Buildings Map) of the Hornsby Local Environmental Plan, identifies 
that land fronting Epping road within the study area has maximum building height between 17.5 
and 26.5 metres. This excludes land located in the Local Centre Zone which has a maximum 
building height of 72 metres and land located on the south west corner of the Epping Road and 
Essex Street intersection which has a maximum building height of 8.5 metres. 

Given the existing low-scale nature of residential development along Epping Road, it is 
expected that the built form and landscape character of the area will change markedly over time 
in line with the preferred character depicted by the zone and building height maps. The 
proposed works will support the additional growth and change to the built form and landscape 
character of the precinct envisaged overtime. 

GHD | Report for Roads and Maritime Services - Epping Road Widening between Essex Street and Blaxland Road at 

Epping , 31/010303/3 | 27 



 

6. Key viewpoints and sensitive visual 
receivers 
6.1 Key viewpoints 

The extent of the area from which the road is visible is limited to the road corridor and 
immediate area. Due to the undulating landform and the enclosure of the road corridor by 
buildings, any sensitive visual receiver beyond the road corridor is unlikely to experience any 
substantial visual impact (subject to Epping Road design proposal). For the purposes of this 
study, potential sensitive visual receivers have been grouped into the following categories:   

1. Residents on Epping Road 

2. Residents on side streets 

3. Business owners/workers on Epping Road 

4. Motorists 

5. Pedestrians.  

Views from selected viewpoints are provided in Figure 6 as representative of potential sensitive 
visual receivers. Two existing viewpoints ( 1a and 2d) are also accompanied by an artist’s 
visualisation of the streetscape with the operational pro posal.  
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6.1.1 Viewpoint 1 

Viewpoint 1 is from the residential properties on Epping Road as marked on Figure 6. It 
represents the view looking west along Epping Road from the footpath outside the properties of 
47 and 51 Essex Road.  A description is provided in Table 11 and illustrated in Photo 8 and 
Photo 9. 

Table 11 Viewpoint 1 – Residents on Epping Road  

Criteria Description 

View Viewpoints 1a (Photo 8) and 1b (Photo 9) 

Visual sensitivity High as these are residential properties with long viewing periods. 

Visible element of 
proposal  

New road surfacing and layout, associated road infrastructure (signage, 
lighting); vegetation impacts from utility adjustments, alteration of traffic 
movements, demolition of building at 36 Epping Road, retaining structures and 
potential construction compound location. 

Nature of impact The proposal would introduce new elements into the existing view. Views of the 
scheme may be screened by existing vegetation to be retained within private 
gardens (particularly on the northern side of Epping Road where works are 
limited), between the residential receivers and the road. The topography of the 
site and curved route alignment to the eastern end of Epping Road would serve 
to break up the cumulative visual effect of the proposal. Impacts would be 
greatest for residents on the southern side of Epping Road, and on the corner of 
the Epping Road and Essex Street intersection, where visual intrusion upon 
sensitive residential receivers would be greatest due to their close proximity to 
the works. Views would be permanent and close in nature. 

Magnitude of visual 
effect 

Moderate 

Summary The proposal should be seen in the context of an urban environment with 
existing congested vehicular movements within a road corridor. The proposal 
would result in a smaller set back from residential receivers on the southern side 
of Epping Road to the road. There would also be a permanent detraction of the 
quality of the visual amenity and outlook for these receivers through the loss of 
amenity planting . This includes potential loss of privacy from the loss of 
landscaped areas. 

Resultant rating of 
visual impact 

High-Moderate 
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Photo 8 Viewpoint 1a - view looking west along Epping Road 

GHD | Report for Roads and Maritime Services - Epping Road Widening between Essex Street and Blaxland Road at 

Epping , 31/010303/3 | 31 

Photo 9 Viewpoint 1b - view looking west along Epping Road, from Essex 
Street 







 

6.1.2 Viewpoint 2 

Viewpoint 2 is from the residential properties on the Forest Grove, Essex Street and Smith 
Street which are all side streets off Epping Road as marked on Figure 6. A description is 
provided in Table 12 and illustrated in Photo 10, Photo 11, Photo 12 and Photo 13. 

Table 12 Viewpoint 2 - Residents on side streets 

Criteria Description 

View Viewpoints 2a (Photo 10) on Forest Grove south of Epping Road, 2b (Photo 11) 
Essex Street south of Epping Road, 2c (Photo 12) Essex Street north of Epping 
Road and 2d (Photo 13) Smith Street north of Epping Road 

Visual sensitivity Moderate 

Element of project 
Visible 

New road surfacing, and layout, associated road infrastructure (signage, 
lighting), vegetation impacts from utility adjustments, resurfacing, alteration of 
traffic movements, demolition of building at 36 Epping Road, retaining structures 
and potential construction compound location. 

Nature of impact The proposal would introduce new elements into the existing view. Views of the 
scheme may be partially screened by existing vegetation along side streets and 
the undulating topography surrounding Epping Road. Impacts would be greatest 
for residents in side streets closest to Epping Road, and close to the corner of 
Epping Road and Essex Street intersection due to their proximity to the works. 
Views would be permanent in nature.  

Magnitude of visual 
effect 

Moderate 

Summary Residents in side streets would view the scheme from a distance. The works 
would be seen in the context of an urban environment with existing congested 
vehicular movements within a road corridor.  

Resultant rating of 
visual impact 

Moderate 
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Photo 10 Viewpoint 2a - View looking north along Forest Grove  
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Photo 11 Viewpoint 2b - view looking north along Essex Street 
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Photo 12 Viewpoint 2c - view looking south along Essex Street 

Photo 13 Viewpoint 2d -view looking south-west from Smith Street 







 

6.1.3 Viewpoint 3 

Viewpoint 3 considers views of the business workers/owners on Epping Road as marked on 
Figure 6. A description is provided in Table 13 and illustrated in Photo 14 and Photo 15. 

Table 13 Viewpoint 3 Business workers/owners on Epping Road 

Criteria Description 

View Viewpoint 3a (Photo 14) and Viewpoint 3b (Photo 15) 

Visual Sensitivity Moderate 

Element of Project 
Visible 

New road surfacing and layout, associated road infrastructure (signage, 
lighting); potential landscape and streetscape reinstatement, alteration of traffic 
movements, demolition of building at 36 Epping Road , retaining structures and 
potential construction compound location. 

Nature of Impact The proposal would introduce new elements into the existing view. Views would 
be temporarily dissected and obstructed across the street layout by traffic 
halting temporarily. Views of the scheme may be screened by existing 
vegetation to be retained within private gardens, between the businesses 
(Westpac Corporate office) and the proposal. Impacts would be greatest for 
businesses on the southern side of the Epping Road and Blaxland Road 
intersections, where visual intrusion would be greatest due to their close 
proximity to the works.  In addition there would be the loss of amenity planting 
along the full frontage of the southern side of Epping Road due to lane widening 
works. 

Magnitude of Visual 
Effect 

Moderate/high 

Summary The proposal should be seen in the context of an urban environment with 
existing congested vehicular movements and cluttered streetscape elements 
within a road corridor. 

Resultant rating of 
visual impact 

Moderate 
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Photo 14 Viewpoint 3a -view looking east from corner Epping Road and 
Langston Place 



 

 
Photo 15 Viewpoint 3b - view looking east from corner Epping Road and 

Blaxland Road 

6.1.4 Viewpoint 4 

Viewpoint 4 considers views of the motorists on Epping Road as marked on Figure 6. A 
description is provided in Table 14 and illustrated in Photo 16. 

Table 14 Viewpoint 4 - Motorists 

Criteria Description 

View Viewpoint 4 (Photo 16), Motorists on Epping Road 

Visual Sensitivity Low 

Element of Project 
Visible 

New road surfacing and layout, associated road infrastructure (signage, 
lighting); potential landscape and streetscape reinstatement, alteration of traffic 
movements, demolition of building at 36 Epping Road, retaining structures and 
potential construction compound location. 

Nature of Impact The proposal would introduce new elements into the existing view. The 
topography of the site and curved route alignment to the eastern end of Epping 
Road would serve to break up the cumulative visual effect of the scheme.  Short 
to medium term impacts associated with the loss of the amenity planting on the 
southern side of Epping Road. 

Magnitude of Visual 
Effect 

Low 

Summary The scheme should be seen in the context of an urban environment with 
existing congested vehicular movements and cluttered streetscape elements 
within a road corridor. Views would be temporary with motorists passing 
through.   

Resultant rating of 
visual impact 

Low 
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6.1.1 Viewpoint 5 

Viewpoint 5 considers views of the pedestrians along the footpath of Epping Road as marked 
on Figure 6. A description is provided in Table 15 and illustrated in Photo 16. 

Table 15 Viewpoint 5 - Pedestrians 

Criteria Description 

View Viewpoint 5 (Photo 16) 

Visual Sensitivity Moderate 

Element of Project 
Visible 

New road surfacing and layout, associated road infrastructure (signage, 
lighting); potential landscape and streetscape reinstatement, alteration of traffic 
movements, demolition of building at 36 Epping Road, retaining structures and 
potential construction compound location. 

Nature of Impact The proposal would introduce new elements into the existing view. Views would 
be temporarily dissected and obstructed across the street layout by traffic 
halting temporarily. Views of the scheme may be screened by existing 
vegetation to be retained to the northern side of Epping Road. The topography 
of the site and curved route alignment to the eastern end of Epping Road would 
serve to break up the cumulative visual effect of the scheme. Impacts would be 
greatest for pedestrians to the south side of the Epping Road, and the corner of 
Epping Road and Essex Street, where visual intrusion upon pedestrian 
receivers would be greatest due to their close proximity to the works.  Loss of 
amenity planting on the southern side of Epping Road will be important for 
pedestrians using the footpath on the southern side. 

Magnitude of Visual 
Effect 

Moderate (potential to have positive effects) 

Summary The scheme should be seen in the context of an urban environment with 
existing congested vehicular movements and cluttered streetscape elements 
within a road corridor. Views would be temporary with pedestrians passing 
through. Landscape and streetscape reinstatement works may constitute an 
improvement in the quality of the urban environment (i.e. consistent surfacing, 
new landscaping, sensitive locating of road infrastructure), depending on 
landscape and urban detailed design. 

Resultant rating of 
visual impact 

Moderate 
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Photo 16 Viewpoints 4 & 5 - view looking east from corner Epping Road and 
Langston Place 



 

6.2 Visual impacts 

Construction 

Any construction  works within the road’s visual envelope would result in temporary impacts to 
the visual amenity which may extend beyond the proposal site (i.e. haul routes, access routes 
etc). Visual impacts associated with construction activities are generally of greater magnitude 
than those associated with operation, but are temporary in nature.  

Visual impacts during construction would be associated with: temporary site hoardings, site 
clearance works, site access, presence of construction traffic and workers, temporary parking 
areas, importation and storage of construction equipment and plant, materials stockpiling and 
presence of incomplete structures. There is also potential for impacts of utility adjustments, such 
as overhead adjustments requiring tree trimming and underground adjustments impacting tree 
root zones or requiring tree removal. These impacts would be appropriately managed by 
implementing the mitigation measures identified in section 7 of this report.. 

Operation 

Changes to alignment, massing or large change to the arrangement and/or structure of the 
existing structural elements/materials of the road would contribute to the magnitude of impacts 
upon the landscape and visual amenity. In some cases, visual amenity may be improved 
through consistent urban and landscape design themes (i.e. retaining walls, surfacing, layout of 
the public realm, soft landscaping, location of road infrastructure such as bus stops, signage 
and lighting). Due to the close proximity of the upgraded road to residential receivers on the 
southern side of Epping Road, careful detailed design will be critical to reducing the impact on 
their visual amenity.   
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7. Mitigation and urban design response 
7.1 Overview 

This section sets out a number of recommended design measures which will respond to the 
assessment presented above by identifying design interventions which can mitigate potential 
impacts described and rated above. 

As none of the LCZs or visual receptors identified would be exposed to anything greater than 
impacts of high-moderate level of importance, it would not be critical to implement possible 
mitigation measures. However, doing so would further reduce likely impacts and result in a 
superior design outcome. 

Also, included below are design responses which do not directly constitute mitigation measures, 
but rather are presented as recommendations to improve the urban design outcomes generally, 
contributing to a better integrated, safer, more legible, and ultimately more valued contribution to 
the public domain. 

The following design principles are to be considered during detailed design: 

 Siting of temporary and/or permanent works to areas of lower sensitivity where possible 

 Ensure consistent urban and landscape design with the qualities that contribute to sense 
of place and the quality of the public realm 

 Avoid introducing visual elements that are inconsistent with the existing visual character 

 Reducing any visual impact through: 

– Responsive engineering 

– Architectural treatment of road infrastructure elements that is considerate and 
sympathetic to the existing visual environment 

 Remedy or offset residual impacts through: 

– Leveraging opportunities to strengthen landscape character through the provision of 
infrastructure that would increase the level of existing amenity 

– Leveraging opportunities to reduce existing negative visual elements such as 
overhead infrastructure 

– Leveraging opportunities to strengthen the impact of existing positive visual elements 
such as street trees 

– Landscaping to provide visual screening. 

7.2 Roads and Maritime urban design objectives and principles 

The Roads and Maritime Services Urban Design Policy identifies the following design outcomes 
relevant to any infrastructure project.  These objectives are fundamental to the development of 
proposal-specific objectives. 

• Infrastructure would fit sensitively into the built, natural and community environments 
through which they pass, be well designed and contribute to the character and functioning 
of the area 

• Infrastructure would contribute to the accessibility and connectivity of people within regions 
and communities 

• Infrastructure would contribute to the overall quality of the public domain for the community 
and all road users. 
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These objectives are reflected in a set of more specific principles that are to assist in integrating 
urban design and engineering on the proposal.   

 Contributing to urban structure and revitalisation 

 Fitting with the built fabric 

 Connecting modes and communities 

 Fitting with the landform 

 Responding to natural pattern 

 Incorporating heritage and cultural contexts 

 Design roads as an experience in movement 

 Creating self-explaining road environments 

 Achieving integrated and minimal maintenance design. 

7.3 Proposal-specific urban design objectives and principles, 
and mitigation measures 

Through adaptation of these objectives and principles, and with consideration of the 
assessment set out in this report, the following key design objectives have been identified to 
inform the ongoing design of this proposal and to mitigate the impacts identified. 

7.3.1 Objective 1 

Maintain the fundamental elements which define the character of the local area and the 
experience of the road user 

 Maintain and emphasise identifiable transitions along the route and employ treatments 
which contribute to distinction of character areas 

 Ensure the varying vertical and horizontal road geometry is maintained where possible to 
conserve the varied and sequential visual experience of the journey 

 Protect and incorporate landscaping treatments which reflect the qualities of identified 
character zones and which reinforce the planned structure of the local area 

 Ensure signage, utilities, and other structures are sited and designed to avoid adverse 
impacts of the views along the route. 

7.3.2 Objective 2 

Enable the sensitive integration of the proposal into the landscape context 

 Minimise the extent of disturbance and vegetation clearance required to facilitate the 
upgrade of the road corridor, with particular effort to maintain visually important roadside 
vegetation 

 Avoid / minimise where possible substantial vertical deviations which would require 
construction of retaining walls, substantial batters, or other barriers 

 Limit the impact of construction activity and storage on the landscape and visual 
environment, particularly in relation to sensitive receptors 

 Incorporate visual cues particularly with regard to the transition of land uses and 
character zones. 
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7.3.3 Objective 3 

Maximise safety of road and path users 

 Avoid potential conflicts between different transport mode users, such as cyclists and 
drivers. 

 Ensure the appropriate application of CPTED (Crime Prevention Through Environmental 
Design) principles to provide high levels of surveillance, avoid opportunities for 
entrapment, and enhance perceptions of safety.  

7.4 Urban design strategies and initiatives 

The above objectives and principles have been developed into a set of more specific 
recommendations for design strategies and initiatives.  These strategies and initiatives should 
be considered in the further design of the proposal, in conjunction with other design 
considerations. 

A. Construction activity and storage 

Take all practical measures to ensure construction equipment, stockpiles, and other visible 
elements are located away from key views to or from the identified visual receptors.  Where 
such equipment or stockpiles are to be located in a visually prominent locations (including along 
road shoulders) for any reasonable period of time, incorporate screening measures and 
practices to ensure sites are kept tidy. 

Ensure temporary lighting required during the construction period is sited and designed to avoid 
light spill into residential properties and identified sensitive receptors. 

B. Retention of visually important vegetation 

As the design of the proposal proceeds, the precise extent of disturbance on visually important 
vegetation along the route should be determined.  Consideration should then be given to 
practical measures to enable retention of that vegetation. 

Where visually important vegetation requires removal, consider narrowing of the path at those 
locations to enable tree retention or the use of permeable pavement types. The landscaping 
plan is to investigate opportunities to provide screen planting to maintain privacy 

C. Tree planting opportunities along path 

Any new planting along or near paths should have open trunks to avoid opportunities for 
concealment; should avoid conflict with lighting and transmission lines; should not contribute to 
branch and leaf litter on path; and should be maintained to ensure branches do not obstruct 
path. 

D. Lighting and signage 

Employ shields to avoid light spill into residential properties and identified sensitive receptors. 

Avoid locating permanent signage in a manner which may impede views. 

E. Emphasising land use and character zones 

Where new planting is to be incorporated, ensure it is locally occurring and of a species and 
composition which reflects the character zone it is within (generally transitioning from a greater 
variety and informal compositions through the residential areas, to more formal and less diverse 
planting through the approach to the commercial centre and around commercial uses). 
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8. Conclusion 
Epping Road is a heavily trafficked and highly visible element within its surrounding landscape 
and visual environment. The area is undergoing a transition into higher residential density 
following its rezoning and given its proximity to amenities, such as public transport.  

Potential visual impacts upon surrounding LCZs and sensitive visual receivers form substantial 
constraints to works associated with any road upgrade. The level of impact on the landscape 
and visual environment would vary with the scale and type of works undertaken. This 
assessment has been undertaken prior to finalisation of a design proposal and it is intended that 
this assessment informs the development of design solutions. 

The four LCZs assessed were of moderate to low sensitivity, therefore given the existing urban 
environment have the capacity to accept change.  

Of the five visual receiver categories identified for the purposes of this study, the most important 
relates to residential receivers on Epping Road with moderate - high sensitivity. 

Given the landscape character and visual constraint of the study area, it is recommended that 
any design developed minimises the potential for impacts as far as possible.  This would include 
works during the design, construction and operational phases of the project. 

It may be possible to further mitigate the level of impact by avoiding any intrusion that is not 
consistent with the existing landscape and visual characteristics; reducing the effects of 
intrusions that cannot be avoided and remedying or offsetting any residual impact where impact 
cannot be reasonably avoided. 
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