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 SUMMARY 

Proposed Development Alterations and additions to an approved but unconstructed 6 storey residential flat building 

comprising thirty-five (35) units above two (2) basement levels with fifty-two (52) car parking 

spaces. 

The proposed alterations and additions are for 6 additional units.  The proposal seeks to 

duplicate the approved upper level of the building (i.e. level 5), resulting in an increase in the 

total number of units from 35 to 41, and an increase in the number of storeys from 6 to 7.   

Street Address 124-132 Best Road, Seven Hills 

Legal Description Lots 70, 71, 72, 73 and 74, DP 14294 

Applicant/Landowner TPG Town Planning and Urban Design (TPG) on behalf of SH7 Best Rd Pty Ltd  

Capital Investment Value 

(CIV) 

$1,178,106 + GST 

Relevant Section 4.15 

Matters 

 Environmental Planning and Assessment Act 1979 

 State Environmental Planning Policy No. 55 – Remediation of land  

 State Environmental Planning Policy No. 65 – Design Quality of Residential Apartment 

Development 

 Apartment Design Guide  

 State Environmental Planning Policy (Building Sustainability Index: BASIX) 2004  

 State Environmental Planning Policy (Infrastructure) 2007  

 Blacktown Local Environmental Plan (BLEP) 2015  

 Blacktown Development Control Plan (BDCP) 2015 

Supporting Documentation  Architectural Drawings  

 SEPP 65 Design Verification Statement  

 Assessment Against Planning Controls (Appendix C) 

 Clause 4.6 Variation Request  

 Traffic and Parking Assessment 

 BASIX Certificate  

 VPA Letter of Offer 
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1. Introduction 

This Statement of Environmental Effects (SEE) is submitted to Blacktown City Council (Council) by TPG 
Town Planning and Urban Design (TPG) on behalf of SH7 Best Rd Pty Ltd and Civic Projects (landowner 
and developer). It accompanies a development application (DA) for proposed alterations and additions 
to an approved, but unconstructed, six-storey residential apartment building (DA 16-04449) on land at 
124-132 Best Road, Seven Hills (the site).  

This DA seeks approval under Part 4 of the Environmental Planning and Assessment Act 1979 (EP&A Act) 
for alterations and additions to DA-16-04449. The approved development is orientated towards Best 
Road and comprises thirty-five (35) units above two (2) basement levels. The subject DA is for six (6) 
additional units only and constitutes the duplication of the upper level (level 5) of the already approved 
building, increasing the total number of units provided from 35 to 41, and an increase in height from six-
storeys to seven-storeys.   

The extent of the changes means that the proposed amendments cannot be considered as a Section 96 
(S96) Modification Application to the original consent. Instead of lodging a S96 Application, this DA seeks 
approval for the proposed changes.  If Council approves this new DA, then there will be 2 consents - the 
first being the original consent (DA-16-04449) and the second being for the proposed changes.  As part of 
the assessment process, consideration can only be given to the requested changes to the original 
consent and their cumulative impacts (i.e. the 6 new units only).    

1.1 Background 

1.1.1 DA-16-04449 

Council approved DA-16-04449 for a residential apartment building on the site on 13 July 2017. As per 
the notice of determination (NOD) the approved development comprises the demolition of existing 
structures and the construction of a six-storey residential apartment building containing thirty-five (35) 
units. The 35 units included an appropriate mix of one (1), two (2) and three (3) bedroom units as 
follows: 

 3 x 1 bedroom units;  

 24 x 2 bedroom units; and  

 8 x 3 bedroom units.  

The approved development also includes two (2) levels of basement car parking accessed from Clancy 
Lane and comprises forty-four (44) residential car parking spaces and eight (8) visitor car parking spaces 
(i.e. 52 spaces in total). Pedestrian access to the building is provided via a paved pedestrian pathway off 
Best Road.  

Communal open space areas totalling 1,118.2m2 are located at the ground floor and on the roof of the 
building.   

Figure 1 shows a photomontage of the approved development from the corner of Best Road and George 
Street at the existing round-a-bout. 
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Figure 1: Photomontage of the approved development (DA-16-04449) on the site when viewed from Best Road (Source: Urban 
Link) 

1.1.2 MOD-17-00600 

An application to modify development consent DA-16-04449 for the approved but unconstructed 
residential flat building under Section 96 of the EP&A Act was submitted to Council on 21 December 
2017. The proposed modifications to the approved development, as summarised in the accompanying 
SEE prepared by Planning Ingenuity Pty Ltd, include the following:  

 Addition of a hydrant pump room at the eastern corner of the basement levels;  

 Addition of a substation at the northern corner of the site facing Best Road; 

 Modification of the above ground on-site detention (OSD) system;  

 Repositioning of the stairs providing access to the ground floor communal open space from Best 
Road;  

 Modification of balcony end wall of Level 1, 2 and 3 units from a solid wall to aluminium louvre 
blades; and  

 Reduction in the provision of deep soil areas by 28.3m2 to 268.5m2 (13%).  

Updated architectural drawings and stormwater and landscape plans also accompanied the S96 
application.   

The architectural drawings, submitted as part of this DA, reflect the modifications proposed to the 
approved but unconstructed residential flat building as part of MOD-17-0060. The S96 Application is still 
being assessed by Council and had not been determined at the time of writing.      
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1.1.3 Seven Hills Planned Precinct  

On 1 June 2017 the Department of Planning and Environment (DPE) announced new Planned Precincts. 
One of the Planned Precinct announced by DPE included Seven Hills in which the site is located. The 
primary purpose of these Planned Precincts is to provide a planned approach to growing Sydney, with 
new homes and jobs located in areas that are in close proximity to public transport, shops and services, 
while retaining and enhancing the often long-standing and unique character of individual communities. 

Seven Hills has been recognised as a Planned Precinct because it is well-connected by public transport, 
with Seven Hill Station serviced by the T1 North Shore, Northern & Western and T5 Cumberland lines. 
With these train services, Blacktown is 5 minutes from Seven Hills and Parramatta is under 10 minutes. 
Bus services also operate from Seven Hills to Parramatta as well as Sydney’s central business district 
(CBD). This makes Seven Hills the ideal location for increased housing, employment and services in 
Sydney.  

The site is located less than 400 meters from Seven Hills Station as shown in Figure 2.  

 

Figure 2: Location context plan (Source: DPE/TPG) 

The first step in the process for developing Planned Precincts is community and stakeholder 
engagement. Community consultation for the Seven Hills Planned Precinct has already been 
undertaken and included a community drop-in session held on 27 June 2017 and an online survey. The 
community feedback received during this early consultation will feed into the initial strategic planning 
work.  

A project group, made up of representatives from Council, the DPE and relevant Government Agencies, 
has been formed to lead the planning work required.  Ultimately, the process will cumulate in a final 
Precinct Plan that will guide the rezoning of the Planned Precinct. The NSW DPE estimating that the 
Precinct Plan will be made available for public comment in the latter half of 2018.   
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2. The Site 

2.1 Site Description 

The site is located at 124-132 Best Road, Seven Hill and comprises a combined total of five (5) 
allotments that can be legally described as Lots 70, 71, 72, 74 and 75 in Deposited Plan (DP) 14294. The 
site is located on the south-western side of Best Road and forms a rectangular shaped parcel of land. 
The site currently contains single detached dwellings with associated outbuildings and vegetation; 
however, it is anticipated that the construction of DA-16-04449 will commence shortly, noting that the 
demolition of existing structures on the site was approved as part of the development consent.  

The site of the proposed development has a primary frontage of approximately 38 metres to Best Road 
and a secondary frontage of approximately 34 metres to Clancy Lane with a total site area of about 
2,008m2.  

 

Figure 3: Aerial view of the subject site (Source: Nearmap/TPG)  

The site is generally surrounded by low-density residential development comprising a mix of one and 
two-storey single detached dwellings with some townhouse developments scattered throughout the 
area. The majority of the land immediately surrounding the site is zoned R4 High Density Residential and 
is therefore likely to be redeveloped in the future to reflect the current zoning.   

The development at 2-10 George Street, some 70 m from this site, has been granted approval for a part 6 
storey and part 7 storey residential flat building.  In Best Road, development has also commenced on a 
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part 6 storey and part 7 storey mixed-use development comprising 68 residential units and 3 
commercial tenancies.  Assuming this site is zoned B2 Local Centre, then a height limit of only 14 m 
would apply. 

A few commercial uses also surround the subject site including a KFC fast food restaurant and Seven 
Hills-Toongabbie RSL. A small local park is located immediately to the north-west of the site at the 
corner of Best Road and George Street.  

2.2 Site Context 

The site is located in the suburb of Seven Hills within walking distance of the commercial centre and 
railway station. The commercial centre is dissected in half by the Prospect Highway running in a north-
south direction. Seven Hills Plaza is located on the western side of the Prospect Highway and includes a 
full-line Woolworths, Aldi and over 70 other stores including Best & Less, Lowes, the Reject Shop and 
Lincraft. This shopping centre is located approximately 400 metres walking distance from the subject 
site.  

The main commercial area located on the eastern side of the Prospect Highway is bounded by Prospect 
Highway to the west, Boomerang Place to the north, First Avenue to the east and Best Road to the south. 
A range of uses are located within this commercial area aimed at meeting the day-to-day needs of local 
residents.  This smaller commercial area is also within walking distance of the site at a distance of 150 
metres.  The properties opposite the site, on the opposite side of George Street are zoned for 
commercial use.     

Seven Hills Station is located less than 400 metres walking distance north-west of the site. Frequent train 
services run from Seven Hills to Blacktown, Penrith, Parramatta and the inner-city stations. A bus 
interchange is located on both sides of the station with additional bus stops in walking distance.      

Figure 4 shows the location of the subject site in relation to the Seven Hills Town Centre and Railway 
Station.  
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Figure 4: Surrounding land use context (the site is identified by the green marker) (Source: Nearmap)   



 

 

- STATEMENT OF ENVIRONMENTAL EFFECTS – 124-132 BEST ROAD, SEVEN HILLS -  11 

  

3. Development Proposal 

This DA seeks approval for alterations and additions to an approved but unconstructed residential flat 
building. Specifically, the proposed works will include construction of six (6) additional units only, 
derived from duplicating the floor plan of Level 5 of the approved residential flat building on the site.  
This will increase the height of the building to seven-storeys and the total number of units to forty-one 
(41). These works will also result in a slight change to the overall mix of apartments to be provided as 
follows:  

 4 x 1 bedroom units;  

 28 x 2 bedroom units; and  

 9 x 3 bedroom units.  

The proposed development also includes minor alterations to the approved building, including 
additional bicycle parking in the basement, an internal reconfiguration of the waste room to 
accommodate an additional 1100L bulk bin and 2 additional 240L bins.  

The approved communal open space areas and fifty-two (52) car parking spaces located in the 
basement levels are capable of accommodating the additional six (6) units proposed as part of this 
application.  An additional adaptable unit has also been provided (i.e. now 5 in total) to comply with the 
DCP.  

Architectural drawings prepared by Urban Link and dated 23 February 2018 are included at Appendix A. 
The drawings include updated photomontages of the overall development as shown in Figures 5 and 6.   

Figure 5: Updated photomontage of the approved 
development with the addition of the proposed development, 
looking south from the corner of Best Road and George 
Street.  

Source: Urban Link 

Figure 6: Updated photomontage of the approved 
development with the addition of the proposed development, 
looking east from the corner of Clancy Lane and George 
Street.  

Source: Urban Link 

Included at Appendix B of this SEE is a design verification statement prepared by the project architect.  
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The owners of the property are also willing to enter into a Voluntary Planning Agreement (VPA) in 
partnership with Council to contribute to the upgrade and improvement of the RE1 Public Recreation 
zoned land immediately adjoining the north-west boundary of the site.  The local park is currently 
underutilised and neglected, and lacks public appeal.  An upgrade of the park will provide the future 
residents, visitors and employees in the area a desirable space to recreate, and would also improve the 
overall amenity of the area.  The park is also located at a main intersection within the town centre.  An 
upgrade of the park would significantly improve the streetscape at this key location.  A letter of offer is 
provided at Appendix G. 
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4. Assessment 

The proposed development has been assessed against the following relevant State and local planning 
controls: 

 Environmental Planning and Assessment Act 1979 (EP&A Act);  

 State Environmental Planning Policy No. 55 – Remediation of Land (SEPP 55);  

 State Environmental Planning Policy No. 65 – Design Quality of Residential Apartment Development 
(SEPP 65);  

 Apartment Design Guide (ADG); 

 State Environmental Planning Policy (Building Sustainability Index: BASIX) 2004 (BASIX);  

 State Environmental Planning Policy (Infrastructure) 2007 (Infrastructure SEPP);  

 Blacktown Local Environmental Plan (BLEP) 2015; and  

 Blacktown Development Control Plan (BDCP) 2015.  

This detailed assessment against the above State and local controls is included at Appendix C of this 
SEE.  

Note: The extent of the changes means that the proposed amendments cannot be considered as a 
Section 96 (S96) Modification Application to the original consent. Instead of lodging a S96 Application, 
this DA is seeking approval for the proposed changes.  If Council approves this new DA, then there will be 
2 consents - the first being the original consent (DA-16-04449) and the second being for the proposed 
changes.  As part of the assessment process, consideration can only be given to the requested changes 
to the original consent and their cumulative impacts (i.e. the 6 new units only). 
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5. Key Issues & Non-Compliances 

Based on TPG’s assessment the key issues for the proposed development can be summarised as 
follows:  

5.1 Height  

The proposed development breaches the 20 metre maximum height limit by 5.15 metres, within an 
overall maximum height of 25.15 metres. This 5.15 metre departure represents a variation of 25.75% to 
the prescribed maximum height limit.  The departure is attributed to the lift overrun, roof top structures 
(pergola) and portions of the upper level.  The approved development already exceeds the height limit 
by 2.25 metres due to the lift overrun. A clause 4.6 request to vary the building height development 
standard is included at Appendix D. 

In terms of height:  

 When viewed from Best Road (north elevation) the development complies with the 20 metre height 
limit with the exception of the lift overrun/fire stairs, the roof parapet and a portion of the top floor 
level. 

 The south elevation (adjacent to the laneway) complies with the 20 metre height limit with the 
exception of the lift overrun/fire stairs, the roof parapet and a portion of the top floor level. 

 The west elevation (adjacent to the park) complies with the 20 metre height limit with the exception 
of the lift overrun/ fire stairs, the roof parapet and a very minor portion of the upper floor level.  The 
western elevation largely presents as a complying development. 

 The east elevation (adjacent to the neighbouring dwelling) complies with the 20 metre height limit 
with the exception of the lift overrun/fire stairs, the roof parapet and a portion of the top floor level. 

As outlined in the clause 4.6 variation request, the proposed departure from the maximum height limit is 
considered acceptable in that it achieves the NSW Government’s urban renewal objective for providing 
higher density housing within existing town centres close to public transport.  The proposal is also 
consistent with the desired future character of Seven Hills as a nominated Planned Precinct. 
Furthermore, the proposed development’s departure from the maximum height limit will not result in 
any significant impacts on adjoining properties, including overshadowing and amenity.  

The variation request is included at Appendix D and provides detailed justification for the proposed 
departure from the height of building development standard, and demonstrated compliance with 
clause 4.6 of the BLEP 2015.  

5.2 Car Parking 

Based on Council’s car parking rates for residential flat buildings within Part A of the BDCP 2015, the 
number of off-street car parking spaces required as a result of the proposed development is sixty-seven 
(67). However, based on the car parking rates for residential flat buildings set out in the Roads and 
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Maritime Services’ (RMS) ‘Guide to Traffic Generating Developments’, fifty (50) parking spaces are 
required.  

 
Residential Parking 

(4 x 1 bed, 28 x 2 bed and 9 x 3 bed) 

Visitor Parking 

(for 41 units) 

Total 

Required 

Requirement under 

Council’s DCP 

1 space per 1 or 2 bed = 32 

2 spaces per 3 bed = 18 

Total = 50 spaces 

1 space per 2.5 units = (16.4) 

17 spaces 

(rounded to nearest whole number) 

67 

Requirement under RMS’ 

Guide 

0.6 spaces per 1 bed = 2.4  

0.9 spaces per 2 bed = 25.2 

1.4 spaced per 3 bed = 12.6 

= 41 spaces  

(rounded to nearest whole number) 

1 space per 5 units = (8.2) 

9 spaces 

(rounded to nearest whole number) 

50 

The design criteria for Objective 3J-1 of the ADG specifies that the lesser car parking requirement shall 
prevail. Additionally, clause 30 of the SEPP 65 states that if the provision of on-site car parking meets the 
minimum requirements set by the RMS then the development cannot be refused on the grounds of 
parking.  

Fifty-two (52) car parking spaces located within two basement levels have been approved as part of DA-
16-04449.  The proposed development of an additional floor containing six (6) units will not change the 
existing approved parking arrangements. The approved development exceeds RMS’ minimum car 
parking requirement by two (2) spaces, and therefore the car parking provisions are considered 
satisfactory in relation to the proposed development.  

A Traffic and Parking Statement prepared by Thompson Stanbury Associated (TSA) is included at 
Appendix E. This report confirms that the provision off-street car parking meets the requirements of the 
ADG, and that there are no parking related matters that preclude the proposed development from being 
approved.  

5.3 Traffic 

Clause 104 of the Infrastructure SEPP ensures that the Roads and Maritime Services (RMS) is given the 
opportunity to comment on development nominated as ‘traffic generating development’ in Schedule 3.  

The proposed development includes the construction of an additional six (6) units on the site, thus 
increasing the total number of units within the approved residential apartment building to forty-one 
(41). Best Road connects to a classified road (i.e. Prospect Highway) but this connection exceeds 90 
metres. As such, the proposed development is not of a size or in a location that triggers the need for the 
DA to be referred to the RMS. 

A Traffic and Parking Statement prepared by Thompson Stanbury Associated (TSA) is included at 
Appendix E. The report concludes that the proposed overall development (41 units) will result in a net 
increase in traffic generation of approximately 5 AM peak hour trips and 4 PM peak hour trips.  The 
proposed development will therefore have negligible traffic impacts.    
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5.4 Common Open Space  
 
The approved but unconstructed residential flat building provides 1,118.2m2 of common open space, of 
which 40% (442.6m2), 42% (478.42%) and 18% (197.5m2) occurs on balconies, the roof and ground floor, 
respectively. The approved development therefore does not comply with Council’s standards for 
common open space. 
 
The additional 6 units results in the need for a minimum of 1,735m2 of common open space based on 
Council’s DCP standard.  Of the 1,735m2 of common open space required, a maximum of 30% of the 
calculation (520.5m2) may be made up of balconies/terraces, a further 30% can be made up of the 
rooftop space, while a minimum of 40% of the overall requirement (694m2) must be located at the 
ground level.  
 
The amended development also does not comply with the minimum DCP requirements, recognising 
that 1,735 m2 is equivalent to 86% of the site area.  The proposal does, however, comply with the 
minimum communal open space requirements set out in the ADG. The ADG design criteria states that 
communal open space equal to only 25% of the site area be provided. With a total site area of 2,008.3m2 
the minimum communal open space required is 502m2. The approved development provides a total of 
675.6m2 of communal open space, noting the ADG design criteria does not take into balconies or 
terraces when calculating the area.  In this circumstance the provision of 675.6m2 of communal open 
space is considered satisfactory, particularly given the provision of communal open space at ground 
level and on the roof of the building that includes landscaping, seating, a BBQ and shading that will 
positively contribute to residential amenity.  

5.5 Setbacks 

Section 6.6.2 of Part C of the BDCP 2015 sets out the minimum setback requirements for residential flat 
buildings. Specifically, the minimum required front street setback for buildings of three (3) or more 
storeys is 9 metres. The minimum required side and rear setbacks for residential flat buildings in the 
local area are 6 metres.   

The proposed development generally complies with the minimum setbacks for residential flat buildings 
with the exception of the 3 metre side setback provided to the site boundary abutting the public reserve 
(to the north-west).  
 
Given the proposed development represents the duplication of the approved floor plan for Level 5 of DA-
16-04449, the potential impacts of this non-compliance would have been assessed as part of the original 
application, and considered acceptable in the issuing of the development consent and related stamped 
plans. Therefore, the proposed development of six (6) units is considered satisfactory in terms of 
setbacks.         

5.6 Waste Management 

Section 6.10.2 of Part C of the BDCP 2015 requires the provision of a garbage storage room within a 
residential flat building development with sufficient storage to accommodate 240 litres of waste per 
unit, noting that there is the option for this waste to be collected in bulk bins with capacity for 1,100 
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litres. Garbage storage rooms in residential flat buildings also require sufficient storage space to be able 
to accommodate 80 litres of recyclables per unit, although this can be collected in the larger 240 litre 
bins. Garbage storage rooms should also provide sufficient storage space to accommodate bulky  
waste. 

Given the proposed development increases the total number of units in the building to forty-one (41), 
the total number of bins required is nine (9) x 1,1100 litre waste bins and fourteen (14) x 240 litre 
recycling bins. The proposed development also requires the provision of a 4m2 storage space for bulky 
waste.  

The 37m2 garbage storage room located at the ground floor of the approved but unconstructed 
residential flat building is able to accommodate the required number of waste and recycling bins and 
bulky waste storage area to satisfy Council’s waste management requirements for residential flat 
buildings as shown on the architectural drawings prepared by Urban Link and included at Appendix A.  
There is also sufficient storage space to accommodate the waste and recycling bins in single file.       

5.7 Overshadowing  

The proposed development does not result in a significant increase in terms of overshadowing of 
surrounding development when compared with the approved residential flat building. It does not 
preclude surrounding development from achieving adequate solar access between 9am and 3 pm at 
mid-winter as shown on the overshadowing diagrams included at Appendix A of this SEE and complies 
with the DCP requirement.   

At 9am the proposed development does result in the partial overshadowing of 11 George Street, which 
was not previously overshadowed by the residential flat building originally approved under DA-16-
04449.  However, by 12pm the proposed development is not overshadowing any part of this property to 
its south.  

At 12pm there is additional overshadowing to the rear yards of 120 and 122 Best Road and 17 George 
Street, noting that at 9am the two former properties are completely unaffected by overshadowing.  

By 3pm any additional overshadowing impacts resulting from the proposed development occur wholly 
on the property at the corner of Best Road, William Street and Clancy Lane containing a KFC store. Food 
and drink premises are not as sensitive a use as residential development in terms of overshadowing 
impacts.         
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6. Conclusion  

The proposed development is for alterations and additions to an approved but unconstructed six-storey 
residential flat building containing thirty (35) units above two (2) levels of basement car parking.  
Approval is sought for six (6) additional units and is consistent with the already approved upper floor 
plan (level 5).  This will result in the overall number of units totalling forty-one (41) and the height 
reaching seven-storeys.  

The proposed development satisfies the matters identified under Section 4.15 of the EP&A Act and is 
fully compliant with SEPP 65 and the provisions of the Apartment Design Guideline.  The proposal is also 
compliant with the relevant State and local planning controls with the exception of height. Justification 
for the proposed variation to the height development standard is provided with the application 
pursuant to Clause 4.6 of BLEP.  Clause 4.6 provides the flexibility to allow development consent to be 
granted for the proposed development even though the proposal exceeds the maximum height 
standard.  The submission at Appendix D demonstrates that a better development outcome is achieved 
in this instance, and that strict compliance with the 20 m height standard is therefore unnecessary on 
this unique site. 

The proposed development also complies with the provisions of Council’s DCP with the exception of 
parking, the side setback to the public open space and common open space.  However, given all 
numerical recommendations contained in the ADG have been satisfied, the proposed DCP variations (as 
detailed in Section 5 above) are considered acceptable.      

The location of the site, within walking distance of Seven Hills Station and the suburb’s commercial 
centre, makes it ideal for increased housing as is currently being explored by the DPE.  The proposed 
development is considered to be in the public interest as it will contribute to housing choice in the 
Blacktown LGA that is in close proximity to employment, services and public transport, including trains.  

The suitability of the site for the proposed development is also evident in the minimal impacts that will 
be potentially generated by the proposed development and the addition of six (6) units on the site, even 
with the overall maximum height of the development exceeding Council’s controls. 

Based on the assessment undertaken within this SEE, at Appendix C and within the Clause 4.6 at 
Appendix D, is considered that the development is reasonable and in the public interest, and therefore 
should be supported.   
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APPENDIX A: ARCHITECTURAL DRAWINGS 
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APPENDIX B: DESIGN VERIFICATION STATMENT 
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