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Policy Type 

Local Planning Policy 


Policy Purpose

The Cockburn Coast District Structure Plan (District Structure Plan) sets a framework for future redevelopment of the Cockburn Coast area as an intensive, mixed use urban environment.  It provides a framework for guiding development, and furthering local level planning and decision-making, including provisions relating to the desirable character of identified Precincts, such as land use mix, height and built form elements.
The Newmarket Precinct is located within the District Structure Plan area, and is bound by Rockingham Road to the north, Cockburn Road to the west and the ‘Primary Regional Roads’ reservation to the south and east (shown in Appendix A).
The Newmarket Precinct is the only land within the District Structure Plan area and the City of Cockburn which has current urban development opportunities, given that it is zoned ‘Urban’ under the Metropolitan Region Scheme (MRS).
The Newmarket Precinct is an emerging residential area characterised by commercial development on Cockburn and Rockingham Roads. The District Structure Plan identifies the opportunity for the Precinct to develop as a small village with a local activity node as a focal point.
The policy aims to ensure that new developments within the Newmarket Precinct have regard to the District Structure Plan.  The intent of this Policy is to support development that conforms to the general Newmarket Precinct provisions outlined in the District Structure Plan, however with the important requirement that the designation of gateway and landmark elements (which have significant height allowances) must be undertaken in a comprehensive manner.
This Policy applies to all land contained within the Newmarket Precinct as indicated in Appendix A, and applies to all envisaged land uses.
Objectives:
(1)	To encourage a diverse population that contributes to the interest and vitality of the Precinct and the District Structure Plan area generally by providing a genuine mix of dwelling types to cater for a range of living options. 
(2)	To promote the redevelopment of the Cockburn coast into a vibrant and sustainable environment that integrates living, working and leisure opportunities.
(3)	To encourage a residential and mixed use focus, with ground floor office and commercial opportunities along Cockburn Road and Rockingham Road, and to encourage mixed use development in areas where it is considered that the market could, at some time, sustain some commercial use.
(4)	To encourage lower level of car dependence for those travelling to and within the Cockburn Coast area by promoting public and non-motorised transport options.
(5)	To encourage the foundation for a highly connected, legible, and active street environment that is safe, and weather protected.
(6)	To ensure that any development that occurs within the Newmarket Precinct deals with both the designation and distribution of height across the Precinct in a comprehensive manner.
(7)	To promote innovative, high quality development that contributes to a lively streetscape.
(8)	To ensure the efficient and effective upgrade of infrastructure to support orderly development and meet the demands arising from new development.


Policy Statement

[bookmark: Bookmark2]1.	Land Use

1.1 	Residential Development

1.1.1	Proposals that include residential development should demonstrate diversity in dwelling types, through the incorporation of different sized and designed dwellings (as part of the one project).  It may be the case that not all dwelling types will be presented as part of one proposal; however there is an expectation that a number of different types (size and design) comprise every proposal.  In this regard, the following examples of different dwelling types are provided:
1-2 bedroom dwellings <60m2 and <90m2;
2-4 bedroom dwellings 80m2 - 150m2;
2-4 bedroom high end/luxury dwellings with larger floor areas.

1.1.2	As a minimum, 3.6m floor to ceiling heights at the ground floor level of new residential development should be provided to assist in facilitating the conversion of ground floor (street) frontage to non-residential use when the demand arises for such product as Cockburn Coast develops. Other considerations to be contemplated in the design and development of new buildings include:
a.	‘Back of house’ access for servicing to enable conversion to active ‘lifestyle’ type use (food and beverage establishments);
b.	Making provision for future mechanical services (flues and exhaust vents) to enable active use;
c.	The design, location and/or size of wet areas and toilet facilities (public building requirements);
d.	Non load bearing walls to allow future changes to internal floor layouts;
e.	Internal layouts which facilitate self-containment of the ground floor for independent use; and
f.	Potential future changes in use taken into consideration in the provision of parking.

1.2	Mixed Use

1.2.1	In order to ensure that mixed use potential is created even at the early stages of development when the market might not yet support non-residential use, buildings that front a public street should be constructed in a robust way that will allow for retrofitting to occur at a later date (e.g. residential capacity on the ground floor with the ability to retrofit into the future to intended commercial uses).

1.2.2	Mixed use developments adjacent to Cockburn Road should provide for commercial use and/or home based business ‘designed in’ to developments, particularly at the ground floor. In this regard the design measures outlined in 1.1(ii) should be considered.

1.3	Local Activity Node

1.3.1	It is intended that the local activity nodes will contain the majority of Cockburn Coast's retail space in a street based form, and large mall based retail with large expanses of car parking will not be supported.
1.3.2	Built form within the local activity node will be expected to have a strong interface with Cockburn Road through nil to minimum setbacks to the lot boundary.



Figure 1:	Example of main street with active frontages at ground floor level and residential / office development at upper levels. Source: http://www.ourrouse.com.au/Images




2.0 	Transport

2.1 	Road Network

2.1.1	The higher order road layout should be in accordance with the District Structure Plan. 

2.1.2	Any development seeking alterations and/or additions to the lower order road network must be supported by detailed design work as would normally take place in preparing a local structure plan. This detailed design work should demonstrate that proposed alterations and/or additions are consistent with best practice planning outcomes, and align with the intent of the District Structure Plan. This detailed design work should have regard for the function of Cockburn Road and the primary regional road (Cockburn Coast Drive), and ensure both the higher and lower order road networks are not prejudiced in any way.

2.1.3	To ensure appropriate permeability, development on Lot 2 Bellion Drive, Hamilton Hill (Vol 1300 Folio 625) will require the ceding of land and construction of an additional road network connection between Boyd Crescent and Bellion Drive at the time of development or following the construction of Cockburn Coast Drive (whichever comes first). It is expected that the land and construction of this road would be provided by the landowner.

2.1.4	Provision of a traffic impact assessment may be required in support of development applications.

2.2 	Pedestrian and Cyclist Movement

2.2.1	Development should provide a positive contribution through pedestrian-oriented uses at ground level, with consideration for non-motorised transport options, particularly along Cockburn Road.

2.2.2	Development should facilitate close interaction with the pedestrian activity along footpaths.  Buildings should be designed to focus on pedestrian and cyclist amenity and safety, while accommodating on street parking and slow vehicle speeds in certain locations.

2.3 	Car Parking and Access

2.3.1	In response to the objective for multimodal transport, developments will be encouraged to provide cash-in-lieu payments for a reduction in onsite parking where the local government has either provided or has made firm proposals for providing public car parking in the vicinity of the land subject of the application.



2.3.2	Provision of cycling end-of-trip facilities is encouraged.

2.3.3	Where possible parking should be located in a basement or part basement arrangement (depending on the topography of the land). 

2.3.4	Onsite parking should be provided behind building frontages or screened from public view.

2.3.5	Grade level car parking areas should be suitably landscaped, and this is particularly relevant where adjoining buildings look into or across the rear of a development site.

2.3.6	Access to onsite parking should be easily identifiable and suitably signed.

2.3.7	Consideration should be given to onsite servicing and waste management at the development application stage.

3.0 	Built Form

All development should take into account and sufficiently respond to the key elements of the District Structure Plan and exhibit appropriate design outcomes. The following criteria are provided for this purpose:

3.1 	General Requirements

3.1.1	All development should be ‘urban’ in form where it meets the public domain, characterised by nil street setbacks. 

3.1.2	Private open space is encouraged behind buildings for passive recreational uses such as courtyards and gardens. 

3.1.3	Active building frontages are encouraged, and the number of doors and windows open to the street should be maximised. 

3.1.4	Awnings and street trees should be provided for weather protection wherever possible.

3.1.5	To further assist the function of the pedestrian environment, all building and tenancy entrances should be well located and clearly defined through the use of elements distinctive to the architectural style of the development. 

3.1.6	Development should express strong architectural themes, demonstrating variation, distinctiveness, high visual interest, sustainability and climate responsiveness.

3.1.7	Development should address public streets and other public areas, and should be an attractive and functional component of the Precinct and Cockburn Coast area as a whole.


Figure 2. Example of active ground floor and residential apartments above with 
a variety of windows and balconies to create interest and reduce the bulk of the building.
Source: http://www.ourrouse.com.au/Images


















Figure 3.  Example of four storey building with a café at street level 
and residential apartments above.
Source: http://www.rs.realestate.com.au/objects

3.1.8	Development should maintain consistent street setbacks and street edge configurations. 

3.1.9	All visible walls should be articulated, or otherwise architecturally treated, in order to create visual interest and to avoid a broad expanse of featureless wall.

3.1.10	Development should reinforce the desired future character of the Cockburn Coast area. In this regard, development should promote the theme of a modern, exciting, glamorous, cosmopolitan and proud coastal oriented destination for the whole Perth metropolitan area. This will be achieved through the development of high quality structures of architectural and environmental merit which contribute to a lively streetscape, and which will complement developments on adjoining sites.





Figure 4. Examples of mixed use buildings that have active ground floor frontages incorporating pedestrian canopies; and also demonstrating a variety of materials and colours and varied
rooflines to create visual interest and reduce bulk.



Source:http://www.cessnock.nsw.gov.au/resources/file/BuildingDevel
Source: http://www.architectsajc.com/projects/bullecourt-place




3.2	Development Abutting Cockburn Coast Drive and Rollinson Road Link

3.2.1.	Cockburn Coast Drive and the Rollinson Road link (east of Cockburn Road) will not accommodate direct road access, however buildings should be oriented and designed to provide an outlook to the road and Beeliar Regional Park. 

3.2.2	Use of balconies at upper levels is encouraged to provide surveillance of Beeliar Regional Park, while providing residents with access to the views and vistas of the scenic surrounds.

3.3 	General Heights

3.3.1	The District Structure Plan provides for heights along Cockburn Road and Rockingham Road of four storeys (and not exceeding 17m in height), with a maximum of five storeys (and not exceeding 21m in height) if a 3m terrace setback or loft level is provided. 

3.3.2	The height of buildings on secondary streets throughout the Precinct should be three to four storeys (and not exceeding 17m in height).

Note: Maximum heights (metres) are the total heights of the physical building (including services such as lift over-runs, water tanks and heating/cooling equipment that may add to the building height). Calculated as 3.5m for each floor (floor-to-floor measurement) and an additional 3m for buildings above 12m in height (buildings above 12m may need to provide services such as lift over-runs, water tanks and heating/cooling equipment that should be factored into the total height of the building).

3.4 	Location of Landmark and Gateway Sites

The following location specific provisions should be satisfied in relation to identifying the landmark and gateway sites for the Precinct:

3.4.1	Only a single landmark site and one gateway site will be considered within the Precinct. 

3.4.2	The landmark site should be located at the south western corner of the intersection the Cockburn Coast Drive and Rockingham Road as an entry statement to the project area. at a strategic location focussed along the prominent ridgeline which forms the visual backdrop to the Precinct and broader Cockburn Coast area. 

3.4.3	The gateway site should be located on the northeast side of the intersection between Cockburn Road and future Rollinson Road
extension to Cockburn Coast Drive. This road link will form one of the key entrances into the Cockburn Coast area.

3.5 	Provisions for Landmark and Gateway Sites

The following height and built form specific provisions should be satisfied in relation to development of the landmark and gateway sites for the Precinct:

3.5.1	The landmark site development is permitted to be up to 16 storeys (and not exceeding 49m in height). 

3.5.2	The gateway site development is permitted to be up to eight storeys (and not exceeding 32m in height).

3.5.3	Notwithstanding the timing of development, the appropriateness of the design of development will be assessed in the context of  the ultimate streetscape it will form part of.

3.5.4	To achieve variety in the built form development should comprise a base (i.e. low rise podium), main body and coronation (top), articulated by architectural elements.

3.5.5	Gateway development located on the northeast side of the intersection between Cockburn Road and the future Rollinson Road extension should address that intersection in an appropriate manner.

3.5.6	Development should endeavour to incorporate an area for public benefit, such as plazas, arcades or public viewing platform, providing a demonstrable benefit to the general public as a result of the development.

3.5.7	Development should ensure neighbouring sites are not adversely compromised in relation to any of the following:
Access to daylight;
Access to natural ventilation;
Visual privacy and acoustic privacy;
Private open space;
A pleasant microclimate.
















Figure 5. Example of a mixed use building that is designed to
address and give emphasis to the corner, and includes
an integrated pedestrian canopy.
Source :http://www.architectsajc.com/projects

[image: ]3.6 	Signage

3.6.1	Signage and other appropriate forms of advertising are accepted as elements that are integral to mixed-use locations such as the Newmarket Precinct and acceptability will be based on the successful integration of signage in a manner that contributes to, and reinforces ‘built’ and streetscape environments.  The underlying objective with respect to signage is moderation; the general proliferation of signage will not be supported.  In addition, wherever possible signage should be incorporated into the building.

3.6.2	The following will be considered in assessing a proposal for signage:
The character envisaged for the location within which the signage is to be erected;
The merits of the signage relative to the style and scale of the building or place;
The relevance of the signage to the use of a building or site.  General advertising signage is not supported;
The prominence of a building or site; 
The impact of signage on the safety of the public realm, including pedestrian and vehicular movement; and
The extent to which signage already exists in the locality.

3.6.3	Proposals for new development should include details regarding the location and design of signage, and this information should be presented at the time of application. 

3.6.4	The design and erection of signage is to be guided by the following:
The most appropriate location in a building elevation taking into account proportions in a façade (vertical or horizontal) and architectural features;
The extent of signage necessary (area/m2) relative to the function of this element (taking into account the above point);
The visibility of the signage dependent on the nature of the use and the location of a building in the streetscape;
The need for illumination (internal or external);
The potential for shared signage;
The need to protect sight lines and provide for minimum clearance.

3.6.6	Preferred types of signage include the following:
Under awning/veranda signage;
Signage attached to the front or side parapet of a building;
Shared pylon signs;
Window signage.

3.6.7	Generally the following signage will not be supported (other than in exceptional circumstances):
Roof signs;
Fence signage;
Multiple pylon signs (per property);
Billboard signage;
Novelty signage (balloons or similar).



4.0 	Standards of Development

4.1	It is envisaged that conditions will be imposed on subdivision and development within the Newmarket Precinct requiring proponents to undertake upgrades to infrastructure and streetscapes in accordance with the City’s Engineering guidelines and standards.  This will typically include (where relevant) the following works as they relate to the development:

Streets/roads (including kerbing, draining and resurfacing);
Service, utility and drainage upgrades;
Streetscape elements (such as pavement, lighting, trees, furniture);
Footpaths and dual use-paths;
Traffic management devices;

5.0 	General

The City of Cockburn and the Western Australian Planning Commission (WAPC) reserve the right to require determination of landmark and gateway development applications by the WAPC if the matter is considered to be of State or regional significance.
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APPENDIX A – NEWMARKET PRECINCT LOCATION PLAN
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	Strategic Link:
	Town Planning Scheme No. 3
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	Planning - Town Planning & Development
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