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EXECUTIVE SUMMARY
Cambridge Street Medical Precinct (the Precinct) represents
a dynamic shift in how health campuses have traditionally
functioned. This new trajectory will see the health, knowledge
and community experience expanded to transform the Precinct
as a key destination where everyone is welcome. A renewed
focus on access and amenity to complement this paradigm shift
will be essential to realise this vision beyond “bricks and mortar”.

*

LOCAL CENTRE

Harnessing the Potential of Health and Wellness
St John of God Hospital social value as a large employer for
a diverse range of people who come together daily to provide
services, and in doing so generates a rich community at
this place. It is a landmark in the Precinct as has a dominant
presence in the streetscape. As the Precinct continues to grow,
there is growing awareness and appetite for optimising its
location as a point of difference and a very real and valuable
commodity. Future expansion of the hospital and surrounding
medical facilities will need to ensure that land use and
development outcomes make optimal use of its setting to
reinforce its place as a health and wellness Precinct.
Expansion of St John of God Hospital will improve the user
experience through redevelopment of its public realm,
demonstrating a tangible commitment to bring life back into the
Precinct, redefining the campus lifestyle, in a modern, relevant,
technologically smart and connected urban setting.
Part A: Cultivating its Urban Heart
Delivering a dedicated health, knowledge and community hub
that meets the needs of all key groups, including surrounding
residents, medical staff; visiting patients, researchers and
commercial partners will ultimately drive responsive design
outcomes.

ST JOHN OF GOD

LEGEND
MIXED USE FRONTAGES
RESIDENTIAL
NORTH-SOUTH MID-BLOCK LINK

*

LANDMARK ST JOHN OF GOD SITE
HERITAGE LISTED BUILDING
STRONG LANDSCAPED THRESHOLDS
PERMEABLE LANDSCAPED THRESHOLD

*

*

Figure 1: Existing qualities informing the interface treatment of the CSMP

Urban Design Strategies developed in Part A of this study
describe tangible outcomes to guide the future development
of the Precinct as a place that will inspire and complement
the surrounding neighbourhood. Opportunities to expand and
develop commercial partnerships that sustain economic activity
will be a key attraction.
The long-term vision is for the St John of God Hospital to be
reinstated as the Precinct’s urban heart.

International research is confirming that in addition to creating a
world class hospital, medical research campus and community
hubs, the delivery of good connectivity, wayfinding, co-location
and clustering of supporting functions, and importantly
connection to nature are imperative in the cultivation of success.
The Cambridge Street Medical Precinct is driven by the desire
to disrupt ‘business as usual.’ Through a commitment to
design excellence and the careful curation of its public realm
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to reinforce the areas prevailing character, Urban Design
Strategies are arranged under the following six design principles
providing and organisational framework to guide future
development:
2.

Unified precinct

3.

Responsive and local

4.

Accessible and safe

5.

Integrated landscape

6.

Welcoming and attractive

CAMBRIDGE STREET

MCCOURT STREET

Clustering activities

STATION STREET

1.

Part B: A Future Focused Strategy
The Development Guidelines clarify the Cambridge Street
Medical Precinct’s unique urban purpose, the visitor promise
and the place experience. Existing and planned campus activity
generators such as the Local Centre, Cambridge Street Urban
Corridor, expansion of St John of God Hospital and adjacent
Subi East redevelopment will be leveraged to deliver and link
key public places within the Precinct - each with supporting
attractions. These places will enable people to “Experience
Nature” at every turn. As a result, the Cambridge Street Medical
Precinct will:
+

Showcase and visibly demonstrate ‘Legacy Landscapes’
responding to the existing character, creating a number
of permanent landscapes that are accessible, safe and
high-quality spaces.

+

Deliver a holistic focus on wellbeing and ‘life learning’ to
support innovation and health

+

Deliver the urban experience that will attract people
(complimented by a range of surrounding places to live,
work and play)

MINIMUM SETBACK

MAX SETBACK

FACADE TYPE A - LOCAL CENTRE

nil

-

FACADE TYPE B

4m

-

FACADE TYPE C

4m

10m

FACADE TYPE D

2m

4m

AND 20M FROM LOCAL CENTRE INTERSECTION

LANEWAYS

2m up to two storeys in height.
6m for three storeys and above in height

COMMON TO ADJOINING PROPERTIES
OUTSIDE OF PLAN AREA

Nil up to one storey in height.
4m for two storeys in height.
6m for three storeys and greater in height

COMMON TO ADJOINING PROPERTIES
WITHIN OF PLAN AREA

Nil up to three storeys in height
4m for four storeys and above in height

UPPER LEVEL SETBACK
(4 STOREYS AND ABOVE)

Setback 4m from podium level addressing the
street. Setback 4m from adjoining properties

SA

LV

AD

OR

OA

D

Figure 2: Development Guidance - Building Envelope Setbacks

The best masterplans for medical, knowledge and community
hubs have a strategic focus and the flexibility to respond to
advances in medical sciences and technology. The St John of
God site currently has some flexibility in terms of density with
room for movement and change. It is important to recognise
that the emerging masterplan should not be seeking to build the
campus out to capacity in its current scope, but rather to look
longer term to create the conditions that will allow it to continue
to flourish in 30 to 50 years.

The future development of the Cambridge Street Medical
Precinct will allow, and depend upon, repositioning the campus
as a vibrant multi-purpose destination that is open to all visitors,
year round.

6

01
INTRODUCTION

7

8
CAMBRIDGE STREET MEDICAL PRECINCT URBAN DESIGN STUDY

BACKGROUND
Study area and urban context

Planning Context

The Cambridge Street Medical Precinct (the Precinct) sits in a
strategic location towards the eastern end of Cambridge Street
Urban Corridor. The study area is defined by both sides of
Cambridge Street (north), Salvado Road (south), Station Street
(west) and McCourt Street (east).

Under the Town of Cambridge TPS No1, a Local Development
Plan (LDP) is required to be prepared for the St John of God
Hospital site and immediate surrounds.

St. John of God Hospital (SJOG) occupies the bulk of the area and
is surrounded by predominantly medical uses and is the most
recognised community asset. In its urban context, the study area
is next to the Subiaco Train Station and a short distance to West
Leederville Train Station and the Perth CBD.
Given its strategic location, it is expected that the area will be
influenced by current and future development infill along the
Cambridge Street urban corridor and Subiaco.

The Cambridge Street Medical Precinct Urban Design Study will
be used to inform the preparation of statutory planning controls,
which will in turn assist with assessment of redevelopment
proposals submitted by St John of God Hospital and others. The
urban design study will address the following key factors:
+

Strong integration of SJOG with broader medical precinct
and Cambridge Street urban corridor;

+

Identification, protection and enhancement of landmark
buildings & view lines;

+

Identification and enhancement of active streets and
connectivity with surrounds;

+

Recommendations for built form and massing for the
area, particularly at the public interfaces along Cambridge
St, McCourt St, Station St and Salvado Rd.

The aim of the Urban Design Study is to reinforce the
prominence of the Medical Precinct as an important health,
knowledge and community hub in the heart of the Town of
Cambridge.

A number of important studies and plans have been
undertaken by the Town of Cambridge in recent years
which underpin the urban design strategy for the future
development of the precinct, including:
+

Draft Local Planning Strategy, 2019

+

Town of Cambridge Economic Development
Strategy, 2018

+

Town of Cambridge Bicycle Plan 2018 - 2022

The Study also considers connections to the Train Station
and new development proposed as part of the Subiaco
East Redevelopment, taking into consideration additional
pedestrian, cyclist and vehicle movement linking through
to the new Bob Hawke College due to open in 2020.
In July 2019, the Town engaged the Hames Sharley
design team to provide urban design, planning and
architectural services for review of the medical precinct.
The team has been working with the Town of Cambridge
Design Review Panel to analyse and test appropriate
design responses within the precinct in order to arrive at
a clear vision and set of design principles informing the
development of urban design strategies. This process
was undertaken over two workshops and a walking tour
with the panel.
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connection to West
Leederville and Leederville
mains street dining and
entertainment

Mitchell freeway
access

natural
amenities like
Lake Monger
Figure 3: Site Context

redeveloped Subiaco
East and PMH sites
links to QEII and
UWA research
facilities

Subiaco services,
amenities and
transport

established
residential
neighbourhoods
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STRUCTURE
What is the Cambridge Street Medical Precinct Urban
Design Study?
The Study investigates key attributes of the project area and
its frame of reference to inform redevelopment of sites in and
around the Precinct, inclusive of the St John of God Hospital
site. It defines a set of urban design principles established by the
project team and key stakeholders at an initial Vision Workshop.
These principles have provided the foundation for drafting
strategies to guide future redevelopment within the precinct.
Background Study
This sections outlines both historical and contemporary
information, and an overview of key qualities explored with
the project team contributing to the areas urban structure. It
includes the analysis of benchmark projects with a focus on
medical and knowledge precincts, identifying key attributes that
converge to create a world-class hospital, medical research
campus and community hub, setting these out as a series of
themes for the Precinct aspire towards.

Strategic Plan
The Strategic Plan is a diagrammatic representation of the
main spatial elements derived from the Principles, and will
be a key reference plan for guiding development within
and around the Precinct. Chapter 4 uses additional graphic
and pictorial representations to explain each Urban Design
Strategy in detail.

The strategies are arranged under the six design principles
providing a high level of organisation to the Study. The of detailed
Development Guidelines are outlined in Part B.
It is intended that further work will be completed to ensure that any
planning controls stipulated result in the optimisation of sites from
an urban design outcome and health, knowledge and community
hub standpoint.

Urban Design Strategies
Urban Design Strategies developed over the course of the
study describe a set of tangible outcomes to guide future
redevelopment within the Precinct. All of these were tested
with the project team and Design Review Panel.

DRP WALK

DRP
WORKSHOP

PART A: CSMP
URBAN DESIGN

PART B:

PLANNING

REVIEW

UPDATES

HISTORICAL
CONTEXT

PHYSICAL
CONTEXT

INSIGHTS / BENCHMARKS

SITE
OBSERVATIONS

VISION

PRINCIPLES

URBAN DESIGN STRATEGIES

STUDY

SITE CONTEXT

BACKGROUND

PRECINCT VISION

SITE EVOLUTION

DESIGN PRINCIPLES

CHARACTER STUDY

DESIGN STRATEGIES

BENCHMARK ANALYSIS
IMPACTS & OPPORTUNITIES

DEVELOPMENT GUIDANCE

02
BACKGROUND STUDY
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PRECINCT LOCATION
REGIONAL CONTEXT
Cambridge Street Medical Precinct is well positioned to continue
to be one of Western Australia’s leading medical centres. Past
decades have seen substantial growth in the precinct with limited
controls leading to potential for improvement in the urban design
outcomes of the hospital site and its integration with surrounding
suburbs.

2km

1km

CSMP

The context of the site is set to change rapidly in the coming five
years. Subiaco East Redevelopment, One Subiaco, Subi XO and
Bob Hawke College to be completed by 2023 will bring to the area
approximately 4,500 new residents, 3,300 workers, 168 hotel
rooms and 2,000 students.
The Forrestfield Airport Link is estimated to move 20,000
passengers a day by 2022 and 29,000 by 2032. It will connect the
Cambridge Street Medical Precinct with an estimated 100,000
residents who previously had poor access to public transit in
suburbs such as Inglewood, Bayswater, Redcliffe and Forrestfield.

Figure 4: Regional Context
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HISTORICAL CONTEXT
The Cambridge Street Medical Precinct holds significant
historical and social value to the surrounding community.
This is in part due to its long history and its importance in the
development of the area. Prior to European colonisation the
area was home to the Yellagonga family group of the Whadjuk
region in Noongar booja country. In 1851 the area now known as
Subiaco was settled by Italian Benedictine Monks who named it
after the town of Subiaco in Italy, The Fremantle to Perth railway
line opened in 1881 and two years later the Subiaco Railway
Station opened at a location to the east of the present station.
During a smallpox epidemic in 1894, a number of bodies were
buried in a cemetery area to the north-west of the railway line
at Subiaco near where the Cambridge Medical Centre is today. It
was later decided to move the cemetery to Karrakatta.

SUBIACO STATION

FOUNDATION

CONSTRUCTION

The Fremantle railway
line is built and two
years later Subiaco
station opens, spurring
development in the
area.

St John of God Hospital
is founded as the first
permanent facility
established by the
Congregation of the
Sisters of St John of
God.

The main St John of
God Hospital Convent
building is constructed.
It was later demolished
in 1983.

1881

1898

1903

Due to the poor health of early settlers in the newly establish
Swan River Colony, Bishop Matthew Gibney of Perth invited the
Congregation of the Sisters of St John of God from Wexford,
Ireland to Western Australia to help care for the sick. The first
group of eight Sisters arrived in Perth in late 1895 and in 1898
they opened convent, hospital and school in Subiaco on a seven
acre parcel of land.
In 1962 a new maternity unit was opened contributing 85 new
beds and making Subiaco Perth’s leading private maternity
hospital. In the late 70s and early 80s a major redevelopment of
the hospital site saw a number of the original hospital buildings
replaced by more modern facilities. It was during this period that
residential land to the west of the hospital was purchased by the
hospital and amalgamated into the precinct.

In 1998 the Subi Centro redevelopment project began to turn
what was largely industrial land surrounding the Subiaco
Railway Station into a mixed-used town centre stimulating
development in the area to the south of the medical precinct.
The construction of a new multi-level parking facility in 2004
resulted in the closure of the Connolly Street extension that ran
across the site connecting Salvado Road with Cambridge Street.
The Cambridge Street Medical Precinct has continued to expand
in recent years with medical related uses locating in close
proximity to the St John site. The 2020 Local Planning Strategy
recommends comprehensive planning to accommodate any
future expansion of the hospital and surrounding medical
precinct to ensure that land use and development outcomes
make optimal use of the opportunities.

MATERNITY
HOSPITAL

HOSPITAL
UPGRADES

ST JOHN OF GOD
HEALTH CARE

TOWN OF
CAMBRIDGE

SUBI CENTRO REDEVELOPMENT

ACROSS SITE
CONNECTION

LOCAL PLANNING
STRATEGY

A private maternity
hospital is built on the
site providing 85 new
beds.

Three new blocks
are built in a major
rebuild of St John
of God hospital. A
number of the older
hospital buildings are
demolished

Nine hospitals and
other services of the
Sisters of St John of
God around Australia
are brought together to
form the organisation
St John of God Health
Care.

City of Perth local
government area is
divided into smaller
councils and the
Town of Cambridge is
created.

The Connolly St
extension across the
hospital site to Salvado
Rd is broken with the
construction of a multilevel parking facility.

A draft LPS is adopted by
the Town of Cambridge
which recommends
comprehensive planning
of the St John of God
medical precinct to
accommodate any future
expansion.

1962

1979-83 1989

Subiaco railway
station is sunk
underground and
the Subiaco Square
development creates
renewed interest
in the area as part
of the Subi Centro
Redevelopment.

2004

2 0 1 8 T O D AY

1994

1998
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HERITAGE PLACES

North-south
formal garden
provided the main
entrance to the
hospital

Original site
layout was more
open with large
setbacks.

Built form on the site is
slowly becoming more
dense.

Industrial land to
South-West.

Within the Precinct, Heritage Listed properties include the Art
Deco Wembley Theatre and Garden Ground at 202 Cambridge
St, the old Leederville Fire Station at 2 McCourt Street and St
Joseph’s Church and Presbytery at 1 and 9 Salvado Rd.
Founded in 1898, the Subiaco St John of God Hospital is the
oldest surviving St John of God Health Care hospital in Australia,
established by the Congregation of the Sisters of St John of God.
The place has historic significance representing the presence of
health services in Subiaco and the State during its development
and settlement. It is also of social significance to the community
who have used the place for health purposes.
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Decked car
park integrated
west of site

St John of God Hospital Grounds, 1940s

Located at the crest of the hill, the hospital still occupies the
original 7-acre (3ha) site forming a dominant presence in
the streetscape. Once set within landscaped gardens, linking
Cambridge Street through to Salvardo Road, the hospital has
continued to grow its services and facilities, including the opening
of the Bendat Family Comprehensive Cancer Centre in 2009.
Today, the hospital delivers complex care to over 800,000
patients per year and has more than 2,000 employees and 900
specialist doctors.

Old hospital
buildings demolished
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As a landmark site, strengthening links back to its
landscaped character and heritage places provides the
opportunity to frame future development in the Precinct
and reinforce its status as a world-class private hospital,
medical research campus and a community hub.
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STRATEGIC PLANNING CONTEXT

STATUTORY PLANNING CONTEXT

The draft Local Planning Strategy (LPS) provides a strategic
direction for future town planning and development, and the
review of Town Planning Scheme No.1 (TPS 1). The draft LPS
was adopted by the Town of Cambridge in December 2018
received consent to advertise from the Western Australian
Planning Commission in December 2019, and is currently
nearing the end of formal advertising.

LPP2.5 is the precinct policy applicable to the area. The
Statement of intent for the Medical Zone is as follows:

The LPS identifies the St John of God Hospital and the
surrounding medical precinct as a vibrant Knowledge Centre.
The St John of God Hospital provides world class healthcare
for many of the local and greater Perth population. Smaller
centres around the hospital provide important services such as
health and education for local and neighbouring communities.
The Town’s knowledge centres currently provide 2,800 jobs,
with a significant number of these being knowledge intensive
consumer service positions. It is estimated that the Town’s
knowledge centres would require an additional 18,000m2
floorspace by 2050 to meet population demand, of which
14,000m2 are expected to be in the St John of God Hospital and
Medical Precinct.
The LPS recommends comprehensive planning of the medical
precinct to accommodate additional floorspace as part of any
proposed redevelopment of the hospital. In addition further
planning for development opportunities within the surrounding
medical facilities fronting Cambridge Street, McCourt Street
and Station Street is required to ensure that land use and
development outcomes make optimal use of the opportunities
provided.

+

Medical uses such as consulting rooms and hospitals
will be contained within this area. Residential uses are
also appropriate either in combined or purely residential
developments.

+

Buildings should generally be of a small to medium
scale reflecting the character of adjacent residential
development although development on the St John of
God Hospital site may be of a larger scale consistent
with existing buildings on-site. All buildings will be set in
landscaped gardens.

+

Careful control will be exercised over the nature and scale
of the uses within this area, and their design and layout, to
minimise the impact on any adjacent residential uses or
land. Additionally, adequate car parking will be provided
to ensure that commercial vehicles do not encroach into
residential streets.

ZONING
Residential
Commercial
Residential / Commercial
Medical
Special Use
R-Code Boundary
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ECONOMIC DEVELOPMENT STRATEGY
+ In July 2018, the Town of Cambridge Economic

TRANSPORT, MOVEMENT, PARKING
+ The Cambridge Street urban corridor is well renowned

Development Strategy (EDS) was adopted by Council
which outlines four overarching goals to promote
economic development within the Town, by:

+

»

Providing a high standard of communication and
business support;

»

Developing our unique centres to support population
growth and attract high quality employment;

»

Managing the activation and our centres and shared
public spaces; and

»

Improving transport and connectivity for centres and
local businesses.

The EDS identifies the St John of God Hospital and
surrounding medical precinct as a Knowledge Centre
for specialised education, health and social services for
a broader inner Perth metropolitan area, interstate or
overseas.

URBAN GRAIN
+ The urban grain surrounding the St John of God site

as the primary route for transport connections from east
to west. The corridor connects the Town’s three major
activity centres (West Leederville, Wembley and Floreat),
several local centres and the St John of God Medical
Precinct.

+

It is envisioned the corridor will facilitate increased
residential and commercial development opportunities
with the local centres. It is projected there will be an
additional 650-850 new dwellings and growth of 10,000m2
employment floorspace by 2050.

+

It is expected that detailed planning for the Cambridge
Street urban corridor will focus on creating a more
pedestrian and cyclist friendly environment, creating high
quality and interesting built form optimising access to and
efficiency of public transport.

stems from the original city plan where each nine-acre
street block later subdivided into allotments. Although
this initial grain has gradually been modified through
consolidation and subdivision, many features such as rear
lanes to service lots have been retained.

+

In addition to the grain of street blocks and streets, there is
also an identifiable grain to the architectural treatment of
the built form. Historically, when the Town was composed
of a myriad of small-scaled buildings, the architectural
grain was finer, with an attractive richness of detail. In
recent years, the amalgamation of lots along Cambridge
Street to enable large-scale development projects has
led to a coarse architectural grain with an overwhelming
homogeneity of detail.
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ENVIRONMENT
+ The topography across the site varies approximately

OWNERSHIP
+ Majority of the land within the Cambridge Street Medical

8m from Cambridge Street and Station Street down to
McCourt Street. The highest elevation occurs within the St
John of God Hospital.

+

There are no areas of environmental significance. Trees
line the streets surrounding the hospital precinct.

+

Market Square Subiaco is the closest local park. Future
redevelopment within the Precinct has the opportunity to
increase the variety of open space available to the public
by way of improving landscape spaces such as a central
piazzas that can link redevelopment to and from the
surrounding streets.

MEDICAL LAND USES
+ A high proportion of land use within the Cambridge Street

Precinct is in private ownership, with majority owned by St
John of God Health Care Inc.

+

A mixture of private residential dwellings and commercial
uses in the local centre have traditionally edged the
precinct.

+

Over time, these Lots have progressively been repurposed for medical use, or amalgamated into larger
premises.

Medical Precinct is related medical uses anchored by the
St John of God Hospital

+

Other hospital related uses outside the hospital precinct
are St John of God Day Surgery at 190 Cambridge St, Day
Surgery at 28 McCourt Street, Paediatrics at 5/2 McCourt
Street and Subiaco Private Hospital at 9/1 Salvado Road.
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SITE OBSERVATIONS
As part of the site assessment, the design team met with the
Town of Cambridge Design Review Panel (DRP) to do a walking
tour of the area. Key routes explored interface qualities along the
perimeter of the site and the North-South links through the St
John of God hospital. Feedback collated addressed key features,
issues and opportunities contributing to the qualities of the
Precinct.

5

It is clear that the character of Precinct is influenced by many
factors, including:
1.

the way the built form relates to the topography and
natural features

2.

the historic structures and layers of development

3.

the landmark buildings, and traditional building types,
including ‘ordinary’ buildings

4.

the green spaces and the landscaped edges

5.

the nature of the streets and spaces and the relationships
between the public and private realm

Assessing the range of elements contributing to different
thresholds treatments, those that add value or detract from the
character qualities of the Precinct have informed Urban Design
Strategies, providing a framework to guide future development.

6
7

1

4
2
8
STREET INTERFACE / THRESHOLD
Parking Access and Undeveloped Lots
Dense Landscaped Threshold
Landscaped Threshold
Residential Character
(converted medical)
Parking to Street
(up to 8m setback built form)
Traditional Shopfront
(Canopy and nil Setback)
Hard street edge with minimal landscaping
(2-3m setback)
Hard street edge nil setback
(including impermeable fencing)
Setback ground plane
(nil setback upper levels)

Figure 5: Threshold Study

3
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1

2

DENSE LANDSCAPED THRESHOLD
+
+
+

LANDSCAPED THRESHOLD
+
+
+

Excellent pedestrian and street
interface
Height is effectively screened and
softened
Large Setback

5

3

+
+
+

Nil setback with significant canopy
over the footpath
Good street interface, creation
of shade and a human scale for
pedestrian environment
Nil setback, usually 1-2 storeys.

“RESIDENTIAL” CHARACTER
+

Good pedestrian and street interface
Well landscaped but less screened
Large Setback

+
+

6

“TRADITIONAL SHOP-FRONT”

4

Residential buildings, many of which
have been converted into medical
uses
Mix of effective and less effective
thresholds
Small scale, large Setback

7

HARD STREET EDGE
+
+
+

Does not contribute positively to
pedestrian experience.
Very minimal landscaping and builtform articulation.
2-4m setback, usually 3-5 storeys

PARKING TO STREET EDGE
+
+
+

Average pedestrian environment
Parking access can create activity on
sites that are otherwise internalised
Very large setback, opportunities for
landscaping

8

HARD STREET EDGE NIL SETBACK
(INCLUDES TALL IMPERMEABLE FENCING)
+
+

Does not contribute positively to
pedestrian experience.
Hard wall with a nil setback

SETBACK GROUND PLANE
+
+
+

Good pedestrian and street interface
Shaded and articulated ground floor
with multiple entries
Ground floor setback 2-4m upper
levels nil setback. Usually 3-5 storeys.
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CHARACTER STUDY
CAMBRIDGE STREET
Cambridge Street is wide 4 lane fast-moving street, with limited
crossing points for pedestrian, significant landscaping on the
South side of the street. As the Urban Corridor it is the primary
route for public transport connections connecting several local
centres.

LAND USE AND BUILT FORM
5.

To the West, the street is characterised by the Heritage
Listed Art Deco building and adjacent traditional shop
front style buildings with nil setback and canopies over
the footpath.

6.

To the East the Cambridge Street is characterised by
older residential buildings converted into small scale
medical uses. These buildings are setback from the street
and exhibit a finer grain.

7.

Entrance to St John of God consulting rooms along EastWest ‘internal street. This internal street includes a view
to St Joseph’s Church. At the corner of this internal street
St John of God’s Chapel is set back from the streets
surrounded by stabilised trees and open space creating a
strong sense of place.

PUBLIC DOMAIN
1.

Generous landscaped edge to St John of God and large
established trees to the South on Cambridge Street
softens the relationship between the building and traffic
and provide shade and interest.

2.

Trees have a limited height on North side of street due to
Powerlines, removed in last 12 months which now allows
for taller tree growth.

3.

Two significant trees in the median of the street help to
soften the street.

4.

Natural ground level rises 8m across the St John of God
site. Taller buildings are setback approximately 5m from
the street and level changes feature tiered landscaping
creating a gradual interface to the street.

Figure 6: Cambridge Street North South interface

8.

Recent medical buildings create hard edge 2m setback
to street, with minimal landscaping, with secondary ‘front
doors’ to the street parking and reception areas usually
sited at the back of the lot. Wayfinding is poor, with the
need for signs to point users to front doors and reception
areas.

URBAN DESIGN OUTCOMES
+

Ensure the retention of existing trees and
landscaped setback, and enhance and
encourage this landscaped setback to both
sides of the street.

+

Reinforce the history of set back buildings and
support a more cohesive outcome in the future
as well as while the area is in transition.

+

Enhance and support the “Local Centre” around
Station St.

+

Encourage facade articulation, quality
landscaping and pedestrian friendly interfaces
in future development, avoiding hard street
edges.
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CHARACTER STUDY
MCCOURT STREET
McCourt Street is wide, with on-street parking in both directions,
and no medians or crossing points to the main St John of God
campus. The street as a residential scale and character to the
East side of the Street and areas of quality landscaping and
existing trees.

PUBLIC DOMAIN
1.

10 McCourt Street configuration has a 6 metre setback
with landscaped space to soften the street address. The
dense therapeutic garden creates privacy for the medical
uses within

2.

St John of God features an impermeable edge which
is heavily landscaped. Brick walls are setback from the
street with a dense shrubbery and a permeable fence on
the street edge.

3.

Street character is enhanced by several trees both on the
street and within lots

4.

Natural ground level rises towards the middle of the
street, allowing for high quality views north to the Catholic
Education Centre building

Figure 7: McCourt Street East West interface

LAND USE AND BUILT FORM
5.

There are several older medical use buildings with
large setbacks (approximately 6m), including converted
residential buildings. These buildings are setback from
the street and exhibit a finer grain.

6.

Medical uses extend over the street, but relationship to
hospital is poor.

7.

The Heritage Listed Leederville Fire Station at 4 McCourt
Street contributes to the sense of place. This 1926 red
brick building has a canopy over the footpath and a nil
setback.

8.

The corner of Salvado and McCourt St (adjacent to The
Fire Station) landmark corner development. This 4 storey
development has a setback ground floor with multiple
access points to the street adjusting for level changes.

URBAN DESIGN OUTCOMES
+

Maintain and enhance a landscaped setback.

+

Encourage therapeutic gardens which
contribute to the street as well as to medical
uses.

+

Encourage facade articulation, quality
landscaping and pedestrian friendly interfaces
in future development, avoiding hard street
edges.
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CHARACTER STUDY
STATION STREET
Station Street presents as a wide street attributed to limited
tree planting and large areas of at-grade car parking on the
Western side. As a connector street between Cambridge Street
and Salvado Road, this street forms a key pedestrian and cyclist
connection.

PUBLIC DOMAIN
Historically, residential dwellings have informed the
generous setbacks along the western side of the street.

2.

Dense landscaping on St John of God site effectively
screens the car parking behind and contributes to
amenity of the street.

3.

Limited street trees and shade on the western edge
contributes to less desirable pedestrian route between
Precincts.

6

1.

Figure 8: Station Street East West interface

LAND USE AND BUILT FORM
4.

In the absence of having a rear lane, car parking wraps
the medical swept on the corner of Salvado Road and
Station Street providing a degree of activation to the
street.

5.

Buildings on Southern corner characterised by car
parking, landscaping and activity to the street

6.

D’Arcy Lane services a number of properties which links
through the St John of God site.

URBAN DESIGN OUTCOMES
+

Maintain existing landscaped edge, shade and
amenity to St John of God side of the street.

+

Encourage landscaped edge to West side of
Street.

+

Divert car parking and service access from
Houlahan Lane and D’Arcy Lane, reducing
vehicle crossover movement on both
Cambridge Street and Salvado Road.

+

Heights should manage the transition between
future campus buildings and residential
development behind.
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CHARACTER STUDY
SALVADO ROAD

LAND USE AND BUILT FORM

Salvado Road forms a primary East-West connector and entry
point into St John of God Hospital. This corridor also provides
access through to Subiaco Station and mix of uses within the
Subi Central redevelopment.

6.

PUBLIC DOMAIN

7.

St Joseph’s landmark church building visually aligns with
N-S axis, but main pedestrian axis has now changed with
the new route through to Subiaco Station.

8.

Adjacent to the church, additional medical clinic integrates
car parking within a 3 storey building.

9.

Active edges on the southern western side of Salvado
are primarily medical uses on the ground floor with
residential above.

1.

Large canopy trees offer green space to staff and patients
working in the precinct and St John of God Health campus

2.

Pocket Park on the Corner of Salvado Road and Station
contributes shade, interest and a place of respite.

3.

The sunken Square provides additional seating and
respite from the fast moving corridor.

4.

The roundabout on entry to the St John of God hospital
provides a generous central median to allow safe refuge
for pedestrians crossing both east and west of this
junction.

5.

Permeable fencing along both the northern and southern
edges of Salvado Road East creates a soft transition
between public and private spaces.

Figure 9: Salvado Road North South interface

Under the ownership of St John of God Health, large
areas of at-grade and decked car parking along the northern
edge are screened by dense landscaping, softening
otherwise inactive edges.

URBAN DESIGN OUTCOMES
+

Maintain existing landscaped edge, shade and
amenity to St John of God side of the street.

+

Reinstate the north-south pedestrian access
through the St John of God site, creating a
seamless connection between Cambridge
Street and the Subiaco Train Station.

+

Divert car parking and service access to
Houlahan Lane and D’Arcy Lane, reducing
vehicle crossover movement between St John
of God and Salvado Road.
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CHARACTER STUDY
LANEWAYS

TURVEY LANE

The laneways in the Precinct allow for rear access and create
secondary ‘front doors’ to the parking and are usually the
transition between the medical uses and residential uses,

CREECH, ELVERD, STENT, WOOLLCOTT, WILKES,
VERNEDE AND DEARLE LANES
1.

The laneways servicing the Cambridge Street lots have a
varied character.

2.

Stent Lane has a small scale residential character,
including a few houses which have their front address on
the laneway.

3.

New medical buildings rear-loaded on Elverd Lane have
created a hard parking edge setback from the laneway

4.

Dearle Lane is within an existing lot and may not be
retained in the future.

3

5.

This lane services McCourt Street, the majority of the
street is characterised by colourbond fences and car
parking

HOULAHAN LANE AND D’ARCY LANE
6.

These laneways continue on from each other on either
side of Station St, but have very different characters

7.

Houlahan Lane is residential in character

8.

D’Arcy Lane, within the SJOG Site, has large trees at the
entrance, heavy landscaped character near the street
with large 3-5 storey buildings in the distance.

2

URBAN DESIGN OUTCOMES
+

Ensure heights manage the transition between
future campus buildings and residential
development behind.

+

Encourage rear access when possible to
improve safety for pedestrians of busy streets,
like Cambridge Streets.

+

Ensure cohesion between the Houlahan Lane
and D’Arcy Lane.

7

8
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OTHER STREETS

JOSEPH STREET

The other streets in the area are quiet and transition into being
residential in character of the wider area.

CONNOLLY STREET
1.

2.

The future North South Link through St John of God
aligns with Connolly street and it’s elevated position
allows for a significant view across St John of God to St
Joseph’s Church.

3.

Joseph Street is characterised by significant existing
flame trees which provide shade, amenity and soften the
street address

4.

The north west corner of Cambridge Street has a dense
quality landscaped edge which provides amenity to the
street, and softens the street address.

URBAN DESIGN OUTCOMES
+

Maintain and enhance link to St John of God
North South pedestrian link.

+

Ensure streets transition to residential
character of surrounding area.

+

Maintain existing landscaped edge, shade and
amenity to Joseph Street.

The end of the street close to Cambridge Street lacks the
landscape character which is evident further up the street.
New medical buildings have created a hard street edge
on the north west Corner.

3

4

1

2
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THRESHOLD TREATMENTS
The character of the urban environment is influenced by site
design that is principally established by the quality of buildings
and their relationship to the surrounding public spaces and
streets. To ensure compatibility between different building
scales and uses, height transitions and variations are required.
Future redevelopment along Cambridge Street needs to
provide the foundations for a walkable and attractive pedestrian
environment reflecting the areas special character. While
Cambridge Street is characterised by a variety of street frontage
types, there is however, a distinctive change in threshold
treatments and character of East and West of Connelly Street.

WEST

EAST

West of Connelly Street, street frontages reflect a mixed use
character with setbacks ranging between nil and 3m. Along
the southern edge, walled fencing contributes to large areas
of inactivity. Equally, along the northern edge, one-way glazing
frontages with limited articulation to the street contribute to
large areas of blank wall.

East of Connelly Street, frontages reflect the areas original
residential character with low fenced front gardens setting
buildings back within between 4m to 6m thresholds. Repurposed houses for medical uses, most sites along the
northern side of Cambridge Street have integrated front car
parking and edge landscaping.

At the junction of Station Street, the Local Centre offers a
distinct character for the area with the corner Art Deco heritage
listed building providing a reminder of the past. Heritage
features should be strongly respected in consideration for new
development with development standards designed to conserve
heritage values while accommodating for future requirements.

Along the southern edge, the St John of God Hospital building
is setback approximately 7m+ with a terraced landscaping
setting adding to the areas distinctive ‘green’ character. As a
place of historical significance, St John of God Memorial Hospital
occupies the highest point, maintaining its presence at the heart
of the Precinct. The seven storey building of reinforced concrete,
clad with precast wall panels maintains a strong presence in the
urban skyline.
From McCourt Street the axial view north to the Catholic
Education Centre reinforces landmark sites within the area.
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FRONTAGES TYPES
MIXED USE - LOCAL CENTRE
Mixed use frontages within the Precinct’s local centre are
historically reflective of conventional shopfront and verandah
providing weather protection and a place for signage. Clearly
defined entranceways and windows treatment at ground level
attract the attention of passer-by.

*

LOCAL CENTRE

ST JOHN OF GOD

A variation of the conventional shopfront and veranda frontage
for consideration within the centre is the integration of a
forecourt feature that becomes an extension of the footpath, and
the outdoor activities are weather protected by a verandah.
RESIDENTIAL - GREEN STREETS
Residential frontages setback a minimum of 4m from the
Lot boundary enables a double function. If this has a shallow
verandah, it mediates between the public realms and the private
interior. If deep, spaces can accommodate a variety of outdoor
activities.
Responding to the sensitive nature of medical uses, integration
of landscaped thresholds provides the opportunity to create a
transition zone from public to private space, while reinforcing the
areas ‘green’ landscape setting.

*

*
Figure 10: Existing qualities informing the interface treatment of the CSMP
LEGEND

URBAN DESIGN OUTCOMES
Redevelopment along Cambridge Street should adhere
to either the mixed use or residential frontage types
responding the character qualities East or West of Connelly
Street as outlined above.

Mixed use frontages
Residential
North-south mid-block link

*

Landmark St John of God site
Heritage Listed Building
Strong landscape character thresholds
Permeable landscaped thresholds
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BENCHMARK ANALYSIS
This Benchmark Analysis has been prepared in support of the
emerging master plan for the St John of God site central to
the medical and knowledge Precinct. It aims to make clear the
various attributes that converge to create a world-class hospital,
medical research campus and a community hub, setting these
out as a series of themes to which the Town of Cambridge
should aspire.
Out of the benchmarking analysis, a set of six attributes that align
with the themes have been identified.
1. Greater co-location between various stakeholders;
2. Connectivity, circulation, wayfinding and the public realm;
3. Clustering of supporting functions;
4. Interface with the surrounding city;
5. Public transport and parking; and
6. Wellness and connection to nature.
The development attributes are able to be distilled into design
trends which have informed the Urban Design Strategies for the
future development of the Cambridge Street Medical Precinct.

The Benchmark Analysis has been undertaken in two parts:

The first section:
+

Looks at the elements that unite successful medical
research centres and trends in the development of
combined hospital research sites.

+

Extracts six key themes relevant to the Precinct, many of
which are common to the most significant research hubs
across the world.

Placing the Precinct within this context will inform an
understanding of the competitive environment in which medical
precincts and knowledge hubs operate and in turn, help to guide
the aspiration for future development.
The second section comprises a series of case studies, which
demonstrate how these themes are being borne out in the
physical development and delivery of hospitals, research centres
and campuses.
The majority of international examples come from North
America and Europe, who dominate the rankings due to their
longer traditions of biomedical research and generally more
mature and richer medical schools. There are also a number
of schemes from Australia as demonstration of the scale of
national competition and procedure.

WHAT DO SUCCESSFUL HOSPITAL/MEDICAL
RESEARCH CAMPUSES LOOK LIKE?
In today’s competitive employment market, in which many
private sector pharmaceutical and biomedical firms offer
significant benefits for their workforce, hospitals, universities
and their affiliated research institutes are increasingly having
to replicate the kind of experience that prospective employees
could find elsewhere – access to amenities, vibrant communal
areas and round-the-clock activities. This is not to say that the
best hospital/research sites are the most attractive, but that, as
international competition increases, so too does the justification
for providing an attractive campus experience.

For an institution like St John of God, where resources are
stretched and there is a need to expand within a contained
site, it is more important to develop smartly to enable it to
punch above its weight. This underpins the significance of
the emerging master plan. It is essential to find the dynamic
balance between medical and knowledge functions and the
ancillary services that support them in the wider precinct.
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The kind of spaces that the Cambridge Street Medical Precinct
needs to consider can be enumerated as follows:
1.

Hospital

7.

Innovation

2.

Teaching

8.

Commercial

3.

Basic research

9.

4.

Clinical research

Short-stay housing 		
and hotel

5.

Clinical trials

10. Community

6.

Industry

11.

Wellness

In addition, the best master plans for medical and knowledge
hubs have a strategic focus and the flexibility to respond to
advances in medical sciences and technology. The St John
of God site currently has some flexibility in terms of density
with ample room for movement and change. It is important
to recognise that the emerging precinct plan should not be
seeking to build the campus out to capacity in its current scope
but rather to look longer term to create the conditions that will
allow it to continue to flourish in 30 to 50 years.
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CAMPUS INSIGHTS
CO-LOCATION OF
STAKEHOLDERS

Texas Medical Centre (TMC3 proposal), Houston
The main focus of the TMC3 campus proposal is to allow for
the open collaboration between the city’s four largest medical
institutions: The University of Texas M.D. Anderson Cancer
Centre, Texas A&M University, Baylor College of Medicine and
the University of Texas, intended to facilitate scientific advances
that would not come about in less integrated campus layouts.
Of relevance to the Cambridge Street Medical Precinct
is the importance of not only delivering the physical
infrastructure, but on promoting collaboration between
universities, industry and healthcare providers to foster
development of innovative products and services.

CONNECTIVITY, LEGIBILITY AND
PUBLIC REALM

Oregon Health and Sciences University, South
Waterfront, Portland
Oregon Health and Sciences University occupy a number of
buildings in the South Waterfront precinct arranged within a
walkable urban grid reflective of the existing urban structure.
As with Cambridge Street Medical Precinct, a consistent
urban grid provides legible and connected streets.
Generous public open spaces act as a central node for
users to navigate the area with ease and providing a valued
public amenity.

CLUSTERING OF
SUPPORT FUNCTIONS

Boston University, Boston
The Boston University Precinct is situated along a single linear
street which utilises valuable land but provides connections
between uses and different organisations.
Like the Cambridge Street Medical Precinct, strategic
redevelopment and cross organisation collaboration
have driven the meaningful clustering of knowledge and
research facilities in the area.
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INTERFACE WITH
SURROUNDING CITY

University of Western Australia, Perth
UWA Crawley campus has a sympathetic relationship to its
suburban context. Street vegetation, generous setbacks and a
moderate building scale softens the campus edges. University
grounds and facilities are also a valuable amenity for nearby
residents and are mostly accessible to the public. This further
blurs the university’s interface with its surrounds.
As with the Cambridge Street Medical Precinct, permeable
connections through the University create attractive
environments for pedestrians and cyclists to move through
and connect to adjacent destinations.

PUBLIC TRANSPORT
AND PARKING

Gold Coast Health and Knowledge Precinct, Queensland
The precinct is serviced by Gold Coast University Hospital light
rail station which provides direct connection to the rest of the
city. Sinking the station underground also allows commuters to
link with the bus station at street level and cross underneath the
busy intersection above the station.
Of relevance to the Cambridge Street Medical Precinct is
the importance of its location linked by both the Cambridge
Street urban corridor and Subiaco Station providing
direct links into the city and surrounding neighbourhoods.
Therefore to improve access to public transport
connections as an attractive alternative.

WELLNESS AND
CONNECTION TO NATURE

Fiona Stanley Hospital, Perth
Murdoch Health and Knowledge Precinct is home to a unique
collection of health and education institutions strategically
attracting high value, knowledge based, economic opportunities
to rival other centres of this nature.
As with the Cambridge Street Medical Precinct, Fiona
Stanley Hospital at its core has been designed maximise
views and access to existing and new landscapes
aimed at improving patient psychological and physical
wellbeing, reducing the length of stay and the need for pain
medication.

03

VISION AND DESIGN PRINCIPLES

36

37
PREPARED FOR THE TOWN OF CAMBRIDGE

VISION AND URBAN DESIGN PRINCIPLES
The following Vision and Urban Design Principles have
been developed to guide the Cambridge Street Medical
Precinct Urban Design Study. These were developed through
site observations, feedback received from the Town of
Cambridge Design Review Panel and the Town of Cambridge
representatives who attended the project Visioning Workshop
on Friday 2 August 2019.
The Vision and Principles set the foundation of the Urban
Design Study as well as providing an evaluation framework for
the review of development proposals within the Precinct. The
Principles should be viewed in their entirety and treated as a
whole. It is also important to note that there may be instances
of competing demands in addressing these Principles.

THE VISION FOR
CAMBRIDGE STREET
MEDICAL PRECINCT
IS TO BE A PLACE OF
WELLNESS THAT IS A
STRONG PART OF THE WEST
LEEDERVILLE AND SUBIACO
NEIGHBOURHOODS

CLUSTER ACTIVITIES

ACCESSIBLE & SAFE

UNIFIED PRECINCT

RESPONSIVE & LOCAL

INTEGRATED LANDSCAPE

WELCOMING & ATTRACTIVE
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CLUSTERING ACTIVITY

UNIFIED PRECINCT

CONTEXTUAL DEVELOPMENT

PRINCIPLE 1. CLUSTER ACTIVITIES

PRINCIPLE 2. UNIFIED PRECINCT

PRINCIPLE 3. RESPONSIVE & LOCAL

+

+

Groupings of like, compatible and relatable activities

+

+

Integration of the St John of God Hospital Local Development
Plan

Recognise the original street pattern was an important part of
connecting the Precinct

+

Embrace and reflect the Precinct’s character

+

Strong internal connections - both physical and visual

+

Manage impacts on adjacent residential areas

+

Clear distinction between public and private spaces

+

Conserve and integrate areas of special cultural value

+

Diverse range of medical and knowledge activities and
supporting services
Compact grouping of key activities through a managed and
respectful increase in density

+

Managed transition in scale across the Precinct and to adjacent
areas

+

Leverage the development opportunities of adjacent
underutilised land parcels

+

Well defined core health precinct boundaries

+

+

Future focused exemplar Health and Knowledge Precinct

Appropriate scale of development reflecting the character of
the area and its sense of identity, containment and comfort

ACCESSIBLE PUBLIC SPACE

IMPROVED CONNECTIONS

INTEGRATED LANDSCAPE

PRINCIPLE 4. ACCESSIBLE & SAFE

PRINCIPLE 5. INTEGRATED LANDSCAPE

PRINCIPLE 6.WELCOMING & ATTRACTIVE

+

Calm vehicular traffic on Cambridge Street to improve
activation, pedestrian amenity, and safety

+

Biophilic principles driving the concepts – healthy
environments, healthy bodies and minds

+

Welcoming arrival experience

+

Attractive streets, open spaces and activity spaces

+

Encourage ‘active transport’ principles – giving pedestrians and
cyclists priority

+

Places that are sociable, healthy, inclusive, resilient and that
delight and matter for stakeholders

+

Articulated edge treatment transitioning public and private
spaces

+

Hierarchy of access modes across the Health, Knowledge and
Community Precinct

+

Enlarged and new areas of public open space

+

+

Retain and enhance the Precinct’s mature canopy

Long term implementation that is managed, responsive to
organic growth, supports existing businesses

Integrated vehicle parking solution

+

Supportive customer and patient experience

+

Coordinated governance and precinct curation

+

04

URBAN DESIGN STRATEGIES

Urban Design Strategies are arranged under the six Principles providing an
organisational framework to guide future development in the Precinct.
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1) CLUSTER ACTIVITIES
The Precinct is close to West Leederville and Subiaco centres,
however, there are a number of complementary uses that will
become more important to promote and accommodate as
the Precinct grows - with more workers, patients and visitors
projected.
With St John of God providing a key landmark at its centre,
there is opportunity to improve the user experience through its
redevelopment creating opportunity for shared public spaces,
and with the careful clustering of active uses on ground floors to
provide life to the street.

A.

Reinforce St John of God at the heart of the health, knowledge
and community hub facilitating a lively, attractive and safe local
centre, and assist in improving its economic viability.
+

+

+

LOCAL VIEW-LINES AND VISTAS
linking St Joseph’s Church from
Cambridge Street

Figure 11: Cambridge Street Medical Precinct North South Elevation

Reconnect the North-South pedestrian link that
once existed through the St John of God Campus,
maintaining blue sky views through to St Joseph
Cathedral.
New buildings should be designed to provide a front
address onto the public realm, including streets,
primary pedestrian connections and other public
spaces.

B.

Establish the Local Centre (Cambridge Street West) as a focal
point along the Cambridge Street urban corridor to attract a wide
range of health, knowledge and community activities.
+

Prioritise commercial and retail land uses which can provide
a finer grain ground floor activation.

+

Encourage non-medical uses within the Centre to promote
early morning and evening activity (cafes, gyms, shopping,
services etc.).

+

Ensure new buildings respond sympathetically to the
prevailing rhythm of the street and Art Deco heritage
listed building.

New development should take into consideration
existing topography, landscape elements and
demonstrate sensitivity to local view-lines, vistas and
streetscape character.

CONCENTRATING GREATER
HEIGHT central to the St John of God
Hospital site.

TRANSITIONING HEIGHT from lower
scale residential development maintaining
a human scale on the ground plane of
surrounding streets.
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C.

D.

Create a scale of development that unifies the built form within
the Precinct complimentary to the surrounding context.
+

Create a transition in scale between higher, larger
scale developments and existing smaller scale
development footprints - either stepping down in
height, building setbacks, stepbacks or building
shoulders, and/or landscaping to buffer new
developments (See Design Guidance).

+

Cambridge Street is generally 20-25m wide, giving
scope for mid-rise buildings. Development should not
exceed a maximum building height of 5 storeys along
the corridors and adjoining streets, stepping back from
the first four levels.

+

Setback of taller buildings central to the St John of God
landmark site, attending to the human scale on the
ground plane of surrounding street.

Strengthen the Precinct’s most visible edges such as Cambridge
Street and Salvado Road.
+

Create places along the edges of Cambridge Street for
people to occupy - as well as enabling space for tree
planting/landscape treatment to enhance the amenity,
shade and comfort walking between destinations.

+

Cluster active uses on ground floors at key nodes to
accommodate a growing Precinct and to provide life to
the street.

+

+

Provide ground and upper level setbacks to reduce
impacts on adjoining residential properties, and to
maintain a pedestrian scale of development at the
building facades.
Locate parking to the rear of sites along Cambridge
Streets.

Figure 12: Urban Design Strategies 1) Cluster Activities Transition Building Height

LEGEND

Reconnected N-S Pedestrian Connection
Integration of Local View-lines and Vistas
Areas of Required Building Transition
Key Nodes to Cluster Ground Level Activity
Activation of Landmark Site onto the Public Realm
Activation of the Local Centre Public Realm
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2) UNIFIED PRECINCT
Analysis of the existing buildings and public spaces in the
Precinct highlights a lack of cohesiveness as development has
progressed over time. Expansion on the hospital site and fringe
medical developments range in quality, materials and in the
articulation of frontages.
As the Precinct evolves, the scale of buildings, architectural
expression and threshold treatment can contribute towards
unifying a distinctive sense of place. Recognising the sensitive
nature of medical land uses, promoting a more consistent
design language that encourages pedestrian-scaled buildings
and distinctive architecture complementary to the public realm
will improve user identification of spaces and buildings within the
Precinct.

A.

Retain and enhance the Precinct’s character by establishing
new buildings that are sensitive to their context.

B.

Establish a coherent health and wellness identity within the
Precinct defined by high quality streetscapes and built form.

+

Ensure the creation of a distinct character settings – e.g.
‘within the Precinct’ and ‘on neighbouring streets’, where
there are distinct differences between campus and
suburban architecture.

+

Design for a highly integrated street pattern creating the St
John of God site as the central landmark site, defining the
hierarchy of places within the Precinct and reference point
for the wider area.

+

Provide a landscaped setback along Cambridge Street
(East), McCourt Street and Station Street to reinforce the
neighbourhood character and transition from public to
private spaces.

+

Improve circulation and safety, and importantly creating
spaces for people throughout the Precinct.

+

Consider the adjacent urban scale and heritage structures
(such as the impact on Precinct legibly) and building
contribution to neighbouring public space to aid street vitality.

+

Minimise the visual impact of new development when
viewed from surrounding residential streets and dwellings.

Figure 13: Existing Cambridge Street view West illustrating landscaped
setback uniting the Precinct (East)

Figure 14: Cambridge Street view West - Potential amalgamation of Lots
retaining landscaped setback. Note: Potential amalgamation of Lots is for
illustrative purposes only.
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Ensure consistent use of materials with a focus on de-cluttering,
simplifying and editing finishes.
+

Work towards a plan to limit materials in order to
compliment the existing St John of God health campus.

+

Limit large areas of continuous glazed façades
detracting from the pedestrian experience at the
ground level.

+

Ensure a consistent design language and coherent
expression of place, adding to the visual quality of the street
and public realm.

Take into consideration the functional linkages between
the Hospital and surrounding activities with the intent of
strengthening existing relationships.
+

Reinforce the Local Centre on Cambridge Street providing
an activation of the street with a range of retail, commercial
and public amenity.

+

Encourage ground level activation along the North-South
pedestrian street.

+

Encourage new private specialist and allied health
developments to concentrate Cambridge Street East,
Station Street and McCourt Street.
Figure 15: Urban Design Strategies 2) Unified Precinct Character
LEGEND

FRONTAGE TYPES

Landmark Reference Point

Pedestrian Street
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Desirable Street-Level Uses
Urban Corridor
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3) RESPONSIVE & LOCAL
The urban pattern for much of the Precinct consists of an
elongated grid of streets aligned in a North-South and EastWest direction, stemming from the original subdivision plan
by Surveyor General Septimus Roe. Along this section of
Cambridge Street urban corridor, there are two distinctive
characters East and West of Connolly Street. Generous
landscaped setbacks East contribute to the green and leafy
character reflective of the areas residential origins. To the West,
Cambridge Street retains some of the finer architectural grain
captured in the heritage listed Art Deco building which forms the
local centre.
Historically, building within the local centre had added to
the richness of detail composed of a myriad of small-scaled
buildings. In recent years, the amalgamation of lots to enable
large-scale development has led to a coarse architectural
grain, particularly on the northern edge. A ﬁner urban grain
enables better pedestrian permeability, choice of direction, more
opportunities for business exposure, and implies a more diverse
ownership pattern.

A.

New development designed to respond to the immediate
site environs, reflect the role of the Precinct and enhance the
character of the surrounding area.
+

Respect the traditional scale of the urban corridor and
surrounding residential streets when introducing new
buildings.

+

Recognise the potential of internal and external semi-public
spaces to contribute to the permeability of the urban grain.

+

Ensure new buildings are sited near heritage listed
buildings i.e. the Art Deco Building on Cambridge Street, site
them in a manner that matches the building setbacks and
the built form rhythm of the immediate Precinct.

Figure 17: Existing Cambridge Street view East illustrating nil
setbacks within the Local Centre.

B.

Ensure design outcomes mediate the threshold between old and
new development.
+

Reinforce the integrity of the street block pattern by
integrating a strong landscaped edge to frame the street
(Cambridge Street East) or activated built form at ground
level bringing life to the street (Cambridge Street West) .

+

Ensure new building within the Local Centre reflect a
greater intensity and finer grain treatment at the ground
level street experience.

+

Respond to the surrounding residential scale while allowing
for growth in accordance with the on-going role of the
health, knowledge and community hub.

Figure 16: Cambridge Street view East - Potential redevelopment of the Local
Centre reflective of greater intensity to enable street level activation. Note:
massing of buildings are for illustrative purposes only.
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Blur the edges to ensure the Precinct is a good neighbour and a
place which welcomes outside activity in.
+

Ensure the back of sites facing onto existing residential
development allow for a landscaped setback, and step-up
and back from laneways or adjacent lots to reduce issues of
privacy, overlooking, sunlight, character and human scale.

+

Reinforce the visual relationship between the St John
of God built form and its landscape setting, including
the topography of the land on which it sits

+

Carefully manage the relationship between patient
privacy and openness to the street by integrating
horizontal and vertical threshold treatments I.e.
terraced landscaping or facade articulation.

Focus architectural detail in the ﬁrst three-ﬁve storeys of new
buildings.
+

Consider the three dimensional mass of buildings along
Cambridge Street to articulate the scale of pedestrianfocused spaces at ground level.

+

Create some diversity of built form and integrate quality
materials, refined detail and landscape buffers with only a
few closed or passive frontages to the street.

+

Minimise the use of reflective or tinted glazing which hides
the presence of activity within the lower level interfaces of
buildings. Alternatively, integrate landscaping to create a
transition zone between public and private spaces.

Figure 18: Urban Design Strategies 3) Responsive and Local Form
LEGEND
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4) ACCESSIBLE & SAFE
The public realm includes the streets, walkways and plazas
which should be designed to be memorable and attractive
environments that enhance pedestrian experience, safety
and comfort moving through the Precinct. Site observations
and discussions with the Town and its Design Review Panel
identified simple improvements that can be made to existing
street environments to improve connections to medical
uses, making these spaces pleasant environments for both
pedestrians and cyclists.
The Precinct is well serviced by public transport, it is close to
main bus routes and Subiaco Train Station. Public and active
transport options can be promoted in ways that are not possible
in many other medical centres, as genuine alternatives to car
use exist. There will, however, be continual pressure to provide
additional car parking for workers and visitors in the Precinct as
development continues. Parking management will need to adapt
to ensure this doesn’t become a blight in the landscape and
make it difficult for pedestrians to access services.

A.

Re-establish a connected pattern of local streets and blocks that
create more pedestrian friendly environments.
+

Reinstate the North-South link through the St John of
God site as a pedestrian priority link.

+

Reinstate a connected pattern of local street, utilising
rear lanes for access to parking.

+

Reinforce Cambridge Street as an urban corridor
strengthening the landscape framework to reduce traffic
speed, ensuring urban spaces have ‘people appeal’,

Figure 20: Existing Cambridge Street - Station Street junction
illustrating typical suburban response conducive to fast traffic speeds.

B.

Ensure safe and continuous active transport options
through the Precinct, responding to increasing movements
between nodal destinations.
+

Activate the streets as a whole providing a better
quality public realm to encourage active transport
options and improved safety.

+

Consider improvements at corner junctions to better
integrate pedestrian and cycle movements crossing
major corridors.

+

Provide bicycle parking to encourage cycling.

Figure 19: Potential intensification of Cambridge Street - Station Street
junction to slow traffic speed into the local centre. Note: massing of buildings
are for illustrative purposes only.
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Ensure a legible hierarchy of connections to existing transport
linkages
+

Improve pedestrian crossing between St John of God
Campus with medical use North (Cambridge Street)
and South (Salvado Road).

+

Consider a precinct-wide wayfinding approach and
program, for patients, visitors and workers to easily
find services on the campus and transport links in the
surrounding streets.

+

Enhance visual and physical connections to and from
prominent landmark developments/buildings, open
space connections and public transport infrastructure
where possible.

Provide car parking solutions for new private development
(at-grade and within buildings) in a manner which ensures that
new development activates, enhances and supports the adjacent
street environment.
+

Reduce vehicle crossovers along Cambridge Street,
diverting access to car parking from rear lanes.

+

Locate on-site car parking to the rear of buildings and
behind the front building line, or integrate into the building
envelope, where possible.

+

Provide landscaping to soften the visual impact
of hard surfaces and service areas, without
compromising the functionality or user safety of car
parking and service areas.

Figure 21: Urban Design Strategies 4) Accessible and Safe Movement
LEGEND
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5) INTEGRATED LANDSCAPE
Although boulevards, streets, and other linear spaces are the
most abundant form of urban spaces in the city context, formal
or incidental public spaces such as gardens, squares, and
forecourts contribute to the character. These other public spaces
serve as symbols of community life and can serve as attractors
to unite places.
More importantly, studies have shown by incorporate nature
(biophilic design) within these spaces at varying scales,
significant improvements can be gained for the health and
wellbeing of its users. Therapeutic landscapes within hospital
designs have long understood the benefits for evoking
pleasurable memories, increasing the healing process and
providing spaces for the social connectivity of patients.
As the Precinct has grown, reductions in the natural landscape
have become apparent. Urban strategies that reinforce biophilia
design and healing landscapes will serve to improve the
pedestrian experience as well as the health of the environment.
A sense of caring for place and the environments enables
connections and connectedness, essential for human wellbeing, and in turn, an ingredient for caring for each other.

A.

Apply biophilic design principles to the design of the public
realm and the spaces between developments to enhance the
character and therapeutic values of these spaces.
+

‘Open out’ typically internalised functions of the building
onto Cambridge Street where possible - such as
patient waiting rooms, staff amenities rooms, and
consulting rooms. These uses can still be buffered by
landscaped setback to offer privacy

+

Ensure public spaces provide access to nature, natural
light and views to nature.

+

‘Legacy Landscapes’, creating a number of permanent
landscapes as accessible, safe and high quality
spaces, where the landscape becomes the organising
framework for future development - this could include
the protected and enhanced north-south pedestrian
connection within the St John of God site as a key
destination space.

Figure 23: Existing McCourt Street view North illustrating ‘green’
street landscape transition.

B.

Develop ‘green fingers’ as a well-defined series of linear
landscapes providing the ‘glue’ for the Precinct
+

Reinforce ‘green’ streets providing a landscaped transition
zone for integrating new medial specialist facilities.

+

Ensure generous landscaped setbacks/buffers along
Cambridge Street (East) between the building and fast
moving vehicles to offer patient privacy.

+

Retain healthy mature trees adding to the natural
assets of the Precinct and reinforce Cambridge Street
streetscape character by increasing tree planting,
providing important shade, comfort and amenity for
pedestrians as well as a signal for vehicles to slow
down within the Precinct.

Figure 22: Potential intensification of development along McCourt Street
reinforcing ‘green’ gateway landscaped transition. Note: massing of buildings
are for illustrative purposes only.
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Preserve existing landscapes and remnant mature trees.
+

Ensure secondary connector street (Station Street,
McCourt Street, Salvado Road) provide generous
landscaping that offers visual interest and softens the
edge between the street and building.

+

Reduce the impact of on-site car parking to the street,
retaining deep soil areas for trees, reinforcing a high
quality landscaped edge.

+

Collaborate with St John of God hospital to create
additional open public space for locals, visitors and
patients upon redevelopment, to be facilitated in future
stages of hospital expansion.

Increase canopy coverage across the Precinct
+

Prioritise hotspots, such as car parks, streets walkways and
other ‘hard surfaces’ for re-planting

+

Create clear circulation and access through the Precinct
blending the landscape into the existing St John of God site.

+

Encourage planting within building transition along rear
lanes to reduce the heat island effect.

+

Design space to provide access to sunlight, protection from
the wind and rain and are incorporated into building and
open spaces design.

Figure 24: Urban Design Strategies 5) Integrated Landscape
LEGEND
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6) WELCOMING & ATTRACTIVE
When modern medical suites develop along traditional main
streets their form is typically larger than the buildings they
replace. This can impact on the experience for pedestrians,
particularly where narrow houses once presented a variety
of front doors, windows and gates. Fewer openings and less
variety in landscape and facade treatment offers little to their
surrounding context and a lack of cohesion for the Precinct as a
whole.
In the global market, where attracting the best talent relies upon
having world class hospital and research facilities, a world class
Campus should be seen as the means to further build on the
brand and identity to attract and retain staff. As a local example,
the University of Western Australia’s Academic staff survey
noted that “the physical environment” as second only to job
autonomy as the best reason for working at the University.
The development of buildings and infrastructure is often over
a few years. Whereas, good landscaped spaces can take 20
years to begin to develop, and often over 50 years to mature.
In the face of this it is the landscape spaces that become the
‘glue’ that ties site elements together, and also provides the best
opportunity to give a sense of permanence, identity and history.
To enhance the pedestrian experience within the Precinct, new
development will need to consider ‘giving back to the street’
through a range of urban design strategies.

A.

Integrate landscaped frontages creating attractive and
continuous ‘green’ streetscapes, knitting in visually and
functionally with existing development.
+

+

+

Ensure the landscape throughout the Precinct reflects
the preferred character and draws on the vegetation
characteristics within the surrounding neighbourhood
and streetscapes.
Wherever possible, incorporate low maintenance
and drought resistant trees and green verges along
the streetscape to enhance the scale, soften the
appearance of the building, and provide shade to
building entrances.
Address alternative landscape treatments such as
raised planter beds, vertical gardens and roof top
gardens.

Figure 26: McCourt Street view North illustrating the existing
landscape gateway treatment linking the Subi East Precinct

B.

Reinforce safe and logical pedestrian connections from
Cambridge St through to the railway station.
+

Incorporate the public vistas from Connolly Street to
St Josephs Church through the configuration of the
buildings and the design of open space.

+

Encourage active uses to front the North South
pedestrian connection, and gateway entrances to
Salvado Road and Cambridge Street.

+

Locate uses that have a high level of public interaction
along frontages with high pedestrian traffic.

+

Ensure good shade, rain cover, light and open areas
for circulation are provided to frontages along primary
pedestrian routes to improve the user experience.

Figure 25: Potential intensification of McCourt Street reinforcing corner
buildings and its landscape setting as key gateway features along Salvado
Road. Note: massing of buildings are for illustrative purposes only.
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Create a boulevard gateway experience into the Precinct.
+

Encourage gateway corner buildings to provide
visual interest i.e. through expressions of height or by
incorporating prominent entrances and prominence as
a reference point on arrival to the precinct.

+

Signal entry into the Precinct by upgrading tree
planting and the landscape treatment of road reserve,
creating opportunity for mature trees to frame the
street and calm through traffic.

Create easy to navigate connections between buildings and the
public realm.
+

Provide direct, prominent, legible and well sheltered
pedestrian entry points into buildings from the street
and car parking areas.

+

Where possible, design new buildings with the ground
floor at street level to avoid the need for ramp or
staircase access.

+

Design for iconic and functional places for people to
‘bump’ into each other, promoting informal interaction
and collaboration.

+

New development should incorporate weather
protection for pedestrians along street frontages in
the form of verandahs, awnings or canopies over the
footpath

Figure 27: Urban Design Strategies 6) Welcoming and Attractive Experience
LEGEND
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1. BUILDING HEIGHT
Ensuring appropriate massing and scale between new
and existing developments requires appropriate building
height transitions where buildings either step down or step
back in height, and/or landscaping is provided to buffer new
developments and adjoining lower height properties.
The appropriate transition approach and any additional heights
will need to be approved as part of the Development Application
process, based on the context of the site and at the Town’s
discretion.
GUIDANCE
+

A general maximum height limit within the Precinct of
5 storeys is appropriate and responds to the current
height of St John of God.

+

Building stepbacks, outlined in the following section,
soften the transition with the neighbouring residential
areas.

+

The centre of the St John of God site, as shown in
Figure 1, can accommodate additional height above 5
storeys as it is a landmark site, however, this height is
dependant on;
1.

Appropriate treatment at the street to preserve
the pedestrian amenity of the street.

2.

Setbacks utilised so that a human scale is
preserved on the street level.

3.

The preservation of open space in key areas,
such as around the chapel, in order to create a
landscaped address for taller buildings and
preserve key view corridors.

LEGEND
MAX. 5 STOREY HEIGHT
MAX. 4 STOREY HEIGHT
1-2 STOREY HEIGHT TRANSITION
INDICATIVE 5 STOREY MAXIMUM ZONE
INDICATIVE AREA OF POTENTIAL ADDITIONAL HEIGHT

NOTE:
POTENTIAL AMALGAMATION OF LOTS IS INDICATIVE ONLY. TO ACHIEVE
MAXIMUM DEVELOPMENT POTENTIAL SOME AMALGAMATION IS
LIKELY TO OCCUR. 3D REPRESENTS THE MAXIMUM BUILT ENVELOPE.

Figure 1: Building Height Plan

LEGEND
EXISTING BUILT FORM
POTENTIAL FUTURE BUILT FORM
(ENVELOPES)

Figure 2: CSMP East West Elevation
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BUILDING HEIGHT TRANSITIONS

GUIDANCE

To ensure appropriate massing and scale between new and
existing developments, design guidance outlines appropriate
building height transitions where buildings either step down in
height and/or provide courtyards, building setbacks, stepbacks,
building shoulders, and/or landscaping is provided to buffer new
developments and adjoining lower height properties as depicted
in Figure 3.
Like the lower building form, the upper building form should
respond to its context to ensure high-quality design outcomes.
Transitions should be used to reduce potential impacts related
to a change in building height and massing such as shadowing
and overlooking of neighbouring properties. Appropriate
transitions are managed through upper massing step-backs (in
addition to building placement and separation).

COURTYARD

Figure 3: Building Transition Approaches

+

Building height transitions should be reflected in
the locations shown on Figure 1 and should utilize
approaches such as building setbacks, stepbacks,
building shoulders, landscape buffers and/or
courtyards, but not limited to those depicted in Figure
3.

+

Transitions may be required at other locations for the
redevelopment sites if deemed necessary as part of
the Development Application process.

+

The type and configuration of the required building
transition will be determined as part of the
Development Application process based on the context
of each site.

SETBACK | LANDSCAPING

STEP-BACK

+

Where the building fronts a street, step-back the
upper floors a minimum of 3 metres from the building
base or edge of podium below to address overlook
and shadowing. The height at which a step-back is
incorporated is flexible but will generally be between
the third and fourth floors and should respond to the
existing and planned context.

BUILDING SHOULDER
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2. SETBACKS
Setbacks should be sensitive to the existing context and consider
street experience now, into the future and while the area is still
in transition.
GUIDANCE

+

On McCourt Street and Station Street a maximum
setback of 10m creates a range of setbacks to allow
for variation within an overall consistency. This
maximum can accommodate a variety of outdoor
activities, including few visitor bays on the street within
a landscaped setting.

+

On Cambridge Street West, areas depicted within
and around the Local Centre may have a nil setback,
consistent with the street’s context, history and growing
development as a medical precinct. The creation
of conventional shopfront or verandah character
frontages is encouraged.

+

Consider nominating a maximum percentage of
development that may be built to the street setback to
ensure modulated building frontages. (Refer to Street
Address)

+

SA

LV

+

where the site is a key corner or gateway site.
(Refer to Corner Buildings and Gateway Elements).

AD

OR

OA

D

NOTE:
POTENTIAL AMALGAMATION OF LOTS IS INDICATIVE ONLY.
TO ACHIEVE MAXIMUM DEVELOPMENT POTENTIAL SOME
AMALGAMATION IS LIKELY TO OCCUR

Figure 4: Building Envelope Setbacks

MINIMUM SETBACK

MAX SETBACK

FACADE TYPE A - LOCAL CENTRE

nil

-

FACADE TYPE B

4m

-

FACADE TYPE C

4m

10m

FACADE TYPE D

2m

4m

AND 20M FROM LOCAL CENTRE INTERSECTION

Reduction of setbacks may be considered at the
Town’s discretion for exceptional design in the
following situations;
+

MCCOURT STREET

On Cambridge Street East, McCourt and Station Street
the building should generally be set back a minimum
of 4m of to create a boulevard that can accommodate
wider sidewalks, street trees, landscaping, and active
uses (Figure 4).

STATION STREET

CAMBRIDGE STREET

+

PREDOMINANT SETBACK (CAMBRIDGE STREET)

OR where the site is providing a significant benefit
to the street, for instance the introduction of a
courtyard to the street. (refer to Streetscapes).

SETBACK RANGE - CREATION OF MODULATION
IMAGE SOURCE: DESIGNWA

LANEWAYS

2m up to two storeys in height.
6m for three storeys and above in height

COMMON TO ADJOINING PROPERTIES
OUTSIDE OF PLAN AREA

Nil up to one storey in height.
4m for two storeys in height.
6m for three storeys and greater in height

COMMON TO ADJOINING PROPERTIES
WITHIN OF PLAN AREA

Nil up to three storeys in height
4m for four storeys and above in height

UPPER LEVEL SETBACK
(4 STOREYS AND ABOVE)

Setback 4m from podium level addressing the
street. Setback 4m from adjoining properties

Table 1: Building Envelope Setbacks
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BUILDING PLACEMENT

BUILDING SEPARATION

TRANSITION TO ADJACENT RESIDENTIAL

Building placement influences many aspects of the ultimate
building design and its fit within the site and broader context.
Placement can help to define the edges of streets and open
spaces, reinforce a consistent streetscape, and provide for high
quality connections and open spaces within the site.

To ensure that buildings relate well to the street, neighbouring
buildings and buildings within the site, careful consideration
should also be given to the space between buildings to protect
for privacy, sunlight, and views. The spaces between buildings
provide opportunities for physical and visual connections, North
South streets and laneways create a natural separation and
break blocks for greater permeability along Cambridge Street.

Transitions should be used to reduce potential impacts related
to a change in building height and massing, such as, shadowing
(Figures 5-8) and overlooking of neighbouring properties.
Appropriate transitions are managed through upper massing
setbacks (in addition to building placement and separation).

GUIDANCE
+

+

Building placement should consider existing site
conditions and look to retain and enhance certain
features as assets such as mature trees and grades.

GUIDANCE
+

The appropriate building placement will need to be
approved as part of the Development Application
process, based on the context of the site.

TREE RETENTION
SOURCE: DESIGNWA

MINIMUM SETBACKS

Where a continuous streetwall is desirable, separation
between lots are not necessary up to level four.
Continuous streetwalls are generally desirable within
the local centre and along intensification corridors,
except where special site or block conditions require
breaks to access mid-block connections, courtyards, or
other open spaces. (Refer Street Address)

+

Mid-block connections should be provided on larger
sites to create overall site permeability.

+

Above the streetwall, or podium, a setback of a
minimum of 4m between lots is recommended to
create a overall building separation of at least 8m.

GUIDANCE
+

Where the building fronts a street, step-back the upper
floors a minimum of 3 metres from the building base
or edge of podium below. (The proposed setback of 4m
is appropriate).

+

Stepping back of upper level building volumes is
encouraged to assist with transitions between
neighbouring buildings with lower heights. The
proposed setbacks for side and laneway setbacks,
also outlined in the adjacent table, are appropriate as
a minimum to transition the height to the surrounding
residential neighbourhoods.

+

The form and massing of new development should
enable 5 hours of solar access to adjacent residential
dwellings and public open space (Figures 5-8).

DEEP SOIL AND BASEMENT
LEVELS

BUILDING SEPARATION TO ENABLE SUNLIGHT AND VIEWS (BUILDING ENVELOPES)

BUILDING HEIGHT SEPARATION BEHIND CAMBRIDGE STREET (BUILDING ENVELOPES)
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SOLAR ACCESS
Building envelopes illustrated to a maximum of 5 storeys should ensure suitable transition of
height, scale and setbacks to enable 5 hours of solar access to adjacent residential dwellings and
public open space. The potential amalgamation of lots illustrated in Figures 5-8 are indicative only.

JUNE 9AM

MARCH 9AM

Figure 5: March solar access over 5 hours

MARCH 3PM

Figure 6: June solar access over 5 hours

JUNE 3PM
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SEPTEMBER 9AM

Figure 7: September solar access over 5 hours

SEPTEMBER 3PM

DECEMBER 9AM

Figure 8: December solar access over 5 hours

DECEMBER 3PM
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To create more urban and pedestrian-scaled buildings of
distinctive architecture complementary to the public realm,
high quality building design and landscaping will be required
to contribute to the unique character of the Cambridge Street
Medical Precinct.

B

**
*
*

A variety in building massing and building footprints will
contribute to the distinctive sense of place, as well as the careful
composition and architectural expression of the building as a
whole. In addition to height variation and transitions defined, the
building’s massing can be articulated horizontally, in plan such
as, but not limited to, projections and recesses.

*

B

A

STATION STREET

A

In response to the varying character’s in the precinct illustrated
in Figure 5, specific massing and form guidance for each area is
provided, in addition to guidance for the treatment of corner and
gateway elements.

*

*

*

KEY CORNER/LANDMARK SITES

KEY PEDESTRIAN LINK

BUILDINGS OF HERITAGE SIGNIFICANCE

KEY CONNECTING ROADS

COMMERCIAL ZONING / LOCAL CENTRE

SECONDARY ROADS

LOCAL CENTRE STREET TREATMENT

LANEWAYS

SIGNIFICANT EXISTING TREES & LANDSCAPING

KEY VIEWS

FUTURE GREEN STREET TREATMENT/INTERFACE

C

*
*

SA

AD

OR

OA

D

**

D

NOTE: POTENTIAL AMALGAMATION OF LOTS IS INDICATIVE ONLY. TO
ACHIEVE MAXIMUM DEVELOPMENT POTENTIAL SOME AMALGAMATION
IS LIKELY TO OCCUR. 3D REPRESENTS THE MAXIMUM BUILT ENVELOPE.

Figure 9: Built Form and Massing Plan

LEGEND
MEDICAL USE
COMMERCIAL / MEDICAL USE
RESIDENTIAL
POTENTIAL PARKING LOCATION

SECTION A

CAMBRIDGE STREET

D

LV

LEGEND

C

MCCOURT STREET

3. BUILDING MASSING & FORM

SECTION B
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BUILDING BAYS / PAVILLIONS

GUIDANCE
Also refer to Specific Guidance for each area.
+

Design buildings so that the massing reinforces the
street edge. A podium is an effective way to organize
mass and frame the street.

+

Where a podium form is established, the height of
a podium should be consistent with the height of
neighbouring building bases (varying by a maximum of
2-storeys).

+

+

The upper building should be designed to clearly
distinguish the building middle from the top and to
further reduce the upper level building massing.
This should include step backs, colour and material
variations, and unique articulation
Building designs should incorporate modulation
and articulation such as massing reveals, changes
of textures, materials, and/or colours, or shifts of the
façade plane in order to create a pedestrian scaled
façade (Refer to Street Address for more guidance).

+

Pushing (projecting) and pulling (recessing) building
volumes from the main building form is encouraged
to help break down the mass of larger buildings and to
avoid flat building façades..

+

A variety of scales, colours and textures should be used
to create visual interest across the building façades.

+

On sites that abut a lane, design the laneway façade
and its connection to the street carefully. At a minimum,
consider wrapping the treatment of the street-facing
façade around the laneway corner of the building.

+

When a proposed mid-rise building is near a heritage
property it should be designed to respect the materials,
proportions, scale, setbacks, topography and views of
the historic context.

0.5 - 1m

BUILDING RECESSES

1.5-3m

BUILDING SCREENS

0.6m
Minimum

SECTION C

SECTION D
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CORNER BUILDINGS

+

There are several corner redevelopment sites within the
Cambridge Street Medical Precinct (Figure 5). These sites can
be developed as three, four or up to five storey buildings on
larger sites. Where sites have rear lanes to allow for vehicle
access, this enables side frontage to also provide attractive and
active edge.
For new buildings located on a corner, including but not limited
to the corner locations identified, these can serve as gateways or
focal points; both require careful detailing at the first three floors
due to their high visibility from two or more streets and long
distances.
GUIDANCE
+

Within the Local Centre, Cambridge Street West, the
ground floor should contribute to the street providing
for retail or commercial uses.

An example of “pulling away” from the corner to
create open space.

Consider using a corner to provide extra space for
pedestrians and a generous entry by recessing the
building, or by build out to the corner to provide a
strong urban edge to the block.

+

Consider providing special building elements
distinguishable from the rest of the building such as a
tower, corner articulation or bay windows.

+

Consider a special site feature such as a diagonal
orientation and entry, a sculpture, a courtyard, or other
device.

+

Corner entries should be set back to allow pedestrian
flow and good visibility at key intersections.

+

New buildings should give careful consideration to
reference key elements of adjacent heritage buildings,
such as the Art Deco building within the Local Centre.

Examples of “holding the corner” to create an urban feel and actively engage the street.

GATEWAY ELEMENTS – VISTAS
Gateway elements are distinctive architectural elements and/
or special building forms used to draw attention or reinforce
points of interest that mark the location of “entries” and “places”
within the Precinct. These elements will be of the highest level
of design excellence incorporating special building forms and/
or the innovative use of materials. Additionally, a fundamental
component of the Cambridge Street Medical Precinct is to
maintain view-sheds along the East-West urban corridor.
The Town may exercise some discretion of key corner and
gateway sites, for instance in relation to upper level setbacks.
These variations will need to demonstrate design excellence and
be approved as part of the Development Application process,
based on the context of the site.
GUIDANCE
+

Gateway elements should be provided for new
buildings at visually prominent locations within the
Precinct.

+

Gateway sites along Cambridge Street as depicted
in Figure 5 should provide site design elements that
foster a sense of arrival and wayfinding experience
within the Cambridge Street Medical Precinct .

+

Incorporate public vistas through the configuration
of the buildings and the design of open space in the
locations generally maintaining views to St Josephs
Church.

+

Gateway elements should be proportioned to the size
and scale of the building.

+

Gateway element(s) should provide distinctive threedimensional forms, unique shapes and materials to
reinforce the significance of each location.
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SPECIFIC GUIDANCE: LOCAL CENTRE - NIL SETBACK - CAMBRIDGE STREET (WEST)
ADVANTAGES
+

Urban environment appropriate for the Local Centre

+

Responds to existing and historical context

+

Enables incorporation of heritage Art Deco building

+

Use of canopies create a human scale.

EXISTING CAMBRIDGE STREET

NIL SETBACK
LOCAL CONVENTIONAL SHOPFRONT

NIL SETBACK
RECESSED, PROTECTIVE GROUND FLOOR

COURTYARD - BREAK IN NIL SETBACK
SMALL PORTION OF BUILDING FRONTAGE

INDICATIVE STREET SECTIONS

INDICATIVE THRESHOLD TREATMENTS
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SPECIFIC GUIDANCE: GREEN STREETS - 4M SETBACK - CAMBRIDGE ST (EAST), MCCOURT STREET, STATION STREET, OTHER STREETS

ADVANTAGES
+

Allows for meaningful depth of landscaping, providing amenity to
street and privacy to the medical uses.

+

Responds to context and history of the site

+

Additional setback ensures that the proportions of the street are
comfortable, and less urban than town centre. (1:2 Ratio)

4 m SETBACK
SCREENING LANDSCAPING WITH PLACES OF RESPITE

INDICATIVE STREET SECTIONS (CAMBRIDGE STREET (EAST)
EXISTING CAMBRIDGE STREET

4 m SETBACK
PUBLIC SPACE - POCKET PARK

EXISTING CAMBRIDGE STREET

4m SETBACK
TIERED LANDSCAPING. PROTECTIVE AND PRIVATE

INDICATIVE STREET SECTIONS

INDICATIVE THRESHOLD TREATMENTS
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SPECIFIC GUIDANCE: GREEN STREETS - 10M SETBACK - MCCOURT STREET, STATION STREET, OTHER STREETS
ADVANTAGES
+
+
+
+
+

Allows retention of trees
Allows for a variety of outdoor uses, greater landscaping and privacy
Allows for the provision of a small number of visitor / disabled bays
contributing some activity to the street - the front entrance is used more
frequently, without contributing significant vehicle traffic.
Allows for modulation of facade and a larger variation in interface treatments
Additional setback ensures that the proportions of the street are comfortable,
and less urban than town centre. (1:2 Ratio)

INDICATIVE STREET SECTIONS

10 m SETBACK
SMALL PROVISION OF VISITOR CAR BAYS

10 m SETBACK
OPEN SPACE

4m / 10 m SETBACK
MODULATED FACADE, CREATION OF COURTYARD

INDICATIVE STREET SECTIONS

INDICATIVE THRESHOLD TREATMENTS
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4. STREET ADDRESS
How the building addresses the street is essential for
establishing a positive first impression and successful interface
between the public street and private building. The way a
building performs in this regard is strongly influenced by the
quality of its ground floor design, façade articulation, material
use, and the location and treatment of building entrances.
Each building façade should have varied treatment that
complements the overall building design while responding to the
conditions of the facing conditions avoiding blank façades facing
public streets or public open space.

STREETWALL

ARTICULATION

The pattern of buildings facing the street creates a well-defined
edge, also known as a “streetwall”, that frames the streets and
open spaces. A building frontage is the extent to which the
building’s streetwall responds to the street facing property line
and corresponding setbacks (Figure 10).

While maintaining a continual streetwall is important, it is also
important to avoid a monolithic façade without relief. Therefore,
some of the frontages should have building breaks, setbacks,
and courtyards to create a variety of landscaping and building
forms that provide visual interest to pedestrians and motorists,
while also maintaining the cohesiveness of the block and street
form.

The streetwall provides a sense of spatial definition that
creates a coherent urban environment, reinforcing a sense of
place while also making for a pleasant, comfortable and safe
pedestrian environment.
GUIDANCE
+

PROVIDING GREATER BUILDING
SETBACKS AT STRATEGIC
JUNCTIONS

+

Irregular spacing between buildings should be avoided
or minimized at the setback line, except in cases where
variation is needed for gateway elements as required.
In general, buildings should present a continuous
frontage as possible.
The streetwall height should generally be a minimum
of 4 storeys along primary frontages to the street.

ALIGN BASE BUILDING
TO SETBACK OF
SURROUNDING CONTEXT,
ENSURING GENEROUS
SPACE FOR FOOTPATH
AND TREE PLANTING

Figure 10: Street Address aligning frontages of neighbouring buildings

Note: Figures 10 is provided
for illustrative purposes only.
The final configuration of
the streetwall, setbacks and
courtyards required will be
determined as part of the
Development Application
process.

GUIDANCE
+

Use architectural elements and expressions such as
balconies, windows, and recesses and projections to
reinforce a variety of scales and textures within each
component of the building.

+

Architectural elements and entrances should be used
to provide visual interest, enliven the streetscape for
the pedestrian, and promote streetscape activity.

+

Awnings or canopies are encouraged for the Local
Centre, building entrances or first floor retail uses.
These create the opportunity to add colour and
vibrancy to the streetscape and protection from the
weather for the pedestrian. Awnings and signage
should be provided in accordance with the Town’s sign
regulations.

+

Consider nominating a maximum percentage of
development frontage that may be built to the to the
street setback to ensure modulated building frontages.
For instance 95% on Cambridge Street, with the
exception of the Local Centre, and, 80% to the minimum
setback on McCourt and Station Street.
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BUILDING ENTRIES

MATERIALITY AND FACADE TREATMENTS

Building entries enhance the scale, activity and function of
each building. This is achieved by requiring building entries at
frequent intervals to street frontages to also reinforce pedestrian
activity and circulation along the street. Building entries are
required to be distinctive features and be an integral part of the
design of the building, with a size and scale appropriate to the
scale of the building. The entries should be easy to locate from
the street for pedestrians and motorists.

The design, location and quality of the building adjacent to the
street – the streetwall – is the portion which is experienced the
most by pedestrians and should be the area of the building
façade which is given the most attention and the highest quality
design and materials.

GUIDANCE
+

The primary pedestrian entrances should front the
adjoining primary public street, be given prominence
on the street frontage and should be clearly
distinguishable from other entrances through its
enhanced level of architectural design and treatment,
high visibility and have direct pedestrian access.

+

Where appropriate, landscape treatment should
emphasize the primary entrance as focal point.

+

The size and scale of the entrance should be
appropriate for the scale of the building and include a
change in material, wall plane, and/or colour.

+

Entries should provide protection from the elements,
with canopies, recesses, or roof overhangs.

ARTICULATED ENTRIES

public and private realms, enhance safety and a sense
of pedestrian scale along the street.
+

Materials should reflect their intended use and
complement the established physical character of the
streetscape where appropriate. Building materials for
façades should consist of the following:

GUIDANCE

+

Brick, glass, stone, glass and/or wood

+

The upper building should complement the lower
building facade.

+

+

Unless required for the function of the building, blank
walls along Cambridge Street should be avoided.
Where blank walls are unavoidable, the following may
be considered: The installation of living vegetated walls;
Interactive lighting and/or display walls; Public art
such as murals; Signage where permitted; Colour and
texture.

Mirrored reflective, frosted reflective or darkly
tinted glass should be avoided - as should
impermeable window graphics.

+

Where ground floor commercial / retail uses are
required, the ground floor should be predominantly
clear-glazed (i.e. 50 – 70 percent of the building wall)
to provide visual connections and interest between the

MATERIALITY IN THE AREA

+

Sides and rears of buildings that are visible from an
adjoining street should be designed in a compatible
manner utilizing a similar architectural treatment as
the primary façade.
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5. STREETSCAPE
STREETSCAPE IMPROVEMENTS – ‘GREEN
STREETS’

SITE DESIGN
+

Site design, open space and streetscaping are imperative to the
character and quality of a development, its ability to fit within the
surrounding area and enhance the public realm.
While the western most blocks of Cambridge Street exhibit
increasingly urban qualities as development transitions to the
Local Centre at the intersection of Station Street, the majority of
the blocks East are more residential in character. This current
green character should be protected and enhanced, creating a
network of Green’ Streets.
Green Streets are designed to prioritize pedestrian circulation,
create attractive streetscapes, and strengthen the existing
character of the Cambridge Street Medical Precinct.
Design treatments can include footpath widening, enhanced
landscaping, green infrastructure and traffic calming measures.
In addition, the landscape features within streets, outdoor
space and as part of the building design offer opportunities to
contribute the health and wellbeing goals of the Precinct, as
well as environmental goals for reducing the heat island effect,
managing the effects of stormwater and increasing habitats.

For new development along Cambridge Street East,
McCourt Street and Station Street, front setback
areas should contain significant areas devoted to
‘green’ landscape elements to create a transition zone
between public and private spaces. This is in response
to the current character of the area, contributes
amenity and shade to the street and is appropriate
for medical uses providing privacy, protection and a
therapeutic outlook.

+

Adjacent projects are encouraged to coordinate green
infrastructure improvements.

+

Landscaping should be design so as to not impact on
sight lines.

+

Avoid locating site elements and other equipment in
areas that may impact pedestrian walkways, public or
private open spaces, and the ability of trees to grow to
maturity.

This is reinforced by the Town of Cambridge Street Tree
Masterplan aimed at strengthening the Town’s leafy streetscape
and diverse urban canopy. Recognising that street trees are one
of the Town’s more important natural assets, Figure 11 maps
the arrangement of these species recommended within the
Precinct.
It is intended that this guidance be used to direct improvements
both for redevelopment sites which front Green Streets, but also
incrementally over time as other improvements are made to the
street.

STRENGTHENING ‘GREEN STREET’ QUALITIES

+

Encourage the inclusion of courtyards connecting
to the street. Where courtyards are provided, total
building setbacks including the courtyard should not
exceed 35% of the total street frontage on Cambridge
Street . The depth of the courtyard should be
determined as part of the Development Application
process.

+

To encourage the provision of courtyards a reduction
of upper level setbacks may be considered on a case
by case basis at the council’s discretion

+

The appropriate streetscape design will need to be
approved as part of the Development Application
process, based on the context of the site. Only high
quality landscaped and threshold treatments will be
accepted.

+
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STREETSCAPE
+

Landscape improvements on the Green Streets
should incorporate, where feasible, environmental
improvements which add to the visual character,
stormwater management, habitat and urban
biodiversity. For example, Station Street has many
locations where streetscape improvements are
anticipated and where green infrastructure could be
installed, particularly along the eastern footpath area.

+

Green infrastructure should be integrated into the
streetscape design and should form an inherent
element of the street rather than visually appearing as
a retrofitted aspect.

+

Prioritise the planting of street trees in missing
locations for better streetscape and environmental
benefits (see Figure 9).

+

Streetscape design should enable good visibility.
Trees with a low understorey allow views, sunlight in
winter and passive surveillance of footpaths and public
spaces.

Smooth Barked Apple, Angophora costata London Plane Tree, Platanus acerifolius

+

Dense planting should be used for small to provide a
degree of privacy to sensitive land uses or to provide
areas of visual effect.

TREES
+

The retention of significant trees is encouraged to
provide an attractive structure to the Precinct. Trees
that require retention will need to be approved as part
of the Development Application process, based on the
context of the site.

+

New tree planting should not obscure expansive views,
and should be located outside clear zones and away
from utilities.

+

Trees and under-planting should be of native
species to the extent feasible, including seasonal and
evergreens. Exotic species and shrubs can be useful
to provide distinctive marker along the street and can
be used to help fit streets into cultural landscape, as
indicated for McCourt Street and Joseph Street within
the Street Tree Master Plan (see Figure 11, Table 2).

Cut Leaf Plane, Platanus orientalis digitata

RECOMMENDED STREET TREE SPECIES WITHIN THE PRECINCT

Broadleaf Paperbark, Melaleuca
quinquenervia

+

The ultimate size of planting should be considered
from an early stage, with the size of street trees
maximized to achieve the intent of the ‘Green Street’.

+

The placement of trees should take into account the
growth pattern and mature size of the selected trees
and the effect of canopy spread on pedestrian traffic,
views of and from adjacent buildings, conflicts with
the buildings themselves, and light dispersion from
streetlights.

+

New developments should be encouraged to utilize
street tree species that are environmentally suited to
the site’s growing conditions and lower maintenance
requirements.

+

For larger developments which make improvements
to substantial street frontages, a diverse approach to
species selection is encouraged.

+

Careful consideration is to be made of appropriate
deep soil zones. Underground parking structures
should not encroach into required landscape buffers
to ensure the long-term viability of mature trees and
vegetation.

Bottlebrush, Callistemon sp.

Illawarra Flame Tree, Brachychiton
acerifolius
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From boulevard plantings, such as Railway Parade to avenue
plantings of Joseph Street, street trees contribute significantly
to the character and identity of the Town. However, as
temperatures increase and urban development accelerates,
the role played by our street trees as ‘green infrastructure’ has
become even more critical.

JOSEPH STREET

CONNOLLY STREET

RECOMMENDED STREET TREE SPECIES

The Town of Cambridge Street Tree Masterplan provides
further guidance to ensure the longevity and sustainability of
these assets, as well as the character of its existing streetscapes
and identity of local spaces. Table 2 identifies suitable strong
adaptable street tree species, their appropriate location and
scale, and recommended mix of native and exotic species,

SA

MCCOURT STREET

STATION STREET

CAMBRIDGE STREET

LV

AD

OR

OA
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LEGEND
CAMBRIDGE STREET
STATION STREET
MCCOURT STREET
SALVARDO ROAD
CONNOLLY STREET
JOSEPH STREET

Figure 11: Town of Cambridge Street Tree Mapping (Source: Town of Cambridge Street Tree Masterplan)
LOCATION

Jacaranda, Jacaranda mimosifolia

Red Flowering Gum, Corymbia ficifolia

Coral Tree, Erythrina indica

LARGE
VERGE 10M+

MEDIUM
VERGE 4-10M

Smooth Barked Apple, Angophora costata

√

√

London Plane Tree, Platanus acerifolius

√

Cut Leaf Plane, Platanus orientalis digitata

√

Broadleaf Paperbark, Melaleuca quinquenervia

√

Station Street

Illawarra Flame Tree, Brachychiton acerifolius

√

McCourt Street

Jacaranda, Jacaranda mimosifolia

√

√

Salvardo Road

Red Flowering Gum, Corymbia ficifolia

√

√

Connolly Street

Bottlebrush, Callistemon sp.
Red Flowering Gum, Corymbia ficifolia

√

√

Coral Tree, Erythrina indica

√

√

Cambridge Street

Joseph Street

TREE SPECIES

NARROW
VERGE 2-4M

NATIVE
RECOMMENDED

√
√
√

Table 2: Town of Cambridge Recommended Street Trees (Source: Town of Cambridge Street Tree Masterplan)

EXOTIC
RECOMMENDED
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OPEN SPACE

WALL, FENCES & RAILINGS

An important component of the urban environment are open
spaces which are intended to serve as primary social gathering
places for residents, workers and visitors.

Walls, fences and railings provide transitions between the
private and public realm and contribute to the spatial definition
of streets and privacy of internal uses. Design standards call for
high quality materials and height limits for fences and walls.

As the Precinct develops, it will be critical to maintain a link to
open spaces north and south of the St John of God campus to
enhance the character and positively contribute to the vitality
of the community, as well as reinforcing health and wellbeing
goals.
GUIDANCE
+

New development should consider including publicly
accessible open space, particularly ground level, as
part of the provided open space.

+

The retention of trees, especially where it creates
open space which related to the street, is encouraged.
Specific locations where this is appropriate need to
be approved as part of the Development Application
process, based on the context of the site.

+

Connections and open spaces within the site should
also be clearly signed and well-lit.

GUIDANCE

Existing blank walls disengage pedestrians, often causing them
to quickly walk by or avoid a block altogether. The intent of this
provision is to provide guidance that can help activate blank
walls, large areas of glazing and surface parking lots to enliven
the building exterior and streetscape appeal.

+

The height, length, and visual impact of walls, retaining
walls and fences should be of a pedestrian scale and in
no case exceed 1.2 metres in height in the front or side
yards as measured from the street side.

+

In the rear yards, 1.8 metre privacy fences may be
provided, if approved as part of the Development
Application process. Permeable fencing is encouraged.

+

Garden screening walls and/or retaining walls should
be constructed of brick, stone or other highly finished
appropriate material. Green walls and living walls are
strongly encouraged.

+

The size and species selection of landscape materials
should be carefully considered. Landscape elements
which are likely to impede pedestrian travel or use of
footpaths should not be installed.

EXISTING FENCE CONDITIONS
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6. PARKING, SERVICES & UTILITIES
PARKING AND SERVICE AREA

+

Appropriate parking location and design will support the creation
of active, walkable, and transit-oriented development.
Elements such as access, parking and servicing should be welldesigned and located to minimize their impact on the aesthetic
quality and function of the site, neighbouring properties and the
public realm.

+

ACCESS GUIDANCE
+

Access to parking, servicing and loading should be
provided at the rear of the building, on a laneway if
possible. On corner sites, where there is no laneway,
access should be provided from secondary streets
provided the entrance facilities are well integrated into
the rest of the frontage.

+

Parking entrances and loading service docks should be
diverted away from Cambridge Street to laneways or
secondary streets,

+

Pedestrian access should always be prioritized for the
safety and enjoyment of residents and visitors. Reduce
the number and width of vehicle access points to avoid
conflicts between pedestrian and vehicle traffic.

Surface parking along Cambridge Street. should be
clearly visible from driveways or laneways, signalling
‘Visitor Parking’ to the rear of the buildings so they are
not visually prominent along the street.

UTILITIES

Limited visitor surface parking should be provided
at the front of lots on McCourt Street and Station
Street when appropriately designed, landscaped and
screened to mitigate visual impacts.

GUIDANCE

SCREENING GUIDANCE
+

Service areas should be out of view or screened from
the public right-of-way by adequate landscape or
architectural elements.

+

Any surface parking areas visible from the street
should be buffered and screened with high quality
architectural elements, setbacks or landscaping. On
larger sites with surface parking areas, incorporate
landscaped islands and high-quality landscaping to
create comfortable and safe pedestrian walkways and
amenity areas.

LOCATION GUIDANCE
+

Bicycle parking should be provided in a safe, accessible
and convenient location, within 20m of the building
entrance.

+

Most on-site parking should be provided underground.
In general underground or structured parking is
encouraged before surface parking.

+

Underground parking structures should not encroach
into required landscape buffers to ensure the longterm viability of mature trees and vegetation.

LEGEND
PREFERRED PARKING AND SERVICE ACCESS
PEDESTRIAN PRIORITY - LIMITED PARKING OR
SERVICE ACCESS

Utilities are an important aspect of modern infrastructure but
must be sited as discreetly as possible to minimize their impact
on the public realm.

+

Utility locations should be selected to avoid conflict with
street trees.

+

New construction should provide pad mounted, indoor,
or underground transformers within the building
footprint; otherwise, transformers should be located
adjacent to an alley or at the rear of the property where
feasible.

+

Transformers should be concealed from the public
right-of-way with adequate screening such as
evergreen plantings, an enclosure, or within the
buildings
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7. SUSTAINABILITY
Sustainability guidance is intended to reduce negative impacts
on the environment and optimize building performance to
improve the health and comfort of residents and workers within
the Precinct.
GUIDANCE
+

Incorporate sustainable building practices in the site
design such as orienting buildings to effectively benefit
from sunlight exposure, solar energy collection, wind
energy collection, and positive air flow within the
building.

+

Implement stormwater management through green
infrastructure and low-impact development such as
bio-retention gardens, green roofs and permeable
paving materials to reduce stormwater runoff.

+

New and re-development projects should aim to
increase the tree canopy coverage on-site.

+

Prioritize energy efficiency and green building practices
to reduce the overall carbon footprint.

+

Incorporate green and/or solar roofs to mitigate the
heat island effect, reduce building energy consumption,
and manage stormwater.

+

Investigate opportunities for rain water harvesting
and re-use should be implemented within building
systems. Low-flow fixtures and water re-use
strategies should be used to conserve water.

+

New parking facilities should include parking spaces
dedicated to electric vehicles.
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DEVELOPMENT
COMMITTEE MEETING
TUESDAY 16 MARCH 2021
ATTACHMENT 3 OF 5 TO ITEM DV21.16
LPP2.5 - EXCERPT

5.

MEDICAL ZONE
5.1. Statement of intent
•

Medical uses such as consulting rooms and hospitals will be contained
within this area. Residential uses are also appropriate either in combined
or purely residential developments.

•

Buildings should generally be of a small to medium scale reflecting the
character of adjacent residential development although development on
the St John of God Hospital site may be of a larger scale consistent with
existing buildings on-site. All buildings will be set in landscaped gardens.

•

Careful control will be exercised over the nature and scale of the uses
within this area, and their design and layout, to minimise the impact on
any adjacent residential uses or land. Additionally, adequate car parking
will be provided to ensure that commercial vehicles do not encroach into
residential streets.

5.2. Development standards
1.

Development shall be in accordance with any relevant provisions of the
Town Planning Scheme and any local planning policies. In the case of
residential development, this shall also be in accordance with the
Residential Design Codes.

2.

In addition, the following standards apply:
(i)

Plot ratio
Buildings shall have a maximum plot ratio of 1:1, except where a
mixed use development comprising commercial and residential
uses is proposed. In this instance, the maximum plot ratio may be
increased to 1.5:1 provided that not more than 25% of the
additional floorspace that has been allowed will be used for nonresidential purposes.

(ii)

Building height
The Responsible Authority shall determine the maximum height of a
building. In determining building height the Responsible Authority
shall take into consideration such matters as the scale and building
height of nearby development, the proximity of declared heritage
places or areas, streetscape and street width.

(iii)

Residential density
Residential density shall comply with the Residential Design Codes
site area requirements for R60.

(iv)

Setbacks
In determining setbacks from lot boundaries and between buildings
the Responsible Authority shall have regard to the scale and height
of adjoining development, streetscape, street width and the use
area classification of adjoining land.

(v)

Vehicular access
Vehicular access to Cambridge Street and Salvado Road is to be
limited. Access shall be obtained via existing crossovers or rights
of way, and/or side streets.
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DEVELOPMENT
COMMITTEE MEETING
TUESDAY 16 MARCH 2021
ATTACHMENT 4 OF 5 TO ITEM DV21.16
DRAFT LOCAL PLANNING POLICY 2.5.2: MEDICAL PRECINCT

Draft for public consultation
Local Planning Policy 2.5.2: Medical Precinct
ADOPTION DATE: Adoption date
LAST AMENDED DATE: N/A
AUTHORITY: Planning and Development Act 2005
Planning and Development (Local Planning Schemes) Regulations 2015
APPLICATION
To apply to all development applications within the Policy area described in Figure 1.
To apply to the assessment of a Local Development Plan for area described in Figure 1.

Figure 1: Policy area
BACKGROUND
Local Development Plan
On 21 December 2017 the Western Australian Planning Commission agreed with the Town
of Cambridge that a local development plan (LDP) is required for the purposes of orderly and
proper planning for the LDP area shown in Figure 1 above. This decision was made in
accordance with Clause 47(d) of Schedule 2 of the Planning and Development (Local
Planning Schemes) Regulations 2015.
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Medical Precinct Urban Design Study 2020
In 2019 the Town of Cambridge appointed urban design and planning specialist firm Hames
Sharley to undertake an urban design study of the LDP area and surrounds. The Study was
to inform the preparation of the LDP and to address the following key factors:
•
•
•
•

Strong integration of SJOG with broader medical precinct and Cambridge Street urban
corridor;
Identification, protection and enhancement of landmark buildings & view lines;
Identification and enhancement of active streets and connectivity with surrounds;
Recommendations for built form and massing for the area, particularly at the public
interfaces along Cambridge St, McCourt St, Station St and Salvado Rd.

The Study was endorsed by Council on [date to be inserted] and forms the basis for the
provisions of this Policy.
OBJECTIVES
1.
2.
3.
4.
5.

To provide land use and development guidance for the Policy area;
To cluster activity and complementary land uses within the Policy area;
To deliver a sense of continuity across the Policy area;
Ensure future development is sympathetic to its historical and physical context;
Ensure appropriate massing and scale through appropriate building heights, height
transitions and setbacks.
6. Deliver a Precinct that is accessible and integrates urban public spaces;
7. Integrate landscapes to promote wellness for workers and visitors;
8. Foster urban connections that facilitate ease of movement and legibility for
pedestrians and hospital operations.
DEFINITIONS
Deep soil area:

As defined by State Planning Policy 7.3: Residential Design Codes,
Volume 2.

Rootable soil zone: As defined by State Planning Policy 7.3: Residential Design Codes,
Volume 2.
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PROVISIONS
PART 1:

LOCAL DEVELOPMENT PLAN AREA

In considering a Local Development Plan for the area shown in Figure 1, Council will have
regard to the following matters:
1. Pedestrian connectivity
1.1. The LDP shall demonstrate north – south pedestrian access and connectivity
through the site; aligning generally with Connolly Street in the north and Salvado
Street roundabout entrance in the south.
1.2. Design and land use measures shall be included in the LDP to enhance this
important connection so that it is:
a) clearly defined and predictable
b) legible with unimpeded sightlines and signage where necessary
c) landscaped with weather protection and seating
d) lighted during evening times;
e) publically accessible at all times; and
f) generally in accordance with 'Designing Out Crime Planning Guidelines', June
2006, WAPC.
1.3. In addition to this north-south connection, other pedestrian routes shall be identified
and designed around, in particular, east-west connectivity through the site shall be
improved.
1.4. Development along the pedestrian routes shall be designed to provide surveillance
and activation where appropriate.
2. View lines
2.1. The existing view line from Connolly Street to St Joseph’s Church is to be
maintained. This view line follows the alignment of the former Connolly Street northsouth connection and will reinforce the north-south connectivity through the site.
2.2. The siting and massing of buildings within the LDP area shall enhance this view line.
3. Public realm and street interaction
3.1. Complementary ‘preferred’ land uses (such as cafes, shops and pharmacies) and
main entrances to the Hospital shall be located within the LDP area to improve the
area’s interaction with its surrounds and to activate adjoining streets.
3.2. Design measures are to be included in the LDP to promote street surveillance and
interaction, particularly at ground level, whilst recognising the need for discretion
associated with the medical uses.
3.3. Entrance points are to be clearly defined with design measures included in the LDP
to reinforce the entrance.
4. Landscaping and trees
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4.1. The LDP shall be accompanied by a landscaping plan that demonstrates
landscaping areas, retention of existing trees where appropriate, locations for deep
soil areas and tree planting.
4.2. The landscaping and tree planting shall articulate a single, coherent and connected
landscape.
5. Building scale
5.1. The LDP shall detail the scale and massing of buildings within the LDP area.
5.2. Generally building scale and heights fronting adjoining streets should be consistent
with the building heights of the opposing side of the street, as detailed in this Policy,
to ensure consistently framed streetscapes.
5.3. Greater building height should be located centrally within the LDP area, or in
locations where the greater building height can help signify a distinctive element to
the Precinct, for example a corner location or main entrance.
6. Building setbacks
6.1. The LDP shall require the setting back of buildings from streets to enable
landscaping and tree planting to buffer the street environment from the medical
uses, and to enhance the area’s health care and wellness purpose.
6.2. The LDP may identify locations where a reduced, or nil, setback to the street is
appropriate where the building forms a distinctive element to the Precinct, such as
corner locations, main entrances, or where the use of the building will enhance
activation of the street environment.
7. Materials and architectural language
7.1. The LDP shall detail an architectural language for development within the LDP area,
including materials and finishes that unifies, simplifies and declutters the variety of
styles as the site develops.
7.2. The LDP shall detail how way-finding through the Precinct is improved and provided
through design.
8. Access and parking
8.1. The LDP shall detail vehicle access points, loading bays, vehicle parking areas and
other vehicle and transport related servicing.
8.2. The LDP will be accompanied by a traffic impact assessment, prepared by a suitably
qualified professional, that demonstrates the impact and appropriateness of the
extent of car parking proposed, the vehicle access points, and the traffic circulation
within the LDP area.
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PART 2:
1

DEVELOPMENT PROVISIONS FOR AREAS 1, 2 AND 3

Setbacks
Development shall be setback in accordance with the requirements set out in the
tables below.

1.1

Area 1

Street setbacks
Cambridge Street
Other streets (Station
Street, Connolly Street,
Joseph Street, McCourt
Street)

Minimum street setback to
main façade of building
2m
4m

Other setbacks (side, rear and laneway)
Minimum setback from boundaries common
to adjoining properties within Area 1
Minimum setback from laneways
Minimum setback from boundaries common
to adjoining properties outside of Area 1

1.2

Nil up to two storeys in height.
4m for three storeys and above in height.
2m up to two storeys in height.
6m for three storeys and above in height
Nil up to one storey in height.
4m for two storeys in height.
6m for three storeys and greater in height.

Area 2

Street setbacks
McCourt Street
Cambridge Street
Railway Parade

Minimum street setback to
main façade of building
4m
2m
2m

Other setbacks (side, rear and laneway)
Minimum setback from boundaries common
to adjoining properties within Area 2
Minimum setback from Turvey Lane

1.3

Maximum street setback
to main façade of building
4m
6m

Maximum street setback to
main façade of building
8m
4m
4m

Nil up to two storeys in height.
4m for three storeys and above in height.
2m up to two storeys in height.
6m for three storeys and above in height

Area 3

Street setbacks
Station Street
Cambridge Street

Minimum street setback to
main façade of building
4
2

Maximum street setback to
main façade of building
8
4
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Railway Parade

2

Other setbacks (side, rear and laneway)
Minimum setback from boundaries common
to adjoining properties within Area 3
Minimum setback from Houlahan Lane
Minimum setback from boundaries common
to adjoining properties outside of Area 3

2

4

Nil up to two storeys in height.
4m for three storeys and above in height.
2m up to two storeys in height.
6m for three storeys and above in height.
Nil up to one storey in height.
4m for two storeys in height.
6m for three storeys and greater in height.

Building height
Development shall be in accordance with the minimum and maximum height
provisions detailed in the tables and provisions below.
A storey is equivalent to 4m in building height, with an additional 2m added to the top
to allow for rootop articulation.

2.1

Area 1
Minimum façade height fronting
Cambridge Street
Maximum podium building height
Maximum overall building height, to be
setback 4m from podium level
addressing the street

2.2

3 storeys
5 storeys

Area 2
Minimum façade height fronting
Cambridge Street
Maximum podium building height
Maximum overall building height, to be
setback 4m from podium level
addressing the street

2.3

2 storeys

2 storeys
3 storeys
5 storeys

Area 3
Minimum façade height fronting
Cambridge Street and Station Street
Maximum podium building height
Maximum overall building height, to be
setback 4m from podium level
addressing the street

2 storeys
3 storeys
5 storeys

3

Access, parking areas and service areas

3.1

Where laneway access is possible, employee and longer term half or all day parking
should be accessed from the laneway.
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3.2

Where possible, shorter term parking may be provided within the front setback area
and accessed from the street (Areas 2 and 3) and having regard to the setback
provisions of clause 1.

3.3

Vehicle entrance points and service areas are to be integrated into the overall
building design and shall minimise detraction from the pedestrian environment.
Vehicle crossovers are to be minimised, consolidated and shared where possible.

4

Landscaping of setback and car parking areas

4.1

The required setback areas from streets and/or laneways prescribed above in clause
1 may be used for a combination of car parking and landscaping (depending on the
size of the setback area). In all locations, landscaping is to be provided to ensure an
attractive setting for the development, using a combination of the following:
a)
b)
c)
d)
e)
f)

Landscaped areas are to be fully reticulated or native water wise plants are to
be used
Trees of suitable species for urban locations
Hedged shrubs not taller than 2 metres at maturity
Lawn / ground cover / grasses
Exposed ground treated with organic or inorganic mulch
Landscaping is to be no higher than 0.75 metres within 1.5 metres of
vehicular access points where a driveway meets the verge / public street /
laneway.

4.2

In combination with the landscaped areas, deep soil area(s) and tree(s) are to be
provided at a rate of 1 tree per 10m (rounded up) of street and laneway frontage
where applicable. This rate can be averaged over the development site and includes
the rate of trees required per car parking area as prescribed in cl. 4.3.

4.3

Car parking areas are to be provided with deep soil area(s) and tree(s) at a rate of 1
tree per 4 car bays.

4.4

The tree(s) size and deep soil area(s) required will vary depending on the setback
and car parking area available, however will be in accordance with the table below:
Circumstance
Where setback area has a minimum
dimension of 3m of less
Where setback area has a minimum
dimension of more than 3m
Within car parking areas

4.5

Requirement for tree size, deep soil
area and rootable soil zone where
appropriate
‘Small’ tree as per Table 3.3b of
SPP7.3: R-Codes, Volume 2
‘Medium’ tree as per Table 3.3b of
SPP7.3: R-Codes, Volume 2
‘Small’ tree within car parking area

An application for development approval shall be accompanied by a landscape plan
that demonstrates compliance with the requirements of this Policy.
Page 7 of 8

Draft for public consultation

5

Presentation of building to the street

5.1

Entrances to the building shall be clear and legible, and obtained from the street.
Where rear parking is provided, an entrance can also be provided from the parking
area, however entry from the street is still required.

5.2

The building should include appropriate openings and be designed to present to the
street as active and welcoming, whilst still maintain an appropriate level of discretion
for medical and personal related land uses.

5.3

Wide building frontages with a single use or tenancy should be limited, or articulated
and designed to mitigate and minimise the building bulk and monotony usually
associated with wide building frontages.

6

Lift over-runs, rooftop plant rooms and architectural features

6.1

A minor projection above the maximum building height limits may be permitted,
subject to the satisfaction of the following criteria:
a)
b)
c)

The minor projection being no more than 4 metres above the highest part of the
main building structure;
The cumulative area of the minor projection being no more than 10 per cent of
the total roof area of the building; and
The minor projection is integrated into the overall design of the building.

For the purpose of this clause, ‘minor projection’ will be interpreted as including plant
and equipment such as air conditioning units, lift overrun rooms, flagpoles, aerial and
decorative architectural features.
7

Residential density

7.1

Residential development is to comply with the Residential Design Codes site area
requirements for R60.

8

Variations to the provisions of this Policy (except for clauses 1 and 2)
The provisions of this Policy may be varied where Council is satisfied that the
following criteria are met:
a)
b)
c)

The overall design outcome of the building is improved by the variation;
The variation does not pose a significant impact on the amenity of adjoining
properties; and
The variation and development is consistent with the objectives of this Policy.
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AMENDED LOCAL PLANNING POLICY 1.2 ‘PUBLIC NOTIFICATION
OF PLANNING PROPOSALS’ – CLEAN VERSION

Design Review Panel Report
Project

Medical Precinct Urban Design Study and associated local
planning policy

Date

7 May 2020

Time

11.00am to 12.30pm

Location

Town of Cambridge (ToC), Administration Building, 1 Bold Park
Drive FLOREAT WA 6014

Design Reviewers

Marlaine Lavery (Chair)

Town of Cambridge

Barbara Gdowski
Philip Griffiths
Gordana Nesic-Simic
Tony Blackwell
Malcolm Mackay

Design Review Panel (The Panel)

Consultant

Shannon O’Shea

Hames Sharley

Elected Members

Mayor Keri Shannon (via
Zoom and from 12.10pm)
Deputy Mayor Kate
McKerracher
Ian Everett
Kate Barlow (via Zoom)
Alaine Haddon-Casey (via
Zoom)

Planning Authority

Brett Cammell
Kimberley Macphail
Nil

Declarations

Town of Cambridge

Briefings
ToC Project Team

N/A – 2nd referral and the same / no new planning matters raised.

Design Review
Proposal

Urban Design Study prepared to inform assessment of future local
development plan for St John of God Healthcare Subiaco site, and
to inform development controls for a local planning policy that
applies to surrounding area.
Medical Precinct Urban Design Study and draft local planning policy
are for review by DRP, with participation for Elected Members.

Address

Various

Key Issues /
Recommendations

-

Methodology is sound and robust, but Study could be improved
as per below comments
Study lacks clarity as to desired outcomes and could be
simplified / edited to be more concise
Study fails to adequately address built form, therefore link to local
planning policy provisions isn’t strong

Chair Signature

Marlaine Lavery, Chair DRP

Design Quality Evaluation
Urban Design Study
Overall comments
-

The Methodology and process of the Study is generally sound and robust, but lacks the ‘testing’ component.
The content is generally appropriate in regard to its observations on context and function, with the exception of built form (discussed below).
Some issue with the clarity of the Study – outlined below.
Further explanation is required regarding the precedent studies. That is, what are the lessons learnt - what worked and didn’t work in each
case, and how do they relate to this study.
Further refinement in the presentation of the document is required - diagrams and plans need title, legends and/or clearer explanations.
Some images seem to be used as graphics to simply fill space, have no explanation, and are not linked to text, which is a potential cause of
unnecessary confusion.

Study content
-

Study focusses on landscape, movement and activity which are all relevant, but the major missing component is built form – the most important
component of the built environment.
Doesn’t adequately distinguish between the characters and roles of the adjacent street, especially the extent to which they are / should be
urban or suburban.
Doesn’t identify the redevelopment / growth areas and logical staging for the SJOG site.
Doesn’t provide meaningful direction on the most obvious redevelopment opportunities – the western car parks and the vacant land on
Cambridge St.
An urban design study would normally include an assessment of building ages and conditions to identify redevelopment opportunities and
constraints.
Comparison of SJOG with integrated campus design is relevant for the SJOG site.
E-W connection is an opportunity to establish a sequence of spaces and linkages.
More needs to be said about a parking and access strategy.
Some commentary is required about the impact of fencing, walls and hedging on street interaction.
The concept that “landscaping becomes the glue” between different spaces and buildings is sound and supported by the Panel, but requires
further articulation, eg no mention is made of therapeutic landscapes.
Cross sections of Cambridge Street need further consideration in regard to setbacks and what their purpose is.

-

Acknowledge that considerable work still needs to be undertaken by the landowner for the SJOG site – the study isn’t intended to do this work,
but it is intended to provide the foundation for the guidance offered by the LPP.
Little mention is made and even less guidance provided with regard to aesthetics. A distinctive material palette and the use of colour(s) are
clear opportunities which could to help create a distinctive sense of place for the campus precinct and also assist with wayfinding.

Elected Member comments
-

3 aspects most important to community – built form/height, traffic/parking, and dwelling density.
Study needs to provide the evidence to enable a clearer link to height and built form controls of Policy.
Study should reference West Leederville Activity Centre Plan.
Estimation of built form can enable traffic assessment (though noted traffic assessment to be undertaken for LDP / SJOG site).
History provided on Salvado Rd roundabout, considers the report too negative on this aspect.
Considers current pedestrian access and usability of Salvado Rd is adequate.

Relationship of Study to local planning policy
-

Study doesn’t adequately link to the Policy with regard to the built form direction that the Policy needs to provide. The Study needs to provide
the evidence base for the Policy.

Local planning policy
-

-

Objectives don’t address built form – need an objective that talks specifically to building height and mass and setback from streets in general
and edges in particular.
o Part 1 comments
Pedestrian connectivity:
Further consideration needs to reducing clashes between pedestrian and vehicle connectivity, as well as consideration of the implications of
the different levels across the site and the impact upon universal access.

-

Public realm and street interaction:
Land use provisions are a bit vague and may need to talk to preferred locations for particular uses - eg. Cambridge Street, street corners, and
ground floors, etc.
Is the Town happy to trade off streetscape for medical discretion?

-

Landscape:
More guidance is required on landscaping for the public realm, both internally and externally, ie around the periphery of the site.

-

-

Further consideration needs to be given as to how the current, ‘courtyard-based typography’ of most of the built form on site can be adapted
to a more ‘transparent’ or permeable typography, whilst still maintaining the required levels of security and privacy.

-

Building scale:
Include separate provisions for bulk, height and scale.
5 storeys on the northern side Cambridge seems ok, given the width of the street.
The Medical Precinct should be considered in the context of differentiating centres along Cambridge Street, and greater height can be part of
this differentiation.
Height should be established by modelling – an evidence-based approach. Achieving solar access on the north-south axis will be critical for
amenity and the viability of landscaped spaces.
Urban design orthodoxy is to match heights either side of streets, though this doesn’t necessarily need to be the case for the southern side of
Cambridge Street in the Medical Precinct, especially in the context of a built form that is more of a campus approach punctuated, or permeated,
by landscape.
Also, the size of the SJOG site enables it to carry additional height set back from the streets.

-

Building setbacks:
Add something that acknowledges that different streets, with different roles, may logically have different setbacks.
Discourage car-parking within street setbacks.

-

Materials and architectural language:
Not just about de-cluttering but also about avoiding too much homogeneity. Good design is a careful balance between variety and consistency.
Reference the use of architectural elements to provide an appropriate scale and grain of building.

-

-

Vehicle access and parking:
A parking and access strategy will need to be developed in future master planning. Direction should be provided on the location and legibility
of parking (and access points), amenable pedestrian linkage and wayfinding.
The Policy should talk to the treatment of parking (sleeving) in relation to the public realm to minimise visual impact.

-

o Part 2 comments
Urban design is about working from the outside in. Lesser heights to adjacent residential seems ok.
Suggestion of heights in the frame area seem ok - 3 storeys to side streets, 5 storeys in the middle, 2 storeys at rear, maybe up to 3 storeys.
2m setback to Cambridge St is inadequate for tree planting or sufficient landscaping.

-

-

Question what setbacks are trying to achieve – confusion between whether the Policy is trying to create urban or suburban street typologies
(urban streets are defined by contiguous built form whereas suburban streets are defined by individual buildings separated by landscape (eg.
West Perth, other than the Hay Street centre, is an example of a dense suburban place).
Cambridge Street could be more urban, whilst McCourt St and Station St should be more suburban.
Policy should propose a palette of wayfinding measures, including a very clear hierarchy of entrances, assuming multiple entrances are
possible.

Design Review Progress
Supported

Pending further attention

DR 1
Principle 1 - Context & Character
Principle 2 - Landscape Quality
Principle 3 - Built form & Scale
Principle 4 - Functionality & Build Quality
Principle 5 – Sustainability
Principle 6 – Amenity
Principle 7 - Legibility
Principle 8 - Safety
Principle 9 - Community
Principle 10 - Aesthetics

?*

Previous DRP involvement:
 Onsite visit and analysis, 19 July 2019
 Workshop, 2 August 2019
 Review of draft Study, 28 November 2019

DR 2

Not supported

DR 3

Design Review Panel Report
Project

Medical Precinct Urban Design Study and associated local
planning policy

Date

8 October 2020

Time

9:00am to 11:30am

Location

Town of Cambridge (ToC), Administration Building, 1 Bold Park
Drive FLOREAT WA 6014

Design Reviewers

Brett Cammell (Chair)

Town of Cambridge

Joe Chindarsi
Philip Griffiths
Gordana Nesic-Simic
Tony Blackwell
Malcolm Mackay

Design Review Panel (The Panel)

Consultant

Shannon O’Shea

Hames Sharley

Elected Members

Cr Ian Everett
Cr Kate Barlow

Elected Members

Planning Authority

John Giorgi, JP
Brett Cammell
Simon Shub
Nil

Town of Cambridge (9:00-10:00)

Declarations
Briefings
ToC Project Team

N/A – 3rd referral and the same / no new planning matters raised.

Design Review
Proposal

Urban Design Study prepared to inform assessment of future local
development plan for St John of God Healthcare Subiaco site, and
to inform development controls for a local planning policy that
applies to surrounding area.
Medical Precinct Urban Design Study review by DRP, with
participation for Elected Members.

Address
Overall comments
and
recommendations

The associated local planning policy was not discussed at this
meeting.
Various






The overall document is comprehensive, complex and lengthy
which presents difficulties in its interpretation and application.
The document should be split or summarised (I.e. an executive
summary) to ensure that the design guidelines are the focus with
the remainder of the information to support the key elements.
The Study is a significant improvement on earlier versions with
addition of design guidelines and modelling. It provides a good
basis for the development of provisions in a Local Planning
Policy.
The Boulevard treatment to Cambridge Street is a strong point
for the Study. There is some question as to whether this
















intervention is too late and how it can accommodate for the
existing buildings with nil setback, though it was recognised that
this was not a fatal flaw and should be pursued.
The contextual analysis is much better than earlier versions and
overall correctly identifies the precinct context.
The potential for strengthening the local centre intersection of
Cambridge St and Station St is a good outcome of the analysis.
However, this section could be further improved with a building
stock analysis to give an assessment of the likelihood of
redevelopment.
Landscaping is an important element that has the potential to
draw together diverse and disparate built form. The Study
provides some focus and attention in this area. However, this
could be improved with further landscape detail such as tree
species and consideration of street/surface treatment.
The Study hasn’t addressed all properties within the precinct,
including those on Cambridge Street that are not SJOG owned
and the south eastern section of the SJOG site (1-19 McCourt
Street). The latter is very important as it relates to Subiaco and
the termination of the Haydn Bunton Drive vista. Some analysis,
including building envelopes and the desirable built form, should
be included.
Similarly, a building envelope should be shown on the western
side of the SJOG Salvado Road entrance to achieve a more
dynamic urban interface. It should direct and cater for future
development that can activate the N-S pedestrian link at the
entry. Development in front of the long un-activated decked car
park should be designed to reduce the facility’s streetscape
impact.
Vistas into the Study area and SJOG site (southern portion of
Station Street & corner of Roydhouse Street) are important and
could be better addressed in the Study.
Solar diagrams should consider a target for sunlight (e.g. 5 hours
of sunlight).
Further consideration of what options may unfold for the
redevelopment of McCourt Street is required, eg with, or without
amalgamation of lots. Also, this analysis needs to consider the
inherently disparate nature of the two sides of this street. Privacy
and the impact of over-shadowing also require consideration.
Whilst the currently prescribed heights and setbacks for areas
surrounding the site respond to current social expectations and
reflect a sensitivity to the need for human scale, balanced
against commercial expectations, they are likely to be
problematic at the implementation stage primarily due to lot
sizes and likely to result in poor architectural design outcomes
(described as the ‘wedding cake effect’). The following heights
are recommended:
i. Generally a 4 storey height limit with 5th storey setback is
appropriate for the street frontages surrounding the site.
ii. Building bulk should be staggered from the rear laneways
to reduce impact on adjoining properties. The draft
setback provisions are ok in this regard – 2 storeys at
laneway, and stepped back from there.



The purpose and treatment of Darcy Lane and Houlihan Lane
should be addressed in the Study. In particular, the treatment of
the end vista of Darcy Lane where this opens up to the SJOG
courtyard should be noted as requiring special architectural
attention if/when redeveloped.

Chair Signature

Brett Cammell, Chair DRP

