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Thank you for accepting our submission relating to the development of Lot 

310, 232 Orrong Road Carlisle. While our submission will include landscaping 

issues central to our group, we will also discuss various planning and social 

issues pertaining to the proposal. 

We are eager to see this prominent location developed and better utilized to 

provide a higher amenity to the local community, however we believe the 

current proposal will not achieve this for a variety of reasons that will be 

outlined in this submission. 

 

PLANNING  

The subject site is zoned local centre and the proposed use fits within that 

definition in the town planning scheme. However, the outcome of what is 

being proposed will negatively affect the amenity of the area and should not 

be supported in its current format. 

The proposal seeks to duplicate the petrol and convenience offer that is 

already established within this local centre zoning. While this is not usually a 

planning consideration worthy of refusing an application, the outcome of the 

proposal would be detrimental to the community. We believe the proposal 

goes against the intent of the ‘Local Centre Zone’ which seeks to 

‘consolidate the range of uses found within a local centre’, as opposed to 

duplicating them, which is what this proposal seeks. Further to this, the 

grocery use provided by the IGA is a key aspect that is achieving the intent 

of the zone and its loss cannot be suitably replaced by a use almost identical 

to one that already exists within the zone, without negatively impacting on 

the amenity of the zone. 

The TPS 1 Carlisle Precinct states that a ‘Local Centre’ shall “contain shops 

and services that cater to the day to day needs of local residents”. This is not 

to say that the proposal doesn’t meet this intent - The proposed 7-11 

convenience store will sell a similar basic range of goods to that of the Wild 

Bean Café at BP, however, it is argued that these stores are not meant to be 

relied on for the ‘day to day’ needs of locals, as they carry a limited and 

expensive range of items. The local IGA, by its nature as a grocery store (not 

a convenience store), is more suited to meeting the intent of the local centre.  

Currently there is a good level of diversity in this very small local centre - a 

grocery store with drive through coffee and across the street a petrol station 

and ancillary convenience store (that operates 24 hours - for when IGA is 

closed). However, by removing the key aspect that makes this local centre 

function as intended and by duplicating a use already well established, the 

local centre is not improved, it is worse off. The resulting impact is a loss in 

local amenity, as residents are required to travel 1.5km – 2km further or 20 



minutes’ walk to meet daily needs, requiring them to cross one of the busiest 

arterial roads in Perth in the process. 

It’s also worth mentioning that proposed 7-11 (and BP) service station is 

primarily serving the passing trade on Orrong Rd. According to the transport 

assessment provided in the application, passing trade will account for up to 

70% of transactions in the 7-11 store, therefore this proposal is overwhelmingly 

not supporting local people as the Local Zone seeks to implement for the 

community. The loss of the IGA to another use that functions and benefits 

from its proximity to Orrong Rd, at the expense of a use that is functioning to 

serve the daily needs of nearby residents (who don’t have any other suitable 

options), works against the intent of the local centre as defined in the 

scheme.  

LANDSCAPING 

A total of 13% soft landscaping is provided in the proposal – 3% more than 

required, however, the majority of this landscaping comes in the form of 

narrow strips that are located along the boundaries of the site. The space is 

not wide enough for trees, leaving much of the site as unshaded dark 

concrete.  

Plans show the removal of two Marri (Corymbia calophylla) that are located 

within a proposed landscaping area. The trees are likely to be endemic to 

the area and given their present location on the proposed plans, should not 

be removed unnecessarily. The applicant should be advised to redesign this 

area to accommodate the existing vegetation (without the need for 

pruning). 

The previous use of the site was an open air cinema and theatre (the building 

was repurposed as a grocery store). We are privy to anecdotal evidence 

from long term locals that these trees were climbed by local youth so they 

could watch the pictures for free. Beyond their historical relevance, they are 

providing immense biodiversity benefits and shade from westerly afternoon 

sun. The Marri’s dominance of the streetscape increases the amenity through 

increased street appeal - their loss will negatively impact the area. 

No detail is provided on species selection other than it will consist of ‘low level 

bushes’. Concept drawings show what seem to be Poinciana trees as the 

replacement vegetation. This is not a suitable transaction for Marri trees 

which are a rare species within the Town of Victoria Park urban realm and the 

inner east metro area in general. 

Given the overall lack of detail surrounding the landscaping and species 

selection, we feel that provides an opportunity for the Town to suggest the 

applicant take more responsibility in choosing species to suit the West 

Australian climate, with preference given to the species that are endemic to 



the area first. Noting that in pre submission discussions with the applicant the 

Town of Victoria Park did not entertain any discussion about the retention of 

the trees despite their awareness of this issue within the community. It is also 

worth noting that VPUTN tried contacting the person responsible for the 

application regarding the Marri Trees and were not responded to.  

TRAFFIC 

The exact times for the traffic count survey are not listed in the Transport 

Assessment, however it is presumed they occurred between 7:00am and 

8:00am as has been shown later in the assessment. Google traffic data of 

Archer St/Orrong Rd Intersection shows traffic variations for all days of the 

week with significant congestion during the 8-9am period. Therefore the 

survey was done during the beginning of the peak, not at its height. Further to 

that, by only surveying one ‘typical’ weekday, the survey has not accounted 

for the variations in traffic on any given day shown by google. 

Any survey conducted should also take into account the number of vehicles 

that do not stop at either the IGA or the MUZZ Buzz and instead just use the 

carpark as a short cut. These vehicles will increase the vehicle count in the 

survey and unfairly add to the total vehicles per day (vpd) calculations used 

to determine the net change of traffic on page 18. One would assume that 

once ‘short cutters’ are taken into consideration the net change for the 

proposal will incur a far greater number to the vpd counts. 

The following excerpt from the assessment we disagree with - “Accordingly, 

the net change in traffic during the critical road network peak periods can 

comfortably be accommodated by the surrounding road network and the 

signalised intersection of Orrong Rd and Archer St.” Evidence of large scale 

traffic congestion at this intersection occurs every weekday morning and 

traffic wishing to turn left onto Orrong Rd regularly extends 500m south along 

Archer St to Star St. Further development can only be expected to 

exacerbate this problem. 

While the purported upgrades noted in the submission hope to address these 

issues, neither responsible organisation has begun, let alone completed this 

work. It is premature to propose any redevelopment in lieu of the work 

required to address the significant problems associated with this intersection. 

Upon looking at the diagrams of proposed road upgrades to the Archer 

St/Orrong Rd intersection seem to conflict with one another. Neither plan 

shows how it integrates with the other. Both are viewed as isolated designs 

which make it difficult to determine how these works will address the 

accessibility issues associated with the site. 

‘Keep Clear’ pavement markers on Archer St at location of crossover are 

supported, regardless of whether this proposal goes ahead. They should have 



already been installed at this location to alleviate the problems that exist 

here. 

CONCLUSION 

Overall the proposal undermines the ‘Local’ in local centre zoning that has 

been applied to the site. The day to day needs of the community cannot 

possible be served by a Hungry Jacks and 7-11 in comparison to an IGA 

grocery store. The point of development is to improve amenity, and the point 

of the town planning scheme is to preserve amenity but this proposal actually 

reduces the amenity of the community. It does this by taking away a key 

component of the local centre – a grocery store. No such store exists in the 

area so the community can only be worse off by losing it.  

The proposal seeks to remove the most redeeming landscape feature – Two 

significant Marri trees. It’s hard to comprehend this given the dwindling 

canopy cover evident in Carlisle. The problem is amplified significantly given 

the trees are likely to have been existing in the location prior to settlement 

and further compounded by the fact they are within a proposed landscape 

area on plans that could be modified without major difficulty so they could 

be retained. There is no mention of them within the report and that only 

serves to show that the applicant is disregarding their significance rather than 

giving them the discussion they deserve. 

The existing traffic problems are not sufficiently outlined in the assessment for 

us to be comfortable that this proposal will not negatively impact what is 

already apparent. There are simple errors with collating the data which may 

be hindering a proper insight in to the extent of the traffic problems. It can 

only be assumed that another service station and a drive through fast food 

outlet is going to induce many more vehicles into this area which is already 

unable to cope. 

The application should not be supported by the town. 
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