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 AGENDA 

FOR COUNCIL ASSESSMENT PANEL MEETING TO BE HELD ON 

26 NOVEMBER 2024 AT 6.30PM 

IN LITTLE PARA CONFERENCE ROOMS, SALISBURY COMMUNITY HUB,  

34 CHURCH STREET, SALISBURY 

 
MEMBERS 

Mr T Mosel (Presiding Member) 
Mr R Bateup 
Ms C Gill 
Mr B Brug 

 
REQUIRED STAFF 

Assessment Manager, Mr C Zafiropoulos 
General Manager City Development, Ms M English 
Team Leader Planning, Mr C Carrey 
Development Officer Planning, Mr M Sumito 

 
APOLOGIES  
    Mr J Botten 

LEAVE OF ABSENCE  

ADOPTED MINUTES FROM PREVIOUS MEETING 
Presentation of the Minutes of the Council Assessment Panel Meeting held on 29 October 
2024.  

DECLARATIONS OF CONFLICTS OF INTEREST  
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REPORTS 

Development Applications 
8.1.1 24029172 ................................................................................................................. 7  

 
95 Park Terrace, Salisbury SA 5108 
 

 Change of use from a service trade premises to a shop with associated internal  
fit-out. 

OTHER BUSINESS  

8.2.1 Status of Current Appeal Matters and Deferred Items 

8.2.2 Policy Issues Arising from Consideration of Development Applications 

8.2.3 Future Meetings & Agenda Items 

CLOSE 

Please note: 
Council is committed to openness and transparency in its decision making processes. 
However, some documents contained within attachments to the Development Assessment 
Panel agenda items are subject to copyright laws.  Due to copyright restrictions the files are 
only available for viewing. Printing is not possible.   If these documents are reproduced in 
any way, including saving and printing, it is an infringement of copyright.  
By downloading this information, you acknowledge and agree that you will be bound by 
provisions of the Copyright Act 1968 (Cth) and will not reproduce these documents without 
the express written permission of the copyright owner. 
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MINUTES OF COUNCIL ASSESSMENT PANEL MEETING HELD IN LITTLE PARA 
CONFERENCE ROOMS, SALISBURY COMMUNITY HUB, 34 CHURCH STREET, 

SALISBURY ON 

29 OCTOBER 2024 

 

MEMBERS PRESENT 
Mr T Mosel (Presiding Member) 
Mr R Bateup 
Ms C Gill 
Mr B Brug 
Mr J Botten  

 
 
STAFF 

Assessment Manager, Mr C Zafiropoulos  
Team Leader Planning, Mr C Carrey 
Development Officer Planning, Mr B Ferguson 
Team Leader Business Service, Ms H Crossley 
 

 
 
The meeting commenced at 6.18 pm. 

The Presiding Member welcomed the members, staff and Mr A Miegel to the meeting. 

 
APOLOGIES  

Apology was received from Ms M English, General Manager City Development. 

LEAVE OF ABSENCE  

Nil 

PRESENTATION 
PRES1 Case Law Updates 
 Facilitator - Mr A Miegel, Principal, Norman Waterhouse Lawyers 
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ADOPTED MINUTES FROM PREVIOUS MEETING 
 The Minutes of the Council Assessment Panel Meeting held on 24 September 2024, be 

taken as read and confirmed. 

DECLARATIONS OF CONFLICTS OF INTEREST  
 
Nil 
 

REPORTS 
 
Nil 
 

OTHER BUSINESS 
8.2.1 Assessment Manager Quarterly Report - July to September 2024  
 

Mr J Botten moved, and the Council Assessment Panel resolved that the information 
was received. 

 
8.2.2 Status of Current Appeal Matters and Deferred Items  
 

Mr B Brug moved, and the Council Assessment Panel resolved that the information 
was received. 

 

8.2.1 Future Meetings & Agenda Items 

Next meeting scheduled for Tuesday 26 November 2024. 
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ADOPTION OF MINUTES 
Mr R Bateup moved, and the Council Assessment Panel resolved that the Minutes of the Council 
Assessment Panel Meeting be taken and read as confirmed.  
 
 

The meeting closed at 8.18 pm. 

 

PRESIDING MEMBER:  Mr T Mosel 

DATE:  29 October 2024 
 (refer to email approving minutes registered in the City of 

Salisbury’s Record Management System - Document 
Number 8304390) 
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ITEM 8.1.1 

COUNCIL ASSESSMENT PANEL   

DATE 26 November 2024 

APPLICATION NO. 24029172 

APPLICANT Wander Bros Indian Supermarket Pty Ltd 

PROPOSAL Change of use from a service trade premises to a shop with 
associated internal fit-out 

LOCATION 95 Park Terrace, Salisbury SA 5108 

CERTIFICATE OF CT-5558/175 
TITLE 

AUTHOR Michael Sumito, Development Officer - Planning, City 
Development  
 

1. DEVELOPMENT APPLICATION DETAILS 

Zone/Policy Area Employment Zone  
No sub-zone applies 

Application Type Performance Assessed 
Public Notification Representations received: Zero (0) 
Referrals - Statutory Commissioner of Highways  
Referrals – Internal Nil  
Development Plan Version 12 September 2024 
Assessing Officer Michael Sumito – Development Officer Planning 
Recommendation Planning Consent be Refused 
Meeting Date 26 November 2024 

2. REPORT CONTENTS 
This Report provides an assessment of the proposed development against the relevant 
provisions of the Planning and Design Code. This assessment has been based on a review of 
the following plans and documents which are appended to this report: 
 

Attachment 1: Proposal Plans and Supporting Documentation 
Attachment 2: Copy of Sign Displayed on the Land 
Attachment 3: Agency Referral Response 
Attachment 4: Extract of Planning and Design Code  
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3. EXECUTIVE SUMMARY 

The applicant is seeking Planning Consent for a change of use from a service trade premise to 
a shop, along with an associated internal fit-out at 95 Park Terrace, Salisbury, which is 
located within the Employment Zone. 

The proposed development is subject to a performance assessment pathway and is classified 
as a publicly notified form of development. No representations were received during the 
notification process. 

This report provides a detailed assessment of the application against the relevant provisions of 
the Planning & Design Code. The assessment has found: 

a) It is appropriate to assess the proposal in totality as a ‘shop’, rather than two distinct 
uses as suggested by the Applicant. 

b) A shop is a contemplated land use within the Employment Zone, where it provides 
convenient day-to-day services and amenities to local businesses and workers, 
supports the sale of onsite manufactured products, and complements the role of 
Activity Centres. 

c) The proposed development is of a greater scale and intensity than contemplated by the 
zone, in that it will serve a wider customer catchment. In addition, it will not facilitate 
the sale of products manufactured on-site.  

d) The proposed development will not complement the role of Activity Centres. 

e) The proposed onsite car parking supply does not meet the theoretical car parking rate 
identified within the Code for a ‘shop’, resulting in an onsite car parking shortfall. 

f) The proposal has not adequately demonstrated there will be no impacts to amenity 
through odour associated with waste storage, or noise and hours of operation 
associated with waste collection. 

g) The proposal has not adequately demonstrated there will be no impacts to visual 
amenity associated with waste storage.  

Given the above, it is recommended that Planning Consent be refused. 

4. SUBJECT SITE 
The subject site is located at 95 Park Terrace, Salisbury and consists of an irregularly shaped 
Torrens Title allotment with a frontage of 58.47 metres to Park Terrace and a total area of 
1,757 m². It is formally described as Lot 448 in Filed Plan 211234, Certificate of Title 
Volume 5558 Folio 175 (hereafter referred to as ‘the land’). 
 
The land contains an existing building positioned approximately 3.6 metres from the front 
allotment boundary. The building has a total floor area of 624 m² and is currently vacant, 
having previously been used as ‘bulky goods outlet’ by Repco (although it is recognised the 
most recent land use approval granted for the land was a ‘service trade premises’). The 
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building is oriented towards Park Terrace, with the main customer entry located on this 
northern elevation. 
 
The land is serviced by a single point of vehicular entry and exit which is shared by both 
passenger vehicles and commercial vehicles. Car parking spaces are located to the side (west) 
and rear (south) of the building.  The building is accommodated with a roller door on its 
western elevation, and personal access doors on the western and southern elevations. 
 
The land is relatively level and contains landscaping along the western boundary. A 
freestanding sign is located to the western side of the driveway/crossover. 
 
There are no easements, encumbrances, or Land Management Agreements that restrict 
development on the land. Additionally, the land does not contain any Heritage Places that 
could affect the proposed development. 
 
Site photos are provided below. 
 
Photo 1. 
 
Looking south 
into the subject 
land from Park 
Terrace.  
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Photo 2. 
 
Looking directly 
at the subject 
land building 
frontage from 
Park Terrace. 
 

 
 
 
 
Photo 3. 
 
Within the 
subject land, 
looking at the 
western side 
service door. 
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Photo 4. 
 
Within the 
subject land, 
looking south-
east across the 
rear car 
parking area. 

 
 
 
 
Photo 5. 
 
Internal view of 
the subject 
building – 
looking through 
the front door 
window.  
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Photo 6. 
 
Looking north-
west along Park 
Terrace from in 
front of the 
subject land. 
 

 
 
 
 
Photo 7. 
 
Looking north-west 
along Park 
Terrace towards 
the signalized 
pedestrian 
crossing, with 
Hungry Jacks 
Signage and 
Radiology SA 
building in the 
background   
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Photo 8. 
 
Looking at the 
northern side of 
Park Terrace from 
in front of 101 
Park Terrace 
(Lighthouse 
Disability).  
 

 
 
 
Photo 9. 
 
Looking west 
along Park 
Terrace from the 
Park 
Terrace/Fenden 
Road intersection, 
towards the OTR, 
Lighthouse 
Disability and 
subject land 
(yellow building).  
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Photo 10. 
 
Looking south 
along East 
Terrace, generally 
to the west of the 
subject land. 
 

 
 
 
 

5. LOCALITY 
The land is located at the interface with the General Neighbourhood Zone, with the boundary 
of this zone aligning with the land’s western side boundary. As a result, the locality exhibits 
two distinct characters: one comprising predominantly commercial development within the 
Employment Zone along Park Terrace, and the other primarily consisting of low-density, 
single-storey detached dwellings in the General Neighbourhood Zone, which front both East 
Terrace and Park Terrace. 
 
The site immediately to the east (101 Park Terrace) is currently occupied by a single building 
used for office tenancies (Lighthouse Disability), and a telecommunications tower.  An OTR 
Retail Fuel Outlet is located at the Park Terrace / Fenden Road intersection. Further 
commercial properties, including a Hungry Jacks fast food restaurant and Radiology SA 
consulting room are located at the Park Terrace / Commercial Road intersection. 
 
Within the General Neighbourhood Zone, there are residential sites that adjoin the land. These 
sites are occupied by detached dwellings and are separated by an approximate 1.8-metre high 
colorbond fence. 
 
A locality plan, contextual plan and panorama view are provided below. 
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Locality Plan – Aerial 
 

 
 
Legend (Source: Nearmap) 

 
 

Site boundary 

 Locality boundary 
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Contextual Plan 
 

 
 
Legend (Source: SAPPA) 

 
 

Site boundary 
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Panorama View (Looking South) 
 

 
 
Legend (Source: Nearmap) 

 
 

Zone boundary 

 

6. DESCRIPTION OF THE PROPOSED DEVELOPMENT 
The applicant is seeking Planning Consent for a change of use from a service trade premise to 
a shop at 95 Park Terrace, Salisbury. 
 
The applicant proposes to occupy the existing building and divide the floor area into two 
sections: a supermarket at the front portion of the building, covering a total area of 375 m², 
and a wholesale goods warehouse at the rear, covering 249 m². The applicant advises the 
warehouse section will not be publicly accessible. 
 
A floor plan has been submitted illustrating the proposed internal configuration, which 
includes separation between the supermarket and warehouse areas, with staff access permitted 
between the two sections. The facility is proposed to operate Monday to Sunday from 9.00am 
to 8.00pm.  
 
The existing on-site car parking configuration is to be generally maintained, with 23 car 
parking spaces (including one accessible space) to be provided to the side and rear of the 
building.  
 
According to the Traffic Impact Assessment prepared by CIRQA traffic consultants on behalf 
of the applicant, the maximum design vehicle associated with the development will be a small 
rigid 6.4m vehicle for general deliveries, and a heavy medium rigid 10m vehicle for waste 
collection. 
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Waste bins will be stored outside, in a dedicated area to the south of the land.   The bins will 
be collected by a medium rigid vehicle during off-peak periods, outside of operating hours. 
 
Direct vehicle access to Park Terrace is retained via the existing access point and no changes 
are proposed to the existing access or maneuvering arrangements. 
 
A copy of the proposal plans and supporting documentation are contained in Attachment 1. 
 

7. CLASSIFICATION 
The land is located within the Employment Zone as depicted in the SA Property and Planning 
Atlas.  
 
The proposed development is described as “change of use from a service trade premises to a 
shop with associated internal fit-out” 
 
A shop is not listed as an Accepted or Deemed to Satisfy form of development in Tables 1 or 
2 respectively of the Employment Zone.  A shop is listed as a form of Restricted development 
within Table 4 of the Zone; however, the proposed development meets one of the listed 
exclusions in that its gross leasable floor area is less than 1000m2.   
 
On this basis, the application shall be assessed as a “Performance Assessed” development. 
 

8. PUBLIC NOTIFICATION 
Table 5 of the Employment Zone identifies land use classes for performance-assessed 
development that are excluded from notification. Public notification is required for any 
development not listed in Table 5.  
 
A shop is listed under item 10 of Table 5 of the Zone as follows: 
 
Class of Development Exceptions 
10. Shop. Except: 

1. where the site of the shop is adjacent 
land to a site (or land) used for 
residential purposes in a 
neighbourhood-type zone; or 

2. shop that exceeds the maximum 
building height specified in 
Employment Zone DTS/DPF 3.5, or 

3. shop that does not satisfy Employment 
Zone DTS/DPF 1.2. 

 
As the land is located adjacent to land used for residential purposes in a neighbourhood type 
zone (in this case the General Neighbourhood Zone), the proposal does not meet the listed 
exception and therefore public notification is required.  

Public notification occurred between 26 September 2024 and 18 October 2024. During this 
period, the Council received no representations.  
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A copy of the sign displayed on the land during public notification is contained in Attachment 
2.   

9. REFERRALS – STATUTORY 
The application was subject of a referral to the Commissioner of Highways, given the 
development proposes a change to the nature or frequency of vehicular movements via the 
existing point of access to Park Terrace in accordance with the Urban Transport Routes 
Overlay of the Code.  

 
The Commissioner of Highways has raised no objections to the proposal, subject to the 
imposition of standard conditions, contained in Attachment 3. 
 

10. REFERRALS – INTERNAL 
Given the subject land is fully established, with sealed surfaces and existing drainage, the 
application was not subject of internal referrals. 
 
Should planning consent be granted, Council’s Environmental Health Team would be notified 
for food business notification purposes. 
 

11. ASSESSMENT 
Pursuant to Section 107(2)(c) of the Planning, Development and Infrastructure Act 2016, it is 
recommended that the Panel determine that the proposed development is not seriously at 
variance with the Planning and Design Code.   
 
The following reasons are given in support of this recommendation: 
 

(a) A shop is a contemplated land use within the Employment Zone, where it satisfies 
specific Code criteria. 

(b) Other commercial uses exist within the immediate locality, which is already of a 
mixed-use nature. 

 
Assessment 
 
Detailed assessment of the application has taken place against the relevant provisions of the 
Planning and Design Code and is described below under headings. 
 
A Policy Enquiry containing the relevant provisions of the Planning and Design Code relating 
to the proposed development on the subject land, is contained in Attachment 4. 
 
Having considered the proposal, the policies provided in the extract are considered to be 
relevant to the assessment of the proposal. 
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Overlays 
 
A summary of the proposed development’s compliance with the relevant Overlays affecting 
the subject land is provided in the table below. 
 
 
Overlay Assessment  
Aircraft Noise Exposure (ANEF 20) Satisfied - the proposed development is not 

for a sensitive use  
Airport Building Heights (Regulated) (All 
structures over 15 metres) 

Satisfied - the proposed development does 
not involve any building work other than 
internal fit out works 

Advertising Near Signalised Intersections Not applicable - the proposed development 
involves only rebranding the existing signage, 
with no new advertisements proposed. 

Building Near Airfields Satisfied - the proposed development does 
not involve any building work other than 
internal fit out 

Defence Aviation Area (All structures over 
90 metres) 

Satisfied - the proposed development does 
not involve any building work other than 
internal fit out 

Hazards (Flooding - General) Not applicable - the proposed development 
will utilise the established building  

Prescribed Wells Area Not applicable - the proposed development 
will not rely on a water supply from a 
prescribed well 

Regulated and Significant Tree Not applicable - the proposed development 
does not involve any tree damaging activity 

Traffic Generating Development Not applicable - the proposed development 
does not involve retail development with 
gross leasable of 2000m² or more  

Urban Transport Routes Satisfied – The Commissioner of Highways 
has raised no objections to the proposal, 
subject to the imposition of standard 
conditions, contained in Attachment 3. 

 
Local Variation 
 
It is noted that the land is subject to a Technical and Numerical Variation (Local Variation) 
which requires consideration of ‘Concept Plan 81 – Edinburgh Defence Airfield Lighting 
Constraints’.  It is noted that there is no proposed external lighting, other than use of existing 
security lighting. Therefore, the lighting will not create any concerns for the safety and 
operation of the airfield.   
 
Land Use 
 
Before considering the appropriateness of the land use in the zone, it is important to consider 
the relevant land use classification that applies to the assessment. 
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The applicant has advised the building will support two distinct uses.  The front portion of 
375m2 is to support a shop (supermarket) with customers able to access via the front entry 
door.  This area of the building will include storage, fridge and freezer space, and a front 
counter all for the shop activity.  
 
The rear portion of 249m2 is to support a ‘wholesale warehouse’ and includes cool room, 
freezer, pantry, and staff amenities.  The Applicant advises customers will not have access to 
this space and will attend the western roller door to collect pre-arranged orders, or staff will 
deliver pre-arranged orders to external addresses via this door. 
 
A small office component straddles the two spaces and staff are permitted access between 
both areas.  The applicant has depicted the overall floor layout arrangement in Figure 1. 
 

 
Figure 1:Proposed internal layout of the existing building.  

Detailed floor plans of the internal work required to facilitate these two distinct spaces have 
not been provided as part of the application documentation. 
 
While the applicant intends two types of business model (shop and wholesale warehouse) it is 
considered that in practical terms the land will function as a single use – with all customers 
sharing the same vehicular access and car parking area; all deliveries and servicing occurring 
via the single roller door on the western elevation; staff working across both spaces; and 
shared use of office and amenities. 
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Further, while the applicant has described the use as ‘wholesale warehouse’ and some 
transactions may be managed by way of staff delivery to external sites, customers may also 
attend the site to pick up pre-ordered deliveries, which is considered to be another form of 
‘retail’. There is also a reasonable proposition that customers attending the ‘wholesale’ 
component, may also utilise the ‘shop’ for smaller ad-hoc purchases. 
 
Accordingly, it is considered appropriate to assess the proposal in totality as a ‘shop’, rather 
than as a ‘shop’ and ‘warehouse’ as suggested by the applicant, and ‘splitting’ these uses is 
not considered to be appropriate for the land use consideration.  This land use definitions in 
Part 7 of the Code are as follows: (underlining added for emphasis): 
 

Land Use Term Definition 
Shop Means: 

(a) premises used primarily for the sale by retail, rental or display 
of goods, foodstuffs, merchandise or materials; or 

(b) a personal or domestic services establishment. 
 

Warehouse  Means a building or enclosed land used for the storage of goods and 
the carrying out of commercial transactions involving the sale of such 
goods, but does not include any land or building used for sale by 
retail. 

 
Turning specifically to consider the Employment Zone, it is noted that Desired Outcome 1 
seeks: 
 
DO 1: A diverse range of low-impact light industrial, commercial and business 

activities that complement the role of other zones accommodating 
significant industrial, shopping and business activities. 

 
Performance Outcome (PO) 1.1 and its associated Deemed to Satisfy/Designated Performance 
Feature (DTS/DPF) provide greater clarity in relation to the land uses sought in the Zone.  
 
PO 1.1  
A range of employment-generating light 
industrial, service trade, motor repair and 
other compatible businesses servicing the 
local community that do not produce 
emissions that would detrimentally affect 
local amenity. 

DTS/DPF 1.1 
Development comprises one or more of the 
following: 

(a) Advertisement 
(b) Consulting room  
(c) Indoor recreation facility  
(d) Light industry  
(e) Motor repair station  
(f) Office  
(g) Place of worship  
(h) Research facility  
(i) Retail fuel outlet  
(j) Service trade premises  
(k) Shop  
(l) Store  
(m) Telecommunications facility  
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(n) Training facility  
(o) Warehouse. 

 
While DTS/DPF 1.1 lists ‘shop’ as a contemplated use, the corresponding PO qualifies that 
such employment generating businesses should be ‘compatible’ and service the local 
community while avoiding amenity impacts. 
 
PO 1.2 and its corresponding DTS/DPF of the Zone provides further specificity for ‘shops’: 
 
PO 1.2 
Shops provide convenient day-to-day services 
and amenities to local businesses and 
workers, support the sale of products 
manufactured on-site and otherwise 
complement the role of Activity Centres. 

DTS/DPF 1.2 
Shop where one of the following applies: 

a) with a gross leasable floor area up to 
100m2  

b) is a bulky goods outlet  
c) is a restaurant  
d) is ancillary to and located on the 

same allotment as an industry and 
primarily involves the sale by retail of 
goods manufactured by the industry. 

 
 
DTS/DPF 1.2a identifies that shops should have a gross leasable floor area up to 100m2.  The 
corresponding PO provides rationale for this scale, identifying that shops should provide 
convenient day to day services and amenities to local business and workers and complement 
the role of activity centres.  In contrast to PO 1.1, it is noted the wording of PO 1.2 is specific 
and does not suggest that shops should service the local or wider community. 
 
Given the proposed development is expected to service a relatively wide catchment (beyond 
that of local businesses and workers) and comprises a floor area of some 624m2, it is 
considered the proposed use is of a scale and intensity much greater than that contemplated by 
the Zone and therefore fails to adequately align with PO 1.2.   
 
It is noted that were the applicant’s position to be accepted, and the shop component be 
considered as the front 375m2 only; this remains three times larger than the floor area 
contemplated by DTS/DPF 1.2a. A retail use of this size is contemplated in Activity Centres.  
 
As noted above it is also important to consider the proposed development’s relationship to the 
role of Activity Centre’s. PO’s 1.1 and 1.2 of the General Development Policies – Out of 
Activity Centre Development module provide: 
 

PO 1.1 
Non-residential development outside Activity Centres of a scale and type that does 
not diminish the role of Activity Centres: 

(a) As primary locations for shopping, administrative, cultural, entertainment and 
community services 

(b) as a focus for regular social and business gatherings 
(c) in contributing to or maintaining a pattern of development that supports 

equitable community access to services and facilities. 
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PO 1.2 
Out-of-activity centre non-residential development complements Activity Centres 
through the provision of services and facilities: 

(a) that support the needs of local residents and workers, particularly in 
underserviced locations 

(b) at the edge of Activities Centres where they cannot readily be accommodated 
within an existing Activity Centre to expand the range of services on offer and 
support the role of the Activity Centre. 

 
Given the proposed scale of development (floor area) and its anticipated servicing catchment 
(beyond local workers and businesses) it is considered the proposal will have an impact and 
diminish the role of the nearby Urban Activity Centre (Salisbury Town Centre) which 
functions as a primary Activity Centre. Accordingly, the proposal is seen to be at odds with 
PO 1.1a. 
 
Furthermore, the Applicant has not presented information to identify that this location is 
presently under-serviced for the proposed use or that it cannot be readily accommodated 
within an existing Activity Centre (Salisbury Town Centre).  
 
Given the above, the proposed scale and intensity of land use is seen to be at odds with Zone 
PO 1.2 and Out of Activity Centre Development PO 1.1a and PO 1.2. 
 
Traffic, Access and Car Parking 
 
The applicant, via CIRQA traffic consultants, traffic assessment is based on the premise that 
there are two distinct land uses and accordingly has suggested that two theoretical car parking 
rates should be applied to the proposed development, in accordance with Table 1 – General 
Off Street Car Parking requirements of the Code: 
 

- shop – 5.5 spaces per 100m2 of floor area; and 
- storage – 0.5 spaces per 100m2 of floor area. 

 
On this basis, CIRQA suggest a theoretical parking requirement for 22 spaces.  With 23 onsite 
spaces provided, the applicant suggests the theoretical parking rate is met. 
 
However, as discussed earlier in this report, splitting the use into two distinct uses is not 
considered to reasonably reflect the shared use model which will apply to the land and 
building. 
 
Accordingly, the ‘shop’ rate specified in Table 1 is considered to be the appropriate 
theoretical rate to apply to the proposed development: 
 
Table 1 – General Off-Street Car Parking Requirements  
Shop (no commercial kitchen)  
 

5.5 spaces per 100m2 of gross leasable floor 
area where not located in an integrated 
complex containing two or more tenancies 
(and which may comprise more than one 
building) where facilities for off-street vehicle 
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parking, vehicle loading and unloading, and 
the storage and collection of refuse are 
shared. 
 
5 spaces per 100m2 of gross leasable floor 
area where located in an integrated complex 
containing two or more tenancies (and which 
may comprise more than one building) where 
facilities for off-street vehicle parking, 
vehicle loading and unloading, and the 
storage and collection of refuse are shared. 

 
Should the 5.5 spaces rate be adopted to the 624m2 floor area, this equates to a theoretical 
requirement of 34.32 spaces (rounded up to 35 spaces). 
 
Should the proposal be accepted as an ‘integrated complex’ and the 5 spaces rate be adopted 
to the 624m2 floor area, this equates to a theoretical requirement of 31.2 spaces (rounded up to 
32 spaces). 
 
Both rates indicate a substantial car parking shortfall, when compared to the 23 onsite spaces 
proposed.  
 
Further, CIRQA anticipate an increase in traffic movements to and from the site when 
compared to the previous bulky goods operator, identifying an increase of 11 trips during the 
AM peak period and an increase of 18 trips during the PM peak period. While CIRQA 
conclude this trip increase can be accommodated by the road network and the land’s access 
point, it supports the view that the proposed development will result in an increased intensity 
of use, and that car parking supply warrants careful consideration. 
 
It is recognised that Performance Outcome 5.1 of the Transport, Access and Parking - 
General Development Policies offers the potential for some flexibility on the Code theoretical 
rates: 
 

PO 5.1 
Sufficient on-site vehicle parking and specifically marked accessible car parking spaces 
are provided to meet the needs of the development or land use having regard to factors 
that may support a reduced on-site rate such as: 
 

(a) Availability of on-street car parking; 
(b) Shared use of other parking areas; 
(c) In relation to a mixed-use development, where the hours of operation of 

commercial activities complement the residential use of the site, the provision of 
vehicle parking may be shared; 

(d) The adaptive reuse of a State or Local Heritage Place. 
 
However, given the absence of on-street parking availability along Park Terrace and that the 
building will practically function as a single use, over the same operating hours, there are no 
supporting factors to support dispensation specifically outlined within PO 5.1. Accordingly, 
the proposal is seen to be at odds with PO 5.1. 
 



ITEM 8.1.1   

Page 26 City of Salisbury 
Council Assessment Panel Agenda - 26 November 2024 

 It
em

 8
.1

.1
  

There are no proposed changes to existing access or egress.  CIRQA have provided turn-path 
assessments for a B99 passenger vehicle and 6.4m SRV commercial vehicle which 
demonstrate all vehicles can enter and exit the site in a forward direction.  CIRQA also 
supplied a turn path assessment for a 10m waste vehicle, demonstrating entry and exit in a 
forward direction, provided some of the rear car parks are not occupied.  The applicant has 
advised waste collection will occur outside of operating hours, and thus car parks will be 
available for commercial vehicle movements at these times.  
 
 
Interface Between Land Uses  
 
Desired Outcome 1 of the ‘Interface between Land Uses’, General Development Policies of 
the Code seeks: 
 
DO 1: Development is located and designed to mitigate adverse effects on or 

from neighbouring and proximate land uses. 
 
Further guidance is provided by the following Performance Outcome (PO) and Deemed to 
Satisfy/ Designated Performance Feature (DTS/DPF) ‘Interface between Land Use’ General 
Development Policies within the Planning and Design Code: 
 
PO 2.1 
Non-residential development does not 
unreasonably impact the amenity of sensitive 
receivers (or lawfully approved sensitive 
receivers) or an adjacent zone primarily for 
sensitive receivers through its hours of 
operation having regard to: 
 

(a) the nature of the development 
(b) measures to mitigate off-site  

impacts  
(c) the extent to which the development is 

desired in the zone 
(d) measures that might be taken in an 

adjacent zone primarily for sensitive 
receivers that mitigate adverse 
impacts without unreasonably 
compromising the intended use of that 
land. 

DTS/DPF 2.1 
Development operating within the following 
hours: 
 
Class of 
Development 

Hours of operation  

Consulting room  7am to 9pm, 
Monday to Friday 
8am to 5pm, 
Saturday 

Office  7am to 9pm, 
Monday to Friday 
8am to 5pm, 
Saturday 

Shop, other than 
any one or 
combination of the 
following: 

(a) restaurant 
(b) cellar door 

in the 
Productive 
Rural 
Landscape 
Zone, Rural 
Zone or 
Rural 
Horticulture 
Zone 

7am to 9pm, 
Monday to Friday 
8am to 5pm, 
Saturday and 
Sunday 
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PO 4.1 
Development that emits noise (other than 
music) does not unreasonably impact the 
amenity of sensitive receivers (or lawfully 
approved sensitive receivers). 

DTS/DPF 4.1 
Noise that affects sensitive receivers achieves 
the relevant Environment Protection 
(Commercial and Industrial Noise) Policy 
criteria. 

 
PO 4.2 
Areas for the on-site manoeuvring of service and delivery vehicles, plant and equipment, 
outdoor work spaces (and the like) are designed and sited to not unreasonably impact the 
amenity of adjacent sensitive receivers (or lawfully approved sensitive receivers) and zones 
primarily intended to accommodate sensitive receivers due to noise and vibration by adopting 
techniques including: 
 

(a) locating openings of buildings and associated services away from the interface with 
the adjacent sensitive receivers and zones primarily intended to accommodate 
sensitive receivers 

(b) when sited outdoors, locating such areas as far as practicable from adjacent sensitive 
receivers and zones primarily intended to accommodate sensitive receivers 

(c) housing plant and equipment within an enclosed structure or acoustic enclosure 
(d) providing a suitable acoustic barrier between the plant and / or equipment and the 

adjacent sensitive receiver boundary or zone. 
 
Regarding the 'interface' policies of the Planning and Design Code, it is noted the subject 
land, along with several other commercial sites fronting Park Terrace and nearby Cross Keys 
Road are adjacent to residential properties within the adjoining General Neighbourhood Zone. 
The proximity of these residential areas to the Employment Zone presents potential land use 
conflicts, particularly regarding operating hours and noise. 
 
Regarding hours of operation, DTS/DPF 2.1 provides guidance on suitable operating hours 
for certain land uses, including consulting rooms, offices, and shops, as one way to meet the 
corresponding Performance Outcome.  To meet the DTS/DPF, shops should operate 7am to 
9pm Monday to Friday and 8am to 5pm on weekends.   
 
The proposed development proposes to operate from 9:00 am to 8:00 pm, Monday through 
Sunday.  Accordingly, while the proposed weekday hours align with this guideline, the 
proposed weekend hours of operation exceed the DTS/DPF criteria.  
 
In this regard, the applicant, via CPD Planning Consultants advised: 
 

The proposed operating hours are consistent with hours within DPF 2.1 and overall the 
proposal will meet PO 2.1 in ensuring the operation of the shop does not impact nearby 
sensitive receivers. Noise generation will be limited to vehicle movements during 
opening hours and night time deliveries are not proposed 

 
On balance and having regard to the nature of land use proposed and the types of vehicles 
servicing the land, it is considered that despite failing to entirely align with the DTS/DPF, the 
proposed operating hours are not unreasonable, and remain within ‘daytime’ hours as set out 
within the Environment Protection (Commercial and Industrial) Noise Policy 2023.   
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However, while this is already an ‘established’ interface area, it is apparent the proposed 
development would have some change in amenity, recognising the previous operator appears 
to have adopted more limited weekend hours, generally adopting a closing time of 5pm. 
 
Regarding waste collection, the applicant has advised this is scheduled to occur outside peak 
traffic hours (8:15 am to 9:15 am and 2:45 pm to 3:45 pm) and outside of the shop operating 
hours.  The applicant indicates there will be minimal change to amenity as the waste bin 
storage area will remain unchanged. 
 
However, if waste collection occurs outside operating hours, it may impact the amenity of 
residential properties to the south and west, as the waste bins are located adjacent to the rear 
boundary fence. Waste collection outside of operating hours would mean collection before 
9:00 am or after 8:00 pm, which may not comply with the Local Nuisance and Litter Control 
Act 2016 (LNLC Act), which stipulate collection times between 9:00 am and 7:00 pm on 
Sundays and public holidays, and between 7:00 am and 7:00 pm on all other days. 
 
Further, the applicant has not specifically addressed how potential odours are to be managed, 
recognising the shop is also expected to stock perishable goods, nor have they identified if the 
waste storage area is to be screened from view. 
 
Given the above, the development has not adequately demonstrated there will be no impacts 
to amenity through odour or appearance associated with waste storage, or noise and hours of 
operation associated with waste collection.  Accordingly, the proposal does not fully align 
with Employment Zone PO 1.1 or Design – General Development Policies PO 1.5: 
 

PO 1.1 
A range of employment-generating light industrial, service trade, motor repair and 
other compatible businesses servicing he local community that do not produce 
emissions that would detrimentally affect local amenity. 
 
PO 1.5 
The negative visual impact of outdoor storage, waste management, loading and 
service areas is minimised by integrating them into the building design and screening 
them from public view (such as fencing, landscaping and built form) taking into 
account the form of development contemplated in the relevant zone.  

 
Regarding lighting, the applicant has advised there will be no change, with existing external 
security lighting to be maintained. Accordingly, it is anticipated there will be no unreasonable 
amenity impacts associated with lighting. 
 
Given the above, it is considered that on balance the proposed hours of operation and 
associated noise impacts are likely to be acceptable (and could be managed by way of 
condition in the event a consent was granted). However, it has not been demonstrated that 
waste collection arrangements can work without impacting on the adjoining residential area, 
given the LNLC Act. 
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Design, Appearance and Signage 
 
The applicant has advised: 
 

As part of the proposal no additional signage or painting of the existing building is 
proposed. Old signage is to be removed and the large sign board at the front of the 
property will be altered over to display the new business name. 

 
The design and appearance of the existing building will remain unchanged, aside from 
rebranding the existing signage to reflect the new business name.  Accordingly, this aspect of 
the proposal is considered to be acceptable.   
 
It is recognised the existing colour scheme very much reflects the former ‘Repco’ branding, 
and refreshing of the building in the future would not in of itself be a form of development 
that requires approval. 
 
Landscaping 
 
The Employment Zone seeks: 
 
PO 5.2 
Development incorporates areas for 
landscaping to enhance the overall amenity 
of the site and locality. 

DTS/DPF 5.2 
Landscape areas comprise: 
 

(a) not less than 10 percent of the site 
(b) a dimension of at least 1.5m. 

 
Performance Outcome 3.1 of the ‘Design’ and ‘Design in Urban Areas’, General 
Development Policies of the Code states: 
 
PO 3.1 
Soft landscaping and tree planting is incorporated to: 

(a) minimise heat absorption and reflection 
(b) maximise shade and shelter 
(c) maximise stormwater infiltration 
(d) enhance the appearance of land and streetscapes 
(e) contribute to biodiversity. 

 
 
The subject land features an existing landscaped area on the northern and western sides of the 
building. The landscaping on the western side includes a mix of small and large tree species. 
The applicant proposes to enhance the northern side of the building with additional planting, 
including a variety of shrubs and trees. The shrubs are expected to reach a mature height of 2 
metres, while the trees are anticipated to grow to a mature height of 3 to 5 metres.  A 
landscape upgrade to this area of the land is supported and would improve the streetscape 
presentation, thus aligning with PO 5.2 and PO 3.1d. 
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12. CONCLUSION 
The applicant seeks Planning Consent for a change of use from a service trade premise to a 
shop at 95 Park Terrace, Salisbury, pursuant to the Planning, Development and Infrastructure 
Act 2016. 
 
The proposed development was assessed as “performance assessed” and as a publicly notified 
form of development. No representations were received during the notification period. 
 
This report has provided a detailed assessment of the application against the relevant 
provisions of the Planning and Design Code.  The assessment found that: 

a) It is appropriate to assess the proposal in totality as a ‘shop’, rather than two distinct 
uses as suggested by the Applicant. 

b) A shop is a contemplated land use within the Employment Zone, where it provides 
convenient day-to-day services and amenities to local businesses and workers, 
supports the sale of onsite manufactured products, and complements the role of 
Activity Centres. 

c) The proposed development is of a greater scale and intensity than contemplated by the 
zone, in that it will serve a wider customer catchment. In addition, it will not facilitate 
the sale of products manufactured on-site.  

d) The proposed development will not complement the role of Activity Centres. 

e) The proposed onsite car parking supply does not meet the theoretical car parking rate 
identified within the Code for a ‘shop’, resulting in an onsite car parking shortfall. 

f) The proposal has not adequately demonstrated there will be no impacts to amenity 
through odour associated with waste storage, or noise and hours of operation 
associated with waste collection. 

g) The proposal has not adequately demonstrated there will be no impacts to visual 
amenity associated with waste storage.  

Accordingly, it is recommended that Planning Consent be refused  

13. STAFF RECOMMENDATION 
That the Council Assessment Panel resolve that: 
 
That Development Application No 24029172 for change of use from a service trade premise 
to a shop at 95 Park Terrace, Salisbury SA 5108 is not considered to be seriously at variance 
with the Planning and Design Code (Version 2024.17), however, is REFUSED Planning 
Consent for the following reasons: 
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Reasons for Refusal 
 
The proposed development is contrary to the following provisions of the Planning and Design 
Code:  
 

a) Employment Zone - Performance Outcome 1.2 
 
Reason:  
The proposed development is expected to service a wide catchment (beyond that of 
local businesses and workers) and comprises a floor area of some 624m2.  The 
proposed use is therefore of a scale and intensity much greater than that contemplated 
by the Zone.  Further, the proposed development will not facilitate the sale of products 
manufactured on-site. 
  

b) Out of Activity Centre Development – General Development Policies – Performance 
Outcome 1.1a 
 
Reason: 
The proposed scale of development (floor area) and its anticipated servicing 
catchment (beyond local workers and businesses) will diminish the role of the nearby 
Urban Activity Centre (Salisbury Town Centre) which is intended to function as a 
primary Activity Centre.  
 

c) Out of Activity Centre Development – General Development Policies – Performance 
Outcome 1.2a and 1.2b 
 
Reason: 
The proposed development has failed to demonstrate if alternative locations are 
available to support the proposal within an Activity Centre, nor has it demonstrated if 
the proposed location is presently underserviced to service the needs of local residents 
and workers.  

 
d) Transport, Access, Parking - General Development Policies - Performance Outcome 

5.1  
 
Reason:  
The proposed development will result in a shortage of onsite car parking, when 
assessed against the theoretical parking rate for a ‘shop’ in Table 1.  No reasons have 
been presented to support a parking shortfall, recognising there are no on-street 
parking opportunities available along Park Terrace. 
 

e) Employment Zone – Performance Outcome 1.1 
 
Reason: 
The proposal has not adequately demonstrated there will be no impacts to amenity 
through odour associated with waste storage, or noise and hours of operation 
associated with waste collection. 
 
 



ITEM 8.1.1   

Page 32 City of Salisbury 
Council Assessment Panel Agenda - 26 November 2024 

 It
em

 8
.1

.1
  

f) Design – General Development Policies – Performance Outcome 1.5 
 

Reason: 
The proposal has not adequately demonstrated there will be no impacts to visual 
amenity associated with waste storage.  

 
 

Advice Notes  
 
The applicant has a right of appeal against the decision. Such an appeal must be lodged at the 
Environment, Resources and Development Court within two months from the day of 
receiving this notice or such longer time as the Court may allow. The applicant is asked to 
contact the Court if wishing to appeal. The Court is located in the Sir Samuel Way Building, 
Victoria Square, Adelaide, (telephone number 8204 0289). 

ATTACHMENTS 
This document should be read in conjunction with the following attachments: 
1. Proposal Plans and Supporting Documentation  
2. Copy of Sign Displayed on the Land  
3. Agency Referral Response  
4. Extract of Planning and Design Code   
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