
 
Form 2 

NOTICE OF AN APPLICATION FOR PLANNING PERMIT 
 

The land affected by the 
application is located at: 

208 Waddells Road NICHOLSON  VIC  3882  

Lot: 2 PS: 311464 

The application is for a 
permit to: 

Buildings and Works (Outbuilding) 

A permit is required under the following clauses of the planning scheme:  

Planning Scheme Clause Matter for which a permit is required 

35.03-4 (RLZ) Construct a building within nominated setbacks 

The applicant for the permit 
is: 

Crowther & Sadler Pty Ltd 

The application reference 
number is: 

5.2026.235.1 

 
You may look at the application and any documents that support the application free of charge at: 
https://www.eastgippsland.vic.gov.au/building-and-development/advertised-planning-permit-
applications  
 
You may also call 5153 9500 to arrange a time to look at the application and any documents that 
support the application at the office of the responsible authority, East Gippsland Shire. This can be 
done during office hours and is free of charge. 
 
Any person who may be affected by the granting of the permit may object or make other 
submissions to the responsible authority. 
 
An objection must  be made to the Responsible Authority in writing, 
    include the reasons for the objection, and 
    state how the objector would be affected. 
 
The responsible authority must make a copy of every objection available at its office for any person 
to inspect during office hours free of charge until the end of the period during which an application 
may be made for review of a decision on the application. 
 

 
The Responsible Authority will not 
decide on the application before: 
 

 
Subject to the applicant giving notice 
 

 
If you object, the Responsible Authority will tell you its decision. 
 

https://www.eastgippsland.vic.gov.au/building-and-development/advertised-planning-permit-applications
https://www.eastgippsland.vic.gov.au/building-and-development/advertised-planning-permit-applications
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1. Supporting information/reports: 21593 BMP V1.pdf 

Invoice Payer: Crowther & Sadler Pty Ltd 

Address for Invoice: PO Box &22, Bairnsdale 3875 

Invoice Email: contact@crowthersadler.com.au 

Primary Phone Invoice: 0351525011 
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 FS 520900 

 

152 Macleod Street   PO Box 722      Ph. 03 5152 5011 
Bairnsdale VIC 3875   Bairnsdale VIC 3875  E: contact@crowthersadler.com.au 

 

Our ref: 21593 
 
 

23 July 2026 
 
 

Mr. Andrew Bates 
Coordinator Statutory Planning 
East Gippsland Shire Council 
Via: Portal 
 
 

Dear Andrew, 
 
Re: Planning Application – Buildings and Works (Outbuilding) 
 208 Waddells Road, Nicholson 
 
Introduction 
 
This Planning Report is prepared in support of the development of an outbuilding 
(buildings and works) at 208 Waddells Road, Nicholson.  The Report addresses 
the provisions of the Rural Living Zone 2 and Clause 53.02 Bushfire Planning as 
contained within the East Gippsland Planning Scheme. 
 

 
Aerial image of the subject land and surrounds (Source: Google Earth) 

 

Subject Land & Surrounding Context 
 

Formally known as Lot 2 on PS311464 or otherwise known as 208 Waddells 
Road, Nicholson, the subject land is a relatively large rural residential property 
located within the north-eastern rural living corridor of Nicholson.  

Subject 
land 
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The property is developed with a single storey brick dwelling in the western part 
of the site close to Waddells Road. The land contains planted exotic vegetation 
around the dwelling surrounds and scattered native vegetation within the eastern 
part of the property.   
 
Similar to many rural living areas close to Bairnsdale properties have been 
developed with dwellings and associated outbuildings (sheds). The closest 
neighbour is to the south of the site and is a property developed with a dwelling 
and outbuildings approximately 64 metres from the dwelling on the subject land.   
 

 
View to neighbouring dwelling at 170 Waddells Road, Nicholson from southern 

boundary of the subject land 

 
The Application & Proposal 
 
The application seeks approval for the construction of an outbuilding 
approximately 5 metres from the south-east corner of the existing dwelling, 7 
metres from the southern boundary and 53 metres from the western boundary 
adjoining Waddells Road. 
 

 
Extract of the Part Site Plan (Source: Tom Hardy Designs) 
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View proposed building site at south-east corner of the existing dwelling 

The proposed shed will have a width of 15 metres and a length of 13 metres 
equating to an area of 195 square metres.  Access to the outbuilding and will by 
a new driveway internal to the subject land.  
 
The proposed outbuilding will have a wall height of 4.0 metres with an overall 
height to the apex of the roof being 5.263 metres  The outbuilding will be 
constructed in metal sheeting with slate grey colour finish. 
 

 
Proposed western elevation (Source: Tom Hardy Designs) 

 
Planning approval is required pursuant to the following Clause of the East 
Gippsland Planning Scheme.  
 

Planning Scheme Clause Matter for which a Permit is required 

35.03-4 Rural Living Zone 2 
 

Buildings and works 
 

 
The application does not require referral in accordance with Clause 55 of the 
Planning and Environment Act 1987. 
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Cultural Heritage 
 
Pursuant to Regulation 7 of the Aboriginal Heritage Regulations 2018, a CHMP is 
required for an activity if: 
 

(a) all or part of the activity area for the activity is in an area of cultural 
heritage sensitivity; and 

(b) all or part of the activity is a high impact activity 
 

 
Extract from Cultural Heritage Sensitivity mapping, 

with sensitive areas shown in dark green (Source: VicPlan) 

 
Although part of the land is within an area of cultural heritage sensitivity, the 
construction of a building ancillary to a dwelling is an exempt activity and as such, 
a CHMP is not required for the proposed development.  
 
Planning Policy Framework 
 
The site is located within a designated bushfire prone area and Clause 13.02-1S 
Bushfire planning is relevant to the application. The proposed non-habitable 
outbuilding is able to mitigate the risk to property from a bushfire as the building 
can implement defendable space and will be constructed from robust building 
materials. 
 
Consistent with Clause 15.01-6S Design for rural areas, the proposed outbuilding 
will respect the rural character of the area. The proposed outbuilding will be well 
setback on the property and will be screened by views from the public realm due 
to existing vegetation.  
 
As sought within Clause 16.01-3S Rural residential development the proposed 
outbuilding will not affect nearby farming activities and being located within the 
domestic area of the subject land will not impact hobby farming undertaken on 
the site.  
 
 
 

Subject 
land 
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Municipal Planning Strategy 
 
As encouraged within Clause 02.03-2 Environmental and landscape values the 
proposed development of the outbuilding is within a clear area of the land 
avoiding detrimental impacts to native vegetation. The outbuilding will respect the 
character of the area as the building is modest and is representative of rural living 
development within the location.  
 
Risk from bushfire to the outbuilding can be mitigated with the provision of 
defendable space and appropriate building standards as outlined in Clause 
02.03-3 Environmental risks and amenity.   
 
Development of the outbuilding is within an a precinct contained within the Rural 
Living Zone and on a property developed and used for rural living purposes 
(Clause 02.03-6 Housing – Rural residential development).  
 
Rural Living Zone 2 
 
The subject land is contained in the Rural Living Zone 2 under the East Gippsland 
Planning Scheme.  
 

 
Planning scheme zone mapping (Source: VicPlan) 

 
A planning permit is required for the proposed outbuilding due to the building 
being less than 10 metres from the southern side boundary and is within 100 
metres of a dwelling, not in the same ownership.   
 
Should the works have been located greater than 500 metres from land on which 
a work authority has been granted the application would have formed a VicSmart 
application.  
 

Subject 
land 
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A review of the zone decision guidelines has been undertaken and the following 
comments are offered:  

• Planning policy within the Planning Policy Framework and Municipal 
Planning Strategy support the proposed outbuilding’s development.  

• No native vegetation is being removed to facilitate the proposed works as 
encouraged within the relevant themes of the Regional Catchment 
Strategy. 

• The proposed outbuilding is non-habitable and as such will not add to 
nutrients managed on the property.  

• The proposed outbuilding is ancillary to the existing dwelling and will not 
be impacted by the existing extractive industry operation to the west of the 
subject land.  

• There will be no impact on nearby and adjoining agricultural activities.  

• No waterway will be disrupted by the proposed outbuilding.  

• The height and style of the proposed outbuilding is sympathetic with the 
rural character of the area. 

• Views of the outbuilding from the public realm will be minimal due to the 
presence of vegetation planted along Waddells Road frontage.   

 
Clause 53.02 Bushfire Planning 
 
The south-west corner of the subject land is within the Bushfire management 
Overlay (BMO) however the site for the proposed outbuilding is outside the BMO 
although is within a designated Bushfire Prone Area. 
 

 
Designated Bushfire Prone Area mapping (Source: VicPlan) 

 
 

Approximate location of 
proposed outbuilding 
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Decision Guidelines 
 
In response to Clause 53.02-6 Bushfire prone area decision guidelines a Bushfire 
Management Plan accompanies the application and specifies construction 
requirements and defendable space as specified in Table 5 of Clause 53.02-5.   
 
A review of the decision guidelines has been undertaken, and the following 
comments are offered. 
 

General 

Decision Guidelines Response 

The Municipal Planning Strategy and 
the Planning Policy Framework. 

Being within a Rural Living Zone the 
development of the property with 
outbuildings associated with a 
dwelling is an expected planning 
outcome consistent with planning 
policy. 

The impact of any State, regional or 
local bushfire management and 
prevention actions occurring around 
the site and in the wider area on the 
bushfire hazard and the level of risk to 
the proposed development. 

Council prior to the start of the 
declared fire season undertakes 
property inspections and should 
properties not be maintained 
appropriately take action through the 
municipal fire prevention officer.  

The risk of bushfire to people, property 
and community infrastructure. 

The main bushfire threat within the 
broader landscape is a grass fire. With 
appropriate construction and 
implementation of defendable space 
the non-habitable building has a 
reduced risk from being impact by a 
bushfire.  

Whether the risk from the broader 
landscape can be mitigated to an 
acceptable level. 

Use of building standards within Table 
5 of Clause 53.02-5 and provision of 
defendable space will mitigate 
bushfire risk to an acceptable level.  

Whether bushfire protection measures 
to address the identified bushfire risk 
are required and can be practically 
implemented, including any measure 
set out in clause 53.02-4. 

Bushfire protection measures will 
need to be implemented with the 
proposal as stipulated within the 
Bushfire Management Plan. Bushfire 
protection measures can be easily and 
practically be implemented.  

Whether bushfire protection measures 
can be implemented without 
unacceptable biodiversity impacts.  

No native vegetation will require 
removal to meet defendable space 
requirements.  
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