
 
Form 2 

NOTICE OF AN APPLICATION FOR PLANNING PERMIT 
 

The land affected by the 
application is located at: 

303 Stephenson Road NICHOLSON  VIC  3882  

Lot: 1 LP: 203944 

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 

44.01-2 (EMO)  Construct a building 

44.06-2 (BMO)  Construct a building 

The applicant for the permit 
is: 

Crowther & Sadler Pty Ltd 

The application reference 
number is: 

5.2026.261.1 

 
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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Your reference number: 21572 

Full copy of Title: COT Vol9704 Fol474.pdf 

Plans: 21572 Site Plan V1.pdf 

Planning report: 21572 Report.pdf 

ExtraFile: 3 

1. Supporting information/reports: 21572 BMP V1.pdf 

2. Supporting information/reports: 468892 GRA (Shed).pdf 

3. Supporting information/reports: Floor Plan and Elevations - Best Sheds.pdf 

Invoice Payer: Crowther & Sadler Pty Ltd 

Address for Invoice: PO Box 722, Bairnsdale Vic 3875 

Invoice Email: contact@crowthersadler.com.au 

Primary Phone Invoice: 0351525011 

Declaration: Yes 

Authority Check: Yes 

Notice Contact Check: Yes 

Notice check 2: Yes 

Privacy Statement Acknowledge: Yes 







        A.B.N. 81 660 442 982  

  

 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: 21572 
 
 
11 August 2026 
 
 
Mr. Andrew Bates 
Statutory Planning Coordinator 
East Gippsland Shire Council 
Via: Portal 
 
 
Dear Andrew, 
 
Re: Planning Application – Buildings and Works (Outbuilding) 
 303 Stephenson Road, Nicholson 
 
Introduction 
 
This Planning Report is prepared in support of proposed buildings and works 
(outbuilding) at 303 Stephenson Road, Nicholson.  The Report addresses the 
provisions of the Rural Living Zone 2, Erosion Management Overlay, Bushfire 
Management Overlay 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 



East Gippsland Shire Council 

  21572 Report 

 Page 2 

Subject Land & Surrounding Context 
 
Formally known as Lot 1 on LP203944 or otherwise known as 303 Stephenson 
Road, Nicholson, the subject land is located on the western side of Stephenson 
Road within the north eastern rural living corridor of Nicholson.  
 
The subject land is an irregular shaped property of 4 hectares and is developed 
with a dwelling and associated outbuildings in the southern part of the site which 
obtain vehicle access from Stephenson Road. 
 

 
Subject land looking north-west from the southern area of the site 

 
Within the southern area of the property a waterway dissects the subject land. 
Land management grazing occurs on the property and scattered native 
vegetation and planted vegetation is contained on the site.  
 

 
Image of the waterway looking north from the domestic area of the property 
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Properties within the area are generally developed with dwellings and associated 
outbuildings consistent with the zoning of the land. The neighbouring southern 
and western properties are developed with dwellings which are setback over 100 
metres from the subject land.  
 
The Application & Proposal 
 
It is proposed to construct an outbuilding within the southern part of the subject 
land.  
 
The proposed outbuilding will be setback 57 metres from the western boundary, 
1.65 metres from the southern boundary and 12.5 metres from the existing 
dwelling on the property.  
 

 
Image of the outbuilding location looking south 

 

 
Image of the outbuilding location looking north-west to the dwelling 
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Proposed site plan 

 

 
Enlargement of the proposed site plan 
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The proposed outbuilding will be 16 metres in width and 10 metres in length with 
an overall area of 160 square metres. The building will have an angled design 
with the northern part of the building being 4.475 metres sloping to the south of 
the building which will have a height of 3.6 metres. 
 
Within the northern elevation of the building, it will be developed with three garage 
doors 3.6 metres high and 3.05 metres wide and a personal access door. It is 
proposed to construct the outbuilding from metal corrugated cladding coloured 
off white with flashings coloured slate grey.   
 

 
Proposed northern elevation (Source: Best Sheds) 

 
Planning approval is required pursuant to the following Clauses 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 
 

44.01-2 Erosion Management 
Overlay 

 
Buildings and works 

 

44.06-2 Bushfire Management 
Overlay 

 
Buildings and works 

 

 
The application is not required to be referred in accordance with Section 55 of the 
Planning and Environment Act 1987. Consistent with Clause 66.03 this non-
habitable outbuilding ancillary to a dwelling will meet the requirements of Table 5 
to Clause 53.02-5.  
 
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 
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Extract from Cultural Heritage Sensitivity mapping, 

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

 
Although the majority 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 
 
As part of the subject land is contained within the Bushfire Management Overlay 
Clause 13.02-1S Bushfire Planning is relevant to the application. The proposed 
outbuilding will mitigate the bushfire risk to the structure as it is well separated 
from areas of bushfire risk, it will be located over 10 metres from the existing 
dwelling, the outbuilding will be constructed from fire resistant materials and 
defendable space can readily be provided.  
 
Consistent with Clauses 13.04-2S and 13.04-2L Erosion the subject land and 
proposed buildings and works have been inspected by a suitably qualified 
practitioner that advises the proposed development will not create erosion 
processes or be a landslip risk.    
 
Municipal Planning Strategy 
 
As sought within Clause 02.03-2 Environmental and landscape values – 
biodiversity and habitat conservation the proposal will not require the removal of 
native vegetation to create defendable space and the non-habitable building will 
not create additional nutrient loads that could impact the waterway on the land.  
 

Subject 
land 
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Consistent with Clause 02.03-3 Environmental risks and amenity the proposed 
outbuilding will be resilient to bushfire risk as it is well separated from bushfire 
hazards and will not pose a risk to the dwelling from a bushfire event being 
setback 12.5 metres from the dwelling. The proposal will not create an erosion 
risk or processes and does not represent a landslip hazard as identified within 
the geotechnical assessment. 
 
Clause 02.03-6 Housing – rural residential development supports the proposal as 
the property is within a Rural Living Zone area where dwellings and associated 
outbuildings are an expected planning outcome.  
 
Rural Living Zone 2 
 
The subject land is contained within the Rural Living Zone under the East 
Gippsland Planning Scheme. 
 

 
Planning scheme zone mapping (Source: VicPlan) 

 
As the outbuilding is setback less than 10 metres from the southern boundary 
and less than 100 metres from the waterway a permit is required for buildings 
and works within Clause 35.03-4.  
 
Decision Guidelines 
 
A review of the decision guidelines has been undertaken, and the following 
commentary is provided: 

• Support for the proposed development is found within the Municipal 
Planning Strategy and Planning Policy Framework as the outbuilding is 
ancillary to the dwelling which is an expected planning outcome for a rural 
residential property.  

Subject 
land 
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• No native vegetation will require removal to facilitate the building, and the 
outbuilding will not create additional nutrient loads than currently exists 
positively addressing the themes contained within the East Gippsland 
Regional Catchment Strategy.  

• The site is suitable for the development given the residential occupation of 
the land and the building will be well setback from adjoining dwellings.  

• Land management grazing occurs on the property with livestock excluded 
from the domestic area of the property resulting in the development having 
a negligible impact on the minor agricultural use of the land.  

• Development of an outbuilding on the property is a benign development 
that would not prevent the future expansion of close by land uses.  

• Biodiversity of the area will be maintained with no need to remove native 
vegetation.  

• The building is sited away from the existing onsite effluent area avoiding 
detrimental impacts to the existing system. 

• The proposed siting of the outbuilding will be screened from views along 
Stephenson Road by roadside vegetation. 

• Large outbuildings within the area are common place and the design of 
the building is similar to other outbuildings in rural living environments 
maintaining the character of the area.  

• No additional traffic management issues will arise as a result of the 
outbuilding development.  

 
Erosion Management Overlay 
 
The area where the proposed outbuilding is to be constructed is subject to the 
Erosion Management Overlay. 
 

 
Planning scheme overlay mapping (Source: VicPlan) 

Subject 
land 
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Schedule 1 to the Overlay is Areas Susceptible to Landslip which seeks to ensure 
risk from landslip and erosion hazards achieve a tolerable risk level that is 
suitable for new development.  
 
The application is accompanied by a geotechnical assessment from a qualified 
practitioner, which advises that the proposed development does not represent a 
geotechnical or landslip risk. It is considered that the proposed outbuilding 
responds to the overlay provisions appropriately.    
 
Bushfire Management Overlay 
 
Parts of the property are contained within the Bushfire Management Overlay.  
 

 
Planning scheme overlay mapping (Source: VicPlan) 

 
As the application is a non-habitable outbuilding ancillary to a dwelling in 
accordance with Clause 44.06-3 the application is not required to be 
accompanied by a Bushfire Hazard Site Assessment, Bushfire Hazard 
Landscape Assessment and Bushfire Management Statement.  
 
Pursuant to Clause 44.06-3 Application requirements a Bushfire Management 
Plan has been prepared and accompanies the application.  
 
Clause 44.06-4 advises an application must meet the requirements of clause 
53.02.  
 
 
 
 

Subject 
land 
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Clause 53.02 Bushfire Planning  
 
Clause 53.02-1 applies to an application under Clause 44.06 (Bushfire 
Management Overlay). In accordance with the Table of Clause 53.02-1 an 
application under Clause 44.06 to construct a non-habitable outbuilding ancillary 
to a dwelling that meets all of the requirements specified in Table 5 is considered 
against the provisions of Clause 53.02-5 – Table 5.   
 
The proposed outbuilding meets the requirements of Table 5 within Clause 53.02-
5: 

• The outbuilding is to be non-habitable and an ancillary building to an 
existing dwelling. The purpose of the outbuilding is the parking of vehicles 
and storage of landowner items. 

• Defendable space will be provided in accordance with Table 4 to Clause 
53.02-5 and will be provided to the title boundary to the south of the 
outbuilding and 10 metres to the north, east and west aspects of the 
building.  

• The outbuilding is not located within 10 metres of a dwelling, being setback 
from the house by 12.5 metres.    

 
Decision Guidelines 
 
A review of the proposal against the relevant decision guidelines has been 
undertaken, and the following commentary is offered: 
 

Decision Guidelines Response 

The Municipal Planning Strategy and the 
Planning Policy Framework. 

The proposed outbuilding is well 
separated from the landscape bushfire 
risk within the area, defendable space can 
be provided, and the outbuilding will be 
developed from fire resistant materials as 
sought within bushfire planning policy 
within the Municipal Planning Strategy 
and Planning Policy Framework.  

The bushfire hazard landscape 
assessment, the bushfire hazard site 
assessment, bushfire management 
statement and bushfire management plan 
submitted with the application. 

The accompanying bushfire management 
plan demonstrates that the proposal will 
address the requirements of Table 5 
within Clause 53.02-5. 

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 
level of risk to the proposed development. 

Leading up to and during the fire danger 
period Council undertakes property 
inspections to ensure property 
maintenance is appropriate. 
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Whether the risk arising from the broader 
landscape can be mitigated to an 
acceptable level. 

The bushfire risk to the building can be 
mitigated through the implementation of 
defendable space. 

Whether there is reliable access to areas 
of land where human life can be better 
protected from the effects of bushfire. 

The subject land is located a short 
distance from the Nicholson township that 
provides for a lower bushfire risk 
environment.  

The risk to property and community 
infrastructure from bushfire. 

Risk to the proposed outbuilding is 
mitigated to an acceptable level through 
the provision of defendable space and 
appropriate materials.  

Whether the proposed development 
meets the objectives of clause 53.02-4 
regardless of other measures which may 
be available, including private bushfire 
shelters, community shelters and the 
presence of places of last resort. 

Objectives of Clause 53.02-4 are met by 
the proposal as separation from the 
bushfire risk is achieved, defendable 
space will be provided and fire resistant 
materials will be used for the outbuilding’s 
construction.  

Whether the proposed measures can be 
practically implemented and maintained 
in conjunction with the ongoing use of the 
land. 

Defendable space around the proposed 
outbuilding can be easily implemented 
and maintained given the outbuilding is 
within the domestic area of the property. 

Whether the use of an alternative 
measure meets the relevant objective 
having regard to the bushfire hazard and 
the nature of any constraint that prevents 
the applicable approved measure from 
being implemented. 

An alternative measure will not be 
implemented. 

If one or more objectives in clause 53.02-
4 will not be achieved in the completed 
development, whether the development 
will, taking all relevant factors into 
account, reduce the bushfire risk to a level 
that warrants it proceeding. 

The objectives in Clause 53.02-4 will be 
achieved by the proposed development 
as the building will be sited to minimise 
the bushfire risk.   

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

Bushfire protection measures can be met 
without impacting native vegetation.  

Whether the water supply and access 
arrangements are appropriate for the 
bushfire risk. 

Existing access and water supply are 
sufficient for the bushfire risk associated 
with the outbuilding.  

 
  


































