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April McDonald

From: Snapforms Notifications <no-reply@snapforms.com.au>
Sent: Monday, 30 March 2026 8:51 AM
To: Planning Unit Administration
Subject: Planning Permit application
Attachments: 21501 Report.pdf; 21500 COT Vol 1422 Fol 286.pdf; 21500 COT Vol 8477 Fol 

527.pdf; 21500 COT Vol 5809 Fol 626.pdf; 21500 COT Vol 5198 Fol 580.pdf; 21500 
COT Vol 6805 Fol 856.pdf; 260311 Rod Mitton - Shed Additions Council 
Submission.pdf; Planning_Permit_Application_2026-03-30T08-50-59_32423694_
0.pdf

Planning Permit Application 

A "Planning Permit Application" has been submitted via the East Gippsland Shire Council website, 
the details of this submission are shown below: 

Applicant name: Crowther & Sadler Pty Ltd 

Business trading name: Crowther & Sadler Pty Ltd 

Email address: contact@crowthersadler.com.au 

Postal address : PO Box 722 Bairnsdale 3875 

Preferred phone number: 51 52 5011 

Street number: 5456 

Street name: Buchan Orbost Road 

Town: Buchan 

Post code: 3885 

Is there any encumbrance on the Title such as a restrictive covenant, section 173 agreement or 
other obligation such as an easement or building envelope?: No 

Will the proposal result in a breach of a registered covenant restriction or agreement?: No 

Existing conditions : Agricultural property 

Description of proposal : Buildings and works to a Section 2 use 

Estimated cost of development: 70000 

Has there been a pre-application meeting: No 

Invoice Payer: Crowther & Sadler Pty Ltd 

Address for Invoice: PO Box 722 Bairnsdale 3875 
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1. Introduction 
 
This Planning Report is prepared in support of proposed buildings and works to 
a section 2 use at 5456 Buchan-Orbost Road, Buchan.  The Report addresses 
the provisions of the Township Zone and Environmental Significance Overlay 1-
3 as contained within the East Gippsland Planning Scheme. 
 

 
Aerial image of the subject land and surrounds (Source: VicPlan) 
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2. Subject Land & Surrounding Context 
 
The subject land is currently formed by five land parcels formally known as Lot 1 
on TP584553, Lot 1 on TP402441 and Crown Allotments 13, 13B & 13C 
Township of Buchan or otherwise known as 5456 Buchan-Orbost Road, Buchan.  
 
Located within the eastern part of Buchan the subject land is approximately 
59,159 square metres or 5.91 hectares; it is devoid of development and is used 
for the purposes of agriculture (livestock grazing). Informal access via a rural gate 
to Buchan-Orbost Road is provided in the north-west corner of the land. 
 

 
Existing access to north-west corner of the land 

 
The site is undulating with elevated areas located within the north-eastern and 
south-eastern parts of the property with central areas of the site being lower lying.   
 

 
Subject land looking south from Buchan-Orbost Road 
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To the north of the subject land on the southern side of Buchan-Orbost Road is 
a bus stop which services the Buchan Primary School.  
 

 
Looking south from Buchan-Orbost Road towards subject land,  

with bus stop in foreground 

 
Buchan Primary School is located on the northern side of Buchan-Orbost Road, 
as are a number of existing dwellings.  
 

 
Existing development on the northern side of Buchan-Orbost Road 

 
Located to the north-west of the site is a residential dwelling and to the west of 
the subject land is a dwelling constructed within the southern part of the property 
and accessed from Buchan-Orbost Road, which is in the same ownership as the 
subject land.  
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East of the land is an unmade Government Road and further east are a number 
of land parcels. The northern property contains shedding accessed from Buchan-
Orbost Road, the central land holding is vacant, and the southern land parcel is 
developed with a dwelling and outbuilding. To the south of the subject land is a 
vacant property. 
 
The subject land is well located being close to the Buchan Primary School and 
Buchan Recreation Reserve, and the Buchan Activity Area is a short drive from 
the site. 
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3. The Application & Proposal 
 
It is proposed to carry out buildings and works to a section 2 use, being two 
agricultural sheds. Plans prepared by Issabella G depict a machinery and utility 
shed and a hay shed, proposed to be constructed within the elevated south-
eastern part of the property.  
 
To facilitate the development, it is proposed to create a gravel hardstand 30.0 
metres in length and 20.0 metres in width having an overall area of 600 square 
metres.  
 
The titles forming the subject land are in the process of being consolidated.  A 
Plan of Consolidation has been prepared and is expected to be submitted for 
Certification shortly.  Setbacks nominated on the enclosed plans relate to the 
proposed boundaries following the consolidation of the land.  Should Council 
consider it appropriate, a Condition of Planning Permit may require the 
consolidation of titles to the satisfaction of Council prior to the commencement of 
works. 
 
The machinery shed is proposed to be setback 16.45 metres from the southern 
property boundary and 37.8 metres from the eastern boundary. The proposed 
hay shed is to be setback 3.0 metres from the southern boundary and 37.8 metres 
from the eastern boundary. 
 

 
Extract from Proposed Site Plan (Source: Issabella G) 
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Proposed location of the agricultural sheds looking west 

 
Proposed location of the agricultural sheds looking south 

 
Proposed location of the agricultural sheds looking east 



East Gippsland Shire Council 

  21501 Report 

 Page 9 

 
Proposed location of the agricultural sheds looking north 

The proposed machinery and utility shed is to have an east and west wing, each 
with a length of 7.3 metres and a width of 7.25 metres. The central spine of the 
building will have a length of 10.55 metres and a width of 4.05 metres and will 
provide for mezzanine storage. The overall area of the proposed building will be 
150 square metres.  

 
Extract of the machinery and utility shed floor plan (Source: Issabella G) 

 
The machinery and utility shed will have wall heights of 3.82 metres and an overall 
height of 6.17 metres and will be constructed with Hardie Plank Woodgrain wall 
cladding (coloured Midnight Black) and Lysaght Imperial 325 (in Monument), with 
the proposed roofing being Lysaght Custom Orb (also in Monument). 
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Proposed northern elevation (Source: Issabella G) 

 
The proposed hay shed will be 5.5 metres in length with a width of 11.0 metres 
having an overall area of 60.5 square metres.  
 

 
Floor plan of the proposed hay shed (Source: Issabella G) 

 
The proposed hay shed will be partially open to the north of the building with other 
aspects enclosed and will have wall heights of 3.0 metres and an overall height 
of 4.59 metres. It will have wall cladding consisting of Lysaght Custom Orb with 
zincalume finish, and Lysaght Custom Orb roof cladding (in Monument).  

 
Proposed hay shed northern elevation (Source: Issabella G) 
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The purpose of the two agricultural buildings is to store farming machinery, 
vehicles, equipment and hay. The buildings are associated with the agricultural 
use of the land and will be non-habitable.   
 
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 

32.05-11 Township Zone 
Buildings and works associated with a 

Section 2 use 

42.01-2 Environmental Significance 
Overlay 1-3 

Buildings and works 

 
No referral of the application is required pursuant to section 55 of the Planning 
and Environment Act 1987.   
 
It is noted that the subject land is contained within a Bushfire Management 
Overlay however, as the buildings and works are associated with agriculture there 
is no requirement to obtain a permit under the Bushfire Management Overlay 
provisions.  
 
The land being subject to the Environmental Significance Overlay 1-3 requires 
notice to be provided to the Department of Environment, Energy and Climate 
Action for comment. 
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4. 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 – cultural heritage sensitive land is 

shown in dark green (Source: VicPlan) 

 
The majority of the property is culturally sensitive however, in accordance with 
Regulation 46 the use of land for agriculture is not considered a high impact 
activity.  As such a CHMP is not required for the proposed development.  
  

Subject 
land 
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5. Planning Policy 
 
5.1 Planning Policy Framework 
 
Consistent with Clause 12.01-2S Native vegetation the proposed buildings will be 
located within an area of the property that can avoid the need to remove native 
vegetation.  
 
The location of the proposed sheds has been carefully chosen so as to avoid 
areas on the site that are low lying and subject to periodic inundation as sought 
by Clause 12.03-1S River and riparian corridors, waterways, lakes, wetlands and 
billabongs.  
 
The land is located within a Bushfire Management Overlay and as such Clause 
13.02 Bushfire is relevant to the application. The proposed buildings are located 
within a cleared area of the property and are well separated from areas of 
significant vegetation mitigating bushfire risk.     
 
In accordance with Clause 13.03-1S Floodplain management the proposed 
sheds will be developed on an elevated part of the property avoiding areas that 
are subject to inundation.  
 
Although, the subject land is within the Township Zone, the property has been 
used for the purposes of agriculture for many years, and the development of the 
proposed shedding will assist to maintain the agricultural production from the site 
as sought within Clause 14.01-1S Protection of agricultural land.  
 
Being within a rural environment both of the proposed sheds will be sympathetic 
with the landscape character and will achieve an appropriate addition to the 
surrounding area in accordance with Clause 15.01-2S Building design. 
 
Being sited within the south-eastern corner of the property the buildings avoid risk 
from flooding and ensures the new development will maintain the visual amenity 
of the open rural landscape as encouraged within Clause 15.01-6S Design for 
rural areas.  
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5.2 Municipal Planning Strategy 
 
Clause 02.03-1 Settlement – Settlement roles specifies that Buchan is a rural 
town where development is encouraged subject to environmental risk constraints. 
The proposal will see two agricultural buildings developed outside of the area on 
the property which is subject to inundation minimising risk with the proposal.   
 
Clause 02.03-2 Environmental and landscape values are respected by the 
proposed development as the buildings will be located within a cleared area of 
the property avoiding the removal of native vegetation.  
 
The site is subject to periodic inundation and bushfire threat, and the 
development has responded to these risks. The proposed buildings will be sited 
on an elevated part of the property to avoid inundation, and the buildings will be 
constructed from fire resistant materials as sought by Clause 02.03-3 
Environmental risks and amenity. 
 
The proposed buildings will introduce a built form addition which will be 
sympathetic with the rural character of the locality. Well setback from Buchan-
Orbost Road the proposed buildings will have minimal visual impacts within the 
surrounding area as encouraged within Clause 02.03-5 Built environment and 
heritage. 
 
The proposal will support agricultural production from the subject land assisting 
this key existing industry (Clause 02.03-7 Economic development).    
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6. Planning Elements 
 
6.1 Township Zone 
 
The subject land is zoned Township Zone in accordance with the East Gippsland 
Planning Scheme.  Agriculture is a Section 2 use within the zone which requires 
a planning permit for buildings and works.  
 

 
Planning scheme zone mapping (Source: VicPlan) 

 
Response to Decision guidelines 
 

The proposed buildings and works addresses the decision guidelines of the zone 
through the following: 

• Good support for the development is found within the Planning Policy 
Framework and Municipal Planning Strategy. 

• The rural character of the eastern area of Buchan will be retained as the 
buildings will form part of the farm and the landscape of the area.  

• The proposed buildings will be well setback from Buchan-Orbost Road 
minimising any perceived visual impacts. 

• The height and design of the buildings are reflective of rural outbuildings and 
shedding developed within the area.   

• There will be no detrimental amenity impacts to neighbouring properties.   

Subject 
land 
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6.2 Environmental Significance Overlay 1-3 
 
The land is contained within the Environmental Significance Overlay 1-3. 
 

 
Planning scheme overlay mapping (Source: VicPlan) 

 
Schedule 1 to the Overlay is East Gippsland Sites of Biological Significance. 
ESO1-3 is Murrindal which seeks to protect a number of flora and fauna species 
being the Australian Grayling, Broadfin Galaxias, Spot-tailed Quoll, Common 
Bent-wing Bat, Binung, Bluish Bulbine Lily, Broad Shield-fern, Chinese Brake, 
Coast Pomaderris, Common Spleenwart, Delicate New Holland Daisy, Feathery 
Wheat-grass, Hookers Tussock-grass, Jointed Mistletoe, Leafy Greenhood, 
Limestone Blue Wattle, Limestone Pomaderris, Mountain Correa, Slender Tick-
trefoil and Montane Grasslands.  
 
Fish species will not be impacted by the agricultural buildings as they are well 
setback from the Buchan River, no wastewater is required to be treated onsite, 
and no waterways are being disrupted.  
 
Mammal species are unlikely to be found in the location of the outbuildings given 
the lack of native vegetation and the area being open pasture land.  
 
The subject land is an actively worked farming property with livestock grazing 
being undertaken, making the property an environment where endangered flora 
is unlikely to be found, and would find it difficult to survive.   
 

Subject 
land 



East Gippsland Shire Council 

  21501 Report 

 Page 17 

Development of two sheds on the property will not detrimentally impact native 
flora and fauna given the following: 

• No native vegetation will need to be removed to facilitate the development. 

• There are no streamsides on the subject land that requires stock exclusion.  

• Vermin and weed control practices can continue.  
 
7. Conclusion 
 
The proposed buildings and works to a section 2 use at 5456 Buchan-Orbost 
Road, Buchan is considered to accord with all relevant provisions of the Township 
Zone and Environmental Significance Overlay 1-3 of the East Gippsland Planning 
Scheme. The proposal is consistent with the Planning Policy Framework and 
Municipal Planning Strategy and has been designed to complement the rural 
character of the area. 
 
For these reasons we respectfully request that Council consider the merits of the 
application favourably and resolve to issue a Planning Permit. 
 






















