
 
Form 2 

NOTICE OF AN APPLICATION FOR PLANNING PERMIT 
 

The land affected by the 
application is located at: 

15 Power Station Road BAIRNSDALE  VIC  3875  

Lot: 1 PS: 516539 

The application is for a 
permit to: 

Change of Use, Buildings and works and Reduction in Car 
Parking 

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

Planning Scheme Clause Matter for which a permit is required 

35.07-1 and 35.07-4 Use and development of land for Industry 

43.02-2 Buildings and works (Industry) 

52.06-3 Reduce the minimum number of car parking spaces (11) 
required under Clause 52.06-5 

The applicant for the 
permit is: 

Vikon Investments Pty Ltd 

The application reference 
number is: 

5.2026.376.1 

 
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. Introduction 
 
This Planning Report is prepared in support of a proposed change of use to 
Industry and buildings and works on the land at 15 Power Station Road, 
Bairnsdale.  The Report addresses the provisions of the Farming Zone, Design 
and Development Overlay, Vegetation Protection Overlay and Particular 
Provisions as contained within the East Gippsland Planning Scheme. 
 

 
Aerial image of the subject land and surrounds (Source: Google Earth) 
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2. Subject Land & Surrounding Context 
 
The property is located on the west side of Power Station Road and north side of 
the Princes Highway. The subject land is formally described as Lot 1 on 
PS516539Y and commonly known as 15 Pawer Station Road, Bairnsdale. 
 
The subject land is an irregular shape with an area of 12.33 hectares.  The 
property has a total frontage to Princes Highway of approximately 450 metres 
and a frontage to Power Station Road of 133 metres. 
 
There are two existing access locations to the subject land is provided from 
Power Station Road. Power Station Road is a sealed road with gravel shoulders 
and swale drains. 
 
The property has been used and developed as a sawmill for more than 25 years.  
The property consists of a number of buildings and external storage areas 
contained at the northern end of the property.  A large dam is located in the centre 
of the property.    
 
Established vegetation is located along the western, southern and eastern 
boundaries and through the southern portion of the property.  A review of aerial 
imagery reveals landscape planting established adjacent to boundaries present 
in February 2005.  Vegetation across the southern portion of the property was 
present in 2011 with a distinctive linear layout. 
 

 
Aerial image of subject land (Source: Google Earth February 2005) 
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Aerial image of subject land (Source: Google Earth February 2011) 

 

 
View subject land from Intersection of Power Station Road and Princes Highway 
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3. The Application & Proposal 
 
The application seeks approval for a change of use from Sawmill to Industry for 
the purpose of manufacturing pre-cast concrete products.  Approval is also 
sought for buildings and works for the construction of a detached office and 
reduction in car parking arising from an increase to the leasable floor area from 
the proposed office. 
 
The use of land for Industry together with the construction of buildings and the 
carrying out of works associated with the proposed use will require a Planning 
Permit in accordance with the provisions of the Farming Zone.  
 
The manufacturing of precast concrete products will be undertaken within the 
main building which will restrict the emission of noise and dust. 
 
The manufacturing of precast concrete products is considered an appropriate and 
acceptable use to be undertaken on the subject land.  The proposed use is not 
an activity considered to have potential to cause adverse impacts to nearby 
properties or other nearby sensitive land uses.   
 
Existing access from Power Station Road will be utilised with close and 
convenient access to the arterial road network.   
 
The proposed buildings and works seek to construct a single storey office.  The 
proposed office has a length of 33 metres, a width of 12 metres and height of 3 
metres.  The floor area of the office and mezzanine will be 396 square metres.   
 
While the floor area of the building is to be increased the additional floor area will 
not result in a demand for any additional car parking.  Adequate car parking exists 
on site to accommodate staff and occasional visitors. 
 
Planning approval is required pursuant to the following Clause of the Wellington 

Planning Scheme: 

Planning Scheme Clause Matter for which a Permit is required 

Clause 35.07-1 Use of land for Industry 

Clause 35.07-4 Buildings and works 

Clause 43.02-2 Buildings and works 

Clause 52.06-3 
Reduce the minimum number of car 

parking spaces required under Clause 
52.06-5 
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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 
 

 
Area of cultural heritage sensitivity shown in green (Source: Vicplan) 

 
The southern portion of the subject land is contained within an area of cultural 
heritage sensitivity and the use of land for Industry is a high impact activity when 
a statutory authorisation (planning permit) is required for use. 
 
The long established use of the land as a sawmill is also included under Industry 
under the Victorian Planning Provisions.  The Aboriginal Heritage Regulations 2018 
does not list Sawmill as a separate industrial use under Regulation 46 and 
therefore would be captured by the definition of Industry. 
 
While a change of use from Sawmill to Industry requires a Planning Permit under 
the provisions of the Farming Zone, the use of the land is not otherwise changing 
under the provisions of the Aboriginal Heritage Regulations 2018.  A CHMP is 
therefore not required for the use of the land for Industry. 
 
Pursuant to Regulation 46(3) the construction of a building or the construction or 
carrying out of works is not a high impact activity if associated with a use under 
sub-regulation (1)(b) for which the land was being used before 28 May 2026. A 
CHMP is therefore not required for the proposed buildings and works. 
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5. Planning Elements 
 
5.1 Farming Zone 
 
The subject land and surrounding properties are contained within the Farming 
Zone. 
 
While the purpose of the Farming Zone is to provide for agriculture non-
agricultural uses can occur provided the use does not adversely affect the use of 
land for agriculture. 
 

 
Farming Zone mapping (Source: Vicplan) 

 
The continuing use of the land for Industry is considered an acceptable use and 
unlikely to have adverse impacts to surrounding agricultural activities.  
Surrounding agricultural activities limited to grazing.  The manufacturing of 
precast concrete products will be contained within the building and therefore 
unlikely to result in adverse impacts such as noise dust or odour. 
 
The proposed office is of a relatively modest size and scale in comparison to 
existing building on the subject land.  The proposed office is setback from 
property boundaries and approximately 295 metres from the nearest waterway 
and will avoid adverse impacts on surrounding agricultural uses. 
 
 

Subject 
land 
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5.2 Design and Development Overlay DDO7 
 
The proposed office building is located within the Design and Development 
Overlay Schedule 7, Highway Corridoes, Princes Highway and Great Alpine 
Road.  
 
Planning approval is required for buildings and works associated with a ‘permit 
required’ use as set out in the Section 2 of Clause 35.07-1 under the Farming 
Zone. 
 

 
Design and Development Overlay (DDO7) mapping (Source: Vicplan) 

 
The proposed office is considered an appropriate development in response to the 
design objectives prescribed under Schedule 7.  The proposed building will not 
have an adverse effects on the safe and efficient flow of traffic along the Princes 
Highway. 
 
The proposed building is setback approximate 170 metres from the Princes 
Highway.  Established tress along the southern and eastern boundaries of the 
property will substantially obscure the views of the proposed building from 
Princes Highway. 
 
 

Proposed 
office 
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5.3 Vegetation Protection Overlay (VPO1) 
 
Land in the southern portion of the property within approximately 85 metres of the 
Princes Highway is contained within the Vegetation Protection Overlay Schedule 
1, Tambo Bairnsdale Roadside Vegetation Protection Network. 
 

 
Vegetation Protection Overlay (VPO1) mapping (Source: Vicplan) 

 
A permit is required for the removal of native vegetation within the VPO3 with 
some exemptions available. 
 
The proposed use and development does not rely on the removal of any native 
vegetation. 
 
5.4 Car Parking 
 
The provisions of Claus 52.06 apply to the proposal as a result of the increase in 
leasable floor area arising from the proposed office building.  The office is 
ancillary to the proposed use for Industry. 
 
The proposed building increases the leasable floor area by 396 square metres 
which generates a minimum car parking requirement of 11.484 additional car 
parking spaces which is rounded down to11 car spaces. (2.9 car spaces /100m² 
additional leasable floor area). 
 
The proposed building will not give rise to an increased demand in car parking 
and therefore the provision of 11 additional car parking spaces is not considered 
necessary.  The site contains adequate land to accommodate car parking to meet 
the expected demand by staff and visitors. 
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6. Conclusion 
 
The proposed change of use, buildings and works and reduction in car parking is 
considered to satisfy all relevant provisions of the Farming Zone, the Design and 
Development Overlay and particular provisions of the East Gippsland Planning 

Scheme. The proposal is considered an appropriate use for the land having regard 
to the previous us as a sawmill and is not expected to have any adverse impacts 
to adjoining and surrounding agricultural activities. 
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