
Form 2 
 

NOTICE OF AN APPLICATION FOR PLANNING PERMIT 
 

 
The land affected by the 
application is located at: 
 

 
85 Bengworden Road BAIRNSDALE 3875  
Lot: 2 PS: 727592 
 

 
The application is for a 
permit to: 
 

 
Use of the Land for the Purpose of Trade Supplies 
and Display of Business Identification Signs 

 
The applicant for the 
permit is: 
 

 
Crowther & Sadler Pty Ltd 

 
The application reference 
number is: 
 

 
5.2024.341.1 

 
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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April McDonald

From: Snapforms Notifications <no-reply@snapforms.com.au>
Sent: Thursday, 22 August 2024 12:18 PM
To: Planning Unit Administration
Subject: Planning Permit application
Attachments: 20878 CoT Vol_11620_Fol_820.pdf; 20878 Site Plan V1.pdf; 20878 Report.pdf; 20878 

Layout Plan V1.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: 

 

Business trading name: Crowther & Sadler Pty Ltd 

Email address: contact@crowthersadler.com.au 

Postal address : PO Box 722 Bairnddale 

Work phone number: 51525011 

Owner's name: EmmaSusan Carroll & Rhys Michael Hine 

Owner's email address: contact@crowthersadler.com.au 

Owner's postal address: PO Box 722 Bairnsdale 

Owner's work number: 51525011 

Street number: 85 

Street name: Bengworden Road 

Town: Bairnsdale 

Post code: 3880 

Lot number: 2 

Plan number: PS727592S 

Plan type: Plan of subdivision 

Has there been a pre-application meeting: Yes  

Your reference number: 20878 
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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 

Description of proposal - Describe the use, development or other matter which requires a permit: Use of the Land 
for the Purpose of Trade Supplies and Display of Business Identification Signs. 

Existing conditions - Describe how the land is used and developed now: Exisitng dwelling 

Estimated cost of development. Note: You may be required to verify this estimate: 0 

Title (must have been generated within the past 30 days: 20878 CoT Vol_11620_Fol_820.pdf 

Site plan/floor - plan/elevations: 20878 Site Plan V1.pdf 

Planning report: 20878 Report.pdf 

1. Supporting information/reports: 20878 Layout Plan V1.pdf 

Declaration: Yes 

Privacy Statement: Yes 



VOLUME 11620 FOLIO 820                            Security no :  124117132103A
                                                  Produced 02/08/2024 02:56 PM

LAND DESCRIPTION

Lot 2 on Plan of Subdivision 727592S.
PARENT TITLES :
Volume 11291 Folio 037  to Volume 11291 Folio 039
Created by instrument PS727592S 07/12/2015

REGISTERED PROPRIETOR

Estate Fee Simple
Joint Proprietors
    EMMA SUSAN CARROLL
    RHYS MICHAEL HINE both of 85 BENGWORDEN ROAD BAIRNSDALE VIC 3875
    AW783846G 02/05/2023

ENCUMBRANCES, CAVEATS AND NOTICES

MORTGAGE  AW783847E 02/05/2023
    NATIONAL AUSTRALIA BANK LTD

    Any encumbrances created by Section 98 Transfer of Land Act 1958 or Section
    24 Subdivision Act 1988 and any other encumbrances shown or entered on the
    plan set out under DIAGRAM LOCATION below.

AGREEMENT  Section 173 Planning and Environment Act 1987
    AL373749M 22/09/2014

DIAGRAM LOCATION

SEE PS727592S FOR FURTHER DETAILS AND BOUNDARIES

ACTIVITY IN THE LAST 125 DAYS

NIL

------------------------END OF REGISTER SEARCH STATEMENT------------------------

Additional information: (not part of the Register Search Statement)

Street Address: 85 BENGWORDEN ROAD BAIRNSDALE VIC 3875

ADMINISTRATIVE NOTICES

NIL

eCT Control    16089P NATIONAL AUSTRALIA BANK LTD
Effective from 02/05/2023

DOCUMENT END

Copyright State of Victoria. No part of this publication may be reproduced except as permitted by the Copyright Act 1968 (Cth), to comply with a statutory requirement or pursuant to a written agreement. The information is only
valid at the time and in the form obtained from the LANDATA REGD TM System. None of the State of Victoria, its agents or contractors, accepts responsibility for any subsequent publication or reproduction of the information.

The Victorian Government acknowledges the Traditional Owners of Victoria and pays respects to their ongoing connection to their Country, History and Culture. The Victorian Government extends this respect to their Elders,
past, present and emerging.

REGISTER SEARCH STATEMENT (Title Search) Transfer of 
Land Act 1958

Page 1 of 1

Title 11620/820 Page 1 of 1































        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 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Planning Report  

 

Use of the Land for the Purpose of Trade Supplies and 
Display of Business Identification Signs.   

 

85 Bengworden Road, Bairnsdale  

 

 

Our reference – 20878 

 
 
August 2024 
 
 
 
 
 

 
  



East Gippsland Shire Council 

  20878 Report 

 Page 2 

Contents 
 
1. Introduction         3 
 
2. Subject Land & Surrounding Context     4 
 
3. The Application & Proposal      7 
 
4. Cultural Heritage        10 
 
5. Planning Policy        11 

 5.1 Planning Policy Framework     11 

 5.2 Municipal Planning Strategy      12 
 
6. Planning Elements        13 

 6.1 Farming Zone 1        13 

 6.2 Signs          14 

 6.3 Car Parking        16 
 
7. Conclusion         17 
 
8. Attachments         

 Application Form 

 Proposed Site Plan (Version 1) 

 Layout Plan (Version 1) 

 Copy of Title (Lot 2 on PS727592S)   

  

  

 

 
Note: Applicable Planning Application fee is $2,906.80 
  



East Gippsland Shire Council 

  20878 Report 

 Page 3 

1. Introduction 
 
This Planning Report is prepared in support of a proposed change of use for the 
purposes of trade supplies and display of business identification signs at 85 
Bengworden Road, Bairnsdale.  The Report addresses the provisions of the 
Farming Zone 1 and Clause 52.05 Signs as contained within the East Gippsland 
Planning Scheme. 
 

 
Aerial image of the subject land and immediate surrounds (Source: Google Earth) 
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2. Subject Land & Surrounding Context 
 
Formally known as Lot 2 on PS727592 or more commonly known as 85 
Bengworden Road, Bairnsdale, the subject land is a smaller rural allotment of 
approximately 4 hectares and is developed with a dwelling and outbuildings within 
the western part of the property. A new outbuilding has recently been constructed 
on the land within the western part of the property and is not shown on aerial 
photography.   
 

 
New shed location image (Source: Google Earth) 

 

 
Image of the new agricultural shed looking south 

Approximate 
location of 

the new shed 
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Subject land and location of the proposed use from Bengworden Road, looking east 

 
The subject land enjoys existing constructed access to Bengworden Road which 
is shared with two neighbouring landowners via a small section of road.  
 

 
Image of the existing access arrangements looking east 

 
The subject land has frontage to Bengworden Road to the west which, is a good 
quality sealed road with gravel shoulders and grass swale drainage. 
 

 
Image of Bengworden Road looking south opposite the subject land 

 

Subject 
land’s 
access 

driveway 
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To the east of the subject land is a larger property developed with a dwelling and 
horse training infrastructure and stables. This land parcel is provided with access 
to Bengworden Road via a driveway that runs along the northern boundary of the 
subject land.  
 
Further north across from 75 Bengworden Road’s driveway is a similar sized 
property as the subject land and contains a dwelling and outbuilding. To the south 
of the subject land is 177 Bengworden Road which is a larger rural land parcel 
developed with a dwelling and outbuilding, within the southern part of the 
property.    
 
West of the subject land across from Bengworden Road is a rural lifestyle 
property developed with a dwelling and outbuildings, in a treed environment.   
 
The subject land is located approximately 6km to the south-west of the Bairnsdale 
Activity Area.  
 

 
Locational plan showing proximity with the Bairnsdale Activity Area  

(Source: Google Earth) 

 
  

6 km 

Subject 
land 

Bairnsdale 
Activity 

Area 
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3. The Application & Proposal 
 
It is proposed to use the land for trade supplies, display business identification 
signs and reduce car parking.  
 
The proposed use of the land is for the purposes of selling and distributing stock 
feed in the form of larger hay and lucerne bales. The landowner’s business does 
not propose to sell palletised stock feed or domestic animal feed.  
 
The business is aimed at servicing larger primary producers with bulk hay 
stockfeed requirements, rather than hobby farm producer’s needs. The business 
operates on the basis of bulk feed purchases from East Gippsland farmers, with 
feed then on sold and often delivered to other primary production enterprises. 
 
During the week, pick-up purchases are catered for onsite via an appointment 
system only, as the business owners are generally delivering feed within the 
region. Onsite purchasing of feed during the week will be limited to times when 
stockfeed deliveries are not being undertaken and is estimated to be 
approximately five onsite purchases a day. Operating hours during the week are 
Monday to Friday 8a.m-5p.m. 
 
The business will be open on Saturday mornings until 12 noon, as no or limited 
deliveries of feed occurs Saturday mornings. Saturday will see an increase in 
onsite purchases, with numbers of onsite purchases estimated to be around 
twenty.   
 
Given the sporadic nature of the business, as stockfeed requirements by primary 
producers within the district can vary depending on climatic conditions, the 
business will be operated primarily by the landowners, with some supporting 
assistance of truck drivers during increased feed requirements by local 
agricultural enterprises.    
 
Operational requirements will see stock feed accommodated within the new 
purpose-built agricultural shed providing feed weather protection.   
 
To the north of the recently constructed  shed within the western part of the site 
will be the loading and unloading area allowing onsite customer purchases to be 
loaded onto trailers or trucks.  This area will also be used to load the business’s 
delivery vehicles.   
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Proposed site plan 

 

Trade supplies is defined within the planning scheme as: 

Land used to sell by both retail and wholesale, or to hire, materials, tools, equipment, 
machinery or other goods for use in: 

a) Automotive repairs and servicing; 
b) Building; 
c) Commerce; 
d) Industry; 
e) Landscape gardening; 
f) The medical profession; 
g) Primary production; or  
h) Local government, government departments or public institutions.  

 

As the land is proposed to be used to sell stockfeed associated with primary 
production it is considered the proposed use is defined within the Planning 
Scheme as trade supplies.  

It is proposed to display two business identification signs on the property entrance 
fence to identify the proposed business’s location. The proposed signs will have 
dimensions of 1.5 metres and 1 metre and have a combined area of 3 square 
metres. 
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Proposed business identification signs 

Planning approval is required pursuant to the following Clauses of the East 
Gippsland Planning Scheme: 

Planning Scheme Clause No. Description of what is Proposed 

35.07-1 Farming Zone 1 
 

Use of the land for trade supplies 
 

52.05-14 Signs 
 

Display business identification signs 
 

52.06-3 Car Parking 
 

Reduce the number of car spaces 
 

 
No referral of the application is required pursuant to Section 55 of the Planning 

and Environment Act 1987. 
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4. Cultural Heritage 
 
The proposal does not trigger any mandatory requirements to provide a Cultural 
Heritage Management Plan (CHMP) under the Aboriginal Heritage Act 2006. 
 
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 green (Source: VicPlan) 

 
The subject land is within an area of cultural heritage sensitivity however, the use 
of land for trade supplies is not a high impact activity specified within Regulation 
46(1)(b) of the Aboriginal Heritage Regulations 2018. Therefore, there is no 
mandatory requirement to provide a CHMP in support of the application.  
 
 
 
 
 
 
 
 
 
 
 
 
 

Subject 
land 



East Gippsland Shire Council 

  20878 Report 

 Page 11 

5. Planning Policy 
 
5.1 Planning Policy Framework 
 
To protect the State’s agricultural base by preserving productive farmland is the 
objective of Clause 14.01-1S Protection of agricultural land. The proposed use of 
the land for the purposes of trade supplies positively addresses the relevant 
strategies that underpin the objective: 

• The subject land is not located within an area of strategic farmland and 
given the size of the allotment there is no ability to provide for a productive 
farming enterprise.  

• As the land is currently used for rural living purposes, the land is already 
lost to productive agricultural land.  

• Using the land for the purposes of trade supplies associated with stock 
feed provides for an associated agricultural use within an agricultural area, 
that adds to and supports agricultural enterprises and assists agricultural 
production within the region.  

• It is considered that using the land to accommodate stock feed and as a 
base to transport stock feed will have limited if any detrimental impacts on 
neighbouring agricultural enterprises to the east and south of the subject 
land. The proposed use will create limited or minor impacts in terms of 
noise, dust and emissions.  

 
Using the land for trade supplies is provided with positive planning policy support 
contained within Clause 14.01-2S Sustainable agricultural land use: 

• The proposal assists sustainable agricultural and rural land use practices 
through the purchase of hay and lucerne locally and the provision of stock 
feed in times of reduced on farm feed.  

• In somewhat unknown potential risks associated with climate variability, 
the need for farmers to adapt is becoming more important and this may 
rely on the need for importing stock feed where it was once not required.  

• Purchasing stock feed within the region may result in some agricultural 
enterprises diversifying and value adding through dedicated or partial 
farming of hay or lucerne.  

• Bulk transport of stock feed provides a value add allowing farmers to 
service and reach markets that were not otherwise available due to the 
cost and irregular transport availability.  

  
The subject land is not located within a special water catchment and no additional 
wastewater will be created by the proposal, ensuring water quality within the area 
is maintained as per Clause 14.02 Water.   
 
Providing stock feed provision from the land and more importantly bulk feed 
deliveries supports the local rural economy to grow and potentially diversify, 
consistent with Clause 17.01-1S Diversified economy.  
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The proposed use provides for landowner employment and occasional transport 
employment in accordance with Clause 17.01-1L Diversified economy.  
 
The subject land is provided with a constructed crossover to Bengworden Road 
with the property entrance setback from the crossover location allowing for easy 
egress and access to the property by larger vehicles. The existing vehicle 
crossover to Bengworden Road that will be used as part of the business ensures 
no additional access is required to the principal road network as sought within 
Clause 18.02-4S Roads.  
 
5.2 Municipal Planning Strategy 
 
The proposed use of the land for trade supplies will not diminish water quality 
within the area given the relatively benign activities to be undertaken on the land.  
The use provides a local value add to agricultural products (hay), allowing some 
farming enterprises to diversify into the hay growing market rather than just for 
on farm use.  The subject land is not identified as an area of high quality 
agricultural production as sought within Clause 02.03-4 Natural resource 
management.  
 
Clause 02.03-6 Economic development advises that agriculture is one of the 
Shire’s major traditional industries. The proposed use providing for bulk stock 
feed deliveries and onsite stock feed purchase will support the broader 
agricultural sector of the Shire and will assist to maintain and in some cases 
increase agricultural production.  
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6. Planning Elements 
 
6.1 Farming Zone 1 
 
The subject land is zoned Farming Zone 1 in accordance with the East Gippsland 
Planning Scheme.  Using the land for the purposes of trade supplies associated 
with primary production meets the relevant purposes of the zone.  
 
Positive planning policy support for the proposed use is contained within the 
Municipal Planning Strategy and Planning Policy Framework.  It provides an 
agricultural service that assists to provide other rural landowners to use their 
properties for productive agriculture.  The subject land is lost to and is not 
considered productive agricultural land and as such the proposed use sits 
comfortably within the context of the area.  The proposed use is considered 
benign within the rural setting and will not adversely affect the use of neighbouring 
properties for agriculture.  The proposal supports rural employment. 
 
Decision Guidelines 
 
The use of the land for trade supplies responds well to the decision guidelines of 
the zone: 

• No detrimental impacts arise from the proposed use with respect to the 
Regional Catchment Strategy as no vegetation is being removed.  

• No additional effluent is required to be accommodated onsite.  

• The proposal is compatible with adjoining and nearby land uses as no 
additional traffic management is required, noise is minimal, emissions will not 
take place and dust management can be undertaken if required.  

• Providing for bulk stock feed deliveries and onsite stock feed pick-up will 
support and enhance agricultural production of primary producers within the 
district through feeding supplementation.  

• The small land holding developed with a dwelling is already removed from 
agricultural production and the proposed use is therefore welcomed as it 
supports the greater agricultural sector.  

• Adjoining and nearby agricultural uses can easily co-exist as the proposal is 
not considered a sensitive use.  

• Activities to be undertaken on the land will not reduce or affect soil quality. 

• The use of the land is considered an agricultural use in a sense and the land 
has capacity to sustain the use given the land size and location.  

• No vegetation is required to be removed and as such there will be no impact 
to flora and fauna on the site and surrounds.  

• There will be no detrimental impacts to waterways as they do not exist on the 
land.  

• There is no need to provide for any additional structures on the land at this 
stage to facilitate the proposed use.  
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6.2 Clause 52.05 Signs 
 
Clause 35.07-7 within the Farming Zone advises that sign requirements are 
contained within Clause 52.05 and the zone is in Category 4. 
 
Clause 52.05-14 Category 4 – Sensitive areas, stipulates that business 
identification signs are a Section 2 permit required sign and the condition relating 
to business identification signs is that the total display area to each premises must 
not exceed 3 square metres.  
 
It is proposed to display two signs on the property at the front fence of the subject 
land The first sign has an area of 1.5 square metres and the second sign has an 
area of 1.5 metres. 
 
The relevant purposes of Clause 52.05 are met by the proposed display of signs. 
Bengworden Road is a principal road carrying traffic travelling at significant 
speeds, this requires the property to have business identification signs to allow 
vehicles to recognise the location of the premises and to alert vehicles to reduce 
speed to enter the premises.  
 
The signs are of modest size, they are not internally illuminated and sign content 
is simple and clear avoiding the visual disruption of the area.  
 
Decision Guidelines 
 
The proposed business identification signs address the decision guidelines 
relating to the display of signs: 

• The character of the area is varied being within a rural context containing 
smaller properties used for rural living purposes and larger farming properties. 
As a result, the character of the area sees built form rather than only grassed 
farming paddocks. Within this context the signs are not considered visually 
dominant and blend with the surrounding built form.  

• Visual disorder and cluttering of signs will not be introduced into the area as 
a result of the proposed signs. The signs are modest in scale and are of simple 
design. 

• There is no impact to views and vistas, the signs will not obscure important 
views from the public realm given their proposed siting and will not dominate 
the skyline as a result of their proposed location.  

• Displaying two signs less than a combined area of 3 square metres are 
proportionate to the proposed use and maintains the dominant 
landscape/rural environment.  

• No vegetation requires removal to facilitate the display of the signs and the 
subject land’s perimeter vegetation will be maintained.  

• No structures are required to display the signs as they are proposed to be 
located on an existing front fence.  

• The signs will not be internally illuminated and do not contain a logo box. 
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• Site identification is required as the land adjoins a principal road where 
vehicles need lead time to reduce speed to enter the premises.  

• It is considered that the modest and simple signs will not obstruct driver’s line 
of sight, view of a traffic control device, dazzle or distract drivers, be mistaken 
for a traffic control device and provides an easy to read sign that allows 
vehicles to decelerate safely.   
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6.3 Car Parking 
 
The trade supplies use is limited to the western part of the property, which is 
considered the “site” for the proposed use. The site area used for trade supplies 
is 31 metres in width and 75 metres in depth equating to an area of 2,325 square 
metres. 
 
Clause 52.06 Car parking advises that before a new use commences car parking 
as stipulated in Clause 52.06-5 must be provided on the land. Clause 52.06-5 
advises that trade supplies requires 10 per cent of site area to be set aside for 
car parking.  
 
It is proposed to set aside 10 per cent of the area for the purposes of car parking 
and associated access immediately abutting the car parking spaces.  
 
Ten per cent of the site area is 232.5 square metres. Ninety degree angle car 
parking has a car space width of 2.6 metres and a length of 4.9 metres. The 
accessway width for a car space is 6.4 metres.  
 
The car parking proposed onsite will be 2 bays of four car parking spaces. Hence 
the length of the accessway is 10.4 metres and the width is 6.4 metres having an 
overall area of 66.56 square metres. Each bay of car parking requires an 
accessway resulting in an overall area for the accessways being 133.12 square 
metres. 
 
The overall area of a car parking space is 12.74 square metres with 8 car spaces 
having an area of 101.92 square metres. The total area for car parking spaces 
and accessways is 235.04 square metres exceeding 10 per cent of the site. 
 
In accordance with Clause 52.06-8 a car parking plan is submitted with the 
application that shows all car parking spaces to be provided, access lanes and 
the driveway. 
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7. Conclusion 
 
The proposed change of use for the purposes of trade supplies, display of 
business identification signs and reduction of car parking at 85 Bengworden 
Road, Bairnsdale is considered to accord with all relevant provisions of the 
Farming Zone 1, Clause 52.05 Signs and Clause 52.06 Car parking of the East 
Gippsland Planning Scheme. The proposal is consistent with the Planning Policy 
Framework, Municipal Planning Strategy and provides for a use that will assist to 
maintain and potentially increase primary producers’ production within the region. 
 
For these reasons we respectfully request that Council consider the merits of the 
application favourably and resolve to issue a Planning Permit. 
 
 
 






