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Introduction
About Bass Coast
The Bass Coast Shire forms part of Melbourne’s peri-urban area and is located about 130 km east of the
Central Business District, close to Melbourne’s south-east growth corridor. It has an enormous variety of
much-valued landscape, heritage, biodiversity, environmental, economic, infrastructure and settlement
values. This discussion paper explains these values, which attract a growing number of visitors and residents
to the shire to live, work and play.
The values that make Bass Coast so attractive are coming under increasing pressure from development,
visitors and the impacts of climate change (such as flooding and erosion), which increasingly threaten to
degrade the shire’s landscape, environment and heritage values.

Distinctive areas and landscapes

Bass Coast Statement of Planning Policy

Metropolitan Melbourne and regional cities periurban areas are of outstanding natural beauty and
have great social, environmental, economic and
cultural heritage significance. They provide habitat
for endangered and threatened species and work,
tourism and recreational opportunities. They also
provide essential infrastructure and services (such
as clean air, drinking water, food and resources).

The declaration was the first step in the
government’s commitment to protect the Bass
Coast’s distinctive attributes. The declaration
triggers the development of a draft Statement of
Planning Policy (SPP) by DELWP in partnership with
the Bass Coast Shire Council and the Bunurong Land
Council Aboriginal Corporation (BLCAC).

Under the Planning and Environment Amendment
(Distinctive Areas and Landscapes) Act 2018, an area
in Victoria can be declared a ‘distinctive area and
landscape’ (DAL) if it meets certain attributes and if
its social, cultural, environmental and economic
values could be lost or irreversibly damaged by the
impacts of urban encroachment, climate change, or
by other impacts.
The special character of DALs appeals to residents
and visitors alike, and we must manage Victoria’s
growth while protecting and enhancing them. A
sustainable approach to DALs and peri-urban areas
more generally recognises their unique attributes,
and it ensures development responds appropriately
to the things that attract people to them.

Declaration of the Bass Coast
The Bass Coast DAL was declared in October 2019.
The declaration applies to the whole Bass Coast
Shire and extends 600 metres seaward of the
low-water mark. The declaration followed an
assessment by the Department of Environment,
Land, Water and Planning (DELWP), with input
from Bass Coast Shire Council and the local
community, to confirm the area meets the
attributes necessary to be declared as a DAL
under Section 46AP of the Act.

4

The SPP will create a framework for the future use
and development of land in the DAL, to ensure its
attributes are protected. It will include:
• a 50-year vision identifying the values and
attributes to be protected and enhanced
• Aboriginal tangible and intangible cultural values
and other cultural heritage values in relation
to the DAL
• a declared area framework plan that integrates
social, environmental, economic and cultural
heritage attributes; the plan may specify
settlement boundaries or designate settlement
boundaries as protected settlement boundaries.
Once the SPP is approved — after an extensive
community and stakeholder engagement process
— it will be incorporated into the Bass Coast
Planning Scheme through a planning scheme
amendment and enforced through the Planning and
Environment Act 1987.
Some changes to local planning controls and policies
may be needed to implement the SPP and ensure
the DAL’s highly valued attributes are protected
and enhanced.

Bass Coast Distictive Areas and Landscapes Discussion Paper
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Community engagement
The Bass Coast Distinctive Areas and Landscape project has three
community engagement phases:
• phase 1 finished in August 2019 and informed the declaration of the
Bass Coast DAL
• phase 2 starts in March 2020 and will gather feedback about the
content of this discussion paper and other relevant ideas people want
to raise, to inform the draft SPP
• phase 3 will occur in mid-2020, when the draft SPP will be released for
public consultation, with opportunities for written submissions.

Phase 1 engagement
Phase 1 public engagement occurred from 10 July 2019 to 12 August
2019, and it included five open-house workshop sessions, an online
survey, written and online submissions and ‘pop-ups’ at
community events.
People gave their feedback about what they most value about the Bass
Coast, threats they perceive to those values, ways we can protect those
values and their vision for the future of the Bass Coast.
The Community Engagement Key Findings Report of phase 1 is
available online. In all, 232 written and online submissions were received
and 1,001 comments mapped.

Phase 2 engagement
This discussion paper is intended to promote community and
stakeholder discussion about opportunities to protect and enhance the
distinctive attributes of the Bass Coast DAL to inform the draft SPP.
DELWP prepared the paper in consultation with Bass Coast Shire
Council and Traditional Owners the Bunurong, and it has been informed
by the findings of the phase 1 engagement activities. It provides an
overview of the policy domains and the draft vision to be included in the
draft SPP.

We would like to hear your views about the ideas and issues in this
paper and any other ideas you have about protecting and
enhancing the Bass Coast DAL’s environment, landscapes and
lifestyle.
We seek feedback about:
• the draft 50-year vision
• the proposed precinct-based approach for the SPP
• issues and strategic directions in each policy domain
• any other ideas you have about protecting and enhancing
the DAL’s values.

Bass Coast Distictive Areas and Landscapes Discussion Paper
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Bass Coast precincts
To ensure the SPP effectively addresses threats to
the DAL’s social, cultural, environmental and
economic values, the discussion paper proposes the
area be considered as five precincts.
This will acknowledge that the characters of
communities, the threats they face and the best
ways to protect and enhance their values may vary
across the DAL. For example, mechanisms to protect
values in Wonthaggi are likely to be different from
those in the small coastal hamlets.

Have your say
What makes your precinct unique?
What are the biggest challenges facing your
precinct?

Figure 1. Proposed Bass Coast Precincts
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Waterline and Bass River
Catchment Precinct

Figure 2: The Waterline and Bass River Catchment Precinct Area
The Waterline and Bass River Precinct’s northern
boundary aligns with the administrative border of
the Bass Coast Shire, with the eastern boundary
divided by the administrative areas of the Port Phillip
and Westernport Bay Catchment Management
Authority and West Gippsland Catchment
Management Authority.

The Waterline and Bass River Precinct’s notable
features include:
• Environment and landscape: internationally
recognised Ramsar-listed wetlands, the Bass River
catchment, the Bass Hills and the views along the
Bass Highway corridor, the Gurdies Nature
Conservation Reserve (NCR), the Hurdy Gurdy
Creek NCR, the Grantville NCR and the Reef Island
and Bass Mouth NCR

Challenges for the precinct include:
• human and climate change impacts on Ramsarlisted wetlands
• threats to waterline settlements from rising sea
levels and storm surges
• the need for long-term management and
rehabilitation of mineral sands extractive areas
• upgrades to the Bass Highway to accommodate
more freight and vehicle movements.

• Economy and infrastructure: the Bass Highway,
the Bass Coast Rail Trail, a high-pressure gas
pipeline, Candowie Reservoir, the underground
pipeline from the Victorian Desalination Project,
the French Island barge linking Corinella and
French Island and state-significant mineral
sands deposits.
Bass Coast Distictive Areas and Landscapes Discussion Paper
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Phillip Island Precinct

Figure 3: Phillip Island Precinct Area
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Phillip Island is an iconic destination with
significant landscape, environment and
heritage values.
Its notable features include:
• Environment and landscape: important bird
and marine habitat at Rhyll Inlet and Rhyll
Swamp and at the island’s south-western coast,
Ramsar-listed wetlands, Churchill Island Marine
Park, the reserves managed by Phillip Island
Nature Parks, The Nobbies (Round Island),
Pyramid Rock and Cape Woolamai
• Economy and infrastructure: the island’s many
tourist attractions including the Penguin Parade
and the Phillip Island Grand Prix Circuit, Phillip
Island Road which is the major transit route on
and off the island and Cowes Jetty
• Heritage: sites of importance to the Bunurong
People, Churchill Island Heritage Farm and a
strong surfing culture and heritage.

Challenges for the precinct include:
• congestion and local infrastructure pressures
during peak periods
• human and climate change threats to biodiversity
and environmental values
• carrying-capacity constraints to satisfy demand
arising from urban development and more visitors.

Department of Environment, Land, Water and Planning

Bass Hinterland Precinct
The Bass Hinterland Precinct’s eastern boundary
aligns with the administrative border of the Bass
Coast Shire local government area, with the northwestern boundary divided by the administrative
areas of the Port Phillip and Westernport Bay
Catchment Management Authority and West
Gippsland Catchment Management Authority.

The precinct’s notable features include:

Challenges for the precinct include:
• erosion in the steeper areas, due to historical
vegetation loss
• water contamination resulting from agricultural
runoff and land management practices
• flood mitigation and the natural flood storage
capacity of floodplain areas.

• Environment and landscape: the steep, rolling,
cleared hills of the Strzelecki Ranges; and Powlett
River, which runs through the high-quality
agricultural land of the Powlett River valley, which
has significant flood storage capacity during
flooding events
• Economy and infrastructure: Lance Creek
Reservoir, high-pressure gas pipelines through the
south-western corner of the precinct and along the
Powlett River Valley, the Korumburra–Wonthaggi
Road and Bass Highway (to which upgrade works
are planned) and the underground pipeline from
the Victorian Desalination Project to Berwick.
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Figure 4: Bass Hinterland Precinct Area
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Regional Centre Precinct
The Regional Centre Precinct comprises Wonthaggi,
which is the DAL’s service hub providing health,
education and employment services.

The precinct’s notable features include:
• Environment and landscape: the Wonthaggi
Bushland Reserve, Wonthaggi Heathlands NCR
and Wonthaggi Wetlands Reserve

Challenges for the precinct include:
• traffic congestion through the town centre
including freight movements
• providing infrastructure to keep pace with
population growth and to align with Wonthaggi’s
regional role.

• Economy and infrastructure: Bass Highway,
Wonthaggi Hospital and the Wonthaggi
Education Precinct
• Heritage: heritage civic and railway buildings: the
State Coal Mine in Wonthaggi was the mostsignificant black coal mine in Victoria, operating
from 1909 to 1968.

Figure 5: Regional Centre Precinct
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Bunurong Coast Precinct
The Bunurong Coast Precinct extends from Inverloch to the east of San
Remo. The landscape and seascape are intrinsic elements of the Country
of the Bunurong People.

The future Yallock-Bullock Marine and Coastal Park
will connect the existing coastal reserves from San
Remo to Inverloch.

• Heritage: sites of significance to the Bunurong
People, the Bourne Creek Trestle Bridge at
Kilcunda and the Amazon shipwreck.

The precinct’s notable features include:

Challenges for the precinct include:

• Environment and landscapes: the future YullockBullock Marine and Coastal Park and important
intertidal habitats; Powlett River and its floodplain,
Bourne Creek, Wreck Creek and Screw Creek,
all of which provide habitat for endangered birds
species and breeding grounds for fish and eels;
state-significant landscapes and geological
features (such as Eagles Nest)

• managing the natural opening and closing of the
precinct’s estuaries
• coastal erosion from rising sea levels and storm
surges: mitigation techniques are currently
underway at Inverloch
• development pressure to accommodate an
increasing number of residents and visitors.

• Economy and infrastructure: significant visitor
economy and holiday home destination.
The Victorian Desalination Project and the
underground pipeline from the project to Berwick;
the Wonthaggi Wind Farm; Bass Highway
and the Cape Paterson – Inverloch Road,
which is a popular tourist route.

Figure 6: Bunurong Coast Precinct Area.
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Developing a shared vision
The Bass Coast SPP will set out a long-term vision for the Bass Coast DAL,
which governments and communities can work together to achieve. The
following draft vision for the Bass Coast DAL for the next 50 years to 2070
reflects community input during the phase 1 engagement process.
In 2070, the Bass Coast values and protects
its iconic natural coastline. Major coastal landforms
— The Nobbies, Pyramid Rock, Cape Woolamai and
Eagles Nest among others — are recognised, visited
and admired for their natural beauty, as are the
views away to Andersons Inlet and French Island.
The biodiversity values of the important wetland and
coastal habitats — the Western Port Ramsar-listed
wetlands (including Rhyll Inlet, Swan Bay and
Churchill Island), Anderson Inlet and the mouths of
the Powlett River, Bass River, Bourne Creek and
Wreck Creek among others — are safeguarded and
managed as living entities. Habitat protection is
important for everyone, residents and visitors.
The undeveloped coastline, long exposed surf
beaches and inland areas are protected from
vegetation clearance and intrusive development.
Coastline and coastal settlement vistas, enhanced
as they are by the Strzelecki Ranges backdrop,
feature uninterrupted ridgelines and view lines.
Green breaks are visible between settlements, and
rural land is put to productive agricultural uses.
Integrated water management safeguards precious
water supplies and minimises harm from stormwater
and wastewater. Remnant vegetation and habitats
are connected by wildlife corridors, increasing
vegetation cover across the Bass Coast.
The healthy, balanced ecological system
incorporates Bunurong cultural (including natural)
values, stories and creations. There is a widely
recognised connection to land, sea, sky and water;
sacred sites are respected; and the Bunurong
cultural heritage landscape is appreciated for its
ancient and contemporary uses and conserved for
future generations.

The local economy has resilient, growing industries,
particularly agriculture — the Bass Coast is
Melbourne’s, and Victoria’s, food bowl — and tourism
— the coast is a year-round destination managed to
be an environmentally conscious, authentic place of
outstanding natural beauty. The area's rich
terrestrial and marine life including fairy penguins
and seals, are a major draw card for visitors and
residents.
The unique character of settlements is maintained
and enhanced. Wonthaggi provides jobs and
education and other services to the region.
Revitalised town centres provide for the economic
and social needs of residents and visitors.
Urban growth is well-planned, situated in
appropriate locations and respectful of
distinctive areas, high-quality agricultural land
and the natural environment. Communities are
strengthened by good transport routes and
accessible outdoor activities.
The Bass Coast engages with technologies for
sustainability — to transition away from fossil fuels,
to minimise resource use and waste, and to achieve
and exceed emissions targets. Climate change
impacts — coastal erosion, flooding, rising sea levels,
bushfires and extreme weather events — are
managed, and settlement areas and infrastructure
are planned to mitigate climate change risks.

Have your say
What do you think of the draft vision?
Are there other things we should include in the
draft vision?

Bass Coast Distictive Areas and Landscapes Discussion Paper
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Policy domains
The proposed policy domains align with the objects
of the Planning and Environment Act 1987 for
distinctive areas and landscapes, and they were
informed by phase 1 engagement feedback. The
policy domains are:
• Landscapes
• Biodiversity and environmental values
• Heritage
• Economy and infrastructure
• Environmental risk and resilience
• Settlements

16
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Landscapes
Bass Coast’s coastal and rural landscapes
have great natural beauty, and they are
important to the cultural and heritage
values of the region.
The beaches and bays, rugged coastlines, rock
platforms and formations, seascapes and bush are
valued by locals and visitors for the enjoyment the
views provide.
Rolling pastoral hills give way to the Bass Hills and
Strzelecki Ranges Foothills, which are iconic
backdrops to the rural hinterland, with panoramic
views and seascapes across Western Port and along
the Bass Strait coastline. Cultural landscapes reflect
significant activities and historical themes (such as
recreation, conservation, agriculture and industry,
historic settlement and maritime enterprise).
These landscapes are threatened with degradation
by human impacts — visitation, trespass, urban
development, water contamination from pollutants
and run-off, vegetation removal and other damaging
land management practices — and climate change
impacts — rising sea levels, flooding, erosion, storm
surges and bushfires.
The primary reference document and guiding
strategy for landscape protection in the Bass Coast
is the Victorian Coastal Spaces Study 2006, which
has generally been reflected in the planning scheme
as Significant Landscape Overlays (SLOs) and
Environmental Significance Overlays (ESOs),
restricting types of land use, buildings and
works in the area.

Strategic directions
To protect and enhance the significant coastal
and rural landscapes of the Bass Coast DAL, the
SPP may include planning controls, land
management strategies and/or other
mechanisms to:
• protect significant rural and coastal
landscapes through clear planning controls
• guide development within settlements, to
ensure it is sympathetic to the surrounding
landscape through built form controls (for
example, on building heights and setbacks)
• protect key viewing corridors and vantage
points
• protect green breaks between townships, to
avoid sprawl along the coast
• retain and increase native vegetation cover
that contributes to significant landscapes.

Have your say
How else can the SPP protect and enhance the
Bass Coast DAL’s landscapes?

Development in coastal landscapes is also controlled
using the Siting and Design Guidelines for Structures
on the Victorian Coast, which generally requires
development to be sited and constructed in a way
that blends in with coastal landscapes.
The Victorian Government is currently updating the
Coastal Spaces Study 2006, and a new landscape
assessment is being carried out to identify
significant landscape areas and ensure that valued
landscapes in Bass Coast are consolidated into and
protected by the planning scheme.

Bass Coast Distictive Areas and Landscapes Discussion Paper
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Heritage
The Traditional Owners of the Bass Coast declared area are the Bunurong
of the Kulin nation who have occupied the area for in excess of 35,000
years. The Bunurong have a deep connection with all aspects of the
natural environment including earth, sea, rivers and sky.

Aboriginal cultural heritage
The DAL’s coastal areas were valued by the
Bunurong People as a source of food (such as
shellfish), and they established campsites near rocky
platforms and where there was access to potable
water. They likely occupied coastal areas in the
spring and summer months. There is also evidence
that in winter they occupied upland areas which
provided food — particularly lyrebirds — and shelter.
There are currently 640 places included on the
Victorian Aboriginal Heritage Register in the
Bass Coast DAL, concentrated along the coast.
Stone artefact scatters, shell middens, burial
sites and scarred trees provide evidence of
long-term occupation.
There are likely to be other archaeological sites near
or in sand dunes, sand ridges, naturally formed
waterways, swamps, floodplains and areas of
remnant vegetation, but much of the DAL has not
been properly investigated.
The BLCAC is the Registered Aboriginal Party (RAP)
for the area, and it represents the descendants of
the Boon wurrung-speaking peoples.

The importance of the Bass Coast to the Bunurong
People is illustrated by the following statement of
significance, which accompanied the declaration of
the Bass Coast DAL.
We the Bunurong People are the Traditional
Custodians of this Country, it’s alive with our
stories. These Sands of the Bass Coast contain
the footprints left behind by our ancestors in
every cultural way.
The responsibility for the Caring of our Country
belongs to us as its Custodians. She is our Mother
and Bunjil our Father.
Our Country has always given us our physical
means to flourish and survive, food, water and air.
We are saltwater people, and the rivers that run
into the sea are our Country, and where these
rivers meet the sea have always been important
places to our people.
Our Country will continue to preserve us and our
values into the future, as we will continue to
preserve Our Country and protect our past and
persist within these modern spaces. We have
been here since the beginning and will be here
until the end.
These Places hold our Stories, Culture and our
Ancestors physically as well as Spiritually and
it is by the Lore of Bunjil we protect, love and
look after her.
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Currently, there are only two requirements to
protect significant Aboriginal cultural heritage sites:
to develop a cultural heritage management plan
(CHMP) for specific parcels of land and to have
a cultural heritage permit (CHP) if a registered
Aboriginal place will be disturbed by development.
A CHMP is required if high-impact activities
that will result in significant ground disturbance
are proposed in designated areas of cultural
heritage sensitivity1.
While this is a world-leading requirement, it has its
limits: some buildings and works are exempt from the
requirement; activities close to unnamed waterways
are not identified as requiring a CHMP; areas of
archaeological potential are often not mapped or
are inaccurately mapped; and proponents may not
fully understand planning requirements.
The Bass Coast Planning Scheme recognises the
importance of Aboriginal cultural heritage, and it
seeks to ensure that sites of significance are
assessed in collaboration with the BLCAC and are
included in the planning scheme. The BLCAC
evaluate CHMPs and CHPs within their RAP area.

Historic cultural heritage
The Bass Coast provides a window on the history of
European settlement in Victoria, and it is rich in
agricultural, mining, maritime and industrial heritage.
Shipwrecks are a feature of the coastal landscape.
The Amazon shipwreck is buried in the sand at
Inverloch and can be seen when the tide is very
low. It is the only well-preserved, wooden barque
shipwreck in Victoria. The Victorian Heritage
Database describes the mid-19th century
wreck as a rare example of an international
wooden trading ship.

Strategic directions
To protect and enhance Aboriginal and historic
cultural heritage in the Bass Coast DAL, the SPP
might include planning controls, strategies,
actions and/or other mechanisms to:
• actively involve the Bunurong People in the
management, protection and enhancement of
Aboriginal cultural heritage
• build awareness and knowledge of Bunurong
heritage, language and cultural practices
• identify and monitor sites of heritage
significance and fill existing knowledge gaps
• ensure heritage sites are appropriately
protected.

Have your say
How else can the SPP protect and enhance the
Bass Coast DAL’s Aboriginal cultural and historic
cultural heritage?
Do you know of any sites or locations of
Aboriginal cultural and/or historic cultural
heritage significance not on the Victorian
Aboriginal Heritage Register?

Shipwrecks, the first farm on Churchill Island,
the State Coal Mine at Wonthaggi, the Bourne
Creek Trestle Bridge at Kilcunda and many other
buildings of architectural importance are protected
by heritage overlays. Bass Coast Shire Council is
preparing a heritage strategy, which will inform
further heritage protection measures. More heritage
places are likely to be identified in the future, to fill
gaps in current knowledge and in response to
changing community views of heritage.

The Aboriginal Heritage Regulations 2018 have details about high-impact activities and areas of cultural heritage sensitivity.

Department of Environment, Land, Water and Planning
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Biodiversity and environmental values
The Bass Coast is renowned for its coastal
habitats: its beaches, marine parks, coastal
cliffs, reefs and rockpools.
Its biodiversity-rich wetlands — the Ramsar-listed
wetlands of Western Port and the nationally
important wetlands of the Powlett River mouth and
Anderson Inlet — are sustained by rainfall on the
steep slopes of the Strzelecki Ranges and Bass Hills
that flows into the Bass and Powlett rivers, Bourne
Creek and other waterways.
These habitats are threatened with degradation by
human impacts — visitation, trespass, urban
development, water contamination from pollutants
and run-off, vegetation removal and other damaging
land management practices — and climate change
impacts — rising sea levels, flooding, erosion, storm
surges and bushfires.
Most of the area’s native vegetation has been
cleared since the first European contact, and Bass
Coast Shire Council’s Biodiversity Biolinks Plan 2018
aims to increase the connectivity of remnant
patches across the shire. The plan identifies as major
biolinks the Bass Coast Rail Trail, the Bass and
Powlett rivers and their tributaries, Screw Creek and
the Phillip Island Landcare Wildlife Corridor.
The clearing of native vegetation has reduced water
filtration (and therefore water quality) and made the
land less stable in the shire’s steeper areas. These
factors have increased agricultural run-off, which
degrades downstream wetlands. Restoring
landscapes and waterways to their natural state
would increase the health of the water catchments.
Increasing vegetation cover and connecting
existing habitats would provide the DAL’s native
fauna with safe transit routes, and it would
increase their resilience to climate change
impacts.

Hard infrastructure (such as seawalls and
settlements) close to estuary vegetation reduces
its opportunities to adapt to rising sea levels
by migrating to areas less-threatened with
permanent inundation.

Strategic directions
To protect and enhance the biodiversity and
environmental values of the Bass Coast DAL, the
SPP might include planning controls, strategies,
actions and/or other mechanisms to:
• retain and increase native vegetation
including by establishing strategic biolinks to
connect high-value ecological areas
• reduce the impacts of weeds and pests
• restrict urban development close to high-value
ecological areas
• reduce urban and agricultural run-off into the
natural environment
• use Traditional Owners’ ecological knowledge
and practices to improve land management.

Have your say
How else can the SPP protect and enhance the
Bass Coast DAL’s biodiversity and environmental
values?

Koalas, kangaroos, whales and penguins are major
tourist attractions, and the area is also
home to many other native species, some of which
are endangered or vulnerable including the Swift
parrot, the Grey-headed flying fox and the
Southern brown bandicoot.
Human impacts — through visitation, trespass and
settlement — can degrade habitats. Settlements
encroach on habitats, reducing opportunities for
species to establish themselves and thrive and
creating environments that favour one species
over another.

Bass Coast Distictive Areas and Landscapes Discussion Paper
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Economy and infrastructure
Bass Coast is one of the fastest-growing
municipalities in regional Victoria.
The shire is close to Melbourne’s south-east growth
corridor; it has ever-expanding transport and
communications networks; it has excellent services
and a beautiful natural environment; and it offers a
relaxed coastal lifestyle. It is a fine place to live, work,
visit and invest.
Tourism is a pillar of the economy, and developing a
sustainable, year-round visitor economy is a key
strategic objective for the shire. The Phillip Island
and San Remo Visitor Economy Strategy 2035
projects the number of visits will double from 1.85
million in 2015 to 3.4 million and be worth upwards of
$1.1 billion by 2035. This will create significant
economic opportunities as well as challenges such
as seasonal fluctuations, traffic and congestion, and
demand for accommodation: these things will
pressure the local infrastructure and environment
and the coast’s relaxed lifestyle.
Farming is also a pillar of the Bass Coast economy,
and about 90% of land in the shire is used for
agriculture. Bass Coast’s climate and rainfall make it
ideal for food production, wine-making and dairy
farming. The Bass Coast Rural Land Use Strategy
2014 sets a long-term vision for the shire’s rural land
and agricultural precincts.

22

The area’s natural resource industries are expected
to increase in importance. The Victorian Desalination
Plant is essential for the state’s water security. The
area’s mineral sands resources are state-significant,
and demand for sand for concrete will continue to
increase to satisfy Victoria's housing and
infrastructure needs. Renewable energy — wind,
solar, small-scale hydroelectricity, bioenergy and
marine energy including wave, tidal and offshore
energy — is an important economic opportunity for
the area.
As the population grows and Wonthaggi continues to
develop as a regional centre, investment in
construction, retail and service industries including
health and education will continue to increase. The
planning system needs to ensure that appropriate
land is available to support economic development
and employment.
An integrated approach to planning and
development helps industries grow and underpins a
resilient, sustainable and diverse Bass Coast
economy. Infrastructure investment — in upgrading
the area’s major roads, improving access to Phillip
Island and improving public and active transport
— is essential for sustainable growth.
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Strategic directions
To protect and enhance the economy and
infrastructure of the Bass Coast DAL, the SPP
may include planning controls, strategies,
actions and/or other mechanisms to:
• build a sustainable, year-round visitor
economy that aligns with Bass Coast’s
significant landscapes, environment and
cultural values
• protect high-value, productive agricultural
land
• facilitate major upgrades to Bass Coast
Highway and improve access to Phillip Island
• improve and upgrade town centres so they
meet the economic and social needs of
residents and visitors
• protect state-significant resources and assets
including the mineral sands resources, the
Victorian Desalination Project and its
associated pipeline infrastructure, and
renewable energy opportunities.

Have your say
How else can the SPP help build a prosperous,
sustainable Bass Coast economy?
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Environmental risk and resilience
Climate change impacts are a fundamental threat to Victoria. They include warmer
average temperatures, more frequent and longer droughts, longer and harsher bushfire
seasons, more extreme weather events, rising sea levels and more acidic oceans.
The public is increasingly demanding that all levels
of government and civil society address climate
change. The Climate Change Act 2017 legislates a
target of zero net emissions for Victoria by 2050.
Bass Coast Shire Council and numerous municipal
councils across Australia have declared a climate
emergency and committed to immediate actions to
mitigate and adapt to climate change.
Comprehensive, fact-based information about
climate change mitigation and adaptation actions
and their costs and benefits is essential to ensuring
that taking action is a shared responsibility.

Coastal risks
DELWP’s Climate-Ready Victoria: Gippsland said
that in 2015 up to 78% of the Gippsland coast was
subject to coastal erosion. The Cowes East, San
Remo, Grantville, Inverloch and Rhyll foreshores are
among the area’s foreshores that have been eroded.
There is an increasing risk of losing beaches, cliffs,
mudflats, coastal wetlands and estuaries as a result
of rising sea levels, erosion and storm surges. These
environments need room to move and migrate
across the landscape. This process will be restricted
in many locations, as private land and built
infrastructure inhibit the adaptation of these
dynamic, fragile, coastal environments.
Rising ocean temperatures are disrupting the
feeding and breeding patterns of fish, birds,
penguins and seals. Rising sea levels, storm surges
and coastal erosion also threaten Aboriginal and
historic cultural heritage sites, many of which are
within or near coastal reserves.

Bushfires
Bushfires are forecast to be more frequent and more
intense. Although most of the area has been cleared
and has a low fuel load, some coastal parks and
reserves are heavily vegetated and close to
settlements. Some coastal, rural settlements in the
area’s north-west are in vegetated foothills and have
patches of high-fuel-load vegetation, and some
coastal settlements close to scrubland are at
moderate risk from bushfires.
The Bushfire Management Overlay (BMO) is the
current planning scheme control for bushfire impact:
it ensures bushfire hazards for new developments
are assessed and that measures to manage risk are
implemented.

Water security
To ensure our future water security, all areas of
Victoria must plan for declining surface water
availability, land use change and more people. Water
for agriculture is particularly important for the Bass
Coast: it is a key part of Melbourne’s outer foodbowl,
and Melbourne’s population is projected to demand
60% more food by 2050.
There are increasing incidences of flooding and
coastal inundation in the area, which occasionally
need estuaries such as those of the Powlett River,
Bourne Creek and Wreck Creek to be opened, to
reduce flooding and inundation risks. Floods often
accelerate the erosion of river channels, particularly
in cleared catchment areas, and they harm nearby
infrastructure and the natural environment.

The Land Subject to Inundation Overlay (LSIO) is the
current planning control for rising sea levels and
coastal erosion. It aims to minimise the impact of
flooding on new buildings and to ensure existing
properties are not adversely affected by new
developments.
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Strategic directions
To mitigate environmental risks and improve resilience in the Bass Coast DAL, the
SPP might include planning controls, strategies, actions and/or other mechanisms
to:
• avoid sensitive land uses in areas of high-risk bushfire or coastal or riverine
flooding
• reduce the use of fossil fuels and reduce greenhouse gas emissions (for example
by improving public and active transport infrastructure)
• mitigate coastal erosion risks
• ensure land use and development planning aligns and integrates sustainable and
resilient water management practices.

Have your say
How else can the SPP help mitigate
environmental risks and improve resilience in the
Bass Coast?
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Settlements
Population and housing
The Bass Coast Shire is one of regional Victoria’s fastest-growing municipalities. In 2019, it had 36,093
residents — 7,000 more than a decade before — and it is projected to have 48,140 residents by 2036.
By 2036, the shire is forecast to have more than 11,000 extra dwellings. The growing population will also need
a greater diversity of housing types and tenures: for older residents — the shire will have an older population
— and for smaller households and people with a disability.
The growing visitor population will also drive demand for housing and other accommodation. An estimated
40% of dwellings in the shire are holiday homes, and the proportion in coastal settlements is estimated to be
higher.
Table 1 shows the shire’s population and the number of dwellings in 2016 and projections through to 2036.

Population
Dwellings

2016

2021

2026

2031)

2036

Change
2016-2036

33,464

37,659

41,212

44,810

48,145

+14,681

25,814

29,033

31,794

34,536

37,038

+11,224

Table 1: Bass Coast Shire population projections
Source: Department of Environment Land, Water and Planning, Victoria in Future 2019

Settlement Hierarchyy
The Bass Coast Planning Scheme and the Gippsland
Regional Growth Plan establish a hierarchy of
settlements — regional centre, district town, town,
village and hamlet — based on the region’s
distinctive settlement pattern, the role and function
of settlements and growth opportunities.
All the main coastal settlements in the Bass Coast
DAL have an established settlement boundary
implemented through the Bass Coast Planning
Scheme. Table 2 shows the spatial growth capacity
of each settlement, based on the Bass Coast
Planning Scheme. Bass Coast Shire Council has
prepared design frameworks and structure plans for
all the settlements.
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Wonthaggi is a key peri-urban settlement and the
region’s primary service and employment centre. The
Wonthaggi North East Precinct Structure Plan sets
the strategic framework for growth in an extension of
Wonthaggi: for an increase from 8,000 to 20,000
residents and the construction of 5,000 new homes
over the next 30 to 50 years.
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Settlements

Wonthaggi

Cowes
San Remo

Hierarchy

Description

Spatial Capacity

Regional
Centre

A large and diverse population
and employment base with all
essential and higher order
services

District
Town

Large populations with a variety
of housing and connections to
surrounding settlements

High
Potential for large scale residential
growth within township boundary
including infill development close to
the town centre.
Moderate
Moderate opportunity for growth
within township boundary including
infill development.
Moderate

Grantville

Inverloch

Newhaven

Town

Small town characterised by a
series of subdivisions and small
commercial centre.

Moderate opportunity for growth and
consolidation within township
boundary. Constrained by
surrounding bushfire risk and
extractive industries.
Low

Town

Small coastal town with seasonal
fluctuations. Access to a range
of commercial and community
services.

Village

Small coastal town with seasonal
fluctuations. Limited access to
basic services.

Village

Small coastal town with seasonal
fluctuations. Limited access to
basic services.

Hamlet

Small settlements with limited
access to services and sewer
connections.

Hamlet

Small settlements with generally
no access to a sewer connection
or services

Cape Paterson
Coronet Bay
Corinella
Kilcunda
Dalyston
Ryhll
Ventnor

Limited opportunity for growth within
township boundary.
Moderate
Moderate opportunity for growth
within township boundary including
infill development.
Low
Growth to be limited to within
township boundary including infill
development.

Low
Growth limited to within township
boundary primarily through infill and
consolidation

Smiths Beach
Sunset Strip
Sunderland Bay
Cape Woolamai
Tenby Point

None
Any growth must be within existing
urban area.

Pioneer Bay/
Gurdies
Harmers Haven

Table 2. Bass Coast settlement hierarchy
Source: Bass Coast Planning Scheme
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Residential land supply
In light of the government’s primary
objective to protect the values of the Bass
Coast as a declared distinctive area and
landscape, DELWP in partnership with Bass
Coast Shire Council is currently reviewing
the supply of residential land supply across
the shire.
The draft review findings indicate a capacity across
the shire for about 7,900 new residential lots in zoned
residential land and about a further 5,400 lots in
unzoned land within settlement boundaries. 43% of
the supply — 5,730 lots — is in Wonthaggi. Appendix
A shows the estimated supply of residential land in
each settlement.
State planning policy requires councils to plan to
accommodate projected population growth over at
least a 15-year period at the municipal level and to
provide clear direction about the locations where
development may occur. The implementation of this
policy will need to be balanced with the objects of
the Planning and Environment Act 1987 that related
to declaring Bass Coast as a distinctive area and
landscape.
Based on current estimates of land supply and
projected dwelling requirements, zoned residential
land has the capacity to accommodate dwelling
demand for an estimated 14–15 years. Unzoned land
within the boundaries of settlements is estimated to
provide a further 10 years of supply if rezoned and
developed for residential purposes.
Table 3 shows the current review’s draft findings
about residential land supply in the Bass Coast Shire.
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Zoned

Unzoned

Total (zoned and unzoned)

7,923

5,367

13,290

537-561

537-561

537-561

14-15

10

24-25

Lot capacity of residential land
Projected annual dwelling requirement
Approximate years supply

Table 3 Draft Bass Coast residential land supply
Source: Department of Environment Land, Water and Planning, Victoria in Future 2019
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Township character
Bass Coast settlements are characterised
by distinctive boundaries, ample green
space between settlements, easy access to
open space, mature introduced and native
vegetation, and a village feel.
The small settlements along the coast reflect the
seaside lifestyle: buildings are nestled into the
landscape, they use materials that suit their
surrounds and there is space between properties.
Low-rise buildings ensure that views of the natural
landscape, coastline and seascape are retained.
To sufficiently protect the distinctive characters of
settlements, Bass Coast Shire Council completed
a neighbourhood character study in 2019. The study
found the Bass Coast has an advanced planning
policy framework, which includes design frameworks
and structure plans for settlements and which
uses design development overlays as de-facto
township character controls.
Bass Coast Shire Council, together with the Small
Coastal Township Alliance, has also developed
housing guidelines for Phillip Island’s small townships,
to preserve their coastal character.
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Council’s main method of influencing township
character is the planning permit process.
Residential areas close to the foreshore in towns
and settlements are typically covered by Design
Development Overlay 1 (DDO1).
This overlay protects views and minimises the
visibility of buildings from the foreshore and
surrounding areas: any new development higher
than 7 metres (two stories) needs a planning permit.
Inverloch is covered by DDO9, which requires a
permit for a building with a footprint of over 30% of
the lot size if less than 40% of the lot is retained as
lawn or landscaping, and for front fencing over 1.5
metres and with less than 80% transparency and
permeability.
However, new, detached dwellings generally do not
need planning permits, which limits opportunities to
influence township character through the planning
permit process. The community has expressed
concern about bushfire planning provisions that
allow vegetation to be removed: trees contribute
to the coastal township feel.
The Victorian Government in partnership with Bass
Coast Shire Council is undertaking a township
character assessment to identify neighbourhood
character and deliver planning controls to protect
and direct the character in coastal settlements.
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Strategic directions
To protect and enhance the township character
while catering for future population, housing and
settlement growth in the Bass Coast DAL, the
SPP might include planning controls, strategies,
actions and/or other mechanisms to:
• provide clear direction about the locations of
future urban growth by defining a settlement
hierarchy and long-term settlement
boundaries where required
• reinforce the role of Wonthaggi as the regional
centre and location for long term housing
growth
• manage growth in sensitive coastal townships
and hamlets to protect the lifestyle, character
and environmental values
• ensure the design of new housing fits the
existing township character through effective
built form controls (e.g. building heights,
setbacks, landscaping)
• ensure new development areas are wellplanned and respect distinctive areas and
landscapes
• encourage a range of housing types to
support a diversity of housing needs and
changing demographics.

Have your say
How else can the SPP ensure settlement growth
is managed to protect and enhance the Bass
Coast DAL’s values?
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Appendix A: Bass Coast
residential land supply
Vacant Lots

Broad hectare
lot capacity

Total Zoned
Supply

Unzoned
Supply

Total Zoned
and
Unzoned

Cape Paterson*

163

138

301

980

1,281

Cowes*

700

445

1,145

143

1,288

Grantville*

160

289

449

494

943

Inverloch*

663

667

1,330

0

1,330

San Remo*

367

388

755

0

755

Wonthaggi*

380

1,600

1,980

3,750

5,730

Bass

33

0

33

0

33

Cape Woolamai

161

0

161

0

161

Corinella

241

77

318

0

318

Coronet Bay

123

190

313

0

313

Dalyston

190

127

317

0

317

23

0

23

0

23

3

0

3

0

3

287

22

309

0

309

Newhaven

18

0

18

8

18

Pioneer Bay/Gurdies

31

0

31

0

31

Rhyll

55

26

81

0

81

Silverleaves

38

0

38

0

38

Smiths Beach

32

0

32

0

32

Sunset Strip

36

0

36

0

36

Sunderland Bay

22

7

29

0

29

Surf Beach

65

0

65

0

65

Tenby Point

14

0

14

0

14

Ventnor

89

20

109

0

109

Wimbledon Heights

33

0

33

0

33

3,927

3,996

7,923

5,367

13,290

Locality

Hamers Haven
Jam Jerrup
Kilcunda

Total

Table 4. Bass Coast residential land supply by township
Source: Department of Environment Land Water and Planning 2019
*Townships updated supply assessment in 2019.
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