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Background 

Bass Coast Shire is located 130 kilometres (90 minutes from CBD) south east of Melbourne 

and is predominantly a coastal municipality with a unique coastline complemented by a 

beautiful hinterland. Bass Coast’s major industries are construction tourism and agriculture.  

The sea change phenomenon continues to have a considerable impact on population growth.  

Bass Coast’s proximity to Melbourne has made it a destination of choice for many people 

wanting to escape the city for a holiday or on a permanent basis. Bass Coast Shire has one of 

the highest growth rates in Victoria and 29 per cent of the resident population is over the 

age of 60.  

Many of Bass Coast Shire’s residents are passionate about the local environment and local 

volunteer groups make a significant contribution to maintaining and caring for the natural 

environment. During peak holiday periods, Bass Coast’s population exceeds 60,000. The 

Shire is visited by 35 per cent of Melbourne’s international visitors each year. 

Relationship with Melbourne 

The future of Melbourne and Bass Coast growth are intrinsically linked and it is important 

for this to be recognised in the Plan Melbourne Refresh.  

Bass Coast Shire considers itself part of the peri-urban area which plays an important role in 

supporting Melbourne’s growth.  The key to the proper planning of peri-urban areas is the 

integrated policy and management of land, natural resources and human activity. However, 

currently the region is characterised by institutional fragmentation between local, regional 

and state bodies, between state agencies and even within multi-functional state agencies. 

Institutional fragmentation has led to spatial and sectoral fragmentation, and has prevented 

the development of integrated responses to existing and emerging problems.  

Bass Coast Shire Council considers that the Plan Melbourne Refresh is key to providing for 

integrated holistic planning that will benefit and reduce the pressures experienced by all peri-

urban municipalities  

Through providing for Melbourne’s growth over a number of years, Bass Coast Shire 

Council has identified that the key issues that have been experienced in the municipality are; 

- Catering for a range of recreation uses for Melbourne’s residents 

- Pressures on agriculture and food supply needs of the larger Melbourne population 

- Providing a place to retire and associated services (health care etc) for people 

seeking a ‘sea-change’ opportunity which is particularly relevant for retiring 

Melbourne residents, and; 



 

 

- Offering an affordable residential option within commuter distance of Melbourne.  

It is within this context that Bass Coast Shire Council makes the following submission to the 

Plan Melbourne Refresh. 

 

Submission to Plan Melbourne Refresh 

General Comments 

Bass Coast Shire Council is pleased to be able to contribute to this important document and 

has contributed to both the MAV and the Peri-Urban Regional Group of Councils submissions.   

Overall we support the direction of Plan Melbourne Refresh and have only made comment on 

sections where it is considered there is opportunity for further discussion and/or refinement. 

It is considered that whilst its focus is on Metropolitan Melbourne, Plan Melbourne Refresh 

cannot underestimate the impact it will have on the regional areas in the peri-urban fringe and 

we encourage the government to ensure implementation of Plan Melbourne Refresh is 

intrinsically linked with the implementation of the Regional Growth Plans. 

We support the intent of better defining how implementation and outcomes will be measured 

(pg9) however we support MAV’s position that that Plan Melbourne should have a ‘spatial plan’ 

that sets out the vision and long term commitments, an infrastructure plan, an implementation 

plan and a monitoring and evaluation plan. 

2.5 Shaping the City 

Bass Coast supports the position of ‘locking down’ the existing urban growth boundary, 

however this needs to implemented taking into consideration its impact on the peri-urban 

municipalities both from a infrastructure delivery point of view as well as protecting important 

agricultural land.  Plan Melbourne Refresh discusses the importance of the Peri-Urban areas at 

page 20, however it lacks commitment, clarity and an understanding of the current and future 

pressures are impacting on the peri-urban communities.  In addition the nexus between 

Metropolitan Melbourne and the Peri-Urban areas needs to more clearly articulated.  At the 

moment it references a number of studies underway, with little certainty of what will or will 

not be addressed moving forward. 

2.6 Housing  

Bass Coast supports the focus on housing affordability, and agree with the MAV that there is a 

need to explore other mechanisms government has such as taxation and other financial 

incentives to achieve the vision.  The planning system cannot resolve all issues on its own. 
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2.7 Climate Change 

Bass Coast supports the greater emphasis on climate change and we how can best mitigate, 

adapt and respond to its projected impacts.  This issue should be addressed in a holistic large 

scale manner, not by each local government at a local level, which results in significant 

variations in implementation and does not achieve an overall vision. 

2.9 Partnership with Local Government 

We support the need to strengthen the role of local government as a partner for the 

implementation of Plan Melbourne.  However, it needs to include the peri-urban councils as 

well, not just the metropolitan councils.  

3. Delivering Jobs and Investment 

Bass Coast supports the outcomes identified in this section, however we believe they need to 

be further extended to include peri-urban areas.  In particular, the provision and delivery of key 

transport infrastructure needs to be a priority to connect the peri-urban councils to 

metropolitan Melbourne.  This is critical if we are expecting the peri-urban centres to 

accommodate a significant amount of Victoria’s population growth into the future.  The 

planning and delivery of key infrastructure to key employment clusters i.e. (East Werribee and 

Dandenong South) from the peri-urban areas needs to part of this discussion. 

3.4 Protecting Strategic Agricultural Land 

There are two areas that need to be addressed regarding the protection of key strategic 

agricultural land.  The first has been identified in the Plan Melbourne Refresh regarding the 

work that is currently being undertaken to deliver a whole of government review and policy 

development process to address what are the most suitable planning mechanisms available to 

protect strategic agricultural land, and also address the changing nature (intensification) of some 

forms of agriculture. 

The second issue that requires greater focus is the value the rural landscape provides to the 

tourism market.  This is particularly the case in Bass Coast and the current planning tools have 

limited ability to address this matter effectively.  In effect we are using the farming zone not for 

agricultural farming, but for landscape farming.  This is an issue that may need to be addressed 

by land use planning as well as other mechanisms government may have to provide equity to 

landowners that have low value agricultural land in the farming zone, but have limited 

development opportunities due to its landscape value to the local community and the tourism 

sector. 
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5.2 Population Growth and Housing 

The development of any housing strategy at the sub-regional level needs to include reference to 

the relevant peri-urban location.  The commentary regarding whether housing targets actually 

meet their objectives is important in this discussion, however the by-product that then needs 

to be considered has a broader scope that includes land supply, internal migration and 

demography. Population growth is considered a beneficial outcome, and again the peri-urban 

councils need to be included in these groups. 

5.5 Affordable Housing 

Bass Coast supports the discussions in this section and considers that further work is required 

to investigate the most suitable mechanism for implementation.  Land use mechanisms should 

not be considered in isolation and it would be beneficial if government looked at all its 

mechanisms including taxes to facilitate the delivery of affordable housing across the State, not 

just in metropolitan Melbourne. 

6 A More Resilient and Environmentally Sustainable Melbourne 

This section has some really important information that is appropriate for all municipalities and 

where possible could be implemented into the Regional Growth Plans.  

Governance and Implementation 

Bass Coast generally supports the governance and implementation processes identified in the 

discussion paper, however considers there should be greater representation of the peri-urban 

councils.  This could be at the sub-regional planning groups.   

The role of the MPA in delivery of Plan Melbourne Refresh needs to be clearly articulated and 

we would emphasise their assistance to Peri-urban and regional Councils is invaluable and 

should still be part of their mandate. 

Developer Contributions 

Support recommendation 86 – Adopt the recommendations of the Standard Development 

Contribution Advisory Committee (2013) that a development levy apply to all additional 

dwellings across the metropolitan regional at a rate of $3,000 per net additional dwelling (based 

on $2012)  However this development levy should be applied to all municipalities, not just 

those located in metropolitan Melbourne.  Regional areas experience small incremental 

development and may only ever have one major development front.  As a consequence there is 

no appropriate or consistent mechanism to collect development levies for this incremental 

development that, over time requires infrastructure delivery for the increased population. 
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Conclusion 

Bass Coast Shire Council is pleased that it has had an opportunity to comment on this 

significant piece of State Policy and looks forward to seeing in being finalised and implemented. 
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