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DISCLAIMER OF LIABILITY

This report is a confidential document that has been prepared by Stratcorp
Consulting and Parks Victoria. Stratcorp has undertaken this analysis in its capacity
as advisor in accordance with the scope and subject to the terms associated with
Stratcorp’s letter of offer. Readers should note that this report may include implicit
projections about the future which by their nature are uncertain and cannot be
relied upon, as they are dependent on potential events which have not yet
occurred. For these reasons and others, facility development is inherently risky and
frequently things do not turn out as planned. In preparing this report, Stratcorp has
relied upon information supplied by third parties, Parks Victoria and their advisers,
along with publicly available information. Stratcorp has not attempted to verify the
accuracy or completeness of the information provided. Neither Stratcorp nor its
officers and employees undertakes any responsibility arising in any way whatsoever
to any person or organization, except Parks Victoria, in respect of information set
out in this report, including any errors or omissions therein through negligence or
otherwise however caused.
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1. INTRODUCTION

1.1.  Background

The need for a safe harbour on the Bellarine Peninsula has been identified by several
key strategic documents including the Victorian Coastal Strategy, Melbourne 2030,
Geelong Seafood Strategy (City of Greater Geelong 2003), Strategic Directions for the
Bay (Parks Victoria 2002), and the Central Coastal Boards draft Boating Coastal Action
identifies Portarlington as a future regional facility.

The Bellarine Peninsula Safe Harbour Business Case (Startcorp Consulting 2005)
confirmed Portarlington as the best location for the development of a safe harbour for
the region. The expansion of the new aquaculture fisheries reserves (AFR’s) at Pinnace
Channel, Grassy Point Bates Point and Kirk Point will require land based infrastructure
and facilities to support the emerging aquaculture industry. The mussel farmers who
hold aquaculture leases at Grassy Point and Clifton Springs AFR’s operate from
Portarlington.

The proposed development of a safe harbour at Portarlington will increase the appeal of
Port Phillip as a cruising destination and address the lack of infrastructure and berths for
recreational and commercial vessels. The outcome will be the establishment of a
modern harbour that caters for a diverse range of recreational and commercial uses that
supports the aquaculture, tourism and recreational economies as well as providing
important community infrastructure in the region.

1.2.  Study Scope

The project comprises several tasks to gather baseline information needed to inform the
development of a draft Master Plan for community consultation.

1.3.  Study Aim

The project builds on the previous work and existing information related to the safe
harbour at Portarlington. The aim of the study is to:

e To undertake a demand analysis of the facilities and infrastructure required to
support the commercial aquaculture industry, other commercial boating services
and recreational boating.

e To provide a market analysis for commercial opportunities associated with the
harbour redevelopment and regional tourism growth building on a redeveloped
harbour at Portarlington.

The outcomes of the study will provide a basis for evaluating the proposals and options

for redevelopment of the harbour and will form the baseline for the development of the
Master Plan.

Sc1070 Draft Report © Stratcorp Consulting 2007 Page 1
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2.9. Port Phillip Passenger Ferry Service Feasibility Study (PricewaterhouseCoopers, May
2000)

Port Phillip Bay is Australia’s second largest embayment and represents a major
Melbourne resource and attraction. Port Phillip Bay is within easy access of the
Melbourne CBD, is surrounded by some of Victoria’s major tourist focal points and
supports a number of commercial industries and recreational uses.

PricewaterhouseCoopers were engaged to conduct a feasibility study which considered
the opportunities and mechanisms required to develop a scheduled passenger and
tourist ferry service on Port Phillip Bay.

The study found that:

e The business model for further private sector involvement in Port Phillip Bay ferry
operations is marginal and would require significant initial support and contribution
from Government;

e However improved ferry services on Port Phillip Bay represent a significant
potential opportunity with major benefits to the Government and community,
including:

— An economic return to Government for the infrastructure invested;

— Tourism benefits through increased local, national and international visitor use
of the Bay and its surrounds;

— Increased economic activity from supporting businesses;

— Proving foundation support for the establishment of a Victorian ferry
construction industry;

— The catalyst for a substantial increase in the development and upgrade of
infrastructure and commercial activity at bay destinations; and

— Improved use of the Bay and its facilities.
The study also identified that two of the most viable routes were:
o Docklands - Station Pier — Portarlington — Geelong; and

e Rye - Sorrento — Queenscliff — Portarlington.

2.10. Draft Bellarine Bayside Foreshore Landscape Management Plan

The Management Plan responds to four guiding principles — sustain, protect, direct,
develop — that are a reflection of the outcomes for Victoria’s coast, expressed in the
Victorian Coastal Strategy. It provides guidelines for managing access, erosion and
revegetation of the twelve management zones identified within the Bellarine Bayside
region.

Portarlington Town and Beach is one of the zones identified. One of the key assets and
strengths noted for this zone is the Portarlington Pier and Safe Harbour. The promotion
and development of safe harbour facilities is also one of the opportunities for the zone.

Sc1070 Draft Report © Stratcorp Consulting 2007 Page 7
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The uses proposed for the Portarlington Town and Beach zone include:
e Beach and water based uses — swimming, fishing, etc.

e Commercial boating.

e Recreational boating, moorings and safe harbour.

e Recreation generally including picnicking.

e Childrens playground.

e Events, festivals and entertainment.

o Bowling Club facilities.

e Car parking.

e Bellarine Bayside Foreshore Recreation Trail.

e Foreshore Promenade.

Bellarine Peninsula Safe Harbour Business Case Development (Startcorp Consulting,
Biruu and Connell Wagner, 2006)

The consulting team undertook a business case assessment for the development of a safe
harbour on the Bellarine Peninsula. Following an assessment of the policy, planning,
environmental, local design considerations and demand considerations to assess safe
harbour options for the Bellarine Peninsula Portarlington was identified as the preferred
site.

Based on the information provided to the consulting team in the consultation and the
assumptions set out in the report, the financial model indicates that a safe harbour at
Portarlington could return an annual operating surplus (excluding interest, amortization
of debt, depreciation and maintenance dredging). The calculated operating surplus is
unlikely to be sufficient to repay the capital costs of construction, meaning that the
development would need to be financed by funds not requiring repayment, such as
Victorian state budget appropriation.

The key features recommended to be developed as part of the safe harbour were:
e 45 wet berths for commercial users ranging in size from 20 — 25 metres.

e 53 wet berths for recreational users ranging in size from 8 — 10 metres.

e Modern marina with floating pontoons.

e Provision for refuelling and sewerage pump out.
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3. BACKGROUND INFORMATION

3.1. Demographic Review

The following section presents the demographic profile of the Bellarine Peninsula? as a
whole and compares it with demographic profile of Regional Victoria and Victoria.
Each profile is analysed according to the following characteristics.

e Age Structure.
e Projected Growth.
e  Weekly Family Income.

The data presented has been sourced from the Australian Bureau of Statistics (ABS) 2001
Census.

3.1.1. Age Structure

The figure below shows the age structure of the Bellarine Peninsula compared to
Regional Victoria and Victoria.
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Figure 1 - Age Structure — Bellarine Peninsula vs Regional Victoria and Victoria

2 Bellarine Peninsula includes the suburbs and townships of Leopold, Clifton Springs, Drysdale, Portarlington, St Leonards,
Indented Head, Ocean Grove, Barwon Heads and Queenscliff.

Sc1070 Draft Report © Stratcorp Consulting 2007 Page 9



Bellarine Safe Harbour — Market and Demand Analysis SII"CU

Parks Victoria o ASlting

e The Bellarine Peninsula (20%) and Regional Victoria (20%) have a
significantly higher proportion of 5 — 17 year olds than the rest of Victoria
(18%).

e The Bellarine Peninsula (7%) has a lower percentage of 18 — 24 year olds
than Regional Victoria (8%) and Victoria (10%).

e The Bellarine Peninsula (12%) and Regional Victoria (12%) have a
significantly lower proportion of 25 — 34 year olds than Victoria (15%).

e The Bellarine Peninsula (23%) has a higher proportion of 35 — 49 year olds
than Regional Victoria (22%) and Victoria (22%).

e The Bellarine Peninsula has a significantly higher proportion of 60 — 69 year
olds (10%) than Regional Victoria (8%) and Victoria (8%).

e There is a significantly higher proportion of 70 — 84 year olds living on the
Bellarine Peninsula (11%) when compared to Regional Victoria (9%) and
Victoria (8%).

3.1.2. Projected Growth

The figure below shows Bellarine Peninisula’s projected population growth to
20163,
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Figure 2 - Bellarine Peninsula Projected Population Growth to 2016

The above graph shows:

3 ABS Population Projections for the Bellarine Peninsula obtained from the City of Greater Geelong’s website.
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e The projected increase in population from 2004 to 2016 is approximately
7,000 persons.

e There will be a significant increase in the number of persons 50 years and
older living in the region by 2016.

3.1.3. Weekly Family Income

Percentage (%)

The figure below shows the weekly family income of the Bellarine Peninsula
compared to Regional Victoria and Victoria.
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Figure 3 - Weekly Family Income — Bellarine Peninsula vs Regional Victoria and Victoria

e The Bellarine Peninsula has a significantly lower proportion of families (1%)
earning $1 - $199 per week when compared to Regional Victoria (5%) and
Victoria (4%).

e A significantly lower proportion of families living on the Bellarine Peninsula
(1%) earn $200 - $299 per week when compared to Regional Victoria (9%)
and Victoria (7%).

e The Bellarine Peninsula has a higher proportion of families (21%) earning $300
- $499 per week than Regional Victoria (20%) and Victoria (16%).

e A higher proportion of families on the Bellarine Peninsula (16%) earn $700 -
$999 per week when compared to Regional Victoria (15%) and Victoria (14%).

e The Bellarine Peninsula has a significantly higher proportion (20%) of families
earning $1,000 - $1,499 per week than Regional Victoria (15%) and Victoria
(16%).
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e The Bellarine Peninsula (10%) and Victoria (10%) have a comparable
proportion of families earning $1,500 - $1,999 per week which is significantly
higher than Regional Victoria (7%).

e Bellarine Peninsula (7%) has a smaller proportion of families earning $2,000 or
more than Victoria (8%), but it is a significantly larger proportion compared to
Regional Victoria (4%).

3.2. Implications of the Demographic Review

The relevant findings from the demographic review that relate to the development of a
safe harbour on the Bellarine Peninsula are:

e |t is projected there will be a significant number of persons aged 50 or more living
on the Bellarine Peninsula by 2016.

e 21% of those living on the Bellarine Peninsula are aged 60 or more. This would
indicate that retirement is imminent or people have already retired which implies
they would have more leisure time.

e 52% of the families living on the Bellarine Peninsula earn less than $1,000 per
week, which would indicate price will be an issue when establishing a benchmark
for annual lease fees for “wet” berths. Assuming the average weekly household
expends 13% of income on recreation* this will leave approximately $130 per week
or less for families to spend on recreation.

3.3. Boating Trends

3.3.1. Recreational Boating Registrations — Australia

The following table compares the total boating registrations for each Australian
State and Territory across a four year period from 2003 — 2006°.

L M N O P
7l State/Territory 2003 2004 2005 2006
3 |Victoria 146,991 | 149,551 | 153,784 | 158,587
4 |New South Wales' 190,000 | 196,234 | 203,393 | 217,844
5 |Queensland 175,659 | 184,279 | 193,964 | 202,811
6 |South Australia 50,000 | 51,844 | 55,100 | 56,400
7 |West Australia 71,236 | 72,676 | 76,259 | 80,679
g |Tasmania 21,045 | 22,179 | 24,662 | 26,200
9 |Northern Territory2 25,000 | 13,000 | 26,500 | 27,500
10 |ACT 0 0 0 0
11 |Total 679,931 | 689,763 | 733,662 | 770,021
12 |' New South Wales registrations include the ACT
13 |? Estimated figure for 2003 as data was not available

Table 1 — Boat Registrations by Australian State / Territory 2003 — 2006

* Household Expenditure Survey, Australia: Summary of Results, ABS — August 2005
® Information supplied by the Boating Industry Australia (Victoria).
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As shown in the above table NSW, Queensland and Victoria have the highest
number of boat registrations, with the combined registrations in these states
accounting for approximately 75% of boat registrations in Australia.

Victoria Queensland

As at June No. of % Increase / No. of % Increase / No. of % Increase /
Registrations | Decrease p.a. | Registrations Decrease p.a. | Registrations | Decrease p.a.

2006 158,587 3.1% 217,844 7.10% 202,811 4.56%
2005 153,784 2.8% 203,393 3.65% 193,964 5.26%
2004 149,551 1.7% 196,234 3.28% 184,279 4.91%
2003 146,991 2.1% 190,000 3.13% 175,659 1.84%
2002 143,959 3.6% 184,225 2.44% 172,484 5.87%
2001 139,001 3.2% 179,835 3.37% 162,923 5.25%
2000 134,641 3.0% 173,978 3.55% 154,795 4.67 %
1999 130,668 2.0% 168,008 3.11% 147,884 5.84%
1998 128,106 1.1% 162,944 2.49% 139,721 7.48%
1997 126,758 1.3% 158,985 2.59% 130,000 5.55%
1996 125,140 - 154,968 4.15% 123,165 0.48%
1995 Not Available - 148,798 2.11% 122,577 3.15%
1994 123,781 0.9% 145,723 1.63% 118,828 4.62%
1993 122,722 -0.8% 143,380 - 113,585 -

1992 123,737 -0.6% Not Available - Not Available -

1991 124,479 1.0% Not Avialable - Not Available -

1990 122,911 Not Available - Not Available -
Average 1.8% 3.3% 4.6%

Table 2 — Eastern States Boat Registrations 1990 - 2006

The above table also shows:

e Victoria — registrations increased by an average of 1.8% per annum over the
past sixteen years and 2.2% per annum for the past ten years. The average
increase for the past eight years has been 2.7% per annum.

e New South Wales — registrations increased by an average of 3.3% per
annum over the past thirteen years compared to an average increase of 3.9%
per annum over the past ten years. The average increase for the past eight
years has been 3.7 % per annum.

¢ Queensland - registrations increased by an average of 4.6% per annum for
the past thirteen years compared to an average increase of 5.1% per annum
for the past ten years. The average increase for the past eight years has been
4.8% per annum.

The following table shows the ratio of boat ownership to population in Victoria,
New South Wales and Queensland for the period 2000 — 2004¢.

State 2000 2001 2002 2003 2004
Victoria 1:35 1:35 1:34 1:33 1:33
NSW 1:37 1:37 1:36 1:36 1:34
Queensland 1:23 1:22 1:22 1:22 1:21

Table 3 — Ratio of Boat Ownership to Population 2000 — 2004

6 population figures sourced from the ABS — National Regional Profile
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As shown in the above table:

e As a general trend the increase in boat registrations has been greater than the
increase in population growth which has lead to an increase in the ratio of
boat ownership to population.

e On a per capita basis Queensland has the greatest number of boat
registrations.

3.3.2. Recreational Boating Registrations — Victoria

Information and data provided on boat registrations, boat type, size and demand
for berths is useful to build a profile of recreational boating demand — however
in Victoria this data does not provide a complete picture of ‘demand’ due to the
nature of the information that can be collected. Only boats with an engine used
(or capable of being used) for propulsion require registration which means some
boats do not require registration and therefore it is not possible to understand
the exact number of boats by type within Victoria.

The following data on Victorian recreational boating registrations has been
provided by Marine Safety Victoria.

The following table compares the vessel type by the length of the vessel for the
past eleven years. Note data was not available for 2003 and 2004.

| Year |

Vessel Type Length 1996 1997 1998 1999 2000 2001 2002 2003 2004 2005 2006
Up to 4.0m 49,917 50,738 51,688 53,136 54,651 55,985 57,481 57,769 58,013

Open 4.1m-8.5m 43,991 44,264 44,527 45,216 46,528 47,991 49,794 54,600 56,960
8.6m + 163 170 171 205 PEX] 305 327 330 332
Up to 4.0m 270 274 274 270 290 301 312 330 324
Half Cabin 4.1m-8.5m [ 19,392 19,519 19,542 19,767 20,403 21,147 21,902 23,638 24,420
8.6m + 126 127 134 136 150 195 206 215 211
Up to 4.0m 10 © 10 10 8 8 9 15 17
Cabin Cruiser  4.1m - 8.5m 3,214 3,248 3,276 3,349 3,416 3,426 3,471 3,646 3,813
8.6m + 1,221 1,243 1,302 1,371 1,405 1,477 1,562 1,885 1,989
Up to 4.0m 143 153 151 155 167 305
Air Cushion 4.1m - 8.5m 24 23 25 30 25 49 58
8.6m + 0 0 2 2 1 2
Up to 4.0m 31 31 30 24 3 23 37
Trailer Sailer  4.1m-8.5m 2,45 2,394 2,430
8.6m + 19 20 22 21 28
Up to 4.0m 49 51 56 59 57
Yacht 4.1m - 8.5m 711 753 777 792 823
8.6m + 790 862 914 942 990
Up to 4.0m
4.1m - 8.5m (0] 0 1 0 59
8.6m+ 4 0 1 1
Up to 4.0m
4.1m - 8.5m
8.6m +

Not Available

125,140 | 126,758 | 128,106 | 130,668 | 134,641 | 139,001 | 143,959 153,784 | 158,587

Table 4 — Victorian Boat Registrations by Vessel Type and Length 1996 - 2006

As shown in the above table based on the registration information provided:

e Open vessels are the most popular type of vessel and account for
approximately 115,000 (or 73%) of the 158,600 total boat registrations.

e The overwhelming majority (approximately 154,700 of 158,600) of
registered vessels are less than 8.6m in length.
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e Cabin cruisers and yachts account for the overwhelming majority of

registered boats over 8.6m in length.

e Cabin cruiser registrations account for 3.7% (or 5,800) of the total vessel

registrations in 2006.

e Yacht registrations account for 1.5% (or 2,393) of the total vessel

registrations in 2006.

The following figure compares the growth trends across three boat lengths (up to
4.0m, 4.1m to 8.5m and 8.6m+) as a proportion of the total number of vessel

registrations.
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e Up to 4.0m =====41m - 8.5m =====8.6m +

Figure 4 — Proportion of Registered Vessels in Victoria by Length 1996 - 2006

As shown in the above figure:

2006

Boats up to 4.0m in length comprise approximately 41% to 43% of the total number

of vessels registered.

Boats 4.1m to 8.5m in length comprise approximately 54% to 56% of the total

number of vessels registered.

The proportion of registered boats over 8.6m (i.e. those most likely to lease a “wet”
berth on a long term basis) is approximately 2.5% (or 3,900 boats in 2006).

The table below shows the percentage increase / decrease of registered vessels
8.6m+ in length and the proportion of cabin cruisers and yachts of vessels

8.6m+ in length over the past ten years.
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. . % Increase / No. of As a Proportion of . . As a Proportion of 8.6 +m|
As at June No. of Registrations Decrease p.a. Registrations 8.6+ m Registrations No. of Registrations Registrations
1990 - - - - - -
1991 - - - - - -
1992 - - - - - -
1993 - - - - - -
1994 - - - - - -
1995 - - - - - -
1996 2,323 - 1,221 52.6% 790 34.0%
1997 2,422 4.3% 1,243 51.3% 862 35.6%
1998 2,546 5.1% 1,302 51.1% 914 35.9%
1999 2,678 5.2% 1,371 51.2% 942 35.2%
2000 2,765 3.2% 1,405 50.8% 947 34.2%
2001 3,008 8.8% 1,477 49.1% 990 32.9%
2002 3,211 6.7% 1,562 48.6% 1,065 33.2%
2003 3,373 5.0% Not Available - Not Available -
2004 Not Available - Not Available - Not Available -
2005 3,742 - 1,885 50.4% 1,264 33.8%
2006 3,902 4.3% 1,989 51.0% 1,319 33.8%
Average per
Annum 144 5.3% 70 50.7% 48 34.3%

Table 5 — Proportion of Vessels 8.6m + in Length which are Cabin Cruisers and Yachts 1996 — 2006

As shown in the table above over the past ten years:

e On average 144 vessels greater than 8.6m in length have been registered
each year. This has represented an average growth rate of 5.3% per annum
compared to the 2.2% average growth rate per annum in total vessel
registrations.

e On average cabin cruisers have represented over 50% of the proportion of
registered vessels greater than 8.6m in length. This equates to an average
registration of 70 vessels per annum.

e On average yachts have represented approximately one third (34.3%) of the
proportion of registered vessels greater than 8.6m in length. This equates to
an average registration of 40 vessels per annum.

3.4. Selected Marina Berth Prices

The following section reviews marina berth pricing at selected locations in Port Phillip
and Westernport Bays. The selected marinas include yacht clubs, publicly owned and
managed marinas and privately owned and managed marinas.

Essentially there are two methods by which to calculate marina fees — by width of vessel
or by length of vessel.

It is interesting to note that in addition to an annual berthing and maintenance fee,

Blairgowrie Yacht Squadron have a 35% surcharge in the peak summer period (1/12 -
31/03) due to high seasonal demand.

Sc1070 Draft Report © Stratcorp Consulting 2007 Page 16



Bellarine Safe Harbour — Market and Demand Analysis -
Parks Victoria S[! CIT

Selected Marina Fees per annum (GST inclusive)

Swing
4 metre 5.5 metre 6 metre 8 metre 10 metre 11 metre 12 metre | 14-15 metre| 16-17 metre| 18 metre Moorings
Anchorage (Williamstown) $ 7,042] $ 8,808 $ 10,575]|$ 13,213
Apollo Ba $ 915 | $ 1,246 $ 1,560 $ 81
Blairgowrie $ 4,880 | $ 6,110 $ 7,332]$% 9,162 $ 11,000
Geelong Charges apply per length of vessel @ $150 per metre
Hobsons Bay Yacht Club Flat rate of $1,400 per annum per berth applies irrespective of vessel length.
Marina YE (Docklands) I I [ $ 10,400 $ 12,050 $ 14,250
Mornington Charges apply per length of vessel @ $180 per metre
Pier 35 (Docklands) $  10,346]% 12,933 $ 15518
Portarlington (Inner) 620 $ 1,072
Portarlington (Outer) 670 $ 940
Queenscliff 743 [ $ 962 $ 1,345
Royal Geelong 2,200 2,600 | $ 2,700 $ 300
Royal Brighton 5,400 5,940 6,840 8,160
Royal Yacht Club Victoria 1,662 1,970 2,433 2,958
Sandringham $ 3,280 4,101 4,921 6,151 7,381
St Kilda Marina $ 6,087 7,780 9,532[$ 12,150 $ 14,643
St Leonards Charges apply per length of vessel @ $135 per metre and $420 per breasting pile
Victoria Harbour (Docklands) | | | $ 9,000 | $ 9,600[$ 10,560[$ 15,000[$ 16,200
Westernport | | B 3,247 (% 4,069 [ § 4,482|$  4,849]$ 5,670 POA
Yaringa Flat rate of $320 per metre per annum applies
Note: Some prices have been averaged to a metre rate as not all facilities have the same size wet berth pens.

Anchorage charges a service fee in addition to the berthing fees. The fees shown are the total fees.

Apollo Bay, Queenscliff, Geelong, St Leonards, Brighton, Mornington and Hastings charge an additional $60 administration fee per annum.
Apollo Bay and Queenscliff charge by vessel width all the others charge by vessel length.

Blairgowrie sold their berths for $37,000 (8m) to $65,000 (18m) on a 21 year lease and they now sell for approximately $10,000 per metre
Blairgowrie charge an additional annual maintenance fee of $900 (8m) to $2,000 (18m) per annum.

Blairgowrie have a 35% surcharge between 01/12 and 31/03

Royal Geelong charge a maintenance fee of $618 per annum in addition to pen rental.

Marina YE are selling their 20 year leases for $10,000 per metre.

Victoria Harbour and Pier 35 are selling their 5 year leases for $4,000 per metre per year (i.e. $20,000 per metre for 5 years).

Royal Brighton Yacht Club sold their berths for between $35,000 and $60,000 dollar on a 20 year lease.

Table 6 — Selected Marina Fees per annum

The following table summarises the information contained in Table 6 and compares
berthing fees per metre per annum for the selected facilities.

Berthing Fees per Metre

Facility

Low High
Anchorage $ 880 N/A
Apollo Bay $ 1421 $ 156
Blairgowrie $ 610] $ 611
Geelong $ 150 N/A
Hobsons Bay Yacht Club $ 116 | $ 186
Marina YE (Docklands) $ 7921 % 867
Mornington $ 180 N/A
Pier 35 (Docklands) $ 862 N/A
Portarlington (Inner) $ 155 % 179
Portarlington (Outer) $ 168 | $ 186
Queenscliff $ 168 | $ 186
Royal Geelong $ 159 [ § 185
Royal Brighton $ 456 | $ 540
Royal Yacht Club Victoria $ 162 [ $ 166
Sandringham $ 410 N/A
St Kilda Marina $ 7611 $ 813
St Leonards $ 135 N/A
Victoria Harbour (Docklands) | $ 8721 % 1,000
Westernport $ 3781 $ 407
Yaringa $ 378 N/A

Table 7 — Selected Marina Berthing Fees per Metres per Annum

The above table shows there is a significant variation between wet berthing fees. They
vary from $116 per metre per annum (Hobsons Bay Yacht Club) to $1,000 per metre
per annum at Victoria Harbour in Docklands.
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To some degree the significant variances in berthing fees can be attributed to the level
of service provided by each of the marinas however the level of demand (particularly at
peak periods or for particular berth sizes) will also influence the rate of berthing fees.

As shown in above table there are three bands of prices for berthing fees at existing
marinas:

e Generally pier and pile facilities - $116 to $186 per metre per annum.

e Newly / recently developed floating marinas (includes Hastings and Yaringa) - $380
to $610 per metre per annum.

e Commercial floating marinas (excludes Hastings and Yaringa) - $760 to $1,000 per
metre per annum.

3.5. Distribution of Known and Planned Marinas in Port Phillip Bay

The map on the following page shows the distribution of the known and planned
marinas on Port Phillip Bay. As shown on the map the eastern side of the Bay is well
provided for with marinas however there are limited marinas on the western side of the
Bay. The provision of safe harbours at key destinations around the Bay is a key outcome
of the Coastal Action Plan and Parks Victoria Destinations Around the Bay.
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3.6. Implication of Boating Trends
The implications of the relevant boating trends are:

e Vessel registrations in Victoria increased by an average of 1.8% per annum over the
past sixteen years and 2.2% per annum for the past ten years. The average increase
for the past eight years has been 2.7% per annum.

e As a general trend the increase in Victorian boat registrations has been greater than
the increase in population growth which has lead to an increase in the ratio of boat
ownership to population.

e The overwhelming majority (approximately 154,700 of 158,600) of registered
vessels are less than 8.6m in length.

e The proportion of registered boats over 8.6m (i.e. those most likely to lease a “wet”
berth on a long term basis) is approximately 2.5% (or 3,900 boats in 2006).

e Cabin cruisers and yachts account for the overwhelming majority of registered boats
over 8.6m in length. On average 144 vessels greater than 8.6m in length have been
registered each year. This has represented an average growth rate of 5.3% per
annum compared to the 2.2% average growth rate per annum in total vessel
registrations.

e Cabin cruiser registrations account for 3.7% (or 5,800) of the total vessel
registrations in 2006. On average cabin cruisers have represented over 50% of the
proportion of registered vessels greater than 8.6m in length. This equates to an
average registration of 70 vessels per annum.

e Yacht registrations account for 1.5% (or 2,393) of the total vessel registrations in
2006. On average yachts have represented approximately one third (34.3%) of the
proportion of registered vessels greater than 8.6m in length. This equates to an
average registration of 40 vessels per annum.

e A review of existing berthing prices at selected marinas shows there are three bands
of pricing:

= Generally pier and pile facilities - $116 to $186 per metre per annum.

= Newly / recently developed floating marinas (includes Hastings and Yaringa) -
$380 to $610 per metre per annum.

= Commercial floating marinas (excludes Hastings and Yaringa) - $760 to $1,000
per metre per annum.
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4.  CONSULTATION

As part of the study a number of meetings and interviews were conducted with the key
stakeholder groups. A targeted consultation was undertaken with a total of twelve
interviews being conducted. Note as part of previous Bellarine Peninsula Safe Harbour
study undertaken by the consulting group the majority of organisations listed hereunder
were previously consulted. As a result it was decided to review and update the
information obtained from organisations that were previously consulted.

4.1. Department of Primary Industries — Fisheries Victoria

A meeting was conducted with the Aquaculture Planning Officer at Fisheries Victoria
and the following is a summary of the key outcomes of the discussions:

e The State Government’s aquaculture initiative “Victorian Regional Aquaculture
Development Program” ceases in June 2007.

e Fisheries Victoria (FV) has recently let 192ha of water for aquaculture which is a
60% increase in the total area currently under farming across Victoria. FV plan to
release another 467ha of water for aquaculture farming within the next few years.
At present FV does not have a timeline for the release of the remaining aquaculture
lease sites, they are completing a demand assessment prior to making any decisions
on the timing for the release of any further sites.

e The vast majority of the recently let 192ha of aquaculture sites are located in Port
Phillip Bay (162ha). The release of the remaining 467ha of aquaculture sites, all of
which are located in Port Phillip Bay, will see aquaculture production in Port Phillip
Bay increase by approximately 300%.

e The Aquaculture Advisory Group has a policy to present to the Minister which is
supportive of developing Portarlington to meet the needs of the mussel farmers.

e There are a couple of mussel processing plants located within close proximity to
Portarlington. The inclusion of a mussel processing plant or similar may be an
opportunity to include as part of the proposed development.

o The mussel industry in Portarlington conducts an annual Mussel Festival.

e The release of the remaining aquaculture lease sites in Pinnace Channel and Grassy

Point has the potential to increase the number of boats in the industry by another
14 assuming all sites are not let to existing lease holders.

4.2.  City of Greater Geelong and Geelong Otway Tourism
A meeting was conducted with representatives from the City of Greater Geelong and
Geelong Otway Tourism. The following is a summary of the key outcomes of the

discussions:

e A draft Portarlington Structure Plan has been prepared and is available for public
comment.
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Key Needs Standard of Facilities Required

Commercial user fees should be in line with charges levied at other marinas (i.e.
approximately $3,500 per annum).

Some commercial opportunities associated with the proposed safe harbour would
be a restaurant (needs to be able to cater for a bus load of tourists), a retail outlet
that sells mussels, Visitor Information Centre, fishing charters / hire boats,
accommodation and link in with the existing vineyards and olive grove.

If a processing plant was to be developed it would need to be able to cater for the
existing and future mussel farmers and would require a water inlet pipe,
refrigeration, allow mussels to be cooked in the bag and be able to dispose of the
waste.

A fishing charter service has just based its operations at Portarlington. One of the
reported problems the operator has encountered is that when the Bay becomes too
rough there is nowhere to moor in safety and wait until it is safe to return to
Portarlington.

Access to their aquaculture leases is weather dependent for mussel farmers — if the
weather is good they will use a safe harbour daily and if the weather is inclement
they will not go out in their boats.

Queenscliff Ferry Services

To be inserted after consultation.

Queenscliff Harbour Redevelopment

A meeting was conducted with the Development Manager from SinclairBrook who are
the Project Managers engaged by Queenscliff Harbour. The following is a summary of
the key outcomes of the meeting:

The current key aspects of the Queenscliff Harbour Redevelopment are:

= A total of 280 berths will be developed — 147 of these berths will be wet
berths and 144 will be dry stack berths.

= A mix of commercial uses will be provided for including offices, retail outlets,
marine services and the Harbour Pilots.
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= It is proposed that 30 wet berths will be let on an annualised basis with the
remainder to be let over a longer term.

e As part of the development agreement there is a five year moratorium on the price
of existing leased berths. The moratorium commenced in February 2006. It is
estimated the existing berth fees are 2.5 times under market value.

e The development has already attracted interest for the commercial mixed use space

from food and beverage providers, chandlery, dive shop operators and a boat
builder.
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5. INITIAL DEMAND ANALYSIS

The consulting team undertook an initial review of commercial, recreational and
tourism opportunities based on a review of previous studies, a review of industry trends
and best practice facility examples and the consulting team’s previous project
experiences.

The initial demand analysis has been separated into two sections — land side uses and in
harbour uses. The review of potential land side uses was undertaken by Biruu.

5.1. Potential Uses — Land side

5.1.1. Retail

Demand will be uppermost in summer periods, school holidays and during
events such as the Celtic festival. Lack of depth of market from locals and very
quiet during winter and off peak times make it difficult for retail facilities to be
financially viable. Some upper end products and some middle to lower end
products may cater for wide variety of locals and visitors. Geography basically
cuts study area from Newcombe street retail. Hence, the future offering may be
limited to food, drink and tourism concepts like the “mussel café” or “tree house
café” or “artists shed”.

5.1.2. Hotel / Motel Accommodation

Demand at a peak in summer months and especially post Boxing Day to end of
school holidays. Suitable 4 star accommodations would probably be booked
during this period. Casual enquiries suggest an occupancy rate of 50%-60%.

At other times, those on a driving holiday taking in the Bellarine and Surf Coast
may increase demand for this type of accommodation. Other demand sources
may be for conferences and team building that is linked with the Parks Hall
facility and events like the Celtic Festival and Spray Farm events.

Accommodation facilities can be difficult to make work from a commercial
feasibility viewpoint. Very few facilities get off the ground without freehold title.
Portarlington is not as well known as say Lorne and Torquay as a tourism
destination, and many overseas visitors head for the Surf Coast highway and
ignore the Bellarine region, including Portarlington. Further work is needed to
determine actual commerciality of schemes.

5.1.3. Function Centre

Spray Farm, The Old Duke and The Parks Hall cater for existing demand. Little
need to enhance these facilities within the study area. Given that the
development area consists of Crown land, the State would need to build and
finance this type of development. It is difficult to see a return as costs to build
this type of development are expensive.
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5.1.4. Residential

Demand for residential would probably be high in the study area. Generally
Portarlington is a low income low value housing area. The potential residential
offering with waterfront views would command higher prices. Product type and
price points would need strong consideration. Crown leasehold land would
prevent freehold title and effect value. The Structure plan currently does not
allow for residential in the study area.

Adjacent areas are for public purpose and residential would effectively privatize
the land which will likely be unacceptable to government policy.

5.1.5. Commercial (Office, Non-Fishing)

Very few commercial opportunities are readily apparent and may not be suitable
to the study area which is currently zoned for public use. Geelong is a more
suitable centre for commercial activity.

5.1.6. Health

Few opportunities are apparent for this type of development given the lack of
depth in the population.

5.1.7. Education

Few opportunities are apparent for this type of development given the lack of
depth in the population.

5.1.8. Aged Care

Aged Care facilities would most likely have a high demand. A key issue would
be delivering a product which is affordable to the local market that would make
up most of the buyers as the population ages. The key constraint is the leasehold
land offering. Its waterfront location and the large flat area of land to get a
sizable complex are advantages. The disadvantages include the structure plan
does not allow for this type of development which effectively privatizes the land
and leasehold land is a negative for these developments.

5.1.9. Tourism Products

Tourism Products such as waterfront restaurant / café and concept products like
the “artists shed”, “tree house café” etc can compliment other accommodation
and conference provision facilities in the surrounding area and deliver on the
holiday time demand. Its commercial viability is a key issue that needs further
analysis. Its waterfront location is a definite advantage as well as being a part of
a package of offerings. The current perceived lack of demand is a disadvantage.
A detailed feasibility study is necessary to determine the commercial viability of
this development option.
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Potential Uses — In Harbour

5.2.1.

5.2.2.

5.2.3.

Recreational Boating

Demand from recreational boating will be high in summer months. Based on a
demand assessment previously undertaken by the consulting team in the
Bellarine Peninsula Safe Harbour Business Case the potential demand is for 82
berths. However after considering the demographic profile and the minimal
facilities to cater for tourists in the Portarlington region it would be more
appropriate to reduce the number of berths to 53 to cater for vessels over 8.6
metres.

There is the potential for these berths to cater for the overflow of vessels
competing in the Skandia Week regatta at Geelong.

Commercial Boating — Mussel Farmers

Demand from commercial boating will primarily come from the current and
future mussel farmers based at Portarlington. There are only 20 berths available
for lease at Portarlington Pier for commercial boating all of which are let. One
of the new Pinnace Channel AFRs lessees berths his boat at St Leonards because
there are no commercial berths available at Portarlington.

The release of the remaining aquaculture lease sites in Pinnace Channel and
Grassy Point has the potential to increase the number of boats in the industry by
another 14 assuming all sites are not let to existing lease holders.

The release of the remaining 467ha of aquaculture sites, all of which are located
in Port Phillip Bay, will see aquaculture production in Port Phillip Bay increase
by approximately 300%.

Based on a demand assessment previously undertaken by the consulting team in
the Bellarine Peninsula Safe Harbour Business Case the potential demand is for
45 berths (minimum 35 commercial berths should be developed to cater for
existing and future lease holders).

Boat Ramp

A previous study® of 25 public boat launching facilities in the south west of Port
Phillip Bay and on the adjacent ocean coast between Kirk Point and Barwon
Heads found that Portarlington is a popular area for boat launching and it is
estimated there were an average of 42 launches per day per ramp from the
Portarlington boat ramps.

It is likely a boat ramp within the proposed safe harbour will be well utilised
however Marine Safety Victoria have recently granted approximately $450,000
to Bellarine Bayside to upgrade their existing boat ramps. If a ramp is to be
included in the proposed safe harbour one of the existing ramps in the area
would need to be closed.

9 “South West Port Phillip and Adjacent Ocean Boat Launching Review”, Worley Pty Ltd (2004).
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Ferry Operations

A previous study undertaken by PriceWaterhouseCoopers in 2000 found the
business model for further private sector involvement in Port Phillip Bay ferry
operations is marginal and would require significant initial support and
contribution from Government.

The consulting team reviewed the findings of the report and the assumptions
used to develop the commuter demand modelling. The modelling utilised
projected population figures for 2011 with the routes terminating at Docklands
(with an assumed operating speed of 15 knots on the Yarra River). The
increased operating speed on the Yarra was a critical variable in the model for
boosting patronage.

Given the projections considered Melbourne’s projected population in 2011
and the operating speed on the Yarra River remains restricted to 5 knots the key
finding of the original report still applies. Although the viability of a passenger
ferry service remains marginal the master plan should make provision for the
future inclusion of a passenger ferry service.

Recreational Boating — Retuail

Based on the results of the boat ramp study'™ previously undertaken the area
around Portarlington is a popular recreational fishing destination. Demand is
likely to be upper most in the spring to summer period. Given the seasonality of
the business it is likely the retail opportunities will be driven largely by boat hire
and bait and tackle sales.

Tourism
Nature based

There are a number of established nature based tourism operations located at
Sorrento, Geelong and Queenscliff. These businesses are generally located in
key tourism destinations which attract large number of tourists. The attraction of
this type of business will principally depend on the ability of the region to
increase its profile and attractiveness for tourists.

These businesses have the potential to extend the current tourist “season” in
Portarlington.

Sailing school

A sailing school has the potential to attract visitors to the safe harbour. Demand
is likely to be during peak season whilst persons are holidaying in Portarlington.
The limited depth in the permanent resident market would limit any commercial
opportunities.

This service is can be offered by the local yacht club.

19 South West Port Phillip and Adjacent Coast Public Boat Launching Review (Worley, July 2004)
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Regattas

There is the potential to host sailing events that leverage off the Skandia Week
Regatta held in Geelong. Portarlington’s proximity to Geelong would allow it to
cater for some of the overflow of vessels from Skandia Week. The limiting factor
will be the Portarlington Yacht Club’s capacity to assist in resourcing the event.

Fishing Charters

Recreational fishing is a popular activity within Port Phillip Bay and a review of
fishing charter operators indicates there is demand for fishing charters. Demand
is likely to peak between October and April.

Seafood and Wine Trail

Food and wine tourism is one of the rapidly growing segments within the
Victorian tourism industry. In the year ending 2002 the Victorian Wineries
Tourism Activity Survey shows that there were 3.2 million visits to Victorian
tourism wineries which represents an annual growth rate of 8.2% since 1998.
The estimated economic value of Victorian winery tourism for 2002 was $412
million, representing average annual growth of 10% since estimated in 1998.

The Bellarine Peninsula is identified as a level one tourism destination for
regional Victoria''. Level one destinations currently or potentially attract a
strong mix of international, interstate and intrastate visitors, particularly
demonstrate international and national appeal matched to Victoria’s key product
strengths. These destinations have the capacity to attract significant visitor
numbers; provide a range of accommodation, attractions and services to
maximise visitor yield; contribute to visitor dispersal; and provide high visitor
satisfaction.

The Bellarine Seafood and Wine Touring Route Feasibility Study (Cuddy, 2006)
found that a seafood and wine touring route would meet the desired outcomes
of the aquaculture industry and the tourism industry on the Bellarine Peninsula.

Visitor Information Centre and Booking Service

Currently there are three accredited Tourism Information Centres within the
region - Queenscliff and two in Geelong. In addition to these centres there are
Visitor Information Outlets on the Bellarine Peninsula located at Bellarine Estate
Winery, Maze n and Things (Wallington) and Barwon Heads.

There is the potential to create a centralised booking service that operates on a
fee for service basis similar to some of the Visitor Information Centres in the
alpine regions of Victoria. These businesses generally receive a 10% fee for
receiving and processing the booking. The key to developing this business will
be gaining the support of as many local businesses as possible in order to
maximise the value of the service.

T Melbourne Surrounds Regional Tourism Development Plan 2004 — 2007
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5.2.9. Marine Services

Few opportunities are apparent for these type of services (chandlery, boat
repairs, brokerage, etc) given the limited depth of the local market and the
proposed scale of the development.

5.2.10. Processing Plant

There is interest from the mussel farming industry for a processing plant that can
develop a value added product for consumption by the local market or
exported. It is likely a lease holder would require a long term leasehold for the
site. Further work is needed to determine actual commerciality of schemes. A
processing plant be incorporated into an edu-toruism package that enables
tourists to see the processes in aquaculture farming and production as well as
sampling the product.

Approvals would be required from Department of Sustainability and
Environment, City of Greater Geelong, EPA and Australian Quarantine and
Inspection Service.

5.2.11. Dry Stack Storage

Based on the results of the boat ramp study' previously undertaken the area
around Portarlington is a popular recreational fishing destination. There is the
potential demand for dry stack storage however there are a number of existing
businesses that offer storage of boats for between $5 and $10 per week ($260 -
$520 per annum). The potential return compared to the cost of development is
not viable. As a point of comparison existing commercial dry stack storage rates
start at approximately $475 per metre per annum.

5.2.12. Hardstand

Limited commercial opportunities are apparent given the size of the proposed
development, the proximity of similar services at Queenscliff Harbour and the
statutory requirement obligations for a hardstand area.

5.2.13. On Water Refuelling

Demand would probably be high given the commercial users using the safe
harbour and the number of recreational fishing vessels fishing in the area. A mix
of fuel types will be required — diesel and unleaded.

The Bellarine Peninsula Safe Harbour Business Case study recommended that a
refuelling facility with capacity up to 50,000 litres is installed. Facilities above
50,000 litres are subject to more compliance measures and increased insurance
costs.

12 South West Port Phillip and Adjacent Coast Public Boat Launching Review (Worley, July 2004)
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The following table outlines the output of the study methodology used in the formulation of this demand and market analysis report.

6.1. Land Side Opportunities

Segment

Likely Demand

Landside Opportunities

Issues

Key Constraints

Next Steps to

prove up etc

Adjacent Area

issues

Retail Demand will be | Lack of depth of | Geography Waterfront Lack of depth of | Some Needs to
uppermost in | market from | basically cuts | proximity of car | market architectural complement
summer periods, | locals and very | study area from | spaces, quaint sketches and | Newcombe
school  holidays | quiet during | Newcombe street | untouched  sea concepts  with | Street and not
and during events | winter and off | retail and hence | side village, wording, costed | simply replace
such as the Celtic | peak times make | the future offering | emerging local by QS and| it
festival.  Current | it hard to be | is food, drink and | artists. documented in
retail provides | financially viable. | tourism concepts feasibility,
variety  although | Some upper end | like the “mussel discuss with
only on a small | products and | café” or “tree operators type of
scale some middle to | house café” or product and

lower end | “artists shed” sizing.
products to cater
for wide variety of Run
locals and visitors. development
modelling.
Low socio
economics  and
large  proportion
of elderly
residents  limits
viability of
offering.
Sc1070 Draft Report © Stratcorp Consulting 2007 Page 35




Bellarine Safe Harbour — Market and Demand Analysis

Parks Victoria

Segment

Likely Demand

Issues

Key Constraints

SU"CU_I :

Next Steps to
prove up etc

Adjacent Area

issues

Accommodation Demand at a peak | Accommodation Portarlington  is | Whilst camping | Needs co- | Architect to | Require
in summer months | facilities can be | not as  well | is well catered | ordination with | draw typical eco | adjacent areas
and especially | difficult to make | known as say | for and boutique | areas outside the | lodge and QS to
post Boxing Day | work from a | Lorne and | offerings like the | study area. cost for
to end of school | feasibility view. | Torquay as a | Old Duke attract feasibility
holidays. Suitable | Pitch  at  right | tourism a four star purposes.
four star | market, maybe | destination and | crowd,
accommodations 3.5 stars. many  overseas | Portarlington Run
would be booked visitors head for | lacks a visually development
during this period. | Funding and | the Surf Coast | good modelling

commerciality highway and | accommodation
At other times | will be key issues. | ignore the | facility of some
those on a driving Bellarine region | density.
holiday taking in | Crown Land | of Portarlington.
the Bellarine and | offering and very
Surf Coast, other | few facilities get
demand will be | off the ground
for  conferences | without freehold
and team building | title
that is linked with
the Parks Hall
facility and events
like the Celtic
Festival and Spray
Farm events.

Function Centre Spray Farm, The | Crown land. State | Leasehold land, | N/A Government N/A Function centre
Old Duke and The | would need to | struggle to be funding was at  Parks Hall
Parks Hall cater | build and finance. | financially viable recently compliments
for the existing provided for the the study area.
market. Difficult to see a renovation  and

return as costs to upgrade of Parks
Limited build type are
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Segment Likely Demand Issues Key Constraints Next Steps to Adjacent Area
prove up etc issues
opportunity to | expensive. Hall.
enhance these
facilities  within
the study area
Residential Demand for | Generally Leasehold  land | Waterfornt Predominantly Do not include | Adjacent area
residential would | Portarlington  is | and low current | location and pier | flat land could | in architectural | for public
be high in the | low income low | value of stock | views. limit blocks with | or feasibility | purpose and
study area value housing | and low income views. analysis  unless | residential
area and the | of residents and the land tenure | would
potential holiday = makers Crown land | issues are | effectively
residential will generally be tenure. resolved (ie | privatize the
offering with | at lower end of consider land.
waterfront  views | income scale Planning issues — | freehold or 99y
would command not anticipated in | ground lease). Influx of holiday
higher prices. structure plan makers  would
cause quiet
Product type and enjoyment  in
price points summer months
would need to be minimal.
strong
consideration.
Crown leasehold
land would
prevent freehold
title and effect
value.  Structure
plan does not
allow for
residential in the
study area.
Commercial Very little and not | No market as this | Geelong is centre | Not readily | No market and | No next step | Adjacent land
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Likely Demand

Issues

Key Constraints

strat €

Next Steps to
prove up etc

Adjacent Area

issues

suitable to the|is a  seaside | for commercial | recognizable. not designated | necessary. areas also not
study area. holiday location | activity. Current within  structure suitable save for
and affordable | zoning is  for plan. in and around
Best in  other | housing for locals. | public purposes. Newcombe
locations. Street.
Health Very little Lack of depth in | Geelong and | N/A Costs Not necessary N/A
population Drysdale provide
services.
Education Very little Lack of depth in | Geelong and | N/A Costs Not necessary N/A
population Drysdale provide
services
Aged Care High Same issues as for | Leasehold land Waterfornt Crown land | Do not include | Adjacent areas
residential location and pier | tenure. in architectural | are for public
views. or feasibility | purpose and
Planning issues — | analysis residential
Large block of | not anticipated in would
predominantly structure plan. effectively
flat land. privatize the
land.
Tourism Products | Potentially High Commercial Leasehold land Waterfornt Potentially part | No market and | Would need to
viability unknown location and pier | of a package of | not designated | complement
(café, restaurant) at this stage views offerings within structure | adjacent areas
plan. which provide
sources of
Perceived lack of | demand for the
demand. development.
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6.2.

Segment

In Harbour Opportunities

Likely Demand

In Harbour Opportunities

Issues

Key Constraints

strat €

Next Steps to

prove up etc

Adjacent
issues

Area

Recreational High — majority of | Need to separate | N/A Increases day trip | Reliance on | N/A, undertaken | N/A

Boating use will be driven | from commercial destinations  in | other tourism | in previous

by tourism. precinct. the Bay. attractors in and | study.
around

Will further Portarlington. 53 berths
develop the recommended in
number of previous  study
cruising based on
destinations business case
around Port assessment.
Phillip Bay.

Up to 3.5m

depth  required

(for keels)

Mussel Farmers High Need to separate | Local users’ | Provides support | N/A N/A, undertaken | N/A
from recreational | capacity to pay. to the industry. in previous
precinct. study.

45 berths
recommended in
previous study.

Boat Ramp High Recently Lack of car and | N/A Large number of | Do not include | N/A
upgraded ramp at | trailer parking. boat ramps | in Master Plan.

Point Richards. within close
proximity.
Ferry Operations Demand will be | Likely to require | Previous detailed | Proximity to | Potential adjunct | Requires N/A
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Likely Demand

Issues

Key Constraints
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Next Steps to
prove up etc

Adjacent
issues

Area

uppermost in | State funding for | feasibility study | Melbourne. to nature based | exclusive license
summer periods, | capital and | found financial tourism. period.
school  holidays | operations. viability of a
and during events passenger  ferry Car parking | Make provision
such as the Celtic service was required for | for potential
festival. marginal and was passengers. inclusion in
heavily Master Plan.
dependant on a Size of vessel
range of factors. required.
Lack of depth in
population.
Recreational Demand will be | Potential adjunct | Increased Likely to be a | N/A N/A N/A
Boating - Retail uppermost in | for other | recreation very small
summer periods, | businesses in the | opportunities. market.
school  holidays | harbour. Potential
and during events | for limited return.
such as the Celtic
festival.
Likely to be a
seasonal business.
Tourism Demand will be | Potential to ‘over | Proximity of | Potential adjunct | Requirements Usage accounted | N/A
uppermost in | provide’ for | operators at | to commuter | can be met with | for in capacity
(i.e. Nature based, | summer periods, | operators. Queenscliff. ferry services. berths for | for mussel
sailing school, | school  holidays commercial farmers.
regattas,  fishing | and during events operators.
charters) such as the Celtic
festival.
Seafood and Wine | Demand is likely | Will ~ require a | Will require the | Is likely to be a | N/A Feasibility study | Will require
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Likely Demand

to be high based
on Tourism
Victoria’s research
on the growth of
food and wine
tourism segment.

Issues

period of time to
establish.

Industry
development
required in
customer service
and product
development.

Key Constraints

support of a large
number of
stakeholders and
local businesses.

tourism attractor.

Complimentary
activity for the
potential boating
enthusiasts
attracted to
Portarlington.

SU"CU_I :

Next Steps to
prove up etc

has been
conducted and
provides a “road
map” for

implementation.

Adjacent Area

issues

linking of
services and
products

outside of the
study area.

Visitor Demand will be | Require Current peak | Links current and | Will require | Make provision | Compliments

Information uppermost in | consolidation of | season is | future  tourism | targeted for inclusion in | existing

Centre and | summer periods, | existing VIC | relatively short. business. marketing Master Plan. adjacent  area

Booking Service. school  holidays | services. campaign to uses.

and during events attract tourism.

such as the Celtic

festival. Likely to require
operational
subsidy.

Marine  Services | Limited Lack of depth in | Competition with | Mussel farmers | Relatively small | Not necessary. N/A

(i.e. chandlery, local market. facilities at | provide regular | scale of

boat repairs, Queenscliff. clientele. proposed safe

brokerage, etc). harbour.

Lack of critical
mass.

Processing Plant Potentially high Will require | Scale of facility | Opportunity for | Management of | No provision | Adjacent areas
significant required. edu-tourism with | waste from plant. | made for | are for public
processing  and mussel farming. inclusion in | purpose and
storage facilities | Development s Impact on visual | Master Plan. would  impact
to be viable. would likely | Based on | amenity. on enjoyment of
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Segment

Likely Demand

Issues

Key Constraints

SU"CU_I :

Next Steps to

prove up etc

Adjacent Area

issues

occur outside of | consultation site.
Approvals would .
. study area. there is demand
be required from for a processing
DSE, City of lant
Greater Geelong, prant.
EPA and AQIS.
Dry stack Potentially high. Impact on visual | Will require a | Potential for | Price point of | No provision | N/A
amenity. higher level of | additional local made for
service provision | revenue stream. | competitors. inclusion in
(i.e. forklifts). Master Plan.
Price of other
competitors (i.e.
$300 pa at
caravan parks,
etc).
Impact on visual
amenity.
Hardstand Use mainly | Significant Likely limited | Allows vessels to | Would  require | N/A N/A
limited to mussel | statutory use. be serviced on |an area  for
farmers. compliance site. approximately
requirements. 10 vessels to be
set aside.
On water | High Provision to be | Statutory Provides a | Management of | Provision made | N/A
refuelling made for diesel | compliance revenue stream. | potential fuel | for inclusion in
and unleaded. requirements. spills. the Master Plan.
More efficient
Queenscliff refuelling for
Harbour will | recreational
provide  similar
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Segment Likely Demand Issues Key Constraints Pros Next Steps to Adjacent Area

prove up etc issues

facilities. users.

Need to consider
cost of capital
development.
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7.  COMMERCIALITY, PLANNING AND LAND USE COMPATABILITY

7.1.  Filter

The potential uses as discussed in the previous section have been put through three
filters which the consulting team believe will be key influencers on whether they should
be considered as ‘reasonably practical” under typical policy settings as exist today. The
consulting team note that some of these constraints are completely within the
Government’s control, and thus it is possible for government to remove them.

The filters are:

e Commerciality - the likely ability to be fully or partially privately funded.

e Planning acceptability - the likelihood of a successful planning permitting outcome.

e land use acceptability - acceptability to the land owner/manager (DSE and the
Committee of Management).

Segment

Commerciality

Planning

Acceptability

Land
Acceptability

Use

PASS/FAIL/

MAYBE

Land Side Opportunities

Retail Limited small scale Probably OK for | Probably OK for | PASS
small scale small scale
Tourist Possible - to be | Possible for a | Possible for a | MAYBE
Accommodation | determined. small scale | small scale
tourist product. tourist product.
Freehold title s
preferred. Likely to only
allow leasehold
land tenure
Function Centre | Unlikely to be fully | Probably OK | Likely to only | FAIL
commercial to | depending  on | allow leasehold
construct scale land tenure
Residential Yes would be fully | unlikely unlikely FAIL
commercial
Commercial unlikely unlikely unlikely FAIL
Health unlikely unlikely unlikely FAIL
Education unlikely unlikely unlikely FAIL
Aged Care Yes would likely be | unlikely unlikely FAIL
fully commercial
Tourism Limited small scale Probably OK for | Probably OK for | MAYBE
Products small scale small scale
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Segment Commerciality Planning Land Use | PASS/FAIL/
Acceptability Acceptability MAYBE
In Harbour Opportunities
Recreational Possible to  meet | Consistent with | OK PASS
Boating operating costs. government and
Committee  of
Development will | Management
require  government | policy.
funds.
Mussel Farmers | Possible to  meet | Consistent with | OK PASS
operating costs. government and
Committee  of
Development will | Management
require  government | policy.
funds.
Boat Ramp Possible to  meet | Inconsistent with | OK FAIL
operating and | Committee  of
development costs. Management’s
policy.
Ferry Unlikely to be fully | Potentially OK - | Potentially OK. MAYBE
Operations commercial to | probably need to
construct. determine if
commuter or
tourism based.
Recreational Unlikely to be fully | Probably OK for | OK MAYBE
Boating — retail. | commercial to | small scale
construct.
Tourism Boating | Unlikely to be fully | Probably OK for | OK MAYBE
(Nature based, | commercial to | small scale.
sailing schools, | construct.
regattas, fishing
charters).
Seafood and | N/A — utilise existing | Consistent with | OK PASS
Wine Trail businesses. government and
Committee of
Management
policy.
Tourism Centre | Unlikely to be fully | Probably OK for | Probably OK for | MAYBE
commercial to | small scale small scale
construct.
Marine Services | Unlikely to be fully | Probably OK for | OK. MAYBE
commercial to | small scale
construct.
Processing Plant | Possible - to be | Maybe OK - | Maybe OK - | MAYBE
determined. probably depend | probably depend
on scale and | on scale and
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Segment Commerciality Planning Land Use | PASS/FAIL/
Acceptability Acceptability MAYBE
links with | links with
tourism. tourism.

Dry Stack Unlikely to be fully | Probably OK for | Probably OK for | FAIL

commercial to | small scale. small scale.
construct.

Hardstand Unlikely to be fully | Probably OK for | Probably OK for | FAIL

commercial to | small scale. small scale.
construct.

On Water | Possible - to be | OK. OK. MAYBE

refuelling determined.

7.2.  Conclusion

Based on the results of the analysis contained in the preceding section it is
recommended the following component facilities are included in the master plan:

e Small scale retail precinct (restaurant).

e Tourist accommodation precinct — this is located outside the study area.

e Tourism products precinct (artists shed, mussel café, tree house café).

e Recreational boating precinct — capacity for 50 berths ranging in size from 10m -
16m with up to 3.5m depth required.

e Commercial boating precinct (mussel farmers and others) — capacity for 45 berths
ranging in size from 20 — 25m with up to 3.5m depth required.

e Ferry operations facility — make allowance for future need.

e Recreational boating retail precinct — can be included in tourism product precinct.

e Tourism Boating (nature based, sailing schools, regattas, fishing charters) — needs
can be accommodated within recreational and commercial boating precinct.

e Tourism Centre — include in tourism products precinct and potential to combine
with mussel / tree house cafe.

e Marine Services area — can be included in tourism products precinct.

e Processing plant — to be included as component of Tourism Centre to provide for
edu-tourism opportunities.

e On water refuelling — to be included within recreational or commercial boating
precinct.

Sc1070 Draft Report

© Stratcorp Consulting 2007

Page 46



Bellarine Safe Harbour — Market and Demand Analysis ) rrar

Parks Victoria nsulting

8. DESIGN BRIEF

The reasoning for the inclusion of the component facilities detailed hereunder in the design brief has been discussed in previous sections of this
report.

8.1.  General Guidelines
The following section contains some general design guidelines to consider when preparing the master plan for the site:
e As noted in the draft Portarlington Indented Head Structure Plan 2006:
— Building forms should be of an appropriate scale and of contemporary design which invokes a coastal character.

— Encourage buildings that have regard to the palette of materials and colours in the town and demonstrate a high level of contemporary
finish.

— Encourage details which are integrated with the architecture of the building and contribute to the character and amenity of the centre.
e Minimise visual impact of built form.

e Design to meet statutory compliance and appropriate Australian Standards such as on water refuelling and provision of floating booms in case
of spills.

e The overall design must make allowance for the possible future extension of the safe harbour in the most efficient and effective manner.
e Marina is a modern floating marina.

e Car parking and access roads will need to be designed to minimise intrusiveness into the open space ‘feel’ of the area, and should minimise
impact on surrounding residents.

e Adequate space for pedestrian circulation needs to be provided around each precinct and the recreational boating precinct within the safe
harbour.
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e Access for land based fishing along the pier and break wall should be maintained.

e Landscaping and external pedestrian access should be provided with linkages to existing path networks.

e Existing formal foreshore car park should be reinstated to grass and parking provided elsewhere.

e Allowance for a children’s beach within close proximity to the study area (does not necessarily need to be within the safe harbour).

e Maintain “amphitheatre” foreshore area (immediately south west of the pier) that links with the tourism products precinct and provides some
outdoor bar-b-ques.

¢ Demolish the existing change room and toilet facilities immediately south of the pier and replace with upgraded toilets and change rooms.

8.2.  Spatial Requirements

The following table provides an indication of the spatial requirements for the proposed component facilities of the Portarlington Safe Harbour.

Component Facility Scope and Description Key Relationships
Small scale retail precinct Provision for a destination water front restaurant with capacity for | Safe Harbour
100 pax.

Tourism products
Allow for alfresco dining.

Link with the aquaculture presence on the pier by offering a
range of local seafood and produce.

Tourist accommodation precinct | The study area did not provide adequate scope for development | Safe Harbour
of tourist accommodation that would primarily serve the needs of
boating enthusiasts: Link with existing commercial area in Newcombe
Street with pedestrian / bike access.

Minimum of 24 eco style units (approximately 3,300 m?’
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Component Facility

Scope and Description

footprint).

Potential for eco tourism “summer tents” that are demountable
and used for peak holiday season.

Include toilets and showers and small laundrette for overnight
berth visitors.

SU"CU_I :

Key Relationships

Tourism products precinct

Tourism themed café (i.e. Mussel Café, Tree House Café) with
capacity for 40 pax.

Small gallery to display local artists work (can be combined with
themed café).

Tourism Centre — iconic design to attract visiting tourists and
identified as the starting point for the Seafood and Wine Trail.

Processing plant — allow for 1,500 m? and will require access to
potable water.

Recreational Boating Retail — to be included within this precinct
allowance for small shop front.

Marine Services — incorporated as part of the recreational boating
retail area.

Safe Harbour.

Links to existing commercial centre in
Newcombe Street such as provision of pedestrian
/ cycle paths.

Potential for processing plant to used for edu-
tourism package therefore will require public
viewing area.

Recreational boating precinct

Capacity for 50 wet berths in variety of lengths from 10m - 16m.
Depth maintained at 3.5m.

Recreational boating precinct needs to be separated from the
commercial boating precinct.

Allow future provision for ferry berthing.

Existing pier and break wall.

Access to refuelling and sewerage pump out.
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Component Facility

Scope and Description
Need to maintain security of vessels.

Safe harbour and other recreational boating users will require
access to refuelling and sewerage pump out.

Berths to provide access to power and water.

SU"CU_I :

Key Relationships

Commercial boating precinct

Capacity for 45 wet berths in variety of lengths from 20m — 25m
(note berths would include a minimum of 2 maintenance wet
berths).

Maintenance wet berths to provide three phase power and water.

Depth maintained at 3.5m.

Commercial boating precinct needs to be separated from the
recreational boating precinct.

Need to maintain security of vessels.
Separate pedestrian and vehicular traffic management.

Design needs to cater for trucks in excess of 30 tonne (gross
weight).

Safe harbour and other recreational boating users will require
access to refuelling and sewerage pump out.

Tourism Boating — Nature based and fishing charters can be
accommodated within this precinct. Access for loading and

unloading of passengers will be required.

Require small secure storage area for each vessel.

Access for heavy trucks for loading and unloading
of vessel.

Access to maintenance wet berths.

Access to refuelling and sewerage pump out.
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Component Facility Scope and Description Key Relationships

Provide direct access to vessels for trucks.
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9.  CONCLUSION

There is a recognised need within government for improved boating facilities and
infrastructure at key sites in order to improve the appeal of Port Phillip Bay as a cruising
destination (Melbourne 2030 — Planning for Sustainable Growth (2002)). In addition
The Regional Tourism Development Plan Melbourne and Surrounds 2004 — 2007
identifies a couple of primary motivators of travel are destinations and attractions. The
Plan further identifies the product strengths for the Bellarine Peninsula are food and
wine, natural attractions and touring. The proposed Portarlington safe harbour is ideally
positioned to capitalise on the strengths.

In Victoria boating registrations are increasing at a rate greater than the population
growth. Registrations of larger vessels (i.e. 8.6M+) have been growing at a rate greater
than registrations of vessels as a whole and based on 2006 vessel registrations there are
3,900 vessels over 8.6m in length.

The development of a safe harbour at Portarlington will provide commercial
infrastructure to facilitate the anticipated increased aquaculture production and assist in
the delivery of the State Government's broader economic strategy regarding marine
aquaculture development. It can provide infrastructure contributing to a competitive
investment environment that will attract national and international investors into the
Victorian aquaculture industry, which in turn maximises the return to the Victorian
community for the implementation and allocation of Crown leases within the marine
aquaculture fisheries reserve.

The development of a safe harbour at Portarlington is also consistent with State
Government policy, specifically

e The Victorian Coastal Strategy;

e Parks Victoria’s “Strategic Directions for the Bay”;

e The Central Coastal Region Boating Coastal Action Plan; and

It is also aligned with the Bellarine Bayside Landscape Management Plan.

The proposed development will attract investment and employment to the Portarlington,
Bellarine Peninsula and Greater Geelong regions. It has the potential to attract industry,

tourism and recreational activity to regional Victoria and development of industry and
jobs in regional Victoria.

9.1.  Next Steps
The following steps outline the process to further progress this proposal:
o Developing a set of hypothetical masterplans of different land side options overseen
by a governance committee comprising representatives of the committee of
management and DSE. This could be done in the context of a business case.

e Calculating the total development cost of the scenarios

e Calculating the valuation on completion of the scenarios
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e Private sector market testing of the hypothetical masterplans

e Solving the development equation to determine private sector commerciality and
inputs required from the State.
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