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1.

Introduction

The Cape Otway Road Australia (CORA) Project (the Proposal) is proposed for a 220-hectare site on
Cape Otway Road adjacent to the township of Modewarre in Surf Coast Shire (the Subject Site). In
April 2019 a State Government of Victoria Development Advisory Committee report related to the
Proposal recommended that:
A further report should be prepared that includes a review of social impacts and a
comprehensive analysis of net community benefit1.
This report provides a social impact assessment of the CORA Proposal including consideration of the
potential social impacts on the following:
1.
2.
3.
4.
5.
6.
7.

1

Relevant Policy Alignment – State Government of Victoria; G21 Region; Surf Coast Shire
Tourism
Employment
Retail
Community Infrastructure
Local Community Impact
Other Identified Impacts – Indigenous Community, proposed helipad

Development Advisory Committee Stage 1 Report Cape Otway Road Australia, 17 April 2019, p. 42

2.

Key Findings

The overall findings of this social impact assessment are that the proposed CORA development will
produce a net community benefit. The overall social impact of the proposal is POSITIVE - HIGH.
More details are provided in The following table summarises the evidence of social impact of the CORA
Proposal as set out in the previous sections.
Table 13, p. 61.
However, there is evidence of significant negative social impacts associated with the community living
immediately adjacent to the development in Connies Lane. The social impacts of the Proposal for
these residents are currently NEGATIVE – HIGH. Potential mitigating strategies that could reduce this
level of impact to NEGATIVE - MODERATE are set out in detail in Table 14, p. 64.
Table 1: Social Impact Assessment – Overall Findings
Social Impact Criteria

Overall Social Impact
Policy Alignment

State Government

POSITIVE HIGH

Regional Strategies

POSITIVE HIGH

Surf Coast Shire

POSITIVE MODERATE

Overall Impact

POSITIVE HIGH
Tourism

Overall Impact

POSITIVE HIGH
Employment

Overall Impact

POSITIVE HIGH
Retail

Overall Impact

POSITIVE MODERATE
Community Infrastructure

Overall Impact

POSITIVE MODERATE
Local Community Impact

Broader Community
Connies Lane Residents
Overall Impact

NEUTRAL
NEGATIVE HIGH (a)
NEGATIVE HIGH
Other Identified Social Impacts

Indigenous Community

UNKNOWN

Potential Helipad on adjacent site

NEGATIVE HIGH

Overall Social Impact

POSITIVE HIGH

a)

The identified negative social impacts could be reduced to ‘Negative – Moderate’ if the mitigating
strategies proposed below are adopted.

Table 2: Levels of Social Impact – Definitions
POSITIVE SOCIAL IMPACT

NEGATIVE SOCIAL IMPACT

POSITIVE LOW

The anticipated positive social
impacts of the Application are
low level and will contribute
marginally to social benefit

NEGATIVE LOW

POSITIVE
MODERATE

The anticipated social impacts
of the Application are
significant enough to
contribute to a net social
benefit. However, the
anticipated impacts may not
outweigh anticipated negative
social impacts

NEGATIVE MODERATE

POSITIVE HIGH

The anticipated impacts of the
Application will result in high
levels of social benefit and may
outweigh anticipated negative
social impacts

NEGATIVE HIGH

Source: K2 Planning 2019

The anticipated impacts of the
Application are low level. Mitigating
strategies could be developed to
reduce the anticipated negative
impacts of the Application
The anticipated impacts of the
Application are significant enough
to contribute to a net detriment to
community well-being. Mitigating
strategies might be developed to
reduce some of the anticipated
negative impacts, however the
overall impact will remain negative
The anticipated impacts of the
Application are so significant that
they: will result in a net detriment to
community
well-being;
would
require
significant
mitigating
strategies to be sufficiently reduced

3.

Recommendations

In order to assist in achieving a net community benefit through the development of the CORA
Proposal it is recommended that:
1. Employment opportunities at CORA are targeted at people living with a disability in the Surf
Coast Shire and G21 Region
2. Age friendly design features be incorporated within both the Elite Sports facility and the open
space design of the Proposal
3. Planning of child care services at CORA is done in co-ordination with the Surf Coast Shire
Early Years Services
4. Ongoing coordination is conducted with Deakin University about the potential use of CORA
for student employment, work placements and staff and student research partnerships
5. Surf Coast Shire Council consider an update or review of the Moriac Structure Plan including
consideration of the CORA Proposal
6. The Traffic Management Plan for the Proposal address strategies for reducing any negative
traffic impacts on the existing communities of Moriac township and Connies Lane
The following aspects of the Proposal also need to be clarified and communicated to the community:
1. Any hours of operation that the elite sports facilities will be available to the public
2. Any ongoing process for engaging with local communities
3. Any ongoing process for engaging with Indigenous communities to ensure their needs and
interests are well represented in the planning of the Proposal, particularly open space, retail
arts and craft opportunities
To minimise the negative social impacts of the Proposal on the residents of Connies Lane it is
recommended that:
1. Connies Lane access to CORA is restricted to the initial section of Connies Lane and allowing
access to the Eco Lodges only with no further pedestrian or vehicle access to CORA provided
through Connies Lane (refer to Figure 10, p. 57)
2. Wayfinding signage and streetscape treatments should redirect all vehicle and pedestrian
traffic to the main CORA entrance
3. All pedestrian access from the Eco Lodges to other elements of CORA should be through the
northern area of the Eco Lodges and not through Connies Lane
4. Development of the land immediately to the north of Connies Lane should include low scale
agriculture only; any higher intensity agriculture that requires vehicles to service it should be
located further north and away from the view of Connies Lane residents
5. Any odours and sounds emitting from the Waste Water Treatment Plant and Sub -Station are
regulated and do not impact on the amenity of Connies Lane residents

In relation to the potential impact on Connies Lane residents there is also a need for the Proposal to
clarify:
1. The regulated distance of sporting fields and related lighting from residential development
2. Hours of operation of the sports reserve lighting that will ensure reduced impact on the
amenity of Connies Lane residents
3. Details of the ‘Lighting Assessment’ aimed at demonstrating that ‘light poles will not create
light spill that would be detrimental to the amenity of surrounding properties’

4.

Project Approach

The following tasks were undertaken to complete this Social Impact Assessment:
Where can the results
be found?

Project Task
1

Policy Review
-

2

State Government of Victoria
G21 Region
Surf Coast Shire

Analysis of Prior Relevant Research including:
1.
2.

3.
4.

5.
6.
7.

8.

3

Capire 2018 Cape Otway Road Australia Community and Stakeholder
Engagement Findings Final Report, 31 January
Ecology and Heritage Partners 2018 Cape Otway Road, Australia
(CORA), Cape Otway Road, Modewarre, Victoria: Desktop Cultural
Heritage Assessment
Enfield Acoustics Pty Ltd 2019 Technical Memorandum: Acoustic
Review Re: Cape Otway Road Australia (CORA), August
Terramatrix 2019 Bushfire Development Report for the re-zoning and
subsequent development of an elite sports and tourism facility at
‘CORA’ Cape Otway Road, Modewarre VIC 3240 August
Tract 2018 Cape Otway Road Australia Town Planning Report
Planning Scheme Amendment
Traffix 2019 Traffic Engineering Assessment CORA Cape Otway Road,
Australia at Cape Otway Road & Connies Lane, Modewarre August
Urban Enterprise 2019 Cape Otway Road Australia Economic
Assessment, May
Planning and Environment Act 1987 Development Advisory
Committee Stage 1 Report Cape Otway Road Australia, 17 April

Section 5 Project
Context
Section 7 Social
Impact Assessment –
Relevant Criteria

Stakeholder Interviews
-

-

4

Section 6 Policy
Context
Section 7.2 Policy
Alignment

Surf Coast Shire – Strategic and Statutory Planning; Economic
Development; Arts and Culture; Aged and Disability; Recreation and
Open Space
City of Greater Geelong- Sport and Recreation
G21 – Regional Plan and Strategic Priorities
Deakin University – Sports and Recreation; School of Exercise and
Nutrition Sciences

Section 7 Social
Impact Assessment

Community Interviews
-

Surf Coast Hinterland Group invitation to interview provided – no
interview conducted
Connies Lane residents meeting 4th September 2019

Section 7.6 Local
Community Impact

5.

Project Context

The Cape Otway Road Australia (CORA) Project is proposed for a 220-hectare site on Cape Otway Road
adjacent to the township of Modewarre in Surf Coast Shire (Figure 1).

Figure 1: CORA Site Location
Source: K2 Planning 2019

Current uses of the Subject Site include:
-

Rural life style property with existing dwelling
Existing broiler farm (decommissioned)
Grazed farm land
Dwellings

Adjacent uses of the Subject Site include:
-

Landing strips for light aircraft
Dwellings on rural properties
Lake Modewarre and Flood plains
(Figure 2)

Figure 2: CORA Site Boundaries
Source: K2 Planning 2019

A Key Objective of the CORA Proposal is:
CORA seeks to deliver a global destination where elite sport, health and wellbeing are
immersed in a unique environment of natural beauty, art, culture and locally produced
food to provide three primary benefits:
•
•
•

A word-class elite sport training, tourism and accommodation facility capable of
attracting the world’s best sporting talent whilst promoting tourism within the
region.
A regional facility capable of delivering social benefit to the community through
access to employment, hospitality and cultural services, as well as leveraging
existing regional educational, health, sporting and transport assets.
An enhanced environment that promotes the conservation values of the site by
delivering an exemplar development through world leading environmental
sustainability outcomes including building and landscape design, energy provision
and integrated water management practices.

Combined with the unique setting of the wetland which will showcase a quintessential
Australian landscape, CORA will promote “brand Australia” through curated produce,
products, experiences and art featured within the Retail Village. It will be enjoyed by
athletes and visitors alike seeking health and wellbeing services through the Wellness
Centre and Elite Sports training facilities. (Information provided by Tract September 2019)
The Proposal comprises the following Precincts:
CORA Precinct

Proposed Uses
The Retail & Tourism Precinct is to create a highly activated and pedestrianized Village
that invokes the feel of a main street in country Victoria. The Village is aimed at curating
the best local and Australian brands and is to consist of:

Retail and
Tourism
Precinct

• A broad range of hospitality and dining options including cafes, restaurants,
microbrewery, gelateria and bakery.
• An Art Gallery and Sculpture Park.
• A Farmers & Makers Market.
• A 90 place Child Care Centre.
• A Design Studio for local producers and artisans.
• A Distribution Building for products created within the Design Studio.
• A 128 room Hotel.
The Village will create a sense of informality and easy relaxation within the buildings and
the connection spaces. Careful siting of the buildings will form a protective and
sheltering barrier from the western exposure. The space defined by the buildings on the
south and west will create a main circulation and gathering space affording close
connection with the water body and wetlands.
The individual buildings will use consistent details of construction, natural materials,
fixings and roof forms and will predominantly be single and two storey structures. The
interface with the wetlands and its inherent seasonal variability will provide a consistent
and dynamic edge to this main pedestrian way varying the sense of place from one visit
to the next.

Elite Sports
Precinct

The Elite Sports Precinct is to integrate the larger footprint buildings into the site and
where appropriate modify the impact of scale within the setting of the precinct. Within
this precinct there will be large structured areas of clear open space in the form of
football ovals and soccer pitches which will provide an exciting contrast to the areas of
key natural landscape and the built form.

CORA Precinct

Proposed Uses
The sports buildings will be configured as large combined footprint buildings that will be
punctuated with internal courtyard spaces for both light and amenity while multiple
openings and transparency at ground floor will activate buildings. The sports buildings
will consist of:
•
•
•
•

Gymnasium.
Indoor training facility.
Indoor swimming pool.
Media centre and auditorium.

The Sports Science Hub will be comprised of a campus of smaller buildings each with
specific areas of interest and varied requirements for laboratories, testing tracks and
installation of specialized equipment. Predominantly single stories buildings will be
interlinked and connected via courtyards and open spaces producing a complex of
internal and external spaces.
The Wellness Centre is the northern most facility within the precinct, set within an open
landscape setting with immediate views over the wetlands. This facility will generally be
housed in a single storey building maximizing the employing light, texture and subtle
spatial variation. This building will use simple rammed earth and stone construction in a
light and refined composition.
Situated in the south-eastern corner of the precinct is a staff accommodation building
along with depot buildings which will house and facilitate maintenance and servicing of
the wider site.
The Accommodation Precinct is to create a varied bushland landscape with
accommodation buildings informally located within the rich natural setting, enjoying
varied private and shared open space interfaces with adjacent lodges and the broader
landscape setting. Occasional connections with water bodies and/or the adjoining
wetland will enhance the living experience in this part of the site.
Lodges within the precinct are envisaged to be single or double storey lodges of simple
architectural form and constructed of materials selected to complement the bushland
Accommodation
setting.
Precinct
Situated in the north-eastern section of the Accommodation Precinct is the Waste Water
Treatment Facility (WWTF) which will provide reticulated sewer services to the CORA
site.
The WWTF is envisaged to consist of a single enclosed building housing the treatment
plant and equipment, along with a storage dam that will store treated water for use
across the CORA site as part of the overall integrated water management plan and the
whole of site environmental strategy.
The Rural Conservation Precinct is to facilitate the restoration and conservation of the
wetland which is significant in terms of its biodiversity and water values.
Restoration and conservation of the wetland is broadly to be achieved by removing
livestock from the floodplain, removing historic man-made structures interrupting
natural water flows to Lake Modewarre, as well as appropriate revegetation and
Rural
landscaping of the precinct to benefit the local environment through habitat creation,
Conservation
enhancement of local biodiversity and the restoration of natural land systems.
Precinct
The Rural Conservation Precinct contains two existing dwellings, with one to be
converted to be the residence of the CORA site manager. The other dwelling situated on
the southern side of the farm may be considered for excision from the CORA site. The
farm will continue to utilize the land for grazing and to facilitate food production to
deliver on the paddock-to-plate concept for the various hospitality venues within the
Retail & Tourism Village.
Source: Information provided by Tract September 2019.

The proposed location of these uses is set out in Figure 3.

Figure 3: CORA Concept Masterplan
Source: Tract September 2019

The following Amenity impacts of the Proposal have been identified in the Planning Report:
1. CORA will be low scale and designed to resemble a series of Australian rural buildings that will
be subservient to the landscape
2. The new buildings will be predominantly single and two storey, with some three storey
buildings
3. Natural landscape enhancement through removal of existing broiler farm and rehabilitation of
the environmentally sensitive areas of the site
4. Provision of a Trust for Nature covenant over the wetland area
5. The project will utilise the existing road network with upgraded sections of Cape Otway Road
to correctly manage traffic flow
6. An active sport destination, not a spectator sport venue, thus limiting vehicular access
Source: Tract 2018, p. 5, emphasis added
The following changes have been made to the Original Concept Master Plan:
1.
2.
3.
4.
5.
6.
7.
8.
9.

Removal of the Surfing Wave Pool, the 48 rural residential lots and 6 caretaker dwellings
Inclusion of the land at 50 Connies Lane as a Farm
Reduced Retail Village area
Reduced permanent waterbody adjoining the Retail Village and Hotel
Relocated Hotel, Wellness Centre and Depot
Reduced revegetation and enlarged wetland area
Relocated and reduced Sculpture Park
Relocated Eco Lodges to the north-eastern section of the property and introduction of onsite Waste Water Treatment Plant
Replacing athletics track and rugby pitch with second oval (with a rugby pitch in the centre of
the oval)

The changes to the plan are significant and seek to further prioritise the environmental sensitive areas
of the existing seasonal wetland (Information provided by Tract September 2019).
Planning Scheme Implications
The Project has triggered a request to amend the Surf Coast Shire Planning scheme to replace the
existing planning controls that affect the Subject Site (Rural Conversation Zone and Farming Zone) with
the Comprehensive Development Zone. Current and proposed planning controls for the Proposal are
set out in the Town Planning Report - Planning Scheme Amendment, Cape Otway Road, Australia (CORA)
Section 7.1 ‘Proposed Planning Controls’.

The CORA Planning Report has been accompanied by a series of supporting technical studies including:
1. Biodiversity Assessment
2. Flood report
3. Traffic Engineering Assessment
4. Economic Impact Assessment
5. Infrastructure Servicing report
6. Bushfire development report
7. Geotechnical Assessment
8. Land Capability Assessment
9. Cultural Heritage Assessment
10. Contamination Assessment
11. Engagement Report
(Tract 2018)

6. Policy Context
This Section briefly summarises relevant policies and strategies from the following:
-

State Government of Victoria
G21 Region
Surf Coast Shire Council

Key policy directions identified in this Section are drawn on to assess the potential social impact, or
community benefit, of the CORA Proposal in Section 7.

Planning and Environment Act 1987 (the Act)
The P&E Act establishes the content and regulation of planning schemes in Victoria and recognises the
legal power of authority over various issues covered by the Act. The most pertinent objectives of the
Act with regard to social impact are:
4. (1) (a) to provide for the fair, orderly, economic and sustainable use, and development of land;
(c) to secure a pleasant, efficient, safe working living and recreational environment for all Victorians and
visitors to Victoria;
(d) To conserve and enhance those buildings, area or other places which are of scientific, aesthetic,
architectural or historical interest, or otherwise of special cultural value, and:
(g) to balance the present and future interests of all Victorians
In addition to these objectives, the following Sections of the Act require that consideration be given to
the social and economic impact of the use and development of land:
Section 60 (1)(f) inserted by No. 3/2013 s. 76(2)
(e) any significant effects which the responsible authority considers the use or development may
have on the environment or which the responsible authority considers the environment may have on the
use or development; and
(f) any significant social effects and economic effects which the responsible authority considers
the use or development may have
Section 60(1B) inserted by No. 30/2015 s. 4(1)
(1B) For the purposes of subsection (1)(f), the responsible authority must (where appropriate) have
regard to the number of objectors in considering whether the use or development may have a significant
social effect.
Section 60(2) inserted by No. 48/1991 s. 61(2)(b)
(2) The responsible authority must not grant a permit which allows the removal or variation of a
restriction (within the meaning of the Subdivision Act 1988 ) unless it is satisfied that the owner of
any land benefited by the restriction (other than an owner who, before or after the making of the

application for the permit but not more than three months before its making, has consented in writing
to the grant of the permit) will be unlikely to suffer—
(a)
(b)
(c)
(d)

financial loss; or
loss of amenity; or
loss arising from change to the character of the neighbourhood; or
any other material detriment—

as a consequence of the removal or variation of the restriction.
Victoria Planning Provisions
The use of land for the purposes of entertainment, like other land uses, is regulated by the State policies
set out at Clauses 10-19 of the VPPs. These policies must be taken into account when making a decision
under the planning scheme. Those policies that are relevant to a social impact assessment include the
following key themes:
Net Community Benefit and Sustainable development
Clause 10.02 The goal of the State Planning Policy Framework seeks to ensure the objectives of planning
in Victoria are fostered through appropriate land use and development planning policies and practices
which integrate relevant environmental, social and economic factors in the interests of net community
benefit and sustainable development.
Settlement
Clause 11 Settlement - Planning is to anticipate and respond to the needs of existing and future
communities through provision of zoned and serviced land for housing, employment, recreation and
open space, commercial and community facilities and infrastructure.
Victoria’s 2020 Tourism Strategy
The Strategy is a whole-of-government document providing a clear vision for how the tourism industry
can increase its economic and social contributions to the State. This vision is for:
-

Victoria to be a leading tourism destination in the Asia Pacific region;
tourism to be a leading contributor to the Victorian economy; and
Victoria to provide a range of experiences and an environment that supports the aspirations and
culture of strong growth economies such as China, India and Indonesia.

The Strategy identifies the following seven priority areas, each with aligned actions:
1 Digital Excellence
2 International Marketing
Relevant Strategies include:
- Raise awareness of key regional destinations and experiences in interstate and intrastate
markets
Short to Medium Term
- Introduce and expand the Regional Tourism Partnership Program. Initially this will bring
together the Regional Marketing, Tourism Excellence, Digital Excellence and Regional Tourism
Board Support programs.

-

Meet current and future consumer demand of high yielding consumers for spa and wellbeing,
food and wine, nature based and art and cultural experiences.
- Build on work previously undertaken for Yarra Valley (food and wine), Daylesford (spa and
wellbeing), and the Great Ocean Road (nature based) campaigns
3 Domestic Marketing
4 Major and Business Events
5 Air Services Attraction
6 Investment Attraction and Infrastructure Development
Relevant Strategies include:
- Facilitate and support priority investment projects
Short to Medium Term
- Increase yield by supporting major investment in priority regions, with an initial focus on the
Great Ocean Road.
- Support investment in experiences aligned with the priorities of growth markets, such as China.
- Support and identify changes to planning and other regulations across Local, State and
Commonwealth Governments and remove unnecessary barriers to investment, and approval
processes to reduce unnecessary costs and provide certainty.
- Release the Victorian Trails Strategy that will provide for the development of Victoria’s cycling,
walking and multi-use off-road trails to drive visitation and establish key directions for trails
planning, development, management and marketing. Long Term
- Support investment in infrastructure to enhance existing strengths in food and wine and spa
and wellbeing.
- Support the upgrade of major tourism attractions to ensure they are recognised as
internationally acclaimed experiences.
- Support investments which enhance the State’s nature based tourism products, such as
completing high end walking experiences and associated accommodation development.
- Support the upgrade of tourism port infrastructure
7 Skills and Workforce Development
Addressing labour and skills shortages in the industry
Short to Medium Term
- Maintain a long term commitment to the Tourism Excellence Program, ensuring that the
program is responsive to evolving industry needs.
- Enhance the quality of the visitor experience by working with the tourism industry to increase
Chinese language and cultural services.
- Assist regions to address their staff shortages, including promoting tourism as a career of choice
and encourage training providers to meet industry needs. Ongoing
- Provide incentives to encourage mature age people to enter the industry, e.g. funding support
to attain qualifications.

G21 is a formal alliance of government, business and community organisations working together to
improve the lives of people within the region. The G21 alliance includes the following Local Government
Areas: Colac Otway Shire, Golden Plains Shire, City of Greater Geelong, Surf Coast Shire and the Borough
of Queenscliffe.

G21 is the official Strategic Planning Committee for the G21 Region and, as such, is responsible for
leading the development and implementation of the region’s strategic plan. In this role, G21 works
closely with, and provides advice to, Regional Development Australia (RDA), the Regional Management
Forum (RMF) and the State and Federal Governments on the region’s needs and priorities.
Sport and Recreation Pillar
The G21 Sport & Recreation Pillar fosters community wellbeing through participation and improving the
capacity of sport and recreation assets to respond to regional needs. The Pillar supports efforts to:
- develop organised sports (through supporting the development of coaching, volunteers, club
governance, etc.)
- link to the school sector
- develop drought resistant facilities, and
- share knowledge.
The G21 Regional Growth Plan (2013) addresses a range of issues including population growth, housing,
employment, land use and infrastructure plans. This Plan was one of eight growth plans developed
across Victoria in addition to the Metropolitan Planning Strategy. Growth Plans were prepared
consistent with State Government policy, and in particular the State Planning Policy Framework (SPPF).
The SPPF sets out objectives and strategies that guide the planning of settlements, including: land
supply, housing, activity centres and employment areas; protection of environmental and landscape
values; planning for coastal inundation, fire, flood and other risks; management of resources,
agricultural areas and key infrastructure assets; and provision of integrated transport.
The Regional Growth Plan sets out a growth framework for the next 40 years. Key aspects include:
principles for growth
building on the region’s strategic assets
building on our identified planned growth
a proposed plan for managing settlement growth and key land uses
identification of the major regional level infrastructure required to support growth.
G21 Strategic assets include:
- Significant tourism routes and assets
- The region is a major tourism destination, a valuable competitive advantage which contributes
to the region’s economy, and offers a wide range of tourism and recreation opportunities from
the coast, food and wine, nature and walking/cycling experiences and events. Our regionally
significant tourism routes are shown on Map 5, in addition to our National and State Parks.
The Regional Growth Plan identifies a range of Infrastructure Gaps including:
-

Tourism infrastructure – there is an identified need for convention facilities and major
accommodation to grow and develop the region’s attractiveness and visitation

G21 and AFL Barwon Regional Strategy April 2015
The G21 and AFL Barwon Regional Strategy provides the principles and strategic framework to support
the future development, governance and growth of football and football club-based netball throughout
the G21 region. It also provides key regional strategic directions and recommendations, as well as
identifying key priorities and actions for AFL Barwon, AFL Victoria, Netball Victoria and each participating
municipality.
The Strategy identifies a range of critical issues that AFL Barwon and G21 LGA’s face regarding growth
in football and netball participation, improving club operations and the need to prioritise and plan for
infrastructure upgrades and new development.
Lack of resources, varying approaches to funding allocation, financial support to clubs and strategic
management of facilities and reserves has led to inconsistencies in facility provision at the club level.
Investment in the region’s facilities to ensure current facilities meet AFL Victoria and Netball Victoria
minimum requirements and adequately accommodate anticipated participation growth and diversity
of participants is essential. Infrastructure improvement considerations extend to development of
regional standard facilities to provide suitable facilities for elite levels of football and netball,
identifying a suitable location for AFL Barwon’s Regional Administration Centre and providing new
facilities as the region’s population continues to grow. A collaborative approach between
government and sport is essential to ensure facility upgrades and renewal are strategically planned
for and meet the region’s broadening sports participation needs, cater for diversity and enhance
relationships between sports such as cricket and netball.

The Strategy sets out the following regional priorities:
PRIORITY 1 Support the capacity building of clubs and their people
PRIORITY 2 Increase the quality and functionality and maximise the carrying capacity of
existing facilities
The provision of and access to functional, quality facilities is fundamental to participation and
growth in football and netball. There is a mixed approach to provision and maintenance of
infrastructure across the region and the gap continues to widen between current funding
provision and the ability of LGAs and clubs/communities to match facility renewal and
grounds maintenance costs. This ultimately impacts on club amenities with clear gaps present
in the existing club facility hierarchy
PRIORITY 3 Plan and develop new facilities in key growth areas across the region

Relevant Surf Coast Shire Policies and Strategies include:
Municipal Strategic Statement Clause 21.01-3 – Vision and Strategic Framework Plan
Settlement Built Environment and Heritage
- To support and strengthen the individual character and role of the coastal and rural towns
within the Shire that contributes to the diversity of experiences, and residential, commercial,
recreational and employment opportunities
Tourism

-

To promote natural resource based tourism, at a scale and form that respects its setting, the
surrounding and uses and the locale
- To promote Lorne as a primary tourist destination on the Great Ocean road while protecting
and enhancing its highly vegetated urban character, residential amenity and forest hinterland
Rural Residential Living
- To limit the provision of rural residential/rural living lots outside settlement boundaries to
prevent adverse impacts on agriculture, environment and landscape values
Clause 21.04-2 – Tourism
Objective Tourist development
- To enhance and expand the tourism industry, whilst protecting the environmental, landscape
and cultural values of the Shire and the lifestyle of its residents.
21.04-3 Strategies
Tourist development
- Locate high profile, high volume tourism development in appropriate urban areas where their
impacts and infrastructure requirements can best be accommodated.
- Beyond settlement boundaries avoid tourism and other commercial facilities in land subject to
the Significant Landscape Overlay Schedule 1, or where the removal of significant indigenous
vegetation cannot be avoided or suitably minimised.
- Limit non-agricultural based tourism development to the Lorne coastal hinterland and other
selected rural areas. Such developments to be small scale, nature and adventure based tourist
activities and accommodation that are compatible with natural processes and have regard to
minimising exposure and risk to bushfire.
- Encourage agriculture based tourism development in the rural hinterland to assist in
diversification of the rural economy. Such development to be small scale and in character with
the immediate rural/agricultural environment
- Ensure new tourism development uses high quality, low intensity, unobtrusive, site responsive
buildings and works based on ecologically sustainable design principles.
- Encourage use and development that will increase visitor length of stay and increase visitor
numbers in the off-peak period.
- Facilitate the provision of appropriate infrastructure to support the tourism industry.
- Encourage the development of a diverse range of quality tourist accommodation and facilities
to meet changing visitor needs.
- Consider provision of caravan parks in appropriately located areas to provide for afford able
visitor accommodation.
21.04-4 Implementation
The strategies will be implemented by:
Using policy and the exercise of discretion
When deciding on applications for tourist developments in a non-urban zone, consider:
- Tourism development in the farming areas of the Shire should generally be of a small scale that
does not compromise the agricultural use of the land.
- Tourism development should be of a nature, designed and sited to avoid conflict with existing
rural uses, preserve the rural landscapes and environmental values, avoid loss of high quality
agricultural land, and be within proximity of existing townships.

-

Tourism development should enhance the environmental condition of the land through
protection and re-establishment of native vegetation and control of pest plants and animals,
erosion, salinity, stormwater and nutrient runoff. This should be demonstrated through the
development and implementation of a management plan.

Discourage tourism development from locating in:
-

prime farming areas, particularly in areas with an open rural landscape,
areas at risk from bushfire unless the risk to life, property and infrastructure can be reduced to
an acceptable level.

Discourage the intensification of tourism development where:
-

significant losses to biodiversity assets cannot be avoided, – risks from bushfire cannot be
managed.

Clause 19.02-4S Social and cultural infrastructure
Objective - To provide fairer distribution of and access to, social and cultural infrastructure.
Strategies
- Identify and address gaps and deficiencies in social and cultural infrastructure, including
additional regionally significant cultural and sporting facilities.
- Encourage the location of social and cultural infrastructure in activity centres. Ensure social
infrastructure is designed to be accessible.
- Ensure social infrastructure in growth areas, is delivered early in the development process and
in the right locations.
- Plan and design community places and buildings so they can adapt as the population changes
and different patterns of work and social life emerge.
- Support innovative ways to maintain equitable service delivery to settlements that have
limited or no capacity for further growth, or that experience population decline.
- Identify and protect land for cemeteries and crematoria.
17.01-2S Innovation and research
Objective
- To create opportunities for innovation and the knowledge economy within existing and
emerging industries, research and education.
- Strategies
- Encourage the expansion and development of logistics and communications infrastructure.
Support the development of business clusters.
- Support the development of enterprise precincts that build the critical mass of employment in
an area, leverage the area’s public and private sector economic competitive strengths and
assets, and cater to a diversity of employment types and scales.
- Promote an accessible, well-connected, high-amenity and collaborative physical environment
that is conducive to innovation and to creative activities.

-

-

Encourage the provision of infrastructure that helps people to be innovative and creative,
learn new skills and start new businesses in locations identified to accommodate employment
and economic growth.
Support well-located, appropriate and low-cost premises for not-for-profit or start-up
enterprises.
Improve access to community-based information and training through further developing
libraries as community learning centres.

17.02-2S Out-of-centre development
Objective To manage out-of-centre development.
Strategies
- Discourage proposals for expansion of single use retail, commercial and recreational facilities
outside activity centres
- Give preference to locations in or on the border of an activity centre for expansion of single
use retail, commercial and recreational facilities
- Discourage large sports and entertainment facilities of metropolitan, state or national
significance in out-of-centre locations unless they are on the Principal Public Transport
Network and in locations that are highly accessible to their catchment of users
- Ensure that out-of-centre proposals are only considered where the proposed use or
development is of net benefit to the community in the region served by the proposal or
provides small scale shopping opportunities that meet the needs of local residents and
workers in convenient locations
17.04-1S Facilitating tourism
Objective To encourage tourism development to maximise the economic, social and cultural benefits of
developing the state as a competitive domestic and international tourist destination.
Strategies
- Encourage the development of a range of well-designed and sited tourist facilities, including
integrated resorts, accommodation, host farm, bed and breakfast and retail opportunities. Seek
to ensure that tourism facilities have access to suitable transport.
- Promote tourism facilities that preserve, are compatible with and build on the assets and
qualities of surrounding activities and attractions.
- Create innovative tourism experiences.
- Encourage investment that meets demand and supports growth in tourism.
Rural Hinterland Futures Strategy May 2019
The Rural Hinterland Futures Strategy has been developed to provide a clear vision and high level
strategic direction for the Surf Coast Shire hinterland to vitalise the economy and ensure its long term
sustainability. The pressures of urban growth, climate change, the evolving role of agribusiness in the
Shire and changing technology drive the need for a new strategy so that the area can adapt and thrive.
Urban growth in particular creates the need to generate new jobs to retain or grow the current
contribution that the hinterland makes to the Surf Coast economy.

The aims of this Strategy are:
- To increase the hinterland’s contribution to the local economy from a baseline of 6% by
supporting existing agricultural uses so they develop and thrive; and
- To develop agri-food, agritourism and tourism opportunities in the hinterland that are
complementary to the rural landscape and environmental values.
There is an opportunity to draw some of the 2.1 million visitors to Surf Coast Shire into the hinterland
to new destinations, events and experiences such as outdoor recreation, culture, arts, food and wine.
These new destinations will require new or improved infrastructure to support them, and amendments
to the planning scheme to provide the policy framework to facilitate this opportunity, whilst balancing
support for farming and protecting important environmental and landscape values.
Accessible and Inclusive Surf Coast Shire Strategic Plan 2014-24
To make Surf Coast Shire more accessible and inclusive for all by planning and working to achieve five
key outcomes:
1. Built and natural environments are well designed and accessible for people of all abilities, and planned
to adapt to our community’s future accessibility needs
2. Accessible, flexible, people-centric services and information, responsive to the needs of people with
a disability, their families and carers
3. People of all abilities actively participate, socialise and have fun in the community and contribute to
local decision making
4. Council actively promotes the importance of inclusion for all, addressing discriminatory attitudes and
supporting inclusive practices
5. A workforce that embraces diversity and is responsive to the needs and aspirations of people with a
disability
Relevant Outcomes include:
- Outcome 1 - Built and natural environments are well designed and accessible for people of all
abilities, and planned to adapt to our community’s future accessibility needs.
- Outcome 3 - People of all abilities actively participate, socialise and have fun in the community
and contribute to local decision making
- Outcome 5 - A workforce that embraces diversity and is responsive to the needs and
aspirations of people with a disability
Arts and Culture Strategy 2009 - 2014
Vision The vision for arts and culture in the Surf Coast is:
Surf Coast Shire will create a range of diverse, inspirational opportunities for the
community to experience and appreciate all aspects of arts and culture.
This vision directly aligns with the Surf Coast Shire vision, particularly in relation to the shire as a place
of wellbeing and to preserving quality of life and community connections, specifically through arts and
culture.

Guiding Principles
- Wellbeing: There is an understanding that involvement in cultural activities leads to an
enhanced and healthier way of life. We support and encourage opportunities for involvement
in cultural activities and recognise that the enrichment of wellbeing can be achieved by
facilitating excellence in the evolution of our culture.
- Integration and vision: Cultural development becomes integral to many aspects of the Council's
activities. We understand that to become most effective, cultural development should be part
of a collaborative process rather than an isolated occurrence.
- Sense of place: The shire recognises the importance of the community's need to develop a sense
of place, ownership and belonging. Sense of place may already exist in the natural environment,
sacred sites, heritage sites and buildings, Koori heritage, neighbourhoods and shopping centres.
Cultural activities and experiences help to develop a greater sense of place.
- Diversity: The importance of diversity is recognised. It is the diversity of individuals, localities
and environments which add to the rich fabric of our culture. Through this recognition, the Surf
Coast Shire aims to facilitate cultural development and encompass all sections of the
community, thus creating a shared culture.
- Communication: It is identified that, through effective communication, optimal opportunities
become available to a greater part of the community. Cultural development occurs through
opportunities which are accessed by the community, including individuals, community groups,
businesses and other organisations. It is through greater awareness and encouragement that
participation in cultural activities can occur, helping to nourish our wellbeing.
Relevant Objectives include:
-

-

Objective 1 Provide community arts events, programs and facilities to attract and engage more
residents, ratepayers and community groups.
Objective 2 Develop support and provide increased funding for a diverse range of annual
community arts programs and events linked with arts practitioners, community groups,
neighbourhood houses, schools, seniors, youth and the unemployed.
Objective 3 Provide adequate staffing levels to develop partnerships and funding for increased
arts and culture programming.
Objective 6 Ensure strategic partnerships across government, industry, business, education and
community groups to further strengthen the delivery of arts and culture events and programs
across the shire.

Positive Ageing Strategy 2015 – 2018
Overarching strategic goal:
Working together, with our community, our partners and others to support Surf Coast Shire’s older
citizens in ageing positively.
We achieve this by delivering services, developing networks, facilitating programs and creating
opportunities for older people to:
maintain their independence and sense of purpose
stay fit and healthy, physically and mentally

-

use their wisdom and skills to actively contribute to and engage with their community
build social and community connections
access support when needed
have a say in decisions impacting on them, and
build resilience.

Guiding principles have been developed to underpin the strategy and its implementation:
1. Accessible and inclusive – Surf Coast Shire’s built and natural environments, services and
facilities, information, events and activities are readily accessible to all citizens.
2. Safe and supportive – Surf Coast Shire provides its citizens with safe, supportive environments
and open spaces.
3. Responsive – Our programs, services and policies are responsive to our citizen’s needs, taking
into account the specific requirements of each life stage from birth to old age.
4. Providing opportunities to participate – All Surf Coast citizens actively participate, socialise and
have fun in the community.
5. Respect and dignity – All citizens have the right to express their opinions and contribute to
decisions about their communities and wellbeing.
6. Diversity – Our communities and citizens are characterised by their diverse attributes and needs
that require targeted approaches rather than a ‘one size fits all’.
7. Holistic – We work together as an organisation, with our community, government and other
organisations to create an ‘all ages friendly community’ for all citizens.
Relevant Objectives include:
-

-

-

-

Objective 1.1 Review annually the development, coordination and delivery of accessible positive
ageing services for Surf Coast residents (including those from diverse backgrounds, special or
high needs groups/areas) by Council and other providers.
Objective 1.2 Promote and support the continued development of accessible built and natural
environments.
Key outcomes
• Township multipurpose venues (hubs) for activities and programs
• Age friendly design criteria applied (including access standards)
• Facilities address older citizens’ needs (eg. seating, exercise equipment)
Objective 1.4 Ensure Council’s planning, community infrastructure and advocacy programs
provide for older citizens’ access needs.
Objective 3.5 Continue to advocate ensuring all services and infrastructure support community
connection.
Key outcomes • Advocacy program reflects older citizens’ needs
Goal 5 - Change We plan ahead to enable our services and programs to adapt to change.
Outcome: Services, programs, facilities and community infrastructure are available to
respond to our community’s changing needs because we plan ahead to:
• prepare for population growth/demographic change
• promote sustainability

-

• contribute to community safety and security
• identify emerging trends and future scenarios • support community development and
capacity building
Objective 5.3 Advocate on community’s behalf to ensure critical gaps in services/ program
provision and community infrastructure are adequately addressed.

Early Years and Youth Strategy 2015 - 2018
Overarching strategic goal:
Working together, with our community, our partners and others to support Surf Coast
Shire’s young citizens in realising their full potential.
-

-

Goal 1 ACCESS We make it easy for young citizens and their families to access what they need.
Objectives include: 1.1 Continue to develop and promote service access for early year’s key
developmental stages focusing on supporting parents to meet their children’s wellbeing and
development needs.
Goal 3 CONNECTION: We facilitate connections between young citizens, their families and the
Surf Coast community. Objectives include
3.1 Explore existing and new avenues within current services and programs for promoting
community connections, including for people new to the area.
3.2 Actively work with local communities to facilitate initiatives encouraging
connection/participation, including opportunities for intergenerational relationships.
3.3 Investigate ways of facilitating connections for people who are hard-to-reach/overlooked.
3.4 Continue to advocate ensuring all services and infrastructure support community
connection.

Summary
This Section has summarised the relevant policy context guiding the development of the CORA Proposal.
Key policy directions are used to assess the potential social impact, or community benefit, of the CORA
Proposal in the following Section.

7.

Social Impact Assessment

This Section analyses the potential social impact of the CORA Proposal against the following
impact criteria:
1.
2.
3.
4.
5.
6.
7.

Relevant Policy Alignment – State Government of Victoria; G21 Region; Surf Coast Shire
Tourism
Employment
Retail
Community Infrastructure
Community Attitudes
Other Identified Impacts – Indigenous Community

The following material is presented for each criterion:
1.
2.
3.
4.
5.

Relevant details provided in the CORA Proposal
Evidence of social impact – Prior Research
Evidence of social impact – Policy Context
Evidence of social impact – Stakeholder Interviews
Evidence of social impact - Community Interviews

7.1 Policy Alignment
The CORA proposal responds well to the following policy objectives:
State Government
Victoria’s 2020 Tourism Strategy Short to medium term priority: Meet current and future consumer
demand of high yielding consumers for spa and wellbeing, food and wine, nature based and art and
cultural experiences. Medium term: Increase yield by supporting major investment in priority regions,
with an initial focus on the Great Ocean Road. Support investment in infrastructure to enhance existing
strengths in food and wine and spa and wellbeing...Assist regions to address their staff shortages,
including promoting tourism as a career of choice and encourage training providers to meet industry
needs.
Regional
G21 and AFL Barwon Regional Strategy April 2015 Investment in the region’s facilities to ensure current
facilities meet AFL Victoria and Netball Victoria minimum requirements and adequately accommodate
anticipated participation growth and diversity of participants is essential. Infrastructure improvement
considerations extend to development of regional standard facilities to provide suitable facilities for
elite levels of football and netball...and providing new facilities as the region’s population continues to
grow...Encourage the development of a diverse range of quality tourist accommodation and facilities to
meet changing visitor needs
Surf Coast Shire
Municipal Strategic Statement Clause 21.01-3 – Vision and Strategic Framework
Tourism
To promote natural resource based tourism, at a scale and form that respects its setting, the
surrounding and uses and the locale
Clause 19.02-4S Social and Cultural Infrastructure
Strategies Identify and address gaps and deficiencies in social and cultural infrastructure, including
additional regionally significant cultural and sporting facilities.
17.04-1S Facilitating tourism
Objective To encourage tourism development to maximise the economic, social and cultural benefits of
developing the state as a competitive domestic and international tourist destination
Strategies include: Create innovative tourism experiences
Arts and Culture Strategy 2009 - 2014 The vision for arts and culture in the Surf Coast is: Surf Coast
Shire will create a range of diverse, inspirational opportunities for the community to experience and
appreciate all aspects of arts and culture
Rural Hinterland Futures Strategy May 2019 The aims of this Strategy are:
- To increase the hinterland’s contribution to the local economy from a baseline of 6% by
supporting existing agricultural uses so they develop and thrive; and
- to develop agri-food, agritourism and tourism opportunities in the hinterland that are
complementary
to
the
rural
landscape
and
environmental
values.
Vision is: By 2040 the hinterland is a key contributor to the Surf Coast economy and renowned
visitor destination.

The CORA Proposal is not well aligned with the following policy Objectives:
Victoria’s 2020 Tourism Strategy
Ongoing - Provide incentives to encourage mature age people to enter the industry, e.g. funding support
to attain qualifications
Surf Coast Shire Municipal Strategic Statement 17.02-2S Out-of-centre development
Objective
To manage out-of-centre development.
Strategies
Discourage proposals for expansion of single use retail, commercial and recreational facilities outside
activity centres.
Surf Coast Shire Municipal Strategic Statement Clause 21.01-3 – Vision and Strategic Framework Tourism
Discourage tourism development from locating in: – prime farming areas, particularly in areas with an
open rural landscape
Potential mitigating strategies that respond to this non-alignment are considered in Section 7.9, below.

7.2 Tourism
The Proposal
The Business Case found that CORA will provide a range of four- and five-star accommodation options
for tourists including:
-

128 hotel rooms and
61 eco lodges2

The Business Case identifies that the retail tenancies will attract a variety of visitor types, including:
- Day visitors
- Overnight Guests, and
- Athletes
(Urban Enterprise 2019)
Evidence of Social impact – Prior Research
Based on assumed occupancy and guest density rates for the proposed accommodation (and as per the
CORA financial model), Urban Enterprise anticipate that this accommodation will provide capacity for
approximately:
-

74,344 new visitor to the Region
65,385 new visitors to the non-retail CORA facilities
(See Figure 4 below)

It is estimated that the ongoing economic impact of the development will be in the order of $32.5m per
annum (direct) and $22.2m per annum (indirect) (Urban Enterprise 2019, p. 6)

2

CORA Business Case conducted by Ernst and Young cited in Urban Enterprise 2019

Figure 4: Retail Visitation Breakdown
(Source: EY (p.91) cited in Urban Enterprise 2019, p. 10)

Anticipated Tourism benefits of the Proposal identified in prior research include:
-

-

the proposal would primarily meet the needs of the existing and new tourism market, currently
estimated at $360m per annum
This facility would itself generate significant additional visitation to the region and additional
expenditure which will support approximately 36% of the turnover required for the retail
components of the development
Other benefits from the additional visitation would flow through to other retailers and
businesses in the region (Urban Enterprise 2019 p. 1)

Research conducted by the Surf Coast Shire shows that, consolidated, the tourism sector is the second
largest sector in the Surf Coast economy.
Table 3: Selected industry sectors in Surf Coast (S) ranked by Output

Source: Surf Coast Shire Economic Insights 2018, p. 11

The Surf Coast Shire identifies tourism as attracting 44% of the 5.1m visitors to the Great Ocean Road.
Table 4: Surf Coast Shire- Tourism Visitation and Expenditure

Source: Surf Coast Shire Economic Insights 2018, p. 10

Day visitor and overnight visitors comprise significant numbers of tourism visits. Surf Coast Shire has
identified that peak periods particularly contribute to high tourism numbers with peak overnight
population numbers being ‘nearly triple’ the usual population. A peak night would typically be
experienced during the highest levels of tourism visitation in summer combined with good weather and
major events (Table 5).

Table 5: Surf Coast Shire - Peak Overnight Population

Source: Surf Coast Shire Economic Insights 2018, p. 11

The Surf Coast Shire highlights the economic benefit of international tourists to the region:
-

Although the number of international visitors is comparatively small, they are the highest
yielding visitor type as they stay the longest and spend the most money per trip
A domestic overnight visitor will typically spend $330 per trip compared to an international
visitor who will spend $577
Day visitors provide the least amount of yield with an average expenditure per day of $84
generating $103m in total
(Surf Coast Shire Economic Insights 2018, p. 10)

The Surf Coast Shire has noted that opportunities to stay in the region overnight will contribute to
visitor expenditure:
An ideal scenario for the Surf Coast is to identify ways to encourage day visitors to stay
overnight and to provide overnight visitors with a reason to stay longer for the benefit of
the region
(Surf Coast Shire Economic Insights 2018, p. 10)

Evidence of Social impact – Policy Context
The Surf Coast Shire Rural Hinterland Futures Strategy identifies areas of the municipality that are ‘well
suited to tourist activities’. The Cape Otway Road area where the CORA proposal is located sits within
these areas (Figure 5).

Figure 5: Areas Well Suited to Tourism
Source: Surf Coast Shire The Rural Hinterland Futures Strategy 2019 p. 24

The Vision for the Rural Hinterland Futures Strategy clearly identifies the future of the hinterland area
as a ‘renowned visitor destination’:
By 2040 the hinterland is a key contributor to the Surf Coast economy and renowned visitor destination.
Objective 4: Support Tourism Activities which Complement the Landscape, Agricultural and
Environmental Values of the Surf Coast Shire Ensure new tourism activities are complementary to
existing values that we wish to retain and enhance and make a positive contribution to the economy.
Evidence of Social Impact – Stakeholder Interviews
Stakeholders consulted for the current project have identified a range of benefits of the CORA Proposal
that are specifically linked to tourism:
-

-

It is only a 20 minute drive to CORA from Torquay, this is accessible, I expect the Eco Lodges
would fill up (Surf Coast Shire Recreation and Open Space)
This would be good for adventure tourism which is very large in our region - we are developing
a mountain bike trails network around Anglesea, we want to build local level facilities, they get
used, there is a high participation rate, we are within a short drive to Melbourne, nature trails
would be very popular (Surf Coast Shire Recreation and Open Space)
The hotel component will be available to residents and visitors alike, it gives people the
opportunity to stop in the region, there will be local tourism benefits (G21 CEO)
We have 2.7m visitors to the Shire and only 6% go to the hinterland, there is an opportunity to
redistribute and boost the hinterland contribution to the tourism offering and make it not just
about the coast (Surf Coast Shire Economic Development and Tourism)

Stakeholders also identified a potential risk related to the traffic associated with increased tourism in
the area:
-

We have trouble around the buses coming back through Winchelsea, this is on that route and
would have to be managed well (Surf Coast Shire Recreation and Open Space)
There is a need for a good traffic management plan, it might be possible to reopen the train
station at Moriac and then use shuttle buses to the facility - this would be big (G21 CEO)

Summary
There is significant evidence of that the CORA Proposal will result in HIGHLY POSITIVE SOCIAL IMPACT
in terms of tourism including:
1. The Surf Coast Shire Rural Hinterland Futures Strategy identifies area where the CORA proposal
is located as a ‘renowned visitor destination’
2. The Proposal is anticipated to generate 87,200 additional visitor nights and 65,385 new nonretail visitors
3. Surf Coast Shire has noted that opportunities to stay in the region overnight will contribute to
visitor expenditure

4. Stakeholders have identified that the Proposal will: ‘be good for adventure tourism’, ‘give
people the opportunity to stop in the region’ and ‘provide an opportunity to redistribute and
boost the hinterland contribution to the tourism’
A potential risk associated with tourism at the CORA proposal has been identified in relation to the
traffic generated by the Proposal. A traffic management plan will be needed to manage this risk and
reduce any negative social impacts of increased traffic in the area. It is noted that a traffic management
plan is required by the new proposed planning control for the subject site – Comprehensive
Development Zone 3 (CDZ3).

The Proposal
The business case for the CORA Proposal identifies the following employment outcomes:
-

Construction is expected to result in an average of 432 jobs per annum between 2018-19 and
2020-21
It is estimated that the total direct employment as a result of CORA will be approximately 117
jobs (in 2024- 25) with further employment (74 jobs) resulting from flow-on economic impacts
in the region3

On-site jobs will be required to operate the accommodation, retail and commercial offerings, food and
beverage outlets.
In addition, CORA itself will require a skilled management team to manage and operate parts of the
facility.
Table 6: Summary of Economic Impacts

Source: Ernst and Young 2017 cited in Urban Enterprise 2019

Evidence of Social impact – Prior Research
Research conducted by the Surf Coast Shire shows that the employment types offered through the CORA
proposal constitute the industry sectors with the highest number of jobs in the municipality:
-

3

Accommodation and food services 1,486 jobs, 16% of jobs in 2018
Construction 1,350 jobs, 14.5% of jobs in 2018
Retail trade 1,135 jobs, 12,2% of jobs in 2018
(Table 7)

CORA Business Case conducted by Ernst and Young cited in Urban Enterprise 2019, p. 6

Table 7: Surf Coast Shire Industry and Jobs 2018

Source: Surf Coast Shire Economic Insights 2018, p. 7

Surf Coast Shire has identified that 90% of businesses in the municipality are micro to small businesses
employing 4 people or less (Table 8).
Table 8: Surf Coast Shire – Business Size

Source: Surf Coast Shire Economic Insights 2018, p. 7

Significant proportions of the Surf Coast Shire community currently work outside of the municipality,
52.7% 2018 (Table 9).
Table 9: Surf Coast Shire – Employment Location of Resident Workers

Source: Surf Coast Shire Economic Insights 2018, p. 17

The Surf Coast Shire and the Moriac and District area has relatively low levels of unemployment 2016:
-

Reginal Victoria 6.0%
Surf Coast Shire 3.8%
Moriac and District 2.5%
Source: profile.id.com.au

However, between 2011 and 2016, the number of people employed in Moriac and District showed a
decrease of 30, and the number unemployed showed an increase of 8.
In the same period, the number of people in the labour force showed a decrease of 22 or 1.3%.
Table 10: Moriac and District Change in Employment Status 2011 - 2016
Employment status\n\n
Looking for part-time work

Moriac and District
-3.14

Looking for full-time work

10.7

Unemployed (Unemployment rate)

7.56

Hours worked not stated

-5.66

Employed part-time

-5.68

Employed full-time

-18.2

Employed
Source: profile.id.com.au/surf-coast/employment-status?WebID=150 adapted by K2 Planning

-29.54

There has been a 10.7% increase in the number of people looking for full time work in the Moriac and
District area 2011 – 2016.

Figure 6: Moriac and District Change in Employment Status 2011 - 2016
Source: profile.id.com.au/surf-coast/employment-status?WebID=150

The Surf Coast Shire has identified that the economy of the hinterland region, including the townships
of Moriac, Bellbrae, Deans Marsh and Winchelsea, currently comprises:
-

over 4,400 businesses
the top three sectors based on annual output are Construction, Agriculture, Forestry & Fishing,
and Financial and Insurance Services
(Table 10)

Table 11: Top 10 – Number of Businesses in the Surf Coast Hinterland

Source: Surf Coast Shire Economic Insights 2018, p. 15

Evidence of social impact – Policy Context
The Surf Coast Shire Rural Hinterland Futures Strategy identifies the type of business opportunity put
forward in the CORA Proposal as a ‘tourist draw card and lifestyle attractor’:
Agritourism has potential to stimulate business in the hinterland, as the beauty of the landscapes is both
a tourist drawcard and a lifestyle attractor...Small-scale food production has been growing in the region
due to the opportunity provided by the tourism industry and a developing “Otways” brand

Figure 7: The Hinterland Economy
Source: Adapted from Surf Coast Shire Rural Hinterland Futures Strategy 2019, p. 15

In terms of employment, the CORA Proposal responds well to the following Surf Coast Shire policy
objectives:
Rural Hinterland Futures Strategy:
To increase the hinterland’s contribution to the local economy from a baseline of 6% by supporting
existing agricultural uses so they develop and thrive; and
To develop agri-food, agritourism and tourism opportunities in the hinterland that are
complementary to the rural landscape and environmental values
Arts and Culture Strategy
- Objective 3 Provide adequate staffing levels to develop partnerships and funding for increased
arts and culture programming
Stakeholders have also noted that the CORA Proposal responds well to the following employment
related Surf Coast Shire policy objective:
-

Accessible and Inclusive Surf Coast Shire Strategic Plan
Outcome 5 - A workforce that embraces diversity and is responsive to the needs and
aspirations of people with a disability
There are considerable opportunities for employment during construction and ongoing…the
proponents are well across the Geelong Region Opportunities for Work program and are
interested in providing - opportunities for people with a disability etc. (G21 CEO)

Evidence of Social Impact – Stakeholder Interviews
Stakeholders contacted for the current project have identified a range of positive social impacts of
the CORA proposal in relation to employment:
-

-

-

The Rural Hinterland Strategy talks about importance of creating jobs in the hinterland, not at
any expense but to help provide the communities with employment in their local area… (Surf
Coast Shire Economic Development and Tourism)
The G21 board supports the CORA proposal, we have had several briefings on the proposal and
the G21 comprises representatives of five councils plus five independent directors. We strongly
believe it will be of significant economic benefit to our region (G21 CEO)
If this leads to jobs in exercise and sports science then the Uni will be interested in it (Sport and
Recreation, Division of Student Life, Deakin University)

Summary
There is significant evidence that the CORA Proposal will result in a HIGHLY POSITIVE SOCIAL IMPACT
in terms of employment including:
-

The proposal will contribute to the largest industry employment sectors in the Surf Coast Shire
construction, accommodation and food services, and retail
These employment sectors are underrepresented in the hinterland region
The hinterland has experienced a recent increase in unemployment and the number of people
looking for full time work

-

The proponent has expressed an interest in the Geelong Region Opportunities for Work
program ensuring that employment opportunities are provided for people with a disability

There is a need to ensure that the CORA Proposal targets employment opportunities to people living
with a disability in the Surf Coast Shire and G21 Region.

The Proposal
The total ‘as of right’ floorspace in terms of the type and scale of retail uses that could be permitted on
the Subject Site includes:
-

up to 1,200sqm of shop floorspace
2,000sqm of food and drink premises
All located within the Retail and Tourism Village Precinct

The following retail uses are prohibited altogether:
-

Supermarket
Restricted Retail Premises
Department Store
(Source: Urban Enterprise 2019 p. 9)

The ‘retail village’ is proposed on a central area on the site, co-located with a design studio, gallery and
indigenous art, micro-brewery and a child care centre.
Table 12: Proposed Retail Village Uses

Source: TraffixGroup Traffic Report, page 30 cited in Urban Enterprise 2019

Evidence of Social impact – Prior Research
An Economic Assessment of the Proposal anticipates that the retail components of would attract
customers primarily from the following markets:
-

Visitors to the Great Ocean Road, including international and domestic;
Visitors to the Elite Sports Facility, including athletes, families, support staff and media;
Visitors drawn to the wellness facility (primarily from the Geelong and Surf Coast areas);
Residents drawn to the retail floorspace from the Surf Coast area; and
Residents drawn to the restaurants from the Geelong, Surf Coast and Colac Otway areas
(Source: Urban Enterprise 2019)

It is estimated that approximately half of all retail visitors will also visit other facilities in the
development, such as hotel guests, athletes, etc.

The Business Case estimates that the Proposal will:
-

attract 100,000 new visitors to the facilities in addition to the current visitation to the region
generate expenditure of approximately $30.5m
assuming that 30% of this expenditure is on retail goods and services, this would result in an
additional available retail expenditure pool in the region of $9.15m
generate approximately $3m of additional retail expenditure in the region compared to current
circumstances
approximately $6.13m of the retail turnover required to support retail tenancies in the CORA
retail village will be generated by new visitors to the CORA facilities
The balance of the turnover of the CORA retail facilities would be supported by visitors to the
region (i.e. passing trade) and residents of the local area and surrounding region
(Source: Urban Enterprise 2019 p. 11-12)

An assessment of the potential retail impacts of the Proposal has been conducted on the following
retail types:
-

Restaurants and cafes
Tourism goods, such as surf wear and homewares
Specialty food retailers such as bakeries and produce stores

(Source: Urban Enterprise 2019 p. 13)

The following retail impact have been identified:
-

-

-

-

-

The retail components of the proposal are primarily tourism related and do not include any
large format retail space that would attract significant expenditure from residents of the region
and compete with the established retail and activity centre hierarchy
The proposal would primarily meet the needs of the existing and new tourism market,
currently estimated at $360m per annum. The tourism retail market is expected to increase
strongly over time and will require ongoing growth and diversification of retail offer in order to
continue to capture tourism yield and related benefits in Surf Coast Shire;
This facility will itself generate significant additional visitation to the region and additional
expenditure which will support approximately 36% of the turnover required for the retail
components of the development.
Other benefits from the additional visitation will flow through to other retailers and
businesses in the region;
The existing retail hierarchy in the area is not expected to compete closely with the CORA retail
components due to the lack of comparable offer;
The retail components of the development proposal are expected to have negligible economic
impacts on existing retailers. The greatest impacts are expected to occur in Torquay, however
in percentage terms (2- 3%) these impacts are not considered material.
The proposal could generate a range of economic benefits to the area, including local
employment and diversification of retail offer to visitors.
Overall, the retail and hospitality components of the development are assessed to provide a net
economic benefit to the region
(Source: Urban Enterprise 2019)

Particular impact on retail in adjacent areas has been conducted and found:
-

-

-

Torquay – anticipate overall retail impact range of 2-3% on tourism related retailers. This is not
considered to be a significant economic impact. It is likely that the tourism retail in CORA will
ultimately provide a different type of retail and hospitality offer to what is available in Torquay,
and therefore is more likely to complement than compete with existing retailers
Winchelsea - retailers may benefit from additional through traffic from the Great Ocean Road
region if the CORA development is successful in its intention to divert more traffic through the
surf coast hinterland.
Ravens Creek Farm in Moriac currently sells fresh farm produce in Moriac and a cafe. The farm
also supplies produce to other retailers within the region. Although the retail floorspace in CORA
may to some extent compete with this retailer, it is expected that the net impact would be
negligible or positive given the likelihood that the overall demand for fresh produce for cafes
and restaurants will increase as a result of the new food businesses as part of the CORA
development
(Source: adapted from Urban Enterprise 2019 p. 13-15)

Evidence of Social Impact – Stakeholder Interviews
Stakeholders contacted for the current project have identified a range of positive social impacts of
the CORA proposal in relation to retail:
-

-

-

The plan for a farm as part of CORA, providing produce for restaurants etc. will possibly support
the farmers market…Surf Coast Creative Industry has been identified as 4th highest cluster of
creative industries in Australia (based on the size per capita) so there is opportunity to show case
the many local artists and creative businesses (Surf Coast Shire Economic Development and
Tourism)
There will be opportunities for producers to display their products - food, also art and craft, a
sculpture park, we do not have anything like this in the region they do on the Mornington
Peninsula but not here – this is an exciting addition to the facility (G21 CEO)
Local artists and craftspeople – this ties in with our hinterland strategy – Surf Coast Shire is
recognising that creative industry goes beyond visual arts etc. (Surf Coast Shire Arts
Development Officer)

However, stakeholders also raised concerns about aspects of the retail component of the Proposal
particularly:
Concern about the floor size of the retail component:
-

In the Comprehensive Development plan now there is no floor space caps - only 90 spaces for
child care no caps for retail - Council want to see some clear caps on the retail space (Surf Coast
Shire Strategic and Land Use Planning)

Concern about the operation of the arts and crafts retail spaces and art gallery including:
- how would they populate this? How would they work in with the local community to feel they
have a space to work within the facility

-

it is very important that we pay artists properly and develop opportunities for young artists to
develop
Where is the work coming from, who are the artists?
There is a need for an arts showcasing and nurturing local art indigenous and non-indigenous what percent local art would be included in both sculpture walk and gallery collection?
What sorts of arts management opportunities would be available for local artists?
Is the sculpture walk about ‘place’?
We do not have a regional arts gallery in the Shire - what would be in the gallery? Would it
include a dedicated collection of local works?
There is a need spaces for touring exhibitions
As possibly the first art gallery of any note in the area there is a need for a strategy that is
consistent with the visioning of the local government area and the procurement processes
If this is a place-based project there is a need to really consult
(Surf Coast Shire Arts Development Officer)

Summary
There is significant evidence that the CORA Proposal will result in a HIGHLY POSITIVE SOCIAL IMPACT
in terms of retail including:
-

-

100,000 new visitors and approximately $30.5m of expenditure
negligible economic impacts on existing retailers
economic benefits to the area, including local employment and diversification of retail offer to
visitors
support for the Surf Coast farmers market and creative industries
opportunities for producers to display their products - food, also art and craft

Particular concerns related to the retail aspect of the Proposal that have been identified through the
current project include:
-

-

A need to specify retail floor space caps
A need to work closely with the local arts and craft industry to ensure that the arts and craft
opportunities at CORA reflect and support local artists and a place-based approach to local
culture

7.5 Community Infrastructure
The Proposal
The Victorian Planning Authority (VPA) defines community infrastructure as:
the buildings and spaces that provide services, activities and opportunities – can be provided by
government, not-for-profit organisations and the private sector (Source: https://vpa.vic.gov.au/strategyguidelines/infrastructure/community-infrastructure-planning/)

The CORA Proposal includes a significant range of community infrastructure facilities including:
Elite Sports facility for Australian Football (AFL), rugby, cricket, soccer, basketball, netball, tennis,

cycling and swimming comprising:
-

gymnasium
rugby pitch
tennis courts
soccer tablet
MCG oval
sports hall
synthetic turf pitch
pool

Sports Science hub – a purpose-built sport university catering for wellness, talent identification and
acceleration, sporting technology analytics and recovery comprising:
-

wellness centre spa
space for up to 12 health practitioners
(Source: Adapted from Tract Masterplan September 2019 – see below)

Child care for at least 90 children located in the CORA retail village and primarily focused on providing
child minding services for staff at CORA (Tract 2018, p 18)
Proposed user groups of this community infrastructure include:
Elite sports teams…utilising other key local supporting infrastructure such as Deakin University, Epworth
Hospital, GMHBA Stadium and the Anglesea Vehicle Proving Ground (Tract 2018, p.5)
The location of these facilities and their component parts are set out in Figure 8 below.

Figure 8: CORA Masterplan – Community Infrastructure
Source: Tract September 2019

Evidence of Social impact – Policy Context
The Surf Coast Shire Rural Hinterland Futures Strategy identifies increasing demand on existing
infrastructure in the Hinterland region:
There is increased growth and development pressure on rural and environmental values in
the hinterland and key tourist attractions like the Great Ocean Road…Existing infrastructure
is struggling to meet the growing needs of the hinterland (p. 15)

It is not clear how much the community infrastructure components of the CORA Proposal will respond
to this demand, indeed the child care services are specifically for workers of CORA not residents or
tourists. This issue is addressed further below.
The Surf Coast Shire Positive Aging Strategy has also identified a need for ‘age friendly infrastructure’:
We will know we have succeeded when we see:
-

service plans promoting multidisciplinary approaches and holistic care and health planning
age friendly design and access criteria applied to infrastructure development and
communication strategies

It is not clear how well the community infrastructure components of the CORA Proposal will respond to
this need for age friendly facilities.
Evidence of Social impact – Stakeholder Interviews
Stakeholders consulted through the current project noted that the CORA Proposal was of a different
scale to local and regional infrastructure and would respond to the needs of international elite
athletes’:
-

-

-

CORA is far an above the type of facilities that are being developed at Deakin Uni, it is for
internationally elite athletes – a different scale – it could be complementary to what is
happening at Deakin (G21 CEO)
CORA is macro scale - if this leads to jobs in exercise and sports science then the Uni will be
interested in it (Deakin University Sports and Recreation)
As a destination piece aimed at attracting elite athletes, a retreat destination, it is so
commercially orientated that it becomes more a tourism and economic issue more than a local
recreation issue (City of Greater Geelong Recreation and Open Space)
The facilities at Deakin are a slightly different business model because we are in the education
phase so we are not necessarily operating at commercial rates - the Uni is interested in the
community, students practicing sports science with adequate supervision, athletes getting
access to facilities they wouldn't normally, developing women’s sports…the Waurn Ponds
campus is a living breathing sport and sport science centre predominantly for women's sport if we get the planning right the Waurn Ponds campus could become an elite training centre and
open to the public with a focus onto women's sport and …eventually house some women's sport
programs AFLW Geelong etc. (Deakin University School of Exercise and Nutrition Sciences)

Deakin University has expressed a particular interest in ongoing engagement with CORA about the elite
sports facility:
-

…if they get it up and running we would be certainly interested in assisting in some way if they
are bringing in elite teams, some of our staff or students could work in there…we also would
like to have conversations about partnering in research opportunities - we would both have to
find our niche areas we could also help work with them - physical education might get involved
(Deakin University School of Exercise and Nutrition Sciences)

However, stakeholders also raise concerns about the relationship between the community
infrastructure components of the CORA Proposal and local community needs:
Elite Sports facility
- All the economic data on our visitation shows where we are lacking – at North Torquay, Surf
Coast Secondary School we have just finished the soccer pitch and a three-court stadium to
attach to an existing court. Hopefully we can host weekend tournaments in a facility like CORA
- eg basketball tournaments that attract Victorian junior basketball league who now go to
Shepparton etc. (Surf Coast Shire Recreation and Open Space)
- the facility is above what our region would plan for, but what public access is there and to which
element of the facility? If there was a 50 metre swimming pool that would be fantastic if it
had public access (Surf Coast Shire Recreation and Open Space)
- We understand that facility will be privately booked for elite sports teams and possibly the
Geelong Cats [AFL] as a training ground, even though public comments have been made that if
it is not booked it will be available for the community use, there is nothing clear about this at
this stage (Surf Coast Shire Strategic and Land Use Planning)
Child Care
- The CORA proponent has spoken about the lack of child care facilities around Moriac - so this
would provide something that is not available in the country areas – however it is intended for
people who live and work on the site – it is not clear how they will give preference to these
people (Surf Coast Shire Strategic and Land Use Planning)
- A recent review of child care in the region has found that and more private operators are coming
in (Surf Coast Shire Recreation and Open Space)
Impact on Moriac township
Specific concerns have been highlighted about the impact of the CORA Proposal on the township of
Moriac – particularly in relation to increasing community infrastructure demands in the area:
-

What does CORA mean for Moriac? It is now a little town and not targeted for growth. If CORA
happens does this mean Moriac changes? They are saying they will have medical practitioners.
We need to clarify the role of these service, are they available to local community? This might
mean we might have to review Moriac Structure Plan - (Surf Coast Shire Strategic and Land Use
Planning)

Summary
There is evidence that the CORA Proposal will result in a MODERATELY POSITIVE SOCIAL IMPACT in
terms of community infrastructure including:
-

Child care service would provide something that is not available in the country areas
The community infrastructure at CORA will be of a different scale to that offered elsewhere in
the region and has the potential to complement existing infrastructure

-

The facility complements Deakin course areas and can potentially support student work place
experience needs; it is a different level of facility responding to a commercial elite sports market
rather than the more local community focused sports group supported through Deakin

However, a range of concerns have also been expressed about limited community access to the
proposed community infrastructure, these are addressed below.

7.6 Local Community Impact
Evidence of Social impact – Prior Research
The Development Advisory Committee Stage 1 Report Cape Otway Road Australia has noted that a range
of concerns were raised by members of the local community in response to the original CORA Concept
Plan released in 2017 including:
The main issues and challenges identified for the Project related to amenity (noise, traffic,
light spill) and the general impact on rural lifestyle and the environment (water use/water
source and its impact on farmers, potential of light impact on waterbirds). The potential
impact of the wave pool on the environment was considered substantial, which is one of
the reasons why the proponent advised this component was dropped (p. 21)
The CORA Proposal has responded to these concerns as follows:
-

Removal of all rural residential lots
Relocation of the eco lodges in the south-west corner to the north-east corner of the site.
Creation of a north-south road between the Hotel car park and sports facilities to create a clear
‘internal loop road’
Replacing athletics track and rugby pitch with second oval (with a rugby pitch in the centre of
the oval)
Minor rearrangement of dam and building for the Waste Water Treatment Plant
Inclusion of the land at 50 Connies Lane as an extension of the Organic Farm
(Source: Tract – Project Communications August 2019)

Other changes have been made to the original CORA Concept Plan in response to feedback from
community engagement and referral agencies such as Barwon Water, DELWP and CCMA including:
-

Reduced vegetation and enlarged wetlands in line with DELWP mapping
Removal of the surfing wave pool
Reduced permanent waterbody adjoining the retail Village and Hotel
Relocated hotel
Relocated Wellness Centre and Artist in-residence

These changes in the Concept Plan respond to the specific issues noted in the Development Advisory
Committee Stage 1 Report above.

The Development Advisory Committee Stage 1 Report Cape Otway Road Australia also noted specific
issues raised by residents of Connies Lane through prior community engagements related to the CORA
Proposal:
Residents of Connies Lane were engaged separately, with most concerned regarding
the potential:
- change to ‘country atmosphere’
- increased traffic
- noise
- light pollution
- privacy
- reduction in value of land
- construction impacts. Six per cent of respondents rejected the Project outright (p.22)
As part of the current project a meeting was held with residents of Connies Lane on 4th September 2019.
However, those residents have subsequently advised:
-

we do not consent to you including in the SIA the views we expressed to you during the recent
meeting.
We wish to state once again that we remain totally opposed to the entire CORA project. We
ask that we have access to the final draft of the Social Impact Assessment to ensure we are not
misrepresented
(Please refer to Figure 12 in the Attachments for full details)

The information presented below is therefore based on:
-

Desktop assessment of the CORA Proposal
Site visits to Connies Lane 10th August and 4th September 2019

Evidence of Social impact – Connies Lane Area
The proximity of Connies Lane to the CORA boundaries is shown in Figures 10 and 11 below. Key issues
emerging from the proximity of Connies Lane to the CORA boundaries include:
-

Connies Lane is surrounded by the CORA Site on three sides
The CORA Boundary runs along the immediate northern edge of Connies Lane
The three proposed sports ovals with lighting are immediately adjacent to Connies Lane

The potential social impacts of these issues are discussed below.

Figure 9: CORA Boundary - Connies Lane Modewarre
Source: K2 Planning 2019

Figure 10: CORA Masterplan – Connies Lane
Source: Adapted from Tract CORA Masterplan September 2019

Potentially negative social impacts on the residents of Connies Lane immediately adjacent to the CORA
development are evident including:
1. The proposed use of Connies Lane as a service access point to CORA
2. Potential resident safety and security concerns associated with pedestrian traffic from the Eco
Lodges accessing the CORA site through Connies Lane
3. Loss of rural amenity associated with proposed development of more intensive agriculture
immediately north of Connies Lane interrupting the current passive rural views
4. Potential of the farm contributing to increased agricultural activity with negative environmental
and visual impacts on residents
5. Potential sound and smell impacts of the CORA waste water treatment plant and sub-station
6. Amenity impacts associated with the close proximity of the CORA sports ovals and lighting
The cumulative effect of these impacts on residents of Connies Lane is regarded as resulting in a
NEGATIVE HIGH SOCIAL IMPACT.
Potential mitigating strategies that, if implemented, could reduce this impact to NEGATIVE MODERATE
are set out below.

Summary
Changes in the CORA Concept Plan respond to the specific issues identified in prior community
engagements and noted in the Development Advisory Committee Stage 1 Report – thus reducing this
impact to NEUTRAL.

However, the cumulative effect of the CORA Proposal on residents of Connies Lane is regarded as
resulting in a NEGATIVE HIGH SOCIAL IMPACT.

7.7 Other Social Impacts Identified
Two other potential social impacts of the CORA Proposal are identified including:
-

Potential impact on local and regional Indigenous communities
Potential social impact of opposed helipad on adjacent site

Indigenous community
The CORA Proposal includes an ‘Indigenous Art Gallery’.
The Surf Coast Shire Rural Hinterland Futures Strategy May 2019 has identified that the Surf Coast
Hinterland is based upon traditional lands:
The Hinterland is also part of an important cultural landscape for Aboriginal People. The
Surf Coast Rural Hinterland Futures Strategy is based upon the traditional lands of the
Wadawurrung, and the Gulidjan and Gadubanud people of the Eastern Maar Nation. The
Shire’s Aboriginal story spans thousands of years, continuing to this day. There is scope to
promote Aboriginal stories, improve our understanding, and share economic prosperity
with Aboriginal people in our region.
The Development Advisory Committee Stage 1 Report Cape Otway Road Australia has also highlighted
the importance of engaging with indigenous communities through the development of CORA:
The Committee was advised the Wathaurong Aboriginal Corporation were separately
involved in consultation by the Project team and have been involved with the
commencement work for a Cultural Heritage Management Plan (CHMP)
It will be important to continue to consult with Wathaurong Aboriginal Community about
the Project and the conclusions for the Cultural Heritage Management Plan going forward.
p. 22
In relation to cultural heritage I have been advised that:
A Cultural Heritage Assessment has been prepared for CORA which recommends that
a full Cultural Heritage Management Plan be prepared for the Site.
The Cultural Heritage Management Plan process was commenced November 2017
with initial site survey having been completed and sub-surface testing commenced in
March 2018. Engagement with the Wathaurong has been ongoing through this
process (Source: Tract Project Communications September 2019)

Proposed Helipad
The CORA Proponent has verbally noted a potential interest in applying for a heliport to be
accommodated in the existing landing field located immediately to the west of the CORA site.
While this potential proposal is not included within the CORA masterplan it is important to highlight that
a potential heliport would bring related social impacts, particularly NEGATIVE SOCIAL IMPACTS
associated with noise impacting on the amenity of residents in the area.

7.8 Summary Social Impact Assessment
The following table summarises the evidence of social impact of the CORA Proposal as set out in the
previous sections.
Table 13: Social Impact Assessment – Summary Findings
Social Impact
Criteria
Policy Alignment

Evidence of Impact

The CORA proposal responds to the following policy objectives: Victoria’s 2020 Tourism
Strategy Short to medium term priority: Meet current and future consumer demand of high
yielding consumers for spa and wellbeing, food and wine, nature based and art and cultural
experiences. Medium term: Increase yield by supporting major investment in priority regions,
with an initial focus on the Great Ocean Road. Support investment in infrastructure to enhance
State Government
existing strengths in food and wine and spa and wellbeing…Assist regions to address their staff
shortages, including promoting tourism as a career of choice and encourage training providers
to
meet
industry
needs.
Ongoing
Provide incentives to encourage mature age people to enter the industry, e.g. funding support
to attain qualifications
G21 and AFL Barwon Regional Strategy April 2015 Investment in the region’s facilities to
ensure current facilities meet AFL Victoria and Netball Victoria minimum requirements and
adequately accommodate anticipated participation growth and diversity of participants is
essential. Infrastructure improvement considerations extend to development of regional
Regional
standard facilities to provide suitable facilities for elite levels of football and netball...and
providing new facilities as the region’s population continues to grow...Encourage the
development of a diverse range of quality tourist accommodation and facilities to meet
changing visitor needs
Municipal Strategic Statement Clause 21.01-3 – Vision and Strategic Framework
Tourism To promote natural resource based tourism, at a scale and form that respects its
setting. The surrounding and uses and the locale Clause 19.02-4S Social and Cultural
Infrastructure Strategies Identify and address gaps and deficiencies in social and cultural
infrastructure, including additional regionally significant cultural and sporting facilities. 17.041S Facilitating tourism Objective To encourage tourism development to maximise the
economic, social and cultural benefits of developing the state as a competitive domestic and
international tourist destination...Create innovative tourism experiences
Arts and Culture Strategy 2009 - 2014 The vision for arts and culture in the Surf Coast is: Surf
Surf Coast Shire Coast Shire will create a range of diverse, inspirational opportunities for the community to
experience and appreciate all aspects of arts and culture
Rural Hinterland Futures Strategy May 2019 The aims of this Strategy are:
To increase the hinterland’s contribution to the local economy from a baseline of 6%
by supporting existing agricultural uses so they develop and thrive; and
to develop agri-food, agritourism and tourism opportunities in the hinterland that are
complementary to the rural landscape and environmental values.
Vision is: By 2040 the hinterland is a key contributor to the Surf Coast economy and
renowned visitor destination.

Tourism

Surf Coast Shire Rural Hinterland Futures Strategy Identifies the area where the CORA
proposal is based as 'well suited to tourism'
Surf Coast Shire Economic Insights Identifies tourism expenditure now at $442.7M; tourism is
the second largest industry in the Surf Coast Shire 11.3% 2017. CORA Economic Impact Study
notes: CORA accommodation will provide capacity for approximately 87,200 additional visitor
nights in the Region. CORA will also act as an attractor to the Region with its retail village
(including wellness facility) (Urban Enterprise 2019) visitation would range from 132,000 to
183,000 unique visitors...the expected ongoing direct economic impact of the facility to the
region will be $32.6 million

Social Impact
Criteria

Employment

Retail

Community
Infrastructure

Evidence of Impact
Key Stakeholders have also identified the benefits of the Proposal in terms of tourism: The
development would be good for adventure tourism which is very large in our region - we are
developing a mountain bike trails network around Anglesea, if we build local level facilities they
get used, there are high participation rate in nature tourism - nature trails would be very
popular G21 regional priority projects - including adventure trails (Surf Coast Shire Recreation
and Open Space)
Construction is expected to result in an average of 472 jobs per annum between 2018-19 and
2020-21; It is estimated that the total direct employment as a result of CORA will be
approximately 171 jobs (in 2024- 25) with further employment (109 jobs) resulting from flowon economic impacts throughout the region (Urban Enterprise 2019)
The CORA proposal responds to the following policy objectives: Victoria’s 2020 Tourism
Strategy Assist regions to address their staff shortages, including promoting tourism as a career
of choice and encourage training providers to meet industry needs. Ongoing: Provide
incentives to encourage mature age people to enter the industry, e.g. funding support to attain
qualifications
Rural Hinterland Futures Strategy May 2019 Urban growth [across Surf Coast Shire] in
particular creates the need to generate new jobs to retain or grow the current contribution
that the hinterland makes to the Surf Coast economy;
Key Stakeholders have also identified the benefits of the Proposal in terms of employment:
The Rural Hinterland Strategy talks about the importance of creating jobs in the hinterland, not
at any expense but to help provide the communities with employment in their local area. The
Hinterland Futures Strategy identifies opportunities for significant job creation (Surf Coast
Shire Economic Development and Tourism); The G21 Board supports the CORA proposal - the
Board comprises representatives of the FIVE councils in the region as well as FIVE independent
directors, we strongly support believe it will be of significant economic benefit to our region
(CEO G21)
Prior work identifies the following benefits of the proposal: it is estimated that there will be
126100 to 216,500 new visitors to the CORA economic impact zone (Urban Enterprise 2019 p.
6) It is estimated that the ongoing economic impact of the development will be in the order of
$32.5m per annum (direct) and $22.2m per annum (indirect). (Urban Enterprise 2019 p. 6)
Surf Coast Shire Arts and Culture Strategy 2009 - 2014 Wellbeing: Sense of place: Objective 1
Provide community arts events, programs and facilities to attract and engage more residents,
ratepayers and community groups; The CORA facilities are expected generate an additional
$3m of tourism retail expenditure in the region that is not available today.
Key Stakeholders have also identified the benefits of the Proposal in terms of retail: The CORA
plan for an organic farm a providing produce for restaurants etc. will support the farmers
market in this area; also the focus on arts and crafts responds well to the Surf Coast which has
the 4th highest cluster of Creative Industries in Australia - so there is opportunity to show case
the many local artists and creative businesses (Surf Coast Shire Economic Development and
Tourism)
Community Infrastructure components of the CORA proposal include: provision of sport and
active recreation facilities; 90 place child care centre
Proposed CORA user groups include: Elite sports teams utilising other key local supporting
infrastructure such as Deakin University, Epworth Hospital, GMHBA Stadium and the Anglesea
Vehicle Proving Ground
Both local and international visitors
Key Stakeholders have noted: Child care service would provide something that is not available
in the country areas (Surf Coast Shire Strategic and Land Use Planning). The facility
complements Deakin course areas and can potentially support student work place experience
needs; it is a different level of facility responding to a commercial elite sports market rather
than the more local community focused sports group supported through Deakin (Deakin
University Sports Science and Nutrition) A range of concerns have also been expressed about
limited community access to the proposed community infrastructure, these addressed below.

Social Impact
Criteria

Evidence of Impact
Prior community concerns noted in previous engagements included concerns about the 24
rural residential lots originally proposed (Urban Enterprise 2018 p. 2)
The updated CORA Masterplan includes:
Removal of the 24 rural residential lots
Relocation of the eco lodges from the south-west corner to the north-east corner of
the site.

Potentially negative social impacts on the residents of Connies Lane immediately adjacent to
the CORA development are evident including:
use of Connies Lane as a service access point to CORA;
Local Community
safety and security concerns associated with potential pedestrian traffic associated
Impact
with the Eco Lodges access to CORA site through Connies Lane;
loss of rural amenity associated with propose development of more intensive
agriculture north of Connies Lane interrupting the current passive rural views;
concerns about the farm including increased agricultural activity with negative
environmental and visual impacts on residents;
potential sound and smell impacts of the waste water treatment plant and substation; amenity impacts of sports fields with lighting proximate to Connies Lane
properties.
Other Identified
Social Impacts Indigenous
Community

The Development Advisory Committee Stage 1 Report Cape Otway Road Australia has noted
that 'It will be important to continue to consult with Wathaurong Aboriginal Community about
the Project and the conclusions for the Cultural Heritage Management Plan going forward' p.
22
The CORA Proponent has verbally noted a potential interest in applying for a heliport to the
west of the CORA site.
Proposed Helipad
A potential heliport would present negative social impacts associated with noise impacting on
the amenity of residents in the area

The following table sets out proposed mitigating strategies that could reduce or remove the potential
negative social impact of associated with the CORA Proposal and identified in the previous sections.
Table 14: Potentially Negative Social Impacts and Proposed Mitigating Strategies

Policy
Alignment
Surf Coast Shire

Tourism

Employment

Community
Infrastructure

Potential Negative Social Impacts
CORA Proposal is not well aligned with the
following policy Objectives: Municipal
Strategic Statement 17.02-2S Out-of-centre
development Objective
To manage out-of-centre development.
Strategies Discourage proposals for
expansion of single use retail, commercial
and recreational facilities outside activity
centres. Strategies - Encourage the
development of a range of well-designed
and sited tourist facilities, including
integrated resorts, accommodation, host
farm, bed and breakfast and retail
opportunities...Seek to ensure that tourism
facilities have access to suitable transport.
Municipal Strategic Statement Clause 21.013 – Vision and Strategic Framework Tourism - Discourage tourism development
from locating in: – prime farming areas,
particularly in areas with an open rural
landscape
Surf Coast Shire Rural Hinterland Futures
Strategy Principle 6:
Tourism and agritourism attractions should
be clustered around key nodes in the
hinterland
Stakeholders have also highlighted a
concern with CORA as an 'out of centre
development': The Rural Hinterland
Strategy talks about establishing clusters of
retail in hinterland communities - CORA was
not considered through this policy - it would
be a little mini shopping centre between
settlement - it would be an out of centre
development (Surf Coast Shire Strategic
Land Use Planning)
Accessible and Inclusive Surf Coast Shire
Strategic Plan 2014-24 Promotes a
workforce that embraces diversity and is
responsive to the needs and aspirations of
people with a disability
The CORA proposal is not well aligned with
the following Policy Objectives: Surf Coast
Shire MSS Clause 19.02-4S Social and
cultural infrastructure Strategies
Encourage the location of social and cultural
infrastructure in activity centres. Ensure

Possible Mitigating Strategy

This issue will be considered through the
proposed Comprehensive Development
Zone (CDZ) Schedule 2 2.0 Use of Land 2.1
Requirements of the neighbourhood (CDZ
Schedule 2 p. 4 of 10)

There is a need to consider the impact of
CORA on the Moriac Township - this may
require a review of the Moriac Structure
Plan (Surf Coast Shire Strategic Land Use
Planning)

There is a need to think carefully about the
transport management to and from the site.
There needs to be a solid transport
management plan (G21 CEO)

There is a need to target employment
opportunities to people living with a
disability in the Surf Coast Shire and G21
Region
There is a need to ensure that the planning
of child care services at CORA is done in coordination with Early Years Services at the
Surf Coast Shire

Potential Negative Social Impacts
social infrastructure is designed to be
accessible.
Surf Coast Shire Rural Hinterland Futures
Strategy 2019 There is increased growth and
development pressure on rural and
environmental values in the hinterland and
key tourist attractions like the Great Ocean
Road. Existing infrastructure is struggling to
meet the growing needs of the hinterland p.
15
Surf Coast Shire Positive Ageing Strategy
2015 – 2018 • Age friendly design criteria
applied (including access standards) •
Facilities address older citizens’ needs (eg
seating, exercise equipment)

Stakeholders have identified a concern
about the potential use of the Eco Villages
as semi-permanent accommodation,
particularly any related impact on services
and facilities in Moriac

Stakeholders have identified a concern
about the level of public access to the
community and recreation facilities in the
CORA development: We need to clarify how
much of the elite sports facility would be
open to the public and how much is
reserved for training purposes (Surf Coast
Shire Economic Development and Tourism;
Strategic Land Use Planning; Recreation and
Open Space); Stakeholders have particularly
expressed concern about community access
to the CORA swimming pool facility: A lot of
people would go to this from Torquay (Surf
Coast Shire Recreation and Open Space)

Local
Community
Impact

Possible Mitigating Strategy

There is a need to clarify the hours of
operation that the elite sports facilities will
be available to the public

There is an opportunity for CORA to respond
to this policy Objective by addressing age
friendly design features within both the Elite
Sports facility and the open space design of
the Proposal
There is a need to clarify the length of
tenure allowable within the CORA Eco
Lodges
There is a need to consider the impact of
CORA on the Moriac Township - this may
require a review of the Moriac Structure
Plan (Surf Coast Shire Strategic Land Use
Planning)

There is a need to clarify the hours of
operation that the elite sports facilities will
be available to the public

Stakeholders have identified a need for
ongoing coordination with local
Universities about the CORA development:
If they get it up and running we would be
certainly interested in assisting in some way.
If they are bringing in elite teams some of
our staff or students could work there. We
would also would like to have conversations
about partnering in research opportunities
(Deakin University School of Exercise and
Nutrition Sciences)

There is a need to ensure ongoing
coordination with Deakin University about
the potential use of CORA for student
employment, work placements and staff
and student research partnerships

Prior community concerns noted in previous
engagements included: concerns about the
24 rural residential lots originally proposed
(Urban Enterprise 2019)

The updated CORA Masterplan includes:
• Removal of the 24 rural residential lots
• Relocation of the eco lodges from the
south-west corner to the north-east corner
of the site.

Potential Negative Social Impacts

Potentially negative social impacts on the
residents of Connies Lane immediately
adjacent to the CORA development are
evident including: use of Connies Lane as a
service access point to CORA; safety and
security concerns associated with potential
pedestrian traffic from the Eco Lodges

Possible Mitigating Strategy
These changes to the Master Plan respond
to prior concerns raised through previous
community consultations
To minimise the negative social impacts of
the CORA proposal on the residents of
Connies Lane it is recommended that:
Connies Lane access to CORA is restricted to
the initial section of Connies Lane and
allowing access to the Eco Lodges only
(Refer to Figure 10, p. 57);
No further pedestrian or vehicle access to
CORA should be provided through Connies
Lane;
Wayfinding signage and streetscape
treatments should redirect all vehicle and
pedestrian traffic to the main CORA
entrance;
All pedestrian access from the Eco Lodges to
other elements of CORA will be through the
northern area of the Eco Lodges and not
through Connies Lane

loss of rural amenity associated with
proposed development of orchards north of
Connies Lane interrupting the current
passive rural views; the potential of the
orchards contributing to increased
agricultural activity with negative
environmental and visual impacts on
residents
potential sound and smell impacts of substation

Development of the land at 50 Connies Lane
should include low scale agriculture only;
any higher intensity agriculture that requires
vehicles to service it should be located
further north, away from Connies Lane
There is a need to ensure that odours and
sounds emitting from the Water Water
Treatment Plant and Sub -Station are
regulated and do not impact on the amenity
of Connies Lane residents
There is a need to clarify:
the regulated distance of sporting fields and
related lighting from residential
development;

amenity impacts of sports fields with
lighting proximate to Connies Lane
properties.

hours of operation of the sports reserve
lighting that will ensure reduced impact on
the amenity of Connies Lane residents;
planning controls related to a ‘CORA lighting
management plan’ and ‘Lighting
Assessment’ aimed at demonstrating that
‘light poles will not create light spill that
would be detrimental to the amenity of
surrounding properties’

Other
Identified
Social Impacts

Potential Negative Social Impacts
Indigenous community The Development
Advisory Committee Stage 1 Report Cape
Otway Road Australia notes that:
It will be important to continue to consult
with Wathaurong Aboriginal Community
about the Project and the conclusions for the
Cultural Heritage Management Plan going
forward p. 22
Proposed Helipad Any potential heliport
would present negative social impacts
associated with noise impacting on the
amenity of residents in the area

Possible Mitigating Strategy
There is a need for continued engagement
with Indigenous communities to ensure
their needs and interests are well
represented in the planning of CORA
including open space and retail arts and
craft opportunities at
Any future planning application for a heliport
in the CORA area would need to closely
control hours of operation to reduce
negative social impacts on residents related
to noise.

8.

Conclusion

This report provides a social impact assessment of the CORA Proposal including consideration of the
potential social impacts on the following:
1.
2.
3.
4.
5.
6.
7.

Relevant Policy Alignment – State Government of Victoria; G21 Region; Surf Coast Shire
Tourism
Employment
Retail
Community Infrastructure
Local Community Impact
Other Identified Impacts – Indigenous Community; proposed helipad

The overall findings of this social impact assessment are that the proposed CORA development will
produce a net community benefit. The overall social impact of the proposal is identified as POSITIVE HIGH.
However, there is evidence of significant negative social impacts associated with the community living
immediately adjacent to the development in Connies Lane. The social impacts of the Proposal for these
residents are currently NEGATIVE – HIGH. Potential mitigating strategies that could reduce this level of
impact to NEGATIVE - MODERATE are set out in detail in Table 14, p. 64.
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