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1. Overview

The feasibility study for Morack Golf Course Redevelopment was completed over five years ago.
The purpose of this business case is to provide Council with the most current and up to date
market conditions and justification for undertaking a project of this importance during these
challenging economic times. We will evaluate the benefits, cost and risk of the preferred design
solution and delivery.

Morack Public Golf Course (Morack) is an important community facility that provides recreation
opportunities for the residents of Whitehorse and for people from across the eastern region.

The facility features an 18-hole golf course, 20-bay floodlit driving range, two practice putting
greens, a comprehensive pro-shop, clubhouse hosting four resident golf clubs, outdoor barbeque
and seating areas. All facilities are open to the public.

In 2015/16, Council engaged consultants WellPlayed Golf Business Consultancy, in conjunction
with Crafter + Mogford Golf Strategies to develop a strategic plan for Morack Golf Course to guide
its future direction. A concept plan was also developed as part of the strategy.

The community consultation was completed later that year and the Morack Public Golf Course
Strategic Plan was adopted by Council in 2017

In 2018, WellPlayed was engaged to conduct a review and update the concept plan. This review
involved a briefing with resident golf clubs, conducted in July 2018. Following the session,
resident clubs were requested to provide feedback on the development of the golf pavilion and
precinct, including identifying their club's ‘desirable’ requirements for the new shared
multipurpose room.

Feedback was received from three of the four resident clubs (Creekside, Morack Ladies and
Morack Seniors) with requests for storage, catering and the like.

The strategic plan has established ways in which Morack could be developed into a
contemporary golf facility in accordance with three strategic directions. The strategic directions
and supporting detail were formed from undertaking a comprehensive situational analysis.

The situational analysis included a review of Council’s strategic framework; extensive stakeholder
and community consultation, detailed site assessment, review of local population trends,
comparing the performance of Morack to similar facilities within Melbourne, obtaining customer
and local community insights together with a review of current operations at Morack.

To objectively assess Morack against leading public golf facilities and driving ranges, a
comprehensive study of leading high-volume Government and privately-owned publicly
accessible golf facilities was undertaken. Focus was on facilities in the immediate competitive
market around Morack. The performance of Morack was assessed addressing both qualitative
and guantitative measures.

In March 2019, Centrum Architects were appointed to further develop the concept design. An
evolved concept design was presented to the resident golf clubs in mid-2019. Further feedback
was received and incorporated into the revised design.

The revised design with an estimated budget of $9.65m exceeded the initial budget of
$7.23m_The cost differences were reflective of cost escalations and some scope changes.
Including:

. Initial budget of $7.23m included refurbishment of existing buildings and facilities. The
revised budget includes construction of a new building and facilities to comply with existing
site levels and constraints with accessibility and services.

» Additional general store/larger service area for mechanical plant.
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. Building code requirements and functionality i.e. bringing all existing services to the current
Building code, DDA access, Section J energy requirements and safety in design standards.
Maximising functionality such as including locating golf reception and retaill and kitchen in
close proximity to each other and locating the golf cart store in view of reception.

. Increased circulation space to complement building profile.

. Ancillary spaces — freezer, dry store, bar store.

. Outdoor dining space to complement building profile.

. Additional car parking.

The revised design also provides an industry competitive customer experience, meets functional
requirements and provides Council with a balanced investment return. The additional funds and
escalation was subsequently approved by Council in March 2021. Council approved a total
project budget of $9.745m.

In March 2021, an updated Community Engagement Policy was approved by Council. As a result
another community consultation and engagement process was carried out on the project between
27 September and 25 October 2021.The purpose of the engagement was to gather feedback
from key stakeholders and the wider community about the proposed design and visual renders.

At the conclusion of the community engagement in late 2021, the project went to tender for a
suitably qualified head contractor in a highly competitive and unstable market yielding higher than
expected escalation costs. A tender evaluation report will go to Council on 9 May 2022 to
consider the recommendation to award the project to the proposed head contractor.

2. Service Need and Alignment with Council Plan and Strategies

As part of the research to develop the Strategic Plan, WellPlayed consulted with the operations
contractor (GSM), representatives of the resident golf clubs, three local secondary schools which
use the facility and Whitehorse staff. A customer and community survey was also conducted to
better understand relevant behaviours, opinions and the facility aspirations of current golfers and
the local community.

In response to market trends and for golf facilities to remain viable and successful in meeting the
needs of a declining, changing and competitive market, key challenges and opportunities was
identified for the contemporary golf facility:
o Golf facilities must adapt to stay relevant in today's changing sport, recreation and
hospitality market;
» Golf facilities need to become friendlier to women, families, diverse groups and younger
generations;
» Golf faciliies should introduce short-format and other golf-entertainment participation
options;
* Golf facilities will need to consider new business models to ensure greater facility visitation
and revenue diversification and;
* Golf facilities will need to actively engage with their local community.

The overall findings from the Strategic Plan report support Morack Public Golf Course as an
important community facility that provides recreation opportunities for the residents of Whitehorse
and for people from across the eastern region.

To remain viable, Morack must broaden its appeal to better attract women, families, diverse
groups and younger generations. Council could also consider new business models to ensure
greater facility visitation and revenue diversification i.e.: short format and other golf entertainment
participation options.

The redevelopment is an outcome of the Morack Public Golf Course Strategic Plan approved by
Council in 2017. This strategic plan was informed by extensive research and consultation with the
resident golf clubs of Morack and local community
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2.1 Background

Morack Public Golf Course (Morack) is an 18-hole (par 70) golf course situated in Morack Road
Vermont South. The facility also features a 20 bay floodlit driving range, two practice putting
greens, a sealed and lit car park, public toilets, a pro-shop, clubhouse and outdoor barbeque and
seating area.

The water supply for the course is based upon a 50 million litre dam. Water is also pumped under
licence from the Dandenong Creek so as to maintain adequate supply from the dam. The dam
services an extensive automatic watering system designed to keep the tees, green and fairways
as green as possible throughout the summer months. The dam together with the billabong
alongside the creek and the water feature beside the 2nd fairway attracts a large number of water
birds and are features of the course.

The views of the Dandenong Ranges combined with the undulating layout, natural bush along the
Dandenong Creek and "an ongoing” landscaping and tree planting program, ensures the course
as one of the most picturesque in the Melbourne Metropolitan area.

The golf course is managed under a third party arrangement with a contractor appointed to
operate the pro shop, and collect greens fees and other income under a revenue share
arrangement. There is a separate contract for the turf maintenance at the golf course.

A small timber clubhouse facility built in 1970 is situated adjacent to the pro shop which currently
accommodates five resident golf clubs with a combined membership of 425 players.

The clubhouse’s is not fit for purpose and therefore not suitable for use by external groups and
corporate functions.

The pro shop and driving range was constructed in the late 1980’s and funded by a previous Golf
Course Professional in return for a long term lease.

A Morack Public Golf Course Strategic Plan was developed and adopted by Council in July 2000.
In 2002 a Morack Public Golf Course Master Plan was then developed detailing a new course
layout to address safety issues and improve playability.

Council has invested $1.9mil in course improvements since 20012/13 and ongoing works is
required to bring the course up to a standard that is comparable to nearby competitors.

2.2 Defining the Need

Well Played undertook a situational analysis including a review of Council strategic framework,
extensive stakeholder consultation, detailed site assessment, review of local population trends,
comparing performance of Morack Golf Course to similar facilities within Melbourne and obtaining
customer and local community insights together with a review of current operations.

A review of golf course operations and benchmarking established the following:

« The financial return to Council is significant. Since 2002/03, $15.6m in gross income has
been earned with a net operating contribution of $4.2m. Capital expenditure over the same
period is around $1.9m (representing 45% of net contribution).

. Total visitation at Morack was well above the mean with benchmarked facilities due to the
presence of a driving range, however the course attendances are declining.

. The driving range is close to capacity with waiting lists for bays during peak times.

*  Whilst the golf retail sales per visitor are high amongst benchmarked facilities, the
merchandising and pro shop infrastructure were not best practice due to the layout of the
facility and the age of the building.

. Food and beverage sales were poor. The limited offer and lack of indoor/foutdoor eating
spaces detnmentally impact sales.

*  The presence of a strong and loyal club member base.

The overall findings from the Strategic Plan report support Morack Public Golf Course as an
important community facility that provides recreation opportunities for residents of Whitehorse
and for people from across the south eastem region.
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2.3 Evidence of the Need

There are a number of trends impacting the golf industry and golf participation.

A review was undertaken of the specific research and reports which are relevant to influencing
the future of golf:

» Australian Sports Commission — The Future of Australian Sport

» The Futures Company — Golf's 2020 Vision

» HVS Golf Services — Thoughts from the Golf Industry Show

» Golf Australia — National Golf Participation Report

The relevant key findings identified from the ASC report found that:

* Participation rates in individualised sport and fitness activities are increasing; whilst
participation is remaining steady or declining in organised sports; ‘sufficient time’ and ‘cost’
are barriers to participation.

» Sports will need to cater for an ageing and diverse population to retain strong participation.

* Governments and communities are recognising the broader benefits of sport to the
immediate community and wider population; particularly health and wellbeing.

Golf's 2020 Vision and HVS Golf Services Report identified many issues relevant to the
Australian golf market which include strategies and activities to:

* Increase participation in golf by responding to the ‘participation barriers’ including game
difficulty, time commitment to play (short-format options), cost and rigid structure.
» Ensure a golf facility appeals to a wide variety of golfers and non-golfers including women,
families, young, diverse groups and the local community.
* Increase diversification of a golf facility’s business activities.

MNational Golf Participation Report confirms:

» Golfis one of Australia’s most popular participation sports.
* An estimated 1.17 million people or 6.7% of the Australian adult population aged 15 or over

play golf.

» Whilst total golf participation levels in Australia have fallen by approximately 12% since
2002, they have been relatively stable since
2008.

» The club golfer/social golfer mix has remained reasonably consistent over time at 40/60.

3. Initiative Objectives and Scope
3.1. Objective

The redevelopmentincludes:
» A multi-purpose golf pavilion with inside/outside café owverlooking the picturesque golf
course, multi-purpose room, commercial kitchen and bushland sumounds;

* A 25-bay driving range with premium bays for group functions and hospitality services; and;

* An 18-hole premiummini-golf facility.
The redevelopment is an outcome of the Morack Public Golf Course Strategic Plan. The
plan acknowledges the ageing facilities at Morack and notes the limited social and
hospitality offerings not meeting the needs of existing and new patrons.

3.2. Scope

Whitehorse City Council is redeveloping the popular Morack Public Golf Course into a
contemporary community facility that will provide diverse leisure and social opportunities for
golf enthusiasts and the wider W hitehorse community to enjoy.

The redevelopment is an outcome of the Morack Public Golf Course Strategic Plan. Since this
time, Council has worked closely with key stakeholders, including the resident golf clubs, to
progress a concept design for the redevelopment. With funding for the project committed in
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