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Hearing commenced at 11.30 am 

 
COCKING, MRS DONNA 
President, Caravan Industry Association Western Australia, 
examined: 

 
STRAHAN, MS PAT 
Chief Executive Officer, Caravan Industry Association Western Australia, 
examined: 

 
HALL, MR SIMON 
Town Planner, Caravan Industry Association Western Australia, 
examined: 

 

 

The CHAIRMAN: Good morning. On behalf of the Economics and Industry Standing Committee, 
I thank you for your interest in appearing today. The purpose of this hearing is to assist the 
committee to gather evidence as it inquires into caravanning and camping. You have been supplied 
with a copy of the committee’s terms of reference. 

The committee is a committee of the Legislative Assembly of the Parliament of Western Australia. 
This hearing is a formal procedure of Parliament and therefore commands the same respect given to 
proceedings in the house. Even though the committee is not asking witnesses to provide evidence 
on oath or affirmation, it is important that you understand that any deliberate misleading of the 
committee may be regarded as a contempt of Parliament. As you will notice on your left, the 
Hansard people are here making a transcript of the proceedings for the public record. If you refer to 
any documents during your evidence, it would assist Hansard if you would provide the full title so it 
can be recorded. Before we proceed, have you completed the “Details of Witness” form? 

The Witnesses: Yes. 

The CHAIRMAN: Do you understand the notes on the bottom of that form about giving evidence 
to a parliamentary committee? 

The Witnesses: Yes. 

The CHAIRMAN : Did you receive and read the information for witnesses briefing sheet with the 
“Details of Witness” form. 

The Witnesses: Yes. 

The CHAIRMAN : Do you have any questions relating to being a witness at today’s hearing? 

The Witnesses: No. 

The CHAIRMAN : Thank you for your submission. That, along with the information provided 
today, will form part of the evidence to the committee. Are there any amendments you would like to 
make to the submission? 

Mr Hall: No, not at this stage. 

The CHAIRMAN: If there is information that you wish to provide in addition to the verbal 
evidence, you can provide it in supplementary form or give it to us. 

Mr Hall: There is nothing additional in writing that I am aware of. 

Ms Strahan: Not at the moment, but if there is something, can we put it in writing afterwards? 
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The CHAIRMAN : Yes. 

Ms Strahan: Okay. 

The CHAIRMAN : Would you like to make an opening statement or summarise your position? 

Ms Strahan: About who we are? 

The CHAIRMAN: About your position and any comments you would like to make to the 
committee in addition to, or in summary of, your submission; or should we go straight to the 
practical questions? 

Ms Strahan: I think perhaps first of all we would just like to say, so that you understand—I know 
you have read our submission—we represent all facets of the industry; we cover camping, caravans, 
motorhomes, campervans, caravan parks and residential parks. We cover the whole spectrum of the 
industry and we are the peak body in Western Australia for that industry. 

The CHAIRMAN: How far do you go in terms of residential parks? Which is the group in 
Mandurah? 

Ms Strahan: National Lifestyle Villages. 

The CHAIRMAN : Is it a member of your association? 

Ms Strahan: Yes. 

The CHAIRMAN : So you go quite widely into that? 

Ms Strahan: Yes. 

The CHAIRMAN : Also to people who sell caravans? 

Ms Strahan: Yes, and people who provide services to the industry and retail; they might sell parts 
for caravans and that sort of stuff, people who provide products for the running of caravan parks, so 
it is a very wide spectrum. We cover anything to do with the industry. 

The CHAIRMAN: The committee has heard that demand for caravan park sites is increasing. The 
summaries provided in your submission at page 18 indicate that overall, until 2007, demand for 
caravan park tourist sites—as opposed to permanent sites—did not increase, except on the Coral 
Coast. Could you describe the data or your other information about trends in demand for caravan 
and camping sites outside long-stay sites? 

Ms Strahan: It has its ups and downs and it depends on what is happening. It can depend on fuel 
costs; it can depend on a whole range of things. At the moment the demand is quite strong in the 
north west at this time of the year for caravan tourist sites and holiday chalets or cabins—whatever 
terminology you use. In the south west—naturally, because of the cold weather—it is very, very 
slow. There has been a recent campaign to holiday at home, so caravanning is extremely popular at 
the moment, and in certain areas there is a shortage of powered sites.  

[11.40 am] 

I guess, overall, when you look at the whole year, we will find that there are peaks and troughs as 
there are with all sorts of accommodation providers. At Christmas and Easter we will never have 
enough sites because everyone wants to go to the same place at the same time, but when it is 
averaged out over the year there are probably enough sites. It is just unfortunate that everyone 
wants to go at the same time. There has been an increase in the sale of new caravan products over 
the past 15 years, and that has been growing at approximately 13 to 14 per cent per annum. That has 
actually slowed in the past 12 months. It has dropped back. 

The CHAIRMAN: Is there a change in the trend of demand for caravan products? That is, is there 
a shift towards RVs and self-contained units as opposed to the lower-priced tents and family 
camping facilities where they demand the full facilities at the caravan parks? 
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Ms Strahan: It is a mixture of both. What has happened over the past few years is that more and 
more people have been purchasing larger caravans with showers and toilets. I guess that was 
because of the economic times. People could afford those larger products. In the past six months, 
however, people are dropping back and buying perhaps a camper trailer or a tent, but also buying a 
caravan to put the family in because they are now starting to holiday at home instead of going away. 
There is still that need. The trend, if we look at it, is that most people will start out buying a tent. 
They will take the kids in a tent, and that is their first experience in the industry. Then they may get 
to age 30 or 40 and decide that they do not want to sleep on the floor any more, and they would like 
a bit more comfort. They will then probably go to a camper trailer. From there, as they get a bit 
older, and it is probably a bit hard and they feel the cold a bit more, they say that a caravan would 
be nice now. That is the way the trend is going. In the past six months, due to the economic 
downturn, there has been a slight change. People are buying more second-hand caravans and 
perhaps not buying such large caravans. Prior to that, the sale of large caravans was very strong. 

Mr W.J. JOHNSTON : You said there has been a fall away from the larger vans back towards the 
camper vans and pop tops, or whatever. Do you have any statistics on the proportion of the vans 
currently being sold that have on-board toilets and showers? 

Ms Strahan: I would have to do a survey of all our dealers. We can pick up from licensing statistics 
the size of the van, but they do not reveal what is in them. Some people might buy a 26-foot van 
and naturally they would have all the trimmings, but there might be one that is filled up with bunks 
for the kids rather than having a shower and toilet. I would have to go and talk to all the dealers and  
get that trend if the committee wanted that information. 

Mr W.J. JOHNSTON : If that is not difficult for you to do, it would probably be an interesting 
statistic. It is not essential to this inquiry. 

Mr J.E. McGRATH: Further to that question, you talk about the downturn in the economy. Are 
you finding that people who may have spent money on buying those expensive fully self-contained 
units are now putting them on the market? Is there a flooding of the market by people now wanting 
to get out of those and get back to something cheaper or is there not? 

Ms Strahan: Most people probably buy them outright. They do not have a lot of finance on them, 
especially if they are a bit older. There does not appear to be a flood of people selling them and 
buying something smaller. People still want to come into the market and they probably cannot 
afford to buy the top of the range, so they will start off with a second-hand one. Perhaps the 
superannuation of some retirees is not as good as it was. It is the lifestyle they still want, but they 
are just buying something that is probably not as luxurious as it may have been 12 months ago. 

Mr J.E. McGRATH: Further to that question, one of the things we have to look at is whether there 
will be enough caravan park facilities in the future. Do you have any concerns as an organisation 
that, as some existing caravan parks are being sold off for development, there will one day be a 
shortage of space for people who want to have their caravan park experience? 

Ms Strahan: Yes, we are concerned that parks keep closing. I think we have outlined many of the 
reasons that parks are closing. We are concerned that this is a lifestyle that is growing, and if parks 
keep closing there will be a shortage. You might want to add to that, Donna. 

Mrs Cocking: I think what we have outlined in our submission, and obviously from what we are 
experiencing, that a mixed tourist caravan park is currently the most affordable model for any 
operator, since there are greatly reduced costs and overheads. Because of the seasonality and 
regionality of particularly Western Australia, the travelling population is confined to being in the 
north at this time of year, and the south west is quieter. Purely tourist parks—there are perhaps 36 in 
Western Australia—tend to be the parks that are second-generation and have a great amount of 
equity. In developing any new parks we obviously need to be very careful about the infrastructure, 
the design and planning, so that there is an opportunity to have a very flexible model.  
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[11.50 am] 

Mr Hall: To add to Donna’s comments and to respond further to your question about park closures, 
I think the reason behind those closures is one of economics—that is, sustainability of the actual 
park. The ones that have closed, have closed primarily for the reason that higher and best uses for 
that land provided for under local town planning schemes. There is, I suppose, minimal incentive 
for those landowners to retain that particular land use when redevelopment for other residential use 
or for a motel is probably far more economically viable. Therefore, park closures are of concern to 
us. Local government authorities and the state government are considering mechanisms to retain the 
caravan parks. However, there is still some work to be done with local authorities and state 
government to try to come up with the most appropriate way of retaining the parks. The industry is 
actively discussing, with state government and local governments, how best to retain parks because 
some of the recommendations that have been recently trialled are proving to be not the most 
appropriate model by which to keep caravan parks open. 

The CHAIRMAN : Such as? 

Mr Hall: Such as site-specific zones, which are a predominant concern of landowners. We know 
why it came about: for caravan parks located in a tourist zone, it provides the potential or the 
opportunity to go to the highest and best land use and therefore those that wish to get out of the 
industry can take the opportunity to do so. From an economic point of view, another reason is the 
land tax created by more flexible zoning. A caravan park is not often the highest and best use within 
that zone and the land tax is quite high. The 50 per cent concession that came through in 2005 was a 
considerable benefit, but further lobbying for no land tax—as is the case in other states—is 
something that we will continue to push. By going to a site-specific zoning where there was 
previously a more flexible tourist zoning, a landowner might thank you for saving them $100 000 or 
$200 000 in land tax, but will not thank you for taking a couple of million dollars off the bottom of 
the overall land asset. That land asset is generally the only asset that they have to borrow against to 
put money back into the park, and removing that opportunity is something that is of huge concern to 
many park owners. It is very difficult to come up with a precise model for councils and a flexible 
approach for owners. We are finding that a blanket one-size-fits-all or a one remedy solution is 
proving to be unworkable. 

The CHAIRMAN: Yes; there are some problems with just allowing the market to operate; we will 
explore a few of them. One of the major issues is the crowding of tourist parks by permanent long-
stay residents. You can see that in many places. It is driven by the lack of opportunity in low-cost 
housing. It is actually changing park culture. 

Ms Strahan: I think some people get confused by the fact that some of the sites in parks that are 
called “homes” are in fact tourist cabins. 

The CHAIRMAN : There is some of that, but clearly there is more to it than that. Whether it is in 
the city in Perth, or in Karratha, Port Hedland — 

Mr W.J. JOHNSTON : Mandurah. 

The CHAIRMAN: —Broome, Exmouth or Coral Bay, it is low-cost housing. Many of these places 
are tourist areas. The workers are not paid very much. They are not going to stay forever and so 
they use the caravan sites for housing. 

Ms Strahan: All caravan parks provide housing for their managers and assistant managers, and — 

The CHAIRMAN: No, no; it is much more than that. Many of the places down in, for example, 
Mandurah, are almost 100 per cent full with long-term residents. 

Mrs Cocking : Knowing the area quite intimately, can I make a comment? 

The CHAIRMAN : Yes. 
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Mrs Cocking : There are many other reasons regional tourism does not work effectively in 
Mandurah. 

The CHAIRMAN : Yes. 

Mrs Cocking : Those reasons include infrastructure such as roadways, signage and single- lane 
bridges. There are not a lot of places where one can pull a 22 or 24-foot van and get around 
adequately. A lot of those parks just happened—that is, they were not specifically designed as such. 
There are a number of parks on the main thoroughfare in which it is very difficult to negotiate a car 
let alone a caravan. The park-specific locations are not attractive. One park has definitely closed 
and another two are pending closure based on government restructuring, such as the road through 
the Timber Top Caravan Park. The Peninsula Caravan Park was a local government park in a very 
prime location. The local government, having promised holidaymakers affordable holidaying in the 
vicinity, then built a comparable park—a chalet park. It did not build an open-sites park. We have a 
huge problem with mosquitoes and camping. There are also other issues when comparing Mandurah 
to other shires, Mandurah being the actual showcase for the Peel region in general. There are 
21 parks in the region but a very limited number of open sites. I totally agree with the chairman that 
there are many needs other than just opening sites. As Simon has indicated, a solution or business 
model needs to be very carefully orchestrated and very carefully considered. Rather than just 
looking at specific park sites, we need to look at the reasons regional tourism does not work. The 
City of Mandurah and the Shire of Murray are very keen to develop destination tourism and tourism 
operators are working very closely with those authorities. It is a very complicated and very unique 
industry and it is difficult to pinpoint any one thing. 

The CHAIRMAN: To go back to the long-stay issue: clearly there is crowding in Mandurah and 
around Perth. The major impetus for this inquiry was the large number of sites—they could be 
designed for short stay or medium stay or whatever—in which tourists are being crowded out by 
permanent long-stay tenants. The cost of the tenancy is low because the building codes are not the 
same in caravan parks as they are outside. This is particularly important in the northern areas of the 
state where building is going on and employers need somewhere to place their workers. Coral Bay 
is a prime example for that. Long-stay residents also provide some viability to the park. They 
provide a permanent rentable income as opposed to a seasonal income; however, we run into big 
problems when that becomes 100 per cent of their income. It seems to me that Mandurah is an 
example because of the inadequacy of low-cost housing, whereby many parks are crowded out by 
long-stay residents.  

Ms Strahan: I think that has evolved over the years. Because those parks are very old, I think it has 
just evolved over the years. They probably came as holidaymakers originally, and then, as they 
retired, they thought that they would stay as they had a caravan there. I think a lot of the parks 
around Perth still have a lot of tourist sites. I would not say that a lot of them are being overtaken by 
permanent housing. National Lifestyle Villages is a totally different model; so it has never been —  

Mr W.J. JOHNSTON : I just want to clarify that evidence. As you can see I am the member for 
Cannington. There is only one caravan park in my electorate; I found that out after this inquiry 
started. It has lodged an application with the council to convert from an ordinary old-fashioned 
caravan park into a lifestyle village style of park. So, when you say —  

Ms Strahan: Is that the one in Welshpool Road? 

Mr W.J. JOHNSTON : Yes. When you say that that is not common, what do you mean by that 
evidence, because I am not quite sure — 

Ms Strahan: I think that park is very old and it has had a lot of issues. It probably was not in a 
prime tourist destination. 
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Mr W.J. JOHNSTON : Sure, but I am just trying to clarify what you said, that is all. You said that 
you did not believe the crowding out or the change from 1960s-style tourism to twenty-first century 
low-cost housing is having an impact and I felt that perhaps it was. 

Ms Strahan: I must admit that I was not thinking of that when I made that statement. 

Mr W.J. JOHNSTON : Yes, okay. 

Ms Strahan: I am thinking of the tourist parks that I deal with regularly. I would probably say that 
the tourist parks that are doing very well are not looking at putting in permanent housing. They 
might be putting in some tourist cabins.  

[12 noon] 

Mrs Cocking : I guess we can clarify that in terms of our members. 

Mr W.J. JOHNSTON : That is fine. 

Mr Hall: As a point of clarification, there are three types of caravan parks. There is the residential 
park, of which NLV—National Lifestyle Villages—is a growing model as to how that is being 
done; the mixed caravan park, which is a combination of both; and the purely tourist park. As 
Donna said, there is really probably three, maybe four, parks in Western Australia that are purely 
tourist parks and they are located in an area that supports purely tourism. I think two of those are on 
government crown land, so the lease tightens them down.  

Permanent residents within a caravan park are something that have their own problems in terms of 
management issues and they have certain physical and social requirements that general tourists do 
not, so having a mixed park, which is the predominant type of park, has its drawbacks and its 
benefits. Benefits from an economic point of view are, obviously, that it provides for the seasonal 
lows, and from a design point of view, they actually do have quite individual requirements.  

Why there is a change or a perception of an increase in the amount of permanents within caravan 
parks is that, yes, in the north west it is driven by workers’ accommodation—a very strong one. 
How long will that last for? We do not know. In the south west, where land prices are accelerating 
at the rate that they have been, there has been that concern of people pulling out of purchasing a 
block of land and constructing a home, so there is that alternative within a caravan park. I suppose 
the question is: is it a bad thing, regarding mixed caravan parks, that there is growing evidence of an 
increase of permanents within caravan parks? There has been concern from Tourism WA and other 
local authorities that they are losing tourist sites, but as to the individual requirements with 
individual parks, why they are taking them on and how many they are going to take on, is probably 
the most critical component of all.  

What we have been working very strongly with the City of Albany recently is to say that 
permanents do have a very important role to play from a social point of view and also from an 
economic point of view of both parties—the owner and the occupant. If there is concern about the 
loss of tourism bays, then the model that we are looking at with the City of Albany is to say from 
the date that they are going to adopt their tourism strategy, using, say, an example of 50 bays within 
a particular caravan park that is designated for tourist use, if you want to have additional 
permanents for whatever reason, you are not to remove that number—you are not to take away from 
those bays. We would like you to develop on a greenfield part of the site and in that greenfield site 
the permanent residents should not occupy the prime tourist attributes of the site. Therefore, there is 
that acknowledgement that the tourism component is the most critical and the most fundamental 
aspect of the business; permanents for whatever reason support that and they are not going to 
dominate the site. Where you have a site that the physical or tourism attributes warrant that, that is 
probably not a bad model and it is something that everyone seems to be going through.  

In areas such as in Cannington, if a caravan park has probably outlived its tourism role and there are 
other tourism facilities whether they be caravan parks, bed and breakfasts or motels that have really 
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surpassed it as being a caravan park, then its conversion to a residential park is probably not overly 
bad for the industry as a whole if it could not sustain itself in that location, so it is purely a matter of 
change of land use and economics, but they are still defined, still designed and still managed as a 
caravan park. 

The CHAIRMAN: One of the issues relating to that is that the parks were set up largely for 
tourists. Over time the business model has changed a bit and they converted to long stay, but they 
are run as caravan parks and the legislation governs the housing standards as a caravan park not a 
building. Lifestyle villages build to a different standard from caravan parks, quite clearly, and this is 
one of the issues; the standard of housing for the long-stay in the caravan parks. 

Mr Hall: The standard of housing or the standard of legislation that the government — 

The CHAIRMAN: The standard of housing. The standard of dwelling units are clearly in certain 
areas inferior to those that are provided under building regulations and apparently under the lifestyle 
village that we visited in Mandurah, and that is one of the issues. It is not just up in the north, 
although there is the workers issue there, too. The issues are not only the standard, but also tenure 
and other issues relating to these things. It looks to me like a backdoor means of providing low-cost 
housing. 

Ms Strahan: You mean the caravan parks? 

The CHAIRMAN : Caravan parks turning into basically — 

Mr Hall: Standard residential estates. 

The CHAIRMAN: Caravan parks going into residential estates of a low price and low standards 
under the aegis of the caravan park regulations that are designed for vacationers. 

Ms Strahan: When that act came in, I think it was still designed also for — 

The CHAIRMAN : To open that up and formalise that process. 

Ms Strahan: Yes, open that up for permanent residents. 

I think you have to realise that National Lifestyle Villages is a new business and very successful. I 
think what they do is fantastic, but it is quite different from those parks that have been there for 
probably 20 or 30 years that had a lot of these people who live in a caravan and it evolved. When 
the new regulations came in it was not retrospective, so those old buildings and things could stay 
and probably I would say a lot of them do not meet current standards. 

Mrs Cocking : But a lot of the legislation introduced setbacks, directions of annexes, putting in 
garden sheds and therefore by an evolutionary process, those buildings have been developed in 
accordance with legislation. 

Mr W.J. JOHNSTON : I think the issue the chairman is referring to is that one of the councils in 
the metropolitan area pointed out to us in its submission that a semipermanent building erected on a 
caravan park lot does not have to meet ceiling height restrictions that it would if it were being 
approved under the building codes. That I think is — 

Mrs Cocking : There is a minimum 2.1-metre requirement. 

Ms Strahan: So they do. 

Mr W.J. JOHNSTON : But in a house, I understand it is 2.4 metres, but these are just examples. It 
is not that there are no regulations; it is that the regulations are lesser than those that would apply if 
you were building a house. 

Mr Hall: We use a residential park home in Albany as a model. They have a role to play in society. 
The cabins or the park homes that have been constructed on these sites are required to meet the 
BCA requirements. What is the problem with a residential park being designed, if the individual 
cabins are constructed in accordance with them — 
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The CHAIRMAN: In relation to the lifestyle village issue, I understand they are clearly a different 
model. They are designed under the building codes; that is what I have been told. They were set up 
and designed as what they are. 

Mr Hall: Okay, so it is the conversion from a — 

The CHAIRMAN: The slow, market-based conversion from a tourist park to a kind of part-time 
vacation spot for your caravan to some spots dominated by long-stay low-cost housing—that is the 
issue. There is no issue at all with the lifestyle villages. 

Mr Hall: Okay, so the residential park home model is not a concern — 

The CHAIRMAN : In fact, I do not think we are even going to consider that as part of this process. 

Mr Hall: Okay, so it is the piecemeal, incremental occupation of individual parks — 

The CHAIRMAN : It is also the issue that dominated submissions to this inquiry. 

Mr J.E. McGRATH: Simon mentioned in his speech just recently that some thought has been 
given to some sort of a 50 per cent for tourists against long stay or more permanent? 

Mr Hall: The percentages are something that everyone is very cautious in applying, but the natural 
process would be that if you are providing both permanent and tourist, 50 per cent; if you have 
more than one then you are defined as being a provider of short stay; and if you are providing more 
than 50 per cent, you are a provider of permanent accommodation. 

Mr J.E. McGRATH: Given that this is one of the things that has been raised with us, that there is a 
problem, people are saying, “We turn up in a town and we’ve come all the way around Australia 
and we can’t get into a caravan park.” If an inquiry or a government was to look at some way of 
making a minimum requirement for short-stay accommodation, where do you see the problems in 
that, given that in some places such as mining towns, they are just about filled up with workers? 

[12.10 pm] 

Ms Strahan: What used to happen in Karratha, unless it has changed, local government used to say 
during the wet season that you can use it for workers’ accommodation and when the tourist season 
starts you then have to have X number of tourist sites. Obviously that has changed. That used to be 
the case. That comes back to local government when they license those parks at the end of the day. 

The CHAIRMAN: Take Karratha; it is a boomer and has been so for four or five years and is 
going to continue. It is a mining town desperately short of places where the miners work. 

Ms Strahan: I suppose when people are desperate for accommodation, they have to be put 
somewhere, so parks have fallen into that role, but I guess that is up to local government to start 
opening up more land and starting to do something to accommodate these workers. 

Mr J.E. McGRATH: I guess the question I was asking was: do you see any solution there to this 
problem, given that we do have a problem in that every region has its own unique things? 

Ms Strahan: I think in the north west people say that they get to Broome and they have not got 
accommodation; it might be for July and August. And the same in Exmouth and Coral Bay. July 
and August is the peak time for everyone to go up north. You cannot build a caravan park just to 
run for two months. No-one can. You can’t afford to build one, but they work on overflow areas for 
those people, in Broome particularly, which works extremely successfully. 

Mr Hall: And Exmouth. 

Ms Strahan: Exmouth has just started doing that. So those overflow areas—the local government 
being able to open up those overflow areas for tourists. Perhaps—and this is off the top of my 
head—in Karratha the local government needs to look at opening up a caravan park for tourists in 
an overflow area like they do in Broome. Maybe that is the alternative, but they would have to put 
the proper facilities and that in. 
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Mr Hall: To come back to your question, we are trying to get to an answer for it. The tourism 
industry has been looked at quite a lot over the last few years, probably since 2005, by the WA 
Planning Commission looking at the tourism task force report. That was one recommendation that 
came out, which really tried to treat the industry as a uniform industry and an industry which could 
come up with a solution that would fit each region and each local authority. As an industry we have 
worked very hard with Tourism WA and the WA Planning Commission to have that one-size-fits-
all approach removed. The WA Planning Commission has acknowledged that that does not work. 
So your question as to what sort of model would work is very difficult to answer, but the most 
appropriate way to try to come to an answer is that all local authorities are required to undertake the 
local tourism planning strategies. Those that have followed the one-size-fits-all approach have been 
highly criticised by all—by owners, by manufacturers, by other levels of government—as just being 
completely out of touch with the local industry. Those that have come in have said that they will 
talk to individual owners and find out what business model suits them, and then have a look at the 
end of the day; and they have 10 parks in a local authority, and this particular park is predominantly 
permanent, this one is predominantly tourist and this one is 100 per cent tourist. If all the individua l 
owners actually can work through their own individual business models, and a sustainable tourism 
strategy comes out of that, I think that gives you your answer, as opposed to saying that you have to 
have a particular percentage in your particular park. That is something that we are seeing as being a 
very good way forward. I just think that that is probably the best way to answer your question—to 
say have a look at the local industry, talk to the local industry and actually come up with something 
that works. If there is going to be a situation where we are pushed, through various reasons, towards 
that ultimate model being tested by an influx of particular workers for a particular period of time, 
then that particular model might be skewed. If it is a long-term thing, re-evaluate the model. If it is a 
short-term thing, deal with it and move on. Is there a situation in the high tourism season where 
there is going to be enough tourist bays? In some parts of WA there will be; in other parts there will 
not be. There is the need to have a tourism strategy which can respond to all those. One might be 
the overflow issue or the other might be, “Look, we can’t provide affordable housing. We’re not the 
industry that can provide affordable housing or crisis accommodation day in, day out.”  So I think it 
is very much linked to other pressures outside the tourism industry as well, which can answer that 
question. 

Ms Strahan: I think we see ourselves as being a major player in the tourism industry more so than 
in residential housing. So as an industry we would say we are very firmly in the tourism industry. 

Mr W.J. JOHNSTON : There have been a number of people who have submitted that they are very 
critical of—I think it is—regulation 49, which, as I understand it, is the regulation that limits 
camping within 50 kilometres — 

Mrs Cocking : The 50-kilometre rule. 

Mr W.J. JOHNSTON : I must say that is a quite strong argument. Perhaps one of the ways to 
enhance the industry is to provide a bit of additional deregulation, like Simon was suggesting, in 
terms of planning arrangements so that people have more flexibility to camp by roadsides, camp in 
parks and stuff like that and away from the formal caravan sites, particularly given the high 
percentage of vans that are now fully self-contained. Do you have a comment about that? 

Mrs Cocking : Can I comment on that? 

Mr W.J. JOHNSTON : Sure. 

Mrs Cocking : To clarify, it has been a recommendation under the review of the Caravan Parks and 
Camping Grounds Act. Certainly there is a need, particularly in states such as WA with great 
distances between towns, coupled with—I think I alluded to it earlier—the travelling patterns that 
have changed. People are on the road now. That is their life; that is their home, whereas different 
people were holidaying. Obviously the campaign Holiday at Home really does not affect self-
funded retirees who have cashed-up everything and are on the road. There tends to be a trend, yes, 
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towards being more self-contained. There also is a trend towards larger vehicles, obviously, and 
maybe a percentage of caravan parks cannot house those sizes because of the business structure. But 
in terms of opening that up, obviously there were criticisms from the consumer point of view that 
there needs to be a greater facility for roadside camping or roadside stops et cetera. There is also a 
need, particularly for local governments being under-resourced, to police that and to be able to 
monitor whether it is having environmental, economic and social impacts. There are quasi-type 
caravan parks that have developed as a result of that, because of a really nice view, a beach view, or 
what have you. You would be able to clarify that. 

Ms Strahan: Yes. 

Mrs Cocking : The issue there is that it is a necessity, but it also needs to be controlled, particularly 
if you speak with the Exmouth region, which has a zero tolerance, I believe, as does Esperance in 
regard to that. Our association has a fairly liberal view when it comes to the great Australian right, 
that it is a freedom thing. That is our motto. At the same time, it cannot really be seen to be 
anticompetitive to those facilities that are paying huge overheads and taxes and rates et cetera, and 
having to comply and meet the legislation when two kilometres up the road there are 50 vans pulled 
up at the side of the road enjoying the local riverbed. That is the issue. 

The CHAIRMAN: Let us say there are a couple of arguments. This is important and a lot of people 
raised this, particularly the users. 

Mrs Cocking : Yes. 

The CHAIRMAN: They say that when caravan parks were built, they were built for a different era; 
they provided swimming pools and all this sort of stuff. Now with these self-contained vans, they 
do not want that and therefore they do not see that they need to pay for the facilities that have been 
provided for a different market. As you know, there are many market segments here. 

Ms Strahan: Yes. 

The CHAIRMAN: So they just need a paddock and water and whatnot, and do not want to pay for 
the rest because they are nomadic—the modern gypsies. Also the restrictions on supply are not 
providing them with facilities at all, so they are parking alongside the road. It seems to me that the 
50-kilometre rule is a one-size-fits-all approach, which goes against what Simon said, and is not 
taking into consideration the growing growth trend—that is, self-sufficiency.  

[12.20 pm] 

Ms Strahan: A lot of these people are self-sufficient for one or two days, then they want to come 
into a caravan park. They come in, the reception staff have to check them in, and they dump their 
grey and black water at the cost of the caravan park owner. If he is on septic, and one dump can fill 
up his septic tank, so he then has to get that emptied. That is one cost. They probably have 180 litres 
of water on their van and they use the hose in the caravan park to fill up their water tanks. I know 
that a lot of RVs now have washing machines, but they generally use the park’s washing machines. 
They use the campers’ kitchen. They want all of this for $10 a night! The caravan park cannot 
provide it for that. Just to check someone in costs more than $10 a night; their water costs more than 
that. I know that they say they are self-sufficient, but they still plug into the power to charge their 
batteries when they come into the park.  

Mrs Cocking : We supply a wireless internet as well.  

Mr W.J. JOHNSTON : This goes to the heart of the problem. This is what Simon says: the park 
owners will continually change the land use to maximise the return and therefore they are going to 
chalets, permanents or whatever provides the highest income level. That is perfectly understandable 
and reasonable, but there are consequences—you have listed that on the back of your submission—
dozens and dozens of caravan parks are disappearing. However, not only are caravan parks 
disappearing but caravan sites are disappearing. At the same time, there are more vans on the road. 
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Is not the inevitable result that people have self-contained vans and they park around the corner at 
the football ground?  

Mr Hall: It is a product of the type of facility. For example, a grassed 100-square-metre site can 
accommodate any type of tent, caravan or whatever. I think it is the user’s choice. Most caravan 
parks can accommodate an RV, and people who are travelling around independently will actually 
pay. A family that has hired an RV will stay at a caravan park. There are situations—Donna and Pat 
will know far more than I on this—in which other RV users would prefer the freedom of lifestyle of 
parking by the side of the road. No-one is denying them the opportunity to do it, but when groups of 
RVs want to do that, it is a problem. There should be those eco-based or those rural-based parks that 
have sufficient facilities to accommodate that type of touring demand. However, when they choose 
to come back into the mainstream caravan parks, they need to be prepared, when they use the 
facilities that are on offer, not to question the appropriateness for them.  

Mr W.J. JOHNSTON : Why not?  

Mr Hall: They are all designed appropriately and they can accommodate them. 

Mr W.J. JOHNSTON : Why should they not question the facilities that you are providing?  

Mr Hall: The facilities accommodate all users. It is the cost of the facilities that they are querying. 
When I go travelling with my family, I am fully self-contained. We will do what perhaps you are 
alluding to; we will go bush for a couple of days and then come into a caravan park and stay for a 
week, but I am prepared to pay the full rate. Just because you leave half your gear in the back of 
your car does not mean you should demand that the operators reduce their rates.  

Mr W.J. JOHNSTON : Why not?  

Mr Hall: I think if they wish to use the facilities — 

The CHAIRMAN: What Bill has pointed out, and I think too, is there appears to be a lack of 
different shading in the quality or standard of caravan parks; that is, we have the traditional parks 
that have swimming pools and minigolf, and people go there, and then we have the paddocks that 
are suitable for RVs, which do not provide sealed roads or the $40 000 worth of gear that it costs to 
build a traditional caravan park site. It seems to me that these people, the nomads, are causing the 
peak demand. With network economics, you shave it off and treat them differently. You push John 
out of the racecourse and you put them in there! We need that sort of flexibility.  

Mr Hall: It probably comes down to a design issue within the parks. If we are finding that the RVs 
require a totally different style of accommodation, which is probably something that both parties are 
not really communicating effectively on, and there is an issue within the caravan and camping 
ground regulations for which we can design a particular site for a particular RV and it has its own 
different way of dealing with it under the regulations, again, it is probably a decision of the park 
owner.  

The CHAIRMAN : North America has RV parks with a very low service level.  

Mr Hall: That is probably something that we may find over the years—as we found with National 
Lifestyle Villages—is a growing component of the industry. We may find RV parks, or sections of 
parks dedicated to RVs. I cannot see that being a problem.  

Mrs Cocking : I would like to add to that. The Department of Environment and Conservation is 
now looking very closely, and has been for the past five years I believe, at a draft nature-based park 
proposal to develop parks from a very quasi-paddock situation — 

Ms Strahan: Like the American parks. 

Mrs Cocking : They have come across quite a lot of issues in developing that policy based on 
environmental impacts—the Environmental Protection Authority regulations—and whether or not 
land is suitable. I guess I get back to the general issue that regardless of whether people like the 
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freedom or they like to travel, the ageing population also requires facilities and they enjoy coming 
into a town and having a hot shower, medical facilities and wireless internet et cetera. I am not very 
old, but I am really interested to see how this will play out because I seriously believe, from my 
background, that the long-term outcome would be that we would start with a paddock but soon that 
paddock would have a common room—what if it rains!—and laundry facilities et cetera, and we 
will end up with, hopefully, well-designed new caravan parks. If we choose the right land in the 
right area, we can develop it, and it is certainly a great need. I guess my question back to the 
committee is: who would take responsibility and who is going to fund, design and develop these? 

Mr Hall: Because they are required to comply with the Caravan Parks and Camping Grounds Act, 
which would preclude them, probably, from being a square bit of paddock.  

Mrs Cocking : The crossing-over with legislation is a huge minefield, but I guess that is your area. 

Mr Hall: To achieve an RV park that is remote is probably ideal but the current legislation — 

The CHAIRMAN: The aim is to make sure that the market allows for those things to develop 
according to demand.  

Mrs Cocking : Sure. 

Mr Hall: And astute park owners would probably provide a dozen or so in their park, but a remote 
RV park is something that, cost-wise, the legislation at the moment is probably precluding.  

Mrs Cocking : That is why the mixed model works best.  

The CHAIRMAN : We visited a place in Broome called Barn Hill.  

Mr Hall: I have stayed there myself. 

The CHAIRMAN : What do you think of that?  

Ms Strahan: The landowner had people coming onto her property—I have had words with the 
owner—who were leaving the gates open, the cattle were going everywhere and she could not 
control it. She got fed up with these people coming in and supposedly free camping on her land. 
What she did was open up her land as a little caravan park. That was her choice. She probably does 
not meet the regulations of a caravan park.  

The CHAIRMAN : I saw her. I did not see any regulations that had not been met.  

Ms Strahan: I tell you what, it is a great spot!  

The CHAIRMAN : It is a great spot. 

Ms Strahan: That was meeting a need, and she said, “Now I can control them.”  

The CHAIRMAN: I see that as a market-based opportunity. They are making a quid and the 
people are happy. Also, it is quite far from Broome, about an hour and a half. The nomads liked it a 
lot. They were happy.  

Ms Strahan: They do. They like 80-Mile Beach too, because it is a similar thing. There are a lot of 
farm stays out there too that offer that for RVs as well. They have sites that are similar. They call 
them farm stays.  

The CHAIRMAN : Do you have any information on these farm stays?  

Ms Strahan: No. They are not set up as caravan parks. They might have 10 sites or something. A 
lot of them do not even have power. I know there are quite a few around Mt Magnet. They are out 
there, but they are classed as farm stays.  

Mr Hall: The Shire of Busselton was addressing some of these issues by including in its draft 
tourism strategy the opportunity for a farmer, who was zoned rural, to have up to 10 sites. At the 
moment, they can have 10 chalets in that particular shire. I think everyone thinks it is a good idea, 
but there are legislative barriers that need addressing, more than anything. 
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[12.30 pm] 

The CHAIRMAN: Yes, let us check into that because it seems to be an overflow mechanism—that 
they would rather stay at the farm stay than they would —  

Mr Hall: In my opinion you need to be careful because overflow should be there when the existing 
infrastructure is full. If you are diluting the ability for a caravan park to retain its core business by 
having the opportunity for these unmanaged, uncontrolled—to use the words loosely—RV parks or 
caravan parks in rural areas, it dilutes the core business of the caravan park and people will 
probably say that they are not getting the camper or the RV that used to come through, so they will 
have to supplement their income and put another park home on. So you do not want to create a 
situation in which you are providing a small niche and allowing the opportunity for everyone to get 
a part of it and affecting the industry that you are trying to protect or preserve.  

Mrs L.M. HARVEY: We have visited a lot of these caravan parks. The RVs need a really big 
turning circle. I know you are saying that all of the caravan parks can accommodate all these RVs, 
but they really cannot, so the RVs are in fact forced into off-site camping. The feedback we are 
getting from them is that they are not welcome to access dump points in caravan parks even as fee-
paying people. A lot of them are willing to pay a fee, but they are not having opportunities to access 
dump sites or water or recharge their vehicles unless they check into a caravan park. But very few 
caravan parks take the larger vehicles. Are you getting any feedback from industry looking to 
accommodate some of these people or are they saying the cost per square metre is too high for them 
to accommodate? 

Mrs Cocking : I think that is one of the issues. We have found in certain areas where caravan parks 
have not been built for that purpose, as I mentioned before. If something takes up, say, three sites, 
that specific customer still wants to pay only $29 or $25 a night. It is a size issue. In some caravan 
parks they certainly would not be able to turnaround, so how would they get down to dump, 
turnaround etc? There is also a great deal of anecdotal evidence that specific people want the 
facility but do not and will not pay for it. We have done a survey on the number of dump points in 
WA. There is more than 104, yet, there is no coordinated map or route planner where you can 
dump. The Shire of Murray recently put in a free dump point and its anticipation was that it would 
bring a lot of motorhomes et cetera to the towns on their way through to the south west. I am 
interested in the stats to see whether that has been effective. It was IO for Blackwater as well as for 
Cassettes et cetera. That would be a really good benchmark to show whether it is having an effect. 
Of course, it is the maintenance of that facility that ratepayers are having to prop up. Whether that is 
having a positive economic impact on the Shire of Pinjarra would be very interesting. In the entire 
area there was no dumping at all.  

Mr J.E. McGRATH: Getting back to the 50-kay law, I take the point Pat makes. I think it would 
be a problem for people who have put the facility in the caravan park but people come in and want 
to use your facility and then duck off. Are you saying that some of these people might stay in the 
area for a week and come in for one or two nights to have a shower and do all their washing and get 
on the Internet and all that stuff and go back on the road. 

Ms Strahan: Yes. 

Mr J.E. McGRATH: If a government came in and scrapped the 50-kay regulation, would that have 
a serious impact on caravan parks?   

Ms Strahan: My understanding is that the 50-kay has gone.  

The CHAIRMAN: As we understand it, the regulation is being questioned by the commonwealth 
under its competition policy rules, but it still stands.  

Mr J.E. McGRATH: Are people holidaying in an area and coming in for a day or two at a park 
and then going back onto the road? If the 50-kay limit were dropped because it is anti-competitive, 
would that have an impact on the viability of some of the existing caravan parks?   
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Ms Strahan: I think it would, because we find now that a lot of people do not want to come into a 
caravan park for the night. Local government rangers go home at four o’clock, so they come in and 
park in a prime spot in the car park and in the town. If they do not have facilities, they will use the 
facilities in a caravan park. You will see that happen up and down the coast. They still want the 
facilities. A lot of the issue is that they just do not want to pay for them. Talking about size 
et cetera, I have just come back from Denham where I towed a 23-foot caravan with a large vehicle. 
We did not have any problems getting into any park. I have been right up to Shark Bay. In some 
caravan parks you cannot get in. My unit would have been close to 30-feet long, but we had no 
issues at all, and I am not a great driver. I think that the perception is bigger than reality.  

Mr Hall: In terms of RVs not feeling welcome, I think there is an issue of sometimes physically not 
being able to get accommodation as opposed to not being welcome. A park owner may have a 
couple of RV sites designated, but if at 4.30 or 4.45 pm a couple of people with caravans or a tent 
roll up, and the RV site is not being used, it would make sense for the owner to say come and 
occupy it. It is usually about a two and a half or three to one ratio in terms of what facilities you can 
fit in an RV site. It might be just a matter of unfortunate timing because they tend to not have the 
set-up times and requirements, so they come in later. I do not think anyone can deny the right of an 
owner to turn away people. There is also probably a need for some commonsense. If you have a big 
RV, ring ahead and find out. Plan your holiday and say, “We’re going to an area where there are 20 
caravan parks and only two of them can take RVs easily.”  

The CHAIRMAN: We have noticed a couple of things from our trips around. One is that the 50-
kay rule treats all caravan parks the same. We have one instance—I will not mention its name—
where the shire was inhibiting the eco-tourist spot from developing. That was a different site from 
the adjacent caravan parks site. The shire was struggling to get over that rule. It was apparently 
differentiated product, though we did not go to the eco-tourist site. It appears to be that, again, the 
caravan park, though differentiated, its definitions under the act are treated the same. Allied to that, 
many people have said that, if you provide additional excess capacity, that will drive greater 
volumes, particularly in the search for the sun. In other markets that is actually what applies. If you 
start bumping up all your excess capacity, even in peak seasons, people will say, “Well, I’m not 
going there during summer because of the probability of having to drag a caravan home due to not 
finding an adequate site.” The market feeds back. I comment on that because it is something that is 
clearly coming through. The second issue is that, in some of the tourist areas, Karratha, Port 
Hedland and Broome, it is quite clear that the market pressures for changing privately owned parks 
to alternative use is overwhelming—price of land. Therefore, one consideration is for the shires to 
be more active in owning the land and maybe subcontracting it out to others and for us to identify 
land for that purpose.  

Mr Hall: I do know that Tourism WA, through its Landbank program and in conjunction with local 
authorities, is in the process of looking at one site I know of in Kununurra and one in Kalbarri.  

There is a move towards crown reserves being used and tendered out to the marketplace, which is 
very welcome.  

[12.40 pm] 

The CHAIRMAN : If anything, they should do more than what we hear they are doing. 

Mr Hall: They have their issues. An internal section was set up within the WA Planning 
Commission specifically to look at coming up with and addressing sites that run parallel with 
Landbank through Tourism WA. When that section within the WA Planning Commission first 
consulted with us, we said that it was excellent and was something that was needed. We told them 
to talk to us if they needed any design input or marketing analysis. They are finding that their own 
red tape is delaying a lot of the issues. 
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The CHAIRMAN: In your submission did you go through the type of red tape that you have heard 
about? 

Mr Hall: Yes, in the red-tape submission, which is separate from this one. We definitely encourage 
the use and development of more parks in crown reserves because it protects the land use. It 
probably took us about six or eight months to liaise with people from Tourism WA and the WA 
Planning Commission. We told them to not overlook the importance of permanents. They were 
looking at it purely as residential parks. Very few people in private industry would look at a 100 per 
cent tourist park from day one. They may need permanents and then phase it out. The Tourism WA 
model, which was that Tourism WA would create a tourism park, has had to be wound back. 
Tourism WA has had to be prepared to say that it will create a mixed park. 

The CHAIRMAN : Even if a lease for crown land was provided for free and all Tourism WA had 
to do was put in the infrastructure, would it still not do that in Karratha, Port Hedland or Broome? 

Mr Hall: In terms of a purely tourist park? 

The CHAIRMAN : Yes. 

Mr Hall: It could come up with an economic model that was site and region specific and for which 
the incentives such as headworks contributions and the provision of a fully serviced site would be a 
huge benefit. Either a chain or an individual would probably take it on if an initial peppercorn lease 
and infrastructure could be provided. There would need to be incentives in the lease to start with. 

The CHAIRMAN : In addition to the provision of cheap land? 

Ms Strahan: Yes. It needs to be a long lease too because no-one will take on a lease of anything 
less than 50 years. Our recommendation is a lease of 50 years with an option of 50 more years 
because the cost of developing a new caravan park is now extremely high. 

Mrs Cocking : It is not just the cost. To quote Troy Buswell, a one-stop shop is needed so that an 
operator or developer can approach the building and planning and infrastructure model in a very 
short time. Obviously it takes a long time from going to the building and planning departments and 
getting approvals to fruition, by which time a great deal of money has been spent. Perhaps it is for 
that reason that a lot of speculative development has gone by the board. 

Ms Strahan: I believe that the Shire of Broome has set aside land in Broome for another caravan 
park. 

The CHAIRMAN : It is doing that. 

Ms Strahan: Yes, it is doing that. That is also occurring in Kununurra and Kalbarri. 

The CHAIRMAN: In Broome, for instance, three privately owned parks either have been sold or 
are under commercial pressure to sell. If they did sell, the new council park would be overwhelmed. 

Ms Strahan: That comes back to the zoning issue. It is probably too late now for Broome because 
the caravan parks are zoned as tourism areas, but any new caravan parks should be zoned as caravan 
parks so that they cannot be sold for redevelopment. 

The CHAIRMAN: Would you support the idea of the shire looking at new land that is to be zoned 
for a caravan park and that cannot be rezoned for commercial development? 

Ms Strahan: Only for a new park. For quite a few months, we have been telling government that 
any new sites for a caravan park must be zoned as land for a caravan park — 

The CHAIRMAN : And not be adjustable? 

Ms Strahan: —and not for tourism. It must be zoned as a caravan park. 

Mr J.E. McGRATH: An issue was raised with us about where future caravan parks will be 
located. One of the things about caravan park holidays, especially for families, is that when families 
travel to a coastal town, they want to be near a beach. All the beach sites are being sold off. Some 
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people are saying that they do not want the caravan parks to be pushed further away from the beach. 
Does your association have a view on whether the government should get some land, which might 
become very valuable land in years to come, and designate it as land for a caravan park? 

Ms Strahan: That would be great. It would be fantastic if the government could zone a caravan 
park on the coast that would remain as a caravan park. We agree with all of that. The trouble is that 
if an operator who buys that land must operate as a caravan park, he will be going backwards. It is 
not working. 

Mrs Cocking : I imagine that quite a few shires would be reluctant to do that because the land is so 
attractive. The foreshores at Mandurah and Cockburn will have a similar situation. That land then 
becomes the showcase for the area. Unfortunately, we have also encountered some shires that are 
very reluctant even to have certain zonings because they do not perceive a caravan park as an 
attractive drawcard. 

The CHAIRMAN: Some of the submissions have said that Tourism Australia’s promotion focuses 
on the high end of the tourism industry and very little on camping and caravan sites. 

Ms Strahan: It does because generally its marketing campaign is international. However, a lot of 
people hire motorhomes and campervans, which is quite good. Each state has its own association 
and there is a national body to which we all belong. That is run by the state associations. They work 
very closely with Tourism Australia and Tourism Australia understands how important our industry 
is. 

The CHAIRMAN : Does Tourism Western Australia focus more on the international visitors? 

Ms Strahan: I am sure that members are aware that it is divided into five regions. The regions 
focus on intrastate tourism and Tour ism WA markets nationally and internationally. It probably 
focuses on the high end. A whole lot of changes will be happening soon. Tourism WA will be 
getting a new advertising agency to look at its marketing strategy and a lot of other different 
strategies. We work closely with Tourism WA. It is very much aware of the importance of our 
industry to tourism. 

The CHAIRMAN : Another issue is camping—the soft-tops. We do not hear very much about that. 

Ms Strahan: Do you mean tents? 

The CHAIRMAN : Yes, and nature-based tourism. What are the trends for that? 

Ms Strahan: Each year, some 250 000 or 300 000 tents are sold nationally. That figure has not 
changed. BCF and Ray’s Outdoors have just opened up in Western Australia. Those big companies 
would not have come to Western Australia if it was a slowing market. 

The CHAIRMAN : Do you think it is a growing market? 

Ms Strahan: Yes. As I said earlier, people start off taking these types of trips in tents. Often people 
with caravans have their kids in a tent next door. 

The CHAIRMAN : That is a good idea! 

Mrs L.M. HARVEY: My husband has a business in the tackle industry. The anecdotal evidence I 
have heard is that the sale of caravanning products and tents has risen exponentially in the state over 
the past 12 months. Is that an accurate reflection, or is it an exaggeration within the industry? 

Mr Hall: From the park managers I have spoken to and from the information that I have received, 
people are not spending their Christmas holidays in a chalet or a park cabin. It is far cheaper to buy 
new gear and take away the family for three weeks, as opposed to one week in a park cabin or a 
chalet. The economics of the affordability of the holiday is driving that change. We do not know 
how long that change will last. I am aware, anecdotally, of those changes. There is a big push for 
the lower end or entry level camping gear. 
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[12.50 pm] 

The CHAIRMAN: In the south west there has been a huge growth in holiday homes and chalets, 
which must be impacting on the demand for caravans and caravan-type facilities; is that true? I 
think the people in Mandurah suggested that there are 5 000 empty homes in that area. At the same 
time, the trend might be away from caravanning and camping in the south west these days, to 
staying in chalets. Is that a fair analysis? 

Ms Strahan: I think they are two different markets. I think people who want to caravan just love it, 
and they will do it, but some people cannot afford a caravan but they still want the lifestyle, so they 
will actually then go and stay in those chalets. 

The CHAIRMAN : Do you refer to those on the caravan sites?  

Ms Strahan: Yes. That chalet or cabin market is a growing market, and it is bringing in a new 
market. They want the lifestyle but they do not have a caravan. There are a lot of women out there 
who actually do not like caravans, but they will go and stay in a chalet. 

The CHAIRMAN : They do not like the toilets.  

Ms Strahan: No, that is right. 

Mrs Cocking : It is also a seasonal opportunity. I have just done a tour of the south west and I 
noticed how beautifully it can attract opposite ends. You can go and stay in a beautiful chalet with a 
log fire and have a glass of wine and see the wineries et cetera, and in the summer you can go down 
and you can camp. Perhaps there is a concentration, when the weather is great, for the camping and 
the outdoor activities, but then the year being a little bit longer, they have stretched their shoulders 
into chalets. Really there is a need for all.  

Ms Strahan: Can I just go back to what you said? Anecdotally, caravan parks told us that this year 
there were a lot more people coming in than had never been camping before, and they were coming 
in in tents. I was getting that feedback particularly in the south west. 

Mrs Cocking : That is probably reflected in the huge number of people who visited the caravan and 
camping show this year, considering a lot of other industries stopped their shows and conferences 
et cetera, as 45 000 people were interested in caravanning and camping.  

Ms Strahan: That was an 11 per cent increase on last year. 

Mr W.J. JOHNSTON : I want to completely change the subject from tourism to long-stay tenants. 
Page 16 of your submission refers to, effectively, a sinking fund for long-term tenants’ relocation 
costs, or a special-purpose fund. I am just wondering whether you have had the opportunity to 
present the idea to government; and, if so, whether you have had any feedback from government. 
Also, have you had any feedback from operators or tenants that indicates that there is support for 
the idea? 

Mr Hall: We met with Troy Buswell in April and floated the idea. It was something that was 
received favourably and it was something that was recognised as being in its infancy, and therefore 
has not been tested really to any degree with the operators or with the tenants. But it is something 
that was received favourably and has some merit, but probably requires some further working 
through. But there was a commitment from Troy to actually pursue it further. 

Mr W.J. JOHNSTON : I have a supplementary question to that: in some of the submissions on the 
issue of long stay that have come to us, there has been a suggestion that a caravan park not be 
permitted to change its use—so to proceed to redevelopment—until the park owner has been able to 
find another location for the on-site accommodation. Obviously people have said to us that they 
have spent $100 000 buying an on-site home in the belief that they would be able to stay forever. Of 
course we all know that there are no permanents, there is only long-stay, but it is not that they do 
not want to move to another site, it is just that there are no other sites. 
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Mr Hall: I think the default position would be the legislation. There needs to be certainty from a 
tenant’s point of view and certainty from an owner’s point of view. There was that level of 
uncertainty a few years back, and then the Residential Parks (Long-stay Tenants) Act 2006 came in, 
which was designed to reduce the concerns of tenants I think to hold to ransom a particular owner 
until such time as tenants had suitably organised themselves to an alternative location is probably 
difficult to administer. The resistance of some might be more so than others. I think it also 
diminishes the actual legislation that is there at the moment, in particular for a manager whose 
tenants are actually signed up under the Residential Parks (Long-stay Tenants) Act 2006 and who 
has the legal obligation to tell them to vacate within a particular period of time. It is not as though it 
is an overnight thing; it is quite an extensive period of time. 

Mr W.J. JOHNSTON : I was interested in your answer, and I am not trying to stop you from 
giving your answer, but the difference between being asked to leave a two-bedroom unit when the 
owner sells and being asked to move a $100 000 on-site cabin is that chucking your unwashed 
clothes in the back of a ute and heading off to the next unit is a bit easier than spending an amount 
of $20 000, as we have been told in a submission—I do not know what it would cost—moving the 
cabin. Of course, even if you are able to do the $20 000 shift, if there is nowhere else in a 
reasonably proximate location, is there any obligation on the park developer, who will make a very 
significant windfall gain on the change of use from caravan park, which as we have all 
acknowledged is low-value use, to residential development which is obviously a high-value use, to 
find a new site for the tenant? 

Mr Hall: There are probably two answers to that, and Donna will probably be able to expand on the 
issue of the assumptions or the way in which particular park-home owners have purchased and sold 
more so than I. I can respond by saying that if it was probably a land use other than a caravan park, 
such as a run-down motel, and someone bought it for redevelopment for an alternative land use, or 
if there is a change of land use regardless of whether it is tourism, residential or commercial, there 
is probably only so far that a developer can, morally or legally, go to ensure that the current tenants 
have suitably organised themselves to vacate. If it is not a surprise and there is legislation in place, I 
cannot see that any other system should really be in place. I think that for the developers to try to 
find a new home for someone probably goes a little bit too far. That is my personal opinion.  

Ms Strahan: I would agree with that. I think, too, you will find that if, through circumstances, some 
parks do have to close, they have developed a rapport with those tenants so they really go out of 
their way to try to help them as much as they can. I know of one instance of an owner having been 
to probably 10 to 15 parks trying to find somewhere for them to go. They do not callously throw 
them out; it is often through circumstance, and the legislation states that they must be given 
180 days, but they are normally given longer. 

Mr Hall: I did not want to sound callous, but on this issue the industry, and myself personally, have 
spent a lot of time talking with local and state government to try to find suitable land and to fast-
track re-zonings to assist the relocation of tenants. I think in one particular case there were 80-odd, 
and only a handful are left that have not been relocated. Whilst there is nothing legal in place, I 
think everyone morally tries to do it, but to force it by legislation is not a good idea. 

The CHAIRMAN: Do you think this is a growing issue? We do not have the data, but given the 
rise of housing and land prices and the lack of subsidised housing—social housing—and the rise in 
rent values, do you think that people will gravitate towards being long-stay tenants? Many of them 
are not well informed; they think they will have it forever because it has been there for as long as 
they can remember, and this is a trap they fall into. At the same time, the reason it is cheap, to some 
extent, is because of the lack of permanency and the lower quality housing standards. We were 
pushed very, very heavily to have that be the major focus of this inquiry, but we did not achieve 
that; that is tangential to it. I would like to hear your comments, because you guys obviously know 
about this issue.  
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Mrs Cocking : I was fortunate to be part of the consultative group that worked with the then 
Department of Consumer and Employment Protection on the development of a residential parks act. 
It was something that the industry was pushing very strongly for. We only had the Caravan Parks 
and Camping Grounds Act, whereby you put something there and it was measured in terms of 
infrastructure. Security of tenure was a huge issue for operators as much as it was for tenants. The 
unfortunate downside is that with much of the land being leased and private operators buying 
maybe 10 or 15 years ago—a lot of them did not know what they were buying into as well—there 
was confusion and it was very important to tie these things down.  

I will not go on with the whole story but suffice to say, several issues have been created as a result. 
A couple of our parks have a six-month rolling lease. It is illegal for them to offer any more tenure 
than that six-month rolling lease. As operators, they are unsure of their futures. There are also 
private operators who bought in as an opportunity, perhaps as a family succession, and had a 
different model or a different plan, but because they have two, three, four or 10 of these specific 
long-stay tenants, they had to implement the written agreements et cetera. By their nature, because 
of their buildings, caravan parks have always operated transiently. That relates to the affordability 
of the accommodation. Let us face it, if you were on the waiting list or had nowhere else to go, it 
would be an attractive option to buy a little park cabin on site at $250 000 or $260 000, which is one 
of the records recently. Some of these buyers still do not read the contract. We are bound to provide 
full disclosure. There would not be an operator on the face of the earth who does not provide the 
park home living document, so there is plenty of education and information available but some 
buyers choose not to hear that. The attitude of the Department of Commerce has always been 
“buyer beware”. Our association has been extremely proactive in saying that operators need to be 
involved at the end point of a sale between someone who wants maximum premium selling, 
basically a structure on a site, which without the park is worth zero, and someone on the other side 
who is happy to purchase that for $250 000 and not even consult with or be interviewed by the 
operator or for the sale to be controlled by the operator—not for commission but for the full 
disclosure. Many of these sales are still happening at half a dozen parks.  

We only have to look on the website for park home sales to see that a real estate agent or someone 
who is not licensed can sell it to you. You may have purchased it and signed the contract before you 
are aware of your rights and responsibilities. It has been an ongoing issue for the past five or six 
years. It is one that we continually readdress. There is one specific incidence that is well known 
both in writing and also anecdotally where a caravan park was specifically built on reclaimed land. 
It has a methane problem and environmental issues. It is still asking $285 000, $260 000 and 
$250 000 for those park homes. It is an unfortunate situation. The legislation precludes the operator 
from being directly involved in the sale. It is an issue of affordable housing. Therefore, it is the best 
choice and it is also built on an assumption that they are not reading the contract, which merely says 
that there are conditions and it is not a forever situation.  

The CHAIRMAN: Have you seen any instance of park homes being marketed for the first home 
buyers grant?  

Ms Strahan: No, because most of the parks are for the over 50s. Lifestyle villages are for over 45s. 
They are not marketed to first home buyers; it is very much for the retirees or the older people who 
do not have children.  

Mr Hall: One of the other reasons is that you are not actually selling the land because you cannot 
strata title a caravan park, which is a good thing. All they are doing is purchasing what is essentially 
a vehicle. The first home owners grant does not relate to that.  

The CHAIRMAN: We held you longer than we expected. Do you have anything to say in 
summary?  
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Ms Strahan: No, I think we have covered it quite well.  

The CHAIRMAN: Thank you for your evidence. A transcript of the hearing will be forwarded to 
you for minor corrections. Please send it back within 10 days if you have any corrections. No new 
material can be added. Should you wish to provide additional information or elaborate on particular 
points, you can include it in a supplementary submission.  

Ms Strahan: What is the deadline for that if we wanted to provide anything supplementary? 

The CHAIRMAN: The usual—as soon as possible. The overwhelming majority of submissions  
about this long-stay issue come from one site, as you well know. We are more interested in the 
vacationing side of it—much more distinctly and not of choice. That issue is more than tangential, 
particularly since you argued you need flexibility to have a variety of uses within parks, including 
long-stay and low-cost retirement. We will have to deal with that. We understand the complexities 
of that but we will probably have to make some recommendations towards it in some way. Most of 
the submissions are basically helping to bail us out.  

Mr Hall: Since the parliamentary inquiry was called, there has been quite a shift in government 
position on permanents within caravan parks. The City of Albany’s tourism strategy was probably 
one of the early ones that was very prescriptive and difficult to implement. The change that is 
occurring there to something far more flexible and manageable from both perspectives is probably 
what the industry would like to move towards. When the parliamentary inquiry was first called, 
there was this very rigid one-size-fits-all approach but there has been a departure from that. We can 
provide you with further information on that if you wish but it is heading in the right direction 
because of the attention it is receiving.  

Ms Strahan: After listening to you, I first started off hearing that perhaps you were very focused on 
long term, then you changed to tourism. Are you really concerned about the two aspects of the 
industry?  

The CHAIRMAN: We are focused on the use of caravan parks. Our primary concern is the tourism 
side. Clearly, the parks are being used for long stay and the long stays are crowding out the 
occasioning tourist. We have to focus on the long stay, but that is not our primary focus.  

Mr J.E. McGRATH: The issue that has been made to us is that Western Australians are saying, “In 
50 years’ time, will we still be able to have a holiday?” If all the parks are gone and they become 
resorts—especially along the coastal strip; it will not happen so much inland—will people be able 
to go away and have a family holiday—retired people or whatever?  

Ms Strahan: From the industry’s perspective, we want to retain those parks. We have explained the 
reasons why they are disappearing. If government could open up new land on the coast, we would 
be all for it, for holiday purposes.  

Mrs Cocking : Or providing incentives for operators to be more attractive for those markets.  

The CHAIRMAN : Thank you. 

Hearing concluded at 1.09 pm 


