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Hearing commenced at 10.34 am 

 
COLE, MR GREGORY HAMBLIN 
Park Owner, Pink Lake Tourist Park,  
examined: 

 

 

The CHAIRMAN : Thanks for coming. I will just go through some opening statements so that we 
know the process. On behalf of the Economics and Industry Standing Committee, I would like to 
thank you for your interest and for your appearance here today. The purpose of this hearing is to 
assist the committee in gathering information about its inquiry into caravanning and camping. You 
have been provided with a copy of the committee’s specific terms of reference. The Economics and 
Industry Standing Committee is a committee of the Legislative Assembly of the Parliament of 
Western Australia. This very hearing is a formal procedure of the Parliament and therefore 
commands the same respect given to the proceedings in the house itself. 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. This is a public hearing, and Hansard is making a transcript of the proceedings for the 
public record. If you refer to any document during your evidence, it would assist Hansard if you 
would provide the full title when you refer to it. 

Have you completed the “Details of Witness” form? 

Mr Cole : Yes. 

The CHAIRMAN: Do you understand the notes at the bottom of the form about giving evidence to 
parliamentary committees? 

Mr Cole : Yes. 

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

Mr Cole : Yes, thank you. 

The CHAIRMAN : Very good. You are used to filling out forms and reading them? 

Mr Cole : Unfortunately. 

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

Mr Cole : No. 

The CHAIRMAN: Thanks for your submission to this inquiry. Together with the information you 
provide today, your submission will be part of the evidence to this inquiry and may be made public. 
Are there any amendments that you would like to make to your submission? 

Mr Cole : No. 

The CHAIRMAN: We have a series of questions for you today. Before we go to those, would you 
like to make an opening statement? 

Mr Cole: Yes, I guess from the perspective that I come to this committee; that is, we bought the 
park four years ago. It was probably a unique park, because it actually had some vacant land as part 
of it that was not being utilised. 

The CHAIRMAN : It was part of your zone. 

Mr Cole : It was part of the park, so there was an artificial barrier in the park, where two-thirds of 
the park was utilised and one-third was vacant land. We decided to go down the path of a park-
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owned development. We have really been working on that for probably three years. I guess one of 
the comments I would like to make to the committee is that developments are really hard to achieve. 
As an example, it took us nine months to get the Water Corporation to achieve a sewer design that 
was done by a civil engineer, and I will come to it later. We went down that path of offering 50-year 
leases on the park homes, and that us took us  something like 18 months to get approval from the 
WAPC. Anecdotally you hear that people have simply given up because the process is too hard and 
too cumbersome. I think that is a major concern, whether it be from the perspective of short-term or 
long-term accommodation. 

In terms of our park, we took a view that we already had sufficient, if you like, short-stay 
accommodation. We have a mixture of powered sites, camp sites and cabin accommodation, as well 
as about 40 permanents. But we saw a market for long-term accommodation. It was sort of done in 
an estate process. The reason we went for a 50-year lease was that we went to the market with 20 
years, and we had significant interest in it, but people then took it to their financial advisers, 
whether they be financial planners or accountants, and they said, “We did an exercise, and if you 
divide the cost by 20 years, it’s not a good investment.” So we went down the path of the 50-year 
lease, which changes it fairly dramatically. 

But one of the things I would like to say to the committee is that we have had a significant number 
of people who cannot find accommodation and who have come into the park and would like to own 
a park home, but because you do not have title to the land—you have only a lease on the site—there 
is no capacity to borrow. That seems to be a major issue that perhaps needs to be addressed by the 
government. If you look at things like the Country Housing Authority, if their parameters of 
operation were broadened, there may be an opportunity for people to borrow from that source, or, 
alternatively, somewhere like Keystart. I would suggest that if you go down that path, then you 
clearly have to have some criteria. But the advantage that a park home has compared with 
traditional housing is the notion of affordability. You now read with increasing regularity about the 
number of people who are waiting on social housing because they probably cannot afford traditional 
housing. As late as last week there was the issue of homelessness. One of the cornerstones of all 
those issues seems to be affordability. That is one of the key points I would like to make. 

The CHAIRMAN : Thanks for that. We did not go to Esperance, so we would like to pick your 
brains about the caravan park scene in Esperance—how many there are, what the issues are and 
whether any are owned by the shire, for instance. Then we would also want to go into issues about 
your own park. How full is it? Why do you choose to go down the long-stay route as opposed to 
just tourism? A major focus of this inquiry is actually to ensure that we have an adequate supply of 
tourist sites going into the future. The long-stay issue is just a tangential aspect of that. 

Mr Cole: In terms of Esperance, there are six caravan parks. The largest is the shire park, which is 
probably the best positioned park. I think the lease that the operators of that have runs to about 
2025. 

The CHAIRMAN : That is leased from the shire. 

Mr Cole : Leased from the shire. I think if you look at the shire — 

The CHAIRMAN : How many bays or — 

Mr Cole : They have 180. They are principally a tourist park, and that makes sense. If you go sort of 
in size, there are probably two parks, Crokers and ours, that are about the same size; 100-site parks. 
Crokers has a bigger proportion of tourist sites as against permanents. Then there is a park, 
Esperance Bay, which is strictly tourism. Another park, Bushlands, is in pretty poor condition, but it 
is predominantly permanents, and the smallest park is one that is up for review at the moment. In 
the latest Esperance planning scheme, I think the recommendation is for that to go residential. That 
is a park that has some major issues. It has had health notices on it for four years, which have been 
breached. It is a very small park, so in an economic situation, it is not very viable. 
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The CHAIRMAN : How big is it? 

Mr Cole: It is probably only a 50-site park, and it is a small park. One of the issues you have with 
smaller parks is that if people get bigger rigs, they do not fit in, so there are issues with that. In 
terms of the shire park, I think, if you look, they have planned to 2020. I think it is envisaged that 
that park will be relocated and the land will go to residential because it is in such a prime position. 

The CHAIRMAN : Really. 

Mr Cole : That is my understanding. 

The CHAIRMAN : Relocated to where and to what size? 

Mr Cole: You would imagine it would be a similar size, but located to a less pristine position. It is 
simply, I would say, from the shire’s perspective, the value of the land. It is an oceanfront park with 
significant views, so the landholding is substantial. 

The CHAIRMAN : Is that land owned by the shire or vested in the shire? 

Mr Cole : I am not sure of that. My understanding is that it is owned by the shire, but that may be 
incorrect. 

The CHAIRMAN : That is very interesting. Is it your perception that there is an excessive erosion 
of caravan sites in Esperance being used for other purposes, or are there now sufficient sites in 
Esperance to meet the demand for periodic tourists? 

Mr Cole : Yes. The only time that Esperance goes to an overflow area is Christmas-New Year and 
Easter. The rest of the year—it is probably the same as every other park in the state—to some extent 
it is seasonal. When the north is chock-a-block we are quiet, and vice versa. There are probably 
fewer than 300 sites in total for caravans in Esperance, but other than the Christmas-New Year and 
Easter periods, the shire does not open any overload areas. 

The CHAIRMAN : You have an overflow — 

Mr Cole : At the showground. 

The CHAIRMAN : And that works adequately? 

Mr Cole : It seems to. It is set up with powered heads. Probably the only detriment to it is that 
people have to go over to the leisure centre for showers, and they complain about the cost of 
showers. 

The CHAIRMAN : But you can put the bigger rigs—stand-alone rigs—on the showground? 

Mr Cole : The bigger rigs can fit in every park bar one. 

The CHAIRMAN: Okay. That is good. In terms of your long-stays, do you have a large number of 
old tenants that you have to grandfather into this new design — 

Mr Cole : No. 

The CHAIRMAN : — or are you starting from scratch? 

Mr Cole : No. With the way the park was, within the existing park operation there were a number of 
long-stay sites. People had been there 20 and 30 years. We had vacant land at the back, so we 
actually did a separate development. 

The CHAIRMAN : The old ones are going to stay where they are. 

Mr Cole : Yes. 

The CHAIRMAN : And you are going to build a new development. 

Mr Cole: Yes. There might be many people who are waiting on social housing who actually are 
living in the park. One of the things that we are doing, uniquely, is that we are actually building the 
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park homes on site, so we are not freighting them in. From an economic perspective, in Esperance it 
is probably, in total, about a $10 million spend retained. 

The CHAIRMAN : You are doing that. Is it cheaper or — 

Mr Cole : The reason we went down that path—we needed to get ministerial approval to do it—was 
that, first, you could not source park homes out of Perth, and then you were looking at around 
$10 000 to freight them down. It was, as much as anything, a supply and cost issue. Probably the 
supply issue is not as great as it was in the past, but things cycle around. 

Mr W.J. JOHNSTON : Yes, they do. 

The CHAIRMAN : You had to go to the WAPC to get permission to extend beyond 20-year leases. 

Mr Cole : Yes. 

The CHAIRMAN : And you are giving your new tenants a 50-year lease on their properties. 

Mr Cole : Yes, and that lease is fully assignable. 

The CHAIRMAN : To individuals? 

Mr Cole : Yes.  

[10.45 am] 

The CHAIRMAN : That is longer than we have heard from anyone else. 

Mr Cole: We are probably at odds with the Caravan Industry Association WA; it was fully critical 
of us doing it, but one of the issues we are looking at—one hears about this happening—is people 
getting a five-year lease and spending X amount of dollars, and then after five years all the rules 
change, which seems to be inherently unfair.  

The CHAIRMAN: Obviously you made a business decision that this will remain a caravan park in 
the wider definition for 50 years; you are not going to look to redevelop it. 

Mr Cole: It is an interesting point, because that was one of the concerns raised with us by the 
WAPC—that we would lock our caravan park in for more than 20 years. We own the park; we 
probably will not own it in 50 year’s time, but it should be a decision that we are free to make. The 
WAPC seems to have some issues with the capacity to make those decisions. If our park was on the 
seafront, it would probably be a different situation, but we are two  kilometres away from the 
seafront. People do not go to our park for the views; they go for whatever else the park offers. That 
was one of the points I made in my submission—that there are probably different types of park. 
There are those that are in national parks, in a pristine situation, and it would seem a shame if they 
were to be the parks that closed, but that seems to be the nature of the beast. The land value exceeds 
the value of the business. Certainly I am aware of a park at Toodyay where the shire will not allow 
them to develop as they would wish, and the value of the park is $1.6 million. They can now 
subdivide it and sell it for $4 million. One hears those kinds of stories all the time. One of the things 
we wanted to do was if people came into the park, to be able to offer them some kind of certainty. 

Mr W.J. JOHNSTON : In respect of those 50-year leases, who is the market for those properties? 

Mr Cole : That is the point I was making earlier. If people could borrow against it, it would be 
people who cannot otherwise afford to live in a house. 

Mr W.J. JOHNSTON : Sure, but who is the market? You said that one of the things was that you 
thought about a 20-year lease, but people had had advice not to do it. Who are the people who are 
looking at it? 

Mr Cole : Esperance has an ageing population, so there are obviously people who wish to downsize. 
There are people who live on farms, and traditionally there are people in Kalgoorlie who have an 
affinity with Esperance and refer to it as their seaside suburb. They buy holiday homes, but at the 
same time we have had a significant number of people who want to reside in Esperance but cannot 
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afford to. We are advertising this as an affordable option, but it is only affordable to the extent that 
there is other equity. Despite the fact that people could be earning significant money in the mines, 
they may not have any capacity to borrow. We thought that a 50-year lease was a significant tenure 
of land. 

The CHAIRMAN: You think that, in terms of capacity to borrow, it has not made a huge 
difference? 

Mr Cole : No, the banks will not touch it. It is just a simple fact that one does not have title to the 
land and that seems to put up the shutters straightaway; whether one has the capacity to make 
repayments over a short time does not come into the issue. That is one of the things that the 
government should perhaps look at, whether it be a guarantee or funding source for people who 
cannot afford tradition housing to get them out of the hiatus of social housing. If one looks at the 
figures, there are around 21 000 people waiting on social housing. There is probably a number of 
people who, if they had the option of affordable housing through some kind of guarantee or option 
scheme, would fall out of that list. We will not fix the problem, but we believe that it is an 
interesting model for someone to look at. 

The CHAIRMAN : Do you have some existing long-stay residents? 

Mr Cole : Yes. 

The CHAIRMAN : Are they similar to the people moving into your new facility? 

Mr Cole : No, they are just on an annual renewable arrangement. 

The CHAIRMAN : You are not going to move them on. 

Mr Cole : No. Move them out of the park, or move them onto 50-year leases? 

The CHAIRMAN : Whatever. 

Mr Cole : No, we are not going to move them out of the park. 

The CHAIRMAN : You will not take any more of those people. 

Mr Cole : No, they are in a certain part of the park and that is filled to capacity. Some of those units 
are old caravans with an annexe. To offer them a 50-year lease is just not an option. 

The CHAIRMAN: One of the issues we deal with is the standard of quality of the housing. A lot of 
the old longstanding ones are not up to scratch, and there is an issue of adjusting. From our 
perspective, we would like you to comment on a couple of issues. A major impetus for this study 
was our concern about the erosion of caravan sites for caravans. You have long had long-stay 
residents, and now you are moving to, I think you said 40 — 

Mr Cole : Fifty more. 

The CHAIRMAN: Fifty more. That means that 60 per cent of your capacity is now long-stay, 
which leaves very few sites. I know you are not a prime site—you are not on the beach—but a 
major concern is to make sure that caravan parks remain primarily for caravanning, not low-cost 
housing. We also recognise that proprietors have a business and that to stay open they often have to 
do something besides caravanning. Should we put limits on the capacity—let us say, to be arbitrary, 
25, 30, 40 or 50 per cent—for long-stay residents? How do we deal with this issue about long-term 
supply of temporary caravans, from your perspective in Esperance? 

Mr Cole: I guess we are in a different situation. We are not actually removing tourist sites to make 
them permanent. 

The CHAIRMAN : You are opening up a new site. 

Mr Cole : Yes. If we used the 50 sites at the back of the park as caravan sites, my hunch is that for a 
significant period of the year, they would be dormant sites. If one looks at the cost of developing a 
site on which to put a caravan or park home, including the land content, it is probably in excess of 
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$30 000 per site, and if a site is being rented at the rate of $26 or $30 a night, it is not an economic 
proposition. That is part of the problem. I can see that there is a real issue if a park in a good 
location decides to do away with tour ism and become a residential park. I can see problems there, 
and maybe there needs to be some kind of zoning of parks—those that are in what could be termed 
an idyllic tourist position perhaps should not have access to diminish tourism in favour of 
permanent residents. 

The CHAIRMAN: Like the one you referred to, the shire one—does that have any permanents on 
it? 

Mr Cole : Maybe half a dozen. 

The CHAIRMAN : Okay. 

Mr Cole: I do not know what the lease arrangements are there, but that is about all it has. One sees 
this all round. People in the industry say—I think it has also been written about—that there is an 
expectation that within the next five years, there will not be a caravan park on the coast between 
Mandurah and Bunbury. We have seen that with Meelup and Binningup. It simply comes down to 
the issue that the value of the land far outweighs the value of the caravan business. At the same 
time, I do not think there are any parks planned to be built in WA. It is a real issue, and part of that 
is just the cost of operating them for the return that is obtained. For us to not have park homes and 
to have powered sites, to justify the expense of building a powered site we would probably have to 
charge something like $60 a night. If every other park is around $30 a night, people will not come 
and say, “It’s a new site, so we’ll stay here at twice the cost.” 

The CHAIRMAN: How about the grey nomads? They come through Esperance. Are they major 
clientele of yours? 

Mr Cole : Yes, they are a significant part of the market. They are always wanting a deal. 

The CHAIRMAN : They are tight, you say! 

Mr Cole : Yes, I suppose—maybe they are conservative! Caravanning is interesting, because there 
is a real mix. There are people doing it on a limited budget, but there are other rigs coming in. By 
the time people have bought an F250 with a fifth-wheeler behind it, they are probably looking at a 
quarter of a million dollars. Money is no object to them, but then there are other people who are 
doing it harder. We have probably noticed a bit of a downturn with the economic climate. I spoke to 
someone last week from the eastern states who said that parks south of Queensland and in northern 
New South Wales that had removed site accommodation and put in cabins because they provided a 
bigger return are really doing it tough. Caravans are still moving around, but people are not 
travelling to or staying in on-site accommodation. 

The CHAIRMAN : There is still, from our reading of it, a trend to replace caravan sites with 
chalets. That is still going on. You are the first to mention that in the eastern states there has been 
some kind of diminution. Some people have told us that the spend is going downscale from the high 
value to lower value. 

Mr Cole: At the same time, caravan sales do not seem to be slowing up, so the demand for sites 
will continue to increase. Part of the utilisation of our tourist sites has been by workers who cannot 
find accommodation, and it is an issue throughout all regional WA. 

The CHAIRMAN : Are some of your residents workers? 

Mr Cole: They come in and occupy the tourist accommodation. We have had contractors in, 
working for Horizon and people like that. They will take tourist accommodation. From a business 
perspective, if they do not come at peak seasons, it is a great buffer. We have had an approach from 
John Holland, which wants to bring in 34 caravans. We will put them out the back where we have 
provision for park homes, so we are lucky to that extent. 

Mr W.J. JOHNSTON : You have about 60 tourist sites; is that the number? 
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Mr Cole : Yes. 

Mr W.J. JOHNSTON : What does you occupancy look like now? 

Mr Cole : It is probably running at around 15 per cent. 

The CHAIRMAN : Is that on an annualised basis? 

Mr Cole : No, at the moment. It could almost be set on the calendar: by the middle of August, the 
numbers will start to go up. The wildflower season draws people in, and as people start filtering 
south, we will start to gradually build up and by October we will start to run at pretty much full 
capacity. That will probably take us through to May next year. 

Mr W.J. JOHNSTON : Do you have any idea—you may not—where your tourist residents come 
from? 

Mr Cole: A significant proportion come from Kalgoorlie; I would say that about 30 per cent of our 
business is from Kalgoorlie. A lot of them use cabin accommodation more so than— 

The CHAIRMAN : Do you have cabins also? 

Mr Cole : Yes, 15 cabins. 

The CHAIRMAN : Is that in addition to the 60 caravan sites? 

[11.00 am] 

Mr Cole : No, at the park at the moment there are 100 sites, of which 40 are permanent. There are 
15 cabins and the rest are a mix of powered and unpowered sites, so there are about 40 powered 
sites. About a third comes from the interstate market.  

Esperance is probably the last or first port of call for people who do the lap of Australia around the 
coast. To that extent, we are probably quite fortunate. Esperance has probably not pushed itself into 
the limelight to the extent Broome has. In the rating that came out earlier in the year, it came out as 
the second top tourist town in Australia. We were in Perth at the time, and a news article said that 
Broome was fourth and Margaret River was ninth. I said to my wife, “I wonder where Esperance 
came”. The article was about the top tourist destinations. One was fourth and one was ninth. When 
we got the publication we saw that Esperance was second. Esperance seems to get missed in the 
media.  

Mr W.J. JOHNSTON : How satisfied are you with the tourist promotion of Esperance by either the 
Tourism WA or the local side? 

Mr Cole : Australia’s Golden Outback does a fantastic job. It has structured campaigns, so it does 
well. WA Tourism is a mixed bag. Certainly when we were doing our development we had a lot of 
problems with WA Tourism over the 20 per cent rule, which has now changed.  

The CHAIRMAN : What 20 per cent rule? 

Mr Cole : A tourism industry task force said that in new developments we could not have more than 
20 per cent permanent residents. That was not intended to apply to caravan parks, but local shires 
have latched onto it, and it has created no end of problems, not so much for us, but certainly parks 
around Albany that were predominantly permanent. The shire said that there is now the 20 per cent 
rule, so parks have to get rid of 50 permanent people, who had nowhere to go.  

The CHAIRMAN : Is illegal camping an issue in Esperance?   

Mr Cole : It depends whether you call it “illegal” or “free” camping. It is an issue. You hear of 
people who blatantly do it. The shire is pretty good at moving people on, but people in the 
Winnebago Club regularly tell you they can free camp. The whole thing about free camping is that 
it is free to them and everyone else pays for it. I think there is an issue in Queensland or New South 
Wales where one of the local governments put up free camping and someone took a fall out of their 
van one night and is now suing the shire for insufficient lighting. From a caravanning perspective, 
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on a long haul drive, maybe across the desert where there are no caravan parks, you can free camp. 
But I would not advocate any free camping because it means people want facilities they do not pay 
for and everyone else does. The argument they give is that if they cannot do it, they will not come to 
our town. I say, so what!  

The CHAIRMAN : In this new development, where you are building 40 homes, are you 
constructing the buildings or allowing the tenants to build them? 

Mr Cole : We have five designs that the tenant can choose from. They are all then built on site.  

The CHAIRMAN: Do you go to the potential contractors and allow the tenant to choose the 
building and you supervise the construction? 

Mr Cole : We have a relationship with the builder and the client has a relationship with us. We are 
the middle man. People choose their colour design the same as they would if they were building a 
new house. They initially choose their site and then they choose a house to fit on the site.  

The CHAIRMAN : How well are these things built? Are they insulated? 

Mr Cole : They have to comply with the building code of Australia  

The CHAIRMAN : What is the expected life in terms of wear and tear? 

Mr Cole : I guess it depends on how well people look after them.  

The CHAIRMAN : Is there data on this? 

Mr Cole : No. We have old caravans and annexes that have been in the park for 30 years.  

The CHAIRMAN : We have seen some of those. 

Mr Cole : Some are pretty good; some are not so good. It depends on how the people look after 
them. If you look after this park home, it will last.  

The CHAIRMAN: They are different. A lot of caravans are meant to be towed around. They have 
to be light, and some are pretty old. We saw one in which the whole thing was insulated from floor 
to ceiling. Some are cyclone proof. The ones we saw were all over Western Australia. There is a big 
market for them in the construction of mining camps. It is a big industry. 

Mr Cole : It is a big market. We get the bases made off site, so they are towed in and joined. The 
bases join together then they have a studded wall, cladding and insulation and are gyprocked. My 
hunch is that the advantage of them being built on site rather than being towed and joined is that 
they will last longer, because it is not an artificial join; it is a purpose-built joint. They are built so 
they can be pulled apart and, theoretically, towed out. The shire says they must have wheels in case 
there is a fire and they can be towed out. I can imagine the pandemonium if there is a fire.  

The CHAIRMAN : Are your sites quite large?  

Mr Cole: The bigger ones are, I think, 180 square metres. The house sizes range from 50 to 
80 square metres. Because we can build them on site, we can make them a bit wider. If you tow 
them, you are limited to a 3.4 metre width, whereas we can get two sections of 3.6. Someone said to 
me that thirty years ago an 80 square metre house was what everyone lived in.  

The CHAIRMAN : With five kids? 

Mr Cole : Yes. In our marketing, we are not chasing families because we do not think it is 
conducive to families. But, for retirees or people on their own, it is an ideal fix. I harp back to 
affordability. Our most expensive option with a 50-year lease is $190 000 dollars. In terms of the 
market, we are pretty well placed. You see a lot of places that have five-year leases and are asking 
in excess of $200 000 for a park home. The hiccup always comes at the end of that five years as to 
what goes on with the next five years.  
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The CHAIRMAN : We met a park homeowner who had a site very similar to yours in terms of 
structure. I think for the park homes he built, he gave people a choice and they paid for the dwelling 
prices ranging from $130 000 to $180 000 or something like that. They had to fix around the area. I 
think that included a carport. Then they paid $109 a week on top of that. I believe he had to cover 
the electricity and water. Is that similar to what you do? 

Mr Cole: Yes, something like that. Our weekly fee is $85 and the only other cost is the electricity, 
which is all metered and people get a subsidised rate. It is probably 4c a unit cheaper than the going 
rate.  

The CHAIRMAN : If you wanted to buy one, how much would it be all up?   

Mr Cole : They start at around $165 000 to $190 000?   

The CHAIRMAN : Does that include the carport? 

Mr Cole : The carport is extra; it costs about $4 000.  

The CHAIRMAN : You can move in there for $200 000 now, including water and other utilities? 

Mr Cole : Yes.  

The CHAIRMAN : And you pay $85 a week plus electricity? 

Mr Cole : Yes. I was curious when I heard the group that was talking earlier. I do not know whether 
I can comment on it. 

Mr W.J. JOHNSTON : It is a public hearing so you can. 

Mr Cole: They said if someone moves out, the park is able to charge the people who come in 
$35 000. I do not know how they do that because they are not allowed to sell the land. I do not 
know what the charge would be for.  

The CHAIRMAN : They were implying that many businesses take a relocation fee; a lump sum. I 
do not know. They made a couple of comments about the five-plus-five, grandfathering in. Your 
places goes way beyond what they want. But they are in urban sites, which are clearly looking at 
redesign for residential purposes, and you are not. That is your business decision. 

Mr Cole: I guess at the end of the day, a five-year lease in my view is fairly risky. If we said to 
someone in our place that we would not extend their lease, there is an issue with what they would 
do with their park home. They would have to find somewhere to take it. I think that person said it 
cost her $50 000 to relocate. That is assuming you find someone who is prepared to take you on. 
That is a real problem with the industry. You read about the problems of parks that have closed and 
people have been given mandatory notice—in parks at Mandurah and others.  

Mr W.J. JOHNSTON : You can comment on my statement because you may not agree with it, but 
one of the problems has been that there are fewer parks, particularly in the metropolitan area, than 
there has been in the past. Many of the issues raised are not actually the rules, but the access and 
affordability questions. 

Mr Cole: I think the affordability is crucial. We have deliberately targeted that notion of 
affordability.  

The CHAIRMAN: Why do not people who own land other than caravan parks, let us say farmland, 
compete with you by building lifestyle villages on their paddocks? 

Mr Cole : In Esperance?   

The CHAIRMAN : Yes? 

Mr Cole : Farmers in Esperance are probably making so much money that it is the least of their 
worries. It is traditionally a wealthy farming area. You see the occasional place. It is probably due 
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to the start-up costs and whether they would get shire approval to do some sort of tourist 
development on a farm. 

The CHAIRMAN: It seems to me that this is a necessity in terms of building low-cost housing. 
Our concern is: is it eroding caravan parks? In certain places it is, such as on the coast. Apparently 
it is not in Esperance. The pressures in Mandurah, Bunbury and  Busselton are immense, so the 
question is: why does not the market place provide them outside land zoned for caravan parks? It 
appears that some are, but many are not. Most of them are being built and are eating up caravan 
parks. Why does not someone compete with them? Is there something special about caravan parks 
that facilitate these lifestyle villages being built on them? 

Mr Cole: I think it is just a cost and development issue. If people are prepared to spend the money, 
they may not be prepared to spend the time getting the approvals in place. You hear stories that it 
takes two to three years, but rather than have capital tied up over that period, you can invest it in an 
existing opportunity without the opportunity costs that you would lose.  

The CHAIRMAN : What did the shire think of your development? 

Mr Cole : It has been really supportive of it. It has been really good. Geraldton will be the next 
place where accommodation becomes short, if it is not already. I think it is fairly bad. As soon as 
you get a regional development around a regional centre, people gravitate to a caravan park because 
there are normally places to stay—there is space, whereas, if have you to do another development 
and it takes two or three years to do it, you cannot tell someone to wait a couple of years while 
people live in cars, tents or whatever. You can do a park home development fairly quickly. That has 
certainly been the case in Hedland and Karratha where old caravan parks have become 
accommodation villages. That may well happen in Esperance with some of the projects in the 
pipeline.  

The CHAIRMAN : What are they? 

Mr Cole : There are two big coal- to-oil projects. One is a company call Blackham Resources, which 
is in a joint venture with Wesfarmers’ Premier Coal. It is a process where they treat liquefied coal 
and produce oil. From its shareholder announcements last week, it has 1.2 billion tonnes of coal. It 
says that it can produce 35 000 barrels of oil for 35 years. It is talking of a construction workforce 
of 1 200 people and a permanent workforce of 400. If 1 200 people come to Esperance, unless 
people open up their houses, they will not physically fit. It is a major issue. Who takes 
responsibility for providing the infrastructure for that?  

[11.15 am] 

Mr W.J. JOHNSTON : Maybe they could all go and live in Ravensthorpe.  

Mr Cole : I think Ravensthorpe will resurface. We hear that there are already talks with the port 
about someone buying Ravensthorpe. They will probably get it at a good buy. The port itself is a 
major expansion project. If you ever meet with Dennis Parsons, the CEO of the port, he is 
advocating that we take the Pilbara as one area and Esperance as the second point of entry to the 
port.  

The CHAIRMAN: If you were to go ahead with your development of permanent dwellings, would 
they be much more expensive?  

Mr Cole : Probably not. The labour is roughly the same. There may be some minor cost saving. You 
still have to gyprock the insides. The only thing that is different is the cladding on the outside. You 
go from brick and iron to cladding and iron.  

The CHAIRMAN : Are many of the houses in your area steel framed?  

Mr Cole: There is a significant number. There is a business called Ezyframe in Esperance that 
specialises in that.  
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The CHAIRMAN : Do you have any other issues that you want to raise? 

Mr Cole : No. We probably take a different view from a lot of other caravan parks. We have a long-
term view. 

The CHAIRMAN: You initially went with 20 and then you had feedback that that was not long 
enough. You then went to 50 and it has not helped much.  

Mr Cole : We have not gone back to the market with the 50. We are waiting for the weather to 
improve. People do not want to buy a beach house in the middle of winter.  

The CHAIRMAN : Do you think a large number of these new ones will be used for beach houses 
as opposed to live- ins?  

Mr Cole : It will be a mixture. We have had people dropping in and looking at them but people may 
have to sell their own place. At the moment, one of the churches in Esperance is involved in 
accommodation for retirees. It is not a retirement village in the strict sense. Their prices start at 
$435 000. The medium house price in Esperance is still $360 000. Esperance is not a cheap place to 
live, and the whole of regional WA is not cheap to live in. In a relative sense, these places are 
cheap.  

The CHAIRMAN: It is half the price and $85 a week is cheaper than the outgoings on an ordinary 
house.  

Mr Cole: If you are a Centrelink recipient, you also get a rebate on that $85. Other caravan park 
owners say that you may as well put your rates up higher than $85 because the way Centrelink is 
structured, if you put your rates up by $3, it only pays $1. Some of the parks have really done their 
sums to optimise what they can get and Centrelink is subsidising it.  

The CHAIRMAN : There is the risk that they may change their mind.  

Mr Cole : That is a risk. For your information, I am meeting with Sue Ash from WACOSS 
tomorrow because of that social housing issue. I suppose at the end of the day we do not want to be 
like a commune of social housing, but we already have a lot of people in the park who are on the 
waiting list for social housing in Esperance. You talk about crisis accommodation. There is a wait 
of about 18 months.  

The CHAIRMAN : Other people have indicated that there is a lack of a mix of housing in rural 
areas, particularly very few single dwelling units or dwelling units made for a single or a couple. Is 
that your experience?  

Mr Cole : Yes. If you look at new buildings, they are invariably three bedroom, two bathroom as a 
minimum—more likely four bedroom, two bathroom, games, theatre room et cetera. There does not 
seem to be a market for the single person, whereas we are proposing 50 square metre dwellings. 
Even a couple could live in a 50 square metre dwelling, which is probably twice as big as a flat. Up 
here in Hay Street, the old state housing-type units are about 30 or 40 square metres. We are 
certainly not saying that they are conducive to families. They may be in the short term but not in the 
long term.  

The CHAIRMAN: And you also fence around them. That may not be a big issue in Esperance. In 
some areas we have heard that the fence provides protection for the older people living in them.  

Mr Cole : This is all fenced off. They have a 1.8 metre boundary fence.  

The CHAIRMAN : Can you have animals?  

Mr Cole : Yes.  

The CHAIRMAN : Only sheep dogs, I take it.  

Mr Cole : One person coming in bought a place and they had a German shepherd and a Labrador. 
They both died so they bought another dog. There is a market for this. It is a matter of fine-tuning it. 
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That is one of the comments that Sue Ash has made to me. A lot of people whom she is looking 
after fall through the cracks because there is nothing for them. They go somewhere and say, “I’m a 
single person” and are told, “We don’t have anything for you because we only have houses for 
families.” If you look at the money that the state and federal governments are putting into social 
housing—I overlap social and affordable housing—these are an affordable option for maybe a 
government to look at as an alternative to traditional brick and tile land with title. I wrote to Troy 
Buswell and got lost in a crack at the Department of Housing. I got a letter back that did not really 
address the issue.  

The CHAIRMAN : Thank you for your evidence today.  

Mr Cole : It was a pleasure.  

The CHAIRMAN: A transcript of the hearing will be forwarded to you in due course for minor 
corrections. If you want to make any corrections to it, you have 10 days from the date of the letter. 
You cannot make any material changes. The sense of your evidence cannot be altered. Should you 
wish to provide any additional information or elaborate on a particular point, please do so in a 
supplementary submission. Thank you very much. 

Mr Cole : Thank you for your time.  

Hearing concluded at 11.21 am 


