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CHAPTER 1
1.1

INTRODUCTION

The Committee

The Economics and Industry Standing Committee is a portfolio-related Committee of the
Legislative Assembly of the Parliament of Western Australia and was appointed on 13 November
2008. Pursuant to Legislative Assembly Standing Order 287(3), the Speaker determined that the
Committee would have the portfolio responsibilities of: State Development; Mines and Petroleum;
Fisheries; Regional Development; Lands; Tourism; Transport; Commerce; Science and
Innovation; Housing and Works; Racing and Gaming; Planning; Energy; Water; Heritage;
Agriculture and Food; and Forestry.
In accordance with Standing Order 287(2), the Committee determined to conduct an Inquiry into
the Provision, Use and Regulation of Caravan Parks (and Camping Grounds) in Western
Australia. This inquiry relates to the oversight of several of the Committee’s inter-related portfolio
areas including, but not limited to, state development, regional development, lands, planning,
housing and tourism.

1.2

Conduct of the Inquiry

At its meeting on 9 March 2009 the Economics and Industry Standing Committee resolved to
inquire into, and report on, the Provision, Use and Regulation of Caravan Parks (and Camping
Grounds) in Western Australia. The terms of reference for the Inquiry were subsequently
announced to the Legislative Assembly on 11 March 2009.1
An advertisement calling for public submissions was placed in The West Australian on 28 March
2009 and the Countryman on 30 March 2009. To ensure that the Inquiry attracted submissions
from a broad range of interested parties, the Committee also issued a media release to newspapers
in major regional centres advising of the Inquiry and its terms of reference. Notice of the Inquiry
was also issued to the Chief Executive Officers of all local governments in Western Australia to
enable them to display and/or distribute the information more widely in their respective areas.
Similarly, notice was also provided to various industry associations for distribution to their
membership. Furthermore, the Committee invited submissions from local governments, state
government agencies, caravan park and camping ground owner/operators, industry groups and a
range of private sector companies. Letters inviting submissions were sent to 394 caravan parks
and camping grounds in the state.
In relation to submissions from local governments, the Committee sent letters of request to the 141
Local Government Authorities (LGAs) in Western Australia. By 11 May 2009 only a relatively
small number had responded to this request, with some of those declining to make a submission
for a range of reasons. Given this, an email was sent to those LGAs who had not yet responded
1

Hon. Grant Woodhams, The Speaker, Western Australia, Legislative Assembly, Parliamentary Debates
(Hansard), 11 March 2009, p1617c.
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reminding them of the Committee’s request and the terms of reference for the Inquiry, and
requesting that the Chief Executive Officer advise via return email whether they wished to make a
submission to this Inquiry. The email also asked those LGAs which had determined that no
submission was necessary to provide a brief explanation as to why this was the case. A variety of
responses was received to this email. Some LGAs simply stated that they had competing demands
and were too busy to make a submission; some advised that because there were no caravan parks
within their jurisdiction they would not be making a submission;2 and several advised that while
they would not make a formal submission they did have some comments to make. These emailed
comments have been accepted as correspondence and have helped to inform this Inquiry.
In total, the Committee received 109 submissions.3 Due to the large number of submissions, many
of which made similar points, the Committee has chosen to quote only a small sample in relation
to each topic or issue. This is not intended to diminish the importance of those submissions not
directly referred to or quoted from. They remain an important factor in the Committee’s decisionmaking process and helped provide the foundation upon which its findings and recommendations
are made.
The Committee also conducted documentary research and held 13 formal public evidence hearings
and one closed hearing.4 Public hearings were noted on the Parliament’s web site and the
subsequent transcripts were made available by the same means. The Committee also held
meetings with, and received briefings from, a number of local government officers, caravan park
manufacturers, park owners and/or operators, industry bodies, government agencies and people
who regularly caravan or camp throughout Western Australia. Although briefings to the
Committee are not transcribed and made publicly available, a list of those who provided the
briefings can be found listed in Appendix Three.
In addition to gathering evidence via the above means, the Committee also undertook a series of
site visits to various locations across the state. The Committee’s preliminary investigations
revealed that different areas of the state are affected by different combinations of the development
and accommodation pressures being faced by caravan parks. However, time and budgetary
constraints meant that it was not possible for the Committee to undertake extensive travel
throughout the entire state. Therefore, a selection of destination sites was chosen to represent
possible combinations of region and type of pressure. Following consideration of the issues raised
in preliminary research, the Committee undertook a number of one, two and three day trips,
including a number by bus and others by a combination of fly and drive. The Committee visited
locations in Exmouth, Coral Bay, Broome, Port Hedland and Karratha, as well as various sites in
the Experience Perth tourism region and the South West tourism region.5

2

While the Town of Claremont advised it did not have any caravan parks within its jurisdiction, it did provide
comment on caravan park related issues that affected the Town.

3

Submissions to the Inquiry are listed in Appendix One.

4

A list of formal hearings and witnesses can be found at Appendix Two.

5

The briefings received on the Committee’s travel are included in Appendix Three.
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The purpose of these visits was to allow the Committee members to see first-hand the conditions
existing in some of the state’s caravan parks and camping grounds. Travelling to different
locations also afforded members the opportunity to meet with various caravan park
owner/operators, and representatives from local government agencies, regional development
commissions and other interested parties. Information was gathered through a series of meetings,
briefings and site visits, and helped to provide a much broader depth of knowledge and
understanding of the issues involved. While necessarily limited by time and resources, the
Committee’s observations during its travel to various regions made it possible for its members to
gain information and first-hand experience that simply is not available through desktop research.
For example, while a certain level of insight was gained from reading submissions and other
publications about the long distances between rest areas in the north of the state, it was impossible
for the Committee to truly understand what this meant for travellers until the members themselves
undertook such travel through the regions. The various trips also helped the Committee gather
information from caravan park operators and/or local governments in areas from which few
submissions were received, a factor that particularly affected the north west. This was important as
it helped to avoid a metropolitan and/or south west bias in the data and, hence, the report.

1.3

Background to the Inquiry

(a)

The Importance of Tourism to Western Australia

There is no doubt that tourism is important to Western Australia. According to the Access
Economics 2003 tourism satellite account, ‘tourism makes a large contribution to the Western
Australian economy’.6 Furthermore, the 2006 Tourism Planning Taskforce Report (Taskforce
Report) states that the tourism industry in Western Australia ‘has been growing steadily over
recent years, in its contribution to the State economy and in its own right’.7
For the period 2006–2007 the Sustainable Tourism Cooperative Research Centre (STCRC)
released a set of tourism satellite accounts, including one for Western Australia. These accounts
show a tourism-direct gross value added (GVA) of $2.97 billion and an indirect tourism GVA of
$3.19 billion, making the total tourism contribution to GVA $6.16 billion. Directly related tourism
jobs numbered 45,660, or 4.2% of all jobs in the state.8

(b)

The Importance of the Family Holiday in Australia

While the means of travel and the destinations have changed over time, the ‘concept of the modern
annual holiday – a regular stretch of time spent away from home’ – developed in the ‘second half
6

Western Australian Tourism Commission, The Economic Contribution of Tourism to the State of Western
Australia: A Tourism Satellite Account-Based Analysis, report prepared by Access Economics Pty Ltd,
Access Economics, 15 September 2003, pi.

7

Department for Planning and Infrastructure, Tourism Planning Taskforce Report, Government of Western
Australia, Perth, January 2006, p7.

8

Thiep Van Ho et al, Tourism Satellite Accounts 2006-07: Western Australia, Sustainable Tourism
Cooperative Research Centre, Centre for Economics and Policy, Qld, 2008, pvii.
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of the 19th century’.9 Richard White et al argue that ‘by the beginning of the 20th century an
Australian holiday was discernible, with distinctive resorts, customs and practices’.10 By the
middle of the 20th century the Australian holiday reached its ‘heyday’ – by this time ‘the
stereotypical beach holiday – casual, democratic, sociable, cheap and laidback - was available to
all’.11 The Campervan and Motorhome Club of Australia Ltd (CMCA) presents a view of post
World War II camping as ‘the quintessential family holiday’:
tarpaulin tents tied over location supplied wooden frames and little else outside a set of
public toilets and cold showers. Kids met other kids, they played marbles in the dirt, swam
in secure beach locations, and mums, dads and kids took away wonderful holiday
memories.12

More recently, though, the Australian holiday has been undergoing particular changes. First, the
development of the tourism industry has transformed the holiday into a ‘more commerciallydriven and more global experience’.13 Second, there is the tendency for people to take multiple
short breaks rather than a core three or four week annual holiday. Third, the practice of annual
leave stockpiling has increased sharply over the past few years. As of December 2008, Australia
had ‘123 million days of accrued annual leave by full-time employees’, an accrual that represents
an 11% increase from December 2006.14
In addition to these changes, retirement increasingly was seen as the time for a holiday particularly
as older Australians became more financially secure and many took advantage of early
retirement.15
The embracing of early retirement and the transformation of retirement into a holiday led to the
development of the ‘grey nomad’ phenomenon which:
saw thousands of elderly Australians setting off to drive around Australia in caravans and
camper vans: sales of caravans trebled in the 1990s. … By the 1980s, the favourite resorts

9

White, Richard et al., On Holidays. A History of Getting Away in Australia, Pluto Press Australia, North
Melbourne, 2005, p54. This book explores the development of the Australian holiday within a social, cultural
and economic context.

10

ibid.

11

ibid., ppxiv-xv. This text includes, amongst other things, a history of the Australian holiday, including the
post WWII holiday boom, the rise of the long weekend, holidays as a worker’s right, the impact of the motor
vehicle on holidays, the development of the caravan holiday and other changes in the form and meaning of
the Australian holiday.

12

Submission No. 27 from Campervan and Motorhome Club of Australia Ltd, 30 April 2009, p5.

13

White, Richard et al., On Holidays. A History of Getting Away in Australia, Pluto Press Australia, North
Melbourne, 2005, p167.

14

Toursim Australia, No Leave No Life. Australia is Calling, nd, p1. Available at: http://www.noleaveno
life.com/pdf/Research%20lo-res.pdf. Accessed on 8 June 2009.

15

White, Richard et al., On Holidays. A History of Getting Away in Australia, Pluto Press Australia, North
Melbourne, 2005, p193.
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for family holidays in the 1950s and 1960s were bristling with retirees buying homes to
retire to.16

(c)

The Importance of Caravanning and Camping

While the relationship between work and leisure may have undergone significant changes, there is
evidence that holiday-making remains a much valued part of Australian life. Furthermore, much of
this holiday-making takes the form of caravanning and camping.
Increasing car ownership significantly impacted upon the form of accommodation available to
holidaymakers, with the existence of the motor vehicle being a necessary condition for the
development of the caravan. White et al argue that:
caravanning came into its own with mass car ownership. Caravans and mobile homes had
appeared in the 1920s (though horse-drawn versions, more for work than pleasure, had an
older history). Many were home-made, often from designs published in magazines, though
by the 1930s companies were beginning to advertise ready-built caravans. The beauty of
the caravan was how it combined domesticity and the flight from it in one package: “if you
grow tired of one spot you just hitch up and away to greener pastures – that’s
caravanning”.17

CMCA agrees that by the mid-1950s ‘there was a family move to towing small Caravans as motor
vehicles became more available; this led to a demand for removal of the tent frames to be
supplanted by parking bays with the addition of a tent annex’.18
The very high level of interest from members of the public, interest groups, and state, interstate
and federal governments generated by this Inquiry provides evidence of the continuing importance
of caravanning and camping in Western Australia.19 This is further demonstrated by the largerthan-average number of submissions received. Throughout the Inquiry, through submissions
received, meetings held, and briefings and hearings conducted, it became clear to the Committee
that caravanning and camping is an issue that generates a good deal of passion, as well as
divergent ideas, positions and points of view. As the analysis presented in this report is built upon
and reflects the high level of importance of caravanning and camping to Western Australians,
detailed exegesis of the evidence provided to the Committee is not presented at this stage. The
point here is simply that the weight of evidence presented signifies the considerable importance of
the subject to the community.
The importance of caravanning and camping also has been acknowledged by members of the
Western Australian Parliament, particularly through debate surrounding the development and

16

ibid., p193.

17

ibid., p137.

18

Submission No. 27 from Campervan and Motorhome Club of Australia Ltd, 30 April 2009, p5.

19

Following the advertising of this Inquiry, the Committee office received a number of calls from other state
governments and federal government departments.
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subsequent operation of the current regulatory regime.20 During such debate, members noted the
strong tradition of camping in Western Australia, the fact that beach-side caravanning holidays are
considered part of the fabric of the Australian way of life, and the loss of sites for local tourism.21

(d)

Benefits Provided by Caravan Parks and Camping Grounds

It is apparent that caravanning and camping, and therefore caravan parks and camping grounds,
are important to Western Australians on a number of levels including the social and economic
benefits they provide to local communities as well as the state as a whole.
(i)

Social Benefits

Evidence suggests that there are several social benefits grained through providing recreational
caravanning and camping facilities, and from staying in caravan parks and camping grounds.
These include those associated with taking a holiday, with facilitating recreation and learning
opportunities, and with providing alternative and affordable residential accommodation.
In its submission, Tourism Western Australia (Tourism WA) stated that:
the Government must acknowledge the value that many Western Australians place on
family holidays at a traditional caravan park by the beach. Through several generations,
caravan parks were where the yearly holiday forged lifelong friendships while the kids
played in a relatively safe environment and a camp site on a piece of grass overlooking a
beautiful beach was within the reach of most people.22

This reflects the stated position of the Ministerial Taskforce to the Minister for Planning and
Infrastructure in its 2006 Taskforce Report. According to this report:
the Australian tradition of summer holidays on the coast has a strong social and cultural
function, with the continued ability to access traditional holiday sites highly valued. As the
State’s population becomes increasingly urbanised the benefits of these sites to the health
and social wellbeing of the community also becomes increasingly important.23

As noted elsewhere in this report, one of the primary interests of the Committee, from the start of
this Inquiry, has been the importance of caravan parks and camping grounds in providing low-cost
20

The regulatory regime is discussed in Chapter 9.

21

Mr Mark McGowan, MLA, Western Australia, Legislative Assembly, Parliamentary Debates (Hansard), 11
June 1998, p3819; Mr Clive Brown, MLA, Western Australia, Legislative Assembly, Parliamentary Debates
(Hansard), 29 June 1999, p9659; Mr Alan Carpenter, MLA, Western Australia, Legislative Assembly,
Parliamentary Debates (Hansard), 18 November 1998, p3719; Mr Murray Cowper, MLA, Western
Australia, Legislative Assembly, Parliamentary Debates (Hansard), 20 May 2008, pp109-119; Hon. Nigel
Hallett, MLC, Western Australia, Legislative Council, Parliamentary Debates (Hansard), 1 April 2008,
pp1419-1927.

22

Submission No. 60 from Tourism Western Australia, 8 May 2009, p5.

23

Department for Planning and Infrastructure, Tourism Planning Taskforce Report, Government of Western
Australia, Perth, January 2006, p7.
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recreational facilities. Submissions from local governments also attest to the social importance of
caravan parks and camping grounds. According to the Shire of Busselton, tourists who stay in
caravan parks ‘have traditionally been a very important part of the tourism accommodation mix in
the Shire of Busselton, particularly for West Australian families’.24 Similarly, the Shire of
Carnamah states that ‘traditionally coastal caravan parks have been utilised by the not-so-wealthy
sector of society for family vacation purposes’.25
Others such as the Peel Development Commission express similar points of view:
caravan parks have traditionally been an important part of the Peel Region’s economic
and accommodation profile, providing accommodation both for tourists and lower-income
residents. Caravan parks have offered a lifestyle or holiday choice that is affordable,
relaxing and secure.26

The Department of Environment and Conservation (DEC) ‘strongly believes that a broad mix of
caravanning and camping experiences is of considerable benefit to the public and that such
experiences encourage recreation and an appreciation of the State’s natural environment’.27 This
proposition is supported by the Department of Sport and Recreation (DSR). DSR submit that:
caravanning and camping are significant and affordable recreational activities for a wide
range of Western Australians and provide an initial and vital link to further recreational
pursuits, e.g. bush walking, fishing, surfing, hiking. These activities also provide
significant access to experiential learning opportunities.28

The Caravan Industry Association Western Australia Inc. (CIAWA) also sees an important role
for caravan park operators in that they ‘are generally substantial supporters of local sporting and
charity events. They have an ongoing presence within the community and media which has
ensured a high consumer confidence’.29 CIAWA cite Camp Quality, Ronald McDonald House,
Children’s Leukaemia programmes, Royal Flying Doctor Service and the Starlight Foundation as
examples of ‘worthwhile charities’ for whom individual parks have arranged annual fundraising
events.30
Those who choose to live in a caravan park on a long-stay basis find many benefits to their chosen
lifestyle such as security, friends and neighbours, and nearness to shopping centres and medical
facilities. In its 2003 report into the situation facing people living in caravan parks in Australia, the
Australian Housing and Urban Research Institute (AHURI) identified a distinctive group of people

24

Submission No. 55 from Shire of Busselton, 6 May 2009, p3.

25

Submission No. 20 from Shire of Carnamah, 21 April 2009, p1.

26

Submission No. 57 from Peel Development Commission, 5 May 2009, p1.

27

Submission No. 69 from Department of Environment and Conservation, 19 May 2009, p3.

28

Submission No. 74 from Department of Sport and Recreation, 25 May 2009, p2.

29

Submission No. 65 from Caravan Industry Association Western Australia Inc., 15 May 2009, p4 and p13.

30

ibid., p13.
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who choose caravan parks as their permanent residence.31 AHURI found that those who choose to
live in caravan parks for lifestyle reasons are largely those on fixed incomes such as pensions or
superannuation payments.
While some people choose a caravan park lifestyle, others live in parks not by choice but through
necessity. Some live in caravan parks because they are itinerant workers needing flexible
accommodation, some out of economic necessity or because of a personal or domestic crisis or
because they have complex support needs, with the caravan park being accommodation of last
resort.32
The demand generated by these groups of long-stay caravan park residents and related issues are
discussed further in Chapters 4 and 8.
(ii)

Economic Benefits

Section 1.3(a) above noted the economic importance of tourism to Western Australia and, of
course, caravanning and camping play a part in this. The economic contribution of caravan parks
and camping grounds is generated by the dollars spent by tourists and holidaymakers, the
manufacture and sale of caravans, tents and associated equipment, and both direct and indirect
employment.
Drawing on Australian Bureau of Statistics (ABS) data for the September 2008 quarter, CIAWA
submits that approximately $1.16 billion of the 2008 manufacturing forecasts for Australia was
from caravans, camper trailers, park homes and cabins. Furthermore, caravan parks employed
1,411 people in Western Australia. For the same quarter, takings for Western Australian caravan
parks approximated $38 million.33
ABS data for the December 2008 quarter show a decrease to $34.5 million. However, there
appears to have been an overall dip in most economic statistics in the December 2008 quarter,
possibly due to the economic downturn felt at that time. At this time it is not known if this is an
aberration or the beginning of a downward trend.
As ABS data include only those parks that have 40 or more powered sites, the caravan park
takings mentioned above exclude that of the smaller parks that exist, many in the regional and
remote areas of the state.34 Given this, it is reasonable to suggest that significantly more is spent
by people on caravan park accommodation.

31

Wensing, Ed, Wood, Martin and Darren Holloway, On the Margins? Housing Risk among Caravan Park
Residents, Australian Housing and Urban Research Institute, UNSW-UWS Research Centre, 2003, ppiv-v.

32

ibid.

33

Submission No. 65 from Caravan Industry Association Western Australia Inc., 15 May 2009, p4.

34

Issues relating to data are discussed further in Section 1.4 of this chapter.
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According to CIAWA, a caravan park is ‘a catalyst for spending money within its local
community’.35 The Shire of Capel also sees the availability of caravan park and camping ground
accommodation as important to the local economy ‘in that it services seasonal holiday peaks and
touring populations visiting the district’.36 Tourism WA estimate that in 2005-2006 the average
caravan trip spend over a 5 night average stay was $692.37 Using this data, the WA Association of
Caravan Clubs Inc. (WAACCI) has calculated that for a ‘50 day tour involving 10 major tourist
centres, (sic) of the West Australian coastline (Kununurra to Esperance)’, a caravanner would
spend on average $6,920.38 WAACCI extrapolate this 50-day spend to that spent on 5,000 tours,
10,000 tours and 15,000 tours to $34.6 million, $69.2 million and $103.8 million respectively.
While such projections must be used with caution, the data from a 2006 survey of 406 visitors to
caravan parks in Western Australia39 tends to support the possibility that the amount of money
spent in local communities by visitors is significant. This survey found that grey nomads and
winter drifters spent an average of 104 nights in Western Australia, and freedom seekers stayed 54
nights.40 Most grey nomads (39%) stayed between 2 to 3 nights with 25% staying between 4 to 7
nights. For winter drifters, 38% stayed 2 to 3 nights and 18% stayed 4 to 7 nights. If, as CMCA
suggests, visitors spend approximately $100 per day in the local areas they visit,41 and there were
572,600 people staying 2,576,000 nights in caravan parks,42 it is not difficult to see the potential of
the industry and the possibility of WAACCI’s figures being reached.
Citing Tourism Research Australia (TRA) 2006 data, CMCA advised that the weekly spend for
mobile domestic travellers was $652 per week outside commercial parks and grounds, and $730
per week inside commercial caravan parks and camping grounds.43 However, a 2009 survey of
CMCA members attending a rally in Whyalla shows that the weekly spend is now more likely to
approximate $550 to $580.44
An earlier survey undertaken by CMCA revealed that travellers in self-contained vehicles also
spend reasonable sums on their visits to towns, particularly those with ‘one good-sized
35

Submission No. 65 from Caravan Industry Association Western Australia Inc., 15 May 2009, p4.

36

Submission No. 56 from Shire of Capel, 4 May 2009, p2.

37

Submission No. 60 from Tourism Western Australia, 8 May 2009, Attachment 4, Closed Evidence, p7.

38

Submission No. 43 from WA Association of Caravan Clubs Inc., 30 April 2009, p16.

39

Tourism Western Australia and Tourism Research Australia, Understanding the Caravan Park Industry in
WA, Tourism Western Australia, Perth, 2007.

40

ibid., p33. This report (p2) describes the ‘typical’ characteristics of these groups as follows: Grey nomads 55 years and over, on an extended trip, often including other states; Winter drifters - 55 years and over,
intrastate travellers taking an extended holiday in Western Australia; and Freedom seekers - younger
interstate travellers or older travellers travelling for shorter periods.

41

Submission No. 27 from Campervan and Motorhome Club of Australia Ltd, 30 April 2009, p10.

42

Submission No. 60 from Tourism Western Australia, 8 May 2009, p3.

43

Mr Phillip Berry, Manager Projects and Member Benefits, Campervan and Motorhome Club of Australia
Ltd, Electronic Mail, 16 June 2009.

44

ibid.
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supermarket, a reasonable range of other shops and services, and facilities for vehicle parts and
vehicle servicing’.45 CMCA report that self-contained travellers are ‘consistent spenders, who
purchase a range of household products and services’.46 The CMCA survey results indicate that
‘when visiting towns, 97% make purchases and spend approximately $385.00 per vehicle’.47 This
$385 is spent on the following:
•

Motoring needs, including fuel

•

Food and groceries

95

•

Wining and dining

53

•

Tourist facilities

38

•

Hardware store and chemist

38

•

Other
Total

120

41
$385

The provision of rest areas and/or better facilities is also thought to bring economic benefits to a
region. For example, CMCA suggests, first, that ‘the fees collected can be put towards the
maintenance of the grounds and buildings’, and second, that ‘by providing accommodation for
these travellers, the local business community benefits from their spending which approaches
$100 per day’.48
Ms Judith Maddams, an experienced caravanner, also argues that:
overnight campers who do no harm should not be fined or asked to move on. The benefit to
the local communities can be very significant in these harsh economic times.49

According to Ms Maddams, if travellers are provided with basic facilities such as fresh water,
toilets and hot showers they are inclined to stay longer and thus benefit local businesses.50

45

Campervan and Motorhome Club of Australia Ltd, ‘Self-Contained Travellers’, nd. Available at:
http://www.cmca.net.au/pages/about/government/economic_benefits/index.php. Accessed on 15 June 2009.
The methodology and timing of this survey is not known, however it is assumed that it is a small survey of
members at a rally in the early 2000s, similar to that undertaken in April 2009.

46

Campervan and Motorhome Club of Australia Ltd, ‘Self-Contained Travellers’, nd. Available at:
http://www.cmca.net.au/pages/about/government/economic_benefits/index.php. Accessed on 15 June 2009.

47

ibid.

48

Submission No. 27 from Campervan and Motorhome Club of Australia Ltd, 30 April 2009, pp10-11.

49

Submission No. 15 from Ms Judith Maddams, 19 April 2009, p3.

50

ibid.
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However, there is also evidence to suggest that travellers may not bring as much benefit to local
economies as they believe. For example, the Committee heard evidence of a ‘get away with what
you can culture’, a ‘take mentality’ and a ‘get around Australia as cheap as possible’ attitude.51
Given the formal submission and anecdotal evidence provided to the Committee, it is clear that
caravanners and campers do collectively spend considerable amounts in the regions in which they
stay. What is less clear, however, is the amount of overall economic benefit they bring to the
towns in which they spend their money. It has not been possible for the Committee to determine
the amount of money from the spend estimates provided by WAACCI and CMCA that actually
stays in the local communities. It seems that much of the caravanning and camping dollar is spent
in petrol stations and supermarkets. According to the Shire of Manjimup, the typical travellers in
recreational vehicles will buy groceries from the supermarket and live as cheaply as possible as
they travel in order to save money for activities.52 Similarly, the Town of Port Hedland suggests
that grey nomads want everything, including water, dump sites and camping, for free and that
travellers often try to get out of paying for a site by claiming that the caravan parks in town are
full.53 While only two LGAs are cited here, during its investigative travel the Committee heard
considerable and consistent evidence that travellers go to some length to reduce their expenditure
and in doing so reduce any economic benefit they bring to a community. While caravan parks and
camping grounds and other facilities such as supermarkets and petrol stations, certainly provide
employment, the anticipated or implied flow-on effect of the caravanning and camping spend to
the local community may be overestimated in the above extrapolations. In addition to this, there
are signs that in response to the economic downturn grey nomads and other travellers are spending
less on non-essentials and, in doing so, further reduce the economic benefits they bring to local
communities.

(e)

Risk to the Family Holiday and Tourism – Pressures on Caravan Parks

Having acknowledged the social and economic benefit of caravan parks and camping grounds, it is
important to draw attention to the increasing pressures being experienced by caravan park and
camping ground owner/operators. Prior to undertaking the Inquiry, and largely from anecdotal
evidence, the Committee was aware of the apparent five main interrelated pressures to which
caravan parks and camping grounds are being subjected. While these are discussed in detail in
Chapters 6 and 8, as they played a pivotal role in the Committee’s decision to undertake this
Inquiry it is useful at this point to provide a brief outline.
Many caravan parks, particularly those in the metropolitan area or major regional towns, are
experiencing urban encroachment. While these parks may have once been situated on land that
was on the outer areas of their towns, urban development has meant many parks are now located
on prime real estate that can no longer be considered to be on the town or city fringe. This means
that park land is now high value land and in demand for redevelopment as higher value tourism,
residential housing estates or other higher value use.
51

Shire of Manjimup, Committee Briefing, 21 July 2009.

52

ibid.
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Town of Port Hedland, Committee Briefing, 22 June 2009.
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The rising price of coastal land is another major pressure on the availability of land for caravan
parks and camping grounds. Not surprisingly, these facilities are found at attractive holiday
locations along the coast. Increases in the value of this land have also led to a decrease in the
number of parks available. If a coastal park is redeveloped to take advantage of the higher land
values it is difficult, if not impossible, for replacement land to be found in the same high land
value area.
Caravan parks are facing increasing costs, and there appears to be a change in the type of
accommodation being demanded by tourists.
Given these conditions, many caravan parks and camping grounds are redeveloping their sites to
provide a wider variety of higher-yield accommodation options. These can range from cabins and
chalets to resort style units. Of course, the more higher-yield sites provided, the fewer sites there
are for traditional caravanning and camping.
Caravan parks have also increasingly become a place in which people take up long-stay residence.
Increasingly, traditional caravan parks have converted to long-stay affordable accommodation or
lifestyle villages. Caravan parks have played a significant role in the provision of affordable and
crisis accommodation. With private house prices and rental accommodation becoming more
expensive since around 2003, more pressure has been placed on caravan parks to provide low-cost
housing to people on low incomes. While people may intend to live in a caravan park for a short
time, the lack of public housing and other affordable housing stock means that they become longstay residents. As noted above, caravan park living is also a reasonably popular option for older
people, with many enjoying the lifestyle, sense of community and feeling of security that this
brings.
In several regions in the state caravan parks face an additional pressure, namely the use of parks to
provide worker accommodation. Large construction and mining projects in areas surrounding Port
Hedland, Leinster, Karratha and Boddington, for example, mean large increases in the number of
workers seeking accommodation in these areas. This creates a shortage of urban housing in the
private buy or rental markets, which, in turn, leads to people taking up residence in caravan parks
and reducing the number of places available for travellers and holidaymakers. In some areas this
pressure is short-term, while in others it is long-term, if not permanent.
Clearly the supply of caravan parks is affected by a number of pressures, but the use of caravan
parks for affordable housing and worker accommodation are critical pressures. Currently the
situation exists where caravan parks are operating as overflow areas. In the north of the state, this
is predominantly due to a lack of available and affordable housing for workers, while in the south
it is a lack of residential housing generally. In effect, caravan parks represent a safety valve for the
lack of alternative and available housing. The development of such ‘safety valve’ situations is
generally an indication of market failure in other industries, in this case, housing. While the
Committee acknowledges that issues such as housing availability are important, they are not the
subject of this report.
As will be demonstrated throughout this report, some areas of the state are affected by these
pressures more than others. The types of issues faced by the owner/operators, the users of these
- 12 -
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sites and those whose responsibility it is to regulate caravan parks and camping grounds also vary
across the regions. Chapter 10 provides a snapshot of selected regions, including an overview of
issues faced in each.

(f)

Risk Recognised and Concern Expressed

The pressures being faced by caravan parks and camping grounds will necessarily impact upon
availability of sites for visitors and, thus, the family holiday. This is of great concern to agencies
such as Tourism WA and DSR, as demonstrated by the following:
The continued redevelopment of caravan parks in prime locations is likely to result in this
holiday tradition becoming a thing of the past.54
It is important that access to these low key affordable camping grounds and natural sites is
protected as an important asset that contributes to the Western Australian outdoor
lifestyle.55

It is also of concern to industry bodies and caravan park owners. For example, CIAWA is worried
that people may no longer have access to the affordable holiday experience traditionally available
in caravan parks and camping grounds;56 and caravan park owner, Mr David Holland, has stated
that ‘one of the real concerns that we need to face as a society is that the coastal holidays are
becoming something that are only affordable for people with money’.57
Concern about the preservation of the affordable holiday is not new. For example, in 1998 the
Member for Bassendean, Mr Clive Brown, MLA, presenting a petition to the Legislative
Assembly in relation to the preservation of caravan parks, stated that he saw it as a ‘quality of life
issue’, one that he raised because:
many families on middle and lower incomes are significantly affected by the provisions for
caravan parks. I [Clive Brown] do not want Western Australia to reach the stage at which
ordinary families on middle and lower incomes cannot enjoy low cost holidays in prime
locations in this State. That would be a backward step.58

Mr Brown also stated that the caravan industry was also concerned about:
the possibility of ordinary Western Australian families being denied access to lower cost
holidays if this trend [to develop major resorts on caravan park sites] continues. It is of
54

Submission No. 60 from Tourism Western Australia, 8 May 2009, p7.

55

Submission No. 74 from Department of Sport and Recreation, 21 May 2009, p3.

56

Ms Pat Strahan, Caravan Industry Association, Are Cheap Coastal Holidays a Thing of the Past?, Stateline
Western Australia, ABC Online, 16 February 2007.

57

Mr David Holland, Are Cheap Coastal Holidays a Thing of the Past? Stateline Western Australia, ABC
Online, 16 February 2007.

58

Mr Clive Brown, MLA, Western Australia, Legislative Assembly, Parliamentary Debates (Hansard), 20
May 1998, p2938.
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concern not only to the industry, but also to the many hundreds of people who have owned
on-site vans for many years and who rent them out. People have grown-up, as they might
like to put it, in caravan park communities, which tend to provide great opportunities for
families and others to have low cost holidays.59

At that time, and as the following quotations show, the government did not see the preservation of
existing caravan parks as a significant issue.
The then Minister for Local Government, the Hon. Paul Omodei, MLA stated that ‘it has not been
demonstrated that a critical situation has yet been reached’.60 At that time the Minister was ‘not of
the view that the number of caravan parks going out to the private sector and other tenure
represents a crisis’.61 This position was also adopted by the then Member for Vasse, Mr Bernie
Masters, MLA who believed that:
overall low cost caravanning and camping holidays are not at any serious risk in Western
Australia. Certainly, there will be some changes to the caravan parks and camping
grounds that exist in the State, especially in the south west, but the low cost lifestyle which
is so correctly and strongly supported by the member for Bassendean is not under threat.62

More recently, though, the closure and/or redevelopment of caravan parks and camping grounds in
Western Australia, particularly when combined with an increase in demand for caravan and camp
sites, has made the issue more pressing. In 2007, the then Minister for Tourism, Hon. Sheila
McHale, MLA stated that the government needed to ‘be doing more and looking at how we can
sustain caravan parks into the future’.63 Furthermore, a 2008 study commissioned by Tourism WA
states that in excess of 20 caravan parks have closed, approximately ‘ten parks [are] on the market
or rumoured to be closing’, and ‘only a handful’ of new parks have been created.64 This study also
drew attention to the reduction in the number of caravan and camp sites within remaining parks,
the increase in the number of chalets and cabins in parks, and the increase in the demand for
caravan and camping sites.65
The Committee understands that in some areas of the state the situation is now critical and that
caravan parks and camping grounds as they are traditionally perceived and designed are now
under considerable threat. The following provide just three examples of Western Australian parks
59

ibid., p2937.

60

Hon. Paul Omodei, MLA, Minister for Local Government, Western Australia, Legislative Assembly,
Parliamentary Debates (Hansard), 20 May 1998, p2938. See also 18 November 1998, p3722.

61

Hon. Paul Omodei, MLA, Minister for Local Government, Western Australia, Legislative Assembly,
Parliamentary Debates (Hansard), 20 May 1998, p2939.

62

Mr Bernie Masters, MLA, Western Australia, Legislative Assembly, Parliamentary Debates (Hansard), 20
May 1998, p2940.

63

Hon. Sheila McHale, MLA, Minister for Tourism, Are Cheap Coastal Holidays a Thing of the Past?,
Stateline Western Australia, ABC Online, 16 February 2007.

64

Submission No. 60 from Tourism Western Australia, 8 May 2009, Attachment 4, Closed Evidence, p9.

65

ibid.
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currently under different types of pressures leading to different outcomes. First, on 6 October
2008, the 81 residents of the Kingsway Tourist and Caravan Park in Madeley were given notice to
vacate the park and have found it difficult to find alternative accommodation.66 As this park is
being redeveloped for residential housing it will cease to operate as a caravan park. Second, the
Turner Caravan Park is located on Shire-held reserves in Augusta and has been providing
affordable holiday accommodation for families for more than 40 years. Recently, the Shire of
Augusta-Margaret River determined that Turner Caravan Park is ‘an aging and underperforming
strategic asset’ and has advertised a redevelopment proposal for public comment.67 This park will
be redeveloped to provide a mix of tourism accommodation, including caravan bays. Third, the
Bayview Coral Bay is a caravan park and holiday village in Coral Bay. Due to a critical shortage
of accommodation for those who work in the Coral Bay region, a large section of this park has
been set aside for long-stay worker accommodation. While this may not be in the main caravan
park area, the existence of this worker accommodation also stops the redevelopment of this section
of the park into additional tourist accommodation. The use of caravan parks for worker
accommodation is a significant issue in other areas of the state such as the Pilbara.
In response to its interest in, and understanding of, the above issues, the Committee determined to
undertake this Inquiry into the provision, use and regulation of caravan parks and camping
grounds in Western Australia. The Committee’s initial concern was that Western Australian
families should continue to have access to affordable holiday accommodation and continue to take
the traditional Australian caravanning and camping holidays. However, it soon became clear that it
was first necessary to determine whether or not the demand for this type of holiday was still
growing and, if so, if such demand was likely to continue or to change in some way. Therefore,
the Inquiry has investigated changes in demand for caravan parks and camping grounds, their
facilities, issues affecting the supply of caravan parks and camping grounds, and the regulatory
regime to which these parks and grounds are subject. As the following report demonstrates, the
provision, use and regulation of caravan parks and camping grounds encompasses a number of
particularly complex and interrelated issues.

1.4

Statistical Data

Much of the statistical data used in this chapter and throughout this report is sourced from
Tourism WA and Tourism Australia. Tourism WA data is based upon National Visitor Surveys
(NVS) and International Visitor Surveys (IVS) conducted by TRA, which are ‘samples of visitors
coming to or travelling within Western Australia’.68 It warns that ‘as with all surveys, the
estimates are subject to sampling variability. This means the survey results may vary from the

66

Mr Paul Miles, MLA, Western Australia, Legislative Assembly, Parliamentary Debates (Hansard),
4 December 2008, p941.

67

Submission No. 76 from Shire of Augusta-Margaret River, 21 May 2009, p1.

68

Tourism Western Australia, Western Australia Overnight Visitor Fact Sheet Years Ending December
2006/07/08, p2. Available at: http://www.tourism.wa.gov.au/Research_and_ Statistics/Documents/Western
%20Australia%20Overnight%20Visitor%20Fact%20Sheet%20-%20Year%20Ending%20Dece\mber%20200
8.pdf. Accessed on 6 July 2009.
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results that would have been produced if all visitors had been interviewed in a census’.69 It further
advises that visitation statistics should be ‘used in conjunction with other information sources’.70
The main sources used for comparison in this report include statistics from ABS, and anecdotal
evidence and feedback from caravan park operators, LGAs, industry bodies, government agencies
and users of caravan and camping accommodation.
Sample size is also important to keep in mind when using Tourism WA statistics. As Tourism WA
cautions:
a basic assumption is that the bigger the sample (ie. the more visitors that are interviewed)
the more reliable the result. Conversely, results based on small sample sizes are less
reliable. This means that smaller estimates, especially at regional levels, are less reliable
than the larger estimates at State level. Combining the estimates for a number of years and
working with average figures is often a better way of understanding visitation to a region.
One should be careful of making direct year on year comparisons based on estimates from
small survey samples.71

Attention to this caution will be employed throughout this report when analysing demand statistics
sourced from Tourism WA and Tourism Australia.
Furthermore, TRA advises that interpreting caravanning and camping data in Western Australia
should be done carefully, keeping in mind that this sample will be relatively quite small. This is
due to the way in which the surveys are conducted. For example, the NVS, which is the survey
providing most of the caravanning and camping data, is compiled from 120,000 telephone calls
made over the course of the survey year.72 Any telephone respondent who has not been on an
overnight trip in the past four weeks is immediately eliminated from the survey. It is evident that
once those who have not undertaken this kind of trip are eliminated, the sample is further reduced.
Furthermore, the caravanning and camping responses within Western Australia will necessarily
constitute an even smaller sample size.73
Caution must also be used when using ABS data and comparing this data with other sources. ABS
data used in this report is taken from Tourist Accommodation, Small Area Data. From the March
Quarter of 2005, this data includes information and surveys from ‘caravan parks with 40 or more
powered sites’ only.74 As at the March Quarter of 2009, ABS lists 198 caravan park
69

ibid.

70

ibid.

71

ibid.

72

The NVS is most relevant as caravanning and camping accommodation is used predominantly by domestic
visitors.

73

Mr Justin Marshall, Manager Surveys, Tourism Research Australia, Tourism Australia, Telephone
Conversation, 6 August 2009.

74

Australian Bureau of Statistics, ‘8635.5.55.001 - Tourist Accommodation, Small Area Data, Western
Australia, Dec 2008: Explanatory Notes’, December 2008. Available at: http://www.abs.gov.au/aus
stats/abs@.nsf/exnote/8635.5.55.001. Accessed on 8 July 2009.
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establishments in Western Australia. AHURI’s report into caravan parks Australia wide notes that
the 40 site restriction on ABS data collection ‘suggests that the ABS STA [Survey of Tourist
Accommodation] is not collecting data from a significant portion of the [caravan park] sector’.75
This statement is supported by the Committee, which found, through desk based research, an
additional 197 caravan park facilities throughout the state, making the Committee’s estimate of the
total caravan parks in Western Australia to be around 400 in number. This will be discussed
further in Chapter 5.
Furthermore, ABS analysis recognises that ‘caravan parks provide either short-term or long-term
accommodation’.76 However, unlike the Residential Parks (Long-stay Tenants) Act 2006 (WA)
(RPLT Act), which defines long-stay users of caravan parks as residing for three months or
longer, ABS data cubes are constructed on the basis that ‘if a caravan park has the majority of sites
occupied by paying guests who have stayed continuously for two months or more during the
survey period, the caravan park is classified as long-term’.77 Similarly, sites occupied by longterm guests are those ‘guests who have stayed continuously for two months or more’.78
Given the above qualifications, it is difficult to make comparisons based on these different data
sets and, therefore, to draw firm conclusions. The Committee is concerned that so much of the
evidence presented to this Inquiry relies on reports that draw from this data without fully
appreciating the methodological limitations in the generation of that data.

75

Wensing, Ed, Wood, Martin and Darren Holloway, On the Margins? Housing Risk among Caravan Park
Residents, Australian Housing and Urban Research Institute, UNSW-UWS Research Centre, 2003, p12.

76

Australian Bureau of Statistics, ‘8635.5.55.001 - Tourist Accommodation, Small Area Data, Western
Australia, Dec 2008: Explanatory Notes’, December 2008. Available at: http://www.abs.gov.au/aus
stats/abs@.nsf/exnote/8635.5.55.001. Accessed on 8 July 2009.

77

ibid.

78

Australian Bureau of Statistics, ‘8635.5.55.001 - Tourist Accommodation, Small Area Data, Western
Australia, Dec 2008: Glossary’, December 2008. Available at: http://www.abs.gov.au/ausstats/abs
@.nsf/exnote/8635.5.55.001. Accessed on 8 July 2009.
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STRUCTURE AND REGULATION OF THE
INDUSTRY - AN OVERVIEW

Caravan park and camping grounds are characterised by a variety of ownership types and
operation/management arrangements, types of accommodation provided, accommodation
mixes, tenure arrangements and demand levels. There is also a suite of legislation which
impacts upon the industry, on its providers, consumers and those charged with its regulation
and control. These characteristics and legislative requirements combine to make the
development, operation and patronage of caravan park and camping grounds a particularly
complex operation, one that necessarily involves a number of local and state government
bodies.
This chapter outlines the structure of the caravan park and camping ground industry. It also
sets out the legislative framework within which the industry operates, outlining the two major
areas regulated in relation to caravan parks and camping grounds, namely the regulation of
their operation (a local government responsibility) and the regulation of the respective rights
and responsibilities of long-stay tenants and park operators (a state government
responsibility). This chapter is largely descriptive, with analysis of the issues arising from the
industry’s structure and regulation contained in the appropriate report chapters.

2.1

Structure of the Caravan Park (and Camping Ground) Industry
in Western Australia

There are a number of major interested parties in the caravan park and camping ground
industry in Western Australia, including:
•

owner/operators

•

industry associations

•

manufacturers and retailers of equipment

•

the caravanning and camping public

•

organisations representing the interests of caravanners and campers

•

local government authorities

•

state government agencies

While not denying the value and importance of the manufacture, supply and sale of
caravanning and camping equipment, this Inquiry is primarily concerned with the demand for,
and supply of, caravan parks and camping grounds. Therefore, discussion of the structure of
the industry will be restricted to the owner/operators, users and regulators of these facilities.
A general overview of the caravan park and camping ground industry is provided in Diagram
2.1
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(a)

Caravan Parks and Camping Grounds Characteristics

In discussing caravan parks and camping grounds, the Committee generally follows the definitions
as provided in the Caravan Parks and Camping Grounds Act 1995 (WA) (CPCG Act) (see
glossary of terms). According to these definitions, while a caravan park can contain both caravan
and camping sites, a camping ground is only available for camping, that is, caravans should not
stay at areas designated as camping grounds.79 That said, given the number of caravans and other
self-contained types of recreational vehicles that use camping grounds, the Committee is not sure
how useful a distinction the Act now provides.
Evidence presented to the Committee along with observations made during its investigative travel,
has revealed that caravan parks vary in type, location, management etc. Some of the more obvious
and distinctive variable features include:
•

The variety of tenure arrangements, such as long-stay, short-stay, or mixed (or tourist
versus long-stay accommodation).

•

The nature of arrangements for long-stay tenants, being either fixed-term or periodic
tenancy agreements regulated under the Residential Parks (Long-stay Tenants) Act 2006
(WA) (RPLT Act).

•

The geographical location of the park. In planning terms, most caravan parks ‘are regarded
as temporary or marginal land uses’.80 Historically, few had good access to services and
facilities, but rather were located to take advantage of beautiful natural surroundings,
marginal land and tourist locations. However, as discussed elsewhere in this report, some
are now situated on very valuable land which is being encroached by urban development.81

•

The continuum from very high standard (luxury) to very low standard (derelict).

•

The continuum from well managed to poorly managed.

•

A large degree of variation in perception by residents in relation to what living in a caravan
park may signify.82

While there is certainly wild, free or informal camping in Western Australia, there is also camping
in designated camping grounds as defined in the CPCG Act. These camping grounds also vary in
79

Section 5(1) Caravan Parks and Camping Grounds Act 1995 (WA).

80

Wensing, Ed, Holloway, Darren and Wood, Martin, Australian Housing and Urban Research Institute, On the
Margins? Housing Risk among Caravan Park Residents, AHURI, UNSW-UWS Research Centre, August
2003, pp5-7.

81

See Chapter 6, in particular Section 6.1.

82

AHURI notes similar characteristics for caravan parks Australia-wide. See: Wensing, Ed, Holloway, Darren
and Wood, Martin, Australian Housing and Urban Research Institute, On the Margins? Housing Risk among
Caravan Park Residents, AHURI, UNSW-UWS Research Centre, August 2003, pp5-7.
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type, location and management, although not to the degree evident in caravan parks. Some are
more developed and contain basic facilities such as showers, toilets, gas barbeques and picnic
tables, while others simply provide a cleared area.
Many of these variable features of caravan parks and camping grounds are discussed throughout
this report.
Caravan and camping accommodation is provided at commercial sites, such as caravan parks and
camping grounds. It is also provided at non-commercial sites, such as roadside rest areas, private
property, Crown land and national parks.83
Another type of park, the residential park, is becoming a popular choice for those who prefer the
park lifestyle and wish to stay in one park location for an extended period of time, sometimes for
life, or for those who are unable to afford other rental accommodation. Residential parks provide
land (termed ‘sites’) ‘upon which relocatable homes, such as caravans or park homes can be
placed’.84
Many caravan parks are mixed parks which provide both temporary and long-stay
accommodation. They generally have a dedicated residential area (long-stay) and a tourism area
(short-stay).85 Tenants, defined as those who are not occupying the park for holiday purposes,
‘should be situated on ‘long-stay’ (as opposed to ‘short-stay’) sites. Long-stay sites can be
occupied for more than three months’.86
Some parks contain long-stay sites only and because ‘they are marketed to people who have a
particular interest or quality in common’87 are often referred to as ‘lifestyle villages’ or ‘residential
parks’. Some of these residential parks may come under the definition of a retirement village, and
these are regulated by the Retirement Villages Act 1992 (WA) (RV Act).88 This report discusses
issues relating to residential parks that are not designated as retirement villages. Parks regulated
by the RV Act are not included in the scope of this Inquiry.

83

Tourism Research Australia, Snapshot: Caravan or Camping in Australia, 2007, p1. Available at:
http://www.tra.australia.com/content/documents/Snapshots/2008/Caravan_07_FINAL.pdf. Accessed on 16
February 2009.

84

Department of Commerce, Information Booklet – Park Living, June 2008, p2. Available at:
http://www.commerce.wa.gov.au/ConsumerProtection/PDF/Publications/Residential_Parks_information_boo
klet.pdf. Accessed on 10 February 2009.

85

Caravan Industry Association Western Australia Inc., ‘Residential Parks’, 2007. Available at:
http://www.caravanwa.com.au/content/camping-guide/resParks.php. Accessed on 10 February 2009.

86

Department of Commerce, Information Booklet – Park Living, June 2008, p2. Available at:
http://www.commerce.wa.gov.au/ConsumerProtection/PDF/Publications/Residential_Parks_information_boo
klet.pdf. Accessed on 10 February 2009.

87

ibid.

88

ibid.
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(b)

Ownership, Operation and Location

Based upon quantitative research conducted by Tourism Western Australia (Tourism WA) into the
caravan park industry in Western Australia, and as Table 2.1 shows, it appears that most parks are
privately operated (approx 84%), with around 12% owned by local governments and a further 2%
owned by investment funds.89
However, as noted elsewhere in this report, this information should be used with caution. The
ownership data was generated through telephone interviews conducted in 2006 with only 100 park
owner/operators and may not reflect the ownership of parks throughout the state.
Table 2.1:

Ownership of Caravan Parks in Western Australia90
Region
Total

Perth

South West

Golden
Outback

Coral Coast

North West

Ownership

(n=100)

(n=20)

(n=25)

(n=21)

(n=18)

(n=16)

Private Operator

84

15

22

16

17

14

Investment Fund

2

1

–

–

–

1

Local Council

12

3

3

4

1

1

Other

2

2*

–

–

–

–

*

n=21 due to rounding

Traditionally, caravan parks generally have been operated as family businesses or perhaps
provided by local governments as a community service. In addition to local government
ownership and/or operation, the state government, via the Department of Environment and
Conservation (DEC), also leases caravan parks sites to private operators. Currently, under the
Conservation and Land Management Act 1984 (WA), DEC leases 7 caravan parks to the private
sector.91 As the department explained, it has:
a number of caravan parks scattered around the state, ranging from Karijini down to
Walpole and Nornalup, including caravan parks on various tenures of land that we are
responsible for managing. Our operation of caravan parks is generally undertaken by way
of some sort of commercial concession to the private sector by way of a lease. Those
89

Tourism Western Australia and Tourism Research Australia, Understanding the Caravan Park Industry in
WA, Tourism Western Australia, Perth, 2007, p66.

90

Based on Tourism Western Australia and Tourism Research Australia, Understanding the Caravan Park
Industry in WA, Tourism Western Australia, Perth, 2007, p66.

91

Submission No. 69 from Department of Environment and Conservation, 19 May 2009, p1.
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operators would then run a caravan parks (sic) on a commercial basis and pay us [DEC]
an agreed lease fee as compensation for the use of the estate that we have got.92

While there are still privately owned and operated parks, as well as local council involvement in
the industry, there is evidence to suggest an increasing interest being shown by the corporate
sector. According to the owner/operators of Albany Holiday Park:
in the relatively short time we have owned our park, we’ve seen the industry change
considerably. The year we bought our park could be called the last year caravan parks
ceased to be ‘mom and pop’ operations. …. The industry has seen consolidation through
single owners buying multiple caravan parks in order to get economies of scale.93

This view is also presented by Pink Lake Tourist Park:
There is a mix of freehold and leasehold parks with freehold parks being predominantly
privately owned, however over the last few years corporates have entered the market and
they run parks under management.94

As noted in Chapter 1, Section 1.4, the Committee estimates that there are approximately 400
caravan parks located throughout Western Australia.

2.2

Regulation of Caravan Parks and Camping Grounds in Western
Australia

The development and regulation of caravan parks and camping grounds in Western Australia is
subject to a legislative framework that includes dedicated caravan parks and camping ground
legislation as well as provisions in the state’s planning and development legislation. This section
of the report provides information and discussion on the state’s dedicated caravan park and
camping ground legislative framework. Discussion of Western Australia’s planning and
development framework as it impacts upon caravan parks and camping grounds is contained in
Chapter 7.

(a)

Background

Caravan parks were traditionally developed as short-stay holiday accommodation in locations
conducive to tourism. They were not subject to any caravan park-specific legislation, with
regulation generally being by way of local government by-laws and provisions of the Health Act

92

Mr Peter Sharp, Director, Parks and Visitor Services, Department of Environment and Conservation,
Transcript of Evidence, 24 July 2009, p2.

93

Submission No. 29 from Albany Holiday Park, 28 April 2009, p1.

94

Submission No. 13 from Pink Lake Tourist Park, 16 April 2009, p1.
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1911 (WA). The Department of Health enacted regulations providing minimum requirements for
health matters.95
Since the late 1970s, though, caravan parks have been increasingly utilised as a form of permanent
residence.96 In Australia, the push toward the development of ‘residential trailer parks’ as a form
of affordable housing similar to that in the United States was originally rejected. However, the
expediency of caravans and other mobile homes in caravan parks as a form of affordable,
permanent housing meant that residential parks developed irrespective of official policy. Thus,
this development was not a ‘thoroughly researched and thought-out policy direction’, but rather an
ad hoc consequence.97
By the mid-1980s there was some official recognition that people were living in these parks on a
permanent basis, largely as a solution to housing affordability. This was despite the fact that prior
to 1986 it was illegal to do this anywhere in Australia.98 In Western Australia, even as late as
1993, under by-laws adopted by most local governments a person could not live in a park for more
than six months in any one year without the approval of that local government.99
From around 1987 onwards in Western Australia, various working groups and advisory
committees formulated policies for caravan and camping legislation.100 A Caravan Parks and
Camping Grounds Bill was introduced into the Legislative Assembly in 1995. The (then) Minister
for Local Government stated that the Bill was the result of 16 years of lobbying by the caravan
industry for revised uniform caravan and camping legislation.101 The CPCG Act eventually passed
through Parliament, receiving the Royal Assent on the 29 September 1995. Both the Act and
associated Regulations (CPCG Regulations) took effect from 1 July 1997.

95

Wensing, Ed, Holloway, Darren and Wood, Martin, Australian Housing and Urban Research Institute, On the
Margins? Housing Risk among Caravan Park Residents, AHURI, UNSW-UWS Research Centre, August
2003, p83.

96

Australian Housing and Urban Research Institute, ‘AHURI Research & Policy Bulletin: Housing Risk among
Caravan Park Residents’, March 2004. Available at: http://www.ahuri.edu.au/publications/ projects/p70109.
Accessed on 10 February 2009.

97

Wensing, Ed, Holloway, Darren and Wood, Martin, Australian Housing and Urban Research Institute, On the
Margins? Housing Risk among Caravan Park Residents, AHURI, UNSW-UWS Research Centre, August
2003, p1.

98

Australian Housing and Urban Research Institute, ‘AHURI Research & Policy Bulletin: Housing Risk among
Caravan Park Residents’, March 2004. Available at: http://www.ahuri.edu.au/publications/ projects/p70109.
Accessed on 10 February 2009.

99

Wensing, Ed, Holloway, Darren and Wood, Martin, Australian Housing and Urban Research Institute, On the
Margins? Housing Risk among Caravan Park Residents, AHURI, UNSW-UWS Research Centre, August
2003, p83.

100

Department of Local Government and Regional Development, Review of the Caravan Parks and Camping
Grounds Act 1995: Discussion Paper, September 2005, p4. Available at: http://www.dlgrd.wa.gov.au/
Publications/Docs/CaravanParksCampingGroundsActPaper.pdf. Accessed on 12 February 2009.

101

ibid.
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The passage of this legislation demonstrated an intent not only to provide for the dual use of
caravan parks (short- and long-stay sites), but also to ensure that there was some protection
offered to long-term residents. The intent of the CPCG Regulations was summarised by the
Minister for Local Government as being:
to provide statewide uniform legislation to regulate the development and day to day
operations of caravan parks. The intent of the regulations is to enable caravan parks to
change from their traditional use for holiday purposes to one of multiple uses and, in
particular, to permit permanent residency. Tied to this intent will be the application of the
Residential Tenancies Act to a person who occupies a site for non-holiday purposes. In this
regard, a new type of unit called a ‘park home’ has been recognised and permitted to be
used in a caravan park.
A prime objective of the Government and the caravan industry, through the Caravan
Industry Association, is to improve dramatically the image of living in a caravan park to a
level which is exciting and desirable for users and acceptable by the community as another
form of accommodation.102

In Western Australia, as elsewhere in Australia, caravan parks have become home to:
a diverse range of people and households, and the caravan parks they live in vary greatly
from manufactured home estates with high quality amenities and services to caravan parks
with the most basic of facilities providing crisis accommodation for people who are
homeless and/or on waiting lists for public or community housing.103

While, as noted, the intent of the legislation, in part, was to afford protection to long-term
residents of caravan parks, tenancy was at that time largely regulated by the Residential Tenancy
Act 1987 (WA) (RT Act), an Act designed ‘to regulate the relationship of owners and tenants
under residential tenancy agreements’.104 To this end, the RT Act ‘specifies the rights and
responsibilities of tenants and owners and details processes for settling disputes around tenancies.
It also contains regulations about terminating tenancy agreements and provisions about who is
responsible for the administration of the Act’.105
Under s 90 of the RT Act, there is a statutory obligation for the operations of this Act to be
reviewed every five years. The 2002 review contained ‘more than 180 recommendations on the

102

Hon. Paul Omodei, MLA, Minister for Local Government, Western Australia, Legislative Assembly,
Parliamentary Debates (Hansard), 19 June 1997, p4386.

103

Wensing, Ed, Holloway, Darren and Wood, Martin, Australian Housing and Urban Research Institute, On the
Margins? Housing Risk among Caravan Park Residents, AHURI, UNSW-UWS Research Centre, August
2003, p1.

104

Long Title, Residential Tenancy Act 1987 (WA).

105

Eringa, Karel, ‘Editorial: Review of the Residential Tenancies Act’, ShelterWA Newsletter, April 2002, p1.
Available at: http://www.shelterwa.org.au/publications/regularpubs/newsletters/apr2002nl.pdf. Accessed on
6 July 2009.
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operation and relevance of residential tenancy laws’.106 The then Minister for Consumer and
Employment Protection, the Hon. John Kobelke, MLA noted that the review addressed issues
relating to caravan park tenancies and the protection of people living in caravan parks and park
homes.107 According to the then Minister:
the report on the review included more than 25 recommendations for changes in this area.
The findings clearly established that community living in caravan parks needs to be treated
differently from the traditional tenant-landlord relationship.108

Subsequent to this review, the Residential Parks (Long-stay Tenants) Bill 2004 was introduced.
This Bill recognised that the tenancy circumstances of residents of caravan parks are:
distinctly different from traditional residential tenancy arrangements, including the
existence of rules on many residential parks, the provision of services for which fees may
be charged and the fact that in many cases, the dwelling is owned by the resident and only
the site is leased.109

The purpose of this Bill was to regulate the relationship between the owner and a tenant of a
residential park, where:
•

‘a tenant owns a dwelling and leases a site in a park; or

•

a tenant leases both a site and a dwelling in a park’.110

This Bill lapsed with the calling of the 2005 state election. In October 2005 a new Bill was
introduced, the Residential Parks (Long-stay Tenants) Bill 2005, which, according to the then
Minister for Consumer and Employment Protection, reflected further submissions from, and
consultations with, the public and other stakeholders.111 The Bill recognised first, that some parks
provided long-term residential accommodation and second, that there was ‘a need for discrete
legislation to regulate rental agreements in caravan parks’.112 This Bill aimed to regulate
residential park owner/tenant relationships via ‘site-only’ agreements (where a tenant owns their

106

Hon. John Kobelke, MLA, Minister for Consumer and Employment Protection, Western Australia,
Legislative Assembly, Parliamentary Debates (Hansard), 12 September 2002, p881. The review was
conducted by independent consultants, Stamfords Advisors and Consultants Pty Ltd.

107

Hon. John Kobelke, MLA, Minister for Consumer and Employment Protection, Western Australia,
Legislative Assembly, Parliamentary Debates (Hansard), 12 September 2002, p881.

108

Hon. John Kobelke, MLA, Minister for Consumer and Employment Protection, Western Australia,
Legislative Assembly, Parliamentary Debates (Hansard), 20 October 2005, p6735.
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Explanatory Memorandum, Residential Parks (Long-stay Tenants) Bill 2004, p1.

110

ibid., p1.
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Hon. John Kobelke, MLA, Minister for Consumer and Employment Protection, Western Australia,
Legislative Assembly, Parliamentary Debates (Hansard), 20 October 2005, p6735.
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ibid.
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dwelling and leases a site), and ‘on-site home’ agreements (where a tenant leases both dwelling
and site). According to the Explanatory Memorandum for the 2005 Bill, it sought to:
•

balance the needs of residential park residents for greater security of tenure while
supporting the maintenance of existing, and the development of new, residential parks;

•

mirror appropriate provisions of the Residential Tenancies Act 1987, but recognise
that this form of accommodation is different from the traditional tenancy relationship
and provide for those differences;

•

include requirements for pre-contractual disclosure, to provide greater contractual
certainty;

•

require the establishment of a Park Liaison Committee (obligatory where there are 20
or more sites used for long-stay residential purposes) to enable the park’s residents to
assist the park operator in the development and changes to park rules and policies;
and

•

give the parties access to a simple and cost effective dispute resolution process,
outside the court system, through the State Administrative Tribunal.

The Hon. Kate Doust, MLC described the objectives of the Bill as follows:
The bill has been designed to protect all those living long term in residential parks by
giving them certainty about key aspects of their tenancy. The bill provides protection in
relation to pre-contract disclosure of terms and conditions about tenure, rent, utility costs,
park rules, sale of dwellings and dispute resolution. The provisions in the bill apply to all
types of residential park living agreements. If a resident is a tenant living in a dwelling
rented from the park owner, provisions will apply to the on-site home agreement that are
similar to the existing residential tenancy laws.113

The Bill was assented to on 4 July 2006 and, upon Royal Assent, the Residential Parks (Longstay) Tenants Act 2006 (WA) came into force.114
As demonstrated by the submissions to this Inquiry, the regulation of caravan parks and camping
grounds in Western Australian is both a complex and controversial issue. The Committee is not in
a position to provide a comprehensive review of the entire contents of each of the main statutes
relating to the regulation of caravan parks and camping grounds in Western Australia. Instead,
only those areas that the evidence to this Inquiry suggests are most controversial or misunderstood
will be addressed further throughout the report, and in Chapter 9 in particular. What follows is a
brief outline of the development of the legislative framework that applies to caravan parks and
camping grounds.
113

Hon. Kate Doust, MLC, Parliamentary Secretary, Western Australia, Legislative Council, Parliamentary
Debates (Hansard), 4 April 2006, p1020.

114

Sections 1 and 2 were assented on 4 Jul 2006; Sections other than ss 1 and 2 were assented on 3 Aug 2007
(see s 2 and Gazette 1 Aug 2007, p3835).
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(b)

Regulation of Caravan Parks and Camping Grounds

As noted above, prior to 1995 the caravan park industry was regulated under the Health Act 1911
(WA). Since 29 September 1995 regulation has been under the:
•

Caravan Parks and Camping Grounds Act 1995 (WA) (CPCG Act)115

•

Caravan Parks and Camping Grounds Regulations 1997 (WA) (CPCG Regulations)116

This legislation is administered by the Minister for Local Government and the Department of
Local Government (DLG). The CPCG Act is:
an Act to provide for the regulation of caravanning and camping, to control and license
caravan parks and camping grounds, to provide for standards in respect of caravans, to
amend certain Acts and for related purposes.117

The objects of the Act are:
(a) to provide for the licensing of caravan parks and camping grounds;
(b) to regulate caravanning and camping;
(c) to improve and promote caravanning and camping;
(d) to ensure that the design and layout of land used for caravan parks and camping
grounds and the provision and availability of amenities and services meet desirable
standards; and
(e) to ensure that the standards of caravans and annexes in caravan parks are adequate to
protect the health and safety of the occupiers.118

The CPCG Act prescribes:
•

the licensing of caravan parks and camping grounds (ss 6-12)

•

the duties of licence holders (s 13)

•

the keeping of a register of licences (s14)

•

local government operated facilities (ss 15-16)

115

Act other than s 34(1) and (2) and Sch 2 it. 3: 1 Jul 1997 (see s 2 and Gazette 20 June 1997 p2805); balance:
to be proclaimed.

116

Gazetted on 20 June 1997, pp2871-946.

117

Long Title, Caravan Parks and Camping Grounds Act 1995 (WA).

118

Section 4 Caravan Parks and Camping Grounds Act 1995 (WA).
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•

the powers of entry, inspection and enforcement (ss 17-24)

•

the establishment and operation of the Caravan Parks and Camping Grounds Advisory
Committee (s 25 and Schedule 1)

•

other miscellaneous provisions (ss 26-34)

The day to day operations of caravan parks and camping grounds are prescribed in detail in the
CPCG Regulations.
(i)

Local Government By-laws

In addition to, and subject to, regulation under the CPCG Act and CPCG Regulations, individual
by-laws are adopted by local governments for the regulation of caravan parks and camping
grounds. In addition to its prescribed role in the regulation and licensing of caravan parks, DLG
also is responsible for the preparation of model by-laws for caravan parks.119 It is important to
note that the many of the powers granted in the CPCG Act in terms of the regulation of caravan
and camping grounds are granted to the Council, and not to the Chief Executive Officer or officers
of a local government. The Act does not enable a local government to delegate these powers to
officers.120 This is discussed further in Chapter 9.

(c)

Regulation of Long-Term Tenancies

Tenancy issues are regulated by the Department of Commerce (DoC) (formerly the Department of
Consumer and Employment Protection) (DOCEP) and the Minister for Commerce. Currently the
rights and responsibilities of relevant park operators and long-stay tenants are outlined in the
following legislation:
•

Residential Parks (Long-stay Tenants) Act 2006 (WA) (RPLT Act)

•

Residential Parks (Long-stay Tenants) Regulations 2007 (WA) (RPLT Regulations)

Prior to the introduction of this legislation in 2006, the tenancy of long-term residents was
regulated by the Residential Tenancy Act 1987 (WA).
The RPLT Act applies to individuals living in a private or government owned park who:
•

rent both dwelling and site within a park for three months or more

119

Wensing, Ed, Holloway, Darren and Wood, Martin, Australian Housing and Urban Research Institute, On the
Margins? Housing Risk among Caravan Park Residents, AHURI, UNSW-UWS Research Centre, August
2003, p83.

120

Department of Local Government and Regional Development, Review of the Caravan Parks and Camping
Grounds Act 1995: Discussion Paper, September 2005, p9. Available at: http://www.dlgrd.wa.gov.au/
Publications/Docs/CaravanParksCampingGroundsActPaper.pdf. Accessed on 12 February 2009.
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•

rent a site within a park, and either own, purchase on-site or bring onto the site a dwelling
for three months or more

•

‘entered into a periodic tenancy agreement before 3 August 2007’

•

had a ‘written, fixed term agreement that has expired or was extended on or after 3 August
2007’ and

•

‘entered into an oral tenancy agreement before 3 August 2007’121

The law does not apply to:
•

holidaymakers

•

current employees of the park living on the premises

•

retirement villages as defined and covered under the Retirement Villages Act 1992 (WA)

•

individuals who have entered into ‘written, fixed term tenancy agreements, which have
been entered into before 3 August 2007’.122

(d)

Other Legislation and Policy Impacting upon Caravan Parks and
Camping Grounds

As well as the CPCG Act and Regulations and the RPLT Act, the regulation of caravan parks and
camping grounds in Western Australia is subject to a raft of other legislative and policy
requirements including, but not limited to, those contained in:
•

Environmental Protection Act 1986 (WA)

•

Valuation of Land Act 1978 (WA)

•

Electricity Industry Act 2004 (WA)

•

Health Act 1911 (WA)

•

Local Government (Miscellaneous Provisions) Act 1960 (WA)

•

Building Regulations 1989 (WA)

•

Road Traffic Act 1974 (WA)

121

Department of Commerce, Information Booklet – Park Living, June 2008, p2. Available at:
http://www.commerce.wa.gov.au/ConsumerProtection/PDF/Publications/Residential_Parks_information_boo
klet.pdf. Accessed on 10 February 2009.

122

ibid.
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•

Road Traffic (Vehicle Standards) Regulations 2002 (WA)

•

National Competition Policy

•

Western Australian Planning Commission (WAPC) planning bulletins and development
control policies

•

Department for Planning (DoP) planning schemes and policies

•

Local authority town planning schemes, policies and strategies

Rather than outline this legislation and policies, the relevant aspects of these are discussed where
necessary throughout the report.

- 32 -

ECONOMICS AND INDUSTRY STANDING COMMITTEE

CHAPTER 3

3.1

DEMAND CHARACTERISTICS: VISITORS TO
CARAVAN PARKS AND CAMPING GROUNDS

Segments Within the Tourist Accommodation Market

Before discussing the segments within the caravan and camping market, it is useful to provide a
summary of all users of tourism accommodation. In order to do this, the categories provided in the
2006 Tourism Planning Taskforce Report are outlined in the following sections. This report
divides what it terms ‘visitors’ to tourist accommodation into three categories according to
‘perceived accommodation patterns and common experience interests’.123 However, the term
‘visitor’ is not used by the Tourism Planning Taskforce (the Taskforce) in the same context as
used elsewhere is this report, so for clarity the term ‘user’ is substituted. This wider term applies
both to visitors to, and residents living in, tourist accommodation.

(a)

Short-Stay Users of Tourist Accommodation

The types of users who access short-term tourism accommodation include the following:
•

individuals ‘seeking a tourism experience’

•

most international visitors

•

those who would normally utilise a resort or hotel style accommodation facility, ‘located
and designed as a tourism facility, with a focus on the overall experience provided in that
facility’

•

those who opt for a cheaper alternative such as backpacker accommodation

•

those who demand ‘access to recreation and entertainment venues, and an atmosphere and
ambience conducive to socialisation’124

(b)

Short/Medium-Stay Users of Tourist Accommodation

The types of users which access short- to medium-stay tourism accommodation include the
following:
•

individuals seeking a holiday experience

•

most domestic visitors

123

Department for Planning and Infrastructure, Tourism Planning Taskforce Report, Government of Western
Australia, Perth, January 2006, p14.

124

ibid., p14.
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•

those for whom the quality of accommodation is important, ‘but not necessarily with a
focus on the experience it provides’ as these users would more likely ‘access attractions
within the wider area and prefer self-contained accommodation, having a reduced focus on
surrounding activities’125

Facilities meeting demand in the short- to medium-stay sector ‘can and will accommodate the
short-stay visitor, seeking a tourism experience’ but ‘it may well not fully meet the expectations of
such a visitor’.126 In other words, some tourism experience may be sacrificed when opting for the
medium-stay accommodation option.

(c)

Seasonal/Long-Stay Users of Tourist Accommodation

The types of users who access seasonal or long-stay tourist accommodation include the following:
•

predominately ‘intrastate visitors to an area’ ranging ‘from those with a second home in a
regional area to the seasonal, long-stay caravan park resident’

•

semi-permanent residents in regional areas such as ‘seasonal’ and ‘fly-in fly-out’ workers

While these types of visitors may be ‘accommodated in residential areas, they also are noted as
investors in regional tourist accommodation developments’.127
In the following sections, segments within the caravan and camping accommodation market are
outlined.

3.2

Segments Within the Caravan Park and Camping Ground
Accommodation Market

Caravan parks accommodate all the above three types of users of tourism accommodation: short-,
medium- and long-stay users. The immense challenge faced by caravan parks in accommodating
all three user types, with their various demands and requirements, has become evident throughout
this Inquiry.
There are two distinguishable user groups of caravan parks: visitors and residents. Visitors include
tourists/travellers and holidaymakers, and these are generally short- to medium-stay users of
caravan park accommodation. Residents are those medium- to long-stay users who reside in the
park for longer than three months, and who call the park their home, either temporarily or
permanently. This three month timeframe can be used to readily identify residents as opposed to
visitors.128
125

ibid.

126

ibid.

127

ibid., pp14-15.

128

Section 5 Residential Parks (Long-stay Tenants) Act 2006 (WA).
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The medium-stay category of user may be either a visitor or a resident, depending on the purpose
behind their use of the caravan park, and also depending upon whether they reside in the park
under a lease agreement. They may not be a resident in the sense that they live permanently in the
caravan park, but they tend to stay for longer than the defining three month timeframe. The
diagram below illustrates all the categories outlined here.
Camping grounds, by their nature, do not generally accommodate long-stay users. Camping
grounds are generally intended to accommodate the short-stay visitor.
The characteristics and behaviour of visitors to caravan parks and camping grounds are discussed
in the remainder of this chapter. The characteristics and behaviour of residents of caravan parks
are discussed in Chapter 8.
Table 3.1: Categorisation of Users of Caravan Parks and Camping Grounds
CATEGORY

TYPE

→

international visitors

→

grey nomads and freedom seekers on extended trips

→

tourists from within the state

→

families

→

winter drifters who stay for extended periods of time

→

interstate holidaymakers

→

retirees

lifestyle choice

→

employment related, such as itinerant workers, seasonal and fly-in
fly-out workers

housing option of last
resort

→

those who cannot afford anything else, this could include those
working in remote areas where housing is at a premium

crisis accommodation

→

for the homeless, victims of domestic abuse etc.

VISITORS

tourists/travellers
(travellers who stay
during the course of a
longer trip)

holidaymakers (the
caravan park or camping
ground is the destination
of the holiday)

RESIDENTS

EXAMPLE

Finding 1
Caravan park patrons can be divided into two market segments, visitors and residents.
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3.3

Visitors to Caravan Parks: Travellers and Holidaymakers

As noted in Section 3.2, visitors to caravan parks can be divided into two distinct categories:
tourists/travellers and holidaymakers. For ease of reference, the term ‘traveller’ will be used to
describe the former category.
These typologies are taken largely from research conducted by Tourism Western Australia
(Tourism WA) and Tourism Research Australia (TRA). In 2007 these organisations conducted
extensive research into the use of caravan parks by visitors in Western Australia. In the resulting
report ‘visitors’ are defined as those individuals who use caravan parks ‘for holiday purposes
rather than for permanent accommodation’.129 This group was further broken down into travellers
and holidaymakers, where travellers are those who used the accommodation on a road trip, and
holidaymakers are those who use the park as the destination of their holiday (the traditional family
holiday).130 The research sample demonstrated an almost even split between travellers (56%) and
holidaymakers (44%).131 Tourism WA finds that:
there are two broad segments of caravanners. 56% are ‘Travellers’ where they use
caravan parks for accommodation as part of a longer road trip. These consist of Grey
Nomads (40%), International Travellers (3%) and Freedom Seekers (13%). They tend to
stay in many different parks but for a shorter period of time. 132
44% are ‘Holiday Makers’ where the caravan park is the actual holiday destination. These
are Families (13%), Winter Drifters older age group (+55yrs) (21%) and Intrastate
Holidaymakers (10%). Their length of trip is shorter than Travellers but they tend to stay
longer at individual caravan parks.133

Drawing largely upon the categorisations provided by Tourism WA, the following sections
provide more detail about each of these market segments serviced by the caravan park industry.
While caravan parks (which can contain camp sites) are the focus of the following sections, the
categorisations of these visitors can be applied to camping grounds. Section 3.3(b) below
discusses the characteristics of camping ground visitors in particular.

(a)

Grey Nomads

The majority (40%) of travellers visiting caravan parks are retirees, or grey nomads, and they
‘travel the most widely staying [on average] 104 nights and visiting the most tourism regions in
129

Tourism Western Australia and Tourism Research Australia, Understanding the Caravan Park Industry in
WA, Tourism Western Australia, Perth, 2007, p22.

130

ibid., p2.

131

ibid.

132

Tourism Western Australia, Understanding the Caravan Industry in WA: Fast Facts for Caravan Park
Operators. Available at: http://www.tourism.wa.gov.au/Publications%20Library/Research/Fast%20Fac
ts%20for%20Caravan%20Park%20Operators.pdf. Accessed on 26 March 2009.

133

ibid.
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the State’.134 Submissions also support the claim that the majority of visitors to caravan parks are
older,135 as opposed to the younger family groups.136 Similarly, submissions support the fact that
demand from grey nomads ‘is built around short distances and stopping often’ with the annual
holiday pattern no longer applying to the majority.137
According to Tourism WA:

(b)

•

grey nomads stay in many different caravan parks, having stayed, on average, in ‘more
than 20 caravan parks in the past five years’

•

the types of people who constitute the grey nomad market segment are usually couples
aged 55 and over, and are often interstate visitors

•

grey nomads ‘prefer a powered site as they are travelling with very expensive rigs’

•

grey nomads want to see Australia and are all very ‘price conscious as the majority have
lower incomes’

•

these travellers most often start their trip in their home state, and this is usually Queensland
(in particular, the Gold Coast) or Victoria (in particular, Melbourne)

•

like other travellers, grey nomads ‘tend to travel anticlockwise around Australia’

•

word of mouth from other travellers en-route is the most common way that grey nomads
choose caravan parks, with the use of motoring accommodation guides also an important
second method138

Freedom Seekers

Freedom seekers, who also form a part of the traveller market segment, ‘tend to stay in many
different parks but for a shorter period of time’ as part of a longer road trip.139 They represent
around 13% of the traveller segment.140
134

Tourism Western Australia, Understanding the Caravan Industry in WA: Fast Facts for Local Government.
Available at: http://www.tourism.wa.gov.au/Publications%20Library/Research/Fast%20Facts%20for%20
Local%20Government.pdf. Accessed on 26 March 2009.

135

Submission No. 14 from Mr Terence Craig, 16 April 2009, p1.

136

Submission No. 27 from Campervan and Motorhome Club of Australia Ltd, 28 April 2009, p8.

137

ibid., p9.

138

Tourism Western Australia, Understanding the Caravan Industry in WA: Grey Nomads – Fast Facts.
Available at: http://www.tourism.wa.gov.au/Publications%20Library/Research/Fast%20Facts%20-%20
Grey%20Nomads.pdf. Accessed on 4 August 2009.

139

Tourism Western Australia, Understanding the Caravan Industry in WA: Fast Facts for Caravan Park
Operators. Available at: http://www.tourism.wa.gov.au/Publications%20Library/Research/Fast%20Fa
cts%20for%20Caravan%20Park%20Operators.pdf. Accessed on 26 March 2009.
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According to Tourism WA:

(c)

•

the types of people who tend to be freedom seekers are couples, friends and young
professionals

•

freedom seekers usually ‘reside interstate or overseas and travel for a shorter period of
time – usually less than three months’, with two months on average being spent in Western
Australia by these types of travellers

•

freedom seekers are ‘more likely to have higher household incomes (51% $50k+)’

•

freedom seekers are ‘most likely to have started their trip in VIC/Melbourne’

•

like other travellers, freedom seekers ‘tend to travel anticlockwise around Australia’

•

freedom seekers tend to visit ‘a number of regions in Western Australia’

•

travel guide publications ‘such as CAMPS, RAC or Lonely Planet’ are important resources
which are consulted by freedom seekers; they are also influenced by Star Ratings when
choosing accommodation

•

freedom seekers ‘are more likely than the other Travellers to camp’ or use on-site
accommodation, and in particular, on-site cabins and chalets141

Families

Families are holidaymakers who have ‘a single caravan park’ as their holiday destination.142
According to 2006 research by Tourism WA, they constitute 13% of the holidaymaker segment of
the caravan and camping market.143 Their use is in line with the more traditional use of caravan
parks and camping grounds, where the family holiday is at the same caravan park or camping
ground on an annual basis. Anecdotal evidence indicates that many families have annual
caravanning and camping holidays ‘going back 40 years or more’ and that many of these users do
not want to see this becoming ‘a thing of the past’.144
140

Tourism Western Australia, Understanding the Caravan Industry in WA: Freedom Seekers – Fast Facts.
Available
at:
http://www.tourism.wa.gov.au/Publications%20Library/Research/Fast%20Facts%
20%20Freedom%20Seekers.pdf. Accessed on 4 August 2009.

141

ibid.

142

Tourism Western Australia, Understanding the Caravan Industry in WA: Fast Facts for Caravan Park
Operators. Available at: http://www.tourism.wa.gov.au/Publications%20Library/Research/Fast%20Facts
%20for%20Caravan%20Park%20Operators.pdf. Accessed on 26 March 2009.

143

Tourism Western Australia, Understanding the Caravan Industry in WA: Families – Fast Facts. Available at:
http://www.tourism.wa.gov.au/Publications%20Library/Research/Fast%20Facts%20-%20Families.pdf.
Accessed on 4 August 2009.

144

Submission No. 18 from Mrs Lorna Elliss, 20 April 2009, p3.
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According to Tourism WA:

(d)

•

around half the families visiting caravan parks ‘tend to have started their trip from Perth,
and most likely to have stayed in the Experience Perth or South West regions’

•

families tend to spend ‘a shorter number of nights on holiday, but almost all their trip was
spent in WA’

•

‘families are more likely than the other segments to stay in on-site accommodation’

•

word of mouth is important to families when choosing a park

•

families are more ‘likely to have made a booking prior to their arrival at the caravan park’
with around half booking ‘more than two months beforehand’145

Winter Drifters

Holidaymakers are predominately winter drifters who, like families, also visit ‘a single caravan
park’ as the destination of their holiday.146 Tourism WA believes that winter drifters travel mostly
to the Coral Coast in the winter.147 Tourism WA notes that in the north west winter drifters ‘are
practically ‘semi permanents’ and have a sense of ownership of the caravan park’.148 This
assumption is supported by evidence received during the course of this Inquiry, with the Shire of
Exmouth confirming that most visitors are repeat visitors coming to the region for the winter
months and staying for an extended period of time, so that they are almost considered locals.149
This is as opposed to somewhere closer to Perth, such as York, where most visitors to the caravan
park there spend one or two nights and then move on.150
According to Tourism WA:

145

Tourism Western Australia, Understanding the Caravan Industry in WA: Families – Fast Facts. Available at:
http://www.tourism.wa.gov.au/Publications%20Library/Research/Fast%20Facts%20-%20Families.pdf.
Accessed on 4 August 2009.

146

Tourism Western Australia, Understanding the Caravan Industry in WA: Fast Facts for Caravan Park
Operators. Available at: http://www.tourism.wa.gov.au/Publications%20Library/Research/Fast%20Facts
%20for%20Caravan%20Park%20Operators.pdf. Accessed on 26 March 2009.

147

Tourism Western Australia, Understanding the Caravan Industry in WA: Fast Facts for Local Government.
Available at: http://www.tourism.wa.gov.au/Publications%20Library/Research/Fast%20Facts%20for%20
Local%20Government.pdf. Accessed on 26 March 2009.

148

Tourism Western Australia, Understanding the Caravan Industry in WA: Winter Drifters – Fast Facts.
Available at: http://www.tourism.wa.gov.au/Publications%20Library/Research/Fast%20Facts%20-%20Wint
er%20Drifters.pdf. Accessed on 4 August 2009.

149

Shire of Exmouth, Committee Briefing, 2 June 2009.

150

Submission No. 63 from York Caravan Park, 14 May 2009, p9.
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•

the types of people who tend to be winter drifters are retired couples over 55 years,
intrastate visitors, and those ‘whose motivation for caravanning is to escape the cold and
relax’

•

budget is very important to winter drifters and therefore ‘the cost of accommodation is a
primary factor in the decision making process’

•

winter drifters ‘represent the largest part of the Holidaymaker segment’ constituting
around 21% of the market segment ‘where the caravan park is the destination of the
holiday’

•

most winter drifters are from intrastate, particularly ‘from regional areas of the state, and
are most likely to have visited the Experience Perth and Coral Coast regions’

•

of all the visitor segments winter drifters ‘travel for the longest period of time’ and spend
all this time in WA

•

winter drifters tend to use caravan sites, more so than other market segments, ‘as most
commonly this was their own/borrowed caravan’151

(e)

Intrastate Holidaymakers

Intrastate holidaymakers come from within Western Australia, and like other holidaymakers such
as families and winter drifters, they visit a single caravan park as the destination of their
holiday.152
According to Tourism WA:
•

these holidaymakers comprise around 10% of the overall holidaymaker market segment

•

intrastate holidaymakers are ‘usually older couples or friends travelling without children
… who take holidays more frequently and are looking for a relaxing cheap escape’

•

most intrastate holidaymakers ‘start their trip from Perth and are most likely to have visited
the Experience Perth, Coral Coast and South West regions’

•

the trips taken by this market segment are usually less than a month, and nearly a third are
less than a week

151

Tourism Western Australia, Understanding the Caravan Industry in WA: Winter Drifters – Fast Facts.
Available at: http://www.tourism.wa.gov.au/Publications%20Library/Research/Fast%20Facts%20-%20Win
ter%20Drifters.pdf. Accessed on 4 August 2009.

152

Tourism Western Australia, Understanding the Caravan Industry in WA: Fast Facts for Caravan Park
Operators. Available at: http://www.tourism.wa.gov.au/Publications%20Library/Research/Fast%20Facts
%20for%20Caravan%20Park%20Operators.pdf. Accessed on 26 March 2009.
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(f)

•

intrastate holidaymakers usually ‘own their own van and are most likely to stay in powered
sites’

•

the majority of intrastate holidaymakers are ‘interested in staying at a nature based or ecotype camp’

•

around 1 in 5 ‘intrastate holidaymakers travel with a pet’153

International Visitors

International visitors do not make up a great proportion of caravan park visitors. The research
conducted by Tourism WA into the caravan park industry in 2006 did not include international
visitors to caravan parks because this segment did ‘not provide a large enough sample to be able to
draw reliable conclusions’.154

(g)

The Self-Contained Traveller

Travellers also include a new segment of the (largely) domestic tourism market; that of the ‘selfcontained traveller’ which has ‘emerged over the past five years’.155 It is not discrete from the
above groups, and in fact could contain any of the above types. However, it is important to note
this is a market segment in its own right, and its effect upon demand behaviour cannot be
underestimated.
Evidence provided to the Committee suggests that this new market segment is largely made up of
retirees aged between 55 to 70 years (i.e. the grey nomads or winter drifters outlined above), and it
is reported that, ‘as the Baby Boomers start to retire it is about to explode onto the Australian
Tourism scene’.156 While this group is largely composed of retirees, there is some anecdotal
evidence that families may utilise this form of travel, albeit to a much lesser extent.157
This new market segment is made possible by the rise of the self-contained vehicle, being either
towed or self-propelled, which does not require much more than a dump point and a water tap,158
at least for some of the time. This phenomenon is noted by various stakeholders in the industry:
for example, local government authorities,159 various caravanning and RV clubs,160 and caravan
153

Tourism Western Australia, Understanding the Caravan Industry in WA: Intrastate Holidaymakers – Fast
Facts. Available at: http://www.tourism.wa.gov.au/Publications%20Library/Research/Fast%20Facts%20%20Intrastate%20Holidaymakers.pdf. Accessed on 5 August 2009.

154

Tourism Western Australia and Tourism Research Australia, Understanding the Caravan Park Industry in
WA, Tourism Western Australia, Perth, 2007, p24.

155

Submission No. 15 from Ms Judith Maddams, 19 April 2009, p6.

156

ibid.

157

Caravan Club Members, Committee Briefing, 10 June 2009.

158

Submission No. 15 from Ms Judith Maddams, 19 April 2009, p6.

159

Submission No. 46 from Shire of Boyup Brook, 1 May 2009, p1.
- 41 -

ECONOMICS AND INDUSTRY STANDING COMMITTEE
CHAPTER 3

manufacturers.161 It affects much of the demand for services and facilities by caravan park and
camping ground visitors, which is further discussed throughout Chapter 4.
It should be noted that there are some limitations with reference to the term ‘self-contained’ and
these are contained within a wider discussion about self-contained travellers in Chapter 4 at
Section 4.4(e).
Finding 2
Visitors to caravan parks can be divided into tourists/travellers and holidaymakers.

3.4

Visitors to Camping Grounds: Bush Camping

As noted in Chapter 1, camping is an Australian tradition. Visitors to camping grounds which
exist outside of caravan parks can include all the above types of caravan park visitors. This type of
visitor may be camping in a national park, nature-based park, camping ground or even on the side
of the road. Most obviously, they can include the traditional style of camper who uses a tent and
other related camping equipment.
However, while the Caravan Park and Camping Ground Act 1995 (WA) (CPCG Act) specifically
precludes caravans from occupying camping grounds as defined in the Act, there is clear evidence
to show that visitors to camping grounds now also include those using a caravan, campervan, RV
or motorhome. Indeed ‘many of the nature-based camping facilities provided and managed by the
Department of Environment and Conservations (DEC), whilst providing only basic facilities, are
designed to accommodate caravans also, such as at Karijini National Park, Kimberley parks and
Cape Range National Park’.162 Camping in caravans and RVs also occurs in remote areas at places
such as Cleaverville and the 40 Mile Camp in the Shire of Roebourne, and Barn Hill Station in the
Shire of Broome.
The self-contained traveller discussed in Section 3.3(g) is frequently this kind of visitor. This style
of self-contained ‘camping’ holiday is now even more accessible with the rise of recreational
vehicles (RVs) which are fully self-contained.163 Because of this accessibility, the modern
traveller is seeking alternatives to caravan parks, with all the facilities that they provide, and
opting more for a freer camping style.164 While it is true that some travellers may still choose to
stay in a caravan park, many prefer camping grounds which are more secluded, have fewer
160

Submission No. 27 from Campervan and Motorhome Club of Australia Ltd, 28 April 2009; and Submission
No. 43 from WA Association of Caravan Clubs Inc., 30 April 2009.

161

Mr Barry Gardner, Committee Briefing, 17 June 2009.

162

Submission No. 69 from Department of Environment and Conservation, 19 May 2009, p2.

163

Submission No. 27 from Campervan and Motorhome Club of Australia Ltd, 28 April 2009, p11.

164

ibid., p10.
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‘unnecessary’ amenities,165 and are free of the long-stay residents that now reside in many caravan
parks.166 In addition, this form of camping may sometimes be a necessity where there are large
distances between towns (and caravan parks) in the more remote areas of the state.167 Some
submissions claim that this type of user is different from that of the caravan park visitor, and as
such will not take ‘trade away from commercial caravan parks’.168 It is certainly true that the types
of facilities required by this traveller are different from those of the traditional caravan park
visitor.169 However, further evidence demonstrates that, at times and for various reasons, the same
traveller may alternate between the use of a caravan park, camping ground or nature-based park.
The trend towards this kind of ‘camping’ is discussed further in Chapter 4.
Bushwalkers are another user of camping grounds. As part of their walking activity, camping
grounds (and caravan parks) are often designated stopovers. Often camping sites are provided
along walking trails.170 However, these activities can lead to illegal camping where a bushwalker
camps ‘within a specified radius of an existing camp ground’.171 Illegal camping is discussed
further in Chapter 4 at Section 4.4(f) and in Chapter 9 at Section 9.4(d).
The Western Australian Local Government Association (WALGA) believes that camping grounds
are used by international backpackers, and that these backpackers ‘should be understood as the
advance party for tourists, as those tourists who backpack and camp across Australia will likely
one day return later in life either in caravans or in short stay accommodation’.172
The nature of camping means that this activity is largely short- to medium-stay in the sense that
individuals cannot live in a camping ground permanently. In particular, nature-based camping
areas on DEC administered land, which are predominantly within national parks and State forests,
are not conducive to longer stays. DEC states that this is because:
these camping areas mostly have only basic facilities which may include toilets, barbecue
areas/fireplaces and levelled tent sites. The basic facilities are not attractive to long-term
residents, particularly those who are working and require power, shower and laundry
facilities at the minimum. The occupants of CALM Act land camping facilities are almost
all short-stay visitors.173

However, some camping ground visitors (for example, winter drifters) do stay in camping grounds
for extended lengths of time. These would be more likely to be in caravans or RVs rather than
165

Submission No. 15 from Ms Judith Maddams, 19 April 2009, p1.

166

Caravan Club Members, Committee Briefing, 10 June 2009.

167

Submission No. 15 from Ms Judith Maddams, 19 April 2009, p2.

168

ibid., p3.

169

ibid., p3, p6 and p8.

170

Submission No. 61 from Federation of Western Australian Bushwalkers (Inc.), 12 May 2009, p1.

171

ibid.

172
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tents. Evidence to this effect was received in briefings to the Committee174 and through the
Committee’s observations and informal discussions held with members of the caravanning public,
particularly at Cleaverville camping ground, and Barn Hill and Warroora Stations.
Finding 3
Due to the availability of self-contained vehicles, visitors to camping grounds now often
include caravanners.

3.5

Factors Influencing Caravan Park and Camping Ground Visitor
Trends and Behaviour

There is evidence that the type of visitor has a significant impact upon caravan park visitor usage,
trends and behaviour. Each category of visitor outlined above has differing demands.
Tourism WA research found that:
the primary reason for the visitors’ trip either as a Traveller or a Holidaymaker influences
the type of amenities and facilities required and the price expectations of accommodation
at a caravan park. These factors also influence the decision process in terms of the
selection of caravan park accommodation.175

In summary, however, the same research demonstrated that there are three over-riding reasons as
to why caravan park visitors chose those parks over other types of accommodation. These reasons
relate to ‘price, atmosphere, and facilities’, while the ‘key barriers’ to choosing caravan parks as
accommodation are ‘unclean amenities and noise’.176
Following are the types of decisions made by caravan park and camping ground visitors which
influence the type of accommodation demanded.

(a)

Holiday Planning

Planning for a caravan and camping holiday necessarily includes choosing a caravan park or
camping ground to stay at. The various types of visitors will have different approaches to this part
of the holiday planning.

174

Caravan Club Members, Committee Briefing, 10 June 2009; Shire of Exmouth, Committee Briefing, 2 June
2009.
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It appears that travellers select a particular caravan park or camping ground as part of a much
wider travel plan. It is the destinations to be visited during the trip that are identified first and then
often the caravan park or camping ground is used as a convenient accommodation along the way.
Tourism WA found that travellers (in particular, grey nomads) ‘described their road trip as a
“lifestyle” rather than holiday experience’, and therefore small details like prior booking of
accommodation were second to ‘major decisions about buying/hiring a caravan/campervan,
purchasing airline tickets, selling the house etc’.177 Booking accommodation was more likely to be
done on the trip, and maybe even decided on a day to day basis. Although, there was some
indication that it would be booked ahead if the traveller(s) had heard of difficulties with shortages
of sites in caravan parks.178 Evidence provided to the Committee indicated that travellers,
particularly grey nomads, avail themselves of a vast network of communications, including
websites and word of mouth, something that is enhanced by modern communication technologies.
This means that any difficulties consistently identified with particular parks, towns or regions has
the potential to negatively influence many other travellers in terms of holiday planning in that they
may bypass those parks or locations if possible.179 DEC observed that:
almost all the grey nomads carry their laptops, which they do not have to plug in. They are
geared up and get all the information. They meet everyone else who has been at the
caravan park and they tell them where they have been and what they have seen, but they
supplement that with interrogating the electronic medium.180

On the other hand, holidaymakers, on the whole, stay at a caravan park because that is the
particular park at which they wish to stay, and they are often repeat visitors. They indicate that
‘booking accommodation was more important as the destination is their holiday; therefore
selection of the right caravan park can “make or break” a holiday. Thus, prior planning and
searching for accommodation becomes more important’.181 The WA Association of Caravan
Clubs Inc. (WAACCI) also indicates this as a factor for families planning a holiday, stating that
families ‘rely upon the availability of caravan and camping sites, as being essential to their holiday
planning and budget limit expectations’.182

(b)

Accommodation Selection

A caravan park or camping ground will be selected by visitors over other types of tourism
accommodation due largely to factors of affordability, atmosphere and location. Market research
conducted in 2003/2004 indicates that:
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the main appeal of a caravan or camping holiday is the freedom it provides—combining
the flexibility of self catering with ability to move location relatively easily. Another factor
is the cheapness of the holiday when this type of accommodation is used.183

The most important reason, according to Tourism WA, is affordability.184 This is supported by
submissions, with one caravan park operator stating that ‘there is a demand for low cost and
budget accommodation’, something that a caravan park is readily able to offer.185
Ambience is also important, with visitors looking for a relaxed atmosphere, and one that provides
a traditional, inclusive, simple outdoor experience.186
Tourism WA reports that ‘location of the caravan park relative to other accommodation was also
an important consideration when selecting accommodation’.187 This is particularly true for those
travelling in the north of the state, where accommodation providers may be full or few and far
between.
This form of accommodation is generally selected by certain age groups. The section above which
discussed the characteristics of grey nomads noted that these are the majority of users of caravan
parks. On a national scale also, caravan and camping accommodation is currently more popular
with older, retired generations.188

(c)

Site Selection: Camping, Caravan or Cabin?

Once the decision is made to use caravan and/or camping accommodation, there are factors that
then affect the choices between the kinds of accommodation within this range. The types of
accommodation provided by caravan parks are listed in Chapter 5 at Section 5.2.
The provision of more and better facilities seems to be a motivating factor to use caravans within a
caravan park over other similar priced accommodation within the park (for example, camp sites in
the caravan park), as is the motivation for use of on-site accommodation.189 Tourism WA finds
that a powered site is the most popular type of caravan park site, with grey nomads, intrastate
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184

Tourism Western Australia and Tourism Research Australia, Understanding the Caravan Park Industry in
WA, Tourism Western Australia, Perth, 2007, p4.
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holidaymakers and winter drifters more likely than other types of visitors to use these sites.190 The
advantages of caravans, as indicated by those who choose them, are that they are self-contained,
can contain some comforts of home, and that they are ‘flexible and convenient compared to other
types of sites at a caravan park’.191
Evidence presented to the Committee indicates that the most popular type of caravan is the selfcontained, self-owned caravan or recreational vehicle. Coupled with this is a growing demand for
free camping sites where RVs can be parked for weeks at a time without requiring any external
facilities.192 Therefore, while one segment of the market may choose a powered caravan site
within a caravan park in order to make use of the facilities there, evidence suggests that another
market segment, i.e. those with self-contained vehicles, will demand sites with ‘no frills’ if
possible.193 This phenomenon means that while the average modern individual may not have the
skills to camp in a traditional sense, the rise of self-contained RVs means that the traditional
camping holiday is still accessible to most people.
However, in spite of the trend toward free or bush camping with minimum facilities and outside of
traditional caravan parks, it was pointed out that a certain segment of retirees ‘have yet to become
familiar with unsecured travelling and camping regimens and will continue to seek the safety and
comfort of caravan parks’.194
Campers appear to choose tent sites due to considerations of affordability. Anecdotal evidence
points towards more people, particularly family groups, taking camping holidays (over other types
of accommodation/holidays) due the economic downturn.195
Another influencing factor for campers is ‘the convenience and the independence afforded in
terms of accessing hard to reach places, the seclusion and the adventure’.196 This appears to be a
factor for grey nomads, who like to take their self-contained RVs into remote camping areas for
weeks at a time.197 Indeed, the Campervan and Motorhome Club of Australia Ltd (CMCA), which
represents the interests of the (largely self-contained) RV traveller, claims that travellers are
looking for ‘a range of camping options - including budget options … [and] eco locations and
informal environs for bush camping’.198
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Those staying in on-site accommodation appear to value ‘the comfort provided, additional space,
the facilities available (eg. ensuites), and shelter from the weather’.199 Evidence received by the
Committee appears to indicate an increase in demand for chalets or cabins.200 For instance, there is
a demand for short-stay cabin accommodation reported by the York Caravan Park, which is
largely the result of tourists preferring ensuite facilities.201

(d)

Facilities

As noted above, the requirement (or non-requirement, as the case may be) for facilities influences
the choice between caravan, camping or chalet sites. For those who choose caravan sites, there
seems to be a tension between the types of facilities demanded by various visitor segments.
Travellers appear to want fewer and more basic facilities, while holidaymakers may want more
amenities to enhance their holiday experience at that park.
There appears to be two emerging and diverging trends when it comes to facilities demanded by
visitors to caravan parks and camping grounds. This is discussed further in Chapter 4 at Section
4.4(a).

(e)

Which Park?

The location of a caravan park is the primary influence on choice. It is no coincidence that many
caravan parks and camping grounds are located in prime tourist locations. For instance, the ‘great
attraction for holiday-makers to Turner Caravan Park [in Augusta] is the fact that it is on the river
mouth and families are able to enjoy the river and ocean, and the natural ambience of the park
including the flora and fauna in and around the park’.202
Expectations of caravan parks also include the following, as identified by Tourism WA:
•

the cleanliness of the amenities - toilet and shower facilities.

•

the friendliness of the operator, which is important to make the visitor feel comfortable
during their stay and influences the atmosphere of the caravan park.

•

the general appearance of the caravan park which includes the cleanliness and
landscaping which is very important for the comfort and ambience provided for
visitors. 203
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Cost competitiveness between parks is also important. Additional fees for amenities and extra
people, which are often charged, do reduce affordability and therefore the choice of park.204
However, it is possible that, particularly in the north west where many parks are full of
‘permanent’ or semi-permanent residents, the choice between parks may not be available. Choice
between parks would be more prevalent in the south west, except for possibly at peak times. Some
regional differences are highlighted in the regional snapshots contained in Chapter 10.

(f)

Economic Conditions

It is perhaps logical that the economic climate will affect tourism in general, and the use of
tourism accommodation, in particular. It is possible that trends towards greater usage of low-cost
accommodation such as caravan and camping accommodation may become apparent in times of
economic downturn. The impact of economic conditions on the caravanning and camping market
is discussed further in Chapter 4.

(g)

Seasonality

Demand for caravan and camping accommodation in most areas is extremely seasonal.
Seasonality of demand is influenced by the following factors:
•

weather and season

•

school and university holidays

•

special events

•

the cost of travel and accommodation205

The seasonality of demand is discussed extensively in Chapter 6 at Section 6.2(a). In addition, the
regional snapshots in Chapter 10 highlight seasonality of demand as it manifests in particular
places and/or regions.
Finding 4
Demand behaviour varies significantly depending upon the type of visitor using the caravan
park or camping ground.
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CHAPTER 4

4.1

TRENDS IN DEMAND FOR CARAVANNING
AND CAMPING ACCCOMMODATION

Introduction

The majority of submissions to this Inquiry expressed the view that demand for caravan and
camping accommodation in Western Australia has been increasing in recent years, and will
continue to do so into the future. This is in spite of the economic downturn which has affected the
Western Australian and national economy since late 2008. In fact, as discussed later in this
chapter, some believe that economic constraints will actually benefit the caravan and camping
industry.
This chapter outlines and discusses general trends in demand for caravan and camping
accommodation at a state level. However, it should be noted that demand characteristics and
trends do vary from region to region.
While many submissions claim that demand for caravan and camping accommodation is
increasing, some conflicting information was received. Some anecdotal sources indicate an
increase in demand for this kind of accommodation in recent years, while others do not. Available
statistical data also varies. As pointed out by Mr Glen Chidlow of Australia’s North West
Tourism, tourism performance, or demand, is difficult to measure. As he notes, it can be
determined from a combination of anecdotal evidence, Tourism Research Australia (TRA)
statistics, Tourism Western Australia (Tourism WA) statistics and airport data.206 This chapter
also takes into account data from the Australian Bureau of Statistics (ABS). The Committee
believes, however, that none of these sources are wholly reliable or offer the total picture. A more
detailed explanation of the nature and limitations of the statistical data used in this chapter and
throughout this report is contained in Chapter 1 at Section 1.4.
The focus of this chapter is the measurement of demand for tourism accommodation within
caravan parks and camping grounds. However, demand for tourist accommodation is often
difficult to separate from that of demand for caravan park accommodation as an affordable and
available housing option.

4.2

Demand for Caravan Parks and Camping Grounds in Western
Australia

Several major government and industry stakeholders argue that demand for caravan and camping
accommodation across Western Australia is increasing. For instance, Tourism WA draws on
various statistical sources and studies to argue that demand is increasing. Citing ABS site
occupancy figures, it states that between 2003 and 2007, ‘demand for caravan and camping sites in

206
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- 51 -

ECONOMICS AND INDUSTRY STANDING COMMITTEE
CHAPTER 4

WA has increased’.207 It states that ‘between 2003 and 2007 occupied site nights rose by 3.35%
despite the reduction in overall caravan parks and site numbers [and that] average occupancy
percentages increased from 47.25% to 52% during the same period’.208 Some general ABS site
occupancy figures are reproduced in Appendix Six.
Tourism WA research into the caravan park industry in Western Australia in 2006 also points to
rising demand,209 although this research is now several years old and therefore cannot take into
consideration current economic factors. However, at hearing Tourism WA reinforced its view that
demand has grown and will continue to grow. Mr Richard Muirhead, Chief Executive Officer of
Tourism WA, gave several examples to demonstrate this trend. He cited a 20% increase in the
registrations of camper trailers, caravans and fifth wheelers in 2008, although he did note ‘a
decline in motorhome registrations of around 16.7 per cent’.210 He also stated that the Big4
Holiday Parks caravan park chain reported ‘a 10 to 12 per cent increase in visitations across all
their holiday parks nationally’ in the March quarter of 2009, and added that the ‘Big4 group is
running countercyclical to the current [downward] trend’ in tourism generally.211 Tourism WA
also identified an increase in the demand for free camping,212 which has also been recognised by
the Committee and is discussed later in this chapter.
Like Tourism WA, others also point to rising demand as evidenced by the ‘rapidly increasing
numbers of caravanners in Australia’.213 This is the argument put forward by the Western
Australia Local Government Association (WALGA), which argues that the ‘number of caravan
owners and caravan tourists have continued to increase [and that] Caravan Parks across Western
Australia are already reporting record highs during their respective peak seasons’.214 The increase
in caravan and other RV sales, and its relation to demand growth, is discussed in depth at Section
4.3 below.
The increase in accommodation takings between 2005 and 2007 from the caravan and camping
sector is also cited as a demand growth indicator, although it is possible that higher
accommodation takings may be partially due to higher prices being charged.215
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Another point to emphasise with regards to demand is that there are significant variations for both
supply and demand across regions. While some regions are experiencing strong demand growth,
others are more stagnant. This is highlighted by Aspen Parks Property Management Ltd (Aspen
Parks), a corporate owner of several caravan parks and other tourism facilities throughout the
regions. While citing overall increasing demand, this organisation points to the demand
differences between Perth caravan parks, which have demonstrated ‘increased patronage year after
year for the past three years’, the Coral Coast where ‘lower occupancies but higher returns [are]
primarily due to less people travelling but staying longer’, and the Pilbara where demand from
miners ensures continually high site occupancy.216 The Pilbara region is discussed in detail in
Chapter 10.
Anecdotal evidence from caravan park operators in some areas points to strong and/or increasing
demand, with one operator in Esperance stating that the ‘demand for caravan park sites is not
diminishing and indeed there is a steady growth in the number of caravans and campers being
acquired buy (sic) the travelling public’.217 Some other operators also support the notion of
increasing demand.218 However, in Albany for example, caravan park operators have recently
experienced a decrease in demand for short-stay caravan and camping sites.219

(a)

Tourism Research Australia Data

In addition to evidence received in submissions, the Committee considered several sources of
statistical data in order to determine demand trends. The most comprehensive source of this kind
of data is obtained from TRA. The TRA conducts National Visitor Surveys (NVS) and
International Visitor Surveys (IVS) which inform tourism agencies Australia wide, including
Tourism WA. TRA caravanning and camping data provided to the Committee during the course of
this Inquiry includes the following types of caravanning and camping data.
National Visitor Survey (NVS)
•

Caravan park or commercial camping ground

•

Caravan or camping by near road or on private property

International Visitor Survey (IVS)
•

Caravan park or commercial camping ground

•

Caravan or camping by side of road, on private property, on Crown land, or in a national
park
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Appendix Five of this report contains a range of caravanning and camping data obtained from the
TRA database and various TRA, Tourism Australia and Tourism WA publications.
The Committee was advised by the TRA that a very broad range of caravanning and camping
accommodation would be included in these data groupings, including camping on pastoral leases.
This is because the nature of the surveys allows for any kind of camping or caravanning to be
included, with type of camping or caravanning categorised according to the responses received.
However, upon careful consideration of these survey results and survey methodology, and along
with consideration of other evidence received by the Committee, the Committee has concluded
that a large section of the market is possibly not captured by these surveys. Nonetheless, in spite
of perceived limitations within the TRA data sets, as this is the only comprehensive data available
on caravanning and camping demand in Western Australia,220 a brief analysis of this data is
presented following.
Using TRA data, which are reproduced in Appendix Five, the Committee calculates that in
relation to other types of accommodation :
•

caravanning and camping accounted for approximately 19% of the total domestic visitor
nights221 spent in Western Australia between 2006 and 2008

•

caravanning and camping accounted for approximately 5% of international visitor nights
spent in Western Australia between 2006 and 2008

•

caravanning and camping accommodation was the third most utilised type of
accommodation for domestic visitors to Western Australia in the years ending 2006, 2007
and 2008

•

the domestic market is the largest market segment within the caravan and camping
accommodation market222

Based upon estimates derived from other unpublished TRA data provided to the Committee:
•

over the ten year period from 1999 to 2008, visitor nights spent by domestic visitors
constituted 86% of the visitor nights spent in caravan and camping accommodation

•

over the ten year period from 1999 to 2008, visitor nights spent by international visitors
accounted for 14% of the total number of visitor nights spent in caravan and camping
accommodation

220

The only other demand data for caravanning and camping is found at ABS catalogue number 8635.0 which
catalogues statistics dealing with larger parks in the state, i.e. those with 40+ powered sites. See Chapters 1
and 5 for an explanation of the limitations inherent within this data set.

221
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•

intrastate visitors are particularly important to the caravan and camping industry in
Western Australia223

TRA data also demonstrates that the majority of international caravanners and campers originated
from Europe and the United Kingdom, with approximately 40,500 UK/European visitors in the
2008 annual year using caravan and camping accommodation. Other key markets for caravan
parks and camping ground accommodation in 2008 include North America and Asia. Overall, the
international caravan and camping market has declined over the past decade and, as such, remains
a very small part of the caravanning and camping market.224
This balance between domestic and international visitors is reflected generally within Western
Australia tourism statistics. Tourism WA research demonstrates that 73% of visitors to Western
Australia are from within the state, with around half of these visiting destinations within the state
for holiday or leisure purposes. The next largest market segment of visitors to Western Australia is
interstate visitors at 18%, with a third of these visiting for holiday or leisure purposes. The
smallest market segment is international visitors at 9%, with a third of these visiting for holiday or
leisure purposes.225
An analysis of TRA caravan and camping accommodation visitation statistics in Western
Australia reveals that demand has exhibited peaks and troughs over a ten year period (19992008).226 According to these statistics, both the strongest and weakest annual demand during this
period occurred over the last two years. The year of 2007 demonstrates the greatest demand at just
over 7 million visitor nights spent in caravan and camping accommodation, while 2008 has
demonstrated the lowest figure, at around 5.8 million visitor nights. However, when viewed over
the whole 1999-2008 period, the data demonstrates relatively stable demand for caravan and
camping accommodation. Mr Justin Marshall from TRA believes that the stability demonstrated
by TRA data is a good indication of the strength of the caravan and camping market in Western
Australia, given the overall decline in domestic tourism over the past decade.227
Noted previously is the fact that the largest market segment of caravan and camping visitors is the
intrastate market. According to Tourism WA, demand from the intrastate market segment within
the whole of the tourism sector decreased in line with expectations during 2008, continuing ‘the
223
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downward trend in intrastate tourism over the years’.228 Likewise, whole-of-sector tourism
demand from international and interstate market segments softened ‘in the second half of the year,
leading into a 2009 where tourism worldwide, and in Australia and WA is expected to decline’.229
However, some believe that an economic downturn may actually lead to greater usage of cheaper
accommodation alternatives closer to home, such as caravan parks and camping grounds. This
possibility is discussed in more detail in Section 4.5 of this chapter.

(b)

Demand Trend Summary

Establishing demand trends has been difficult, given the variation within the evidence presented to
the Committee. ABS site occupancy data, while only capturing around half the number of caravan
parks in Western Australia, indicates a slight increase in demand. Many submissions and evidence
given at hearing also point to increases in demand, whether regional or state-wide.
On the other hand, the TRA data discussed above indicates that demand for caravanning and
camping has been relatively stable for the past decade. As noted above, the Committee has
concluded that a large section of the market is not being captured by the TRA surveys. The
Committee bases this assumption upon other evidence received, and also site visits to various
tourism regions throughout the state.
For example, the Committee visited Warroora Station on the Ningaloo Coast to view first-hand
the growing demand for the nature-based camping and caravanning experience provided on
pastoral leases.230 Similarly, the Committee was made aware of other growth areas, such as Coral
Bay, which are extremely important to the caravanning and camping market, particularly the
intrastate market. This growth does not appear to be captured in TRA data. It became clear to the
Committee that the Western Australian caravanning and camping industry is diverse and complex,
and it is likely that those who collect, compile and analyse caravanning and camping data are not
aware of exactly how the industry is structured, nor the diversity of the industry.
Finding 5
There is a lack of reliable and consistent data on demand and demand trends. This limits the
effectiveness of policy planning and strategic direction.
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Finding 6
Tourism Research Australia data indicate stable demand for caravanning and camping
accommodation over the previous decade.

Finding 7
There is considerable evidence to suggest an increase in demand for caravanning and
camping accommodation across the state.

Recommendation 1
Tourism Western Australia must address the lack of reliable and consistent data.

4.3

Demand for Caravans, Campers and Camping Equipment

The sale of caravans, campers and other recreational vehicles (RVs) is a good indicator of demand
for caravan parks and camping grounds. It appears that until very recently, long-term demand for
all types of caravans or RVs was steadily rising. In 2006 the National Road Tourism Strategy
noted that, Australia wide, ‘new caravan registrations ha[d] grown on average 14 per cent per
annum over the last five years’.231
Tourism WA also takes a national view, arguing that:
currently, over 1.2 million Australians own a caravan and this number is growing at a
phenomenal rate. According to the Recreational Vehicle Manufacturers Association of
Australia (RMVAA), in excess of 20,000 new caravans, RV’s and camper trailers were
manufactured in 2007. This was an increase of 10 per cent over 2006 numbers, and means
a caravan rolls off the production floor every 25 minutes. At any time there are at least
80,000 vans, representing at least 160,000 people, on Australian roads.232
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Tourism Australia, National Road Tourism Strategy, November 2006, p7. Available at: http://www.
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Accessed
on
17 March 2009.
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Tourism WA believes that in Western Australia ‘since 1995 there has been a 278% increase in the
manufacture of caravans which will result in significant demand for caravan sites’.233 In terms of
ownership, it states that in Western Australia:
as per the national trend, the number of new caravans, campervans and RVs on the road is
also increasing. In the past 10 years the number of caravan registrations in WA increased
15.4% from 36,727 to 42,401. This growth is likely to increase since the Western
Australian Government abolished stamp duty on caravans and camper trailers in July
2007 after extensive lobbying from the Caravan Industry Association of WA.234

This trend is supported by other sources. For example, WALGA states that:
statistics sourced from the Department of Planning and Infrastructure Licensing records
show that caravan, motorhomes and camper trailer ownership are growing at a very fast
rate. Ownership of caravans has increased 7.5%, motorhomes have increased 13.52% and
camper trailers have increased 10.27% between June 2006 and June 2007.235

The increases noted by WALGA and Tourism WA are up until 2007. More recent statistics
sourced by the Committee from the Department of Transport do not show this trend as continuing
to increase in the short-term. Between 2007 and 2009 the number of licensed caravans, camper
trailers, and other RVs dropped from 53,914 to 50,820, a 3.6% decrease.236 This recent decline is
also noted by the Caravan Industry Association Western Australia Inc. (CIAWA), as outlined
further below. However, this does not detract from the fact that in Western Australia alone there
are still in excess of 50,000 licensed caravans and other RVs on the road.
Some sources still report strong demand for caravans and other RVs in Perth.237 For instance:
A flurry of interest in campervans and trailers has resulted in booming sales in this sector
of the recreational vehicle industry as the world financial crisis hits home.
Families accustomed to splashing out on an overseas odyssey are more inclined to
purchase campers and be left with a tangible asset, which can provide years of holiday
enjoyment.238
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235

Submission No. 58 from Western Australian Local Government Association, 6 May 2009, p3.
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In particular, grey nomads are reportedly continuing to purchase caravans, but due to their ‘falling
superannuation funds’ are ‘downsizing their dreams’.239
However, some suppliers have not been as confident recently, with one major Perth caravan and
motor home showroom claiming in March 2009 that ‘business was the quietest in more than a
decade and the showroom was only just keeping its head above water’, and also that
‘manufacturing is down about 60 per cent [… and that] some manufacturers are already in
liquidation’.240 Ms Pat Strahan, Chief Executive Officer (CEO) of CIAWA, was quoted in March
as saying that ‘the market in Perth was very mixed and clear picture of sales would not emerge
until after the Caravan and Camping Show’.241 She further stated that the industry in 2009 is
‘coming off a high’ which peaked during 2007 and 2008.242
In July Ms Strahan advised the Committee that long-term there had ‘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’.243 Ms
Strahan further clarifies that:
the 2009 market has been softer than 2008, and 2008 was softer than 2007.
Overall … manufacturers and dealers sales are down around 25-30%. It is anticipated that
sales will remain flat until the latter part of 2010.244

Ms Strahan remains optimistic, however, that while there are ‘still a lot of mixed signals for the
consumer on the direction of the economy’ it is hoped that the ‘bottom of the downward trend’ has
been reached by the industry. She further believes that ‘there have been some signs of an
improvement’ although the market has still not regained the heights of 2007 and 2008.245
According to Ms Strahan what is apparent is that consumers are still interested in caravanning but
are ‘buying something that is probably not as luxurious as it may have been 12 months ago’.246
The 11% increase in visitors attending the WA Caravan and Camping Show in 2009 (compared to
2008) is a testament to this fact.247
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The West Australian, ‘Grey Nomads Downsize but Still Follow the Caravan Dream’, 9 March 2009.
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This could be the reason that the demand for tenting equipment appears to be strong. CIAWA
stated that:
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.248
Anecdotally, caravan parks told us that this year there were a lot more people coming in
tha[t] had never been camping before, and they were coming … in tents. I was getting that
feedback particularly in the south west.249

Therefore, it would appear that caravanning and camping is still a very attractive holidaying
option for many people, and it is likely that this is actually increasing over the long-term, based
upon the sales of caravans, campervans, RVs and camping equipment.
Finding 8
In spite of a slower market being evident in recent months, long-term trends for the
purchase of caravan and camping vehicles and equipment demonstrate an increase in
caravanning and camping activities.

4.4

Emerging Demand Trends

It became evident throughout the course of this Inquiry that the caravan and camping industry has
evolved at an incredible pace and undergone substantial change, with this transformation
outstripping infrastructure and regulation. This has largely been driven by emerging demand
trends which are, in turn, driven by ‘a dramatic increase in customer expectations and external
market forces’.250 Tourism WA also identifies great changes to the caravan and camping industry
and believes that this will continue as the characteristics of ‘demographics and customer
expectations change over time’.251
Outlined following are the major trends that came to the attention of the Committee throughout
the Inquiry.

(a)

Increasing Expectations: Quality and Facilities

As noted in Chapter 3, there appears to be two emerging and diverging trends regarding
expectations around facilities and services within caravan parks and camping grounds. Also
248
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identified in Chapter 3 was the difference between the expectations of holidaymakers and
travellers.
Some submissions claim that travellers do not want ‘frills’, but simply ‘clean amenities blocks,
adequate hot water for the shower and a sometimes (sic) Laundromat’.252 One traveller sums up
what she sees as being the basic facilities required by ‘many Aussie travellers’253:
•

Clean well lit facilities- toilets, showers and laundries

•

All facilities functioning correctly eg. power outlets, hot water systems, washing
machines

•

Good park security in “troubled” towns

•

Friendly helpful staff

•

Somewhere to sat and chat with fellow travellers

•

Shade

•

Relative freedom from dust

•

A van park where our dog is welcome

•

A fair and reasonable rate of tariff

We don’t need a resort.
We don’t have to have a pool/tennis courts.
We don’t even have to have a shop.
Toilet dump points are not necessary within all parks but should be readily available in
towns.254

The Campervan and Motorhome Club of Australia Ltd (CMCA) implies in its submission that the
location of the park in providing access to off-site opportunities, such as ‘Australiana
experiences’, shopping and dining is more important than on-site facilities. It demands ‘minimal
on-site services - maximum access opportunities’.255 In the same vein as the submission quoted in
the paragraph above, it also lists ‘access to potable water supplies and waste disposal points … pet
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friendly locations … [and] the company of like minded and similarly outfitted neighbours’ as
important.256
However, CMCA laments that fact that ‘many caravan park owners want to charge travellers in a
fully self-contained vehicle the same fees as those for travellers in non self-contained vehicles
who want and use all available services. It claims that ‘most facilities are superfluous ... [as these
travellers] have already paid for these facilities at the time they purchased their
travel/accommodation unit’.257
The WA Association of Caravan Clubs Inc. (WAACCI) submits that the provision of extra
facilities has been largely to encourage long-term tenants to pay higher lease fees. Like CMCA it
alleges that the RV traveller is also impacted by these increased costs although they may not
necessarily want or need the extra facilities that those higher prices include.258 It states that the
Caravan Parks and Camping Grounds Regulations 1997 (WA) (CPCG Regulations) play a role in
this also:
the Regulations are directed at ensuring the caravan parks provide the full range of
facilities for all park - short and long term - itinerant and permanent - residents. The
facilities include sealed roads, parking areas, kerbing, pathways, swimming pools, spas,
tennis, basketball, volleyball courts, mini golf, outdoor games area, pool, table tennis
table, TV, entertainment and Internet rooms, children’s playground.259

The Committee agrees that the caravan and camping legislation was drafted based upon the
industry as it was structured a decade ago. The way in which the statutory framework for
regulating the caravanning and camping industry has been overtaken by developments in the
marketplace is discussed further in Chapter 9.
WAACCI claims that holidaymakers and long-stay users have differing facility requirements to
those of travellers, and believes that:
there should be some flexibility in park design and recognition that the requirements differ
for the various classes of tourists/residents, and support a level of differential pricing
practice according to their requirements and needs.260

On the other hand, there is an argument that caravan parks require changes and improvements ‘to
meet customer demand in areas such as recreation facilities, communication and accommodation
standards’.261 This is supported by WALGA, which states that ‘the majority of Caravan Park users
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prefer fully serviced parks’,262 and Tourism WA which reports that there is an emerging trend of
‘demand for lodgings at the budget end of the market … that still ha[ve] access to all the facilities
of a resort’.263
CIAWA states that there is a shift in the expectations of holidaymakers, moving towards
expectations of ‘a higher standard of private and communal amenities (en-suites, camp kitchens,
recreational activities)’.264 This conclusion is supported by Aspen Parks which states that:
generally across the board, there has been a shift in the expectations of holiday-makers
and long-stay tenants. With the development of some caravan parks into resort parks and
the growing sophistication of holiday-makers seeking a wider choice in accommodation (2
and 3 bed park home/cabins or larger RV sites) and a higher standard of private and
communal amenities (resort pools, camp kitchens and recreational activities) constant
reinvestment of large sums of money is required placing operators under ever increasing
financial pressure in order to keep up with market demands.265

Similarly, Tourism WA identifies increased expectations (particularly by baby boomers) for
improved facilities and organised activities including minimum 4 star amenities and AAA ratings,
wireless internet, pay TV, courtesy transport to and from airports, and larger sites to accommodate
recreational vehicles, just to name a few.266
Unfortunately the Committee did not receive a great number of submissions from
holidaymakers,267 so it is difficult to provide a counter-argument to the abovementioned
assumptions made by the providers of caravan park facilities. The Committee, in its travel to the
regions, did not observe that this type of demand was readily apparent. It did observe that a
demand for more basic services was being met, rather than demand for purely recreational
activities. However, it also must be acknowledged that the Committee did not travel to the south
west during the peak season, or visit every park in the state.
There is a sentiment amongst caravan park operators that if caravanners want access to high
quality facilities, then these must be paid for in the form of higher costs per night.268 Given the
rising costs of operating a caravan park, it may be that the ‘high’ prices which are perceived as
unwarranted by caravanners (particularly travellers) are simply in keeping with these increases.
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As Mr Simon Hall from CIAWA notes, it is widely recognised that many RV travellers wish to
camp in an environment with less facilities, and that this is quite acceptable from his point of
view. However, Mr Hall believes that when these travellers do use a traditional caravan park ‘they
need to be prepared, when they use the facilities that are on offer, not to question the
appropriateness’ of these facilities for themselves.269 He also states that these travellers should
accept that these ‘facilities accommodate all users’ and while ‘it is the cost of the facilities that
they are querying’ they cannot simply assume that because they ‘leave half [their] gear in the back
of [their] car does not mean [they] should demand that the operators reduce their rates’.270 This is
supported by Ms Pat Strahan, who claims that many visitors to caravan parks do ‘still want the
facilities’ but that the ‘issue is that they just do not want to pay for them’.271 Ms Donna Cocking
goes as far as to say that some people do expect certain facilities but that they ‘do not and will not
pay for it’.272
The Committee believes that the tension between the services and facilities provided and
demanded is a sign that providers of caravan and camping accommodation are struggling to meet
the changes in demand which have emerged in recent years. The market is currently going through
a structural change which is not yet reflected in the regulation or infrastructure.
The question is then, what level of facilities justifies a higher price, and what price? As one
operator submits, a large number of customers ‘don’t want or need all the resort pools,
playgrounds and gamesrooms’ on offer; they nevertheless point out that these customers are
‘looking for somewhere to stay in the best location, that is clean, safe and quiet but don’t want to
pay for that privilege’.273
A major challenge for caravan park operators into the future will be in balancing the expectations
of all market segments and providing the right mix of facilities and services. The difficulty they
will face in meeting this challenge is managing to get a reasonable return on their investment
without pricing the accommodation out of the reach of the traditional caravan and camping
market.
Self-contained travellers and their use (or not) of caravan park facilities are discussed further in
this Chapter at Section 4.4(e).
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Finding 9
There are two diverging demand trends in relation to services and facilities provided within
caravan parks and camping grounds. Holidaymakers are demanding more services and
facilities, while travellers, particularly ‘self-contained’ travellers, require fewer and more
basic services and facilities.

Finding 10
Travellers are reluctant to pay for services and facilities that they view as superfluous to
their requirements.

Finding 11
Caravan park operators are faced with a dilemma in the provision of services and facilities
that are appropriate for all market segments.

(b)

Annuals

Evidence received by the Committee highlights the importance of holiday vans or ‘annuals’ to the
industry.274 These are vehicles owned by the regular visitor and are:
left onsite at a caravan park all year round and used at various times of the year by the
owner and his/her family. Owners pay a fee to store the caravan on site, so they don’t have
the cost/hassles associated with towing their van to the park for their holidays and storage
of their caravan at home.275

For example, one submission to this Inquiry outlines the situation at the Turner Caravan Park in
Augusta where $3,100 is paid per annum for the ‘privilege of having a caravan on-site’.276
Annuals are not new to caravan parks, and, in fact, have been around for a long time within
holiday destinations and tourist areas. However, recently they ‘have started to spread to a wider
audience’ which is attributed to ‘Australia’s aging population, increased fuel prices and love of
convenience’.277
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Tourism WA reports that parks which accommodate large numbers of annuals ‘are located within
2-3 hours of a capital city, close to the water or other natural attractions’.278 Again, using the
example of Turner Caravan Park, this park is situated ‘on the river mouth and families are able to
enjoy the river and ocean, and the natural ambience of the park including the flora and fauna in
and around the park’, and it is ‘close to all amenities in the town of Augusta’.279
They also claim that annuals are beginning to take over caravan sites which have typically been
used for tourists, since (again, in the same way as chalets) they ‘offer higher yields and better cash
flow to park owners’.280
With reference to ABS data represented in Table 4.1, it is not evident that there is a marked trend
in this direction. In fact, according to ABS, the numbers of annuals have decreased slightly since
2005. However, the limitations outlined earlier around ABS data should be taken into account, in
particular, that this data is not reporting on a large market segment (i.e. caravan parks with under
40 powered sites).
Table 4.1:

Comparative Data: Cabins, Long-Stay Tenants and Annuals in Western
Australian Caravan Parks 2005-2009*281

March Quarter for Year
Ending

Cabins, Flats, Units and
Villas

Sites Occupied by LongTerm Guests

Other Sites Permanently
Reserved (Annuals)

2005

3,246

4,410

2,125

2006

3,220

4,693

1,882

2007

3,309

4,742

1,901

2008

3,473

5,374

1,681

2009

3,791

5,191

1,976

*

these figures are based upon the definition of a long-term guest or annual caravan as remaining at the caravan park
for more than two consecutive months.

While the above statistics demonstrate that demand for annuals is not necessarily increasing, what
they do show is that demand is relatively stable, and that annuals are an important and recognised
market segment.
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Finding 12
Annuals are an important segment of the caravan and camping market.

(c)

Demand for Chalets and Cabins

It is evident that there is a trend towards the supply of fixed, on-site accommodation such as
chalets and cabins, in order to meet increasing demand for this kind of accommodation.
Reportedly, ‘between 2003 and 2007 the number of powered sites [Australia wide] dropped by
5188 sites (4 per cent) while the number of cabins/chalets rose by 2685 (11 per cent)’.282 Table 4.1
above demonstrates a similar trend for Western Australia, with 3,246 cabins, chalets, flats or villas
in caravan parks as at the March Quarter of 2005 and 3,791 for the same quarter in 2009. While
the rising number of chalets within caravan parks can be interpreted as an attempt to keep up with
rising demand, the Wedge Island Protection Association states, ‘affordable self-contained family
facilities’ such as chalets and cabins ‘are not keeping up with demand’.283
Cabins and chalets were a very popular form of caravan and camping accommodation Australia
wide in both 2007284 and 2008,285 with 26% (2007)286 and 22% (2008)287 of caravan and camping
visitors staying in this form of accommodation.
The installation of these higher yielding forms of accommodation provide a greater security of
cash-flow for caravan park operators, and are most often installed at the expense of caravan
sites.288 This aspect is discussed further in Chapter 6. Tourism WA notes a ‘conversion of
powered sites to cabin accommodation … as travellers seek alternate accommodation’.289 The
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growth of cabins in the accommodation mix as tourists seek a wider choice of accommodation
type within parks is also noted by Aspen Parks290 and CIAWA.291
Research conducted by Tourism WA in 2006 indicated that ‘at caravan parks intending to increase
the number of sites … the vast majority of these sites were [to be] for tourist accommodation’ and
in particular, cabins.292 Related qualitative research found that:
the intention to increase the number of cabins was driven by the opportunity for these sites
to generate greater revenue based on the higher nightly rate. Operators also believed that
there was increasing demand for this type of accommodation that competed with mid level
motel accommodation but provided the additional benefits of staying in a caravan park –
the additional facilities (pools, activities for children) and a family atmosphere. A
stakeholder also mentioned that families were typically less likely to own a caravan than in
previous generations as it was a large financial commitment which was out of the price
range of many families. Furthermore smaller housing meant there was often no room to
store a caravan.293

This trend is identified by other submissions to this Inquiry.294 One park operator in Busselton
replaced difficult long-stay residents and non-compliant caravan and annexe structures with tourist
cabins.295 Another park in the same area has made the decision to rely solely on the tourist and
holiday market, but has had to move towards replacing caravan sites with chalets in order to retain
sufficient market share to stay viable.296 A park operator in Albany indicates that demand for
cabins and chalets has remained consistent over the previous 2 years, while demand for other
accommodation types has largely decreased.297
Several Local Government Authorities (LGAs) also comment upon the fact that there has been a
response by caravan park operators to the growing demand for cabin accommodation which still
offers the traditional caravan park experience. LGAs in the south west region, such as the Shire of
Augusta-Margaret River298 and the City of Albany, 299 recognise this trend, as did several LGAs
visited by the Committee on the Coral Coast,300 and in the north west.301
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It should be noted, however, that very recently in certain areas a downturn in demand for this type
of commercial accommodation has been reported. This could be as a result of competition from
the private holiday home rental market. The Shire of Busselton advises that:
accommodation providers reporting a decrease in occupancy rates were from the resort,
apartment, cottage/villa/chalet and lodge style accommodation types. The operators have
reported reasons such as competition from unofficial holiday homes and difficulties in
business operations.302

A similar factor is also noted by CIAWA, which believes that demand for chalets and cabins
appears to have reduced slightly in favour of cheaper alternatives, such as tents. As Ms Pat
Strahan from CIAWA advised:
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.303

However, CIAWA also believes that the ‘chalet or cabin market is [still] a growing market’,
attractive to those who desire the caravan park style holiday, but who do not have a caravan and/or
do not wish to stay in a caravan.304
Finding 13
Demand for cabins and chalets has risen in recent years as visitors to caravan parks demand
a greater mix of accommodation types.

(d)

Increasing Demand for Caravan Parks as a Permanent, Available and
Affordable Housing Option

As with the trend towards the provision of cabins and chalets outlined above, many parks rely
upon ‘permanent’ and semi-permanent residents to ensure consistent cash flow.305
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The use of caravan parks as an affordable housing option is not new, and in fact was occurring
some years before it was formalised and regulated with the passage of the Caravan Parks and
Camping Grounds Act 1995 (WA) (CPCG Act). While not all caravan parks have long-stay
residents,306 this type of use of caravan parks in Western Australia is becoming increasingly
common. This is being driven by two factors. Firstly, there is an increasing demand for caravan
park sites to be used as affordable and available housing, and secondly there is also high demand
for caravan parks as worker accommodation in regional areas.
This increasing demand for worker accommodation to be provided by caravan parks is notable in
the North West tourism region, although it does occur throughout the state. The demand for
caravan parks to provide affordable housing is concentrated more in urban centres and has been
rising for some time. A more in depth discussion around the permanent occupation of caravan
parks sites is discussed in Chapter 8.
For statistical purposes, long-stay users of caravan park sites are often difficult to single out from
the annual market discussed above. Often, too, winter drifters and grey nomads will be included in
long-stay figures of caravan parks, due to the extended length of their stay. As noted above,
according to ABS definitions a caravan park site is included in the long-term guest category if the
stay is longer than two consecutive months. What must be also noted again is the fact that these
statistics only include around half of the caravan parks in Western Australia.307 The City of
Mandurah, an LGA which has a significant number of long-stay residents within its caravan parks
and also an LGA which is experiencing an affordable housing shortage, believes that the statistics
which denote numbers of long-stay residents in caravan parks are difficult to isolate and may well
be underestimated.308
Notwithstanding the above limitations, Table 4.1 above demonstrates that the number of sites
occupied by long-term guests has increased according to ABS data. At end of the March Quarter
2005 there were 4,410 long-term guests, while at the same quarter of 2009 this number had
increased to 5,191. The following observation is also provided by CIAWA:
The 2006 Census indicated that approximately 14,504 persons (or 0.8% of total persons)
usually residing in Western Australia were in ‘other’ dwellings such as caravans, cabins,
tents, houseboats or flats attached to a shop. 65% of these persons are within the North
West and understood to be ‘grey nomads’. This figure had risen to 1% by December 2008
which is considered to be from an increase in the number of ‘grey nomads’ but also from
the provision of worker accommodation (ABS 8635.0 - Tourist Accommodation, Australia,
September 2008).309
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Many submissions also point to a trend towards permanency within caravan parks.310 Several
LGAs support the notion that demand for long-stay sites is strong and/or increasing within their
jurisdictions. The City of Cockburn reports that most inquiries from the public to caravan parks
within its jurisdiction are ‘regarding long-term and park home sites’.311 Again, see Chapter 8 for
more detail.
Caravan parks have traditionally provided long-stay accommodation for people who chose this
modest lifestyle due to economic necessity.312 The other major demand in the form of worker
accommodation pressures in regional and remote areas is more recent.
While the demands for affordable housing and worker accommodation are those which have
received the most attention in submissions to this Inquiry, it should be noted that ‘over the past
decade … there has also been a growing trend towards people living long-term in more
sophisticated residential parks’.313 These types of residential parks are establishments licensed
under the CPCG Act but which do not provide any caravan or camping sites. Rather they provide
park homes to residents under mid- to long-term lease agreements. The residential park industry is
a rapidly expanding sector within the caravan park industry. A large segment of this market is
supplied by National Lifestyle Villages Pty Ltd (NLV) and Aspen Parks.314 The NLV model is
noted by CIAWA as being ‘a growing model’ for these kinds of developments.315 For example,
the Cities of Rockingham and Mandurah are experiencing a growth in the provision of these types
of facilities.316 The Department of Commerce (DoC) believes that ‘there is strong evidence to
suggest that the lifestyle village industry will continue to expand’.317 Planning for the provision of
residential parks and the unique planning issues that these developments raise are discussed in
Chapter 7.
The Committee believes that the demand for the use of caravan parks as an affordable and
available housing option is extremely important in that it is encroaching upon the tourism use of
caravan parks and quite possibly distorting demand statistics. In particular, with developments
such as the Gorgon gas project mooted to go ahead in the near future, this demand will not lessen,
but will very likely increase substantially. The Premier of Western Australia, Hon. Colin Barnett,
MLA, stated recently that ‘while the [Gorgon] workforce will be fly in and fly out, the
Government will need to upgrade infrastructure and build more accommodation in the north-west’
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and also that ‘there will need to be substantial development of accommodation and all sorts of
supportive infrastructure in the surrounding or adjacent Karratha area’.318
Finding 14
Demand for long-stay sites within caravan parks has increased in recent years, largely due
to the absence of other available and affordable housing options.

Finding 15
The residential park industry, including ‘lifestyle villages’ marketed to retirees, is a rapidly
expanding sector of the caravan park industry.

(e)

The Rise in Demand for Alternatives to Traditional Caravan and
Camping Sites: ‘Wilderness Camping’

In addition to demand for the traditional caravan park or camping site, the Committee identified a
separate but related demand for sites that provide a freer and more nature-based experience. This
growing trend results from a convergence of two related factors. First, as described in Chapter 3,
is the rise of the ‘self-contained traveller’ which has ‘emerged over the past five years’,319 and
which is facilitated by the advent of the self-contained vehicle.
At this point it is important to clarify the use of the term ‘self-contained’. While this type of
vehicle is generally referred to as ‘self-contained’ and used by ‘self-contained travellers’, they are,
in effect, only temporarily self-contained. That is, they cannot travel indefinitely without the
services required by all caravanning and camping travellers and holidaymakers, namely a water
supply and a dump point for waste. In addition, other facilities are often required or desired by
these types of travellers on a periodic basis, such as camp kitchens, laundry facilities etc. CIAWA
explains the situation as follows:
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 … 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
318

Australian Broadcasting Corporation, ‘WA Government Takes Credit for Gorgon Deal’, 19 August 2009.
Available at: http://www.abc.net.au/news/stories/2009/08/19/2660390.htm. Accessed on 19 August 2009.

319

Submission No. 15 from Ms Judith Maddams, 19 April 2009, p6.
- 72 -

ECONOMICS AND INDUSTRY STANDING COMMITTEE
CHAPTER 4

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.320

Therefore, while this report uses the commonly used descriptor ‘self-contained’, this qualification
should be borne in mind.
The second factor contributing to this emerging demand trend is that discussed above at Section
4.4(a), that is, the diverging demand trends and expectations around the provision of facilities
within caravan parks and camping grounds. For this so-called ‘new generation Recreational
Vehicle traveller’, the demand is supposedly for ‘low to medium service camp sites where costs
reflect the level of services required’.321 However, also discussed above is the fact that travellers
do require facilities some of the time and the difficulty is that caravan parks may struggle to strike
a balance between the level of services demanded from the various market segments and the
ability to provide these to each user at a cost effective price.
Some believe that the needs of these more self-contained travellers are ‘evolving in a different
direction to the character and services offered by caravan parks’.322 Similarly, the Shire of
Roebourne, which has several nature-based camping locations within its jurisdiction, has observed
that the types of visitors that stay at these nature-based camping grounds are not the same as those
who wish to stay in traditional caravan parks.323 Coupled with these factors is a perception by
many of these caravanners that caravan parks are becoming increasingly harder to forward book,
overcrowded, and offering communal amenities that are not clean.324 These travellers believe that
they are paying for facilities that they do not ‘wish to share’ and ‘which are not warranted on the
basis of travellers (sic) minimal usage’.325 Rather, they want to be able to ‘camp in unrestricted
areas and experience natural scenic surroundings’.326
This observation is supported by the Shire of Gingin, which believes that nature-based camping
was in demand due largely to campers and caravanners looking for solitude. This Shire indicated
that they would readily service this market through the provision of a proposed eco-park, as this
demand differs from that of the traditional demand for caravan and camping accommodation.
However, it indicated that legislative barriers are currently impeding the servicing of this
market.327
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This appetite for the nature-based experience is an interesting paradox. In an increasingly
urbanised society it appears that larger numbers of people, and in particular the older generations,
wish to pack up their self-contained vehicle and take the comforts of modern living into the
wilderness. According to one caravanner ‘caravan parks are not for everyone’ and that for many
self-contained travellers to ‘“overnight camp” … all that is required is usually cleared space some
distance from the road’.328 Unfortunately, given environmental, safety and other concerns, it is not
that simple, particularly when large numbers of people demand this freedom. CIAWA
acknowledges the trend toward larger and more self-contained vehicles and the impact this has
upon the demand for wild camping. Ms Donna Cocking, as CIAWA’s President, described how
this type of camping leads to ‘quasi-type caravan parks’ which develop as a result of people
camping wherever there is a pleasant and enjoyable natural setting.329 The problem is that ‘there
is also a need, particularly for local governments being under-resourced, to police [this camping]
and to be able to monitor whether it is having environmental, economic and social impacts’.330
A situation in the Shire of Manjimup exemplifies the difficulties associated with mass numbers of
people demanding a nature-based experience at popular camping/caravanning locations. This
Shire operates the Windy Harbour Camping Ground, which is classed as a ‘“Nature Based”
camping ground on the basis of no reticulated electricity supply, limited facilities and the
environment focussed setting’.331 The Shire reports that ‘recent trends suggest an increasing
demand to stay at this facility with income and occupancy statistics increasing over the past three
years’.332 The three year average is estimated to be increasing at around 1000 people per year at
this facility.333 Not only is there an increased demand for this facility, but also there is a trend
toward ‘longer duration stays during peak times and increased use during the “shoulder” and off
peak periods’.334 For the Shire, this has meant that:
as costs to operate the camping ground at Windy Harbour have increased, costs for site
accommodation have also risen. The most significant limiting factor on increasing
occupancy at the Windy Harbour Camping Ground is undoubtedly licence occupancy
restrictions resulting from the available camping area, drainage issues and the limited
facilities available. To increase the capacity of this facility, the Shire of Manjimup would
be required to expend considerable financial resources to upgrade and this is considered
to be an unviable and unsustainable strategic approach.335
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Similarly, the Shire of Carnarvon advises that increasing incidences of camping and caravanning
outside licensed caravan parks ‘is of major concern to the Shire and to the occupiers of coastal
land … because of the ever increasing numbers and the lack of resources of DEC, Local
Government, and land occupiers, to control them’.336 The Shire believes that:
the increase in numbers may be due to people wanting to get away from regimented living,
or due to lack of finance, or other reasons: but they do stretch resources to the limit and
create significant health problems in relation to rubbish and sanitation.337

Much of this camping to which the Shire of Carnarvon is referring occurs on pastoral leases.
Camping and caravanning opportunities on pastoral leases are increasingly in demand and the
potential opportunity offered by this industry to government, pastoral lessees and the wider
community should not be underestimated. Camping on pastoral leases is discussed further in
Section 4.4(e)(i) below. The supply of camping grounds, including those on pastoral leases, is
discussed at Chapter 5.
The examples in Sections 4.4(e)(i) and (ii) below demonstrate the increasing demand for the
remote, nature-based experience, but also highlight the problems with providing this at a cost
effective price as well as the difficulty in adequately catering for the large numbers of people who
wish to caravan or camp in this manner. In addition, not only are there environmental, safety and
logistical issues to be addressed in servicing this demand, there are also cultural issues. Illegal
and/or unmanaged camping in culturally sensitive areas poses significant concerns to Traditional
Owners, and these concerns largely relate to the ‘cultural and spiritual impacts’ of camping on
these sites.338
Based upon anecdotal evidence, Committee briefings to the Committee and the Committee’s
observations on its travel throughout the regions, the Committee believes that many people are
‘wild’ and/or ‘free’ camping, either in caravans/RVs or tents, on pastoral leases and in other
remote areas. While TRA statistics attempt to capture all kinds of camping, the Committee
believes that it is quite possible that the incidence of ‘wild’ camping is not adequately captured by
current data collection. Other data and anecdotal evidence received by the Committee indicate that
demand for this type of camping and caravanning is increasing. Section 4.4(e)(i) contains more
information in relation to this. Large numbers of people using these types of facilities is not a
recent phenomenon. However, the Committee believes, based upon evidence received, that this is
a growth market, and that this growth is not wholly captured in the TRA data, as discussed earlier.
It has been suggested that ‘nature based tourism is a growing market in Australia and this type of
development, if carried out correctly, could prove to be successful in the right areas’.339
Furthermore, the Committee believes that nature-based caravanning and camping could soon be, if
it is not already, the largest segment of the caravanning and camping market in Western Australia.
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Finding 16
The popular term ‘self-contained traveller’ must be clarified to recognise that self-contained
vehicles are, in effect, only semi self-contained in that they all require, at some point,
access to water and power supplies as well as grey and black waste disposal facilities.

Finding 17
There is a growing demand in Western Australia for the nature-based camping experience,
made more accessible by the rise of the ‘self-contained’ vehicle.

(i)

Camping and Caravanning on Pastoral Leases

Stations situated on pastoral leases within the Shires of Carnarvon and Exmouth report increasing
demand for camping areas along the Ningaloo Coast. Currently pastoralists are using income from
the ‘booming tourism industry’ to supplement their less than desirable income from pastoral
activities. However, they report that the cost of providing facilities to campers is increasing along
with the number of visitors. They argue that these costs must be recouped, possibly by providing
‘luxury accommodation’ at places such as Red Bluff, to bring in ‘higher return customers and less
numbers’.340
Studies conducted by Murdoch University and DEC on the use of the Ningaloo Marine Park by
campers (including caravanners) demonstrate an increase in the usage of pastoral leases to access
a wilderness camping experience.341 The Committee visited the Coral Coast and viewed first-hand
the way in which pastoral lessees are meeting what is, by all accounts, increasing demand for this
type of caravanning and camping experience.
One particular Coral Coast station, Warroora Station, noted during the Committee’s visit to the
station that they utilised an overflow facility during the peak period for the first time in 2008, due
to the large numbers of people wishing to camp there. This is interesting, given that 2008 TRA
statistics demonstrate a slump for caravanning and camping generally in WA (see Section 4.2
above and Appendix Five). Both Warroora and Quobba Stations reported (during the Committee’s
visit) an increasing demand, and also an increasing diversity of people using the camping facilities
on each of the stations. Statistics provided by Warroora Station subsequent to this visit also
demonstrate steadily increasing demand from 2005 onwards, with a sharp increase in visitors very
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recently during 2009.342 While some of this increase is attributed to a greater vigilance in
accounting for all visitors to the station, the lessee believes that generally, there is ‘significant
“growth” in visitors looking for “nature based” camping’. This is attributed this to the following
factors:
•

the current economic climate and the effect upon ‘“retirees” and their disposable income’

•

‘young families looking for an affordable “holiday”’

•

the undersupply of tourist sites within the Coral Bay and Exmouth caravan parks during
peak season (i.e. the July school holidays) which leads to prospective campers being
forced over the boundary fence and into the station

•

the reported cost of the caravan parks in Coral Bay and Exmouth, ‘and the lack of service
to visitors - e.g. no hot water’

•

the station’s proximity to the Ningaloo Marine Park, and also to the Pilbara and Kimberley
regions, particularly in light of the cost of fuel

•

effective promotion of the wilderness camping experience by the station343

All of the above factors have also become evident to the Committee throughout this Inquiry and
are certainly viewed by the Committee as contributing to this growth in demand for the naturebased caravanning and camping experience.
As noted above, Warroora Station advised the Committee that many people will stay in a caravan
park in Coral Bay initially, but when they visit the station and view first-hand the wilderness
experience on offer they return the following year to stay there instead. This is recognised by the
Committee as an important shift in demand.
Similarly, North West LGAs such as the Shire of Roebourne344 note increasing demand for naturebased camping sites, particularly for the longer staying visitor such as the ‘winter drifter’
described in Chapter 3. The Pilbara Development Commission also noted the popularity of bush
camping sites in the vicinity of Karratha.345
CIAWA described the way in which a popular camping site on a pastoral lease in the Shire of
Broome evolved into a nature-based caravan park. According to Ms Pat Strahan, the pastoral
lessee was ‘fed up with these people coming in and supposedly free camping on her land. What
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she did was open up her land as a little caravan park … that was meeting a need, and she said,
“Now I can control them”’.346
Pastoral leases and farms often also offer caravan and camping sites which are not classed as
caravan parks, but rather use the term ‘farm stay’.347 Some of these are minimal facility sites,
some of which ‘do not even have power’.348 They often offer a range of accommodation options,
from more luxurious homestead accommodation through to low facility camp sites.349
Evidence suggests that not only is demand for this kind of experience increasing, but that the peak
seasons are lengthening. This is aided by locals using the facilities more extensively during the
‘shoulder’ periods. This factor was noted by Warroora Station on the Coral Coast during the
Committee’s visit there, and also by the Shire of Broome in relation to the Barn Hill Station
nature-based caravan park.350
Finding 18
There has been an increase in the demand for camping and caravanning opportunities on
pastoral leases which offer a less regulated and more nature-based camping experience.

(ii)

Indigenous Camping

Another type of demand for camping areas, particularly in regional and remote areas, which is
outside the demand for traditional caravan parks and camping grounds, is that of Indigenous
Western Australians for campsites to be used at ‘family community events’ or ‘walkabout’ in
‘traditional country’.351 The Department of Indigenous Affairs (DIA) claims that this demand is
not being adequately met at the present time.352
This raises similar issues to the demand for nature-based camping discussed above, with regards
to facilities and regulation. Indigenous camping can be either as part of a funeral, wedding or other
significant event (community events), or for cultural purposes (walkabout). Both these kinds of
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uses often occur over extended periods of time, for weeks or even months.353 This then means that
these ‘campers’ are:
potentially in breach of the regulations regarding the need for a licence for camping
longer than three days. This type of camping is further complicated by the fact that these
camps are likely to occur in a range of locations over that period of time which makes it
difficult to provide the facilities and amenities as required by the legislation.354

This unmet demand thus leads to large groups of people camping illegally, a phenomenon which
is discussed further below.
Finding 19
There is a need for the proper recognition of Indigenous camping on their traditional lands.

(f)

Illegal Camping

Illegal camping, at a minimum, occurs when a person camps in contravention of the provisions of
the CPCG Regulations.355 However, it is important to note that a broader and more subtle
distinction between free camping and illegal camping is also adopted by stakeholders, as outlined
by the Department of Local Government (DLG):
every Australian has the right to go into the middle of nowhere and pitch a tent. I am sure
we have all camped that way and not paid a fee, but have been aware of the environmental
impact. Obviously you take your rubbish with you et cetera. It is responsible camping or
caravanning; you are not impacting on anyone per se. Illegal camping is when you do not
contribute to the local community at all and you pitch a tent in the local area. You could be
on someone’s land, not knowing where you are, dumping your rubbish, going to the next
door neighbours or even nicking into the local caravan park and using the toilets and
showers without paying for them. That is illegal camping.356

According to Ms Donna Cocking, as Chairperson of the Caravan Parks and Camping Ground
Advisory Committee, illegal camping ‘affects the aesthetics’ of an area, and ‘has social,
environmental and economic impact on the local area’.357
When demand is not adequately met illegal camping often eventuates. First, as explained above,
illegal camping by Indigenous people who are participating in legitimate community or cultural
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events has the potential to create problems for those regional towns where it occurs. The
Department of Indigenous Affairs submits that:
the issue of non-availability of adequate camping grounds for Indigenous visitors from
remote communities to major centres has long been one without resolution and
consequential cost to society, individuals and Government services.358

For example, the Shire of Laverton communicated to the Committee that this is indeed an issue in
its jurisdiction. However, while it recognises that this kind of camping is technically ‘illegal’ it
notes that it has been advised by the (then) Department of Local Government and Regional
Development (DLGRD) ‘that to use the provisions of the Act to move the campers on is not
considered appropriate’.359
Second, the demand for the low-cost, low-facility and nature-based ‘camping’ experience also can,
and does, lead to illegal camping. Many LGAs are of the view that the rise of the self-contained
traveller has increased the incidence of illegal camping, especially in those areas where people can
experience a naturalistic setting. The Shire of Manjimup reports that:
the use of fully self contained “campervan” style mobile accommodation is rapidly
increasing in the Shire of Manjimup and with the increase in this popular style of camping
some serious consequences have resulted. The issues in particular relate to an increase in
camping in accordance with legislation outside of licensed caravan and camping facilities
… and the increased demand for wastewater disposal dump points to be provided by the
Shire of Manjimup.360

Similarly, the City of Cockburn advises that:
the majority of persons found to be illegally camping, are doing so on or near beaches.
Discussions with campers have indicated that most are camping on beaches rather than in
the approved caravan parks and camping grounds as they prefer camping in a beach
environment and/or do not wish to pay for a short-term camp site.361

Many self-contained travellers argue that they only require a dump point or other infrastructure
periodically and, by their own admission, would prefer a more isolated or naturalistic camping
environment. There is, therefore, is a tendency by some of these to utilise caravan park (or other)
facilities only when absolutely necessary, whether done legally or illegally. The City of Albany
submits that:
access to sewerage dump points and other infrastructure by the owners of fifth wheelers
and mobile homes has become a point of contention for many caravan park proprietors.
This group seeks out bush camps, beach car parks and other discrete public spaces (some
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Mr Steven Deckert, Chief Executive Officer, Shire of Laverton, Electronic Mail, 13 May 2009.
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within sight of registered caravan parks) during overnight and extended stays. Caravan
park proprietors report that this group only pays for caravan park accommodation (a
single night) when they need the services and infrastructure that only a caravan park can
provide, notwithstanding that those tourists may have holidayed in the district for several
weeks.362

Similarly, the York Caravan Park reports that many travellers:
having camped out in the bush for a few days or more … book into our park for one night
to have a hot shower, leave rubbish and dump their toilet waste. Previous attempts by the
park operator to charge a nominal fee for customers to use the dump point was met with
disbelief by the customer, many would not pay.363

Warroora Station in the Coral Coast region, noted above for its provision of the popular
wilderness camping experience, also advised the Committee during its visit there that large RVs
(particularly Winnebagos) often drive into the station, use the dump point provided for those
staying in the camping areas, and then immediately leave the station without any payment or other
acknowledgement. This presents a real problem for the station owner who pays for regular
removal of the waste; a large RV, with anywhere up to a 200 litre waste storage tank, almost fills
the dump point to capacity.
The Shire of Exmouth also advised the Committee during its visit to the Coral Coast region that
people camping on the side of the road is a regular occurrence, in spite of a good supply of
facilities and overflow sites used to provide additional sites during the peak season. The Shire
pointed out the popularity of the nature-based experience, particularly amongst the older
generations who had camped in the area for many years.364
The Shire of Broome reports particular problems with what it describes as illegal camping,
claiming that there has been a ‘spike in illegal camping’ in Broome and surrounds.365 The issue of
illegal camping, and the regulation of where people can camp, is discussed further in Chapter 9 at
Section 9.4(d).
Finding 20
The rise of the self-contained vehicle and the increasing demand for nature-based camping
experiences can, and does, lead to illegal camping.
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Finding 21
Illegal camping occurs when caravanners ‘free’ camp in contravention of the Caravan
Parks and Camping Grounds Act 1995 (WA) and/or use facilities that they do not pay for
or do not have the right to use.

Finding 22
Part of the illegal camping problem is brought about by the lack of supply of caravan and
camping sites in peak season.

4.5

Demand Predictions: Looking to the Future

In 2007 demand for caravan and camping accommodation in Western Australia was perceived by
State and federal tourism agencies to have been increasing for several years and it was predicted
that this increase would continue at least until 2020, fuelled largely by the retirement of the baby
boomers.366 These predictions generally assume that other factors remain constant, such as
economic conditions and supply factors.367 These findings were supported by Tourism Research
Australia’s 2008 publication Through the Looking Glass: The Future of Domestic Tourism in
Australia.368 As at June 2008, tourist accommodation demand for caravan or camping
accommodation Australia wide was ‘expected to continue to grow through to 2020’.369
Recently the outlook for the Western Australian tourism industry has been less than optimistic.370
However, there has been much speculation within the industry that lower fuel prices and the

366

Tourism Western Australia and Tourism Research Australia, Understanding the Caravan Park Industry in
WA, Tourism Western Australia, Perth, 2007, pp8-9; Tourism Research Australia, Snapshot: Caravan or
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documents/Snapshots/2008/ Caravan_07_FINAL.pdf. Accessed on 16 February 2009.
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16 February 2009.
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economic downturn will lead to domestic tourists taking more affordable holidays,371 particularly
domestic caravanning and camping holidays.372
In March 2009 it was reported that some caravan parks had not noticed any decrease in demand
due to the economic downturn; if anything, they had noted an increasing interest in this form of
travel or holiday.373 Indeed, Ms Pat Strahan, CIAWA, believes that the recent holiday at home
campaign has led to caravanning being ‘extremely popular at the moment’.374 Glowing predictions
are also espoused by industry groups such as the Caravan, RV and Accommodation Industry of
Australia (CRVA).375
Ms Strahan also believes that over the past few years more people purchased larger self-contained
vehicles, largely due to the strong economic climate. She has observed that people still want to
caravan and camp so are still buying caravanning and camping equipment and vehicles to holiday
at home; however, they may be downsizing to less expensive vehicles and equipment.376 She
describes the trend as follows:
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.377

What the above demonstrates is that the type of caravanning and camping equipment may vary
due to demographic and economic circumstance, but that overall, the demand for caravanning and
camping accommodation is not likely to decrease into the future. In particular, it is very likely that
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See Sections 4.2 and 4.3 of this chapter.
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demand for the nature-based or ‘wilderness’ type of camping (which includes caravans) will
increase.
Thus, the Committee believes that it is possible that demand for caravan and camping
accommodation will increase, at least until 2020, in line with industry predictions. However, the
Committee is of the opinion that this demand may be for caravan and camping accommodation
other than that offered by traditional caravan parks, with increasing demand for chalets, low
facility RV sites and the nature-based experience continuing to change the face of demand into the
foreseeable future.
Finding 23
Demand for caravanning and camping is expected to increase in coming years, particularly
demand for nature-based caravanning and camping accommodation options such as those
provided on pastoral leases.
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SUPPLY OF CARAVAN PARKS AND CAMPING
GROUNDS

As demonstrated in Chapter 1, the importance of caravan parks and camping grounds has long
been recognised and attention has been drawn to the loss of parks in particular areas. This chapter,
Chapter 5, discusses issues concerning the supply of caravan parks and camping grounds in
Western Australia, including the number of caravan parks and camping grounds, their capacity,
types of accommodation sites provided, changes to supply and the supply of camping grounds and
road-side rest areas. Given that this report is generally using the definitions of a caravan park and
a camping ground as per the Caravan Park and Camping Ground Act 1995 (WA) (CPCG Act),
the following Sections 5.1 to 5.5 relate to caravan parks, which by definition include some camp
sites. Discussion of camping grounds, ‘area[s] of land on which camps, but not caravans, are
situated for habitation’,378 and road side rest areas is reserved for Sections 5.6 and 5.7.

5.1

Supply of Caravan Parks in Western Australia

(a)

Caravan Parks

In its 2003 report on housing risk among caravan park residents, the Australian Housing and
Urban Research Institute of Australia (AHURI) noted the long-standing difficulty in estimating
the number of caravan parks in the country and their capacity, as well as the tenure and socioeconomic status of caravan park residents.379 This AHURI report states that most attempts have
relied on two sources of information, namely the Australian Bureau of Statistics (ABS) Census
data and the ABS Survey of Tourist Accommodation (STA). However, as AHURI also notes:
the specific definitions used by different data sources and definitional changes over time
have made the job of better understanding the nature of the caravan park sector
increasingly difficult. Combined with the limited amount of published information about
support services used by individuals who reside in caravan parks, detailed information
about this sector in Australia has been limited.380

Furthermore, as AHURI also notes, following the 1997 restructure of the STA, ‘detailed
information regarding all caravan parks after 1997 has been limited to sporadic information
contained in the Tourism Indicator reports’.381 Tables 5.1, 5.2 and 5.3 demonstrate some of the
difficulties with the available data sets.
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The Committee experienced similar difficulty in determining the precise number of caravan parks
in the state. As at the March Quarter of 2009, ABS lists 198 caravan park establishments in
Western Australia.382 However, as noted previously, post-1998 ABS caravan park data must be
used with caution as it incorporates only those parks with 40 or more powered sites and, therefore,
does not give an accurate count of all parks.383
Furthermore, there appears to be no definitive list of all caravan parks in Western Australia. The
data bases of industry organisations such as the Caravan Industry Association Western Australia
Inc. (CIAWA), which shows 144 parks, are generally restricted to listings of member parks. There
are also accommodation guides that provide listings of caravan parks. For example, Oz Holiday
Parks, which lists caravan and camping sites on a regional and state by state basis, shows 299
caravan and camping parks for Western Australia.384 Tourism Western Australia (Tourism WA)
submits that ‘there are just over 200 caravan parks in WA’.385 Through its own desk based
research, the Committee compiled a list of 395 caravan parks in Western Australia, excluding
those developed as ‘lifestyle villages’, and it was this list that provided the basis for inviting
submissions from owners and/or operators. It is disappointing that Tourism WA does not have a
better understanding of the number of parks in the state.
At hearing, the Department of Local Government (DLG) advised that ‘to the best of [… their]
knowledge, there has never been any detailed research. There are snippets of information from all
over the place, but there is no consolidated information database’.386 In an effort to develop a
better understanding of the caravan parks in Western Australia, DLG has undertaken ‘a fairly
extensive survey to 139 local governments’.387 While at the time of the hearing, the department
had had ‘only 60 per cent of the surveys returned’ it signalled its intention to follow up on the
outstanding surveys and advised that its aim was to ‘put together a fairly extensive database about
the state of caravan parks, the nature of caravan parks, the number of caravan parks and the
facilities in caravan parks’.388
The Committee congratulates DLG on this initiative and considers it vital that government
develops a better understanding of the caravan park industry in the state. The department should
be encouraged to complete this initial survey and maintain the database that results from it.
382
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In discussing caravan parks Australia wide, AHURI notes that the 40 site restriction on ABS data
collection ‘suggests that the ABS STA is not collecting data from a significant portion of the
[caravan park] sector’.389 The difference in numbers shown in Tables 5.1 and 5.2 provide evidence
of this deficit in current data. Taking 1997, a year for which two data sets are available, Table 5.1
shows a total of 320 parks while Table 5.2 shows only 214. While the ‘less than’ or ‘more than’
40 powered sites data is not available for 1997, drawing on 1999 and 2001 data it seems
reasonable to suggest that the difference in 1997 data reflects the number of smaller parks, rather
than a dramatic decline in caravan park numbers.
In attempting to determine the total number of caravan parks in Western Australia the Committee
found an additional 197 caravan park facilities throughout the state. Clearly, some of this
difference from ABS data is due to the ‘more than 40 powered sites’ definition. Furthermore,
while this list is significantly more comprehensive than what was previously available, the
Committee can not be sure that it has compiled a definitive list. Based on the Committee’s
research, the following provides the number of parks in each tourism region:
•

Australia’s North West

65

•

Australia’s Coral Coast

52

•

Australia’s Golden Outback

62

•

Experience Perth

84

•

Australia’s South West

132

This data shows a concentration of parks in the South West Region, with far fewer parks in the
larger North West and Golden Outback Regions. It is also important to note that the Experience
Perth region is not restricted to the greater metropolitan area but, generally speaking, extends
north through the Swan Valley and Yanchep to Lancelin, east through York, Northam and New
Norcia, and south through Fremantle, Rockingham, Mandurah and Dwellingup.
Finding 24
The number of caravan parks in Western Australia, their capacity and the type of sites
provided is difficult to determine as there is no one comprehensive and consistent data set.
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Finding 25
Estimations of the number of caravan parks in Western Australia vary markedly.

Finding 26
The Department of Local Government is undertaking an extensive survey of caravanning
and camping facilities within all local government areas in Western Australia.

Recommendation 2
The Department of Local Government complete its survey of local governments in relation
to caravan parks.

Recommendation 3
The Department of Local Government develop and maintain a comprehensive data base of
caravan parks in Western Australia, including caravan and camping facilities not licensed
by Local Government Authorities.

(b)

Overflow Areas

In addition to caravan parks, overflow areas are often made available for use in the peak tourist
season for that particular region. These areas would not be reflected in ABS caravan park data and
play a vital role in the supply of sites when demand is highest.
Overflow areas are defined in the Caravan Park and Camping Ground Regulations 1997 (WA)
(CPCG Regulations) as ‘an area of a facility specified as an overflow area in the licence for the
facility’.390 Such areas can be provided by the caravan park itself or by the local government
authority. For example, the City of Rockingham advises that there are two caravan parks in its
jurisdiction that provide overflow sites; one park has capacity for 12 overflow sites, the other for
seven.391 The Town of Port Hedland submits that it has ‘approved a seasonal, thirty site camping

390
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391
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ground at the Port Hedland Golf Club to act as an overflow area for the parks’392. The Shire of
Roebourne also advised that there was an overflow provided at the golf course when parks were
full.393 This is provided in partnership with the Karratha Country Club and the Karratha Visitor
Centre. Here, permits are given for one night’s use, with a maximum of three nights allowed.
Permit issue is based upon the situation regarding accommodation availability and the applicant’s
needs.394 The Shire of York provides overflow facilities at the town oval when necessary,395 while
in Esperance overflow facilities are provided at the showground.396
During its investigative travel the Committee saw a number of overflow areas in, for example,
Augusta, Broome, Exmouth and Port Hedland, which were provided in a variety of locations such
as the local racecourse, golf course or sports oval. As CIAWA states:
overflow areas can be ovals, public parks or vacant areas of land that when all caravan
parks in the town or location are full, can be used with local authority approval to
accommodate during peak demand periods.397

As the name suggests, overflow areas are necessary only when demand exceeds the capacity
supplied in the caravan parks. Generally, this means that demand for overflow sites is highly
seasonal. As Aspen Parks Property Management Ltd (Aspen Parks) explains, caravan parks
experience a shortage of sites only in peak holiday periods, with lower occupancy rates either side
of the peak season.398 Similarly, Pink Lake Tourist Park advised that:
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.399

Aspen Parks proposes that at such times either a caravan park operator could provide an overflow
area on land adjoining the existing park, closing the area at non-peak times, or local governments
could ‘allow overnight camping in local ovals while caravan parks are full. When a vacancy
appears in the park the free camper is asked to move to the park’.400 According to Aspen Parks the
392
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latter system ‘has operated with success in the north-west regions of the state during peak
periods’.401
The Shire of Exmouth confirms that they have successfully operated an overflow system in July
when the caravan parks are full to capacity. In fact, two overflow facilities have been set up to
accommodate the demand, one with 50 bays allocated amongst the four caravan parks and the
other with 20 caravan bays. Prior to opening the overflow areas each season, the Shire endeavours
to ensure the caravan parks are full. On occasion late night arrivals are simply placed in the
overflow for the night and relocated to a park when time permits.402
Citing the Broome racetrack as an example, DLG confirms that while ‘overflow sites are generally
made available by local governments, they generally have limited facilities and do not provide an
amenable tourism experience’.403 This suggestion is supported by Pink Lake Tourist Park which
advised that while the showground overflow area seems to work well, ‘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’.404 As another example, the Shire of Roebourne overflow area has toilet
and shower facilities available.405
Furthermore, in some regions the use of overflow areas has not fully met the demand for sites. For
example, while as noted the Shire of Roebourne provides an overflow site at the golf course, the
Shire advised that this site was also sometimes full.406 The Shire of Exmouth advised that its
second overflow site was established as the first one had been full to overflowing in previous
years.407
Throughout its investigative travel the Committee heard generally positive reports of overflow
areas. However, Tourism WA stated that the agency has ‘debates with local governments every
year about whether they are going to open their overflow caravan park site’.408
On a more positive note, there is evidence to suggest overflow areas are able to accommodate the
larger recreational vehicles (RVs) that sometimes have trouble finding a suitable site in a
traditional caravan park. The Shire of Exmouth’s second overflow facility mostly accommodates
RVs with all bar 20 caravan sites in this area being dedicated as an RV area.409
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Finding 27
In periods of peak demand overflow areas provide an important supply of caravan and
camping sites, particularly as they often accommodate larger recreational vehicles.

5.2

Types of Caravan Park Accommodation Provided

Chapter 3 of this report discussed the demand characteristics of visitors to caravan parks and
camping grounds, as well as factors influencing visitor trends and behaviour. Chapter 4 noted
emerging demand trends largely driven by a combination of consumer expectations and market
forces. Given the information provided in these chapters, it is sufficient at this stage to simply
outline the different types of accommodation that can be supplied in caravan parks.
•

Caravans: vehicles that are ‘fitted or designed for habitation,’410 licensed under the Road
Traffic Act 1974 (WA) and able to be towed by another vehicle

•

RVs: large motor vehicles with facilities for sleeping and eating which are used for
recreational activities such as camping, and which do not require towing by another
vehicle

•

Camper Trailers: ‘tents that are built into trailers for convenient erection’411

•

Tents: a collapsible, moveable shelter, often thought of as ‘good old fashioned camping’412

•

Holiday Vans (Annuals): ‘caravans with a fixed annex that are left permanently onsite on
caravan parks’413

•

Long-stay Accommodation: accommodation provided on a ‘permanent’ or semi-permanent
basis, possibly under a lease agreement

•

Cabins/Chalets: onsite buildings ranging from cabins with very basic facilities, sometimes
even without a shower and toilet, to 5 star lodgings providing extensive facilities,
including ensuite, spa, television, etc.414

•

Lodgings: ‘budget on-site motel style accommodation preferred by backpackers, transient
workers and budget minded travellers’415
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•

5.3

Park Homes: are also vehicles which are fitted or designed for habitation, but ‘in respect of
which a vehicle licence is not required under s 15 of the Road Traffic Act 1974, because it
could not be drawn by another vehicle on a road due to its size’416

Changes in Supply of Caravan Parks in Western Australia

According to Tourism WA, ‘the number of caravan parks in Australia has been decreasing at an
alarming rate’.417 This study suggests that all states are facing the problem of caravan park
closures with significant numbers either closed within the previous 3 to 4 years or currently facing
closure. For example, in Queensland 35 parks closed and approximately 20 further parks were
possibly to close in the near future. New South Wales experienced the closure of 50 parks over the
same period.418 The report notes that in the previous 5 years the number of caravan parks in
Australia had decreased by more than 8%.419
Based on ABS and AHURI data, Table 5.1 shows the total number of caravan parks in Western
Australia between 1996 and 2001.
Table 5.1:

Total Number of Caravan Parks in Western Australia420

Year
(Sept Quarter)

40 or more
Powered Sites

Less than 40
Powered Sites

Total Parks

1996*

na

na

319

1997*

na

na

320

1998

na

na

na

1999 (Dec Quarter)**

216

103

319

2001**

209

113

322

*

Based on ABS data sets ** Based on AHURI data na = not available
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It is worth noting at this point that while the total number of parks appears to have remained
relatively steady between 1996 and 2001, the proportion of smaller and larger parks has changed.
From 1999 to 2001, the number of smaller parks rose while the number of larger parks declined.
The Committee has used this data as it is the only aggregate data available from an
independent source. However, the Committee, based on other data, evidence to the Inquiry
and its own observations, has concerns about the accuracy of the data in terms of the level of
capacity and trends in capacity in the industry. Specifically, it is the Committee’s strong
view that the reduction in the number of parks and in the capacity within the parks is
significantly greater than indicated by the ABS data. In short, the Committee cautions
readers against using this data in isolation. Again, this highlights a common theme found by
the Committee that available data on the industry is neither adequate nor, in some cases,
accurate, making analysis and decision-making difficult, if not impossible.
Tourism WA’s report, Understanding the Caravan Park Industry in WA, argues that ABS
statistics indicate that ‘in 1997 there was a significant reduction in the number of caravan parks
available in WA’.421 However, it is possible that this report has not factored in the 1997
restructuring of the STA, and that the significant reduction Tourism WA points to is, in fact, the
exclusion of all parks with less than 40 powered sites. It is unfortunate that so many submissions
(from government and non-government agencies) and further reports rely upon, and cite
extensively from, this report without either understanding or questioning the data presented or the
methodology by which it was generated.
While taking into consideration the above-mentioned qualifications, and as Table 5.2 shows, ABS
data remains useful in that it allows for some comparisons to be made over time.
It is clear that the number of larger (40 or more powered sites) caravan parks in Western Australia
has been decreasing for some time. As Table 5.2 shows, from 1997 to 2000 the number fell from
214 to 206, a reduction of 3.7%, falling a further 3.9% to 198 in 2006. While the total number of
parks has remained relatively steady since then, the 2 park variation between 2006-2007 and 20072008 was in the short-stay type of park, with the number of long-stay parks remaining constant
over that period.
The decrease in supply has been a concern for some time. For example, in 1998, the then Member
for Bassendean was prompted to call for a select committee to inquire into, among other things,
‘ways to preserve the Western Australian lifestyle that enables the average family to enjoy a low
cost caravan or camping holiday…[and, as such] ways to preserve existing caravan parks’.422 In
support of his argument, the Member for Bassendean cited various examples of closures,
particularly in the south west of the state.423 He raised the issue again later that year, declaring that
421

Tourism Western Australia, Understanding the Caravan Industry in WA: Fast Facts for Caravan Park
Operators. Available at: http://www.tourism.wa.gov.au/Publications%20Library/Research/Fast%20Facts%
20for%20Caravan%20Park%20Operators.pdf. Accessed on 26 March 2009.
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Mr Clive Brown, MLA, Western Australia, Legislative Assembly, Parliamentary Debates (Hansard), 20
May 1998, p2935.
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the caravan industry was expanding and that, unless supply issues were addressed in the short
term, opportunity for preservation of the industry could be lost.424 He quoted an article from
CIAWA which stated that ‘the caravan industry is at a crossroad. Sale of caravans is increasing by
an average of 15% per annum … and there is already a serious shortage of sites at many
destinations’.425
Table 5.2:

Caravan Parks and Camping Grounds in Western Australia*426
Number of Parks

Year

Long-stay

Short-stay

Total

1997

76

138

214

1998-1999
2000

Data Unavailable
79

127

2001-2003

*

206

Data Unavailable

2005

25

180

205

2006

26

172

198

2007

26

170

196

2008

26

170

196

2009

26

172

198

For1996-2008 data is as at the September quarter for the year. For 2009 data is as at the March quarter.

Much the same concerns have been raised in the course of this Inquiry, with many submitters and
evidence referring to the closure of caravan parks throughout the state. For example, Tourism WA
stated that:
before July 2005, Western Australia had lost 14 caravan parks. In the four years since then
we have lost another 14. One more has yet to be closed. Two have opened over that time,
and five new ones are proposed.427

The South West Development Commission states that:
424

Mr Clive Brown, MLA, Western Australia, Legislative Assembly, Parliamentary Debates (Hansard), 18
November 1998, p3716.

425

ibid., p3716.

426

Australian Bureau of Statistics, ‘8635.0 Tourist Accommodation, Australia’. Available at: http://www.
abs.gov.au/AUSSTATS/abs@.nsf/mf/8635.0/. Accessed on 3 August 2009. ABS advise that ‘from 1998 to
2004 the survey included hotels, motels and guest houses with 15 or more rooms and serviced apartments
with 15 or more units on a quarterly basis. For the years 2000 and 2003 only, the collection also included
holiday flats, units and houses of letting entities with 15 or more rooms or units; caravan parks with 40 or
more powered sites and visitor hostels with 25 or more bed spaces’. See: http://www.aus
stats.abs.gov.au/ausstats/subscriber.nsf/0/5074352E6F5C86D8CA2569B50082B4DD/$File/86350_sep%202
000.pdf. Accessed 24 August 2009.

427

Mr Richard Muirhead, Chief Executive Officer, Tourism Western Australia, Transcript of Evidence, 28 July
2009, p2. These parks are listed in Submission No. 60 from Tourism Western Australia, 8 May 2009, p7.
- 94 -

ECONOMICS AND INDUSTRY STANDING COMMITTEE
CHAPTER 5

the South West Region has suffered a net loss of five caravan parks since the beginning of
2005 (ABS Survey of Tourist Accommodation 2008). While the majority have been in
coastal areas, several losses have also been felt in the inland shires. The reduction in the
number of caravan parks is a widespread trend, albeit for a range of reasons, and
measures are required to stem the flow.428

The Campervan and Motorhome Club Ltd (CMCA) submit that ‘supply in WA fell away very
seriously with the boom period 2006-7 & 8 with parks becoming the de facto public housing
supply’.429 The WAACCI also point to ‘a significant number (between 20 to 25) caravan park
closures during the past decade’ in Western Australia.430 The Member for Wanneroo, Mr Paul
Miles, MLA, similarly notes the fact that ‘many parks in outer metropolitan areas have closed in
the past several years as these areas have become increasingly urbanised and consequently more
valuable for residential housing’.431
A number of local governments also point to the closure of caravan parks both in their areas and in
the state, generally. For example, the Shire of Busselton submits that:
ten percent of caravan parks in WA have closed, and there are more imminent closures.
The Shire of Busselton has lost 6 (as at December 2007) caravan parks and more than
30% of capacity (800 caravan sites/beds) over the last 10 years.432

The Shire of Augusta-Margaret River notes that ‘statistics show that there has been a significant
reduction in the number of caravan parks available in WA’.433 Similarly, the Shire of Coorow
expressed concern ‘regarding the reducing numbers of caravan parks and the increasing holiday
pressures on existing parks occuring (sic) in holiday locations throughout the State’.434
Furthermore, few, if any, new parks are being developed.435 According to Tourism WA, the
situation in Western Australia is ‘going backwards at a significant rate’.436 Local governments
such as the City of Mandurah also recognise what the City describes as the ‘shift in the caravan
park industry’ due to the closure and redevelopment of caravan parks.437 This City advises that the

428

Submission No. 33 from South West Development Commission, 29 April 2009, p1.

429

Submission No. 27 from Campervan and Motorhome Club of Australia Ltd, 28 April 2009, p8.
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Submission No. 43 from WA Association of Caravan Clubs Inc., 30 April 2009, p13.
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Submission No. 47 from Mr Paul Miles, MLA, 1 May 2009, p4.

432

Submission No. 55 from Shire of Busselton, 6 May 2009, p3.

433

Submission No. 76 from Shire of Augusta-Margaret River, 25 May 2009, p2.
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Mr David Hadden, Manager Regulatory Services, Shire of Coorow, Electronic Mail, 12 May 2009, p1.
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Submission No. 22 from Mandalay Holiday Resort and Tourist Park, 23 April 2009, p5; Submission No. 76
from Shire of Augusta-Margaret River, 25 May 2009, p2.
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Mr Richard Muirhead, Chief Executive Officer, Tourism Western Australia, Transcript of Evidence, 28 July
2009, p2.
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lack of ‘plans to replace the closed and closing caravan parks in and around Mandurah’ results in a
‘serious and significant gap, both tourism-wise and in housing opportunities’.438
While the number of parks has undoubtedly declined in recent years, it is less clear whether the
remaining parks are large or small parks, what mix of long- and short-stay sites they provide, and
what impact this has on their overall capacity to meet changing market demand.
Finding 28
Contrary to ABS data, there has been a significant decrease in the number and capacity of
caravan parks in Western Australia.

Finding 29
While the overall number of caravan parks has declined in recent years, the available data
does not provide information on the capacity of existing parks or the type of
accommodation they provide.

Finding 30
State government agencies, local government authorities, industry associations and user
groups have all expressed concern about the recent closures of caravan parks in Western
Australia.

5.4

Caravan Park Capacity

Table 5.2 shows that the total number of caravan parks in Western Australia fell from 214 in 1997
to 198 in 2009, a decrease of 7.48% over that period. In spite of this post-1997 decline, as Table
5.3 demonstrates, the total capacity in Western Australia has been relatively stable. In 1997, large
caravan park capacity stood at 26,636 sites, falling by just 897 (3.37%) to 25739 in 2009.
However, it is difficult to draw valid conclusions based on these overall figures. Instead, it is
necessary to look at the mix of accommodation types that are represented by these total figures.
What Table 5.3 shows is that while the total capacity has remained relatively steady, there has
been considerable variation in the accommodation mix provided. The supply of on-site vans and
other powered sites has remained relatively steady. In 1997, on-site vans represented 7.13% of the
total capacity; by 2009, these vans represented 6.68% of total capacity. In 1997, other powered
438

ibid.
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sites comprised 68.2%, falling to 64.96% of 2009 capacity. The most significant changes in the
accommodation mix have been in the unpowered sites and cabins, flats, villas etc category of
accommodation. Unpowered sites represented 17.41% of total capacity in 1997. The supply of
these sites had fallen markedly, standing at 13.63% of 2009 capacity. The type of category with
the most significant growth is that of cabins, flats, villas etc. This type of accommodation has
doubled between 1997 and 2009, rising from 7.24% of total capacity to 14.73%.
ABS research recognises that ‘caravan parks provide either short-term or long-term
accommodation’,439 and Table 5.3 also provides data on the capacity of long- and short-stay
caravan parks as defined by ABS. As noted in Chapter 1, unlike the Residential Parks (Long-stay
Tenants) Act 2006 (WA) (RPLT Act), which defines long-stay users of caravan parks as residing
for three months or longer, ABS data cubes are constructed on the basis that ‘if a caravan park has
the majority of sites occupied by paying guests who have stayed continuously for two months or
more during the survey period, the caravan park is classified as long-term’.440 Similarly, sites
occupied by long-term guests are those ‘guests who have stayed continuously for two months or
more’.441
It is not clear whether this ABS data includes those park home parks developed as lifestyle
villages; however, given that these are not commonly known as caravan parks it is unlikely that
ABS is aware that in Western Australia such parks are currently licensed under the CPCG Act.
According to the data in Table 5.3, the total capacity of long-term caravan parks has declined
significantly from 9,449 sites to just 3,117, or from 35.47% of total capacity to 12.11%. However,
the total capacity of short-term caravan parks has increased from 17,187 sites to 22,622, or from
64.53% of total capacity to 87.89%. This reflects the change in the total number of long- and
short-stay sites, as shown in Table 5.2. In 1997 there were 76 long-stay parks providing 9,449 sites
(124.3 sites per park); in 2009 there were 26 long-stay parks providing 3,117 sites (119.88 sites
per park). In 1997 there were 138 short-stay parks providing 17,187 sites (124.5 sites per park); in
2009 this had increased to 172 short-stay parks providing 22,622 sites (131.5 sites per park).

439

Australian Bureau of Statistics, ‘8635.5.55.001 - Tourist Accommodation, Small Area Data, Western
Australia, Dec 2008: Explanatory Notes’, December 2008. Available at: http://www.abs.gov.au/ausstats/abs
@.nsf/exnote/8635.5.55.001. Accessed on 8 July 2009.
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Australian Bureau of Statistics, ‘8635.5.55.001 - Tourist Accommodation, Small Area Data, Western
Australia, Dec 2008: Explanatory Notes’, December 2008. Available at: http://www.abs.gov.au/ausstats/abs
@.nsf/exnote/8635.5.55.001. Accessed on 8 July 2009.
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Table 5.3:

Capacity of Larger Caravan Parks in Western Australia*442
Capacity
(per Type of Accommodation)
Other
Unpowered
On-site Vans
Powered
Sites
Sites

1997

1901

1998-1999
2000

18166

4639

Total Capacity (Sites)**
Cabins,
Flats,
Villas etc

Long-term

Short-term

Total

1930

9449

17187

26636

Data Unavailable
1623

2001-2004

17193

Data Unavailable
4030

2582

10076

Data Unavailable

16072

26148

Data Unavailable

2005

1708

17688

3554

3122

3282

22790

26072

2006

1662

17190

3692

3263

3304

22503

25807

2007

1616

16875

3381

3247

3263

21856

25119

2008

1902

16887

3389

3505

3288

22395

25683

2009

1719

16720

3509

3791

3117

22622

25739

*

For1996-2008 data is as at the September quarter for the year. For 2009 data is as at the March quarter.
Per type of park, either long- or short-stay.

**

Therefore, for larger caravan parks in Western Australia at least, it is only possible to say that
while the total number of parks has fallen, caravan park operators have increased the capacity of
their parks by increasing the average number of sites per park, while also changing the
accommodation mix provided. This change in supply largely reflects the changes in demand, as
discussed in Chapter 4.
While this data presents a more positive picture of supply than is generally perceived by those
presenting evidence to the Inquiry, it is important to acknowledge that the data is aggregated for
the whole of Western Australia and does not account for any regional variations. As the
Committee observed during its travel, there is considerable variation in capacity and
accommodation mix for parks throughout the state. Such variation is exemplified in the results of
the Tourism WA survey of 100 caravan park operators. This survey showed the average number
of tourist sites available in each park in the peak season to be:
442

Australian Bureau of Statistics, ‘8635.0 Tourist Accommodation, Australia’. Available at: http://www.
abs.gov.au/AUSSTATS/abs@.nsf/mf/8635.0/. Accessed on 3 August 2009. ABS advise that ‘from 1998 to
2004 the survey included hotels, motels and guest houses with 15 or more rooms and serviced apartments
with 15 or more units on a quarterly basis. For the years 2000 and 2003 only, the collection also included
holiday flats, units and houses of letting entities with 15 or more rooms or units; caravan parks with 40 or
more powered sites and visitor hostels with 25 or more bed spaces’. See: http://www.ausstats.abs.
gov.au/ausstats/subscriber.nsf/0/5074352E6F5C86D8CA2569B50082B4DD/$File/86350_sep%202000.pdf.
Accessed on 24 August 2009.
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•

Experience Perth

47 sites (for 20 parks surveyed)

•

South West

93 sites (for 25 parks surveyed)

•

Golden Outback

65 sites (for 21 parks surveyed)

•

Coral Coast

89 sites (for 18 parks surveyed)

•

North West

146 sites (for 16 parks surveyed)443

As noted above, concern has been expressed to the Committee about what is perceived as a trend
to close caravan parks and the impact of such closures and other pressures on supply (as discussed
in Chapter 6). Many of these concerns relate to the supply of long- and short-stay sites within
caravan parks, and also the appropriate mix between the two types of accommodation provided in
any particular caravan park. For a more detailed analysis of these concerns, see Chapter 8, at
Section 8.3.
A further concern raised in evidence is that existing caravan parks are not able to adequately cater
for RVs. Organisations such as CMCA submit that:
Many caravan parks cannot accommodate large RV ‘rigs’. Overhanging trees, restricted
turning circles and narrow roadways, make it impossible to manoeuvre large vehicles ‘on
site’. Many of these vehicles can be the same length as a flat bed semi trailer, and are up
to 19.5 meters in length. They require a turning circle up to 35 meters, and a height
clearance of 44.5 meters.444

This organisation expressed concern that ‘when access is possible, these larger size vehicles are
very often charged for two sites located at the very back of the Park - out of the way’.445
Furthermore, it suggests that while ‘supply, particularly future supply, is highly dependent upon
attitudes within WA toward the future growth of RV Tourism’, caravan parks in the state are ‘only
now beginning to realise that they must change 1960’s thinking for 21st Century reality and
provide for these new technology vehicles that are fully self-contained and capable of standing
alone from 1 to 14 days’.446
At hearing the Department of Environment and Conservation (DEC) confirmed what they see as a
trend toward camping in vans, stating they ‘have found that the Britz-type campervans are much

443

Tourism Western Australia and Tourism Research Australia, Understanding the Caravan Park Industry in
WA, Tourism Western Australia, Perth, May 2007, p70.

444
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more prevalent than previously’.447 In response to this, DEC ‘have undertaken to redesign many of
our camp sites to facilitate larger vehicles and the other infrastructure that goes with them’.448

Finding 31
While ABS data shows the total capacity of larger caravan parks in the state has remained
relatively steady, the data shows there has been considerable variation in the
accommodation mix provided:

5.5

•

supply of on-site vans and other powered sites has remained relatively steady

•

supply of unpowered sites has fallen markedly

•

supply of alternative tourism accommodation such as cabins and villas has seen the
most significant growth

Shortage or Seasonal Fact of Life?

Given that the above data is for parks with 40 or more powered sites, that the total number of
parks falls far short of the number that actually exists in Western Australia and that the data is
averaged across the state, it is difficult to make definitive statements in relation to any shortage of
caravan parks or capacity in those parks. Having said that, and as Chapter 6 will show, based on
the evidence presented to the Committee, there is no doubt that the supply of caravan park sites is
under considerable pressure. What is less clear is whether there is a shortage of caravan parks per
se or if there is a sufficient number of parks providing an inadequate mix of particular types of
accommodation in particular areas at particular times.
It does seem that current excess demand and undersupply of caravan park sites depends largely
upon geographical location and seasonal factors. According to Tourism WA’s 2006 research, the
most prominent areas of undersupply appear to be during ‘peak season (i.e. May – September) in
the North West region – particularly Broome, and to a lesser extent in the Coral Coast region’.449
Also ‘in the South West region, during the school holiday periods in January and April there were
some issues with a lack of caravan park accommodation’.450 CIAWA confirm this, submitting
that:
447

Ms Tracy Shea, Acting Assistant Director, Policy and Planning, Department of Environment and
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many levels of Government and sectors of the community have the opinion that demand for
sites outstrip[s] supply. This assumption may hold true for only a few weeks a year during
the peak Christmas holiday season, whereby most if not all caravan parks achieve 100%
occupancy. Aside from this period the availability of sites remains high throughout the
year. Generally, an overall yearly occupancy rate of 37% shows that a significant capacity
exists within caravan parks to accommodate the existing and anticipated demand.451

In summary, Tourism WA’s report suggests that:
•

Caravan parks in Perth had the highest level of occupancy throughout the year.
Around two thirds of caravan parks in the Christmas/New Year and Easter school
holidays reporting being more than 75% full.

•

Peak capacity periods in the South West were between Christmas/New Year and the
Easter school holidays.

•

On average caravan parks in the Golden Outback and Coral Coast regions appeared
to be have some capacity at most times of the year.

•

The North West region had the greatest proportion of caravan parks at peak capacity
from May to September, compared to the other regions. Due to the seasonality in this
region, it also had the greatest over-capacity at other times of the year. 452

While, as Aspen Parks submits, ‘caravan and camping operators, like other tourist operators, come
under pressure during peak holiday periods where caravan parks are full for extended periods of
time,’453 it is apparent that aside from these peak periods the availability of sites remains high
throughout the year. That is, with caravan park non-peak occupancy rates relatively low, ‘typically
running at 30%-35% occupancy year round on sites,’454 a significant capacity exists within
caravan parks to accommodate the existing and anticipated demand.
Furthermore, given the increased demand for RVs to camp outside of caravan parks, the supply of
traditional caravan parks may be sufficient to meet current and future demands, particularly if the
wider development and use of overflow areas is encouraged.
As Ms Pat Strahan, Chief Executive Officer (CEO) of CIAWA, stated:
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

451
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on overflow areas for those people, in Broome particularly, which works extremely
successfully.455

Finding 32
It is difficult to make definitive statements in relation to any shortage of caravan parks or
capacity within those parks. Nevertheless, there is no doubt that the supply of caravan park
sites in Western Australia is under considerable pressure.

Finding 33
The demand and availability of caravan and camping sites depends largely upon
geographical and seasonal factors.

Finding 34
Given the increase in demand for nature-based camping, future supply must cater to this
trend.

5.6

SUPPLY OF CAMPING GROUNDS

As noted in Chapter 4, there is an increasing demand for sites that provide a more nature-based
experience, particularly since the rise of the self-contained RV. This section of the report deals
specifically with camping grounds, that is, with camping outside caravan parks.
While there are a small number of farm-stay and shire-provided camping areas, the main providers
of camping grounds in Western Australia are DEC and pastoralists who have diversified on their
leases.

(a)

Camping on the DEC Estate

DEC advised the Committee that ‘there are about 140 nature-based camping areas on CALM Act
land, predominantly on national parks and State forest’.456 The department further advised that

455

Ms Pat Strahan, Chief Executive Officer, Caravan Industry Association Western Australia Inc., Transcript of
Evidence, 2 July 2009, p8.

456

Submission No. 69 from Department of Environment and Conservation, 19 May 2009, p2; Ms Tracy Shea,
Acting Assistant Director, Policy and Planning, Department of Environment and Conservation, Transcript of
Evidence, 24 July 2009, p4. The CALM Act is the Conservation and Land Management Act 1984 (WA).
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there are more than 12 million visits to the DEC estate each year.457 Camping areas on the DEC
estate generally provide ‘only basic facilities which may include toilets, barbecue areas/fireplaces
and levelled tent sites’.458
DEC submits that the department has ‘concentrated on the recent provision of nature-based
camping sites in areas where there are few, if any, nearby towns or alternative camping facilities,
particularly in the north of the State’.459 In the north of the state, camping areas ‘recently
developed or expanded by DEC include’:
•

Devonian Reef Conservation Park (West Kimberley, inland from Derby)

•

Mitchell Plateau conservation parks and national parks (North Kimberley)

•

Cape Range National Park (Exmouth)

•

Kennedy Range National Park (inland from Gascoyne Junction)460

In the ‘more populated south of the State’ campground works have largely been to repair and
improve existing camping facilities as there are often alternative camping facilities provided in
nearby towns or on rural private land accommodation enterprises’.461
Visitors to camping areas in the DEC estate are generally short-stay, due mainly to two reasons.
First, as DEC suggests, such basic facilities ‘are not attractive to long-term residents, particularly
those who are working and require power, shower and laundry facilities at the minimum’.462
Second, restrictions are placed on the length of stay through application of the Conservation and
Land Management Regulations 2002 (WA) (CALM Regulations). Under r 67(1)(b) an authorised
DEC officer can direct a person to vacate a DEC site where that person has occupied the site for
more than 28 consecutive days. During school holidays, this period of occupancy is reduced to 14
consecutive days, ‘whether or not all of those days occur during the school holidays’.463 DEC
submit that such restrictions are intended ‘to maximise access by the public to highly sought after
nature-based camping areas such as those in Cape Range National Park adjacent to the Ningaloo
Marine Park’.464
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Access to camping grounds on the DEC estate is also sometimes limited according to type of
vehicle. While ‘many of the nature-based camping facilities provided and managed by DEC … are
designed to accommodate caravans also’, some are not.465 As DEC explained:
we actually have camp ground hosts who meet and greet the visitors, and they reside in
caravans on the side, but generally they are there to act as our ambassadors for people
who go camping. That occurs in a range of our national parks, such as Purnululu and
various other parks and reserves. Depending on the management plan, sometimes people
are allowed to go in with camper trailers. Sometimes they can go in with caravans, and
sometimes they cannot. Purnululu, for example, in its management plan, prohibits
caravans going into the park because of the problems associated with the access into that
park. It is a pretty tough haul into that park; it is four-wheel drive access only. We have
had occasions when large vans have been hooked up, because they have to go through
river crossings and things, which can cause quite a bit of damage.466

DEC submits that ‘the limited facilities provided for camping within the areas that it manages
meet a demand by visitors for this style of experience’.467

(b)

Camping on Pastoral Leases

As noted in Section 4.4(e)(i) of Chapter 4, demand for camping on pastoral leases is increasing.
While this activity is not included in ABS tourism accommodation data, the Committee is aware
that during the peak tourism season there can be many hundreds of people camping on pastoral
leases.
Section 106(1) of the Land Administration Act 1997 (WA) (LA Act) provides that pastoral land is
not to be used for non-pastoral purposes ‘except in accordance with a permit issued under
Division 5’.468 Following application from a pastoral lessee, under s 121(1) of the LA Act, the
Pastoral Lands Board may issue a permit for ‘pastoral-based tourist activities of a specified kind,
if it is satisfied that the activities will be purely supplementary to pastoral activities on the land’.469
This is interpreted by the Department of Regional Development and Lands (DRDL) to mean ‘lowkey pastoral-based tourism’.470
In Western Australia there is a total 462 stations that together are the subject of 513 pastoral
leases, that is, some stations are comprised of more than one leaseholding. Pastoral leases are
465

ibid.

466

Mr Peter Sharp, Director, Parks and Visitor Services, Department of Environment and Conservation,
Transcript of Evidence, 24 July 2009, p4.
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granted for anywhere between 18 and 50 years. All pastoral leases in the state end on 30 June
2015 and most leaseholders at this stage have elected to renew.471 In accordance with the
provisions of ss 106 and 121 of the LA Act, several of these lessees have opted to diversify into
pastoral-based tourism. According to DRDL, as at the end of August 2009 there were:
•

19 Camping Permits

•

28 Station Stay Permits

•

1 Horse Trail Permit

•

5 Tag-along Tour/Wildflower Access Permits472

Pastoral leases may have more than one permit, for example, to allow diversification into both
camping and station stays. However, applying for and being granted a permit does not guarantee
that the proposed tourism diversification will proceed as pastoral lease diversification, like all
development, is subject to the applicable local government planning schemes.473 For example,
Brooking Springs, located in the Kimberley, applied for and received a permit from the Pastoral
Lands Board, but has failed to receive local government approval.474 The permit system has
helped pastoralists stay on the land and, according to the Department of Planning (DoP), also
‘gave some governance to the land uses in tourism within that area’.475
However, it is apparent to the Committee that pastoral lessees are caught in an overlap and
duplication of regulatory function involving various government agencies and LGAs.
As part of its investigative travel, the Committee visited Barn Hill Station, situated 120 km south
of Broome,476 and Warroora Station, situated ‘halfway between Carnarvon (190km) and Exmouth
(190km) just south of Coral Bay (60km)’.477 At these stations the Committee observed the
facilities provided and spoke with a number of visitors. At Warroora the Committee met with the
lessee of that station, Ms Leonie McDiven and also the lessee of Quobba Station, Mr Tim
471

Mr Andrew Prior, Senior Policy Officer, Pastoral Land, Department of Regional Development and Lands,
Telephone Conversation, 27 August 2009. The renewal will be for the same period as the existing lease.
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Barn Hill Station Stay, nd. Available at: http://www.barnhill.com.au/index.html. Accessed on 28 August
2009.
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gettinghere.htm. Accessed on 28 August 2009.
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Meecham. During the discussions at Warroora a number of issues were raised in relation to the
management of camping areas along the Ningaloo coastal region and the impending excision of
land from the leases. Concern was also expressed by Ningaloo Station that wilderness camping on
pastoral leases in the region was subject to the CPCG Act. While other stations that also offer lowkey tourism facilities would also face a variety of issues, the following discussion centres on the
Ningaloo coast region for three main reasons. First, this is the region in which the Committee’s
Inquiry generated most interest. Second, it is an area of particular environmental sensitivity being
subject to considerable and growing demand pressures. Third, what happens in this region may
provide a model for similar developments throughout the state.
Overall, there are five stations situated along the Ningaloo coast, namely:
Ningaloo, Cardabia, which surrounds Coral Bay, Warroora, Gnaraloo and at the bottom
end of Ningaloo Reef is Quobba. There is a little part of Quobba at Red Bluff where there
is a surfing spot there. The length of that area is either pastoral lease or in the case of
Gnaraloo there are a couple of small lease areas that have been created under DPI
arrangements.478

While these stations for the most part provide campsites, some provide alternative accommodation
options. According to the Ningaloo Coast Region Visitor Statistics:
the two southern stations, Quobba and Gnaraloo, have more established campgrounds
with toilets and cabin or chalet accommodation options in addition to campsites. The three
northern stations, Warroora, Cardabai, and Ningaloo offer camping accommodation or a
station stay. Campers are required to bring their own toilets. All stations require visitors to
bring their own water. Access to most of the sites generally requires a fourwheel drive with
the exception of Quobba.479

The ocean-side boundary of pastoral leases is determined by a line drawn 40 metres above high
water mark. The land above this mark forms part of the pastoral lease, while the land below it is
incorporated into the Ningaloo Marine Park.480 There is a considerable amount of camping along
the Ningaloo coast with access often gained through a pastoral lease. According to DoP, this
access is usually via station tracks and ‘informal arrangements of donations to the pastoralists’.481
For example, Warroora Station charges an access fee to cross the leasehold to reach Ningaloo

478
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Marine Park.482 Access fees for Warroora Station are $5 per adult per day or $25 per week, with
no charge for children under 16 year of age.483
Warroora Station advises that ‘95% of the “wilderness camping” occurs within the 40metre line
above the high water mark’,484 that is, it occurs within the Ningaloo Marine Park. The Committee
observed first-hand that this is a situation that occurs along this entire coastal region, not just at
Warroora Station. This means that generally speaking, ‘the dominance of occupation of that area
is unlawful’.485
As noted above, permits for tourism based activities on pastoral leases are granted only where
activities are purely supplementary to pastoral activities. However, the Committee observes that
pastoralism is no longer the predominant activity or source of income on some of these leases.
Indeed, over time pastoralism has evolved to include things such as pest management and tourism.
For example, activities on Warroora Station now include farming livestock, mustering and
marketing feral goats, and providing camping facilities.
Finding 35
The provision of camping and caravanning facilities has become a focus for a number of
pastoral leaseholders, especially along the coast.

Finding 36
Pastoral leases constitute a major source of supply of nature-based camping grounds. This
supply has been overlooked in some data collection.

Finding 37
The loss of nature-based camping sites on pastoral leases would constitute a major setback
to tourism in Western Australia.
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Finding 38
The further development of nature-based camping on pastoral leases would not only meet
increasing demand from a particular market segment, but also expand the capacity of
caravanning and camping overall.

Finding 39
Pastoral leases visited by the Committee were found to be well managed and to sustainably
cater for a large number of visitors, some of whom regularly travel from other states.

Recommendation 4
Local and state governments encourage and support pastoral leaseholders to retain and
further develop low-cost, nature-based tourism sites, especially along their coastline and in
other appropriate locations.

(i)

Exclusion of the Coastal Strip

One key area of concern raised by pastoralists who met with the Committee at Warroora Station is
the exclusion of a portion of their leases for conservation purposes and the subsequent impact this
has on their ability to manage these areas.
As the seriousness of these issues was not brought to the Committee’s attention until relatively
late in the inquiry process it has not been able to undertake an in depth a study of these issues,
including talking with a wide range of interested parties. However, based on evidence received
and the Committee’s observations, it is able to provide the following discussion.
According to DEC:
there has been a longstanding recommendation by the EPA of the day that goes back to
1976 when the government of Sir Charles Court endorsed a recommendation that the
coastal strip abutting Ningaloo for two kilometres should be reserved for public purposes
because of the public amenity value.486

DoP confirmed that the Ningaloo coast exclusion plans go ‘back to the ecosystems reports
regarding the conservation and reserves planning in the late 1970s about trying to keep
486

Mr Peter Sharp, Director, Parks and Visitor Services, Department of Environment and Conservation,
Transcript of Evidence, 24 July 2009, p8.
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development a couple of kilometres back from the coast’.487 Working in conjunction with the then
Department of Conservation and Land Management (CALM), now DEC, the Pastoral Lands
Board aimed to ‘gain lands back to the crown and preserve them for various uses, particularly
conservation’.488 According to Mr David Nunn, then of the Ningaloo Sustainable Development
Office, the opportunity for graziers to participate in tourist ventures in return for early surrender of
the exclusion area had two primary objectives:
•

‘to protect that environment that’s there’ and

•

‘to bring with it over a long period of time a nature-based low-key, low impact tourism use
and also retaining a mix and diversity in that’.489

While the government preference is for a two-kilometre exclusion strip, the actual width excluded
from the lease will vary ‘because of the terrain or fence lines, depending on the stock-carrying
capacities and the physical characteristics of the area’.490 Mr Millan, Director, Strategic Projects,
DoP, explained the situation as follows:
In other cases it came down to one kilometre. Most of the time you tried to take into
account the actual built environment and management of the pastoral lease. So it was not
just an arbitrary line; it related to the physical characteristics there, access into it and
things like that. Also, as part of the coastal reports, there were certainly tourism nodes
developed and identified there. Most of the time they would be progressed with the full
cooperation of the relevant pastoralist, because you are dependent in many ways for the
infrastructure and the access. So you could get access easements et cetera to facilitate
public access into discrete and identified nodes through that area.491

One implication for stations not signing exclusion agreements is the non-renewal of their entire
lease.492 The Committee is advised that under the previous government all except two stations,
namely Ningaloo and Diemals (situated north of Southern Cross), signed exclusion agreements.493
However, as Mr Millan acknowledges, ‘it was a matter without endorsement, but by agreement,
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… you usually negotiated what the exclusion was from the particular property’.494 Other
provisions were also sometimes made in relation to ‘early surrender within two years, or some
adjusted time frame’.495
The Committee understands that ‘there were submissions to the current Minister for Lands to
review that situation with a view to perhaps retreating the amount of the exclusion’.496 Mr Nunn
explained that, to date, one framework agreement has been signed with the current Minister for
Lands, namely that with Cardabia Station, which means that there is ‘one two-kilometre exclusion
on Cardabia Station that will be implemented’.497 Furthermore, with the exception of the two
above mentioned stations, the other exclusion agreements ‘are in place; they are locked’.498
However, the content and outcome of the current review are as yet unknown.499
DRDL advised that, in collaboration with the Minister for Lands, it is ‘currently reviewing the
situation on the Ningaloo coast to identify any alternative options for resolving a number of issues
along this part of the Coast’.500 At this time, though, the department advised that ‘it is too early to
determine the outcome of these discussions’.501
The Committee believes that these discussions have an important role to play in the provision of
nature-based camping grounds in Western Australia. Furthermore, it encourages the Minister and
DRDL to give top priority in the current negotiations to the development and expansion of lowcost eco-tourism facilities on pastoral leases.
It is the Committee’s view that in any future departmental planning for the Ningaloo coast access
for caravanning and camping is accorded top priority. The Committee believes that this is an area
that has the potential to expand the eco-tourism experience in Western Australia.
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Finding 40
The Ningaloo coast offers considerable potential to expand opportunities for a nature-based
tourism experience in Western Australia.

Recommendation 5
In any future departmental planning for the Ningaloo coast, access for caravanning and
camping must be given high priority to ensure no reductions from current levels.

Recommendation 6
State planning should ensure that future generations have sustainable access to camping
along the coast and the opportunity to experience the marine park first-hand.

The Committee acknowledges that the excision of the coastal strip is an important issue for
pastoralists and for the state as a whole. However, there are number of reasons why the Committee
is not in a position to make further findings and recommendations directly in relation to the
excision. First, the Committee received conflicting evidence in relation to the excision of the
coastal strip from pastoral leases and heard a number of different views on the issues involved.
Second, while conflicting evidence does not prevent discussion, as noted above, the Committee
was informed of this relatively late in the Inquiry and does not believe it is in a position to make
fully informed comment. Third, many of the issues raised with the Committee, while important,
fall outside the scope of this Inquiry.
(ii)

Regulation and Management of Coastal Tourism

In relation to the dual use of pastoral leases, that is for pastoral and tourism purposes, there is
some concern around what DoP sees as the lack of formal planning and management of access to
coastal land, particularly in areas such as the Ningaloo coastal region which have high visitor
numbers.502 Mr Nunn, Director of DoP, advised that ‘we were at a point where the government
was looking to introduce a more normalised accountable arrangement there. Whether we do that
on a pastoral lease or public land tenure with or without the pastoralists involved is a debatable
point’.503
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Nevertheless, diversification of pastoral leases into low-key tourism, including caravan and/or
nature-based parks, is not seen as a planning issue. Ms Anne Hill, Executive Director, Regional
Planning and Strategy, DoP stated that, ‘from the point of view of the planning framework, I do
not think there are any major constraints on that happening, subject to the local council scheme
there. So, from a planning point of view, it is not an issue’.504 Even in situations where the tourism
development becomes large, where ‘it starts to get quite permanent and it starts to become
effectively a little town,’ while there might be reasons for ensuring the high standard of the
tourism experience on offer, ‘it is not so much a planning issue’, it is more of a regulatory issue.505
Citing the situation of some of the caravan parks in Coral Bay as an example of growth leading to
an area being ‘under a lot of pressure’ and ‘perhaps not an ideal situation for anybody to stay in,
whether it is short or long stay,’506 DoP argues that this is more of a regulatory concern than a
planning issue.
Similarly, Mr Nunn believes that:
the station stay level of things does not really raise a planning issue that the state has been
mindful of. If it is administered through the diversification permit process, it is fine. It is
just where you get that odd hot spot where the scale of it starts to change, and it brings a
whole lot of implications with it.507

Speaking on a Four Corners programme on camping on the Ningaloo coast, the then Minister for
Planning and Infrastructure, the Hon. Alannah McTiernan, MLA, stated that while the government
did not want ‘to corral people’ or put them ‘into neat little boxes, because that’s not what they
want’, there was a need ‘to make sure that it [tourism on pastoral leases] is properly managed’.508
Ms McTiernan argued that the government had ‘to have a more active role in monitoring and
making sure that damage is not occurring to the environment, to the reef and to the beach’.509
The pressure to regulate the Ningaloo coast remains. As Mr Nunn, Director, DoP, explained in
evidence:
there is pressure to regulate it. The strategy … was to try to retain that low-key outback
camping experience—not a caravan park experience, but bringing in a better standard of
management in terms of the waste, the access and some of the damage that is actually
occurring to that coastline as well, just from the sheer numbers of people.510
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Both DoP and DEC propose government management of the area and that this should be
conducted in partnership with the pastoralists. According to DoP, ‘the policy that was set out for
that was to use the pastoralists in partnership to manage it’.511 DEC’s view is that the department:
should continue with the undertaking that was endorsed by Sir Charles Court’s
government, which was to secure that coastal fringe area back into public ownership,
manage it for public benefit and look at how we can best undertake that management
activity in partnership with the pastoral lessees, given that they are present.512

However, DoP, while recognising that it is the ‘state that is held accountable by the broader
community about what is happening there,’ stated that ‘it does not necessarily want to have to go
in and remove the pastoralists and have a role—step in and do it a la the national park, for
example, but actually do it in a partnership’.513
DEC acknowledge that primarily because of the length of the coastline they, themselves, ‘do not
actually have the management capacity’, and for them to manage the coast effectively, they
‘actually have to develop an effective partnership with the people who are there’.514 DEC have
proposed to the pastoralists concerned that they ‘enter into some form of management agreement’,
with the pastoralists acting as DEC’s agents to manage those areas.515 According to DEC, this
would allow the department to ‘actually invest money in bringing the coastal strip there up to
standard, which would meet the needs of the visiting public’.516
However, it seems from the evidence from DoP and DEC, and from the discussions the
Committee had with pastoralists, that there are different ideas on what a government/pastoralist
partnership might look like. Mr Nunn suggested that ‘there are different views about that [the
management by partnership], and there is probably a lot of suspicion flying around from one side
to the other about what really it was about’.517 Mr Sharp, Director, Parks and Visitor Services,
DEC, advised that while there had ‘been issues there between our department and the pastoral
lessees over the years’, he believed that there were no issues that could not ‘be resolved with
goodwill on both parts’.518
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However, during the Committee’s travel concerns were raised about DEC’s proposal and the
department’s ability to manage the coastal camping regions. Furthermore, the 2007 Senate
Standing Committee report Conserving Australia noted several concerns raised ‘about the land
management practices of DEC in relation to leasehold land acquired for conservation purposes’.519
These concerns centred on ‘the lack of on-the-ground staff on properties and the consequent
adverse effects this is having with regard to a range of property management issues’.520 The
problems relayed to the Senate included the lack of:
•

maintenance of fire breaks and fire access tracks

•

maintenance of boundary fending

•

early detection of fire threats

•

control of feral animals and weeds521

However, DEC countered these claims, stating that it ‘seeks to preserve an on-the-ground
presence on properties’, that the ‘accusation that the department’s program is “depopulating the
rangelands” is a “myth” and that it ‘questioned the notion that increased fire threat comes from
DEC acquired properties’.522
Mr Sharp, Director, Parks and Visitor Services, DEC, acknowledged that:
there has been a strong series of representations by the pastoral lessees and people who
support them to retain those pastoral lessees and allow for the lessees to manage for
public camping and other accesses on those pastoral lessees.523

This support for pastoralist management of camping grounds on pastoral leases is clear. For
example, on the 2006 Four Corners programme, Seachange, one station visitor said that
pastoralists should be allowed to ‘carry on the way they’re doing it … if CALM gets in here it’s
going to be buggered, it really is’.524 More recently, evidence provided to a study by the CRC for
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Sustainable Tourism ‘suggests that visitors would respond more positively to management from
the pastoral station owners than government agencies’.525
As mentioned above, the Committee travelled to Warroora Station to see first hand the facilities
provided. This visit made considerable impact on the Committee and members were impressed
with the systems implemented by Warroora for the management of visitors, access to the coast and
waste disposal.
Finding 41
Pastoralists, when provided where necessary with the appropriate training in conservation
land management practices, are well placed to sustainably manage caravan and camping
grounds on their pastoral leases.

Finding 42
Some pastoral leaseholders are providing highly valued and sustainably managed naturebased camping facilities.

Recommendation 7
The regulatory framework governing pastoral leases needs to be designed to support and
promote the development of nature-based camping sites.

Recommendation 8
Pastoralists be provided with the necessary training to allow them to manage their leases in
accordance with sustainable management practices.
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5.7

SUPPLY OF REST AREAS - ROADSIDE REST STOPS AND
FACILITIES

The provision of roadside rest areas and the facilities provided in such areas was one of the most
mentioned topics in submissions and briefings from travellers and their representative bodies.
Much of this evidence discussed what is seen by the caravanning and camping community as a
lack of roadside rest areas, a lack of facilities and the negative impact of some of the provisions of
the CPCG Act and CPCG Regulations. This section provides information on the supply of rest
areas and facilities. The regulation of the use of roadside rest areas under the CPCG Act and
Regulations is reserved for Chapter 9.

(a)

Roadside Rest Areas

There are several reasons why roadside rest areas are necessary and why this demand is
increasing. First, as has been noted in Chapter 1 and elsewhere in this report, camping is seen as
an Australian tradition and many travellers, particularly those with self-contained vehicles, want to
either wild camp or camp in nature-based parks rather than traditional caravan parks in towns.
Second, and as Ms Judith Maddams advises, ‘with vast distances in WA, it is not possible to stay
in a town every night’.526 Third, as many travellers fall into the category of grey nomad and are,
therefore, retirees, demand by these travellers ‘is built around short distances and stopping often.
Three or four hours is an optimum travel distance and at a very leisurely pace and with regular
breaks’.527 As Mr Phillip Chadd explained, ‘people of my ilk, and older and younger, will
probably only want to drive 100 to 150 kilometres maximum for the day’.528 Fourth, again
because Western Australia is a vast state with long distances between towns, providing roadside
rest areas helps people take regular breaks, which helps combat driver fatigue. Thus rest areas are
a genuine fatigue management tool.529 Fifth, roadside rest areas also provide a place to stop in
emergency situations.
Raw data provided by Main Roads Western Australia (Main Roads WA) shows a total of 1699
roadside stopping places throughout Western Australia. These are classified as parking bays,
information bays, rest areas, 24-hour rest areas, truck bays, bus bays and scenic lookouts.530 Table
5.4 shows the number of each type of roadside stopping place located along selected major
Western Australian Highways.
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The Main Roads WA publication Roadside Stopping Places contains the following policy
statement:
Roadside stopping places to service the convenience and rest needs of road users will be
provided subject to Guidelines conditions, funding and work priority.531

This publication applies the following definitions:
Parking Bay: A parking space adjacent to the road that allows drivers to rest and/or check
their vehicle and load.
Rest Area: A Rest Area is an off-roadway space physically separated from the through
carriageway with provision for the parking of vehicles and the resting of drivers and
passengers.
‘24 Hour’ Road Side Rest Area: An area designated by a traffic sign erected in
accordance with a written law, as a area (sic) which may be used for 24 hours for resting,
stopping, or camping in a vehicle.532

General or short break rest areas ‘are provided for motorists to take short breaks from
travelling’.533 Such areas are to provide:
•

An all weather surface for areas provided for motor vehicles,

•

A table and seating,

•

Shade (constructed shelter if tree shade is not available); and

•

Litterbins534
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Table 5.4:

Number of Road Side Stopping Areas by Type (for Selected Highways)

Highway

Length
(km)

Parking
Bays

Info
Bays

Rest
Areas

24 Hr
Rest

Truck
Bays

Bus
Bays

Scenic
Lookout

Total

H001
Albany

404

59

6

7

0

4

3

0

79

H001
Bunbury

163

14

2

6

0

0

3

0

25

H003
Eyre

721

38

2

16

4

0

0

0

60

H004
Brand

368

55

7

4

0

5

2

0

73

H005
Great Eastern

593

75

8

4

1

4

0

0

92

3,194

246

9

13

8

14

12

2

304

1,295

133

5

16

6

0

0

0

160

H008
South Coast

475

39

2

5

1

2

2

0

51

H009
South
Western

514

52

17

13

0

0

1

2

85

H006
Great
Northern
H007
North West
Coastal

‘24-Hour’ rest areas are designed to allow ‘motorists to take long break from travelling of up to 24
hours’.535 In addition to the general rest area facilities, 24-hour rest areas are required to:
Have unisex toilets (suitable for disabled) and appropriate signage saying 24 hour
camping permitted.
Be at least 200m from any residents; and
Be away from establishments providing fully serviced or self-contained overnight
accommodation by at least 50km state-wide.536

535

ibid.

536
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Main Roads WA produces a series of Roadside Rest Areas and Amenities Brochures.537 These
brochures show the location of rest areas, water, toilets, tables and chairs, caravan dump points,
fireplaces, tree or shade shelter, telephone, driver reviver stops and 24-hour rest sites, with
separate brochures for different sections of the state. The dissemination of information on roadside
rest area facilities is an important issue, one recognised by the Caravan Parks and Camping
Grounds Advisory Committee (the Advisory Committee). As Ms Donna Cocking explained at
hearing, ‘a centralised brochure pinpointing on a map of Western Australia exactly all the roadside
stops and dump points, and where travellers, in view of the great distances, to avoid fatigue can
stop for 24 hours or up to three days with the permission of a landowner’ is on the Advisory
Committee’s agenda, but it has not been able to progress this largely due to government
restructuring.538 According to Ms Cocking, ‘that brochure is greatly needed, particularly when a
lot of international visitors who do not speak English very well hire motor homes or totally
inappropriate vehicles and decide to go out into the middle of nowhere’.539
Finding 43
There is a need for a comprehensive resource for travellers showing the location of all
roadside stopping places in Western Australia and the facilities they provide.

Recommendation 9
Main Roads Western Australia takes responsibility for developing a comprehensive
resource for travellers showing the location of all roadside stopping places in Western
Australia and the facilities they provide, and for making it accessible to other agencies and
users.
The major concerns of travellers and their representative organisations were the facilities provided
at rest areas and the distances between stopping places. For example, Ms Maddams submits that
‘provision of rest areas, with at minimum a pit toilet and preferably an area screened by vegetation
and away from the road is necessary in areas where distances are great. Adequate and regularly
emptied rubbish bins are desirable’.540
Using data supplied by Main Roads WA, Table 5.5 shows the types of facilities provided at the
roadside stopping places situated along the major highways in Western Australia. To provide a
537

These are available from the Main Roads Western Australia web site at: http://www.mainroads.
wa.gov.au/UsingRoads/TouringWAMaps/Pages/RestAreas.aspx.

538

Ms Donna Cocking, Chairperson, Advisory Committee Caravan Camping Ground Act, Department of Local
Government, Transcript of Evidence, 3 July 2009, p5.

539
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clearer picture of facilities provided for travellers, those provided at bus bays, truck bays and
scenic lookouts have not been included in Table 5.5 data.
Comparing Main Roads WA policy requirements with the data in Table 5.4, it seems that the
department is generally complying with its guidelines. For example, there is a total of 7 rest areas
along the Albany Highway (H001), which means there should be 7 rubbish bins and 7 tables.
Table 5.4 shows 66 bins and 24 tables. Similarly, there are 21 rest areas along the Great Northern
Highway (H006) and 264 bins and 37 tables provided. The Committee has not conducted an audit
of each roadside rest area to determine whether or not it meets Main Roads WA standards.
Nevertheless, with the exception of the Eyre Highway (H003), which has only 6 tables for 20 rest
areas, it seems that Main Roads WA by-and-large is observing its policy guidelines.
As noted above, the distance between rest areas is also a concern for travellers. Roadside Stopping
Places also outlines the spacing between rest areas. For rest areas in the Inner Zone (the closely
settled ‘agricultural’ areas of Western Australia situated between the Perth Zone and the
pastoral/mining areas), the spacing is to be approximately 60 to 90 km for short break areas and
approximately 120 to 180 km for 24-hour rest areas. For rest areas in the Outer Zone (the
pastoral/mining area of the state, north and east of the Inner Zone boundaries), the approximate
spacing for short break areas is to be 80 to 120 km apart, while for 24-hour rest areas it is to be
160 to 240 km.541
Table 5.5: Facilities Provided at Roadside Stopping Places (for Selected Highways)
Highway

Total
Sites

Rubbish
Bin

Table

BBQ

Toilet

Water

Telephone

H001
72
66
24
2
1
2
1
Albany
H001
22
19
9
1
1
1
0
Bunbury
H003
60
54
6
8
3
4
3
Eyre
H004
66
63
7
2
4
2
1
Brand
H005
88
74
21
10
3
4
5
Great Eastern
H006
276
264
37
28
12
3
4
Great Northern
H007
160
156
23
8
10
0
0*
North West Coastal
H008
47
43
14
3
3
4
0
South Coast
H009
82
76
30
2
2
3
3
South Western
*
Two stopping areas on the North West Coastal Highway have a phone at the roadhouse opposite.

541

Shelter

Signage

4

62

1

19

4

39

3

3

4

28

17

192

13

127

3

34

8

61

Main Roads Western Australia, Roadside Stopping Places, 10 January 2008, p4. Available at: http://stand
ards.mainroads.wa.gov.au/internet/standards/rtems/roadside/roadside_stops. Accessed on 15 May 2009.
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Examination of the raw data provided by Main Roads WA shows that the distances between
stopping places on Western Australian highways are generally relatively small, with some of the
greater distances being only 40 km apart. As the following randomly selected examples
demonstrate, the data shows that distances between stopping places on major roads is also usually
relatively small:
•

Minilya-Exmouth Road (H048): the data show stopping places to be no more than 20 km
apart along the 212 km length of the road

•

Goldfields Highway (H049): the greatest distance between stopping places along the 793
km highway is 41.3 km

•

Shark Bay Road (M011): the greatest distance between stopping places along the 128 km
road is 31.4 km

•

Marble Bar Road (M030): there are 20 stops along the 434 km road, with most 20 to 40
km apart, the greatest distance being 91 km

•

Indian Ocean Drive (M045): there are 10 stops along this 267 km road, some being
situated within a kilometre of each other, and most approximately 10 km apart. The
greatest distance between stopping places is 192 km.

The most obvious exception to the relatively short distances between stopping places is the Gibb
River Road (M012), a 651 km road, with the greatest distance between stopping places being
215.58 km. However, there are 12 stops along this road, 8 of which are 30 km or less apart; there
is also one instance each where the distance between two stopping places is 49, 70 and 90 km.
Based on this evidence it is apparent that Western Australia is well supplied with roadside
stopping places. What seems to be the case is that there is a disjuncture between what is supplied
and people’s expectations. Based on evidence presented to the Committee (as discussed
throughout this report), on briefings and discussions held by the Committee, and on the
Committee’s observations and discussions during its investigative travel, it seems that travellers
generally want all facilities at all roadside stopping places, and for these to be between 50 and 100
km apart, and preferably designated as 24-hour rest areas.
However, this expectation loses sight of the intent of roadside rest areas, namely to act as a fatigue
management tool by providing an area in which travellers can rest. The South Australian
Government has recently stated the importance of recognising that roadside rest areas are not
developed as caravan parks, playgrounds or parks.542 According to this South Australian
Government report, travellers generally can choose when to stop, and use roadside rest areas to
take food and drink breaks, toilet stops and to rest so as to manage fatigue.543 The Roadside Rest
542

Department for Transport, Energy and Infrastructure, Roadside Rest Areas Strategy for South Australia,
Government of South Australia, June 2008, p8. Available at: http://www.transport.sa.gov.au/pdfs/Road
side_rest_areas_strategy_for_SA.pdf. Accessed on 5 September 2009.

543
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Areas Strategy for South Australia report also acknowledges the growing trend for travellers to
‘free camp’ in rest areas by using them for overnight stays. However, the report also held that
‘whilst overnight stays in rest areas are a genuinely acceptable method for fatigue management,
stays longer than 24 hours are not encouraged’.544 While accepting the use of rest areas for fatigue
management, the report stated that ‘any stays in excess of 24 hours are clearly against the intent
for rest areas, and therefore should not be encouraged’.545 Instead, the report reiterates that rest
areas have a ‘minimal level of facility’ and this is provided ‘for comfortable short breaks’, and
encourages travellers who want better facilities for a longer stay ‘to plan their journey to take
advantage of available opportunities in towns and commercial facilities’.546
Roadside Rest Areas Strategy for South Australia also holds that:
overnight campers in rest areas must also accept that they are likely to experience
disruption through other road users, particularly heavy vehicle drivers, continuing to
utilise the rest area facilities, for genuine fatigue management reasons, at any hour of the
day or night.547

One of the main problems associated with roadside rest areas is that of maintaining standards. As
Ms Maddams notes, ‘the mess that can be seen in some roadside rest areas and other non
commercial campsites shows that there is an element in the community that is uneducated in
common decency or has no respect for other people’.548 Local governments such as the Shire of
Manjimup have also expressed concern about rubbish left at roadside rest areas.549 Main Roads
WA advised that while the department had considered following DEC’s lead and removing all
rubbish bins from rest areas, they did not intend to do so. According to Main Roads WA:
the main trouble with our rubbish bins is people putting household rubbish in there. That is
a real bugbear. If it is just the rubbish that comes from travelling, that is acceptable, but
sometimes we find all sorts of things in there. So we did make up signs advising people that
that is not on and we try to police it a bit.550

A related problem is the cost of maintaining and cleaning the facilities provided, including rubbish
removal. Rather than local government, it is a Main Roads WA responsibility to remove garbage
from roadside stopping places. To this end, the department ‘has a series of term network contracts
in place’.551 As Main Roads WA explained, ‘part of the duties of contractors in each of our

544

ibid., p8 and p10.
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ibid., p10.
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regions is to clean out bins and toilets, and generally to keep them tidy and also to cut the grass to
keep them looking pretty good’.552
Maintenance costs are also a major disincentive to the provision of further roadside stopping
places. As Mr Matthews, Plant Manager, Main Roads WA advised, ‘the installation cost is a oneoff, but maintaining happens every year and it is not cheap’.553 As the term network contracts are
‘a bulk monthly payment’, the department is not able to separate out the annual cost of
maintaining roadside stopping places.554 Nevertheless, Mr Matthews was able to draw on a
specific example to provide some indication of just how expensive facilities are to maintain. In
relation to the rest area at Arrowsmith, which includes a toilet, it is estimated that the cost ‘to have
somebody go down twice a week to clean up just the toilet facility’ is approximately $30,000 per
year.555 This site is relatively close to a major centre and it is reasonable to suggest that in more
remote locations in the state the costs would be much higher.
While acknowledging travellers’ desire to camp in non-regulated areas and have more freedom
than that allowed in traditional caravan parks, Mr Matthews reiterated the core business of Main
Roads WA as being to ‘look[ing] after motorists and their fatigue’. The department recognises that
caravanners and their representative bodies would ‘like to see one [rest area] every kilometre, but
that is not on either’.556
Finding 44
Main Roads Western Australia provides a considerable number of rest areas in Western
Australia, many at considerable cost.

Finding 45
In remote areas, due to the distances involved, some of the rest areas may not be serviced as
often as is desirable.
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Recommendation 10
Where possible, Main Roads Western Australia should continue to develop rest areas
throughout the state and communicate their location to travellers.

(b)

Dump Points

The rise of self-contained vehicles used for caravanning and camping in Western Australia has
been noted in Chapter 4. Given that, by definition, the facilities contained in these vehicles include
washing, shower and toilet facilities, the provision of waste dump points, their location in Western
Australia and their installation, cost and usage are very important issues. In fact, WAACCI
submits that ‘the growing number of recreational type vehicles, including motor homes and
caravans, equipped with either cassette type chemical toilets or holding tanks for chemical toilets,
that need to be serviced regularly during travel are presenting a real problem’.557 Similarly, DEC
stated that one of the issues the department faces ‘with people moving around with self-contained
camper vans and the offroad vehicle caravans is the disposal of waste’.558
It seems that even ‘if there are public toilets’ people in self-contained vehicles opt to use their own
facilities ‘because it is more comfortable. They often then require a dump point; they ask for dump
points such as in a national park, even though they can use the facilities that are provided’.559 This
puts added pressure on the supply of dump points.
(i)

What is a Dump Point?

CMCA describes a dump point as follows:
Normally—if you can imagine a septic system connected to a public toilet or a sewer
connected to a public toilet — we provide a unit that is about 900 by 600 millimetres,
which seals, and you take your cassette out of our vehicle and dump your sanitary waste
into it. It is connected into the sewer … the same as the above-ground unit.560

(ii)

Dump Points in Western Australia

The provision of chemical toilet dump points in caravan parks is prescribed under Schedule 7,
clause 47 of the CPCG Regulations, which states:
557

Submission No. 43 from WA Association of Caravan Clubs Inc., 30 April 2009, p23. See also Submission
No 84 from Shire of Manjimup, 8 June 2009, p2.
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Mr Peter Sharp, Director, Parks and Visitor Services, Department of Environment and Conservation,
Transcript of Evidence, 24 July 2009, p6.
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there is to be a communal chemical soil waste dump point, in accordance with the
requirements of AS/NZS 3500.2.2, which is connected to an approved waste water disposal
system at all facilities, other than park home parks, nature based parks and transit parks.

Therefore, given that there are approximately 400 caravan parks in Western Australia, there
should be approximately 400 dump points provided throughout the state. The Shire of Irwin
believes that the compulsory provision of dump points by caravan parks requires discussion, as
does whether ‘their use be accessible, for a fee, to members of the public not using the caravan
park’.561 Given that one of the recommendations made by WAACCI is that this provision ‘be
strictly enforced as an essential requirement of all caravan parks in WA’,562 it is reasonable to
assume that not all caravan parks do, in fact, have a dump point as required. However, the
Committee has been unable to determine the level of compliance with this provision.
Furthermore, according to WAACCI, there are ‘relatively few dedicated waste dump points
available within WA’.563 Clearly, this must refer to dump points not located in caravan parks.
Whether dump points are located inside or outside of caravan parks is a contentious issue in
relation to access and charges, and these are discussed further below.
In relation to non-caravan park supplied dump points, again, the Committee has been unable to
determine precisely how many have been installed in the state. The Roadside Stopping Places
brochure produced by Main Roads Western Australia shows only one dump point. However, Mr
Pat Matthews, Plant Manager, Main Roads Western Australia, advised at hearing that the
department is ‘developing more of those, again with environmental implications in mind. […] I
think we have something like 10 out there at the moment’.564 At hearing, Ms Donna Cocking of
CIAWA advised that that organisation had undertaken ‘a survey on the number of dump points in
WA’ and had determined that there are ‘more than 104’.565 However, CMCA stated that the 26
units it had provided represented 60% of the publicly available dump points in the state,566 which
makes the total available approximately 43.
The Committee understands that dump points are provided by some service stations and local
government associations as a public service. For example, Mr Walker of WAACCI advised that
there is a dump point ‘tucked away’ in Broome ‘behind one of the fuel stations’ and that this was
provided as a free service.567 Similarly, the Shire of Murray has ‘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
561
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through to the south west’.568 The Shire of Murray informed the Committee that the usage of this
dump point is not monitored and as it is connected to the septic system they could not provide data
on how many caravanners take advantage of this free service. However, the dump point is located
beside the Tourism Centre and anecdotal evidence provided to the Shire by the Centre suggests it
is well used.569
Dump points have also been provided through partnerships between CMCA and local government
associations. As noted above, CMCA advised that that organisation ‘has provided 60 per cent of
the publicly available dump points in WA’.570 The partnership involves CMCA providing the
physical unit, at approximately $2,500 each and owner of the site covering the installation cost.571
As CMCA stated at hearing:
there are 26 Dump-Ezy units in WA that the club has subsidised, which, as I say, are 60
per cent of the all the units in WA. … The installation in any place is at the cost of the
owner of that site. We provide the above-ground unit. They make the connection into
whatever is suitable. With the three 24-hour rest area installations that we have made in
conjunction with Main Roads, we made those two years ago up in the north west, because
that is an area that is very, very poorly serviced. They made three new rest areas and we
volunteered the dump points for those.572

(iii)

Cost of Providing Publicly Available Dump Points

As would be expected, the cost of providing dump points varies markedly throughout the state
depending on variables such as location and whether or not it is connected to Water Corporation
sewerage systems.
CMCA advised that connecting a waste unit into the sewer ‘costs the shire normally about
$2 500’.573 However, not all dump points are situated in regions that have sewerage connections
and this variable has a considerable impact on the cost of installation. For example, the Shire of
Manjimup advised that, in recognition of the issues associated with the discharge of waste from
recreational vehicles, it had investigated the possibility of providing a dump point.574 However, a
feasibility study ‘revealed that the estimated cost to comply with the Water Corporation’s standard
568
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requirements is approximately $150,000’.575 This cost, particularly when combined with ‘ongoing
licensing and discharge costs’ means that the provision of a dump point by the Shire was
considered unviable.576 The Shire further suggests that ‘in other the States and Territories of
Australia, the requirements are much less expensive, simple to construct and operate, and are
supported by State and Territory agencies’.577
The Water Corporation has recently drafted an information brochure: Publication 40: Mobile
Home and Portable Toilet Cartridge Disposal Facility. This publication will outline the
Corporation’s policy and requirements for the provision of dump sites to ensure that the
Corporation is meeting Australia’s National Source Guidelines in relation to source protection.
Publication 40 sets out the requirements for a dump point, and includes such things as appropriate
signage, the supply of a trigger action hose, installation of bollards to protect the facility from
damage et cetera. The Corporation will also require the dump point to be installed behind a hinged
lockable lid with the key available from the service station, tourist centre or other such location.
This requirement will allow the Corporation to monitor the use of the facility as required by its
environmental licence and in keeping with National guidelines.578
In relation to costs, the Water Corporation advised that an industrial waste permit is currently
$195.60. There is also an establishment fee for assessing permit applications, and this is charged at
$110 per hour, with most applications assessed within one hour.579
Main Roads Western Australia advised that a dump point would cost the department between
$5,000 and $10,000 depending upon whether or not there was already ‘a backhoe out there
digging a hole for the toilet’.580 This negates the need to get specialised plant into that area for the
sole purpose of installing a dump point. While acknowledging that such variables make it difficult
to quantify the cost, Mr Matthews believes the ‘hardware costs three or four grand and you allow
another two or three for putting them in if your digger is already on site; if not, maybe it is ten
grand in total’.581
(iv)

Issues Arising

There are a number of issues and concerns raised in relation to the provision of dump points and
the current practices of travellers in relation to the disposal of their waste.
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First, it seems that the location of the publicly available dump sites is not well advertised in the
locality or in any government publication of facilities in the state. As Ms Cocking of CIAWA
advised, ‘there is no coordinated map or route planner where you can dump’.582 One consequence
of this is that travellers have difficulty in locating the site. This is exemplified by the experience of
Mr Walker of WAACCI on his travels to Broome:
Broome has one of those, but it is tucked away. I have been up to Broome a number of
times and I have found it only recently; … I went in there [a fuel station] and it was right
up in the corner, so I went into the office and said, “I notice you’ve got a dump point; can I
use it and how much does it cost?” He told me it was free. I said that I was happy to pay
for it, but he said it was free.583

As mentioned previously, Main Roads WA produces a brochure titled Roadside Stopping Places.
This brochure is available from Main Roads WA regional offices and is updated each year to
reflect the changes in facilities provided.584 Mr Matthews was hopeful that the ‘next updated
brochure will indicate in which areas they [the 10 dump points] are’.585
The lack of readily available information is recognised by government as a problem. For example,
as previously noted, DLG advised that a ‘centralised brochure’ showing facilities such as roadside
stops and dump points ‘is greatly needed’.586 Tourism WA acknowledged that the agency gets a
lot of complaints in relation to a lack of waste disposal points, with Mr Crawford, Director
Strategic Policy, stating that ‘it is a matter of finding the access points. Where do you go?’587 In
her role as Chairperson of the Advisory Committee, Ms Cocking advised that the production of a
centralised brochure had been on the committee’s agenda but had not been able to be progressed
largely due to government restructuring.588
Finding 46
There is a need for a readily accessible resource providing the location of publicly available
dump points in Western Australia.

582

Ms Donna Cocking, President, Caravan Industry Association Western Australia Inc., Transcript of Evidence,
2 July 2009, p13.

583

Mr Edward Walker, WA Association of Caravan Clubs Inc., Transcript of Evidence, 2 July 2009, p8.

584

Mr Pat Matthews, Plant Manager, Main Roads Western Australia, Transcript of Evidence, 28 July 2009, p4.

585

ibid.

586

Ms Donna Cocking, Chairperson, Advisory Committee Caravan Camping Ground Act, Department of Local
Government, Transcript of Evidence, 3 July 2009, p5.

587

Mr Steve Crawford, Director Strategic Policy, Tourism Western Australia, Transcript of Evidence, 28 July
2009, p13.

588

Ms Donna Cocking, Chairperson, Advisory Committee Caravan Camping Ground Act, Department of Local
Government, Transcript of Evidence, 3 July 2009, p5.
- 128 -

ECONOMICS AND INDUSTRY STANDING COMMITTEE
CHAPTER 5

Recommendation 11
The Department of Local Government develop a resource providing the location of publicly
available dump points in Western Australia.
Second, there are problems associated with the dumping of waste into composting toilets and
consequently causing damage to that process. According to DEC, travellers sometimes ‘dump a
lot of that stuff into our toilet systems and kill off all the bacteria we have got working there. That
is an issue that I think is being faced not only by our agency but by local government authorities et
cetera’.589 DEC confirmed that this has been a problem ‘on the Mitchell Plateau and a few other
locations around the state, particularly in remote areas, where we put in these pretty high-tech
systems. They are a hybrid system; but the addition of chemicals stops the composting
processes’.590 Feedback from DEC officers in the Mid West Region (including the Shark Bay and
Kalbarri areas) and the Kimberley also notes the dumping of chemical toilet waste into DEC
managed toilets.591 WAACCI argues that the limited number of dump points in the state leads to
the dumping of waste into septic sewage systems ‘which kills the bacteria and prevents the correct
treatment of waste’.592 Main Roads WA advised that if travellers dump their black water waste
into composting toilets, it knocks the ‘goodies on the head’ and, therefore, it was in the
department’s ‘best interest to provide dump sites’.593
Third, there is the question of whether or not travellers generally behave responsibly in the
disposal of their waste. Fourth is the issue of whether or not travellers are prepared to pay for the
use of a dump point. As these issues are often interrelated, they are discussed together as follows.
WAACCI also advise that a further consequence of the lack of waste dump points in Western
Australia is that travellers may dump ‘the contents on the ground (which may or may not be
buried)’.594 The disposal of sanitation waste is an issue Australia-wide. According to Mr Walker
of WAACCI, ‘four or five years ago there was an article in The Bulletin … accusing caravanners
of dropping their sanitation waste everywhere they went’. 595 In response to this article, WAACCI
stated that ‘caravanners generally try to do the right thing, but there are a lot of other people on the
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road as well’.596 Mr Walker believes that caravan club members are aware of the issues
surrounding waste disposal and generally ‘wait until they return home to empty their cassettes or
seek other authorised alternative means of servicing’.597
However, not all travellers are caravan club members, and evidence presented to the Committee
during its investigative travel suggests that some travellers are less concerned about the
responsible disposal of waste. For example, the Albany and Exmouth Districts suggest that illegal
dumping of waste has increased over the last five years and much of that increase is due to
chemical toilet dumping in DEC parks.598 This is particularly the case when service providers
charge a fee for providing the dump point. While organisations such as WAACCI acknowledge
that ‘a servicing fee may be necessary to over costs’, it seems that people are unwilling to pay. As
noted in Chapter 4, one caravan park operator explained:
having camped out in the bush for a few days or more, many travelers (sic) book into our
park for one night to have a hot shower, leave rubbish and dump their toilet waste.
Previous attempts by the park operator to charge a nominal fee for customers to use the
dump point was met with disbelief by the customer, many would not pay.599

Tourism WA also acknowledge that ‘there are people out there who, rather than pay $5 to go to a
dump point, just bung it down the road and let it loose. There will always be that kind of
behaviour’.600
A further related consequence of the lack of sites, particularly when combined with the lack of
willingness to pay, means that some people take advantage of sites provided for the paying patrons
of caravan parks and camping grounds. During its meeting at Warroora Station the Committee
heard of a couple in a self-contained vehicle using the station’s dump point to empty its waste
tank. When questioned by the caretaker as to whether they were camping at the station, they
advised they were not. The caretaker then pointed out that they could not use the station facility, to
which they replied that they would ‘simply open the plug and let it out along the road’.601
The Committee finds this type of attitude to be appalling and totally lacking in responsibility. It is
Committee’s view that any person found to be dumping their recreational vehicle waste in such a
manner should incur a significant fine or other appropriate penalty.
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ibid.
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Submission No. 43 from WA Association of Caravan Clubs Inc., 30 April 2009, p23.
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Submission No. 108 from Department of Environment and Conservation, 16 September 2009, Table 1.
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Submission No. 63 from York Caravan Park, 14 May 2009, p7.
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Mr Steve Crawford, Director Strategic Policy, Tourism Western Australia, Transcript of Evidence, 28 July
2009, p13.
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Warroora Station, Committee Briefing, 17 August 2009.
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Finding 47
The dumping of blackwater waste other than in dump points is frequently occurring in
Western Australia.

Finding 48
Disposal of blackwater waste other than in dump points provided in accordance with
regulations shows a total lack of responsibility.

Recommendation 12
Any person found to be illegally disposing of the waste from their recreational vehicle
tanks and cartridges should incur a substantial fine or other appropriate penalty.

Tourism WA also believes that there should be a system of ‘user pays. Just because you bought
your Winnebago does not mean that there should not be any additional cost’.602
A lack of willingness to pay for using a waste disposal facility also fails to recognise the
considerable cost that providers incur in such locations. For example, Warroora Station advises
that they generally have their chemical toilet disposal facility pumped out by a private contractor
four times a year at a cost of $1,500 each time. However, this year has seen an ‘alarming increase’
in recreational vehicles accessing the station for ‘the sole purpose of emptying their huge tanks’.603
This has resulted in them needing to pump out the facility three times in the past four weeks,604
which represents a considerable cost to the station for which they receive no recompense.
Similarly, when waste dump points are provided by local governments and there is an
unwillingness on the part of travellers to pay for the service, it falls upon the ratepayer to ‘prop
up’ the maintenance of the facility.605

602

Ms Jennifer Duffecy, Executive Director, Tourism Western Australia, Transcript of Evidence, 28 July 2009,
p13.

603

Ms Leonie McDiven, Pastoralist, Warroora Station, Electronic Mail, 3 September 2009, p1.
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Ms Donna Cocking, President, Caravan Industry Association Western Australia Inc., Transcript of Evidence,
2 July 2009, p13.
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(v)

Suggested Solutions

Most of the suggested solutions to the problem of the provision of waste dump points were very
similar and are exemplified by the strategy proposed by the South West Development
Commission:
identify and provide waste disposal sites for mobile homes, either within caravan parks or
other appropriate locations where there is a significant distance between parks.606

Caravan associations suggest that it is the government’s responsibility to provide such facilities.
For example, Mr Walker of WAACCI stated at hearing that ‘it does come back to the
government’s responsibility to provide waste dump points and things so that if travellers have a
tank that needs emptying, a dump point should be available’.607 CMCA advised that ‘the
Queensland government provides the industry with sanitation dump points’ and that it had
‘donated $200 000 to the CMCA to put in dump points,’ with the funds being administered by
CMCA.608
A further option would be for local and state agencies to form partnerships to provide facilities.
According to Mr Peter Sharp, Director, Parks and Visitor Services, DEC has:
indicated to various local governments in the past that that might well be something DEC
would contribute to, even if it were not on the CALM estate. If we have people going onto
the CALM estate through the town, then I am not averse to a suggestion that some form of
contribution be made if I can see that will be a direct benefit to us. Somehow I would have
to weigh that up. I do not know how I will quantify that, but it is not an unreasonable thing
for us to do. We should be working in partnership.609

Finding 49
Dump points are an essential part of tourism infrastructure.

606

Submission No. 33 from South West Development Commission, 29 April 2009, p2. See also Submission No.
43 from WA Association of Caravan Clubs Inc., 30 April 2009; Submission No. 63 from York Caravan Park,
14 May 2009.
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Mr Edward Walker, WA Association of Caravan Clubs Inc., Transcript of Evidence, 2 July 2009, p8.

608

Mr Phillip Chadd, State Representative, Campervan and Motorhome Club of Australia, Transcript of
Evidence, 2 July 2009, p4 and p9.
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Mr Peter Sharp, Director, Parks and Visitor Services, Department of Environment and Conservation,
Transcript of Evidence, 24 July 2009, p6.
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Finding 50
There is a need for more dump points throughout Western Australia and for a stakeholderinformed dump point strategy for the state.

Finding 51
No one group or agency has taken responsibility for the provision of dump points.

Finding 52
An information campaign is required to alert self-contained travellers to the need to dump
waste responsibly.

Finding 53
There is a cost involved in the installation of dump points, but the environmental hazards
associated with illegally dumped waste outweigh this cost.

Recommendation 13
The Department of Local Government facilitate the development and implementation of the
dump point strategy for the state.
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PRESSURES ON SUPPLY

The primary motivation for this Inquiry was the Committee’s concerns about the adequacy or
otherwise of the supply of caravan parks and camping grounds, and whether or not this was
sufficient to meet the requirements of those who want to travel throughout, or holiday in,
Western Australia. The Committee was aware of anecdotal evidence that suggested a large
number of caravan parks had closed and, consequently, that the supply of caravan parks in the
state was under considerable pressure. The Committee therefore determined to investigate the
various pressures to which caravan parks and camping grounds are subject, including the sale
of caravan park land for residential housing development, the increasing occupancy of
caravan parks by long-stay residents, the rising value of coastal land, the redevelopment of
existing sites to include other forms of holiday accommodation, the use of caravan parks for
the provision of worker accommodation, and various other supply-side factors that contribute
to the viability of existing parks and the potential for the development of new parks ‘as a
legitimate and profitable land use’.610
At this point it is also worth noting that such pressures are not unique to Western Australia.
Rather, they are being felt across Australia, particularly in capital cities where caravan parks
‘have provided a source of housing at the lower end of the market for many years’.611 As
Reed and Greenhalgh state:
emerging trends in the property market have threatened the viability of caravan
parks, which are commonly valued on an income basis. For example, a recent
phenomenon has been the closure of caravan parks for higher and better land uses,
such as medium density accommodation. This is partly due to typical caravan park
attributes, which are commonly large level parcels of land located on main roads with
612
accompanying high exposure.

This Australia-wide phenomenon is also recognised by the Western Australian Government.
For example, the Department of Housing (DoH) submits that:
due to a combination of rising land values and increased operating costs, including
maintaining existing infrastructure, many caravan parks across the State have either
been closed or sold to developers. This is an Australia wide phenomenon and is
expected to continue into the future.613

While, as Tourism Western Australia (Tourism WA) also notes, such pressures are impacting
on the supply of caravan parks across Australia,614 this report examines the particular impacts
such pressures are having on the industry and its consumers in Western Australia.
As figure 6.1 shows, the supply pressures can be divided into the following two main
categories according to their impact on supply:
610

Submission No. 60 from Tourism Western Australia, Attachment 4, Closed Evidence, 8 May 2009, p7.

611

Reed, Richard and Greenhalgh, Emma, ‘The Changing Role of Caravan Parks’, Australian Property
Journal, vol. 37, no.7, August 2003, p507.
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Submission No. 71 from Department of Local Government and Regional Development, 19 May 2009,
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Submission No. 60 from Tourism Western Australia, 8 May 2009, p1.
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1. the actual closure of caravan parks
2. the decreasing availability of caravan and camping sites within an existing facility
Furthermore, the issues that impact on the availability of sites for tourism purposes can be
sub-divided into two further categories:
2a. redevelopment of caravan parks and camping grounds into alternative (mostly selfcontained) holiday accommodation
2b. occupancy of caravan parks by long-stay or ‘permanent’ residents
This chapter outlines pressures contained in category 1 and 2a above; that is, those that result
in the closure of caravan parks and those that lead to the supply of alternative tourism
accommodation at an existing facility. As the issues relating to category 2b are particularly
complex, involve both supply and demand factors, and have significant social impacts,
discussion of these is contained in a discrete chapter, Chapter 8.
Figure 6.1

Supply Side Pressures on Caravan Parks and Camping Grounds

Supply Side
Supply
Side Pressures
Pressure

Closure
of
Closure of Caravan Parks
Caravan
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Decreasing Availability
ofDecreasing
Caravan and Availability of
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Park
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Other supply-side factors that impact upon the viability of caravan parks and camping
grounds, including increasing operating costs, seasonality of demand and planning issues, are
also discussed in this chapter, at Section 6.2. While issues relating to the planning and
- 136 -

ECONOMICS AND INDUSTRY STANDING COMMITTEE
CHAPTER 6

development of caravan parks also impact upon the supply of caravan parks and camping
grounds, discussion of planning and development issues (such as land zoning and planning
control) is reserved for Chapter 7.
Discussion of the issues and factors examined below are presented as if they were separate
entities; however, it is important to acknowledge that they are interrelated and compounding
difficulties with which the industry and its clientele must contend.
It should also be noted that increasing demand is also a supply pressure for caravan parks and
camping grounds. As Chapter 4 demonstrates, there are differing opinions as to whether
demand for caravan parks and camping grounds is increasing. Regardless of which proves to
be correct, given the numbers of caravan park closures and the lack of new developments in
the last decade,615 demand will outweigh supply. As the Caravan Industry Association
Western Australia Inc. (CIAWA) states, ‘whilst adequate supply to meet current demands
may exist, additional parks are required in the future to ensure sustainability of the
industry’.616 Such a situation will place extra pressure upon supply in existing caravan parks.

6.1

Closure of Caravan Parks and Camping Grounds: Higher
Value Land Use

As noted in Chapter 5, there has been a significant number of caravan park closures in
Western Australia. One of the primary factors in such closures is the shift to higher value land
use for caravan park and camping ground land. This shift involves two main inter-related
factors, namely the encroachment of urban development and the (often consequential) rising
cost of land, particularly in prime coastal and metropolitan areas. These factors lead to the
redevelopment of caravan parks for uses other than caravan parks, predominantly for
residential housing.617 Also impacting on the supply of caravan parks and camping grounds
are the barriers to the development of new parks, with these being primarily the availability of
land and the high costs of development.

(a)

Urban Encroachment

As well as being situated along main travel routes, caravan parks and camping grounds have
often been developed on the outskirts of a town or city, or in prime tourist locations and
holiday destinations. This is the particularly the case for caravan parks catering for travellers
and holidaymakers, as well as those that accommodate annual visitors who leave their holiday
van on site throughout the year. As Tourism WA notes, ‘typically parks with a large holiday
van market are located within 2-3 hours of a capital city, close to the water or other natural
attractions’.618
As the state’s population has grown there has been increasing urban development, with this
often encroaching on caravan park land. Somewhat ironically, it is this prime positioning of
615

Tourism Western Australia and Tourism Research Australia, Understanding the Caravan Park Industry
in WA, Tourism Western Australia, Perth, May 2007, p95.

616

Submission No. 65 from Caravan Industry Association Western Australia Inc., 15 May 2009, p8.

617

Another major area of caravan park redevelopment that arises from higher land values is the
development of alternative, more ‘up-market’ tourist accommodation. This is discussed in Section 6.3.

618

Submission No. 60 from Tourism Western Australia, Attachment Four, Closed Evidence, 8 May 2009,
p8.
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caravan parks that makes them attractive for redevelopment due to the prospect of higher
returns on investment. This is recognised by local and state governments, and by caravan park
operators, as the following demonstrate:
The encroachment of residential development fronts into what where (sic)
traditionally fringe tourist areas such as Rockingham, Safety Bay, Cockburn Sound
and the coastal strips of many regional towns.619
The traditional location of such parks in attractive, accessible areas is part of their
attraction and benefit for affordable holidays. However these very locations are often
the ones under most pressure for redevelopment. The pressures of competing land
uses, particularly in rapidly-growing areas such as the Peel Region, makes
redevelopment a financially attractive option for owners and developers.620
It should be noted that caravan parks that have closed and redeveloped as high
yielding properties were once in remote areas away from the then urban
encroachment.621
In recent years, across Western Australia (WA), well situated sites used as caravan
parks have become sought after as residential or tourism hotel developments.
Locations close to or near the coast in Wanneroo (Kingsway Caravan Park) and
Mandurah (Miami Caravan Park) are under the heaviest development pressure and
face closure for this reason. Other locations further inland such as the Springvale
Caravan Park in High Wycombe are also to be closed for development.622
Caravan parks are typically located in desirable coastal or waterfront locations and
are targeted for redevelopment into resort style accommodation.623

Submissions have also drawn attention to specific parks that have either closed or are facing
closure due to redevelopment pressures. Examples of these are the Doonbanks Caravan Park
in Augusta,624 Kingsway Tourist Park in Wanneroo,625 Preston Beach Caravan Park in Preston
Beach and Yalgorup Eco Park in Mandurah.626
Evidence also suggests that this type of pressure will continue. According to the Shire of
Boyup Brook, ‘a number of coastal caravan parks have recently closed in favour of residential
subdivision and others are under pressure to do so’.627 There is concern for the number of
parks currently subject to redevelopment pressures, for example, Springvale Caravan Park in
High Wycombe, Miami Caravan Park in Mandurah.628 The City of Mandurah has advised that
619

Submission No. 49 from Shire of Denmark, 1 May 2009, p2.

620

Submission No. 57 from Peel Development Commission, 5 May 2009, p3.

621

Submission No. 67 from Aspen Parks Property Management Ltd, 15 May 2009, p7.

622

Submission No. 64 from Department of Housing, 15 May 2009, p4.

623

Submission No. 71 from Department of Local Government and Regional Development, 19 May 2009,
p1.

624

Submission No. 18 from Mrs Lorna Ellis, 20 April 2009, p2.

625

Submission No. 4 from Mr Lou and Mrs Molly Timmers, 6 April 2009, p2. See also Submissions No.
12 and 47, for example.

626

Submission No. 57 from Peel Development Commission, 5 May 2009, p2.

627

Submission No. 46 from Shire of Boyup Brook, 1 May 2009, p1.
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Mandurah ‘recently lost its eighth caravan park - Yalgorup Eco Park - to residential
development’ and that of its remaining seven caravan parks, one is ‘closed for proposed
redevelopment’.629
One consequence of the ‘pending redevelopment’ status of some caravan parks is the
potential for them to become run down to a very poor standard. For example, the Shire of
Kalamunda submits that one of the caravan parks in its municipality ‘has required effort to
ensure that standards are maintained’ and that this park ‘is expecting to redevelop for
residential purposes in the near future’.630 Residents of Kingsway Tourist Park also suggest
that since that park had been sold for redevelopment its standard of maintenance had declined.
For example, one resident explained that once the park had been ‘a picture and fully staffed’,
but following its sale ‘the beautiful park went down hill. Staff were slowly dismissed, or left
and not replaced’.631 Another resident explained that ‘at this stage closing the park’ would not
be ‘a great loss. The park has been so run down lately … Its (sic) a tip’.632 The Committee
also saw evidence of this consequence on its visit to Lancelin with one of the caravan parks in
that town being left in what can only be described as a derelict state. It is hard to believe that
this park is an operating park and even harder to believe that travellers and holidaymakers
would want to stay the night.
Finding 54
Increasing urban development is placing pressure on caravan park and camping ground
land that was once on the outskirts of a town or city.

Finding 55
The prime positioning of many caravan parks along main travel routes or in prime locations
makes them attractive for redevelopment.

(b)

Rising Value of Coastal and Urban Land

Section 6.1(a) noted the urban encroachment upon caravan park land. This, in part, has led to
the steep rise in land values over the past five years which, in turn, has compounded the
pressure of redevelopment, particularly when combined with the rising costs of caravan park
and camping ground development (see Section 6.4).
Table 6.1 shows the unimproved value as determined by the Valuer General for a random
sample of parcels of caravan park land. The data reveals some quite significant increases over
time, particularly in the north of the state. The most spectacular of these increases is
Carnarvon, but substantial increases have also been experienced in Broome and Port Hedland.
The unimproved value of land has also increased in the South West, however the overall
629

Submission No. 70 from City of Mandurah, 18 May 2009, pp4-5.

630

Submission No. 21 from Shire of Kalamunda, 23 April 2009, p2.
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increase has been less sharp. It is notable that the land value in Wanneroo experienced a spike
in 2008, but has now fallen to below its 2006 value.
As Tourism WA submits, ‘Western Australia enjoyed the highest Gross State Product in the
country in 2007. ….. A high level of growth in the economy flowed on to other areas, in
particular property prices’.633 In May 2008, the then Minister for Tourism, Hon. Sheila
McHale, MLA stated that:
there has been a significant increase in the value of land over recent years, which may
have been low-value land 30 or 40 years ago, and this is a problem for not only
tourism, but also the broader housing affordability issue. As caravan parks or longterm residential parks are sold, people who thought they had a lifetime planned out in
those places now find that they must relocate.634

Tourism WA also argues that ‘this level of growth in property values is causing many caravan
park owners to sell their land …..’.635 At hearing the agency advised that a lot of the caravan
park closures ‘have been driven by the economics of the land value and what would be seen
as a more valuable use of a site for something else.636 The South West Development
Commission also includes ‘high land values which increase the likelihood that the land will
be redeveloped for other purposes’ as one of the ‘most significant issues’637 currently facing
the industry and needing to be addressed.

633

Submission No. 60 from Tourism Western Australia, 8 May 2009, p6.

634
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The impact of rising land values on caravan parks is also recognised by industry across the state.
For example, Aspen Parks submits that:
with urban pressure surrounding once remote caravan parks/towns, land values have
outstripped the value of a caravan park as a going concern which has resulted in the
closure and redevelopment of many caravan parks within WA.638

CIAWA supports this view, stating that caravan parks have closed because higher and better uses
are ‘provided for under local town planning schemes’ and that there is ‘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’.639
Mr Graeme Campbell, proprietor of the Roebuck Bay Caravan Park, also suggests that:
the issue faceing (sic) Broome is not dissimilar to other areas in so much that there is a
drive to utilize caravan parks for other uses primarily because of the value of the land for
uses other than caravan parks.640

User groups such as the WA Association of Caravan Clubs Inc. (WAACCI) also recognise the
impact of rising land prices upon the availability of caravan parks. State President, Mr Edward
Walker, stated that ‘a lot of these caravan parks are located on land along the coast. There has
been a major increase in land values, and what people pay for caravan parks. Someone might pay
a million dollars and then a million and a half, so up it goes’.641
The rising price of land impacts not only on caravan parks, but also on camping grounds. While
acknowledging that evidence is largely anecdotal, the Shire of Nannup submits that ‘with the
increase in coastal real estate values some “public” camping areas have been lost to
development’.642 This point is reiterated by the Shire of Augusta-Margaret River which suggests
that the sale of land to developers has reduced the number of caravan parks in Western Australia
which, in turn, ‘has reduced the overall number of sites available for the caravanning and camping
[public] in general’.643
As the following demonstrate, evidence presented to the Committee also suggests that the rising
price of land is having particularly significant impacts in coastal regions.
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639
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2 July 2009, p4.
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641
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The demand for housing by the sea and the recent property market boom (and the resultant
land tax increases) has placed pressure on caravan parks, especially those located along
the coast.644
This [reduction in available sites] is even more apparent in the coastal regions where the
prime site caravan parks have been sold to developers who have developed the land for
non caravanning purposes.645
Notwithstanding the recent state-wide property downturn, which is yet to see an end,
Mandurah has in recent years experienced spectacular property price increases,
particularly with its waterfront land.646

As well as recognising the rising land values and the resulting redevelopment of caravan parks and
camping grounds, submissions express a sense of inevitability of further closures. The Shire of
Kalamunda, for example, in discussing a park that is expected to close for residential
development, acknowledges ‘that the closure of this park will be disruptive and of concern to the
current residents however it is viewed as a commercial decision and given the residential
development that now surrounds this site is inevitable’.647
This is clearly echoed by industry participants. For example, in relation to Palm Grove Caravan
Park in Broome, Mr Angus Murray of PRD Nationwide Project Marketing (WA) (PRD
Nationwide) submits that:
due to its close proximity to Cable Beach, the land value is unlikely to sustain a caravan
park in the long term. The site is bound to be redeveloped for a higher and more profitable
use at some point. In the meantime the business remains quite profitable and is well
maintained.648

The submission from the former Department for Planning and Infrastructure (DPI) exemplifies the
general sentiment expressed to the Committee throughout this Inquiry:
The rising value of land, particularly in metropolitan, coastal and attractive holiday
locations, and the relatively low returns available from caravan parks, will continue to
provide an incentive for caravan park owners to capitalise their land value.649

As part of the research that resulted in the Understanding the Caravan Park Industry in WA
report, Tourism WA and Tourism Australia attempted to quantify the park owners’ intentions in
644

Submission No. 58 from Western Australian Local Government Association, 6 May 2009, p8. Submissions
addressing the issue of rising land prices often did so in connection with the increasing costs of developing
and/or operating a caravan park. These issues are discussed elsewhere in this report.
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Submission No. 76 from Shire of Augusta-Margaret River, 21 May 2009, p3.
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Submission No. 70 from City of Mandurah, 18 May 2009, p5.
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Submission No. 21 from Shire of Kalamunda, 23 April 2009, p2.
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Submission No. 19 from PRD Nationwide Project Marketing (WA), 20 April 2009, p1.
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Submission No. 48 from Department for Planning and Infrastructure, 1 May 2009, p3.
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relation to the redevelopment of their land as a residential area.650 One hundred operators ‘from
across all regions in WA’ were asked ‘what is the probability that in the next 5 years the land will
be … redeveloped as a residential area?’651
Table 6.2:

Potential Redevelopment of Caravan Parks for Residential Land Use652
Probability of Redevelopment within the Next Five Years

Region
0%

1 - 25%

26 - 50%

51 - 75%

76 - 100%

North West (n=16)

15

1

Golden Outback (n=21)

19

2

South West (n=25)

20

1

1

3

Coral Coast (n=18)

14

1

2

1

Perth (n=20)

14

4

1

1

Total (n=100)

82

8

4

1

5

This survey data, reproduced in Table 6.2 shows that the while the majority of operators said there
was 0% probability for the residential redevelopment of their caravan park land, a significant
proportion of those in the South West (12%), Coral Coast (6%) and Perth (5%) tourism regions
said there was between 76 and 100% probability of such a redevelopment. The Department of
Commerce (DoC) refers to this data and submits that ‘the report also noted that one in ten park
operators indicated that they were likely to close or redevelop their parks into residential
accommodation by 2012’.653
At one level this data is somewhat reassuring in that 70% or more of operators in all regions did
not see themselves redeveloping their land over the next five years. At another level, however, the
percentages of those in the South West, Coral Coast and Perth regions indicate a significant loss of
facilities in those areas.
At this point, though, it is important to note that this data should be used with caution. The
Committee estimates that there are approximately 400 caravan parks located across Western
Australia. While the Understanding the Caravan Park Industry in WA report sample of 100
650

Tourism Western Australia and Tourism Research Australia, Understanding the Caravan Park Industry in
WA, Tourism Western Australia, Perth, May 2007, p101.

651

Tourism Western Australia and Tourism Research Australia, Understanding the Caravan Park Industry in
WA, Tourism Western Australia, Perth, May 2007, p20 and p101.

652

Developed from data contained in Tourism Western Australia and Tourism Research Australia,
Understanding the Caravan Park Industry in WA, Tourism Western Australia, Perth, May 2007, p101.

653

Submission No. 52 from Department of Commerce, 1 May 2009, p8.
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represents 25% of the total number, it remains a relatively small sample. The report also does not
provide information on the representativeness or otherwise of the sample in relation to location,
type of park or facilities provided.
Furthermore, discussions the Committee had with both Local Government Authorities (LGAs) and
industry participants show that the pressure to redevelop is considerably higher than the report
data suggests. Therefore, the Committee believes that the risk of further caravan park closure for
development purposes is much greater than suggested.
In the light of a seemingly steady demand (as discussed in Chapter 4) for caravan and camp sites
across the state, any reduction in the number of parks, and thus the number of sites, will have
considerable impact on those that use the parks and their facilities. Not only will holidaymakers
and travellers experience difficulty in finding a caravan or camp site, particularly in peak seasons,
long-stay tenants of caravan parks will continue to face eviction. As the latter consequence of the
closure and/or redevelopment of caravan parks and camping grounds is particularly relevant to
dual use parks, it is discussed further in Chapter 8.
Finding 56
Increases in land values, particularly in coastal areas, means that caravan park and camping
ground land has been lost to development for other purposes.

Finding 57
The combined pressures of urban development and rising land prices are expected to
continue resulting in further caravan park closures.

6.2

Factors Impacting Upon the Viability of the Caravan Park and
Camping Ground Industry

According to Tourism WA, ‘over the past decade, the state has seen a significant number of
caravan park closures due to the high value of land and the increasing costs of operation making
caravan parks less viable’.654 The Committee received submissions from caravan park operators
expressing concern about maintaining the viability of their parks. For example, the Pink Lake
Tourist Park submission states:
the costs of operating a caravan park are increasing with many fixed and variable costs
being Government related charges including water, electricity, rates etc.655
654

Submission No. 60 from Tourism Western Australia, 8 May 2009, p3.

655

Submission No. 13 from Pink Lake Tourist Park, 16 April 2009, p2.
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The pressures on viability are also recognised by WAACCI:
The increasingly higher land values available to park owners, particularly on the coastal
strip and popular scenic sites, together with the substantial growth in government fees and
charges, eg land tax; water drainage sewerage rates; and power rates etc, are
encouraging park operator/owners to follow the trend or sell out to the entrepreneurial
investor/developer.656

There are many factors that impact upon the viability of the caravan park and camping ground
industry, none of which act in isolation, but rather combine to affect the operation and
maintenance of these facilities. Rather than discuss all such factors, this section provides
information on the major factors raised in evidence to the Committee. These include seasonality of
demand, operating costs (such as land tax, land rates, electricity and water charges), replacement
of aging infrastructure, and compliance costs.

(a)

Seasonality of Tourist Demand

Seasonality of demand (and, therefore, occupancy and income) necessarily impacts upon the
financial viability of caravan parks. It is also clear that Western Australia is not alone in its
experience of seasonality. In relation to the Australia-wide situation, the Australian Housing and
Urban Research Institute (AHURI) reports that a 2003 survey of local governments in three
jurisdictions found that ‘[caravan] parks were only viable during peak periods, and that during offpeak periods the small numbers of persons using the park(s) made them increasingly unviable’.657
In Victoria, for example, the utilisation of sites throughout the year is a major issue. It is reported
that Victorian parks ‘commonly experience close to 100% occupancy at peak times, but as little as
10–20% during off peak’.658
Seasonality of tourist demand for caravan park and camping sites in Western Australia is a factor
that impacts upon some areas more than others, and in different ways. As the Western Australian
Local Government Association (WALGA) states:
it is also important to understand that Caravan Parks are a seasonal business. Full
accommodation only occurs during the peak in most places, with less that (sic) half full in
the off peak - which is most of the year (estimated at approximately 40 per cent). The Peak
period is only 16 weeks a year typically, with 4 weeks either side with high numbers of
accommodation.659

This is also understood by Tourism WA:
656

Submission No. 43 from WA Association of Caravan Clubs Inc., 30 April 2009, p15.

657

Wensing, Ed, Holloway, Darren and Wood, Martin, Australian Housing and Urban Research Institute, On the
Margins? Housing Risk among Caravan Park Residents, AHURI, UNSW-UWS Research Centre, August
2003, piv.

658

Department of Sustainability and Environment, Caravan and Camping Parks on Coastal Crown land,
Victorian Government, Melbourne, May 2006, p8.

659

Submission No. 58 from Western Australian Local Government Association, 6 May 2009, p5.
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The demand for caravan park accommodation fluctuates significantly between seasons
which can affect the viability of caravan parks due to significant low seasons - particularly
in the Australia’s North West tourism region.660

Research by Tourism WA also found ‘significant variability in the peak tourist season in caravan
parks across WA in terms of the duration of the peak season and the time of year’.661 Seasonal
variations in demand are described by park operators. The City of Cockburn submit that ‘recent
discussions with the caravan parks management has indicated that demand for short-stay
caravanning and camping sites is largely seasonal, with all parks indicating that they are busy in
peak periods’.662 PRD Nationwide advise that at Binningup Beach, ‘demand for caravan and
camping bays is extremely seasonal, with high demand over the Christmas period and April
school holidays, but very little trade for the balance of the year’.663 Other operators in the South
West tourism region made similar comments in their submissions:
There is a huge demand for the ten day Christmas, New Year period. We then work hard to
fill the park for the remainder of January and February. The park is quiet in March. We
fill again for one week at Easter and then our season finishes. July school holidays is
empty, October school holidays are 35%.664
Holiday makers, primarily family groups, have historically visited Albany during several
relatively short ‘spurts’ over the summer months, with the two weeks immediately
following Christmas being the busiest times for caravan parks. The introduction and
marketing of major events (Albany Classic, Vintage Blues Festival, Soapbox Derby, etc)
has progressively extended the holiday season, nut (sic) has not levelled (sic) out the peaks
and troughs in demand for caravan park sites.665

However, at Palm Grove in Broome:
demand for caravan bays, camping sites and cabins at this location is extremely strong
and patrons are less sensitive to price. The caravanning season commences in April and
runs through to the end of September. The demand for cabins extends to the end of October
and for a short time over Xmas. These cabins fill a gap between the Resorts and the
backpacker Hostels.666

660

Submission No. 60 from Tourism Western Australia, 8 May 2009, p5.

661

Tourism Western Australia and Tourism Research Australia, Understanding the Caravan Park Industry in
WA, Tourism Western Australia, Perth, May 2007, p69.
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Submission No. 36 from City of Cockburn, 30 April 2009, p3.

663

Submission No. 19 from PRD Nationwide Project Marketing (WA), 20 April 2009, p1.

664

Submission No. 22 from Mandalay Holiday Resort and Tourist Park, 24 April 2009, p2.
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Submission No. 81 from City of Albany, 28 May 2009, p2.
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Submission No. 19 from PRD Nationwide Project Marketing (WA), 20 April 2009, p1.
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The Shire of Carnarvon advised the Committee that ‘during the “tourist season” (May–September)
the occupancy rate is high; and, at “off season” (October–April) is low. Proprietors sometimes
comment on the lack of patronage during the “off season”’.667
The following comment by Aspen Parks exemplies the general sentiments expressed around
seasonality of demand:
given the fact that most caravan parks are located in regional areas and users are
required to travel long distances, particularly in WA, the use of these sites is highly
volatile. Compounding this are short and defined peak tourist seasons that see townships
and caravan parks swell to capacity only to experience high levels of vacancies in nonpeak periods. 668

Clearly demand rises at school holiday times and in other holiday periods such as Christmas and
Easter. However, holidays are not the only factor in seasonality. The weather, too, plays a major
role. As Aspen Parks submits, ‘the market is also highly influenced by climatic conditions with
some caravan parks in remote cyclonic areas or areas of high temperatures, making holidaying at
these times undesirable’.669 During its travel to the North West region, the Committee heard many
comments in relation to the impact of cyclone season on caravan parks. Chapter 7, Section 7.6
discusses cyclones in terms of building standards which apply to caravan parks.
Climate as a factor in demand is also recognised by caravan park users, as indicated by the
following from the Campervan and Motorhome Club of Australia Ltd (CMCA):
seasonal demand revolves around too hot, too cold, too wet, and too dangerous. The
window of opportunity in some locations is between 12 and 20 weeks, whilst in most
others, 40 weeks is very capable of promotion.670

Similarly, Tourism WA acknowledges that:
whilst there is excessive demand for caravan sites during the peak periods in WA, there are
also some significant periods of low occupancy during the low season. Low seasons are
generally related to weather and given the sheer size of WA, these off peak periods vary
between tourist areas. In the Australia’s North West [tourism region] the off season is
during summer as average temperatures range in the mid 30s with heavy rainfalls and
tropical cyclones. In the Australia’s South West [tourism region], the off season occurs
during winter where maximum temperatures average around 16 degrees and over 50% of
the annual rainfall occurs between May and August.671

667

Mr Alan Hobbs, Environmental Health Officer, Shire of Carnarvon, Electronic Mail, 21 May 2009.

668

Submission No. 67 from Aspen Parks Property Management Ltd, 15 May 2009, p10.

669

ibid.

670

Submission No. 27 from Campervan and Motorhome Club of Australia Limited, 30 April 2009, p9.

671

Submission No. 60 from Tourism Western Australia, 8 May 2009, p6.
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Evidence such as this presented to the Committee suggests that the tourist season in the South
West tourism region is particularly short while in the North West tourism region it is much longer.
The North West region experiences extended ‘shoulder’ periods of demand due to some travellers,
such as backpackers, coming to the region during the ‘off season’ to experience the Australian
summer.672
Seasonality of demand necessarily affects the pricing structure of accommodation offered at
caravan parks and camping grounds. As noted in Chapter 4, operators face the challenge of
providing not only the type of accommodation demanded but also doing so at a price the market
can bear. The South West Development Commission sees ‘managing seasonal variation in
demand for caravan park facilities’ as one of the most significant issues facing the industry.673
Seasonality of demand also impacts upon the development of new caravan parks. According to
Tourism WA, seasonality has an impact on the ‘viability of caravan park developments … without
the correct mix of accommodation and pricing policy’.674 This sentiment is also expressed by the
Shire of Denmark, which submits that ‘it is uneconomic to build and staff tourist caravan parks to
cater for a peak tourist season of only 9 days a year when parks are full’.675
Finding 58
Seasonality of demand is a defining characteristic of the caravan park and camping ground
industry.

Finding 59
While seasonality of demand varies according to region, climate, duration and time of year,
it necessarily affects the pricing structure and composition of accommodation offered at
caravan parks and camping grounds.

(b)

Increasing Operating Costs

There is a wide range of costs involved in operating a caravan park ranging from utilities to wages
to fuel to insurance. This report is concerned with those costs and charges that arise from
government charges and/or regulation, rather than those incurred for services such as wages,
insurance or fuel, for example.

672

Shire of Exmouth, Committee Briefing, 2 June 2009.

673

Submission No. 33 from South West Development Commission, 30 April 2009, p2.
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Submission No. 60 from Tourism Western Australia, 8 May 2009, p6.
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Submission No. 49 from Shire of Denmark, 1 May 2009, p2.
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It is clear from the evidence presented to this Inquiry that increasing operating costs is of great
concern to the caravan park and camping ground industry.676 As one park owner states:
gone are the days of being able to arrive at a caravan park next to the ocean, pitch a tent
and enjoy a week with the family for a peppercorn daily rate. Re-zoning, skyrocketing
council rates and land taxes, double digit increases in running costs and over-regulation
has seen to this. 677

The South West Development Commission submits that one of the ‘most significant’ issues
currently affecting the caravan park industry and, therefore, needing to be addressed is ‘substantial
and/or increasing operating costs (electricity, water rates and charges, wages, gas, maintenance
costs, waste removal, council rates, fuel and land tax)’.678 Research conducted for the
Understanding the Caravan Park Industry in WA report found that while there was some regional
variation, overall across the regions the ‘most significant operating costs’ for caravan parks were
electricity, and water rates and charges.679 Land tax was listed in seventh place and council rates
were number eight on the list. However, evidence presented to the Committee shows that land tax
and council rates are of much greater concern to operators than this listing suggests.680
Evidence of the extent of operating costs was provided by some operators. For example, Mandalay
Holiday Resort and Tourist Park submit that:
The day of the low cost caravan or camping holiday are long gone if you want to stay in a
park. Some of our operating costs for 2007/2008, excluding wages and bank charges,
include:
Shire Rates $28903
Water Rates $15472
Sewer $38995
Land Tax $59100
Electricity $51266
Gas $9253

676

See, for example, Submissions No. 13, 19, 22, 29, 30, 37, 38, 45, 49, 63, 65, 67, 70, 73, 76, 77, 80, 81 and
84.
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Submission No. 29 from Albany Holiday Park, 28 April 2009, p2 and p3.
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Submission No. 33 from South West Development Commission, 30 April 2009, p1.
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Tourism Western Australia and Tourism Research Australia, Understanding the Caravan Park Industry in
WA, Tourism Western Australia, Perth, May 2007, p83. Wages was the third most significant costs, but a
discussion of wages is beyond the scope of this Inquiry.

680

This may be a function of the relatively small sample size of this study, as mentioned previously. It may also
be partly due to the change in land values since the research was conducted.
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Insurance $28503
Public Liability $28321
Workers Compensation $19872
Advertising: $120,000
The charge out cost for house keepers, ground staff and receptionists is about $32 per
hour.681

Horrocks Beach Caravan Park submits that ‘for us to run this Park it cost (sic) us in the region of
$125,000 a year before we make a cent for ourselves’.682
While some caravan park operators provided information on their tariffs and occupancy rates, the
Committee does not have sufficient data to make any comments on the profitability or otherwise
of caravan parks or make a determination as to whether profitability has increased or decreased
over recent years. Nevertheless, it is clear that caravan parks are major users of land and of
utilities such as water and electricity. Therefore, their costs in these areas are significant.
Furthermore, it is likely that caravan parks are experiencing heavy cost pressures and may be
subject to sharply increasing costs.
In light of the above, the following sections provide discussion on the main operating costs as
advised in evidence to the Inquiry.
(i)

Electricity Supply and Charges

Given that caravan parks generally provide powered sites, it is reasonable to expect that electricity
would be a major operating cost. In addition to the cost of electricity, though, it is also the way in
which the pricing of electricity for caravan park residents is regulated that is of concern to caravan
park operators. The issue of most concern is the differential between the price charged by
electricity suppliers and the price that caravan parks are able to charge their long-stay residents.
The supply of electricity in Western Australia is subject to a suite of legislation including the
Electricity Industry Act 2004 (WA) (EI Act), the Electricity Corporations Act 2005 (WA), the
Electricity Transmission and Distribution Systems (Access) Act 1994 (WA), the Energy Operators
(Powers) Act 1979 (WA), and associated subsidiary legislation. Charges to be paid by customers
of either Synergy or Horizon Power are specified in Schedule 1 of the By-laws for the Electricity
Retail Corporation or the Regional Power Corporation respectively.
Section 7 of the EI Act provides that a person cannot construct or operate generating works
(s 7(1)), a transmission system (s 7(2)), or a distribution system (s 7(3)) without the appropriate
licence. Also under this section, a person ‘must not sell electricity to customers except under the
681

Submission No. 22 from Mandalay Holiday Resort and Tourist Park, 23 April 2009, p3.

682

Submission No. 37 from Horrocks Beach Caravan Park, 29 April 2009, p2.
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authority of a retail licence or an integrated regional licence’ (s 7(4)). Such provisions would
negatively impact upon the operation of caravan parks. However, under clause 5 of the Electricity
Industry (Caravan Park Operators) Exemption Order 2005 (WA),683 which came into effect on 22
April 2005, caravan parks receive exemption from ss 7(1), 7(3) and 7(4) of the EI Act, which
means that caravan park operators can, in fact, operate generating works and a distribution system
without a licence and can sell electricity without a retail licence. Caravan park operators are able
to charge for the provision of electricity services to the long-stay sites, which means that they can
charge for providing and maintaining the electricity reticulation system and site metres,
connecting power to the site, preparing and issuing electricity accounts to a site and any other
incidental or associated cost.684 Clause 6(3) of the Exemption Order limits this charge to 25.57
cents per day.
In May 2004, in an effort to ‘ensure that permanent residents pay the same as other residential
customers for their power and be eligible for energy rebates’, the state government introduced the
Power Price Equity Scheme for Permanent Caravan Park Residents.685 The main provisions of this
scheme are listed following.
•

From 1 July 2004, permanent caravan park residents who hold valid concession cards
are eligible for the Scheme’s energy subsidies.

•

From 1 November 2004, permanent park residents will pay no more than Horizonn
(sic) Power’s uniform residential tariff of 13.94 cents (incl GST) per unit of electricity
regardless of their geographic location or power supply arrangements.686

•

From 1 January 2004, permanent residents will be provided with itemised electricity
accounts that clearly separate any electricity charges from other fees charged to
residents, including rental charges.687

These provisions are enacted via the abovementioned Electricity Industry (Caravan Park
Operators) Exemption Order 2005 (WA). As noted, clause 5 exempts the supply of electricity in
caravan parks from s7(1)(3) and (4) of the EI Act and clause 6 details the conditions necessary for
these exemptions to apply. The most relevant to this Inquiry are listed following:
Clause 6(1):

683

Government of Western Australia, ‘Electricity Industry (Caravan Park Operators) Exemption Order 2005’,
Western Australian Government Gazette, vol. 65, 22 April 2005, pp1339-41.

684

Order 4, Government of Western Australia, ‘Electricity Industry (Caravan Park Operators) Exemption Order
2005’, Western Australian Government Gazette, vol. 65, 22 April 2005, p1340.

685

Horizon Power, Caravan Park Price Equity Scheme, 2007, p1. Available at: http://www.horizonpower.
com.au/business/your_account/prices_fees/caravan_rebates.html. Accessed on 17 July 2009.
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This uniform residential tariff has been changed, and is discussed further below.
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Horizon Power, Caravan Park Price Equity Scheme, 2007, p1. Available at: http://www.horizonpower.
com.au/business/your_account/prices_fees/caravan_rebates.html. Accessed on 17 July 2009.
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Unless subclause (2) applies, any charge imposed by the caravan park operator for
electricity supplied to a site occupied by a permanent park resident must not exceed 13.94
cents per kilowatt hour.

Clause 6(2):
If the electricity supplied to a site occupied by a permanent park resident is generated
using generating works that are owned or operated by the caravan park operator, any
charge imposed by the caravan park operator for that electricity must not exceed the
amount necessary for the caravan park operator to recover the costs of generation.

and Clause 6(3):
Any fees or charges imposed by the caravan park operator for the provision of electricity
services in relation to a site occupied by a permanent park resident must not, in total,
exceed 25.57 cents per day.

It is important to note the definition of ‘permanent park resident’ in this Order, being ‘a person
who occupies a site in a caravan park as the person’s principal place of residence’.688
This policy and provision has received criticism from caravan park operators. For example, the
submission from Albany Holiday Park lists the Power Price Equity Scheme as one of the major
challenges they have confronted ‘over the last 5 years’.689 Park operator, Mr Ed Nelson, states:
in 2004 we received a letter from the Minister for Energy’s office saying caravan parks
could now only charge .13 cents per unit for electricity (we were charging .20 cents), even
though we were paying up to .19 cents per unit. Our cost has now gone up to .26 cents per
unit and we are not allowed to increase what we charge. We’ve had 4 years of losing
money on every unit of power our residents use and I have challenged the Office of Energy
on this matter as it is a policy that punishes parks that have long stay customers and is
unsustainable. 690

This issue is also raised by the Shire of Boddington which operates the park in its jurisdiction. The
Shire’s submission states that they:
are being charged a certain rate for the supply of power to the park. Unfortunately,
because of the requirements of the Electricity Industry (Caravan Park Operators)
Exemption Order 2005, … we have to charge the caravan park tenant less for the
electricity used than what it costs to provide. This Order needs to be updated urgently or
repealed.691

688

Order 3, clause 3, Government of Western Australia, ‘Electricity Industry (Caravan Park Operators)
Exemption Order 2005’, Western Australian Government Gazette, vol. 65, 22 April 2005, p1339.
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Submission No. 29 from Albany Holiday Park, 28 April 2009, p1.

690

ibid., p2.
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Submission No. 45 from Shire of Boddington, 1 May 2009, p1.
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On 8 May 2009, since these submissions were received, a new Order, the Electricity Industry
(Caravan Park Operators) Exemption Amendment Order 2009 (WA), was gazetted. This new
Order amends the above mentioned clauses 6(1) and (3). Under the amended clause 6(1) any
charges imposed by caravan park operators ‘must not exceed the charge for metered consumption’
payable under the By-laws that apply to either the Electricity Retail Corporation or the Regional
Power Corporation, whichever is applicable.692
As noted above, the Exemption Order refers to a permanent resident as one who occupies a site as
his or her principal place of residence. The intention of the policy is clearly to ensure that residents
of caravan parks are paying the same price for electricity as any other residential customer.
The Office of Energy (OE) is aware of the issues arising from the move to cost reflectivity for
commercial electricity rates, particularly those in relation to the ‘buy in’ and ‘on sell’ pricing of
electricity. The OE advised that when the ‘power price equity policy was introduced caravan parks
supplied via the South West Interconnected System (SWIS) were given the opportunity to switch
free of charge (including new switch board meters etc) to R1 time of use rate’,693 a significantly
lower rate than the residential rate at the time. As caravan park customers of Horizon Power’s
Regional Non Interconnected Networks can not opt for time of use rates, they receive a subsidy ‘to
compensate them for the difference between the commercial rate they buy at and the residential
rate at which they must sell to permanent residents’.694
In the SWIS, most caravan parks will be on time of use tariffs, R1 or R3. Some parks have opted
not to buy in on the time of use tariffs, and others have opted out of the tariff system ‘as they were
contestable and as commercial contract rates were lower at the time’.695
The OE acknowledges that since the introduction of the price equity policy any advantage for park
operators ‘was slowly eroded as commercial rates were not frozen (unlike residential)’ and that
over the 18 months to April 2008, the ‘R 1 probably delivered an average rate above the
residential rate.696 However, the OE argues that:
692

Clause 6(1)(a) refers to the Energy Operators (Electricity Retail Corporation) (Charges) By-laws 2006, now
2009; Clause 6(2A)(a) refers to the Energy Operators (Regional Power Corporation) (Charges) By-laws
2006, now 2009.

693

Mr R Gerritsen, Senior Manager Community, Office of Energy, Electronic Mail, 28 July 2009, p1. A time of
use tariff involves a fixed supply charge (cents per day) and a unit charge (cents per kilowatt hour) that varies
in accordance with the time of day, that is, whether electricity is used during peak or off peak times. See
Office of Energy, Electricity Retail Market Review. Review of Electricity Tariff Arrangements. Final
Recommendations Report, Office of Energy Report to the Minister for Energy, Government of Western
Australia, Perth, January 2009, p23. Available at: http://www.energy.wa.gov.au/cproot/1448/13014/OOE%
20Final%20Recommendations%20Report%20Submitted%20to%20Minister%20-%20Final.pdf. Accessed on
3 August 2009.
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ibid. The Shire of Boddington, for example, advised that its park operates under the L3 General Supply
Tariff. Once parks have opted to join the free market via contestable rates they cannot opt to return to the
tariff system.
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Mr R Gerritsen, Senior Manager Community, Office of Energy, Electronic Mail, 28 July 2009, p1.
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it is highly likely that over the next four years increases to the residential tariff will outstrip
increases in commercial tariffs as residential tariffs require greater increases to become
cost reflective. At cost reflectivity commercial rates are likely to be lower than residential
rates.697

The OE, though, is not in a position to guarantee that the residential rate will outstrip the
commercial rate as this depends upon state government decisions in relation to cost reflectivity in
pricing.698
While the best protection for caravan park operators in the SWIS is to opt for time of use tariffs,
many long-stay residents of caravan parks are retirees and others who are home throughout those
parts of the day when the tariff is highest, and this impacts on the effective of time of use tariffs
for park operators. Again, the OE is aware of this issue and advised that at the time of the move
toward cost reflectivity in power pricing they offered to cooperate with caravan park operators to
help educate residents in relation to time of use tariffs and how best to use power. This was
included in the 18 month transition package that was offered at the beginning of the Pricing Equity
Scheme. However, the OE received very little response to this offer.699
There appears to be an issue with the supply of electricity to caravan parks in that government
policy reveals a social aim of minimising the cost impact on long-term residents while at the same
time treating parks like a business. Ultimately, given that to remain viable caravan park operators
must recover their costs, they will factor into their daily tariffs the difference between their costs
and what they can charge residents. In effect, and until the residential rate outstrips the
commercial rate, this means that travellers and holidaymakers are subsidising the cost of
electricity for long-term residents. There are similar issues in the cost of water supply and waste
water charges, and the Committee makes further comments on all these issues jointly at the end of
Section 6.2(b)(ii) below.
Finding 60
There appears to be an issue with the supply of electricity to caravan parks in that
government policy reveals a social aim of minimising the cost impact on long-term
residents while at the same time treating parks like a business.

Finding 61
While caravan park owners pay a commercial rate for all electricity consumed in their
parks, they can only charge their long-stay residents the lower residential tariff.
697

ibid.

698

Mr R Gerritsen, Senior Manager Community, Office of Energy, Telephone Conversation, 27 July 2009.

699

ibid.
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Recommendation 14
The charging policy for electricity should ensure no disadvantage to the park owner or
long-stay residents.

(ii)

Water Usage and Waste Water Costs

The increase in charges relating to water supply and waste water was also raised as a concern for
caravan park operators. For example, the submission from the Albany Holiday Park states that one
of ‘major challenges’ faced over the previous five years is the ‘change of water rating to include
new sewer charges’.700 This ‘increased water rates/charges by up to 500% for parks’ making it one
of the ‘top 4 expenses for the business’.701 The park owner submits that everyone expects a
caravan park to be green, well it’s now nearly impossible to afford it’.702
Caravan park operators participating in the Understanding the Caravan Park Industry in WA study
listed water rates and charges as the second most significant operating cost, and as one of the two
operating costs to ‘have increased the most overall in the last 5 years’, the other being
electricity.703
Water pricing and the tariff structure are determined by the state government and based upon
recommendations of the Economic Regulation Authority (ERA). In its report on its Inquiry on
Country Water and Wastewater Pricing in Western Australia, the ERA notes the ‘substantial
support [in submissions] for uniform prices up to a certain level of water usage. Above that level,
prices would be governed by the costs of providing water’.704 The ERA reports that it ‘sought to
develop a pricing regime that would make prices above the threshold more cost-reflective and
consistent with the objective of encouraging efficiency in water use’.705 The ERA ‘therefore made
recommendations regarding the threshold up to which uniform prices would apply and has
focussed its recommendations with respect to above-threshold prices on efficiency and an
appropriate level of cost recovery’.706
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Submission No. 29 from Albany Holiday Park, 28 April 2009, p1.

701
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Tourism Western Australia and Tourism Research Australia, Understanding the Caravan Park Industry in
WA, Tourism Western Australia, Perth, May 2007, pp83-84.
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Economic Regulation Authority, Final Report: Inquiry on Country Water and Wastewater Pricing in
Western Australia, Economic Regulation Authority, Perth, 23 June 2006, pi.
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Following the ERA’s recommendations, and ‘to encourage water efficiency by ensuring the
customer is aware of the cost of their service’, the Water Corporation introduced a programme of
water tariff reforms to be made progressively, in most instances, to 2013/14.707 Water pricing
reforms included, for metropolitan charges, ‘changing the water usage charge to reflect the cost of
new water sources’, and for country commercial charges, adjusting the charges ‘to reflect the total
cost of providing water in country areas’.708
The Water Corporation recognises that caravan parks often have a number of long-stay residents
and, therefore, they are not just a commercial site. The Water Corporation also recognised that
many of the long-term residents of caravan parks would be eligible for a seniors or other
concession.709 Therefore, where a caravan park operator declares a number of bays as long-term
residential, the Water Corporation provides some concessions.710 These concessions are discussed
further below.
Water supply and waste water services are separate services and have their own unrelated Water
Corporation assets. Taking water supply first, for non-residential customers, this is further divided
into a service charge and a water use charge.711 In both the metropolitan and country areas,
caravan parks without long-stay residents pay a service charge based upon the size of the meter
providing water service to the property. Metropolitan water usage charges are based on a threetiered pricing structure: 117.1 c/kl for 0-600kl; 122.0 c/kl for 601-1,100,000kl; and 120.8 c/kl for
usage over 1,100,000kl.712
Water usage charges for country commercial use are based on cost-reflective prices for each
particular town. Using the individual records for each town’s cost of supply, a 15-band pricing
structure was developed and each town was placed in a particular band according to the cost of
supplying water to that town. There is a difference of approximately 10% between each band. For
example, for the first 300kl, band 1 is 119.7 c/kl, band 2 is 113.9 c/kl and band 3 is 149.6 c/kl.
Some towns were being charged a cost-reflective price and so experienced relatively small
transition rises. For other towns where the introduction of cost-reflective pricing meant much
larger differences, rather than introducing the new pricing in one step, the Water Corporation is
phasing in increases incrementally over six years, with charges increasing one band per year. The
707

Water Corporation, Water Tariff Reforms 2009/10, nd, p1 and p2. Available at: http://www.watercor
poration.com.au/T/tariff_reforms.cfm. Accessed on 25 July 2009.
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ibid., pp1-2.
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Mr Duncan Bell, Pricing Manager, Water Corporation, Telephone Conversation, 29 July 2009.

710

Water Corporation, Long-term Residents of WA Caravan Parks, nd. Available at: http://www.water
corporation.com.au/_files/PublicationsRegister/8/Caravan_charges.pdf. Accessed on 25 July 2009.
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See Water Corporation, 2009-2010 Rates and Charges - Metropolitan Non-Residential, 2003-2008,
Available at: http://www.watercorporation.com.au/A/accounts_rates_metro-comm.cfm. Accessed on 25 July
2009; and 2009-2010 Rates and Charges - Country Non-Residential, 2003-2008. Available at:
http://www.watercorporation.com.au/A/accounts_rates_country-comm.cfm. Accessed on 25 July 2009.
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Water Corporation, 2009-2010 Rates and Charges - Metropolitan Non-Residential, 2003-2008, Available at:
http://www.watercorporation.com.au/A/accounts_rates_metro-comm.cfm. Accessed on 25 July 2009, p2.
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following Table 6.3 provides a random sample of towns and demonstrates the change in pricing
band to be implemented.
Table 6.3:

Pricing Bands for Water Use Charges*
Pricing Band

Pricing Band

Pricing Band

2008-2009

2009-2010

Final

Expected Year for
Final Band to be
Reached

Albany

2

3

5

2011/12

Broome

1

1

1

2009/10

Carnarvon

6

7

13

2015/16

Exmouth

6

7

9

2011/12

Geraldton

1

1

1

2009/10

Kalgoorlie

8

9

15

2015/16

Karratha

6

7

8

2010/11

Town

*

Based on information provided by the Water Corporation.

For caravan parks who advised the Water Corporation that they have a proportion of long-stay
residents, an adjustment is made to the water use charges so as to treat this proportion of residents
as normal residential customers. The Water Corporation also assumes that these are concession
card discount customers as most long-stay residents are seniors. Therefore, it levies normal
commercial charges on a pro-rata basis based on the proportion of declared long-stay to short-stay
residents. In relation to the annual service charges, the Water Corporation also uses a concession
card basis of charging long-stay residents. The current annual service charge for long-stay
residents is $140.80. Furthermore, a 150kl adjustment is made for each long-stay bay as this is the
average need for a 2 to 3 person household. This means that the first 150kl of water for a long-stay
site is charged at residential rates and water in excess of this is charged at commercial rates.713
The waste water charges for use are uniform state-wide – there is a service charge and a usage
charge. The service charge depends on the number of major sewerage fixtures (generally toilets
and urinals) installed. The usage charge is an estimate of the amount of water discharged into the
system as an estimated percentage of the total amount supplied to the property. While the default
position for a caravan park is the Water Corporation’s estimate for that business, the discharge can
be measured on request. Where caravan parks use bore water, it is assumed that this is for gardens
and other uses that do not lead to a discharge into the waste system. Therefore, in such cases, all
water supplied by the Water Corporation is deemed to be discharged as waste water.714
713

Mr Duncan Bell, Pricing Manager, Water Corporation , Telephone Conversation, 29 July 2009; Water
Corporation,
Long-term
Residents
of
WA
Caravan
Parks,
nd.
Available
at:
http://www.watercorporation.com.au/_files/PublicationsRegister/8/Caravan_charges.pdf. Accessed on 25
July 2009.

714

Mr Duncan Bell, Pricing Manager, Water Corporation, Telephone Conversation, 29 July 2009.
- 158 -

ECONOMICS AND INDUSTRY STANDING COMMITTEE
CHAPTER 6

Once again the Water Corporation provides concessions for long-stay bays by not counting these
as fixtures at the normal commercial rates. Such fixtures are charged at a discounted rate of $209
each. The Water Corporation also assumes that 75 kl of water provided to each long-stay bay is
waste and is therefore treated as residential, that is, the amount of waste water charged is reduced
by 75 kl per long-term bay.715
These water tariff reforms have met with criticism from the caravan park industry. According to
Tourism WA, while ‘at the time the new arrangements were not contested by the caravan park
sector … the sector has since expressed specific concerns to the Water Corporation regarding the
application of the user pays system which they maintain has had an unjust effect on caravan
parks’.716 CIAWA submits that:
the water reform changes introduced in 2004 have resulted in significant increases in costs
which directly impact on the cost of water for most caravan parks, because the increases
are phased in over a 10 year period.717

Furthermore, the Association believes that:
the average increase in water and sewerage rates and charges has been estimated at
$25,827 for each caravan park (CIAWA Water and Sewerage Reforms - Effect on Caravan
Parks, March 2004). The seasonable nature of the caravan park industry limits the
opportunity to sustainably absorb these costs, thus jeopardizing the ability to provide
affordable holidays and affordable housing.718

Tourism WA points to what it calls competitive disadvantage resulting from the application of the
new tariffs.719 For example, Caravan Park A has 100 bays but has opted to provide facilities in an
ablution block with a total of 20 fixtures. Park A’s sewerage service charge would be $7959.50.720
Caravan Park B, also with 100 bays, has opted to provide ensuite facilities to all its bays, that is, it
has 100 fixtures. Park B’s sewerage service charge would be $39,455.50. While this is certainly a
significant difference in charges, the decision to provide ensuite facilities must be seen as a
business decision of the caravan park operator who would take such factors into consideration
when making his or her decision to provide such facilities with the aim of moving to a higher
value use of the park.

715

ibid

716

Submission No. 60 from Tourism Western Australia, 8 May 2009, p8.
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Submission No. 65 from Caravan Industry Association Western Australia Inc., 15 May 2009, p9.
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ibid.
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Submission from Tourism WA to the Department of Local Government and Regional Development, Review
of the Caravan Parks and Camping Grounds Act 1995, 11 November 2005, p2. Available at:
http://www.tourism.wa.gov.au/publications%20library/polices%20plans%20and%20strategies/tourism%20w
a%20submission%20to%20caravan%20park%20act%20review.pdf. Accessed on 12 February 2009.
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The Water Corporation acknowledged that there is no perfect way of applying a uniform method
of estimating the cost of a fixed charge. Major fixtures are considered to be the best option from a
range of imperfect alternatives. The Water Corporation advised that many of its costs are driven
by the capacity that the system needs to service its customers, whether those services are used or
not. Therefore, the system needs to be sized to cater for maximum usage. This has obvious cost
impacts for the Water Corporation, and major fixtures are seen as a good representation of the
capacity required of the system.
Furthermore, since the implementation of the Caravan Parks and Camping Grounds Act 1995
(WA) (CPCG Act) and the Caravan Parks and Camping Grounds Regulations 1997 (WA) (CPCG
Regulations), a certain number of fixtures is required depending upon the number of sites in the
park. Schedule 7 clause 20 of the CPCG Regulations details the number of showers, toilets and
hand basins as well as the length of urinal space required. For example, a park with 91–100 sites is
required to have six pedestals, 3,000mm of urinal trough, nine showers and eight hand basins in
the male facilities and nine pedestals, nine showers and eight hand basins in the female facilities.
Given that the legislation determines the number of fixtures required per number of sites, the
Water Corporation believes that the number of fixtures is a fair means of charging for the
sewerage service charge.721
According to Tourism WA, CIAWA’s recommendations in relation to water charges are:
•

Maintaining a minimum fixture charge in line with the Caravan and Camping Act;

•

Adopting a discharge factor of 40% rather than 95% to reflect industry usage;

•

Extending a phase-in period to new caravan parks to encourage the development
of new parks;

•

Reviewing barriers to preventing on-site grey and black water treatment; and

•

Providing incentives to the industry to encourage water efficient design and
implementation.722

The Committee believes that as businesses caravan parks should be able to pass on increases in
these charges to short- and long-stay residents alike. It is important that the business is not asked
to subsidise residents who choose to live in a caravan park. If the government decides, for social
or other reasons, to mitigate or reduce utility price increases to residents, any such reduction
should be made directly by government, not by forcing the subsidy onto park operators. Again, the
Committee notes that caravan parks are commercial enterprises and have no other recourse than to
pass costs on where they can to recoup the money. This will result in travellers and holidaymakers
subsidising residents’ cost of living.

721

Mr Duncan Bell, Pricing Manager, Water Corporation, Telephone Conversation, 29 July 2009.

722

Submission No. 60 from Tourism Western Australia, 8 May 2009, p9.
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While there is currently a policy direction to increase the costs of water and electricity to reflect its
increasing scarcity value, caravan parks are major users of these commodities and increasing
utility costs are putting real pressure on caravan parks and affecting their ongoing viability.
Finding 62
Rising water and electricity costs are eroding the viability of some caravan parks.

(iii)

Rating and Taxing Land Values (Council Rates and Land Tax)

Increasing land valuations as determined by the Valuer General are also seen as problematic by
the caravan park industry as it is these valuations that form the basis of LGA charges (council
rates) and state government land tax. For example, Albany Holiday Park cites the ‘re-valuation of
land values resulting in increased land tax and council rates’ as one of the ‘major challenges’
faced recently, and states that the rates for the property ‘have gone from around 6,000.00 to
28,000.00 per annum over 5 years’.723 Tourism WA submits that:
currently in Western Australia, taxes relating to property are calculated based on their
Unimproved Value (UV). In the case of caravan parks, the UV is often based on zoning
which may permit higher uses than that of a caravan park. For this reason, caravan park
owners are charged high land taxes and Council rates.724

The 2006 Tourism Planning Taskforce Report recognises that ‘the impact of land tax on the
sustainable operation of a range of regional tourist accommodation facilities has become an issue
of concern to the tourism industry over recent years’.725 In fact, land tax was one of the primary
submission issues noted by the Tourism Planning Taskforce (the Taskforce).726 It was also one of
the most mentioned issues in submissions to this Inquiry. This section of the report outlines how
land is valued for rating and taxing purposes, recent changes to valuations and the impact this has
on council rates. Because of the particular concern voiced in relation to land tax, discussion of this
is reserved for the following section.
The Valuation of Land Act 1978 (WA) (VL Act) is the Act that provides for the valuation of land
in Western Australia. Section 7(1) of the VL Act provides that ‘the Valuer-General shall have the
general administration of this Act’ and thus has responsibility for the valuation of land in the state.
Under s18 of the VL Act, and for general valuation purposes:

723

Submission No. 29 from Albany Holiday Park, 28 April 2009, p2.
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Submission No. 60 from Tourism Western Australia, 8 May 2009, p16.
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Department for Planning and Infrastructure, Tourism Planning Taskforce Report, Government of Western
Australia, Perth, January 2006, pvii.
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ibid., p5.
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the Valuer-General shall determine, or cause to be determined, with respect to rateable
land, the gross rental value or the unimproved value, as the case requires, so far as that
value is required by a rating or taxing authority for the purpose of assessing any rate or
tax or is, in the opinion of the Valuer-General, reasonably likely to be so required before
the next general valuation of the land is made.

On behalf of the Valuer-General, the Valuation Services branch of Landgate provides property
valuations to government agencies and local governments for a number of purposes ‘including the
use of values as a basis for assessing rates and taxes’.727 There are two types of values made,
namely the Unimproved Value (UV) and the Gross Rental Value (GRV). UV is defined in s 4 of
the VL Act, and in certain circumstances, is calculated as a statutory formula. Generally speaking,
though, UV is largely divided into land situated within a townsite and land situated outside a
townsite. For townsite land the UV is the site value or the value of the land ‘as if it were vacant
land with no improvements except merged improvements … such as clearing, draining and
filling’.728 Land not situated in a townsite is valued as if was ‘in its original, natural state, although
any land degradation is taken into account’.729 There are certain exceptions to these general
provisions, such as for mining tenements, pastoral leases and strata plans, but these general
descriptions of UV suffice for this report. UVs are determined by the ‘comparable sales evidence
method’ which involves investigation of land property sales at the date of valuation, exclusive of
unsuitable sales such as those between related parties.730
Section 4 of the VL Act, also defines GRV, with land GRV meaning:
the gross annual rental that the land might reasonably be expected to realize if let on a
tenancy from year to year upon condition that the landlord were liable for all rates, taxes
and other charges thereon and the insurance and other outgoings necessary to maintain
the value of the land.

The VL Act also makes provisions for circumstances in which the above is difficult to determine
or where land is not used for residential purposes only. GRVs are determined using a database of
rental evidence, property inspections and analysis of actual rentals. According to Landgate, ‘the
GRV normally represents the annual equivalent of a fair weekly rental. For instance a GRV of
$10,400 represents a weekly rental of $200’.731 Under s 32 of the VL Act, landowners have the
right to object to a valuation or decision and, if dissatisfied with the Valuer General’s response,
under ss 33, 34 and 35 may take the decision to the State Administrative Tribunal (SAT) for
review.
727

Landgate, Valuer General’s Guide to Rating and Taxing Values, April 2008, p1. Available at:
http://www.landgate.wa.gov.au/docvault.nsf/web/INF_LG_Rating_and_Taxing_Values_200804/$FILE/INF
_LG_Rating_and_Taxing_Values_200804.pdf. Accessed on 17 July 2009.
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ibid., p2; Brzezinski and Office of the Valuer General [2008] WASAT, 166, 18 July 2008, p3.
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Landgate, Valuer General’s Guide to Rating and Taxing Values, April 2008, p2. Available at:
http://www.landgate.wa.gov.au/docvault.nsf/web/INF_LG_Rating_and_Taxing_Values_200804/$FILE/INF
_LG_Rating_and_Taxing_Values_200804.pdf. Accessed on 17 July 2009.
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The Department of Treasury and Finance uses the UV for its assessment of land tax payments. In
determining council rates, local government assessments use UVs for rating ‘mainly in rural and
fringe urban areas’732 and GRVs for rating urban areas. GRVs are also used by local governments
to determine sewerage and drainage rates.
Following the determination of the GRV, the LGA calculates the council rates to be charged by
determining a ‘rate in the dollar’ which is then multiplied by the GRV. For example, the Shire of
Broome determined the 2008/09 residential rate to be 10.127 cents in the dollar; for a GRV of
$18,000, the council rates would be $1,822.86 ($18,000 x 0.10127).733 The City of Stirling
determined its rate in the dollar to be 5.836 for 2009/10, which means for a GRV of $18,000 the
City of Stirling rates would be $1,050.48.734
Evidence provided to the Committee suggests that the Valuer General has ‘adopt[ed] a new
regime of assessing Gross Rental Values for the caravan park industry, [and that] GRV’s
increased dramatically resulting in increased Council Rates’.735 CIAWA submits that:
the current rating system is considered to penalise those parks which accommodate
permanent residents. This fact combined with rising land values is significantly increasing
GRV’s often as much as 10 fold.736

This current valuation system was greatly affected by the enactment of the CPCG Act which led to
changes in the way the Valuer General considered the valuation of caravan park land. Prior to this
Act, the Valuer General had valued the GRV of caravan park land ‘in its entirety, that is, as one
parcel of land’.737 However, according to a valuer who carried out a valuation that was then
subject to review, ‘this legislative change was of great significance in relation to the way he
approached valuation of the land and the way in which the Valuer General has approached
valuation of similar properties. In particular, it made it appropriate to value the land according to
the aggregation method’.738
The fact that the CPCG Act allowed the long-term occupation of caravan parks led to the
development and implementation of two policies, namely Valuer General’s Office Policy 3.108 Valuation of Caravan Parks - Fixtures v Chattels (Policy 3.108) and Valuer General’s Office

732

ibid., p1.
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Shire of Broome, ‘All About Rates’, nd. Available at: http://www.broome.wa.gov.au/rates/ratesfaq.pdf.
Accessed on 30 September 2009.
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City of Stirling, Statutory Budget 2009-10, 2009, p11. Available at: http://www.stirling.wa.gov.au/NR/
rdonlyres/F5F8E231-E6AF-49D8-8D70-0447956796C0/0/CityofStirling20092010StatutoryBudget.pdf.
Accessed on 30 September 2009.

735

Submission No. 67 from Aspen Parks Property Management Ltd, 15 May 2009, p8.
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Policy 3.214 - Valuation of Caravan Parks - Fixtures v Chattels (Policy 3.214).739 Both Policy
3.108 and 3.214 contain the following:
For the determination of [gross rental value] for Caravan Parks, each site capable of
occupation on a year to year basis (Long Stay and Park Homes sites) shall be valued
separately and the total of those aggregated with the [gross rental value] of the balance of
the Caravan Park determined on a head tenancy basis.

In effect, these policies required each long-stay or transportable home site to be valued and then
aggregated or added together. This means that the rental agreement for each site is taken into
consideration in calculating the GRV.
As noted above, valuations can be appealed to the SAT for review, and one such review provides
insight into these changes and their impact on the caravan industry. This case involved the
contestation of the provisions of s 24 of the VL Act which allows the Valuer General to assign a
land valuation by aggregating the valuations that would have been assigned separately to any parts
of the land under valuation.740
In 2006, the SAT heard an application from J B Investments Pty Ltd which held that the GRV for
its Mandurah park home estate as determined by the Valuer General using the aggregation
valuation method was ‘not fair or is unjust, inequitable or incorrect’.741 The GRV for this property
for 2001/2002 was $97,760, which made the rates payable to the City of Mandurah $13,070.45.
The GRV for 2002/2003, based on the aggregation method, was assessed at $520,000, making the
City of Mandurah’s rates assessment $39,393.35.
The SAT ‘consider[ed] that the aggregation method results in a valid and appropriate
determination of gross rental value of the land, and that the evidence presented enables the
determination of gross rental value in accordance with this method’.742 The Tribunal held that its
members had ‘no doubt’ that one of the premises on which Parliament enacted s 24 of the VL Act:
was that a taxpayer’s affairs might be valued and subsequently assessed or taxed in a way
that exposed them to rather more tax than if they had been engaged in, or were regarded
as being engaged in, separate transactions, units or parts of commerce, trade, business,
use or ownership. The same would apply, as here, where a corresponding division into or
recognition of those parts for the subsequent aggregation of them is, in effect, permitted.743

The obvious consideration to be made here is whether a caravan park operator could reasonably be
expected to absorb such high increases in rate values as other businesses do, and simply increase
739

Mr David Dumas, Valuer, cited in Justice M L Barker, President, State Administrative Tribunal of Western
Australia, JB Investments Pty Ltd and Valuer General [2006] WASAT 55, 3 March 2006, p7.
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their daily tariff or long-stay rent. Aspen Parks advised that its 2005 attempts to increase rent in at
one of its parks by $10 has resulted in 2 years of court and SAT proceedings.744 According to
Aspen Parks, this demonstrates the price sensitivity of the market. This issue is discussed further
in Section 6.2(c) below.

Recommendation 15
Local government rates for caravan parks that provide predominantly tourist caravan and
camp sites should be based on a GRV calculated on caravan park use rather than general
tourism use.
(iv)

Land Tax

As noted above, land tax is one of the most significant issues the caravan park industry suggests it
is currently facing. According to the Shire of Augusta-Margaret River, ‘probably [the] most
important issue for the ongoing viability of caravan parks in WA is the current State Land Tax
debate’.745
Land tax is based upon the value of the land at its unimproved market value (UV) which, in turn is
based upon the best use of the land. The highest and best use land value is determined by the
zoning of the land. Therefore, regardless of the extent of development on the site, or its existing
earning capacity, the tax levied will reflect the highest possible value of that land in accordance
with its zoned use.746
The Valuer General’s office advised the Taskforce that:
this trend [to redevelop low-cost forms of tourist accommodation] relates to the immature
nature of the tourism industry in Western Australia, where currently a higher value is
placed on prime tourism land for residential use, and is driven by the valuation process
used for calculating land tax. As properties are valued at their highest and best use, based
on an unimproved land value, where they are under a common tourist zoning it can result
in similarly sized and located properties paying similar land tax, irrespective of the extent
of development or income-earning potential of the property. A low-key accommodation
facility [for example, a caravan park] may pay similar land tax to a five-star resort,
resulting in continued pressure for the redevelopment of the low-key property to generate
sufficient income to manage an increasing tax liability.747
744

Mr Lino Brolese, Aspen Parks Property Management Ltd, Telephone Conversation, 31 July 2009.
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Submission No. 76 from Shire of Augusta-Margaret River, 21 May 2009, p4.
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Department for Planning and Infrastructure, Tourism Planning Taskforce Report, Government of Western
Australia, Perth, January 2006, pviii and pp55-56; Submission No. 67 from Aspen Parks Property
Management Ltd, 15 May 2009, p8.
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Land tax is charged according to a progressive scale, as shown in Table 6.4.
Table 6.4:

Land Tax Rates 2008–2009 and 2009–2010748

Total Taxable Unimproved Value of Land

Rates

0 - 300,000

Nil

300,001 - 1,000,000

0.09 cent for each $1 in excess of $300,000

1,000,001 - 2, 200,000

$640 plus 0.47 cent for each $1 in excess of
$1,000,000

2, 200,001 - 5,500,000

$6,270 plus 1.22 cents for each $1 in excess of
$2,200,000

5,500,001 - 11,000,000

$46,530 plus 1.46 cents for each $1 in excess of
$5,500,000

Over 11,000,000

$126,830 plus 2.16 cents for each $1 in excess of
11,000,000

As noted, assessing land tax on the basis of best use value for a particular zone means that a
caravan park site on tourism zoned land may be valued on the same basis as tourism zoned land
containing a resort or some other high-value tourism accommodation.749
As land tax is calculated on a progressive scale, the increase in land values has also had a
significant impact on the tax payable by caravan park operators.750 The Chamber of Commerce
and Industry and the Tourism Council of Western Australia (CCI/TCWA) argue that ‘all
businesses, including caravan parks, are increasingly burdened by land tax’.751 These
organisations ‘understand this is exacerbated for caravan parks operating on tourism zoned land
because the unimproved value of tourism zoned land is higher than land zoned for caravan
parks’.752
This method of determination has a number of consequences for caravan parks and camping
grounds. According to submissions to the Taskforce:
the State land tax framework [is] encouraging the redevelopment of many low-cost forms
of tourist accommodation to resort-style developments, and resulting in a loss of
748

Adapted from Department of Treasury and Finance, Land Tax - Rates, Government of Western Australia,
Perth, nd, p1. Available at: http//:www.dtf.wa.gov.au/cms/_print.aspc?id=239. Accessed on 3 August 2009.
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accommodation diversity. It was noted that this trend had the potential to intensify as the
cumulative effect of a number of years of significantly increasing land tax took effect.753

Increasing land tax was also believed to negatively affect the general earning potential of caravan
parks, as demonstrated by the following quotes.
Land tax bills have often increased beyond the earning capacity of the park.754
Land tax increases that are disproportionate to increases in income-earning potential have
been perceived as affecting the general affordability of coastal holiday opportunities and
reducing the range of accommodation available, through encouraging redevelopment.755
Without some form of concession provided to operators of the caravan parks there is a real
risk of the industry going into decline. The current expense of land tax, plus insurance is
not sustainable, because operators must pass on these costs to the holiday makers,
creating affordability issues.756

Tourism WA lists the implications of land tax as following:
•

Considerable financial burden on operators, many of whom are on a break-even level

•

Limitations to passing on costs due to publication of tariffs and package deals

•

Negative occupancy impact of tariff increases required to cover increased costs

•

Potential closure of caravan parks and resorts

•

Very limited potential to increase tariffs in the off-season with costs being recovered
by increases in tariffs in peak school holiday periods

•

Significantly increased pressure for redevelopment to enable income-generation
potential to match land tax liabilities757

Before considering what, if anything, might be done by government in relation to land tax, it is
useful to examine the position of other Australian jurisdictions.
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All Australian jurisdictions levy land tax with the exception of the Northern Territory and the
Australian Capital Territory. Several states have land tax exemptions in place with respect to
caravan parks. In South Australia, for example, ‘land may be wholly exempted from land tax if the
land constitutes a caravan park’.758 Land used as a caravan park in Victoria is likewise exempt
from land tax. If the land is sold for an alternative use or ceases to be used for a caravan park,
however, it becomes subject to a special land tax. This is a one-off tax that is payable when the
land ceases to be exempt and is charged at the rate of five cents in the dollar of the taxable value
of the land.759 When the Victorian government introduced the land tax exemption for caravan
parks with effect from 1 January 2005, it cited the desire to ‘ensure the supply of caravan parks is
maintained in the future’.760 The land tax exemption was seen as a way of keeping the cost of
providing caravan park accommodation down, without which many caravan parks would be sold
for redevelopment. As such, the land tax exemption would help preserve the mix of affordable
accommodation.761 Significantly, once the exemption is claimed for a caravan park, it cannot be
discontinued without incurring the special land tax, and therefore acts as an incentive for caravan
park owners to stay in the industry.
In Queensland, an exemption applies to land used predominantly as a moveable dwelling park
(that is, where caravan or manufactured home sites are leased or rented) if:
more than 50% of sites in the park are occupied, or solely available for occupation, for
residential purposes for periods of more than 6 weeks at a time.762

In New South Wales, owners of residential parks (including caravan parks) primarily used and
occupied by retired persons may be eligible for a complete or partial exemption from land tax
subject to certain criteria being met.763
In Tasmania764 and the Australian Capital Territory,765 land used as a caravan park is still subject
to land tax.
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Section 5(10)(d) Land Tax Act 1936 (SA).
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State Revenue Office Victoria, ‘Land Tax Exemptions’, December 2008, p3. Available at: www.sro.vic.
gov.au/sro/SROWebSite.nsf/revenue/2A6AA771DC52C88FCA25752E0004D132/$File/publication-LTX05_2009.pdf Accessed on 17 June 2009.
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763

New South Wales Office of State Revenue, ‘Land Tax - Other Exemptions’, March 2009. Available at:
www.osr.nsw.gov.au/taxes/land/exemptions/other. Accessed on 25 May 2009.
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In states where land tax exemptions apply to caravan parks, it offers a clear financial incentive to
caravan park owners to stay in the industry. In Victoria, as noted above, this financial incentive is
further reinforced by a penalty (one-off special land tax) should the caravan park use be
discontinued. New South Wales and Queensland specifically target certain sectors of the market
by offering land tax exemptions to caravan parks catering predominantly for retired persons or
long-term residents respectively. It is reasonable to suggest that these incentives are aimed at
ensuring alternative forms of affordable housing are available for these sections of the community.
In Western Australia, from 2005–2006 under s 39B of the Land Tax Assessment Act 2002 (WA)
(LTA Act) a 50% land tax concession became available for caravan park land as defined in s 39A.
Under s 39A(2) of the LTA Act, land is deemed to be dwelling park land if:
(a) The land is, or is part of, a caravan park or camping ground;
(b) The caravan park or camping ground is –
(i) operated or required to be operated, under a licence issued under the Caravan
Parks and Camping Grounds Act 1995; or
(ii) operated by a local government on land that is not owned by, or vested in, the
local government; and
(c)

the land is used solely for dwelling park purposes.766

This concession was introduced by the Government of Western Australia in response to
representations from owners of tourism properties in general, and caravan park owners in the
south west, and on the advice of the Taskforce.767 The Explanatory Memorandum for the Revenue
Laws Amendment Bill (No. 3) 2005 acknowledged that in recent years the:
rapid growth in land values has led to large increases in land tax bills faced by some
caravan park and camping ground owners, particularly in coastal areas and the southwest region. In 2005-06, around a third of caravan parks are expected to experience land
value increases of between 30% and 100% relative to the 2004-05 values.768

The Bill also increased the land tax exemption threshold and the progressive tax rates in an effort
to help address bracket creep due to rising land values. However, the Bill also recognised that
‘increases in land tax bills resulting from revaluations of this magnitude would have the potential
to threaten the on-going viability of these facilities, despite adjustments to the land tax scale’.769
766

Section 39A(1) defines dwelling park purposes as ‘the purpose of use, as sites on which caravans, caravans
and camps, or park homes [certain classes of vehicles designed for habitation as defined in the Caravan
Parks and Camping Grounds Act 1995] are, or may be situated for habitation and any related purposes’.
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According to the then Treasurer, the Hon. Eric Ripper, MLA, the ‘object of the exercise is to
preserve caravan parks as a low-cost holiday destination, and we are giving an incentive to
caravan parks, through the 50 per cent land tax concession, to remain in operation’.770
Furthermore, Mr Ripper argued that as well as generally increasing the tax burden on caravan park
operators, it was clear that the rapid increase in land values was ‘creating a financial incentive for
caravan park owners to either subdivide or change the use of the land’.771 The government’s
decision to introduce the concession was based upon a desire to maintain the viability of caravan
parks and to ‘preserve the ability of Western Australian families to have a low-cost holiday in a
caravan park’.772
The Bill and subsequent amendments to the LTA Act also contained a clawback provision aimed
to be a ‘disincentive should a person decide to take a profit from subdividing and not having the
caravan park remain in operation’.773 In the event that a caravan park (dwelling park) land is
subdivided, s 15A of the LTA Act provides that the subdividing owner must repay the land tax
concession claimed for the 5 years prior to subdividing.
In a 2005 discussion paper, the then Department of Local Government and Regional Development
(DLGRD) suggested that caravan park land tax concessions apply in order to lower ‘operational
costs for caravan park owners and provide an incentive for the development of further caravan
parks’.774 Nevertheless, while the 50% land tax concession is seen as ‘a considerable benefit’775
and something that is welcomed by caravan park operators, concern was expressed to the
Committee that the effect of the concession has been negated by rising land values. For example,
Mandalay Resort and Tourist Park submits that:
following the 2002 Ministerial Tourism Taskforce’s Investigation of the Impact of
Combining Permanent Residential Accommodation on Tourist Zoned Land and the Impact
of Strata Titling of Tourist Accommodation, the WA State Government decided to discount
the Land Tax on Caravan Parks by 50%. The Year it was introduced, the Valuer General
did a land revaluation of our property (which doubled) and the Land Tax remained almost
the same. 776

Similarly, Tourism WA submits:
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in 2005/06 the Western Australian Government granted a 50% concession on land tax for
caravan parks. However, due to heavy increases in land values (some over 100%), many
caravan park operators were still faced with higher tax bills than the year before.777

Submissions to the Inquiry suggested a number of options to reduce the cost of land tax to caravan
park businesses. The Shire of Augusta-Margaret River submits that ‘concessions for caravan parks
from this tax would reduce the overhead costs of the parks, hence reducing the tariffs and in turn
making caravan parks a more attractive investment option’.778
Tourism WA suggests following South Australia and Victoria in providing a full exemption on
land tax for caravan parks while they remain caravan parks.779 Aspen Parks, while acknowledging
that ‘some relief by the 50% concession in Land Tax in 2005 has been beneficial to the industry’,
calls for Western Australia to adopt Victorian and South Australian policy, arguing that:
a further reduction or complete exemption is considered necessary to ensure those
remaining within the industry continue to remain profitable, irrespective of the zoning of
their land. Other states including Victoria and South Australia have abolished Land Tax
on caravan parks which should be adopted here in WA.780

Tourism WA suggests that ‘land valuations take into account current use of the land, not potential
uses’ as this will reduce the land rates and taxes paid by caravan park operators and thus
encourage them to remain in the caravan park industry.781
The Tourism Planning Taskforce Report also calls for ‘the use of a detailed zoning framework that
zones tourism sites for a specific purpose or category of tourism development’.782 According to
the report, this ‘can have ancillary benefits in ameliorating land tax increases through reducing the
speculative effect on the valuation of such land’.783
However, the CCI/TCWA express doubts that ‘re-zoning tourism zoned land to caravan park
zoning would adequately address industry’s concerns about rising land tax.784 Rather, they ‘are
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concerned that re-zoning may distort the market and fail to recognise a proponent’s decision for
investing in tourism zoned land’.785
Imposing land tax on the basis of best use value for a particular zone means that caravan parks are
taxed as if they have redeveloped to the highest land use. This, in effect, provides further incentive
to operators to redevelop their land. This has the added impact of placing further pressures on
caravan park supply.
Finding 63
Rising land values have effectively negated the value of the 50% land tax concession to
caravan park operators.

Finding 64
Land tax charges based on best use value of the land provide further incentive to caravan
park operators to redevelop their land, thus further reducing the supply of caravan parks
and/or sites.

Recommendation 16
The land tax concession for caravan parks that provide predominantly tourist caravan and
camp sites be increased to 100%.

Recommendation 17
The clawback provision for a 100% land tax concession should be increased to 10 years.

(c)

Potential Impact of Rising Costs on Supply

The cost of electricity supply and charges, water usage and waste water costs, and rating and
taxing land values were the main cost issues raised in evidence to the Committee. Evidence
presented to the Committee suggests that these and other increasing costs have a significant
impact on the supply of caravan parks and camping grounds. According to Tourism WA:
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there is a general concern amongst operators that increasing operating costs will price
caravan parks out of the market with the most significant being electricity, water rates,
land tax and charges and wages.786

The Albany Holiday Park submits that ‘it is now nearly impossible to run a small park profitably
due to the increased costs and this fact will be borne over the next few years as the small
operations close due to financial losses or dereliction’.787
Generally speaking, when a business incurs increased operating expenses it incorporates those
increases into the selling price of its goods and/or services, thus impacting upon the purchasers.
The proprietor of the Margaret River Tourist Park and Country Cottages argues that it is
‘important for the relative authorities to realise that the various taxes and charges do not hurt the
operator but the consumer’.788 The Pink Lake Tourist Park submits that the increasing costs of
operating a caravan park ‘are passed on through increased tarrifs (sic)’.789 This park recognises
‘the need to balance costs,affordability (sic) and return’.790 According to the York Caravan Park,
‘although the economic circumstances are a cause for concern, the cost of goods and services
continues to rise, with the increased cost being passed on to the customer’.791
While this may be the case, there is evidence to suggest that the caravan park industry is a price
sensitive industry and that passing on increased costs is not always an option. According to Aspen
Parks:
given the price-sensitive nature of the industry, these increases quite often can’t be passed
on to the end users who include retirees travelling around Australia and an increased
domestic demand for ‘the affordable family holiday’.792

In 2005 a petition was presented to the Legislative Assembly of Western Australia in which the
residents of Woodman Park Caravan Park and Coogee Beach Caravan Park expressed their
‘outrage’ at the ‘decision of ASPEN PARKS to increase our Annual Rent by 10%, given that CPI
is below 3%’.793 The petition bore 222 signatures and called upon the Minister for Consumer
Affairs ‘to investigate the behaviour of the ASPEN GROUP’.794 The Committee understands that
786
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the rental increase was approximately $10 per week and that the residents and Aspen Parks had
the matter heard before the SAT.795
This notion that the industry is price sensitive is supported by Tourism Australia/Tourism WA
data that found that while Western Australian park prices are similar to those offered by Eastern
States parks, ‘users were concerned that the price is getting too expensive for the type of
accommodation offered’.796
The CCI/TWA also ‘understand some caravan parks are highly price sensitive due to seasonal
demand which limits the ability to pass on cost increases to consumers’.797 The York Caravan
Park also suggests that this results in caravan park operators being ‘obliged to offer discounts.
Package deals may be popular at off peak times. Pensioners and seniors are always grateful when
a discount is offered’.798
One suggested consequence of the price-sensitive nature of the caravan park industry is the
possibility that parks will not be adequately maintained. According to the Understanding the
Caravan Park Industry in WA report, increasing operating costs mean that these costs must be
largely absorbed in order to keep this type of accommodation within the range of affordability of
its traditional source market (i.e. families and caravanners). This can mean a reduction of services,
the running down of facilities, or decreasing staff to uncomfortable levels.799 This is supported by
the Shire of Denmark which attributes the decline in caravan parks, in part, to:
parks becoming run down and financially unviable and finally closing due to their in
ability (sic) to meet the costs of major maintenance and upgrading to meet RAC star rating
levels and current industry amenity standards.800

Similarly, Tourism WA submits that:
if operators are not able to pass on these increasing operating costs to users and instead
absorb the increases, it has been suggested that the quality of the product will be affected
as improvements and upgrades will not be able to be financed.801
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Another impact of increasing operating costs is the trend toward redevelopment of caravan parks
either into residential housing (as discussed above) or into alternative forms of tourist
accommodation (see Section 6.3 below).
According to WAACCI:
the level of growth in high property values together with the relatively large increases in
the park operating costs (land tax, water, drainage, sewerage & power rates etc), is
causing many caravan parks owners to sell their land or convert to other higher yielding
developments such as resorts, apartments, residential and mining accommodation.802

The Understanding the Caravan Park Industry in WA report notes ‘anecdotal feedback’
suggesting that ‘significant increases in operating costs of caravan parks has made it difficult for
some operators to continue to provide tourism accommodation’.803 Tourism WA also
acknowledges that ‘absorbing the increasing costs reduces the profit on the business and can make
other redevelopment options look more attractive’.804
Finding 65
The absorbing of increasing operating costs by caravan park owner/operators reduces the
profitability of caravan parks and, in turn, makes other redevelopment options more
attractive.

Finding 66
Increasing operating costs of caravan parks are leading caravan park owner/operators to
develop higher yielding tourism accommodation. Therefore, controlling operating costs in
the caravan park industry is paramount to retaining the supply of caravan parks.

(d)

Aging Infrastructure

Aging infrastructure is an issue that generally impacts upon caravan parks more than camping
grounds. As WALGA advises:
camping grounds do not have the same associated costs and can offer an excellent little
business. Camping grounds offer lower costs of set up, because they do not require the
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same level of infrastructure, as they don’t require underground power or sealed roads, and
as a result also have much less maintenance.805

Nevertheless, as WALGA also acknowledges, while camping grounds have fewer infrastructure
requirements and can often cater for larger numbers of visitors, ‘on the other side of the equation a
operator can’t charge as much for camping ($13 - $30)’.806 Given this, and while not diminishing
the infrastructure costs associated with camping grounds, this section deals predominantly with
the aging infrastructure of caravan parks.
Australia-wide, the ability to ‘finance the upgrading of parks as regulations change’ is noted as
problematic for park operators.807 This is particularly pertinent for older parks, and ‘the financing
of upgrading infrastructure like access roads, and the increasing costs of providing facilities as
clients’ needs change’.808
Aging infrastructure is highlighted as a particular issue around Australia:
there are serious concerns about the age of Australia’s caravan parks and the implications
from the effect of obsolescence. It has been shown that most of Australia’s parks were built
before 1979 and constructed to cater for the holiday expectations of that era. As the
infrastructure of a caravan park has a life of approximately 25 years, properties that have
not been refurbished or are not planning to, are in serious danger of becoming
uninteresting and stale.809

The Victorian Reference Group found that user expectations regarding facilities in parks were
becoming harder to meet. It states:
while the market research conducted by the Reference Group indicates that users of
Victoria’s coastal Crown land parks prefer their ‘low key’ and undeveloped look and feel,
the general community’s expectations for higher-quality caravan and camping facilities is
increasing. The Reference Group predicts that this shift in expectations will continue over
the next decade. Some parks in particular will need to improve their level of facilities,
especially if they are to increase visitor numbers outside traditional peak times. 810
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The Reference Group also found that facility upgrades and maintenance were an increasing cost
for parks. Furthermore, a large number of parks in Victoria did ‘not have long-term management
plans to guide sustainable development’.811
According to Aspen Parks, the caravan park industry faces several issues in relation to
infrastructure, as listed following.
•

Infrastructure investment with most parks built in the 60’s (ageing power, water, sewer
and gas infrastructure);

•

Investment in tourist facilities within the property (i.e. resort style swimming pools,
etc); and

•

Investment in communal building (games rooms or ablution blocks). 812

This property group sees infrastructure investment as a factor of land tenure arrangements, and
this is discussed further in Section 6.4(c). The CCI/TCA also understands that caravan parks
operating on leasehold land are ‘limited in their ability to source finance’, with the consequence
that ‘operators’ willingness to invest in infrastructure and facilities’ is limited.813
The Horrocks Beach Caravan Park acknowledges that ‘for a Park to run properly you have to have
a good infrastructure’.814 However, this operator also has concerns about the standard and cost of
infrastructure in caravan parks, submitting that:
90% of Shire owned Parks are old and worn out and it isn’t fair that the Lease holders
have to foot the bill for essential Buildings at their expense when the Buildings etc are
owned by the Shire (Maintenance [Yes] but major work [No].815

According to the City of Albany, the infrastructure provided in the caravan parks in its locality
‘varies markedly’.816 Information received by the City of Albany suggests that parks operated as
part of a national chain or franchise must maintain a particular standard and that this leads to
considerable capital investment in such parks. However, as the City of Albany submits:
the smaller caravan parks have generally invested considerably less in maintaining
infrastructure for those tourists using a caravan or tent, and they have progressively
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increased the number of chalets and permanent occupants, particularly where the caravan
parks are more remote from urban areas and major tourism destinations.817

Throughout its investigative travel to various parts of the state the Committee observed a wide
variation in the quality of infrastructure ranging from exceptional through average to poor and
even derelict. The Committee believes that the poor state of some parks is possibly a reflection of
the owner’s intention in relation to the land, that is, to keep it for its speculative value as land
rather than a going concern as a caravan park, or in contemplation of higher value use.
The former DLGRD acknowledges that the industry has identified the raising of funds for
refurbishment and redevelopment of aging infrastructure as an issue affecting park viability.818
One issue identified to assist in this regard is ‘support to raise finance for investment in
facilities’.819

Finding 67
Aging infrastructure and a lack of investment in the upgrading and refurbishment of
caravan parks are major problems confronting the caravan park industry.

Finding 68
The high cost associated with caravan park refurbishment increases the likelihood of further
redevelopment of caravan park land for alternative uses.

Finding 69
The poor state of some caravan parks is possibly a reflection of the owner’s intention in
relation to the land, that is, to keep it for its speculative value rather than its current use as
an operating caravan park.
Evidence presented to the Committee also suggests that caravan park operators are concerned
about the cost of complying with government legislation and regulations, particularly in relation to
infrastructure. Issues relating to compliance are discussed further in Chapter 9 on the impact of
legislation on the viability of caravan parks and camping grounds. It suffices to note at this stage
that there are two aspects to compliance, namely the annual compliance cost associated with
817
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meeting licence requirements and the redevelopment compliance costs involved in redevelopment
or refurbishment.

6.3

Provision of Alternative Tourist Accommodation

As noted in the introduction to this chapter, the supply of caravan parks has been impacted by the
redevelopment of caravan parks and camping grounds into alternative (mostly self-contained)
holiday accommodation. The demand trend for alternative tourist accommodation was noted in
Chapter 4.
Evidence presented to the Committee shows that many caravan parks are diversifying the types of
accommodation they provide by building higher end accommodation on traditional caravan and
camping sites. There is also evidence that some caravan parks are redeveloping the entire park and
converting to higher yielding, more up-market types of tourism accommodation such as resorts.820
According to the Shire of Augusta-Margaret River:
there has been a significant increase in cabin type accommodation to improve the product
mix within the parks to cater for the diverse needs of the clients. There is increasing
demand for this type of accommodation that competes with mid-level motel
accommodation but offered the additional benefits of staying in a caravan park.821

Similarly, the Shire of Albany submits that:
the smaller caravan parks have generally invested considerably less in maintaining
infrastructure for those tourists using a caravan or tent, and they have progressively
increased the number of chalets and permanent occupants, particularly where the caravan
parks are more remote from urban areas and major tourism destinations.822

As the following demonstrate, this trend is also acknowledged by government and industry bodies.
Some former traditional caravan parks have been converted into permanent affordable
accommodation, or ‘lifestyle villages’, while others have been developed for higher
yielding tourist accommodation or residential development.823
Existing parks, predominantly mixed, are understood to be redeveloping to accommodate
the changes in demand for both affordable housing and an increase in the variety of
holiday accommodation.824
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Furthermore, the shift to higher value accommodation has been noticed by those who use caravan
parks and camping grounds. For example, Mrs Rose Haggett, someone who has used the same
park for over 40 years, submits that:
the trend seems to be towards more expensive accommodation, e.g. units and cabins,
where we see a need for short stay, low cost facilities, that accommodates families who
enjoy camping e.g. grassed, shady areas for tents and caravans.825

The Wedge Island Protection Association Inc. notes that ‘caravan parks throughout the State are
either being redeveloped for upmarket tourist facilities or sites are on a first come first served
basis, especially in the north’.826
The redevelopment to alternative tourist accommodation appears to be more prevalent in coastal
regions. This is hardly surprising as ‘caravan parks are typically located in desirable coastal or
waterfront locations and are targeted for redevelopment into resort style accommodation’.827 Local
governments have also noticed the predominance of this trend in coastal areas. The Shire of
Carnamah states that:
of recent times many privately owned coastal caravan parks have been closed to the
traditional user and upgraded to a higher standard of accommodation and/or converted to
‘townhouse’ type accommodation. No doubt this phenomenon will continue as the value of
coastal land continues to escalate.828

The City of Mandurah also submits that:
Mandurah, like many ‘sea-change’ coastal areas, is experiencing a shift in the caravan
park industry, as parks located on prime waterfront land are closed and redeveloped as
either resort-style accommodation or upmarket residential complexes. Whilst this boosts
the availability of high-end accommodation in Mandurah, it negatively impacts on the
availability of budget tourist accommodation, and also displaces a large number of
permanent park residents.829

In summary then, there are several reasons why park owner/operators have opted to develop
higher yield accommodation. Those suggested to the Committee throughout the Inquiry are
outlined following.
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•

As described in Chapter 4, there has been a shift in demand for higher value tourist
accommodation. It was suggested to the Committee that this could mean that ‘the industry
has … moved with the times’.830

•

It has occurred as a response to rising land values (discussed above).831

•

It has occurred as a response to the decreasing profitability of traditional caravan parks,
which leads owner/operators to develop other accommodation in an effort to increase
revenue streams.832 This is made easier and thus more attractive by the use of ‘generic
tourist zonings’.833

•

It is seen by some as an impact of the CPCG Act which formalised the mixed use of
caravan parks.834

The impacts of this diversification of supply are as follows.
•

An undeniable decrease in the number of traditional, lower-priced caravanning and
camping sites available in caravan parks.835 This is a cause of some concern to the more
budget conscious traveller.836

•

The potential for the exclusion of the traditional user, mainly through the decreasing
affordability for family holidays,837 although one park operator does argue that caravan
parks are still ‘an affordable holiday destination for families’.838
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Finding 70
Many caravan parks are diversifying the types of accommodation provided by building
higher end accommodation on traditional caravan and camping sites either by converting a
proportion of sites or redeveloping the entire park into higher yielding, more up-market
types of tourism accommodation such as resorts.

Finding 71
Caravan park operators decide to develop higher yielding accommodation for a number of
reasons, including:
•

a shift in demand for higher value tourist accommodation

•

rising land values

•

decreasing profitability of traditional caravan parks

•

the impact of the Caravan Parks and Camping Ground Act 1995 (WA) which
formalised the mixed use of caravan parks.

Finding 72
The diversification of caravan parks into higher yielding accommodation results in a
decrease in the number of traditional, lower-priced caravanning and camping sites available
in caravan parks.

Finding 73
The diversification of caravan parks into higher yielding accommodation risks caravan
parks’ capacity to provide an affordable family holiday, which means the potential
exclusion of the traditional family holidaymaker.
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6.4

Barriers to the Supply of New Parks or Further Development of
Existing Parks

According to evidence presented to the Committee, the most significant barriers to the supply of
new parks are the establishment costs, the availability of suitable land, land tenure of leasehold
land, which also has an impact on the availability of finance for developments, and the planning
and development process. Establishment costs, land availability and land tenure are discussed in
this section; planning barriers to the establishment of new caravan parks are discussed in Chapter
7, Section 7.8.

(a)

Establishment Costs

The Tourism Planning Taskforce Report states that the factors affecting the development of new
caravan parks include ‘the lack of availability of new low-cost sites and the servicing costs
associated in establishing these sites’.839
WALGA considers ‘that new caravan parks are not being opened because it is not anywhere near
as financially attractive as other types of developments. The cost of developing a caravan park is
seen as prohibitive by developers, and the period of return on investment is over a much longer
period of time’.840
There are also regional variations in establishment costs. For example, as the Town of Port
Hedland explains, ‘in the Pilbara the development of caravan sites is very expensive as the cost of
labour hire is often cost prohibitive and the installation of services can be a time consuming
process’.841
The cost of meeting statutory requirements is seen as a significant proportion of the high
establishment costs of new caravan parks. PRD Nationwide suggests that ‘even if the land were
free the cost of building a new park to the standard required by legislation will deter most
investment’.842 The Shire of Denmark attributes the current decline in supply to ‘the high costs
and head works fees associated with developing new parks’.843 Similarly, the City of Mandurah is
of the view that, ‘due to the cost of developing the facilities and infrastructure which is a
legislative/regulatory requirement in new caravan parks, there is little prospect of the development
of these parks occurring’.844 The Wedge Island Protection Association Inc. argues that:
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under existing Caravan Park/Camping Ground regulations, the water supply stipulations
are a costly exercise, especially where no other infrastructure exists. A commercial
developer is unlikely to commit to the scale required to service the need. Hence the
availability of legitimate sites (either caravan, chalet or camping) will be limited and the
demand will exceed supply.845

As noted in Chapter 7, WALGA also sees Native Title clearance as a factor impacting on the cost
of establishing new caravan parks. The Association argues that:
Crown Land will require clearance and where this had typically been negotiated by the
State Government, in recent times the State Government has required developers to enter
into negotiations with the indigenous group themselves. This is an additional upfront cost,
and the agreement will often also contain ongoing payments as well.846

Estimates provided in evidence to the Committee place the cost of developing a single caravan site
in the vicinity of $50,000. For example, WALGA estimates this cost:
to now be as high as $40,000 and this only accounts for the costs of providing the
necessary infrastructure, which includes, cement blocks, power to and underground power
within the site, underground sewerage and toilet blocks. Not to mention other additional
requirements to meet the the (sic) Caravan Park and Camping Ground regulations.847

According to WALGA, this estimate does not include the ‘other major upfront expense’, namely
the required land.848 WALGA believes that:
even taking a conservative approach to the cost of developing a caravan site, at
approximately $35,000 per site - a caravan park with 100 sites would cost $3.5M just to
develop the infrastructure.849

CIAWA also estimates the site costs of residential parks to be approximately $50,000 to $55,000,
‘excluding the original cost of the land but including the development of recreational/communal
facilities such as pool, bowling green, clubhouse’.850
Alongside the high establishment costs are the reported low returns and long-term nature of
returns. For example, Roebuck Bay Caravan Park argues that ‘the cost of building a new park
versus the return means that no one is building new parks’.851 This is also the position of Pink
Lake Tourist Park, which holds that parks are not being established due to establishment costs and
845
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subsequent return.852 The Pink lake Tourist Park understands that ‘a powered site [would need] to
be charged at $60.00 per night to justify the outlay’.853 Given the previously mentioned price
sensitivity of the market, this tariff is likely to be received negatively by caravanners.
WALGA agrees with these sentiments and submits that:
the level of investment required and the time required to see a return on the investment is
not attractive and means it is unlikely that we will see the development of caravan parks on
privately owned land, and definitely not on the coast.854

WALGA believes that:
the upfront cost is prohibitive and the return is long term - it could be 7 or 8 years before
a developer recovers the cost of the infrastructure and that does not include all the
ongoing costs of running a caravan park, such as employee wages, costs of water and
power, and maintenance of the facilities.855

The Wedge Island Protection Association Inc. also submits that:
the development of suitable sites for the self-contained family budget market is either not
economic for commercial operators or is beyond the capacity of government agencies to
meet demand.856

As is discussed further in Chapter 7 at Section 7.8, planning issues are also seen as a barrier to the
establishment of new parks. For example, according to the Shire of Busselton:
at present there are no new Tourist Caravan Parks being built in WA. Those parks that are
planned are bogged down in Planning Schemes. They suffer from Regulations such as
environmental issues, health, access and services such as waste disposal, electricity, roads,
amenities and land scaping. Once all the issues are sorted out the park is no longer viable
on $26 per night. In the last 10 years the Shire of Busselton has had numerous
Development Applications for Proposed Caravan Parks and all have fallen through.857

Finding 74
The high costs of establishing a caravan park, together with the long-term nature of the
investment, is a significant barrier to the development of new caravan parks.
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(b)

Land Availability

Urban encroachment and increasing land values not only result in caravan park and camping
ground closure, but have the added consequence of increasing the scarcity of land available for the
development of new or replacement facilities. According to DoC:
the number of suitable and available alternative sites has reduced as residential park
operators consider alternative and more lucrative uses of their land due to the expansion
of the urban fringe and an increase in land prices in Western Australia since 2001.858

Furthermore, as CIAWA states:
Rising land values in regional and metropolitan areas have made it impossible for
investors and potential developers of affordable tourism facilities, ie caravan parks, to
acquire land and develop new facilities. This is evidenced by the fact that there have only
been 4 new short-stay caravan parks developed in WA in recent years.859

In discussing the difficulties and cost involved in developing a caravan park site, WALGA also
submits that the cost of land is a ‘major upfront expense particularly on the most desirable
locations where land prices are highest, such as along the coastline’.860 Similarly, the Shire of
Denmark alerts the Committee to the difficulties associated with ‘finding suitably priced freehold
or crown leasehold land for developing new parks’.861
In its 2005 submission to the CPCG Act review, Tourism WA included ‘land availability issues’
in its list of issues exacerbating the supply of caravan parks.862 At hearing, Tourism WA stated
that the agency had been:
trying to address some of those issues with land availability by making sure that crown
land and local government land is considered for caravan parks and by securing those
parcels of land. We know that when it is leasehold land from either local government or
the state, it is easier to secure the long-term future of the caravan park.863
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Further, the agency advised the Committee of their Landbank initiative which was designed to
identify and help facilitate the development of suitable caravan park sites throughout the state.864
To date, through supply and demand studies ‘to identify the future tourism needs’ in particular
areas, Tourism WA has identified 36 Landbank sites in Western Australia, ranging from ‘high-end
tourism sites within a national park to town-based sites like in Broome’.865
According to Tourism WA, ‘there is no shortage of interest’ from investors in these prospective
building sites; ‘there is a big line at the door’.866 Investors are aware that Western Australia ‘is a
very prospective place for getting new tourism developments off the ground’.867 However, in
discussing the number of these sites that had become operational, Tourism WA admits that this
does not necessarily apply to caravan parks. Rather, the investor interest was in ‘the high-end
safari lodge, eco tent area’ and that the caravan park market in particular had not been tested.868
In relation to Landbank, Tourism WA sees its role as helping to bring sites to market by doing
‘some of the work instead of the investors doing the work’.869 According to Tourism WA:
an investor might come into the state and want to do something, but it will take him five
years to get a site off the ground. We thought it was better for the brand of Western
Australia as an investment destination if we did some of that work up-front so it was not
seen as being so hard.870

Tourism WA is not in a position to fast-track development and in getting land to market must
conform to the same planning and development requirements as private developers. Tourism WA
acknowledge that this ‘is a hard road … it is hard work and it has been slow’, particularly as
tourism as an industry is less mature than others such as commercial, resource and residential
development.871 Tourism WA argues that ‘development is extremely difficult in Western Australia
and other parts of Australia. […] We [Tourism WA] hear from developers all the time about the
difficulties of setting up here’.872
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Tourism WA also acknowledge that the process is expensive, citing the Kununurra caravan park
as ‘a very good example’.873 This site will cost Tourism WA ‘over $100 000 to do the prefeasibility work to get that to market’, excluding fixed costs such as staffing.874 Other ‘more
complex sites’ have cost Tourism WA ‘around $300 000’ to get to market.875 In order to make
land ‘market ready’, Tourism WA contracts LandCorp to do the work and take the sites to market.
Furthermore, while LandCorp must recover its costs, Tourism WA is not subject to the same
requirements. Rather, the agency sees its Landbank expenditure ‘as a sunk cost, as an investment
in tourism’.876 Nevertheless, it has been necessary for Tourism WA to reduce its costs and the
agency is reassessing just how far it can afford to develop a site.
While Tourism WA sees potential in the Landbank programme, and cites the Broome North
caravan park site as an example of their good relationship with LandCorp, the Committee has
doubts as to the success of the project. While Tourism WA presents a positive outlook for
Landbank, it does concede that they are on a ‘long, slow road’.877
It appears that the Landbank initiative has not achieved the success it aimed for. However, it may
also be that the overarching issue is that caravan parks are simply not attractive investment options
and despite Tourism WA’s best efforts with Landbank, the solution really lies with addressing the
supply pressures on caravan park operations and development.
Finding 75
Urban encroachment and increasing land values have the added consequence of increasing
the scarcity of land available for the development of new or replacement caravan parks and
camping grounds.

(c)

Land Tenure

For caravan parks and camping grounds that operate on leasehold land, security of tenure is an
issue. For example, the owner/operators of Horrocks Beach Caravan Park have concerns that they
believe would also be of concern ‘to most Parks that are Leased from the Local Government
Bodies (Shire Councils)’.878 According to these owner/operators, they do not have ‘enough
873
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security of extending the Lease before it comes to Expiry (We have a 21 year Lease and there are
12 years left, but there is no Guarantee that we will get another block of 21 years when the current
one expires)’.879
Aspen Parks argues that ‘the performance of Leasehold properties within the industry is hindered
by the length of tenure offered by legislative controls’.880 According to Aspen Parks, ‘generally
within the market place, the maximum length of tenure offered by State and Local Government
departments is restricted to a 21 + 21 year period. The majority of leasehold properties have been
operating for a number of years and have less than 20 years left to run in their lease’.881
The main concern raised in evidence in relation to security of tenure is the restrictions this places
on investment and finance. PRD Nationwide advises that ‘releasing/rezoning new land on less
prime land will help in some areas, … but if the land is leasehold and the uses are too restrictive,
this will also discourage investment’.882 The CCC/TCWA also ‘understand that many caravan
parks operating on leasehold land have less than 20 years remaining on the original lease of 21
years plus 21 years’.883 These organisations further understand that:
the term of the lease is limiting the businesses’ ability to source finance and consequently
limiting the operator’s willingness to invest in infrastructure and facilities because there is
no certainty that their lease will be extended beyond this period.884

WALGA, citing a paper prepared for the Taskforce, suggests that potential developers face certain
problems and obstacles when looking to finance new developments, particularly as ‘lending
institutions take a more conservative position when considering financing a tourism asset’.885
WALGA submits that:
a potential developer will be more likely to secure finance where the development has a
degree of permanent accommodation for sale. This type of mixed use tourism development
will need to be considered by Government if it is to increase the likelihood of investment in
caravan parks.886

Aspen Parks argues that there are several issues that arise from the tenure restrictions, including:
•

the availability of bank refinancing
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•

infrastructure investment

•

investment in tourist facilities within the park

•

investment in communal buildings such as ablution blocks887

One park operator advised the Committee that at their park, which has a 21 year lease with
approximately 13 years remaining, the infrastructure is in very poor condition:
the power grid is no good, the sewer system is an antique and it needs repair now. We are
the tenant, I have got a landlord; if it was an office building, I would go to my landlord
and say, “Fix up the infrastructure if you expect us to lease here.” We go to council and
say, “The infrastructure is falling down; fix it.” They are saying, “We’ve got no money to
do it.” We are sitting there and during summer, literally, somebody puts a kettle on and it
trips out a whole street. We tell people that they cannot put the air conditioning on whilst
they are having a cup of coffee because the infrastructure is that bad. It was built in the
1950s and 1960s. It was built for caravans that were a toaster back in those days, as
opposed to the houses you have got now.888

This operator further advised that he was:
more than happy to put millions into that property to promote tourism in that region … but
the short-term leases do not allow us to do that. It is a big, big problem with the industry.
We need to extend those periods.889

The CCI/TCWA also suggest that government needs to ‘consider providing greater certainty to
operators with leasehold arrangements by providing either an additional extension of 21 years or a
99 year lease’.890
Industry has also called for increases in the term of leases. Aspen Parks argues that offering
investors longer term leases of 50 to 100 year tenure would provide an incentive because it would
‘improve investment risk’.891
Finding 76
Leasehold caravan park operators have little incentive to remain in the industry or to invest
in their parks without longer tenure of the land.
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The Committee acknowledges the difficulties that arise from the lack of security of tenure of the
land for caravan park owners/operators who operate on leased land. The Committee believes it is
incumbent upon government to identify caravan park and camping land and to vest this land in
LGAs. This would allow LGAs to either develop and operate a caravan park on this land or to
lease the land to an operator either in perpetuity or on a 50 year lease.

Recommendation 18
The government identify land suitable for the development of caravan parks and camping
grounds, and vest this land in Local Government Authorities, either in perpetuity or on a
50+ year lease, exclusively for use as caravan parks or camping grounds, primarily
targeting short-stay tourism.

The Committee recognises that locating suitable land will be a difficult task. To this end, the
Committee believes that the Department of Environment and Conservation (DEC), which has a
large estate, should take a lead role in identifying and making available land on their estate that
could be used for nature based caravan parks and camping grounds.
Finding 77
Unless the Department of Environment and Conservation allocates portions of its existing
estate and/or future estate to caravanning and camping there will be a continuing shortage
of caravan and camping sites.

Recommendation 19
The Department of Environment and Conservation take a lead role in identifying and
making available land on its estate that could be used for nature-based caravan parks and
camping grounds.

Finding 78
Land availability for the future provision of caravan and camping grounds in Western
Australia, particularly in the South West, Peel and Pilbara Regions, can best be met from
government owned land, particularly land held under the jurisdiction of the Department of
Environment and Conservation and the Western Australian Planning Commission.
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Recommendation 20
The Western Australian Planning Commission conduct an audit of land under its control in
the Peel, South West, Kimberley and Pilbara Regions which, with appropriate zoning,
could be identified for the purposes of caravan and camping ground use.

Recommendation 21
The Department for Environment and Conservation identify areas of land within their
control and or/eventual control in the Peel, South West, Kimberley and Pilbara Regions
which could be identified for use as caravan parks and camping grounds.

Recommendation 22
Specifically, land identified for regional parks in the Peel Region Scheme and the Greater
Bunbury Region Scheme be referred to the Department of Environment and Conservation
for its potential for caravan and camping sites.

Recommendation 23
The Department of Environment and Conservation review its policies relating to the use of
Conservation Parks for the purposes of caravan and camping ground use.
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7.1

PLANNING AND DEVELOPMENT

Introduction

A range of developments within the caravan and camping industry have led, over time, to a degree
of discrepancy and inconsistency in the planning and development framework and its application
to caravan parks and camping grounds. For example, one submission notes that ‘due to the
evolution of the Caravan Park Industry and diverse market sectors that it services, Town Planning
regulation for the industry in some circumstances falls “between the cracks” and adds confusions
(sic) for some Government departments in dealing with the development of a property’.892 It uses
the example of residential parks to illustrate how the industry can cross ‘boundaries between
caravan park development and small lot subdivisions’.893
Similarly, the Shire of Gingin points to a disjunction between town and regional planning
mechanisms and the government’s vision for the state, claiming that various government agencies
give out different messages.894 Discrepancies within the state’s planning framework in relation to
tourism developments were also highlighted by the 2006 Ministerial Taskforce, the Tourism
Planning Taskforce (the Taskforce), which is discussed in more detail in the following section.
The Taskforce concluded that in Western Australia the local statutory framework is ‘relatively
detailed, although inconsistent’.895 It also found that this local framework was ‘not supported with
State-level policy direction’.896 While this report did not inquire into caravan parks and camping
grounds in particular, it does provide important background to this Inquiry and is therefore
discussed briefly in the following section.
Also provided in the way of background is a brief summary of the main components of the state
planning framework and their particular application to the caravan park and camping ground
industry. This background information will place the issues discussed into some context.
The remainder of this chapter canvasses issues and evidence as raised in the course of this Inquiry.
Major issues for existing caravan park operators relate to a recent requirement for local tourism
planning strategies and zoning under town planning schemes. Planning and development issues
which arise from the long-stay occupation of caravan parks are also relevant to this Inquiry and
discussed in this chapter. A summary of the issues relating to strata titling of caravan parks and
building approvals and regulation is provided, and finally, the planning barriers to the
development of new caravan parks are outlined.
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Submission No. 67 from Aspen Parks Property Management Ltd, 15 May 2009, p5.
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ibid.
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Shire of Gingin, Committee Briefing, 19 June 2009.
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Department for Planning and Infrastructure, Tourism Planning Taskforce Report, Government of Western
Australia, Perth, January 2006, p28.
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7.2

The 2006 Tourism Planning Taskforce Report

In September 2002, the then Minister for Planning and Infrastructure established a Ministerial
Taskforce ‘to examine issues surrounding the trends of introducing residential components to
tourism developments on tourist zoned land and the strata titling of tourism developments’.897
According to the former Department for Planning and Infrastructure (DPI) the Taskforce was to:
investigate whether the planning process catered for the tourism industry, how tourism
sites were protected from inappropriate residential development, how caravans parks
could be zoned better and what impact strata titling had on tourism facilities. At the
request of the then Minister, the WAPC published the Tourism Taskforce report in 2006.898

The Taskforce was to investigate the potential impacts of residential developments in tourism
accommodation facilities in general and, in particular:
•

the maintenance of a high level of accessibility to prime recreation areas by the
general population;

•

the high potential of tourism development to generate regional employment
opportunities; and

•

the maintenance of a variety of tourist accommodation options throughout the State.899

In relation particularly to caravan parks and camping grounds, the Taskforce found that these
kinds of accommodation have historically been used along the coast and in other scenic areas, but
more recently ‘have tended to be the subject of redevelopment pressures’.900 While sites were
often relocated, the Taskforce concluded that ‘the development of replacement facilities no longer
is occurring at a rate sufficient to cover redeveloped sites and as such is resulting in a reduction in
accommodation diversity’.901 It found that that this lack of replacement is apparently due to factors
such as the lack of availability of new affordable sites, and also ‘the servicing costs associated in
establishing these sites’.902
The Taskforce heard concern expressed from the both the tourism industry and former Department
of Local Government and Regional Development (DLGRD) regarding the insufficient caravan
park bays for visitors. The Tourism Planning Taskforce Report states that ‘the lack of
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development of new parks and the redevelopment of existing parks, combined with the conversion
of short-stay sites to long-stay use, are important factors in this trend’.903
The Taskforce made a range of findings and recommendations which impact upon the planning
and development of current and proposed caravan parks and camping grounds. Firstly, it proposed
that in order to retain a range of tourism accommodation there is a ‘need for the introduction of
more specific zonings, such as “caravan and camping grounds”, “chalet and cabin” and “tourist
resort” into local government schemes’.904 It was the view of the Taskforce that this rezoning
would ‘limit the opportunity for redevelopment and take into account the local tourism demands
and requirements in an area’.905
The second important conclusion of the Taskforce was in relation to Crown land. The use of
Crown land is seen to be an important strategy to address any loss of coastal caravan parks. The
Taskforce was of the view that there is potential for Crown land sites to be used for future tourism
developments, and that these sites should ‘be identified, made available and developed to meet the
demand for affordable accommodation’.906 In addition, there is envisaged a ‘need to retain existing
Crown sites used for low-key tourism development’.907
Finally, the production of local planning strategies was deemed necessary by the Taskforce, and
these must acknowledge all three functions of caravan parks and camping grounds; that is, ‘as
providing for tourist, seasonal and residential accommodation’.908 As a part of this recognition,
local planning strategies were identified as a vehicle to identify strategic and non-strategic tourism
sites, which should be zoned appropriately.909
There has been some criticism that the outcomes of the Taskforce have taken too long to
implement. The Western Australian Local Government Association (WALGA) claims that:
unfortunately, the vast majority of recommendations made by the Taskforce and supported
by Local Government have not been implemented, or even begun by State Government
Agencies. Despite this some Local Governments have already begun taking action to
protect caravan parks through local planning strategies, but for these to be effective they
will require the support of State Government … The delay in implementing the
recommendations of the Tourism Planning Taskforce, along with failure to address the
issues brought forward in other departmental reviews of legislation, has meant that the
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severity of the problem has increased, and more caravan parks have been lost as a
consequence.910

The Committee understands that the major recommendations of the Taskforce, such as local
tourism planning strategies, a statement of planning policy and the tourism sites register is
currently being undertaken by government. In the interim, Planning Bulletin 83: Planning for
Tourism (PB 83) has the effect of ensuring the application of the Taskforce recommendations. PB
83 is discussed further below, at Sections 7.3(b) and 7.3(d)(i).

7.3

The Planning and Development Framework

The planning framework in Western Australia is administered by the Minister for Planning, the
Department of Planning (DoP)911 and the Western Australian Planning Commission (WAPC). The
relationship between these is described as:
working together on planning issues where the WAPC powers and resources are employed
in accordance with government and WAPC policy, and where the DPI [now Department of
Planning] provides both the professional planning and the administrative support to
achieve the government and/or WAPC desired outcomes.912

The state planning framework informs the development of caravan parks and camping grounds,
largely through town planning. Town planning is achieved through both statutory regulation and
strategic direction. Strategic direction is provided by WAPC through the State Planning Strategy
and outlines the long-term vision for the state. Statutory regulation ‘is the legal and approval arm
of planning’, comprised of legislation which ensures ‘appropriate land use and development
controls’ to ‘manage the process of land use, land supply and urban development’.913 Town
planning activities are carried out both at a state and local government level.
Following is a brief description of each of the components of the planning framework, and how
they impact upon the development of caravan parks and camping grounds.

(a)

State Planning Strategy

Under the Western Australian Planning Commission Act 1985 (WA),914 WAPC is required ‘to
take a lead in preparing a planning strategy for the state as a basis for coordinating and promoting

910

Submission No. 58 from Western Australian Local Government Association, 6 May 2009, p1.
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Formerly the Department for Planning and Infrastructure.
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Department of Planning, An Introduction to the Western Australian Planning System, October 2007, p2.
Available at: http://www.planning.wa.gov.au/Plans+and+policies/Publications/1468.aspx. Accessed on
21 July 2009.
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regional land use planning and land development, and for guiding government departments and
instrumentalities, and local governments on those matters’.915
The State Planning Strategy is a high level strategic document which identifies strategies and
actions for the state government on the main principles of environment, economy, community and
infrastructure, and includes planning responses for challenges faced by the state. It provides a
summary of ‘the main strategic planning issues facing the State up to its bicentenary in 2029’.916
Relevant to this Inquiry, the State Planning Strategy identifies tourism as ‘a major source of
growth’ in the service sector of the economy.917 It also identifies areas with ‘High
Conservation/Tourism Values’ (predominantly the Kinberley, the Gascoyne and the South West)
and areas of tourism to be actively promoted (for example, eco-tourism in the Kimberley and
water-based tourism in the Gascoyne).918

(b)

Statements of Planning Policy

Statements of Planning Policy, or State Planning Policies (SPPs), are broad, high level strategic
policies which are developed by WAPC under the Planning and Development Act 2005 (WA).
WAPC and local governments must take into account the provisions of SPPs in the preparation or
amendment of local planning schemes, or when making planning decisions.919
Many of the current SPPs affect caravan parks and camping grounds in that they guide decisions
upon issues such as rural land use, residential design codes and coastal planning. These are
planning issues that directly affect current and future caravan parks and camping grounds. For
example, SPP No. 26, entitled State Coastal Planning Policy, affects coastal planning and is
discussed further in Section 7.8 below.
The Taskforce noted in its report that ‘there are a limited number of SPPs in Western Australia,
none of which deals specifically with tourism’.920 The Taskforce recognised that a SPP on Land
Use Planning could be ‘an effective mechanism for implementation of the outcomes of the
taskforce investigations [including long-stay and short-stay issues]’.921 The formulation of such a
915

Western Australian Planning Commission, State Planning Strategy, December 1997, p1. Available at:
http://www.wapc.wa.gov.au/Publications/52.aspx. Accessed on 19 February 2009.
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Department for Planning, An Introduction to the Western Australian Planning System, October 2007, p1.
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21 July 2009.
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policy is being undertaken by WAPC as part of the establishment of wider ‘detailed planning
mechanisms’ for tourism.922 DPI (now DoP) advises that a draft State Planning Policy - Land Use
Planning for Tourism was endorsed by WAPC in December 2007. It appears, however, that
concerns raised by industry ‘with respect to the implications of some of the Taskforce
recommendations’ has meant that this draft policy is under review and has not yet been released
for public comment.923 According to DoP, this new draft SPP does make specific reference to
caravan parks.924
In the interim, ‘decision-making by the WAPC and local government on subdivision, development
and scheme amendment proposals for tourism purposes’ is guided by PB 83 (see below).925
Finding 79
The State Planning Policy - Land Use Planning for Tourism is expected to provide
guidance on tourism in Western Australia, including land use planning for caravan parks.

Finding 80
Drafting of the State Planning Policy - Land Use Planning for Tourism has been a lengthy
process, largely due to industry concerns.

Recommendation 24
The Minister for Planning ensures that the implementation of the State Planning Policy Land Use Planning for Tourism be finalised as a matter of priority.

(c)

Regional Strategies and Regional Structure Plans

Regional strategies and regional structure plans interpret the State Planning Strategy for
application to a particular region. They provide the basis for co-operation between state and local
government authorities (LGAs) on land use and development. While not always a statutory
922

Department of Planning, Planning Bulletin 83: Planning for Tourism, June 2009, p1. Available at:
http://www.planning.wa.gov.au/Publications/1419.aspx. Accessed on 21 July 2009.
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Submission No. 48 from Department for Planning and Infrastructure, 1 May 2009, pp2-3.
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Ms Anne Hill, Executive Director, Regional Planning and Strategy, Department of Planning, Transcript of
Evidence, 27 July 2009, p2.
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Department of Planning, Planning Bulletin 83: Planning for Tourism, June 2009, p1. Available at:
http://www.planning.wa.gov.au/Publications/1419.aspx. Accessed on 21 July 2009.
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requirement, they provide a framework for planning decisions and are utilised by WAPC and
LGAs to ‘help make decisions about the subdivision and development of land’, for example,
decisions regarding subdivision, rezoning and development applications.926
They ‘generally deal with the issue of tourism development from the perspective of facilitating the
achievement of the benefits of tourism for regional economic growth’.927 According to the
Tourism Planning Taskforce Report, ‘it is clear from the context of many of the strategies and
actions that permanent occupation of tourism facilities is not envisaged’.928

(d)

Planning Bulletins and Development Control Policies

Planning bulletins and development control policies are less formal policies developed by WAPC
which provide guidance to state agencies and local governments on statutory planning issues.
(i)

Planning Bulletins

Planning bulletins are produced by WAPC to provide advice on statutory planning issues (for
example, legislation and subdivision).
WAPC Planning Bulletin 49: Caravan Parks (PB 49) relates to caravan parks and:
provides advice on appropriate locations for caravan parks, managing visual and
environmental impacts, and provision of utility services. It refers to the Caravan Parks and
Camping Grounds Regulations for design standards, and reiterates the prohibition on
strata titling of caravan parks under both those regulations and the Strata Titles Act.929

Unlike regional strategies and structure plans, planning bulletins do envisage the dual use of
caravan parks. PB 49 provides that the key planning objectives for the development of caravan
parks are:
to provide short-term accommodation for tourists in locations which complement existing
tourist and recreation facilities;
to provide long-term accommodation for permanent residents in locations with access to
services normally available to conventional residential development; and

926

Department for Planning and Infrastructure, An Introduction to the Western Australian Planning System,
October 2007, p10. Available at: http://www.planning.wa.gov.au/Plans+and+policies/Publications/1468
.aspx. Accessed on 21 July 2009.
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to encourage development of caravan parks in a manner which is compatible with existing
land uses, and which does not have a detrimental impact on the environment or the
amenity of the locality.930

PB 49 states that the factors which must be taken into account when determining suitable sites for
caravan parks are:
•

type of caravan park: for example, short- or long-stay, tourism orientated, or mixed

•

visual impact and amenity

•

topography, draining, soils and vegetation

•

utility services

•

pedestrian and vehicular access

•

environment, setting and land capability considerations931

Planning Bulletin 71: Residential Leasehold Estates and Development (PB 71) pertains to
residential leasehold estates and developments. It clarifies the obligations of WAPC ‘in respect of
determination of proposals for long term leases of land and buildings’, and provides advice around
‘relevant planning considerations in respect of residential leasehold estates and developments’.932
It impacts upon mixed caravan parks that offer leases to long-stay tenants, and also upon ‘lifestyle
villages’, both of which are regulated and licensed under the Caravan Parks and Camping
Grounds Act 1995 (WA) (CPCG Act).
As noted above, PB 83 provides for the implementation of the planning recommendations which
arose from the 2006 Tourism Planning Taskforce Report discussed above. It sets out guidance
upon the identification and management of strategic tourism sites, local tourism planning
strategies, and subdivision and strata subdivision of tourism sites, both strategic and nonstrategic.933
(ii)

Development Control Policies

Development control policies are WAPC’s operational policies, and these provide guidance to
DoP in the application assessment process. These often impact upon caravan parks.
930

Western Australian Planning Commission, Planning Bulletin 49: Caravan Parks, February 2001, p1.
Available at: http://www.planning.wa.gov.au/Publications/199.aspx. Accessed on 12 February 2009.
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WAPC Development Control Policy 1.3 Strata Titles is relevant to caravan parks. This policy reenforces the CPCG Act prohibition of the strata titling of caravan parks.934 Strata titling of caravan
parks is discussed in more detail below at Section 7.7.
Many caravan parks are located on coastal land and, as such, are subject to particular
Development Control Polices that impact upon development of such land. For example,
Development Control Policy 6.1 Country Coastal Planning Policy provides that certain factors be
taken into account relating to tidal surge and coastal recession when planning developments along
the coast. These are particularly relevant to caravan parks built on coastal land in the North West
tourism region, as discussed in Section 7.8 below.

(e)

Local Planning Strategies

The preparation of Local Planning Strategies under the Town Planning Amendment Regulations
1999 (WA) is required when ‘the local government is preparing a town-planning scheme’.935
They:
•

‘contain the strategic plan and policy context of a local planning scheme’

•

‘set out the general aims, intentions and desired outcomes for long-term growth and
change, having regard to social, economic and environmental factors’

•

‘provide direction as to the circumstances in which particular land uses and development
should be planned’

•

usually consider ‘assessment of the capacity of infrastructure such as water, sewerage,
electricity and roads’

•

‘may also identify residential densities and commercial centres’ 936

Until very recently, these did not include specific guidance around tourist locations or caravan
parks and camping grounds. However, in 2006 the Taskforce found that policies regarding the
location and development of caravan parks and camping grounds, or the location of tourism
precincts in general, could possibly be contained as statements in these local planning strategies.
The Taskforce envisaged that, ideally, these strategies would contain guidance on zoning and the
identification of strategic tourism precincts.937 The Committee understands that the formulation
934

Western Australian Planning Commission, Development Control Policy 1.3 Strata Titles, September 2003.
Available at: http://www.wapc.wa.gov.au/publications/216.aspx. Accessed on 19 February 2009.
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Department for Planning and Infrastructure, Tourism Planning Taskforce Report, Government of Western
Australia, Perth, January 2006, p21.
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and implementation of local tourism planning strategies is now being carried out by various LGAs
across the state, and this is discussed in more detail below.

(f)

Town Planning Schemes

Town Planning Schemes are statutory planning instruments administered by each local
government, and they are the primary control mechanism and blueprint for planning and
development in each jurisdiction. If a Town Planning Scheme falls under a Regional Planning
Scheme, the individual town planning schemes within that region must be consistent with the
greater region scheme. The Model Scheme Text938 provides consistency in the legal and
administrative elements of all schemes. The Model Scheme Text defines caravan parks and park
homes in consistency with the Caravan Parks and Camping Grounds Regulations 1997 (WA)
(CPCG Regulations). No direction is provided on the definition of tourist accommodation or the
permanent occupations of these establishments (except for bed and breakfast establishments).939
Rezoning proposals and applications for subdivision and development seeking to establish caravan
parks (which will potentially amend town planning schemes) ‘are to include details of the
proposed mix of short and long term accommodation for such parks to assist the Commission [the
WAPC] and local governments in assessing caravan park proposals’.940
With regard to the inclusion of residential components in a tourist precinct, ‘where a local
government has been supportive of a proposal for a residential component in a tourism
development, and this is not provided for in the scheme, the approach has been to require a
scheme amendment to rezone the site, or to introduce a specific provision to facilitate the
residential component’.941 If the issue is dealt with in the preparation of a scheme the majority of
local governments either prohibit residential components in a tourist precinct, or allow themselves
the flexibility to ‘exercise its discretion in approving a component of residential use of tourism
developments’.942

(g)

Town Planning Scheme Zonings

Land within town planning schemes, except for land in reserves, is classified, or ‘zoned’, in
accordance to its permitted use and development. A zoning table is ‘included within a local

938

The Model Scheme Text is prescribed under the Town Planning Regulations 1967 (WA).
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Department for Planning and Infrastructure, Tourism Planning Taskforce Report, Government of Western
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planning scheme’ and this table ‘sets out the permissibility of, and uses and classes of, land uses in
particular zones in the scheme area’.943
It appears that generally only a very small proportion of urban zoned land is zoned as tourist
precincts in comparison with the amount of residential zoned urban land. The majority of these
precincts border a ‘developed urban area, where significant other residential opportunities
exist’.944 In those areas the pressure to re-zone tourist precincts is great.
There is substantial variation across planning jurisdictions with regard to zoning of areas where
caravan parks and camping grounds are located. DoP admits that there is ‘no consistency’ in the
zoning of caravan parks.945 Zoning has a significant impact upon factors such as the
redevelopment potential of a designated caravan park or camping ground. Zoning of caravan parks
and camping grounds is discussed further below.
Relevant also is the fact that in recent years zoning has become broader, with increasing
discretionary uses. The Shire of Gingin, for example, reports a decrease from 12 zones down to
5.946

(h)

Town Planning Scheme Policies

Town Planning Scheme Policies are provided for under town planning schemes, and provide
guidance to the local government and other stakeholders to ‘assist in the interpretation and
implementation of the scheme’.947 These are subsidiary to a scheme and/or state policies and are
important components of the local planning framework.948 Potentially, these can provide guidance
on caravan parks and camping grounds, and tourism precincts generally.

7.4

Implementing the Taskforce Recommendations: Local Tourism
Strategies and Zoning Under Town Planning Schemes

Chapter 6 of this report discusses some of the major pressures on the supply of caravan parks and
camping grounds. As it notes, one of the major pressures upon supply is the closure and/or
redevelopment of caravan parks for higher value land uses. While DPI ‘is aware of the problems
943

Department for Planning and Infrastructure, An Introduction to the Western Australian Planning System,
October 2007, p48. Available at: http://www.planning.wa.gov.au/Plans+and+policies/Publications/1468
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arising as a result of the redevelopment of a number of caravan park sites for other uses’,949 it
advises that:
under current planning legislation, such matters are not able to be considered when the
WAPC is considering an application to rezone a caravan park site to another use, such as
residential or commercial. The rising value of land, particularly in metropolitan, coastal
and attractive holiday locations, and the relatively low returns available from caravan
parks, will continue to provide an incentive for caravan park owners to capitalise their
land value. The Department is working in conjunction with other government agencies to
try to address the continuing development pressure being placed on caravan parks and
camping grounds throughout the State, taking into consideration the commercial
implications of any planning policies and strategies that are implemented.950

One way in which government has attempted to address this issue from a planning perspective is
the implementation of the Taskforce recommendations at a local government level through the
drafting of local tourism planning strategies.

(a)

Local Tourism Planning Strategies

As noted above, the preparation of local tourism planning strategies by LGAs was a part of the
policy framework recommended by the Taskforce.951 A local tourism planning strategy will then
become a component of the overall local planning strategy for a local area.952 The formulation of a
new (or updated) local planning scheme and local planning policies will be the mechanism for the
implementation of the strategy.953
LGAs will use these strategies ‘as a framework for decision-making on tourism proposals’.954 As
also noted above, in the instance of decisions on caravan parks, this framework should facilitate
decisions which take into account all uses of a particular caravan park. It should also provide
guidance when there is a development application which seeks to change land use from a tourism
zoning to an alternative land use.955
Local tourism planning strategies should also ‘identify strategic tourism sites or locations that
provide for the retention and future development of a range of tourist accommodation to meet
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projected demand in that locality’.956 Non-strategic tourism sites should also be identified and
managed accordingly.957
The formulation of these strategies is underway, and several LGAs ‘are currently producing draft
local tourism planning strategies for public comment including the Shire of Busselton and City of
Albany’.958 These two particular LGAs, both having numerous caravan and camping
accommodation facilities within their jurisdictions, provided the Committee with some insight into
this process.
The Shire of Busselton demonstrated to the Committee that the formulation of such a strategy is
neither a quick nor simple process. In 2007 a consultant team was commissioned by the Shire to
draft their strategy. This process included formulation of individual sector based strategies, an
accommodation audit, analysis of demand, extensive industry and community consultation, and
stakeholder workshops.959 It is envisaged that the strategy will be reported to Council in 2009, and
then advertised to the community.960
The major point of contention with the draft local tourism planning strategy produced by the Shire
of Busselton has been a recommended change in zoning for some caravan parks from ‘tourist’ to a
more specific ‘caravan park and camping ground’ zone, as per the direction of the Taskforce. The
Shire reports that it is currently working to address the concerns of affected caravan park owners
and operators.961 The issue of zoning is discussed in the following section.
The City of Albany, in its submission, highlights some other difficulties faced in the
implementation of its local tourism planning strategy, largely around a lack of guidance from
WAPC. It submits that in order:
to meet their obligation under WAPC Bulletin 83, a Local Authority is required to prepare
a Tourism Strategy in advance of preparing their Local Planning Strategy. There is
minimal state assistance in preparing those documents, or in defining the content of the
strategy. As a consequence, it is feasible that a multiplicity of tourism outcomes and
responses will be generated across the State over time, as Local Authorities strive to fulfill
(sic) their obligations to the WAPC. 962

The re-zoning of caravan parks was also a point of contention in Albany. The City of Albany’s
local tourism planning strategy is discussed further in Chapter 10.
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However, notwithstanding the limitations and difficulties experienced by LGAs in implementing
the local tourism planning strategies, these appear to be the best way to address planning issues on
a local basis, rather than attempting to apply a common approach throughout the state which has,
so far, proved to be unworkable. For example, under its strategy, the Shire of Busselton is
providing for farm stays which can include up to 10 caravan sites while remaining within a Rural
zoning. The Caravan Industry Association Western Australia Inc. (CIAWA) believes that this is
seen to be a positive approach by all concerned.963
For another example of how an individual local approach is considered to be the most effective
way of solving planning issues, see Section 7.5(a) below regarding planning for long- and shortstay sites within a caravan park.
Accordingly, the Taskforce recommended that:
flexibility is provided in respect to the tourism component of [local planning] strategies.
The taskforce has identified that the coastal areas of the State are where the local planning
framework has, and will continue to, come under the greatest pressure for
tourism/residential development. As such, the recommendations place a priority on
addressing the land use requirements for tourism in these areas.964

Finding 81
Local tourism planning strategies are a useful mechanism to address emerging demand
trends at a regional level as they should identify local strategic tourism sites and, thus,
ensure the preservation of these sites for tourism use, particularly on the coast.

Recommendation 25
The Minister for Local Government and the Minister for Planning ensure that Local
Government Authorities expedite the drafting of local tourism planning strategies in line
with Recommendation 2 of the 2006 Tourism Planning Taskforce Report.
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Finding 82
Local Government Authorities will require some guidance from the Departments of Local
Government, Planning and Regional Development and Tourism Western Australia when
drafting their local tourism planning strategies; however, flexibility is also essential for the
tourism component of local planning strategies.

Finding 83
The development of local tourism planning strategies, particularly where caravan parks are
under threat, is now urgent.

Recommendation 26
It is now urgent that the Minister for Local Government and the Minister for Planning
provide clear guidance to Local Government Authorities in the drafting of local tourism
planning strategies, while also allowing for flexibility in the LGA approach and outcomes.

Recommendation 27
By December 2010 all local government authorities have their local tourism planning
strategies in place.

Recommendation 28
Local government authorities in regional areas should examine Royalties for Regions as a
funding source for the development of their local tourism planning strategies.

(b)

Zoning Under Town Planning Schemes

It has been suggested to the Committee that ‘the decision by WAPC approximately twenty years
ago to require Councils to change to broad based zoning has been detrimental to caravan parks’.965
965
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Currently, caravan parks can be zoned in various different ways within a local government area.
At present, in accordance with local planning strategies and along the lines of the Model Scheme
Text, a town planning scheme may provide for caravan parks:
•

as a permitted use (P use) in a Tourist or Caravan Park zone;

•

as a discretionary use (D or A use) or an additional use in appropriate zones, e.g.,
in a Rural zone; or

•

as a use in a Special Use zone.966

An analysis of caravan park data held by Landgate indicates that the majority of caravan parks
(either leased or freehold) in Western Australia are zoned under local Town Planning Schemes as
Tourist (i.e. approximately 22%). Around 20% are zoned as Special Use. Those zoned Caravan
Park constitute roughly 13%. The number not zoned or not sitting within a planning scheme, also
constitutes around 13%. Those zoned as some kind of residential use comprise around 10%.
Caravan parks within other zonings (of any number worth noting) are those zones which provide
for commercial use (1%), industrial use (2%), some kind of public amenity or service (8%) and
rural use (5%).967
As outlined previously in this chapter, possible changes to the zoning of caravan parks and
camping grounds within identified strategic tourism sites was a recommendation of the Taskforce
in 2006. LGAs are expected to incorporate this component into their local tourism planning
strategies.
Indeed, it is alleged by some that, at present, it is too easy to change the zoning of a caravan park,
or even its use within the current zoning, in order to allow for its redevelopment. Many within the
local government sector support the recommendations of the Taskforce. For instance, WALGA
claims that:
in most Town Planning Schemes (TPS) caravan parks are now zoned ‘Tourism’. This has
increased the speculative value of the land and meant that property speculators and
developers can purchase a caravan park and redevelop it into anything that is a permitted
use under the Tourism zone in that TPS without requiring a zoning amendment. This also
denies the Local Government from being able to prevent the redevelopment of caravan
parks to another higher order (higher return) tourism operation, for example, a Resort.
The Tourism Planning Taskforce Report recommended the implementation of a minimum
of three tourism zones within TPS, one being a specific zone for caravan parks and
camping grounds. Once implemented this would reduce the speculative value from the
land, and would help protect existing caravan parks from redevelopment.968
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The former DLGRD also submitted that broad zoning allows for easy redevelopment of caravan
parks. It is of the view that ‘where possible, existing zoning for Caravan Parks or motels should be
retained’.969 As a compromise, it proposes that parts of these sites could possibly be rezoned in
order to ‘provide for part of the site to be used for financially more attractive developments, such
as park homes or units while retaining the remainder for traditional caravan park use’.970
In the same manner, several LGAs support the view that zoning provisions must be more
prescriptive for caravan parks in identified locations. The Shire of Waroona claims that:
the lack of suitable zoning under the Shires (sic) town planning scheme allows for changes
of use to more profitable venture such as chalets resulting in the loss of caravan and
camping ground areas.971

The Shire of Gingin acknowledges that speculation is a problem, and indeed has seen evidence of
this within their jurisdiction. It advised the Committee that the first question from developers
regarding tourism developments generally is around how much residential use is permitted within
that zoning. The Shire proposes that the answer to speculation around existing caravan parks could
be special use zoning.972
The Shire of Denmark agrees that zoning should be more stringent, via better planning controls. It
advocates for:
tighter planning controls and state wide or regional planning policies to ensure that tourist
caravan parks and camping grounds are correctly zoned as tourist caravan parks and
camping grounds so that they can’t be converted to permanent park home developments or
more intensive, higher cost tourist developments without a specific planning scheme
consent or scheme amendment proposal.973

This Shire also advocates for:
the adoption of local authority and regional tourist strategies which identify and address
the current and future need for affordable caravan park and camping ground
accommodation in a given area. These strategies should also require developers [who]
wish to rezone a caravan park to another use to prove that their proposal will not cause a
future shortage caravan park and camping ground accommodation.974
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The Shire of Capel states that there is a need for zoning to be unambiguous ‘as to the intent to
control the use of land for a particular purpose for caravan and camping albeit that it may include
some level of built or permanent accommodation’.975
It also appears that those individuals who stand to be affected by the rezoning and/or
redevelopment of parks are supportive of a specific use zoning. For example, one long-stay tenant
of a park in Wanneroo submits that it is important to keep both long- and short-stay caravan park
sites, and that one way that this could be achieved is ‘though specific town planning strategies
and/or zonings’.976 In a similar vein, several long-stay residents of the Kingsway Tourist Park put
forward the view that the City of Wanneroo is largely at fault for their forced re-location due to
the City’s approval for the rezoning of the caravan park from tourist to residential.977 However, as
alluded to earlier in this chapter, under current planning legislation an application for rezoning
cannot be refused by the WAPC simply on the basis that the closure of the caravan park will be
detrimental to long-stay residents and/or the supply of caravan park sites.978
Flexibility in zoning is important to the viability of existing caravan parks. The Shire of Exmouth
advised the Committee that developers will always want a mix of residential and tourism zoning
so that they can subdivide and sell some land to finance further development within caravan
parks.979
Furthermore, as noted in the cases of the Shire of Busselton and the City of Albany, the use of
specific ‘caravan park and camping ground’ zoning is strongly opposed by many in the industry,
particularly caravan park operators. CIAWA, as the industry body representing these operators,
states that specific use zoning would:
have an even greater impact on the longevity of some parks as it significantly reduces the
capital value of the land, thereby having a number of significant and devastating
outcomes, particularly at such an uncertain time for credit providers.980

CIAWA believes that site specific zones are one of the recent initiatives that have ‘been recently
trialled’ that are not proving to be ‘the most appropriate model by which to keep caravan parks
open’.981
Individual operators had similar viewpoints. The Mandalay Holiday Resort and Tourist Park in
Busselton recognises that the local tourism planning strategy proposed by the Shire of Busselton
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attempts to identify and protect areas which are important to tourism, ‘particularly caravan
parks’.982 However, it believes that zoning in order to restrict land to caravan park use only is
tantamount to ‘placing a tomb stone on the property’ since ‘it will severely devalue the saleable
value of the land’ by devaluing and restricting ‘future opportunities and use of the land’.983 It
states that:
Busselton’s economy relies heavily on tourism. As trends change and tourists and holiday
makers look for different holiday experiences, the tourism use of the land will change as
supply dictates. We do not have [a] problem with keeping our land zoned ‘Tourist’ as long
as we can have the flexibility to change the tourist use to meet market demand. We do not
want to see a ‘Restricted Tourist Use’ or ‘Restricted Caravan and Camping Use’
introduced.984

Similarly, the Lazy Days Caravan Park in the same Shire claims that if it were to be zoned under a
specific caravan and camping zone, it ‘would not be economically viable’.985 It describes the effect
that such an outcome would have on its viability and future:
if we are rezoned to Caravan and Camping, we will have to close the gates on the
business. If we are rezoned to Special Purpose Zone as per the LTPS for the Busselton
Shire our park will lose its re-sale value and, at our age that is a major concern to us.
While we have no intention of selling the park, nor do we wish to apply to turn it into a
modern resort, the time will come in the not too distant future when we will have to retire,
or find something less demanding than what we are doing. We had depended on at least
realizing the cost of all the cabins and up-grades to cover our old age. No purchaser is
going to spend a lot of money for land that is limited in its potential by a lot of red tape
and the necessity for expensive applications for re-zoning to change the park to a more
viable business. No one will ever recoup $4m from just caravan and tent sites.986

Corporate provider of caravan parks, Aspen Parks Property Management Ltd (Aspen Parks), is of
the view that:
rezoning of the land in some instance from ‘Tourist’ zoned land to ‘Caravan Park’, was in
our opinion shortsighted and a band-aid solution to the problem. The initiative also placed
and (sic) unfair burden on the current operator having to face a potential write-down in
value of the property as a result of the rezoning.987

The City of Albany highlights the difficulties faced by LGAs when considering zoning changes in
order to safeguard the supply of caravan parks within its jurisdiction:
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Tourism WA and the WAPC have policies which seek to retain existing tourism facilities,
plus they seek to provide suitably zoned sites for the provision of future tourism product.
Those policies give no support or guidance to tourism operators or local governments on
the capacity of operators to maintain the financial viability of existing caravan parks and
camping grounds. The principles of those policies are sound, but they provide no solace or
compensation to a landowner who is being asked to retain a zoned site for years (possibly
decades) in an undeveloped state for a potential future land use, that may not be the
optimum commercial use of his/her land.988

The relationship between zoning and land tax is also important. As discussed in Chapter 6, land
tax is a significant cost for caravan park operators. Substantial rises in land tax over recent years
can be largely attributed to the ‘use of blanket tourism zoning structures under new town planning
schemes’.989 This is because:
under the Valuation of Land Act 1978, land is valued for land tax purposes at its
unimproved market value (UV), with this reflecting the highest and best use of the land.
Where a range of developments are included within a similar land zoning, such as tourism,
this can result in similar land values on a per hectare basis being determined irrespective
of the nature of existing development on a site, eg a caravan park site may be valued on a
unit area basis equivalent to a five-star resort site. 990

This means that on any given site the valuation reflects its highest and best use. Therefore, should
a caravan park be zoned for a more specific caravan and camping use, rather than a blanket
tourism zone, it would potentially reduce the land tax payable on that site. In this way, specific
zoning would decrease a significant cost for caravan park operators. This was a conclusion of the
Taskforce which concluded that:
the use of more detailed zoning frameworks, designed to maintain a variety of
accommodation types, can have ancillary benefits in ameliorating [the impact of land tax]
through reducing the speculative effect on the valuation of such land.991

Financial incentives may thus be the key to making caravan park operators more amenable to a
change to specific zonings. This is supported by CIAWA which, while having other reservations
about re-zoning, does acknowledge that:
rezoning existing parks to a ‘use specific zone’ such as ‘caravan park’, will have the effect
of reducing/removing land tax as its use is now considered the ‘highest and best’ use for
the land.992

988

Submission No. 81 from City of Albany, 25 May 2009, p3.

989

Department for Planning and Infrastructure, Tourism Planning Taskforce Report, Government of Western
Australia, Perth, January 2006, p55.

990

ibid.

991

ibid., p61.

992

Submission No. 65 from Caravan Industry Association Western Australia Inc., 15 May 2009, p25.
- 212 -

ECONOMICS AND INDUSTRY STANDING COMMITTEE
CHAPTER 7

However, subsequent to the comment above, CIAWA also advised the Committee that:
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.993

It was suggested to the Committee that caravan park operators may be less worried about having
their facility zoned ‘caravan park’ if they were to be given a 100% land tax exemption.994 At
present a land tax exemption of 50% is given to caravan parks owners in Western Australia.
Land tax exemption could also be something that is offered only to those caravan parks and
camping grounds which are zoned accordingly, as these are the ones who will stand to lose much
of their speculative value. As the Shire of Busselton points out, the current 50% land tax
exemption ‘does not distinguish between caravan parks that are zoned “Tourist” and those that are
specifically zoned for the purpose of a caravan park’.995 Caravan parks which are zoned ‘Tourist’
have the potential (which is often realised) to be developed as chalet parks or tourist resorts, and
providing little or no caravan and camping accommodation. At present these parks are benefiting
from this exemption but are also able to develop the park for more profitable uses. The Shire of
Busselton suggests that the removal of their eligibility for this exemption, unless they were zoned
appropriately and operating as a genuine caravan park and camping ground, ‘would encourage the
retention of caravan parks for this use’.996 Land tax and possible exemptions from this tax are
discussed in Chapter 6.
In light of the above arguments, the Committee believes that only the zoning of new caravan parks
should be more restrictive so that investors can ‘make an informed investment decision’ at the
outset.997 This is supported by CIAWA.998 However, CIAWA does point out that LGAs may be
reluctant to even do this as caravan parks are not perceived ‘as an attractive drawcard’.999 As DoP
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noted, the caravan parks which will be the easiest to protect with site specific zoning are those
‘still on government land that are owned leasehold’.1000
Finding 84
Zoning new caravan parks as ‘Caravan Park and Camping Ground’ in line with
Recommendation 13 of the 2006 Tourism Planning Taskforce Report would help to ensure
the preservation of caravan and camping sites into the future.

Finding 85
Requiring existing privately owned caravan parks to be re-zoned, without compensation, to
a more restrictive land use would unfairly impact upon the viability of these caravan parks.

Finding 86
Local tourism planning strategies should provide guidance to local government on rezoning
and redevelopment applications for caravan parks, taking into account the effect that any
change would have upon supply. This may also require amendment to existing planning
legislation.

Recommendation 29
In priority tourist regions, the Minister for Regional Development and the Minister for
Local Government consider purchasing the development rights of privately owned parks on
strategic sites in order to ensure their continuing use as caravan parks and camping
grounds.
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Recommendation 30
The Minister for Local Government, the Minister for Planning and the Minister for Tourism
ensure that local government local tourism planning strategies provide that the zoning of
existing privately owned caravan parks is able to be preserved.

Recommendation 31
The Minister for Local Government, the Minister for Planning and the Minister for Tourism
ensure that Local Government Authorities provide for the zoning of new caravan parks as
‘Caravan Park and Camping Ground’ within their town planning schemes, in line with
Recommendation 13 of the 2006 Tourism Planning Taskforce Report.

(i)

The South Australian Model

It was suggested by Tourism Western Australia (Tourism WA) that Western Australia look to
adopting a similar zoning model to that being proposed in South Australia.1001
In December 2007, the South Australian Minister for Urban Development and Planning
introduced an interim Development Plan Amendment (DPA) designed to simplify the zoning of
caravan parks.1002 Until this time, caravan park sites across the state were covered by 47 different
types of zoning. The interim DPA introduced two zones for caravan park sites in Adelaide and
near-country areas, specifically:
•

a Caravan and Tourist Park Zone (to apply to caravan parks used entirely or predominantly
by tourists for short-term stays)

•

and a Residential Park Zone (to apply to caravan parks used predominantly by long-term
residents)

The interim DPA applied to 44 caravan park sites located across 17 council areas and was
designed to ensure the designation of caravan parks and protection from redevelopment outside of
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the normal rezoning process.1003 Interim measures were used to ensure that appropriate
consultation could occur while immediate protections to caravan parks could be put in place
without delay.
In mid-2008, the South Australian government established a working group comprising members
of relevant agencies associated with the caravan, tourist and residential park industry. The working
group was formed to help identify any additions required to the interim measures and ‘provide
advice on the criteria for establishing the economic viability of caravan, tourist and residential
parks, identify areas for future park sites and recommend an appropriate process for rezoning
existing sites’.1004
The final Caravan Parks DPA was approved by the Minister for Urban Development and Planning
on 11 December 2008. As described above, the main effect of the DPA is to streamline the zoning
of caravan parks in Adelaide and near-country areas into one of two zones, either the Residential
Park Zone (where 60% or more of the sites are used for long-term accommodation), or the
Caravan and Tourist Park Zone. Two caravan parks are subject to a split zoning reflecting the
clear separation that exists between long-term accommodation and short-term tourist components.
As well as amending zoning, the DPA introduces new council-wide or general policies into local
authority Development Plans to guide the location and design of future parks. These are designed
to ensure that new parks are located with sufficient access to public services and facilities, and can
provide a safe environment. The DPA also identifies caravan parks excluded from rezoning,
including those in national parks to which the National Parks and Wildlife Act 1972 (SA) applies,
and small parks (typically those with fewer than 20 sites which are not used for tourism or longterm residency), and any subject to separate legislation.1005
While the South Australian system appears to have been a workable solution to that state’s
problem of numerous caravan park zonings, advice received by the Committee indicates that, at
this stage, it is not intended to replicate the SA model in WA, ‘as creating additional zonings
would further complicate the zoning of land within local planning schemes’.1006
Finding 87
A ‘one size fits all’ regulatory regime would not be appropriate in Western Australia due to
the extreme variations in the market in some parts of the state.
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7.5

The ‘Permanent’ Occupation of Caravan Parks: Planning and
Development Issues

Discussed in Chapter 4 and Chapter 8 is the tension between supply and demand which has come
about due to the increasing long-stay occupation of caravan park sites. This is largely an
increasing demand for this form of affordable and available accommodation. The dual use of
caravan parks, as both tourist and residential accommodation, has created planning and
development issues that must be resolved. Furthermore, the use of the CPCG Act to establish what
are entirely residential enclaves1007 also raises planning and development issues.
The long-stay occupation of caravan parks has not been consistently addressed within the state
planning framework. As noted above, regional strategies and regional structure plans, which are
region specific, do not appear to anticipate the long-stay occupation of tourist facilities. On the
other hand, PB 49, a state level planning document dealing specifically with caravan parks, does
envisage this type of occupation. It states that:
caravan parks have traditionally provided accommodation for tourists. However, in recent
years, there has been a trend for caravan parks to also provide permanent accommodation
for residents. Planning for the development of caravan parks should, therefore, be
considered in this context.1008

PB 49 lists a range of relevant factors which must be taken into account by local governments and
the WAPC when determining suitable sites for caravan parks, one of these being whether it will be
used predominately for tourist or long-stay accommodation.1009 There will be different planning
considerations depending upon whether the use of the caravan park is predominately tourist or
residential. For example:
caravan parks which are primarily designed to cater for tourists should be located with
good access to key tourist attractions, such as beaches, or areas of cultural, historical or
landscape significance.
On the other hand, caravan parks which are principally designed for permanent residents
should be assessed in the same way as conventional residential development. They should
be located in areas with access to employment, shops, schools, public transport, and
community and recreation facilities.1010

However, in spite of the guidance provided by planning bulletins, the Shire of Busselton believes
that the balance, and differences, between tourist and residential uses of caravan parks and
1007
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camping grounds should be ‘addressed more clearly’ in statutes that regulate caravan parks and
camping grounds.1011 It points out that:
at present there is no distinction between the requirements for park homes within tourism
or residential zoned areas. Park homes are simply classified as short term accommodation.
Amendment of the Regulations or introduction of new legislation could facilitate tourist
use by making a distinction between the standard of building requirements for structures in
caravan parks and camping grounds as opposed to park home parks or park homes in
residential areas.1012

The Shire argues that amendments to existing legislation or separate legislation for residential
park homes could bring about the benefits of clarifying the number of park homes that can be
constructed on tourism zoned land, and also could include ‘financial benefits for genuine tourist
uses’.1013 This financial benefit for the developers of tourist parks would come about because
these parks would not need ‘to be constructed to the same standard which may reduce the cost for
tourist parks’.1014
Two major issues regarding planning for the long-stay occupation of caravan parks are discussed
in more detail following. Building regulation is discussed further in Section 7.6.
Finding 88
The long-stay occupation of caravan parks has not been consistently addressed within the
state planning framework.

(a)

Planning for the Supply of Long- and Short-Stay Sites Within a
Caravan Park

The mix of short- and long-stay sites within caravan parks is an issue which has received much
attention following the publication of the Tourism Planning Taskforce Report, and the subsequent
publication of the WAPC’s interim tourism planning policy contained in PB 83. The tension
between the supply of long- and short-stay sites, and the alleged encroachment of long-stay into
the supply of tourist caravan park sites is discussed in Chapter 8. For example, the Shire of
Busselton points out that:
the number of park homes that can be constructed on ‘Tourism’ zoned land is not specified
in the District Planning Scheme, hence there is a lack of control over the percentage of
such development which also leads to their proliferation at the expense of genuine tourist
use of caravan parks/camping grounds and tourist parks. Due to the lower cost of
1011
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construction of park homes these facilities are providing low cost housing which is
inconsistent with the intent of the zoning.1015

Managing the supply of long- and short-stay sites within caravan parks is currently a major issue
for LGAs. The City of Albany claims that:
notwithstanding the broader planning expectations of the WAPC, Tourism WA and the
Local Authorities, the majority of caravan park operators are queuing to increase the level
of long term occupants within their caravan parks to provide a consistent cash flow, to
remain viable and to fund refurbishments and maintenance. A Local Authority is then
confronted with a decision making dilemma, how does it support struggling local
businesses without converting vital tourism infrastructure into de-facto residential
enclaves. In defending a decision, the lack of State [planning] policies makes it harder to
defend its decision.1016

In order to understand this issue more fully some background must be provided. Until recently,
most high level strategic planning documents within the state planning framework did not give a
great deal of guidance to LGAs on the mix within caravan parks. The recent PB 83 provides for
the identification of strategic tourism sites ‘which display characteristics that set them apart from
other tourism sites in terms of potential for tourism development and benefit to the tourism
industry’.1017 Any such sites are set aside ‘for tourism purposes only and permanent residential use
will not be permitted’.1018 However, tourism sites which are identified as non-strategic, while
retaining their tourism function, are allowed up to 25% residential use.1019
Some confusion exists around the application of PB 83 to caravan parks, and in particular the 25%
rule for residential use. This confusion is understandable given that (as discussed above) PB 83
claims to provide interim policy guidance on planning and development issues relating to all
tourism accommodation facilities.1020
Several submitters to this Inquiry were under the impression that the 25% limit applied to caravan
parks.1021 However, DoP recently clarified this misconception, stating on its website that:
The Tourism Planning Taskforce Report and Planning Bulletin 83 Planning for Tourism
could be misinterpreted to imply that restrictions on the percentage of permanent
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residential accommodation in strategic or non-strategic tourism sites also applies to
caravan parks.
The WAPC confirms that references in either report to restrictions on permanent
residential accommodation do not apply to caravan parks.
The WAPC recognises the need for the retention of caravan parks, and that the extent of
long-stay use (permanent occupancy) and park home development considered appropriate
in such parks varies across the state and is therefore an issue that requires consideration
by local government on a site-by-site basis.
This consideration, and any resulting restrictions, should be undertaken and prepared in
conjunction with the tourism and development industries, Tourism WA and DPI as a
component of the preparation of a local planning strategy or local tourism strategy and
reflected in the local government planning scheme.1022

CIAWA applauds this clarification and ‘remains confident’ that this clarification by the WAPC ‘is
the first step in acknowledging that this industry requires individual assessment on a park by park
basis and not a “one size fits all approach”’.1023
Aspen Parks similarly argues that a ‘one size fits all’ planning approach will not work, ‘given the
diversity of the products on offer’ in caravan parks.1024 By this it means that there are tourist
parks, mixed parks and residential parks. It believes that ‘current parks should not be regulated
with regard to ratios of permanent versus tourism’, but rather that supply of tourist and long-stay
sites should be ‘determined by market demand’.1025 It goes on to state that ‘any distortion of free
market forces would, in our opinion, place an unfair burden on existing operators who have
invested in the industry on the premise of flexible development opportunities’.1026 This sentiment
is indeed recognised by WAPC, as evidenced in the above quote clarifying the application of
PB 83.
It is possible that individual LGAs could attempt to propose a suitable mix of sites under town
planning schemes. However, the Town of Port Hedland believes that as development approvals
are already in place for existing caravan parks, it becomes very hard to dictate this mix, and it
further advised that the State Administrative Tribunal (SAT) would be likely to overturn on appeal
any planning mechanism imposed which was financially disadvantageous to caravan park
operators.1027
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CIAWA uses the City of Albany as an example for what is seen currently as a workable model in
addressing this issue.1028 Mr Simon Hall advised the Committee that there is recognition that
‘permanents’ are an important market segment from the economic and social ‘point of view of
both parties - the owner and the occupant’.1029 In a caravan park where there may be ‘concern
about the loss of tourism bays’ due to the tourist attributes of that caravan park, then, based upon
the model being used by the City of Albany in compiling their local tourism planning strategy,
there would be a certain number of bays ‘within a particular caravan park that [are] designated for
tourist use’.1030 Should the caravan park operator wish to accommodate ‘additional permanents for
whatever reason’ this would be in addition to, and not in place of, those tourist sites.1031
Preferably, in this circumstance, a greenfield site would be developed away from the prime tourist
attributes of the park for the use of long-stay residents. As Mr Hall states this would ensure that:
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.1032

Alternatively, where a caravan park is not located in a prime tourist location, where it ‘has
probably outlived its tourism role’, and where there are other tourist accommodation facilities
nearby which can adequately and more efficiently meet the demand, ‘then its conversion to a
residential park is probably not overly bad for the industry’.1033 Thus, the balance of long- and
short-stay sites is ‘a matter of change of land use and economics’, but these facilities ‘are still
defined, still designed and still managed as a caravan park’.1034 The Albany model is explained
further in Chapter 10.
Mr Hall indicates that, with some caution, a percentage could be applied in order to determine
which caravan parks were predominately tourist or residential. Should a caravan park provide
more than 50% residential use, it would be classed as a ‘provider of permanent
accommodation’1035 with all the planning conditions that this situation would imply. Alternatively,
a caravan park which provides more than 50% tourist accommodation is considered a tourist
park1036 and would be recognised as such under the planning system.
Essentially, the solution to the mix of long- and short-stay sites should be driven by location and
demand, avoiding wherever possible a ‘one size fits all’ approach. It must also take into account
1028
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‘other pressures outside the tourism industry’,1037 for example, the lack of affordable housing in a
local area. Therefore, while this issue has been one of great interest (since at least 2005) to the
WAPC, largely as a result of the Tourism Planning Taskforce Report, it appears that some of the
solutions recommended by the Taskforce are not workable. Mr Hall believes that this is because
the Taskforce attempted ‘to treat the industry as a uniform industry and an industry which could
come up with a [common] solution that would fit each region and each local authority’.1038 Where
this approach has been taken it has 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’.1039
He argues that CIAWA has ‘worked very hard with Tourism WA and the WA[PC] to have that
one-size-fits all approach removed’.1040 Consequently, the WAPC has recognised that this
approach is not the best way to address the issue of providing a mix of short- and long-stay sites in
caravan parks. CIAWA believes that the most effective mechanism for resolution of the issue will
be to have all LGAs address it on a local level via their local tourism planning strategies in
consultation with caravan park operators who have worked ‘through their own individual business
models’.1041
Finding 89
The mix of long- and short-stay sites within caravan parks is best determined at a local
level via a Local Government Authority’s local tourism planning strategy.

Finding 90
Caravan parks in strategic tourism locations should have the majority of sites reserved for
tourism purposes, the number of which is determined under the local tourism planning
strategy.
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Recommendation 32
The Minister for Local Government and the Minister for Planning ensure that each local
tourism planning strategy address the provision of the appropriate mix of long- and shortstay sites in caravan parks, allowing for caravan parks in identified strategic tourism
locations to have the majority of sites reserved for tourism purposes.

(b)

Planning for Residential Parks

As noted in Chapter 4, a recent, and perhaps unintended, phenomenon within the caravan park
industry has been the rise of the entirely residential (long-stay) caravan park, or ‘park home’ park,
which are marketed as ‘lifestyle villages’. These are recognised within the industry as being ‘quite
different from those parks that have been there for … 20 or 30 years’ and which have simply
evolved into what is predominately a residential enclave, due largely to the fact that many people
chose to live there over the years for various reasons.1042
Residential parks developed as lifestyle villages are regulated under the CPCG Act and consist of
park homes which are marketed to the 45+ age demographic. One LGA describes this ‘recent
market phenomena’ as being ‘park home parks by another name’.1043 It proceeds to describe ‘this
form of park home land use’ as being the situation ‘where the operators provide a superior level of
on-site facilities and develop the social infrastructure for the site’s tenants’.1044 This is not unlike
the arrangements found in retirement villages regulated under the Retirement Villages Act 1992
(WA).
These residential parks are based upon a land lease model, which separates the cost of land
ownership from home ownership. As with any lease in place within a caravan park, the land on
which the park home is placed is simply leased from the operator. In lifestyle village type
situations, the leases on the land tend to be long-term (anywhere up to 60 years), with the home
owned by the investor. Furthermore, the modular home is also potentially able to be relocated. The
land is not necessarily owned by the developer; the developer can enter into an agreement with
existing landowners or operate on Crown land.1045
Some question the development of residential parks under the CPCG Act. The Campervan and
Motorhome Club of Australia Ltd (CMCA) believe that it is ‘an anomaly’ in that they are caravan
parks that ‘were never intended by creators to be a Caravan Park catering for mobile RV-centric
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tourists’.1046 It argues that caravan parks and residential parks ‘are two different entities best
addressed as such. One is tourism based; the other is alternate housing’.1047
Proponents of residential parks have communicated to LGAs ‘that the Caravan Parks and
Camping Grounds Regulations provide the best governance regime to protect the rights of
residents who own the buildings that are their homes but lease the site on which they are
located’.1048
From a planning perspective, the ‘rise in the popularity of residential leasehold estates and
developments’ generally, which includes these residential parks licensed under the CPCG Act, has
led to a need for the WAPC to ‘clarify the statutory framework for its consideration of long term
leases and consult further in respect of relevant planning policies and practices’.1049 PB 71 is a
result of this clarification, and this document states that:
While the WAPC supports choice of housing and accommodation types in order to match
housing supply with needs, such proposals raise planning issues for consideration of the
WAPC and local governments.1050

As the City of Albany explains, residential parks are ‘required to be the subject of specific zoning
provisions in a Local Authority’s Town Planning Scheme’.1051 Any such development must
comply with WAPC policy on caravan parks contained in PB 49, for instance, taking into
consideration issues around access to amenities, public transport and impact on adjoining land
uses.1052 Finally, as the City points out, ‘the Minister for Planning, on the advice of the WAPC,
must ultimately consent to the zoning of the land for that purpose’.1053
There is some contention regarding the zoning and location of residential parks. It is accepted
WAPC policy that residential parks are only permitted ‘within very limited zonings’ within
individual town planning schemes ‘similar to the permissibility of caravan parks’.1054 However,
Town Planning Scheme (TPS) and Metropolitan Region Scheme (MRS) zonings ‘are not
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consistent in permitting lifestyle villages’.1055 A review of current residential parks and their TPS
zonings indicate that they are zoned as diversely as Residential, Urban, Special Use and Rural.1056
While some LGAs have the discretion to approve these developments in Rural zones,1057 (with the
land use based on ‘Caravan Park’ or ‘Park Home Park’1058) the WAPC will not usually support a
proposal for a leasehold development for residential purposes on Rural zoned land ‘other than in
respect of an existing dwelling’.1059 This WAPC position is ‘due to inconsistencies with the
purpose and intent of the zoning and more practical problems arising from the remoteness from
services and facilities’.1060 Admittedly, those sites which are currently located in Rural zones do
fall under the discretionary ‘Caravan Park’ land use within those particular local town planning
scheme zonings, and ‘the sites are located within close proximity to urban zoned land’.1061 The
situation is outlined by DoP as follows:
In the Perth metropolitan scheme area the WA Planning Commission has made decisions
in the past that it prefers these to be on residential urban zoned land. On rural land … they
are too far away from normal services. Then there is a lot of pressure to bring the services
to them and that is an impost on government. When we started looking through local
planning schemes, we discovered a number of local governments had refused to have them
on urban land. So they are not allowed to be on rural land and they are not allowed on
urban land, which leads to a bit of a problem.1062

Developers of residential parks claim that current WAPC policy is a threat to residential parks as
the cost of urban land is prohibitive for the land lease model.1063 It was suggested to the
Committee that the ‘land lease model can only be effective’ if the land can be purchased at nonurban prices, or if the development is multi-storey.1064
CIAWA is of the view that residential parks should be able to be located in rural areas. It provides
the following argument in support of this:
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A residential park is not necessarily a park home park or ‘aged care village’ and can be
located in a wide number of locations (urban and rural). As such the core demographics
may vary from location to location. The proximity to social services therefore needs to be
merits driven on an application by application basis. To preclude residential parks from
rural zones will significantly reduce the opportunity for a choice of affordable housing.
The appropriate use of rural land for Residential Parks is essential to maintaining the
viability of affordable housing options thereby reducing the pressure on public sector
resources.1065
The WAPC, via Planning Bulletin 71, seeks assessment of residential parks as if they are a
conventional residential development. Improved housing choice and the creation of a
‘sense of place’ for short- and long-stay tenants can be achieved more so via application
of the Caravan and Camping Ground Regulations 1997 rather than conventional
subdivision provisions of which is often required by WAPC and Local Authorities.1066

The Shire of Capel advises that it has been approached by a developer of these residential parks to
‘approve such development on Rural zoned land where [the Shire] has discretion to approve
caravan parks’.1067 It describes the way in which planning considerations for caravan parks have,
by default, extended to residential parks:
The general definition of a caravan park under town planning schemes includes a place for
park homes which are the principle form of accommodation provided in the lifestyle
villages. Through a series of administrative decisions the regulations and town planning
scheme zones have been interpreted to accommodate what are marketed as Lifestyle
Villages.1068

The Shire of Busselton takes issue with the development of ‘retirement park home facilities on
sites intended for tourism use’, and describes this as exploitation of a ‘loop hole in the
Regulations’.1069 It does recognise, however, that there is a ‘genuine need’ for these park homes as
residential developments, and that they should be addressed in a residential planning context,
rather than within a tourism planning framework.1070 It advises that this will be achieved through
the Shire’s Local Settlement Planning Strategy, which is currently being prepared.1071
The City of Albany contends that ‘these villages are exempted from the principles of the WAPC’s
Liveable Neighbourhoods policy’.1072 This policy can be described as:
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an operational policy for the design and assessment of structure plans (regional, district
and local) and subdivision, for new urban (predominately residential) areas in the
metropolitan area and country centres, on greenfield and large urban infill sites.1073

This policy states that ‘the WAPC will also take into consideration the specific design issues
associated with retirement and lifestyle villages and accommodation in determining
applications’.1074
The City of Albany further contends that ‘the WAPC requires the housing product within a
Lifestyle Village to be a park home’ and that this requirement is contrary to the CPCG Act.1075 The
CPCG Regulations provide that park homes may only be occupied in a licensed caravan park.1076
However, as these are licensed as caravan parks under the Act, this criticism cannot be applied.
What is evident, however, is that there is a vast difference between the land uses of a residential
park and a caravan park.
It is probably not surprising ‘that there is an inconsistent approach to the permissibility and
subsequent assessment of this form of development within different local government areas. …
park home developments have either been assessed as a ‘park home park’ or a ‘caravan park’
depending on the land use definitions contained within the local government local planning
scheme’.1077 The Committee understands that PB 49 and PB 71 are currently under review in order
to resolve some of the confusion and inconsistencies which exist in the approvals process of
residential parks. It is also envisaged that this review will address some of the other issues with
planning for residential parks, such as balancing affordability and appropriate land use via
appropriate zoning mechanisms.
Finding 91
The Caravan Parks and Camping Grounds Act 1995 (WA) has a wider application than
originally intended due to the fact that it now applies to wholly residential enclaves known
commonly as ‘lifestyle villages’ that contain no caravan or camp sites.
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Finding 92
Currently there is a large degree of inconsistency in the application of state and local
planning legislation and policy to the development of residential parks.

Finding 93
Residential parks developed as ‘lifestyle villages’ are a satisfactory mechanism to address
housing need for a particular identified market segment and, thus, alleviate some of the
pressure on the current supply of caravan parks.

Finding 94
In order to provide an affordable housing option without encroaching upon existing caravan
parks, ‘lifestyle villages’ must be allowed to develop on land other than that zoned urban.

Recommendation 33
The Minister for Planning provides for ‘lifestyle villages’ to be developed on rural zoned
land.

Finding 95
The Caravan Parks and Camping Grounds Act 1995 (WA) does not adequately regulate
those residential parks that are modelled as ‘lifestyle villages’.

Recommendation 34
The regulation of those residential parks modelled as ‘lifestyle villages’ remain under the
Caravan Parks and Camping Grounds Act 1995 (WA). Separate subsidiary legislation
under this Act should be developed for the regulation of these residential parks, and the
name of the Act should be changed to better reflect this.
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7.6

Building Approval and Regulation

Another issue arising from the increasing use of the caravan park legislation to provide long-stay
housing relates to building approvals and compliance. Building standards and controls in Western
Australia are administered through the Local Government (Miscellaneous Provisions) Act 1960
(WA) and the associated Building Regulations 1989 (WA). The Building Code of Australia (BCA)
is enforced through these statutes.
CIAWA argues that:
at present there is substantial confusion within Local Government concerning the
provisions of the Caravan and Camping Ground Act and Regulations in regard to the
Building Code of Australia.1078

Unlike other buildings, including transportable buildings, which require prior building approval
and a building licence issued by the LGA,1079 the buildings in caravan parks are regulated
separately under the CPCG Act and Regulations. That is, park homes, caravans and annexes are
not subject to the building approvals process, nor are they required to have a building licence. This
occurs by way of a specific exemption under the Local Government (Miscellaneous Provisions)
Act 1960 (WA).1080 Building Industry Development describes the relationship between building
regulation and caravan park regulation as follows:
Caravan parks and camping grounds are primarily regulated through the Caravan Parks
and Camping Grounds Act 1995 (CPCG) and supporting regulations, which interfaces
with the building legislation in respect of approvals of buildings. Parcels of land are
approved as caravan parks and/or camping grounds where people may locate vehicles that
have been built for habitation and occupy them indefinitely. Mobile homes, caravans, park
homes and other such vehicles are not required to obtain a building licence or be certified
as compliant with minimum building standards. In normal circumstances vehicles are
required to be licensed in accordance with the Road Traffic Act 1974 and the Road
Traffic (Vehicle Standards) Regulations 2002.1081

Notwithstanding the absence of formal building approvals and licences, both park homes and rigid
annexes attached to caravans are required to comply with the BCA. For park homes this
requirement is prescribed under r 33 of the CPCG Regulations. This requirement extends to any
restorations, repairs, additions and alterations to the park home. The only deviation from the BCA
is that a park home is not required to have ablution, laundry or toilet facilities. Similarly, under
r 37 of the CPCG Regulations, rigid annexes are to be constructed or assembled in accordance
with the BCA. Again, this includes restorations, repairs, additions and alterations. However, some
LGAs have interpreted these provisions as meaning that park homes do require building licences,
1078
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thus illustrating that there is ‘no common approach’ to this issue.1082 According to CIAWA, ‘this
anomaly creates considerable confusion for applicants and Shire staff as to whether a building
licence is or is not required’.1083
Due to the fact that buildings located in caravan parks are given the characteristics of a vehicle,1084
they must have a ‘chassis with axle and wheel assembly’.1085 Building Industry Development
points out that the ‘same thing without the axle and wheel assembly attached would be considered
a “transportable building”’ and would thus be subject to the standard building approvals
process.1086 The Shire of Broome also drew attention to this, and views this as an attempt to
bypass the application of the BCA.1087 However, other LGAs noted that the wheels and axle
requirement is important for receivership issues; for example, if a park goes bankrupt, park home
and caravans with wheels and axles cannot be classed as a fixture.1088 This was also noted by the
Department of Local Government (DLG).1089
During the investigative travel undertaken for this Inquiry, the Committee saw numerous
examples of wheels that were inappropriate for the function for which they are intended, that is,
for the purpose of being able to transport the vehicle within 24 hours in accordance with r 15 of
the CPCG Regulations. This regulation provides that the owner of a park home is to ensure that
‘each component of the park home has wheels attached to it, and is maintained in such a condition
that it is able to be moved under its own power or by being towed, within 24 hours’.1090
Other concerns with the planning process in relation to building approvals were also raised
throughout the Inquiry. For instance, the City of Wanneroo argues that consistency within the
building approvals process would make it easier to administer, and be more logical and
equitable.1091 It submits that:
the City has concerns regarding the lack of building approval required for homes built on
caravan park and camping grounds facilities. It is considered that, given the evolving
construction of modern mobile homes and to ensure consistency with building control for
other types of construction, it would be preferable for such homes to be legislated by the

1082

Submission No. 91 from Caravan Industry Association Western Australia Inc., 10 July 2009, p4.

1083

ibid.

1084

Section 5 Caravan Parks and Camping Grounds Act 1995 (WA).

1085

Submission No. 72 from Building Industry Development, 20 May 2009, p2.

1086

ibid., p1.

1087

Mr Darryl Butcher, Director Development, Shire of Broome, Telephone Conversation, 31 July 2009.

1088

City of Albany and Shire of Denmark, Committee Briefing, 22 July 2009; Mr Richard Rodgers, Manager
Building Services, City of Rockingham, Telephone Conversation, 31 July 2009.

1089

Ms Donna Cocking, Chairperson, Caravan Parks and Camping Grounds Advisory Committee, Department of
Local Government, Transcript of Evidence, 3 July 2009, p12.

1090

Regulation 15(1) Caravan Parks and Camping Grounds Regulations 1997 (WA).

1091

Mr Pas Bracone, Manager Building Services, City of Wanneroo, Telephone Conversation, 30 July 2009.
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Local Government (Miscellaneous Provisions) Act 1960, which deals with building
control and safety related matters concerning residential construction.1092

The Shire of Busselton also notes what it perceives as a ‘lack of planning control over the
approval of park homes’.1093 Park homes and annexes must obtain written approval from the LGA
to be erected or brought onto the caravan park site.1094 However, again, this is under the CPCG
Act and outside the standard building approvals process. As the Shire states:
the lack of planning control over the approval of park homes within the ‘Tourism’ zone is
due to the classification of park homes as short term accommodation as opposed to
permanent accommodation, given that they are constructed with wheels, and have the
ability to be removed within 24 hours. Hence they do not require a planning or building
approval, and only require a health assessment under the Caravan Park and Camping
Ground Regulations 2007 (the Regulations). They are issued with a licence by the Health
Department of the Shire.1095

The Shire advises that under the CPCG Regulations the process operates like a reverse building
approval. That is, under the standard building approvals process, building approval is given and
then a health assessment is conducted. Under the CPCG Regulations health assessment is
completed in isolation of other approvals; the only other requirement is that the structure itself is
BCA compliant.1096
The Shire of Busselton argues that this is a frustrating process for LGAs. This is because the built
structure itself must comply with the BCA and, in reality, this requires what is essentially a
building approvals process (in terms of obtaining relevant certificates and plans, for example). The
Shire claims that while the drafters of the CPCG Act and Regulations may have intended to reduce
‘red tape’, this certainly has not eventuated. Furthermore, it advises that the costs of the de-facto
building approvals process cannot be recouped by the LGA as no formal building licence is
issued.1097
Another major issue is that while the physical structure of a park home or annexe must comply
with the BCA, the surroundings are not taken into account as would normally be done under the
building approvals process. This means that these structures ‘are not assessed in regard to fire
management (in terms of building fire separation walls), building safety and building energy
efficiency requirements’.1098 This is viewed with great concern by all LGAs who commented on
1092

Submission No. 54 from City of Wanneroo, 1 May 2009, p1.

1093

Submission No. 55 from Shire of Busselton, 1 May 2009, p5.

1094

Regulations 30(1)(c), and 34(1)(b)(ii) Caravan Parks and Camping Grounds Regulations 1997 (WA).

1095

Submission No. 55 from Shire of Busselton, 1 May 2009, p5.

1096

Mr Gary Barbour, Manager Development Services, Shire of Busselton, Telephone Conversation, 30 July
2009.

1097

Mr Gary Barbour, Manager Development Services, Shire of Busselton, Telephone Conversation, 31 July
2009.

1098

Submission No. 55 from Shire of Busselton, 1 May 2009, p5.
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this issue.1099 Furthermore, in cyclone prone areas, there are additional factors which should be
considered, and which would normally be taken into account under the BCA and a formal building
approvals process.1100 For example, should a park home in a Broome caravan park require a
formal building licence, it would be required by the Shire of Broome to be constructed in
accordance with particular cyclone provisions under the Shire’s building approvals process.1101
Building Industry Development outlines the importance of compliance with building standards at
every stage of construction and location:
Compliance with building standards, Building Code of Australia (BCA), is integral to the
protection of occupants, users, and adjoining owners. Building standards control certain
aspects of buildings that are essential to safety and health including structure, damp and
weatherproofing, fire safety, health and amenity, safe movement and access, and energy
efficiency. It is important to check these aspects at not only at (sic) the design stage but
also upon erection of the dwelling in a location. Poor location can negatively affect fire
safety, safe movement and access and energy efficiency of a dwelling.1102

Interestingly, should normal building standards apply in these instances, the Committee is advised
by the Shire of Busselton and the City of Wanneroo that ‘performance based solutions’ under the
BCA could be applied to each dwelling in order to ensure viability and suitability for that
particular setting.1103 Rather than necessarily being more prescriptive than the CPCG Regulations,
this could potentially allow for flexibility in each circumstance. It could even mean that dwellings
within caravan parks are closer together, but importantly, with the correct mechanisms in place to
ensure safety and compliance with the BCA. In fact, the Shire of Busselton believes that the
CPCG Regulations are unnecessarily prescriptive and rigid (for example, regarding setbacks).1104
The City of Wanneroo believes that while the CPCG Regulations are detailed and prescriptive,
they do not adequately address fire, health and safety considerations.1105 These views are

1099

For example: Mr Mark Donnelly, Manager Regulatory Services, City of Wanneroo, Telephone Conversation,
31 July 2009; Mr Gary Barbour, Manager Development Services, Shire of Busselton, Telephone
Conversation, 30 July 2009.

1100

Shire of Broome, Committee Briefing, 30 June 2009; Shire of Roebourne, Committee Briefing, 23 June 2009;
Mr Darryl Butcher, Director Development, Shire of Broome, Telephone Conversation, 31 July 2009.

1101

Mr Darryl Butcher, Director Development, Shire of Broome, Telephone Conversation, 31 July 2009.
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Submission No. 72 from Building Industry Development, 20 May 2009, p2.

1103

Mr Gary Barbour, Manager Development Services, Shire of Busselton, Telephone Conversation, 30 July
2009; and Mr Mark Donnelly, Manager Regulatory Services, City of Wanneroo, Telephone Conversation, 31
July 2009.

1104

Mr Gary Barbour, Manager Development Services, Shire of Busselton, Telephone Conversation, 30 July
2009.

1105

Mr Mark Donnelly, Manager Regulatory Services, City of Wanneroo, Telephone Conversation, 31 July
2009.
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supported by officers from the DLG and the Caravan Parks and Camping Grounds Advisory
Committee.1106
Another point to note is that because many park homes are occupied long term by long-stay or
semi-permanent residents, additions to park homes such as pergolas and carports are common.1107
Unlike park home and annexes, pergolas and carports are not expressly exempt from the Local
Government (Miscellaneous Provisions) Act 1960 (WA),1108 which regulates local government
building approvals processes and licenses. In addition, they are considered by some LGAs to be
permanent structures and, therefore, are required to have a building licence.1109 Although, in
relation to this, the Shire of Busselton advises that ‘there is insufficient control over the number of
structures permitted per site and setbacks relating to ancillary structures’.1110
Furthermore, there is evidence that other LGAs treat ancillary structures such as carports and
pergolas as non-permanent structures as they are attached to a non-permanent structure (i.e. a
caravan) and, therefore, cannot be permanent in any true sense.1111 Nevertheless, under the CPCG
Regulations the structures must obtain written approval from the LGA and, therefore, are subject
to any relevant conditions imposed by the LGA, whether or not a formal permit is issued.1112 This
example highlights the complexity and level of difficulty faced by LGAs in administering building
regulations under the CPCG Act and Regulations.
It appears to the Committee that there are a number of non-compliant structures in caravan parks
throughout the state. This could be partially due to the complexities and difficulties experienced
by LGAs in the administration of the processes described above. The Shire of Busselton argues
that in between the annual compliance audits conducted by the Shire on caravan parks, park
owners may allow non-compliant structures to be erected, and it is difficult to compel the park
owner to, in turn, force the tenant to remove these structures.1113 This Shire proposes that:
legislation should address the responsibility of enforcement and place the onus on the
owner or manager of a park. Consideration should be given for Council to issue fines for

1106

Ms Donna Cocking, Chairperson, Caravan Parks and Camping Grounds Advisory Committee, Department of
Local Government, Transcript of Evidence, 3 July 2009, p8; Mr Ross Earnshaw, Manager, Statutory Support,
Department of Local Government, Transcript of Evidence, 3 July 2009, p9.

1107

Submission No. 55 from Shire of Busselton, 1 May 2009, p5.

1108

Section 373(3a) Local Government (Miscellaneous Provisions) Act 1960 (WA).

1109

For example, see Submission No. 55 from Shire of Busselton, 1 May 2009, p5; Mr Darryl Butcher, Director
Development, Shire of Broome, Telephone Conversation, 31 July 2009; Mr Pas Bracone, Manager Building
Services, City of Wanneroo, Telephone Conversation, 31 July 2009.

1110

Submission No. 55 from Shire of Busselton, 1 May 2009, p5.

1111

Mr Richard Rodgers, Manager Building Services, City of Rockingham, Telephone Conversation, 31 July
2009.
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Section 39 Local Government (Miscellaneous Provisions) Act 1960 (WA).

1113

Mr Gary Barbour, Manager Development Services, Shire of Busselton, Telephone Conversation, 30 July
2009.
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non compliance, issue of notices and to enable Council to recover costs for the removal of
non-complying structures.1114

It appears that the issue here is not a lack of regulation in relation to built structures in caravan
parks. Rather the issue is that the CPCG Regulations are complicated, unclear and extremely
prescriptive, thus making them difficult to interpret and enforce. Furthermore, there are essentially
two layers of regulation to apply, that is, the CPCG Regulations and the BCA. Rather than being
able to regulate caravan park buildings under the BCA, which is commonly used and understood
by all, LGAs must determine which regulatory instrument to apply when issuing infringement
notices for illegal structures. Should the incorrect course of action be pursued, it is believed by
some that the matter would not withstand legal challenge.1115
Building Industry Development sums up the issue by stating that:
although the CPCG legislation classes park homes as a ‘vehicle’ that same legislation
requires the builder to construct a park home in accordance with the BCA, which applies
to ‘buildings’. The fundamental issue is whether park homes are vehicles or in fact
buildings. If they are ‘buildings’ they should be regulated under building legislation. If
they are ‘vehicles’ they should be regulated through vehicle licensing. The scope and
intent of the CPCG legislation should be reviewed to determine what is appropriate in
respect of park homes.1116

As noted elsewhere in this report, many caravan parks are becoming what are essentially quasiresidential developments. This increasing use of caravan park accommodation as long-stay
residences exacerbates the planning and development issues discussed in this section. The Shire of
Roebourne advised the Committee that this is the real issue when it comes to the regulation of
buildings within caravan parks.1117 Similarly, Building Industry Development argues that:
there has been a significant increase in the number of ‘park homes’ being sold on the
market, often labelled as retirement or lifestyle homes, which are typically permanent in
nature i.e. such dwellings tend to remain in place indefinitely and are never intended to be
moved about as vehicles: This trend is likely to continue and is considered to be a high risk
area due to the lack of regulatory rigour in ensuring that minimum building standards are
adhered to. 1118

A new Building Bill is being drafted by Building Industry Development which aims to:
•

clarify and tighten the definition of ‘building’ and what is regulated under building control

1114

Submission No. 55 from Shire of Busselton, 1 May 2009, p5.

1115

Mr Gary Barbour, Manager Development Services, Shire of Busselton, Telephone Conversation, 30 July
2009.

1116

Submission No. 72 from Building Industry Development, 19 May 2009, p2.

1117

Shire of Roebourne, Committee Briefing, 23 June 2009.

1118

Submission No. 72 from Building Industry Development, 19 May 2009, p2.
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•

clearly differentiate between things which are used as buildings (even if they started out as
something else) and those things which are used a vehicles, and only regulate those things
which are defined as buildings

•

exempt vehicles that are able to be driven, or drawn behind another vehicle on the road,
and that are regulated via a vehicle or other licensing regime

•

‘treat all transportable buildings the same, regardless of where they are situated or how
they sit on the ground’

•

apply the building approvals process to park homes in situ for more than one month1119

Implementing the above would require amendment to the CPCG legislation to ‘ensure that
“council approval” noted in that Act requires building approval through the issue of a building
permit, in line with provisions of the Building Bill’.1120
The Committee supports the general notions outlined in the proposed Building Bill.
Finding 96
The regulation of building standards and compliance in caravan parks currently provided
for under the Caravan Parks and Camping Grounds Act 1995 (WA) is complex, unclear
and, in some cases, unworkable.

Finding 97
Implementation of the Building Bill as proposed by Building Industry Development is
expected to address the inconsistencies and other problems currently inherent in the
Caravan Parks and Camping Grounds Act 1995 (WA) in relation to building standards in
caravan parks.

Recommendation 35
The Minister for Commerce progresses, as a matter of priority, the drafting and
introduction of the Building Bill to the Parliament of Western Australia.

1119

ibid., p3.

1120

ibid.
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Recommendation 36
The Minister for Local Government draft amendments to the Caravan Parks and Camping
Grounds Act 1995 (WA) as necessary to complement the proposed Building Bill.

7.7

Strata Titling of Caravan Parks

The strata titling of tourism accommodation facilities allows for a residential use component to be
introduced and, thus, provides a means by which to ensure the viability of such a development.
However, over time they can become de facto residential developments and a degree of tourism
opportunity is lost to the wider public. Indeed, this issue was a focus of the Taskforce, which
partly grew out of ‘concerns with inappropriately structured strata titled tourism
developments’.1121 The Tourism Planning Taskforce Report supports the prohibition of strata
titling of caravan parks,1122 as does CIAWA.1123
Under the CPCG Act and the Strata Titles Act 1985 (WA) (ST Act), the strata titling of caravan
parks is not permitted. Upon its passage in 1995, the CPCG Act amended the ST Act in order to
provide for this requirement.1124 PB 41 states that ‘this is to avoid the potential for strata lot
owners to develop individual sites in a way which is contrary to the purpose and intent of caravan
parks for communal occupation’.1125 Indeed, it was reported to the Committee that often
individual strata lot owners in caravan parks presume that because they own their own lot, they are
able to disregard the provisions of the CPCG Act and Regulations and any other form of
regulation which applies within that park.1126
Other evidence also suggests that due to the difficulties with the implementation of both the
CPCG Act and the ST Act within strata titled caravan parks, LGAs and other parties are not in
favour of allowing strata titling in caravan parks.1127 The DLG believes that strata titling of
1121

Department for Planning and Infrastructure, Tourism Planning Taskforce Report, Government of Western
Australia, Perth, January 2006, p1.

1122

ibid., pvii.

1123

Mr Simon Hall, Town Planner, Caravan Industry Association Western Australia Inc., Transcript of Evidence,
2 July 2009, p19.

1124

Section 122A Strata Titles Act 1985 (WA).

1125

Western Australian Planning Commission, Planning Bulleting 49: Caravan Parks, February 2001, p3.
Available at: http://www.planning.wa.gov.au/Publications/199.aspx. Accessed on 12 February 2009.

1126

Ms Karen Richardson, Company Director, Richardson Strata Management Services, Telephone
Conversation, 12 August 2009.

1127

Mr Ross Charland, Strata Company Manager, Independent Strata Services, Telephone Conversation,
11 August 2009; Ms Karen Richardson, Company Director, Richardson Strata Management Services,
Telephone Conversation, 12 August 2009.
- 236 -

ECONOMICS AND INDUSTRY STANDING COMMITTEE
CHAPTER 7

caravan parks ‘creates an issue of a body corporate running a park; it is more of a management
issue’ than anything else.1128
As the strata titling of caravan parks was permitted prior to 1995 there are several caravan parks in
Western Australia which are subdivided in this way. The DLG believes there are 10 such parks in
WA.1129 However, WAPC development control policy entitled Development Control Policy 1.3
Strata Titles states that ‘the WAPC will not grant any further approvals for the strata titling of
caravan parks’.1130
Strata titling in caravan parks allows individuals to buy into a caravan park and own both the
home and the land upon which the home sits. Unlike other caravan parks where a site can only be
leased, the strata title gives owners security of tenure, potential access to finance and a highly
saleable asset. Strata titled parks often cater for the annuals market, where the strata titled lots are
owned by private holidaymakers. One such caravan park is located in Seabird, south of Lancelin.
Advice received by the Committee indicates that these kinds of arrangements can be very
successful.1131 This is discussed further below.
However, the York Caravan Park is an example of the way in which strata titling of a caravan park
can create tension between tourism and residential uses of a tourist facility. The Mount Bakewell
Resort is comprised of the York Caravan Park and several cabins that sit on strata titled land as
part of the resort. The cabins are leased out by the private owners to long-term tenants and are
situated on what is tourism zoned land.1132 The owner operator of the York Caravan Park submits
that:
the impact of strata titling on the York Caravan Park and the conflicting land use of
tourism versus residential has been a disaster for tourism in York and very costly to the
caravan park operations, in all domains of demand, supply and costs. Park operations are
focused on providing an outstanding tourist destination. The residential owners are not
focused on tourism, with the rental properties in the Mount Bakewell Resort making a
profit for real estate agents and owners.1133

This particular case was taken to SAT with no apparent resolution arising out of this process. The
caravan park operator advises the Committee that during a particular SAT hearing involving
discussions around the tourist zoning of the caravan park, the Shire of York was instructed by
1128

Ms Donna Cocking, Chairperson, Caravan Parks and Camping Grounds Advisory Committee, Department of
Local Government, Transcript of Evidence, 3 July 2009, p7.
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ibid.
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Western Australian Planning Commission, Development Control Policy 1.3 Strata Titles, June 2009, p7.
Available at: http://www.planning.wa.gov.au/Plans+and+policies/Publications/default.aspx. Accessed on
27 July 2009.
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Ms Karen Richardson, Company Director, Richardson Strata Management Services, Telephone
Conversation, 12 August 2009.
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Submission No. 63 from York Caravan Park, 14 May 2009, pp9-13.

1133

ibid., p8.
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SAT to write to the long-stay residents living in the resort giving them six months to vacate the
properties. The Shire agreed, with the Chief Executive Officer stating that he did not ‘know why
the residential owners/occupiers continue to live permanently in the resort houses’.1134 The
Committee understands that the issue remained unresolved as at May 2009.
Similarly, the Dawesville Caravan Park and Holiday village, as a strata titled park, experiences
issues with long-stay residents and annual visitors, as noted by the DLG:
[the] Dawesville Caravan Park and Holiday Village has strata titles on one side of the
park and the other operates as a semipermanent park, with annuals, permanents and open
sites, and there is always a conflict of management. Having several owners, obviously
because they own land and title, also created a premium for those sites. At the time, people
could probably purchase something in Dawesville for a reasonable price, and then not be
attached to the caravan park and be hamstrung in certain ways with development.1135

The Shire of Broome takes a dim view of strata titling in caravan parks, arguing that this approach
ties up caravan park land and can lead to problems around land management. According to the
Shire, management issues arise particularly with unit style developments where the owners want
something different over time. However, the Shire does acknowledge that strata titling could assist
in keeping caravan park land for this particular use, protecting against speculation.1136
Advice received by the Committee indicates that strata titling of caravan parks can potentially
work well in management terms, and also be effective in allowing a broader range of people to
gain affordable entry into the holiday home market in holiday destinations such as Broome which
are generally prohibitively expensive.1137 In order to avoid the management problems inherent in
poorly set up and managed strata titled caravan parks, it was suggested to the Committee that a
‘management statement’ provided for under s 5C of the ST Act could be used to provide for
carefully drafted and specific by-laws relating to that particular caravan park.1138 Furthermore, Ms
Karen Richardson of Richardson Strata Management Services believes that by ensuring from the
outset that the strata management framework is set up to facilitate compliance with both the
CPCG Act and the ST Act, many subsequent problems can be avoided. She believes that experts
in the field of strata management would be able to quite easily achieve this.1139 Also, as with any

1134

ibid., p13.

1135

Ms Donna Cocking, Chairperson, Caravan Parks and Camping Grounds Advisory Committee, Department of
Local Government, Transcript of Evidence, 3 July 2009, p7.
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Shire of Broome, Committee Briefing, 30 June 2009.

1137

Ms Karen Richardson, Company Director, Richardson Strata Management Services, Telephone
Conversation, 12 August 2009.

1138

Mr Ross Charland, Strata Company Manager, Independent Strata Services, Telephone Conversation,
11 August 2009.

1139

Ms Karen Richardson, Company Director, Richardson Strata Management Services, Telephone
Conversation, 12 August 2009.
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strata titled lot, potential purchasers must be made fully aware of what buying into strata titled
caravan parks entails.1140
Finding 98
There may be a role for strata titling in caravan parks.

Recommendation 37
The Minister for Local Government review the policy and legislation regarding strata titling
in caravan parks.

7.8

Planning Barriers to New Caravan Park Developments

Caravan parks, like all developments, must go through, and comply with, a series of planning and
development requirements prior to approval being granted. At the preliminary stages of
development, the planning and development requirements include those associated with locating
and acquiring suitable land, Native Title negotiations, environmental approvals from the
Department of Environment and Conservation, and various other approvals from government
agencies such as the Water Corporation, Western Power, and the Department of Mines and
Petroleum.1141 Planning and building approvals must then be sought from the relevant LGA and
DoP. Re-zoning of the land usually will be necessary to enable its use as a caravan park and
camping ground.
Evidence presented to the Committee suggests that the planning and development process in itself
presents a barrier to the development of new caravan parks.1142 This is due, in large part, to the
nature of the planning requirements themselves, the complexity of the process and the resultant
time taken to obtain all necessary approvals.
At hearing, DoP, agreed that planning, particularly for dwelling sites in the ‘major resource
growth areas’, has ‘lagged a little bit’ and that, ‘more importantly, it is difficult to get these sites

1140

ibid.

1141

Submission No. 101 from Shire of Gingin, 31 July 2009, p1.

1142

This chapter does not include discussion on any barriers to supply that compliance with the CPCG Act and
Regulations might create. Compliance barriers are discussed in Chapter 9.
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through the various approvals processes, so through native title, heritage and environment
approval, and indeed, mining tenement approval’.1143
WALGA’s submission also provides an example of the multi-faceted nature of the planning
process and its impact on the development of caravan parks. In relation to Native Title WALGA
states that:
Crown Land will require clearance and where this had typically been negotiated by the
State Government, in recent times the State Government has required developers to enter
into negotiations with the indigenous group themselves.1144

Such negotiations necessarily take time. According to the Office of Native Title website ‘there are
approximately 100 outstanding native title claim applications in Western Australia’.1145 Tourism
WA’s regional manager in Broome advises that when a land title changes it first must obtain
Native Title clearance, which can cause issues for caravan park developments.1146 It is important
to note that the Committee is not questioning the need for Native Title clearance for land
acquisitions. The intention here is to acknowledge that this process adds further time to an already
lengthy process.
A further example of planning requirements that act as a barrier to development, as reported to the
Committee, is the requirement of the State Coastal Planning Policy in relation to physical
processes setbacks. Statement of Planning Policy No. 2.6, State Coastal Planning Policy, Gazetted
on 19 December 2006, recognises that ‘the Western Australian Coast is one of the state’s greatest
assets in terms of its environmental, economic, social and cultural resources’.1147 The policy also
recognises the different pressures on coastal land and the need to balance ‘often competing needs
and values’ while also taking into consideration the coast’s ‘scenic, aesthetic and ecological
qualities, its recreational opportunist, and its social, indigenous, cultural and economic
importance’.1148
The main aspect of this policy that is of concern to the Committee is the requirement for
development setbacks for physical processes to ensure that development in coastal regions ‘takes
into account coastal processes including erosion, accretion, storm surge, tides, wave conditions,
sea level change and biophysical criteria’.1149
1143

Ms Anne Hill, Executive Director, Regional Planning and Strategy, Department of Planning, Transcript of
Evidence, 27 July 2009, p2.

1144

Submission No. 58 from Western Australian Local Government Association, 6 May 2009, p5.

1145

Office of Native Title, ‘Native Title Claims in Western Australia’, 2006. Available at:
http://www.nativetitle.wa.gov.au/uploadedFiles/Claims/WA_Applications_Dec08.pdf. Accessed on 3 August
2009.
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Mr Vaughn Davies, Regional Manager, Tourism Western Australia, Committee Briefing, 30 June 2009.

1147

Western Australian Planning Commission, Statement of Planning Policy No. 2.6, State Coastal Planning
Policy, Gazette No. 225, Government of Western Australia, 19 December 2006, p2063.
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ibid.
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ibid., p2064.
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Schedule One of the policy provides guidelines for setbacks so that they absorb severe storm
sequence impacts and allow for shoreline movement, rises in global sea levels and the fluctuation
of natural coastal processes.1150 The guidelines are based on a statistical probability of a coastal
occurrence within a 100 year time frame and are applied from a line known as the horizontal
setback datum (HSD).1151 The policy also provides values to be included in calculations for
absorbing acute erosion (extreme storm sequence), allowing for historic trend (chronic erosion or
accretion) and sea level change.1152
The policy provides that any development in a cyclone prone area (north of latitude 30 degrees)
should have its setback ‘defined on a case-by-case basis’.1153 Calculation of setbacks for such
areas should consider potential ocean inundation caused by the maximum storm surge of a
Category 5 cyclone.
The Policy does provide for flexibility in planning for coastal areas. It states that ‘the required
total setback will vary according to the circumstances of any particular proposal’.1154 While a
setback of 100 metres from the HSD is generally expected, each proposal is assessed according to
the provisions of Schedule One, including possible variations to the general case and possible
exemptions. This flexibility is further supported in the Development Control Policy 6.1, Country
Coastal Planning Policy, which states that ‘while the policy establishes general guidelines it needs
to be emphasised that the application of generalizations in coastal planning can lead to serious
difficulties’.1155 This policy further states that it ‘is not intended to place onerous development
conditions on remote settlements in the State but favours a flexible, common sense application’,
and provides that each case be ‘considered on its merits’.1156
At hearing DoP confirmed that ‘when we [DoP] are talking about setbacks from the coast we
probably would include caravan parks’.1157 In discussing the application of the policy, DoP used
Coral Bay as an example and explained that decisions in relation to caravan park bays were made
on the basis of a ‘major storm surge study’.1158
During its investigative travel in the North West tourism region of the state, the Committee heard
evidence of the impact of the application of the policy by the then DPI (now DoP). For example,
1150

ibid., p2068.
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ibid. See also Ms Anne Hill, Executive Director, Regional Planning and Strategy, Department of Planning,
Transcript of Evidence, 27 July 2009, p14.
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Western Australian Planning Commission, Statement of Planning Policy No. 2.6, State Coastal Planning
Policy, Gazette No. 225, Government of Western Australia, 19 December 2006, pp2069-70.
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ibid., p2071.
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Western Australian Planning Commission, Development Control Policy No. 6.1, Country Coastal Planning
Policy, Government of Western Australia, June 1989, p3.
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Mr David Nunn, Director, Department of Planning, Transcript of Evidence, 27 July 2009, p14.

1158

ibid., p15.
- 241 -

ECONOMICS AND INDUSTRY STANDING COMMITTEE
CHAPTER 7

the Shire of Roebourne expressed concern that while the Shire used data generated by Global
Environment Modelling Systems (GEMS) for its proposal, DoP used worst case scenarios plus
0.9 metre sea level rise predictions to calculate the setback. As Karratha has experienced only one
storm surge in the past four years and around two in past ten years, the Shire does not consider the
worst case scenario approach to be appropriate.1159
In discussing the situation at Port Hedland at hearing, the Committee expressed concern in relation
to the impact of the application of the 100-year storm surge policy plus the additional 0.9 metres
for global warming. While agreeing that the policy provided that ‘case-by-case decisions can be
made that are flexible around that [100 years + .9 metres]’, DoP acknowledged that ‘that does not
mean that it is consistent in every case’.1160 According to DoP, the policy ‘could be read very
rigidly or it could be read more flexibly. Unfortunately, planning is not an exact science’.1161
The Committee has formed the view that the less-than-flexible application of the policy in the Port
Hedland area has resulted in a considerable barrier to the development of caravan parks and other
development purposes.
The Pilbara Development Commission calls for more flexibility in interpretation of the policy,
suggesting that DoP does not need to work to the worst case scenario for tides etc.1162 It is clear to
the Committee that rigid interpretation of the State Coastal Planning Policy makes it impossible to
develop caravan parks and overflow areas in many coastal areas, which is particularly problematic
as it is coastal areas that are most often in demand from travellers.
It is the view of the Committee that a more flexible application of the existing policy, together
with a more risk-based approach to coastal planning, would allow a greater supply of caravan
sites. Consideration needs to be given to allowing the development of caravan parks, and
particularly overflow facilities, in areas that would ordinarily be excluded by the strict application
of the policy. This position is based on a number of factors. First, the seasonal nature of demand
for caravan and camping sites means that demand is particularly low in the cyclone season, that is,
at a time of high storm surge risk. Second, recreational vehicles by definition must have wheels
and be capable of moving within 24 hours. Third, operators developing sites in such areas would
do so being aware of this risk of development and do so in acceptance of that risk. Fourth, it
would allow higher value use of land that is currently not able to be used at all. When questioned
at hearing, DoP was generally supportive of the coastal planning policy being interpreted ‘in a
more risk-based way’.1163
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The above example highlights the unnecessary rigidity inherent in the decision-making process
where LGAs are forced to consider every possible scenario when planning for caravan parks, not
unlike the approach taken towards a standard residential development. This approach could be
seen to illustrate a lack of recognition by all levels of government regarding the urgency of
planning for new caravan park developments.
Finding 99
A more flexible application of the State Coastal Planning Policy, together with a more riskbased approach to coastal planning for caravan parks, would remove some of the barriers to
improving supply.

Recommendation 38
The Department of Planning interprets the State Coastal Planning Policy in a more flexible
manner so as to allow caravan parks, and particularly overflow facilities, to be developed in
areas that would ordinarily be excluded by the rigid application of the policy.
Many submissions and other evidence received by the Committee draw attention to what is seen
as the lengthy and cumbersome planning process which impedes the development of new caravan
parks and camping grounds. The evidence provided at hearing by the Pink Lake Tourist Park in
relation to its development exemplifies the sentiments expressed to the Committee:
We decided to go down the path of a park-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 …. 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 shortterm or long-term accommodation.1164

Another operator suggested that tourism in Western Australia, in comparison with other
Australian jurisdictions:
is not taken seriously enough. Comparing the conversations I have here in WA with what I
have over east, it is embarrassing to be Western Australian. I will buy properties over east
and we will sit down with tourism bodies as well as the local council. When I talk to the
council, I will have the CEO, the mayor, the planning department and the health
department all sitting around the table with me. Basically, the attitude is, “If you’re going
1164
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to bring tourism into our town, you just tell us what we need to do.” We come here and it is
embarrassing the amount of hurdles that we need to jump to get an approval. I could list a
stack of examples of silly things that we had to do that have no significance and just
hindered up to $4 million, $5 million or $6 million worth of investment.1165

This operator provided the Committee with examples of delays in planning approval, stating that it
is a common problem throughout the state, not just in particular areas.
Evidence received by the Committee demonstrates a zoning approval can take anywhere from six
months1166 to four years.1167 The Mandalay Holiday Resort and Tourist Park also submits that a
major impediment for those interested in developing a new caravan park is the length of time
taken to obtain the necessary approvals and deal with all the preliminary factors which must be
considered.1168 The Pilbara Development Commission advised the Committee that planning
processes took a minimum of three years and expressed concern about the regions lack of
preparedness for further development.1169
Should a proposed caravan park be developed using Crown land and tendered out for private
development, another layer of planning negotiations is added which, in turn, adds further time to
the process. Factors such as the disposition of the property must be negotiated, with the Minister
for Lands making a decision upon how the land is marketed. For example, in the case of the
development of Ledge Point Caravan Park, following the rezoning of the land intended for its use,
the Shire of Gingin had to ‘negotiate the referred means of disposition of the property, given that it
was to be acquired by the private sector and there was a desire on the part of the State Government
and Council for the land to remain a “Caravan Park” in perpetuity’.1170 A decision was made in
this case by the Minister for Lands that ‘the land would be marketed on the basis of “leasehold” as
opposed to “conditional purchase-freehold”’.1171 The Shire was concerned that investors would
not show a great deal of interest ‘in the event that no freehold option was made available to the
private sector ... [and therefore] negotiations were effected with representatives from the
Department for Planning and Infrastructure’s Land Asset Management Services Branch in order to
progress the marketing of the land’.1172 According to the Shire these negotiations, and the
consequent decision by the Minister for Lands, were not finalised until approximately 18 months
later.1173 It took a further three months for the former DPI to invite expressions of interest on the
development, and the associated Information Package was not completed by this department for
1165
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another whole month after this advertisement. At the expiration of time for the expression of
interest process, and more than two years after rezoning was approved by the WAPC, ‘no
deliberative action’ had been taken by DPI in relation to the one applicant who had responded the
expression of interest advertisement.1174 The Shire reports that finally:
as a consequence of growing frustration being expressed by both Council and the
community, on 9 May 2005, correspondence was forwarded to the then Minister for
Planning and Infrastructure seeking her intervention in having this matter determined.
The awarding of the Expression of Interest was finalised shortly thereafter.1175

Delays in planning and development approval add further pressure to the supply of new parks in
Western Australia. This pressure is not only the time that it takes, but also the extra costs
associated with the process. For example, the Mandalay Holiday Resort and Tourist Park states
that:
at present there are no new Tourist Caravan Parks being built in WA. Those parks that are
planned are bogged down in Planning Schemes. They suffer from Regulations such as
environmental issues, health, access and services such as waste disposal, electricity, roads,
amenities and land scaping. Once all the issues are sorted out the park is no longer viable
on $26 per night. In the last 10 years the Shire of Busselton has had numerous
Development Applications for Proposed Caravan Parks and all have fallen through. 1176

Given that this process is likely to span several years, what was once considered an affordable
business based upon a particular nightly rate may no longer be sustainable after several years have
elapsed. This observation is supported by Aspen Parks, which argues that:
given the multi layers of approval for tourism development in the state of WA and taking
into consideration the economic, social and environmentally sensitive areas caravan parks
are located, the development of a caravan park may take years to achieve. This very fact
may be the single most important issue affecting the viability of the industry as a whole
into the future.1177

Not only do planning and development obstacles confront developers of new parks, they can also
impede improvements in the capacity of existing parks. Aspen Parks states that many caravan
parks ‘have a portion of the property undeveloped’, but that any development of this vacant area
‘is subject to the same cost and profitability constraints of a new development’.1178 It provides the
following example:
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Aspen Parks has been negotiating with various Government departments for the past 5
years, as well as our predecessors 3-4 years prior to that, to acquire a 4ha parcel of land
adjoining one of our properties to develop into a mixed use cabin and caravan park to
compliment our adjoining operation. From the onset of negotiations to amalgamate the
two parcels of land, all major stakeholders were agreeable as to its suitability as a
caravan park. However, it has taken up to 9 years to acquire this land to develop
additional sites, and negotiations are still being finalised in an environment where 10
caravan parks have closed during the same period. We believe this example highlights not
only the frustration in dealing with government departments in developing this industry but
also the priority given in freeing up land for development as caravan parks.1179

While the above example is mostly concerned with land availability, it does demonstrate the way
in which the current planning system moves very slowly.
The Committee is cognisant of the need for careful and proper planning and development policies
and procedures. However, it also believes that the time taken for planning and development
approval for caravan parks is often too long and the process cumbersome.
Finding 100
The planning approvals process for the development of new caravan parks is far too
complicated and lengthy.

Recommendation 39
The Minister for Planning fast-track the planning process for new caravan park
developments, particularly for strategic tourism sites.

1179

ibid., p8.
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8.1

DUAL USE OF CARAVAN PARKS: TOURISM
AND RESIDENTIAL USES

Introduction

This chapter deals with the use of caravan parks for residential accommodation. The majority of
caravan parks in Western Australia are now used for both tourism and residential purposes, and
this dual use has created many complex issues which require resolution at all levels of policy,
planning and administration. Planning issues in relation to the residential use of caravan parks are
discussed in Chapter 7. Following in this section is a brief outline of the background of the dual
use of caravan parks. Section 8.2 describes the various demand characteristics of the use of
caravan parks for residential accommodation. Section 8.3 discusses the supply of, and demand for,
long- and short-stay sites and the mix thereof, with particular regard to concerns expressed about
the availability of both types of sites. Section 8.4 outlines other major issues that arise when the
dual use of caravan parks is permitted.
As previously outlined in Chapter 2, at Section 2.2(a), provision was made in 1995 via the drafting
of the Caravan Parks and Camping Grounds Act 1995 (WA) (CPCG Act) which allowed caravan
parks to officially provide long-term residential accommodation. This was in response to the
existing demand for this kind of accommodation, with people having lived (illegally, for the most
part) in caravan parks since as far back as the 1970s. Mr David Hillyard, Director of Industry and
Consumer Services at the Department of Commerce (DoC), recalls this era in his professional
capacity dealing with residential tenancies:
In the early days of seeing these permanent residents [of caravan parks] … the local
government department (sic) were grappling with this issue about people who were
permanently residing in caravan parks in breach of their legislation, so they developed the
caravan and camping grounds legislation for those people, who were on site, not to be on
sites illegally et cetera.1180

Following the removal of the ‘anomalies’ which existed prior to this legislation being enacted,
tenure arrangements for long-stay residents of caravan parks were regulated under the provisions
of the Residential Tenancies Act 1987 (WA) (RT Act).1181 However, this Act was not viewed from
within the industry as adequate to regulate the unique aspects of caravan park tenure.1182 As a
result, in 2006 the Residential Parks (Long-stay Tenants) Act 2006 (WA) (RPLT Act) was passed
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in order to better regulate and safeguard the rights of long-stay tenants living in caravan parks.1183
Chapter 2, at Section 2.2(a), describes this process in more detail.
So while caravan parks have traditionally catered for the tourists and holidaymakers (a role seen
by some as being the core business of caravan parks1184), caravan parks are also widely recognised
as being legitimate forms of residential accommodation. For example, the Department of Housing
(DoH) sees them as legitimate providers of affordable housing.1185 Also, the Caravan Industry
Association Western Australia Inc. (CIAWA) seeks not only to promote and protect tourism use
of caravan parks, but also their use as residential accommodation.1186
As a result of this recognition and promotion, three main types of caravan parks exist in Western
Australia. Relatively very few parks are simply tourist parks. Most caravan parks in Western
Australia are mixed parks as this is the most affordable model for caravan parks, with long-term
residents providing a steady and reliable income for caravan park operators who are faced with
increasing operating costs. Ms Donna Cocking of CIAWA emphasises the necessity of park
operators being able to be flexible in their approach to this, stating 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 … 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.1187

The third type of caravan park is the purely residential park, where all sites are occupied by longterm tenants. Residential parks are becoming a popular choice for those who prefer the park
lifestyle and wish to stay in one park location for an extended period of time, sometimes for life,
or for those who are unable to afford other rental accommodation. Residential parks provide sites
‘upon which relocatable homes, such as caravans or park homes can be placed’.1188 An emerging
type of residential park, a more expensive and exclusive version, is being ‘marketed to people who
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For example, see the statements by Hon. John Kobelke, MLA, then Minister for Consumer and Employment
Protection, Western Australia, Legislative Assembly, Parliamentary Debates (Hansard), 20 October 2005,
p6735; and Hon. Kate Doust, MLC, Parliamentary Secretary, Western Australia, Legislative Council,
Parliamentary Debates (Hansard), 4 April 2006, p1020.

1184

For example, Submission No. 57 from Peel Development Commission, 5 May 2009, p1.

1185

Mr Shane Edmonds, Project Leader Strategic Policy, Department of Housing, Transcript of Evidence, 3 July
2009, p2.

1186

Submission No. 65 from Caravan Industry Association Western Australia Inc., 15 May 2009, p4 and p12.

1187

Ms Donna Cocking, President, Caravan Industry Association Western Australia Inc., Transcript of Evidence,
2 July 2009, p3.

1188

Department of Commerce, Information Booklet – Park Living, June 2008, p2. Available at: http://www.
commerce.wa.gov.au/ConsumerProtection/PDF/Publications/Residential_Parks_information_booklet.pdf.
Accessed on 10 February 2009.
- 248 -

ECONOMICS AND INDUSTRY STANDING COMMITTEE
CHAPTER 8

have a particular interest or quality in common’,1189 are these are often referred to as ‘lifestyle
villages’.1190
It is important to note that when the word ‘permanent’ is used throughout this chapter, it does not
imply that a caravan park resident has permanency in the sense that they will always be able to
reside in that particular park. Rather, it means that the caravan park, at the present time, is their
principal place of residence. The term ‘long-stay tenant’ is considered by the Committee to be a
more apt descriptor, and where possible this term is used.
Long-stay tenants of caravan parks can be divided into the following categories (although these
categories may not be mutually exclusive):
•

Caravan parks as a lifestyle choice – retirees, grey nomads, winter drifters

•

Caravan parks as a lifestyle choice suiting employment circumstances – itinerant workers,
seasonal workers, semi-permanent ‘fly-in fly-out’ workers in remote areas

•

Caravan parks as a housing option of last resort – affordable housing

•

Caravan parks as crisis accommodation1191

Visitors who have permanent holiday homes or sites constitute what is referred to as the ‘annual’
market, and are not generally considered residents for the purposes of this study. Ultimately, they
are visitors to the caravan park, with all that implies regarding demand behaviour and lifestyle.
Throughout the state, all the above four categories of long-stay caravan park resident are evident.
Research conducted by Tourism Western Australia (Tourism WA) in 2006, which surveyed a
sample of 100 caravan parks throughout the state, found that the majority of caravan parks
surveyed had workers residing in the park (69%).1192 Around half the parks surveyed had retirees
living in them, and a smaller percentage, around one in five, ‘had couples and families living
onsite’.1193 Long-term visitors (those who could be classed as semi-permanent residents, for
example, winter drifters) could be found in around 12% of parks surveyed.1194
1189
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Finding 101
While caravan parks have traditionally catered for tourists and holidaymakers, they are also
widely recognised as providing a legitimate form of residential accommodation.

Finding 102
The term ‘permanent resident’ of a caravan park simply means that at the present time the
park is that person’s principle place of residence.

Finding 103
The term ‘permanent resident’ incorrectly implies a right to permanent occupancy.
Therefore, the term ‘long-stay tenant’ is a more accurate descriptor.

Recommendation 40
The term ‘permanent resident’ be removed from the Residential Parks (Long-stay Tenants)
Regulations 2007 (WA) and replaced with ‘long-term tenant’.

Finding 104
The three main types of caravan parks – tourist parks, mixed parks and residential parks –
all operate in Western Australia.

8.2

Demand Characteristics

The Western Australian caravan park industry is described as being ‘a diverse and multi-faceted
industry’ which must cater for tourism, worker accommodation and ‘permanent and low-cost
housing’.1195 The characteristics of tourist demand are outlined in Chapter 3. Discussed in the
following sections is the demand for:
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(a)

•

affordable housing for those who reside in the park as their principal place of residence
where there is no alternative option, and for organisations that provide crisis
accommodation

•

the lifestyle offered by caravan park accommodation, attractive to some for reasons such as
affordability, security, community and location

•

worker accommodation, where, in regional areas and particularly in mining towns, caravan
parks are used as an available accommodation alternative for a workforce which may have
evolved over time

Affordable Housing

The term ‘affordable housing’ is ‘a term popularised recently in Australia’ which ‘has taken on
both generic and more specific meanings. In its broadest sense, the phrase is used to refer to
housing for rent or purchase that is affordable to households whose financial capacity to obtain
private housing is constrained’.1196 This is the sense in which the term is used in this report. The
use of caravan parks as affordable housing and crisis accommodation is treated together in this
section as the two issues are often hard to separate.
The use of caravan parks as an affordable housing option of last resort and for crisis
accommodation is driven by necessity rather than a lifestyle choice. This is not to assume that this
type of lifestyle is not appreciated and enjoyed by those who must avail themselves of it.
However, it has become a necessity for many due to rising house and land prices, rent increases,
and the lack of public housing in Western Australia. Land values and property prices in the Perth
metropolitan area have increased, with a 275% increase in the median house price and a 231%
increase in the median land price.1197 Furthermore, since 2003, private rental accommodation has
become more expensive and difficult to obtain as vacancy rates decline and the median rents
increase.1198 DoC believes that, ‘since 1997, the demand for public housing in Western Australia
has increased while the number of persons housed each year has continued to decline’.1199 The
department ‘understands that as of November 2008, more than 19,000 eligible individuals were
waiting for public housing in Western Australia’.1200 It is clear why caravan parks become
attractive to those who maybe have no other option or who do not want to place themselves on the
waiting list for public housing. Caravan parks can provide affordable, comfortable and relatively
safe accommodation in what are often very well located caravan parks.
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Tourism WA believes that ‘affordability is the key reason people live or stay in caravan parks’.1201
Many submissions to the Inquiry highlight the use of caravan parks as an affordable housing
option due to a decline in affordable housing elsewhere.1202 The Western Australian Local
Government Association (WALGA) states that:
with the property boom and more and more people being priced out of the housing market
there has been in recent years a greater demand for permanent caravan park places, not
just in regional areas but in the metropolitan areas as well.1203

For example, in the Peel Region there is an increasing reliance on caravan parks to fill ‘an
important gap in affordable housing provision’.1204 This is due to a ‘rapid population and industry
growth’, which has led to ‘a decline in affordable housing’ and an increasing number of
individuals ‘by choice or necessity, us[ing] caravan parks for permanent residence’.1205
The City of Mandurah, in particular, highlighted its dependence upon caravan parks as affordable
housing due to ‘a high degree of vulnerability within sectors of Mandurah’s community’ and its
‘housing affordability problem’.1206 Although ‘Mandurah’s public housing waiting lists are
generally comparable to metropolitan WA averages, waiting lists for seniors housing in Mandurah
are relatively long, mainly due to Mandurah’s large seniors population’.1207 The City reports that:
within the DoH Peel Zone approximately 700 applicants are currently on the public
housing waiting list. Of these, 79 are currently listed for ‘priority assistance’ i.e. they are
considered to have an urgent need for public housing. Current normal waiting times for
non-priority assistance public housing are [between four to six years].1208

Some organisations believe that caravan parks are well placed to provide affordable housing. DoH
argues that ‘rental park homes and caravans within caravan parks, whilst an initial short-term
accommodation option, can develop into stable and affordable housing over time’.1209 Similar
views are held by this department around the utilisation of caravan parks for crisis accommodation
by certain community groups. DoH notes that caravan parks provide a ‘stable and affordable’
housing option for ‘for persons and families removing themselves from domestic and family
violence and those exiting institutional care’.1210 This view has been communicated to the
department by ‘agencies such as Outcare, the Department for Child Protection, and the
1201
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Department for Corrective Services’.1211 Similarly, the Department of Local Government (DLG)
states that:
caravan parks meet an important need in providing short-term crisis accommodation for
those who need immediate refuge, such as the temporarily homeless and people escaping
domestic violence. The closure/redevelopment of caravan parks causes a Catch 22
situation and impacts on the ability to provide this critical accommodation which exists
where no other accommodation is available.1212

The general sentiment around the introduction of the RPLT Act and the CPCG Act appears to
have been that caravan park accommodation is an acceptable, and even desirable, form of
affordable housing. However, this does not necessarily apply to their use for public, or social,
housing. The DLG, while supportive of the use of caravan parks an affordable housing option for
those in need, reports that the caravan park industry has expressed to the department ‘concerns
about the implications of providing social housing by default’.1213 DoH advised the Committee at
hearing that it is not the department’s policy to use caravan sites as social housing.1214 While they
may need to be used as a stop-gap for individuals in need, the department highlighted the
problems that may arise from the long-term use of caravan parks as social housing, advising the
Committee that:
the issue with using caravan parks as public housing—or the broader term, social
housing—is the fact that social housing, particularly since the early to mid-1980s, has
become more targeted to people with high complex needs, people who have major
multifarious issues. Because of the reduced numbers of stock available and the lack of
funding over years, the fact is that having so many people concentrated in a small area
with those types of needs is problematic. This state, under various governments since the
mid-80s, has been working very hard and has achieved great success by breaking up
concentrations of people who are on low means and high complex needs in concentrated
areas. The issues of using caravan parks per se, short-term to medium-term caravan parks,
really creates some problems. There is a bad enough perception of public housing or
social housing tenants now. Our aim is to provide more long-term suitable accommodation
that is consistent with the general community wherever possible, understanding there are
cost pressures.1215

The Alpha Caravan Village in Queensland is an example of a caravan park that has been used for
social housing and which, by all accounts, has gone terribly wrong. It has recently been termed
‘one of Brisbane’s most dangerous residences’.1216 According to various news reports, it is being
1211

ibid.

1212

Submission No. 71 from Department of Local Government and Regional Development, 19 May 2009, p3.

1213

ibid., p4.

1214

Mr Shane Edmonds, Project Leader Strategic Policy, Department of Housing, Transcript of Evidence, 3 July
2009, p2.

1215

ibid.

1216

The Courier Mail, ‘Children Taken From Caravan Park Amid Safety Fears’, 29 June 2009. Available at:
http://www.news.com.au/couriermail/story/0,27574,2570382-3102,00.html. Accessed on 3 July 2009.
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redeveloped within the next two years, and pressure is being put on the Queensland Government
to find alternatives to this housing strategy due to the effect that events in the park are having on
residents (including children) and the surrounding community.1217
The Australian Housing and Urban Research Institute (AHURI) recognises that caravan parks are
‘an important part of the housing market in Australia’, but it also believes that:
the fact that people are resorting to living long-term in caravan parks as a last resort is
indicative of the failure of housing policy and programs for low income people in housing
stress and with complex support needs.1218

The economic and social vulnerability of caravan park residents and the propinquity of their
situation to homelessness are discussed in Section 8.4(a) below.
It is widely reported that Western Australia is currently facing a severe shortage of affordable and
available housing,1219 and this will very likely affect ongoing demand for long-stay caravan park
sites. For example, the Shire of Manjimup believes that demand for long-stay sites in its
jurisdiction will increase as ‘local housing becomes more unaffordable in lower socioeconomic
regional areas such as found in the Shire of Manjimup’.1220
DoH is currently looking at options which will help solve the wider affordable housing issue.
Factors identified by the department which hinder the provision of affordable housing in Western
Australia include:
•

planning barriers, which hinder the ability of the private and public sectors to access
suitable sites where high density low-cost housing can be provided

•

a reduction in the number of lodging houses around the state

•

planning barriers, which hinder the ability of individuals or organisations to provide for
‘secondary units of accommodation on existing lots, such as granny flats’

•

a general resistance from Local Government Authorities (LGAs) to having low-cost
housing facilities in and around their local areas

1217

The Courier Mail, ‘Violence at Aspley Caravan Park Out of Control’’, 9 June 2009. Available at:
http://www.news.com.au/couriermail/story/0,27574,25606523-3102,00.html. Accessed on 9 June 2009; and
The Courier Mail, ‘Children Taken From Caravan Park Amid Safety Fears’, 29 June 2009. Available at:
http://www.news.com.au/couriermail/story/0,27574,2570382-3102,00.html. Accessed on 3 July 2009.

1218

Wensing, Ed, Holloway, Darren and Wood, Martin, Australian Housing and Urban Research Institute, On the
Margins? Housing Risk among Caravan Park Residents, AHURI, UNSW-UWS Research Centre, August
2003, p60.

1219

For example, see the National Housing Supply Council, State of Supply Report, Commonwealth of Australia,
February 2009.

1220

Submission No. 84 from Shire of Manjimup, 2 June 2009, p3.
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•

‘disincentives in terms of GST and other arrangements affecting not-for-profit status’,
which would currently affect any community provider wishing to operate a caravan park as
a community housing project1221

While the general housing affordability issue currently affecting Western Australia is beyond the
scope of this Inquiry, these particular factors are important in that they will continue to ensure that
pressure is placed upon currently operating caravan parks to provide affordable housing.
Finding 105
While caravan park accommodation is an acceptable, even desirable, form of affordable
housing, it is not necessarily appropriate for public, or social, housing.

Finding 106
Issues relating to general housing affordability are placing additional pressure upon caravan
parks to continue to provide affordable housing.

(b)

A Lifestyle Choice

In spite of the very real and pertinent issues identified above with allowing caravan parks to be
used as housing of last resort, evidence received by the Committee during the course of the
Inquiry demonstrates that many consciously choose this form of accommodation and enjoy the
lifestyle if offers. This was highlighted as an important consideration by the Park Home Owners
Association of Western Australia Inc. (PHOA).1222
Semi-permanent residents of caravan parks very likely fall into this particular category. These
could include winter drifters who, while classified for the purposes of this report as holidaymakers
(see Chapter 3), do often become semi-permanent residents due to the length of time stayed at a
particular caravan park. For example, as explained in Chapter 3 at Section 3.3(d), in the North
West and the Coral Coast regions winter drifters become semi-permanent residents of a caravan
park in that they have a sense of ownership of the park where they return annually for months at a
time. Also described is the way they are considered semi-local residents by the locals of the area.

1221

Mr Shane Edmonds, Project Leader Strategic Policy, Department of Housing, Transcript of Evidence, 3 July
2009, p3.

1222

Mr Brian Sargent, President, Park Home Owners Association Western Australia Inc., Transcript of Evidence,
27 July 2009, pp7-8; and Mr Peter Crockenberg, Vice-President, Park Home Owners Association Western
Australia Inc., Transcript of Evidence, 27 July 2009, p8.
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Retirees, pensioners and seniors are the demographic most likely to chose a caravan park as their
principal place of residence due to lifestyle considerations.1223 Evidence to this Inquiry
demonstrates various reasons why people prefer living in caravan parks. Security, companionship,
sense of community, independence, location and access to facilities are the main considerations
influencing the choice to live in a caravan park, as the following excerpts demonstrate.
Long Stay Residents who are mainly Aged Pensioners who decided to adopt Park Living
for security, assistance from neighbours, and relatives, nearness to medical and shopping
services and to avoid being a burden on State Housing.1224
We have many lovely friends and neighbours. We help each other in many ways. Just a
chat and a cuppa makes living here as not just the house next door to someone else but a
community looking out for each other ... And we chose to live here for security & a feeling
of being safe especially at night in our home.1225
As experienced caravan travellers we saw the advantages of Park living behind security
gates was one comforting item, at the time Kingsway was well known as the greenest Park
in Perth.1226
I chose to purchase my park home in this park because it was close to my family, friends,
shopping centre and medical centre. I enjoy this type of lifestyle, in a close and friendly
community and this is where I wanted to live for a long time. […] I believe if there were
more residential parks, perhaps there would be shorter waiting lists for public housing.
Living in residential parks is a very suitable and an attractive lifestyle for the elderly and
those on low incomes.1227
Residing in a park home in a caravan park is ideally suited to mature age citizens who do
not want to worry about a large yard to maintain.1228
We like this lifestyle, we help one another and never feel lonely.1229
This [is] a way of life which builds communities and a life style we can all enjoy as we
grow older. A place where people care for on (sic) another and we are not lonely as our
families become busier. Even in our third age we make new friends and neighbours which
improves our health.1230

1223

Tourism Western Australia and Tourism Research Australia, Understanding the Caravan Park Industry in
WA, Tourism Western Australia, Perth, May 2007, p73.

1224

Submission No. 1 from Mr Ronald Harris, 1 April 2009, p5.

1225

Submission No. 5 from Mrs G L Measey, 7 April 2009, p1 and p2.

1226

Submission No. 6 from Mr George and Mrs Shirley Jackson, 7 April 2009, p1.

1227

Submission No. 8, Closed Submission, 15 April 2009, p1 and p3.

1228

Submission No. 13 from Pink Lake Tourist Park, 16 April 2009, p2.

1229

Submission No. 28 from Ms Anne Levens, 28 April 2009, p2.

1230

Submission No. 32 from Mrs Maxine Leavy, 29 April 2009, p3.
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[We purchased our] homes so we could retire in a village environment with a little bit
more security.1231

What the above quotations also demonstrate is that considerations of affordability are often tied to
this lifestyle choice, which, although treated as a separate demand motivator in Section 8.2(a)
above, cannot really be disentangled from a lifestyle choice. This is aptly summed up by Mr Peter
Crockenberg, Vice-President of the PHOA, who stated that most people live in caravan parks
because they provide a good ‘combination of low-cost housing, which it is—it is a very good form
of low-cost housing—as well as the lifestyle, because it is a sort of a community-living-type
environment’.1232
Mr Shane Edmonds from DoH believes that while in the past caravan parks may have been more
of a lifestyle choice, the issues described in Section 8.2(a) above mean that a wider range of
people are now living in caravan parks out of necessity.1233 However, he also believes that the
people who choose this option would rather do this than resort to public housing, as ‘they actually
consider themselves to be slightly wealthier than people who would normally be in public
housing, so they do not want that stigma of being in public housing, and … they actually want an
affordable option’.1234

(c)

Workforce Accommodation

Caravan parks are also fulfilling a need for affordable and available worker accommodation, often
due to housing shortages in regional areas. This phenomenon is prevalent throughout the state,
although it could be argued that its effect is felt most in the north west as supply of caravan parks
is more limited and sparsely located than in the south west of the state. Research conducted by
Tourism WA in 2006 found that all the caravan parks surveyed for this research located ‘in the
North West region had workers permanently living in the caravan park’.1235 A considerable
proportion (77%) of those surveyed in Golden Outback region also reported providing worker
accommodation.1236 Clearly, caravan parks in the metropolitan region will house workers.
According to the abovementioned research, 67% of surveyed caravan park operators in Perth
believed that workers live in their caravan park.1237 However, given the relative availability of
other forms of accommodation, the fact that workers reside in caravan parks in the Perth region

1231

Submission No. 24 from Mr Fred and Mrs Maureen Armstrong, 28 April 2009, p2.

1232

Mr Peter Crockenberg, Vice-President, Park Home Owners Association Western Australia Inc., Transcript of
Evidence, 27 July 2009, p8.

1233

Mr Shane Edmonds, Project Leader Strategic Policy, Department of Housing, Transcript of Evidence, 3 July
2009, p4.

1234

ibid., p6.

1235

Tourism Western Australia and Tourism Research Australia, Understanding the Caravan Park Industry in
WA, Tourism Western Australia, Perth, May 2007, p73.

1236

ibid.

1237

ibid.
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cannot be viewed in the same manner. Rather, this could be seen as an affordability and/or
lifestyle choice for metropolitan workers.
Mining activity appears to be having a greater impact in the north west and creates much of the
demand for worker accommodation. It is argued that the ‘effect of the resource boom and the
[resultant] demand for worker accommodation in the north west of the state has completely
transformed caravan parks in these areas’.1238 This demand was outlined by the DLG which
summarises the situation as follows.
Increasingly, Caravan parks serve as affordable accommodation options for workers … In
particular, the Pilbara region has experienced extraordinary growth due to the expansion
of the resources sector, which has impacted substantially on availability of tourism
accommodation.
Caravan parks fill an important economic need in providing accommodation for workers
who may only be required on a temporary basis and would be unlikely or unwilling to
secure rentals in the normal market.
Given the high demand for accommodation in these towns, caravan parks and hotels have
been brought out by companies for use as worker accommodation. Whilst planning
requirements for properties include quotas to be made available to the public and/or
tourists, Tourism WA has suggested that it is likely that much of this would be booked out
for contractors and their staff.1239

Similarly, Tourism WA highlights the ‘recent mining and resource boom in the north west’ which
‘has resulted in accommodation pressures in all sectors, and particularly within the Pilbara’.1240 It
argues that ‘many caravan sites, and indeed entire parks, have been effectively converted into
workers accommodation camps’.1241 Much evidence was received by the Committee regarding the
accommodation pressure put on caravan parks in the Pilbara due to mining activities. For example,
WALGA submits that:
the effect of the resource boom and the demand for worker accommodation in the north
west of the State has completely transformed Caravan Parks in these areas. In Port
Hedland and South Hedland, caravan parks are full all year round with permanent
residents, and there is simply no room for tourists.1242

1238

Submission No. 58 from Western Australia Local Government Association, 6 May 2009, p6.

1239

Submission No. 71 from Department of Local Government and Regional Development, 19 May 2009, p2.

1240

Submission No. 60 from Tourism Western Australia, 8 May 2009, p12.

1241

ibid.

1242

Submission No. 58 from Western Australia Local Government Association, 6 May 2009, p6.
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The Town of Port Hedland, identified as a ‘hot spot’ in terms of housing availability,1243 advises
that ‘huge construction projects have put enormous pressure on local accommodation facilities’
due to the fact that:
in recent years, Port Hedland has experienced significant and sustained iron ore export
growth. This growth has shown no sign of slowing even with the worldwide economic
downturn, with BHP Billiton Iron Ore commencing their Rapid Growth Project Five
(RGP5) to increase exports and Fortescue Metals Group Limited (FMGL) now exporting
out of Port Hedland.1244

Similarly, in Karratha caravan parks are reported to be nearly always at, or near, capacity due to
use by the local mining workforce and a severe shortage of rental properties.1245
It should be also noted that while the major pressure comes from the mining workforce in the
north west, other lower income workers in the Pilbara (for example, hospitality workers) find the
cost of housing so prohibitive that caravan park accommodation is ‘the only option’.1246 Similarly,
in Broome several caravan parks house a transient workforce.1247
While a significant pressure in the north west, demand for worker accommodation is also noted in
the south of the state, although to a lesser extent. In Boddington, for example, demand for worker
accommodation is currently strong due to a ‘mining boom’ driven by ‘the construction of the
Boddington Gold Mine and the expansion of the BHP Billiton/Worsley Alumina bauxite
mine’.1248 According to the Peel Development Commission:
Peel caravan parks also serve as affordable accommodation options for workers
particularly during intense industry construction periods. With two large mining
expansions under construction in the Shire of Boddington and limited local housing
options, demand for short term accommodation has been high not only in Boddington but
also in other Peel areas.
The Shire of Boddington is the only local government that owns or operates a caravan
park in the Peel Region and has made special provision to accommodate mine workers
until more appropriate housing becomes available.1249

Apart from the mining workforce, there are other types of workers housed by caravan parks, albeit
to a lesser extent and with less impact upon supply. For example, in the South West shearers and
1243

National Housing Supply Council, State of Supply Report, Commonwealth of Australia, February 2009,
p156.

1244

Submission No. 3 from Town of Port Hedland, 6 April 2009, p1.

1245

Mr Craig Watts, Manager Environmental Health, Shire of Roebourne, Electronic Mail, 18 May 2009.

1246

Submission No. 60 from Tourism Western Australia, 8 May 2009, p12.

1247

The Committee viewed several caravan parks in Broome that provided accommodation to local workers.

1248

Submission No. 45 from Shire of Boddington, 1 May 2009, p1.

1249

Submission No. 57 from Peel Development Commission, 5 May 2009, p2.
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seasonal workers make use of caravan park accommodation. Mr Greg Cole, owner of the Pink
Lake Tourist Park, advised the Committee that ‘part of the utilisation of our tourist sites has been
by workers who cannot find accommodation’ and that this is ‘a great buffer’ if it does not occur
within the peak tourist season.1250 Mr Cole also stated that he thought there was the potential in
Esperance, due to impending resource projects, to go down the path of Port Hedland and Karratha,
where ‘old caravan parks have become accommodation villages’.1251

8.3

Supply of, and Demand for, Short- and Long-Stay Sites

(a)

Increasing Demand and Decreasing Supply

In Chapter 4 it is argued that demand for long-stay sites in caravan parks is increasing. That
chapter also establishes that demand for tourist sites is not decreasing. Given the continuing
closure of caravan parks around the state, it is obvious that a tension will exist between the supply
of short- and long-stay sites in caravan parks, particularly in areas where supply is constrained. As
argued in Chapter 5, the total capacity of what the Australian Bureau of Statistics (ABS) defines
as ‘long-term’ caravan parks has declined significantly between 1997 and 2009. DoC is ‘aware
that there is some risk that the number of existing caravan parks will continue to decline’,1252
having ‘identified at least ten residential parks that may close within by 2012 ... [and estimating]
that this represents at least 550 long-stay tenants’1253 who will potentially be dislocated. It is not
surprising that, as outlined below, there are concerns about the encroachment of long-stay sites
within remaining caravan parks.
For several years now, the caravan and camping industry has been concerned that the increasing
use of caravan parks as residential accommodation is impacting upon the supply of sites for
tourists and holidaymakers. In 2005 Tourism WA cited concerns regarding the ratio of long-stay
sites in relation to short-stay sites. It claimed that where the ratio of long-stay sites increases, this
increase ‘reduces the availability of tourism sites in strategic tourism locations’.1254 It further
claimed that there ‘is anecdotal evidence that tourists are unable to book into certain caravan parks
because permanent sites have replaced tourist sites. This issue is exacerbating supply issues which
have grown in recent years due to caravan park closures brought on by rising costs, development
pressures and land availability issues’.1255

1250

Mr Gregory Cole, Caravan Park Owner, Pink Lake Tourist Park, Transcript of Evidence, 27 July 2009, p6.

1251

ibid., p10.

1252

Ms Anne Driscoll, Commissioner for Consumer Protection, Department of Commerce, Transcript of
Evidence, 24 July 2009, p2.

1253

Submission No. 52 from Department of Commerce, 1 May 2009, p28.

1254

Submission from Tourism WA to the Department of Local Government and Regional Development, Review
of the Caravan Parks and Camping Grounds Act 1995, 11 November 2005, p2. Available at: http://www.
tourism.wa.gov.au/publications%20library/polices%20plans%20and%20strategies/tourism%20wa%20submi
ssion%20to%20caravan%20park%20act%20review.pdf. Accessed on 12 February 2009.
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ibid., p3.
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In 2006 the Tourism Planning Taskforce (the Taskforce) reported that:
anecdotal evidence provided to the taskforce by the Department of Local Government and
Regional Development indicates that many locations have insufficient caravan park bays
for travellers. The lack of development of new parks and the redevelopment of existing
parks, combined with the conversion of short-stay sites to long-stay use, are important
factors in this trend.1256

In 2007 Tourism WA similarly reported that a major issue for caravan parks is whether long-stay
tenants are residing in sites that could be used for tourism purposes. The supply of long-stay sites
in a caravan park ‘reduces the number of sites available for tourists, and may reduce the capacity
of the caravan park during peak tourist times’.1257 This agency report discussed qualitative
research which documented stakeholder concerns around the number of caravan park sites being
increasingly used by long-stay residents.1258 In its submission to this Inquiry Tourism WA
reiterated the importance of this issue.1259
However, CIAWA is not convinced that the increasing use of long-stay sites in caravan parks is
necessarily negative, particularly from the point of view of caravan park operators and residents as
the arrangement suits both parties. This organisation outlined at hearing that there is currently a
perception that there is ‘an increase in the amount of permanents within caravan parks’ firstly, in
the north west, where the strong demand is driven by the need for worker accommodation, and
secondly, in the south west, where increasingly high land prices are making caravan parks a viable
alternative for affordable housing.1260 While it noted the ‘concern from Tourism WA and other
local authorities’ over the loss of capacity for tourism, the critical issue for CIAWA is why this
demand exists, and how many long-stay sites will be provided within each park.1261
There is also the question as to whether vulnerable long-stay residents are being marginalised in
peak times. Research conducted Australia-wide found that ‘in some areas of high tourist demand,
caravan park operators often encourage permanent residents to move on so they can maximise
their returns during peak seasons’.1262

1256

Department for Planning and Infrastructure, Tourism Planning Taskforce Report, Government of Western
Australia, Perth, January 2006, p13.

1257

Tourism Western Australia and Tourism Research Australia, Understanding the Caravan Park Industry in
WA, Tourism Western Australia, Perth, May 2007, p71.

1258

ibid., p95.
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Submission No. 60 from Tourism Western Australia, 8 May 2009, p13.

1260

Mr Simon Hall, Town Planner, Caravan Industry Association Western Australia Inc., Transcript of Evidence,
2 July 2009, p6.

1261

ibid.
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Wensing, Ed, Holloway, Darren and Wood, Martin, Australian Housing and Urban Research Institute, On the
Margins? Housing Risk among Caravan Park Residents, AHURI, UNSW-UWS Research Centre, August
2003, p6.
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Tourism WA looked into this issue in Western Australia, asking caravan park operators about the
‘number and types of sites available for tourists in peak season’.1263 Qualitative research suggests
that due to seasonal fluctuation in demand in the Coral Coast region, ‘more tourist sites were made
available during the peak season, whereas during the low season more permanent residents …
were offered accommodation to increase the revenue for the caravan park’.1264 Quantitative
research suggests that there does not seem to be a great deal of change in the number of sites
occupied by long-stay residents during peak and non-peak seasons; however, the qualitative
research suggests that long-stay numbers declined during the peaks. Tourism WA believes that
this could be explained by the fact that some longer term visitors, such as winter drifters, are
classified as long-stay residents during the peak season.1265 Although, it is possible that it also
means long-stay tenants are moved on.
Tourism WA found that ‘the average caravan park had just under 90 tourist sites available in peak
season, however there was significant variation between caravan parks ranging up to 480 sites’.1266
It found that the greatest number of tourist sites was found in north west caravan parks, with the
least number in parks in the Perth metropolitan region.1267 It was suggested that this may be due to
the greater proportion of long-stay residents in parks that will be less likely to experience seasonal
fluctuation in demand. Also, parks in Perth could be restricted in offering more tourist sites due to
the high price of land.1268 Consider the following observation by Tourism WA in relation to a
sample of Perth sites surveyed during its 2006 research:
Of some concern in Perth, two fifths (40%) of [surveyed] caravan parks had more than
50% of the available sites occupied by permanent residents in peak season, and what is
more a quarter (25%) of [surveyed] caravan parks had more than 75% of sites occupied
by permanent residents.1269

State-wide, Tourism WA found that of all the caravan parks surveyed:
around one third (32%) have no permanent residents in the caravan park during peak
season, and a further two fifths (40%) have less than 25% of the caravan park occupied by
permanent residents. Less than one tenth (9%) of [surveyed] caravan parks have more
than 75% of the caravan park occupied by permanent residents.1270
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Tourism Western Australia and Tourism Research Australia, Understanding the Caravan Park Industry in
WA, Tourism Western Australia, Perth, May 2007, p70.
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Although the above information may appear encouraging in that there appears to be sites available
for tourists in the peak seasons around the state, concerns remain that supply is not adequate now,
and will not be adequate into the future, to meet the demand from visitors to, and residents of,
caravan parks. A representative sample of such concern is reproduced following:
Supply in WA fell away very seriously with the boom period 2006-7 & 8 with parks
becoming the de facto public housing supply. In one particular case, two caravan sites fell
to mining companies; one in the regional town or city and the other near the ‘on site’
location to be used as ‘single men’s quarters’.1271
Caravan parks were traditionally intended and primarily used, for short stay holiday
accommodation. However, the reality is that caravan parks are now increasingly used for
affordable and crisis housing including worker accommodation, particularly in the
Pilbara, leaving little or no capacity to for (sic) tourism activities.1272

Caravanners are concerned about what they see as an increase in the use of caravan parks as longstay accommodation. Some even question whether it is a legitimate use of caravan parks. The
Campervan and Motorhome Club of Australia Ltd (CMCA), for example, describes the inclusion
of long-stay or ‘permanent’ sites in caravan parks as an ‘anomaly’.1273
Depending upon the region, there are variations of this issue, both in characteristics and severity,
although it remains that the ultimate result, that is, a lack of supply, is a consistent problem
throughout the state. In the metropolitan area people reside in caravan parks for a variety of
reasons, usually including considerations of lifestyle, affordability and location. As noted above in
the discussion about Tourism WA research, caravan parks in Perth appear to have a high
percentage of long-stay residents. LGAs in the metropolitan region are grappling with this issue.
For example, the City of Joondalup is concerned about the number of long-stay residents currently
residing in prime location tourist accommodation and is in favour of limiting the number allowed
through regulation. It states that:
the coastline is a significant feature of the City and a major attraction for tourists. It is
vital that caravan facilities located along the coastline are maintained and presented as
primarily low cost tourist accommodation and not given over to permanent
accommodation.
In this regard the Burns Beach Caravan Park is a classic example of a facility in a prime
location being utilised for largely permanent accommodation. The current ratio of
permanent/long stay on site vans and the lease arrangements at Burns Beach presents a
wasted opportunity to support and promote tourism in Joondalup and metropolitan
Perth.1274
1271

Submission No. 27 from Campervan and Motorhome Club of Australia Ltd, 30 April 2009, pp9-10.
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Similarly, the Shire of Kalamunda states that ‘in recent times the trend shows an increasing
component of sites that are long stay sites i.e. park homes, with a corresponding reduction in short
stay caravan sites’.1275 It states that:
anecdotal evidence of staff reveals that there is a shortage of available caravan sites. This
is based in part upon phone inquiries regarding approval to occupy a caravan on private
property and information given by the person making the inquiry that the local caravan
park/s have no vacancies.
It appears that the number of available short stay sites will continue to reduce in the
coming years. This is viewed by the Shire as a commercial decision driven by supply and
demand.1276

The Shire further notes the increasing demand for residential parks and states ‘that the recently
constructed Hillview Lifestyle Village is comprised of only park homes’.1277
The City of Rockingham reports ‘a growing demand for short stay accommodation’ within its
jurisdiction, along with a ‘shortfall in supply’.1278 It states that caravan parks are important for
tourism, but believes that long-stay use is impacting upon the supply of tourist sites.1279
Just out of the metropolitan area, but still within the Experience Perth tourism region, the Shire of
Gingin is observing a trend toward caravan park owners leasing out caravan sites long-term to
what appears to be an ‘annual’ or holiday van market ‘in order to ensure year round income and
reduce administration costs, rather than short term leasing to tourists with caravans … leaving
nowhere for caravan owners to stay’.1280 Further north along the coast in the Shire of Irwin
‘permanent residents and caravans left on site on a permanent basis provide caravan park
operators with a steady, reliable income’, which leads to ‘some parks being filled with permanents
and becoming inaccessible to tourists and travellers, and this trend may continue in the future’.1281
Like the Shire of Gingin, in the south west, the Shire of Manjimup also points to the maximising
of financial return as a reason for the increase in long-stay sites being leased out. It believes that in
some areas this means that ‘the caravan or camping opportunity is all but extinct’ and that ‘if this
industry is left unchecked the viability of short stay caravan and camping opportunities in the
medium to long term future is under significant pressure’.1282
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In the north west supply is also constrained due to people living in caravan parks, but as discussed
in Section 8.2(c) above, this is largely a result of caravan parks being used for worker
accommodation. Indeed, it is difficult for caravan park operators in the north west to refuse to
allow their parks to be used as worker accommodation, given the money and stability that this
service provides caravan park operators. This was explained to the Committee as follows:
The most lucrative area at the moment would have to be the north west region … It does
not help us from a tourism angle, but the sorts of rates that these guys are paying stand
alone. From what we have seen, there would not be a more profitable caravan park
around Australia than … [those] in the north west of WA. They produce very, very good
income. … That is a very rare patch in the north west.1283
We have told them that they can come and stay with us and pay whatever rate we charge
them until April. In April they have to leave because our tourists come through. They ask
us what the tourists are paying. It may be a difference between $100 a week and $450 a
week. They just give us $450 a week and say they will stay there for two years. It is very
hard for private operators not to have those mine workers there. Those numbers are not
accurate but that is the sort of difference. They are staying there for two years. It is not
cyclical; there are no people coming in and out for two nights. Staffing is down because
you do not have to worry about who is in and out; they are there all the time.1284

This is particularly true for those caravan parks that are not owned by a corporation, but rather
individual ‘mum and dad’ type operations because, as the Committee was advised, it makes more
sense ‘if you own a caravan park by yourself in the north west’ to ‘not be looking at tourists at the
moment’ but rather ‘mine workers’.1285
The Town of Port Hedland is concerned with the number of caravan park sites being used for
long-stay purposes as the ‘demand for [both] long and short stay sites is strong in Port
Hedland’.1286 It notes a consequential ‘shortage of short stay sites during the tourist season’.1287
The Town has allowed ‘emergency - 24 hour parking at the racecourse in recent years to
accommodate overnight tourist parking but this is not a long term solution’.1288 The Town of Port
Hedland advised that it is ‘very concerned that available short term sites in Hedland will dry up
completely and tourists will be forced to move on if sites are unavailable’.1289

1283

Closed Evidence, Transcript of Evidence, 28 July 2009, p6.

1284

ibid.

1285

ibid.

1286

Submission No. 3 from Town of Port Hedland, 6 April 2009, p2.

1287

ibid.

1288

ibid.

1289

ibid., p3.
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One caravanner states that ‘in areas under pressure for worker accommodation, such as Karratha,
Port Hedland and Leinster, worker accommodation is being provided at the expense of tourist
camping sites’, and alternatives must be considered.1290
The Town of Port Hedland believes that it is possible that a lack of supply for tourists will lead to
the loss of tourism in the North West. In this region, where towns and caravan parks are separated
by large distances, if a town such as Port Hedland or Kununurra has no available space for
tourists, they will attempt to bypass these places which, according to WALGA, has already ‘been
detrimental to tourism in these towns and the region’.1291 Tourism WA also claims that the loss of
short-stay caravan park sites in the North West region:
has had a flow-on negative impact on the availability of caravan park sites for transient
tourists and, as mentioned previously, may have influenced whether caravanners entered
WA from the Northern Territory border or, not being able to secure a site in the north
west, decided to turn back. 1292

Furthermore, travellers who cannot be accommodated may also camp illegally.1293
The WA Association of Caravan Clubs Inc. (WAACCI) claims that the RV tourism industry has
been strangled and blames this upon several factors, including:
allowing mining companies to use the pre-existing caravan parks to house their mining
employees and associated contractors. This is very evident in such towns as Port Hedland,
Karratha, Tom Price, Newman, Coolgardie, Kalgoorlie etc. Newman has 2 caravan parks
almost totally filled with mining accommodation and the Shire of East Pilbara is currently
seeking to acquire and rezone land for an itinerant tourist caravan park to meet tourism
needs. One Coolgardie caravan park has been taken over by the John Holland
Construction Group, which leaves only 3 transit sites for RV travellers.1294

Not only is the lack of short-stay sites a problem highlighted in submissions, so too is the
marginalisation of long-stay residents due to inadequate supply of long-stay sites. Australia wide,
it is reported that people in ‘desperate need of accommodation’ were unable to obtain long-stay
sites, and also that there had been a ‘movement by some park operators towards full tourist
parks’.1295

1290

Submission No. 15 from Ms Judith Maddams, 19 April 2009, p4.

1291

Submission No. 58 from Western Australia Local Government Association, 6 May 2009, p6.

1292

Submission No. 60 from Tourism Western Australia, 8 May 2009, p12.

1293

Submission No. 90 from WA Association of Caravan Clubs Inc., 2 July 2009, p2; Submission No. 74 from
Department of Sport and Recreation, 21 May 2009, p2.

1294

Submission No. 43 from WA Association of Caravan Clubs Inc., 30 April 2009, p15.

1295

Wensing, Ed, Holloway, Darren and Wood, Martin, Australian Housing and Urban Research Institute, On the
Margins? Housing Risk among Caravan Park Residents, AHURI, UNSW-UWS Research Centre, August
2003, piv.
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Considerable concern has been shown by long-term residents of caravan parks, particularly those
facing eviction due to park closure. The following represent just a few of the submissions received
in relation to the reduction in the number of long-term sites available.
After thorough investigation which found a serious shortage of available sites, our only
choice is to move to Cherokee CP at Wanneroo.1296
Soon after [receiving an eviction notice], we found out that there were no vacant sites in
the Perth metro area to move to.1297
Long stay users of parks who have park homes are in limbo as there are no sites available
in metropolitan area.1298

Discussed in Section 8.2(a) above are the specific issues facing the Peel Region and Mandurah in
particular, where affordable housing is in high demand and caravan parks house many people who
cannot find alternative accommodation. The Peel Region Affordable Housing Steering Group was
created ‘to investigate the link between housing affordability and a range of issues including law
and order, employment opportunities, skill shortages, and tourist accommodation’.1299 According
to the City of Mandurah, this Steering Group found that:
there are 17 parks in the Peel Region, with six either closed or earmarked for closure, and
there is a trend towards the gradual withdrawal of permanent accommodation to longterm tenants by caravan park owners to make way for seasonal holiday makers who pay a
higher overnight rental rate, especially during the peak season. This has put a further
squeeze on the availability of low-cost housing in the region, as caravan parks have also
provided an interim accommodation ‘safety valve’ for displaced low-income families.1300

There is also evidence that some caravan parks may prefer to let short-stay sites, rather than have
people living in the caravan park. For example, the Shire of Boddington, as discussed above in
Section 8.2(c), has decided that meeting the current high demand for worker accommodation will
not occur at the expense of tourist sites with the caravan park managed by the Shire. This decision
is based upon the fact that the demand created by the mining industry will be temporary. The Shire
reports that the ‘caretakers over the past few years have built up the tourist and holiday maker
visits to the park and we have no wish to lose these people once the construction phases of the
mines have finished’.1301 The Shire advised that demand for sites in Boddington exceeds supply
and so it has ‘to turn long stay (permanents) persons away because of the lack of space’.1302

1296

Submission No. 4 from Mr Lou and Mrs Molly Timmers, 6 April 2009, p2.

1297

Submission No. 8, Closed Submission, 11 April 2009, p1.

1298

Submission No. 12 from Mr Murray Evans and Mr Graham Speed, 16 April 2009, p5.

1299

Submission No. 70 from City of Mandurah, 18 May 2009, p3.

1300

ibid., p4.

1301

Submission No. 45 from Shire of Boddington, 1 May 2009, pp1-2.

1302

ibid.
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Finding 107
Long-stay occupancy of caravan parks has grown significantly over the last decade or
more, and has consumed an increased proportion of the available sites in caravan parks,
particularly in the metropolitan area and the north west.

Finding 108
Long-stay residents are an important, necessary and stable source of income for some
caravan parks, and improve park owners’ financial return on their investments.

Finding 109
It is difficult, particularly in the north west of the state, for park operators to refuse to allow
their parks to be used for worker accommodation.

Finding 110
The growth in long-stay demand is expected to continue and, therefore, put continued
pressure on the availability of short-stay sites unless the long-stay demand is met through
other means or more parks are developed for tourism.

(b)

Striking a Balance

The mix of long-stay and tourist accommodation provided by caravan parks, particularly in prime
tourist locations, has recently been the source of some debate. This was largely as a result of the
Tourism Planning Taskforce Report and the subsequent issue of Planning Bulletin 83: Planning
for Tourism. A more extensive discussion of planning for the supply of long- and short-stay sites
within caravan parks is contained in Chapter 7.
It is important for both caravan park residents and operators that caravan parks be able to have the
option of providing long-stay sites. The importance of caravan parks in providing for long-stay
accommodation has been demonstrated above. For current and potential caravan park residents,
any move away from this provision would have serious consequences. Indeed, the Western
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Australian Planning Commission (WAPC) advises that planning for the development of caravan
parks should be considered in the context of accommodation for both tourists and residents.1303
In addition, the enabling of supply of long-stay sites is reported to provide ‘caravan park owners
with an important source of off season revenue, which is important to maintaining the viability of
many caravan parks’.1304 This is recognised in other states also, for example, in Victoria.1305 There
is some evidence that caravanners themselves recognise that the move by a caravan park operator
to use their park for worker accommodation, for example, is simply a response to an existing
demand and, thus, a sound and justified economic decision.1306
Evidence suggests that the variation between long- and short-stay sites is ‘driven by location and
demand’.1307 Therefore, different regions will require different approaches and solutions and, thus,
a ‘one size fits all’ approach is not appropriate. For example, feedback from caravan park
operators regarding the demand for long- versus short-stay sites is mixed. One caravan park
operator in Esperance asserts that while demand for tourist or short-stay sites remains stable,
demand for long-stay accommodation is increasing, something that is attributed to caravan parks
being an ‘affordable living option’.1308 This assertion is supported by another caravan park in
Horrocks.1309 However, a caravan park in Margaret River reports that there is ‘very little’ demand
for long-stay sites.1310 Nevertheless, the same park operator does acknowledge that there is
demand for worker accommodation which can see on site caravans used for up to ‘a few
months’.1311 One corporate provider of caravan parks stated that the ‘perfect’ mix depends upon
where the property is located:
With the Perth metropolitan ones, we could lean more towards the permanents. With the
Exmouths of the world, they all flock in for three or four months and then somebody
literally blows a whistle and everybody empties out of town. It is very difficult. There is no
secret number. From our portfolio point of view, investors like to see a constant income

1303

Western Australian Planning Commission, Planning Bulleting 49: Caravan Parks, February 2001, p1.
Available at: http://www.planning.wa.gov.au/Publications/199.aspx. Accessed on 12 February 2009.

1304

Submission from Tourism WA to the Department of Local Government and Regional Development, Review
of the Caravan Parks and Camping Grounds Act 1995, 11 November 2005. Available at: http://www.
tourism.wa.gov.au/publications%20library/polices%20plans%20and%20strategies/tourism%20wa%20submi
ssion%20to%20caravan%20park%20act%20review.pdf. Accessed on 12 February 2009, p2.

1305

Department of Sustainability and Environment, Caravan and Camping Parks on Coastal Crown Land,
Victorian Government, Melbourne, May 2006, p8.

1306

Submission No. 15 from Ms Judith Maddams, 19 April 2009, p4.

1307

Submission No. 13 from Pink Lake Tourist Park, 16 April 2009, p1.

1308

ibid., p2.

1309

Submission No. 37 from Horrocks Beach Caravan Park, 4 May 2009, p2.

1310

Submission No. 38 from Margaret River Tourist Park & Country Cottages, 30 April 2009, p1.

1311

Submission No. 38 from Margaret River Tourist Park & Country Cottages, 30 April 2009, p1.
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stream. Having a lot of annuals or permanents in our portfolio provides that constant
income stream.1312

Similarly, most other caravan park owners and operators generally believe that the park’s location,
demand characteristics (that is, the mix of short- and long-stay demand) and market forces should
all be factored in on a case by case basis.1313
Again, this issue is presented in more detail in Chapter 7, which presents the argument advocated
by most stakeholders, that is, that a common approach throughout the state in regards to the
number of long-stay sites within each caravan park is not workable and that each LGA should
provide a flexible approach within their local tourism planning strategies, developed in
consultation with local operators. As noted by CIAWA, this is what now appears to be happening.
CIAWA’s Mr Simon Hall stated that:
since [this] 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. …it is heading in the right direction because of
the attention it is receiving.1314

Most importantly, the regional characteristics which are driving demand for long-stay caravan
park accommodation will require different policy responses. As the Department of Planning (DoP)
pointed out, in areas where resource growth is placing heavy demands upon caravan parks to
provide workers accommodation, constraints with land availability, barriers in the planning
approvals process and a general time ‘lag’ in planning are severely impacting upon the provision
of affordable and available housing in regional centres.1315 Whereas in the metropolitan area and
‘to some extent in the south west’, there is a different type of long-stay resident, often elderly, who
has chosen a caravan park lifestyle for various economic and social reasons, as outlined above.
Demand from these types of long-stay tenants must be addressed in the context of a wider policy
response to the affordable housing issue and the potential displacement of long-term residents.1316
These issues are discussed in Section 8.4(a) below.

1312

Closed Evidence, Transcript of Evidence, 28 July 2009, p5.

1313

For example, see Submission No. 13 from Pink Lake Tourist Park, 16 April 2009, p2; and Submission No.
29 from Albany Holiday Park, 28 April 2009, p2 and p3.

1314

Mr Simon Hall, Town Planner, Caravan Industry Association Western Australia Inc., Transcript of Evidence,
2 July 2009, p20.

1315

Ms Anne Hill, Executive Director, Regional Planning and Strategy, Department of Planning, Transcript of
Evidence, 27 July 2009, p2.

1316

ibid.
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Finding 111
For many long-stay tenants, living in a caravan park is the preferred lifestyle. Therefore,
such tenants will continue to be a long-term feature of many caravan parks.

Finding 112
Not withstanding Finding 110, there is a need to reduce the demand for long-stay tenants in
some caravan parks in strategic tourism locations to ensure adequate supply of short-stay
tourism sites.
Recommendations to address the supply of long- and short-stay sites in caravan parks have been
made in Chapter 7. These recommendations recognise that, as noted above, a state-level ‘one-sizefits-all’ approach to this issue does not work and, therefore, this issue is best addressed at a local
level via local tourism planning strategies. As noted in Chapter 7, Section 7.5(a), the City of
Albany’s approach to the allocation of strategic and non-strategic tourism sites, with long- and
short-stay quotas based upon a detailed analysis of these sites, appears to be a workable model.
The City of Albany’s planning model is also discussed in Chapter 10.

8.4

Other Issues Arising From the Dual Use of Caravan Parks

The 2006 Tourism Planning Taskforce Report produced by the 2002 Ministerial Taskforce reports
‘a divergence of views on the potential for conflict between permanent residents and short-stay
users of a tourism complex’.1317 It also reports difficulties associated with the combination of the
two uses, largely arising from the differing objectives of the two groups.1318 The major difficulty,
as noted above, is the loss of tourist zoned land for tourism purposes. Striking a balance between
the supply of long- and short-stay sites has proved to be an increasing problem for policy makers,
industry bodies and consumers due to the increasing value of land and other factors. However, this
is not the only difficulty which arises from the dual use of caravan parks. Other difficulties noted
by the Committee throughout the course of this Inquiry include:
•

a reduced level of tourism amenity within mixed caravan parks

•

a lack of access to essential services for long-stay tenants (that is, the unsuitability of some
mixed parks for permanent habitation)

1317

Department for Planning and Infrastructure, Tourism Planning Taskforce Report, Government of Western
Australia, Perth, January 2006, p37.

1318

Tourism Western Australia, Tourism Planning Taskforce Report: Summary, January 2006, p3, p5 and p38.
Available at: http://www.tourism.wa.gov.au/Publications%20Library/Polices%20Plans%20and%20Strateg
ies/Summary%20of%20Report.pdf. Accessed on 16 February 2009.
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•

the potential for the social and economic dislocation of long-stay tenants due to insecurity
of tenure and a lack of affordable access to home ownership or the private rental market

•

the territorial claims upon the caravan park by both visitors and residents, which arises
from a degree of incompatibility of the dual uses

Most of these were also noted in some form by the Tourism Planning Taskforce Report.1319 The
following sections outline the difficulties viewed by the Committee as being the most pressing.

(a)

The Social and Economic Dislocation of Long-Stay Tenants

As noted above, many long-stay tenants of caravan parks choose this lifestyle and some enjoy
very good living conditions. Nonetheless, certain circumstances have been identified which
generally make long-term caravan park residents vulnerable in both an economic and social
sense.1320 Those circumstances of which the Committee was made aware during the course of this
Inquiry are as follows:
•

the decline in the number of caravan parks in WA

•

the declining affordability of access to the rental market or home ownership

•

a lack of security of tenure

•

the fact that those who have purchased their caravan or park home have, in fact, bought a
depreciating asset

These factors, amongst others, are also noted with concern by AHURI.1321 Each of these factors is
discussed in detail in the following sections.

1319

ibid.

1320

Wensing, Ed, Holloway, Darren and Wood, Martin, Australian Housing and Urban Research Institute, On the
Margins? Housing Risk among Caravan Park Residents, AHURI, UNSW-UWS Research Centre, August
2003, pv; National Housing Supply Council, State of Supply Report, Commonwealth of Australia, February
2009, p169; and Australian Bureau of Statistics, Counting the Homeless 2006, cat 2050.0, report prepared by
C. Chamberlain, Director, Centre for Applied Social Research, RMIT University, and D. MacKenzie,
Associate Professor, Institute for Social Research, Swinburne University, Commonwealth of Australia,
Canberra, 2008, pxi.

1321

Wensing, Ed, Holloway, Darren and Wood, Martin, Australian Housing and Urban Research Institute, On the
Margins? Housing Risk among Caravan Park Residents, AHURI, UNSW-UWS Research Centre, August
2003, p1.
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(i)

Caravan Park Closures

As outlined extensively elsewhere in this report,1322 the supply of caravan parks in Western
Australia is decreasing. Park closures impact upon caravan park residents markedly due to their
often vulnerable economic and social circumstance. Much evidence to this Inquiry dealt with this
issue. Submissions from the residents from the Kingsway Tourist Park, for example, alert the
Committee to their situation, and describe the feeling of devastation that eviction notices brought
about.1323 Their local member, the Member for Wanneroo, Mr Paul Miles, MLA, also describes
the effect that this park closure has had upon the lives of those who had chosen to live there.1324
More recently, approximately 200 residents from the Springvale Village Caravan Park, many of
whom are elderly, face an uncertain future and, according to their local member of parliament,
possibly homelessness.1325 There are other caravan parks that house long-stay residents potentially
facing the same situation. Notably, the City of Mandurah has several caravan parks within its
jurisdiction that have been identified as candidates for redevelopment in the near future. For
example, the Timbertop Caravan Park (approximately 70 long-stay sites) and the Belvedere
Caravan Park (approximately 180 long-stay sites) will no longer be able to provide around 250
low-cost residences when these parks are redeveloped.1326 More information on the caravan parks
in Mandurah is provided in Chapter 10.
While a few caravan park residents may have the money and ability to relocate, caravan park
closures generally impact upon those with very low means and whose ‘first point of call’ would be
DoH.1327 The department points out that there is a significant waiting time for other options to
become available. For example, priority housing ‘should take no longer than 60 days [however] it
is currently taking a minimum of six months ... [and] usually a year’.1328 Several Kingsway
Tourist Park residents submitted that the cost of relocation, at approximately $20,000, was either

1322

The decreasing number of caravan parks in Western Australia is outlined in Chapter 5. The decrease is a
result of the numerous pressures upon the supply of caravan parks, including the dual use of caravan parks
discussed in this chapter and other pressures that are discussed in Chapter 6.

1323

For example, see Submission No. 5 from Mrs G L Measey, 7 April 2009, pp1-2; Submission No. 17 from
Mr Ian Winter, 20 April 2009, pp1-3; Submission No. 26 from Mrs Janice Goodfellow, 28 April 2009, p2;
and Submission No. 35 from Mrs Carol Connolly, 30 April 2009, pp1-2. (It should be noted that this list is
not exhaustive of those who made this kind of submission, but simply a cross-section of those who described
in some detail the trauma experienced).

1324

Submission No. 47 from Mr Paul Miles, MLA, Member for Wanneroo, 1 May 2009, pp2-3.

1325

Mr Andrew Waddell, MLA, Western Australia, Legislative Assembly, Parliamentary Debates (Hansard),
20 August 2009, p6292; and Submission No. 107, Mr Andrew Waddell, MLA, Member for Forrestfield,
14 September 2009, pp1-2.

1326

Submission No. 70 from City of Mandurah, 18 May 2009, p5; and City of Mandurah, Committee Briefing,
12 June 2009.

1327

Mr Shane Edmonds, Project Leader Strategic Policy, Department of Housing, Transcript of Evidence, 3 July
2009, p7.

1328

ibid., pp7-8.
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very difficult or simply out of their reach.1329 Similarly, the Springvale Village Caravan Park
residents are faced with relocation costs which are out of reach for many of them.1330
The other issue facing displaced caravan park residents is finding somewhere to relocate to that is
affordable and that remains close to essential facilities and social networks.1331 Already noted in
Section 8.2(a) above is the resistance often faced by DoH from LGAs that do not wish to allow
low-cost housing facilities in and around their local areas. This is also alluded to by the Minister
for Commerce in discussing the situation faced by the Springvale Village Caravan Park residents,
and noting that local residents are often resistant to low-cost housing alternatives being located
near their own personal place of residence.1332
As described by DoH, these kinds of situations come about due to redevelopment pressures, and
raise security of tenure issues for all caravan park residents.1333 As DoC pointed out that:
the number of caravan parks is decreasing. Property values have increased and there is a
high demand to use the land for alternative uses. Many caravan parks are on the periphery
of Perth. As urban sprawl has occurred, property prices have increased and that has put a
lot of pressure on those leaseholds. It is potentially very attractive for the owners to sell
the property.1334

Mr Shane Edmonds from DoH argued that in order for caravan park owners to be deterred from
the lure of redevelopment, they would have to be able to obtain ‘better ground rents’ or have
access to ‘a fund that gives him or her or the entity security of not selling because they have access
to a range of funds or securities that means it is more viable to keep the long-term income going
on those places’.1335 Unfortunately, there is great difficulty in identifying an option that is more
attractive to:
a) the park owner, rather than redevelopment of the park; and
b) the residents, rather than be able to remain in that park.
1329

Submission No. 1 from Mr Ronald Harris, 1 April 2009, p4; Submission No. 24 from Mr Fred and
Mrs Maureen Armstrong, 28 April 2009, p1; Submission No. 26 from Mrs Janice Goodfellow, 28 April
2009, p3.

1330

Mr Andrew Waddell, MLA, Western Australia, Legislative Assembly, Parliamentary Debates (Hansard),
20 August 2009, p6293.

1331

ibid., pp6293-6294.

1332

Hon. Troy Buswell, MLA, Treasurer; Minister for Commerce; Science and Innovation; Housing and Works,
Western Australia, Legislative Assembly, Parliamentary Debates (Hansard), 20 August 2009, pp6294-6295.

1333

Mr Shane Edmonds, Project Leader Strategic Policy, Department of Housing, Transcript of Evidence, 3 July
2009, p9.

1334

Ms Anne Driscoll, Commissioner for Consumer Protection, Department of Commerce, Transcript of
Evidence, 24 July 2009, p2.

1335

Mr Shane Edmonds, Project Leader Strategic Policy, Department of Housing, Transcript of Evidence, 3 July
2009, p9.
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This is because:
some of these places are very well located and some people have had very good lifestyles
at a very affordable rate. That is not a criticism; it is just a reality. It is a wrench when this
comes to an end. It is a very small cohort in terms of the whole accommodation market,
really. Not everyone has access to the same lifestyle as people have in these caravan parks.
That is precisely why they are being redeveloped.1336

As Mr Edmonds further advised, caravan parks are often ‘found in well-located sites, close to
water and close to really good outlets and, in some cases, as the urban fill came around, close to
very good infrastructure’.1337 This has meant that for many people who otherwise could not afford
to live in such well located situations caravan parks have provided this option. Mr Edmonds
believes that for most people who live in caravan parks, this has included an ‘element of choice’,
and this needs to be kept in mind.1338 Similarly, DoC pointed out to the Committee that many
caravan park residents themselves recognise the ‘excellent sense of community, the very good
facilities, the wonderful positioning of some of these properties, which provides access to boating
and other amenities that they would otherwise not have access to’.1339
(ii)

Insecurity of Tenure

Of great concern to the Committee is the way in which those living in caravan parks, especially
those who purchase on-site vans or park homes, appear to have little understanding of the choice
they are making when they decide to live in a caravan park. Of particular concern is their apparent
lack of understanding of just how tenuous their right to ‘permanently’ remain in this location
actually is. The Committee believes that disclosure of these sorts of issues has greatly improved
with the passage of the RPLT Act. However, the passage of this Act, and the subsequent
crystallisation of lease arrangements has meant that while there was an initial expectation by many
residents that they would automatically receive fixed-term leases over quite long periods of time,
they were dismayed to discover that usually only periodic leases would be offered.1340 While this
Act has generally provided better outcomes for long-term tenants, this has not been the popular
perception. According to DoC, many long-stay tenants of caravan parks:
had the impression that they had a lifelong lease but, to some extent, the new laws brought
the reality into stark relief. There might have been an un-stated arrangement or perhaps
an informal agreement, but times and people moved on and the reality was that some
people did not have the contract that they thought they had.1341

1336

ibid.

1337

ibid.

1338

ibid., pp9-10.

1339

Ms Anne Driscoll, Commissioner for Consumer Protection, Department of Commerce, Transcript of
Evidence, 24 July 2009, p4.

1340

ibid., p12.

1341

ibid., p2.
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As DoC further explained:
in terms of the results of this legislation, certainly there have been mixed outcomes.
Obviously, for new people into park homes there is certainty about the arrangements.
There is an opportunity for them to weigh up this option relative to other options that
might be available. For people with pre-established long-term tenure, there is further
certainty and the capacity is clearer in relation to being able to seek compensation. For
those who had long-term tenure and perhaps were expecting to be offered long-term fixed
contracts, clearly it has been difficult for them to understand the reality of their situation.
Certainly what has resulted is some clarity in terms of the 180 days, rather than a much
shorter period that was previously available. Now there is certainly clarity, which enables
them to better assess their situation.1342

DoC emphasised to the Committee the importance of people understanding ‘the implications of
moving to a caravan park, and what will be the costs associated with that, but in particular, too,
what will be the sorts of issues that will arise that in the event they need to leave’.1343 It is for this
reason that the disclosure material which is provided by DoC under the RPLT Act outlines all of
these issues.1344
The Committee does acknowledge that unscrupulous park owners may well be dishonest when
disclosing exactly how long a tenant may have remaining in a park. For example, it is alleged that
assurances were given to residents that the Kingsway Tourist Park would not be sold,1345 and also
that no warning was given of the proposed sale, even in the case of a park home being purchased
11 months prior to the sale.1346 However, the Committee was advised by DoC that the park owners
appeared to be ‘working in a very conciliatory way to try to resolve’ the situation.1347 It appears to
the Committee, upon hearing evidence given by DoC, that compliance with the RPLT Act is
generally less of an issue than ‘the enormous problem of what these people [the residents] are
going to do and where they turn for assistance’.1348
The fact remains that any person entering into a tenancy agreement where they do not own the
land will always face the uncertainty of eviction, whether or not they perceive this uncertainty to
exist. In the case of the Kingsway Tourist Park, ‘a generous period of notice’ was offered to
1342

ibid., p3.

1343

ibid., pp2-3.

1344

Department of Commerce, Information Booklet – Park Living, June 2008. Available at: http://www.
commerce.wa.gov.au/ConsumerProtection/PDF/Publications/Residential_Parks_information_booklet.pdf.
Accessed on 10 February 2009.

1345

Submission No. 6 from Mr George and Mrs Shirley Jackson, 7 April 2009, p1; Submission No. 24 from
Mr Fred and Mrs Maureen Armstrong, 28 April 2009, p1; Submission No. 32 from Mrs Maxine Leavy, 29
April 2009, pp4-5.

1346

Submission No. 8, Closed Submission, 15 April 2009, pp1-2.

1347

Mr David Hillyard, Director, Industry and Consumer Services, Department of Commerce, Transcript of
Evidence, 24 July 2009, p10.

1348

ibid.
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vacating residents; however, ‘this has not quelled the fears of these long-term residents, who are
now facing a very uncertain future’.1349 It is difficult to envisage any period of notice which could
be acceptable to those who simply cannot, and/or do not wish to, move away from the park in
question.
It is the view of the Committee that caravan parks in their current form cannot offer security of
tenure beyond that prescribed under the RPLT Act. This does not appear to be fully understood by
those who advocate for greater security of tenure for caravan park residents. Of course, some
argue that the legislation is inadequate,1350 which is discussed further in Chapter 9. As DoH
pointed out at hearing:
with tenancy agreements it is hard to get people to understand the rights and
responsibilities of both parties. We need to be ever vigilant that the maximum information,
in really simple terms, gets to people so they understand their obligations.1351

Further to this, Mr Shane Edmonds used his own experience as an illustration of the relaxed
attitude of people entering into tenancy agreements, stating that:
there is a laissez-faire attitude; it is just “Give me the house, and I will sign the agreement
and go.” No matter how long one sits down with people and tries to go through the key
elements, people just want to get in and get on with their lives. It is difficult for the
Department of Consumer and Employment Protection and caravan park owners to explain
these rights and responsibilities and for people to take them on board.1352

He advocated that disclosure ‘should be simple, concise and cover the broad points and point
people to other areas with deeper information should they need it’.1353 He also acknowledged that
it not easy to get disclosure right, arguing that ‘it is a huge legal issue [and] if it comes to a case, it
is one person’s word against another about how much disclosure they have had’.1354 Disclosure
requirements under the RPLT Act are discussed in Chapter 9, at Section 9.5(e).
Another important point to note is that many long-term residents believe that even though they
bought into a caravan park with the benefit of full disclosure regarding the relative insecurity of
tenure offered in that park, they should be offered longer-term fixed leases.1355 The Committee
was advised that some compare their situation with those living in the (purely) residential parks
operated by National Lifestyle Villages Pty Ltd (NLV). However, as demonstrated elsewhere
1349

Submission No. 47 from Mr Paul Miles, MLA, Member for Wanneroo, 1 May 2009, p1.

1350

For example, Ms Rita Saffioti, MLA, the Member for West Swan, argues this on behalf of the caravan park
residents in her electorate. See Submission No. 53 from Member for West Swan, 1 May 2009, pp1-2.

1351

Mr Shane Edmonds, Project Leader Strategic Policy, Department of Housing, Transcript of Evidence, 3 July
2009, p7.

1352

ibid.
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ibid.
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ibid.
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Closed Evidence, Transcript of Evidence, 28 July 2009, pp2-3.
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throughout the report, the NLV model of residential park is quite unique and, therefore, different
from other caravan parks, and the two types of living arrangements cannot be compared for a
variety of reasons.1356 For example, as explained by one caravan park provider not using the NLV
model:
the difference in the model is that when you look at your lifestyle village-type scenario,
they will buy a cabin for $100 000. They will put it on the site, give them 50 or 60-year
leases, but they will sell those for $250 000 to $300 000. They will take that $200 000 upfront, put it into facilities, or keep it as a profit, ongoing. With our tenants who are sitting
there on a year by year, the cabin that they own is worth only $100 000. We sign up for 10,
20, 30, 40-year leases. They will be able to sell that now for $300 000 or $400 000. That
$200 000 is not theirs; it is ours. We are happy to do it but obviously, being pensioners,
they do not have that $200 000 or $300 000 to spend. That is pretty much where it stops
from where we sit.1357

The Pink Lake Tourist Park in Esperance has taken a similar approach to that outlined above,
planning to offer 50 year leases to new (not existing) long-stay tenants within its new park home
development. Up-front investment will be required from those who buy into this option. The park
owner advised the Committee that they decided upon 50 year leases because offering 20 year
leases, while generating ‘significant interest’, was assessed by financial advisers as being an
unsound investment over 20 years, whereas, offering 50 year leases alters the investment scenario
‘fairly dramatically’.1358 The Committee understands that these new prospective tenants are being
treated as a market segment that is quite different from the existing long-stay tenants already in the
park. Further, this is justifiable as ‘some of those units are old caravans with an annexe [and] to
offer them a 50-year lease is just not an option’.1359
(iii)

Nil or Depreciating Assets

Related to the above issue, and also of great concern to the Committee, is the way in which many
caravan or park home owners who live in caravan parks do not understand that their asset has a nil
and/or depreciating value. This is because what they own is simply a vehicle; they do not own the
land upon which the caravan or park home sits. The inflated values of many caravans and park
homes being sold in caravan parks throughout the state were noted with concern by the Committee
during its many visits to caravan parks. Simply because a park home or caravan sits on a caravan
park site, and may have done so for many years, this does not automatically mean that the right to
occupy this site can be on-sold, or ‘assigned’, with the structure. Mr Marque Raymond from DoH
described the situation as follows:
One of the aspects seems to be that a very important psychological crutch for many people
in these situations is where they have provided the accommodation and the cells in terms
1356

These differences are discussed later in this Chapter at Section 8.4(a)(vi).

1357

Closed Evidence, Transcript of Evidence, 28 July 2009, p3.

1358

Mr Gregory Cole, Caravan Park Owner, Pink Lake Tourist Park, Transcript of Evidence, 27 July 2009, p1,
p2 and p5.

1359

ibid., p5.
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of the structure, they may have bought that 20 years ago. As a depreciating asset, it is
actually worth nothing, yet to them, emotionally, it is their home. It puts the context of
service delivery in a bit of a different light from standard practice of, “Well, most other
people get only six or 12 months to be able to stay at any one time.” When renting
privately, you are no different. Their argument is, “Yes, but I’ve been here 20 years and I
own the property.” Not thinking through that they do not own the land.1360

A similar synopsis was provided by Ms Anne Driscoll, Commissioner for Consumer Protection:
One of the major issues for people in park homes, particularly where they own the cabin
but not the land, is that the cabin is clearly depreciating in terms of wear and tear et
cetera. The land, generally, except for the past year or so, is continuing to appreciate.
People have had a view somehow that maybe even on selling the cabin in situ they have an
appreciating asset. Of course, the economic reality is that it might feel that but it is not the
nature of the construct.1361

Mr Peter Crockenberg, Vice-President of PHOA, advised the Committee that because he has a
fixed term (10 year) lease he at least had ‘something to sell’.1362 He described the plight of those
on periodic leases as ‘having nothing to sell’ and believed that ‘no-one would buy [their park
homes] because they have no security of tenure in the first place’.1363 A provision to ‘assign’ the
lease (i.e. sell the lease to another person) may be included in the long-stay tenancy agreement.1364
However, the agreement must be in writing1365 and specifically contain this provision. Based upon
the way in which the industry operates, it is the view of the Committee that caravan park operators
would be unlikely to include this provision in their lease agreements. Indeed, no evidence to this
Committee has indicated that these are widely included.1366 This assumption is supported by
CIAWA who advised that while they cannot provide exact numbers on how many leases actually
include this option, it would be very unlikely that caravan park operators would include this
provision due to a range of extenuating factors.1367 CIAWA advised that what is much more
common is the situation where caravans or park homes are sold, sometimes even without the
1360

Mr Marque Raymond, Principal Policy Officer, Department of Housing, Transcript of Evidence, 3 July 2009,
p10.

1361

Ms Anne Driscoll, Commissioner for Consumer Protection, Department of Commerce, Transcript of
Evidence, 24 July 2009, p3.

1362

Mr Peter Crockenberg, Vice-President, Park Home Owners Association Western Australia Inc., Transcript of
Evidence, 27 July 2009, p6.

1363

ibid.
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Schedule 1, clause 16 Residential Parks (Long-stay Tenants) Act 2006 (WA).

1365

Section 10 Residential Parks (Long-stay Tenants) Act 2006 (WA).

1366

The only example of fully assignable leases that the Committee was explicitly made aware of is the
prospective 50 year leases to be offered by the Pink Lake Tourist Park in Esperance. Some amount of capital
must be invested at the outset in the Pink Lake Tourist Park leases, which is very different from the situations
envisaged here.

1367

Ms Lexie Walter, Caravan Industry Association Western Australia Inc., Telephone Conversation,
1 September 2009.
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knowledge of the caravan park operator, for an amount that is considerably more than what the
structure itself is worth without the associated tenure over the land.1368
Residents of the Kingsway Tourist Park believe that the eviction notice and pending park closure
was responsible for a devaluation of their homes. They based this view on the assumption that the
price for which park homes in the park were being sold prior to the park closure represented their
true value. For example, one couple submitted that:
prior to the eviction notice, homes within the Park were being sold for up to $160,000 with
“about” $120,000 as a minimum level. The eviction notice effectively destroyed their value
as each home must be dismantled by specialist removal teams and transported
elsewhere.1369

Another couple expected to sell their home for $128,000 and had almost closed a prospective sale
when the eviction notices were issued. They subsequently sold their park home for $30,000.1370
Others also report their park homes being ‘virtually worthless and impossible to sell’ following the
caravan park closure.1371 Sadly, for these residents, the original, and possibly quite inflated, values
of these park homes were very likely predicated upon the right to reside in the park rather than the
value of the park homes which are depreciating assets and effectively of little value without the
land upon which they are situated.
This problem is also recognised by some caravan park operators. As one operator advised, people
buying into a caravan park are often paying up to $240,000 for a caravan or park home with a oneyear lease, not realising that the caravan or park home itself may only be worth $50,000 to
$60,000.1372
DoH is well aware of this problem. As Mr Edmonds stated, land ownership gives an individual
security and then ‘a whole lot of other benefits flow from that’.1373 It is recognised that ideally
there needs to be some way in which the person living on a piece of land in their own dwelling has
an ownership stake in that land. However, this would need ‘to be done in such a way that it is not
a disincentive for operators and developers to provide this facility’.1374 DoH believes that apart
from planning and development issues, ‘unless there is a regulatory environment that is not too
overwhelming and oppressive to [caravan park] operators, future options might not be explored by

1368

ibid.
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Submission No. 4 from Mr Lou and Mrs Molly Timmers, 6 April 2009, p2.
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Submission No. 6 from Mr George and Mrs Shirley Jackson, 7 April 2009, p2.
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Submission No. 24 from Mr Fred and Mrs Maureen Armstrong, 28 April 2009, p1.
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Closed Evidence, Transcript of Evidence, 28 July 2009, p4.
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Mr Shane Edmonds, Project Leader Strategic Policy, Department of Housing, Transcript of Evidence, 3 July
2009, p12.
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ibid.
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them, even if the state is in a position to provide more sites for them to move into’.1375 DoC
similarly explained that:
the challenge has been to find the right balance between providing some tenure and clarity
about the contractual provisions while at the same time seeking to not undermine the longterm sustainability of parks. If further pressure is put on the long-term sustainability of
parks, it could exacerbate the problem in the broader sense because there will be fewer
caravan parks available for people to reside in.1376

The other issue with these depreciating assets is that ‘the vans have often deteriorated to the point
at which it is difficult for them to be uplifted’.1377 This makes relocation of these vans, even if it
were to be affordable, almost impossible.
(iv)

A Reduced Level of Access to Home Ownership or the Rental Market

Coupled with the disadvantage faced by caravan park residents who own an asset worth very little
in economic terms is the disadvantage faced in accessing any kind of finance for home ownership.
This is due to the nature of caravan park residency, that is, a financial institution will not lend a
significant amount of money for home ownership to those purchasing a depreciating asset without
any land ownership being involved. This is noted by the operator of the Pink Lake Tourist Park in
Esperance who, as noted above, intends to market 50 year leases to long-stay residents, but who
has found that for many of these people ‘there is no capacity to borrow’ because there is no title to
the land offered as part of the package.1378 This operator also advises that the length of the lease
makes no difference, whether 20 years or 50 years, ‘the banks will not touch it’.1379
Access to the rental market can also be similarly difficult, with reports that for some dislocated
tenants ‘their only alternative was to join up and go and rent in the private market, because on
their own they could not afford to rent a property of a similar size’.1380
(v)

The Caravan Park/Park Homes Interagency Working Group

In response to the particular situation at the Kingsway Tourist Park, which became apparent in the
latter half of 2008, and also to address any future instances, a Caravan Park/Park Homes
Interagency Working Group (‘the Working Group’) was established.1381 This group includes
1375

ibid.
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Ms Anne Driscoll, Commissioner for Consumer Protection, Department of Commerce, Transcript of
Evidence, 24 July 2009, p2.
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Mr David Hillyard, Director, Industry and Consumer Services, Department of Commerce, Transcript of
Evidence, 24 July 2009, p5.
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Mr Gregory Cole, Caravan Park Owner, Pink Lake Tourist Park, Transcript of Evidence, 27 July 2009, p2.
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ibid., p5.
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Evidence, 24 July 2009, p4.
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Submission No. 52 from Department of Commerce, 1 May 2009, p38.
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representatives from DoH, DoP, the Consumer Protection division of DoC and the Office of
Seniors Interests. DoC describes the role of the group as follows:
As set out by the Minister for Commerce in Parliament on 4 December 2008, the working
group has two objectives;
•

the first, coordinated by DPI [now the Department of Planning], is to seek to
identify suitable Crown land that could be developed into caravan parks within
twelve months; and

•

the second, coordinated by DOH, is to develop a set of protocols to coordinate
government agencies in assisting long-stay tenants in the event of a park
closure.1382

The working group has drafted a Memorandum of Understanding (MoU) and a Working Group
Protocol which aims to guide agencies’ ‘responses in assisting long-stay tenants during a
residential park closure in Western Australia’.1383 The MoU ‘establishes the working
relationships’ between the agencies involved.1384
The Committee believes the establishment of this group is certainly a step in the right direction,
and that displaced residents now at least have the benefit of a coordinated and timely process that
will assist them in their relocation.
(vi)

Potential Long-term Strategies to Address the Social and Economic
Dislocation of Long-stay Tenants

DoH’s submission to this Inquiry contains several recommendations that attempt to address the
growing demand for long-stay sites in caravan parks in the state. They are listed following:
1. Identify suitable Crown Land sites through the Department of Planning and
Infrastructure for new caravan parks dedicated to medium to long-stay rental
including owner-occupied park homes and caravans;
2. Enable this use to be protected in the long-term and retained in perpetuity through
government ownership;
3. Develop suitable tenure and tenancy management options for long-term stay (say 3050 years), including leasing of the land underlying caravan park/park home sites to the
residing occupants;
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4. Landgate continues its work on developing new and innovative arrangements around
Community Title to enable the land underlying caravan park/park home to be sold or
leased to the residing occupants.1385

In relation to 1 and 2 above, the identification of Crown land for caravan parks and the
government ownership of caravan parks are part of a wider supply issue and, as such, are
discussed in Chapter 5. DoH recommendation 4 above is not commented upon as it is outside the
scope of this Inquiry.
In relation to leasehold arrangements for caravan parks (see 3 above), the proponents of residential
park developments in the style of the NLV model1386 claim that these leasehold arrangements
address the ‘serious long term issue of housing affordability’.1387 DoC discussed ‘lifestyle
villages’ as a response which has been proposed by some as a solution to the affordable housing
for dislocated long-stay tenants, noting that the NLV model offers 60 year tenures, while Aspen
Parks Property Management Ltd (Aspen Parks) are slightly different in that they offer periodic
leases,1388 not unlike many other caravan parks. However, DoC does not see the current NLV
model, in particular, as addressing the issue at hand due to the upfront and ongoing costs involved,
including ‘significant entry fees’ and the ongoing costs for rent and facilities which make it a
‘considerably more expensive’ option.1389
It is true that this ‘concept does provide the purchaser with an alternative housing choice’ where
the price of the dwelling purchased ‘can be less than the medium price for the same suburb’.1390
However, currently at least, the marketing of residential parks ‘is clearly aimed at the “baby
boomers” rather than homeowners seeking an “affordable” living option’.1391 They provide an
affordable option for ‘baby boomers and empty nesters downsizing into more affordable housing
in a secure village with access to recreation and community facilities’.1392 Furthermore, the
‘lifestyle village’ concept is based upon the ‘assumption that this age group has already invested
in the property market and has a capital asset to sell in order to enter into the Lifestyle Village’.1393
Clearly, this is not the position of many current long-stay caravan park tenants.
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DoH advised the Committee that if these types of parks were to be used as a viable alternative for
those requiring an affordable housing option, the ‘large and growing recurrent cost in terms of the
management arrangements and ongoing fees’ for facilities provided would need to be re-thought
and possibly eliminated.1394 DoC further suggests ‘some middle ground [that] provides th[e] sense
of community’ that makes these models attractive.1395 Furthermore, as already discussed above, it
would not be an ideal solution for social housing, particularly for those requiring this type of
accommodation with ‘profound [and] complex needs’.1396
Noted above several times is the Pink Lake Tourist Park in Esperance, which is planning to offer
50 year leases to prospective buyers who are looking for this kind of single or couple
accommodation. However, due to the fact that one cannot borrow to invest in this kind of
arrangement, even this development is marketed towards those with equity in other investments or
money to invest, for example, local farmers wishing to downsize, or inland residents who wish to
move to the coast.1397 As the park owner advised the Committee, ‘we are advertising this as an
affordable option, but it is only affordable to the extent that there is other equity’.1398
It is also likely that planning inconsistencies would hinder any immediate attempt to develop
purely residential parks for affordable housing purposes, although the DoP advised that it is
working through these issues.1399 Planning issues in relation to residential parks are discussed in
Chapter 7, Section 7.5(b).
Other solutions have been considered by DoC including the ‘development of a fund, administered
by the Government, to provide financial assistance to long-stay tenants who are displaced and
required to relocate their relocatable home’.1400 However, due to various administrative and policy
considerations, and also in light of industry feedback, this option is not being considered any
further at the present time.1401 As DoC advised at hearing, many solutions considered, including
this one, are ‘administratively messy or they create an inappropriate market intervention’ and,
furthermore, ‘the nature of park homes is so varied that any response to a particular issue applies
only to a subset of the whole’.1402
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In conclusion, DoC is of the view that the department’s actions to date had been effective in
alleviating, to some extent, the seriousness of the issues faced by displaced caravan park residents.
DoC also questioned whether the displacement of caravan park residents is simply a ‘transitional
issue’,1403 a possibility also proposed by DoP.1404 DoC further stated that while the displacement
of residents is ‘a very serious problem’ it had ‘been brought into sharp focus for these few
people’.1405 DoC thought that in addressing the issue as it had done to date, it could possibly
ensure that the issue would not be so prevalent or wide-ranging in the future.1406 Also, DoC
correctly pointed out that ‘there are clearly some broader issues about the availability of all forms
of accommodation’ which impact upon the demand for caravan park long-stay accommodation
and also increase the potential for the dislocation of vulnerable caravan park residents.1407
Finding 113
The redevelopment of caravan parks has created significant dislocation of long-stay
residents, which has caused them substantial hardship in many cases.

Finding 114
In many cases, the decision by residents to buy into a long-term tenancy in a caravan park
has been based on:
•

expectations that were proved to be unrealistic;

•

misconceptions about their ownership rights; and

•

perhaps, in some cases, misinformation.
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ibid., pp5-6.
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Ms Anne Hill, Executive Director, Regional Planning Strategy, Department of Planning, Transcript of
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Finding 115
It is important that people who purchase park homes and caravans with the intent of living
in a caravan park understand that they have not purchased the land, and that the value of
their park home or caravan will depreciate over time.

Finding 116
It is imperative that people who consider purchasing an on-site van or park home are better
informed about their rights and responsibilities as tenants of caravan parks, specifically
about their tenure arrangements.

Recommendation 41
The government identify land suitable for the development of long-stay caravan parks and
vest this land in local government authorities, either in perpetuity or on a 50+ year lease.

Recommendation 42
The Interagency Working Group be retained as a means of addressing the problems and
assisting with the adjustment of long-stay tenants who are displaced from caravan parks on
redevelopment.

Recommendation 43
The Interagency Working Group works to identify those parks in which long-stay residents
are at risk of being displaced and develops appropriate solutions.

(b)

The Incompatibility of the Dual Uses

It has become evident to the Committee that these two quite different uses of caravan parks, that
is, for tourism and residential purposes, are often incompatible. This is not to suggest that the dual
usage should be disallowed; rather, it means that ways to address the competing priorities within
caravan parks must be found.
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To the detriment of the caravan park visitor, whether traveller or holidaymaker,1408 ongoing use of
a caravan park for residential purposes can lead to a devaluation of the tourism experience due to a
non-tourist character or ambience within the park. For example, it is reported that some caravan
park designers and users view the current regulations as too prescriptive, ‘leading to caravan park
designs which are lacking character and/or are too much like residential subdivisions’.1409 Some
examples of urbanised features which detract from the ambience of a traditional caravan park
experience are sealed roads, designated parking areas and curbing. These kinds of regulations are
assumed by Tourism WA to be ‘directed at ensuring caravan parks have the appropriate facilities
for permanent residents’.1410
The Taskforce noted a:
concern when tourists stay in these mixed tourism/mining parks with the clash in lifestyles
(eg shift working, vehicle movements, late night noisy groups and heavy demand on
ablution blocks resulting in overused, dirty and wet facilities). A better solution would be
for local government to provide separate land to locate the mining companies (sic)
transportable dongas, caravans, ablution blocks and free up the park caravan sites.1411

On the other side of this argument, and to the detriment of the long-stay resident, there can be a
negative ‘impact on the amenity of the resident due to different lifestyle priorities to short-stay
tourists, who in many cases have a higher recreation priority’.1412 This issue is exacerbated if the
caravan parks residents are older and require the sorts of facilities that might be more readily
provided in a retirement village, such as handrails and ramps.1413 Aspen Parks notes that the
expectations of short-stay are different from long-stay. While the demands from visitors relate to
accommodation diversity and communal amenities:
long stay tenants are, on the other hand, ‘demanding’ privacy and separation from
holiday-makers and to some extent expecting private recreational and communal facilities
for their exclusive use. These expectations significantly increase the cost of operating and
maintaining a caravan park.1414

1408

The difference between traveller and holidaymaker is explained in Chapter 3.
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Submission from Tourism WA to the Department of Local Government and Regional Development, Review
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20of%20Report.pdf. Accessed on 16 February 2009.
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As CIAWA points out, while there are economic benefits to dual use, there are management issues
which confront the park operator because long-stay tenants ‘have certain physical and social
requirements that general tourists do not’.1415 Thus, according to CIAWA, mixed parks have their
‘drawbacks’ and ‘benefits’ in that, ‘from an economic point of view’ long-stay tenants provide
income during ‘seasonal lows’, however, ‘from a design point of view, [the two user groups]
actually do have quite individual requirements’.1416
Conflicts within mixed parks are around the issue of territory and the conflicting views of what
should constitute the major role of a mixed caravan park. Long-stay residents reportedly have a
desire for privacy and personalisation of their site.1417 On the other hand, visitors often expect a
holiday atmosphere, with a mix of people and tourist experiences.1418 The Taskforce noted this
conflict in its report and stated that:
the extent of actual and potential conflict between user groups is likely to increase as the
number of permanent residents increases (sic), until they become the dominant group. This
is due to the different reasons for the groups being in caravan parks, from rest, relaxation
and enjoyment for tourists, and work and household routines for residents.
While a tourist is likely to be viewed as an intruder by residents, the tourist also may resent
the residents due to their better access to facilities, knowledge of the park, having a
detrimental impact on their tourism experience.1419

This conflict can create problems for park managers, and can result in the following situations:
•

the development of resentment and antagonism in permanent residents towards tourist
that may cross or pass through public space that has been personalised or is in
proximity to their site;

•

the personalisation of space has the potential to result in a loss of consistency and
variation in standards through out a facility; and

•

tourists at a facility with a permanent population are likely to be made to feel
intruders, particularly where access to facilities is involved. This feeling will also be
influenced by the attitude of management and the number of residents who are
possesive (sic) of common facilities.1420

1415

Mr Simon Hall, Town Planner, Caravan Industry Association Western Australia Inc., Transcript of Evidence,
2 July 2009, p6.

1416

ibid.

1417

Department for Planning and Infrastructure, Tourism Planning Taskforce Report, Government of Western
Australia, Perth, January 2006, p38.

1418

Tourism Western Australia and Tourism Research Australia, Understanding the Caravan Park Industry in
WA, Tourism Western Australia, Perth, May 2007, p22.

1419

Department for Planning and Infrastructure, Tourism Planning Taskforce Report, Government of Western
Australia, Perth, January 2006, p38.

1420

ibid.
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Evidence received by the Committee from various caravan park owners attested to the above. For
example, park owners in Horrocks describe the tension between the two types of caravan park
user, stating that short- and long-stay patrons ‘don’t mix’ because the long-stay tenants ‘want a
quiet life’ while the tourists and holidaymakers, particularly when they bring children into the
park, create friction which ultimately must be managed by the park operators.1421 Furthermore,
these owners believe that even the semi-permanents or annuals who have a reserved site which
they use for limited periods of time also ‘have a notion of don’t come near my site’.1422
Another owner operator couple described the situation facing them as new park owners in 1999.
The owners submit that while the mix of tourist and long-stay sites looked ‘good on paper and
provided a good income … many of the residents were not compatible with each other’ and longstay tenants ‘encroached their area a bit further at every opportunity’.1423 Furthermore, ‘most were
hostile toward tourists and management for booking tourists into the park.1424 One corporate
provider of caravan parks believed that:
some do not mix. If you have that permanent area, they think that they own it and it is their
area. If a kid rides his bike in that area, they chase him out with a broom and they forget
that it is a caravan park. The flipside is that you have your tourists mixed in, but they stay
up until 10 or 11 o’clock at night drinking and having a good time when these guys are
trying to sleep.1425

One way to deal with this issue is to divide the park in two and keep the two uses separate, but
under one management, as suggested by several park operators.1426 The Committee was impressed
with a caravan park it visited in Albany, and which appeared to employ this strategy to good
effect. This approach is supported by the Department for Communities which recommends a
‘buffer zone’ between long-stay and short-stay users and the creation of ‘user specific areas’
which could reduce the conflict between, and increase the enjoyment for all park visitors and
residents.1427
Finding 117
Due to different user expectations and requirements, the use of a caravan park for both
residential and tourism accommodation often results in an incompatible mix.

1421

Submission No. 37 from Horrocks Beach Caravan Park, 4 May 2009, p2.

1422

ibid.

1423

Submission No. 30 from Lazy Days Caravan and Holiday Park, 29 April 2009, p1.

1424

ibid.

1425

Closed Evidence, Transcript of Evidence, 28 July 2009, p8.

1426

Submission No. 37 from Horrocks Beach Caravan Park, 4 May 2009, p2; and Closed Evidence, Transcript of
Evidence, 28 July 2009, p8.

1427

Submission No. 82 from Department for Communities, 27 May 2009, p3.
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Recommendation 44
Local tourism planning strategies should provide for the separation of long-stay sites and
tourist sites in caravan parks.
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CHAPTER 9
9.1

THE IMPACT OF THE LEGISLATIVE REGIME

Introduction

Chapter 2 outlines the history and structure of the Western Australian dedicated caravan parks and
camping grounds legislation, and the regulation of long-stay tenancies.
This chapter reviews the regulation of caravan parks in Western with a particular focus on how
this regulatory regime works to:
•

maintain a viable caravan park industry

•

protect the rights of operators and users

•

address the issue of long- and short-stay facilities and sites

Some relevant initiatives that have been implemented by other states and territories are also
examined for comparative purposes.
Chapter 7 outlines the state’s planning framework that applies to caravan parks and camping
grounds, and notes the existence of some inconsistencies in this framework. As the impact of the
planning framework is discussed extensively in that chapter, it will not be re-visited here.
Throughout this Inquiry the Committee received evidence in relation to the impact this legislation
and planning framework has had, and continues to have, on the caravan park and camping ground
industry and on those who stay, and who want to stay, at these facilities. The purpose of this
chapter is to provide discussion of the main legislative and regulatory issues raised in evidence. It
is not intended as a comprehensive review of the Caravan Parks and Camping Grounds Act 1995
(WA) (CPCG Act) or the Residential Parks (Long-stay Tenants) Act 2006 (WA) (RPLT Act).
Furthermore, as this is an Inquiry into the caravan park and camping ground industry in general,
this chapter is not intended to provide detailed discussion or analysis of any one particular caravan
park or camping ground in terms of compliance.
The Caravan Parks and Camping Grounds Advisory Committee (the Advisory Committee) is
established by the CPCG Act and is discussed in the following section. The Advisory Committee
plays a significant role in the review of the CPCG Act and its function. A review of the CPCG Act
has been in train since 2005 and this process is discussed in Section 9.3.
Section 9.4 of this chapter examines the CPCG Act and its impact upon the viability of the
caravan park (and camping ground) industry. Included in this discussion are issues such as its
application, licensing and compliance, and illegal camping. Section 9.5 examines the RPLT Act
and its role in protecting the rights of operators and users of caravan parks. This section is largely
concerned with caravan park operators and long-stay tenants as these are the two user groups
covered by that Act. Issues discussed here include caravan park tenancy agreements and
contentious factors such as ‘eviction without reason’ and relocation compensation. Finally,
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Section 9.6 discusses the role of the CPCG Act in the provision of an adequate mix of short- and
long-stay sites. This final section is very brief as most of the issues relating to the supply of longand short-stay sites are covered in Chapters 7 and 8. However, a summary of the arguments is
provided.

9.2

The Caravan Parks and Camping Grounds Advisory Committee

Section 25 of the CPCG Act provides for the establishment of the Caravan Parks and Camping
Grounds Advisory Committee. This Advisory Committee sits under the Department of Local
Government (DLG) and is comprised of any number of people such as determined by the Minister
for Local Government from the following:
•

the Western Australian Local Government Association (WALGA)

•

the caravan industry

•

consumers

•

the part of the public sector which has an interest in caravanning and camping

•

any other appropriate interest group1428

It also includes one employee of DLG, nominated by the Chief Executive Officer.1429
The role of the Advisory Committee is to provide advice regarding caravanning and camping to:
•

the Minister for Local Government

•

the DLG

•

public sector bodies

•

local governments

•

members of the public

•

any other person as the Minister directs1430

Under s 25 (4)(b) of the CPCG Act, the Advisory Committee also makes recommendations to the
Minister, or another person as the Minister directs, regarding ‘ways to improve, promote and

1428

Section 25(2)(a) Caravan Parks and Camping Grounds Act 1995 (WA).

1429

Section 25(2)(b) Caravan Parks and Camping Grounds Act 1995 (WA).

1430

Section 25(4)(a) Caravan Parks and Camping Grounds Act 1995 (WA).
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regulate caravanning and camping throughout the State’.1431 This Advisory Committee reportedly
has played a prominent role in the refinement of the Caravan Parks and Camping Grounds
Regulations 1997 (WA) (CPCG Regulations) in 2000.1432

9.3

Review of the Caravan Parks and Camping Grounds Act 1995
(WA)

In line with the requirements of the CPCG Act,1433 a review of the Act was commenced by the
Minster for Local Government in 2005. Upon commencement of the review, a discussion paper
was released which identified and focused ‘on a number of key issues that ha[d] been raised over
the years in relation to the legislation’ and which called for submissions from stakeholders.1434
DLG advised the Committee that a total of 102 submissions were ‘received from a range of
stakeholders’ that ‘included local governments and their representative associations, recreational
and industry caravan and camping groups, State Government agencies and members of the
public’.1435 As a result, a number of amendments were proposed to the CPCG Act which were
intended ‘to improve the operational efficiency, particularly for local governments to administer
the Act’.1436 These amendments are discussed, where relevant, throughout this chapter.
Drafting instructions were approved by Cabinet in October 2007,1437 nearly two years after
submissions to the review closed in November 2005.1438 The Committee understands that these
drafting instructions were provided to Parliamentary Counsel during the previous Parliament.
However, ‘due to more pressing legislative priorities of the previous Minister, a draft Bill was not
developed’ and for that same reason ‘the Regulation amendments that arose from the review of the
legislation have not been progressed’.1439 While these amendments have again been provided to
Parliamentary Counsel during the current Parliament, DLG advises that, to date, ‘there has been
no formal response from Parliamentary Counsel’.1440
1431

Section 25(4)(b) Caravan Parks and Camping Grounds Act 1995 (WA).

1432

Department of Local Government and Regional Development, Review of the Caravan Parks and Camping
Grounds Act 1995: Discussion Paper, September 2005, p10. Available at: http://www.dlgrd.wa.gov.au/
Publications/Docs/CaravanParksCampingGroundsActPaper.pdf. Accessed on 12 February 2009.

1433

Section 32 Caravan Parks and Camping Grounds Act 1995 (WA).

1434

Department of Local Government and Regional Development, Review of the Caravan Parks and Camping
Grounds Act 1995: Discussion Paper, September 2005, p2. Available at: http://www.dlgrd.wa.gov.au/
Publications/Docs/CaravanParksCampingGroundsActPaper.pdf. Accessed on 12 February 2009.

1435

Submission No. 71 from Department of Local Government and Regional Development, 19 May 2009, p5.

1436

ibid.

1437

ibid.

1438

Department of Local Government and Regional Development, Review of the Caravan Parks and Camping
Grounds Act 1995: Discussion Paper, September 2005, p2. Available at: http://www.dlgrd.wa.gov.au/
Publications/Docs/CaravanParksCampingGroundsActPaper.pdf. Accessed on 12 February 2009.

1439

Submission No. 71 from Department of Local Government and Regional Development, 19 May 2009, p6.

1440

Submission No. 92 from Department of Local Government, 10 July 2009, p1.
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Therefore, as at October 2009, four years after submissions to the review closed, the Act and
Regulations remain unamended. As Section 9.4(a) below argues, the Act and Regulations have
been overtaken by time and are significantly outdated in terms of where the caravan and camping
industry is now placed. Unfortunately, it now also appears that any amendments to the review will
very likely be outdated by the time they are enacted. It is for this reason that the Committee
believes that the amendments proposed by DLG should be re-drafted to incorporate the more
recent recommendations made by this Committee.
As outlined further throughout this chapter, the amendments included in the drafting instructions
are, on the whole, supported by the Committee. However, as will be demonstrated, the Committee
believes that these amendments do not go far enough in addressing the issues presented in
evidence to this Inquiry.
As the WA Association of Caravan Clubs Inc. (WAACCI) noted:
the review process has become very protracted and an exhaustive event for the Advisory
Committee and the caravan/RV fraternity in that it still requires some contentious issues to
be reviewed and resolved before the amendments/changes to the Act can be presented to
Parliament.1441

In the late 1990s there were indications that all was not well in relation to the caravan park
industry. In this current decade there have been further signs of problems in relation to the
operation of caravan parks, including those related to the introduction of the RPLT Act. As noted,
the review of the CPCG Act has been in train since 2005 and is yet to see completion. The
Committee interprets this as a sign that caravan parks are not accorded high priority in
government, something that is of concern to the Committee given the important role that caravan
parks and camping grounds play in the provision of tourism accommodation and affordable
housing. There needs to be greater effort and commitment made to ensure this review is
completed.
Finding 118
The statutory review of the Caravan Park and Camping Ground Act 1995 (WA) has taken
too long and is at risk of not adequately addressing the current circumstances facing the
industry.

Recommendation 45
The Department of Local Government complete the statutory review of the Caravan Park
and Camping Ground Act 1995 (WA) as a matter of priority.

1441

Submission No. 43 from WA Association of Caravan Clubs Inc., 30 April 2009, pp10-11.
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Recommendation 46
The Department of Local Government incorporates the recommendations contained in this
report into drafting instructions for amendments to the Caravan Park and Camping Ground
Act 1995 (WA).

9.4

Maintaining a Viable Caravan Park Industry

(a)

Applying the Caravan Parks and Camping Grounds Legislation

The Committee received some evidence that the introduction of the CPCG Act and Regulations
has resulted in improvements within the industry. For example, the Town of Port Hedland believes
that ‘the introduction of the Regulations has generally seen an upgrade in parks around the state
with the introduction of minimal acceptable standards. With permanent occupation of parks now
permitted, the park home industry has gained momentum’.1442 Similarly, the City of Rockingham,
while accepting that this legislation had a fraught gestation period, stated that its introduction has
helped to bring parks up to acceptable standards.1443 Overall, it is generally accepted that there is a
need for enforceable regulation of the caravan park and camping ground industry. For example:
If the Acts and Regulations [federal, state and local] are enforced, the tourist industry will
provide a professional and profitable industry. Legislation and policies are necessary for
providing a high standard of compliance for accommodation and related facilities within
parks and resorts. Without monitoring or control there could be a very low standard
develop. Legislation must be enforced.1444

However, a significant amount of evidence pointed to the CPCG Act and Regulations being
difficult to read and interpret. Many submissions suggested that the CPCG Act and Regulations
are ambiguous, confusing and outdated. For example, the City of Rockingham submits that:
the Caravan Park & CG Act & Regulations is in a format all of its own and this makes it
difficult to read and interpret. For example, the definitions are in Schedule 8, and then
there are some other definitions within the text in various places, when in most other Acts
it is in the first section.1445

The point made above by the City of Rockingham regarding definitions within the CPCG Act and
Regulations is particularly pertinent. Not only are the definitions located at different points
1442

Submission No. 3 from Town of Port Hedland, 6 April 2009, p3.

1443

City of Rockingham, Committee Briefing, 12 June 2009.

1444

Submission No. 63 from Ms Elizabeth Sherwood, York Caravan Park, 14 May 2009, p10.

1445

Submission No. 66 from City of Rockingham, 18 May 2009, p3.
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throughout the legislation,1446 they are also outdated and in need of urgent review. For example,
according to the definitions in the CPCG Act, while a caravan park can contain both caravan and
camping sites, a camping ground, by definition, only provides sites for camps and not
caravans.1447 However, given the number of caravans and other self-contained vehicles that now
visit all types of camping grounds, it is obvious that this definition does not reflect current
practice, and is therefore obsolete. It is the view of the Committee that each definition within the
legislation should be reviewed in terms of current practice within the marketplace.
Finding 119
The definitions contained in the Caravan Parks and Camping Grounds Act 1995 (WA) and
the Caravan Parks and Camping Grounds Regulations 1997 (WA) are in need of urgent
review.

Recommendation 47
The Minister for Local Government ensures that the current legislative review of the
Caravan Parks and Camping Grounds Act 1995 (WA) and subsidiary legislation includes a
review of the definitions used throughout the legislation, updating those necessary to reflect
contemporary practice.

The City of Albany submits that ‘the result of the current legislative regime is confusion for
decision-makers’.1448 Similarly, according to the Shire of Exmouth:
the current format of the Reg’s (sic) has to be the single most convoluted, difficult to read,
mish mash of legislation ever constructed. EG there are not one or two areas of the
legislation that covers Park Homes, without doing a detailed assessment of the Regs,
different requirements about park homes appear in about 6 or 7 regs/clauses etc. The
numerous Schedules that specify provisions that would normally be regarded as
regulations make it a very confusing and difficult to read / follow piece of legislation.1449

1446

Definitions can be found in the Caravan Parks and Camping Grounds Act 1995 (WA) at s 5 and Schedule 1,
and in the Caravan Parks and Camping Grounds Regulations 1997 (WA) at Schedule 8 and Schedule 9. In
addition, various definitions are located throughout the text of both the Act and the Regulations.

1447

Section 5(1) Caravan Parks and Camping Grounds Act 1995 (WA).

1448

Submission No. 81 from City of Albany, 25 May 2009, p3. The City of Albany notes that this regime
includes policy directions from various government agencies as well as the dedicated legislation and
regulations.

1449

Submission No. 78 from Shire of Exmouth, 22 May 2009, p2.
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Not only is the legislation difficult to understand and interpret, it also has not kept up with
developments within the caravan and camping industry and, as such, is significantly outdated (as
exemplified in the discussion of the definitions above). For instance, the Shire of Gingin suggests
that ‘the existing Legislation is in need of review as it is outdated and needs to be changed to
reflect contemporary building and living standards’.1450 Similarly, the Shire of Nannup supports
‘an updating of the legislation to better reflect the modern environment and addressing the
potential social issues’ associated with long-stay living in caravan parks.1451 The Committee does
not believe that the current situation will be rectified by the proposed amendments represented in
DLG’s drafting instructions to Parliamentary Counsel.
As discussed in Chapter 4, the caravan and camping industry has evolved at an incredible pace and
undergone substantial change, with this transformation outstripping both infrastructure and
regulation. This has largely been driven by emerging demand trends which are, in turn, driven by
‘a dramatic increase in customer expectations and external market forces’.1452 Tourism Western
Australia (Tourism WA) identifies marked changes to the industry and believes that this will
continue as the characteristics of ‘demographics and customer expectations change over time’.1453
The emerging demand trends discussed in Chapter 4 at Section 4.4 which have contributed to this
change are listed following:
(a)

the rise in demand for alternatives to traditional caravan and camping sites, often termed
‘free’ ‘wild’ or ‘wilderness’ camping, and largely facilitated by the rise of the selfcontained recreational vehicle (RV)

(b)

the annual or ‘holiday home’ market catered to by some caravan parks

(c)

a rising demand for chalets and cabins

(d)

an increasing demand for caravan parks as a ‘permanent’, available and affordable housing
option

(e)

the increasing (and also quite diverse) expectations of the various market segments

(f)

the incidence of illegal camping

Given that the industry is likely to evolve relatively quickly over time, based upon past
performance, it is the view of the Committee that legislation must be broader, less prescriptive and
thus more adaptable to market forces and change. It is possibly unavoidable that legislative
amendment is a slow moving process; however, this makes adaptability all the more important for
an industry such as the caravan and camping industry which is experiencing a range of supply
pressures (as discussed in Chapter 6).
1450

Submission No. 42 from Shire of Gingin, 30 April 2009, p1.

1451

Submission No. 68 from Shire of Nannup, 18 May 2009, p2.

1452

Submission No. 60 from Tourism Western Australia, Attachment Four, Closed Evidence, 8 May 2009, p12.

1453

Submission No. 60 from Tourism Western Australia, 8 May 2009, p7.
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One supply pressure is increasing operating costs. Caravan park operators generally argue that
while operating costs are prohibitive, if regulation is lessened, the market will adequately
determine the cost, variety and level of services and facilities. Their arguments also often refer to
regulatory factors such as planning restrictions and government policy on water and electricity
pricing, which are discussed elsewhere in this report. Overall, the message is that, unless the
industry is able to self-regulate to a greater degree than it does now, caravan parks will close.1454
This is predicted not only by caravan park operators, but also caravanners themselves. WAACCI
argues that the ‘continuation of the very restrictive and oppressive Caravan Parks & Camping
Grounds Act 1995 / Regulations 1997’ is a contributing factor to what it sees as the ‘strangulation
of the RV tourism industry’.1455 The Campervan and Motorhome Club of Australia Ltd (CMCA)
similarly argues that extensive regulation ‘will only serve to diminish mobile tourism in WA’.1456
Generally, concern was expressed that the current regulatory regime increases compliance costs
for caravan parks and camping grounds, and, thus, may lead to increased diminution of existing
sites and/or compliance issues, and also deter developers from creating new parks.
Whilst local governments routinely carry out inspections of various premises to ensure
compliance with numerous statutes, no other legislation is as onerous as the above
mentioned Act.1457
It is likely that the onerous requirements for facilities along with requirements for sewers
etc may prohibit new parks.1458
It seems that no matter what business we are in, interference from a government level has
created problems for us. … now it seems as if too much regulation is going to ruin our
lifestyle choice once more. We are getting rid of our pool because we cannot afford the
new regulations.1459
Maintenance of standards in accordance with existing legislative provisions is becoming
increasingly burdensome for the majority of caravan parks and camping grounds in the
Shire of Manjimup.1460
The high capital costs of setting up caravan park infrastructure in accordance with the
Caravan Parks and Camping Grounds Regulations 1997 has been identified by existing

1454

For example, see Submission No. 29 from Albany Holiday Park, 28 April 2009, pp2-4; Submission No. 30
from Lazy Days Caravan Park, 29 April 2009, p2.

1455

Submission No. 43 from WA Association of Caravan Clubs Inc., 30 April 2009, p18.

1456

Submission No. 27 from Campervan and Motorhome Club of Australia Ltd, 30 April 2009, p15.

1457

Submission No. 54 from City of Wanneroo, 1 May 2009, p1.

1458

Submission No. 9 from Shire of Waroona, 15 April 2009, p1.

1459

Submission No. 30 from Lazy Days Caravan and Holiday Park, 29 April 2009, p2.

1460

Submission No. 84 from Shire of Manjimup, 8 June 2009, p6.
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operators as a major impediment to the expansion of caravan park and camping bays on
existing sites or the development of a new facility.1461

Infrastructure requirements particularly exemplify the overly prescriptive (and, therefore, quickly
outdated) nature of the CPCG Act and Regulations. Given that an identified emerging demand
trend is for low-cost, low facility sites for RVs which are semi self-contained, the quite specific
facility and infrastructure requirements in the CPCG Regulations are becoming increasingly
superfluous for many visitors to traditional caravan parks. The success of some providers (for
example, pastoral lessees) in meeting the increased demand for ‘free’ or ‘wild’ camping
demonstrates that a low facility caravan park/camping ground is quite workable. As the Caravan
Industry Association Western Australia Inc. (CIAWA) noted, ‘a remote RV park is something
that, cost-wise, the legislation at the moment is probably precluding’.1462 Given that the demand is
for more remote nature-based (and also RV friendly) caravan/camp sites, the legislation appears to
be operating counter to market forces.
This is a position strongly argued by WAACCI.1463 For instance, WAACCI suggests that some
relaxation and flexibility in the Regulations could allow for self-contained RVs to be
accommodated in areas where the full range of facilities is not provided.1464 Similarly, some LGAs
suggest that the Regulations be amended so that minimally equipped sites in parks without the
prescribed facilities could be provided.1465 Relaxing regulations around the provision of facilities
and services would allow caravan park operators to provide some higher facility sites closer to
amenities, with other lower facility sites further away from these. The design of the park could be
left up to the individual operator based upon demand and local planning requirements and
conditions.
For example, the prescriptive requirements in the CPCG Regulations around the provision of
water and water taps may not be necessary in today’s environment, particularly given that many
travellers in self-contained vehicles have water supplies on board. Indeed some remote naturebased camping sites require that water is to be supplied by the user.1466 The Wedge Island
Protection Association Inc. notes that ‘the water supply stipulations [under the CPCG
Regulations] are a costly exercise, especially where no other infrastructure exists’.1467 It argues
that ‘recreational users are quite prepared for limited facilities and are self-sustaining but this
model does not fit with existing regulations’.1468
1461

Submission No. 81 from City of Albany, 25 May 2009, p2.

1462

Mr Simon Hall, Town Planner, Caravan Industry Association Western Australia Inc., Transcript of Evidence,
2 July 2009, p12.

1463

Submission No. 43 from WA Association of Caravan Clubs Inc., 30 April 2009, p17 and p20.

1464

ibid., p22.

1465

For example, see Submission No. 46 from Shire of Boyup Brook, 1 May 2009, p1.

1466

For example, during the Committee’s visit to Warroora Station (17 August 2009) members were advised that
this station requires campers to supply their own water.

1467

Submission No. 51 from Wedge Island Protection Association Inc., 30 April, p1.

1468

ibid.
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Tourism WA also supports reducing design prescription.1469 Part of the evidence presented by
Tourism WA to the Committee argues that the CPCG Act and Regulations have:
many clauses that affect the viability of some smaller caravan parks. The reason for this is
that many of these clauses are based on outdated assumptions and in today’s caravan
parks they are cost prohibitive. In particular, the clauses relating to maximum distances to
ablution blocks, minimum number of pedestals and basins per site etc. According to the
CIAWA and the RVMAA, a rapidly increasing number of caravans and RV’s being built
today include their own shower and toilet facilities. At the recent 2008 CRVA National
Conference, a spokesperson for Kratzmann’s Caravans stated that over 70 per cent of all
new caravans and motorhomes are being built with their own toilet and shower. This
should be taken into consideration when reviewing these minimums. Having separate
areas in the park for self contained vans may allow park owners to close certain auxiliary
ablution blocks and save considerable capital, maintenance and cleaning costs.
In addition, there are clauses relating to the minimum area needed to be allocated for
recreational facilities. Particularly in coastal areas, a large number of parks abut public
reserves and national parks which already contain great areas of open recreational space
including playgrounds, picnic tables and barbecues. If the legislation allowed for these
areas to be used as the parks recreation areas, duplication of facilities is reduced allowing
more area to be set aside for caravan sites or onsite accommodation. Not only does this
make more sites available, it also makes the parks potentially more profitable, maybe
avoiding closure.1470

There is also an argument that over-regulation leads to caravan parks losing their unique holiday
atmosphere, and that the requirements of the legislation may not necessarily be improvements.
This is the view of the Shire of Augusta-Margaret River which submits that predominantly ‘tourist
parks should be afforded greater flexibility in relation to these guidelines, to ensure the parks
retain their ambience and character’.1471
The proprietors of Horrocks Beach Caravan Park argue that this problem is compounded by a lack
of cooperation between local and state government departments. They state that caravan parks:
are weighed down with Restrictions and Rules and Regulations that we can understand
why so many Private Owned Parks are opting out. We like owning this Park and running it
but if we and other Parks can’t get better cooperation from Government Bodies, we really
are flogging a dead horse.1472

Suggestions have been made that the CPCG Act and Regulations ‘be reviewed based on
suggestions from CIAWA and other industry representatives. By updating the Act and relaxing
some of these clauses, more inevitable park closures may be avoided’.1473 The Committee cannot
1469

Submission No. 60 from Tourism Western Australia, 8 May 2009, pp14-15.

1470

Submission No. 60 from Tourism Western Australia, Attachment Four, Closed Evidence, 8 May 2009, p93.

1471

Submission No. 76 from Shire of Augusta-Margaret River, 21 May 2009, p3.

1472

Submission No. 37 from Horrocks Beach Caravan Park, 29 April 2009, p2.

1473

Submission No. 60 from Tourism Western Australia, Attachment Four, Closed Evidence, 8 May 2009, p93.
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understand why these suggestions have not been taken into account by the current legislative
review, particularly as DLG’s submission contains a list of issues presented to them by the
caravan park and camping ground industry as factors limiting the viability of the industry.
Particularly relevant were reports that the regulations limit the ‘capacity to add additional
accommodation to take advantage of the opportunities presented by the mining boom’ and that
some infrastructure requirements under the legislation are onerous; for example, ‘the need for
infrastructure such as sealed roads’.1474 At hearing DLG also outlined what is seen as the overly
prescriptive nature of the regulations:
if you speak to local government, they will tell you that it is overly prescriptive. That is one
issue, I suppose, and probably the primary issue. Most park operators feel that it is overly
prescriptive, and being overly prescriptive that puts a significant work burden on local
governments, which are obviously strapped for resources as well. Yes, there is an issue
there.1475

In light of the above arguments, it is the opinion of the Committee that the CPCG Act and
Regulations should be reviewed with a view to removing the more prescriptive design
requirements in order to reduce compliance costs and make caravan parks a more attractive
investment option. Furthermore, aging infrastructure issues (as outlined in Chapter 6) will be less
of an issue for existing caravan parks if the replacement of this infrastructure can be implemented
according to locational requirements and demand, rather than in accordance with excessive
regulatory requirements. In particular, these changes could include (although are not necessarily
limited to):
•

the removal of detailed provisions prescribing ablution facilities, maximum distances to
ablution blocks, and the minimum number of pedestals and basins per site etc.

•

an allowance for the provision of low facility sites within caravan parks, which are suited
to the modern day self-contained RV with minimal facility requirements

•

removal of the clauses relating to the minimum area needed to be allocated for recreational
facilities; rather, this should be determined by location and demand

The Committee believes that the removal of such detailed prescriptions could have the effect of
solving the following problem outlined by the Shire of Exmouth in relation to the facilities
provided for overflow sites:
The application and interpretation of ‘overflow areas/sites’ is one that currently varies
from Shire to Shire and therefore creates some inconsistency throughout the State.
For the purposes of provision of sanitary facilities, many Shires generally allow overflow
sites to be considered as ‘camp’ sites. Therefore, only requiring half as many facilities as
1474

Submission No. 71 from Department of Local Government and Regional Development, 19 May 2009, pp3-4.

1475

Mr Ross Earnshaw, Manager Statutory Support, Department of Local Government, Transcript of Evidence, 3
July 2009, p7.
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caravan sites. However, in tourist destinations that experience a wide peak period,
overflow sites/areas are being almost permanently occupied for over 3 months. Whilst the
regs make provision for the LG to specify what the peak period is, it may be appropriate
for the LG to be given some guide as to what is the maximum consecutive use of an
overflow site before it should be considered a short stay site.1476

Should the design of caravan parks be less prescriptive, the facilities offered at overflow sites and
nature-based parks would be more in line with what is offered at caravan parks. Therefore, there
would not be the same necessity to dictate what constitutes an overflow site or a short-stay site.
Rather sites could be supplied in terms of the levels of facilities required by the users. It seems
counterproductive to distinguish between the facilities offered at caravan parks and camping
grounds when a large number of caravans use overflow sites, nature-based parks, caravan parks
and camping grounds interchangeably.
Finding 120
Significantly reducing regulation will free up the caravan and camping industry which is
struggling with compliance costs and aging infrastructure issues.

Recommendation 48
The Department of Local Government reviews the Caravan Parks and Camping Grounds
Act 1995 (WA) in order to significantly reduce the detailed requirements of the regulations
in general, and in relation to caravan park infrastructure, in particular.

(b)

Licensing and Compliance

In Western Australia, people who operate caravan parks and camping grounds must be licensed as
provided under s 6(1) of the CPCG Act.1477 Under ss 7 to12 of the CPCG Act, the power to issue,
renew, cancel and refuse to grant licences resides with the appropriate local government.1478
Under the CPCG Regulations, ‘a local government may grant, renew or transfer, only a licence of
a type referred to in column 1 of Schedule 2’.1479 Schedule 2, column 1, prescribes the following
types of licences:1480

1476

Submission No. 78 from Shire of Exmouth, 22 May 2009, p1.

1477

Section 6(1) Caravan Parks and Camping Grounds Act 1995 (WA).

1478

Part 2 Caravan Parks and Camping Grounds Act 1995 (WA).

1479

Regulations 41 and 42 Caravan Parks and Camping Grounds Regulations 1997 (WA).
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•

Caravan park licence

•

Camping ground licence

•

Caravan park and camping ground licence

•

Park home park licence

•

Transit park licence

•

Nature based park licence

Regulation 47 allows a local government to specify in a licence an area as an overflow area.
Schedule 8 of the CPCG Regulations defines an overflow area as ‘an area of a facility specified as
an overflow area in the licence for the facility’.
Under s 8 of the CPCG Act, licences are issued for the ‘prescribed period’, with r 52 setting the
prescribed period at ‘one year from the day on which the licence was granted or renewed’.1481
The licence must specify the maximum number of sites and the maximum number of particular
types of sites, including overflow sites that may be used at the particular facility.1482 Under r 51,
the number of camping sites on a licence cannot ‘exceed one site per 25 square metres of camping
ground available at the facility’.1483 In addition to site numbers, the local government may impose
other special conditions on the licence in accordance with s 13(2).
Particular issues regarding compliance and licensing raised during the course of the Inquiry are
discussed in the following sections.
(i)

Licence Fees

Regulation 45 and Schedule 3 of the CPCG Regulations set out the fees for applying for a licence
and for licence renewal. Currently, the fee for the grant or renewal of a licence is $200 or $6 per
site for long-stay, short-stay and transit park sites, $3 per site for camp sites, and $1.50 per site for
overflow sites, whichever is the greater amount.1484 The Town of Port Hedland argues that ‘the fee
structure for the issue of licenses has not changed since the regulations have been introduced and
1480

While the definitions of a caravan park, camping ground and park home are found in s 5 of the CPCG Act,
those for a transit park and nature-based park are not. Definitions for these facilities are only found in the
CPCG Regulations. See the Glossary of this report for details of those definitions.

1481

Section 8 Caravan Parks and Camping Grounds Act 1995 (WA); Regulation 52 Caravan Parks and
Camping Grounds Regulations 1997 (WA).

1482

Regulation 50 Caravan Parks and Camping Grounds Regulations 1997 (WA).

1483

Regulation 51 Caravan Parks and Camping Grounds Regulations 1997 (WA).

1484

Schedule 3 Caravan Parks and Camping Grounds Regulations 1997 (WA). Section 5 (1) of the CPCG Act
defines a site as an area ‘marked, or intended, for use of one caravan or camp’.
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regular CPI increases are required to keep license fees in line with inflation’.1485 The Shire of
Roebourne also argues for increases in licensing fees in line with inflation.1486
(ii)

Inspection and Compliance

While a local government may inspect a caravan park or camping ground in its district ‘at any
time’, it is obliged under r 21 to inspect each facility in its district periodically ‘so that a period of
not more than 12 months elapses between inspections’.1487 These physical inspections must be
carried out by an authorised person(s) and in accordance with specified procedures.1488
Consequently, licences are renewed annually subject to compliance with the CPCG Act, CPCG
Regulations and the conditions imposed in the licence.1489
Following inspection, a local government may issue a works specification notice to a licensed
park operator detailing the work required to meet compliance with licence conditions and the time
period in which that work is to be completed.1490 In the case of a non-renewal and/or cancellation
of a licence, the operator has recourse to a review of the decision by the State Administrative
Tribunal (SAT).1491
If the park is operated by the local government, it does not have to issue itself a licence, but under
s 15 of the CPCG Act must comply with all the laws that apply to private operators, which is not
well understood. The Minister for Local Government has the power to direct a local government
concerning compliance with legislation or specified standards in relation to parks operated by that
local government.1492 A public register is kept by a local government of licences issued by it,
recording details such as are prescribed by the CPCG Regulations.1493
There is some evidence to suggest that caravan parks are largely compliant.1494 With regards to
instances of non-compliance, it appears that this can be a result of the prescriptive nature of the
existing legislative provisions (discussed above). For example:
Escalating costs and diminishing returns on investment are considered to be major factors
of non completion for proprietors faced with compliance issues identified by the Shire of
Manjimup. Some significant examples of non compliance have been experienced by the

1485

Submission No. 3 from Town of Port Hedland, 6 April 2009, p3.

1486

Mr Craig Watts, Manager Environmental Health, Shire of Roebourne, Electronic Mail, 18 May 2009, p1.

1487

Regulation 21 Caravan Parks and Camping Grounds Regulations 1997 (WA).

1488

Part 3 Caravan Parks and Camping Grounds Act 1995 (WA).

1489

Section 7 Caravan Parks and Camping Grounds Act 1995 (WA).

1490

Part 3, s 21(3) Caravan Parks and Camping Grounds Act 1995 (WA).

1491

Sections 7(8) and 12(4) Caravan Parks and Camping Grounds Act 1995 (WA).

1492

Section 16 Caravan Parks and Camping Grounds Act 1995 (WA).

1493

Section 14 Caravan Parks and Camping Grounds Act 1995 (WA).

1494

For example, see Submission No. 36 from City of Cockburn, 30 April 2009, p2 and p3.
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Shire of Manjimup and this has resulted in the commencement of legal action against
proprietors on occasion.1495

Also an issue is the fact that with the legislation being so prescriptive, LGAs must find the
resources to police compliance with all the various regulatory requirements. Mr Ross Earnshaw
from DLG remarked that discussions about the CPCG Regulations:
have revolved around the over-prescriptive nature of the legislation. We have what we
have, and it seems to be working okay. Obviously, a problem is the lack of resources in
local government to be able to scrutinise it properly or make sure the compliance levels
are appropriate. That is the problem.1496

There are also concerns in relation to consistency of application of the CPCG Regulations by
LGAs, with the implication being that there is a lack of consistency in this regard. In their
combined submission, the Chamber of Commerce and Industry and the Tourism Council of
Western Australia (CCI/TCWA) state that they:
strongly believe that caravan park regulation must be consistently applied throughout the
state and not used by local governments to achieve unintended outcomes. We believe
consistency in the application of caravan park planning legislation and supporting
regulations will minimise the regulatory burden and compliance costs on industry.1497

It is possible that this inconsistency is a result of the ambiguity within the CPCG Act and
Regulations (discussed above) which makes them difficult to enforce, and also makes them
‘unenforceable due to the onus of proof upon the prosecution’.1498 It could also be partially related
to, again, the over-prescriptive nature of the CPCG Regulations, as suggested by DLG:
Not only is the legislation over-prescriptive, but so is the interpretation of the legislation at
different levels of government and also in different regional areas. There is nothing more
frustrating for an operator than when another officer is brought in from a different region
to become the bean counter and makes changes, when for 10 years everything has been
fine.1499

WAACCI suggests better and more formalised inspections of caravan parks to ‘assist to identify
any perceived problems and shortcomings’,1500 although if resourcing is an issue for LGAs then this
approach may not be feasible. The proprietor of the Pink Lake Tourist Park, Mr Greg Cole, submits
1495

Submission No. 84 from Shire of Manjimup, 2 June 2009, p6.

1496

Mr Ross Earnshaw, Manager Statutory Support, Department of Local Government, Transcript of Evidence, 3
July 2009, p8.

1497

Submission No. 73 from Chamber of Commerce and Industry/Tourism Council of Western Australia, 20
May 2009, p2.

1498

Submission No. 40 from Mr Terence Izzard, 30 April 2009, p1.

1499

Ms Donna Cocking, Chairperson, Caravan Parks and Camping Grounds Advisory Board, Department of
Local Government, Transcript of Evidence, 3 July 2009, p8.

1500

Submission No. 43 from WA Association of Caravan Clubs Inc., 30 April 2009, p23.
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that ‘to ensure consistency of approach it would be better for control and regulation of caravan
parks to be under the control of a Government agency which would be a cross between tourism
and housing’.1501
The Committee has been advised by DLG that it is intended to remove the licensing function of
caravan parks from local government, and allocate this function to ‘an independent body’.1502 The
Committee does not agree with this proposal and believes that the licensing and compliance
function of caravan parks remain under the jurisdiction of local governments.
Finding 121
The Department of Local Government intends to remove the licensing function of caravan
parks from local governments.

Recommendation 49
The licensing and compliance functions of caravan parks must remain under the jurisdiction
of local governments and not, as proposed, be transferred to an independent body.

(iii)

Exemption of the State Government from Compliance with the Caravan
Parks and Camping Grounds Act 1995 (WA)

The CPCG Act currently ‘does not apply to or in respect of a caravan park or camping ground
operated by a public sector body, as defined in the Public Sector Management Act 1994’.1503 This
provision affects those caravan parks and camping grounds operated by the Department of
Environment and Conservation (DEC). The Committee was made aware of concerns around this
exemption, particularly relating to the anti-competitive nature of this provision, and also relating
to the ambiguity of what constitutes a ‘public sector body’.1504
DEC explained that the main difference between the way that DEC’s nature-based parks are
regulated and the way that caravan parks are regulated under the CPCG
Act and Regulations is in relation to ‘the application of the provisions of the health

1501

Submission No. 13 from Pink Lake Tourist Park, 16 April 2009, p3.

1502

Submission No. 92 from Department of Local Government, 10 July 2009, p3.

1503

Section 3(1) Caravan Parks and Camping Grounds Act 1995 (WA).

1504

For example, see Submission No. 84 from Shire of Manjimup, 2 June 2009, p4; Submission No. 78 from
Shire of Exmouth, 22 May 2009, p1. The Shire of Manjimup also spoke to the Committee at some length
about this issue during the Committee’s visit to the Shire.
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regulations’.1505 Mr Peter Sharp, Director, Parks and Visitor Services, explained to the Committee
that if all nature-based camping sites in the DEC ‘estate’, in particular the sites in remote areas,
had ‘to comply with the health regulations, as local governments apply them to the more urban
caravan parks, we would find that the cost of running them would be prohibitive on the
department and on other partners’.1506 This would most likely mean that they would be closed to
the public, thus exacerbating supply issues. Mr Sharp advised that caravan parks developed by
DEC in more urban settings, such as Hamelin Bay, do comply with ‘standards for those sorts of
developments … however, in the more remote stations, it is just not feasible’.1507 Mr Sharp further
argues that it is very likely not even necessary in terms of health and safety as there have been no
disastrous outcomes from these provisions.1508
In terms of competitive neutrality, which is the issue that caravan parks and some Shires are
concerned about, it is DEC’s view that visitors to traditional fully serviced caravan parks and
visitors to nature-based camping sites such are two different market segments.1509
However, is spite of this difference, this provision was determined by the National Competition
Policy (NCP) Legislation Review to be anti-competitive and its removal from the CPCG Act was
recommended.1510 Accordingly, this action is included in the drafting instructions currently
provided by DLG to Parliamentary Counsel. However, this amendment will not take effect until
nature-based park standards have been established by DEC.1511 The Committee understands that
DEC is currently progressing this matter with the use of a consultant in order to develop the
standards, although they currently still at the drafting stage.1512
Findings and recommendations in relation to the development of nature-based standards can be
found below in Section 9.4(c).
(iv)

Compliance with Building Standards and the Building Code of Australia

The overly prescriptive nature of the CPCG Regulations is also mentioned in terms of the
standards which apply to structures in caravan parks. As DLG advised, it is the application of

1505

Mr Peter Sharp, Director, Parks and Visitor Services, Department of Environment and Protection, Transcript
of Evidence, 24 July 2009, p6.

1506

ibid.

1507

ibid., pp6-7.

1508

ibid., p7.

1509

ibid.

1510

Submission No. 71 from Department of Local Government and Regional Development, 19 May 2009, p5.

1511

Submission No. 92 from Department of Local Government, 10 July 2009, p3.

1512

Mr Peter Sharp, Director, Parks and Visitor Services, Department of Environment and Protection, Transcript
of Evidence, 24 July 2009, p7.
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building standards (in particular) in caravan parks that is ‘the over-prescriptive part’ of the CPCG
Regulations.1513
Many submissions to this Inquiry raised the issue of the compliance of built structures within
caravan parks with building standards and with the Building Code of Australia (BCA). As this
issue is discussed extensively in Chapter 7 at Section 7.6, the concerns will not be revisited here. It
suffices here to note that the proposed Building Bill outlined in that section will address some of
the issues raised in relation to building standards. This will require amendment to the CPCG Act.
In particular:
the CPCG legislation would require amendment to ensure that ‘council approval’ noted in
that Act requires building approval through the issue of a building permit, in line with
provisions of the Building Bill.1514

The Committee supports the necessary amendments to the CPCG Act and Regulations in order to
progress these changes. In line with this position, relevant recommendations have been made in
Chapter 7.
(v)

The Delegation of Certain Functions to the Chief Executive Officer

Currently, ‘the Act does not enable a local government to delegate powers to its Chief Executive
Officer (CEO) or other officers’.1515 This was identified as an issue at the outset of the legislative
review and also in submissions to this Inquiry.1516 The review paper presented by the (then)
Department of Local Government and Regional Development (DLGRD) stated that:
local governments have suggested that it would be more practical and appropriate for the
Act to be changed to enable certain powers to be delegated by the local government to an
officer such as the CEO or another officer selected by the CEO. Powers of this type are
included in the Local Government Act 1995 for general administrative delegations.1517

The review paper provided the following examples of duties that must be carried out by council
rather than local government officers, and that result in administrative awkwardness:
•

granting, renewing or refusing to grant a licence for a caravan park or camping ground (s
7)

1513

Ms Donna Cocking, Chairperson, Caravan Parks and Camping Grounds Advisory Board, Department of
Local Government, Transcript of Evidence, 3 July 2009, p8.

1514

Submission No. 72 from Building Industry Development, 20 May 2009, p3.

1515

Department of Local Government and Regional Development, Review of the Caravan Parks and Camping
Grounds Act 1995: Discussion Paper, September 2005, p9. Available at: http://www.dlgrd.wa.gov.au/
Publications/Docs/CaravanParksCampingGroundsActPaper.pdf. Accessed on 12 February 2009.

1516

For example, see Submission No. 78 from Shire of Exmouth, 22 May 2009, p1.

1517

Department of Local Government and Regional Development, Review of the Caravan Parks and Camping
Grounds Act 1995: Discussion Paper, September 2005, p9. Available at: http://www.dlgrd.wa.gov.au/
Publications/Docs/CaravanParksCampingGroundsActPaper.pdf. Accessed on 12 February 2009.
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•

appointment of an authorised person (s 17)

•

local government powers relating to giving and cancelling prohibition notices (ss 10 and
11)

•

cancellation of licences (s 12)

•

the issue of works notices (s 21)1518

The review paper also argued that ‘consideration also needs to be given to including a provision to
delegate the Ministerial power under section 31 of the [CPCG] Act to the Director General of the
[then] Department of Local Government and Regional Development’.1519 This section ‘enables the
Minister to grant exemptions to, or modifications of, Regulations or local laws relating to the
requirements for operating facilities. The inclusion of this power of delegation should result in
greater efficiencies in the administration of the Act’.1520 The Committee understands that both
these amendments are included in current drafting instructions.1521

(c)

Regulation 49: The Location of Transit Parks and Nature-Based Parks

Regulation 49 of the CPCG Regulations provides that a local government cannot grant a licence
for a transit park (where an occupier can stay no longer than 3 consecutive days) or a nature-based
park (where an occupier may stay no longer than 3 consecutive months), if there is a caravan park
facility within 50 kms.1522 It should be noted that r 49 does not prohibit people using roadside rest
areas as intended.
A brief examination of other jurisdictions indicates that there is no comparable restriction present
within legislation. New South Wales regulations define factors to be taken into account by local
governments prior to approving a caravan park or camping ground; however, distance to facilities
is not one of the specified factors.1523 Queensland is perhaps the most comparable jurisdiction in
that camping within 25 km of a commercial facility is restricted, although this is a policy position
and not prescribed by legislation.
Much evidence to the Inquiry highlighted r 49 and its anti-competitive nature. CMCA submit that
this is a form of ‘protectionism’.1524 Similarly, WAACCI argues that the CPCG Act should
‘address consumer demands by removing restrictions [i.e r 49] and introduce appropriate
1518

ibid.

1519

ibid.

1520

ibid.

1521

Submission No. 92 from Department of Local Government, 10 July 2009, pp2-3.

1522

Regulation 49 Caravan Parks and Camping Grounds Regulations 1997 (WA).

1523

Regulation 71 Local Government (Manufactured Home Estates, Caravan Parks, Camping Grounds and
Moveable Dwellings) Regulations 2005 (NSW).

1524

Submission No. 27 from Campervan and Motorhome Club of Australia Ltd, 28 April 2009, p5.
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regulations and conditions relating to easier access to transit parks, traditional camping areas and
nature based parks’.1525
Some LGAs have reported finding this regulation a hindrance to the provision of further caravan
and camping facilities within their jurisdictions. For example, the Shire of Chittering advises that
‘with regard to possible future establishment of a caravan park within the municipality,
Reg[ulation] 49 may impact upon the Councils current facilities and therefore its decision making
process’1526 The Shire of Gingin advised the Committee that r 49 impedes what are otherwise
superb opportunities within the Shire for the development of nature-based or ‘eco’ parks. The
Shire believes that these parks cater to a slightly different market than those who use traditional
caravan parks, and that there is a great demand for these kinds of facilities in the Shire due to its
proximity to the city and scenic geographical character. However, the Shire advised that any
attempts to date to establish these facilities have met with resistance due to r 49, and that future
attempts would also be stopped by r 49.1527 Similarly, Mr Vaughan Davies, from Tourism WA’s
North West Regional Office, provided the Committee with two examples of potential nature-based
parks that could serve to alleviate demand pressure during peak times and also cater to niche
markets. One such park was suggested by an individual just out of Broome who wished to use his
property to cater for a reportedly strong demand for ‘pet friendly’ caravan parks. The other
example was of a Traditional Owner who wished to create a nature-based facility approximately
150 km from Derby, but who was not granted permission due to the fact that ‘as the crow flies’ the
proposed site was less than 50 km from another caravan park.1528 This interpretation of r 49 is in
line with that prescribed in the Interpretation Act 1984 (WA).1529
In line with the views outlined above, a NCP review found r 49 to be anti-competitive and
recommended that it ‘be removed and that a set of minimum standards for nature-based parks
become legislative provisions. These standards would address matters such as health, safety and
amenity’.1530 In line with the NCP review recommendation, DLG has found that r 49 ‘is overly
restrictive and should be removed’ as part of the upcoming legislative amendments.1531
However, some caravan park operators believe that r 49 should remain. They base this argument
upon the fact that nature-based and transit parks have lower facility requirements under the CPCG
Regulations, and thus have an unfair advantage. For example, one corporate provider of caravan
parks argued that for nature-based parks or transit parks to be located within 50km of caravan park
facility is:

1525

Submission No. 43 from WA Association of Caravan Clubs Inc., 30 April 2009, p21.

1526

Mr Mike Guthrie, Environmental Health Officer, Shire of Chittering, Electronic Mail, 13 May 2009, p1.

1527

Shire of Gingin, Committee Briefing, 19 June 2009.

1528

Mr Vaughan Davies, Regional Manager, Australia’s North West Region, Committee Briefing, 30 June 2009.

1529

Section 65 Interpretation Act 1984 (WA).

1530

Submission No. 71 from Department of Local Government and Regional Development, 19 May 2009, p5.

1531

Submission No. 92 from Department of Local Government, 10 July 2009, p3.
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just nonsense. They can, as long as they comply with caravan and camping rules. They
have to have insurance, staffing, rates and taxes and all those sorts of facilities; otherwise
get rid of all my requirements and we are on an equal footing.1532

Implementation of the Committee’s recommendation regarding the lessening of requirements for
facilities in caravan parks could potentially work towards ensuring that a more even footing exists
for all types of caravan parks, whether nature-based or not. Furthermore, as noted above, DEC is
developing nature-based standards in the format of a manual which is to be used as a reference ‘by
a wide audience including potential applicants for nature-based park licences, local government
agencies, consultants in a number of design and management fields, educators and politicians’.1533
These are being developed ‘to ensure fair and consistence (sic) assessment of development
applications/proposals and to ensure that consistent design and management standards for
campgrounds and caravan parks are achieved and maintained’.1534 A review of the development
brief for these guidelines indicates that many factors are taken into account, including health and
amenity issues.
However, the Committee is concerned that ‘this project has not yet commenced and DEC will
progress [it] when Dep[artment] of Local Government resources are allocated’.1535
Finding 122
The Department of Local Government is removing regulation 49 from the Caravan Parks
and Camping Grounds Regulations 1997 (WA) as it has been found by the National
Competition Policy review to be anti-competitive.

Finding 123
Regulation 49 of the Caravan Parks and Camping Grounds Regulations 1997 (WA)
hinders the supply of new nature-based parks, and its removal from the regulations will
help meet demand for this type of park.

Finding 124
The drafting of nature-based park guidelines is expected to provide fairness and consistency
in the assessment of development applications and proposals for nature-based parks.
1532

Closed Evidence, Transcript of Evidence, 28 July 2009, p5.

1533

Submission No. 108 from Department of Environment and Conservation, 16 September, p3.

1534

ibid.

1535

ibid., p1.
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Recommendation 50
The Minister for Local Government and the Minister for Environment ensure that the
proposed guidelines for nature-based parks are completed and implemented by December
2010.

(d)

Where People Can Camp

Illegal camping, and its relationship with the act of ‘free’ or ‘wilderness’ camping, is a significant
issue facing the caravan park industry. As such, much of the evidence received to this Inquiry
discussed what various stakeholders believe constitutes illegal camping, how it should be
regulated and the effect it has on the caravan park industry.
In order to provide some important background, it is useful to recap the discussion around free and
illegal camping as presented in Chapter 4. Section 4.4(e) of that chapter outlined the rise in the
demand for freer and more nature-based caravanning and camping accommodation, often as an
alternative to the traditional caravan park experience. As noted, this growing trend results from a
convergence of two related factors:
•

the rise of the ‘self-contained traveller’, demonstrated to have emerged in recent years,
and which is facilitated by the advent of the self-contained vehicle

•

the diverging demand trends and expectations around the provision of facilities within
caravan parks and camping grounds, with the self-contained traveller demanding lower
facility sites at a lower cost, but with other market segments (that is, some
holidaymakers) demanding the provision of more extensive facilities

Also discussed in that section is the way in which ‘self-contained’ travellers who require some
facilities some of the time present a difficulty for many caravan park operators who may struggle
to strike a balance between the level of services demanded from the various market segments and
the ability to provide these to each user at a cost effective price and in accordance with statutory
requirements. Chapter 4, at Section 4.4 (f), discusses the way in which all of these factors lead to
incidences of illegal camping.
The legislation restricts camping (including camping in a vehicle) to a licensed caravan park or
camping ground, although there are exceptions. A person can camp for up to 3 nights in a period
of 28 consecutive days on land which he or she owns or has the right to occupy (or longer with
approval from the relevant authority). Permission must still be obtained from the owner or
occupier of the land, even if the duration is less than the allowable three nights. If a person wishes
to camp outside a licensed caravan park or camping ground for longer than three nights,
permission must be obtained from the local government. Permission can then be granted for
camping of up to three months in such a situation. Only the Minister can approve a period of
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greater than three months within a one-year period. A person can camp for up to 24 consecutive
hours in a road side rest area or road reserve only in an emergency.1536
As also noted in Chapter 4, Section 4.4(f), at a minimum illegal camping occurs when a person
camps in contravention of the provisions of the CPCG Regulations. However, as outlined in that
section, a broader and more subtle distinction between free camping and illegal camping is
outlined by DLG, that is, illegal camping includes irresponsible camping where the impact upon
the environment and/or the local community is disregarded.1537 This could include using facilities
without paying the appropriate fee; for example, using dump points on a pastoral lease without
observing the conditions imposed by the lessee.
Much contention exists around the interpretation and enforcement of the provisions regulating
where people can camp. Some groups argue that the CPCG regulations are too prescriptive and
have not kept up with industry developments, particularly the rise in demand for the freer camping
experience and self-contained vehicles. Coupled with this is an argument that during peak times or
where there are vast distances between facilities, free camping may be necessary. For instance,
caravanners argue for more flexibility in camping provisions, claiming that there is a need to
‘review and provide flexibility in the regulations for camping on private land (currently up to 3
days), camping on roadside reserves up to 24 hours, and other camping restrictions to manage and
control current peak tourist movements that are not supported by adequate facilities en-route’.1538
Similarly, bushwalkers and those who support bushwalking activities claim that these individuals
and groups should be able to camp more freely1539 and that camping should not be illegal simply
because it is near another camping ground.1540
There is also an argument that indigenous camping is not adequately supported by the current
regulatory regime, which is discussed in terms of demand in Chapter 4, Section 4.4(e)(ii). The
Department of Indigenous Affairs (DIA) submits that the two types of indigenous camping
discussed in that chapter, namely camping at community events and ‘walkabout’ on ‘traditional
country’, should be recognised within the CPCG legislation, and that this legislation should be
‘amended to incorporate Indigenous perspectives and practices in relation to “camping” to enable
the achievement of the Act’s objects for culturally significant Indigenous camping practices’.1541
On the other hand, there is an argument that free/illegal camping affects the viability of existing
caravan parks, in an industry where park operators are already struggling to keep abreast of rising
operating costs. Consideration must also be given to the environmental, health and amenity
impacts this kind of camping can have, which is discussed in Chapter 4, at Sections 4.4(e) and (f).
1536

Regulations 10 and 11 Caravan Parks and Camping Grounds Regulations 1997 (WA).

1537

Ms Donna Cocking, Chairperson, Caravan Parks and Camping Ground Advisory Committee, Department of
Local Government, Transcript of Evidence, 3 July 2009, p10.

1538

Submission No. 43 from WA Association of Caravan Clubs Inc., 30 April 2009, p21.

1539

Submission No. 62 from Bibbulmun Track Foundation, 12 May 2009, p1.

1540

Submission No. 61 from Federation of Western Australian Bushwalkers (Inc), 12 May 2009, p1.

1541

Submission No. 75 from Department of Indigenous Affairs, 21 May 2009, p6.
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For example, the Shire of Manjimup expressed to the Committee quite extensive concerns
regarding unregulated camping and camping on the side of the road.1542 The Shire gave several
examples demonstrating the way in which unregulated camping on private property can have
health and amenity impacts, and also how it can affect the viability of local caravan parks. One
example provided by the Shire is reproduced following:
Issues related to camping arise on private property where people use the legislative
requirements to justify a decision to camp. Where large numbers of people engage in this
camping practice collaboratively it has a direct impact on the customer base for licensed
caravan parks and camping grounds. For example, during the old growth forest protests a
few years ago up to five hundred people rotated through a makeshift camp site on a rural
property in Northcliffe over a period of a few months. Council was powerless to intervene
as the logistics of identifying campers being in breach of the three nights in any twenty
eight day camping period made it improbable to enforce any legislative provisions. The
resulting public health and environmental consequence that resulted from the camping
made this unacceptable and an outcome that would not have occurred if those campers
were located in a licensed facility.1543

Mainly due to considerations of economic viability, some caravan park operators believe that the
provisions around where people can camp should be more strictly and narrowly enforced. One
caravan park operator submits that:
the trend in free camping is allowed in the town of York while the caravan park has many
sites vacant. Caravans are seen parked on driveways or in back yards in York, and have
been there for many weeks. A potential customer had booked into the caravan park for a
weeks stay, but instead camped at a house in York. I believe the Shire ranger should be
monitoring this free camping and prevent it from happening.1544

CIAWA recognises the tension between the two arguments. It states that while there are
‘criticisms from the consumer point of view that there needs to be a greater facility for roadside
camping or roadside stops’, this type of activity must be monitored by LGAs in terms of the
‘environmental, economic and social impacts’.1545 CIAWA further argues that it is paramount that
less regulated camping is controlled, and that some LGAs currently have a ‘zero tolerance’ (such
as Exmouth and Esperance). CIAWA states that is has a ‘fairly liberal view when it comes to the
great Australian right’ to camp; however, it also recognises the detrimental effect that free
camping can have on nearby licensed caravan and camping ‘facilities that are paying huge
overheads and taxes and rates … and having to comply [with] … the legislation’.1546

1542

Submission No. 84 from Shire of Manjimup, 2 June 2009, pp4-6; Shire of Manjimup and Shire of Nannup,
Committee Briefing, 21 July 2009.

1543

Submission No. 84 from Shire of Manjimup, 2 June 2009, p5.

1544

Submission No. 63 from York Caravan Park, 14 May 2009, p8.

1545

Ms Donna Cocking, President, Caravan Industry Association Western Australia Inc., Transcript of Evidence,
2 July 2009, p10.

1546

ibid.
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Not only is there contention around camping provisions, but there is also difficulty reported with
the interpretation and application of the regulations around where people can camp. Two examples
of this ambiguity are provided in the Shire of Exmouth’s submission as follows:
The intent of this clause/reg is not clear. That is, what is ‘a person’ intended to mean. Is it
one person and one person only; is it one group of people as in one camp/caravan; or is
any number of people as long as each individual ‘person’ only camps for 3 nights and they
have permission …. The common interpretation is that it is one company of people, as in
relatives that come to visit (eg Uncle and Aunty) for a few days.1547
As opposed to Reg 11, Reg 12 only specifically discusses ‘caravans’ and not ‘camps’.
There may be occasion where for either a festival or some other special need that the LG
may want consider granting approval for more than 3 nights for more than one caravan or
camp (being a tent).1548

Another related issue presented to the Committee is the incidence of ‘illegal camping and the
negative impacts on Indigenous culture and heritage in the Kimberley’, which Traditional Owners
are extremely concerned about.1549
Evidently, there are many facets to the wide-ranging issue of where people can camp. Discussed in
the following sections are two particular aspects of this subject, which were specifically raised
many times in evidence to the Committee. These are camping on the side of the road (including in
roadside rest areas) and camping on Crown land (outside designated camping areas).
(i)

Roadside Rest Areas and Emergency Camping

Related to all of the above regarding where people can camp is the particular issue of the use of
roadside rest areas and camping on the side of the road as permitted under r 11 of the CPCG
Regulations. Regulation 11 allows people to camp at a designated roadside rest area for 24 hours
or on the side of the road for up to 24 hours in an emergency.
As outlined in Chapter 5 at Section 5.7(a), the provision of roadside rest areas and the facilities
provided in such areas were among the most mentioned topics in evidence received to the Inquiry.
That section outlines the supply of rest areas in Western Australia including roadside rest stops
and facilities. Issues discussed there include the demand for, and supply of, rest areas and
facilities, and their importance as a fatigue management tool is highlighted. Concerns raised in
various evidence about a perceived lack or shortage of these areas and facilities was addressed and
also discussed was the potential for their use over and above their intended use, that is, their use as
camping grounds rather than as simply a place to stop and rest. Emphasised here was the necessity
for travellers to understand that anything longer than a 24-hour stop should be planned to coincide
with available opportunities in towns and appropriate commercial camping and caravanning
facilities.
1547

Submission No. 78 from Shire of Exmouth, 22 May 2009, p1.

1548

ibid.

1549

Submission No. 75 from Department of Indigenous Affairs, 21 May 2009, p5.
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It appears that there is a considerable variation in the interpretation and enforcement of this
provision throughout the state. It is suggested that better clarification around the responsibilities
for management of this activity is necessary, particularly given that there are reportedly more
instances of roadside camping due to the rise of self-contained vehicles.1550
As noted above, the Shires of Exmouth and Esperance have a zero tolerance approach to free
camping. On the other hand, the Town of Port Hedland has a very different approach and advised
the Committee that it does not tend to move people on.1551 The Shire of Manjimup outlines the
way in which camping by the side of the road is increasing and becoming very difficult to regulate
in its jurisdiction:
“Campervan” style mobile accommodation is predominantly self contained giving the
ability of occupants to simply stop whenever and wherever they like. The Shire of
Manjimup has a road network exceeding 3000km and the logistics of ensuring someone is
camping for no longer than twenty four hours is simply impractical. Impacts of this type of
camping on the immediate area vary dependent on the occupants however over time the
accumulation of litter, vegetation removal for camp fires, significant evidence of illegal
wastewater disposal and general site deterioration is quite obvious and is on the increase.
Feedback provided by Shire officers conclusively demonstrates that the “campervan” style
mobile accommodation trend to camp on the roadside has reached crisis point and unless
something is done to change the provisions within the legislation, significant
environmental consequence will result. The impact on licensed caravan parks and camping
grounds for the “campervan” style mobile accommodation trend to camp on roadsides
should not be underestimated and the Shire of Manjimup considers this to be
significant.1552

CMCA believes that there is no clear direction on the application of emergency stopping and
camping provisions in the CPCG Act and Regulations. It believes that some clear guidelines must
be established ‘so that harmful tales of Proprietors and Shire Rangers harassing sleeping RVers
cease’.1553 It argues this is necessary because this kind of behaviour does not make Western
Australia an attractive place for potential travellers, thus putting the state’s reputation ‘at stake’ as
‘such attitudes do WA more harm than good’.1554 CMCA further states that ‘CMCA and its
members are not anti caravan parks; they are opposed to enforced monopolies and a range of
underhand tactics employed to prevent off road camping’.1555 WAACCI similarly submit that:
caravan club members have a feeling that there is a level of self-interest by park operators
in having the provisions of the Act enforced regarding obligatory use of caravan parks,

1550

Submission No. 86 from Shire of Wyndam-East Kimberley, 9 June 2009, p2.

1551

Town of Port Hedland, Committee Briefing, 22 June 2009.

1552

Submission No. 84 from Shire of Manjimup, 2 June 2009, p6.

1553

Submission No. 27 from Campervan and Motorhome Club of Australia Ltd, 28 April 2009, p12.

1554

ibid.

1555

ibid., p15.
- 316 -

ECONOMICS AND INDUSTRY STANDING COMMITTEE
CHAPTER 9

prevention of free camping by shires/rangers and strict control of stopping times along the
roadside.
The level of self interest and self preservation is becoming clearly evident from reports of
caravan park operators undertaking evening reconnoitring forays throughout their shire
area to locate and identify any ‘illegal parkers’ so that the local ranger can be directed to
call and harass them later in the evening/night. In these cases there appears to be a cosy
relationship between the local government authorities and the park operators to prevent
free parking/stopping and to enforce travellers into the town caravan park or to leave the
district even in the middle of the night.1556

The Committee was provided with multiple examples of instances where caravanners using
roadside rest areas for what appear to be genuine fatigue management purposes were moved on by
local government officers.1557 While the Committee cannot make a judgement about whether all of
these people were actually using the rest areas in accordance with the law, it does appear that at
times the treatment of travellers may be somewhat harsh and unwarranted.
The Committee questioned DLG around the many anecdotes regarding people who pull into rest
areas for genuine reasons and are then moved on by local government rangers. DLG advised in
response that:
the Caravans Committee [i.e. the Advisory Committee] is aware of the issue of rest areas
and the problem you have identified. A properly designated road side rest area (Caravan
Parks and Camping Grounds Regulation 11 (3)) may be used for 24 hours for[:] resting,
stopping or camping in a vehicle. The problem arises when people camp in areas that are
not designated road side rest areas. I think its fair to say that there needs to be greater
clarification on this issue so that people are aware of what is permissible (in terms of
camping) in a road side rest area.1558

The department further advised that:
possibly the confusion arises from the fact that road side rest areas have a clear definition
under the Regulations, the definition requiring that the rest area be designated by a traffic
sign erected in accordance with a written law which specifically permits stopping for up to
24 hours. In such rest areas, no justification is required for stopping, whereas on road
reserves in general, the provisions of regulation 11(1)(c) require an “emergency” as
defined by regulation 11(3). 1559

Thus, it is left to caravanners and local governments to determine in each case what constitutes an
emergency. One would assume that an emergency would occur when one or more person’s safety
1556

Submission No. 43 from WA Association of Caravan Clubs Inc., 30 April 2009, p17.

1557

For example, see Submission No. 90 from WA Association of Caravan Clubs Inc., 2 July 2009, pp1-4.

1558

Mr Ross Earnshaw, Manager Statutory Support, Department of Local Government, Electronic Mail, 10 July
2009, p1.

1559

Ms Merja Stockton, Policy and Research Officer, Department of Local Government, Electronic Mail, 13 July
2009, p1.
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is threatened. Common definitions of emergency include ‘crisis’ or ‘urgent situation’ which imply
that there is no other option but to stop and camp on the side of the road. Main Roads Western
Australia (Main Roads WA) advised that this would legitimately include a situation where the
driver is fatigued.1560 Therefore, Mr Pat Matthews from Main Roads WA is of the opinion that a
driver who is genuinely tired, whether using a 24-hour rest area or not, should not be moved
along.1561 Furthermore, while he admitted that Main Roads WA was aware firsthand of people
camping illegally in areas which are often near ‘a beautiful river or creek’ where it is ‘not
surprising that people overstay the mark’, Mr Matthews believes that Main Roads WA would
‘never chase anyone away’ because there is always the possibility that it could be a genuine
fatigue management situation.1562
Finally, one submission raised the issue of camping in a tent on the side of the road:
Regulation 11 … does not appear to permit tent / swag camping in a ‘road side rest area’
or a road reserve in an emergency. Whilst it would seem unlikely that an authority would
take enforcement action in the case of non vehicle camping arising from an emergency
situation, it does seem unusual for legislation to contain such provisions. 1563

However, DLG advised in relation to this that:
people can camp on road reserves for up to 24 hours in an emergency, but only in a
caravan or other vehicle. It is not permissible, for instance, to erect a tent on [a] road
reserve, whether in an emergency situation or not.1564

Given all of the above, it would be useful to define what constitutes ‘camping’ on the side of the
road, and what is simply pulling up to take a short break. The Committee is informed that the
Advisory Committee ‘has expressed interest in discussing possible amendments to the definition
of “camp” and “camping” which may clarify what is permissible in the case of such vehicles, and
the Department has agreed at this point to await the outcome of any discussions on this matter’.1565
As further outlined by DLG:
Both the Act and Regulations are effectively silent on the meaning of ‘camp’ when used as
a verb. The lack of a workable definition has contributed to enforcement related difficulties
for local governments that have encountered issues relating to illegal camping.
To resolve this, section 5(1) of the Act is to be amended to include the following definition:
‘The act of camping is to occupy a camp, caravan or vehicle’.
1560

Mr Pat Matthews, Plant Manager, Main Roads Western Australia, Transcript of Evidence, 28 July 2009, p3.

1561

ibid.

1562

ibid.

1563

Submission No. 83 from City of Swan, 28 May 2009, p1.

1564

Ms Merja Stockton, Policy and Research Officer, Department of Local Government, Electronic Mail, 13 July
2009, p1.

1565

ibid.
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Further detail may also be required on what constitutes occupation. This will either be
included in section 5(1) or prescribed in Regulations following consultation with
Parliamentary Counsel.1566

Provided that a workable definition of ‘occupation’ can be found, this amendment may go some of
the way in addressing this issue. However, as the Town of Claremont has found when holding the
Perth Royal Show, proving that people ‘inhabit’ or ‘occupy’ a caravan may be more difficult than
expected.1567 Particular attention will need to be given to these definitions and amendments to
ensure the desired outcome: one which does not unfairly or dangerously impact upon the rights of
people to stop for a break or even to ‘camp’ on the side of the road or in a roadside rest area, but
which also ensures that rest areas and road reserves are only used in the appropriate manner by
caravanners. As noted in Chapter 5, Section 5.7(a), Main Road WA’s policy is simply to provide
safe rest areas for people to pull over from the road in order to manage fatigue; it does not intend
to replicate more extensive caravanning and camping services where these are better provided by
other facilities.1568
In conclusion, the Committee notes the vast distances in more remote areas of the state and the
concerns raised (noted above and also discussed in Chapter 5) in relation to the perceived lack or
shortage of rest areas in some parts of the state. The Committee also notes that it is not always
feasible for travellers to stop at a caravan park or camping ground overnight. The Committee
believes that a useful compromise would be to allow overnight stays of 24 hours in all rest areas,
not just in those designated as 24-hour rest areas. This should not mean that extensive facilities are
necessarily provided at each rest area (in line with current 24-hour rest areas). Rather, it would
simply allow a safe and legal stopover for those travellers with a genuine need, and in doing so
address some of the concerns raised by travellers regarding the need to be able to camp overnight
on the side of the road as a fatigue management strategy. It should be noted that the Committee
does not support stays of longer than 24 hours in rest areas or anywhere else on the side of the
road.
Finding 125
Camping should not occur outside roadside rest areas unless there is a specific emergency
situation, such as fatigue. Roadside rest areas should be used only for overnight stops and
not as camping areas for an extended period of time.

1566

Submission No. 92 from Department of Local Government, 10 July 2009, p2.

1567

Submission No. 85 from Town of Claremont, 5 June 2009, p2.

1568

Mr Pat Matthews, Plant Manager, Main Roads Western Australia, Transcript of Evidence, 28 July 2009, p6.
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Finding 126
Allowing 24-hour camping in all roadside rest areas, regardless of the facilities provided in
those rest areas, will help to manage driver fatigue and address some of the concerns raised
in relation to illegal camping on the side of the road.

Finding 127
Local government officers require consistent and detailed guidance as to what constitutes
‘camping’ and in what situations camping in roadside rest areas or on the side of the road is
appropriate and legal.

(ii)

Camping on Crown Land

Regulation 11 of the CPCG Act also enables people to camp on unallocated Crown land or
unmanaged reserves, but only with the permission of the relevant Minister under the Land
Administration Act 1997 (WA) (LA Act). Section 267 of the LA Act provides that unless
permission is obtained from the Minister for Lands, it is an offence to reside on Crown land. If the
land is held or controlled by another state instrumentality, then the permission of that
instrumentality must be obtained. The [then] DLGRD explained in its 2005 legislative review
discussion paper that:
many of the places where people in the past have wanted to camp appear to be located on
land controlled by either the Department for Planning and Infrastructure or the
Department of Conservation and Land Management … Government agencies are
generally reluctant to grant permission for camping on Crown land due to concerns about
people’s health and safety as well as environmental, liability and risk management
issues.1569

This has not changed. In fact, a situation has developed where a significant amount of the camping
that occurs (often illegally) on Crown land occurs on or via pastoral leases, for example. As DEC
observed at hearing ‘a lot of people actually illegally camp in the marine park’ on the Coral
Coast.1570 Camping on pastoral leases is discussed in Chapters 4 and 5. This kind of camping has
presented a real difficulty for regulatory bodies — large levels of non-compliance surely mean
that that the law is ineffective and that a different approach must be taken.

1569

Department of Local Government and Regional Development, Review of the Caravan Parks and Camping
Grounds Act 1995: Discussion Paper, September 2005, p8. Available at: http://www.dlgrd.wa.gov.au/
Publications/Docs/CaravanParksCampingGroundsActPaper.pdf. Accessed on 12 February 2009.

1570

Mr Peter Sharp, Director, Parks and Visitor Services, Department of Environment and Protection, Transcript
of Evidence, 24 July 2009, p8.
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The very brief discussion above regarding the issues that impact upon the provisions around free
and illegal camping demonstrates that it is an extremely complex area involving many factors,
some of which are outside the scope of the CPCG Act. It is a sensitive issue because it involves
argument around the great Australian right to camp. It is not surprising then that the regulations
regarding where people can camp are contentious and difficult to administer, particularly in
remote areas of the state. As the (then) DLGRD noted at the outset of the review of the CPCG
Act, health, safety and environmental risk management issues must be carefully balanced with the
practicability and appropriateness of these laws.1571 In addition, there are other important
considerations which must be taken into account, notably Indigenous culture and heritage
protection.
Finding 128
Where people can camp is a contentious issue with many arguing that it is overregulated
and with many instances of non-conformance apparent.

Finding 129
Allowing unregulated camping is not advisable due to environmental, health and amenity
considerations.

Finding 130
At a practical level, in the remote areas of the state it is difficult, if not impossible, to
enforce existing regulations relating to where people can camp.
One of the solutions to this issue is to provide more approved camping facilities. This is discussed
further in Chapter 5 at Section 5.6(b).

1571

Department of Local Government and Regional Development, Review of the Caravan Parks and Camping
Grounds Act 1995: Discussion Paper, September 2005, p8. Available at: http://www.dlgrd.wa.gov.au/
Publications/Docs/CaravanParksCampingGroundsActPaper.pdf. Accessed on 12 February 2009.
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(iii)

Where People Can Camp in Other Jurisdictions

A number of jurisdictions, including South Australia,1572 Tasmania1573 and Victoria1574 rely on
local government by-laws/local laws to prohibit camping in public places (including roadsides)
unless permission is granted by the local authority. However, like Western Australia, many
jurisdictions have policies which permit limited stays in designated roadside rest areas. This is in
keeping with the National Guidelines for the Provision of Rest Area Facilities prepared by the
National Transport Commission and endorsed by Transport Ministers in 2006.1575 The national
guidelines encourage, among other things, state and territory authorities to adopt common
guidelines for the provision of rest areas, and also recommend regulations or by-laws enabling
drivers to legally stay overnight within rest areas.1576
South Australia, Queensland and the Northern Territory all have policies for roadside rest areas,
which include objectives, design standards (including minimum facilities to be provided such as
bins, toilets and sheltered seating) and management. The South Australian strategy recognises
demand from tourist travellers for overnight stays in rest areas and while it is acknowledged that
overnight stays are sometimes necessary for fatigue management, specifies that stays exceeding 24
hours should not be encouraged.1577 The Northern Territory policy similarly restricts stays in rest
areas to 24 hours. While the policy discourages lengthy stays in order to avoid overcrowding and
environmental degradation, it also recognises the need for limited overnight stays from a road
safety perspective.1578
In Queensland, stays are permitted at designated Main Roads Queensland controlled roadside rest
areas but are limited to a maximum of 20 hours (including overnight) where rest areas are 25 km
or less from commercial accommodation facilities such as caravan parks and camping grounds.
This is intended to avoid adversely impacting on local hospitality industries by permitting
1572

In South Australia, s 239 of the Local Government Act 1999 (SA) and r 18A of the Local Government
(General) Regulations 1999 (SA) provide for councils to make by-laws about the use of roads for camping.

1573

In Tasmania, s 145 of the Local Government Act 1993 (Tas) enables local government authorities to make
by-laws in respect of any matter. A number of local government authorities in Tasmania have by-laws or
policies which restrict camping and/or the siting of a caravan in areas other than caravan parks or land
deemed suitable for this purpose by the council.

1574

In Victoria, s 111 of the Local Government Act 1989 (Vic) provides for councils to make local laws with
respect to any act, matter or thing in respect of which the council has a function or power under legislation.
This includes camping in public places.

1575

National Transport Commission, ‘Rest Areas and Napping to Prevent Fatigue’, 4 April 2006. Available at:
www.ntc.gov.au/NewsDetail.aspx?newsid=183. Accessed on 2 July 2009.

1576

National Transport Commission, ‘National Guidelines for the Provision of Rest Area Facilities’, November
2005. Available at: www.ntc.gov.au/filemedia/Reports/HVDFNatGlinesRestAreasFacNov 2005.pdf.
Accessed on 2 July 2009.
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South Australia Department of Transport, Energy and Infrastructure, ‘Roadside Rest Areas Strategy for
South Australia’, June 2008, p8. Available at: www.transport.sa.gov.au/pdfs/ Roadside_rest_areas_strategy_
for_SA.pdf. Accessed on 1 July 2009.
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Northern Territory Department of Planning and Infrastructure, ‘Roadside Rest Areas’, July 2008. Available
at: www.nt.gov.au/transport/ntroads/policies/restareas.shtml. Accessed on 1 July 2009.
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camping in close proximity. In other rest areas, ‘the maximum length of stay permitted is 48 hours
during a continuous 4-week period’ with conspicuous signage encouraged indicating the length of
stay allowed and relevant penalties for breaches.1579
In Victoria, the Rural and Regional Committee report made a recommendation for the Victorian
state government to develop ‘rural and regional infrastructure affecting the tourism industry
through support for the establishment of infrastructure (such as short-term pull-in bays, dump
points and information services) to attract the international motorhome and self-contained vehicles
market to Victoria’.1580 The government supported this recommendation in principle and noted
that rest stops along roads are the collective responsibility of VicRoads (the government road
authority), local councils and the private sector. The government response listed a number of
recently constructed rest areas along major highways which ‘are able to be used by caravans and
motorhomes’.1581 Therefore, there is obviously some provision within Victoria for the limited use
of rest area facilities by caravans, although overnight camping is not permissible in all rest areas.
Australian jurisdictions generally discourage camping (including within a caravan) for extended
periods of time in areas other than licensed caravan parks and camping grounds. A brief
examination has revealed that there is general agreement across jurisdictions that long-term
camping in roadside rest areas may:
•

lead to overcrowding, noise and environmental degradation of the area

•

discourage use of rest areas by other motorists for their intended purpose of combating
driver fatigue

•

adversely impact on licensed caravan parks/camping grounds that are in close proximity
through loss of business

It is worthwhile noting that some jurisdictions have adopted particularly effective means of
clarifying what restrictions apply to camping in areas other than licensed caravan parks/camping
grounds. In Queensland, a comprehensive ‘Guide to Queensland Roads Rest Areas’ lists the
precise location of roadside rest areas by their global positioning system (GPS) coordinates,
details of the controlling authority (either Main Roads Queensland, local government or other),
facilities available, and importantly, in relation to Main Roads’ controlled rest areas, whether it is

1579

Main Roads Queensland, ‘Roadside Amenities’, Road Planning and Design Manual, March 2002, Chapter
20. Available at: www.mainroads.qld.gov.au/~/media/files/business-and-industry/technical-publications/
road-planning-and-design-manual/current-document/rpdm_chapter20.pdf. Accessed on 1 July 2009.

1580

Parliament of Victoria Rural and Regional Committee, Inquiry into Rural and Regional Tourism Final
Report, Parliament of Victoria, Melbourne, July 2008, pxiv.

1581

Government of Victoria, ‘Government Response - Inquiry into Rural and Regional Tourism’, 3 February
2009, p11. Available at: www.parliament.vic.gov.au/rrc/inquiries/tourism/20090203_rrt.govtresp.pdf.
Accessed on 2 July 2009.
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suitable for an overnight stay.1582 The Northern Territory Department of Planning and
Infrastructure produces an on-line interactive map showing the location of rest areas along
national routes across the territory. This includes information about the facilities available and
whether or not camping is permitted within the rest area.1583 As noted in Chapter 5, Section 5.7(a),
the Advisory Committee intends to produce a similar brochure for Western Australia. However,
this has not yet been progressed due to government restructuring. The production of such a
brochure, in line with what is done in Queensland and the Northern Territory, is supported by the
Committee.
Finding 131
Australian jurisdictions generally discourage lengthy and unwarranted camping in roadside
rest areas and on the side of the road because this activity can:
•

lead to overcrowding, noise and environmental degradation of the area

•

discourage use of rest areas by other motorists for their intended purpose of
combating driver fatigue

•

adversely impact on the viability of licensed caravan parks/camping grounds that
are in close proximity

9.5

Protecting the Rights of Operators and Users

(a)

The Residential Parks (Long-stay Tenants) Act 2006 (WA)

While the CPCG Act regulates infrastructure within caravan parks, the contractual rights and
responsibilities of caravan park operators and users are, on the whole, regulated under the RPLT
Act. Chapter 2 of this Report discusses the background and structure of this legislation. As noted
there, prior to the introduction of the RPLT Act in 2006, tenancies within caravan parks were
regulated by the Residential Tenancy Act 1987 (WA) (RT Act), an Act designed ‘to regulate the
relationship of owners and tenants under residential tenancy agreements’.1584 However, it was
recognised that caravan park tenancies are ‘distinctly different from traditional residential tenancy
1582

Main Roads Queensland, ‘Guide to Queensland Roads Rest Areas’, June 2009. Available at:
www.mainroads.qld.gov.au/~/media/files/driving-in-queensland/maps/guide-to-queensland-roadssections/gqr_rest_ areas.pdf. Accessed on 1 July 2009.

1583

Northern Territory Department of Planning and Infrastructure, ‘Rest Areas on the Northern Territory’s
National Routes’, November 2007. Available at: www.nt.gov.au/transport/ntroads/roadside/restareas/
index.shtml. Accessed on 1 July 2009.

1584

Long Title, Residential Tenancy Act 1987 (WA).
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arrangements’.1585 These differences were recognised in the Residential Parks (Long-stay Tenants)
Bill 2004 and subsequent Residential Parks (Long-stay Tenants) Bill 2005.1586 DoC describes the
application and scope of the Act as follows:
The Residential Parks Act focuses on the contractual relationship between park operators
and tenants and is underpinned by the principles established under the Residential
Tenancies Act 1987.
The Residential Parks Act was not developed with the intention of addressing the broader
social, housing, tourism and planning issues associated with the use of caravan parks, or
to intervene in the supply, demand or use of sites.1587

Under the RPLT Act, tenancy issues are regulated by DoC and the Minister for Commerce.
Chapter 2, Section 2.2(c) outlines the application of this Act.
As explained in Chapter 8, Section 8.4(a)(ii), most long-stay tenants appear to be dissatisfied with
the outcomes of the RPLT Act, believing it to have lessened, rather than increased, the protections
afforded to them. However, the RPLT Act simply crystallised what, in fact, were already quite
tenuous tenancy arrangements. It was also unfortunate that the passage of this Act coincided with
a marked increase in land values in Western Australia, which has led to the closure and
redevelopment of many caravan parks.1588 Many of the situations which long-stay tenants in
Western Australia find themselves in are blamed upon the RPLT Act. The majority of submissions
from long-term caravan park residents to this Inquiry expressed the sentiment that RPLT Act had
raised their expectations, but ultimately gave ‘all the options’ to caravan park owners.1589 In the
same way, the Member for West Swan also submits that the legislation has been proved to be
inadequate in protecting rights of residents.1590
However, the users are not the only group to have expressed dissatisfaction with the RPLT Act.
Caravan Park operators are also disgruntled, but for the opposite reason. Some caravan park
operators believe that the RPLT Act offers too much protection to the tenant, which makes it more
difficult to contemplate offering long-stay sites. The owner of the Cable Beach Caravan Park
simply refuses to have people stay in his park for longer than three months because he believes
that the RPLT Act is ‘ideally suited to the “Tenant” and offers little, if any, assistance to a Park
owner/operator’.1591 Some of his particular concerns regarding the removal of problem tenants are

1585

Explanatory Memorandum, Residential Parks (Long-stay Tenants) Bill 2004, p1.

1586

Chapter 2, Section 2.2 outlines in more detail the passage of the Residential Parks (Long-stay Tenants) Act
2006 (WA).

1587

Submission No. 52 from Department of Commerce, 1 May 2009, p2.

1588

For more on this see Chapter 6.

1589

Submission No. 4 from Mr Lou and Mrs Molly Timmers, 6 April 2009, p2. See also Submissions Nos. 6, 8,
12, 16, 17, 25, 28 and 32 for further examples of this sentiment.

1590

Submission No. 53 from Ms R Saffioti, MLA, Member for West Swan, 1 May 2009.

1591

Submission No. 79 from Cable Beach Caravan Park, 25 May 2009, p1.
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discussed below. The owners of Horrocks Beach Caravan Park argue that caravan park tenants
should not receive the same rights as other housing tenants:
As far as the protecting of Rights of Operators there needs to be more done and when the
Residential Parks Bill came out in August 2007 it took away a lot of rights from Park
Owners and gave long stay tenants pretty much the same rights that tenants have in
housing, which is totally different and shouldn’t be aligned.1592

Similarly, another park operator argues that the rules applying to long-stay residents in parks are
too restrictive and unnecessary since they were already covered by the Residential Tenancies
Act.1593 This could then mean that, like the Cable Beach Caravan Park, park operators will not
take on residents due to the extra work involved and the fact that there is a perception that there is
not enough legislative protection for the park owner. This is exemplified by the actions of the
Albany Holiday Park which submits that:
our check in forms/leases have gone from a 2 page to 105 page document and ending a
tenancy or evicting a bad tenant is now harder and more complicated than if they were
renting a suburban house. The result has been that we no longer allow long-stay customers
in our caravan sites. Most parks in Albany are the same. The type of people that used to
stay in parks long term are now having to find alternative low cost accommodation.1594

Aspen Parks Property Management Ltd (Aspen Parks) explains the situation from its point of
view:
The recent legislation introduced has been met with discord by both the operator and
users, primarily due to the cumbersome nature of the new documents and administrative
burden that has been placed upon the operator. In broad terms, the rights of residents in
obtaining longer terms of tenure, which was their primary goal, has not changed and from
the operator point of view, their rights to control and operate the park freely and openly
has been diminished by the over-burden of penalties and infringements not previously in
place which places the operator under undue stress and burdened by a multitude of
administrative paperwork. 1595
In contrast, in the eastern states of Australia, the documentation in registering the rights of
operator and users is contained in an 8-10 page form. In WA the new legislation has led to
a 30-40 page document cluttered with superfluous information and, in our opinion,
bureaucracy gone ‘mad’. Having been on the legislative subcommittee for the CIAWA in
dealing with the new legislation, I witnessed this bureaucracy first-hand. 1596

1592

Submission No. 37 from Horrocks Beach Caravan Park, 29 April 2009, p1.

1593

Submission No. 80 from Roebuck Bay Caravan Park, 22 May 2009, p1.

1594

Submission No. 29 from Albany Holiday Park, 28 April 2009, p2.

1595

Submission No. 67 from Aspen Parks Property Management Ltd, 15 May 2009, pp11-12.

1596

ibid.
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Some of the issues noted above are concerning, particularly the fact that the legislation has not
delivered on expectations for long-stay tenants, and may even work against them in the long term
if what are seen as onerous regulations have the effect of making long-stay tenants an unattractive
market to caravan park operators.
However, the Committee also believes that these perceptions could be seen as an indication of
successful and unbiased legislation. Indeed, CIAWA believes that the Act protects both operators
and users quite successfully in comparison to previous legislation. Ms Donna Cocking, President
of CIAWA, informed the Committee that prior to the RPLT Act:
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.1597

As recognised here by Ms Cocking, a large part of the problem is the fact that many caravan park
tenants do not have an understanding of what they are buying (or leasing) when they move into a
caravan park. This was highlighted in Chapter 8 at Section 8.4(a) and is also discussed below.
The following analysis is not an exhaustive review of the RPLT Act, nor does it capture every
aspect of long-stay tenancies raised in submissions. Rather, it looks at the major and most
contentious issues raised in submissions and other evidence, with due regard to the rights of both
operators and users.
Finding 132
The Residential Parks Long-stay Tenants Act 2006 (WA) has generally not been well
received by either caravan park operators or long-stay tenants.

(b)

Long-Stay Agreements: Security of Tenure

For long-stay residents in particular, their lease arrangements are their greatest concern, for
obvious reasons. Recent caravan park closures have made many long-stay tenants in caravan parks
understandably very nervous about their future.1598

1597

Ms Donna Cocking, President, Caravan Industry Association Western Australia Inc., Transcript of Evidence,
2 July 2009, p19.

1598

For example, see Mr Brian Sargent, President, Park Home Owners Association Western Australia Inc.,
Letter, 4 September 2009, p1 (as received by the Committee from Mrs Liza Harvey, MLA, Member for
Scarborough, Electronic Mail, 11 September 2009).
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A long-stay agreement is defined as ‘a residential park tenancy agreement for a fixed term of 3
months or longer’ or an agreement ‘for a periodic tenancy that continues for 3 months or
longer’.1599 The RPLT Act does not apply to an existing written fixed term agreement entered into
before the commencement of the Act (that is, before 3 August 2007).1600
Long-stay agreements can take the form of either a fixed term or periodic agreement. Under a
fixed term agreement the period of time that the tenant rents the site (possibly including the
structure) is specified. This period of time is three months or longer and can vary considerably.
Fixed term agreements are generally preferred by tenants, as will be demonstrated later in this
section. Information published by DoC states that ‘it is harder for either party to end a fixed
agreement, which provides both parties with some degree of certainty about the length of time of
the tenancy’.1601 On the other hand, ‘a periodic agreement does not specify the period of time that
a tenant rents the premises. Either party can give relatively short notice (compared to a fixed term
agreement) to end the tenancy, which provides both parties with more flexibility’.1602
There is some contention around the two kinds of agreements that can be offered under the RPLT
Act. DoC advises that long-stay tenants and their representatives believe that ‘sufficient
protection’ is not afforded by the RPLT Act due to the inclusion of periodic tenancies and the
‘eviction without reason’ clause (the latter is discussed in the following section).1603
As outlined in Chapter 8 at Section 8.4(a)(ii), the Committee is concerned about the lack of
understanding around the security of tenure which is able to be offered by existing caravan parks
that are operated as commercial enterprises. However, again as noted in Chapter 8, the passage of
the RPLT Act and the subsequent crystallisation of lease arrangements has meant that while there
was an initial expectation by many residents that they would automatically receive fixed-term
leases over quite long periods of time, they were dismayed to discover that usually only periodic
leases would be offered.1604 DoC advises that:
prior to the commencement of the Residential Parks Act, the majority of relocatable home
purchases and tenancy agreements were informal. Under the Residential Tenancies Act,
which applied to these arrangements prior to the commencement of the Residential Parks
Act, long-stay tenants who occupied sites on an informal basis were considered to be
occupying the site under a periodic agreement. 1605

1599

Section 5(1) Residential Parks (Long-stay Tenants) Act 2006 (WA).

1600

Section 6(4) Residential Parks (Long-stay Tenants) Act 2006 (WA).

1601

Department of Commerce, Information Booklet – Park Living, June 2008, p5. Available at:
http://www.commerce.wa.gov.au/ConsumerProtection/PDF/Publications/Residential_Parks_information_boo
klet.pdf. Accessed on 10 February 2009.

1602

ibid., p6.

1603

Submission No. 52 from Department of Commerce, 1 May 2009, p24.

1604

Ms Anne Driscoll, Commissioner for Consumer Protection, Department of Commerce, Transcript of
Evidence, 24 July 2009, p12.

1605

Submission No. 52 from Department of Commerce, 1 May 2009, p24.
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A review of the implementation of the RPLT Act conducted by Consumer Protection in 2008
found that:
long-stay tenants who previously occupied sites under informal arrangements were
required to formalise their occupancy through written agreements. In many circumstances,
these residents have been offered periodic long-stay tenancy agreements rather than fixedterm agreements for an extended period. Through this process, long-stay tenants in this
situation have become increasingly aware of the possibility that their agreement can be
terminated without grounds.1606

In spite of the informal and quite tenuous arrangements that existed prior to the passage of the
RPLT Act, residents believed that, ‘although they occupied sites under informal arrangements,
they believed that their occupation was for life’.1607 They believed that the RPLT Act would
ensure that they were ‘offered a fixed-term lease of a significant duration and access to
compensation expenses should they be required to relocate as a result of the termination of a
tenancy by the park operator’.1608
The payment of relocation expenses required upon termination of a fixed term agreement by a
park operator is a significant part of what makes the fixed term agreement so attractive to tenants
and so unattractive to operators. Residents generally feel that compensation for relocation should
be paid by a park operator.1609 Several residents from the soon to be redeveloped Kingsway
Tourist Park expressed their concern to the Committee regarding the fact that they would receive
no relocation compensation due to having a periodic agreement.1610 The Member for Wanneroo
suggests the introduction of a similar model to that used in Queensland, where relocation
compensation is paid under any type of agreement in the instance of a termination by the park
operator due to redevelopment of the park. This option has been investigated by DoC which, while
acknowledging the obvious advantages for residents, advises that ‘significant drawbacks’ include
the following:
•

the proposal would unlikely be supported by the CIAWA, on the grounds that it poses
significant restrictions and costs on the operation and sale of freehold land;

•

park operators would be required to compensate all long-stay tenants under site-only
agreements for their relocation expenses. It is likely that these future expenses would
be passed on to the residents in the form of higher site rents;

•

parties would have less opportunity to negotiate an agreement that suits their
individual needs; and

1606

ibid., p23.

1607

ibid., p25.

1608

ibid.

1609

For example, see Submission No. 41 from Mr Graeme Quirk, 30 April 2009, p1; Submission No. 52 from
Department of Commerce, 1 May 2009, p25.

1610

For example, see Submission No. 16 from Mr Bernie Cresdee, 20 April 2009, p3.
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•

the proposal may encourage park operators to sell their parks prior to the legislation
being amended to avoid being subject to the new laws.1611

From a caravan park operator’s perspective, having to pay for relocation is a daunting prospect,
not just in terms of outlaying the money, but also due to the fact that some caravans and park
homes are simply not relocatable. Furthermore, there may be nowhere for them to relocate to. This
was explained to the Committee as follows:
cabins and sometimes caravans—caravans are not too bad, but the cabins that they have
are sometimes 20 or 30 years old. They are not compliant to the building codes of
Australia at the moment. If you pick them up from one park to the next, even within the
same local authority, let alone another government authority, that council may not allow
that cabin to be relocated. So straightaway you potentially cannot relocate that anywhere.
That is a point that we put up that was always ignored. Secondly, how far do you go? We
always talk about the Perth metro area because that is where the bulk of it is, but this
legislation covers the whole of Western Australia. Now you go to Newman, you go to Port
Hedland, you go to wherever. You can go on forever and ever trying to find somewhere to
relocate them. It is very difficult to administer.1612

DoC believes that the RPLT Act ‘has improved the position of long-stay tenants who occupied
sites under informal arrangements by’:
•

requiring agreements to be formalised in writing to clarify the position of long-stay
tenants and park operators; and

•

increasing the notice period required to terminate a long-stay agreement without
reason from a minimum of 60 days to a minimum of 180 days. 1613

However, the Department of Communities argues that:
although this new legislation contributes to a better understanding of obligations in the
event of the closure of a caravan park for new long-stay users, those who are established
long-stay park home residents do not have any greater security of tenure than existed prior
to the Residential Parks (Long-stay) Tenants Act 2006.1614

The legislation also does not alter the current situation for residents who bought into caravan parks
without adequate disclosure before the passage of the RPLT Act. For example, two residents of
the Swan Valley Tourist Village who bought 12 years ago claim that they:

1611

Submission No. 52 from Department of Commerce, 1 May 2009, p33.

1612

Closed Evidence, Transcript of Evidence, 28 July 2009, p3.

1613

Submission No. 52 from Department of Commerce, 1 May 2009, p24.

1614

Submission No. 82 from Department for Communities, 27 May 2009, pp2-3.
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should not be punished buy (sic) the new Legislation simply because we made a decision
twelve years ago. The Legislation should detail better protection for existing park home
owners who were unable to make an informed decision in the past.1615

Many submissions from long-stay tenants and their representatives to this Inquiry argue that longterm fixed leases should be compulsory, rather than just an option for caravan park operators.1616
There also seems to be a consensus that they should be for five years or longer.1617 The Park
Home Owners Association Western Australia Inc. (PHOA) argues that:
a fixed term agreement would give the Tenant greater security of Tenure and also allow
the Landlord greater projection (sic) particularly if the site was zoned as a permanent
caravan Park. There are approximately five Caravan Parks with fixed term agreements the
remainder living precariously with Periodic agreements. (This does not include Lifestyle
Villages). It might be worth noting that Park Homes by law are required to be established
in Caravan Parks. The anomaly is questioned, when a Home that is worth $300,000-00
when sitting on a rented patch of land is still subject to the twelve months license (sic)
dictated by the Caravan and Camping Grounds Act.1618

The issue identified above by PHOA regarding the 12 month licence timeframe is also noted by
CIAWA as an issue that impacts on caravan parks’ ability to offer long-term agreements. As Ms
Cocking explained to the Committee:
there is a concern from an industry perspective in that we have two main acts that govern
the area. Obviously, the Caravan Parks and Camping Grounds Act 1995 has it written that
it overrides any other act. When there is an issue of tenancy tenure, there is a conflict, and
also, with the continual re-licensing on a 12- month basis, for a caravan park to offer any
more than 12 months tenure it is clearly not acting within the legislation. There is a
conflict between those acts.1619

Also impacting upon caravan parks’ ability to offer long-term leases is their own leasehold
arrangements, which may not be long-term. Again Ms Cocking explained that:

1615

Submission No. 44 from Mrs Auriel Hill and Mr Lennard Rance, 30 April 2009, p2.

1616

For example, see Submission No. 12 from Mr Murray Evans and Mr Graham Speed, 16 April 2009, p4, and
p5; Submission No. 8, Closed Submission, 15 April 2009, p3; Mr Brian Sargent, President, Park Home
Owners Association Western Australia Inc., Letter, 4 September 2009, p2 (as received by the Committee
from Liza Harvey, MLA, Member for Scarborough, Electronic Mail, 11 September 2009).

1617

Submission No. 12 from Mr Murray Evans and Mr Graham Speed, 16 April 2009, p4,5; Mr Brian Sargent,
President, Park Home Owners Association Western Australia Inc., Letter, 4 September 2009, p2 (as received
by the Committee from Liza Harvey, MLA, Member for Scarborough, Electronic Mail, 11 September 2009).

1618

Mr Brian Sargent, President, Park Home Owners Association Western Australia Inc., Letter, 4 September
2009, p2 (as rReceived by the Committee from Liza Harvey, MLA, Member for Scarborough, Electronic
Mail, 11 September 2009).

1619

Ms Donna Cocking, Chairperson, Caravan Parks and Camping Grounds Advisory Committee, Department of
Local Government, Transcript of Evidence, 3 July 2009, p4.
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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.1620

It is apparent then, that to make it compulsory for caravan parks to offer five year fixed term
leases may not be an option in the short-term, unless there are other consequential amendments to
the licensing regime and a standardisation of leasehold arrangements across all parks. As PHOA
acknowledges, for longer leases to be offered by caravan parks:
the 12-month licence may have to be addressed in the Local Government Act; that is, to
provide a longer licence than that, because it is an anomaly that they get only 12 months
while running parks that give leases of anywhere up to 60 years in national lifestyle
villages.1621

DoC has canvassed several options for increasing security of tenure for residents ‘who have not
been able to negotiate extended fixed-term agreements with park operators’ one of which has been
‘mandating extended fixed-term agreements to replace periodic site-only agreements, particularly
for tenants who occupied sites prior to the commencement of the Act’.1622 However, this has not
been considered workable for a variety of reasons. Drawbacks to imposing a retrospective five
year fixed-term agreement are listed by DoC as follows:
•

retrospective legislation is generally contentious;

•

it is expected that the residential parks industry would oppose this proposal on the
grounds that it would create a barrier in which they could sell the land;

•

some park operators who are already contemplating sale or redevelopment may be
encouraged to sell the park before being required to offer five-year fixed term
agreements;

•

it would create a large financial burden to those residential parks that have already
decided to close or redevelop;

•

the proposal may not suit all long-stay tenants under site-only agreements (including
those that may need to enter aged care facilities during the five-year lease period) and
it would be difficult to provide an opt-out system without compromising compliance;

1620

Ms Donna Cocking, President, Caravan Industry Association Western Australia Inc., Transcript of Evidence,
2 July 2009, p19.

1621

Mr Mervyn Archer, Committee Member, Park Home Owners Association Western Australia Inc., Transcript
of Evidence, 27 July 2009, p3.

1622

Submission No. 52 from Department of Commerce, 1 May 2009, p3.
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•

the proposal does not provide for a contingency for long-stay tenants after the fixedterm agreement expires, as their occupation would revert to a periodic tenancy. 1623

Periodic agreements also mirror relevant provisions of wider tenancy legislation as noted by DoC:
Given the variety of caravan park tenancies and the intent to mirror the relevant
provisions of the Residential Tenancies Act, it was determined that the Residential Parks
Act should provide tenancy agreements that reflected the marketplace at that time. As a
consequence, the Residential Parks Act provides for both fixed-term and periodic tenancy
agreements. 1624

Furthermore, while the above arguments presented by long-stay tenants and PHOA are for a
minimum five year lease, it actually appears that an ‘acceptable lease’ in their view is a ‘lifetime
lease’, where tenants are able to live in the caravan park for the duration of their lives.1625 It is the
view of the Committee that mandating a five year lease with a renegotiation clause will not
guarantee this outcome.
The Committee has taken extremely seriously the above concerns expressed by caravan park
residents. However, it also recognises that the introduction of legislative change along the lines of
that advocated by long-stay residents and PHOA (that is, five year fixed term agreements and/or
relocation compensation) may have the effect of any, or all, of the following:
•

forcing more caravan park closures due to increasing costs, particularly in the short term in
order to get in before any such legislative amendment takes effect

•

the removal of existing long-stay residents from caravan parks by operators if the income
provided is not seen as adequate to cover the increased administrative and financial burden

•

a increased reluctance by caravan park operators to take any new long-stay tenants into
their park

These very real possibilities mean that legislative change in the manner advocated by residents
and PHOA to existing provisions around long-stay agreements could possibly harm, rather than
help, many caravan park residents in the long term.
The Department of Housing (DoH) points out that in Western Australia there appears to be a ‘gap’
in the caravan park legislation between the short-stay approach that is focused on tourism and
camping opportunities and the other end of the spectrum where there are ‘residential villages for
people over 55’.1626 It notes that ‘between those two there is no regulation in the legal framework’
1623

ibid., p32.

1624

ibid., p24.

1625

Mr Brian Sargent, President, Park Home Owners Association Western Australia Inc., Transcript of Evidence,
27 July 2009, p3.

1626

Mr Shane Edmonds, Project Leader, Strategic Policy, Department of Housing, Transcript of Evidence, 3 July
2009, p6.
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which can successfully apply to long-stay tenants who do not live in lifestyle village type
arrangements.1627 As such, DoH suggests that the government ‘develop suitable tenure and
tenancy management options for long-term stay (say 30-50 years), including leasing of the land
underlying caravan park/park home sites to the residing occupants’.1628 This option was discussed
in Chapter 8, at Section 8.4(a)(vi). As noted there, this is an option that can be pursued in some
cases for marketing to certain demographics. However, currently it may not be an option that
would be available to all long-stay caravan park residents due to the upfront (and also ongoing)
costs that would be involved, keeping in mind that this amount could not be borrowed under
existing home loan arrangements. Furthermore, the lease/ownership arrangements for the caravan
park or park home land itself would need to be long-term.
Recommendations regarding the development of long-term leasing options for caravan park
tenants are made in Chapter 8.
Finally, one other suggestion has been ‘the development of a fund to assist long-stay tenants who
are required to relocate as a result of the closure of a residential park’.1629 This idea was thought to
be worth pursuing by some, both within industry and government.1630 However, DoH did point out
that relocation of some of the structures would be an issue:
It makes sense on a very pragmatic level. Certainly issues of equity come into play. The
issue is though—it is the same issue we are facing now in terms of relocation—how do we
ensure that, over a long period, these dwellings are maintained to a standard that will
enable them to be relocated. As I understand the act, it says they must be relocatable.
Clearly, in a lot of these circumstances, they are not. A prescribed requirement is explicit
in the act. It is often asked: why do we have a regulation that cannot be honoured; who is
monitoring it? This has not happened. Clearly, despite that being in the act, a lot of people
have focused more on their lifestyle in the place they are living rather than ensuring they
can be relocated. If we tried to lift some of those places with a crane, they would fall apart.
For reasons of lifestyle, comfort and practical purposes they have added kitchenettes,
verandas, toilets etc.1631

DoC also presented some potential restrictions to the implementation of such a fund:
Is there a capacity for some sort of compensation fund to be developed, so that everyone
pays a small amount of money over time, and if you are required to vacate you can get
some assistance? … A lot of people will not think such a fund is a good idea, for example,
1627

ibid.

1628

Submission No. 64 from Department of Housing, 15 May 2009, p7.

1629

Submission No. 52 from Department of Commerce, 1 May 2009, p3 and p35.

1630

For example, see Closed Evidence, Transcript of Evidence, 28 July 2009, p4; Mr Shane Edmonds, Project
Leader, Strategic Policy, Department of Housing, Transcript of Evidence, 3 July 2009, p10; Mr Simon Hall,
Town Planner, Caravan Industry Association Western Australia Inc., Transcript of Evidence, 2 July 2009,
p17.

1631

Mr Shane Edmonds, Project Leader, Strategic Policy, Department of Housing, Transcript of Evidence, 3 July
2009, p10.
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those who have long-term tenure. Why should they have to pay for a fund that will help
those that should have been sorted out before? As you can appreciate, the nature of park
homes is so varied that any response to a particular issue applies only to a subset of the
whole.1632

DoC has concluded that ‘a number of policy issues must be addressed before a fund of this type
could become operational, including’ significant administrative issues, eligibility, stakeholder
support, equity issues, and a range of legal issues.1633 It also notes that there does not appear to be
any commensurate provision ‘operating in any other industry or in any other Australian
jurisdiction’.1634
Possible legislative amendments to address the current perceived problems with the RPLT Act, as
suggested to the Committee, are summarised below.
Finding 133
Despite commonly held views, it is not possible to have permanent tenure in a caravan
park.

Finding 134
It is better for long-stay tenants to have a fixed-term lease.

(c)

‘Eviction Without Reason’

Another related issue which is of great concern to long-stay tenants is what many term ‘eviction
without reason’. Like PHOA, many long-stay tenants highlight this as an issue about which they
are very concerned.1635 This refers to a provision in the RPLT Act which states that ‘a park
operator may give a notice of termination to a long-stay tenant to terminate the long-stay
agreement without grounds’.1636 In this case, however, certain conditions must be complied with.
These are:
1632

Ms Anne Driscoll, Commissioner for Consumer Protection, Department of Commerce, Transcript of
Evidence, 24 July 2009, p5.

1633

Submission No. 52 from Department of Commerce, 1 May 2009, p35.

1634

ibid.

1635

For example, see Submission No. 41 from Mr Graeme Quirk, 30 April 2009, p1; Submission No. 12 from Mr
Murray Evans and Mr Graham Speed, 16 April 2009, p1; Submission No. 26 from Mrs Janice Goodfellow,
28 April 2009, pp1-2; Submission No. 31 from Mr Neville Hampson and Ms Maureen Sibly, 29 April 2009,
p2; Submission No. 44 from Ms Auriel Hill and Mr Lennard Rance, 30 April 2009, p2.

1636

Section 42 Residential Parks (Long-stay Tenants) Act 2006 (WA).
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•

for a periodic site-only agreement a minimum of 180 days notice must be given

•

for a periodic on-site home agreement a minimum of 60 days notice must be given

•

for a fixed term agreement there is no minimum notice period, rather the end of the
tenancy is the date stated on the contract (‘it is suggested that about 30 days before the
tenancy is due to end, that the tenant and park operator discuss whether the tenancy will
continue or end’)1637

However, these conditions are not acceptable to PHOA, which argues that those who own their
park home or caravan should not be in the situation where they can be forced to relocate their
home without reason or compensation. PHOA advised the Committee as follows:
The problem is that the act does not differentiate between people who own their own home
and rent the site and those transients coming and going. As a consequence, we have this
dreadful situation where there can be evictions without reason. People can be given 180
days to get out, and that is that—bang, gone. To me the act we were promised was
supposed to alleviate that situation and it has not. All we have now is 180 days to get out
rather than 60 days.1638

As noted above, when the RPLT Act was introduced, it was intended to mirror the relevant
provisions of wider tenancy legislation. According to PHOA this is not sufficient justification for
the inclusion of the eviction without reason provision. As the above quote illustrates, PHOA bases
this assumption upon the argument that many caravan park tenants who own the structure in
which they live are ‘homeowners’ and, therefore, are entitled to more extensive rights than other
residential tenants. PHOA informed the Committee that it understands that the ‘eviction without
reason’ provision is a ‘hangover from the original Residential Tenancies Act 1987’; however, it
believes that ‘it overrides natural justice to be told to pick up your home and go – even in 180
days’.1639 PHOA argues that reasons should be provided to SAT for eviction1640 and that
compensation for moving should be offered (again, see above).1641
However, the fact remains that there will be times where a caravan park owner, as the landowner,
will legitimately require tenants to move on where the tenant will not necessarily be in breach of
any protocol or regulation.

1637

Department of Commerce, Information Booklet – Park Living, June 2008, p31. Available at:
http://www.commerce.wa.gov.au/ConsumerProtection/PDF/Publications/Residential_Parks_information_boo
klet.pdf. Accessed on 10 February 2009.

1638

Mr Peter Crockenberg, Vice-President, Park Home Owners Association Western Australia Inc., Transcript of
Evidence, 27 July 2009, p3.

1639

Mr Mervyn Archer, Committee Member, Park Home Owners Association Western Australia Inc., Transcript
of Evidence, 27 July 2009, p3.

1640

ibid.

1641

Mr Peter Crockenberg, Vice-President, Park Home Owners Association Western Australia Inc., Transcript of
Evidence, 27 July 2009, p5.
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While it is possible that caravan park operators could be directed to find alternative
accommodation for displaced residents, in terms of relocating all tenants before redevelopment
can proceed, Mr Simon Hall from CIAWA advised the Committee that ‘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’.1642 Furthermore, according to Mr Hall, the notice
period ‘is quite an extensive period of time’ and a new development on any other type of land use
would not require this action.1643
Ms Pat Strahan, CEO of CIAWA, further added that she thought that most caravan park owners
had ‘developed a rapport’ with their tenants which would mean that they would do their best to
find them alternative accommodation. She noted ‘one instance of an owner having been to
probably 10 to 15 parks trying to find somewhere for them to go’.1644 Ms Strahan argued that
caravan park owners do not abuse the provision in the Act by callously throwing tenants out.
Rather, these unfortunate situations come about ‘through circumstance’ with tenants often given
longer than the 180 days notice.1645 As noted in Chapter 8, Section 8.4(a)(ii), the issue is not the
notice period or even the reasons behind the eviction, but rather the fact that many tenants believe
they will live in the caravan park for their lifetime, when the harsh reality is that a lot of them may
have to move. As noted in Chapter 8, Section 8.4(a)(v), the Caravan Park/Park Homes Interagency
Working Group has been established to assist long-stay tenants in the event of a park closure. It
appears that the government and the caravan park industry are taking this issue seriously, as Mr
Hall stated:
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 fasttrack 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. 1646

Interestingly, while long-stay tenants believe that eviction is too easily enacted, caravan park
operators submit that it is too difficult when it involves ‘problem tenants’. For example, the Town
of Port Hedland advises that ‘a developing issue is the requirement for Park owners to comply
with the Residential Tenancy Act for long term residents. While I have minimal knowledge of that
particular Act I am aware that some local managers have issues when trying to evict problem
tenants’.1647 A caravan park operator in Broome believes that the RPLT Act has led to the
situation where park owners cannot remove problem tenants immediately, which is a ‘serious
1642

Mr Simon Hall, Town Planner, Caravan Industry Association Western Australia Inc., Transcript of Evidence,
2 July 2009, p18.

1643

ibid.

1644

Ms Pat Strahan, Chief Executive Officer, Caravan Industry Association Western Australia Inc., Transcript of
Evidence, 2 July 2009, p18.

1645

ibid.

1646

Mr Simon Hall, Town Planner, Caravan Industry Association Western Australia Inc., Transcript of Evidence,
2 July 2009, p18.

1647

Submission No. 3 from Town of Port Hedland, 6 April 2009, p3.
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concern to the safety and welfare of other park users’.1648 Similarly, DLG submits that one of the
issues affecting the viability of caravan parks is ‘legislation preventing park operators from
removing undesirable tenants from the park without lengthy and expensive legal procedures’.1649
To the contrary, PHOA argues that the removal of problem tenants is not a justification for this
provision, stating that ‘there are sufficient disciplinary clauses in the Act to allow the Landlord to
control his site without tenants being victimized under the threat of eviction without reason’.1650
Indeed, the Committee is concerned that some operators use the periodic lease ‘eviction without
reason’ provision to manage the residents rather than manage the park itself.

(d)

The Marketing and Sale of Park Homes or Caravans

Under the RPLT Act, a ‘long-stay tenant is entitled to sell a relocatable home owned by the tenant
while it is in place on the agreed premises, unless the [tenancy] agreement expressly provides that
on site sales are prohibited’.1651 The park operator may act as the selling agent if there is a written
agreement between the tenant and the operator which allows this.1652
It was suggested to the Committee that ‘in considering the protection of rights for operators and
users, the sale of onsite caravans and mobile homes continues to be a “bone of contention” in the
industry on a number of different levels’.1653 While it is recognised that the sale of a caravan or
park home is at the total discretion of the owner, in terms of ‘who they sell to and when’, since
‘their right of occupancy is determined by a license/lease, then a new purchaser of the onsite
accommodation is a new tenant and needs to be approved by the landlord (operator)’.1654
CIAWA believes that the RPLT Act and competition legislation/policy has denied caravan park
operators ‘the right to control the sale of caravan and park homes in their caravan parks’.1655
According to CIAWA this then means that:
as a result, consumers are able to enter into contracts for the purchase of a caravan or
park home with third parties before they receive proper advice on tenancy arrangements
from the owner/manager of the park within which the caravan or park home is located.

1648

Submission No. 79 from Cable Beach Caravan Park, 25 May 2009, p1.

1649

Submission No. 71 from Department of Local Government and Regional Development, 19 May 2009, pp3-4.

1650

Mr Brian Sargent, President, Park Home Owners Association Western Australia Inc., Letter, 4 September
2009, p2 (as received by the Committee from Liza Harvey, MLA, Member for Scarborough, Electronic Mail,
11 September 2009).

1651

Section 55(1) Residential Parks (Long-stay Tenants) Act 2006 (WA).

1652

Section 57 Residential Parks (Long-stay Tenants) Act 2006 (WA).

1653

Submission No. 67 from Aspen Parks Property Management Ltd, 15 May 2009, p12.

1654

ibid.

1655

Submission No. 65 from Caravan Industry Association Western Australia Inc., 15 May 2009, p10.
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Where a relocatable ‘dwelling’ is sold in-situ, the purchaser can incorrectly assumes (sic)
(or is incorrectly advised by the seller) that existing tenancy rights are provided.1656

It believes that this is important because:
to ensure that the consumer is adequately informed about issues, including security of
tenure, relating to living in caravan parks and park home parks, caravan park operators
must be involved in the sale process prior to the contract for sale and purchase being
signed. 1657

Examples were provided to the Committee which demonstrate the importance of buyers being
aware of the situation they are buying into. One of the most important issues which the buyer must
be aware of is discussed in Chapter 8 at Section 8.4(a)(iii), that is, the fact that they are buying a
depreciating asset where the value of the land is not included in the selling price. As Aspen Parks
describes:
in its strictest sense, the valuation of house and land package attributes a diminishing
value on improvements, while the value of land appreciates. In the instance of a caravan
park, the onsite accommodation (depreciating asset) is owned by the user and the land
(appreciating asset) is owned by the operator. In transacting a sale, the user sells their
asset for inflated prices due to the value of land component and not the true value of their
accommodation asset. Therefore, the value of the operator’s land wrongfully passes to the
owner of the accommodation for no compensation to the operator. This inequity is often
overlooked by State and Local Government departments and interest groups who have no
financial investment in the caravan park industry.1658

Furthermore, not only is it possible that a potential buyer will not receive the correct information
they need to make an informed decision, they may also be misled by the seller, a situation that can
have disastrous consequences. The following example is provided:
Other instances have occurred where the sitting tenant has been advised of their
requirement to relocate their onsite accommodation for redevelopment of the area. In
which instance they have on-sold the accommodation to an unsuspecting purchaser
expecting to occupy that very site only to be burdened by the relocation.1659

The Committee has been made aware that this is not an isolated incident. For example, a caravan
park owner may not be intending to re-let the site once an existing long-stay tenant moves on, but
without their knowledge the structure on the site is on-sold for an inflated amount, with the

1656

ibid., p26.

1657

ibid., p17.

1658

Submission No. 67 from Aspen Parks Property Management Ltd, 15 May 2009, p12.

1659

ibid., p12.
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understanding of the purchaser that it remains in situ. In these situations it becomes morally
difficult for a conscientious park operator to force that person to then relocate.1660
CIAWA outlines very clearly the problems that can be had with disclosure, and emphasises the
importance of the caravan park operator being involved in the sale of caravans or park homes in
their park. Therefore, this organisation is quoted at length below.
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.1661

It should be acknowledged that PHOA expressed some resistance to allowing the park home
owner being the sole selling agent of homes in the park, largely due to concerns around
unreasonable commissions and lack of transparency.1662 The Committee believes that these are
legitimate concerns; however, they are issues which could be addressed in legislation.

1660

Ms Lexie Walter, Administration and Events Coordinator, Caravan Industry Association Western Australia
Inc., Telephone Conversation, 1 September 2009.

1661

Ms Donna Cocking, President, Caravan Industry Association Western Australia Inc., Transcript of Evidence,
2 July 2009, p19.

1662

Mr Mervyn Archer, Committee Member, Park Home Owners Association Inc., Transcript of Evidence, 27
July 2009, p7.
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The Committee believes that the issues relating to disclosure could be largely resolved if park
owners were to be involved in the process for the sale of onsite accommodation. While some
advocate for park owners to be the sole selling agent, this has several drawbacks, including that:
•

the proposal may result in park operators becoming de facto real estate agents
however they are not required to be licensed [as real estate agents]…

•

the proposal may be anti-competitive, in that a long-stay tenant would not be able to
access a competitive marketplace to obtain a market price for the park home or the
fees associated with selling the home; and

•

the proposal highlights the potential for conflict of interest. In the scenario where a
park operator is selling a new park home and has a number of occupied homes also
for sale, it is likely that the park operator would attempt to sell the new home first as
they would continue to generate an income while the occupied homes are on the
market.1663

Therefore, making the caravan park operator the sole selling agent may not be advisable.
Nevertheless, there is still an opportunity for them to have a role in the transaction, namely
advising the prospective purchaser of their rights and responsibilities associated with the lease. It
could be a condition of the sale that park owners are involved and that no transaction takes place
before they have provided full disclosure to a potential buyer. Alternatively, greater onus could be
placed on the vendor, as suggested by DoC:
Further consideration may be given to requiring a vendor/seller to give to a purchaser
disclosure material regarding the sale of the property, including whether there is any right
for the purchaser to reside on the site. Therefore, if a vendor did not give to the purchaser
the required disclosure material and the purchaser suffered a loss, the purchaser could sue
the vendor for civil damages for the losses suffered.1664

Finding 135
Despite the regulations requiring disclosure to tenants entering into agreements, a large
number of purchasers of long-stay caravans or park homes were, and are, not aware of the
tenure arrangements that exist within the caravan park.

1663

Mr Andrew Zell, Policy Officer, Legislation and Policy, Consumer Protection, Department of Commerce,
Electronic Mail, 24 September 2009, p1.

1664

ibid.
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Finding 136
It is important for prospective purchasers to be informed of the tenure arrangements prior to
purchasing a caravan or park home.

Finding 137
While providing information to the prospective purchaser is the seller’s responsibility, the
group best placed to ensure this information is provided is the caravan park owner/operator
as they have control of the land and the tenure of the site.

(e)

Disclosure to Prospective Buyers

Under the RPLT Act, ‘before a park operator makes a long-stay agreement with a person the park
operator must give the person the following’ documents1665:
•

proposed agreement

•

information booklet

•

information sheet

•

park rules

•

condition report1666

All of these are detailed in the information booklet (included in the above list) entitled Information
Booklet – Park Living. The booklet summarises the rights and responsibilities of park operators
and tenants, with reference to the format of agreements, issues regarding park living, dispute
resolution and the termination of tenancies.
This booklet has been drafted by DoC in consultation with PHOA and other stakeholders.1667 DoC
believes that the booklet is clear and easy to understand, but acknowledges that, as it has only
been in circulation since the RPLT Act came into operation, there could be room for
1665

Section 11(1) Residential Parks (Long-stay Tenants) Act 2006 (WA).

1666

Department of Commerce, Information Booklet – Park Living, June 2008, p4. Available at: http://www.
commerce.wa.gov.au/ConsumerProtection/PDF/Publications/Residential_Parks_information_booklet.pdf.
Accessed on 10 February 2009.

1667

Ms Anne Driscoll, Commissioner for Consumer Protection, Department of Commerce, Transcript of
Evidence, 24 July 2009, p8.
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improvement.1668 One particular improvement noted by the Commissioner for Consumer
Protection is that ‘some strong points could be made’.1669 Presumably, the Commissioner means
that the booklet it could more forcefully explain some of the less well understood aspects of
caravan park tenancy.
The importance of correct disclosure to prospective long-stay tenants has been highlighted in the
previous sections above, and also in Chapter 8. It is clear that if a prospective tenant is not
provided with the required disclosure documents, then they may be buying into a situation that
they do not fully understand, with all that this implies. Of utmost importance is that long-stay
tenants understand that the situation into which they are buying is not a permanent situation,
unless there is a considerably lengthy lease in place (for example, the 60 year leases offered in
lifestyle villages operated by National Lifestyle Villages Pty Ltd (NLV)). Of great concern to the
Committee is that fact that a person may purchase a caravan or park home situated in a caravan
park before discussion occurs with the park operator about the form that the tenancy agreement
will take, and, most alarmingly, before they obtain and consider the relevant disclosure
documents.
The Committee is of the view that this booklet is relatively easy to read and understand, and
summarises well the main aspects of the legislation. However, it suggests that a prominent
statement at the beginning of the booklet could better explain the nature of caravan park living
with regard to the issues which have been raised during this Inquiry, such as the separation of land
and building ownership, tenure, and the fact that caravan parks cannot, by their nature, provide
permanency beyond the duration of the particular long-stay agreement in place.
Finding 138
It is the obligation of park owners to provide prospective tenants with a copy of the
Department of Commerce disclosure booklet.

Finding 139
The Department of Commerce disclosure booklet does not explicitly highlight the nature of
the tenure arrangements for long-stay caravan and park home residents.

1668

Mr Andrew Zell, Policy Officer, Department of Commerce, Transcript of Evidence, 24 July 2009, p8.

1669

Ms Anne Driscoll, Commissioner for Consumer Protection, Department of Commerce, Transcript of
Evidence, 24 July 2009, p8.
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Recommendation 51
The Department of Commerce disclosure booklet must be urgently revised to contain a
clear and explicit notification of the limits to a long-stay caravan park tenancy agreement.

(f)

The Regulation of Long-stay Tenancies in Other Jurisdictions

In canvassing possible solutions for legislative amendment to the RPLT Act, DoC has examined
residential tenancy regimes as they apply to caravan parks in other jurisdictions. A detailed
synopsis has been provided to the Committee in DoC’s submission. As outlined in that submission
‘the application of residential parks tenancy legislation varies between jurisdictions’.1670 For those
jurisdictions that regulate residential parks, namely, New South Wales, Queensland, Western
Australia, South Australia and Victoria, similar provisions across residential park regulations
include the requirement for:
written agreements;
disclosure material to be given to tenants prior to entering into agreements;
dispute resolution through a tribunal; and
increased notice periods to terminate a periodic on-site agreement without reason,
compared to residential tenancies legislation operating in each jurisdiction.1671

Whereas, the variations between ‘regulations across jurisdictions include the application of the
regulations to particular segments of the residential parks industry, ongoing agreements and the
provisions relating to the termination of agreement’.1672

(g)

Legislative Amendment

PHOA argues that at ‘an absolute minimum’ the following legislative amendments should be
enacted:
•

Remove from Act “Eviction Without Reason”.

•

Fixed term Lease to be offered to all Tenants. Minimum 5 years, with renegotiable
clause after the period.

•

Adequate relocation compensation to be paid if evicted.

1670

Submission No. 52 from Department of Commerce, 1 May 2009, p15.

1671

ibid.

1672

ibid.
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•

Rent increases to be limited to CPI annually.

•

Remove from the Act owners first right of refusal on sale of home.

•

Greater help from S.A.T. given to the Tenant.1673

In terms of amendment to the RPLT Act, DoC has ‘undertaken preliminary examination’ of
several options,1674 and these have been discussed in context in the previous sections. They
include:
•

increasing the minimum period of notice to be given to long-stay tenants;

•

mandating extended fixed-term agreements to replace periodic site-only agreements,
particularly for tenants who occupied sites prior to the commencement of the Act;

•

implementing tenure provisions similar to those used in the Queensland or New South
Wales legislation that governs residential parks; and/or

•

the development of a fund to assist long-stay tenants who are required to relocate as a
result of the closure of a residential park.1675

However, DoC advise that:
early examination of these options suggest that each is likely to have wider consequences
that would result in higher costs for long-stay tenants and/or park operators and may
produce significant market distortions that may affect the long-term viability of residential
parks. Some of the options may also create a discrepancy between the original legislative
principles that underpin general residential tenancy and residential park tenancy.1676

As DoC further notes, ‘solutions to support the maintenance and growth of this niche housing
sector are likely to require a “whole of government” approach that takes into account the State’s
planning, housing and tourism strategies and the ageing population’.1677 It appears that at this
point, amendment of the RPLT Act, in isolation of other reforms, in order to address the security
of tenure issue and related concerns raised by residents is not considered to be the best approach.
The Committee believes that, in line with the argument presented by DoC, a holistic approach to
the various issues faced by caravan park residents is required. Furthermore, many of the wider
issues that have led to the situations which are concerning to caravan park residents and which
1673

Mr Brian Sargent, President, Park Home Owners Association Western Australia Inc., Letter, 4 September
2009, p2 (as received by the Committee from Liza Harvey, MLA, Member for Scarborough, Electronic Mail,
11 September 2009).

1674

Submission No. 52 from Department of Commerce, 1 May 2009, p3.

1675

ibid.

1676

ibid.

1677

ibid.
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desperately need addressing are outside the scope of this Inquiry. These include, but are not
necessarily limited to, rising land values, housing affordability and the ineffectiveness of social
housing to adequately provide alternatives to caravan parks for those in need. The Committee
urges the government to address as a matter of priority these related issues.
The Committee, after due consideration, could not accept the legislative amendments proposed by
PHOA. Other recommendations are contained in this report that, if implemented, will address
PHOA’s concerns. These include several wide-ranging solutions to some of the concerns raised by
residents of caravan parks which do fall within the ambit of this Inquiry which are discussed in
Chapter 8, at Section 8.4(a)(vi).
When the situation arises where long-stay tenants face the risk of being evicted, the interagency
working group model developed to assist residents of Kingsway should be established to provide
assist. Refer Chapter 8.

9.6

Providing an Adequate Mix of Long- and Short-Stay Facilities and
Sites

The CPCG Regulations define a ‘long stay site’ as being ‘a site at a caravan park which is to be
occupied consecutively by the one person or group of persons for any period of time’.1678 The
Regulations provide for certain facilities and services to be made available at each long-stay site in
keeping with the more permanent nature of the living arrangement. For example:
•

a ‘hard stand for a vehicle other than the caravan’ and/or a parking space ‘next to the
site’1679

•

‘a separate meter to record the electricity, if any, supplied to that site’1680

•

‘a tap or water connection point with a supply of potable water’1681

•

‘a sewage connection point’ at long-stay sites ‘which have ablution, toilet or laundry
facilities’1682

•

‘all connections necessary to install a telephone on the site, unless otherwise approved’1683

•

‘a lockable mail box’1684

1678

Schedule 8 Caravan Parks and Camping Grounds Regulations 1997 (WA).

1679

Schedule 7, clause 13 Caravan Parks and Camping Grounds Regulations 1997 (WA).

1680

Schedule 7, clause 37(2) Caravan Parks and Camping Grounds Regulations 1997 (WA).

1681

Schedule 7, clause 43 Caravan Parks and Camping Grounds Regulations 1997 (WA).

1682

Schedule 7, clause 46(2) Caravan Parks and Camping Grounds Regulations 1997 (WA).

1683

Schedule 7, clause 50(2) Caravan Parks and Camping Grounds Regulations 1997 (WA).
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A ‘short stay site’ is defined by the CPCG Regulations as being ‘a site at a caravan park which is
to be occupied consecutively by the one person or one group of persons, for no longer than 3
consecutive months’. 1685
Certain aspects of the provision of long- and short-stay facilities and sites have been discussed
earlier in this report, and will not be revisited in any detail in this section. The dual use of caravan
park sites and facilities is discussed in Chapter 8. Section 8.3(a) of that chapter outlined the supply
of and demand for long- and short-stay sites within caravan parks. That section notes that demand
for long-stay sites in caravan parks is generally increasing while demand for tourist sites is not
decreasing. This presents a problem in that caravan parks around the state continue to close,
thereby creating a tension between the supply of short- and long-stay sites, particularly in areas
where supply is constrained (such as the North West tourism region). As also noted in that section,
there is significant concern within the industry and also within the wider caravanning and camping
community that the residential use of parks is encroaching on their use for tourism purposes.
Section 8.3(b) presents a discussion around the provision of a suitable balance of both types of
sites.
Currently the CPCG Regulations allow LGAs to provide for the mix of sites within the licensing
conditions imposed on a caravan park.1686 WALGA believe that ‘this is appropriate as Local
Government is best placed to understand the needs of their own communities’1687 and
recommends ‘that Local Government continue to be responsible for determining the mix of
permanent and short stay accommodation in Caravan Parks’.1688 It concedes that maybe the only
place this has not worked well is:
in the north of the State where the economic boom and the resulting demand for housing
has resulted in caravan parks becoming full of permanent residents. With the lack of
available accommodation in these areas, there is little choice than to allow these parks to
be used for permanent accommodation.1689

The number of sites allocated for tourist and residential use within a caravan park is largely a local
government planning issue, and as such is discussed extensively in Chapter 7. Section 7.5(a) of
that chapter canvasses the planning for long- and short-stay sites within caravan parks, with
particular reference to the potential use of a percentage to determine the ratio of sites allowed.
Much evidence was received by the Committee regarding this, and it has proven to be a
particularly contentious issue. The argument presented in Chapter 7 is that advocated by most
stakeholders, that is, that a common approach throughout the state in regards to the number of
long-stay sites within each caravan park would not be workable and that each LGA should provide
1684

Schedule 7, clause 51(a) Caravan Parks and Camping Grounds Regulations 1995 (WA).
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Schedule 8 Caravan Parks and Camping Grounds Regulations 1997 (WA).
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Regulation 50 Caravan Parks and Camping Grounds Regulations 1997 (WA).
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Submission No. 58 from Western Australian Local Government Association, 6 May 2009, p6.
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a flexible approach within their local tourism planning strategies and developed in consultation
with local operators. On the whole, this is what appears to be happening. Therefore, it is be
suggested that this mix should be prescribed in caravan and camping legislation. Rather, it
requires address through local government town planning schemes, policies and strategies.
Furthermore, some aspects that are leading to the increasing use of caravan parks for residential
purposes, such as housing affordability and availability, will require addressing through
government policy and a whole of government approach.
In terms of the provision of facilities for the two user groups, it has been suggested to the
Committee that the CPCG Act and Regulations be amended to ‘recognise and separate the
provisions and regulations applying to Tourist Caravan Park travellers and the Permanent Park
Home residents’, whereas currently the two are ‘being treated as having the same needs’.1690 As
noted in Chapter 4, there is a degree of variation between the types of services and facilities
required by travellers, holidaymakers and residents of caravan parks. Furthermore, as noted in
Chapter 8, Section 8.4(b), that the two quite different uses of caravan parks, that is, for tourism
and residential purposes, are often incompatible. It is not suggested that the dual usage of caravan
parks should be disallowed. Rather, it appears that keeping the two uses separate as far as possible
in the one caravan park is the best way to address this problem.
The extent to which this can be provided through legislative change is clearly limited. However, in
terms of park design, should the recommendation made earlier in this chapter be adopted, that is,
reducing design prescription and allowing parks more flexibility to meet demand, this would
enable park operators to provide certain facilities in certain areas of the park only where
necessary. For example, removing the prescriptions regarding the provision of ablution blocks
would enable a park which caters largely for self-contained RVs to only provide ablution blocks in
the residential area of the park. On the other hand, if all the long-stay homes in the park were selfcontained park homes, then it may only be necessary to have ablution blocks for camp sites, for
example.
The regulation of purely residential parks, in particular those ‘park home parks’ which are
modelled as lifestyle villages, has become something of an anomaly under the CPCG legislation.
As the City of Rockingham points out:
the Regulations do not adequately cater for Park Home Villages (such as National
Lifestyle Villages). Many requirements of a Caravan Park (eg ablution facilities,
recreational facilities for children etc) are not appropriate for an over 55’s lifestyle village
yet there are no specific exemptions.1691

Similarly, the Shire of Busselton argues:
facilitating tourist use of caravan parks and camping grounds should be addressed more
clearly in the Caravan Park and Camping Regulations 2007 (the Regulations). At present
there is no distinction between the requirements for park homes within tourism or
1690

Submission No. 43 from WA Association of Caravan Clubs Inc., 30 April 2009, p20.

1691

Submission No. 66 from City of Rockingham, 15 May 2009, p3.
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residential zoned areas. Park homes are simply classified as short term accommodation.
Amendment of the Regulations or introduction of new legislation could facilitate tourist
use by making a distinction between the standard of building requirements for structures in
caravan parks and camping grounds as opposed to park home parks or park homes in
residential areas…
The benefit of legislating for the separation of park home parks and tourist parks includes
financial benefits for genuine tourist uses. Caravan Parks and camping grounds for tourist
use do not require to be constructed to the same standard which may reduce the cost for
tourist parks. This is a major issue affecting the establishment of new tourist parks. 1692

As noted above, planning and development issues affecting caravan parks is discussed in Chapter
7 and will not be revisited in any depth here. It should be noted, however, that Chapter 7, Section
7.5(b), contains a recommendation to separate the regulation of ‘lifestyle village’ type
developments from other caravan and camping regulations.

1692

Submission No. 55 from Shire of Busselton, 1 May 2009, p6.
- 349 -

ECONOMICS AND INDUSTRY STANDING COMMITTEE

CHAPTER 10 REGIONAL SNAPSHOTS
From the early stages of this Inquiry it became obvious to the Committee that while there are
common issues confronting operators and users of caravan parks and camping grounds in Western
Australia there are also significant regional variations in relation to the pressures faced by the
industry and the circumstances in which caravan parks operate. As a means of demonstrating the
existence of regional variations, this chapter provides a series of snapshots of a sample of regions
and towns, composed from the evidence presented to this Inquiry. The snapshots presented are of
Broome, the Pilbara Region, Mandurah, Albany, Busselton and Coral Bay.

10.1 Broome
Broome is located on the north west coast of Western Australia and is part of the Kimberley
region which, together with the Pilbara region, comprises Australia’s North West Tourism Region.
Tourism Western Australia (Tourism WA) describes Broome as one of the state’s ‘most popular
holiday destinations’ and ‘the southern gateway to the magnificent wilderness region of the
Kimberley’.1693 North West Tourism advised that Broome is a popular destination for grey
nomads and others who are travelling through the north west region. Visitors come to Broome for
resort style accommodation, to see the Kimberley and to access cruise boats that tour the coastal
areas.1694
Evidence suggests that, at present, the Broome economy is still strong and that ‘the caravan
industry continues to flourish in Broome’.1695 Tourism WA advise that ‘research indicates that
68% of caravan park visitors travelling interstate entered in the north of WA and exited in the
south’.1696 Furthermore, according to Mr Philip Chadd, State Representative, Campervan and
Motorhome Club of Australia Ltd (CMCA), there is ‘not much’ between Broome and
Kununurra.1697 Therefore, Broome acts as the major provider of tourism accommodation between
Kununurra and Exmouth. However, as the following demonstrates, there is also evidence to
suggest that there is significant risk to the Broome economy in general, and the caravan park
industry in its current configuration, in particular, and that Broome is facing a potential watershed.

1693

Tourism Western Australia, Western Australian Region Profiles. Australia’s North West, nd. Available at:
http://www.australiasnorthwest.com/en/Destinations/The_Kimberley/Broome/ Pages/Broome.aspx. Accessed
on 12 September 2009.
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Mr Glen Chidlow, North West Tourism, Committee Briefing, 29 June 2009.
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Submission No. 80 from Roebuck Bay Caravan Park, 22 May 2009, p1; Mr Glen Chidlow, North West
Tourism, Committee Briefing, 29 June 2009.

1696

Submission No. 60 from Tourism Western Australia, Attachment 4, Closed Evidence, 8 May 2009, p1.
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Mr Philip Chadd, State Representative, Campervan and Motorhome Club of Australia Ltd, Transcript of
Evidence, 2 July 2009, p6.
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(a)

The Caravan Park Industry in Broome

At the time the 2006 Broome Accommodation Study was published there were six caravan parks in
Broome providing caravan powered sites, camp sites and cabins.1698 There were also three sites
located outside of Broome, namely Bird Observatory, Barn Hill and Port Smith. Together, these
nine caravan parks and camping grounds provided 1,551 sites in the Broome area.1699 However,
by the time Tourism WA developed its pre-feasibility study for potential caravan park
development in Broome, the number had fallen to five.1700 One of these parks, the Roebuck Bay
Caravan Park, is owned by the Shire of Broome and leased to a private operator. This park is ‘kept
for caravan and camping with no park homes or chalets’.1701 However, during its investigative
travel the Committee observed that people were living in this park on a long-term basis. This issue
will be returned to below.
In addition to the caravan parks, there are a number of overflow sites in Broome located at the
PCYC, the Pistol Club and the 7 Day Adventists, which add 152 sites during the peak demand
period.1702

(b)

Demand for Caravan Parks and Camping Grounds

As noted above, the caravan park industry in Broome is seen to be flourishing. According to PRD
Nationwide Project Marketing (WA) (PRD Nationwide), ‘demand for caravan bays, camping sites
and cabins at this location [Palm Grove] is extremely strong and patrons are less sensitive to
price’.1703 Mr Graeme Campbell, operator of the Roebuck Bay Caravan Park, also submits that
‘demand this year has been high’.1704 Mr Peter Sharp, Director, Parks and Visitor Services,
Department of Environment and Conservation (DEC), also sees demand for camping increasing in
the Broome area. At hearing, Mr Sharp stated that DEC statistics:
are showing that tourism up to this point in time this year has been increasing eight per
cent in the Kimberley. So even in light of the downturn, we are actually having an
increase, a ramp-up, in terms of the visitation and demands on our agency. … We are
1698

Tourism Western Australia, Broome Accommodation Study. Future Needs Analysis, report prepared by
Kadar Pearson & Partners, Tourism Western Australia, Perth, November 2006, p20. Available at:
http://www.tourism.wa.gov.au/Publications%20Library/Investment%20Opportunities/IDVS%20BME%20A
ccm%20Study%20Edit%20Version%20Nov%2007.pdf. Accessed on 11 September 2009.
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Submission No. 60 from Tourism Western Australia, Attachment 4, Closed Evidence, 8 May 2009, p59.

1701

Submission No. 80 from Roebuck Bay Caravan Park, 22 May 2009, p1.
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Tourism Western Australia, Broome Accommodation Study. Future Needs Analysis, report prepared by
Kadar Pearson & Partners, Tourism Western Australia, Perth, November 2006, p20. Available at:
http://www.tourism.wa.gov.au/Publications%20Library/Investment%20Opportunities/IDVS%20BME%20A
ccm%20Study%20Edit%20Version%20Nov%2007.pdf. Accessed on 11 September 2009; Shire of Broome,
Committee Briefing, 30 June 2009.
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Submission No. 19 from PRD Nationwide Project Marketing (WA), 20 April 2009, p1.
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certainly seeing around Broome demands for people to go out and camp out of Broome; it
is still strong.1705

For the year ended June 2006, caravan parks represented 37.55% of total rooms/sites available,
44.09% of the total rooms/sites sold and 14.17% of the estimated total tourism accommodation
revenue. This data does not include the number of long-stay sites and the revenue they generate.
Caravan parks were found to have a 49.59% occupancy for the June 2006 financial year.1706
Broome caravan parks are also subject to the same demand trends noted in Chapter 4, namely the
trend toward self-contained vehicles and changing demands for facilities provided in parks.
In assessing Broome’s medium-term (2012-2025) land use requirements, the Broome
Accommodation Study reports that:
the medium term needs are expected to see new developments meeting a changing visitor
profile and demand. It is anticipated that new developments over this period will be
predominantly in the categories of Luxury Hotels, Apartment Hotels, Standard Hotels and
the emergence of reconfigured Caravan Parks that provide higher yielding
accommodation types such as cabins and chalets in addition to tents and powered sites.1707

In relation to long-term land use requirements, the study suggests the development of such
reconfigured caravan parks outside Broome itself, further north on the Dampier Peninsula.1708
The study provides several reasons for the development of reconfigured caravan parks that contain
increasing numbers of cabins, chalets and permanent tents:
•

‘a diminishing availability of traditional caravan and camping sites’

•

‘a developing trend in consumer demand for this reconfigured type of accommodation’

•

‘a need by operators to increase yield to maintain viability of such operations’.1709

1705

Mr Peter Sharp, Director, Parks and Visitor Services, Department of Environment and Conservation,
Transcript of Evidence, 24 July 2009, p10.

1706

Tourism Western Australia, Broome Accommodation Study. Future Needs Analysis, report prepared by
Kadar Pearson & Partners, Tourism Western Australia, Perth, November 2006, p10. This study estimated
that ‘permanent’ park residents occupied 9.61% of available park sites and excluded this number of sites
from their data.
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Tourism Western Australia, Broome Accommodation Study. Future Needs Analysis, report prepared by
Kadar Pearson & Partners, Tourism Western Australia, Perth, November 2006, p3.

1708

ibid., p4.
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(c)

Supply and Supply Pressures

As noted above, there are currently five caravan parks operating in Broome. However, there is
considerable pressure on the supply of caravan parks in this area. As Mr Graeme Campbell
submits, ‘there has been approximately 20 parks closed in the last ten years with only one
significant one opened (Point Samson)’.1710
The Shire of Broome expressed its concern at the potential closure of three parks in Broome.
According to the Shire, the Palm Grove Holiday Park and the Tarangau Caravan Park have been
sold, and the 480 site Cable Beach Caravan Park is under pressure to sell from people who wish to
redevelop the site.1711 The Committee understands that the owner of the Cable Beach Caravan
Park is a long-term owner of the park and has expressed his desire to continue operating as a
caravan park. However, the Committee also understands that this park owner may be subject to
considerable pressure to sell in the future.1712
This situation is characteristic of the redevelopment pressures that are building up in many of the
high value tourism areas of the state.
These closures are discussed further below. While the current economic downturn has provided
some breathing space for Broome caravan parks, if these three parks are lost, the implications for
Broome tourism are significant.1713
(i)

Seasonality of Demand

Like demand for tourism accommodation elsewhere in the north west, demand for caravan parks
and camping grounds in Broome is seasonal. Here, there are three seasons in which the
accommodation market operates:
•

Peak Season – 1st June to 30th September

•

Shoulder Season – 1st April to 31st May and 1st to 31st October

•

Low Season 1st November to 31st March1714

PRD Nationwide also notes the beginning of the caravanning season in April, continuing to the
end of September. According to PRD Nationwide, ‘the demand for cabins extends to the end of

1710

Submission No. 80 from Roebuck Bay Caravan Park, 22 May 2009, p1.

1711

Shire of Broome, Committee Briefing, 30 June 2009.

1712

Submission No. 60 from Tourism Western Australia, Attachment 4, Closed Evidence, 8 May 2009, p59.
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Shire of Broome, Committee Briefing, 30 June 2009.
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Tourism Western Australia, Broome Accommodation Study. Future Needs Analysis, report prepared by
Kadar Pearson & Partners, Tourism Western Australia, Perth, November 2006, p8.
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October and for a short time over Xmas. These cabins fill a gap between the Resorts and the
backpacker Hostels’.1715
The 2006 Broome Accommodation Study found that:
throughout the peak season all accommodation outlets experience occupancies of 95%
plus, during the shoulder season between 55% and 75%, and 15% to 45% over the low
season. The peak season (June to September) has reached maximum capacity.1716

This study also reports that:
in 2005/2006 the caravan parks reflected the greatest variation in market occupancy
between low season (November to March) at 11.14% and high season (April to October) at
77.06%.1717

In comparison with other accommodation categories, the study data ‘shows a clear flattening
trend’ in caravan park accommodation demand, stating that ‘anecdotally the caravan park owners
have noticed that the long-term customers are staying 2 weeks less than the previous year due to
fuel costs.1718 Based on anecdotal evidence, the Shire of Broome advised the Committee that the
seasonality of the industry means that caravan park operators are doing it tough, particularly when
combined with the increasing level of service demanded by the caravanning public.1719
(ii)

Land Pricing and Availability

As well as seasonality of demand, caravan parks and camping grounds in Broome are under
considerable supply pressure due largely to land pricing and availability, although there is also
renewed pressure for worker accommodation to meet resource sector demand. In fact, land
availability was ‘a key component and driver’ of the 2006 Broome Accommodation Study.1720
Mr Graeme Campbell sees Broome facing issues similar to those being confronted in other areas
‘in so much that there is a drive to utilize caravan parks for other uses primarily because of the
value of the land for uses other than caravan parks’.1721 According to the owners of the Palm
Grove Holiday Park, while ‘business remains quite profitable and is well maintained’, ‘due to its

1715

Submission No. 19 from PRD Nationwide Project Marketing (WA), 20 April 2009, p1.

1716

Tourism Western Australia, Broome Accommodation Study. Future Needs Analysis, report prepared by
Kadar Pearson & Partners, Tourism Western Australia, Perth, November 2006, p8.
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ibid., p21.
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ibid., p21.
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Shire of Broome, Committee Briefing, 30 June 2009.
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Tourism Western Australia, Broome Accommodation Study. Future Needs Analysis, report prepared by
Kadar Pearson & Partners, Tourism Western Australia, Perth, November 2006, p4.
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Submission No. 80 from Roebuck Bay Caravan Park, 22 May 2009, p1.
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close proximity to Cable Beach, the land value is unlikely to sustain a caravan park in the long
term. The site is bound to be redeveloped for a higher and more profitable use at some point’.1722
As noted above, two caravan parks have been sold and a further is at risk of being sold. The Palm
Grove Holiday Park was sold, then remarketed and sold again to a Hong Kong based company,
and will eventually be redeveloped. The Tarangau Caravan Park was sold and at the time of this
Inquiry was back on the market.1723 These sales possibly reflect the decreasing viability of caravan
parks and the increasing speculative value of caravan park land. As Mr Graeme Campbell advised,
‘the cost of building a new park versus the return means that no one is building new parks’.1724
(iii)

Residential Housing Land and Building Costs

As well as facing competition from external investors, caravan park land is in competition with
land for residential developments. This competition places upward pressure on land prices.1725
Between 2001-2002 and 2005-2006, the median land price in Broome experienced significant
upward movement, as the following data on Broome’s three main residential areas show.
Table 10.1

Broome Median Land Prices1726

Residential Area

2001-2002
($)

2005-2006
($)

% Increase

Broome

55,000

150,000

172.7

Cable Beach

58,000

180,000

210.3

Roebuck

52,000

150,000

188.5

The Broome Accommodation Study noted that residential land prices increased by 30% in 20052006 and were ‘expected to increase by a further 15% to 20% in 2006/2007’.1727 In 2006, Broome
real estate agents and property developers estimated price growth between 2007 and 2010 to be six
to eight per cent per annum. They further ‘estimated that price equilibrium will be achieved
around 2012-2018 on the basis that Broome International Airport is re-located to 12 Mile and that
current airport land is released for residential and commercial development’.1728 In briefing the
1722

Submission No. 19 from PRD Nationwide Project Marketing (WA), 20 April 2009, p1.
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Shire of Broome, Committee Briefing, 30 June 2009.
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Submission No. 80 from Roebuck Bay Caravan Park, 22 May 2009, p1.
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Tourism Western Australia, Broome Accommodation Study. Future Needs Analysis, report prepared by
Kadar Pearson & Partners, Tourism Western Australia, Perth, November 2006, p4.
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Adapted from: Tourism Western Australia, Broome Accommodation Study. Future Needs Analysis, report
prepared by Kadar Pearson & Partners, Tourism Western Australia, Perth, November 2006, p24.
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Committee, the Shire of Broome advised that a small block of land in Broome would now sell for
between $300,000 to $360,000.1729
As well as increasing land prices, the cost of building in Broome has also increased significantly,
‘from $1,000 per square metre in 2001 to $1,800 per square metre in 2006 representing an
increase of 80%’.1730
The Broome Accommodation Study data represented in Table 10.2 show the increase in median
house prices in Broome’s major residential areas between 2001-2002 and 2005-2006.
Table 10.2

Broome Median House Prices1731

Residential Area

2001-2002
($)

2005-2006
($)

% Increase

Broome

175,000

415,000

137.1

Cable Beach

215,000

420,000

95.5

Roebuck

220,000

425,000

93.2

While the data shown in Tables 10.1 and 10.2 no longer reflect the current land and house prices
in Broome, they help to show the significant increases in land and house values.
The Shire of Broome advised the Committee that in June 2009 house and land packages in
Broome ranged between $600,000 and $800,000.1732 These prices are expected to continue to
increase over the long-term.
Residential housing availability in Broome is also affected by the high proportion of investment
properties and Government Regional Officers’ Housing homes. These houses do not have a high
turnover and are seen by the Shire of Broome as distorting the Broome property market.1733
The rising price of land and building costs in Broome makes it increasingly difficult for existing
and potential developers to make an acceptable return on their investment. This is particularly
critical for accommodation that is at the lower-yielding end of the market, that is, for caravan
parks. Here, ‘the high land and building costs are expected to be prohibitive to the development of
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Shire of Broome, Committee Briefing, 30 June 2009.
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Tourism Western Australia, Broome Accommodation Study. Future Needs Analysis, report prepared by
Kadar Pearson & Partners, Tourism Western Australia, Perth, November 2006, p25.
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ibid., p24.
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new properties in their current configuration in order to meet demand in this category’.1734
Therefore, investment is more likely to be in the medium to high end of the tourism market.1735
(iv)

Impact of Resource Projects

The Broome Accommodation Study reported that the large rise in land values were due largely to:
•

Skilled labour developing the Broome Power Station

•

Demand from 4 Gas exploration companies – Woodside, Inpex, Apache and Shell

•

Skilled labour for $45 million upgrade to Broome Hospital.1736

Developments such as these place pressures on residential accommodation, resulting in housing
shortages and increased rental prices. While the rental values may have fallen slightly, until quite
recently people had to pay $800 to $900 per week for an average family home.1737
Given the increased demand for residential accommodation and the increased cost of renting a
residential property in Broome, it is not surprising that people turn to caravan parks as an
affordable form of housing. According to Mr Graeme Campbell, ‘given the housing shortages in
the North there has been a lot of occasions where the tourist component of parks is negligible due
to permanent places being given to workers’.1738 Roebuck Bay Caravan Park, for example,
provides low-cost long-stay accommodation for many members of the Broome workforce.1739
While the Broome Accommodation Study noted the redevelopment potential for the Roebuck Bay
Caravan Park land, the Shire of Broome ‘has taken the step of declaring that the Park we lease is
kept for caravan and camping with no park homes or chalets’.1740
The Shire of Broome expressed concern about the impact that Woodside’s development at James
Price Point would have on Broome’s tourism accommodation.1741 Noting that the development
was already using up tourist accommodation, the Shire is concerned that further speculative
pressure is already being placed on land values and on residential housing. It is possible that this
development will see the relocation of the Broome Airport sooner than is currently anticipated,
although it is expected that this will still mean a minimum of five years before the cessation of the
disturbance from aeroplanes and helicopters in the town centre and the availability of the airport
1734

Tourism Western Australia, Broome Accommodation Study. Future Needs Analysis, report prepared by
Kadar Pearson & Partners, Tourism Western Australia, Perth, November 2006, p25.
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land for development purposes.1742 It is important to the Shire that Broome, primarily a tourism
based economy, is not transformed into another Karratha, primarily a resource sector economy.
There is acknowledgement from DEC of the increasing pressures from resource sector growth.
According to Mr Peter Sharp, DEC’s Director, Parks and Visitor Services:
there is no doubt that the Kimberley will be a hot spot for the next 50 years. The growth of
the oil and gas industry will put some interesting pressures on Broome and areas around
there.

Based on DEC’s experience in relation to Rio Tinto’s operations in Karijini National Park, Mr
Sharp also believes there will also be ‘a substantial increase in short-term recreational visits in the
immediate vicinity of wherever people are residing’.1743
(v)

Planning and Development Issues

Broome is affected by the rigid interpretations applied to the State’s coastal planning policy. As
Broome faces the same issues as Karratha and Port Hedland in this regard, the question of the
policy’s impact on Broome in particular is not discussed here. Refer to Section 10.2(c)(ii) below
for a discussion on the general impact of coastal planning policy on land use in the north west
region.
Apart from its affordability, land availability is a major problem facing the caravan park industry
in Broome. The Shire of Broome expressed concerns in relation to the lengthy planning process
involved in trying to get land released. Furthermore, there has been no land released over the past
10 years, largely due to Native Title negotiations. The Native Title claim initially covered the
entire Broome area. However, most reserves were found to extinguish Native Title. Nevertheless,
there are still large tracts of land in and around Broome that are subject to a Native Title claim.1744
The Broome Accommodation Study notes the limited availability of land for caravan park
development in Broome and ‘forecast[s] that land will need to be secured in areas such as
Quondong, Barred Creek, Willie Creek, Coconut Well, Crab Creek and Port Smith in order to
meet forecast demand in this category’.1745
The Department of Planning (DoP) advised at hearing that it is ‘assisting the Shire of Broome with
its local planning strategy at the moment’ and was ‘trying to make sure that it [Shire of Broome]
gets its local planning strategy in place’.1746 Ms Hill, Executive Director, Regional Planning and
1742

ibid.

1743

Mr Peter Sharp, Director, Parks and Visitor Services, Department of Environment and Conservation,
Transcript of Evidence, 24 July 2009, p10.
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Shire of Broome, Committee Briefing, 30 June 2009.
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Tourism Western Australia, Broome Accommodation Study. Future Needs Analysis, report prepared by
Kadar Pearson & Partners, Tourism Western Australia, Perth, November 2006, p4.
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Strategy, DoP, advised that Broome ‘is extremely well supplied with public open space and
somewhat less well supplied with residential land’.1747 According to Ms Hill:
whenever there has been a development in the past, obviously they have to put aside a
certain amount of public open space. It is not managed. It is often very degraded land and
it has some social issues.1748

Given this, there are several amendments in train ‘to convert public open space’.1749

(d)

Implications for Tourism in Western Australia

The Committee has heard considerable evidence in relation to the problems associated with the
lack of supply of caravan park and camping ground sites in the peak and shoulder seasons. The
Committee has also seen first hand caravanners queuing outside caravan parks waiting for a site to
become available. As the CMCA advised, people ‘try to get into Broome, and cannot’.1750
Similarly, the Caravan Industry Association Western Australia Inc. (CIAWA) stated that ‘in the
north west people say that they get to Broome and they have not got accommodation; it might be
for July and August’.1751
One response of caravan park operators to the situation has been to cancel existing bookings and
stop taking further bookings for sites. The WAACCI submit that:
many caravan parks and tourist agents are not willing or able to take forward bookings for
holiday/tourist centres along the WA Coast, Esperance, Busselton, Geraldton, Shark Bay,
Coral Bay, Broome, to Kununurra. The situation in the NW of WA is extremely serious (eg
Broome) when thousands of tourists are left without any firm travel plans when sightseeing
the Kimberley region. It is the same story from Darwin right down to Carnarvon and
beyond when talking to other travellers.1752

At hearing, Mr Walker told of his personal experience in Broome:
My wife made the booking. She made a booking the year before to stay at Roebuck Bay
Caravan Park. ... She rang the caravan park and our booking was acknowledged. The trip
was going to be the following year, in about June. In February of that year we got a notice
from the caravan park saying that all the bookings had been cancelled. We were told that
the caravan park chose the bookings by lottery and unfortunately we did not get a booking.

1747

ibid., p17.

1748

ibid.

1749

ibid.

1750

Mr Philip Chadd, State Representative, Campervan and Motorhome Club of Australia Ltd, Transcript of
Evidence, 2 July 2009, p6.

1751

Ms Pat Strahan, Chief Executive Officer, Caravan Industry Association Western Australia Inc., Transcript of
Evidence, 2 July 2009, p8.

1752

Submission No. 43 from Western Australian Association of Caravan Clubs Inc., 30 April 2009, p15.
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We had paid money. We had booked the boat for $30 000 or $40 000 and we then had to
make different arrangements.1753

If there is a lack of available sites and no capacity to book sites in advance, one logical conclusion
is that people will stop travelling to Broome, choosing instead to travel to other locations in
Australia and overseas. According to North West Tourism, Bali is one of Broome’s greatest
competitors.1754
The evidence of caravan clubs bears witness to the risk of travellers either turning back from
Western Australia at Kununurra, or not travelling as far north along the coast to Broome. Mr
Walker, WAACCI, advised that ‘the long distances and the hassle of trying to formally book to
make sure that they have a successful trip is just too much’.1755 WAACCI further submits that:
many ‘road’ tourists are very aware of the above constraints, including the current
restriction on park accommodation and are already looking to travel elsewhere in
Australia and to overseas destinations. They are suffering from mild irritation through to
extreme annoyance at feeling they are not wanted as tourists in Broome.1756

Similarly, according to CMCA:
if there is no reasonable accommodation within near walking distance from a business
centre, then the tourist will generally be forced by circumstances to simply drive straight
through. Or turn around and go back home as is often the case in the North West between
Broome and Kununurra.1757

This risk is also acknowledged by Tourism WA which submits that ‘if caravan park tourists are
not able to get a caravan park site in Broome or Port Hedland, for example, they may decide not to
enter the State at all’.1758

(e)

Future Developments

It is clear to the Committee that the situation in Broome is critical. The Shire of Broome is clearly
aware of the situation and, as part of a pre-feasibility study into caravan park development,
‘identified one site for a new caravan park feasibility study as part of this project’.1759 According
to the Shire, its:
1753

Mr Edward Walker, President, WA Association of Caravan Clubs Inc., Transcript of Evidence, 2 July 2009,
p5.

1754

Mr Glen Chidlow, North West Tourism, Committee Briefing, 29 June 2009.

1755

Mr Edward Walker, President, WA Association of Caravan Clubs Inc., Transcript of Evidence, 2 July 2009,
p6.

1756

Submission No. 43 from Western Australian Association of Caravan Clubs Inc., 30 April 2009, pp15-16.

1757

Submission No. 27 from Campervan and Motorhome Club of Australia Ltd, 28 April 2009, p15.

1758

Submission No. 60 from Tourism Western Australia, 8 May 2009, p1.

1759

Submission No. 60 from Tourism Western Australia, Attachment 4, Closed Evidence, 8 May 2009, p59.
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preferred strategy for the development of the caravan park is to release land vested in the
Shire as a leasehold opportunity to a private developer by way of a tender to build, lease
and operate the park.1760

The proposed park is comprised of three different types of accommodation, each in its own
precinct:
•

Accommodation Precinct: luxury units, family units and lodging accommodation

•

Caravan and Camping Precinct: holiday vans, recreational vehicles (RVs), self-contained
vehicles, ensuite sites and caravan sites

•

Transient Worker Precinct1761

This 500 site park would also provide a recreation room, swimming pools, campers kitchen and
other recreational facilities.1762
However, the study found that ‘due to the high level of capital infrastructure constructed in the
early years [sunk costs such as road services and landscaping], the park does not start returning a
reasonable return (better than interest accounts) for almost 15 years’.1763 In the context of a
standard 21 year lease situation, this means that investors would not have sufficient time to recoup
their costs.1764
It is generally accepted that a caravan park cannot be built to operate solely in the peak season and
that overflow areas provide a vital service in Broome in peak times. There is also evidence to
suggest that the development of nature-based parks on pastoral leases will provide an important
supply of caravan and camping sites. As CMCA stated:
we see the development of farm stays as a very suitable alternative, particularly up around
Broome and that area. That is why Barn Hill has just exploded, because it is available.1765

Tourism WA also believes that nature-based developments such as Barn Hill provide a ‘real
opportunity’.1766

1760

ibid.

1761

ibid.

1762

ibid., pp63-74 and p75.

1763

ibid., p77.

1764

ibid., p77.

1765

Mr Philip Chadd, State Representative, Campervan and Motorhome Club of Australia Ltd, Transcript of
Evidence, 2 July 2009, p7.

1766

Mr Richard Muirhead, Chief Executive Officer, Tourism Western Australia, Transcript of Evidence, 28 July
2009, p10.
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Finding 140
Broome is the iconic tourism destination in WA. While it attracts tourists from all over the
world, it is also is a major centre for caravanning. Broome is a stopping place for grey nomads
and a destination point for winter drifters and backpackers. A significant proportion of the
workers in Broome are tourists themselves who live in lower cost accommodation, often being
caravan parks.
Given that tourism is not a high wage industry, if accommodation in caravan parks is lost or
becomes unaffordable, the entire economy of Broome would be undermined.
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10.2 The Pilbara Region
Port Hedland and Karratha are the two main centres in the Pilbara region of Western Australia that
are situated along the major tourist route through the area. Evidence to the Committee shows that
there is little, if any, sign of an economic downturn in the Pilbara.1767 The Local Government
Areas (LGAs) responsible for each of these towns bore witness to the continuing high levels of
activity in the resources sector.
The Shire of Roebourne believes there is approximately eight to ten years of high level
construction still to come in the Shire. This activity will result from a combination of Woodside
projects in the area, the large impact from the magnetite project and the merger of Rio Tinto and
BHP, and the expansion of Cape Lambert with the Port B proposal for eight new berths.1768 The
Town of Port Hedland submits that:
in recent years, Port Hedland has experienced significant and sustained iron ore export
growth. This growth has shown no sign of slowing even with the worldwide economic
downturn, with BHP Billiton Iron Ore commencing their Rapid Growth Project Five
(RGP5) to increase exports and Fortescue Metals Group Limited (FMGL) now exporting
out of Port Hedland.1769

The National Housing Supply Council’s State of Supply Report 2008 states that in 2008
Port Hedland ‘was predicted to become the world’s largest tonnage port over the next decade as a
result of a proposed expansion in the production of iron ore’.1770
Not surprisingly, while there is recognition of the potential to develop tourism in general, and
industrial tourism, in particular, in the area, both Port Hedland and Karratha are mining towns
rather than tourism providers. Therefore, their focus is on meeting the needs of their mining
communities.1771 The Shire of Roebourne sees the diversification into tourism in the region as a
long-term aim and stated that the sheer volume of development in the resources sector absorbs all
of the local government’s resources. Furthermore, many smaller tourism operators who had tried
to establish a tourism business in the area had closed due to the high costs of living and operating
in the region.1772

1767

Mr Stephen Webster, Chief Executive Officer, Pilbara Development Commission, Committee Briefing,
22 June 2009.

1768

Shire of Roebourne, Committee Briefing, 23 June 2009.

1769

Submission No. 3 from Town of Port Hedland, 6 April 2009, p1.

1770

National Housing Supply Council, State of Supply Report 2008, Commonwealth of Australia, Canberra,
February 2009, p156.

1771

Town of Port Hedland, Committee Briefing, 22 June 2009; Mr Stephen Webster, Chief Executive Officer,
Pilbara Development Commission, Committee Briefing, 22 June 2009.

1772

Shire of Roebourne, Committee Briefing, 23 June 2009.
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The sustained level of activity in the Pilbara has created pressure on accommodation in the region,
and as the region has not experienced the economic downturn evident in other areas, this pressure
has remained. As an indication of this, the Pilbara Development Commission pointed to the fact
that for the June 2009 Pilbara Mining Conference held in Karratha 10 to 15 attendees has to be
turned away due to a lack of available accommodation.

(a)

Supply of Caravan Parks

The Pilbara Development Commission advised that there are 15 caravan parks in the Pilbara,
including those in Onslow, Newman, Marble Bar, Karratha and Port Hedland.1773 Table 10.3
shows information on caravan parks in Port Hedland as provided to the Department of Local
Government (DLG) survey of caravan parks.
Table 10.3

Caravan Parks in Port Hedland

Type of Site

Black Rock Tourist Park

Port Hedland Caravan
Park

Cooke Point Holiday
Village

Long-stay and Semipermanent Residential Sites

30

111

30

Short-term On-site
Accommodation

55

62

153

Short-term Sites for
Travellers

38

0

0

Number of Sites for Large
Self-Contained Vehicles

55

0

0

Tent Sites

20

10

10

Overflow Sites - Tents or
Vehicles

20

0

7 powered

Port Hedland also has 30 sites available this season at the Port Hedland Golf Club and, while
recognising that it does not offer a long-term solution, it has also ‘approved emergency - 24 hour
parking at the racecourse in recent years to accommodate overnight tourist parking’.1774
1773

Mr Stephen Webster, Chief Executive Officer, Pilbara Development Commission, Committee Briefing,
22 June 2009.

1774

Submission No. 3 from Town of Port Hedland, 6 April 2009, p2.
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The Town of Port Hedland submission reveals the quite high occupancy rate for these parks as at
April 2009:
•

Black Rock Tourist Park:

•

Port Hedland Caravan Park: 28 vacancies

•

Cooke Point Holiday Village: 59 vacancies

35 vacancies

In total, there are 521 caravan park sites and only 122 vacant sites. This means that in April 2009
caravan parks in Port Hedland experienced 75.6% occupancy in a time that is outside the peak
tourist season for the north west.1775 This is further evidence that caravan parks are being used for
long-term worker accommodation.
Table 10.4 provides information on the caravan parks operating in the Shire of Roebourne, and is
compiled from information provided to DLG.
Table 10.4

Caravan Parks in Shire of Roebourne1776
Balmoral
Holiday Park

Pilbara
Holiday
Park

Cove
Caravan
Park

Samson
Beach
Caravan
Park

Harding
River
Caravan
Park

Karratha
Caravan
Park

Dampier
Transit Park

184

132

0

2

50

93

0

Short-term On-site
Accommodation

0

66

0

22

53

33

18

Short-term Sites for
Travellers

0

0

88

0

0

0

0

Number of Sites for
Large SelfContained Vehicles

0

0

0

0

0

0

0

Tent Sites

0

10

8

2

12

8

10

Overflow Sites Tents or Vehicles

0

0

8 tent

0

12 tent

0

1 tent

Type of Site
Long-stay and
Semi-permanent
Residential Sites

1775

ibid., pp1-2. Note that there is a variance in the number of sites at the Black Rock Tourist Park. The Town of
Port Hedland submission puts the number of sites at 143.

1776

Based on data provided in survey responses contained in Submission No. 92 from Department of Local
Government, 10 July 2009; Mr Craig Watts, Shire of Roebourne, Telephone Conversation, 15 September
2009.
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All of these parks, except for the Dampier Transit Park, are privately owned. While the Dampier
Transit Park land is freehold, it is part of the Pilbara Iron Leasehold and operated by the Dampier
Community Association.1777
Information on occupancy rates was not available, however, the Shire advised that the Samson
Beach Caravan Park was full within one week of its opening.1778 This points to the high demand
for sites in the region.
In addition to these parks, the Shire has two nature-based camping areas, one at Forty Mile Beach,
the other at Cleaverville. Both of these sites are owned by the LGA and are described by the Shire
as ‘large’.1779 There is also a camping area in Millstream National Park.1780
What is most revealing about the information in Tables 10.3 and 10.4 is the lack of short-term
sites for travellers, with none available in Karratha and only 38 in Port Hedland. The Town of Port
Hedland notes that park operators are increasingly ‘wanting to develop more permanent
accommodation sites that have traditionally been used for tourist or short stay
accommodation’.1781 The impetus for this is well demonstrated by the following comment made
by an operator in the region:
If you own a caravan park by yourself in the north west, you would not be looking at
tourists at the moment; it would be full of mine workers. We have told them that they can
come and stay with us and pay whatever rate we charge them until April. In April they
have to leave because our tourists come through. They ask us what the tourists are paying.
It may be a difference between $100 a week and $450 a week. They just give us $450 a
week and say they will stay there for two years. It is very hard for private operators not to
have those mine workers there. Those numbers are not accurate but that is the sort of
difference. They are staying there for two years. It is not cyclical; there are no people
coming in and out for two nights. Staffing is down because you do not have to worry about
who is in and out; they are there all the time.1782

Given this price differential it is understandable that operators would want to participate in the
worker accommodation market. However, while operators may desire more long-stay sites as a
means of ensuring the viability of their parks, this trend can only exacerbate the existing situation
in relation to availability of short-stay sites. Again, given that Karratha and Port Hedland are on
the major north west tourist route, the lack of short-stay sites poses serious problems for
caravanners and campers in the region.

1777

Shire of Roebourne, Committee Briefing, 23 June 2009.

1778

ibid.

1779

Submission No. 92 from Department of Local Government, 10 July 2009.

1780

ibid.

1781

Submission No. 3 from Town of Port Hedland, 6 April 2009, p3.

1782

Closed Evidence, Transcript of Evidence, 28 July 2009, p6.
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Another noticeable characteristic of caravan parks in the Pilbara is the number of sites that are
able to accommodate larger self-contained vehicles. While the Committee understands that the
nature-based parks provide for these larger vehicles, it is a concern that so few sites are available
in parks situated closer to major towns in the region.

(b)

Supply of Worker Accommodation: A Supply Pressure

The overwhelming issue faced by the Pilbara is the provision of worker accommodation. In fact,
the State of Supply Report 2008 classes Port Hedland as a ‘housing hot spot’.1783 According to the
report:
2008 saw significant population pressures in the Pilbara caused by fly-in fly-out workers
and short-term contract workers, which increased the resident population from 10 to 25
per cent.1784

The Committee received substantial evidence that the primary source of demand for
accommodation in the Pilbara was from workers in the resource sector.1785 Furthermore, with the
continuing expansion and development of projects, this demand is expected to continue. For
example, RPG5 will require a 1,200 person camp to be built in Port Hedland by 2010 and Citic
Pacific requirements will peak at 4,000 staff mid-2010 at their project situated 80 to 100 km south
of Karratha.1786
The Department of Commerce (DoC) submits that ‘residential parks in Western Australia are used
to provide housing to mining industry workers particularly in regional Western Australia’.1787
Furthermore, DoC advise that ‘site rents can vary greatly between towns. For example, a long-stay
site in Karratha can range from $200 to $450 a week, while a long-stay site in Newman is
approximately $150 a week’.1788 The Pilbara Development Commission also advised that
companies pay up to $320 per night for a donga, comprised of one room plus an ensuite, with the
average being approximately $255.1789

1783

National Housing Supply Council, State of Supply Report 2008, Commonwealth of Australia, Canberra,
February 2009, p156.

1784

ibid.

1785

Submission No. 67 from Aspen Parks Property Management Ltd, 15 May 2009, p6; Submission No. 15 from
Ms Judith Maddams, 19 April 2009, p4; Submission No. 52 from Department of Consumer and Employment
Protection, 1 May 2009, p5; Mr Craig Watts, Shire of Roebourne, Electronic Mail, 18 May 2009, p1; Town
of Port Hedland, Committee Briefing, 22 June 2009; Mr Stephen Webster, Chief Executive Officer, Pilbara
Development Commission, Committee Briefing, 22 June 2009.

1786

Mr Stephen Webster, Chief Executive Officer, Pilbara Development Commission, Committee Briefing, 22
June 2009; Town of Port Hedland, Committee Briefing, 22 June 2009.

1787

Submission No. 52 from Department of Commerce, 1 May 2009, p5.

1788

ibid.
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Mr Stephen Webster, Chief Executive Officer, Pilbara Development Commission, Committee Briefing,
22 June 2009.
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As the following sections demonstrate, this enormous demand for worker accommodation places
significant pressure on the supply of caravan park sites for travellers in the Pilbara region.
Consequently, grey nomads and others struggle to get a site in the Pilbara, a situation that is
detrimental to the tourism market.1790 The Shire of Roebourne argues:
the caravan parks located within Karratha are usually at or near to capacity being used by
the local workforce …..[which] take[s] up the majority (if not all) of the sites available,
which leads to less availability for holiday makers and travellers (eg ‘grey nomads’).1791

Tourism WA expressed its concern at this situation. According to Chief Executive Officer, Mr
Richard Muirhead, in areas ‘such as the Pilbara, where occupancy by fly in, fly out or short-term
workers has filled caravan parks, the use by leisure visitors has really been sterilised’.1792
However, when there is a desperate shortage of accommodation, people ‘have to be put
somewhere, so parks have fallen into that role’.1793

(c)

Other Factors Affecting the Supply of Caravan and Camping Sites

While the pressure on short-stay tourism caravan park accommodation in the Pilbara is certainly
due to the increasing number of resource industry workers, this in itself is also a function of other
factors such as the lack of available and affordable land for residential housing, the high cost of
building, high rental costs and the need for LGAs to work within, rather than against, the local
resources economy
(i)

Availability and Cost of Residential Housing

Evidence suggests that the cost of living in the Pilbara is high, and that housing construction and
rental costs are a large component of this. The Committee heard that a four-bedroom house in
Karratha can rent for between $1,800 and $3,000 per week.1794 The median rent in Port Hedland in
September 2008 is reported as being $1,050, with a 0% vacancy rate as rental properties coming
onto the market are ‘snapped up by renters before they are even advertised’.1795 The Town of Port
Hedland advised that renting a three-bedroom one-bathroom house in Port Hedland could cost up
to $2,500 per week. While some workers may be able to afford such rental prices, they are clearly
out of the range of key service workers who, for example, may earn the relatively low salary of
1790

Town of Port Hedland, Committee Briefing, 22 June 2009; Submission No. 67 from Aspen Parks Property
Management Ltd, 15 May 2009, p6; Submission No. 15 from Ms Judith Maddams, 19 April 2009, p4.

1791

Mr Craig Watts, Shire of Roebourne, Electronic Mail, 18 May 2009, p1.

1792

Mr Richard Muirhead, Chief Executive Officer, Tourism Western Australia, Transcript of Evidence, 28 July
2009, p2.

1793

Ms Pat Strahan, Chief Executive Officer, Caravan Industry Association Western Australia Inc., Transcript of
Evidence, 2 July 2009, p8.

1794

Shire of Roebourne, Committee Briefing, 23 June 2009; Mr Stephen Webster, Chief Executive Officer,
Pilbara Development Commission, Committee Briefing, 22 June 2009.

1795

National Housing Supply Council, State of Supply Report 2008, Commonwealth of Australia, Canberra,
February 2009, p156.
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$55,000.1796 The Committee understands that the housing situation in the region is so serious that
some LGAs are turning a blind eye to people renting out rooms in their homes without the
normally requisite planning approval.
Furthermore, even if workers who could afford to rent wanted to live in the region, there is a lack
of rental accommodation available.1797 The costs of building a house in the Pilbara is also high and
is estimated to be approximately double that of building in the Perth metropolitan region.1798 The
Shire of Roebourne estimates that a four-bedroom home would cost approximately $600,000 to
build, not including the price of land. The purchase price of such a home in Karratha is estimated
to be $1 million.1799 A June 2008 Senate Select Committee on Housing Affordability in Australia
found that for workers other than those in the more highly paid mining sector, housing in Karratha
is ‘extremely unaffordable’.1800
Houses in Port Hedland have also experienced enormous increases in prices. The State of Supply
Report 2008 shows that the median house price in Port Hedland rose from $190,000 in 2002 to
$790,000 in 2008. In South Hedland the rise was from $132,500 to $484,500 over the same time
period.1801 As the 2008 report states, ‘unprecedented pressure in the housing market has seen
skyrocketing sales prices within the town [Port Hedland]’.1802
These prices also mean that housing in Karratha and Port Hedland does not present a particularly
attractive option for investors. This is also affected by land availability and other planning issues,
which are discussed further below.
The lack of housing is not a new problem in the region. For example, as the DoP acknowledges,
the lack of housing meant that people lived in caravans in the light industrial area.1803 The DoP
advised that in the 1980s ‘people were bringing in a labour force who were immediately
accommodated in the light industrial areas because they were serviced’.1804 According to Mr
Denis Millan, Director, Strategic Projects, the situation at the time was ‘quite incredible’ and that
1796

Mr Stephen Webster, Chief Executive Officer, Pilbara Development Commission, Committee Briefing,
22 June 2009.

1797

Mr Craig Watts, Shire of Roebourne, Electronic Mail, 18 May 2009, p1.

1798

Shire of Roebourne, Committee Briefing, 23 June 2009.

1799

ibid.

1800

Senate Select Committee on Housing Affordability in Australia, A Good House is Hard to Find: Housing
Affordability in Australia, Senate, Parliament of Australia, Canberra, June 2008, p33, cited in National
Housing Supply Council, State of Supply Report 2008, Commonwealth of Australia, Canberra, February
2009, p162.

1801

National Housing Supply Council, State of Supply Report 2008, Commonwealth of Australia, Canberra,
February 2009, p156.

1802

ibid., p157.

1803

Mr Denis Millan, Director, Strategic Projects, Department of Planning, Transcript of Evidence, 27 July 2009,
p15.

1804

ibid.
- 370 -

ECONOMICS AND INDUSTRY STANDING COMMITTEE
CHAPTER 10

it was almost possible to ‘challenge where the residential population of Karratha was. Was it in
town or out?’1805 While the DoP advised that this is no longer such a serious issue, the Shire of
Roebourne stated that people still live in light industrial units in Karratha.1806
According to the Pilbara Development Commission, the lack of affordable housing in the region is
a major reason behind the use of fly-in fly-out workers on resource projects.1807 An additional
impact of the housing affordability issue is that on small, local businesses which have difficulty in
attracting and keeping staff as the towns cannot service their needs.1808
(ii)

Land Availability

Caravan parks in the Pilbara, just as in other areas of the state, are also subject to pressures from
higher-value land use.1809 As noted, this means that caravan park operators are applying to
increase the number of long-stay sites in their parks. It also means that land that might be available
as a caravan park development is seen as a more valuable site for another use.1810
The lack of land coming onto the market is also an issue in the Pilbara. The CIAWA believes that
‘it is up to local government to start opening up more land and start[ing] to do something to
accommodate these workers [who live in caravan parks]’.1811 However, LGAs advised the
Committee that development and building in the region is slow, primarily due to the length of time
taken obtaining environmental, heritage and other planning approvals.1812 The Shire of Roebourne
gave an example of a 30 to 40 hectare site west of the Balmoral Caravan Park that the Shire had
identified as a possible site for the development of a tourist park or park home park. According to
the Shire, it has taken three years of negotiations with LandCorp to get the basic feasibility work
finished.1813 The Shire also advised that residential land is very difficult to get through the
LandCorp process. As an example, the Shire raised the issue of the State Master Plan, which it
rejected on the basis that it contained insufficient information. The Shire has committed $1.3
1805

ibid.

1806

Mr Denis Millan, Director, Strategic Projects, Department of Planning, Transcript of Evidence, 27 July 2009,
p15; Shire of Roebourne, Committee Briefing, 23 June 2009.

1807

Mr Stephen Webster, Chief Executive Officer, Pilbara Development Commission, Committee Briefing,
22 June 2009.

1808

Shire of Roebourne, Committee Briefing, 23 June 2009; National Housing Supply Council, State of Supply
Report 2008, Commonwealth of Australia, Canberra, February 2009, p157.

1809

Mr Stephen Webster, Chief Executive Officer, Pilbara Development Commission, Committee Briefing,
22 June 2009.

1810

Ms Jennifer Duffecy, Executive Director, Tourism Western Australia, Transcript of Evidence, 28 July 2009,
p3.

1811

Ms Pat Strahan, Chief Executive Officer, Caravan Industry Association Western Australia Inc., Transcript of
Evidence, 2 July 2009, p8.

1812

Shire of Roebourne, Committee Briefing, 23 June 2009; Town of Port Hedland, Committee Briefing, 22 June
2009.

1813

Shire of Roebourne, Committee Briefing, 23 June 2009.
- 371 -

ECONOMICS AND INDUSTRY STANDING COMMITTEE
CHAPTER 10

million to infrastructure and has received a State grant; however, delay has been experienced on
the planning generally, and with the Heritage Council, in particular. These delays and restrictions
mean that 19 private blocks of land cannot be developed. The Shire also expressed concerns about
the interpretation of the Country Coastal Planning Policy and the negative impact this has had on
the development of land in Cossack.1814
The State of Supply Report 2008 highlights the ‘severely limited’ land supply as a housing supply
issue in Port Hedland.1815 The report also notes the following factors as affecting the planned and
future release of land in Port Hedland:
•

the impact of iron ore dust

•

coastal setbacks to protect from cyclonic storm surge and other environmental issues

•

difficulties in determining long-term town-based housing demand

•

high infrastructure costs

•

dealing with shortages of construction workers and accommodation for those workers.1816

One possible consequence of these factors is the added pressure this places on existing
accommodation facilities, including caravan parks and camping grounds. As Mr Greg Cole of
Pink Lake Tourist Park explained:
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.1817

This bears similarity to the situation that developed in the 1980s and the above-mentioned use of
industrial estates for residential purposes. Mr Denis Millan confirmed that at that time:
the real heavy focus of trying to get land onto the market quickly. This was prior to native
title. Particularly in Karratha, it was a matter of playing catch up, and you never did.
Regardless of how quickly you got blocks on the market in that area, they were built and
developed overnight…. It is land that was available.1818
1814

ibid. Planning issues in relation to the Country Coastal Planning Policy are discussed in Chapter 7.
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National Housing Supply Council, State of Supply Report 2008, Commonwealth of Australia, Canberra,
February 2009, p156.

1816

ibid.
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Mr Greg Cole, Park Owner, Pink Lake Tourist Park, Transcript of Evidence, 27 July 2009, p10.

1818

Mr Denis Millan, Director, Strategic Projects, Department of Planning, Transcript of Evidence, 27 July 2009,
p15.
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The situation is exacerbated by the fact that there is little, if any, market in land as most of the land
in the region is owned by government.1819
There is evidence to suggest that the state government is aware of these issues. According to the
State of Supply Report 2008, ‘the Western Australian Planning Commission is working with the
Pilbara Industry’s Community Council to establish services and approve “land banks” to deal with
the uncertain timing of demand’.1820 Furthermore, Tourism WA advised that ‘the availability of
land is of interest’ to the agency.1821 Acknowledging that the use of caravan parks for long-stay
accommodation is a trend in the Pilbara, Tourism WA stated that the agency has been:
trying to address some of those issues with land availability by making sure that crown
land and local government land is considered for caravan parks and by securing those
parcels of land. We know that when it is leasehold land from either local government or
the state, it is easier to secure the long-term future of the caravan park. We have a
program called Landbank, which is trying to facilitate that across the state.1822

(d)

Other Issues

Throughout its investigative travel in the cyclone prone regions of the state, the Committee heard
concern expressed about the safety or otherwise of using caravans as long-stay accommodation in
such regions. In the cyclone season there are thousands of people living in caravan parks, which
creates a significant safety concern. The Caravan Park and Camping Ground Regulations 1997
(WA) (CPCG Regulations) provide that caravans, annexes and other buildings on a caravan park
site in cyclone prone regions must be ‘made safe’ and are to be tied down using anchor points
capable of securing the structure in the ‘design wind speed’ for that area.1823 However, as the
Town of Port Hedland observes, this regulation does not make residents safe.1824 There is
considerable risk in staying in a caravan during a cyclone; in fact, cyclones can crush caravans.
This risk associated with being in a caravan during a cyclone is a further consequence of using
what is intended to be a vehicle as a long-stay dwelling.
As well as the obvious risk to individuals from remaining in a caravan during a cyclone, there are
risks associated with having large numbers of people in this situation and nowhere for them to
evacuate to. As the Shire of Roebourne advised, while most workers leave the region when a
cyclone approaches, there are cyclone shelters in the work camps.1825 Such shelters are not
compulsory in caravan parks. While an operator may, in fact, close the caravan park and, thus,
1819

Shire of Roebourne, Committee Briefing, 23 June 2009.

1820

National Housing Supply Council, State of Supply Report 2008, Commonwealth of Australia, Canberra,
February 2009, p156.

1821

Ms Jennifer Duffecy, Executive Director, Tourism Western Australia, Transcript of Evidence, 28 July 2009,
p3.

1822

ibid.

1823

Clause 47, Schedule 7, Caravan Park and Camping Ground Regulations 1997 (WA).

1824

Town of Port Hedland, Committee Briefing, 22 June 2009.

1825

Shire of Roebourne, Committee Briefing, 23 June 2009.
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reduce the risk at that site, the LGA has the added concern of finding suitable places for people to
wait out the cyclone. The Shire of Roebourne uses the local college as a cyclone shelter, but
admits that it cannot cater for the thousands of people who would be present in caravan parks and
camps in the area.
The predominant use of caravan parks for worker accommodation clearly places pressure on the
supply of tourism sites in the Pilbara. However, as LGAs acknowledge, it is difficult for them to
say ‘no’ to development proposals given the resource basis of their economies. The Town of Port
Hedland submits that it is ‘very concerned that available short term sites in Hedland will dry up
completely and tourists will be forced to move on if sites are unavailable’.1826 While this LGA
recognises its capacity to control new caravan park developments and limit the number of longstay sites allowed in a development, it also believes that this can often be futile as any condition it
imposes ‘could quite easily be reversed at a State Administrative Tribunal hearing on appeal.
Therefore, Local Government has no certainty in controlling short term sites’.1827
It is also clear to the Committee that caravan parks in the Pilbara face particular and acute
pressures from a lack of work accommodation. It also seems that the $100 per night that caravan
parks charge is beyond the means of many travellers, particularly grey nomads on a retirement
income. Furthermore, the Committee has seen first-hand the popularity of nature-based camps
such as those at Cleaverville and 40 Mile Beach. This popularity is also recognised by the Shire of
Roebourne which advised that even in the peak tourist season most people still only stay in
Karratha for a few days; instead, most people looking for an extended stay travel on to
Cleaverville or 40 Mile Beach.1828 The Town of Port Hedland also acknowledges the value of
what is called farm stays, and believes that pastoralists should be encouraged to develop these
facilities.1829
There is considerable potential in the Pilbara for the development of tourism, particularly
industrial tourism. Understandably, due to the huge demand of the mining and resources industry,
local governments and others in the community are not in a position at present to invest adequate
resources into the development of their tourism industry.
The lack of available caravan sites in the Pilbara is an impediment to tourists having a whole of
Western Australia experience. This is having a significant impact on caravanning in the Pilbara
and the state.
The Pilbara is an ideally placed region for the development of nature-based parks.

1826

Submission No. 3 from Town of Port Hedland, 6 April 2009, p3.

1827

ibid.; Town of Port Hedland, Committee Briefing, 22 June 2009.

1828

Shire of Roebourne, Committee Briefing, 23 June 2009.

1829

Town of Port Hedland, Committee Briefing, 22 June 2009.
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Finding 141
There is considerable potential in the Pilbara for the development of tourism, particularly
industrial tourism. Understandably, due to the huge demand of the mining and resources
industry, local governments and others in the community are not in a position at present to
invest adequate resources into the development of their tourism industry.
The lack of available caravan sites in the Pilbara is an impediment to tourists having a whole of
Western Australia experience. This is having a significant impact on caravanning in the Pilbara
and the state.
The Pilbara is an ideally placed region for the development of nature-based parks.

- 375 -

ECONOMICS AND INDUSTRY STANDING COMMITTEE
CHAPTER 10

10.3 Mandurah
The City of Mandurah (the City) is situated approximately 74 km south of Perth and according to
the City’s web site ‘is blessed with a unique blend of coast, bushland, industry and inner-city
living’, and is a ‘tourist’s paradise’, ‘the capital of the Peel region’ and the ‘gateway to the South
West’.1830
The City submits that it is experiencing:
•

annual average population growth of 4.5% over the five-year period 2003-2008, compared
with the state average of 2.1%

•

a rapidly aging community with the median age of residents being 43 years as at the 2006
Census, with 20.9% of residents being over 65 years

•

very high levels of unemployment, currently standing at 4.9%

•

relatively low percentages of residents graduating from Year 12 or achieving postsecondary qualifications1831

Tourism is an important component of the Mandurah economy and caravan parks are considered
to offer significant economic potential to the Mandurah region.1832 The City advised that it had
had considerable input into the Tourism Planning Taskforce Report and that their local tourism
planning strategy is nearing finalisation.1833 However, evidence presented to the Committee
suggests two major reasons why the availability of caravan parks sites for tourists and
holidaymakers is at risk. The first is the use of caravan parks in Mandurah primarily for affordable
housing; the second is the rising price of land, which makes caravan park land attractive for
redevelopment as residential housing or resort style accommodation.

(a)

Use of Caravan Parks for Affordable Housing

At the time of this Inquiry, Mandurah had six caravan parks within its jurisdiction. Table 10.5
details the parks, and the number and type of sites available.
In addition to the caravan parks listed in Table 10.5, the Mandurah Ocean Marina Chalets
provides exclusively short-stay accommodation, albeit not for caravanners.1834
1830

City of Mandurah, ‘Home Page’, nd. Available at: http://www.mandurah.wa.gov.au/. Accessed on 16
September 2009.

1831

Submission No. 70 from City of Mandurah, 18 May 2009, p2. The City of Mandurah’s submission contains a
substantial amount of demographic data.

1832

City of Mandurah, Committee Briefing, 12 June 2009.

1833

ibid.

1834

Submission No. 70 from City of Mandurah, 18 May 2009, p4.
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The table below clearly demonstrates the very high proportion of caravan park sites that are not
available for short-stay tourism. While some of these non-tourist sites may be taken by annuals or
semi-permanent residents, the City’s conclusion that caravan parks within that LGA ‘primarily
cater for long-stay residential occupancy, with only minimal short-stay occupancy’ seems
reasonable.1835
Table 10.5

Mandurah Caravan Parks1836
Accommodation Type

Total Number of
Sites

Sites Available for
Tourism

Miami Caravan Park

Caravan Park, Camping Grounds

140

22

Waters Edge Caravan Park

Chalet, Caravan Park, Camping
Grounds

79

9

Chalet, Caravan Park

27

7

Belvedere Caravan Park

Chalets, Cabins, Onsite Vans,
Caravan Park, Camping Grounds

192

12

Timbertop Caravan Park

Chalets, Cabins, Onsite Vans,
Caravan Park

100

30

Chalet, Caravan Park, Camping
Grounds

97

14

635

80

Park

Lucky Caravan Park

Dawesville Caravan Park and
Holiday Village

Total

The Peel Region Affordable Housing Plan acknowledges that ‘caravan parks have also provided
an interim accommodation “safety valve” for displaced low-income families’.1837 The Peel
Development Commission also submits that while ‘caravan parks are primarily intended as shortstay options’, the reality in Peel and elsewhere is that ‘they are filling an important gap in
affordable housing provision’.1838 The Commission further states that the rapid growth in
population and industry in Peel has led to the reduced availability of affordable housing and,
1835

ibid.

1836

Adapted from information provided in Submission No. 70 from City of Mandurah, 18 May 2009, p5. The
submission from the Peel Development Commission (No. 57) provides different estimates, possibly due to
differences in definition etc. For the purpose of this snapshot, the Committee has decided to use the data
provided by the City of Mandurah.

1837

Peel Region Affordable Housing Steering Group, Peel Region Affordable Housing Plan, 2008, p32, cited in
Submission No. 70 from City of Mandurah, 18 May 2009, p4.

1838

Submission No. 57 from Peel Development Commission, 5 May 2009, p1.
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therefore, an increasing number of people who turn to caravan parks as a place to live.1839 While
the precise number of people living in caravan parks in Mandurah is not known, the City estimates
that approximately 1,200 to 1,300 people currently reside in local caravan parks.1840 The City
advised that these can be divided into three broad groups, namely retirees who choose caravan
park living as a lifestyle choice, workers in the area and those who access caravan parks as a
housing of last resort option.1841 There is an acute shortage of crisis housing in Mandurah which
means that caravan parks are often used as emergency accommodation for the homeless and
victims of abuse. Residents of caravan parks in Mandurah, therefore, reflect the categories of longstay tenants outlined in Chapter 8 at Section 8.2.

(b)

Rising Land Values

Chapter 6 at Section 6.1(b) of this report discusses the significant increase in property values over
recent years, particularly in coastal regions, and the negative impact this has on the availability of
land for caravan parks. The City states that land values in ‘areas such as Mandurah have seen
significant increases over the past four years and some properties have seen increases of 200% or
more in their value’.1842
As many of the caravan parks in the Mandurah region are situated on prime coastal land they are
among those the Department of Housing (DoH) sees as ‘increasingly being sold off for residential
or tourism hotel developments’.1843 There is substantial evidence that this is, indeed, the case in
Mandurah. The City advised that the Mandurah Ocean Marina Chalets are now situated on land
once occupied by the Peninsula Caravan Park. The Estuary Hideaway Holiday Cabins, the Preston
Beach Caravan Park, the Olive Road Caravan Park and the Yalgorup EcoPark have also closed for
redevelopment over recent years.1844 The Peel Development Commission submits that the Miami,
Timbertop and Belvedere Caravan Parks ‘have been subject to redevelopment considerations’.1845
The Committee understands that this redevelopment pressure arises primarily from the rapidly
increasing land values in the area.

(c)

Impact of Pressures on Mandurah’s Caravan Parks

As with many other locations in the state, one of the impacts of rising land values is the move
toward redevelopment as either higher yielding tourism accommodation or residential housing. In
1839

ibid.

1840

Submission No. 70 from City of Mandurah, 18 May 2009, p5.

1841

City of Mandurah, Committee Briefing, 12 June 2009.

1842

City of Mandurah, ‘Vacant Land FAQ’s2006/07 Rates: Vacant Land’, nd. Available at: http://www.
mandurah.wa.gov.au/council/finance/vacant. Accessed on 18 September 2009.

1843

Submission No. 64 from Department of Housing, 15 May 2009, p2. The Department of Housing lists the
City of Wanneroo and the Shire of Kalamunda as metropolitan areas also affected by this phenomenon.

1844

City of Mandurah, Committee Briefing, 12 June 2009; Submission No. 57 from Peel Development
Commission, 5 May 2009, p2.

1845

Submission No. 57 from Peel Development Commission, 5 May 2009, p2.
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particular, Mandurah has seen the development of luxury apartments at its marina complexes. For
example, in March 2008, a Mandurah Ocean Marina apartment was placed on the market at
$895,000.1846 As noted, this has a significant impact on the availability of affordable housing in
the Mandurah region.
The primary purpose of this Inquiry is the provision of caravan parks and camping grounds for
tourism purposes. Nevertheless, the Committee recognises the role that caravan parks play in
providing affordable housing for Mandurah residents.
In briefing the Committee, the City confirmed the development pressure on its caravan parks,
describing the situation for each park as follows:
•

Lucky Caravan Park: redevelopment is possible, but is subject to the Mandurah Terrace
Precinct Plan requirement that 50 tourism accommodation rooms be provided

•

Belvedere Caravan Park: redevelopment is possible and there are no tourism requirements
under the Mandurah Terrace Precinct Plan

•

Timbertop Caravan Park: redevelopment is likely, subject to road requirements and further
consideration

•

Miami Caravan Park: redevelopment is possible, but is subject to the Falcon Precinct Plan
requirement to provide a combination of residential and tourism accommodation1847

In response to the closure and impending closure of caravan parks, the City ‘has recently
identified eight potential caravan sites’.1848 The City submits that at the time of this Inquiry it was
‘currently assessing each site against a range of factors, including distance from city centre, road
access, proximity to airport, access to public transport, and pedestrian access to activities’.1849
Following the assessment of these eight potential sites (five of which are privately owned and
three owned by the Crown), as the City advises, it will:
liaise further with the Caravan Industry of Australia on caravan park site options, and
subsequently plans to seek land allocations from Tourism Western Australia’s Landbank,
which was created to ensure an adequate supply of tourism development sites to meet the
future needs of the WA tourism industry.1850

1846

Wayne-Ellion, Tammy, ‘Mandurah Ocean Marina Apartments’, Perth Now, Sunday Times, 17 March, 2008.
Available at: http://www.news.com.au/perthnow/story/0,,2339652250132 48,00.html. Accessed on
18 September 2009.

1847

City of Mandurah, Committee Briefing, 12 June 2009.

1848

Submission No. 70 from City of Mandurah, 18 May 2009, p6.

1849

ibid.

1850

ibid.
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However, the City is not optimistic that caravan parks will be able to be developed on these sites.
The City’s view is that ‘due to the cost of developing the facilities and infrastructure which is a
legislative/regulatory requirement in new caravan parks, there is little prospect of the development
of these parks occurring’.1851 Furthermore, the City suggests that ‘the only likelihood seems to be
if potential developers are able to access government land, or to reserve sites on a moderate rental,
long-term lease basis’.1852

Finding 142
Mandurah is the canary in the coal mine in relation to caravan park tourism accommodation.
The City’s caravan parks are under more pressure than other areas in the state from long stay
demand and for conversion to alternative high value uses.

1851

ibid.

1852

ibid.
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10.4 Albany
The City of Albany, located 409 km south of Perth, is home to around 33,600 people, and is the
‘hub of a 40,000 square kilometre region known as the Great Southern, home to 52,000
people’.1853 The population growth of this LGA is just under 1.5% per annum with a large
component of retirees.1854
Albany’s climate is temperate1855 and, as will be demonstrated below, the cold winter temperatures
(July 7°C to 16°C on average1856) and mild summer temperatures (January 14°C to 25°C on
average1857) mean that seasonality is one of the major issues affecting demand for caravan parks
and camping grounds. During the Committee’s visit to the region, the City of Albany advised of
its need to counter the perception that Albany is cold and damp,1858 a factor that can be a deterrent
to tourism, particularly caravanning and camping. Seasonality has meant that caravan park
operators in Albany have looked to other means to supplement income from caravan and camping
patrons, in particular, the provision of chalets and long-stay sites.
The City of Albany has been proactive in tackling the issues facing the caravan and camping
industry in its jurisdiction, as evidenced by the implementation of the recommendations of the
Tourism Planning Taskforce Report and ,in particular, the drafting of a local tourism planning
strategy.

(a)

Demand

Most visitors to the Great Southern Region choose Albany as a destination. The majority of
visitors are intrastate visitors (approximately 75% of total visitors) mostly from the Wheatbelt and
Great Southern Regions.1859 The Great Southern Development Commission advised the
Committee that the wider tourism industry in Albany is steadily increasing. It noted that while the
rest of the region gets drive-by business, Albany is actually a destination in itself. The Shires
within the region, including the City of Albany, have made an effort to develop the tourism
product, for example, hosting events on a regular basis to attract visitors.1860

1853

City of Albany, ‘About Albany’, 2009. Available at: http://www.albany.wa.gov.au/about-albany/. Accessed
on 18 September 2009.

1854

Great Southern Development Commission, Committee Briefing, 22 July 2009.

1855

City of Albany, ‘About Albany’, 2009. Available at: http://www.albany.wa.gov.au/about-albany/. Accessed
on 18 September 2009.

1856

ibid.

1857

ibid.

1858

City of Albany and Shire of Denmark, Committee Briefing, 22 July 2009.

1859

Great Southern Development Commission, Committee Briefing, 22 July 2009.

1860

ibid.
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However, while ‘the introduction and marketing of major events (Albany Classic, Vintage Blues
Festival, Soapbox Derby etc) has progressively extended the holiday season’, they have not
affected the seasonality of demand for caravan park sites’.1861 Furthermore, most of the event
participants and spectators utilise motels.1862 As noted above, demand for caravan and camping
sites in Albany is extremely seasonal, with a very narrow shoulder season.1863 The peak time for
Albany is ‘over the summer months, with the two weeks immediately following Christmas being
the busiest times for caravan parks’.1864 At no time has the City’s parks ever been completely full,
with prime parks filling first during peak season and with no overflow areas required.1865 The City
of Albany reports that:
in submissions that the City has received with previous development applications, the
proprietors state that their caravan parks approach their registered maximum occupancies
during only short periods in the year; annual occupancy rates of caravan and camping
bays are claimed to be as low as 5%. The occupancy of chalets is marginally higher, as is
the nightly returns received by the proprietor from chalet and other fixed accommodation
units.1866

The Albany Holiday Park reports that ‘despite increases in advertising, demand for our caravan
sites has dropped 8% from 07-08 to 08-09’.1867 They attribute this to ‘higher tariffs, higher fuel
prices and lower disposable income for our main customers, retired travellers’.1868 They also claim
that other operators in Albany ‘are experiencing the same thing’.1869
It appears that the steadiest demand within the caravan and camping industry is for chalets and
long-stay sites, although even long-stay demand appears to have decreased in recent times.1870
Demand for long-stay sites, while being met currently by caravan parks and park home parks
within the Albany area, could be diluted ‘in the near future’ with ‘the development of a lifestyle
village on the site of the former Oyster Harbour Caravan Park’, and ‘competition for park home
clients may have a longer term economic impact on several caravan parks’.1871

1861

Submission No. 81 from City of Albany, 25 May 2009, p2.

1862

ibid.

1863

Great Southern Development Commission, Committee Briefing, 22 July 2009.

1864

Submission No. 81 from City of Albany, 25 May 2009, p2.

1865

City of Albany and Shire of Denmark, Committee Briefing, 22 July 2009.

1866

Submission No. 81 from City of Albany, 25 May 2009, pp1-2.

1867

Submission No. 29 from Albany Holiday Park, 28 April 2009, p3.

1868

ibid.

1869

ibid.

1870

ibid.

1871

Submission No. 81 from City of Albany, 25 May 2009, p3.
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(i)

Illegal Camping

An aspect of demand discussed in Chapter 4 is that for free camping, which can (and often does)
lead to illegal camping. As noted there, in recent years, the advent of self-contained vehicles has
created demand for free or low-cost camp sites with access to facilities such as dump points and
potable water supplies. In Albany, as in other areas, this has become a ‘point of contention’ for
caravan park operators.1872 This is because ‘this group seeks out bush camps, beach car parks and
other discrete public spaces (some within sight of registered caravan parks) during overnight and
extended stays’.1873 It is the view of caravan park operators in the Albany area ‘that this group
only pays for caravan park accommodation (a single night) when they need the services and
infrastructure that only a caravan park can provide, notwithstanding that those tourists may have
holidayed in the district for several weeks’.1874 For example, the City of Albany has placed a toilet
block at Lower King on the river, but the problem is now that people camp there, using these free
facilities and not the caravan parks in town. Furthermore, the City advised that at Emu Point
people camp near the boat ramp using caravan parks for maybe just one night to utilise the park
facilities and to get rid of waste etc.1875

(b)

Supply and Supply Pressures

According to the City of Albany, there are 10 caravan parks in the City’s jurisdiction providing
536 short-stay tourist sites, comprised of the following:
•

154 chalet sites

•

230 powered sites

•

52 unpowered sites1876

Of all the caravan parks in the City (presumably including residential parks), four are ‘developed
on Crown land under long term leases’ and nine are developed on freehold title.1877 In addition,
there are two ‘bush camps’ which provide ‘a limited number of camping sites, with rudimentary
facilities provided’.1878
The City also advises that around one third of caravan parks in the City are a part of national
caravan park chains. This then affects the management of those parks and the infrastructure
provided. For those parks within the national chain networks, ‘information provided to the City
1872

ibid., p2.

1873

ibid.

1874

ibid.

1875

City of Albany and Shire of Denmark, Committee Briefing, 22 July 2009.

1876

Submission No. 81 from City of Albany, 25 May 2009, p1.

1877

ibid.

1878

ibid.
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indicates that considerable capital is being invested in the maintenance and upgrading of those
caravan parks operated within national chain networks, in order for those parks to remain
franchises of the chain’.1879 On the other hand, the smaller parks ‘have generally invested
considerably less in maintaining infrastructure for those tourists using a caravan or tent, and they
have progressively increased the number of chalets and permanent occupants, particularly where
the caravan parks are more remote from urban areas and major tourism destinations’.1880
Due to the increasing difficulty in sustaining the viability of caravan parks in Albany, particularly
the smaller parks which are further away from major tourism destinations, redevelopment to a
higher value land use has become attractive for caravan park operators. The City of Albany
advises that in the last five years ‘two of the smaller parks ceased trading and were sold with th[is]
intention’.1881 One is being ‘converted into a National Lifestyle Village’ (the Oyster Harbour
Caravan Park) and the other (the Frenchman Bay Caravan Park) is proposed as a resort
development.1882
In spite of recent reductions in supply, for the purpose of meeting demand ‘going forward’ the
City of Albany’s Draft Tourism Accommodation Planning Strategy proposes that caravan parks in
Albany ‘are highly seasonal and the modelling does not suggest a shortfall in this type of
accommodation in general terms’.1883
(i)

Conversion to More Viable Options: Chalets and Long-Stay Sites

As demonstrated Chapters 4 and 8, chalets and long-stay sites provide caravan park operators with
a higher and/or more reliable income stream, which helps to keep the park viable, particularly
during non-peak seasons. This is particularly true in Albany due to the seasonality of demand.
Since the ‘high capital costs of setting up caravan park infrastructure’ prohibit the development of
additional caravan and camping sites, or even new caravan parks, all of the development
applications received by the City of Albany in the past decade are mostly for fixed
accommodation units; none are for caravan or camping sites.1884 This appears to be because the
low occupancy rates and daily charge rates for these conventional sites ‘do not provide adequate
return on investment; [thus] the increased returns from chalets and on-site cabins has changed the
mix of product over the past decade’.1885
The City of Albany reports that this trend leads to a ‘decision making dilemma’ for local
government.1886 It becomes difficult for the City to ‘support struggling local businesses without
1879

ibid

1880

ibid.

1881

ibid.

1882

ibid.
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Submission No. 98 from City of Albany, 23 July 2009, p10.

1884

Submission No. 81 from City of Albany, 25 May 2009, p2.
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ibid.
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ibid., p4.
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converting vital tourism infrastructure into de-facto residential enclaves’.1887 It further notes that
this decision is hard to defend in the absence of relevant state government policy.1888 Planning
policy and strategy is discussed further below.
A significant pressure on tourist accommodation in the City of Albany includes the caravan sites
that are used for alternative accommodation. Planning controls in the City are broadly based on a
range of tourism accommodation and development opportunities. Even though such semipermanent accommodation does exist, the notion of caravan parks as an alternative affordable
housing option does not enter into the current planning focus; it is just a by-product.1889
The supply of affordable and available housing by caravan parks is essential to the viability of
many caravan parks in Albany. While parks on ‘strategic’ tourism sites may not need so many
long-stay residents, others will certainly require this option to stay viable. For example, Middleton
Beach Caravan Park is a strategic tourism site and, therefore, allowed no long-stay residents;
however, the operator is reportedly happy to have a zero residential potential. On the other hand,
Emu Point needs some long-stay sites to remain viable in the off season, and the Lower King
caravan park struggles to obtain business and, therefore, the owners need the flexibility to change
their mix according to demand, with maybe up to 50% of sites being used as long-stay sites.1890
While the City of Albany has recognised these factors, they are still looking to maintain the
provision of a number of short-stay sites and holiday chalets. However, caravan park operators
have contended that they still require the option of providing affordable housing. The City also
noted that not all long-stay demand in Albany is from the lowest socio-economic groups. As
Albany does not have a substantial housing mix (that is, there are very few one bedroom units
catering for the single person or couple), many people look to caravan parks for accommodation.
The City advised that approximately seven to eight percent of Albany’s population is comprised of
one person households who currently have to rent a three bedroom home.1891 The City of Albany
believes that this is the market that is being captured by the National Lifestyle Village Pty Ltd
(NLV) model. NLV has purchased a former caravan park and three other freehold properties, and
when these are developed it will have around 600 units in Albany.1892

(c)

Meeting the Challenge: Albany’s Tourism Accommodation Planning
Strategy

As outlined in Chapter 7, at Section 7.4(a), the preparation of local tourism planning strategies by
LGAs was a part of the policy framework recommended by the Tourism Planning Taskforce (the
Taskforce). A local tourism planning strategy will then become a component of the overall local
1887

ibid.

1888

ibid.
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Submission No. 71 from Department of Local Government and Regional Development, 19 May 2009, p3.
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City of Albany and Shire of Denmark, Committee Briefing, 22 July 2009.
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planning strategy for a local area,1893 and they will be used ‘as a framework for decision-making
on tourism proposals’.1894 Local tourism planning strategies should also ‘identify strategic tourism
sites or locations that provide for the retention and future development of a range of tourist
accommodation to meet projected demand in that locality’.1895 Non-strategic tourism sites should
also be identified and managed accordingly.1896
The City of Albany has been at the forefront of the development of these strategies, and, in line
with the Western Australian Planning Commission (WAPC) Planning Bulletin 83 (PB 83), has
prepared a Draft Tourism Accommodation Planning Strategy (the Strategy). This will amend the
Albany Local Planning Strategy accordingly.1897
The Strategy identifies tourism sites along the lines of the recommendations of the Taskforce and
PB 83. It evaluates these tourism sites with the view to identifying such factors as the level of
threat from redevelopment, community benefit, and the local planning context. It then makes
recommendations around these issues, with the objective of retaining sites for their identified
tourism purpose. A summary of some of the findings and recommendations (those most relevant
to the issues raised in this report) for caravan parks in the City of Albany is provided in the Table
10.6.
The Strategy labels these tourism sites according to the following assessment categories:
Local Strategic Tourism Locations or Sites
•

these are ‘high value, accessible, unique sites that are primary contributors to the tourism
market positioning of Albany’

•

they should be given highest level of zoning protection from any alternative land uses that
may diminish the tourism experience

•

they should have a minimum residential component1898

Prime Tourism Locations or Sites

1893

Western Australia Planning Commission, Planning Bulletin 83: Planning for Tourism, June 2009, p2.
Available at: http://www.planning.wa.gov.au/Publications/1419.aspx. Accessed on 21 July 2009.

1894

Department for Planning and Infrastructure, Tourism Planning Taskforce Report, Government of Western
Australia, Perth, January 2006, pviii.

1895

ibid.

1896

Western Australia Planning Commission, Planning Bulletin 83: Planning for Tourism, June 2009, p2.
Available at: http://www.planning.wa.gov.au/Publications/1419.aspx. Accessed on 21 July 2009.

1897

Submission No. 98 from City of Albany, 23 July 2009, p36.

1898

Submission No. 98 from City of Albany, 23 July 2009, p12 and p34; and City of Albany and Shire of
Denmark, Committee Briefing, 22 July 2009.
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•

these ‘support and contribute substantially to the overall tourism capacity of Albany and
need a high order of protection from alternate land uses’

•

they ‘are required to be dealt with on a site by site basis as it is not certain that preferred
uses for a site or the precinct could be achieved’ and for this reason will be subject to
further detailed planning assessment

•

some permanency is envisaged1899

Suitable Tourism Locations or Sites
•

these ‘provide lower order tourism products to meet current demands or they are capable
of providing future tourism product, provided site constraints can be addressed or
overcome’

•

they ‘have the potential to be altered over time as urban development pressures increase or
the current site infrastructure reaches the end of its service life and financial re-investment
is required’

•

the Strategy ‘encourages the tourism outcome but does not promote immediate rezoning of
the land’ particularly as it may have an adverse effect on the value for the owner

•

these sites could afford to be lost to residential development, although this would still be
detrimental to providing tourism accommodation1900

Within the City of Albany’s proposed Town Planning Scheme 1, new zones which implement the
Strategy will include a ‘Caravan and Camping’ zone, along the lines of the Taskforce
recommendations. This zoning will protect caravan, camping and chalet sites from ‘competing
land uses’ and place certain restrictions on the residential occupation of sites.1901
The Committee is of the view that the way in which the City of Albany has approached supply
issues through its planning policy and Strategy constitutes a sound model. As argued elsewhere in
this report, a ‘one size fits all’ approach does not appear to work in relation to caravan parks and
camping grounds, due to the large regional variations in demand, supply and other mitigating
factors. The City of Albany demonstrates a case by case approach to the determination of strategic
and non-strategic tourism sites where each tourism site is evaluated according to a comprehensive
methodology.

1899

Submission No. 98 from City of Albany, 23 July 2009, p12 and p34; and City of Albany and Shire of
Denmark, Committee Briefing, 22 July 2009.

1900

Submission No. 98 from City of Albany, 23 July 2009, p12 and p34; and City of Albany and Shire of
Denmark, Committee Briefing, 22 July 2009.

1901

Submission No. 98 from City of Albany, 23 July 2009, p115.
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This is not to say that there was no opposition to the Strategy. The City of Albany advised that
there was initial opposition from caravan park operators and industry representatives.1902 The City
has held a workshop with Tourism WA, the CIAWA and other stakeholders to refine the Strategy.
The City believes that zoning changes and the loss of value remains a concern for operators, but
long-term relief from land tax in the form of an exemption would encourage acceptance of a new
zone.1903
While the Strategy will be altered to take into account information arising out of recently
conducted stakeholder workshops (for example, controls relating to the number of long-stay
sites),1904 the above approach is a good example of the way in which local planning strategies can
address the issues currently affecting caravan parks.

Finding 143
Albany is well advanced in addressing the pressures facing the caravanning and camping sector
in terms of planning and balancing the short- and long- stay use of parks.

1902

Submission No. 81 from City of Albany, 25 May 2009, p4.

1903

City of Albany and Shire of Denmark, Committee Briefing, 22 July 2009.

1904

ibid.
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Table 10.6:

Albany Caravan Parks Site Evaluation Summary1905
Proposed Tourism
Use

Appropriate Zoning and Planning Restrictions

Suggested Status

Middleton Beach
Caravan Park

Caravan Park

The current zoning provides a reasonable level of protection from
competing land uses (currently reserved for Parks and Recreation).
However, it is suggested to incorporate the site into the
‘caravan/camping’ zone within the City’s Community Town Planning
Scheme and to introduce planning controls to restrict sites for chalets
to 20% and disallow any permanent occupation in designated bays.

Local Strategic

Cape Riche

Caravan Park

The current zoning (Special Rural) will not guarantee its potential use.
It is suggested to rezone to a ‘caravan/camping’ zone as the site has
community value as a bush camp.

Suitable

Cheynes Beach

Caravan Park

The current zoning (Special Site Zone) will guarantee its use as a
caravan park. However it is suggested to maintain the current zoning
regime but to include the site within a ‘caravan/camping’ zone and
introduce planning controls to restrict permanent occupation to 10% of
total sites.

Prime

Cosy Corner /
Torbay

Caravan Park /
Resort Project

A change in zoning (from Rural and Reservation for Parks and
Recreation Purposes) will be required to progress the potential use.
The site has little potential as a caravan park, although, it retains value
to the community as a bush camp. No suggested change to zoning.

Suitable

Caravan Park

No change in zoning is required (currently Tourist Residential) but it is
suggested to incorporate into the wider ‘caravan/camping’ zone within
the City’s Community Town Planning Scheme. Suggested introduction
of planning controls which restrict the chalets to 20% and permanent
occupancy to 10% of total sites. Permanent occupation of sites should
be at the extremity, away from beach frontage, and these sites should
be aggregated, clearly defined and separated from tourists by physical
features.

Prime

Caravan Park

Potential use is guaranteed by current zoning (Special Use) but
include in the wider ‘caravan/camping’ zone within the City’s
Community Town Planning Scheme. Suggested introduction of
planning controls which restrict the chalets to 20% and permanent
occupancy to 30% of total sites.

Suitable

Caravan Park

Potential use is guaranteed by current zoning (Tourist Residential) but
include in the wider ‘caravan/camping’ zone within the City’s
Community Town Planning Scheme. Suggested introduction of
planning controls which restrict the chalets to 20% and permanent
occupancy to 30% of total sites

Suitable

Caravan Park

Potential use is guaranteed by current zoning (Special Use) but
include in the wider ‘caravan/camping’ zone within the City’s
Community Town Planning Scheme. Suggested introduction of
planning controls which restrict the chalets to 20% and permanent
occupancy to 30% of total sites.

Prime

Caravan Park Site

Emu Point Caravan
Park Precinct (Emu
Point Holiday Village
and Rose Gardens
Caravan Park)

Albany Holiday
Village

Mt Melville Caravan
Park

Kalgan / King River
Caravan Parks

1905

Adapted from information provided in Submission No. 98 from City of Albany, 23 July 2009, p18, pp50-51,
pp68-69, pp73-74, pp78-80, pp81-83, pp87-88, pp89-90 and pp91-92.
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10.5 Busselton
The Shire of Busselton (the Shire) is located in the south west of Western Australia and
incorporates the towns of Busselton, Dunsborough and Yallingup. The Town of Busselton is
approximately 220 kms south of Perth.

(a)

Caravan Parks in Busselton

The Shire’s May 2007 Local Tourism Planning Strategy –Demand Analysis found that there were
18 tourist/caravan parks in the Shire – 12 in Busselton, 3 in Dunsborough and 3 in Yallingup.1906
By the time Tourism WA had completed its pre-feasibility studies published in 2008, the number
of caravan parks in the Busselton area had fallen to 11. As the Shire advised, there have been
many parks lost to the area, 15 or 16 in total, with 5 or 6 of those being more recent closures.1907
Adding to this obvious pressure on supply is the fact that no new caravan parks are being
developed in the Busselton area.1908 At the time the pre-feasibility study was undertaken, one of
the 11 caravan parks, Amblin Caravan Park, was for sale and a further two parks had limited or no
short-stay caravan sites.1909 However, the Committee was informed that the decision to sell
Amblin Caravan Park has been reversed and it continues to operate.1910 The existing parks in
Busselton area offer 814 powered or ensuite sites for caravanners and approximately 170 onsite
rooms, cabins or chalets for travellers and holidaymakers.1911

(b)

Pressures on Supply

Caravan parks in the Shire face many of the pressures generally felt by operators in the industry.
Given the location of the Shire in the south west, caravan parks are particularly susceptible to
those related to the seasonality of demand. According to Tourism WA, seasonality is a bigger
issue in the south west than in the northern areas of the state.1912 Busselton has several peak
demand periods throughout the year. Friday to Sunday is popular, as are Easter and Christmas
holidays, and school holidays that occur for two weeks in July and October.1913
Caravan parks also face competition from other types of accommodation in the region, including
the increasing number of higher yielding and resort style tourism accommodation. Caravan parks
have turned to cabins and chalets, and to providing ensuite facilities to attract customers. Some
1906

Shire of Busselton, Local Tourism Planning Strategy Demand Analysis May 2007, report prepared by
Sustainable Development Facilitation, Shire of Busselton, 2007, p17.

1907

Shire of Busselton, Committee Briefing, 20 July 2009.

1908

ibid.

1909

Submission No. 60 from Tourism Western Australia, Attachment 4, Closed Evidence, 8 May 2009, p18.

1910

Amblin Caravan Park, Telephone Conversation, 24 September 2009.

1911

Submission No. 60 from Tourism Western Australia, Attachment 4, Closed Evidence, 8 May 2009, p18.

1912

Tourism Western Australia, Australia’s South West, Committee Briefing, 20 July 2009.

1913

ibid.
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such as Beachlands Caravan Park have installed modern facilities including plasma televisions,
dishwashers, internet kiosks, games rooms, water parks and jumping pillows.1914 Busselton has
attracted considerable investment in new 4-5 star establishments that provide higher tariffs and
yields. According to a 2007 report, the average room rate for Busselton rose from $95 in 1998 to
$136 in 2004.1915
(i)

Holiday Home Rentals

A further concern to the industry is competition generated by holiday homes in the form of either
private home rentals or the conversion of caravan parks into strata title.1916 The Shire’s 2007 Local
Tourism Planning Strategy notes that the holiday rental sector has been established in the south
west for a considerable time and that it ‘has become an increasingly sophisticated part of the short
stay accommodation sector’.1917 Holiday rentals have evolved from the traditional beachside
shacks through to, in some cases, quite high quality houses, with rentals exceeding $4,000 per
week in peak times.1918
The Busselton accommodation audit found that while the Australian Bureau of Statistics (ABS)
put the tourism accommodation occupancy rate at 42.3%, formal operators estimated an overall
occupancy rate of 26.3%. Tourism WA suggests that the difference ‘is primarily due to the
number of visitors who come to stay in the Shire, yet stay overnight with friends and relatives, or
in the, as yet, unknown proportion of private holiday homes’.1919 Tourism WA suggests that 30%
to 40% of the beds in the Shire are in holiday homes.1920
The Shire acknowledges that there is little accurate data on the holiday rental sector, but provides
the following estimates:
•

the 3,400 non-resident ratepayers in the Shire represent 24% of the 10,600 total private
dwellings

1914

ibid.; Submission No. 60 from Tourism Western Australia, Attachment 4, Closed Evidence, 8 May 2009,
p18.

1915

Tourism Western Australia and the City of Bunbury, Bunbury Accommodation Study, September 2007,
report
prepared
by
Marke
Trade,
p14.
Available
at:
http://www.tourism.wa.
gov.au/Publications%20Library/Polices%20Plans%20and%20Strategies/Bunbury%20Accomm%20Study%2
0Final%20Report.pdf. Accessed on 24 September 2009.

1916

Tourism Western Australia, Australia’s South West, Committee Briefing, 20 July 2009; South West
Development Commission, Committee Briefing, 20 July 2009.

1917

Shire of Busselton, Local Tourism Planning Strategy Demand Analysis May 2007, report prepared by
Sustainable Development Facilitation, Shire of Busselton, 2007, pp17-18.

1918

ibid.

1919

Shire of Busselton, Accommodation Audit Report for the Shire of Busselton Local Tourism Planning
Strategy, March 2007, report prepared by Sustainable Development Facilitation, Shire of Busselton, 2007,
p3.

1920

Tourism Western Australia, Australia’s South West, Committee Briefing, 20 July 2009.
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•

600 of these are managed by property managers; others are directly managed by owners

•

most of the holiday rentals are in the Dunsborough, Yallingup and Eagle Bay areas

•

Busselton Visitor Centre has 40 private houses registered with them for short-stay tourism
rental

•

305 properties are available through property management organisations in the Shire1921

Furthermore, the South West Development Commission advised that following the considerable
volume of speculation in the holiday home market, there are currently a large number of holiday
homes unoccupied at this time.1922

(c)

Future Supply of Caravan Parks

As noted above, the decreasing supply of caravan parks through their closure for redevelopment is
compounded by the fact that there are no new parks being developed. As a result of recent
closures the Shire agreed to ‘investigate the feasibility of an eco/caravan park’ and identified two
potential sites, one at Bunker Bay, the other at Locke Estate.1923 However, after Bunker Bay was
determined to be an unsuitable caravan park site, a site at Ludlow was put forward as an
alternative. Thus Busselton’s pre-feasibility study centred on options for the development of a
caravan park at either Locke Estate or Ludlow.
(i)

Locke Estate

The Locke Estate is Reserve No. 22674 and is currently comprised of 37.5 hectares of Crown land
located along Geographe Bay, approximately 10 kms from Busselton.1924 In the 1940s it was
recognised that this area of land was in demand from campers, and Reserve 22674 was created for
‘Camping and Recreation’, with the vesting order held by the Shire.1925 Between 1954 and 1978
the Shire issued leases to approximately 17 religious and community organisations and these were
approved by the Minister for Lands.1926 Following a 1985 request from the Shire, in 1986 the
Department of Lands amended the purpose of the class A Reserve to ‘Recreational Camp Sites
and Group Holiday Accommodation’, with a new vesting order issued to the Shire in March 1987
1921

Shire of Busselton, Local Tourism Planning Strategy Demand Analysis May 2007, report prepared by
Sustainable Development Facilitation, Shire of Busselton, 2007, pp17-18.

1922

Tourism Western Australia, Australia’s South West, Committee Briefing, 20 July 2009; South West
Development Commission, Committee Briefing, 20 July 2009.

1923

Submission No. 60 from Tourism Western Australia, Attachment 4, Closed Evidence, 8 May 2009, p18.

1924

Shire of Busselton, Community and Stakeholder Consultation into the Future Use of the Lock Estate,
Reference 26615, Report for Public Comment, report prepared by Connell Wagner, nd, p1. Reserve No.
22674 was reduced from 53.2465 hectares to 37.57 hectares in 2002 on approval by the Minister for Lands.

1925

Shire of Busselton, Community and Stakeholder Consultation into the Future Use of the Lock Estate,
Reference 26615, Report for Public Comment, report prepared by Connell Wagner, nd, p13.

1926

ibid.
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‘granting power to lease for any term not exceeding 21 years’.1927 The change was intended to
‘more correctly reflect [… that the Locke Estate’s] current uses range from camping, caravan
parking, self-contained chalets and units, dormitory accommodation, meeting halls to community
kitchens’.1928 In December 1990 the Shire issued 17 new uniform lease agreements which are due
to terminate at 1 December 2011.1929 Section 4.02 of the Standard Deed of Lease allows up to 20
caravans on the leased site at any one time provided that the Shire has granted a licence for that
purpose.1930 In briefing the Committee, the Shire advised that three or four of the 16 current
lessees were considering not renewing their leases.1931
The Shire’s pre-feasibility study for a caravan park in the Locke Estate developed three
development concepts, one of which was recommended by the study as the ‘best feasibility for the
development of a caravan park in the Busselton region’.1932 Tourism WA sees the Locke Estate as
a good example of a quality caravan park site, particularly as its beachfront location would makes
it ‘conducive to a great holiday’.1933 Ms Jennifer Duffecy advised that Tourism WA has been
trying ‘to encourage the use of Locke Estate […] for potential caravan park use […] because it is
a fantastic location: it is a north-facing site and it is on the beach side of the road et cetera’.1934
However, recent media reports suggest the Busselton Shire Council has resolved not to include the
development of a public caravan park/camping ground in the final development concept for the
Locke Estate.1935 The Shire confirmed that on the 23 September 2009 the Council resolved to
continue the management of the Locke Estate in much the same way as it has been. However,
there will be some refinement in the management strategy, the lease agreement and environmental
management.1936
(ii)

Ludlow Forest

During its investigative travel in the south west, the Committee was advised by both the South
West Development Commission and the Shire that consideration was being given to the
development of caravanning and camping facilities at a site near the old State forest area at
Ludlow. In briefing the Committee on 20 July 2009, the Shire advised that a study recommending

1927

ibid., p15.

1928

ibid., p14.

1929

ibid., p15.

1930

ibid., p16.

1931

Shire of Busselton, Committee Briefing, 20 July 2009.

1932

Submission No. 60 from Tourism Western Australia, Attachment 4, Closed Evidence, 8 May 2009, p30.

1933

Ms Jennifer Duffecy, Executive Director, Tourism Western Australia, Transcript of Evidence, 28 July 2009,
p3.

1934

ibid.

1935

Mr Rob Bennett, ‘“Holy Mile” to Stay Whole’, Busselton-Dunsborough Mail, 9 September 2009, p1.

1936

Shire of Busselton, Telephone Conversation, 24 September 2009.
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a development at Ludlow Forest would be presented to Council in August 2009. The
recommendation was for a development in three stages:
•

Stage 1: Low-cost camping

•

Stage 2: Caravan sites

•

Stage 3: Conference and dormitory style camping1937

The Committee understands that the Council has decided not to proceed with development at this
site.

Finding 144
Retaining the supply of caravan parks in the Busselton area is essential to the provision of lowcost holidays that have been a significant feature of the Western Australian lifestyle.
If Busselton is to retain its place as a family tourism destination with a diversity of cost and type
of facility it must plan for new caravan parks, preferably within close proximity of the
beachfront, to compensate for the dramatic loss of existing sites.
The Locke Estate represents a prime example of land the government could consider for future
caravan and camping facilities while accommodating current users.

1937

Shire of Busselton, Committee Briefing, 20 July 2009.
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10.6 Coral Bay
Coral Bay, situated along the Ningaloo Coast of Western Australia, is an extremely popular
tourism destination for caravanning and camping holidays. The Committee visited Coral Bay as
part of its investigative travel, and viewed two of three caravan parks in the Coral Bay settlement.
In the absence of any other worker accommodation in the settlement, all three caravan parks are
used to house workers. The two caravan parks visited by the Committee, Bayview Coral Bay
Holiday Park (Bayview Coral Bay) and Peoples Park Caravan Village (Peoples Park) comprise a
significant part of the township. The third caravan park is located at the Ningaloo Resort.
Peak time for tourism in Coral Bay is during the winter months, although more international
guests visit during the summer.1938 The owner of Bayview Coral Bay, Mr Alistair Brogan, advised
the Committee that chalets generally have 100% occupancy with a lead booking time of 16
months, whereas caravan and camp sites are not usually filled to capacity. Mr Brogan indicated
that May 2009 had been unusually busy after a very quiet February.1939
The Peoples Park also advised that greatest demand is for self-contained onsite accommodation,
which yields higher income than the other accommodation options. However, the operators of this
park advised that they maintain the caravan and camping sites for the ambience and authenticity of
the traditional caravan park experience. This park was in the process of building more on-site
accommodation due to the large demand.1940
Two major issues facing the Coral Bay settlement which impact directly upon the caravan parks
were brought to the attention of the Committee. These are:
•

water supply, which is the most expensive anywhere in the state, provided by the Birdrong
Aquifer via deep artesian bores

•

isolation and security, there being no resident police presence, which means that caravan
parks owners must hire security guards and police local disturbances1941

As will be illustrated below, Coral Bay is an example of a popular tourist destination for which
considerable effort and resources have been expended to ensure structured development
appropriate for the area. The Committee recognises that there are ongoing difficulties in the
implementation of the planning vision for Coral Bay. However, importantly for this Inquiry, it is
clear that there are attempts being made to ensure the continued supply of affordable holiday
options such as caravanning and camping in Coral Bay.

1938

Mr Alistair Brogan, Park Owner, Bayview Coral Bay Holiday Park, Committee Briefing, 2 June 2009.

1939

ibid.

1940

Messrs Norm and Geoff Monck, Peoples Park Caravan Village, Committee Briefing, 2 June 2009.

1941

Mr Alistair Brogan, Park Owner, Bayview Coral Bay Holiday Park, Committee Briefing, 2 June 2009.
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(a)

Planning for Coral Bay

Over time Coral Bay has ‘developed as a tourism settlement in a relatively ad hoc manner’.1942
This has meant that the settlement ‘is under increasing environmental pressure from tourist
visitation’.1943 It was the view of the Ningaloo Coast Sustainable Development Office in 2004
that ‘good planning, strong development controls and improved infrastructure is required if Coral
Bay is to continue to be an attractive destination for tourists seeking to experience the Ningaloo
Reef in a remote holiday atmosphere’.1944 As a result, the Ningaloo Coast Regional Strategy
Carnarvon to Exmouth (the Ningaloo Coast Regional Strategy) enacted the following planning
and development controls in Coral Bay:
•

‘a moratorium on development … until appropriate public sewerage, water and power
infrastructure has been provided’ and also ‘until an inventory of existing accommodation
within Coral Bay has been completed and bed numbers comply with approved limits’

•

‘accommodation in Coral Bay be capped to cater for the ordinary peak of 4500 people’
comprised of ‘3600 overnight visitors, 400 workers (including partners and dependants)
and 500 day visitors’

•

‘development and redevelopment within Coral Bay shall be controlled and staged in an
orderly manner’1945

The Strategy built upon previous planning policies and strategies for Coral Bay. These had all
recognised the impact of visitors and residents upon the fragile ecosystem and also the lack of
infrastructure to support both tourism and residential growth. In summary these are:
•

in 1973 the Shire of Carnarvon ‘opposed residential land release in Coral Bay due to the
absence of a town water supply’

•

in 1992 the Coral Bay Structure Plan recognised that ‘the very environment that attracts
visitors was at risk of deterioration through over use’

•

in 1996 the Coral Bay Taskforce – Report on Infrastructure Requirements for Coral Bay
‘recommended a low scale of infrastructure for Coral Bay to service a small tourism
settlement’

1942

Western Australian Planning Commission, Ningaloo Coast Regional Strategy Carnarvon to Exmouth,
August 2004, pxi. Available at: http://www.planning.wa.gov.au/Publications/277.aspx. Accessed on
23 September 2009.

1943

ibid.

1944

ibid.

1945

ibid.
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•

in 1998 ‘the Shire of Carnarvon amended its town planning scheme … to prevent any
further development in Coral Bay’ until certain infrastructure targets were met (i.e. a
public water supply and effluent disposal facility)

•

in 1998 the Coral Bay Settlement Plan was released which envisaged an ‘ultimate size’ for
Coral Bay1946

The Coral Bay Settlement Plan is intended to ‘guide land use and infrastructure co-ordination for
the next 30 years’.1947 Amongst the amendments to the plan enacted by the Ningaloo Coast
Regional Strategy is one that provides for the retention of ‘a minimum of 50 per cent of tourist
accommodation at Coral Bay for camping and caravanning’.1948 At present, ‘70 per cent of
accommodation offered at Coral Bay is for caravanning/camping’.1949 The continuation of the
provision of affordable tourism in Coral Bay and surrounds is seen as a significant public
concern.1950 However, Mr David Nunn from the DoP suggested that this may become difficult to
sustain as Coral Bay ‘is a highly desirable location and eventually it will be market attractive not
to have campers and caravanners there’.1951 Mr Nunn believes that locking in this use is a ‘slightly
unusual approach’, but acknowledges that it was enacted to preserve the caravanning and camping
experience in Coral Bay.1952

(b)

Worker Accommodation

Due to the moratorium on development, workers are currently being accommodated in the caravan
parks in Coral Bay. On its visit to Coral Bay the Committee viewed the worker accommodation
which is part of Bayview Coral Bay. The Committee was concerned about what it perceived to be
health, safety and compliance issues within this section of the park. Due to those concerns, the
Committee contacted the Shire of Carnarvon to inquire as to whether annual compliance audits
were being carried out under the Caravan Park and Camping Ground Act 1995 (WA) (CPCG
Act). The Shire advises that the worker accommodation site ‘does not fall within the jurisdiction’
of the CPCG Act, in spite of the fact that compliance with this Act had been a condition of the
development approval.1953 The worker accommodation site is situated on part of Lot 43 (owned
freehold) which sits within a larger parcel of land comprised of three lots that appears to constitute
Bayview Coral Bay.1954 The other two lots comprising this parcel are Lot 52, leased from the Shire
1946

ibid., pp152-53.

1947

ibid.

1948

ibid., p154.

1949

ibid., p162.

1950

ibid.

1951

Mr David Nunn, Director, Department of Planning, Transcript of Evidence, 27 July 2009, p4.

1952

ibid.

1953

Submission No. 104 from Shire of Carnarvon, 28 August 2009, p2.

1954

The Shire of Carnarvon refers to the worker accommodation sites as being ‘within the park’ on more than
one occasion. For example, see Submission No. 105 from Shire of Carnarvon, 4 September 2009, p1.
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for the special purpose of a caravan park, and Lot 42 which, like Lot 43, is owned freehold and
contains a mix of long- and short-stay accommodation.1955 However, worker accommodation is
not included in the annual licence for the caravan park, and is physically separate from the rest of
the park.1956 The long-stay sites on Lot 43 were originally approved for Lot 52, but were relocated
to Lot 43 as ‘this would result in greater amenity and privacy for workers by separating them from
the tourists residing in the caravan park’.1957
However, while the worker accommodation area in Bayview Coral Bay is not licensed, the Shire
of Carnarvon advises that health and safety compliance inspections are regularly carried out within
this area with the full co-operation of the caravan park operator. This is also the practice for
worker accommodation areas in the other caravan parks in Coral Bay, which similarly do not have
these areas included in their licences.1958
With regard to Bayview Coral Bay and the worker accommodation section of this park, currently
there is only one outstanding item of compliance, that being some illegal building structures. The
Shire advises that this issue is a ‘work in progress’ and that ‘significant progress has been made to
addressing the matter’.1959
The Minister for Lands has recently advised the Committee that an agreement has been reached
between the State and the Baiyungu Aboriginal Corporation (BAC) which ‘provides for the
provision of land tenures and the development of those tenures for workers accommodation and
eco tourism’.1960 The BAC ‘has the responsibility for the delivery of workers’ accommodation in
Coral Bay as part of a bigger native title settlement’.1961 It is ‘expected that development will be
able to commence in the near future on a number of major developments that will assist Coral Bay
in becoming a significant tourist destination’.1962
The workers village will be leasehold rather than freehold. The Committee was advised that the
aim of this is to prevent investors buying up large numbers of titles which would limit the supply
of worker accommodation and cause the town to grow beyond a sustainable level.1963 Residential
growth is not encouraged in Coral Bay, in line with the Ningaloo Coast Regional Strategy’s aim to

1955

Submission No. 105 from Shire of Carnarvon, 4 September 2009, pp1-3.

1956

ibid., p1.

1957

Submission No. 104 from Shire of Carnarvon, 28 August 2009, p1.

1958

Submission No. 105 from Shire of Carnarvon, 4 September 2009, p1.

1959

ibid., p3 and p10.

1960

Hon. Brendan Grylls, MLA, Minister for Lands, Letter, 21 September 2009.

1961

Mr David Nunn, Director, Department of Planning, Transcript of Evidence, 27 July 2009, p8.

1962

Hon. Brendan Grylls, MLA, Minister for Lands, Letter, 21 September 2009.

1963

Mr Noel Bridge, First Acuity Management Enterprises, Committee Briefing, 2 June 2009.
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prevent its rapid growth which is not sustainable due to ‘environmental and infrastructure
constraints’.1964 Freehold residential land release would be counterproductive to this aim.
It is envisaged that when the proposed worker accommodation complex is built in Coral Bay the
current worker accommodation in the caravan parks will be relocated and the caravan parks will
be able to return to providing caravan and camp sites for tourism purposes.1965

Finding 145
Coral Bay is a place of state significance, particularly for caravanning, camping and tourism,
and experiences full-capacity for most of the year. This illustrates the need for, and difficulties
involved in, planning for the long-term requirements for affordable tourism accommodation.
However, the Committee has concerns that Coral Bay will come under pressure for the
development of higher yield tourism use, and supports the Ningaloo Coast Regional Strategy
decision to maintain a minimum level of caravanning and camping accommodation.
Coral Bay has significant lessons for other developments along the Ningaloo coast, both in what
needs to be done and what needs to be avoided.
The Committee believes the current arrangements for worker accommodation in Coral Bay are
unsatisfactory.

1964

Western Australian Planning Commission, Ningaloo Coast Regional Strategy Carnarvon to Exmouth,
August 2004, pp159-160. Available at: http://www.planning.wa.gov.au/Publications /277.aspx. Accessed on
23 September 2009.

1965

Submission No. 105 from Shire of Carnarvon, 4 September 2009, p10.
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CHAPTER 11 TIME TO ACT
11.1 Caravan Parks and Camping Grounds - Off the Radar?
The introduction to this report, at Section 1.3(f), noted that concern in relation to the availability
of caravan parks and camping grounds in this state has been expressed by industry bodies, caravan
park owner/operators and government agencies. It was also noted that members of parliament
have been voicing concern for some considerable time about the need to preserve caravan parks as
a provider of affordable holidays for Australian families. The risk of closure of caravan parks for
redevelopment is clearly not a recent phenomenon.
Furthermore, in September 2002 the Tourism Planning Taskforce (the Taskforce), a Ministerial
Taskforce, was established ‘to examine issues surrounding the trends of introducing residential
components to tourism developments on tourism zoned land and the strata titling of tourism
developments’.1966 The Tourism Planning Taskforce Report was published in 2006; however, and
as the Western Australian Local Government Association (WALGA) states, ‘unfortunately, the
vast majority of recommendations made by the Taskforce and supported by Local Government
have not been implemented, or even begun by State Government Agencies’.1967 In 2007 Tourism
Western Australia (Tourism WA) published Understanding the Caravan Park Industry in WA, a
report on a project with the broad objective of ‘identify[ing] and measure[ing] the key factors that
are likely to affect demand and supply of caravan park accommodation both now and in the
future’.1968 Tourism WA has also developed its Landbank initiative to assist in the development of
tourism sites. However, the success of this in relation to the development of new caravan parks
seems to be limited.
As noted elsewhere in this report, in line with the requirements of the Caravan Parks and
Camping Grounds Act 1995 (WA) (CPCG Act),1969 a review of the Act has been in train since
2005. A discussion paper was released, submissions received and drafting instructions were
prepared and approved by Cabinet in 2007, which was nearly two years after submissions closed.
The Department of Local Government advised that more pressing legislative priorities of the
previous Minister meant a draft Bill reflecting the amendments arising from the review of the
CPCG Act and Regulations was not developed.1970 As Chapter 9.3 also notes, these amendments
are once again with Parliamentary Counsel. As at October 2009, it is four years since submissions
for the review closed – and the Act and Regulations remain unamended.

1966

Department for Planning and Infrastructure, Tourism Planning Taskforce Report, Government of Western
Australia, Perth, January 2006, pv.

1967

Submission No. 58 from Western Australian Local Government Association, 6 May 2009, p1.

1968

Tourism Western Australia and Tourism Research Australia, Understanding the Caravan Park Industry in
WA, Tourism Western Australia, Perth, 2007, p1.

1969

Section 32 Caravan Parks and Camping Grounds Act 1995 (WA).

1970

Submission No. 92 from Department of Local Government, 10 July 2009, p1.
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The Committee is concerned that the recommendations of the Tourism Planning Taskforce Report
have not been implemented and that the legislative review has stagnated. When combined with
issues noted throughout the report in relation to planning and development for new parks, and the
issues currently being faced by the industry, it is very clear that government generally does not
accord the provision of caravan parks and camping grounds a high enough priority.
It is also clear that government agencies often operate as discrete entities rather than working
together to develop a comprehensive strategy to tackle the issues associated with ensuring the
supply of caravan parks and camping grounds meets current and future demands. Given the role
that these sites play in the lives of Western Australians and interstate visitors, and their importance
to the tourism industry generally, this situation needs to be remedied. It is imperative that
government agencies work together to address the current situation and to ensure adequate future
provision of caravan parks and camping grounds.
For a number of years parliamentarians and successive governments have recognised the problems
associated with the caravan park and camping ground industry. In fact, previous government and
industry reports have raised many of the issues identified by this Committee. However,
governments have either been unwilling or unable to give the matters the priority they require. It is
now time to act.
There are numerous government agencies that have carriage over this area. However, none of
them have taken on the role of champion for this industry. Therefore, the Committee recommends
Tourism WA be designated, and act, as the champion for this sector. Tourism WA should target
caravanning and camping as part of its strategic priorities, with a budget allocation to carry this
out.
Finding 146
Governments have been unable or unwilling to give the caravan and camping industry the
priority it warrants.

Recommendation 52
Tourism Western Australia target caravanning and camping as part of its strategic priorities,
with a budget allocation to carry this out.

11.2 Marketing Caravanning and Camping
During this Inquiry the Committee heard criticism of the performance of Tourism Western
Australia (Tourism WA) in relation to its promotion of the state generally, and the promotion of
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caravan parks and camping grounds as tourism accommodation, in particular. Such was the
criticism that the Committee formed the impression that operators felt Tourism WA was
promoting high-yield, high-end product and that caravan parks were not on the agency’s
marketing agenda.
For example, the City of Albany advised that the Great Southern was simply tagged onto the end
of the marketing for the South West region. As a result, the City of Albany has taken over its
visitors centre and does its own marketing, with events such as the Albany Classic, Vintage Blues
Festival, and Wine and Food Expo aimed at extending the tourist season.1971 The Great Southern
Development Commission believes that Tourism WA is not doing enough to develop holiday
packages in the region and that the high cost of airfares deters tourism in the area.1972
The CMCA submits that ‘Tourism WA has helped support iconic tourism like Wave Rock,
Broome, and so on, but has done little to ensure the real WA sales network of little visitor centres
is supported, promoted and trained for tourism’.1973 A caravan park operator suggests that ‘caravan
parks are slowly coming on their [Tourism WA’s] screen’.1974 For this operator, Tourism WA’s
focus is too narrow:
caravan parks are all about regional tourism. Tourism in WA is all about Perth, Broome
and Margaret River, and that is where it starts and stops. The marketing dollars are not
going in the right spot or spread out enough, and not enough is being spent on regional
tourism.1975

Tourism WA is responsible for ‘promoting Western Australia as an attractive holiday, event,
convention and incentive travel destination, nationally and overseas and enhancing the tourism
industry, infrastructure and product base’.1976 At hearing, Tourism WA advised that it has three
outputs in relation to Western Australian tourism:
•

destination marketing, that is, marketing Western Australia

•

building the tourism industry base

•

building and nurturing events through EventsCorp1977

1971

City of Albany, Committee Briefing, 22 July 2009.

1972

Great Southern Development Commission, Committee Briefing, 22 July 2009.

1973

Submission No. 27 from Campervan and Motorhome Club of Australia Ltd, 28 April 2009, p10.

1974

Closed Evidence, Transcript of Evidence, 28 July 2009, p7.

1975

ibid.

1976

Tourism Western Australia, ‘Welcome’, nd. Available at: http://www.tourism.wa.gov.au/Pages/welcome
_to_tourism_western_australia.aspx/. Accessed on 22 September 2009.

1977

Mr Richard Muirhead, Chief Executive Officer, Tourism Western Australia, Transcript of Evidence, 28 July
2009, p2.
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Tourism WA acknowledges that the caravan park industry provides ‘a fundamental part of tourism
infrastructure’.1978 The agency considers affordable holidays to be ‘crucial to the future of
tourism’.1979 Furthermore, the agency suggests that ‘a lot of the tourism industry is a very
marginal industry’.1980 While the business case for caravan parks may not seem strong, and
industry participants may not be ‘charging enough for access to all our tourism product – hotels,
motels or caravan parks’, Mr Richard Muirhead, Chief Executive Officer, Tourism WA, suggests
that ‘if we want to continue to have our own people holiday here rather than lose their expenditure
to other destinations’, and if we want to attract interstate and international visitors, then Western
Australia needs to have caravan parks as part of the accommodation mix.1981
Ms Jennifer Duffecy, Executive Director, Tourism WA advised the Committee that from a
strategic perspective, the agency has three areas of intervention focus in relation to caravan parks:
•

‘access to land’

•

‘getting the planning system right’

•

policy development, via making submissions about land tax and water rebates.1982

In addition to these caravan-park related strategic initiatives, Tourism WA advised that the agency
undertakes further activities ‘with the entire tourism industry’, which would also impact upon the
caravan park industry, including ‘dealing with workforce issues, raising the quality, getting
customer service right and making sure that every tourism operator has got an online distribution
system so that they can get their product to market better’.1983
In response to criticism that Tourism WA focuses too much on the higher yielding end of the
tourism accommodation market, Mr Muirhead advised that it was ‘the two ends – almost two
extremes’1984 that needed government attention, not the middle range of tourism operations. Mr
Muirhead explained that ‘the issue is that the industry does not generate enough revenue to
compete with other industries like the mining industry, which is a tough gig’.1985 Furthermore, Mr
Muirhead advised that he did not think that Tourism WA:

1978

ibid., p7.

1979

ibid., p13.

1980

ibid., p12.

1981

ibid., p7.

1982

Ms Jennifer Duffecy, Executive Director, Tourism Western Australia, Transcript of Evidence, 28 July 2009,
p7.

1983

ibid.

1984

Mr Richard Muirhead, Chief Executive Officer, Tourism Western Australia, Transcript of Evidence, 28 July
2009, p11.

1985

ibid.
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will ever apologise for encouraging tourism operators to drive for profitability in
everything they do because if we do not, frankly, we do not have an industry. There are
many marginal operations in this state. There is a mix between high yield and caravan
parks, if you take a microcosm of this.1986

Using El Questro as an example, Tourism WA argued that such high-yield facilities can provide a
range of experiences and a range of price options from $1,200 to $30 per night. While El Questro
only markets the homestead, its camp sites are at ‘pretty well full occupancy through the
season’.1987 It is apparent that Tourism WA sees El Questro as representative of possibilities
available in Western Australian tourism as it is a:
product that has a range of different levels of accommodation, and it is profitable, but it is
at the high end and the low end. We see WA as a big version of that. That is why we push
at the high end, and we know that international growth will come from that. We cannot
compete internationally unless we have a competitive edge. That is what we are pushing
for at the very high end, primarily based on international and interstate markets and for
growth out of those markets.1988

Nevertheless, while acknowledging that the caravan industry is ‘critical to maintaining a strong
tourism industry’,1989 it is apparent to the Committee that Tourism WA is not pro-active in the
promotion of caravanning and camping holidays in Western Australia. As Mr Muirhead explained,
‘in terms of going out and doing advertising and promotion and marketing to people, it is
something that I had not really thought about’.1990
At hearing, Tourism WA advised that the agency had made ‘a huge investment’ in placing maps
and itineraries onto the website westernaustralia.com.au and that this would allow people to plan
their caravanning holiday itinerary.1991 There is also work being undertaken on itinerary
development that will provide people with ‘predetermined driving itineraries’.1992 Agreeing that
people who had invested large sums in vehicles and equipment would, in fact, want to take a roadholiday in Australia, Tourism WA suggested that what these travellers need ‘is the information so
that they will go for longer, go to the right places and spend their money when they get there’.1993
Furthermore, while agreeing that visitor centres ‘have a really important role’, particularly as

1986

ibid.

1987

ibid., p12.

1988

ibid., pp12-13.

1989

ibid., p13.

1990

ibid., p16.

1991

ibid., p16.

1992

ibid., p16.

1993

Ms Jennifer Duffecy, Executive Director, Tourism Western Australia, Transcript of Evidence, 28 July 2009,
p16.
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people who visit them are ‘making decisions on the ground’, Tourism WA suggests the centres do
not fulfil a marketing function.1994
Tourism WA acknowledged that it does not have a specific budget allocation for the promotion of
caravan and camping tourism in Western Australia.1995 Mr Muirhead confirmed that the agency’s
‘marketing tends to be around the brand of destination’.1996 Furthermore, while Tourism WA does
‘undertake joint campaigns with some operators’ and has ‘done some work with Big4 Holiday
Parks’, it had not been engaged in any joint marketing projects with motorhome companies.1997
Ms Duffecy advised that:
the responsibility for intrastate tourism is heavily focussed on our five regional tourism
organisations. They do a lot of cooperative work because it is their focus, particularly
Western Australia’s coral coast, which has done cooperative work with Britz.1998

Tourism WA further advised the Committee that their website advertised attractions at particular
destinations and that this would cover both high-value and low-cost tourism options. For example,
as Ms Duffecy stated:
if you look for Broome, it will tell you about Cable Beach and the things that you can do. It
will have caravan parks on the site as well as Cable Beach Club, Eco Beach retreat and
the new Pinctada. It will have the product in there. We [Tourism WA] are promoting the
destination and the attractions.1999

A visit to Tourism WA’s website certainly revealed information on travelling to Western Australia
via the state’s highways.2000 It also provides information on driving holidays in Western Australia,
pointing out that driving is ‘one of the best ways to experience the wide open spaces and unique
landscapes of Western Australia’.2001 This site also advises that ‘rental cars and motorhomes are
readily available’.2002 However, no mention of the possibility of caravanning holidays could be
found. It seems that these are simply implicit in the notion of driving holidays. The Committee is
of the view that if Tourism WA seriously believes that caravanning and camping holidays are
1994

ibid.

1995

Mr Richard Muirhead, Chief Executive Officer, Tourism Western Australia, Transcript of Evidence, 28 July
2009, p4.

1996

ibid.

1997

ibid., pp4-5.

1998

Ms Jennifer Duffecy, Executive Director, Tourism Western Australia, Transcript of Evidence, 28 July 2009,
p5.

1999

ibid., p12.

2000

Tourism Western Australia, ‘Travel Information’, nd. Available at: http://www.westernaustralia.com/
au/Travel_Info/Travel_to_WA/Pages/Travel_to_WA.aspx#drive. Accessed 22 September 2009.

2001

Tourism Western Australia, ‘Driving Holidays’, nd. Available at: http://www.westernaustralia.com/
au/Travel_Info/Travel_Around_WA/Pages/Travel_Around_WA.aspx#drive. Accessed on 22 September
2009.

2002

ibid.
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important to Western Australia’s tourism, it needs to be much more active in the promotion of
such holidays.
Finding 147
Tourism Western Australia does not place sufficient priority on caravanning and camping
holidays in Western Australia.

Recommendation 53
Tourism Western Australia becomes much more active in the development and promotion
of caravanning and camping in the state.

The Committee heard a lot of evidence that caravanners now use the internet, including mobile
internet and laptops enroute, to find information regarding accommodation and attractions. There
is no site for Western Australia that provides all the information that these travellers require.
There is a need for Tourism WA to develop a dedicated ‘caravanning and camping’ pathway on
their website. This comprehensive pathway would link all the information relevant to caravanning
and camping in the state, including from other agencies (such as Main Roads WA and DEC),
commercial operators and relevant service providers. This would provide a one-stop shop for
those interested in a caravanning and camping experience in Western Australia.
Finding 148
There is no online ‘one-stop shop’ for those interested in a caravanning and camping
experience in Western Australia.

Recommendation 54
Tourism WA develop a dedicated ‘caravanning and camping’ pathway on their website
incorporating data from other agencies and sources.

11.3 Providing RV Friendly Locations
Evidence gathered throughout this Inquiry demonstrates that the caravan park and camping ground
industry is evolving and that demand characteristics are changing, particularly with the increasing
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popularity of the self-contained vehicle. At the same time there has been a shift in supply away
from traditional short-term sites to higher yielding cabins and chalets or to park home parks. This
has been largely in response to higher land values and increasing operating costs, which in some
cases have led to the closure of caravan parks for redevelopment into resort style tourism
accommodation or residential housing.
While there is still some demand for traditional caravan park sites, with the rise of the selfcontained vehicle has come increased demand for transit parks and nature-based parks. As
demonstrated throughout this report, the Committee was presented with considerable evidence of
this increasing demand and the desire of self-contained travellers and holidaymakers to access
non-traditional parks. During its investigative travel the Committee also observed the popularity
of nature-based parks and camp sites such as those provided along the coast on pastoral leases.
One criticism that was strongly expressed by members of the caravanning and camping
community, during committee site visits as well as in formal evidence, was the notion that
Western Australia is not welcoming to these types of vehicles, particularly the larger RVs. The
apparent non-welcoming nature of Western Australia takes the form of too few rest areas, with
inadequate facilities in many of those provided, park sites that are too small to accommodate
larger RVs and a lack of facilities such as RV parking areas close to shopping centres and access
to potable water and dump points. Such criticism, together with the Committee’s responses, is
evident throughout this report and is not repeated here.
The Campervan and Motorhome Club of Australia Ltd (CMCA) advised the Committee that it has
developed its ‘RV Friendly Town’ Scheme to provide what it sees as a viable solution to this
problem.2003 This scheme has three categories, namely the RV Friendly Town, RV Friendly
Location and RV Friendly Destination, each with particular criteria.2004 According to the CMCA,
‘the principal thing’ the organisation likes to ensure in an RV Friendly Town:
is that medical facilities are available within the town–a doctor, chemist, hospital, first aid
post–and that there are means of evacuation, because many RV owners are elderly. They
need regular shopping facilities, parking for large vehicles within the shopping complexes,
places within the town where they can park and have access to the supermarket like every
other citizen, and an area for overnight parking–be it one, two or three night.2005

In addition to these facilities, the CMCA website includes the following in the list of RV Friendly
Town criteria:
•

a ‘service centre for basic vehicle repairs’

2003

Mr Philip Chadd, State Representative, Campervan and Motorhome Club of Australia Ltd, Transcript of
Evidence, 2 July 2009, p2.

2004

Campervan and Motorhome Club of Australia Ltd, ‘RV Friendly Town™ Scheme’, nd. Available at:
http://www.cmca.net.au/pages/motorhoming_information/cmca_schemes/index.php.
Accessed
on
21 September 2009.

2005

Mr Philip Chadd, State Representative, Campervan and Motorhome Club of Australia Ltd, Transcript of
Evidence, 2 July 2009, p4.
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•

a Visitor Information Centre that provides a town map showing essential services

•

access to potable water and a dump point

•

the erection of RV Friendly Town signs within the town2006

Furthermore, the access to medical and pharmacy services should be 24-hour access.
The CMCA stated that people would pay a fee for using the overnight parking and that normally
that fee is $5 per vehicle. According to CMCA, ‘all we ask in return is that they have access to
water’.2007 CMCA works with local government authorities (LGAs) to ‘install a sanitation dump
point for the disposal of waste from the vehicles, and some wheelie bins’.2008 This organisation
suggests that areas such as closed-down railway stations ‘provide an ideal location for fully selfcontained vehicles’.2009
The Committee acknowledges that there is considerable merit in a scheme such as the RV
Friendly Town Scheme and that such towns would be attractive to self-contained travellers.
However, the Committee is concerned that while CMCA says that people would pay a fee for the
provision of overnight rest areas, the fee that this organisation sees as reasonable is $5 per vehicle.
The Committee is not convinced that this fee would allow operators or providers to recover the
costs incurred in providing these facilities, such as land tax, rates and wages.
As noted elsewhere in this report, there is also considerable evidence that self-contained travellers
are not prepared to pay what it costs to provide RV friendly services and facilities. During its
investigative travel the Committee heard that self-contained travellers, having made a considerable
investment in their vehicles, do not want to pay for services and/or believe that the fees charged
are too high. There seems to be an expectation that water, waste facilities and other services
should be either free or provided at a nominal fee.
Where a town is on deep sewerage it would benefit the town to provide a free dump point facility
as a means of attracting the RV user.
The Committee believes that the expectations of many self-contained travellers are not realistic,
both in relation to the facilities expected, particularly in some of the more remote locations of the
state, and in the fee that is required to cover the costs.

2006

Campervan and Motorhome Club of Australia Ltd, ‘RV Friendly Town™ Scheme’, nd. Available at:
http://www.cmca.net.au/pages/motorhoming_information/cmca_schemes/index.php.
Accessed
on
21 September 2009.

2007

Mr Philip Chadd, State Representative, Campervan and Motorhome Club of Australia Ltd, Transcript of
Evidence, 2 July 2009, p4.

2008

ibid.

2009

ibid.
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Finding 149
The self-contained RV is a growing market sector that is changing the demand profile for
the provision of caravanning services. It appears to offer significant potential to towns off
the main tourist routes, particularly in the Wheatbelt, to expand tourism opportunities.

Finding 150
The development of a strategy such as ‘RV Friendly Towns’ would be of benefit to
Western Australian tourism.

Finding 151
Unfortunately, the expectations of many self-contained travellers are not realistic, both in
relation to the facilities expected and in the fee that is required to cover the costs of
providing such facilities.

Recommendation 55
Local Government Authorities explore the opportunity for developing RV friendly towns.

11.4 Key Actions
This Inquiry has revealed that the caravan park and camping ground industry is operating in a
complex framework, particularly as it is providing short-term accommodation for travellers and
holidaymakers, and long-term accommodation for those who live in a caravan park either by
choice or necessity. It is further complicated by the different conditions in which the industry
operates throughout the state.
It is clear that demand for caravan parks and camping grounds remains strong, both for short- and
long-stay sites. It is also clear that demand is shifting away from traditional caravan parks to
nature-based parks that cater for the growing number of self-contained RVs travelling through the
state. Furthermore, while demand appears to be increasing, yet changing, the supply of caravan
parks is generally decreasing due to a range of pressures that largely arise from increased land
values and redevelopment into alternative forms of accommodation.
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Throughout the report the Committee has made findings and recommendations that it believes will
improve the viability of caravan parks and thus improve supply. The Committee strongly believes
that if Western Australia is to maintain its caravan parks and camping grounds, and provide
facilities that are in demand by today’s caravanners and campers, the following actions need to be
taken:
•

the state government should identify and zone land for caravan park and camping ground
development

•

the state government should identify and purchase caravan parks and camping grounds that
are at risk, and vest these in the LGA to either operate or lease to private operators on a
long-term basis

•

in priority tourist regions, the government should consider purchasing the development
rights of privately owned parks on strategic sites in order to ensure their continuing use as
caravan parks and camping grounds

•

the Department of Environment and Conservation should identify parcels of land on its
estate that can be set aside for nature-based parks

•

the state government needs to work with pastoral lessees and encourage them to develop
and manage nature based parks on their leaseholdings

•

LandCorp needs to integrate areas for caravan parks and camping grounds into its overall
structural planning of land releases

•

the state government should allow LGAs to develop overflow sites with minimum service
levels for self-contained RVs within the 100 year + .9 metre storm surge setback

•

the legislation which governs caravan parks and camping grounds should be amended with
a view to significantly reducing design prescription to enable the market to have a greater
role in determining the design of new caravan parks, and also to enable existing caravan
parks to redevelop and/or expand according to the demand characteristics of that particular
area

•

consider Royalties for Regions programme as a source of funding for the purpose of
implementing these and other initiatives to maintain the supply of appropriate caravan park
and camping ground facilities in regional Western Australia
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Recommendation 56
The state government should:
•

identify and zone land for caravan park and camping ground development

•

identify and purchase caravan parks and camping grounds that are at risk, and vest
these in the LGA to either operate or lease to private operators on a long-term basis

•

in priority tourist regions, consider purchasing the development rights of privately
owned parks on strategic sites in order to ensure their continuing use as caravan
parks and camping grounds

•

identify parcels of land on the DEC estate that can be set aside for nature-based
parks

•

work with pastoral lessees and encourage them to develop and manage nature based
parks on their leaseholdings

•

ensure LandCorp integrates areas for caravan parks and camping grounds into its
overall structural planning of land releases

•

allow LGAs to develop overflow sites with minimum service levels for selfcontained RVs within the 100 year + .9 metre storm surge setback

•

amend the legislation which governs caravan parks and camping grounds with a
view to significantly reducing design prescription to enable the market to have a
greater role in determining the design of new caravan parks, and also to enable
existing caravan parks to redevelop and/or expand according to the demand
characteristics of that particular area

•

consider Royalties for Regions programme as a source of funding for the purpose of
implementing these and other initiatives to maintain the supply of appropriate
caravan park and camping ground facilities in regional Western Australia.

Recommendation 57
The Minister for Tourism report to parliament in the first quarter of 2011 on the progress
made toward the implementation of the recommendations in this report.
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Dr M.D. Nahan
Chair
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APPENDIX ONE
SUBMISSIONS RECEIVED
List of Submissions received for the inquiry.
No.

Date Received

Name

Position

1

1 April 2009

Mr R D Harris

Private Citizen

2

2 April 2009

Mrs R and Mr G Haggett

Private Citizens

3

6 April 2009

Mr D Eastwell

Manager Environmental
Health

4

6 April 2009

Mr L and Mrs M Timmers

Private Citizens

5

7 April 2009

Mrs G L Measey

Private Citizen

6

7 April 2009

Mr G and Mrs S Jackson

Private Citizens

7

14 April 2009

Mrs G R Moffitt

Private Citizen

8

11 April 2009

Closed Submission

9

15 April 2009

Mr S Cleaver

Director Community
Services

10

14 April 2009

Mr J Campbell

Private Citizen

11

15 April 2009

Mrs S R Tucker

Private Citizen

12

16 April 2009

Mr M Evans and Mr G Speed

Private Citizens

13

16 April 2009

Mr G Cole

Proprietor

14

16 April 2009

Mr T Craig

Private Citizen

15

20 April 2009

Ms J A Maddams

Private Citizen

16

20 April 2009

Mr B. Cresdee

Private Citizen

17

20 April 2009

Mr I Winter

Private Citizen

18

20 April 2009

Mrs L Elliss

Private Citizen
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No.

Date Received

Name

Position

Organisation

19

20 April 2009

Mr A Murray

Director

PRD Nationwide Project
Marketing (WA)

20

21 April 2009

Mr K Hastie

Acting Chief Executive
Officer

Shire of Carnamah

21

23 April 2009

Mr J Smith

Manager Health Service

Shire of Kalamunda

22

24 April 2009

Mr C and Mrs M Johnson

Owners

Mandalay Holiday
Resort and Tourist Park

23

28 April 2009

Mr B Sargent

President

Park Home Owners
Assoc. WA Inc.

24

28 April 2009

Mr F and Mrs M Armstrong

Private Citizen

25

28 April 2009

Ms T Rudd

Private Citizen

26

28 April 2009

Mrs J Goodfellow

Private Citizen

27

30 April 2009

Mr P J Chadd

WA State Co-ordinator
National Member
Benefits Team

28

28 April 2009

Ms A Levens

Private Citizen

29

28 April 2009

Mr E Nelson

Owner

Albany Holiday Park

30

29 April 2009

Mr J and Mrs M Teale

Owners

Lazy Days Caravan and
Holiday Park

31

29 April 2009

Mr N Hampson and Ms M
Sibly

Private Citizens

32

29 April 2009

Mrs M Leavy

Private Citizen

33

30 April 2009

Mr D Punch

Chief Executive Officer

34

1 May 2009

Mr P Carney, Mr R Flynn, Ms
J Graham, Ms P and Mr R
Hunt, Mrs P and Mr J Horan,
Mr E Hutchison, Mrs Z and Mr
H Hyams, Mr K Peberdy, Mr J
Wishart, Ms E Twohig, Ms I
Conway, Mr D Martin, Mrs P
and Mr T Cambridge, Mrs S
and Mr D Blackley and Mrs G
and Mr C Nelson

Private Citizens
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No.

Date Received

Name

Position

35

30 April 2009

Mrs C Connolly

Private Citizen

36

30 April 2009

Mr S Cain

Chief Executive Officer

City of Cockburn

37

29 April 2009

Mr S and Mrs K Barnes

Owner/Operators

Horrocks Beach
Caravan Park

38

6 May 2009

Mr M Howe

Proprietor/Director

Margaret River Tourist
Park and Country
Cottages

39

6 May 2009

Mrs J Sherwood

Private Citizen

40

30 April 2009

Mr T Izzard

Private Citizen

41

30 April 2009

Mr G Quirk

Private Citizen

42

30 April 2009

Mr W Harris

Principal Environmental
Health Officer

Shire of Gingin

43

30 April 2009

Mr E Walker

President

WA Association of
Caravan Clubs Inc.

44

30 April 2009

Ms A Hill and Mr L Rance

Private Citizen

45

1 May 2009

Mr P Haas

Principal Environmental
Health Officer/Building
Surveyor

Shire of Boddington

46

1 May 2009

Mr A Lamb

Chief Executive Officer

Shire of Boyup Brook

47

1 May 2009

Mr P Miles, MLA

Member for Wanneroo

Legislative Assembly,
Western Australia

48

1 May 2009

Mr E Lumsden

Director General

Department for Planning
and Infrastructure

49

1 May 2009

Mr G Harwood

Principal Environmental
Health Officer

Shire of Denmark

50

1 May 2009

Mr C Higham

Director, Planning and
Community
Development

City of Joondalup

51

30 April 2009

Mr P Marr

President

Wedge Island Protection
Association Inc.

52

1 May 2009

Mr B Bradley

Director General

Department of
Commerce
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No.

Date Received

Name

Position

Organisation

53

1 May 2009

Ms R Saffioti, MLA

Member for West Swan

Legislative Assembly,
Western Australia

54

1 May 2009

Mr D Simms

Chief Executive Officer

City of Wanneroo

55

6 May 2009

Mr N Bancroft

Director, Lifestyle
Planning Directorate

Shire of Busselton

56

4 May 2009

Mr C M Burwood

Director, Planning and
Development Services

Shire of Capel

57

5 May 2009

Ms M De Lacey

Chief Executive Officer

Peel Development
Commission

58

6 May 2009

Mr W Pearce

Community Policy
Officer

Western Australian
Local Government
Association

59

6 May 2009

Mrs G L Measey and Mr R
Barnes

Private Citizen

60

8 May 2009

Mr R Muirhead

Chief Executive Officer

Tourism Western
Australia

61

12 May 2009

Mr I N McDonald

President

Federation of Western
Australian Bushwalkers
(Inc)

62

12 May 2009

Ms L Daniels

Executive Director

Bibbulmun Track
Foundation

63

14 May 2009

Ms E Sherwood

Proprietor

York Caravan Park

64

15 May 2009

Mr G Searle

Director General

Department of Housing

65

15 May 2009

Ms P Strahan

Chief Executive Officer

Caravan Industry
Association Western
Australia Inc

66

15 May 2009

Mr R M Jeans

Director, Planning and
Development Services

City of Rockingham

67

15 May 2009

Mr L Brolese

Chief Executive Officer Parks

Aspen Parks Property
Management Ltd

68

18 May 2009

Mr E Ross

Manager Development
Services

Shire of Nannup

69

19 May 2009

Mr K McNamara

Director General

Department of
Environment and
Conservation
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Date Received
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Position
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70

18 May 2009

Mr M R Newman

Chief Executive Officer

City of Mandurah

71

19 May 2009

Ms J Mathews

Director General

Department of Local
Government and
Regional Development

72

20 May 2009

Mr B Bradley

Director General

Mr Peter Gow

Executive Director

Building Industry
Development,
Department of
Commerce

Mr T Lovell

Executive Director,
Industry Policy

Chamber of Commerce
and Industry of WA

Chief Executive Officer

Tourism Council of WA

73

20 May 2009

Mr G Moss

74

21 May 2009

Ms J Riatti

Director, Programs and
Services

Department of Sport and
Recreation

75

21 May 2009

Mr P Walker

Director General

Department of
Indigenous Affairs

76

21 May 2009

Mr C Green

Director Corporate and
Community Services

Shire of AugustaMargaret River

77

22 May 2009

Mr R Stewart

78

22 May 2009

Mr R Manning

Executive Manager
Health and Building

Shire of Exmouth

79

25 May 2009

Mr R Beacham

Owner

Cable Beach Caravan
Park

80

22 May 2009

Mr G Campbell

Park Operator

Roebuck Bay Caravan
Park

81

28 May 2009

Mr R Fenn

Executive Director
Development Series

City of Albany

82

27 May 2009

Ms S Barrera

Director General

Department for
Communities

83

28 May 2009

Mr M Bishop

Principal Environmental
Health Officer

City of Swan

84

8 June 2009

Mr A Campbell

Director Statutory
Services

Shire of Manjimup

85

5 June 2009

Mr A Kyron

Chief Executive Officer

Town of Claremont

Albany’s Emu Beach
Holiday Park
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86

9 June 2009

Mr P Stubbs

Chief Executive Officer

Shire of Wyndham-East
Kimberley

87

10 June 2009

Mr G Kerrigan

Private Citizen

88

19 June 2009

Mr W Hansby

Private Citizen

89

2 July 2009

Mr P J Chadd

WA State Co-ordinator
National Member
Benefits Team

Campervan and
Motorhome Club of
Australia Limited

90

2 July 2009

Mr E Walker

President

WA Association of
Caravan Clubs Inc.

91

10 July 2009

Ms P Strahan

Chief Executive Officer

Caravan Industry
Association Western
Australia (Inc.)

92

10 July 2009

Ms J Mathews

Director General

Department of Local
Government

93

13 July 2009

Mr E Walker

President

WA Association of
Caravan Clubs Inc.

94

15 July 2009

Mr G Searle

Director General

Department of Housing

95

21 July 2009

Closed Submission

96

23 July 2009

Mr R Fimister

Private Citizen

97

23 July 2009

Mr Geoff Broad

Acting Chief Executive
Officer

Shire of AugustaMargaret River

98

23 July 2009

Mr Robert Fenn

Executive Director
Development Services

City of Albany

99

28 July 2009

Mr David Hillyard

Director, Industry and
Consumer Services

Department of
Commerce

100

4 August 2009

Ms L McDiven

Pastoralist

Warroora Station

101

31 July 2009

Mr S D Fraser

Chief Executive Officer

Shire of Gingin

102

7 August 2009

Mr B Sargent

President

Park Home Owners
Assoc. WA Inc.

103

10 August
2009

Closed Submission

104

28 August
2009

Mr A Dowling

Town Planner, Strategic
Development

Shire of Carvarvon
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105

4 September
2009

Mr G Wilks

Chief Executive Officer

Shire of Carvarvon

106

11 September
2009

Mr F Granger

Private Citizen

107

14 September
2009

Mr A Waddell, MLA

Member for Forrestfield

Legislative Assembly,
Western Australia

108

16 September
2009

Mr P Sharp

Director, Parks and
Visitor Services

Department of
Environment and
Conservation

109

23 September
2009

Mr P Sharp

Director, Parks and
Visitor Services

Department of
Environment and
Conservation
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APPENDIX TWO
HEARINGS
List of hearings for the inquiry.
Date

Name

Position

Organisation

2 July 2009

Mr Phillip Chadd

State Representative

Campervan and
Motorhome Club of
Australia

2 July 2009

Mr Edward Walker

President

WA Association of
Caravan Clubs Inc.

2 July 2009

Ms Donna Cocking

President

Caravan Industry
Association Western
Australia (Inc.)

Ms Pat Strahan

Chief Executive Officer

Caravan Industry
Association Western
Australia (Inc.)

Mr Simon Hall

Town Planner

Caravan Industry
Association Western
Australia (Inc.)

Mr Shane Edmonds

Public Servant

Department of Housing

Mr Marque Raymond

Principal Policy Officer

Department of Housing

Ms Donna Cocking

Chairperson, Advisory
Committee

Department of Local
Government

Mr Ross Earnshaw

Manager, Statutory
Support

Department of Local
Government

Mr Peter Sharp

Director, Parks and
Visitor Services

Department of
Environment and
Conservation

Ms Tracy Shea

Acting Assistant
Director, Policy and
Planning

Department of
Environment and
Conservation

Ms Anne Driscoll

Commissioner for
Consumer Protection

Department of
Commerce

3 July 2009

3 July 2009

24 July 2009

24 July 2009
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Mr David Hillyard

Director, Industry and
Consumer Services

Department of
Commerce

Mr Anthony Zell

Policy Officer

Department of
Commerce

Mr Peter Crockenberg

Vice-President

Park Home Owners
Association Western
Australia Inc.

Mr Brian Sargent

President

Park Home Owners
Association Western
Australia Inc.

Mr Mervyn Archer

Committee Member

Park Home Owners
Association Western
Australia Inc.

27 July 2009

Mr Gregory Cole

Park Owner

Pink Lake Tourist Park

27 July 2009

Ms Anne Hill

Executive Director,
Regional Planning and
Strategy

Department of Planning

Mr Denis Millan

Director, Strategic
Projects

Department of Planning

Mr David Nunn

Director

Department of Planning

Professor David Wood

Chair, Ningaloo
Sustainable
Development
Committee

Curtin University

Dr Tod Jones

Research Fellow, Curtin
Sustainable Tourism
Centre

Curtin University

Ms Anna Lewis

Doctoral Researcher

Curtin University

28 July 2009

Mr Pat Matthews

Plant Manager

Main Roads Western
Australia

28 July 2009

Closed Hearing

28 July 2009

Mr Richard Muirhead

Chief Executive Officer

Tourism Western
Australia

Ms Jennifer Duffecy

Executive Director

Tourism Western
Australia

27 July 2009

28 July 2009
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Mr Steve Crawford

Director Strategic Policy

Tourism Western
Australia

Ms Vicki Suckling

Planning Manager

Tourism Western
Australia
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APPENDIX THREE
BRIEFINGS HELD
List of Briefings (witnesses where Hansard is not present).
Date

Name

Position

Organisation

2 June 2009

Ms Ronnie Fleay

President

Shire of Exmouth

Ms Doreen Blum

Deputy President

Shire of Exmouth

Mr Phil Anastasakis

Chief Executive Officer

Shire of Exmouth

Mr Rob Manning

Executive Manager,
Health and Building

Shire of Exmouth

Mr Alistair Brogan

Director

Bayview Coral Bay

Mr Avon Davey

Onsite Manager

Bayview Coral Bay

Mr Norm Monck

Owners

Peoples Park Caravan
Village

Mr Geoff Monck

Owners

People Park Caravan
Village

2 June 2009

Mr Noel Bridge

Managing Director

First Acuity Management
Enterprises

9 June 2009

Ms Vicki Suckling

Planning Manager

Tourism Western
Australia

Ms Rachel Telford

Experience Perth

Tourism Western
Australia

Ms Elizabeth Smith

Policy Manager

Tourism Western
Australia

Mr Campbell Fletcher

Policy Analyst

Tourism Western
Australia

Ms Loyla Whitworth

Member

Sunnywest Caravanners

Ms Lyn Boyce

Member

Sunset Coast Caravan
Club

2 June 2009

2 June 2009

10 June 2009
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Mr Gerry Kerrigan

Member

International
Caravanners
Association

Mr Trevor Cocks

Member

West Side Caravanners

Mr Stan Perkins

Member

Southwest Caravan and
Camping Club

Mr Jack Sadler

Member

Sunset Coast and WA
Caravan Club

Mr Mark Newman

Chief Executive Officer

City of Mandurah

Mr Tony Free

Director of Sustainable
Development

City of Mandurah

Mr Michael Willcock

Project Planner

City of Mandurah

Ms Paddi Creevey

Mayor

City of Mandurah

Ms Dianne Russel
Taylor

Acting Chief Executive
Officer

Peel Development
Commission

Mr Richard Rodgers

Manager Building
Services

City of Rockingham

Mr Michael Ross

Manager Statutory
Planning

City of Rockingham

17 June 2009

Mr Barry Gardner

Proprietor

Swan City Caravans

19 June 2009

Mr Simon Fraser

Chief Executive Officer

Shire of Gingin

Mr Wayne Harris

Principal Environmental
Health Officer

Shire of Gingin

Ms Lisa Edwards

Principal Planner

Shire of Gingin

Mr Tony Monteleone

Principal Building
Surveyor

Shire Gingin

Mr Wayne Fewster

Shire President

Shire of Gingin

22 June 2009

Mr Darryal Eastwell

Manager, Environmental
Health

Town of Port Hedland

22 June 2009

Mr Stephen Webster

Chief Executive Officer

Pilbara Development
Commission

Mr John Verbeek

Principal Project Officer

Pilbara Development
Commission

12 June 2009

12 June 2009
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23 June 2009

Mr Allan Moles

Chief Executive Officer

Shire of Roebourne

Mr Bob Sharkey

Executive Manager
Development

Shire of Roebourne

Mr Craig Watts

Manager, Environmental
Health Services

Shire of Roebourne

29 June 2009

Mr Glen Chidlow

Chief Executive Officer

North West Tourism

29 June 2009

Mr Graeme Campbell

Park Operator

Roebuck Bay Caravan
Park

30 June 2009

Mr Darryl Butcher

Director Development

Shire of Broome

30 June 2009

Mr Vaughan Davies

Regional Manager

Australia’s North West
Region – Tourism
Western Australia

20 July 2009

Mr Mark Exeter

Regional Manager

Australia’s South West
Region – Tourism
Western Australia

20 July 2009

Mr Don Punch

Chief Executive Officer

South West
Development
Commission

Ms Vanessa Lewis

Manager, Policy and
Research

South West
Development
Commission

Mr Nigel Bancroft

Director, Lifestyle
Planning Directorate

Shire of Busselton

Mr Glen Bishop

Senior Planning Officer,
Planning and
Development Services
Division

Shire of Capel

Mr Ross Fimister

Acting Secretary

Augusta Community
Development
Association

Mr Eric James

President

Augusta Community
Development
Association

Mr Peter Toy

Member Management
Committee

Augusta Community
Development
Association

20 July 2009

21 July 2009
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Mr Cameron Gilmur

Vice President

Augusta Community
Development
Association

Mrs Jan Innis

Member

Augusta Community
Development
Association

Cr Michael Smart

Councillor

Shire of AugustaMargaret

Cr Ray Colyer

Councillor

Shire of AugustaMargaret

Mr Geoff Broad

Acting Chief Executive
Officer

Shire of AugustaMargaret River

Mr Cary Green

Director Corporate and
Community Services

Shire of AugustaMargaret River

Mr Paul Gravett

Manager Community
Development

Shire of AugustaMargaret River

Mr Jeremy Hubble

Chief Executive Officer

Shire of Manjimup

Mr Ewen Ross

Manager Development
Services

Shire of Nannup

Mr Russell Pritchard

Chief Executive Officer

Great Southern
Development
Commission

Mr Dwayne Schouten

Senior Development
Officer

Great Southern
Development
Commission

Mr Robert Fenn

Executive Director
Development Services

City of Albany

Mr Greg Harwood

Principal Environmental
Health Officer

Shire of Denmark

22 July 2009

Mr Ed Nelson

Proprietor

Albany Holiday Park

17 August 2009

Ms Leonie McDiven

Pastoralist

Warroora Station

Mr Tim Meecham

Pastoralist

Quobba Station

Mr Martin Horak

Pastoralist

Warroora Station

21 July 2009

21 July 2009

22 July 2009

22 July 2009
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APPENDIX FOUR
LEGISLATION
List of Legislation (or other relevant information) used in the Inquiry.
Legislation

State (or Country)

Aboriginal Affairs Planning Authority Act 1972

Western Australia

Aboriginal Heritage Act 1972

Western Australia

Building Regulations 1989

Western Australia

Caravan Parks and Camping Grounds Act 1995

Western Australia

Caravan Parks and Camping Grounds Regulations 1997

Western Australia

Conservation and Land Management Act 1984

Western Australia

Conservation and Land Management Regulations 2002

Western Australia

Development Act 1993

South Australia

Electricity Corporations Act 2005

Western Australia

Electricity Industry Act 2004

Western Australia

Electricity Industry (Caravan Park Operators) Exemption Order
2005

Western Australia

Electricity Industry (Caravan Park Operators) Exemption
Amendment Order 2009

Western Australia

Electricity Transmission and Distribution Systems (Access) Act
1994

Western Australia

Energy Operators (Powers) Act 1979

Western Australia

Environmental Protection Act 1986

Western Australia

Health Act 1911

Western Australia

Interpretation Act 1984

Western Australia

Land Administration Act 1997

Western Australia
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Legislation

State (or Country)

Land Tax Assessment Act 2002

Western Australia

Local Government Act 1989

Victoria

Local Government Act 1993

Tasmania

Local Government Act 1999

South Australia

Local Government (General) Regulations 1999

South Australia

Local Government (Manufactured Home Estates, Caravan
Parks, Camping Grounds and Moveable Dwellings) Regulations
2005

New South Wales

Local Government (Miscellaneous Provisions) Act 1960

Western Australia

National Parks and Wildlife Act 1972

South Australia

Planning and Development Act 2005

Western Australia

Rates and Charges (Rebates and Deferments) Act 1992

Western Australia

Residential Parks (Long-stay Tenants) Act 2006

Western Australia

Residential Parks (Long-stay Tenants) Regulations 2007

Western Australia

Residential Tenancy Act 1987

Western Australia

Retirement Villages Act 1992

Western Australia

Road Traffic Act 1974

Western Australia

Road Traffic (Vehicle Standards) Regulations 2002

Western Australia

Strata Titles Act 1985

Western Australia

Town Planning Regulations 1967

Western Australia

Town Planning Amendment Regulations 1999

Western Australia

Western Australian Planning Commission Act 1985

Western Australia

Valuation of Land Act 1978

Western Australia
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APPENDIX FIVE
STATISTICAL DATA: TOURISM RESEARCH AUSTRALIA
Tourism Research Australia (TRA) data provided to the Committee during the course of this
Inquiry are reproduced in various formats following. This data was referred to in Chapter 4. TRA
data also informs the statistics published by Tourism Western Australia (Tourism WA) and
Tourism Australia. Various statistical data published by, and obtained from, these two agencies
are also used to compile the tables in this Appendix.
The Committee does not guarantee the validity of this data. Limitations regarding data used
throughout this report are outlined in Chapter 1 at Section 1.4. However, it should be noted that
TRA data is the most comprehensive data available showing demand for caravanning and camping
accommodation.
The Three Major Uses of Tourism Accommodation in Western Australia Years Ending
December 2006/07/082010
Intrastate Visitors
Friends or relatives property

41%

Hotel, resort, motel or motor inn

27%

Caravan park or commercial camping ground

10%

Interstate Visitors
Hotel, resort, motel or motor inn

56%

Friends or relatives’ property

34%

Caravan park or commercial camping ground

7%

International Visitors
Hotel, resort, motel, motor inn

49%

Home of friend or relative

37%

Backpacker / hostel

12%

2010

Tourism Western Australia, Western Australia Overnight Visitor Fact Sheet Years Ending December
2006/07/08, p7. Available at: http://www.tourism.wa.gov.au/Research_and_Statistics/Documents/Western%
20Australia%20Overnight%20Visitor%20Fact%20Sheet%20-%20Year%20Ending%20
December%202008.pdf. Accessed on 6 July 2009.
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Summary of Visitor Nights Spent in Caravan Parks and Camping Grounds 1999-2008*2011

*

Visitor Type

1999

2000

2001

2002

International

798,000

Domestic
TOTAL

2003

2004

2005

2006

2007

2008

1,200,000

836,000

962,000

1,071,000

757,000

811,000

785,000

857,000

830,000

5,103,000

5,358,000

5,310,000

5,776,000

5,143,000

5,767,000

5,279,000

5,707,000

6,380,000

5,050,000

5,901,000

6,558,000

6,146,000

6,738,000

6,214,000

6,524,000

6,090,000

6,492,000

7,237,000

5,880,000

Numerical figures are rounded to the nearest (000)

Comparative Data – Estimated Visitor Nights in Western Australia: Total Nights and Nights
Spent in Caravan Parks and Camping Grounds
Visitor Nights in
Caravan Parks
and Camping
Grounds2013

Total Visitor
Nights2012
Visitor Type

Visitor Nights in
Caravan Parks
and Camping
Grounds2015

Total Visitor
Nights2014

2006

2007

Visitor Nights
in Caravan
Parks and
Camping
Grounds2017

Total Visitor
Nights2016

2008

Domestic

29,671,000

5,707,000

32,683,000

6,380,000

26,914,000

5,050,000

International

16,039,300

785,000

17,908,000

857,000

19,534,300

830,000

Total

45,710,300

6,492,000

50,591,000

7,237,000

46,448,300

5,880,000

2011

Tourism Australia, Tourism Research Australia 2007 (unpublished data), Tourism Research Australia,
March 2009.

2012

Tourism Western Australia, Western Australia Overnight Visitor Fact Sheet Years Ending December
2006/07/08, p3. Available at: http://www.tourism.wa.gov.au/Research_and_Statistics/Documents/Western%
20Australia%20Overnight%20Visitor%20Fact%20Sheet%20-%20Year%20Ending%20December%202008
.pdf. Accessed on 6 July 2009

2013

Tourism Australia, Tourism Research Australia 2007 (unpublished data), Tourism Research Australia,
March 2009.

2014

Tourism Western Australia, Western Australia Overnight Visitor Fact Sheet Years Ending December
2006/07/08, p3. Available at: http://www.tourism.wa.gov.au/Research_and_Statistics/Documents/Western%
20Australia%20Overnight%20Visitor%20Fact%20Sheet%20-%20Year%20Ending%20December%202008
.pdf. Accessed on 6 July 2009.

2015

Tourism Australia, Tourism Research Australia 2007 (unpublished data), Tourism Research Australia,
March 2009.

2016

Tourism Western Australia, Western Australia Overnight Visitor Fact Sheet Years Ending December
2006/07/08, p3. Available at: http://www.tourism.wa.gov.au/Research_and_ Statistics/Documents/Western%
20Australia%20Overnight%20Visitor%20Fact%20Sheet%20-%20Year%20Ending%20December%202008.
pdf. Accessed on 6 July 2009.

2017

Tourism Australia, Tourism Research Australia 2007 (unpublished data), Tourism Research Australia,
March 2009.
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Estimated Visitors, Nights and Average Length of Stay of Visitors Who Stayed at Least One
Night in Formal Caravan Parks in Western Australia 2005–20092018
Year Ending
March
2004/2005
Estimated Visitors
Intrastate
481,500
Interstate
70,000
International
51,200
Total
602,700
Estimated Visitor Nights
Intrastate
2,745,000
Interstate
718,000
International
693,700
Total
4,156,700
Average Length of Stay (Estimated Nights)
Intrastate
5.7
Interstate
10.3
International
13.5
Total
6.9

Year Ending
March
2005/2006

Year Ending
March
2006/2007

Year Ending
March
2007/2008

Year Ending
March
2008/2009

438,000
63,000
42,600
543,600

459,000
72,000
39,900
570,900

535,000
82,000
46,900
663,900

498,500
74,000
49,000
621,500

2,634,000
777,500
566,200
3,977,700

2,767,500
971,500
562,800
4,301,800

3,420,000
1,169,500
605,800
5,195,300

3,081,000
962,000
646,100
4,689,100

6.0
12.3
13.3
7.3

6.0
13.5
14.1
7.5

6.4
14.3
12.9
7.8

6.2
13.0
13.2
7.5

Estimated Visitors, Nights and Average Length of Stay of Visitors who Stayed at Least One
Night in Informal Caravan/Camping in Western Australia 2005–20092019
Year Ending
March
2004/2005
Estimated Visitors
Intrastate
398,000
Interstate
41,500
International
23,300
Total
462,800
Estimated Visitor Nights
Intrastate
1,634,500
Interstate
314,500
International
204,600
Total
2,153,600
Average Length of Stay (Estimated Nights)
Intrastate
4.1
Interstate
7.6
International
8.8
Total
4.7

Year Ending
March
2005/2006

Year Ending
March
2006/2007

Year Ending
March
2007/2008

Year Ending
March
2008/2009

371,500
32,000
17,400
420,900

320,000
38,000
17,800
375,800

282,500
43,500
19,600
345,600

296,000
30,500
20,800
347,300

1,673,000
225,500
196,200
2,094,700

1,367,500
254,000
228,000
1,849,500

1,111,000
443,000
195,500
1,749,500

1,155,500
484,000
186,200
1,825,700

4.5
7.0
11.3
5.0

4.3
6.7
12.8
4.9

3.9
10.2
10.0
5.1

3.9
15.9
9.0
5.3

2018

Tourism Western Australia, Tourism Inquiry Response: Ref: ENQ1639, unpublished data, 22 July 2009.

2019

ibid.
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International Visitors Using Caravan and Camping Accommodation in Western Australia
1999–20082020
INTERNATIONAL VISITOR NUMBERS
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Tourism Australia, Tourism Research Australia 2007 (unpublished data), Tourism Research Australia,
March 2009.
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International Visitor Nights Spent in Caravan and Camping Accommodation in Western
Australia 1999–20082021
INTERNATIONAL VISITOR NIGHTS

Sum of Nights Spent in Caravan and Camping Accommodation
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Tourism Australia, Tourism Research Australia 2007 (unpublished data), Tourism Research Australia,
March 2009.
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Domestic Visitor Nights Spent in Caravan and Camping Accommodation in Western
Australia 1998–20082022
DOMESTIC VISITOR NIGHTS

Sum of Nights Spent in Caravan and Camping Accommodation
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Tourism Australia, Tourism Research Australia 2007 (unpublished data), Tourism Research Australia,
March 2009.
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Domestic Overnight Trips Spent in Caravan and Camping Accommodation in Western
Australia 1998–20082023
DOMESTIC OVERNIGHT TRIPS

Sum of Overnight Trips Spent in Caravan and Camping
Accommodation (000)
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Tourism Australia, Tourism Research Australia 2007 (unpublished data), Tourism Research Australia,
March 2009. Note: Overnight trips are those visits where at least one night is spent away from home (i.e.
excludes day trips).
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APPENDIX SIX
STATISTICAL DATA: AUSTRALIAN BUREAU OF STATISTICS
Australian Bureau of Statistics (ABS) data used in this Report are adapted from the Tourist
Accommodation, Small Area Data. From the March Quarter of 2005, this data includes
information and surveys from ‘caravan parks with 40 or more powered sites’ only.2024 As at the
March Quarter of 2009, the ABS lists 198 caravan park establishments in Western Australia. The
Committee estimates that there are around 400 caravan parks operating in Western Australia,
which means that ABS data captures approximately half of caravan parks in the state, these being
those larger parks with 40+ sites. Nevertheless, the following table showing site occupancy rates
of caravan parks from 2005 to 2008 is useful for indicating demand trends.
Site Occupancy Rates of Caravan Parks in Western Australia2025
Month
January
February
March
April
May
June
July
August
September
October
November
December
Annual Average

2005
49.10%
43.00%
46.00%
47.20%
45.30%
48.90%
52.90%
53.70%
51.20%
48.00%
45.00%
46.70%
48.08%

2006
48.8%
43.3%
43.8%
51.2%
46.5%
50.7%
55.6%
56.6%
54.4%
50.2%
45.4%
48.2%
49.6%

2007
51.6%
48.0%
48.1%
54.1%
50.3%
53.3%
58.7%
58.5%
58.0%
51.2%
48.5%
48.6%
52.4%

2008
52.6%
49.2%
51.6%
52.8%
51.6%
53.5%
57.85
57.0%
56.4%
51.4%
47.3%
49.5%
52.6%

2024

Australian Bureau of Statistics, ‘8635.5.55.001 - Tourist Accommodation, Small Area Data, Western
Australia, Dec 2008: Explanatory Notes’, December 2008. Available at: http://www.abs.gov.au/aus
stats/abs@.nsf/exnote/8635.5.55.001. Accessed on 8 July 2009.

2025

Australian Bureau of Statistics, ‘Survey of Tourist Accommodation, Small Area Data, Western Australia.
Catalogue number: 8635.5.55.001’, 2005-2008. Available at: http://www.abs.gov.au/AUSSTATS/abs@.
nsf/second+level+view?ReadForm&prodno=8635.0&viewtitle=Tourist%20Accommodation,%20Australia~
Dec%202008~Previous~26/03/2009&&tabname=Past%20Future%20Issues&prodno=8635.0&issue=Dec%2
02008&num=&view=&. Accessed on 10 July 2009.
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