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6.6  Land Tax

With reference to 6.5 a site specific zoning is not the answer. The abolishment of Land 
Tax for all caravan parks (tourist, mixed or residential), irrespective of the zoning of 
the land, is considered by the CIAWA as the most appropriate, effective and socially 
responsible solution to assist in the retention of caravan parks in WA. 

Abolishment of land tax is not new or unique within Australia. At present Land Tax on 
caravan parks, other than within the Australian Capital Territory or Tasmania has been 
exempt with or without conditions. A 100% exemption, conditional on the retention of 
the caravan park is considered necessary in Western Australia as: 

F	 A 100% exemption on Land Tax and not rezoning to “caravan park”, preserves land 
value, ensures asset protection and improves the borrowing capacity of the owners;

F	 Is an incentive for land owners to remain a caravan park, thereby providing 
affordability and choice for holiday makers and long stay residents; and

F	 Reduces the pressure for affordable housing and choice to be provided by the  
public sector.

6.7  Flexibility on Occupants and Accommodation Types

The many external factors that impact on the viability of a caravan park have been 
described. To ensure a sustainable business model which responds to changes in 
consumer expectations and cash flow demands, a caravan park owner must be able to 
‘self regulate’ the ratio between holiday makers and long stay residents.

The CIAWA provides a balanced approach to this issues as it represents all types of 
caravan parks, caravan dealers, manufacturers, and service providers. The trades 
component of the CIAWA, considered the need for a minimum number of powered sites 
to be available for caravans (excluding park homes), RV’s, tents and camper trailers.  
This may be seen by some as being at odds with the need for flexibility but, all 
components of the industry need to be viable for it to remain a sustainable industry. 
The CIAWA recognises the need for appropriate numbers of tourist sites in caravan parks 
and believes the most sustainable way of achieving that balance is through the natural 
economic forces of supply and demand. The replacement of powered sites with either 
cabins or park homes becomes economically counter-productive in some cases depending 
on the tourist demand in each park which has a naturally balancing affect.

Sustainability Issues and Needs
Sustainability Issues and Needs

6.5 Town Planning Scheme Zoning – Impact on Land Values

Some Local Authorities, the WAPC and TWA are of the opinion that the development 
opportunities provided for by the “tourist” and “residential” zoning is the main contributor 
to caravan park closures, and that owners are simply opting for a more profitable  
return than that available from a caravan park. In some instances this is the case. 

More noticeable has been the rising over heads, thus reduced viability of caravan parks 
within a ‘tourist’ or ‘residential’ zone. The rising over heads are created from higher 
land tax bills; council rates accelerated by the changed criteria applied by the Valuer 
Generals Office; increasing water rates; increasing power charges; and the need to 
provide improved facilities, amenities and accommodation choice.

 It is acknowledged that rezoning existing caravan 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’ for the land. However, such an outcome will have  
an even greater impact on the longevity of some caravan parks as it significantly  
reduces the capital value of the land, often 20% - 30% (WAPC, 2006), thereby having a 
number of significant and devastating outcomes, particularly at such an uncertain time 
for credit providers. 

If rezoned to ‘caravan park’ the land value on which the caravan park is situated will 
be significantly reduced. Many caravan parks are family owned and the land is their 
major asset and/or superannuation, a devaluation will effectively destroy their business 
and long term financial security. In the case of a company owned park a reduction in 
property values may be seen as a devaluation of an expendable item within a larger 
portfolio, facilitating its sale, redevelopment or closure.

A reduction in the value of the land also reduces the borrowing capacity for either the 
family or company owned park. A reduction in borrowing capacity compromises the 
ability for an owner to meet the expectations of their customers (long stay residents and 
holiday makers) of improved amenities/facilities and wider accommodation choice. To 
offset the reduced borrowing capacity, park owners will need to increase the amount of 
long stay residents, an issue already acknowledged as a concern to Government.

However, when establishing a new caravan park, the need for a ‘caravan park’ zone is 
supported. The highest and best use is achieved from the commencement of the business 
resulting in minimal if any land tax. Further, the use specific zoning ensures that both 
the operator and Local Government Authority have certainty as to the preferred long 
term use of the land, thereby removing speculation.
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7.0	 IMPLEMENTATION/RECOMMENDATIONS

The suggested recommendations contained within this Report are across all aspects 
of Government, thus re-enforcing the need for a more collaborative approach to the 
sustainability and management of the industry.

It is also acknowledged that current resourcing and priorities will influence the 
consideration and effective implementation for some recommendations. Those of a 
financial or licencing nature will require consideration by the relevant authority(s) whilst 
those limited to development are most appropriately implemented via Local Authorities 
within Local Tourism Strategies and/or Town Planning Schemes, or the WAPC when 
next reviewing the relevant policies or schemes.

7.1  Summary of Recommendations

Recommendation 1:

When next reviewed, state and/or local town planning policies be modified to provide 
greater acknowledgement on the importance the caravan and camping industry has in 
the provision of affordable tourism and long stay accommodation.

Recommendation 2:

When next reviewed, state and/or local town planning policies be modified to give 
consideration to the ‘definitions’ provided by the CIAWA in this Report.

Recommendation 3:

When next reviewed, state and/or local town planning policies be modified to 
acknowledge the Caravan and Camping Ground Act 1995 and Caravan and Camping 
Ground Regulations 1997 as the principal town planning instrument to guide the design 
and management of all caravan parks.

Recommendation 4:

When next reviewed, state and/or local town planning framework, give strong 
consideration to inclusion of more sustainable town planning provisions which may 
include but not be limited to: 

F	 The need for a site by site analysis of the type of caravan parks developed within the 
relevant region – to be undertaken at the Local Tourism Strategy stage;

F	 No restriction on accommodation type;

F	 Retain current zonings for all existing caravan parks;

F	 The need for all newly developed caravan parks to be zoned ‘caravan park’;

F	 Acknowledgment that long stay residents have an important role to play in the 
economic and social wellbeing of a local community;

Implementation/Recommendations
Sustainability Issues and Needs

6.8  Residential Caravan Park

The sustainability needs and issues associated with a residential caravan park go well 
beyond the implications of the current and proposed town planning framework. However, 
the town planning framework has made assumptions and introduced limitations which 
are to the detriment of this sector of industry and need amending.

A residential park is not necessarily a park home park or ‘aged care village catering 
for our aging population’ 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.

Of significance the Government must openly recognize the vital role residential caravan 
parks play in the provision of affordable housing and choice. Beyond the scope of this 
report, once openly valued as a provider of such accommodation, there is the need to 
review not only land tax, but council rates, and the cost of water and power, to allow 
the continual provision of affordable housing and choice.

The WAPC via PB 71 seeks assessment of residential caravan parks as if a conventional 
residential development. The design provisions contained within the Caravan and 
Camping Ground Regulations 1997 are considered by the CIAWA to produce a higher 
level of residential amenity, and a greater sense of community. Improved housing choice 
and the creation of a greater ‘sense of place’ can also be achieved via application of the 
Regulations than conventional subdivision provisions. 

To place restrictions on residential caravan parks that force developers to pay urban 
priced land renders affordable housing of this nature impossible to achieve. The 
appropriate use of rural land within the existing regulation framework is essential to 
provide more residential caravan parks as affordable housing options thereby reducing 
the requirement on public sector resources to provide alternatives.

6.9  Town Planning Process

Concern over ‘self regulation’, is acknowledged, as is the likely concern over the use of the 
Caravan and Camping Ground Regulations 1997 (as amended) as the principal assessing 
instrument. However, the role of Local and State Government to guide development 
remains unchanged. The CIAWA merely seek the inclusion of appropriate provisions (refer 
section 4.5) to ensure a co-ordinated approach towards more sustainable outcomes. 

Improved sustainability can also be achieved from a general increase in the understanding 
of the caravan industry by all decision makers. 



Sustainability Report for Caravan Parks and Associated Trades – Western Australia

23

Sustainability Report for Caravan Parks and Associated Trades – Western Australia

24

References

REFERENCES

F	 Australian Bureau of Statistics (2002) - Western Australian Statistical Indicators 
December 2002 – 1367.5, Canberra, http://www.abs.gov.au.

F	 Australian Bureau of Statistics (2004) - National Regional Profile, 2000 to 2004 – 
Western Australia - 1379.0.55.001, Canberra, http://www.abs.gov.au.

F	 Australian Bureau of Statistics (2005) - Tourism Accommodation Small Area Data 
Western Australia September Quarter 2005 - 8635.5.40.00, Canberra, http://www.
abs.gov.au.

F	 Australian Bureau of Statistics (2005) - Western Australian Statistical Indicators 
September 2005 – 1367.5, Canberra, http://www.abs.gov.au. 

F	 Australian Bureau of Statistics (2008) - Tourism Accommodation Small Area Data 
Western Australia December Quarter 2000, 2005, 2006, 2007, 2008 – 8635.5.40.001, 
Canberra, http://www.abs.gov.au. 

F	 Australian Tourist Park Management (2008) “Potential Caravan Park Developments 
in Regional WA – Feasibility Study”, Coolangatta, Queensland.

F	 Caravan and Camping Ground Act 1995 (as amended), Government of Western 
Australia, Perth.

F	 Caravan and Camping Ground Regulations 1997 (as amended), Government of 
Western Australia, Perth.

F	 Caravan, RV & Accommodation Industry of Australia Ltd (2008), “Fact Sheet 2008”, 
Stafford Heights Queensland, Australia.

F	 Mr. Joe White - JMW Real Estate – Dunsborough. 

F	 Planning in South Australia (2007) “Updated Zoning for Caravan Parks”, Government 
of South Australia, Adelaide.

F	 The Caravan Industry Association WA (inc) – see CIAWA. 

F	 Tourism Western Australia and Tourism Research Australia (2007) “Understanding 
the Caravan Industry in WA”, Tourism Western Australia, Perth.

F	 Tourism Western Australia and Tourism Research Australia (2008) “Annual Report 
2007 – 2008”, Tourism Western Australia, Perth.

F	 Western Australian Planning Commission (2001), Planning Bulletin 49 – Caravan 
Parks, Government of Western Australia, Perth.

F	 Western Australian Planning Commission (2005), Planning Bulletin 71 – Residential 
Leasehold Estates and Developments”, Government of Western Australia, Perth.

F	 Western Australian Planning Commission (2006), Tourism Planning Taskforce Report, 
Government of Western Australia, Perth.

F	 Western Australian Planning Commission (2007), Planning Bulletin 83 – Planning for 
Tourism, Government of Western Australia, Perth.

F	 Provisions that provide for additional long stay residents within a caravan park, which 
where possible do not result in a net reduction in the number of existing tourism  
sites/units; 

F	 Provisions to suggest the need for additional park homes or long stay residents to be 
located within areas of a caravan park which is presently vacant or occupied by 
unpowered sites;

F	 Design criteria suggesting that park homes and long stay residents, where possible, 
should not be located within the park to the detriment of tourist sites and facilities 
and should be separated from the tourist component of the park;

F	 Recommendations seeking the need for a definable improvement to tourism facilities 
within the park should additional permanent residents be approved. 

Recommendation 5:

Department of Planning and Infrastructure and Tourism Western Australia actively 
pursue the release of additional appropriate crown land for the purpose of “caravan 
park” development. Where Crown Land is offered as a leasehold, all lease terms to be 
not less than 50 years, with a 50 year option thereafter. 

Recommendation 6:

When next reviewed, the Department of Transport review current restrictions on the 
bulk licencing of caravans.

Recommendation 7:

When next reviewed, the Department of Commerce review current restrictions on the 
opening hours for caravan and motorhome dealers.

Recommendation 8:

When next reviewed, the Department of Local Government review current regulations 
and processes associated with the annual licening of caravan parks under the Caravan 
and Camping Ground Regulations. 

Recommendation 9:

During the next budget review process, State Treasury review current prohibitive price 
structuring as they relate to the caravan and camping industry for:

F	 State Land Tax;

F	 Essential services (power and water); and

F	 Stamp Duty on motorhomes.

Recommendation 10:

When next reviewed, Planning Bulletin 71 be modified (or replaced) to allow Residential 
Caravan Parks within ‘rural’ zoned land where appropriate social facilities and services are 
available to support the provision of affordable housing for our aging demographic.

Implementation/Recommendations
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Table 1

2004 2005

REGION
DOMESTIC INTERNATIONAL DOMESTIC INTERNATIONAL

CP TOTAL CP TOTAL CP TOTAL CP TOTAL 2004-2007 Trend

Experience 
Perth

198,000 6% 3,161,000 21,100 4% 571,800 164,000 6% 2,826,000 15,600 3% 610,000 Dom: Stable 
Intl: 1% decline

Australia’s 
Coral Coast

186,000 31% 606,000 32,900 48% 68,900 165,000 29% 571,000 21,300 34% 61,900 Dom: 3% increase 
Intl: 8% decline

Australia’s 
North West

162,000 31% 517,000 25,500 50% 51,100 134,000 26% 513,000 23,100 43% 53,800 Dom: 9% decline 
Intl: 10% decline

Australia’s 
South West

315,000 16% 2,026,000 21,200 21% 98,900 320,000 17% 1,879,000 16,800 16% 107,100 Dom: stable 
Intl: 2% decline  
(2005 - 2007  
3% decline)

Australia’s 
Golden Outback

200,000 26% 782,000 17,200 37% 46,000 182,000 28% 651,000 12,300 31% 40,200 Dom: 4% decline 
Intl: 1% deline

2006 2007

REGION
DOMESTIC INTERNATIONAL DOMESTIC INTERNATIONAL

CP TOTAL CP TOTAL CP TOTAL CP TOTAL 2004-2007 Trend

Experience 
Perth

204,000 6% 3,212,000 20,200 3% 601,500 202,000 6% 3,26,000 21,400 3% 631,300 Dom: Stable 
Intl: 1% decline

Australia’s 
Coral Coast

206,000 35% 585,000 22,900 37% 61,400 194,000 34% 567,000 25,500 39% 65,600 Dom: 3% increase 
Intl: 8% decline

Australia’s 
North West

138,000 20% 675,000 26,100 43% 60,900 112,000 22% 505,000 25,800 40% 63,900 Dom: 9% decline 
Intl: 10% decline

Australia’s 
South West

318,000 16% 1,966,000 18,300 18% 102,200 319,000 16% 1,950,000 23,900 19% 128,700 Dom: stable 
Intl: 2% decline  
(2005 - 2007  
3% decline)

Australia’s 
Golden Outback

134,000 17% 778,000 15,900 38% 42,300 159,000 22% 737,000 19,100 36% 52,900 Dom: 4% decline 
Intl: 1% deline
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Manufacturers Association 
of Australia
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Department of Planning & 
Infrastructure
� Australian Standards

Department of Commerce
� Motor Vehicle Dealers Act
� Motor vehicle Repairers 
 Certificate
� Retail Trading Hours Act

Trade
� Dealers
� Manufacturers
� Retail outlets
� Suppliers to Caravan Parks
� Suppliers to dealers/retailers/
 manufacturers
� Tourism Operators

Figure 1
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CARAVAN PARK CLOSURES IN WESTERN AUSTRALIA

Pre 1st July 2005
F	 Ashburton Travellers Park 	 Onslow

F	 Caravan Village Caravan Park 	 Gosnells

F	 Donnybrook Caravan Park 	 Donnybrook

F	 Goomalling Caravan Park 	 Goomalling

F	 Greenacres Beachfront Caravan Park 	 Dunsborough

F	 Ledge Point Caravan Park	 Ledge Point

F	 Palm Beach Caravan Park 	 Rockingham

F	 Travellers Caravan Park 	 Gosnells

F	 Gorges Caravan Park 	 Wittenoom

F	 Wilson Inlet Caravan Park 	 Denmark

F	 Yellowdine Caravan Park 	 Southern Cross

F	 Peninsula Caravan Park 	 Mandurah

F	 Capricorn Village 	 Yanchep

F	 Separation Point Caravan Park 	 Geraldton

Post 1st July 2005
F	 South Hedland Caravan Park 	 Port Hedland

F	 Estuary Caravan Park 	 Mandurah

F	 Preston Beach Caravan Park 	 Preston Beach

F	 Peppermint Grove Caravan Park 	 Capel

F	 Yalgorup Eco Park 	 Mandurah

F	 Acacia Caravan Park 	 Busselton

F	 Frenchman’s Bay 	 Albany

F	 Oyster Harbour 	 Albany

F	 Doonbanks Caravan Park 	 Augusta

Possible
F	 Timbertop Caravan Park 	 Mandurah

F	 Belvedere Caravan Park 	 Mandurah

F	 Bathers Paradise Caravan Park	 Esperance

F	 Kingsway Tourist Park	 Kingsway

Table 3

SHORT TERM DEMAND TRENDS BY REGION

Experience Perth
F	 Average bookings up/steady
F	 Easter in April had negative impact on March bookings
F	 Rest of the year is expected to be same as last year

Coral Coast
F	 1st quarter bookings slightly up
F	 Future bookings slightly up/expected to be up
F	 Easter in April had negative impact on March bookings

South West
F	 Bookings up
F	 Traditional time of year to go down south
F	 Trend to cheaper accommodation (basic cabins, sites) which can result in bookings 

up but turnover down
F	 Upcoming holidays (winter and Christmas) looking strong
F	 West Coast more frequented in 1st quarter, South Coast more frequented in  

2nd quarter of 2009

Golden Outback
F	 Bookings up

North West
F	 Average bookings are steady to down
F	 More workers than travellers
F	 January – March is not typical travelling time in North West
F	 Disrupted roads in wet season
F	 June – September expected to be good season

General trends:
F	 People are booking later
F	 Cheaper accommodation is in higher demand
F	 Easter in 2nd quarter which results in 1st quarter booking numbers being down 

compared to last year
F	 Less bookings, more walk-ins, more last minute bookings
F	 April is expected to be good due to Easter holidays

Source: CIAWA Member Research, first quarter 2009

Table 2
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Proposed new Caravan Parks
F	 Port Kennedy Eco Park 	 Port Kennedy

F	 Oyster Harbour Lifestyle Village*	 Albany

New Land zoned for Caravan Parks
F	 Kununurra

F	 Kalbarri

New Caravan Parks
F	 The Cove 	 Point Samson

F	 Wavecrest 	 Ravensthorpe

F	 Willowbrook Tea Rooms & Caravan Park 	 Gingin

F	 Ledge Point Caravan Park 	 Ledge Point

F	 Bridgewater Lifestyle Village*	 Mandurah

F	 Hillview Lifestyle Village*	 High Wycombe

F	 Busselton Lifestyle Village*	 Busselton

F	 Vibe Baldivis*	 Baldivis

F	 Tuart Lakes Lifestyle Village*	 Rockingham

*residential over 45 caravan parks

Table 3


