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ITEM 9 WOLLONGONG CITY TOURIST PARKS MASTER PLANS 
  

A detailed review of the operation of the tourist parks was conducted in September 2013 to examine 
ways to improve the overall performance of the parks.  Improvements implemented following this review 
have resulted in improved financial performance over the last three and a half years.  

Despite this improved performance, it has been identified that a number of impediments are still in place 
that prevent the tourist parks from further enhancing their performance. One of these is the need to 
ensure each park offers product that is attractive to the clientele being marketed to.  

A recommendation of the 2013 review was to develop master plans to provide an insight into the issues 
faced by each park and to provide guidance on staged improvements that will assist the parks in 
providing even greater returns to Council. 

The business unit is now seeking support to endorse the master plans and commence implementation to 
ensure continued improvements in financial performance. 
 

RECOMMENDATION 

1 The Tourist Parks Improvement Strategy and Master Plans be adopted. 

2 Council approach the Department of Industries for allocation of funding to support the 
implementation of the Master Plans through the Crown Lands Trust. 

3 A Holiday Van Strategy be developed to dictate the future management of holiday vans on site. 
 

REPORT AUTHORISATIONS 

Report of: Peter Coyte, Manager Property and Recreation  
Authorised by: Kerry Hunt, Director Corporate and Community Services - Creative, Engaged and 

Innovative City (Acting)  

ATTACHMENTS 

1  Wollongong Tourist Parks Improvement Strategy and Master Plans (Under Separate Cover) 
2  Wollongong Tourist Parks Master Plans Financial Analysis (Under Separate Cover) 
  
 

BACKGROUND 

Business History 

Wollongong City Council (WCC) has operated and managed tourist parks at Bulli, Corrimal and Windang 
for over 50 years.  Originally operating these as caravan and camping parks, Council began adding 
cabins to each of the parks in the 1980s to provide alternatives to camping and to respond to consumer 
demands. This was consistent with changes to the caravan and camping industry at that time - a new 
change in perception and a new name – from ‘camping’ to ‘tourist’ parks.  Many operators today use 
“holiday parks”. 

In 1984, WCC began an investment program to introduce improvements to tourist park roads, amenities 
and playgrounds.  This program waned until 2006 when a further investment program commenced to 
replace aging and deteriorating cabins, as well as increase cabin stock at Corrimal Tourist Park. This 
investment in additional cabins was required to meet the Crowns Lands Division direction that the ratio of 
annual sites to casual sites (cabins and powered sites) should not exceed 1:1. Many Crown Parks are 
already operating well below this. 

Business Improvement 

In September 2013, Council undertook a detailed examination of the current delivery models and 
investigations into opportunities to enhance commercial business opportunities for the parks. The review 
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provided a range of recommendations to improve the financial performance of the parks and is 
summarised in the following table: 
 

IMPEDIMENTS RECOMMENDATION PROGRESS 

Lack of 
contemporary 
industry 
expertise and 
business 
acumen 

 

 

Engage specialist 
industry advice 

Operations Manager engaged to bring industry expertise 

Review marketing 
techniques to 
increase demand 

Marketing Analyst engaged to bring marketing to strategic 
levels 

Marketing strategy developed and adopted by Executive 

End to end booking system with third party booking agents 
established 

Contemporary website developed and implemented 
including end to end bookings. Mobile ready website 
implemented 

Lack of 
competitive 
facilities with 
which to 
compete 

Review opportunities 
to add overall value to 
the parks 

Master plans developed 

Diversification of product being achieved. Camp kitchen 
and Wi-Fi installed at Corrimal. Camp kitchen due in 2017 
at Windang. En-suite sites due in 2017 at Bulli and 2018 at 
Windang. 

Examination of utility 
and security costs to 
identify savings 

All costs are being examined and operational costs 
contained below CPI 

Structured and 
inflexible 
administrative 
procedures 
indicative of 
bureaucracies 

 A review of operating procedures has been undertaken. A 
number of significant changes have been made to areas 
such as booking and cancellation procedures. 

End to end booking system with third party booking agents 
established 

Employment 
conditions 
which are not 
conducive to a 
24/7 tourism 
operation 

Examination of park 
supervision structure 
[manager, assistant 
manager] to more 
efficiently provide for 
managers’ absences 
and ensure WHS 
matters are 
addressed 

Business structure currently being explored. This was put 
on hold due to the merger announcement. Review of 
utilisation of housekeeping staff completed with centralised 
roster system implemented. A review of reception rosters 
completed with reception closing at 6pm during the quieter 
months and open to 8pm on weekends and over the high 
periods. This was a significant change from the 8pm close 
all year round. Off site manager explored (rather than full 
time live in) with a risk assessment completed and roster 
trialled with manager staying on site over the busier 
weekend periods only. 

Examination  of 
current in-house cabin 
and amenity cleaning 
and laundry services 
to identify efficiencies 

Contracting of amenity cleaning over the busy Christmas 
period has been implemented across all sites. A contract 
for linen cleaning services has been awarded and 
commenced in December 2016. 

High labour costs 
relative to industry 
average 

Casual and seasonal costs being managed to bring overall 
employee costs down 



 Ordinary Meeting of Council 17 July 2017 276 

 

 

Customer service was also seen as integral to achieving increased returns. Therefore a customer 
service training program has been developed by the Operations Manager based on her experience in 
the tourist accommodation industry. This program was developed in partnership with the Human 
Resource Division and is a tourism specific course.  Ongoing training has been implemented with all staff 
in attendance, with three modules now being completed in the past 12 months. A Customer Service 
Charter endorsed by the Executive Management Committee in November 2016, has also been rolled out 
and sets clear guidelines and expectations required of our frontline customer service staff.  

Since the review was undertaken, improvements have been seen across all three parks, both in income 
generation and expenditure control. Income over the past four years has increased by 31.3%, whilst 
expenditure has been contained to just 13.1%. This reduces to 11.6% when depreciation is excluded.  

Net Return (Inclusive depreciation) 2012 – 2016 

 
 

 
Income Expenditure 

Net Profit (inc 
depreciation) Net Margin 

2012/13 $4,898,000 $4,795,000 $103,000 2.1% 

2013/14 $5,679,000 $4,993,000 $686,000 12.7% 

2014/15 $5,820,000 $5,277,000 $543,000 9.3% 

2015/16 $6,432,000 $5,425,000 $1,007,000 15.6% 
 

The margin of return (net profit versus income) in 2015/16 was the highest ever recorded for the parks at 
15.6%. It was also the first time the parks have achieved a result higher than the industry average which 
in 2015/16 was 15.1% 

These improvements have been gained with changes to the way the business operates, however, would 
be further enhanced through the ability to offer better product and facilities across all three parks. 

Identification of Key Issues 

In 2017 caravan parks are recognised as an integral component of the broader tourist accommodation 
market. As a consequence, the Wollongong City Tourist Parks are in direct competition with hotels and 
motels as well as other caravan parks in the Local Government Area and in the region. This results in 
higher benchmarks and expectations in relation to the quality of infrastructure and delivery of services. 

Master plans for the parks were developed to address the following key issues: 

 Development of the parks as an integrated business enterprise; 

 Establishing a long term program to facilitate the continuing consistent improvement of the parks; 
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 Development of strategies to grow occupancy across all cabin products; 

 Upgrading the presentation and function of park entries and reception areas; 

 Consolidating and expanding the level of well-presented and functional ancillary recreational facilities 
for guests so as each park becomes a holiday destination that takes full advantage of its prime 
coastal location; 

 Exploring products that meet the specific needs of people with a disability as well as mobility 
restrictions; 

 Creating more opportunities for clients to engage in environmentally aware tourism through the 
provision of accommodation and facilities that embrace ecologically sustainable design principles; 

 Considering whether there should be further reductions in the numbers of holiday vans; 

 Developing consistent occupancy for the additional tourist sites that may become available because 
of the reduction in the numbers of holiday vans; 

 Renovating some existing buildings and cabins; and 

 Upgrading the servicing and presentation of existing sites.  

The items listed above relate primarily to the physical development of the parks. While this is a key factor 
in the commercial performance of the businesses, appropriate development must be supported by a 
strategic approach to marketing and promotion along with a comprehensive customer service focus. This 
has now been achieved with the development of a marketing strategy for the parks as well as the 
Customer Service Charter and scheduled training that has been implemented over the past twelve 
months. 

Improvement Strategy  

Inspection and analysis of the Wollongong City Tourist Parks has resulted in the identification of a 
number of required improvements to facilities and accommodation products. As well as consolidating the 
existing financial performance of the parks, these improvements have the potential to generate growth in 
revenue and profit through increased occupancies.  

All three parks have an adequate supply of cabin accommodation although, at Bulli and Windang, there 
are a number of older units that should be replaced, with scope for the introduction of some products to 
expressly target the ‘couples’ market. 

All three parks also offer a variety of sites in terms of size and configuration, although neither Bulli nor 
Windang have en-suite facilities; however these have been identified in the forward capital program for 
installation in the coming two years. In addition, the parks’ ablution and laundry facilities are of a 
reasonable quality, although there are a couple of amenity blocks that are due for renovation, which are 
being targeted for upgrading in the coming year. In other words, the fundamental infrastructure of the 
parks is generally more than adequate and, broadly, market appropriate.  

However, it is considered that in all three parks there are significant shortfalls with respect to: 

•  Provision of ancillary recreational facilities; 

•  Design and presentation of entry and arrival forecourts; 

•  Quality of reception areas; and 

•  Landscaping and vegetation management. 

The absence, or poor quality, of these features results in a group of parks that do not take full advantage 
of the superb beachfront locations and the quality of the cabins. This, then, limits the capacity for the 
parks to be actively promoted as holiday destinations.  

Furthermore, the parks are in a position where it is difficult to compete effectively with other properties in 
the region that do offer a comprehensive range of ancillary facilities. Parks such as Wollongong Surf 
Leisure Resort, Surf Beach and Easts Beach at Kiama and Seven Mile Beach and Gerroa Shores, all 
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offer a similar range of accommodation at competitive price points. These parks are also close to 
beaches and local attractions and draw their guests from the same source markets as the Wollongong 
City Tourist Parks. But, in addition, these parks offer swimming pools, games rooms, internet access, 
cable TV and other contemporary leisure facilities. 

Why Invest Further 

The increased returns that have been seen over the past few years have been attributed to the 
implementation of a variety of business improvement strategies. These have included the appointment of 
an Operations Manager, development of a marketing strategy and a focus on customer service. Further 
investment enhancing the physical structure of the parks, will also provide the necessary means to: 

1  Continue in business through ensuring compliance to the local government regulation and the 
provision of open and easily accessible parks. 

2  Retain and grow the business by renewing existing facilities such as cabins and making the park 
more attractive to existing and future customers. 

3  Attract new customers and grow the business through the provision of recreational facilities that will 
assist the parks compete with other local providers.  

All improvements will also ensure the current user base is maintained by providing quality 
accommodation, with superior infrastructure at parks that are easily accessible. 

Opportunity through Investment 

Currently across all three parks there is substantial opportunity to increase growth due to current 
occupancy rates. Continued and strategic investment will allow the parks to increase these returns 
through attracting more customers, whilst maintaining current customers. This will be achieved through 
increases in occupancy and increases in pricing levels, once facilities are able to match those of our 
local competitors. 

Current yield rates have grown over the past two years. These increases represent an increase in 
income of $120,000 above CPI. Despite this growth, yield rates, especially in cabins are still well below 
those of like tourist parks in the region which in 2013/14 were $36,000 per site. 

Yield per site Number 2013/14 2015/16 

Cabins 98 $29,262 $31,064 

En-suite Sites 8 $7,764 $9,818 

Tourist Sites 343 $3,439 $3,945 

Holiday Vans 319 $5,055 $5,685 

Ancillary and recreation facilities at our parks are also still well behind the leaders in the area such as 
Easts Kiama. Though ground has been made over the past few years with camp kitchen, en-suite and 
Wi-Fi installation, key facilities are still lacking across all three parks. 
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Comparison of ancillary facilities at other accommodation service providers: 
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Bulli Tourist Park    X X   X 

Corrimal Tourist Park X   X X X  X 

Windang Tourist Park     X    

Surf Beach Kiama X X  X X X X  

Easts Kiama X X X X X X X X 

Surf Leisure Resort X X  X X   X 

Shellharbour 
Beachside 

    X    

Kiama Harbour X X       

Kendall’s Kiama X   X X X   

Gerroa Shores X X  X X    
 

The pricing of the Wollongong City Tourist Parks’ cabin accommodation also places the parks in direct 
competition with hotels, resorts and serviced apartments which provide a range of added value facilities. 
In this context, the development of similar features will be essential to the longer term competitive 
capacity and commercial success of the Wollongong City Tourist Parks. Our current pricing structures 
however, which are mid-range compared to our competitors, do allow for flexibility in increasing fees 
once the parks are able to match the facilities of their competitors. 
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Tourist Park pricing versus local competitors (high season): 

High Season Rates Comparable accommodation to listed room types. 

3.5 Star 1 Bed Standard 
- Max  4 pax 

2 Bed Family 
- Max 6 pax 

3 Bed Mid - 
Max 6 pax 

Lakeview Hotel Motel  $115.00   $115.00  NA 

Comfort Inn Fairways  $122.00  NA NA 

Sovereign Inn  $127.00   $149.00  NA 

Elsinor Motor Lodge  $150.00   $280.00  NA 

Boat Harbour Motel  $150.00  NA NA 

Comfort Inn Towradgi Beach  $159.00  NA NA 

The Belmore All-Suite Hotel  $199.00   $299.00  NA 

Wollongong Tourist Parks  $201.00   $ 279.00   $312.00  

Kiama Shores Motel  $219.00   $ 289.00  NA 

Wollongong Surf Leisure Resort  $220.00   $316.00   $387.00  

Discovery Holiday Parks Gerroa  -   $348.00   $379.00  

Werri Beach Holiday Park Gerringong  $280.00   $340.00   $440.00  

Kendalls on the Beach Holiday Park Kiama  -   $320.00   $345.00  

Easts Holiday Park Kiama  $268.00   $328.00  $583.00  

In formulating an achievable development and improvement program, a number of factors have been 
considered including: 
 The principles and parameters established in relevant legislation and policies; 

 Potential to generate income and profit; 

 Potential to address market place expectations and improve visitor amenity; 

 Potential to improve the day-to-day management of the Park and the Reserve; 

 Potential to achieve environmental objectives; 

 Cost; and 

 Contribution to the local economy. 

The structure of the program for each park has been designed to bring improvements on stream in a way 
that will progressively enhance the income earning capacity and profitability of the business. Even 
though the number of sites in the parks will be reduced, the balance of site types and cabins at the 
completion of the improvement program will enable the parks to maintain existing levels of revenue. At 
the same time, the revitalisation of infrastructure and addition of facilities will create a platform from 
which to increase occupancy, revenue and profit.  

Master Plan Improvement Priorities 

Priorities for investment are categorised into five primary areas. Each area supports a specific part of the 
business that is critical in ensuring the long term future of the parks. This includes the need to ensure 
compliance to the Local Government Regulation to stay in business, improvements to facilities already at 
the park to maintain the current customer base, and then the addition of new facilities to ensure the 
parks are able to continue to grow and attract new business in the future. 
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Each area will ensure that the experience for users of the parks is enhanced and, therefore, provide 
opportunity for increased occupancy and profitability.  

The improvement program will require a total investment in the order of $9.2M over five years. The areas 
include: 

Business Area Area Priority Cost $ 

Stay in business Regulatory 
Compliance  

Provision of compliant sites including 
roadways, access, parking 

$465,000 

Stay in business Entry Forecourts Access and presentation $610,000 

Retain and grow Landscaping  $435,000 

Retain and grow Sites and 
Accommodation 

Accessible cabins to meet DDA requirements, 
en-suites, studio cabins, replacement of 
current stock, reconfiguration 

$3,660,000 

Attract new and grow Recreational 
Facilities Area 

Water play/pools, playgrounds, climbing nets, 
jumping pillows, camp kitchen, meeting areas 

$4,050,000 

TOTAL $9,220,000 

* Over 5 years - *Includes 15% contingency 

Regulatory Compliance 

There are a number of areas in the tourist parks where the location of sites, installation of moveable 
dwellings and other matters do not comply with the requirements of the Local Government 
(Manufactured Home Estates, Caravan Parks, Camping Grounds and Moveable Dwellings) Regulation 
2005. A comprehensive assessment of the parks has been undertaken by Council and the current 
Section 68 Approvals require programs to be established to achieve an acceptable level of compliance. 
In the first instance, there is a requirement for park management to undertake a thorough review of 
issues that have been raised to establish an appropriate program to systematically address and resolve 
issues to achieve an acceptable level of compliance. Priority must be given to resolving matters that 
involve the safety of guests and staff. The main focus in this area revolves around entrance ways, 
parking and access to sites to ensure compliance with the regulation and provide a better experience for 
the user. 

Entry Forecourts 

Changes to the entry and reception areas are proposed for all three parks. The entry to any holiday 
destination should provide a sense of arrival and create a positive first impression. The elements that 
contribute to this outcome for a tourist park include the road and parking arrangements (ie road widths 
suitable for towed vehicles, large motor-homes and 5th wheelers), signage, landscaping, parking, the 
quality of the reception area and the check-in process. The road configurations at Corrimal Beach and 
Windang Beach do not meet current regulatory standards and the reception areas in all three parks 
could be significantly improved. The updated reception areas will include the following features: 
 Light, bright airy spaces with contemporary and relaxing decor; 

 Backdrops and imagery that present the parks, the locality and the region in a positive light; 

 Rules, warnings and prohibitions should not be the first messages people receive; 

 The check-in process must be straightforward with uncluttered countertops, minimal paperwork and 

efficient technology; 

 Retail sales and check-in functions should be separated; and 

 Guests should be able to sit when a lengthy wait is unavoidable. 
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Landscaping 

A commitment to establishing and maintaining quality landscaping is an essential component of the 
presentation of all aspects of the parks. An overarching landscaping and vegetation management 
strategy should be designed and implemented in conjunction with the development of facilities. There is 
some existing vegetation in each park that can provide a structural framework for an ongoing 
landscaping program that maintains and improves the overall presentation of the parks and the sites, 
accommodation and facilities.  

Key issues to be addressed include: 

 Progressive removal of unwanted exotic species to achieve environmental objectives; 

 Treatment of spaces around cabins and existing and proposed facilities to reduce the impact of 
structures and create colour and interest; 

 Ensuring asset protection zones are protected with appropriate plantings; 

 Reconfiguration of garden beds to deter termite activity next to assets; 

 Privacy and security in terms of the interface with public spaces and between sites and cabins; and 

 Planting to provide separation and transition between functional areas within the parks and the 
adjoining public domain. 

Cabins 

The current Memorandum of Understanding with Wollongong TAFE has been an excellent means of 
achieving a steady improvement in the quality of the cabin accommodation provided in the parks. The 
aim of moving to a position where no cabin is older than 15 years has also been a good strategy with the 
average age of the existing cabins standing at around nine years.  

The proposed Improvement Program involves some fundamental changes to the parks which will impact 
on the existing locations of a number of cabins at Bulli and Windang. In each case, these cabins will be 
replaced in preference to relocation. The proposed Improvement Program includes the replacement of a 
total of 22 cabins and the relocation of five cabins from Corrimal to Bulli [two] and Windang [three]. This 
represents around 25% of the proposed total cost of the program. In a majority of cases, these cabins 
will replace existing cabins. This component of the Improvement Program is primarily a fundamental 
asset management issue. Where the replacement of existing cabins is proposed, the affected cabins 
should be thoroughly assessed prior to proceeding to confirm replacement is required at that time. The 
program also includes the installation of a new two bedroom accessible cabin in each park. This initiative 
will mean the parks will supply accessible accommodation at the ratio envisaged by Federal Legislation 
which commenced in 2011. 

Also, while there are some limitations associated with the existing cabins, until existing occupancy rates 
are increased, there is no justification for any significant increase in the total supply of cabin 
accommodation in any of the three parks.  

Recreational Facilities 

A central recreational facilities area will need to be developed at each park to provide an improved range 
of recreational facilities for park guests. The main areas of change are included in the following: 

Bulli  

The centre pieces will be a contemporary children’s water play area (options for a swimming pool have 
not been included in funding scenarios) with shade and shelter, a camp kitchen and a children’s 
playground which will cater for a range of ages. The area is to be an integrated design with pedestrian 
links to other parts of the park. The developments will require the removal of some sites including 
powered and holiday vans as well as some roadway. The existing playground and camp kitchen will be 
retained and upgraded to be brought into line with the presentation of other facilities in the park. The 
covered area associated with the camp kitchen will be expanded and improved seating installed. Shade 
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and seating for carers will be added to the playground. These improvements will extend the life and 
usefulness of existing facilities at a moderate cost and offer more options for guests. 

Corrimal  

The concept requires the removal of a section of road and 17 sites (six tourist sites and 11 holiday vans) 
in the Central Precinct. The area that is made available will enable the creation of a comprehensive 
range of ancillary facilities including a water play area (options for a swimming pool have not been 
included in funding scenarios) with, a camp kitchen and guest lounge, all age playground facilities and 
landscaped outdoor seating area. This position is close to a majority of the existing cabin 
accommodation, the high occupancy tourist sites in the Entry Precinct and the recently established en-
suite sites. There is also potential to remove additional holiday vans to increase the supply of tourist sites 
close to the facilities. If tourist occupancy in the Northern Precinct was to expand significantly in the mid 
to longer term, a secondary facility could eventually be developed in that part of the park. 

Furthermore opportunity exists for the development of this precinct close to the entrance of the tourist 
park, to provide access for a fee, to the facilities for the wider community. Further enhancing the possible 
returns provided for by such an investment. 

Windang 

The recreational facilities area will occupy a space in the centre of the park. Given the compact 
dimensions of the park, the area will be readily accessible from all sites and cabins. Development of the 
facilities will involve removal of two substantial sections of existing road and thirteen existing sites. The 
principal components will be a contemporary children’s water play area (options for a swimming pool 
have not been included in funding scenarios) with shade and shelter, an improved camp kitchen and a 
playground which will include climbing nets and climbing walls to cater for a range of ages. Where 
possible, and appropriate, useable equipment will be relocated from the existing playground to form the 
basis of the new facility. The area will be linked to other parts of the park with pedestrian pathways. The 
design approach will aim to create a village green that will function as a communal hub for the park’s 
guests. 

Impact on Sites 

The addition of recreation areas as well as changes to site configurations/entrance etc. will see a 
reduction in the number of sites across the parks. Significant reductions will also be seen in camp sites 
with campers today more inclined to book powered sites over camping sites. Occupancy of these site 
types continues to decline, therefore these sites will be converted to the higher utilised short term tourist 
sites. 

These changes have all been factored into the financial forecasting for the implementation of the 
program. 

Existing Sites Proposed Sites 

Site Type Number Site Type Number 

Campsites 65 Campsites 25 

Short term tourist 278 Short term tourist 253 

En-suite Sites 8 En-suite Sites 26 

Cabins 98 Cabins 98 

Holiday Vans 319 Holiday Vans 306 

TOTAL 768 TOTAL 708 
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Holiday Vans 

Most critical above is the decrease in holiday vans as an immediate budget impact will be seen. Holiday 
vans provide a yearly income to the parks that allows the van owner the ability to leave their van on site. 
Fees are payable whether the van is utilised or not. To implement the capital program the number of 
holiday vans will be reduced to 306. More however may be required to leave due to compliance issues 
or be required to relocate to another location within the park due to occupation of a site that is required 
for development purposes. In these circumstances, many of these vans that will be required to move will 
be unable to meet the current regulation requirements and therefore will be required to leave.  

In the longer term, further reductions in the number of holiday vans will be informed by the demand for 
short term sites that emerges as a consequence of the changes and improvements to the parks. 
A growing number of caravan parks on reserved Crown land along the New South Wales coast have 
removed or are removing all holiday vans to make more sites available for casual tourist occupancy. The 
growth in sales of caravans and camping equipment is resulting in growth in demand for powered sites in 
caravan parks. 

In the case of the Wollongong City Tourist Parks, it is anticipated the renewed focus on the commercial 
performance of the businesses will also see the demand for short term powered sites increase with 
associated growth in the average annual yield for those sites. In these circumstances, when the yield for 
a short term tourist site approaches the yield for a holiday van site, it will be an appropriate business 
decision to further reduce the number of holiday vans to increase the supply of tourist sites. On this 
basis, it is expected the proportion of holiday vans will continue to reduce, and at a more rapid rate, as 
the commercial performance of the parks improves. 

To ensure continued and effective communication with holiday van owners, it is proposed a Holiday Van 
Strategy be developed which clearly outlines Council’s intent for the tourist parks into the future. 

PROPOSAL 

Council adopt the Tourist Parks Improvement Strategy and Master Plans. 

Council make application for the allocation of the appropriate capital funding through the Department of 
Industries to support the implementation of the master plans through the Crown Lands Trust.  

Where funding is unable to be gained, business proposals supporting the implementation of the 
Improvement Strategy be submitted for inclusion in Council’s forward Capital Program. 

A staged Improvement Strategy is implemented to support continued growth in occupancy and revenue 
for Council. 

A Holiday Van Strategy is developed to provide a strategic direction for holiday van holders. 

CONSULTATION AND COMMUNICATION 

Property and Recreation Division 

Tourist Park Staff 

Department of Industry – Crown Lands Division 

Destination Wollongong  

Infrastructure Strategy and Planning Division 

Finance Division 
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PLANNING AND POLICY IMPACT 

This report contributes to the delivery of Wollongong 2022 goal ““We have an innovative and sustainable 
economy” and “We are a healthy community in a liveable city”.  It specifically delivers on the following:  

Community Strategic Plan Delivery Program 2012-2017 Annual Plan 2017-18 

Strategy 5 Year Action Annual Deliverables 

2.3.2 Wollongong is promoted as a 
preferred conference and events 
destination. And the place to live, 
learn, work and visit 

2.3.2.3 Pursue initiatives that promote 
the region as a place to holiday 
to both the domestic and 
international markets 

Contribute to the promotion of 
tourism in Wollongong through the 
management of Council’s three 
tourist parks 

5.1.5 The long term needs of the 
community, including our people and 
our places, are effectively planned for 

5.1.5.2 Carry out commercial business 
management of Council’s 
operational lands 

Manage council’s commercial 
businesses to maximise return 

RISK ASSESSMENT 

The tourism market is very competitive with many providers able to supply similar facilities to that of 
tourist parks throughout Wollongong and the neighbouring areas. Currently, many of these providers are 
competitive in price to the tourist parks but also provide additional facilities. Without these facilities, the 
tourist parks will be unable to grow or possibly sustain its market share and therefore, be unable to 
provide continued and sustainable growth in returns. 

FINANCIAL IMPLICATIONS 

The additional capital proposed in the strategy will allow the tourist parks to ensure compliance to the 
regulation as well as maintain its current customer base through improved accommodation. Additional 
investment will allow for the improvements to the business to ensure it continues to grow into the future. 

Capital Investment 

The proposed capital investment each year is:  

Park Year 1 Year 2 Year 3 Year 4 Year 5 Totals 

TOTAL NEW 
INVESTMENT*  
PROGRAM 

$1,713,000 $1,261,000 $761,000 $629,000 $1,002,000 $5,366,000 

Current capital 
allocation 

$750,000 $750,000 $750,000 $800,000 $800,000 $3,850,000 

TOTAL 
investment 
over 5 years 

$2,463,000 $2,011,000 $1,511,000 $1,379,000 $1,752,000 $9,216,000 

* Includes 15% contingency. These figures are capital costs only and do not include increased operational costs in depreciation 
and maintenance. 

This investment falls into three main categories: 

 Replacement of existing cabins with some stock improvement in en-suite units and substitution of 
some existing stock for studio cabins; 

 Requirements to comply with Local Government Regulation and our Approval to Operate; and 

 Improvements to the parks’ infrastructure (recreation, entry and forecourts and landscaping). 

The first two investments are essentially to maintain the current income levels through asset renewal and 
meeting legislative requirements. It is not expected that there would necessarily be an increased margin 
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but these investments will continue to maintain current margin. The investment in en-suites could see an 
increase in site yields where those facilities are added to the current sites. 

The third investment is to provide the infrastructure competitors are providing and lacking in our parks to 
encourage future growth. This will not only provide assurance of maintenance of current patronage, but 
will provide the opportunity to increase occupancy across our three parks.  

The parks currently source a major part of their visitation from Western Sydney and, with the strong 
population growth in those areas; opportunity exists to grow the business from there.  

Potential Income Growth 

A review of tariffs for sites and accommodation in other caravan parks in the south coast tourist region 
indicates the tariffs for sites and accommodation in the Wollongong City Tourist Parks are in the order of 
5% to 10% lower than tariffs for similar accommodation products in parks where a comprehensive range 
of ancillary facilities is provided. Therefore, as facilities and features are added, tariffs can be increased 
at rates that are substantially greater than inflation. An increase of 7% has been factored in in year 5 of 
the program once all initiatives have been implemented. 

The occupancy rates across the three parks are generally lower than for similar properties on the south 
coast. In conjunction with the improvements to the parks, the promotion and marketing strategies will be 
aiming to draw in new business to grow occupancies based on the introduction of new facilities. A 5% 
growth in occupancy should be a readily achievable initial target and has been factored in across all 
three parks with a 1% increase from year 5 onwards. 

Anticipated revenue following the implementation of the improvement program in year six following: 

 1% growth in tourist accommodation each year (through improvements to park infrastructure and 
changes to business processes); 

 7% increase in fees after improvement program implemented (year six);  

 Commencing improvement program in 2017/18; and 

 Reduction in revenue predictions to account for removal of a number of holiday van and tourist sites 
to accommodate improvement program 

Current Budget 
Revenue 2022/23 

Anticipated Budgeted 
Revenue 2022/23 

Additional Revenue 

$7,595,000 $7,998,000 $403,000 

In reality, this is a very conservative estimate of what could be achieved. For example, the occupancy 
rate for cabins at Corrimal Beach in 2015/16 was 46% with over 7,000 nights available. With the 
proposed changes to the park, it is reasonable to anticipate the Corrimal cabins could achieve a similar 
occupancy rate to Bulli which in 2015/16 represented 60%. This would represent growth in occupancy in 
the order of 14% which is double the increase reflected above. In fact in 2016/17 the parks are 
anticipated to return an additional $300,000 above current budgeted levels. These improvements alone 
will see the return on investment being in a much shorter time frame. 

The Wollongong City Tourist Parks generate income from two primary sources: annual sites (29% of 
income) and rental of tourist accommodation (71% of income). This percentage has altered dramatically 
over the past four years (2012/13 annuals represented 37% and tourists 63%) as more annuals leave 
the parks and occupancy rates of tourist accommodation increase.   

Over the long term, the parks have a history as commercially viable businesses with a sound financial 
management framework. The projections presented demonstrate the implementation of the proposed 
program which will see consistent growth in revenue and profits in coming years. At the same time, the 
management and operational approach for the parks will have a focus on controlling expenditure and 
introducing management efficiencies to ensure the growth in revenue results in increased profitability.  
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Impact on Long Term Financial Model 

The tourist parks have performed increasingly well over the past five years with the net cash after capital 
increasing to a budgeted return in 2016/17 of $1.36M, following reaching a high of $1.17M the previous 
year. These gains and improvements that have come primarily about due to operational changes provide 
a good base in which to implement the improvement program. 

Year 11/12 12/13 13/14 14/15 15/16 16/17 Bud 

Net Result (355,000) (85,000) (693,000) (559,000) (1,037,000) (1,425,000) 
 

Depreciation 819,000 876,000 877,000 1,021,000 980,000 903,000 

Net Result (ex dep) (1,174,000) (961,000) (1,570,000) (1,580,000) (2,017,000) (2,328,000) 
 

Capital Investment 892,000 1,343,000 735,000 997,000 847,000 967,000 

Net Cash (ex dep) (282,000) 382,000 (835,000) (583,000) (1,170,000) (1,361,000) 

The long term financial position (operational) will be impacted by the improvements of the park primarily 
through increases in depreciation and a reduction in the total number of sites. This impact will see a 
reduction in the net surplus of between $168K and $290K over the first four years, with increases being 
seen from year five. Increases in operational costs as well as depreciation and loss of sites have been 
factored into the adjusted long term model scenario. Overall, the net return in 2025/26 will increase from 
17.9% to 19.9%. 

 

Year 17/18 18/19 19/20 20/21 21/22 22/23 23/24 24/25 25/26 

Current 
LTFM 

(Jan 17) 

(1,236) (1,373) (1,469) (1,428) (1,449) (1,472) (1,500) (1,462) (1,486) 

Proposed 
LTFM 

(958) (1,205) (1,257) (1,138) (1,673) (1,693) (1,721) (1,684) (1,709) 

LTFM 
Impact 

278 168 212 290 (224) (221) (221) (222) (223) 

 

Despite these changes the parks will still produce an overall surplus (ex-depreciation), with the exception 
of the first year of implementation of the program. 

 17/18 18/19 19/20 20/21 21/22 22/23 23/24 24/25 25/26 

Net Result (958) (1,205) (1,257) (1,138) (1,673) (1,693) (1,721) (1,684) (1,709) 

Depreciation 948 944 975 1,001 1,030 1,060 1,082 1,171 1,195 

Net Result 
(ex dep) 

(1,906) (2,149) (2,232) (2,139) (2,703) (2,753) (2,800) (2,855) (2,904) 

Capital 
Investment* 

2,463 2,011 1,511 1,429 1,802 800 800 800 800 

Net Cash  
(ex dep) 

557 (138) (721) (710) (901) (1,953) (2,003) (2,055) (2,104) 
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Return on Investment 

Despite a negative cash flow in the first year of implementation of the program, the return on investment 
(excluding depreciation) will be realised in less than nine years. The figures utilised for growth are 
however very conservative with a modest increase in occupancy of just 5% included along with 
increases in fees in year six of the program. Therefore, it is anticipated that this return will be realised 
much sooner. 

   5 years 9 years 

Accumulated Net Result $6,231,000 $13,037,000 

Accumulated Capital Investment $9,216,000 $12,416,000 

Return on Investment 67.6% 105% 

Funding 

Funding for new initiatives can be made from three sources - net profit; cash reserves set aside to fund 
the replacement of capital assets; and borrowing or through external sources. As the caravan parks are 
located on Crown Reserves, the Council, as the appointed Reserve Trust Manager, has access to loans 
from the Public Reserves Management Fund at concessional rates of interest. Based on the projected 
future revenues the businesses should be in a position to support the required borrowings and, 
therefore, this option could be pursued to source the required additional funds for these projects. 

If however this option is not viable or unsuccessful, business proposals will be submitted for each 
component of the program for inclusion in council’s four year capital program. As discussed above, the 
parks are in a position to be able to provide a return on this investment in less than nine years, therefore 
providing a positive outcome for Council. 

CONCLUSION 

In 2015/16, there were 16,000 vacant nights in cabin accommodation across the three parks. The aim 
therefore, for this Improvement Strategy and Master Planning process, was to further optimise the 
development and management of the three existing tourist parks that already generate substantial 
revenue but still have significant capability to grow.  

The objective was to create improved financial returns in the context of an appropriate, environmentally 
responsible improvement program. While the program of expenditure will result in a modest upgrade of 
the parks’ cabin accommodation, investment will focus on providing ancillary recreational facilities that 
will provide guests with value for money and add to their holiday experience.  

Funds will also be committed to the resolution of issues where the existing development does not 
address current regulatory requirements. While facilities need to be added, the existing character of the 
parks and their locations must be preserved. Measures with respect to sustainability and the prudent use 
of resources, particularly energy and water, will be fundamental to all aspects of the detailed design of 
improvements, with a view to consolidating the environment credentials of the parks and supporting the 
future promotion of the properties. 

The proposed improvement program requires Council to undertake an investment in the order of $9.2M 
over a period of at least five years which will: 

 Rejuvenate the parks’ cabin accommodation and create a more balanced supply of accommodation 
across the three parks; 

 Provide market leading cabin accommodation for people with restricted mobility; 
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 Introduce ensuite sites to Bulli and Windang; 

 Establish a central recreational area in each park that will provide a comprehensive range of 
contemporary facilities for the enjoyment of guests; 

 Improve the entrances, offices and reception areas in all three parks ; 

 Reduce the number of sites occupied by holiday vans to preserve the existing number of sites that is 
available for tourist use; and 

 Begin to address regulatory compliance issues in all three parks. 

As such, the Wollongong City Tourist Parks will offer holiday opportunities to a wide cross section of the 
tourist accommodation market. The program will not only enhance the capacity of the parks to satisfy the 
requirements of the holiday makers who already come to Wollongong, but also allow the parks to target 
new and emerging markets with the potential to grow occupancy and revenue far beyond the current 
projected returns. 
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