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Disclaimer
This Pre-Feasibility Study (“Report”) is provided to the Shire of Collie and the South West Development
Commission (“Principal”) by Tiritiri Matangi Pty Ltd ACN 78528354767, trading as Brighthouse
(“Brighthouse”). The Report and the information contained therein ("Information") are expressly for the
use of the Principal. It is not intended for, and should not be considered to be, advice upon which
any investment decisions or any action whatsoever should be undertaken. A condition for the
disclosure of the Report to any other party ("Recipient") is that the Principal shall indemnify Brighthouse
and its respective directors, officers, employees, advisers or agents against any claim that may follow
the disclosure of the Report.
The Information contained in the Report or subsequently provided to the Principal, whether orally or in
writing, by or on behalf of Brighthouse or their respective employees, agents or consultants is provided
on the terms and conditions set out in this notice.
The purpose of this report is to provide the Principal with Information relating to the development
opportunity described in the Report. Brighthouse has prepared the Report based on its experience
and knowledge of caravan park developments as well as information obtained from industry
participants and published material. The Principal or any Recipient of the Report must make their own
independent assessment and should not rely on any statement or the adequacy and accuracy of
the Information.
The Principal should not treat the contents of the Report as advice relating to legal, taxation or
investment matters and should consult their own advisers. The Report does not purport to contain all
the Information that the Principal or a Recipient may require. In all cases, before acting in reliance on
any Information, the Principal should conduct their own investigation and analysis in relation to this
opportunity, check the accuracy, reliability and completeness of the information, and obtain
independent and specific advice from appropriate professional advisers.
Brighthouse makes no representation or warranty (express or implied) as to the accuracy, reliability or
completeness of the Information. Brighthouse and its respective directors, employees, agents, and
consultants shall have no liability (including liability to any person by reason of negligence or
negligent misstatement) for any statements, opinions, Information or matters (express or implied)
arising out of, contained in or derived from, or for any omissions from, the Report, except liability
under statute that cannot be excluded.
The Report contains references to certain intentions, expectations and plans of Brighthouse. Those
intentions, expectations and plans may or may not be achieved. They are based on certain
assumptions that may not be met, or on which views may differ.
The performance and operations of the subject development opportunity may be influenced by a
number of factors, many of which are outside the control of Brighthouse. No representation or
warranty, express or implied is made by Brighthouse or any of its respective directors, officers,
employees, advisers or agents that any intentions, expectations or plans will be achieved either
totally or partially or that any particular development proposed will be achieved.
Copies of this publication for the purpose of promoting further investigation of the development
opportunity may be distributed, provided that reference to the author (Brighthouse) and the Shire of
Collie and the South West Development Commission is made on any subsequent distribution or
publication. Copies may not be made for any commercial purpose without the permission of
Brighthouse. This work should be referenced as Minninup Pool Demand and Pre-feasibility Study,
Brighthouse – The Shire of Collie and the South West Development Commission (2019).
Brighthouse retains the copyright of the Pre-feasibility Report, which may not be used for any proposal
or application to third parties without its consent.
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Executive Summary
Objectives of this Study
The improvement of Minninup Pool is aimed at delivering an iconic riverfront tourism and recreation
hub, just five minutes from Collie’s main street precinct. The development of Minninup Pool presents
an opportunity to capitalise on a superb natural location and provide an unforgettable experience,
educating and informing visitors of the importance of the unique natural river environment and its
embedded cultural heritage.
The proposed development enhances and reinforces the Collie brand as a premier freshwater
adventure destination and compliments Collie’s emergence as a premier “trails town” in Australia’s
South West. The Shire of Collie is in a first-mover position to enhance one of its key tourism assets,
providing benefits to the community and the economy through robust and sustainable spaces.
The study aims to improve visitor management at the site by providing solutions to a lack of facilities
and amenities that results in illegal camping and off-road vehicle movements, currently causing
degradation of riverbanks, destruction of important vegetation, and a proliferation of litter and waste
material.
The current lack of tourist accommodation at Minninup Pool may impact on tourism visiting, which is
anticipated to increase through the influx of trail users attracted by the development of the
$10 million Collie-Wellington National Park mountain bike and walking trails.
The development of a nature-based campsite along with appropriate tourist accommodation will
provide opportunities for employment and small business development in the Collie tourism and
hospitality sector and could also assist in day-to-day management of the site through the full-time
presence of a campground manager.
The strong desire by the community to retain day-visitor access to the site is recognised from the
extensive consultation with the public and key stakeholders, which guided the assessment of the
options for development of facilities and amenities at Minninup Pool.
This study seeks to address the following key issues:
•

The need for diversification of Collie’s industrial/economic base through tourism

•

The ongoing non-sustainable degradation of the site occurring through inappropriate use,
which includes damage to vegetation, erosion, illegal camping, littering, contamination from
human waste, and antisocial behaviour

•

A lack of understanding of the cultural significance of the site to the Aboriginal people

•

Fragmentation of the Shire of Collie’s tourism destination message through lack of linkages
between Minninup Pool, the townsite, and other tourism activities such as trails

•

A missed opportunity to enhance the tourist visitor experience through the provision of tourist
accommodation at the site

•

The failure to realise the optimum community use and enjoyment of the site due to insufficient
day-use facilities.

Project Deliverables
The Minninup Pool Demand and Pre-feasibility Study was commissioned by the Shire of Collie to
investigate the opportunity for low-impact overnight accommodation and associated day-use
activities at the site known as Minninup Pool, located on Reserve 23606, R34343, Collie, Western
Australia.
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This is the second stage of the project, incorporating a Community/Stakeholder Consultation and
Engagement Program and a Demand and Pre-Feasibility Study, which includes the following:
1.

Consultation and communication with community and stakeholders through workshops,
briefings, meetings, surveys, information sessions and community updates

2.

A supply and demand assessment/analysis providing the preferred type, mix and quantity of
accommodation for the site, as well as associated day-use facilities and other supporting
infrastructure

3.

Potential tourism and recreational facilities for day visitors

4.

A concept master plan for the proposed nature-based campground, detailing the most
suitable accommodation product mix

5.

The analysis of the various development and operational management options, land tenure
arrangements, terms, structures, and potential funding sources

6.

An assessment of potential market gaps and risks

7.

High-level financial projections and an investment summary (based on estimated construction
costs, operating income and expenses for the recommended development options).

The study identifies preferred options for development, funding and management, substantially
based on community (including Aboriginal) consultation and a pre-feasibility study of the proposed
campground in a format that can be utilised by decision-makers to determine whether or not to
proceed to the detailed design, business case, and planning phases.

Site Assessment
Extensive site assessment was undertaken by the consultant team and included the commissioning of
a site assessment report by the planning consultants, Planned Focus. The site assessment covered
environmental, flood, bushfire, and clearing issues and provided outcomes from discussions with
regulatory agencies in regard to servicing the site and other potential constraints.
The site assessment, together with the stakeholder and community consultations, helped inform the
analysis of the proposed development options, which are described in the report.

Opportunities and Emerging Tourism Trends
There were several key findings presented in response to the research and definition of opportunities
for the site and emerging tourism trends. These are discussed in detail in the report and include the
following:
Nature and adventure tourism
The current Shire of Collie Local Planning Strategy (2009), and the new Local Planning Strategy (2018)
(advertised for public comment) recognise that nature-based tourism is an opportunity for the Shire.
The Collie River and its surrounding State Forest and National Park make up 78 percent of the total
area of the Shire. The area includes river, forest, and freshwater lake reserves, including Minninup Pool
and Lake Kepwari. The forest assets and the river are a major recreational and tourism resource with
significant ecological and tourism value.
Aboriginal tourism development
The Collie Economic Development Taskforce Report (2017) identified “development of opportunities
to engage Aboriginal people in Collie’s economic future, including involvement in tourism and other
industry opportunities” as the outcome being sought. Minninup Pool was identified as a particularly
important spiritual location to the Noongar community because it is where the Ngarngungudditj
Walgu rests.
The proposed redevelopment of Minninup Pool is sensitive to the wishes of the local Aboriginal
community.

Brighthouse © 2019 Report – Minninup Pool Demand and Prefeasibility Study

8
8
Adventure trails - Collie Trails Town
The recent announcement by the Western Australian Government (April 2019) of a $10 million budget
allocation to create over 180 km of high-quality mountain bike and bushwalking trails in Collie is the
culmination of many years of investigation, discussion and planning of trails development in the Shire
of Collie. Throughout the past decade, various studies and reports, including the 2016 Collie Tails Hub
In-Depth Assessment, have identified that Collie is particularly well placed to be a Trails Town and to
develop trails tourism.
The Collie River Valley Trails Strategy 2018–2021 was prepared by the Shire of Collie and adopted by
the Shire of Collie Council on 11 December 2018. According to the report’s executive summary, it is
an ambitious masterplan to develop and market trails within the Collie River Valley that link to the
town of Collie, resulting in the development and recognition of Collie as a Trails Town. The Strategy
considers and plans for all trail types – walking, equestrian, cycling, off-road trails and drive trails – to
offer a variety of experiences for tourists, maximise the number of visitors attracted, and provide for all
sections of the local community.
The proposed linkage of Minninup Pool to the Collie trails initiatives will boost the potential of Minninup
Pool from a tourism perspective, reinforcing the significance of this strategic tourism asset to the town.
Minninup Pool Day Visiting Area rehabilitation and development
Minninup Pool is a place of important cultural heritage and recreational value to the Collie
community. While there has been some development of day-visiting facilities over time, much of the
development appears to lack an overall theme that promotes a positive visitor experience.
Nature-based campground accommodation
Tourism plays a vital role in achieving conservation and community development outcomes, through
the education of tourists at high-conservation locations. The development of a new nature-based
campground with associated low-scale accommodation was rated highly by the community and
key stakeholders.
Nature-based campgrounds are fundamentally of low impact, low height, and low density. The
proposed design maximises these important attributes and adds a special integration with the natural
features of the site. The site is essentially a remnant forest adjacent to the Collie River, although some
parts have been degraded through inappropriate use and the vegetation has been cleared in many
places for bush tracks, day use, and camping.
The design proposes built-form accommodation, including affordable, self-contained eco-cabins
and purpose-built rooms for trail users with secure covered storage attached for trail riders’ bikes. A
proposed concept layout for the campground is included in the Appendix of this report.
Prospective future developments
Other potential future developments that gained support at key stakeholder meetings and the
community forum included high-end floating or shore-based “glamping” safari tents
accommodation, and a wellness retreat based on solar-powered eco-accommodation and a
studio.

Guiding Principles for the Demand and Pre-feasibility Study
The primary aim of the proposed development at Minninup Pool, including a nature-based
campground, low-scale tourist accommodation, and community day-use development, is to
encourage tourist visits to, and enjoyment of, the region’s many natural attractions. It has the
potential to be an outstanding tourist facility, providing a unique holiday destination in harmony with
the social and ecological environment of the location.
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The guiding principles for the preparation of this study are that it should achieve the following:
•

Be unique and provide a competitive advantage for the community

•

Build a positive image for Collie

•

Be aligned to the target market

•

Produce a concept for the sustainable development for the unique Minninup Pool
environment

•

Attract the support of the local population and business

•

Respect the cultural heritage of the Aboriginal Custodians

•

Provide a realistic development framework for Minninup Pool

•

Identify and prioritise future actions.

Recommendations
The key findings of this Demand and Pre-feasibility Study, in regard to the development of a naturebased campground with eco-accommodation, are that the project appears to be acceptable to
the community and importantly to the Aboriginal Custodians of the Minninup Pool Site. It is likely to be
financially viable, and together with the other proposed improvements at Minninup Pool, it could be
a key component in Collie’s development as a tourism destination.
Recommendation 1 – Campground and eco-accommodation
The Shire of Collie should proceed to a detailed design and business case for the development of the
proposed campground and eco-accommodation following acceptance by the Council of the
findings of this Demand and Pre-feasibility Study. Detailed design will incorporate the investigations
and applications necessary to gain approval for the proposed development at the site. The business
case will inform applications for funding for the developments, and potential expressions of interest
requests for the development and operation of the facility
Recommendation 2 – Day visiting and recreational area
A detailed design and feasibility study should be commissioned to assess the viability and social and
economic benefits of the development of the Minninup Pool day visiting and recreational facilities
area along with Aboriginal tourism attractions and activities. The feasibility study should also consider
the broader social and economic benefits of the overall Minninup Pool development to the town of
Collie, as the revenue generated from the day visiting area is unlikely to provide an adequate return
on investment in purely financial terms.
Recommendation 3 – Future tourism product development
The future tourism product identified in this report should be investigated and prioritised along with
other potential game-changers for Collie tourism associated with the site. These will include trails
development and linkages, additional niche-market accommodation products (wellness retreat and
floating glamping tents) and recreation facilities such as a waterpark.
Recommendation 4 – Alliances and partnerships
The initiatives of other local government areas in trails development should be leveraged to create
opportunities for the sharing of knowledge, development experience and markets, to create a
greater market for trails, generate a higher profile of Western Australia as a trails capital, and gain
from economies of scale.
Collaboration should be undertaken with local tourist operators, including wineries, accommodation
operators, the Collie Golf Club and food and beverage providers, to build Collie’s attraction as a
tourism destination.
Recommendation 5 – Start small and grow fast, adopting a staged development process.
With so many opportunities for tourism and community recreation facility developments, it is easy to
become daunted by the task at hand. However, projects create a momentum of their own once
started and excite the community and external influencers. The recommendation is that each
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potential project for Minninup Pool is prioritised and incorporated into a long-term master plan. The
emphasis is on starting so that the benefits to the community will accrue as early as possible.

Next Steps
The Shire is to proceed to a detailed design and business case for the development of the proposed
campground and eco-accommodation following acceptance by the Council of the findings of this
Demand and Pre-feasibility Study.
A detailed design and a feasibility study will be commissioned to assess the viability and social and
economic benefits of the development of Minninup Pool day-visiting facilities and Aboriginal tourism
attractions and activities. Such a study would also consider the broader social and economic
benefits of the overall Minninup Pool development to the town of Collie.
The day visiting facilities and tourist accommodation are not mutually exclusive and have high
synergy. The success of the Campground and tourist accommodation is dependent upon additional
attractions and activities being developed both within the Minninup Pool site and external to the site
(Trails Town initiative).
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Overview
Project Background
In 2015, an Economic Development Task Force (“the Task Force”) was established to investigate the
future economic options for Collie. The Taskforce was a joint project between the South West
Development Commission (SWDC) and the Shire of Collie (SoC). Through the Reimagining Collie
initiative, the Taskforce examined the economic opportunities and challenges for Collie within the
context of the broader vision for the community. Based on community and industry consultations,
previous planning work and new economic modelling, this work proposed recommendations that,
once implemented, would support the growth, sustainability and diversification of the future
economy of Collie and enable the town to achieve its broader vision.
“Tourism has been identified by stakeholders as a key industry capable of supporting the economic
growth of Collie. The Tourism Opportunities Assessment identified and assessed over 100 opportunities
to determine those most likely to grow the local tourism industry. The report proposes that the most
viable approach to driving growth is through developing destination hubs: a nature-based hub at
Minninup Pool, linking in with the Munda Biddi Trail, and an adventure sports hub featuring the
development of Collie Motorplex and Lake Kepwari. Scenario 1 includes the potential for the
development of these the two hubs and associated job growth.”1
Tourism was identified as a significant economic driver. One of the key initiatives was to develop a
nature-based hub at Minninup Pool, linking with the Munda Biddi Trail and the Bibbulmun Track, and
featuring accommodation and activity options. The SWDC subsequently commissioned a report to
consider various tourism opportunities in Collie. Community consultation resulted in a range of
recommendations for developing the Minninup Pool site. A full analysis is provided in the report by
Simon McArthur and Associates titled “SMA Collie Tourism Opportunities” dated July 2017.
The report highlighted the opportunity for a Nature Hub, including short-term accommodation. The
Nature Hub could have features such as
•

connections with Collie, Munda Biddi Trail, and nearby mountain bike trails;

•

an ongoing day-use area for locals and visitors;

•

hiring of river vessels (e.g., canoes and kayaks) and mountain bikes;

•

a café/restaurant with a function area;

•

“Pitch and Pack” (assisted camping on platforms);

•

a wellness retreat, containing self-contained eco-cabins, overlooking the Collie River;

•

a managed camping ground with powered and unpowered sites;

•

an on-site mountain bike trail with dormitory hut-style accommodation at the campground for
users: and

•

Aboriginal themes, artwork, interpretation, Aboriginal activities, and cultural/heritage tours.

Collie also has exciting potential in other sectors such as intensive agriculture and tourism, the latter
based particularly on the Shire’s outstanding natural environment, its recreational and adventure
tourism attractions, its heritage and culture, and its creative industries.2
The Minninup Pool Demand and Pre-feasibility Study was commissioned by the Shire of Collie to
investigate the opportunity for low-impact overnight accommodation and associated day use
activities at the site known as Minninup Pool, located on Reserve 23606, R34343, Collie, Western
Australia.
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This is the second stage of the project, incorporating a Community/Stakeholder Consultation and
Engagement Program and a Demand and Pre-Feasibility Study, which considers the following:
1

A community engagement strategy – consultation and communication with community and
stakeholders through workshops, briefings, meetings, surveys, information sessions, and
community updates

2

A supply and demand assessment/analysis identifying the preferred type, mix and quantity of
accommodation for the site, as well as associated day use facilities and other supporting
infrastructure

3

Potential tourism and recreational features, as well as barriers to development at the subject
site (Reserve 23606 Minninup Pool)

4

The analysis of the various development and operational management options, land tenure
arrangements, terms, structures, and potential funding sources

5

A prepared concept master plan, detailing the most suitable accommodation product mix
and appropriate level of recreational facilities, based on community and stakeholder
feedback, findings from the supply-and-demand analysis, and assessment of potential market
gaps and risks.

6

High-level financial projections and an investment summary (based on estimated construction
costs, and operating income and expenses for the recommended development options).

The study identifies preferred options for development, funding and management, substantially
based on community (including Aboriginal) consultation and pre-feasibility in a format that can be
used by decision-makers to determine whether or not to proceed to the detailed design, business
case and planning phases.
The community consultation report is provided within this report in the following section.

Issues and Objectives
The improvement of Minninup Pool aims to deliver an iconic riverfront tourism and recreation hub, just
five minutes from Collie’s main street precinct. The development is an opportunity to capitalise on a
superb natural location and provide an unforgettable visitor experience, educating and informing
them of the importance of the unique natural river environment and its embedded cultural heritage.
The proposed development enhances and reinforces the Collie brand as a premier freshwater
adventure destination and firmly establishes Collie as an emerging premier “trails town” in Australia’s
South West. The Shire of Collie is in a first-mover position to enhance one of its key tourism assets, so
providing benefits to the community and the economy through robust and sustainable spaces.
The study aims to improve visitor management at the site by responding to a lack of facilities and
amenities that results in illegal camping and off-road vehicle movements, currently causing
degradation of riverbanks, destruction of important vegetation, and a proliferation of litter and waste
material.
The lack of tourist accommodation at Minninup Pool impacts on tourism visiting, which will increase
through the influx of trail users attracted by the development of the $10 million Collie–Wellington
National Park mountain bike and walking trails.
A nature-based campsite and appropriate tourist accommodation will provide opportunities for
employment and small-business development in the Collie tourism and hospitality sector and could
also assist in the day-to-day management of the site through the full-time presence of a campground
manager.
The strong desire by the community to retain day-visiting access to the site is recognised from the
extensive consultation with the public and key stakeholders, which guided the assessment of the
options for development of facilities and amenities at Minninup Pool.
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The following are the key issues this study identifies:
•

The need for diversification of Collie’s industrial/economic base through tourism

•

Non-sustainable degradation of the site, occurring through inappropriate use, including
damage to vegetation, erosion, illegal camping, littering, contamination from human waste,
and antisocial behaviour

•

A lack of understanding of the cultural significance of the site to the Aboriginal people

•

Fragmentation of the Shire of Collie’s tourism destination message through a lack of linkages
between Minnup Pool, the townsite, and other tourism activities such as trails

•

A missed opportunity to enhance the tourist visitor experience through the provision of tourist
accommodation at the site

•

The failure to realise the optimum community use and enjoyment of the site due to insufficient
day-use facilities

Core drivers
•

The urgent need for more sustainable environmental management at the Minninup Pool
Reserve

•

Fostering an understanding by the local community and tourists that Minninup Pool is a sacred
Noongar Place

•

Protection of the unique cultural and ecological heritage of the location

•

Gaining social and economic benefits to the local community from increased tourist visiting

•

Creating linkages with other important Collie tourism initiatives, especially the trails network

•

Encouraging tourists to interact and enjoy this special place, through the provision of lowscale, nature-based accommodation.

Project Methodology
The project was segmented into a number of discrete stages, with desired outcomes, tasks and
actions defined. It commenced with an inception meeting with the Project Steering Group, which
defined all project outputs, milestones and required outcomes and developed a work plan.
The second stage was to prepare a Supply and Demand Analysis to accurately assess the current
and projected future demand and supply of short-stay accommodation in the locality across
relevant accommodation types. The Supply and Demand Analysis included a visitor audit, which
researched visitor trends and provided future projections and a target-market segmentation analysis
and profiling.
Stage 3 included extensive consultation, following on from the earlier Aboriginal consultation,
commissioned by the Shire and conducted by Dr Myles Mitchell and Rosie Halsmith. The consultation
process and outcomes are covered further in this Executive Summary and the main body of the
report. Initial broad development concepts, detailed in stage 4 below, were prepared for the
consultation meeting discussions.
The fourth stage was to develop the project concept for the proposed redevelopment of the
Minninup Pool site to bring to life the community’s vision.
The design process reviewed the potential tourist demand (both quantitative and qualitative),
consultation findings, site analysis (informed by a targeted site investigation), review of similar bestpractice project examples, and reference to the many reports and studies that relate to the Minninup
Pool site.
For the proposed campgrounds, the main requirement was to identify potential product-mix options
(camping sites and accommodation) with amenities including (but not limited to) facility buildings,
access and internal road layouts, flood levels, environmental and other constraints, provision of utility
services, and most importantly, cultural heritage sensitivities.
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The infrastructure costs are significant for any campground development, although significantly less
than for traditional caravan parks. Unfortunately, services are not generally available at the site, but
are accessible within a short distance of the proposed campgrounds site. This report does not include
estimates of connecting services to the site, as more detailed engineering studies will need to be
undertaken before pricing applications sought from services providers. Consideration may be given
to seeking funding through state or federal government for some core infrastructure.
The outcome was the prepared site plans and preliminary design concept drawings of the overall site
and campground area, for discussion with the Project Group.
Throughout the preparation of the Demand and Pre-feasibility Study, feedback was sought from the
Project Group and other key stakeholders on our findings and the concepts proposed. The aim was
to identify actions, activities and initiatives to be taken and to ensure that stakeholders’ views were
taken into account,
Following assessment of the consultation and the Projects Group’s response to the proposed sitedevelopment concepts, an options analysis for the development of the overall site and a high-level
financial analysis of the proposed campgrounds and accommodation were completed as the fifth
stage of the report preparation.
The methodology outlined above is the process that was followed to reach the point where the draft
Demand and Pre-feasibility Study could be presented to the Project Group for feedback.
The final stage is the incorporation of feedback into the report followed by delivery of the final report.
Reference reports
This Demand and Pre-feasibility Study for Minninup Pool follows previous work on The Minninup Pool
site and tourism development, in particular the development and joint use of Minninup Pool for
community and tourism purposes.
A high level of engagement with local Aboriginal people for this study was undertaken by
Consultants Myles Mitchell and Rosie Halsmith. The Consultants were appointed to work with the local
Noongar Aboriginal community to establish their vision for the site as well as undertaking an
Aboriginal heritage assessment. This process was completed in March 2019 and resulted in the
Minninup Pool Precinct Project: Aboriginal Engagement and Heritage Assessment Visioning Report.
The findings from the above report are incorporated into the conceptualisation of the project and
reflected in the final concept masterplan and site-development recommendations.
To ensure consistency with the previous Noongar consultation, Brighthouse engaged Myles Mitchell to
assist them with the wider community consultation, which included face-to-face and group meetings
and an online public forum.
To further inform the project, the Shire of Collie commissioned EcoEdge to prepare the report
Reconnaissance and Targeted Flora and Vegetation for the Minninup Pool Site, and Planned Focus
to prepare a site analysis to highlight key issues affecting the areas of interest within the Minninup Pool
reserve. These studies, together with numerous other reference reports and extensive consultation,
informed the proposed development proposals for the Minninup site.
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Community Consultation
Key Outcomes of the Consultation
Consultation with community and stakeholders was identified as a critical input to inform the
feasibility and impact of any proposed options at Minninup Pool. Feedback from key stakeholders will
influence recommended options with respect to development, funding, and management.
The Project’s community engagement strategy included consultation and communication with
community and stakeholders such as workshops, briefings, meetings, surveys, information sessions,
and community updates. The full consultation report is attached to this report as Appendix 1. Key
findings from the community consultation are as follows:
•

Minninup Pool is a place of exceptional Aboriginal cultural heritage value, and any future
development at the site should seek to preserve, promote and celebrate those values.

•

Degradation of the place as a result of current misuse (illegal camping, uncontrolled vehicles,
rubbish dumping, etc.) is a significant problem, and any future development at the site should
seek to mitigate such damage as much as possible.

•

There is a need to carefully manage environmental impacts at the site.

•

There is a need to manage water quality and water levels in the river more broadly.

•

There is a need to discourage antisocial behaviour at the site.

•

Upgrades to day visitor facilities (including toilets and parking) are warranted and will be
beneficial for all user groups.

•

Day visitor facilities should be the first priority for any on-ground works.

•

There is an urgent need to control vehicle use in the Sandy Beach area to prevent both
environmental degradation and dangerous interactions between vehicles and pedestrians.

•

The “old hockey ground” is an appropriate location for a nature-based camping facility
because it is set back from the river and day visitor areas and is a previously disturbed area.

•

Increased active management and passive observation at the site will help to curb antisocial
behaviour and environmental damage.

•

The old rowing shed should be utilised as existing infrastructure and a community resource.

•

The existing trails network should be used for interpretive cultural walking trails.

Previously, the Shire of Collie had conducted a separate Aboriginal consultation process to consider
the significance of Aboriginal cultural activity in the area. The results of the Visioning Report and
Aboriginal Engagement and Heritage Assessment study (Dr Myles Mitchell and Rosie Halsmith, 2019)
demonstrated a high level of enthusiasm and energy among the Collie Noongar community for a
vision for Minninup Pool. The following key Aboriginal themes were identified, in addition to the
findings outlined above:
1. Develop a shared governance model for the Minninup Pool Precinct that embeds the
Noongar community in the decision-making process.
2. Create a centre for Noongar culture with opportunities for education, discussion,
interpretation, storytelling, and increased visibility of Noongar cultural values. This may include
built structure/s.
3. Create opportunities for intergenerational knowledge-sharing (sharing knowledge and
transmitting it to future generations of Noongar and non-Noongar people).
4. Consider opportunities for ongoing employment and business incubation for Noongar people.
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Location Overview
Local Government Area: Shire of Collie
Tourism Region: Australia’s Southwest
Collie is located just over two hours’ drive from Perth and around 40 minutes’ drive from Bunbury.
Tourism has been identified as a potentially significant economic driver for Collie. The site at Minninup
Pool has tremendous potential with a plethora of appealing nature-based activities on offer,
including the following:
•

Mountain biking (including long-distance)

•

Kayaking/stand-up paddle boarding and other non-motorised water activities

•

Fishing

•

Freshwater swimming

•

Picnics and barbecues on the riverbank

•

Hiking (including long-distance)

•

Nearby national parks, golf course, cafés, etc.

The site inspection confirmed that Minninup Pool has the potential to become an iconic tourism
drawcard, as the lynchpin for the development of Collie’s potential as Western Australia’s premier
destination for freshwater (rivers and lakes) adventures.
Visits to Wellington National Park numbered over 280,000 for 2014/15, demonstrating a huge demand
for nature-based tourism experiences, especially when compared to reported visits to Collie of
117,500 in 2015. Some locations, such as Honeymoon Pool and Potters Gorge in the Wellington
National Park, offer tourists opportunities for overnight camping.
Occupancies in the campgrounds inside the National Park are quite strong, despite there being no
power and few other facilities. The added locational benefit of Minninup Pool being on the Collie
River and close to town, and with the potential for hot showers and provision of powered camping
sites, will make it appealing for an even broader range of potential nature-based visitors,
encouraging them to stay longer!
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Shire of Collie – Population Demographics Snapshot
According to the 2016 census, there were 7,587 people residing in Collie in the week prior to census
night. Aboriginal and Torres Strait Islander people made up 4.5 percent of the population.
The following snapshot shows the population breakdown:3

•

The median age of 41 years was higher than for all WA (36 years) and all Australia (38 years).

•

2.65 percent of the population of Collie were attending university or tertiary institutions, as
compared to 13.9 percent for WA and 16.1 percent for Australia.

•

4.9 percent have achieved a bachelor’s degree or higher, as compared to 20.5 percent of
the WA population and 22 percent nationally.

•

There were 3,094 people who reported being in the labour force in the week before census
night in Collie.

•

Of these, 51.6 percent were employed full-time, while 30.6 percent were employed part-time.

•

11.1 percent of Collie residents were unemployed, compared to 7.8 percent for WA and 6.9
percent for all Australia.

•

Collie had significantly fewer people in professional or managerial occupations (14.7%)
compared to the state (32.5%) and national (35.2%) figures.

•

The commonest occupations in Collie were technicians and trades workers (22.8%),
machinery operators and drivers (16.9%), labourers (14.9%), community and personal service
workers (10.6%), and clerical and administrative workers (9.8%).

•

Of the employed people in Collie (WA) (state suburbs), 13.8 percent worked in coal mining.

•

Other major industries of employment included fossil-fuel electricity generation (5.5%), primary
education (4.4%), supermarket and grocery stores (4.1%), and takeaway food services (3.8%).

•

The median weekly personal income for people aged 15 years and over in Collie (WA) (state
suburbs) was $503.

•

In Collie, 29.3 percent of households had a weekly household income of less than $650, and
12.7 percent of households had a weekly income of more than $3,000.
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Climate and seasonality
Collie experiences a Mediterranean climate with hot, dry summers (December to March) and cool,
wet winters (June to September).
Key climate data:4
Statistics

Jan

Feb

Mar

Apr

May

Jun

Jul

Aug

Sep

Oct

Nov

Dec

Mean maximum
temperature (°C)
Mean minimum
temperature (°C)
Rainfall

30.5

30.1

27.3

23.1

18.9

16.3

15.5

16.3

18.1

20.7

24.8

28.3

13.2

13.1

11.5

8.7

6.3

5.0

4.2

4.5

5.8

7.4

9.7

11.7

Mean rainfall (mm)

15.9

14.4

23.6

47.4

124.3

173.5

176.7

140.8

99.9

62.6

31.8

17.3

Median rainfall (mm)

5.8

6.6

14.3

42.8

112.4

161.2

170.0

141.0

82.8

57.5

27.4

12.0

Mean number of days
of rain ≥ 1 mm
Mean number of clear
days
Mean number of
cloudy days

1.8

1.8

2.8

5.4

10.0

13.1

14.3

13.2

10.8

8.1

4.8

2.7

14.5

13.2

12.6

6.2

5.0

2.8

3.5

4.7

4.9

7.1

9.6

14.0

5.7

5.4

7.2

11.9

14.7

14.8

15.2

13.1

12.1

11.8

10.6

6.1

Temperature

Amenities
The Shire of Collie has all the basic amenities to be expected of a small country town:
•

Visitor centre

•

Two major supermarkets

•

Banks

•

Pubs

•

Hotels

•

Fuel stations

•

Restaurants and cafés

•

Caravan park and camping grounds

•

Conference venue

•

Local retailers

•

Proximity to the city of Bunbury, with extensive shopping centres and facilities.

Attractions
Tourist attractions at Collie include the Steam Locomotive Museum, Collie Art Gallery, Minninup Pool,
and Wellington Dam. Parks include the Soldiers’ Memorial Park, and natural features include Stockton
Lake, Black Diamond Lake, Lake Kepwari, and Collie River. Collie also hosts the Collie Motorplex, one
of Western Australia's few permanent motorsport venues outside the Perth metropolitan area.
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Site Details
Minninup Pool is a picturesque natural location on the Collie River, within 2 to 3 kilometres of the Collie
townsite.
The majority of the Minninup Pool site is uncleared bushland consisting of medium to large indigenous
trees and undergrowth. The Crown land is vested within the Shire of Collie, and known as Reserve
23606, R34343, zoned Parks and Recreation. A change of reserve purpose may be required if the use
and development of the site for short-stay accommodation and other tourism uses eventuates.
Unauthorised camping and four-wheel driving occur at the site, and a number of day visitors frequent
the area.
Existing development consists of a bitumen road into a car park, a gravel road along the river, a small
grassed area, picnic tables, and a long-drop toilet.
Proposed location

The Design Concept section in this report and concept plans attached in the Appendix describe a
proposed low-scale development that provides a mix of camping sites and short-stay tourist
accommodation. Careful consideration has been given to the river-system environment and the
potential impacts of the proposed development on existing day users, especially the local
community.
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Utilities and Services
With respect to services provision at the site:
•

A Western Power high-voltage overhead power line transects the site. Connection will require
approximately 600 m of power cabling and a transformer.

•

The sewer main follows Mungalup Road approximately 600 m from the current day-use area.
(Reticulated sewage is not currently available south of Collie River.)

•

The closest connection to the town’s potable water supply is also approximately 600 m away.
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Site Assessment
Flooding and Water Management
Flooding
A site analysis, commissioned by Brighthouse and prepared by Planned Focus, noted that much of
the Minninup Pool reserve is identified under the Shire of Collie Planning Scheme No. 5 (TPS5) as a
flood-prone Special Control Area (SCA). The extent of flooding is also known from 1–100-year flood
mapping (which informs TPS5) from Department Water and Environmental Regulations (DWER) as well
as various other DWER flood mapping, contours, and investigations. This includes the Collie River
Flood Study and the Collie Townsite mapping. This depicts much of the reserve as being within the
recognised Collie River flood plain and the extent of likely flooding from the river, depending on the
severity of event.
The most intense flooding for more frequent events is in parallel to the river, while 1 in 100 years
extends out over a much larger, flatter area.
Aside from flood considerations, water management in general at this site will entail a number of
facets in hand with environmental management. Any new development proposal will have to
address the following water issues:
•

Seasonal inundation and wetland areas: Wetland areas appear to support some vegetation
that may be reliant on seasonal inundation;

•

Surface water movement into the site and towards the river, as well as flooding during events
from the river outwards;

•

Groundwater hydrology (as groundwater levels will be high);

•

Stormwater management and on-site drainage solutions;

•

Reticulation of sewerage and water;

•

Acid sulphate soil testing (may be necessary depending on how much soil disturbance is
proposed).

The Department of Water (DWER) advise that new development within the floodplain but outside the
flood fringe is acceptable, provided it can be demonstrated that the flow of water is not impeded
and that the Finished Floor Level (FFL) of new permanent development is above the flood line.
The SCA that applies under TPS6 compels the FFL to be 50 cm above the flood line. The mapping
provided in the Appendix includes flood contours that show the areas for accommodation to be
between 178.75 and 179 contours.
Regard must also be given to protecting life and managing population safety during emergency
events, including evacuation and road levels, as well as the duration of seasonal inundation, which
will influence site accessibility and other factors such as mosquito breeding.
There is no identified flood fringe area within the Minninup Pool reserve; however, in areas
immediately alongside the river, only new or upgraded amenities and reserve infrastructure will be
encouraged by DWER. Accommodation and other buildings should be located set back and further
away, within or outside the flood plain.
The broad concept of camping plus group and cabin-style accommodation, alongside upgrading of
day-use facilities including toilets and a seasonal kiosk within the Minninup Pool reserve, was positively
received in discussions with DWER. This was with an emphasis on “light touch, minimal impact”
development, plus improved environmental management of the reserve and recognition of
Aboriginal cultural heritage.
The suggestion of any floating accommodation is an entirely new concept that DWER is unfamiliar
with. Due to this unfamiliarity, DWER could not support it at this early stage, and further detailed
investigation will need to be undertaken if it is proposed to progress this option.
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Servicing
The Site Analysis also noted that DWER advise that a connection to reticulated sewers and water is
required for tourism accommodation. Alternative solutions are unlikely to be entertained here. The
cost and routing of connections will require consideration, not only for minimising environmental
impact, minimising vegetation disturbance and positioning in low-lying areas subject to inundation,
but also in terms of cost.
This said, a self-contained wastewater system, such as a pump-out tank for the on-site day-use
amenities, positioned above the flood level, would be acceptable to DWER. A seasonal kiosk building
would also have to be self-contained, including management of grease and grey- and wastewater.
Country Areas Water Source Supply (CAWS) Act
Environmental Management is integral for the whole site. Matters of new development and servicing
should be considered in the context of protecting existing environments, as well as enhancing
degraded areas.
DWER is also involved, given that the land is within a Country Areas Water Source Supply (CAWS) Act
Catchment. Approvals will be required to remove vegetation and to offset any loss.
Similarly, confirmation would be necessary to ensure that the Commonwealth Environment Protection
and Biodiversity Conservation Act (EPBC) is satisfied. If EPBC approval is warranted (and the Flora and
Fauna Assessments undertaken to date do not suggest that it is) then an approval plus offset planting
would be necessary.

Bushfire Risk Management
The Site Analysis noted that some removal of vegetation may be unavoidable in order to manage
bushfire risk and create Asset Protection Zones specifically around accommodation areas.
All of the subject land is identified as bushfire-prone by the Department of Fire and Emergency
Bushfire Prone maps, although this does not evaluate site-specific risk levels.
A critical next step to advance new development will be a site-specific Bushfire Attack Level (BAL)
assessment by a fire expert to quantify the level of risk and then the separation distances required
from vegetation in the areas conceptually identified for accommodation.
In disturbed areas, this may be minimal, but in other more densely vegetated areas some clearing
may be necessary to achieve acceptable BAL ratings. A fire expert with experience in tourism
accommodation should be appointed to not only assess risk but to provide advice on mitigation
measures and options.
State Planning Policy 3.7 applies to all bushfire-prone land. This imposes general requirements for
preparing a Bushfire Management Plan (BMP) that assesses BAL contour information and the
measures required to respond to this.
Tourism accommodation developments identified as a vulnerable or high-risk land use in areas where
BAL 12.5 to BAL 29 apply will not be supported unless they are accompanied by a BMP that also
includes an Emergency Evacuation Plan for proposed occupants and/or a risk management plan for
any flammable on-site hazards.
A Draft Position Statement on Tourism Land Uses in Bushfire Prone Areas was released for comment in
December 2018 and is presently being considered by government. This position statement recognises
that it can be difficult for some tourism accommodation concerns to satisfy SPP3.7 given their
positioning, like the subject land, in areas of vegetation and high risk. A BMP and an Emergency
Evacuation Plan remain as obligations under this statement, although alternative solutions and
different requirements for short-stay accommodation are provided, including the following:
1.
2.

Minimise levels of radiant heat, smoke and ember attack through the provision of APZs for built
structures.
Provide an appropriate operational environment for emergency service personnel during
firefighting and emergency management.
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3.
4.

Provide two different access routes in two different directions to two different destinations, or
a refuge (included below as a land-use-specific measure).
Provide a 10,000-litre minimum static water supply dedicated to firefighting purposes for each
habitable building where no reticulated water is available

The statement also recognises that Different tourism land uses demonstrate different characteristics
and may be considered to require different levels of protection. Reasons for setting bushfire
protection measures specific to the type of tourism development include, but are not limited to:
•
•
•
•

Lower occupancy levels;
The presence of a resident/manager on-site, thereby improving the potential for informed
emergency evacuation decisions;
Construction under AS 3959 may be impractical (ie. tents and caravans) or the dwelling may
already exist;
Remoteness of the site.

The peak time for tourism accommodation and day-use popularity here would also coincide with
peak fire risk.

Market Analysis
Caravan and Camping Visitors in Western Australia5
Domestic caravan and camping visitors in Western Australia
•

In 2017, caravan and camping visitors accounted for 16 percent of total domestic visitors and
18 percent of total domestic visitor nights in WA.

•

In 2017, 1.53 million domestic visitors spent 7.45 million nights in caravan or camping
accommodation in WA. This represents a decrease of (-)0.8 percent in domestic visitors and a
(+)10.4 percent increase in domestic visitor nights spent in caravan or camping
accommodation in WA compared to 2016.

•

Consequently, the average length of stay in caravan and camping accommodation has
increased from 4.4 nights in 2016 to 4.9 nights in 2017.

•

Domestic caravan and camping visitors spent the majority of their trip to/within WA in
caravan and camping accommodation (84% of nights).

•

In 2017, nine in ten (95%) domestic caravan and camping visitors were intrastate visitors, with
the remainder being interstate.

•

For domestic visitors, caravanning and camping in WA is not limited to a particular age group.
In 2017, domestic caravan and camping visitors covered a spread of age groups relatively
evenly.

•

Domestic caravan and camping visitors were most likely to travel as an adult couple (28%), in
a group with friends or relatives (26%), or as a family group of parents and children (25%).

•

In comparison to other domestic visitors, caravan and camping visitors were significantly more
likely to be travelling for holiday purposes, with more than three quarters (77%) travelling for
this purpose (compared to 33% of other visitors). Furthermore, caravan and camping visitors
were significantly less likely to be travelling to visit friends and relatives or for business purposes.

In 2017, domestic caravan and camping visitors were more likely than other visitors to undertake
outdoor or nature-based activities (63% compared to 35%), and sports or active outdoor activities
(48% compared to 22%). Caravan and camping visitors were more likely than other visitors to go to
the beach and visit national parks and were more likely to participate in activities such as
bushwalking and fishing.
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•

In 2017, the vast majority (93%) of all domestic visitor nights in caravan and camping
accommodation were spent in regional WA. This compares with visitor nights in other
accommodation, where just 65 percent were spent in regional WA.

•

Australia’s South West received the greatest number of domestic caravan and camping
visitors (37%). Australia’s Coral Coast was the second most popular region, attracting 26
percent of visitors, followed by Australia’s Golden Outback (17%). Experience Perth and
Australia’s North West attracted a similar proportion (15% and 12% respectively).

•

In 2017, two thirds (64%) of caravan and camping visitor nights were spent in caravan parks,
down from 66 percent in 2016, while the remaining nights (36%) were spent in non-commercial
caravan and camping accommodation.

•

Domestic visitors staying in a caravan park and travelling with a caravan contributed the
greatest number of domestic caravan and camping visitor nights (28%).

•

Domestic caravan and camping visitors in 2017 spent the majority of their nights in WA in
caravan or camping accommodation (84%). Other types of accommodation used during
their trip included homes of friends or relatives (7% of nights), and hotels, resorts, motels or
motor inns (5%).

International caravan and camping visitors in Western Australia
•

International caravan and camping visitors to WA accounted for 7 percent of total
international visitor nights and 3 percent of total international visitor nights in 2017.

•

There were 64,500 international caravan and camping visitors in 2017, which is an 11.4 percent
decrease compared to 2016.

•

The number of international visitor nights spent in caravan and camping accommodation
also eased in 2017, declining by ~8.4 percent to 811,200 nights.

•

The average length of stay in caravan and camping accommodation by international visitors
to WA was 12.6 nights.

•

Unlike domestic visitors, international caravan and camping visitors only spent one in four of
their nights in WA (25%) in caravan and camping accommodation.

•

Over the past decade, the number of international caravan and camping visitors has held
relatively steady, increasing at an average annual rate of +1.0 percent. This growth rate is
behind that of total international visitors to WA (+3.8%).

•

Unlike the domestic market, caravan and camping in WA is more popular amongst younger
international visitors. Half (50%) of all international caravan and camping visitors in 2017 were
20–34 years old.

•

Almost half of international visitors who stayed in caravan or camping accommodation
travelled alone (49%), with just under a third (31%) travelling with their partner.

•

Two in three international caravan and camping visitors were from European countries, with
most from Germany (17%) and the UK (16%). 11 percent were from the USA.

•

Almost all international caravan and camping visitors (96%) were travelling for holiday
purposes, whereas less than half (46%) of international visitors to WA staying in other
accommodation were visiting for a holiday.

International caravan and camping visitors were typically more active than other international
visitors. They were more likely to participate in nature-based activities (98%, compared to 84%), active
outdoor/sports activities (75%, cf. 34%), arts/heritage activities (70%, cf. 51%), and indigenous cultural
activities (37%, cf. 14%).
•

Similar to the domestic market, the majority (90%) of all international visitor nights in caravan
and camping accommodation were spent in regional WA. This compares to visitor nights in
other accommodation, where just 17 percent were spent in regional WA.
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•

In 2017, Australia’s Coral Coast received 50 percent of visitors, Australia’s South West received
41 percent, and Australia’s North West 34 percent. Australia’s Golden Outback and
Experience Perth were less popular amongst international caravan and camping visitors (both
28%).

•

More than two thirds (68%) of international caravan and camping visitor nights in 2017 were
spent in caravan parks, an increase from 62 percent in 2016.

•

The proportion of nights spent camping in caravan parks or on the side of the road/private
property has eased, while more international caravan and camping visitor nights were spent
in cabins in caravan parks. The number of international caravan and camping visitor nights
spent in caravans in caravan parks (but not travelling with caravans) also increased.

•

In contrast to domestic visitors, international caravan and camping visitors spent just 25
percent of their nights in WA in caravan or camping accommodation. These visitors also
stayed in rented houses/units (26%), homes of friends or relatives (15%), and other private
accommodation (17%).

International visitors and nights spent in caravan or camping accommodation

Activities undertaken by domestic visitors to/in WA in 2017

Activities undertaken by international visitors to/in WA in 2017
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Type of accommodation by proportion of caravan and camping nights – domestic

Type of accommodation by proportion of caravan and camping nights – international

Data Sources: Tourism Research Australia, National Visitor Survey (NVS) and International Visitor Survey
(IVS) 2008 to 2017 (unpublished data) All figures refer to persons over the age of 15 years.

International tourists are anticipated to increasingly use caravan parks and camping grounds, as
tourism to regional areas by inbound tourists is projected to increase. IBIS Caravan Parks and
Camping Grounds in Australia, December 2017

Holiday Park Occupancy – WA Tourism Regions
The data presented below, and other tables throughout this section, were compiled by Brighthouse
based on ABS Caravan Park Small Area Data. This valuable information ceased to be collected by
the ABS in 2010, and no other reliable data source has been identified to replace this. Due to the
reasonably steady trends with caravan park and campground occupancies and site nights, it is still
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considered relevant and gives a good understanding of the distribution of sites and occupancy
across Western Australia at this point in time.
Caravan park occupancy table
2008/2009/2010

Site nights occupied ‘000

Site occupancy rate %

Australia’s Coral Coast

1,005.3

55.3

Australia’s North West

943.8

46.8

Australia’s South West

1,188.7

47.7

Experience Perth

1,416.0

70.7

Australia’s Golden Outback

354.6

47.2

Source: 2009 -2010 ABS Cat 8635.5.55.00

National Visitor Survey
Though sample size makes data unreliable for smaller regional towns such as Collie, tourism region
data from the National Visitor Survey gives some interesting insights into domestic visiting to the
broader South West Region.1 The information below is the latest available data on domestic visitation,
which ranks Australia’s South West Region as an impressive number 11 by number of domestic visitor
nights nationally.
Australia's South West Rank: 11
Visitors ('000) B

Y/E September 2017

2,982

Y/E September 2018

3,075

Y/E September 2017

9,758

Y/E September 2018

9,824

Y/E September 2017

1,637

Y/E September 2018

1,555

Y/E September 2017

549

Y/E September 2018

506

Avg expenditure per visitor per
night

Y/E September 2017

168

Y/E September 2018

158

Avg expenditure per visitor per
night (commercial
accommodation) C

Y/E September 2017

229

Y/E September 2018

214

Visitor nights ('000)
Regional expenditure ($M)
Avg expenditure per visitor

a. All figures relate to Australian residents aged 15 years and over.
b. Components may not add to the total, as overnight visitors may have visited a number of regions during their trip.
c. This is the average of only those who identified as having stayed in commercial accommodation.

Source: Tourism Research Australia: National Visitors Survey

1

Data source includes Margaret River/Busselton area, which may appear to inflate the number of visitors to other areas in the region.

Brighthouse © 2019 Report – Minninup Pool Demand and Prefeasibility Study

28
28
Tourism Visitation – South West6
Summary

Purpose of visit

Top three visitor accommodations
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Type of travel party

Gender

Age

South West Development Commission Area Overnight Visitor Fact Sheet – Three Year Average, Y/E Dec 2014/15/16. Tourism
Western Australia. Downloaded from
https://www.tourism.wa.gov.au/Publications%20Library/Research%20and%20reports/RDC%20factsheets%202016/SOUTH%20WES
T%20DC%202016.pdf
FACT SHEET SOURCES: Tourism Research Australia – National Visitor Survey of Overnight Domestic Visitors (definition: Australian
residents aged 15 years and over who spent at least one night away from home); Tourism Research Australia – International
Visitor Survey – Overnight International Visitors (definition: International visitors aged 15 years and over who spent at least one
night in the region).
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Tourism Visits – Collie
The Collie Economic Development Task Force Report states that “Collie received 134,000 visitors in the
year ending September 2011. In 2015, the total number of visitors dropped to 117,500. However,
during this period, the number of domestic overnight visitors increased from 41,000 to 74,500, with
most of those people visiting for a holiday, with the next largest group visiting friends and relatives. In
comparing the number of overnight visitors to Collie with that from the neighbouring local
government areas, Collie receives about a quarter of the overnight visits that Bunbury receives, about
13,000 less than the Shire of Harvey, and about 4,000 more than the Shire of Donnybrook-Balingup.”7
Tourism visits – National Parks in the Collie Region
National Park visitor statistics, provided courtesy of the Department of Biodiversity Conservation and
Attractions (DBCA), are considered one of the most relevant sources of data due to the similarities in
target market profile (nature enthusiasts) to those for the site at Minninup Pool. Furthermore, the level
of reliability is significantly higher due to the visitor statistics being a count of actual visitors rather than
an extrapolation based on a small sample size.
Annualised 4-year visitation estimate totals on 2019-02-21, Wellington District Camping8
Park

Tenure

2014-2015

2015-2016

2016-2017

2017-2018

Boyanup-Wellington

State forest

1,383

7,871

9,707

9,902

Hoffman

State forest

15,422

15,105

12,965

45,408^

Leschenault Peninsula

Conservation park

261,433

254,728

257,241

247,709

Logue Brook

State forest

51,474*

100,994

121,483

132,231

McLarty Plantation

State forest

21,680

21,680

21,680

21,680

Stockton Lake

State forest

73,309

78,796

93,403

110,077

Waterous

State forest

650

645

0

0

Wellington

National park

282,417

212,077

263,173

314,836

^Hoffman data for 2017–2018 may contain errors – likely monitoring error.
*Fires and bridge replacement limited access to Logue Brooke day-use area in 2014–2016.
Site occupancy snapshot
DBCA provided a small snapshot of site occupancy for their two popular campgrounds in the
Wellington National Park. This information is summarised below.

Month
Oct 18
Nov 18
Dec 18
Jan 19

Honeymoon Pool (44 Sites)
Tents only
Sites Occupied
Site Occupancy
371
27%
495
38%
861
63%
1,147
84%

Potters Gorge (57 Sites)
Allows vans
Sites Occupied
Site Occupancy
616
35%
748
44%
1,053
60%
1,261
71%

The following charts depict the daily and monthly trends of site occupancy for Potters Gorge and
Honeymoon Pool combined. There are significant peaks on most weekends (particularly Saturday
nights), which is consistent with much of the South West due to its proximity to Perth, making it an easy
weekend getaway for Perth residents. Other peaks are during the October school holidays and
December/January school holidays, the latter being the most significant peak period with nightly
occupancies of mostly over 70 percent from 21 December to 19 January.
Honeymoon Pool has better access for swimming, which may account for the higher occupancies
through January, when the weather gets very hot in Collie.
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Site occupancy – Potters Gorge and Honeymoon Pool combined by day9
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Five-year average annualised visitation seasonality – Wellington District

Seasonaility of visitors to Wellington District - Source: DBCA
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Collie Tourism Trends
According to the Collie Economic Development Taskforce Report, Collie is positioned in the early
developmental phase of the tourism lifecycle. It shows Bunbury and Harvey at later
consolidation/development stages compared to Collie, with higher levels of infrastructure, businesses
and visitation, and more sophisticated approaches to marketing and planning. This indicates that
Collie has plenty of opportunity to grow as a tourism destination with considered planning and
business development. Life Cycle Analysis is a perception analysis used to track the progress of a
tourism business, destination or region, as reflected by the number of visitors, visitor expenditure, and
tourism business health. The Life Cycle Analysis is compiled by a consultant through consultations.10
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Tourist Accommodation Supply
All of the existing tourist accommodation providers are potentially competitors to the proposed
nature-based campground and accommodation at Minninup Pool. However, each style of
accommodation generally attracts a different visitor profile.
The most direct competition to the proposed Minninup Pool accommodation facility is likely to be
from the town’s only commercial tourist park and the various nature-based campgrounds in the
surrounding National Parks.
The Collie River Valley Tourist Park is the only commercial tourist park in Collie. It is well located close to
the town centre. The Collie River Valley Tourist Park provides a traditional holiday park experience with
sites that cater for larger caravans. It caters well for families and the “grey nomad” market, who are
seeking a higher level of amenity than the local National Park campgrounds operated by Parks and
Wildlife.
Low-cost, nature-based camping is available in the surrounding national parks and state forests, at
Honeymoon Pool, Potters Gorge, Glen Mervyn, and Stockton Lake. These campgrounds have limited
facilities but attract significant visitor numbers through their appealing nature-based experience and
low rates.
The National Park campgrounds are very popular and enjoy high occupancy, especially Potter’s
Gorge and Honeymoon Pool. The site availability at the five most developed facilities is quite
restricted, with less than 100 sites collectively. The campground at Stockton Lake caters for almost as
many overnight visitors as the total for the other more defined Parks and Wildlife-operated sites.
In terms of campsite supply, the proposed Minninup campground is similar to that of Potter’s Gorge.
However, the addition of the proposed built-form accommodation, proximity to the Collie townsite,
and the higher level of amenity will differentiate it from the National Park campgrounds.
It is anticipated that the proposed style of campground at Minninup Pool would target a different
market segment to that for the Collie River Valley Tourist Park.
Map layout of town centre accommodation in relation to the Minninup Pool site
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Map layout of National Park Campgrounds and Collie River Valley Tourist Park

Collie Tourism Accommodation Audit
The table below summarises key details about the current accommodation and camping options in
Collie and the immediate surroundings.
Name

Collie River Valley Tourist Park

Trip Advisor Rating

4.5 stars from 34 reviews

Nightly rate (from)

AU$95–$160 for accommodation; AU$35 for caravan sites (2 people)

Sample feedback

“Huge level sites with some undercover, very clean amenities and friendly
staff and management. Can highly recommended for anyone looking for
accommodation to base themselves to look around the Collie area.”

Accommodation/
Sites

•

65 (registered) caravan sites 9 m x 9 m bitumised sites edged in
concrete

•

15 tent sites

•

4 deluxe ensuite cabins

•

4 ensuite cabins

•

2 deluxe family cabins

•

2 deluxe family caravans

•

2 family cabins

•

4 standard cabins

Amenities

Games room, powered sites, ablutions, free parking, two large amenity
blocks with hot showers and toilets, camp kitchen, two large laundries

Name

National Park Campgrounds

Camping grounds

Potters Gorge – Lakeside camping (55 sites), from AU$11.00 per night
Stockton Lake – Lakeside camping (approx 50 sites), from AU$8.00 per night
Honeymoon Pool – Forest camping (20 sites), from AU$11.00 per night
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Stones Brook at Honeymoon Pool (17 sites). Forest camping from AU$11.00
per night
Gelcoat at Honeymoon Pool – Forest camping (7 sites) from $8.00 per night
Trip Advisor Rating

No reviews – but well reputed

Amenities

Minimal – mostly just drop toilets (no showers) and some shelters, some with
basic cooking facilities or BBQs

Name

Wellington Forest Cottages and Conference Centre

Trip Advisor rating

No reviews – but well reputed

Nightly rate (from)

AU$185

Sample feedback

No reviews posted

Accommodation

8 forestry cottages

Amenities

BBQs, fire pits, restaurant

Name

Banksia Motel

Trip Advisor rating

4 stars from 25 reviews

Nightly rate (from)

AU$135

Accommodation

21 rooms

Amenities

Free WiFi, free parking

Name

Collie Hills Accommodation Village

Trip Advisor rating

5 stars from 1 review

Nightly rate (from)

AU$81

Accommodation

160 rooms

Amenities

Free WiFi, free parking

Name

Crown Hotel Collie

Trip Advisor rating

3 stars from 6 reviews

Nightly rate (from)

AU$60

Accommodation

15 rooms

Amenities

Free Wifi, free parking

Name

The Colliefields

Trip Advisor rating

4 stars from 14 reviews

Nightly rate (from)

Not listed

Accommodation

14 rooms

Amenities

Free WiFi, free parking

Name

Federal Hotel Collie

Trip Advisor rating

4.5 stars from 4 reviews

Nightly rate (from)

Not listed

Accommodation

11 rooms

Amenities

Not listed

Name

Mandia Cottage and B&B – no reviews

Trip Advisor rating

No reviews

Nightly rate (from)

Not listed

Accommodation

2 rooms

Amenities

Free WiFi, free parking
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Name

The Club Hotel

Trip Advisor rating

No reviews

Nightly rate (from)

AU$105

Accommodation

9 rooms

Amenities

Not listed

Name

Collie Forest Motel – no reviews

Trip Advisor rating

No reviews

Accommodation

39 rooms

Nightly rate (from)

AU$120

Amenities

Not listed

Name

Collie Ridge Motel

Trip Advisor rating

4 stars from 42 reviews

Nightly rate (from)

AU$155

Accommodation

107 rooms

Amenities

Free WiFi, free parking

Name

Whispering Pines B&B

Trip Advisor rating

4.5 stars from 29 reviews

Nightly rate (from)

AU$125

Accommodation

4 rooms

Amenities

Free WiFi, free parking

Name

Collie Motel

Trip Advisor Rating

2.5 stars from 6 reviews

Nightly rate (from)

AU$120

Accommodation

32 rooms

Amenities

Free Wifi, free parking

Accommodation supply audit findings
For a town with significant tourism assets, including an abundance of water-based recreation
locations and huge areas of national, mining and farming history and cultural heritage, Collie is not
well supplied with tourist accommodation. Much of the existing hotel/motel accommodation caters
for business travellers, limiting the availability for holiday tourists.
The proposed tourism trails development is a potential game-changer for Collie. The trails
development and other key tourism initiatives will attract many visitors to the town and require the
development of appropriate tourist accommodation, which due to the nature of the tourism
activities may need to be diversified beyond traditional hotel, motel and bed and breakfast
accommodation.
Collie will need to incorporate accommodation facilities based around the key attractions in order to
exploit its tourism potential. Much of the accommodation will ideally be located outside the central
business area; e.g., based around newly established walking and mountain bike trails and freshwater
adventures.
The development of a new caravan park campground and nature-based accommodation facilities
is likely to become a high priority.
This trails development project will create many opportunities for new and existing businesses in Collie
– with tourists exploring the trails by day, and heading back into town at night to stay in hotels (tourist
accommodation) and enjoy the offerings of local restaurants and pubs."11
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Industry Trends – Camping
According to IBIS World12, “The Caravan Parks and Camping Grounds industry has continued to grow
over the past five years. The industry benefited from the depreciation of the Australian dollar over the
five-year period, which made international travel more expensive for Australians. The fall in the value
of the dollar encouraged domestic tourism, which boosted demand for the accommodation sector
as a whole. However, despite the rising availability of cheap international flights through companies
such as Jetstar, Air Asia and Scoot along with the emergence of tourist accommodation disrupters
such as Airbnb, industry revenue is forecast to increase at an annualised 1.2 percent over the five
years from 2022/23, to AU$1.3 billion.”
The industry has undergone several changes over the past five years, with operators increasingly
focusing on improving facilities in the face of rising competition from alternative accommodation
providers. Furthermore, the number of industry enterprises has declined over the five-year period.
Property developers have increasingly developed land that was previously leased to industry
operators to create holiday homes, forcing several players to exit over the period. In Western
Australia, following the trend in eastern states, companies such as Discovery Parks and RAC have
contributed to the decline in enterprise numbers by purchasing smaller players to increase their
market shares.
The dominance of the family market in the caravan and camping tourism sector, together with the
ageing of the population, will probably boost industry revenue, as budget-conscious families and
retirees typically opt to travel domestically rather than abroad. Furthermore, the Australian dollar is
anticipated to remain weak over the period, boosting domestic and international tourism activity.
There is a growing demand for alternative accommodation, often related to caravan and camping
tourism, including safari tents, other “glamping” accommodation products, and unique remote
accommodation.
The proposal for the development of tourism accommodation sought styles of tourism
accommodation appropriate to the Minninup Pool site and to the wider accommodation
requirements of adventure tourism.

Demand Drivers
IBIS World identifies the following factors that influence camping industry demand and revenue:
•

inbound and outbound tourism

•

Discretionary income

•

Consumer sentiment

•

Fuel costs

•

Population demographics.

IBIS World reported that
“over the past five years, the rising number of domestic tourist visitor nights has supported the
industry through increased demand for accommodation. The Australian dollar’s depreciation
over the period has made overseas travel more expensive for Australians and boosted domestic
tourism.
The industry has also benefited from rising discretionary income over the past five years, which has
increased the amount of money available to consumers to spend on holidays. However,
discretionary income has declined over the past two years, limiting demand for accommodation.
While declining incomes constrain industry demand, the negative effects are less severe for
camping industry operators than for other accommodation providers. This is because caravan
parks and camping grounds are generally perceived as cheaper alternatives compared with
other accommodation types, such as hotels, as industry sites typically offer fewer amenities.
The cost of petrol also influences industry demand. Fuel expenses can make up a large
percentage of travel expenses for camping trips, particularly those involving long-distance travel.
Brighthouse © 2019 Report – Minninup Pool Demand and Prefeasibility Study

39
39
Retail petrol prices have declined over the past five years, which has supported the industry by
making caravan and camping travel more affordable over the period.
Australia’s ageing population has also supported demand for industry services over the past five
years. Domestic travellers aged over 55 make up the industry’s second-largest market (behind the
family market), as many in this age bracket are retirees.
Consequently, they are more likely to have free time to spend on travel. Furthermore, travellers in
this age bracket often minimise travel expenses by embarking on caravanning trips, increasing
demand for industry accommodation.”13

Tourist Park and Campground Demand – WA Tourism Regions
ABS discontinued collection of small-area caravan park data in December 2010. What follows is a
brief summary of the regional demand statistics available until 2010.
In 2008/09/10, the Experience Perth (EP) Tourism region had the highest number of site nights with just
over 1.4 million site nights occupied in all caravan parks and commercial campgrounds with 40 or
more sites. This was followed by Australia’s South West (ASW) with slightly fewer than 1.2 million, and
Australia’s Coral Coast (ACC) with just over a million. Australia’s North West (ANW) had 944,000, and
Australia’s Golden Outback (AGO) had 355,000.
Tourist Parks and Campgrounds with 40 or More Sites

Regional Tourist Park and Campground Site Occupancy

Experience Perth (including Mandurah) experiences the lowest seasonal fluctuation in tourist park
occupancy of any region in WA, with a monthly maximum occupancy of 75.9 percent and a
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minimum occupancy of 67.3 percent. By contrast, ANW relies almost entirely on the WA winter
season, with a long six-month period of occupancy rates of around 30%.14
Seasonality: 2008/09/10 Site Occupancy Caravan Parks (latest data available)

Source – 2009/2010, ABS. Catalogue 8635.5.55.00, Australia’s Tourism Regions

How do tourist park and campground occupancy rates in WA compare with all Australia?
We aggregated 20 quarters of tourist park occupancy rates in each of WA’s five tourism regions
between June 2005 and June 2010 (when, as mentioned, ABS ceased collecting park data) to
smooth out seasonal fluctuations and obtain a clear picture of average park occupancy rates across
the year. Across the five regions (ACC, ANW, ASW, EP and AGO) we found a five-year average yearround occupancy of 55.7 percent.
This compares favourably with that of Australia overall, where occupancy rates between September
2006 and March 2009 have fluctuated between 50 and 55 percent.
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Development Opportunities and Emerging
Tourism Trends
Nature and Adventure Tourism
The current Shire of Collie Local Planning Strategy 2009 and the new Local Planning Strategy 2018
(advertised for public comment) recognise that nature-based tourism is an opportunity for the Shire.
The Collie River and its surrounding State Forest and National Park make up 78 percent of the total
area of the Shire, with river, forest and freshwater lake reserves, including Minninup Pool and Lake
Kepwari. The forest assets and the river are a major recreational and tourism resource with significant
ecological and tourism value.
Key nature-based tourism assets identified in the Shire of Collie include
•

Wellington National Park with its camping sites, walking trails, and facilities for swimming and
boating;

•

Bibbulumun Track – a world-class, long-distance walking trail with hikers’ huts, which has a
spur connected to the Collie township;

•

Mundabiddi Trail – Western Australia’s premier long-distance off-road cycling trail. Starting in
Mundaring, the trail connects bush tracks, firebreaks and disused railway formations, with
huts and tent sites approximately a day’s ride apart. A spur of the Mundibiddi Trail connects
with the Collie township;

•

Collie River and freshwater lakes, including Minninup Pool, Honeymoon Pool, Lake Kepwari,
Black Diamond Lake, and Stockton Lake cater for swimming, recreational watercraft, fishing
and marroning.

The jarrah forest, extensive rural areas, undulating landscape and natural waterways create an
attractive local landscape character that is visually appealing as well as offering extensive
opportunities for nature-based tourism development. This includes opportunities for growing tourist
drives and extension of the existing trail network.
Public concerns about environmental issues are forecast to rise over the next five years. This is
anticipated to increase demand for ecotourism. IBISWorld, Tourism in Australia 2017
GFG Consulting’s Draft Collie River Revitalisation Strategy 2018–2022 for Shire of Collie identified the
following nature-based recreational tourism opportunities for the Collie River:
•

Collie has the potential to develop other adventure tourism activities such as bushwalking
trails and formalisation and development of camping areas along the river. River pools
created by the existing and future rivers weirs could be developed with access areas to cater
for day-use canoeing activity.

•

The Shire of Collie is currently planning a paddle trail that will pass through the town and
connect with the recreation sites detailed for development elsewhere within this report.

•

The Collie River is a valuable freshwater fishing location within the region. The implementation
of the Collie River Revitalisation Strategy will improve the health of the river and may lead to
an increase in fish stock. Fishing in the Collie River is mainly for black bream, the odd mulloway
and further upstream for trout and redfin perch. The Collie River is also stocked with trout,
including around 45,000 triploid rainbow trout that were released into the Collie River below
Wellington Dam early in 2014. Redfin perch also dominate in the freshwater parts of both the
Collie River and Brunswick River. people can fish all year round; however, during the warmer
months the fish) tend to be more active, taking almost anything that lands in the water.15

In the Tourism Opportunities Study for Collie, Simon McArthur and Associates (2016) focused on a
nature-based tourism hub at Minninup Pool as one of two key strategic projects for the development
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of the Collie as a tourism destination. The report proposed that the Collie Nature Hub at Minninup Pool
include the following features:
•

River vessel hire (e.g., canoes and kayaks)

•

Restaurant and functions (former rowing club)

•

Host camping

•

Self-contained eco-cabins

•

An interpretive sculpture-themed technical mountain bike trail in the area between Minninup
Pool, the golf course and the Point

•

Munda Biddi Trail and mountain bike trails to connect to the Minninup Pool site.

Aboriginal Tourism
Tourism Western Australia’s Aboriginal Tourism Snapshot recognises some of the benefits of Aboriginal
tourism:
•

“Aboriginal tourism businesses bring employment opportunities to the community. Of
particular importance are the increased opportunities for youth employment.

•

Strengthens pride – Aboriginal tourism businesses bring pride to the community by
empowering people to work and to share their knowledge and culture.

•

Brings cultures together – Aboriginal tourism businesses bring different cultures together. This
provides an opportunity to educate non-Aboriginal people about Aboriginal culture, by
sharing cultural pride and stories.

Aboriginal tourism businesses in Western Australia are providing a range of social benefits to
individuals and the community by way of
•

giving Aboriginal people the opportunity to pass down culture to future generations;

•

increasing the level of respect for Aboriginal people, culture and knowledge;

•

having a positive impact on the way Aboriginal people consider their future opportunities;

•

delivering authentic cultural experiences;

•

inspiring young Aboriginal people to view tourism as a career path; and

•

giving Aboriginal people the option to live within their chosen community.”16

The Collie Economic Development Taskforce Report (2017) identified that “Development of
opportunities to engage Aboriginal people in Collie’s economic future, including involvement in
tourism and other industry opportunities” was sought as an outcome.17
According to Nyungar Values of the Collie River (Beckwith Environmental Planning, prepared for the
Department of Water, March 2009), “Minninup Pool was identified as a particularly important spiritual
location because it is where the Ngarngungudditj Walgu rests. A participant provided the following
insight regarding the significance of Minninup Pool. When a relative dies, his family travels to the pool.
“We build a fire. The fire is a beacon for the deceased family member. It brings them to the pool so
that they can cross over to the afterlife. They ‘speak with those who have died’ via the wind, as it
carries the spirit’s message.”18
Minninup Pool is a permanent registered Aboriginal site (Site ID 15330).
With a significant Aboriginal population in Collie and the need to provide sustainable employment
opportunities, the site at Minninup Pool has the potential to provide the catalyst for a range of
Aboriginal business development opportunities.
Aboriginal tourism development opportunities at Minninup Pool
Tourism development of the Minninup Pool site provides opportunities to realise the shared vision of
the local community, embedding the core values of the local Noongar people to sensitively create a
nature-based tourism hub.
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The Aboriginal Engagement and Heritage Assessment Visioning Report (Myles Michell and Rosie
Halsmith 2019) recommended that the key themes and recommendations of the Noongar
Community guide the future development of the site and help form the KPIs under which the facility is
operated. Particular recommendations are as follows:
•

Protect and celebrate cultural and ecological heritage through a shared governance model
that embeds the Noongar community in the decision-making process.

•

Enhance existing community uses by upgrading the day-use areas while maintaining the
current ambience of the place and highlighting Noongar cultural values.

•

Develop a short-term camping area for the local community and tourists, with camping areas
clearly separated from the river and day-use area by a buffer of existing vegetation.

•

Manage access for pedestrians, bikes, 2WD and 4WD vehicles to ensure the foreshore and
reserve areas are safe for all users and minimise environmental impacts.

•

Create opportunities for intergenerational knowledge sharing – sharing knowledge and
transmitting it to future generations of Noongar and non-Noongar people.

•

Explore options for the development of an Aboriginal Activity Centre, leveraging the
Aboriginal elder-backed enthusiasm of the younger generation of tech-savvy, local,
aboriginal youth. The objective is to provide a place for education, discussion, interpretation,
storytelling, and increasing visibility of Noongar cultural values.

•

Encourage Aboriginal involvement through ownership, or part ownership, of visitor interaction
businesses, by
o development and support of Aboriginal tours including guided and self-guided interpretive
tours, story space (meeting place), and other cultural interpretive tours;
o employment of Aboriginal staff and creation of traineeships (with Key Performance
Indicators for operators to ensure appropriate strategies are put in place);
o development of interpretive information and displays on the trails and throughout the site,
to raise the value perception of the Minninup Pool environment and its significance to the
Aboriginal people;
o the display and sale of Aboriginal art and crafts (on consignment);
o the opportunity for Aboriginal guides or elders to give cultural presentations to visiting
groups (e.g., educational groups) and perform Welcome to Country at events;
o the provision of no-cost or low-cost facilities for Aboriginal tour guides to bring their tour
groups for day-use or discounted overnight accommodation.

Proposed Aboriginal cultural activity area
The Aboriginal cultural activity area and meeting place will be a place for Aboriginal groups and
guides to share culture, tell stories, and provide cultural tourism experiences. It will feature a seated
area for storytelling, interpretive information, and a group fire pit.
Further consultation with Aboriginal groups is required to confirm whether this should be located
adjacent to the beach area or at the more culturally significant area near the current day-use area.

Adventure Trails – Collie Trails Town
Mountain biking and walking trails
The announcement by the Western Australian Government (April 2019) of a $10 million budget
allocation to create over 180 km of high-quality mountain bike and bushwalking trails in Collie is the
culmination of many years of investigation, discussion, and planning of trails development in the Shire
of Collie. Throughout the past decade, various studies and reports, including the 2016 Collie Tails Hub
In-Depth Assessment, have identified that Collie is particularly well placed to be a Trails Town and
develop trails tourism.
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The centrepiece of the plan is an iconic 65-kilometre “epic” mountain bike trail network in the
Wellington National Park. These trails will challenge all levels of cyclists and be a magnet for national
and international cyclists and tourists.
The package will create 100 kilometres of high-quality mountain bike trails through the river valley
between Wellington National Park and the town of Collie, including the following:
•

65 km of world-class “epic” trails in the Wellington National Park

•

35 km of trails in the Westralia Conservation Park on the outskirts of Collie

•

A further 11 km of trails in Arklow forest block near Collie

•

The realignment of 20 km of the Munda Biddi cycle trail through the town of Collie

•

Completion of the 72 km, five-day Wiilman Bilya walk trail around Wellington Dam from Collie
around the Wellington National Park

•

Infrastructural investment to establish a trail centre in the Collie town centre and secondary
trails hubs at Wellington Dam kiosk and Westralia (including a Collie river crossing).

Support for trails development in Collie
The Collie River Valley has long been recognised for its potential to become a key adventure and
trails destination.
Australia’s South West Tourism Development Priorities Report (2010–2015) identified that Collie could
develop into “the adventure capital for the region” with a diverse range of nature-based tourism
activities, including bushwalking, mountain biking, kayaking and rock climbing. This finding was
supported in the 2015 South West Mountain Bike Master Plan, which prioritised trails development in
the Collie/Wellington River area.
The report, Tourism Opportunities Study for Collie, by Simon McArthur and Associates, 2016, also noted
the potential for tourist trails for Collie, in the context of its recommendation of a “Nature Hub” at
Minninup Pool containing
•

pedestrian connections with Collie, Munda Biddi Trail, and connections with nearby mountain
bike trails;

•

an ongoing day-use area for locals and visitors;

•

river vessel hire (e.g., canoes and kayaks);

•

a café/restaurant and functions area;

•

“Pitch and Pack” (assisted camping on platforms);

•

self-contained eco-cabins, some overlooking the Collie River and some the Collie golf course;

•

a managed powered and unpowered camping ground.

GFG Consulting’s Draft Collie River Revitalisation Strategy 2018–2022 for The Shire of Collie (in
particular, Section 11, Recreation and Tourism Opportunities) highlighted the following mountain
biking opportunities for Collie relevant to this study:
The Collie River, and more particularly the study area, has great potential for passive
recreation for Collie residents and visitors to the town. The Western Australian Strategic
Trails Blueprint 2017–2021 (the Blueprint) is an overarching guide for consistent and
coordinated planning, development and management of quality trails and trail
experiences across Western Australia. It provides a vision, guiding principles, strategic
directions and actions for consideration across the state for government, trail
managers, landholders, trail support groups, tourism operators and the community.
West Cycle is the governing body responsible for the development of cycling and the distribution of
federal and state government funding for sports development. West Cycle recently released the
Southwest West Mountain Bike Master Plan, which identifies Collie as one of three potential highpriority regions to develop a national standard trail network that interconnects with local businesses
such as breweries, restaurants, and accommodation.
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The Shire of Collie is in the process of constructing a dual-use (walking and cycling) pathway along
the river. The Collie River Trail starts in the CBD area at Soldiers Park and takes a route along the river
to Minninup Pool. A return loop will also be created from Soldier’s Park along the trail, to the East End
Bridge and along the other side of the bank and back to Soldiers Park, via the Coombes Street
Bridge.
The new pathway will link the Bibbulmun Track (bushwalking trail) at the visitors’ centre, through Collie
CBD on Forrest Street to Soldiers Park and then on the proposed river trail along the river, to Minninup
Pool. The trail will form part of a larger network that allows the diversion of the Munda Biddi and
Bibbulmun tracks through Collie, increasing foot and cycle traffic down Collie’s main streets.

The Collie Community will be provided with a new recreation opportunity that displays the Collie river
environment and strengthens the connection between the town and Minninup Pool area.
The connection to the existing Bibbulmun track will be at Mungalup Bridge. The Munda Biddi track
(mountain biking) will connect from the visitors’ centre, through Collie CBD, along Forrest Street to
Soldiers Park and then on the proposed river trail along the river to Minninup Pool. From Minninup Pool,
a connection with the Munda Biddi Track will be made along Scenic Drive.
The development of the Collie River Trail will enhance tourism and encourage the economic
development of the accommodation and hospitality industries as well as the other attractions within
the town.

Trials Overview - Collie Trails Strategy
The Collie River trail provides direct trail connections with the existing long-distance walking and
mountain bike trails and will provide the community of Collie with a number of benefits. Users of the
Bibbulmun track and Munda Biddi trail will be more likely to divert to Collie, which will benefit local
business.
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Collie River Valley Trails Strategy 2018–2021
The Collie River Valley Trails Strategy 2018–2021 was prepared by the Shire of Collie and adopted by
the Shire of Collie Council on11 December 2018. According to the report’s Executive Summary, “It is
an ambitious masterplan to develop and market trails within the Collie River Valley that link to the
town of Collie and resulting in the development and recognition of Collie as a Trails Town. The
Strategy considers and plans for all trail types – walking, equestrian, cycling, off-road trails and drive
trails to provide a variety of experience for tourists, maximise the number of visitors attracted and
provide for all sections of the local community.”
The Collie River Valley Trails Strategy’s vision is to
build on Collie’s natural resources, location, infrastructure, amenities and community by
developing and maintaining high-quality sustainable trails of all types by 2021. Develop
Collie as a Trails Town to diversify the economy, enhance the visitor experience and for the
enjoyment, health and wellbeing of locals.
The strategy covers the importance of trails to the Shire of Collie, a description of a trails town, the
various types of trails, trails implementation, marketing and promotion, and recommendations. It
provides a detailed audit of existing trails throughout the area.
The precedent for mountain bike trails tourism already exists in Dwellingup, Margaret River, and
Pemberton. Margaret River and Pemberton have recently constructed much longer mountain trail
networks that are now contributing to increased levels of tourism and overnight stays. In addition, the
trails are of such a standard that both towns attract regular large mountain bike competitions and
community events.
Collie is well placed to take advantage of similar tourism benefits given its location next to the
population centres of Bunbury and Perth as recommended in the South West Mountain Bike
Masterplan. The semi-degraded or altered state of some bushland surrounding the river within the
study area is ideal for further development for mountain bike trails.
Stage 1 Collie River Trail

19
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Proposed Tourism Development at Minninup
Pool
Minninup Pool day visitation area rehabilitation and development
Minninup Pool is a place of important cultural heritage and recreational value to the Collie
community. While there has been some development of day-visiting facilities over time, much of the
development appears to lack an overall theme that promotes a positive visitor experience. The
following are some of the issues:
•

A lack of a primary visitor reception location, which could provide information about visitor
activities, store and hire unpowered watercraft, provide trail maps, accept tour bookings, and
most importantly, provide cultural heritage information about the site

•

Few defined parking spaces throughout the site, resulting in ad hoc parking on the side of
roadways and using 4WD vehicles to create cleared access and unauthorised camping
areas. This has resulted in significant degradation of the river bank and vegetation.

•

Insufficient wayfinding and cultural interpretation to guide visitors in their use of the site, which
affects visitor satisfaction and education about its unique attributes

•

A perceived subjugation of Noongar cultural values at the “sacred place”, along with a lack
of Aboriginal activities and presence at the site.

The aim of the proposed day visiting area rehabilitation and development is to
•

improve day visiting facilities;

•

protect the fragile environment;

•

make Minninup Pool a welcoming place for all visitors;

•

share with visitors the significance of the site to the Noongar people and educate visitors as to
its cultural importance;

•

improve the appeal and community enjoyment of the site;

•

provide visitors to Collie with a more enjoyable freshwater experience;

•

reduce environmental degradation by four-wheel driving and illegal camps;

•

prevent the spread of litter and human waste on the site;

•

discourage antisocial behaviour.

Community consultation and discussions with key stakeholders confirmed the proposed direction for
the upgrade of the main day-visitation and recreation area. The priority components are as follows:
•

Improvements to day visitor facilities through rehabilitation of degraded areas, particularly
along the riverbank

•

Creation of vehicle barriers on the river side of the road, to prevent tracks and camp areas
being created in the river environment

•

Development of river and bushwalk trails, with linkages to external trails

•

Link points for mountain bike trails

•

Interpretation and celebration of cultural heritage, including public artworks, interpretive
signage, and tours. A focal point should be a sizeable sculptured or fabricated piece of
artwork that depicts the Ngarngungudditj Walgu, the hairy-faced serpent, which is central to
Noongar lore. The positioning of the artwork would be subject to the advice of the local
Aboriginal community, but potentially near the riverbank in a prominent position at the
entrance to Minninup Pool.
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•

Establishment of a cultural interaction area to educate and inform visitors about the Noongar
stories relating to the Minninup Pool site. Initially, this could be simply in the form of yarning
circles, cultural tours and a dance venue.

•

Establishment of extensive wayfinding, internal and external to the site, especially on trails and
at riverbank locations

•

Non-motorised water recreational equipment hires (kayaks, paddleboards, pedal boats, etc.

•

Restoration of the old rowing club building as a centre for public reception, information, tour
booking, and hire

•

Provision of a seasonal pop-up kiosk

•

Improved ablutions, lighting, parking and passive recreation facilities such as BBQs, pergolas,
seating and view locations

•

Improvement and definition of access points to the river.

As a second stage, the area known locally as Sandy’s should be rehabilitated and developed as a
secondary day-visiting area. This would require development of the access road, restoration of the
damage to vegetation, creation of defined parking areas, and construction of barriers to prevent a
reoccurrence of the degradation. Additional passive recreation areas could be constructed behind
a reduced-width beach with shade and amenities. An ablution block would be required to cater for
those using the area.
The cleared area immediately behind Sandy’s may be suitable for the development of an Aboriginal
activities and cultural education and visitor interaction facility, which was given high priority in the
community consultation and was suggested to have high potential for grant funding by Regional
Development Australia during the consultation.
The vision is to make the Collie River at Minninup Pool more visible and accessible to the public,
creating a freshwater and trails tourism destination. The potential for greater recreational use of
Minninup Pool is limited through lack of facilities, which also leads to inappropriate use of the area by
both pedestrian users and off-road vehicles, causing damage to the fragile environment and sacred
Aboriginal sites. There is a need to revitalise the space.
Higher visitor numbers to the area highlight increased pressures on limited recreational spaces. Over
the years, Minninup Pool has been used by the local community for recreation and by the Noongar
people for sacred rites. It is lacking in facilities, and the current public usage places increasing
demands on maintenance of the entire area, and in particular erosion caused by unrestrained
access to the fragile river embankment.
The absence of sufficient management control of the area has led to antisocial behaviour, ad hoc
access, erosion, and general neglect. Nevertheless, the day-visiting site continues to be highly
popular for recreation and access to the Collie River.
The development of the day-visiting area of Minninup Pool will provide better facilities and amenities
to a wide section of the community as well as to tourists. It will be achieved through upgrading and
adding improvements, while also protecting the environment and sacred Aboriginal sites. There is an
opportunity to protect and celebrate cultural and ecological heritage through education and
knowledge sharing and to enhance existing community uses by upgrading the day-use areas while
maintaining the current ambience of the special place.
The day visitor and recreation facility redevelopment and trails integration will have a significant
impact on the occupancy and yield from the proposed campground and tourist accommodation.
With this in mind, a broad concept for the development the day visitor area has been provided in this
report, which includes reference to and analysis of desired cultural elements, provided through the
separate Aboriginal consultation process.
The concept design uses the site’s dynamic cultural fabric and complex natural environmental
elements to present suggested inclusions for the potential development. It is a high-level conceptual
plan, which may help guide the future design and feasibility study of the day-visiting area and trails
head. The objective is to provide a mix of opportunities for interaction and communication between
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visitors within the natural environment and the site’s Aboriginal and European stories, while providing
a variety of passive and active recreational activities.
The key elements of the concept design are as follows:
• Incorporate the spirituality
of this important, sacred,
Noongar place through
the focus on the key
spiritual elements of the
site’s Aboriginal lore.
• Provide opportunities for
users to visually and
physically engage with
the natural vegetation
and river learning from
interpretive wayfinding
signage.
• Improve the recreational
space between the
internal road and the
river, through the main
Minninup Pool day visitor
location.
• Create safe recreation
areas next to the river,
separated from vehicle
Aboriginal Calendar
interaction.
• Create formalised car parking areas accessed from the diverted road.
• Provide pedestrian walkways through the site and along the riverbank that connect with other
proposed interpretive walk trails on the site.
• Incorporate elements that encourage children’s interaction and cognitive development
through creative play.
• Provide a focal point for initial visitor interaction through the redevelopment of the former
rowing club building.
• Include low-scale commercial elements that enhance the visitor experience.
The key to achieving the objective will be “designing with respect”: allowing the socio-cultural
responses from the consultation process to drive the design process and therefore the experiences
users will have.
Example of Interpretive signage

,
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The conceptual elements that will drive the detail design of the day visitor and recreation component
are suggested as follows:
•

•
•

•

•

Installing a large centrepiece public, fabricated
or sculptured, 3D art depiction of the
Ngarngungudditj Walgu (hairy-faced serpent) at
the entrance to the day visitor and recreation
area, which focuses visitors’ attention on the
spirituality of the Minninup Pool location
Creating river-view platforms, shade shelters and
seating amongst retained vegetation
Diverting the existing road through the day visitor
site further away from the river to create more
recreational areas between the road and the
river, and to separate vehicular traffic from the
Sculpture tells how Noongar people
day visitor and recreation area
believed first settlers’ ships were past
Converting and beautifying the existing road
ancestors returning from sea
through the site into an attractive pedestrian
walkway, with links to other proposed walkways
on the site
Developing interesting and engaging children’s play zones through the integration of timber
play structures, log settings, and nets. A water playground could also be considered using
recycled river water.

A redeveloped and extended former rowing club building to provide a visitor reception and
information area, tours and trails bookings, souvenir and art and craft sales, watercraft hire (kayaks,
rowing dinghies, stand-up paddleboards and pedal water trikes). The zone could also include a popup kiosk for food and beverages along with ablution facilities.

Example of water reuse playground
Beach Area - future secondary day visitation site and cultural activities
The Beach Area identified on the overall plan (adjacent to the Aboriginal Cultural Activities Area) is
suggested as a potential future development area. This is not critical to the core priorities, being the
campground, eco-accommodation and the main Minninup Pool day-visiting area.

Brighthouse © 2019 Report – Minninup Pool Demand and Prefeasibility Study

51
51
The beach area has been significantly degraded through the activities of four-wheel driving. It is also
used for boat launching and trailer parking. The area is unsafe for visitors, especially children during
times when the vehicles are present. Boat launching and family beach use in the same area of
beach are incompatible. It is proposed that the area be rehabilitated and passive recreational
facilities installed with defined access roads and parking areas constructed,
Wayfinding and interpretive signage
The interpretive signage examples described above are one important element in the overall internal
and external wayfinding needs for the Minninup Pool site.
Wayfinding offers a way of looking at an environment and organising the visual and verbal cues
within the local environment to help people access the areas they need.
A wayfinding system may incorporate the following types of elements :
•
•
•
•
•
•
•
•
•
•
•
•

Branding
Signage
Maps
Printed collateral,
including brochures
Interpretation kiosks
Video screens
GPS navigational devices
Smartphone messaging
and chat boxes
QR codes
Websites
Mobile apps
Virtual reality.

Wayfinding provides the tools we
use that tell us where we are,
where we want to go, and how
to get there. Symbols can
contribute simplicity, clarity and
personality to a wayfinding
system.
Wayfinding Wheel
To enhance the visitor
experience when visiting
Minninup Pool, it is proposed that
a wayfinding system is developed for the area to inform and create an understanding of the natural,
cultural, heritage and recreational aspects of the Minninup Pool experience. Consistent branding
with clear trail markers and supporting digital interpretive information will tie Minninup Pool with the
Collie town centre and the walking and mountain bike trails for a seamless and integrated
experience of Collie’s experiential highlights.
Once visitors decide to visit for a day trip, it’s important to use their experiences to also communicate
why they need to return. Each time someone visits Collie, they should learn about a new experience
they can have if they return again.
Signage, outdoor advertising and information, e.g., brochures, pamphlets and key attractions will
help educate visitors on the variety hotspots (dining, attractions, accommodation) to proactively
recommend their favourite experiences while they’re in the region. Encouraging locals, particularly
those working at tourism experiences will also be the key.2
.

2

MAPTO Brand Research, Metrix 2108
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Campground and Tourist Accommodation
Tourism plays a vital role in achieving conservation and community development outcomes, through
the education of tourists at high-conservation locations. The provision of a new nature-based
campground and associated low-scale accommodation at Minninup Pool rated highly in the
community and key stakeholder consultation due to its potential to mitigate the current illegal
camping problem.
The design problem proposal for the subject site is for a nature-based campground and associated
tourist accommodation, in harmony with the sensitive environment. The proposal includes innovative
concepts to mitigate seasonality and the high development costs, allowing a reasonable return on
investment, even with a low number of camping sites and accommodation rooms. The concept
design is based around a small footprint to avoid unnecessary clearing of the natural vegetation, and
the product mix has been established from careful analysis of market trends, competitive
environment, and industry growth projections.
Nature-based campgrounds are fundamentally of low impact, low height, and low density. The
proposed design maximises these important attributes and adds a special integration with the natural
features of the site. The site is essentially a remnant forest adjacent to the Collie River, although some
parts have been degraded through inappropriate use, and the vegetation has been cleared in
many places for bush tracks, day use, and camping.
Major considerations are creating separation from main day-visiting areas through vegetation buffers,
protecting important vegetation, and respecting the cultural sensitivities of the many important
Aboriginal sites.
The design proposes built-form accommodation, including affordable, self-contained eco-cabins
and purpose-built rooms for trail users with secure covered storage attached for mountain bikers’
bikes.
Several options for the eco-cabins have been considered, including the solar cabins proposed for the
future wellness retreat, raised cabins (on high stumps) connected by boardwalks elevated over
existing low vegetation to the common parking areas, and safari tents on similarly raised platforms.
The safari tents may be impractical at the proposed location due to bushfire risk.
It is proposed that all 50 campsites are powered to create a higher standard of facilities and
differentiate from the campsites located at National Park campgrounds. The proposal is for the
campsites to be located on a degraded and cleared area of land on the high ground near the
junction of Mungalup and Minninup Roads known as the “Hockey Grounds”. The campground will
have ablution facilities and a camp kitchen, which support a longer duration of stay than the
minimalist facilities at the National Park campgrounds.
Further detail of the proposed campground development is provided in the Design Concept section
of this report.

Potential for Future Expansion of Commercial Tourist Accommodation
Wellness retreat and associated accommodation
The concept of a wellness retreat and associated accommodation sits well with the Aboriginal
spirituality and environmental surrounding of the Collie River at Minninup Pool.
A potential site at the “Point”, a generally densely vegetated river frontage area at Minninup Pool,
has been identified as being particularly suitable due to the following features:
•
•
•
•
•

Its location on high ground, above the flood plain
Its location in an area of the site that is not subject to current high usage
Some cleared areas (from unauthorised track and campsite making), suitable for placement
of the accommodation and wellness facility
Synergy with other proposed activities at the Minninup Pool site
The availability of a self-sufficient style of building that would mitigate the prohibitive cost of
installing utilities and services to the wellness retreat at the proposed location.
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Solar Cube Eco-Cabin

Solar Cube Eco-Cabins
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Glamping – Traditional style, or with a twist
Glamping is described as “where luxury accommodation meets nature” and is one of the fastest
growth markets in the tourist accommodation sector. It redefines camping by providing a level of
facility more akin to cabin or eco-lodge accommodation.
It takes people out of their comfort zones, providing cultural immersion, a broadening of horizons, and
an upscale approach to sleeping under canvas. Glamping travellers experience a shift in perspective
that improves the way they connect with the world. This transformational style of travel is said to
enrich a person’s life and, ultimately, leave an impression that lasts much longer than the journey
itself.
Among the most significant results from research conducted by the University of Rijeka21 is the finding
that the majority of glamping travellers had previously spent their holidays in hotels and private
holiday accommodation, even though a good part of the respondents were familiar with cabinstyle accommodation.
This proves that by introducing creative accommodation in a campground, there is an opportunity
for generating new glamping demand and attracting guests who are not originally camping guests
but had previously stayed in other types of accommodation.
The expressed desire for glamping tells campsite operators that the development of glamping
accommodation has a promising outlook. The redesign of camping products is conditioned by the
trend of seeking to attract young guests to campgrounds. There is a requirement for novel
managerial strategies adapted to these changes in the new glamping market and aimed at younger
guests with high spending power.20
There are opportunities for the development of glamping accommodation through the installation of
small clusters of self-contained safari tents in appropriate locations throughout the Minninup Pool site.
The clusters could be managed independently by individuals, by groups or organisations, by a single
operator, or by the campground operator.
The main economic benefit of glamping accommodation is the capital cost, which can be around
50 percent of the equivalent cabin or eco-accommodation cost. However, after consideration of the
product lifecycle, this advantage can be reduced to a capital cost saving of around 30 percent of
the equivalent built-form accommodation over a 10-year product life.
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Revenue and occupancy for glamping accommodation is generally similar to cabins and ecoaccommodation. In practical terms, this means that safari tents will produce a higher return on
investment than cabins or eco-accommodation units.
There are several potential options for incorporation of the glamping experience into the Minninup
Pool accommodation product mix:
•

Incorporated into the campground and eco-accommodation proposal

•

As a separate (or multiple) cluster of glamping tents in appropriate areas on the Minninup
Pool site; e.g., near the golf course or at the area within the Minninup Pool site known as
“Kings Park”.

•

On the river: i.e., floating safari tents fixed to a floating jetty accessed from the riverbank.

Floating safari tents at Minninup Pool would create a unique and highly desirable new experience in
holiday accommodation that would provide a marketing edge to Collie’s tourism offer.
The following points need to be noted, though:
1

To provide the best user experience, glamping tents usually require some home comforts
and include an ensuite pod under the canvas roof. This requires either connection to
reticulated services, or alternative provision for lighting, potable water supply, and water
collection and disposal. There are several innovative solutions that can allow glamping tents
to be places where reticulated services are not available.

2

Glamping can include various types of structures in addition to canvas tents. These include
yurts and eco-pods.

3

Glamping tents can be portable (pop-up), offering a quick solution to accommodation
needs for special events.

Glamping accommodation is considered as a low-impact means of expanding the market for tourist
accommodation at the Minninup Pool site.

Cluster of glamping tents moored to the riverbank
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Issues and Challenges
The various reports referenced in the preparation of this Demand and Pre-feasibility Study for
Minninup Pool have highlighted the importance of the site for its cultural heritage and flora and fauna
conservation significance.
There is a need to better manage the illegal camping and off-road vehicle movements at Minninup
Pool to minimise the further degradation of the river environment and the deterioration of important
vegetation. The overall site requires better management to reduce the negative impacts on the
environment through the proliferation of litter and human waste.
A nature-based campsite could provide an option for full-time onsite presence (a campground
manager) at Minninup Pool. The lack of tourist accommodation is a lost opportunity to improve
tourism visiting numbers, which will occur through leveraging the influx of trail users attracted by the
development of the $10 million Collie-Wellington National Park mountain bike and walking trails.
The lack of development of the Minninup site neutralises opportunities for employment and small
business development in the Collie tourism and hospitality sector.
The strong desire by the community to retain access to the site is recognised through the extensive
public and key stakeholder consultation undertaken, which will guide the assessment of the options
for the development of facilities and infrastructure at Minninup Pool.
These are the key issues this study seeks to identify and address:
•

The need for diversification of Collie’s industrial/economic base

•

The non-sustainable degradation of the site occurring through inappropriate use, including
damage to vegetation, erosion, illegal camping, littering, and anti-social behaviour

•

A lack of understanding of the cultural significance of the site to the Aboriginal people

•

The fragmentation of the Shire of Collie’s tourism destination message through a lack of
linkages between Minninup Pool, the townsite, and other tourism activities such as trails

•

A missed opportunity to enhance tourist visitor experiences and add to overnight visitor
numbers through the provision of tourist accommodation at the site

•

The failure to realise optimum community use due to insufficient day-use facilities.

Core Drivers
1.

The urgent need for more sustainable environmental management at the Minninup Pool
Reserve

2.

The need to foster an understanding by the local community and tourists that Minninup Pool
is a sacred Noongar Place

3.

Protection of the unique cultural and ecological heritage of the location

4.

Gaining social and economic benefits from increased tourist visits to the local community

5.

Creating linkages with other important Collie tourism initiatives, especially the trails network

6.

Encouraging tourists to interact and enjoy this special place, through the provision of lowimpact, nature-based accommodation.

Brighthouse © 2019 Report – Minninup Pool Demand and Prefeasibility Study

57
57

Options Assessment
The feasibility assessment covered the following options:
•

Option 1: Do nothing.

•

Option 2: Develop to its full potential as an iconic, nature-based tourism destination with
activities and innovative, highly appealing accommodation to serve as a major tourism
attraction to Collie.

•

Option 3: Low-impact, low-scale development, improvement of day-visitor facilities and
cultural interpretation, and placement of limited tourist accommodation in areas away from
popular day-visitor usage.

The following summarises the findings for each of the three options:
Option 1: Do nothing.
Pros
•
•
•

No capital expenditure – low development risk
Maintains Minninup Pool “as is” for Collie residents
The least controversial option.

Cons
•

Continuation of the environmental degradation, littering and antisocial behaviour, with
negative impacts on longer-term sustainability, tourism appeal, and community enjoyment of
the site

•

A lost opportunity to develop Minninup Pool as a significant tourist attraction, integral to the
advancement of tourism as a viable industry in Collie and a premier destination for freshwater
adventures.

Option 2
Develop Minninup Pool to its full potential, primarily as an iconic nature-based tourism destination with
a range of accommodation options, commercial tourist activities, trails hubs, and cultural heritage
promotional and educational facilities.
Pros
•

Potentially attracts the most tourists to Collie of all the options and better enables showcasing
of Collie’s water-based heritage and trails attractions.

•

Develops new options for the enjoyment of Minninup Pool for residents and visitors.

•

Generates sustainable revenue for the Shire from accommodation and attraction facility
ground leases and operating agreements, which would help support management of the
site.

Cons
•

Not generally supported by residents, who fear the impacts of commercial development

•

Concern amongst the local Aboriginal Community that cultural sensitivities may be impacted
by overdevelopment of the Minninup Pool site

•

Financial cost.

Option 3: Low-impact, low-scale development, improvement of day-visitor facilities and cultural
interpretation, and placement of limited tourist accommodation in areas away from popular
day-visitor usage.
Pros
•

Small-scale tourist accommodation development, cultural heritage interpretation, defined
trails with external trails linkages, and improved day-use facilities

•

An option for a staged approach as community attitudes evolve
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•

Maintenance of Minninup Pool largely “as is” for Collie residents

•

Opportunities for community groups to leverage the development of the Minninup Pool site

Cons:
•

Commercial viability, lower than for Option 2

•

Lesser appeal as a tourism destination

•

Non-realisation of the location’s tourism potential.

Option recommendation
Although Option 2 would be most likely to deliver the best long-term social and economic benefits to
the town, both the Noongar and wider community consultations indicated that a higher level of
development at the site, such as that envisaged under Option 2, would not be supported. The
overwhelming preference was for a minimal approach to development, such as in Option 3.
Given the strong support of the community for the Minninup Pool site to be improved and upgraded,
and the recommendations of the various earlier reports, the recommendation is to proceed with the
development of the site under the Option 3 scenario.
Most of the desired tourism outcomes are achievable under Option 3. As a lower-scale commercial
development, it is recognised that financial support for the development, by way of funding grants,
will be required.
Due to the low scale of the proposed campground and accommodation facility, the cost of
operational management of both the campgrounds and day visiting areas is unlikely to be covered
by the financial return from the campgrounds and accommodation. Consequently, consideration
should be given to how the operating costs associated with the overall site’s operations postdevelopment will be covered. It may be advantageous for the Shire to consider progressing some of
the revenue-generating future development proposals and the commercialisation of the
day-visitation area (hire business and pop-up kiosk).
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Preferred options
Development of the former “hockey ground” area (Site 1), initially for low-scale camping and
accommodation along with redevelopment of the main Minninup Pool day-use area (Site 2) is the
preferred option, with the potential for developing the “beach” area (Site 3) for a later stage subject
to the community realising the benefits of the initial development.
Much of Site 1 is currently degraded due to unmanaged vehicle access and does not appear to
present any natural impediments to the development of a low-scale campground.
It has the potential to be an iconic nature-based campground due to its riverside location close to
the town centre, and with an appropriate design in harmony with the surroundings, it will be a
drawcard to Collie.
The concept plan for the proposed nature-based camp provides public access to the river, which will
not be compromised.
The golf club, which is adjacent to Minninup Pool, has the potential to develop some higher-yielding
accommodation to complement the nature-based campground and accommodate visitors looking
for a more luxurious stay.
Management of development impacts
Prior to consideration of the development of the proposed site, a full environmental and river
foreshore vulnerability assessment will be required.
Clearing management
With the imperative of working around existing mature vegetation in site layout planning. the
development of the nature-based campground will result in the clearing of approximately two
hectares of low-grade vegetation, which has been degraded by prior use and vehicular access
through the site. It is not intended to clear any of the narrow band of tree line bordering the river.
The concept plan extends the development into that area in an environmentally sensitive manner,
for the provision of a small number of safari tents and self-supporting tree huts, which will add to the
tourist appeal.
Access management
Access management of the site will need to be considered and ideally controlled after daylight
hours. The proposed relocation of the existing road through the day-visiting area will alleviate much of
the degradation of the riverside areas and riverbank. However, vehicle barriers on the sides of roads
may need to be considered, especially on the river side of the roads
Environmental management
To ensure there are no environmental impacts on the Collie River during the construction and
operational phases of the proposed nature-based camp, an environmental plan will need to be
developed. This will address potential leaching of hydrocarbons into the river from the internal roads,
stormwater run-off, and waste management.
Engineering studies
Following services infrastructure assessment of the site, detailed engineering reports will be developed
from the architectural plans. These will include geotechnical, civil, hydraulic, electrical, and
landscape plans. Construction plans will need to be developed from the future detailed design.
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Development and Operational Models
The current vesting of the Crown Reserve to the Shire of Collie, for the purpose of “recreation” and
land-use definition, deems partial use of the site as a nature-based camp to be an appropriate use of
the land. Ideally, development caveats will ensure its enduring use as a campground. There are a
number of development and operational options, which are presented below:
1.

The Shire of Collie develops the nature-based camp (utilising the funding options available
to local government) and operates the park.

2.

The Shire of Collie develops the nature-based camp and engages an experienced operator
under a management agreement (similar to hotel and resort arrangements) to operate it.

3.

The Shire of Collie develops the nature-based camp and enters into a lease agreement with
the park operator under agreed terms.

4.

The Shire of Collie calls for expressions of interest from private developers/park operators to
construct and operate the nature-based camp under a lease.

There are numerous variations on the above development/operational options, and the decision to
proceed with a particular option will depend on a number of factors, including the availability of
funding sources, market demand, and the desired level of control of the preferred option will follow a
careful study of all operation and development. Each scenario has its strengths and weaknesses, and
the decision on the available information.
The most appropriate form of tenure will be based on a number of factors including the following:
•

The need to preserve the site for use as a nature-based campground in perpetuity

•

The requirement for the generation of revenue from the campground and other commercial
accommodation to fund community benefits

•

Potential future value of the asset (Net Present Value)

•

Market requirements

•

Sources and availability of funding

•

Political imperatives concerning the campground and accommodation.

The reality of the medium-to-high capital cost and risk would indicate that for the local government
area, Option 4 above, where the land is leased to the private sector to build and operate the naturebased camp, is the most likely scenario. In order to attract a suitable investor/developer/operator, a
lease of not less than 21 years (with options) would need to be provided by the Shire of Collie to the
successful proponent. However, the requirement for the development to be staged, as per the Shire’s
pre-feasibility brief, presents some challenges in terms of attracting the private sector to undertake
the development of the facility and to operate under a lease.
Staging the development of the campground adds construction and operational costs due to the
cost of mobilisation for each of the construction stages and economies of scale. Operation of the
campground for Stages 1 and 2, would present a negative profit and loss result, as wages and other
operating costs would exceed revenue. Initial alternatives to residential management may be private
contract management, extending the responsibilities of the current Collie Caravan Park managers, or
seeking an arrangement with Parks and Wildlife to manage the park’s operations until the staged
development reached a point where the campground produced sufficient revenue to cover
operational costs. This is not projected to occur until completion of Stage 3.
Under any of the above operational scenarios, the operating cost for the campground is projected
to equal or exceed the revenue during Stage 1 and require approximately 75 percent of revenue
after construction of Stage 2 and up to commissioning of Stage 3.
Taking all of the above into account, the preferred option of private sector development and
operation (under lease) of the campsite is unlikely under a staged approach. Another impediment to
the staged development approach is the high upfront cost of connecting services to the site. These
have been estimated at $600,000, based on the distance from the nearest connection points. The
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extension of services to the site and headworks impact significantly on the return on investment
during the early stages of development.
The occupancy of the proposed campground is dependent upon the management of current issues
at Minninup Pool, including illegal camping, degradation of the river environment, and antisocial
behaviour. The proposed linkage of Minninup Pool to the new trails network will not automatically
result in a significant increase in tourist visits, which will require an upgrade of the existing day-use
facilities and the development of other tourist activities proposed in this report.
To extract the maximum economic benefit from the development of the campground, the Shire may
consider developing and operating Stages 1 and 2 prior to seeking expressions of interest from the
private sector for the development of the remaining stages and leasing of the campground. This
option may be attractive if grant funding were available for the full or partial development of the first
two stages.
A strategic benefit of the above scenario is the lower capital requirement for a private-sector
developer/operator to complete the development of all remaining stages and achieve a greater
return on investment.
In the course of preparing the report, we considered the potential for a private developer to
combine some of the other proposed developments with the campground; e.g., glamping tents and
the wellness retreat, and for the Shire to extend the lease area accordingly. However, those other
development options are better suited to individual operators and are likely to pose an
unacceptable risk to a campground developer/operator until such time as the management issues
at the day-visitor area are satisfactorily resolved.
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Masterplan Design Rationale
The key driver for the proposed initial design concept is to create an outstanding day-use and naturebased campground, providing a unique, aﬀordable family holiday destination that draws new nature
and adventure-focused visitors to Collie whilst preserving a quality attraction for use by the
community.
The design will ensure ongoing access for locals and visitors to Minninup Pool. with enhanced facilities
and amenities and the ability to ensure the long-term environmental sustainability through on-site
management.
The concept plan has been prepared to inform the feasibility study. It should not be interpreted as
indicative of the final development of this site. However, it does demonstrate consistency with the key
design themes for the nature-based park, in that the site will
•

be developed for tourism and day-use purposes only (no long-term sites);

•

meet current and future demand for camping sites and aﬀordable family holiday
accommodation;

•

be consistent with best practice;

•

create a relaxed ambience for the nature-based camp;

•

maintain a low-impact development;

•

differentiate itself from the existing caravan park in the Shire, so as to not compete for the
same visitors (through a focus on the natural environment rather than high-end facilities such
as recreation rooms, etc.);

•

create a strong sense of place, referencing the unique river views and cultural stories of
Minninup Pool;

•

ensure optimal site utilisation to ensure financial sustainability;

•

retain existing vegetation as a priority;

•

preserve and improve day-use facilities for locals and visitors.
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•

maintain aﬀordability for families and budget travellers;

•

have a high level of functionality and safety;

•

achieve compliance with applicable legislation and policy;

•

consider flooding problems through careful planning of locations for accommodation and
associated infrastructure;

•

provide a high standard of communal amenities;

•

facilitate a wide range of nature-based recreational activities through offering hire equipment
(mountain bikes, kayaks, SUPs and fishing rods);

•

improve the tourism reputation of the region;

•

provide a sustainable source of revenue to local government for the improvement and
sustainability of the reserve.

Design Background and Framework
The aim is to provide an “investor-ready” site for the camping ground development in accordance
with existing and projected tourist demand. Management of the campground and accommodation
by the Shire remains an option.
The location is ideal, being near the river with excellent access to Collie’s significant freshwater
recreational assets. The availability of a large tract of suitable Crown Land provides an opportunity to
develop an iconic eco-tourism experience, which could be the benchmark for future National Park
and eco-tourism developments in Western Australia.
Obtaining accurate information on the current tourist visiting, and particularly campground, users, has
been challenging. There is an absence of reliable tourist visiting statistics at a Local Government Area
(LGA) level, and therefore, certain assumptions have been necessary to estimate demand. The
assumptions are described in the Demand Summary section of the Report.
As the LGA statistics used as the basis for the assumptions are prone to significant variation due to the
low-base sample data used in the extrapolations, a range of data sources are compared to adopt a
more reliable estimate of demand.
Anecdotal evidence from reviewing the fluctuations in occupancy of the caravan park, combined
with occupancy data provided by DBCA, confirms a growing demand for nature-based sites, with a
willingness by many leisure tourists to forgo some creature comforts to secure a more authentic
natural and aesthetic location. There has been significant growth in the “family” market segment in
recent years, while the “baby boomer” retiree market and young couples continue to be important
growth areas. There is a trend by Millennials (population segment aged 18–35 years) towards
experiential and nature-based travel, especially where the accommodation or activity options are
non-traditional. This is also a significant trail-user market.
There is an increasing demand for on-site cabins and other low-impact tourist accommodation for
intrastate travellers to nature-based parks and from interstate and international travellers and
adventure enthusiasts. This improves the viability of campground operations and increases
occupancy in winter months (which are particularly popular with mountain bike riders, who prefer the
trail conditions in winter).
Nature-based campgrounds provide an inexpensive form of tourist accommodation with a variety of
accommodation styles – from camping sites to high-quality cabins, safari tents and other innovative
built forms, and including budget and single-person rooms, suitable for a variety of users.
Land tenure options are examined in the Development and Operational Models section of the report.
A strong requirement from the community consultation is that the campground site is retained as a
low-impact nature-based campground. If this requirement is confirmed, appropriate land tenure and
management controls will need to be established.
The infrastructure costs are significant for any campground development, although significantly less
than for traditional caravan parks. Unfortunately, services are not generally available at the site, but
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are usually accessible within a relatively short distance from the proposed campgrounds site. This
report does not include estimates of connecting services to the site, as more detailed engineering
studies will need to be undertaken before pricing applications are sought from services providers.
Consideration may be given to seeking funding through state or federal government for some core
infrastructure.
This pre-feasibility study’s financial projections are predicated on the site’s use as a nature-based
campground and community day-use facility. The financial projections and investment analysis
provided are considered to be conservative and show an acceptable return on investment based
on social and economic criteria rather than purely on financial returns.
The project is worthy of detailed consideration, and if the proposals are implemented, could be the
conduit for the growth of tourism as a sustainable industry for Collie.
The proposed new nature-based campground at Minninup Pool would create employment
opportunities, improve the sustainability of local business, and add to community capacity.
The approach taken in this study is to review various design proposals that meet current and future
consumer demand, but with the primary focus being on meeting community expectations and
priorities. The requirements of the consultancy brief have been met, and additional concepts have
been proposed where appropriate.
The proposed design and product mix have evolved through several iterations to provide staged
development options, based on community expectations and values. The financial analysis model
developed to test the recommended option assumes that the proposed campground is equityfunded. Detailed financial projections and analysis are included in this report.
It has been assumed that the Shire of Collie retains ownership of all fixtures and plant and equipment
during the lease term to allow them the benefit from the depreciation of the assets they construct.
There may, however, be more practical alternatives to that scenario. The financial model has been
constructed to allow the testing of various “what if?” proposals in the future, according to consumer
demand.
The primary aim of the proposed nature-based camp and community day-use development is to
encourage tourist visits to, and their enjoyment of, the region’s many natural attractions. It has the
potential to be an outstanding tourist facility, providing a unique holiday destination in alignment with
the social and ecological environment of the location.
In addition to catering to the influx of mountain bike users, the proposed nature-based campground
will attract new nature-focused campers to the region. This will add to community capacity and
sustainability for the Shire of Collie, with new opportunities for incubation of new tourism ventures
related to low-scale commercial development, such as a facilities for hire of mountain bikes, kayaks,
paddle boards, and other non-motorised watercraft, and the opportunity for seasonal pop-up kiosk
or mobile café trucks at the site to service the food and beverage needs of visitors.
The inclusion of Aboriginal cultural site identification and a cultural story place and activity area
together with cultural interpretation will add to the visitor experience and appreciation of the cultural
significance of Minninup Pool. Wayfinding, including interactive signage and digital information, will
highlight the key attributes of Minninup Pool and ensure a positive experience for visitors and, local
residents.
The proposed site is unique and successfully appealing as a tourist location, being within a two-hour
drive from Western Australia’s capital city of Perth, and adjacent to the Collie townsite and the many
other freshwater attractions that abound in the area.
The objective is to develop a low-key nature-based campground and accommodation with a strong
“sense of place”. The design proposals are for a development in harmony with the environment and
the local community.
The concept design was developed over several iterations, each improving on the other and
providing a better environmental, financial, community, and visual guest experience outcome. The
overarching consideration was the preservation of the unique site for the benefit of current and future
generations.
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The product mix is important to provide a reasonable return on investment and to ensure that the
facility is effectively immune from the effect of market fluctuations and economic downturns. Many
tourist parks opt for a mix of tourist and long-stay sites to achieve these goals; however, the Minninup
Pool site is designated “tourist only”, with no long-stay sites.
The design proposal for the subject site includes some innovative concepts to mitigate seasonality
and the high development costs to allow a reasonable return on investment, with a lower volume of
sites and accommodation, allowing for a smaller footprint. The product mix has been established
form careful analysis of market trends, competitive environment, and industry growth projections.
Nature-based campgrounds are fundamentally of low impact, low height and low density. The
proposed design maximises these important attributes and adds a special integration with the natural
features of the site.
Major considerations are maintaining public access to the river and the cultural sensitivities of the
many important Aboriginal sites.
The design proposes that the campground and all built-form accommodation is located on the
degraded and cleared area of land wherever possible.
The proposed caravan park development covers a total area of approximately 2 hectares, and it is
proposed that the construction of the campground is completed in a single stage, notwithstanding
the potential to stage the installation of cabins and other accommodation according to demand.
Rather than the standard grid layout found in caravan parks, the proposed nature-based
campground will fit around natural site contours and mature vegetation to ensure minimal
disturbance of native vegetation and maximisation of the appeal of camping amongst the trees.
Internal roads, pedestrian tracks and parking areas will be well defined to minimise future erosion and
allow for the rehabilitation of the many ad hoc tracks and access points that have evolved.
It is proposed that the camping sites are constructed with natural gravel rather than paving, in order
to soften the development and fit in with the natural surroundings as well as allowing for good
drainage and ease of maintenance.
The defined camping sites would be based on gravel, with features such as fallen trees and large
rocks used to demarcate site and track boundaries and parking areas and restrict access where
required. Extensive native vegetation landscaping would be planted to complement the existing
stand of mature trees and rehabilitate the site as required.
A small manager’s residence would incorporate a reception/office with a workshop and laundry (for
facility linen) attached.
The concept plans and visuals are attached to this document in the Appendix.
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Campground and Eco-Accommodation Design Concept
The significance and natural beauty of the site, its importance in Aboriginal cultural terms, and the
high attraction value to the local community and tourists, all demand sensitive and responsive
accommodation options.
Key criteria are that the project should be
•

of low scale and impact;

•

visually attractive and appropriate to the site;

•

environmentally friendly;

•

marketable;

•

potentially able to enjoy high occupancy and yield;

•

acceptable to traditional custodian and current users of the site and eco-tourists; and

•

financially sustainable.

The competitiveness of the tourism accommodation market has brought forward many innovative
accommodation options. While many of these accommodation innovations could be appropriate to
the Minninup Pool location, the Brighthouse consultant team sought an accommodation product
that is appropriate to the site and is also unique with a high point of difference.
Proposed accommodation
From the extensive public and key stakeholder consultations undertaken, it was established that the
potential extent of the initial campground/accommodation development of the site could include
the following:
•

A campground of 50 sites, suitable for family and smaller tents, camper trailers, small
campervans, and small off-road hybrid caravans

•

Approximately 20 self-contained two-bedroom eco-cabins targeted at those travellers
seeking a higher level of comfort, plus interstate and international tourists.

•

Up to eight motel-style double or twin rooms with an attached secure, covered mountain
bike storage compound

•

A Manager’s residence

•

A workshop and equipment storage shed

•

A camp kitchen with washing-up sinks and an undercover seating area

•

Covered shelters with BBQs
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Accommodation detail
Powered campsites
The proposed full-facility camping sites will be nestled amongst natural clearings and allow for
designated camping for tents, camper trailers and campervans as well as hybrid off-road caravans,
They will have access to power, potable water, and sullage disposal on the majority of the campsites,
which will differentiate the campground from those operated by Parks and Wildlife. There will also be
non-serviced sites available for self-contained RVs, with their own onboard water, sullage, and
wastewater holding tanks.
The sites will be large enough to enable the occupiers’ vehicle to be parked so that the internal roads
are clear and can be utilised for both pedestrians and vehicles.
Eco-cabins
The proposed cabin accommodation
can take many forms, including
standard, factory-built, relocatable
cabins that are common in caravan
parks and campgrounds throughout
Australia.
Alternatively, cabins can be designed
specifically for the site to provide a point
of difference for the facility. Other cabin
options are tree houses, similar to the
images in this section, or solar cube
eco-cabins, as illustrated earlier in this
report.
The two-bedroom cabins are often
configured to accommodate up to six
guests.
The cabins should be installed in areas of
cleared vegetation and on the
unauthorised 4WD tracks, which are
prevalent in the bush above Minninup
Pool. As the cabins are to be installed
above the flood fringe, there will be an
extensive vegetation buffer between the
campground/cabin area and the river.
The eco-cabins will each have an
ensuite, galley kitchen, small
lounge/dining area, and a gas or
electric log fire to ensure high
occupancy during the winter months.
An outdoor deck will add to the
available living area.
The option of a site-specific cabin design
enables better consideration of the
nature-based focus with appropriate
floor plans, elevations and streetscapes
created to fit the unique features of the
location.
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Motel-style, self-contained rooms
The proposed motel-style units (one of which is ambulant-equipped) are fully self-contained and
include a private deck area, and are fitted with double or twin beds. They have heating and an
attached secure, covered bike storage compound.
The configuration of the motel-style units may be duplex or quadruplex according to site constraints.
It is proposed that the
tariffs for these units
would be around 15
percent below that for
the two-bedroom
cabins.
The proposed motelstyle rooms are designed
as a studio arrangement
with an ensuite and a
fully equipped galley
kitchenette with
breakfast bar. Each
block of rooms (2 or 4)
has a shared, covered,
lockable bike storage
area, where their bikes
can be individually
secured. These rooms
will be equipped to a
high standard with
queen-size or twin beds, wardrobe, lounge seating, television, desk, and reverse-cycle airconditioning.
Each pair of rooms are suitable for family use as they have an entry through a common foyer, which
has an external lockable door, allowing the front doors of both rooms in the pair to be left open.
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Other campground infrastructure
Manager’s residence
The manager’s residence will incorporate the office/reception room, a small workshop, and a facility
laundry compound.
Campground ablutions
The communal campground ablution block will be centrally located and be eco-friendly, with solar
lighting and greywater treatment and recycling. The ablution block will be a simple construction with
natural ventilation. It will contain showers, toilets, and washtubs for laundry.
Campground kitchen and BBQ with washing up sinks and undercover seating area
The multipurpose undercover area will have picnic tables, BBQs, and washing up sinks. It will be of a
much higher standard than the facilities provided in National Park campground, and will also serve as
a communal area for campground and accommodation guests.
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Feasibility Assessment
This section provides an evaluation of the financial, social and economic impacts for the proposed
development at Minninup Pool. The evaluation will inform the sustainability of and justification for the
development for local government, visitors, and the surrounding community.
Collie has the potential to become an important tourist destination attracting a diverse visitor profile,
which requires the development of a range of accommodation options and facilities to capitalise on
the site’s potential as a scenic tourist attraction.
The development includes provision for 50 high-quality powered camping sites, 20 two-bedroom
cabins, eight one-bedroom motel units, and 12 small camping sites. This product mix is anticipated to
be the appropriate accommodation mix to attract visitors in the area.
The accommodation included specifically for mountain bike trail users will improve the financial
outcomes for the campground, as high demand is anticipated from that sector, once the new trails
are developed. The product mix can be adjusted to cater for demand during the staged
construction phase if required.
Since the campground appears to have majority community support and has been recommended
in several previous studies, a high-level financial assessment has been prepared to ascertain whether
the proposal is capable of being financially sustainable. It is likely that the campground will be the
major commercial undertaking on the site and may underpin other future commercial
developments, should they proceed.
This feasibility assessment considers the development of the campground over four stages (with each
stage lasting one year), as requested by the Project Team, and compares it to the original consultant
proposal of a single-stage development.

Financial Assessment
Methodology
High-level modelling was conducted to inform the financial assessment and includes consideration of
financial risks, total life cycle costs, and revenues of the development.
A discounted cash flow model (DCFM) was used to conduct the financial assessment. The DCFM
model weighs typical revenue and cost streams associated with the Minninup Pool campground
development.
High-level financial projections for the proposed development have been modelled using the
following process:
•

Calculating the total income derived from the proposed accommodation mix, which includes
unpowered and powered camping sites, motel-style rooms and two-bedroom cabins

•

Using net present value (NPV)and internal rate of return (IRR) evaluation methods

•

Benchmarking financial projections against similar developments in Western Australia at
prevailing rates and adjusting to reflect local conditions

•

Maintaining conservative assumptions and inputs to provide a reasonable level of confidence
in the financial analysis

•

Developing inputs and assumptions based on leading sector research from Caravan Industry
Australia, IBIS World, BDO Kendall’s proprietary accommodation pricing tool, occupancy
statistics from Parks and Wildlife, and published tourism data.

This approach aims to help arrive at a recommendation of whether or not to progress with the
development, which needs to be balanced with feasibility, ease of management, and risk of returns.
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Development options: four stages vs single-stage
The following financial analysis considers and compares two potential development options:
1.

Four-stage approach: Staggering the development across four stages (with each stage
lasting one year) in accordance with the table below:

Accommodation Type

Stage 1

Stage 2

Stage 3

Stage 4

Total ($)

Powered Sites

-

25

-

25

50

Bush Camp

16

-163

-

-

-

Small Camping Sites

-

12

-

-

12

2-Bedroom Cabins

-

-

10

10

20

1-bedroomm Quad Motel Units

-

8

-

8

Total

16

29

10

35

90

2.

Single-stage approach: Conducting the entire development in one stage (within one year)
in the same total quantities as the four-stage approach.

Assumptions
The following assumptions have been applied to model the financial projections:
•

Occupancy rates are based on available local industry statistics and have been determined
by accommodation type and seasonal factors by month (with occupancy ranging between
25 percent and 90 percent before any growth multipliers are applied).

•

Tariffs are based on local industry statistics and have been seasonally adjusted for peak, offpeak and shoulder periods (with on average of $44/night for powered camping sites,
$172/night for two-bedroom cabins, $112/night for one-bedroom motel units, $16/night for
small camping sites, and $11/night for bush camping sites).

•

From Stage 2 onward, the campground will attract a different higher-level market segment to
the bush campgrounds operated by Parks and Wildlife in the area, due to a higher level of
amenity, fully serviced ablutions, a higher level of recreational facilities, trails linkages, and its
proximity to the townsite.

•

The source of income generated from the development includes a total of 90
accommodation units across four different accommodation types.

•

Financial projections have been modelled over a 15-year period, with construction to be
completed in either one stage or four stages (each lasting one year).
The construction costs for the four-stage development of the campground have been adjusted
to account for the additional costs of mobilisation and the reduction in economy of scale
(including additional costs related to sites).
Salary and wages (after the development period) are calculated as 25 percent of revenue
based on comparable caravan parks/campgrounds in the region.
A 3 percent annual growth factor is applied from year 1 up until a maximum 15 percent
growth is reached.

•

•
•

3

•

An annual inflation factor of 2.5 percent is applied to revenue and costs.

•

Depreciation is included at applicable rates and GST included at 10 percent;.

•

The book value of the assets is calculated as the value of residual cash flows.

Reflects the 16 of the 25 powered sites that are developed by upgrading bush camping sites.
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•

A discount rate of 7 percent is used in line with 2014 WA Treasury Project Evaluation
Guidelines.

•

the IRR is calculated based on earnings before interest depreciation and amortisation
(EBITDA).

•

The development is funded 50 percent by external debt (i.e., a loan) and 50 percent by
equity.

•

A 5 percent interest rate is applied to the repayment of external debt.

•

The cost of land is zero (consideration for the land has been transferred from Crown Land title.

•

Equity for the Shire to fund the development of the campground is assumed to be fully or
partially sourced through funding grants, though more likely the development and operation
of the campground will be through a “develop and lease” arrangement with a private-sector
developer.

Capital Development Costs
The capital costs of the proposed developments have been determined by benchmarking similar
developments across the region, including the Parks and Wildlife campgrounds. They have been
adjusted for local conditions and project-specific factors. Capital costs have been prepared using
Brighthouse’s Caravan and Camping Grounds Development Model and have not been verified by a
Quantity Surveyor’s report.
The proposed campground is designed to be appropriate for the site but will have a higher level of
facilities than the Parks and Wildlife’s campgrounds, including powered sites and showers. However, it
will retain the integrity of a nature-based campground, with unsealed roads and a lower level of
facilities than a full-service caravan park/campground. It is not intended that the Minninup Pool
campground will compete directly with the Parks and Wildlife campgrounds in terms of tariffs or baselevel facilities.
It is recommended that the Shire of Collie engages quantity surveyors to verify cost estimates should
the proposed development progress to detailed design.
The capital development costs related to each accommodation type are outlined in the table
below:
Accommodation Type ($)/unit

4-stage approach

Single-stage approach

Powered sites

45,0004

30,000

Bush camp sites

20,000

n/a

Small camping sites

25,000

25,000

2-bedroom cabins

125,000

125,000

1-bedroom quad motel units

75,000

75,000

An estimate of the capital development costs indicates that a four-stage approach may cost $9.4 m
in contrast to $8.0 m under a single-stage approach. The variance in capital costs between the two
development options is largely attributed to the additional site works under the four-stage approach
(to convert the 16 bush camping sites into powered sites) in addition to loss of construction synergies
over the longer period of time.
Item
Construction
Preliminaries,
design,
environmental, fire
& engineering
consultants

4

Stage 1

Stage 2

Stage 3

Stage 4

4-stage
approach
TOTAL

Single-stage
approach
TOTAL

120,000

100,000

25,000

25,000

270,000

250,000

$15,000 premium (compared to the development cost per unit under the single-stage approach) reflects the loss of economies under the multi-stage approach.
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Stage 1

Stage 2

Stage 3

Stage 4

4-stage
approach
TOTAL

Single-stage
approach
TOTAL

-

600,000

-

-

600,000

600,000

100,000

100,000

20,000

20,000

240,000

200,000

70,000

30,000

30,000

30,000

160,000

100,000

120,000

-

-

-

120,000

120,000

Ablutions buildings
Electrical and
lighting
Fire services

180,000

240,000

-

-

420,000

250,000

70,000

180,000

60,000

60,000

370,000

300,000

70,000

50,000

15,000

15,000

150,000

100,000

Reticulation
Water, waste water
and drainage
Camp kitchen/
recreation room
Reception
office/manager's
residence
Relocate shed
Recreation (BBQs,
seating)
Landscaping/entry
statement/signage
Subtotal –
construction
Operational Fit-outs
Vehicles/plant and
equipment
Office fit-outs

15,000

10,000

5,000

5,000

35,000

25,000

100,000

90,000

50,000

50,000

290,000

260,000

100,000

60,000

-

-

160,000

100,000

-

200,000

60,000

-

260,000

200,000

-

60,000

-

-

60,000

60,000

25,000

15,000

10,000

10,000

60,000

40,000

60,000

60,000

40,000

40,000

200,000

200,000

1,030,000

1,795,000

315,000

255,000

3,395,000

2,805,000

-

100,000

20,000

10,000

130,000

120,000

-

50,000

-

-

50,000

50,000

Communications
Marketing
establishment –
consultant, website,
collateral and
launch costs
Subtotal –
operational fit-outs
Accommodation
product mix
Powered sites

-

15,000

10,000

10,000

35,000

25,000

80,000

20,000

20,000

10,000

130,000

120,000

80,000

185,000

50,000

30,000

345,000

315,000

-

1,125,000

-

1,125,000

2,250,000

1,500,000

Bush camp sites

320,000

-320,0005

-

-

-

-

Small camping sites

-

300,000

-

-

300,000

300,000

2-bedroom cabins
1-bedroom quad
motel units
Subtotal accommodation
product mix

-

-

1,250,000

1,250,000

2,500,000

2,500,000

-

600,000

-

-

600,000

600,000

320,000

1,705,000

1,250,000

2,375,000

5,650,000

4,900,000

Total

1,430,000

3,685,000

1,615,000

2,660,000

Item
Services extension
to site/headworks
Siteworks
Internal roads
upgrade
Entry road

5

9,390,000

Reflects the 16 of the 25 powered sites which are developed by upgrading bush camping sites
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The capital cost estimates do not include a cost allowance for contingencies or non-construction
professional fees, due to the high-level nature of this assessment.
However, it is recommended that the staging of the capital costs should be reviewed following the
detailed design and engineering to account for cash flow in the development phase, risk appetite,
capital availability, and the anticipated market conditions at the time of commencing the
development.
Development viability
The viability of any proposed development will depend on any number of commercial factors. Two
common financial indicators used to assess the development viability of projects and form part of the
project decision making process are net present value (NPV), internal rate of return (IRR), and cost–
benefit ratio:
Net present value (NPV): A financial analysis tool used to calculate the value of a project (in current
terms) based on projected capital costs and future cash flows. Future cash flows are discounted
back to the present based on a discount rate of 7 percent (used in line with the 2014 WA Treasury
Project Evaluation Guidelines). The discounted cash flows are then compared to the cost of
developing the project. If the NPV is greater than $0, the project is deemed to have positive viability
and should be considered for development.
To more accurately capture the timing of the financial impact of this project, the following
assumptions were used to calculate the NPV:
•

Cashflows related to capital costs occurred at the start of the year

•

All other cashflows (other than capital costs) occurred in mid-year

•

Impact of GST is removed from NPV calculations

Calculation of cash outflows only includes operational related costs and does not include interest
expenses.
Internal rate of return (IRR): A financial analysis tool used to compare the profitability of projects. The
IRR is the discount rate that results in the NPV of the project equalling $0.
Cost–Benefit Ratio: Used to summarise the overall relationship between the relative costs and benefits
of a proposed project. If a project has a ratio greater than 1.0, the project is expected to deliver a
positive NPV, while a ratio of less than 1.0 should not be pursued.
The section summarises key outputs of the high-level financial modelling.
Discount
rate

4-stage approach

Single-stage approach

@6 percent

$1,515,980

$3,402,061

@7%

$842,726

$2,644,401

@8%

$245,877

$1,959,575

Internal rate of
return (IRR)

8.45%

~11.5%

Cost–benefit
ratio

1.05

1.14

Net present
value (NPV)

Comparison summary
Using a 7 percent discount rate (in accordance with the WA Treasury Project Evaluation Guidelines),
the NPV return is $843,000 using a four-stage approach. With a relatively small gap between the
discount rate (7%) and the IRR (8.45%), proceeding with this project through four development stages
should be carefully considered, as there is a high risk that the financial viability threshold for the
project may be breached. For instance, where the discount rate is varied by +1 percent (to 9%), this
results in a negative NPV of $(284,000).
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Conversely, the NPV using a single-stage approach is more financially attractive at $2.6 m, in addition
to an IRR of 11.5 percent (which is well above the 7 percent discount rate).
Financial Statement Analysis
The 15-year financial statements that were modelled for both development options are provided at
the end of this financial analysis section.
A summary of some key financial indicators between the two development options are outlined in
the table below:
4-stage approach

Single-stage
approach

Commentary

Operating
profit

Turns positive in year
4 (at $156 k).
Reaches a max of
$988 k in year 15.

Positive in year 1 (at
$111 k). Reaches a
max of $1.1 m in
year 15.

The negative financial impact of the multiplestage approach is particularly prominent in the first
3 years, with additional costs for site, construction
and operating costs.

Times
interest
earned
ratio6

Initially negative (at
2.3) in year 1 and
turns positive in year
3 at 0.15.

Initially positive (at
1.6) in year 1,
reaching 2.2 in year
3.

Insufficient ability to meet debt repayments in the
first 2 years under the four-stage model due to
delay in revenue from development and higher
capital/operating costs associated with a multiplestage process.

Return on
investment7

(1.1)% in year 1,
ramping up to
10.5% in year 15.

1.4% in year 1,
ramping up to 13.4%
in year 15.

The ROI of the development for the single-stage
approach shows a respectable range, particularly
in year 6, where it reaches 5.2%. This is believed to
be in line with the ROI required for a public-sector
project to be acceptable, with further
consideration required of the economic and social
impacts of the development.

Return on
assets8

(5.2)% in year 1,
reaching 5.1% in
year 6.

3.32% in year 1,
reaching 5.1% in
year 4.

Generally, benchmarks indicate that the
organisation should target a ROA of over 5%. Under
the single-stage approach, this is reached
significantly earlier in year 4.

Note: Whilst financial ratios such as ROA, ROI and “Times interest earned ratio” can provide clues to
the underlying conditions of a project that may not be apparent from an inspection of the individual
components, a ratio itself may not be meaningful unless viewed holistically with all relevant financial
data.
While the financial development viability is positive, it is on its own is not sufficient (and does not justify)
a “proceed” or “don’t proceed” decision. The project also requires consideration of the social and
economic impacts of the development in the community as outlined in the following section.

Financial Assessment Summary
Overall, the high-level financial estimates indicate that the project will return profitably with stable
growth in revenues and cashflows from its operations, under either of the proposed options provided
that all stages are eventually completed. Completing only the individual stages 1 or 2 would render
the project unviable. Based on the estimated financial analysis above, it is recommended that the
project should proceed with a single-stage development approach.

Indicates ability to meet debt interest repayments – calculated as EBIT divided by interest expense.
A profitability ratio used to calculate the expected return (EBITDA) on an investment – calculated by dividing net profit by the capital investment amount..
8 A financial ratio that shows the percentage of profit a company earns in relation to its overall resources – calculated as net income divided by total assets..
6
7
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A single-stage approach is indicated to have greater financial viability. In particular, it is able to
achieve an NPV of $2.6 m over the 15-year period (a common valuation method used in capital
intensive projects), which is significantly greater than the four-stage NPV of $843,000.
Most significantly, the inclusion of 16 bush camping sites (under the four-stage approach) and a
nature-based ablution facility (no showers), negatively impacts significantly on the financial
outcomes of this approach. Assumptions made around the loss of economies of scale (from
staggering the development) also drive the poorer financial outcomes in the early years of the
project. Under the four-stage approach, many of the key financial indicators (such as ROI, ROA and
times interest earned) are mostly negative in the first two years.
Based on the scale of the development, it is understood that it could be reasonably completed in
one year.
At the same time, other non-financial (i.e., qualitative) considerations as to whether the development
should be staged include the following:
•

The ability to mobilise and dedicate resources over a four-year period vs a one-year period,
to manage and oversee the development

•

The notion that over a longer development timeframe there may be greater variability in
market conditions and chances of development-related risk eventuating (i.e., under the
four-stage approach)

•

The flexibility to pivot the development strategy (for instance, in response to unexpected
changes in consumer behaviour) may be greater when using a multi-stage approach.

•

The potential to obtain synergies from conducting the development in a single period
(where the financial modelling does include assumptions on this notion).

Notwithstanding the potential for the Shire to obtain grant funding for the development of the
campground, this analysis is based on the Shire providing development capital on a 50/50 debtequity funding ratio. The 50 percent debt funding at 5 percent strengthens the financial return
through tax savings that flow through to free cash flow.
The project demonstrates the ability to provide a sustainable return with healthy prospects of meeting
debt obligations (as indicated by the liquidity and gearing ratios) under a single-stage model. If the
project were to remove capital and/or debt from the calculations, the discounted rate of return
would subsequently need to be reviewed.
This recommendation is made on the basis that the project is anticipated to provide acceptable
financial returns. However, the financial analysis needs to be balanced with consideration of the
social and economic factors of the proposed development. These factors are outlined in the
following sections:
Sensitivity analysis – single-stage development approach
Brighthouse understands that general competition in the construction sector is brought about by a
lack or deferral of major construction projects. These factors suggest that construction should be
reasonably achieved within the modelled estimates. Notwithstanding this, the sensitivity analysis in this
section tests the variability of key modelling inputs.
Sensitivity analysis is used to assess the impact of a change in the “what ifs” in key model assumptions
(both positive and negative) on the key outputs of the financial model. It is used to test the robustness
of a model and identify how sensitive certain variables are to the output of the model. This section
investigates the sensitivity of projected EBITDA and forecasted revenue against averaged expense,
occupancy and capex ratios.
The sensitivity analysis has been conducted using the financials of the recommended single-stage
development approach.
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To test the sensitivity of projected EBITDA and revenue, the 15-year average of the following ratios will
be varied by +/- 5 percent (up to a maximum of 15%):
•

Percent expenses/revenue: to test the variability of cost to operate the development

•

Percent occupancy: to test the variability of demand from accommodation customers

•

Percent CapEx/revenue: to test the variability of construction costs

•

Percent average annual revenue growth: to test the variability of tariff pricing and volumes

Scenarios were conducted to vary these ratios by +/-5 percent from a baseline. The baseline is the
forecasted revenue and EBITDA figures as at year 4. Three sensitivity scenarios were conducted as
outlined below.
Scenario 1 – Varying % expenses/revenue and percent revenue growth to assess impact on EBITDA
The sensitivity analysis below demonstrates that the “worst case” and “best case” scenarios are
expected to result in a forecasted EBITDA of $600 k and $1.5 m respectively.

-15%
-10%
-5%
0%
5%
10%
15%

REVENYE GROWTH

EBITDA - projected [ Revenue/Expense Sensitivity ]
-15%
Forecasted EBITDA
1,011,096
-10.0%
-5.0%
0.0%
5.0%
10.0%
15.0%
20.0%

36%
1,133,984
1,196,980
1,259,975
1,322,971
1,458,019
1,557,022
1,511,957

-10%

-5%

0%

5%

10%

15%

51%
56%
866,661
777,553
914,806
820,748
962,951
863,943
1,011,096
907,138
1,161,010 1,062,007
1,260,013 1,161,010
1,155,531 1,036,722

61%
688,445
726,690
764,935
803,179
963,004
1,062,007
917,914

66%
599,337
632,632
665,927
699,221
864,001
963,004
799,105

EXPENSES

41%
1,044,877
1,102,922
1,160,967
1,219,013
1,359,016
1,458,019
1,393,148

46%
955,769
1,008,864
1,061,959
1,115,054
1,260,013
1,359,016
1,274,340

Scenario 2 – Varying % occupancy and % revenue growth to assess impact on forecasted revenue
The sensitivity analysis below demonstrates that the “worst case” and “best case” scenarios are
expected to result in a forecasted revenue of $1.4 m and $2.6 m respectively.

-15%
-10%
-5%
0%
5%
10%
15%

REVENYE GROWTH

Revenue - projected [ Revenue/Occupancy Sensitivity ]
-15%
-10%
Forecasted Revenue

-5%

0%

5%

10%

15%
84%
1,980,059
2,079,062
2,178,065
2,277,068

%OCCUPANCY

1,980,059
-10.0%
-5.0%
0.0%
5.0%

54%
1,386,041
1,485,044
1,584,047
1,683,050

59%
1,485,044
1,584,047
1,683,050
1,782,053

64%
1,584,047
1,683,050
1,782,053
1,881,056

69%
1,683,050
1,782,053
1,881,056
1,980,059

74%
1,782,053
1,881,056
1,980,059
2,079,062

79%
1,881,056
1,980,059
2,079,062
2,178,065

10.0%
15.0%
20.0%

1,782,053
1,881,056
1,980,059

1,881,056
1,980,059
2,079,062

1,980,059
2,079,062
2,178,065

2,079,062
2,178,065
2,277,068

2,178,065
2,277,068
2,376,071

2,277,068 2,376,071
2,376,071 2,475,074
2,475,074 2,574,076
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Scenario 3 – Varying % CapEx/revenue and % revenue growth to assess impact on forecasted
revenue
The sensitivity analysis below demonstrates that the “worst case” and “best case” scenarios are
expected to result in a forecasted revenue of $1.2 m and $2.4 m respectively.
Revenue - projected [ Revenue/Capex Sensitivity ]
Forecasted Revenue
-15%

-10%

-5%

0%

5%

10%

15%

17%
1,436,038
1,535,041
1,634,043
1,733,046
1,832,049
1,931,052
2,030,055

22%
1,337,035
1,436,038
1,535,041
1,634,043
1,733,046
1,832,049
1,931,052

27%
1,238,032
1,337,035
1,436,038
1,535,041
1,634,043
1,733,046
1,832,049

-15%
-10%
-5%
0%
5%
10%
15%

REVENYE GROWTH

%CAPEX

1,832,049
-10.0%
-5.0%
0.0%
5.0%
10.0%
15.0%
20.0%

-3%
1,832,049
1,931,052
2,030,055
2,129,058
2,228,061
2,327,064
2,426,067

2%
1,733,046
1,832,049
1,931,052
2,030,055
2,129,058
2,228,061
2,327,064

7%
1,634,043
1,733,046
1,832,049
1,931,052
2,030,055
2,129,058
2,228,061

12%
1,535,041
1,634,043
1,733,046
1,832,049
1,931,052
2,030,055
2,129,058

The sensitivity analysis suggests that there is a reasonable level of confidence in the ability to receive
an acceptable level of financial returns from the project (using a single-stage approach).

Social and Economic Impact
With its range of nature- and adventure-based assets, Collie has the strong potential to become a
tourism drawcard in the South West region, bringing about positive social and economic outcomes
for the region. The social and economic benefits of the proposed development are identified further
below using the ABS Community Wellbeing Framework.
Community Wellbeing Framework
This section identifies and evaluates the social and economic impacts of the proposed development
on the community and the Collie area. These include impacts and benefits on community facilities,
amenities, and wellbeing that the development may deliver if it is undertaken. This assessment uses a
selection of the most relevant key factors from the ABS (2001) Community Wellbeing framework.
The ABS (2001) identified the following eight key factors necessary for community wellbeing. The
development does not directly impact all eight of the community wellbeing factors identified by the
ABS, but has significant impact on the following three factors: culture and leisure, work, and
economic resources (see below for details).
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ABS Community Wellbeing Framework

Culture and leisure
Minninup Pool, with its natural beauty, has the strong potential to be a tourism drawcard for
adventure seekers, local retirees, and international visitors. The purpose of the accommodation
development complements Collie’s natural assets, its competitive advantage in its proximity to Perth,
and other initiatives announced by the state government.
In April 2019, the state government (Premier Mark McGowan) announced $10 million in funding to
make Collie a “premier trail adventure town”. The trail funding package will include a centrepiece
iconic 65-kilometre “epic” mountain bike trail network in the Wellington National Park. These trails will
be a magnet for national and international cyclists and tourists, with the proposed development
complementing this by meeting the increased accommodation demand from visitors.
It should be noted that due to Collie’s reasonable proximity to Perth, some may choose to visit Collie
as a day trip and seek accommodation in Perth. Even so, the potential for Collie’s new-found brand
as an adventure tourism magnet may also promote visitors to stay longer within the region.
Proposed outcomes and aspirations for Collie’s development include boosting the area’s vibrancy,
creating a brand for Collie as a world-class adventure destination, and promoting healthy living
through the popularity of active facilities in the area. These factors have positive flow-on effects for
the community, including strengthening the self-identify of residents who call Collie home, generating
community empowerment, and boosting the general confidence of consumers/businesses in the
area.
In addition, the preservation and incorporation of indigenous artefacts in the development signify
strong community support for local Aboriginal culture.
Work
The Shire of Collie has 230 people employed across 90 tourism (and related) businesses.21
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There is direct additional employment associated with both the construction and post-construction
phases of implementing the development. It is estimated that the construction phase will support at
least an additional three FTE jobs. As the worker requirements will ebb and flow over the course of
construction, FTE requirements have been calculated by aggregating the anticipated period of
employment for each worker. However, it is worth noting that a portion of this demand may be
satisfied by workers who reside in Perth (due to its close proximity to Collie and the relative supply of
construction labour).
The operations phase has been estimated to support an additional 2.5 FTE jobs (undertaking various
park and administration management responsibilities).
The additional sources of income earned through these employees will increase general household
income and expenditure. This contribution to household expenditure will also yield additional
demand for goods and services locally, generating further employment.
Those jobs generated from additional expenditure will more likely be drawn from and retained within
the region’s catchment.
Economic resources
The construction and operations phases are estimated to provide economic output and $5.5 m
capital expenditure to Collie. Incomes paid to those local residents involved in either the construction
or operations phase of the development will provide resources to purchase and consume goods and
services. This will improve the ability of local residents to satisfy their individual wants and needs,
therefore improving overall community wellbeing. Other economic outputs of the development
include increases in employment rates, GDP, government revenue (via operation of the park), tax
collections (GST, income tax, payroll tax) and productivity of residents.
The increase in activity and tourism visits is also expected to drive business, with supplementary
activities (e.g., restaurants, tours, car-hire businesses).
According to leading economic commentator, BDO, every $1.00 that tourists staying in holiday parks
spend on site fees or cabin accommodation results in $1.38 being spent by the park operator in the
local community. Furthermore, for the same $1.00 that tourists spend at the holiday park, the tourist
will spend $1.71 in the local community – a combined benefit of $3.09 in business activity.
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Development Viability Assumptions
The viability of the proposed development is contingent on the following assumptions with respect to
the site location:

Item

Assumption

Land tenure and
zoning

That the subject site is available for development as a campground and
that no regulatory, policy, business strategy, native title, planning, access,
or other impediments exist that could compromise the site’s use as a
campground.

Approvals

That the application for planning consent is not subject to political
considerations as a result of negative reaction from the local community,
and that the needs of the wider Collie community and consumers are
given equal standing.

Environmental

That there are no significant environmental issues that are not capable of
mitigation.

Infrastructure

That essential services (hydraulic, electricity and road access) are available
to the campground site (Minninup Road) or will be made available.

Financials

That the financial projections are based on current estimated revenues and
costs for similar projects and locations.

Project environment

That there will be no legislative, business strategy or policy changes during
this project that will negatively impact on the project.
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Risk Analysis
A range of risks have been identified that may impact on the construction and operations of the
complex. These risks have been assessed from an AS 4360 point of view, which examines the risk from
a consequence and likelihood perspective to provide a risk rating.
The Australian Government Risk Management Guidelines
The approach to risk management in this document in both Australia and New Zealand is based on
the AS/NZS 4360:2004: Standard for Risk Management (Australian Standard) and the AUSTRAC
Guidance Note: Risk Management and AML/CTF.
The steps shown in the following diagram are a core requirement of an AML/CTF program.
The Australasian Risk Management Framework

Likelihood

Risk Rating legend – Consequence and likelihood

Almost certain
Likely
Possible
Unlikely
Rare

Insignificant
M
M
L
L
L

Risk Rating
L
M
H
E

Risk Description
Low risk
Medium risk
High risk
Extreme risk

Consequence
Minor
H
M
M
M
L

Moderate
H
H
M
M
M

Major
E
H
H
H
M

Action Required
Managed by routine procedures
Planned action required
Prioritised action required
Immediate corrective action required
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Risk assessment
Risk
Development
approvals

Construction and
design

Construction and
capital cost

Development
timing

Disruption risk

Funding

Ongoing
maintenance
responsibility

Demand/revenue
risk

Description
Risk that necessary
planning and land
development
approvals may not be
obtained
Risk that the design of
the multiple
accommodation
types does not meet
functional/operational
requirements

Risk Rating
L

Risk that events occur
during construction
that prevent the
development being
delivered within
estimates
Risks that events occur
that prevent the
development being
delivered on time

M

•

Minor/
Possible

•

M

•

Risk that development
and construction
negatively impacts
residents, existing
visitors, and business
activity in the area

M

Risk that funding is not
able to be obtained
for the project
(including external
debt and/or grant
funding)
Risk that there is
insufficient capacity
and capability to
support ongoing
operational
expenditure and
maintenance
Risk that the demand
for accommodation
varies from estimates.
For example, due to a
spike in flight prices to
the area or a
reduction in
disposable income.

M

•

Moderate/
Rare

•

L

•

•
•

Insignificant/
Unlikely
M

•

Moderate/
Rare

•
•

Minor/
Possible
•

Minor/
Unlikely
•

Insignificant/
Unlikely
•

M

•

Minor/
Possible

•
•

Mitigating Actions
Assess requirements and timelines required.
Consider precedent projects/approval
decisions.

Design to focus on functional requirements
and technical specifications.
Seek fit-for-purpose warranties from design
contractor to amend any design
deficiencies.
Establish formal contracts with
lessee/developer (including development
and operational KPIs).
Engage a quantity surveyor to verify the
construction scope and cost estimate.
Conduct further site investigation for
conditions that may adversely impact
construction costs.
Verify anticipated construction timing by
considering cash flow in the development
phase, risk appetite, capital availability and
the anticipated market conditions at the
time of commencing the development.
Develop a schedule of works that minimises
impacts to surrounding community
members and business owners (e.g. stage
works outside of business hours).
Develop a communication strategy to notify
the community of development progress
including alternative measures that may be
convenient to them (e.g. use of alternative
entry to access the site).
Conduct detailed modelling in business
case phase to better understand financial
impacts and certainty of funding.
Seek grant funding.

Conduct detailed modelling in the business
case phase to gain more clarity on the
financial commitment required for
maintenance and operational expenditure.
Lock in supply of potentially scarce
resources and services.
Conduct staged roll-out of construction
works to match ramp-up in
demand/occupancy of accommodation.
Run marketing programs to generate
ongoing interest in accommodation.
Target a mix of international and local users
as well as user types (e.g., families, singles).
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Risk
Fuel cost risk

Human resources
risk

Description
Risk that increases in
the cost of fuel
detract visitors due to
the cost of
commuting to
Minninup Pool

Risk Rating
M

•

Moderate/
Possible

•

Risk that suitable
employees cannot be
found in the area to
support operations

M

•

Minor/
Possible
•

Cost and
inflationary risk

Community and
stakeholder risk

Economic tourism
sector risk

Risk that the value of
payments received
during operations is
eroded by inflation, or
that operating costs
increase beyond
estimates.
Risk that community
members and key
stakeholders are
unsupportive of the
development

H

Risk that the domestic
and international
tourism market
undergoes a
downturn

L

•
•

Minor/
Almost
certain

•

H

•

Major/
Possible
•

Minor/
Rare

•

Mitigating Actions
Provision of higher quality accommodation
to be an attractive alternative to
hotel/motel accommodation.
Relatively short distance from Perth (~2-hour
drive) means fuel costs unlikely to be a
significant drag on travel costs for intrastate
travellers.
Provide comparable salaries, good working
and strong career prospects to attract
workers from both within and outside of the
region.
Consider partnerships with local education
institutions to attract a workforce through
placements or internships.
Create a succession plan.
Implement cost-management strategies
(e.g., bulk purchasing, waste reduction).
Conduct ongoing benchmarking of
operating costs with other suppliers and
market expectations.

Conduct full community consultation (e.g.,
surveys, information sessions) and
incorporate feedback into development
design/timelines.
Identify and consider key indigenous relics,
activities and areas in development plans.
The caravan/camping market is typically
“quarantined” from changes in economic
conditions affecting other accommodation
sectors, and hence is naturally mitigated.

Feasibility Recommendation
Ranking criteria
Ranking criteria are the factors against which the project is measured. They include regulatory, social,
community, and financial measures.
Ranking scores
The ranking scores are derived from the ratings contained in various studies including tourism agency
and caravan industry research, and consumer studies such as Understanding the Caravan Park
Industry report, Caravan and Recreational Vehicle Association (CRVA); The Importance of Caravan
Parks to Local Government Areas (BDO); and Campervan and Motorhome Club of Australia (CMCA)
research.
The score is based on a number from 1 (low feasibility) to 10 (high feasibility) and a weighting number
from 0.5 (criterion is unimportant) to 1.5 (criterion is very important). The total is calculated as Score x
Weight.
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Development Assessment
Criteria

Score

Weight

Total

7
9
7
9
7

1.5
1.5
1.2
1.5
1.5

10.5
13.5
8.4
13.5
10.5

8

1.3

10.4

8

1.3

10.4

7
6
7

1.3
1.3
1.3

9.1
7.8
9.1

government area

8

1.5

12

Likelihood of private
investor interest

6

1.4

8.4

Consumer satisfaction
due
to demand
criteria
Government
regulation
met
and
policy
alignment
Social
impact
policy
Economic impact on
LGA/state
Return on net
investment
Accommodation
availability/occupancy
at site location

On-site
accommodation

requirement
Internal
rate of return

Net present value
Land tenure
opportunity
Support by local

Total score

123.6

Feasibility result and campground/eco-accommodation recommendation
Based on the range of 12 criteria in the above table, the feasibility ranking is a Proceed project
decision at a score of 123.6. A score of less than 108 points (60%) would require some additional
positive external elements in order for it to be recommended.
The recommendation is for the project as described in this report to be endorsed by the stakeholders
as a priority tourism development and to agree to proceed to the next stage.
The primary recommendation is that the parties to the proposed development embrace the unique
opportunity to provide a much-needed tourism facility that will benefit the local community and the
state of Western Australia well into the future.
It is anticipated that the sustainability of the proposed development is manageable. Market factors
including increasing fuel costs, domestic and international visitor trends, and global financial stability
are likely to all have a cyclical impact on the revenue, though low-budget accommodation such as
that provided by caravan/camping parks can benefit from being considered an affordable holiday
alternative when people are under financial pressure. Seasonal and longer-term trends have been
considered in the financial forecasting and modelling.
Other key risks relate primarily to community engagement and satisfaction, which can be managed
with proactive and comprehensive consultation and briefings, as well as by ensuring that legitimate
concerns and feedback are considered in the design and development of the project. The potential
community benefits should be clearly communicated and reinforced, with efforts made to ensure
that the wider community hears a balanced viewpoint. Ongoing review of the communications and
consultation strategies should be undertaken.
The land tenure recommendation is for the land to remain vested in local government, which could
potentially develop and manage the campground, or call for expressions of interest with a view to
leasing the campground to a developer/operator. Alternatively, the Shire could develop the facility
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and enter into a long-term lease or management agreement with a suitably qualified operator. The
recommended park operations option is for a lessee to develop and operate the park with
restrictions on lease assignment, or to sell the management rights to an experienced operator.
In the first instance, a private investor should be sought to develop the site, though a recommended
lease term of 35 years would probably be required to attract an investor to allow them to amortise
the development costs and provide a reasonable return on investment.
If unable to attract a suitable developer, the Shire of Collie could look to develop the site, then lease
it out for a period of 15 or more years with a higher lease fee reflective of the improved value.
The product mix recommendation is for the campground to be maintained as a tourist-only facility.
A detailed master plan, incorporating the development plans for management and operations
systems, occupational health and safety procedures and maintenance requirements should be
produced prior to calling for expressions of interest. This will ensure that the requirements are fully
understood by all parties, so avoiding future conflicts.
If a decision for the park operations to be conducted under a lease or management agreement is
adopted, there should be draft documents produced for those agreements prior to calling for
expressions of interest.
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15-year Financial Statements – Four-Stage Approach
Profit and Loss
Budgeted - Profit and Loss
Total Revenue
Total Operating Expenses
EBITDA
EBITDA % of Revenue
Depreciation
Cumulative depreciation
Interest*
Profit/(Loss)
Tax
Deferred Tax Applied
Net Profit after Tax (NPAT)

Yr 1
35,395
35,395
0.00%
74,000
74,000
32,145
(106,145)
(106,145)

Yr 2
545,711
378,800
166,912
30.59%
321,000
395,000
116,120
(270,208)
(270,208)

Yr 3
1,086,416
634,397
452,020
41.61%
428,667
823,667
153,412
(130,059)
(130,059)

*Interest calculated monthly from month of draw down as per development schedule
* No borrowings assumed
operating profit %
-300%
-50%
-12%

Yr 4
1,980,059
1,011,564
968,494
48.91%
606,000
1,429,667
206,942
155,553
155,553

Yr 5
2,097,130
1,071,374
1,025,756
48.91%
606,000
2,035,667
198,546
221,210
221,210

Yr 6
2,213,759
1,130,962
1,082,797
48.91%
606,000
2,641,667
183,866
292,931
292,931

Yr 7
2,325,414
1,188,022
1,137,391
48.91%
606,000
3,247,667
168,435
362,957
362,957

Yr 8
2,438,856
1,245,998
1,192,858
48.91%
606,000
3,853,667
152,214
434,644
434,644

Yr 9
2,552,895
1,304,253
1,248,642
48.91%
606,000
4,459,667
135,164
507,478
507,478

Yr 10
2,665,788
1,361,888
1,303,899
48.91%
606,000
5,065,667
117,241
580,659
580,659

Yr 11
2,780,917
1,420,674
1,360,243
48.91%
606,000
5,671,667
98,401
655,842
655,842

Yr 12
2,898,381
1,480,676
1,417,704
48.91%
606,000
6,277,667
78,597
733,107
733,107

Yr 13
3,021,441
1,543,538
1,477,904
48.91%
606,000
6,883,667
57,780
814,124
814,124

Yr 14
3,150,393
1,609,408
1,540,985
48.91%
606,000
7,489,667
35,898
899,087
899,087

Yr 15
3,285,546
1,678,445
1,607,101
48.91%
606,000
8,095,667
12,897
988,204
988,204

8%

11%

13%

16%

18%

20%

22%

24%

25%

27%

29%

30%

Cash Flow
Budgeted - Cash Flow
Opening cash balance

Yr 1
-

Yr 2
80,798

Yr 3
385,906

Yr 4
678,116

Yr 5
1,455,415

Yr 6
1,997,601

Yr 7
2,596,814

Yr 8
3,250,272

Yr 9
3,959,169

Yr 10
4,723,724

Yr 11
5,543,334

Yr 12
6,419,321

Yr 13
7,352,806

Yr 14
8,346,529

Yr 15
9,403,371

Net flow from operations (after GST)
Capital inflow
Total inflow
Capex
Debt Repayment
Government Tax Rate

(174,260)
1,573,000
1,398,740
1,430,000
30,284
-

(287,374)
4,053,500
3,766,126
3,685,000
120,672
-

209,470
1,776,500
1,985,970
1,615,000
176,620
-

641,904
2,926,000
3,567,904
2,660,000
266,175
-

982,214
982,214
286,935
-

1,062,555
1,062,555
301,615
-

1,140,831
1,140,831
317,046
-

1,220,901
1,220,901
333,267
-

1,302,165
1,302,165
350,317
-

1,383,693
1,383,693
368,240
-

1,467,389
1,467,389
387,080
-

1,553,337
1,553,337
406,884
-

1,643,450
1,643,450
427,700
-

1,737,945
1,737,945
449,582
-

1,837,053
1,837,053
472,584
-

GST remitted to ATO
Total outflow
Net flow
Closing cash balance

(142,342)
1,317,942
80,798
80,798

(344,655)
3,461,017
305,109
385,906

(97,859)
1,693,761
292,209
678,116

(135,571)
2,790,604
777,300
1,455,415

153,094
440,029
542,186
1,997,601

161,726
463,341
599,213
2,596,814

170,327
487,373
653,458
3,250,272

178,737
512,004
708,897
3,959,169

187,293
537,610
764,555
4,723,724

195,843
564,083
819,611
5,543,334

204,323
591,402
875,987
6,419,321

212,969
619,852
933,485
7,352,806

222,027
649,728
993,722
8,346,529

231,520
241,470
681,103
714,054
1,056,843
1,122,998
9,403,371 10,526,370
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Statement of Financial Position
Forecast Statement of Financial
Assets
Current assets
Cash at bank
Total current assets
Non-current assets
Redevelopment at cost
Less depreciation
Deferred Tax Asset
Total non-current assets
Total assets
Liabilities
GST payable to ATO
Total current liabilities
Non-current liabilities
Loan
Total non-current liabilities
Total liabilities
Net assets
Equity
Opening retained earnings
Current year profit
Additional Equity
Equity

Yr 1

Yr 2

Yr 3

80,798
80,798

385,906
385,906

678,116
678,116

1,455,415
1,455,415

1,997,601
1,997,601

2,596,814
2,596,814

3,250,272
3,250,272

3,959,169
3,959,169

4,723,724
4,723,724

5,543,334
5,543,334

6,419,321
6,419,321

1,430,000
74,000
1,356,000
1,436,798

5,115,000
395,000
4,720,000
5,105,906

6,730,000
823,667
5,906,333
6,584,449

9,390,000
1,429,667
7,960,333
9,415,748

9,390,000
2,035,667
7,354,333
9,351,934

9,390,000
2,641,667
6,748,333
9,345,147

9,390,000
3,247,667
6,142,333
9,392,606

9,390,000
3,853,667
5,536,333
9,495,503

9,390,000
4,459,667
4,930,333
9,654,057

9,390,000
5,065,667
4,324,333
9,867,668

9,390,000
5,671,667
3,718,333
10,137,655

227
227

6,716
6,716

15,437
15,437

31,359
31,359

33,269
33,269

35,166
35,166

36,713
36,713

38,233
38,233

39,627
39,627

40,818
40,818

42,043
42,043

43,304
43,304

44,603
44,603

756,216
756,216
756,443
680,355

2,662,294
2,662,294
2,669,009
2,436,897

3,373,924
3,373,924
3,389,361
3,195,088

4,570,749
4,570,749
4,602,108
4,813,640

4,283,814
4,283,814
4,317,083
5,034,851

3,982,200
3,982,200
4,017,366
5,327,782

3,665,154
3,665,154
3,701,867
5,690,738

3,331,887
3,331,887
3,370,120
6,125,382

2,981,570
2,981,570
3,021,197
6,632,860

2,613,330
2,613,330
2,654,149
7,213,519

2,226,250
2,226,250
2,268,293
7,869,361

1,819,367
1,819,367
1,862,671
8,602,469

1,391,666
1,391,666
1,436,270
9,416,592

942,084
469,500
942,084
469,500
988,025
516,820
10,315,679 11,303,883

(106,145)
786,500
680,355

(106,145)
(270,208)
2,813,250
2,436,897

(376,353)
(130,059)
3,701,500
3,195,088

(506,412)
155,553
5,164,500
4,813,640

(350,860)
221,210
5,164,500
5,034,851

(129,649)
292,931
5,164,500
5,327,782

163,282
362,957
5,164,500
5,690,738

526,238
434,644
5,164,500
6,125,382

960,882
507,478
5,164,500
6,632,860

1,468,360
580,659
5,164,500
7,213,519

2,049,019
655,842
5,164,500
7,869,361

2,704,861
733,107
5,164,500
8,602,469

3,437,969
814,124
5,164,500
9,416,592

4,252,092 5,151,179
899,087
988,204
5,164,500 5,164,500
10,315,679 11,303,883

Yr 4

Yr 5

Yr 6

Yr 7
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Yr 8

Yr 9

Yr 10

Yr 11

Yr 12

7,352,806
7,352,806

Yr 13

Yr 14

Yr 15

8,346,529
8,346,529

9,403,371 10,526,370
9,403,371 10,526,370

9,390,000 9,390,000
6,277,667 6,883,667
3,112,333 2,506,333
10,465,140 10,852,862

9,390,000 9,390,000
7,489,667 8,095,667
1,900,333 1,294,333
11,303,705 11,820,703
45,941
45,941

47,320
47,320
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15-year Financial Statements – Single-Stage Approach
Profit and Loss
Budgeted - Profit and Loss
Total Revenue
Total Operating Expenses
EBITDA
EBITDA % of Revenue
Depreciation
Cumulative depreciation
Interest*
Profit/(Loss)
Tax
Deferred Tax Applied
Net Profit after Tax (NPAT)

Yr 1
1,658,268
851,857
806,411
48.63%
514,667
514,667
180,283
111,462
111,462

Yr 2
1,759,257
903,735
855,521
48.63%
514,667
1,029,333
187,594
153,261
153,261

Yr 3
1,866,395
958,773
907,623
48.63%
514,667
1,544,000
177,650
215,306
215,306

*Interest calculated monthly from month of draw down as per development schedule
* No borrowings assumed
operating profit %
7%
9%
12%

Yr 4
1,980,059
1,017,162
962,897
48.63%
514,667
2,058,667
167,197
281,033
281,033

Yr 5
2,097,130
1,077,302
1,019,828
48.63%
514,667
2,573,333
156,209
348,952
348,952

Yr 6
2,213,759
1,137,222
1,076,537
48.63%
514,667
3,088,000
144,659
417,211
417,211

Yr 7
2,325,414
1,194,603
1,130,811
48.63%
514,667
3,602,667
132,519
483,626
483,626

Yr 8
2,438,856
1,252,904
1,185,951
48.63%
514,667
4,117,333
119,757
551,528
551,528

Yr 9
2,552,895
1,311,481
1,241,414
48.63%
514,667
4,632,000
106,342
620,405
620,405

Yr 10
2,665,788
1,369,425
1,296,363
48.63%
514,667
5,146,667
92,241
689,455
689,455

Yr 11
2,780,917
1,428,529
1,352,388
48.63%
514,667
5,661,333
77,418
760,304
760,304

Yr 12
2,898,381
1,488,862
1,409,519
48.63%
514,667
6,176,000
61,837
833,015
833,015

Yr 13
3,021,441
1,552,069
1,469,372
48.63%
514,667
6,690,667
45,459
909,246
909,246

Yr 14
3,150,393
1,618,302
1,532,091
48.63%
514,667
7,205,333
28,243
989,181
989,181

Yr 15
3,285,546
1,687,720
1,597,826
48.63%
514,667
7,720,000
10,147
1,073,013
1,073,013

14%

17%

19%

21%

23%

24%

26%

27%

29%

30%

31%

33%

Cash Flow
Budgeted - Cash Flow
Opening cash balance

Yr 1
-

Yr 2
1,284,450

Yr 3
1,759,607

Yr 4
2,286,961

Yr 5
2,869,693

Yr 6
3,509,464

Yr 7
4,205,933

Yr 8
4,956,327

Yr 9
5,761,833

Yr 10
6,622,676

Yr 11
7,538,267

Yr 12
8,509,917

Yr 13
9,538,734

Net flow from operations (after GST)
Capital inflow
Total inflow
Capex
Debt Repayment
Government Tax Rate

(53,774)
8,822,000
8,768,226
8,020,000
169,846
-

797,461
797,461
194,365
-

867,395
867,395
204,309
-

941,491
941,491
214,762
-

1,018,030
1,018,030
225,750
-

1,094,876
1,094,876
237,300
-

1,169,509
1,169,509
249,440
-

1,245,761
1,245,761
262,202
-

1,323,036
1,323,036
275,617
-

1,400,403
1,400,403
289,718
-

1,479,732
1,479,732
304,541
-

1,561,093
1,561,093
320,121
-

1,646,386
1,646,386
336,500
-

GST remitted to ATO
Total outflow
Net flow
Closing cash balance

(706,071)
7,483,776
1,284,450
1,284,450

127,940
322,305
475,156
1,759,607

135,731
340,041
527,354
2,286,961

143,997
358,760
582,732
2,869,693

152,508
378,258
639,772
3,509,464

161,107
398,407
696,469
4,205,933

169,675
419,115
750,394
4,956,327

178,053
440,255
805,506
5,761,833

186,576
462,193
860,843
6,622,676

195,094
484,812
915,591
7,538,267

203,542
508,082
971,650
8,509,917

212,155
221,179
532,276
557,678
1,028,817
1,088,708
9,538,734 10,627,442
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Yr 14
Yr 15
10,627,442 11,778,907
1,735,816
1,735,816
353,715
-

1,829,601
1,829,601
371,812
-

230,636
240,548
584,351
612,360
1,151,465
1,217,240
11,778,907 12,996,147
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Statement of Financial Position
Forecast Statement of Financial
Assets
Current assets
Cash at bank
Total current assets
Non-current assets
Redevelopment at cost
Less depreciation
Deferred Tax Asset
Total non-current assets
Total assets
Liabilities
GST payable to ATO
Total current liabilities
Non-current liabilities
Loan
Total non-current liabilities
Total liabilities
Net assets
Equity
Opening retained earnings
Current year profit
Additional Equity
Equity

Yr 1

Yr 2

Yr 3

Yr 4

Yr 5

Yr 6

Yr 7

Yr 8

Yr 9

Yr 10

Yr 11

Yr 12

Yr 13

Yr 14

Yr 15

1,284,450
1,284,450

1,759,607
1,759,607

2,286,961
2,286,961

2,869,693
2,869,693

3,509,464
3,509,464

4,205,933
4,205,933

4,956,327
4,956,327

5,761,833
5,761,833

6,622,676
6,622,676

7,538,267
7,538,267

8,509,917
8,509,917

9,538,734 10,627,442
9,538,734 10,627,442

11,778,907 12,996,147
11,778,907 12,996,147

8,020,000
514,667
7,505,333
8,789,784

8,020,000
1,029,333
6,990,667
8,750,273

8,020,000
1,544,000
6,476,000
8,762,961

8,020,000
2,058,667
5,961,333
8,831,026

8,020,000
2,573,333
5,446,667
8,956,131

8,020,000
3,088,000
4,932,000
9,137,933

8,020,000
3,602,667
4,417,333
9,373,660

8,020,000
4,117,333
3,902,667
9,664,499

8,020,000
4,632,000
3,388,000
10,010,676

8,020,000
5,146,667
2,873,333
10,411,600

8,020,000
5,661,333
2,358,667
10,868,583

8,020,000
8,020,000
6,176,000
6,690,667
1,844,000
1,329,333
11,382,734 11,956,775

8,020,000 8,020,000
7,205,333 7,720,000
814,667
300,000
12,593,574 13,296,147

26,169
26,169

27,762
27,762

29,453
29,453

31,247
31,247

33,149
33,149

35,040
35,040

36,581
36,581

38,095
38,095

39,483
39,483

40,670
40,670

41,890
41,890

4,241,154
4,241,154
4,267,322
4,522,462

4,046,788
4,046,788
4,074,551
4,675,723

3,842,479
3,842,479
3,871,932
4,891,029

3,627,717
3,627,717
3,658,963
5,172,063

3,401,967
3,401,967
3,435,116
5,521,015

3,164,667
3,164,667
3,199,707
5,938,226

2,915,227
2,915,227
2,951,808
6,421,852

2,653,024
2,653,024
2,691,119
6,973,380

2,377,407
2,377,407
2,416,890
7,593,785

2,087,689
2,087,689
2,128,360
8,283,241

1,783,149
1,783,149
1,825,039
9,043,544

1,463,027
1,126,528
1,463,027
1,126,528
1,506,174
1,170,969
9,876,559 10,785,806

772,812
401,000
772,812
401,000
818,587
448,148
11,774,987 12,847,999

111,462
4,411,000
4,522,462

111,462
153,261
4,411,000
4,675,723

264,723
215,306
4,411,000
4,891,029

480,029
281,033
4,411,000
5,172,063

761,063
348,952
4,411,000
5,521,015

1,110,015
417,211
4,411,000
5,938,226

1,527,226
483,626
4,411,000
6,421,852

2,010,852
551,528
4,411,000
6,973,380

2,562,380
620,405
4,411,000
7,593,785

3,182,785
689,455
4,411,000
8,283,241

3,872,241
760,304
4,411,000
9,043,544

4,632,544
5,465,559
833,015
909,246
4,411,000
4,411,000
9,876,559 10,785,806

6,374,806 7,363,987
989,181 1,073,013
4,411,000 4,411,000
11,774,987 12,847,999

Brighthouse © 2019 Report – Minninup Pool Demand and Prefeasibility Study

43,147
43,147

44,442
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45,775
45,775
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Recommendations
The key findings of this Demand and Pre-feasibility Study in regard to the development of a naturebased campground with eco-accommodation are that the project appears to be acceptable to
the community and, importantly, to the Aboriginal custodians of the Minninup Pool site. It is likely to be
financially viable, and together with the other proposed improvements at Minninup Pool, to be a key
component in Collie’s development as a tourism destination.
The other components of the study, which include the upgrade and improvement of the day-use
areas, trails linkages, Aboriginal activities area, and additional accommodation options, require
further investigation beyond the scope of this study. However, the revenue for the campground will
be impacted positively or negatively by the measures undertaken by the Shire to prevent further
degradation of the site and to curb unsociable behaviour. For this reason, the development of the
campground should be aligned to the proposed mitigating actions for those issues.
Recommendation 1 – Campground and eco-accommodation
The Shire of Collie proceeds to detailed design and business case for the development of the
proposed campground and eco-accommodation following acceptance by the Council of the
findings of this Demand and Pre-feasibility Study. The detailed design will incorporate the
investigations of services infrastructure and costs. It will inform applications for approval of the
development at the site, grant funding applications, and potential expressions of interest requests for
the development and operation of the facility.
Recommendation 2 – Day visitation and recreational area
A detailed design and a feasibility study be commissioned to assess the viability and the social and
economic benefits of the development of Minninup Pool day-visiting and recreational facilities area
as well as Aboriginal tourism attractions and activities. The feasibility study should also consider the
broader social and economic benefits of the overall Minninup Pool development to the town of
Collie, as the revenue generated from the day-visiting area is unlikely to provide an adequate return
on investment in purely financial terms.
For example, the day visitation facilities and tourist accommodation are not mutually exclusive and
have a high degree of synergy. The success of the campground and tourist accommodation is
dependent upon additional attractions and activities being developed both within the Minninup Pool
site and external to the site (Trails Town initiative).
Recommendation 3 – Future tourism product development
The future tourism product identified in this report and other potential game-changers for Collie
tourism associated with the site should be investigated and prioritised. These will include trails
development and linkages, additional niche-market accommodation product, the wellness retreat,
floating glamping tents), and recreation facilities such as a waterpark.
Recommendation 4 – Alliances and partnerships
The initiatives of other local government areas in trails development should be leveraged to create
opportunities for the haring of knowledge, development experience, and markets, to create a
greater market for trails, generate a higher profile for Western Australia as a trails capital, and gain
from economies of scale.
Local tourist operators should be collaborated with, including wineries and accommodation
operators, The Collie Golf Club, and food and beverage providers to build Collie’s tourism destination
attraction.
Recommendation 5 – Start small and grow fast, adopting a staged development process.
With so many opportunities for tourism and community recreation facility development, it is easy to
become daunted by the task at hand. However, projects create a momentum of their own once
commenced and excite the community and external influencers. The recommendation is that each
potential project for Minninup Pool is prioritised and incorporated into a long-term master plan. The
social and economic benefits to the community from the development of Minninup Pool will be
dependent upon the commencement and the scale of the improvements.
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Next Steps
1. The Shire should proceed to a detailed design and business case for the development of the
proposed campground and eco-accommodation following acceptance by Council of the
findings of this Demand and Pre-feasibility Study.
Following completion and assessment of the business case, a decision can be made as to
whether to proceed with the campground development. If the proposed staging of the
campground development renders the initial stage 1, or stages 1 and 2, unviable, as
indicated in the feasibility summary, the Shire may consider seeking grant funding to develop
the initial stages and then seek expressions of interest from the private sector to complete the
development and lease out the partially completed development.
2. A detailed design and a feasibility study should be commissioned to assess the viability and
social and economic benefits of development of the Minninup Pool day-visitor facilities and
the proposed Aboriginal tourism attractions and activities. The study would consider the
broader social and economic benefits of the overall Minninup Pool development for the town
of Collie.
3. The additional opportunities identified in the report both within the Minninup Pool site and also
the external linkages to the site (Trails Town initiatives) should be developed. There are
opportunities for the private sector to develop and operate the commercial activities and
alternative accommodation under a develop/lease/operate scenario.
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APPENDIX 1: Consultation Report
Consultation Background
Consultation with community and stakeholders was identified as a critical input to inform the
feasibility and impact of any proposed options at Minninup Pool. Feedback from key stakeholders
influence recommended options with respect to development, funding and management.
The Project’s community engagement strategy included consultation and communication with
community and stakeholders such as workshops, briefings, meetings, surveys, information sessions and
community updates.
Previously, the Shire of Collie had conducted a separate Aboriginal consultation process to consider
the significance of Aboriginal cultural activity in the area. The results of the Visioning Report and
Aboriginal Engagement and Heritage Assessment study (Dr Myles Mitchell and Rosie Halsmith, 2019),
demonstrated a high level of enthusiasm and energy among the Collie Noongar community about a
vision for Minninup Pool that embeds the Noongar community in the decision-making process, and
upholds three core values and eight key themes:
Three (3) Core Values:
•
•
•

Minninup Pool is a Noongar place;
Minninup Pool is a sacred site; and,
Minninup Pool is a place that brings people together.

Eight (8) key themes arose to guide future plans for the site, as follows:
1. Develop a shared governance model for the Minninup Pool Precinct that embeds the
Noongar community in the decision-making process;
2. Protect and celebrate cultural and ecological heritage;
3. Create a centre for Noongar culture with opportunities for education, discussion,
interpretation, storytelling, and increased visibility of Noongar cultural values. This may include
built structure/s;
4. Create opportunities for intergenerational knowledge sharing. Sharing knowledge and
transmitting it to future generations of Noongar and non-Noongar people;
5. Create a range of ongoing employment and business opportunities for Noongar people;
6. Enhance existing community uses by upgrading the day-use areas while maintaining the
current ambience of the place and highlighting Noongar cultural values;
7. Continue to explore the possibilities for developing a short-term camping area for local
community and tourists; with camping areas clearly separated from the river and day-use
area by a buffer of existing vegetation; the vision is to consider camping options after the
day-use upgrades have been completed.
8. Manage access for pedestrians, bikes, 2WD, 4WD vehicles to ensure the foreshore and reserve
areas are safe for all users and minimise environmental impacts.
The outcomes of the Aboriginal consultation process contained many similar requirements for the
potential development of Minninup Pool site to the general community consultation process, in which
many members of the Aboriginal community participated in addition to the separate Aboriginal
consultation.
Stakeholder and/or community needs, wants and concerns will be paramount during the
development of any plans for Minninup Pool, particularly where there are direct or indirect impacts to
the local community, businesses and visitors. Community engagement outcomes need to be
considered for any design concepts and ascertaining the potential social and economic potential
benefits of tourism development.
The purpose of this Consultation section is to summarise key insights, trends and feedback identified
from the consultation activities.
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Consultation Methodology
Consultation Team
Myles Mitchell – Independent Facilitator (Myles Mitchell Heritage)
David Holland – Brighthouse
Consultation Approach
The consultation approach used the following approach to collect feedback from stakeholders:
Approach

Description

Consultation
Survey

An online survey with seven questions comprising a mix of multi choice and
free form text fields.
An online survey was conducted between 21 April 2019 to 19 June 2019 and
a total of 55 responses were received

Guest Book

A free form text field for any general thoughts and comments. A total of 5
responses received in the guest book

Community
Forum

A community forum was held on 23 May 2019. The forum was well publicised
and open to all interested community members. Approximately 60 people
participated.

Round Table
Discussion

A round table discussion was held with invited representatives from relevant
organisations and departments
Participating organisations included: Department of Water, Collie Chamber
of Commerce and Industry, Muja Power Station, Ngalang Boodja
Corporation, Regional Development Australia - South West, South West
Development Commission, Australia’s South West, Bunbury Geographe
Tourism Partnership
Apologies: WA Indigenous Tourism Operators Council, Bunbury Geographe
Economic Alliance, HRE Consulting/Harris River Estate, Collie River Visitors
Centre

Shire Council
Round Table
Discussion

A round table discussion was held with Shire Councillors.
Present: Cr Elysia Harverson, Cr Ian Miffling, Cr Leonie Scoffern, Cr Joe
Italiano, Cr Andrew Dover, David Blurton (CEO), Katya Tripp, Myles Mitchell
(consultant), David Holland (consultant)
Presentation of concept designs and discussion

Mick Murray MLA

Meeting with local member, Mick Murray in his office

Collie Golf Club

Meeting with Lesley Motion (President) and Graham Williams (Captain)

Harry Wiggers (re.
boat shed)

Meeting between Myles Mitchell and Harry Wiggers about utilizing the old
rowing shed for new purposes.

Julie Hillier (Harris
River Estate, HRE
Consulting)

Meeting with Julie Hillier about Aboriginal Heritage, community involvement,
and eco-tourism.

Key Insights & Feedback
Consultation Survey & Guest Book
Of the 55 responses to the survey, there was an overwhelming number of people (80%) who thought
that there needed to be an improvement in the existing day use facilities and parking at Minninup
Pool.
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“Minninup Pool is a beautiful place that is highly underutilised and maintained…
By bringing a site like this into the public eye, these people are held more accountable and the place
is looked after more.”
Another respondent noted that, so long as the developments are eco-friendly and are respectful to
aboriginal heritage – it’s hard to see why we shouldn’t increase the facilities that Collie has to offer.
Priority of facilities that may be improved
There are various options for the nature and type of facilities that could be developed at Minninup
Pool. As such, the survey sought to understand the priority or importance survey respondents placed
on particular type of facilities over others.
Respondents were asked to rate the list of facility options as either ‘not at all important’; ‘slightly
important’; ‘fairly important’; ‘important’; or ‘very important’. For the purposes of assessment and
comparability, each rating was allocated a numbered score.
Rating
Not at all important
Slightly important
Fairly important
Important
Very important

Score
0
1
2
3
4

The higher the aggregate (or total) score associated with a particular facility option, the more
important this facility is considered to respondents. Based on the scoring mechanism above, the most
important facility options and their associated aggregated score are provided in the table below (i.e.
the order of importance has the highest aggregate score as being the most important).
Facility Options
BBQ’s, picnic tables and shade
Additional toilets
Facility building for managing hire and storage of mountain bikes,
kayaks, paddle boards and other non-motorised watercraft and
site information
Inclusion of Aboriginal cultural site identification, activity area and
cultural interpretation through signage and perhaps street/trail art
Improved parking and vehicle access tracks
A seasonal pop-up kiosk (or mobile coffee shop) at the site to
service food and beverage needs of site visitors
Wayfinding signage and interactive digital information
Facilities for trail users e.g. bike storage, overnight accommodation

Aggregate
score
158
157
123

Average score
(per respondent)1
2.9
2.9
2.2

127

2.3

103
99

1.9
1.8

92
96

1.6
1.7

The respondent ratings of the facility options above also indicated that:
•

The option with the most ‘very important’ ratings was ‘BBQ’s, picnic tables and shade’. 42% of
respondents marked this option as ‘very important’.

•

The option with the least ‘very important’ ratings was ‘a seasonal pop-up kiosk (or mobile coffee
shop) at the site to service food and beverage needs of site visitors. Only 13% of respondents
marked this option as ‘very important’.

•

The option with the most ‘not at all important’ ratings was ‘facilities for trail users e.g. bike storage,
overnight accommodation. 38% of respondents marked this option as ‘not at all important’.

•

The option with the least ‘not at all important’ ratings was ‘BBQ’s, picnic tables and shade’. 7% of
respondents marked this option as ‘not at all important’.

1

Calculated as Aggregate Score divided by 27 respondents
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Consistent with the strong preference of improved facilities for BBQ’s, picnic tables and shade, many
respondents commented on the importance of improving day facilities at Minninup Pool.
“Improvements for all day use activities would be great.”
The survey also sought to understand the community’s sentiment and view on developing and
maintaining camping and other accommodation facilities in the area. Key insights and trends on this
matter are outlined in the sections below.
Preference for campsites and low-key nature-based accommodation
There was a strong preference for any overnight stay developments to be restricted to managed
campsites and low-key nature-based accommodation (with 78% of respondents echoing this
principle).
“I believe low-impact camping and accommodation sites would be of high value to Minninup...
upgrading the current facilities will benefit Collie residents too.”
Perceived impact or benefit of any campsites and low-key nature-based accommodation
There was a positive response amongst respondents on whether or not nature-based campsite and
low-key accommodation would deliver benefits to tourism and the community (such as new revenue
sources and industry development).
64% believed that it would be better for the local businesses and community while the other 36%
disagreed.
Several respondents who disagreed expressed concerns about businesses that are already struggling
due to the lack of visitation and tourism footprint in the area. The view was that additional
accommodation may aggravate the perceived existing supply/demand gap. It was recommended
that the Shire should assess the impact of any developments on local businesses (e.g. by knocking on
the front doors of these businesses), to ensure it does not adversely affect them.
One respondent expressed concern about how increased campsites in the may risk attracting
“nomads camping for months”.
Ways to manage the potential negative impacts of campsites and low-key nature-based
accommodation
Respondents were asked to consider the most effective way to halt the deterioration of the riverbank
and important vegetation, littering and the degradation of significant natural and cultural sites (i.e.
where driven by illegal camping and unauthorised vehicle movements).
The most effective approach to managing this risk as to have ‘increased ranger presence with a
focus on visitor education and environmental management’.
Following this, the 2nd most effective (which followed very closely behind the most effective
approach) was to have ‘designated carparking areas and access tracks with physical barriers such
as bollards to prevent access to sensitive areas requiring protection and rehabilitation’.
Overall, the least effective response (by a significant degree) was to have ‘resident oversight of
public facilities by campground manager to ensure appropriate care for the environment whilst
allowing access to popular areas of Minninup Pool’.
Alternatives to the proposed campsites and low-key nature-based accommodation
Respondents were asked to consider whether the Shire should consider a supplementary alternative
form of higher impact accommodation. The proposed option included the Shire encouraging
owners/operators of surrounding properties e.g. Collie Golf Club to develop other higher impact
tourism accommodation options to preserve and ensure sustainability of Minninup Pool primarily as a
day use and low-key camping site.
Responses to this proposal were:
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•

65% encouraging the Shire to pursue this option;

•

35% discouraging the Shire from pursuing this option; and

•

2% being unsure.

One respondent noted that it would be important to consider how any existing accommodation
supply could be filled first. While another respondent noted that there are limited accommodation
options for high-end tourists.
Other feedback, suggestions and recommendations
Some respondents also provided some alternative suggestions for the Shire to consider:
•

Monitoring the use of dinghies in the river to ensure safety (it was noted that there had been some
operating dinghies in the river with outboard motors while drinking alcohol)

•

Placing any developments on the “other side” of the river i.e. not on the Minninup Side

•

Attracting and promoting “adventure-oriented tourist” with businesses providing airwalk, flying fox
activities and more bike trails

Community Forum
This summary is based on concepts that were put forward and discussed during the forum. Any
concepts that were put forward without any negative responses are documented as ‘everyone
agreed’. Concepts that were widely discussed with positive comments far outweighing negative are
documented as ‘majority agree’. Concepts which a number of people discussed positively are
documented as ‘multiple people agreed’. Points only stated by a single person are documented as
‘points raised by an individual’.
Everyone who took part in the community forum and round table discussions agreed on the following
points:
•

Minninup Pool is a place of exceptional Aboriginal cultural heritage values and any future
development at the site should seek to preserve, promote and celebrate those values.

•

Degradation of the place as a result of current misuse (illegal camping, uncontrolled vehicles,
rubbish dumping etc.) is a huge problem for the place and any future development at the site
should seek to mitigate such damage as much as possible.

•

There is a need to carefully manage environmental impacts at the site.

•

There is a need to manage water quality and water levels in the river more broadly.

•

There is a need to discourage antisocial behaviour at the site.

•

Upgrades to day visitor facilities (including toilets and parking) are warranted and will be
beneficial for all user groups.

•

Day visitor facilities should be the first priority for any on-ground works.

•

There is an urgent need to control vehicle use in the Sandy Beach area to prevent environmental
degradation and dangerous interactions between vehicles and pedestrians.

A majority of people who took part in the community forum agreed with the following points:
•

The ‘old hockey ground’ is an appropriate location for a nature-based camping facility because
it is set back from the river and day visitor areas and is a previously disturbed area. Nobody
specifically objected to this as a proposed location, however at least one person objected to any
camping on-site whatsoever. One person raised the point that there is a wetland near the old
hockey ground that feeds the groundwater basin and therefore there is a need to recognise and
protect this wetland.

•

Increased active management and passive observation at the site will help to curb antisocial
behaviour and damage to the place.

•

The old rowing shed should be utilized as existing infrastructure and a community resource. Ideas
were put forward about it housing hire equipment for non-motorized water sports which seemed
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well received. People raised the matter of the rowing boats and there is support for them
remaining in the building and co-existing with other uses.
•

Utilising existing trails network for interpretive cultural walk trails.

Multiple people agreed with the following points:
•

Tourism is good for the local economy and the diversification of Collies economy and
sustainability of Collie.

•

The rowing club has heritage attached to it, associated with the original members of the club and
the boats which are still stored there. A need to keep a space for storage and access by
community group/s.

•

There is currently no accommodation for mountain bikers and glamping in Collie, while there is
lots of motels and camping. Need to provide something Collie doesn’t already have as won’t
create competition with already established businesses and attracts different user groups.

•

There is a risk that the problems of unauthorised camping and anti-social behaviour will move to
the south side of the river which is largely unregulated and unmanaged due to lack of ranger
resources.

•

There is a risk of falling water levels due to climate change, decreasing rainfall and future end to
mine dewatering activities.

•

Solar cabins and wellness facility – while this was not discussed a great deal, nobody specifically
spoke against this concept so it appears to have some broad support.

•

Eco-Cabins between old hockey ground and Sandy Beach – while this was not discussed a great
deal, nobody specifically spoke against this concept so it appears to have some broad support.

Other points raised by individuals:
•

Too many tourists taking local camp sites means that the locals get pushed further and further
afield and cannot find a camp site locally anymore. Do not need another tourist destination (only
one person felt this).

•

Opportunity for nocturnal animal tour.

Round Table Discussion
Phillip Ugle (emerging Noongar leader and representative from Ngalang Boodja Corporation) –
expressed his desire to see a built cultural centre at the site, and glamping. He expressed a desire by
the Noongar community to develop cultural tourism business opportunities at the Minninup.
Brendan Kelly (Department of Water) – Things to consider such as flooding and seasonal inundation,
freshwater and reticulated sewerage, environmental management, acid sulphate soils, water quality
etc however these can be considered and addressed in future detailed planning stages. Reduced
flow regime due to reduced dewatering and climate change. No showstoppers just consideration of
issues that will need to be planned and managed for. Suggested no fill as an idea.
Charles Jenkinson (Regional Development Australia South West) – To receive national funding it
needs to be a national attraction. No point in doing little bits, needs to be large and iconic. In favour
of a built cultural centre and an art icon to attract people. Opportunity for learning on country –
attracts funding. Very enthusiastic about Phillip Ugle’s suggestions.
Catrin Allstop (Australia’s South West)– Need to marry up the Aboriginal vision with tourist demand
especially International tourists who seek an aboriginal cultural experience. Need to target this
international market as well as the domestic market.
In general, there was enthusiastic support around the table for a big iconic project that focusses on a
Noongar cultural, eco-tourism and cultural tourism. The group was supportive of all the concept plans
put forward by David Holland.
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Shire Council Round Table Discussion
Consultants presented concept plans, which appeared to be well received by Councillors.
Council expressed particular interest in the high-end accommodation options, citing that there is a
good amount of existing camping options close to town, as well as motels but not much high-end
accommodation options.
Councillors expressed an interest in encouraging private sector investment in the accommodation.
Councillors are supportive of the idea for a built form cultural centre.
The issue of unauthorised camping occurring across the river and the need to better control this.
The issue of water level was discussed and the importance of the Roberts Rocks (weir). Need to
consider improvement to this structure. Reduced water levels are a risk to the project.
Interaction with the Golf Course was discussed, noting that potential exists and should be considered.

Other Stakeholder Meetings
Member for Collie Preston
The local member expressed concerns about potential community reaction to the concept designs.
He thought that people might see it as over development and getting away from what had been
discussed previously. However, as discussions continued further and the consultants talked in more
detail about the concept designs and stakeholder discussions thus far, some of his concerns were
alleviated. In the end we resolved to gauge community reaction in the forum (to be held that night)
and reassess from there.
Collie Golf Club
Leslie Motion (President) and Graham Williams (Captain) were both supportive of the concept
designs and expressed that they felt having accommodation available at Minninup Pool (especially
high end accommodation) would be very beneficial to the golf club because they are trying to
encourage visitors from out of town to come for golfing holidays in Collie. They said that the Club
would like to have on-site accommodation but is not in a financial position to build anything, so the
proposed Minninup development would suit the club perfectly.
Harry Wiggers
Harry Wiggers had convened a community meeting on 21 May 2019 to discuss the future of the old
boat shed at Minninup. On this basis Myles Mitchell met with him the following day to discuss
community aspirations for the boatshed. Harry explained that the rowing club had been defunct for
a number of years and that to his knowledge there was not enough community interest to get it
going again. He had called together a meeting to discuss alternative options for the boatshed. His
preferred option is a kayak and watercraft club/group that could utilize the space, probably in
collaboration with other community groups such as mountain bikers or the triathlon club. He also
suggested some sort of collaboration with the Rotary Club. He said he was aware that other ideas for
the space were being proposed such as possibilities for commercial businesses and Aboriginal
cultural uses. He proposes that business and community groups could use the space collaboratively.
Harry also attended the community forum the following evening and contributed to that discussion.
Julie Hillier (Harris River Estate/Mila Foundation)
Julie Hillier’s interest in Minninup is two-fold, firstly as a local hospitality business owner and as a
founding member of the Mila Foundation which runs Noongar youth support programs and cultural
heritage initiatives. She expressed support for the concept designs and was particularly pleased with
the Noongar heritage components. She said that as a local hospitality and accommodation
provider, the plans to have high-end accommodation, glamping and a range of accommodation
options would be positive for other local accommodation providers because it would help to make
Collie a more attractive tourist destination. Julie also attended the community forum and contributed
comments to that discussion.
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