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1. Project summary

In November 2021,  Indigo Shire Council (ISC) appointed ODIN360 and Thomson Hay 
Landscape Architects (THLA) to prepare new Masterplans for four Council owned 
caravan parks being:

❑ Rutherglen Caravan & Tourist Park;

❑ Yackandandah Holiday Park;

❑ Lake Anderson Caravan Park – Chiltern; and

❑ Beechworth Lake Sambell Caravan Park.

The purpose of the Masterplans was to provide vision and guidance to Council and 

the current and prospective lessees on the potential development of the parks over 

the next 10 years. ISC advised that the key objectives of the Masterplans were to:

❑ Strengthen and improve the accommodation offering to the caravan and
camping market, identified as a growth market within the Shire;

❑ Generate increases in visitor spend and create local job opportunities; and
❑ Assist to drive long term recovery for the tourism industry and contribute to

economic growth across the Shire.

The Masterplans would then be used to develop a Lease Framework that will 
support Council to manage new and existing leases.

After extensive consultation with Council, current lessees, several tourism 

associations and DELWP, ODIN360 and THLA prepared four Masterplans which were 

submitted to ISC.   

Those Masterplans have recently been on public exhibition and a number of 

questions were asked by the community in respect of the plans including issues 

around sustainability, environment, lease boundaries, roofed accommodation and  

accessibility. There was also a desire to ensure that the overall ambience and style of 

parks remained consistent with their locations. 

This report addresses each of the main issues raised through the exhibition phase. 



2. The role and purpose
of a Masterplan Industry Trends 

& Best Practices 

It is important to note that these Masterplans are conceptual, developed with a 
10 year vision. They are likely to change over that period and should be seen as a 
guide on how Council can best meet its objectives.

Masterplans are not detailed plans that are “set in stone”. They need to 
be considered as ‘living, breathing” documents that can be modified and adapted 
as situations change. We fully expect the plans to change over that 10 year 
window. For example, the current worldwide economy is in a state of flux 
following the devastating covid impact, as is the overall political landscape with 
the war in Ukraine. There are global supply chain issues as well as the ever 
increasing importance and focus on sustainability and climate change. The 
domestic visitor economy, ISC and the four caravan parks will not be immune from 
the impacts of these evolving situations.

Determining “fixed” future demand for caravan parks at this point is also fraught. 
With international border closures through covid and instability in key global 
tourism destinations, there has been a consequential significant uplift in domestic 
regional tourism, particularly in caravan parks. There has also been a significant 
increase in the sale of caravans over that time. Leading indicators are suggesting 
that with international borders now open, there is some softening of domestic 
demand but the extent is yet to be determined. It is our expectation though that 
caravan parks are least likely to suffer a material drop in occupancy following the 
reopening of borders.

It should also be noted that construction costs are surging due to limited supply, 
inflation and interest rates increases. Sustainability, energy and climate change 
policy is continuing to be rewritten.



Role & Purpose of a Masterplan

4

It is for these reasons that these Masterplans should be seen as 
a roadmap, guide and vision for the parks at this point in time. 
With potential changes in lessees over that period, they clearly 
need to be flexible and adapt to the changing circumstances. At 
present though we belvei they provide a very clear guide and 
direction for the future with sufficient scope for them to be 
modified without impacting the overall vision for each park

It is also important to point out that these Masterplans are currently unfunded and will require an agreed contribution from both ISC and the 
current / future lessees to action them. The cost of construction work and facilities, capital availability and interest rates at that time will be key 
in determining whether the complete plans can or will  be implemented. 

It is for these reasons that these Masterplans should be seen as a roadmap, guide and vision for the parks at this point in time. With potential 
changes in lessees over that period, they clearly need to be flexible and adapt to the changing circumstances. At present, though we believe 
they provide a very clear guide and direction for the future with sufficient scope for them to be modified, without impacting the overall vision 
for each park.

Given their visionary and conceptual nature, it should also be noted that the Masterplans are not detailed designs. For example, they are not 
documents to be used in a tender for construction. This detailed design work is completed closer to the time that the works are to be 
undertaken and indicative funding has been sourced. That is not at the stage of the preparation of the Masterplans.

Many of the comments or concerns raised through the exhibition stage are ones that would normally be dealt with at the detailed design stage. 
For example, the types of heating, energy use, locations of EV stations, all access ability facilities etc would usually be included in the brief for 
the detailed design.

However, to assist in understanding the vision for these parks we have updated the Masterplans to make it clear that these issues will be 
addressed. We have also provided below some guiding principles that can be included in the detailed design stage. 

For example, we will recommend that ISC and the caravan park lessees work towards adopting world’s best sustainable tourism practices across 
detailed design, facility selection and operations thought the next ten years . We have also set out other examples of accommodation and 
playgrounds that are in tune with the current ambience and environmental settings of the parks. 

In addition, we have addressed a number of specific questions that were raised about particular aspects of the Masterplans.



3. Sustainability
Principles & Criteria
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Whilst only concept plans, the Masterplans have been prepared in accordance with global sustainability principles for tourism accommodation.  As detailed 

in the United Nation’s Sustainability Development Guidelines, the Global Sustainability Tourism Council (GSTC) and Eco Tourism Australia - sustainability is 

not a one-dimensional model.  

As the GSTC states, its criteria were created to provide a common understanding throughout the world of “sustainable tourism” and are the minimum that 

any tourism business should aspire to reach. 

The criteria are organized around four main themes: 

❑ effective sustainability management,

❑ maximizing social and economic benefits for the local community,

❑ enhancing cultural heritage, and

❑ reducing negative impacts to the environment.

As can be seen by the categories, they are not mutually exclusive and on occasion, can be conflicting. It is therefore a balancing act to determine the best 

equilibrium across the four elements.

The application of the sustainability principles is important at design stage, facility selection and operational stage. It is not so directly attributable to the 

Masterplan stage other than in the broader contextual framework.

Global Sustainable Tourism Criteria 

An overview of the criteria for the Global Sustainable Tourism Criteria for hotels is set out below. It can be easily adapted for holiday and caravan parks. 

We would recommend that ISC ensure that future leaseholders agree to meet, or work towards meeting, these criteria (or the Eco Tourism Australia 

accreditation model which is based on an Australian application of the GSTC criteria). It should be part of any future lease that the parties collectively agree 

to take such reasonable action as appropriate to do so.
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GSTC Criteria for Hotels (and other accommodation) UN Sustainability 

Development 

Guidelines

Section A:  Demonstrate effective sustainable management
Sustainability Management System 12

Legal Compliance 16

Reporting & Communication 12, 17

Staff Engagement 4, 17

Customer Experience 12

Accurate Promotion 12

Buildings & Infrastructure –
❑ compliance,
❑ impact & integrity,
❑ sustainable practices and materials,
❑ access for all

9, 10, 11, 12, 15

Land, water & property right 1, 11

Information & Interpretations 11, 12

Destination Engagement 11, 17

Section B: Maximise social and economic benefits to the local 

community and minimise negative impacts
Community support 3, 4, 9

Local employment 8, 10

Local purchasing 2, 8, 12

Local entrepreneurs 8, 12

Policies against exploitation & harassment 5, 10, 16

Equal opportunity 5, 10

Decent Work 1, 4, 8

Community Services 6, 11, 12

Local Livelihoods 11, 12

GSTC Criteria for Hotels (and other accommodation) UN  Sustainability 

Development 

Guidelines

Section C: Maximise benefits to cultural heritage and minimise 

negative impacts
Cultural interactions 4, 11,12
Protecting cultural heritage 11
Presenting culture and heritage 11,12
Artefacts 11

Section D: Maximise benefits to the environment and minimise 

negative impacts
Conserving resources –

❑ Environmentally preferable purchasing

❑ Efficient purchasing

❑ Energy conservation

❑ Water conservation

12

Reducing pollution

❑ Greenhouse gas emissions

❑ Transport

❑ Wastewater

❑ Solid waste

❑ Harmful substances

❑ Minimize pollutions

12

Conserving Bio-diversity, ecosystems and landscapes

❑ Biodiversity conservation

❑ Invasive species

❑ Wildlife interactions

❑ Animal welfare

7
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The specific UN Sustainable Development Goals referred to above are detailed below.



4. Specific Questions

Through the exhibition stage, several questions have been asked about particular 
aspects of the Masterplans.

We have addressed the key questions below, which include:

1) What sustainability principles have been applied across the Masterplans and
will apply to the operations of the caravan parks?

2) Is there any tree removal and if so, what is the impact on the koala habitat at
Lake Sambell?

3) Is there a need for a swimming pool at Beechworth Lake Sambell Caravan
park, and if so, what is the net benefit given climate change concerns?

4) Are there any proposed extensions to the park lease boundaries?

5) Are renewables, solar and EV charging stations included in the Plans?

6) Will the Parks have All Ability Access?

7) Will the proposed cabins and other facilities be conducive to the overall
ambience and locations of the parks?
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1. What sustainability principles have been applied across the Masterplans and will apply to the operations of the caravan parks?

The sustainability principles and polices that have been considered in the development of the Masterplans are also recommended to be applied
across the detailed design, facility selection and park operations. These are the Global Sustainable Tourism Council accommodation criteria (or the
Eco Tourism Australia accreditation model which is based on an Australian application of the GSTC criteria) . It should be a provision in any future
leases that the parties collectively agree to take such reasonable action as appropriate to implement the criteria.  These criteria are detailed in
section 3 above.

2. Is there any Tree Removal proposed in the plans and if so, what is the impact on the koala habitat at Lake Sambell?

As part of the overall Masterplanning stage, the philosophy has been to ensure that no indigenous trees to the region are removed, unless due to
their age or stability (and an arborist determines that they provide a risk to park users). This means no trees will be removed that are potential
habitat for koalas, unless required for safety reasons. It should be noted that additional protection elements have been recommended to safeguard
the Aboriginal Ring tree which is located inside the Rutherglen Caravan & Tourist Park. It is also a tenet of each plan that if over the next 10 years,
native trees grow and the proposed Masterplan elements are found to encroach on native trees, adjustments will need to be made to the plan at that
time to protect those trees.

Any other non native tree removal will also be kept to an absolute minimum. There may be a small number of non natives required to be removed on
the Hill Campground at Lake Sambell but if so, a mix of native and non native trees are recommended to be planted to replace them in reasonably
close proximity to those being removed. This will be a net positive outcome for native flora and fauna (e.g. koalas). We do note that the removal of
non native pine trees was recommended in the 2015 Lake Sambell Masterplan. We also note that exotic tree species are as much part of the Lake
Sambell and Beechworth township as native trees are.

We were also advised that there are several mature Elm trees (over 100 years old)  at Lake Anderson Caravan Park that are coming to end of life and
may pose a risk to safety during the 10 year life of the Masterplan. These Elm trees once formed the entry to the adjoining recreation reserve.  It is
proposed that when those trees are removed, that some sites be realigned and the trees replaced in reasonably close proximity to those removed.
This will need to be confirmed by an arborist at that time.
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3. Is there a need for a swimming pool at Beechworth Lake Sambell Caravan Park, and if so, what is the net benefit given
climate change concerns?

The logic behind recommending an indoor heated pool at the park is that it is likely to significantly assist in driving many of the visitor

economy  objectives of the Council at the park.

It is not proposed be a full size pool. We note Beechworth already has a full size outdoor public pool.

The concept (which will need agreement with any lessee) is for a smaller heated indoor pool of the type usually found in caravan parks (e.g.

15m x 8m). Given the likely cost of an indoor pool, a full detailed business case will need to be undertaken. This should be done prior to

determination on whether to proceed with the pool. Issues such as economic benefit to the region, additional income to the park through

length of stay increase, more visitation outside peak seasons and overall community benefit and cost of capital will need to be analysed by

the lessees and Council against the investment value.

It is important to note though that any indoor heated pool built within the park would NOT be exclusive for park users. Outside peak holiday

seasons, it is proposed that the indoor heated pool would be available for use by swim schools, learn to swim programs, allied health

workers and the local community who seek access to a “warmer indoor” swimming environment during the colder months.

This concept therefore appears to provide significant benefit for the broader Beechworth community as well as park users

In respect of any concern regarding climate change, it is proposed that the latest technology in solar, batteries, other renewables and heat

pumps be considered at the detailed design stage. This would then be costed into the overall project and assessed as part of the business

case.

Please note that is not intended to be a true “warm water” hydrotherapy pool .



Specific Questions 

12

4. Are the Parks remaining inside the current lease boundaries?

There are some small boundary changes proposed for Rutherglen and Lake Anderson parks. The proposed change to the boundary on the Hill at
Beechworth Lake Sambell Caravan Park has been removed and the park boundary will remain the same.

The proposed change to the Rutherglen Caravan Park lease boundary is simply to make it consistent with the current fence line which, for some
unknown historical reason, does not match up to the lease boundaries . All the proposed additional land is currently within the park fences and is
maintained by the current lessee. It has also been used for unpowered campsites for many years. The impact of this proposed change is negligible and
as Crown land, it has been agreed to by the Department of Environment, Land, Water and Planning (DELWP).

The boundary issue at Lake Anderson is similar to that at Rutherglen. There is a significant “no mans land’’ piece of Crown land between the current
lease boundary and the neighbouring Chiltern Bowl’s club fence line. This land is currently maintained by the park lessee and is used for overflow
unpowered sites. The Bowls club also uses some of the land for parking along the outside of their fence line. The Masterplan proposed that the parks
lease boundary be moved with a 12m offset from the Bowls club fence line. This was to allow Bowls club parking to remain along the outside of the
fence line. The proposed lease boundary realignment would add 490m2 to the caravan park lease area. However, as part of the feedback to the public
exhibition, the Bowls club has raised concerns that this may encroach on their leased area. Council does not believe this to be the case but has agreed
to undertake a survey to confirm the exact boundary of the Bowls club land. If the Masterplan does encroach onto the land over which the Bowls Club
has legal entitlement, then the Masterplan will be modified accordingly.

5. Why aren’t renewables, solar and EV charging stations included in the Plans?

Given the focus on sustainability and the GSTC criteria, it is certainly proposed that the latest renewable energy systems, electric vehicle charging
stations, batteries, low emission heating and carbon limiting technologies be used in the parks.

With the rapidly evolving nature of these technologies, it is usual that they are a matter for the detailed design stage. As such, they have not been
separately identified by locations on a 10 year Masterplan. To avoid any confusion as to the importance of these renewable initiatives, this has now
been done, and indicative locations have been included on the plans. It should be noted that the final locations and type of technology will be
finalised through the detailed design stage.



Specific Questions 

13

6. Will the Parks have All Ability Access?

Given the age of caravan parks, they often have very poor access for any person who has limited mobility. 

❑ Caravans do not accommodate people who are unable to climb steps;

❑ Older amenity blocks also have no, or limited, access to bathrooms or cubicles for people with limited mobility;

❑ Cabins usually have stair only access and inaccessible bathrooms;

❑ Playgrounds are often of limited benefit; and

❑ There are very few paths for wheelchair users or those who need walking aids.

This has made caravan parks one of the least friendly types of holiday experience for people who suffer from 

mobility issues.

As part of the Masterplans, it is proposed that there be a number of facilities included that will provide greater All 

Ability Access across the parks. Again, these are usually documented at design stage but it is envisaged that there 

will be many new All Ability Access facilities in the parks including;

❑ Selected accessible cabin accommodation with ramps and appropriately designed kitchens and bathrooms;

❑ Camp kitchen access;

❑ Amenity blocks with all ability access;

❑ Specific playground facilities;

❑ Bathrooms and Amenity Blocks. Note: Bathrooms suitable for young families should also be included at design

stage;

❑ Indoor pool access;

❑ Walking paths and roads enabling easier access for those in wheelchairs or using walking aids, subject to

detailed assessment of gradients; and

❑ Potential sensory room as part of the larger camp kitchen area (a number of caravan parks are now introducing

them, e.g. BIG4 Renmark and BIG4 Adventure Whitsundays).
An All Ability Access cabin
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As with the renewable facilities, the final style, location and layout for the All Ability Access facilities is a matter for detailed design after a topographical and 

feature survey has been completed. As such, they have not been separately identified by locations on the Masterplans. Again, to avoid any confusion as to 

the importance of these initiatives, this has now been done, but noting that the final locations will be finalised through the detailed design stage. 

7. Will the proposed cabins and other facilities be conducive to the overall ambience and locations of the parks?

Yes this is very important. We have factored this into the Masterplan and it plays an even more crucial role at the detailed design stage and facility selection.

To assist ISC in their future preparations of the design brief and facility section, we have set out some concepts below:

(a) Play Equipment

Whilst again it is beyond the scope of the Masterplans, we would encourage all playgrounds across all parks to be focussed on “nature based play”. This

is much more consistent with the type of ambience of the parks than just a new set of plastic slides and ladders or inflatable trampolines. The

playgrounds also probably have less of an insurance risk than trampolines and other riskier activities. A modular or natural pump track is another

potential popular playground activity that is consistent with the cycling activities in the area.

A number of holiday parks have installed such playgrounds and pump tracks in recent years. A sample is attached.
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(b) Cabins and Accommodation

Cabin accommodation has improved significantly in recent years – in style, appearance, facilities and

sustainability. For example, it is now possible to purchase 6 star energy efficient cabins. The exteriors

and interiors of cabins can be designed to provide a look that is much more in keeping with the local

surroundings. The majority of accommodation pictured below is made by Yarrawonga Manufactured

Housing, which is based in Yarrawonga/Mulwalla and Bendigo. It is one of the main cabin builders in

Victoria. Tiny Homes are also another accommodation option. The cabin on the bottom right is a Tiny

Home that is used by Reflections Holiday Parks in several of their caravan parks.

There are also many styles of cabins that provide different levels of accessibility for those with limited

mobility. Fully accessible ramps, bathrooms, kitchens and bedrooms can be optioned.

It should be a requirement of any future lease that cabins meet the sustainability needs, are

appropriate for the surrounding environment and a selection offer All Ability Access.




