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Dear Jim

PEER REVIEW OF THE PROPOSED NEW OTAGO STADIUM FORECASTS

Introduction

In accordance with our engagement letter, we have undertaken a peer review of the revised
forecasts (“Revised Forecasts”) for the proposed new Otago Stadium (“the Stadium”).

We reviewed the forecasts during the period 2 December 2008 to 8 December 2008 and provided
a draft letter to you on 9 December 2008. That letter set out the findings of our review and was
presented to a joint workshop of the Dunedin City Council and the Otago Regional Council on 15
December 2008.

On 28 January 2009 we were provided with the final Revised Forecasts. We have compared these
forecasts to the forecasts reviewed in early December 2008 and had a telephone conversation with
the chief executive of the Carisbrook Stadium Trust to confirm that there are no major changes to
the forecasts that would impact on our conclusions.

This letter sets out the information contained in our 9 December letter updated to reflect the final
Revised Forecasts as provided to us by way of the final Howarth HTL Limited report.

Background

In December 2007 we carried out a peer review of the forecasts (“Original Forecasts”) developed
by Carisbrook Stadium Trust (“the Trust”). These forecasts were prepared on behalf of the Trust by
Horwath HTL Limited (“HHTLL”) and related to the future cash revenue and cash costs to be
generated/incurred in operating the Stadium. We understand that the Trust commissioned these
forecasts in its capacity as the promoter of the Stadium.

The Trust recently commissioned HHTLL to prepare the Revised Forecasts for the period 2009 to
2025 (17 years). The Revised Forecasts include financing related cash flow projections as well as
operating cash revenues and cash costs.

We understand that the intention continues to be for the Dunedin City Council (“the Council”) to
own the Stadium. The Council, in its capacity as owner, will be responsible for funding capital
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expenditure once the Stadium is operational. It will also be responsible for funding all construction
costs, except for approximately $45.5 million, which will be funded by a government underwrite1,
cash flows generated from the sale of Stadium commercial property rights and a bridging loan to be
serviced from the Stadium cash flows. Hence, the Revised Forecasts focus only on cash operating
revenue and costs and funding relating to $45.5 million of the construction costs.

The major differences between the Revised Forecasts and the Original Forecasts (as identified in
the HHTTL November 2008 Report) are noted later in this letter.

Letter Structure

This letter is structured under the following headings:

 Scope: sets out the scope of our review.

 Summary of Findings: summary of our principal comments on the Revised Forecasts.

 Summary of the Revised Forecasts: identification of the principal differences between the
Original and Revised Forecasts.

 Arithmetic Issues: commentary on the arithmetic accuracy of the Revised Forecasts
model.

 Commentary on Key Differences: discussion and assessment of the key changes to the
Revised Forecasts.

Scope

The overriding objective of our work has been to consider the principal changes between the
Original and Revised Forecasts as identified in HHTLL’s report dated December 2008, which
accompanies the Revised Forecasts, and comment on those changes in terms of their:

 Arithmetic accuracy; and

 Overall reasonableness, taking into account the key assumptions upon which the forecasts
are based.

The principal procedures we have undertaken have been to:

 Check the arithmetic accuracy of operating and funding projections as included in the
Revised Forecasts.

 Consider the reasonableness of changes in the assumptions underlying the operating and
funding cash flows.

 Briefly review the supporting report by HHTLL for consistency.

1 We note that the Revised Forecasts assume that regardless of the form of the government
underwrite, it is non-interest bearing funding and not repayable during the forecast period.
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 Discuss with HHTLL and the Trust any queries on key assumptions, as considered
necessary.

Our scope did not include:

 Reviewing or commenting on the forecast construction costs or contracting strategy;

 Reviewing or commenting on the sources and amount of funds to be raised to finance the
construction (except to the extent they are included in the Revised Forecasts);

 Reviewing the appropriateness or otherwise of the design of the Stadium; and

 Any work in the nature of a financial audit, including providing any form of an opinion on
the compliance of the financial information with GAAP (generally accepted accounting
principles).

Our review work was carried out in relation to the Revised Forecasts included in the Excel
spreadsheet file provided by HHTLL named “CST Financial Model – Scenario D Review Version
301108.xls”. The description of the assumptions underlying the Forecasts is contained in a report
produced by HHTLL titled “Otago Stadium Development Update of Financial Feasibility
Projections” and dated December 2008.

The Revised Forecasts are for a 17 year period through to 2025. Forecast revenues and costs for
any business beyond the near term are uncertainty. The Stadium is no different and attempting to
predict the revenue it will earn and the costs it will incur in the short term let alone 17 years is very
challenging. There is no certainty that actual results will be consistent with the Revised Forecasts.
The only certainty is that the actual results will be different to the Revised Forecasts.

Our approach in the circumstances has been to consider whether the assumptions used to
generate the revenue and costs:

 Are reasonable given the available evidence about the factors that are important to the
operation and management of the Stadium and how these factors might change over time.

 Incorporate an acceptable degree of prudence.

We emphasise that we cannot give any assurance that the Revised Forecasts will be achieved.
Our focus has been on the reasonableness of the assumptions used.

This report is issued pursuant to the terms and conditions set out in our engagement letter and
should be read in conjunction with the Important Notice in Appendix A.

In addition, the following should be noted:

 Numbers included in tables in this letter may have been rounded and therefore may not
add exactly.

 All amounts are stated in New Zealand dollars unless noted otherwise.

Summary of Findings

HHTLL note six key risk factors in their December report. We concur with their assessment and
note the following:
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 The Revised Forecasts include a government underwrite and borrowing to bridge a $31
million funding gap on completion of construction of the Stadium. The gap is partly the
result of commercial property rights (lounge memberships, Alumni Club, corporate suites,
naming rights etc), particularly the membership product, being structured to provide annual
cash inflows as opposed to an upfront, lump-sum payment.

The funding gap is forecast to be bridged by a combination of a government underwrite
($15 million) and borrowings ($16.3 million). We note the following in relation to these two
sources of funding:

 While there have been discussions with the National Party and others, there is no
commitment yet from central government that it will provide a $15 million
underwrite. We presume that construction will not commence until the government
funding is secured on terms acceptable to all parties. This is a major risk to the
current timetable for completion.

 The $16.3 million borrowing will be an obligation of the Council, either directly or
indirectly. We assume that a lender would want some form of commitment from
the Council to secure repayment of the loan. Alternatively, we understand that the
Stadium will be owned by the Council in some form so the borrowing could be a
direct liability of the Council.

 Current economic conditions add to the challenges of selling the Stadium’s various
commercial property rights. The Revised Forecasts assume that all commercial property
rights are sold by the completion date. If this is not achieved then the funding gap will
increase and cash flows during operation will be under pressure.

HHTLL have pointed out the sensitivity of the operating forecasts to achieving the forecast
level of lounge membership revenue in particular. The sensitivity reflects the need to
generate the forecast cash flow to service the loan referred to above. The loan places
greater pressure on the cash flows – it focuses attention on the need to meet the operating
cash flow forecasts.

 The importance of the commercial property rights revenue raises the question of what
conditions will be placed on both the commencement of construction and the commitment
of Council funding in terms of progressing the sales programme for the commercial
property rights i.e. will achievement of a certain percentage of the revenue from sale of the
commercial property rights be a condition precedent to construction commencing and what
is the plan if there is a shortfall in commercial property revenue at the time of construction
completion?

The difficulty for the Trust is that a delay in construction beyond June 2009 will put at risk
the forecast opening date and being operational in time for Rugby World Cup 2011
(“RWC”). Also, there is currently two and a half years until the $45.5 million is due for
payment – setting a hurdle for commercial property rights revenue at this time could be
somewhat arbitrary. However, on the other hand commencement of construction is a
major commitment and a contingency plan needs to be developed to deal with a funding
shortfall.

 If the Trust can achieve the objectives for sale of lounge memberships, corporate suites
and related products then it will lock in a reasonably significant proportion of its annual
revenue for a period. The challenge then becomes delivery of an events programme that
will induce patrons to renew their commitment to the Stadium on expiry of their existing
licences and rights.
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 Rugby events are the primary drivers of the Stadium’s revenue – revenue from commercial
property rights and event day revenue. It is reasonable to assume that there will be a
change to the form and structure of the New Zealand Rugby Union (“NZRU”) and South
African, New Zealand and Australian Rugby (“SANZAR”) competitions after 2010.

The Revised Forecasts assume more Super Rugby games and a change in the status of
the Air New Zealand Cup. We concur with this approach. However, it is very difficult at
this time to forecast what impact changes in the competitions will have on the number and
quality of games to be played in Dunedin.

 The Revised Forecasts reflect a significant reduction in the ticket rebates to be paid by the
Trust to the Otago Rugby Football Union (“ORFU”) (relative to the Original Forecasts). We
understand this is based on recent discussions held between the Trust and ORFU, but that
no formal agreement has been reached. This is a significant risk for the Trust, as the rate
of rebate agreed will need to have regard to the financial viability of the ORFU (as well as
the Stadium). Agreement needs to reached with the ORFU on this matter.

In summary, the Revised Forecasts present a more prudent view of event day revenue and
operating costs than the Original Forecasts, assuming that the ORFU and the Trust agree to the
forecast ticket reimbursement and subject to the uncertainty created by potential changes to the
key rugby competitions. However, the inclusion of the requirement for the Trust to fund $45.5
million of the construction cost and the associated funding adds considerable risk to the Revised
Forecasts.

The commercial property rights have been structured as annual payments rather than lump sum,
upfront payments to optimise the attractiveness and affordability of the products. This means that
bridging finance is required to meet the $45.5 million commitment. This adds risk to the project and
cash flows. Also, the available funding from commercial property rights will be insufficient to fully
fund the $45.5 million and hence the need for a government underwrite. This is a further
complexity.

Summary of Revised Forecasts

The Revised Forecasts and the changes (relative to the December 2007 forecasts) are
summarised in Appendix B. The principal differences between the Revised Forecasts and the
Original Forecasts are:

 $45.5 million of the construction costs will now be funded, directly or indirectly, by Stadium
generated cash flows and a government underwrite. As a consequence, the Revised
Forecasts include funding cash flows that were outside of the scope of the Original
Forecasts. In particular the Revised Forecasts include:

 Cash inflows from the sale of Stadium commercial property rights (some of the
cash flows from the sale of commercial property rights are now expected to be
received as annual payments spread over a number of years, instead of as
upfront, lump-sum payments).

 A bridging loan of $16.3 million.

 A government underwrite of $15 million.
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 The forecast period now includes 2009 and 2010. The cash flows in these years relate to
the sale of commercial property rights (Stadium operations are not forecast to begin until
2011).

 Proceeds from the sale of commercial property rights and associated licence fees are now
the largest source of revenue for the Stadium.

 There are no cash inflows for Lounge Memberships and naming rights in 2019 and 2020
as it is assumed that there are two years of pre-payments for the first ten year contract
period ending in 2020 but no pre-payments for the subsequent ten year contract period.

 Rugby events continue to be a significant driver of the Stadium’s forecast revenues but the
Revised Forecasts assume a reduction in rugby related event revenue. The decrease is
primarily due to more conservative assumptions about the number of rugby events and
attendance levels.

 Venue hire revenue is primarily a function of the number of events per annum, average
attendance levels per event, the average ticket price, and the Stadium’s commission
percentage. The variability in venue hire revenue over time in the Revised Forecasts is
primarily a function of the number of rugby events forecast for each year, as average ticket
prices are assumed to grow with inflation, and the Stadium’s commission percentage and
average attendance levels are not forecast to change over time. For example there are no
All Black tests forecast for 2015, 2019 or 2023.

 The only change in forecast overheads is an increase of $0.1million per annum in
marketing costs (to assist with marketing of the Highlanders) and a decrease of $0.1million
per annum in governance costs, as the Council is assumed to be the owner of the
Stadium, and will subsequently incur any related governance costs.

 The cost of paying ticket rebates on pre-sold seats to the ORFU has decreased (relative to
the Original Forecasts) due to a drop in the assumed rebate rate from 85% to 20%, and a
general decrease in rugby event ticket sales (in dollars).

 Forecast revenues and costs are lower for 2011, as the Stadium is not intended to be
operational until July 2011 (which is approximately half-way through the rugby season).

 Interest costs and principal repayments on the bridging loan have been included in the
Revised Forecasts. The Revised Forecasts assume total debt servicing payments
equivalent to 65% of the commercial property rights and licensing revenue received from
2011 onwards. This results in the loan being fully repaid by 2018, with a total interest cost
of $4.3 million.

 More conservative assumptions are included in relation to the number and average size of
day meetings, functions and conferences.

 Average hospitality spend has been reduced from $50 per person to $42 per person per
event.

 The cost of temporary seating has been increased from $30 to $40 per seat. There has
also been a decrease in the threshold for requiring the use of temporary seating from
25,000 to 24,000.
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 There has been a decrease in the number of available car parks from 200 to 150 for leased
car parking and from 200 to 180 for event day car parking.

Arithmetic Issues

We have conducted a high-level review of the arithmetic correctness of the revised forecast
spreadsheet model. We did not identify any clearly material arithmetic errors, but did identify a
number of issues that were discussed with HHTTL. These matters did not have a significant
impact on the forecasts.

Commentary on Key Differences

Rugby

Event Schedule

We note the following key changes to the assumptions underlying rugby related cash flows:

 A reduction in the number of RWC matches in 2011 from 5 to 3.

 A reduction in the average number of Junior All Blacks matches from 0.5 per annum to
0.25 per annum (i.e. one match every four years).

 An increase in the average number of Super 14 matches from 5.5 per annum to 7 per
annum.

Although the underlying assumptions for rugby related cash flows are now more conservative (a
reduction in total rugby event revenue of on average $276,000 per annum), we reinforce the
caveats noted in our December 2007 report and in HHTTL’s December 2008 Report that there is
uncertainty about the structure of NZRU and SANZAR competitions after 2010. Consequently,
there is uncertainty about the number and quality of games that will be played in Dunedin.

The forecasts assume, in effect, an increase in the quantity of Super Rugby matches and a
consequential change in the status of the Air New Zealand Cup (as reflected in the significant
decrease in forecast attendance levels). We consider that, conceptually, these are not
unreasonable assumptions. However, given the uncertainty at this time about the future structure
of the competitions, it is not certain how the changes might translate into the number and quality of
games to be played in Dunedin.

Rugby World Cup

We concur with the decision to reduce the number of Rugby World Cup matches. Given that these
matches are low yielding and are unlikely to produce a profit for the Stadium, if the number of
matches is less than three then the cash flow impact is unlikely to be significant.

From what we understand about the timing of consenting and construction, there must be a risk
that the Stadium may not be complete in time for RWC 2011. We understand that the Trust is
confident of meeting the June 2011 completion date if construction commences in June 2009.

Attendance Levels

We note the following key changes to the rugby match attendance level assumptions:
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 A reduction in the average attendance for Super 14 matches from 16,930 to 13,390.

 A reduction in the average attendance for Air NZ Cup matches from 10,000 to 4,730 per
match.

We noted in our previous report that:

 Attendance levels across the country for Super 14 and Air NZ Cup matches had declined
across 2006 and 2007.

 Attendance levels at Highlanders and Otago NPC / Air NZ Cup matches have been
declining since 1998.

 A new stadium could induce an increase in attendance levels.

We also noted in our previous report that the attendance levels in the Original Forecasts were likely
to be a challenge to achieve. In this regard the Trust has been prudent in reducing the attendance
levels. However, attendance levels will be a function, in part, of the nature and form of the future
competitions, which, as we have emphasised, are uncertain at this time.

Ticket Prices

Although not identified in the HHTTL December 2008 report, we note that 2011 ticket prices have
increased by an average of $2 across the various types of rugby matches.

As an indicator of reasonableness, we have compared Super 14 ticket prices for 2009 at
Carisbrook to forecast Super 14 ticket prices for 2011. On this basis, the 2011 prices are not
unreasonable compared to the 2009 prices.

Government Underwrite and Bridging Loan

The Revised Forecasts include a government underwrite of $15 million and an interest bearing loan
of $16.3 million. These two sources of funding are needed primarily because the sale of
commercial property rights is not being structured to yield substantial upfront, lump sum cash
inflows to match the $45.5 million contribution being made to the construction costs. The Trust is
forecasting that the property rights will, together with other operational cash flows, generate
sufficient cash over time to repay the interest bearing loan.

Both the government underwrite and the loan are vital to the forecasts. There is a $31 million
funding gap in 2011 that requires both sources of funding to bridge. This funding gap exists
notwithstanding that the forecasts assume that commercial property rights are all sold at the time
the $45.5 million contribution to construction costs is due to be paid. A delay in achieving the sale
of all commercial properties will increase the funding gap.

We understand that the balance of funding between the government underwrite and borrowing has
been struck based on what might be acceptable to the government and what level of borrowings
might be serviceable from the cash flows. We note the government underwrite is assumed to be
non-interest bearing and not repayable during the forecast period.

We understand that the Trust has had discussions with the National Party and government
representatives about the possibility of funding for the Stadium. We understand that the Trust
received a positive hearing to its request but there is currently no firm commitment from the
government to provide funding for the Stadium.
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The borrowing of $16.3 million assumes an interest rate of 7.5% per annum. Debt servicing
(principal repayment and interest) has been set equal to 65% of the cash flows from naming rights
and suite, lounge and club products.

We are not aware if there have been any discussions with banks about the possibility of debt
funding. However, we assume that either:

 A borrower will want some form of commitment from the Council to secure repayment of
the loan; or

 If the Council or a Council Controlled Organisation is to own the Stadium then it would
effectively be the borrower, albeit that the Stadium is expected to provide the cash flows to
service the debt.

The issue for the Council will be determining the most efficient approach to funding.

Licensing Fees / Membership Products / Naming Rights

The variance between licence fees / premiums in the Revised Forecasts and the Original Forecasts
is primarily a result of changes to:

 Lounge Memberships – the inclusion of annual lounge membership revenue of $2.1 million
per annum (from 2009 to 2018), and $2.5 million per annum (from 2021 to 2025), which we
understand was intended to be received as a one-off payment before 2011 under the
Original Forecasts and was consequently outside the scope of those forecasts.

 Founders Club – the inclusion of $1.3 million per annum of Founders Club revenue in each
of 2009, 2010 and 2011 (20 memberships at $67,000 per annum each), which was not
included in the Original Forecasts.

 Naming Rights – the inclusion of revenues from the sale of the naming rights for the first
ten years of operation. Under the Original Forecasts, this was expected to be received in
full before the beginning of the forecast period.

 Alumni Club - the introduction of the Alumni Club, which is forecast to result in $0.5 million
in revenue in each of 2011 to 2016. This is based on the sale of 500 memberships, at
$1,000 each per annum.

 Premiums – upfront premium payments for the Open Club Reserve and Corporate Suite
products in 2009 and 2010, which were outside the scope of the Original Forecasts.

 Club Membership – the removal of the Club Membership product, which in the Original
Forecasts generated revenues of $0.3 million in 2016 and increased by 2.5% pa thereafter.

In terms of changes to the forecasts, the key issue is the conversion of some of these revenue
streams from lump sum, upfront capital payments to annual payments spread over a number of
years. This provides the Stadium with an annual revenue stream but creates a funding gap at the
time of completion of the Stadium.

The risk of being able to complete the fund raising in relation to these income streams within the
timetable envisaged within the forecasts is considerable. HHTLL point out that the number of
presold tickets implied by these revenue streams is not inconsistent with the presales currently
achieved with Carisbrook given that the Stadium will offer a superior events schedule and higher
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quality facilities. It is also not inconsistent with that achieved at other stadia, notably Westpac
Stadium.

We concur with HHTLL that the revenue streams are not inconsistent with that achieved elsewhere
but there are factors that will make the revenue raising challenging. The economic conditions are
the most obvious and it is unfortunate timing for the Stadium to be looking to raise revenue during a
period of recession. Also, the nature of some of the products (no tickets with the Alumni product)
and that the uncertainty about whether the Stadium will definitely proceed are also issues, as is the
overlap with renewal of funding requirements at Carisbrook.

We note that the Trust is reviewing the terms of some of the commercial property rights to assist
with the revenue raising. This raises the issue of the alternative if the cash inflows are not
consistent with the forecasts at the time that the $45.5 million is due for payment. In this regard we
are not aware of what conditions might be placed on the Council’s contribution towards the
construction costs and what conditions need to be met before construction can commence (for
example if a minimum level of capital revenue has to be achieved).

Indoor Events

Indoor event venue hire revenue in the Revised Forecast (functions, conferences, meetings, etc) is
on average $34,000 per annum less than the Original Forecasts. This is due to a decrease in the
assumed number of meetings and conferences, and a decrease in the average number of
participants (there is a small assumed increase in the number of functions). These changes reflect
HHTTL’s downgraded assessment of the Stadium’s ability to participate in this market, resulting
primarily from the greater level of detail now available in the developed design drawings, and
confirmation that the Dunedin Centre (a likely competitor) will be upgraded prior to the opening of
the Stadium.

Cash Outflows

There are a number of changes to cash outflows. There are changes in event day costs and to the
cost of temporary seating to reflect up-to-date information and as a consequence of revenue
changes (i.e. a change in variable costs in response to changes in revenue). These changes are
largely non-controversial.

The biggest single change is in relation to the ticket reimbursement to the ORFU. The forecasts
reflect a significant reduction in this payment, which is forecast as a percentage of ticket revenue
for the seats that are effectively presold by the Stadium.

We understand that the Revised Forecasts reflect the current expectations of the Trust for ticket
reimbursements, but that no formal agreement has been reached with the ORFU. The amount to
be paid to the ORFU for ticket reimbursements is, in effect, linked to the venue hire charged to the
ORFU and responsibility for event day costs2.

One view of the venue hire and the ticket reimbursement is that these are mechanisms by which
financial benefits of the Stadium are allocated between the Stadium owner and the Stadium user
(the ORFU). Both parties are dependent on each other and the ticket reimbursement rate will have

2 The Trust advised that under a low level of ticket reimbursement it is likely to have to pay event
day costs. Under a higher level of ticket reimbursement, event day costs will be the responsibility
of the ORFU.



(11)

an important impact on both parties financial viability. It is not clear that an optimal position has
been reached yet that will provide both parties with the best chance of financial viability.

The lack of an agreement on this matter is a significant risk for the Trust, as the rebate rate agreed
will need to have regard to the financial viability of the ORFU (as well as the Stadium). The Trust
needs to reach agreement with the ORFU on this matter.

General

If you require any further information or have any questions about this letter, please do not hesitate
to contact me.

Yours sincerely
PricewaterhouseCoopers

Bruce Wattie
Partner
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Appendix A Important Notice

This Letter has been prepared solely for the purposes stated herein and should not be relied upon
for any other purpose.

This Letter is strictly confidential and (save to the extent required by applicable law and/or
regulation) must not be released to any third party without our express written consent which is at
our sole discretion.

To the fullest extent permitted by law, PwC accepts no duty of care to any third party in connection
with the provision of this Letter and/or any related information or explanation (together, the
“Information”). Accordingly, regardless of the form of action, whether in contract, tort (including
without limitation, negligence) or otherwise, and to the extent permitted by applicable law, PwC
accepts no liability of any kind to any third party and disclaims all responsibility for the
consequences of any third party acting or refraining to act in reliance on the Information.

We have not independently verified the accuracy of information provided to us, and have not
conducted any form of audit in respect of the Trust. Accordingly, we express no opinion on the
reliability, accuracy, or completeness of the information provided to us and upon which we have
relied.

The statements and opinions expressed herein have been made in good faith, and on the basis
that all information relied upon is true and accurate in all material respects, and not misleading by
reason of omission or otherwise.

The statements and opinions expressed in this letter are based on information available as at the
date of the letter.

We reserve the right, but will be under no obligation, to review or amend our Letter, if any additional
information, which was in existence on the date of this letter was not brought to our attention, or
subsequently comes to light.

We have relied on forecasts and assumptions prepared by the Trust about future events which, by
their nature, are not able to be independently verified. Inevitably, some assumptions may not
materialise and unanticipated events and circumstances are likely to occur. Therefore, actual
results in the future will vary from the forecasts upon which we have relied. These variations may
be material.

This letter is issued pursuant to the terms and conditions set out in our engagement letter and the
Terms of Business attached thereto.
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Appendix B

REVISED FORECAST
Revised Forecast 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024
Cash Flow Summary $000 $000 $000 $000 $000 $000 $000 $000 $000 $000 $000 $000 $000 $000 $000 $000
Revenue
Venue Hire - - 507 837 823 887 832 911 1,066 959 816 1,070 961 1,036 882 1,064
Technical Services Commission - - 14 33 35 36 36 37 38 38 39 40 41 42 42 43
Food and Beverage Commission - - 179 463 449 497 468 502 557 542 470 590 530 591 513 598
Development Levy - - 80 211 204 217 208 211 234 217 187 231 204 216 187 210
Car Parking - - 168 317 316 343 342 343 367 371 366 398 393 427 422 455
Signage - - 110 220 226 226 231 231 237 237 243 243 249 249 255 255
License Fees / Premiums 4,860 4,860 6,046 4,713 4,713 4,713 4,713 4,561 4,561 4,561 1,631 1,631 4,953 4,953 4,953 4,953
Lease Rentals - - 70 140 140 151 151 151 162 162 162 175 175 188 188 203

Total Revenue 4,860 4,860 7,174 6,933 6,905 7,068 6,981 6,946 7,222 7,087 3,915 4,378 7,505 7,702 7,443 7,781

Expenses
Ticket Rebates/Reimbursements - - (64) (488) (426) (523) (226) (528) (461) (566) (221) (596) (499) (612) (239) (619)
Car Park - - (23) (41) (40) (44) (44) (44) (47) (48) (47) (51) (50) (55) (53) (57)
Temporary Seat Hireage - - (261) (209) (213) (217) - (226) (461) (235) - (245) (250) (255) - (265)
Event Day Costs - - (256) (478) (471) (540) (531) (550) (565) (619) (571) (669) (619) (709) (655) (722)
Personnel Costs - - (372) (762) (781) (800) (820) (841) (862) (883) (905) (928) (942) (956) (970) (985)
Ground Maintenance - - (150) (212) (225) (238) (252) (268) (284) (301) (319) (338) (358) (380) (402) (427)
Building Maintenance - - (50) (150) (163) (177) (192) (208) (226) (245) (266) (288) (313) (339) (368) (399)
Sales and Marketing and Event Bid Fund - - (203) (277) (284) (291) (298) (305) (313) (321) (329) (337) (346) (354) (363) (372)
Administration and General - - (153) (313) (320) (328) (337) (345) (354) (363) (372) (381) (390) (400) (410) (420)
Other - - (230) (482) (506) (530) (556) (583) (611) (641) (672) (705) (736) (768) (801) (836)

Total Expenses - - (1,760) (3,411) (3,427) (3,688) (3,255) (3,898) (4,182) (4,221) (3,701) (4,537) (4,501) (4,827) (4,263) (5,103)

Net Cash Flow before financing and development costs 4,860 4,860 5,413 3,523 3,478 3,380 3,726 3,048 3,040 2,867 214 (160) 3,004 2,875 3,180 2,678

Financing & Development Costs
Development Cost - - (45,500) - - - - - - - - - - - - -
Government Grant - - 15,000 - - - - - - - - - - - - -
Loan - - 16,251 - - - - - - - - - - - - -
Loan Repayments - - - (2,028) (2,180) (2,344) (2,520) (2,603) (2,798) (2,387) - - - - - -
Interest cost - - (609) (1,035) (883) (719) (543) (362) (167) - - - - - - -

Total Financing - - (14,858) (3,063) (3,063) (3,063) (3,063) (2,965) (2,965) (2,387) - - - - - -

Net Cash Flow 4,860 4,860 (9,445) 460 415 317 663 84 75 479 214 (160) 3,004 2,875 3,180 2,678
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VARIANCE
Variance 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024
Cash Flow Summary $000 $000 $000 $000 $000 $000 $000 $000 $000 $000 $000 $000 $000 $000 $000 $000
Revenue
Venue Hire - - (629) (213) (199) (176) (167) (274) (131) (231) (215) (229) (188) (274) (146) (248)
Technical Services Commission - - (21) (8) (10) (8) (8) (8) (9) (9) (9) (9) (9) (9) (10) (10)
Food and Beverage Commission - - (230) (71) (88) (31) (45) (98) (37) (58) (75) (56) (68) (79) (25) (71)
Development Levy - - (120) (48) (52) (28) (28) (65) (21) (42) (44) (36) (35) (52) (13) (41)
Car Parking - - (206) (49) (55) (47) (53) (56) (57) (54) (60) (58) (64) (65) (62) (70)
Signage - - (110) - - - - - - - - - - - - -
License Fees / Premiums 4,860 4,860 4,876 3,543 3,543 3,543 3,543 2,391 3,084 1,778 83 74 1,192 2,564 2,556 2,482
Lease Rentals - - (75) (5) (5) (5) (5) (5) (6) (6) (6) (6) (6) (7) (7) (7)

Total Revenue 4,860 4,860 3,485 3,147 3,135 3,247 3,236 1,884 2,823 1,378 326- 320- 822 2,078 2,293 2,035

Expenses
Ticket Rebates/Reimbursements - - 547 347 398 346 436 375 430 398 517 406 512 426 585 461
Car Park - - 25 5 7 4 6 7 6 5 7 6 8 7 6 7
Temporary Seat Hireage - - (6) (56) (213) (58) - (60) (292) (63) - (65) (250) (68) - (71)
Event Day Costs - - 74 (129) (99) (184) (142) (126) (171) (188) (128) (206) (156) (200) (203) (207)
Personnel Costs - - 372 - - - - - - - - - - - - -
Ground Maintenance - - 50 - - - - - - - - - - - - -
Building Maintenance - - 50 - - - - - - - - - - - - -
Sales and Marketing and Event Bid Fund - - (33) (103) (105) (108) (110) (113) (116) (119) (122) (125) (128) (131) (134) (138)
Administration and General - - 153 - - - - - - - - - - - - -
Other - - 330 103 105 108 110 113 116 119 122 125 128 131 134 138

Total Expenses - - 1,562 167 93 108 299 196 (27) 152 395 141 114 164 388 191

Net Cash Flow before financing and development costs 4,860 4,860 5,047 3,315 3,228 3,355 3,535 2,080 2,797 1,531 69 179- 936 2,242 2,681 2,226

Financing & Development Costs
Development Cost - - (45,500) - - - - - - - - - - - - -
Government Grant - - 15,000 - - - - - - - - - - - - -
Loan - - 16,251 - - - - - - - - - - - - -
Loan Repayments - - - (2,028) (2,180) (2,344) (2,520) (2,603) (2,798) (2,387) - - - - - -
Interest cost - - (609) (1,035) (883) (719) (543) (362) (167) - - - - - - -
Total Financing - - (14,858) (3,063) (3,063) (3,063) (3,063) (2,965) (2,965) (2,387) - - - - - -

Net Cash Flow 4,860 4,860 (9,811) 252 165 292 472 (885) (168) (857) 69 (179) 936 2,242 2,681 2,226



OFF SITE INFRASTRUCTURE ITEMS - 19 NOVEMBER 2008, Updated 2 February 2009

Item Comments Key Responsibility Issues

A SHH 88 Road Realignment DCC are progressing the notice of requirement (NOR) 
alongside the district plan change for the stadium.  Geotech 
investigations are about to get underway, but DCC advise the 
funding for design work will not be available until the road is 
approved.  Critical path for construction is the gyratory.  Co-
ordination of this with the stadium is critical.

DCC The realignment is a separate DCC project and the key issue 
will therefore be one of co-ordination between the two projects.

B Footbridge over Water of Leith 
alongside new SH

As part of the road realignment it is understood that 
DCC/Transit will be providing a new pedestrian bridge 
alongside the re-aligned SH88.  It is further understood that if 
Transit decide to increase the capacity of the road in the furture 
from 2 to 4 lanes then the pedestrian bridge will be unusable for 
the duration of the construction work.  This could be an issue 
for the stadium operator.

DCC This is an issue for pedestrian access during the construction 
period of any future expansion (if this takes place).  The 
stadium operator will need to be consulted on access 
provisions during the construction period.

C Ward Street Sub-Station The Ward Steet sub-station is under going an upgrade to 
provide for forecast power demands in the surrounding area.  
The upgrade should be completed by mid 2010, however Delta 
have advised the project team the worst case is a completion of 
mid to late 2011.  DB to organise a meeting with Delta to 
discuss this and other issues.  

DCC The key issue is ensuring that the upgrade of the sub-station is 
co-ordinated such that it is completed within the timescale of 
the stadium. The risk of this not occuring is low, but if it does 
there may be some re-work to external hardstanding areas.  
The cost impact of this is likley to be minimal however.  

D HV Ringmain A new HV ringmain will be located on site, but will need to have 
cabling run from the Ward Street sub-station.  Importantly the 
cabling will be required to be run in the new SH88 and across 
the new bridge.  Co-ordination is required between Delta and 
the DCC.

DCC Need to ensure that the new cabling is co-ordinated with the 
construction programme for the road re-alignment.  

E Water of Leith Embankment ORC have written to advise of a problem with the structural 
integrity of the concrete walls to the Leith on the side adjoining 
the stadium.  They have advised they may remove the walls 
and create a grassed emabankment, potentially with a walkway.  
While this will improve the aesthetics, it could cut into the width 
of the service road and esplanade strip on the south side of the 
stadium.  Details on the ORCs intentions are awaited.

ORC If any damage is caused to the exsiting concrete wall by 
stadium cosntruction works this will be made good under the 
stadium construction contract.  Improvement works, however, 
are not included as this is outside of the site boundary.  Co-
ordination is required on any proposed works by ORC.

F Surrounding hard and soft 
landscaping

Treatment to any verges outside the stadium boundary need to 
be considered.  The streetscape to Union Street and Anzac 
Avenue and the realigned SH88 need to be considered in terms 
of footpath and road finishes as well as grassed areas, trees 
and so on.

DCC DCC need to consider potential upgrades to the surrounding 
streetscape and the budget associated with these works.

File: 402.3



OFF SITE INFRASTRUCTURE ITEMS - 19 NOVEMBER 2008, Updated 2 February 2009

Item Comments Key Responsibility Issues

G Traffic Issues Upgrades/improvements may be required relating to some of 
the following in the locality:  traffic lights, road intersections, 
traffic calming measures, access to Logan Park, bus/taxi drop 
off and pick up points in Minerva Street and improvements to 
key pedestrian and cycle routes.

DCC Most of these issues are under consideration by DCC as part of 
the road realignment.  Key issue is for DCC to identify any 
potential areas that it may be prudent to upgrade which are not 
currently allowed for.

H Facilities Provision of signage and information (maps for example) from 
the CBD and campus to the new stadium needs to be provided.  
Consideration should be given as to whether street lighting 
needs to be improved.  The provision of public toilets, rubbish 
bins and so on between the CBD and the new stadium should 
be assessed.  

DCC DCC need to consider these and make the relevant budgetary 
provisions if appropriate.

I Railway Line In addition to any co-ordination issues generally, discussions 
should take place regarding the possibility of using the line to 
bring people from the railway station to events at the stadium.

DCC An opportunity exists to use the railway line.  The feasibility of 
this should be explored.

J Emergency and Traffic Management Traffic and emergency management plans will be developed as 
part of the stadium.  Co-ordination of this with the surrounding 
environment will be important.  Drafts of these plans have 
already been developed as part of the district plan chnage 
documentation

CST This will be co-ordinated by CST and it's consultants in 
conjunction with relevant stakeholders.

J Services Infrastructure While allowance has been made to connect into exisiting 
services infrastructure in the locality, there may be a need to 
upgrade around the new stadium site or elsewhere.  Issues 
include drainage, water supply, and telecoms.

DCC DCC need to consider the condition of the network of services 
surrounding the stadium.  If some are in poor condition the 
stadium development may provide a timely opportunity for 
upgrading

K Fibre Optic Cabling As part of the ongoing Dunedin city strategy of provision of fibre 
optic cabling, the integration of this in to the locality could be 
undertaken in conjunction with the stadium i.e. any 
requirements to drop cables should be undertaken while other 
services trenches are excavated and so on 

DCC This is an issue of co-ordinating any strategy for fibre optic 
cabling in the city with the stadium development.

L Public Transport Public transport initiatives need to be explored.  The railway line 
may provide an opportunity for a platform to be formed to 
enable public to be transported from an dto the railway station.  
Bus, coach, suttle and taxi set down and pick up areas need to 
be established.

DCC/ORC Co-ordination will be needed between the stadium operator, 
DCC and ORC relating to the provision of public transport to the 
stadium both day to day and for specific events.

File: 402.3



CONSTRUCTION CASHFLOW 
 
The construction cashflow overleaf was prepared based on information available at the end of 
November 2008.  It is based on the following assumptions: 
 

 Full design documentation will be completed at the end of May 2009, representing completion 
of the design programme.  This is currently still on programme  and, as fees are fixed, the 
cashflows have not changed. 

 The construction contract will be executed by March 2009 to allow for procurement of the key 
long lead items of ETFE and steel to be progressed from April 2009.   

 This enables the assumed construction programme, commencing in June 2009 to be met.  It 
is now assumed that construction works will commence in July 2009. 

 Demolition and enabling works will take place prior to commencement of the main 
construction work. 

 The cashflow is based on design and construction costs amounting to $163.5m.  



Page 1 OS -  Cashflow Arrow 16 Dec 08.xlsx

Fees Construction Total

To Date 10,057,421 10,057,421 Design To Date 10,057,421
Dec-08 1,216,025 1,216,025 Dec-08 11,273,446
Jan-09 993,025 993,025 Jan-09 12,266,471
Feb-09 1,011,025 100,000                     1,111,025  Feb-09 13,377,496
Mar-09 1,028,225 250,000                     1,278,225 Mar-09 14,655,721
Apr-09 936,705 2,250,000                  3,186,705 Procurement Apr-09 17,842,426
May-09 921,223 1,250,000                  2,171,223 May-09 20,013,649
Jun-09 1,263,014 2,250,000                  3,513,014  Jun-09 23,526,663
Jul-09 228,000 4,375,000 4,603,000 Construction Jul-09 28,129,663

Aug-09 228,000 4,375,000 4,603,000 Aug-09 32,732,663
Sep-09 228,000 4,375,000 4,603,000 Sep-09 37,335,663
Oct-09 228,000 4,375,000 4,603,000 Oct-09 41,938,663
Nov-09 228,000 4,375,000 4,603,000 Nov-09 46,541,663
Dec-09 228,000 3,000,000 3,228,000 Dec-09 49,769,663
Jan-10 228,000 3,500,000 3,728,000  Jan-10 53,497,663
Feb-10 228,000 8,750,000 8,978,000 Feb-10 62,475,663
Mar-10 228,000 8,750,000 8,978,000 Mar-10 71,453,663
Apr-10 228,000 8,750,000 8,978,000 Apr-10 80,431,663
May-10 228,000 8,750,000 8,978,000 May-10 89,409,663
Jun-10 228,000 8,750,000 8,978,000 Jun-10 98,387,663
Jul-10 228,000 8,750,000 8,978,000 Jul-10 107,365,663

Aug-10 170,000 8,750,000 8,920,000 Aug-10 116,285,663
Sep-10 170,000 8,750,000 8,920,000 Sep-10 125,205,663
Oct-10 170,000 3,750,000 3,920,000 Oct-10 129,125,663
Nov-10 170,000 3,750,000 3,920,000 Nov-10 133,045,663
Dec-10 170,000 3,750,000 3,920,000 Dec-10 136,965,663
Jan-11 170,000 3,750,000 3,920,000 Jan-11 140,885,663
Feb-11 170,000 3,750,000 3,920,000 Feb-11 144,805,663
Mar-11 170,000 3,750,000 3,920,000 Mar-11 148,725,663
Apr-11 170,000 3,750,000 3,920,000 Apr-11 152,645,663
May-11 170,000 3,750,000 3,920,000 May-11 156,565,663
Jun-11 170,000 3,000,000 3,170,000 Jun-11 159,735,663
Jul-11 170,000 2,625,000 2,795,000 Jul-11 162,530,663

Aug-11 100,000 100,000 Aug-11 162,630,663
Sep-11 100,000 100,000 Sep-11 162,730,663
Oct-11 100,000 100,000 Oct-11 162,830,663
Nov-11 100,000 100,000 Nov-11 162,930,663
Dec-11 102,351 102,351 Dec-11 163,033,014
Jan-12 0 Jan-12 163,033,014
Feb-12 0 Feb-12 163,033,014
Mar-12 0 Mar-12 163,033,014
Apr-12 0 Apr-12 163,033,014

Oct-12 100000 366,986 466,986 Oct-12 163,500,000

23,033,014 140,466,986 163,500,000 163,500,000

Notes:  0

April 09 includes for ETFE & steel procurement
August 09 to December 09 includes for demolition and precast concrete procurement
October 12 retention release
Assumptions: Total budget $163,500,000 (excluding gst)
Construction period: 25 months commencing June 2009
Design period: complete end May 09
All figures exclude GST
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