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1. INTRODUCTION  

1.1 BACKGROUND 

Horwath HTL Ltd (“Horwath HTL”) has been commissioned by the Carisbrook Stadium Trust 
(“CST/the Trust”) to update the base-line financial feasibility projections for the proposed new 
“Roofed” stadium in Dunedin (“the new Stadium/the Stadium”) included in our report to CST dated 
February 2007, in light of the following developments: 

(i) Revisions in the proposed design of the covered Stadium in so far as they might impact 
on operating activity, revenues or costs 

(ii) Developments in the proposed funding model for the Stadium and implications this may 
have for annual operating revenues for the stadium 

(iii) Discussions between the CST and Otago Rugby Football Union (“ORFU”) 

(iv) Updated estimates of potential turf maintenance costs for the Stadium 

(v) Any updated or further information available. 

 
All figures in this report exclude GST, unless otherwise stated. 
 

1.2 SCOPE OF WORK 

Our approach to updating the February 2007 base-line projections for the Stadium has been 
intended to ensure, within the limited scope of our work, that the CST has robust updated figures 
that reflect the current concept and operating environment.  
 
Our approach included the following key tasks: 

(i) Focus on assumptions for key variables underlying the projections  

(ii) Meetings and liaison with the CEO of the CST on key issues that could alter the 
projections 

(iii) Development of a list of key information required from CST  

(iv) Consultation with appropriate members of the CST’s design team to ensure the 
updated projections adequately reflect all updated key design aspects 

(v) Consultation with CST’s funding consultants, The Marketing Bureau Ltd (“The 
Marketing Bureau”), to understand the current proposed funding structure and identify 
the impact on the annual revenue assumptions in our financial projections (eg: naming 
rights, Foundation Club, etc) 

(vi) Review of the outline of the CST/ORFU agreement 

(vii) Discussions with the ORFU on current / future trends relating to rugby and other events  

(viii) Discussions with Jim Harland, CEO, of Dunedin City Council (“DCC”) 

(ix) Discussions with CST in relation to University and Polytechnic-related use of the 
stadium, particularly in relation to meetings and conferences 

(x) Review of the meeting, conference, exhibition and other function projections for the 
stadium in the context of the current status of the Dunedin Centre upgrade project, 
Edgar Centre and other event venues, and the meeting/function space planned for at 
the Stadium in the current concept 

(xi) Brief investigation of additional non-rugby activity (including non-revenue generating) 
that can be included in the  activity projections 
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(xii) Update of our February 2007 operating, revenue and cost projections for the “Roofed” 
Stadium option reflecting adjustments arising from the results of each of the above 
steps, for the base-line, optimistic and pessimistic operating scenarios 

(xiii) Update of sections 3 and 4 in our February 2007 report summarising our activity and 
financial projections (“our report”) 

(xiv) A brief letter summarising the key issues / findings of our work.  

 

1.3 EXCLUSIONS OF SCOPE 

The following aspects were specifically excluded from our scope of work: 

(i) Visit to Dunedin 

(ii) Update of economic impact analysis 

(iii) Comprehensive review and update of all assumptions in our projections (ie: only key 
variables and assumptions reviewed) 

(iv) Detailed scope of work as outlined in our report to the CST dated February 2007 

(v) Impact of any potential multi-venue management models currently being discussed by 
DCC 

(vi) Review of the reasonableness of The Marketing Bureau’s proposed capital funding 
initiatives 

(vii) Tourist attraction opportunities at the Stadium (eg: stadium tours). 

 

1.4 DISCLAIMERS 

This report has been prepared by Horwath HTL Ltd for the Carisbrook Stadium Trust and is 
intended for your internal use. The report is based on estimates, assumptions and other 
information available to us, the sources of which are stated in the appropriate sections of the 
report, bearing in mind commercial sensitivity and confidentiality.  We did not carry out an audit or 
verification of the information supplied to us during the engagement, except to the extent stated in 
this report. 
 
Some assumptions inevitably will not materialise, and unanticipated events and circumstances 
may occur.  Therefore, actual results achieved during the period covered by our analysis may vary 
from those described in our report (including forward looking statements and projections) and the 
variations may be material.  We did not carry out an audit or verification of the information and 
comments supplied to us during the engagement, except to the extent stated in this report. 
 
Horwath HTL assumes no responsibility whatsoever, except to the Carisbrook Stadium Trust, in 
respect to, or arising out of, or in connection with the contents of our report or work undertaken for 
you.  If any other parties choose to rely in any way on any advice provided by Horwath HTL Ltd to 
the Carisbrook Stadium Trust, they do so entirely at their own risk.  
 



 
 

_______________________________________________________________________________________________________________________________ 
Carisbrook Stadium Trust  
New Dunedin Stadium Development 
Update of Financial Feasibility Projections, November 2007 

6 

1.5 KEY OUTCOMES OF UPDATED PROJECTIONS (BASE-LINE CASE) 

The financial projections for the stadium are summarised in the Tables below showing the current November 2007 projections relative to our 
projections in February 2007. 
 
February 2007 Projections ($000s) 

 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 
Revenue  2,732  2,874  2,852  2,962  2,866  3,629  3,721  3,696  3,465  3,926  3,786  4,147  3,673  4,234  4,386 
Variable Costs  715  935  976  931  889  1,081  1,171  1,077  949  1,159  1,119  1,214  920  1,209  1,397 
Overheads  1,563  1,619  1,682  1,757  1,842  1,934  2,033  2,140  2,256  2,382  2,488  2,586  2,676  2,765  2,858 
Net Cash Flow  453  320  193  275  135  614  518  479  260  384  179  347  77  260  131 
 

November 2007 Projections ($000s) 
 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 

Revenue  3,688  3,786  3,770  3,821  3,745  5,062  4,398  5,709  4,242  4,698  6,684  5,624  5,149  5,745  5,957 
Variable Costs  1,244  1,383  1,242  1,432  1,100  1,544  1,506  1,620  1,234  1,702  1,531  1,795  1,335  1,854  1,754 
Overheads  2,078  2,195  2,278  2,364  2,455  2,549  2,649  2,753  2,862  2,977  3,084  3,197  3,315  3,439  3,570 
Net Cash Flow  365  208  250  25  191  969  243  1,336  145  19  2,069  633  499  452  633 
 

Variance ($000s) 
 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 

Revenue  956  912  918  859  879  1,433  677  2,013  777  772  2,898  1,477  1,476  1,511  1,571 
Variable Costs  -529  -448  -266  -501  -211  -463  -335  -543  -285  -543  -412  -581  -415  -645  -357 
Overheads  -515  -576  -596  -607  -613  -615  -616  -613  -606  -595  -596  -611  -639  -674  -712 
Net Cash Flow  -88  -112  57  -250  56  355  -275  857  -115  -365  1,890  286  422  192  502 

 
The overall average performance across the fifteen year projection period is summarised in the Table below. 
 

 November 2007 Average ($000s) February 2007 Average ($000s) Variance ($000s) 
Revenue  4,805  3,530  1,275 
Variable Costs  1,485  1,049  -436 
Overheads  2,784  2,172  -612 
Net Cash Flow  536  308  228 
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Overall therefore, the average net cash flow position is 74% above the average annual level in the 
February 2007 projections.  However, as is illustrated in the earlier tables, the November 2007 
projections reflect a greater level of fluctuation in the annual net cash flow performance.   
 
The key reasons for this greater fluctuation are: 

1. changes to the length of term for primary naming rights, subsidiary naming rights, and 
corporate suites, which all result in reasonably large premium renewals entering the 
projections as revenue items in 2016, 2018, and 2021 

2. the addition of Open Club Reserves (“OCR”) as a new revenue product and the effect of 
the associated premium renewals. 

 
Also evident in the earlier Tables is the fact that revenues, variable costs and overheads have all 
increased in the November 2007 projections.   
 
Revenues 
The key reasons for increases in revenues are: 

1. the additional revenue items that have been included based on advice provided by The 
Marketing Bureau to CST in relation to: 

a. the primary naming rights being a 10 year product, rather than a 15 year product as 
originally assumed, which provides the opportunity for annual naming rights revenue 
from Year 11 

b. the addition of various subsidiary naming rights products that have a five year term, 
which provide the opportunity for additional revenues in Years 6 and 11 as the 
terms are renewed 

c. the corporate suites being offered on the basis of an initial seven year term, which 
provides the opportunity for premium renewal income in Year 8 

d. the addition of an Open Club Reserve product.  The Marketing Bureau has 
conceived this product as comprising up to 45 OCRs of 12 seats each, which are 
“sold” for 10 year terms with an initial premium of $18,000 per OCR and an annual 
licence fee of $12,500 per OCR.  Based on our market enquiries and allowing for 
the dynamics of the Dunedin market, our base-line case analysis has assumed 30 
OCRs of 12 seats each with an initial premium of $18,000 and an annual licence fee 
of $15,000 

2. the inclusion of technical services commission in relation to technical equipment that the 
venue would hire and then on-charge to day meeting, conference, function, and exhibition 
hirers. 

 
Off-setting these drivers of increased revenue are several reductions in revenue including: 

1. a reduction in the assumed number of club memberships from 1,500 to 1,000, which results 
in less club membership subscription revenue from Year 6 onwards 

2. a reduction in signage revenue from $275,000 assumed in February 2007 down to 
$220,000 to reflect the overall naming rights / advertising / signage package proposed by 
The Marketing Bureau. 

 
Variable Costs 
The key reasons for increases in variable costs are: 

1. ticket rebate costs are now being modelled more precisely to reflect the greater level of 
detail we have on the seating break-down.  As a result of this additional information, we are 
now modelling the ticket rebates on the premier seat prices rather than the average ticket 
prices for the South Stand.  It should, however, be noted that there is ongoing discussion 



 
 

______________________________________________________________________________________ 
Carisbrook Stadium Trust   
New Dunedin Stadium Development 
Update of Financial Feasibility Projections, November 2007 

8 

between CST and ORFU in relation to the level of rebates for ORFU events.  Based on 
these discussions we understand that full ticket rebates for these events are unlikely.  For 
the purpose of these projections we have, therefore, assumed a reduced rebate on pre-sold 
tickets for the initial term of each.  In developing our assumed level of reduced rebate, we 
recognise there could be potential for a lower level of rebate depending upon the outcome 
of negotiations between CST and ORFU 

2. an additional variable cost of temporary seat hireage.  This cost reflects the fact that CST 
would need to hire temporary seats for events with more than 25,000 people.  The cost is 
assumed at $30 per temporary seat 

3. an increase in non-recoverable event day costs to reflect an assumption the venue will 
need to bear a higher proportion of event day costs.  This revision reflects: 

a. an increase in the venue rental percentage for Super 14 and Air New Zealand Cup 
matches 

b. a further review of event day costs incurred at a selection of existing New Zealand 
stadia. 

 
Overheads 
The key reasons for increases in overhead costs are: 

1. salaries and wages have been increased to provide for: 
a. additional staff positions (now totalling 11 FTEs), including a sales and marketing 

assistant, a fourth ground staff member, a receptionist, and an accountant (rather 
than accounts person), which have been provided for to reflect the increased activity 
assumed to occur at the venue and the need for an increased administrative team 
to support the larger corporate / membership base at the stadium 

b. increased salaries and wages for key positions, including the sales and marketing 
executive, reflecting the need for high calibre staff to deliver the projected level of 
activity. 

2. a strong increase in administration and general expenses to ensure sufficient provision has 
been made for on-going fundraising and corporate / membership relations, travel / 
entertainment, legal, accounting, and IT.  This increase has been made in reference to 
costs at other New Zealand stadia 

3. a lift in energy costs to reflect the increased level of activity 

4. an increase in security costs to reflect the anticipated “24/7” nature of the stadium and 
associated operations 

5. ground maintenance costs have been increased in the initial years to reflect a more 
conservative position given the fact that at the time of this report the results of the turf 
testing have not been published 

6. an allowance has been made for an event bid cost each year to reflect the likelihood of 
expending money to attract quality events.   

 



 
 

______________________________________________________________________________________ 
Carisbrook Stadium Trust   
New Dunedin Stadium Development 
Update of Financial Feasibility Projections, November 2007 

9 

2. POTENTIAL ACTIVITY SCHEDULE 
 
The CST, its funding consultants and other key stakeholders in the proposed new Stadium have 
emphasised the importance of the event venue being multi-purpose in nature in order to best meet 
the community’s needs.  This aspiration has guided the identification of potential activity that could 
be hosted at the new Stadium. In addition, the CST is confident that the involvement of the 
University in the Stadium precinct will provide significant business opportunities for the Stadium.   
 
Our report summarises the work undertaken, and the results thereof, in the preparation of our 
February and November 2007 reports. In the course of our work for the latter report, we have not 
undertaken enquiries to the same extent as for our February 2007 report, in accordance with our 
scope of work agreed with CST. 
     
In preparing our detailed report dated February 2007, the following organisations were consulted to 
identify potential activity for the venue: 

1. Otago Rugby Football Union (“ORFU”) 

2. Otago Cricket  

3. Sport Otago 

4. Tourism Dunedin 

5. New Zealand Rugby Union 

6. DMG Worldwide Media 

7. Dunedin City Council (Events Management) 

8. Pacific Entertainment 

9. Otago United 

10. Sports Impact 

11. Otago University 

12. Edgar Centre 

13. Dunedin Centre 

14. DCMS 

15. AkB Conference Management. 
 
A broad review of events held at other major venues throughout New Zealand has also been 
undertaken and is attached as Appendices 1 and 2.  This provides a context for considering 
potential events for a new Stadium.    
 
It is important to note that in terms of sports events (ie: excluding concerts and other non-sport 
events), rugby and cricket are the only two codes that attract significant numbers of people to 
venues throughout New Zealand.  This dynamic is highlighted by the fact that rugby and cricket 
accounts for anywhere between 56% and 100% of sport activity (not income) at the major sports 
venues of Eden Park, Westpac Stadium, AMI Stadium, Carisbrook, and Waikato Stadium.  If 
Waikato Stadium, which hosts nine national league soccer matches per year and does not cater for 
cricket, was removed from consideration, rugby and cricket would account for over 90% of sport 
activity (not income) at the major grounds. 
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Most New Zealand stadiums have little non-sport activity on their turf surface.  Westpac Stadium, 
which is regarded as one of New Zealand’s premier multi-purpose venues, has hosted an average 
of 2 – 3 non-sport events per annum on their turf surface over the last three years.   
 
The primary source of non-sport event activity at major stadiums in New Zealand relates to 
functions, exhibitions, and meetings under the Stadium’s stands (rather than sports field events).  It 
is understood that these events account for a significant level of revenue at Eden Park, Waikato 
Stadium, and Westpac Stadium. 
 
The nature of the proposed Stadium makes it difficult to benchmark against these other stadia.  
The presence of the roof, involvement of the University, and diversity of activities proposed for the 
overall site, all mean that the new Stadium has a wider potential range of activities than at 
traditional outdoor stadia. 
 

2.1 CRICKET 

Discussions have been held with Ross Dykes, the CEO of Otago Cricket.  The existing Carisbrook 
Stadium has not been used for international cricket in recent years primarily because of difficulty in 
confirming bookings, the poor standard of the players’ facilities, and the poor media facilities. 
 
The proposed rectangular field at the new Stadium precludes any cricket activity and the 
projections exclude cricket accordingly.   
 
However, Ross Dykes confirmed that it is Otago Cricket’s intention to develop University Oval to a 
standard that could host test cricket and potentially ODIs.  This will require further embankment 
work, installation of lights, and general improvements so as to provide a capacity for approximately 
10,000 people.   
 
Once University Oval is developed to this standard there would be the potential to host one test 
match per year in addition to approximately eight domestic cricket matches (encompassing one 
day matches, four day matches, and 20 Twenty matches). 
 
There could be the potential for the new Stadium to work jointly with the University Oval to realise 
cost efficiencies in relation to ground maintenance and also to potentially secure better catering 
contract terms on the basis of improved revenue potential.  We have not factored these aspects in 
to our financial projections. 
 
The CEO also advised that an indoor cricket training facility located under one of the Stadium 
stands would be attractive to Otago Cricket.  However, their limited ability to pay rental for such a 
facility means it is unlikely to be the best use of the available space. 
 

2.2 RUGBY 

Extensive consultation has been undertaken with the Otago Rugby Football Union as well as 
discussions with the New Zealand Rugby Union in relation to potential rugby activity at the new 
venue.   
 
The proposed new Stadium is viewed positively by both Unions and seen as potentially assisting in 
addressing a number of issues in relation to rugby matches in Dunedin.  At a high level, it is 
believed that the new Stadium will assist in: 

1. securing Rugby World Cup (“RWC”) matches for Dunedin 
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2. securing category B All Black test matches (ie: all test matches other than Bledisloe Cup 
matches and the Lions) 

3. securing a Lions provincial match 

4. securing the Otago / Southland regions’ continued presence in Super 14 rugby  

5. lifting average crowd attendance  

6. lifting average achieved ticket prices 

7. increasing food and beverage income to the CST. 
 
However, it is important to note that a number of people we consulted raised issues that will impact 
on the extent to which the above can be achieved.  These include: 

1. Dunedin’s relatively low income levels (average income of $14,500 per person, compared 
with a national average of $18,500), which may impact on the ability of some potential 
attendees to pay to attend rugby matches 

2. Dunedin’s relatively low population (120,000) and the low population in the surrounding 
regions to support major rugby fixtures 

3. The increasing corporatisation and commercialisation of rugby, which is likely to result in 
major rugby events increasingly being focused on Auckland, Wellington, and Christchurch 

4. The long term viability of the Highlanders franchise will be critical if the activity projections 
are to be realised 

5. A general tendency for reduced attendance levels at rugby matches in New Zealand, 
which has been particularly noticeable in 2006 and 2007.  The NZRU believes that general 
attendance levels in 2006 were impacted by the Lions tour in 2005 which resulted in a 
significant increase in rugby matches at premium price levels 

6. The increase in rugby coverage on Sky Television is believed to be contributing to reduced 
attendance levels throughout New Zealand. 

 
Key points to note in relation to match allocations by the NZRU (for All Black tests, RWC, Lions 
matches, and Junior All Blacks / NZ Maori matches) include: 

1. The NZRU will not guarantee match allocations to venues in advance 

2. New Zealand has more test capable grounds than the number of test matches that are 
hosted in any one year 

3. The NZRU is committed to supporting rugby in the Otago / Southland region and believes 
that allocating test matches and RWC matches to suitable venues in the region is an 
important part of this support 

4. In allocating test matches to grounds, the NZRU adheres to its Test Match Allocation Policy 
which states that in order for a venue to host Category B tests, it must have (as a 
minimum): 

a. 25,000 seats 

b. 7,500 covered seats 

c. Appropriate facilities for teams, coaches, match officials, TMO, Citing 
Commissioner, judicial officials, medical and drug testing 

d. Appropriate pitch quality and drainage 

e. 3 TV broadcaster positions 
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f. 3 radio broadcaster positions 

g. 30 print media positions indoors and up to 50 outdoors 

h. Permanent clean big screen 

i. Clean from signage rights below 1.2 metres 

j. Onsite lounge available for NZRU VIP hosting (150 capacity) 

k. Hospitality able to be managed by NZRU 

l. 2,000 prime seats available for NZRU use 

m. Ability to comply with NZRU pourage requirements. 

5. The NZRU’s test allocation policy also takes into consideration the yield opportunities that 
are offered by the different venues.  Typically the grounds that offer superior yield have a 
higher ratio of covered seating in prime viewing areas, have areas available for NZRU to 
use for commercial hospitality, and have strong regional patronage ensuring good ticket 
sales 

6. A key component of the NZ Maori annual programme is the Pacific Five Nations 
tournament.  The NZRU is committed to this tournament as long as the IRB continues to 
financially support the tournament.  However, the number of games held in New Zealand is 
likely to reduce over time.  In the inaugural year Samoa and the Junior All Blacks both 
played their home games in New Zealand.  The NZRU believes that in the long term it will 
be preferable to play more games within the Pacific Islands. 

 

2.3 SOCCER 

Otago United is one of the eight teams that participate in the New Zealand Football Championship 
(“NZFC”).  Otago United has traditionally been based at the Caledonian Ground, which it shares 
with athletics.  However, it has been experiencing difficulty in gaining access to the ground for its 
preferred kick-off times and has therefore started using the existing Carisbrook for its home 
matches. 
 
The existing Carisbrook facility meets Otago United’s requirements and is well regarded for its 
playing surface.  The main facility requirements are a small food and beverage offering and media 
facilities (primarily print media but also radio and television highlights). 
 
The NZFC season runs from October to March and Otago United has 10-11 home games per 
season.  Otago United can adjust its match schedules to fit in around rugby and they therefore do 
not anticipate any problems in using the venue through the early stages of Super 14 in February 
and March.  They typically attract 800 – 1,000 spectators to their matches. 
 
Otago United’s main reasons for having interest in the new stadium include ground availability and 
the anticipated good playing surface.  
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2.4 OTHER SPORT 

Consultation with organisations including Sport Otago has not identified any other significant sport 
use for the venue.  We are aware, however, that CST has had initial contact with badminton, 
basketball, and softball and they have all expressed interest in holding events at the stadium site. 
 

2.4.1 RUGBY LEAGUE 

 
Rugby League is not a major sport in Dunedin and therefore the most likely means of attracting 
rugby league to the venue would be to bid for either a New Zealand Warriors pre-season match or 
an Australian club’s “home match” against the New Zealand Warriors.   
 
In order to attract these matches, the venue would need to act as a promoter and take the financial 
risk on the event as the club’s require the venue to pay all expenses and pay an appearance fee to 
the clubs.  It is our understanding that a crowd of approximately 15,000 is required to make these 
events viable.   
 
We note that CST has had some very initial contact with an Australian NRL club regarding the 
potential for staging a pre-season “friendly” at the Stadium, and this received a positive response. 
 
For the purpose of these projections, rugby league has not been allowed for, although we 
recognise there is the potential to stage rugby league at the Stadium. 
 

2.4.2 OTHER “TURF-BASED” EVENTS 

 
The multi-purpose nature of the Stadium and, specifically, the inclusion of the roof means there are 
a wide range of other activities that could potentially occur on the Stadium’s turf.  These activities 
include, but are not limited to: 

� Kids’ “Have-A-Go” Days 
� Regional and National Marching Champs 
� Masters / Corporate Games 
� Boxing 
� Tennis 
� Netball 
� Ice Shows 
� Community Events 
� Exhibition / competition matches relating to other sports not normally held in Dunedin. 

 
These events have been excluded from our financial projections because: 

� community events are likely to operate on a break-even basis and therefore have no net 
impact on the financial projections 

� the cost of producing one-off events (eg: ice shows) are speculative and the merits of 
staging such shows would need to be subject to analysis by venue managers and 
promoters if and when the opportunity arises. 
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2.5 DAY MEETINGS AND FUNCTIONS 

Many New Zealand stadiums, in particular Eden Park, Waikato Stadium, and Westpac Stadium, 
have developed a significant day meetings and functions business. 
 
The Dunedin Convention Activity Survey, undertaken for Tourism Dunedin, identifies that there 
were 355 day meetings in Dunedin in the year ended June 2006, which was an increase of 
approximately 72% from the 206 meetings reported in 2004.  These day meetings had an average 
size of 38 attendees. It is important to note that these figures exclude University meetings held on-
site as the University does not contribute to the survey. 
 
Consultation by CST has identified strong support for the belief that the new Stadium could be a 
significant participant in Dunedin’s day meeting and functions market. This view is based on: 
 

1. the high level of utilisation in Dunedin’s existing meeting rooms, particularly the mid-size 
rooms at Dunedin’s hotels (eg: Mercure, Scenic Circle City Hotel) 

2. the desire for modern facilities to offer a contrasting option to many of Dunedin’s facilities 
that are contained within Heritage buildings 

3. the lack of larger function / banquet options in Dunedin resulting in organisers needing to 
either incur significant costs “dressing up” large venues or limiting the size of their functions 

4. physical co-location with the University. 
 
The success of the Stadium facility as a day meeting and function venue will be dependent upon: 
 

1. leveraging off the close relationship with Otago University (including alumni events) 

2. the newness, quality, ambience, mix and flexibility of the meeting / function space 

3. the ease of access to the space (ie. attendees not getting lost within the larger stadium 
complex) 

4. the quality and reputation of the in-house caterer 

5. effective sales and marketing, including cooperatively with other meeting venues in 
Dunedin  

6. the availability of adequate car park spaces 

7. The Edgar Centre’s ability to maximise its potential given its limited in-house catering 
facilities (a feasibility study is proposed for this facility to be incorporated) 

8. The Dunedin Centre’s ability to compete prior to and after its proposed refurbishment. 
 
As part of our research updating our projections, we have identified that Westpac Stadium hosts 
1,100 functions per annum with an average size of 35 people.  Therefore, we consider the 
availability of the Stadium’s corporate suites for meetings will be an important means of generating 
significant small meeting activity. 
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2.6 CONFERENCES 

According to the Dunedin Convention Activity Survey (year end June 2006), undertaken for 
Tourism Dunedin, multi-day conference activity has grown significantly in the past two years and 
there has also been a dramatic shift in the type of conference attracted to Dunedin.  
 
Figure 2.1 shows evidence of strong growth in the Dunedin conference market for multiple day 
events held in the last three years, in both the corporate and association sectors, albeit from a 
relatively low base. 
 
Figure 2.1: Dunedin Activity – Multi Day Events 
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(Source: Angus & Associates) 
 
For the year end June 2006, Dunedin hosted a total of 188 multiple day events, an increase of 
152% since the year ended June 2004. 55% of this conference activity was stimulated by 
corporate events, up 235% on 2004. The most significant industry sectors contributing to this 
activity included Training / Education (18%), Agriculture (14%) and Management / PR (12%). 
 
The size of conferences held in Dunedin is above the average for New Zealand as a whole, albeit 
that (in the year ended June 2006) the average size of a conference in Dunedin was 75 delegates, 
compared with 70 delegates for the overall New Zealand market. The main reason for this is the 
mix of conferences held in Dunedin, which is more medical and academic orientated (leveraging 
off Otago University) than corporate.    
 
Dunedin is mainly a domestic conference destination. This is highlighted by the fact that in the year 
ended June 2006, 73% of conference attendees came from the domestic market, with 22% from 
the local Dunedin market, and only 5% from the international market. 
 
New Zealand stadiums have tended to not be significant participants in the multi-day conference 
market because: 

1. the available space (for plenary and breakout rooms) often lacks the necessary flexibility 
and flow for conferences (exhibition and conference spaces are sometimes in different 
stands) 

2. stadiums are generally located some distance (not short walking distance) from major hotel 
accommodation 

3. stadiums usually do not have the higher standard of technical fit-out or equipment sought 
by conference organisers   

4. there is inadequate exhibition amenities adjacent to meeting space 

5. catering is not always up to the standard of hotels and dedicated conference facilities. 
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There is a variety of views on the role of the Stadium in conference market. It will be a new and 
unique venue, it will be close to and can leverage off Otago University, there is flexibility in the 
conference room configuration in the Stadium (although exhibition and conference spaces are in 
different stands), car parking would be readily available close to the Stadium, and shuttle buses 
between hotels and the Stadium could be used to counteract the distance from Dunedin city centre 
(as is the practise now with some conferences held at the Dunedin Centre),  
 
The conference rooms in the Stadium’s current design provide a view of the turf as well as 
attractive expansive views of the harbour to the city and access to significant natural light. 
Conferences (and other daytime functions) will therefore have a unique attractive experience at the 
Stadium.  
     
On balance, the Stadium will have a role to play in the Dunedin conference market, but more as a 
“support” and complementary venue, rather than as Dunedin’s primary conference venue which 
the Dunedin Centre is (for which a major upgrade, and potential expansion, is being proposed). 
 
The conference projections for the Stadium are based on an assumption that the Dunedin Centre 
will be upgraded (but not expanded) and will remain as Dunedin’s primary convention facility. 
Discussions with the Dunedin Centre suggest they have up to 28 conferences a year of 100 or 
more delegates.   
 

2.7 CONCERTS / EVENTS 

The existing Carisbrook Stadium has staged concerts and events on several occasions. It is 
understood that these have generally not been financially successful due to low attendance levels. 
It is reasonable to assume that the new Stadium with its new facilities, greater comfort and 
protection from inclement weather will be much more attractive to event organisers and attendees. 
The local community consultation process undertaken by CST highlighted this support and many 
people identified concerts and events as potential activities for a new Stadium with a roof which 
they would attend more than at present.  
 
These people identified the inclusion of a roof as being a critical success factor that would:- 

1. provide a unique covered venue with a capacity more than twice the size of New Zealand’s 
next largest covered venue (Vector Arena in Auckland) 

2. ensure attendees enjoy a more comfortable environment thereby assisting ticket sales 

3. provide promoters with confidence that the event will not be weather affected 

Independent market research commissioned by the Trust in June 2007 identified that the multi-
purpose nature of the Stadium was a key factor in the average Otago / Southland resident 
surveyed showing their intentions to attend 8 events including concerts and other events and (ii) 
the average Otago / Southland corporate attending 10 events.      

The survey also identified that 44% have travelled outside of the Otago / Southland region in the 
previous 12 months to attend an entertainment event.  This research highlights the significant 
opportunity available to the new Stadium and the support shown by the local/regional community, a 
critical success factor for the Stadium.  

The success of the Stadium in the concert / event market will be highly dependent on the sales and 
marketing and event management capability and networks of the Stadium management and 
willingness of promoters to hold concerts/events in Dunedin with its much smaller population 
compared to Auckland, Wellington and Christchurch. Promoters have even suggested the Stadium 
may need to establish their own in-house production company in-order to maximise activity levels 
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and the venue’s share of event revenue. This would, however, require the venue to accept a high 
level of commercial risk which could see the Trust exposed to significant losses if events do not run 
successfully. 

Westpac Stadium is often cited as an example of a New Zealand Stadium that is successful in 
securing concerts. Westpac has averaged 2-3 concerts per annum over the last three years, 
including an annual community concert. The proposed Stadium would have the advantage of a 
roof but compared to Westpac it will face a number of significant competitive challenges. These 
include:- 

1. a relatively smaller local population base with a very low population base in neighbouring 
centres 

2. a local population base with relatively lower household income on average 

3. a greater dependence on non-local attendees to achieve required audience sizes, which 
would require more attractive air links and lower cost of travel to Dunedin from other 
centres, than is currently the case 

4. a well-funded, resourced and coordinated city event strategy and associated event bid 
fund. 

 
On balance, the Stadium with a roof could have the ability to host up to three concerts or 
commercial events a year, as well as a community related event. 

The CST is confident of being able to attract attendees from throughout New Zealand for 
commercial concerts and events.  For the purpose of our projections, we have focused on a 
catchment area extending to Christchurch, although it is acknowledged that some attendees could 
come from further afield. 

 

2.8 EXHIBITIONS 

Dunedin currently has a relatively small public exhibitions market and the primary venue for these 
events is the Edgar Centre. The Edgar Centre hosts approximately eight exhibitions a year, the 
largest being the Women’s Lifestyle Expo, which attracts approximately 14,000 people over two 
days.  It is our understanding that, while this venue is not purpose-built for exhibitions, it is 
generally regarded as being adequate for the purpose.  The main limitation with the venue is that it 
has a high utilisation for community sport and we understand that this can impact on its availability 
for public exhibitions from time to time. In addition, the on-site catering facilities at the Edgar 
Centre are inadequate for larger events. 
 
At the time of our February 2007 report it was assumed UNIPOL would be located in the East 
Stand. This stand has now been designed as 2,400m2 of flexible space, which could be used as 
exhibition space.  This space could be utilised, together with the covered turf area, to provide a 
competitive exhibition venue for both small and large events. 
 
With the provision of this dedicated space in the Stadium’s East Stand, we have allowed for three 
exhibitions a year. 
 
The additional exhibition space in the Stadium, in conjunction with its catering amenities, will 
provide greater capacity and flexibility in the Dunedin market to host more exhibitions.      
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2.9 ANNUAL EVENT ACTIVITY PROJECTIONS 

Based on the consultation outlined above, our knowledge of major public event venues in Dunedin 
and elsewhere in New Zealand, and the current Stadium design, the following event activity 
projections have been prepared for the new Stadium.  
 
These projections assume that throughout the projection period there will be:- 

(i) a range of events attractive to many parts of the local/regional communities 

(ii) competent event management staff with entertainment industry expertise 

(iii) local/regional community support to attend events (especially in the Stadium’s 2-
3 year establishment period)   

(iv) adequate and competent sales and marketing resources (including prior to 
opening) 

(v) an event bid fund to help attract event organisers to hold events at the Stadium 

(vi) the Stadium’s current design  (especially range/quality of facilities being 
constructed) 

(vii) “value for money” event pricing  

(viii) the opening physical standard of the Stadium being generally maintained.  
 
Table 2.1: Event Activity Projections 

Event Type Number of Events 

Rugby Tests 3 tests every 4 years 
RWC 5 games in 2011 
Junior All Blacks / NZ Maori 1 match every 2 years 
Lions Provincial Match 1 match in 2017 
Super 14 5 - 6 games per year 
Super 14 Finals 1 finals match every 5 years 
Air NZ Cup 5 games annually 

Air NZ Cup Finals 
2 quarter-final matches every 3 years and 1 semi-final every 3 
years 

Club Rugby Finals 1 game annually  
Soccer 10-11 games per year 
Community Concert  1 concert every year  
Commercial Concert 3 concerts every year 
Summer Corporate Event 1 event every year 
Day Meeting - Small 150 in year 1, 175 in year 2, lifting to 200 per year by 2013 
Day Meeting - Medium  20 in year 1, lifting to 30 per year by 2014 
Day Meeting - Large  9 in year 1, lifting to 14 per year by 2014 
Conference - Small 3 conferences (120 pax) per year 
Conference - Large 2 conferences (225 pax) per year 
Exhibitions 3 exhibitions per year 

Functions  
15 in year 1, 20 in year 2 and 3, gradually stabilising to 18 per 
year by 2014 

(Source: HHTL) 
 
Based on discussions with the NZRU, beyond the primary venues of Eden Park, Westpac Stadium, 
and AMI Stadium, the new Stadium would compete with other “second tier” venues, such as North 
Harbour Stadium, Waikato Stadium, and Yarrow Stadium for test matches.  The provision of a roof 
would not, in itself, guarantee the venue a test match every year, but would likely achieve a total of 
three test matches over four years, these being a premier match played on a bi-annual basis with 
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‘other test’ matches being played once every fours years (on alternate years from a premier 
match).  We note that CST is confident of its ability to secure one test match per year and we have 
allowed for this in our optimistic scenario. 
 
The NZRU is not currently in a position to commit to the allocation of matches for RWC 2011.  For 
the purpose of the projections it has been assumed that a new Stadium in Dunedin would capture 
approximately 10% of the available matches, which equates to five matches.   
 
It has been assumed that the new Stadium will be able to capture a Junior All Blacks / NZ Maori 
match every second year, as part of the Pacific Five Nations tournament.  
 
The Lions are scheduled to tour New Zealand again in 2017.  Dunedin would likely require a new 
venue such as the proposed stadium in order to host a provincial match as part of the Lions Tour.   
 
The number of Super 14 matches reflects the current tournament structure and assumes one 
match per year is hosted at either Queenstown or Invercargill.  The hosting of finals matches is 
reliant on the Highlanders finishing in the top two after the round robin competition.  Based on 
historical trends, we have allowed for this to occur once every five years. 
 
The number of Air NZ Cup matches reflects the current tournament structure.  The hosting of finals 
matches is reliant on the Otago team finishing in the top four after the round robin competition.  
Based on recent NPC trends, the model allows for two quarter final matches and one semi final 
match to be played every three years. 
 
For the purpose of the projections, we have assumed that one weekend of club rugby finals will be 
held at the new Stadium each year. 
 
It is assumed that Otago United will move from the existing Carisbrook to play home games and 
any subsequent championships at the new stadium. Soccer games to be held at the stadium have 
been projected to be 10-11 per year. 
 
The concert projections are based on the assumptions outlined in Section 2.6.   
 
A provision for three exhibitions per annum has been made assuming the venue has a roof and 
that exhibition organisers would be able to utilise the playing surface.   
 
Provision has also been made for 15 to 20 evening functions / banquets each year.  It is assumed 
that these would include annual sports awards, gala functions, fundraising events, etc.   
 

2.10 PROJECTED AVERAGE EVENT SIZE (BASE-LINE CASE) 

Based on the consultation and analysis outlined above, including the event activity assumptions 
and critical success factors discussed above we have prepared the following base-line average 
event size projections.   
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Table 2.2: Projected Average Attendance at New Stadium per Event (Base-line Case) 
Event Type Number of Events 

Tests – Premier Category B 30,000 
Tests – Other Category B 25,000 
RWC 24,300 
Junior All Blacks / NZ Maori 8,000 
Lions Provincial Match 30,000 
Super 14 16,000 – 18,000 
Super 14 Finals 22,500 
Air NZ Cup 10,000 

Air NZ Cup Finals 
14,000 (semi final) 

18,500 (final) 
Soccer 1,000 
Club Rugby Finals 4,000 
Community Concert 15,000 
Commercial Concert 14,000 – 16,000 
Summer Corporate Event 500 
Day Meeting - Small 30 
Day Meeting - Medium  100 
Day Meeting - Large  150 
Conference - Small 120 
Conference - Large 225 
Exhibitions 4,000 
Functions  250 
(Source: HHTL) 
 
It has been estimated that the new Stadium, with a roof, will average 100% capacity for premier 
test rugby and 75% for ‘other tests’.  This allows for the fact that the mix of tests is likely to 
fluctuate with some having stronger spectator appeal than others.   
 
The RWC estimates of average attendance are based on an assumed match profile.  As noted in 
Section 2.2, there is currently no commitment as to where matches will be allocated.  The average 
attendance projection of 24,300 (81% capacity) assumes the ground will host one All Blacks 
match, one other top tier match, and three other matches featuring teams with lesser drawing 
power. 
 
The Junior All Blacks / NZ Maori matches in 2006 attracted relatively modest crowds.  We have 
assumed that these would achieve 27% capacity (8,000). 
 
The 2005 DHL Lions Tour achieved sell-out crowds in most venues (although Carisbrook was an 
exception).  It is assumed that the 2017 tour will achieve a capacity crowd. 
 
Figure 2.2 illustrates the Super Rugby attendance trends at the existing Carisbrook over the last 
eleven years.   
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Figure 2.2: Carisbrook Super 12 / 14 Attendance Trends 

HIGHLANDERS AVERAGE CROWD SIZE & PERCENTAGE OF CAPACITY
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(Source: ORFU) 
 
As is shown above, Carisbrook achieved good growth in spectator attendance during the first four 
years of the Super 12 with average attendances reaching a high of 21,500 in 1999.  However, 
Carisbrook experienced a sharp decline in attendances in 2000 and again in 2004.  Since 2004 
Carisbrook has achieved an average crowd of 13,700. Traditionally, Carisbrook attracts a larger 
crowd for home matches against the Crusaders, and these occur on a bi-annual basis. 
 
We have allowed for the new Stadium having an average attendance of 18,000 people for the 
years which feature the Crusaders and 16,000 for the years that do not host Crusaders matches.  
This compares to an average attendance of approximately 16,000 that has been achieved at 
Waikato Stadium for Super 12 matches since it opened. 
 
An average crowd of 18,000 equates to approximately 60% capacity.  In comparison, the 
percentage capacities achieved at the other four franchise home venues are: 

� Eden Park:  75 – 77% 

� Waikato Stadium: 60 – 70% 

� Westpac Stadium: 80 – 88% 

� AMI Stadium:  75 – 85%. 
 
 
Figure 2.3 below illustrates the average attendance at Carisbrook for NPC / Air New Zealand Cup 
matches over the last ten years. 
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Figure 2.3: Carisbrook NPC Attendance Trends 
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(Source: ORFU) 
 
As is shown, attendance levels fluctuated strongly between 1997 and 2001.  However, in three of 
those five years average attendance levels were above 10,500 people.  A strong decline was 
experienced in 2002 and since this time the attendance has continued to decline to approximately 
6,500 in 2006. 
 
We have allowed for an average attendance at the new Stadium of 10,000 people.  This is a 54% 
increase on the 2006 attendance level.  The average attendance for Air New Zealand Cup games 
at the other major stadiums in 2006 was: 

� Eden Park:  13,550 

� Waikato Stadium: 11,300 

� Westpac Stadium: 13,050 

� AMI Stadium:  17,600. 
 
Therefore, we are projecting that the new Stadium would have an attendance below that of the 
other major venues.  We believe this is justified given the local population base and the significant 
lift in attendance that we are projecting relative to current actual attendance at Carisbrook. 
 
For Air NZ Cup Finals, we have allowed for a 47% capacity crowd. 
 
Concerts, Meetings and Other Events 
 
At this stage, given the presence of a roof, an assumption of an average 15,000 people has been 
made for community concerts, and 14,000 to 16,000 for commercial concerts on the basis that 
every second year the commercial concert is likely to be a “second tier” concert.   
 
We have modelled three different categories of day meetings from small (30 people), up to large 
(150 people).  These categories broadly reflect the profile of the overall day meetings market.  
While the overall day meeting market in Dunedin has an average attendee size of 38 people, we 
have allowed for an overall average meeting size of 45 (across the three categories) on the 
assumption that the venue will target the larger end of the day meetings market but will also have 
significant small meeting activity utilising the corporate suites. 
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We have made an assumption that exhibitions will attract an average of 4,000 people per day. 
 
Functions and banquets are assumed to average approximately 250 people. 
 
The stadium will face strong competition from the proposed upgraded Town Hall and Edgar 
Centres although this has been taken into account in our projections. 
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3. FINANCIAL PROJECTIONS (BASE-LINE CASE) 
 
The financial projections have been prepared on the basis of the Trust independently operating the 
Stadium.  It is assumed that the Stadium will have a significantly higher overhead structure than at 
Carisbrook in order to successfully achieve its annual activity and revenue targets and in order to 
undertake sales and marketing prior to the Stadium opening.  
 
In order to maximise synergies and efficiencies of scale, it may be desirable for a single entity to be 
established to operate a number of Dunedin’s public assembly facilities (eg: the new Stadium, the 
Dunedin Centre / Town Hall, Edgar Centre) in a similar way in which Vbase manages AMI 
Stadium, the Christchurch Town Hall, Christchurch Convention Centre and the Westpac Centre.  
The financial projections do not currently include any provision for such an arrangement. 
 
Summary base-line projections for the new Stadium are summarised in Table 3.1 for Years 1 and 
15.   
 
Achievement of these projections assumes the following success factors:- 

(i) event activity and size and admission charge assumptions above 
(ii) proposed fundraising mechanisms will be successful and ongoing  
(iii) the Dunedin consumer and business economy does not alter significantly 

throughout the projection period to that currently existing 
(iv) the Stadium, including roof and turf, will be generally maintained in its opening 

day standard.       
 
Table 3.1: Summary Financial Projections ($000s) (Base-Line Case) 

 2011 2025 Annual 
Average 

Revenue  3,688  5,957  4,805 
Variable Costs  1,244  1,754  1,485 
Overheads  2,078  3,570  2,784 
EBITDA  366  633  536 
(Source: HHTL) 
 

3.1 REVENUE ASSUMPTIONS (BASE-LINE CASE) 

The key assumptions on which the base-line revenue projections are based are summarised in the 
following sub-sections. 
 

3.1.1 VENUE HIRE 

Venue hire for ticketed events has been modelled as a percentage of ticket revenue. The assumed 
average ticket prices for the Stadium are summarised in Table 3.2. 
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Table 3.2: Assumed Average Year 1 Ticket Prices (excl GST) 
Event Type Average Ticket Prices 

Tests – Premier Category B  $65 
Tests – Other Category B  $52 
RWC  $47 
Junior All Blacks / NZ Maori  $23 
Lions Provincial Match  $65 
Super 14  $21 
Super 14 Finals  $24 
Air NZ Cup  $13 
Air NZ Cup Finals  $15 
Club Rugby Finals  $4 
Soccer  $4 
Summer Corporate Event  $44 
Commercial Concert   $53 
(Source: HHTL) 
 
At a high level, the average ticket prices have been estimated by taking into account: 

1. current ticket prices at Carisbrook Stadium 

2. current prices at other New Zealand venues 

3. the number of complimentary seats that will need to be made available to hirers 

4. the proportion of premium seating that will be available 

5. the proportion of standing capacity that will be incorporated into the Stadium concept 

6. the pricing increases that could be achieved due to improved spectator comfort as a result 
of the proposed roof 

7. the need to ensure prices remain affordable so as to improve attendance levels at events. 
 
For Rugby World Cup 2011, the following specific assumptions were made in order to derive an 
overall average ticket price: 

1. The ticket price for the assumed All Black’s match would be 30% above a standard premier 
test match ticket 

2. The ticket price for the “Category A” match would be the same as for a standard Carisbrook 
test match 

3. The three other matches would have ticket prices in line with Air NZ Cup prices in order to 
encourage high attendance. 

 
The assumed venue hire rates are summarised in Table 3.3 below. 
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Table 3.3: Assumed Average Venue Hire per Event Day 

Events 
Venue Hire 

(% of Total Revenue) 
Rugby – Tests  7.5% 
RWC  6.0% 
Junior All Blacks / NZ Maori  7.5% 
Lions Provincial Match  8.0% 
Super 14  15.0% 
Air NZ Cup  15.0% 
Club Rugby Finals  15.0% 
Commercial Concert / Event  8.0% 
Summer Corporate Event  100.0% (own event) 
 ($/day excl. GST) 
Soccer  $1,000 
Community Concert / Event  $5,000 
Day Meeting - Small   $275 
Day Meeting - Medium   $400 
Day Meeting - Large   $600 
Conference – Small  $3,000 
Conference – Large  $5,000 
Exhibitions  $9,000 
Functions   $1,000 
(Source: HHTL) 
 
The venue hire percentages for ticketed events reflect existing commercial arrangements in the 
New Zealand market. 
 
With NZRU matches (eg: tests, RWC, Junior All Blacks / NZ Maori, and Lions), the NZRU 
contracts the local provincial union to run the match on its behalf.  As part of this commercial 
arrangement the NZRU has traditionally paid the local union 15% of the ticket revenue.  The local 
rugby union then contracts with the local venue and negotiates its own venue hire.  For test 
matches and Junior All Blacks / NZ Maori matches, it is assumed that this traditional model will 
continue and the Otago Rugby Union will pay half of the 15% to the new Stadium as venue rental. 
 
With the 2005 DHL Lions Tour, we understand the NZRU negotiated lower venue rental 
percentages than the traditional 15%.  It is assumed that the NZRU will again pay a lower venue 
rental percentage for the 2017 tour and we have assumed this to be 10%, with the ORFU paying 
80% of this to the venue. 
 
It is anticipated that the precedent set with the DHL Lions Tour will result in lower venue rental 
percentages being paid for the RWC and pressure from a wide variety of regions to host matches 
will result in venue rentals being lower than those for the DHL Lions tour.  Accordingly, it is 
assumed that a total venue rental of 8% will be paid, with the ORFU paying 75% of this to the new 
Stadium as venue rental. 
 
For concerts, a venue rental of 8% of ticket revenue has been assumed, in line with current market 
levels for concert events. 
 
The venue rental prices for day meetings, exhibitions, and functions have been set on the basis of 
benchmarking against other major New Zealand venues. 
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3.1.2 FOOD AND BEVERAGE COMMISSION 

The operating projections assume that the venue will appoint a caterer with an exclusive contract 
for all events and functions.  In return, it is assumed that the caterer will pay commission equating 
to 15% of total annual food and beverage revenue.  This commission percentage is in line with the 
levels currently being paid by catering companies for venues of this size and revenue levels 
projected. 
 
In reviewing current food and beverage sales at Carisbrook, it is evident that revenue is well below 
that achieved at many other stadiums.  In part this is because there is no exclusive catering 
arrangement.  To project food and beverage revenues for the new stadium, benchmarking has 
been undertaken using available information in relation to other New Zealand stadiums. 
 
Based on this benchmarking, our assumed average food and beverage spend per head for each 
event type, is summarised in Table 3.4. 
 

Table 3.4: Assumed Average Food & Beverage Spend per Person per Event (excl GST) 
(Year 1) 

Events General 
Corporate / Ground 

Membership 
Tests – Premier Category B  9.50  60.00 
Tests – Other Category B  8.75  55.00 
RWC  11.00  90.00 
Junior All Blacks / NZ Maori  8.00  50.00 
Lions Provincial Match  9.50  80.00 
Super 14  7.15  50.00 
Super 14 Finals  7.15  50.00 
Air NZ Cup  5.35  45.00 
Air NZ Cup Finals  5.35  45.00 
Club Rugby Finals  2.00  35.00 
Community Concert / Event  2.00  - 
Commercial Concert / Event  5.35  50.00 
Day Meeting - Small   10.00  - 
Day Meeting - Medium   12.50  - 
Day Meeting - Large   15.00  - 
Conference – Small  70.00  - 
Conference - Large  62.00  - 
Exhibitions  2.50  - 
Functions   85.00  - 
(Source: HHTL) 
 
Food and beverage commission of 15% would be earned on all of the above expenditure except 
RWC, where “clean stadium” requirements will mean the venue will forego any rights to catering 
commission. 
 

3.1.3 SIGNAGE REVENUE 

The new Stadium will be entitled to revenue from the sale of permanent signage located above 1.2 
metres from ground level.  Signage located below this level is traditionally available for the venue 
hirer. 
 
The existing Carisbrook Stadium earns approximately $156,000 from permanent signage.  It is 
anticipated that the new Stadium should have the capability to materially increase this level of 
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signage revenue.  This is especially so, if the stadium has a roof, as it will provide the venue with 
an additional point of difference in the market. 
 
Based on limited benchmark information and advice from The Marketing Bureau, an allowance has 
been made for signage revenue of $220,000 assuming the Stadium has a roof. 
 

3.1.4 CORPORATE SUITES 

The new Stadium will earn annual revenue from corporate suite licences.  The existing Carisbrook 
Stadium earns an average of approximately $23,500 per annum on each of its 42 boxes although it 
did not charge an initial premium. It is believed that the annual licence fee of the new Stadium can 
be lifted from the existing Carisbrook level on the following basis: 

(i) Fewer (ie: 18) boxes create a shortage of supply 

(ii) Benchmarking against other major stadiums  

(iii) The increased range of events at the new Stadium.   

 

The extent to which the annual licence fee can be lifted will be constrained by the anticipated lease 
terms, which will enable the venue to use corporate suites for hosting day meetings and as support 
venues for conferences. 
 
It is believed that the presence of a roof is likely to positively impact the annual corporate suite 
licence as it will provide the venue with a point of difference.  Therefore an allowance for corporate 
suite licence revenue of $40,000 per suite per annum has been made.  
 

3.1.5 CLUB MEMBERSHIPS 

It has been assumed that CST will sell 15 year club memberships as a means of contributing 
towards the Stadium’s development costs.  As these memberships are pre-paid for a 15 year 
period, it will be prudent for the Stadium to provide for a club membership subscription fee after 
five years to protect the venue against the risk of escalating ticket prices and numbers of events.  
An allowance has been made for a club membership subscription fee of $300 per member to 
commence in Year 6.   
 

3.1.6 OPEN CLUB RESERVES 

Open Club Reserves are a new revenue stream since the time of our February 2007 report and 
reflect the new product identified by The Marketing Bureau. Based on analysis of pricing at other 
stadia and an assessment of the positioning relative to Club Memberships, we believe $15,000 for 
an open club reserve that seats 12 people is reasonable. For the purpose of the base case 
analysis, it has been assumed that there will be 30 open club reserves. This will be a 10 year 
product, consistent with that assumed by The Marketing Bureau, with the annual licence fee 
increasing by 13% in Year 11. 
 

3.1.7 CORPORATE SUITES PREMIUM RENEWALS 

Based on The Marketing Bureau’s advice that Corporate suites will be a seven year product, new 
premiums will be payable in Year 8.  We have allowed for all 18 suites to be renewed with 
premiums increasing 15% above the initial premium of $60,000 advised by The Marketing Bureau. 
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3.1.8 NAMING RIGHTS RENEWAL 

Naming rights renewal is a new revenue stream that reflects The Marketing Bureau’s advice that 
the initial naming rights will be for a ten year period. We understand The Marketing Bureau is 
confident, based on their market discussions to date, of securing naming rights at a level that 
exceeds the projections contained in our February 2007 report.  
 
However, for the purpose of these projections, we have assumed that the renewal figure will be 
lower than the initial figure reflecting the fact that: 

(i) The Stadium is no longer new 

(ii) The Stadium will, over the period of time, lose some of its “novelty” factor 

(iii) The value of the naming rights for the second term will have been impacted by 
the long association of the first holder’s name in the public’s mind.  

In light of this, it has been assumed that the second term will be sold at a value of $700,000 per 
annum, which is reflective of the approximate value recently achieved with the sale of naming 
rights to AMI in Christchurch (the price of which is not public knowledge, but the term of 10 years 
is) and allowing for inflation in the intervening period. 
 

3.1.9 LEASE RENTALS 

The concept plans provide for ancillary space that will be available for lease within the stand 
structure. 
 
Our lease rental projections have not been altered since our February 2007 report based on advice 
from CST that the office space provisions have not altered in the latest concept plans. 
 
The ORFU has indicated that it could utilise office space at the Stadium for its 20 staff but that it is 
not a fundamental requirement and it could lease space elsewhere.  Assuming the ORFU does 
become a tenant of the Stadium, an allowance has been made for 300m2 at $150 per square 
metre.  This will provide annual revenue of $45,000.   
 
In addition organisations such as Sport Otago and the Academy of Sport have indicated potential 
interest in becoming tenants.  Assuming such organisations do become tenants, a provision has 
been made for a further $100,000 in lease rental revenue. 
 

3.1.10 DEVELOPMENT LEVY 

It is understood that Westpac Stadium operates a development levy system in order to raise funds 
to assist in the repayment of debt and provision for future building development.  Eden Park is also 
proposing to implement a development levy scheme to assist in repaying debt on its proposed 
expansion. 
 
For the purpose of this analysis, it has been assumed that the Carisbrook Stadium Trust will 
implement a development levy scheme.  Under this scheme the Stadium will levy a $1 charge on 
all ticketed events.   
 

3.1.11 CAR PARK REVENUE 

Provision has been made for 300 car parks on the stadium site.  It is assumed that 100 of these 
will be non-revenue generating and used by the Stadium for corporate-suite holders, Founders 
club members, functions, day meetings, and internal requirements.   
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The other 200 car parks will be revenue generating with the University of Otago assumed to have a 
lease over the car parks for five days a week for 40 weeks of the year.  On the assumption of $40 
per week per car park, this will provide revenue of $320,000 per annum. 
 
In addition, the car parks will be available for event days and it is assumed they will be sold for an 
average of $15 per car park. 
 

3.2 VARIABLE COST ASSUMPTIONS 

The primary variable costs that will be incurred by the new Stadium relate to non-recoverable event 
costs, temporary seat hireage and rebates in relation to ground member and corporate suite tickets 
(as referred to in Section 2.2).  
 
Most costs related to the staging of events are recovered from the venue hirer, in addition to the 
venue rental charge.  However, some direct costs are absorbed by the venue and the extent of 
these often depends upon the size of the venue rental charge.  Examples of non-recoverable costs 
can include: 

� Ushers 

� Incidental energy costs 

� A component of security costs 

� Gate keepers. 
 
The assumptions in relation to non-recoverable costs per event day are summarised in Table 3.5. 
 
Table 3.5: Non-Recoverable Costs per Event Day – Year 1 

Events Cost 
Rugby - Tests  10,000 
RWC  6,665 
Junior All Blacks / NZ Maori  10,000 
Lions Provincial Match  10,000 
Super 14  20,000 
Super 14 Finals  20,000 
Air NZ Cup  18,400 
Air NZ Cup Finals  18,400 
Club Rugby Finals  400 
Soccer  400 
Community Concert / Event  4,000 
Commercial Concert / Event  18,400 
Summer Corporate Event  11,111 
Day Meeting - Small   60 
Day Meeting - Medium   75 
Day Meeting - Large   100 
Conference – Small  150 
Conference - Large  250 
Exhibitions  2,000 
Functions   90 
(Source: HHTL) 
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The non-recoverable costs for Super 14 and NPC are assumed to be significantly higher than for 
NZRU events because the venue receives a higher venue hire percentage and is therefore 
assumed to be liable for a higher proportion of event costs. 
 
The temporary seat hireage cost relates to the costs of hiring temporary seating in the Stadium.  
Temporary seating will be required when there are more than 25,000 people attending the event.  
This cost has been modelled at $30 per seat. 
 
Ticket revenue rebates to venue hirers in relation to pre-sold ground member seats, open 
corporate reserves, founders club and corporate suites will represent a significant cost to the new 
Stadium.  We are aware that there are ongoing discussions between CST and ORFU in relation to 
the level of ticket rebate that will provided to ORFU.  Based on initial discussions, we understand 
that it is unlikely that a full rebate will be provided to ORFU.  For the purpose of these projections 
we have assumed that a reduced rebate will be provided to ORFU throughout the initial life of each 
of the corporate.  In developing our assumed level of reduced rebate, we recognise there could be 
potential for a lower level of rebate depending upon the outcome of negotiations between CST and 
ORFU.   It is assumed that at the expiry of the initial term the rebates will revert to the full face 
value of the premium tickets.   
 
No ticket rebate is assumed for RWC, Lions, Super 14 finals, or Air New Zealand Cup finals on the 
basis that the corporate packages would exclude rights to these matches. 
 
The ticket revenue rebates are summarised in Table 3.6 below. 
 
Table 3.6: Ticket Revenue Rebate ($000s) 

 2011 2025 Average 
Tests – Premier Category B  -  - 121 
Tests – Other Category B  -  237 56 
RWC  -  - - 
Junior All Blacks / NZ Maori  79  104 48 
Lions Provincial Match  -  - - 
Super 14 (5 matches)  304  430 392 
Super 14 Finals   -  - - 
Air NZ Cup (5 matches)  222  314 264 
Air NZ Cup Finals  -  - - 
Club Rugby Finals  7  10 8 
Total  612  1,095 890 
(Source: HHTL) 
 

3.3 OVERHEAD COST ASSUMPTIONS 

Operating overhead costs have been modelled using existing Carisbrook overhead costs as a 
base, referencing to available information in relation to other New Zealand stadia and other major 
event venues, and an allowance for the unique features and range of facilities at the Stadium. It 
should be noted that some costs, such as turf maintenance, are indicative only due to the unique 
roof system and the ongoing assessment of the turf / roof issues.  
 
A provision has been made for incremental costs, such as irrigation, ground maintenance, and air 
reticulation systems attributable to a permanent roof structure but as the roof option is unique there 
is uncertainty as to the potential cost level. 
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Table 3.7: Overhead Cost Estimates ($000s) 
 2011 2025 Increases / 

p.a. 
Salaries & Wages  743  1,000  2.5% 
Administration  305  431  2.5% 
Sales & Marketing  70  99  2.5% 
Cleaning  85  122  3.0% 
Energy  90  189  6.0% 
Security  25  46  5.0% 
Building / Roof Maintenance  100  433  10.3% 
Ground Maintenance  200  452  6.0% 
Governance  100  141  2.5% 
Event Bid Costs  100  141  2.5% 
Rates  110  218  5.0% 
Insurance  150  297  5.0% 
Total  2,078  3,570  
(Source: HHTL) 
 
The salaries and wage estimates assume the following 11 staffing positions: 

� Chief Executive 

� Event Manager 

� Sales & Marketing Manager 

� Sales & Marketing Assistant 

� Accountant 

� PA 

� Reception 

� Ground Staff (x4). 

In order to maximise the chances of success at the Stadium, overhead costs include an event 
bid fund to be used to attract event organisers to hold their events at the Stadium. This will be 
especially important in the early years of the Stadium. Such mechanisms are being 
increasingly used by major event venues, tourism destination marketing bodies and central 
government to attract major events (on the basis of increasing economic wealth to the local 
communities/economies).   

The building / roof and ground maintenance provided for in the overhead cost projections are 
confined to regular annual maintenance items.  The provision excludes significant maintenance 
and capital renewal items that will be covered by a separate sinking fund, which we understand 
is to be established by DCC.  The sinking fund will cover items such as: 

� Mechanical plant 

� Seat replacements 

� ETFE roof replacement 

� Scheduled plumbing fittings replacement 

� Convention roof replacement 

� Carpet replacement 

� Turf replacement 

� Scheduled replacement of electrical fittings. 
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4. SCENARIO ANALYSIS 
 
This scenario analysis considers the financial implications if the Stadium achieves either i) a more 
optimistic or ii) a more pessimistic level of activity than forecast in the Base-line projections. 
 
It is important to note that these alternative scenarios reflect the cumulative impact of changes in 
key assumptions occurring at the same time which may, or may not, actually occur.  Furthermore, 
these scenarios are not intended to represent the extreme levels of performance that might be 
experienced at the Stadium (ie: the optimistic scenario is not the best potential performance and, 
likewise, the pessimistic scenario is not intended to be the worst potential financial performance).   
 
In developing the scenarios, we have endeavoured to focus on the variables that have the greatest 
level of impact on the overall financial performance of the Stadium and that have the greatest 
potential for variability. 
 

4.1 OPTIMISTIC SCENARIO 

The key variables that we have altered, the nature of the alteration, and the rationale for the 
changes, are outlined in Table 4.1 below. 
 
Table 4.1: Optimistic Scenario Variables 
Variable Alteration Rationale 
Test Matches 
Base Case: 

3 matches over 4 years 

Additional “other test” to give a 
total of 1 test match per annum 

CST discussions with various 
parties indicate potential for 1 
match per annum 

Air NZ Cup Matches 
Base Case: 

2 semi-finals and 1 final over 
3 years 

1 additional match every three 
years 

Potential for improved venue 
and facilities to assist in 
developing a stronger team 
and improving potential for 
more regular finals’ matches. 

Day Meetings / Functions 
Base Case: 

From Yr 4 onwards, 200 
small meetings, 30 medium 
meetings, 14 large meetings, 
and 18 functions 

 

10% increase Activity levels at other stadia 
suggest increased activity 
levels could be possible 
especially if the uniqueness of 
the Stadium attracts 
organisers. 

Exhibitions 
Base Case: 

3 per annum 

1 additional exhibition per year The uniqueness of the 
Stadium, newness and full 
facilities could attract additional 
exhibition product in Dunedin. 

Conferences 
Base Case: 

3 small per annum and 2 
large per annum 

1 additional small conference 
and 1 additional large 
conference per year 

The range of quality facilities, 
newness and uniqueness 
(including views of the field / 
harbour / city) could attract 
additional activity (despite 
distance from most 
accommodation, cafes / bars, 
and retail). 
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Table 4.1: Optimistic Scenario Variables (cont.) 
Variable Alteration Rationale 
Club Members 
Base Case: 

1,000 members 

Increase to 1,500 The Marketing Bureau believes 
it could be possible to sell 
1,500 club memberships. 

Open Club Reserves 
Base Case: 

30 open club reserves 

Increase to 40 The Marketing Bureau believes 
it could be possible to sell 40 
open club reserves. 

Naming Rights 
Base Case: 

$6.96 million 

33% increase Increase reflects the higher 
levels of activity generated at 
the Stadium.  The increased 
level is within the range The 
Marketing Bureau believes it 
can secure in the market 
today. 

Corporate Box Premium 
Renewals 
Base Case: 

$1.2 million 

5% increase Increase reflects the higher 
value derived from the greater 
levels of activity generated at 
the Stadium.   

Ticket Rebate Percentage 
 

Lower level of rebate for ORFU 
events than the base case 

CST discussions with ORFU 
ongoing, and negotiated level 
of ticket rebate not yet 
finalised. 

Ground Maintenance 
Base Case: 

$200,000 in Year 1 

Increase by 10% To reflect the additional activity 
on the turf. 

Staffing Levels 
Base Case: 

11 FTEs 

A new position of event co-
ordinator 

To reflect the overall increase 
in activity levels. 

Energy Costs 
Base Case: 

$90,000 in Year 1 

Increase by 5% To reflect the overall increase 
in activity levels. 

(Source: HHTL) 
 
The changes outlined above have implications for the projected levels of revenues, variable costs, 
and overhead costs.   
 
Table 4.2 provides a comparison of the average annual performance under the optimistic scenario 
compared to the base-line projections. 
 
Table 4.2: Optimistic Scenario Financial Projections – Average Year ($000s) 

 Optimistic Scenario Base Line Variance % 
Revenue  5,510  4,805  14.7 
Variable Costs  1,739  1,485  17.1 
Overhead Costs  2,870  2,784  3.1 
Net Cash Flow  900  536  67.9 
(Source: HHTL) 
 
The variable costs increase strongly in the optimistic scenario because of the additional ticket 
rebates arising from the 500 additional club memberships and 10 additional open club reserves.  
The extent of this increase is mitigated by an assumption, for the purpose of these projections, that 
the CST would rebate a lower level of pre-sold ticket revenue than in the base case to ORFU for 
the initial life of each of the corporate packages.   
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Overall, due to the high fixed cost nature of the operation, the 15% increase in revenue under the 
optimistic scenario is projected to result in a 68% increase in net cash flow from an average of 
$536,000 per annum to $900,000 per annum. 
 

4.2 PESSIMISTIC SCENARIO 

The key variables that we have altered, the nature of the alteration, and the rationale for the 
changes, are outlined in Table 4.3 below. 
 
Table 4.3: Pessimistic Scenario Variables 
Variable Alteration Rationale 
Test Matches 
Base Case: 

3 matches over 4 years 

Loss of “premier test” to give 1 
test every second year 

Other NZ stadia make 
improvements to “counter” the 
improved Dunedin Stadium. 

Super 14 Matches 
Base Case: 

1 semi-final every 5 years 
 

No Super 14 finals Team fails to maintain 
historical levels of 
competitiveness and does not 
achieve 1 semi-final every 5 
years. 

Air NZ Cup Matches 
Base Case: 

2 semi-finals and 1 final over 
3 years 

1 less play-off match every 
three years 

Team fails to maintain 
historical levels of 
competitiveness. 

Day Meetings / Functions 
Base Case: 

From Yr 4 onwards, 200 
small meetings, 30 medium 
meetings, 14 large meetings, 
and 18 functions 

 

10% decrease Stadium fails to achieve 
projected level of penetration 
into the local market. 

Exhibitions 
Base Case: 

3 per annum 

1 less exhibition per year The combination of traditional 
exhibition space and turf-based 
exhibition space limits the 
broader appeal of the venue 
for exhibitions. 

Conferences 
Base Case: 

3 small per annum and 2 
large per annum 

1 less small conference and 1 
less large conference per year 

The upgrade of the Dunedin 
Centre results in it building 
market share to a greater 
extent and at the expense of 
the Stadium. 

Commercial Concerts 
Base Case: 

3 concerts per annum 

2 less commercial concerts per 
year 

Stadium fails to overcome 
issues of small local population 
base and access to attract 
promoters at the projected 
level. 

Club Members 
Base Case: 

1,000 members 

Decrease to 750 The price of the 15 year 
product meets resistance on 
the local market. 
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Table 4.3: Pessimistic Scenario Variables (cont.) 
Variable Alteration Rationale 
Open Club Reserves 
Base Case: 

30 open club reserves 

Decrease to 25 The market proves to have 
less depth than anticipated. 

Naming Rights 
Base Case: 

$6.96 million 

25% decrease  Decrease reflects the lower 
value attributable to the lower 
levels of activity generated at 
the Stadium.   

Subsidiary Naming Rights 
Renewal  
Base Case: 

$700k in Year 6 and $754k in 
Year 11 

25% decrease  Decrease reflects the lower 
value attributable to the lower 
levels of activity generated at 
the Stadium.   

Corporate Box Premium 
Renewals 
Base Case: 

$1.2 million 

10% decrease Decrease reflects the lower 
value attributable to the lower 
levels of activity generated at 
the Stadium.   

Ticket Rebate Percentage 
 

Higher level of rebate for 
ORFU events than the base 
case 

CST discussions with ORFU 
ongoing, and negotiated level 
of ticket rebate is not yet 
finalised. 

Ground Maintenance 
Base Case: 

$200,000 in Year 1 

Increase by 10% To reflect the risk of additional 
maintenance costs due to the 
roof, despite the lower level of 
activity. 

Staffing Levels 
Base Case: 

11 FTEs 

Remove sales and marketing 
assistant. 

To reflect the lower level of 
activity at the stadium. 

Energy Costs 
Base Case: 

$90,000 in Year 1 

Decrease by 5% To reflect the overall decrease 
in activity levels. 

(Source: HHTL) 
 
The changes outlined above have implications for the projected levels of revenues, variable costs, 
and overhead costs.   
 
Table 4.4 provides a comparison of the average annual performance under the optimistic scenario 
compared to the base-line projections. 
 
Table 4.4: Pessimistic Scenario Financial Projections – Average Year ($000s) 

 Pessimistic Scenario Base Line Variance % 
Revenue  4,120  4,805  -14.3 
Variable Costs  1,275  1,485  -14.1 
Overhead Costs  2,737  2,784  -1.7 
Net Cash Flow  108  536  -79.9 
(Source: HHTL) 
 
Under the pessimistic scenario a 14% reduction in average annual revenue is anticipated.  It is 
likely variable costs would reduce by a similar proportion due to the reduction in activity and lower 
number of club memberships and open club reserves (although for the purpose of these 
projections it is assumed higher rebates than the base case would be payable to ORFU). 
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Overall, however, due to the high fixed cost nature of the operation, the 14% decrease in revenue 
under the pessimistic scenario is projected to result in an 80% decrease in net cash flow to result 
in an average annual surplus of approximately $108,000, compared to a surplus of approximately 
$536,000 under the base case.   
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APPENDIX 1: NZ STADIUMS EVENT SCHEDULE 
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APPENDIX 2: WESTPAC STADIUM EVENT SCHEDULE 

 


