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ORDINARY MEETING 

23 NOVEMBER 2011 
11 

 
 
CAIRNS RECTANGULAR STADIUM NEEDS STUDY 
 
Louise Dixon LD: 1/58/16: #3367067 v3 

RECOMMENDATION: 
 
That Council: 
 
1. adopts the Cairns Rectangular Pitch Stadium Needs Study (November 2011); 
 
2. agrees in principle with the Study’s conclusion that there is sufficient 

demand to support investment in the initial capital and ongoing operations 
of the Scenario B, Option 2 development option (broadly, a 20,000 capacity 
stadium, 10,000 seat and 10,000 standing) based on the identified potential 
for broader economic and social benefits;  

 
3. agrees to investigate further the basis on which the outcomes of Scenario B, 

Option 2 could be delivered by undertaking the Cairns Rectangular Pitch 
Stadium Development Study; 

 
4. approves the appointment, under Local Buy Contract BUS162-0108 and in 

accordance with Section 183 of the Local Government (Finance, Plan and 
Reporting) Regulations 2010, of Coffey Commercial Advisory Pty Ltd to 
undertake the Cairns Rectangular Pitch Stadium Development Study for the 
amount of $149,016 excluding GST; and 

 
5. delegates authority to the Mayor and Chief Executive Officer, pursuant to 

Section 257 of the Local Government Act 2009, to finalise any and all matters 
in relation to the contract. 

 

INTRODUCTION: 
 
Council has committed through its Corporate Plan to undertake a feasibility study into 
the need for a major rectangular sports stadium for Cairns.  This report provides Council 
with the recommendations of the Cairns Rectangular Pitch Stadium Needs Study for 
Council consideration.  The report also proposes that Council appoint Coffey 
Commercial Advisory Pty Ltd to progress the next stage of the project, the Cairns 
Rectangular Pitch Stadium Development Study. 
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BACKGROUND: 
 
The Council resolutions relating to the subject in 2010 and 2011 can be found at 
Attachment 1.  In addition, Council has been provided with monthly project updates via 
the Sports, Arts, Culture and Community Services (SACCS) committee meetings, and a 
workshop on the draft Cairns Rectangular Pitch Stadium Needs Study on 7 October 
2011. 

COMMENT: 
 
Cairns Rectangular Pitch Stadium Needs Study (Part 1) 
 
The Executive Summary of the study can be found at Attachment 2 and copies of the 
final Cairns Rectangular Pitch Stadium Needs Study will be made available. 
 
The overall research and assessment undertaken as part of the study indicates that 
there is a level of demand from sports to provide content and for the community to 
attend a stadium in Cairns capable of hosting national sporting code games (soccer 
(football), rugby union and rugby league) and other events. 
 
The recommended option, Scenario B Option 2, suggests a level of demand for a 
stadium with the following specification: 

 A 20,000 capacity stadium of 10,000 seats and 10,000 standing.  
 Player, coaching, media and corporate amenity. 
 Construction cost estimated at $66.4M, based on an unidentified greenfield site. 
 Annual deficit is $1.9 million, inclusive of sinking fund and depreciation. 
 A one off value added benefit from construction of $57.4m and a total of 576 

jobs. 
 An annual value added benefit from the operations of the stadium and the 

induced visitations of $9.6m and 132 jobs. 
 No assumed ownership, management, or site determination. 

 
The financial assessment undertaken based on the anticipated content level and 
attendance levels indicates that the demand is not sufficient to allow the venue to be 
sustainable in its own right when accounting for required match return to clubs, 
maintenance, sinking fund and depreciation.  The estimated annual deficit for the 
stadium is $1.9 million, inclusive of sinking fund and depreciation, a situation not 
uncommon with other stadiums. 
 
The Study has identified that there is currently national sporting code (football (soccer), 
rugby union and rugby league) content available and demand within the Cairns market 
for these games, but the attraction of this content is not possible without the 
development of a new stadium or redevelopment of existing facilities.  



123 

Agenda – Ordinary Meeting – 23 November 2011 - #3389912 

 
The Draft Cairns Rectangular Pitch Stadium Needs Study was presented to the Key 
Stakeholder Reference Group and Councillors on 6 and 7 October 2011 respectively 
and available for the community to provide comments on from 8-23 October. 
 
Written responses on the draft were received from 15 organisations and 82 community 
members.  A Draft Report Feedback Summary has been prepared by Coffey and this 
can be found in Attachment 3.  A range of responses were received, many of which 
were comments only that did not impact the report.  The feedback provided by Sport 
and Recreation Services, Athletics North Queensland and Cairns Athletics in particular, 
have led to some changes in the final report.  These changes are identified in 
Attachment 3. 
 
Given the findings of the Part 1 Needs Assessment, it is now proposed that Council 
proceed with the Part 2 Stadium Development Study. 
 
Cairns Rectangular Stadium Development Study (Part 2) - Scope 
 
The details of the proposed Part 2 scope of works are outlined in Attachment 4 and 
summarised as follows: 

 Concept plan (1), 
 Site assessment and selection, 
 Stadium development, 
 Capital costs (2), 
 Management models, 
 Project deliver method analysis, 
 Preliminary risk analysis, 
 Business plan / Financial analysis, 
 Economic Impact Assessment (updated from Part 1) 
 Implementation Plan. 

 
(1) & (2) – the original submission included a concept plan and costing for one location 
or site.  However, the revised price includes provision for concept plans and costings for 
a second location or site option, as required as part of the Project Assurance 
Framework. 
 
It is expected that Part 2 of the project will commence in early December 2011 and be 
finalised around April 2012.  As with Part 1, monthly updates will be provided via 
SACCS committee meetings, including a more detailed timeline. 
 
Cairns Rectangular Stadium Development Study (Part 2) - Price 
 
Prior to commencing Part 1, clarification with Coffey Commercial Advisory Pty Ltd on 
some aspects of the submission, including discussion around reducing the cost and 
potential impact on the scope, occurred.  It was agreed that Council undertake the 
Economic Impact Assessment using the new model developed by the Economic 
Development Unit at no cost to the project.  The revised price from Coffey Commercial 
Advisory Pty Ltd for Part 2 was therefore $132,216 (excl GST). 
 
The additional and necessary variation to Part 2 has resulted in an amended price for 
Part 2, being $149,016 (excl GST). 
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An allocation of $150,000 in the 2011/12 capital works budget for Part 2 has been 
approved and the revised cost of consultancy services for the project follows: 
 

Part Cost

Part 1 – Needs Assessment $68,410

Part 2 – Stadium Development $149,016

TOTAL $217,426
 
Appointment of Coffey Commercial Advisory Pty Ltd 
 
The details around Coffey’s appointment, including referee report, evaluation selection 
criteria, and other submission prices, were provided in the Council report to the 11 May 
2011 Sports, Arts, Culture & Community Services committee meeting. 
 
Procurement has been conducted in accordance with the purchasing principles of the 
Local Government Act 2009 and, in particular, Section 106. 
 
The market was tested using the Request for Quote process, undertaken in accordance 
with Council’s procurement policy.  Quotes were sought by way of public 
advertisements in the Cairns Post on 2 and 5 March 2011.  The subsequent evaluation 
of the quotes found that Coffey Commercial Advisory Pty Ltd was the preferred 
consultant.  Whilst the price is over the tender threshold of $150,000, Coffey 
Commercial Advisory Pty Ltd is recommended for engagement without going to public 
tender because the company is an approved supplier through Local Buy Contract 
BUS162-0108 (Business Management). 
 
Under section 183 of the Local Government (Finance, Plan and Reporting) Regulations 
2010 a local government may enter into a contract without inviting written tenders if the 
contract is entered into under a Local Government Act (LGA) arrangement, which 
applies to purchases under Local Buy. 
 

CONSIDERATIONS: 
 
Corporate and Operational Plans: 
 
This work is identified within Council’s Corporate Plan as a major initiative to be 
undertaken. 
 
Statutory: 
 
There are no statutory drivers for this work to be undertaken. 
 
Procurement has been conducted in accordance with the purchasing principles of the 
Local Government Act 2009 and in particular Section 106. 
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Section 183 of the Local Government (Finance, Plans and Reporting) Regulation 2010 
applies which provides allowable exceptions to the requirements for Council to seek 
tenders. 
 
Policy: 
 
Procurements has been conducted in accordance with Council’s General Policy 1:02:23 
(Procurement Policy). 
 
Financial and Risk: 
 
As all aspects of the project are covered in the revised price, there is a low level of risk 
that any price variations will occur. 
 
Funding for Part 2 of the project is available within the 2011/12 capital works budget, as 
outlined earlier. 
 
The results of this work will potentially be used to inform future capital works budget 
submissions and funding applications for State and Federal Government funding 
programs. 
 
Sustainability: 
 
A sustainability scorecard on undertaking Part 2 of the Study has been completed and 
comments around the four themes of sustainability follow: 
 

 Improving Resource Efficiency - there will be travel related activity in relation to 
completing the Study. 

 Conserving Biodiversity - this is not relevant to the Study, however if 
infrastructure is built then a scorecard will be completed for that stage. 

 Enhancing Community Health and Wellbeing - the outcome of Part 1 of the Study 
indicated a need and desire for additional infrastructure for the community and 
stakeholders, hence undertaking Part 2. 

 Delivering Sound Governance and Economic Management – although not locally 
based, the appointment of the lead consultant to undertake this study is based on 
the principles in the procurement policy. 
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CONSULTATION: 
 
As per the comment section of this report. 

OPTIONS: 
 
Option 1 
 
That Council: 
 
1. adopts the Cairns Rectangular Pitch Stadium Needs Study (November 2011); 
 
2. agrees in principle with the Study’s conclusion that there is sufficient demand to 

support investment in the initial capital and ongoing operations of the Scenario B, 
Option 2 development option (broadly, a 20,000 capacity stadium, 10,000 seat and 
10,000 standing) based on the identified potential for broader economic and social 
benefits;  

 
3. agrees to investigate further the basis on which the outcomes of Scenario B, 

Option 2 could be delivered by undertaking the Cairns Rectangular Pitch Stadium 
Development Study; 

 
4. approves the appointment, under Local Buy Contract BUS162-0108, of Coffey 

Commercial Advisory Pty Ltd to undertake the Cairns Rectangular Pitch Stadium 
Development Study for the amount of $149,016 excluding GST; and 

 
5. delegates authority to the Mayor and Chief Executive Officer, pursuant to Section 

257 of the Local Government Act 2009, to finalise any and all matters in relation to 
the contract. 

 
 
Option 2 
 
That Council: 
 
1. adopts the Cairns Rectangular Pitch Stadium Needs Study (November 2011); 
 
2. agrees that the investment in the stadia, both operationally and in capital, is too 

great in terms of the economic and social return on investment and acknowledges 
that the investment in attracting events to be an unacceptable risk, so determines 
the existing facility provision to be appropriate. 

CONCLUSION: 
 
Council has committed through its Corporate Plan to undertake a feasibility study into 
the need for a major rectangular sports stadium for Cairns.  The endorsement of the 
recommendations is sought from Council to proceed with the appointment of Coffey to 
undertake Part 2 of the project, the Cairns Rectangular Pitch Stadium Development 
Study. 
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ATTACHMENTS: 
 
Attachment 1 - Council Resolutions 
Attachment 2 – Executive Summary - Cairns Rectangular Pitch Stadium Needs Study 
Attachment 3 – Draft Report Feedback Summary (November 2011) 
Attachment 4 – Cairns Rectangular Pitch Stadium Development Study (Part 2) Project 
Scope 
 
 
 
Louise Dixon 
Sport & Recreation Planner 
 
 
 
Alice Heather 
Manager, Sport Recreation and Community Development 
 
 
 
Ian Lowth 
General Manager Community, Sport and Cultural Services  
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Attachment 1 – Council Resolutions 
 
 
At the Sports, Arts, Culture & Community Services committee meeting of 13 October 
2010, Council resolved:  
 
That Council: 
 
1. Approves the progression this financial year of a needs study for a major 

rectangular stadium for Cairns; 
2. Reports back to Council on progress following needs study, and: 
3. Conditional upon the need being proven, the undertaking of a local and regional 

economic impact study at strategic level, a site selection study, concept plan, 
development staging plan, capital cost plan, business plan and management plan 
for such a stadium. 

 
 
 
At the Sports, Arts, Culture & Community Services committee meeting of 11 May 2011, 
Council resolved:  
 
That Council: 
 
1. proceeds with the Cairns Rectangular Stadium Needs Assessment; 
2. approves the appointment under Local Buy Contract BUS162-0108 of Coffey 

Commercial Advisory Pty Ltd to undertake the Cairns Rectangular Stadium Needs 
Assessment for the amount of $68,410 excluding GST;  

3. Subject to the findings of the Needs Assessment and Council’s subsequent 
approval to proceed, appoints under Local Buy Contract BUS162-0108 Coffey 
Commercial Advisory Pty Ltd to undertake the Cairns Rectangular Stadium 
Development Study for the amount of $132,216 excluding GST;  and 

4. delegates authority to the Mayor and Chief Executive Officer pursuant to Section 
257 of the Local Government Act 2009, to finalise any and all matters in relation to 
the contract. 
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Attachment 2 – Executive Summary - Cairns Rectangular Pitch Stadium Needs 
Study 
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Attachment 3 – Draft Report Feedback Summary November 2011 
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Attachment 4 - Project Scope (extract from document #2770544) 
 
PART 2 
 
4.2 Concept planning  
 
The assessment will determine the concept for and the nature of the facility required to meet the 
identified long term need and a plan for the delivery of that facility.  The consultant will be 
required to: 

1. Assess stadium designs and operations from recently developed and innovative 
stadiums servicing similar needs and in similar climate and conditions to Cairns. 

2. Consideration of other uses of the facility. 
3. Prepare a draft concept layout plan (floor plans and elevations) of the ultimate facility 

and staging alternatives and prepare an artists impression or similar to engage 
communication of the concept with the key stakeholders and Key Stakeholder 
Reference Group and funding bodies. 

4. consult with general community, key stakeholders and Key Stakeholder Reference 
Group over the draft concept plan for the ultimate facility. 

5. finalise a concept plan for the ultimate facility. 
 
4.3 Site Assessment and Selection 
 
This assessment will determine if the identified long term need is to be met by the ongoing 
development of Barlow Park or an alternative existing facility, or through the development of a 
greenfield site.  The consultant will be asked to: 
 

1. compare the concept plan for the ultimate facility (as per 4.2 above) with the current 
design of Barlow Park (including completed and future stages) to determine the merits or 
otherwise of selecting Barlow Park as the target site. 

2. Establish site assessment criteria and benchmark the conclusions from step 1 
(immediately above) with the merits of alternative sites, including 

• the Cairns and District Junior Rugby League grounds at Mann Street, and 
• other established rugby league, rugby union and football grounds capable of 

redevelopment and meeting appropriate location criteria, and 
• other precincts such as (but not limited to) the Showgrounds; and 
• any greenfield site that may meet appropriate location criteria. 

3. For each site identified above, undertake an assessment of Council’s planning scheme 
to determine what is permitted and liaise with relevant Council staff to determine 
whether any level of re-development or new development would trigger a requirement 
for new development applications and if that were the case the requirements for 
consideration. 

4. produce a draft site selection report. 
5. consult with general community, key stakeholders and Key Stakeholder Reference 

Group over the draft site selection report. 
6. finalise a site selection report. 

 
4.4 Stadium Development 
 
It is conceivable that the delivery plan will include details of the staged progression to an 
ultimate stadium design and the identification of possible triggers for progression from one 
stage to the next.  These triggers could include: 

 securing a significant anchor tenant who requires a specific stadium upgrade in order to 
meet the requirements of their competition, 

 population growth estimates that influence the provision of additional covered formal 
seating, 
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The displacement of users and other facilities is to be considered, this includes; 
 

 relocation of the athletics track and other displaced users from Barlow Park in the event 
that this facility is the preferred development site and relocation is warranted. 

 relocation of other displaced user groups and other facilities for other existing sites. 
 
The consultant will therefore be required to: 

 
1. define the identified need for the ultimate stadium through identifiable stages, noting 

potential triggers for progression from one stage to the next. 
2. produce a draft report that documents the elements of each stage, the criteria and triggers 

for staged progression and the potential displacement of users/facilities. 
3. consult with general community, key stakeholders and Key Stakeholder Reference Group 

over the draft stadium development plan. 
4. finalise a stadium development plan. 

 
In the event that a staged development will be agreed, the consultant will be required to 
produce document of a sufficient standard to support any funding application around the first 
stage to either or both the State and Federal Government, taking into account known funding 
program application guidelines. 
 
4.5 Capital costs 
 
The project will identify cost estimates for any capital works associated with delivery of the 
facility for which a community need is proven.  That is, the consultant will be required to provide 
quantity surveyor based estimates for the ultimate stadium concept design, broken down by key 
elements and reflective of the relevant development stages. 
 
Assess if any land acquisition and/or development can be incorporated into Council’s Priority 
Infrastructure Plan (PIP) and if that were the case, provide information in such detail to be 
included in future revisions of the PIP. 
 
Costings to include a % contingency and % project admin costs, to be nominated by Council. 
 
4.6 Management Models 
 
It will be important that the project produces clear guidance in terms of the most appropriate 
ownership and management model and structure for the facility, having due regard to 
successful models in place at other major comparable stadiums across in Australia and 
internationally.  This will require the consultant to 
 

1. evaluate the current model for Barlow Park as the benchmark for comparative purposes. 
2. assess other management models including those in place at Stadiums Queensland 

venues. 
3. Have due regard to the relevant development stages (refer 4.4). 
4. produce a draft management model report. 
5. consult with general community, key stakeholders and Key Stakeholder Reference 

Group over the draft report. 
6. finalise the management model report. 
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4.7 Business Plan  
 
The project will also provide a business plan for the operation of the stadium, highlighting 
specifically operational changes required as the facility progresses through any identified 
development stages.  This could include change over time from one model to another as the 
complexity of stadium operations increase. This will require the consultant to: 
 

1. Derive a business plan from the report describing the proven need for the stadium (refer 
4.1) having due regard to the management model conclusions (refer 4.6) and relevant 
development stages (refer 4.4) that includes: 

• use estimates; 
• target & user groups; 
• catchment; 
• Programs and services; 
• Staff requirements; 
• Financial Viability - operating income/expenditure, financial forecasts & cash 

flow considerations 
• Exploration of partnership and funding opportunities and strategies to 

construct the facility. 
2. produce a draft business plan. 
3. consult with general community, key stakeholders, Key Stakeholder Reference Group, 

Stadiums Queensland over the over the draft plan. 
4. finalise the business plan. 

 
4.8 Economic Impact Assessment  
 
The project will deliver an assessment of the local and regional economic impact of delivering 
and operating a stadium consistent with the identified community need.  This will require the 
consultant to: 
 

1. Update the draft Report undertaken in Part 1, having due regard to relevant 
development stages (refer 4.4). 

2. consult with general community, key stakeholders, Key Stakeholder Reference Group 
over the draft plan. 

3. finalise the economic impact assessment report. 
 
4.9 Implementation Plan 
 
An Implementation Plan outlining actions, responsibility, resourcing, timelines etc for use post 
completion of this study is to be drafted.  This will require the consultant to: 
 

1. Produce a draft Implementation Plan. 
2. Consult with general community, key stakeholders, Key Stakeholder Reference Group 

over the draft plan. 
3. Finalise the Implementation Plan. 

 
4.10 Consistency review and summary 
 
Finally, the consultant will be required to review all completed reports for consistency and 
produce a final report that is the compilation of the above with the addition of an executive 
summary. 
 


