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31 January 2019

Leslie Guy
Secretary to the Committee
C/- Parliament House
GPO Box 572
Adelaide 5001

By email: scadelaideoval@parliament.sa.gov.au

Dear Ms Guy,

The Adelaide Oval SMA Ltd (AOSMA) is pleased to provide its written submission to the Select
Committee on the Redevelopment of Adelaide Oval.

In doing so, we provide the following context we believe will be of significant value to the members
of the Committee.

In reviewing the first five years of operations of the redeveloped Adelaide Oval, it is important to
understand the events that led to the formation of AOSMA and the creation of the eventual
management model that was approved by Cabinet in 2011.

AOSMA is a joint venture company of the two entities responsible for growing and developing the
codes of cricket and football in South Australia - the South Australian Cricket Association (SACA) and
the South Australian National Football League (SANFL).

Both are not-for-profit organisations that, historically, derived the bulk of their revenues from staging
events at their respective grounds-Adelaide Oval and Football Park (AAMI Stadium). This income was
critical to their respective abilities to fund, manage and support everything from junior participation
to elite level talent development, clubs and competitions.

In 2009, the then Labor Government offered one chance at transformational change. However, it put
the onus of proving the incredibly complex business case of bringing football and cricket together at
a redeveloped Adelaide Oval on SACA and SANFL. Then-and only then-would the necessary funding
for the project be provided.

While this created an opportunity for cricket and football to help shape their futures, it was also a task
that necessitated both organisations to make sacrifices in meeting the Government's demands.

For SANFL, it meant forgoing its own plans for stadium development and abandoning its only
significant asset and revenue generator. It would also lose its membership model. Given the State
Government had only recently retracted $100 million in promised funding for Football Park and that
SANFL was carrying significant debt levels associated with supporting the Port Adelaide Football Club,
it can be argued that the organisation's only bargaining chip was its contractual right to host all South
Australian-based AFL matches at Football Park.
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SACA’s sacrifice was, in many ways, just as challenging. It had managed and operated Adelaide Oval 
as its own for decades, holding the exclusive lease over its use and investing heavily in assets including 
the Bradman Stand, the Chappell Stands, the Clem Hill Stand and, most significantly, the $116m 
Western Grandstand completed in 2010. It would have to relinquish those assets, the management of 
the Oval and the lease to the State Government, moves that required the approval of members to 
make unprecedented changes to the SACA constitution. 

Having come together in a commitment that the two core products required to underpin the move – 
elite cricket and AFL football – would be played at a redeveloped stadium and having proved the 
business case, the newly formed joint venture partners were then tasked with guiding the design and 
construction of the redevelopment in consultation with DPTI.  

That the redeveloped Adelaide Oval was completed on time and under budget should be more than a 
footnote in history. It does enormous credit to all parties involved.  

It was intended that a redeveloped Adelaide Oval would deliver significant financial uplifts, particularly 
to the two AFL clubs. SACA and SANFL were to be no worse off, and preferably better off, than they 
had been at their respective stadia, while South Australia would be better positioned to secure and 
hold events. 

It is now delivering more than was originally conceived. In fact, all stakeholders connected with this 
project are measurably better off: 

- The South Australian community is better off because the State has a multi-purpose venue that is 
positioning Adelaide and South Australia as an international and national destination for major 
events, concerts and tourism, generating associated economic, social and civic returns in a way 
that simply was not happening five years ago; 
 

- The City of Adelaide is benefiting from the international brand value of the “Adelaide Oval” – a 
name which is protected by legislation. In comparison, the new $1.4B stadium in Perth has been 
named “Optus Stadium” under a 10 year, $50M naming rights arrangement. The maintenance of 
the name “Adelaide Oval” has been a key driver in the continuing, growing awareness of our State; 
 

- The South Australian taxpayer is benefiting because they carry zero risk in terms of managing the 
stadium, maintaining it to pristine standard and continually investing to ensure it remains 
competitive on the global stage. This is all the responsibility of AOSMA; 

 
- The State Government is benefiting because it invested in an asset that, at last estimate, is 

generating in excess of $330 million every year in economic stimulus for the State and has created 
more than 1,000 jobs while not exposing the Government to the ongoing costs of operations, 
maintenance or improvement; 

 
- SACA and SANFL have protected the revenue streams that are critical for funding grassroots sport, 

community programs, umpires, clubs, competitions and talent pathways for hundreds of 
thousands of young South Australians; and 

 
- The AFL clubs are better off because the stadium football revenue agreement managed by SANFL 

and the AFL has seen both Adelaide and Port Adelaide share in significant uplifts.  

There are also the less tangible benefits; the sense of State pride in having an internationally admired, 
awarded and vibrant asset at the heart of our liveable city is difficult to measure but impossible to 
ignore. 
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Adelaide Oval – like all major event venues – is an enabler. AOSMA is responsible for creating the 
stage, while the promoters put on the show and reap the vast majority of the revenues. 

Football revenues go back to football, cricket revenues go back to cricket. In addition to all ticket sales, 
the venue user accrues the stadium advertising revenue, corporate revenue, merchandise sales and a 
percentage of food and beverage sales.  

However, no promoter – not the AFL or its clubs, not Cricket Australia, not the NRL, FFA or any other 
venue user – are responsible for the costs involved in operating, maintaining and developing the 
stadium.  

These are borne entirely by AOSMA, which must generate its own income streams to return 
distributions to its stakeholders and operate, develop and improve the stadium, maintaining its status 
as one of the best in the world and not allowing it to fall behind in the endless “arms race” that is the 
competition between global stadia. 

In 2018, AOSMA had a total turnover of $104m. From this total turnover, $25.1m in ticket and other 
trust revenue was distributed to venue users, $58.6m incurred in stadium expenses, $16.1m in 
distributions to SACA & SANFL, $4.0m in government expenses and debt repayments, leaving a net 
working capital surplus of $200k.  

Included in the stadium expenses are grounds keeping, cost of goods sold, salaries and wages (for 180 
full time and 1,375 casual employees), payroll tax, insurances, cleaning, security, IT, as well as the very 
significant water and electricity & gas outlays. 

Then there are the additional commitments AOSMA must make beyond the normal cost of doing 
business.  

The total sinking fund and rent contributions forecast to be paid by AOSMA over 50 years, in 
accordance with its special legislation, total in excess of $400m. 

AOSMA must contribute to a legislated Sinking Fund for the future replacement of assets in the 
stadium to avoid any future call on the taxpayer for matters such as seating, technology or roof 
replacements. This contribution was $2.8 million in 2018 and increases by 3.1% every year. No other 
stadium operator in Australia is required to maintain such a fund. 

Over the next 50-year term of this fund, AOSMA must generate sufficient revenue to pay an estimated 
$337 million into this sinking fund. 

This Sinking Fund cannot be used for recurrent maintenance costs. In 2018, AOSMA invested more 
than $3 million in maintaining Adelaide Oval on behalf of the State Government and the South 
Australian community. When added with the Sinking Fund contribution, AOSMA is investing 
approximately $6 million every year in maintaining the stadium and surrounding facilities.  

AOSMA is also legislated to pay a “Special annual sublicense fee” (which is generally referred to as the 
“rent”) which is paid into the Sport and Recreation Fund. Monies from this fund are distributed to 
sports outside of those involved at Adelaide Oval. Next year (2020) that contribution will increase from 
$800,000 to $1 million per annum. As noted by the Auditor General, who audits and presents AOSMA’s 
annual results to State Parliament every year, the total rent payable by AOSMA to the SA Government 
over the term of our lease is expected to be $74.3 million before indexation.  

 



AOSMA is one of the State's largest contributors to the Emergency Services Levy. In 2018, our bill was
more than $365,000. We also paid payroll tax of $1.27 million.

AOSMA has invested, or secured investment by third parties, totalling over $27m for new capital works
at the Adelaide Oval since 2014. These contributions to infrastructure have continually improved
Adelaide Oval for both patrons and venue hirers and will ultimately vest in the ownership of the
Government as leasehold improvements to the facility.

We are constantly balancing the ever-increasing cost of goods, services and wages in a technically
complex and already five year-old stadium with the need to keep Adelaide Oval competitive while
continuing to deliver the revenues demanded by promoters.

The majority ofAOSMA's revenues are generated through game day events where crowd numbers
ebb and flow relative to the success of the teams and popularity of the sport. In recent years crowd
numbers for both AFL football and cricket have been reducing.

To mitigate the risk of being solely relianton game day events, it is incumbent upon AOSMA to develop
diversified revenue streams.

The concept of a hotel provides such an opportunity and enables an international scale of innovation
that keeps Adelaide Oval at the leading edge in the ultra-competitive global stadium and events
market.

The loan facility secured from SAFA is the right mechanism because we are improving a State
Government asset that sits on Crown Land.

And South Australians are the ultimate winners because the profits generated by the hotel will be
reinvested back into football, cricket and the Oval.

There have been numerous assertions about the impact of an additional hotel. Our independent
hotels advisor concludes the number of rooms will have no material impact on the future Adelaide
hotel market.

As our submission demonstrates, the Adelaide Oval management model is performing as intended.

It is delivering benefits to the two AFL clubs while maintaining SANFL and SACA's abilities to grow
cricket and football from grassroots through to the elite level. It is protecting the taxpayer and
Government from risk - both now and in the future - while also continuing to improve on an
internationally renowned stadium in an ultra-competitive market.

Adelaide Oval has been an outstanding success for South Australia. It is being managed by AOSMA in
the manner required by legislation. The Adelaide Oval Stadium Management Authority is constantly
innovating tgij&n^ure it remains at the forefront of global stadia, and the hotel is the next step in
securing ^he long-tjerm future of this iconic asset.

Yours sirjlĉ
//

vi

A

r Scarce AC CSC RAN (Rtd)
:h9<r

/elaide Oval SMA Ltd

c<^^-^v
Andrew

Chief Executive Officer

Adelaide Oval SMA Ltd
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RESPONSE TO EACH TERM OF REFERENCE  
AS ADVISED BY THE SELECT COMMITTEE ON THE REDEVELOPMENT OF ADELAIDE OVAL 

BY LETTER DATED 20 DECEMBER 2018 
 

(a) The economic and financial benefits of the redevelopment of Adelaide Oval, including to whom 
the benefits are accruing; 
 
The Adelaide Oval has delivered more than three times the originally estimated economic benefits 
to Adelaide, along with enormous social benefits to South Australia. The financial benefits of the 
redevelopment of Adelaide Oval are addressed under section (b). 
 
Three independent reports have assessed the economic benefits as follows: 
 
Report 1  Impact of Redeveloped Adelaide Oval on City of Adelaide Business 

Author: Jim Hancock, The South Australian Centre for Economic Studies 
Date: April 2011 

 

 2011 REPORT 

Content 
No 

Redevelopment 

NEW BUSINESS 
(with 

Redevelopment) 
Attendances 

Economic 
Benefit 

$m 

Economic 
Benefit 

$m 

  

UPLIFT CITY BUSINESS 

UPLIFT UPLIFT 

  (Expenditure) (Flow On) 

AFL 0 802,158 802,158 57.3 88.2 

CRICKET 263,500 65,000 328,500 7.4 11.4 

SANFL 35,000 35,000 70,000 2.0 3.0 

OTHER 135,000 105,000 240,000 7.7 11.8 

  433,500 1,007,158 1,440,658 74.4 114.4 

Jobs Created    416 

 
Report 2 The Impact of the Adelaide Oval Redevelopment on Business Activity in the 

Adelaide CBD 
Author: Barry Burgan, Economic Research Consultants Pty Ltd 
Date: August 2014 

 

 2014 REPORT 

Content 
No 

Redevelopment 

NEW BUSINESS 
(with 

Redevelopment) 
Attendances 

Economic 
Benefit 

$m 

Economic 
Benefit 

$m 

 
UPLIFT 

CITY 
BUSINESS 

UPLIFT UPLIFT 

 (Expenditure) (Flow On) 

AFL 0 1,023,545 1,023,545 79.4 141.2 

CRICKET 263,500 65,000 328,500 7.9  
OTHER 135,000 105,000 240,000 8.1  

 398,500 1,193,545 1,592,045 95.4 169.8 

Jobs Created    573 
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Report 3 An Assessment of the Economic Value Generated by the Adelaide Oval 
Upgrade 2014/15 
Author: Barry Burgan, Economic Research Consultants Pty Ltd 
Date: March 2016 
 

 2016 REPORT 

Content 
No 

Redevelopment 

NEW BUSINESS 
(with 

Redevelopment) 
Attendances 

Economic 
Benefit 

$m 

Economic 
Benefit 

$m 

 
UPLIFT CITY BUSINESS 

UPLIFT UPLIFT 

 (Expenditure) (Flow On) 

AFL 0 955,645 955,645 76.4  
CRICKET 263,500 189,060 452,560 24.1  
OTHER 176,483 195,217 371,700 27.7  

 439,983 1,339,922 1,779,905 128.1 330.4 

Jobs Created    1,053 

 
 
The comparative summary of the results of the reports is set out below: 
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(b) The operations and financial management of the Adelaide Oval; 
 

The financial model is working as planned and is delivering benefits to the intended parties significantly 
above expectations, whilst ensuring the taxpayer is not exposed to the operating, maintenance or 
development costs of the Adelaide Oval. 

 
 

I. FINANCIAL MODEL – BACKGROUND 
 
The financial model of the Adelaide Oval was established pursuant to the Promoter’s Agreement 
following extensive negotiations between SACA, SANFL, AFL, AFC, PAFC and CA in 2010 and 2011 to 
determine how the revenues and costs of Adelaide Oval are distributed.  
 
The settlement of the Promoter’s Agreement, which confirmed the detailed arrangement of the joint 
venture between football and cricket, was a pre-condition of the Government before the 
redevelopment was finally authorised. 
 
It is AOSMA’s responsibility to administer the agreed splits of revenue and expenses and to facilitate 
the maximisation of financial returns to venue users, along with its responsibility for the costs and 
strategies inherent in the management, development and presentation of the stadium.  
 
Once revenues are distributed by AOSMA, the allocation of those revenues within the football and 
cricket economies are managed by those respective sporting organisations.  
 
There is no taxpayer contribution to the costs of developing, running and maintaining the Adelaide 
Oval. The responsibility for this rests entirely with AOSMA and is underwritten by SACA & SANFL 
pursuant to the Promoter’s Agreement. 
 
AOSMA generates its revenues from net catering revenue (after game day commissions, labour, COGS, 
and associated costs); functions and conferences; weddings; non-football/non-cricket events; tours; 
car parking; external catering at Monarto and Titanium Arena; and other ad hoc events. 
 
AOSMA uses its revenues to cover all costs of running, maintaining and developing the Adelaide Oval, 
along with the fulfilment of its obligations to pay the annual rent and sinking fund contributions. 
 
The 2018 Auditor General’s report advises that the rent payable by AOSMA to the SA Government 
over the 80‐year term of the lease is expected to be $74.3 million before indexation. 
 
The total AOSMA contributions into the sinking fund, as calculated by Rider Levett Bucknall, over the 
next 50 years is expected to be $337 million. 
 
AOSMA commenced operations in 2012 with a $9m loan facility from the CBA to cover the start-up 
expenses for the new Adelaide Oval. The loan facilities were guaranteed by SACA & SANFL. 
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II. AOSMA RESULTS SINCE COMMENCEMENT 
 
The table below shows the net results of AOSMA since commencement, and the resultant 
distributions to stakeholders.  AOSMA only retains sufficient funds to settle annual debt repayments, 
sinking fund contributions and additional capital works, leaving an annual working capital surplus of 
$200k. 

 

AOSMA  
2014 2015 2016 2017 2018  

$m $m $m $m $m  

Turnover  84.9 83.3 91.8 122.4 104.0  

Less Ticketing held in trust (22.9) (15.4) (18.4) (36.8) (20.2)  

Less Catering Expenses (26.2) (30.4) (31.5) (38.4) (36.6)  

Less Expenses of running the Oval (17.5) (17.7) (19.0) (22.0) (22.0)  

Available for Distribution 18.3 19.8 22.9 25.2 25.2  

Net Distribution to SACA (1.5) (3.7) (2.9) (3.6) (4.7)  

Net Distribution to SANFL (15.5) (15.7) (15.0) (16.9) (16.3)  

Net Result  1.3  0.4  5.0  4.7  4.2  

Total 
Applied 

Loan Repayment (0.8) (1.0) (0.5) (1.0) (0.5) (3.8) 

Additional Capital Works (0.3) (0.5) (1.0) (0.3) 0.0 (2.1) 

Stakeholder Loan  0.0 1.3 (0.5) 0.0 0.0 0.8 

Government Rent Payment   (0.2) (0.4) (0.6) (1.2) 

Sinking Fund Payment 0.0 0.0 (2.7) (2.8) (2.9) (8.4) 

Working Capital Surplus 0.2 0.2 0.2 0.2 0.2  

 
The key AOSMA revenue streams are summarised in the following table: 

AOSMA Revenue Source  

Food & Beverage Revenues Net profit from functions, conferences, weddings. 
Net game day catering revenue after commissions paid to 
SACA for cricket and SANFL for football; labour costs, COGS, 
and associated costs.  

Other revenues – e.g. stadium 
tours, car parking, External 
Catering Operations 

Revenues retained by AOSMA. 

 
The key AOSMA expenditures are summarised in the following table: 

AOSMA Expenses  

Operating Expenses & Running 
Costs, Sinking Fund and Loan 
repayment 

All expenses and running costs associated with the Adelaide 
Oval (other than specific event day running costs which are 
passed on to the hirer in accordance with agreed contracts) are 
incurred by AOSMA, including operating costs, electricity, gas, 
maintenance, wages, marketing, IT, security, insurance, etc 
and including the mandated annual rent, sinking fund and CBA 
loan repayment obligations.  

Capital Expenses  The cost of all capital replacements and new developments are 
incurred by AOSMA either from funds internally generated, 
provided by SACA and SANFL, or external borrowings.  
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III. SERVICE FEES PAID BY SACA & SANFL  

 

Contribution from SACA/SANFL  

Service Fee paid by SACA & SANFL Once all expenses are paid and revenues distributed as per the 
above model, AOSMA is left with a financial deficit each year.  
 
This deficit is then funded 50/50 by SACA and SANFL via an 
Annual Service Fee to achieve a net $200k working capital 
surplus in AOSMA per year (excluding depreciation and 
amortisation). 
 
Service fee paid in 2018 was $8.2m – i.e. $4.1m paid by each 
of SACA & SANFL. 
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IV. EXPENDITURE BY YEAR  

Expenditure as per Audited Statutory Accounts 2014 
$m 

2015 
$m 

2016 
$m 

2017 
$m 

2018 
$m 

Employee Benefits Expense 19.5  22.7  24.6  26.4  27.0  

Raw Materials and Consumables Consumed 13.1  13.6  14.8  17.0  16.6  

Supplies and Services 
Includes cleaning, security, non-recoverable match day 
costs, utilities, servicing costs, traffic management, car 
park expenses, professional services, cash collection, 
theming & presentation expenses 9.9  9.4  10.7  11.6  10.7  

Building Maintenance Costs 1.9  2.8  4.5  5.4  5.4  

Borrowing Costs 0.2  0.2  0.2  0.1  0.3  

Audit Expenses 0.1  0.1  0.1  0.1  0.1  

Other Expenses 
Includes set up costs, grounds expenses, LED screen and 
ribbon board costs, finance lease costs, software & 
licenses, telephone & data, insurance, legal expenses, 
game day expenses,  marketing, business development, 
website costs, public relations, WH&S, training, laundry, 
linen, uniforms, crockery & glass, hire of equipment, 
signage, bank fees, terminal lease rentals, subscriptions 
etc. 9.5  7.3  7.1  9.1  9.0  

Depreciation 1.7  3.5  2.9  4.9  3.6  

Total Expenses from Trading Activities 55.9  59.6  64.9  74.6  72.7  

 
GROWTH IN KEY EXPENDITURE 
 

o Maintenance  
Maintenance costs have grown considerably since the first year of operation, once warranties 
expired and reflecting the constant upkeep required to maintain the stadium at a world class 
standard for a multi-use sporting facility, and as required per the Sub Lease.  In total around $20m 
has been expended over the first five years of operation. 

Description 
2014 
$ 

2015 
$ 

2016 
$ 

2017 
$ 

2018 
$ 

Maintenance Expenses 1,936,637  2,789,242  4,497,065  5,367,077   5,452,792  
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o Labour costs 

AO - Employee Expenses 2014 
$m 

2015 
$m 

2016 
$m 

2017 
$m 

2018 
$m 

Permanent Staff           

• Ground staff; administration; 
stadium operations; IT; marketing; 
finance; stores & procurement; 
commercial sales; major events 4.5  4.9  5.2  5.3  5.4  

• Internal Security   0.1  0.2  0.2  0.6  0.8  

• Internal Maintenance  0.4  0.6  0.6  0.6  0.8  

• Tourism & Education 0.0  0.1  0.0  0.1  0.1  

Total Permanent Staff 4.9  5.8  6.0  6.7  7.1  

Total Casual staff 2.8  2.5  3.6  2.5  2.4  

Total Wages 7.7  8.3  9.6  9.2  9.5  

On Costs 1.3  1.4  1.7  1.6  1.6  

Total  9.0  9.7  11.3  10.7  11.1  

Catering & Hospitality - Employee Expenses 2014 
$m 

2015 
$m 

2016 
$m 

2017 
$m 

2018 
$m 

Permanent  2.1  3.4  3.6  3.9  4.4  

Casuals 6.6  7.2  7.1  8.3  7.2  

Permanent Part Time 0.0  0.0  0.2  0.6  1.4  

Apprentices & Trainees 0.3  0.5  0.4  0.6  0.6  

Total Wages 9.0  11.1  11.3  13.4  13.6  

On Costs 1.5  1.9  1.9  2.3  2.3  

Total  10.5  13.0  13.2  15.6  15.9  

Total Employee Expenses 19.5  22.7  24.5  26.4  27.0  

 
Casual wages fluctuate year on year as they are dependent on events. The wages in recent years 
reflect the conversion of subcontractors into permanent staff in order to minimise growing 
maintenance and security costs. 

 

Permanent Head Count

Operations, Grounds and Admin 84

Catering On Site 82

Catering Off Site:

Monarto 3

TSA 1

Active Permanent 170

PPT Head Count

Operations, Grounds and Admin 2

Catering On Site 33

Catering Off Site:

Monarto 1

TSA

Active Permanent Part Time 36

Casuals Head Count Split

Operations, Grounds and Admin 499 460 Game Day

39 Non Game Day

Catering On Site 868

Catering Off Site:

Monarto 8

TSA

Active Casuals 1375

Headcount Data As At 17/01/19
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o Electricity 
Electricity costs have increased over the 5 years and escalated dramatically in 2017.  

 

Power Costs 
2014 
$ 

2015 
$ 

2016 
$ 

2017 
$ 

2018 
$ 

Electricity 
Expense 1,001,775 1,313,321 1,520,940 2,484,738 2,533,931 

 

 
 
 
o Casual Wages 

Adelaide Oval employs an average of 1,375 casual staff each year.  Casual wage costs are one of 
the major costs of running the Adelaide Oval.  

 

Fairwork 2014 2015 2016 2017 2018 

Annual Pay Increase   2.5% 2.4% 3.3% 3.5% 

AOSMA EA Rate (level 3) $27.95 $28.65 $29.34 $30.32 $31.38 

 

 
  

$0

$500,000

$1,000,000

$1,500,000

$2,000,000

$2,500,000

$3,000,000

2014 2015 2016 2017 2018 2019

Electricity Expense

$27.00

$28.00

$29.00

$30.00

$31.00

$32.00

2014 2015 2016 2017 2018

AOSMA EA Rate (level 3)

AOSMA EA Rate (level 3)



 

Page | 14 

 
o Taxes and Statutory Payments (Rent, Sinking Fund, Payroll Tax and ESL) 

AOSMA contributes to the legislatively required sinking fund and the annual rental payments, as 
well as incurring the emergency services levy and other taxes.  

 

Taxes & Statutory 
Payments 

2014 
$ 

2015 
$ 

2016 
$ 

2017 
$ 

2018 
$ Total 

Rent 0 0 200,000 400,000 600,000 1,200,000 

Sinking Fund 0  0  2,684,717  2,765,085  2,850,521  8,300,323  

ESL 103,808  332,648  380,049  384,409  367,456  1,568,369  

Payroll Tax 898,004  1,054,799  1,127,500  1,224,221  1,290,515  5,595,039  

Total Taxes Paid 1,001,812  1,387,447  4,392,266  4,773,715  5,108,492  16,663,731  

 

 
 
 

o Sinking Fund 
In accordance with Clause 6 of the Adelaide Oval Redevelopment and Management Act 2011 the 
Adelaide Oval SMA Ltd has established a Sinking Fund out of which may be paid non-recurrent 
expenses associated with the Adelaide Oval Sub Lease. 
 
$337,000,000 will be paid by AOSMA into the sinking fund over 50 years. 
 
The Act requires AOSMA to report to the Minister each year; 
a) The amount of money paid into, and out of, the sinking fund during the financial year ending 

on the preceding 30 June; and 
b) The amount of money proposed to be paid into, and out of, the sinking fund during the current 

financial year. 
 
The Treasurer will “approve or determine the amount of money to be paid into the sinking fund 
during the current financial year (and AOSMA must comply with any determination of the 
Treasurer)” 
 
The Auditor General is required to audit the accounts of the sinking fund. 
 
The Sinking Fund report is independently prepared by Rider Levett Bucknall.  This report models 
the annual contribution into, and likely spend out of the sinking fund for the next 50 years, 
required to maintain the Adelaide Oval.  This report is updated annually as the independent basis 
for our annual approval from the Treasurer. 
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The table below details the Sinking Fund Contributions and likely expenditure over the 50-year 
model as prepared by Rider Levett Bucknall.    

 
 

Sinking 
Fund Model 
$m 

2017 2018 
2019
to 
2023 

2024
to 
2028 

2029
to 
2033 

2034
to 
2038 

2039
to 
2043 

2044
to 
2048 

2049
to 
2053 

2054
to 
2058 

2059
to 
2063 

2064
to 
2068 

Total 
$M 

Opening 
Balance 0 3 4 17 14 7 2 (1) (2) (3) 8 1 0 

Contribution 
- $ In 3 3 15 18 21 24 28 33 38 44 51 60 337 

Expended  
- $ Out 0 (2) (4) (23) (30) (31) (32) (33) (40) (34) (60) (35) (324) 

Interest 
Received  
- In 0 0 2 3 2 1 1 (0) 1 1 2 3 16 

Closing 
Balance 3 4 17 14 7 2 (1) (2) (3) 8 1 29 29 

 
 
 

V. Distributions to Stakeholders Since 2014 
 
The table below details the annual distributions to stakeholders, and the annual service fee they have 
paid back to AOSMA to return our position to a net $200,000 working capital surplus per year. 
 

AOSMA Distributions to Stakeholders (inc 
Agency revenues) 

2014 2015 2016 2017 2018 

$m $m $m $m $m 

SACA 

Catering Commissions & Administered 
Items 3.7 6.8 7.3 7.6 8.7 

Less: Service Fee (2.3) (3.1) (4.5) (3.9) (4.1) 

Net SACA Distributions 1.5 3.7 2.9 3.6 4.7 

SANFL 

Catering Commissions, AO Football 
Membership & Administered Items  20.3 18.8 19.6 20.8 20.4 

Less: Service Fee (2.3) (3.1) (4.5) (3.9) (4.1) 

Net SANFL Distributions 18.0 15.7 15.1 16.9 16.3 

 
Notes: 

• AOSMA is not involved in distribution of funds by SACA and/or SANFL pursuant to their own 
particular circumstances. 

• AOSMA collects the Adelaide Oval Football Memberships on behalf of SANFL. 

• AOSMA does not collect cricket memberships on behalf of SACA 
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VI. Reconciliation to the Audited Statutory Accounts by year 
 
The table below reconciles the Net Result set out on page 8 to the annual audited Statutory 
Financial Statements. 
 
The adjustments relate to certain accounting treatments as follows: 

• “Government grants” to AOSMA are part of the $535m redevelopment budget which 
were expended by AOSMA to undertake various elements of the redevelopment on 
behalf of the Government.  

• AOSMA receives and distributes ticketing and other funds as agent of SACA and SANFL, 
which are not included within AOSMA’s Statement of Comprehensive Income. These 
distributions are net of servicing fees and replace the funds formerly generated 
directly by SACA when it held the lease over Adelaide Oval, and for SANFL when AFL 
football was played at AAMI Stadium.  

• AOSMA receives and distributes ticket funds as agent on behalf of other venue hirers. 
These amounts are not included within the Statutory Financial Statements.  
 

Reconciliation from Net Profit to Statutory 
Financials 

2014 2015 2016 2017 2018 

$m $m $m $m $m 

Net Result 1.3 0.4 5.0 4.7 4.2 

Less ticketing revenues received - held in Trust -22.9 -15.4 -18.4 -36.8 -20.2 

Less Administered Items revenues received (net 
of servicing costs) -18.4 -18.1 -18.5 -19.3 -19.6 

Less Government Rent Payment   -  0.2 -  0.4 -  0.6 

Add back Ticketing distributed 22.9 15.4 18.4 36.8 20.2 

Add back Administered Items distributed 18.4 18.1 18.5 19.3 19.6 

Net Profit excluding agency revenues as per the 
Statutory Financial Statements 1.3 0.4 4.8 4.3 3.6 

Add Capital Income 0.3 0.4 0.5 0.4 0.4 

Add Government Grants  15.7 4.0 0.2 0.9 2.8 

Add Interest Income - Sinking Fund 0.0 0.0 0.0 0.0 0.1 

Add back Lease Principal Offset 0.1 0.2 0.2 0.1 0.7 

Less Capital Expenditure (including the capital 
expenditure funded by Govt Grants) -9.5 -2.2 -0.4 -1.3 -1.1 

Less Depreciation -1.7 -3.5 -2.9 -4.9 -3.6 

Less Tickets Distributed -3.0 0.0 0.0 0.0 0.0 

Audited Statutory Profit / (loss) 3.2 -0.7 2.4 -0.5 2.9 
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VII. Revenue Generated by Key Users of the Adelaide Oval 
 
Pursuant to the agreements in place with the AFL, Cricket Australia, the Promoter’s Agreement and 
other hire contracts, the Adelaide Oval is provided as a “clean venue”, allowing the relevant hirer the 
ability to commercialise the Adelaide Oval and maximise their returns.  
 
In addition to revenue collected and distributed by AOSMA from events at the Adelaide Oval, 
significant revenues are collected directly by organisations such as AFC, PAFC, Cricket Australia and 
other venue hirers which are generated from their ability to utilise the Adelaide Oval but do not pass 
through the books of AOSMA.  
 
These revenues include: 

Other Revenue 
Source 

Collection Model 

Season 
Memberships and 
Ticket Sales 

Venue hirers sell tickets and season passes directly to their members and the public, 
granting them access to their sport/ event at the Adelaide Oval. This includes: 

• Adelaide Crows and Port Adelaide Football Club Essential Memberships, 
Season Tickets and 3 game memberships and reserved seat payments for AFL 
games. 

• AFL for ticket sales for AFL finals. 

• SANFL for ticket sales for SANFL finals.  

• SACA Cricket memberships and Strikers Memberships are sold by SACA.  

• Test match, One Day International and International 20/20 matches sold by 
Cricket Australia. 

• Concerts and other events sold by the relevant promoter. 
Such rights are owned, controlled and exploited by the relevant hiring body. 

Corporate 
Revenue, 
Suites, Audi Club, 
Supply Rights 

18 Seat corporate suites, Audi Stadium Club, Gil Langley Room; Committee Room; 
Chairman’s Room; Leigh Whicker Room; President’s Room; Telstra Plaza revenues are 
collected in trust and distributed to SACA/SANFL in accordance with the Promoter’s 
Agreement. 

Daily Ticket Sales Daily ticket revenues collected are held in trust and distributed directly to the relevant 
sporting team or venue hirer (e.g. AFC, PAFC, CA etc).   

Other Facilities Special facilities including all 12-seater corporate suites; Graham Cornes deck; all 8 and 
10 seat Open Corporate Boxes; Cahill McLeod Room; Bodyline Bar; Suite One (PAFC); 
Premiership Room (AFC); Magarey Room; Ian McLachlan Room; Cathedral Room are 
controlled and exploited by the relevant hiring body. 

Merchandise Merchandise is managed and sold by the sporting team or venue hirer. All rights are 
owned, controlled and exploited by the relevant hiring body. AOSMA grants access to 
dedicated spaces for merchandise sales. 

Event Programs Event Program rights are owned, controlled and exploited by the relevant hiring body. 

Advertising Venue hirers utilise the venue’s LED screens and ribbon boards, to sell advertising to 
commercial sponsors. All rights are owned, controlled and exploited by the relevant 
hiring body. 

Broadcasting 
Rights 

All broadcast rights are owned, controlled and exploited by the relevant hiring body. 

Activation Rights External plazas, internal concourses, atriums and internal grassed areas including the 
Hill, along with all on-field activation rights are owned, controlled and exploited by the 
relevant hiring body. 

Sponsorship Rights All event sponsorship rights are owned, controlled and exploited by the relevant hiring 
body for their event. 
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VIII. Total Revenue Growth by Key Users Over the Last 9 Years 

 
To assist in analysing “to whom the benefits are accruing” the tables below quantify revenue growth 
for the key Adelaide Oval users since 2009 as set out in their respective published audited annual 
reports. 
 
Note: 
This information is extracted directly from the audited reports and different breakdowns of revenue 
sources have occurred over the years. 
 
 

SACA 
2009 2010 2011 2012 2013 2014 2015 2016 2017 

$m $m $m $m $m $m $m $m $m 

Contribution received from 
Federal Government 5.0  20.0  

       

Cricket Revenue 9.1  12.1  16.6  13.5  10.5  14.2  17.6  22.3  22.0  

Members Subscriptions 4.9  4.4  10.7  7.2  7.9  11.0  10.2  10.3  10.6  

Catering Related Revenue 6.4  6.1  11.9  10.5  6.6  13.3  6.6  4.2  3.8  

Ground Revenue 5.4  5.1  4.6  8.4  3.9  3.6  3.5  3.7  4.3  

Interest Revenue 0.7  0.1  0.4  0.3  0.3  0.4  0.0  0.0  0.0  

Total Revenue 31.6  47.8  44.2  39.9  29.3  42.4  37.9  40.6  40.8  

 
 

SANFL 2009 
$m 

2010 
$m 

2011 
$m 

2012 
$m 

2013 
$m 

2014 
$m 

2015 
$m 

2016 
$m 

2017 
$m 

Sale of goods revenue 13.0 13.0 14.6 16.9           

Rendering of services revenue 18.1 16.9 18.7 18.7           

Grant Revenue 3.7 1.0 0.7 0.8           

Other revenue 0.6 1.0 0.4 0.4           

Total revenue 35.5 31.9 34.4 36.8 34.9 47.4 35.8 35.4 36.6 

 
 

AFC 
2009 2010 2011 2012 2013 2014 2015 2016 2017 

$m $m $m $m $m $m $m $m $m 

Season ticket sales and AFL 
memberships 6.8  7.0  8.0  8.6  9.3  13.1  17.3  20.4  21.5  

Sponsorship and Fundraising 9.2  9.7  9.5  10.6  8.9  11.1  13.6  14.6  17.1  

AFL Sourced Revenue 7.0  7.1  7.4  9.2  9.7  9.3  9.8  10.1  13.1  

Corporate Boxes and Reserved 
Seating 0.8  1.0  1.2  1.4  1.4  1.9  2.0  1.6  1.8  

Memberships 1.2  1.1  1.1  1.4  1.6  1.9     

Net Football Operations 
Revenue 

25.0  25.8  27.1  31.2  30.8  37.3  42.7  46.7  53.5  

Gross Merchandise revenue 1.0  0.9  0.8  1.3  1.4  1.4  1.4  1.4  1.5  

Other Revenue 1.1  2.7  2.4  2.5  2.8  1.7  1.0  0.8  0.8  

Grants & AFL Prize Money 7.2  0.9  0.8  0.5  0.4  0.0  0.3  0.3  0.1  

Total Revenue 34.2  30.3  31.2  35.4  35.3  40.4  45.5  49.3  55.9  
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PAFC 
2009 2010 2011 2012 2013 2014 2015 2016 2017 

$m $m $m $m $m $m $m $m $m 

Revenue from AFL, Match Day 
and Merchandise 0.8  0.7  0.7     17.1  17.2  20.3  

Marketing Revenue     15.7  22.5     

AFL Distribution 7.1  7.4  7.4  8.0       

Revenue from Football 
Operations 15.1  16.7  18.1  18.4  17.1  17.1  25.9  28.1  30.8  

Licensed Venues 4.1  3.9  6.8  7.7  7.8  8.0  7.6  7.3  6.8  

Other Revenue    0.6  0.9  0.7  0.2  0.1  0.0  

Grants & AFL Prize Money 4.8  3.2  4.1  2.0       

Total 31.9  31.9  37.0  36.6  41.5  48.2  50.8  52.8  57.9  

 
Graphical analysis: 

Note 
The Adelaide Oval Redevelopment was completed in December 2013 for cricket and March 2014 for 
football. 
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Note: 

• In 2014, the SANFL received $10m deposit on the sale of AAMI Stadium which was 
passed directly through to the AFL to retire debt and has not been included in the 
above graph. 

 
  

LAST YEAR BEFORE 

REDEVELOPED ADELAIDE OVAL 
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IX. Comparative Retail Pricing  
 
Comparison of key product prices to other stadia nationally and other South Australian 
organisations and events, with the most expensive stadium highlighted in red, and the cheapest 
stadium highlighted in green: 
 

2019 Product 
Sales Prices 

Adelaide 
Oval 

Interstate Stadia Adelaide Venues 

Brisbane 
GABBA 

Perth 
Optus 

Stadium 

Sydney 
Cricket 
Ground 

Melb. 
Marvel 

Stadium 

Melb. 
Cricket 
Ground 

Adelaide 
Airport 

Superloop 
500 

Royal 
Show 

Adelaide 
Festival 
Centre 

Beer Pint – 
full strength  

$9.50 $9.90 $9.70 $9.30 $8.20 $8.40 $10.00 $8.50 $8.70 $8.50 

Beer Pint – 
mid Strength 

$9.00 $8.30 $8.70 $9.00 $8.20 $8.40 $10.00 $7.00   $8.50 

600ml Mount 
Franklin 

$5.10 $4.80 $4.50 $5.50 $5.00 $3.30 $4.90 $4.50 $4.90 $4.50 

600ml CSD 
(coke range) 

$6.00 $5.40 $5.50 $6.60 $5.70 $4.60 $5.50  $5.40 $4.00 

House Wine – 
glass 

$8.60 $10.00 $8.50 $10.00 $10.00 N/A $10.50 $9.00 $8.00 $7.50 

Base spirit – 
glass  

$9.80 $9.80 $9.00 $10.70 N/A $8.30 $9.80      

Hot chips $5.80 $5.80 $6.00 $6.60 $4.00 $4.40    $5.20   

pie / pasty $5.80 $5.10 $5.20 $6.50 $4.00 $4.50 $6.80 $5.50 $6.20 $7.00 

Hotdog – 
basic 

N/A  $5.90 $6.50 $6.50 $6.60 $4.40   $6.00 $6.70   

Hotdog – 
premium 

$8.70 $11.20 $9.00 $9.50 N/A $9.70   $12.00 $7.00   

Beef Burger $9.80 $8.70 $9.00 $9.60 N/A $6.80   $10.00 $10.00   

Coffee – 
cappuccino  

$4.50 $4.60 $5.00 $5.00 $4.70 $4.70 $4.60 $4.50 $4.70 $4.50 

 
 

Notes: 
1. At the Adelaide Oval: 

• free filtered water is available at all bars throughout the stadium and at the “hydration 
station” situated on the northern mound; 

• patrons can bring their own food and drink (non-alcoholic and non-glass bottles). 
 
2. The MCG benefit from: 

• economies of scale given their large size and higher number of events staged;  

• MCC membership base comprising 62,653 full and 41,332 restricted members.  
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(c). The corporate governance of the Oval, including the Stadium Management Authority; 

 

Adelaide Oval SMA Ltd is a joint venture between SACA and SANFL in the legal form of a 
company limited by guarantee.  

SACA and SANFL are the only parties exposed to the commercial risk of managing, operating and 
maintaining Adelaide Oval. 

There is no risk to the State Government or taxpayer. 
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i) AOSMA and its Stakeholders 
 
AOSMA and its two stakeholders are not for profit organisations. 
 
Adelaide Oval SMA Limited (AOSMA) is a company limited by guarantee. It is a joint 
arrangement of the South Australian Cricket Association Limited (SACA) and the South 
Australian National Football League (SANFL) and is a non-profit public company.  Its 
objects state that its primary purpose is the promotion of sport, and it can only distribute 
funds to organisations that have as their principal objects the encouragement of sport and 
do not carry on business for the profit or gain of its individual members. 
 
The South Australian Cricket Association Limited (SACA) is a company limited by 
guarantee. The purpose of SACA is to promote, develop and encourage the game of 
cricket in South Australia. SACA is not carried on for the profit or gain of its individual 
members. SACA property must not be paid to or distributed among the Members. 
 
The South Australian National Football League Incorporated (SANFL) is an incorporated 
association in South Australia. The objects for which the SANFL is established are to 
promote, encourage, control, develop and manage the game of Football; to promote, 
control, manage and encourage Football matches and competitions between teams of 
SANFL Clubs; to promote, control, manage and encourage football teams and football 
matches in football competitions; including without limitation the Australian Football 
League, in which football teams other than teams of a SANFL Club is a participant; and to 
promote and encourage the playing of all other forms of athletic sport. 
 

ii) Corporate Structure and Governance 
So far as relevant to corporate governance, AOSMA is primarily regulated by its Constitution and the 
Promoter’s Agreement.  The parts of the Constitution and the Promoter’s Agreement relevant to 
AOSMA's corporate governance are addressed below. 
 
Constitution 
The Constitution provides that the only members of AOSMA are its directors from time to time, and 
then only while that person remains a director of AOSMA.  SACA and SANFL are not members of 
AOSMA and neither has any right or entitlement to any legal or beneficial interest in the income or 
property of AOSMA but may receive distributions from AOSMA (as explained below). 
 
The objects for which AOSMA was established are: 
 

o to encourage, promote, control and manage sport, and games of cricket and games of Football 
within the Adelaide Oval Core Area and elsewhere; and recreational and entertainment events 
other than sporting events including cricket and Football;  
 

o in furtherance of the above objects to promote, control and manage a multi-purpose sporting 
stadium within the Precinct; and any other premises or sports grounds controlled by the 
AOSMA from time to time; and otherwise maximise the use of the Precinct, having regard to, 
among other things, the environment; and 
 

o to make distributions provide grants and/or render financial assistance to any sporting club, 
association, organisation, institution or company provided that such sporting club, association 
organisation, institution or company at the time of making such distributions, providing such 
grants or rendering such financial assistance has as a principal object, the encouragement of 
sport; and does not carry on business for the profit or gain to its individual. 
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AOSMA's income and property must be applied solely towards promoting its objects set out above. 
Subject to certain usual commercial exceptions, no part of the income or property may be paid, 
transferred or distributed, directly or indirectly, by way of dividend, bonus, fee or otherwise, to any of 
the Members.  
 
As evident from the above, AOSMA may resolve to distribute funds to SACA and SANFL, or other 
parties in accordance with AOSMA's Objects.  The amount of the distribution to SACA and SANFL is set 
out in the Promoter’s Agreement. 
 
Promoter’s Agreement 
The Promoter’s Agreement is to a company limited by guarantee what a shareholders agreement is 
to a company with share capital (for example a proprietary limited company registered under the 
Corporations Act 2001 (Cth)). 
 
The Promoter’s Agreement regulates the rights and obligations of AOSMA, SACA and SANFL in relation 
to the occupation and use of the precinct. It also establishes a financial model on how the revenues 
generated by AOSMA at Adelaide Oval will be distributed between the 2 stakeholders in SACA and 
SANFL.  As is customary with agreements of this nature, in the event of an inconsistency between any 
of the provisions of AOSMA's Constitution and the terms of the Promoter’s Agreement, the terms of 
the Promoter’s Agreement take precedence to the extent of that inconsistency. 
 
The Promoter’s Agreement continues for a period of indefinite duration until it is terminated in 
respect of SACA, SANFL and AOSMA in accordance with its terms. 
 
The purposes for which AOSMA has been established include, but are not limited to, the 
encouragement, promotion, control and management of: 
 

(i) sport, and games of cricket and games of Football within the Adelaide Oval Core Area 
and elsewhere; and 

(ii) recreational and entertainment events other than sporting events including cricket 
and Football; 

The principal business of AOSMA is the promotion, control and management of the Precinct as a multi-
purpose stadium for the conduct of sporting, entertainment and recreational events and functions 
and activities ancillary thereto, and to that end: 

(i) to promote, present and manage: 

(a) Football Matches and Cricket Matches; and 

(b) events and activities ancillary to Football and Cricket; 

(ii) to facilitate, promote, control and conduct Ad Hoc Events; 1 and 

(iii) to use the Precinct for such other purposes as may be reasonably necessary for, or 
incidental to, any of the aforesaid purposes. 

 
Except as required by law or its constituent documents, the business and affairs of AOSMA are to be 
managed by its Board which may exercise all the rights, powers or capacities of AOSMA.   
 

                                                             
1 An 'Ad Hoc Event' means any event, function or other activity to be staged or held at the Precinct which is neither an event, function or 

other activity being staged or held for a Football Purpose or a Cricket Purpose nor an International Event or a Prescribed Event. 
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The Board comprises a maximum of eight directors, four appointed by the SACA board of management 
and four by the South Australian Football Commission.  These bodies may remove and replace their 
appointees.  The Chair of the Board is appointed by the Board for a term of three years or such lesser 
period as the Board determines when appointing the Chair.  The Chair does not have a casting vote. 
 
The current Directors of AOSMA are: 
SACA Appointed: Kevin Scarce (Chairman) 
   Andrew Sinclair 
   Dean Marsh 
   Rod Phillips 

Andrea Slattery (Alternate Director) 
   Keith Bradshaw (Alternate Director) 
SANFL Appointed: John Olsen (Deputy Chair) 
   Philip Gallagher 
   Dion McCaffrie  
   Peter Hurley 
   Jake Parkinson (Alternate Director) 
 
No Board fees are paid nor ever have been paid. 
 
The CEO of AOSMA holds a full-time position and is appointed by the Board.  The CEO is responsible 
to the Board for the management of AOSMA's affairs and for co-ordinating and supervising the day to 
day business and operations of the company.  The CEO is permitted to authorise expenditure and incur 
liabilities on behalf, or in the name, of AOSMA within the limits approved by the Directors from time 
to time. 
 
AOSMA also has a secretary and a public officer. 
 
The Board must cause the accounts of AOSMA to be audited by an auditor approved by SANFL and 
SACA and appointed by AOSMA from time to time in accordance with the requirements of the 
Corporations Act.  As required by the Adelaide Oval Redevelopment and Management Act 2011 (SA), 
the accounts of AOSMA are audited each year by the Auditor-General and a report on that audit 
included in the Auditor-General's annual report. 
 
Under the Promoter’s Agreement, in the case of financial difficulty faced by AOSMA, SACA and SANFL 
are required to make such financial accommodations as to resolve that difficulty. 
 
Commercial Operations Trust 
 
The Commercial Operations Trust was established on 11 April 2016 for the purpose of managing the 
Adelaide Oval RoofClimb under licence from AOSMA. 
 
The licence arrangement to transfer the Adelaide Oval RoofClimb operations to the Commercial 
Operations Trust was approved by The Minister for Transport and Infrastructure (The Hon Stephen 
Mullighan) via his delegate on 28 July 2016. 
 
The Trustee of the trust is the Commercial Operations Pty Ltd as Trustee for the Commercial 
Operations Trust. 
 
The beneficiaries of the trust are SACA, SANFL and any association, trust or other organisation that 
has as its principal object the encouragement of sport and which is not carried on for the profit or gain 
of its members. 
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The trust was established as a special purpose vehicle to quarantine the risks of the Adelaide Oval 
RoofClimb away from AOSMA. The RoofClimb was considered a high risk, speculative, non-core 
activity of AOSMA, which is required to focus its activities on its principal business of managing the 
Adelaide Oval as set out in the Promoter’s Agreement.  
 
The Commercial Operations Trust assumed $2.3m in non-core debt from AOSMA, reducing the 
financial risk to the Adelaide Oval.  
 
The Commercial Operations Trust has contracted AOSMA to provide management and staffing 
services and pays licence and management fees (2018: $354,795) which form an additional revenue 
stream to AOSMA to offset the costs of the Adelaide Oval. 
 
A similar structure (The Commercial Operations Hotel Trust) with the same beneficiaries will be 
established as a special purpose vehicle to be utilised for the operation of the Adelaide Oval Hotel. 
AOSMA will be contracted to provide services to this trust that are required in relation to operation 
of the Hotel. 
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(d) The financial returns to the South Australian National Football League, the South 
Australian Cricket Association, and the Adelaide and Port Adelaide Football Clubs; 

 
 
Not Applicable to AOSMA, however please refer to the summary of publicly available information 
referred to at pages 20 to 22 inclusive.
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(e) The financial contributions into the Oval infrastructure and into the broader sporting 
community from the Oval’s operations; 
 
AOSMA has invested, or secured investment by third parties, totalling over $27m for new 
capital works at the Adelaide Oval since 2014.  AOSMA has paid $1.2M into the Sport and 
Recreation fund for the benefit of the broader sporting community to date. 
 
The contributions to infrastructure continually improve the Adelaide Oval and its attraction 
for both patrons and venue hirers and will ultimately vest in the ownership of the Government 
as leasehold improvements to the facility. 
 
i) Annual Capital Investment by AOSMA 

 
AOSMA has undertaken continual reinvestment to ensure Adelaide Oval continues to meet 
international standards and the expectations of patrons, sporting organisations, touring acts 
and promoters.  The Board has also been focused on maximising the tourism potential of the 
Oval and to support South Australia’s national and international tourism strategies.  
 
Major investments such as the LED and High Definition Ribbon Board Lighting upgrade, the 
Bodyline Bar and the Adelaide Oval RoofClimb have been undertaken or facilitated by the 
Board to provide the required innovation and enhancement of our stadium’s offerings. 
 
Ongoing investment is critical to ensure Adelaide Oval remains at the forefront of stadia 
innovation and enables Adelaide to continue to attract world class sporting events and other 
activities to the stadium. 

  
Funding for these capital investments is provided by AOSMA cash flows, SACA and SANFL 
reinvestments or via financing from the Commonwealth Bank which is in turn guaranteed by 
SACA & SANFL. 
 
A total of $16.9m has been invested into new capital assets by AOSMA over the last five years. 
 

  2014 2015 2016 2017 2018 Total 

Capital Expenditure 805,000  1,000,000  3,150,000  11,333,522  621,220  16,909,742  

 
ii) Additional Investments secured by AOSMA into Adelaide Oval Infrastructure from 

negotiations with third parties including 

• Beer lines 

• Turnstiles 

• DAS Mobile Phone antenna systems 

• Other  
 

 2014 2015 2016 2017 2018 Total 

Secured Capital Investments 3,450,000  7,000,000  0  363,636  0  10,813,636  
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iii) Contribution to broader sporting community by AOSMA 

 
Annual Rent – Sport and Recreation Fund 

 
AOSMA has paid $1,200,000 to date into the Sport and Recreation Fund.   
 
The 2018 Auditor General’s report advises that the rent payable by AOSMA to the SA 
Government over the 80‐year term of the lease is expected to be $74.3 million before 
indexation. 
 

Sport and 
Recreation Fund  2015 2016 2017 2018 Total 

Rent 0  200,000  400,000  600,000  1,200,000  

 
 

Per the Adelaide Oval Redevelopment and Management Act 2011: 
 
Section 18 (1) SMA is liable to pay the following amounts to the State on account of a sublease 
granted to SMA under section 5:  

(a) in relation to 2015/2016 financial year—$200 000;  
(b) in relation to 2016/2017 financial year—$400 000;  
(c) in relation to 2017/2018 financial year—$600 000;  
(d) in relation to 2018/2019 financial year—$800 000;  
(e) in relation to 2019/2020 financial year—$1 000 000;  
(f) in relation to each succeeding financial year while SMA holds a sublease over any 
part of the Adelaide Oval Core Area under this Act—$1 000 000 (indexed).  
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(f) The proposed hotel development at the Adelaide Oval, and the process by which the 
Government considered the proposal and approved financing the proposed hotel 
development; 
 
Rationale behind the Adelaide Oval Hotel Development 
 
The key risk facing the Adelaide Oval in the long term is the reliance on game day attendances.  
 
To address this risk, the Board of AOSMA has therefore developed the strategy of risk 
mitigation through the creation of diverse revenue streams.  
 
Strategy 
Key Risks facing AOSMA: 

• Increasing cost pressures per year 
o Sinking Fund & Rent 
o Ageing facilities  
o Casual & wage rates, electricity, maintenance and other overheads   
  

• Attendance Risks: 
o Weather 
o Performance of Football & Cricket teams 
o International concert artists & events not touring Adelaide 
 

• Major International Events: 
o The International Events market is sporadic and subject to various market 

factors. One of the key factors is the strength of the Australian Dollar. A weak 
Aussie dollar makes it less attractive for artists to tour Australia from 
overseas. This reduces the number of acts coming to Australia. 

o Adelaide is considered a secondary market within Australia, after the Eastern 
sea board cities and Perth, due to its population and promoter’s past 
experiences with events that sell slower here than in other cities. In addition, 
the Oval’s primary objectives towards sports, especially football and cricket, 
make date availability a challenge. 

o Competition for major events is severe, with major competitors such as the 
new Optus Stadium in Perth benefiting from a three year $19m investment 
by the WA Government to attract events to their new stadium. 

 
The key on-going risk is reliance on crowd numbers for football and cricket events at the 
Adelaide Oval. 
 
Since the redevelopment was completed, attendances at football and cricket have been: 

 
AFL Football 
Average crowd numbers for AFL football games at the Adelaide Oval since 2014: 

Games 2014 2015 2016 2017 2018 

AFL - home & away 
total attendance 

 
1,017,321     954,871     968,202     953,003      941,488  

AFL - Average 
Crowd per game      46,242  

       
43,403  

       
44,009  

       
43,318         42,795  
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Cricket: 
 

  2014 2015 2016 2017 2018 
2019 

(to date) 

BBL Average 
Crowd per 
game  -    36,023  42,437  41,275  41,463  36,004 

T20  26,370 44,745 19,326   

ODI Crowd    27,929 23,458 22,454 

Test Match 
Crowd  113,009 123,736 125,993 199,147 112,868 
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To underpin the financial viability of AOSMA, and to mitigate the risk of down turn in events 
and sporting crowds, the AOSMA Board has deployed an overarching strategy of 
diversification of revenue streams.  
 
Since inception, this strategy has been implemented by investing in the fit-out and operation 
of a number of new business ventures including Koffee Ink café; Hill of Grace Restaurant; 
Adelaide Oval RoofClimb; catering at Monarto Zoo and Titanium Arena; wholesale pastry 
supplies to various SA businesses; daily function and events business. 
 
These additional ventures help underpin AOSMA’s financial viability, allowing AOSMA to 
continue to maintain the venue, fund sport in SA through distributions to SACA and SANFL and 
rent to the state government, and ensures AOSMA is not forced to seek government support 
for the operating expenses of operating and maintaining Adelaide Oval. 
 
A fundamental requirement has been to reduce reliance on game day catering revenues to 
fund the costs of the Adelaide Oval. 
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AOSMA TURNOVER BY YEAR  
 

 2014 2015 2016 2017 2018 

$m $m $m $m $m 

Gross Catering Revenue   42.5  45.3  48.5  57.6  56.6  

Other Revenue  2.6  3.4  5.5  7.6  6.4  

Ticketing 22.9  15.4  18.4  36.8  20.2  

Admin Items 14.8  14.7  14.8  15.5  15.9  

Memberships 2.1  4.5  4.6  4.8  4.9  

Total Turnover 84.9  83.3  91.8  122.4  104.0  

 
CATERING TURNOVER BY YEAR  
The table below details the different sources of Catering Revenue. 
AOSMA’s strategy has been to reduce reliance on game day catering revenues. Regular game 
day revenue has remained relatively flat (apart from Ashes years). AOSMA has achieved 
revenue growth through functions & major events and offsite catering operations. 
 

Financial 
Period 

Game 
Day 

Public 
$m 

Game Day 
Corporates 

$m 

Total 
Regular 
Game 
Day 

Revenue 

% of 
Total 

Catering 
Revenue 

Major Events, 
Functions & 

Events 
$m 

% of 
Total 

Catering 
Revenue 

Offsite 
Catering 

$m 

% of 
Total 

Catering 
Revenue 

Total 
Catering 
Revenue 

$m 

2014 * $20.6 $13.1 $33.7 79% $8.9 21% $0.0 0% $42.5 

2015 $18.2 $12.1 $30.3 67% $14.9 33% $0.0 0% $45.3 

2016 $17.2 $12.6 $29.8 61% $18.3 38% $0.4 1% $48.5 

2017 $17.9 $13.5 $31.5 55% $22.7 39% $3.4 6% $57.6 

2018 * $21.5 $14.3 $35.8 63% $17.6 31% $3.2 6% $56.6 

*Denotes Ashes Year 
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Trends in Stadia world wide – Hotel Developments 
 
Internationally, it is becoming more common for hotels to be directly associated with, and 
connected to, major stadia.   
For example: 

o Wembley Stadium – London UK 
o Emirates Old Trafford – Manchester UK 
o Croke Park – Dublin Ireland 
o The Bend Motorsport Park – Tailem Bend 
o The Rydges Hotel – Mount Panorama, Bathurst 
o Our biggest single competitor, Marvel Stadium in Melbourne, has 

announced the development of a new 275 room hotel as part of 
the $225 million Victorian Government funded upgrade to that 
stadium. 

 
These hotels provide facilities for teams, media, sporting officials, sponsors and patrons. 
They also provide these stadia with a distinct advantage when bidding for new sporting 
and entertainment events for their venues. 
 
 
 
Various examples of stadium-based hotels include: 
 
Hilton Hotel Wembley – London 
 

 
 
 
 

 
 
 

  



 

Page | 37 

 
 
Croke Park Hotel – Dublin 
 

 
 
 
 
 
 
Hilton Garden Inn – Old Trafford 
 

  
 

 
These stadia report seeing growth in their conferencing, functions and events business as a result 
of having an on-premise hotel to add to the attractiveness of their venues. 
 
Whilst stadium hotels are not a new concept internationally, they are an emerging trend and their 
importance in growth and stadium viability is being increasingly recognised. 
 
The proposed hotel would be the first of its kind in Australia and will build on Adelaide Oval’s 
reputation of leading the way for stadium development in Australia. 
 
To ensure that the Adelaide Oval remains competitive in the international sphere in attracting and 

developing major sporting and other events, AOSMA has therefore been considering the development 

of a hotel on the Adelaide Oval Core Area.  
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The Board, which was fully responsible for the design of the Adelaide Oval, has engaged the same 

professional service consultants to ensure any proposed development would be entirely in keeping with 

the existing design features of the Adelaide Oval.  As a result, the proposed hotel has been designed by 

Cox Architects in conjunction with the international engineering and project management organisation, 

Mott MacDonald.   

 

The hotel will be developed and managed by the Commercial Operations Hotel Trust (COHT) under a 

lease and licence agreement with AOSMA (Hotel Lease). The hotel will operate without any brand 

affiliation (such as “Hilton” or “Rydges”).  This approach is consistent with that undertaken for the 

RoofClimb business as it reduces both the operational and the financial risk to the Adelaide Oval and 

enables AOSMA to remain focused on its task of running the Adelaide Oval in accordance with its lease.  

 

Significant efficiencies in both the construction and operation of the hotel can be generated from the 

utilisation of existing Adelaide Oval infrastructure, such as the production kitchens, security systems and 

power and water systems for which AOSMA will receive a commercial return.  

 

The project represents an extremely important development for the long term to ensure we maintain 

the level of facilities required of an international stadium while also responding to developments by our 

competitors. 

 

The project will generate significant benefits for South Australia in addition to the continuing 

development of the Adelaide Oval and it will contribute to the vibrancy of the Riverbank Precinct. The 

investment of $42m will create an estimated 120FTE jobs once operational.  It will generate additional 

tourism visitation to Adelaide and South Australia and create a significant economic benefit for the State. 

In developing this proposal, AOSMA has utilised an expert team led by Cox Architects supported by Mott 

MacDonald, Rider Levett Bucknall, Horwath HTL, KPMG, Minter Ellison and Michels Warren. 

 

This team will ensure that this project will not only be designed and constructed in keeping with the 

outstanding architecture of the Adelaide Oval, but will enhance the experience at the Adelaide Oval for 

both match day and non-match day use. 
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Hotel Development Timeline 
Summary of Key Dates Relating to the Adelaide Oval Hotel Project: 

Date Subject 

3-5 June 2014 CEO attendance at Stadium Business Summit at the Hilton London Wembley.  Discusses 
hotel developments associated with stadia with the VP Development, West & North 
Europe, Hilton Worldwide. 

21 December 2016 Meeting with Cox Architecture re Adelaide Oval Hotel Feasibility meeting 

23 December 2016 KPMG engaged to conduct initial feasibility analysis  

22 May 2017 Horwath HTL Sydney engaged for Hotel Consulting Services 

26 July 2017 Initial Presentation to AOSMA Board 

23 August 2017 Strategy Presentation to AOSMA Board  

8 November 2017 Cox Architecture presentation to AOSMA Board  

10 November 2017 AOSMA engaged Cox Architecture and Mott MacDonald to develop the preliminary 
report to the Board  

7 February 2018 Discussions with CBA commence 

30 May 2018 Due Diligence report to AOSMA Board 

18 June 2018 Chairman, Deputy Chairman and CEO Presentation to Premier  

19 June 2018 Presentation of proposal to SANFL Commission 

19 June 2018 Letter to Premier re proposed Hotel including request for Government support 

9 July 2018 Meeting with Minister Knoll 

24 July 2018 Presentation of proposal to SACA Board 

24 July 2018 Conditional approval by SANFL Commission 

25 July 2018 Conditional approval by the AOSMA Board Meeting 

30 July 2018 Conditional approval by SACA Board 

2 August 2018 Letter to Minister Knoll seeking approval in principal  

9 August 2018 Briefing to CA, ICC and 2020 World Cup Cricket 

13 August 2018 Briefing to AFL 

9 October 2018 CEO & CFO meeting with DPTI & SAFA 

11 October 2018 Adelaide Oval Hotel Business Case provided to SAFA 

12 October 2018 Meeting with CBA – to discuss CBA Discussion Paper  

17 October 2018 Design Review Session with the Office of Design and Architecture SA  

31 October 2018 Design Review Session with the Office of Design and Architecture SA  

31 October 2018 CEO & CFO meeting with DPTI & SAFA 

7 November 2018 AOSMA Board meeting - SACA and SANFL Board Approvals 
AOSMA Board Approval 

13 November 2018 Draft legal documentation provided to DPTI, SAFA & Crown Law 

14 November 2018 Design Review Session with the Office of Design and Architecture SA  

22 November 2018 Adelaide City Council elected members sworn in 

23 November 2018 Chairman and CEO briefing to City of Adelaide Lord Mayor 

24 November 2018 CEO briefing to City of Adelaide Elected Members 

25 November 2018 Premier launch of Adelaide Oval Hotel project 

26 November 2018 CEO & CFO meeting with DPTI & SAFA 

27 November 2018 Presentation to Adelaide Football Club and Port Adelaide Football Club  

28 November 2018 Design Review Session with the Office of Design and Architecture SA  

3 December 2018 Letter received from Minister Stephan Knoll advising support in principle of the hotel 
proposal and SAFA $42 million loan 

4 December 2018 Letter to Lord Mayor of Adelaide offering further briefing 

5 December 2018 Letter received from Department of Treasury and Finance confirming in principle 
approval for the $42 million loan 

10 December 2018 Development Application submitted  

12 December 2018 Execution of Term Sheet by AOSMA, SACA, SANFL  

21 December 2018 Development Plan Consent from SCAP received 
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a. Hotel Information 
 

i. Design Drawings 
 

Refer Appendix 1 
 
 

ii. Development Approvals – submission and confirmation 
 

Refer Appendix 2 
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b. Loan Negotiations 
 
Government Loan  
 
The loan arrangement secured through SAFA is the most appropriate mechanism because: 

• There are complications in terms of borrowing from a bank because Adelaide Oval is on Crown 
Land leased by AOSMA from the State Government.  A government loan will not face the same 
issues over title as a commercial loan. As the government is the ultimate landlord of the Adelaide 
Oval core area, any default on the loan would pass possession of the asset over to the state 
government. 

• This adds layers of legal complexity to a standard commercial arrangement, and the requirement 
of significant up-front equity as security to fulfil the loan to value ratios required by a bank. 

• This is obviously less than ideal for SANFL and SACA who, as not-for-profit organisations, reinvest 
their revenues and capital into football and cricket programs and facilities.  

• Therefore, any money tied up by a banking agreement cannot be invested into programs, 
competitions, clubs and communities throughout the State as currently happens. 

• The community benefits because: 

• the revenues from the hotel will be channelled back into maintaining 
this magnificent asset and managing future fiscal challenges, 

• the taxpayers will earn the margin between the commercial interest 
rate paid by AOSMA and the lower SAFA borrowing rate, 

• the State will own the asset at the end of the lease. 
 
  

Bridging Loan - CBA 
The SAFA loan facility will commence on 2 December 2019.  
 
As the project is scheduled to commence in June 2019, in order to be completed in time for the 
2020 Cricket World Cup, AOSMA and CBA are in discussions concerning the provision of bridging 
finance by the CBA, to fund the commencement of construction of the hotel, until such time as 
the SAFA loan can be drawn down. 
 

 
 
 

c. City of Adelaide 
 

The Adelaide City Council was sworn in on Thursday 22 November 2018. 
 
The Chairman and CEO of AOSMA briefed the Lord Mayor on Friday 23 November. The CEO briefed 
the full Council on Saturday 24 November.  
 
AOSMA did so as a courtesy because, under of the terms of its lease, AOSMA requires the approval 
of the Minister for the works and not the Adelaide City Council. 
 
On 4th December 2018 (a week before the Development Application was lodged), the CEO of AOSMA 
offered the Lord Mayor a further briefing to elected members to answer any questions raised by the 
hotel development, however no response to this offer has been received. 

 
 



 

Page | 42 

(g) The impacts on the hotel industry in Adelaide of the proposed hotel development; 
 

“a Proposed Hotel of 138 rooms is likely to represent only 1.8% of the estimated total Adelaide 

Tourism Region hotel market of approximately 9,243 rooms by end 2022; an increase that is not 

considered to be a material impact on the future Adelaide hotel market” *. 

*Horwath HTL report dated 21 January 2019 

 
 
The South Australian Tourism Commission have advised the following hotel developments in Adelaide 
between 2017 and 2020: 

 
 
 

 
 

In 2017, AOSMA commissioned Horwath HTL to prepare an independent consultant’s review of the 
proposed hotel, and its impact on the Adelaide Hotel market.  
 
To assist in the response to this question asked by the Select Committee, AOSMA requested an 
updated report, a copy of which is attached below. 
 
This report, dated 21 January 2019 concludes: 
 

Specifically, our assessment is that a Proposed Hotel of 138 rooms is likely to represent only 

1.8% of the estimated total Adelaide Tourism Region hotel market of approximately 9,243 

rooms by end 2022; an increase that is not considered to be a material impact on the future 

Adelaide hotel market. 

 
Following: 
Full copy of the Horwath HTL report dated 21 January 2019  
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(h) The legislative, regulatory and other legal frameworks governing the operations of 

the Adelaide Oval, and any opportunities for improvement; 
 

Legislative, regulatory 
and other legal 
frameworks governing 
the operations of the 
Adelaide Oval 

Salient provisions and commentary 

Adelaide Oval 
Redevelopment and 
Management Act 2011 

The primary piece of legislation governing the operation of the Adelaide Oval is the 
Adelaide Oval Redevelopment and Management Act 2011 (SA) (Act). 

The preamble to the Act states: 

An Act to facilitate the redevelopment of Adelaide Oval; to provide for the 
future care, control and management of Adelaide Oval and its precincts; 
and for other purposes.   

The Act creates two distinct and defined areas of land, namely the Adelaide Oval 
Core Area (AOCA) and the Adelaide Oval Licence Area (AOLA).  Both areas are 
located on Crown Record Volume 6102 Folio 703 and are not subject to the 
provisions of the Real Property Act 1886 (SA) (i.e. this land is not ‘Torrens Title’ 
land), but instead Crown Land set aside for parkland purposes, with The 
Corporation of the City of Adelaide as custodian.  The land is administered under 
the Local Government Act 1999 (SA). 

Adelaide Oval Core Area  

With respect to the AOCA, section 4 of the Act provides for a lease to be granted 
to the Minister which must incorporate certain terms specified in the Act (e.g. that 
the AOCA continues to be named Adelaide Oval, the Adelaide Oval scoreboard is 
maintained in good condition where it stands, at least 1,200 square metres of 
grassed open space is kept at the northern end, and the Morton Bay fig trees are 
not removed without the consent of Council).   

The Act also requires that the AOCA must be used predominantly for the purposes 
of a sporting facility (including related uses and with recreational, entertainment, 
social and other uses being allowed on an ancillary or temporary basis from time 
to time).   

On 30 November 2011, a memorandum of lease dated 17 November 2011 between 
the Corporation of the City of Adelaide and the Minister for Infrastructure for a 
term of 80 years commencing on 17 November 2011 and expiring on 16 November 
2091 was received into the General Registry Office of the State of South Australia 
and was deposited and marked No. 50 of 2011. 

A lease under section 4 of the Act (and any use of land under a lease) is not subject 
to chapter 11 of the Local Government Act 1999 or section 21 of the Adelaide 
Parklands Act 2005.   

The Act then provides (refer section 5) for the Minister to grant a sublease to 
AOSMA.  A memorandum of lease dated 17 November 2011 was entered into 
between the Minister for Transport and Infrastructure and AOSMA for a term 
commencing on 15 March 2012 and expiring on 16 November 2091.   

The Act requires that the sublease is subject to the rights of SACA and the SANFL 
as set out in licences granted by the Minister which provide certain rights to 
unrestricted and exclusive use of Adelaide Oval, in the case of SACA, for cricketing 
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purposes, during the cricket period (8 October to 14 March) and for SANFL, for 
football purposes, during the football period (15 March to 7 October).   

The Act provides that the sublease may make such provision as the Minister thinks 
fit with respect to the use or management of the AOCA and may allow for further 
subleases or licences.   

A sublease under section 5 of the Act is not subject to chapter 11 of the Local 
Government Act 1999 or section 21 of the Adelaide Parklands Act 2005.   

Council Lease Clause 3.1 of the Council lease provides that the Minister may use the AOCA for the 
Permitted Purpose in accordance with the Act.   

Permitted Purpose is defined as follows: 

"Permitted Purpose" means, in accordance with subsection 4(4) of the Act, 
predominantly for the purposes of a sporting facility (including related uses 
and with recreational, entertainment, social and other uses being allowed 
on an ancillary or temporary basis from time to time), including for the 
avoidance of doubt, for the purposes of undertaking the Adelaide Oval 
Redevelopment or any other development of the Land during the Term.   

Subject to clause 3.1, the Minister may use, and may authorise the use of, the AOCA 
in such manner and in accordance with such arrangements, as the Minister 
considers, in his absolute and unfettered discretion, appropriate from time to time.   

The Council lease requires the Minister to be responsible for maintaining and 
repairing the AOCA and the Minister's property. 

The Council lease permits the Minister for the Permitted Purpose to undertake, or 
procure to be undertaken, any development of the AOCA.  In undertaking any such 
work, the Minister must, subject to the Act, comply with the Development Act 1993 
(SA) and other applicable legislation.   

The Minister retains ownership of any works despite any rule of law or legislation 
which has the effect of or deems fixtures to the land constructed or erected by the 
Minister to be the property of the owner of the land. 

If, in the opinion of the Minister, any development or works to the AOCA constitute 
a major redevelopment of the AOCA or substantially vary the built form on the 
AOCA or its use, the Minister must consult with Council prior to undertaking any 
development or constructing any works. 

The Minister has a general obligation under the Council lease to satisfy his 
obligations under any applicable legislation and any requirements, notices or 
orders of any governmental agency having jurisdiction or authority in respect of 
the land, the Permitted Purpose or the Minister's property. 

Sublease The sublease provides (clause 7) that AOSMA shall use the AOCA: 

1. to facilitate the use of the AOCA by SACA and SANFL pursuant to their 
respective Licence Deeds and by the State for Ad Hoc Events and 
International Events; and 

2. to conduct Ad Hoc Events in its own right, 

and for such other purposes as may be reasonably necessary for, or incidental to 
any of these purposes.  AOSMA may only use the AOCA for any other purpose with 
a prior written consent of the Minister.   
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Clause 8 of the sublease provides that AOSMA is responsible for the day to day 
management, operation and control of the AOCA for the Permitted Use (under 
clause 7).   

AOSMA is obliged to optimise the use and exploitation of the AOCA for the 
Permitted Use.  AOSMA must operate and manage the AOCA to the standard that 
is appropriate to that for a world class, multi-use sporting facility.   

AOSMA is obliged to pay to the State the special annual sublease fee provided for 
in section 18 of the Act being an amount in relation to the 2019/2020 financial year 
and for each succeeding financial year of $1,000,000 (indexed annually to CPI).   

Pursuant to the Act, the Treasurer must pay this amount into the Sport and 
Recreation Fund established under the Gaming Machines Act 1992 (SA) or if that 
programme is discontinued, a programme that provides financial assistance to 
South Australian not for profit community based active recreation and sporting 
organisations.   

AOSMA must comply with its obligations under section 6 of the Act to maintain a 
sinking fund out of which non-recurrent expenditures associated with a sublease 
may be paid.   

AOSMA must, at its cost and expense, keep and maintain the AOCA in good repair 
and condition to a standard that is at all times having regard to the age of the 
stadium since it was last redeveloped, at least appropriate to a world class, multi-
use facility.  This includes undertaking capital, structural, lifecycle or recurrent 
repairs, maintenance or replacements in or to the AOCA.  AOSMA may use money 
in the sinking fund to pay for any non-recurrent expenditure, it incurs performing 
its repair and maintenance obligations.   

AOSMA must not carry out any works to the AOCA without the prior consent of the 
Minister, which may be given or withheld in the Minister's absolute discretion. 

In undertaking or constructing any works to the Adelaide Oval Core Area, AOSMA 
must, subject to the Act, observe and comply with any necessary consent, approval, 
authority, licence or permission, the Development Act 1993 (SA) or any other 
applicable legislation, and the requirements of any governmental agency having 
jurisdiction by law.   

Development 
undertaken within AOCA 

Section 10 of the Act provides that the Council's Development Plan will be taken to 
provide that AOCA is an area or zone that may be used predominantly for the 
purposes described in section 4(4). 

Any development undertaken within the AOCA associated (directly or indirectly) 
with the redevelopment of Adelaide Oval, its stands or other facilities, or in 
connection with a lease under section 4 or a sublease under section 5 will be taken 
to be complying development under section 35 of the Development Act 1993 (SA) 
and Category 1 development under section 38 of that Act.  

The State Commission Assessment Panel (formerly the Development Assessment 
Commission) will be taken to be the relevant authority under section 34 of the 
Development Act 1993 (SA) in relation to any proposed development. 

The Adelaide Park Lands Management Strategy under the Adelaide Park Lands Act 
2005 (SA) will not apply to land within the AOCA. The conferral or exercise of a right 
to occupy any land under a lease or licence under the Act does not constitute the 
division of any land for the purposes of the Development Act 1993 (SA). 

A management plan under Chapter 11 of the Local Government Act 1999 (SA) does 
not apply to land within the AOCA. 
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Adelaide Oval Licence 
Area  

Section 7 of the Act requires Council to grant a licence to the Minister over the 
AOLA.  The Corporation of the City of Adelaide and the Minister for Transport and 
Infrastructure entered into the Adelaide Oval Licence Area Licence Agreement for 
a term of 20 years (plus three rights of renewal for further terms of 20 years each) 
commencing on 1 December 2011.   

The Minister may use, and authorise the use of the AOLA for the Permitted 
Purposes set out in subsection 7(6) of the Act which provides for: 

• car parking on certain grassed areas; 

• access to the AOCA; 

• activities ancillary to the redevelopment of Adelaide Oval; 

• temporary activities that are ancillary to the use of Adelaide Oval; 

• providing for facilities for playing and watching of sport (Adelaide Oval No. 
2 only); and 

• any other activities prescribed by regulations. 

The Minister acknowledges that the AOLA is situated within Parklands and as a 
consequence, the Minister must use its best endeavours to appropriately activate 
and integrate the use of the AOLA with the surrounding Parklands and any use of 
the AOLA and any associated works on the AOLA is to be subject to the provisions 
of the Council's Management Plan under chapter 11 of the Local Government Act 
1999 (SA) that relates to the AOLA. 

The Minister is responsible for keeping and maintaining the AOLA to a standard 
required by the Management Plan and which is comparable to the standard kept 
and maintained in the Parklands adjacent to the AOLA by undertaking routine 
maintenance to rectify wear and tear and maintaining all gardens and landscaped 
areas on the AOLA.  The Minister must keep and maintain the roads, footpaths and 
access ways and make good any damage caused to the AOLA by the use of the 
AOLA for the permitted purposes.   

A licence under section 7 of the Act is not subject to section 202 of the Local 
Government Act 1999 (SA) or section 21 of the Adelaide Parklands Act 2005 (SA). 

Works by Minister The Minister may undertake Development (as defined in the Development Act 1993 
(SA)) of the AOLA necessary for, or incidental to, the Permitted Purposes, provided 
that the Council has first consented (not to be unreasonably withheld) that the 
development is expressly contemplated by and is consistent with the Management 
Plan. 

The Minister may undertake any other works on the AOLA (other than 
Development) that are necessary for, or incidental to, the Permitted Purposes, 
without any further consent of Council, provided that the Minister observes and 
complies with the Act, the Management Plan, any necessary consent, approval 
authority, licence or permission, and subject to the Act, the Development Act 1993 
(SA) or any other applicable legislation and the requirements of any governmental 
agency having jurisdiction by law.   

The Act allows the Minister (or Council) as the case may be to apply to the State 
Commission Assessment Panel for review if either party considers the other to be 
acting unreasonably with respect to any proposed amendments to the 
Management Plan.   
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Sub-licence The Minister and AOSMA have entered into a non-exclusive sub-licence in respect 
of the AOLA dated 8 December 2014, expiring on 30 November 2031 (plus three 
further terms of 20 years each).   

AOSMA may only use the AOLA for the Permitted Purposes.  The Permitted 
Purposes mirror those in the Council licence but with the additional requirement 
that such use must be necessary for, or incidental to, a use of the AOCA permitted 
under the AOSMA lease or the SANFL and SACA licence deeds or the SACA and 
SANFL licence area licence deeds.   

AOSMA's rights and entitlements pursuant to the sub-licence are subject to the 
rights conferred on SACA and SANFL under their respective AOLA licence deeds 
(both dated 8 December 2014).   

Pursuant to clause 15 of the sub-licence, AOSMA is obliged to undertake repair and 
maintenance obligations which reflect those of the Minister under the Council 
licence subject to certain exceptions specified in clause 15.5.   

Works by AOSMA AOSMA is not permitted to undertake or construct any works without the prior 
written consent of the Minister which consent may be given or withheld in the 
Minister's absolute discretion.  If any works are undertaken, AOSMA must comply 
with the requirements prescribed in clause 15 of the Council licence, namely the 
Council must first consent to the development and it must be expressly 
contemplated by and consistent with the Management Plan.  In undertaking any 
development or constructing any works on or to the AOLA, AOSMA must observe 
and comply with the following: 

• the Act; 

• the Management Plan; 

• any necessary consent, approval, authority, licence or permission and, 
subject to the Act, the Development Act 1993 (SA); or  

• any other applicable legislation.   

AOSMA must satisfy its obligations under any applicable legislation and any 
requirements, notices or orders of any governmental agency having jurisdiction or 
authority in respect of the use of the AOLA.   

Concurrent Use The sub licence operates concurrently with the rights of the Minister and of the 
public for access to and use of the AOLA as set out in the Management Plan and 
AOSMA is responsible for managing the AOLA, including by dealing with any 
request from the public to use the AOLA.  AOSMA must not unreasonably withhold 
its consent to any request from the public to use the AOLA if that use would not 
interfere with the use of the AOLA by AOSMA, SACA or SANFL.  Any consent granted 
by AOSMA to the public to use the land must be on reasonable terms. 

Development 
undertaken within AOLA 

The Development Plan that relates to the area of the Council will be taken to 
provide that the AOLA is an area or zone that may be used for the purposes 
described in section 7(6) of the Act.  

Any development undertaken within the AOLA associated (directly or indirectly) 
with the redevelopment of Adelaide Oval, its stands or other facilities, or in 
connection with a lease under section 4 or a sublease under section 5, or in 
connection with a licence or sub-licence under section 7, will be taken to be 
complying development under section 35 of the Development Act 1993 (SA) and 
Category 1 development under section 38 of that Act.  
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The State Commission Assessment Panel will be taken to be the relevant authority 
under section 34 of the Development Act 1993 (SA) in relation to any proposed 
development. 

Except to the extent that is reasonably required in connection with the operation 
of Part 2 and Part 3 of the Act, the Minister should, in managing any part of the 
AOLA, seek to protect and enhance the area as park lands for the use and 
enjoyment of members of the public. 
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(i) The impact of the Oval and its operations on the surrounding parklands and the legislative, 

regulatory and other legal frameworks governing further development in the parklands;  
 

a. Legal Framework  
 
As set out in Section (h) 

 
 

b. Parklands Expenditure by AOSMA 
 

In addition to the maintenance and development of the Core area, AOSMA have 
responsibility, at its cost, for the care and maintenance of around 60,000m2 of Adelaide 
Parklands which comprise the Licence Area and which extend from the Memorial Drive Tennis 
Centre to the Pennington Gardens. 
 
The maintenance and presentation of this area of parklands is overseen by internationally 
recognised Adelaide Oval curator, Damian Hough, and is outstanding. 
  

  

Annual Cost for care and maintenance of Adelaide Parklands 
Licence Area: 
Stella Bowen Park (referred to as “Northern Hill Parklands” in the 
map below) and Adelaide Oval #2 $135k   
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(j) Any other related matters. 
 
 
 
No Matters 
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Appendix 1 

 
Design 
 
Current East Stand Exterior: 

 

 
 

 
East Stand Exterior with the Hotel: 

 

 
 
 

 
 



 

Page | 53 

 
 

Reception Foyer: 
 

 
 
 

View from Pennington Gardens: 
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Appendix 2 
 
Development Approvals – submission and confirmation 
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