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1. Purpose
This paper is intended to assist members in their consideration of the Special Motion at the
March 2017 AGM to approve the Committee to proceed with the completion of the Perisher
dining room for an approved expenditure limit of $80,000
The paper provides proposals for capital improvements options for the period 2017-2026
and seeks feedback from Members’ on their preferred priorities on whether they wish to
proceed with the future capital improvements, their ranking and timing or wish to
consolidate the Club’s debt for a further period before implementation.
It addresses the historic development and current maintenance of the lodges and possible
future capital improvement plans.

2. Executive Summary
The two Club lodges (Jindabyne and Perisher) are the Club’s main assets and are the main
basis for our operations. One of the Club’s key strategies is the continued maintenance of
their amenity to modern standards. Any improvements will obviously need to be ultimately
recovered through the bed tariffs so it is a major balancing act to contain the capital
expenditure, keep debt within manageable limits and minimise the bed rate rises to
maintain affordability and sustainability.
The discussion paper presents three options for Members’ consideration. A combination of
all three options is possible. In summary:
Option 1: Would consolidate the Club’s financial position but does not preclude option 2
and 3 at later dates.
Option 2: Adoption of the proposed forward capital works program which will enable a
progressive upgrade of Perisher to increase its amenities. Two capital works programs have
been proposed and the Committee would like to receive Members’ feedback on their
preferences particularly with respect to the priority of the projects and their timing.
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Option 3: Reduction of the annual capital contribution fee which would delay or defer the
proposed capital works program.
Whatever option is adopted the proposed capital works program will need further
consideration by Members’ preferences as to their priorities or agreement with its
components and timing. The Club’s financial position will need to be considered at all times.
Club members’ decision will need to be made as to whether to:
1. Maintain the policy of loan debt reduction.
Presently there is a low interest rate environment which economists and financial
experts expect to persist for the next few years at least. Whether the Club aims for a
target debt position of say $500k or such before embarking on the capital works
program is an option. Repaying the loan (principal and loan), without additional
payments, would see the loan reduced to approx. $500k by 2021.
This option will mean the deferral of significant capital works for quite a few years if
adopted. Members will need to decide if this is a situation they are prepared to live
with for this period of time.
It should be noted that the Perisher new wing was financed with a $400K loan which
was paid off within 7 years (on a 15-year loan) so the Club has a good history of
reducing debt quickly.
2. Direct the capital contribution to funding the Perisher capitals works program
Using the annual capital contribution to finance a forward capital works program
will not allow the current accelerated rate of reduction of the Jindabyne loan
position. The loan is interest only but will revert to principal and interest in January
2018. The annual capital works program will by necessity be kept within a
manageable limit comparable with the expected capital contribution income
although it is possible that some projects may require a debt draw down or multiple
years of staged construction.
Two capital works program have been proposed and are detailed in Tables 1 and 2.
The modified proposal spaces out the capital works projects to flatten out the
expenditure profile and allow consolidation of debt.
The Committee would also like to have feedback on Members’ preferences for the
individual projects proposed, their relative priority and the timing proposed.
3. Scrapping or progressively reducing the annual capital contribution.
This option would force a spaced out or substantially reduced forward capital works
program. The Committee increased the capital contribution from $100 to $200
(+CPI) progressively from 2012 specifically to allow the debt reduction. The intention
was always to reduce the capital contribution to a lower level but the question is
when this option will have an acceptable time to implement. This option will cause a
reduction of the debt reduction rate and a delay in the capital works program.
The Committee and the Lodges sub-committee are keen to progress the start of the
proposed capital works program by completing the Perisher dining room extension over the
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2017/18 summer for completion and operation by June 2018. In order to reach this target
date then approval is required at the March 2017 AGM to allow enough time for a tender
process and construction from October 2017 onwards.
An important reason for the Committee’s proposal to complete the Perisher dining room
extension within a reasonably quick time frame is that it will provide a second egress point
from the Manager’s flat. This has been identified by the Work Health and Safety subcommittee as one of the highest risks facing the Club and is registered on our Club risk
register as such.
This discussion paper details the Perisher and Jindabyne lodge histories, their maintenance
programs and the proposed capital works program from 2017-26.

3. Jindabyne Lodge History
The original Jindabyne lodge was constructed in 1968 on leased land in Banjo Paterson
Crescent, adjacent to Lake Jindabyne. Freehold title was acquired in 1992. The original
lodge was demolished in late 2013 and a new lodge built, opening on 1 August 2014.
Originally built for 24 people with 8 bedrooms in 1968; this was reduced to a twelve (12)
person limit following the SRSC Fire Order in 2006. The rebuilt lodge, from August 2014, has
34 beds but Development Approval for thirty (30) person occupation. The lodge was
originally planned to have a 34 bed permit but an error in the DA application limited this to
30. Whether this will be rectified with a subsequent application is still to be decided.
Operational experience from its re-opening in 2014 has shown that a booking level of up to
twenty-eight (28) is probably close to the maximum comfort level and optimum bed
arrangement although this would need to be studied.
The Jindabyne forward capital works program for 2017-2016 is limited to completing any
outstanding works from the rebuild; these are basically landscaping, minor internal fitout
work, the construction of a driveway wall and completion of a store/wax room in the
underfloor area.

4. Perisher Lodge History
The A-frame Perisher lodge was constructed by Club labour in 1961 on land leased from the
State of New South Wales. A new lease executed late in 2008 runs until 31 December 2028
– with three 10 year options exercisable after that to 2057. This lodge is licensed to
accommodate 46 persons and was extended and substantially upgraded in 1983. The
bedroom wing was added in 1998, together with wheelchair accessible facilities.
The lodge is in good condition but it is felt that the original sections will need progressive
upgrading over the next ten years. The lodge is structurally sound and engineering reports
are periodically commissioned. Any change in this condition would be a worry and may
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mean expensive remediation work. With the increase in bed numbers to 44 in 2006 there
has been added pressure on amenities at peak winter periods, particularly during meal
periods where the Perisher dining room and kitchen can be very crowded.

5. Lodge Maintenance
Maintenance has traditionally been done by Club members through working parties, usually
three to five over each summer at each lodge. The working parties are co-ordinated by key
members who also plan and organise the work. Volunteer working parties have been a very
successful way of containing costs but there is a limit to the technical work that can be
undertaken by Club members. A rolling two to three year general maintenance program has
been in place for many years. Also a rolling program of furniture replacement, particularly
beds and mattresses, has been in place for many years.
Long term maintenance will most likely continue in a similar level to historic levels. The
emphasis at Perisher will move to capital improvements.

6. Proposed Perisher Capital Works Program
Some of the major works completed over the past five years have been replacement of the
skylights and as a result of a fire assessment from the NSW Department of Planning a
program of minor upgrades was completed to conform with AS4959 Fire Standards.
Completed work included fireproofing the exposed wooden beams in lounge area,
installation of a basement lower level exit door and changes to other doors.
The overcrowding of the dining room during peak periods and the general under utilisation
of the south deck provided the concept of extending the dining room over the south deck.
As a first stage in the dining room extension the wooden south deck was replaced as it was
in poor condition and required replacement regardless. It was replaced with steel
substructure suitable for the full dining room development.
The Perisher Lodge is situated in a high vegetation area and as such has a Bushfire
Assessment Level (BAL) of Flame Zone (FZ) which is the highest level. With the submission of
the Dining Room Development Application (DA) in 2012 this triggered conditions that the
remainder of the lodge must to comply with BAL-FZ criteria. This principally means that all
windows should have ember barriers such as fireproof shutters on the old wing windows
and fireproof flyscreens (2mm maximum gap bronze and steel) in the new wing. This
requirement has been built into the forward capital program.
Future minor capital works that will need to be completed over the next 12-24 months
include paintwork on lodge outer (old and new sections) and repointing stone point work to
minimise water seepage.
The proposed Perisher capital works program is:
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Year

2017/18
2017/18
2018/19
2019/20
2020/21
2021/22
Each year

Project

Cost

External painting & stonework
$30,000
Dining room extension
$70,000
Refurbish basement bathrooms and ski rooms
$80,000
Refurbish Manager’s Flat
$50,000
Refurbish old wing bedrooms & fire shutters (subject to
$60,000 &
investigation)
$10,000
Ensuites on ground floor in new wing
$60,000
Annual bed and mattress replacement
$3,000 pa
Table 1: Potential Perisher Lodge capital works program

Note: The estimated building costs detailed in Table 1 are only budget estimates only. Their
construction costs will need to be confirmed after detailed design finalisation.
The program detailed in Table 1 is ambitious and will be primarily funded by the capital
contribution.
A modified Perisher capital works program with the major projects spaced every second
year is detailed in Table 2. This is proposed for 2 main reasons:



It allows each project to be completed and then the design and preliminary planning
for the following project to be done in separate years.
It allows a debt reduction year to be interspersed between each project.

Year

2017/18
2017/18
2018/19
2019/20
2020/21
2021/22
2022/23
2023/24
2024/25
2025/26

Project

Cost

External painting & stonework
$30,000
Dining room extension
$70,000
Minor capital works
$3,000
Refurbish basement bathrooms and ski rooms
$80,000
Minor capital works
$3,000
Refurbish Manager’s Flat
$50,000
Minor capital works
$3,000
Refurbish old wing bedrooms & fire shutters (subject to
$60,000 &
investigation)
$10,000
Minor capital works
$3,000
Ensuites on ground floor in new wing
$60,000
Table 2: Modified Perisher Lodge capital works program

Dining Room Extension
A Development Application (DA) to extend the dining room was approved by the NSW
Department of Planning in 2013.
Work commenced as a stage 1 with the replacement of the south deck in 2013 and the
installation of a mesh floor and steel sub-structure which is capable of sustaining the full
extension. Because work has commenced there are no time limits for the full extension
completion. The remainder of the work is planned to recommence once the Club’s financial
circumstances allow, a tentative date is shown in Table 1.
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Refer to attached plans.
The Development Application (DA) was approved on 11 April 2013 for a period of five years.
Because we have started with the replacement of the deck then there are no time
limitations on completion now.
Stage 2 is to complete the construction of the dining room. For this a Construction
Certificate (CC) will be required. Preparation is underway for a CC to the NSW Department
of Planning but will not be submitted pending the finance decision.
A critical issue identified by the Work Health and Safety (WHS) sub-committee has been the
single entry/exit point for the Perisher Manager’s flat. It is considered to be a very high risk
by the WHS committee in emergency situations and the dining room extension is designed
to address this issue by providing a second entry/exit access point for Manager’s flat.

Basement:
The basement has had only minimal improvement for many years. Various redesigns have
been proposed over the years, particularly by Amanda East, to improve the basement
functionality.
At present the basement accommodates the winter entry, ski storage and waxing facilities,
general storage, a tool and storage room, the original bathrooms and showers, two small
drying rooms, the lodge’s two freezers and the laundry. The décor is very dated and the
layout could be considerably improved to provide greater utilisation of the available space.
Possible future additions could be a children’s area or separate lounge.

Old Bedroom Wing:
The old wing bedrooms, while functional, do have obvious limitations. Improvements have
been made in recent years to rooms 5 and the creation of rooms 6 and 7 by dividing room 6
and, the closing in of some upper bedroom spaces as storage areas.
Suggested improvements have been:







Installation of artificial ceilings to improve amenity and heating
Upgrading the windows to double glazing and installing heat retention curtains,
Improving overall décor of rooms and passageway
Possible different room configurations by moving some dividing walls
Merging parts of bedroom 1 into the kitchen to allow extra kitchen storage and
relocation of the freezers from the basement or
alternatively better using part of room 1 by merging with the room 2 attic space
which is presently not used.

As part of the dining room extension DA conditions fireproof insect screens and possibly
shutters on some windows will need to be installed to meet the modern fire requirements.
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Bottom floor new wing:
The bedrooms on the bottom floor (rooms 11-14) were installed with the view to the future
installation of ensuites. The ensuite layout and plumbing connections were preinstalled and
only require installation of the walls and internal ensuite facilities. The existing hallway
bathrooms adjacent to bedrooms 15 and 16 could be merged by a doorway connection. This
proposal would reduce the internal room area in each bedroom and may require
reallocations of beds and reduced storage space.

Manager’s flat:
The manager’s flat needs a critical assessment. It is cramped and has only adequate
functionality. A second emergency exit will be addressed with the construction of the dining
room extension. (This has been identified by the WHS sub-committee as one of the Club’s
highest risks in its risk management register.)
The main entry stairs are steep and their entrance could be improved. The stairwell wall
appears to have mild moisture ingress and will require attention. As part of the dining room
DA conditions parts of the flat roof and walls will need fireproofing. This could provide the
opportunity for some limited improvements but not a full refurbishment.
The windows require maintenance but future double glazing should be an option. The
kitchen also requires a modern upgrade.
The Club should be mindful that the manager’s flat needs to be maintained at a modern
standard with a view to satisfying the present managers but also attract future managers.

7. Financial Projections
The Club’s financial position at 31st December 2016 with the main indicators being a cash
reserves of $150k and a Jindabyne loan balance of $800k.
The Jindabyne lodge was financed by a $1M Westpac loan facility which has been reduced
to $800K at December 2016. The loan has been interest only to December 2016, the Club is
negotiating to extend this to December 2017 before it reverts to a Principal and Interest
loan at which point the draw down facility will cease. Future pay downs are dependent upon
the Club generating an annual cash surplus to complement the principal and interest
repayments.
The annual capital contribution, averaging $64K, is an important component of the debt
reduction program heavily contributing to the Club’s surpluses, refer to Table 3. There is a
strong correlation between the capital contribution and the annual surplus which has
enabled accelerated reduction of the Jindabyne loan.
Surplus
Capital Contribution

2013

2014

2015

2016

56,943

75,038

$67,278

61,169

64,640

65,747

$34,761
$63,202

Table 3: Club’s historic surplus and capital contribution levels
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Bed tariffs have been historically low compared to other ski lodge accommodation but this
reflected the historic cost structures. The re-construction of the Jindabyne lodge in 2014
and the committee’s decision to move to full cost recovery for each lodge has meant a rise
in bed tariffs over the past four years.
The capital contribution income has in particular meant that the Club was able to rebuild
Jindabyne and is intended as a mechanism to fund the improvements planned for Perisher
over the next 10 years. The historic occupancy rates and annual incomes for Perisher and
Jindabyne are detailed in Table 4.
Lodge occupancy
Jindabyne - Beds
Total
Summer
Winter
Income
Perisher - Beds
Total
Summer
Winter
Income

2011
12
1,153
406
747
$22,321
44
3,925
1,477
2,448
$138,827

2012
12
1,441
627
814
$30,369
44
4,238
1,151
3,087
$159,552

2013
12
1,071
429
642
$23,658
44
3,901
1,102
2,799
$156,344

2014
12
839
393
446
$33,345
44
3,957
1,083
2,874
$186,095

2015
30
2,073
970
1,103
$80,440
44
3,680
1,224
2,456
$173,835

2016
30
2,240
1,179
1,061
$74,930
44
3,431
1,266
2,168
$161,164

Average
2 year ave.
2,157
1,115
1,042
$77,685
2 year ave.
3,558
1,199
2,357
$167,500

Table 4: Lodge occupancy and income levels

Financial modelling, incorporating the proposed capital works program, is detailed below in
Graphs 1 and 2. Graph 1 details the projected lodge bed prices that will finance the Table 1
proposed capital works program. The bed prices that are derived based on Table 2 capital
works program are not graphed in this report but they are very similar.
Graph 2 details the projected Club’s cash balances for each year for the Table 1 capital
works program. For the Table 2 modified capital works program the cash balance is approx.
$20k higher each year. Spacing the capital works does make a difference which can be used
for debt reduction.
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CAC Jindabyne Lodge Rebuild - Projected Club Total Annual Cashflows
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Graph 2: Projected Club cash balance

Club members’ decision will need to be made as to whether to:
1. Maintain the policy of loan debt reduction.
Presently there is a low interest rate environment which economists and financial
experts expect to persist for the next few years at least. Whether the Club aims for a
target debt position of say $500k or such before embarking on the capital works
program is an option. Repaying the loan (principal and loan), without additional
payments, would see the loan reduced to approx. $500k by 2021.
This option will mean the deferral of significant capital works for quite a few years if
adopted. Members will need to decide if this is a situation they are prepared to live
with for this period.
It should be noted that the Perisher new wing was financed with a $400K loan which
was paid off within 7 years (on a 15-year loan) so the Club has a good history of
reducing debt quickly.
2. Direct the capital contribution to funding the Perisher capitals works program
Using the annual capital contribution to finance a forward capital works program
will not allow the current accelerated rate of reduction of the Jindabyne loan
position. The loan is interest only but will revert to principal and interest in January
2018. The annual capital works program will by necessity be kept within a
manageable limit comparable with the expected capital contribution income
although it is possible that some projects may require a debt draw down or multiple
years of staged construction.
Two capital works program have been proposed and are detailed in Tables 1 and 2.
The modified proposal spaces out the capital works projects to flatten out the
expenditure profile and allow consolidation of debt.
The Committee would also like to have feedback on Members’ preferences for the
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individual projects proposed, their relative priority and the timing proposed.
3. Progressively reducing the annual capital contribution.
Decreasing the capital contribution would force a spaced out or substantially
reduced forward capital works program. The Committee increased the capital
contribution from $100 to $200 (+CPI) progressively from 2012 specifically to allow
the debt reduction. The intention was always to reduce the capital contribution to a
lower level but the question is when this option will have an acceptable time to
implement.
This option has been proposed as the Committee would like to gauge Members’
thoughts on the matter.
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