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1 INTRODUCTION 

Otorohanga District Council (“ODC”) has commissioned Horwath HTL Limited to 
prepare a Strategic Business Case Analysis for a proposed redevelopment and 
re-organisation of the Otorohanga Kiwi House and Native Bird Park (“the Kiwi 
House”). 
 

1.1 BACKGROUND 
 
We have previously undertaken work for ODC in relation to the Kiwi House during 
the period 2005–2007.  That work is summarised below. 
 
Stage 1 (March 2005) 
 
We undertook a high-level overview of a previously proposed redevelopment plan 
from the perspective of the key stakeholders (ie: ODC, Otorohanga District 
Development Board (“ODDB”), Otorohanga Zoological Society (“OZS”)), 
especially in terms of the potential scope of redevelopment, and identifying the 
extent of apparent alignment of objectives between the stakeholders.   
 
Our work also included identifying potential alternative ownership, governance 
and management structures for the expanded business.  We recommended the 
formation of a community-based charitable trust to take over responsibility for the 
Kiwi House and its commercial activities. 
 
Stage 2 (September 2005) 
 
We undertook more detailed stakeholder consultation regarding the potential 
scope / extent of redevelopment options, including in relation to physical 
expansion of the Reserve and associated building structures and services (eg: 
parking), and potential incorporation of adjacent Reserve land (principally Bob 
Horsfall Reserve – formerly Deer Park).   
 
Our work also involved exploring the scope for commercial activities associated 
with the Kiwi House, for improved linkages with Waitomo tourism operators, and 
the interests of other interested parties such as the Department of Conservation 
(“DOC”) and the Maungatautari Ecological Island Trust. 
 
The key stakeholders appeared to agree on two key principles: 

▪ the incorporated society structure of the OZS did not / would not 
provide the most appropriate future mechanism for governing and 
managing what would become a more complex (and risky) expanded 
business 

▪ the expanded business needed to be financially sustainable – ie: 
should not generate cash losses – and would need to generate at least 
sufficient cash to allow repayment of any debts / loans raised to fund 
the expansion (excluding any grants received) over the medium term 
(eg: 10–20 year timeframe). 
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It appeared at the time that the path forward would involve: 

▪ the key stakeholders (ie: OZS, ODC and ODDB) agreeing “in principle” 
on the scope of the future redevelopment 

▪ the OZS passing resolutions which would have resulted in the OZS 
relinquishing control over the governance and management of the Kiwi 
House business and assets 

▪ the formation of a new community trust (and the appointment of 
appropriately experienced and skilled initial Trustees) to take over 
responsibility for and control of the governance and management of 
the Kiwi House business and assets 

▪ the appointment by the Trust of a suitably experienced and skilled 
General Manager, reporting to the new Trustees, to oversee the 
redevelopment of the expanded business. 

 
We assumed that the OZS and ODC would each appoint initial Trustees of the 
new Trust, although no draft trust deed had been drawn up for discussion.  The 
key stakeholders needed to agree “in principle” the scope of the future 
redevelopment plan.   
 
Our Stage 2 work also included addressing the following matters:  

▪ summarising the key objectives of each stakeholder group (including 
ODC, OZS, DOC, etc) and ascertaining the shared goals and 
objectives of the Kiwi House redevelopment  

▪ identifying key infrastructural requirements for successfully operating 
the Kiwi House, particularly in relation to operating a successful 
breeding programme 

▪ identifying commercial opportunities available to OZS in relation to 
maximising potential income streams in respect of the tourism aspect 
of the Kiwi House business operations 

▪ identifying opportunities available for the Kiwi House to form alliances 
with external parties (eg: tour operators and DOC) in achieving the 
agreed goals and objectives. 

 
The Stage 2 work included “brainstorming” alternative redevelopment options 
with the key stakeholders and summarising areas of “common ground” and 
differences, but did not involve undertaking market research or feasibility analysis 
of the proposed project or any components of it.   
 
We advised that, to assist the stakeholders in reaching agreement “in principle” 
on the scope of the redevelopment, and OZS agreeing to relinquish 100% control 
at a proposed Special General Meeting, it would be desirable to prepare a 
business case analysis / feasibility study.   
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This would need to demonstrate to the stakeholders (and OZS members) the 
extent to which the proposed redevelopment could be financially sustainable, and 
that risks were identified and mitigated where possible. 
 
We advised that undertaking such a study would not constrain the future Trustees 
from varying or refining the initial redevelopment proposal. 
 
Stage 3 (May 2007) 
 
We scoped the proposed redevelopment options, including providing indicative 
costings ($4.25 million), market demand research and visitor projections.  This 
assumed increasing from 47,000 visitors in 2006 and $380,000 admission 
revenue, to a projection of 95,000 visitors in 2017 and $1,182,000 admission 
revenue. 
 
Subsequent events 
 
Ultimately, the OZS did not agree to proceed on the basis proposed in 2007, and 
the redevelopment plans / discussions with ODC were discontinued.  There was 
subsequently a significant change of personnel involved in the Committee of the 
OZS, and a Manager was appointed.  
 
Various improvements have been made to the facilities in the past decade 
including: 

▪ Falcon Aviary opened (February 2009) 

▪ "Tuatara Room", a multi-purpose classroom & function centre, opened 
(March 2012) 

▪ Bob’s Aviary (in memory of founder, Bob Horsfall) opened to house 
Yellow-crowned Kakariki (2013) 

▪ Ruru Aviary opened for native owls (Morepork / Ruru) (2014) 

▪ a second Kiwi Nocturnal House has opened, incorporating the latest 
research and technology in housing & displaying kiwi (2015). 

 
OZS’s current lease will terminate on Jan 1 2017.  We understand that ODC 
wishes to see the continued operation of the Kiwi House, on the basis that, 
amongst other things, this is good for the visitor economy of the District. 
 
However, substantial capital expenditure is required to improve the Kiwi House 
facilities and visitor experience.  This is partly driven by the poor seismic strength 
of the current main building. 
 
The ODDB and Hamilton and Waikato Tourism have provided funding to assist 
with the preparation of: 

▪ a strategic business / organisational plan 

▪ a new site redevelopment plan (or plans) (landscape architecture / 
urban design). 
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1.2 SCOPE OF WORK 
 
We have undertaken the following Scope of Work: 

▪ reviewed the current financial and operational situation of the Kiwi 
House 

▪ reviewed the notes and outcomes of the more recently held planning / 
brainstorming meetings 

▪ undertaken an options analysis: 

o reviewed high-level redevelopment options developed by the 
appointed design consultant  

o suggested alternative compromise options, where applicable, 
taking into account the likely availability of funding 

o consulted with: 

▪ the management and committee of the OZS 

▪ representatives of the ODDB and ODC 

▪ Waikato and Hamilton Tourism (Regional Tourism 
Organisation) 

▪ Tourism Holdings Ltd (“THL”) 

o prepared indicative projections of visitor numbers and 
operational financial projections 

o undertaken a cost benefit analysis to determine the preferred 
redevelopment option (focussing on financial viability, ie: 
commercial return relative to the required initial investment) 
based on indicative development costs supplied by the design 
consultant 

▪ workshopped options with key stakeholders 

▪ commented on: 

o how the OZS should be reorganised (ie: governance structure 
and ODC representation) 

o the preferred Kiwi House redevelopment plan, taking into 
account the stakeholders’ desired outcomes 

o how the redevelopment plan could potentially be funded 
(including discussion of potential private funding sources such 
as THL and local iwi) 

o key actions which would be required to implement the plan. 
 

1.3 EXCLUSIONS OF SCOPE 
 
Our Scope of Work has excluded: 

▪ concept or detailed design of the redevelopment options 



 

Otorohanga District Council – Private & Confidential Page 7 
Business Case Analysis for Otorohanga Kiwi House 
6 October 2017 

▪ capital cost estimates 

▪ physical feasibility study  

▪ detailed market research other than to the extent indicated above 

▪ detailed verification of information provided by third parties. 
 

1.4 DISCLAIMERS 
 
This summary report is based on certain assumptions, estimates and other 
information available to us (the sources of which are stated in our report) and our 
knowledge of the tourism industry in New Zealand and the Waikato.  We did not 
carry out an audit or verification of the information supplied to us during the 
engagement, except to the extent stated in this report. 
 
Some assumptions and forward looking statements inevitably will not materialise, 
and unanticipated events and circumstances may occur.  Therefore, actual 
results achieved during the period covered by our analysis may vary from those 
described in our report (including forward looking statements and projections) and 
the variations may be material. 
 
Our summary report is intended for the use of Otorohanga District Council, and 
not for inclusion in a private offering, prospectus or public offering for equity and 
/ or debt raising purposes or other reasons.  Neither the report nor its contents, 
nor any reference to our firm, may be included or quoted in any offer document, 
prospectus, valuation or other document without our prior written consent and 
input. 
 
We reserve the right to (i) review any document for consistency with our report, 
where there is a reference to our report, or inclusion of any part, and (ii) suggest 
amendments to your document.  This may result in additional engagement by our 
firm, and therefore additional fees. 
 
Horwath HTL Ltd owes a duty of care to Otorohanga District Council as our client 
and cannot be held responsible for any loss suffered by a third party as a result 
of that party relying on our report.  The potential liability of Horwath HTL Ltd under 
this engagement, or in any way associated with the services rendered, will be 
limited to the extent of our fees paid to Horwath HTL Ltd in relation to this 
engagement. 
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2 CURRENT SITUATION 

The Kiwi House has been actively conserving kiwi since 1971, making it the first 
of its kind to display and breed kiwi in captivity for release back to the wild.  To 
date the Kiwi House has successfully hatched over 150 kiwi chicks. 
 
The OZS is a ‘non-profit’ registered charity (CC24239) dedicated to the 
conservation of New Zealand's native wildlife through education, display and 
breeding programs. 
 

2.1 LEASES 
 
OZS’s land lease is due for renewal on 1 January 2017.  We understand that 
Council and OZS intend to renew the lease. 
 
OZS’s lease of the kiwi pens is due for renewal on 1 June 2019, the last renewal 
prior to expiry on 30 May 2022. 
 

2.2 VISITOR EXPERIENCE 
 
The Kiwi House has two nocturnal houses with five kiwi on display.  There are 
two North Island Brown Kiwi and one Great Spotted Kiwi in the original nocturnal 
house.  In the new “Kiwi Night Zone” nocturnal house there is one Brown Kiwi 
and one Little Spotted Kiwi.   
 
Figure 2.1 shows a map of the existing Kiwi House layout. 
 
Figure 2.1:  Current Kiwi House map 

 
(Source: Kiwi House website) 
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The new nocturnal house (which opened in April 2016) was designed with 
innovative lighting, sound-proofing, and environmental data monitoring systems 
to provide the optimal conditions for kiwi display.  It also has burrow cameras 
showing a live feed of activity inside the kiwi burrows. 
 
There are three kiwi feeding times daily with talks by a keeper. 
 
In addition to kiwi, the Kiwi House also has a range of native birds, tuatara, 
geckos, skinks and eels.  There is also classroom / meeting room for school visits 
and meetings. 
 
The Kiwi House is a Qualmark endorsed visitor activity, and has a Qualmark 
Silver Enviro Award. The Kiwi House is now an accredited member of the Zoo 
and Aquarium Association and Australasian body.  
 

2.3 TRIPADVISOR COMMENTS 
 
The Kiwi House has a TripAdvisor rating of 4 out of 5.   
 
72% of the TripAdvisor scores are positive (4) or very positive (5); however 6% 
are negative (2) or very negative (1) comments. 
 
Comments indicate that visitors value the opportunity to see kiwi in their natural 
habitat and close enough to hear their calls.  
 
Reviewers highly recommended visiting during kiwi feeding times to see the kiwi 
at their most active, and to have the opportunity to ask questions. 
 
Visitors appreciated the interactive aspects of the experience, particularly the 
opportunity to hand feed birds and have birds perch on them. 
 
Visitors also commented positively about the variety of native species on display. 
 
There were some negative comments about the small size of the Park, the lack 
of a café and limited toilet facilities. 
 
Some visitors commented that they struggled to see kiwi in the nocturnal house 
due to the dim lighting, or lack of activity, and were disappointed that they could 
not take photos of kiwi.   
 
A significant proportion of the negative comments focussed on the run-down 
facilities, with some visitors making unfavourable comparisons with other zoos.  
Examples of comments include: 

▪ very run down 

▪ in need of TLC 

▪ enclosures too small 

▪ poor 
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▪ tired and shabby 

▪ investment needed 

▪ owners need to re-think 

▪ desperately needs a makeover 

▪ needs a bit of a clean-up and modernization 

▪ dire need of a revamp 

▪ could do with some improvements 

▪ areas are neglected  

▪ needs improved physical infrastructure. 
 
Several of the visitors who commented on the run-down facilities believed the 
admission price was not good value for money. 
 

2.4 ADMISSION PRICES 
 
Based on the overall positive TripAdvisor comments, most visitors appear to view 
the admission fees as acceptable, on the basis that the funds support the 
conservation work of a non-profit society. 
 
The pricing also represents value for money from the perspective that a typical 
visit to the Park takes around two hours. 
 
Table 2.1 summarises the current admission prices. 
 
Table 2.1:  2016/2017 Kiwi House admission prices (incl. GST) 

 
(Source: Kiwi House website) 

 

2.5 VISITOR NUMBERS 
 
According to data supplied to us, the Kiwi House received 47,350 visitors in the 
year ended June 2016, up 15% on 2015.  The number of domestic visitors 
increased by 26% (2,360) and international visitors were up 12% (3,761).  A small 
proportion of the increase was due to the data for the first three months of 2015 
excluding free of charge admissions. 
 
International visitors comprised 76% of total visitors in 2016, down from 78% in 
the previous year, as shown in Chart 2.1. 
 

Visitor Price

Pre-schooler (under 5 years) Free

Child (5-15 years) $8

Adult $24

Family (2 adults & up to 3 children) $59

School visits (per child / accompanying adult) $3
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Chart 2.1:  Visitors to the Kiwi House 2015–2016 (year ended June) 

 
(Source: Kiwi House) 

 
There is uncertainty about the accuracy of earlier estimated / reported visitor 
numbers.  However, following a replacement of the point of sale system, the Kiwi 
House now collects accurate data regarding visitor numbers, country / place of 
origin and referral sources. 
 
 

Table 2.1 shows admissions to the Kiwi House increasing for all market segments 
except for international students.  
 
Table 2.2: Total admissions by Type (YE June) 

 
(Source: Otorohanga Kiwi House, Horwath HTL) 

 

2.6 FACILITIES 
 
Most of the Kiwi House’s buildings and facilities date back to 1971.  The facilities 
do not now adequately meet the needs of either visitors or staff.  In particular, the 
toilet facilities do not meet the requirements of larger groups. 
 
The amount of retail space is constrained and consequently this limits the range 
of merchandise that can be displayed. 
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Total Admissions 2015 2016 Growth

Adult 26,290    28,932    10.0%

Child 3,759      4,842      28.8%

Adult Short Tour 5,952      6,949      16.8%

Child Short Tour 260          347         33.5%

Pre-school 544          1,091      100.6%

Family 4,170      5,045      21.0%

International Student 254          144         -43.3%

Total 41,229    47,350    14.8%
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The OZS has reviewed options for redevelopment of the existing main visitor 
building to repurpose areas of underutilised space, however this was dismissed 
as not providing good value for money.  
 
The original nocturnal house is dated and does not provide a kiwi viewing 
experience commensurate with the more modern viewing facilities provided by 
competing attractions. 
 
The original perimeter fencing around the Kiwi House has now been replaced 
with a 513 metre predator-proof fence, at a cost of approximately $350,000.  The 
project has included installing double gate systems, arborist work and pest-
proofing storm water drains. 
 
A number of deferred maintenance projects are in the process of being 
undertaken throughout the Park. 
 

2.7 CURRENT FINANCIAL SITUATION  
 
The OZS is a non-profit organisation.  Its operations are mainly funded by ticket 
sales, supplemented by donations and grants. 
 
In the year ended May 2016, the Kiwi House generated $891,000 of total revenue 
including grant income, up 8% ($63,000) on the previous year.  $634,000 (71%) 
of the revenue was from ticket sales, up 15% ($82,000) on 2015. 
 
The largest expense is salaries and wages, up significantly over the past two 
years as the Kiwihouse has been able to generate sufficient cash to pay for more 
staff, rather than relying heavily on volunteers as was the case in previous years.  
$43,000 was incurred in relation to repairs and maintenance expenditure. 
 
Modest cash surpluses have been generated over the past two years, after 
funding the increased staff costs and repairs and maintenance. 
 
The new Kiwi Night Zone building was funded through a combination of grants, 
donations, cash reserves and a commercial bank loan. 
 
The retained earnings of the OZS is largely represented by the net book value of 
the new buildings developed over the past few years (ie: the Tuatara Room and 
the Kiwi Night Zone building). 
 
All of the building assets of OSZ have limited or no security value for bank lending 
purposes as they are located on reserve land, are specialized in terms of design 
and purpose and have little if any re-sale value. 
 

2.8 STRATEGIC PLANNING MEETING 
 
A strategic planning / brainstorming meeting held in 2015 identified the following 
aims for the Kiwi House: 
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▪ engage visitors in New Zealand’s “most personal wildlife experience” 

▪ promote conservation through research, education, advocacy and 
breeding of New Zealand wildlife, especially kiwi 

▪ increase visitor numbers to 100,000 

▪ operate a sustainable, self-funding business. 
 
The committee considered a range of opportunities to achieve these aims 
including: 

▪ upgrading the infrastructure 

▪ improving the visitor experience 

▪ continuing / enhancing conservation initiatives 

▪ expanding the business 

▪ increasing staffing levels 

▪ improving or changing the governance model. 
 
This Strategic Business Case Analysis is effectively an outcome of the planning 
meeting. 
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3 COMPETITIVE ANALYSIS 

Including the Kiwi House, we have identified 15 New Zealand attractions which 
provide kiwi viewing opportunities, 10 of which are located in the North Island. 
The closest competitors to the Kiwi House (in terms of distance) are at Rainbow 
Springs and Te Puia, both in Rotorua. 
 
Many of the competing attractions are multi-faceted, and kiwis are not their main 
focus.  This is particularly true of The National Aquarium of New Zealand, in 
Napier. 
 
Most of the attractions have between two and four kiwis displayed in a nocturnal 
house.  Willowbank Wildlife Reserve (Christchurch) is the only attraction to have 
more kiwis on display than the Otorohanga Kiwi House, with 8–10 juvenile kiwis 
in their nocturnal house.  Many of the nocturnal houses have cameras inside the 
kiwis burrows so that kiwis can be observed even when resting. 
 
Some of the nocturnal houses are designed in such a way that the kiwis can be 
viewed openly without the need for a glass partition. 
 
Daily feedings and kiwi talks are available at many locations and ensure that 
visitors can see kiwis active. 
 
Some of the attractions offer guaranteed kiwi viewing, or a free re-visit if visitors 
haven’t had a good kiwi viewing experience.  This is the case at Otorohanga 
(although that is not publicised). 
 
Some of the attractions offer night visits / tours where kiwis can be seen outside 
in a predator proof environment. 
 
At some competing attractions there is an opportunity to pay extra for a 
specialised tour which could include observing a kiwi health check or going 
‘behind the scenes’ of their hatching program (seasonal) and seeing kiwi eggs 
and chicks. 
 
The kiwis on display are predominantly North Island Brown kiwi, including in the 
South Island.  Pukaha Mount Bruce has a white (North Island brown) kiwi, the 
only one known to exist, and Wellington Zoo has a 1-legged kiwi. 
 
Zealandia (Wellington) has little spotted kiwis, but these can only be seen on 
night tours.  
 
The Westcoast Wildlife Centre (Franz Josef) has rowi kiwis, New Zealand’s rarest 
kiwis in their nocturnal house and Haast tokoeka kiwi on their ‘behind the scenes’ 
tour. 
 
The Otorohanga Kiwi House has the largest variety of kiwis on display and is the 
only attraction to display the great spotted kiwi.  
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As is the case at Otorohanga, many of the competing attractions are also involved 
in kiwi conservation, with breeding and / or hatching programs such as Operation 
Nest Egg.  Based on TripAdvisor comments, many visitors comment that they are 
pleased that their admission fees go towards funding kiwi conservation activities,  
and this helps justify the admission price paid. 
 
Table 3.1:  Summary of Captive Kiwi Viewing Opportunities  

 
(Source: attraction websites, TripAdvisor) 

Attraction Region TripAdvisor Kiwi Viewing Experience Kiwi History / Conservation

North Island

Kiwi North Whangarei 4.5/5 2 x North Island brown kiwis in nocturnal house native bird recovery centre

kiwi feedings at 11am and 2pm

burrow cameras

free re-visit if you don’t have a good kiwi 

viewing

Auckland Zoo Auckland 4.5/5 2 x North Island brown kiwis in nocturnal house 

(enter through cave into a night habitat lit by 

stars)

released over 300 kiwi chicks 

as part of Operation Nest Egg

Rainbow Springs Rotorua 4/5 4 x North Island brown kiwis in nocturnal house kiwi displayed since 1975

night visits until 10.30pm with 4 North Island 

brown kiwi in an open air aviary

optional 30 minute guided tour behind the 

scenes of kiwi encounter including incubation, 

hatch and nursery rooms

Rotorua 4.5/5 2 x North Island brown kiwis in nocturnal house kiwi house opened in 1976

tvs (black & white) show kiwis inside their 

nesting house

breeding program sinze 1999

kiwi encounter where you can visit the nursery 

and see kiwi chicks held by carers

Napier 4/5 2 x North Island brown kiwis in nocturnal house

kiwis sometimes fed during visiting hours but 

no official feeding time

Nga Manu Nature Reserve Waikanae 4.5/5 North Island brown kiwis in nocturnal house native bird rehabilitation

window into burrow

Pukaha, Mount Bruce 

National Wildlife Centre

Wairarapa 4.5/5 1 x white kiwi and 1 x North Island brown kiwi in 

nocturnal house

only known white kiwi in existence

daily kiwi talk or chick feed

optional behind the scenes tours such as 

observing kiwi health checks

night adventures 7-9.30pm include listening for 

kiwis

Wellington Zoo Wellington 4.5/5 3 x North Island brown kiwis in nocturnal house

1-legged kiwi

no glass (small wooden fences)

daily kiwi talk

Zealandia Wellington 4.5/5 little spotted kiwis on night tours in predator 

proof environment

TripAdvisor reviwers saw up to 4 kiwis

South Island

Orana Wildlife Park Christchurch 4.5/5 2 x North Island brown kiwis in nocturnal house kiwi breeding program

daily kiwi feeding

Willowbank Wildlife Reserve Christchurch 4.5/5 8-10 juvenile North Island brown kiwis in 

nocturnal house

kiwi breeding program

North Island brown kiwi in outdoor display

guaranteed kiwi viewing

optional kiwi tour or kiwi breeding tour 

(seasonal)

largest open display of kiwi - no glass

hear kiwis calling

Kiwi Birdlife Park Queenstown 4.5/5 North Island brown kiwis in nocturnal house kiwi breeding program

4 daily kiwi feedings

guaranteed kiwi viewing

National Kiwi Centre Hokitika 4/5 2 x North Island brown kiwis in nocturnal house

only partially obscured by glass

daily kiwi feeding

Westcoast Wildlife Centre Franz Josef 3.5/5 3 x baby rowi kiwis in nocturnal house Operation Nest Egg particpant

kiwis not behind glass

the rarest kiwi

optional 30 minute behind the scenes tours of 

hatching and incubation program

Haast tokoeka kiwi on behind the scenes tour

Operation Nest Egg hatching 

Okarito Brown Kiwi (Rowi), 

Haast Tokoeka and Great 

Spotted Kiwi  eggs 

is the leading kiwi hatchery in 

NZ with 1,500 kiwi hatched as 

part of Operation Nest Egg

Te Puia, the New Zealand 

Maori Arts and Craft Institute

The National Aquarium of 

New Zealand
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According to the March 2016 Report of the New Zealand Maori Arts & Crafts 
Institute, planning is underway for an upgrade of the kiwi bird husbandry and 
viewing facilities.  
 
Table 3.2 shows the pricing of each of the competitive attractions, listed from 
highest to lowest price for adult admission. 
 
Table 3.2:  Competitive Pricing of Captive Kiwi Viewing Attractions 

 
(Source: attraction websites) 

 
At its current pricing of $24 per adult, the Kiwi House is in the middle of the range 
of competitive attractions.  The Kiwi House’s child pricing at $8 is at the lower end 
of the range. 
 
TripAdvisor reviews indicate that Kiwi Birdlife Park (Queenstown) and Rainbow 
Springs (Rotorua) are considered to be relatively expensive. 
 
Several reviewers also commented that the National Kiwi Centre (Hokitika) and 
Westcoast Wildlife Centre (Franz Josef) provide poor value for money based on 
the limited nature of the attractions and short visit duration.  This is reflected by 
lower TripAdvisor scores (4 and 3.5 respectively) compared to the most common 
rating of 4.5. 
 

3.1 COMPETITIVE ADVANTAGES 
 
The Otorohanga Kiwi House has a number of competitive advantages over the 
competing attractions including: 

Attraction Other Aspects of Attraction Child Adult Family Tours

Zealandia N/A on night tour $38-79

Te Puia, the New Zealand 

Maori Arts and Craft 

Institute

geothermal valley, national schools of carving 

and weaving, marae, maori village, gallery

25.50$ 51.00$ 138.00$ 

Kiwi Birdlife Park 30 species of animals including tuatara, 

geckos, possums and birds

23.00$ 45.00$ 98.00$   

Rainbow Springs tuatara, trout, birds, log flume ride 20.00$ 40.00$ 99.00$   10.00$ 

Orana Wildlife Park 400 animals of 70 species including tuatara 

and geckos

9.50$   35.50$ 78.50$   

Westcoast Wildlife Centre glacier attraction, west coast story telling 20.00$ 35.00$ 85.00$   $15-60

Willowbank Wildlife 

Reserve

up to 500 animals of 50 species including 

tuatara

12.00$ 29.50$ 75.00$   

Auckland Zoo largest collection of native and exotic animals 

in NZ with over 875 animals of 138 different 

species including tuatara

12.00$ 28.00$ 72.00$   

National Kiwi Centre tuatara and eels 13.00$ 22.00$ 55.00$   

Wellington Zoo range of native and exotic animals including 

tuatara

10.50$ 21.00$ 61.00$   

The National Aquarium of 

New Zealand

over 100 animals including penguins, turtles, 

tuatara and alligators

10.00$ 20.00$ 54.00$   

Pukaha, Mount Bruce 

National Wildlife Centre

eels, tuatara, native birds 6.00$   20.00$ 50.00$   

Nga Manu Nature Reserve native birds, eels, geckos, tuatara, wetas, 

butterfly garden, information centre

8.00$   18.00$ 38.00$   

Kiwi North tuatara and geckos, native bird recovery 

centre, museum, Victorian buildings

5.00$   15.00$ 35.00$   
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▪ the most kiwi varieties on display - three of New Zealand’s five kiwi 
species (North Island brown kiwi, little spotted kiwi and great spotted 
kiwi) 

▪ the only attraction to have a great spotted kiwi on display 

▪ New Zealand’s largest dome aviary 

▪ daily feedings and keeper talks 

▪ competitively priced, below the market average. 
 
Currently the Kiwi House has the only Great Spotted Kiwi held in captivity and the 
only little spotted kiwi in captivity. 
 
According to the Captive Management Plan For Kiwi 2010- 2015 prepared by the 
Zoo and Aquarium Association; “Great Spotted Kiwi and Little Spotted Kiwi 
holdings are being phased out by natural attrition because other conservation 
programmes for these species are more effective than captive management”.  
 
The future of captive kiwi holdings for advocacy purposes (ie: public display) is 
focussed on (eastern provenance) North Island Brown Kiwi.  The Kiwi House is 
therefore likely to maintain its competitive advantage in terms of Great Spotted 
Kiwi and Little Spotted Kiwi viewing.  
 

3.2 COMPETITIVE DISADVANTAGES / OPPORTUNITIES 
 
Some of the other attractions offer features which are not currently available at 
the Kiwi house including: 

▪ guaranteed kiwi viewing (but refund could be provided, or next visit 
free) 

▪ a glass-free kiwi viewing experience (explain animal health issues) 

▪ kiwi night tours in their natural outdoor environment (note) 

▪ ‘behind the scenes’ tours showing kiwi care, or breeding / hatching 
program activities (guided tour product) 

▪ a price discount for seniors (committee decision). 
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4 REDEVELOPMENT OPTIONS ANALYSIS 

We have reviewed four high-level redevelopment options and provided visitor and 
financial forecasts for the recommended option. 
 

4.1 OPTION 1: UPGRADE EXISTING VISITOR AMENITY BUILDING 
 

Upgrade the existing Kiwi House visitor amenity building including seismic 
strengthening to meet minimum building code requirements, and some 
reconfiguration of space inside the building.  
 
The OZS committee has resolved to rule out this option on the basis that it is not 
good value for money, because it will have little if any impact on the visitor 
experience and at a considerable capital cost which is likely to be difficult to fund.  
 
Advantages 
 

▪ The lowest cost option. 
 

Disadvantages 
 

▪ A significant component of the redevelopment cost would be allocated to 
earthquake strengthening of a building that is no longer fit for purpose. 

▪ This option does little to improve the Kiwi House’s capability of handling 
groups or to improve the overall competitiveness of the facilities in 
comparison to the 15 other similar attractions in New Zealand. 

▪ Because the capital cost does not result in any significant change or 
improvement in the visitor experience, this option is unlikely to be 
considered favourably by external funders, meaning that the most likely 
funder would end up being the Otorohanga District Council. 

▪ Unlikely to result in improved revenue generation through either an 
increase in visitor numbers or admission prices. 

▪ Unlikely to result in medium to long term sustained improvement in 
financial performance. 

▪ Likely to require ongoing external funding for future major projects. 

 

4.2 OPTION 2: REPLACE EXISTING VISITOR AMENITY BUILDING 
 
Replace the existing visitor amenity building with a new specialised building or 
buildings that meet 100% of code, but at the lowest possible cost.  
 
Advantages 
 

▪ Does not involve spending money on rectification of existing buildings 
which are not fit for purpose. 
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▪ Opportunity to design new facilities for handling higher visitor numbers 
adequately. 

▪ Improves competitiveness against other Kiwi House facilities.   

 
Disadvantages 
 

▪ Some improvement in capability for handling more than one tour at a time 
and increased visitor numbers on busy days, but would likely continue to 
have constraints. 

▪ Not the most cost effective redevelopment option from the perspective of 
maximising the potential to capture increased day and overnight visitors to 
the region generated by significant national inbound growth and strong 
regional growth, mainly to the Waitomo Caves. 

▪ Does not significantly improve the visitor experience and therefore does 
not justify a significant increase in admission price.  

▪ Likely to require ongoing external funding for future major projects. 
 

4.3 OPTION 3: NEW UPGRADED AND EXPANDED FACILITIES 
 
Bespoke Landscape Architects have participated with us in consultation and 
workshops with key stakeholders and have developed a redevelopment 
masterplan for the Kiwi House including new upgraded and expanded facilities. 
 
The primary objective of the masterplan is to rejuvenate the Kiwi House by 
designing new and expanded facilities which will provide increased capability for 
handling tours and education groups and significantly improve visitor flows within 
the grounds.  
 
In addition to developing a replacement visitor amenities building and kitchen, a 
key component of the masterplan is the inclusion of multiple interactive 
experiences along transitional walkways that demand a high level of visitor 
engagement and create an uninterrupted and immersive experience throughout 
the Park. 
 
In summary, the key elements of the masterplan concept, as described by 
Bespoke, are:  

▪ developing an iconic (but subtle) welcome building that blends into the 
landscape  

▪ developing a new and larger kiwi house that forms part of a high quality 
guided tour experience through the ‘Kiwi Night Zone’ 

▪ upgrades to the visitor experience throughout the Park including: 

o the network of paths 

o the aviaries / enclosures 

o signage and interpretation 
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o more appropriate display of the various bird and reptile species 

▪ a central gathering space within the facility 

▪ consideration of the arrival sequence and legibility of this for visitors 
(including the closure of the extension of Alex Telfer Drive) 

▪ rationalisation of the drop off / arrival areas (with opportunity for a bus bay 
to better accommodate large tour group drop off and pick up) 

▪ provision of increased car parking areas. 
 
The masterplan proposes improvements outside the Kiwi House boundary. 
Primarily this includes the upgrade and extension of existing roadways and 
parking, but also the development of a playground and a formalised entry to 
Rotary Redwood Park.  
 
Figure 2 shows the architect’s redevelopment concept masterplan. 
 
Figure 2: Kiwi House redevelopment concept masterplan  

 
(Source: Bespoke Architects) 
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Advantages 
 

▪ By comparison to Option 2, the new buildings are ‘future-proofed’.  It also 
allows handling of multiple groups tours at the same time and is capable 
of handling significantly higher visitor numbers on peak days. 

▪ Improves the connection between the new visitor building and kiwi house 
and the relatively limited capacity of the existing Kiwi Night Zone building, 
enabling coherent visitor management flows. 

▪ Improves visitor signage and interpretation throughout the Park. 

▪ Improves and replaces some of the existing aviaries. 

▪ Improves the overall visitor experience. 

▪ Increases potential for positive indirect marketing through word of mouth, 
providing a greater chance of increasing visitor numbers through the Park. 

▪ Allows improved visitor numbers, increased handling of visitors on peak 
days, increased numbers of group tours, increase in admission charges, 
facilitation of improved guided tours. 

▪ Provides potential for significantly increased trading revenues and net 
operational cash flow. 

▪ Provides potential for cash surpluses to enable repayment of capital 
funding and interest. 

▪ Provides potential for funding future capital expenditure / enhancement 
projects. 

 
Disadvantages 
 

▪ Higher amount of capital expenditure which requires external funding. 

▪ Increased financial risk in the event of a future downturn. 
 

4.4 OPTION 4: NEW FACILITIES + ADDITIONAL DEVELOPMENTS 
 
Essentially this option is an extension of Option 3, which includes additional 
development in the Barry Rowe aviary in the form of an elevated viewing platform 
and in the adjacent Rotary Reserve (and possibly in the Kiwi House Reserve 
itself) in the form of a unique ‘Augmented Reality’ visitor experience.  
 
Advantages 
 

▪ Increases the range of target market segments for the Kiwi House by 
offering a compelling multi-faceted attraction that is both entertaining and 
educational, especially targeting younger visitors. 

▪ Improves the overall marketability of the Kiwi House as a visitor attraction 
and experience. 

▪ Provides the Kiwi House with a competitive edge over competing kiwi 
viewing attractions. 
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▪ Provides a more compelling alternative to visiting the Waitomo Caves for 
some visitors. 

▪ Increases the probability of repeat visitation by domestic visitors. 

▪ Possibility of implementing these incremental projects on a staged basis, 
as and when capital expenditure becomes available (whether from 
external or internal funding sources).  

 
Disadvantages 
 

▪ Total capital cost is higher (but not significantly); however, the incremental 
capital cost could probably be self-funded.  

 

4.5 CAPITAL COST ESTIMATE – OPTION 3 
 
WT Partnership have reviewed the updated budgets for the recommended option 
(Option 3) under the proposed masterplan (Bespoke Landscape Architects 
Masterplan Document) and have advised that the overall budget of $7,950,000 
is considered adequate for the proposed works considering the following: 
 

a) Buildings 17, 29 and 28 (Visitors Centre, Kiwi Night Zone and Kitchen 
Building) will be the only parts of the Masterplan to be carried out by a 
main contractor procured under a competitive lump sum tender. 

b) The value of the tendered works (for the buildings mentioned above) 
equates to $3,263,000 exclusive of the contingency and escalation. 

c) The balance of the works ($3,587,000) will be undertaken by the 
Otorohanga Kiwi House themselves by way of supporters and sponsors 
initiatives and projects. 

d) The budget includes 6% escalation to cover the expected price rises of 
materials and labour over the next 12 months. Should the project be 
delayed then the budget will have to be reconsidered in light of the 
additional escalation outside of this 12 months period. 

e) The project budget includes for a 10% contingency. 

f) Additional projects have been identified as outside of the current project 
budget. These include the additional parking, playspace adjacent to the 
Rotary Redwood Park, Walk Through 1B and the Barry Rowe Aviary 
Elevated Walkway.  

 
WT Partnership advise that with the above structure in place, any increased costs 
incurred in building the Visitors Centre, Kiwi Night Zone and Kitchen Building can 
be mitigated by staging or reducing the scope of additional works whilst any 
savings achieved in the overall project may release funds to enable the ‘additional 
project’ to be considered.   
 
Below is a summary of the estimated schedule of costs from WT partnership: 
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Table 4.1: Capital Cost Estimate for New Upgraded and Expanded Facilities 

Elements Total Cost 

Buildings $3,450,000 

Structures $2,090,000 

Water Works $335,000 

Hard Scape $340,000 

Soft Scape  $140,000 

Furniture + Other Elements  $340,000 

Total Construction Cost $6,695,000 

Fees $160,000 

Escalation (6%) $410,000 

Contingency (10%) $685,000 

Total  $7,950,000 

(Source: WT Partnership) 
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5 VISITOR PROJECTIONS – NEW ZEALAND 

5.1 INTERNATIONAL VISITORS TO NEW ZEALAND 
 
At the highest level, our projections of future international visitor demand for the 
Kiwi House are derived from the projected international visitor arrivals to New 
Zealand. 
 
As shown in Table 5.1, International visitor arrivals to New Zealand reached 3.5 
million in 2016, increasing by 11.7% on the previous year, and following on from 
relatively strong increases in 2015 (9.8%) and 2014 (5.3%).  This represents a 
historically very strong period of growth in international visitor arrivals which has 
been influenced by a number of factors including: 

▪ a significant increase in new airlift capacity into New Zealand, especially 
from China and the USA 

▪ a significant reduction in aviation fuel costs resulting in real reductions in 
international airfares 

▪ a continued recovery from the effects of the Global Financial Crisis, 
especially in Europe, the UK and USA. 

 
Table 5.1: International Visitors to New Zealand 000’s (2009–2015) 

 
(Source: Statistics New Zealand) 

 
Our future international visitor projections are based on the Tourism Forecasts 
2016–2022 published by the Ministry of Business, Innovation and Employment 
(“MBIE”).   
 
However, we have made some adjustments to MBIE’s projected arrivals based 
on more recent data available in the 2016 year to date.   
 
We have also made some changes to the projected average length of stay in 
some countries where we believe the change in mix of visitors to shorter-stay 
leisure visitors is likely to have a more significant impact on the average length of 
stay than assumed in the MBIE forecasts. 
 
As shown in Table 5.2, we have also extended the forecast period to 2025.   
 

Change % Chg Annual

Australia 1,083   1,120   1,156   1,156   1,218   1,248   1,328   245      22.7% 3.5%

USA 198      190      185      178      201      221      243      46       23.0% 3.5%

Japan 78       88       69       72       75       81       87       9         11.4% 1.8%

UK 258      234      230      190      192      194      204      54-       -21.0% -3.9%

Germany 65       65       64       64       70       79       85       20       31.0% 4.6%

South Korea 53       67       53       53       51       55       65       12       22.9% 3.5%

China 102      123      146      197      229      265      356      254      248.3% 23.1%

Rest of the World 610      624      692      646      675      710      763      153      25.0% 3.8%

Total 2,448   2,511   2,594   2,555   2,710   2,854   3,132   684      28.0% 4.2%

% change 2.6% 3.3% -1.5% 6.1% 5.3% 9.8%

2009-2015
2009 A 2010 A 2011 A 2015 A2012 A 2013 A 2014 A
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Table 5.2: International Visitor Projections to New Zealand 000’s (2016–2025) 

 
(Source: Horwath HTL, adjusted and extended from MBIE base) 

 
We have made relatively conservative growth assumptions in the 2023–2025 
period compared to the actual growth experienced over the last three years, and 
more conservative than the period 2020–2022 in the MBIE forecasts.  The 
average annual international visitor arrival growth rate over 10 years is projected 
to be 4.9% per annum 
 
The relatively conservative future growth projections (compared to recent actual 
growth rates), partly reflects an assumption of ongoing accommodation 
constraints and significant room rate increases, particularly in Auckland and 
Queenstown, but also in other New Zealand centres, especially in the peak 
summer season.  
 
Over the 10 year forecast period, there will inevitably be fluctuations in the actual 
rate of growth (for example potentially in 2017, due to short-term impacts in some 
inbound markets following the Kaikoura earthquakes).1   
 
However, past evidence indicates that, over a 10 year period, most markets 
impacted by unexpected events in the short term are likely to ‘bounce back’ and 
return to ‘normal’ growth patterns in the medium to long term. 
 

5.2 INTERNATIONAL VISITOR NIGHTS IN NEW ZEALAND 
 
The strong growth in international visitor arrivals in the past three years has 
resulted in a corresponding strong increase in the number of international visitor 
nights spent in New Zealand.  International visitor nights in New Zealand 
increased by 8.2% in 2015, following 8.6% growth in 2014. 
 

                                            
 
1 The MBIE approach to forecasting growth in visitor arrivals, with which we agree, is to model 
the medium to long-term trend over the forecast period rather than trying to predict significant 
fluctuations throughout the period.  This results in a relatively ‘straight–line’ rate of growth.  
However, an exception to this general approach is to make adjustments for known events where 
the result is reasonably predictable (eg: increase in visitors from the UK associated with the British 
and Irish Lions Tour in 2017).  This short-term ‘spike’ effect is assumed to be followed by lower 
growth in the subsequent year. 

2015 - 2025

Change % Change Annual

Australia 1,424   1,484      1,512   1,547   1,582   1,617    1,652   1,689   1,727  1,765  437 32.9% 2.9%

USA 281     329        342     352     362     372      382      393     404     415     171 70.4% 5.5%

Japan 99       102        108     113     118     123      128      133     139     144     57 64.7% 5.1%

UK 218     242        229     235     241     247      253      259     265     271     67 32.9% 2.9%

Germany 96       102        108     114     121     127      134      141     148     154     70 82.3% 6.2%

South Korea 81       83          87       90       93       97        100      104     107     111     46 71.1% 5.5%

China 440     520        600     680     761     841      921      999     1,075  1,145  789 221.4% 12.4%

Rest of World 851     882        901     921     941     961      981      1,001   1,021  1,041  278 36.4% 3.2%

Total 3,491   3,742      3,888   4,053   4,219   4,386    4,553   4,720   4,885  5,047  1,915 61.1% 4.9%

% change 11.5% 7.2% 3.9% 4.2% 4.1% 4.0% 3.8% 3.7% 3.5% 3.3%

2024 20252016 2017 2018 2019 2020 2021 2022 2023
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Chart 5.1 shows our projected growth in international visitor nights spent in New 
Zealand between 2016 and 2025, taking into account the adjustments we have 
made to the average length of stay contained in the MBIE forecasts. 
 
Chart 5.1: International Visitor Nights in New Zealand (2016–2025) 

 
(Source: Horwath HTL, adjusted and extended from MBIE base) 

 
The projected 56% growth in international visitor nights in New Zealand over the 
next 10 years (from the year ending December 2015 to the year ending 
December 2025), is equivalent to an average annual growth rate of 4.5% (slightly 
lower than the projected 4.9% per annum growth in visitor arrivals, as a result of 
the projected reduction in Average Length of Stay). 
 
The strongest growth in visitor nights is projected to come from China and 
Australia.  Chinese visitor nights are projected to increase 202% between 2015 
and 2025, an average annual growth rate of 13.1%.  By comparison, Chinese 
visitor nights have increased 96% over the last three years. 
 
The average length of stay of international visitors in New Zealand was 18.5 
nights in 2015.2  We have projected a stronger reduction in the average length of 
stay in New Zealand by international visitors between 2016 and 2025, than that 
forecast by MBIE, including by Australian visitors.   

                                            
 
2 Note that Statistics New Zealand publishes data regarding the number of days spent by visitors 
in New Zealand, and the MBIE forecasts are also based on visitor days.  Our forecasts of average 
length of stay are based on the number of visitor nights, which is assumed to be one less than 
the number of visitor days. 
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5.3 DOMESTIC VISITORS IN NEW ZEALAND 
 
Table 5.3 summarises our estimate of total domestic overnight visits in New 
Zealand.3  This shows a 3.7% growth in overnight visits in 2015.  
 
The estimates for the 2009 to 2011 period have been modified by us from earlier 
estimates prepared by Covec Ltd for MBIE following the Christchurch 
earthquakes of 2010–11. 
 
Our estimates are based on subsequent published visitor data as follows: 

▪ domestic visitor expenditure data published by MBIE 

▪ commercial accommodation demand published by Statistics New 
Zealand in the Commercial Accommodation Monitor (“CAM”). 
   

Table 5.3:  Domestic Overnight Visits in New Zealand 000’s (2009–2015) 

 
(Source: Horwath HTL, based on Covec estimates (MBIE) / MRTE (MBIE) / CAM (Statistics NZ))  
 
The domestic visitor expenditure data is contained in the Monthly Regional 
Tourism Expenditure data (“MRTEs”) published by MBIE.  The MRTE data 
provides stronger insight into domestic visitor expenditure than was available in 
the previously published annual Regional Tourism Expenditure (“RTE”) data.  The 
expenditure data relates to day visits as well as overnight visits in New Zealand.  
 
New research undertaken by Colmar Brunton for Tourism Industry Aotearoa 
(“TIA”) estimates that there will be 17.4 million domestic overnight trips for the 
purpose of leisure in 2016.  These 17.4 million leisure trips will be a combination 
of our estimated 11.8 million holiday trips and a proportion of the 9.1 million 
Visiting Friends and Family (“VFR”) trips we have estimated in 2016.  
 
We don’t believe there is evidence of any major inconsistencies between the 
basis of our projections and the recently released Colmar Brunton research. 
 

5.4 DOMESTIC VISITOR NIGHTS IN NEW ZEALAND 
 
Chart 5.2 shows our projection of the increase in domestic visitor nights in New 
Zealand between 2016 and 2025. 

                                            
 
3 There is currently no data or forecasts published by MBIE with regard to the total number of 
domestic visitors (including overnight and day visitors) or the number of domestic visitor nights. 

Change % Chg Annual

Holiday 9,864     9,900     10,000    10,100    10,302    10,817    11,304    1,439     14.6% 2.3%

VFR 8,092     8,100     8,200     8,282     8,448     8,701     8,919     827        10.2% 1.6%

Business 3,351     3,400     3,450     3,519     3,607     3,787     3,958     606        18.1% 2.8%

Education 325        325        330        337        343        357        370        45          13.8% 2.2%

Other 370        375        380        384        391        407        421        51          13.8% 2.2%

Total 22,003    22,100    22,360    22,621    23,091    24,070    24,971    2,969     13.5% 2.1%

%age change 0.4% 1.2% 1.2% 2.1% 4.2% 3.7%

2011 E 2012 E 2013 E 2014 E 2015 E
2009-2015

2009 E 2010 E
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Chart 5.2: Domestic Visitor Nights in New Zealand (2016–2025) 

 
(Source: Horwath HTL) 

 
We have projected a much lower level of growth in domestic visitor nights (22%) 
compared to international visitor nights (56%) between 2015 and 2025.  This is 
on the basis that, in recent years, the domestic overnight visitor market has grown 
relatively slowly, while over the same period of time outbound domestic visits (ie: 
New Zealanders travelling overseas including for leisure) have shown consistent 
strong growth. 
 
Holiday visits comprise the highest proportion of projected domestic overnight 
visits and visitor nights.  This market is also projected to be the strongest in terms 
of growth, with a 24% increase in nights projected over the next 10 years, 
compared to the average of 22%.  
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6 VISITOR PROJECTIONS – WAIKATO REGION 

6.1 INTERNATIONAL VISITORS AND NIGHTS IN THE WAIKATO  
 
Based on data from the Commercial Accommodation Monitor (“CAM”) published 
by Statistics New Zealand and information from the MRTEs, it appears that the 
Waikato maintained its market share (at an estimated 3.9%) of total New Zealand 
international visitor nights over the past year to December 2015.  
 
Chart 6.1 shows our projected increase in international visitor nights in the 
Waikato between 2016 and 2025. 
 
Chart 6.1: International Visitor Nights in the Waikato (2016–2025) 

 
(Source: Horwath HTL) 

 
We have projected a 26% growth in international visitor nights in the Waikato over 
the next 10 years, or 2.3% average annual growth.  This compares to 4.5% 
average annual growth at the national level. 
 
The lower projected growth in the Waikato reflects: 

▪ an ongoing constraint on commercial accommodation available in the 
Waikato 

▪ higher than average growth assumed in larger and popular tourism 
regions such as Rotorua and Queenstown / Southern Lakes.  

 
The average length of stay for international visitors in the Waikato is projected to 
fall from 5.4 nights in 2015 (which is assumed to reflect a relatively high ratio of 
‘education’ visitors studying at the University of Waikato) to 3.8 nights by 2025 
(as the ratio of Holiday visitors increases).  
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6.2 DOMESTIC VISITORS AND NIGHTS IN THE WAIKATO  
 
The Waikato’s market share of domestic visitor nights appears to have marginally 
decreased over recent years from an estimated 5.6% in 2012 to 5.5% in 2015.   
 
We assume that the Waikato will lose further market share of domestic visitor 
nights in the 10 years to 2025 as a result of achieving a slightly lower rate of 
growth in holiday visits compared to the national rate of increase.  We have 
assumed that the Waikato maintains its share of Visiting Friends and Family 
(“VFR”) and business visitors and visitor nights. 
 
Chart 6.2 summarises the growth projected in domestic visitor nights in the 
Waikato between 2016 and 2025. 
 
Chart 6.2: Domestic Visitor Nights in Waikato (2016–2025) 

 
(Source: Horwath HTL) 

 
Our projections assume that domestic visitor nights in the Waikato will grow by a 
total of 16.7% between 2015 and 2025, lower than the national average of 21.7%.   
 
The Waikato Region is estimated to have one of the highest proportions of day 
visits as a proportion of total visitors.  This includes, for example, day trips 
between Auckland and Hamilton (mainly domestic visitors), and visits to major 
attractions such as Waitomo Caves and Hobbiton en route between Auckland 
and Rotorua (mainly international visitors). 
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6.3 TOTAL INTERNATIONAL AND DOMESTIC VISITORS AND NIGHTS 
 
We estimate that 2.1 million international and domestic visitors spent a total of 
5.7 million visitor nights in the Waikato in 2015.  International visitors accounted 
for approximately 20% of overnight visitors and 39% of visitor nights. 
 
By 2025, we estimate that 2.7 million international and domestic visitors will 
spend a total of 6.9 million visitor nights in the Waikato. International visitors will 
account for approximately 28% of overnight visitors and 41% of visitor nights. 
 
This reflects the assumed increasing number and proportion of international 
leisure visitors in the Waikato over the period. 
 

6.4 WAIKATO POPULATION 
 
Waikato residents represent a large potential source of visitors to the Kiwi House, 
especially those located within approximately a one hour drive of Otorohanga.  
 
Waikato has the fourth largest regional population in New Zealand.  Statistics 
New Zealand estimated the Waikato population at 420,000 in 2013.  The Waikato 
Region sub-national population projections (updated in November 2014) project 
that the Waikato Region’s population will increase by 0.7% per annum until 2043, 
the highest rate of growth after Auckland and Canterbury. 
 
Statistics New Zealand has forecast the Waikato’s population under high, 
medium and low scenarios based on varying fertility, mortality and migration 
assumptions.  The forecast Waikato Region population in 2019 ranges from  
440,000 to 460,000. 
 

6.5 OTOROHANGA AND WAITOMO AREA 
 
Chart 6.3 shows the proportion of international and domestic visitor spend4 and 
visitor nights5 in the Waikato Region which are spent in the Otorohanga and 
Waitomo area. 
 
Otorohanga and Waitomo’s market share of visitor spend has been maintained 
at around 8.4% over the past seven years, with the exception of 2010 and 2011.   
 
This is a combination of a market share of approximately 6% of domestic spend 
in the Waikato and 20–23% market share of international spend. 
 
According to the data, Otorohanga and Waitomo’s market share of international 
and domestic guest nights spent in the Waikato declined until 2012 before 
stabilising and recovering slightly. 
 

                                            
 
4 Source: Monthly Regional Tourism Expenditure (MRTE) data published by MBIE. 
5 Source: Commercial Accommodation Monitor (CAM) data published by Statistics NZ. 
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Chart 6.3:  Change in Otorohanga & Waitomo’s Share of Waikato Visitor Activity 

 
Note: guest nights are for YE December; spend data is for the following YE March 
(Source: CAM, RTEs) 

 
We have assumed that the Otorohanga and Waitomo area will continue to lose 
market share of international and domestic overnight visitors in the Waikato 
region in the short-term due to a shortage of commercial accommodation.   
 
We are aware of proposed commercial accommodation developments in the 
region.  Our projections assume that at least one project will go ahead and that a 
new hotel will open in 2020.  The assumption of new commercial accommodation 
drives a small assumed increase in the Otorohanga and Waitomo area’s market 
share of overnight international and domestic leisure visits between 2019 and 
2027. 
 
Our research indicates that the Otorohanga and Waitomo area has also been 
losing market share of international and domestic day visits in Waikato due to 
market share gains by other districts, notably Matamata Piako as a result of 
strong growth in visitors to Hobbiton.  
 
We have assumed that the Otorohanga and Waitomo area will continue to lose 
market share of day visits in the Waikato region throughout the projection period.  
The redevelopment of the Kiwi House is not assumed to result in an increase in 
the proportion of day visitors to the Otorohanga and Waitomo area. 
 
Table 6.1 shows a summary of the various visitor source markets to the 
Otorohanga and Waitomo area and how they are projected to increase over the 
forecast period to 2027.  The Table also includes the projected local population 
of the Otorohanga and Waitomo Districts (based on Satistics New Zealand 
population forecasts). 
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The annual average increase in visitor numbers from all sources (and including 
the local population) is projected to be 5.3% per annum over the period. 
 
Table 6.1: Projected Visitors to Otorohanga and Waitomo area (2016–2027) 

 
(Source: MBIE, Statistics New Zealand, Horwath HTL) 

 
International day visitors to the Otorohanga and Waitomo area represent the 
largest potential source market for the Kiwi House.  It is also projected to be the 
fastest growing market.   
 
A significant proportion of these visitors are assumed to be travelling in coaches 
as part of a group tour to or from the Waitomo Caves. This provides a market 
opportunity for the Kiwi House.  
 
This market becomes increasingly significant over the projection period, with 
projected annual average growth of 6.6% (2015–2027).   
 
International overnight visits to the area are projected to increase by an annual 
average of 6.1% but are projected to comprise only 11% of total international day 
and overnight visits by 2027. 
 
Projected domestic growth is more conservative with overnight visits and day 
visits are estimated to grow by 1.8% and 2.4% per annum respectively.  
 
Domestic overnight visits to the area are projected to comprise 38% of total 
domestic day and overnight visits by 2027. 
 
 
 
 
 

2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027

International Overnight Visits 74,636      79,500       81,438        83,984       90,575       97,623      105,169    110,465     116,864    123,556    130,692    138,306    

% Change 6.52% 2.44% 3.13% 7.85% 7.78% 7.73% 5.04% 5.79% 5.73% 5.78% 5.83%

Domestic Overnight Visits 104,385    107,465     109,360      110,876     113,660     116,263    118,736    119,345     120,403    121,395    122,394    123,401    

% Change 2.95% 1.76% 1.39% 2.51% 2.29% 2.13% 0.51% 0.89% 0.82% 0.82% 0.82%

International Day Visits 573,603    644,206     703,883      762,687     813,281     852,460    891,544    929,974     975,881    1,021,032 1,067,495 1,115,157 

% Change 12.31% 9.26% 8.35% 6.63% 4.82% 4.58% 4.31% 4.94% 4.63% 4.55% 4.46%

Domestic Day Visits 159,379    164,205     167,453      170,137     177,549     184,586    188,730    192,727     197,245    199,124    201,021    202,937    

% Change 3.03% 1.98% 1.60% 4.36% 3.96% 2.25% 2.12% 2.34% 0.95% 0.95% 0.95%

Otorohanga / Waitomo Residents 18,968      18,991       19,020        18,942       18,868       18,800      18,738      18,680       18,574      18,476      18,384      18,298      

% Change 0.12% 0.15% -0.41% -0.39% -0.36% -0.33% -0.31% -0.57% -0.53% -0.50% -0.46%

Total 930,971    1,014,367  1,081,153   1,146,625  1,213,933  1,269,732 1,322,917 1,371,191  1,428,968 1,483,582 1,539,986 1,598,099 

8.96% 6.58% 6.06% 5.87% 4.60% 4.19% 3.65% 4.21% 3.82% 3.80% 3.77%
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7 VISITOR PROJECTIONS – KIWI HOUSE 

Based on our projections of growth in international and domestic visitor number 
to the Waitomo and Otorohanga districts, we have projected future visitor 
numbers to the Kiwi House.   
 

7.1 KEY ASSUMPTIONS 
 
Additional key assumptions made, on which our projections are based, include: 

▪ there will be effective management of the attraction 

▪ there will be renewed and effective branding of the attraction 

▪ there will be effective marketing and promotion of the attraction nationally 
& internationally  

▪ join promotion and packaging and Waitomo operators will be pursued to 
capture the “Free & Independent Traveller” (“FIT”) markets.  

▪ there will be effective sales – ie: going to the market and “seeking” the 
visitors rather than waiting for them to buy a ticket at the door (eg: visiting 
inbound tour operators, groups / tour operators & people with an interest 
in native flora and fauna) 

▪ there will be effective signage on all state highways in both directions  

▪ there will be effective visitor interpretation at the attraction 

▪ targeted education programmes will be continued into schools (especially 
primary schools) throughout the Waikato region and in conjunction with 
Waitomo operators. 
 

7.2 VISITORS 
 
We have projected Kiwi House visitor numbers forward to 2027 on a relatively 
conservative basis given the significant growth projected in inbound international 
visitor arrivals, and an assumption of loss of market share in the Waikato region. 
 
Table 7.1 shows the estimated current and projected future mix of visitors by type. 
 
The Table shows that we have assumed 15% growth in total visitor numbers for 
the year ended December 2016 on the basis of trends observed in the two years 
of historical data, and nine months of actual data in the 2016 year.  
 
In 2025, we estimate that total visitor numbers will exceed 100,000, increasing to 
111,300 per annum by 2027.  This represents a total of 151% growth (67,000) 
over 2015.  83% of the growth is assumed to be from international visitors 
(55,500). 
 
In 2020, we are assuming a 27% growth in visitor numbers over 2019 as a result 
of the Kiwi House redevelopment.  
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Table 7.1: Projected visitors to Kiwi House to 2016–2027 (Years ending December)  

 
(Source: Horwath HTL) 

 
Chart 7.1 shows the projected visitor growth and market share of visitors by 
origin.  The chart shows steady growth in international visitors and despite a large 
uplift in domestic visitors in 2020, an overall 4% increase in market share for 
international visitors.  
 
Chart 7.1: Otorohanga Kiwi House Visitor Projections (2016–2027) 

 
(Source: Horwath HTL) 

 
We have projected penetration rates for each international market using the 
admissions data from June 2014 to September 2016 and our estimates of visitor 
numbers to the Otorohanga and Waitomo area.  

2015 2016 2020 2027 Increase Mix % change

(Estimate) (Forecast) (Forecast) (Forecast) (to 2027)

Seniors (Over 65) 3,188 3,664 5,779 8,047 4,859 7% 152%

Adults 32,985 37,716 58,619 83,544 50,560 76% 153%

Children (5 - 15 yrs) 7,158 8,315 14,149 17,260 10,101 15% 141%

Children (under 5 years) 1,010 1,176 1,950 2,451 1,441 2% 143%

Local 2,096 2,098 5,616 1,972 -125 0% -6%

Domestic 7,631 9,401 17,304 19,183 11,552 17% 151%

International 34,614 39,371 57,578 90,148 55,534 83% 160%

TOTAL 44,341 50,870 80,498 111,302 66,961 100% 151%

% Annual Change 12% 15% 27% 4%
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The projected growth in visitor numbers is based on two key factors: 

▪ increased day trip visitors to the region – especially growth from 
international visitors 

▪ a small increase in the Kiwi House’s market share of visitors to the region 
resulting from the redevelopment of the Kiwi House and improvement in 
the visitor experience 

o increased number of domestic visitors compared to historical actual 
visitor numbers, but no significant ongoing growth 

o increased number of international visitors compared to historical 
actual visitor numbers, followed by modest growth based on: 

▪ improved capability for hosting group tours, with 
commissionable product (admission plus tour) 

▪ improved social media recommendation 

▪ improved marketing. 
 
Currently the highest penetration rate for international visitors to the Kiwi House 
is the German market.  An estimated 12.3% of German overnight and day visitors 
to the Otorohanga and Waitomo area in 2015 visited the Kiwi House.  Our 
projection is that this will increase to 14% by 2027.  German visitors have a long 
average length of stay in New Zealand and are typically interested in natural 
attractions and the ‘clean green’ New Zealand environment. 
 
Australia, USA and the UK are assumed to continue to be key international visitor 
markets for the Kiwi House and we forecast that they will collectively comprise 
44% of total international visitors to the Kiwi House in 2027. 
 
Chart 7.2 shows the current and projected future mix of international visitors to 
the Kiwi House.  This demonstrates a broad base of current international visitor 
markets who currently visit the Kiwi House, which provides strong potential for 
growth in future numbers without being heavily reliant on any one market. 
 
Chart 7.2: Estimated Current and Future Kiwi House International Visitor Mix  

  
(Source: Kiwi House Admissions Data, Horwath HTL)  
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We have been cautious with our projected penetration rate for Chinese visitors, 
(starting at only 1.2% of total visitors to the Otorohanga and Waitomo area) as 
there are currently very low Chinese visitor numbers showing in recent Kiwi 
House admission data.  
 
We have allowed for the penetration rate into the China market to grow from the 
current very low starting point to only 2.4% of total Chinese overnight and day 
visitors to the Otorohanga and Waitomo area by 2027 as the Kiwi House 
improves its capacity to cater for tour groups, including foreign language groups, 
and develops foreign language capability and visitor interpretation. 
 
Further increasing the Kiwi House’s penetration into the Chinese visitor market 
presents a very significant potential upside opportunity for the total projected Kiwi 
House visitor numbers. 
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8 REORGANISING THE KIWI HOUSE OWNERSHIP MODEL 

In our March 2005 report, we identified a range of alternative ownership, 
governance and management options. 
 
In summary, these options were: 

1. establish a community charitable trust and continue the society 

2. establish a community charitable trust and wind up the society, transferring 
all conservation objectives to the trust 

3. establish a trading company to manage the Kiwi House business  

4. establish a community charitable trust and contract the operational 
management by way of a management agreement or lease to a third party 

5. establish a Council Controlled Organisation (“CCO”) to take over the Kiwi 
House. 

In our opinion the most commercially sustainable option for governing and 
managing the Kiwi House through the redevelopment project and into the future 
is through the formation of a community charitable trust to take over the Kiwi 
House assets and commercial operations.  
 
However the formation of a trust for this purpose does not need to involve winding 
up the existing Society. 
 
The selection and appointment of appropriately skilled trustees with strong 
commercial acumen and asset management experience will be critical to: 

▪ funding the redevelopment project 

▪ improving the future trading performance of the Kiwi House 

▪ repaying the project finance (assuming that will be required).  
 
Following the establishment of the trust, we suggest that the OZS could continue 
as a “Friends of the Kiwi House” in support of the trust’s objectives, including in 
relation to the kiwi breeding and conservation activities.  
 
We suggest it may be desirable for the trust to establish and own a limited liability 
company to undertake the commercial operations of the Kiwi House, and 
therefore better protect the assets of the trust. 
 
This would more clearly separate the commercial and non-commercial interests 
of the trust.  The directors of the trading company would be focused on: 

▪ driving revenue from commercial activity 

▪ exercising effective control over operating costs 

▪ meeting the financial obligations of the company, including in relation to 
repayment of project funding 

▪ providing funding to the trust which would be responsible for: 
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o medium and long-term management of the Kiwi House assets 

o new capital projects and asset development 

o pursuing breeding, conservation and other non-commercial 
objectives.  

 
We have ruled out Option four (third party management) and Option five (ODC 
establishing a CCO to take over ownership and management of the Kiwi House) 
from further consideration. 
 
We suggest the following steps need to be taken to establish the charitable trust: 

▪ prepare a complying trust deed  

▪ select and appoint trustees  

▪ establish the trust and incorporate it as a separate legal entity 

▪ OZS resolve to agree to the restructure and transfer of assets to the trust 

▪ OZS transfer ownership of the Kiwi House assets and operations to the 
trust 

▪ if desired, establish a limited liability company owned by the trust to take 
over the commercial operations of the Kiwi House. 
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9 FUNDING OPTIONS 

We have identified four possible funding options for the redevelopment of the Kiwi 
House. 
 

9.1 DONATIONS / GRANTS 
 
Funding option one assumes that the Trust will seek and find one or more 
philanthropic donors who would donate or grant the required funds to the Trust. 
 
We assess the likelihood of raising the required amount of capital by this method 
as very low and do not recommend this option. 
 

9.2 DONATIONS / GRANTS AND DEBT FUNDING 
 
Funding option two assumes the project is funded through a combination of 
donations / grants (as in option one) as well as one or more loans from key 
funders / stakeholders.  

 
Potential funding stakeholders (ie: lenders) could include ODC, the regional 
economic development agency, a trading bank or other financial institution, or 
one or more individuals or trusts.   
 
This option is likely to be problematic because potential donors and lenders are 
likely to be reluctant or unwilling to commit unless other donors and lenders have 
already committed to the project and it is certain, or very likely, to proceed.  
 
Unless a large donation / loan (eg: 50% or more of the total project cost) is 
provided early on, there could be a long period of uncertainty in relation to 
whether or not the project can proceed.  
 
We therefore assess the likelihood of raising the required amount of capital by 
this method also as very low and do not recommend this option. 
 

9.3 DEBT FUNDING MOST OR ALL OF THE PROJECT COST 
 

The project could be entirely or largely funded by a loan to the trust.  The loan 
could either be secured (ie: guaranteed) or unsecured.  We believe the likelihood 
of finding an investor for an unsecured loan is very low.   
 
Any potential ‘external’ lender (ie: other than ODC) is unlikely to be prepared to 
lend the full amount, and would expect other stakeholders (eg: ODC) to have 
already committed to providing funding. 
 
We assess the likelihood of raising the required amount of capital by this method 
as low, unless ODC resolves to provide the debt funding or significantly support 
the project in this way. 
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9.4 SYNDICATED FINANCE 
 
We are advised by a project finance specialist that this project could be funded 
by way of syndicated equity and / or debt finance. 
 
Such a structure would provide an opportunity for local investors, for example, to 
take an interest in the future development and success of the Kiwi House.   
 
Such a syndicate could potentially also invest in other projects, either in the region 
or elsewhere, which would diversify its risk. 
 
There is a reasonably significant cost to establishing a syndicate and raising the 
funds, which we have been advised might be approximately 5% of the project 
funding required.  The fundraising costs could be added to the funds raised, but 
the costs would need to be funded in the short term prior to the syndicated finance 
being raised.  The trust may require a short-term loan, or a grant, to cover the 
fundraising costs. 
 
The syndicated funding (including investment return / interest) is assumed to be 
repaid to the syndicate over a period of 10–20 years. 
 
The required investment return of the syndicate, and the likelihood of raising the 
full amount of the required funding through this method, would be significantly 
influenced by the extent to which the repayment to the syndicate is secured or 
guaranteed. 
 
If the repayments are fully secured by an appropriate guarantee (ie: from a party 
which has the capability of providing such a guarantee, such as ODC) the 
required investment return would be likely to be low (eg: 5%).   
 
Under the secured syndicated finance scenario: 

▪ the repayment period would likely need to be no longer than 10 years 

▪ there may be a small cash deficit in the first 1–3 years which would be 
required to be funded from cash reserves 

▪ total interest costs over the period would be minimised by comparison with 
an unsecured finance scenario, meaning there would be more cash 
available for reinvestment and further development of the Kiwi House 
assets 

▪ there would likely be no loss of control over the Kiwi House business by 
the trust. 

 
If the repayments are not secured by an appropriate guarantee, the required 
investment return would be likely to be high (eg: 15%).  In addition, the syndicate 
manager (or a representative appointed by the syndicate manager) would likely 
require a significant degree of regular involvement in overseeing the governance 
and management of the Kiwi House business – eg: appointment of one or more 
trustees and / or directors of the company. 
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Under the unsecured syndicated finance scenario: 

▪ the repayment period would likely need to be longer than 10 years, 
especially if the estimated project costs increase from the assumed level 

▪ there may be a small cash deficit in the first 1–3 years which would be 
required to be funded from cash reserves 

▪ total interest costs over the period would be substantially higher than under 
the secured finance scenario, meaning there would be less cash available 
for reinvestment and further development of the Kiwi House assets 

▪ there would be less control (and possibly a loss of control) over the Kiwi 
House business by the trust and more control by the syndicate manager 
until such time as the syndicated finance is repaid (likely to be at least 10 
years). 

 
For the purposes of our financial projections summarised in Section 10.4 and 
10.5, we have assumed as follows: 

▪ the redevelopment project cost is $8.0 million 

▪ the fundraising cost is approximately $400,000 

▪ $8.4m of syndicated finance is raised 

▪ a scenario in which the repayment of the syndicated finance is not 
guaranteed 

▪ a scenario in which the repayment of the syndicated finance is guaranteed 

▪ the required return on the unsecured syndicated finance is 15.0% per 
annum 

▪ the required return on the secured syndicated finance is 5.0% per annum 

▪ the syndicated finance is repaid on a monthly basis over a term of 15 years 

▪ a cash deficit (after repayment of syndicate finance) may be incurred in 
the first 1–3 years which would be required to be funded from cash 
reserves. 

 
We recommend that ODC consider whether it could support the trust by agreeing 
to any of the following options which would assist in making the syndicated 
finance option more cost effective: 

▪ guarantee all repayments to the syndicate 

▪ guarantee the principal repayment to the syndicate, plus a minimum 
investment return (eg: 3% per annum)  

▪ guarantee the principal repayment only. 
 
Note that any guarantee from Council would only be called on in the event of a 
default by the trust.  Based on our financial projections, the likelihood of such a 
default would be negligible. 
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10 FINANCIAL PROJECTIONS 

Based on the projected visitor numbers to the redeveloped Kiwi House, we have 
projected operating revenues, expenses and net cashflow from operations.  We 
have also projected repayment of assumed project funding. 
 

10.1 REVENUE 
 
Admission Revenue 
 
Admission revenue is the most significant component of total revenue.  Admission 
revenue contributed approximately 81% of total revenue in 2015.  This is 
projected this to decrease to 65% of total revenue in 2027 as the Kiwi House 
develops its range of products and services – most notably guided tours and an 
expanded merchandise offering.  
 
Our admission revenue projections assume that the current admission prices 
(2016) will continue until 2019 when admission prices are increased on the 
opening of the redeveloped visitor facilities in 2020.  Further modest admission 
price increases are assumed in 2023 and 2026, resulting in a total 50% increase 
in both child and adult ticket prices over the projection period. 
 
Table 10.1 shows the projected future ticket prices. 
 
Table 10.1: Forecast Kiwi House Ticket Pricing (including GST) 

 
(Source: Kiwi House, Horwath HTL) 

 
The estimated admission revenue of $597,500 for the year ended December 
2015 is based on an average between the actual admissions revenue for the year 
ended May 2015 and the year ended May 2016.   
 
We have estimated a 14% increase to the year ending December 2016, resulting 
in $684,000 of admission revenue.  This comprises: 

▪ $23,000 (3%) from local visitors  

▪ $98,000 (14%) from domestic visitors  

▪ $563,000 (82%) from international visitors.  
 
We have projected admission revenue to reach $2,266,000 by 2027.  This 
comprises: 
 

▪ $33,000 (2%) from local visitors  

▪ $299,000 (13%) from domestic visitors  

▪ $1,934,000 (85%) from international visitors.  
 

Visitor 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027

Pre-schooler (under 5 years) $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Child $8 $8 $8 $8 $10 $10 $10 $11 $11 $11 $12 $12

Adult $24 $24 $24 $24 $30 $30 $30 $33 $33 $33 $36 $36
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In 2016, the average admission revenue per visitor (including free admissions, 
but before commission expense) is estimated to be $13.45+GST.  Our projection 
is that this will rise to $20.36+GST in 2027.   
 
This is an increase of 51% over the period, compared to the increase in the 
‘headline’ admission price of 50%, which reflects the following assumptions: 

▪ an increase in school groups at a significant price discount 

▪ an increase in family groups, especially in the domestic market 

▪ an increase in discount offers, especially in the domestic market (eg: 
vouchers / coupons from promotional websites such as Grabone and 
Treatme, Entertainment Book vouchers, and other promotions eg: Arrival 
Magazine) 

▪ an increase in discounted group tours, especially in the international 
market. 

 
Table 10.2 summarises our admission revenue projections by ticket type. 
  
Table 10.2: Projected Total Admission Revenue (excluding GST) 

 
(Source: Horwath HTL) 

 
We have modelled our admission revenue projections by applying an average 
discount for each visitor category (senior, adult, children (5-15 years)) and visitor 
origin (local, domestic, international). 
 
The average discount rate assumptions are based on our analysis of the 
complete 2015 Kiwi House admissions data and the difference between the 
potential and achieved admission revenue.  
 
The assumed discounts from 2016–2027 are as follows: 

▪ average 25% discount for local adult visitors and 50% for children  

▪ average 25% discount for domestic adult visitors and 50% for children 
(which includes school group discounts, and promotional discounts) 

▪ average 25% discount for international adult and child visitors (which 
includes group tour discounts).  

2016 2018 2020 2023 2027

Total $683,969 $809,723 $1,334,948 $1,730,297 $2,265,729

Annual Growth 14.5% 7.6% 55.2% 8.7% 4.5%

Seniors (Over 65) $57,354 $67,468 $113,074 $145,782 $188,923

Adults $590,334 $700,440 $1,146,900 $1,492,610 $1,961,475

Children (5 - 15 yrs) $36,281 $41,815 $74,974 $91,905 $115,332

Average yield per visitor (incl. comps) $13.45 $13.53 $16.58 $18.48 $20.36

Seniors (Over 65) $15.65 $15.65 $19.57 $21.52 $23.48

Adults $15.65 $15.65 $19.57 $21.52 $23.48

Children (5 - 15 yrs) $4.36 $4.42 $5.30 $6.00 $6.68

Children (under 5 years) $0.00 $0.00 $0.00 $0.00 $0.00
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Merchandise Revenue  
 
We have estimated total merchandise revenue of $108,205 for 2016, up 2% on 
2015.  The estimated average spend per visitor in the year ending December 
2016 is $2.13 +GST.   
 
We project a reduction of merchandise revenue in 2019 due to the disruption 
caused by the redevelopment, resulting in a revenue of $86,797 and an average 
spend per person of $1.37+ GST per visitor. 
 
As shown in Table 10.3, from 2020 we have assumed that the proportion of 
visitors purchasing merchandise will increase due to a substantial improvement 
in the range and quality of Kiwi House merchandise and a significant increase in 
the size of the display area.  
 
Table 10.3: Projected Total Merchandise Revenue  

 
(Source: Horwath HTL) 

 
Tour Revenue 
 
Our projections assume that the Kiwi House will launch a new guided tour product 
offering in 2020 once the Kiwi House redevelopment is completed.  Tours may 
be in the form of a traditional led group tour, or via audio handset, or both. 
 
We project tour revenue of $210,875 at an average spend per visitor of 
$2.62+GST in 2020.  This assumes a price of $15 (including GST) for an adult 
tour and $10 for a child.   
 
We have assumed an increase in the tour price in 2023, up to $16 (including 
GST) for adults and $10.50 for children and another increase in 2026 to $17 
(including GST) for adults and $11 for children. 
 
Table 10.4 provides a summary of our tour revenue projections.  
 
Table 10.4: Projected Total Tour Revenue 

 
(Source: Horwath HTL) 

2016 2018 2020 2023 2027

Total $108,205 $113,749 $287,928 $379,873 $502,856

Average Spend / Person $2.13 $1.90 $3.58 $4.06 $4.52

Seniors (Over 65) $5,670 $5,949 $15,165 $19,966 $26,337

Adults $95,075 $100,078 $252,053 $333,233 $442,146

Children (5 - 15 yrs) $7,460 $7,721 $20,709 $26,674 $34,372

2020 2021 2023 2025 2027

Total $210,875 $258,149 $384,403 $510,312 $688,308

Average Spend / Person $2.62 $3.04 $4.11 $4.99 $6.18

Seniors (Over 65) $16,387 $20,155 $29,826 $39,233 $53,060

Adults $169,097 $207,949 $312,151 $414,038 $564,363

Children (5 - 15 yrs) $25,391 $30,044 $42,426 $57,041 $70,885
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Our projections indicate that international adults will be the largest source market 
for the tour product, contributing 80% of total tour revenue in 2020 and 82% in 
2027. 
 
We assume an increasing proportion of visitors will take the tours through a 
combination of modest pricing, excellent marketing and good reviews and 
feedback on social media.   
 
We have assumed that 20% of local visitors take tours annually, 25% of domestic 
visitors take tours in 2020, rising to 50% in 2027, and 33% of international tourists 
will take a tour, rising to 67% in 2028.  
 
We have assumed an average tour price discount of 30% for local and 
international visitors and 20% for domestic visitors. The 30% discount applied to 
international visitors is through commissions, while the local and domestic 
discount is through coupons and deals.  
 
Total Revenue 
 
We have projected total revenue to significantly increase by 2027.  Table 10.5 
shows a summary of our admission and revenue projections.  
 
Table 10.5: Total Revenue Projections 

 
(Source: Horwath HTL) 
 

Other revenue could in future include: 

▪ Kiwi night watch tours – intimate guided tours after dark 

▪ donations. 
 

Our revenue projections exclude: 

▪ rental earned from a café or coffee cart operator 

▪ major grants / donations 

▪ campground revenue. 
 

2016 2018 2020 2023 2027

Total Visitors to OKH 50,870       59,852       80,498       93,616       111,302       

% change on previous year 15% 7% 27% 4% 4%

Total Revenue $823,174 $956,472 $1,868,750 $2,532,573 $3,498,893

% change on previous year 12% 7% 90% 10% 6%

Admission $683,969 $809,723 $1,334,948 $1,730,297 $2,265,729

Merchandise $108,205 $113,749 $287,928 $379,873 $502,856

Tour $210,875 $384,403 $688,308

Other $31,000 $33,000 $35,000 $38,000 $42,000

Average Revenue / Person (excl. GST)

Total $15.57 $15.43 $22.78 $26.65 $31.06

Admission $13.45 $13.53 $16.58 $18.48 $20.36

Merchandise $2.13 $1.90 $3.58 $4.06 $4.52

Tour $0.00 $0.00 $2.62 $4.11 $6.18
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10.2 OPERATING EXPENDITURE  
 
Staff Costs 
 
Our projections assume a significant increase in staff costs.  Our estimated staff 
cost expense of $442,000 for 2015 is based on an estimate of actual wages / 
salary expense of $453,000 for the year ended May 2016.  
 
We have projected staff costs to increase to $617,000 in 2020, allowing for at 
least a part-time sales and marketing support employee and additional staff to 
provide the tours.  We project that staff costs will rise further to $796,000 in 2027.  
 
We estimate that staff costs will represent 55% of total cash expenses in 2020 
and 53% in 2027. 
 
Sales and Marketing 
 
We assume sales and marketing expenditure will rise substantially from $8,000 
(2015 estimate) to $20,000 (2019, assuming the need to market the Kiwi House 
during the redevelopment period) and $93,000 (2020 launch year), allowing for 
significant marketing efforts associated with the redevelopment and relaunch.   
 
Following 2020, we estimate sales and marketing expenditure will reduce to 
$69,000 in 2022 (following initial one-off relaunch market expenditure in 2020 and 
2021) and then increase modestly on an annual basis to reach $105,000 by 2027.  
 
This large increase in sales and marketing expenditure allows for development 
and enhancement of the current website, content creation for social media 
platforms, the distribution of flyers at iSites and other information centres and an 
increase print and media advertising.  
 
The success of the redevelopment and brand relaunch will be assisted by: 

▪ a strong domestically targeted marketing campaign 

▪ effective advertising and marketing that raises awareness of the Kiwi 
House for international Free and Independent Travellers (“FITs”).  
 

The projections assume that Sales and Marketing related expenses will represent 
8% of total cash expenses in 2020 and 6% in 2027. 
 
Merchandise  
 
Our projections assume Merchandise purchases of $144,000 in 2020, up from 
$44,000 in 2019, following a significant improvement of both the quality and 
quantity of the merchandise offering.  We have assumed this will rise to $251,000 
in 2027. 
 
Our projections assume that merchandise purchases will 50% of merchandise 
revenue throughout the projection period. 
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Commissions 
 
Our projections assume commission expense payable in relation to group tours 
of $49,415 in 2020, rising to $178,000 in 2027.  This represents 3% of total 
admission and tour revenue (ie: commissionable revenue) in 2020 rising to 6% in 
2027. 
 
Total Operating Expenses  
 
We have projected total expenses to significantly increase by 2027.  Table 10.6 
shows a summary of our operating expenditure projections. 
 
Table 10.6: Total Operating Expenditure Projections  

 
(Source: Horwath HTL) 

 
Net Cashflow from Operations 
 
The net cashflow from operations (equivalent to Earnings Before Interest 
Depreciation and Amortizations (“EBITDA”) is $715,000 in 2020 (38% of Total 
Revenue), rising to $1,849,000 in 2027 (53% of Total Revenue).  
 

10.3 FUNDING 
 
We have assumed the redevelopment project is funded through syndicated 
finance as detailed in Section 9.4. 
 
We have assumed that the syndicated finance is treated similar to a lease and 
repaid on a monthly basis over the period.  We have currently assumed that the 
period is 20 years, but it would be preferable to be shorter. 
 
There are two components to the repayment of the syndicated finance – the 
original amount of finance provided by the syndicate (principal) and the 
investment return to the syndicate (interest). 
 

2016 2018 2020 2023 2027

Merchadise 54,102     57,000              144,000       190,000       251,000        

Commission - group tours -          -                   49,415         95,850         177,636        

Salary & Wages 465,000   498,000            617,000       694,000       796,000        

Sales & Marketing 8,000       10,000              93,000         76,000         105,000        

Energy 18,000     20,000              23,000         26,000         30,000          

Repairs & Maintenance 35,000     37,000              42,000         48,000         56,000          

Rates 3,000       3,000                3,000           3,000           3,000           

Insurance 8,000       8,000                12,000         13,000         13,000          

Other administration 69,000     73,000              84,000         94,000         108,000        

Animal health 32,000     34,000              39,000         43,000         51,000          

Vehicle expenses 7,000       7,000                8,000           8,000           8,000           

Other expenses 32,000     34,000              39,000         43,000         51,000          

Total operating expenses 731,102   781,000            1,153,415    1,333,850     1,649,636     

% of total revenue 89% 82% 55% 49% 46%
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Assuming there is no guarantee in relation to the repayment of either the principal 
or investment return to the syndicate, we have assumed it will be necessary to 
offer a return of 15% on the outstanding principal balance.   
 
This reflects the unsecured nature of the financing transaction, the lack of security 
value over any assets, and an assumed lack of control by the syndicate over the 
business (even if the syndicate is represented on the governance body). 
 
If the repayments are fully secured by an appropriate guarantee, we have 
assumed a return of 5% on the outstanding principal balance.  We have modelled 
the financial projections under both scenarios.  
 
The interest component of the repayments would be treated as an expense in the 
trust’s financial accounts, in addition to the depreciation charge on the new assets 
created. 
 
The principal component of the repayments would not be treated as an expense, 
but in total would be approximately equivalent to the depreciation charge, 
although there would be timing differences. 
 

10.4 PROJECTED PROFIT AND LOSS ACCOUNT (INCLUDING NET PROFIT) 
 
The Net Profit includes the payment of interest in relation to the syndicated 
finance and depreciation of the assets created as a result of the syndicate’s 
financing. 
 
Table 10.7 is a summary of the Kiwi House’s projected Profit and Loss (including 
Net Profit before tax, if any) from 2016–2027 under the unsecured repayment 
scenario. 
 
Table 10.7: Projected Profit and Loss Account (Summary) – unsecured repayment 

 
(Source: Horwath HTL) 

 
Table 10.8 is a summary of the Kiwi House’s projected Profit and Loss (including 
Net Profit before tax, if any) from 2016–2027 under the secured repayment 
scenario. 
  

2016 2018 2020 2023 2027

Cashflow from operating activities:

Total revenue 823,174       956,472       1,868,750    2,532,573    3,498,893    

Operating expenses (excl. Int & Depn) 731,102       781,000       1,153,415    1,333,850    1,649,636    

Net cash inflow from operating activities 92,072         175,472       715,335       1,198,723    1,849,257    

Less:

Depreciation 19,000         15,000         70,000         67,000         65,002         

Interest 9,000           2,000           1,255,173    1,214,484    1,122,480    

Profit / (loss) 64,072         158,472       609,838-       82,761-         661,775       
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Table 10.8: Projected Profit and Loss Account (Summary) – secured repayment 

 
(Source: Horwath HTL) 

 

10.5 PROJECTED CASHFLOW STATEMENT (INCLUDING NET CASHFLOW) 
 

The Net Cashflow after financing includes the repayment of both the principal and 
interest associated with the syndicated finance.   
 

Table 10.9 is a summary of the Kiwi House’s projected cashflow from 2016–2027 
under the unsecured repayment scenario.  Table 10.10 is a summary of the Kiwi 
House’s projected cashflow from 2016–2027 under the secured repayment 
scenario. 
 
Table 10.9: Projected Cashflow (Summary) – unsecured repayment 

 
(Source: Horwath HTL) 

 
Table 10.10: Projected Cashflow (Summary) – secured repayment 

 
(Source: Horwath HTL) 

2016 2018 2020 2023 2027

Cashflow from operating activities:

Total revenue 823,174       956,472       1,868,750    2,532,573    3,498,893    

Operating expenses (excl. Int & Depn) 731,102       781,000       1,153,415    1,333,850    1,649,636    

Net cash inflow from operating activities 92,072         175,472       715,335       1,198,723    1,849,257    

Less:

Depreciation 19,000         15,000         70,000         67,000         65,002         

Interest 9,000           2,000           414,301       373,782       309,402       

Profit / (loss) 64,072         158,472       231,034       757,940       1,474,853    

2016 2018 2020 2023 2027

Cashflow from operating activities:

Total revenue 823,174       956,472       1,868,750    2,532,573    3,498,893    

Operating expenses (excl. Int & Depn) 731,102       781,000       1,153,415    1,333,850    1,649,636    

Net cash inflow from operating activities 92,072         175,472       715,335       1,198,723    1,849,257    

Cashflow from investing and financing activities:

Interest 9,000           2,000           1,255,173    1,214,484    1,122,480    

Repayment of principal - existing 20,000         65,000         

Repayment of principal - new 72,151         112,840       204,844       

Capital expenditure - new

Net cash outflow from investing & financing activities 29,000         67,000         1,327,324    1,327,324    1,327,324    

Net cash inflow / (outflow) 63,072         108,472       611,989-       128,601-       521,933       

2016 2018 2020 2023 2027

Cashflow from operating activities:

Total revenue 823,174       956,472       1,868,750    2,532,573    3,498,893    

Operating expenses (excl. Int & Depn) 731,102       781,000       1,153,415    1,333,850    1,649,636    

Net cash inflow from operating activities 92,072         175,472       715,335       1,198,723    1,849,257    

Cashflow from investing and financing activities:

Interest 9,000           2,000           414,301       373,782       309,402       

Repayment of principal - existing 20,000         65,000         

Repayment of principal - new 250,934       291,453       355,834       

Capital expenditure - new

Net cash outflow from investing & financing activities 29,000         67,000         665,235       665,235       665,235       

Net cash inflow / (outflow) 63,072         108,472       50,100         533,487       1,184,021    
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11  STAGED DEVELOPMENT  

The Trust may decide to redevelop the Kiwi House over two or more stages to 
reduce the initial capital expenditure requirement.   
 
In this section, we summarise the financial projections for a staged development 
scenario, applying the cost estimates for Option 3 (New Upgraded and Expanded 
Facilities) as detailed in Section 4.  
 
We have assumed that the first redevelopment stage includes the major works 
(Visitors Centre, Kiwi Night Zone and Kitchen Building), which are to be 
undertaken by a contractor procured under a competitive lump sum tender.   
 
We have made the following assumptions regarding the initial redevelopment 
project (“Stage One”): 
 
Stage One 

▪ the initial redevelopment project cost is $4.0 million 

▪ the initial redevelopment will be funded through syndicated finance 

▪ the fundraising cost is $400,000 

▪ $4.4m of syndicated finance is raised 

▪ the repayment of the syndicated finance is not guaranteed 

▪ the required return on the unsecured syndicated finance is 15.0% per 
annum 

▪ the syndicated finance is repaid on a monthly basis over a term of 15 
years. 

 
We have made the following assumptions regarding the additional development 
project (“Stage Two”): 
 
Stage Two 

▪ the additional redevelopment project cost is $4.0 million 

▪ the additional redevelopment project will be funded from available net 
cashflow from operations  

▪ the $4.0 million of additional capital expenditure will start in 2021 and be 
completed by 2027 

▪ If there is a cost escalation as a result of deferring the capital expenditure, 
this will be funded from cash reserves 

▪ If future trading cashflows are lower than projected, the future capital 
expenditure could be deferred until sufficient cash becomes available, or 
the expenditure could be raised from other sources eg: charitable or 
philanthropic grants / donations. 
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We have assumed that staging of the redevelopment will not result in lower visitor 
numbers than projected because the high impact areas of the total 
redevelopment will be developed in Stage One and subsequent works can be 
managed in a way which does not disrupt the visitor experience significantly.  
 
If the Trust can secure a partial underwrite of the syndicated finance repayments, 
then the level of certainty regarding the achievability of the staged development 
including its timing will be increased and / or the development timeframe could 
be shortened.  
 
Table 11.1 is a summary of the Kiwi House’s projected Profit and Loss (including 
Net Profit before tax, if any) from 2020–2027 under staged development.  
 
Table 11.1: Projected Profit / Loss (Summary) – Staged Development 

 
(Source: Horwath HTL) 
 
Table 11.2 is a summary of the Kiwi House’s projected cashflow from 2020–2027 
assuming a staged development.   
 
Table 11.2: Projected Cashflow (Summary) – Staged Development 

 
(Source: Horwath HTL) 

 

2020 2021 2022 2023 2024 2025 2026 2027

Cashflow from operating activities:
Total revenue 1,868,750 2,031,566 2,294,306 2,532,573 2,710,930 2,888,556 3,290,127 3,498,893 
Operating expenses (excl. Int & Depn) 1,153,415 1,214,609 1,263,786 1,333,850 1,403,890 1,476,315 1,568,482 1,649,636 

Net cash inflow from operating activities 715,335    816,957    1,030,520 1,198,723 1,307,040 1,412,241 1,721,646 1,849,257 
Less:
Depreciation 70,000       69,000       68,000       67,000       66,000       65,000       65,001       65,002       
Interest 657,472    651,396    644,344    636,158    626,657    615,628    602,826    587,966    

Profit / (loss) 12,137-       96,560       318,176    495,564    614,383    731,613    1,053,819 1,196,289 

2020 2021 2022 2023 2024 2025 2026 2027

Cashflow from operating activities:

Total revenue 1,868,750 2,031,566 2,294,306 2,532,573 2,710,930 2,888,556 3,290,127 3,498,893 

Operating expenses (excl. Int & Depn) 1,153,415 1,214,609 1,263,786 1,333,850 1,403,890 1,476,315 1,568,482 1,649,636 

Net cash inflow from operating activities 715,335    816,957    1,030,520 1,198,723 1,307,040 1,412,241 1,721,646 1,849,257 

Cashflow from investing and financing activities:
Interest 657,472    651,396    644,344    636,158    626,657    615,628    602,826    587,966    

Repayment of principal - existing -                 -                 -                 -                 -                 -                 -                 
Repayment of principal - new 37,793       43,869       50,921       59,107       68,608       79,637       92,439       107,299    
Additional capex -                 100,000    300,000    450,000    550,000    650,000    950,000    1,000,000 

Net cash outflow from investing & financing activities695,265    795,265    995,265    1,145,265 1,245,265 1,345,265 1,645,265 1,695,265 

Net cash inflow / (outflow) 20,070       21,692       35,255       53,458       61,775       66,976       76,381       153,992    


