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Case 202200068 – Tasman Tourism New Zealand Limited – 4 of 30 

B. Background and proposed transaction 

1. Tasman Tourism New Zealand Limited (the Applicant) has been established for the 
purpose of acquiring, developing, and operating a portfolio of holiday parks offering 
tourism services to domestic and international visitors in New Zealand. 

 
2. This transaction involves the acquisition, by the Applicant, of the business operations and 

assets (including sensitive land under the Act) of Ohiwa Beach Holiday Park in the 
Eastern Bay of Plenty. The transaction is structured as follows: 

• The business assets2 are to be acquired from Ohiwa Holiday (2006) Limited; and  

• the leasehold interests (and a conditional option to renew those interests) in the land 
at 380 Ohiwa Harbour Drive, RD2, Ōpōtiki totalling 4.4305 hectares (the Land)3 on 
which the Holiday Park operates are to be acquired from T & N Morgan Family Trust. 
(the Proposed Transaction)  

3. The Applicant entered into sale and purchase agreements with the Vendor for both the 
business assets and the Land on . The agreement for sale and purchase 
of the business assets is conditional on the agreement for sale and purchase of the Land.  

Investment background 
 
4. Ohiwa Beach Holiday Park is a beachfront holiday park consisting of camping sites and 

holiday accommodation, located between Whakatane and Ōpōtiki. The core business of 
the holiday park is the provision of short-term tourist accommodation for domestic and 
international tourists. 

Lease of Land 
 
5. The Land is leased from the Ōpōtiki District Council (the Lessor) under a Memorandum 

of Lease with a commencement date of 1 February 1992 for a 33 year term and a 
renewal date of 1 February 2025 for potential further term of 33 years (the Lease).  
 

6. The Lease provides for a final expiry date of 31 January 2058. The lease limits the use of 
the Land to a camping ground and holiday park. Use of the Land for any other purpose 
requires the Lessor’s consent.  
 

7. Under the lease, there are also several actions which the lessee is only able to undertake 
with the Lessor’s consent. The Applicant does not expect that these would materially 
affect the ability of the Applicant to undertake the investment plan or meet consent 
criteria.  

.  
 

 
2 Technically, this part of the Proposed Transaction does not require OIO consent.  
3 The Land is not “farm land” as defined under the Act, as it is not used exclusively or principally for agricultural, horticultural, or 
pastoral purposes, or for the keeping of bees, poultry, or livestock. The Land does not include residential land.  
 

[ s 9(2)(b)(ii) ]

[ s 9(2)(b)(ii) ]
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Case 202200068 – Tasman Tourism New Zealand Limited – 5 of 30 

Map 1 shows the Land outlined in red ink and is an extract from the Sensitive Land 
Certificate dated 9 September 2021: 

 
 

 A cadastral map and map of the locale and approximate location of the Land extracted 
from the Sensitive Land Certificate as well as a planning map from the Bay of Plenty 
Regional Council can be found in Attachment 5.  
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Case 202200068 – Tasman Tourism New Zealand Limited – 10 of 30 

tourism services to domestic and international visitors in New Zealand. Special 
Condition 1 requires the Applicant to operate the Land as a holiday park.  

 In its original investment plan lodged in  
 

:   

• Capital expenditure of at least $  over five years. The  
 

. 

• The provisional capital development plan was likely to: 

o result in temporary work (such as accommodation refurbishment, upgrading 
amenities and infrastructure) for local tradespeople. The number of jobs was 
not specified;   

o increase international visitor numbers and visitor spend; and 

o enhance the provision of services and amenities at the holiday park which may 
increase visitor numbers and visitor spend. 

• The investment would advance the Government’s goals of seeking “productive, 
sustainable and inclusive” tourism growth, and to welcome visitors from a diverse 
range of overseas markets. 

Intention to decline  

 On  we sent the Applicant an intention to decline letter. Based on the 
information we had received at that stage, we were not satisfied that the application 
would meet the section 16A(1)(a) criterion under the Act. This criterion must be met 
before consent may be granted. We were, therefore, likely to recommend to the 
delegated decision-maker that the application be declined. 

 The key issue was that the benefits the Applicant was proposing were  
 

 
 

. 

Revised investment plan 

 In response, on , the Applicant filed its revised investment plan, which 
increased the benefits on offer in respect of the Land. At a high level, the Applicant now 
plans to do the following: 

(a) : 

(i) Increase the number of cabins on the Land.  Currently there are 14 cabins 
at the park and Applicant proposes to construct additional cabins. However, 
this would be conditional on obtaining Council consent, which the Applicant 
says is something that it can undertake to seek but cannot control.  
 
The Applicant says it has a track record of working with Councils to obtain 
consent. For example, it has previously obtained resource and building 
consent for the construction of cabins at its Waihi Beach holiday park17. The 
Applicant is therefore confident in its ability to secure consent. But any 
condition relating to the deployment of the capex would need to 
accommodate this residual uncertainty.  
 

 
17 Case number 201900676. 

[ s 9(2)(b)(ii) ]

[ s 9(2)(b)(ii) ] [ s 9(2)(b)(ii) ]

[ s 9(2)(b)(ii) ]

[ s 9(2)(b)(ii) ]

[ s 9(2)(b)(ii) ]
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Case 202200068 – Tasman Tourism New Zealand Limited – 11 of 30 

(ii) should approval for additional cabins not be secured, spend that amount on 
upgrading the amenities on site, which the Applicant says are aged and 
would benefit from a refresh. These upgrades would include any of the 
following:  

• installing additional infrastructure to alleviate current sewerage 
capacity constraints; 

• upgrading the playground; 

• upgrading the pool and pool facilities; 

• refresh of the kitchen facilities; and/or 

• refresh of the bathroom facilities. 
 

(b) This additional investment is expected to result in the following economic benefits: 
 

(i) Productivity gains:  

• The Applicant claims that cabins attract visitors later into the season 
relative to powered and unpowered campsites, principally because it 
is more attractive to stay in built accommodation as the weather gets 
colder. The Applicant claims that constructing additional cabins 
would therefore extend the park’s trading season and grow the 
business, as more people are encouraged to visit the park and stay 
for longer periods than they would otherwise if only powered sites 
and campsites were available.  

 
The Applicant submits it is not in a position to precisely quantify the 
expected productivity gain from installing additional cabins given the 
market is in a recovery phase from the pandemic. But, the Applicant 
has submitted, by way of illustration, that two additional cabins, at a 
50% occupancy rate over the course of the year and a $300/night 
average room rate results in additional revenue of approximately 
$110,000 per year.  

 

• The Applicant also claims that upgrading the amenities increases 
patronage to the park, for longer periods, and encourages higher 
spend, which represents a productivity gain in respect of the Land. 

 
Upgrading the park’s facilities will also increase visitor numbers to 
the park and encourage longer stays by making the park a more 
attractive accommodation option for visitors, although there is no 
practicable method to estimate the additional revenue attributable to 
a refresh of the facilities.  

 
(ii) Export receipts: the Applicant claims foreign tourists are amongst the 

target market for the holiday park. With borders opening, the Applicant 
claims that the proportion of foreign visitors is expected to increase. To the 
extent the growth in the business is attributable to foreign visitors, that 
would represent an increase in export receipts. 

 
Pre-COVID, approximately  of visitors to the campsite were 
international tourists, so the Applicant estimates that, with the full re-opening 
of borders, even just  would generate additional export 
receipts of $  per year. The Applicant’s strategy for managing its 
holiday parks includes  because it has determined 
this investment has a positive return.  

 

[ s 9(2)(b)(ii) ]

[ s 9(2)(b)(ii) ]
[ s 9(2)(b)(ii) ]

[ s 9(2)(b)(ii) ]
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Case 202200068 – Tasman Tourism New Zealand Limited – 12 of 30 

(iii) Job creation: in both cases, the Applicant claims there is the additional 
benefit of increased employment in order to carry out these projects.  

 
 

.  
 

(c) The Applicant claims that its integration of a portfolio of holiday parks across 
Australia and New Zealand into a single corporate platform represents a 
consequential benefit to New Zealand by offering a uniquely enhanced consumer 
experience.  

 
The Applicant claims that its platform offers a single website point of entry for a 
range of parks across New Zealand and Australia. For overseas tourists visiting 
New Zealand, this makes discovery and trip planning easy and convenient. In 
addition, because the Applicant’s portfolio of parks covers both Australia and New 
Zealand, and the Applicant actively markets its Australian and New Zealand parks 
to its customers, Australian Tasman customers are more likely to both:  

(i) choose to travel to New Zealand; and 

(ii) choose Tasman parks for their visit.  

Current state (counterfactual)  

 Currently the provision of short-term tourist accommodation on the Land is made via a 
mix of unpowered sites, powered sites, cabins, and motel units. In each case, the 
principal use is for temporary accommodation for domestic and overseas tourists. The 
Land supports  FTE jobs and has 14 holiday accommodation units ranging from 
motel units to basic cabins. The Vendor has not planned any capital expenditure on the 
Land. 

Summary of benefits 

 

 The benefits to New Zealand that are likely to result from this investment and our 
assessment of the relative weight to be given to each are set out in the table below.  

 Factors that we considered were either not relevant to the investment, or the benefit to 
New Zealand was not sufficient to be relied on, are noted in Attachment 4. 

 In applying the benefit to New Zealand criteria, you are required to consider each of the 
benefit factors, decide which of them are relevant and determine the relative 
importance of those relevant factors. The weight and relative importance to be given to 
each factor is a matter to be determined by you as the decision-maker (except where 
the farm land benefit test requires a factor to be given high relative importance). This 
report sets out our assessment to guide your consideration, however it is not 
determinative. 

 

[ s 9(2)(b)(ii) ]
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Case 202200068 – Tasman Tourism New Zealand Limited – 17 of 30 

Consultation and submissions about the investment 

Submissions 

 No third-party submissions were sought or received. 

Conclusion – benefit to NZ test 

Key benefits 

 After considering the application, we are satisfied that the investment is likely to result 
in the benefits considered above. In particular, the spending of a minimum of $  
over five years on the Land (  

, and the productivity gains and 
increased export receipts. Special Condition 2 requires the Applicant to introduce 
minimum capital expenditure of $  on the Land by .       

Proportionality 

 We have undertaken our assessment having regard to the sensitivity of the Land and 
the nature of the overseas investment transaction, reflecting the proportional nature of 
the benefit to NZ test. We consider the proportionality assessment to be finely 
balanced because the additional capex is comparable to other holiday parks for which 
the Applicant has obtained consent when seen in proportion. However there is still 
some uncertainty in the Proposed Transaction in that the Applicant has to secure 
renewal of the lease in 2025 and Lessor consent to improvements on the Land and 
being a recreational park there may be some public interest in the Proposed 
Transaction.  

 Taking into account the size, location, and current use of the Land, we consider that 
the Land is not highly sensitive and that the Applicant’s plans may even assist local 
tourism operators incidentally benefiting from the Applicant’s marketing activities. We 
also note that, according to the sensitive land certificate and our independent sensitivity 
checks, the Land has no environmental or historic heritage issues that give it special 
features or would generate public interest. We consider the overseas investment is 
likely to benefit New Zealand.  

F. Transaction of national interest 

 The proposed overseas investment is a transaction of national interest under the 
mandatory criteria in the Act.19 This is because the investment involves a non-New 
Zealand government investor (NNZGI). The Applicant is a NNZGI for the purposes of 
the Act on the basis that it is a relevant government enterprise (RGE) because relevant 
government investors from the United Arab Emirates have aggregate ownership 
interests of more than 25% in the Applicant.   

 In response to advice from you that the core tests have been met, the Minister of 
Finance advised by letter dated 14 / 08 / 2022 that the investment is not contrary to 
New Zealand’s national interests. You must grant the application.  The Minister of 
Finance has not advised that actions to mitigate risks are desirable. 

G. Conclusion 

 After considering the application, our view is that: 

• the investor test has been met; and 

 
19 Section 20A of the Act. 

[ s 9(2)(b)(ii) ] [ s 9(2)(b)(ii) ]
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Case 202200068 – Tasman Tourism New Zealand Limited – 18 of 30 

• the overseas investment will, or is likely to, benefit New Zealand (or any part of it 
or group of New Zealanders); and 

• the benefit is proportionate to the sensitivity of the land and the nature of the 
transaction; and  

• the conditions relating to residential land to be imposed on the consent will be, or 
are likely to be, met; and 

• the transaction is considered to be a transaction which is not contrary to national 
interest. 

 Therefore, we consider that the criteria for consent in section 16 have been met and 
our recommendation is to grant consent.   

 If you agree, we refer you to Attachment 1 to review the Proposed Decision (including 
consent conditions), and from page 3 of this Assessment Report to record your 
decision. 

 

Luke Hilton 

Solicitor, Applications 
Overseas Investment Office 

Date:  15 / 08 / 2022     

  

H. List of Attachments  

1. Proposed Decision 
2. Letter to Minister of Finance 
3. Ownership structure 
4. Other benefit factors 
5. Photos 
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Case 202200068 – Tasman Tourism New Zealand Limited – 25 of 30 

Reporting conditions 

We need information from you about how your investment plan is tracking so we can monitor 
your progress against the Conditions. 

In addition to Settlement reporting (as set out in Standard Condition 2), you must provide the 
OIO with reports detailing the progress of the investment. The reports must: 

1. be submitted via our Webform by these dates: 
a. 30 September 2023 
b. 30 September 2025 
c. 30 September 2027 

2. contain information about: 
a. your progress in implementing the special conditions (which can include 

photographs, maps or aerial imagery as evidence of compliance with relevant 
conditions), 

b. the amount spent on capital development on the Land for each reporting 
period; 

c. the number of people employed (expressed as a full time equivalent) and the 
nature of employment for the 30 September 2025 and 30 September 2027 
reporting periods; and 

d. export receipts generated from the Land for the reporting period. 
3. follow the format of the template annual report published on our website 

If requested in writing by the OIO, the Consent Holder(s) must provide a written report within 
20 working days (or such other timeframe as specified) on any matter relating to its 
compliance with: 

a. the representations and plans made or submitted in support of the application and 
notified by the regulator as having been taken into account when the Consent was 
granted, or 

b. the conditions of this Consent. 
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ATTACHMENT 2 – LETTER TO MINISTER OF FINANCE 
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ATTACHMENT 3 – OWNERSHIP STRUCTURE 

 

[ s 9(2)(b)(ii) ]
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Case 202200068 – Tasman Tourism New Zealand Limited – 29 of 30 

ATTACHMENT 5 – PHOTOS 

 Map 1 shows the Land coloured in pink; Map 1 is an extract from the Sensitive Land 
Certificate dated 9 September 2021 showing a cadastral map and map of the locale and 
approximate location of the Land:  
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An extract from the documents filed with the application showing a planning map from the Bay of Plenty Regional Council 
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