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Pukeroa Oruawhata House
1/1176 Amohau Street,
PO Box 12031 Rotorua

P:     (07) 348 8990
W:   pukeroa.co.nz

Deloitte (Rotorua)

BDO Rotorua Limited

Holland Beckett

BNZ, ANZ and Crown 

Regional Holdings Ltd

Office:

Accountants:

Auditors:

Solicitors:

Bankers:

Te Whāinga
Our Mission

To manage and enhance our land and assets into sustainable 

wealth and benefits for our owners, tribe and community.

Ngā Whakapono
Our Values

Kia Pono - Honesty and Integrity

Kia Tika - Professionalism, Expertise and Acumen

Kia Aroha - Respect and Empathy

Te Manako nui
Our Vision 1880

Looking to the past 
to forge the future
To be an organisation that returns Ngāti Whakaue to its full

and rightful land ownership position in particular, titles to

our reserves and recognition of mana over the Rotorua township.

In Memory of
Uncle Alec Wilson 
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Pukeroa Oruawhata Trust

Trustees:
David Tapsell (Chair)

Tina Ngatai (Deputy Chair)

Sindu Morrison

Jeanna Love

Kerry Bird

Rawiri Waru

Retail / Commercial

Pukeroa Oruawhata Holdings

Pukeroa Properties No.2

Pukeroa Properties Ltd

Pukeroa Lakefront LP

Directors:
David Tapsell (Chair)

Tina Ngatai (Deputy Chair)

Jeanna Love

Sindu Morrison

Kerry Bird

Rawiri Waru

Property & Development 
Committee

Sindu Morrison (Chair)

Tina Ngatai

Rawiri Waru 

Audit & Risk 
Committee

Tina Ngatai (Chair)

Kerry Bird

Jeanna Love

Tourism

Pukeroa Lakefront Holdings 

Waihunuhunukuri Holdings

Wai Ariki Hot Springs & Spa LP 

Wai Ariki Apartments
Management Ltd

Directors:
David Tapsell (Chair)

Tina Ngatai (Deputy Chair)

Jeanna Love

Sindu Morrison

Kerry Bird

Rawiri Waru

Charitable

Pukeroa Oruawhata 
Trustee Services

Pukeroa Oruawhata 
Charitable Trust

Directors:
David Tapsell (Chair)

Tina Ngatai (Deputy Chair)

Jeanna Love

Sindu Morrison

Kerry Bird

Rawiri Waru

Lake House Resort Developments Ltd

Lake Road Tavern Ltd

Lake Tavern Ltd

Pukeroa Oruawhata Trust

Pukeroa Oruawhata Holdings Ltd

Pukeroa Lakefront Holdings Ltd

Pukeroa Lakefront Limited Partnership

Pukeroa Properties Ltd

Pukeroa Properties (No.2) Ltd

Pukeroa Property Management Ltd

Pukeroa Oruawhata Lakefront Investments Ltd

Pukeroa Oruawhata Trustee Services Ltd 
(as Trustee of Pukeroa  Oruawhata Charitable Trust)

Wai Ariki Spa Management Ltd

Waihunuhunukuri Holdings Ltd

Wai Ariki Apartments Management Ltd

Wai Ariki Hot Springs & Spa Limited Partnership

Pukeroa Oruawhata Charitable Trust

LHRDL

LRTL

LTL

POT

POHL

PLHL

PLLP

PPL

PPL2

PPML

POLIL

POTSL

WASML

WHL

WAAML

WAHSS

POCT

Governance 
Structure

Te Kohea Limited Partnership

NZ Māori Arts & Crafts Institute

TKLP

NZMACI

Partial Interests

* The above table reflects operating entities

Entities
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Minutes of the Annual General Meeting 

of owners held at Tamatekapua on 

Saturday 2nd November 2024 at 10.00am.

Chairman:       David Tapsell

 
Minute Taker:       Helen Crawford

Mihi & Karakia:       Rawiri Waru 

Attendance:      164 (including Pukeroa    

           staff & Local Gecko) in 

           person with 30 viewing  

           for the duration of the hui  

           via the website portal   

           livestream.  

A powerpoint presentation showing key 

highlights for each speaker was provided 

during the course of the meeting alongside 

the 2024 Annual Report booklet.

Chairman’s Report: 
David Tapsell introduced and thanked the 

Pukeroa Oruawhata Trustees and Management 

team acknowledging Malcolm Short’s 40 years of 

Chairmanship and Monty Morrison who resigned 

earlier in the year due to ill health.

KEY POINTS: 

Our Core Business and Ongoing Economic 
Challenges

•   Economic Challenges continue post COVID with high 

inflation, the cost-of-living crisis and recessionary 

conditions which will likely have some years to run 

out which we are conscious of and working hard to 

address in our business. This is impacting everyone 

and we are not immune.

•   Retail sector continues to struggle here and nationwide. 

•   Tourism has shown mixed results - Te Puia performed 

well however Wai Ariki still taking time to reach market 

potential especially growing international trade.

•   59% retail, 23% tourism (industrial, residential, retirement).

•   We have a strong balance sheet despite asset value 

erosion. Value erosion will take time to grow back.

•   Independent asset valuations conducted; Wai Ariki 

site saw a valuation reset due to its development phase 

and we expect this to value up in the coming years as 

performance improves.

•   Confident that retail and tourism will improve over the 

next few years with economic stabilisation and new 

projects coming onstream. New projects will take time 

to deliver results and we are moving ahead cautiously 

with 3 or 4 new projects over the next 4 to 5 years 

(rather than try and do too much).

•   Capital management strategy focuses on maximising

asset returns and debt management. 

•   Non-core assets may be recycled for strategic benefit.

New Projects & Employment Opportunities

•   New projects (Hotel, Te Kohea, Lakefront Hub) focus 

on partnership/collaboration approaches to reduce 

direct debt exposure and share risk (and benefits).

•   The Hotel will be the next biggest single project for 

us and we will seek investors and operators interests 

early next year – we wont fund or own this ourselves. 

It is estimated the new Hotel will create around 200 

jobs once complete. 

•   Stabilising economy and rising tourism expected to

boost business.

•   Feasibility study for a new Hotel at PLHL site in 

progress, considering partnerships.

•   Te Kohea and Lakefront Hub to provide new 

developments and employment opportunities.

•   Return of the Sala Street Cemetery site.  Discussions 

ongoing for potential affordable housing development 

and looking at Ngāti Whakaue Tribal Lands’s 

experience.

Collaboration within Ngāti Whakaue

•   Closer collaboration with Ngāti Whakaue entities 

ongoing, including a jointly governed Tikanga Fund 

and centralised Board Observer programme planned 

for implementation in early 2025.

•   Joint venture with NW Education Endowment Trust 

and NW Assets Trust in the Te Kohea project ongoing.

Whakarewarewa Lands Arbitration

•   Very disappointing – considering the judgement in

detail and our legal options.

•   Does not change our ownership in Te Puia NZMACI.

Discussion points/questions

Wally Kingi asked if the Trust will disclose climate related 

risks and report on social and governance aspects with 

the Chairman responding that going forward these risks 

and items will be reported on in more detail. 

Bryce Morrison asked, what is the purpose of the 

Tikanga Fund & Board Observer programme with the 

Chairman responding that a centralised fund and NW 

group for this purpose provides for efficiencies and 

coordination of tikanga funding across NW, and the 

observer programme seeks to build and support 

training for a sustainable future by upskilling the next 

generation in governance.  

Vicki Mae Bhana spoke of her concern regarding the 

new hotel utilising geothermal and the impact on 

Ohinemutu.  The Chairman noted that the new hotel 

will not utilise geothermal for bathing so will not affect 

Ohinemutu as we want all Hotel guests to go to 

Wai Ariki.

Kath Mason asked, ‘how do we make the progression 

to employment’ with the Chair responding that our 

retailers employ a lot of NW – however, it is difficult to 

get the actual data, but, we will continue to investigate. 

The Chair also said that what we do know is that we are 

a significant contributor to employment in Rotorua either 

directly or indirectly leading to nearly around 800 jobs, 

and on any new projects we always ask our partners to 

advertise and consider employing Ngāti Whakaue 

where that works.

Apologies:  
RESOLVED:  “That the apologies as recorded on the 

registers and received by the Pukeroa Oruawhata office 

be received.” (Alec Wilson/Bryce Morrison) Carried

Minutes:  
RESOLVED: “That the 2023  Annual General Meeting 

minutes be received as a true and accurate record.”

(John Fenwick/David Stephens) Carried

2024 
Minutes

2024 Minutes
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Mihaere Kirby suggested that consideration be given to 

the lakefront hub to also be used as a whare tapere for 

use by NW and/or the public as well as the proposed use.  

Tony Wihapi suggested that the trustees focus on debt 

recovery rather than further developments.

RESOLVED: “That the Chairman’s Report be received.” 
(Alec Wilson/Bryce Morrison) Carried

 

Owners’ Grant in lieu of dividend:
The Trustees recommended that $900,000 be set 

aside for distribution as an Owner’s Grant (in lieu 

of a Dividend) according to the 2024 distribution 

table provided.

RESOLVED: “That the 2024 Owners’ Grant in lieu of a 

dividend to the value of $900,000 be supported and 

approved.” (Alec Wilson/Iris Thomas) Carried

Chief Executive’s Report: 
Mark Gibb spoke to his report.  

KEY POINTS:

•   2024 was a strong year for the Group although the

Group felt the impact of the broader economic 

slowdown.

•   The Group’s ability to generate strong cashflows 

enabled us to absorb these impacts and remain 

aligned with our strategic direction.

•   Despite strong operational performance, softening

capitalization rates impacted the value of the Group’s 

asset base. 

•   Notwithstanding this, the Group is well placed to 

navigate the challenges and reemerge strongly as 

property values stabilize.

•   Capital Management remains a core focus and 

cost control a priority.  Projects will continue to be

assessed against rigorous procurement criteria.

•   Despite challenging market conditions revenue grew

by $3.96M from FY23.

•   Portfolio revaluations saw a 14% reduction across 

the Group and recognition that Wai Ariki will take 

between 4 – 5 years to reach optimized trading.

•   Retail demand remains strong at our key shopping

centers.

•   Despite challenging market conditions, we will 

continue to invest in the lakefront land.

FY25 Outlook

•   We will continue to adopt a position of strict capital

management across all operations.

•   We are working to reposition the group’s debt 

arrangements in line with our treasury management 

strategy. 

•   Te Kohea feasibility will be completed late 2024 and 

the consortium will actively seek to progress the 

redevelopment from 2025.

Discussion points/questions

Mary Kusabs asked will the Trust consider providing a 

monthly pass for Uru Whakaue with the CEO responding 

that the Directors will make that decision.

Tony Wihapi noted there is strong growth in revenue and 

equally strong expenditure so is comfortable receiving 

the good and bad financial position of the group. 

Casey Fryer suggested the Strategic focus needs to be 

relayed to the owners and asked if the trustees had 

looked at Online Trading with the CEO responding that 

management and the directors are investigating this 

area in conjunction with marketing & a strong digital 

presence to support our retail tenants.

RESOLVED: “That the Chief Executive’s report be received.”

(Alec Wilson/ Bryce Morrison) Carried

Financial Report:
Alexander Wilson (Accountant/Deloitte) presented 

the Financial Report alongside graphs highlighting 

the financial position for the year ending 31 March 

2024.

•   Operating Loss $1.6m. Total Assets $328.5m.  

Total Liabilities $183.7m. Total Equity $144.8m.

•   Investment properties – valuations decreased the 

asset values by $11.2m.

•   Balance Sheet – assets decreased in value, with high

interest rates eating into an increase in revenue of 17%.

•   Auditor provided an un-qualified opinion with an 

emphasis of matter (difficult to value the spa so taken 

at cost to build).

Kim Mowbray (Chief Financial Officer) spoke of the 

benchmarking undertaken to compare Pukeroa’s 

performance with six publicly listed like businesses.  

Discussion points/questions:

David Stephens asked, what is ‘other’ operating expenses’ 

with Alex responding that the accounting standards don’t 

require the detail in the disclosure, but it can be included 

in the notes next year.  Other includes – rates, insurance, 

etc. 

Tony Wihapi asked, what was the value of the Spa site 

land last year, with Alex responding that this is the first 

year the land and Spa was valued.  The accounts show 

costs of construction this year @ $63m, then a write down 

of $43.2.  Fair value of land and spa is $67.4m

RESOLVED: “That the Financial Report for the period 

ending 31 March 2024 be received.”

(Bryce Morrison/Merehira Savage) Carried

Appointment of Auditor: 
RESOLVED: “That BDO Rotorua be reappointed auditors 

for the next financial year.”

(Alec Wilson/Geoff Rice) Carried

2024 Election Result:
Glenn Hawkins (GHA) was appointed the 

Returning Officer for the 2024 Election which 

was conducted by Postal Vote and counted 

according to shareholding (Poll Vote).

Glenn noted the trustee due for rotation under Section 

7(e) was Montgomery Morrison who retired earlier in the 

year and did not make himself available for re-election.  

Malcolm Short tendered his resignation earlier in the 

year after completing two years of his five-year term.  

Nine nominations were received for the two positions. 

Results were provided via a powerpoint presentation. 

Glenn declared Kerry Bird as the highest polling 

candidate having received 85.9854 shares and 

Rawiri Waru having received 84.4499 shares.

Application will be made to the Māori Land Court for 

the appointment of Kerry Bird for a term of 5 years 

(ending 2029) and Rawiri Waru for a term of three 

years, ending 2027.

General Business:
Vicki Mae Bhana spoke of a meeting held recently by 

the Paepae Tapu where it was agreed that Te Kura 

Kaupapa o te Koutu be supported to request they be able 

to develop the Neil Road sites as the kura needs to grow.  

The Chair replied that they have not had a request but 

when they do it will be considered.

Vicki Mae also suggested the Trust support the NWEET 

with their application to Crown to get the NWEET back 

to NW control with the Chairman responding that this 

process is happening.

Tony Wihapi suggested an assessment be undertaken 

to determine whether the companies are justified in the 

fee they are paying the directors. Tony Wihapi also 

asked what happened with the issue with Norma Sturley 

from last year.  The Chair said that Malcolm Short had 

contacted Norma on a number of occasions after the last 

AGM as the trustees were keen to meet Norma to discuss 

her concerns - Malcolm Short confirmed that Norma told 

him she did not want to meet the trustees.

Eileen Jones suggested the Koeke Komiti should be part of 

the Tikanga Fund panel. The Chair responded that he had 

understood they would be and that the panel would be in 

touch.

Taonga Presentation:
The Chairman noted the contributions and 

achievements of both Malcolm Short and 

Alec Wilson. In recognition of their many years 

of service they were presented with taonga 

following which, they said a few words of thanks. 

Karakia Whakamutunga:
The meeting closed in karakia by Rawiri Waru 

at 12.20pm.

2024 Minutes
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Chairman's Report

Kia ora tātou, 

Introduction
While the ongoing challenges of the current 

economic environment, including slower than 

anticipated recovery, continue to have an impact 

on Rotorua and the rest of the country, I am pleased 

to report that the Pukeroa Oruawhata Trust has 

delivered a strong result for the 2024/25 financial 

year. 

We have seen a stabilization in the value of our asset 
base, which, when combined with disciplined cost 
management and proactive initiatives to grow revenues, 
the Group has delivered a Net profit after tax for the 
period of $580k.

As the economic environment improves and pressures 
on business and consumers ease, we expect to see a 
continued improvement across our business base in 
future years.

Just as importantly, our five-year strategy and ongoing 
financial management means the Group is increasingly 
well placed to take advantage of the improving 
economic forecasts, to ensure we can continue to 
support our owners and Ngāti Whakaue now and into 
the future. 

Our Core Business and 
continuing Economic Challenge
Over our last three Annual reports, we have 

commented on the difficult economic, retail 

and tourism markets we have operated within. 

Whilst we have recently seen an easing in domestic 
economic pressures, we remain conscious of 
macroeconomic issues and the speed in which these 
can impact our performance. 

Tight fiscal cost control and a considered approach 
towards assessing future business opportunities remain 
priorities through the balance of this year and into 2026. 

Retail
After long-term tenancies at Rotorua Central Mall, 

both Countdown and Smiths City advised us late 

last year that due to economic pressures, they 

would be closing their retail stores.

Since then, Smiths City has also been placed in 
liquidation. Between the two businesses, they occupied 
approximately 5,400m4 of space on the western edge 
of the main mall. In a very difficult leasing environment, 
our team have worked hard to secure commitments from 
a new supermarket (Fresh Choice), chemist discounter, 
gymnasium operator, and an entertainment and leisure 
operator. All will open between late 2025 and early 2026 
and will continue to add to the strong tenant mix that 
underpins Rotorua Central. 

Perseverance has also yielded positive results at Trade 
Central, with 100% occupancy now achieved across the 
Centre - the first time since it opened in 2012.

We now have a 97.3% occupancy level across the Group, 
which is a positive result, but we will continue to actively 
progress our leasing programme with the goal of 
achieving 100% occupancy across all of our assets.
 

Tourism
As noted last year, Tourism was forecast to be a 

significant contributor to the Group’s revenue 

going forward as an important part of our asset 

diversification strategy.   

Tourism now accounts for 26% of our asset base and 
23% of our revenue.

Wai Ariki Hot Springs and Spa was the standout 
performer for FY24/25, with a 94% increase in revenue 
following strong growth in manuhiri numbers. Wai Ariki 
Hot Springs and Spa now contributes 19% of the Group’s 
revenue base – reflecting our original financial vision 
for this significant development - and these returns are 
forecast to increase significantly in the next 3 years as 
we continue to position the Spa as one of the world’s 
premium health and wellness destinations.

David Tapsell
Chair

Pukeroa Oruawhata

Chairman's Report
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Strategic Focus
As part of our regular planning cycle your trustees 

met at the beginning of 2025 to develop a 12-month 

Plan and 5-year Group Strategic Plan, reaffirming 

five key objectives:

•     The return and control of Ancestral lands to the Trust

•     Increase our asset base and returns

•     Enhance benefits to owners and Ngāti Whakaue

•     Enhance the Group’s autonomy through legislative
      frameworks; and

•     To manage risks.

As part of this, we continuously review our capital and 
non-strategic assets. This saw the sale of the Taui Street 
Aged Care facility, with proceeds enabling us to consider 
a number of new opportunities at Te Kohea (previously 
Rainbow Springs), with our collaboration partners Ngāti 
Whakaue Assets Trust and Ngāti Whakaue Education 
Endowment Trust.

Decisions on these potential opportunities will be made in 
line with the Group’s Statement of Investment Policy, which 
considers the investment parameters of each opportunity 
and considering the objectives outlined above. 

New Projects
The development of the balance of the Pukeroa 

Lakefront Holdings Ltd whenua remains a priority 

for us.  

Earlier this year, we went to market seeking a development 
investor and operator for the NoHo Lakeside Hotel, with 
the objective of entering into a participatory development 
and ownership agreement. We received a high level of 
interest and this process is now well advanced. We are 
now assessing a final shortlist before a decision on our 
development partner is made later this year or early 
next year.

The successful integration of Noho Lakeside Hotel with 
Wai Ariki Hot Springs and Spa, and the ability to generate 
significant employment opportunities for Ngāti Whakaue, 
are key priorities for us as part of this agreement.

As outlined above, consideration of potential business 
opportunities for Te Kohea are progressing with our 
development partners. 

The return of the Sala Street Cemetery site continues to 
advance however; at this time, we have no plans for 
development of this site given our more pressing priorities 
at Te Kohea and the Hotel.

Finally, under strict confidentiality agreements we are 
considering two further collaborative commercial 
opportunities, both of which combine our interest in 
securing an existing business and our strategic objective 
relating to the return of ancestral lands. We envisage 
decisions will be made on both in the early part of 2026, 
and we look forward to providing further information to 
owners at this time. 

Chairman's Report

The Group’s shareholding in Te Puia also provided a 
significant return in this financial period, with a dividend 
payment of $1.2m.

The balance of the Group’s asset base continues to 
perform as anticipated, albeit we will continually 
look to reposition assets as commercial terms permit.

Balance Sheet Management 
As a result of adverse economic conditions fuelled 

by a high-interest rate environment, we saw an 

erosion in the value of some of our key assets 

across the 2024/25 financial year. 

However, the improving economic environment, combined 
with a focus on revenue growth and cost compression, 
has seen a stabilisation in the Group’s balance sheet 
position at $325.3M. 

To underpin management of our balance sheet, we 
have elected to take steps to consolidate the Group’s 
borrowings with BNZ, which has provided us with the 
ability to balance debt securitization across our portfolio. 
Coupled with an extension of the repayment date for the 
Crown loan used to develop Wai Ariki Hot Springs and 
Spa, this places us in a strong position to refinance when 
this loan expires in 2028. 

Although our gearing ratio of 51.5% is higher than 
our target of 40%, valuations appear to have now 
stabilised and when coupled with our loan amortisation 
programme, we will carefully manage this ratio back 
towards our target.

Owners Grant and 
Charitable Grants 
Our continued focus on efficiency cost management 

coupled with revenue growth across our operations 

which resulted in a strong operating performance in 

the 2024/25 financial year means that your Trustees 

have recommended that the 2025 Owners’ Grant be 

increased by $100,000 from the previous year’s Grant 

of $900,000 to $1,000,000.  

In addition to the Owners’ Grants, the Trust continues to 
provide a number of other direct and indirect grants and 
benefits for owners, Ngāti Whakaue and the wider hapori. 
We would again encourage our owners, whānau and iwi 
to make use of the relevant grants available, which include:

•   Health Grants
Maximum grant of $400 for health-related treatments

•   Tangihanga Grants

•   Discretionary 
Grants for Ngāti Whakaue-led kaupapa, such as 
wānanga, writers (Ngāti Whakaue subjects of interest), 
kapa haka, whakanuia, Lakeside Concert, Waitangi Day 
(Paratehoata Marae) and others

•   Wai Ariki Hot Springs and Spa 
Uru Whakaue discounts

•   Ngāti Whakaue-owned businesses 
Discount on rent

•   Ngāti Whakaue residential tenancies 
25% discount on rent

•   Federation of Māori Authorities (FOMA) membership

•   Te Arataua membership (TAPS)

•   Tahua Ahurea (member)

Wider Community Support:

•   Discounted rental to Hospice

•   Wai Ariki Hot Springs and Spa 

- Uru Hapori discounts

Wai Ariki Hot Springs and 
Spa was the standout 
performer for FY24/25, 
with a 

increase in revenue.

Whakarewarewa Lands 
Arbitration
A hearing was held on 28th and 29th October 25’ 

to seek leave to appeal and to set aside the 

Arbitration Award. 

At the time of issue of this report the Court had not issued 
a ruling.  As soon as we hear we will advise our owners 
and I would like to thank those of you who attended the 
hearing.

Ngāti Whakaue Education 
Endowment Trust
As we have advised previously an agreement 

with the Crown has been reached and we expect 

legislation will be passed early next year to effect 

these agreed changes.

Conclusion and Outlook
The Trust is increasingly well positioned to take 

advantage of an improving economic situation. 

With a clearly defined vision and strategy, we are well 
poised to take advantage of future opportunities that 
will deliver positive commercial, cultural and social 
benefits for you our owners and Ngāti Whakaue in 
general.

I would like to thank our Trustees, Management, wider 
Team and new Board Observers Kahurangi and Awatere 
for their unwavering commitment, as well as our owners 
and wider Ngāti Whakaue for their ongoing engagement 
and support. Finally, I would like to take this opportunity 
to extend our best wishes to our owners for the festive 
season that lies ahead.

Ngā mihi nui

David Tapsell, 

Chair

We are well poised to 
take advantage of future 
opportunities that will 
deliver positive commercial, 
cultural and social benefits 
for our people.
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He Ngākau Aroha, 
He Hokinga Mahara

Uncle Alec, as he was fondly known 
by many, played a critical role in the 
development of Ngāti Whakaue and 
Rotorua over the past 50 years – from 
a social, cultural and economic point 
of view.

He was at the forefront of the initial establishment of 

Pukeroa Oruawhata Trust in 1981, helping negotiate the 

Wai 94 Agreement, which saw the return of the railway 

lands and other blocks that formed the foundation of 

Pukeroa’s developments.

Alec was the Trust’s inaugural Chairman from 1981 to 1984, 

before handing the rakau to Malcolm Short. He remained 

a trustee until his retirement in 2018.

He was actively involved in Pukeroa Oruawhata’s 

many developments - all with the objective of deriving 

positive outcomes for Ngāti Whakaue for current and 

future generations. This included overseeing the 

establishment of the Ngāti Whakaue Gifted Reserves 

Protocol Committee (with Rotorua Lakes Council), and 

helping grow the diverse portfolio of companies and 

assets Pukeroa has today.

Alec sat on numerous iwi and trust boards, including the 

Ngāti Whakaue Education Endowment Trust – where he 

played a key role in reclaiming the land that now supports 

the Trust’s educational grants – and Whakarewarewa 

Joint Trust. 

He also sat on the pivotal Te Arawa Māori Trust Board, 

and was involved in a number of key initiatives such as 

the Federation of Māori Authorities (FOMA), working 

alongside Tama Nikora, Waaka Vercoe and Hepi 

Te Heuheu to rally iwi support across the motu.

Alec spent time on farms and orchards in Maketū, and 

“loved getting his hands dirty” at Rotohokahoka F6 block 

in Ngongotahā.

A former Māori All Black, Alec was driven to establish the 

Waikite Rugby and Sports Club in its current location, and 

for many years he proudly held the position of Patron. 

Uncle Alec will always be remembered for being a tough 

task master, alongside his strong passion for the Trust’s 

vision and Ngāti Whakaue prosperity, his rugby prowess, 

and his love of his favourite waiata by Nat King Cole – 

‘Walkin’ My Baby Back Home’. 

He will be sorely missed by us all and we will strive 

to continue his legacy, delivering the outcomes for 

Ngāti Whakaue that he was so passionate about.

His legacy lives on as we 

remember the passing of 

an original Trustee & Director

1933  –  22  AUGUST 2025

James (Uncle Alec) 
Alexander Wilson 

In memory of Uncle Alec Wilson
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Chief Executive's 
Report

Expense Management
A relentless focus on stringent cost management 
has continued, resulting in a cost increase of just 
2% over FY24, despite the inflationary environment. 

A move towards the centralisation of the Group’s finance 
functions, supplier rationalisation, preferred contracting, 
and standardisation of payment terms will continue to 
support fiscal discipline in this area.

Revenue Growth
Despite a continued lag in consumer confidence 
and retail spending impacting our retail 
portfolio, Operating Revenue grew by 7% or 
$1.93M from $26.21M in FY24, to $28.21M in FY25. 

A strong contributor towards this was returns from 
Wai Ariki Hot Springs and Spa, with this growth projected 
to continue until we reach budgeted stabilized income 
for this world-class asset. 

Revenue, Opex, Finance

30,000,000

25,000,000

20,000,000

15,000,000

10,000,000

5,000,000

-
2024 2023 2022 2021 2020 2019 2018

Operating Revenue             Operating Expenses  

Finance Costs

2024 2023 2022 2021 2020 2019 2018

Total 
Assets

Total
Liabilites

Owners
Equity

Chief Executive's Report

Portfolio Revaluations 
Anticipated and confirmed cuts to the official cash rate by the Reserve 
Bank provided relief across the Group’s debt facilities. Lower rates 
reduce financing costs, therefore making property investment more 
attractive, supporting asset values and leading to a predicted "firming" 
of capitalization rates.

The Group’s revaluations for FY25 reflect a stabilizing market after a sustained 
period of market volatility, with a slight recovery in property values.

A continued flight to quality for tenants seeking to prioritize properties that are 
well-located, well-managed, sustainable (ESG-compliant) and with modern 
amenities provide a clear directive for us to ensure our sites remain future-fit. 
As a result, continued reinvestment in these sites will be critical to ensure that 
we maintain quality operating and trading environments for our tenants and 
their customers. 

Sustainability Strategy
Sustainability performance is becoming 
increasingly important in demonstrating the 
credentials of our asset base to current and 
future tenants and business partners. 

Wai Ariki Spa already shows strong sustainability 
leadership in reinjecting over 80% of our daily 
geothermal and water usage back into the geothermal 
aquafer. In order to progress towards a series of new 
sustainability priorities we are currently baselining a 
number of performance areas to enable us to move 
towards greater optimisation, efficiency and reduced 
environmental impacts, whilst creating and protecting 
value for our owners.  

Ngā manaakitanga

Mark Gibb

Chief Executive

Kia ora tātou
The 2024/25 financial year was underpinned by 
strong, disciplined progress against our strategic 
plan. 

We have successfully navigated a sustained period of 
economic volatility following the COVID 19 pandemic, 
and the resulting high inflationary and interest rate 
environment. Pukeroa Oruawhata Trust’s continued 
ability to generate strong revenue across its operations 
has enabled us to emerge from this challenging 
economic environment remaining aligned with our 
long-term strategy.

As a result, we have seen capitalisation rates firm within 
the period, resulting in a stabilisation of the value of the 
Group’s property portfolio. The strength of the Group’s 
balance sheet, combined with strong revenue growth, 
has placed us in the position to reset our treasury 
arrangements to take full advantage of the favourable 
interest rate environment.

As economic pressures ease, we will continue to maximise 
the opportunities provided by the economic environment 
to drive operational improvements across the Group.

Capital Strategy
The Group’s capital strategy focuses on optimising 
returns from our retail-led property portfolio. 

The reinvestment of cashflows and recycling of capital 
from the sale of the Taui Street Aged Care Facility has 
enabled us to continue to amortise debt across the group, 
reposition key assets, and introduce new tenants to 
Rotorua and Trade Central. These include Fresh Choice, 
Bargain Chemist Warehouse, Time Zone, City Fitness, 
KoKo Dak and Reform Pilates. The new tenancy mix 
provides exciting opportunities to expand our core 
retail and food offerings into leisure and entertainment.

The strategic reset of the Group’s lending arrangements 
with BNZ as our cornerstone lender has achieved 
significant cost of borrowing and debt securitisation 
benefits.

The renegotiation and extension of payment terms 
for the Crown loan that enabled the development 
of Wai Ariki Hot Springs and Spa have enabled us 
to move towards refinancing of the debt in 2028.

2025

400,000,000

350,000,000

300,000,000

250,000,000

200,000,000

150,000,000

100,000,000

50,000,000

-

FY26 Outlook
After a prolonged period of economic instability, 
we anticipate further economic recovery into 2026. 

Increased customer confidence is emerging in the retail 
sector, while tourism spending is at pre-COVID levels. A 
flow-through of OCR cuts into increased property values 
into FY26 should also occur, although global headwinds 
will continue to cast a shadow on the economy alongside 
the anticipated recovery.

We will continue to take opportunities to drive rental 
growth and tenancy diversity whereby we can 
demonstrate an economic benefit and attract new 
tenants and customers to our sites. Our team remain 
focused on managing short term lease expiries and 
thereby ensuring that our portfolio occupancy levels 
and tenant retention rate remain high.

2025

Our team remain focused on 

managing short term lease 

expiry’s and thereby ensuring 

that our portfolio occupancy 

levels and tenant retention 

rate remain high.

The strategic reset of the Group’s 

lending arrangements, with BNZ as 

our cornerstone lender, has achieved 

significant cost of borrowing and 

debt securitisation benefits.

Revaluations 
for FY25 reflect 

a stabilising market 
after a sustained 
period of market 

volatility.
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Indicative grant structure for owners in lieu of dividend. Payment is made on the 

basis of addresses and bank accounts being held. Miniumum Grant $25.
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2.49999

$25

$30
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$80
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$201

$301

$401
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$702

$802

$902

$1,003

$1,504

$2,005

$2,507

Share 
Range

Grant to 
be Paid

2.50000

3.00000

3.50000

4.00000

4.50000

5.00000

5.50000
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7.00000

7.50000

8.00000
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12.0000
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to
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to

to

to

to
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to

to
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5.99999
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6.99999

7.49999

7.99999

8.49999

8.99999

9.49999

9.99999

11.99999

13.99999

$3,008

$3,509

$4,010

$4,512

$5,013

$5,514

$6,016

$6,517

$7,018

$7,520

$8,021

$8,522

$9,024

$9,525

$10,026

$12,031

$14,037

Share 
Range

Grant to 
be Paid

Any owners who succeed to shares after the payment 
date will be entitled to the current payment up until the 
next AGM on the deceased’s shareholding (or succeeded 
proportion) where it has not been paid to the deceased 
shareholder. Where the Trust is notified of a shareholder’s 
death the Trustees may at their discretion release up to 
3 years unpaid grants to the successors.

The Trustees reserve the right to make only one payment 
to a shareholder whose name may appear more than 
once on the share register where it is evident that those 
multiple names refer to one person.

Entitlement to the payment will expire at the next Annual 
General Meeting date.

Payments to overseas owners will be the $NZ amount 
less any bank charges.

The Trustees reserve the right to amend this policy or 
draft new policy to cover any circumstance not covered 
or anticipated by this policy. 

The Trustees’ decision in these matters is final.

Owners' Grant
Owners' Grant

Policy Background:
Prior to 2007, the Trust paid a dividend to owners based 
on their shareholding which meant many owners with 
small shareholding were paid a grant that was less 
than the cost of making the payment. 

To address this situation, it was first resolved at the 
2007 AGM that the Trust would change to an owner 
grant in lieu of a dividend, with a minimum grant 
amount established. 

The minimum Grant is $25 for shareholdings of less 
than 0.02 shares.

2025 Owners' Grant Policy:
An owner is identified as an individual or a Whānau 
Trust registered on the Pukeroa Oruawhata Trust 
Share Register and has been allocated a Share 
Register Identification number.

Payments will only be made by direct credit to 
owners whose address, and bank account is held.  

Payments have been calculated according 
to shareholding bands.

Any Owners who update their contact 
and financial details after the payment 
date and up until the next AGM will be
entitled to the payment they would 
have received had their address 
and bank account details 
been known at 
distribution date.

Recommendation 
& Resolution

“That the 2025 Owners' Grant in 
lieu of dividend to the value of 

$1,000,000 be supported 
and approved.”
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Financial 
Report

At a glance
This Financial Report provides a summary of the group’s financial 
performance and position for the year ending 31 March 2025.
Full audited financial statements are provided on pages 30 - 51.

Operating Revenue Growth Portfolio Occupancy

Charitable Grants Paid Total Liabilities

Net Profit after Tax  Total Equity

7% 97.3%

$231k $180.5m

$580k $144.8m

$28.3m $325.3m
Total Revenue Total Assets

At a glance
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At a glance

Financial Performance

Operating Revenue

Cost of Sales

Gross Profit

Other income

Government Grant

Operating expenses

Personnel expenses

Depreciation and amortisation expense

Loss on disposal of assets held for sale

Other gains/(losses)

Operating profit

Finance income

Finance costs

Net finance costs

Share of profit from Associate

Profit before tax

Income tax expense

Net profit after tax

2025
000's

2024
000's

Movement
000's

1,935 

0 

1,936 

44 

258 

(283) 

(386)

1 

(854) 

56,145 

56,860 

6 

57 

63 

1,654 

55,142 

412 

54,730 

Change
%

7%

0%

7%

57%

112%

2%

13%

(2%)

-

100%

123%

(57%)

1%

1%

(59%)

(102%)

(385%)

101%

28,217 

 196 

28,021 

120 

29 

(13,086) 

(3,468) 

(40)

(854) 

7 

10,729 

5 

(10,995) 

(10,991) 

1,147 

885 

305 

580 

26,281 

196 

26,085 

77 

229 

(12,803) 

(3,082)

(41) 

(0)

(56,138)

(46,131) 

11 

(10,938) 

(10,927) 

2,802 

(54,257) 

(107) 

(54,150) 

The 2025 financial year marked a return to profitability for Pukeroa Oruawhata Group, following the revaluation-driven 

loss in 2024. The Group recorded a net surplus of $580,000, reflecting strong revenue growth, stabilisation of Wai Ariki 

Hot Springs and Spa, and prudent management of debt in a high-interest environment. With revenue up 7% to 

$28.2 million, and investment property values firming, the Group has demonstrated resilience and positioned itself 

well for future growth.

Revenue
Revenue growth was strong, increasing 7% 

to $28.2 million. Wai Ariki Hot Springs and Spa 

was the standout performer, delivering a 

94% increase in revenue as visitor numbers 

continued to grow. The spa now represents 

19% of Group revenue, underlining its role in 

diversifying our income base and positioning 

Pukeroa Oruawhata as a leader in tourism 

and wellbeing. 

Leasing income across our property portfolio 

remained resilient, although some vacancies 

occurred while redevelopment works 

progressed. Pleasingly, these spaces have 

now been re-tenanted, providing both diversity 

in tenancy offering and further income stability 

going forward.

Operating Revenue
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Spa Revenue

65%
Rental 
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16%
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Operating Expenses
Operating expenses rose by just 2% to $13.1 million, reflecting careful cost control despite ongoing inflationary pressures. 
An increase in personnel costs, up 13% to $3.5 million, was expected as additional staff were recruited to support the 
Wai Ariki Spa operations. Other expense categories were largely stable, highlighting the Group’s prudent and 
disciplined management approach.

Balance Sheet
The Group’s balance sheet remains solid, with 
total assets of $325.3 million and equity of $144.8 
million at year-end. Borrowings reduced to $167.5 
million, a 3% decrease on the prior year, while all 
banking covenants were comfortably met.

Investment properties closed at $300.5 million, 
recording a modest uplift as the market stabilised 
after the significant adjustment in 2024. The sale 
of the Taui Street Aged Care Facility property 
further supported debt reduction and capital 
flexibility.

2025      2024

14
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8

6

4

2

-
Operating Expenses

At a glance

Retail

Residential

Property Mix 59%
Retail

11%
Industrial

4%
Residential

26%
Tourism

Tourism

Industrial

Personnel Expenses Personnel Finance

Bank 
Financial
Measure

Loan / 
Assets

Interest 
Cover

Required

Less than 

60%

1.5 

Times

Compliant Required

Less than 

55%

1.3 

Times

Compliant

✓

✓

Funding
External Funding remains diversified across BNZ, ANZ, and MBIE facilities. All covenant requirements were met at 
balance date, and constructive discussions are ongoing with lenders to extend maturities and support long-term 
investment.
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 Profitability
The Group delivered an operating profit of $10.7 million, compared with a $46.1 million operating loss in 2024. 

Net finance costs of $11.0 million largely offset operating gains, reflecting the impact of higher interest rates. 
As rates peaked and began to ease late in the financial year, the Group moved to secure lower long-term fixed 
rates in line with treasury policy, strengthening its position for the years ahead.

Contributions from our associates remained positive, with Te Puia in particular continuing to perform strongly, 
resulting in an overall share of profits of $1.2 million.
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At a glance

Distributions and Kaupapa
In line with our kaupapa, the Group distributed $231,000 in charitable grants during the year, alongside the ongoing 
provision of Owners’ Grants. These distributions ensure that our people directly benefit from the Group’s performance 
while we continue to build long-term value for future generations.

Future Outlook
The outlook for the Group is positive. Wai Ariki Hot Springs and Spa is now firmly established as a key revenue 
contributor, Rotorua Central Mall has secured some large anchor tenants, and interest costs are expected to ease as 
fixed-rate positions take effect. While the broader property market recovery remains gradual and wider economic 
challenges persist, the Group enters the new financial year with resilience, diversified income streams, and a clear 
focus on delivering sustainable growth for its owners.

80%
Owners
Grants10%

Health

1%
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9%
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DiscretionaryCultural Owners GrantsHealth

Distributions

Director/Trustee Remuneration

Share Registry Owner Details
Distributions to owners in 2024 are made by 
way of Owners’ Grants and were at a rate 
equivalent to $902 per share, with a minimum 
Grant of $25.

Māori Land Online records the Trust share 
register comprising of 997.3874 shares, by 
7,339 owners.

Locating owners is an ongoing issue and 
we continue to encourage owners to 
complete their successions and provide 
address, bank and IRD numbers to the Trust. 
The more information we have will enable 
the Trust to further develop its owners’ 
policies.

The Trust still has a historical unclaimed 
dividend balance totaling $185,774 available 
for owners that complete their successions 
and register with the Trust.

In August 2025 the Group internalized the 
management of the share registry, allowing 
us to begin management of updating owners’ 
details.

POT

11,173 

23,703 

6,815 

2,725 

17,983 

15,344 

16,352 

6,815 

3,555 

104,466 

POHL

12,075 

61,981 

7,500 

-

23,760 

16,897 

18,000 

7,500 

- 

147,713 

PLHL

14,330 

65,833 

7,500 

- 

23,760 

16,897 

18,000 

7,500 

- 

153,820

Total

37,579 

151,518 

21,815 

2,725 

65,503 

49,139 

52,352 

21,815 

3,555 

406,000

Malcolm Short***

David Tapsell

Rawiri Waru*

Monty Morrison****

Tina Ngatai

Sindu Morrison

Jeanna Love

Kerry Bird**

Expenses & Other

Total

*      Rawiri Waru – Elected November 2024.
**    Kerry Bird – Elected November 2024.
***  Malcolm Short – Retired November 2024.

****Monty Morrison – Retired from POT in May 2024.
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Pukeroa Oruawhata Trust and Subsidiaries

Consolidated
Financial

Statements
For the year ended 31 March 2025

Independent Auditor’s Report
To the owners of Pukeroa Oruawhata Trust

Opinion

We have audited the consolidated financial statements of 

Pukeroa Oruawhata Trust (“the Trust”) and its subsidiaries 

(together, “the Group”), which comprise the consolidated 

statement of financial position as at 31 March 2025, and 

the consolidated statement of comprehensive income, 

consolidated statement of changes in equity and consolidated 

statement of cash flows for the year then ended, and notes 

to the consolidated financial statements, including material 

accounting policy information.

In our opinion, the accompanying consolidated financial 

statements present fairly, in all material respects, the 

consolidated financial position of the Group as at 31 March 

2025, and its consolidated financial performance and 

its consolidated cash flows for the year then ended in 

accordance with New Zealand equivalents to International 

Financial Reporting Standards Reduced Disclosure Regime 

(“NZ IFRS RDR”) issued by the New Zealand Accounting 

Standards Board.

Basis for Opinion

We conducted our audit in accordance with 

International Standards on Auditing (New Zealand) (“ISAs 

(NZ)”). Our responsibilities under those standards are further 

described in the Auditor’s Responsibilities for the Audit of the 

Consolidated Financial Statements section of our report. 

We are independent of the Group in accordance with 

Professional and Ethical Standard 1 International Code of 

Ethics for Assurance Practitioners (including International 

Independence Standards) (New Zealand) issued by the 

New Zealand Auditing and Assurance Standards Board, 

and we have fulfilled our other ethical responsibilities in 

accordance with these requirements. We believe that the 

audit evidence we have obtained is sufficient and 

appropriate to provide a basis for our opinion.

Other than in our capacity as auditor we have no relationship 

with, or interests in, the Trust or any of its subsidiaries.

Trustees’ Responsibilities for the Consolidated 
Financial Statements

The trustees are responsible on behalf of the Group for 

the preparation and fair presentation of the consolidated 

financial statements in accordance with NZ IFRS RDR, 

and for such internal control as the trustees determine is 

necessary to enable the preparation of consolidated 

financial statements that are free from material 

misstatement, whether due to fraud or error.

In preparing the consolidated financial statements, the 

trustees are responsible on behalf of the Group for assessing 

the Group’s ability to continue as a going concern, disclosing, 

as applicable, matters related to going concern and using 

the going concern basis of accounting unless the trustees 

either intend to liquidate the Group or to cease operations, 

or have no realistic alternative but to do so.

Auditor’s Responsibilities for the Audit of the 
Consolidated Financial Statements 

Our objectives are to obtain reasonable assurance about 

whether the consolidated financial statements as a whole 

are free from material misstatement, whether due to fraud 

or error, and to issue an auditor’s report that includes our 

opinion. Reasonable assurance is a high level of assurance, 

but is not a guarantee that an audit conducted in 

accordance with ISAs (NZ) will always detect a material 

misstatement when it exists. Misstatements can arise from 

fraud or error and are considered material if, individually 

or in the aggregate, they could reasonably be expected to 

influence the decisions of users taken on the basis of these 

consolidated financial statements.

A further description of our responsibilities for the audit of 

the financial statements is located at the External Reporting 

Board’s website at: https://www.xrb.govt.nz/standards/

assurance-standards/auditors-responsibilities/

audit-report-7-1/.

This description forms part of our auditor’s report.

Who we Report to 

This report is made solely to the Trust’s owners, as a body. 

Our audit work has been undertaken so that we might state 

those matters which we are required to state to them in an 

auditor’s report and for no other purpose. To the fullest extent 

permitted by law, we do not accept or assume responsibility 

to anyone other than the Trust and the Trust’s owners, as a 

body, for our audit work, for this report or for the opinions we 

have formed.

BDO Rotorua Limited

Rotorua

New Zealand

2 October 2025
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Pukeroa Oruawhata Trust and Subsidiaries

Consolidated Statement of 
Comprehensive Income
For the year ended 31 March 2025

Operating revenue

Cost of sales

Gross profit 

Other income

Government grant – low interest loan

Operating expenses

Personnel expenses

Depreciation and amortisation expense

Loss on disposal of assets held for sale

Other gains/(losses)

Operating profit/(loss)

Finance income

Finance costs

Net finance costs

Share of equity accounted associates’ proit, net of tax

Profit/(loss) before tax

Income tax gain/(expense)

Net profit/(loss) after tax

Other comprehensive income

Total comprehensive income/(loss)

The accompanying notes form part of these consolidated financial statements  

Note

Group
2025
$000

Group
2024
$000

6

19

8

9

14

7

10

10

16

11

28,217

(196)

28,021

120

29

(13,086)

(3,468)

(40)

(854)

7

10,729

5

(10,995)

(10,991)

1,147

885

(305)

580

-

580

26,281

(196)

26,085

77

(229)

(12,803)

(3,082)

(41)

-

(56,138)

(46,131)

11

(10,938)

(10,927)

2,802

(54,257)

107

(54,150)

-

(54,150)

ASSETS

Current Assets 

Cash and cash equivalents

Investments

Trade and other receivables

Inventories

Derivative financial instruments

Assets held for sale

Total current assets

Non-Current Assets 

Investment property

Property, plant and equipment

Intangible assets

Investments in associates

Total non-current assets

Total Assets 

LIABILITIES

Current Liabilities 

Trade and other payables

Employee entitlements

Contract liabilities

Loans and borrowings

Derivative financial instruments

Total current liabilities

Non-Current Liabilities

Loans and borrowings

Deferred tax liability

Unclaimed dividends

Total non-current liabilities

Total Liabilities

Note

Group
2025
$000

Group
2024
$000

12

13

20

14

15

16

17

18

6

19

20

19

11

5,565

29 

680

60 

-

-

6,334

300,503 

187 

4 

18,356

319,050

325,384

5,097 

40 

991 

88,979

161

95,268

78,507

6,615 

186 

85,308

180,576

732 

28 

1,014 

61 

193 

10,875

12,904 

296,944 

188 

5 

18,508 

315,645

328,549

2,881 

7 

563 

40,144 

-

43,595

133,144 

6,779 

186 

140,109

183,704

Pukeroa Oruawhata Trust and Subsidiaries

Consolidated Statement of Financial Position
As at 31 March 2025
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EQUITY 

Trust capital

Capital reserves

Retained earnings

Equity attributable to the owners

Total Liabilities and Equity

Note

Group
2025
$000

Group
2024
$000

21

22 

23 

2,099 

19,789 

122,920

144,808

325,384

2,099 

19,789 

122,958 

144,845

328,549

The accompanying notes form part of these consolidated financial statements  

Approved for and on behalf of the Trustees on: 
2 October 2025.

Trustee Trustee

Consolidated Statement of Financial Postion 

Pukeroa Oruawhata Trust and Subsidiaries

Consolidated Statement of 
Changes in Equity
For the year ended 31 March 2025

Balance at 1 April 2023

Total comprehensive income/(loss) for the period

Distributions - (owners grants)

Balance at 31 March 2024

Balance at 1 April 2024

Total comprehensive income/(loss) for the period

Distributions - (owners grants)

Balance at 31 March 2025

Retained 
earnings

$000

Total
$000

177,722

(54,150)

(615)

122,958

122,958

580

(617)

122,920

199,609

(54,150)

(615)

144,845

144,845

580

(617)

144,808

Group

Capital 
Reserve

$000

19,789

-

-

19,789

19,789

-

-

19,789

Trust
Capital

$000

2,099

-

-

2,099

2,099

-

-

2,099

Notes
$000

The accompanying notes form part of these consolidated financial statements  
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Pukeroa Oruawhata Trust and Subsidiaries

Consolidated Statement of 
Cash Flows
For the year ended 31 March 2025

Cash Flows from Operating Activities:

Cash received from operations

Cash paid to suppliers and employees

Charitable trust grants paid

Income tax paid

Net GST received/(paid)

Net Cash Provided by Operating Activities

Cash Flows from Investing Activities:

Purchase of property, plant and equipment

Purchase of investments

Sale of investments

Loans made

Investments in associates

Interest received

Distributions received

Net cash generated from/(used) in investing activities

Cash Flows from Financing Activities:

Proceeds from borrowings

Repayment of borrowings

Dividends / distributions paid

Interest paid

Net Cash Used in Financing Activities

Net increase / (decrease) in cash and cash equivalent

Opening cash and cash equivalents at beginning of the period

Cash and cash equivalents at period end

Note

Group
2025
$000

Group
2024
$000

 

12

27,006

(14,939)

(256)

(1)

(317)

11,493

(37)

(1,403)

10,021

-

(230)

2

1,500

9,852

99,213

(105,667)

(594)

(9,465)

(16,513)

4,833

732

5,565

25,006

(16,158)

(200)

(107)

829

9,370

(78)

(6,323)

-

(89)

(2,795)

11

812

(8,462)

11,415

(4,486)

(618)

(9,719)

(3,408)

(2,500)

3,231

732

The accompanying notes form part of these consolidated financial statements  

Pukeroa Oruawhata Trust and Subsidiaries

Notes to the 
Consolidated Financial Statements
For the year ended 31 March 2025

1.   Reporting Entity
Pukeroa Oruawhata Trust (the 'Trust') is a trust originally 
vested in New Zealand under section 438 of the Maori 
Affairs Act 1955, and continues under section 251 of 
Te Ture Whenua Māori Act 1993 as an Ahu Whenua 
Trust. These consolidated financial statements comprise 
the Trust and its wholly owned subsidiaries (together, 
the ‘Group’). The subsidiaries comprise companies 
registered under the Companies Act 1993, limited 
partnerships registered under the Limited Partnerships 
Act 2008 and a charitable trust established under a Trust 
Deed dated 17 December 2013. The entities of the Group 
are reporting entities under the Financial Reporting Act 
2013. Refer to note 5 for the list of Group entities and Trust 
equity interest in each.

The principal activity of the Group is property 
development, property leasing, spa operations and 
charitable activities as outlined in the Pukeroa 
Oruawhata Charitable Trust Deed. These consolidated 
financial statements are authorised for issue by the 
Trustees on 2nd October 2025. 

2.   Basis of Preparation
The consolidated financial statements comprise the 
results and financial position of the Group for the year 
ended 31 March 2025. 

Statement of compliance   
The consolidated financial statements have been 
prepared in accordance with the Te Ture Whenua Māori 
Act 1993 and with New Zealand Generally Accepted 
Accounting Practice (‘NZ GAAP’). They comply with 
New Zealand equivalents to IFRS Accounting Standards 
Reduced Disclosure Regime (‘NZ IFRS RDR’). The Group is 
eligible to apply NZ IFRS RDR because it does not have 
public accountability and is not a large for-profit public 
sector entity. In applying NZ IFRS RDR, the Group has 
applied a number of disclosure concessions, where 
considered appropriate.

The consolidated financial statements are presented in 
New Zealand dollars, rounded to the nearest thousand, 
unless stated otherwise. These consolidated financial 
statements have been prepared on a going concern 
basis which assumes continuity of normal business 
activities and the realisation of assets and the settlement 
of liabilities in the normal course of business.

Basis of measurement
The consolidated financial statements are prepared on 
the historical cost basis, apart from certain assets and 
liabilities which are subsequently measured at fair value. 
Investment Properties and Interest Rate Derivatives are 
measured at fair value, refer to note 15 and 20.

Functional and presentational currency
The financial results of each entity within the consolidated 
Group are measured using the currency of the primary 
economic environment in which that entity operates 
(the 'functional currency'). The consolidated financial 
statements are presented in New Zealand dollars, which 
is the Group’s functional and presentational current.

Presentation changes
The presentation of the consolidated financial statements 
have been updated to provide more meaningful financial 
reporting for the Group - for example, aggregating line 
items in the primary consolidated financial statements, 
moving accounting policies into the notes where relevant, 
focusing on disclosing information on material and 
significant items to the consolidated financial statements. 
For the avoidance of doubt, only presentation 
has changed and there were no restatements of 
comparative balances and transactions.

3.  Critical Accounting Estimates, 
      Assumptions and Judgements
In preparing these consolidated financial statements, 
estimates and assumptions have been made 
concerning the future. These estimates and assumptions 
may differ from the subsequent actual results. Estimates 
and assumptions are continually evaluated and are 
based on historical experience and other factors, 
including expectations or future events that are believed 
to be reasonable under the circumstances.

The estimates and assumptions that have a significant risk 
of causing material adjustments to the carrying amount of 
assets and liabilities within the next financial year are:

•   Fair value of investment properties - see note 15.

•   Fair value of interest rate derivatives - see note 20.

Management has exercised the following critical 
judgements in applying accounting policies:

•   Significant influence over equity accounted investees  
     - see note 16.

•   Measurement of deferred tax - note 11.

4.  Material Accounting Policies
Material accounting policies are included in the notes to 
which they relate. Material accounting policies that do 
not relate to a respective note are outlined below.
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Standards issued but not yet effective 
Certain new accounting standards and interpretations 
have been published that are not mandatory for the 
current reporting period and have not been early 
adopted by the Group. The Group expects NZ IFRS 18 
Presentation and Disclosure in Financial Statements 
to have a material effect on the presentation of the 
consolidated statement of profit or loss (currently the 
consolidated statement of comprehensive income).

This standard introduces three key new requirements:

(1)     a change in the structure of the statement of profit 
or loss, requiring presentation of items by 
operating, investing and financing activities 
with specified subtotals;

(2)    Management defined performance measured 
to be included in a note in the consolidated 
financial statements; and

(3)    enhanced aggregation and disaggregation 
for line items, which the Group expects will 
streamline the content of its consolidated 
financial statements.    
   

These will not result in measurement changes. 
The Group does not plan to early adopt NZ IFRS 18. 
Other new accounting standards and interpretations 
published that are not mandatory are not expected to 
have a material impact on the Group in the current or 
future reporting periods and on foreseeable future 
transactions. 

Basis of consolidation
Subsidiaries are entities over which the Parent has control. 
Control is achieved when the Parent is exposed to or has 
rights to, variable returns from its involvement with 
the entity and has the ability to affect those returns 
through its power over the entity.  Subsidiaries are 
fully consolidated from the date on which control is 
transferred to the Parent.

All subsidiaries have a reporting date of 31 March. 
All intragroup balances and transactions, and unrealised 
profits and losses arising from intra-group transactions 
are eliminated in preparing the consolidated financial 
statements.

Intra-group balances and transactions, and any 
unrealised income and expenses (except for foreign 
currency transaction gains or losses) arising from 
intra-group transactions, are eliminated. Unrealised 
gains arising from transactions with equity-accounted 
investees are eliminated against the investment to the 
extent of the Group’s interest in the investee. Unrealised 
losses are eliminated in the same way as unrealised 
gains, but only to the extent that there is no evidence 
of impairment.

Unclaimed dividends
The Te Ture Whenua Maori Act 1993 states that unclaimed 
dividends are dividends held by the Trust for at least 10 
years without payment to the shareholder entitled. The 
Parent maintains a register that lists to whom dividends 
are payable and the amount of unclaimed dividends held 
for each shareholder. Where unclaimed dividends are 

held by the Parent this list is required to be submitted to 
the Māori Land Court. As claims in respect of unclaimed 
dividends are received the amount of the claim is payable 
by the Parent. Unclaimed dividends are classified as a 
current liability in the Group’s consolidated statement of 
financial position. As claims for Unclaimed dividends 
are received and payments made to shareholders the 
movement results in a reduction of the Unclaimed 
Dividend balance in the statement of financial position. 
Distributions by way of owners grants are recorded 
through the Group’s consolidated statement of changes 
in equity.

An Owners grant in lieu of a dividend was approved at 
the 2024 AGM on 2 November 2024. This grant is payable 
to the Owners registered at that date who have supplied 
their bank account numbers and addresses. The grant is 
available to Owners, subject to the terms of the grants 
policy, up to the next annual general meeting (AGM).

Goods and Services Tax
All amounts are shown exclusive of Goods and Services 
Tax (‘GST’) and other indirect taxes except for trade 
receivables and trade payables that are stated inclusive 
of GST.

Statement of cash flows
The cash flow statement is exclusive of GST. Definitions 
of the terms used in the cash flow statements:

•   Operating activities are the principal revenue-
producing activities of the Group and includes all 
transactions and other events that are not investing 
or financing activities.

•    Investing activities are those activities relating to the
acquisition and disposal of long-term assets and 
other investments not included in cash equivalents.

•   Financing activities are those activities relating to
changes in the size and composition of the 
contributed equity and borrowings of the Group.

Fair value estimation
The Group measures certain balances and transactions 
at fair value either at initial recognition or subsequently. In 
order to determine these fair values, valuation techniques 
are utilised. To provide an indication about the reliability 
of the inputs used in determining fair value, the Group has 
identified what level of input is utilised in the valuation in 
the note for each balance or transaction. An explanation 
of each level is below.

•   Level 1 - The fair value of the asset, liability or 
instrument is traded in active markets and is based 
on quoted market prices at the end of the reporting 
period.

•   Level 2 - The fair value of the asset, liability or 
instrument which is not traded in an active market 
and is determined using valuation techniques which 
maximise the use of observable market data and rely 
as little as possible on entity-specific estimates.

•   Level 3 - If one or more of the significant inputs is not
based on observable market data, the asset, liability, 
or instrument is included in Level 3.

5.  Consolidated Entities

Name of subsidiary 

Pukeroa Oruawhata Holdings Limited

Pukeroa Properties Limited

Pukeroa Properties No.2 Limited

Pukeroa Lakefront Holdings Limited

Waihunuhunukuri Holdings Limited

Pukeroa Oruawhata Charitable Trust

Pukeroa Lakefront Limited Partnership

Wai Ariki Spa Management Limited

Wai Ariki Hot Springs and Spa Limited Partnership

Pukeroa Properties Management Limited

Lake Tavern Road

Principal activity 

Property development and leasing

Property development and leasing

Property development and leasing

Property development and leasing

Property development and leasing

Charitable entity

Property development and leasing

Management company

Spa operations

Management company

Property development

2025

100%

100%

100%

100%

100%

100%

100%

100%

100%

100%

100%

2024

100%

100%

100%

100%

100%

100%

100%

100%

100%

100%

100%

Equity Interest

6.  Operating Revenue
Revenue from goods and services accounting policy
The Group recognises revenue when or as performance 
obligations are satisfied by transferring control of 
a promised good or service to the customer. 
Where multiple goods or services are sold in a single 
arrangement, revenue is recognised in relation to each 
distinct good or service. A good or service is generally 
considered distinct if a customer can benefit from it on 
its own or together with other resources that are readily 
available. Revenue is allocated to each distinct good or 
service in proportion to its stand-alone selling price.

For any variable consideration, an estimate is made at 
contract inception unless that estimate is constrained 
where it is highly probable that a significant revenue 
reversal would not occur on resolution of the underlying 
uncertainty.

Generally, payments terms of invoices issued are 
receivable on the 20th of the following month from the 
date of the invoice. Payments received in advance of 
a relevant performance obligation being satisfied are 
recognised as contract liabilities. Contract liabilities are 
reduced as revenue is recognised on satisfaction of the 
performance obligation. If payments from customers 
are deferred for more than 12 months after satisfaction 
of performance obligations, the Group considers this a 
significant financing component and recognises interest 
income.

Spa operations revenue
The Group generates revenue from providing spa goods 
and services from Wai Ariki Hot Springs and Spa LP. 
Revenue from these services is recognised when the 
services are rendered. Revenue is measured based on 
the fair value of the consideration received or receivable. 
This is recognised when the performance obligation is 
satisfied, which is generally when the service has been 
provided and the customer has received the benefit of 
the service. Payment of the goods and services is payable 
when the customer receives the goods and/or service. 

In line with the Group’s revenue recognition policy, 
payments received in advance of the relevant 
performance obligation being satisfied are recognised 
as contract liabilities. A receivable is recognised when 
the goods and services have been provided and 
payment has not been received.

Cost recoveries and reimbursements
The Group recovers a portion of operating expenses that 
are recouped from tenants. Revenue is measure at the 
cost incurred for these expenses and is recognised when 
the performance obligation is satisfied, which is generally 
when the expense has been paid by the Group. Payment 
from tenants is generally due when the expense has been 
settled. A receivable is recognised once the expenses 
have been paid and invoices raised to the tenants but 
before payment is received. This reflects an asset on the 
consolidated statement of financial position, indicating 
an amount due from tenants.

Rental income accounting policy
The Group enters into retail, office and residential 
property leases with tenants on its investment property. 
The Group determined that it retains all significant 
risks and rewards of ownership and has therefore 
classified the leases as operating leases. Rental income 
from investment properties is recognised on straight-line 
basis over the term of the lease. Contingent rentals are 
recognised as income in the reporting period in which 
they are earned.

Government grants accounting policy
The Group recognises unconditional government grants 
in consolidated statement of comprehensive income as 
other income when the grant becomes receivable.

Conditional government grants are initially recognised 
as deferred revenue at fair value if there is reasonable 
assurance that they will be received, and the Group will 
comply with the conditions associated with the grant. 

Notes to the Consolidated Financial Statements
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The Group will recognise other income in consolidated 
statement of comprehensive income as the conditional 
expenditure related to the grant occurs.

Rental income

Cost recoveries and reimbursements

Spa operations revenue

Government grants

Total operating revenue

Group
2024
$000

18,326

4,406 

5,485

-   

28,217

18,423 

3,844 

2,814 

1,200 

26,281

Group
2025
$000

The following table provides information about 
receivables, contract assets and contract liabilities 
from contracts with customers.

Receivables, which are included in 
‘trade and other receivables’

Contract liabilities

Group
2024
$000

306

(991) 

302

(563) 

Group
2025
$000

Contract liabilities include lease rental income and spa 
operations revenue received in advance.

7.  Other Gains/(Losses)

Change in fair value of derivative financial instruments

Change in fair value of investment properties

Group
2025
$000

Group
2024
$000

(354)

361

7

  (825)

(55,313)

(56,138)

Notes

20

15

8.  Operating Expenses

Accounting

Advertising and marketing

Fees paid to auditor for audit of the consolidated financial statements

Bad debts expense

Bank fees

Charitable grants

Cleaning and waste disposal

Consumables

Consulting

Demolition costs

Directors and trustee fees and expenses

Equipment

Geothermal plant operation costs

Grants, sponsorships and donations

Insurance

IT and communication

Leasing fees

Legal

Management fees

Other expenses

Group
2025
$000

Group
2024
$000

229 

561 

69 

9 

135 

231 

1,314 

190 

67 

602 

406 

29 

688 

26 

1,330 

71 

266 

356 

501

315 

    323 

471 

56 

18 

77 

188 

1,091 

158 

116 

1,521 

448 

58 

190 

27 

1,162 

81 

9 

303 

369

305 

8.  Operating Expenses continued

Property valuation fees

Rates

Repairs and maintenance

Security

Staff costs

Utilities

Total operating expenses

Group
2025
$000

Group
2024
$000

204 

2,037 

1,805 

887 

64 

694 

13,086 

 275 

1,725 

1,987 

875 

144 

826 

12,803 

The Group's auditor is BDO Rotorua Limited. During the reporting period the Group's auditor performed no other 
non-audit services for the Group nor received any other compensation apart from that in connection to the Group's 
audit (2024: nil).

9.  Personnel Expenses
Accounting policy
Personnel expenses are recognised as an expense as 
employees provide services.

Salaries and wages

KiwiSaver employer contributions

ACC levy

Increase in employee entitlements – 
see note 18

Management fee – salary on-charge

Total personnel expenses

Group
2024
$000

1,013

29   

3 

32
   

2,390

3,468

828

23   

3 

-
   

2,229

3,082

Group
2025
$000

10.  Net Finance Costs
Accounting policy
Interest income or expense is recognised under the 
effective interest method. Dividend income is recognised 
in Consolidated statement of comprehensive income on 
the date on which the Group’s right to receive payment 
is established. The ‘effective interest rate’ is the rate that 
exactly discounts estimated future cash payments or 
receipts through the expected life of the financial 
instrument to the gross carrying amount of the financial 
asset or the amortised cost of the financial liability.

In calculating interest income and expense, the effective 
interest rate is applied to the gross carrying amount of the 
financial asset (when the asset is not credit-impaired) or 
to the amortised cost of the liability. However, for financial 
assets that have become credit-impaired subsequent 
to initial recognition, interest income is calculated by 
applying the effective interest rate to the amortised 
cost of the financial asset. If the asset is no longer 
credit-impaired, then the calculation of interest income 
reverts to the gross basis.

Below-market term loans are subsequent measured at 
amortised cost with the recognition of interest as part 
of applying the effective interest method. As the 
below-market term loans is amortised to its present 
value at reporting date, this includes the recognition of 

borrowing costs as per above i.e. actual interest payable, 
and a separate interest expense for the unwind of the 
initial fair value discount. For more details on 
below-market term loan accounting, see Note 19.

Interest income

Total finance income

Group
2024
$000

5 

5

11

11

Group
2025
$000

Interest accrued on loans and 
borrowings

Amortisation of below-market term 
loans

Amortisation of lease incentives

Total finance costs

Group
2024
$000

10,343

583

70

10,995

9,819

1,055

64

10,938

Group
2025
$000

Notes to the Consolidated Financial Statements
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11.  Income Tax
Accounting policy
Tax expense comprises current and deferred tax. 
Income tax is recognised in the consolidated statement 
of comprehensive income except when it relates to items 
recognised directly in equity (in which case the income 
tax is recognised in equity). Income tax is based on tax 
rates and regulation enacted in the jurisdiction in which 
the entities operate.

The Group's effective tax rate is a combination of the 
Māori Authority Tax Rate of 17.5% payable by Māori 
Authority Entities and the company tax rate of 28% 
as per individual entity requirements.

Current tax expense

Movement in deferred tax

Group
2024
$000

469

(164)

305

49

(156)

(107)

Group
2025
$000

Net loss before income tax

Income tax expense 17.5%/28% (2024: 17.5%/28%)

Arikikapakapa reserve - exempt income 

Changes in fair value of investment properties 

Derecognition of deferred tax on asset disposal 

Non-deductible expenditure 

Residential rental property ring fencing deductions 

Other adjustments 

Prior period adjustment 

Income tax expense/(credit)

Group
2025
$000

Group
2024
$000

885 

27 

(3)

(29)

(342)

182 

(24)

222 

271 

305

(54,257)

(9,104)

(14)

9,593 

-   

91 

128 

(706)

(94)

(107)

At the end of the reporting period the Group had $7.32 million of Māori authority credits available to be attached to 
any future taxable distributions made (2024: $8.04 million).

Deferred Tax
Deferred tax is recognised in respect of temporary differences between the carrying amount of asset and liabilities for 
financial reporting purposes and the amounts used for taxation purposes. The amount of deferred tax is based on the 
expected manner of realisation of the carrying amount of assets and liabilities, using tax rates enacted or substantially 
enacted at the end of the reporting period. A deferred tax asset is recognised only to the extent that it is probable that 
future taxable profits will be available, against which the asset can be utilised. Deferred tax liabilities are generally 
recognised for all taxable temporary differences.

Deferred tax assets on deductible temporary differences are recognised to the extent taxable temporary differences 
exist in the same tax jurisdiction. No deferred tax asset is recognised in excess of the available taxable temporary 
differences, due to the uncertainty of when the asset can be utilised.

The following is a breakdown of the Group's deferred tax balances:

Development costs

Investment properties

Employment provisions

Below market term loans

Tax losses

Total

Charged to 
pro�t or loss

$000

Deferred tax
 liability balance 

at 31 March
$000

7 

(8,914)

4 

(102)

2,227 

(6,779)

7 

(8,914)

4 

(102)

2,227 

(6,779)

(1)

(499)

2 

97 

564 

164 

6 

(9,413)

7 

(5)

2,791 

(6,615)

7 

(7,736)

-   

(327)

1,121 

(6,935)

-

(1,178)

4 

225 

1,106 

156 

Opening balance 
at 1 April

$000

Charged to 
pro�t or loss

$000

Deferred tax
 liability balance 

at 31 March
$000

Opening balance 
at 1 April

$000

2025 2024

12.  Cash and Cash Equivalents
Accounting policy
Cash and cash equivalents include deposits held on call 
with banks, and other short-term highly liquid investments 
with original maturities of three months or less.

Bank accounts

Reserves accounts

Total cash and cash equivalents

Group
2024
$000

5,493

71

5,565

631

101

732

Group
2025
$000

The Group has a reserve account which holds rental 
income earned paid in relation to its administration of 
the Arikikapakapa reserve on behalf of the Crown under 
the Reserves Act 1977. Restrictions apply to the account 
whereby funds can only be allocated to costs relating to 
the reserve.

13.  Trade and Other Receivables
Accounting policy
Short-term receivables are recorded at the amount 
due, less an allowance for credit losses. The simplified 
expected credit loss (ECL) model is applied, assessing 
short-term receivables as they possess shared credit 
risk characteristics and are grouped based on the days 
past due. Based on collection history and expectation of 
collection of current balances the Group has determined 
that any ECL provision would be trivial and therefore has 
not recorded a provision.

Short term-receivables are written off when there is no 
reasonable expectation of recovery. Indicators that there 
is no reasonable expectation of recovery include the 
debtor being in liquidation or the receivable being more 
than one year overdue (in default).

Trade debtors

Prepayments

Income tax receivable

Total trade and other receivables

Group
2024
$000

551

80

49

680

468

56

489

1,014

Group
2025
$000

14.  Assets Held For Sale
Accounting policy
Non-current assets, or disposal groups comprising assets 
and liabilities, are classified as held-for-sale if it is highly 
probable that they will be recovered primarily through 
sale rather than through continuing use.

Such assets, or disposal groups, are generally measured 
at the lower of their carrying amount and fair value less 
costs to sell. Any impairment loss on a disposal group 

is allocated first to goodwill, and then to the remaining 
assets and liabilities on a pro rata basis, except that no 
loss is allocated to inventories, financial assets, deferred 
tax assets, employee benefit assets, investment property 
or biological assets, which continue to be measured in 
accordance with the Group’s other accounting policies. 
Impairment losses on initial classification as held-for-sale 
or held-for-distribution and subsequent gains and losses 
on remeasurement are recognised in the consolidated 
statement of comprehensive income as profit or loss.

Once classified as held-for-sale, intangible assets and 
property, plant and equipment are no longer amortised 
or depreciated, and any equity-accounted investee is no 
longer equity accounted.

Opening balance

Assets transferred to held for sale

Sale proceeds

Loss on sale

Total Assets held for sale

Group
2024
$000

10,875

-

(10,021)

(854)

-

-

10,875

-

-

10,875

Group
2025
$000

The Group disposed of its property at 32 Taui street on 
14 February 2025. The property had been classified as 
held for sale in the previous reporting period. The 
property was sold for $10.2 million less commission 
expenses of $179,000 resulting on a loss on sale of 
$854,000.

15.  Investment Property
Accounting policy
Investment property is initially measured at cost, 
including related costs of acquisition, and is then 
subsequently remeasured at fair value with any 
changes recognised through the statement of 
comprehensive income as profit or loss. Any gain or loss 
on disposal of investment property, calculated as the 
difference between net proceeds from disposal and the 
carrying value of the item) is also recognised through the 
statement of comprehensive income through profit or loss. 
When investment property that was previously classified 
as property, plant and equipment is sold, any related 
amount previous recorded in the revaluation reserve is 
transferred to retained earnings. 

Additions and subsequent expenditure are recognised 
against the investment property’s carrying fair value 
only when it is probable that future economic benefits 
associated with the property will flow to the Group and 
the cost can be reliably measured. 

Development costs relate to the acquisition of investment 
properties. Costs directly associated with the purchase or 
construction of investment properties and all subsequent 
capital expenditure for the development qualifying as 
acquisition costs, are capitalised. Lease incentives are 
recognised at cost and amortised across the life of the 
lease. 

Notes to the Consolidated Financial Statements



          Pukeroa Oruawhata Trust  |  Annual Report 2025        4544         Pukeroa Oruawhata Trust  |  Annual Report 2025

Balance at beginning of period  

Additions and development costs 

Development costs written off

Reclassification from / (to) assets held for sale 

Fair value movement 

Amortisation of capitalised lease incentives

Total investment property

Group
2024
$000

296,944

3,284

(16)

-

361

(70)

300,503

356,849

6,347

-

(10,875)

(55,313)

(64)

296,944

Group
2025
$000

Movements in the Group’s 
Investment Properties

Pukeroa Oruawhata Trust

Pukeroa Oruawhata Holdings Ltd 

Pukeroa Properties Ltd

Pukeroa Properties No 2 Ltd

Pukeroa Lakefront Holdings Ltd

Waihunuhunukuri Holdings Ltd

Total

FV 
movement

$000

45,130

129,450

1,935

49,919

67,959

2,551

296,944

(2,771)

(9,023)

45

121

(43,210)

(475)

(55,313)

Closing 
FV

$000

Investment property fair value (FV) 
movement by Group Entity

FV 
movement

$000

45,800

126,854

1,900

50,598

73,090

2,261

300,503

633

(3,317)

(35)

437

2,936

(294)

361

Closing 
FV

$000

2025 2024

Fair value measurement of the Group’s investment properties
The Group engages independent property valuers to determine the fair value of its investment properties at each 
reporting date. The property valuers engaged by the Group have the appropriate qualifications and experience 
to value the properties in the relevant locations. The valuations were determined using the following techniques, 
determining the fair values in line with NZ IFRS 13 Fair value measurement:

Valuation methods

Income capitalisation 
This valuation technique estimates the value by 
capitalising the subject property’s net income at an 
appropriate, market derived rate of return from similar 
properties and making adjustments for different factors 
e.g. tenure, construction quality, condition, size, income 
security and highest and best use scenario. The highest 
and best use scenario reflects what a prudent investor 
would pay for the asset, considering its expected 
financial return and associated risks.

Discounted cash flows
This valuation technique involves forecasting the 
property’s future income and expenses over an 
assumed holding property and discounting these cash 
flows to present value. This approach requires explicit 
assumptions to be made.

Direct sales comparison approach 
This valuation technique estimates value by comparing 
the subject properly to recently sold properties of a 
similar nature, making adjustments for different factors 
e.g. quality, conditions, marketability, general property 
conditions.

Significant unobservable inputs used 

•  Gross market rent – the expected annual rent 
   achievable for a tenancy under a new arm’s length 
   lease, including a fair share of property operating 
   expenses.

•  Income capitalisation rate – the rate of return, 
   determined through analysis of comparable, 
   market-related sales transactions, which is applied 
   to a property’s sustainable net property income.

•  Discount rate – the rate used to discount future net 
   cash flows, determined through analysis of recent 
   comparable sales, current government bond rates,
   investor return expectations and lease conditions.

•  General forecast assumptions – such as rental and
   expense growth rates.

•  Rate per square meter – the rate per square metre of  
   recently sold properties of similar nature.

Pukeroa Oruawhata Trust

Pukeroa Oruawhata Holdings 

Ltd

Pukeroa Properties Limited

Pukeroa Properties (No.2) 
Limited 

Waihunuhunukuri Holdings 
Limited

Pukeroa Lakefront Holdings 
Limited

CGJ

CGJ

CGJ

Colliers

CGJ

CGJ

Colliers

CGJ

CGJ

Colliers

CGJ

Income Capitalisation

 
Market Approach 

Income capitalisation

Mid-range from value 
determined via market 
capitalisation and 
discounted cash flow 
approaches

Mid-range from value 
determined via market 
capitalisation, income 
capitalisation with a 
discount assessed and 
direct sales approach

Market Approach

Discounted cash flow 
approach

Mid-range from value 
determined via market 
capitalisation and income 
capitalisation approaches

Market and income 
capitalisation approach

Mid-range from value 
determined via income 
capitalisation and 
discounted cash flow 
method

Market approach

Group entity 

The following is a summary of additional information on the valuation methods applied, per Group entity. 
The Group engaged the following valuers: CVAS (NZ) Limited trading as Colliers (Colliers), Cleghorn Gillespie 
Jensen (CGJ), and Jones Lang Lasalie Limited (JLL).

Valuer Technique applied Significant 
unobservable inputs

•  Capitalisation rate of   
    between 5.675% and 12%

•  Comparison with recent
   sales of identical or 
   comparable properties

•  Capitalisation rate of
   between 7.25% and 7.5%

•  Capitalisation rate of 
   8.25%

•  Discount rate of 9.0% and
   terminal yield of 8.5%

•  Capitalisation rate 
   between 4.95% and 5.15%

•  Comparison with recent
   sales of identical or 
   comparable properties

•  Discount rate of 8.375%
   and terminal yield of
   7.625%

•  Capitalisation rate 
   between 11.0% and 11.5%

•  Capitalisation rate 
   between 7.5% to 8.0%

•  Discount rate of 16.0% and
   terminal yield of 11.75%

•  Capitalisation rate of 
   12.0%

•   Comparison with recent
    sales of identical or 
    comparable properties

There are restrictions over some of the investment properties held by the Group, in the form of covenants and 
restrictions under Te Ture Whenua Māori Act 1993 and Reserves Act 1977 that limit the ability to sell or transfer these 
properties and its investment properties in the form of securities held with its banks. The value of restrictions over the 
Group’s investment properties is $172,309,000 (2024: $174,603,000).
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16.  Investments in associates
Accounting policy
Associates are entities over which the Group has 
significant influence over and that is neither a subsidiary 
nor an interest in a joint arrangement. The Group’s 
investments in associates are accounted for using the 
equity method. The investment is initially recognised 
at cost, and the carrying amount in the consolidated 
statement of financial position is increased or decreased 
to recognise the Group’s share of the surplus or deficit of 
the associate after the date of acquisition. Distributions 
received from an associate reduce the carrying amount 
of the investment. 

If the share of deficits of an associate equals or exceeds 
the Group’s interest in the associate, it discontinues 
recognising its share of further deficits. After the interest 
is reduced to zero, additional deficits are provided for 
and a liability is recognised, only to the extent that the 
Group has incurred legal or constructive obligations 
or made payments on behalf of the associate. 

If the associate subsequently reports surpluses, the 
Group will resume recognising its share of those surpluses 
only after its share of the surpluses equals the share of 
deficits not recognised. 

Unrealised gains on transactions between the Group and 
its associates are eliminated to the extent of the Group’s 
interest in those associates. Unrealised losses are also 
eliminated unless the transaction provides evidence of 
impairment.

Te Puia NZMACI Limited Partnership

Te Kohea Limited Partnership

Total investments in associates

Group
2024
$000

14,121

4,235

18,356

14,446

4,061

18,508

Group
2025
$000

Opening Balance

Share of profit/(loss) in Te Puia NZMACI Limited Partnership

Share of RWT from Te Puia NZMACI Limited Partnership

Distributions received from Te Puia NZMACI Limited Partnership

Share of profit/(loss) in Te Kohea Limited Partnership

Contributions to Te Kohea Limited Partnership

Total investments in associates

Group
2024
$000

18,508

1,204

(29)

(1,500)

(57)

230

18,356

13,738

1,837

(17)

(812)

965

2,797

18,508

Group
2025
$000

Te Puia NZMACI Limited Partnership
The New Zealand Māori Arts and Crafts Institute Vesting 
Act 2020 received royal assent on 24 July 2020 and vested 
the assets and liabilities of the New Zealand Māori Arts 
and Crafts Institute (‘NZMACI’) into the Te Puia NZMACI 
Limited Partnership (the ‘Limited Partnership’) which is 
managed by the Te Puia NZMACI Management Limited 
(‘Management Company’). On vesting, the Trust received 
a 25% share in the Limited Partnership and Management 
Company. For clarity this is only the business and not the 
underlying land.

The Limited Partnership is incorporated in, and its 
principal place of business is New Zealand. The total 
amounted vested to the Group was $14.01 million which 
has been recognised under capital reserves.

Te Kohea Limited Partnership
The Group entered into a partnership with Ngāti 
Whakaue Assets Trust and Uekaha Developments Limited 
(on behalf of Ngāti Whakaue Education Endowment 
Trust) in November 2022. The purpose of the partnership, 
titled Te Kohea Limited Partnership, was to purchase the 
land and assets of Rainbow Springs at 192 Fairy Springs 
from Ngāi Tahu Holdings Limited. The sale was finalised 
in December 2023. During the year, the Group advanced 
$229,916 to support Te Kohea’s operational expenditure 
(2024 – final purchase: $2,701,374 and operational 
expenses: $95,507).

The Group holds a 25% interest Te Puia NZMACI Limited Partnership and a 33.33% interest in Te Kohea Limited Partnership.

17.  Trade and other payables
Accounting policy
The carrying value of trade and other payables are 
classified as financial liabilities and measured at 
amortised cost.

Trade payables

Accrued expenses

GST payable/(receivable)

Other payables

Total trade and other payables

Group
2024
$000

3,054

1,774

(132)

402

5,097

1,381

1,097

185

219

2,881

Group
2025
$000

18.  Employee Entitlements
Accounting policy
Employee benefits are expensed as the related service is 
provided. A liability is recognised for the amount expected 
to be paid if the Group has a present legal or constructive 
obligation to pay this amount as a result of past service 
provided by the employee and the obligation can be 
estimated reliably.

Accrued wages and salaries

Annual and other leave entitlements

Total employee entitlements

Group
2024
$000

8

32

40

7

-

7

Group
2025
$000

19.  Loans and Borrowings
Accounting policy
Borrowings on normal commercial terms are initially 
recognised at the amount borrowed plus transaction 
costs. Interest due on the borrowings is subsequently 
accrued and added to the borrowings balance. 
Borrowings are classified as current liabilities unless the 
Group has an unconditional right to defer settlement of 
the liability for at least 12 months after balance date.

Loans made at nil or below-market interest rates are 
initially recognised at the present value of their expected 
future cash flow, discounted at the current market rate of 
return.

Trade payables are unsecured, non-interest bearing and 
are usually paid within 30 days of recognition.

Current Portion

BNZ bank loan

ANZ bank loan

Below market-term government loans

Total current portion

Non-Current Portion

BNZ bank loan

Below market-term government loans

Total non-current portion

Total loans and borrowings

Group
2024
$000

2,314

34,853

51,812

88,979

78,507

-

78,507

167,486

6,004

35,041

6,446

47,491

81,083

44,715

125,798

173,288

Group
2025
$000

BNZ loan facilities
The Group has multiple loan facilities from BNZ with a total 
limit of $81 million. The weighted average effective interest 
rate on the facilities during the reporting period was 7.0% 
(2024: 8.1%). The facilities are due to expire on 2 December 
2026 and are secured against the Group's property. Before 
the loans expire, the Group is restructuring its borrowings, 
extending its BNZ loan facilities to allow the closure of its 
ANZ loan facilities and drawing of $34.9 million from BNZ. 
The loans are classified at amortised cost and the Group 
has capitalised any initial borrowing costs incurred to 
the carrying value of the loans, these costs are amortised 
using the effective interest rate method.

The facilities are subject to conditions ('covenants') 
that may result in the loans being repayable to BNZ on 
demand. In particular, the loans have financial covenant 
requirements to maintain a loan to value ratio of less 
than 60%, and for EBIT to be greater than 1.5 times interest 
expense. The covenants are monitoring monthly by the 
CFO, reporting at a group level against the Treasury 
Management Policy, there are frequent communication 
and lenders and covenant conversation at least 
quarterly with lenders. The Group has met all covenant 
requirements as of 31 March 2025, and does not expect 
to breach any into the future.

The BNZ loan facilities hold security by a debenture over 
the assets and undertakings of the Pukeroa Oruawhata 
Holdings Limited and there is an unlimited interlocking 
company guarantee between Pukeroa Oruawhata 
Holdings Limited, Pukeroa Oruawhata Trust, Pukeroa 
Properties Limited, Pukeroa Properties No 2 Limited, 
Pukeroa Lakefront Limited Partnership and 
Waihunuhunukuri Holdings Limited.
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ANZ loan facilities
The Group has multiple loan facilities from ANZ with 
a total limit of $35 million. The weighted average 
effective interest rate on the facilities during the reporting 
period was 6.4% (2024: 8.5%). The facilities are due to 
expire on 31 October 2025 however the Group are 
currently in negotiations with ANZ to extend the loans 
until the ANZ borrowings can be settled and the financing 
restructure is completed. The loans are secured against 
the Group's property. The loans are classified at amortised 
cost and the Group has capitalised any initial borrowing 
costs incurred to the carrying value of the loans, these 
costs are amortised using the effective interest rate 
method.

The facilities are subject to conditions ('covenants') 
that may result in the loans being repayable to ANZ on 
demand. In particular, the loans have financial covenant 
requirements to maintain a loan to value ratio of less 
than 55%, and for the net rental cover to be greater than 
1.3 times interest expense. The covenants are monitoring 
monthly by the CFO, reporting at a group level against 
the Treasury Management Policy, there are frequent 
communication and lenders and covenant conversation 
at least quarterly with lenders The Group has met all 
covenant requirements as of 31 March 2025, and does not 
expect to breach any into the future.

MBIE below market term government loan
The Group has multiple loan facilities from the government 
(via the Ministry of Business, Innovation and Employment 
and Crown Regional Holdings Limited) with a total limit 
of $51 million. The effective interest rate on the facilities 
during the reporting period range from 1.5% to 5% (2024: 
1.5% to 5%) and are considered below market terms. 
The facilities are due to expire on 19 April 2025 and the 
loans are secured through a second ranking mortgage 
over the same property held for security by BNZ and ANZ. 
The loans are classified at amortised cost and the Group 
has capitalised any initial borrowing costs incurred to 
the carrying value of the loans, these costs are amortised 
using the effective interest rate method.

The facilities are not subject to conditions ('covenants') 
that may result in the loans being repayable to MBIE on 
demand.

The Group recognises the difference between the face 
value and the present value of the expected future cash 
flows of the loans in profit or loss as a government grant. 
The loans are subsequently measured at amortised cost 
using the effective interest rate method.

The fair value of the below-market term loans from 
government was initially recognised using the 
discounted cashflow method, using a level 3 fair value 
input of an estimated market discount rate range of 
3.24% (2024: 3.24%).

Opening balance

Drawdowns

Interest expense

Gain / loss on modification*

Unamortised fair value adjustment

Total carrying value of below 
market-term government loans

Group
2024
$000

51,161

-

680

(29)

-

51,812

42,776

7,000

1,156

-

229

51,161

Group
2025
$000

* One of the Group’s loan facilities with the government, 
its PGF shovel ready loan, was originally set to mature 
on 29 September 2024. A variation to the agreement 
was entered during the reporting period, changing 
the maturity date to 18 April 2025 (the ‘modification’). 
The variation was signed and dated on 16 January 
2025 (the ‘modification date’). The effects of the 
modification on the present value of the cash flows 
(discounted using the original effective interest rate) 
as a result of the modification was less than 10% 
compared to the discounted present value of the 
remaining cash flows under the original term of the 
loan. Accordingly, the Group concluded that the 
variation was not a “substantial modification” of the 
original terms of the loan under NZ IFRS 9 Financial 
Instruments. As such, the liability was remeasured to 
its net present value on modification date using the 
original effective interest rate and the difference 
was taken through consolidated statement of 
comprehensive income.

20.  Financial Instruments
The Group’s policy is that no speculative trading in 
financial instruments may be undertaken.

Classification of financial instruments
Financial instruments are classified, at initial recognition, 
and subsequently measured either at amortised cost, fair 
value through other comprehensive income, or fair value 
through profit or loss. The carrying value of the Group’s 
financial instruments carried at amortised cost do not 
materially differ from their fair value. There were no 
transfers between classes of financial instruments 
during the year (2024: nil).

The classification of the Group’s financial instruments is shown in the table below.

Loans made at nil or below-market interest rates are initially recognised at the present value of their expected future 
cash flow, discounted at the current market rate of return.

Financial Instrument

Cash and cash equivalents

Short term investments

Trade receivables

Trade payables

Loans and borrowings

Derivative instruments

Classification and subsequent measurement

Amortised cost

Amortised cost

Amortised cost

Amortised cost

Amortised cost

Fair value through profit or loss

Note

11

12

16

18

19

Derivative instruments
The Group holds interest rate swap contracts to help 
manage interest rate risk on the Group's fixed rate debt. 
The Group has elected not to designate these contracts 
as hedging items and does not apply hedge accounting 
requirements to them.

All the Group's derivative contracts are vanilla fixed-
for-floating interest rate swaps with the Group agreeing 
to swap fixed rate interest for a floating rate based on 
the local interbank borrowing rate in New Zealand. 
These contracts all settle quarterly, and the Group's 
policy is to settle contracts on a net basis.

The Group remeasures the fair value of all outstanding 
contracts at the end of the reporting period by 
evaluating the present value of the estimated future 
cash flows based on observable yield curves. 
All changes in fair value are recorded in the 
consolidated statement of comprehensive income.

Opening balance

Change in Fair Value of Derivative Financial Instruments

Expired portion of Derivative Financial Instruments

Derivative Financial Instruments initiated

Total carrying value of derivative instruments

Group
2025
$000

Group
2024
$000

193

-

(193)

(161)

(161)

1,018

(825)

-

-

193

At reporting date, all outstanding derivative contracts were due to expire beyond 12 months from reporting date 
(2024: ANZ Interest rate swap 45044174 and BNZ interest rate swap 8964597 were due to expire on 4 June 2024).

ANZ Interest Rate Swap - 45044174

BNZ Interest Rate Swap - 8964597

BNZ Interest Rate Swap - 12072032

BNZ Interest Rate Swap – 12072061

BNZ Interest Rate Swap – 12072079

BNZ Interest Rate Swap - 12072250

Total carrying value of derivative instruments

Group
2025
$000

Group
2024
$000

-

-

(24)

(44)

(46)

(47)

(161)

72

121

-

-

-

-

193
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Compensation of 
key management 
personnel of the Group

21.  Trust Capital
Trust capital was established using the Government 
valuation of the Parents land and buildings as at the 
date of vesting of the trust. There have been no 
movements in this balance during the current reporting 
period (2024: $nil).

22.  Capital Reserves
Capital reserves recognise the original settlement funds 
from the settlement of the railway land to Pukeroa 
Oruawhata Holdings Limited of $5.63 million; other capital 
reserves of $155,000; and the vesting of Partners’ equity 
in Te Puia NZMACI Limited Partnership under the New 
Zealand Māori Arts and Crafts Institute Vesting Act 2020 
(‘the Act’) of $14.01 million. There have been no movements 
in this balance during the current reporting period (2024: 
$nil).

23.  Retained Earnings

Retained earnings

Arikikapakapa retained earnings 
(taxable)

Retained earnings (tax free)

Total retained earnings

Group
2024
$000

122,518

151

252

122,920

122,607

99

252

122,958

Group
2025
$000

Arikikapakapa retained earnings (taxable)
The Group obtained the management rights for 
Arikikapakapa Reserve on 21 November 2014. The 
Arikikapakapa Reserve is established under the Reserves 
Act 1977 with rental income to be held by the administering 
body (Pukeroa Oruawhata Trust) and applied for the 
purposes of the Act. Surplus funds are retained by the 
parent in a separate reserves account.

Retained earnings (tax free)
The Parent and Pukeroa Oruawhata Holdings Limited 
elected to join the Māori Authority regime for tax purposes 
from 1 April 2004. Pukeroa Lakefront Holdings Limited 
entered the regime from 1 April 2005. Distributions to 
members from income retained prior to the 2004-2005 
income year will be treated as non-taxable distributions 
in the hands of the members.

Trustees' fees, salaries and wages

Total compensation provided to 
key management personnel

Group
2024
$000

847

847

888

888

Group
2025
$000

Other than remuneration paid to key management 
personnel above, there were no other related party 
transactions during the reporting period (2024: David 
Tapsell was a director of Pukeroa Oruawhata Holdings 
Limited and also a Trustee on the Poutama Trust. During 
the year, Pukeroa Oruawhata Holdings Limited received 
rental income from Poutama Trust for the premise at 1072 
Haupapa street to the amount of $15,805).

25.  Commitments and Contingencies
Southern Arikikapakapa Reserve
The Whakarewarewa Joint Trust, comprising of 
representatives from Pukeroa Oruawhata Trust, the 
three hapu of Ngāti Whakaue (Comprising of Ngāti 
Hurungaterangi, Ngāti Taeotu me Ngāti Te Kahu o 
Ngāti Whakaue), Tūhourangi and Ngāti Wāhiao, holds 
the ownership and manages the leases in the land in 
the Whakarewarewa Valley and the Roto-a Tamaheke 
Reserve.

An arbitration panel, to determine the entitlement to the 
land and reserves concluded in 2013 ruling that interest in 
the land should be split 50/50 between Ngāti Whakaue 
and Tūhourangi/Ngāti Wāhiao. The three hapū of Ngāti 
Whakaue appealed the decision with the High Court and 
then with the Court of Appeal.

Further to that, a Court of Appeal judgement between 
the Three Hapu of Ngāti Whakaue and Ngāti Wāhiao 
was issued on the 26th September 2017. This judgement 
declared that all proceedings revert back to a period 
known as the “interim period”. 

During the “interim period” distributions made to the 
beneficiaries are now deemed to have been 
advances. On expiry of the interim period, any payments 
made during this period shall be deemed to be satisfied 
on account if the recipient is the final beneficiary, or may 
be due and owing to the Whakarewarewa Joint Trust on 
demand if the recipient is not the final beneficiary.

24.  Related Party Transactions
Key management personnel are defined as those persons 
having authority and responsibility for planning, directing, 
and controlling the activities of the Group, directly or 
indirectly, and include the trustees, the Chief Executive 
Officer, and the Chief Financial Officer.

On the 29 October 2024 the Arbitration Panel 
decided that while the Whakaue interest and Ngāti 
Wāhiao interest had shared mana whenua at the 
relevant time, all three reserves which cover the 
Whakarewarewa Valley ad Roto-a-Tamaheke Reserve 
are now vested in the Ngāti Wāhiao hapu solely given 
the Panels view that the Ngāti Whakaue interest was 
historically unfairly favoured by the Crown in the 
allocation of other whenua in Rotorua. Pukeroa 
Oruawhata Trust have lodged an appeal with the 
High Court to appeal this decision on the basis that the 
Panel exceeded its jurisdiction in looking at other 
whenua and Crown actions not just the subject lands 
specified in the Trust Deed.

A contingent liability exists if the Pukeroa Oruawhata 
Trust is found not to be a final beneficiary. To date the 
Pukeroa Oruawhata Trust has received distributions/
advances of $452,000 net of Māori Authority Credits from 
the Whakarewarewa Joint Trust which represents a 25% 
interest in the Whakarewarewa Joint Trust lands. These 
advances have been recorded through the Consolidated 
Statement of Comprehensive Income since 2016.

A contingent asset exists for the Pukeroa Oruawhata 
Trust if it is found that their interest in regard to the 
land interests and entitlements as outlined in the 
Whakarewarewa and Roto-a-Tamaheke Vesting Act 
2009 is more than 25%. The quantum of this is unable to 
be verified until the outcome of the appeal and any new 
arbitration has been completed.

The Group has no other quantifiable commitments or 
contingencies as at the end of the reporting period 
(2024: $1.66 million).

Waikuta No.2 Ahu Whenua
The group has entered into an arrangement with 
Waikuta No.2 Ahu Whenua Trust to receive and store 
fill on their land. A contingent liability exists for the 
ongoing monitoring costs and any potential remediation 
to the site if required by the local environment council. 
These costs are unable to be quantified.

Wai Ariki Spa Construction Contract 
Subsequent to balance date, Pukeroa Lakefront Holdings 
Limited reached a full and final settlement agreement 
with Hawkins Limited in relation to the Wai Ariki Spa 
construction contract. A payment of $1.8 million was 
made in June 2025 as resolution of all outstanding 
contractual matters. As a result, no contingent assets or 
liabilities remain in relation to this contract, and a payable 
of $1.8 million has been recognised at year end (2024: 
A contingent asset of $1.209 million for liquidated 
damages and a corresponding contingent liability 
for contract variations existed under the Wai Ariki Spa 
construction contract with Hawkins Limited).

26.  Subsequent Events
Extension of PGF Shovel Ready Loan Facility
The Group had a loan facility with the government under 
the PGF Shovel Ready programme, originally scheduled 
to mature on 29 September 2024. During the reporting 
period, the loan agreement was formally varied on 16 
January 2025, extending the maturity date to 18 April 2025 
(the “modification”). Subsequent to the reporting date, 
and prior to the revised maturity date, a further extension 
was granted. The maturity date of the loan was extended 
to 31 March 2028.

Loan facilities
Subsequent to balance date, the Group initiated a 
restructuring of its loan facilities with ANZ and BNZ. 
The ANZ facilities are scheduled to expire on 31 October 
2025, while the BNZ facilities were due to expire on 
2 December 2026. The Group has commenced 
negotiations to extend the BNZ facilities with the intention 
of closing the ANZ facilities. As at 26 September 2025, the 
new BNZ loan facilities of the Group have been drawn to 
the value of $34,821,755 and it’s ANZ facilities have been 
closed.

Watts and Hughes contract
Subsequent to Balance Pukeroa Oruawhata Holdings 
Limited entered into a contract with Watts and Hughes 
Construction Limited for $3,091,898 plus GST for the 
fitout of the ex-Smith City and ex-Countdown tenancy 
buildings.

(2024: Subsequent to balance date, the group entered 
into a conditional sale agreement for 32 Taui Street). 

Notes to the Consolidated Financial Statements
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