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Knight Frank New Zealand is proud to offer Ulubuta Estate for sale.   

This Information Memorandum provides preliminary information to assist interested parties with 
their assessment of the property. 

This Information Memorandum is produced as a general guide only and does not constitute 
valuation advice nor an offer for sale or purchase.  

All parties should undertake and rely on their own independent due diligence investigations and 
not rely on the information contained in this document to make their purchasing decision. 

Knight Frank offers Ulubuta Estate for sale at an asking price of  USD $3 million.

Sale & Purchase Agreement | Particulars and Conditions of Sale of Real Estate by negotiation is 
provided upon request by Rick Kermode or Allen Beagley.

Connecting people and property, perfectly.

Allen Beagley

Nationa Director 

Hotels 

+64 27 220 2033

+64 9 377 3700

allen.beagley@nz.knightfrank.com

Rick Kermode

Commercial Sales and Leasing Broker 

Pacific Island Resort Specialist

+64 21 882 452

+64 3 377 3700

rick.kermode@nz.knightfrank.com

Bula.
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Legal Owner Project Design and Development Limited

Legal Descrption Certificate of Title 4663 as a freehold tenure extending to an area of 602 acres (243.6208 hectares).

Zoning Agricultural,   It has approval for Special use (Tourism) and development plans have been made.

Address Visoqo Road, of Wainikoro Dama Road, Visoqo, Vanua Levu, Fiji | Coordinates - 179.66˚ East 16.22˚ South.

Land 602 Acres (243.6208 hectares) of Freehold land. 
The site is almost flat towards the sea coast though rises as it goes further inland.  We are advised that the soil is generally fertile and is suitable for the 
growing of crops.  Other areas can be used for grazing purposes. Overall it is of a regular shape with direct coastal frontage. Approximately 20 hectares of the 
land is located between Visoqo Road and the coast.  Visoqo Road runs across the property.  The coast is largely covered in mangroves. The balance of the 
property has steeper to rolling contours

General
At this time, the property being somewhat remote does not have electricity or reticulated water supply.  There are further limited bus services available on 
Visoqo Road. Commercial facilities are available at: Wainikoro Government Station and Labasa commercial centre. The nearest airport is Labasa which 
is 38 kilometres “as the crow flies” to the west.  We are advised that the property offers a Special Use (Tourism) classification in accordance with the Fiji 
Government’s vision for promoting development and tourism in Vanua Levu.  A key point is the freehold nature of the property. A development concept plan 
outlines hotels, golf course and sports ranch, tourist shopping and business centre, health clinic, villas and residential sites. 

Other proposed major infrastructure requirements include:
•	 A land based seaport capable of accommodating equipment transfers and private yachts
•	 Deep water access for large vessels
•	 Roading to service the resort
•	 Electricity supply
•	 Water supply
•	 Wastewater disposal
•	 Stormwater treatment and detention system
•	 Communications

Executive Summary



5 Knight Frank.co.nz

Location

Ulubuta Estate is situated in the locality commonly known as Visoqo on the north coast 
of Vanua Levu. Ideally positioned in the dry zone of the island and connected to Labasa 
town by an all-weather partly sealed gravel surfaced road. 

Labasa town is the main administrative centre of the northern division and several 
Government departments and other institutions are stationed in this town. 

Conveniently, flights to Labasa are 45 minutes from Nadi. This rural locality is 70 
kilometres by road from Labasa town centre and 30 kilometres from Wainikoro 
Government Station. 

The property is accessible from Wainikoro Dama Road and then by Visoqo Road.  

There are several villages  located in this district close to the property. 
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Fiji’s Great Sea Reef along the western coastline of Vanua Levu is the world’s third largest barrier reef stretching 200 km.   
The Great Sea Reef is home to an abundance of marine life and diverse aquatic species.  
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The Opportunity

With Fiji being in the South Pacific approximately 17˚ below (south) of the equator has 
over 333 islands scattered across azure waters. The Fiji tropical climate allows also 
for an abundance of natural beauty and colourful sea life. Offering an idyllic tropical 
resort opportunity featuring a unique configuration with a stunning beachfront once 
rehabilitated. Ulubutu provides for an natural, undisturbed habitat.

Currently used for agricultural purposes, plans are available for a proposed resort and 
development plan (see appendices).  The opportunity then exists to either resurrect this 
proposed development plan or consider a greenfields development given its coastal 
positioning. 

Offering a 1.2 kilometre coastal frontage, the property extends to approximately 1.5 
kilometres inland.  With the land rising inland from the coast to undulating terrain and a 
ridge traversing the property in a north south direction. The ridge is approximately 1.2 
kilometres from the coast with an elevation of approximately 100 metres. 

Significant earthworks are proposed over some of the areas to create optimal 
residential building sites.  The proposed upper level resort hotels and villas could offer 
uninterrupted panoramic vistas of the outer islands and coral reefs.
 
The lower slopes and level areas are partially vegetated with tropical shrubs and palms, 
whilst the higher areas are sparsely cladd with several species of Melaleuca (native 
grasses) which have grown wild as a result of deforestation. 

There is proposed large-scale planting of native trees, shrubs and coconut palms to 
recreate an aesthetic tropical setting.Early deforestation resulted in an uncontrolled 
situation around the Vanua Levu coastal environ.

Ulubuta with this activity in the late 1800s then resulted in heavy siltation of water ways 
and subsequent establishment of mangroves.  

The proposed development project would require the removal of mangroves and silt 
thus reinstating the beach and water ways to their natural pristine state by utilising some 
of the off shore white sand deposits.  This would be a similar approach to the beach at 
Denarau.  

The integrated resort development could encompass hotels, golf course, commercial 
and residential development.  In fact, this will be a greenfields development to allow for 
complete establishment of: Infrastructure – power, water, roading, communications and 
fibre optic.

A blank canvas with a multitude of development opportunities. Several villages 
are located nearby the Ulubuta site providing a local labour force and cultural 
experience. 
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Fiji

Climate | Ulubuta is located on the dry side of the island with an average rainfall of 
200mm per month. 

Summer temperatures (November – March), range between 24˚C – 27˚C and in winter 
(April – October) they range between 20˚C – 26˚C.  A cooling trade wind blows from the 
southeast for most of the year.

Government | Fiji has endured coups during 1987, 2000 and 2006.  While there 
has been an initial hiatus post-coup with visitor arrivals decreasing this recovered.  
It is interesting to note that the economic recovery period has decreased from 
approximately three years in 1987 to the most recent coup 2006 being less than one 
year.

There was a period of political uncertainty though foreign investment was untouched.  
Pressure was exerted on the Fijian Government by other countries (New Zealand, 
Australia) to hold democratic elections.  These were held in September 2014. 
Notwithstanding the fact that there was a global financial crisis, (GFC – 2007-2013) 
the political environment in Fiji has created other issues, in particular from an export 
perspective.  While we cover this in the ‘Economic and Tourism’ section the fact 
remains that investor confidence was severely eroded with the ongoing political 
uncertainty and a challenging economic environment.  This has now improved with 
foreign reserves increasing since 2011 and a stabilising balance of payments.

Legal | The legal system is based upon the British system with the judiciary operating 
through the Supreme Court, Court of Appeal, High Court and Magistrates Court.  With 
the most recent coup, the Government scrapped the constitution and dismissed the 
judiciary.  This was reinstated in September 2013.
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South Pacific 

Fiji Islands 

Ulubutu

•	 The Fiji Islands are located between: lattitude 12° south and 21° south  & Longitude 17° east and 178° west
•	 They offer a total land area of 18,376 square kilometres
•	 Fiji has a total of 844 islands and islets with only 106 inhabited

•	 Ulubuta is located in Visoqo to the north coast of Vanua Levu 
•	 Approximately 45 minutes flying time to the north east of Nadi  
•	 All weather gravel road access is available to the property
•	 Idyllic tropical resort development opportunity
•	 Beach front positioning

•	 A 602 acre (243.6208 hectare) development opportunity with agricultural zoning 
•	 Option for Special Use (Tourism) in accordance with the government’s vision for promoting development & tourism
•	 Limited improvements on the land allows for a blank canvas to develop.
•	 Potential to develop a unique feature resort with beach frontage (1.2 kilometres), 
•	 Ample water supply and almost unlimited options. 
•	 The investors choice.
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Market Overview

There has been a surge of investment activity in Fiji.  The Chinese have entered the 
market setting up Fijian companies and acquiring various sites.  These include The Fintel 
Building in Suva at the reported FJD $5.1 million along with other areas for mixed use, 
residential and development.
The Kiribati government have acquired 2000 hectares of land on CakauDrove with a 
reported payment of USD $9 million.

Chinese investment:
•	 18 storey Hotel in Suva.
•	 Resort developments on the western coastline of Viti Levu. 

There is also local investment taking place in Fiji as the Hilton Denarau was bought by a 
local Indian businessman.  They also contracted Sonaisali Island Resort and Tadrai and 
additional land for circa FJD $22 million.  The Sonaisali was upgraded and rebranded 
“Double Tree Hilton”.  This is a very good sign that local businesses are prepared to 
invest in Fiji’s tourism sector and it reflects the ongoing growth and strength of this 
market.

Further, the purchase of the Starwoods portfolio demonstrates the commitment of 
investors in Fiji.  The portfolio consists of the Sheraton, the Westin and the Denarau Golf 
Course and associated land. 

There is also the recently completed FJD $80 million spend on the Pearl Resort Hotel 
along with a marina development in Pacific Harbour.

Fiji now has an elected government and this has opened many doors and re-established 
relationships with its neighbours New Zealand and Australia. 
The economy in the region has improved and visitor numbers to Fiji are increasing. 

Fiji is becoming sought after by investors, developers and tourists.  Its national airline has 
new aircraft and opened up new routes and destinations bringing a greater market to Fiji.  
Confidence is high and we are at a poignant moment in the Fijian island and property 
market.

Knight Frank have sold the following leasehold islands:  Nanuku Levu, Malima and have a 
10,000 acre site on Vanua Levu which is under contract (listed at US$17M) and Nananu-i-
cake a freehold island (550 acres listed at US$12M).

Knight Frank’s ‘Island Review 2015’ assessed current property market conditions across 
the world’s top island destinations which resulted in these key findings:
• Online viewings of island properties for sale increased by 21% in 2014 in 
   comparison with a year earlier.
• Tight planning restrictions are protecting prices on some islands.
• In the last decade, there has been a 69% increase in private flights to island 
   destinations.
• In Asia, the concept of a second home or “lifestyle” purchase is slowly becoming 
   more established and we expect this trend will increase significantly in the next 
   five years with major repercussions for global markets.  Together Bali, Phuket and 
   Fiji represent the most mature island markets but they remain tourist destinations 
   rather than established hotspots in the western model.

Further there has been strong interest in our resort listings and also larger parcels of 
undeveloped land on Vanua Levu.  

All this focuses to an improved economic activity for Fiji and with increasing tourism 
arrivals particularly from New Zealand and Australia and increasingly from China all 
underpins the strength of the tourism industry.
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Key Attributes

Ulubutu exudes the traditional Fiji hospitality. The warmth, friendliness and relaxation 
uniquely blended with a Fijian landscape setting.  

Its relationship with the sea, its lush tropical landscape and unique land forms within a 
spectacular setting allow for the Fijian character to be exhibited and delivered. 

•	 Freehold tenure is highly sought after as only 8% of Fiji land is freehold
•	 A blank canvas for development notwithstanding the fact there are limited 

improvements from an infrastructural aspect at this time
•	 Beach front (1.2 kilometres)
•	 Potential subdivision to develop as a private retreat and individual private residences 

in conjunction with marina, hotel and commercial utilities
•	 The property offers an exclusive location albeit remote
•	 Ulubutu’s remote nature creates a degree of exclusivity
•	 Modest commute from Nadi International Airport (45 minutes) to Labasa
•	 Direct helicopter or boat access
•	 Landscape allows for potential for numerous tourism developments 
•	 The elevation allows for extensive vistas to the surrounding sea
•	 Expansion for some of the areas into horticulture or agriculture to supply the hotels 

and other developments
•	 With this blank canvas, there is ability to explore all possible options
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Economics and Tourism

Visitor Statistics | By way of purpose of visit we note for the year end in December 2016 
that holidays still dominated 75.84% of all arrivals, representing 600,888 arrivals. 
This was followed by VFR at 8.62%. Over 65% of arrivals come from New Zealand 
(20.68% ) and Australia (45.48%).

Purpose of visit in 2016

Business Conference Holiday VFR Eduction Other

32,922 13,993 600,887 68,262 7,559 68,697

4.16% 1.77% 75.84% 8.62% 0.95% 8.67%

Purpose of visit in 2016 Market Share IUA Year end 2016

With respect to the Reserve Bank of Fiji and the most recent economic review for month 
ended July 2017 this noted that the economic environment remains ‘favourable’. Visitor 
arrivals have remained strong in the year to June representing a 6.6% annual rise backed 
by an increase from New Zealand, the USA, the rest of Asia and the Pacific Islands.  

From an economic standpoint cane and sugar production were higher by a significant 
74.9% and 77.7% respectively in the first eight weeks of crushing reflecting the recovery 
of the impact from natural disasters during 2016.  Both electricity and consumption 
were also up.  This is a reflection of improved economic conditions.

In summary, the  key points are as follows: 

•	 Year ended July 2017 – International Visitor Arrivals (IVA) 815,297
•	 Increasing visitor by percentage with a 6.6% increase for the year ended June 2017
•	 Significant increase in both cane and sugar production
•	 Electricity and consumption increased annually by 8.2% and 7.7% respectively
•	 New bank lending grew by 8.4% for consumption purposes
•	 Positive labour market conditions
•	 Accommodative monetary conditions supported by economic activity
•	 Increasing bank liquidity and foreign reserves
•	 Foreign reserves are sufficient to cover 5.7 months of retained imports & goods
•	 The FJ$ appreciated against the Japanese Yen and the $US 
•	 The FJ$ depreciated against the $NZ, $AUS and Euro. 
•	 A continuing decrease in annual inflation which was 2% in June 2017 down slightly 

from 2.5% in May 2017.
•	 The Reserve Bank Board have kept the Overnight Policy Rate (OPR) unchanged at 

0.5% in July due to recent economic developments, the outlook and the monetary 
policies objective given stable inflation and increasing foreign reserves.  

Holiday

Other

VFR

Business

Conference

Education

0% 10% 20% 30% 40% 50%

Australia 45%

New Zealand 21%

USA 9%

Pacifi Islands 6%

China 6%

Other 6%

Europe 4%

UK 2%

Japan 1%
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Economics and Tourism

Turning to arrivals since 2011 this has shown a compound growth of 3.2%.  

65% of arrivals come from New Zealand and Australia being the near neighbours to Fiji 
with a flying time of three and four hours respectively. 

This demonstrates that the strength of the market is dominated from New Zealand and 
Australia. We have seen further growth from the Asian market and in particular China 
where compound average growth is over 40%. We believe this will be consolidated 
and perhaps expanded given more frequent flights from mainland China and Asia. 
Further the United States continues to show an increasing proportion of arrivals with a 
compound average growth of approximately 5%.

Growth of arrivals by year 

2011 2012 2013 2014 2015 2016

675,050 660,590 657,706 691,630 754,655 792,320

Tourism earnings (FJ$) by year

2011 2012 2013 2014 2015 2016

675,050 660,590 657,706 691,630 754,655 792,320

Tourism Earnings | Tourism is now the largest source of foreign exchange earnings in 
comparison with earnings from other industries such as sugar, fisheries, garments and 
forestry. In 2010 earnings for tourism were FJ$1.2B and for the period 2011 – 2015 they 
averaged FJ$1.4B. For the year ended 2016 this was FJ$1.6B or 16% of GDP.  In short 
tourism continues to be the largest revenue earner and employer in Fiji and the industry 
thereby creates a multiplier effect in the local economy supporting business.

This activity and livelihoods supports people working in many other industries such as 
food & beverage and transport. The target by Tourism Fiji is 1,000,000 visitors and a 
$2.2B industry by 2021.
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2011 2012 2013 2014 2015 2016
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Target Market

The Fiji hospitality market has demonstrated increasing confidence.  In particular, with 
the upgrade of the Pearl Resort, the Starwoods acquisition, rebranding of the Amunuca 
on Tokoriki Island to a Sheraton and the upgrade of the Yalulele Resort, Natadola. 

There is the development of the Marriott (Momi Bay) which opened in April 2017.

In addition, increasing arrivals from generating markets, particularly from New Zealand 
and Australia all underpin the tourism economy within Fiji.  

A new proposal to South Denarau (Denarau Waters) with a marina, hotels, canal front 
residential and commercial all reinforces the confidence in the Fiji market.  

In fact, 100 residential lots were sold over a 10 month period in Denarau Waters.

Additional Hotel Development Sites:

•	 Port Denarau proposed hotel Denarau Yacht Club area
•	 Port Denarau hotel site adjacent to the carpark in the commercial area
•	 Due diligence on a hotel in Denarau Waters
•	 Completion of the Pullman Wailoaloa
•	 Proposed Holiday Inn, Denarau Island (152 keys)
•	 Possible Sofitel SO, Momi Bay, 5 star by CP Group
•	 Due diligence on a hotel on Naisoso Island

This strengthens confidence in Fiji.  New Zealand and Australia have shown strong 
increases in tourist arrivals and this has flow on effects for improved investor 
confidence.

The successful purchaser could come from anywhere within our global reach.  We 
believe the most likely eventual buyer will be an experienced and well-funded developer 
or individual.

We are aware of a number of Chinese, Korean, New Zealand, Australian and European 
investors that are looking closely at the potential of Fiji.  With the assistance of our 
global network, we are able to generate interest from developers, investors and private 
individuals from around the world.

There are many opportunities for tourism and residential investors with another key 
potential market being “private individuals”.  

We believe the property may well appeal to a high net worth individual as a private 
retreat and they would be seeking to secure premises for the long term.  

Alternatively a purchaser may consider developing a resort and branding under an 
exclusive luxury brand.

Purchasers which could have an interest in the property for investment or operate as an 
owner occupier could include:

•	 Hotel and leisure
•	 Investors in tourism
•	 Private individual
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Method of Sale & Disclaimer

The information contained in the Information Memorandum is published by Knight 
Frank for the vendor solely for potential purchasers to assist them in deciding 
whether or not they wish to make further enquiries with respect to the property.  
Any depictions of property boundaries are approximate. In common with all  
owners of land in Fiji the vendor does not have any ownership or exclusive rights  
of the adjoining sea, beaches, foreshore, rivers or streams. None of the information 
contained in this report can constitute any representation or offer by the vendor 
or the Agent.  Prospective purchasers and their advisors should make their own 
enquiries to satisfy themselves as to the correctness of the information.

The Agent will not assume liability for negligence or otherwise for the material 
contained in this report.  Any liability on the part of the Agent, its employees or 
agents for loss or damage in any claim arising out of or in connection with this 
memorandum (other than liability which is totally excluded by this clause), shall  
not (whether or not the liability results from or involves negligence) exceed $1,000.

Value Added Tax Disclaimer
The purchase price and the value of the property may be affected by Value Added 
Tax (VAT). Knight Frank is not qualified to provide advice on any VAT issue relating 
to the property including how the purchase should be structured to comply with 
VAT legislation in Fiji.

You should satisfy yourself by your own enquiries as to the impact of VAT upon  
the purchase price. Neither the Vendor nor Knight Frank makes any representation, 
express or implied, as to whether or not VAT has any effect on the property or the 
purchase price.

KFNZ Ltd, LA (REAA 2008), MREINZ

The method of sale is by way of a Private Treaty process or Expression of Interest

Initial investigations will allow for due diligence subject to the signing of a 
confidentiality agreement.  All interested parties will be consulted and urged to 
conduct their own due diligence and make their best offer.

The conclusion of the sale period will be 180 days from the commencement date.

With the ability to upgrade and redevelop the resort, there is the potential for a 
further subdivision for a private residential development.

The overall landscape allows for a full development of tourism ideas in order to 
expand the existing property.

All offers will be confidential and with the ability by way of private treaty, there is 
the ability to negotiate with perspective buyers. This will provide a fair process for 
buyers to understand the property and ultimately achieve a realistic pricing.  

Further, given that the property offers a freehold tenure, this is considered of high 
value as in fact only 8% of the total land area in Fiji is freehold.
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