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Valuation Summary 

Property Summary 

Adopted Market Value – Gross Aggregate Value 

Thirty-Two Million Dollars 

(NZ$32,000,000) plus GST (if any) 
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Valuation Summary – Gross Aggregate Value 

Valuer Involvement 

Property Details

Financial Analysis

Valuation Approaches

Valuation Analysis
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1. Introduction 

1.1 Instructions 

1.2 Basis of Valuation 

• 

• 

• 

1.3 Liability and Confidentiality 

• 
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▪ 

▪ 

▪ 

1.4 Information Sources 

 

1.5 Compliance Statement 

• 

• 

• 

• 

• 

• 

• 

• 

• 

1.6 Valuation Assumptions 

• 

• 

• 
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• 

 

1.7 Sales History 
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2. Property Details 

2.1 Legal Description 

Tuakau 
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Onewhero 
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2.2 Site Description 

Browns Road & Roberts Road, Tuakau 
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Andrews Road, Onewhero 
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2.3 Locality 

Onewhero 
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Tuakau 
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2.4 Zoning 
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2.5 Highest and Best Use 
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3. Environmental and Statutory 

3.1 Earthquake Compliance 

• 

• 

• 

• 

• 

• 
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3.2 Contamination 

3.3 Asbestos 
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3.4 Building Warrant of Fitness 

3.5 Statutory Valuation 
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4. Improvements 

4.1 Property Description 

4.2 Accommodation Details  

87 Andrews Road, Onewhero 
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Brown & Roberts Road, Tuakau 
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4.3 Floor Areas 
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5. Lease Details 

5.1 Lease Documentation 

Inghams Enterprises (NZ) Pty Limited 

• 
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5.2 Occupancy and Vacancy 

Vacancies 

Outstanding Reviews/Incentives 

Arrears 

Summary 
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6. Financial Summary 

6.1 Lease Expiry Analysis 

6.2 Operating Expenditure 

² ²



 
 
 

bayleys.co.nz 30 

6.3 Capital Expenditure 

• 

Capital Expenditure Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

17-Apr-23 17-Apr-24 17-Apr-25 17-Apr-26 17-Apr-27 17-Apr-28 17-Apr-29 17-Apr-30 17-Apr-31 17-Apr-32

16-Apr-24 16-Apr-25 16-Apr-26 16-Apr-27 16-Apr-28 16-Apr-29 16-Apr-30 16-Apr-31 16-Apr-32 16-Apr-33

Healthy Homes Compliance 118,000 - - - - - - - - -

Budgeted Capital Expenditure 118,000 - - - - - - - - -

Sinking Fund - - - - - - - - - -

Refurbishment on Expiry - - - - - - - - - -

Total Capital Expenditure 118,000 - - - - - - - - -

Total 10 year capital expenditure 118,000

Total 10 year capital expenditure ($/m²) 3

Total 10 year capital expenditure (% of Adopted Value) 0.4%
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7. Market Overview 

7.1 Economic Outlook 

Introduction 

Migration 

Interest Rates & Inflation 
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Investment & Construction 

Summary 
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8. Rental Evidence 

8.1 Rental Evidence 
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8.2 Rental Evidence – Residential 
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8.3 Market Rental Conclusion 
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9. Sales Evidence 

9.1 Agri-Investment Sales 

208 Fordyce Road, Helensville 
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National Portfolio - Confidential 

Confidential, Inglewood  

Confidential, Opunake 

509 Te Mahwhai Road, Te Awamutu – Inghams Enterprises (PTY) Ltd 
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Confidential, New Plymouth 

Confidential, Waitoa & Matamata 
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9.1 Sales Evidence – Wider Regional & Specialised Industrial 

Confidential 
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9.2 Australian Agricultural Sales 

Poultry Farms 

Other Australian Agri-Investment Sales 
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9.3 Yield Conclusion 
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10. SWOT Analysis  

• 

• 

• 

• 

• 

• 

• 

• 

• 

• 

• 

• 

• 

• 

• 

• 

• 

• 

• 

• 

• 

• 

• 

• 

• 

• 

• 

• 

• 
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11. Valuation Approach  

11.1 Capitalisation of Income Method 
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Market Capitalisation Method

Market Income

Base Rent Recoveries Total

Residential 270,400 7,956 278,356

Poultry Farm 1,999,386 222,324 2,221,710

Sundry Income -

Gross Market Income 2,269,786 230,280 2,500,066

Less Adopted Outgoings (230,280)

Less Ground Rent -

Net Market Income 2,269,786

Less Vacancy Factor -

Net Income 2,269,786

Market Capitalisation Rate 7.375% 7.125% 6.875%

Core Capital Value (fully leased) 30,776,758 31,856,644 33,015,068

Core Capital Value ($/m²) 668 692 717

Capital Value Adjustments

Capital Expenditure

Budgeted Capital Expenditure 24 months (118,000) (118,000) (118,000)

Total Capital Value Adjustments (118,000) (118,000) (118,000)

Capitalised Value 30,658,758 31,738,644 32,897,068

Capitalised Value ($/m²) 666 689 714

Rounded Value 30,700,000 31,700,000 32,900,000

Capitalised Rounded Value ($/m²) 667 688 714

Adopted Value 32,000,000

Initial Passing Yield 7.09%

Initial Passing Yield excl. Vacancy Factor 7.09%

Initial Passing Yield (Fully Leased) 7.09%

Initial Passing Yield (Fully Leased) excl. Vacancy Factor 7.09%

Equivalent Initial Yield 7.07%

Equivalent Market Yield 7.07%

Capital Value ($/m²) 695
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11.2 Discounted Cash Flow Method 

• 

• 

• 
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Summary of Annual Cash Flows Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

17-Apr-23 17-Apr-24 17-Apr-25 17-Apr-26 17-Apr-27 17-Apr-28 17-Apr-29 17-Apr-30 17-Apr-31 17-Apr-32

16-Apr-24 16-Apr-25 16-Apr-26 16-Apr-27 16-Apr-28 16-Apr-29 16-Apr-30 16-Apr-31 16-Apr-32 16-Apr-33

Base Passing Rent by Renewal Type

Residential 270,400 275,808 281,324 286,951 292,690 298,543 304,514 310,605 316,817 323,153

Poultry Farm 1,999,386 2,039,374 2,080,161 2,121,764 2,164,200 2,207,484 2,251,633 2,296,666 2,342,599 2,389,451

Base Passing Rent 2,269,786 2,315,182 2,361,485 2,408,715 2,456,889 2,506,027 2,556,148 2,607,271 2,659,416 2,712,604

Base Passing Rent

Secured rent 2,269,786 2,315,182 2,361,485 2,408,715 2,456,889 2,506,027 2,556,148 2,607,271 2,659,416 2,712,604

Base Passing Rent 2,269,786 2,315,182 2,361,485 2,408,715 2,456,889 2,506,027 2,556,148 2,607,271 2,659,416 2,712,604

Recoveries

Secured recoveries 239,427 247,557 253,994 260,344 266,333 272,325 278,453 284,718 290,556 296,367

Recoveries 239,427 247,557 253,994 260,344 266,333 272,325 278,453 284,718 290,556 296,367

Total Income 2,509,213 2,562,738 2,615,479 2,669,059 2,723,222 2,778,352 2,834,600 2,891,988 2,949,972 3,008,971

Outgoings

Statutory expenses 73,744 76,248 78,231 80,187 82,031 83,877 85,764 87,694 89,492 91,282

Operating expenses 165,683 171,308 175,763 180,157 184,301 188,448 192,688 197,024 201,064 205,085

Outgoings 239,427 247,557 253,994 260,344 266,333 272,325 278,453 284,718 290,556 296,367

Net Operating Income (before Vacancy Factor) 2,269,786 2,315,182 2,361,485 2,408,715 2,456,889 2,506,027 2,556,148 2,607,271 2,659,416 2,712,604

Vacancy Factor - - - - - - - - - -

Net Income 2,269,786 2,315,182 2,361,485 2,408,715 2,456,889 2,506,027 2,556,148 2,607,271 2,659,416 2,712,604

Net Income before Capital Expenditure 2,269,786 2,315,182 2,361,485 2,408,715 2,456,889 2,506,027 2,556,148 2,607,271 2,659,416 2,712,604

Capital Expenditure

Budgeted Capex 118,000 - - - - - - - - -

Capital Expenditure 118,000 - - - - - - - - -

Net Income after Capital Expenditure 2,151,786 2,315,182 2,361,485 2,408,715 2,456,889 2,506,027 2,556,148 2,607,271 2,659,416 2,712,604

Terminal Valuation (Start Year 11)

Gross Rental Income 3,203,084

Sundry Income -

Gross Market Income 3,203,084

Less Adopted Outgoings (297,566)

Net Market Income 2,905,518

Less Vacancy Factor -

Net Income 2,905,518

Discount Rate 9.00%

Terminal Capitalisation Rate 7.37%

Core Capital Value (fully leased) 39,396,852

Capital Value Adjustments (995,064)

Capitalised Value 38,401,788

Disposal Costs  2.50% (960,045)

Net Sale Proceeds 37,441,743

Sum of Discounted Cash Flow s 16,362,743

Present Value of Terminal Value 15,815,797

NPV (before acquisition costs) 32,178,540

Less Acquisition Costs  0.00% -

NPV (after acquisition costs) 32,178,540

Rounded NPV 32,200,000
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11.3 Summary of Valuation Approaches 

Market Value $32,000,000 
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12. Valuation Conclusion  

Gross Aggregate Value 

Thirty-Two Million Dollars 

(NZ$32,000,000) 

12.1 Valuation Analysis 

12.2 Mortgage Recommendation 

12.3 Signatory 

Carl Waalkens 

mailto:carl.waalkens@bayleys.co.nz
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13. General Principles 
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• 

• 
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Register Only
Search Copy Dated 31/03/23 3:57 pm, Page  of 1 2 Transaction ID 791724

 Client Reference S Cameron - Bromley Park

 

RECORD OF TITLE 
UNDER LAND TRANSFER ACT 2017 

FREEHOLD
Search Copy

 Identifier NA13B/940
 Land Registration District North Auckland
 Date Issued 02 November 1967

Prior References
NA587/314

 Estate Fee Simple
 Area 1012 square metres more or less
 Legal Description Lot    1 Deposited Plan 58760

Registered Owners
Bromley   Park Hatcheries Limited

Interests

A172187           Mortgage to Bank of New Zealand - 5.9.1966 at 12.20 pm
11642738.3         Variation of Mortgage A172187 - 28.2.2020 at 12:48 pm
11655162.1         Mortgage to Mainfeeds Limited - 28.2.2020 at 1:34 pm



 Identifier NA13B/940

Register Only
Search Copy Dated 31/03/23 3:57 pm, Page  of 2 2 Transaction ID 791724

 Client Reference S Cameron - Bromley Park



Register Only
Search Copy Dated 31/03/23 3:56 pm, Page  of 1 2 Transaction ID 791716

 Client Reference S Cameron - Bromley Park

 

RECORD OF TITLE 
UNDER LAND TRANSFER ACT 2017 

FREEHOLD
Search Copy

 Identifier NA13B/941
 Land Registration District North Auckland
 Date Issued 02 November 1967

Prior References
NA587/314

 Estate Fee Simple
 Area 4.5502 hectares more or less
 Legal Description Part     Lot 2 Deposited Plan 26117

Registered Owners
Bromley   Park Hatcheries Limited

Interests

A172187           Mortgage to Bank of New Zealand - 5.9.1966 at 12.20 pm
10830149.1            CERTIFICATE PURSUANT TO SECTION 77 BUILDING ACT 2004 THAT THIS COMPUTER

               REGISTER IS SUBJECT TO THE CONDITION IMPOSED UNDER SECTION 75(2) (ALSO AFFECTS NA752/317 ) -
   23.6.2017 at 11:58 am

10830149.1              Subject to Section 81(2) and 81(3) Building Act 2004 - 23.6.2017 at 11:58 am
11642738.3         Variation of Mortgage A172187 - 28.2.2020 at 12:48 pm
11655162.1         Mortgage to Mainfeeds Limited - 28.2.2020 at 1:34 pm



 Identifier NA13B/941
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Search Copy Dated 31/03/23 3:56 pm, Page  of 2 2 Transaction ID 791716

 Client Reference S Cameron - Bromley Park
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Search Copy Dated 31/03/23 4:01 pm, Page  of 1 2 Transaction ID 791776

 Client Reference S Cameron - Bromley Park

 

RECORD OF TITLE 
UNDER LAND TRANSFER ACT 2017 

FREEHOLD
Search Copy

 Identifier NA15B/1252
 Land Registration District North Auckland
 Date Issued 07 October 1968

Prior References
NA2106/2 NA2113/44

 Estate Fee Simple
 Area 5397 square metres more or less

 
Legal Description Lot        1 Deposited Plan 50544 and Lot 1

  Deposited Plan 55153
Registered Owners
Bromley   Park Hatcheries Limited

Interests

10562002.1           Mortgage to Bank of New Zealand - 15.9.2016 at 5:25 pm
Subject                        to a right (in gross) to convey electricity over part Lot 1 DP 55153 marked A on DP 521333 in favour of Counties

           Power Limited created by Easement Instrument 11032713.1 - 23.3.2018 at 8:59 am
11642738.1         Variation of Mortgage 10562002.1 - 28.2.2020 at 12:48 pm
11655162.1         Mortgage to Mainfeeds Limited - 28.2.2020 at 1:34 pm



 Identifier NA15B/1252

Register Only
Search Copy Dated 31/03/23 4:01 pm, Page  of 2 2 Transaction ID 791776

 Client Reference S Cameron - Bromley Park



Register Only
Search Copy Dated 31/03/23 4:00 pm, Page  of 1 2 Transaction ID 791770

 Client Reference S Cameron - Bromley Park

 

RECORD OF TITLE 
UNDER LAND TRANSFER ACT 2017 

FREEHOLD
Search Copy

 Identifier NA16B/130
 Land Registration District North Auckland
 Date Issued 14 January 1969

Prior References
NA2113/44

 Estate Fee Simple
 Area 5.6580 hectares more or less
 Legal Description Lot    1 Deposited Plan 60675

Registered Owners
Bromley   Park Hatcheries Limited

Interests

404049.1           Mortgage to Bank of New Zealand - 19.5.1975 at 9.09 am
Land          Covenant in Easement Instrument 8870015.1 - 19.10.2011 at 9:28 am
11642738.4         Variation of Mortgage 404049.1 - 28.2.2020 at 12:48 pm
11655162.1         Mortgage to Mainfeeds Limited - 28.2.2020 at 1:34 pm



 Identifier NA16B/130

Register Only
Search Copy Dated 31/03/23 4:00 pm, Page  of 2 2 Transaction ID 791770

 Client Reference S Cameron - Bromley Park



Register Only
Search Copy Dated 31/03/23 3:59 pm, Page  of 1 2 Transaction ID 791760

 Client Reference S Cameron - Bromley Park

 

RECORD OF TITLE 
UNDER LAND TRANSFER ACT 2017 

FREEHOLD 
Limited as to Parcels

Search Copy

 Identifier NA751/88
 Land Registration District North Auckland
 Date Issued 20 April 1938

Prior References
DI 15A.93

 Estate Fee Simple
 Area 4.0469 hectares more or less
 Legal Description Allotment    14 Suburbs of Tuakau

Registered Owners
Bromley   Park Hatcheries Limited

Interests

A172187           Mortgage to Bank of New Zealand - 5.9.1966 at 12.20 pm
Land          Covenant in Easement Instrument 8870015.1 - 19.10.2011 at 9:28 am
11642738.3         Variation of Mortgage A172187 - 28.2.2020 at 12:48 pm
11655162.1         Mortgage to Mainfeeds Limited - 28.2.2020 at 1:34 pm



 Identifier NA751/88
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Search Copy Dated 31/03/23 3:59 pm, Page  of 2 2 Transaction ID 791760

 Client Reference S Cameron - Bromley Park
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Search Copy Dated 31/03/23 3:55 pm, Page  of 1 2 Transaction ID 791701

 Client Reference S Cameron - Bromley Park

 

RECORD OF TITLE 
UNDER LAND TRANSFER ACT 2017 

FREEHOLD 
Limited as to Parcels

Search Copy

 Identifier NA752/317
 Land Registration District North Auckland
 Date Issued 17 May 1938

Prior References
NA586/235

 Estate Fee Simple
 Area 16.1040 hectares more or less
 Legal Description Lot    1 Deposited Plan 26117

Registered Owners
Bromley   Park Hatcheries Limited

Interests

C442500.1           Mortgage to Bank of New Zealand - 22.12.1992 at 10.23 am
Land          Covenant in Easement Instrument 8870015.1 - 19.10.2011 at 9:28 am
10830149.1            CERTIFICATE PURSUANT TO SECTION 77 BUILDING ACT 2004 THAT THIS COMPUTER

               REGISTER IS SUBJECT TO THE CONDITION IMPOSED UNDER SECTION 75(2) (ALSO AFFECTS NA13B/941 ) -
   23.6.2017 at 11:58 am

10830149.1              Subject to Section 81(2) and 81(3) Building Act 2004 - 23.6.2017 at 11:58 am
Subject                       to a right (in gross) to convey electricity over part marked A and B on DP 512475 in favour of Counties Power

          Limited created by Easement Instrument 10960329.1 - 14.12.2017 at 2:13 pm
11642738.2         Variation of Mortgage C442500.1 - 28.2.2020 at 12:48 pm
11655162.1         Mortgage to Mainfeeds Limited - 28.2.2020 at 1:34 pm



 Identifier NA752/317
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 Client Reference S Cameron - Bromley Park
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 Client Reference S Cameron - Bromley Park

 

RECORD OF TITLE 
UNDER LAND TRANSFER ACT 2017 

FREEHOLD 
Limited as to Parcels

Search Copy

 Identifier NA1520/25
 Land Registration District North Auckland
 Date Issued 07 November 1957

Prior References
NA751/89

 Estate Fee Simple
 Area 4.0469 hectares more or less
 Legal Description Allotment    15 Suburbs of Tuakau

Registered Owners
Bromley   Park Hatcheries Limited

Interests

404049.1           Mortgage to Bank of New Zealand - 19.5.1975 at 9.09 am
Land          Covenant in Easement Instrument 8870015.1 - 19.10.2011 at 9:28 am
11642738.4         Variation of Mortgage 404049.1 - 28.2.2020 at 12:48 pm
11655162.1         Mortgage to Mainfeeds Limited - 28.2.2020 at 1:34 pm



 Identifier NA1520/25
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 Client Reference S Cameron - Bromley Park
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 Client Reference S Cameron - Bromley Park

 

RECORD OF TITLE 
UNDER LAND TRANSFER ACT 2017 

FREEHOLD 
Limited as to Parcels

Search Copy

 Identifier NA1520/26
 Land Registration District North Auckland
 Date Issued 07 November 1957

Prior References
NA751/89

 Estate Fee Simple
 Area 4.0469 hectares more or less
 Legal Description Allotment    13 Suburbs of Tuakau

Registered Owners
Bromley   Park Hatcheries Limited

Interests

A172187           Mortgage to Bank of New Zealand - 5.9.1966 at 12.20 pm
Land          Covenant in Easement Instrument 8870015.1 - 19.10.2011 at 9:28 am
11642738.3         Variation of Mortgage A172187 - 28.2.2020 at 12:48 pm
11655162.1         Mortgage to Mainfeeds Limited - 28.2.2020 at 1:34 pm



 Identifier NA1520/26
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Search Copy Dated 31/03/23 3:59 pm, Page  of 2 2 Transaction ID 791749

 Client Reference S Cameron - Bromley Park
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 Client Reference S Cameron - Bromley Park

 

RECORD OF TITLE 
UNDER LAND TRANSFER ACT 2017 

FREEHOLD
Search Copy

 Identifier SA41C/902
 Land Registration District South Auckland
 Date Issued 30 June 1988

Prior References
SA25D/799

 Estate Fee Simple
 Area 5.4772 hectares more or less

 
Legal Description Lot      4 Deposited Plan South Auckland

45519
Registered Owners
Bromley   Park Hatcheries Limited

Interests

7304873.3           Mortgage to Bank of New Zealand - 15.5.2007 at 11:46 am
11655162.1         Mortgage to Mainfeeds Limited - 28.2.2020 at 1:34 pm
12625737.1         Variation of Mortgage 7304873.3 - 10.2.2023 at 11:47 am



 Identifier SA41C/902

Register Only
Search Copy Dated 31/03/23 4:02 pm, Page  of 2 2 Transaction ID 791789

 Client Reference S Cameron - Bromley Park
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KEY VALUATION OUTPUTS
Brown & Roberts Road, Tuakau, Roberts Road, Tuakau 2694
Valuation Date: 17 April 2023

Valuation Details Area & Occupancy Details

Date of Valuation 17 April 2023 GLA Car Bays

Date of Cash Flow Model 17 April 2023 Total 46,055.96 -

Purpose of Valuation - Occupied 100.0% 46,055.96 -

Interest Valued 100% Freehold Vacant - - -

Weighted Average Lease Expiry By Area 20.00 years

Weighted Average Lease Expiry By Net Income 20.00 years

Income Assessment Net $/m² Gross $/m² Valuation Reconciliation

Passing Income 2,269,786 49 2,500,066 54

Passing Income (fully leased) 2,269,786 49 2,500,066 54 Market Capitalisation Method 31,700,000

Market Income 2,269,786 49 2,500,066 54 DCF Method 32,200,000

Outgoings $ pa. (230,280) (5) (230,280) (5) Adopted Market Value 32,000,000

Vacancy Factor - - - - Initial Passing Yield 7.09%

Over/Under Rated - - Initial Passing Yield (After Abatements) 7.09%

Initial Passing Yield (Fully Leased) 7.09%

Poultry Farm Passing Income 1,999,386 45 2,221,710 50 Equivalent Initial Yield 7.07%

Poultry Farm Market Income 1,999,386 45 2,221,710 50 Reversionary Yield 7.09%

Equivalent Market Yield 7.07%

Capital Expenditure $ $/m² % of Value Capital Value $/m² - GLA 695

Capital Value $/m² - Site Area 72

Capital Expenditure adopted In Cap Val (24 months) 118,000 3 0.4% 10 Year IRR 9.08%

Capital Expenditure (10 years, inflated) 118,000 3 0.4% 7 Year IRR 8.88%

Capital Expenditure (10 years, PV) 115,906 3 0.4% 5 Year IRR 8.63%

3 Year IRR 8.12%

Capex (10 yrs incl. terminal value allowances, inflated) 118,000 3 0.4% 10 Year Average Cash on Cash (on Gross Investment Capital) 7.73%

Capex (10 yrs incl. terminal value allowances, PV) 118,000 3 0.4%

Capitalisation Method

Expiry Allowances for Tenancies expiring before 16-Apr-25 24 months capturing 0% of GLA

Market Capitalisation rate 7.38% 7.13% 6.88%

Market Capitalisation Value 30,658,758 31,738,644 32,897,068

Rounded Market Capitalisation Value 30,700,000 31,700,000 32,900,000

Discounted Cash Flow Method

Cash Flow period 10 years Sum of Discounted Cash Flows 16,362,743 50.8%

Discount Rate 9.00% Present Value of Terminal Value 15,815,797 -

Terminal Capitalisation Rate 7.37% + 25.0 bp spread NPV (before acquisition costs) 32,178,540

Terminal Allowance for Tenancies expiring before 17-Apr-35 24 months capturing 0% of GLA Acquisition Costs -

NPV (after acquisition costs) 32,178,540

Assumed WALE By Area (as at 17-Apr-33) 10.00 years Rounded NPV 32,200,000

Assumed WALE By Net Passing Income (as at 17-Apr-33) 10.00 years

10 Year DCF Sensitivity Matrix 10 Year IRR Sensitivity Matrix

Discount Rate Adopted Value

9.50% 9.25% 9.00% 8.75% 8.50% 32,640,000 32,320,000 32,000,000 31,680,000 31,360,000

7.88% 30,166,817 30,656,156 31,156,544 31,668,272 32,191,636 7.88% 8.28% 8.43% 8.59% 8.74% 8.90%

7.63% 30,638,855 31,139,108 31,650,688 32,173,894 32,709,029 7.63% 8.53% 8.68% 8.83% 8.98% 9.14%

7.38% 31,143,093 31,655,005 32,178,540 32,714,007 33,261,717 7.38% 8.78% 8.93% 9.08% 9.23% 9.39%

7.13% 31,682,927 32,207,320 32,743,655 33,292,247 33,853,420 7.13% 9.04% 9.19% 9.34% 9.50% 9.65%

6.88% 32,262,246 32,800,032 33,350,103 33,912,782 34,488,402 6.88% 9.32% 9.47% 9.62% 9.77% 9.93%T
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MARKET CAPITALISATION METHOD
Brown & Roberts Road, Tuakau, Roberts Road, Tuakau 2694
Valuation Date: 17 April 2023

Market Capitalisation Method

Market Income

Base Rent Recoveries Total

Residential 270,400 7,956 278,356

Poultry Farm 1,999,386 222,324 2,221,710

Sundry Income -

Gross Market Income 2,269,786 230,280 2,500,066

Less Adopted Outgoings (230,280)

Less Ground Rent -

Net Market Income 2,269,786

Less Vacancy Factor -

Net Income 2,269,786

Market Capitalisation Rate 7.375% 7.125% 6.875%

Core Capital Value (fully leased) 30,776,758 31,856,644 33,015,068

Core Capital Value ($/m²) 668 692 717

Capital Value Adjustments

Capital Expenditure

Budgeted Capital Expenditure 24 months (118,000) (118,000) (118,000)

Total Capital Value Adjustments (118,000) (118,000) (118,000)

Capitalised Value 30,658,758 31,738,644 32,897,068

Capitalised Value ($/m²) 666 689 714

Rounded Value 30,700,000 31,700,000 32,900,000

Capitalised Rounded Value ($/m²) 667 688 714

Adopted Value 32,000,000

Initial Passing Yield 7.09%

Initial Passing Yield excl. Vacancy Factor 7.09%

Initial Passing Yield (Fully Leased) 7.09%

Initial Passing Yield (Fully Leased) excl. Vacancy Factor 7.09%

Equivalent Initial Yield 7.07%

Equivalent Market Yield 7.07%

Capital Value ($/m²) 695
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DCF VALUATION SUMMARY
Brown & Roberts Road, Tuakau, Roberts Road, Tuakau 2694
Valuation Date: 17 April 2023

Summary of Annual Cash Flows Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

17-Apr-23 17-Apr-24 17-Apr-25 17-Apr-26 17-Apr-27 17-Apr-28 17-Apr-29 17-Apr-30 17-Apr-31 17-Apr-32

16-Apr-24 16-Apr-25 16-Apr-26 16-Apr-27 16-Apr-28 16-Apr-29 16-Apr-30 16-Apr-31 16-Apr-32 16-Apr-33

Base Passing Rent by Renewal Type

Residential 270,400 275,808 281,324 286,951 292,690 298,543 304,514 310,605 316,817 323,153

Poultry Farm 1,999,386 2,039,374 2,080,161 2,121,764 2,164,200 2,207,484 2,251,633 2,296,666 2,342,599 2,389,451

Base Passing Rent 2,269,786 2,315,182 2,361,485 2,408,715 2,456,889 2,506,027 2,556,148 2,607,271 2,659,416 2,712,604

Base Passing Rent

Secured rent 2,269,786 2,315,182 2,361,485 2,408,715 2,456,889 2,506,027 2,556,148 2,607,271 2,659,416 2,712,604

Base Passing Rent 2,269,786 2,315,182 2,361,485 2,408,715 2,456,889 2,506,027 2,556,148 2,607,271 2,659,416 2,712,604

Recoveries

Secured recoveries 239,427 247,557 253,994 260,344 266,333 272,325 278,453 284,718 290,556 296,367

Recoveries 239,427 247,557 253,994 260,344 266,333 272,325 278,453 284,718 290,556 296,367

Total Income 2,509,213 2,562,738 2,615,479 2,669,059 2,723,222 2,778,352 2,834,600 2,891,988 2,949,972 3,008,971

Outgoings

Statutory expenses 73,744 76,248 78,231 80,187 82,031 83,877 85,764 87,694 89,492 91,282

Operating expenses 165,683 171,308 175,763 180,157 184,301 188,448 192,688 197,024 201,064 205,085

Outgoings 239,427 247,557 253,994 260,344 266,333 272,325 278,453 284,718 290,556 296,367

Net Operating Income (before Vacancy Factor) 2,269,786 2,315,182 2,361,485 2,408,715 2,456,889 2,506,027 2,556,148 2,607,271 2,659,416 2,712,604

Vacancy Factor - - - - - - - - - -

Net Income 2,269,786 2,315,182 2,361,485 2,408,715 2,456,889 2,506,027 2,556,148 2,607,271 2,659,416 2,712,604

Net Income before Capital Expenditure 2,269,786 2,315,182 2,361,485 2,408,715 2,456,889 2,506,027 2,556,148 2,607,271 2,659,416 2,712,604

Capital Expenditure

Budgeted Capex 118,000 - - - - - - - - -

Capital Expenditure 118,000 - - - - - - - - -

Net Income after Capital Expenditure 2,151,786 2,315,182 2,361,485 2,408,715 2,456,889 2,506,027 2,556,148 2,607,271 2,659,416 2,712,604

Terminal Valuation (Start Year 11)

Gross Rental Income 3,203,084

Sundry Income -

Gross Market Income 3,203,084

Less Adopted Outgoings (297,566)

Net Market Income 2,905,518

Less Vacancy Factor -

Net Income 2,905,518

Discount Rate 9.00%

Terminal Capitalisation Rate 7.37%

Core Capital Value (fully leased) 39,396,852

Capital Value Adjustments (995,064)

Capitalised Value 38,401,788

Disposal Costs  2.50% (960,045)

Net Sale Proceeds 37,441,743

Sum of Discounted Cash Flows 16,362,743

Present Value of Terminal Value 15,815,797

NPV (before acquisition costs) 32,178,540

Less Acquisition Costs  0.00% -

NPV (after acquisition costs) 32,178,540

Rounded NPV 32,200,000

Running Yield * 10 yr avg 7.33% 6.95% 7.32% 7.34% 7.35% 7.37% 7.38% 7.38% 7.39% 7.39% 7.39%

Running Yield (before Capex & Adjustments) 10 yr avg 7.37% 7.33% 7.32% 7.34% 7.35% 7.37% 7.38% 7.38% 7.39% 7.39% 7.39%

Running Yield (after Capex & Adj, over Gross Investment Capital)10 yr avg 7.73% 6.72% 7.23% 7.38% 7.53% 7.68% 7.83% 7.99% 8.15% 8.31% 8.48%

Running IRR 5.68% 7.49% 8.12% 8.44% 8.63% 8.77% 8.88% 8.96% 9.02% 9.08%

* Running Yield is calculated using the current value in that year as the denominator



KEY VALUATION INPUTS
Brown & Roberts Road, Tuakau, Roberts Road, Tuakau 2694
Valuation Date: 17 April 2023

Capital Expenditure Summary 10 Year Total Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

17-Apr-23 17-Apr-24 17-Apr-25 17-Apr-26 17-Apr-27 17-Apr-28 17-Apr-29 17-Apr-30 17-Apr-31 17-Apr-32

16-Apr-24 16-Apr-25 16-Apr-26 16-Apr-27 16-Apr-28 16-Apr-29 16-Apr-30 16-Apr-31 16-Apr-32 16-Apr-33

Total Budgeted Capex 118,000 118,000 - - - - - - - - -

Total Capital Expenditure 118,000 118,000 - - - - - - - - -

Terminal Capital Expenditure Allowance - -

Total Capital Expenditure (Incl. Allowances) 118,000 118,000 - - - - - - - - -

Expense Growth   10 Year CAGR Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

17-Apr-23 17-Apr-24 17-Apr-25 17-Apr-26 17-Apr-27 17-Apr-28 17-Apr-29 17-Apr-30 17-Apr-31 17-Apr-32

16-Apr-24 16-Apr-25 16-Apr-26 16-Apr-27 16-Apr-28 16-Apr-29 16-Apr-30 16-Apr-31 16-Apr-32 16-Apr-33

CPI 2.60% 5.00% 3.00% 2.50% 2.50% 2.25% 2.25% 2.25% 2.25% 2.00% 2.00%

Statutory Expenses 2.60% 5.00% 3.00% 2.50% 2.50% 2.25% 2.25% 2.25% 2.25% 2.00% 2.00%

Operating Expenses 2.60% 5.00% 3.00% 2.50% 2.50% 2.25% 2.25% 2.25% 2.25% 2.00% 2.00%

Building Capex 2.60% 5.00% 3.00% 2.50% 2.50% 2.25% 2.25% 2.25% 2.25% 2.00% 2.00%

Adopted Outgoings 2.60% 5.00% 3.00% 2.50% 2.50% 2.25% 2.25% 2.25% 2.25% 2.00% 2.00%

Income Growth   10 Year CAGR Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

17-Apr-23 17-Apr-24 17-Apr-25 17-Apr-26 17-Apr-27 17-Apr-28 17-Apr-29 17-Apr-30 17-Apr-31 17-Apr-32

16-Apr-24 16-Apr-25 16-Apr-26 16-Apr-27 16-Apr-28 16-Apr-29 16-Apr-30 16-Apr-31 16-Apr-32 16-Apr-33

Poultry Farm Market Rent Growth - Net 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50%

Poultry Farm Market Rent Growth - Gross 2.51% 2.75% 2.55% 2.50% 2.50% 2.47% 2.47% 2.47% 2.47% 2.45% 2.45%

Residential Market Rent Growth - Net 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50%

Residential Market Rent Growth - Gross 2.50% 2.57% 2.51% 2.50% 2.50% 2.49% 2.49% 2.49% 2.49% 2.49% 2.49%

Poultry Farm   Vacancies Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

17-Apr-23 17-Apr-24 17-Apr-25 17-Apr-26 17-Apr-27 17-Apr-28 17-Apr-29 17-Apr-30 17-Apr-31 17-Apr-32

16-Apr-24 16-Apr-25 16-Apr-26 16-Apr-27 16-Apr-28 16-Apr-29 16-Apr-30 16-Apr-31 16-Apr-32 16-Apr-33

Expiry Profile m² - - - - - - - - - - -

Renewal Probability % 50% 50% 50% 50% 50% 50% 50% 50% 50% 50%

Downtime months 6.0 6.0 6.0 6.0 6.0 6.0 6.0 6.0 6.0 6.0 6.0

Applied Downtime months 6.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0

Lease term years 6 6 6 6 6 6 6 6 6 6 6

Commencement Profile m² - 44,465 - - - - - - - - -

Incentive Probability % 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100%

Leasing Costs - New Leases % 15.0% 15.0% 15.0% 15.0% 15.0% 15.0% 15.0% 15.0% 15.0% 15.0% 15.0%

Leasing Costs - Renewals % - - - - - - - - - -

Applied Leasing Costs % 15.0% 7.5% 7.5% 7.5% 7.5% 7.5% 7.5% 7.5% 7.5% 7.5% 7.5%

Net Market Rent (start of period) $/m² 45 46 47 48 50 51 52 53 55 56

Gross Market Rent (start of period) $/m² 50 51 53 54 55 57 58 60 61 62

Occupancy Rate (Weighted by Area) % 100.0% 100.0% 100.0% 100.0% 100.0% 100.0% 100.0% 100.0% 100.0% 100.0%

Residential Vacancies Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

17-Apr-23 17-Apr-24 17-Apr-25 17-Apr-26 17-Apr-27 17-Apr-28 17-Apr-29 17-Apr-30 17-Apr-31 17-Apr-32

16-Apr-24 16-Apr-25 16-Apr-26 16-Apr-27 16-Apr-28 16-Apr-29 16-Apr-30 16-Apr-31 16-Apr-32 16-Apr-33

Expiry Profile m² - - - - - - - - - - -

Renewal Probability % 50% 50% 50% 50% 50% 50% 50% 50% 50% 50%

Downtime months 6.0 6.0 6.0 6.0 6.0 6.0 6.0 6.0 6.0 6.0 6.0

Applied Downtime months 6.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0

Lease term years 6 6 6 6 6 6 6 6 6 6 6

Commencement Profile m² - 1,591 - - - - - - - - -

Incentive Probability % 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100%

Leasing Costs - New Leases % 15.0% 15.0% 15.0% 15.0% 15.0% 15.0% 15.0% 15.0% 15.0% 15.0% 15.0%

Leasing Costs - Renewals % - - - - - - - - - -

Applied Leasing Costs % 15.0% 7.5% 7.5% 7.5% 7.5% 7.5% 7.5% 7.5% 7.5% 7.5% 7.5%

Net Market Rent (start of period) $/m² 170 174 179 183 188 192 197 202 207 212

Gross Market Rent (start of period) $/m² 175 179 184 189 193 198 203 208 213 219

Occupancy Rate (Weighted by Area) % 100.0% 100.0% 100.0% 100.0% 100.0% 100.0% 100.0% 100.0% 100.0% 100.0%

Renewal Assumptions Downtime Incentives (Yr 1) Leasing Costs

Lease Term Renewal Vacancies Future Applied New Renewal Applied New Renewal Applied Renewal Review

Years Probability Months Months Months % % % % % % Frequency  Type

Office 6.0 50.0% 6.0 6.0 3.0 - - - 15.0% - 7.5% 2 yearly ME

Retail 6.0 50.0% 6.0 6.0 3.0 - - - 15.0% - 7.5% 2 yearly ME

Industrial 6.0 50.0% 6.0 6.0 3.0 - - - 15.0% - 7.5% 2 yearly ME

Signage 6.0 50.0% 6.0 6.0 3.0 - - - 15.0% - 7.5% 2 yearly ME

Telecoms 6.0 50.0% 6.0 6.0 3.0 - - - 15.0% - 7.5% 2 yearly ME

Storage 6.0 50.0% 6.0 6.0 3.0 - - - 15.0% - 7.5% 2 yearly ME

Initial Works 6.0 50.0% 6.0 6.0 3.0 - - - 15.0% - 7.5% 2 yearly ME

Residential 6.0 50.0% 6.0 6.0 3.0 - - - 15.0% - 7.5% 2 yearly ME

Poultry Farm 6.0 50.0% 6.0 6.0 3.0 - - - 15.0% - 7.5% 2 yearly ME

Car Parking 6.0 50.0% 6.0 6.0 3.0 - - - 15.0% - 7.5% 2 yearly ME
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