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17 Ha Crescent, Wiri – YHI New Zealand Limited 

21 Oak Road, Wiri – Auckland Council 
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1 Ross Reid Road, East Tamaki – Fisher & Paykel 
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 Client Reference ebianco001

 

RECORD OF TITLE 
UNDER LAND TRANSFER ACT 2017 

FREEHOLD
Search Copy

 Identifier NA94B/209
 Land Registration District North Auckland
 Date Issued 15 September 1993

Prior References
NA69D/206

 Estate Fee Simple
 Area 8530 square metres more or less
 Legal Description Lot    3 Deposited Plan 156858

Registered Owners
Langley       Road Limited as to a 1/2 share
PMG        Capital Fund Limited as to a 1/2 share

Interests

Subject                     to an electricity right (in gross) over part marked A on DP 156858 in favour of The Auckland Electric Power Board
    created by Transfer C419984.2
Appurtenant              hereto is a right of way created by Deed 64203 (28M/513) - 8.4.1880
11889090.2          Mortgage to ASB Bank Limited - 20.10.2020 at 4:19 pm



 Identifier NA94B/209

Register Only
Search Copy Dated 16/02/21 4:15 pm, Page  of 2 2 Transaction ID 63531356

 Client Reference ebianco001
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KEY VALUATION OUTPUTS
102 Langley Road, Wiri, Auckland 2104
Valuation Date: 31 March 2021

Valuation Details Area & Occupancy Details

Date of Valuation 31 March 2021 GLA Car Bays

Date of Cash Flow Model 1 April 2021 Total 2,706.44 -

Purpose of Valuation Financial Reporting & First Mortgage Security Occupied 100.0% 2,706.44 -

Interest Valued 100% Freehold Vacant - - -

Weighted Average Lease Expiry By Area 9.56 years

Weighted Average Lease Expiry By Net Income 9.56 years

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

Passing Income 538,000 199 578,597 214 Market Capitalisation Approach 12,100,000

Passing Income (fully leased) 538,000 199 578,597 214 DCF Approach 11,960,000

Market Income 539,650 199 580,247 214 Adopted Market Value 12,000,000

Outgoings $ pa. (40,597) (15) (40,597) (15) Initial Passing Yield 4.48%

Vacancy Factor - - - - Initial Passing Yield (After Abatements) 4.48%

Over/Under Rated (0.3%) (0.3%) Initial Passing Yield (Fully Leased) 4.48%

Equivalent Initial Yield 4.37%

Industrial Passing Income 538,000 199 578,597 214 Reversionary Yield 4.50%

Industrial Market Income 539,650 199 580,247 214 Equivalent Market Yield 4.39%

Capital Value $/m² - GLA 4,434

Capital Expenditure $ $/m² % of Value

10 Year IRR 6.46%

Capital Expenditure adopted In Cap Val (24 months) 300,000 111 2.5% 7 Year IRR 6.54%

Capital Expenditure (10 years, inflated) 571,732 211 4.8% 5 Year IRR 6.45%

Capital Expenditure (10 years, PV) 482,534 178 4.0% 3 Year IRR 6.27%

10 Year Average Cash on Cash (on Gross Investment Capital) 4.29%

Capex (10 yrs incl. terminal value allowances, inflated) 621,354 230 5.2%

Capex (10 yrs incl. terminal value allowances, PV) 598,167 221 5.0%

Capitalisation Approach

Expiry Allowances for Tenancies expiring before 31-Mar-23 24 months capturing 0% of GLA

Market Capitalisation rate 4.60% 4.35% 4.10%

Market Capitalisation Value 11,426,091 12,100,294 12,856,720

Rounded Market Capitalisation Value 11,430,000 12,100,000 12,860,000

Discounted Cash Flow Approach

Cash Flow period 10 years Sum of Discounted Cash Flows 3,767,947 31.5%

Discount Rate 6.50% Present Value of Terminal Value 8,195,894 -

Terminal Capitalisation Rate 4.47% + 12.5 bp spread NPV (before acquisition costs) 11,963,842

Terminal Allowance for Tenancies expiring before 1-Apr-33 24 months capturing 0% of GLA Acquisition Costs -

NPV (after acquisition costs) 11,963,842

Assumed WALE By Area (as at 1-Apr-31) 5.81 years Rounded NPV 11,960,000

Assumed WALE By Net Passing Income (as at 1-Apr-31) 5.81 years

10 Year DCF Sensitivity Matrix 10 Year IRR Sensitivity Matrix

Discount rate Adopted Value

7.00% 6.75% 6.50% 6.25% 6.00% 12,240,000 12,120,000 12,000,000 11,880,000 11,760,000

4.98% 10,717,641 10,925,106 11,137,608 11,355,287 11,578,285 4.98% 5.29% 5.41% 5.54% 5.67% 5.80%

4.73% 11,090,993 11,307,295 11,528,864 11,755,847 11,988,393 4.73% 5.73% 5.86% 5.98% 6.11% 6.24%

4.48% 11,506,067 11,732,192 11,963,842 12,201,168 12,444,329 4.48% 6.21% 6.33% 6.46% 6.59% 6.72%

4.23% 11,970,268 12,207,380 12,450,303 12,699,197 12,954,230 4.23% 6.71% 6.84% 6.97% 7.09% 7.22%

3.98% 12,492,867 12,742,347 12,997,961 13,259,879 13,528,276 3.98% 7.26% 7.38% 7.51% 7.64% 7.77%T
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MARKET CAPITALISATION APPROACH
102 Langley Road, Wiri, Auckland 2104
Valuation Date: 31 March 2021

Market Capitalisation Approach

Market Income

Base Rent Recoveries Total

Industrial 539,650 40,597 580,247

Sundry Income -

Gross Market Income 539,650 40,597 580,247

Less Adopted Outgoings (40,597)

Less Ground Rent -

Net Market Income 539,650

Less Vacancy Factor -

Net Income 539,650

Market Capitalisation Rate 4.60% 4.35% 4.10%

Core Capital Value (fully leased) 11,731,524 12,405,749 13,162,198

Core Capital Value ($/m²) 4,335 4,584 4,863

Capital Value Adjustments

Present Value of Rental Reversions (5,433) (5,455) (5,477)

Capital Value of Special Income - - -

Capital Value of Stabilisation Allowance - - -

Capital Value of Other Adjustments - - -

Outstanding Incentives - - -

Capital Value of Additional Land - - -

Deferred Commencement Tenancies

Letting Up Allowances - - -

Incentive Allowances - - -

Leasing Costs Allowances - - -

Existing Vacancy Allowances

Letting Up Allowances - - -

Incentive Allowances - - -

Leasing Costs Allowances - - -

- - - -

Imminent Expiry Allowances

Letting Up Allowances 24 months - - -

Incentive Allowances 24 months - - -

Leasing Costs Allowances 24 months - - -

Refurbishment Allowances 24 months - - -

Capital Expenditure

Budgeted Capital Expenditure 24 months (300,000) (300,000) (300,000)

Capital Sinking Fund Allowance 24 months - - -

Total Capital Value Adjustments (305,433) (305,455) (305,477)

Capitalised Value 11,426,091 12,100,294 12,856,720

Capitalised Value ($/m²) 4,222 4,471 4,750

Rounded Value 11,430,000 12,100,000 12,860,000

Capitalised Rounded Value ($/m²) 4,223 4,471 4,752

Adopted Value 12,000,000

Initial Passing Yield 4.48%

Initial Passing Yield excl. Vacancy Factor 4.48%

Initial Passing Yield (Fully Leased) 4.48%

Initial Passing Yield (Fully Leased) excl. Vacancy Factor 4.48%

Equivalent Initial Yield 4.37%

Equivalent Market Yield 4.39%

Capital Value ($/m²) 4,434

COMMERCIAL

v 12.6.14.0

https://www.forbury.com/


DCF VALUATION SUMMARY
102 Langley Road, Wiri, Auckland 2104
Valuation Date: 31 March 2021

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

1-Apr-21 1-Apr-22 1-Apr-23 1-Apr-24 1-Apr-25 1-Apr-26 1-Apr-27 1-Apr-28 1-Apr-29 1-Apr-30

31-Mar-22 31-Mar-23 31-Mar-24 31-Mar-25 31-Mar-26 31-Mar-27 31-Mar-28 31-Mar-29 31-Mar-30 31-Mar-31

Base Passing Rent by Renewal Type

Industrial 541,601 549,725 557,971 571,886 587,346 596,157 605,099 627,727 653,960 500,629

Base Passing Rent 541,601 549,725 557,971 571,886 587,346 596,157 605,099 627,727 653,960 500,629

Base Passing Rent

Secured rent 541,601 549,725 557,971 571,886 587,346 596,157 605,099 627,727 653,960 365,127

Renewal rent - - - - - - - - - 135,501

Base Passing Rent 541,601 549,725 557,971 571,886 587,346 596,157 605,099 627,727 653,960 500,629

Recoveries

Secured recoveries 40,901 41,310 42,034 42,874 43,732 44,607 45,499 46,409 47,337 26,632

Renewal recoveries - - - - - - - - - 9,522

Recoveries 40,901 41,310 42,034 42,874 43,732 44,607 45,499 46,409 47,337 36,153

Total Income 582,502 591,035 600,005 614,761 631,078 640,763 650,598 674,136 701,297 536,782

Outgoings

Statutory expenses 24,541 24,786 25,220 25,725 26,239 26,764 27,299 27,845 28,402 28,970

Operating expenses 16,361 16,524 16,814 17,150 17,493 17,843 18,200 18,564 18,935 19,314

Ground Rent - - - - - - - - - -

Non-recoverable expenses - - - - - - - - - -

Outgoings 40,901 41,310 42,034 42,874 43,732 44,607 45,499 46,409 47,337 48,284

Net Operating Income (before Vacancy Factor) 541,601 549,725 557,971 571,886 587,346 596,157 605,099 627,727 653,960 488,498

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

Net Income 541,601 549,725 557,971 571,886 587,346 596,157 605,099 627,727 653,960 488,498

Allowances

Leasing Costs - - - - - - - - - 55,427

Allowances - - - - - - - - - 55,427

Net Income before Capital Expenditure 541,601 549,725 557,971 571,886 587,346 596,157 605,099 627,727 653,960 433,072

Capital Expenditure

Budgeted Capex 300,000 - - - - - - - - -

Sinking Fund 10,259 20,686 21,000 21,517 22,088 22,427 22,771 23,595 24,545 18,787

Refurbishment on Expiry - - - - - - - - - 64,058

Capital Expenditure 310,259 20,686 21,000 21,517 22,088 22,427 22,771 23,595 24,545 82,845

Net Income after Capital Expenditure 231,343 529,039 536,971 550,370 565,259 573,730 582,328 604,132 629,415 350,226

Terminal Valuation (Start Year 11)

Gross Rental Income 742,672

Sundry Income -

Gross Market Income 742,672

Less Adopted Outgoings (48,521)

Net Market Income 694,151

Less Vacancy Factor -

Net Income 694,151

Discount Rate 6.50%

Terminal Capitalisation Rate 4.47%

Core Capital Value (fully leased) 15,511,753
Present Value of Rental Reversions -
Capital Value of Special Income -
Capital Value of Stabilisation Allowance -
Capital Value of Other Adjustments -
Outstanding Incentives -
Capital Value of Additional Land -

Deferred Commencement Tenancies

Letting Up Allowances -
Incentive Allowances -
Leasing Costs Allowances -

Existing Vacancy Allowances

Letting Up Allowances -
Incentive Allowances -
Leasing Costs Allowances -
- -

Imminent Expiry Allowances

Letting Up Allowances 24 months -
Incentive Allowances 24 months -
Leasing Costs Allowances 24 months -
Refurbishment Allowances 24 months -

Capital Expenditure

Budgeted Capital Expenditure 24 months -
Capital Sinking Fund Allowance 24 months (49,622)

Capital Value Adjustments (49,622)

Capitalised Value 15,462,131

Disposal Costs  0.50% (77,311)

Net Sale Proceeds 15,384,820

Sum of Discounted Cash Flows 3,767,947

Present Value of Terminal Value 8,195,894

NPV (before acquisition costs) 11,963,842

Less Acquisition Costs  0.00% -

NPV (after acquisition costs) 11,963,842

Rounded NPV 11,960,000

Running Yield * 10 yr avg 3.82% 1.92% 4.23% 4.21% 4.23% 4.25% 4.21% 4.17% 4.22% 4.38% 2.38%

Running Yield (before Capex & Adjustments) 10 yr avg 4.31% 4.50% 4.40% 4.38% 4.40% 4.42% 4.38% 4.33% 4.39% 4.55% 3.32%

Running Yield (after Capex & Adj, over Gross Investment Capital)10 yr avg 4.29% 1.93% 4.41% 4.47% 4.59% 4.71% 4.78% 4.85% 5.03% 5.25% 2.92%

Running IRR 6.16% 6.24% 6.27% 6.36% 6.45% 6.51% 6.54% 6.36% 6.41% 6.46%

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



TENANCY SCHEDULE
102 Langley Road, Wiri, Auckland 2104
Valuation Date: 31 March 2021

Tenancy Details Lease Terms and Review Information Passing Rentals Market Rentals Re-Letting Assumptions

Renewal

Lettable 

Area Car Lease Comm. Expiry Next Rent Next Remaining Base Rent Outgoings Recovered Gross Passing Rent Net Market Rent Gross Market Rent

Reversion 

Date PV of Rental Renewal

Applied

Refurb

Applied 

Downtime

Applied

Incentives

Applied

Leasing

Renewal 

Lease

Renewal 

Lease

Tenant Level / Suite Type m² Bays Term Date Date Options Review Review Type Term (yrs) Net / Gross $ pa $/m² $ pa $/m² $ pa $/m² $ pa $/m² $ pa $/m² Applied Reversion Probability $/m² Months % (Net) Costs % Term - Years Structure

Pilehire Limited Office Industrial 61.4 - 10.0 21-Oct-20 20-Oct-30 2*5 21-Oct-21 1.50% 9.6 Net 15,338 250 920 15 16,258 265 15,338 250 16,258 265 21-Oct-24 - 50.0% 20.00 3.0 - 7.5% 6.0 ME

Pilehire Limited Warehouse Industrial 2,645.1 - 10.0 21-Oct-20 20-Oct-30 2*5 21-Oct-21 1.50% 9.6 Net 368,663 139 39,676 15 408,339 154 370,313 140 409,989 155 21-Oct-24 (5,455) 50.0% 20.00 3.0 - 7.5% 6.0 ME

Pilehire Limited Yard Industrial 3850.0* - 10.0 21-Oct-20 20-Oct-30 2*5 21-Oct-21 1.50% 9.6 Net 154,000 40 - - 154,000 40 154,000 40 154,000 40 21-Oct-24 - 50.0% - 3.0 - 7.5% 6.0 ME

Total 2,706.4 - 538,000 199 40,597 15 578,597 214 539,650 199 580,247 214 (5,455)

(#) Bold indicates tenancies which are holding over expired lease terms; refer Holdovers table for details

(#) Italicised indicates tenancies with Heads of Agreement

(*) Other areas excluded from Total Lettable Area

By Renewal Type

Industrial 2,706.4 - 9.6 538,000 199 40,597 15 578,597 214 539,650 199 580,247 214 (5,455)

Total 2,706.4 - 538,000 199 40,597 15 578,597 214 539,650 199 580,247 214 (5,455)

https://www.forbury.com/


CAPITAL EXPENDITURE SUMMARY
102 Langley Road, Wiri, Auckland 2104
Valuation Date: 31 March 2021

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

1-Apr-21 1-Apr-22 1-Apr-23 1-Apr-24 1-Apr-25 1-Apr-26 1-Apr-27 1-Apr-28 1-Apr-29 1-Apr-30

31-Mar-22 31-Mar-23 31-Mar-24 31-Mar-25 31-Mar-26 31-Mar-27 31-Mar-28 31-Mar-29 31-Mar-30 31-Mar-31

Budgeted Capital Expenditure 300,000 - - - - - - - - -

Sinking Fund 10,259 20,686 21,000 21,517 22,088 22,427 22,771 23,595 24,545 18,787

Refurbishment on Expiry - - - - - - - - - 64,058

Total Capital Expenditure 310,259 20,686 21,000 21,517 22,088 22,427 22,771 23,595 24,545 82,845

Total 10 year capital expenditure 571,732

Total 10 year capital expenditure ($/m²) 211

Total 10 year capital expenditure (% of Adopted Value) 4.8%

Terminal Valuation (Start Year 11)

Budgeted Capital Expenditure -

Sinking Fund (24 mths) 49,622

Refurbishment on Expiry (24 mths) -

Terminal Value Capital Expenditure Allowances 49,622

Total 10 year Capital Expenditure (Incl. terminal value) 621,354

Total 10 year Capital Expenditure (Incl. terminal value) - $/m² 230

Total 10 year Capital Expenditure (Incl. terminal value) - % of Adopted Value 5.2%
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KEY VALUATION INPUTS
102 Langley Road, Wiri, Auckland 2104
Valuation Date: 31 March 2021

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

1-Apr-21 1-Apr-22 1-Apr-23 1-Apr-24 1-Apr-25 1-Apr-26 1-Apr-27 1-Apr-28 1-Apr-29 1-Apr-30

31-Mar-22 31-Mar-23 31-Mar-24 31-Mar-25 31-Mar-26 31-Mar-27 31-Mar-28 31-Mar-29 31-Mar-30 31-Mar-31

Total Budgeted Capex 300,000 300,000 - - - - - - - - -

Total Sinking Fund 207,674 10,259 20,686 21,000 21,517 22,088 22,427 22,771 23,595 24,545 18,787

Total Refurbishment Allowances 64,058 - - - - - - - - - 64,058

Total Capital Expenditure 571,732 310,259 20,686 21,000 21,517 22,088 22,427 22,771 23,595 24,545 82,845

Terminal Capital Expenditure Allowance 49,622 49,622

Total Capital Expenditure (Incl. Allowances) 621,354 310,259 20,686 21,000 21,517 22,088 22,427 22,771 23,595 24,545 132,467

Leasing Allowances 10 Year Total Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

1-Apr-21 1-Apr-22 1-Apr-23 1-Apr-24 1-Apr-25 1-Apr-26 1-Apr-27 1-Apr-28 1-Apr-29 1-Apr-30

31-Mar-22 31-Mar-23 31-Mar-24 31-Mar-25 31-Mar-26 31-Mar-27 31-Mar-28 31-Mar-29 31-Mar-30 31-Mar-31

Downtime 183,588 - - - - - - - - - 183,588

Incentives - - - - - - - - - - -

Leasing Costs 55,427 - - - - - - - - - 55,427

Total Leasing Allowances 239,015 - - - - - - - - - 239,015

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

1-Apr-21 1-Apr-22 1-Apr-23 1-Apr-24 1-Apr-25 1-Apr-26 1-Apr-27 1-Apr-28 1-Apr-29 1-Apr-30

31-Mar-22 31-Mar-23 31-Mar-24 31-Mar-25 31-Mar-26 31-Mar-27 31-Mar-28 31-Mar-29 31-Mar-30 31-Mar-31

CPI 1.80% 1.00% 1.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00%

Statutory Expenses 1.80% 1.00% 1.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00%

Operating Expenses 1.80% 1.00% 1.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00%

Building Capex 1.80% 1.00% 1.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00%

Adopted Outgoings 1.80% 1.00% 1.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 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

1-Apr-21 1-Apr-22 1-Apr-23 1-Apr-24 1-Apr-25 1-Apr-26 1-Apr-27 1-Apr-28 1-Apr-29 1-Apr-30

31-Mar-22 31-Mar-23 31-Mar-24 31-Mar-25 31-Mar-26 31-Mar-27 31-Mar-28 31-Mar-29 31-Mar-30 31-Mar-31

Industrial Market Rent Growth - Net 2.55% 2.00% 2.25% 2.25% 2.50% 2.75% 2.75% 2.75% 2.75% 2.75% 2.75%

Industrial Market Rent Growth - Gross 2.48% 1.90% 2.13% 2.23% 2.45% 2.68% 2.68% 2.68% 2.68% 2.68% 2.68%

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

1-Apr-21 1-Apr-22 1-Apr-23 1-Apr-24 1-Apr-25 1-Apr-26 1-Apr-27 1-Apr-28 1-Apr-29 1-Apr-30

31-Mar-22 31-Mar-23 31-Mar-24 31-Mar-25 31-Mar-26 31-Mar-27 31-Mar-28 31-Mar-29 31-Mar-30 31-Mar-31

Expiry Profile m² - - - - - - - - - - 6,556

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

Net Incentives % - - - - - - - - - - -

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

Applied Net Incentives % - - - - - - - - - - -

Applied Incentives months - - - - - - - - - - -

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%

Applied Refurbishment Expiry Allowance $/m² 20.00 20.20 20.40 20.81 21.23 21.65 22.08 22.53 22.98 23.44

Net Market Rent (start of period) $/m² 199 203 208 213 218 224 230 236 243 250

Gross Market Rent (start of period) $/m² 214 218 223 228 234 240 246 253 260 267

Occupancy Rate (Weighted by Area) % 100.0% 100.0% 100.0% 100.0% 100.0% 100.0% 100.0% 100.0% 100.0% 74.8%
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