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PMG GENERATION FUND
FINANCIAL STATEMENTS

Statement of Comprehensive Income
For the Year ended 31 March 2021

Note

Revenue 13

Expenses

Audit of Financial Statements

Property operating expenses

Property and Fund management fees

Property and Fund Management performance fee
Supervisor fees

Administrative

Operating profit/(loss) before finance costs and fair value changes
interest Received
Interest Expense

Net finance costs

Increase/(decrease) in fair value of investment property 7
Fair value movement on derivative financial instruments 6

Net profit/(loss) for the year
Other Comprehensive Income

Total comprehensive income for the year

2021 2020
Actual Actual
$ $
(1 day)
3,809,386 0
26,000 10,000
620,492 26
264,750 0
536,412 0
20,090 0
59,529 0
1,627,273 10,026
2,282,113 (10,026)
0 4,225
(731,934) 0
(731,934) 4,225
5,048,979 (982,428)
84,373 (349,817)
6,683,531 (1,338,046)
0 0
6,683,531 (1,338,046)

BTSR

THESE FINANCIAL STATEMENTS SHOULD BE READ IN CONJUNCTION WITH THE ACCOMPANYING NOTES AND AUDIT REPORT

o)
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PMG GENERATION FUND
FINANCIAL STATEMENTS

Statement of Changes in Equity
For the Year ended 31 March 2021

2021
Balance at 1 April 2020

Net profit for the year and total comprehensive income

Transactions with investors in their capacity as investors:

Distributions to investors

Balance at 31 March 2021

2020
Balance at 19 February 2020

Net profit for the year and total comprehensive income

Transactions with investors in their capacity as investors:

Units issued during the year
Issue costs
Distributions to investors

Balance at 31 March 2020

Issued Units Retained Total
earnings equity
$ $ $
32,515,774 (1,338,046) 31,177,728
0 6,683,531 6,683,531
0 (1,971,996) (1,971,996)
32,515,774 3,373,489 35,889,263
Issued Units Retained Total
earnings equity
$ $ $
0 0 0
0 (1,338,046) (1,338,046)
34,000,000 0 34,000,000
(1,484,226) 0 (1,484,226)
0 0 0
32,515,774 (1,338,046) 31,177,728

THESE FINANCIAL STATEMENTS SHOULD BE READ IN CONJUNCTION WITH THE ACCOMPANYING NOTES AND AUDIT REPORT
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PMG GENERATION FUND

FINANCIAL STATEMENTS

Statement of Financial Position

As at 31 March 2021

Assets

Current assets

Cash and cash equivalents
Trade and other receivables
Other current assets

Total current assets

Non-current assets
Investment properties
Total non-current assets

Total assets
Liabilities

Current liabilities

Trade and other payables
Distribution payable

Derivative financial instruments
Total current liabilities

Non-current liabilities
Borrowings
Total non-current liabilities

Total liabilities
Net assets
Equity

Issued units

Retained earnings

Total equity

o —

Note

10

<M ©O© ©

11

Director, PMG Property Funds Management Ltd

Director, PMG Property Funds Management Ltd

2021 2020
Actual Actual
$ $
459,201 9,144
53,667 796,308
95,946 0
608,813 805,452
58,103,771 52,950,000
58,103,771 52,950,000
58,712,584 53,755,452
793,543 627,907
164,333 0
265,445 349,817
1,223,321 977,724
21,600,000 21,600,000
21,600,000 21,600,000
22,823,321 22,577,724
35,889,263 31,177,728
32,515,774 32,515,774
3,373,489 (1,338,046)
35,889,263 31,177,728

(BTsR

THESE FINANCIAL STATEMENTS SHOULD BE READ {N CONJUNCTION WITH THE ACCOMPANYING NOTES AND AUDIT REPORT

4




PMG GENERATION FUND
FINANCIAL STATEMENTS

Statement of Cash Flows
For the Year ended 31 March 2021

2021 2020
$ $
Note (1 day)
Cash flows from operating activities
Cash was provided from:
Receipts from customers 4,218,263 0
Interest income 0 4,225
Cash was applied to:
Payments to suppliers (1,499,547) (28)
Interest and other finance costs paid (731,933) 0
GST received/(paid) 375,729 (333,764)
Net cash inflow/(outflow) from operating activities 12 2,362,512 (329,565)
Cash flows from investing activities
Cash was applied to:
Purchase of investment property and capital expenditure (104,792)  (53,884,806)
Net cash inflow/(outflow) from investing activities (104,792)  (53,884,806)
Cash flows from financing activities
Cash was provided from:
Proceeds from issue of share capital 0 34,000,000
Proceeds from borrowings 0 21,600,000
Cash was applied to:
Unit issue transaction costs 0 (1,376,485)
Distributions to investors (1,807,663) 0
Net cash inflow/(outflow) from financing activities (1,807,663) 54,223,515
Net increase in cash and cash equivalents 450,057 9,144
Cash and cash equivalents at the start of the financial
year 9,144 0
Cash and cash equivalents at the end of the financial
year 4 459,201 9,144

THESE FINANCIAL STATEMENTS SHOULD BE READ IN CONJUNCTION WITH THE AGCOMPANYING NOTES AND AUDIT REPORT
5




PMG GENERATION FUND
NOTES TO THE FINANCIAL STATEMENTS
FOR THE YEAR ENDED 31 MARCH 2021

1. Reporting Entity

PMG Generation Fund is a Managed Investment Scheme domiciled in New Zealand. The Fund is
managed by PMG Property Fund Management Limited (‘the Manager’) and the supervisor of the Fund is
Covenant Trustee Services Limited (‘the Supervisor’). The Manager of the Fund is licensed under the
Financial Markets Conduct Act 2013 (‘(FMCA’) as a manager of Managed Investment Schemes. The
Supervisor holds any properties in the Fund in trust on behalf of the Investors through a custodian
company wholly-owned by the Supervisor, called PMG Generation Fund Trustees Limited (‘the
Custodian’).

The Fund was established on 19 February 2020, pursuant to a Master Trust Deed and an Establishment
Deed dated 28 October 2016 between the Supervisor and the Manager as varied by deed from time to
time in compliance with the FMCA (‘the Trust Deeds’). Copies of the Trust Deeds can be found at
www.business.govt.nz/disclose.

The Fund’s primary purpose is to hold commercial property in a geographically diversified portfolio for
rental income and potential capital appreciation.

These are the first full year of financial statements for PMG Generation Fund as it started trading on the 31
of March 2020 and therefore the prior period comparatives are for a period of one day only.

2. Basis of preparation
(a) Statement of compliance

The financial statements have been prepared for the Fund by the Manager, on behalf of the Supervisor,
in accordance with the requirements of the Financial Reporting Act 2013 (‘FRA’), the FMCA and the
provisions of the Trust Deeds.

The financial statements have been prepared in accordance with New Zealand Generally Accepted
Accounting Practice (‘NZ GAAP’). They comply with New Zealand Equivalents to international Financial
Reporting Standards (‘NZ IFRS’), and other applicable Financial Reporting Standards, as appropriate for
tier one for-profit oriented entities. The financial statements also comply with the requirements of
International Financial Reporting Standards {‘IFRS’).

The financial statements were authorised for issue by the directors of the Manager on 25 May 2021.
As required by FRS-42 — Prospective Financial Statements, the prospective financial information provided in
the Product Disclosure Statement of the Fund, issued 21 February 2020, has been provided for comparative
purposes in these financial statements. Explanation for any major variances in actual financial information
compared to the prospective financial information are provided in Note 19.

(b) Basis of measurement

The financial statements have been prepared on the historical cost basis, and the going concern
assumption and the accrual basis of accounting have been adopted. Where required under NZ IFRS
fair value measurement has been applied — see Notes 6 & 7.

(c) Functional and presentation currency

The financial statements are presented in New Zealand doliars ($), which is the Fund's functional currency
and are rounded to the nearest dollar.




PMG GENERATION FUND
NOTES TO THE FINANCIAL STATEMENTS
FOR THE YEAR ENDED 31 MARCH 2021

(d) Use of estimates and judgements

The preparation of financial statements in conformity with NZ IFRS requires management to make
judgements, estimates and assumptions that affect the application of policies and reported amounts of
assets and liabilities, income and expenses. Actual results may differ from these estimates including
estimations in fair value of investment property - refer note 7 for further detail on the assumptions applied
in relation to these.

The estimates and underlying assumptions are reviewed on an ongoing basis. Revisions to
accounting estimates are recognised in the period in which the estimate is revised and in any future
periods affected. In particular, information about significant areas of estimation uncertainty in
applying accounting policies that have the most significant effect on the amount recognised in the
consolidated financial statements are described in note 7 - valuation of investment property.

The COVID-19 pandemic and associated restrictions have had a significant impact on the global and
local economies. This has resulted in valuation reports being prepared on the basis of ‘market value’,
incorporating an assumption of a willing buyer and seller. As at 31 March 2021 New Zealand was at
COVID-19 Alert level 1.

Refer to note 7 for furthe_r information on the investment property valuation.

(e) New standards and interpretations

There were no new, revised or amended Accounting Standards and Interpretations issued by the
External Reporting Board (‘"XRB’) that were mandatory for the current reporting period. As a result
there were no changes in these financial statements as a result of adopting the new Accounting
Standards.

Any new, revised or amending Accounting Standards or Interpretations that are not yet mandatory
have not been early adopted.

Other issued standards and amendments that are not yet effective are not expected to have any significant
impact on the financial statements.




PMG GENERATION FUND
NOTES TO THE FINANCIAL STATEMENTS
FOR THE YEARENDED 31 MARCH 2021

3. Significant accounting policies

The accounting policies set out below have been applied consistently to all periods presented in
these financial statements.

(a) Financial instruments
Held at Amortised Cost

1)) Trade and other receivables

Trade receivables, which include lease receivables are recognised initially at fair value and subsequently
measured at amortised cost using the effective interest method, less any loss allowance. They are
classified as loans and receivables. Trade Receivables are generally due for settlement within 30 days.
The Fund has elected to apply the simplified approach thereby recognising lifetime expected credit losses
on trade and lease receivables. A provision matrix is used to determine the lifetime expected credit loss.
The default rate is based upon historical observed default rates over the expected life and is adjusted for
forward looking estimates. The default rate is reviewed annually.

(i) Cash and cash equivalents

Cash and cash equivalents includes cash on hand, deposits held on call with banks, other short-term
highly liquid investments with original maturities of three months or less that are readily convertible to
known amounts of cash and which are subject to an insignificant risk of changes in value, and bank
overdrafts.

(iii) Borrowings

Borrowings are recognised initially at fair value, net of transaction costs incurred. Borrowings are
subsequently stated at amortised cost. Any difference between the proceeds (net of transaction costs)
and the redemption value is recognised in profit or loss over the period of the borrowings using the
effective interest method. Borrowings are classified as current liabilities unless the Fund has an
unconditional right to defer settlement of the liability for at least 12 months after balance date.

Held at Fair Value

(iv) Trade and other payables

These amounts represent unsecured liabilities for goods and services provided to the Fund prior to the
end of the financial period which are usually paid within 30 days of recognition. The carrying amounts of
Trade and other payables are assumed to be the same as their fair values, due to their short term nature.

(v) Derivatives

Derivatives consist of interest rate swaps that are only used for economic hedging purposes and not as
speculative investments. The Fund has elected not to apply hedge accounting criteria to these instruments.
As such, the interest rate swaps are classified as ‘held for trading’ for accounting purposes and are accounted
for at fair value through profit or loss. They are presented as current assets or liabilities to the extent they are
expected to be settled within 12 months after the end of the reporting period.

(b) Issued units

Units issued are classified as equity. Incremental costs directly attributable to the issue of new units are shown
in equity as a deduction, net of tax, from the proceeds from issue of those units.

{c) Distributions

Distributions are recognised when they are declared and are no longer at the discretion of the Fund.




PMG GENERATION FUND
NOTES TO THE FINANCIAL STATEMENTS

FOR THE YEAR ENDED 31 MARCH 2021

3. Significant accounting policies continued

(d) Investment property

Investment Properties principally comprise freehold land and buildings held for long-term rental and
capital appreciation that are not occupied by the Fund. Investment properties are initially recorded at
cost and are then revalued annually and stated in the accounts at their fair value based on the latest
valuation in compliance with NZ IFRS 13 - Fair Value Measurement.

Any gain or loss determined by these revaluations is included in the Statement of Comprehensive Income.
When an item of investment property is disposed of, any gain or loss is recognised in the Statement of
Comprehensive Income and is calculated as the difference between the sale price and the carrying value
of the property. Depreciation is not charged on investment properties.

(e) Income tax expense

The Fund elected to be a Portfolio Investment Entity ('PIE') from the commencement date of the Fund
and as such the Fund itself is not liable for income tax.

However, the Fund is required to allocate income to investors under one of the options available under
the PIE rules, daily or quarterly. The Fund distributes 100% of adjusted net income (being surplus less
adjustments for fair value recognition) to investors and as a result the Fund has no undistributed surplus
that would be liable for tax.

The Fund deducts tax at the investors prescribed investor rate of either 0%, 10.5%, 17.5% or 28%. The
tax rate is capped at 28%. The tax deducted is a debt due to the Crown and is paid directly to the Iniand
Revenue Department on the investors’ behalf. If any income is not allocated to investors it is liable for tax
at 28%.

(f) Revenue

The Fund receives income from tenants under commercial leases which set-out the terms that the tenant
must meet including any renewals of the lease and the rent and operating expenses that must be paid
and any review of the rental amount.

Revenue is recognised when a performance obligation is satisfied. Revenue is measured at the fair value
of the consideration received or receivable.

Rent

Rent revenue from investment properties is recognised on a straight-line basis over the lease term. Lease
incentives granted are recognised as assets and amortised as a reduction in rental revenue over the remaining
lease term. Contingent rentals are recognised as income in the period when they are earned.

Operating Expenses recoveries

The tenants also pay the Fund Operating Expenses. These are recoveries of expenses incurred by the Fund
in relation to the properties. The tenants are charged a monthly amount towards these operating costs based
on an annual budget for each property and have annual wash-up reconciliations provided by the Fund to settle
any under or overcharges of actual costs incurred versus costs recharged. Operating Expense cost recoveries
are recognised when invoiced on a monthly basis which is in line with when the Fund meets the performance
obligations for the services provided. The outgoings recovered are based on the terms of the tenants leases
and the costs of the outgoings. There are no discounts provided or finance component in any of those costs
so the transaction price is straight forward and easily allocated on a straightline basis.




PMG GENERATION FUND
NOTES TO THE FINANCIAL STATEMENTS
FOR THE YEAR ENDED 31 MARCH 2021

3. Significant accounting policies continued
f) Revenue continued

The rent revenue and some of the outgoings recovered from the tenants constitute being part of a lease and
are dealt with under the scope of NZ IFRS 16 -Leases, and so are outside the scope of NZ IFRS 15 - Revenue
from Contracts with Customers. The Outgoings recovered that are dealt with under the scope of NZ IFRS 16
- Leases are because they are closely related to the lease of the building and the tenant doesn’t receive an
additional separate service to the space when it reimburses those items to the Fund. These are expenses
such as rates, insurance, lift expenses, valuation, fire expenses, plumbing and electricity maintenance and air
conditioning services.

The outgoings recovered that the Fund has identified as being under the scope of NZ IFRS 16 — Revenue
from Contracts with Customers are electricity, rubbish collection, cleaning, gardening services, management
expenses and security expenses. This is because these are an additional service over and above the lease
of rental space and so should be accounted for separate to the lease income.

Interest

Interest revenue is recognised as interest accrues using the effective interest method. This is a method of
calculating the amortised cost of a financial asset and allocating the interest income over the relevant period
using the effective interest rate, which is the rate that exactly discounts estimated future cash receipts through
the expected life of the financial asset to the net carrying amount of the financial asset.

Dividend Income
Dividend Income is recognised on the date that the Fund’s right to receive payment is established.

(g) Finance costs
Finance expenses comprise interest expense on borrowings.

(h) Goods and Services Tax (GST)

All amounts are shown exclusive of Goods and Service Tax (GST), except for receivables and payables
which are stated inclusive of GST.

Cash flows are presented on a net basis. The GST components of cash flows arising from investing or
financing activities which are recoverable from, or payable to the tax authority, are presented as
operating cash flows.

(i) Leases

At inception of a contract, the Fund assesses whether a contract is, or contains a Lease. A contract is,
or contains, a Lease if the contract conveys the right to control the use of an identified asset for a period
of time in exchange for consideration. To assess whether a contract conveys the right to control the use
of an identified asset, the Fund assesses whether:

e The contract involves the use of an identified asset;

e The Fund has the right to obtain substantially all of the economic benefits from use of the asset
throughout the period of use; and

e The Fund has the right to direct the use of the asset.

In all cases the Fund is not a Lessee.

As Lessor, the Fund is exposed to Operating Leases — The Fund is a Lessor in lease contracts and
enters into leases in which it retains substantially all the risks and benefits of ownership of the leased
asset. Assets leased to third parties under operating leases are included in investment property in the
Statement of Financial Position. As outlined above Rental income (net of any incentives given to lessees)
is recognised on a straight-line basis over the lease term.

10




PMG GENERATION FUND
NOTES TO THE FINANCIAL STATEMENTS
FOR THE YEAR ENDED 31 MARCH 2021

4. Cash and cash equivalents

2021 2020
$ $

Bank Balance — ASB Business account 459,201 9,144
5. lIssued Units

2021 2020
Units fully paid 34,000,000 34,000,000
Movements in issued units Date No of units Issue Price $
Issue of units 31 March 2020 34,000,000 $1.00 34,000,000
Unit issue transaction costs, net of tax 31 March 2020 (1,484,226)
Closing Balance at 31 March 2021 32,515,774

Units

Units entitle the investor to participate in distributions and the proceeds on the winding up of the Fund in
proportion to the number of and amounts paid on the units held. The fully paid units have no par value
and the Fund’s limit on the number of authorised units on issue is currently being met.

On a show of hands every Investor present at a meeting in person or by proxy shall have one vote and
upon a poll each share shall have one vote.

Unit buy-back
There is no current on-market unit buy-back.

Capital risk management

The Fund’s objectives when managing capital (Total Equity) is to safeguard its ability to continue as a
going concern, so that it can provide returns for investors and benefits for other stakeholders and to
maintain an optimum capital structure to reduce the cost of capital.

To maintain or adjust the capital structure, the Fund may adjust the amount of distributions paid to
Investors, return capital to Investors, issue new units or sell assets to reduce debt.

The Fund would look to raise capital when an opportunity to invest in further investment property was
value adding relative to the Fund’s financial position and performance at the time of raising capital.

The Fund is subject to certain covenants and meeting these is given priority in all capital risk management
decisions. There have been no events of default on the financing arrangements.

6. Financial Instrumenis

The Fund's activities expose it to a variety of financial risks: market risk (including price risk and interest
rate risk), credit risk and liquidity risk. The Fund's overall risk management program focuses on the
unpredictability of financial markets and seeks to minimise potential adverse effects on the financial
performance of the Fund. The Fund uses derivative financial instruments such as interest rate swaps to
hedge certain risk exposures. Derivatives are exclusively used for hedging purposes, i.e. not as trading
or other speculative instruments. The Fund does not apply Hedge accounting principles in relation to
their Interest Rate swap.

11




PMG GENERATION FUND
NOTES TO THE FINANCIAL STATEMENTS
FOR THE YEAR ENDED 31 MARCH 2021

6. Financial Instruments continued

The Fund uses different methods to measure different types of risk to which it is exposed. These
methods include sensitivity analysis in the case of interest rate and other price risks, ageing analysis for
credit risk and a combination of occupancy and yield analysis in respect of investment portfolios to
determine market risk.

Risk management is carried out by senior executives (‘Executives’) under policies approved by the
Supervisor ('the Board'). These policies include identification and analysis of the risk exposure of the
Fund and appropriate procedures, controls and risk limits. Executives identify, evaluate and hedge
financial risks within the Fund, and they report to the Board monthly.

Liquidity risk

Liquidity risk is the risk that there are insufficient cash reserves to meet commitments as they fall due.
The Fund evaluates its liquidity requirements on an ongoing basis. In general, the Fund will keep sulfficient
cash reserves to meet its obligations arising from its financial liabilities and will have the ability to make a
call on shareholders to cover potential shortfalls.

The following table details the remaining contractual maturity for the Fund’s financial liabilities. The Table has
been drawn up based on the undiscounted cash flows of financial liabilities based on the earliest date on which
the Fund can be required to pay and all interest rate variables being held constant.

Maturity analysis of liabilities:

2021 Total 0-12 months 1-2 Years 2-5 Years 5 Years
& over
Financial Liabilities $ $ $ $ $
Secured Bank Loan 22,770,720 585,360 22,185,360 0 0
Derivative Financial Instruments 451,500 183,200 183,200 85,100 0
Other Financial liabilities
Trade and other payables 751,578 751,578 0 0 0
Distributions payable 164,333 164,333 0 0 0
2020 Total 0-12 months 1-2 Years 2-5 Years 5 Years
& over
Financial Liabilities $ $ $ $ $
Secured Bank Loan 23,414,400 604,800 604,800 22,204,800 0
Derivative Financial Instruments 455,700 133,000 133,000 189,700 0
Other Financial liabilities
Trade and other payables 627,907 627,907 0 0 0
Credit Risk

Credit risk is the risk that the counterparty to a transaction with the Fund will fail to discharge its obligations,
causing the Fund to incur a financial loss. Financial instruments which potentially subject the Fund to credit
risk consist of cash and cash equivalents and trade and other receivables. The Fund'’s policy to limit credit risk
is to assess the creditworthiness of prospective tenants, and rent payments are required in advance. Where
tenants do fall into default, this is actively managed to collect arrears. Cash and cash equivalents are held
with a registered bank, with Standard & Poor's credit rating of AA-. The Fund manages its exposure to credit
risk on an ongoing basis.

Maximum exposures to credit risk at balance date are the carrying amounts of financial assets in the statement
of financial position. The Fund has no concentration of credit risk.

12




PMG GENERATION FUND
NOTES TO THE FINANCIAL STATEMENTS
FOR THE YEAR ENDED 31 MARCH 2021

6. Financial Instruments continued

Market risk

Market risk is the risk that changes in market prices such as interest rates will affect the Fund's income.
The objective of market risk management is to manage and control market risk exposures within
acceptable parameters, while optimising return on risk. The Fund's interest rate risk arises from bank
borrowings (note 11). Borrowings issued at variable rates expose the Fund to cash flow interest rate risk.
Borrowings issued at fixed interest rates expose the Fund to fair value interest rate risk. The Fund
manages its cash flow interest rate risk by having a portion of the bank borrowings on fixed interest rates.
This has the economic effect of providing certainty around Interest payments on the bank borrowings.
The floating portion of the borrowings is exposed to market interest rate risk. This risk is managed by the
Directors of the Manager regularly evaluating current market interest rates and conditions and the risks
associated and responding appropriately, including entering into interest rate swaps.

PMG Generation Fund has a loan facility with ASB Bank. The Loan facility limit is $23,100,000 and
$21,600,000 is drawn down at balance date. The loan has a floating interest rate of 2.71% and a maturity
date of 31 March 2023.

Trade and other receivables and payables are interest free and have settlement dates within thirty
days. All other assets and liabilities are non-interest bearing.

Interest rate risk
In managing interest rate risks the Fund aims to reduce the impact of short-term fluctuations on the
Fund's earnings. Over the longer-term, however, permanent changes to interest rates would have
an impact on profit.
Weighted average Balance % of total loans
Interest Rate
31 March 2021

Bank Loans 2.71% 21,600,000 100%
Interest Rate Swaps 1.06% 20,000,000
Net exposure to cash flow interest rate risk 1,600,000

Weighted average Balance % of total loans
31 March 2020 Iinterest Rate
Bank Loans 2.80% 21,800,000 100%
interest Rate Swaps 1.35% 14,000,000
Net exposure to cash flow interest rate risk 7,600,000
Sensitivity

Sensitivity in changes to interest rates is normally relevant to financial instruments bearing floating
interest rates but may be relevant to fixed rate financial instruments that are re-measured at fair
value.

The following is a cash flow sensitivity analysis for variable rate borrowings. A change in 100 basis point
in interest rates at 31 March 2021 and 31 March 2020 would have increased (decreased) equity or profit
and loss by the amounts shown below. This analysis includes the offsetting movement in cash flow from
interest rate swaps and assumes that all other variables remain constant.

Profit or Loss Equity
100bp 100bp 100bp 100bp
Increase decrease increase decrease
$ $ $ $
31 March 2021
Variable rate bank borrowings (16.000) 16,000 (16,000) 16,000
Cash flow sensitivity (net) (16,000) 16,000 (16,000) 16,000

31 March 2020
Variable rate bank borrowings (592) 592 (592) 592
Cash flow sensitivity (net) (592) 502 (592) 592

i3




PMG GENERATION FUND
NOTES TO THE FINANCIAL STATEMENTS
FOR THE YEARENDED 31 MARCH 2021

6. Financial instruments continued

Derivatives financial instruments

The Fund holds derivative financial instruments at fair value through the profit and loss in the form of
interest rate swaps to reduce interest rate risk. At 31 March 2021, interest rate swaps had a notional
value of $20,000,000. Fair value has been determined by ASB Bank Limited. At 31 March 2020 the
interest rate swaps of $14,000,000 were held in the name of PMG Capital Fund Limited but an agreement
was in place to transfer these into PMG Generation Fund. The transfer was completed subsequent to
balance date. As this agreement was in place at balance date these were accounted for as a liability at
31 March 2020.

Fair values and fair value hierarchy

The carrying amounts shown in the Statement of Financial Position are a reasonable approximation of
the fair value of the financial instruments. The methods used in determining the fair value of financial
instruments are disclosed in note 3(a)(v). The fair value of interest rate swaps is calculated as the present
value of the estimated future cash flows based on observable yield curves.

The table below analyses financial instruments carried at fair value, by valuation method. The different
levels have been defined as follows.

e Level 1: quoted prices (unadjusted) in active markets for identical assets or liabilities.

e Level 2: inputs otherthan quoted prices included within Level 1 that are observable for the asset
or liability, either directly (i.e. as prices) or indirectly (i.e. derived from prices).

e Level 3: inputs for the asset or liability that are not based on observable market data
(unobservable inputs).

Classification and fair values Total Carrying

Amount Level 1 Level2 Level 3
31 March 2021 $ $ $ $
Financial Liabilities Designated at fair value
Derivative Financial Instruments 265,445 0 265,445 0
Total Financial Liabilities 265,445 0 265,445 0

Total Carrying

Amount Level 1 Level2 Level 3
31 March 2020 $ $ $ $
Financial Liabilities Designated at fair value
Derivative Financial Instruments 349,817 0 349,817 0
Total Financial Liabilities 349,817 0 349,817 0

7. Invesiment property

Investment property comprises properties at the following locations:
e 26 Sharpe Road, Rukuhia, Hamilton;
e 32 Jamaica Drive, Grenada North, Wellington;
e 32A Jamaica Drive, Grenada North, Wellington;
e 32B Jamaica Drive, Grenada North, Wellington and
e 67 Vickerys Road, Wigram, Christchurch

The Fund's investment properties are valued every year by external, independent valuation
companies, having appropriate recognised professional qualifications and recent experience in the
location and category of property being valued.

There are not expected to be any restrictions on realisation of the investment properties at such a
time when the investment properties are sold. Other than those detailed in Note 16, there are no
contractual obligations to purchase, construct or develop property.

Refer table overleaf for valuation methods used by independent valuers.

14




PMG GENERATION FUND
NOTES TO THE FINANCIAL STATEMENTS
FOR THE YEAR ENDED 31 MARCH 2021

7 Investment property continued
Valuation methodology

The fair value of the investment property was determined using a combination of the land and buildings
approach (market comparison), income capitalisation and discounted cash flow methods. The valuation
methodologies are summarised as follows:

Land and building approach (market comparison)

With the market comparison approach the sales of existing buildings are considered and, from the
sale price, deductions are made for land value and other improvements associated with the property.
This leaves a residual sum for the main building which is divided by the floor area to arrive at a
building rate per square metre. The rates analysed from the sales evidence are then considered in
comparison with the subject property and the reverse exercise undertaken.

Income capitalisation

The investor in the property expects a predetermined rate of return and with most investment
properties this is derived from rentals received. The market investment required return varies
according to the risk involved, the type of investment, location and expected capital growth. Two of
the main variables (lease rental income and capitalisation rate} are analysed from available rental
and sales evidence.

Discounted cash flow

Discounted cash flow considers the present value of future cash flows that could be, or is generated
from the property under given parameters.

For further details of the valuation methods used and assumptions made a copy of the full valuation report
can be requested from PMG Generation Fund. The revaluation is included in the statement of
comprehensive income.

Valuation amounts are adjusted for lease adjustments and deferred commission balances in order to ensure
these are not double counted.

Measurement of fair value - Reconciliation of fair value of investment property at 31 March
2021

26 Sharpe 32 Jamaica 32A 32B 67 Vickerys Totals
Road Drive Jamaica Jamaica Road
Drive Drive

$ $ $ $ $ $
Fair value at 1 April 2020 27,900,000 7,060,000 3,390,000 4,300,000 10,300,000 52,950,000
Capitalisation of expenses 0 37,734 38,707 10,920 17,430 104,791
Increase/decrease in fair 1,950,000 745,824 271,293 1,199,293 882,570 5,048,979
value
Movement in deferred 0 31,442 0 14,787 0 46,229
commission
Valuation at 31 March 2021 29,850,000 7,875,000 3,700,000 5,525,000 11,200,000 58,150,000
Less Deferred Commission 0 (31,442) 0 (14,787) 0 (46,229)
Fair Value at 31 March 2021 29,850,000 7,843,558 3,700,000 5,510,213 11,200,000 58,103,771
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7 Investment property continued

Key Valuation considerations at 31 March 2021

Valuer Net Market Yield on Net Residual Lease Term
Rental Market Rental
26 Sharpe Road Aim Valuation $1,587,435 5.32% 4.92 years
32 Jamaica Drive Bayleys Valuations $444 945 5.65% 2.70 years
32A Jamaica Drive Bayleys Valuations $223,814 5.92% 0.46 years
32B Jamaica Drive Bayleys Valuations $334,871 6.06% 2.15 years
67 Vickerys Road Jones Lang LaSalle $683,195 6.09% 3.42 years
Measurement of fair value - Reconciliation of fair value of investment property at 31 March
2020
26 Sharpe 32 Jamaica 32A Jamaica 32B 67 Totals
Road Drive Drive Jamaica Vickerys
Drive Road
$ $ $ $ $ $
Opening balance 0 0 0 0 0 0
Cost of acquisition 27,756,521 7,050,000 3,400,000 4,300,000 10,190,132 | 52,696,653
Capitalisation of 645,959 127,126 59,500 75,250 327,940 1,235,775
expenses
Increase/decrease (502,480) (117,126) (69,500) (75,250) (218,072) (982,428)
in fair value
Valuation at 31 27,900,000 7,060,000 3,390,000 4,300,000 10,300,000 | 52,950,000
March 2020
Fair Value at 31 27,900,000 7,060,000 3,390,000 4,300,000 10,300,000 | 52,950,000
March 2020
Key Valuation considerations at 31 March 2020
Valuer Net Market Yield on Net Residual Lease Term
Rental Market Rental
26 Sharpe Road Aim Valuation $1,651,434 5.56% 5.92 years
32 Jamaica Drive Colliers International | $445,445 6.33% 0.70 years
32A Jamaica Drive Colliers International | $212,095 6.26% 1.46 years
32B Jamaica Drive Colliers International | $285,194 6.96% 0.15 years
67 Vickerys Road Jones Lang LaSalle $682,905 6.46% 4.42 years
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7 Investment property continued

Fair value hierarchy

The fair values of the investment property are categorised into a fair value hierarchy based on the inputs
used in the valuation technique adopted as follows:

Level 1: Quoted prices (unadjusted in active markets for identical assets and liabilities).

Level 2: Inputs other than quoted prices included in Level 1 that are observable for the assets or
liability, either directly (ie. as prices) or indirectly (ie. derived from prices).

Level 3: Inputs for the asset or liability that are not based on observable market data (unobservable
inputs).

The fair value measurement of investment properties has been categorised as level 3 fair value based
on the inputs to the valuation technique used being observed and unobservabile inputs.

If inputs used to measure the fair value of an asset or liability might be categorised in different levels of
the fair value hierarchy, then the fair value measurement is categorised in its entirety in the same level of
the fair value hierarchy as the lowest level input that is significant to the entire measurement.

(i) Valuation inputs and relationships to fair value
The following table summarises the quantitative information about significant unobservable inputs used
in measuring the fair value of investment property.

Fair value at 31 March 31 March

2021 2020

$ $

Investment Properties 58,103,771 52,950,000
Significant Unobservable Inputs Range of Inputs Range of Inputs

2021 2020
Discount Rate 6.50% - 7.25% 6.95% - 8.00%
Capitalisation 5.25% - 6.00% 5.56% - 6.50%

The Inter-relationship between key unobservabie inputs to fair value measurement is the estimated Fair Value
would increase/(decrease) if the input was lower/(higher).

8. Other current asseis 2021 2020
$ $
Prepayments 49,717 0
Deferred Commission 46,229 0
Other current assets 95,946 0
9. Trade and other payables 2021 2020
$ $
Trade Payables 751,578 627,807
GST Payable 41,965 0
Distribution Payable 164,333 0
Trade and Other Payables 957,876 627,907
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0. Trade and other receivables 2021 2020

$ $
Trade and other receivables 53,667 462,544
GST receivable 0 333,764
Trade and Other Receivables 53,667 796,308

1. Borrowings

The borrowings are for investment properties, with the total amount owing at 31 March 2021 being
$21,600,000. (2020: $21,600,000). These borrowings are all non-current borrowings at 31 March 2021
" and 31 March 2020. The borrowings are secured over the following properties: 26 Sharp Road, Rukuhia,
Hamilton, 67 Vickerys Road, Wigram, Christchurch, 32, 32A & 32B Jamaica Drive, Grenada North,
Wellington. There is also a General Security Deed held by ASB over PMG Generation Fund Trustees
Limited.

Under the terms of the ASB borrowing facility, the Fund is required to comply with the following
covenants:

e Provision of annual financial accounts

Updated tenancy schedule/leave variations for secured properties when requested

Updated Registered Valuations to be provided to the bank on request

Maintenance of adequate insurance on the secured properties and no less than 24 months loss of
rents insurance, noting the Lender’s interest as first general security interest holder

Loan to value ratio not to exceed 45%

Interest cover to be greater than 2.0 times (net committed rental income/ interest costs)

Must maintain a Weighted Average Lease Term of not less than 3.0 years at all times

No investor to hold more than 30% shareholding in the borrowing entity without ASB consent

The Fund has complied with the covenants of its borrowing facilities during the year ended 31 March
2021. :

12. Reconciliation of operating results and operating cashflows

2021 2020
$ $
(1 day)

Total net profit/ (loss) 6,683,531 (1,338,046)
Adjustments for:
Changes in fair value of investment property 5,048,979 (982,428)
Changes in fair value of derivative financial instruments 84,373 (349,817)

1,550,179 (5,801)
Changes due to assets and liabilities used in operating activities
Trade Payables/Accruals 123,673 10,000
Prepayments (49,717) 0
Deferred Expenses (46,229) 0
Accounts Receivable 408,877 0
GST 375,729 (333,764)
Net cash from/ (used in) operating activities 2,362,512 (329,565)
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13. Revenue

Revenue is accounted for in accordance with NZ IFRS 15 Revenue from Contracts with Customers and NZ
IFRS 16 Leases. Revenue is recognised when or as control of the promised services is transferred to
customers, in an amount that reflects the consideration the Fund expects to be entitled to in exchange for
those services.

2021 2020
$ $
(1 day)

Revenue

Rental income from property leases 3,374,521 0
Operating expense recoveries — NZ IFRS 16 Leases 421,094 0
Operating expense recoveries — NZ IFRS 15 Revenue from contracts 13,771 0
for customers

Total Property Operating expenses recovered 434,865 0
Total Revenue 3,809,386 0

The following is a description of principal activities from which the Fund generates revenue.
Property Ownership Services

The Fund provides a suite of services to occupiers of the Fund'’s property, summarised as property ownership
services. The Fund reports revenue from such services in the Property Operating Expenses Recovered line
in the statement of profit or loss and other comprehensive income.

Property ownership services involve the management of the Fund’s investment property leased to customers.
Contracts for property ownership services are often structured so the Fund is reimbursed for subcontracted
vendor costs as well as associated overhead expenses and management fees (operating expense recoveries).
Property ownership services represent a series of distinct daily services rendered over time to deliver the
overall performance obligation of managing the tenancy and property for each customer. The Fund is also
often reimbursed for administrative and sub-contractor costs directly attributable to the properties under
management.

The amount of revenue recognised is presented gross for all property ownership activities (with an offsetting
expense recorded in cost of services provided) as these are reimbursements of costs of third-party services
delivered to customers that are controlled by the Fund, therefore the Fund is considered to be the Principal for
those services. In any instances where the Fund does not control third-party services delivered to the client,
the Fund is considered to be an Agent and therefore reports revenues net of the third-party charges for the
services performed.

The Fund assesses variable consideration, relating to expense recoveries on a contract by contract basis, and
when appropriate, recognises revenue based on Management's assessment of the outcome (using a weighted
probability approach) and historical resuits, if comparable and representative. Using management assessment
and historical results and statistics the Fund recognises revenue if it is deemed probable there will not be
significant reversal in the future.

Accounts Receivable and Loss Allowance for Expected Credit Loss

The Fund records accounts receivable for unconditional rights to consideration arising from performance under
contracts with customers. The carrying value of such receivables, net of the loss allowance represents their
estimated net realisable value. A provision matrix is used to determine the lifetime expected credit loss. The
default rate is based upon historical observed default rates over the expected life and is adjusted for forward
looking estimates. The default rate is reviewed annually. As a practical expedient, the Fund does not adjust
the promised amount of consideration for the effects of a significant financing component when the Fund
expects, at contract inception, that the period between transfer of a promised service to a customer and when
the customer pays for that service will be one year or less. The Fund does not typically include extended
payment terms in contracts with customers.
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13. Revenue continued
Remaining Performance Obligations

Remaining performance obligations relate to future operating expense recoveries to be received over the
remaining contracted lease periods. These recoveries are expected to be materially consistent per owned
property.

14 Related parties

The Fund’s related parties consist of the Manager, the Supervisor and members of key management personnel
of the Manager and the Supervisor. PMG Capital Fund Limited and PMG Investments 2021 Limited is also a
related party of the Fund as it has common Directors as the Manager.

Transactions with related parties — the following transactions occurred with related parties

2021 2020
(1 day)
$ $

Receipt for goods and services from the Manager 76,509
Payment for goods and services:
Payment of Property Fund and management fees to the Manager 264,750 0
Payment of issue and property acquisition costs relating to the raise to the Manager 0 2,180,602
Payment of Administration fees to the Manager 51,000 0
Payment of Performance fees to the Manager 538,412 0
Payment of Leasing Commission fees to the Manager for renewals of leases 62,674 0
Payment of Supervisor Fees 20,090 0

At Balance Date PMG Generation Fund owed the Supervisor $5,790 for fees. (2020: $17,983) and owed the
Manager $30,591.31 for fees. At Balance Date some of the Directors of the Manager held units in PMG
Generation Fund - Denis McMahon held 16,350 units, Nigel Lowe’s Trust held 97,331 units and Scott
McKenzie's Trust held 79,339 units. At Balance Date the Manager owed the Fund $31,119.

During the prior period PMG Generation Fund purchased 32, 32A and 32B Jamaica Drive, Wellington from
PMG Capital Fund Limited. The Purchase Amount was $14,750,000 and was determined by independent
valuation. PMG Capital Fund Limited has a vendor underwrite capped at $300,000 in respect to the rent on
this property for a period of two years from 31 March 2020. In the 2021 year PMG Capital Fund Limited paid
$28,045 to PMG Generation Fund in respect of this underwrite.

The related parties below each held the following units at $1 each in PMG Generation Fund:

PMG Property Funds Management Limited

Held at 1 April 2020 1,458,000
Purchased during the year 1,213,000
Sold during the year (1,564,319)
Held at 31 March 2021 1,106,681
PMG Capital Fund Limited

Held at 1 April 2020 12,500,000
Sold during the year (11,623,458)
Held at 31 March 2021 876,542
PMG Investments 2021 Limited 1,500,000
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15 Lessor Operating Lease

The Fund'’s investment property has the following minimum lease payments receivable under non-cancellable
operating leases:

2021 2020
$ $
Not later than one year 3,271,073 2,938,843
Later than one year and not later than two years 3,157,712 2,457,385
Later than two years and not later than three years 2,683,380 2,217,345
Later than three years and not later than four years 1,832,576 2,217,345
Later than four years and not later than five years 1,432,712 1,832,576
Later than five years 0] 1,432,712
Total lease receivable 12,377,452 13,096,207

The leases are subject to rent reviews and have renewal dates, whereby lessees have the right to renew for
an agreed term.

16 Capital commitments

The Fund has a capital commitment of $70,000 for a gantry at Sharpe Road at 31 March 2021. (2020: Nil
capital commitments).

17 Contingent liabilities
As at 31 March 2021 there were no contingent liabilities.

18 Subsequent events

The Fund intends to put an offer to the market in June 2021. This is to raise approximately $66million to
purchase two more properties valued at $107million. At the time of signing the accounts the purchase
properties are still conditional, so there is a possibility this will not proceed, or the details may vary.

(2020: As per Note 6 PMG Generation Fund had entered into an agreement with PMG Capital Fund
Limited to take over the two ASB Interest Rate Swaps, totaling $14million which have termination dates
of 31 March 2023 and 2 April 2024 respectively. These transferred into PMG Generation Fund’s name
in May 2020 and have been accounted for as a liability in PMG Generation Funds financial statements.
The Fund had agreed Rent relief of approximately $194,000 to help tenants due to the COVID 19 outbreak to-
date. This is covered by Vendor Underwrite.)

19 Comparison to prospective financial statemenis

As per the product disclosure statement (PDS) OFR12827 dated 20 February 2020, a comparison
to the prospective financial statements has been prepared.

The key differences between actuals and the PDS are a result of the fair value of investment property
and Interest Rate Swaps were not included in the PDS. An extra one million units were issued than in
the PDS, which meant borrowings were less than forecast and so interest costs were less than forecast.

The Performance fee was also not included in the PDS, as this is tied to the performance of the Fund
which is in part derived from the aforementioned fair value movements. This gave a variation in expenses
and payables.
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19 Comparison to prospective financial statements continued

Statement of Comprehensive Income
For the Year ended 31 March 2021

Note
Revenue 13

Expenses

Audit of Financial Statements

Property operating expenses

Property and Fund management fees

Property and Fund Management performance fee
Supervisor fees

Administrative

Operating profit/(loss) before finance costs and fair value changes
Interest Received
Interest Expense

Net finance costs

Increase/(decrease) in fair value of investment property 7
Fair value movement on derivative financial instruments 6

Net profit/(loss) for the year
Other Comprehensive Income

Total comprehensive income for the year

b
|29

2021 2021 PDS 2021
Actual Forecast Variance
$ $
3,809,386 3,672,944 136,442
26,000 20,000 6,000
620,492 493,532 126,960
264,750 267,867 (3,117)
536,412 0 536,412
20,090 26,787 (6,697)
59,529 54 474 5,055
1,627,273 862,660 664,613
2,282,113 2,810,284 (5628,171)
0 0 0
(731,934) (875,875) 143,941
(731,934) (875,875) 143,941
5,048,979 0 5,048,979
84,373 0 84,373
6,683,531 1,934,409 4,749,122
0 0 0
6,683,531 1,934,409 4,749,122
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19 Comparison to prospective financial statements continued

Statement of Changes in Equity
For the Year ended 31 March 2021

2021

Balance at 1 April 2020

Net profit for the year and total comprehensive income

Transactions with investors in their capacity as investors:

Distributions to investors

Balance at 31 March 2021

Product Disclosure Statement Forecast 2021
Balance at 1 April 2020

Net profit for the year and total comprehensive income

Transactions with investors in their capacity as investors:

Distributions to investors

Balance at 31 March 2021

23

Issued Units Retained Total
earnings equity
$ $ $
32,515,774 (1,338,046) 31,177,728
0 6,683,531 6,683,531
0 (1,971,996) (1,971,996)
32,515,774 3,373,489 35,889,263
Issued Units Retained Total
earnings equity
$ $ $
31,630,724 (1,071,052) 30,559,672
0 1,934,409 1,934,409
0 (1,914,000) (1,914,000)
31,630,724 (1,050,643) 30,580,081
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18 Comparison to prospective financial statements continued

Statement of Financial Position
As at 31 March 2021

2021 2021 PDS 2021
Actual Forecast Variance
Note $ $ $
Assets
Current assets
Cash and cash equivalents 4 459,201 590,151 (130,950)
Trade and other receivables 10 53,667 0 53,667
Other current assets 8 95,946 43,914 52,032
Total current assets 608,813 634,065 (25,252)
Non-current assets
Investment properties 7 58,103,771 53,170,000 4,933,771
Total non-current assets 58,103,771 53,170,000 4,933,771
Total assets 58,712,584 53,804,065 4,908,519
Liabilities
Current liabilities
Trade and other payables 9 793,543 114,484 679,059
Distribution Payable 9 164,333 159,500 4,833
Derivative financial instruments 6 265,445 0 265,445
Total current liabilities 1,223,321 273,984 949,337
Non-current liabilities
Borrowings 11 21,600,000 22,950,000 (1,350,000)
Total non-current liabilities 21,600,000 22,950,000 (1,350,000)
Total liabilities 22,823,321 23,223,984 (400,663)
Net assets 35,889,263 30,580,081 5,309,182
Equity
Issued units 5 32,515,774 31,630,724 885,050
Retained earnings 3,373,489 (1,050,643) 4,424 132

Total equity 35,889,263 30,580,081 5,309,182
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19 Comparison to prospective financial statements continued

Statement of Cash Flows
For the Year ended 31 March 2021

Cash flows from operating activities
Cash was provided from:

Receipts from customers

Interest income

Cash was applied to:

Payments to suppliers

Interest and other finance costs paid
GST received/(paid)

Net cash inflow/(outflow) from operating activities

Cash flows from investing activities
Cash was applied to:
Purchase of investment property and capital expenditure

Net cash inflow/(outflow) from investing activities

Cash flows from financing activities
Cash was provided from:

Proceeds from issue of share capital
Proceeds from borrowings

Cash was applied to:
Unit issue transaction costs
Distributions to investors

Net cash inflow/(outflow) from financing activities

Net increase in cash and cash equivalents
Cash and cash equivalents at the start of the financial
year

Cash and cash equivalents at the end of the financial
year

ra
U

2021 2021 PDS 2021
Forecast Variance
Note $ $ $
4,218,263 3,629,029 589,234
0 0 0
(1,499,547) (793,855) (705,692)
(731,933) (875,875) 143,942
375,729 354,594 21,135
12 2,362,512 2,313,893 48,619
(104,792) (220,000) 115,208
(104,792) (220,000) 115,208
0 0 0
0 200,000 (200,000)
0 0 0
(1,807,663) (1,754,500) (63,163)
(1,807,663) (1,554,500) (253,163)
450,057 539,393 (89,336)
9,144 50,758 (41,614)
4 459,201 590,151 (130,950)
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INDEPENDENT AUDITOR’S REPORT

To the Investors of PMG Generation Fund

Report on the Audit of the Financial Statements

Opinion

We have audited the financial statements of PMG Generation Fund (‘the Fund') on pages 2 to 25, which comprise the
statement of financial position as at 31 March 2021, and the statement of comprehensive income, statement of
changes in equity and statement of cash flows for the year then ended, and notes to the financial statements, including

significant accounting policies.

In our opinion, the accompanying financial statements present fairly, in all material respects, the financial position of
the Fund as at 31 March 2021, and its financial performance and its cash flows for the year then ended in accordance

with New Zealand Equivalents to International Financial Reporting Standards ('NZ IFRS').

Our report is made solely to the Investors of the Fund. Our audit work has been undertaken so that we might state to
the Investors of the Fund those matters 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 Investors

of the Fund as a body, for our audit work, for our report or for the opinions we have formed.

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
Financial Statements section of our report. We are independent of the Fund in accordance with Professional and
Ethical Standard 1 (Revised) Infernational Code of Ethics for Assurance Practitioners (including International
Independence Standards) (New Zealand) issued by the New Zealand Auditing and Assurance Standards Board and
the International Ethics Standards Board for Accountants’ Code of Ethics for Professional Accountants ('IESBA
Code’), and we have fulfilled our other ethical responsibilities in accordance with these requirements and the IESBA
Code. 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 and provider of other assurance services we have no relationship with, or interests in,

the Fund. The provision of these other assurance services has not impaired our independence.

Key Audit Matters
Key audit matters are those matters that, in our professional judgement, were of most significance in our audit of the
financial statements of the current year. These matters were addressed in the context of our audit of the financial

statements as a whole, and in forming our opinion thereon, and we do not provide a separate opinion on these matters.
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Key audit matters are selected from the matters communicated with the Directors of the Fund’s Manager, but are not

intended to represent all matters that were discussed with them.

VALUATION OF INVESTMENT PROPERTIES

As disclosed within Note 7, the Fund owns 5
investment properties situated within the Hamilton,
Wellington and Christchurch areas. The market value
of the properties as at 31 March 2021 was $58.10m
which is represented in the statement of financial
position by Investment Property which makes up 99%
of the total assets of the Fund.

All of the properties had a valuation carried out by
independent valuers (disclosed in Note 7) to value the
property at 31 March 2021. The valuers engaged by
the Fund performed their work in accordance with the
International Valuation Standards and the Australia

and New Zealand Valuation and Property Standards.

We identified the valuation of investment property as a
key audit matter, as the fair value involves significant
judgement and estimation, particularly in selecting the
appropriate valuation methodology and in determining
the underlying assumptions. The valuations are
sensitive to key assumptions applied, including the
capitalisation rate, discount rate, and terminal vyield

rate.

Due to the nature of the properties the valuers consider
other market information when determining a market

value for the properties.

The Fund has adopted the assessed values

determined by the valuers.

Our procedures in relation to management’s valuation of investment

properties amongst others included:

= Reviewing the valuation reports for the Fund's investment
properties, which have been used to form an estimate at
halance date. We confirmed the valuation approaches for the
properties were in accordance with professional valuation
standards and IFRS 13 Fair Value Measurement and were
suitable for determining the carrying value of the investment
property as at 31 March 2021;

= Evaluating the independent external valuers’ competence,
capabilities and objectivity including an assessment of the
valuers' qualifications and expertise and their terms of
engagement with the Fund to determine whether there were
any matters that might have affected their objectivity or may

have imposed scope limitations upon their work;

= Assessing the methodologies used and the appropriateness of
the key assumptions based on comparison to similar
investment properties and valuations prepared by other valuers

for similar property types, and/or market data available;

= On a sample basis, reviewing the accuracy and relevance of
the input data used, and assessing its consistency with

information obtained during the audit;

= Evaluating the disclosures relating to the investment property
valuations included in Note 7 of the financial statements. We
obtained confirmation from the valuers that reliance could be

placed on the valuations for audit purposes.
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Responsibilities of Directors of the Fund for the Financial Statements

The Directors of the Fund's Manager, PMG Property Funds Management Limited, are responsible on behalf of the Fund for
the preparation and fair presentation of the financial statements in accordance with NZ IFRS, and for such internal
control as Directors of the Fund's Manager determine is necessary to enable the preparation of the financial statements

that are free from material misstatement, whether due to fraud or error.

In preparing the financial statements, the Directors of the Fund's Manager are responsible on behalf of the Fund for
assessing the Fund’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 Investors either intend to liquidate the Fund or to cease

operations, or have no realistic alternative but to do so.

Auditor’s Responsibilities for the Audit of the Financial Statements

Our objectives are to obtain reasonable assurance about whether the 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 economic

decisions of users taken on the basis of these financial statements.
A further description of the auditor's responsibilities for the audit of the financial statements is located at the External
Reporting Board's website at:

https://xrb.govt.nz/standards-for-assurance-practitioners/auditors-responsibilities/audit-report-2/

The engagement partner on the audit resulting in this independent auditor’s report is L M Stirling.

BAKER TILLY STAPLES RODWAY AUDIT LIMITED
Tauranga, New Zealand
25 May 2021
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