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Valuation Summary 

Property Summary 

Adopted Market Value – In One Line 

Eighty Six Million Dollars 

(NZ$86,000,000) plus GST (if any) 
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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 



21 May 2019

 
 
 

bayleys.co.nz 8 

2. Property Details 

2.1 Legal Description 

2 Banks Road  

• 

• 

• 

• 

• 
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2 Banks Road (7473 State Highway 27)  

• 

• 

• 

• 

• 

16 Banks Road  

• 

• 

• 

7481 State Highway 27 

• 

• 

• 

• 

• 
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25 Okauia Springs Road 

• 

• 

• 

• 

• 

111 Pohlens  

• 

• 

• 

207 Mowbrey  

• 

• 
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• 

• 

• 

594 Waihekau  

• 

• 

• 

• 

• 

• 

• 

• 

• 

• 

• 

• 

• 

• 
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668 Waihekau  

• 

• 

• 

• 

• 

• 

• 

• 

• 
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903 Leslie Road  

• 

• 

• 

• 

• 
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2.2 Property Description 

903 Leslie Road, Putaruru 
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Tower Road (25 Okauia Springs Road), Matamata 



21 May 2019

 
 
 

bayleys.co.nz 16 

111AC Pohlen Road, Matamata 



21 May 2019

 
 
 

bayleys.co.nz 17 

207 Mowbray Road, Waharoa 
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2 Banks Road, Matamata 
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594 Waihekau Road, Waitoa 
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2.3 Zoning  
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• 
• 
• 
• 
• 
• 
• 
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South Waikato District 
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2.4 Highest and Best Use 
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3. Environmental and Statutory 

3.1 Earthquake Compliance 

• 

• 

• 

• 

• 

• 

• 
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Banks Road 

624 Waihekau Road 

Balance Properties 

3.2 Contamination 
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3.3 Asbestos 
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3.4 Building Warrant of Fitness 

3.5 Statutory Valuation 

903 Leslie Road 

2 Banks Road (SA1429/64 and SA20B/540) 

111AC Pohlen Road  

16 Banks Road 
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668 Waihekau Road 

25 Okauia Springs Road 

594 Waihekau Road (Lot 2: DP 446379) 

207 Mowbray Road 
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4. Improvements 

4.1 Property Description 

4.2 Accommodation Details  

Banks Road (Hatchery) 
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Pohlen Road (Breeder Farm)  
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Mowbray Road (Breeder Farm)  

Okauia Springs Road (Breeder Farm) 
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Leslie Road (Breeder Farm) 

Waihekau Road (Processing Plant and Irrigation)  



21 May 2019

 
 
 

bayleys.co.nz 33 



21 May 2019

 
 
 

bayleys.co.nz 34 



21 May 2019

 
 
 

bayleys.co.nz 35 

 

Condition & Repair 
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4.3 Floor Areas 

2 Banks Road  
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Pohlen Road 
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Mowbray Road 



21 May 2019

 
 
 

bayleys.co.nz 39 

Leslie Road 
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Waihekau Road 
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Okauia Springs Road 
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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 

Monthly Tenancies 

Arrears 

Summary 
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6. Financial Summary 

6.1 Lease Expiry Analysis 

6.2 Operating Expenditure 
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6.3 Capital Expenditure 
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7. Market Overview 

7.1 Economic Outlook 

Introduction 

Migration 

Political 
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Interest Rates & Inflation 

New Zealand Dollar 

Investment & Construction 

Summary 
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7.2 Rural Market Commentary 



21 May 2019

 
 
 

bayleys.co.nz 53 

Source: Dairy NZ

Source: REINZ

Source: Statistics New Zealand
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Source: REINZ

Source: REINZ

Source: Statistics New Zealand

Source: Statistics New Zealand
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8. Rental Evidence 

8.1 Rental Evidence 
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Coolstore 
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Summary 

Industrial 
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Market Rental Conclusion 
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9. Sales Evidence 

9.1 Portfolio Sales  
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9.2 Coolstore Sales Transactions 

8 Paerangi Place, Tauriko 

43 Alderson Drive, Palmerston North 

132 Portage Road, Otahuhu 

‐
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7 Armstrong Road, Albany 

7 Bancroft Crescent, Glendene 

80 Langley Road, Wiri 

5 Autumn Place, Penrose 

134 Wairoa Road, Te Puna, Western Bay of Plenty 
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418 Old Coach Road, Paengaroa 

34 Portside Drive, Mt Maunganui, Tauranga 
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9.3 Hamilton Industrial / High Value Commercial Sales 

9 Innovation Way, Northgate 

²
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700 Te Rapa Road, Te Rapa 

33 Vickery Street, Te Rapa 

640-660 Arthur Porter Drive, Burbush 

62 Church Road, Pukete 

96 Ulster Street, Whitiora 

37 Kaimiro Street, Pukete 



21 May 2019

 
 
 

bayleys.co.nz 67 

524 Te Rapa Road, Te Rapa 

25 Sheffield Street, Te Rapa 

ANZ Centre, 21 Grantham Street, CBD  

163 Maui Street, Te Rapa 

Corrections Building, 150 London Street 

MOE & RD 1 Building, Te Rapa Road 
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9.4 Australian Agricultural Sales 

27 Property Portfolio, NSW, VIC, TAS, QLD, SA, and WA 

Nelson Road, Cardiff, New South Wales 
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Flagstaff Road, Brinkley (Murray Bridge), South Australia 

²

Inghams Hatchery, 35 Mary Street, Pakenham, Victoria 
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Inghams Hatchery, Lot 2 Menangle Road, Razorback (Maldon), New South Wales 

Allied Pinnacle Mills – 10 Property Agri-Indusrtial Portfolio 
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9.5 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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11.2 Discounted Cash Flow Method 

• 

• 

• 

• 
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11.3 Summary of Valuation Approaches 

Market Value adopt $86,000,000 
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12. Valuation Conclusion 

‘In One Line’ 

Eighty Six Million Dollarrs 

(NZ$86,000,000) 

12.1 Valuation Analysis – 10 Year Basis 

12.2 Mortgage Recommendation 
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12.3 Signatory 

Carl Waalkens Nick Thacker  

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

• 
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RECORD OF TITLE

UNDER LAND TRANSFER ACT 2017

FREEHOLD

Date Issued 04 May 1976
South AucklandLand Registration District

SA20B/540

Interests

B366110 Gazette Notice declaring State Highway No.27 fronting the within land to be a limited access road -

6.9.1996 at 12.20 pm

B378008 Certificate pursuant to Section 91 Transit New Zealand Act 1989 - 8.11.1996 at 11.26 am

9772716.3 Lease Term 15 years commencing 18 July 2014 (right of renewal) CT 663012 issued - 18.7.2014 at 4:30

pm

9772716.9 Mortgage to ANZ Bank New Zealand Limited - 18.7.2014 at 4:30 pm

11013525.1 Mortgage to Geoffrey Alexander Cumming - 24.1.2018 at 3:32 pm

Registered Owners

Caniwi Properties (Waikato) Limited

Estate Fee Simple

Area 4854 square metres more or less

Legal Description Lot 1 Deposited Plan South Auckland

22046

Prior References

SA15A/1066

Search Copy

Identifier

Transaction Id 56959543

Client Reference btesnado001

Search Copy Dated 15/04/19 3:26 pm, Page 1 of 1

Register Only





RECORD OF TITLE

UNDER LAND TRANSFER ACT 2017

FREEHOLD

Date Issued 20 February 1986
South AucklandLand Registration District

SA35C/434

Interests

Subject to Section 308 (4) Local Government Act 1974

Appurtenant hereto is a right of way created by Transfer 127245 (affects Lot 1 DPS 26666)

9772716.6 Lease Term 15 years commencing 18 July 2014 (right of renewal) CT 663016 issued - 18.7.2014 at 4:30

pm

9772716.13 Mortgage to ANZ Bank New Zealand Limited - 18.7.2014 at 4:30 pm

11013525.1 Mortgage to Geoffrey Alexander Cumming - 24.1.2018 at 3:32 pm

Registered Owners

Caniwi Properties (Waikato) Limited

Estate Fee Simple

Area 3.4358 hectares more or less

Legal Description Lot 1 Deposited Plan South Auckland

26666 and Lot 1 Deposited Plan South

Auckland 39731

Prior References

SA212/223 SA25B/1317

Search Copy

Identifier

Transaction Id 56959543

Client Reference btesnado001

Search Copy Dated 15/04/19 3:27 pm, Page 1 of 1

Register Only







RECORD OF TITLE

UNDER LAND TRANSFER ACT 2017

FREEHOLD

Date Issued 19 May 1988
South AucklandLand Registration District

SA41B/801

Interests

Subject to Section 8 Mining Act 1971

Subject to Section 5 Coal Mines Act 1979

9772716.8 Lease Term 15 years commencing 18 July 2014 (right of renewal) CT 663018 issued - 18.7.2014 at 4:30

pm

9772716.15 Mortgage to ANZ Bank New Zealand Limited - 18.7.2014 at 4:30 pm

11013525.1 Mortgage to Geoffrey Alexander Cumming - 24.1.2018 at 3:32 pm

Registered Owners

Caniwi Properties (Waikato) Limited

Estate Fee Simple

Area 67.2300 hectares more or less

Legal Description Section 6 Block VIII Patetere North

Survey District

Prior References

SA39B/73

Search Copy

Identifier

Transaction Id 56959543

Client Reference btesnado001

Search Copy Dated 15/04/19 3:28 pm, Page 1 of 1

Register Only





RECORD OF TITLE
UNDER LAND TRANSFER ACT 2017

FREEHOLD

Date Issued 08 October 2012
South AucklandLand Registration District

562237

Interests

Subject to Section 59 Land Act 1948 (affects parts formerly Lot 1 DPS 25337 & Lot 1 DPS 82390)

Subject to Section 8 Coal Mines Amendment Act 1950 (affects part formerly Lot 1 DPS 25337 & Lot 1  DPS
82390)

Subject to a water right over parts marked A, C, E, F, G, I & K on DP 446379 created by Transfer H808565.2 -
14.7.1988 at 11.35 am

Appurtenant to part formerly Lot 1 DPS 25337 is a water right created by Transfer H808565.2 - 14.7.1988 at 11.35
am

Appurtenant to parts formerly Lot 1 DPS 25337 & Lot 1 DPS 82390 is a right to convey water created by Transfer
H834043 - 8.11.1988 at 9:05 am

Subject to a right (in gross) to convey electricity, telecommunications & computer media over parts marked E, G,
H & J on DP 446379 in favour of Powerco Limited created by Easement Instrument 9185671.2 - 8.10.2012 at 9:51
am

The easements created by Easement Instrument 9185671.2 are subject to Section 243 (a) Resource Management
Act 1991

Subject to a right of way over parts marked B & C and a right to convey water over part marked E, all on DP
446379 created by Easement Instrument 9185671.3 - 8.10.2012 at 9:51 am

Some of the easements created by Easement Instrument 9185671.3 are subject to Section 243 (a) Resource
Management Act 1991 (see DP 446379)

Land Covenant in Easement Instrument 9185671.4 - 8.10.2012 at 9:51 am

Land Covenant in Easement Instrument 9128310.3 - 28.11.2012 at 1:37 pm

9772716.4 Lease Term 15 years commencing 18 July 2014 (right of renewal) CT 663013 issued - 18.7.2014 at 4:30
pm

9772716.10 Mortgage to ANZ Bank New Zealand Limited - 18.7.2014 at 4:30 pm

11013525.1 Mortgage to Geoffrey Alexander Cumming - 24.1.2018 at 3:32 pm

Registered Owners
Caniwi Properties (Waikato) Limited

Estate Fee Simple

Area 30.6710 hectares more or less

Legal Description Lot 2 Deposited Plan 446379

Prior References
SA29C/703 SA63B/932

Search Copy

Identifier

Transaction Id 56960363

Client Reference roatham001

Search Copy Dated 15/04/19 2:59 pm, Page 1 of 1

Register Only







RECORD OF TITLE

UNDER LAND TRANSFER ACT 2017

FREEHOLD

Date Issued 19 October 1984
South AucklandLand Registration District

SA32B/885

Interests

Land Covenant in Easement Instrument 7626075.7 - 22.11.2007 at 9:00 am

9772716.7 Lease Term 15 years commencing 18 July 2014 (right of renewal) CT 663017 issued - 18.7.2014 at 4:30

pm

9772716.14 Mortgage to ANZ Bank New Zealand Limited - 18.7.2014 at 4:30 pm

11013525.1 Mortgage to Geoffrey Alexander Cumming - 24.1.2018 at 3:32 pm

11058874.1 Compensation Certificate pursuant to Section 19 Public Works Act 1981 by Matamata-Piako District

Council - 15.3.2018 at 8:54 am

Registered Owners

Caniwi Properties (Waikato) Limited

Estate Fee Simple

Area 20.2340 hectares more or less

Legal Description Lot 2 Deposited Plan South Auckland

36707

Prior References

SA26D/1291

Search Copy

Identifier

Transaction Id 56959543

Client Reference btesnado001

Search Copy Dated 15/04/19 3:29 pm, Page 1 of 1

Register Only





RECORD OF TITLE

UNDER LAND TRANSFER ACT 2017

FREEHOLD

Date Issued 17 December 1953
South AucklandLand Registration District

SA1049/235

Interests

Appurtenant hereto are drainage rights created by Transfer 301813 (formerly Lot 4 plan 23161)

Subject to Section 59 Land Act 1948

Subject to Section 8 Coal Mines Amendment Act 1950

Appurtenant hereto are drainage rights created by Transfer 254088 (formerly Lot 4 plan 23161)

Appurtenant hereto are drainage rights created by Transfer 254087 (affects part formerly Lot 4 plan 23161)

Subject to a right (in gross) to convey gas easement over part marked C on DP 333966 in favour of NGC New

Zealand Limited created by Easement Instrument 6950612.1 - 18.7.2006 at 9:00 am

9772716.4 Lease Term 15 years commencing 18 July 2014 (right of renewal) CT 663013 issued - 18.7.2014 at 4:30

pm

9772716.11 Mortgage to ANZ Bank New Zealand Limited - 18.7.2014 at 4:30 pm

11013525.1 Mortgage to Geoffrey Alexander Cumming - 24.1.2018 at 3:32 pm

Registered Owners

Caniwi Properties (Waikato) Limited

Estate Fee Simple

Area 31.8816 hectares more or less

Legal Description Section 19 Block IV Maungakawa Survey

District

Prior References

SAPR207/9

Search Copy

Identifier

Transaction Id 56959543

Client Reference btesnado001

Search Copy Dated 15/04/19 3:31 pm, Page 1 of 1

Register Only





RECORD OF TITLE

UNDER LAND TRANSFER ACT 2017

FREEHOLD

Date Issued 07 March 1958
South AucklandLand Registration District

SA1429/65

Interests

9772716.3 Lease Term 15 years commencing 18 July 2014 (right of renewal) CT 663012 issued - 18.7.2014 at 4:30

pm

9772716.9 Mortgage to ANZ Bank New Zealand Limited - 18.7.2014 at 4:30 pm

11013525.1 Mortgage to Geoffrey Alexander Cumming - 24.1.2018 at 3:32 pm

Registered Owners

Caniwi Properties (Waikato) Limited

Estate Fee Simple

Area 1012 square metres more or less

Legal Description Lot 1 Deposited Plan South Auckland

5018

Prior References

SA637/271

Search Copy

Identifier

Transaction Id 56959543

Client Reference btesnado001

Search Copy Dated 15/04/19 3:33 pm, Page 1 of 1

Register Only





RECORD OF TITLE

UNDER LAND TRANSFER ACT 2017

FREEHOLD

Date Issued 12 November 1986
South AucklandLand Registration District

SA37C/231

Interests

9772716.5 Lease Term 15 years commencing 18 July 2014 (right of renewal) CT 663015 issued - 18.7.2014 at 4:30

pm

9772716.12 Mortgage to ANZ Bank New Zealand Limited - 18.7.2014 at 4:30 pm

11013525.1 Mortgage to Geoffrey Alexander Cumming - 24.1.2018 at 3:32 pm

Registered Owners

Caniwi Properties (Waikato) Limited

Estate Fee Simple

Area 24.2525 hectares more or less

Legal Description Lot 1 Deposited Plan South Auckland

42073

Prior References

SA496/234

Search Copy

Identifier

Transaction Id 56959543

Client Reference btesnado001

Search Copy Dated 15/04/19 3:34 pm, Page 1 of 1

Register Only





RECORD OF TITLE

UNDER LAND TRANSFER ACT 2017

FREEHOLD

Date Issued 07 March 1958
South AucklandLand Registration District

SA1429/64

Interests

B366110 Gazette Notice declaring the adjoining State Highway No. 27 fronting the within land to be a limited

access road - 6.9.1996 at 12.20 pm

B378008 Notice pursuant to Section 91 Transit New Zealand Act 1989 authorising a crossing place to and from a

Limited Access Road  - 8.11.1996 at 11.26 am

9772716.3 Lease Term 15 years commencing 18 July 2014 (right of renewal) CT 663012 issued - 18.7.2014 at 4:30

pm

9772716.9 Mortgage to ANZ Bank New Zealand Limited - 18.7.2014 at 4:30 pm

11013525.1 Mortgage to Geoffrey Alexander Cumming - 24.1.2018 at 3:32 pm

Registered Owners

Caniwi Properties (Waikato) Limited

Estate Fee Simple

Area 883 square metres more or less

Legal Description Lot 2 Deposited Plan South Auckland

5018

Prior References

SA637/271

Search Copy

Identifier

Transaction Id 56959543

Client Reference btesnado001

Search Copy Dated 15/04/19 3:35 pm, Page 1 of 1

Register Only





RECORD OF TITLE

UNDER LAND TRANSFER ACT 2017

FREEHOLD

Date Issued 14 April 1977
South AucklandLand Registration District

SA22A/769

Interests

B366110 Gazette Notice declaring State Highway No 27 fronting the within land to be a limited access road -

6.9.1996 at 12.20 pm

B378008 Certificate pursuant to Section 91 Transit New Zealand Act 1989 - 8.11.1996 at 11.26 am

9772716.3 Lease Term 15 years commencing 18 July 2014 (right of renewal) CT 663012 issued - 18.7.2014 at 4:30

pm

9772716.9 Mortgage to ANZ Bank New Zealand Limited - 18.7.2014 at 4:30 pm

11013525.1 Mortgage to Geoffrey Alexander Cumming - 24.1.2018 at 3:32 pm

Registered Owners

Caniwi Properties (Waikato) Limited

Estate Fee Simple

Area 7.6961 hectares more or less

Legal Description Part Lot 1 Deposited Plan South Auckland

16966

Prior References

SA15A/1066

Search Copy

Identifier

Transaction Id 57153303

Client Reference btesnado001

Search Copy Dated 9/05/19 2:51 pm, Page 1 of 1

Register Only
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Inghams Portfolio
Forbury Property Office & Industrial Valuation Model: Version 11.14.13.0

KEY OUTPUTS VALUATION DATE: 19 JULY 2019

VALUATION DETAILS AREA & OCCUPANCY DETAILS

Interest Valued Weighted Lease Duration By Area -

Weighted Lease Duration By Net Passing Income 20.00 years

INCOME ASSESSMENT NET GROSS VALUATION RECONCILIATION

Passing Income $5,846,588 - $5,846,588 - Initial (Passing) Capitalisation Approach $87,100,000

Passing Income (fully leased) $5,846,588 - $5,846,588 - Market Capitalisation Approach $85,700,000

Market Income $5,566,730 - $5,566,730 - DCF Approach $86,100,000

Outgoings $ pa. - - - - Adopted Market Value $86,000,000

Vacancy Factor - - - - Initial Passing Yield 6.80%

Initial Passing Yield (After Abatements) 6.80%

Industrial Passing Income $5,846,588 - $5,846,588 - Initial Passing Yield (Fully Leased) 6.80%

Industrial Market Income $5,566,730 - $5,566,730 - Equivalent Initial Yield 6.79%

Reversionary Yield 6.47%

CAPITAL EXPENDITURE $ $/m² % of Value Equivalent Market Yield 6.68%

Capital Value $/m² -

Capital Expenditure adopted In Cap Val (24 months) $112,710 - 0.1% 10 Year IRR 7.61%

Capital Expenditure (10 years, inflated) $643,584 - 0.7% 7 Year IRR 7.31%

Capital Expenditure (10 years, PV) $451,814 - 0.5% 5 Year IRR 6.97%

3 Year IRR 6.34%

Capex (10 yrs incl. terminal value allowances, inflated) $781,494 - 0.9% 10 Year Average Cash on Cash (on Gross Investment Capital) 7.41%

Capex (10 yrs incl. terminal value allowances, PV) $709,877 - 0.8%

CAPITALISATION APPROACH

Expiry Allowances for Tenancies expiring before 18-Jul-21 24 months 0%

Market Capitalisation rate 6.950% 6.700% 6.450% Initial (Passing) Capitalisation Rate 6.950% 6.700% 6.450%

Market Capitalisation Value $82,699,860 $85,737,993 $89,009,307 Initial (Passing) Capitalisation Value $84,010,863 $87,149,802 $90,532,070

Rounded Market Capitalisation Value $82,700,000 $85,700,000 $89,000,000 Rounded Initial (Passing) Capitalisation Value $84,000,000 $87,100,000 $90,500,000

DISCOUNTED CASH FLOW APPROACH

Cash Flow period 10 years Sum of Discounted Cash Flows 52.0%

Discount Rate 7.600% Present Value of Terminal Value -

Terminal Capitalisation Rate 7.900% + 120.0 bp spread NPV (before acquisition costs)

Terminal Allowance for Tenancies expirying before 19-Jul-31 24 months Acquisition Costs @ 0.00%

NPV (after acquisition costs)

Assumed WALE By Area (as at 18-Jul-29) - Rounded NPV

Assumed WALE By Net Passing Income (as at 18-Jul-29) 10.00 years

10 YEAR DCF SENSITIVITY MATRIX 10 YEAR IRR SENSITIVITY MATRIX

Discount rate Adopted Value

86,080,207 8.10% 7.85% 7.60% 7.35% 7.10% 0 87,720,000 86,860,000 86,000,000 85,140,000 84,280,000

8.40% 80,955,517 82,284,251 83,643,317 85,033,518 86,455,681 8.40% 6.88% 7.02% 7.17% 7.32% 7.48%

8.15% 82,083,078 83,438,224 84,824,384 86,242,380 87,693,059 8.15% 7.09% 7.24% 7.38% 7.54% 7.69%

7.90% 83,282,009 84,665,239 86,080,207 87,527,758 89,008,758 7.90% 7.31% 7.46% 7.61% 7.76% 7.91%

7.65% 84,559,308 85,972,457 87,418,117 88,897,154 90,410,457 7.65% 7.54% 7.69% 7.84% 7.99% 8.14%

7.40% 85,922,917 87,368,006 88,846,432 90,359,083 91,906,872 7.40% 7.78% 7.93% 8.08% 8.23% 8.38%

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

Total Budgeted Capex - - - - - - - - - - -

Total Sinking Fund 643,584 58,469 59,614 60,807 62,107 63,499 64,927 66,388 67,821 69,279 70,673

Total Refurbishment Allowances - - - - - - - - - - -

Total Capital Expenditure 643,584 58,469 59,614 60,807 62,107 63,499 64,927 66,388 67,821 69,279 70,673

Terminal Capital Expenditure Allowance 137,910 137,910

Total Capital Expenditure (Incl. Allowances) 781,494 58,469 59,614 60,807 62,107 63,499 64,927 66,388 67,821 69,279 208,583

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

CPI 2.12% 2.00% 2.00% 2.15% 2.25% 2.25% 2.25% 2.15% 2.15% 2.00% 2.00%

Statutory Expenses 2.12% 2.00% 2.00% 2.15% 2.25% 2.25% 2.25% 2.15% 2.15% 2.00% 2.00%

Operating Expenses 2.12% 2.00% 2.00% 2.15% 2.25% 2.25% 2.25% 2.15% 2.15% 2.00% 2.00%

Building Capex 2.12% 2.00% 2.00% 2.15% 2.25% 2.25% 2.25% 2.15% 2.15% 2.00% 2.00%

Adopted Outgoings - - - - - - - - - - -

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

Industrial Market Rent Growth - Net 2.12% 2.00% 2.00% 2.15% 2.25% 2.25% 2.25% 2.15% 2.15% 2.00% 2.00%

Industrial Market Rent Growth - Gross 2.12% 2.00% 2.00% 2.15% 2.25% 2.25% 2.25% 2.15% 2.15% 2.00% 2.00%

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

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

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

Downtime months - - - - - - - - - - -

Applied Downtime months - - - - - - - - - - -

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

Gross Incentives % - - - - - - - - - - -

Incentive Probability % - - - - - - - - - - -

Applied Gross Incentives % - - - - - - - - - - -

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

Applied Leasing Costs % - - - - - - - - - - -

Applied Refurbishment Expiry Allowance $/m² - - - - - - - - - -

Net Market Rent (start of period) $/m² - - - - - - - - - -

Gross Market Rent (start of period) $/m² - - - - - - - - - -

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

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

Expiry Profile - - - - - - - - - - - -

Renewal Probability % - - - - - - - - - - -

Downtime months - - - - - - - - - - -

Applied Downtime months - - - - - - - - - - -

Lease term years - - - - - - - - - - -

Gross Incentives % - - - - - - - - - - -

Incentive Probability % - - - - - - - - - - -

Applied Gross Incentives % - - - - - - - - - - -

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

Applied Leasing Costs % - - - - - - - - - - -

Applied Refurbishment Expiry Allowance $/m² - - - - - - - - - -

Net Market Rent (start of period) $/m² - - - - - - - - - -

Gross Market Rent (start of period) $/m² - - - - - - - - - -

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

100%  Freehold
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$44,729,617

$41,350,590

$86,080,207

-

$86,080,207

$86,100,000
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Inghams Portfolio
Forbury Property Office & Industrial Valuation Model: Version 11.14.13.0

Market Income Valuation Date: 19 July 2019

Sundry Income -

Market Income 5,566,730

Add back Outgoings recovered in Net valuation -

Gross Market Income 5,566,730

Less Adopted Outgoings -

Less Ground Rent -

Net Market Income 5,566,730

Less Vacancy Factor -

Net Income 5,566,730

Market Capitalisation Rate 6.950% 6.700% 6.450%

Core Capital Value (fully leased) 80,096,831 83,085,518 86,305,887

Core Capital Value ($/m²) - - -

Capital Value Adjustments

Present Value of Rental Reversions 2,715,739 2,765,184 2,816,130

Capital Value of Special Income - - -

Capital Value of Other Adjustments - - -

Outstanding Incentives - - -

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 (112,710) (112,710) (112,710)

Total Capital Value Adjustments 2,603,029 2,652,474 2,703,420

Capitalised Value 82,699,860 85,737,993 89,009,307

Capitalised Value ($/m²) - - -

Rounded Market Capitalisation Value 82,700,000 85,700,000 89,000,000

Rounded Capitalised Value ($/m²) - - -

Resultant Yield 6.73% 6.50% 6.25%

Adopted Value 86,000,000

Initial Passing Yield 6.80%

Initial Passing Yield (Fully Leased) 6.80%

Equivalent Initial Yield 6.79%

Equivalent Market Yield 6.68%

Capital Value ($/m²) -
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Inghams Portfolio Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

Valuation Date: 19 July 2019

Base Passing Rent

Car Parking - - - - - - - - - -

Base Passing Rent 5,846,906 5,961,410 6,080,661 6,210,653 6,349,876 6,492,748 6,638,818 6,782,104 6,927,893 7,067,314

Base Passing Rent

Secured rent 5,846,906 5,961,410 6,080,661 6,210,653 6,349,876 6,492,748 6,638,818 6,782,104 6,927,893 7,067,314

Speculative rent - - - - - - - - - -

Base Passing Rent 5,846,906 5,961,410 6,080,661 6,210,653 6,349,876 6,492,748 6,638,818 6,782,104 6,927,893 7,067,314

Recoveries

Secured recoveries - - - - - - - - - -

Speculative recoveries - - - - - - - - - -

Recoveries - - - - - - - - - -

Other Income

Sundry Income - - - - - - - - - -

Special Income - - - - - - - - - -

Other Adjustments - - - - - - - - - -

Total Income 5,846,906 5,961,410 6,080,661 6,210,653 6,349,876 6,492,748 6,638,818 6,782,104 6,927,893 7,067,314

Outgoings

Statutory expenses - - - - - - - - - -

Operating expenses - - - - - - - - - -

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

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

Outgoings - - - - - - - - - -

Net Income (fully leased) 5,846,906 5,961,410 6,080,661 6,210,653 6,349,876 6,492,748 6,638,818 6,782,104 6,927,893 7,067,314

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

Net Income 5,846,906 5,961,410 6,080,661 6,210,653 6,349,876 6,492,748 6,638,818 6,782,104 6,927,893 7,067,314

Allowances

Outstanding Incentives - - - - - - - - - -

Future Incentives - - - - - - - - - -

Leasing Costs - - - - - - - - - -

Allowances - - - - - - - - - -

Net Income before Capital Expenditure 5,846,906 5,961,410 6,080,661 6,210,653 6,349,876 6,492,748 6,638,818 6,782,104 6,927,893 7,067,314

Capital Expenditure

Budgeted Capex - - - - - - - - - -

Sinking Fund 58,469 59,614 60,807 62,107 63,499 64,927 66,388 67,821 69,279 70,673

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

Capital Expenditure 58,469 59,614 60,807 62,107 63,499 64,927 66,388 67,821 69,279 70,673

Net Income after Capital Expenditure 5,788,437 5,901,796 6,019,854 6,148,546 6,286,377 6,427,821 6,572,430 6,714,283 6,858,614 6,996,641

Terminal Valuation (Start Year 11)

Gross Market Income 6,866,033

Less Adopted Outgoings -

Net Market Income 6,866,033

Less Vacancy Factor -

Net Income 6,866,033

Discount Rate 7.600%

Terminal Capitalisation Rate 7.900%

Core Capital Value (fully leased) 86,911,810

Present Value of Rental Reversions 1,002,618

Capital Value of Special Income -

Capital Value of Other Adjustments -

Outstanding Incentives -

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 (137,910)

Capital Value Adjustments 864,709

Capitalised Value 87,776,519

Disposal Costs @ 2.00% (1,755,530)

Net Sale Proceeds 86,020,988

Sum of Discounted Cash Flows 44,729,617

Present Value of Terminal Value 41,350,590

NPV (before acquisition costs) 86,080,207

Less Acquisition Costs @ 0.00% -

NPV (after acquisition costs) 86,080,207

Rounded NPV 86,100,000

Running Yield * 10 yr avg 7.53% 6.93% 7.06% 7.19% 7.32% 7.46% 7.59% 7.73% 7.87% 8.01% 8.15%

Running Yield (before Capex & Adjustments) 10 yr avg 7.61% 7.00% 7.13% 7.27% 7.40% 7.53% 7.67% 7.81% 7.95% 8.09% 8.23%

Running Yield (after Capex & Adj, over Gross Investment Capital) 10 yr avg 7.41% 6.73% 6.86% 7.00% 7.15% 7.31% 7.47% 7.64% 7.81% 7.98% 8.14%

Running IRR 4.05% 5.69% 6.34% 6.72% 6.97% 7.17% 7.31% 7.43% 7.52% 7.61%

* Running Yield is calculated using the current value in that year as the denominator
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Inghams Portfolio
Forbury Property Office & Industrial Valuation Model: Version 11.14.13.0

TENANCY DETAILS VALUATION DATE: 19 JULY 2019 LEASE TERMS AND REVIEW INFORMATION PASSING RENTALS MARKET RENTALSTotal - - 5,846,588 - 5,566,730 - 2,765,184

2 Banks Road Industrial Industrial - - 25.0 18-Jul-14 18-Jul-39 18-Jul-20 CPI 20.0 Net 428,978.06 - 420,000 - 59,579

903 Leslie Road Industrial Industrial - - 25.0 18-Jul-14 18-Jul-39 18-Jul-20 CPI 20.0 Net 993,602.39 - 943,922 - 496,214

Pohlen Road Industrial Industrial - - 25.0 18-Jul-14 18-Jul-39 18-Jul-20 CPI 20.0 Net 625,391.41 - 594,122 - 312,326

Waihekau Road Industrial Industrial - - 25.0 18-Jul-14 18-Jul-39 18-Jul-20 CPI 20.0 Net 3,204,359.06 - 3,044,141 - 1,600,287

Mowbray Road Industrial Industrial - - 25.0 18-Jul-14 18-Jul-39 18-Jul-20 CPI 20.0 Net 191,935.83 - 182,339 - 95,855

Okauia Springs Road Industrial Industrial - - 25.0 18-Jul-14 18-Jul-39 18-Jul-20 CPI 20.0 Net 402,321.55 - 382,205 - 200,923

Total - - 5,846,588.31 - 5,566,730 - 2,765,184

By Renewal Type

Industrial - - 20.0 5,846,588 - 5,566,730 - 2,765,184

Car Parking - - - - - - - -

Total - - 5,846,588 - 5,566,730 - 2,765,184

* Remaining Term (years) represents sub-totals for selected tenants weighted by Net Market Income
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Inghams Portfolio
Forbury Property Office & Industrial Valuation Model: Version 11.14.13.0

INCOME ASSESSMENT AREA SUMMARY VALUATION DATE: 19 JULY 2019

Occupied Areas Passing Market % Market Variance Car Spaces NLA (m²) % Occupied (m²) Vacant (m²) Vacant %

Industrial $5,846,588 - $5,566,730 - 100.0% 5.0% Industrial - - - - - -

Car Parking - $0/bay - $0/bay - - Car Parking - - - - - -

Sundry Income - - - - - - Total NLA - - - - - -

Outgoings Recoveries - - - - - -

Gross Income $5,846,588 - $5,566,730 - 100.0% 5.0%

Vacant Tenant Areas (Gross) - - - - -

Vacant Car Parking - $0/bay - $0/bay -

Vacant Other - - - - -

Gross Income (fully leased) $5,846,588 - $5,566,730 - 5.0%

Statutory Expenses - - - - -

Operating Expenses - - - - -

Non-recoverable Expenses - - - - -

Less Outgoings - - - - -

Net Income (fully leased) $5,846,588 - $5,566,730 - 5.0%

Less Vacancy Factor - - - - -

Net Income $5,846,588 - $5,566,730 - 5.0%

MAJOR TENANTS AREA SUMMARY

Net Passing Net Market % Market Variance # Tenants NLA (m²) %

Waihekau Road $3,204,359 - $3,044,141 - 54.7% 5.3% Waihekau Road 1 - -

903 Leslie Road $993,602 - $943,922 - 17.0% 5.3% 903 Leslie Road 1 - -

Pohlen Road $625,391 - $594,122 - 10.7% 5.3% Pohlen Road 1 - -

2 Banks Road $428,978 - $420,000 - 7.5% 2.1% 2 Banks Road 1 - -

Okauia Springs Road $402,322 - $382,205 - 6.9% 5.3% Okauia Springs Road 1 - -

Mowbray Road $191,936 - $182,339 - 3.3% 5.3% Other tenants 1 - -

Sundry Income - - - - Sundry Income - - -

Net Income $5,846,588 - $5,566,730 - 100.0% 5.0% Total NLA 6 - -
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Inghams Portfolio Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

Capital Expenditure Valuation Date: 19 July 2019

Sinking Fund 58,469 59,614 60,807 62,107 63,499 64,927 66,388 67,821 69,279 70,673

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

Total Capital Expenditure 58,469 59,614 60,807 62,107 63,499 64,927 66,388 67,821 69,279 70,673

Total 10 year capital expenditure 643,584

Total 10 year capital expenditure ($/m²) -

Terminal Valuation (Start Year 11)

Budgeted Capital Expenditure -

Sinking Fund (24 mths) 137,910

Refurbishment on Expiry (24 mths) -

137,910

781,494

-
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Terminal Value Capital Expenditure Allowances
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