


Westend Industrial Park - 116-152 Swanson Road, Henderson, Auckland

Prepared For
Additional Parties

Valuation Purpose

Date of Valuation
Valu: n Approaches
Zoning

Tenure

Interest Valued

Market Value

Surplus Land Value

Net Lettable Area Total
Site Area

Adopted Cap Rate

Discount Rate (PV of Adjustments)

Discount Rate (Cther Income)
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The subject property is located in the Waitakere City suburb of Henderson along the
weslern alignment of Swanson Road, approximately one kilometre norh-west of its
juncture with Lincoln Road. The land holding comprises a near regular shaped front lot
comprising a fotal area of approximately 5.6033 heclares, with extensive frontage o
Swanson Road of approximately 192 metres. The site is improved with a significant
industrial building comprising high stud and medium stud warehousing. The property was
originally developed in 1973, with an extension completed in 1987.

More recently in 2012 the warehouse was extensively refurbished and divided Into
separately tenantable areas. Additionally, a new office block was constructed at the front
of Ihe Blue Star tenancy and a freestanding design-built warehouse to the northern corner
of the site.

Improvements are set back from the road occupying a rear position on the site with the
Caprice building located at the northem corer. Access is provided by way of multiple
vehicular crossings from Swanson Road. Those areas of the site not occupied by
improvements have been asphalt sealed to provide for demarcated car parking to the
Swanson Road frontage, site circulation and yard storage areas.

The property s currently leased by 5 tenants with a remaining WALT of approximately
4 48 vears bv income as at the date of valuation.

Augusta Industrial Fund Limited (or its subsidiaries)

Augusta Industrial Fund Limited (or its subsidiaries), Ernst & Young, ASB Bank Limited, Westpac
New Zealand Limited, Bank of New Zealand.

Market Valuation for Use bv Prospective Investors (nn a non-reliance basis) in that Company,

Financial Reporting, Capita. . .ising and Mortgage

31 October 2018

. «curity and Mortgage Security

Capitalisation of Net Income and Discounted Cash Flow Approach

Light Industry Zone - Auckland Unitary Plan Operative in part (15 November 2016)

Freehold -~ Computer Freehold Register 635532

100% Freehold Interest
$34,850,000 plus GST {if any)
$1,510,000 plus GST (if any}

26,755 sgqm  Gross Passing Income $2,789,497  ($104 /sgm)
56,033sgm  oss Market Income $2,845,719  ($106 /sgm)
Adopted Outgoings $314,000 {812 /sqm)

Net Passing Income $2,475497 ($93 fsgm)

Net Market Income $2,532,719 ($95 /sqm)

Weighted Average Lease Term (by Income} 445 years
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713% Discount Rate 8.50%
7.13%  Terminal Yield 7.38%
850% Adopted Lease Term (Prime Office) 6.0 years
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In addition to any other assumptions, conditions and limitations contained within this report, our valuation is based on the
following:

e The valuation is current as at the date of valuation only, being 31 October 2018. The value assessed herein may
change significantly and unexpectedly over a relatively short period (including as a result of general market
movements or factors specific to the particular property).

¢ We do not accept liability for losses arising fram such subsequent changes in value. Without limiting this statement,
we do not accept any liability where this valuation is relied upon more than 80 days after the date of valuation, or
earlier if you become aware of any factors that may have any effect on the valuation.

s This report is relevant at the date of preparation and to the circumstances prevailing at that ime. However, within a
changing economic environment experiencing fluctuations in interest rates, inflation levels, rents and global
economic circumstances, acceptable returns on investment may, as a consequence, be susceptible to future
variation. We therefore recommend that before any action is taken involving an acquisition, disposal or other
transaction more than 90 days after the date of this repart, you consult the Valuer.

¢  This valuatior been completed for the specific purpose stated in this report. No 1 jonsibility is accepted in the
event that this report is used for any other purpose.

o  Our valuation assumes the information provided by the instructing party or its agents is correct and we reserve the
right to amend our calculations, if deemed necessary, if that information is incorrect.

¢ Qur valuation assumes all other professionaliconsultancy advice prov  dar  elied upon is true and correct.

¢ We have relied on building areas, income figures and expense figures as provided by the ir  cting party or its
agents and made specified adjustments where necessary. Where possible these have been verified through lease
documentation and physical measurements.

» Unless otherwise stated all property measurements are in conformity with the Guide for the Measurement of Rentable
Areas issued by the Property Council of New Zealand. Where certified areas have not been provided we have
normally undertaken measurement in accordance with Property Council of New Zealand Standards.

¢ We have relied on the land dimensions and areas asprov  dir 3 ( Lo
physical checking of land dimensions and areas is difficult or not practical due to proximity of adjommg bwldmgs
steep terrain or inaccessible tile boundaries. Jones Lang LaSalle accepts no responsibility if any of the land
dimensions or the area shown on tifle is found to be incorrect.

« Ourvaluation is made on the basis that the property is free of further caveats, mortgages, charges and other financial
liens and that there are no memorials, encumbrances, restrictions or other impediments of an onerous nature which
will affect the value other than those stated in the report or registered on the Certificate of Title.

e Enquiries as to the financial standing of actual or prospective tenants are not normally made unless specific:
requested. Where properties are vaiued with the benefit of leases it is therefore assumed that the tenants are
capable of meeting their obligations under the lease and that there are no arrears of rent or undisclosed brea s of
covenant.

¢ In the case of buildings where works are in hand or have recently been completed Jones Lang LaSalle does not
normally make allowance for any liabiiity already incurred but not yet discharged in respect of completed works or
obligations in favour of contractors, sub-contractors or any members of the professional or design team.

+  No enquiries in respect of any property, or of any improvements erected thereon, has been made for any sign of
timber infestation, asbestos or other defect, whether latent, patent, or structural.

«  Substances such as asbestos or other potentially hazardous materiais could, if present, adversely affect the value
of the property. The stated value estimate is on the assumption that there is no material on or in the property that
would cause loss in value. No responsibility is assumed for any such conditions and the recipient of this report is
advised that the valuer is not qualified to detect such substances or estimate the remedial cost.

* While due care has been taken to note any contamination liability, our investigations have been undertaken for
valuation purposes only, and this report does not constitute an environmental audit. Unless otherwise stated no
account has been taken of the effect on value due to contamination or pollution.

e We have undertaken a visual inspection in respect of any building valued, but must advise that we have not
commissioned structural surveys or tested any of the services and are therefore unable to confirm that these are free
from defect, We note further that we have not inspected unexposed or inaccessible portions of any building and are
therefore unable to certify that these are free from defect.

» We note we are not experts in relation to assessing the condition of the building structure and cladding, or in
assessing the impact or otherwise of water/weather penetration issues. Should the building prove to have structural
or weather penetration issues we reserve the right to amend the valuation assessment and any recommendations
contained within this report.



Any elements of deterioration apparent during our consideration of 2 general state of repair of ing/s has been
noted or reflected in our valuation. We are however, unable to give any warranty as to structural soundness of any
puilding and have assumed in arriving at our valuation that there are no structural defects or the inclusion of
unsatisfactory materials,

In preparing the valuation it has been assumed that items such as lifts, hot and cold water systems, electrical
systems, ventilating systems and other devices, fittings, installations or conveniences as are in the puilding are in
proper working order and functioning for the purposes for which they were designed, and conform to the current
building, fire and government regulations and codes.

Information on town planning and resource management is often obtained verbally from the local planning authority
and if assurance is required Jones Lang LaSalle recommends that verification is sought from the relevant authority
that confirms the position is correctly stated within this report, that the property is not subject to other decisions or
conditions prescribed by public authorities and that there are no outstanding statutory notices.

Jones Lang LaSalle’s valuations are prepared on the basis that the premises (and any works thereto) comply with
all relevant statutory regulations including the Build 1 Act 2004 and the requirements of Territorial Authorities.
Where we have obtained a Land Information Memorandum, we comment an this within our report. Where we have
not obtained a Land Information Memorandum our valuation is therefore undertaken with the assumption that there
are no oufstanding requisitions.

Unless otherwise stated all currencies within this report are in New Zealand Dollars.

Non-residential valuations are (unless otherwise stated) carried out on the basis that the valuati  is} 5 GST (if
any). Residential property valuations are (unless otherwise stated) ¢ ied cut on the basis that the valuationinc  es
GST (if any}.

A reliant party can only rely on this valuation if received directly m JLL without any tt | party intervention.
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lenure: Freehold

Area: 0.bUSS necliares more or 1ess

Encumbrances: I'he Gerimcate of |itie detalls the 1ollowing encumbrances;

s 92472233 Mnrioage 1o ASB Bank Limited - 30.11.2012

e Subjectioan  f way over part marked A and a right to convey sewage over par
marked C and a right to convey electricity, gas, water, telecommunic  ns and
computer media over parts marked B, C & D on DP 470382 crealed by Easement
Instrument 9630684.3 - 7.4,2014

» The easements created by Easement nstrument 9630684.3 are subject to Section
243 (a) Resource Managemeni Act 1991

Source: Land Information New Zealand

We have considered these notifications in arriving at our opinion of value. For a detailed summary of
the dealings noted above, we refer you to the Certificate of Title appended to this report.

QOur valuation is made on the basis that the Property is free of any further unregistered encumbrances,
restrictions, mortgages, charges, and other financial liens or other impediments of an onerous nature,
which would affect value.









We have been advised that the Property's Rateable Value, as at 1 July 2017, being Assessment Number
33030/15801, is as follows:

Land Value 8,200, LU0
Improvements vValue 314, 1U0,U0U
Capital value 349,350,000

Capital Value, defined by S2(1) Rating Valuations Act 1998, is the sum that the owner's estate or interest
in the land, if unencumbered by any mortgage or other charge, might be expected to realise at the time
of valuation if offered for sale on such reasonable terms and conditions as a bona fide seller might be
expected to require.

We note however that rating valuations do not take account of a number of key issues affecting value,
and are often assessed on an indexed or kerb-side basis. Accordingly, market and rating values may
vary significal

During 2 course of our inspection we did not notice any evidence of land or building contamination.
Importantly, however, we are not experts in the detection or guantification of environmental problems
and we have not sighted an Environmental Audit.

Our valuation has been made assuming an audit would be available which would satisfy all relevant
environmental, and occupational heaith and safety legislation. If the Property’s current status needs o
be clarified, an Environmental Audit should be undertaken and should any subsequent investigation

he s tr I ' Co. T v 7 ion excludes the cost
to rectity and make gooa the Froperty, which may have become contaminatea as a result of past and
present uses.

We have not undertaken any formal heritage searches; the property is not notified on the District Plan
as being a heritage structure and our valuation is made on the assumption that there are no heritage
issues relating to the Property. If any heritage issues are found to relate to the Property, we reserve the
right to review our valuation.





















Lessee

Damised Premises
Commencement Date
Expiry Date

Lease Term

Oulgoings Recovery

Permitted Use

Caprice NZ Limited

Unit 4, 114 Swanson Road, Auckland
22 July 2012

21 July 2024

Twelve (12) years

Net Lease, a fair portion of all of the normal outgoings

Warehousing and office

LUTTITIETIVETIIETL Udle LY PIOVIOINY IWEIVE L 1L} (HDITHID PHUE LS TULVE WL TG ialiuiuig,

First Right of Refu=al* The tenant shall, for & period of three (3) years from the commencement
date, have aright ¢ trefusal to take a lease of the Expansion Land localed to the rear of the
tenancy. If the tenant exercises its right of first refusal the tenant must pay rent for the Expansicn
Land from the date of the landlord's notice to the next rent review date at arate of $20 psm adjusted
by the annual movement in CPI on each review date.

Make Good: The tenant shall not be required to reinstate or make good the tenants initial fit-out
of the premises, At the final expiry date or earlier termination f the lease, the tenant shall remave
all plant and machinery installed in the premises by the tenant and shall make good any damage
caused by such removal.

Contamination: The parties acknowledge that there may be existing contamination of the
premises at the time of signing the lease, caused by the previcus use of the premises as a service



Lessee

Demised Premises
Commencement Date
Expiry Date

Lease Term

Current Rent

Rantal Review Pravisions
COutgoings Recovery
Permitied Use

Special Provisions

United Corporation

Unit 1 & 2, 114 Swanson Road, Auckland

1 July 2012

30 June 2024

Six () years, with cne (1) further term of six (6) years right of renewal, which has been executed.
$508,106 per annum

Three {3} yearly to CPl (compounded annually), soft rafchet clause

Met Lease, a fair portion of all of the normal outgoings however excluding management expenses
Warehousing and office

Make Good: The tenant shall be requirad to paint and decorate those parls of the intericr of the

premises that have been painted and decorated to the extent that such painting and decorated is
required due to damage caused by the tenant,

The parties acknowledge the tenant is nci required to pay rent for the area known as the
‘Mezzanine Office Ared' for the term or any renewal or for any car parking

Note: We have not been provided with a copy of the Agreement fo Lease of the draft Deed of
Lease however have perused the |ease details as shown in the previous valuation report prepared
by Bayleys. This valuation assumes the lsase details are correct and thal there are ro other lease
terms which would have an impact on value.










































interrupted, low to medium stud, $prinkiereG acCoMIMOJALIoN. | WO Snarea accessways, a10ng non Ine easiern
and western sides of the warehouse component allow for car parking and access to both warehouses.

The property is leased to New Zealand Comfort Group Limited for a term of four (4) years and six (6) months
with three {3) rights of renewal of six (6} years each, currently exercising the second right of renewal. The rent
is to be reviewed 1o market rates at the  d anniversary of the commencement date, subject to a soft ratchet,

Warehouse 85158 m® $88.66
Low Stud Storage 87’5 m? $68.64
Ground Floor Office & Amenities 6856 m? $148.71
First Floor Office 6959 m? $177.31
First Floor Open Storage 1065 m? $57.20
Plantroom 156 m? $51.48
Prayer Room 270 m? $82.94
Rear  rehouse 12358 m? $87.21
Ganopy / Foam Bam 6905 m? $57.20
Offices / Laboratory 731 m? $131.55
Lunchroom 295 m? $125.83
A i iHmm OR7 m2 €178 /1
metrerfor ca1n0py space. '

Warehouse 2,5500 mt $116.71
Cffice Ground Flocr 2080 m $240.00
Cfice First Floor 1450 m? $240.00
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In arriving at our opinion of market value we have adopted the capitalisation of net income and
discounted cash flow (DCF) approaches. Both results have then been cross checked using the direct
comparison approach where the value is analysed on a rate per square metre of Net Lettable Area
(NLA).

Qur valuation has been undertaken utilising the Jones Lang LaSalle proprietary valuation model.

After considering the sales evidence, market indicators and the level of investor sentiment for
comparable commercial real estate and adjusting specifically for:

e The characteristics of the location;
Quality of t  improven 1its/building;
e Leasing covenants/security of income cash flow;
e Weighted remaining lease duraticn; and
e Expiry profile of tenancies.

We have adopted a core capitalisatior  te of 7.13% on our adopted market rental profile and an 8.50%
target discount rate.

Introduction

The capitalisation approach invclves the addition «. our opinion « market rent r the various
compeonents of the Property and the deduction of outgoings, where appropriate, in order to determine
the net market income of the Property. This net market income is capitalised atthe  opted capitalisation
rate to derive a core value.

A summary of the capitalisation approach is detailed overleaf:
























Net Passing Income
Net Income, Fully Leased

Quoted Ca  ilisation Rate

Initial Yield

Market Yield
Equivalent Yield

Discount Rate

Internal Rate of Return
R)

Terminal Yield

Ten Year IRR

Market Rent

Market Value

Highest and Best Use
t
Term (¥

Fair Value

Pricrity Building

Z Factor

We recc
Glossar

Ihe annual sum of the current base rent, any supplementary INCCME and recoverable outgeings, less
total cutgeings.

The annual net passing income as above, plus estimated income from vacant tenancies and any
immediate reversions,

The capitalisation rate adopted within the valuation applied to either the net income, fully leased
(excluding supplementary income) or nei market income prior to adjustments for vacancy, rental
reversion and capital expenditure.

The initial net passing income from an investment divided by the sale price or value adopled for the
investment expressed as a percentage.

The assessed net market income divided by the sale price or value adopted.

A market yield which reflects additicnal adjustments for capital expenditure, letting up assumptions or
the present value of rental reversions after the capitalisation of income.

A rate of return used to convert a future monetary sum or cash flow into a present value,

The discount rale at which the present value of the future cash flows of the investment equals the
acquisition cost of the investment.

Alternatively referred to as a Reversicnary Yield, being the anticipated yield from an invesiment property
once areversionary value is aitained at the end of the cashflew with adjustments for vacancy aliowances.

The IRR {as ahove) for which the property would achieve based on the present value of all the net
cashflows over a 10 year period given the assessed value.

The estimated amount for which an interest in real property should be leased on the valuation date
between a willing lessor and a willing {essee on appropriate lease terms in an arm's fength transaction,
after proper marketing and where the parties had each acted knowiedgeabdly, prudently and wi  ut
compulsicn.

The estimated amount for which an asset or liability should exchange on the valuation date between a
willing buyer and a willing seller in an arm's length transaction, after proper marketing and where the
parties had each acted knowledgeably, prudently and withcut compulsicn.

The use of an assel thal maximises its potentiai and that is physically possible, legally permissible and
financially feasible.

Theweiq d average lease term remaining to € rty or portfolio, it can be we  ted

by rental income or leitable area.

‘e across the pro

Fair value is the amount for which an asset could be exchanged between knowledgeable, willing parties
in an arm's length transaction,

Section 133AE Bu
building:

Locafed in an area of medium or high seismic risk and likely to be used in an emergency situafion or
gerierally providing educafion for greater than 20 pecple. Additionally, any unreinforced masonry that
could fall on a public area or impede a transport roufe.

ig (Farthquake-prone Buildings) Amendment Act 2018 - Meaning of priority

The Z factor of an area is the seismic hazard factor that wouid be used to design a new building on a
site in that area in accordance with the building code, verification methods and standards incorporated

fur refaranca intn tha hiildine fade or o verifiratinn mathpd  ag thew ralate tn calrulatinn 7 fartnre

stional Val - tion Standards Council - Inter  tional Valuation






COMPUTER FREEHOLD REGISTER
UNDER LAND TRANSFER ACT 1952

Search Copy
R.W. Muir
Registrar-General
of Land
Identifier 635532
Land Registration District North Auckland
Date Issued (7 April 2014
Prior References
NA23C/529
Estate Fee Simple
Area 5.6033 hectares more or less

Legal Description Lot 2 Deposited Plan 470382

Proprietors
Westend Industrial Park Nominees Limited

Interests
9247223.3 Mortgage to ASB Bank Limited - 36.11.2012 at 4:03 pm

Subject to a right of way over part marked A and a right to convey sewage over part marked C and a right to
convey electricity, gas, water, telecommunications and computer media over parts marked B, C & D on DP
470382 created by Easement Instrument 9630684.3 - 7.4.2014 at 5:09 pm

The easements created by Easement Instrument 9630684.3 are subject to Section 243 (a) Resource Management

Act 1991

Search Copy Dated 18/09/18 2:02 pm, Page | of 2

Transaction Id
Register Only

Cliemt Reference  thoy00/
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Market Income

Lettable area rental $2,532,719

Car Parking Rental $0

ldeal Qulgoings Recovery (Full Net Leases) $314,000
Total Market Rental $2,846,719
Less Outgoings Expenditure ($314,000)
Net Market Rental $2,532,71%
Rental Adjustments

Less Long wm Vacancy Allowance @ 0.00% 50
Core Income $2,532,719
Core Income Capitalised at 7.13% 6,
Value Adjustments

ise falue VI
Existing Tenancies {$244,070)
Yacant Tenancies 30

Present Value of Letting Up Allcwances: 24 months ($102,688)

Present Value of All Unexpired & Forecast Incentives: 24 months $0

Fresent Value of Future Lease Agreements and Stepped Rentals $0

Present Value of Short Term Capital Expenditure: 24 months (5345562)

Value of Other Income 50
Total Value Adjustments ($689,300)
Total Capitalised Value $34 857,833
Adopted Capitalised Value $34,860,000
Adopted Value $34,850, )

By Income 4 .45 years initial Yield (Net Passing) 7.10%

By Area 4 50 years Initial Yield (Fully Leased) 7.10%
Current Vacancies Equivalent Market Yiald 7.13%

By Area 0 sgm Rate per m? of NLA $1,303 /sqm

Proportion of NLA 0.00% Net Income

By Market income $0 Net Passing Income $2,475497

Proportion of Market Income 0.00% Net Passing Income (Fully Leased) $2,475497



Passing Income

Lettable Area Rental $2475,487

CarPal g Rental $0

QOutgoings Recovery $314,000
Total Passiny  ental $2,789,497
Less Cutgoings Expenditure ($314,000)
Net Passing Income* $2,475,497
Rental Adjustments

Less Long Term Vacancy Allowance @ 0.00% $0
Core Income $2,475,497
Core Income Capitalised at 7.13% $34,743,817
Value Adju  nents

Present value of Rental Reversions

Exie Te les $570,913
Vacant lenancies $0

Present Vaiue of Letting Up Allowances: 24 months ($102,668)

Present Vaiue of All Unexpired & Forecast Incentives: 24 months 50

Present Value of Future Lease Agreements and Stepped Rentals $0

Present Value of Short Term Capital Expenditure: 24 months ($345,562)

Value of Other Income $0
Total V e Adjustme $122,683
Total Capitalised Value $34,866,500
Adopted Capitalised Value $34,870,000
AdoptedV  : $34,850,000

* Excluges iments for outstan g incentives and any















JLL

PricewaterhouseCoopers  ywer
Level 16, 188 Quay Street

PO Box 165

Auckland 1140

Phone: +64 9 366 1666

Jacksor = ne House
Level 10, 3-11 Hunter St
PO Box 10-343
Wellington 6143

Phone; +64 4 499 1656

First Floor, 1 Papanui Road
Merivale

PO Box 6466

Christchurch 8442

Phone: +64 3 375 6600

COPYRIGHT €  NES LANG LASALLE IR, INC. 2048.

This publication is the sole property of Jones Lang LaSalle IP, Inc. and must not be copied, reproduced or transmitled in any form or by any means, githerin -~ le or
in part, without the prior written consent of Jones Lang LaSalle IP, Inc.
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