





Instructing Party

Reliant Parties

Extended Reliance for
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Purpose of Report for
Reliance

Purpose of Report for
Non-Reliance

Interest Valued
Date of Valuation

Date of Inspection

Legal Uescription
Tenure
Proprietary Owner
Land Area
Lettable Area
Zoning

Major Tenancies

Current Net Contract Income

WALD

Uutgoings
Net Marke ental

Augusta Industrial Fund Limited

Augusta Industria  und Limited {or its Subsidiaries)

Ermnst & Young

ASB Bank Limited (as Security Trustee)
ASB Bank Limited {as Lender)

ANZ Bank New Zealand Limited
Westpac New Zealand Limited

Bank of New Zealand
First Mortgage Security

Financial Reperting
3 isi

This valuation has been prepared for prospective investors in that company on a non-reliance

basis only.
100%

31 October 2018
3 October 2018

Lot T Ueposited Flan 11/850

Freehcld

Albany Highway Nominees Limited

16,917 m?
5,604 m?

Business — Light Industry Zone

Good Health Products; Albany OPE (STIHL); Junior Junction

$1,281,858 per annum
5.02 years

$310, 733 per annum
$1,315,222 per annum



Capex Assumptions $8,187 per annum (general CAPEX)
$670,000 (budgeted CAPEX over eight years)

Letting Up Allowance 4 to 18 months
Tenant Retention 50%

Average Growth 2.92% per annum
Market Capitalisation Rate 6.25%

Discount Rate 8.00%

Terminal Capitalisation Rate 6.75%

Adopted Value |1UU%) $£U,TUY,UUU PIUS B3 |
Passing Initial Yield 6.38%

J 6.31%
Internal Rate of Return 8.01%

{incl ing capex)

Internal Rate of Return 8.60%

{excluding capex)

Direct Comparison Rate $3,652 /m? of NLA

RUSSELL CLARK BCOM (VPM), MPINZ CALLUM KAYES BCOM, BPROP
Registered Valuer Graduate V. er

Director | Valuation & Advisory Services

CIVAS Limited trading as COLLIERS INTERNATIONAL
Level 27, 151 Queen Street, Auckland 1010

PO Box 1631, Shortland Street, Auckland 1140

Phone No. {09) 3581888






This valuation has been prepared for the following parties and for the following purposes:

e  Augusta Industrial Fund Limited (or its Subsidiaries) for financial reporting purposes only.
e  Augusta Industrial Fund Limited (or its Subsidiaries) for capital raising purposes only.

¢  Ernst & Young for audit purposes only.

o  ASB Bank Limited for first mortgage security purposes only.

»  ASB Bank Limited For security trustee purposes only.

We have been requested by igu yexter -eliance to an additional b:  k once the lending group
confirmed. We have been advised of the possible banks that would require this report for reliance. As
such the following parties may rely in this report for  1ding pt | »ses only.

s ANZ Bank New Zealand Limited
Westpac New Zealand Lin 2d
. Bank of New Zealand

No responsibility is accepted or assumed to any third parties, nor should there be any reliance upon this
report by any third party other than the party(s) explicitly noted above without our express written
agreement.

This report is confidential between The Company and the above party(s) to whom The Company agrees
in writing may rely upon the valuation report for the purpose stated.

Property Assumptions

1. We have assumed that the instructions and subsequent information supplied contain a full and
frank disclosure of all information that is relevant.

2. We have assumed that there are no easements, rights of way or encroachments except those
shown on the Computer Freehold Register or in the valuation.

3. A current survey has not been sighted. The valuation is made on the basis that there are no

encroachments by or upon the property and this should be confirmed by a current survey or report
and/or advice from a Registered Surveyor.  any encroachments are noted by the survey report
we reserve the right to review our valuation.

4, Other than the Computer Freehold Register, we are not aware of any notices currently issued
against the property and we have made no enquiries in this regard.

5. We have not inspected the plant and equipment or obtained any advice on its condition or
suitability.

6. In the course of preparing this report we have relied upon information provided by the owner of the

property unless otherwise stated. We have assumed that this information is correct and have
adopted this information in our assessment.

7. We have inspected all readily accessible parts of the improvements considered necessary for the
purposes of our valuation. We have not sighted a structural survey of the improvements, nor its
plant and equipment, by a qualified engineer. The Valuer is not a building construction and/or
structural expert, and is therefore unable to certify as to structural soundness of the imnrovamants


















e Storage and lock-up facilities

¢ Animal breeding or boarding

s Horticulture

» Development of New buildings, additions and alterations to buildings and demctition to buildings

Development Standards
Under the Light Industry Zone restrictions the following rules apply:

s Buildings must not exceed 20m in height

« Buildings must not project beyond a 35 degree recession plane measured from a point 6m vertically
above ground level along the boundary of residential zones, open space zones, Special Purpose —
Maori Purpose Zone or School Zone

¢ Maximum impervious area within a riparian yard must not exceed 10 per cent of the riparian yard

2a

e Yards are to be provided at the front with @ minimum depth of 2 metres and where a rear or side
boundary adjoins; a residential zone, Special Purpose - Maori Purpose Zone, stream, lakeside or
coast these vary from 3 metres to 30 metres

e Any outdoor storage or rubbish collection areas that directly face and are visible from a residential
zone, rural zone, open space zone, Special Purpose— School Zone or Maori Purpose Zone adioining
a boundary with, or on the opposite side of the road from, an industrii  zone, must be screened from
those areas by landscaping, a solid wall or fence at least 1.8m high.

Overlays
e Natural Resources: High-Use A  ifer Management Areas Overlay - Kumeu Waitemata Aquifer
a) Some aquifers are highly allocated, providing water to users as well as being m: r sources of
spring and stream flow. They are currently adversely affected by over pumping or are likely to
become highly allocated over the life of the Plan, particularly in areas of high potential growth.
b) These aquifers are identified as High-use Aquifer Management Areas. Aquifers in the High-use
Aquifer Management Areas Overlay require careful management of water availability to meet
user needs and at the same time maintain base flows for surface streams. For this reason, most
proposals to take or use groundwater from aquifers will be assessed through the resource
consent process.

Controls
e Macroinvertebrate Community Index — Rural

Designations
e Airspace Restriction Designations - 1D 4311, Defence purposes - protection of approach and
departure paths (Whenuapai Air Base), Minister of Defence

General Comments

The building is currently used for industrial purposes which appears to comply with the current zoning. In
any event, the existing improvements enjoy existing use rights under the provisions of Section 10 of the
Resource Management Act 1991.


















The remainder of the site is provided on an asphalt basis for vehicle manoeuvring and painted lines for
carparking, along with various landscaping to the exterior.

Towards the rear of the site behind Unit 1 is a large yard area comprising approximately 3,900 sqm.

The subject property comprises a mixture of uses including industrial / trade retail, retail and childcare.
Overall the improvements were in good condition and are of good quality construction. At the time of
inspection, we noticed no signs of deferred maintenance on the site.

We are not aware .. any notices currently issued again: 3

this regard. Expert opinion has not been sought in respect to the building structure or the plant and
equipment, however our limited enquiries have not revealed any major defects. The improvements are
considered to be in reasonable condition for their age.

Unless stated elsewhere in this report, we have assumed that the property complies with the appropriate
statutory, building and fire safety regulations, and we have also assumed that there is no timber
infestation, asbestos or other defect and have made no investige ns for them nor have we undertaken
a structural survey or tested the building services.

We are of the opinion that the improvements are unlikely to suffer from functional or physical
obsolescence.

For the purpose of this valuation we have assumed that no significant capital expenditure is required for
the subject property at the present time. Details of the capital expenditure adopted within the valuation
are outlined in section 4.4 of this report.

We have been provided with an Initial Evaluation Procedure (IEP) Seismic Assessment by Stephen
Mitchell Engineers Limited. Three of the four buildings scored 100% NBS (New Building Standard), while
the fourth scored 113% NBS, overall corresponding to a ‘Grade A+ building as defined by the New
Zealand Society for Earthquake Engineering (NZSEE) building grading scheme’. ‘The evaluation of the
building showed it is at low risk from earthquakes and is not earthquake prone or a potential earthquake
risk structure’.

We understand however that a Detailed Engineering Evaluation (DEE) has not been undertaken on the
building, and we would note that grading for seismic risk, in some circumstances, can vary dramatically
from 1EP to DEE. A DEE is a more detailed document and therefore has a higher weighting in terms of
the real seismic risk in comparison with an IEP. For the purposes of this valuation we have assumed that
there are no significant costs required and no issues identified that would adversely impact value

We note that despite the regulatory framework setting 34%NBS as the minimum threshold for a building
to be not earthquake prone, both the occupational and investment markets are currently ac



of 67%NBS in terms of their decision ma g and discounting. As such our valuation has been
undertaken on the basis that the subject building is currently at or above this level on a DEE basis.









Panda Internet Café

We have been provided with a signed copy of the Deed of Lease, which is summarised below:

Premises:

Lease Term & Commencement:

Rights of Renewals:

Final Expiry:

Current Annual Rental:

Rent Reviews:

Proportion of Qutgoings:

Business Use:

Cutgoings:

Junior Junction

Premises:

Lease Term & Commencement:

Rights of Renewals:

Final Expiry:

Current Annu. R al:

Rent Reviews:

Proportion of Cutgoings:

Business Use:

Qutgoings:

265 Albany Highway, Albany (8 Parkhead Place)
Three (3) years from 1 May 2016
Two (2) further rights of renewal of two (2) years each

30 April 2019
30 April 2023 if all rights of rel  val exercised

$50,000 per annum, plus GST

To market on renewal

Commensurate with an ADLS Sixth Edition net lease
Internet gaming lounge

All outgoings commensurate with an ADLS Sixth Edition net lease

| ¢ of the Deed of Lease, which is summarised below:

265 Albany Highway, Albany (8 Parkhead Place)
Twelve {12) years from 1 November 2009
Four (4) further rights of renewal of six (6) years each

3 October 2021

31 Qctober 2045 if all rights of renewal exercised
$158,¢ iperannum, 15 GST

Two yearly to CP|

Commensurate with an ADLS Fifth Edition net lease
Childcare centre

All outgoings commensurate with an ADLS Fifth Edition net lease



Caffé é Culcina

We have been provided with a copy of the signed Deed of Lease, Deed of Variation of Lease and the
proposed Heads of Agreement for the current lease renewal as at 1 September 2018, which is
summarised below:

Premises: 265 Albany Highway, Albany {8 Parkhead Place)

Lease Term & Commencement: Four (4) years from 1 October 2010, varied to eight (8) years as per
the Deed of Variz in' Lease
Lease renewal proposed to be six (6) years from date of renewal
being 1 September 2018

Rights of Renewals: Three (3) further rights of renewal of four (4) years each

Final Expiry: 31 August 2024

31 August 2036 if all rights of renewal exercised

Current Annual Rental: $133,811 per annum, plus GST

Rent Reviews: Two yearly to CPI

Proportion of Qutgoings: Commensurate with an ADLS Fifth Ec  on net lease

Business Use: Café and restaurant

Quigoings: All outgoings commensurate with an ADLS Fifth Edition net lease
Incer s Proposed renewal lease terms include incentive of six (6) month’s

rent free apportioned over e first twelve (12) 1onths of the new

We have been provided with a schedule of budgeted operating expenses which we understand was
prepared by Bayleys Property Services. We have assessed the budgeted outgr 1gs expenses . d based
on our involvement with the valuation of industrial property, we can confirm that these operating expenses
are not out of context with the market level.

The total operating expenses for the property are estimated to be approximately $310,733 per annum
wl h equates to approximately $55 per sqm.

Upon inspection the building was well presented, commensurate with its age. We have made provision
for a general level of capital expenditure throughout the modelled cask w equivalent to $15 per sqm
($8,187 per annum). In addition to this we have allowed $50 per sgm for refurbishment works on each
lease expiry.



We have been provided with preliminary details regarding budgeted specific capital expenditure relating
to the replacement of an air-cooled chiller within the Good Health building. We have also had regard to
the replacement of the BMS Control System also within the Good Health building. The report provided to
us stipulated a recommended replacement time of two to five years. As such we have adopted the capital
expenditure to commence within two years of the date of valuation for the BEMS Centrol System and
immediately for the air-cooled chillers as recommended by the report provided. As such we have allowed
for these specific capital expenditure items within our valuation.

Further to the above, the engineer's report stipulated the replacement of multiple air-conditioning units
and fans throughout the prc  rty. As such we have adopted appropriate capital expenditure in relation to
the replacement of these throughout the 10-year cashflow period. These are reflected in our discounted
cashflow.

2 have also ha regal s \ 1 tl e
tenancy. We note that our valuation has been prepared on the basis that the louvre system has been
completed accordingly and to a wo manlike manner. Should this not | the case we reserve the right to
amend our valuation.

Chiller repalcement - |_abs $220,000 Nov-2018 1 PLLU,ULU
BMS Centrol System Replacement $100,000 Nov-2020 1 $100,000

Renlacement of AC Fans $50.000 Jun-2019 1 $50,000


































































use of the improvements including industrial warehouse and trade retail. Sold with shorter lease term
than the subject, adjustment required for location.

22 Ormiston Road, East Tamaki

Located close to Ti Irirangi Drive with dual street access from Ormiston Road and Birmingham Road. The
site also features full drive around access. This property features three adjoining warehouse bays. Each
warehouse has a 5 metre stud height at the knee, rising to 8.5 metres at the apex. The warehousing and
encompassed office/amenity spaces are basic and in generally average condition. Sold with six sitting
tenants, with one being a telco tower, there is a WALT of 1.51 years. The site sold to Yes Family in April
2018 with a high underlying land value for $10,050,000 at an initial yield of 6.86%. This is a lower quality
building compared to the subject's industrial improvements due to the age and condition of the
improvements, including asbestos and water tightness issues. Leased to multiple tenants and in a
different locality.

107 McLaughlins Road, Wiri

The property comprises a n ' build industrial building comprisin  clearspan warehouse constructed of
reinforced concrete flooring, steel portal frame, the walls are 2.5 metre tilt siab concrete with long run iron
above with long run iron over sisalation and netting with intermittent translucent panels for the roof. The
canopy is also clear span and comprises 1,250 sqm with a maximum height of 6 metres. The warehouse
has a stud of 9.3 metres at the knee rising to 11.3 metres at the apex. The offices are of concrete
construction with 1 1zed and powder coated aluminium to the fagade. Internally the offices comprise of
suspended acoustic ceiling, painted plasterboard walls and are ._lly air con ioned. The office alsoen_

a large amenity area with courtyard. The property sold for $10.2m in March 2018, reflecting an initial yield
of 4.90% and a market yield of 5.08%. The lease had 9.38 years remaining. This is a superior property
given the quality and age of the improvements. The building is located in a well-established industrial
location in Wiri, sold with a substantially longer remaining lease term than the subject.

6 Hautu Drive, Wiri

The improvements comprise a high stud warehouse building with canopy and associated office
component to the road front. Stud height to the warehouse is a -oximately 10.1 metres to the portal
knee risir 0 12.9 metres at the apex.The warehouse comprises a clear span of 60 metres. Floors are
reinforced concrete that are approximately 245 mm thick. The property is leased by Cavalier Bremworth
Carpets Limited for a term of 6 years from August 2017. The vendor provided a three-year underwrite to
increase inceme provided by tenant by a further $33,500. Sold in November 2017 for $11,100,000
show 3 an initial yit | of 8 3%, m: :et' d of 6.06% and IRR of 7.66%. Superior property given the
quality of the improvements and higher stud heights. Superior lease term in place.

We have also had regard to slightly smaller industrial lettings in the North Shore industrial market as
displayed below:






offices and lower stud heights to the warehouse areas. The site is a corner location offering plenty of
exposure similar to the subject, although priced within a lower quantum.

Unit C & D, 17 Airborne Road, Rosedale

The property comprises a rear industrial unit on a freehold title currently occupied on two short term
tenancies, Black Steel Mobile and Kiwi Road Markers, returning $154,800 per annum in total. This unit
would suit a manufacturing, distribution or fabrication tenant. The warehouse comprises five roller doors
and has the ability to be occupied as one or two tenancies. The property sold for $3,040,000 in April 2018
reflecting an initial yield of 5.09%, market yield of 5.60% and IRR of 7.48%. At the time of sale, the
property had 1.05 years remaining on the lease term. Priced within a smaller quantum than the subject
property, although located in a similar locality. Provides similar quality improvements and sold with a
shorter remaining lease term.

This road front high profile site on sought after Apollo Drive is situated in the Interplex Business Park and
surrounded by a selection of businesses. The site comprises a freehold standalone industrial building
completed in 2006. Sold in March 2018 for $5,100,000 with a short remaining lease term. Similar quality
improvements in a smaller price quantum, sold with little remaining on the lease term. Adjustment required
for size.

10-12 Rothwell ¢ 3:nue, Rosedale

The property comprises a large industrial building located within  bany's industrial precinct. The proj

has a high proportion of office to warehouse space with 5,960 sgm being high stud warehousing
accommodation. Industrial accommodation features high stud warehouse with steel portal frame and full
height tilt slab concrete walls, and long run iron roofing with intermittent translucent panels. The
warehouse is interrupted by one row of columns. Office space is generally open plan with carpet flooring
and suspended acoustic ceiling with recessed fluorescent lighting and ducted air-conditioning throughout.
The property sold vacant in December 2017 analysing to a market yield of 7.44% and IRR of 8.77%. This
property is one of few of which are in a similar price quantum to the subject. Improvements are similar
quality and the property sold vacant, which is reflected in the higher yield achieved.

1-3 Parkhead Place, Rosedale

The property comprise an industrial building splitin t¢  ve separate tenancies on a road front corner site.
The premises provide for three office tenancies and two warehouse tenancies. The sale included a vendor
underwrite on one of the vacant premises. The property sold in December 2017 for $5.1m reflecting an
initial and market vield of 7.71% and 7.91% respectively. The property had a remaining lease term of 3.07
years at the time of sale. Useful comparison due to locality, however within a different price quantum.
Inferior improvements with shorter remaining lease term reflecting upper bound yield that was achieved.

6-8 Civil Place, Albany

A modern industrial building designed for use as a distribution depot and completed in 2007. The
development comprises a functional warehousefoffice structure with a substantial enclosed loading
bay/canopy which is designed to accommodate the movement of “B Train” frucks. Let on a gross basis
with a net rental of $284,848 per annum and OPEX at approximately $19.37/m2. Three yearly CP1 +2%
review clause ensures rental growth although maximum increase limited to 6% at review. Sold at auction
in November 2017 for $5,740,000 showing an initial yield of 4.81%. Similar age and quality of building to
the subject. Sold with a longer remaining lease term.



Childcare Sales Evidence
Due to the specialised nature of the childcare centre we have also had regard to childcare centre sales
and rentals in order to adopt an appropriate adjustment for capit:  sation and discount rates. We note that
the childcare centre is a small pr ortion of the NLA and contract rental and will have only a small effect
on the v. 1e of the property.

/3 Aranui Road

M Wielington Sep-18 1,805,000 $93,600 5.18% 40 1960s + Additions
:;:?utb&awi?d Sep-18 $1,560,000 $93,600 6.00% 40 Modern
ﬁ:yﬁ:&”“'” Road Sep-18 $1,755,000 $105,300 6.00% 45 Modern
f;gfme swan fead Jul-18 $2,325,000 $121,000 5.20% 54 Modern
i;‘:;:’ad Juk18 $4,100,000 $247.000 £.02% 95 Modern
:Efk:::t South Road Apr-18 $4,057,000 $243,100 5.58% 85 Modern
;:;E::‘:amad Apr-18 $1,850,000 $117,000 B.00% 50 Modern
:grm:; Puke Drive Mar-18 $3,170,000 $181,000 5.71% 80 Modarn
841 \Whangaparaoa Road Dec-17 $2,650,000 $135 200 5.10% 50 Modern
Whangaparaoa

;i;‘;fi'”m Place Aug-17 $4,900,000 $305,000 6.22% 148 Modern

Childcare Centre Conclusion
We note that the childcare centre is a modern, purpose-hbuilt facility. We can confirm that the centre is
childcare centre

y a

We have referred to transactions of investment pre  erties in the wider Auckland market and 1 se in the
direct locality that offer the best guide to the value of e subject property. There are of course physical,
location and financial differences that make immediate comparison in: prc iate. Accordingly
adjustment to evidence is require for such factors as:

¢« Location

¢ Size

¢ Zoning and Utility
e Qu ly

¢ Lease Term
+ Rental Cashflow
« Potential for Rental Growth

We have carried ocut a SWOT analysis in order to assist in determining the appropriate yield for the
property.



Strengths

Weaknesses

Large land holding in well-established commercial area

Located well amongst main arterial routes and motorway system
Good remaining weighted average lease term

Split risk from diverse tenancy mixture

«  B80% of contract rental received from single tenant
» High office to warehouse ratio for the main component of the property

Oppartunities

e  Surplus land towards the rear able to accommodate warehouse expansion

... reats

s  More established industrial locations in Auckland creating competition
+  80% of contract rental received from single tenant

Bearing in mind the evidence in the market we believe a market equivalent capitalisation rate of 6.25% is
applicable to the subject property on assessed market rent.

We have also analysed the property applying discounted cashflow analysis, adopting a 10 year cashflow
time horizon and making appropriate allowances for rental income growth, leasing up allowances on
expiries, along with a terminal value at the end of the time period. The resultant Net Present Value being
a reflection of market based income and expenditure projections over the 10 year period.

The key assumptions adopted ir 1e cashflow: 3 as follows:

. Market Rental:

. Rental Growth:

. Terminal Yield:

We have adopted market rental rates in our cashflow in line with our
static vi 1ation with operating ¢ jenses payable in addil  to the rei

It is ficult to accurately predict rental growth rates particularly for
industrial property when demand is directly linked to the performance of
the economy. Accordingly, we have projected growth rates as below:

Discounted cashflow appraisal technigue requires a consideration for the
property to be sold at the end of the 10 year cashflow period. In adopting
the terminal capitalisation rate, it is appropriate to recognise that the
property by that stage is 10 years older and accordingly may warrant a
higher capitalisation rate.

We have adopted a terminal capitalisation rate of §.75%.



Discount Rate:

Capital Expenditure:

We have adopted ¢ roperty discount rate of 8.00%.

The leases provide that the lessees are not responsible for structural
repairs and maintenance. We have made an allowance of $8,187 p
annum to accour for non-recoverable a2ms. ~nere are alsos stantial
capital deductions within the cashflow amounting te four to nine months
r tal vacancy on lease expiry for all ten: cies, as w as udgete
capital expenditure menticned in section 4.4 of this report. In addition
agency ler 1g fees have been incorporated in eve case.















We trust that this report is suitable for current purposes. If you have any questions, please contact the
writer directly.

Yours faithfully
CIVAS Limited trading as COLLIERS INTERNATIONAL

RUS! LLCL{ KoBc
Registered Valuer
t] al o K {  ces

CALLUM KAYES Bcom, BPROP
Graduate Valuer

Inspection of Property: Russell Clark & Callum Kayes
Valuation Calculations: Russell Clark & Callum Kayes
Authoring of report: Russell Clark & Callum Kayes

Director Review: Russell Clark














































COMPUTER FREEHOLD REGISTER
UNDER LAND TRANSFER ACT 1952

Search Copy

Identifier NA67D/357
Land Registration District North Auckland
Date Issued 08 July 1987

Prior References

R.W. Muir
Repistrar-General
of Land

NAZ20B/884 NAG6B/91
Estate Fee Simple
Area 1.6917 hectares more or less

Legal Description Lot 15 Deposited Plan 117850

Proprietors
Albany Highway Nominees Limited

Interests
Land Covenant in Transfer B762291.2 - 9.12.1987 at 10.00 am

Subject to electricity supply rights (in gross) over part marked A on DP 422673 in favour of Vector Limited

created by Easement Instrument 8493399.1 - 24.1.2011 at 9:47 am
8985462.3 Mortgage to ASB Bank Limited - 20.2.2012 at 4:08 pm

Transaction Id 55239322 Search Copy Dated 5/10/18 12:01 pm, Page ! of |

Client Reference  roatham001

Register Only
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