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Valuers Property Advisors

I.O  Executive  Summary

Asset  Valued: Moorhouse  Central,  347  Moorhouse  Avenue,  Christchurch

Building  -  'As  Is'

The  original  building  was  constructed  in 1990  and  was  developed  as a Big

Fresh  Supermarket,  associated  Deka  department  store,  liquor  store  and  15

speciality  shops.  The building  was  completely  reconfigured  in 2008  to

provide  the  current  format  with  the  anchor  tenants  being  the  Countdown

Supermarket  and  the  large  Burger  King  fast  food  outlet  with  a drive-through

facility.  Supporting  retail  uses  include  a pharmacy  and  food  court.

Associated  with  the building  is a large  car park  primarily  accessed  from

either  Moorhouse  Avenue  or  Madras  Street.

Building  - Proposed  Improvements

The  supermarket  tenancy  is currently  being  reconfigured  which  will reduce

the  total  floor  area  by creating  a new  retail  area  along  the  frontage  to the

car  park.  When  completed  there  will  be 5 new  retail  spaces,  a toilet  block

and  four  storage  cages.

There  will  be a new  glazed  frontage  to the  car  park  together  with  a covered

verandah.  A new  supermarket  entry  will  be created  between  the  new  retail

shops.

Purpose  of  Valuation: Market  Value  for  potential  acquisition,  syndication,  offer,  mortgage  security

and  prospectus  purposes.

Instructing  Party:

Client:

Report  Prepared  For:

Date  of  Inspection:

Date  of  Valuation:

Interests  Valued:

Mr  Tim  Jones  of Mainland  Capital  Limited

Mainland  Retail  Fund  2 Trust

Mainland  Retail  Fund  2 Trust

PO  Box  178

Christchurch  8140

Attention:  Mr  Tim  Jones

18  August  2017  and  19  0ctober  2017

19  0ctober  2017

The  property  is held  in 4 Computer  Unit  Title  Registers.

Unit Identifier

410108

410109

410110

410111

It also  includes  an Estate  in Leasehold  in part  of the  Common  Properky  on

Unit  Plan  403088  relating  to the  Burger  King  Drive  Through  and  8 carparks

being  a lease  for 35 years  from  9 June  2009  comprised  in Computer

Interest  Register  477544.  There  are  also  3 separate  Licences  to Occupy

part  of  the  Common  Property  on Unit  Plan  403088  being  the  canopy  over

the  front  of the supermarket,  the  basketball  court  at the  front  of Burger

King,  the  drive  through  and the communal  toilet  in the  food  court.  The

licences  are  for  30 years  from  1 November  2016.

Tlie Execuiwe Summary must be read rn con)unclion with tlie formal valuarion report and witli TelferYoung (Carderburyl Lrmrled's SLaLemenl of Lrmrling Conditions and Valuakron Policy

++ Local  Knowledge,  National  Coverage
Our  Ref:  CAN-112752

347  Moorliouse  Avenue,  Christchurch telferyoung.com



Valuers Property Advisors

The  valuation  excludes  the  Future  Development  Units  A  &  B

comprised  in  Computer  Unit  Title  Register  Identifiers  45711  and

475637

Basis  of  Valuation:

Land  Area:

Rentable  Floor  Area:

Tenancy  Summary:

Net  Contract  Rent:

Net  Market  Rent:

Weighted  Average  Lease  Term:

Valuation  Methodology

Valuation:

Significant  Assumptions  and

Special  Assumptions:

Market  Value  -  'As  If Complete'.

The  valuation  has  been  undertaken  on an 'As If Complete'  basis  assuming

completion  of the  buildings  works  providing  the new  retail  tenancies

forming  part  of  the  existing  Countdown  premises.

Share  in 1.8033  hectares

6298.2al  m'

Tenancy  Summaiy

Tenant  CurrentLease  Term  Final  Lease  Passing

Commencement  Expiry  Type  Income

Westpac  10-Mar-14  5Years  9-Mar-24  Net  $15,500

GeneialDistributorsLtd  18-Aug-17  10Years  17-Aug-49  PartGross  $1442.200

PharmacyXtra  17-Mar-M  5Years  16-Mar-24  Net  $128,792

Food  Couit  1 Small  CafA  31-May-'15  4 Years  30-May-19  Net  $23,686

FoodCourk2HangSeng  31-May-15  4Years  30-May-19  Net  $17.589

FoodCouf3RiceBox  31-May-15  6Years  30-May-21  Net  117.556

FoodCourk4CambodianNoodle  1-Jun-12  6Years  31-May-18  Net  $17.000

FoodCourt5CuriyinaHurry  1-Aig-12  6Years  31-Jut-26  Net  $37.534

NewRetailRlA  18-Aig-17  3Years  17-Aug-20  Net  $33,300

NewRetailRlB  18-Aug-'17  3Years  17-Aug-20  Net  $29,610

NewRetailFl  18-Aig-17  3Years  17-Aug-20  Net  $49,950

NewRetailF2  18-Aig-17  3Years  17-Aa.ig-20  Net  $25.650

NewRetailKioskK1  18-Aug-17  3Years  17-Aug-20  Net  $24.750

StoreCages  $0

Antares(BurgerKing)  1-Apr-17  10Years  31-Mar-27  Net  $242.647

TotalPassinglncome  $2,105,764

$1,953,093  per  annum  plus  GST

$1,939,604  per  annum  plus  GST

8.3  years

The  Market  Value  has  been  established  by the  Income  Approach  utilising

the  following  methodologies:

Income  Capitalisation

Discounted  Cash  Flow  Approach

Twenty  Eight  Million  Two  Hundred  and  Fifty  Thousand  Dollars

($28,250,000)  plus  GST  (if any).

Indicating:

+  Yield  on Passing  Income:

+  Yield  on Market  Income:

+  Equivalent  Yield:

+  Resultant  IRR:

+  $/ma  of Rentable  Floor  Area:

6.9al%

6.87%

6. 89%

7. 9al%

$4,485

+  The  proposed  improvements  will  be completed  in accordance  with  the

plans  and  specifications  provided  to a good  standard  of  workmanship.

+  A  Code  Compliance  Certificate  will  be  issued  by the  Territorial

Authority.

The Execulive Summary must be read in conBmclion wiOi the formal valualion reporl and wrlli TelferYo+ing (Canlerbury) Lrmiled's S[akernenl of LimRing Condr[ions arid Valualron Policy

**  Local  Knowledge,  National  Coverage
Our  Ref:  CAN-1  12752

347  Moorhouse  Avenue,  Christchurch telferyoung.com



Risk  Profile:

Report  Issue  Date:

Valuer:

Valuers  Properky  Advisors

+ Any  significant  deviation  in respect  of  style,  layout,  design  or

construction  standards  would  invalidate  the value  conclusions  within

the report.  We reserve  the right to review  and if deemed  necessary

amend  the valuation  and any  conclusions  should  changes  occur  during

the project.

+ A final inspection  by the valuer  verifying  practical  completion  of

construction  and that there  have been no material  changes  from  the

original  valuation  basis.

+ Confirmation  from  Beca  that  the building  achieves  or exceeds  a seismic

structural  rating  of 67%  NBS.

+ Completion  of  structural  works  as identified  in the  Beca  report  of 8 May

2017.

+ The values  reporked  herein  are based  on data  collected  and reviewed

as at the date  of this report.  The  valuer  assumes  no responsibility  for

unforeseeable  events  that  alter  market  conditions  prior  to  the

completion  of the  development.

+ Vendor  rental underwrites  for a term of 3 years  for the new retail

tenancies.

Considered  low  -  medium  risk due to excellent  tenant  covenant  for  80% of

the  income,  high profile  location  and tenant  mix.

30 0ctober  2017

Chris  Stanley  - M Prop  Stud  (Distn),  FNZIV,  FPINZ,  AAMINZ
Registered  Valuer
Director

The Execmwe Summary  must be read m conynclion  wdh llie formal valuarion report and with Telfer'/oung (CanLerbury) Limiked's Sde[emenl of LmiRing Coridi[ions arid Valuakron Policy

++ Local Knowledge,  National  Coverage
Our  Ref: CAN-1  l 2752

347 Moorhouse  Avenue  Christchurch telferyoung.com



2.O  Scope  of  Work

2.1 The  Valuer

The valuation  has been undertaken  by Chris  Stanley  who provides  this objective  and unbiased

valuation.  The  valuer  has no material  connection  with  the instructing  party  or interest  in the property

and  has  the appropriate  qualifications  and  experience  to undertake  the valuation.

2.2 Our  Client

Main(and  Retai(  Fund 2 Trust  for potential  acquisition,  syndication,  offer, mortgage  security  and

prospectus  purposes  including  prospective  subscribers.

Other  than  the  client  or addressee,  the report  may  not  be relied  upon  by any  third  party.  We  accept  no

liability  to third  parties.  Written  consent  is required  for  any  third  party  wishing  to rely  on this  report.  We

reserve  the right  to withhold  that  consent,  or to review  the contents  of the report  if consent  for  third

party  use  is sought.

2.3 Other  Intended  Users

ANZ  Bank  New  Zealand  Limited

Prospective  lnvestors.

2.4  Purpose  of  the  Valuation

Market  Value  for  potential  acquisition,  syndication,  offer,  mortgage  security  and  prospectus  purposes.

2.5  Asset  Valued

347  Moorhouse  Avenue,  Christchurch.

2.6  Valuation  Currency

All dollars  quoted  in this  report  are  NZD.

2.7  Basis  of  Valuation

We are to provide  our  opinion  of Market  Value  which  is defined  in International  Valuation  Standards

2017  as:

The estimated  amount  for  which  an asset  or  liability  should  exchange  on the valuation  date  between  a

willing  buyer  and  a willing  selier  in an arm's  length  transaction,  after  proper  marketing  and  where  the
parties  have  each  acted  knowledgeably,  prudently  and  without  compulsion.

The  valuation  has  been  undertaken  on an 'As  If Complete'  basis  assuming  completion  of  the

buildings  works  providing  the  new  retail  tenancies  forming  part  of the  existing  Countdown

premlSeS.

2.8 Relevant  Dates

Inspection  Date:

Valuation  Date:

18  August  2017  and 19 0ctober  2017

19 0ctober  2017

Our  Red: CAN-'112752

347  Moorhouse  Avenue.  Christchurch**  Local  Knowledge,  National  Coverage telferyoung.com



2.9 Extent  of  Investigations

We have  carried  out an inspection  of exposed  and readily  accessible  areas  of the improvements.

However,  the  valuer  is not  a building  construction  or structural  expert  and  is therefore  unable  to certify

the structural  soundness  of the improvements.  Readers  of this  report  should  make  their  own  enquiries.

This  report  has  been  prepared  for  valuation  purposes  only  and  is not a geotechnical  or environmental

survey.  If any  defect  is found,  including  structural  defects,  this information  could  impact  on the value

of the property.

No allowances  are made  in our  valuations  for  any  expenses  of realisation,  or to reflect  the  balance  of

any  outstanding  mortgages  either  in respect  of capital  or interest  accrued  thereon.

We  have  not  been  provided  with  an environmental  audit  of the property  and we  are not aware  of any

potential  environmental  concerns.  Our  valuation  and report  assumes  that  the land  and buildings  are

unaffected  by harmful  contaminants  or noxious  materials  which  may  impact  on value.  We  refer  you to

our  Statement  of  Limiting  Conditions  and  Valuation  Policy  on  matters  relating  to  potential

contamination.

We  have  not  conducted  a land  survey  of the property  and assume  all improvements  lie within  the title

boundaries.

We have  not  sighted  a current  Land  Information  Memorandum  for  the property  during  the course  of

this  valuation.  Our  report  is subject  to there  being  no outstanding  requisitions  or adverse  information

affecting  the property.

2.10  Nature  and  Source  of  Information  Relied  Upon

Information  used  to prepare  the valuation  has been  obtained  from  our  property  inspection  and public

records.  Additional  information  relied  on includes:

Name  of Document

Proposed  Deed  of Lease  Countdown

Deeds  of Lease  For all other  tenancies

Tenancy  Schedule

Operating  Expenses

Lane  Neave  Due Diligence  Report

Beca  Damage  Assessment  2012

Beca  Detailed  Seismic  Report  2017

Beca  Commentary  on Seismic  Performance

Source  of Document

Ocean  Partners

Ocean  Partners

Mainland  Capital  Limited

Mainland  Capital  Limited

Mainland  Capital  Limited

Ocean  Partners

Mainland  Capital  Limited

Mainland  Capital  Limited

++  Locaj  Knowledge,  National  Coverage

Our  Ref.  CAN-'N2752

347  Moorhouse  Avenue.  Christchurch telferyoung.com



2.11  Assumptions  and  Special  Assumptions

Standard  valuation  assumptions  made  in completing  the report  are stated  in 'Extent  of Investigations

and  'Statement  of Limiting  Conditions  and  Valuation  Policy'.

Special  Assumptions  made  within  the valuation  are as follows:

+  The  proposed  improvements  will be completed  in accordance  with  the plans  and specifications

provided  to a good  standard  of workmanship.

+  A Code  Compliance  Certificate  will be issued  by the  Territorial  Authority.

+  Any significant  deviation  in respect  of style,  layout,  design  or construction  standards  would

invalidate  the value  conclusions  within  the report.  We  reserve  the right  to review  and if deemed

necessary  amend  the  valuation  and any  conclusions  should  changes  occur  during  the project.

+  A final  inspection  by the valuer  verifying  practical  completion  of construction  and that  there  have

been  no material  changes  from  the original  valuation  basis.

+  Confirmation  from Beca  that  the  building  achieves  or exceeds  a seismic  structural  rating  of 67%

NBS.

+  Completion  of structural  works  as identified  in the Beca  report  of 8 May  2017.

+  The  values  reported  herein  are  based  on data  collected  and reviewed  as at the  date  of this  report.

The  valuer  assumes  no responsibility  for  unforeseeable  events  that  alter  market  conditions  prior  to

the  completion  of the development.

+  Vendor  rental  underwrites  for  a term  of 3 years  for  the  new  retail  tenancies.

2.12  Reporting  Format

We have  provided  a formal  valuation  report  meeting  all appropriate  valuation  and professional

standards.

This  report  must  be read  in conjunction  with  TelferYoung  (Canterbury)  Limited's  Statement  of Limiting

Conditions  and  Valuation  Policy.

2.13 Valuation  Standards

Our  valuation  has been prepared  in accordance  with International  Valuation  Standards  2017  and

Australia  and New  Zealand  Valuation  Guidance  Notes  and  Technical  Information  Papers  including:

IVS

iVS 101

IVS 102

IVS 103

IVS 104

1VS105

IVS 400

ANZVGN  I

ANZVGN  2

ANZVGN  9

Framework

Scope  of  Work

Investigations  and  Compliance

Reporting

Bases  of  Value

Valuation  Approaches  and  Methods

Real  Property  Interests

Valuation  Procedures  - Real  Property

Valuations  for  Mortgage  and Loan  Security  Purposes

Assessing  Rental  Value

Our  Ref' CAN-1  12752

347 Ivloorliouse  Avenue,  Chnstchurch++ Local  Knowledge,  NaUonar  Coverage telferyoung.com



2.14 ANZ  Professional  Services  Brief  - Valuations

Our  valuation  has  been  completed  with reference  to the July  2014  ANZ  Bank  New  Zealand

Professional  Services  Brief  - Valuations'.  In this  regard,  we  make  the  following  comments:

+  The  valuer  is an ANZ  Panel  valuer;

+  The  valuer  has  more  than  3 years'  experience  for  this  class  of  property;

+  The  valuer  has  all the  necessary  qualifications  and  certifications  to undertake  the  valuation;

+  The  valuer  has  undertaken  the  required  professional  development;

+  The  valuer  has  had  no disciplinary  action.

Our  Ref'  CAN-112752

++ Local Knowledge,  NaUonal Coverage 347  Moorhouse  Avenue  Christchurch telferyoung.com



3.O  Legal  Description

3.I  Unit  I

Identifier:

Land  Registration  District:

Legal  Description:

Estate:

Proprietor(s):

Interests:

410108

Canterbury

Unit  4 and  Accessory  Unit  1A, I B, 1 C, 1 D, I E, "l F, 1 G, I H, 11, I J, 1 K,

1L, 1M;IN  Deposited  Plan  403088

Stratum  in freehold

Moorhouse  Central  Limited

Mortgage  to Bank  of New  Zealand.

3.2  Unit  2

Identifier:

Land  Registration  District:

Legal  Description:

Estate:

Proprietor(s):

Interests:

410109

Canterbury

Unit 2 and Accessory  Unit 2A, 2B, 2C, 2D, 2E Deposited  Plan

403088

Stratum  in freehold

Moorhouse  Central  Limited

Land  Covenant  in Easement  Instrument  8095351.6  - 10.6.2009

Mortgage  to Bank  of New  Zealand.

3.3  Unit  3

Identifier:

Land  Registration  District:

Legal  Description:

Estate:

Proprietor(s):

Interests:

410110

Canterbury

Unit  3 and  Accessory  Unit  3A Deposited  Plan  403088

Stratum  in freehold

Moorhouse  Central  Limited

Mortgage  to Bank  of New  Zealand.

Our  Ref.  CAN-1  '12752

347  Moorliouse  Avenue.  Christcl'iurch++  Local  Knowledge,  NaUonal  Coverage
telferyoung.com



3.4 Unit  4

Identifier:

Land  Registration  District:

Legal  Description:

Estate:

Proprietor(s):

Interests:

410111

Canterbury

unit  4 and  Accessory  Unit  4A  Deposited  Plan 403088

Stratum  in freehold

Moorhouse  Central  Limited

Land  Covenant  in Easement  Instrument  80953515-10.6.2009

Mortgage  to Bank  of New  Zealand.

3.5 Supplementary  Record  Sheet

The  Supplementary  Record  Sheet  Identifier  471557  records  the following:

Right  of way  over  Part  Section  108  Christchurch  Town  Reserve.

Subject  to drainage  easement  (in gross)  over  Part  marked  F, G, H on DP 403088  in favour  of

the  Christchurch  City  Council.

Subject  to an easement  to drain  water  (in gross)  over  part  marked  1, J, K on DP 403088  in

favour  of the Christchurch  City  Council.

Certificate  pursuant  to Section  77 of the Building  Act  2004.

Right  to convey  electricity  in gross  over  part  marked  A, C, D on DP 403088  to the Christchurch

City  Council.

Subject  to a right  of way  on foot  in gross  over  part  marked  B DP 403088  to the Christchurch

City  Council.

Subject  to a right  to convey  electricity  in gross  over  part  marked  A, C, D DP 403088  in favour  of

Orion  New  Zealand  Limited.

Land  Covenant  in Easement  Instrument  8095351.5.

Land  Covenant  in Easement  Instrument  8095351.6.

Lease  of Lots 1, 2, 3 DP 419830  for  a term of 35 years  from 9.6.2009.  Computer  Interest

Register  477544.

3.6 Summary

Unit Identifier

Unit 4

Unit 2

Unit 3

Unit 4

410108

410109

410110

410ffl

Copies  of  the Computer  Registers  are included  as Appendix  A.

++  Locaj  Knowledge,  NaUonal  Coverage

Our  Ref.  CAN-'112752

347  Moorhouse  Avenue,  Chnstcliurch telferyoung.com



4.O  Rating  Valuation

4.1 Rating  Valuation

As at 1 August  2016

Land Vaiue

Improvements

$14,800,000

$5,400,000

Capital  Value

Our  ReT CAN-112752

347  Moorhouse  Avenue,  Chnstchutch++  Local  Knowjedge,  National  Coverage telferyoung.com



5.O Location
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Moorhouse  Central  occupies  a strategic  high profile location  at the northwestern  intersection  of

Moorhouse  Avenue  and Madras  Street  on the southern  fringe  of the Central  Business  District.

Both Moorhouse  Avenue  and Madras  Street  are major  arterial  traffic  routes through  the city with

Madras  Street  forming  part of the inner  city one-way  traffic  system  carrying  vehicles  in a northerly

direction  and Moorhouse  Avenue  has a multi lane carriageway  with a central  median  strip. Moorhouse

Avenue  is a high profile mixed use location  incorporating  motor  vehicle  dealerships,  bulk retail,
showrooms  and offices.

Secondary  access  is also provided  from Mortimer  Place  and Eaton  Street  which  allow  rear  access  to

the supermarket.  There  is also frontage  to Rope  Street  which  is not a legal road.

The property  is located opposite  the Ara education  campus  (formerly  known  as Christchurch

Polytechnic  Institute  of Technology).  Ara has undertaken  significant  new building  development  over

the last 5 years  with most  recent  building  commissioned  being the Engineering  Centre  a 6500m2

building.  The campus  has daily  student  numbers  of over 5000 which  gives a significant  shopping

catchment  for the complex.

The property  is also in close  proximity  to the new  Innovation  Precinct  being  one of the major  recovery

projects  and also the East and South  Frames.  The resident  population  of the inner  city, particularly  in

the eastern  sector, will increase  significantly  when the East Frame  residential  accommodation  is

completed.

In terms of competition,  there is a Pak'nSave  close by on Moorhouse  Avenue,  the South City

Shopping  Centre  on Colombo  Street  and a New World Supermarket  soon to be constructed  on

Moorhouse  Avenue  close  to South  City.

++ Local  Knowledge,  NaUonal  Coverage
Our  Ref:  CAN-1  1 2752

347  Moorhouse  Avenue,  Christchurch telferyoung.com



6.O  Land
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Source.  Quickmap

Area:

Frontage:

Shape:

Contour:

Services:

Comments:

uNlT2

klORTlklER:PLACE  ,,,,,  a -

Source  Unit  Plan

Share  in 1.8033  hectares

Moorhouse  Avenue:

Madras  Street:

Mortimer  Place:

Eaton  Place:

131.04  metres

149.13  metres

28.'12  metres

11.22  metres

Rectangular  with  corner  rounding  at the intersection  of Madras  Street

and Moorhouse  Avenue.

Level

All services  available.

A large  well-proportioned  corner  site held  by way  of Unit  Titles.  The

units  are situated  towards  the northern  boundary,  with a large  off-

street  parking  area  to the Moorhouse  Avenue  frontage.

The  areas  outlined  in orange  on the Unite  Plan  prepared  by aurecon

identify  the Units  and Accessory  Units  included  in the valuation.  The

Units  also  have  use  of  the Common  Property.

The  valuation  excludes  the  areas  shown  as Future  Development

Units  A  and  B.

The site benefits  from  multiple  access  from  Moorhouse  Avenue,

Madras  Street,  Eaton  Place  and Mortimer  Street.  The  property  also

fronts  Rope Street  which  is not a legal road.  The property  is

understood  to have  rights  over  Rope  Street  which  is a private  lane.

The site is subject  to a number  of easements  in favour  of the

Christchurch  City Council.  The drainage  easements  are located
along  the  western  boundary  of the carpark  extending  from  the Burger

King  tenancy  to Moorhouse  Avenue.

Our  Ref:  CAN-112752
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The  right to  convey  electricity  in gross  in favour  of both  the

Christchurch  City Council  and Orion  relates  to an area  along  the

Madras  Street  frontage  adjacent  to the main  entry  to the  carpark.

The right  of way  on foot  is gross  in favour  of the Christchurch  City

Council  land  is also  located  along  the  Madras  Street  frontage.

There  is a lease  of 6 disabled  carparks  in the common  property  in

favour  of General  Distributors  (to be cancelled  following  new  building

works).

A right  of way  limited  in height  over  Future  Development  Unit  A in

favour  of Unit  2 (Burger  King)  which  relates  to the western  part  of

the drive  through.

The lease  of Lots 1, 2 and 3 DP 419830  relates  to carparks  and

drive through  associated  with  Lot 2 which  is  the  Burger  King

premises.  It is for  a term of 35 years  from  9 June  2009.  Separate

title  Computer  Interest  Register  477544  has issued.

The certificate  pursuant  to Section  77 of the Building  Act  relates  to

the fact  that buildings  have been constructed  over  existing  title

boundaries.

There  are two land covenants  on the title  which  relate  to the food

court  common  area,  access  to  the  carpark,  drive  through  and

protects  these  activities  for  use of the units  in the development.

++  Local  Knowledge,  National  Coverage
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7.O  Resource  Management

7."f Zoning

Territorial  Authority:

Plan  Status:

Zone:

Christchurch  City

Operative

Central  City  Mixed  Use

Zone  Description:

Development  Controls:

The  area  is zoned  for  a mix  of office,  residential,  servicing  and  light

industrial  activities  to  provide  opportunities  to  assist  in the

enhancement  and revitalisation  of the area itself  and also, in turn,

the wider  central  city  area.  These  areas  are not  to be 'in competition'

with  the central  business  district  (Core  and Fringe  areas),  but  rather,

to complement  and support  its important  role and function.  The

development  of a zone  containing  a mixture  and  diversity  of

activities  that  attracts  people  into  the area  is but  one  tool  to support

urban  rejuvenation  and  revitalisation.

Permitted  activities  include  light  industrial,  education,  health

facilities,  residential  activity  and travellers'  accommodation.  There

are  restrictions  on  retail,  commercial  services  and  office

development  in the Central  City  Mixed  Zone  in an attempt  to push

those  activities  to the new  consolidated  Central  City  Business  Zone.

Pertinent  development  controls  include  (but  are not limited  to) the

following:

Other:

Offices  and  Commercial  Services  shall  only  be ancillary  to any

permitted  activity  located  on the site;

Where  non-ancillary  office  tenancies  or commercial  services

are proposed  on a site, these  shall  not exceed  450m'  Gross

Leasable  Floor  Area;

Maximum  building  height  in this  particular  location  of 17

metres;

A minimum  of 5% of the total site shall be set aside  for

landscaping;

Minimum  floor  areas  and requirements  for  outdoor  areas  apply

to residential  activities.

+  Subject  to the Central  City  Building  Height  Restriction  Overlay

with  a maximum  building  height  of 17 metres.

+  Subject  to the Central  City  Large  Format  Retail  Overlay.

+  Situated  in a Liquefaction  Management  Area.

+  Situated  in a Flood  Management  Area.

Our Ref. CAN-'112752
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8.O Environmental  IsSues

8.1 Contamination

We  have  not  been  provided  with  an environmental  audit  of the property  and  we are not aware  of any

potential  environmental  concerns.  We  refer  you to our  Statement  of Limiting  Conditions  and  Valuation

Policy  on matters  relating  to potential  contamination.

We have  obtained  a copy  of the Listed  Land  Use Register  (LLUR)  for  the property  from  Environment

Canterbury.  This  records  the fact  the property  has a HAIL  activity  shown  as being  for  the storage

tanks  or drums  for  fuel,  chemicals  or  liquid  waste.

In November  a site  validation  was  undertaken  by MWH  which  recorded  an underground  storage  tank

was  installed  in 1983  and  removed  in 1990.  Soil samples  were  taken.  The  Soil  Sample  report  stated

that  concentrations  complied  with MfE Guideline  Values  for  Commercial/Industrial  Land  Use and for

the protection  of ground  water  quality  criteria.

Based  on the information  available  we proceeded  on the basis  that  the property  is not subject  to

material  site  contamination  that  impacts  on the value  of  the  property.

8.2 Land  Information  Memorandum

We have  not been  suppliedwith  a Land  Information  Memorandum  (LIM)  relating  to the property.  Our

report  is subject  to there  being no outstanding  requisitions  or adverse  information  affecting  this

property.  We  reserve  the right  to amend  our  assessment  should  this  not  be the case.

++  Local  Knowledge,  National  Coverage
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9.O Improvements

9.1 Overview

The  original  complex  was  constructed  in 1990  and  was  designed  as a Big Fresh  Supermarket  together

with  a Deka  Department  Store,  Liquor  King Bottle  Store  and  associated  speciality  shops.

In 2007/2008  the building  was  reconfigured  including  substantial  alterations  and  extensions  to provide

the current  Countdown  Supermarket,  Burger  King Restaurant  with  associated  drive  through,  a food

court  and  pharmacy.

At  the present  time  the  frontage  of  the supermarket  is being  reconfigured  to incorporate  new  speciality

retail  which  will slightly  reduce  the overall  floor  area of the supermarket.  Building  works  are planned

for  completion  in December  20"l7.

9.1.1  Floor  Areas

Stated  lettable  areas  are as follows:

Westpac

General  Distributors  Ltd

Pharmacy  Xtra

Food Court  1 Small  Caf6

Food Court  2 Hang Seng

Food Court  3 Rice  Box

Food Court  4 Cambodian  Noodle

Food Court  5 Curry  in a Hurry

New Retail  R1A

New Retail  R'l B

New Retail  FI

New Retail  F2

New Retail  Kiosk  KI

Store  Cages

2.00 m"

49al8.03 m"

231.45  m'

35.78 m"

26.57  ma

26.52  m"

26.52  m"

107.24  m'

74.00  m"

65.80 ma

11l.OOrnP

57.00 ma

55.00 m'

34.10 m"

O.O%

78. 4 %

3.7%

0.6%

0.4%

0.5%

Antares  (Burger  King)  527.10  m"  8.4%

TotalRentableArea  6298.llrr?

We have  not  measured  the  tenancies.  We  have  relied  upon  the  agreed  lettable  areas.

The  lettable  areas  for  Countdown,  for  rental  purposes,  exclude  canopies  totalling  289.20m2.  The  total

area of the Countdown  premises,  following  the alterations,  has been estimated  by the Property

Managers,  at 5207.23m2.

The  lettable  area  for  the new  retail  premises  is based  on the plans  supplied.  They  will be certified  on

completion  of  the  building  works.

++ Local  Knowledge,  National  Coverage
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9.1.2 Construction

Foundations: Concrete

Flooring: Concrete

Exterior  Walls: Concrete  tilt  slab,  concrete  block  and composite  panel

Framing: Steel  and  timber

Roofing: Longrun  metal  roofing

Joinery: Aluminium

Internal  Linings: Plasterboard

Ceilings: Suspended  panel  ceiling  system  to Burger  King  and Pharmacy

Natural  Lighting: Perimeter  glazing

Artificial  Lighting: A mixture  of recessed  and  suspended  fluorescent  light  fittings.

Services: Fire  sprinklers,  Air  conditioning

9.1.3  Supermarket

The  Countdown  supermarket  comprises  a large  open  plan  supermarket  with  the principal  entry  from

the foyer  shared  with  the  adjoining  pharmacy  tenancy.  The  supermarket  currently  has  a wide  frontage

to the front  carpark  however  this  will be reconfigured  and replaced  with  speciality  retail  shops  under

the proposed  reconfiguration.

The  premises  basically  provide  a large  open  plan supermarket  with  speciality  areas  located  around

the perimeter  including  walk-in  beer  and  wine  chiller,  bakery,  delicatessen  and  butchery.

Along  the  western  boundary  there  are  further  chiller  and  freezer  facilities  and storage.  There  are also

male  and  female  toilets,  office,  staff  training  room  and  cafeteria.

At mezzanine  floor  level  there  are two  plant  rooms.

9.1.4  Burger  King

Burger  King comprises  a large  open  plan  fast  food  restaurant  with  the  feature  being  the high  stud.  It

has large  floor  to ceiling  display  windows  opening  to the front  carpark  and drive  through  facility.

Internally  it is subdivided  to provide  the main  customer  ordering  and  dining  area,  kitchen,  drive  through

area, food preparation  and storage,  customer  toilets,  staff  toilets,  staff  cafeteria  and offices.  At

mezzanine  level  there  is a Further  staff  room  and  training  room.

9.1.5  Pharmacy

The pharmacy  is located  adjacent  to the main  entry  to the Countdown  supermarket  and provides

standard  retail  accommodation  with  suspended  panel  ceilings  and  flush  mounted  diffused  fluorescent

lighting.

9.1.6 Food  Court

The  Food  Court  extends  along  the eastern  boundary  of the site  with  direct  access  from  the Madras

Street  carpark  area. It provides  four  food  court  outlets  and  a restaurant.

Our  Ref:  CAN-1  12752
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9.1.7  Building  Condition

The building  is generally  in a good  average  condition  which  one  would  expect  for  a commercial  retail

building  of this  age  and style.

Some  refurbishment  has been  undertaken  post  earthquake  damage.  At the present  time  building  works

have  just  commenced  for  the proposed  reconfiguration  of the frontage  of the Countdown  Supermarket  to

provide  speciality  retail  stores.

9.2 Seismic  Report

We  have  been  provided  with  a copy  of the Earthquake  Damage  Assessment  prepared  by Beca  which  is

dated  21 February  2012.  This report  covers  both the seismic  capacity  of the building  and observed

earthquake  damage  together  with  a proposed  repair  strategy.

It concluded  that  no earthquake  strengthening  or structural  repairs  were  required.  It did note  a number  of

non-structural  repairs  including:

Minor  cracking  to the external  concrete  panel  walls.

Cracking  and crushing  of  the plasterboard  linings.

Minor  floor  cracks.

Damage  to the  sealed  areas.

Repairs  were  undertaken  in September  2€)15.

We  have  also  been  provided  with  a copy  of a Detailed  Seismic  Assessment  prepared  by Beca  and  dated

8May2017.

The report  concluded  the building  is likely  to achieve  approximately  67% NBS in temis  of equivalent

seismic  performance  for  life safety  in a 1 in 500 year  design  level  earthquake.  The  assessment  has been

undertaken  considering  the as built  condition  of the building  and does  not account  for  any  reduction  in

seismic  performance  due  to previous  earthquake  damage.  It is therefore  a Grade  B building  which  could

be regarded  as exposing  the occupant  to a low  or medium  seismic  risk. The  seismic  performance  has

determined  examining  an 'undamaged'  building.

The  report  recommended  the following  steps:

Improve  the precast  concrete  panel  bofted  connections  along  the  south  fagade.

Verify  the strengthened  cantilevered  columns  are fixed  at the base  through  invasive  investigation.

Verify  the load path from the roof diaphragm  to the cantilevered  columns  through  invasive

investigation.

In a letter  dated  12 September  2C117 Beca  provide  further  commentary  on the seismic  performance.  The

letter  concludes  that  once  the structural  scope  is complete  the building  will achieve  a seismic  rating  of

67%  NBS.

Our  valuation  is contingent  upon  this  work  being  completed  and  the  building  achieves  a minimum

seismic  rating  of  67%  NBS.

Our  Ref:  CAN-'112752

347  IVloothouse  Avenue  Chnstchurch++  Local  Knowledge,  Nationar  Coverage telferyoung.com



9.3 Other  Improvements

The  large  carpark  area extends  along  the Moorhouse  Avenue/Madras  Street  frontages  with  access

points  from  both  streets  as well  as secondary  access  from  Mortimer  Place  and Eaton  Place.

There  is some  border  landscaping  strips  and  signage.

The sealed  carpark  area provides  off street  parking  for 237 carparks.  There  is a separate  drive

through  service  lane  and  canopy  associated  with  the Burger  King  tenancy.

Along  the northern  and  western  elevations  of the supermarket  there  are canopies  to provide  weather

protection  over  the loading  areas.  There  is also  a drive  through  access  behind  the building  through  to

Eaton  Place.

Our valuation  has been prepared  on the basis of the improvements  being located  within  the site

boundaries  and constructed  strictly  in accordance  with the recommended  practices,  and free  from any

defect;  unless  otherwise  stated  within  this  report.

21
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IO.O  Proposed  Reconfiguration

It is proposed  the reconfigure  of the supermarket  to provide  five new  retail  tenancies  fronting  the

carpark  together  with  a number  of storage  lockers.

A copy  of the proposed  plan is attached  as Appendix  B. This  will reduce  the floor  area of the

supermarket  and require  a secondary  egress  point.  A plan details  the following  areas  for the new

retail  shops.

Retail  Unit Area

R1A

R1 B

FI

F2

Kiosk

74.0ma

65.8m'

111.Om"

57.0m"

55.0m'

In addition,  there  will  be a number  of storage  cages  totalling  34.lm'.

Each  retail  unit  will have  a glazed  frontage  to the  front  carpark  area  with  each  having  a separate  unit.

Situated  between  F1 and RIA  there  will be a fire egess  corridor  for  the supermarket.  The  kiosk

known  as K1 will  be a high  exposure  location  at the main  entry  to the  supermarket.

1::::::,==,,=W-,:,:....,..,..,.,.. telferyoung.com++ Local  Knowledge,  Natronaj  Coverage



11.O  Tenancy  Details

11.I  Introduction

We have been provided  with a tenancy  summary  together  with leases  for  the individual  tenancies.  We

have also been provided  with a copy of the Deed of Variation  of Lease as part of the proposed

reconfiguration.  A brief  summary  follows:

11.2  Supermarket

The  Premises:

Commencement  Date:

Term:

Rights  of Renewal:

Contract  Rent:

Rent  Reviews:

Rent  Review  Basis:

The Premises  less the Retail  Area  (subject  to final measure)

Practical  completion

10 years

2 of 6 years,  2 of 5 years

$1,442,200  per annum  plus GST

5 yearly

Turnover  Formula

Turnover  rent  is payable  on the following  basis:

+ 2.50%  of Turnover  up to $45,000,000

+  2.00%  of  Turnover  in excess  of  $45,000,000  up to

$55,000,000  and

+ 1.75%  of Turnover  in excess  of $55,000,001

Ratchet  Clause:

Business  Use:

Outgoings:

To initial  rent

Supermarket

The tenant  is only responsible  for payment  of a proportion  of

insurance  costs,  utility  charges  and  internal

cleaning/repair/maintenance

Our  Ref.  CAN-'112752
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11.3  Westpac  ATM

The  Premises:

Commencement  Date:

Term:

Rights  of  Renewal:

Contract  Rent:

Rent  Reviews:

Rent  Review  Basis:

Ratchet  Clause:

Business  Use:

Outgoings:

11.4  Pharmacy  Extra

The  Premises:

Commencement  Date:

Term:

Rights  of  Renewal:

Contract  Rent:

Rent  Reviews:

Ratchet  Clause:

Business  Use:

Outgoings:

ATM  forming  part  of  the  premises

10 March  2014

5 years

4 of  5 years

$15,500  per annum  plus GST

2 yearly

Market

Full  ratchet

ATM

Tenant  pays  all costs  associated  with  the  ATM

Part  of the  property  with  an area  of  231.45m'

17  March  2014

5 years

1 of  5 years

$128,792.16  per  annum  plus GST

3'd,  9'h, and  j4th anniversary  of lease  commencement.  CPI

increases  6'h and 1 l'h  anniversary  of  lease  market  review

To  initial

Pharmacy

Tenant  pays  a proportionate  share  of  all outgoings

++ Local Knowledge,  NaUonal Coverage
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11.5  Food  Court  Lease

All Food court  leases  are on a similar  basis being net leases  with rent  reviews  to market.  A summary

follows:

Food  Court  1 3al/05/15

Food  Court  2  3al /05/1  5

Food  Court  3 31 /05/15

Food  Court  4  04/1  0/I  2

Food  Court  5 01/08/12

4

4

6

6

6

Nil

Nil

Nil

1 x 2 yrs

2 x 5 yrs

2 $23,686

2 $17,589

2 $17,556

2 , $17,000

2 $37,534

11.6  Burger  King

The Premises:

Commencement  Date:

Term:

Rights  of Renewal:

Contract  Rent:

Rent  Reviews:

Rent  Review  Basis:

Ratchet  Clause:

Outgoings:

Special  Conditions:

Outstanding  Review:

Part  of the building  with a ground  floor  of 477.77m'  and mezzanine

floor  of 71.14 ma

I April  2017

10 years

Nil

$242,647  per annum  plus GST (subject  to dispute)

3 yearly

Market

To initial

Proportionate  share  of all property  outgoings

In establishing  the annual  rent  the ground  floor  is deemed  to have

an area  of 455.99ma

The rent review  for the new lease  is still in dispute.  The current

contract  rent is $242,647

++ Local  Knowledge,  National  Coverage
Our  Ref:  CAN-112752
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11.7  Tenancy  Summary

Tenant  CurrentLease  Term  Final  Lease  Passing

Commencement  Expiry  Type  Income

Westpac  10-Mar-14  5Years  9-Mar-24  Net  $15,500

General  Distributors  Ltd  18-Aug-17  10 Years  17-Aug-49  Part  Gross  $1,442,200

PharmacyXtra  17-Mr-14  5Years  16-Mar-24  Net  $128,792

Food  Court  I Small  Cafe  31-May-15  4 Years  30-May-'19  Net  $23,686

FoodCourt2HangSeng  31-May-15  4Years  30-May-19  Net  $17,589

FoodCourt3RiceBox  31-May-15  6Years  30-May-21  Net  $17,556

FoodCourt4CambodianNoodle  1-Jun-12  6Years  31-My-18  Net  117,000

FoodCourt5CurryinaHurry  1-Aug-12  6Years  31-Jut-26  Net  $37,534

NewRetailR1A  18-Aug-17  3Years  17-Aug-20  Net  $33,300

NewRetailR1B  18-Aug-17  3Years  17-Aug-20  Net  $29,610

NewRetailF1  18-Aug-17  3Years  17-Aug-20  Net  $49,950

New Retail F2 18-Aug-'17  3 Years  17-Aug-20  Net  $25,650

NewRetailKioskKl  18-Aug-17  3Years  17-Aug-20  Net  $24,750

StoreCages  $0

Antares(BurgerKing)  1-Apr-17  10Years  31-Mar-27  Net  $242,647

TotalPassinglncorne  $2,105,764

11.8 Vendor  Underwrite

There  will be five new  retail  tenancies  with the Vendor  Underwrite  being  for  a term  of 3 years  from

completion  of the building  works  at an agreed  rental  of  $450/ma plus  operating  expenses.  There  is no

vendor  underwrite  for  the  storage  cages.

11.9  Rope  Street  Access

Rope  Street  is not a legal  road.  It is a private  lane.  The  development  has physical  access  to Rope

Street  along  the rear  boundary.  Part  of the property  has  the benefit  of right  of way  access  over  part  of

land known  as Section  108  Christchurch  Town  Reserve.  The  Countdown  lease  refers  to the landlord

granting  exclusive  rights  for  the tenant  to use the  access  route  to rear  of the supermarket.  There  are

four  other  properties  fronting  Rope  Street/Madras  Street/Allen  Street  that  do not  have  express  rights

but  are likely  to have  assumed  rights  over  Rope  Street.

The  landlord  cannot  grant  exclusive  use to the whole  of Rope  Street.  Countdown  has  installed  a gate

at the western  end of Rope  Street  past  the point  that  the four  properties  referred  to gain  access  to

secure  this  area.

Our  valuation  proceeds  on the basis  that  the issue  of the landlord's  inability  to grant  exclusive  use of

Rope  Street  does  not  impact  on the status  of the lease  and  consequently  the value  of  the  property.

E;::,'::oW-.::..ch,:.t.h.,ch telferyoung.com++ Local  Knowledge,  National  Coverage



12.0  0perating  Expenses

12.1 Introduction

We have been provided  with a copy  of the existing  operating  expenses  and the proposed  operating

expenses  post  the completion  of the reconfiguration  of the Countdown  Supermarket  and construction

of the new  retail outlets.

12.2  0perating  Expenses  Summary

Item

Rates

Statutory

Insurances

Fire  Protection

R&M

Security

Administration

Air  Conditioning

Garden  & Car  Park

Pest  Control

Cleaning

Sanitary  Services

Electricity

Mnagement

Budgeted $/m2 of Rentable o/o of  Total
Amount  Area

$176 622 $28.60 45.0%

$1 404 $0.23

$80 100 $12.97 20.4%

$3 670 $0.59

$13,200 $2.14

$0.12

$3 032 $0.49

$IO 94al $1.77

$8,580 $1.39

$3,000 $0.49

$40 441 $6.55 10.3%

$1 500 $0.24

$g ooo $1.46

$40 000 $6.48 1 0.2%

With the exception  of Countdown  all tenants  pay a proportionate  share of operating  expenses.

Countdown  only pays a share  of insurance  costs currently  amount  to $64,514.  Non-recoverable

operating  expenses  are calculated  at $152,671  following  the reconfiguration.
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13.0  Valuation  Methodology

13.1 Highest  and  Best  Use

The  Market  Value  of  an asset  will  reflect  its 'highest  and  best  use'.  The  highest  and  best  use is the use

of an asset  that maximises  its potential  and that is possible,  legally  permissible  and financially

feasible.  The  highest  and best  use may  be for  continuation  of an asset's  existing  use or for  some

alternative  use. This  is determined  by the use that  a market  participant  would  have  in mind  for the

asset  when  formulating  the price  that  it would  be willing  to bid.

We consider  the  current  use  as  a supermarket  with associated  retail stores  and Burger  King

Restaurant  to be the  highest  and  best  use of the  property.  This  is a strategic  site  at the intersection  of

two major  inner  city  traffic  routes.  The  building  is located  close  to Ara  (formerly  known  as CPIT)  and

in close  proximity  to the developing  East  Frame  which  will increase  inner  city  residential  living  in the

city.

13.2  Income  Approach

The  Income  Approach  is predicated  on the conversion  of net actual  or market  income,  which  either  is

or could  be generated  by an owner  of the interest,  to value.  The approach  encompasses  various

methods  to indicate  value.  Methods  adopted  in this instance  include:

Income  Capitalisation

This  method  encompasses  the conversion  of net  income  (actual,  market  or notional)  to value  via the

application  of a capitalisation  rate  or yield  (investment  return).  The basic premise  of income

capitalisation  is that  a property  investor  expects  a pre-determined  rate of return  on their  investment.

The  yield  varies  according  to a number  of factors  including:  risk, type  & scale  of investment,  location,

residual  lease  term  and expected  income  and capital  value  growth.  The  two main  variables,  namely

income  and  yield,  are analysed  from  available  rental  and  sales  evidence.

Implicit  adjustments  are made  when  determining  an appropriate  yield  to apply,  however,  in instances

where  the contract  rent  varies  from  market  rent,  the present  value  of the variation  is adjusted  against

the capitalised  value.  The  capitalised  value  may  also  be adjusted  for  costs  associated  with  vacancy  if

existing  or imminent,  refurbishment/incentives  and  capital  expenditure

Discounted  Cash  Flow

The  Discounted  Cash  Flow  (DCF)  method  is a variation  of the Income  Capitalisation  Method  whereby

cash  flows  are explicitly  forecast  over  a ten-year  investment  horizon.  Allowances  are made  within  the

cash  flow  projection  to account  for  the market's  expectation  of rental  growth,  or where  appropriate,

structured  rental  adjustments  in accordance  with the leases.  Deductions  for costs  associated  with

property  ownership  are then  made  to establish  the net annual  cash  flow.  Costs  of ownership  may

include;  unrecovered  outgoings,  vacancy  (actual  or potential)  and  capital  expenditure.

Having  determined  the net annual  income,  we then  establish  the  terminal  value  of the property  based

on a hypothetical  sale  at the beginning  of year  41 of the investment  horizon,  and  discount  the cash

flows  at a market  based  discount  rate,  as analysed  from  sales,  reflecting  the cost  of capital,  risk  and

required  return.  The  aggregate  of the present  value  of each  cash  flow  establishes  market  value  via

this  method.

The method  is of particular  relevance  where  cash flows  or costs  associated  with ownership  are

irregular.
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14.O  Market  Commentary

14.1 Economic  Overview

The New  Zealand  property  investment  market  is in a very  buoyant  phase  with  strong  demand  for

quality  investment  property  in the main  centres  and also provincial  areas.  Investment  yields  have

firmed  across  all investment  sectors  which  are in part  due  to the  low  returns  available  from  alternative

forms  of investment  such  as fixed  interest  and the low  cost  of debt. With  mortgage  interest  rates  at

very  low  levels,  and the likelihood  of no significant  increase  in the short  to medium  term,  well  leased

investment  properties  show  very  attractive  returns  on equity  at conservative  gearing  ratios.

The  desirability  of investment  property  has resulted  in an increase  in property  syndication  which  has

provided  new  options  for  retail  investors  as well as giving  greater  liquidity  for higher  priced  assets.

The  listed  property  companies  have  also  increased  in popularity.

The  Reserve  Bank,  in its September  2017  statement,  noted  global  economic  growth  has continued  to

improve  in recent  quarters.  However,  inflation  and wage  outcomes  remain  subdued  across  the

advanced  economies  and challenges  remain  with on-going  surplus  capacity.  Bond  yields  are low,

credit  spreads  have  narrowed  and equity  prices  are near  record  levels.  Monetary  policy  is expected  to

remain  stimulatory  in the advanced  economies,  but less  so going  forward.

The trade-weighted  exchange  rate has eased  slightly  since  the August  Statement.  A lower  New

Zealand  dollar  would  help  to increase  tradables  inflation  and  deliver  more  balanced  growth.

GDP  in the June  quarter  grew  in line with  expectations,  following  relative  weakness  in the previous

two quarters.  While  exports  recovered,  construction  was  weaker  than  expected.  Growth  is projected

to maintain  its current  pace  going  forward,  supported  by accommodative  monetary  policy,  population

growth,  elevated  terms  of  trade,  and  fiscal  stimulus.

House  price inflation  continues  to  moderate  due to loan-to-value  ratio restrictions,  affordability

constraints,  and a tightening  in credit  conditions.  This  moderation  is expected  to continue,  although

there  remains  a risk  of resurgence  in prices  given  population  growth  and resource  constraints  in the

construction  sector.

Annual  CPI inflation  eased  in the June  quarter  but remains  within  the target  range.  Headline  inflation

is likely  to decline  in coming  quarters,  reflecting  volatility  in tradables  inflation.  Non-tradables  inflation

remains  moderate  but is expected  to increase  gradually  as capacity  pressure  increases,  bringing

headline  inflation  to the midpoint  of the target  range  over  the medium  term.  Longer-term  inflation

expectations  remain  well  anchored  at around  2.00%.

Monetary  policy  will  remain  accommodative  for  a considerable  period.  Numerous  uncertainties  remain

and policy  may  need  to adjust  accordingly

The  Reserve  Bank  retained  the  OCR  at 175%.
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14.2 Investment  Market

There  is very  strong  demand  for  well  leased  investment  property  priced  below  $IO.O  million.  Investors

focus  is on quality  of the tenant,  location  and  percentage  of  the New  Building  Standard  (NBS).

The  strong  demand  for investment  property  has flowed  through  to investment  yields  with  sales  over

the last  18 months  showing  investment  yields  at historically  low  levels.  The  greatest  demand  is in the

industrial  and suburban  retail  sectors  with the market  less buoyant  for office  buildings  whether  in

suburban  or CBD  locations.

The  availability  of mortgage  finance  is impacting  on sale volumes  and investors  are showing  less

appetite  for  risk particularly  in relation  to properties  with  short  residual  lease  terms,  substantial  over-

renting  or seismic  issues.  The  market  is certainly  less liquid  than  in 20"l6.

Demand  still exists  for smaller  scale  properties  from owner-occupiers  where  there  is little, if any,

discount  in price  to similar  leased  property,  however,  the  availability  of  finance  is constraining  activity.

An investment  benchmark  summary  is outlined  below:

Asset  Class

Industrial

Retail

Office

"IRR=  Internal Rate of Return

Prime  Yield

5.75%  - 6.25%

5 ]5oA  - 6.25%

6.25o/fi -  6.75%

14.3  Central  City  Retail  Market

Prime  IRR"

6.25  % - 7.00%

6.50 % - 7.25%

7.00% - 8.00%

Christchurch  has historically  provided  speciality  retail  and tourism  related  activities  in the heart  of the

CBD  with  larger  format  retail  development  surrounded  around  the periphery  of the CBD  in locations

such  as Moorhouse  Avenue  and  Fitzgerald  Avenue.

There  are  a number  of retail  developments  in close  proximity  to Moorhouse  Central.  The  major  inner

city shopping  complex  is the South  City shopping  centre  which  extends  from Colombo  Street  to

Durham  Street  just  north  of Moorhouse  Avenue.  It has  two anchors  being  The  Warehouse  and New

World  with  a number  of supporting  speciality  retail  tenants  and a central  food  court.

Just  to the east  along  Moorhouse  Avenue  from South  City  there  is the stand-alone  Pak'nSave

supermarket  which  extends  from Moorhouse  Avenue  through  to Dundas  Street  at the north and

Manchester  Street  to the  east.

Foodstuffs  are soon  to develop  a New  World  supermarket  opposite  South  City  at the intersection  of

Durham  Street,  Moorhouse  Avenue  and Wilmer  Street.  This will see the existing  New  World

supermarket  in South  City  being  closed.
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Further  to the west  along  Moorhouse  Avenue  there  is a range  of bulk  retail  developments  primarily

situated  between  the Colombo  Street  overbridge  and Antigua  Street.  Major  tenants  include  the

following:

Noel  Leeming

Freedom  Furniture

Harvey  Norman

Farmers

Accent  Lighting

Hunter  Furniture

The inner  city area is undertaking  significant  transformation  with many  major  retail developments

either  under  construction  or recently  completed.  Significant  developments  include  the following:

The  Crossing

The  ANZ  Centre

The  BNZ  Centre

Ballantynes  redevelopment

Farmers  Market  Cashel  Mall

The  Central  City  is going  through  a significant  period  of change  with  many  new  retail  stores  developed

together  with  large  carpark  buildings  and associated  service  uses.  A number  of new  retailers  new  to

the city  will be located  in the central  city  which  will strengthen  the CBD  as a speciality  retail  location

giving  a point  of difference  from  the suburban  shopping  malls  such  as Westfield  Riccarton,  the Palms

at Shirley,  Northlands  at Papanui  and  the Hub  at Hornby.

14.4 Moorhouse  Central

Moorhouse  Central  does  not  directly  compete  with  South  City  shopping  centre  in terms  of its speciality

retail  offerings  with  the  primary  retail  offering  being  the Countdown  supermarket  and Burger  King.  The

supporting  retail both in the present  configuration  and proposed  configurations  support  these  two

anchor  tenants  but  comprise  only  a relatively  small  proportion  of the total  income.  The  complex  does

not  provide  the tenancy  mix  found  with  comprehensive  suburban  retail  shopping  centres.

Moorhouse  Central  is however  extremely  well located  adjacent  to Ara and is on the major  traffic

thoroughfares  of Moorhouse  Avenue  and  Madras  Street.

In our  opinion,  it is extremely  well located  to cater  for the needs  of inner  city inhabitants  which  are

growing  as the  development  of  the South  and  East  Frames  continue.
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15.O  Valuation  Considerations

15.I  Reconfiguration

The  Countdown  supermarket  is to be reconfigured  to provide  the five  speciality  retail  shops  along  the

carpark  frontage,  the Kiosk  adjacent  the  main  entry  to the  supermarket  and internal  storage  facilities.

Our  valuation  proceeds  on an 'As If Complete'  basis  assuming  the building  works  are completed  and

the new  base  rental  for  Countdown  applies  and the vendor  underwrites  for  the new  retaif  premises.

15.2 Investment  Market

As  previously  noted  in our  Market  Commentary  section  the  investment  market  is still strong

notwithstanding  the reduction  in availability  of debt  finance.  Investment  yields  are  still strong  which  is

evidenced  by recent  sales  of a number  of inner  city  office  buildings.

15.3 Tenant  Profile

The  vast  majority  of the income  (80%)  is generated  by the two anchor  tenants,  the Countdown  (68%)

supermarket  and Burger  King (12%).  Both  are subject  to 10 year  leases  which  provides  excellent

security.

15.4 Investment  Scale

A complex  of medium/high  capital  scale  for  the Christchurch  market.  The  majority  of investment  sales

are sub $20m.  The property  is held under  Unit Title which  gives  the ability  to sell separate

components  to create  greater  liquidity.

15.5 Location

Considered  a high profile  inner  city location  strategically  located  opposite  Ara and close  to the

developing  residential  East  Frame.
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16.O  Market  Rent  Assessment

16,1  Introduction

Income-based  valuation  assessments  consider  the cash  flow  that  could  be, or is, generated  from  the

property.  Part  of the process  is a review  of the potential  rental  earning  capacity,  or Market  Rent.

Market  Rent  is defined  in International  Valuation  Standard  104  as:

'The  estimated  amount  for  which  an interest  in real  property  should  be leased  on the valuation  date

between  a willing  lessor  and  a willing  lessee  on appropriate  lease  terms  in an arm's  length  transaction,

affer  proper  marketing  and  where  the parties  had  each  acted  knowledgeably,  prudently  and  without

compulsion.

To establish  a market  rental  for  the premise  we have  made  comparison  with  recent  rental  settlements

for  comparable  accommodation  in the  wider  location.

The  best  evidence  is that  of new  leasing  agreements  of comparable  premises  in the same  or similar

locations  with  the date  of the transaction  being  as close  as possible  to the subject  rent  review  date.

Regard  can also  be had  to lease  renewals  and rent  reviews  where  these  are consistent  with  the new

lease  evidence,  however  carry  less  weight.

Adjustments  made  for  variation  in factors  such  as the size  and quality  of accommodation,  location  and

where  the lease  terms  are  varied.

16.2  RentalEvidence-Supermarkets

Pak'nSave  Hornby,  Christchurch

Effective  Date:  03/15

Analysis:  6439.30m' $1 79.37/m2

Countdown  Northlands,  Christchurch

Effective  Date:  06/13

Analysis:  4845.74m2 $241.45/m'

Countdown  Ferrymead,  Christchurch

Effective  Date:  04/14

Analysis: 4428.30m'  @ $218.1  5/m'

Countdown  Upper  Riccarton,  Christchurch

Effective  Date:  02/15

Analysis: 4795.46m'  @ $245.02/m'
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Countdown  Vogeltown,  New  Plymouth

Effective  Date:  06/al5

Analysis:  2400.00m' $259.17/m'

Countdown  Stratford

Effective  Date:  07/15

Analysis:  3055.00m' $233.15/m'

Countdown  Dargaville

Effective  Date:  1 1/1 5

Analysis:  3500.00m' $323.00/m"

Countdown  Hastings

Effective  Date:  08/16

Analysis:  3300.00m' $1 86.00/m'

+ New  World  Greenmeadow

Effective  Date:  09/16

Analysis: 4222.00ma @ $223.00/m'

+  New  World  Bishopdale

Effective  Date:  02/17

Analysis:  213tOOmF @ $319.10/m'

The Supermarket  rentals,  on a net basis, show  a significant  range  from a low of $179.37/m2  for the

large Pak'nSave  at Hornby  to a maximum  of $319.10/maforthe  NewWorld  Bishopdale.

The bulk of the evidence  falls within  a range  of $220/m'  to $260/m'  net. On a TOC  basis,  being base

rent plus operating  expenses,  rentals  generally  range  between  $250/mF  to $330/m'.  The  TOC  for the

subject  is $306.36/m"  when the insurance  contribution  is added. This sits towards  the upper  end of

the range  and we believe  is slightly  in excess  of the market.  We consider  a TOC  rental  of $300/m2  is

more  market  based.

16.3  Retail  Inner  City

*  142  Lichfield  Street

Tenant:  Sal's New  York  Pizza Company

Date:  1 January2016

Type:  New  lease

Analysis:  Retail 157.53m'  @ $saa.73/m'
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+  181  High  Street

Tenant:  Paperswan  Bride

Date:  Agreed  early  20al6

Type:  New  lease

Analysis:  Retail 25.00mz @ $600.00/m'

+  128-130  Lichfield  Street

Tenant:  Hodgepodge  Hospitality  Hub  Limited

Date:  2 May  2016

Type:  New  lease

Analysis:  Retail 220.90m'  @ $430.00/m2

+  181  High  Street

Tenant:  St Germain  Restaurant  & Bistro

Date:  "I December20l6

Type:  New  lease

Analysis:  First  Floor  Restaurant

Balcony

180.00ma @

60.00mz @

$350.00/mz

$1 50.00/ma

+  6/245  St  Asaph  Street

Tenant:  Espresso  245  Limited

Date:  1 April  2017

Type:  New  lease

Analysis:  Retail

Carparks

37.00mz @

1.00  @

$479.46/m2

$30.00/week

+  Ground  Floor,  159-161  High  Street

Tenant:  The  Monday  Room  Limited

Date:  1 July2017

Type:  New  lease

Analysis:  Front  Retail

Balance  Retail

Mezzanine  Dining  Area

t30.20m2  @

5l.50ma @

37.80ma @

$375.00/m'

$250.00/ma

$1 87.50/m2

+  3/177  High  Street

Tenant:  Unknown

Date:  1 February20l8

Type:  New  lease

Analysis:  Retail  44.35m2  @ $600.00/mF

Small scale retail premises  within close proximity  to the subject  range between  $350/m'  to $600/m2 for
modern  retail premises  in the southeastern  sector  of the city. They  support  the current  and proposed

retail rentals for  the complex.
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16.4  Fast  Food

A summary  of  fast  food  restaurant  rentals  follows:

Location  Tenant  Type  Date  Aream'  $/m'

Oamaru  KFC  Newlease  Apr-16  255.54  $454.47

Invercargill-South  KFC  Review  Dec-16  228.82  $465.58

ChCh  Shirley  KFC  CPI Review  Dec-15  279.00  $560.53

Invercargill  BK  Review  Oct-14  307.00  $456.03

Invercargill  - Norkh  KFC  CPI Review  Sep-14  254.00  $519.81

Blenheim  KFC  CPIReview  Sep-14  230.00  $464.78

Gore  KFC  CPIReview  Sepl4  202.00  $444.74

Alexandra  KFC  CPIReview  Sep-14  12100  $468.83

Nelson  KFC  CPlReview  Sep-14  245.00  $5?'1.79

Timaru  KFC  CPIReview  Sep-14  232.00  $492.00

ChChPapanui  KFC  Review  Jun-14  240.00  $575.00

ChChLinwood  BK  Newlease  Feb-'15  291.60  $788.75

ChChLinwood  KFC  Newlease  Dec-'16  256.00  $566.41

ChChColombo  KFC  Review  Jun-14  201.00  $565.07

ChChPapanui  BK  Review  Sep-16  305.00  $600.00

ChCh  Riccarton  Subway  NeWlease  Jun-15  124.80  $424.00

ChCh  Riccarton  Sushi  NeWlease  Jun'15  54.70  $335.00

ChCh  Ferrymead  PitaPit  NeWlease  Sep-16  108.50  $451.00

ChChFerrymead  PepesMexican  Newlease  Sep-16 447.10 $370.00

ChChUpperRiccarton  Subway Review  Nov-16 130.00 $430.00

Range $370.00/m"  $788.75/ma

The  rentals  show  a range  of  between  $370.00/ma  to $788.75/m2.  The  lower  rates  relate  to a new  retail

tenancy  in the  Ferrymead  area  with  the  higher  rental  relating  to the  purpose  built  Burger  King  on the

corner  of  Linwood  Avenue  and  Aldwins  Road,  Linwood.

The  bulk  of  the  evidence  ranges  between  $450/m'  to $550/m!  The  current  Burger  King  rental,  which

is still  subject  to dispute,  is approximately  $460/mF  for  a total  area  of 527.10ma. We  consider  it is

market  based  and  possibly  conservative.
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16.5  ContractRentAnalysis

Our  analysis  of the prepared  contract  rent  post  redevelopment  rent  is as follows:

Area
Lease  Rentable  Premises  Carpark  Other  Passing

Tenant  Rate

Type Area(rr?) ($lm2)  Rent Rent Rent Rent
Westpac  Net 2.00 $7,750.00  $15,500  $0 $0 $15,500

GeneralDistributorsLtd  PartGross  4,918.03  $293.25  $1,442,200  $0 $0$1,442,200

PharmacyXtra  Net 23145  $556.46  $"l28,792  $0 $0 $128,792

Food Court  1 Small Caf6  Net 35.78  $661.99  $23,686  $0 $0 $23,686

FoodCourt2HangSeng  Net 26.57  $66199  $17,589  $0 $0 $17,589

FoodCourt3RiceBox  Net 26.52  $66199  $17,556  $0 $0 $17,556

FoodCourt4CambodianNoodle  Net 26.52  $641.03  $17,000  $0 $0 $17,000

FoodCourt5CurryinaHurry  Net 107.24  $350.00  $37,534  $0 $0 $37,534

NewRetailR1A  Net 74.00  $450.00  $33,300  $0 $0 $33,300

NewRetailRlB  Net 65.80  $450.00  $29,610  $0 $0 $29,610

NewRetailFl  Net ffl.OO  $450.00  $49,950  $0 $0 $49,950

NewRetailF2  Net 57.00  $450.00  $25,650  $0 $0 $25,650

NewRetailKioskK1  Net 55.00  $450.00  $24,750  $0 $0 $24,750

StoreCages  Net 34.10  $0.00  $0 $0 $0 $0

Antares(BurgerKing)  Net 527.10  $460.34  $242,647  $0 $0 $242,647

**  Locaj  Knowjedge,  Natronal  Coverage
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"16.6  Contract  and  Market  Rent  Comparison

A comparison  of the contract  and market  rental  follows:

Tenant  LeaseType  Passing

Income

Westpac

GeneraJ Distributors  Ltd

Pharmacy  Xtra

Food Court  4 Small  Caf6

Food Court  2 Hang Seng

Food Court  3 Rice Box

Food Court  4 Cambodian  Noodle

Food Court  5 Curry  in a Hurry

New Retail R'1A

New Retail R1B

New Retail F1

New Retail F2

New Retail Kiosk  Kl

Store  Cages

Antares  (Burger  King)

Subtotal

Net  $15,500  $15,500  $0

PartGross  $1,442,200  $1,410,895  $3al,305

Net  $128,792  $121,511  $7,281

Net  $23,686  $23,686  ($0)

Net  $17,589  $17,589  ($0)

Net  !517,556  $17,556  ($0)

Net  $17,000  $17,000  $0

Net  $37,534  $37,534  $0

Net  $33,300  $33,300  $0

Net  $29,610  $29,610  $0

Net  $49,950  $55,500  ($5,550)

Net  $25,650  $25,650  $0

Net  $24,750  $35,750  ($11,000)

Net  $0 $8,525  ($8,525)

Net  $242,647  $242,647  $0

$2,105,764  $2,092,254  $13,510

O.O%

-11.1%

O.O%

-44.4%

N/A

O.O%

0.6%

0.0

120.0

0.0

0.0

0.00

less Non Recoverable  Outgoings  ($152,671)  ($152,671)

Total  Net Rental  Income  $1,953,093  $1,939,583

Net  Operating  Income  $1,953,093  $1,939,583

Full rental  calculations  are shown  in Appendix  C.

16.7 Conclusions

In our  opinion  the contract  rent  for  the Supermarket  is in excess  of market  by 2.2%.  We  also  consider

the pharmacy  contract  rent  is slightly  in excess  of market.  The  rentals  for the other  tenancies  are

considered  to be market  based.

The rental  underwrite  for the new  retail  premises  at $450/ma  is considered  conservative.  In our

opinion  it should  be possible  to achieve  higher  market  rentals  particularly  for  the shops  adjacent  to the

main  entry  to Countdown.

In relation  to the storage  cages  these  have  been assessed  at $250/ma  for  small  areas.  We  consider

this  is market  based.

Adopting  a market  cash  flow  of $2,092,254  and deducting  non-recoverable  outgoings  of $152,671

results  in a net  market  income  of $1,939,583.
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17.O  Sales  Evidence

17.I  Investment  Properties

To assist  in establishing  a Market  Value  for  the subject  property  we have  analysed  relevant  sales  of

investment  properties,  including:

550 Colombo  Street

Sale  Date:

Tenant:

Sale  Price:

Passing  Yield:

Yield  on Market:

Effective  Yield:

Discount  Rate:

WALT:

Comments:

Show  Place

Sale  Date:

Tenant:

Sale  Price:

Passing  Yield:

Yield  on Market:

Effective  Yield:

Discount  Rate:

WALT:

Comments:

146  Shands  Road

Sale  Date:

Tenant:

Sale  Price:

Passing  Yield:

Yield  on Market:

Effective  Yield:

Discount  Rate:

Residual  Lease  Term:

Comments:

08/15

Smiths  City

$20,000,000

7.24%

7.24%

7. 24%

8. 63%

12.0  years

The  large  Smiths  City  bulk  retail  complex  opposite  South

City Shopping  Centre.  The lease  provides  for annual

increase  to the lower  of CPI or t5%.  Purchased  by

owner  of South  City  Shopping  Centre.

10/15

IAG

$33,200,000

7.77%

7.77%

7. 77%

8. 78%

9.65  years

Three  separate  buildings  at the head of Show  Place.

Sold by Goodman  Property.  The bulk of the income

secured  by long term  leases  to  IAG.  Considered  a

secondary  location  with  access  difficulties  at peak  times.

08/15

General  Distributors

$39,525,000

7. al 5%

7.27%

7. 20%

8. 99%

8.80  years

A large  distribution  complex  in Hornby.  Large  area  of

land  available  for  future  development.  Potential  for  minor

rental  growth.  Purchased  for  syndication.
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75 & 80 Seymour  Street  and  652  Halswell  Junction  Road,  Hornby

Sale  Date:  10/1  5

Tenant:  Move  Logistics,  DHL,  Bridgestone  & others

Sale  Price:  $38,900,000

Passing  Yield:  6.76%

Yield  on Market:  6.77%

Effective  Yield:  6.77%

Discount  Rate:  7.47%

WALT:  4.3years

Comments:  Comprising  three  recently  completed  industrial  properties

in 'Glassworks  Industry  Park',  an industrial  development

completed  by Goodman  Property  Trust.  The  purchase

encompassed  three  large  industrial  properties  each  on

separate  titles.  The  properties  generally  had strong

leases  in place

131-133  Victoria  Street

Sale  Date:

Tenant:

Sale  Price:

Passing  Yield:

Yield  on Market  Rent:

Effective  Yield:

Discount  Rate:

Residual  Lease  Term:

Comments:

03/16

Saunders  & Co.

$11 ,000,000
6.89%

6.62%

6. 67%

7. 06%

5.60  years

Low  rise  office  building  refurbished  and  strengthened  to

100'!/o  NBS.  Sale  includes  adjoining  vacant  site  with  45

carparks  fully  leased.

335  Lincoln  Road

Sale  Date:

Tenant:

Sale  Price:

Passing  Yield:

Yield  on Market:

Effective  Yield:

Discount  Rate:

Residual  Lease  Term:

Comments:

04/16

Audit  NZ,  Markhams,  Media  Works  and  others

$27,110,000
8.16%

7.1 5%

7.75%

8.13%

5.15  years

Two  separate  buildings  and carparks  on a corner  site.

Good  tenant  mix  and  excellent  carpark  ratios.

Our  Ref:  CAN-1  12752
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32 0xford  Terrace

Sale  Date:

Tenant:

Sale  Price:

Passing  Yield:

Yield  on Market:

Effective  Yield:

Discount  Rate:

Residual  Lease  Term:

Comments:

07/16

CDHB

$.:ig,*  13,256

6.00%

6.04%

6.02%

6.91%

'l 2.0 years

A refurbished  six level  office  building  with  the bulk  of the

office  space  leased  to CDHB  for  15 years  with minimum

rental  increase  of 1.75%  per  annum.  Ground  floor  vacant

subject  to a vendor  rent  guarantee.

106  Victoria  Street

Sale  Date:

Tenant:

Sale  Price:

Passing  Yield:

Yield  on Market:

Effective  Yield:

Discount  Rate:

Residual  Lease  Term:

07/16

Telogis  and  Others

$1 8,886,7  44

7.50%

6.62%

7.13%

7.87%

7.2 years

Comments: A  refurbished  and  strengthened  medium  rise  office

building.  Major  tenant  Telogis  subject  to ten year  lease

with no review  in initial  lease.  Other  terms  have  CPI

review.  Rental  is above  market.  There  is very  limited

carparking  on site.

56 -  64 Cashel  Street

Sale  Date:

Tenant:

Sale  Price:

Passing  Yield:

Yield  on Market:

Effective  Yield:

Discount  Rate:

Residual  Lease  Term:

Comments:

06/17

PwC  and  Others

$49,000,000

6.83%

6.57%

6. 71%

7. 24%

8.52  years

The  large  6 level  PwC  building  on a high  profile  site  at the

intersection  of Cashel  street  and Cambridge  Terrace.

The  sale  also  includes  a carpark  site  at 38 Cashel  Street.

Sale  subject  to a vendor  underwrites  for  vacant  space  for

5 years.

Our  Refi  CAN112752
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148  Victoria  Street

Sale  Date:

Tenant:

Sale  Price:

Passing  Yield:

Yield  on Market:

Effective  Yield:

Discount  Rate:

Residual  Lease  Term:

Comments:

06/17

Duncan  Cotterill  and  Others

$24,000,000
7.1  9%

6. 83%

7. 02%

7.39%

11.1  years

The  Duncan  Cotterill  building  at the  top  end  of Victoria

Street  close  to Bealey  Avenue.  Sale  price  also  includes

carparking  sale  of 151 Montreal  Street.  The  bulk  of  the

income  relates  to the Duncan  Cotterill  tenancy  with  a

number  of  sub  tenants.

17  Washington  Way

Sale  Date:

Tenant:

Sale  Price:

Passing  Yield:

Yield  on Market:

Effective  Yield:

Discount  Rate:

Residual  Lease  Term:

Comments:

11/16

NZ  Nurses  Organisation

$2,875,000

6.55%

6.34%

6. 43%

7. 06%

7.0  years

A two level  office  building  constructed  in  1995  at the

intersection  with  Gasson  Street.  High  profile  site  with  the

building  72%  NBS.  NZ Nurses  Organisation  actioned

renewal  prior  to sale.  Purchaser  to spend  approximately

$62,000  on repairs.

3'l Dundas  Street

Sale  Date:

Tenant:

Sale  Price:

Passing  Yield:

Yield  on Market:

Effective  Yield:

Discount  Rate:

Residual  Lease  Term:

Comments:

12/16

TVNZ,  JLT  and  PB

$7,003,840

6.19%

6.13%

6. I 5%

6.84%

4.1 years

Post  earthquakes  two  level  office  building  in South  City

area.  Ground  floor  leased  to TVNZ  with  JLT  and  PB on

first  floor.
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56 Langdons  Road

Sale  Date:

Tenant:

Sale  Price:

Passing  Yield:

Yield  on Market:

Effective  Yield:

Discount  Rate:

Residual  Lease  Term:

Comments:

12/16

Ministry  of  Social  WelFare

$5,739,000
6.00%

6.00%

6.00%

6.70%

9.17  years

New  single  level  design  built  office  building  on a rear  site

in Northfield  Business  Park.  Three  yearly  reviews.  Gross

lease.

41 -  59 Fitzgerald  Avenue

Sale  Date:  02/17

Tenant:  Repco,  Mag  & Turbo

Sale  Price:  $7,739,000
Passing  Yield:  5.75%

Yield  on Market:  5.75%

Effective  Yield:  5.75%

Discount  Rate:  6.56%

Residual  Lease  Term:  10.1  years

Comments:  Two  new  bulk  retail  buildings  at the  intersection  of

Fitzgerald  Avenue  and Ferry  Road.  The  Repco  lease

provides  for  3 yearly  reviews  with  the  Mag  & Turbo  lease

providing  annual  2%  increase.

118  Hayton  Road

Sale  Date:

Tenant:

Sale  Price:

Passing  Yield:

Yield  on Market:

Effective  Yield:

Discount  Rate:

Residual  Lease  Term:

Comments:

02/17

Best  Health  Foods

$6,400,000

6.03%

5.75%

5. 87%

6. 73%

7. 6 years

A rear  new  high  stud  warehouse.  100%  NBS  with  long

term  lease.
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31 Kennaway  Road

Sale  Date:

Tenant:

Sale  Price:

Passing  Yield:

Yield  on Market:

Effective  Yield:

Discount  Rate:

Residual  Lease  Term:

Comments:

03/17

Kathmandu

$15,900,000

6.84%

6.65%

6.91%

8.04%

5.2 years

A  large  scale  high  stud  distribution  warehouse

constructed  in 2012  and extended  in 2014.  Fixed  annual

rental  increase  of 4.0%.

17.2  Investment  Sales  Summaiy

Address  Sale  Date  Sale Price  Effective  Discount

Yield  Rate

550ColomboStreet  08/15  $20,000,000  7.05%  8.63%

ShowPlace  10/15  $33,200,000  7.77%  8.78%

146ShandsRoad  08/15  $39,525,000  7.20%  8.99%

75 & 80 Seymour  St/652  Halswell  Junction  Rd 1 0/15  $38,900,000  6.77%  7.47%

131-133  Victoria  Street  03/16  $11,000,000  6.67%  7.06%

335LincolnRoad  04/'16  $27,110,000  7.75%  8.13%

320xfordTerrace  07/16  $39,113,256  6.02%  6.91%

106VictoriaStreet  07/16  $al8,886,744  7.13%  7.B7%

56-64CashelStreet  06/al7 $49,000,000  6.71%  7.24%

148VictoriaStreet  06/"17 $24,000,000  7.02%  7.39%

17WashingtonWay  11/16  $2,875,000  6.43%  7.06%

31 DundasStreet  12/16  $7,003,840  6.15%  6.84%

56LangdonsRoad  12/al6  $5,739,000  6.00%  6.70%

41-59  FitzgeraldAvenue  02/17  $7,739,000  5.75%  6.56%

148 Hayton Road  02/17  $6,400,000  5.87%  6.73%

31 KennawayRoad  03/17  $15,900,000  6.19%  8.04%

Yield  Range

Discount  Rate Range

5.75  % - 7.77  %

6.56%  - 8.99%

17.3  Key  Investment  Criteria

In establishing  appropriate  investment  benchmarks  for  the subject  property  we have  considered  its

investment  profile  in terms  of the  following  key  criteria:

+ Location

The property  is located  at a high profile  intersection.  Both Moorhouse  Avenue  and Madras  Street

carry  significant  traffic  volumes.  The  property  is also  strategically  located  opposite  Ara  and close  to

the developing  East  Frame.
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+  Building  Quality

The  building  has  had  earthquake  repairs  completed  and  will  have  new  shops  along  the  retail  frontage.

The  building  is assessed  at a minimum  67%  NBS.

+  Tenant  Strength

The  bulk  of the income  is secured  against  10 year  leases  to Countdown  and Burger  King.  The

balance  of the  cash  flow  is supported  under  shorter  term  leases  however  we  consider  there  is limited

risk  of  vacancy  within  the  food  court.  The  pharmacy  has  a strategic  location  close  to Ara  with  limited

competition  in close  proximity.

+  Weighted  Average  Lease  Term

The  weighted  average  lease  term  by income  is calculated  at 8.3 years  which  includes  the  3 year

vendor  underwrite  for  the  proposed  new  tenancies  and  storage  cages.  This  is considered  to be an

excellent  WALT.

+ Rental  Growth

Rental  growth  is limited  with  the  supermarket  rental  above  market.  The  rental  for  the  other  tenancies

should  align  with  general  market  movement.

Scale  of  Investment

Considered  to be a medium  scale  investment  by Christchurch  standards  although  has  the  benefit  of

being  held  in unit  titles  allowing  sale  of  the  property  as four  separate  components  comprising:

Burger  King

Countdown  and  new  retail  shops

Pharmacy  and  Thai  restaurant

Food  court

This  gives  it significant  flexibility  and  reduces  the  risk  associated  with  the  property.  There  have  been  a

number  of transactions  on a larger  scale  investment  property  in Christchurch  over  the  last  two  years

which  appears  to show  greater  liquidity  in the  market  For higher  priced  assets  as evidenced  by the

following  sales:

Property  SalePrice  EffectiveYield  WALT

ShowPlace  $33,200,000  7.77%  9.65years

146ShandsRoad  $39,525,000  7.20%  8.80years

478-85SeymourStreet  $38,900,000  6.77%  4.30years

335 Lincoln  Road  $27,110,000  7.75%  5.15years

320xfordTerrace  $39;113,256  6.02%  12.00years

56CashelStreet  $49,000,000  6.71%  8.52years

148VictoriaStreet  $24,000,000  7.02%  11.11 years

These  sales  clearly  indicate  greater  liquidity  for  higher  priced  assets  across  a range  of residual  lease

terms.
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17,4  SalesCommentaryandConclusions

The  sales  noted  show  initial  yields  ranging  from  5.75%  for  a smaller  scale  bulk  retail  development  at

the intersection  of Fitzgerald  Avenue  and Ferry  Road  which  sold  for $7,739,000  to a maximum  of

7.77%  for  the IAG office  complex  in Show  Place  at a sale  price  of $33,200,000.  In terms  of total  sale

price,  prices  range  from $2,875,000  for the older  style office  building  at 17 Washington  Way  to

$49,000,000  for  the PwC  Building  in Cashel  Street  which  sold  at an effective  yield  of  6.71  %.

The  bulk  of the sale  evidence,  excluding  the large  scale  office  buildings,  show  an effective  yield  range

of between  6.00%  to 7.20%.  This  covers  assets  with  values  ranging  from  $5.7m  to $39.5m.

In our  opinion  the property  would  be considered  superior  to larger  scale  office  buildings  with  less  risk

associated  with  ongoing  vacancies.  The  anchor  tenants  of Countdown  and Burger  King  are secured

under  10 year  leases  which  mitigates  risk.

In our opinion  the property  would  be regarded  as a B+ Grade  investment  property  with excellent

anchor  tenant,  long  WALT  and high profile  moderated  by limited  potential  for  rental  growth  from  the

supermarket.

On an initial  yield  basis  this  would  place  the property  at a higher  yield  than  the  sub $10million  property

sales  ranging  from  5.75%  to 6.43%  and  lower  than  the  majority  of  the  sales  over  $30million  with  yields

ranging  from  6.7al%  to 7.77%.

On an overall  yield  basis  we consider  the property  should  fall towards  the middle  of the yield  range

and we have  adopted  an initial  yield  of 6.85%.  This  reflects  the long  WALT,  tenant  quality  and high

profile  offset  by the Jimitation  on rental  growth.

We have also considered  the property  as two  separate  components  comprising  the stand-alone

Burger  King  and  the  balance  of the property.  On  this  basis  we have  utilised  yields  as follows:

Component Initial  Yield

Units 1, 3 and 4 -  Countdown  and Retail/Food  Court

6.00%

7.00%

We  have  adopted  a yield  of 7.00%  due  to the larger  scale  of  combined  Units  1, 3 and  4 and  the limited

potential  for  overall  rental  growth.  As a stand-alone  investment  we consider  the Burger  King  property,

with  a long  residual  lease  term,  would  fall towards  the  bottom  of the yield  range  for  similar  investment

scale  properties  and  have  therefore  adopted  a yield  of 6.00%.

In terms  of the discount  rate these  range  from  6.56%  for  the Repco  property  in Fitzgerald  Avenue

which  is of a significantly  smaller  scale  to a maximum  of 8.99%  for the larger  scale  Progressive

Enterprises  Distribution  Centre  in Shands  Road.  If we exclude  the outliers  the range  is generally

between  6.75%  and 8.50%.  We  consider  the property  should  fall towards  the upper  end of the range

to reflect  the limited  rental  growth  prospects  for a large  component  of the cash flow. We have

therefore  adopted  a discount  rate  of 8.00%.
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17.5 Land  Sales

A summary  of recent  inner  city  land  sales  follows:

213 0 221 Tuam Street

63 Manchester  Street

54 Manchester  Street

116 St Asaph  Street

4 56 Moorhouse  Avenue

$1,480/m"

$907/ma

$1,239/m'

835ma  $900/m'

2797m'  $1,1 08/ma

12684m"  $1,200/ma

1l  84m'  $1,098/ma

1019ma  $1;138/m"

1 '1 435ma  $550/m'

5766ma  $800/m'

920m'  $1;141/ma

193  Moorhouse  Avenue

7 Southwark  Street

246 St Asaph  Street

386 Moorhouse  Avenue

392 Moorhouse  Avenue

153 Montreal  Street

175 Durham  Street

05/14  $3,800,000  2567m'

08/14  $1,350,000  1489ma

07/15  $2,260,000  1824ma

06 /15  $751,500

07 /14  $3;100,000

1 0/i  3 $15,220,800

09/16  $1 ,300,000

05/16

07/15

$1 ;160,000

$1 ,300,000

1 0/14 $4,612,800

04/17  $1 ,050,000

06/14  $20,000,000 20377m" $982/m'

The  most  comparable  sale  is for  the property  at 175  Moorhouse  Avenue  purchased  by Foodstuffs  for

a New  World  supermarket  development  at $982/m".  It has similar  attributes  to the subject  in terms  of

scale  and  frontage  however  is in a slightly  more  recognised  retail/bulk  retail  location.  We  consider  a

land  value  of  $950/m2  to be appropriate.  The  land  value  is calculated  as follows:

Land  Area Rate Value

18033m' $950/m" $17131  350

Adopt $17130,000

This  relates  to the  total  land  area  including  the  Common  Property  and  Future  Development

Units  A  and  B.

There  is no exact  land  area  allocated  to Future  Development  Units  A and B. We  are of the opinion  on

a realistic  apportionment  of the land value  attributable  to Units  1 4 would  be $15,500,000.
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18.O  Valuation  Rationale

18.1 Income  Capitalisation  Method

In an earlier  section,  we have  established  a total  market  income  of $2,092,254.  We  have  then  made  a

deduction  for  non-recoverable  outgoings  of $152,671  to give  a net  cash  flow  of 11,939,583.

In relation  to the investment  yield,  we have  analysed  a wide  range  of sales.  Based  on the sales

evidence,  and reflecting  the key  investment  criteria  of the subject  property,  we have  concluded  an

appropriate  return  of 6.85%  on the market  cash  flow.  We  have  then  added  the present  value  of the

surplus  contract  income.

Our  investment  calculations  are as follows:

Market  Income

+ Total  Market  Income $2,092,254

+ Less Unrecovered  Outgoings

Net  Market  Income

($152,671)

$1,939,583

Net Mrket  Income  Capitalised @ 6.85%

Market  Value-  Fully  Leased  at Market  Level

Capital  Adjustments

$28,315,081

+ Present  Value  of Rental  Reversions

*  Present  Value  of Initial Vacancy  Void

+ Leasing  Costs

Total  Capital  Adjustments

Market  Value

$103,028

($2,108)

($1 ,449)

Adopt

$99,471

$28,414,552

$28,415,000

We  have  also  considered  the property  as two  separate  components  comprising  the  Burger  King  being

Unit  2 and Units  1, 3 and  4 being  the  balance  of the property.

Based  on the individual  cash  flows  and the investment  yields  discussed  in the previous  section  our

calculations  are as follows:

Net  Market  Income

Net Market  Income  Capitalised

Market  Value-  Fully  Leased  at Market  Level

Capital  Adjustments

+ Present  Value  of Rental  Reversions

+ Present  Value  Storage  Vacancy

+ Leasing  Costs

7.00%

$1,696,936

$103,028

($2,108)

($1 ,449)

$24,241,946
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Income  Capitalisation  Unit  2

Net  Market  Income

Net  Market  Income  Capitalised

Market  Value-  Fully  Leased  at  Market  Level

Market  Value

$242,647

6.00%

$4,044,117

$4,044,117

Adopt $4,045,000

Total

Overall  Yield

$28,385,000

6.83%

18.2  Discounted  Cash  Flow  Method

Our  valuation  via this method  has been completed  over  a ten-year  year  investment  horizon  to derive

the present  value of the property.  The ten-year  horizon  is considered  a typical  holding  period  for an

investment  of this nature.

Appended  to this report  is detailed  analysis  outlining  our cash flow  calculations.  We stress  that  these

cash flow  calculations  represent  one of many  potential  scenarios  for the property.  The analysis  has

been developed  to illustrate  the impact  of variable  cash  flows  over  the investment  period.  A summary

of the key inputs  is as follows:

Income  & Expense  Growth  Forecasts

Our cash flow  model  commences  with the existing  rental  levels  with adjustments  made  to the income

streams  reflecting  occupational  arrangements.  Appropriate  rentals  are adopted  at review  where  there

are structured  review  mechanisms  or rental ratchets.  Growth  forecasts  are based  on research  &

analysis  completed  by TelferYoung  with consideration  given to economic  expectations  and market

sentiment.  Our  adopted  growth  rates  are outlined  in the summary.

Capital  Expenditure  (CAPEX)

In order  to maintain  the appeal,  integrity  and ultimately  value  of an asset,  capital  expenditure  (CAPEX)

is required.  As the property  has recently  been refurbished  and will be subject  to seismic  strengthening

we have  not allowed  CAPEX  in the cash  flow.

Future  Vacancy

Where  a future  vacancy  is assumed  the new  lease  will be based  on market  rent reviews.

Terminal  Capitalisation  Rate

In establishing  the terminal  capitalisation  rate we have had regard  to anticipated  market  conditions  at

that time, locational  and physical  attributes  and lease  profile.  It should  be noted  that estimating  the

long range  yield is subjective;  it is our  forecast  of the most  likely  conditions  at that  time.

Discount  Rate

The discount  rate represents  the overall  rate of return to an investor  over a specific  investment

horizon.  We have analysed  Internal  Rates of Return  (IRR) from sales of investment  property  to

establish  an appropriate  discount  rate to apply to the cash flow.  In selecting  the rate, we have

considered  the risk associated  with the asset  and the returns  from alternative  forms  of investment.
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Discounted  cash flow  analysis  requires  a projection  of income  and expenditure  over  a ten year

horizon.  Our  cash  flow  calculations  are based  on a number  of assumptions  which  are considered

reasonable  in comparison  to how  the market  would  be expected  to operate  and are specific  to the

subject  property.  We stress  that  these  cash  flow  calculations  represent  one  of many  potential  cash

flow  scenarios  for the property.  It has been developed  to illustrate  the impact  on the values  of

changing  cash  flows  over  the investment  period.

Specific  assumptions  and a sensitivity  analysis  based  on the key variables,  terminal  yield  and the

discount  rate  is shown  below:

Discounted  Cashflow  Method  Summary

Assimptions

Cashflow  Penod:

Growih  Forecasts:

- Prime  Retail

- Supeima*et

- ATM

- Food Court

- CPI

- Expenses

Year  TO

2.50%

1. 50%

2. 50%

2.50%

j.90%

190%

Year  9

2.50%

1. 50%

2. 50%

2.50%

1.80%

1.80%

Yea(  8

2.50%

1. OO%

2. 50%

2.50%

180%

t80%

Year  7

2.00%

100%

2.00%

2.00%

160%

1.60%

Year6

2.C10%

1. 00'/a

2. 00')'a

2.00%

150%

1 .50%

Year5

2.C10%

100%

2.00%

2.00%

1.70%

1 .70%

Year  4

2.00%

O.OO%

2.00%

2.00%

L60%

1 .60%

Year  3

2.00%

O.OOo/o

2.00o/o

2.00%

190%

1 .90'!/(,

Year  2

1.OO%

O.OO%

tOO%

1. OO%

2. 00%

2.00%

10 years

Year1

100%

O.OO%

100%

tOO%

1.40'/a

L4(P/o

Leasing  Commissions:

Annual  Net Cashflow:

- Period  End:

- Net Cashflow

Terminal  Capitalisation  Rate:

Discount  Rate:

Teiminal  Value:

PV of Temiinal  Value:

PV of Net Cashflows:

i7.00%

Aug-2018  Aug-2CY9  Aug-2020  Aug-2021  Aug-2022  Aug-2023  Aug-2024  Aug-2025  Aug-2026  Aug-2027

$1,974,661  $1,979,654  $1,980,834  $2,000,078  $1,998,339  $2,006,887  $1993,892  $2,025,291  $2,033,702  $2,067,075

7. 00%

8. 00%

$30,789,065

$14,170,124

$13,909,495

Market  Value $28,079,619

Adopt  $28,080,000

lllltaiiiimtiiaiaf
2018 2019 2020 2021 2022 2023 2024 2025 2026 2027

 No)Cashlah NotOperailnglttxne

Sensitivity  Analysis

Temlnel  Yield

DISCOkjnf Rake 6.75%  7.00%  7.25%

7.75%  $29,098,336  $28,558,829  $28,056,529

. 8.00%  $28,606,665  $28,079,619  $27,588,921

8.25%  $28,126,203  $27,611,302  $27,131,G112

Appendix  E contains  detailed  spreadsheets  showing  our cash  flow  calculations.  We  stress  that  these

cash  flow  calculations  represent  one  of many  potential  cash  flow  scenarios  for  the property.  They  have

been  developed  to illustrate  the impact  on the values  of changing  cash  flows  over  the investment

period.

18.3 Valuation  Reconciliation

Income  Capitaliation  - Separate  Properties $28,385,000

Discounted  Cash Flow $28,080,000

Adopt  Market  Value $28,250,000
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The three approaches  show a good correlation  with an indicated value range of $335,000.  In our
opinion  investors  would give  greatest  attention  to the overall initial yield  and  therefore  we  have  placed

most weight  on the overall income capitalisation  method and have adopted a value of $28,250,000
subject  to full and  final  completion  of all building  work.

18.4  Investment  Summary

Based on our adopted  value, the following  investment  benchmarks  are indicated:

Yield  on Passing  Income:

Yield  on Market  Income:

Equivalent  Yield:

Discount  Rate:

$/mF of Rentable  Floor  Area:

6.91%

6.87%

6.89%

7.91%

$4,485
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19.O  Risk  Analysis

19.1  Strengths  & Opportunities

Long  WALT  underpinned  by  Countdown  and  Burger  King

High  profile  corner  site  close  to Ara  and  East  Frame

Multiple  titles  increase  liquidity

19.2 Weaknesses  &  Threats

Limited  retail  growth  potential  for  Supermarket

Investment  scale

Competition  from  new  inner  city  development

19.3  Property  Risk  Profile

Considered  low  -  medium  risk  due  to excellent  tenant  covenant  for  80'/o  of  the  income,  high  profile

location  and  tenant  mix.

52
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20.0  Valuation

We  assess  the Market  Value  of the  property,  'As  If Complete'  as at 19 0ctober  2017  at:

$28,250,000

Twenty  Eight  Million  Two  Hundred  and  Fifty  Thousand  Dollars  plus  GST  (if any).

The  value  can be apportioned  as follows:

Component Value

Land

Improvements

$15,500,000

$12,750,000

Market  Value $28,250,000

21.O  Significant  Assumptions  and Special  Assumptions

+ The  proposed  improvements  will be completed  in accordance  with  the plans  and specifications

provided  to a good  standard  of workmanship.

+  A Code  Compliance  Certificate  will  be issued  by the Territorial  Authority.

+ Any  significant  deviation  in respect  of style, layout,  design  or construction  standards  would

invalidate  the value  conclusions  within  the report.  We  reserve  the right  to review  and if deemed

necessary  amend  the  valuation  and  any  conclusions  should  changes  occur  during  the project.

+  A final  inspection  by the valuer  verifying  practical  completion  of construction  and that  there  have

been  no material  changes  from  the  original  valuation  basis.

+ Confirmation from  Beca  that  the building  achieves  or exceeds  a seismic  structural  rating  of 67%

NBS.

+  Completion  of structural  works  as identified  in the Beca  report  of 8 May  2017.

+  The  values  reported  herein  are based  on data  collected  and reviewed  as at the date  of this  report.

The  valuer  assumes  no responsibility  for  unforeseeable  events  that  alter  market  conditions  prior  to

the  completion  of  the development.

+  Vendor  rental  underwrites  for  a term  of 3 years  for  the new  retail  tenancies.
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22.O  Statement  of  Limiting  Conditions  and  Valuation  Policy

Purpose

This  valuation  report  has been  completed  for  the  specific  purpose  stated.  No responsibility  is accepted in the event that this
report  is used  for  any  other  purpose.

Responsibility  to  Third  Party

Our  responsibility  in connection  with  this  valuation  is limited  to the client  to whom  the  report  is addresserJ  and  to that client only.

We disclaim  all responsibility  and will accept  no liability  to any other  party  without  first obtaining  the written  consent of

TelferYoung  (Canterbury)  Limited  and the author  of the report.  TelferYoung  (Canterbury)  Limited  reserves  the  right to alter,

amend,  explain  or limit  any  further  information  given  to any  other  party.

Reproduction  of  Report

Neither  the  whole  nor  any  part  of  this  valuation  and  report  or  any  reference  to it may  be included  in any  published document,
circular  or statement  without  first  obtaining  our  written  approval  of the  fomi  and  context in which  it may  appear.  Our report is
only  valid  when  bearing  the  Valuei's  original  signature.

Date  of  Valuation

Unless  otherwise  stated,  the  effective  date  of  the  valuation  is the  date  of  the  inspection  of  the property. This  valuation is current
as at the date  of  valuation  only.  The  value  assesserJ  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  from  such  subsequent  changes  in value.

Without  limiting  the generality  of the above  comment,  we do not assume  any  responsibility or accept any  liability where this
valuation  is relied  upon  after  the  expiration  of 3 months  from  the  date  of  the  valuation,  or  such  earlier  date if you become aware
of  any  factors  that  have  any  effect  on the  valuation.

Legislation

We have  not obtained  a Land Information  Memorandum  (LIM)  or Property  Infomiation  Memorandum  (PIM)  for  this property

which,  unless  otherwise  stated,  is assumed  to confomi  to all requirements  of the Resource  Management  Act 1991,  the

New  Zealand  Building  Code  contained  in the First  Schedule  to the  Building  Regulations  1992,  the Building  Act  2004  and any

Historic  Places  Trust  registration.  Our  valuation  reports  are prepared  on the basis  that  properties  comply  with  all relevant

legislation  and regulations  and  that  there  is no adverse  or  beneficial  information  recorded  on the  Territorial  Local  Authority  (TLA)

property  file, unless  otherwise  stated.  Legislation  that  may  be of importance  in this  regard  includes  the Health  & Safety  at Work

Act  2C115, the Fire  Safety  and Evacuation  of Buildings  Regulation  1992,  and the Disabled  Persons  Community  Welfare  Act

1975.

Registrations

Unless  otherwise  stated,  our  valuation  is subject  to there  being  no detrimental  or beneficial  registrations  affecting  the value  of

the property  other  than  those  appearing  on the title.  Such  registrations  may  include  Waahi  Tapu  and Historic Places  Trust
registrations.

Reliability  of  Data

The data  and statistical  infomiation  contained  herein  was gathered  for valuation  purposes  from  reliable,  commonly  utilised

industry  sources.  Whilst  we have  endeavoured  to ensure  that  the data  and infomiation  is correct,  in many  cases,  we cannot

specifically  verify  the  information  at source  and therefore  cannot  guarantee  its accuracy.

Assumptions

This  report contains assumptions believed  to be fair and reasonable at the date of valuation. In the event that assumptions are
made,  based  on infomiation  relied  upon  which  is later proven to be incorrect, or known by the recipient to be incorrect at the
date  of reporking,  TelferYoung  (Canterbury) Limited reserves the right to reconsider the report, and if necessary, reassess
values.
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GST

The  available  sources  of  sales  data upon  which  our  valuation  is based  generally  do not identify  whether  or not  a sale  price  is

inclusive  or exclusive  of GST.  Unless  it has been  necessary  and possible  to specifically  verify  the  GST  status  of a particular

sale, it has been assumed  that available  sale price  data has been  transacted  on a plus GST  (if any)  basis,  which  is in

accordance  with standard industry  practice  for most  commercial  property.  Should  this interpretation  not be correct  for  any

particular  sale  or  rental  used  as evidence,  we reserve  the  right  to reconsider  our  valuation.

Land  Survey

We have  made  no survey  of the subject  property  and assume  no responsibility  in connection  with these  matters.  Unless

otherwise  stated,  the  valuation  has  been  assessed  conditional  upon  all improvements  being  within  the  title  boundaries.

Unless  otherwise stated, we have  not  undertaken  investigations  or been  supplied  with  geotechnical  reports  with  respect  to the

nature of  the underlying  land.  Unless  otherwise  stated,  the  valuation  has been  assessed  conditional  upon  the  land being  firm

and suitable ground  for  the existing and/or  potential development,  without  the  need  for  additional  and  expensive  foundation  and

retaining  work  or drainage  systems.

Contamination

We  have  not undertaken an environmental  audit  of  the  properky.  Unless  otherwise  stated,  our  valuation  and report  is conditional

upon  the land and buildings  being  unaffected by harmful  contaminants  or noxious  materials  which  may  impact  on value.

Verification that the property is free  from  contamination  and has  not  been  affected  by noxious  materials  should  be obtained  from

a suitably  qualified  environmental  expert.

Not  a Structural  Survey

Our  inspection has been  undertaken for  valuation  purposes  only,  and does  not  constitute  a structural  survey.  Verification  that

the building  is sound  should  be obtained from  a suitably  qualified  building  engineer.  If the building  is found  to be unsound,  this

finding/new  information  is likely  to impact  on the  value  of  the  properky.

Earthquake-Prone  Buildings

We  are  aware  that  a number  of  buildings  are,  or may  be potentially,  affected  by local  territorial  authority  policies  for  'earthquake-

prone'  buildings  (Earthquake-Prone  Building  Policies)  required  to be in place  under  the Building  Act  2004.  The Earthquake-

Prone  Building  Policies  may require  building  owners  to undertake  engineering  investigations  and subsequent  structural

upgrading,  demolition  or other  steps  to meet  the requirements  of the Eafhquake-Prone  Building  Policies.  Unless  otherwise

stated,  our  valuation  makes  no allowance  for  any  costs  of investigation,  upgrading,  demolition  or other  steps  which  may  be

incurred  by the building  owner  to meet  the requirements  of Earthquake  Prone  Building  Policies.  We are not qualified  to

determine  the 'earthquake-prone'  status  of the buildings.  Our  valuation  is therefore  subject  to a review,  investigation  and

assessment  of seismic  performance  of the building,  by a suitably  qualified  building  engineer,  to determine  the 'earthquake-

prone'  status  of  the building  and where  required,  an estimate  of any  costs  for  structural  upgrading,  demolition  or other  steps

required  for the building  to meet  the requirements  of Eafhquake-Prone  Building  Policies.  If the building  is found  to be

'earthquake-prone',  this  finding  is likely  to impact  on the  value  of  the  property,  and  our  valuation  may  materially  alter  as a result.

Systems

Our  valuation has been  assessed  conditional upon  all hot and cold  water  systems,  electric  systems,  ventilating  systems  and

other devices,  fittings, installations or conveniences,  including  lifks and escalators  where  appropriate,  as are in the building,

being  in proper  working  order  and  functioning  for  the  purposes  for  which  they  were  designed.

Market  Valuations

Market  valuations  are carried  out  in accordance  with  the Valuation  Standards  and Guidance  Notes.  Market  Value  is defined

"The  estimated  amount  for  which  an asset  or liability  should  exchange  on the date  of valuation  between  a willing  buyer  and a

willing  seller  in an arm's  length  transaction,  after  proper  marketing  and where  the parties  have each  acted  knowledgeably

prudently  and without  compulsion".

No allowances  are made  in our  valuations  for any expenses  of realisation,  or to reflect  the balance  of any outstanding

mortgages  either  in respect  of  capital  or  interest  accrued  thereon.
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Water  Leaks  & Penetration  Effects

We  are aware  that  a number  of buildings  have  developed  problems  associated  with  water  leaks,  water  penetration,  weather-

proofing,  moisture  and water  exit control  systems,  mould,  fungi,  mildew,  rot, decay,  gradual  deterioration,  microorganisms,

bacteria,  protozoa  or like  forms.  Problems  can result  from  defects  in design,  construction  methods  and materials  used,  or  any

combination  of  defects.

Our  valuation  has been  assessed  conditional  upon  all buildings  and structures  being  constructed  strictly  in accordance  with

recommended  practices  and free from defect  unless  otherwise  stated.  We are not qualified  to undertake,  nor have  we

undertaken,  a structural  survey  of  the  buildings  or structures.  We accept  no liability  for  any  defects  that  may  arise  as a result  of

poor  building  design,  construction  methods  or building  materials.  If you have  any  concerns,  you should  engage  a suitably

qualified  person  to report  on this  matter.  Defects  revealed  by a suitably  qualified  expert  may  affect  the  value  of  the  property.

Leases

The interpretation  of leases  or other  contractual  agreements  referred  to in this report  is solely  the  opinion  of the author  and

should  not be construed  as a legal  interpretation.  Furthermore,  summaries  of contractual  agreements  which  may  appear  in the

report  or  appendices,  are  prese.nted  for  the  sole  purpose  of giving  the  reader  an overview  of  the  salient  facts  thereof.

Tenancies

Unless  specifically  requested,  we do not  make  detailed  enquiries  into  the covenant  strength  of  occupational  tenants  but  rely  on

our  judgement  of  the market  perception  of  them.  Unless  otherwise  advised,  our  valuation  has been  assessed  subject  to the

tenant  being  independent  of  the  owner  and  capable  of meeting  all financial  obligations  under  the lease,  and that  there  are no

arrears  of rent  or  undisclosed  breaches  of  covenant.  Further,  our  valuation  is conditional  upon  all rents  referred  to in this  report

representing  the  rental  arrangement  stipulated  in the  contractual  agreements  pertaining  to the  tenant's  occupancy,  to the  extent

that  such  rents  have  not  been  prepaid,  abated  or inflated  to reflect  extraordinary  circumstances,  unless  such  conditions  have

been  identified  and noted  in this  report.

Professional  Indemnity  Cover

We have in force  at the time of supplying  the above  valuation,  current  professional  negligence

insurance  appropriate  to the nature  and  level  of our  business  activities.

Please  contact  the writer  should  you  wish  to discuss  any  matters  raised  in this report.

Yours  faithfully

TelferYoung  (Canterbury)  Limited

Chris  Stanle

FPINZ,  AAM

Registered  Valuer

Director

Prop Stud (Distn),  FNZIV,

Email: chris.stanley@telferyoung.com
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Appendix  A

Computer  Register
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COMPUTER  UNIT  TITLE  REGISTER

UNDER  LAND  TRANSFER  ACT  1952

R W  Miiir
Regisuar-Ocncml

iil'  l.iiiul

+dentincr  410108
Land  Registration  District  Canterbury
Date Issued  20 May 2009

Prior  References
473912

Supplementary  Record  Sheet

471557

Estate  Strahun in Freehold

Legal  Description  tJnit I and Accessory  Unit  } A, Ill.  I C, ! D,
IH, IF, IG, IH, If. U, IK,  IL, lAil, IN
Deposited Plan 403088

Proprietors

Moorl'iouse  Ceiitral  Liinited

l'lie  above estates are subject  tO tlie  reservatioiis,  restrictioiisi  encumbrances,  liellg  alld INTERESTS Flated below  and on the
relevanl  utiil  plan  and supplemen(ary  record  sheet

8192341.3 Mongagc  to Bimk  of  N:iv  Zciiland  - 25.6.2009  at 9:13 ant

/)un.iiii'tmu 14

C/ienl /(c/ci'ciirc krwxunrrnOD'

Dmed 1811Pail 7 ') 2.'l rmr. /'ogr 1 o/ 6
Rcgimi' OnT)'
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Identit'ier 410108

8UPPLEMENTARY  RECORD  SHEET

UNDER  UNIT  TITLES  ACT  1972

Identirier  471557
Land  Registratioii  District  Can(erbut)'
Date Issued  20 Mav 2009

Plaii  Number  DP 403088

Subdivtsinn  of

Part Town  Reserve 122 l'own  ot ClttiStCliurCll  and Part L0t I anti 10t  2 Deposited  Plan 9341

Prior  References
473912

Untt  Titles  liiiiued

410108

47451I

410109

475637

410il0

Interests

OWNERSHIP  OF COMMON  PROPERTY

Pui'suant to Section 47 Unit  Titles  Act 2010 -

(a) tlie body coi'poraie  oiv'ns ilie common  1iropertv  and

410111

(b) tlle mlTlerS Ofall  t1te units  are beneticiallY  emitled  tO tale COmlllOn propelt)t  AS tenants !n COmmOn in SHARES

propoitional  to tlte ownei'ship  inTerest (or proposed ownersliili  interest)  in respect of  tlieir  respective uniis.

Tlie iibove ineinortal  lias been added to Supplei'iieinary  Record Slieets issued undei' ilie Unit  Tiiles  Act 1972 to give  effect  to
Scclion  47 or  the Unit  Titlcs  Act  2010

Appurtenant  to liait  tonnerly  CT CB25F/448  is a riglit  ofway  over part of  Section 108 Cliristchurcli  Toiiaii Resenie
Sub3ect to a (itr gt'oss) drainage easeinent over pitn herein inarked F.Glll  on DP 4030&8 iii tavorii'  of  tlie Clirisrcliurcli  City
Concil  crcalcd by Dcctl  or  Eascmcnl  6]  )41 ( }04D/86)  - s.io.  1881 at 2:40 pm

SllThJeCt F() a l'lgb( (tn grOSS) !O dratll u'aker ()l'er  park Heretn marked I..IK  Orl DP 40.1088 in fa'+'Our Of (lie C1instchurcli  City
COu+iCil creiued by Transfer  A26274.3  - 20.5.2009  at I I :18 altl

7518145.1 CERllFlCAl'E  PURSUANT  TO SECTION  77 BUILDING  ACT  201)4 THAT  I'HIS  COMPUTER  RHG}SIER
IS SUBJECT  TO THE  COND}TIONlLiPOSED  UNDER  SECTION  75(2) (AFFF.CTS  THF. PilRT  FORMER}.Y  CT'S CB
Crj42  1/272 AND  CB2 IF/68)  - 27.8.2007  at 9:00 am

Subjcct  to a right  to convcy  c)cclricily  in gross over  part markctl  A.C,D  DP 40308)1 to Chrislcliurch  City  Council  crcatcd by
Easement instniment  8095351.  I - 10.6.2009  ak 10:44 am

Sub.ject to a riglit  of' wa)i on foot in gross over part marked B DP 403088 to C}iristcmii'di  City  Council  ci'eated by Easemeiu
Iniilrumcnt  8095351.2  - 10.6.200')  al 10:44 am

Suhject ko a right  to convey  e1ectricity  in lrross over part marked /l,C.D  DP 403088 to Orion  New  Zealand I.iniited  created
liv  Easeinent {nsti'uinent  8095351.3  - 10.6.2009  at 10:44 ain
809535}.4  Cliangc  or  rulcs of  thc Body  Corporalc  - 10.6.200'}  al 10:44 ani
Land Covenan(  in F.aseinent Instninient  8095351.5  - I O.6.2009 at 10:44 ani
Land Covenant  in Ease+nenl {ns(rument  8095351.6  - 10.6.2009  at 10:44 ain
809535}.7  tcuN(  orlOlg  1,2,3 DP 4]983o  TCrnl 35 yciiri  fmiu  9.6.2009  CIR  4"i7S44 iSSuCd  - 10.6.2009 ;if lo:44  tiln

8781236.  I Change of  address ofllie  Body  C orporate  - 30.6.20ll  at 2:24 pni

10688387.  I Notice  of  cliange or  body corpoi'aie  olierationiil  niles pui'suaiu io Sectioii  106 Unii  Tides  Act 2010 - 3i}.2017
at 7:00 am

/)mi.iin'ltoii  jd

C/iem /tc/crcnrc &ntiiiiiiimnQjl'
Dmad 1811mll 7 9 !!l  iim. %g  :' 11/ 6

Rcgisri'r  Only

++ Local  Knowledge,  Nationaj  Coverage
Our Ref CAN-1 12752

347 Moorhouse  Avenue Christchurch telferyoung.com
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COMPUTER  tJNIT  TITLE  REGISTER

UNDER  LAND  TRANSFER  ACT  1952

R 'iV  Miur
Registrar-Gi'nerxil

iir  I;iiitl

Identit'ier  410109
Land  Registration  District  Canterbury
Date  [iisued  20 May  201)9

Prior  References

473912

Supplementai'y  Record  Sheet

471557

Estate  Strahtm  in Freehold

Legal  Description  tJnit  2 and Accessory  Unit  2A,  2B.  2C,  2D,

2E Dcposilcd  Plan  4(U088

Proprietors

Moorhouse  C  enti'al  Limited

The  iibove  estates  are  subject  to  the  resei'vations.  restrictions,  encumbrances,  liens  and  intereiits  noted  below  and  on the

relevant  iinit  plan  and  supplcinentary  record  s}iect

Appurtcnant  hcrcto  is a riglii  of  l%ail}a (limited  in hcight)  crcatcd  by Eascmcnt  Instrunicnl  8166873J  - 20.5.2009  at

ll:l8ain

l'lic  cascmcnLi  crcalcd  by  Eascincm  Iniiu'umcnt  kl 1668713  arc  iiubjccl  to Section  243  (a)  Rciiiiurcc  Man.igcmciil

Ack I ')g  I

Lantl  Covenant  in Easeiitent  Instrument  8095!51.6  - 10.6.2009  at 10:44  ani

81')2341.3  Mortgage  to Bank  of  New  Zealand  - 25.6.2009  at 9:13  am

?)'on.iiii'ltun  Id

CLienl fle/?irncc  A'iixu'iniinOjl'

Dmed J8m&'l  7 9 !8  am. /'ogg I of'6

Rvxislcr  Ordy

+-l- Local  Knowledge,  Nationaj  Coverage

Our  ReT: CAN-'112752

347  Mootl'iouse  Avenue,  Christchurch telferyoung.com



Identil'ter 410109

8UPPLEMENTARY  RECORD  S}IEET

UNDER  UNIT  TITLES  ACT  1972

Identiner  471557
Land  Registration  Dislrict  Canterbuty
Date Issued  20 May 2009

Plan Niimber  DP 4031')88

Subdivision  of

Pari al'own Reserve 122 l'own  of  Cliristcliurc+i  aml Part Lot I and Lot 2 Deposiied  Plan 9341

Prior  References
473t)12

Unit  Titles  Issued
410108

47451I

410109

475637

410110 410111

Inlerests

01VNERSHIP  OF COMMON  PROPERTY

Pursuant  to Section 47 Unit  Titles  /tct  2010 -

(a) llie body  corporate  O1%TIS Flie conmion  1iroperty  and

(b) the osvners ofall the units are beneficially  entilled  to the conimon  liropem  as tenants in coinmon  in shares
propoitional  to tlie ownei'sliip  interest (or proposed ownersliip  inierest)  in respect of  tlieir  i'especrive units.

Tlle )lbOVe memortal  llaS been added t0 Supplementary  ReClXd SlleelA iSSlled ritider  llle LJnii Tiiles  Act 1972 tO giVe effeCF t0

Scclion  47 or  lhc Unit  Ti(lcii  Act  2011).

ilppu'rtenant  to patt t'omxerly CT CB25F/448  is a rig)it  or  way  over park of  Section 108 Cliristchurcli  Town Reserve
Subject to it (ill  gl'OSS) (kai)iage  e(lSemellt oVer part lierein  inarked F.G, €1 0n DP 403088  ill  favortr  Or tile Christcburc1i  City
Concil  crcalcd by Dcetl or  Basement 63141 ( 104D/86)  - 5.10. 1881 al 2:40 pm

Suhject  to a t'ight (in gross) to drain waker over  part herein marked i,.tx  on DP 403088 in t'avour of  t1ie C1iristchurch  City
Council  ci'eated by Transfer  A26274.3  - 20.5.2009  ai 11:18 am

751)ll45.lCERT}FICATE  PURSUANT  TO SECTION  77 BUILDING  ACT  2004 alaHAT ai'HIS COMPUI-ER  REGISI'ER
IS SUBJECT  TO THE  CONDITIONIMPOSED  UNDER  SECTION  75(2) (/lFFF.CTS  THF. P/IRT  FORMF.RlY  CT'S CB
CB4:) i/272  AND  C B2 IF/68)  - 27.8.2007  at 9:00 ain

Subjccl  to a tight  to convcy  c)cclricily  iii  gross over  part markcd  A,C,D  DP 403088 to Chrislcliurch  City  Council  crcalcd  by
Easemem (nstruinent  8095351.  I - 10.6.2009  at 10:44 am

Subject  to a i'ight or  way on foot in gross over part inarked B DP 403088 to Cmistcmircli  Ciiy  Coti+icil ci'eated by Easeinem
Inslnimcnl  80')5351.2  - 106.200')  al 10:44 am

Subject to a right  to convey  e1ectriciy  in gross oiaer part marked it.C,D  DP 403088 to Orion  New Zealand[.iniited  created
bv Easement Instrument  809535T.3  - 10.6.2009  ilt 10:44 ain

8095351.4  Cliangc  or  rules or  the Body  Corporalc  - H).6.2009  at 10:44 ani
Land Covenant  in Easeinent Instniment  8095351.5  - 10.6.2009 at 10:44 am
Land Covenimi  in Easeinent Instniinent  8095351.6  - 10.6.2009 at 10:44 ain

80953517  lcasc  or  lots 1,2,3 DP 4]9)130 Term 35 years from 96.2009  CIR  477544 issucd - 10.6.2009 at 10:44 am

8781236.  I C hange or  address oft1ie  Body  Corporate  - 30.6.2011 at 2:24 pin

10688387.1 Notice  of  c}iimge of  body COrpOl'ille olierational  ni1es ptii'suiuu io Section 106 Unii  Tides Act  2010 - 31. 1.2017
at 7:00 am

/)'tin.iiii'mni  fil l)iMil  18111hl) 7 ') '.1' +mr. /'ugg :! I)/ 6
Rxgistt'r Only'

++ Locaj  Knowledge,  NaUonal  Coverage
Our Ref: CAN-112752

347 Moorhouse  Avenue,  Chnstchurch telferyoung.com
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COMPUTER  tJNIT  TITLE  REGISTER

UNDER  LAND  TRANSFER  ACT  1952

Rcghirar-Gcneril

Fdentiner  410110
Land  Registration  District  Canterbury

Date  Issued  20 May  2009

Prtor  Rererences

473912

Supplementary  Record  Sheet

471557

Estate  Siratum  in Freehold

Legal  Description  Unit  3 and Accessory  Unit  3A Deposited

Plan 4030)1)1

Proprtetors

Moorhouse  Cenn'a(  I.imited

The  iibove  estates  iire  subject  to the  resei'yations,  restrictions,  encumbriinces,  liens  and interests  noted  below  aiid  on the

relevant  unit  plan  and  siippleinentary  record  sheet

)1192341.3  &4ortgagc  to Bank  ot'NcwZcaland  - 25.6.2W9  at 9]3  am

7}misiitviou  /J

C/ietil  /lchwncc  *nxiiniunf)fl-'

Dmtd LVm/l  7(1. '(l adit. /"igp I 11/ 6

%istcr  Only

++ Local  Knowledge,  National  Coverage

Our  Ref CAN'N2752

347 Moorhouse  Avenue.  Christchurch telferyoung.com



ldentit'ier 410110

SUPPLEMENTARY  RECORD  SHEET

UNDER  UNIT  TITLES  ACT  1972

ldenlilier  471557

Land  Registratioii  District  Cantcrbury
Date  Issued  20 Mav  2009

Plan  Niiinber  DP 403088

Subdivision  of

Part Town  Reserve  122 l'own  of  Cliristchurcb  and Part Lot I and Lot  2 Deposited  Plan 9341

l'rior  References

47]912

Unit  Titles  liisued

410108

47451I

410109

475637

410il0

Inleresls

OWNERSHIP  OF COMMON  PROPERTY

%rsuant  to Section  47 Unit  Titles  Act  2[)10  -

(a) tlie body coiporaie ois'ns t1ie common 1iroperty and

410iil

(1)) tlie oiimers ofall  tlie units are beneficially entitled to the cominon liroperty as tenants in coinrnon in shiires
propoitional  to ilie ownei'sliip  imei'est  (or  proposed  ownersliip  interest)  iri respect  of  tlieir  respective  tiiiiis.

Tlie above ineinoriiil iias been added to S*ippleineniar>i  Record Slieeis isstied  undei'  t]ie Unit  Titles  Actl972  to give  effect  to
Scclion  47 or  the Uiiil  Tillcii  Act  2010.

Apliurtenant  to pai't t'omiei'1y  CT  CB25F/448  is a rigiit  ofway  over  part  of  Section  108 Cliristchurcli  Toivn  Reserve

Sll3ieCi  tO il (ill  gl'OSS) drainage easement OVIT pan Iterein  milrked  F.GII}  011 DP 403088  ill taVOlll'  Of tlle Cbristchurcb  Cij)t
Concil  crcalcd  by Dccd  or  Hascmcnl  63141 (104D/86)  - 5.10.  1881 al2:40  pm

Suhject  to a right  (in  gross)  rii drain  warei'  over  part  herein  marked  l.},K  o+i DP 40.1088  in Favour  nf  the Cliristc)iurch  City

Council  created  by TransferA26274.3  - 20.5.2009  at 11:18  ain

75]8145.I  CERTIFICAI"E  PURSUANT  arO SECTION  77 BUILDING  ACT  201)4 THAT  THIS  COMPUT  ER RE(ilSTER

IS SUBJECT  TO  THF.  CONDITION  iMPOSF.D  [iNDER  SECTION  75(2)  (jlFFECTS  THF.  PART  FORMER}-Y  CT'S  CH

Cr3421/272  AND  C[i21F/68)  - 27.8.2007  at 9:00  ain

Siibjccl  to a right  to cunvcy  electricity  in gross  ovcr  pad  markctl  A,C,D  OP 41)3088 to Chrislcliurdi  City  Council  crcatcd  by

Easemem  Instniinent  8095351.1  - I O.6.20(Y)  ak 10:44  am

Subject  to a riglii  of'  way  on foot in gross  over  pari  mai'ked  B DP 403088  to C}iristcliui'cli  City  Cotincil  creaied  by Easeinem
Instrument  )10')535 1.2 - I O6.20[)9  al 10:44  am

Subject  ko a right  to convey  electricky  in gross  over  part  marked  #l,C,D  DP 403088  to Orion  New  Zealand  limited  created

by Easeinent  [nsii'uine+it  809535L3  - 10.6.2009  at !0:44  ain

8095351.4  Change  of  rulcs  or  the Body  Corpoi-alc  - 11).6.2009  at iO:44  am

i.and  Covenant  in Easeinent  Instniment  809535  1.5 - 10.6.2009  at 10:44  am

Limd  Covenimt  in Easement  Instriiment  8095351.6  - 10.6.2009  atl0:44  ain

!!1095351.7  lease  OrlOlffl 1,2,3  DP 419830  Tcrm  35 ycurs  from  9.6.2oo9  C}R  4"i7S44 iiiSuCd - 11).6.2009  at 10:44 am

8781236. I Cliange of address of tlie Bod)i Coqiorate - 30.6.2011 at 2:24 liin
10688387.1  Notice  of  c}iinige  of  body  corpoi'ate  operaiional  niles  pui'suant  to Section  106 Unit  Titles  Act  2010  - 31.1.2017

at 7:00  am

7}im.iiiiVnnt lit

Chum Rcrcrcncc A'niiumonOi)>

lewd  /.'lj/18// 7 !129 ani. At e 2 ii/  6

Rzislcr'  Ordi'
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COMPUTER  UNIT  TITLE  REGISTER

UNDER  LAND  TRANSFER  ACT  1952

4%2ffAl'

R W  Muir
Rxgistriir-t'ivnera}

ur  I itiiij

Identiner  410111

Land  Registration  District  Canterbury
Date  Iiiiiued  20 May  2009

Prior  References

473912

Supplementai'y  Record  Sheet

47l557

Estate  Stratiun  in Freehold

LegalDescription  tJnit4andAccessoryUnit4ADeposited

Plan 40308)1

Proprietors

Mciorhouse  Centi'al  I.iniiled

The  above  estates  are  subject  lo  the  resei'vafions.  restrtctions,  encumbrances,  liens  and  inleresls  noted  below  aiid  on ihe

relevant  iinit  plan  and sup)ileinentary  record  slieet

Land  Covcnant  in Eaiicmcnt  Instrument  8095351.5  - }0.6.2009  at 10:44  am

8192341.3  Mongage  io Bank  ot'  Neisa Zealand  - 25.6.2009  at 9:13 am

7)'mi.iiii'iiou  /if

Clrenl Rcnaram'c bc*intiuiit)f)j

l)ided J8111&'l 7 g'31l xmr. Pagc I uj'6

Rcgr.slcr aid)'

++ Local  Knowledge,  National  Coverage

Our Ref. CAN112752

347 Moorhouse  Avenue,  Christchurch telferyoung.com



Identifier 410111

8UPPLEMENTARY  RECORD  SHEET

{JNDER  UNIT  TITLES  ACT  1972

ldentffier  471557

Land Registration District CanterbuJ
Date  Issued  20 May 2009

Plan Niiiiiber  DP 403088

Subdiviston  of

l'art  Town  Reserve 122 Towit  of  CliriStCliui'Ch ana Part Ll)t i afi(l LOt 2 Deposited  Plan 9341

Prior  References
473912

Untt  Titles  liiiiued

410108

474511

410109

475637

4101 10 410111

Inleresls

OWNERSHIP  OF COMMON  PROPERalY

Pursuam to Section 47 Unit  Titles  Act  2010 -

(a) tlie body  corporate  oims  the coon  pmpeaty  and

(5) (lie 1111TlerS Ofall  flee llnit=  al'e I)enefic!allY  em;tled  tO file COmmOn ITopeny  aS (el1alltS in COll1mOn in shares
propoitional  to ilie awnei's}iip  interest (or proposed ownersliili  interest)  in respect of  tlieii'  i'especiive iinits.

Tlie above meinorial  iias been added to Suppleineniaiy  Record Slieets issued undei' i]ie Unit  Tiiles  Act 1972 to give effect  to
Scclion  47 or  the Unit  Titlcs  Act  2010.

Appurtenant  to patt formerl)a CT CB25F/448  is a riglit  ofway  over part of  Section 108 Cliristchurcli  Toiiai  Reserve
Subject  to a (in gi'oss) draiiiage  easeinent over pan lierein  inarked F.G,II  on DP 403088  in favoiir  of  ilie Cmistcliurc1i  City
COncil crcalcd by Iccd  orHascmcnl  63l41  (]04D/86)  - 5.10.1881 at 2:40 pm

Subject  to a right  (in gross) to dmin water  over  part herein marked I.J,K on DP 403088 in favour  of  the C liSsiciiurch  City
Council  ci'eiited by Transfer  A26274.3  - 20.5.2009  at If  :18 ain

75]8145.1  CER'rlFlCATH  PURSU.ANT  TO SEC'rlON  77 BUILDING  ACT  201)4 alaHAl' THIS  COMPUTER  Rf;GSTER
IS SUBJRCT  TO THE  CONDITIONIMPOSED  UNDF.R  SECTION  75(2) (71FFF.CTS THF. PART  FORMER1.Y  CT'S CB
CB421/272  AND  CB21F/68)  - 27.8.2007  at 9:00 ain

Siibjccl  lo a right  lo convi:y  c)cctricily  in gruss ovcr  part marked A,C,D  DP 4(U118)1 to Chrislchurc)i  City  Council  crcalcd by
Easement (nstruinent  80Q5351. I - 10.6.2009  ak 10:44 am

Subject  to ii rigm of  way on foot in gross ovei' part iniirked  B DP 403088 to Chrisicliiircli  City  Council  ci'eaied liy Easeineni
Inslrumcnl  )109535 12  - 11).6.2009 al 10:44 am

Subject  to a right  to convey  electrici7  in gross O'iaer park marked /l,C,D  DP 403088  to Orion  New  Zea1and [.iniited  created
by Easeinent Instrtiment  8095351.3 - 10.6.2009  at 10:44 ain
)109535}.4 Cliangc  or  rulcs ol'thc  Body Corpurilc  - 10.6.2009  at 10:44 am
}.and Covenant  in Easeinent Instniinent  809535 1.5 - 10.6.2009  at 10:44 am
Laiid Covenant  in Easeinent Tnstniinent  8095351.6  - 10.6.2009  at 10:44 ain

8095351.7  Lease or  lots 1,2,3 DP 419830  alacrm 35 years froni  9.6.2009  CIR  477544 tssucd - 10.6.2009 at 10:44 am
8 781236. I Cliange of  address of  ilie Body  Corporate  - 30.6.20 N at 2:24 pin

10688387.)  Notice  of  c}iimge of  body corpoi'i'ite operational  niles pui'suant to Section 106 Unit  Titles  Act 2010 - 31.1.2017
at 7:00 am

/)iui.iiii'iio+i  M

C/jem flt'7ivt'ncc bcu  mtmOD-'
IMed 180)kG 711 Jll (I!)I. Pg,gg 2 of 6

%ittcr  On8'
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Appendix  B

Bui  ding  Redevelopment  Plan

Our  Ref:  CAN-14  2752

347  Moorliouse  Avenue,  Christchurch++  Local  Knowledge,  NaUonal  Coverage telferyoung.com
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Appendix  C

Tenancy  Schedule

Out  ReT CAN-'112752

++  Local  Knowledge,  National  Coverage 347  Mooihouse  Avenue  Cliristchurch telferyoung.com
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Appendix  D

Tenancy  Summary

Our  Ref  CAN-'112752

++  Local  Knowledge,  Nationar  Coverage  347  Moorhouse  Avenue,  Chtistchurch telferyoung.com



8 0.

%eTTotal  untecovered  NetPassing  Assessed

Passing  Ou)gaings  Iniiome NelMgkei

Inwme  Rent

Westpac ATM

General Distnbutov ud  Supermarket

PharmacyXffa  PnmeRelbil

Food Court S Small Cgle Food Court

Food Court 2 Hang Sang Food Court

Food Couffl 3 Rice B(IX Food Court

10

4.918 a

231.5

35 8

26.6

26.5

26 5

1072

740

65 8

ill  0

57.0

55 0

341

FoodCouit4CambodianNooJe  FoodCoud 26 5

Food Couit 5 Curry in a Huiiy Prime Retail 1072

Ngw Retal RtA %me  Retail 740

New Retail Rl B %me  Relmil 65 8

New Retail Fl %me  Rmil

New Retail F2 Pnme Retail

Nav Retail Kiosk Kl Pnme Retil 55 0

Store Cages Pnme Retml 341

Antaies (Buigei King) Pnme Retail 5271

ti5aa.i

LtnieEtpiry %flla hy Iniome

31-May-15

31-tAav-15

1-Au>12

1 11-Ax>17

S 8-Aug-17

18-Aug-17

18-Aug-17

SS-Aug-17

S-Apg-17

5 Yeais E

10Yeav  6 + 6 + 5 + 5

5 Years 5

4 Years

4 Yeav

6 Yeav

B Yeais

6 Yeais 4 + 4

3 Yeais

3 Years

3 Yeats

3 Years

3 Years

3 Yeav

Srl Yeais

!kMai-24

17-Atg-49

1€-Mat-24

30-l%v-19

30-May-t9

30-May-21

t7-Au>20

17-Aig-20

17-Au>20

17-Aug-20

17-Aug-20

2yeady  l&Mar-t8 Maiket

yearly 17-llar-20  31 CPI

2 yeany t/kukat

2 yaaily Marvel

2yeady 31-May-19 Market

2 yeany Mtkel

2 yeany 1-Aug-18 12 0

3 yeady Market

3 yaady Marke!

3 yeady Market

3 yeady Mtket

3 yearly

a Veatly Market

3 yeady 1-Apr-20 32.0 Market

I i'  T

E= :8  4
Ittl  +

Net

Pad Gross

Net

Net

Net

Net

Net

Net

Net

Net

Net

Net

Net

Net

Net

$15,500 a7'A

$1442200  68 5%

$128,792 61%

$23,686 1 l%

$17,589 0 8%

$17,556 08%

sir,ooa  O.8%

$37,534 1 8%

$33,300 S 6%

$29,610 1.4%

$49,950 24%

$25,650 1 2%

$24,750 S.2V.

$0 0DV.

$24o647 11 5%

$0 $15,500 $15,500

$152,67t $1,289,529 $1,258,24

so $128,792 st21,511

$0 $23,686 $23,686

$0 $17.589 $17,589

$0 $17,556 $17,556

$0 $17,000 $17,000

$0 $37.534 $37,534

$0 $33,300 $33,300

$O S29,610 $29,610

$0 $49,950 $55,500

$0 $25,6m $25,650

$0 $24,750 $35,750

$0 $0 $8,525

$0 $24a647 $242,847

Total Remable Aiaa (sqm)

kea  Occuped (sqm)

Weighted Average Lease Temi RemaiThng (WALT) Iby income)

Weighted Aveiags Lease Temi Remaining (WAL'Q Iby area)
Total Passing Income

Total Non-Recoveteble Oufgoings

Taml Net Passing Income

Tabl Assessed Matket Rent

8,2981

6,298.1

8.4 yaav

8 9 yeac

rlAO5,7rA
$152,671

$1953,a93
$1,939,583

m++



Appendix  E

Discounted  Cash  Flow

Our  Ref:  CAN-'112752

++  Local  Knowledge,  Nationar  Coverage 347  Moorl'iouse  Avenue  Chnstchutch telferyoung.com



YaarEnding  Aug-2(Y8
Year  j

Aug-2019  Aug-2020  Aug-2021  Aug-2022  Aug-2023  Aug-2024  Aug-2025  Aug-202fi  Aug-2027  Aug-2028

Year2  Year3  Year4  Year5  Year8  Year7  Year8  Year9  YearlO  Yeail'l

Renkal  Income

*  Westpac

+ General  Distnbutois  Ltd

+ Phamiacy  Xlta

+ Food Court  j Small  Cab

+ Food Couil2  Hang Seng

+ Food Couffl 3 Rice  Box

+ Food Court  4 Cambodian  Noodle

*  Food Couil5  Cuny  in a Huny
+ New Retail  RjA

+ New Retail  Rj  B

+ New Retail  Fl

+ New Retail  F2

+ New Retail  Kiosk  Kl

+ Store  Cages

+ Antares  (Buyer  King)
Totl  Income

$15,538
$1 ,442,200

$128,792

$23,686

$17,589
$17,556

$17,024

$37,534

$33,300

$29,810

$55,500

$25,650

$35,750

%,50

$242.847
$2, 128,785

$15,59(1
$1 ,442,20(1

$128,792

$25.799

$19.158

$17,633

$17 142

$37,909

$33.30(1

$29.61a

$55,50a
$25,650

$35,75(1

$8,546

$242.e47
$2,135.226

$15,784
$1.442,200

$132,'142

$24.102

$17,898
$17,8ti5

Sj7.22j

$37,909

$33.300

$29,6'l0

$55,500

$25.650
$35,750

$8,548

$245.438
$2.138,895

$'l6,008

$1,442,200
$138,8:41

$24, 336

$18,071

$19, 584

$17,616

$39,088

$34.877

$30, 835

$57.795

$26,711

$37,228

$8, 828

$25'l.019

$2,160,826

$16,278

$1,442,200

!1136,831

$25,035

$18,591

$18,556

$17,734

$39. 086
$34,677

$30, 835

$57,795
$26.T1  1

$37,228

$8,922

$251019
$2,161.498

$'[i,(i55

$1442,200
$139,690

$25.288
$'l8,779

$18.743

$18,327

$40,%5
$34,677

$30,835

$57,795

$2a71  1
$37,228

$8,922

$256.141

$2172,656

$'l6,935

$1 .442,20(1
1140.421

$26, 046
$19,342

$19,306

$18.451

$40,665

$38, 855

$32.771

$til426
$28, 3ag

$39,587
$9,342

szee,saa

$219810(1

$17,328
$1 ,442,200

$135,842

$28,337
$'l9,558

$19,521

$19,088

$42,325

$36,860
$32,T76

$61434
$28, 393

$39,572

S9,483

$2%,384
$2.197,082

$17,686
$1,442,200

$138,610

$27.209

$20.205

$20167
$19,226

$42,325
$36,860

$32,776

$61 .434
S28.393

$39.572

$9.483

$272,(i29
$2.208,757

$18138
$1 .442,200

$142,488

$27, 554
$20,461

$20,423

$20, CY 7

$44.468
$39,31  1

$34,955

$65.518

$30,280

$42,203

$9, 950

$287.494
62,245,456

Opera[rng  Expenses

+ Less untecovevd  apex

Tobil  Operatin(l  Expenses

Net  OperaUng  Income

Leasmg  & Caplkal  Expanses

+ Commissions

Totl  Leasing  & Capibil  Expenses

($171791)  (S175.055)  ($178,381)

($171,79'l)  [$175,055)  (!178,381)

$1,976M4  $1,979,854  $19!10.834  $2,IX)0,078  $1,998,339  $2.006.887  $2.029.347  !!2,025.29'l  $2.033.702  $2.087.075

($1 ,453)

($1 ,453)
($35,455)

($35,455)

Net  Cashflow $1,974,661  $1,979,854  $1,980,834  $2,000,078  $1,998,339  $2,006,887  $1,993,892  !%2,025,291 $2,033,702  $2,t)67,075

Reversionary  Value

+ Net Maikei  Cashflow  at Penad  End

+ Capltalised  Ai  Terminal  Yield  ot 7%

+ Less PV Rent Shortfall  To Ma*et  Rental  Revecion

+ Less Disposal  Costs  ot O%
Net  Reversionary  Value

Net  Present  Value  of  Net  (Sash Plows  $13,909,495

PresentValue  ofTerminal  Value  $14.170.124

$2. 164,379
$30,919,697

($130,832)

$30,789,065

Indlmted  Market  Value  $28.079,619
adopt  $28,080,(100

Income  Proflle

Sensitivity  Analysis
Teminal  'held

DISCOlln[  ?=l+l  8 75%  7.00%  7.25%

7. 75%  $29,098,338  $28,558,829  $28,056,529

8. 00%  $28,608,%5  $28,079A19  $27,588,921

825%  S2812e.203  $27.81i302  S27.1319122018 2019 2020 2021 2022 2023 2024 2026 203  2fll27

-  NatOpiig  Imaim

$2AOO,000

()iSeallntl!d C-lSkl F laW Summar/ @l.()@@.(10()

PV ol Net Income: til3,909,495 $,16,1,o
PVoTTetminalValue.  $14.170.124

Total Net Pnesent  Value'  $28,079,619  $1,Goo,000
DISposalCosls:  $800,0(H)
Adopted  Value  (via  tliis  metliod):  $211,080,000



Appendix  F

Additional  Photographs

Our  Ref.  CAN-112752
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Valuers  Property  Advisors

National  Head  Office:

TelferYoung  Limi!ed

Level  7 52 Siivanson  Street

PO Box  5533

Auckland  1 14 'l

TelferYoung  (Northland)  Limited

17 Hatea  Drive,

PO Box 1093,

Whangarei

Telephone.  09 438  9599

Email  northland@ielferyoung  com

TelferYoung  (Rotorua)  Limited

1243  RanolfStteet

PO Box  2121,

Rotorua  3040

Telephone  07 348 1059

Email'  rotorua@telferyoung.com

TelferYoung  (Nelson)  Limited

Level  3, 105  Trafalgar  Street

PO Box  621
Nelson  7040

Telephone'  03 546  9600

Email'  nelson@telTeryoung  com

TelferYoung  (Auckland)  Limited

Level  7 52 Swanson  Street

PO Box  5533,

Auckland  1141

Telephone.  09 379  8956

Email  auckland@telTeryoung.com

218 Lake  Road.  Northcote

P O Box  36030

North  Shore  City  074B

Telephone  09 480  2330

Email  auckland@telfetyoung  com

TelferYoung  (Taranaki)  Limited

143  Powdeiham  Street

PO Box  713.

New  Plymouth  4340

Telephone  06 7!57 5753

Email:  taranaki@telferyoung  com

TelferYoung  (Waikato)  Limited

7 London  Street,

PO Box  616

Waikato  llail  Centre.  Hamilton  3240

Telephone  07 839  2030

Email.  waikato@telferyoung.com

07 871 5032  (Te  Awamutu)

07 889  5990  (Momnsville)

07 827  2030  (Cambridge)

Email waikato@telferyoung.com

TelferYoung  (Hawkes  Bay)  Limited

25 Pandora  Road

PO Box  572.

Napier  zN 40

Telephone  06 835  6179

Email: hawkesbay@telTeryoung.com

258 Childers  Road

Gisborne  4010

Telephone  06 868  8596

Email  hawkesbay@telferyoung  com

TelferYoung  (Canterbury)  Limited  TelferYoung  (Otago)  Limited

Level  I  58 Armagh  Street
Pa  Box  2532.

Chnstchurch  8140

Telephone  03 37G) 7960

Email  canterlury@telfeiyoung  com

17  Dee  Street

Timaru  7G110

Telephone  03 687  1220

Email canterbury@telTeryoung  com

Level  '1, 1 30A  Percival  Street

PO Box  '138.

Rangiora  7440

Teleplione.  03 313  5355

Email.  rangiora@telferyoung.com

Level  3. 8 The  Octagon

P O Box  497

Dunedin  9054

Telephone'  03 477  5796

Email:  otago@telferyoung  com

Tel%rYoung  (Tauranga)  Limited

Level  2, 2 Devonport  Road

P O Box  455

Tariranga  3140

Teleplione  07 578  4675

Email tauranga@telfetyoung.com

8'l Jellicoe  Street

Te  Puke  3119

Telephone  07 573  8220

Email tauranga@telTetyoung  com

Unit  A4. 15  Talisman  Drive

Katikati3129

Telephone  0800  578  645

Emait tauranga@telTeryoung.com

TelferYoung  (Wellington)  Limited

Level  9, 85 The  Tenace

PO Box  2871

Wellington  6140

Telephone'  04 472  3683

Email. iivellington@telferyoung.com

TelferYoung  (Southland)

135  Spey  Street

p.o.  Box  370

Invercargill  9840

Telephone.  03 2 1 8 4299

Email southland@telfetyoung  com

23 Medway  Street

P O Box  334

Gore  9740

telferyoung.com




