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Attention: John Beckett

Board Of Airline Representatives Of New Zealand
PO Box 2779

Auckland 1140

New Zealand

Dear Sir

RE: AUCKLAND AIRPORT LAND VALUATION - MARKET VALUE

1.0

ALTERNATIVE USE - JULY 2011

INSTRUCTIONS

Further to your instructions to assess the Market Value Alternative Use (MVAU) of the
Auckland International Airport (AIA) land, we have inspected the subject land and

obtained information necessary to provide you with our opinion of value as at 30 June
2011.

We inspected the property on 15 August 2012.

We understand that this valuation is required by Board Of Airline Representatives Of
New Zealand (BARNZ) and the airlines for provision to the Commerce Commission to
assist the Commission in undertaking its report under section 56G of the Commerce Act

into the effectiveness of information disclosure regulation on promoting the purpose of
Part 4.

This valuation of the MVAU of the Auckland Airport land has been undertaken in
accordance with Schedule A of the Commerce Commission Input Methodologies for
Airport Services, under Part 4 of the Commerce Act. It has also been undertaken in
accordance with the Commerce Commission’s requirements for the conduct of expert

witnesses.

To assist in this analysis we have relied on information that has been provided by Zomac
Planning Solutions (ZPS), Market Economics Ltd (ME), Colliers International, AIA,
Statistics New Zealand and Auckland Regional Council. This information includes
property details, Certificate of Title area, land area allocations, resource documentation,
supply and demand profiles, historical and projected population and building consent

information, plus development costing and alternative use structure planning
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2.0
2.1

10.

11.

information. We have relied on this information and reserve the right to amend our

assessment if the information or adopted valuation assumptions prove erroneous.

PROPERTY REPORT
GENERAL PROPERTY DESCRIPTION

The Auckland International Airport is located approximately 21 kilometres south of
central Auckland in the suburb of Mangare. Land uses surrounding the airport comprise
commercial and industrial business, plus lifestyle and farming activities to the north,
and east. Manukau Harbour flanks the airport to the south and to the west. Figure 1

illustrates the general location of Auckland airport.

Figure 1. Auckland Airport Location Map
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The airport is operated by AIA, a publicly listed company which has the New Zealand

Government and the Auckland Council as its cornerstone shareholders.

Auckland airport is the busiest airport in New Zealand with a total of 31.432m
passengers (6.04m domestic and 7.39m international), and 154,290 aircraft movements
in the year to 30 June 2011.

ATA land holdings encompass approximately 1,552 hectares of land of which
approximately 716 hectares is operational airfield, 393 hectares is held for future airfield
development, 169 hectares has been developed and / or leased to third parties, and 275

hectares is vacant and held for future commercial development.

Land within the Regulatory Asset Base and subject to this MVAU valuation
encompasses 1,109 hectares (being the operational airfield plus land held for future

development).

The current land use configuration of Auckland airport is detailed in Figure 2.
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Figure 2. Auckland Airport — Land Use Configuration
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Source: Common Ground — Alternative Use Report August 2011
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12. The airport currently operates a single concrete runway of approximately 3.635
kilometres in length. The adjoining asphaltic concrete taxiway provides utilization as a
runway during emergencies and when the main runway requires maintenance, but is
not sufficiently separated from the main runway to operate simultaneously.

13. We note that much of the runway has an elevation of approximately 7 metres above sea
level and is situated on land that has been reclaimed from Manukau Harbour. This land
has required substantial stabilization and is protected by seawalls.

2.2 LEGAL DESCRIPTION & TENURE

14. We have searched the Land Information New Zealand property database to obtain a
schedule of properties held by AIA. In summary our analysis indicates that AIA hold
approximately 1551.8209 hectares of land.

15. Table 1 summarises the legal description of land held by AIA.

Table 1. AIA — Certificate Of Title Schedule
CT Ref # Title Appellation Area - Ha
1 219885 Lot 3 Deposited Plan 353776 28.7665
2 474467 Lot 2 Deposited Plan 417367 1.4246
3 NA105D/359 Lot 1 Deposited Plan 144042 and Section 1 Survey Office 20.3965
Plan 67433
4 NA106B/643 Lot 1 Deposited Plan 173452 37.5882
5 NA109D/595 Lot 1 Deposited Plan 178161 8.1360
6 NA109D/596 Lot 2 Deposited Plan 178161 2.4980
7 NA1120/171 Lot 2 Deposited Plan 41238 0.0969
8 NA1121/14 Lot 4 Deposited Plan 41238 0.1563
9 NA1138/48 Lot 3 Deposited Plan 41238 0.0943
10 NA1189/51 Lot 1 Deposited Plan 41238 0.0878
11 NA11C/663 Lot 1 Deposited Plan 57642 25.8999
12 NA125B/39 Lot 1 Deposited Plan 196235 0.3233
13 NA125B/98 Lot 2 Deposited Plan 196235 18.4050
14 NA1675/15 Lot 3 Deposited Plan 38518 0.9105
15 NA1691/38 Part Allotment 163 Parish of Manurewa 0.6533
16 NA1B/711 Lot 1 Deposited Plan 51077 6.0703
17 NA24A/830 Lot 2 Deposited Plan 62092 37.8887
18 NA305/113 Lot 15 Deposited Plan 13141 2.0513
19 NA366/26 Part Allotment 89 Parish of Manurewa and Defined On 31.6464
Deposited Plan 13716
20 NA47C/137 Part Allotment 163 Parish of Manurewa 19.6196
21 NA47C/82 Allotment 164 Parish of Manurewa 21.8530
22 NA55A/937 Part Allotment 163 Parish of Manurewa 0.3581
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Table 1.

AIA - Certificate Of Title Schedule - Continued

CT Ref # Title Appellation Area - Ha
23 NA56B/945 Part Lot 2 Deposited Plan 12194 24.7847
24 NA56D/993 Lot 1 Deposited Plan 103178 3.7408
25 NA586/220 Part Allotment 89 Parish of Manurewa and Lot 2 Deposited 44.9201

Plan 125742
26 NA586/221 Part Allotment 89 Parish of Manurewa 40.4686
27 NA58D/290 Lot 1 Deposited Plan 94420 10.0219
28 NA62C/558 Lot 1 Deposited Plan 111094 0.5094
29 NA73B/518 Lot 1 Deposited Plan 125742 0.5566
30 NA78D/181 Part Lot 2 Deposited Plan 32275 11.9056
31 NA78D/182 Lot 1 Deposited Plan 36039 0.2982
32 NA78D/183 Part Allotment 179 Parish of Manurewa 0.2024
33 NA78D/185 Part Allotment 179 Parish of Manurewa 2.6133
34 NA78D/186 Allotment 474 and Allotment 476 Parish of Manurewa 170.0600
35 NA78D/187 Allotment 484 Parish of Manurewa 13.9400
36 NA78D/188 Allotment 482-483 Parish of Manurewa 15.4300
37 NA78D/189 Allotment 477-481 Parish of Manurewa 53.5270
38 NA78D/191 Lot 1 Deposited Plan 46409 36.6342
39 NA78D/192 Lot 2 Deposited Plan 46409 36.6089
40 NA78D/193 Allotment 504 Patish of Manurewa 70.4026
41 NA78D/194 Allotment 492 Parish of Manurewa 0.6085
42 NA78D/195 Allotment 508 Parish of Manurewa 36.4260
43 NA78D/196 Allotment 506 Parish of Manurewa 54.6326
44 NA78D/197 Allotment 328 Parish of Manurewa 0.4426
45 NA78D/198 Allotment 470 Parish of Manurewa and Defined On Survey 313.9000
Office Plan 49515
46 NA78D/199 Allotment 505 Parish of Manurewa and Defined On Survey 0.5975
Office Plan 52973
47 NA78D/200 Allotment 469 Parish of Manurewa and Defined On Survey 40.3600
Office Plan 49514
48 NA78D/201 Allotment 494 Parish of Manurewa 2.7290
49 NA78D/202 Allotment 493 Parish of Manurewa and Defined On Survey 1.3673
Office Plan 49184
50 NA78D/203 Allotment 182-185 Parish of Manurewa 60.2981
51 NA78D/204 Allotment 497 Parish of Manurewa 0.4047
52 NA78D/205 Part Lot 1 Deposited Plan 13104 19.6273
53 NA78D/206 Allotment 543 Parish of Manurewa and Defined On Survey 0.3792
Office Plan 53644
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16.

17.

18.

19.

20.

Table 1. AIA — Certificate Of Title Schedule - Continued

CT Ref # Title Appellation Area - Ha

54 NA78D/207 Allotment 565 Parish of Manurewa and Defined On Survey 54.2300
Office Plan 60283

55 NA78D/208 Allotment 561 Parish of Manurewa 19.8400
56 NA798/163 Lot 1 Deposited Plan 31279 1.4460
57 NA82C/672 Part Lot 2 Deposited Plan 111094 37.6418
58 NA8G67/2 Lot 7 Deposited Plan 24346 22.3083
59 NA902/21 Lot 8 Deposited Plan 24346 43.7060
60 NA950/9 Lot 196 Deposited Plan 18037 0.0825
61 NA97D/261 Lot 1 Deposited Plan 162130 0.6984
62 NA985/62 Lot 1 Deposited Plan 28940 38.5463

Total 1,551.8209

We note that there are numerous encumbrances registered against the differing
Certificates of Title. The effect of these encumbrances has explicitly been accounted for

in this valuation.

As requested we have not attached copies of the Certificates of Title however they are

held on file and are available for reference if required.

On review of AIA reports / documentation we note that there is a small discrepancy in
our respective assessments of the land area. AIA documentation indicates a total land
area of 1,552.7 hectares. We have queried this with AIA and as of writing this report we

have not received confirmation as to the correct land area.

For valuation purposes we have ignored these differences and adopted a total land area
of 1,551.8209ha and a comparable MVAU land area of 1,109.0 hectares. The balance
land (as advised by AIA) encompasses existing commercial land that is either rented and

leased or held for future development.

In accordance with the MVAU methodology this valuation assessment excludes all
partial interests that AIA may have granted or hold in leases (ground plus land and

buildings) with the airport.
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2.3
21.

22.

23.

24.

25.

26.

27.

28.

29.

RESOURCE MANAGEMENT & ZONING

AIA land is located within the territorial limits of the Auckland Council, and is governed
by the Auckland Council District Plan (Operative Manukau Section), first made
operative in October 2002.

Our review of Auckland Council documentation indicates the majority of AIA land is
within the Airport Activities Zone, with a small portion zoned Mangere Puhinui Rural

and Mangare Puhinui Heritage.

Designation 231 extends over the majority of the airport land and is divided into two
areas — Area A which covers the majority of the airport land to the south, and Area B
which covers a smaller northern portion. This designation provides for a wide range of

airport related activities which are essential for the provision of airport related services.

Area B to the north allows for a wider range of activities including commercial, retail
and recreational activities which are not provided for in Area A. Airport operations are
recognized in the plan as being significant for the region and the country as a whole.

Residential development is generally a non complying activity within this zone.

Development controls within the Airport zone govern hours of operation, noise discharge
levels, runway operations, various building height limitations, the storage of hazardous

substances, and coastal protection measures.

The majority of the AIA land is subject to Proposed Plan Change 13 and 14. These
Proposed Plan Changes sought to include the AIA land within the Metropolitan Urban
Limit and to rezone the airports rural land to Airport Activities. WE understand that
all appeals to the Proposed Plan Changes have been resolved and that they will become

operative in the near future.

In discussions with council we understand that that there may be some contamination
affecting certain sites within the AIA complex. As discussed we have not undertaken a
geotechnical or environmental audit of the land, and in accordance with Commerce
Commission Decision 709 have excluded the impact of any contamination and

remediation in the MVAU valuation.

Please note that we have not searched council records nor compiled a list for Resource
Consents that support the development of the property in its existing use. Furthermore
we have not carried out a survey of the property and assume no responsibility in

connection to such matters.

Full copies of the planning documentation as they affect the AIA complex are held on

file, and are available if required.
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3.0 VALUATION OF MVAU LAND
3.1 METHODOLOGY

30. This valuation has been prepared in accordance with the Commerce Commaission
Decision 709, entitled “Commerce Act (Specified Airport Services Input Methodologies)
Determination 2010.” Schedule A to Decision 709 sets out the mandatory requirements
for a valuer to apply when undertaking a valuation of land held by an airport for

specified airport purposes.

31. In summary land valuations are required to be performed as if the specified airport land
were to be put to its Highest and Best Alternative Use (HBAU). This is termed Market
Value in the Alternative Use (MVAU).

32. The key concept of MVAU, is that it reflects the most probable use of airport land, other
than for the supply of specified airport services, or a use that is influenced by specified
airport services, which is physically possible, appropriately justified, legally permissible,

financially feasible, and results in the highest valuation of the land in question.

33. Section A10 of Decision 709 sets out the mandatory valuation steps that valuers must
follow when carrying out an MVAU valuation. The mandatory valuation steps are

summarised in Table 2.

Table 2. A10 — Valuation Steps

Valuation Steps - A10

@) Schedule land to be included in MVAU
(b) Confirm ownership, tenure and aggregated land area
(c) Determine existing zoning and likely zoning of the land for the HBAU

(d) Consider and determine the HBAU, which must be -
- Physically possible
- Appropriately justified
- Legally permissible and

- Financially feasible
(e) Consider resource management requirements, amenities in the area and access to services

® For notional subdivision / residual value approaches

- Prepare aland development plan (in conjunction with a planner where considered necessary by the valuer).
This should demonstrate the valuers view of the likely HBAU development of the land, and provide

evidence for the assessment of inputs into the notional subdivision / residual value approaches;

- Determine market demand for the proposed development and the time period for the sale or realisation of

the developed land in a notional subdivision or development;

Property Advisory Ltd 8
BARNZ03 - MVAU Land Valuation - Auckland Airport
March 2013



3.2
34.

35.

36.

37.

38.

39.

Table 2. A10 — Valuation Steps - Continued

Valuation Steps - A10

- Determine the direct costs of developing the land, including roading, supply of services, legal, sales costs etc;

- Determine any indirect costs of developing the land, including developers holding costs etc;

(=) Undertake market research and obtain comparable sales information to support the alternate land uses including
both block sales and developed land sales if both a direct sales comparison and notional subdivision / residual

value approaches are to be used;

() Apply suitable adjusted market evidence to airport land as required and taking account of whether a direct sales

comparison and notional subdivision / residual value approaches are to be used;
@) Reconcile the results of the valuation approaches used and determine a final value for the HBAU; and

G) Prepare a valuation report, incorporating all disclosutes required by the relevant valuation standards.

VALUATION CONSIDERATIONS

In practical terms we have undertaken this MVAU valuation in a way that is consistent
with the valuation of other development land, ie; we have analysed and considered the
prevailing market conditions of supply and demand, population and employment
projections, plus cost and required developer returns, as they relate to the subject and

comparable development land.

In accordance with standard valuation practice it is preferable to assess the value of the
identified assets on the basis of comparable sales. Unfortunately however in this
instance due to the scale, location and strategic nature of the proposed development,
there is a paucity of comparable block sales evidence from which to accurately assess its

value.

We have therefore used the hypothetical subdivision analysis and discounted cash flow
approach as the primary method to assess the MVAU value of the AIA land.

The discounted cash flow approach simulates the subdivision and on-sale of land, taking
into account all costs associated with the development and sale of lots, including a
return to the purchaser for risk and other holding costs. The net present value of the
free cash flows represents the price that a prudent purchaser would be prepared to pay

for the subject land in its present state (block value).

In undertaking the hypothetical subdivision analysis we have taken professional

planning and market supply and demand advice from ZPS and ME. As discussed in
Section 4 below under the “Highest & Best Alternative Use” assessment, the airport
complex has been hypothetically split into ten villages and one residual commercial

precinct.

Due to the scale of the property we have used a discounted cash flow valuation approach
to assess a “baseline” market value for one village precinct. The value benchmarks ($ per

lot) from this “baseline” assessment have then been applied to the remaining village

Property Advisory Ltd 9
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40.

41.

4.0
42.

4.1
43.

4.2
44.

45.

46.

precincts. To account for differences in village precinct aspect, density, yield and
projected sell down periods, adjustments have been applied to the “baseline” value

benchmarks.

As a cross check to the discounted cash flow valuation the block values have been

benchmarked against market evidence of block land.

The summation value of the component village precincts less planning and rezoning

costs reflects the estimated current market value of the MVAU block value.

DETAILED MVAU VALUATION

This MVAU valuation follows the steps outlined in Section A10 of Decision 709 (see
Table 2 above).

(A) & (B) ATAL LAND HOLDINGS
In accordance with Section 2.2 above we have adopted an MVAU land area of 1,109.0

hectares.

(C) & (D) HIGHEST & BEST ALTERNATIVE USE ASSESSMENT

Independent planners ZPS were commissioned to assess the HBAU for the AIA land
holding. In accordance with Commerce Commission guidelines (to determine what is
physically possible, appropriately justified and legally permissible on the AIA land) ME
were engaged to undertake a preliminary assessment of the prevailing market
conditions, and to look at the current and projected catchment extent and market size,

including population and employment projections.

This market size assessment then provided the basis from which the planning experts
(ZPS and ME), calculated the future demand for a range of different land uses that could
be developed on the AIA land.

In discussions with the planning experts we have been advised that the key drivers
influencing the assessment of the HBAU for the AIA land include:

v  In principle the Auckland airport land is an appropriate site for extensive

residential and non residential development.

v  The adjoining undeveloped areas to the west and south of Mangere through to
Wiri would have been developed for urban uses were it not for the presence of
the airport, the Mangere Wastewater Treatment Plant and the Wiri Oil
Storage terminal.

v  ME conclude that the site would allow for a logical extension of the urban
residential area with good proximity to SH20 and the metropolitan centre of
Manukau.

v Household and population growth projections prepared by Auckland Council
anticipate growth of 400,000 households in the Auckland Region between 2012
and 2041, at an average of 14,000 per annum. Council expect 15% of this
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growth to happen over the first 10 (10,000 per annum) years, with the

strongest rate of growth between 2022 and 2031, at an annual average of

19,000 households per annum. Council also estimate that the southern area of
the region will accommodate growth of 145,000 households until 2041 (70,000

in the urban area and 75,000 in the non-urban area).

47. On the basis of this analysis, Tables 3 and 4 schedules the planning experts’ assessment
of the HBAU land use allocation for the AIA land.
Table 3. ZPS & ME — HBAU Land Use Allocation (ha)
Description Gross Land Area Net Land Area -Amount Of Activity
Commercial Residential Total | Commercial Residential Total
Base Residential 641.2 641.2 477.7 477.7
Non-Centre’s Based Commercial 9.4 9.4 7.0 7.0
Centre’s Based Commercial 26.0 26.0 19.3 19.3
School’s 483 48.3 439 439
Open Space & Arterial Roading 152.7 152.7
Seabed 231.7 231.7
TOTAL AIA 83.6 6412 1,109.2 70.2 4717 932.3
Table 4. ZPS & ME — HBAU Land Use Activity Allocation
Description Amount Of Activity
Commercial Floor Residential Population  Dwelling Density /
Space (GFA m?) Dwellings ha
Base Residential 16,030 40,075 25
Non-Centres Based Commercial 36,430
Centres Based Commercial 67,700
Schools 73,720
Open Space & Arterial Roading
Seabed
TOTAL AIA 177,850 16,030 40,075 25
48. A copy of the ME and ZPS reports detailing the HBAU of the AIA land are attached as
Appendices I and II to this report.
Property Advisory Ltd
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4.3 (E) RESOURCE MANAGEMENT / AMENITIES / DEVELOPMENT MIX

49. In accordance with sound development practices it is anticipated that the HBAU

development of the AIA land would be undertaken in an integrated and comprehensive

manner.

50. The HBAU structure plan / land use allocation prepared by the planning experts

proposes to develop an integrated mixed density residential community that offers a

high level of amenity, quality community assets, usable green space areas, with

commercial, schooling and retail centre activities.

51. Environmental outcomes anticipated include:

v  An urban form which creates a sense of place and encourages a community to
develop.

v A safe, comfortable and healthy living environment.

v  Integration of the roads within the new neighborhood area with existing
arterial roads and public transport routes.

v  Anintegrated road network that supports effective and efficient public
transport.

v  An efficient and effective cycle and pedestrian network that connects with
existing and potential facilities.

v  Provision of a network of open spaces integrated with cycle and pedestrian
facilities.

v  Opportunities for a wide variety of residential development forms of low,
medium and high residential densities.

v  Medium density development offering housing located in conjunction with a
core of community facilities and having ready access to public transport.

v  Medium density buildings which relate well to each other and to adjoining
public and private open space.

v A development that meets City Plan policies to achieve an overall increase in
residential density, urban consolidation and a compact urban form.

v Provisions to enable neighborhood retail, community, or medical facilities to be
located within walkable distance of any part of the zone, or be within walkable
distance of a bus stop within the zone.

v  Provision of neighborhood shopping facilities.

v  Provision of community footprint and business facilities.

v A sustainable storm water disposal system integrated with open space,
reserves, pedestrian and cycle facilities.
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52.

53.

54.

55.

56.

57.

58.

v  The establishment of an overall development concept that provides a defined

basis for integrated development of this area.

v  Protection of groundwater resource from contamination.

Based on the HBAU structure plan, approximately 16,030 residential dwellings,
104,130m? of net useable commercial space (GFA — Non Centres and Centres based
commercial space — Table 4), and 13 schools will be hypothetically developed on the
1,109.2 hectare property.

We have been advised by ZPS that it will take between 1.5 to 2 years to obtain the
necessary approvals (plan change to convert Airport zone to a Residential zone), to allow

the mixed density residential development to occur on the AIA land.

As part of the plan change process ME note there is the possibility that Auckland
Council may attempt to stage any HBAU development on the AIA in order to mitigate
adverse effects on other initiatives outlined in the plan. However, given that the airport
land is located within the ‘Southern Initiative’ zone and can provide for a large tract of
residential development in a market that requires capacity for this land use, this may

provide support to any Plan Change applications.

ZPS have advised us that it will cost approximately $2.5m to undertake the private plan
change. Further from a time perspective once the planning approvals have been
obtained it would take approximately 1 year to finalise the design and install all

earthworks and infrastructure (water, utilities etc), before titles are able to be issued.

Consistent with AIA’s planning experts; ZPS recommend that the logical development of

the MVAU land would follow a series of residential village precincts.

For valuation purposes and subject to changes in the land use allocations ZPS have

adopted the Common Ground “Indicative Structure Plan.”

A copy of the HBAU Indicative Structure Plan is detailed in Figure 3 on the following
page.
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Figure 3. ZPS / ME - Indicative HBAU Structure Plan For AIA Land
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4.4
59.

60.

61.

4.4.1
62.

63.

(F) & (G) VALUATION INPUTS - NOTIONAL SUBDIVISION APPROACH

As detailed in Section 3.2 above due to the scale, location and strategic nature of the
proposed HBAU development of the AIA land, there is a paucity of comparable sales
evidence from which to accurately assess the block value of the property on a MVAU
basis. We have therefore used the hypothetical subdivision analysis and discounted cash
flow approach as the primary method to assess the MVAU of the AIA land.

Under the hypothetical subdivision valuation approach we have calculated a “baseline”
market value for one village precinct (Puhinui Village being approximately 120.9 ha).
The value benchmarks ($ / dwelling typology / lot) from this “baseline” assessment have
then been applied to the remaining village precincts. To account for differences in village
precinct aspect, density, yield and projected sell down periods, adjustments have been

applied to the “baseline” value benchmarks.

In accordance with standard valuation practice the key inputs to the discounted cash
flow approach include:

v  Development of a hypothetical development plan,

v  Estimation of gross realisations of individual allotments,

v  Determination of appropriate realisation periods / market absorption,

v Calculation of development costs, and

v  Assessment of an appropriate discount rate.

HYPOTHETICAL DEVELOPMENT PLAN
In accordance with advice received from ZPS we have adopted the notional HBAU

structure plan and land use allocation as detailed in Section 4.2 above.

The HBAU land use activity by type and precinct is scheduled in Table 5 on the
following page.
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Table 5. HBAU Land Area By Activity Type & Precinct (Ha)

Puhinui Village 120.9 28.2 92.7 14 11.0 80.3
Waterfront Village 87.6 22.3 65.3 2.0 63.3
Wiroa Village 25.3 6.6 18.7 18.7
Urban Centre 89.0 20.4 68.6 4.2 6.2 58.1
Marine Village 30.8 7.5 233 2.0 21.3
Urban Village 733 18.5 54.8 2.0 52.8
Golf Village 28.2 6.8 21.4 2.0 19.4
Harbour Edge 184.5 46.0 138.5 1.4 6.0 131.1
Eastern Centre Gateway 30.2 7.3 22.9 2.0 20.9
Productive Village 18.0 4.2 13.8 2.0 11.8
Other Commercial 37.0 9.0 28.0 13.0 15.0

Totals 724.8 176.9 547.9 7.0 19.2 44.0 477.7

Net Land Area (NLA)

64. In accordance with planning advice the residential areas have been further apportioned
by dwelling typology (detached, urban houses, semi-detached, terraced, and apartments)

within each precinct. The average lots sizes adopted in this HBAU analysis include:
v  Detached — 600m?
v  Urban House — 400m?
v  Semi-Detached — 300m?
v  Terraced — 200m?

v  Apartments — 125m?

65. On the basis of discussions with local industry participants and planning experts the
land use allocation for apartments has been further split to allow for high density
retirement living. In this analysis we have allowed for 2 x 6 hectare retirement villages
to be developed. These units may encompass a combination of independent living units,
apartments, and care beds.

66. On the basis of a total residential capacity of 16,030 households (25 dwellings per
hectare), the adopted dwelling yield by housing typology and precinct are summarised in
Table 6 on the following page.
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Table 6. HBAU Residential Land Area - Dwelling Yield By Housing Typology & Precinct

Puhinui Village 30.0% 401 30.0% 602 25.0% 669 5.0% 201 2.5% 161 7.5% 482 2,516 23
Waterfront Village 15.0% 158 20.0% 317 30.0% 633 30.0% 950 5.0% 253 0.0% 0 2,312 27
Wiroa Village 50.0% 156 40.0% 187 10.0% 62 0.0% 0 0.0% 0 0.0% 0 406 16
Utban Centre 0.0% 0 0.0% 0 30.0% 581 49.4% 1,434 10.7% 495 10.0% 465 2,976 38
Marine Village 0.0% 0 20.0% 107 45.0% 320 30.0% 320 5.0% 85 0.0% 0 831 29
Urban Village 20.0% 176 30.0% 396 30.0% 528 15.0% 396 5.0% 211 0.0% 0 1,706 24
Golf Village 15.0% 48 15.0% 73 20.0% 129 35.0% 339 15.0% 233 0.0% 0 822 32
Harbour Edge 30.0% 655 40.0% 1,311 20.0% 874 5.0% 328 5.0% 524 0.0% 0 3,091 21
Eastern Centre Gateway 40.0% 139 25.0% 130 35.0% 243 0.0% 0 0.0% 0 0.0% 0 513 18
Productive Village 50.0% 99 40.0% 118 10.0% 39 0.0% 0 0.0% 0 0.0% 0 257 16
Other Commercial 0 0 0 0 0 0 0

Totals 1,833 3,240 4,079 3,968 1,962 947 16,030 25
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4.4.2 GROSS REALISATIONS

67. In assessing the gross realisations under the HBAU structure plan we have researched

and analysed sales in greater Auckland, liaised with local industry participants, and have

had regard to the current residential, business and retail markets.

68. On the basis of our comparable sales analysis contained in Appendix III to this report we

have adopted the following “baseline” gross realisations for the Puhinui Village.

Table 7. HBAU — Gross Realisations — Puhinui Village

Land Use Allocation

Gross Realisations

Dwelling Type

(@) Detached

(b) Urban House

(c) Semi-Detached

(d) Terraced

(e) Apartments
Commercial
Retitement Village / Apattments
Education

Other — Roads / Reserves

$350,000 / lot inc GST
$280,000 / lot inc GST
$250,000 / lot inc GST
$185,000 / lot inc GST
$80,000 / lot inc GST
$400/m? plus GST
$200 / m? plus GST
$200 / m? plus GST

nil

69. We note that no value has been ascribed to 152.7 hectares of land identified for open

space reserves and arterial roading, or the 231.7 hectares of seabed. The value of these

land assets is implicitly included in the value of other AIA land (the Village precincts),

under the HBAU valuation construct.

70. Our research indicates that over the medium to long term that land values / median
section prices have typically increased at a rate in excess of the rate of general CPI
inflation. Consistent with our analysis of comparable block sales we have applied an

appreciation factor to the base gross realisation scheduled in Table 7.

71. Our analysis of historical land / residential section appreciation in greater Auckland

relative to the general CPI is illustrated in Figure 4.
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Figure 4. Land Value Appreciation Analysis — Auckland Median Section Price v CPI Index
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72. Converting this analysis into a tabular format indicates that median section prices in
Auckland have increased at an annual rate of approximately 8.78% over the last 10 years,

whilst the CPI has increased a rate of 2.82% per annum.

Table 8. Average Land Appreciation Analysis - Median Section Price v CPI Index

Syr Average 3.10% 1.41% 2.55%
10yr Average 8.78% 7.82% 2.82%
73. Due to the current market environment we have adopted a conservative land appreciation

/ growth rate across all land classes of 2.5% per annum.
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4.4.3 REALISATION PERIOD

74. Preliminary analysis on the commercial realities of developing an integrated residential

and commercial community on the AIA land has been carried out by ME and ZPS.
75. Key demand and timing recommendations are summarised as follows:

v It will take between 1.5 to 2 years to obtain the necessary approvals (plan

change to convert Airport zone to a Residential zone).

v Residential sections (and therefore household growth) will develop at the annual

average of 800 households.

v On the assumption that approximately 10,000 new dwelling are required every
year to meet population growth it is envisaged that the hypothetical

development of the AIA land could obtain a 8% regional market share.

v It is estimated that 13 schools will be required as part of the integrated
development - 9 primary, 2 intermediate, and 2 secondary schools. Schools will

need to be provided to attract residents.

v Centres-based retail and office space will be provided commensurate with

population growth.

v  Itis envisaged that land for 2 retirement villages will be sold in a block state

with base roading and services to the boundary.

76. As a cross check to this analysis, in a residential context we have analysed Statistics New
Zealand building consent data to establish historical absorption rates. A summary of this

analysis is detailed in Table 9 on the following page.

717. Analysis of Table 9 indicates that over the last ten years there were an average of 6,520
residential dwellings per annum consented in the Auckland Region. As with section sales,
we note a high level of activity through the early to mid 2000’s, before a decrease in

activity due to the global financial crisis.

78. Currently it is well recognised that there is a significant undersupply of houses in the
Auckland Region.
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Table 9. Statistics New Zealand — Auckland Building Consent Data — Residential Dwellings

Year Rodney North Waitakere Auckland Manukau Papakura Franklin = Total Auckland
District  Shore City City City City District District District
2000 812 1,268 1,316 2,077 1,797 275 354 7,899
2001 773 1,162 1,177 2,422 2,194 152 310 8,190
2002 1,239 1,662 1,537 4,578 2,496 305 463 12,280
2003 1,395 1,317 1,542 3,536 2,724 310 610 11,434
2004 1,163 1,304 1,025 5,622 2,146 267 760 12,287
2005 1,021 1,017 777 2,280 1,863 333 542 7,833
2006 821 1,244 843 1,873 1,698 239 623 7,34
2007 727 1,049 697 1,747 1,198 126 745 6,289
2008 717 430 608 1,438 715 163 349 4,420
2009 604 549 514 916 541 199 234 3,557
2010 599 569 443 897 623 260 290 3,681
2011 598 603 414 1,172 657 191 137 3,772
2012 901 545 554 1,246 746 358 231 4,581
Totals 11,370 12,719 11,447 29,804 19,398 3,178 5,648 93,564
Syr Average 684 539 507 1,134 656 234 248 4,002
10yr Average 855 863 742 2,073 1,291 245 452 6,520
79. In cross check on the supply side equation we usually review vacant land survey data

collected by the Local Authority. We have been in discussions with Local Authorities and
have requested this information, however as of writing this report this data has not been

provided to us.

80. In summary based on the available information, we envisage that the demand for vacant
allotments as proposed by ZPS and ME under the HBAU development scenario will
attract approximately 8% of the total demand. This equates to sales of approximately 800

residential allotments per annum.
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4.4.4 DEVELOPMENT COSTS

81.

Development costs include:

v Construction Costs ,

v  Resource Management / Consenting Costs,

v  Local Authority Fees / Development Contributions,
v Marketing / Legal Costs,

v  Local Authority Rates, and

v  Management.

CONSTRUCTION COSTS

82.

83.

84.

85.

We understand that due to timing constraints BARNZ have been unable to employ the
services of a quantity surveyor to prepare detailed construction cost estimates for the
hypothetical subdivision of the AIA land.

For valuation purposes we have therefore had to estimate the HBAU construction costs
with reference to industry benchmarks and valuer observed development costs for other

land developments.

To confirm or otherwise these cost estimates we recommend that a quantity surveyor be
engaged to prepare detailed costings. We reserve the right to amend our assessment if the

resultant costs differ materially from our cost estimates.

Our estimate of aggregated average development costs includes all civil, earthworks,
development contributions, local authority rates, plus a 10% contingency margin, and are
summarised as follows:

v Residential lots - $65,000.

v Commercial land - $57 / m2.

v  Retirement Village land - $57 / m?

v Education land - $40 / m2.

v  Average rate - $1,164,000 / hectare.

RESOURCE MANAGEMENT / CONSENTING COSTS

86. We have been advised by ZPS that it would take between 18 and 24 months and cost
approximately $2,500,000, to obtain the necessary approvals (plan change to convert
Airport Precinct zone to a Residential zone), to allow the mixed density residential
development to occur on the AIA land.
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MARKETING / LEGAL COSTS
87. Selling costs have been calculated on the basis of a 2.0% commission, plus a marketing

allowance equaling 1% of the gross realisation.

88. Legal costs of preparing sale and purchase agreements and conveyancing have been set at

$1,000 per dwelling unit.

MANAGEMENT

89. A project management allowance has been assessed on a precinct basis. In the baseline

assessment for Puhinui Village management costs have been set at $350,000 per annum.
LOCAL AUTHORITY FEES / DEVELOPMENT CONTRIBUTIONS
90. Development contributions have been set at $9,750 per residential dwelling allotment.

LOCAL AUTHORITY RATES

91. A project management allowance has been assessed on a precinct basis. In the baseline

assessment for Puhinui Village Local Authority rates have been assessed at $250,000 per

annum.
SEA WALL
92. On inspection we identified a number of sea walls fronting Manukau Harbor, which have

been developed to protect the airport complex from erosion and support aircraft
movements. These protection assets are located on AIA land and are currently
maintained by AIA.

93. We have assumed for HBAU valuation purposes that these structures will either
redeveloped as beaches or maintained as a seawalls and vested to the Local Authority as
public reserve, at no cost.

4.4.5 DISCOUNT RATE SELECTION

94. The discount rate reflects the annualised rate of return that an investor would require
from undertaking the proposed development. In practical terms profit and risk margins
analysed from comparable transactions fluctuate relative to the following factors:

v The size and scale of the development,

v The potential development mix,

v  The complexity of design and marketability,

v The consent-ability and level of planning risk involved,

v  The state of the market and effective competition,

v  The availability and security of investment,

v Comparative returns available from other investments,

v  Expectations surrounding future capital appreciation, and

v The weight of capital employed in the development.
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95. In summary the greater the risk being carried by the developer, the greater the required
return / profit and risk allowance.

96. Due to the unique nature and scale of the proposed HBAU development there is little
transactional evidence from which direct comparisons can be made. Our analysis of
smaller urban development land transactions indicates that the required return / profit
and risk allowances range from 10% to 40% of outlay. This has increased in recent years
as the global financial crisis has put pressure on property values and reduced funding
liquidity.

97. On the basis of analysis of urban development land transactions and discussions with
major property developers, we have assessed the pre-tax nominal discount rate to be 27%.

4.5 (H) & (I) MVAU - DiSCOUNTED CASH FLOW VALUATION

98. As discussed above the discounted cash flow approach simulates the subdivision and on-
sale of land, taking into account all costs associated with the development and sale of lots,
including a return to the purchaser for risk and other holding costs. The net present value
of the free cash flows represents the price that a prudent purchaser would be prepared to
pay for the subject land in its present state.

99. Under the hypothetical subdivision valuation approach we have calculated a “baseline”
market value for one village precinct (Puhinui Village being approximately 120.9 ha), and
then applied the value benchmarks ($ / dwelling typology / lot) from this “baseline”
assessment to the remaining village precincts.

100. To account for differences in village precinct aspect, density, yield and projected sell down
periods, adjustments have been applied to the “baseline” value benchmarks.

101. A summary of the key inputs adopted in the MVAU valuation of the “baseline” Puhinui
Village land are contained in Table 10.

Table 10. Baseline MVAU Development Inputs — Puhinui Village
Description Totals
Revenue

Detached - 401 lots @ 600m? 157,348,685
Urban House - 602 lots @ 400m? 188,818,422
Semi Detached - 669 lots @ 300m? 186,971,142
Terraced - 201 lots @ 200m? 41,585,010
Apartments - 161 lots @ 125m? 14,386,165
Retirement Apt. — 60,218m? @ 200/m? 12,970,423
Commercial — 14,006m? @ 400/m? 5,961,701
Education — 110,000m? @ 200/m? 24,285,549
Total Revenue - Base 632,327,098
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Table 10. Baseline MVAU Development Inputs — Puhinui Village - Continued

Expenses
Legal & Sales Expenses 21,003,832
GST 76,840,360
Development Expenses 153,483,557
Total Expenses - Base 251,327,749
Variables
Pre-Tax Nominal Required Rate of Return 27.00%
Land Appreciation Rate 2.50%
Development Cost Escalation Factor 2.50%
Development Period 9 Years

102. Having regard to the above inputs we have assessed the “baseline” value of the 120.9

hectare Puhinui Village land to be $147,900,000, plus GST.

103. The value benchmarks (by land use and dwelling typology) that have been applied to the

other nine village precincts within the airport complex, have been calculated by

multiplying the “baseline” value of the Puhinui Village by their gross realisation

percentage, and then dividing this figure by either land area or the number residential

lots.

104. The allocation of the “baseline” Puhinui Village valuation and resulting value

benchmarks are summarised in Table 11.

Table 11. “Baseline” Land Value Apportionment — Adopted Benchmark Values ($ / lot & $ / m?)

Detached - 401 lots @ 600m? 136,824,944 24.63% 36,430,049 90,746 / lot
Utrban House - 602 lots @ 400m? 164,189,932 29.56% 43,716,059 72,597 / lot
Semi Detached - 669 lots @ 300m? 162,583,602 29.27% 43,288,369 64,698 / lot
Terraced - 201 lots @ 200m? 36,160,878 6.51% 9,627,942 47,966 / lot
Apartments - 161 lots @ 125m? 12,509,709 2.25% 3,330,747 20,742 / lot
Retirement Apt. — 60,218m? @ 200/m? 12,970,423 2.33% 3,453,414 57 / m?
Commercial — 14,006m? @ 400/m? 5,961,701 1.07% 1,587,321 113 / m?
Education — 110,000m? @ 200/m? 24,285,549 4.37% 6,466,100 59 / m?
Total Revenue - Base 555,486,738 100.00% 147,900,000

$ / Potential Residential Lot 58,650
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$ Per hectare 1,223,325

105. As part of this valuation adjustments have been made to the “baseline” value benchmarks
to reflect aspect, density, and yield etc; plus projected sell down periods and a one off

$2.5m adjustment for consenting costs.

106. Table 12 on the following page summarises the MVAU valuation of the AIA land by
Village precinct.
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Table 12.

MVAU - Summation Valuation By Precinct

Puhinui Village (Base) 120.9 0% 2,516 23 12.4 2 1/07/2013 147,900,000 1,223,325 122,231,405 1,011,012
Waterfront Village 87.6 5% 2312 27 2.0 2 1/07/2013 136,811,709 1,561,778 113,067,528 1,290,725
Wiroa Village 253 50% 406 16 0.0 6 1/07/2017 47,680,902 1,884,621 26,914,626 1,063,819
Utban Centre 89.0 0% 2,976 38 10.5 6 1/07/2017 131,853,470 1,481,500 74,427,846 836,268
Marine Village 30.8 15% 831 29 2.0 11 1/07/2022 53,524,531 1,737,809 18,760,022 609,092
Urban Village 73.3 0% 1,706 24 2.0 12 1/07/2023 103,358,043 1,410,069 32,933,058 449,291
Golf Village 28.2 30% 822 32 2.0 14 1/07/2025 52,056,798 1,845,986 13,708,182 486,106
Harbour Edge 184.5 0% 3,691 21 74 15 1/07/2026 242,833,992 1,316,173 58,132,527 315,081
Eastern Centre Gateway 30.2 20% 513 18 2.0 20 1/07/2031 46,589,225 1,542,690 6,925,191 229,311
Productive Village 18.0 20% 257 16 2.0 21 1/07/2032 25,298,799 1,405,489 3,418,641 189,925
Other Commercial 37.0 0% 0 0 28.0 1/07/2011 23,514,423 635,525 23,514,423 635,525
Open Space & Arterial
Roading 152.7
Seabed 2317
Totals 1,109.2 16,030 25 70 136,811,709 1,561,778 113,067,528 1,290,725
Less Consenting Costs 2,500,000
MVAU Estimate 491,533,450 678,164
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107.

108.

109.

110.

111.

112.

113.

In assessing the MVAU land value of the AIA complex we have followed the guidelines
put forward by the Commerce Commission in Decision 709 and taken professional
advice from planners and market economists. In addition we have liaised with the Local
Authority and major industry participants to arrive at an independent assessment of the
HBAU of the AIA complex.

This valuation has also been undertaken in accordance with the Commerce

Commission’s requirements for the conduct of expert witnesses.

As part of this MVAU valuation we have analysed and considered the prevailing market
conditions of supply and demand, population and employment projections, plus cost and
required developer returns as they relate to the subject and comparable development
land.

In accordance with standard valuation practice it is preferable to assess the value of the
identified assets on the basis of comparable sales. Unfortunately however in this
instance due to the scale, location and strategic nature of the proposed AIA
development, there is a paucity of comparable sales evidence. We have therefore used
the hypothetical subdivision analysis and discounted cash flow approach as the primary
method to assess the MVAU value of the AIA land.

On the basis of the available information it is our opinion that the MVAU of the 1,109.2
hectare AIA property as at 30 June 2011 was:

Four Hundred & Ninety One Million Five Hundred Thousand Dollars
(Plus GST if any)

$491,500,000

Table 13 apportions the MVAU valuation within the AIA property.

Table 13. MVAU Apportionment — AIA Land

Description Gross Area ha MVAU Value $/Ha
Estimate $

Precinct Land 724.8 $491,500,000 $678,118
Open Space & Arterial Roading 152.7 $0 $0

Seabed 231.7 $0 $0

Total 1,109.2 $491,500,000 $443,112

We refer you to Appendix IV and V which contains our detailed discounted cash flow

worksheets and our standard valuation policies upon which this assessment is based.
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5.0 COMPLIANCE STATEMENT & DISCLOSURES

v

This valuation has been prepared having regard to the High Court Code of Conduct
for preparation of expert evidence, plus International Valuation Standard 3 of the
Australia and New Zealand Valuation and Property Standards . We confirm the

following:

To the best of our knowledge the statements of fact presented in this report are

correct,

The analysis and conclusions in the report are limited only by the reported

assumptions and conditions,

Property Advisory Ltd has no direct pecuniary or other interest in the property

being valued,
Our fee is not contingent upon any aspect of the report,

The valuation has been prepared in accordance with the Property Institute of New
Zealand / New Zealand Institute of Valuers Code of Ethics, Rules of Conduct and

Valuation Standards,

The Valuer has satisfied professional education requirements,

The Valuer has experience in the location and category of the property being valued,
The Valuer has made a personal inspection of the property;

No one, except those specified in the report, has provided professional assistance in

preparing the report.

114. If you have any queries regarding this assessment please do not hesitate to contact us.

Yours faithfully

Property Advisory Ltd
K D Smith
B.Com VPM, MNZPI
Registered Valuer
Director
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Attachment I

Market Economic Report

Auckland Airport
Alternative Use Scenario Review

“Property AdvVisory

Property Advisory Ltd
BARNZ03 - MVAU Land Valuation - Auckland Airport
March 2013

30



uolleRuasa) P Ja 1mod
Pljea B € s1u3 2d500e 20U 0p 9M J04BIRYR PUB 1By BINAS SE 4INS 5211030 [IErR) hmr_u"o pue
IwswAoidun 10j ggo s, pueypny o1 Ajjuxosd se §jam se ‘(1ng Sussq arem sasnoy ﬁf sy
w3 2ys 3e Sunaye siyd Joy [epusjed ayy Jo) Suus)io SIY) AQ PRIUBYUS BTG Jney F:o?
SUORISS S Jo AJjIgEIaNIeW DY "SJUIpPISa) IS0y 03 Ajudwe apposd op _._u_.ET sus
Auenb 2y Jo S8p3 Y1 UO BNUBSAY LUNT JB S3LIIDE) [RIZIBUHIOD 3Je 15Y] ety WSySiy
01 3YY PINOM 3 SEALE OMI SU] USAMIBG SOUBJAYID Jo Juiod B 3q pinom 18yl pue

e3J2 SPBIIALI0NS SY1 UM SSIDE] eSO Aue 1 USJe 353U Jeyl 1o auled sialjjo) T

:Bujwn o JoyE3IpUl LB SE pasn
Suiaq wawdoaAap spRyau0ls ayl 1noge syuiod 331y SUIMOT[0) SYL 3PEW DARY SISI|I0D "SPIBUSU0IS
e yied 2w uawdopAdp Syl yim uodily S 1B Suondes [eRuspIsal Jo Swwn paydafosd
ay1 ssedwod o1 uciduljjPan A 1B JUSWHORASP SPPYSUOIS Yl PAsn Sm “uodsl TI0Z Jno u

suoneso] o SUILLILL |2y

UDWIAGEASP [ENUSPIS
Jo} papuslul Jou Ajjusund sf eyl 2ale ue Joj yamesg paadks 1o sazeys ySiy ate ssayl mous
12101 Sy §O %TT Amiewnxadde Jo) =120 pinom uejdisiselw asn sjewssye ay) {(esue uegan-uou
U1 UL 0O'SL PUE B3JE UGN SYL U1 00D'0L) THOZ [NUN SPIOYISAOY 000'SHT J0 YIMDE ajepowusadoe
Ji uoid2) Sy JO0 BaJe UISWNOS SUL eyl SPIBWNSA OS|e Ueld SUE  “TEOT _umm 7707 US3IMIa]
mol3 woiday puepany [e10] Jo %1 ARlewmxoidde 1op Junace plnom pue |‘8707 PUE ZZOZ
uaMInq padolpAsp sg 0y pavadke sie (668'0 Ajmiewxoidde) sployasnol Suuielual au] -pouad
18y SuLINp LAM0IF UOIFSY PUBBINY JO %E"6 04 JUNCIZE (1M SILL TTZ0Z PUE 7I07 :wwfun padopaap
3 |1 (STE°6 ARreuM0.dde) SPIoY2SNOY IS0YL JO %t /S 1eY1 PUE (FTE 9T} sployasnoy somap ApySis
Spahe podas seo) 2yl woediy e sSuemp 9z'eT sorediinue uepdssisew QN9D YL

sSuIEemp 000’61 §0 2F8.I9AR |BNULE UB “TE0Z PUB Z20T :Mmiumn 1mou3 Jo
a1e1 15afu0n)s ay) yum ‘{wnuue Jad spjoyasnoy po0‘oT) pouad swil Jeak usy 1s1y3Y1 J9AC uaddey
01 padadxa S| ymoi8 ployasnay e1o) 4o gz Aplewporddy wnute sad QEOGT Jo aSelsae ue
“IF0T PuUB ZT0T U9Miag uoisay pueppny ayl ul sployasnoy o0 00F Jo Lamoas mmw,ma_mu_t._m ue|d YL

“safusieyp Jepwis 38 01 papadxs aq Ued Juswdopasp
vodiry 2y ‘ueld 3] Jo sease Alloud WELMI Syl 3pISING ale Asyl ssnesaq ﬁwﬁvuxm uety 193U}
Bunjey s2e yoym suoneddde sSueyy ue)qd W PSAIGALT AQUILING 218 DA 919|dWoD o”p sJeaf oma 01 dn
321 PINod BB UBLNS U Ul tpiym saesanord aSey) ueld J04 JUNOIE 0} IO Prysnd ag oL padu
pmom uwdo@aap Jog Jesi Juuuigeq ayl 18yl uojuldo Jno s1 1 S5ueyd) ueld B _ow uonedydde Aue
Ul PU3PISU0I 3G 03 paau [pm s3idpuud Surpiesaao ay 1ng ‘veid SIY1 UIINE 189S mu.,)_H_mEQ Ayl woy
Ajuasayip puodsas Aew 130w Ayl “UB[d LISK] Sy 03 saFuey ayew o) uonedldde ue annbal
pIrom 2sn pue] 0] s33uey2 Jofew pue ‘UoFs YL UIULIM LIMDIE JO UCIEPOWIWOIIE 10} SUOITUSIU]
Fuuueld s Jo UORESIPUL 153G SUL S SIYY THOZ 91 16 uoiSas A u mals u_.c_._ww=c_._ paledinue
40 vonnquasip jeneds syy oy ssANIBIGO PAR) WEIY sapiaaid (ueld BYL,) cm_f pueppny syl

uswdolaaaq |ejluapisaY Jo Sulull pue Ayjuenyy

i
"SUDRD3S [BOUBPIS JO Aljigelayew
pue Supun o) spieSal yUM JUDWISSISSE Byl ul paulelucy suofdwinsse Ay 'jo swios noge

e |eneds m.E

uoneayLe BYLIng sapiaosd BNS| SIBIC) YL "ZTOZ AINT J0 swenswn dn Lels SAIEIpU| BY) Aq
10} pamale si uel {siesi sangy Ajslewxordde) sasipe 0) JaSua) aye] pinom sjuswannbas Suluuerd
SUL 1BU} SWISIUOD SB ||9M SB OnSIuIRCo pRISpISUOY SBM LDIYM JUSWdo[PABp SR Jo Sulwn syl
01 1730531 YuM SUIFDU0D PISIEZ 3M WO TTOZ N0 Ul “SSUNPMP 3U3 JO AljigeIsiew pue Sujwp
3y} 3ue JuawdoRARp [ERUSPISS 01 UCHE[SJ Ul UDHUIILOY JO SEDJe LRl 24} “UOREI0| SIp Ul Asn
pue) 2{qeadzode Ue 5 WawdoRaap jeRuLMSa eyl seiued 8 usam)ag SNSURSUCD §] 248Y) 1B} USAID

uawdo[3A3( [PRUIDISDY

MENUEA 3O 2IUR) { uenodonaw,,) [euoiBal-qns Sy pue ABmIojow
(,0THS,.) 07 AemySiH 21215 ay3 03 ANWIXo.d POOS Yim Ba.8 [BRUSIPISII LRGN U3 JO UOISURLE Jed|So|
E 1O} MOJ[E PINOM IS YL DIAYL PRIEI0| 10U M (Uil 9FRI0NS 10 LM PUB JUB|d JUSUDEL]
Jalemarsenn wuedue ‘Wodily 5@ Y S9SN LUEBGUN Jo4 padofPAap SABY RINOM LIIA 0F YSnony aieBSuely
40 3N0S pue 159m 3t 01 padoEAapun ARANEIBJ WEWS1 1Y) SeaUR 31 Jey) Ino Julod ApysSu sieng|
SIBI[0) PUE ANDD YL "91LI0DI 01 3i2m LodIR 35 Ji SANIAIIE [BIIUIPISAI-LOU PUe [2RUSPISaL 10}
sus seudosdde ue ag prom 11 1eY] 32UF 5m pue 2ale paYIpow AjYSiy e Apeauje | pue| 1oday ay

JuaLdoeAag ueqi Joj 91is uodiy 3ul Jo A

ue|d sunpnag sung wodiy ®
Aroede]) [e1IUapISaI-UON 4G STIE WIS ¥4 ®
“DSER(RJ JISL3 JO SUILUL PUB SUOLDDS JO ATIUEND — JuBludo|@Aa(] [RRUDPISSY -
‘Jawdojaasg ueglq Jof 81 Jodiy 343 Jo Ajigening @
S1e s30851 A3y 3y "$3NSSI U1 JO Y223 BUISSNISIP SUDRD3S CJUI PAINII MY
SI pue ‘suaifjo] pue GN9J Aq paiedsid s15118] oM SUI LI PSSIEL SUISIUCT Y1 31 S5UCCER) & sapIacId

J9118| SIY] "SSNSS] 1USWASEURLY DIINOSA) PUB [2UDLWUCIAUD “JIWOUOID IN0GE SIUS1D Jleald pue
Alqnd o1 ampe 3t apaad Auengas am pue ‘Aduelnsuco Juspuadspul UE ST SRUIOU0DT e

'5J2113] 5B Ul panbillix
ST yaiym (TT0Z JRQqueaag) MIlaay 9sn 2ewnly odiy puepony, pajyl podss e pasedsud
Aisnowmaud i "wodary pueppeny 18 5224 Sulpue] LodNE JO M3JASI BUI UO LUOISSIWWOD 32I3WWoY
8U1 01 Spew sey ZNYyg 1Byl Uoissiugns ayl o} uone(ad ul pasedaid aaey s.yod pue (,anoo,}
udisag ueqJn puncI9 UOWIWEY 1B SD5U0SIL YT MIAB] 01 passe usaq sey [ AW,) [eneds I

BUNSLY JBSQ

SJUBISSISSY PUNOID UOMLIOY) PUE SIS0 JO MIIASY 35 S1BUISIY Lodily pUepPnyY 3y
EI0T YMEW TT

(so1511Bg) JBdo0) BUSLY tUCHUSTY

pueppny

6/27%08 Od
{ou]) puejesz mapN seaneiuassudsy surpy Jo paeog

31

Property Advisory Ltd

BARNZO03 - MVAU Land Valuation - Auckland Airport

March 2013



@ jepeds ® E

,
sesTiwed S[ESS|OYM PUE SUCIHEIS BIIAISS SLIOOIMOYS ‘[TEgRl 'Sa0140 ‘58 8Bl SIA0W “Seiqi|i3ey s}0ds Saiyiney suespiyd

] I0RJ ‘53YRINYD SASISNUN ‘SaMmEsU] [EAUYD ‘s|ooyos “sjlendsoy Sa0uad [eljpaul ‘uoHepowWLLCoIe

JOYISIA fSERJR SS3Y U] PAYILLIG 3¢ PINGM 3L SIIARIL JO $3R) U J0 SBidILIEXa Bulmoling U} SPIACIA SIRYIE] PUE ANBD
i

-22edSIC0) [BIIUSPISI-LOY [GRUIBISNS JO [PAI] UL PALEIS-IAA0 ARUEIIUSS
sey 1oday anDD 2yl 12w Sunedpus ‘yoeoudde uopen|ea sIBIf|0) S Ul B3R pue| H,E 3( 01 pawnsse
us3( SARY YOIYM LodaI ANDJ SUL Ul P3UIEIUCD SAIRIUNSS V4D 3Y1 Usamiaq uosnjuod au wSysy
pue uopuasse syl Ag puels apy  {wbs gOD'80Y ©1 GOD'Z/E) WNowe uexuss m Aq yodaa sy
U] pue| [BRISUIIOD By} PIILISISAD PRy 0NDD 1BY) PAPNIILOD 3M siseq S UQ "y whs 000'LpT
01 JOOTTE SanbaJ pnom podiy Jy3 ‘S1ewnse 3yl WO Papnpxa S| S|ooyds Ev palinbalr aceds
2yt j| 'whs opO“E97 ©1 000H0T AjR1ewixoldde Aq pinom saryALIe |215)8WWO3-UoU pUE [BDJI3LILLOS

Jo) sjqeuieisns 3¢ pinom jeyl 3dedsiooy Jo Aluenb Syl eyl pI1RWIISS M Eofwm TTOZ 4no u|

“v49 Wbs 0P9'TET 3¢ Pnom (eaJe Funsixa pue mﬁ.:_um._m 8Y3 s50408) BRUE
Pue| 19U wbs THE'ETS O [B101 94 WOy d|qefieae 2q pjnom ey: {wbs) ease Jooyy ssoud o Anuenb ayy
‘@aJe PUE| 23U JO %SE JO SIS AFeIRA0D BYS JUEUDSeal 1Y "PRlRIS-JSAC ale Jodaa Wﬂ_._:o‘_w BoWIwoD
) Uy wbs 4D [ERUSPIS3I-UOU JO S31eWNSS Byl 1eyl SIYRYSIG SIYL "SESJE pue| 18U Syl 01 SaNEA
pue| Sujdjdde Ag pajeindjes usyl Si LUoljen|ea ay] "eale [eRiswilod Sunsixa usu”:_ e3Je pue} 15U
311 01 uonIppe W s12uRSId SUE 104 DaIB SBOf $5045 B UBL) JBNRI DaJE pudt 12U B S1iWbs TH8'EST Ay
1B PISPISUDT BAEY ASU] JUSIISSISSE UDIIRN|2A BU1 JO4 1811 31.1S S39[[|07) “2139] JIy1 30 ¢ aded ug

* JUSWIOBASP 35N PaXILLE JOf V4D IBIRIBUILISS L1 00O'00S J5AD),,
104 3pew 3q || uoisiaoad ey si odsy reyl jo €7 afed uo paySiySiy swonnoidsy v y4n whs
TER'STS O USEAINDS se4e YIoQq 104 [B10) DYl S Sy | .ﬁﬁmwn_ “uodey anod) chmEQomw...m_u EIT ]
Hed UBQIN-UOL SY) Ul 38dS [EDISWILIAD JO BY (/€ BYL B0 §49 Wbs 000‘65Z JSLINE £ 10y SMO||8 pue
Juswrdojanap a2 0 1ed LBGUN SYI L) BIJE BRI WILOI BY T°LE Y3 U0 49 wbs ﬂumwmmm 104 uoisiaoad
s»ew odsy gNoJ ayL -sesodind uonen(ea Jo) Pasn ALY SN0 1BYY SSIEUISY |[BUDPISD
-UOQU U1 PUB Y49 [EAUSPISS-UOU JO SS1ewnss Lodey ano) Ayl usemiaq AUSISISUoIul Ue 1 3uaYy]

AnoedeD [BIUSPISIY-UON jO!SITRWIISO ViD

{1 u) wim.» £¢) paunyuod
st uoneddde sSuey) ueid =) JaYE JuswdojeAsp [ERUSPISE] Byl Jo) mEE»w,”:_u wRwdopaap
Jeah pg e sjeudis yoym wnuue Rd s3uflamp 008 0 axeadn a8esane [enuue m,:_m-_ PLR WO
am sasodind uopenfea 304 -aBuey) ueld e oy SwAidde o) sopd sawwesSold spom unoxe

ojuy Supje) siesd aainy) Apiewixoidde 1o) aps podiy syl uo wigsq 1ou pinas Jua En_u_w.iu |eluapisar
1211 D1BWIISS DM 'SISEQ SIUL UG "UOISIIZN DiqRInoAR) [euy B 198 0] SIEaA om A|a1el , xoadde syey ued
1B SIEIPUI UL PUBPRNY DUt Ul I[E[IEAR P2USPISUCT UIDG 30U S 18yl pur] dojpasp o) Supjaas
suoneatjdde sFUBYY UBd LM JUBLUBAIDAUL JUSDBS INQ 'PUB] [BUSPISS) JO ASELONS JUBILIUSIS
e Ajuelno s1 9I2yi 1BYI 9ABIJEG 10U OpP [IDUNOD PUEPPRY 1EY Suuepisucd arulifjjepadse st syl

(ged "Tr0z “Lodoy
FN) LPUB] VY UC pos 24 pinom sBugiamp mau 097 9T aiofoy sivad mw‘cw 2q Aow
1 Aypar uf pup ‘poriad umop-j1as 41 St PAJEoPo aq PINOYS 10U} BWIDLfAULT ﬂE:EuE._E
D 3g pnom sipak /T uonido no up -amnidea 01 viv Jof yiwosbd fo voyuodard ybiy

e |eneds m E

Aian D 51 yagm ‘BOT Aaoau fo Busnoy [0Quapisas mau [0 fo J0ys 1YW 2601540
UD QUSRI S103K £T Jo FSI0I dYT SN0 IO a4} 0) SBUIBMP Q99T Buisoaad
WY 51 pUD] Y2 Jo WRUOdWIOD [DIIUIPISA 343 UNM 2ADY M UJEILOT L0 2yf,

polels am uedal TTHZ N0 Ul YIMOaS JO JUDLUSSISSR J1151 ) Uey)
J2yied 2usIWRdo Ue I10) 5L JUSIUSSDSSE UOMEN|EA S 1Byl Juiyl am ‘YImaoid jeuoidal o saieys ysiy
yons Sunodenie uodn Juaduniod 8q PNOM SWNSSE QND7 1EYL W wdoPAIR JO 838l JUl Ll uSAIS

“asn pue| sy 1oy Aoeded saunbai
11 15)/BW B U] JUsWdoassp [BluSpisal Jo 10e41 @512] B 40) 9piacid 01 AJl[iqR S} pUe SUCZ SAljeliu]
uwiayInos, ayl ulim Suisg esie syl se Lons ise) s8uey) uejd ay3 ssaudold o1 djay Aew ey
|esodoud s|Lp Jo s1dadse 3AHIsod 2. 915Uz JOAIMOH "UB|d SUL Ul PSUINNO SIAIIEIUL JSYI0 Uo 5133443
asianpe sjedijw o} Jsplo ul uswdoppasp ey afeys o1 1dwsne pw JPUNo) AW 1eyl Alpqissod
su1 51 auay; ssanoad Ayrdus| e uo piemsor WS1ea1s 9q ||Im 1S [BIIUSPISa) playuaass e 1og uoneandde
ue Jswaym st ueidisisew pssodoxd aup Jo Sutwi aUL Jo ANIGRASIYIE ST 10 UOIRISPISUOY ASY W

suondunssy Supuzl 3o AY AL

uag

“LIMOIS [EUORIPPE 318 NS UBYY J31el
‘BaJ® pUEINY UINOS St LIULM SUSHIDS [BrUSpISa] Jo yeldn jo s1e) syl ainquisipsa pue sasud
pue; 3y1 Jomo| 01 A3y 3¢ pinom Ajddns Jo swINjoA |BUOIHIPPE SIY] pUE UG{IR|0S] U] 312190 10U pinom
JuswdopAsp Hodiy aul ‘uolippe Ul yodiy Sut 18 wnuue Jsd s§upamp 000’7 1o slel ymols e
Suwnsse 104 uonexynsnl s1 eyl 18yl 1238 J0U Cp I LOAIMOY PIAIIIE 3 PINOd JUSWdE(IAID O
A3SUBUL SIUL LD PRUR3e M Uoda) TIOZ INO U] "#3.18 [RRUSPISSI SUY) 10f S1esY 190 SSUIBMP 57
895 pinem aus Lodny 9yl 4oy pasedaud ugjdiplsein 3l sealaym ‘E2UE [BRUSPISD] D3 §50.108 2IE1I9Y
Jad sBuifamp 07 30 Ausuap Sul|amp e 2Aey 01 papadxe st luswdoleasp ysng 1e[d 8yl JUBISISUCD
Alaapepaz s| winuue 43d SPIoyYasnoy pog §O FLWRST YImods 3yl T7og [aun padojaasp 2q of snuiued
s pue uonajdwe? Suiyaeal sem UDWAORAIP BIDWIULEQ Y1 JS1E pUBR| pasea|ai yaym {s3uyemp
000°8T ARiewixoidde) uawdo|aaap (RRUBRISS) ysng 1B 8yt isulede pasedwod usym ‘1SASmMOH

3R 3LUIE UOIIEN [BA 3L Sso0e wnuue sad sployasnoy QT 40 aSessae ue jo sajed wawdo@aap
=8esaae 2yt AJiisnl 01 pasn s| uofeuejdxs sIY| WNUUE Jad SUDRISS [ERUBPISII JO JaqUNU 1918313
U3A3 Ue SA3IYIE pInom Jusiudoiaasp pisyuss.E e eyl Suisnoy Jo) smnssard pasesloul pue sfenoys
puUE| [ERUSPISSS PRSILSO0E] B MOU S| SI3Y) 3SNEG Jey S Juawndie 1sy| wnuue Jad spussued
008 03 009 40 38elane ue passiyde sead sy 1e Yowm uawdoRASp SpiSYSUcIS YL ueyl Juswdo@Aap
2IOWSULEQ Y1 O1 RIS 3G 01 APl Bl1ow 3q pjnom uonedlo| uodie syl ey $15388ns ss)jj0)

"JUBWIHORASP SPRYSUDIS SUL
ul QD0D0ZS Uyl 112249 Jo saond asnoy pus Jaddn syy ueyy 1amo| AjjeRuelsqns panjea
¢ pINom WaWLoASp Modiy S1 1B $BSNOY JBUl UQIEsse SISN0) yum aa.8e ap g

-ssenoud aBuey) ue(g Ayl Ag 39s suoisiaoad Ag paie|ndal aq pine2 eale
pauueig-Iasew aamng e jo BuBels pue Sulun sy 18yl Aigqissod B sutewRl IS 313y}
“JSADMOH PUE] JO Bgea|al pUE SulWIR. SYL PIIIAYE JABY PIN0OM 5143 18] 303998 M pue Jo
asemeun sem 10U 3N J314e3 L 4O JOLne 3u1 18t JusupBuR L Le §f S1y| ueIBulS M
1Al Ul SUORYIS SPIRYALOLS I 4O JuSWdORASp Byl 03 Joud Spew sRUNSH pue
JadojaAsp a3 usaMIaY SIUBLWSHUBLE [ENIDENUGD SYL INOge Juiod plen @ sI5iel 5191|100

32

Property Advisory Ltd

BARNZO03 - MVAU Land Valuation - Auckland Airport

March 2013



s ] jeneds ol

“eae pue| ssoud ey
16 24nbas pinom AAILIE PISEC-SRUIUD ‘|EI0) UL 1BY) SUBSW SIy] "BRJE PuE| ssoJd ”"_b BY 0'Z Joynn}
e aumbz) pinom JOo|E PUNOIE AU UC 23800] 01 PIRRMXS AlARDE 21J0 Jo WDS ¥AD OTT'S YL "|lels
104 {ey) eaue pue) ssoid ey £ 24INh3a pInom 21is I3 ‘AJJAlDe [[BIR1 100y punodd ui wbs yi9 0ot 6T
UM "UONEJO] L0dsy UL J0) 3(0RURISAS 30 pINOM 1eyl 3Jeds paseq-s2quad _Sofw pue 3AYO "Jte1a)
=11 10J (ey) eale puel ssosF pue (ey) B3ae pue| 13U J100( punos3 J0f sIjewEsd 5@ sMoUS € aunSy

“AN9Z AQ pWNsse se g5E J0 5121 3FLI3A03 3)IS PUB ‘B3E PUB| J3U S1BLWNISS O} BSIR pue) ssous
40 %t/ 10 $3181 AUSualul luawidojsaap 10) Pamo)je BARY B/ “ALANIE 300 pue [1815) 100l puncid
313 BA0OR S[8AS| U0 SUREI0] APAIDE SILYO JO 20/ TUILIRILSI SUL YIM “J00() PUnosd Syl Uo S1E30|
(1M AZAIDE S913J0 JO %0E PUE [IE1S] 4O 900 18U} PSLINSSE SARY M AUATIOR SIUL BIEPOWIWIOIIE O}
pauinb3i 34 §1m Jetg eare pue| $5045 pue 1su ayy Ajnuenb o "1oo|] puncig aaode A,m>m_ uo sasiwaad
0} PaNNs S1 APAOR BDJ0 SB “JOoY PUNOJS SR U0 PI1e30| B (B Sdeds PISEQ-SIUIUSI A ||B ION

“AUARDE A210 Aq paidnaoo ag s (wbs w49 g0’ 1) 20eds paseq-sa11ud 40 ddurieq SU|
(WS w49 00F 6T} ALAILIE (18191 RIBPOLIIOIIE [Im 20B0S PISEG-SANUD JO %ES 18YL Pardadka s Y
‘pannbal avedsioo) tE32 Jo Aluenb ay1 21ewgss a3 ployasnoy s=d wbs 9y Jo onks ployasnoy sad
2Jedsiooy saMAales pue Aujerdsay ‘jielal sfelaae uoiday pueppny ue paidde asey ap 'spjoyssnoy
sAusdopEasp syL AQ paUREISNS aq || Jeul aJedsiooy 3910 pue [Ie1sd fo Ajjuenb ey Apjeledas
pajewiss sAeY am uosesd SIy] Joj pue ‘ededs @310, pue ‘ededsioop wmu_P_m”n pue Axjexdsoy
‘jIe3ay BurssedmioduR *JIEIRY, USaMIS] UCHIUNSIP SY1 ayew o) Juenodw s1 1t sasodind UOHEN]RA 104

25 w7 HoT TBs va5) o7 ST

OO Qb el _oes'vE - 0 =0

&= s 5 [LERZE 3 [E0L 3 SIE L 18|

TaraT WTe et b TaE: TePY 1o,

566 466 W56 S1El T 1o0eY I J0 5151

HEVOE _OI0Zy | OO . N 7 | SoeHls IEaSamns 5P

[

o5¥9E  OOCEr 0050% ToFT 5

o0s's a0e's oore w52 € e coe's 6 !

005'ST Q0F'sT 0OTET roL z BST aoEor s 30y 2.u3) eoo|

os¥sr wor'ze 85T 08 T i cos'sT g8 4]0y D10y uEGINGDS|
30334 TTOZIN S MIEL PR #aav|

USSR TN | s e paepny - T i

ity i I s sapisos | [

oomy | RSO Y s peieam pansts eam

3 (055} P NEAPW W4

00R

{wbs y39} syeds s4ua) sjqeulelsns ueld SnBNAS Hodny :7 amdy

*(bs gEr 9E ) ss1EWINSS OMY B53Y] JO WIOEPIW BYL
JO} PIMO][2 IABY 3M “SILURWAIINDD) IR puE| SUL PUBISIApUN OF -3lewss m:o_...m.,_a ino 3o %66 ‘Z
2Jn#1L1) 208ds PISRH-5IAU3 J0 WHS VIO OTZ‘ZH Pue 0ST'OE USaAMIAY 01 UMOP 31w (1S3 eyl Pasiadl
aney o wibs v4D 098’9t 40 wodpius B yum ‘@aeds paseq-s2,juad jo wbs y4o onwmhm.w puUE Q0SDE
uzamiaq 1oddns pmom sployssnoy 09 9T Jo 1uswdoEAsp 8y 18yl PaIELIASD w_anmm_ TIDC IR0

“A|[e20] 33w 39 0} spa=u s, uonended
|
W3IPIS3A YL 4O 3Wes Ipiroad 03 BSIE UB|d SIMDTLIS 912 UIYUM 31830 0] Paau osje |[1m {AlAnde

e feneds ® E

ssoutsng pue s91310) sapunuoddo JuswAo|dws [ex0] BYY) "spaSu Aep 03 Aep oy isied dBy
01 B3.8 UB|d SINIINIIS U3 UIUTIM pa1eso| sdoys jo sSuel B sARY 01 PasU {I usnendod WBpIS) 2y

eaJY pUE} pue 20BUSI00} PISEG-SAUI)

[ [Zeerz.  [zeoTT . o B [ B e SR 1]
- VyRE ¥Y3E Specy [eMRLIY 'Pagess Ul [e3sen) "eeds tsdQ 3oz
ao Ex 2 WL &IPS ’ . .
&3 T¥L - | 9%8 ¢ | ZOL . USBLLL ' | O6EE - o/ .
Gl Y CZLEL B o T100(% punoIn) sjooyas|
087 F8T DOLLS 05T a/u (16013 pUNDIS} $5541| g
oz 5T PEGYT 083 B/u {10301} 201 G pasng 52423
- - DEE'TE sy By (PUNCID 5A00Y) 30 L) PasEg SSUED
oz Bl oIT's w0t ofu {59014 punaip) a0 pases sanuad
Vi ES SOEET 8L fu (1meL) IRy peg Sankas|
- - - - o {puno.g asoqy) =Ry paseg saneeD)|
L 13 OPrEE L sla (40013 punous) |1E19Y paseq saiual)
Jonuzptsoy GoN|

eay 2ty piel

i . puR] 530!
e e u.

adAj Aoy Ag uelg sungonas podiy 11 oanSiy

*UB|d 3JNIINNS 3Y JO Ju3uodLod
Jeluapisal-uol yres Jo) suondwnsse Supow Suapun 3yl IGUISSP JITI] SIYL JO SUOTIIES
Suimo|oy8Y] "BY §ER 34 ||17 AUSUSIUI [ERUSPISS JO [SAS] S 10L 18183 01 palinbal aoeds (gluapisar
-UOU YL "BY Z'THS O B [ERUIPISI PISIAL € UL (0£0°OT) BJE [EI0L L LIYUM PR1EPOILIOIIE 3G
Ued $ployesnoy (97 9T Yl Jo %66 AEleunxoldde 18y BIBWNSE B/ “SRIUARDE (BY T v/) [BIUIPISAS
-uou pue {BY 7°0S9) [EUSPISII 1O} BIIR Pue| $505 BY 8'FZ/ 04 PAMGIE UB|d 2NN ANDD) YL

“93eds 2((2|1eA. SY} UIYLIM PIIBPOWIWIOIIE 9] 02 SPSIU ANARIR YIB3 PUR 'SP|OYISNOY JO I8quiny
pajewnss |yl 01 padjull sl psamnbal Soeds [ENUDPISSIFLOU AUL SB UONE(led-3) [P0 SSA[OAU]
yoym ssaooad sanessy ue s siyl {1 2in8id) spoyssnoy paisnipe auy Aq panmbal puep elluapisal
-uou jo Anuenb sy pajeneas-2a pue {pue| eyl oy ey Jad spjoyasnoy g¢ Jo Aysusp sSessae
ue paidde pue) umop pue| [2IJUSPIS3E JO AJLUEND SU3 PASIAGL BABY DM ‘UOSEaI SIyL Jod -axmbas

M BSEQ PIOYSSNOLY 311 SIEWNASS 3M 1BLL PUB| [EUAPISAI-IOU IO SIBAB] UL SIEPOUILOIE 03 2Ieds
104 UoIsiAcd 23enhbape 24EW 10U S30P UB(d SUMDAIIS ANDD B4l 1ELR POYIIUSP! SBY JUSLUSSISSE IND

‘3|qeuoseal
30 01 S31B1 UOISIBALOD 353yl JAPISUOD apA "GNDD WOl TTOE J9G0130 6T Palep Jalis) 3Ul uj paujino
s91er afeian0d a)Is pue SeousYS Justudojanap ayl Suisn eaue pue| SSoUE pue eale pue| 1au ojul
Hoday 1yl wosy 3dedsiog)) eluapIsai-uou wbs y45 syl SUSAUDT Y] JUSLISSISSE UB UaXEUSpun
Apusnbasqns sAey 8pq  “sployesnoy 092’91 =2yl Aq psuoddns 3q pinom 1ey; sdedsico) uo[EINpS
pue ssauisng ‘(asiyo pue [e1au) auuad 1o Anuenb sy 1o uonexpul ve papwoad Jodas TTOZ N0

BUNING UBig 3300415 Modily

33

Property Advisory Ltd

BARNZ03 - MVAU Land Valuation - Auckland Airport

March 2013



ﬁmuow, YSIBIA § “pleAsH ZN}
U WEH YeEIsBeld Ul SUBPNIS £T-L SIESA JO) [OOUDS AIRPUCOSS & 1o} AYS G JO sseyalnd Juandd sUY yim aull-uy st s,

DU SI 2} IOIDIBIR PUR UMD USA0I SEL ANAIIE SSBUISNL JALRO pUR 32140 ﬁrm 2134 "S10042§
S[geuiEIsTS 3yl Yum suswaambe) Buisnoy [equeplss) Yz SUDURIEY 1Y) UMOYS SEU 1USUISSSSSE Jn0
J

“{g1d ‘waday TToZ A}
«SI5N UOIBINP3 3y 3A0GL PUD J3A0 AJOD3IDD SNOSUDIPISIL 312 UY SN0 Ag .ou\m:uu... ag o3 apds
Joucppo fo Junowm 200y 0 JIDAHAUD JOU pMom am,, palels 1oday TTIOZ YL r:o_umtcEEcuum
pied pue ‘sade|n R WA sepinold Aaeaylesy ddwExe 104 ‘Yamoud ployssnoy iod pasjul| Ajpaalp
10U 2UE JBY2 SORIAIDE JRLYI0 10 papiacid ag 01 w49 whs goo“or 10) pamoye am t_wnma TTOZ 400 Uy

BaIY pUEY pu 538dSI00 [BIMSUILIOD J3YI0

0406 O AUSUSIU B WIdO|2AIP € 10} SUMAC||e BAAE pue] SS043 ey £8P 10 22eds |00y
204 BBIE PUE] 19U BUE ST JO JBWRIINKSI JEI0L € 04 $1 SWI0NN0 2Y| Sjooyas EmuLouwm 10} BY 6 40
a8esone ue paidde pue ‘SIRULIO} ASICIS-INW 310W PlIRY 0 PS3U S|O0YIS 18U UESW SIUIRIISUCD pue|
SE DAISLIDINI UOWI IWI0IIY LM S|OOYIS AIEPLGIDS I JIAD Byl PALINSSE aARY ami SS1319%A S} JOJ
{urwweln pueppny) ey $T pue (joowps foluss AeH punwpl as) ey g cmmz;mn_, Buidues ‘sjooyds
AJepuodas 10) B34R pue| ul RUITIBAIR IPIM B ST 3By L "By ¢ Aplewxoidde sue m_ﬁj:um 31e]paLILIu]
pue ey ¢ Apiewxosdde Ajjessusd sie sjoouds Alewild  Ceale pue| 1au 25eJ3AE PRIBWRSD pue
uojS9y PUEPINY BL UI S|eOYDS AJBpU0das pue aleipawuau) Aieusud AUy Jo m_nETm £ 10J B3JE pue|
18U 3L} PUNSEDIW IABY 3M 'SIOOUIS Jof paainbal 3g M L (Sasegsay) eSIe pue 13U SY) S1eWRSS OF

|

Gty Icer T8 SLT
6 7 H TeH) B3Iy PUT1 9N UCIE PUEDRNY SDeony
%66 %65 %00T %66 agewns3 to%m TTOZ I 40 2BYS
OCLEE - | 0BEEC D65 1T OSTEE” - - I e
[EEE OF¥ EE BT EL COSBE I
08079 0ZEWT 08r's 000’82 {ndnd pubsg @) vi5)|
21 z z 6 * sjooyas pepadxg
008z 008’1 003 ooy | 1oy sBe.ony|
0z1'9t (743 ovo'e 0ze'T oes's “udag VAN VIV
amds voneonpy aggeuRISNS PasAY|
0SVPL 00767 085 TT 00LEE " ToTedpIA vio|
00¢'9s 008'Ee 00%'ET 000°6€ n, dnd/wbsTT@) v49)|
00£79 009'%C 00’6 0t'RZ (ndnd wabsg @) w9
31 4 z 6 5100Y95 papIdiq
005 00ST 009 oot ' 110y 23eieAy
05907 8L LID'E TECT BES'E “udod (YA VIV|
%001 %5T %8 %E %6 i siEyg
000°TZE'T | 000°55T 000°00T 0000y 000°57T uogejndog uofBay puEprny|
uoddy T7073N £¥ 3ge ]

goeds uoneINPT D RHEISNS UBld RIMINMS 7 oday 15 amBiy

*a1euUnIsa snomaad INo Jo %66 4G 21ndi) saeds uonesnps o wbs yi9 09€'5g PuUe 080°Z9
U33MISG O] UMOP ISCUINU JEY] PSSIAR) SAEY AN "9deds UoiEINps Jo wbs y49 00Z'98 PUe 00479
usam1aq 3nbai pinom SpIOYRSTIOY 09Z°0T JO USWHORASP BUR 1EL] PAIBWIRSD foamx TIHZ INQ

@ enads m E

LT
anod =Yl 10 %66 ARiewxoldde ‘Siuspissl pafe |00Uds G/ O] S1BLUNSS SH PISIABE BABY 3AL
‘suSpIss) psBe [0oYDS (587 9 PINOM 3IBUL JeUl palewnss uodsy NSJ SYl (S|00yds AIBpLOISSs
pue a3eipawsatul Aewud) aseds uaneInpa o) pasy s1e13uad |IIMm Juatido|aasp ajeds 3818 B Yong

B3Iy pue] pue axedsioold uonenpl

666 31003y TTOZ I 40 =3By
YR T X T T o $saulsng 270 |
00LZ9 09€'LL 07088 3P
ovz'1e 0£8Z6 0r9'69 %08
09T%S 068’19 oer'ay %0Z

jeo0] peyleddns
2oedg SSIUISNG J|GeLRISNS PasIASH

osr'8s 0ST']L 00L'8S UIGAP A
04728 005°€6 ortoL %0E
08L'FS 00979 096'Y %0T

A eaof pauioddng
224y "sng puepany Aus u|
Loday 107 3N 9"t 3[qeL,
TSNS AT R SN T T T I T e e T,

uodpiA M - Ly .

C00'ETE 008vET

{wbs] pareopuy w9 .

{wibs v45) 20eds sseuishg S EUIRISHS URld Sunonas Lody iv aundid

“BAJE puBf
ss0u8 ey "9z PUE e31e PUB] 13U BY AT 3AND3U ||IM 30edSIC0Y JO [9A3) SIYY JEYY SIBUNISS 344 "ANDD
Aq pauwnsse se ¢z5¢ Jo sa1e. 382I3A00 3)S pUE ‘B3le PUE| 13U ILW[IST O} Bale pue] 5S0IS 10 4/ 1O
S ARSUDIU) UIUTORAID SOy PIMO|(E dARL I "(WibS DOL*£9) $21BUIISD OML 353UL JO JUIOTRILE UL
J04 PIMO][E DABY DM URWIRANNDII B2JE PUR| DU PUBLSIDPUN O LWASY NI N0 JO %66 (b
2uniy) 20eds ssauisng Jo Wbs v19 QEgZ6 PUB OCH 9 USaMIag 01 UMOP D1BWIIS 1811 Pasiaal 3AeY
2 wbs v19 08 g0 10 1wodpiw e Yyym ‘3deds ssaulsng jo whs w19 006'E6 PUB 096°g Uaamiaq
Ajieao] poddns pinom spjoyssnoy 09z°9T 0 uswdoRAsP Ul 1Byl pRwRSs wodsy TTOZ JnQ

eany pueq pue soedsioold ssauisng

6 - oL [EEE T PRsEg SPAURD | B0,
- - OZ6'TT PUNGIS 2A0qY poseq sa.auan
re oL 0TSveT ia0|4 punaig paseg sanua)
oz ST - 00T | . - . 0130 J830L
- - azeTT PUNGIG 8AGTY 90150
oz ST 01T's 1001 pUNQJD B2IH0
vL B 00F6eT : - {1E39Y PeOL |
- - - PUN0ID BAOGY [LEISY
00F'6T 106 |4 pURoIg

Cpueyssom - pue1aan

{4 “wibs w4n) soeds poaseg S2JUD) DigeEIShS URld SMIBNAS Bodny (¢ amiy

34

Property Advisory Ltd

BARNZO03 - MVAU Land Valuation - Auckland Airport

March 2013



@ amﬁmmm m E

anw 001 Joy apiacad Jou seop JuswdoEasp ayl 18yl uedodw st 2104941 _,u:m Iseq
uonemdod |eoo] 2yt 10 s1eudordde 51 poIeWNSa 3aRY aM Ty AlANIE JO 3|EDS BYL UIMosE
uonendod yum s1e:nSUSWIWOd papiesd 3G jim adeds 3JYJ0 pue [IEI3) PIseq-SANUI)

o

‘oS PIOYISN0Y PES| 01 PIIEI0JE RJ. S[00YIS IR0 jiy “pIead u) cmanw__gmc aq
01 {o0yds Aepucaas aul pue {jooys Avewud e yum Suole) T teai u) dojaaap o1 wum_vwE_mE_
2y Joy pamofe aaey am ‘siead QT Ajslewxordde soj paambar eg 1ou Jpm Sjcoyds
AJEpUCDSS pue SIBIPSLLBIUL [N} S{IYM "SIUSPIS3. DeI1le 61 papinoad 3 01 pI3U (M S|OYS 7

.‘_,mw> yoes
550438 A[LR2AS SPIOYSTIOY PIIBIO|[E SABY 2M ‘SABAISSUGD 9 01 ‘J9le| yjead Ew_.w._ac_gmﬁ
€ yoead pue AlMo|S JO LIS |[1M JURWCORASR 18U1 AR SJOW S1 31 YA “SP(CYRSTIOY 008
J0 29RIGAR [ENULE 3L 18 dO[DAIP JIM (LEMOIT PIOYSSNOL 2J0j2J3L Pue) SUORISS [BAUspISaY T
|

81e {9 31nS1d) Sunur JuswdoRasp 3y} Joy q:o_.ﬁ, wnsse A3 1IBY10

BEuEY) Ueld e Joj SuAjdde 0] o SSW LIRS0 YoM LRGITe oju Furies
51834 32143 10} 315 Leday 13 Uo WERG 10U PINEY WBWdoRAIP [BIUIPISAI 1YL u%mﬁ_-mw M ‘sIseq
SIJI UQ "LOISIDSP 3|G2aN0oney [Puy € 135 01 saeah o Apiewxoidde aye) ued 1 JEy} s1EPUL LBl
puEINY 2YL Ul 9|gEJIEAR PRIIPISUOI DD 1ou Sey ey pue| dojasp 01 SupEas auejleyl suoned dde
a8uey) ueld yIM UBWAA[0AUL 3Rl INQ "ssaoold AyySuaj e 1o piemuo) WBleas B 3q fjim ssaooud
aduey) ugld e y3nodyy wswdeRAsp jeLasnput pue [epuswwoed Sumioddns yiw Juswdopaap
|enuapisal ppRrUaI3 e Jog uopedydde UE 1BESYM 3 1M LOIEI3PISUDD ASY .B.W_oamm anon) pue
SJ3J0D BLY Ul PAUIEIUI Yodiy 3Y1 te atdoj3aap ay jo Suun pasodosd ay Jum sa.8e81p

i

Bun ) uswdelanaqg
il Tenuapsy [cL]
(3 (3 SEeiiA s Fpog
BET Ed Apaa B2y SULLAT UKL SES]

85t ST a8 U0y e M

- %6 g aupepy
- %0 anusy ueqn|
3 %ST ey gios)

aBeU uzqn
28p3.Ioq1ey

_pwausl . peymied fuss

PupRld pue ASojodA Susnoy Ag piaig Sugiiamg ueld sunonag %03_4 :f amdg

“uoREpowodse Alisuap-yiy o [9A3] SI1 NS z_m:cm«OL p|na2 saxaydwod
uStaInRa) pue ‘aaeds a(gerens Ul LIYLIM SPIGYISNIOY 4O JDGINU D1 1) 01 J3pJo | SBuiar wowyede
40 2BYS J2YSy e 24 01 $padu AUyl ~(%g) Wwssasse urld AIMdNAS gNDD S :mtu (98T} sJa)j@mp
wswpede Jo aseys Bydiy yanw e oy sapmoid siyy Buia ojAis wawpede ag B”Amom.ﬁ s3ul|[amp
Suueusa ayl -{s3unamp [#)’8) 1BULIO) POJRLST JC PRLDRISE-IWSS B O 39 [[IM ,mm_.____m_zi 40 %08
Amewxcsddy -ueld 2UNPNIIS ANDD Y W %EY YNm seaedwod sup H{sSuljamp ££0°S) saz1s uonoss

Ja31e[ Uo B |4 SSUBBMP 1O %TE 1BUYL SI UBlg 2IN10nAS Lodiy 3yl 4o :o_u_mo_ETu JUETHECTIETT

@ jeneds m E

whs §7T — siuawedy »

wbs poz —pasessL e

wbs gog — payoe1ag-1wag “

whs oy — SNOH ueqin .

whs g — payeag ®
:53z|5 10| 35EJIA. SUIMO(0} ) PAWNSSE SALL IM
2P S) SPIOYSSNOY 0E0'ST st Ayoedes lepuspisay

12301 Byl e Buunsus Qsupsad yoes Joj {Suswiiede pue ‘padELB) ‘PSYIEIBP-IWLIS SISNOY
ueqin ‘paydersp) ASojodAy Ag sSulemp JO ISGUINY BYY PR1ELUISS BARY aMm ‘Seale [eIUSpISS) aU) Jod

“quawissasse S|y 104 (£ amsiy) (sueoey sad sB

TLiiv Tor oo Tet oL ForT S0EL TIUOPBER-UON ' [FRUSPEea [2301]
- 574 05T i3 - E [ T7E TR 50|
[ o o5T z% 3 TL8T w8y sPupeid el
B 0T 0T B - T G F=IIR sAgon palg
50z oz oz - - 3 e zar Aewanen 3193 um3se3)
e - - - - ° a9 sz
£oz vz ot - ¥ : [l g0zt ¥
33 oz oz - - 3 ez o8 a8e) i u0n |
£ oz oz - - st sae S8 3L
TS <ot - zs zr 0T o8 ERESEE
vl 0z 0z - - 89 EA:cd =32 4joo)
5 ot oz - - 3 s5T s aBeyiA uzqn|
TTET 2 o8 - T o'ah 58T 58p3 Jog e

Clmibewe e gy
mspear

pEne

{eH} 1upaid pue adAt Aunanosy Ag eaiy puel usid 2un1on1s podany (g sunSiy

*B3JE [2IRUIWLI0I FUNSINS BY) Ul %89 Suluze LIRS
M AUAITIE SSIUISNG BUL JO %ES
Ajrewxoidde “Suondwnsse 353yl U0 Paseg "eale [B|D12WILI0D SUNSIXS SU) 0lU] PALEIO||R USI] dARY
{|iooyas Arepuodas pue dzempsunsul ‘Alewzd suo) spupaid By uylm AJISES 1y JOU PINOM 1BYL 3S0Y]
puB 539uP3id 3y} SSOIIL PILIG|[E LIS JARY S[O0YIS Sy| "S19UD3.d Baue UBGIN S Uiylim 31e30]
M (2 BalR pUB| 18U (7/7) ATIANOE PSSEQ-SSIIUSD SUI [{B 1BY) PUE “SSIUSD 981Y) 8 [|IM SISY1 1BYL
pawinsse aney . (9 2481} AN A pRUYS P SUREA S Buisn AUIAIE [RIUIPISII PUB [BRUIDISIY
-UOU |[B JO U0I1EJ0] BYI JO D1eWiISe DAREIIPUL Ue paplacld BABY BM ‘s500.d LIOIIER|RA UL 3ping O

UL YUM 3JJED LIEW U} 0] Jusdelpe B3I UBCIN UL UlYiM 31e30f

punald A&q AL 8

1 a JBr: 1

SES PRIENOLILIOIDE 8G 01 3|ge 84 10U
PINOM 3% BN 0) PRIDEME Bq WS 15888Ns 18719] SJB1[0] PUE (NDD S 1BY] SSIIANDE ISYIO Syl
“SOIRIAILIE [EIIUIPISII-UOU PUE [BRUDPISES J0p AddNS pue puBwAp USBMIBG Sdueleq WS S USMD

"SAINAIIOE |ENUSPISSI-UCU PUE [ENUIPISI IO
3|qE|EAE PR1E2IpU] B2BdS BUIL UM dDeds PRIRIIPaP UMD JIRY3 Ul SINIAIIE 3sayl 104 udisiacud ayew
0] a|qissod 10U s 11 InG {sa8e||iA JUBWBIESEI J0Y) BRJE puE] S5CI3 [BRUSPISL JO EdIR pur] 550.8 Aapoe
SS3UISNY YL JO 2ueys Auow B Se Um0 JYSIW SSRIARYE 10 SadA) 3SayL  3RYMN; U3Ad padnpal
s{ zase pue| ssouF |eUIPISAL JO JUNOLLE BUL S53|UN SIIUAIIE 3SO0[I00] I0W ASALY Joy adeds djgejleae

35

Property Advisory Ltd

BARNZO03 - MVAU Land Valuation - Auckland Airport

March 2013



[eneds 8°UJ

@ eneds @.E

]

{nbsg4s) 500,08 el
Smaas Ay 0 vy

Lubiy4o) ssou

Tor @789 3 I 9111
__ (s y) aausoy

Webwepat s o)
FUE%E [a1LEp )

e Gy puT

TeTwE!

5L
685
=T

(14

4
[

=T

Erd
T
5.

T
Dify]

ST
bETET
3]
iy

5T
orey

Sunug Juawdo@asq ue)d sandnang vodaly :8 3unfi4

ST
o015
70

eyt

T
€T
o1ey

il
ot

"S3WELBW INC-PRENY 11 1NCAE [1819P L)im SUOj. “qUSLISSISSE UQITER[EA BUY) UL JB.B3[0 apell 34
0] SPS3U UORIUNSIP SIYI YUIYL 3p -20edS (12191 [BIDISWIIGD UBL] SM|BA PUR| [Bmo] @ aaey 0} 3jdwexs
10} sjooyds Padxs pinom am pue ‘sanjea pue| 1UsIBIp 81e13UsE SULOZ IO SSIPANDE Pue] 1USIRLND
1et umeys sey duausdxe ang -ededsicoy 10 eae pue| yIes o) paidde 8g pjnom SSINANDE SSOUYL
10} 2n|eA 133JeU 38RISAE SU] 1201 puE {*333 ‘|eLisnpul ‘Sdeds 3310 IE13U ‘S|oOYdS se (ans) AuAnde
40 sadA) ussayp Ag dn usyel 3q o) pawadxa =q prom sdeds jeruapisal-uot Ay} fo suorlodosd
eym Woge [e1op dJow papinosd 1ey) peosdde ue 13UXD pINom BAn  PUBPPTY Ul 2U34mMas]s
seaJe J2(wis Sulssasse uo paseq st paijdde st eyt whs/ooes Jo a8eJane 2y "eaJR [RIUIRISAI-UOU UL
ssoue anjea whs/$ adesane ue Fuldidde uo paseq S| 2aJE |BRISWILIOD JUL JO UOREN|BA SI91||0D YL

i
sy
FIT

3ETT
(G
<7
oty

wE
e
57

o5y

6T
ras
il

otsh

i
orst

T
vesE
engy
sy

i1

“Aparoe [ERUSPISII-UOU 0L IPISE 135 2R [B203 B}
SS0I28 UOREN|2A 95N paxiw aderoae ue Sukidde Ajdwis ueyy anjea pue| [enuslod ayy Jo JUSWSSasse
21B4NI2E 340U B 3paoad [|1m UBjd UMD NILS 3Y3 Jo Jusuodiucd Yyoes Bum|en 18y aABi[R0 am 3SNEdsq
ueld NIINIIS QN9 YL Ul PALIRILOT UBL) B3JE |[E[JUIPISIU-UOL 3} SSOIIE SIMUAIE ISN puej yo
UMOpPe3.q Y3 UG [IE1SP 210U PIPIACID SARY SAN "PUBLLSP 13MIBW pue sapelsqo Suipued Siew)n
JUSLIND 3G} JUNOIZE ORI S3xE) ley) yoeoudde SISUILSP PUE IGEUOSESS B SIYL 18Y) SADIRG SR

i
orsy

5T
o5y

15
boa't

T

palesd ay Jo siead gT 18114 314 I2A0 10330 03 1uswdajsasp
SSILISTC BUL JO) PIMO|B BABY IM UOSEIS S 104 ~(SSNIMIDE JUDAds aus 10 jeLasnput
S|durexa J0j} 20130 puR 1919 uRyl YIMOST uonendod Uo JUBID) §SB] YINW BB ANANDR
ssauisnq yo sedAl swos ‘sseq uope|nded By vo peseq pelzwmsa ueRq Saey Aduspyns
-}[95 10 [9AS| B|CEUOSESS B 10} MO||2 O} PJINbas 30vds S5aUISNg JO SBIBWNSE UL IYM v

T
ve3'E
TEima | fiRay ULIeh §1AHL VLUK SUMPA GTERA VEROA  UTABA 98w

EEs)

'uanEDof 3l 01 SIUSPISI 1RIE
djzy 03 Ajjeriun adeds 331140 PUe (12191 3LUOS JO] PIMO|[B BARY 3% Painbai st s.0/3q adeds

[P

BTZ

36

BARNZO03 - MVAU Land Valuation - Auckland Airport

Property Advisory Ltd
March 2013



weynNsuo)
Aog ezaaqay

Aj2430U1s SINOA

"3 3e3u03 01 B1eNsaY Jou op 3ses|d 115113 suy BuipieSal ssuanb Aue saey noA |

*SEOUBIBHIP 95D 13|14 ploys ASOjopoyIsw uoiEneA
2yl pUE SIBLIC UBYL 3Njes JYSIY B SABY O} SISR PUB| SWIOS 1030X3 PINOM 3L |eBUaRISaL
-uou pue [enuspiser Aldwis ueyi Jayles SN pUEp JUSISYIP 1O SILI0SRIED A USSMIB]
SpeW UOPIURSIP 3I0W 3g O1 SPISU UYL 12yl IAS|[9G IM ‘3SII9XI UONENJEA BuL 104

(Y §76+) SSIIAIPIE [ERUSPISSI-LIOL IOy S[R|IRAR pUB] 3U1 Uj 35E315U UE pue {0§0°9T} puej
siyl uo padofaasp 3q a3 3|ge spoyssnoy Jo Ajjuenb ayy 01 Juswasnipe Ue pue uelg sunnils
anNoHo Y3 0} paledluod Usym By §'G JO AUARDE [EQUIPEISIL JOJ 3|GE(IeAR B3 YL U] UONINPaI
© SIS SIYL TSIUAINDR {2y £'8Y) Uonednps pue {ey (gg) ssauisng {ey ¢z) paseq senuad
Jo) Ja1ed [ (eY 9°Eg) Iepulewas 3yl pue (ey Z'TH9) AANIIE [ERUDINISII IZPOWUIODIR ||IM
BaUE puU| SSOIF JO %R Aj2leunxordde 18 e LBl DIMINNIS SYL UIYEM 33BdS [BIUSPISaE
-uoU PUE [ENUIPISA JOJ JJQE|IBAE S| 1BUL BY F'HT/ SUd JO 18Ul umoys sey Suljppowl Jng

-3oeds 3|qe|IeA. 3] UIYPAM 11J PINOM pUB B|GBUEISNS
S S1EWNSE am I1ewW(ss Saedsiooy syl uely Jayfiy gz 1 aundy siy|  "whs 0pe'TsST
2 P|NOM SUBWRSI BAIE 100 SS0JF ANDY SYL ‘%SE 50 18] DFRIDA0I DUS BI04 FUIMO| e usy}
pue 21eudoadde aious s yoeoudde sjya IELL SASIY I "%GL J0 Ausuatul uawdoeasp e Jof
Supmo||e B31E J00) SSOI3 UBYL JAUIR] pUBR| 19U S WDS THE'RTS U1 PISSISSE SBY TUIWSSS55E
uenenjea s15(00 YL ‘GNOD AG panodal wbs viD TrE'8IS SUL JO %PE Sl SR pue
@EUIEISTS B |14 [BIU3PIS3U-UOU Jo} ¥4D 05824 T 18U 312wlise am ALuesiyusis sannise
[eluapIsas-uOU Joj Ajneded pue sjustusainbsl Byl SBIEIS-ISAD SRWISS Y49 AN9D SYL

'sployssnoy QEQ’ 9T 4O |810] B (D31 0} (810} Ul aweyaiuf
Wawidolaaap Jeak £7) s1esA gz ssoane wnuue 1ad sployssnay gog Jo s1el e e daasp pinom
pue sieah 321yl Jo) wiFaq 03 A|Ryyun 39 pnom uawdoRAsp [enuspisal SU) eyl aA31Rg
A "1UBWACISASP SU3 JO SUILUR 313 03 SAHSUSS §1 SUONIAS [EUSPISAI S JO UOREN|eA SUL

E

3.1 5N 01 popiacad uonewlou; Aseluaua|ddns 2L JO MBIARI SILL W0y S1od ASy SUL

Arewswing

37

Property Advisory Ltd

BARNZO03 - MVAU Land Valuation - Auckland Airport

March 2013



Attachment 11

Zomac Planning Solutions

Auckland Airport
Alternative Use Evaluation
Assessment

“Property AdVISOry
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TONAC

@ Planning Sofutions Ltd
"X Resource Management & Planning Consultants

17 March 2013

Board of Airline Representatives of New Zealand (Inc)
P O Box 2779
AUCKLAND

Attention: Kristina Cooper {Barrister)
Dear Kristina
AUCKLAND AIRPORT: ALTERNATIVE USE REVIEW OF COLLIERS & COMMON GROUND ASSESSMENTS

Zomac Planning Solutions Ltd {Zomac) has been asked to review the responses that Common Ground

Urban Design and Colliers have prepared in relation to the Peer Review undertaken by Property

Advisory Ltd and the economic analysis by Market Economics which BARNZ made available to the

Commerce Commission for use in its review of Auckland Alrport pricing and conduct under section 56G.
~ of the Commerce Act,

In reviewing the Common Ground response dated 9 November 2012 and the Colliers response dated 7
November 2012, Zomac has prepared its advice in accordance with the Rules for the Conduct of Expert
Witnesses. Zomac's initial review concluded that the Common Ground response was unhelpful and
lacking in statistical rigour while the ColBers response was more measured and reasonable to the extent
that Zomac does not believe that there are any particular flaws in the Colliers response.

Zomac continues to consider that the 518,000m” of GFA commercial space included by Commeon Ground
in their alternative land use plan is significantly too much commercial land. However, the further
material provided by Colliers appears to indicate that Colliers has not applied the GFA estimates
recommended by Common Ground, but has instead utilised a net land area. In my view, the non-
residential net land allowed by Colliers is not over-stated, and even appears to fall short of providing
sufficient land for the long term schooling needs of the development.

Zomac then worked in a collaborative manner with Market Economics with respect to the planning
matters and views expressed in their report dated 14 March 2013, Zomac concludes that the Market
Economics summary of findings of their review of the likely mix, areal extent and composition of land
uses set out on page 13 of their review complies with the requirements in Schedule A of the Cemmerce
Commission input methodologies for Airports,

In aur opinion the overall [and use plan as now described in the Market Economic’s Figure 6 is feasible

and reasonable. Further, Zomac reaffirms its previous advice dated 20 October 2011 that the village
precinct concept developed by Common Ground is appropriate,

guirs faithfully

tac Planniiif{fgg;isﬁ,sdttd
;) INA\-{

M I Foster
DIRECTOR
Jane Douglas PO Box 103 Whangaparaoa 0943 Mike Foster
jane@zomac.co.nz Ph +64 9428 2101 Fax +64 9428 2102 mike@zomac.co.nz
Property Advisory Ltd
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COMPARABLE SALES ANALYSIS

116. In assessing the gross realisations under the HBAU structure plan we have researched
and analysed sales in greater Auckland and have liaised with local industry

participants.

117. The following paragraphs summarise our comparable sales analysis:

RESIDENTIAL
Table 1. Residential Allotment Sales
Location Sale Date Sale Price Land Rate
area per m?
Dannemora
16 Lucca Cres May-10 $299,000 449 $666
7 Agapanthus Pl May-10 $170,000 206 $825
19 Agapanthus Pl May-10 $170,000 230 $739
2 Michael Richard P1 May-10 $536,000 750 $715
11 Bejoy Rise Nov-10 $500,000 714 $700
8 Verley Rise Mar-11 $430,000 765 $562
25 Woolaston Pl Mar-11 $400,000 747 $535
East Tamaki Heights
11 Bushpark Pl Jun-10 $155,000 200 $775
33 Erica Rd Jun-10 $195,000 384 $508
Lot 43 Ravello Rise Jun-10 $290,000 538 $539
6 Ravello Rise Aug-10 $370,000 901 $411
4 Ravello Rise Sep-10 $380,000 1037 $366
8 Ravello Rise Nov-10 $360,000 1192 $302
2 Ravello Rise Mar-11 $349,000 1300 $268
5A Kinmont Rise Mar-11 $435,000 1021 $426
93 Gracechurch Dr Jun-11 $420,000 771 $545
Flat Bush
Lot 7 Aviano Cl Feb-11 $286,957 519 $553
3 Coolaghy Dr Feb-11 $271,000 474 $572
73 Killarney St Mar-11 $245,000 452 $542
Lot 13 Coolaghy Dr Mar-11 $290,000 420 $690
Lot 25 Silvana Dr Apr-11 $260,000 465 $559
7 coolaghy May-11 $315,000 498 $633
2 Creeve May-11 $303,000 434 $698
4 Alexia Pl May-11 $295,000 556 $531
14b Ravello Rise May-11 $329,000 401 $714
17 Alexia P1 May-11 $212,500 547 $388
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Residential Section Sales Summary 2009 - 2011

Table 2.
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118.

119.

120.

Our analysis of vacant residential section sales in Manukau City indicates that top
prices are being achieved within the seaside settlement such as Half Moon Bay or
Bucklands Beach, where waterfront sites are selling between $600,000 and $1,200,000

depending upon the section size and degree of views.

New residential suburbs in East Tamaki and Flat Bush attract a lower development mix
with sections ranging in size from 175m? to 600m?, with average prices ranging between
$180,000 and $450,000+ (including GST).

We note that the majority of high density land suitable for terraced housing or
apartment development is generally sold on builders terms in developers or the units
are constructed by the land developer and sold into the market as a completed product.
This is due to the inseparable nature of the high density / apartment construction

process and the inability to sell apartment land and improvements separately.

COMMERCIAL

121.

122.

123.

124.

125.

126.

Overall the commercial property market is steadily recovering from the significant
decline following the global financial crisis. General indications are positive with
industrial vacancy rates observed to be stabilizing at between 3 — 8% across the major
precincts, while anecdotal evidence indicates industrial rents and yields are stabilizing

and leasing activity is up.

Vacant industrial land take up remains significantly down from the mid 2000’s. Total
take up of industrial land has averaged 33 hectares per annum over the past 3 years,
well down from the 2006 — 2008 period where over 80 hectares were taken up per

annum.

The majority of vacant industrial land take up continues to occur in the South Auckland
locality, which on average has accounted for approximately 60% of annual industrial

land take up since 2006.

Our analysis of the industrial / commercial land market in Auckland indicates that
there is currently approximately 1,148 hectares of vacant land throughout Auckland
presently zoned for commercial development. Including airport land, approximately 59%
(677 hectares) of this land is located in Southern Auckland.

There are a number of factors which continue to restrict the commercial land market
and new development activity. These include a subdued economic recovery, volatile
business confidence, lending / finance controls, varying levels of tenant demand and

vacancy risks.

New industrial building consents in the greater Auckland region have averaged 68 per
annum over the 2009 — 2011 period, a significant fall from the 2006 — 2008 period where
they averaged 116 per year.
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127. Market commentators are indicating that industrial land values are on a path to
recovery after the significant declines in 2008 / 2009. The recovery has been spatially
uneven and largely driven by industrial precincts on the Isthmus and the South.

128. These movements in land values are detailed in Figure 1 below.

Figure 1. Auckland Industrial Land Value
Auckland Industrial Land Value
Historic Time Series 1992 - 2012
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Source: CB Richard Ellis — Market View Auckland Industrial

129. A summary of recent vacant industrial land sales from Manukau City are scheduled in
Table 3 on the following page.

Property Advisory Ltd 45

BARNZ03 - MVAU Land Valuation - Auckland Airport
March 2013



Table 3. Industrial Land Sales

54 Richatd Pearse Dr Jun-11 1181500 372
50 Richard Pearse Dr Jun-11 1,183,500 300
61 Lambie Dr Jun-11 8,930,000 343
28 Smales Rd May-11 4,950,000 349
55 Stonedon Dr 40638 1174750 370
93 Pavilion Dr Mar-11 2,041,200 338
124 Favona Rd Oct-10 2,150,000 138
154 Wiri Station Rd Oct-10 2,786,420 260
154 Wiri Station Rd Aug-10 2,000,000 187
33 Ha Cr Jun-10 4,334,770 275
22 Airpark Dr May-10 2,900,000 245
50 Ormiston Rd 40305 1650000 395
34 Ormiston Rd Apr-10 3,653,350 310
124 Favona Rd Mar-10 755,556 48
12 Pavilion Dr Mar-10 720,000 315
29 Bishop Dunn Pl Mar-10 1,113,420 330
19 Ryan P1 Feb-10 800,000 343
138 Wiri Station Rd Dec-09 1,640,000 205
11 Bolderwood Pl Aug-09 800,000 278
65 Cryers Rd Jun-09 1,460,000 324
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BLOCK LAND SALES

130. In terms of the direct comparison approach, we have considered block land sales
throughout the Greater Auckland area.

131. This includes land already zoned for urban development activities and land requiring a

plan change.

132. Within the greater Auckland area there has been a range of land purchased for urban

development. From our research the following sales have been analysed:

Table 4. Block Sales
Property Sale Date Price Area (ha) Price /m? Zoning
Favona Rd Jul 11 $7,000,000 6.2952 $111.20 Favona

Large parcel of vacant land located between Manukau Harbour and Favona Rd. Land was rezoned from
Future Urban Development to Favona Special Policy Area which provides for medium to light industry uses,

excluding offices and retail
Wainui Rd May 11 $8,500,000 52.2338 $16.27 Knowledge Economy

This property comprises the Silverstream Business Park. Adjoining the Northern Motorway this greenfields
property sold under Mortgagee sale conditions in May 2011. The property was purchased by a local
construction firm. The property was originally purchased in Dec 2005 for circa $50m. The proposed
development mix on the property incorporated a range of residential, offices, retail, warchousing, and freight
forwarding activities. Excluding reserves the net developable area on the property was approximately 36
hectares. Analysis at the time indicated development costs wete in excess of $85 / m? and the projected
internal rate of return was approximately 22%. As latest transaction indicates an effective land value of
$23.61 / m2

110 Hobsonville Rd Aug 10 $10,000,000 19.5000 51.82 Special Centre

High profile site located \along the Hobsonville corridot. Land is subject to the Hobsonville Centre Special
Area Proposed Plan Change 14 that will facilitate the development of the land for industtial and retailing

activities.

297 Ormiston Rd Mar 10 $12,000,000 8.8193 $136.06 Residential 1
Greenfield residential development land located close to Flat Bush.

295 Mutphy Rd Feb 10 $3,500,000 3.1204 $112.16 Residential 1
Greenfield residential block located at Flatbush

431 Ormiston Rd Sept 10 $5,200,000 4.0539 $122.10 Residential
Greenfield residential block located at Flatbush

200 Flat Bush School Rd Mar 10 2,980,000 2.0371 $116.83 Residential 1
Greenfield residential block located at Flatbush

146 Flat Bush School Rd Nov 09 $7,400,000 4.0689 180.68 Residential 1
Greenfield residential block located at Flatbush

Sturges Rd Mar 11 $6,200,000 10.9136 56.81 Living Environment

Medium density residential block located at Henderson. Resource consent in place for 93 residential lots at

an average of 450 — 550m? plus one larger site. Implied block value of approximately $66,000 / lot.
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Table 4. Block Sales - Continued

Property Sale Date Price Area (ha) Price /m? Zoning

Bannings Way Oct 10 $3,000,000 6.7347 103.92 Living Environment

Consented development block located at Hobsonville. 88 lot subdivision with an implied block value of

approximately $79,500 / lot.

Kensington Park Jun 09 $20,000,000 12.7300 $157.11 Residential H / M
Mortgagee sale of a partially completed master planned development at Orewa.

Stanley Rd Feb 12 $2,565,217 1.0974 233.75

Post dated sale of land transaction purchased for the development of aged care facilities. Adjoining the
sports grounds of Glenfield College development plans are for 92 apartments and 38 bed care facilities. A
heritage house is located on the property and will be refurbished as a focal point for the village. The analysed

land value per equivalent unit was approximately $23,000
Unsworth Dr Sept 12 10,939,250 4.4650 245.00 Business 2

Post dated sale of land purchased for the development of a retirement village. Transaction included consent
for a 171 unit which the purchasers are looking to increase to 140 independent living units, 60 apartments,

and 40 care beds. The analysed land value per equivalent unit was approximately $49,700.

ADOPTED LOT REALISATIONS

133.  On the basis of our sales analysis above we have adopted the following lot realisations.
Table 5. HBAU - Gross Realisations
Land Use Allocation Gross Realisations
Dwelling Type
(@) Detached $350,000 / lot inc GST
(b) Urban House $280,000 / lot inc GST
(c) Semi-Detached $250,000 / lot inc GST
(d) Terraced $185,000 / lot inc GST
(e Apattments $80,000 / lot inc GST
Commercial $400/m? plus GST
Retirement Village / Apartments $200 / m? plus GST
Education $200 / m? plus GST
Other — Roads / Reserves nil
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Valuation Policies

The following are the general policies upon which our appraisals and reports are normally
prepared. These apply unless specifically mentioned otherwise in the body of the report. These
policies form part of the report.

1. Property Description
The appraisal is based on the property description included in this report including any
undertakings given by the owner and defined in the report.

2. New Zealand Institute of Valuers Asset Valuation Standards
The appraisal has been prepared in accordance with the IVSC standards.

3. Appraisal Basis
No allowances are made in our appraisal for costs of realisation or to reflect any
outstanding debt including accrued interest.

4. Information Supplied
Where stated in the report that another party has supplied information to us, the
information is believed to be reliable however we accept no responsibility should it prove
not to be so. Where information is given without being attributed directly to another
party the information has been obtained by our search of records and examination of
documents or by inquiry from Government or other appropriate sources.

5. Title
Unless specifically stated in the report, we assume that:
o all improvements lie within the title boundaries;
o the subject property has a good and marketable title free from any pending
litigation.

We also assume that all documentation is satisfactorily drawn and that there are no
unusual or onerous easements, restrictions, covenants or other outgoings which would
adversely affect the value or negotiability of the relevant interest(s). Such registrations
may include Wahi Tapu and Historic Places Trust Registrations.

6. Inspections
We undertake such inspections and conduct investigations as are, in our opinion,
correct, appropriate and possible in the particular circumstances.

7. Building Act 1991, Health and Safety in Employment Act 1992, Resource Management Act 1991
o Fire Safety and Evacuation of Buildings Regulations 1992
o Disabled Persons Community Welfare Act 1975

Unless otherwise stated in our report, our appraisal is on the basis that the subject
property complies with this legislation or it has no significant impact on the value of the
business. In particular, our appraisal assumes all necessary resource consents have been
obtained for the proposed water and irrigation development.
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10.

11.

12.

Site Conditions

We do not carry out investigations on site in order to determine the suitability of ground
conditions and services, nor do we undertake environmental or geotechnical surveys.
Unless notified to the contrary, our appraisal is on the basis that these aspects are
satisfactory and also that the site is clear of underground mineral or other workings,
methane gas or other noxious substances.

In the case of properties that may have redevelopment potential, we assume that the
site has a load bearing capacity suitable for the anticipated form of development without
the need for additional expensive foundations or drainage systems.

Environmental Contamination

Our appraisal assumes that no contaminative or potentially contaminative use is, or
ever has been, carried out on the property. Unless specifically instructed, we do not
undertake any investigation into the past or present uses of either the property or any
adjoining or nearby land, to establish whether there is any potential for contamination
from these uses and assume that none exists.

Taxation — GST / VAT

In preparing our appraisal, no allowances are made for any liability which may arise for
payment of income tax or any other property related tax, whether existing or which may
arise on development or disposal, deemed or otherwise. We also specifically draw your
attention to the fact that our appraisal is exclusive of any Goods and Services Tax that
may be incurred.

Confidentiality and Disclaimer of Liability

Our appraisal and report is strictly confidential to the party to whom it is addressed and
is prepared solely for the specific purpose to which it refers. No responsibility
whatsoever is accepted for reliance on the appraisal report for other purposes.
Furthermore, no responsibility whatever is accepted to persons other than the party to
whom the appraisal and report is addressed for any errors or omissions whether of fact
or opinion.

The valuer(s) accept no responsibility whatsoever for the accuracy of the statements and
opinions expressed in the report and that the report is prepared as an employee of and
on behalf of Property Advisory Ltd and only Property Advisory Ltd accepts responsibility
for its contents.

Publication

Neither the whole nor any part of our reports, nor any reference thereto, may be
included in any published document, circular or statement, nor published in any way
without our written approval of the form and context of such publication or disclosure.
Such approval is required whether or not Property Advisory Limited is referred to by
name and whether or not the reports are combined with others.
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