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Workshop Agenda 

Ref Start Session Topic Duration 

1 9.00 Introduction and Welcome 5 minutes 

2 9.05 Agenda and Purpose 

• Overview of the workshop agenda 

• Overview of the purpose of the workshop 

10 minutes 

3 9.15 Role of Information Disclosure 

• Role of information disclosure and relationship with pricing 

15 minutes 

4 9.30 MVAU Framework 

• Role of Specified Airport Services Input Methodologies Schedule A 
(guidance or prescriptive) 

• Schedule A and valuation standards 

30 minutes 

5 10.00 Drivers of Valuation Variations 

• Issues or ambiguities in Schedule A driving variations in valuation 

• Options for removing or reducing ambiguities in Schedule A 

60 minutes 

 11.00 Morning Tea 15 minutes 

6 11.15 Key Airport Inputs 

• Fact sheet for airport land information and other relevant inputs 

• Process for determining agreed fact sheet 

30 minutes 

7 11.45 Highest and Best Alternative Use Plan 

• Process for developing HBAU plan 

• Demand, timing and other analysis required to develop HBAU plan 

• Reducing ambiguities associated with HBAU 

75 minutes 

 1.00 Lunch 60 minutes 

8 2.00 Highest and Best Alternative Use Plan (continued) 

• Process for developing HBAU plan 

• Demand, timing and other analysis required to develop HBAU plan 

• Reducing ambiguities associated with HBAU 

30 minutes 

9 2.30 Consistency and Transparency 

• Use of consistent valuation model (software) across airports 

• Use of consistent reporting schedule approach across airports 

• Explanation and reconciliation of changes in valuation over time 

• Explanation and reconciliation of differences between MVAU land 
valuations and valuation information contained in information disclosure 

• Supporting information for market based inputs 

60 minutes 

 3.30 Afternoon Tea 15 minutes 

10 3.45 Divergence in MVAU Outcomes 

• Reasonable range of MVAU outcomes 

• Need for a process to resolve difference outside range 

30 minutes 

11 4.15 Valuation Changes Resulting from Changes to the IM 

• Treatment of historic valuations, future valuations and effect on ROI 

30 minutes 

12 4.45 Wrap Up 

• Further information required and next steps 

15 minutes 

 5.00 Workshop close  
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Draft Summary of Views 

Agenda 
Ref 

Draft Summary of Views By Session 

1 Introduction and Welcome 

• John McLaren (Commission) welcomed the participants to the workshop, introduced the Commission’s 

advisers and provided an overview of the Commissions process for updating the airport services land 

valuation methodology. 

2 Agenda and Purpose 

• Paul Melville (EY) provided an overview of how the workshop will be run, the purpose of the workshop 

and the agenda items for discussion. 

3 Role of Information Disclosure 

• Hamish Groves (Commission) provided an overview of the regulatory framework applying to airports, 

relevant regulation, the purpose of information disclosure, and the input methodology (IM) review and 

fast track process. 

• Craig Shrive (Russell McVeagh representing NZAA) noted that under the information disclosure regime 

there is currently no requirement to agree land valuations. However, consultation with other 

stakeholders is currently required and followed under Airports Authority Act (AAA) 1966 (for pricing).  

This is the process where engagement on land valuations has occurred. 

4 MVAU Framework 

Role of Specified Airport Services Input Methodologies Schedule A (guidance or prescriptive) 

BARNZ 

• Additional direction should be provided on the level of economic analysis required to support the 
Highest and Best Alternative Use (HBAU) plan. 

NZAA  

• The current level of prescription contained in Schedule A is appropriate. 

• Commission should carefully consider the costs and benefits of any further prescription in Schedule A 
before making any amendments. 

 
Schedule A and valuation standards 
BARNZ, Air NZ, NZAA and Airports 

• Schedule A should be updated to reference the latest valuation standards including updates to clauses 
A3-A7 as required. 

5 Drivers of Valuation Variations 

Issues or ambiguities in Schedule A driving variations in valuation 

The remaining key ambiguity driving differences in valuations was the treatment of airport land zoning and 

associated costs to achieve the HBAU plan.  The key point of difference between BARNZ/Air NZ and 

NZAA/Airports was whether the starting point for zoning in the HBAU plan was aeronautical zoning or 

zoning consistent with the surrounding land use. 

BARNZ and Air NZ 

• Schedule A directs that existing zoning for the airport land is the starting point 

• This may be aeronautical but may also include other activities permitted as part of the underlying 

existing zoning. 

• The valuer must determine what zoning changes are required for the alternative use and the likelihood 

of obtaining these. 

• The direct and indirect costs of obtaining any necessary zoning changes must be taken into account. 

• Direct costs include council, legal, specialist costs to obtain the zoning changes. 

• Indirect costs include the developer’s holding costs while the zoning changes are obtained. 

• The time allowed to obtain the zoning changes must be realistic in light of the proposed 
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Agenda 
Ref 

Draft Summary of Views By Session 

alternative use. 

 

BARNZ tabled a presentation that set out their views on the treatment of re-zoning costs in land valuation. 

The presentation is available on the Commission website under ‘Airport fast track processes for input 

methodologies review’. 

 

NZAA and the Airports 

• In workably competitive markets, investors earn a return on land at least equal to its value in an 

alternative use 

• Any deduction for the cost and time for rezoning from airport use would produce a value less than its 

value in an alternative use and hence not be consistent with the objective of establishing the social 

opportunity cost of land used as an airport. 

• Land in the (hypothetical) alternative use should not be zoned as an airport. 

• Under Schedule A the starting point for zoning is zoning that is consistent with the surrounding 
environment. 

 
Sapere Research Group (representing NZAA) tabled a paper that set out their views on the treatment of re-
zoning costs in land valuation. The paper is available on the Commission website under ‘Airport fast track 
processes for input methodologies review’. 

 

Options for removing or reducing ambiguities in Schedule A 

• Provide clarity for the treatment of zoning costs within the valuation and update Schedule A. 

6 Key Airport Inputs 

Fact sheet for airport land information and other relevant inputs 

BARNZ, Air NZ, NZAA and Airports 

• A fact sheet at the start of the valuation report could improve transparency. 

• This could be provided by BARNZ and the airports agreeing and using a standard fact sheet in the 
valuation reports. 

• Schedule A should not be updated to include or require a fact sheet to be used 

7&8 Highest and Best Alternative Use Plan 

Process for developing HBAU plan 

BARNZ, Air NZ, NZAA and Airports 

• The consideration and discussion on the HBAU plan provided by the existing pricing consultation 
process is sufficient. 

• Schedule A should not include any additional processes relating to the development of the HBAU plan. 

Demand, timing and other analysis required to develop HBAU plan 

BARNZ 

• Schedule A should contain additional prescription on the need to undertake economic analysis to 
support the HBAU plan and that this should be contained in the Schedule A Requirements; 

NZAA 

• Initial view was that it was unclear what benefits would be obtained from including additional 
prescription on the need to undertake economic analysis to support the HBAU plan in the Schedule A; 

BARNZ Air NZ, NZAA and Airports 

• Following discussion views of parties was that Schedule A should contain additional direction on the 
need to undertake economic analysis to support the HBAU plan where appropriate and that this 
additional direction should be included in the explanatory notes of either clause A10 or A11 of 
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Agenda 
Ref 

Draft Summary of Views By Session 

Schedule A. 

 

BARNZ tabled a presentation setting out their views on the HBAU process. The presentation is available on 
the Commission website under ‘Airport fast track processes for input methodologies review’. 

9 Consistency and Transparency 

Use of consistent valuation model (software) across airports 

BARNZ, Air NZ, NZAA and Airports 

• It would be difficult to specify or build a model for valuers to use when compiling airport valuations; 

• While there may be some consistency and transparency related benefits from using a consistent model 

for airport valuations these would likely be outweighed by the costs associated with building a model 

and the potential constraint on the market for professional valuation services. 

• The use of different models by valuers has not caused any major issues to date.  
 

Use of consistent reporting schedule approach across airports 

BARNZ 

• The executive summary of the valuation reports should contain more information than currently 
provided. 

BARNZ, Air NZ, NZAA and Airports 

• Improvements in reporting (such as improvements in the executive summary) can be discussed and 
considered through the pricing consultation process currently undertaken. 

• There is no need to specify a valuation report structure or for Schedule A to set out report requirements 
over and above those required by the valuation standards referenced in Schedule A. 

 

BARNZ tabled a presentation setting out their views on consistent reporting. The presentation is available 
on the Commission website under ‘Airport fast track processes for input methodologies review’. 

 

Explanation and reconciliation of changes in valuation over time 

BARNZ, Air NZ, NZAA and Airports 

• There is likely to be a benefit from the valuation reports providing an explanation of why and how the 
valuation has changed from the previous valuation. 

• It could be difficult and costly to do a detailed reconciliation between valuations given the number of 
inputs that could potentially change and that valuations may be undertaken by different valuers. 

• Requiring a detailed reconciliation between valuations is also likely to increase the audit and compliance 
costs. 

• ID requirements should be updated to require an explanation of changes in valuations and this 
explanation should be largely qualitative in nature with no requirement to do a 'line by line' 
reconciliation.  Airports proposed that this is best provided for in information disclosures (as valuers 
may be reluctant to undertake a reconciliation with an earlier valuation prepared by a different valuer). 

 

Explanation and reconciliation of differences between MVAU land valuations and valuation information 
contained in information disclosure 

BARNZ, Air NZ, NZAA and Airports 

• There could be benefit in ID requiring a reconciliation and explanation of any differences between the 
MVAU land valuation and the valuation information contained in ID; 

• The reconciliation and explanation should only be required in the year that the valuation was produced. 

 

Supporting information for market based inputs 

BARNZ, Air NZ, NZAA and Airports 

• It is important to provide sufficient supporting information in the valuation report to justify key market 
based inputs; 
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Draft Summary of Views By Session 

• The pricing consultation process should continue to be used to identify market based inputs that may 
require additional supporting information; 

• The requirements and guidance provided by Schedule A with respect to the level of supporting 
information for market based inputs is sufficient. 

10 Divergence in MVAU Outcomes 

Reasonable range of MVAU outcomes 

BARNZ 

• BARNZ planning adviser stated that if the variation in valuation was greater than 10% then there is likely 
to be a problem with the inputs. 

• BARNZ also considered that if there was a material divergence then the Commission should use its 
powers under Part 4 to commission a peer review of the valuation, just as it did during the s56G review 
process. 

NZAA 

• NZAA considered the 10% figure referenced by BARNZ was too low and did not reflect the level of 
judgement contained in the multiple valuation inputs. 

• NZAA advised that NZ case law suggests a legitimate valuation variation could be significantly higher 
than a 10% range. 

BARNZ, Air NZ, NZAA and Airports 

• It would be difficult to determine what an acceptable valuation variation should be. 

• The focus should be on the process and the inputs not the outcome. 

• As the regulatory regime matures and the number of valuations undertaken increases the degree of 
variation between inputs and assumptions used by different parties should reduce. 

• The pricing consultation process should continue to be used to identify and discuss issues driving 
valuation variations. 

• A valuation variation threshold should not be set or used to assess whether valuations are appropriate. 

11 Valuation Changes Resulting from Changes to the IM 

Treatment of historic valuations, future valuations and effect on ROI 

NZAA and Airports 

• The regulatory regime requires the input methodologies to be applied on a forward looking basis. 

• This issue of whether input methodologies should be applied on a retrospective basis is an issue that 
cuts across the entire regulatory regime in Part 4 of the Commerce Act. 

BARNZ and Air NZ 

• Where historic valuations are found to be noncompliant with the IMs the historic valuations should be 
updated in order to comply. 

BARNZ, Air NZ, NZAA and Airports  

• Any changes to the rules should be applied from the next MVAU valuation. 

12 Wrap Up 

Further information required and next steps 

• BARNZ and the NZAA tabled information on the treatment of zoning and associated costs within the 

HBAU plan in the workshop 

• BARNZ and the NZAA plan to provide written responses to the Commission on the other party’s 

information by 14 October 2015. 
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Workshop Attendees 

# Representing Name Position 

1 Auckland Airport Adrienne Darling Acting Head of Regulatory and Pricing 

2 Auckland Airport Michael Graham Manager Finance 

3 BARNZ 
Dougal Smith- Expert - Property 
Advisory 

Registered Valuer 

4 BARNZ 
Mike Foster – Expert - Zomac 
Planning Solutions Ltd 

Director 

5 BARNZ Kristina Cooper Legal Counsel 

6 Air New Zealand Sean Ford Manager Aeronautical Suppliers  

7 Christchurch Airport Andrew Souness 
Regulatory and Asset Accounting 
Manager 

8 Christchurch Airport Tim May Chief Financial Officer 

9 Commerce Commission Hamish Groves Consultant 

10 Commerce Commission John McLaren 
Manager, Compliance and Performance 
Analysis 

11 Commerce Commission Kimberly Foo Project Administrator 

12 Commerce Commission Florian Steinebach Senior Analyst  

13 EY Paul Melville Associate Director 

14 EY Richard Bowman Partner 

15 EY Abhay Padia Senior Consultant TAS 

16 NZAA Christopher Graf Senior Associate, Russell McVeagh 

17 NZAA Kieran Murray 
Managing Director, Sapere Research 
Group 

19 NZAA Chris Stanley Director, Telfer Young 

20 NZAA Richard Chung Director, Wareham Cameron  

21 NZAA Mike Basher Director, Kooba 

22 NZAA Craig Shrive Partner, Russell McVeagh 

23 Wellington Airport Martin Harrington Chief Financial Officer 

24 Wellington Airport Meena Parbhu Legal Counsel 

 


