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EXECUTIVE SUMMARY

Address:
Instructed By:
Prepared For:
Client:

Purpose of Valuation:

Brief Property Description:

Legal Description:

Critical Assumptions:
Significant Risks:
Inspection/valuation Date:
Date of Report:

Valuation Approaches:

Valuation:

Prepared By:

45 London Road Korokoro Lower Hutt

P van Strien of Caine Statham

Caine Statham, S Gordon and future Lending Institution
Caine Statham and Scott Gordon

Sale and Mortgage Security

A 2 living room 4 bedroom 2 bathroom 251 m2 dwelling on
a 687 m2 site with great water views.

Lot 1 Deposited Plan 19656
WN751/88 Wellington Registry

Nothing noteworthy

None known

7 February 2018

12 February 2018

Net Rate Analysis and Direct Comparison

$815,000 (Eight Hundred Fifteen Thousand Dollars),
inclusive of $15,000 chattels

Unless otherwise stated all figures are GST inclusive (if any).

Malcolm Gillanders

B.Com. VPM., SPINZ, ANZIV
Registered Public Valuer 2586
Annual Practising Certificate 43

ST g
> ///fé s
(‘: ——

This executive summary should be read in conjunction with the following full report.
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SCOPE OF WORK

This valuation has been undertaken by Malcolm Gillanders who is in a position to provide
an objective and unbiased valuation, has no material connection or involvement with the
subject of the valuation assignment or the party commissioning the report, and is
competent with the appropriate experience and qualifications to undertake the valuation.

This valuation has been prepared on instructions from P van Strien of Caine Statham for
the purpose of Sale and Mortgage Security. This long form pdf report is not to be relied
upon by any other person or for any other purpose. No responsibility is accepted in the
event of this report being used for any other purpose or by any other party than to whom it
i1s addressed. The publication of this report or part or any reference hereto or to the
valuation figures contained herein or to the name and professional affiliation of the valuer
without written approval is prohibited.

The asset valued is 45 London Road Korokoro Lower Hutt

The basis of the valuation is current market value, that is, the estimated amount for which
a property should exchange on the date of valuation between a willing buyer and a willing
seller in an arm’s length transaction after proper marketing wherein the parties each acted
knowledgeably, prudently, and without compulsion.

The valuation date is 7 February 2018 .

We have carried out an inspection of the property for valuation purposes, and as such this
report is not a site, structural, or engineering survey, nor does this report constitute a
boundary survey, survey pegs have not been located, and it is assumed that the property is
built within the legal boundary.

We have sourced information in relation to this property, including a Title search, Local
Body rating information, and comparative sales information.

Any other assumptions made in the preparation of this report are contained within.
This valuation has been prepared in accordance with International Valuation Standards
2017 effective from 1 July 2017 including IVS Framework, IVS 101 Scope of Work, IVS

102 Investigations, IVS 103 Reporting, IVS 104 Bases of Value and IVS105 Valuation
Approaches and Methods.
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LEGAL DESCRIPTION

The land is legally described as a fee simple estate of 687 m? being Lot 1 Deposited Plan
19656 contained in Certificate of Title WN751/88 Wellington Registry. The registered
proprietor is S.R.T. Gordon

The land is not subject to any detrimental selling encumbrances. The shared access drive
is probably on road reserve.

Refer to appendices for copy of title.

LOCAL BODY RATING VALUATION

Rating Valuations are undertaken on a mass appraisal basis, may not involve an
individual property inspection and do not include an allowance for chattels

As at 1 September 2016:

Land Value $ 245,000
Improvements $ 485,000
Capital Value $ 730,000

ZONING

The site is zoned Hill Residential Activity Area under the City of Lower Hutt Operative
District Plan of 24 June 2003. This zone covers most of the elevated hill areas of the city
and has a lower density of development with additional rules.

The present use of the site falls within the permitted activities of this zoning i.e. conforms.

Page 5 of 15 45 London Road Korokoro Lower Hutt



‘/luers Inc N

@SS Gro“Q
MAUNGARAKI
Korokoro ’
Recreation ©
Reserve
Percy Scenic
Reserve
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KOROKORO

Map data ©2018 Google

The property under review is situated on the southern side of London Road Korokoro
Lower Hutt.

Korokoro is the residential suburb at the southern end of the western hills, above Petone.
It contains a variety of housing types, ranging from turn-of-the-century villas to more
recently erected bungalows and townhouses.

Properties generally have an outlook that could range from rural to suburban, to harbour
views, with any one property being able to have a mix of all three. As with any hillside
suburb, there can be a degree of shading from the sun and exposure to prevailing winds.

The suburb is very conveniently placed, with ready access to local schools, parks and
transport links. Petone railway station is located close by, as is the Hutt motorway and
the commercial centre of Petone.

London Road being a main thoroughfare on the south side of the suburb. Homes here are

generally medium to larger sized family designs with price levels range now from early
$600,000’s to late $800,000’s depending on the size of the home and the views enjoyed.
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SITE DESCRIPTION

The site is an inside/rear lot with a levelish platforms cut and retained into a steepish
hillside. The site is of a slightly irregular shape, its dimensions and orientation as are more
fully depicted on the above aerial and attached Certificate of Title with street frontage to
London Road and drive on shared with 6 others from London Road (part on a road
reserve). The 687 m? site is serviced with normal services of gas, electricity, water and
sewage stormwater and being on a hill enjoys suburb and good Wellington Harbour water

views.
3 ’

Pecs "J_‘"

IMPROVEMENTS

A two storey 1940’s dwelling with later addition/alterations. Construction is of a
corrugated metal sheet roof with a metal and plastic rainwater system, above stucco
plastered polystyrene wall cladding with timber and aluminium joinery, all supported by a
concrete foundations. Internal linings being plasterboard ceilings plus plasterboard walls
with carpet tiles or vinyl coverings on the timber or concrete flooring.
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The dwelling measures about 251 m? with attached decking of about 103 m2. Layout is
entry, bedroom 1, bathroom with toilet (ensuite access) family and study, downstairs to
garage upstairs to lounge with access to dining open to kitchen onto, hall, laundry, main
bathroom with toilet, bedroom 3 and bedroom 2. There is good indoor outdoor access
from bedroom 2 plus dining and lounge. Hot water is from an external gas model with
cooking via Miele gas hobs deep fryer and electric hobs plus Westinghouse wall oven
with dishwasher adjacent. Home heating is by .lou\ng gas fire and heat pump.

Deck

Ensuite bathroom
Other site improvements include a metal drive (shared with adjoining properties) and parking
area plus lawns, limited gardens beds, garden shed, clothesline, letterbox, timber retaining
walls. Bnda fencing is mostly timber with sheet metal and hedging along the road.

Rear/side yar | Rear
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MARKET COMMENTARY

The November 2017 median sale price for the Wellington Region rose $44,077 (+9.0%)
compared to November 2016. Compared to December 2016 sales volumes reduced 12%
across the region. The number of days to sell stayed the same as in October, at around 28
days. Over the past 10 years the average number of days to sell during November for the
region has been 32 days. The level of inventory in Wellington increased by 21% year on year.
The Plimmerton days to sell increased significantly in December to 48 although there were a
larger number of higher priced properties listed.

According to the Quotable Value New Zealand news statistics, the latest monthly QV House
Price Index shows that nationwide residential property values for January increased 6.4%
over the past year, When adjusted for inflation the nationwide annual increase drops slightly
to 4.4% and values are now 35% above the 2007 peak. Values across the Wellington region
rose 9.5% over the past year, and 3% over the past three months, with values now 38.3%
higher than in the previous peak of 2007. Values continue to rise strongly in Upper Hutt up
8.5% year on year. Porirua values rose 13.4% year on year Lower Hutt values rose 8.4% year
on year. Listing numbers have increased over the past months providing buyers with a bit
more choice however supply is still tight and a seller’s market prevails. Strong prices are
being achieved and there is value growth in the market, however this is much more moderate
compared to 2016. Market activity has picked however it remains subdued compared to the
same time last year. There is strong pressure on rents throughout the region with demand
outstripping supply for rental properties.

The latest REINZ statistics of December 2017 show that the number of properties sold across
New Zealand decreased 12.0%. The number of properties sold in the Wellington region at
738 is close to the median for the past 5 years.

First home buyers remain active in the market. The number of listings has increased and this
is providing buyers with more choice which has taken some heat out of the market at the

lower levels. There is a strong demand for new builds and “off plan” purchases as they are
exempt from the LVR restrictions.

PREVIOUS SALE/CURRENT OFFER

Not applicable.

Page 9 of 15 45 London Road Korokoro Lower Hutt



c;a

‘/luers I nc

GSS Gro“Q

* oo

SALES EVIDENCE

A number of recent sales within the locality were considered and analysed to arrive at an
independent opinion of the current market value for the subject property. These included:-

23 London

Sold 08/17 Sale Price $ 660,000

Amodernised 1950’s 4 bedroom stucco dwelling on a 2374 rear/inside
hillside site with a floor area of approx 137 square metres. Rating
Value $550,000. Inferior to subject as smaller with an inferior view
and less privacy.

2 Rakeiora

Sold 08/17 Sale Price $ 720,000

A modernised 1960’s 3 bedroom dwelling on a 1077 rear inside
hillside site next door with a floor area of approximately 180 square
metres. Rating Value $600,000. Similar inferior to subject as smaller
with very inferior (no water) views and similar amenities.

48 Akatea

Sold 09/17 Sale Price $ 745,000

A modernised 1950’s 3 bedroom weatherboard dwelling on a 712
elevated inside hillside site with a floor area of approximately 162
square metres. Rating Value $600,000. Similar inferior to subject as
smaller with similar amenities altho has dual access.

29 London

Sold 12/17 Sale Price $ 804,000

A modernised 1950’s 4 bedroom brick dwelling on a 506 square metre
inside hillside site with a floor area of approximately 173 square
metres. Rating Value $650,000. Similar to subject as altho smaller has
superior modernization and better privacy

137 Maungaraki

Sold 10/17 Sale Price $ 920,000

A 2000’s 5 bedroom metal & timber weatherboard dwelling on a 1263
square metre elevated hillside rear site with a floor area of
approximately 186 square metres. Rating Value $800,000. Superior to
subject as similar superior views but more efficient modern design.
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Reconciliation of Sales Evidence
Address Sale Sale Rating Site Floor Bdrms Comparability
Date Price value Area Area
$ $ m2 m2
23 London 08/17 660,000 550,000 2374 137 4 Inferior
2 Rakeiora 08/17 720,000 600,000 1077 180 3 Similar inferior
48 Akatea 09/17 745,000 600,000 712 162 3 Similar inferior
29 London 12/17 804,000 650,000 506 173 4 Similar
137 Maungaraki 10/17 920,000 800,000 1263 186 5 Superior

METHODOLOGY

We believe that the most appropriate method of valuation for this type of property is to
compare the subject with known sales of like properties, after making due adjustment for
variations in location, dwelling size, construction materials, condition, accommodation

quality, other improvements, site factors, and overall appearance and presentation.

As such we assessed the current market value of the property by the direct comparison
approach whereby sales of similar residential properties in the subject locality have been
compared with the subject property, as well as having analysed sales and undertaking a

net rate analysis of the comparable sales with the subject property.

CALCULATIONS

Net Rate Dwelling 251 m2 @1625 m? = 408,000
Landscaping & timber decking 37000
plus Land Value 355,000
plus Chattels 15,000

$815,000
Direct Comparison

range $790,000 -$830,000. mid point $810,000
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RISK ANALYSIS
(copyrighted)
Property Risk 1 2 3 Comments
Locality Quite handy and well sought after

Land including Title Good local and water views but shared drive

Planning consent issues No known issues

Improvements Some areas need completing gardens etc

Market Risk 1 Comments

Reduced value next 2 years Prices were flat but now rising sometimes sharply
Market Volatility Listings low and activity falling

Local Economy Population steady

Market Segment Entry level and under $700,000 preferred

NB. Risk Ratings: 1 Low, 2 Medium, 3 High

Our observations within the Risk Assessment and the body of this report provide our opinion of the property as at the
date of the valuation. This opinion has been based on many factors including our research and knowledge of the
property market, and reflects the nature and standard of the property and current market conditions. The Risk
Assessment forms part of the full valuation report and must not be relied upon in isolation.

Areas that need work
but with remedy will increase saleability and therefore value
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VALUATION CONCLUSION

In preparing our assessment we have had regard to the physical features of the property
together with the current market conditions in the locality.

Currently there is a shortage of properties for sale in the Western Hills and much of the Hutt
Valley and properties such as the subject just beyond the affordable first home segment are in
strong demand with an imbalance of buyers and sellers. Often there are multiple offer
situations which tends to drive prices upward with demand exceeding supply.

After reviewing the comparable sales methods (Direct Comparison and Net Rate
Analysis) plus the offer, it is my considered opinion that this property has a value range
between $790,000 and $830,000 and due to the supply/demand imbalance plus offer
accordingly we assess the market value of 45 London Road Korokoro Lower Hutt , for Sale
and Mortgage Security purposes, at: $815,000 (Eight Hundred Fifteen Thousand
Dollars), inclusive of $15,000 chattels as summarised below:

Land Value $ 355,000
Improvements Value $ 445,000
Market Value (excluding chattels) $ 800,000
Chattels $ 15,000
Market Value (including chattels) $ 815,000

After taking into account the various characteristics of the subject property, its location
and the prevailing market conditions, it is expected that a likely selling period for the
subject property would be 1 to 2 months.

MORTGAGE RECOMMENDATION

It is considered that this property provides adequate security up to normal lending margins.

DISCLAIMERS, LIMITATIONS AND
QUALIFICATIONS

This valuation has been completed for the purpose expressed herein, no responsibility is accepted
in the event of this report being used for any other purpose or by any other party than to whom it
is addressed. Should any other party wish to use or rely upon this report for any purpose they must
first obtain our written consent.
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The publication of this report, in whole or in part, is prohibited without the written approval of the
Valuer. The copyright of this report at all times remains the property of Valuers Inc. This report
may not be assigned to a third party without the express consent of the owner of the copyright.

This report does not constitute a boundary survey and survey pegs have not been located. It is
assumed that the property is built within the legal boundary.

This report is not a site, structural, or engineering survey. No responsibility will be accepted for
any site, building or services defect without such surveys being specifically requested and
undertaken. In particular any issues which ensue from water tightness defects are specifically
excluded. In addition it is assumed that any additions and alterations have been undertaken in
accordance with necessary building consents and also, the property meeting all National building
code requirements with no outstanding requisitions thereon.

Except where specifically noted within this report, it is assumed that the building has been
properly designed and built, that there are no latent defects which could result in the building
ceasing to be watertight, that where the building has been built after 1991, it complies with the
Building Act and Building Regulations 1992, and where the building has been built after July
2004 that it complies with the Building Act 2004.

A copy of the Land Information Memorandum relating to the subject property has not been
sighted, and it is assumed that there be no outstanding requisitions from the Local Authority in
respect of either the land or improvements thereon. Should there be any onerous requirements
imposed by the Local Authority against either the land or building improvements, we reserve the
right to reassess the market value recommendation herein.

The value provided in this report is our opinion of the market value on a willing buyer / willing
seller basis. That is, the market value is the estimated amount for which a property should
exchange on the date of valuation between a willing buyer and a willing seller in an arm’s length
transaction after proper marketing wherein the parties each acted knowledgeably, prudently, and
without compulsion. That value may change in the future due to market conditions and changes to
the state of the property the subject of this report. Any decision to lend should take these factors
into account and allow a reasonable and prudent margin between the amount advanced and the
market value given in this valuation. Additionally the margin should also recognise the
consequences and costs of a forced sale.

This valuation is current as at the date of valuation only. The value assessed herein may change
significantly and unexpectedly over a relatively short period (including as a result of general
market movements or factors specific to the particular property). We do not accept liability for
losses arising from such subsequent changes in value.

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

In making this recommendation we have assumed that the mortgagee is satisfied as to the personal
covenant of the proposed mortgagor and his/her/its ability to service any loan. We express no
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opinion as to, and accept no liability for, the ability and willingness of the proposed mortgagor to
meet his/her/its commitments under the proposed loan.

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. The Valuer has no interest in the subject
property, and the Valuer’s fee in not contingent upon any aspect of the Report.

We certify that Best Business Group Ltd trading as Valuers Inc holds current professional
indemnity insurance for an adequate sum for the subject property valuation and the registered
valuer author of this report is covered.

This valuation complies with International Valuation Standards 2017, the Property Institute of
New Zealand (PINZ) and New Zealand Institute of Valuers (NZIV) Code of Ethics and Rules of
Conduct, and the relevant Practice Standards and Guidance Notes of Property Institute of New
Zealand and Australia Property Institute.

The Registered Valuer who has signed this Report, has satisfied professional education
requirements.

Unless otherwise stated within this report, all figures outlined are inclusive of Goods and Services
Tax (if any).

COMPLIANCE STATEMENT

This valuation has been prepared having regard to International Valuation Standards plus the New
Zealand-Australia Valuation and Property Standards which requires a compliance statement
confirming the following
e the statements of fact are correct in the report to the best knowledge of the valuer
the analysis and conclusions only limited by the reported assumptions and conditions
the valuer has no interest in the subject property
the fee is not contingent upon any aspect of the report
the valuation was produced in accordance with Ethical Code & Performance 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 including the interior
no one, except those specified in the report, has provided professional assistance in preparing the
report

APPENDICES

Certificate of title.
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COMPUTER FREEHOLD REGISTER
UNDER LAND TRANSFER ACT 1952

Historical Search Copy

R.W. Muir
Registrar-General
of Land

Identifier WNS528/88
Land Registration District ' Wellington
Date Issued 06 August 1947

Prior References

WN523/114
Estate Fee Simple
Area 687 square metres more or less

Legal Description Lot 1 Deposited Plan 13722

Original Proprietors
Scott Raymond Thomas Gordon

Interests
B834018.2 Mortgage to Westpac Banking Corporation - 10.5.2001 at 1.10 pm

6531171.1 Variation of Mortgage B834018.2 - 11.8.2005 at 9:00 am

7095691.1 Application pursuant to Section 99A Land Transfer Act 1952 vesting Mortgage B834018.2 in
Westpac New Zealand Limited - 2.11.2006 at 9:00 am

9160212.1 Discharge of Mortgage B834018.2 - 23.8.2012 at 10:09 am
9160212.4 Mortgage to ANZ National Bank Limited - 23.8.2012 at 10:09 am

Transaction Id Historical Search Copy Dated 9/02/18 9:42 am, Page 1 of 3
Client Reference 45 London



Identifier

WN528/88

-4

- - xisoseired- of an estate in-feesimple (sulject to soch

i
pEd

Filldra et
JiRtE € &)

LT fpae 523 san s
Traafer Yo 303579
Beference - >
Application No.
- UOwder for N/C No.®

i

_CERTIFICATE OF TITLE UKDER LAND TRARSFER ACT - R

This Certifitate, a de_atxsn__ ay o &uf;uae.____n.w ning bundeod and_: forty—seven ____
uander the hand and scal of the District Land Bav-:monh: Land Registestion District nf_ - —melid ellimrton_ \,,___manﬂmh that
ALBERT _ JESSE __HIEROOD. _ of 1.n-u- Hutz Peepatch ¥ Hoﬂmr _ond ..AP.I.uc HERO0D lﬂ.a_uxm,nm———_— -

Bens, and inferesta as am notified by meawrial under written
or endorsed hereun ; subject abo to any exisring rmabs of the Crown to take and Isy off roads ander the provisons of any Act of the Genmml Ass:mbl_-f
of New Zealand) in tho said land bereinafter destribed, as the samp is dulincated by the plan harson bordersd ____gresn.., be the severl adueasurcments

g CWEITY SEVEN AKD SINTESK ORE HUNIASDTHS PYCHES more_or less

" a Gitthe mom or loss, thas in to my: All that peceel of hnd

situsile in_the Sorough of Petope belmz oart af Sectloriz3 of thwl luuagarn;l. SeL

nt-ond boing eleo Los l.-on
Caponited Plan ¥o.13722.— o "'

it Land Registrar.

- e oL Tk —Qcﬁ//;?l[g)

1v='-(: to 2 1-"‘?:'1::) ecticna 50 SM
nd _forl J?‘

'\:.e:L atent

D"‘ T

—_— e Y -*-4?7-?0«“"’( A L.R.
4 Pencing covennnt cnntuincd 1'1 u'anslex- Xo0.303379._

M 4. L. R

w/”” e

_AWM

Pt Sce3

" Subrn O

Hett R:gn' Dist
N L.i384

- 3:9];2: 60 Iznks ta ar uzc]z,

Transaction Id

Client Reference

Historical Search Copy Dated 9/02/18 9:42 am, Page 2 of 3

45 London




Identifier

WNS528/88

.. TBesaissd Moni‘gag%’to N

_Jé-'/a‘ nﬂf‘-f/gteéf@«' ARy

.B834018.2 Mdrtgage to Westpac MBanking 1\

: ISCHARGE
c,gﬁ_ e kr?oaw,‘;.\' Fiex ,@Wﬁxﬁw /7!/
: e S

Corporation - 1 A -\

m. egabs. — 3% \'\l. N
' ’éﬁ%h .| 10.

5. 2001 ‘at 1.10

AT
Cadowd

©+ 7 - | THIS REPRODUCTION (0N A REDLLLD ="Q{£r;1;rr—
- LLERTIFIED TO BE A-TRUZ-COPY OF THI!
E -1 ORIGIN AL RECISTER FOR— ES OF
“mjlmzmmm = Smm—
. O ot — k. l "
- divle] A.I_..R.'“-_ I . -

o § 0188'0.-i to_fﬁe Ié\lbL:Lc.
z,c,m"ﬂévestnent Scciety -

- 21 . 1976 at/,§9 p.m. -

649156.. 2 _Transfsr to Armer- —Bzuce—A-lcarﬂv

>Counse.l.l.or—and -Gilldan—poris Ai—eoru

Housewife-both-—of- Lower Hutt—= -5*10"1984

at—is32- p m.

é’s g‘g}/ua Houslnc
84"at— BPatm.

3‘? E—

2.51 pm.

o - A L.R. ‘ -
-:'_ BT s Transfer to Gary Arthur Lange lof
- .Wellington, Mortgage Officer-< 35.6. 1993 {at_. - B

‘R ._?.9 7232-, ~5-Moftgﬂge- t-o T &
Investment— Soctety—Himd N T
~ 255 pmo T7- 7, 73,

-~ . T~ e - —

T - - LA LR,
N TBTITIAIYIZT I‘ransfer “EoT EE oEE Raymond - -
.- ~ThAomas Gordon of Lower ‘Hutt, Sales N
"+ - .7 "Reépresentative = 17,11.1993 atli.33 T

- -_Gardon z‘ g“ N -
._54_3,.1993 at 11 49 . : L AT - .
T Y2
T - - : e 2T D far. DL -
.o e DR .

Transaction Id

Client Reference

45 London

Historical Search Copy Dated 9/02/18 9:42 am, Page 3 of 3



