[bookmark: _GoBack]Commercial/Industrial Property Report Template – Valuation under the Public Works Act 1981

Why a Template?

These Templates have been developed to
1. Help Valuers understand the valuation process for property acquired under the Public Works Act, 
2. Ensure Valuers provide information in the valuation report that enables good decision making for all parties and make comparisons between valuations straight forward, and
3. Ensure that the valuation reports comply with current Australia and New Zealand Valuations and Property Standards and International Valuation Standards.
	
The templates emphasise the obligation for valuations to be evidence based and require the Valuer to provide supporting comparable sales evidence for all stages of the valuation e.g. the ‘Before’ valuation, the ‘After’ valuation and the assessment of Injurious Affection (if any).
	
How to use this template

· The report templates are the recommended report format to be used for PWA acquisition work. The structure is based on the ANZVGN Practice Standard 1, ANZVGN 5 and the IVS reporting standards. http://www.propertystandards.org.nz/course/view.php?id=2
· Valuers are to use the headings of the template, presented in the same order as the template and with supporting commentary that provides at least the level of detail described in the template.
· The valuation report is to be sent to the client as a secure PDF format (print to PDF).
· Valuers may tailor the template and add paragraphs and descriptions as appropriate depending on the subject property.
· Valuers that want to make any other changes should advise of the proposed changes in the Scope of Works.
· Some valuation practices may have in-house templates or systems to assist in the report writing process. The template can be used in this manner.
· All guarantees, disclosures compliance statements and disclaimers etc. are to be attached to this report.

Key to Text

· Shaded text will need to be altered/ or deleted to reflect the subject property.
· The content and the wording of this report is an Example of a valuation complying with IVS.  
· The non-shaded text should be retained where possible as it is written to ensure compliance with the current valuation standards.
· Note to Valuer – offer guidance as to the Transport Agency expected content and description under that particular heading.

Disclaimer

· Please note that the examples used in this template (property description and comparable sales) are fictional. Whilst we have tried to be as realistic as possible, any resemblance to an existing property is purely coincidental.





COMMERCIAL/INDUSTRIAL TEMPLATE








MARKET VALUATION FOR COMPENSATION PURPOSES


1 KING STREET

CAPITAL CITY









INSERT PHOTOS







CPC Ref:	

DATE

Client



Dear Client

VALUATION FOR THE CROWN:  OWNER'S NAME AND PHYSICAL ADDRESS OF PROPERTY TO BE VALUED

[bookmark: _Toc350693468][bookmark: _Toc375058547][bookmark: _Toc375058836][bookmark: _Toc375060147][bookmark: _Toc375060211][bookmark: _Toc383437065][bookmark: _Toc383437398]INTRODUCTION
We refer to the written instruction and agreed Scope of Work of date.  

We have been requested to provide an assessment of the market value of the compensation for total/ partial acquisition of the property located at          . We confirm that we have inspected the subject property on [date] and have carried out various investigations as evidence of value.

We confirm that our report complies with the instructions received and scope of works, subject to the valuation assumptions detailed in this report.

[bookmark: _Toc375058548][bookmark: _Toc375058837][bookmark: _Toc375060148][bookmark: _Toc375060212][bookmark: _Toc383437066][bookmark: _Toc383437399]PURPOSE OF VALUATION
Note to Valuer - State here the type of valuation requested e.g. a compensation valuation under Section 62 Public Works Act 1981 for total or partial acquisition and include if you have been requested to provide additional assessment such as a rental assessment, business loss, disturbance etc.

[bookmark: _Toc375058549][bookmark: _Toc375058838][bookmark: _Toc375060149][bookmark: _Toc375060213][bookmark: _Toc383437067][bookmark: _Toc383437400]SITE AREA (TO BE ACQUIRED) 

[bookmark: _Toc375058550][bookmark: _Toc375058839][bookmark: _Toc375060150][bookmark: _Toc375060214][bookmark: _Toc383437068][bookmark: _Toc383437401]RATING VALUATION
	Roll Number – xxx/xxx

Land value	$	
Value of Improvements	$	
Capital Value	$	

[bookmark: _Toc375058551][bookmark: _Toc375058840][bookmark: _Toc375060151][bookmark: _Toc375060215][bookmark: _Toc383437069][bookmark: _Toc383437402]BRIEF PROPERTY DESCRIPTION
Example - The property is an industrial investment property fully tenanted at market rental levels offering good quality light industrial space in the form of a large scale showroom and office accommodation.  The property is well maintained and is considered to be located in a sought after industrial locality.

[bookmark: _Toc375058552][bookmark: _Toc375058841][bookmark: _Toc375060152][bookmark: _Toc375060216][bookmark: _Toc383437070][bookmark: _Toc383437403]VALUATION ASSUMPTIONS
This assessment is made on the basis of and subject to certain critical assumptions which are noted as follows;

Examples;
· Our compensation assessment has been assessed for the specific purpose of compensation under the Public Works Act 1981 and no responsibility is accepted in the event that this report is used for any other purpose.
· Our assessment addresses the Market Value of the property subject to the existing tenancy arrangements.
· We have been provided with a copy of the Deed of Lease for the property for an original two year term commencing 1 March 2010.  
· Our valuation calculations include rental growth assumptions throughout a defined cash flow period.  These assumptions have been based on prevailing economic and market conditions as at the date of valuation.
· The valuation is based on the Land Requirement Plans provided by the instructing party and the proposed access plans.  Where physical access to the property is altered or removed due to the land requirement we have assumed alternative access will be provided by the NZTA.  
· We assume the security fencing will be reinstated by the New Zealand Transport Agency (NZTA), and our compensation assessment is made on this basis.
· This report should be read in conjunction with my previous report dated 1 April 2011. 

[bookmark: _Toc375058553][bookmark: _Toc375058842][bookmark: _Toc375060153][bookmark: _Toc375060217][bookmark: _Toc383437071][bookmark: _Toc383437404]VALUATION APPROACH: Direct Comparison, and ‘Before and After Method Valuation’

[bookmark: _Toc375058554][bookmark: _Toc375058843][bookmark: _Toc375060154][bookmark: _Toc375060218][bookmark: _Toc383437072][bookmark: _Toc383437405]DATE OF INSPECTION:

[bookmark: _Toc375058555][bookmark: _Toc375058844][bookmark: _Toc375060155][bookmark: _Toc375060219][bookmark: _Toc383437073][bookmark: _Toc383437406]DATE OF VALUATION:

VALUATION SUMMARY
The following valuation is the Market Value (for Total purchase)/Compensation payable (for partial purchase) including chattels, for the total property/acquisition of the required land as at the effective date of valuation:

Market Value/Compensation payable 		$	,000

Apportionment of Compensation payable 
Note to Valuer - delete if valuation is for total purchase
Land & Improvements	$	,000
Injurious Affection 	$	,000
Compensation Payable	$	,000
Less Betterment	$	,000
Total Compensation Payable (plus GST, if any)	$	,000

Please contact the undersigned if you have any queries relating to this report.


Yours faithfully 



Valuer
Company
Contact Details
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[bookmark: _Toc375058556][bookmark: _Toc383437407][bookmark: _Toc383438201]
1.0	SITE DESCRIPTION
[bookmark: _Toc350416916][bookmark: _Toc369097369][bookmark: _Toc375058557][bookmark: _Toc375058846][bookmark: _Toc375060221][bookmark: _Toc383437075][bookmark: _Toc383437408]1.1	Location
· City 
· Situation 
· Locality
· Amenities
· Surrounding developments
· Saleability of the area

Insert map to show surrounding location and the subject property

[bookmark: _Toc350693474][bookmark: _Toc375058558][bookmark: _Toc375058847][bookmark: _Toc375060222][bookmark: _Toc383437076][bookmark: _Toc383437409]1.2	Physical Attributes
· Land use
· Land area and shape
· Contour and Site Development
· Aspect and view
· Services
· Access

Insert a plan or aerial photograph of the site with site dimensions

1.3	Environmental Factors
Example - There does not appear to be any evidence of flooding, land subsidence or landslip and to the best of our knowledge any additional proposed road works or high tension power lines which may affect the saleability of the property.  

Council records have been searched to check the site history of the site in relation to;

· Contamination
· Earthquake prone ratings
· Weather tight issues
· other details on Council files which may impact value

[bookmark: _Toc375058559][bookmark: _Toc383437410][bookmark: _Toc383438202]2.0	LAND TENURE AND OWNERSHIP DETAILS
[bookmark: _Toc383437078][bookmark: _Toc383437411][bookmark: _Toc375058560][bookmark: _Toc375058849][bookmark: _Toc375060224]2.1	Certificate of Title 1 
Note to Valuer -delete the number where there is only one title	
· Computer Freehold Register Identifier
· Land Registration District
· Tenure
· Legal Description/Appellation
· Registered Proprietor
· Land area of affected property
· Interests Registered on Title
The above registrations are noted and are not considered to materially affect the value of the property.
Note to Valuer - where the registrations on the title affect the market value of the subject property, the Valuer is to provide additional details.
Note to Valuer – Comment specifically on existing Compensation Certificates registered on the title at the date of valuation.
· The Required Land
Example - The land required from this individual title, Ref. WNXX/XXX, is a 200 m2 triangular parcel of land on the rear boundary to be used for road widening.
We enclose a copy of the Computer Freehold Register (refer Appendices).

2.2	Certificate of Title 2 
Note to Valuer - where the parent property is held in more than one title, list separately and note the part to be acquired.
· Computer Freehold Register Identifier
· Land Registration District
· Tenure
· Legal Description/Appellation
· Registered Proprietor
· Land area of affected property
· Interests Registered on Title
The above registrations are noted and are not considered to materially affect the value of the property.
Note to Valuer - where the registrations on the title affect the market value of the property, the Valuer is to provide additional details.
Note to Valuer – Comment specifically on existing Compensation Certificates registered on the title at the date of valuation.
· The Required Land
Example - The land required from this individual title, Ref. WNXX/XXX, is a 200 m2 triangular parcel of land on the rear boundary to be used for road widening.
We enclose a copy of the Computer Freehold Register (refer Appendices).

[bookmark: _Toc350416915][bookmark: _Toc369097372][bookmark: _Toc369525863][bookmark: _Toc375058561][bookmark: _Toc383437412][bookmark: _Toc383438203]3.0	ZONING
[bookmark: _Toc375058562][bookmark: _Toc375058851][bookmark: _Toc375060226][bookmark: _Toc383437080][bookmark: _Toc383437413]3.1	Territorial Authority
[bookmark: _Toc375058563][bookmark: _Toc375058852][bookmark: _Toc375060227][bookmark: _Toc383437081][bookmark: _Toc383437414]3.2	District Plan
Note to Valuer - Please comment on the range of permitted activities and the application of the District Plan to the subject property and any possible effect on value.

[bookmark: _Toc350693480][bookmark: _Toc375058564][bookmark: _Toc383437415][bookmark: _Toc383438204]4.0	LAND to be acquired

Example - The land required is a 200 m2 narrow strip on the rear boundary as shown on the attached Land Requirement Plan.  

The King Street intersection is being upgraded and as a consequent the northern end of Joker Road is being widened.  The area of Joker Road adjoining the rear boundary is unformed; and although the northern end of Joker Road is being formed and widened, no physical changes will be made to this end of Joker road.

Note to Valuer – If the property is in more than one certificate of title, please state which title is affected by the proposed works.
[bookmark: _Toc350693475][bookmark: _Toc375058565]

[bookmark: _Toc383437416][bookmark: _Toc383438205]5.0	IMPROVEMENTS DESCRIPTION
5.1	General

5.2	Floor Areas
The Net Lettable areas of the component parts of the main building are as follows:

Office space & amenities		50.00m2
Industrial Showroom		400.00m2
Total Floor area 		450.00m2
Canopy area attached to showroom	100.00m2
Total Building Area		550.00m2

Storage shed		200.00 m2

5.3 Site Coverage	
Note to Valuer - Please comment here how the site coverage is affected by the acquiring of the land.
5.4 Main Building/s	

Insert Photo of main building/s

5.5 Other Buildings	

Insert Photo of other building/s


5.6 Site Improvements	
	
Insert Photo of site improvements


[bookmark: _Toc375058566][bookmark: _Toc375058855][bookmark: _Toc375060230][bookmark: _Toc383437084][bookmark: _Toc383437417]5.7	Condition and Repair
Note to Valuer – Where deferred maintenance exists and remedial work is required to preserve the value of the asset, please these and provide an estimate (a range is acceptable) of remedial costs in the separate addendum requested in the Scope of Work

[bookmark: _Toc383437085][bookmark: _Toc383437418]5.8	Improvements on the Land to be Acquired.
Note to Valuer - Describe the improvements that form part of the property that is being acquired.

[bookmark: _Toc350693477][bookmark: _Toc375058567]

[bookmark: _Toc383423628][bookmark: _Toc383437419][bookmark: _Toc383438206]6.0	impact of project on retained land
Note to Valuer – Describe what you consider is the impact of the project, when completed, on the retained land.  

Please describe mitigation work (if any) proposed and the effect of this work in relation to the retained land.

If the impact of the project is considered by the valuer to be injurious affection i.e. losses caused by the operation of the public work on completion then describe the factors that contribute to the injurious affection e.g. increased noise, loss of privacy etc.

Similarly, if the valuer considers that the impact of the project on the retained land is positive, or betterment, then the factors that contribute to the betterment is to be described here.


[bookmark: _Toc383437420][bookmark: _Toc383438207]7.0	OCCUPANCY DETAILS
· Lease Type
· Lessor
· Lessee
· Premises
· Commencement Date	
· Lease Term
· Rights of Renewals
· Final Expiry
· Business Use
· Insurance

7.1	Contract Rental:	

7.2	Analysis of Contract Rent:
Example - The net rental per square metre appears to be at market levels.  The next rental review is due in two years and it is expected the rentals level will not change significantly.

7.3	Rent Reviews:
Example - 2 yearly from 1 October 2011.  It is expected that there will be little changes to rental levels during the next rent review due in October 2013.  The current rent is at a similar level to new leasings in the area.

7.4	Proportion of Outgoings:
Example – 
Lessee pays 50% of all outgoings (excl. GST) which include:

Local Authority Rates (2012/2013)	$	7,000
Insurance Premium 	$	15,000
Repairs and Maintenance 	$	5,000
Management/Sundry 	$	3,000
Total	$	30,000

[bookmark: _Toc350693478][bookmark: _Toc375058568][bookmark: _Toc375058857][bookmark: _Toc375060232][bookmark: _Toc383437088][bookmark: _Toc383437421]7.5	General Comment
Example - The lease agreement is a standard industrial type lease agreement with the responsibilities of each party clearly set out and similar to industry standards.  We have relied on information supplied in the lease documents and cross checked it against market rental levels.  There do not appear to be any onerous conditions on either party.

[bookmark: _Toc350693479][bookmark: _Toc375058569][bookmark: _Toc375058858][bookmark: _Toc375060233][bookmark: _Toc383437089][bookmark: _Toc383437422]7.6	Operating Expenses
Example - The operating expenses, as at 1 October 2013, noted in the lease documentation are set out above, exclusive of GST.  We have reviewed the comparative levels of these costs and accept them as being reasonable for this type of accommodation and at market levels.

[bookmark: _Toc375058570]

[bookmark: _Toc383437423][bookmark: _Toc383438208]8.0	GENERAL MARKET DISCUSSION
Note to Valuer – Please comment here on general market trends, possible evidence of changes in market trends, observations on reported listing periods and movements thereof.  The general market situation is then to be related to the market of the subject property.

8.1	The Investment Market
Note to Valuer – Please provide appropriate discussion on the investment market

8.2	The Rental Market 
Note to Valuer – Provide appropriate discussion on the rental and leasing market for commercial/ industrial uses.

8.3	The Land Market
Note to Valuer – Provide appropriate discussion on the vacant land market for commercial/ industrial uses.

[bookmark: _Toc350693481][bookmark: _Toc375058571][bookmark: _Toc383437424][bookmark: _Toc383438209]9.0	MARKET EVIDENCE
Example - In order to establish the Market Value for the subject property we have considered and analysed a number of sales and a range of rental evidence.  Sales of improved properties and recent industrial building leases have been used as a basis for the Market Value and vacant land sales have been used to assess a Land Value.  The most relevant market evidence is discussed below.

Note to Valuer - Highlight key sales and for each sale record superior/similar/inferior in comments and comment on any allowance for time adjustments.

Where sales have development potential, include details of potential site development e.g. how many commercial sections are permitted if subdivided and likely sale prices and costs. When undertaking a hypothetical subdivision, please provide details of realisation period and profit and risk allowances (example attached in Appendix).  

Where there is a paucity of actual sales evidence, comment on properties recently listed for sale and contact other property professionals to obtain alternative market evidence, e.g. offers, auctions etc. 



[bookmark: _Toc383437425][bookmark: _Toc383438210][bookmark: _Toc375058572][bookmark: _Toc375058861]10.0	Rental Evidence
Example:
	No.
	Address
	NLA
	Type of space
	Gross Annual rent (excl. GST)
	Outgoings
	Start date
	Term
	Gross Rental pm2
	ROR/
RR
	REMARKS

	1
	70 - 84 King St
	125
	Retail/Office
	$ 50,000
	unknown
	23/09/12
	6 yrs
	$400
	2X3 ROR & 2 yearly RR
	New leasing - includes some retail activity from office area

	2
	89 King St
	500
	Shwrm/
office
	$ 74,500
	1/2 share of $50,000
	23/09/12
	6 yrs
	Office @ $400 Shwrm @ $275
	2X3 ROR & 2 yearly Rent Reviews
	Good quality showroom (420m2) with office space (80m2)

	3
	
	
	
	
	
	
	
	
	
	

	4
	
	
	
	
	
	
	
	
	
	

	5
	
	
	
	
	
	
	
	
	
	

	6
	
	
	
	
	
	
	
	
	
	

	7
	
	
	
	
	
	
	
	
	
	

	8
	
	
	
	
	
	
	
	
	
	



Note to Valuer – The above table is an example. If your company’s report template includes a table of evidence that includes at least this information, then you may insert your template table into the report.


10.1	Rental Discussion
Note to Valuer – Please provide a discussion on the rental evidence that you consider the most comparable to the subject property and why.

Note to Valuer – please provide a discussion on letting periods will be appropriate where the subject property is vacant.

Note to Valuer – If it is considered that the rental for the property is different for the ‘before’ and the ‘after’ scenario, then please provide evidence to support this and two rental assessments.

10.2	Rental Conclusion
We have assessed the Gross/ Net Rental (excl. GST) for the subject property based on the above rental evidence as follows:

Example -
Office space	50m2 @	$400/m2 	$	20,000
Industrial Showroom	400m2 @	$250/m2	$	100,000
Canopy area	100m2 @	$30/m2	$	5,000
Gross Rental			$	125,000
Less outgoings			$	15,000
Net Rental			$	110,000


[bookmark: _Toc350693485]

[bookmark: _Toc375058573][bookmark: _Toc383437426][bookmark: _Toc383438211]11.0	Sales evidence
[bookmark: _Toc375058575][bookmark: _Toc375060239][bookmark: _Toc383437094][bookmark: _Toc383437427]11.1	Comparable Sales of Improved Properties (Ignoring the work)
[bookmark: _Toc383437095][bookmark: _Toc383437428]11.2	‘Before’ Valuation Improved Sales (Ignoring the work)
Note to Valuer - Delete heading if valuation is for total purchase. 

Note to Valuer – For ease of understanding, please rank the sales in order of sale price, lowest to highest. 

	Sale 1
	100 Queen Street, Capital City

	Sale Date
	November 2012
	

	Sale Price
	$1,025,000 + GST
	

	Lease Details
	Retail:
	30/m2 @ $900/m2 =$27,000

	
	Showroom:
	300/m2 @ $300/m2=$90,000

	
	Total Gross Rental:
	$117,000 pa

	
	Outgoings:
	Lessee pays 50%, esti. at $35,000

	
	Net Rental
	$82,000

	
	Vacancy Allowance
	0%

	
	Cap. Rate
	8.0%

	Esti. Land Value
	1500m2 @ $400/m2
	$600,000

	Comments
	A well located property with small retail area facing the street and large industrial showroom at rear. 

	Comparability
	Of similar size and age to the subject property therefore, comparable to subject property.




Photo


	Sale 2
	10 King Street, Capital City

	Sale Date
	June 2012
	

	Sale Price
	$1,090,000 + GST
	

	Lease Details
	Retail:
	30/m2 @ $800/m2 =$24,000

	
	Showroom:
	450/m2 @ $220/m2=$99,000

	
	Total Gross Rental:
	$123,000 pa

	
	Outgoings:
	Lessee pays 50% of $60,000

	
	Net Rental
	$93,000

	
	Vacancy Allowance
	0%

	
	Cap. Rate
	8.53%

	Esti. Land Value
	2800m2 @ $200/m2
	$560,000

	Comments
	A modern showroom/ office with a small retail area.  Good exposure to arterial routes and good parking.

	Comparability
	In a similar location and of a similar age to the subject property, therefore a comparable property to subject property.



Photo




	Sale 3
	

	Sale Date
	
	

	Sale Price
	$    + GST
	

	Lease Details
	Retail:
	   /m2 @ $   /m2 =$     

	
	Showroom:
	   /m2 @ $    /m2=$     

	
	Total Gross Rental:
	$   ,000 pa

	
	Outgoings:
	Lessee pays 50% of $   ,000

	
	Net Rental
	$   ,000

	
	Vacancy Allowance
	0%

	
	Cap. Rate
	   %

	Esti. Land Value
	   m2 @ $   /m2
	$    ,000

	Comments
	

	Comparability
	



Photo


	Sale 4
	

	Sale Date
	
	

	Sale Price
	$    + GST
	

	Lease Details
	Retail:
	   /m2 @ $   /m2 =$     

	
	Showroom:
	   /m2 @ $    /m2=$     

	
	Total Gross Rental:
	$   ,000 pa

	
	Outgoings:
	Lessee pays 50% of $   ,000

	
	Net Rental
	$   ,000

	
	Vacancy Allowance
	0%

	
	Cap. Rate
	   %

	Esti. Land Value
	   m2 @ $   /m2
	$    ,000

	Comments
	

	Comparability
	



Photo




[bookmark: _Toc375058576][bookmark: _Toc375060240][bookmark: _Toc383437096][bookmark: _Toc383437429]11.3	‘After’ Valuation Improved Sales (Ignoring the work)
Note to Valuer - Delete heading if valuation is for total purchase.
	Sale 5
	

	Sale Date
	
	

	Sale Price
	$    + GST
	

	Lease Details
	Retail:
	   /m2 @ $   /m2 =$     

	
	Showroom:
	   /m2 @ $    /m2=$     

	
	Total Gross Rental:
	$   ,000 pa

	
	Outgoings:
	Lessee pays 50% of $   ,000

	
	Net Rental
	$   ,000

	
	Vacancy Allowance
	0%

	
	Cap. Rate
	   %

	Esti. Land Value
	   m2 @ $   /m2
	$    ,000

	Comments
	

	Comparability
	



Photo


	Sale 6
	

	Sale Date
	
	

	Sale Price
	$    + GST
	

	Lease Details
	Retail:
	   /m2 @ $   /m2 =$     

	
	Showroom:
	   /m2 @ $    /m2=$     

	
	Total Gross Rental:
	$   ,000 pa

	
	Outgoings:
	Lessee pays 50% of $   ,000

	
	Net Rental
	$   ,000

	
	Vacancy Allowance
	0%

	
	Cap. Rate
	   %

	Esti. Land Value
	   m2 @ $   /m2
	$    ,000

	Comments
	

	Comparability
	



Photo


[bookmark: _Toc375058577][bookmark: _Toc375060241]

[bookmark: _Toc383437097][bookmark: _Toc383437430]11.4	Sales Reconciliation Table
	Sale
	Address
	Sale Date
	Sale Price
	Gr Rental
	Net Rental
	Cap Rate %
	Comparability
‘Before’            ‘After’

	‘Before’
	
	
	
	
	
	
	
	

	1
	100 Queen St
	Nov 2012
	$1,025,000
	$117,0002
	$82,000
	8.0%
	Comp
	

	2
	10 King St
	Jun 2013
	$1,090,000
	$123,000
	$93,000
	8.53%
	Comp
	

	3
	
	
	
	
	
	
	
	

	4
	
	
	
	
	
	
	
	

	‘After’
	
	
	
	
	
	
	
	

	5
	
	
	
	
	
	
	Inferior
	Comp

	6
	
	
	
	
	
	
	Inferior
	Comp


[bookmark: _Toc375058579][bookmark: _Toc375060243]
[bookmark: _Toc383437098][bookmark: _Toc383437431]11.5	Comparable Sales of Vacant Land
[bookmark: _Toc383437099][bookmark: _Toc383437432]11.6	‘Before’ Valuation Vacant Land Sales (Ignoring the work)
Note to Valuer - Delete this heading if valuation is for total purchase.
Note to Valuer – For ease of understanding, please rank the sales in order of sale price, lowest to highest. 

	Sale 1 -300 King Road 

	Sale date
	Nov 2011
	After allowing for demolition costs our analysis shows a rate of around $260/m2.  The property is well positioned on King Road, though this is an inferior location to the subject property. 



	Sale price
	$550,000 + GST
	

	Land area (m2) 
	2100 m2
	

	Zoning
	Industrial 1.
	

	Comparability
	
	Slightly inferior



	Sale 2 – 700 Princes Road

	Sale date
	March 2013
	Comprising an irregular shaped site which is relatively level throughout. An ex-camping ground, this site has potential for redevelopment.

	Sale price
	$600,000 + GST
	

	Land area (m2) 
	3000 m2
	

	Zoning
	Mixed Zone.
	

	Comparability
	
	A larger site compared to the subject property in an inferior quality location. Overall superior.



	Sale 3 – 

	Sale date
	
	

	Sale price
	
	

	Land area (m2) 
	
	

	Zoning
	
	

	Comparability
	
	



[bookmark: _Toc375058580][bookmark: _Toc375060244]


[bookmark: _Toc383437100][bookmark: _Toc383437433]11.7	‘After’ Valuation Vacant Land Sales (Ignoring the work)
Note to Valuer - Delete this heading if valuation is for total purchase.

	Sale 4 -750 Princes Street

	Sale date
	Jan 2013
	A regular shaped front site fronting a main arterial road and within a stretch of road that is well known for car sales businesses.  At sale this site was improved by a sealed yard.

	Sale price
	$455,000 + GST
	

	Land area (m2) 
	800 m2
	

	Zoning
	Industrial 2.
	

	Comparability
	
	Of similar size to the subject on completion of the project and fronting a busy suburban road.



	Sale 5 -

	Sale date
	
	

	Sale price
	
	

	Land area (m2) 
	
	

	Zoning
	
	

	Comparability
	
	



[bookmark: _Toc375058581][bookmark: _Toc375060245][bookmark: _Toc383437101][bookmark: _Toc383437434]11.6	Vacant Land Sales Reconciliation Table

	Sale No.
	Address
	Sale date
	Sale price
	Land area (m2)
	Comparability
‘Before’                      ‘After’

	‘Before’
	
	
	
	
	
	

	1
	300 King Street
	Nov 2011
	$550,000
	2100 m2
	Inferior
	

	2
	700 Princes Road
	Mar 2013
	$600,000
	3000 m2
	Superior
	

	3
	
	
	
	
	
	

	‘After’
	
	
	
	
	
	

	4
	750 Princes Street
	Jan 2013
	$455,000
	800 m2
	
	Comparable

	5
	
	
	
	
	
	Superior



[bookmark: _Toc375058582][bookmark: _Toc383437102][bookmark: _Toc383437435]
11.7	Comparable Sales of Retained Land (incl. impact of work)
Note to Valuer - This section is not required if valuation is for total purchase. 
The following sales should represent the situation of the subject property taking into account the proposed work – e.g. smaller land area with busier road on boundary.  If possible, please include vacant land sales that represent the situation on completion of the proposed work.
	Sale 1
	

	Sale Date
	
	

	Sale Price
	$    + GST
	

	Lease Details
	Retail:
	   /m2 @ $   /m2 =$     

	
	Showroom:
	   /m2 @ $    /m2=$     

	
	Total Gross Rental:
	$   ,000 pa

	
	Outgoings:
	Lessee pays 50% of $   ,000

	
	Net Rental
	$   ,000

	
	Vacancy Allowance
	0%

	
	Cap. Rate
	   %

	Esti. Land Value
	   m2 @ $   /m2
	$    ,000

	Comments
	

	Comparability
	



Photo
	Sale 2
	

	Sale Date
	
	

	Sale Price
	$    + GST
	

	Lease Details
	Retail:
	   /m2 @ $   /m2 =$     

	
	Showroom:
	   /m2 @ $    /m2=$     

	
	Total Gross Rental:
	$   ,000 pa

	
	Outgoings:
	Lessee pays 50% of $   ,000

	
	Net Rental
	$   ,000

	
	Vacancy Allowance
	0%

	
	Cap. Rate
	   %

	Esti. Land Value
	   m2 @ $   /m2
	$    ,000

	Comments
	

	Comparability
	



Photo
	Sale 3
	

	Sale Date
	
	

	Sale Price
	$    + GST
	

	Lease Details
	Retail:
	   /m2 @ $   /m2 =$     

	
	Showroom:
	   /m2 @ $    /m2=$     

	
	Total Gross Rental:
	$   ,000 pa

	
	Outgoings:
	Lessee pays 50% of $   ,000

	
	Net Rental
	$   ,000

	
	Vacancy Allowance
	0%

	
	Cap. Rate
	   %

	Esti. Land Value
	   m2 @ $   /m2
	$    ,000

	Comments
	

	Comparability
	



Photo
[bookmark: _Toc383437103][bookmark: _Toc383437436]11.8	Sales Reconciliation Table
	Sale
	Address
	Sale Date
	Sale Price
	Gr Rental
	Net Rental
	Cap Rate %
	Comparability


	1
	
	
	
	
	
	
	

	2
	
	
	
	
	
	
	

	3
	
	
	
	
	
	
	






[bookmark: _Toc383437437][bookmark: _Toc383438212]12.0	VALUATION APPROACH AND REASONING
[bookmark: _Toc375058583][bookmark: _Toc375060247][bookmark: _Toc383437438]12.1	Valuation Approach/S
[bookmark: _Toc350408093][bookmark: _Toc350411222][bookmark: _Toc350412024]Note to Valuer – Please discuss the reasons for adopting the valuation approach you have used and reasons for not using the alternative (if any) approaches including:

· Market Approach (includes application methods such as direct sales comparison)
· Income Approach (includes application methods such as income capitalisation and discounted cash flow)
· Summation Approach (includes a depreciated replacement cost method)
Greater reliance should be placed on actual inputs e.g. prices achieved for similar properties; actual cash flows generated by the property; the actual cost of similar assets over assumed costs.  Assumed inputs may be relevant if the actual inputs are less reliable e.g. out of date. 

Example - The Income Approach to valuation has been used based on actual inputs such as sales, rentals and outgoings generated by the asset.  A wide range of sales and lease details have been considered with the most relevant sales discussed in this report.  Additionally, we have considered whether the hypothetical subdivision approach is relevant given the size of the land parcel and the excess land.  Due to the location of the buildings subdivision of the existing land parcel is not feasible and we have not undertaken a hypothetical subdivision for this reason.

Other valuation approaches have not been used as it is considered that there is an adequate volume of sales on which to base the valuation.

[bookmark: _Toc350416934][bookmark: _Toc355102517][bookmark: _Toc375058584][bookmark: _Toc375060248][bookmark: _Toc383437439]12.2	Valuation Reasoning
The main sales evidence on which this valuation is based are the improved and vacant sales listed previously.  

[bookmark: _Toc350416935][bookmark: _Toc375058585][bookmark: _Toc375060249][bookmark: _Toc383437440]12.3	Improved Sales Summary
Note to Valuer – Provide appropriate discussion as to which sales are the most comparable to the subject property and why you have adopted your assessed figure in relation to the levels indicated by sales e.g. inferior to Sale X and superior to Sale Y and most comparable to Sale Z.

[bookmark: _Toc375058586][bookmark: _Toc375060250][bookmark: _Toc383437441]12.4.	Yields 
Note to Valuer – Discuss the reasoning for the adoption of the yield and if there is any difference between the yields used in ‘before’ and ‘after’ valuations.

[bookmark: _Toc350416936][bookmark: _Toc375058587][bookmark: _Toc375060251][bookmark: _Toc383437442]12.5	Vacant Sales Summary
Note to Valuer – Provide appropriate discussion as to which sales are the most comparable to the subject property and why you have adopted your assessed figure in relation to the levels indicated by sales.

[bookmark: _Toc350693486][bookmark: _Toc375058588]

[bookmark: _Toc383437443][bookmark: _Toc383438213]13.0	Assessment of Compensation
[bookmark: _Toc369097388][bookmark: _Toc375058589][bookmark: _Toc375060253][bookmark: _Toc383437444]13.1	Statute
[bookmark: _Toc350416938][bookmark: _Toc369097389][bookmark: _Toc375058590][bookmark: _Toc375060254]Section 62(1)(b) states the amount of compensation payable is “that amount which the land if sold in the open market by a willing seller to a willing buyer on the specified date might be expected to realise, unless
· (i) the assessment of compensation relates to any matter which is not directly based on the value of land and in respect of which a right to compensation is conferred under this or any other Act; or
· (ii) only part of the land of an owner is taken or acquired under this Act and that part is of a size, shape, or nature for which there is no general demand or market, in which case the compensation for such land and the injurious affection caused by such taking or acquisition may be assessed by determining the market value of the whole of the owner's land and deducting from it the market value of the balance of the owner's land after the taking or acquisition.”

Section 62(1)(c) states “where the value of the land taken for any public work has, on or before the specified date, been increased or reduced by the work or the prospect of the work, the amount of that increase or reduction shall not be taken into account”.  

That is the value of the land taken (either the full site or a partial acquisition) must be assessed as if the work was not proposed or not in existence.

Note to Valuers - Delete paragraphs 13.2 -13.4  if the valuation is for total purchase
[bookmark: _Toc383437445]13.2	The ‘Before’ and ‘After’ Valuations
[bookmark: _Toc369097390][bookmark: _Toc375058591][bookmark: _Toc375060255][bookmark: _Toc383437446][bookmark: _Toc350416941]The value of the land acquired is the difference between the ‘Before’ valuation and the ‘After’ valuation, which recognises compensation for the loss of land and improvements on the land taken, ignoring the proposed work.  

[bookmark: OLE_LINK5][bookmark: OLE_LINK6]The ‘Before’ valuation is “that amount which the land if sold in the open market by a willing seller to a willing buyer on the specified date might be expected to realise”.  Comparable sales of vacant and improved properties have been used to assess this amount. 
The ‘After’ valuation is the amount which the retained land (after the acquiring of the required land) if sold in the open market by a willing seller to a willing buyer on the specific date might be expected to realise and, again, disregarding the prospect of the proposed work. Therefore the ‘After’ valuation is of a smaller property in the exact same location and situation as the ‘Before’ property.

13.3	Effect on Property - Injurious Affection/Betterment 
13.3.1	Injurious Affection
[bookmark: _Toc375058592][bookmark: _Toc375060256][bookmark: _Toc383437447]Injurious Affection is assessed by valuing the retained land (smaller parcel etc.) on completion of the works and comparing it to the value of the retained land, ignoring the proposed works.
This has required reference to sales of properties in a location that reflects the location of the subject property on completion of the works, e.g. busy, multi-lane road with high traffic volume.  Such sales provide an indication as to the permanent affect the works have on the retained property and include noise, possible poorer access etc.
It must be noted that Injurious Affection can also apply to ‘other land’ of the claimant even if land for a Public Work was not directly taken e.g. a rear title owned by the claimant suffers Injurious Affection by the taking of land from a front title that includes right of way access to the rear title.  
Example - Given that the ‘Highest and Best’ use of the subject property is currently a light industrial warehouse with associated showroom at the front.  The property is in an area recognised for property of this nature.  The construction of the Southern Expressway along the southern boundary is considered to have a detrimental effect on the property’s value.
[bookmark: OLE_LINK11][bookmark: OLE_LINK12]Our analysis of sales evidence of commercial/ industrial properties with an expressway and / or a road with high volume traffic along their boundary indicate a value for the subject property on completion of the proposed work (being the retained land area and improvements) of $1,300,000.
[bookmark: _Toc375058593][bookmark: _Toc375060257][bookmark: _Toc383437448]13.3.2	Betterment
Section 62(1)(e) states 
The Tribunal shall take into account by way of deduction from that part of the total amount of compensation that would otherwise be awarded on any claim in respect of a public work that comprises the market value of the land taken and any injurious affection to land arising out of the taking, any increase in the value of any land of the claimant that is injuriously affected, or in the value of any other land in which the claimant has an interest, caused before the specified date or likely to be caused after that date by the prospect of the work:
And
62(1)(f) The tribunal shall take into account, by way of deduction from the total amount of compensation that would otherwise be awarded, any increase in the value of the parcel of land in respect of which compensation is claimed that has occurred as a result of the exercise by the New Zealand Transport Agency of any power under Section 91 of the Government Roading Powers Act 1989.
The amount of Betterment is the increase in value between the ‘After’ value of the subject property, ignoring the project and the value of the retained property, having regard to the presence of the project. 
It must be noted that Betterment also includes any increase in the value of any other land in which the claimant has an interest caused by the project.
Example - Given the ‘Highest and Best’ use of the property is as a residential property requiring market exposure for its home industry business, the construction of the Southern Expressway along the southern boundary will have a positive effect on the whole property’s value.
Our analysis of sales comparable evidence of properties that can be used for properties which have exposure to a high traffic volume roadway suggests that the effect of the proposed works on the retained property will increase the value due to increased market exposure and improved customer access.  This increase in value is generally known as ‘Betterment’ and from comparable sales indicates a value of the retained property of between $175,000 - $185,000.
[bookmark: _Toc375058594][bookmark: _Toc375060258][bookmark: _Toc383437449]13.4	No effect on Property
Example - The effect of the proposed Works on the subject property is considered to be Nil.  The subject property is already on a busy road with similar levels of visibility, accessibility and road noise.  The exiting road is being widened slightly and it is considered that the reduction in size and the effect of the completed Works will have cause no further loss in value to the subject property.

[bookmark: _Toc373995593]

[bookmark: _Toc383423634][bookmark: _Toc383437450][bookmark: _Toc383438214]14.0	VALUATION process
The recommended process for assessing compensation for a partial acquisition contains the following steps:
1. The valuation of owners interest ignoring the scheme (the ‘Before’ valuation)
2. The valuation of the owners interest after the taking of the land but ignoring the project (the ‘After’ valuation)
3. Compare the ‘Before’ and ‘After’ valuations to assess the market value of the land being acquired.
4. Assess the impact of the project on the retained land i.e. assess injurious affection (damage) or betterment (enhancement).

The above described process is recommended to provide a clear basis for comparing valuations and understanding the impact of the project.

For an acquisition of a whole property, the market value is the fair market value of the land as described in the Act - S62(1)(b).

[bookmark: _Toc375058595]

[bookmark: _Toc383437451][bookmark: _Toc383438215]15.0	VALUATION (For Total Property purchase)
[bookmark: _Toc375060260][bookmark: _Toc369097392][bookmark: _Toc375058596][bookmark: _Toc383437452]15.1	Current Market Value (For total purchase & ignoring the work)
Example - Industrial Building on 1200 m2 site

Sales Comparison Approach
Land Value 
Flat industrial section –1200m2 site 			$	,000

Value of Improvements
Building … m2	$	,000
Yard ….m2	$	,000
	$	,000	$	,000
			$	,000

Income Approach
$000 @    %	$	,000

Market Value (plus GST, if any)	$	,000

[bookmark: _Toc373995594][bookmark: _Toc375058597]

[bookmark: _Toc383437453][bookmark: _Toc383438216]16.0	Valuation (for partial Acquisition)
Note to Valuer - Delete this paragraph and following sub-paragraphs if valuation is for total purchase.
[bookmark: _Toc375060262][bookmark: _Toc383437454][bookmark: _Toc375058598][bookmark: _Toc369097393]16.1	‘Before’ Valuation 
(Refer para. 15.0 - Current Market Value for Total Purchase Ignoring the Work)
Market Value (plus GST, if any)	$	,000

[bookmark: _Toc375058599][bookmark: _Toc375060263][bookmark: _Toc383437455]16.2	‘After’ Valuation (of retained land ignoring the work)
Example - After  - Industrial building on 1000 m2 site
Sales Comparison Approach
Land Value
Industrial section - 1000 m2			$	,000

Value of Improvements
Building …. m2	$	,000
Yard ……m2	$	,000
Value of Improvements 	$	,000	$	,000
			$	,000
Income Approach
Assessed rental of $,000 @   %	$	,000
[bookmark: OLE_LINK9][bookmark: OLE_LINK10][bookmark: OLE_LINK13]
 ‘After’ Market Value (plus GST, if any)			$	,000

Value of Land to be Acquired (plus GST, if any)		$	,000

[bookmark: _Toc383437456]16.3	‘After’ Valuation (of retained land including the impact of the work)
Example - After  - Industrial building on 1000 m2 site
Sales Comparison Approach
Land Value (including impact of the work)
Industrial section - 1000 m2 (including the impact of the work)			$	,000

Value of Improvements
Building …. m2	$	,000
Yard ……m2	$	,000
Value of Improvements 	$	,000	$	,000
			$	,000
Income Approach
Assessed rental of $,000 @   %	$	,000

 ‘After’ Market Value (incl. the impact of the work & plus GST, if any)	$	,000

[bookmark: _Toc369097394][bookmark: _Toc375060264][bookmark: _Toc375058600]

[bookmark: _Toc383437457]16.4	Injurious Affection (the impact of the work on the retained land)
With reference to our analysis of sales of properties that are comparable to the subject property on completion of the work, we have assessed the Injurious Affection of the work on the retained land (and other land of the claimants that is affected by the acquiring of the described land), as follows;

‘After’ Market Value (ignoring the work)
Copied from above para. 16.2		$	,000
Less 
Market Value of Retained Land (including impact of the work)		$	,000
Copied from above para 16.3 
Assessed Injurious Affection		$	,000

[bookmark: _Toc375060265][bookmark: _Toc375058601]

Note to Valuer – delete this page if there is no Betterment.
[bookmark: _Toc383437458]16.5	Betterment (positive benefit of the work on all of the owners land)
With reference to our sales analysis of properties that are comparable to the subject property on completion of the work, we have assessed the Injurious Affection of the work on the retained land, as follows;

Assessed Betterment of Retained Land				$	,000
plus
Assessed Betterment of Claimants Other Land		$	,000
Total Betterment		$	,000

[bookmark: _Toc373995595][bookmark: _Toc375058602]

[bookmark: _Toc383437459][bookmark: _Toc383438217]17.0	COMPENSATION ASSESSMENT
Note to Valuer -Delete following paragraphs if valuation is for total purchase.
The total compensation payable is the value of the land (and any improvements on it) to be acquired plus the injurious affection to the remaining property attributed to the proposed works less the betterment to the property on completion of the proposed works.
	
We hereby confirm our assessment of the compensation payable for the acquisition of the required land as at the effective date of this report to be $,000 (Dollars) plus GST, if any.  This is further broken down as follows:

Market Value of Land and Improvements to be acquired	$	,000
Injurious Affection (to retained land)	$	,000
[bookmark: OLE_LINK7][bookmark: OLE_LINK8](Total) Compensation Payable (plus GST, if any)	$	,000
Note to Valuer - Delete following if there is no betterment.
Less
Betterment	$	,000
(Total) Compensation Payable (plus GST, if any)	$	,000

[bookmark: _Toc350416951][bookmark: _Toc369097396][bookmark: _Toc373995596][bookmark: _Toc375058603][bookmark: _Toc383437460][bookmark: _Toc383438218]18.0	CONCLUDING REMARKS
This report is to be read in conjunction with the attached appendix documentation, including:

· the scope of works
· the terms of engagement
· the client engagement contract
· disclosure and compliance statement

Please do not hesitate to contact me should you require any further assistance or clarification. 

Please do not hesitate to contact me should you require any further assistance or clarification. 



Valuer
Company
Contact Details



Appended
· CT/CFR
· Land Requirement Plan
· Longitudinal Plans
· Planning Conditions
· Photo Montage/Profile Plans/Concept Drawings
· Mitigation Reports
· Impact Reports (e.g. Traffic, noise, pollution)
· Designation Planning Condition
[bookmark: _Toc369097397][bookmark: _Toc373995597][bookmark: _Toc375058604][bookmark: _Toc383437461][bookmark: _Toc383438219]
APPENDIX I

HYPOTHETICAL SUBDIVISION Example

Note to Valuers – This example is only suitable for a small to medium sized hypothetical subdivision that has an assessed sell down period of 12 months or less. For a hypothetical subdivision where the assessed sell down period is greater than 12 months we recommend the use of the discounted cash flow method of valuation. An explanation and analysed evidence of sell down periods should be included in the valuation report. The valuer may add to or alter this format. To support this method of valuation, we recommend reference to sales of block land. (Please note that the amounts used are example only).

	Hypothetical Subdivision Worksheet
	
	
	
	

	
	
	
	
	

	Val Ref:
	
	xxxx/xxxx
	CV
	 $      500,000 

	Address:
	116 Victoria Ave
	
	LV
	 $      475,000 

	Land Area (ha)
	20
	
	Rates
	 $          1,473 

	Min. Size lot (ha)
	5
	
	Interest Rate
	6.0%

	No. Sites (max)
	4
	
	Profit & Risk
	25.0%

	Realisation period (yrs)
	1
	
	
	

	
	
	
	
	

	VALUATION CALCULATIONS
	
	
	
	

	
	
	
	
	

	No of Lots - 4 sites
	
	
	
	

	Lot 1
	
	 $       380,000 
	
	

	Lot 2
	
	 $       320,000 
	
	

	Lot 3
	
	 $       320,000 
	
	

	Lot 4
	
	 $       500,000 
	
	

	
	
	 
	
	

	GROSS REALISATION
	
	 $    1,520,000 
	
	 $   1,520,000 

	
	
	
	
	 

	less GST
	15.0%
	
	
	 $       198,261 

	less Agents Commission
	5.0%
	of Gr. Real.
	 $         76,000 
	

	less advertising
	 $              500 
	per site
	 $           2,000 
	

	less Legal Fees
	 $           2,000 
	per site
	 $           8,000 
	 $         86,000 

	
	
	
	
	 

	NET REALISATION
	
	
	
	 $   1,235,739 

	
	
	
	
	 

	less Profit & Risk
	25.0%
	of Outlay.
	
	 $       247,148 

	
	
	
	
	 

	OUTLAY
	
	
	
	 $      988,591 

	
	
	
	
	

	less Development Costs
	
	
	
	

	   Development (roading, services etc)
	 $         25,000 
	per site
	 $       100,000 
	

	   Resource consent
	 $         10,000 
	
	 $         10,000 
	

	   Survey and title
	 $           5,000 
	per site
	 $         20,000 
	

	   Reserve Contribution
	 $           7,500 
	3 sites
	 $         22,500 
	

	
	
	
	 
	

	
	
	
	 $       152,500 
	

	Interest on Outlay 
	
	
	 
	

	(1/2 sell down period)
	6.0%
	
	 $         29,658 
	 $       182,158 

	
	
	
	
	 

	BLOCK VALUE (Excl. GST)
	
	
	
	 $      806,434 

	
	
	
	
	

	Block Value Analysis
	
	Per site
	 $       201,608 
	

	
	
	Per ha
	 $         40,322 
	

	
	
	
	
	

	Development Costs Analysis
	
	Per site
	 $         38,125 
	

	(excl. of Interest)
	
	Per ha
	 $           7,625 
	



	1.
