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Fund overview

Sylvia Park Shopping Centre, Auckland
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Economy

Capital 

markets

Property 

sector

ïNew Zealand economic recovery led by strong demand and record prices for agricultural 

commodities

ïHousehold sector cautious.  Private sector deleveraging

ïChristchurch earthquake reduces 2011 real GDP growth forecast to 0.3% (2010: 1.2%)

ïStrengthening rural sector will prevail with 2012 real GDP growth forecast at 3.4%

ïOfficial Cash Rate to remain stimulatory at 3.0%

ïUnemployment rate to improve from 6.8% peak

ïNew Zealand corporates and LPTs conservatively geared pre-GFC

ïOnly NZ$3.3 billion of debt and equity issuance across entire NZX in 2010

ïKIP five-year total returns exceed United States, Japan, United Kingdom and Australian property 

indices 

ïSubstantial improvement in availability and pricing of bank debt 

ïDemand for yield stocks positive for NZ REITs

ïInvestment grade property values have largely stabilised

ïGradual improvement in retail sales as economy recovers

ïOffice sector fundamentals forecast to improve in 2011/2012 

Fund overview

State of the market 
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ïNew Zealandôs largest listed property trust (listed 1993)

ïOnly listed property entity in the NZX 10 Index (ranked 10th as at 31-Dec-10)

ïDiversified portfolio of 15 key retail and office assets located throughout 

New Zealand

ïTotal property assets of $2.03 billion

ïCombined market capitalisation of over $1.1 billion 
(incl. NZX listed mandatory convertible notes)

ïStrong financial position with net bank debt to total assets ratio of 32.5%

ïSolid property fundamentals 
ï Occupancy 97.7% 

ï Weighted average lease term (WALT) 4.2 years

ïObjective is to optimise earnings and provide attractive long-term returns 

to investors

ï Income and investment performance enhanced through intensive asset 

management, prudent development and new investments

Fund overview

Key highlights

Largest listed 

property entity

Sound financial 

position 

Solid property 

fundamentals

Clear vision and 

strategy
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Fund overview

Global listed property indices total return

Source: Goldman Sachs & Partners NZ Research
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Total return for the five year period ended 31-Dec-10

Note: Total Return means the return to security holders, including share price movements and the reinvestment of all 

distributions. Calculated as at 31 December 2010
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Fund overview

Total returns

Total returns
For the periods to 31-Dec-10

1 year 3 year 5 year

%pa %pa cum %pa cum

KIP [Unit price $1.00] 4.1 -1.6 2.6

NZX 50 Gross Index 2.4 -6.4 -0.4

NZX Property Gross Index 3.4 -2.9 1.8

ïThe Trust has out-performed 

the two NZX indices over the 

one, three and five-year periods 

ïCumulative average Total 

Return1 of 9.5% per annum 

since inception of the Trust

Notes:

1. Total Return means the return to Unit Holders, including unit 

price movements and the reinvestment of all cash 

distributions and imputation tax credits. Calculated as at 31 

December 2010

2. Gross Return means the return to Unit Holders including unit 

price movements and reinvested dividends (excluding 

imputation tax credits).  Calculated to 31 December 2010

3. Source data obtained from NZX
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Strategy

The Plaza Shopping Centre, Palmerston North
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Strategy

Overview

ïBalance sheet protection é

é maintaining conservative gearing and diversity within the capital 

structure to optimise the cost of capital

ï Intensively manage assets é

é to maximise income and investment performance

ïPosition for growth é

é to take advantage of value added investment opportunities at the 

bottom of the cycle
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Strategy / step Achieved Details

Balance sheet protection é

é maintaining conservative gearing and 

diversity within the capital structure to 

optimise the cost of capital

ÁBalance sheet enhanced through:
ς $223 million of capital management initiatives (incl. 

institutional placement, unit purchase plan, asset sales and 

mandatory convertible note issue)

ς $303 million bank debt refinancing completed

ÁNet bank debt to total assets ratio ~32.5% 

Intensively manage assetsé

é to maximise income and investment 

performance

ÁResults of active asset management include: 
ς Occupancy improved to ~97.7% and WALT of 4.2 years 

in difficult market conditions

ς Pro-active leasing  
Å Aucklandôs largest office leasing deal of 2010 undertaken

Å 385 leasing transactions undertaken over 111,649 sqm NLA 

completed to 30-Sep-10

Position for growthé

é to take advantage of value added 

investment opportunities at the bottom 

of the cycle

ÁValue added investment opportunities undertaken 

include: 
ς Acquisition of LynnMall Shopping Centre ($174 million)

Å In target Auckland retail market 

Å Accretive from day one

ς Unconditional agreement to build new ASB Bank head 

office (~$126 million)

Strategy

Strategy progress



Portfolio overview

Vero Centre, Auckland
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Core portfolio metrics Retail Office TOTAL

Number of investment properties1,2 7 8 15

Value3 $1.28b $0.69b $1.97b

Percentage of investment portfolio1,2 65% 35% 100%

Net lettable area [sqm]1,2 224,101 158,062 382,163

Number of tenants1,2 791 142 933

Occupancy1,2 99.0% 96.0% 97.7%

Weighted average capitalisation rate4 7.6% 8.4% 7.9%

Weighted average lease term [years]1,2 3.9 4.6 4.2

Portfolio overview 

Key portfolio metrics

Notes:

1. All statistics as at 31 December 2010 unless otherwise stated

2. Excludes Investment Properties classified as ñOther Propertyò, ie adjoining, development and non-core properties (value $63.2m / 3.1% of total portfolio)

3. With the exception of LynnMall Shopping Centre, all property values are stated as at 30 September 2010.  LynnMall Shopping Centre was acquired on 31 December 2010 

and is stated at its acquisition price

4. Capitalisation rates are stated as at 31 March 2010 in accordance with annual independent valuations undertaken as at that date
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Sylvia Park
Shopping Centre 

Auckland

NLA: 71,235 sqm

Value:  $453.2m

Northlands
Shopping Centre 

Christchurch

NLA: 42,276 sqm

Value:  $236.8m

The Plaza
Shopping Centre 

Palmerston North

NLA:  32,400 sqm

Value:  $195.6m

LynnMall
Shopping Centre

Auckland

NLA: 31,384 sqm

Purchase: $174.0m (Dec-10)

Portfolio overview

Key retail assets

Note: With the exception of LynnMall Shopping Centre, all property values are stated as at 30 September 2010.  LynnMall Shopping Centre was acquired on 31 December 2010 and 

is stated at its acquisition price
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Vero Centre
Auckland

NLA: 39,490 sqm

Value:  $265.7m

National Bank 

Centre
Auckland

NLA: 26,141 sqm

Value:  $98.3m

Majestic Centre 
Wellington

NLA: 24,387 sqm

Value:  $103.5m

Unisys House
Wellington

NLA: 22,158 sqm

Value:  $79.8m

Portfolio overview

Key office assets

Note: All property values are stated as at 30 September 2010
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Auckland
52%

Hamilton
6%

Palmerston North
10%

Wellington
16% Christchurch

15%

Retail
63%

Office
34%

Other 
3%

Portfolio overview

Sector and regional diversification

By value [by %] Auckland Wellington Christchurch
Palmerston 

North
Hamilton

TOTAL
% by sector

Retail 30 5 12 10 6 63

Office 20 11 3 - - 34

Other 2 - - - 1 3

TOTAL %  by region 52 16 15 10 6 100

Regional 

diversification
By value

Sector 

diversification
By value
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Portfolio overview

Lease profile

Key expiries forthcoming: Office

FY Property Tenant NLA 
sqm

12 National Bank Centre ANZ National Bank [Banking] 3,234

12 PwC Centre Beca [Consultancy] 2,139

13 Vero Centre Russell McVeagh [Legal] 7,452

13 Unisys House Crown Law [Government] 4,806

Key expiries forthcoming: Retail

FY Property Tenant NLA 
sqm

12 Centre Place Event Cinemas 2,726

12 LynnMall Farmers [Dept. store] 4,913

12 LynnMall ~50 specialty stores ~5,900

13 Sylvia Park ~100 specialty stores ~12,000

13 North City Farmers [Dept. store] 4,589

Portfolio       

WALT

4.2 yrs
ïRetail WALT: 3.9 years

ïOffice WALT: 4.6 years 

Lease expiry profile
By gross income
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Government, 7.6%

Legal, 7.7%

Consultancy, 6.6%

Insurance, 4.0%

Banking, 3.1%

Financial Svcs, 2.6%

IT / Comms, 1.4%

Other, 2.9%

NZ Chains, 24.8%

Aust. & Intern'l Chains, 
21.3%

Independents, 6.5%

Dept Stores, 5.3%

Supermarkets, 4.7%

Cinemas, 1.5%

Portfolio overview

Tenant profile

Analysis of property portfolio [939 tenants]

Portfolio
Total No. 

tenants
No. tenants NLA

Gross 

income

Retail 797 85% 59% 64%

Office 142 15% 41% 36%

Top 20 tenants 2% 51% 36%

Tenant  

diversification 
By gross income

Top 20 tenants by gross income
% of investment portfolio

0% 2% 3%

OPSM Group [Aust & Intern'l. Chains]

Crown Law Office [Government]

ASB Bank (Branches) [Banking]

Hoyts Cinemas [Cinemas]

Cotton On Clothing [Aust & Intern'l. Chains]

Ernst & Young [Consultancy]

Beca [Consultancy]

The Warehouse [Dept Stores]

Hallensteins/Glassons [Aust & Intern'l Chains]

Kmart [Dept Stores]

Just Group [Aust & Intern'l Chains]

Foodstuffs [Supermarkets]

Department of Labour [Government]

Farmers [Dept Stores]

Auckland Regional Council [Government]

Bell Gully [Legal]

Russell McVeagh [Legal]

Progressive Enterprises [Supermarkets]

ANZ National Bank [Banking]

Vero Insurance [Insurance]
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Portfolio overview

Valuations

6.0%

6.5%

7.0%

7.5%

8.0%

8.5%

9.0%

Notional Mkt 

Peak

Mar-08 Sep-08 Mar-09 Sep-09 Mar-10

Retail

Office

Total

ïEasing of capitalisation rates appears to 

have reached a cyclical high  

ï March 2010 valuations indicated almost no 

weighted capitalisation rate movement from six 

months prior

ï No significant movement in capitalisation rates 

March 2010 to September 2010 hence interim 

valuation round not undertaken

ïSince March 2008, total portfolio write-down 

(after capex, asset sales and other 

adjustments) has been $290 million, or 

~14%

Portfolio capitalisation rates

Q3 2007
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Portfolio overview

The Plaza Shopping Centre redevelopment 

Centre statistics Before On Completion

NLA [sqm] 19,700 32,017

Major tenants
Kmart, 

Countdown

Kmart, 

Countdown, 

Farmers

Mini-majors - JB Hi-Fi

Specialty shops 64 106

Carparks 684 1,200

Carpark ratio [per 100 sqm] 3.50 3.75

Project statistics

Development budget $93m

Target initial yield 7.25% - 7.40%

Budgeted base rent secured 100%

Project commenced March 2008

Project completed
18 March 2010

[JB Hi-Fi 14-May-10]
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Portfolio overview

ASB Head Office

ïLocated in Wynyard Quarter, Auckland City 

ïResource consent granted 

Project statistics 

Development budget $126.2m

Target initial yield 8.5%

Net lettable area 18,000 sqm

ASB net lettable area 93%

ASB lease term 18 years

Construction period Jun-11 to Jun-13
ASB Head Office 

location

ïDevelopment agreement conditions satisfied 

ïFletcher Construction on-site
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Portfolio overview

Acquisition of LynnMall Shopping Centre

Centre details 

Type Regional

NLA 31,384 sqm

Opened 1963

Refurbished 1999, 2008

Tenants and carparks

Major tenants Farmers Department Store, Countdown Supermarket

Mini-majors Postie Plus, Number One Shoes, JB Hi-Fi, Noel Leeming

Specialty 130  incl shops, kiosks, foodcourt and ATMs

Carparks 1,412

Property statistics

Occupancy 99.7%

Weighted average lease term 3.0 years

Moving annual turnover (incl. GST) $216m

Specialty GOC ratio (incl. GST) 14.7%
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Portfolio overview 

Acquisition of LynnMall Shopping Centre

ïImmediately accretive to earnings

ïAccords with the Trustôs objectives of providing long-term sustainable investment 

returns

ïConsistent with the Trustôs strategy of increasing exposure to the Auckland retail 

market

ïRepresents a óbottom of the cycleôinvestment opportunity

ï9% initial yield and 10.5% IRR

ïOne of only eight existing regional shopping centres in Auckland

ïNew Lynn identified as a sub-regional centre for future growth and intensification

ïExcellent accessibility through adjacent integrated rail and bus transport centre 

and planned motorway and arterial road improvements

ïSales growth in the trade area is projected to average 4.7% pa to 2020

ïPotential to add value by applying the Trustôs active management model
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Portfolio overview

Sylvia Park plan change

ïSylvia Park identified as one of three óprincipal centresô by Auckland Council 

ïPrivate plan change approved by Council in September 2010
ïThe  plan change supports Councilôs vision for a comprehensively planned sub-regional centre 

with provision for retail, entertainment, office and residential activities

ïKey provisions of the plan change include:

ïIncrease in total allowable GFA from 

148,000 sqm to 250,000 sqm

ïIncrease in allowable GFA for retail and 

entertainment activities from 75,000 sqm

to 130,000 sqm

ïIncreased height limits

ïThe successful conclusion of this plan 

change is an important and necessary 

step in the long-term strategic planning 

of the Trustôs most valuable asset

Sylvia Park Shopping Centre, Auckland



Capital management 

Majestic Centre, Wellington


