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1.0 Executive summary 

Property details 

Address 188-208 Victoria Street & 269 -269A Willis Street, Te Aro, Wellington 

Brief description The subject proposed development, known as “Aro,” is a master-planned, premium low-rise 

residential development located in Te Aro at the southern fringe of the Wellington CBD. 

It comprises 61 architectural terrace houses and 48 minimalist apartments contained within 

three to four-storey structures.  

Our valuation concerns Aro- Apartmento, a collection of low-rise apartments within a 

laneway development. The apartments are each one bedroom, 45 square metres in size, 

plus a small balcony and/or outdoor area ranging from 3-6 square metres.  

Interest valued /Title (CFR) Unit-titled interest 

Valuation summary 

Prepared for  The Crown 

Instructed by Miro Street Limited 

Valuation date 15 May 2020 

Basis of valuation Market Value for purchase 

Valuation approaches Capitalisation and Sales Comparison 

Gross realisation $18,580,000 

(Eight Million Five Hundred And Eighty Thousand Dollars) 

Mortgage recommendation On the basis of our assessed market value, the subject property provides adequate and 

suitable security for a first mortgage advance. 

Valuers and qualifications Ken Blucher, Dip Val, FNZIV, FPINZ 

Registered Valuer - Director Valuations 

 

Role in valuation report Principal Valuer  
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Limitations and critical assumptions 

This valuation is subject to: 

 Resource consent has been granted for a 109 apartment development; 

 Building consent has been granted for the development as outlined in the resource consent; 

 Completion of the proposed development in accordance with documentation relied upon for valuation; 

 Code Compliance Certificates issued upon completion; 

 Separate Record of title for each unit-titled apartment; 

 Inspection by the valuer following practical completion of the development; 

 The overriding limitations and conditions contained in the body of the report. 

All data provided in this summary is wholly reliant on and must be read in conjunction with information provided in the 

attached report. Furthermore, the information outlined above may be subject to specific limitations and assumptions which 

may affect the value and/or saleability. It is a synopsis only designed to provide a brief overview and must not be acted on 

in isolation. 

Key property characteristics 

 Fringe city location 

 Ongoing apartment development in the immediate area 

 Close to Cuba precinct 

 Good motorway access.  
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2.0 Introduction and scope of work 

2.1 Instructions 

Instructed by: Miro Street Limited 

Basis of valuation In accordance with instructions received, we have assessed the Market Value ‘as 

completed’, of the proposed apartments within the Aro Apartmento development.  

Purpose of valuation Market value 

Date of valuation 15 May 2020 

Date of inspection 15 May 2020 

2.2 Restrictions on use and publication 

This valuation is for the use only of the parties to whom it is addressed and for no other purpose. No responsibility is 

accepted to any third party who may use or rely on the whole or any part of the content of this valuation. 

Neither the whole nor any part of this valuation report or any reference to it may be included in any published document, 

circular or statement without the written approval of Darroch as to the form and context in which it may appear. 

2.3 Identification and status of the valuer 

We confirm that: 

 The signing valuer has prepared the valuation report on behalf of Darroch; 

 The valuer is in a position to provide an objective and unbiased valuation and competent to undertake the valuation; 

 The valuer does not have any material connection or involvement with the subject of the valuation assignment or the 

party commissioning the valuation; 

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

2.4 Valuation standards 

Our valuation has been prepared in accordance with International Valuation Standards (IVS) effective 31 January 2020 and 

Property Institute of New Zealand (PINZ) standards. 

2.5 Market value 

Market value is defined as: 

“the estimated amount for which an asset or liability should exchange on the valuation date between a willing buyer 

and a willing seller in an arm’s length transaction, after proper marketing and where the parties had each acted 

knowledgeably, prudently, and without compulsion.” 

The Market value has been assessed in accordance with the valuation policies in Appendix 1. 
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2.6 Information relied upon 

We have been provided with the following information from Earl Hope-Pearson, which has been adopted in the valuation 

process: 

 Instructions dated 28 April 2020 

 Proposed plans for the development 

 Specifications document for the development 

 Resource consent for the proposed development. 

Our valuation has proceeded on the basis that the supplied information is true and correct. 

2.7 Valuation Assumptions 

The valuation “as completed” is subject to the following qualifications 

1. Satisfaction of Resource and Building Consent requirements. 

2. All works being carried out in accordance with accepted trade practices and to a high standard. 

3. That the property will be developed and completed according to the plans provided and described herein and that the 

standard of construction is in accordance with that assumed within this report. It should be specifically noted that any 

significant deviation in respect of style, layout, design and construction standards will invalidate the value conclusions 

reached in this report. 

4. The issuing on completion of a Code Compliance Certificate by Wellington City Council. 

5. Issuance of individual Records of Title for each unit titled apartment. 

6. The values reported herein are based on data collected and reviewed as at the date of this report. The valuer assumes 

no responsibility for unforeseeable events that alter market conditions prior to the completion of the development.  

7. As a result of Covid-19, business has been significantly affected and the normal operation of the economy and 

property market has been disrupted causing significant market uncertainty and lack of relevant comparable 

information.  Risk has also increased as a result of future uncertainties.  The valuation is therefore subject to a wider 

range of variation than when the economy was operating as normal. 

This report should be read in conjunction with the Declaration of Valuation Principles where applicable. 
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3.0 The land 

3.1 Legal description 

The property totalling 4136 square metres is described within three Records (formerly Certificate) of Title described as 

follows: 

Property address 188-208 Victoria Street 

Identifier 527445 

Legal Lot 2 Deposited Plan 433344 – subject to ROW 

Estate Fee simple 

Land area 3,433 square metres  

Registered proprietor Miro Street Limited 

Registered interests  Appurtenant hereto is a restricted right of way created by Transfer 170947 (affects part 

formerly contained in CT WN358/91) 

 Subject to a right of way (limited as to height) over part marked A DP 433344 created by 

Transfer 171015 

 Subject to a right of way (limited as to height) over part marked A DP 433344 created by 

Transfer 171016 

 Appurtenant hereto is a right of way created by Conveyance 34053 (55/959) (affects part 

formerly in CT WN8D/362) 

 787985 Conditions of Consent by The Wellington City Council to the construction of a cellar 

on the part herein formerly contained in CT WN10A/1353 

 Subject to a right of way (limited as to height) over part marked A DP 433344 created by 

Transfer 170947 

 Z194 Conditions of consent to a right of way over part formerly part CT WN10A/1353 

 Subject to Section 3 Petroleum Act 1937 

 Subject to Section 8 Atomic Energy Act 1945 

 Subject to Section 27B State-Owned Enterprises Act 1986 (which provides for the 

resumption of land on the recommendation of the Waitangi Tribunal and which does not 

provide for third parties, such as the owner of the land, to be heard in relation to the 

making of any such recommendation) 

 Subject to Section 3 Geothermal Energy Act 1953 

 Subject to Part IV A Conservation Act 1987 

 Subject to Section 6 and 8 Mining Act 1971 

 Subject to Section 5 and 261 Coal Mines Act 1979 

 K3127 Conditions of Consent to a right of way over part land formerly in CsT WN328/114 

and WN358/91 

 Appurtenant hereto is a right to overhang eaves created by Transfer 170946 (affects the 

part formerly contained in CT WN328/114) 

 Subject to a right of way (limited as to height) over part marked A DP 433344 created by 

Transfer 170946 

 11601429.2 Mortgage to ANZ Bank New Zealand Limited 
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Property address 269 Willis Street 

Identifier WN328/113 

Legal Lot 5 DP 6846 and Pt Sec 143 Town of Wellington 

Estate Fee simple 

Land area 453 square metres  

Registered proprietor Miro Street Limited 

Registered interests  Condition of Consent by the Wellington City Corporation to the right of way over the 

part coloured blue on DP 6846 appurtenant to Lot 5 DP 6846 but not appurtenant to 

any subdivision of said Lot 5 – K3127 

 Appurtenant hereto is a right of way created by Transfer 170946 

 Subject to a right (limited as to its duration) to overhang eaves over part created by 

Transfer 170946 

 The right of way created by Transfer 170946 is subject to the Council’s conditions of 

consent contained in Document K3127 

 Compensation Certificate pursuant to Section 19 Public Works Act 1981 – 556100.1 

 Mortgage to ANZ Bank New Zealand Limited – 11601429.2 

Property address 269A Willis Street 

Identifier 685839 

Legal Sec 2 SO 472109 

Estate Fee simple 

Land area 250 square metres  

Registered proprietor Miro Street Limited 

Registered interests  336 Order in Council exempts Vivian St. from provision of (now) Section 128 Public 

Works Act 1928 

 Compensation Certificate pursuant to Section 19 Public Works Act 1981 – 556100.1 

 Mortgage to ANZ Bank New Zealand Limited – 11601429.2 

Property address 269 Willis Street 

Identifier WN299/117 

Legal Part Town Section 143 City of Wellington 

Estate Fee simple 

Land area 233 square metres  

Registered proprietor Miro Street Limited 

Registered interests  Compensation Certificate pursuant to Section 19 Public Works Act 1981 – 556100.1 

 Mortgage to ANZ Bank New Zealand Limited – 11601429.2 

A copy of the Records of Title is attached at Appendix 2 for further information. 

A right of way affects the main title adjoining the rear boundary of 269 and 269A Willis Street. 

The interests are not considered to materially affect the value of the property particularly as all the titles are held under 

single ownership. 
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3.2 Resource management 

Local authority Wellington City Council 

Status of plan Operative 

Zoning/Activity area Central Area providing for a wide range of activities. 

Permitted activities Any activity permitted, however some activities are controlled, restricted or unrestricted 

discretionary. All activities are subject to conditions relating to noise, discharge, lighting, 

vehicle parking and a number of other factors.  

Development controls Conditions relating to building design, appearance and siting may be imposed. 

 The height limit for this site is 27 metres 

 

3.3 Resource consent 

We have been provided with a copy of the resource consent dated 7 April 2020. This relates to a multi-unit development 

consisting of 48 apartments and 61 townhouses and associated earthworks at 188-208 Victoria Street and 263-269A Willis 

Street, Te Aro.  

This was processed as a Discretionary (Restricted) Activity and consent was granted by Wellington City Council subject to 

various conditions.  

There is a requirement to remediate any site contamination.  

3.4 Rating valuations 

The Rating Valuations of the properties as at 1 September 2018 were: 

 188-208 Victoria 

Street 

269 Willis Street 269A Willis Street Total 

Land value $8,350,000 $1,410,000 $850,000 $10,610,000 

Value of 

improvements 

Nil Nil Nil Nil 

Capital value $8,350,000 $1,410,000 $850,000 $10,610,000 

 

These valuations as vacant sites are for rating purposes only. Often these assessments are undertaken on an indexed or 

kerbside basis and may vary significantly from current market values.  

3.5 Location 

The property is located in Te Aro at the intersection of Willis Street, Vivian Street and Victoria Street.  

Surrounding development is a mixture of low to medium-rise commercial and residential development. Cumberland House, 

a nine-storey accommodation building acquired by Victoria University, is located immediately to the north.  

The property is close to motorway access points, restaurants and cafes within the Cuba precinct.  

The location of the property is shown on the map below: 
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Source: Property Guru (CoreLogic Limited) 

3.6 Site description 

Shape Irregular-shaped site. The site enjoys three road frontages, though access to Victoria Street 

(SH 1) would be restricted. 

Site area 4,136 square metres  

Contour Generally level, with slight cross fall from Willis Street to Victoria Street.  

Aspect Generally, the site has a south-westerly aspect.  

Services All normal city services are available to the site. 

 

3.7 Environmental issues 

Our enquiries of the Greater Wellington Regional Council (GWRC) indicate the following. 

Contamination The property does not appear on the council’s ‘Selected Land Use Register’ (SLUR) as a site 

that has used, stored or disposed of hazardous substances. This does not necessarily mean 

the site is not contaminated, only that the GWRC has no evidence of contamination at the 

site.  

Environmental issues We are not qualified to assess the presence or extent of any contamination and recommend 

that appropriate professional advice be sought if this is of concern.  

Our valuation is conditional upon the land being free of any contamination or industrial 

waste problems. Should environmental concerns be encountered, our valuation may require 

amendment. 
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4.0 The improvements 

4.1 Current improvements 

The site is currently sealed and used for carparking purposes. A small industrial building is located at the south-western 

corner of the site. It is proposed to demolish the improvements and construct the apartment blocks over the majority of the 

site. 

 

Vivian Street frontage 

4.2 Proposed development 

Aro is a master-planned, premium low-rise residential development comprising 61 architectural terrace houses and 48 

minimalist apartments.  

Contained in three to four-storey structures, there are various blocks covering the majority of the site. All blocks are 

connected by a common glazed roof open area atrium designed to emulate the laneway living that underpins the Aro 

development. 

The subject apartments called Aro Apartmento, are clustered towards the northern end of the site, adjacent to Cumberland 

House. Contained in four-storey structures, each block is serviced by a landscaped laneway, with apartments on the eastern 

and western side having direct access onto Willis Street and Victoria Street.  

The exterior will be constructed on an engineered concrete foundation, with in situ reinforced concrete slabs over 

polystyrene insulation and DPC membrane.  

External walls will be of precast concrete panels, with an off-board painted concrete finish. The roofing will be a longrun 

metal roof with colour-matched spouting and downpipes.  Double Glazing will be fitted throughout. 

The fitout will be to a good quality, as follows:  

Kitchen/Living Area 

 Melteca cupboards, Formica laminate benchtop, Bosch pyrolytic oven, induction cooktop, dishwasher, Insinkerator and 

vented rangehood. 

 The floor will be engineered oak timber. 
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Bathroom 

 Fitted with a tiled showerbox, European porcelain vanity, European tapware, porcelain WC, electric towel rail, ducted fan 

and chrome accessories.  

 The floor will be tiled.  

Bedroom 

 Double bedroom with wardrobe and carpeted floor. 

Lounge/Dining Area 

 Engineered oak floor and electric radiator heaters.  

Other Features 

 LED recessed downlighting throughout 

 Full height hollow core doors 

 Cat 6 cabling and data outlets 

 Mains wired smoke detectors 

 Energy-efficient electric radiator heaters 

 Heat recovery unit to bedrooms 

 Sprinklers in each apartment 

 A small balcony and/or outdoor space is provided with each apartment.  

 

A typical floor layout is as follows: 

  

 



Market Valuation | 188 Victoria Street, Te Aro, Wellington | Darroch | 2020 

 

Page 14 

5.0 The market 

5.1 General economic commentary 

Many economic factors are considered when valuing a property beyond rental or sales transactions. The following section 

provides commentary on some primary economic factors that influence property transactions. 

The growth picture for the New Zealand economy is uncertain with many economic commentators forecasting a recession. 

This has been induced by two negative shocks: The Covid-19 coronavirus outbreak and the worsening drought conditions 

across the North Island. With strict travel restrictions and isolation provisions implemented for all of New Zealand from 16 

March, we expect this to negatively affect the economy in the short term. These developments will reflect a decline in 

exports. There is a significant uncertainty with regards to effects from the coronavirus on the domestic and global economy. 

Estimates indicate no economic growth for the March quarter and long term outlook is expected to be an annual GDP 

growth to average around 2.30% over the next 5 years.  

The New Zealand government has announced a spending package of some $12.1 billion or approximately 4% of GDP to 

combat the effects of Covid-19 on the economy. The support package includes a $500 million boost for health, $8.7 billion 

in support for businesses and jobs and $2.8 billion for income support and boosting consumer spending.  

Businesses remain pessimistic about the economy, with business struggling to pass on rising costs in the form of higher 

prices, profitability continues to deteriorate.  

Up to March net migration remained high with the data showing strong net inflows into the country. Net migration was 

34,000 in the December year, down from a 64,000 in 2016. Notwithstanding the tourist industry is now in crisis following 

halt on all International and majority of domestic travel as a consequence of the Covid-19 outbreak. 

Headline inflation was 1.9% percent for the year to December 2019, as higher transport and housing and household utilities 

weigh on inflation. The OCR was cut to 0.25% on 16 March to combat the deteriorating New Zealand economic outlook 

and the effects of the Covid-19 outbreak. This is consistent with the United States of America Federal Reserve and Reserve 

Bank of Australia cutting interest rates by 100 points and 50 points to 0.00% and 0.50% respectively in the month of March.   

During 2019 and the early part of 2020 the residential housing market showed signs of strength, supported by record low 

mortgage rates and strong population growth.  There is now considerable uncertainty as to how Covid-19 will affect the 

property market.  Job security is a key factor in the market with many purchasers taking a cautious ‘wait and see’ approach. 

This fall off in demand is likely to impact on the development market and reengineering of building practices to meet new 

health and safety standards is likely to add further cost and increased build times. 

To some extent, these factors are being offset by Government support and funding initiatives for businesses and 

households alike.  Deferral of Capital requirements for the banking sector should provide further stimulus for banks to 

continue lending.  Notwithstanding banks continue to monitor individuals’ risk of job losses and affordability in order to 

reduce risk.  

  



Market Valuation | 188 Victoria Street, Te Aro, Wellington | Darroch | 2020 

 

Page 15 

We outline the following key economic indicators in Table 1.  

Table 1:  Summary of economic indicators 

Indicator Annual change One year forecast Comment 

GDP growth ↓ ↓ 
GDP grew by 0.70% in the September 2019 quarter showing 

an annual growth of 2.70%. 

Net migration / 

population growth 
↓ ↔ 

Net migration decreased to 34,000 in the year ending 

December, down from a peak of 64,000 in 2016. 

Inflation – CPI ↑ ↑ 
CPI of 1.90% for the year to December, as higher transport 

and housing and household utilities weigh on inflation. 

Official cash rate ↓ ↓ 
The OCR was cut to record lows from 1.00% to 0.25% in an 

emergency announcement made by the RBNZ in March.   

90 day bank bills ↓ ↓ 
1.18% in February 2020, decreasing from 1.27% in January 

2020.  

Source:  NZIER, RBNZ and Statistics NZ 

5.2 Covid-19 (Coronavirus) 

Cases of Covid-19 were first reported to the World Health Organisation (WHO) on 31 December 2019 from China. Since this 

announcement Covid-19 has spread and been confirmed in multiple countries and territories worldwide as advised from 

WHO. Currently the most affected countries include China, Italy, Iran, South Korea, Spain, Germany, France and the United 

States of America. 

Covid-19 is now classified as a pandemic, causing worldwide stock markets to fall significantly, and global uncertainty. 

To fight the spread of Covid-19 within New Zealand, Central Government announced strict border controls with a fourteen-

day isolation period implemented for anyone entering into New Zealand from 19 March 2020. Subsequently the 

government announced a lock down of all New Zealanders at home for four weeks from 25 March (a Covid-19 Level 4 

response). Further, the government committed to a large ($9 billion plus) spending programme to support businesses and 

individuals as required. 

The Reserve Bank of New Zealand has also decreased the official cash rate by 0.75% to sit at 0.25% for a twelve month 

period. The Reserve Bank of New Zealand has stated  

“Since the outbreak of the virus, global trade, travel, and business and consumer spending have been curtailed significantly. 

The negative impact on the New Zealand economy is, and will continue to be, significant. Demand for New Zealand's goods 

and services will be constrained, as will domestic production. Spending and investment will be subdued for an extended period 

while the responses to the Covid-19 virus evolve." 

This is a recent and very fluid situation that is changing daily. As yet there is no evidence that Covid-19 has impacted 

negatively on the Hutt commercial /industrial market up to the date of the announcement of the strict border controls. 

Sales after this date will provide a better understanding of the impact, if any the virus has had on the market. Two other 

factors that will influence the market include significantly cheaper interest rates and reductions in first home buyers Kiwi 

Saver investments impacting on the house deposit scheme.” 
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Special Assumptions: 

We have valued this property using the most recent sales available, all of which were pre Covid transactions.  

At the time of valuation the country had moved to Covid-19 Alert Level 2.  This followed an 8 week lockdown period under 

Alert Levels 3 and 4. Signifying a pause in the market, anecdotally there are signs that the property market is slowing and in 

the medium term economists predict a decline in property prices anywhere from 5-10%. 

This is supported by comparison to trends following the GFC where house prices fell 6% on average. Notwithstanding, 

areas that rely on tourism such as Queenstown, Rotorua and the Far North are likely to suffer the greatest impact.   

The GFC also marked a halt to residential and commercial development in Wellington City with a consequent drop of 

between 25% to 35% for development land within the inner city and outlying areas.  

Without concrete information it is therefore difficult to predict the likely impact of Covid-19 and it is considered a 

progressive reinstatement of the economy back to Alert Level 1 and 2, without any relapse, should provide the best 

outcome for economic recovery.  

As such, we have relied on published sales information to hand, which at the date of valuation did not provide any clear  

trends to support that further allowance should be made for any negative impact on the market from Covid-19.   

Notwithstanding, as a result of Covid 19, there is significant uncertainty in the market due to business disruption, ongoing 

restrictions and future uncertainty for the economy, businesses and individuals alike. The valuation is therefore subject to a 

wider range of variation than pre Covid, when the economy was operating normally. 
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6.0 Rental evidence 

According to the Ministry of Business, Innovation and Employment (MBIE), the market rents for the period for 1 November 

2019 to 30 April 2020 for one, two and three bedroom flats and apartments within Lambton and Te Aro are as follows: 

Apartment     

Size Bonds received Lower quartile Median rent Upper quartile 

1 bedroom 347 $390 $440 $520 

2 bedrooms 200 $535 $600 $697 

3 bedrooms 88 $690 $750 $850 

4 bedrooms 41 $893 $910 $1,000 

5+ bedrooms 30 $1,100 $1,230 $1,300 

Flat     

1 bedroom 7 $351 $385 $419 

2 bedrooms 6 $450 $520 $685 

4 bedrooms 6 $900 $1,000 $1,300 

 

The evidence above indicates that one bedroom apartments in these central Wellington areas range between $390 and 

$520 per week. 

It is our opinion that, given the good quality and location of the proposed development, a market rental for the subject 

apartments would be towards the upper end of the range.  
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7.0 Sales evidence 

In order to establish a market value for the proposed apartments, we have in accordance with normal valuation practices 

considered and analysed a number of sales. This method of valuation is usually referred to as a direct comparison 

approach. This approach involves the analysis of sales in making comparisons with the subject property after allowances for 

differences such as the location, size, quality, views and any other special features. 

7.1 Apartment sales 

In order to determine the value of the apartments, we have analysed recent sales of similar apartments that have been 

newly constructed and are within close proximity to the subject. These have been separated into one and two bedroom 

apartment sales which have been analysed to ascertain an investment yield and which have been analysed to show a net 

dollar rate per square metre. These are as follows:  

 

 

 

 

 

 

Address Complex Suburb Sale 

Date

Sale 

Price

Type Floor 

Area

Deck/court

yard

CVNR Equivalent 

CVNR

Gross 

Return

Level Carpark Age of 

Apartment

One Bedroom Apartment Sales

U9D/30 Taranaki Street Bellagio Te Aro Mar-20 $575,000 1 Bed, 1 bath 51 N $11,275 $11,275 4.78% L9 Nil 2010-2019

U209/22 Herd Street Chaffers Dock Te Aro Feb-20 $650,000 1 Bed, 1 bath 58 Y $11,207 $10,484 4.62% L2 Nil 2000-2009

U1I/82 Cable Street Piermont Te Aro Nov-19 $565,000 1 Bed, 1 bath 55 Y $10,273 $9,843 4.65% L1 Nil 2000-2009

UA35/10 Ebor Street Sanctum apartments Te Aro Jan-20 $633,000 1 Bed, 1 bath 49 Y $11,898 $12,412 4.42% L3 1 secure 2000-2009

1412/74 Taranaki Street Soho apartments Te Aro Jan-20 $385,000 1 Bed, 1 bath 43 Y $8,953 $8,632 6.23% l14 Nil 2010-2019

1515/74 Taranaki Street Soho apartments Te Aro Feb-20 $340,000 1 Bed, 1 bath 35 N $9,714 $9,714 6.25% L15 Nil 2010-2019

U415/74 Taranaki Street Soho apartments Te Aro Feb-20 $375,000 1 Bed, 1 bath 38 Y $9,868 $9,470 6.13% L4 Nil 2010-2019

U521/74 Taranaki Street Soho apartments Te Aro Jan-20 $329,000 1 Bed, 1 bath 34 N $9,676 $9,676 6.46% L5 Nil 2010-2019

U16/42 Abel Smith Street Tattoo Apartments Te Aro Jan-20 $642,420 1 Bed, 1 bath 52 Y $12,354 $11,638 4.28% Grd Nil 2010-2019

1002/111 Molesworth Street The Frame Thorndon Jan-20 $571,000 1 Bed, 1 bath 50 N $11,420 $11,420 5.04% L10 Nil 2010-2019

U407/8 Wigan Street The Wigan Te Aro Oct-19 $463,000 1 Bed, 1 bath 43 Y $10,767 $10,381 5.08% L4 Nil 2010-2019

U608/8 Wigan Street The Wigan Te Aro Nov-19 $471,000 1 Bed, 1 bath 40 Y $11,775 $11,322 5.04% L6 Nil 2010-2019

U310/19 College Street Trinity Apartments Te Aro Feb-20 $545,000 1 Bed, 1 bath 50 Y $10,900 $10,562 4.59% L3 Nil 2000-2009

1005/166 Victoria Street Victoria St Precinct Te Aro Jan-20 $595,000 1 Bed, 1 bath 51 N $11,667 $11,667 4.41% L10 Nil 2010-2019

1105/166 Victoria Street Victoria St Precinct Te Aro Feb-20 $565,000 1 Bed, 1 bath 51 N $11,078 $11,078 4.65% L10 Nil 2010-2019

$10,855 $10,638

Subject

V 3.2 - Victoria St Aro- Apartmento Te Aro Mar-20 $620,000 1 Bed, 1 bath 45 Y $13,778 $12,917 4.35% L3 Nil 2020

V 4.1 - Victoria Street Aro- Apartmento Te Aro Mar-20 $630,000 1 Bed, 1 bath 45 Y $14,000 $13,125 4.37% L4 Nil 2020

V 4.2 - Victoria St Aro- Apartmento Te Aro Mar-20 $630,000 1 Bed, 1 bath 45 Y $14,000 $13,125 4.37% L4 Nil 2020

W 4.2 - Willis Street Aro- Apartmento Te Aro Mar-20 $625,000 1 Bed, 1 bath 45 Y $13,889 $13,021 4.40% L4 Nil 2020

$13,917 $13,047

Two Bedroom Apartment Sales

105/111 Dixon Street DXN apartments Te Aro Feb-20 $700,000 Dual Key 1 bed & studio 71 Y $9,859 $9,642 6.21% L1 Nil 2010-2019

803/111 Dixon Street DXN apartments Te Aro Nov-19 $725,000 Dual Key 1 bed & studio 71 Y $10,211 $9,986 6.14% L8 Nil 2010-2019

905/111 Dixon Street DXN apartments Te Aro Feb-20 $760,000 Dual Key 1 bed & studio 71 Y $10,704 $10,468 5.99% L9 Nil 2010-2019

1222/74 Taranaki Street Soho apartments Te Aro Dec-19 $475,000 2 Bed, 1 bath 49 Y $9,694 $9,387 5.79% L12 Nil 2010-2019

U688/233 Cuba Street The Wellington Te Aro Oct-19 $575,000 2 Bed, 1 bath 55 Y $10,455 $10,017 5.65% L6 Nil 2000-2009

U607/19 College Street Trinity Apartments Te Aro Dec-19 $650,000 2 Bed, 1 bath 66 Y $9,848 $9,615 4.04% L6 Nil 2000-2009

U781/233 Cuba Street The Wellington Te Aro Jan-20 $585,000 2 Bed, 2 bath 63 Y $9,286 $8,945 5.56% L7 Nil 2010-2019

$10,008 $9,723
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From the above evidence, one bedroom apartments range from $350,000 to $650,000. The lower end are generally smaller, 

mid-quality apartments in larger developments such as Soho Apartments.  

The upper range tends to be for higher-quality apartments in developments close to the waterfront such as Chaffers Dock, 

Piermont and Sanctum Apartments.  

The best comparison to the subject tends to be new builds such as Victoria Street Precinct and Tattoo Apartments. All are 

typically 40-52 square metres, though all are high-rise developments offering views of the Town Belt or harbour.  

Sales within these developments range from $565,000 to $642,000, or a Capital Value Net rate (CVNR) of $11,000 psm to 

$12,000 per square metre. These are considered of lower quality than the subject apartments.  

We are also aware of sales within the Victoria Lane development. In Stage 1, sales of one bedroom apartments on the lower 

floors were typically between $600,000 and $650,000 for a 52 square metre apartment, or $11,540 psm. 

More recently, prices for similar apartments on the upper levels benefiting from good sun and outlook, are in excess of 

$800,000, or above $15,000 psm.  

Subject development 

Within the Aro Apartments complex there are two blocks fronting both Willis and Victoria Streets. These offer a sunnier 

aspect, plus balconies are provided in addition to an outdoor courtyard. We are aware of various conditional sales ranging 

between $620,000 and $630,000, or $13,800 to $14,000 per square metre. All are on the upper levels 3 and 4.  

Allowing for the value of the deck/balcony, the equivalent Capital Value net rate reduces to $12,900 to $13,100 psm.  

These prices highlight the low-rise nature and high-quality fitout on offer.  

This sets the upper limit compared to the ground floor apartments and those off the Aro laneway, which have a more 

southerly aspect and do not have balconies.  
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8.0 Valuation - Apartments 

We have considered the value of the proposed apartments under the following approaches: 

8.1 Comparable sales approach 

The comparable sales approach is the prime determinant of value for a property of this nature. This involves the analysis of 

sales and comparisons with the subject property after allowances for differences such as location, apartment size, views, 

quality and layout. We have utilised this approach in assessing the value of the subject apartments. From our analysis we 

have adopted capital value net rates range of $12,200 up to $12,800 psm, with the rate typically increasing on the upper 

floors or fronting the street. 

The assessed prices reflect the desirability of the location, quality of the building and the ‘buy in’ price for newer bedroom 

apartments within the central city.  

8.2 Direct capitalisation 

The income approach (investment valuation approach) has been adopted as a check approach. This approach involves 

capitalising the actual contract and/or potential net income at an appropriate market derived rate of return to arrive at a 

capitalised value. This value is then adjusted for property specific factors. 

We have valued the subject residential apartments by capitalising the market rent at an appropriate rate of return based on 

the sales noted earlier. 

From our analysis, returns for residential apartments typically range from 4.2% to 5% for newer, smaller apartments 

increasing up to 6.5% for inferior apartments in more peripheral locations, or dual key apartments. Given the style, quality 

and location, we have adopted a capitalisation rate range of 4.5% - 4.6% for the subject units depending upon position 

within the complex. 

 

Our workings of individual valuations for each apartment under each approach are shown in Appendix 4. 
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9.0 Valuation conclusion 

9.1 Gross realisation 

We summarise the gross realisation of the 32 apartments as follows: 

$18,580,000 

(EIGHTEEN MILLION FIVE HUNDRED AND EIGHTY THOUSAND DOLLARS) 

All residential apartments are assessed on a GST inclusive basis, if any.  

This valuation is subject to the limiting conditions noted below and overriding stipulations in the body of the report, etc as 

noted in Section 2.7 of our report. 

9.2 Certification 

9.2.1 Experience 

The principal signatory has a minimum of five years’ experience in valuing the subject class of asset, has all appropriate 

qualifications and registrations enabling them to practice as a valuer. 

9.2.2 Independence 

The signatory has no direct or indirect pecuniary or other interests in the property being valued, and are not aware of any 

other potential conflicts of interest. 

9.2.3 Professional indemnity cover 

We certify that Darroch hold professional negligence insurance for an amount not less than 20% of the subject valuation 

assessment. 

 

 

Ken Blucher, Dip Val, FNZIV, FPINZ 

Registered Valuer - Director Valuations 

Darroch 

 

Ground Floor, South Tower, Datacom House 

68 Jervois Quay, Wellington 6011, New Zealand 

 

Tel +64 (0)4 460 3846 / +64 (0) 21 190 1025 

 

 

Licensed Real Estate Agent (REAA) 2008 
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Appendices 
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Appendix 1 – Valuation policies 

Publication 

Neither the whole nor any part of this valuation report or any reference to it may be included in any published document, circular or 

statement without the written approval of Darroch as to the form and context in which it may appear. 

Information 

Information has generally been obtained from a search of records and examination of documents or by enquiry to Government 

Departments or Statutory Authorities. Where it is stated in the valuation report that information has been supplied to us by another 

party, this information is believed to be reliable but we can accept no responsibility if this should prove to be not so. 

Confidentiality 

Our responsibility in connection with this valuation report is limited to the client to whom it is addressed; we disclaim all 

responsibility and accept no liability to any other party. 

Purpose of valuation 

This valuation report has been prepared for the specific purpose stated. Any party that relies upon it for an alternative purpose 

without reference to Darroch does so at its own risk. 

Mortgage recommendation 

The value provided in this valuation is our opinion of the market value on a willing buyer/willing seller basis. 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 current 

market value given in this. Additionally the margin should also recognise the consequences and costs of a forced sale. 

Structural survey 

This report has been undertaken for valuation purposes only and is not a structural survey. The valuer is not a building construction 

and/or structural expert and is therefore unable to comment as to the structural soundness of the improvements. We have 

undertaken a visual inspection of the building/s but have not commissioned a structural survey or tested any of the services and are 

therefore unable to confirm that these are free from defect. We have not inspected the unexposed or inaccessible parts of the 

building/s and are unable to certify that these are free from defect. Any elements of deterioration apparent to the general state of 

repair of the building/s have been noted and reflected in our valuation. No undertaking is given about the structural soundness, 

weathertightness, or durability of any building or building element associated with the structure. No undertaking is given about the 

absence of rot, insect or pest infestation, nor the use in construction of materials such as asbestos or other materials now considered 

hazardous.  

Title boundaries 

We have made no survey of the property and assume no responsibility in connection with such matters. Unless otherwise stated it is 

assumed that all improvements lie within the title boundaries. We reserve the right to amend our valuation should this not be the 

case. 

Plant and machinery 

The valuation is conditional upon any hot and cold water systems, drainage systems, electrical systems, air conditioning or 

ventilating systems and other installations being in proper working order and functioning for the purpose for which they were 

designed. 

Site or environmental contamination 

Our valuation and report is conditional upon the land being free of any contamination or industrial waste problems unless otherwise 

noted. 
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Measurements 

All property measurement is carried out in accordance with the Guide for the Measurement of Rentable Areas issued by NZPC/PINZ 

unless we specifically state that we have relied upon another source of information or method. 

Compliance 

Unless otherwise stated in our report our valuation is on the basis that the property complies with the Building Act 2004, Health and 

Safety in Employment Act 1992, Evacuation of Buildings Regulations 1992 and Disabled Persons Community Welfare Act 1975 or that 

the legislation has no significant impact on the value of the property. 

Registrations 

Our investigation has included searching of the Record(s) of Title and, if appropriate and where available, the ground and/or building 

lease(s) and other relevant tenancy schedules and documents. Unless stated otherwise our report is subject to there being no 

detrimental or beneficial registrations affecting the value of the property other than those appearing on the title(s) so valued in this 

report. Such registrations may include Wahi Tapu registrations and Historic Places Trust registrations. 

Forecasts 

Every effort has been made to ensure the soundness and accuracy of the opinions, information and forecasts expressed in this 

report. Information, opinions and forecasts contained in this report should be regarded solely as a general guide. While we believe 

statements in the report are correct, no liability is accepted for any incorrect statement, information or forecast. Darroch disclaim any 

liability which may arise from any person acting on the material within. Readers should take advice from a professional staff member 

of Darroch prior to acting on any matter contained in this report. 

Market movement 

This valuation is current as at the date of valuation only. The value assessed herein may change significantly 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 above 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. 

Goods and Services Tax (GST) 

Non-residential:  Capital and rental valuations are (unless otherwise stated) carried out on the basis that the valuation is plus GST (if 

any). 

Residential:  Capital and rental valuations of residential property are (unless otherwise stated) carried out on the basis that the 

valuation includes GST (if any). 
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Appendix 2 – Copy of computer registers 

 



RECORD OF TITLE
UNDER LAND TRANSFER ACT 2017

FREEHOLD

Registered Owners
Miro Street Limited

Estate Fee Simple
Area 3433 square metres more or less
Legal Description Lot 2 Deposited Plan 433344

Date Issued

Prior References
WN38D/959

Identifier 527445
Land Registration District Wellington

02 March 2011

Search Copy

Interests

Appurtenant hereto is a restricted right of way created by Transfer 170947 (affects part formerly contained in CT
WN358/91)
Subject to a right of way (limited as to height) over part marked A DP 433344 created by Transfer 171015
Subject to a right of way (limited as to height) over part marked A DP 433344 created by Transfer 171016
Appurtenant hereto is a right of way created by Conveyance 34053 (55/959) (affects part formerly in CT
WN8D/362)
787985 Conditions of Consent by The Wellington City Council to the construction of a cellar on the part herein
formerly contained in CT WN10A/1353
Subject to a right of way (limited as to height) over part marked A DP 433344 created by Transfer 170947
Z194 Conditions of consent to a right of way over part formerly part CT WN10A/1353
Subject to Section 3 Petroleum Act 1937
Subject to Section 8 Atomic Energy Act 1945
Subject to Section 27B State-Owned Enterprises Act 1986 (which provides for the resumption of land on the
recommendation of the Waitangi Tribunal and which does not provide for third parties, such as the owner of the
land, to be heard in relation to the making of any such recommendation)
Subject to Section 3 Geothermal Energy Act 1953
Subject to Part IV A Conservation Act 1987
Subject to Section 6 and 8 Mining Act 1971
Subject to Section 5 and 261 Coal Mines Act 1979
K3127 Conditions of Consent to a right of way over part land formerly in CsT WN328/114 and WN358/91
Appurtenant hereto is a right to overhang eaves created by Transfer 170946 (affects the part formerly contained
in CT WN328/114)
Subject to a right of way (limited as to height) over part marked A DP 433344 created by Transfer 170946
11601429.2 Mortgage to ANZ Bank New Zealand Limited - 12.11.2019 at 8:43 am

Transaction Id
Client Reference KB

Search Copy Dated 20/05/20 3:14 pm, Page 1 of 3
Register Only



Identifier 527445

Transaction Id
Client Reference KB

Search Copy Dated 20/05/20 3:14 pm, Page 2 of 3
Register Only



Identifier 527445

Transaction Id
Client Reference KB

Search Copy Dated 20/05/20 3:14 pm, Page 3 of 3
Register Only



RECORD OF TITLE
UNDER LAND TRANSFER ACT 2017

FREEHOLD

Registered Owners
Miro Street Limited

Estate Fee Simple
Area 220 square metres more or less
Legal Description Lot 5 Deposited Plan 6846

Date Issued

Prior References
WN319/80

Identifier WN328/113
Land Registration District Wellington

16 October 1925

Search Copy

Interests

K3127 Condition of Consent by the Wellington City Corporation to the right of way over the part coloured blue
on DP 6846 appurtenant to Lot 5 DP 6846 but not appurtenant to any subdivision of said Lot 5 - 7.10.1925 at 2.10
pm
Appurtenant hereto is a right of way created by Transfer 170946 - 16.10.1925
Subject to a right (limited as to its duration) to overhang eaves over part created by Transfer 170946 - 16.10.1925
The right of way created by Transfer 170946 is subject to the Council's conditions of consent contained in
Document K3127
556100.1 Compensation Certificate pursuant to Section 19 Public Works Act 1981 - 9.5.1983 at 1.45 pm
11601429.2 Mortgage to ANZ Bank New Zealand Limited - 12.11.2019 at 8:43 am

Transaction Id
Client Reference KB

Search Copy Dated 22/05/20 10:33 am, Page 1 of 2
Register Only



Identifier WN328/113

Transaction Id
Client Reference KB

Search Copy Dated 22/05/20 10:33 am, Page 2 of 2
Register Only



RECORD OF TITLE
UNDER LAND TRANSFER ACT 2017

FREEHOLD

Registered Owners
Miro Street Limited

Estate Fee Simple
Area 250 square metres more or less
Legal Description Section 2 Survey Office Plan 472109

Date Issued

Prior References
WN559/159

Identifier 685839
Land Registration District Wellington

22 January 2015

Search Copy

Interests

336 Order in Council exempts Vivian St. from provision of (now) Section 128 Public Works Act 1928
556100.1 Compensation Certificate pursuant to Section 19 Public Works Act 1981 - 9.5.1983 at 1.45 pm
11601429.2 Mortgage to ANZ Bank New Zealand Limited - 12.11.2019 at 8:43 am

Transaction Id
Client Reference KB

Search Copy Dated 20/05/20 3:16 pm, Page 1 of 2
Register Only



Identifier 685839

Transaction Id
Client Reference KB

Search Copy Dated 20/05/20 3:16 pm, Page 2 of 2
Register Only



RECORD OF TITLE
UNDER LAND TRANSFER ACT 2017

FREEHOLD

Registered Owners
Miro Street Limited

Estate Fee Simple
Area 233 square metres more or less
Legal Description Part Town Section 143 City of Wellington

Date Issued

Prior References
WN181/254 WN181/255 WN181/256

Identifier WN299/117
Land Registration District Wellington

14 March 1923

Search Copy

Interests

556100.1 Compensation Certificate pursuant to Section 19 Public Works Amendment Act - 9.5.1983 at 1.45 pm
11601429.2 Mortgage to ANZ Bank New Zealand Limited - 12.11.2019 at 8:43 am

Transaction Id
Client Reference KB

Search Copy Dated 22/05/20 3:16 pm, Page 1 of 2
Register Only



Identifier WN299/117

Transaction Id
Client Reference KB

Search Copy Dated 22/05/20 3:16 pm, Page 2 of 2
Register Only
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Appendix 3 – Valuation workings - Apartments 
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Apartmento 1- Victoria Street

Apartment No New Apt no Level Apartment Type Aspect

Apartment 

Area

Balcony 

Area

Equivalent 

Area*

CV net 

rate Unit Value

Rental 

($pw)

Gross rental 

($pa) Cap rate Rental value Adopted Value

Effective 

Value Rate 

(psm)*

A 1.1 BG.1 B-Ground One Bedroom Apartment E 45 6.00 48.00 $12,200 $586,000 $530 $26,500 4.50% $589,000 $590,000 $12,292

A 1.2 V 1.1 Ground One Bedroom Apartment E 45 6.00 48.00 $12,500 $600,000 $540 $27,000 4.50% $600,000 $600,000 $12,500

A 1.3 V 1.2 Ground One Bedroom Apartment E 45 6.00 48.00 $12,400 $595,000 $530 $26,500 4.50% $589,000 $590,000 $12,292

A 1.4 V 1.3 Ground One Bedroom Apartment E 45 6.00 48.00 $12,500 $600,000 $540 $27,000 4.50% $600,000 $600,000 $12,500

A 1.5 V 2.1 Level 1 One Bedroom Apartment E 45 6.00 48.00 $12,800 $614,000 $550 $27,500 4.50% $611,000 $610,000 $12,708

225.00 30.00 240.00 $2,990,000

Apartmento 2- Aro Laneway

Apartment No New Apt No Level Apartment Type Aspect

Apartment 

Area Deck Area

Equivalent 

Area*

CV net 

rate Unit Value

Rental 

($pw)

Gross rental 

($pa) Cap rate Rental value Adopted Value

Effective 

Value Rate 

(psm)*

A 2.1 A 1.1 Ground One Bedroom Apartment S 45 3.50 46.17 $12,200 $563,000 $520 $26,000 4.60% $565,000 $565,000 $12,239

A 2.2 A 1.2 Ground One Bedroom Apartment S 45 3.50 46.17 $12,000 $554,000 $515 $25,750 4.60% $560,000 $560,000 $12,130

A 2.3 A 1.3 Ground One Bedroom Apartment S 45 3.50 46.17 $12,000 $554,000 $515 $25,750 4.60% $560,000 $560,000 $12,130

A 2.4 A 1.4 Ground One Bedroom Apartment S 45 3.50 46.17 $12,000 $554,000 $515 $25,750 4.60% $560,000 $560,000 $12,130

A 2.5 A 1.5 Ground One Bedroom Apartment S 45 3.50 46.17 $12,000 $554,000 $515 $25,750 4.60% $560,000 $560,000 $12,130

A 2.6 A 1.6 Ground One Bedroom Apartment S 45 3.50 46.17 $12,100 $559,000 $520 $26,000 4.60% $565,000 $565,000 $12,239

A 2.7 A 2.1 Level 1 One Bedroom Apartment S 45 3.50 46.17 $12,300 $568,000 $525 $26,250 4.60% $571,000 $570,000 $12,347

A 2.8 A 2.2 Level 1 One Bedroom Apartment S 45 3.50 46.17 $12,500 $577,000 $525 $26,250 4.60% $571,000 $575,000 $12,455

A 2.9 A 2.3 Level 1 One Bedroom Apartment S 45 3.50 46.17 $12,300 $568,000 $525 $26,250 4.60% $571,000 $570,000 $12,347

A 2.10 A 2.4 Level 1 One Bedroom Apartment S 45 3.50 46.17 $12,300 $568,000 $525 $26,250 4.60% $571,000 $570,000 $12,347

A 2.11 A 2.5 Level 1 One Bedroom Apartment S 45 3.50 46.17 $12,300 $568,000 $525 $26,250 4.60% $571,000 $570,000 $12,347

A 2.12 A 2.6 Level 1 One Bedroom Apartment S 45 3.50 46.17 $12,500 $577,000 $525 $26,250 4.60% $571,000 $575,000 $12,455

A 2.13 A 3.1 Level 2 One Bedroom Apartment S 45 3.50 46.17 $12,700 $586,000 $535 $26,750 4.60% $582,000 $580,000 $12,563

A 2.14 A 3.2 Level 2 One Bedroom Apartment S 45 3.50 46.17 $12,500 $577,000 $530 $26,500 4.60% $576,000 $575,000 $12,455

A 2.15 A 3.3 Level 2 One Bedroom Apartment S 45 3.50 46.17 $12,500 $577,000 $530 $26,500 4.60% $576,000 $575,000 $12,455

A 2.16 A 3.4 Level 2 One Bedroom Apartment S 45 3.50 46.17 $12,500 $577,000 $530 $26,500 4.60% $576,000 $575,000 $12,455

A 2.17 A 3.5 Level 2 One Bedroom Apartment S 45 3.50 46.17 $12,500 $577,000 $530 $26,500 4.60% $576,000 $575,000 $12,455

A 2.18 A 3.6 Level 2 One Bedroom Apartment S 45 3.50 46.17 $12,700 $586,000 $535 $26,750 4.60% $582,000 $580,000 $12,563

A 2.19 A 4.1 Level 3 One Bedroom Apartment S 45 3.50 46.17 $12,900 $596,000 $540 $27,000 4.60% $587,000 $590,000 $12,780

A 2.20 A 4.2 Level 3 One Bedroom Apartment S 45 3.50 46.17 $12,700 $586,000 $535 $26,750 4.60% $582,000 $585,000 $12,672

A 2.21 A 4.3 Level 3 One Bedroom Apartment S 45 3.50 46.17 $12,700 $586,000 $535 $26,750 4.60% $582,000 $585,000 $12,672

A 2.22 A 4.4 Level 3 One Bedroom Apartment S 45 3.50 46.17 $12,700 $586,000 $535 $26,750 4.60% $582,000 $585,000 $12,672

A 2.23 A 4.5 Level 3 One Bedroom Apartment S 45 3.50 46.17 $12,700 $586,000 $535 $26,750 4.60% $582,000 $585,000 $12,672

A 2.24 A 4.6 Level 3 One Bedroom Apartment S 45 3.50 46.17 $12,900 $596,000 $540 $27,000 4.60% $587,000 $590,000 $12,780

1080.00 84.00 1107.97 $13,780,000
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Apartmento 3 - Willis Street

Apartment No New Apt No Level Apartment Type Aspect

Apartment 

Area

Balcony 

Area

Equivalent 

Area*

CV net 

rate Unit Value

Rental 

($pw)

Gross rental 

($pa) Cap rate Rental value Adopted Value

Effective 

Value Rate 

(psm)*

A 3.1 W1.1 Ground One Bedroom Apartment W 45 6.00 48.00 $12,500 $600,000 $540 $27,000 4.50% $600,000 $600,000 $11,765

A 3.2 W 1.2 Ground One Bedroom Apartment W 45 6.00 48.00 $12,500 $600,000 $540 $27,000 4.50% $600,000 $600,000 $11,765

A 3.3 W2.1 Level 1 One Bedroom Apartment W 45 6.00 48.00 $12,800 $614,000 $550 $27,500 4.50% $611,000 $610,000 $11,961

135.00 18.00 144.00 $1,810,000

Gross Realisation Apartments $18,580,000

* Notes 

1. The equivalent area is based on the balconies taken at 50% of the apartment area rate and outdoor courtyards at 35%.

2. The effective value rate is based on the total area inclusive of balconies and decks


