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DIRECTORS ANNUAL REPORT

The 2016/2017 year has once again seen our Farm Manager Rob
Stratton, achieve great results at Pukekaka.  As you are all aware
weather conditions throughout the year can have a major impact on
farm results.  The 2016/2017 year saw good weather conditions, with
only one light snow fall during winter helping with lambing percentages
and consistent rain over summer meant good grass growth and in turn
the lambs went to sale in good condition.

Rob achieved good lambing percentages again this year, with 145% or
1.45 lambs to every ewe that went to the ram.

Lamb prices were higher this year, averaging $92 per head which is well
up on the $77 per head we averaged last year. However, the wool market collapsed this year,
leaving our wool income approximately down $61,000 on the previous year.

As at the balance date, the term loan had a balance of $1,358,566, and the interest rate for the term
loan was 3.35%.

A valuation of all land & buildings and stock was completed by Morgans Property Advisors and PGG
Wrightson Limited for the financial year and summary documents are included in this annual report.
Pukekaka was given a total value of $8,910,955.  This was made up of the following values, land and
buildings of $7,175,000, and all stock for the operation at $1,735,955.  It should be noted that this is
an increase in value of $359,915 from the previous financial year.

The share value for Pukekaka from the current accounts gives a net asset backing value of $1.26 per
share.

I would like to take this opportunity to thank my fellow Directors Jeff Whitlock and Stephen Barr and
our Farm Manager’s Rob & Maree Stratton and their team for their contributions over the past year.
Rob & Maree continue to operate Pukekaka to the highest of standards and achieve great results.

I look forward to seeing you at the AGM.

Kind Regards

Roger Dickie
Director

The cash position for Pukekaka showed a cash surplus for the 2016/2017 year of $375,879. The
directors have declared a cash dividend of $157,500 be paid to shareholders.  This equates to 2.5
cents per share plus imputation credits (please note imputation credits only apply to New Zealand
shareholders).



Pukekaka Station 

 

Performance Review October 2017 

 

 

As usual this report builds on the history of reviews since 2009.  It is again based on a 

comparison with data from the beef and lamb economic service with its various (relatively 

minor after adjustments) limitation as already outlined. 

 

The 2017 year represented a change in fortune for the Taihape district in that we received a 

critical rain on the 17th February and to be frank it has not stopped raining since.  While 

setting up a solid tupping it has had a few challenges with winter and spring wet ground 

conditions.  Overall though a solid lambing has resulted with Pukekaka recording 152% 

recently which is highly commendable and builds on a history over several years now of 

around that 150% figure. 

 

 

Production Parameters Summary 2016/17 

 Pukekaka Station B & L Provisional 

Stocking Rate (su/ha) 10.4 10.1 

Ewe Lambing % 148 134 

Hogget Lambs as % Total Lambs 12.8 6.0 

Ave Lamb Price ($/hd) 92 93 

Ave Wool Price ($/kg) 3.44 2.90 

Wool Production (kg/ssu) 3.90 5.4 

Ave Cull Cow ($/hd) 1113 1003 

Calving % 88 85 

Deaths & Missing Sheep % 5.4 6.2 

Deaths & Missing Cattle % 6.4 2.3 
 

 

Revenue Summary 20/6/17 (not adjusted for stock charges) 

 Pukekaka Station B & L Provisional 

Sheep Meat ($/Sheep su) 89 93 

Cattle ($/Cattle su) 75 94 

Wool ($/Sheep su) 13.5 15.5 

Sheep ($/ha) 770 614 

Cattle ($/ha) 215 266 

Gross Farm Income ($/ha) 991 993 

Net Cash Increase ($/ha) 286 223 
 

 

 

 



 

Expenditure Summary 2016/17 

 Pukekaka Station B & L Provisional 

Wages ($/ha) 154 240 

Animal Health ($/ha) 43 43 

Fertiliser ($/ha) 156 102 

Shearing ($/ha) 60 46 

Vehicles ($/ha) 26 22 

Repairs & Maintenance 19 81 

Administration ($/ha) 56 25 

Rates & Insurance ($/ha) 31 41 

Feed ($/ha) 20 32 

Total Farm Working Exp ($/ha) 705 770 

Interest Charged ($/ha) 49 147 
 

 

Overall Economic Performance (B & L definition with stock adjustments less depreciation) 

 Pukekaka Station B & L Provisional 

Economic Farm Surplus ($/ha) 233 217 
 

Pukekaka has again come out ahead financially against a farm class (Class 4 NI Hill Country, 

Taranaki-Manawatu) that represents smaller farms (423ha) with a more favourable contour.  

It is heartening to see a dividend of around $150/ha paid during the last financial year.  The 

overall strategy of getting the farm up to a status of good working order before extracting 

profits was sound.  Because of this status the repairs and maintenance costs are well down 

in comparison to the B & L farm class 4.  In fact overall the costs are what drives the EFS 

advantage as gross incomes are virtually equal.  This is the first analysis where this has been 

the case and it reflects an improvement in the relative income of the farm class 4 group 

which has been driven by a significant shift in the percentage of lambs finished.  

Administration and Fertiliser run counter to this trend and these have been discussed 

previously. 

 

Overall another solid year very much following patterns of previous years when drought has 

not dominated the preceding’s. 

 

P L Hughes BVSc MRCVS MIPIM CMInstD 
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1. Valuation Summary 
 
Property Address:  
693 Pukeokahu Road, Taihape 
 
Client’s Name: 
Pukekaka Station Limited 
c/- Roger Dickie Limited 
P O Box 43 
WAVERLEY 4544 
 
Attention: Kate Murdoch 
 
Introduction:  
 
Since July 2013, we (Morgans Property Advisors) have completed annual inspections of the subject farm property, 
verified/updated the base information held on the property and provided annual Asset Valuation reports (in 
abbreviated format). 
 
Following recent verbal and email instructions from Kate Murdoch (on behalf of Pukekaka Station Limited) we have re-
inspected the property on 1 June 2017, quantified changes that have been made over the last twelve months, inspected 
the main improvements, and now provide our updated assessment for Asset Valuation Financial Reporting purposes, 
again in an abbreviated format. This report does not purport to meet with the minimum reporting standards of NZIV 
nor International Valuation Standards (IVS). We do however advise that a fully complaint report can be made available 
in the future should you so require. 

 
Valuation (30 June 2017): 
 
$7,175,000 - Seven Million One Hundred and Seventy Five Thousand Dollars plus GST (if any), and exclusive of any 
timber which may exist on the property.   
 
Brief Description:  
 
A larger scale, high altitude hill country sheep and beef property with a good balance of easy/steeper contoured land. 
The property includes two occupied dwellings, the investor’s house, worker’s cottage, shearers’ quarters, large 
woolshed/covered yards complex, general farm buildings, water supply, fencing and good standard of tracking as main 
improvements.  
 
Located on both sides of Pukeokahu Road, some 26 km east of Taihape Township in an area traditionally regarded as 
being ‘summer safe’, with the eastern boundary following the Rangitikei River.  
 
No major works have been carried out over the last twelve months.  Maintenance to fencing, tracking, main 
improvements and their sections is on-going. 
 
We note there is some damage to fences from the dead willow trees (quite brittle and are breaking/falling).  These are 
becoming a problem and impact on the appearance of the property as a whole.  
 
It has been a good season with good summer growth. Production has been better than average, the stock numbers 
similar, though it was noted the condition of the stock is better. 
 
Overall, management appears above average. Stock appeared in good condition and the land/improvements generally 
well maintained. 
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Purpose of Valuation:  
Asset Valuation for Financial Reporting Purposes 
 
 
Date of Inspection:   
1 June 2017 
 
 
Pawson Property Solutions Limited 

 
 
 
 
 
 

S A (Tony) Jones 
Registered Valuer, ANZIV, MPINZ, 
B. Com, Post Grad. Dip Com (Val) 
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2. Legal & Statutory Details 
 
Legal Descriptions: 
 

Title Identifier Legal Description Title 
Area 
(ha) 

412631 Lot 2 DP 403792 and Section 53 Block XIV Pukeokahu 
Survey District and Lot 1 DP 10698 and Lot 1 DP 17683 744.7467 

317249 Lot 2 DP 379034 136.5000 

WN277/283 Section 26 Block XIII Pukeokahu Survey District 101.1714 

WN24D/775 Section 56 Block XIII Pukeokahu Survey District 83.0617 

WN24B/977 Section 55 Block XIII Pukeokahu Survey District 37.8128 

 
 TOTAL   1103.2926 

 
 
Registered Proprietor:  Pukekaka Station Limited. 
 
 
Encumbrances: Apart from three titles being subject to various statutes (Section 5, Coal Mines Act, 

Section 8 Mining Act and Section 59 Land Act - see titles appended for details) there 
is a right to construct and operate a radio repeater station registered over part of 
Identifier 412631 (site located above main woolshed).  

 
 
Resource Management: Zoned “Rural” under the operative Rangitikei District Council’s Planning Scheme.  

We confirm the current use as being a permitted activity under this scheme. 
 
 
Zoning Effect: No adverse effects. The land is developed to highest and best use as a rural site.  
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3. Description of Improvements 
 

 
 

MANAGER’S DWELLING:  
Built 1979 and extended 2001. Fibrolite and iron construction. Now 
provides a well maintained family home with en-suite bathroom, 
timber deck, and a carport attached.   
 
Curtilage includes a 2008 built three bay ‘American Barn’ design 
garage, and general landscaping/water supply etc.  Well set for 
views over the farm, quite sheltered from the southerly weather. 
 
There have been minor upgrades to the retaining wall and a patio is 
in the process of being constructed.  Valued as complete. 
 
Average/good overall condition.  
 

 
 

SHEPHERD’S DWELLING:   
Built around 1955 and relocated to the present site around 2003. 
Weatherboard and iron construction. Provides a basic standard, 
three bedroom dwelling with a larger front deck.   
 
Curtilage includes a double garage with attached ‘boot room’, 
porch, layout/drive/water supply etc. 
 
Average condition.  
 
 

 
 

INVESTOR’S DWELLING:  
Built around 1955 and added to in 1997. Weatherboard and iron 
construction. Now provides casual/rustic style accommodation to 
visiting investors. Four bedroom accommodation, open plan living 
and large front deck. 
 
Curtilage is limited to an attached carport, driveway, basic layout 
and water supply etc. 
 
Average only condition. Presentation average to good, some paint 
required. No change since last inspection. 
 
 

 
 

WORKER’S COTTAGE:  
Estimated built mid 1960’s and providing basic, two bedroom 
accommodation. Not in use. 
 
Curtilage includes an attached carport, driveway, lean-to rear 
shelter and water supply etc. 
 
Fair only condition. No change since last inspection. 
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WOOLSHED/COVERED YARDS:  
An older style 5 stand shed which was upgraded in 2012/2013, now 
providing a modern standard, very functional five stand shed with 
attached covered yards/store rooms etc. 
 
Upgrade included re-cladding of most walls, re-roof, new roof 
trusses, new chipboard wool-room floor, rewiring etc. 
 
Average/good functional condition. No change since last inspection. 
 
 

 

OTHER BUILDINGS:  
Include the stables/implement shed, shearers’ quarters, tractor 
shed and implement sheds (pictured) near the woolshed, an 
obsolete deer handling shed, killing sheds various smaller 
sheds/kennels etc. 
 
 
 
 

 
 

STOCK HANDLING FACILITIES:  
Include the Te Pari design steel cattle yards with loading ramp, 
extensive outside/covered yards at the woolshed and a recently 
upgraded set of sheep and cattle yards (part covered) on the lower 
flats along with smaller sets of docking yards/holding paddocks 
around the property. 
 
Overall a good standard of stock handling facilities. 
 
 
 
 

 

OTHER IMPROVEMENTS:  
Includes subdivision fencing (to an estimated 86 main paddocks) of 
mostly good stock-proof condition and including areas of deer 
fencing. Also a good network of part metalled surface farm 
tracks/laneways (extended) and water supply. We understand 
around 50 ha of the property is serviced by the Erewhon Community 
Scheme with the balance being on-farm supply of good quality. In 
addition there is the farm airstrip and associated concrete fertiliser 
bunker (uncovered), metal surface track access to same.   
 
Pictured is a track and fencing associated with a lane system in the 
deer area. 
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4. Land Description 
 
Considered typically strong Taihape hill country with the close proximity to the Ruahine Ranges normally providing 
reliable rainfall even throughout the summer months. Notwithstanding this, droughts seem to be an ever increasing 
concern. 
 
As noted, the property lies both sides of Pukeokahu Road with the land on the north west of the road providing the 
easier contours with a very useful area of around 80 ha nearest the road being described as flat to easy rolling. Land 
beyond, on this side of the road, is steeper but still only ‘easy/medium’ hill contours.  This area has a warmer northerly 
aspect. There are a lot of willow trees that have been poisoned and have died.  These are becoming quite messy due to 
storm damage.  
 
To the south east of the road there is a body of steeper contoured land with easy, cultivated pockets/tops then falling in 
altitude to the Rangitikei River which provides the length of the south eastern boundary. Much of this, and the south 
west boundary, is flanked by steep-sided bluff and steep hills in bush. These areas, along with two main pockets of bush 
nearer the woolshed, provide an estimated area of 175 ha ‘waste’ country, providing on our estimate some 928 
effective hectares.  Altitude of the productive land ranges from around 450 metres ASL to just over 920 metres ASL. 
 
The best contoured land is located at the lower end of the property with three main areas of terrace flats near the 
Rangitikei River. We note some stone influence in these flats but doubt that this would impact significantly on the 
overall workability, though one paddock is used for winter feeding due to the stone influence.   
 
Similar fertiliser has been applied in the form of DAP, providing 30 units of nitrogen and between 24 units and 32 units 
of phosphorus (to hills and flats respectively).  Average/good overall condition.  Soil tests are taken from the cropped 
areas, with additional fertiliser and usually lime applied as part of the re-grassing program.  Fertility levels are said to be 
slowly increasing, more so on the better quality country. 
 
Some 28 ha per annum is forage cropped with a Swede/Choumolia mix (then back to pasture).  
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5. Market Considerations 
 
Movement in commodity prices is mixed. Dairy product prices have increased sharply leading to a marked 
increase in the pay-out (there is still some uncertainty due to fluctuating auction prices though the general 
trend has been higher).  Beef prices are holding up better than expected, as are sheep prices (holding up 
better than expected due to feed conditions), while arable prices are quite mixed.  There were expectations 
that these latter three would decrease over time but indicators are now for slight improvements. 
 
The lower Fonterra pay-out for the last three seasons has had an impact on the land market.  Currently there 
is a good supply of property to the market yet few new season sales.  Local agents are having to work hard to 
effect a sale (sometimes splitting properties in to smaller parcels). Anecdotal evidence from the main 
dairying regions is that good properties are selling well and at levels at or better than when the market 
lasted peaked in 2008.  This includes the likes of Taranaki, Waikato, Southland and Mid Canterbury. 
 
There have been few dairy units sold in greater Manawatu/Whanganui region yet our observations are as 
follows: 
 

• The local market usually does not have the large fluctuations in value compared to those more 
‘bullish’ traditional dairy markets.   

• Good and smaller properties still appear to be selling at reasonable levels. 
• Lesser properties with the likes of poor locations, poorer land and infrastructure, maintenance issues, 

and properties with any consenting issues (short term consents, consents not being met, no consents 
when in a Targeted Catchment Area) are still likely to be discounted.  Large units are harder to move. 

• There is a feeling of purchasers not wanting to be the first to set the market. 
 
The dry stock market has been very strong.  This market still appears to be reasonably active, and value 
levels are consolidating at the higher levels.  These values are under-pinning the dairy market, especially for 
the lesser properties/locations. 
 
The sheep and beef breeding units are also seeing good demand.  This hill country market is being 
underpinned by the apiculture market, with some of the harder hill country properties selling at high levels 
and the vendors then looking at a better quality of land that is closer to the main centres and more 
productive. 
 
General features and anticipated trends associated with the market are outlined below: 
 

• The dairy land sector in a state of flux, the higher pay-out giving some a reprieve from making a loss.  
It also appears that there are a number who are seeing it as a time to test the market and get out of 
the industry. 

• The difference in value between the good and less sought after properties continuing to expand. 
• Sheep/beef/arable interests underpinning the market for easy country. 
• Strong value increases in manuka hill country as apiarists compete for quality apiculture land (manuka 

honey), out bidding forestry interests for the right property. 
• Forestry/carbon interests re-surfacing in the hill country markets and underpinning the values of 

breeding/grazing blocks. 
• A proportion of listings still being under forced/semi-forced circumstances.  
• More emphasis within the markets on the earning capacity of the properties. 
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6. Sales Evidence 
 
In arriving at our assessments we have collated and analysed a number of sales.  While the sales may not be necessarily 
directly comparable with regards to location/construction, by having regard to such sales data, we are provided with a 
guideline for assessing the value of both the land and the improvements.  A sample of these sales are included below. 
Full analysis of these sales is appended. 
 

Address Sale 
Date Sale Price 

Land 
Area 
(ha) 

 

Comment 

787 Reu Reu 
Road 

Jul-16 $ 9,030,000 1181 Sale of Potaka Station by tender.  A larger breeding 
fattening unit located in an average district, comprising a 
mixture of terrace flats (said to be 237 ha) beside the 
Rangitikei River, rolling higher land, Balance medium 
steep through to steep hill.  Good range and well 
presented structural improvements inclusive of two main 
dwellings, cottage, woolshed, and other structures.  
Good fencing, lane system, and tracking. 
 
 

306 Awawa 
Road 

Apr-17 $ 7,560,000 659 Sale of Twin Rivers, a good but slightly difficult block 
dissected by a gorge, sold by tender.  Land ranges from 
flats through to steep hill, around 418 said to be 
cultivatable. Improvements include two dwellings, older 
other buildings, full range of farm infrastructure, good 
track to the rear.  Difficult to manage due to shape and 
contour, plus gorge. 
 
 

Dalgety Road May-16 $ 540,0000 888.7 We understand the property has sold at the assessed 
level. Purchase of the whole property by one of the 
company directors.  Comprises river flats, medium hill 
with some steep to very steep, quite a large area in 
bush/unproductive.  Better than average pasture to main 
areas.  Improvements included two dwellings, two 
modest woolsheds, assortment of other structures, good 
lane system, fencing and yarding. 
 
 

4064 State 
Highway 4 

Dec-16 $ 4,350,000 671 Sale by negotiation of a hill country property 
approximately 1/2 way up the Parapara Highway (SH4) 
and featuring a two storey character homestead, 4 stand 
woolshed/covered yards complex and various out-
buildings as main improvements. Land includes around 
24 ha of flat/undulating country with balance of 
medium/steeper hills and around 130 ha of scrub and 
bush. Offered with the property (to the approved 
purchaser) was the opportunity to lease for a further 2 
year period, an adjoining 400 ha block over the back 
boundary. Understood carrying around 5,200 SU. 
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Coast Road Oct-16 $ 3,768,000 926.7 Sale of Akitio Station to two different parties (one an 

adjoining owner). Follows the river, land a mixture of 
river flats through to steep hill in rough pasture, some 
bush.  Full range of improvements including a large 
dwelling, cottage, associated woolshed, implement 
sheds, lanes, fencing etc.    
 
 

Pahiatua 
Pongaroa Road 

Nov-16 $ 3,600,000 1000.5 Sale on a block on the Puketoi Range, broken by the 
road, remote location, the rear backing on to a forest 
park.  Land ranges from easy rolling ridge tops to steep 
hill, parts in bush, split by a number of creeks.  Full range 
of improvements including dwelling, good main 
woolshed with covered yards, second older woolshed, 
yards, good level of tracking, fencing and natural water. 
 
 

Zohs Road May-17 $ 3,350,000 828 A steep hill country breeding/grazing block located west 
of Mangaweka. Land rises away from road, does have 
access to rear via partly formed road.  Steep hill country, 
small area of flats in southern corner, quite clean 
country.  Full range of improvements, dwelling, two 
woolsheds, other structures, fencing and tracking.  
Natural water. 
 
 

322 Arapata 
Road 

Apr-17 $ 3,077,500 371.4 Family sale of a hill country unit north west of Feilding, in 
a strong farming area. Difficult block, broken by a 
stream, needing road for access between the areas. 
Contour ranging from easy tops through to steep 
sidlings, much of the latter in pine trees.  Main 
improvements include a dwelling, woolshed, central 
yards and sheds, tracking and fencing.  Appears to have 
sold at reasonable levels. 
 
 

647 Oporae 
Road 

Feb-17 $ 3,050,000 716 A sale by auction of a breeding/grazing block east of 
Dannevirke, purchased 2 years previously for $2.6 m.  
Long and narrow site following a difficult gully/creek, 
easy contoured on top country and around sheds, 
balance steep dry hills.  Mainly in pasture, a lot of 
bush/rubbish following the creek.  Full range of 
improvements including a good dwelling, cottage, older 
woolshed, implement sheds etc.  Typical yarding, 
tracking, fencing and natural water. 
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Address of Sale 
Property Area (ha) Sale Price Sale Price 

per ha 

Sale 
Price per 

kg MS 

Land Value 
per ha 

Land 
Value 
per kg 

MS 

Best Run 
of Country 
LV per ha 

787 Reu Reu Road 1181.00 $9,030,000 $7,646 $971 $8,401 $810 $15,215 

306 Awawa Road 659.00 $7,560,000 $11,472 $1,260 $12,727 $1,108 $18,389 

Dalgety Road 888.70 $5,400,000 $6,076 $699 $5,708 $602 $13,330 

4064 SH 4 671.00 $4,350,000 $6,483 $837 $7,292 $759 $14,488 

Coast Road 926.70 $3,768,000 $4,066 $655 $3,460 $540 $7,077 

Pahiatua Pongaroa 
Road 

1000.50 $3,600,000 $3,598 $621 $3,344 $533 $5,378 

Zohs Road 828.00 $3,350,000 $4,046 $609 $3,520 $526 $8,087 

322 Arapata Road 371.40 $3,077,500 $8,286 $1,368 $10,873 $1,188 $17,274 

647 Oporae Road 716.00 $3,050,000 $4,260 $693 $4,185 $610 $8,014 

693 Pukeokahu Road 1,103.00 $7,175,000 $6,505 $718 $5,603 $618 $12,000 

 
 
Overall we consider there is no change to the value over the last twelve months.  The work that has been carried out is 
part of the maintenance programme, thus maintaining the property and the overall value. 
 
The two larger blocks are superior to that of the subject due to their location and quality, while the Zohs Road sale 
provides a lower limit to the value due to its steep contour.   
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7. Valuation Details 
 
The valuation methodology assesses the Freehold alone on the following assumptions: 

 
  Yes 

 
 No 

• The property is held as a long term investment.      

• The property has long term development potential.      

• The property is held for community/amenity purposes.      

• The property is held for disposal.      

• The property is being occupied primarily by the owner.      

 
In undertaking our valuation we have primarily relied on the direct sales comparison approach that interprets the 
evidence of recent market sales transactions of comparable properties in terms of the characteristics of the subject 
property being valued to derive a market value. Comparisons have been made on the basis of Total Valuer per ha, Land 
Value per ha, Total Value per productive unit (typically stock units or kg Milk Solids), Land Value per productive unit and 
as a final check (lesser reliance), Assessed Value against Rateable Value. 
 
In determining the Market Value of the subject property we have considered (amongst others) the following factors: 
 

• Location 
• Age, condition, design and utility of the improvements 
• Recent sales for similar rural properties 
• Value level and likely buyer profile 
• Current market conditions 

 

In assessing our values consideration has been given to not only the historical sales evidence at our disposal but also to 
anecdotal evidence to determine where the market may have settled on the effective date of valuation. 
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After taking all relevant factors into consideration we assess the market value as follows: 
 

Manager's Dwelling 194.00 sq m )     
Carport 

 
28.00 sq m ) 

 
  

Deck 
 

25.00 sq m ) $              200,000   
  

    
    

Curtilage 
     

  
Steelbuilt Garage 80.00 sq m ) 

 
  

Layout, Power/Driveway etc 
 

) 
 

  
Domestic Water and Septic 

 
) $                40,000   

  
    

    
Investor's Dwelling 131.00 sq m ) 

 
  

Carport  
 

38.00 sq m ) 
 

  
Deck  

 
36.00 sq m )  $                48,000    

Curtilage 
    

 $                  8,000    
  

     
  

Shepherd's Dwelling 100.00 sq m 
  

  
Deck  

 
50.38 sq m 

 
 $                95,000    

Curtilage 
    

 $                19,000    
  

     
  

Farm Buildings 
    

  
Worker's Cottage 62.60 sq m ) 

 
  

Attached Carport 21.00 sq m ) 
 

  
Shed in paddock 17.36 sq m ) 

 
  

Implement shed/stables 90.00 sq m ) 
 

  
Shearers Quarters 98.00 sq m ) 

 
  

Attached porch 22.00 sq m ) 
 

  
Woolshed 

 
434.55 sq m ) 

 
  

Concrete apron 12.85 sq m ) 
 

  
Covered yards 504.00 sq m ) 

 
  

Tractor Shed 59.22 sq m ) 
 

  
Attached open lean-to 25.20 sq m ) 

 
  

Workshop 
 

81.00 sq m ) 
 

  
Deer shed 

 
85.40 sq m ) 

 
  

Haybarn and other buildings 
 

) 
 

  
  

    
 $              269,000    

Other Farm Improvements 
   

  
Water supply 

  
) 

 
  

Tracking and crossings 
 

) 
 

  
Sheep yards 

  
) 

 
  

Cattle yards 
  

) 
 

  
Conventional fencing 

  
) 

 
  

  
    

 $              291,000    
Total Value of Improvements 

   
 $   970,000  
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Land 

     
  

Flat to easy rolling at front close to road 80.00 hectares ) 
 

  
Elevated easy country 40.00 hectares ) 

 
  

Back flats, fully developed 35.00 hectares ) 
 

  
Easy medium contoured clean hills 613.00 hectares ) 

 
  

Steeper hills 160.00 hectares ) 
 

  
Steep sidlings/gorges and bush etc 175.00 hectares ) 

 
  

Total 
  

1103.00 hectares ) 
 

  

  
     

 $    6,180,000  
  

     
  

Market Value Land and Buildings 
  

 $    7,150,000  
  

     
  

Plus  Chattels (carpets, drapes, light fittings etc) and woolshed plant etc  $         25,000  

TOTAL MARKET VALUE        $   7,175,000  

              
Analysis 

 
 $   6,505  Capital Value per ha 

 
  

  
 

 $   2,634  Capital Value per acre 
 

  
  

     
  

  
 

 $   5,603  Land Value per ha 
 

  
  

 
 $   2,268  Land Value per acre 

 
  

  
     

  
  

 
 $     718  Capital Value per Stock Unit   

  
 

 $     618  Land Value per Stock Unit 
 

  
              

 
This valuation provides our assessment of the market value.  Market value is the estimated amount for which an asset 
should exchange on the date of valuation between a willing buyer and a willing seller in an arm’s length transaction 
after proper marketing wherein the parties had each acted knowledgeably, prudently and without compulsion. 
 
 

8. Certification 
 
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 and has not been subject at any stage to 
disciplinary action by the relevant professional governing body. 

 
Independence 
The signatory has no direct or indirect pecuniary or other interests in the property being valued, and is not aware of any 
other potential conflicts of interest. 

 
Professional Indemnity Cover 
We certify that Pawson Property Solutions Limited hold professional negligence insurance yet only for an amount not 
less than 25% of the subject valuation assessment. 
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9. Valuation Definitions 
 
The valuation is made under the appropriate Australia and New Zealand Property Standards and the NZ equivalent to 
International Accounting Standard 16, Property, Plant and Equipment (NZ IAS 16).  
 
Fair Value (or Market Value) is the estimate amount for which an asset should exchange on the date of valuation 
between a willing buyer and a willing seller in an arm’s length transaction after proper marketing wherein the parties 
had each acted knowledgeably, prudently and without compulsion. 
 
Each element of the definition of Market Value has its own conceptual framework and can be defined as follows: 
 
i. “The estimated amount…” refers to a price, normally in terms of money, upon which the Market Value 

transaction should be based.  It is measured as the most probable price for the asset considering all other 
elements of the definition, rather than a price inflated or deflated by special or unusual creative financing 
unless such financing sets market levels, or special considerations or concessions granted by anyone associated 
with the sale. 

 
ii. “…an asset should exchanged…” refers to the fact that the valuation of an asset is an estimate or forecasted 

amount rather than an actual sale transaction.  It is the price at which the market expects that a transaction 
would occur in keeping with other elements of the definition. 

 
iii. “…on the date of valuation…” specifies that the estimated value is time specific.  Because markets and market 

conditions are subject to continual change, a properly rendered valuation is appropriate as of that point in 
time, but may not be appropriate at another time. 

 
iv. “…between a willing buyer and a willing seller…” recognizes the basic market condition:  there must be a buyer 

and a seller for a market to be identified.  In usual market circumstances, a sufficient number of buyers and 
sellers are available, and in a Market Value estimate are assumed to have typical market knowledge and an 
understanding of the uses for which the asset has been created and how it can be best employed.  In instances 
where either buyers or sellers are limited in number, a restricted market condition may exist, in which case the 
Valuer must deal with such circumstances in accordance with special provisions referred to in these standards. 

 
v. “…in an arms length transaction…” eliminates from consideration a transaction in which the relationship of the 

parties or other special dealings would establish a transaction that is not typical of others within the valued 
property’s market.  A Market Value transaction is one in which each part operates independently of the other. 

 
vi. “…wherein the parties had each acted knowledgeably and prudently…” presumes that both the buyer and the 

seller are reasonably informed and that both will act in a way which demonstrates their knowledge of the 
property, its markets, and normal alternatives that are available to each party.  Each will act for self-interest 
using that knowledge. 

 
vii. “…and without compulsion…” establishes a market situation in which each party is motivated to undertake the 

transaction, but neither is forced or unduly coerced to complete it. 
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10. Assumptions and Notes 
 

 Where this property is occupied primarily by the owner, or held for community amenity purposes then this 
valuation has been made on the basis of the property’s existing use and value to the business of the owner.   

 
 Where the property’s Alternative Use value differs materially, a separate value is assessed as Net Realisable 

Value. In this case not applicable. 
 
 The property has been valued as if free and clear of any mortgages, debenture or other charge against the 

property. 
 
 No allowance has been made for any liability for taxation which may arise on disposal of the property, nor any 

allowance for any capital based Government grants or investment allowances which may apply if the property 
was being built at the date of valuation. 

 
 

11. Special Comments 
 
 Current photographs are included within this report. 
 
 Some reliance has been placed on data as collected by the previous valuer, Russ Goudie. Where practical 

however we have verified the data and have made changes where necessary.  
 
 Non Publication:  Neither the whole nor part of this valuation certificate may be reproduced (except reference 

thereto by way of a note to the annual accounts) in any published documents, circular or statement nor 
published in any way without the Valuer’s written approval of the form and context in which it may appear. 

 
 Limitation of Use:  This valuation has been prepared solely for the purpose and for the person(s) stated overleaf 

and the Valuer shall not be liable to any other person(s) using this certificate for any other purpose whatsoever 
(e.g. insurance, mortgage lending, sale and purchase etc), without prior reference to the Valuer who reserves the 
right to prepare a separate valuation report on such basis as considered appropriate for such purposes, and /or 
person(s).  

 
 

12. Compliance Statements 
 
 Morgans Property Advisors can confirm that: 
 
 The statements of fact presented in this report are correct to the best of the Valuer’s knowledge  
 
 The analyses and conclusions are limited only by the reported assumptions and conditions 
 
 The Valuer’s fee is not contingent upon any aspect of the report  
 
 The Valuer has no interest in the subject property 
 
 The Valuer has satisfied professional education requirements 
 
 The Valuer has experience in the location and category of the property being valued 
 
 The Valuer has made a personal inspection of the property 
 
 No-one, except those specified in the report, has provided professional assistance in preparing the report 
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13. Statement of General Valuation Policies 
 
This valuation and all valuation services are provided by Pawson Property Solutions Limited solely for the use of the 
addressee. Pawson Property Solutions Limited does not and shall not assume any responsibility to any person other than 
the client for any reason whatsoever including breach of contract, negligence (including negligent misstatement) or willful 
act of default of itself or others by reason of or arising out of the provision of this valuation or valuation services.  Any 
person, other than the client, who uses or relies on this valuation does so at their own risk.  This valuation has been 
completed for the specific purpose stated in this report.  No responsibility is accepted in the event that this report is used 
for any other purpose. 
 
We have made no survey of the property and its boundaries and assume no responsibility in connection with such matters.  
Unless otherwise stated it is assumed that all improvements lie within the Title boundaries.  Any sketch, plan or map in this 
report is included to assist the reader in visualising the property and should not be relied upon as being definitive. 
 
This report has been prepared for valuation purposes only and is not intended to be a structural, geotechnical or 
environmental survey.  No enquiries in respect of any property, or of any improvements erected thereon, has been made 
for any sign of timber infestation, asbestos or other defect, whether latent, patent or structural. 
 
In preparing this report and unless otherwise stated services to the property have not been tested nor have we researched 
Local Authority records to ascertain requisitions affecting the property. 
 
No environmental audit has been undertaken but indications are that the property has no apparent detrimental 
considerations under the Resource Management Act 1991. 
 
This report is relevant as at the date of preparation and to circumstances prevailing at the time.  However, within a 
changing economic environment, returns on investment and values can be susceptible to variation - sometimes over a 
relatively short time scale.  We therefore strongly recommend that before any action is taken involving acquisition, 
disposal, borrowing, restructuring, or any other transaction that you consult us. 
 
Pawson Property Solutions Limited has a policy of not contracting out of the provisions of the Consumer Guarantees Act.  
Accordingly, where there is any conflict between any statement in this report and Consumers Guarantees Act 1993, the 
latter shall prevail. 
 
We confirm that Pawson Property Solutions has no financial interest or otherwise in the subject property and that there is 
no relationship with the Vendor, Purchaser or any agents. 
 
 
Morgans Property Advisors 
 
22 June 2017 



Proprietors
Pukekaka Station Limited

Estate Fee Simple
Area 37.8128 hectares more or less
Legal Description Section 55 Block XIII Pukeokahu Survey

District

Interests
Subject to Section 8 Mining Act 1971
Subject to Section 5 Coal Mines Act 1979
8519589.1 Mortgage to Bank of New Zealand - 29.7.2010 at 11:03 am
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Proprietors
Pukekaka Station Limited

Estate Fee Simple
Area 83.0617 hectares more or less
Legal Description Section 56 Block XIII Pukeokahu Survey

District
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Subject to Section 8 Mining Act 1971
Subject to Section 5 Coal Mines Act 1979
6943418.3 Mortgage to Bank of New Zealand - 11.7.2006 at 9:00 am
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Pukekaka Station Limited

Estate Fee Simple
Area 136.5000 hectares more or less
Legal Description Lot 2 Deposited Plan 379034

Interests
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Land Registration District
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Estate Fee Simple
Area 744.7467 hectares more or less
Legal Description Lot 2 Deposited Plan 403792 and Section
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and Lot 1 Deposited Plan 10698 and Lot 1
Deposited Plan 17683

Interests
Subject to Section 59 Land Act 1948
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6943418.3 Mortgage to Bank of New Zealand - 11.7.2006 at 9:00 am
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