
9 June 2020

REF: GM20- 4475

Hurunui District Council

PO Box 13

AMBERLEY 7441

Attention: Sue Courtney

Dear Madam,  

Valuation of Commercial Properties, 

30 – 32 Mountainview Road, Culverden

Further to instructions received, we inspected the above properties on 6 May 2020 for the

purpose of assessing current market value.  

NATURE OF PROPERTY: 

A 4,208m2 parcel of ‘Business’ zoned land comprised within two Certificates of Title occupying a

prominent road frontage position along State Highway 7 in Culverden Township.  The main

improvement comprises the former Amuri County building which was originally developed

during the 1920’ s with a subsequent two level office addition around the 1960’ s.  The building

has sustained some earthquake damage, although the main facade has been recently

strengthened.  The balance of the land has been developed as Works depot incorporating a

large compacted metalled yard area together with a four bay implement shed and workshop

building.   

NATURE OF BRIEF: 

Our brief is to assess current market value under the following scenarios:  

1) Value of the entire entity on the basis both of the titles are offered for sale on a combined

basis.  

2) An indicative value on the basis the office building to the frontage is subdivided on a

separate title.  

3) An indicative value of the balance land incorporating the main yard and workshop buildings

on the basis they are subdivided on a separate title.  

At this stage we have been requested to provide only an abbreviated report outlining a

summary of our valuation conclusions, although we have retained sufficient information on file

to complete a comprehensive valuation if required at a later stage.  
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VALUATION CONSIDERATIONS: 

In order to determine appropriate values to the subject under the respective scenarios we have

primarily had regard to the comparable sales and investment approaches to valuation, no one

approach totally appropriate without reference to the other.  The sales comparison approach

involves the analysis of sales of properties with similar characteristics which after making

subjective allowances for physical and locational differences are then compared to the subject.  

The investment approach involves inputting a market level of rental then capitalising net

estimated potential income at an appropriate rate of return or yield.   

In considering appropriate values to the subject under the respective scenarios we have been

mindful of the following:- 

1) Value of Entire Entity

The former Amuri Country building is reasonably substantial in size, although provides a

relatively modest standard of office accommodation essentially representing an

overcapitalisation in the context of the Culverden market.   

We understand the property will be sold with the transfer of available grant funds to

complete any earthquake strengthening requirements to the front building ( the main front

façade has already been strengthened).  We are mindful further renovation works would

still be required in order to upgrade the building to provide for a suitable standard of office, 

retail or showroom type accommodation.  

The balance of the yard would appear well suited for its existing use as a depot benefitting

from associated workshop and implement space.   

The original council chambers building to the frontage has a high degree of character albeit

requiring significant refurbishment and expense to be suitable for other commercial

activities.  The rear part remains functional albeit relatively basic, in particular the first floor

office space. 

The property on a combined title basis falls within a higher price bracket for commercial

investments within the context of the Culverden market which has a more limited range of

potential buyers.  

It is conceivable a premium could be obtained for the property if it is well suited to a

purchasers requirements ( i.e good example is the nearby site on the corner of St Leonards

Street which has been purchased by NPD for a significant premium).   

The property benefits from its dual title configuration and other potential future sale

options.   

We acknowledge the paucity of directly comparable market evidence and we therefore consider

the parameters of value are wide.  On balance, we would expect the entire entity in its existing

configuration to readily achieve within the $420,000 - $ 480,000 price range.   
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VALUATION CONSIDERATIONS, contd… 

2) Indicative Value of Ex Amuri County Office Building on a Separate Title (circa 700m2) 

The property will fall within a more popular price bracket for entry level commercial

investments in the context of the Culverden market.  

The building still has additional refurbishment requirements and essentially represents an

overcapitalisation in the context of the Culverden market, although would appear well

suited for office activities or other retail or showroom type businesses, particularly within

the original front part.  

The front of the building has a high degree of character. 

Typically there is only limited demand for office space in more outlying rural townships in

North Canterbury. 

The property occupies a prominent position along State Highway 7 benefiting from good

exposure to high volumes of passing traffic.  

On balance, taking these factors into consideration we would expect the former Amuri County

Council building with associated two level office addition on a separate title to readily achieve

within the $170,000 - $210,000 price range. 

3) Indicative Value of Balance Land and Workshop / Implement Buildings

The land would appear well suited to its existing use (i.e contracting depot).  

The site has excess land which would appear well suited for an additional building, 

particularly along the northern side. 

The site benefits from additional access to the rear extending through to Montrose Avenue

albeit a secondary thoroughfare.   

The property falls within a more popular entry level price bracket for industrial / 

commercial investments in the context of the North Canterbury market which has a wider

range of potential buyers.  

Our valuation continues on the basis the purchaser would be required to install a separate

septic tank drainage system ( i.e existing amenities discharge into the septic tank which is

located within the front part of the site which we assume would be retained with the office

building).   

On balance, taking these factors into consideration we would expect the balance land and

associated workshop / implement buildings on a separate title to readily achieve within the

280,000 - $ 320,000 price range. 

In terms of our valuations under all three scenarios we have adopted a midpoint within our

assessed value range and conclude current market value as follows.  
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VALUATION SUMMARY: 

1) Value of Entire Entity

Improvements Value 190,000

Land Value ( 4,208m²) 260,000

CURRENT MARKET VALUE  $ 450,000

2) Indicative Value of Office Building on a Separate Title

Improvements Value 100,000

Land Value (approx 700m2)  90,000

CURRENT MARKET VALUE  $ 190,000

3) Indicative Value of Balance Land & Workshop / Implement Buildings

Improvements Value 90,000

Land Value ( approx 3,500m2)  210,000

CURRENT MARKET VALUE  $ 300,000

The above assessments are exclusive of any GST payable on sale.  

Our valuation under scenario ( 1) is subject to both of the titles being offered for sale as a single

entity.   

Our valuations under scenarios ( 1) and (2) assume the purchaser of the property would not be

responsible to contribute to any further earthquake strengthening requirements ( i.e would be

funded by grant money which has been received by the Hurunui District Council).  Our

valuations do assume the purchaser would be responsible for other building refurbishments and

renovation works which are not required to strengthen the building.   

Our valuations under scenarios ( 2) and (3) should be treated as indicative only until such time as

all necessary consents have been obtained and boundaries identified ( including potentially right

of way easements).   We have assumed the septic tank would remain with the office building in

the event the property is subdivided or a boundary change is completed. 

This is an abbreviated report.  We have retained sufficient information on file to complete a

more comprehensive valuation if required at a later stage ( i.e this report is not suitable for

mortgage lending purposes). 

We confirm Maxwell Valuation Limited has no financial interest or otherwise in the property

and that we have no relationship with the vendor, purchaser or agents. 

This report has been undertaken for valuation purposes only and does not purport to be a site

or structural survey. 

The effective date of this valuation is 6 May 2020. 
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COVID 19 - DISCLAIMER

The outbreak of the Novel Coronavirus ( COVID- 19) was declared as a ‘Global Pandemic’ by the

World Health Organisation on 11 March 2020. We have seen global financial markets and travel

restrictions and recommendations being implemented by many countries, including New

Zealand. The local real estate market that the subject property is transacted in is being impacted

by the uncertainty that the COVID- 19 outbreak has caused. The landscape and market

conditions are changing daily at present. As at the date of valuation we consider that there is a

market uncertainty. This valuation is current at the date of valuation only. The value assessed

herein may change significantly and unexpectedly over a relatively short period of time

including as a result of factors that the Valuer could not reasonably have been aware of as at

the date of valuation). We do not accept responsibility or liability for any losses arising from

such subsequent changes in value. Given the valuation uncertainty noted, we recommend that

the user( s) of this report review this valuation periodically. 

In some instances this report may be transmitted in an electronic format. We encourage any

person relying on this report to confirm the valuation is correct in all respects to prevent any

fraudulent activity. Please contact the writer for verification. 

This report has been prepared by Geoffrey Richard Maxwell, B COM ( VPM), SPINZ, ANZIV, 

MNZIPIM, who has been a Registered Public Valuer since 1999 specialising in the valuation of

urban and rural properties in the North Canterbury Region.   

We trust that this information is sufficient for your requirements but should you have any query

regarding this report, or should there be any matter arising, we would be pleased to assist. 

Yours faithfully, 

MAXWELL VALUATION LIMITED

G R Maxwell

REGISTERED VALUER SPINZ ANZIV MNZIPIM

DDI:  03 319 8957

Mobile:  027 319 8954

email:  geoff@maxval. co. nz



30 – 32 Mountainview Road, Culverden

Page 6 of 11

DECLARATION OF VALUATION PRINCIPLES: 

1 Compliance Statement

This valuation has been performed in accordance with IVS3 and we 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 has no interest in the subject property; the Valuer’ s fee is not contingent

upon any aspect of the report; the valuation was performed in accordance with the PINZ code of ethics and performance standards; the Valuer has satisfied professional

education requirements; the Valuer has experience in the location and category of the property being valued; the Valuer has made a personal inspection of the property; and no-

one, except those specified within the report; has provided professional assistance in preparing the report. 

2 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

Maxwell Valuation as to the form and content in which it may appear. 

3 Information & Documentation

Information has generally been obtained from a search of records and examination of documents or by inquiry 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.  The information provided by the sources detailed in this report is assumed to be complet e and correct.  We accept no responsibility for the

completeness and accuracy of the information provided. 

4 Confidentiality & Disclaimer of Liability

Our responsibility in connection with this valuation report is limited to the client to whom it is addressed and for the express valuation purpose stated.  The report is not to be

relied upon by any other person or for any other purpose.  We accept no liability to third parties nor do we contemplate that this report would be relied upon by third parties.  We

invite other parties who may come into possession of this report to seek our written consent to them relying on this report.  We reserve our right to withhold consent or to review

the contents of this report in the event that our consent is sought. 

5 Structural Survey

We have undertaken a visual inspection in respect of the building, 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 portions 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 ( where an owner may have joint maintenance liability).  No

undertaking is given about absence of rot, insect or pest infestation, deleterious substances such as asbestos or calcium chloride, unsatisfactory materials or hidden defects

6 Site Conditions

The inspection undertaken does not constitute a geotechnical survey or environmental contamination survey and no undertaking, representation or warranty is given as to the

stability of the land or in any other regard.  Unless notified to the contrary or otherwise stated in this report, our valuat ion is on the basis that these aspects are satisfactory and

that the site is clear of underground minerals or other workings, methane gas or other noxious substances.  Where a property has the potential to be further developed, we

assume that the site is of a suitable load bearing capacity for the anticipated form of development without the need for additional foundations and drainage systems. 

7 Title

We have made no survey of the property and assume no responsibility in connection with such matters.   Unless otherwise state d it is assumed that all improvements lie within

the title boundaries.  Unless otherwise stated our report is subject to there being no detrimental registration( s) affecting the land other than those appearing on the title( s) valued

in this report.   Such registrations may include wahi tapu registrations and Historic Places Trust registrations. 

8 Plant and Machinery

The valuation is conditional upon any lifts, 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. 

9 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. 

10 Measurements

All property measurement is carried out in accordance with the Guide for the Measurement of Rentable Areas issued by PCNZ/ PINZ or variations thereof, unless we specifically

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

11 LIM & PIM

The valuation assumes, unless otherwise stated, that a Territorial Authority Land Information Memorandum / Project Information Memorandum would not reveal any non-

complying features and/ or requisitions. 

12 Resource Management Act 1991, Building Act 2004, Health and Safety in Employment Act 1992, and Evacuation of Buildings Regulations 1992.  Disabled Persons

Community Welfare Act 1975. 

Unless otherwise stated in our report, our valuation is on the basis that the property complies with the above legislation or that the legislation has no significant impact on the

value of the property. 

13 Mortgage Recommendation

The value provided in this valuation report is Maxwell Valuation Limited 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 property.  Any decision to lend should take these factors into account and allow a reasonable and prudent margin between the

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

14 Tenant Covenant

Unless specifically requested, we do not make detailed enquiries into the covenant strength of occupational tenants but rely on our judgement of the market’ s perception of

them.  Any comments on covenant strength should be therefore be read in this context.  If the property is subject to a lease, our valuation is on the basis that the tenant is

capable of meeting it’s financial obligations under the lease and that there are no arrears of rent or breaches of covenant.   
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