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Stride Portfolio

$69.5m profit 
before income tax from 
continuing operations
up $14.3m from HY21

$61.5m profit  
after income tax from 
continuing operations
up $9.9m from HY21

$24.2m  
distributable profit1 
after current income tax
up $3.1m from HY21

$2.24 net tangible  
assets per share  
as at 30 September 2021
($2.15 as at 31 March 2021)

9.91 cents per share  
combined Stride  
Property Group cash 
dividend targeted2 
 for FY22

Performance

1. See glossary on page 19.

2. Assuming no further restrictions are imposed due to COVID-19 once the traffic light 
system takes effect, assumed to be early December 2021.

3. Portfolio value as at 30 September 2021 excludes: (1) the seismic works to be completed 
by SPL and the rental guarantee provided by SPL in relation to the three large format  
retail properties acquired by Investore from SPL on 30 April 2020 (total $5.6 million);  
and (2) lease liabilities.

4. Excludes lease liabilities. Includes Stride’s 52.2% interest in the joint operation 
component of the Industre Property Joint Venture. For more information, see note 3.2 to 
the consolidated interim financial statements. Includes value of Level 12, 34 Shortland 
Street, which houses Stride’s head office, and is shown in the consolidated interim 
financial statements as property, plant and equipment. 

5. As at 30 September 2021, excluding committed acquisitions and developments,  
and excluding lease liabilities. Includes SPL's directly held investment properties and  
its indirect or look-through holdings in the Stride Products, being Investore, Industre  
and Diversified.

Ross Buckley Jessica Rod

Products and Places People

SPL’s property portfolio valued4 at 
$1.22bn as at 30 September 2021

SPL's weighted look-through 
portfolio interests5:

New director Ross Buckley 
appointed to the Board

Jessica Rod welcomed to the Stride 
executive team in the new role of 
General Manager – Office

For six months ended  
30 September 2021 (HY22)

All figures as at 30 September 2021

Town 
Centre/ 
Retail 
Shopping 
Centres

20%

Large 
Format 
Retail

13%

Industrial

23%
Office

44%

Stride Assets Under Management 
up $439m to $3.4bn

$268m of  
completed acquisitions
across SPL and the Stride Products 
since 31 March 2021

$737.7m including $42.7m
of completed acquisitions

portfolio valued at

$1.15bn including $73.3m
of completed acquisitions

portfolio valued3 at
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Chair and CEO’s Report

The first half of the 
FY22 financial year 
has been another 
active six months for 
Stride, highlighted 
by significant growth 
in our business, 
with assets under 
management growing 
by $439 million. Stride 
has also continued to 
progress its strategy 
of establishing a group 
of Products in specific 
commercial property 
sectors to provide 
growth in its investment 
management business.

Stride has continued to grow its office portfolio, with the completed acquisition of the property 
at 46 Sale Street, Auckland, for $152 million, and the conditional acquisition of the property 
under construction at 110 Carlton Gore Road, Auckland, for $217.5 million. These acquisitions 
supported the proposed establishment of a separate office entity, and in September 2021 Stride 
announced its intention to establish a new office Product by way of a demerger and NZX listing of 
SPL’s wholly owned subsidiary, Fabric Property Limited (Fabric).

Due to market conditions, the Board made the decision to withdraw the demerger and 
initial public offering on 21 September, which we believe was in the best interests of Stride 
shareholders as well as Fabric investors. Stride remains committed to its strategy of growing 
its real estate investment management business, and we are considering the next steps for our 
office portfolio, which we believe to be an attractive investment proposition, within Stride or as a 
separate entity.

The Stride team has managed to deliver a very positive first half of FY22, at the same time as 
being focused on pursuing its strategy of growing its real estate investment management 
business. Stride delivered strong profit after tax from continuing operations of $61.5 million,  
up $9.9 million from HY21. This strong result was due primarily to a combination of higher  
net rental income (HY22: $30.1 million; HY21: $20.5 million) as a result of growth in the  
office portfolio, and higher share of profit in associates (HY22: $37.5 million; HY21:  
$22.3 million). The higher share of profit in associates was largely because HY22 incorporates a 
full six months of owning an interest in Industre, whereas the prior period had only three months 
of Industre ownership.

Management fee income of $12.8 million was $0.3 million lower than HY21. This was the result 
of a combination of factors – lower leasing fees from Diversified partially offset by higher asset 
management fees, higher management fees from Investore, and lower management fees from 
Industre, as the HY21 fees were impacted by the acquisition fees from the establishment of 
Industre ($1.2 million). Excluding this establishment acquisition fee, the fees from Industre would 
have been $0.6 million higher than HY21. Recurring SIML base fee income of $8.2 million was 
up 24.2% on HY21 ($6.6 million), driven by the establishment of Industre and strong growth in 
external assets under management (30 September 2021: $2.4 billion; 30 September 2020: 
$1.9 billion).

Corporate expenses for HY22 were higher at $16.9 million (HY21: $9.4 million). However, 
excluding project costs associated with the proposed initial public offering of Fabric and the 
one-off recognition of historic software expenditure which was previously capitalised but, due to 
a change in accounting policy, is now required to be expensed in the current period, corporate 
expenses would have been $11.3 million. The increase from HY21 was due to higher staff costs 
and feasibility costs related to potential acquisitions which did not proceed. While the Board 
is conscious of seeking to minimise costs, it supports expenditure associated with exploring 
acquisitions that further the execution of Stride's strategy.

Overall, distributable profit1 after current income tax of $24.2 million for HY22 was a favourable 
result, up $3.1 million from HY21.

At the same time as delivering positive financial performance, Stride has also focussed on the 
growth and development of the Stride Products during HY22, with both Investore and Industre 
completing a number of strategic acquisitions and having a pipeline of development growth. This 
activity has contributed to the growth in Stride's total assets under management, which have 
grown to $3.4 billion as at 30 September 2021, or $3.8 billion including conditional acquisitions 
and developments.

SPL’s portfolio is valued2 at $1,216.4 million as at 30 September 2021, representing a net 
valuation gain for the six months from 31 March 2021 of +$13.7 million or +1.1%. SPL’s town 
centre assets recorded a net valuation increase of +$11.5 million or +3.7%, and the Industre 
portfolio recorded a net valuation gain of +$82.9 million or +12.7% over the six months to  
30 September 2021, with increases in both sectors primarily driven by capitalisation rate 

compression. SPL records its proportionate share of the Industre 
assets held in the joint operation component of the joint venture in its 
accounts, with this share achieving a +$20.4 million net valuation gain 
(+13.7%).

SPL’s wholly owned subsidiary, Fabric, which owns office assets, 
recorded valuations which were in line with valuations as at  
31 March 2021, with a minor net valuation decrease of ($1.0) million  
or (0.15)%, with the decrease primarily due to COVID-19 rental 
abatement provisions. 

SPL holds one further office property directly, being 55 Lady 
Elizabeth Lane, Wellington. Works are required to improve the seismic 
performance of this property, although the exact nature of the works 
required is still being understood, with engineers undertaking surveys 
of the property. As a result, the valuation of this property was reduced 
by the currently estimated cost of these works, contributing to a 
devaluation of this property by $17.3 million as at 30 September 2021.

The growth in Stride’s assets under management has been delivered 
through a dedicated focus by the SIML management team on all of the 
Stride Products. The Investore portfolio has now grown to a value3 of 
$1.15 billion, through a combination of acquisitions and portfolio 
valuation growth. During the first half of FY22 Investore completed 
$73.3 million of acquisitions, comprising Countdown, Petone, and 
the Rebel Sports and Briscoes-tenanted property at 4 Carr Road, 
Auckland. Investore also has a conditional agreement to acquire land at 
Waimak Junction in Kaiapoi, North Canterbury, on which it has agreed 
to build a Countdown supermarket. SIML is pleased to be able to 
deliver these acquisition opportunities for Investore, particularly in the 
current competitive market for large format retail property.

SIML is also pleased to have delivered significant growth for Industre, 
with the industrial portfolio growing from a value of approximately 
$260 million at the time of agreeing to form the joint venture, to  
$792 million as at 30 September 2021, including committed 
acquisitions and developments. This significant growth is a 
testament to the dedication of the SIML team in sourcing appropriate 
opportunities for this portfolio, and also demonstrates the beneficial 
relationship we have with our joint venture partner, JPMAM1, which has 
contributed all of the equity required for the growth of the portfolio 
since the commencement of the joint venture on 1 July 2020. We 
expect that our joint venture partner will continue to contribute equity 
for growth until Stride’s interest is reduced from 52% today to 25%, 
with JPMAM holding 75%.

Both Investore and Industre continue to have growth potential 
– Investore’s conditional acquisition of the development land at 
Waimak Junction, Kaiapoi, will provide it with an ongoing development 
opportunity, while Industre currently has four properties with 
developments underway or planned. The SIML development team is 
establishing a strong track record of delivering successful projects, on 
time and on budget, incorporating strong sustainability credentials. 

When undertaking developments, the SIML team incorporates 
sustainability initiatives where possible, targeting a minimum four star 
Green Star rating for all new developments and refurbishment projects, 
where feasible. This activity demonstrates Stride’s commitment to 

1. See glossary on page 19.

2. See footnote 4 on page 2. 

3. See footnote 3 on page 2.

215 Lambton Quay, Wellington
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building a sustainable business – considering the impacts of our 
activities on the climate is part of how we do business.

As part of its commitment to building a sustainable business,  
the Stride Sustainability Committee of the Board is overseeing the 
development of a detailed climate risk assessment for Stride and 
each of the Stride Products. This will enable Stride to begin to report 
against the principles of the Taskforce on Climate-related Financial 
Disclosures (TCFD) which Stride intends to do as part of its FY22 
financial reporting.

This activity would not be possible without a strong team of people, 
and SIML is very proud of its people. In September SIML announced 
the establishment of a new executive team role, General Manager – 
Office, to manage and oversee the growing office portfolio. SIML was 
extremely pleased to be able to appoint a long-standing employee, 
Jessica Rod, to the role. Jess has been with SIML for over 15 years,  
and we will benefit from Jess’s considerable experience in managing  
a number of strategic acquisitions, including the acquisition of  
46 Sale Street, as well as her in-depth knowledge of the Stride way  
of doing business and her strong relationships throughout the  
property industry.

Stride was also very pleased to appoint a new director during HY22, 
Ross Buckley. Ross has considerable management and financial 
experience, having been a partner at KPMG for 26 years and Executive 
Chair of KPMG for nearly 10 years. Ross retired from the KPMG 
partnership in October 2020 to pursue a governance career and is 
currently an independent Director of ASB Bank, independent Chair 
of Service Foods Limited, Chair of Massey Business School advisory 
board, and National Council member and Chair of the Auckland 
Branch of the Institute of Directors. Stride will benefit greatly from 
Ross’s considerable skills and experience, and we are very pleased 
to welcome Ross to the Board. The appointment of Ross is part of the 
ongoing Board refresh, with Director John Harvey, the current Chair 
of the Stride Audit and Risk Committee, announcing that he is likely to 
retire from the Stride Boards during calendar year 2022.

Finally, the Board is closely monitoring the impacts of the restrictions 
imposed to manage the outbreak of the Delta variant of COVID-19. 
Stride has worked hard over the prior lockdown periods to provide  
fair levels of rent abatement and deferrals, even where tenants were 
not contractually entitled to such, as Stride understands that it  
benefits Stride and its managed Products if we have tenants with 
sustainable businesses.

The Government has recently enacted legislation mandating all 
commercial landlords abate a fair proportion of rent for all tenants 
impacted by COVID-19 restrictions. The full impact of this legislation  
is not currently known, but Stride will continue to work with its tenants 
to seek to ensure a fair allocation of costs and benefits, and will seek  
to minimise the financial impact for Stride and the Stride Products 
where possible. 

While Stride is conscious of recent interest rate increases, Stride 
believes it is sufficiently insulated to changes in interest rates over the 
medium term, as SPL has interest rate swaps in place with a notional 
value equal to 98% of drawn debt as at 30 September 2021 (including 
forward starting swaps).

Taking this into account, together with Stride’s anticipated costs  
of COVID-19 restrictions for the remainder of FY22, the Board is  
pleased to reconfirm the previously forecast combined cash dividend 
for SPL and SIML of 9.91 cents per share for FY22, assuming no 
further restrictions are imposed due to COVID-19 once the traffic light 
system takes effect, assumed to be early December 2021.

Stride has today announced a $120 million capital raise, comprising  
a $100 million underwritten placement and a $20 million retail  
offer (with the ability to accept additional applications under each of 
the placement and retail offer at Stride's discretion). This capital raise 
will reduce SPL's LVR from 41.0% as at 30 September 2021 to 29.8% 
(on a pro forma basis assuming $120 million of new capital is raised), 
which will provide flexibility and options for Stride in relation to the 
establishment of Stride's office Product, Fabric, while also pursuing 
other strategic initiatives.

Looking forward for the remainder of FY22, Stride will continue 
to focus on supporting the growth and development of the Stride 
Products, and as noted, continues to reflect on the best way forward 
for its office portfolio. Stride firmly believes that its high quality office 
portfolio represents a valuable investment, whether within Stride 
or as a separate entity. Stride remains committed to its strategy of 
establishing a group of Products in specific commercial property 
sectors to provide growth in its investment management business.

Thank you for your continued support of Stride Property Group.

Chair and CEO’s Report 
(continued)

20 Customhouse Quay, Wellington

Tim Storey

Chair, 
SPL and SIML

Philip Littlewood

Chief Executive Officer,  
SIML
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Stride  
Products

$2,395m

$508m

$1,149m

$738m

As at 30 September 2021, SPL has a diversified look-through portfolio worth $1.66bn, with 
strong investment metrics, including WALT1 of 6.7 years and 97.7% occupancy by area on a 
weighted look-through basis.

Stride has indicated its intention to establish a separate Product focused solely on the office 
sector, Fabric. While Stride will retain an ownership interest in Fabric, Stride’s exposure to the 
office sector will reduce if Fabric is established as a standalone entity, leading to more balanced 
property interests across the commercial property sectors.

1. See glossary on page 19.

2. As at 30 September 2021, excluding 
committed acquisitions and developments, 
and excluding lease liabilities. 

Portfolio SPL’s Weighted 
Look-Through 
Portfolio Value2

Photo to be confirmed

20 Customhouse Quay, Wellington

Town Centre/
Retail Shopping 
Centres

20%

Large Format 
Retail

13%

Industrial

23%

Office

44%

$11m
$216m

$385m

$1,047m

$321m

$726m

SPL  
Directly held

$726m

$321m

$1,659m

SPL Weighted 
Look-through

Stride’s strategy is to establish a group of sector-
specific commercial property Products managed 
by SIML, with SPL owning an interest in each Stride 
Product. This results in SPL having an exposure to the 
asset classes it holds directly, as well as an indirect 
interest in the portfolios owned by each of the  
Stride Products.

Town Centre/
Retail Shopping 
Centres

Large  
Format Retail

Office

Industrial

18.8%

52.2%

2.1%
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Stride has focussed on growing its office portfolio over the last 18 months, with portfolio value 
increasing from $186.1 million as at 31 March 2020 to $726.1 million as at 30 September 
2021. The average market capitalisation rate for Stride’s office portfolio has compressed to 
5.10% as at 30 September 2021, from 5.36% as at 31 March 2021.

This growth in the office portfolio has come through investment in quality, sustainable properties, 
including 20 Customhouse Quay, Wellington (acquired December 2020) and 46 Sale Street, 
Auckland (acquired June 2021). Stride also has a conditional agreement to acquire a further 
office property, at 110 Carlton Gore Road, Auckland, for $217.5 million.  

Stride’s strategy is to invest in quality, sustainable office properties that exhibit enduring demand, 
which means properties that are well located, that help create an environment where people 
want to work and collaborate, with high seismic and sustainability ratings, and access to high 
quality amenities and features that contribute to the wellbeing of those who occupy the space.

In addition to acquisitions, SIML has been active in undertaking leasing transactions across the 
office portfolio:

• Rent reviews completed across 26,000 sqm resulting in an increase on previous rentals  
of 3.0%

• New lettings and renewals completed across 7,000 sqm with an increase on previous 
rentals of 6.2%

As at 30 September 2021 As at 31 March 2021

Properties (no.) 11 10

Tenants (no.) 113 115

Net Lettable Area (sqm) 80,970 69,614

Net Contract Rental7 ($m) 39.1 31.9

WALT7 (years) 6.3 6.3

Occupancy Rate (% by area) 96.1 98.6

Value4 ($m) 726.1 579.7

Net Valuation Movement for HY22 ($m) (18.3)

1. Includes acquisition of 110 Carlton Gore Road, Newmarket, at a price of $217.5m, which acquisition remains conditional on 
successful completion of the initial public offering of SPL’s wholly owned subsidiary, Fabric.

2. Includes 50% of Johnsonville Shopping Centre which is owned by SPL. Comprises only the office and retail shopping centre 
portfolios owned by SPL. Excludes SPL's 52.2% interest in the joint operation component of the Industre Property Joint 
Venture which is reported as part of the assets of SPL in the consolidated interim financial statements (see note 3.2 for 
further information). These properties have been included in the Industre portfolio reported on page 10.

3. Includes the acquisition of the property at Waimak Junction, Kaiapoi, North Canterbury, at a price of $10.5m, plus the 
anticipated costs of Stage 1 of the development of this property. The current commitment, including the cost of the land and 
the Stage 1 development, is expected to be $31m. The agreement to acquire land at Waimak Junction remains conditional on 
receipt of resource consents.

4. Excludes lease liabilities; includes the value of Level 12, 34 Shortland Street, which houses Stride’s head office and is shown 
in the consolidated interim financial statements as property, plant and equipment.

5. See footnote 3 on page 2.

6. Includes 50% of Johnsonville Shopping Centre which is owned by Diversified.

7. See glossary on page 19.

46 Sale Street, Auckland

Products  
and Places

Stride owns 
and manages 
over $3.4bn of 
commercial property, 
including the office 
and town centre 
portfolios owned by 
SPL, together with 
the portfolios of the 
Stride Products – 
Investore, Industre 
and Diversified.

As at 30 September 
2021 the portfolio 
composition of the 
Stride Products by 
value is as follows:

$792m
$55m

$738m

Industrial

52.2%

$527m
$19m

$508m

Retail Shopping  
Centres

2.1%

$1,185m
$37m3

$1,149m

Large Format 
Retail

18.8%

SPL Office 
Portfolio

SPL 
investment

$1,301m

$321m

$726m

Office and  
Town Centre2

100%

$254m1

Town Centre/
Retail Shopping 
Centres

Acquisitions and developments  
(including conditional acquisitions)

Large  
Format Retail

Office Industrial

Value of  
investment 
properties

Net valuation movement  
for 6 months to  

30 September 2021
Developments  

and acquisitions

Total portfolio  
value/assets under 

management
SPL investment in 

Stride Product

Office and Retail Portfolio2 $1,047m4

($6.8m)  
(0.6%) $254m1 $1,301m 100%

$738m
+$82.9m  

+12.7%
$55m $792m 52.2%

$1,149m5 +$44.8m
+4.1%

$37m3 $1,185m 18.8%

$508m
+$15.4m

+3.1%
$19m $527m 2.1%

Total $3,442m $364m $3,806m

6

Note: Numbers may not sum due to rounding.

Note: Numbers may not sum due to rounding.
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Stride’s directly held town centre portfolio comprises NorthWest Shopping Centre, NorthWest 
Two, and Silverdale Centre, located in fast growing areas of Auckland, as well as 50% of the 
Johnsonville Shopping Centre in Wellington. 

Stride takes an active approach to management of its town centre portfolio. By way of example, 
during the six months to 30 September 2021, Stride completed 24 new lettings and lease 
renewals at NorthWest, with a weighted average lease term (or extension) of 4.2 years.

Stride is also progressing plans to develop a new urban centre at NorthWest, comprising  
25,000 sqm of high quality offices with open spaces, shopping and entertainment. Stride has 
obtained resource consent for this new development and is currently seeking expressions of 
interest from new tenants to support the development of the first property. This centre, called 
NW1, is intended to combine with Stride’s current town centre assets in the area, being the 
NorthWest Shopping Centre and NorthWest Two, the street frontage retail and entertainment 
hub, to create a true town centre. Designed as an urban node for one of Auckland’s fastest 
developing areas, the centre is intended to provide all the amenities a thriving community needs.

SIML seeks to maximise the value of the Diversified portfolio, through active leasing and close 
management of the centres.

During the first six months of FY22 SIML agreed a number of leasing transactions across the 
Diversified portfolio, including:

• Letting 1,300 sqm at Remarkables Park Town Centre to the Queenstown Lakes District 
Council for 10 years for use as a modern community arts space and café. This tenancy is 
expected to attract significant visitation to the centre, supporting other retail tenants at 
Remarkables Park, and demonstrates SIML’s active approach to centre management.

• Introduction of a flagship Cotton On store to Chartwell Shopping Centre. Works are 
currently underway to prepare for this new tenancy, which is expected to attract new 
customers to the centre.

The latter half of HY22 has been impacted by COVID-19 in New Zealand, but as most of 
Diversified’s retail shopping centres are located in Wellington and Queenstown, these centres 
have been closed for the least period possible.

As at 30 September 2021 As at 31 March 2021

Properties1 (no.) 4 4

Tenants (no.) 229 232

Net Lettable Area (sqm) 64,812 65,736

Net Contract Rental2 ($m) 21.8 22.5

WALT2 (years) 4.2 4.3

Occupancy Rate (% by area) 96.8 96.5

Value3 ($m) 321.3 309.9

Net Valuation Movement for HY22 ($m) +11.5

As at 30 September 2021 As at 31 March 2021

Properties1 (no.) 4 4

Tenants (no.) 324 335

Net Lettable Area (sqm) 105,061 105,064

Net Contract Rental2 ($m) 37.8 37.9

WALT2 (years) 3.2 3.4

Occupancy Rate (% by area) 93.8 93.8

Value ($m) 508.4 465.6

Net Valuation Movement for HY22 ($m) +15.4

1. Includes Johnsonville Shopping Centre, which is 
owned 50:50 by SPL and Diversified.

2. See glossary on page 19.

3. Excludes lease liabilities.

NorthWest Shopping Centre, Auckland

SPL Town 
Centre Portfolio

Diversified owns four 
shopping centres 
across New Zealand, 
being Queensgate 
Shopping Centre 
(Wellington), 
Chartwell Shopping 
Centre (Hamilton), 
Remarkables 
Park Town Centre 
(Queenstown), and has 
a 50% interest in the 
Johnsonville Shopping 
Centre (Wellington) 
with SPL holding the 
other 50%.

Queensgate Shopping Centre, 
Lower Hutt
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As at 30 September 2021 As at 31 March 2021

Properties (no.) 44 43

Tenants (no.) 140 130

Net Lettable Area (sqm) 249,784 246,272

Net Contract Rental3 ($m) 58.8 57.1

WALT3 (years) 9.5 9.8

Occupancy Rate (% by area) 99.0 99.1

Value ($m) 1,148.62 1,037.96 

Net Valuation Movement for HY22 ($m) +44.8

1. Includes the acquisition of the property at Waimak Junction, Kaiapoi, for $10.5m, which acquisition remains conditional.

2. See footnote 3 on page 2.

3. See glossary on page 19.

4. LVR is calculated based on independent valuations, which include seismic works to be funded by SPL in relation to the three 
large format retail properties acquired by Investore from SPL on 30 April 2020. The independent valuations also exclude 
lease liabilities.

5. Distributable profit is a non-GAAP measure and consists of profit/(loss) before income tax, adjusted for determined non-
recurring and/or non-cash items (including non-recurring adjustments for incentives payable to anchor tenants for lease 
extensions) and current tax. For further information see note 3.2 to Investore's consolidated interim financial statements for 
the six months to 30 September 2021.

6. Portfolio value as at 31 March 2021: (1) excludes $7.0m of seismic works to be completed by SPL on the three large format 
retail properties acquired by Investore from SPL on 30 April 2020 and the value of the rental guarantee from SPL of $0.1m; 
(2) excludes lease liabilities; and (3) includes the property at 35 MacLaggan Street, Dunedin, which was classified as property 
held for sale in Investore’s financial statements.

Investore’s focus during HY22 has been on 
pursuing its strategy of targeted growth, having 
acquired or agreed to acquire $83.8m of property1, 
and growing its portfolio value2 to $1.15bn as at 
30 September 2021.

Financial highlights (HY22)

Portfolio highlights (as at 
30 September 2021)

Transaction highlights

$15.4m profit 
before other 
income / 
(expense) and 
income tax 
up $3.2m  
from HY21

$56.9m  
profit after 
income tax  
down $34.1m from 
HY21, reflecting a 
lower revaluation 
movement of 
$44.8m for HY22, 
compared with 
$83.7m for HY21

$13.3m  
distributable 
profit5 after 
current  
income tax
down $0.4m  
from HY21

99.0%  
portfolio occupancy  
by area

9.5 years  
WALT3 

29.8%  
Loan to Value Ratio4

$73.3m of 
acquisitions 
completed, with a 
further conditional 
acquisition for 
$10.5m agreed

$70m debt facility 
refinanced for a 
further 12 months, 
with no debt now 
expiring until FY24

4 Carr Road, Auckland
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1. See glossary on page 19.

2. This information relates to the six month period from 1 April 2021 to 30 September 2021. Stride's share in Industre reduced from 56.33% as at 31 March 2021 to 52.15% as at 30 September 
2021. Stride's net share of Industre's profit is calculated on the weighted average participating interest during the period.

Industre's portfolio has 
grown by $127.7m 
over the six months to 
30 September 2021, 
to a value of $737.7m, 
or $792.4m including 
committed acquisitions 
and developments. 

Industre actively pursues growth opportunities that present current or future redevelopment 
prospects, with the intention to develop the properties into attractive industrial facilities which it 
will own for the long term. One example of this is the property at 439 Rosebank Road, Auckland, 
which Industre acquired in late 2020. The SIML development team is currently managing a new 
industrial development on this site which will include three smaller industrial units at the front 
of the site, as well as a larger warehouse with supporting offices in a separate building on the 
rear of the site. Stride and Industre value sustainable developments and accordingly Industre is 
targeting a minimum four star Green Star design for the project. The gross lettable area of the 
development will be approximately 8,000 sqm, with the development expected to be completed 
in October 2022. 

Industre is a joint arrangement between SPL and JPMAM. The accounting for the arrangements by SPL is a combination of a joint operation 
(proportionate share of assets, liabilities, revenue and expenses – refer to note 6.4 in the consolidated interim financial statements) and joint venture 
(equity accounted – refer to note 6.3 in the consolidated interim financial statements). This page summarises the joint arrangement. SIML is the 
manager of the joint arrangement. 

As at 30 September 2021 As at 31 March 2021

Properties (no.) 21 18

Tenants (no.) 45 39

Net Lettable Area (sqm) 178,197 173,330

Net Contract Rental1 ($m) 29.0 27.4

WALT1 (years) 9.2 9.7

Occupancy Rate (% by area) 99.1 97.3

Value ($m) 737.7 610.0

Net Valuation Movement for HY22 ($m) +82.9

Industre Stride's interest (52.2%)

Joint Venture 
Unaudited 
30-Sep-21 

$000

Joint Operations 
Unaudited 
30-Sep-21 

$000

Total 
Unaudited 
30-Sep-21 

$000

Joint Venture 
Unaudited 
30-Sep-21 

$000

Joint Operations 
Unaudited 
30-Sep-21 

$000

Total 
Unaudited 
30-Sep-21 

$000

Assets

Current assets 4,868 2,394 7,262 2,539 1,248 3,787

Investment properties 413,608 324,100 737,708 215,702 169,022 384,724

Other non-current assets 81,111 - 81,111 42,300 - 42,300

Total Assets 499,587 326,494 826,081 260,541 170,270 430,811

Liabilities

Current liabilities 2,897 1,236 4,133 1,513 644 2,157

Borrowings 199,713 78,249 277,962 104,153 40,808 144,961

Other non-current liabilities 350 - 350 182 - 182

Total Liabilities 202,960 79,485 282,445 105,848 41,452 147,300

Net assets 296,627 247,009 543,636 154,693 128,818 283,511

Summarised Statement of Financial Position 

Industre Stride's interest

Joint Venture 
Unaudited 
30-Sep-21 

$000

Joint Operations 
Unaudited 
30-Sep-21 

$000

Total 
Unaudited 
30-Sep-21 

$000

Joint Venture 
Unaudited 
30-Sep-21 

$000

Joint Operations 
Unaudited 
30-Sep-21 

$000

Total 
Unaudited 
30-Sep-21 

$000

Income 12,348 7,263 19,611 6,685 3,933 10,618

Expenses (8,084) (3,214) (11,298) (4,374) (1,738) (6,112)

Net change in fair value of investment properties 44,995 37,914 82,909 24,074 20,369 44,443

Net share of profit2 49,259 41,963 91,222 26,385 22,564 48,949

Summarised Statement of Financial Performance

Industre has been 
very active with 
acquisitions and 
developments during 
the first half of FY22:

$42.7m
acquisitions completed

$54.7m  
developments 
/ acquisitions 
in progress and 
committed

$792.4m
portfolio value as at  
30 September 2021 
including committed 
acquisitions and 
developments

439 Rosebank Road, Auckland (artist's impression of completed development)
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Capital 
Management

Stride’s bank covenant LVR as at 30 September 2021 of 41.0% is within the Board’s long 
term target LVR range, but the Board would prefer this to be lower in the current environment. 
Accordingly, the Board has elected to undertake a capital raise in conjunction with the  
release of Stride’s interim results for the six months to 30 September 2021, targeting raising  
$120 million, which would reduce Stride’s bank covenant LVR to 29.8% (on a pro forma basis2). 
This will provide Stride with greater flexibility and options for the establishment of its office fund, 
Fabric, as well as progressing other strategic initiatives as part of Stride's broader investment 
management strategy. 

Stride’s bank covenant LVR is calculated solely based on the value of its directly held office 
and town centre portfolio. Taking into account the value of SPL’s interests in each of the Stride 
Products, Stride's balance sheet LVR would be 28.8% as at 30 September 2021, or 20.9% on a 
pro forma basis after the current capital raise2. On a look-through basis, including each Product's 
properties and debt, Stride's LVR is 36.4% or 29.3% on a pro forma basis after the current Stride 
capital raise2. 

Stride is conscious of increasing interest rates in the market and has a hedging policy in place to 
manage interest rate risk. SPL and its wholly owned subsidiary, Fabric, have fixed rate hedging in 
place with notional value equivalent to 98% of drawn debt as at 30 September 2021 (including 
forward starting swaps), with a weighted average interest rate of 1.5% and a weighted average 
tenor remaining of 2.9 years. 

20 Customhouse Quay, Wellington

$120m capital 
raise announced, to 
reduce SPL's LVR1 
from 41.0% as 
at 30 September 
2021 to 29.8% (on 
a pro forma basis2).

1. See glossary on page 19.

2. Assuming $120m is raised in the 
capital raising.

Glossary

Contract Rental Contract Rental is the amount of rent payable by each tenant, plus other 
amounts payable to SPL (or the relevant landlord) by that tenant under the terms 
of the relevant lease as at the relevant date, annualised for the 12-month period 
on the basis of the occupancy level for the relevant property as at the relevant 
date, and assuming no default by the tenant

Distributable Profit Distributable profit is a non-GAAP measure and consists of profit/(loss) 
before income tax, adjusted for determined non-recurring and/or non-cash 
items, shares of profits in associates, dividends received from associates and 
current tax. Further information, including the calculation of distributable profit 
and the adjustments to profit before income tax, is set out in note 4.2 to the 
Consolidated Interim Financial Statements

Diversified Diversified NZ Property Trust, a Stride Product

Fabric Fabric Property Limited, a wholly owned subsidiary of SPL which owns 
office properties

FY21 The financial year ended 31 March 2021

FY22 The financial year ending 31 March 2022

HY21 The six months ended 30 September 2020

HY22 The six months ended 30 September 2021

Industre Industre Property Joint Venture, a joint venture between SPL (through its 
wholly owned subsidiary, Stride Industrial Property Limited) and JPMAM. 
Industre is a Stride Product

Investore Investore Property Limited, a Stride Product

JPMAM A group of international institutional investors, through a special purpose 
vehicle, AP SG 17 Pte Ltd, and advised by J.P. Morgan Asset Management

LVR Bank covenant Loan to Value Ratio, calculated as bank debt as a 
percentage of investment property. Includes SPL's office and retail 
properties and the debt associated with these properties, and excludes 
SPL's interest in the Industre joint operation and associated bank debt 
which are reported as part of the assets and liabilities of SPL in the 
consolidated interim financial statements

SIML Stride Investment Management Limited

SPL Stride Property Limited

Stride Stride Property Group, comprising the stapled entities of SPL and SIML 

Stride Boards or Boards The Boards of SPL and SIML together

WALT Weighted Average Lease Term
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Consolidated Statement of Comprehensive Income
For the six months ended 30 September 2021

Unaudited
6 months

30 Sep 21

Unaudited
6 months

30 Sep 20

Notes $000 $000
Gross rental income 41,442 27,800

Direct property operating expenses (11,331) (7,301)

Net rental income 3.1 30,111 20,499

Management fee income 12,750 13,058

Less corporate expenses

Corporate overhead expenses 7.2 (9,298) (7,590)

Administration expenses 7.2 (2,804) (1,844)

Project costs relating to Fabric Property Limited 1.6 (4,811) -

Total corporate expenses (16,913) (9,434)

Profit before net finance expense, other income/(expense) and income tax from continuing operations 25,948 24,123

Net finance expense 5.3 (7,372) (7,376)

Profit before other income/(expense) and income tax from continuing operations 18,576 16,747

Other income/(expense)

Net change in fair value of investment properties 3.2 13,358 16,584

Share of profit in equity-accounted investments 6.2 37,511 22,345

Gain/(loss) on disposal of investment properties 31 (78)

Hedge ineffectiveness of cash flow hedges - (419)

Profit before income tax from continuing operations 69,476 55,179

Income tax expense 7.1 (7,965) (3,567)

Profit after income tax from continuing operations attributable to shareholders 61,511 51,612

Loss from discontinued operations 6.5 - (81)

Profit attributable to shareholders 61,511 51,531

Other comprehensive income:

Items that may be reclassified subsequently to profit or loss

Deferred tax on share based payment expense 109 172

Gross movement in cash flow hedges 6,912 1,629

Tax arising from cash flow hedges (1,936) (456)

Changes in cash flow hedge reserve in equity-accounted investments 405 (213)

Items that will not be reclassified to profit or loss

Revaluation surplus 7.5 300 -

Total other comprehensive income after tax 5,790 1,132

Total comprehensive income after tax attributable to shareholders 67,301 52,663

Stride Property Limited (SPL) total comprehensive income after tax attributable to shareholders 61,732 45,029

Stride Investment Management Limited (SIML) total comprehensive income after tax attributable to shareholders 5,569 7,715

Total comprehensive income after tax attributable to shareholders from continuing operations 67,301 52,744

Total SPL comprehensive loss after tax from discontinued operations 6.5 - (81)

Total comprehensive income after tax attributable to shareholders 67,301 52,663

Earnings per share (EPS) from continuing operations 4.1
Basic EPS (cents) 13.00 14.12

Diluted EPS (cents) 12.95 14.08

EPS per share from continuing and discontinued operations 4.1
Basic EPS (cents) 13.00 14.10

Diluted EPS (cents) 12.95 14.06
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The attached notes form part of and are to be read in conjunction with these financial statements.

Consolidated Statement of Changes in Equity
For the six months ended 30 September 2021

Number of
shares

Share
capital

Retained
earnings

Other
reserves Total

Notes 000 $000 $000 $000 $000
Balance at 31 Mar 21 (Audited) 472,828 726,680 291,423 (317) 1,017,786

Transactions with shareholders:

Dividends paid 4.3 - - (23,449) - (23,449)
Share based payment expense - - - 545 545
New shares issued 407 - - - -
Total transactions with shareholders 407 - (23,449) 545 (22,904)

Total other comprehensive income - - - 5,790 5,790
Profit after income tax - - 61,511 - 61,511
Total comprehensive income - - 61,511 5,790 67,301
Balance at 30 Sep 21 (Unaudited) 473,235 726,680 329,485 6,018 1,062,183

Balance at 31 Mar 20 (Audited) 365,352 500,749 201,050 (3,635) 698,164

Transactions with shareholders:

Dividends paid 4.3 - - (18,103) - (18,103)

Share based payment expense - - - 169 169

Total transactions with shareholders - - (18,103) 169 (17,934)

Total other comprehensive income - - - 1,132 1,132
Profit after income tax - - 51,531 - 51,531

Total comprehensive income - - 51,531 1,132 52,663
Balance at 30 Sep 20 (Unaudited) 365,352 500,749 234,478 (2,334) 732,893
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Consolidated Statement of Financial Position
As at 30 September 2021

Unaudited
30 Sep 21

Audited
31 Mar 21

Notes $000 $000
Current assets

Cash at bank 22,503 23,024

Trade and other receivables 7.4 7,135 9,068

Prepayments 2,278 184

Other current assets 75 173

31,991 32,449

Non-current assets

Investment properties 3.2 1,237,455 1,071,881

Deposit and other prepayments on investment property 3.3 500 2,250

Equity-accounted investments 6.2 308,526 265,707

Loan to associate 7.3 3,398 3,398

Other investments 250 250

Software 1.4 - 1,025

Property, plant and equipment 7.5 6,930 6,658

Derivative financial instruments 5.2 5,960 -

1,563,019 1,351,169

Total assets 1,595,010 1,383,618

Current liabilities

Trade and other payables 24,409 22,145

Lease liabilities 74 71

Current tax liability 906 4,876

Bank borrowings 5.1 170,000 -

Derivative financial instruments 5.2 140 553

195,529 27,645

Non-current liabilities

Bank borrowings 5.1 257,430 259,860

Borrowings (joint operation participating interest) 6.4 40,808 43,169

Lease liabilities 27,309 27,383

Deferred tax liability 10,695 6,180

Derivative financial instruments 5.2 1,056 1,595

337,298 338,187

Total liabilities 532,827 365,832

Net assets 1,062,183 1,017,786

Share capital 726,680 726,680

Retained earnings 329,485 291,423

Reserves 6,018 (317)

Equity 1,062,183 1,017,786

SPL equity 1,049,063 1,004,093

SIML equity (non-controlling interest) 5.5 13,120 13,693

Equity 1,062,183 1,017,786

For and on behalf of the Board of Directors of SPL and SIML, dated 25 November 2021:

Tim Storey
Chair of the Boards

John Harvey
Chair of the Audit and Risk Committee
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Consolidated Statement of Cash Flows
For the six months ended 30 September 2021

Unaudited
6 months

30 Sep 21

Unaudited
6 months

30 Sep 20

Notes $000 $000
Cash flows from operating activities

Gross rent received 44,545 27,704

Management fee income 13,779 10,531

Direct property operating and corporate expenses (28,382) (18,328)

Interest paid (7,297) (5,387)

Income tax paid (9,245) (6,336)

Borrowings establishment costs (750) (296)

Interest received - 19

Dividends received - 2

Swap termination expenses - (9,293)

Net cash provided by/(applied to) operating activities 12,650 (1,384)

Cash flows from investing activities

Dividend income from equity-accounted investments 7.3 4,536 2,630

Acquisition of investment properties (152,000) (72,781)

Capital expenditure on investment properties (9,003) (7,894)

Seismic works on divested properties (719) -

Deposit on investment property paid (500) -

Property, plant and equipment purchased (65) (72)

Software expenditure - (80)

Proceeds from disposal of investment properties - 346,816

Investment in equity-accounted investments - (69,550)

Investment in other investments - (250)

Net cash (applied to)/provided by investing activities (157,751) 198,819

Cash flows from financing activities

Dividends paid 4.3 (23,449) (18,103)

Drawdown on bank borrowings 168,100 119,250

Repayment of bank borrowings - (341,750)

Lease liabilities payments (71) (1,151)

Borrowings from joint venture - 47,820

Net cash provided by/(applied to) financing activities 144,580 (193,934)

Net (decrease)/increase in cash and cash equivalents held (521) 3,501

Opening cash and cash equivalents 23,024 12,098

Closing cash and cash equivalents 22,503 15,599

Stride Property Group (Stride) presents total group cash flows including continuing and discontinued operations. See note 6.5 for cash flows of discontinued operations.

Stride Property Group Interim Report for the six months ended 30 September 2021 25

The attached notes form part of and are to be read in conjunction with these financial statements.

Stride Property Group Stride Property GroupInterim Report for the six months ended 30 September 2021 Interim Report for the six months ended 30 September 202124 25



Consolidated Statement of Cash Flows (continued)
For the six months ended 30 September 2021

Unaudited
6 months

30 Sep 21

Unaudited
6 months

30 Sep 20

Notes $000 $000
Profit after income tax attributable to shareholders (including discontinued operations note 6.5) 61,511 51,531

Add/(less) non-cash items:

Movement in deferred tax 7.1 2,690 (275)

Income tax movement in cash flow hedges - (357)

Net change in fair value of investment properties (13,358) (21,114)

(Gain)/loss on disposal of investment properties (31) 4,238

Share of profit in equity-accounted investments (37,511) (22,345)

Spreading of fixed rental increases (696) 209

Capitalised lease incentives (333) (322)

Lease incentives amortisation 260 94

Capitalised lease incentives - COVID-19 abatements (353) (2,144)

Lease incentives amortisation - COVID-19 abatements 448 373

Movement in loss allowance - 598

Share based payment expense 545 169

Depreciation 93 309

Software asset expense 1.4 1,025 -

Software amortisation - 197

Borrowings establishment cost amortisation 220 185

Non-cash interest income received (144) -

Hedge ineffectiveness of cash flow hedges - 1,075

Amortisation of swap termination expenses - 1,380

Accrued interest movement in derivative financial instruments - (303)

14,366 13,498

Less/(add) activity reclassified from/(to) operating activities:

Movement in working capital items relating to investing activities 803 (2,849)

Movement in borrowings transaction costs classified as operating activities (750) (9,293)

14,419 1,356

Movement in working capital:

Decrease/(increase) in trade and other receivables 1,933 (2,339)

Increase in prepayments and other current assets (1,996) (1,408)

Increase in trade and other payables 2,264 1,765

Decrease in tax liability (3,970) (758)

Net cash provided by/(applied to) operating activities 12,650 (1,384)
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1.0 General Information

This section sets out Stride Property Group’s accounting policies that relate to the unaudited consolidated interim financial statements (financial 
statements) as a whole. Where an accounting policy is specific to a note, the policy is described within the note to which it relates.

1.1 Reporting entity

The financial statements presented are those of Stride Property Limited (SPL) and Stride Investment Management Limited (SIML), each of SPL and SIML 
being a “Stapled Entity”, and together the Stride Property Group (Stride). For accounting purposes, stapling gives rise to the combination of the Stapled 
Entities into a consolidated group. For the purposes of financial reporting, one of the combining entities is required to be identified as the parent entity of 
the consolidated group. In the case of Stride, SPL has been identified as the parent for the purposes of preparing the financial statements and consequently 
SIML’s equity is presented as the non-controlling interest in the financial statements.

SPL is principally involved in the ownership of investment properties in New Zealand and SIML is principally involved in the management of real estate 
investment entities in New Zealand. SPL and SIML are both domiciled in New Zealand, are both registered under the Companies Act 1993 and are both FMC 
reporting entities under Part 7 of the Financial Markets Conduct Act 2013.

Shares of SPL and SIML are stapled and quoted on the Main Board equity securities market of NZX under the ticker code SPG.

The financial statements were approved for issue by the Board of Directors of SPL (SPL Board) and the Board of Directors of SIML (SIML Board), together 
the “Boards”, on 25 November 2021.

1.2 Basis of preparation

The financial statements have been prepared in accordance with New Zealand Generally Accepted Accounting Practice (NZ GAAP), New Zealand 
International Accounting Standard 34 (NZ IAS 34) Interim Financial Reporting and International Accounting Standard 34 (IAS 34) Interim Financial Reporting. 
For the purposes of complying with NZ GAAP Stride is a for-profit entity.

The financial statements have been prepared under the historical cost basis except for assets and liabilities stated at fair value as disclosed. The financial 
statements have been presented in New Zealand dollars and have been rounded to the nearest thousand, unless stated otherwise.

The financial statements do not contain all the disclosures normally included in an annual financial report and should be read in conjunction with the audited 
2021 annual consolidated financial statements.

The consolidated statement of cash flows for the period ended 30 September 2020 has been restated to correctly present the impact of rental income 
abatement provision due to COVID-19. This has resulted in a restatement of both net cash provided by/(applied to) operating activities and net cash 
(applied to)/provided by investing activities as follows: gross rent received has decreased by $2,216,000, from $29,920,000 to $27,704,000; and capital 
expenditure on investment properties has decreased by $2,216,000, from ($10,110,000) to ($7,894,000). A corresponding restatement has also been 
made to the rental income abatement provision due to COVID-19 non-cash adjustment, from $2,216,000 to $nil, which formed part of the reconciliation of 
profit after income tax attributable to shareholders to net cash provided by operating activities. There is no impact on the net cash position, the consolidated 
statement of comprehensive income or the consolidated statement of financial position.

1.3 New standards, amendments and interpretations

At the date of approval of the financial statements, there were no relevant standards in issue but not applied.

1.4 Significant accounting policies, estimates and judgements

The same accounting policies and methods of computation are followed in the financial statements as compared with the most recent annual consolidated 
financial statements, with the exception of the treatment of software intangible assets as outlined below.

SIML previously capitalised cost incurred in configuring its property management software as an intangible asset as SIML considered it would benefit 
from those costs to implement the cloud-based software over the expected term of the cloud computing arrangement. Following the publication of IFRS 
Interpretations Committee (IFRIC) agenda decision on Configuration or Customisation Costs in a Cloud Computing Arrangement in March 2021 (and ratified 
by the International Accounting Standards Board (IASB) in April 2021), SIML has reconsidered its accounting treatment and adopted the principles set out in 
the IFRIC agenda decision, which is to recognise those costs as intangible assets only if the activities create an intangible asset that SIML controls and the 
intangible asset meets the recognition criteria. As a result of this change in accounting policy, $1.0 million previously capitalised and included as software has 
been expensed and included in corporate overhead expenses for the six months ended 30 September 2021.
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1.5 COVID-19 impacts

The enactment by the Government of the COVID-19 Response (Management Measures) Legislation Act 2021 mandating rent abatement by landlords 
is expected to result in SPL incurring additional rent abatement costs than previously anticipated. SPL has provided for $3.2 million of rental income 
abatements yet to be formally agreed with tenants for the period to 30 September 2021.

1.6 Significant events and transactions

The financial position and performance of Stride was affected by the following events and transactions that occurred during the reporting period:

Acquisition of investment property
On 30 June 2021, SPL acquired an office property at 46 Sale Street, Auckland, for a purchase price of $152.0 million.

Withdrawal of proposed demerger and initial public offering of Fabric Property Limited (Fabric)
On 13 September 2021, Stride announced the proposed demerger and initial public offering of SPL's wholly owned subsidiary, Fabric, which was to be 
Stride's latest managed product, investing in office properties. Due to market conditions, the Boards made the decision to withdraw the demerger and initial 
public offering on 21 September 2021. The Boards are conscious of ensuring that the process is in the best interests of Stride shareholders as well as Fabric 
investors. Stride remains committed to its strategy of growing its real estate investment management business, and the Boards will continue to consider the 
next steps for Stride's office portfolio, within Stride or as a separate entity. As at 30 September 2021, SPL has incurred $4.8 million in project costs that have 
been expensed to the consolidated statement of comprehensive income.

Revaluation of investment properties
SPL undertook independent valuations of the entire portfolio as at 30 September 2021 which resulted in a net change in fair value of investment properties 
of $13.4 million (30 Sep 20: $21.1 million) (refer note 3.2) and a revaluation surplus on property, plant and equipment of $0.3 million (30 Sep 20: nil) (refer 
note 7.5). The investment properties held by Investore Property Limited (Investore), Industre Property Joint Venture (Industre) and Diversified NZ Property 
Trust (Diversified) were also valued by independent valuers at 30 September 2021. SPL’s share of the valuation gains/(losses) are reflected in share of profit 
in equity-accounted investments and, for those properties in the Industre joint operation, reflected in net change in fair value of investment properties.

1.7 Non-GAAP measures

The consolidated statement of comprehensive income includes two non-GAAP measures; Profit before net finance expense, other income/(expense) and 
income tax; and Profit before other income/(expense) and income tax. These non-GAAP measures have been presented to assist investors in understanding 
the different aspects of Stride’s financial performance.

Note 4.2 sets out Stride’s calculation of distributable profit and Adjusted Funds From Operations (AFFO) which are both non-GAAP measures. Distributable 
profit is presented to provide an earnings measure which more closely aligns to Stride’s underlying and recurring earnings from its operations. AFFO is 
intended as a supplementary measure of operating performance. Cash spent during the period on capital expenditure as part of maintaining a building’s 
grade/quality, but not expensed as part of distributable profit after current income tax, is adjusted to reflect cash earnings for the year.

These non-GAAP measures do not have a standard meaning prescribed by GAAP and therefore may not be comparable to information presented by 
other entities.
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2.0 Operating Segments

This section sets out how Stride’s revenue streams are reported internally, reflecting the two operating segments being SPL and SIML.

SPL’s revenue streams are earned from investment properties owned in Auckland and Wellington in New Zealand. Given SPL’s diverse client base, no one 
tenant represents greater than 10% of the portfolio contract rental. SPL also generates income from its share of profit in equity associates being Investore, 
Industre joint venture and Diversified (refer to note 6.2).

SIML’s revenue streams are earned from the management of the real estate investments of Investore, Industre, Diversified and SPL. For the revenue earned 
from Investore, Industre joint venture and Diversified, refer to note 7.3 on related party disclosures and to note 6.4 on Industre joint operation.

The following is an analysis of Stride’s results, by reportable segments.

SPL
SPL

eliminations SIML
SIML

eliminations

Unaudited
6 months

30 Sep 21

Segment profit $000 $000 $000 $000 $000
Net rental income 29,025 1,086 - - 30,111

Management fee income - - 18,130 (5,380) 12,750

Total corporate expenses (9,991) 3,555 (10,698) 221 (16,913)
Profit before net finance expense, other income and income tax 19,034 4,641 7,432 (5,159) 25,948

Net finance expense (7,361) - (64) 53 (7,372)

Profit before other income and income tax 11,673 4,641 7,368 (5,106) 18,576

Other income

Net change in fair value of investment properties 12,858 500 - - 13,358

Share of profit in equity-accounted investments 37,511 - - - 37,511

Gain on disposal of investment properties 31 - - - 31

Profit before income tax 62,073 5,141 7,368 (5,106) 69,476

Income tax expense (6,057) - (1,908) - (7,965)

Profit after income tax attributable to shareholders 56,016 5,141 5,460 (5,106) 61,511

Total other comprehensive income after tax 5,681 - 109 - 5,790

Total comprehensive income after tax attributable to shareholders 61,697 5,141 5,569 (5,106) 67,301

In the current period, the following expenses payable by SPL to SIML have been eliminated in the consolidated statement of comprehensive income:

• direct property operating expenses included in net rental income $1.3 million (30 Sep 20: $1.4 million)

• management and accounting fees included in corporate expenses $3.6 million (30 Sep 20: $2.5 million)

• management fees in respect of capital expenditure on investment properties $0.5 million (30 Sep 20: $0.9 million)

In the current period, the following expenses payable by SIML to SPL have been eliminated in the consolidated statement of comprehensive income:

• corporate overhead expenses in respect of rental charges on 34 Shortland Street, Auckland, $0.2 million (30 Sep 20: nil)

In the prior period, $0.2 million of fees earned on divestment of investment properties was eliminated.
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2.0 Operating Segments (continued)

SPL
SPL

eliminations SIML
SIML

eliminations

Unaudited
6 months

30 Sep 20

Segment profit $000 $000 $000 $000 $000
Net rental income 21,188 1,439 - - 22,627

Management fee income - - 18,705 (5,647) 13,058

Total corporate expenses (3,656) 2,489 (8,274) - (9,441)

Profit before net finance expense, other income/(expense) and income tax 17,532 3,928 10,431 (5,647) 26,244

Net finance expense (7,353) - (33) 10 (7,376)

Profit before other income/(expense) and income tax 10,179 3,928 10,398 (5,637) 18,868

Other income/(expense)

Net change in fair value of investment properties 20,249 865 - - 21,114

Share of profit in equity-accounted investments 22,345 - - - 22,345

Fair value of ineffective cashflow hedges (1,075) - - - (1,075)

Loss on disposal of investment properties (4,411) 173 - - (4,238)

Profit before income tax 47,287 4,966 10,398 (5,637) 57,014

Income tax expense (2,628) - (2,855) - (5,483)

Profit after income tax attributable to shareholders 44,659 4,966 7,543 (5,637) 51,531

Total other comprehensive income after tax 960 - 172 - 1,132

Total comprehensive income after tax attributable to shareholders 45,619 4,966 7,715 (5,637) 52,663

Reconciliation of profit after income tax attributable to shareholders to profit after income tax from continuing operations attributable to shareholders

SPL
SPL

eliminations SIML
SIML

eliminations

Unaudited
6 months

30 Sep 20

Segment profit $000 $000 $000 $000 $000
Profit attributable to shareholders 44,659 4,966 7,543 (5,637) 51,531

Add back loss from discontinued operations 81 - - - 81

Profit after income tax from continuing operations attributable to shareholders 44,740 4,966 7,543 (5,637) 51,612

SPL
SPL

eliminations SIML
SIML

eliminations Total

Segment assets and liabilities $000 $000 $000 $000 $000
Balance at 30 Sep 21 (Unaudited)

Total assets 1,579,591 - 17,910 (2,491) 1,595,010

Total liabilities 530,621 (524) 4,790 (2,060) 532,827

Balance at 31 Mar 21 (Audited)

Total assets 1,359,091 3,862 20,665 - 1,383,618

Total liabilities 361,056 (2,196) 6,972 - 365,832
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3.0 Property

This section covers property assets which generate Stride’s trading performance.

3.1 Net rental income

Unaudited
6 months

30 Sep 21

Unaudited
6 months

30 Sep 20

SPL $000 $000

Gross rental income

Rental income 35,041 23,804

Service charge income recovered from tenants 8,867 5,039

Spreading of fixed rental increases 696 (183)

Capitalised lease incentives 333 322

Lease incentives amortisation (198) (134)

Capitalised lease incentives - COVID-19 353 1,477

Lease incentives amortisation - COVID-19 (448) (268)

Rental income abatement provision due to COVID-19 (3,202) (2,257)

Total gross rental income 41,442 27,800

Direct property operating expenses

Rates and insurance (5,658) (3,068)

Property maintenance costs (2,514) (1,588)

Utilities (899) (611)

Lease incentives amortisation (62) (134)

Other non-recoverable property operating expenses (2,198) (1,302)

Movement in loss allowance - (598)

Total direct property operating expenses (11,331) (7,301)

Net rental income 30,111 20,499

Other non-recoverable property operating expenses represent operating expenses not recoverable from tenants and property leasing expenses. Salaries 
and wages costs of $0.7 million (30 Sep 20: $0.7 million) charged by SIML to SPL have been eliminated in the direct property operating expenses.
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3.0 Property (continued)

3.2 Investment properties

Office Town Centre Industrial Development Total

SPL $000 $000 $000 $000 $000
Balance at 31 Mar 21 (Audited) 573,301 325,766 160,884 11,930 1,071,881

Disposals - - (12,541) - (12,541)

Property acquisition 152,000 - - - 152,000

Recognition of prepayment in investment properties 1,464 - - - 1,464
Subsequent capital expenditure 922 113 27 9,557 10,619
Spreading of fixed rental increases 607 (102) 191 - 696
Capitalised lease incentives 123 114 96 - 333
Lease incentives amortisation (84) (172) (4) - (260)
Capitalised lease incentives - COVID-19 34 319 - - 353
Lease incentives amortisation - COVID-19 (71) (370) - (7) (448)
Net change in fair value (17,078) 11,547 20,369 (1,480) 13,358
Balance at 30 Sep 21 (Unaudited) 711,218 337,215 169,022 20,000 1,237,455

Comprised of:
Investment property at valuation 699,750 321,300 169,022 20,000 1,210,072
Lease liabilities 11,468 15,915 - - 27,383
Balance at 30 Sep 21 (Unaudited) 711,218 337,215 169,022 20,000 1,237,455

On 30 June 2021, SPL acquired an office property at 46 Sale Street, Auckland, for a purchase price of $152.0 million.

In the prior year, SPL acquired an office building at 34 Shortland Street, Auckland. Stride’s head office is located in this building and the value attributable 
to this floor has been recognised as property, plant and equipment (refer note 7.5). As at 31 March 2021, there was a $2.3 million prepayment recognised 
in relation to future building upgrade works at 34 Shortland Street, Auckland. The total cost of the building upgrade works has been re-assessed as 
$1.5 million with the remaining $0.8 million being released to the vendor. During the current period, $0.6 million of building upgrade works has been 
completed with $0.8 million of additional works expected to be completed within the next 12 months.

Included in the 30 September 2021 balance of investment property at valuation is an implicit right-of-use asset of $23.5 million (31 Mar 21: $23.5 million) in 
relation to a peppercorn ground lease at 55 Lady Elizabeth Lane, Wellington, with an associated immaterial lease liability.

The total lease liabilities amount of $27.4 million (31 Mar 21: $27.4 million) is in respect of the ground leases at NorthWest Shopping Centre, Auckland, and 
7-9 Fanshawe Street, Auckland.

The net change in fair value of $13.4 million (31 Mar 21: $43.3 million, being $38.8 million from continuing operations and $4.5 million from discontinued 
operations) includes ($34,000) (31 Mar 21: ($33,000)) in relation to the change in the value of the lease liabilities. In the current period, a revaluation 
movement of $0.5 million (31 Mar 21: $1.1 million) arising from the elimination of the fees charged by SIML to SPL (refer note 2.0), has been reflected in the 
consolidated statement of financial position.

Capital expenditure consists of seismic strengthening, base-build fit-outs and other physical enhancements to the investment properties, with ownership of 
such capital amounts being retained by SPL.
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3.0 Property (continued)

Unaudited
30 Sep 21

Audited
31 Mar 21

Valuer $000 $000

Office

7 - 9 Fanshawe Street, Auckland CBRE 10,600 10,800

*34 Shortland Street, Auckland JLL 56,700 57,700

80 Greys Avenue, Auckland Colliers 22,500 22,700

21 - 25 Teed Street, Auckland CBRE 27,100 26,900

35 Teed Street, Auckland JLL 24,300 22,200

46 Sale Street, Auckland JLL 151,750 -

55 Lady Elizabeth Lane, Wellington JLL 25,500 42,750

1 Grey Street, Wellington CBRE 66,300 65,750

215 Lambton Quay, Wellington Colliers Wellington 85,000 85,000

20 Customhouse Quay, Wellington Colliers Wellington 230,000 228,000

Office total 699,750 561,800

Town Centre

61 Silverdale Street, Auckland Savills 100,250 97,000

NorthWest Shopping Centre, Auckland Colliers 152,000 149,000

NorthWest Two, Auckland Colliers 41,000 36,500

Johnsonville Shopping Centre, Wellington (50%) CBRE 28,050 27,350

Town Centre total 321,300 309,850

Industrial (52.15% interest in Industre (joint operation) refer note 6.4) (31 Mar 21: 56.33%)

30 Airpark Drive, Auckland Bayleys 22,947 22,251

20 Rockridge Avenue, Auckland Savills 14,863 13,351

25 O’Rorke Road and 15 Rockridge Avenue, Auckland Savills 66,936 62,190

318 East Tamaki Road, Auckland JLL 64,276 63,092

Industrial total 169,022 160,884

Development

22 The Terrace, Wellington JLL 20,000 11,930

1,210,072 1,044,464

* In the prior period, the valuer for 34 Shortland Street, Auckland, was Savills.

3.2 Investment properties (continued)
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3.0 Property (continued)

The investment properties were valued either by CVAS (NZ) Limited (Colliers), CVAS (WLG) Limited (Colliers Wellington), Jones Lang LaSalle Limited 
(JLL), Savills (NZ) Limited (Savills), CBRE Limited (CBRE) or Bayleys Valuations Limited (Bayleys) as indicated. The valuations are dated effective 
30 September 2021.

The valuers took into account:

• occupancy (leased area as a proportion of the total net lettable area) on individual investment properties (average is 96.9% at balance date) 
(31 Mar 21: 97.8%);

• average lease term (weighted average lease term (WALT) at balance date is 6.0 years) (31 Mar 21: 6.2 years);

• discount rates (ranged from 5.63% to 8.88%) (31 Mar 21: 6.00% to 9.00%);

• capital expenditure works of $32.2 million, including $10.2 million incurred at 22 The Terrace, Wellington, $1.0 million incurred at 34 Shortland Street, 
Auckland, as well as an estimated $20.5 million allowance to improve the seismic performance at 55 Lady Elizabeth Lane, Wellington.

Capitalisation rates ranged from 3.88% to 8.38% (31 Mar 21: 4.25% to 8.63%).

In addition to the above key unobservable inputs, due to COVID-19, the valuers also made assumptions around rental rebates for tenancy occupancy 
disruption. The following table details the rental rebate allowances that have been adopted in the valuations across the various investment classes:

COVID-19
Rental rebates

$000
As at 30 Sep 21 (Unaudited)

Office (750)

Town Centre (774)

Industrial -

Total portfolio (1,524)

As at 31 March 2021, the independent valuation of SPL's portfolio included one property, being Johnsonville Shopping Centre, Wellington, which was 
reported on the basis of 'material valuation uncertainty', meaning less certainty and a higher degree of caution should be applied to the valuations. As 
at 30 September 2021, the 'material valuation uncertainty' clause has been removed from the independent valuation of Johnsonville Shopping Centre, 
Wellington. The 'material valuation uncertainty' clause is therefore no longer included in any independent valuations of SPL's portfolio, however a number of 
the valuations contain a 'market volatility/market risk' clause making reference to the continued uncertainty and unknown impact of COVID-19 on the real 
estate market, to which values may change more significantly and rapidly than during standard market conditions.

The estimated sensitivity of the fair value of the total investment property portfolio to changes in the market capitalisation rate and discount rate, assuming 
the capitalisation rate or discount rate moved equally on all the properties, is as follows:

Cap rate % Discount rate %

Impact on fair value -0.25 +0.25 -0.25 +0.25
As at 30 Sep 21 (Unaudited)

Change $000 63,994 (57,359) 23,539 (23,421)

Change % 5 (5) 2 (2)

As at 31 Mar 21 (Audited)

Change $000 53,535 (47,995) 20,507 (29,073)

Change % 5 (4) 2 (3)

In the current period, the properties at 22 The Terrace, Wellington, and 55 Lady Elizabeth Lane, Wellington, have been fair valued by calculating what the 
property is expected to be worth on completion of the current and planned works on the property and deducting all expected costs to complete them, being 
the Residual Approach. In the prior year, 22 The Terrace, Wellington, was valued on the same approach and 55 Lady Elizabeth Lane, Wellington, was fair 
valued by a combination of both the Income Capitalisation and the Discounted Cash Flow approaches in line with the approach taken on all other valuations.

Works are required to improve the seismic performance of the office property at 55 Lady Elizabeth Lane, Wellington, although the exact nature of the works 
required is still being confirmed, with engineers undertaking surveys of the property. As a result, the valuation of this property was reduced by the currently 
estimated cost of these works, contributing to a devaluation of this property by $17.3 million.

3.2 Investment properties (continued)
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3.0 Property (continued)

3.3 Capital expenditure commitments contracted for

As at 30 September 2021, SPL has the following commitments:

• $9.2 million (31 Mar: $15.8 million) to complete seismic and building upgrade works at 22 The Terrace, Wellington.

• $2.3 million for further building upgrades at 34 Shortland Street, Auckland.

• $1.4 million (31 Mar 21: $0.6 million) in total for various other capital expenditure works to be undertaken in this financial year.

SPL’s wholly owned subsidiary, Fabric, has entered into a conditional agreement to acquire a property at 110 Carlton Gore Road, Auckland, from Mansons 
CGR Limited for a purchase price of $217.5 million. This property is under construction and is currently expected to be completed in February 2023. The 
final purchase price is subject to adjustment following a final rentable area survey of the building on completion.

The agreement remains conditional on Fabric completing an initial public offering on or before 31 March 2022. This condition is for the benefit of SPL, 
so remains within SPL’s control to satisfy or waive by 31 March 2022. As at 30 September 2021, Fabric has paid a $0.5 million deposit and intends to 
pay an additional $0.5 million deposit on 30 November 2021, with both non-refundable if the agreement does not subsequently become unconditional. 
Fabric will pay a further deposit of $8.0 million (less any amounts paid to date) on the date the agreement becomes unconditional. Fabric will advance up to 
$186.5 million to the vendor by way of a loan during the period of construction, commencing on the unconditional date, provided certain milestones have 
been met. The vendor will pay interest on the amount outstanding from time to time. The amount of the loan will be set off against the purchase price on 
settlement, and the remainder of the purchase price (less an amount of $0.5 million) will be paid on settlement, with the final $0.5 million paid following a 
defects liability period.

The property will be fully leased on settlement at completion of the development, as the vendor has committed to take a lease of any remaining vacant space 
at settlement in accordance with commercial terms agreed between the parties.

Stride has no other material capital commitments as at 30 September 2021.

Subsequent to balance date, SPL has committed to a further $4.3 million in total for capital expenditure works, including $3.7 million at 22 The Terrace, 
Wellington, to be undertaken on investment properties in this financial year.
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4.0 Investor Returns

This section sets out Stride’s earnings per share and how distributable profit is calculated. Distributable profit is a non-GAAP measurement and is used 
by Stride to calculate profit available for distribution to shareholders by way of dividends.

4.1 Basic and diluted earnings per share (EPS)

Basic and diluted EPS amounts are calculated by dividing profit after income tax attributable to shareholders by the weighted average number of shares 
on issue.

Weighted average number of shares for the purpose of diluted EPS has been adjusted for 2,050,746 (30 Sep 20:1,488,630) rights issued under SIML’s 
long- term share incentive schemes, short term incentive rights and special grants.

The movement in the weighted average number of shares over the comparable periods reflects the 107,476,635 shares issued during November and 
December 2020, resulting from the equity capital raise undertaken by Stride which resulted in a gross amount of $230.0 million raised.

Unaudited
6 months

30 Sep 21

Unaudited
6 months

30 Sep 20

$000 $000

Profit after income tax attributable to shareholders - continuing operations 61,511 51,612

Weighted average number of shares for purpose of basic earnings per share (000) 473,174 365,352

Basic earnings per share - SPL 11.85 12.06

Basic earnings per share - SIML 1.15 2.06

Basic earnings per share - weighted (cents) 13.00 14.12

Weighted average number of shares for purpose of diluted earnings per share (000) 475,062 366,579

Diluted earnings per share - SPL 11.80 12.02

Diluted earnings per share - SIML 1.15 2.06

Diluted earnings per share - weighted (cents) 12.95 14.08

Profit after income tax attributable to shareholders - discontinued operations - (81)

Weighted average number of shares for purpose of basic earnings per share (000) 473,174 365,352

Basic earnings per share - SPL - (0.02)

Basic earnings per share - SIML - -

Basic earnings per share - weighted (cents) - (0.02)

Weighted average number of shares for purpose of diluted earnings per share (000) 475,062 366,579

Diluted earnings per share - SPL - (0.02)

Diluted earnings per share - SIML - -

Diluted earnings per share - weighted (cents) - (0.02)

Profit after income tax attributable to shareholders - continuing and discontinued operations 61,511 51,531

Weighted average number of shares for purpose of basic earnings per share (000) 473,174 365,352

Basic earnings per share - SPL 11.85 12.04

Basic earnings per share - SIML 1.15 2.06

Basic earnings per share - weighted (cents) 13.00 14.10

Weighted average number of shares for purpose of diluted earnings per share (000) 475,062 366,579

Diluted earnings per share - SPL 11.80 12.00

Diluted earnings per share - SIML 1.15 2.06

Diluted earnings per share - weighted (cents) 12.95 14.06
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4.0 Investor Returns (continued)

4.2 Distributable profit

Dividend Policy

Stride’s dividend policy is to target a cash dividend to shareholders that is between 80% and 100% of its distributable profit. Distributable profit is 
presented to enable investors to see an earnings measure which more closely aligns to Stride’s underlying and recurring earnings from its operations. 
Distributable profit is a non-GAAP measure and consists of profit/(loss) before income tax, adjusted for determined non-recurring and/or non-cash 
items, share of profits in equity-accounted investments, dividends received from equity-accounted investments and current tax.

Adjusted Funds From Operations (AFFO) is also a non-GAAP measure and is intended as a supplementary measure of operating performance. Although 
there is no standard meaning or measure per GAAP, AFFO has been determined based on guidelines established by the Property Council of Australia. 
Cash spent during the period on capital expenditure as part of maintaining a building’s grade/quality, but not expensed as part of distributable profit 
after current income tax, is adjusted to enable the investors to see the cash generating ability of the business.

Unaudited
6 months

30 Sep 21

Unaudited
6 months

30 Sep 20

$000 $000
Profit before income tax (including discontinued operations note 6.5) 69,476 57,014

Non-recurring, non-cash, and other adjustments:
Net change in fair value of investment properties (13,358) (21,114)

Reversal of the lease liabilities movement in investment properties (34) (33)

(Gain)/loss on disposal of investment properties (31) 4,238

Project costs relating to Fabric Property Limited 4,811 -

Acquisition, development and disposal fee eliminated in SIML 500 1,742

Share of profit in equity-accounted investments (37,511) (22,345)

Dividend income from equity-accounted investments 4,536 2,630

Spreading of fixed rental increases (696) 209

Capitalised incentives net of amortisation 22 (1,999)

Share based payment expense 545 169

Software asset expense 1,025 -

Software amortisation - 197

Depreciation 93 309

Lease liabilities for head office (170) (196)

Borrowings establishment costs amortisation 220 185

Non-cash interest income received (144) -

Finance expense - swap termination expense - 1,380

Hedge ineffectiveness of cash flow hedges - 1,075

Elimination of gain on acquisition on head office lease liabilities and assets - (12)

Distributable profit before current income tax 29,284 23,449

Current tax expense (5,275) (5,758)

Adjusted for:

Tax expense on bank borrowings capitalised interest (14) (50)

Tax expense on depreciation recovered on disposal of investment properties 186 3,814

Income tax movement in cash flow hedges - (387)

Distributable profit after current income tax 24,181 21,068

Adjustments to funds from operations:

Maintenance capital expenditure (1,063) (1,042)

Adjusted Funds From Operations (AFFO) 23,118 20,026
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4.0 Investor Returns (continued)

4.2 Distributable profit (continued)

Unaudited
6 months

30 Sep 21

Unaudited
6 months

30 Sep 20
$000 $000

Weighted average number of shares for the purpose of basic distributable profit per share (000) 473,174 365,352

Basic distributable profit after current income tax per share - weighted (cents) 5.11 5.77

AFFO basic distributable profit after current income tax per share - weighted (cents) 4.89 5.48

Weighted average number of shares for the purpose of diluted distributable profit per share (000) 475,062 366,579

Diluted distributable profit after current income tax per share - weighted (cents) 5.09 5.75

AFFO diluted distributable profit after current income tax per share - weighted (cents) 4.87 5.46

4.3 Dividends paid

Unaudited
6 months

30 Sep 21

Unaudited
6 months

30 Sep 20

$000 $000
The following dividends were declared and paid by SPL during the period:

Q4 2021 final dividend 1.6075 cents (Q4 2020 2.1575 cents) 7,607 7,882

Q1 2022 interim dividend 1.9345 cents (Q1 2021 1.9275 cents) 9,155 7,042

Total dividends paid - SPL 16,762 14,924

The following dividends were declared and paid by SIML during the period:

Q4 2021 final dividend 0.87 cents (Q4 2020 0.32 cents) 4,117 1,169

Q1 2022 interim dividend 0.543 cents (Q1 2021 0.55 cents) 2,570 2,010

Total dividends paid - SIML 6,687 3,179

Total dividends paid - Stride 23,449 18,103
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5.0 Capital Structure and Funding

Stride's capital structure includes debt and equity, comprising shares and retained earnings as shown in the consolidated statement of financial 
position. This section sets out how Stride manages its capital structure, funding exposure to interest rate risk and related financing costs (excluding 
borrowings within Industre joint operations, refer note 6.4).

5.1 Borrowings

Unaudited
30 Sep 21

Audited
31 Mar 21

$000 $000
Current

Bank facility drawn down 170,000 -

Non-current

Bank facility drawn down 259,100 261,000
Unamortised borrowing costs (1,670) (1,140)

257,430 259,860

Total net borrowings 427,430 259,860

Weighted average interest rate for debt (inclusive of current interest rate derivatives, margins and line fees) at balance date 2.87% 4.13%

Expiry
date

Interest
rate Total

Undrawn
facility

Drawn
amount

Fair
value

30 Sep 21 (Unaudited) $000 $000 $000 $000 $000 $000

Facility A 31 Aug 2022 Floating 170,000 - 170,000 170,000

Facility B 30 Jun 2024 Floating 134,938 25,838 109,100 109,100

Facility C 11 Dec 2023 Floating 150,000 - 150,000 150,000

454,938 25,838 429,100 429,100

31 Mar 21 (Audited)

Facility A 31 Aug 2022 Floating 170,000 - 170,000 170,000

Facility B 9 Jun 2021 Floating 134,938 134,938 - -

Facility C 6 Nov 2021 Floating 150,000 59,000 91,000 91,000

454,938 193,938 261,000 261,000

SPL’s bank borrowings are via syndicated senior secured facilities with ANZ Bank New Zealand Limited (ANZ), China Construction Bank Corporation (New 
Zealand Branch), Commonwealth Bank of Australia (New Zealand Branch), Industrial and Commercial Bank of China Limited, Auckland Branch, MUFG Bank 
Limited (Auckland Branch), The Hongkong and Shanghai Banking Corporation Limited, incorporated in the Hong Kong SAR, acting through its New Zealand 
Branch, and Westpac New Zealand Limited. The bank security on the facilities is managed through a security agent who holds a first registered mortgage on 
all the investment properties directly owned by SPL and a registered first ranking security interest under a General Security Deed over substantially all the 
assets of SPL. SPL has been compliant with bank covenants during the respective periods.

Subsequent to balance date, on 9 November 2021, SPL received commitment letters from lenders to increase Facility A to $210.0 million, increasing total 
debt facilities to $495.0 million, and extend the expiry to April 2024 (refer note 7.7).

SIML does not have any bank borrowings (31 Mar 21: nil) however, it does have a $3.0 million overdraft facility with ANZ, which has not been utilised during 
the current period.
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5.0 Capital Structure and Funding (continued)

Net Debt Reconciliation
Below sets out an analysis of net debt and the movements in net debt.

Unaudited
30 Sep 21

Audited
31 Mar 21

$000 $000
Cash and cash equivalents 22,503 23,024

Borrowings - current (170,000) -

Borrowings - non-current (257,430) (259,860)

Lease liabilities (27,383) (27,454)

Net debt (432,310) (264,290)

Liabilities from financing activities

Borrowings Leases Sub Total Cash Total

$000 $000 $000 $000 $000
As at 31 Mar 20 (Audited) (385,865) (28,109) (413,974) 12,098 (401,876)

Cash flows 125,240 504 125,744 10,926 136,670

Re-assessment - 151 151 - 151

Other changes 765 - 765 - 765

As at 31 Mar 21 (Audited) (259,860) (27,454) (287,314) 23,024 (264,290)

Cash flows (168,100) 71 (168,029) (521) (168,550)

Other changes 530 - 530 - 530

As at 30 Sep 21 (Unaudited) (427,430) (27,383) (454,813) 22,503 (432,310)

5.2 Derivative financial instruments

Unaudited
30 Sep 21

Audited
31 Mar 21

SPL $000 $000
Outstanding interest rate derivative contracts

Active interest rate derivative contracts 220,000 230,000
Forward dated interest rate derivative contracts 200,000 -
Total notional principal value of interest rate derivative contracts 420,000 230,000

Interest rate derivative assets - non-current 5,960 -
Interest rate derivative liabilities - current (140) (553)
Interest rate derivative liabilities - non-current (1,056) (1,595)
Fair values of interest rate derivative contracts 4,764 (2,148)

Fixed interest rates ranges 0.39% - 3.40% 0.39% - 3.59%

Weighted average fixed interest rate on active interest rate derivative contracts (excluding margins) 1.43% 1.52%

Percentage of drawn debt fixed 51% 88%

During the current period, interest rate derivative contracts with a notional value of $200.0 million were entered into. All contracts have a forward-start 
effective date of 31 December 2021 and a range of termination dates between 31 December 2024 and 31 December 2026.

The fair values of interest rate derivatives are determined from valuations prepared by independent treasury advisors using valuation techniques classified 
as Level 2 in the fair value hierarchy (31 Mar 21: Level 2). Judgement is involved in determining the fair value by the independent treasury advisors. The fair 
values are based on the present value of estimated future cash flows based on the terms and maturities of each contract and the current market interest 
rates as at balance date. Fair values also reflect the current creditworthiness of the derivative counterparties. The valuations were based on market rates 
at 30 September 2021 of between 0.65%, for the 90-day BKBM, and 2.24%, for the 10-year swap rate (31 Mar 21: 0.35% and 1.96%, respectively). 
There have been no transfers between Level 1 and 2 during the respective periods. There were no changes to these valuation techniques during the 
reporting period.

5.1 Borrowings (continued)
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5.0 Capital Structure and Funding (continued)

5.3 Net finance expense

Unaudited
6 months

30 Sep 21

Unaudited
6 months

30 Sep 20

$000 $000
Finance income

Bank interest income 1 19
Other finance income 144 -

145 19

Finance expense

Bank borrowings interest (6,676) (5,290)
Bank borrowings interest capitalised 49 179
Finance expense - lease liabilities (890) (904)
Finance expense - swap break expense - (1,380)

(7,517) (7,395)
Net finance expense (7,372) (7,376)

5.4 Share capital

There is only one class of shares, being ordinary shares, and they rank equally with each other. All issued shares are fully paid and have no par value. Stride 
had 473,235,023 shares on issue as at 30 September 2021 (31 Mar 21: 472,828,313).

5.5 SIML equity (non-controlling interest)

Total

Notes $000
Balance 31 Mar 21 (Audited) 13,693

Transactions with shareholders:

Dividends paid 4.3 (6,687)

Other movements in reserves 545

Total transactions with shareholders (6,142)

Total other comprehensive income 109

Profit after income tax 5,460

Total comprehensive income 5,569

Balance 30 Sep 21 (Unaudited) 13,120

Balance 31 Mar 20 (Audited) 5,633

Transactions with shareholders:

Dividends paid 4.3 (3,179)

Other movements in reserves 169

Total transactions with shareholders (3,010)

Total other comprehensive income 172

Profit after income tax 7,543

Total comprehensive income 7,715

Balance 30 Sep 20 (Unaudited) 10,338
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6.0 Investments in Property Entities

This section sets out how the investments in property entities held by SPL are accounted for in Stride.

6.1 Industre

On 1 July 2020, Industre commenced operations. Industre is a joint arrangement between SPL and a group of international institutional investors, through 
a special purpose vehicle, advised by J.P. Morgan Asset Management (JPMAM). On 1 July 2020, SPL held a 68.25% interest in Industre. This reduced to 
52.15% as at 30 September 2021.

Over the long term, the strategy is for JPMAM to fund further portfolio growth until the respective economic contributions to the portfolio are 75%/25% 
(JPMAM/SPL).

The agreement between SPL and JPMAM in relation to their co-ownership requires unanimous consent from both parties for all relevant activities. The 
accounting for the arrangements by SPL is a combination of a joint operation (proportionate share of assets, liabilities, revenue and expenses) and joint 
venture (equity accounted). SIML is the manager of the joint arrangement.

6.2 Interests in associates and joint venture

Unaudited
30 Sep 21

Audited
31 Mar 21

$000 $000
Equity-accounted investments

Investore 152,936 144,923

Diversified 1,767 1,227

Industre joint venture 153,823 119,557

308,526 265,707

Unaudited
6 months

30 Sep 21

Unaudited
6 months

30 Sep 20

$000 $000
Share of profit in equity-accounted investments

Investore 10,687 17,224

Diversified 439 617

Industre joint venture 26,385 4,504

37,511 22,345
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6.0 Investments in Property Entities (continued)

6.3 Industre joint venture

Industre joint venture comprises of Industre Property Tahi Limited (Tahi), Industre Property Rua Limited (Rua) and Industre Property Finance Limited (FinCo). 
SPL has rights to the net assets of these entities, and consequently, these entities are classified as a joint venture.

Tahi and Rua hold legal and beneficial ownership of certain properties. FinCo is a funding vehicle established to obtain bank borrowings and on-lend the 
funds to Tahi, Rua and Industre joint operation. SPL’s wholly owned subsidiary, Stride Industrial Property Limited (SIPL), is a guarantor under the Industre 
banking arrangements as SIPL is a beneficial owner of property owned through the unincorporated joint venture of Industre and as such is jointly and 
severally liable for Industre bank debt. SIPL has the benefit of, and bears obligations under, a cross indemnity with JPMAM by way of the joint venture 
arrangements. As at 30 September 2021, the value of the financial guarantee was nil.

Tahi and Rua are eligible and have elected to be multi-rate PIEs of which the income tax liability arises to the investors. Accordingly, SPL recognises current 
and deferred tax as part of its taxes in note 7.1 (rather than as part of the investment in the joint venture).

Summarised financial information for Industre joint venture

Total

$000
SPL’s share in carrying percentages 52.15%

Carrying amount - 31 Mar 21 (Audited) 119,557

Movement in cash flow hedges net of tax 483

Share of profit from investment in Industre joint venture 26,385

Deemed equity contribution with a corresponding reduction in SPL’s interest 9,252

Dividends paid (1,854)

Carrying amount - 30 Sep 21 (Unaudited) 153,823

The below table summarises SPL's share of assets, liabilities, revenues and expenses in Industre joint venture.

Unaudited
30 Sep 21

100%

Unaudited
30 Sep 21

participating 
interest

$000 $000
Assets

Current assets 4,868 2,539

Investment properties 413,608 215,702

Other non-current assets 81,111 42,300

499,587 260,541

Liabilities

Current liabilities 2,897 1,513

Borrowings - non-current 199,713 104,153

Other non-current liabilities 350 182

202,960 105,848

Net assets 296,627 154,693

Loss on sale of properties in exchange for cash received from Industre joint venture (870)

Closing carrying amount 153,823

Income 12,348 6,685

Expenses (8,084) (4,374)

Net change in fair value of investment properties 44,995 24,074

Net share of profit* 49,259 26,385

*Net share of profit information relates to the six month period from 1 April 2021 to 30 September 2021. SPL’s share in the Industre joint venture reduced 
from 56.33% as at 31 March 2021 to 52.15% as at 30 September 2021. SPL’s net share of the Industre joint venture’s profit is calculated on the weighted 
average participating interest during the period.
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6.0 Investments in Property Entities (continued)

6.3 Industre joint venture (continued)

Audited
31 Mar 21

100%

Audited
31 Mar 21

participating 
interest

$000 $000
Assets

Current assets 5,476 3,009

Investment properties 322,375 181,600

Other non-current assets 79,474 32,694

407,325 217,303

Liabilities

Current liabilities 3,292 1,815

Borrowings - non-current 189,961 94,975

Other non-current liabilities 84 42

193,337 96,832

Net assets 213,988 120,471

Loss on sale of properties in exchange for cash received from Industre joint venture (914)

Closing carrying amount 119,557

Unaudited
30 Sep 20

100%

Unaudited
30 Sep 20

participating 
interest

$000 $000
Income 2,128 1,389

Expenses (1,178) (769)

Net change in fair value of investment properties 5,950 3,884

Net share of profit* 6,900 4,504

*Net share of profit information relates to the three month period from 1 July 2020 to 30 September 2020. SPL’s share in the Industre joint venture reduced 
from 68.25% as at 30 June 2020 to 62.42% as at 30 September 2020. SPL’s net share of the Industre joint venture’s profit is calculated on the weighted 
average participating interest during the period.
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6.0 Investments in Property Entities (continued)

6.4 Industre joint operation

SPL holds a 52.15% interest in a joint arrangement with JPMAM relating to the investment properties as denoted in note 3.2. The Industre joint operation 
holds the beneficial ownership of certain properties. SPL recognises its direct right to the jointly held assets, liabilities, revenues and expenses of the joint 
operation as described below.

Summarised financial information for Industre joint operation
The table below summarises the assets, liabilities, revenues and expenses of Industre joint operation, and represent SPL’s share included in the 
financial statements:

Unaudited
30 Sep 21

100%

Unaudited
30 Sep 21

participating 
interest

$000 $000
Assets

Current assets 2,394 1,248

Investment properties 324,100 169,022

326,494 170,270

Liabilities

Current liabilities 1,236 644

Borrowings 78,249 40,808

79,485 41,452

Net assets 247,009 128,818

Income 7,263 3,933

Expenses (3,214) (1,738)

Net change in fair value of investment properties 37,914 20,369

Net share of profit* 41,963 22,564

*Net share of profit information relates to the six month period from 1 April 2021 to 30 September 2021. SPL’s share in the Industre joint operation reduced 
from 56.33% as at 31 March 2021 to 52.15% as at 30 September 2021. The average ownership interest for the period has been used to recognise SPL’s 
net share of the Industre joint operation's profit.
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6.0 Investments in Property Entities (continued)

6.4 Industre joint operation (continued)

Audited
31 Mar 21

100%

Audited
31 Mar 21

participating 
interest

$000 $000
Assets

Current assets 1,321 744

Investment properties 285,600 160,884

286,921 161,628

Liabilities

Current liabilities 1,448 816

Borrowings 76,633 43,169

78,081 43,985

Net assets 208,840 117,643

Unaudited
30 Sep 20

100%

Unaudited
30 Sep 20

participating 
interest

$000 $000
Income 3,565 2,354

Expenses (1,448) (933)

Net change in fair value of investment properties 10,302 6,362

Net share of profit* 12,419 7,783

*Net share of profit information relates to the three month period from 1 July 2020 to 30 September 2020. SPL’s share in the Industre joint operation 
reduced from 68.25% as at 30 June 2020 to 62.42% as at 30 September 2020. The average ownership interest for the period has been used to recognise 
SPL’s net share of the Industre joint operation's profit.

SPL’s portion of the borrowings in the Industre joint operation are with FinCo, which is in the Industre joint venture. This loan is on the same terms as the 
banking facility with FinCo.

The below fee income was earned from the Industre joint operation. It represents the participating interest held by the participant AP SG 17 Pte. Limited. The 
management fees paid from SPL to SIML are eliminated in the consolidated statement of comprehensive income.

Unaudited
6 Months

30 Sep 21

Unaudited
6 Months

30 Sep 20

$000 $000
Asset management fee income 280 88

Performance fee income 272 24

Building management fee income 20 8

Project management fee income 7 -

Maintenance fee income 2 1

Acquisition fee income - 376

581 497
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6.0 Investments in Property Entities (continued)

6.5 Discontinued operations

Discontinued operations refer to a core part of an entity’s operation that has been divested. In the prior period, SPL's industrial investment properties 
were recognised as discontinued operations. The financial performance and cash flow information for the discontinued operations are for the period ended 
30 June 2020 (30 Sep 20 column). There is no impact on the results for the six months ended 30 September 2021.

Only JPMAM special purpose vehicle’s participating interest was treated as discontinued in respect of the joint operation as SPL retained a partial direct 
ownership interest in the properties. 100% of the Industre joint venture was treated as discontinued.

Unaudited
6 months

30 Sep 20
SPL $000

Gross rental income 2,529

Direct property operating expenses (401)

Net rental income 2,128

Less corporate expenses

Administration expenses (7)

Total corporate expenses (7)

Profit before other income/(expense) and income tax 2,121

Other income/(expense)

Net change in fair value of investment properties 4,530

Hedge ineffectiveness of cash flow hedges (656)

Loss on disposal of investment properties (4,160)

Profit before income tax 1,835

Income tax expense (1,916)

Loss after income tax from discontinued operations (81)

Net cash outflow from operating activities (456)

Net cash inflow from investing activities 142,234

Net cash outflow from financing activities (196,450)
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7.0 Other

This section contains additional information to assist in understanding the financial performance and position of Stride.

7.1 Income tax

Unaudited
6 months

30 Sep 21

Unaudited
6 months

30 Sep 20
Income tax $000 $000
Current tax (5,275) (5,758)

Deferred tax (2,690) 275

Income tax expense per the consolidated statement of comprehensive income (7,965) (5,483)

Profit before income tax (including discontinued operations note 6.5) 69,476 57,014

Prima facie income tax using the company tax rate of 28% (19,453) (15,964)

Decrease/(increase) in income tax due to:

Net change in fair value of investment properties 3,383 5,671

Reversal of lease liability movement (19) (32)

Non-taxable income 10,644 4,693

Assessable income (477) (64)

Depreciation 3,412 1,799

Depreciation recovered on disposal of investment properties (186) (3,814)

Non-deductible expenses (1,964) (561)

Expenditure deductible for tax 334 2,689

Temporary differences (1,063) (175)

Over provision in prior year 114 -

Current tax expense (5,275) (5,758)

Investment property depreciation (4,044) (2,058)

Other 1,354 2,333

Deferred tax charged to profit or loss (2,690) 275

Income tax expense per the consolidated statement of comprehensive income from

continuing and discontinued operations (7,965) (5,483)

Income tax expense from continuing operations (7,965) (3,567)

Income tax expense from discontinued operations - (1,916)

Income tax expense per the consolidated statement of comprehensive income from

continuing and discontinued operations (7,965) (5,483)

Income tax expense arising from the Industre joint venture (Tahi and Rua) is ($442,000) (30 Sep 20: ($52,000)).

7.2 Total corporate expenses

Unaudited
6 months

30 Sep 21

Unaudited
6 months

30 Sep 20

$000 $000
Corporate overhead expenses include:

Salaries and other short-term benefits 7,449 6,379

Software asset expense (refer note 1.4) 1,025 -

Software amortisation - 196

Administration expenses include:

Share based payment expense 545 169

Feasibility expenses 597 -
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7.0 Other (continued)

7.3 Related party disclosures

Unaudited
6 months

30 Sep 21

Unaudited
6 months

30 Sep 20

$000 $000
The following transactions with a related party took place:

Diversified

Asset management fee income 1,476 1,298

Salaries and wages recovery 1,079 1,103

Project management fee income 995 1,074

Building management fee income 809 691

Leasing fee income 262 696

Accounting fee income 87 88

Licensing fee income 35 35

Total fee income 4,743 4,985

Rent paid (57) (58)

Interest income received (reinvested in units) 144 -

Investore

Asset management fee income 2,776 2,383

Performance fee income 1,667 1,446

Building management fee income 218 217

Disposal fee income 128 -

Accounting fee income 125 125

Leasing fee income 61 408

Maintenance fee income 12 19

Project management fee income 3 22

Capital raising fee income - 89

Total fee income 4,990 4,709

Dividend income 2,682 2,630

Consideration paid for shares - (16,522)

Consideration received for the disposal of investment properties - 140,750

Industre joint venture

Asset management fee income 732 176

Performance fee income 674 17

Acquisition fee income 427 1,266

Building management fee income 38 168

Project management fee income 23 332

Leasing fee income - 608

Maintenance fee income - 4

Total fee income 1,894 2,571

Dividend income 1,854 -

Interest expense (689) (365)

Consideration received for the disposal of investment properties - 206,066

Consideration paid for shares - (53,028)
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7.0 Other (continued)

7.3 Related party disclosures (continued)

Unaudited
30 Sep 21

Audited
31 Mar 21

$000 $000
The following balances were receivable from/(payable to) a related party:

Investore - related party receivable 760 707

Diversified - related party receivable 193 329

Industre joint venture (Tahi/Rua/FinCo) - receivable 941 905

Diversified - interest-bearing loan 3,398 3,398

Industre joint venture (FinCo) - borrowings (40,808) (43,169)

Included within trade and other payables is a $5.9 million provision (31 Mar 21: $7.5 million) for seismic works in relation to properties divested to Investore 
in the year ended 31 March 2021.

7.4 Trade and other receivables

Unaudited
30 Sep 21

Audited
31 Mar 21

$000 $000
Current

Trade and other receivables 3,298 4,445

Less loss allowance (551) (551)

Trade and other receivables net of loss allowance 2,747 3,894

Accrued income receivable from AP SG 17 Pte. Limited 2,494 3,000

Related party receivable (refer note 7.3) 1,894 2,174

7,135 9,068

Included in 30 September 2021 trade and other receivables balance is $2.5 million (31 Mar 21: $3.0 million) accrued income expected to be received from 
AP SG 17 Pte. Limited, a participant in the Industre joint operation. The income is a result of The Concourse Development Profit as contemplated under the 
arrangements between the two participants.

7.5 Property, plant and equipment

Unaudited
30 Sep 21

Audited
31 Mar 21

$000 $000
Property, plant and equipment 6,930 6,658

Stride’s head office is located at 34 Shortland Street, Auckland, which is held as an investment property (refer note 3.2). The value attributable to this floor, 
of $6.3 million (31 Mar 21: $6.0 million), has been recognised as property, plant and equipment, with a revaluation surplus of $0.3 million recognised within 
other comprehensive income on the consolidated statement of comprehensive income.

7.6 Contingent liabilities

Stride has no contingent liabilities at balance date (31 Mar 21: nil).
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7.0 Other (continued)

7.7 Subsequent events

On 9 November 2021, SPL received commitment letters from bank lenders to increase Facility A to $210.0 million, increasing total bank debt facilities to 
$495.0 million, and extend the expiry to April 2024.

On 25 November 2021, Stride announced that it is launching a capital raise, comprising a placement for $100.0 million and a retail offer for up to 
$20.0 million (with the ability to accept additional applications under each of the placement and retail offer at Stride's discretion), the proceeds of which will 
be used initially to reduce drawn bank debt.

On 25 November 2021, SPL declared a cash dividend for the period 1 July 2021 to 30 September 2021 of 1.7475 cents per share, to be paid on 
7 December 2021 to all shareholders on SPL’s register at the close of business on 30 November 2021. At 1.7475 cents per share, the total dividend 
payment will be $8,269,782. This dividend will carry imputation credits of 0.096911 cents per share. This dividend has not been recognised in the 
financial statements.

On 25 November 2021, SIML declared a cash dividend for the period 1 July 2021 to 30 September 2021 of 0.73 cents per share, to be paid on 
7 December 2021 to all shareholders on SIML’s register at the close of business on 30 November 2021. At 0.73 cents per share, the total dividend 
payment will be $3,454,616. This dividend will carry imputation credits of 0.283889 cents per share. This dividend has not been recognised in the financial 
statements. SIML’s equity (non-controlling interest) consists largely of retained earnings and the declared dividend represents 26% of SIML’s equity as at 
30 September 2021.
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Independent auditor’s review report
To the shareholders of Stride Property Limited and Stride Investment Management Limited

Report on the consolidated interim financial statements

Our conclusion
We have reviewed the consolidated interim financial statements of Stride Property Group, which consists of Stride Property Limited (SPL) and Stride 
Investment Management Limited (SIML) being a “Stapled Entity” (together Stride), which comprise the consolidated statement of financial position as at 
30 September 2021, and the consolidated statement of comprehensive income, the consolidated statement of changes in equity and the consolidated 
statement of cash flows for the six months ended on that date, and significant accounting policies and other explanatory information.

Based on our review, nothing has come to our attention that causes us to believe that the accompanying consolidated interim financial statements of 
the Group do not present fairly, in all material respects, the financial position of the Group as at 30 September 2021, and its financial performance and 
cash flows for the six months then ended, in accordance with International Accounting Standard 34 Interim Financial Reporting (IAS 34) and New Zealand 
Equivalent to International Accounting Standard 34 Interim Financial Reporting (NZ IAS 34).

Basis for conclusion
We conducted our review in accordance with the New Zealand Standard on Review Engagements 2410 (Revised) Review of Financial Statements 
Performed by the Independent Auditor of the Entity (NZ SRE 2410 (Revised)). Our responsibility is further described in the Auditor’s responsibility for the 
review of the consolidated interim financial statements section of our report.

We are independent of Stride in accordance with the relevant ethical requirements in New Zealand relating to the audit of the annual financial statements, 
and we have fulfilled our other ethical responsibilities in accordance with these ethical requirements. In addition to our role as auditor, our firm carries out 
other services for the Group in the areas of tenancy marketing and operating expenditure audits for Stride, the provision of market survey data relating 
to executive remuneration levels and have performed an investigating accountant’s role which resulted in the issuance of a limited assurance report. The 
provision of these other services has not impaired our independence.

Directors’ responsibility for the consolidated interim financial statements
The Directors of SPL and SIML respectively are responsible, on behalf of Stride, for the preparation and fair presentation of these consolidated interim 
financial statements in accordance with IAS 34 and NZ IAS 34 and for such internal control as the Directors determine is necessary to enable the preparation 
and fair presentation of consolidated interim financial statements that are free from material misstatement, whether due to fraud or error.

Auditor’s responsibility for the review of the consolidated interim financial statements
Our responsibility is to express a conclusion on the consolidated interim financial statements based on our review. NZ SRE 2410 (Revised) requires us to 
conclude whether anything has come to our attention that causes us to believe that the consolidated interim financial statements, taken as a whole, are not 
prepared in all material respects, in accordance with IAS 34 and NZ IAS 34. A review of consolidated interim financial statements in accordance with NZ SRE 
2410 (Revised) is a limited assurance engagement. We perform procedures, primarily consisting of making enquiries, primarily of persons responsible for 
financial and accounting matters, and applying analytical and other review procedures.

The procedures performed in a review are substantially less than those performed in an audit conducted in accordance with International Standards on 
Auditing and International Standards on Auditing (New Zealand) and consequently does not enable us to obtain assurance that we might identify in an audit. 
Accordingly, we do not express an audit opinion on these consolidated interim financial statements

Who we report to
This report is made solely to the shareholders of SPL and SIML, as a body. Our review work has been undertaken so that we might state to the shareholders 
of SPL and SIML those matters which we are required to state to them in our review report and for no other purpose. To the fullest extent permitted by law, 
we do not accept or assume responsibility to anyone other than the shareholders of SPL and SIML, as a body, for our review procedures, for this report, or for 
the conclusion we have formed.

The engagement partner on the review resulting in this independent auditor’s review report is Samuel Shuttleworth.

For and on behalf of:

Chartered Accountants
25 November 2021

Auckland
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