




$24.5m

$41.7m

$20.0m

$3.4b

$6.97

$279k

3.75c

Net Profit  
After Tax

Underlying Profit
Before Tax1

Underlying 
Operating  
Cash Flow1

Total Assets

Net Assets  
per Share

Embedded Value  
per Unit1

Interim Dividend per
share

FIRST HALF 
FINANCIAL 
HIGHLIGHTS

1.  These are non-GAAP measures. The definitions of these and other non-GAAP 
financial measures in this report can be found on p38 of the 1H19 results presentation. 
A copy of the 1H19 results presentation can be found on www.metlifecare.co.nz/
investor-centre/investor-presentations.

2.  Ministry of Health Certification. Excludes new Pinesong village care suites. 

FIRST HALF
 OPERATING 

HIGHLIGHTS

Total homes sold

226

Development site  
acquired 
1

Development margin 
on new homes sold

23%

16%
Increase in ORA 

applications

WINNER
Jackson Van Interiors 

Built & Grown  
Environment Award

New Zealand Aged Care 
Association Awards

100%
of care homes audited 
achieved 3 or 4 year 

certification2   

Average new 
home selling price up 

11%
Average resale  

 price up

7%
Hibiscus Coast Village  

new café

54   





Metlifecare settled 170 resales of occupation 
right agreements during the period, up 13% 
on last year, with a further 77 homes under 
contract at balance date.  The average 
selling price per resale rose 7% to $572,000, 
clearly outperforming the markets in which 
Metlifecare operates.  These increases drove 
a 21% lift in realised resales gains to $32.1 
million. 

Sales of new homes completed late in FY18 
were pleasing, with 56 new occupation 
right agreements settled during the period; 
70% higher than last year.  An additional 

50 homes were under contract at balance 
date.  The average selling price increased 
by 11% to $723,000, generating an average 
development margin of 23%.  The total 
realised development margin was $9.3 million, 
50% higher than last year.

Metlifecare’s balance sheet continues to be 
one of its key strengths.  In the period under 
review, more than $140 million was invested 
in land purchases, village development and 
reinvestment projects, and care homes from 
borrowings and operating cash.  Net debt at 

balance date was $254.8 million and gearing 
(net debt as a percentage of net debt plus 
equity) was 15%, retaining capacity to fund 
ongoing growth. 

In December 2018 the company completed 
a review of its funding structure for the next 
phase of accelerated growth, resulting in the 
company’s bank debt facility being increased 
to $450 million. A retail bond issue is also 
being explored with the purpose of replacing 
a portion of the bank debt to provide diversity 
of funding and tenor, subject to market 
conditions.     

DIVIDEND  

Consistent with Metlifecare’s commitment to 
pay out 30% to 50% of underlying operating 
cash flows, the Board has declared an interim 
dividend of 3.75 cents per share for the six-
month period ended 31 December 2018. The 
dividend is unimputed and will be paid on 22 
March 2019, with a record date of 15 March 
2019.  

FINANCIAL SUMMARY 1H FY19 1H FY18 % CHANGE FY18

Underlying profit before tax ($m) 41.7 36.2 15% 87.2

Net profit after tax ($m) 24.5 56.3 -57% 125.1

Underlying operating cash flow ($m) 20.0 18.2 10% 54.7

Dividend (cps) 3.75 3.25 15% 10.00

Total assets ($b) 3.42 3.09 11% 3.29

Fair value movement during period ($m) 29.6 59.8 -51% 135.3

Total equity ($b) 1.49 1.41 5% 1.48

Net debt ($m) 254.8 141.4 80% 140.8

Debt equity ratio 15% 9% 6ppts 9%

Net tangible assets per share ($) 6.97 6.63 5% 6.93

Embedded value per unit ($000) 279 277 1% 281

PERFORMANCE AND STRATEGY REVIEW CONTINUED
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bƻǘŜǎ ǘƻ ǘƘŜ LƴǘŜǊƛƳ DǊƻǳǇ CƛƴŀƴŎƛŀƭ {ǘŀǘŜƳŜƴǘǎ

п  {I!w9Ih[59w{ϥ 9v¦L¢¸ !b5 C¦b5LbD όŎƻƴǘƛƴǳŜŘύ

пΦн LƴǘŜǊŜǎǘ .ŜŀǊƛƴƎ [ƛŀōƛƭƛǘƛŜǎ όŎƻƴǘƛƴǳŜŘύ

ом 5ŜŎŜƳōŜǊ 
нлму

ом 5ŜŎŜƳōŜǊ 
нлму

ол WǳƴŜ
нлму

ом 5ŜŎŜƳōŜǊ 
нлмт

Ϸллл CŀŎƛƭƛǘȅ [ƛƳƛǘ ¦ƴŀǳŘƛǘŜŘ !ǳŘƛǘŜŘ ¦ƴŀǳŘƛǘŜŘ

/ƻǊŜ CŀŎƛƭƛǘȅ мтрΣллл            мноΣооо мрΣллл рнΣллл 
5ŜǾŜƭƻǇƳŜƴǘ CŀŎƛƭƛǘȅ нтрΣллл            момΣсну мофΣссу уфΣрпм 
¢ƻǘŀƭ прлΣллл            нрпΣфсм мрпΣссу мпмΣрпм 

/ƻƴǘǊŀŎǘǳŀƭ ƳŀǘǳǊƛǘȅ ŀƴŘ ŘǊŀǿƴ ŀƳƻǳƴǘǎ
.ŜǘǿŜŜƴ ƻƴŜ ŀƴŘ ǘǿƻ ȅŜŀǊǎ уоΣооо              уоΣооо тлΣооо уоΣооо 
.ŜǘǿŜŜƴ ǘǿƻ ŀƴŘ ǘƘǊŜŜ ȅŜŀǊǎ мпмΣсст            мпмΣсст смΣооо рсΣнлу 
aƻǊŜ ǘƘŀƴ ǘƘǊŜŜ ȅŜŀǊǎ ннрΣллл            нфΣфсм ноΣллн нΣллл 
¢ƻǘŀƭ прлΣллл            нрпΣфсм мрпΣссу мпмΣрпм 

р  /I!bD9{ Lb !//h¦b¢LbD th[L/L9{

рΦм b½ LCw{ мс [ŜŀǎŜǎ

όŀύ bŜǿ ŀŎŎƻǳƴǘƛƴƎ ǇƻƭƛŎȅ ǿƛǘƘ ŜŦŦŜŎǘ ŦǊƻƳ м Wǳƭȅ нлму

¢ƘŜ DǊƻǳǇ Ƙŀǎ ŜƭŜŎǘŜŘ ǘƻ ŜŀǊƭȅ ŀŘƻǇǘ b½ LCw{ мс [ŜŀǎŜǎ ǿƛǘƘ ŀ ŘŀǘŜ ƻŦ ƛƴƛǘƛŀƭ ŀǇǇƭƛŎŀǘƛƻƴ ƻŦ м Wǳƭȅ нлмуΦ b½
LCw{ мс Ƙŀǎ ōŜŜƴ ŀŘƻǇǘŜŘ ǳǎƛƴƎ ǘƘŜ Ŧǳƭƭ ǊŜǘǊƻǎǇŜŎǘƛǾŜ ŀǇǇǊƻŀŎƘΣ ŀǎ ǇŜǊƳƛǘǘŜŘ ǳƴŘŜǊ ǘƘŜ ǎǇŜŎƛŦƛŎ ǘǊŀƴǎƛǘƛƻƴ
ǇǊƻǾƛǎƛƻƴǎ ƛƴ ǘƘŜ ǎǘŀƴŘŀǊŘΦ ²ƘŜǊŜ ǇǊŜǎŜƴǘŜŘ ƛƴ ǘƘŜǎŜ ƛƴǘŜǊƛƳ ƎǊƻǳǇ ŦƛƴŀƴŎƛŀƭ ǎǘŀǘŜƳŜƴǘǎΣ ŎƻƳǇŀǊŀǘƛǾŜǎ ŦƻǊ ǘƘŜ
ȅŜŀǊ ŜƴŘŜŘ ол WǳƴŜ нлму ŀƴŘ ом 5ŜŎŜƳōŜǊ нлмтΣ ŀƴŘ ǘƘŜ ƻǇŜƴƛƴƎ ōŀƭŀƴŎŜ ǎƘŜŜǘ ŀǘ м Wǳƭȅ нлмтΣ ƘŀǾŜ ōŜŜƴ
ǊŜǎǘŀǘŜŘΦ

hƴ нл 5ŜŎŜƳōŜǊ нлму ǘƘŜ ōŀƴƪ ŦŀŎƛƭƛǘƛŜǎ ǿŜǊŜ ǊŜƴŜƎƻǘƛŀǘŜŘ ŀƴŘ ŜȄǘŜƴŘŜŘΦ ¢ƘŜ ƳŀǘǳǊƛǘƛŜǎ ƻŦ ǘƘŜ /ƻǊŜ
wŜǾƻƭǾƛƴƎ /ǊŜŘƛǘ CŀŎƛƭƛǘȅ ƻŦ ϷмтрƳ όол WǳƴŜ нлмуΥ ϷмтрƳΤ ом 5ŜŎŜƳōŜǊ нлмтΥ ϷмтрƳύ ŀƴŘ ǘƘŜ 5ŜǾŜƭƻǇƳŜƴǘ
CŀŎƛƭƛǘȅ ƻŦ ϷнтрƳ όол WǳƴŜ нлмуΥ ϷмтрƳΤ ом 5ŜŎŜƳōŜǊ нлмтΥ ϷмтрƳύ ŀǊŜ ŘŜǘŀƛƭŜŘ ōŜƭƻǿΦ !ǘ ол WǳƴŜ нлму ŀƴŘ
ом 5ŜŎŜƳōŜǊ нлмтΣ ŀ ²ƻǊƪƛƴƎ /ŀǇƛǘŀƭ CŀŎƛƭƛǘȅ ƻŦ ϷнΦлƳ ǿŀǎ ŀǾŀƛƭŀōƭŜΣ ǊŜǇŀȅŀōƭŜ ƻƴ ŘŜƳŀƴŘ ŀƴŘ ǳƴŘǊŀǿƴΦ

tǊƻŎŜŜŘǎ ŦǊƻƳ ǘƘŜ ǎŀƭŜ ƻŦ ǳƴƛǘǎ ǘƘŀǘ ŀǊŜ ŦǳƴŘŜŘ ŦǊƻƳ ǘƘŜ 5ŜǾŜƭƻǇƳŜƴǘ CŀŎƛƭƛǘȅ ŀǊŜ ǊŜǉǳƛǊŜŘ ǘƻ ōŜ ǊŜǇŀƛŘ
ŀƎŀƛƴǎǘ ǘƘŜ 5ŜǾŜƭƻǇƳŜƴǘ CŀŎƛƭƛǘȅΦ  

!ǘ ǘƘŜ ƛƴŎŜǇǘƛƻƴ ƻŦ ŀ ŎƻƴǘǊŀŎǘΣ ǘƘŜ DǊƻǳǇ ŀǎǎŜǎǎŜǎ ǿƘŜǘƘŜǊ ŀ ŎƻƴǘǊŀŎǘ ƛǎΣ ƻǊ ŎƻƴǘŀƛƴǎΣ ŀ ƭŜŀǎŜΦ ! ŎƻƴǘǊŀŎǘ ƛǎΣ ƻǊ
ŎƻƴǘŀƛƴǎΣ ŀ ƭŜŀǎŜ ƛŦ ǘƘŜ ŎƻƴǘǊŀŎǘ ŎƻƴǾŜȅǎ ǘƘŜ ǊƛƎƘǘ ǘƻ ŎƻƴǘǊƻƭ ǘƘŜ ǳǎŜ ƻŦ ŀƴ ƛŘŜƴǘƛŦƛŜŘ ŀǎǎŜǘ ŦƻǊ ŀ ǇŜǊƛƻŘ ƻŦ ǘƛƳŜ
ƛƴ ŜȄŎƘŀƴƎŜ ŦƻǊ ŎƻƴǎƛŘŜǊŀǘƛƻƴΦ
wƛƎƘǘπƻŦπǳǎŜ ŀǎǎŜǘǎ ŀǊŜ ŎŀǇƛǘŀƭƛǎŜŘ ŀǘ ǘƘŜ ŎƻƳƳŜƴŎŜƳŜƴǘ ŘŀǘŜ ƻŦ ǘƘŜ ƭŜŀǎŜ ŀƴŘ ŎƻƳǇǊƛǎŜ ǘƘŜ ƛƴƛǘƛŀƭ ƭŜŀǎŜ
ƭƛŀōƛƭƛǘȅΣ Ǉƭǳǎ ŀƴȅ ƛƴƛǘƛŀƭ ƛƴŘƛǊŜŎǘ Ŏƻǎǘǎ ƛƴŎǳǊǊŜŘ ŀƴŘ ǊŜǎǘƻǊŀǘƛƻƴ ŎƻǎǘǎΣ ƭŜǎǎ ŀƴȅ ƭŜŀǎŜ ƛƴŎŜƴǘƛǾŜǎ ǊŜŎŜƛǾŜŘΦ ¢ƘŜ
ǊƛƎƘǘπƻŦπǳǎŜ ŀǎǎŜǘ ƛǎ ŘŜǇǊŜŎƛŀǘŜŘ ƻǾŜǊ ǘƘŜ ǎƘƻǊǘŜǊ ƻŦ ǘƘŜ ŀǎǎŜǘϥǎ ǳǎŜŦǳƭ ƭƛŦŜ ŀƴŘ ǘƘŜ ƭŜŀǎŜ ǘŜǊƳ ƻƴ ŀ ǎǘǊŀƛƎƘǘπƭƛƴŜ
ōŀǎƛǎΦ
[ŜŀǎŜ ƭƛŀōƛƭƛǘƛŜǎ ŀǊŜ ƳŜŀǎǳǊŜŘ ōŀǎŜŘ ƻƴ ǘƘŜ ǇǊŜǎŜƴǘ ǾŀƭǳŜ ƻŦ ǘƘŜ ŦƛȄŜŘ ŀƴŘ ǾŀǊƛŀōƭŜ ƭŜŀǎŜ ǇŀȅƳŜƴǘǎΣ ƭŜǎǎ ŀƴȅ
ŎŀǎƘ ƭŜŀǎŜ ƛƴŎŜƴǘƛǾŜǎ ǊŜŎŜƛǾŀōƭŜΦ 9ŀŎƘ ƭŜŀǎŜ ǇŀȅƳŜƴǘ ƛǎ ŀƭƭƻŎŀǘŜŘ ōŜǘǿŜŜƴ ǘƘŜ ƭƛŀōƛƭƛǘȅ ŀƴŘ ŦƛƴŀƴŎŜ ŎƻǎǘΦ ¢ƘŜ
ŦƛƴŀƴŎŜ Ŏƻǎǘ ƛǎ ŎƘŀǊƎŜŘ ǘƻ ǇǊƻŦƛǘ ƻǊ ƭƻǎǎ ƻǾŜǊ ǘƘŜ ƭŜŀǎŜ ǇŜǊƛƻŘ ǎƻ ŀǎ ǘƻ ǇǊƻŘǳŎŜ ŀ Ŏƻƴǎǘŀƴǘ ǊŀǘŜ ƻŦ ƛƴǘŜǊŜǎǘ ƻƴ
ǘƘŜ ǊŜƳŀƛƴƛƴƎ ōŀƭŀƴŎŜ ƻŦ ǘƘŜ ƭƛŀōƛƭƛǘȅ ŦƻǊ ŜŀŎƘ ǇŜǊƛƻŘΦ
tŀȅƳŜƴǘǎ ŀǎǎƻŎƛŀǘŜŘ ǿƛǘƘ ƭŜŀǎŜǎ ƻŦ ƭƻǿπǾŀƭǳŜ ŀǎǎŜǘǎΣ ŀƴŘ ŦƻǊ ƭŜŀǎŜǎ ǿƛǘƘ ŀ ƭŜŀǎŜ ǘŜǊƳ ƻŦ мн ƳƻƴǘƘǎ ƻǊ ƭŜǎǎ ŀǊŜ
ǊŜŎƻƎƴƛǎŜŘ ƻƴ ŀ ǎǘǊŀƛƎƘǘπƭƛƴŜ ōŀǎƛǎ ŀǎ ŀƴ ŜȄǇŜƴǎŜ ƛƴ ǇǊƻŦƛǘ ƻǊ ƭƻǎǎΦ

¢ƘŜ DǊƻǳǇ ƭŜŀǎŜǎ ǎǳǇǇƻǊǘ ƻŦŦƛŎŜ ǇǊŜƳƛǎŜǎ ŀƴŘ ǾŀǊƛƻǳǎ ǇǊƻǇŜǊǘȅΣ Ǉƭŀƴǘ ŀƴŘ ŜǉǳƛǇƳŜƴǘ ǳƴŘŜǊ ƴƻƴπŎŀƴŎŜƭƭŀōƭŜ
ƻǇŜǊŀǘƛƴƎ ƭŜŀǎŜ ŀƎǊŜŜƳŜƴǘǎΦ ¢ƘŜ ƭŜŀǎŜǎ ǊŜŦƭŜŎǘ ƴƻǊƳŀƭ ŎƻƳƳŜǊŎƛŀƭ ŀǊǊŀƴƎŜƳŜƴǘǎ ǿƛǘƘ ǾŀǊȅƛƴƎ ǘŜǊƳǎΣ
ŜǎŎŀƭŀǘƛƻƴ ŎƭŀǳǎŜǎ ŀƴŘ ǊŜƴŜǿŀƭ ǊƛƎƘǘǎΦ

мр

bƻǘŜǎ ǘƻ ǘƘŜ LƴǘŜǊƛƳ DǊƻǳǇ CƛƴŀƴŎƛŀƭ {ǘŀǘŜƳŜƴǘǎ
р  /I!bD9{ Lb !//h¦b¢LbD th[L/L9{ όŎƻƴǘƛƴǳŜŘύ

рΦм b½ LCw{ мс [ŜŀǎŜǎ  όŎƻƴǘƛƴǳŜŘύ

όōύ !ŘƧǳǎǘƳŜƴǘǎ ǊŜŎƻƎƴƛǎŜŘ ƻƴ ŀŘƻǇǘƛƻƴ ƻŦ b½ LCw{ мс

$000
1 July 
2017

Operating lease commitments disclosed as at 30 June 2017 2,823 

Discounted at the date of initial application 2,101 
Add: finance lease liabilities recognised as at 30 June 2017 102 
Add: adjustment for lease variations 724 
(Less): low-value and short-term leases recognised on a straight-line basis as expense (47)
Lease liability recognised as at 1 July 2017 2,880 

/ƻƴǎƻƭƛŘŀǘŜŘ .ŀƭŀƴŎŜ {ƘŜŜǘ

$000
30 June 

2018
31 December 

2017
1 July 
2017

Property, plant and equipment Increase 2,042 2,234 2,425 
Investment properties Increase 1,900 1,595 1,570 
¢ƻǘŀƭ ŀǎǎŜǘǎ Increase 3,942 3,829 3,995 

Interest bearing liabilities Increase 2,427 2,608 2,778 
Deferred management fees Increase 1,900 1,595 1,570 
Deferred tax liability Decrease 533 447 440
¢ƻǘŀƭ ƭƛŀōƛƭƛǘƛŜǎ Increase 3,794 3,756 3,908 

bŜǘ ŀǎǎŜǘǎ Increase 148 73 87 

Retained earnings Increase 148 73 87 
¢ƻǘŀƭ Ŝǉǳƛǘȅ Increase 148 73 87 

On adoption of NZ IFRS 16, the Group has recognised a right-of-use asset within property, plant and
equipment and a corresponding lease liability within interest bearing liabilities in relation to leases which had
previously been classified as operating leases under the principles of NZ IAS 17 [ŜŀǎŜǎΣ except where the
recognition exemptions were applied to short-term leases and leases of low-value assets. The liabilities were
measured at the present value of the remaining lease payments, discounted at a rate of 7.5%. This is an
estimated discount rate based on similar assets with similar tenure in proximity to the office premises. At 31
December 2018, a right-of-use asset of $1.9m and a corresponding lease liability of $2.2m has been
recognised.
Occupation right agreements confer the right to occupancy of a unit or serviced apartment and are
considered leases under NZ IFRS 16. On adoption of NZ IFRS 16, the Group has recognised an adjustment for
recognition of management fees relating to transfers from an independent living unit or apartment to
another independent living unit or apartment or a serviced apartment, deferring the management fees
historically recognised into later periods. Management fee revenue will continue to be recognised on a
straight-line basis in the statement of comprehensive income over the average expected length of stay of
residents. As a result, investment properties and deferred management fees have been impacted. 

The impact of the adoption of NZ IFRS 16 on the Group's consolidated balance sheet, consolidated statement
of comprehensive income and consolidated cash flow statement for those comparatives presented within the
interim group financial statements, including the opening balance sheet at 1 July 2017, are presented below.
The following tables show the adjustments recognised for each individual line item. Line items that were not
affected by the changes have not been included. 
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