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This approach considers the sales of similar or substitute properties and related marke! data,

and establishes a value estimate by adjustrments made for differences in factors that affect
value. In general, a property being valued is compared with sales of similar properties that
have been transacted in the open markel. Listings and offsrs may also be considered,

There is a dearth of recent recorded transactions of similar properties within Klang Valley. We
have identified and analysed the selected sales lransactions of shopping centres, and have
tabulated the details in the tables attached below:

Comp 2
Properfy / Ampang Waterfront {(In Arnpang) Pusal Perdagangan @ Pavilion Intermark
Location Ampang Bukit Jalil Jatan Tun Razak
Pelaling Bandar Kuala Lurnpur
Tenure Lol PT 15738 ( HS(D) 11540 ; Freehold Freehold
Freehold
Lol PT 24371 / HS(M) 25621;
Leasehold 99 Years Expiring On 17
Decamber 2088
{Unexpired Term = B8 Years)
Address Ampang Polnt Mall, Jalan Mamanda 101888, Persiaran Jalii Utama Infermark Mall, Jalan Tun Razak
3 Pusat Perdagangan @ Pavilion Jalan Tun Razak
Ampang Waterfront (Jin Ampang) Bukit Jalil
Title Details Lot 1 - HS{D)) 11540 (Utama), Lot Pl Geran, 75838 Geran, 75638
LEEE Hakmitik Muktamad, 101599, No. Strala, 20000(M1/B3/2),
Tunggal Tunggal, 43
Lot 2 - HS(M) 25621
(Berkaltan), Lol Pt 24371
Vendor Purpie Boulevard Berhad Bukit Jalil Development Sdn Bhd The Intermark Sdn Bhd
Purchaser Nadin Heldings Sdn Bhd Regal Path Sdn Bhd Amtrustee Berhad
Shars 5] (il 11
Transactlon R]M 200,000,000 RM 1,480,000,000 RM 160,000,000
Frice
Land Area 7,693,050 sm 113,900.000 sm 19,388.700 am
82,807 sf 1,226,008 sf 208,698 sf
Date of Sale 10 November 2020 28 May 2019 20 December 2015
[Time Elapsed] | 22 Months ] [40 Months | - | 81 Months ]
Net Lettable 25,581.710 sm 170,833.000 sm 20,903.801 sm
Area 275,359 &f 1,839,914 sf 225,014 sf
Neot Lettable RM 14,727.13 psm RM B8,658.35 pam AM 7,854.11 psm

Area Analys(s

RM 1,089.49 psf

RM 604.39 psf

“RM 711,07 psf

S

RM 1,089.49 psf

Remarks A B-storey shopping complex with a A block of retail mal with five (5} A siralified 6-storey shopping mall
basemenl car park (240 bays) levels of retail space and two (2) wilh 367 car park bays
excluding @ retail lols which were levels of basement parking (4,867
sold bays), a centralized green area
(3.89 acres), and supporiing
infrastructure
Analysas RM 11,727.13 psm RM B,658.26 psm RM 7,664.11 psm

RM 804,39 psf

RM 711.07 psf

Adjusted Values

RM1,116.72 psf

RM1,038.86 psf

RM1,066.60 psf

Sales Comparison of Shopping Malls {Comparable Transactions)
{Source: Jabatan Penilalan dan Perkhidmatan Harta (JPPH)} & Bursa Saham Annaunssmapts}

[ The remaining space is intentionally left blank ]
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Comparlson Approach

The ralionale for the adjusiments is explained below:

. hdlmﬁmw on Comparablee

[Comparabie 1

[comparable 2

ble 1

The salo look place in November 2020, we have
not made any adjustmant for this faclor because
happing malls weethered the pandemic by giving
rebales for a few months oaly. Companable is
airilar in size o the Subject Fraperty 1 end no
Isdjustments are wamanled, Compenble is of
teasehald lanure with unexpired lerm of 68 years,
basing on remaining lease perod en upward
adjustment is made. The Compareblo is siuaed
alang Ampeng Raad which is a batter localion and
wa make a dowmward adjustment lor this faclor. We
also make 8 downward asdjustment for befter

’Anummwhﬁnolsmhﬂw
improvemant in markel sentmarts from May 2010t
the period before the MCOs. Comparsble propedy
i 2 very lage mall baing almost 7.2 imes bigger for
[which an upward adjustment is made. Comparable is
IFreshald in neture and simiar to the Subject
|\Propesty 1. The general nelighbourhood is nol s
well developed as the Subjec Property 4 which Is @
proven up market location for which an upward
(adjustmanl is made. A downward wdjuslmenl Ts
mede for the Subject Property 1 comprising streta
lites whist the C is a koo standiny

No

laceasa, Subjedt Prapedy 1 will comprise of sbela
filea whilsl B C bls is a fea slanding
ehopping  complax  for which a  downward
|edjustment is made. For limited number of car
packs in the Comparabla an upward adjustment is
made.

pping i is are made for
access and  occupancy, bolh  enjoy  simifar
|advaninges. Ample end suficient car parking

is 28le ook place circa 2015 and undl 2019 there was
an increasing Wend. We have mede an upward
adjustment for this period. Comparable 15 simflar in size
lo the Subjec! Propery 1 and no adustments ane
warranted. Comparable is Freohold in nature and similar
lo he Subject Proparty 1 for which no adjusimenl is

Property 1is silualed in a suburban aea. Comperable
is & similer shalified shopping mall, hence, no
adjustmenl is made. Compaable has poor access o
enter and leava the shapping mall and we make an
upward adjustment for e better access of the Subject
Praperly 1. M the tme of sala this mall hod low
occupancy of only T4.0% wilh some tenl guarenize. An

|provisions are avallable and no are
made lor his lackor,

P il Is made for the poorer occupancy st
lne ime of sale. As the Comparable has inéded number
of car park bays en upward adjustment is mada.

Ratlonale for Adjustments (Commentary)

We use the comparison method as a secondary method. The dissimilaritias
between the malls are far too many. All three transactions are different and
possess challenges in view of the dissimilarities. However, the adjusted values lie
within a close range and between RM1,038.86 par square fool and RM1,118.72
per square foot. In our opinion, as explained in our comments, in the
determination of the Market Value of the Subject Property 1, the fair Market Value

is RM1,075.00 per square fool.

[ The remaining space is Intentionally lafl blank ]
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“RECONCILIATION OF VALUE.

Reconcliiation of Value  The valuations are summarised below:
Valuation by the Investment Method is RM 270,500,000,00/-
Vaiuation by the Comparison Method is RM 274,700,000.00/-
As explained above, we have adopted the valuation by the Invastmenl Method as the more
appropriate and primary method. This is because the actual rents passing and the expected
reversionary rents that can be obtained from the Subject Property 1 can readily be captured
and do reflect the current situation. Besides, there are other revenue sources that provide
additional revenua.
Wa have used the Comparison method as a secendary method. There are no similar curren|
shopping malls transacted data available. We had recourse to previously transacted data in
different locations that possess different characteristics and require varying adjuslments. As
stated above, the regional location of the comparable shopping malls pose some challenges
In adopling adjustments. The sales of these malls are also dafed. In view of the Issues related
to the adequacy of the adjusiments we have used the comparison method as a secondary
method in this valuation.
On the olher hand the Investiment method is based on the achieved and achievable cash from
the Subject Property 1. These maybe differant from other malls. We have axamined these
revenues and we find the revenues realistic as proven by the revenue growth of the mall since
its establishment,
We are of the opinien that the valuation by the Investment Method is the more appropriate
method to adopt in this valuation. Hence, the Markat Value of the 163 Retail Park in our opinion
is RM270,500,000,00/-.

(RINGGIT MALAYSIA: TWQ HUNDRED, SEVENTY MILLION AND FIVE HUNDRED

THOUSAND ONLY}).

Taking into consideration the above faclors, we therefore assess the Market Value of the freehold interest Subject Property
1 known as 163 Retail Park, erected upon part of a parcel of land identified as Lot No, 67384, Mukim of Batu, within the
District of Kuala Lumpur, State of Wilayah Persekutuan Kuala Lumpur, held under Title No, Geran Mukim 8842, with titled
land area of 21,076 square metres (226,860 square faet), bearing postal address 163 Retail Park, Jalan Kiara, Mont Kiara,
50480 Wilayah Parsekutuan Kuala Lumpur, and with a Certificate of Completion and wilh existing tenancies and free from
encumbrances as al the date of valuation, is at, RM270,500,000.00/-,

[RINGGIT MALAYSIA: TWO HUNDRED, SEVENTY MILLION AND FIVE HUNDRED THOUSAND OMNLY).
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SUBJECT PROPERTY 2

REPORT AND VALUATION OF A PARCEL OF COMMERGIAL LAND WITH A TWO (2) STOREY SHOPPING GENTRE KNOWHN AS
AEON SERI MANJUNG SHOPPING CENTRE, TOGETHER WITH CAR PARK BAYS LOGATED ON THE GROUND FLOOR AND
ROOFTOP LEVEL, IDENTIFIED AS PT 15074, MUK OF LUMUT, DISTRICT OF MANJUNG, STATE OF PERAK DARUL RIDZUAN,
HELD UNDER TITLE NUMBER HSD 34532

[ AEON SERI MANJUNG SHOPPING CENTRE, PUSAT PERNIAGAAN MANJUNG POINT il 32040 SERI MANJUNG, PERAK DARUL
RIDZUAN]

{HEREINAFTER COLLECTIVELY REFERRED TO AS THE "SUBJECT PROPERTY 2")

Identification of the The Subject Property 2 is a parcel of commercial land with a two (2) storey shopping cantre
Property known as AEON Seri Manjung Shopping Centre, together with car park bays located on the
ground fioor and rooflop level, identified as PT 15074, Mukim of Lumut, District of Manjung,
Stale ot Perak Darul Ridzuan, held under Title Number HSD 34532,
The Subject Properly 2's postal address is AEON Seri Manjung Shopping Centre, Pusat
Perniagaan Manjung Point Nll, 32040 Seri Manjung, Perak Darul Ridzuan, which is in
accordance to the Majlis Perbandaran Manjung's Tax Assessment Bill.

The property to be valued is hereinafter collectively referred to as the “Suhjesct Property 2"

Nete Our scopa of work for this valuation only focuses on the shopping eentre and the
land upon which it is built upon,

Date of Valuation The date of valuation for this exercise is 27 October 2022.

Particulars of the Title  Parliculars of the title are as follows:

- Summary of Title Particulars: -

Title Particulars PT 5074, Mukim of Lumut, within the Dislrict of Manjung, State of
Parak Darul Ridzuan, held under Title No. HS(D) 34532

Tenure Grant in parpetuity
‘;}tied Land Area - 122,405 square mefres
Surveyed Land Ama 122,405 square metres
Malay Reserve/Native Land Nil
_Quit Rent - RM242,362,00
Category of Land Use Bangunan
Express Condition(s) Pernfagaan - Bangunan Perniagaan
Restrictions-In-interest(s) Nl N
Registered Propristor(s) Kar Sin Berhad - 1/1 share {full share) .

Encumbrance(s) il

End " Mo. Perserahan: D0SC21881/2012, Gadafan Menjamin Wang Pokok
RelpEpRITeale) Oleh Kar Sin Borfiad kepada United Overspas Bank (Malaysfa] Bhd,
didafiarkan pada 21 Mel 2012

No. Perserahan: 005C21822/2012 Gadaian Menfamin Wang Pokok
Oleh Kar Sin Berhad kepada United Overseas Bank (Malaysia) Bhd,
didaffarkan pada 21 Mei 2012

No. Perserahan: 21893/2012 Gadaian Menfamin Wang Pokak Qieh
Kar Sin Berhad kepada Public Bank Berhad, didaliatian pada 21 Mei
2012 :

Wo. Perserafian; DOSCTI986/2013, Pafakan Selureh Tanan kepada
AEON CO. (M) BHD, bagi lempoh masa selama 10 tahun mulef dari
25 Februad 2011 dan berakhir pada 24 Febrari 2021, didaffarkan
pada 10 Mei 2013

Title Details (Source: Pejabat Tanah Dan Galian Negeri Perak)
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Bulit-up Area !
Gross Floor Area of
the Subject Property 2
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The Subject Property 2 is a shopping centre, situated within one of the most vibrant
davelopment belts of the Manjung District flanked by the Ipoh-Lumut Highway at the north and
the existing Jalan Lumut at the south. The shopping centre is known as AEON Seri Manjung.

The building Js construcled over two (2) levels and a roof top. AEON Ca. (M) Bhd ("AEON") is
the main tenant. An AEON subsidiary also occupies two major locations of the western end of
the building on both the ground and first floors. The remaining portions of the building, in two
lavels, camprise retail units, kiosks, and promotion spaces and push cart areas are |et to various
tenants. The retail units are occupied as retall and food & beverage outlets. The eastern portion
of first floor is occupied as a cinema. These levels also have common areas, such as
administration areas, (it [obbies, circulation areas and bathrooms/washrooms.

The building comprises !

ig:: 3 A depariment stare an the ground and First floor.

Zone B Retail units on the ground and first floor further divided to three (3) cours

Zone D on each floor, i.e, South Court, Cenlral Court, East Court and North Gourl.

Zone C A cinema on the first floor

Ground Fioor & Raoftop Approximately 2 582 units of car park lecalad on the ground floor and
rooflop level

AEON Seri Manjung shopping centre is constructed upon part of a 30.25-acre freehold land. It
is located within the prime commercial vicinlly of Pusat Perniagaan Manjung Peint 3 (alse
known as Manjung Point), and is sirategically nestled within the confluence of three (3) major
suburban conurbations of Seri Manjung, Sitiawan and Lumut, with a reasonably large
catchment population. It is surrounded by established developments such as the Pantai
Hospital Manjung, and commercial businesses such as McDonald’s & McCafe Serl Manjung.

Due it's unique nature within the vicinity of Manjung which is the district’s administrative centre,
a prominent tourist destination and rich maritime development centre, the Subject Property 2
offers a comprehensive and diverse selection of cafes, restaurants, departmental stores,
designer retail autlets, speciality outlels, etc which cater for a working class nsigbourhood,
hence, resulting In the shopping patterns and trends becoming more altractive and conducive
for them.

The Subject Property 2 has excellenl accessibility and high visibility generally. Traffic moving
in and out of (his part of the neigbourhoocd have access o the well-connected road networks In
the area.

Based on lhe Approved Building Plans bearing Majlis Parbandaran Manjung's Approval
Reference No. MPM 01/03/24/24/2011/3, dated 19 October 2012 provided to us by the Client,
the Subject Property 2 has an overall Gross Floor Area (GFA) is 63,320 square melres (681,570
square feet), Of Ihis, the sales and letlable area is 39,755 square metres (427,919 square feet).

A breakdown of the development; level by level and Floor Area (NFA) are as follows:

BUILDING USE BY LEVEL
Use d Floor
Ground Floor (squara metres) | First Floor (vquere matraa) | Roal {squate metres)|

Salas Area 7184 7825 -
Rentablo Ares 10225 8,760 33m
Toilet{Malo & Fomalo) 744 733 -
Surau (Malo & Female) 169 240 =
M&E Room & Pump Houso 1569 1704 1,406
[Back of House (BOH) 1,118 1,106 -
Food Court & Wash Aroa Arcna - 137 -
Cireut 6428 5650 1802
Nott Floor Area 28,337 28,601 5382
|Overall Nett Floor Arca 63320

Subject Property 2's Floor Area (Source: Approved Bullding Plan Provided by Client(s})

Note : The ahove areas are extracted from the Approved Bullding Plans (Architect Plans)
provided Lo us by the clients. It must be noted that the terminology referred to by
the Architect as Net Floor Arca !s really gross area as It includes areas which will
normally be excluded from a net floor area computations.
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'DESCRIPTION OF THE SUBJEGT PROPERTY 2 (Cont'd)

Net Lettable Area of We have recomputed the net lettable area from the above lable and Included the areas
the Subject Property 2 mentioned as Sales Area, Rentable Area and Food Court Area on all the floors. The net leltable
area, as computed, Is as follows:

“*Location - | Nett Floor Area (Squara Metre) | Nett Floor Area (Square Faot)
Ground Floor 17,409 187,309
First Floor 19,072 205,269
Roof 3274 35,241
Tolal 39,755 427818

Sublect Property 2's Nett Lettable Area (Source: Approved Bullding Plan Provided by Client(s))

Nota g For the purposes of this valuation we will include the lettable area on the Roof Top
as provided by the Architect and hence the net lettable area will be 39,758 square
meters (427,919 square feet).

Occupancy Status The Subject Property 2 is feased to a single tenant AEON Co (M) Sdn Bhd.

Age of Building The Subject Properly 2 is appreximately 9 years and 9 months of age from the data of the
Certificate of Fitness for Oceupation baing issued.

State of Repair The Subject Property 2 has been well maintained and has been generally in goed condition
and good state of decorative repair at the time of inspection
During our inspection of reasonable accessibie portions of the building, the improvements
appear to be in excellent condition having regard to age and use.

Planning The Subject Properly 2 is designated for commercial use as per the Express Condilion in the
Document of Title,

Tenancy Profile The whole of this shopping centre has been leased to AEON Co (M} Bhd for a lease of 10
years, commencing from 4 December 2012,

Pursuant to the Agreement to Lease dated 15th February 2011, along with the Lease

Agreement (“Lease Agreement’) dated 9 May 2013, belween Kar Sin Berhad (the Lessor) of

the ane part and AEON Co. (M) Bhd (the Lesses), of the other part {"Lease Agreement’), we

note that the key salient terms and conditions are as follows;

Demised Premlses Freehold land held under HSD 34532, PT 15074, Mukim of Lumul, District
of Manjung, Stale of Perak Darul Ridzuan, measuring approximately
122,405 square melres {“Shopplag Cenire Land").

Term The Lessor has agreed (o lease and the Lessee has agreed to accept lhe
jease of the Demised Premises for an Inilial period of ten (10} years
commencing upon the lerms and conditions conlained thereln,

Lease Commencemant The commencemenl dale of the lease as agreed under ihe Lease
Date Agreement is on 4 December 2012, '
Maonthly Rental Under the Lease Agreement:

»  The Lessee shall pay the Lessor a yearly rent of RiMS,457,000,00
calculated based on 7% against the Provisicnal Tatal Development
Cos{ of RM135,100,000.00 per annum, for Ihe first ten (10) years
from the commencement date; '

»  The monthly rent of RM7B8,083.33 per month is to be pald for the
first ten (10) years from the commencement date. In any event the
rent shall be adjusled and confirmed upon the finaltzation of the
Actual Total Developmenl Cosl. ' '

VPC ALLIANGE (KAJANG) SDN. BHD. Page | 17
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ON.OF THE SUBJECT PROBERTY:2/(Cont d)

Tenancy Profile | TenancyiProfilelPdrticulars{Contld)
(Cont'd)

Monthly Rental {Cont'd) In addition, the lease can be renswed for three (3) five (5) year lerms after
the expiry of the initial 10 year lease. The lease “shall be reviewed alter the
initial term of ten (10} years and subsequently every five (5) years al or not
more than the rate of ten percent (10%) of the las! rent payable at the 11™,

16" and 21* year of the lease or renewal of the lease, as (he case may be".

Other Relevant Term(s) . The Lessor shall be liable for the payment of Quit Rent, Assessment,
and Insurance of fhe building.

. The Lessor is also responsible for refurbishment of the building,
replacemenl of the M&E parts of the complex, upkeep &
maintenance of the complex, repainting of the external wall and
maintaining the waterprooling syatem at Ihe roof top,

[ The Lessee/Chigl Tenanl will be responaible for all internal repairs
and mainlenance and the Lessor will be responsible for extemal
repairs and mainianance subject to mutually agreed works.

The chleftenant, AEON Co, (M) Bhd, has in-turn let the various units within the shopping centre
to various tenants, The range of tenancies comprise well known and established brands in
Malaysia. A related company is the major anchaor tenant. In particular the food and beverage
operators of well-known brands are all here. The individual lettings to the other stores are within
the management and control of the lessee The service charges and maintenance works are
managed by the chief tenant.

Apart from the anchor fenants, the tenant mix comprises mostly of local and foreign brand
oullets. The breakdown and composition of tenant mix by category are as follows:

‘: wn-; ) | Robsd Tewta by Cobegeey
| v P e (RSN
| N d rmﬁ:m 1 f 1 !
‘::,"" s ! s [l 2
1 E Sardues & Erllir et Teeny _ °
[ Iy =L oo
Pavwigores Tonad |
: - — T
| FLOTeant "
| - scenzentiner NN
—— e | oo A -
Percentage of Tenancy Mix by Category Total Tenants by Category
{Source: Tenancy List Provided by AEON Seri {Source: Tenancy List Provided by AEON Seri
Manjung Management) Manjung Management)
i Tetal et by Fear |  teneecetopey by o
| i
! . :
i §
! -
i [
| |
f o
" ]
{ ancermann Tonard ety Thran
. | et | Biaawwsd Tt mA1IRER ke
o * n |
Total Tenants by Floor Tenant Category by Floor.
(Source: Tenancy List Provided by AEON Ser| (Source; Tenancy List Provided by AEON Serl
Manjung Management) Manjung Management)
Note : There are tenants which occupy units adjacent to each other; which we have

conhsldered as individual units for categorization purposes.

[ The remaining space is intentionally left blank ]
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The following are the consideration for the determination of the Market Value of the Subject Property 2.

Valuation Methodology  Two approaches to valuation have been adopted namely the [ncome Approach and tha
Comparison Approach.

Income Approach by This shopping complex or mall is being held as an investimenl property for the income
Investment Method generating ability of the mall. It was completed circa late 2011, Mall operations begun in 2012
and since then the mall has gained sufficient demand from branded tenants and shoppers alike.

We have resorted to the traditional investment method. This is because the shopping complex
has been leased to a single tanant for an initial ten (10) ysars and for a further three (3) terms
of five {5) years each. The best method to carry out this valuation ie by the Traditional
Investmant Method using the All Risks Yield (ARY) capitalisalion method. In this method, the
net rents are capitalised to arrive at the market value. We consider this method to be the more
reliable method as it is the more prevalent method in practice. We have adopted to use the
terrm and reversion capitalisation to value the shopping mall.

In this mathod we have to determine the market rent of the Subject Property 2 and deduct all
service charges and outgeings. The net rent is then capitalised by a market derived vield after
allowing for voids.

Term Gross RM24,08 per square foot per annum (or RM2.01 per square foot per
Rents month).
Note This Is mainly based on the following factor(s):

The gross rent for this property as agreed in the lease is
RM9,467,000.00 per annum. The Lessor bears costs of quit
rent, assessmant, insurance and the external repairs, The
current rentis the contractual rent in the lease agreement. This
is RM24.08 per square foot per anpum, Upon the renewal of the
firgt ten years, the now rent shall not be more than ten percent
maore than the previous rent.

These rents are contractual rents in accordance with the lease lerms.
Hence for tem renewals, the rents as derived above will be usaed in the
valuatlon. The term rents for the lzase will be as follows:

LEASE RENTS IN ACCORDANCENWTH THE LEASE AGREEMENT
Term  Commencement Bxply  Years  GrosaRentPA Gross RentPN
CurenlTern  4Decd2 3D 0% AWM RM201
FifRenewdl ~ 4Dec??  3Dec?l 600 RMZ49 RM221
SecondRenewal  4Decdl  3Decd 500 RMAOM RM243
ThidRenewsl  40ecd?  30ecd7 500 RM3Z05 RM267
Reerslon 40ec 37 Pempehily  RM3205 RM267

Lease Rents and Revisions
{Source: VPC Alliance (Kajang) Sdn Bhd & Clients)

Reversjonary Adopted RM32.05 per equare foot per annum.

Gross Rents Nete :  Tha lease has thres (3) renewals based on 5 year renawals with
increase In rents capped at 10% of the previous rent. In practice
under the Investment Method, the reversionary rent Is taken to be
the market rent. The current rent under the lease Is RM24.08 per
square foot per annum for term. Hence, for the first renewal the
rent will be RM26.49 per square fool per annum, for the second
renawal RMZ9.14 per square foot per annum and for the third
renewal RM32.05 per square foot per annum. Tha market rent as
discussed below Indicata rents ranging from RM33.12 to 33.36 par
square foot per annum foot per annum. As the third renewal rent
is RM32.05 per square foot per annum and Is close to the market
ranl, we have also adopted the same rent (i.e. RM32.05 per square
foot per annum) for the reversionary rent to perpetuity.
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Reversionary
Gross Rents

Comparables for Estimating Gross Rents.

{ COMPARATIVE RENTS FROM OTHER MALLS
Delalls CGomperable 1 Comparabie 2 yparable 3
Swruhanjaya Sakurdi Malaysia (3C)/
Source Bursa Malaysia Securiies Berhad Jahatan Penllaian & Parkhidmatan Harta | Bursa Malaysia Company Announcement
: (JPPH)
Bullding Name AEON Mall Kinla City Shopping Cenlre KIP Mall Bangi Mydin Hypermarkel Bukil Mertajam
2, Jalan Teh Lian Swee, Taman lpoh No. 1, Jalan Madan Bangl, Mydin Hypermarket Mydin Mall
Addrass Salatan, 31400 {poh, Perak Danil Ridzuan 43650 Bandar Baru Bangi
3 slorey shopping mall comprising o2 | 5 siorey shapping canira wih 0 (1) lsvel| 3 slorey shapping mal, oach floor W a |
Iavels of retail lots, cna (1) level of car park|  of mezzanine foor and wo (2) levels of | Mezzaning floor logather with 1,242 car
Proporty Description and cinema, and one [1) leval of car park basemant car park parking bays and 1,236 motor cycla bays.
and baling alley al the roof lop.
Leasehaid 99 Years
Tenure Froshold - Expiring on 14 July 2003 Freghold
{Unexpired Torm of 7B ysars)
Land Area 848,310 92817 550,000
260,674
[Net Lettabie Area (eq. feet) 530,181 {Oblained from CERE Valugtion Certiicats 536,507
in PO Frospecius datad 1 March 2016)
Landasen Primamaju Sdn Bhd .
: ndor Kinta City Sdn. Bhd. (Rogi Owner) Mydin Wholesale Cash & Carry Sdn Bhd
i Pacific Trusiees Bethad :
!’uu'.hlnr (a3 trustes for and on behallof KIP REIT) Pacific Truslees Berhad AmFirst Real Estate Invesimant Trus!
Date of Transactions 3011112018 11312016 15112015
Period Lapied 376 8.51 7.39
IPrice Conslderation 200,000,000 130,000,000 250,000,000
[Rent af Tims of Purchase (Par An 17,177 BG4 3.00 16,750,000 |
l_um_gahm Par Annum) 1,654,185 1.2 Tripl Nat
Nef Rent (R Per Annum) 15,623,700 20
Gross Rent (RM PSF Per Manth 2.70 252
Analysls (RM PSF) 302.32 499.18 486.00
Nel Rent | 2w (Renls were giveninps) | 2.70 | 252
Adjusied Renls | 2ve [ 218 | 2m
Comparative Rents from Other Malls
Reversionary | The rants of the comparable shepping centres were adjusted for
Gross Rents differences in lpcation size, positioning and other relevant properly
(cont'd) malters and the adjusted values range from RM33.12 per square foot per
annum (RM2.76 per square foot per maonth) to RM33.36 per square foo!
per annum (RM2.78 psr square fool par month).
C ntary on Comparable Rents
Comparable 1 Comparabla 2 Comparable 3

upwasd adjustment is made for time dference,
|after taking into consideration the pandemic years
The [poh AEON Mall is in a better and bigger
catchment area being within the Ipoh City. We have
alfowed a downwerd adjustment for this faclor, There
is only a small difference in size and we allow no
adjustment Subject Mallis long & highway and
provides betler exposure and frontage for a small
upward adjusiment is added. For similar renl
amangement no adjustment is made.

upward adjustment is made lor ime diffierence,
after taking Into consideralion the pandemic years
The Bangi Mall is situaled in the larger conurbabion of
Kajang and Bandar Bau Bangi end in our opinion this
s & posilive advantage for lhe Bangi Mall, We allowa
|downward adjustmenl for (his factor, The Bangi Kip {
Mall is smaller in size ond ia far mare compact for
which a downward adjustment is given, Subject Mall is
along o highway and provides belier exposure end
fronlage for which an upward adjusiment is made. The
rent used is net rent but the Subject Property 2is
subjact fo payment of annual rent, insurance and
assessment for which en upward adjusiment is made.

|An upward adjustment is made lor ime difference,
‘affer lnking inlo consideralion the pandemic years The
Mydin Mall Bukit Merlajam s in & similar lownship and
similar catchment area being within the Buxi
Mertajam and Seberang Perai localily for which no
adjuslment is made. Theye Is only a small differenca in
sz and no adjustmenl is made. Subject Mall is along
whighway and provides better exposure and fronlage
and an upward adjusimentis made for this faclor,
Similar rent amzngement,

Rationale for Adjustments (Commantary)

[ The remaining space Is intentionally left blank ]
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| Summary of Parameers (Contd)

The adjusted renis vary from RM33.12 per square foot per annum
(RM2.76 per square foot per month) to RM33.36 per square foot per
annum (RM2.78 par square foot per month). Rents for ragional malls in
different locations tend to be within the range of RM30.00 per square
foot per annum (RM2.50 per square foot per month) to RM40.00 par
squars foot per annum (RM3.33 per square foot per month) depending
on location, size of mall, lype of tenancies, frontage and positioning.
The adjusiments based on AEON Kinta Mall Is preferrad owing fo the
geographical location of the mall, the size and the similarities in the
leasing arrangements. The analysis is based on gross rent to compare
with the Subject Property 2. For this valuation we have adopted a
conservative RM32.05 per square foot per annum (or RM2.67 per
square fool per month) to further reflect the limited catchment as weil
as the compelition of Lotus's nearby. In addition, this adopted rent is
supported by the agreed 10% increase for every quinguennial revision
of the rent.

Reversionary
Gross Rents
(cont'd)

Outgoings Under the lease all expenses in managing the shopping cenlre are
borne by the tenant. The Landlord bears the expenses of outgoings that
include rates or assessmenl levied by the local authorities, the annual
rent, and insurance for the building. In addition as the Landlord is liable
for the struclure, we have allowed a 5% of the gross rents for external
repairs. We set out the amounts below:
L T OUTQOINGS - i s
Insurance R108,374.86
Quit Rent 1M242,362.00
Assessment RM688,077.60
Mainfenance and Repairs ~ 5.0% RM472,850.00
Total RM1,611,664.46

Rationale for Adjustments {Commentary)

l Mote - This is mainly based on the following factors i.e. the payments
I for Quit Rent, A t, and e ara actual amounts

and to be paid by the Landlord, the Landiord is also
responsible for external repairs and to date has not incurred
any costs over the past 3 years. The chief tenant is responsible
for internal repairs and operating expenses as part of the
Lease Agreement. For the renewal periods we have increased
the outgoings cost by 5% for vach of the five year terms.

Term 6.00% for the yield or capitalization rate,

Capitalisation The Subject Property 2 is a regional shopping centre and the yields for
Rates or Yields | (aqional shopping centres range from 6% to 7.0% generally. For the
term, we have adopted 6.00% yield to reflect the ralatively more secure
rents under the renewal clauses which are still below the market rents.
For the first and second reversions: 6.00% yield or capitalizalion rate
for the same reason,

[ The remaining space is intenlionally left blank )
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VIELDS FROM BHOPPING MALLS
Detalls Comparable 1 Comparable 2 Comparable 3
Suruhsnjaya Bakwit Malaysie (3C) /
Source Bursa Malaysia Secu ifas Barhad Jabatan Pendalan & Perkhidmalan Harla Buras M ia
(IPPH)
Bullding Name AEON Mall Kinta City Shopping Cantre KPP Mall Bangl Mydin Hyparmarke! Buldl Mortalsm
2, Jaten Tah Linn Swaa, Taman [poh Solatan, No. 1, Jalan Medan Bangi, 2
Addrase 31400 lpah, Parek Darul Ridzuan 43650 Bandar Baiu Bangl Mydin Hyporrmarkni Mycin aal
g % ﬁ’z"ﬂﬂl‘ :"'m'“,'::“mw“f"‘o“:"f:: :‘:” 5 slorey shopping canlre wih ona (1) favel of | 3 storey shopping mall, aach foor with @
Properly Descripilon cinama, and ons (1 mgzzanine foor and o (2) levals of basement|  Mezzanine loor logether with 1,242 car
) bovol of car park and ok b nd 1236 v
Lowling alley &l the ool op Gl parking bays = rioRer oyrs bays
Lanschold 98 Year - Expiring on 14 July 2093
Tenure Frashoid {Unexpired Term of 78 yagrs) Fraehold
Land Ares 848,310 82,817 550,009
760,420 B
L ";:;"':’;f"' 530,101 (Obkained fram CBRE Valuslion Certificats 8nd 538,507
3 Annual Ropoi)
Vandor Kinla City Bdn Bhd Lendasan Pdmamaju Sdn Bhd Mydin Wholesale Cash & Carry 8dn Bhd
Pacific Trusisas Barhad "
Purchaser {as trustoa for aind on behall of KIP REIT) Foacific Trusiees Bathad AmFisl Real Eatale Invastmant Trust
Datw of Transactions 3001 172048 AN 2015 15472015
Prica Id 200,000,000 130,000,000 250,000,000
‘Rant at Time of 17477864 12460341 18,250,000
] Oulgolngs 1,654,185 4,031,441 Tripin Net
' NetHent 16,523,700 B.437 000
Yield (%) Valuad el 6.50% & 7.00% 8.50% 0.50%
ls (RM PSF) 392,32 499 18 486,00
Yield Rate [ e500% | 85005 [ 8.800%
Adjustad Rate | 8.375% | B3rs% | B.125%
Yields from Shopping Malls
Capitalisation Wa have made adjustments to the yields used in the comparable
Rates or Yields properties and our adjusted yields range from 6.125% 1o 6.375%. The
(cont'd) adjustment rationales are set below:
Commeanis on Adjustments
Comparable 1 Comparable 2 Comparable 3

The comparatively beter locafion of the Azon
Kinls places il in a more atiractive siluation pnd
we have sliowed for an upward adjusimeni lo
reflect the fisks associated with location of the
Subject Properly 2. For {enure we make no
adjusiments The renl lease is on same terms but
the oufgoings for the comparable eppear lo be
higher per square foot. For this reasan we have
allowed for 2 downward adjustmenl The
Comparabla is bigger than the Subject Property 2
in terms of net leftable area, for which we have
made 8 downward adjusiment The level of renls
being charged is high compared 1o the level of
rents for the Subject Propery 2 and we reflect this
l!irmkim adownward.

The comparatively betler localion of the Kip Mall
Bangi places il in a mare allractive situation and
we have allowed for an upward lo reflect the risks
assoclaled with location of the Subject Property 2.
The Comparable is held on a feasehald (e whilst
the Subject Property 2 is freehold. For this factor
lwe hawe made a downward adjustment The

The comparafively beller location of the Subject
Propery 2 places & in & more attractive aitualion
and we have silowed for an upward adjusiment
lo reflect the risks associated wilh localion, The
tenures are similar. The comparable Is lel on a
similar biple net rem based lease The
Ce ble ia bigger than the Subjecl Property

llenancies wilhin the meall are managed by the
mall operator and places nsks an senices

2 in lems of net leftable area and we have made
a downward adjustmenl We teke note thal the
Jevel of renls being charged Is high compared lo

charges and oulgoings. The Subject Propery 2is
on nel renl basis which is advanlage for the
bject Properdy 2 lor which we make a

downward adjuslmenl. The Comparable is
smaller than the Subject Properfy 2 in terms of net
leftable area for which we have made an upward

Jadju.'-!ment

the level of rents for the Subject Property 2 and
have d adjustment for this
facior.

m o o

¥)

Rationale for Adjustments (Co

The tenant is very secure being a public listed company with several
stores nalionwide. The tenant has strong credentials in terms of
security and liquidity. As the initial rents are low and the first reversion
to a § year term will still be below market rent, the yield rate to be
adopled has lo reflect this level of securily, The rents for the Subject
Property 2 were fixed almost ten (10) years ago. Basing on the lease
terms with rents capped at not more than 10% of the last renl, even
|_fﬂ°" the third revision, the rents will be below the market ren!.

Discussion on
Capitalisation
Rates (Yields)
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Discussion on
Capitalisation
Rates (Yields)
{Cont'd)

| be too high for this properly.6.50% for the yield or capitalization rate.

Hence, the securily created by these secure rents has been
considered in the adjustments for reversionary yields. General yislds
or capitalisation rates used in the industry to valuing shopping malls
and shopping centres have been between 6.00% for current markst
rents and 7.00%. Where the rents appear to be more positive and by
way of sale and leaseback arrangemenls, and reversionary
capitalisation rale has been 6.5%.

Further to this, a raview of the Annual Reports of REITS for the year
2021 show that the industry yields for shopping malls range between
5.85% and 7.25%. We have benchmarked selected derivation of
adjusted vylelds from three comparable shopping malls and
hypermarkets. We note that the adjusied derived yields range
belween 6.126% and 6.375%. However, the Manjung location being
somewhal less populated than the Ipoh City area, we have taken the
market yleids lo be 6.50%. Another reason is that within the immediate
neighbourhood here is the Lotus's as well as numerous traditional
terraced shops, which provide strong competition for trade and
shopping, We also take note that the country and the world have
recovered from lhe Covid-19 pandemic and are now on the road to
racovery. The rents are also revised every five (5) years and hence
there is stability and securily in the rants. Hence, a 7.00% yield would

Reversion
Capitalisation
Rates or Yields

6.50% for the capltalisation of the revarsionary rent.

As per the above, reversion to market rent will be at RM32.05 per
sauare foot per annum and within the range of derived market rents. .
We have taken note that the rent is sustainable, as such, for the
capitalisation of the reversionary rents we have adopled 6.50% to
reflect the relative difference in the current rents and the fulure

rents.

Volds

Allowed 5% for voids for the reversion.

Note @ This is because although there is no need 1o allow for
volds bacause the whole of the premises has been let to
a single tenant and any veoids within the shopping centre
will Be borne by the chief tenant/Lessee (i.e. AEON Serl
Manjung), however, upon the expiry of the lease after the
third renewal, there may be a void period. We take note
that this voids factor is to cover for the period of vacancy
and negolialion te find a new tenanl, The comparable
ylelds that are used do reflect a veid period, hence to be
al par, we havo also allowed for voids. e

Car Park Revenue

The lease for the Subject Property 2 includes surface car parking as
well as parking on the roof lop. No extra charges or renls for the car
park. This is mainly because all revenue from, and maintenance of
the car parks belong to the lessee. (i.e. as the Chief Tenant),

Market Value by Based on the investment Method using the traditional ARY method, the value derived from
Investment Method the Investment Method Is RM162,000,000.00/-, g

(RINGGIT MALAYSIA: ONE HUNDRED AND FIFTY TWO MILLION O_NL\_’].

[ The remaining space is intentionally lefi blank ]
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GOMPARISON APPROACH

Comparison Approach  This approach considers the sales of similar or substitute properiies and related market data,
and establishes a value estimate by adjustments mada for differances in factors that affect
value. In general, a property being valued is compared with sales of similar properties Lhal
have been transacted in tha open market. Listings and offers may also be considered.

There has been a dearth of recently transacted shopping malls in Perak. The main reason was
the lack of investment interest for such malls due to Covid-19. There are some past
transactions, notably those that were acquired by real estate investment trusts. We have
selected three of the available transactions and preduce them below. These malls are Lotus’s
Hypermarket Kajang, Mydin Hypermarket in Ipoh and AEON Shopping Mall in Cheras. The
prices paid for these malls wers RM389.50 per square fool, RM392.32 per square foot and
RM387.80 per square foot raspectively. We fabulate the sales data delails in the tables
altached below:

I'.I'Jari_u_zt'\failu.n-!.iﬁn via Comparison Method

Comparabla 1 ; .. Comparable 2 Comparable 3

Property / Lolus's Kajang AEON Mall Kinta City Shopping AEON Mahkota Cheras Shopping
Location Centre Centre
Tanure Freehold Freehold Freehold —l
Address Lol 72421, Lolus's Kajang, Persiran 2, Jalan Teh Lean Swee, Taman Plot 85919, Jalan Temmenggung
Saujana Impian Ipoh Selatan, 31400 Ipoh, Perak 2119, Persiaran Mahkota Cheras 1,
| Bandar Mahkola Gheras, Cheras
Razak
Jalan Tun Razak
Title Details PT 72421, 5D 142607, Lot 320549, Geran 72619, Lot 55919, HSD 142740,
Bandar Kajang Seksyen 8, Mukim Hulu Kinta, Mukim Cheras,
District of Hulu Langat, District of Kinta, District of Ulu Langat,
State of Selangor Darul Ehsan State of Perak Darul Ridzuan Stale of Selangor Darul Ehsan
Vendor PNBC Permodalan Harta Sdn Bhd Kinta City Scn Bhd AEON Co. (M) Bhd
Purchaser Amanahraya Trusless Berhad Pacific Trustees Berhad, Foremost Wealth Management
Sebagai Pemegang Amanah KPD {(Acting in its capacity as lustee for Sdn Bhd
and an behalf of KIP REIT)
Share i h1A| L1
Transaclion RM 79,800,000.00 RM 208,000,000.00 RM 87,800,000.00
Price
Land Area 30,121.00 sm 60,23000 sm 28,328.00 sm
324,219 sf 648,310 of 304,020 sf
Date of Sale 24 September 2021 30 November 2018 28 June 2017
[Time Elapsed] { 12 Months ] { 45 Months | | 81 Months )
Net Lettable 18,580 sm 49,25543 sm 20,328 sm
Area approximately 200,000 sf 630,181 sf 218,800 sf
[ Het Lettable RM 4,300.18 psm RM 4 222.88 psm RM 4,279.73 psm
Araa Analysis RM 399.50 psf RM 392,32 psf RM 387,80 psf
r—Remarks A two (2) storey shopping cenlre A three (3] sterey shapping rmall [ Atwo (2) storey shopping centre
compiises wa (2} levels ¢of retails
lots, one (1) level of car park and
cinema, and ane (1) level of car park
and bowling alley al the roof top
Analysis RM 4,300.18 psm RM 4,222.89 psm RM 4,279.73 psm
RM 399.80 psf RM 392.32 psf RM 297.80 psf
_Ad]ustad Value RM 347.57 psf RM 357.01 psf RM 366.67psf
Analysis
Sales Comparison of Shopping Malls (Comparable Transactions)
(Source: Jabatan Penilalan dan Porkhidmatan Harta (JPPH)) & Bursa Saham Announcements)
Fage | 24
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Adjusted Values

We have made adjustmenls to the sale per square foot of thesa malls, using our
professional Judgement based on distinguishing parameters that identify
dissimilarities between the malls and the Subject Property 2. The rationala for

adjustments are as balow:

Comments on the Adjustmenta
Comparable { |comparable 2 Comparable 3
In in prices of | shopping centres have |This ssle was in Movember 2018, As explained the |On the same basis this ale was in 2017 and we

bean dl a lower ralo than shopping cantres in more
uibanised city cantres. In view of 1he recent sale we
have nol allowed any ndjustment for tme faclor. The
Comparable is built on two loors and a large portion of
he ground foor represents covared car parks. The
lettable space Is a emall potion on the ground fioor
and the whaole of tha first floor. The Subjact Propedy 2
is bwa times bigger and for this we ailow a downward
adjustment. |n terms of lonure they ere similar. The
{Comparable Propaty is Jocaled in a betise lacaity,
\haretors, & o

increase for tegional shopping cenfres is al a lower
rale. We have recogrised the ralher stagnant period
for tha psndemic peiod and sdopled an upward
adjustment is eliowad. Comparsble is 530,181
square fesl It is slighlly smaller and we do nol
make any adjustments for this size faclor. In lems of
tanure fhey are similar. Comparable is siluated in
pah lown. lpah is & bigger ety wil 0 very laige
population. & has lhersfore, o larger catchment
poj and more affordable purchasing power.
A d d adjustment for Wis factor is laken.

3 d adjustment I3 taken. Comparah)
Property hes good access from the roads leeding to i
and 18 simiar to the Subjec Propety 2. The
Comparable Propery is reclangular in shape. We do
nat meke any adjustments because the lend size is
bigger and there is no disadvantage bacause of

Comparsble Properly has good eccess from the
roads lsading fo i end no adjustments are made.
(The C bte Property is rectangular in shape.
We do nat make any adjusiments because the land
wize i bigger and thore is no disadvanlage

have laken an upward adjusiment. The Comparablp
is a shopping mall on two foors. The Subject
Praperty 2 is bwo imes bigper than the Comperable
Property for which we aflow a downward adjustmenl
for size. In loms of lenure thoy are similar. The

O blo Propery is in a betler localiy then the

Subjecl Praperty 2 because of lhe larger calchment
lhat it serves. Hence s downward adjustment is
en. Comparable Properly has good access from
& mads leading to it and hence no sdiustments are
made. The Comparable Propedy is reclangular in
shope. We do not make eny sdjustments because
tha land size Is bigger and there i8 no dizadveniage
because of shape

shaps,

becausa of shape.

Commentary on the Comparable
Transactions

Ratlonale for Adjustments (Commentary)

The adjusted valuas are RM347.57 per squarae foot, RM357.01 per square foot and
RM366.67 per square fool respectively for the Lotus's Hypermarket Kajang, Mydin
Hypermarket in Ipah and AEON Shopping Mall in Cheras, respectively.

We use the comparison method as a secondary method. The dissimilarities
belween the malls are far too many. All three lransactions are different and possess
challenges in view of the dissimilarities. However, the adjusted values lle within a
close range batween RM347.57 per square foot and RM366.67 per square fool. in
our apinion, in the determination of the Market Value of lhe Subject Property 2, a
fair Market Value is RM357.00 per square foot. We lake note that Comparable 2 is
a sale within the state of Perak and somewhat similar in size too. The adjusted
value of this Comparable 2 is a better comparison even though the sale was in
November 2018. Comparable 1 is a recent lransaclion of shopping centre located
in Kajang which is a better locality then the Subject Property 2 bul it is somewhat
smaller and is located in Bangl. The comparable 3 is sltuated in Bandar Mahkta
Cheras and sold in June 2017. It is also smaller in size. These adjusted values
support the market value of the Subject Property 2 at RM357.00 per square fool.
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Reconciliation of Value by
the Comparison Approach

Reconciliation of Value

SECONLATON O ALUE BY THE CONPARS0N APPROAG

The market for shopping complexes are relatively location based adhering to
accessibility and complementary situations and usage. Access is another primary
concern as most shoppers in Malaysia are car vwners and cars are seen as {he best
means to reach the malls. Another growing factor in the Industry is branding and the
number of trade brands that are altracted to the mall. Branded tenants lend to move
into malls with beiter location, beller calchment areas which lend to be situated in
convenience locations for the upper-end markel. As explained thera has been a dearlh
of shopping mall transaclions in general. We take note that there were no similar
shopping malls sold in the immediate localily. We have used sales of generic multi-
lenanied shopping complaxes to arrive at the Market Value of the Subject Properfy 2.
Having taken into consideration all the relevant factors, we have made necessary and
adequate adjustments to the sales of these shopping complexas, as explained In detail
above.

Of the three comparables thal hava been adjusted we find all three comparables have
each varying differences. We therefore, while acknowledging the adjusted values, take
note of the large land area and small size of the mall, with its attraction of branded
tenants, as well as the large number of car parking bays available and the immediate
catchment area, adopted a value that is within the range of the adjusted values which
appears fair fo us as the Market Value of the Subject Property 2. We are of the opinion
that the adjusted value derived from the Comparable 2 provides a better comparison
and that the Subject Property 2 can be valued at RM357.00 per square fool, The
Market Value of the Subject Property 2 based on this Is RM153,000,000.00/-.

(RINGGIT MALAYSIA: ONE HUNDRED AND FIFTY THREE MILLION ONLY).

The valualions are summarised below:

Valuation by the Investment Methad is Rn152,000,000.00/-
Valuation by the Comparison Method is RM153,000,000.00/-

As explained ehove, we have adopted the valuation by the invesiment Method as the
mare appropriate and primary method. This is because the actual rents passing and the
expected reversionary rents that can be obtainad from the Subject Property 2 can readily
captures and do reflect the current situation. Besides there are other revenue sources
thal provide additional revenue.

Wa have used the Comparison method as a secondary method, There are no similar
current shopping malls transacted dats available. We had recourse to previously
transacted data in different locations thal are possess different characteristics and
require varying adjusiments. As stated above, the regional localion of the comparable
shopping malls pose some challenges in adopting adjustments. The sales of these malls
are also dated. In view of the issues related fo tha adequacy of the adjustments we have
used the comparison method as a secondary method in this valuation.

On the other hand the Investment method is based on the achieved and achievable rents
from the Subject Property 2. These maybe differant from other malls. We have examined
this rent and we find the rents realistic as proven by the comparable rents of other similar
malls. '

We are of the opinion thal the valuation by the Invesimenl Method is the more
appropriate method to adopt in this valuation. Hence, the Market Value of the AEON Seri
Manjung in our opinion is RM152,000,000.004-, ; '

(RINGGIT MALAYSIA: ONE HUNDRED AND FIFTY TWO MILLION ONLY).
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Taking into consideration the abave factors, we therefore assess the Market Value of the freehold interest Subject Property
2 known as a parcel of commercial land with a two (2) storey shopping centre known as AEON Seri Manjung Shopping
Centre, together with car park bays located on the ground fioor and rooftop level, Identified as PT 15074, Mukim of Lumut,
District of Manjung, State of Perak Darul Ridzuan, held under Title Number HSD 34532, with titled land area of 122,405
square metres (1,317,555 square feet), bearing postal address AEON Seri Manjung Shopping Cenlre, Pusat Perniagaan
Manjung Point [, 32040 Seri Manjung, Perak Damnl Ridzuan, and with a Certificate of Complstion and with vacant
possession and free fram encumbrances as at lhe date of valuation, is at, RM152,000,000.00/-.

(RINGGIT MALAYSIA: ONE HUNDRED AND FIFTY TWO MILLION ONLY).

In summary, the Market Value of the two properties are as follows:

Subject erty 1

163 Retail Park, Jalan Kiara, Mont Kiara, 50480 Wilayah Persekutuan Kuala Lumpur

Market Value: RM270,500,000.00/-

(RINGGIT MALAYSIA: TWO HUNDRED, SEVENTY MILLION AND FIVE HUNDRED THOUSAND ONLY).

Subject Property 2
AEON Seri Manjung Shopping Cenire, Pusat Periagaan Manjung Point lll, 32040 Seri Manjung, Perak Darul Ridzuan
Market Value: RM152,000,000.00/-

(RINGGIT MALAYSIA: ONE HUNDRED AND FIFTY TWO MILLION ONLY).

Total Values as reported Is RM422,500,000.00/-,

For and on behalf of
VPC ALLIANCE (KAJANG) SDN. BHD.

DATO' MANI
PPRISM, MMIP
FPEPS, MSc (London), ICVS
VPC Alliance {Kajang) Sdn Bhd
Registered Valuer (V 126)
Malaysia

Date: 15 November 2022
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APPENDIX IV — FURTHER INFORMATION

1. DIRECTORS’ RESPONSIBILITY STATEMENT

This Circular has been seen and approved by our Board who collectively and individually accept
full responsibility for the accuracy of the information contained in this Circular and confirm that
after making all reasonable enquiries and to the best of their knowledge and belief, there are
no other facts the omission of which would make any statement in this Circular misleading.

All information relating to ALX Asset in this Circular have been provided by ALX Asset, and our
Board'’s responsibility is restricted to ensuring that such information is accurately reproduced in
this Circular.

2, CONSENTS AND CONFLICTS OF INTEREST

21

Aminvestment Bank

Amlinvestment Bank has given and has not subsequently withdrawn its consent to the
inclusion in this Circular of its name and all references thereto in the form and context
in which it appears in this Circular.

Aminvestment Bank is a wholly-owned subsidiary of AMMB Holdings Berhad. AmBank
Group forms a diversified financial group and are engaged in a wide range of
transactions relating to amongst others, investment banking, commercial banking,
private banking, brokerage, securities trading, asset and funds management and credit
transaction services businesses. AmBank Group’s securities business is primarily in
the areas of securities underwriting, trading and brokerage activities, foreign exchange,
commodities and derivatives trade.

In ordinary course of their businesses, any member of AmBank Group may at any time
extend services to any company as well as hold long or short positions, and trade or
otherwise effect transactions, for its own account or the account of its other client, in
debt or equity securities or senior loans of any company. Accordingly, there may be
situations where parts of the AmBank Group and/or its clients now have or in the future,
may have interests or take actions that may conflict with the interests of our Group.

As at the LPD, AmBank Group has extended credit facilities to our Group of which the
amount outstanding is approximately RM351.1 million.

Notwithstanding the above, AmInvestment Bank is of the opinion that its role as the
Principal Adviser for the Proposed Disposals is not likely to result in a conflict of interest
or potential conflict of interest situation in view that:

(i) AmBank Group form a diversified financial group and are engaged in a wide
range of transactions as highlighted above. Aminvestment Bank is a licensed
investment bank and its appointment as Principal Adviser in respect of the
Proposed Disposals is in the ordinary course of business; and

(ii) Each of the entities and departments of the AmBank Group are also subject to
internal control and checks, which regulate the sharing of information between
entities and departments. Additionally, each department and entity within
AmBank Group have separate and distinct operations and decisions are made
independent of each other. In addition, the conduct of AmInvestment Bank is also
regulated by Bank Negara Malaysia.

Premised on the above, AmInvestment Bank confirms that it is not aware of any conflict

of interest which exists or is likely to exist in its capacity as the Principal Adviser for the
Proposed Disposals.
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2.2

23

Malacca Securities

Malacca Securities, being the Independent Adviser to our non-interested shareholders
for the Proposed Disposals, has given and has not subsequently withdrawn its written
consent for the inclusion of its name, letter and all references thereto in the form and
context in which it appears in this Circular.

The Independent Adviser is not aware of any existing or potential conflict of interest or
any circumstance which would give rise to a conflict of interest by virtue of its role as
the Independent Adviser for the Proposed Disposals.

VPC Alliance

VPC Alliance, being the independent valuer for the Proposed Disposals, has given and
has not subsequently withdrawn its written consent for the inclusion of its name,
Valuation Certificate and all references thereto in the form and context in which it
appears in this Circular.

VPC Alliance is not aware of any existing or potential conflict of interest or any
circumstance which would give rise to a conflict of interest by virtue of its role as the
independent valuer for the Proposed Disposals.

3. MATERIAL LITIGATION

As at the LPD, our Group is not engaged in any material litigation, claims, or arbitration involving
the Properties either as plaintiff or defendant, which may have a material effect on the financial
position or business of our Group and there is no proceeding which is pending or threatened,
or of any fact likely to give rise to any proceeding involving the Properties which may materially
and adversely affect the financial position or business of our Group.

4, MATERIAL COMMITMENTS AND CONTINGENT LIABILITIES

4.1.

4.2.

Material commitments

As at the LPD, there is no material commitment incurred or known to be incurred by our
Group, which may have a material impact on our financial results or position.

Contingent liabilities
As at the LPD, there are no material contingent liabilities incurred or known to be

incurred by our Group which upon being enforced may have a material impact on our
financial results or position.
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5. DOCUMENTS AVAILABLE FOR INSPECTION

Copies of the following documents are available for your inspection at the registered office of

our Company at 55A, Medan Ipoh 1A, Medan Ipoh Bistari, 31400 Ipoh, Perak Darul Ridzuan,

Malaysia, Malaysia during normal business hours from Monday to Friday (except public

holidays) following the date of this Circular up to and including the date of our forthcoming EGM:

(i) our Constitution;

(i) the audited consolidated financial statements of our Group for the FYEs 2021 and 2020
as well as the latest unaudited financial statements of our Group for the 9-month
financial period ended 30 September 2022;

(iii) the draft SPAs;

(iv) the Valuation Certificate and Valuation Reports; and

(v) the letters of consent referred to in Section 2 of this appendix.

(The rest of this page has been intentionally left blank)
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Y NH I

YNH PROPERTY BHD.
(Registration No. 200101026228 (561986-V))
(Incorporated in Malaysia)

NOTICE OF EXTRAORDINARY GENERAL MEETING

NOTICE IS HEREBY GIVEN THAT an Extraordinary General Meeting (‘EGM”) of YNH Property Bhd. (“YNH”
or “Company”) will be held for the purpose of considering and if thought fit, passing the following ordinary
resolutions, with or without modifications:

Date . | Wednesday, 1 March 2023
Time ;| 11.30 a.m.
Venue . | Hotel Sfera, 2479, Jalan Dato’ Yu Neh Huat,

Taman Samudera, 32040 Sri Manjung,
Perak Darul Ridzuan, Malaysia

ORDINARY RESOLUTION 1

PROPOSED DISPOSAL OF A SEVEN-STOREY RETAIL SHOPPING CENTRE KNOWN AS “163
RETAIL PARK” BY D’KIARA PLACE SDN BHD (“D’KIARA PLACE”) TO ALX ASSET BERHAD (“ALX
ASSET”) TO BE SATISFIED BY ALX ASSET ENTIRELY IN CASH (“PROPOSED 163 RETAIL PARK
DISPOSAL”)

“THAT approval be and is hereby given for D’Kiara Place, a wholly-owned subsidiary of the Company, to
enter into the conditional sale and purchase agreement with ALX Asset for the Proposed 163 Retail Park
Disposal (“163 Retail Park SPA”) and perform its obligations under the 163 Retail Park SPA, the salient
terms of which is set out in Appendix | of the circular to shareholders dated 10 February 2023 (“Circular”)
and to give full effect to the Proposed 163 Retail Park Disposal and to assent to any condition, variation,
modification and/or amendment as may be required, including but not limited to, by D’Kiara Place or the
relevant authorities or imposed by ALX Asset.

THAT subject to the execution of the 163 Retail Park SPA and subject to the fulfilment of all conditions
precedent under the 163 Retail Park SPA and all approvals being obtained from the relevant authorities
and parties (if required), approval be and is hereby given to D’Kiara Place to dispose 163 Retail Park to
ALX Asset for a total cash consideration of RM270,500,000 upon such terms and conditions as set out in
the 163 Retail Park SPA.

THAT approval be and is hereby given to the Board of Directors of the Company (“Board”) (save for Dato’
Dr. Yu Kuan Chon and Dato’ Yu Kuan Huat, collectively the “Interested Directors”) and the Company to
use the proceeds to be raised from the Proposed 163 Retail Park Disposal for such purpose and in such
manner as set out in Section 4, Part A of the Circular, and the Board (save for the Interested Directors) be
and is hereby authorised with full powers to vary the manner and/or purpose of the use of such proceeds
in such manner as the Board (save for the Interested Directors) may deem fit, necessary and/or expedient,
subject to the approval of the relevant authorities (where required) and in the best interest of the Company.

THAT the Board (save for the Interested Directors) be and is hereby authorised to give full effect to the
Proposed 163 Retail Park Disposal with full powers to negotiate, approve, agree and/or assent to any
conditions, variations, revaluations, modifications and/or amendments in any manner as may be
required/permitted by the Company or the relevant authorities or deemed necessary by the Board (save
for the Interested Directors) or imposed by ALX Asset, and to deal with all matters incidental, ancillary to
and/or relating thereto, and to take such steps and to do such acts (including to execute such documents,
agreements, undertakings and confirmations as may be required), deeds, things and matters as they may
deem necessary or expedient in the best interest of the Company to implement, finalise, give full effect to
and complete the Proposed 163 Retail Park Disposal.”



ORDINARY RESOLUTION 2

PROPOSED DISPOSAL OF A TWO-STOREY RETAIL SHOPPING CENTRE KNOWN AS “AEON SERI
MANJUNG” BY YNH HOSPITALITY SDN BHD (“YNH HOSPITALITY”) TO ALX ASSET TO BE
SATISFIED BY ALX ASSET ENTIRELY IN CASH (“PROPOSED AEON SERI MANJUNG DISPOSAL”)

“THAT approval be and is hereby given for YNH Hospitality as the beneficial owner of AEON Seri Manjung
and Kar Sin Berhad (“Kar Sin”) as the registered proprietor of AEON Seri Manjung (holding AEON Seri
Manjung in trust for YNH Hospitality), both a wholly-owned subsidiary of the Company, to enter into the
conditional sale and purchase agreement with ALX Asset for the Proposed AEON Seri Manjung Disposal
(“AEON Seri Manjung SPA”) and perform their obligations under the AEON Seri Manjung SPA, the salient
terms of which is set out in Appendix Il of the Circular and to give full effect to the Proposed AEON Seri
Manjung Disposal and to assent to any condition, variation, modification and/or amendment as may be
required, including but not limited to, by YNH Hospitality, Kar Sin or the relevant authorities or imposed by
ALX Asset.

THAT subject to the execution of the AEON Seri Manjung SPA and subject to the fulfilment of all conditions
precedent under the AEON Seri Manjung SPA and all approvals being obtained from the relevant
authorities and parties (if required), approval be and is hereby given to YNH Hospitality to dispose AEON
Seri Manjung to ALX Asset for a total cash consideration of RM152,000,000 upon such terms and
conditions as set out in the AEON Seri Manjung SPA.

THAT approval be and is hereby given to the Board (save for the Interested Directors) and the Company
to use the proceeds to be raised from the Proposed AEON Seri Manjung Disposal for such purpose and in
such manner as set out in Section 4, Part A of the Circular, and the Board (save for the Interested Directors)
be and is hereby authorised with full powers to vary the manner and/or purpose of the use of such proceeds
in such manner as the Board (save for the Interested Directors) may deem fit, necessary and/or expedient,
subject to the approval of the relevant authorities (where required) and in the best interest of the Company.

THAT the Board (save for the Interested Directors) be and is hereby authorised to give full effect to the
Proposed AEON Seri Manjung Disposal with full powers to negotiate, approve, agree and/or assent to any
conditions, variations, revaluations, modifications and/or amendments in any manner as may be
required/permitted by the Company or the relevant authorities or deemed necessary by the Board (save
for the Interested Directors) or imposed by ALX Asset, and to deal with all matters incidental, ancillary to
and/or relating thereto, and to take such steps and to do such acts (including to execute such documents,
agreements, undertakings and confirmations as may be required), deeds, things and matters as they may
deem necessary or expedient in the best interest of the Company to implement, finalise, give full effect to
and complete the Proposed AEON Seri Manjung Disposal.”

By Order of the Board of Directors of
YNH PROPERTY BHD.

CHAN EOI LENG (SSM PC No. 202008003055) (MAICSA 7030866)
CHENG GHEE CHENG (SSM PC No. 202008002000) (LS 0004598)
CHAN WAI MAN (SSM PC No. 202008003871) (MAICSA 7075421)
Company Secretaries

Ipoh, Perak Darul Ridzuan, Malaysia
10 February 2023



Notes:

1. A member entitled to attend, participate, speak and vote at the meeting is entitled to appoint one (1) or more
proxies to attend, participate, speak and vote in his stead. A proxy may but need not be a member of the
Company. A proxy appointed to attend, participate, speak and vote at the meeting shall have the same rights
as the member to speak at the meeting.

2. In respect of deposited securities, only members whose names appear in the Record of Depositors on 22
February 2023 (General Meeting Record of Depositors) shall be eligible to attend and vote at the EGM or
appoint a proxy to attend and vote on his behalf. A proxy may but need not be a member of the Company.

3. Where a member is an authorised nominee, it may appoint at least one proxy in respect of each securities
account it holds with ordinary shares of the Company standing to the credit of the said securities account. A
member other than an authorised nominee shall be entitled to appoint not more than two proxies to attend
and vote at the same meeting. Where a member of the Company is an exempt authorised nominee which
holds ordinary shares in the Company for multiple beneficial owners in one securities account (‘omnibus
account’), there is no limit to the number of proxies which the exempt authorised nominee may appoint in
respect of each omnibus account it holds.

4. Where a member appoints more than one proxy, the appointment shall be invalid unless he specifies the
proportions of his shareholding to be represented by each proxy.

5. The instrument appointing a proxy shall be in writing under the hand of the appointor or his attorney duly
authorised in writing or if the appointor is a corporation either under Common Seal or under the hand of an
officer or attorney duly authorised.

6. The Form of Proxy must be completed, signed and deposited at the office of the Share Registrar, Boardroom
Share Registrars Sdn Bhd at 11" Floor, Menara Symphony, No. 5, Jalan Prof. Khoo Kay Kim, Seksyen 13,
46200 Petaling Jaya, Selangor Darul Ehsan, not less than 48 hours before the time set for the meeting or
adjourned meeting.

Personal Data Privacy:

By submitting an instrument appointing a proxy(ies) and/or representative(s) to participate, speak and vote at the EGM
and/or any adjournment thereof, a member of the Company (i) consents to the collection, use and disclosure of the
member’s personal data by the Company (or its agents) for the purpose of the processing and administration by the
Company'’s (or its agents) proxies and representatives appointed for the EGM (including any adjournment thereof) and
the preparation and compilation of the attendance lists, minutes and other documents relating to the EGM (including
any adjournment thereof), and in order for the Company (or its agents) to comply with any applicable laws, listing rules,
regulations and/or guidelines (collectively, the “Purposes’), (ii) warrants that where the member discloses the personal
data of the member’s proxy(ies) and/or representative(s) to the Company (or its agents), the member has obtained the
prior consent of such proxy(ies) and/or representative(s) for the collection, use and disclosure by the Company (or its
agents) of the personal data of such proxy(ies) and/or representative(s) for the Purposes, and (iii) agrees that the
member will indemnify the Company in respect of any penalties, liabilities, claims, demands, losses and damages as
a result of the member’s breach of warranty.
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Y NH I

YNH PROPERTY BHD.
(Registration No. 200101026228 (561986-V))
(Incorporated in Malaysia)

FORM OF PROXY

CDS Account No.

No. of Shares Held

I/We NRIC No./Passport No./Company No.

contact number : email address :

of

(full address) being a

member(s) of YNH PROPERTY BHD., hereby appoint the following person(s):-

Name of Proxy 1 NRIC No./ No of Shares
Passport No.

% of Shareholdings
to be Represented

Address:

Email Address:

Contact No.

and/or failing him/her;

Name of Proxy 2 NRIC No./ No of Shares
Passport No.

% of Shareholdings
to be Represented

Address:

Email Address:

Contact No.

or failing whom, the Chairman of the Meeting as my/our proxy to vote for me/us and on my/our behalf at the
Extraordinary General Meeting (“EGM”) of the Company to be held at Hotel Sfera, 2479, Jalan Dato’ Yu Neh Huat,
Taman Samudera, 32040 Sri Manjung, Perak Darul Ridzuan, Malaysia on Wednesday, 1 March 2023 at 11.30 a.m. or

at any adjournment thereof in the manner as indicated below:

ORDINARY RESOLUTIONS FOR

AGAINST

Ordinary Resolution 1 : Proposed 163 Retail Park Disposal

Ordinary Resolution 2 : Proposed AEON Seri Manjung Disposal

(Please indicate with an “X” or “¥” in the space provided above how you wish your vote to be cast. If you do not do so,

the proxy will vote or abstain from voting at his/her discretion)

Signed this day of 2023

Signature of Member/Common Seal




Notes:

1. A member entitled to attend, participate, speak and vote at the meeting is entitled to appoint one (1) or more
proxies to attend, participate, speak and vote in his stead. A proxy may but need not be a member of the
Company. A proxy appointed to attend, participate, speak and vote at the meeting shall have the same rights
as the member to speak at the meeting.

2. In respect of deposited securities, only members whose names appear in the Record of Depositors on 22
February 2023 (General Meeting Record of Depositors) shall be eligible to attend and vote at the EGM or
appoint a proxy to attend and vote on his behalf. A proxy may but need not be a member of the Company.

3. Where a member is an authorised nominee, it may appoint at least one proxy in respect of each securities
account it holds with ordinary shares of the Company standing to the credit of the said securities account. A
member other than an authorised nominee shall be entitled to appoint not more than two proxies to attend
and vote at the same meeting. Where a member of the Company is an exempt authorised nominee which
holds ordinary shares in the Company for multiple beneficial owners in one securities account (‘omnibus
account’), there is no limit to the number of proxies which the exempt authorised nominee may appoint in
respect of each omnibus account it holds.

4. Where a member appoints more than one proxy, the appointment shall be invalid unless he specifies the
proportions of his shareholding to be represented by each proxy.

5. The instrument appointing a proxy shall be in writing under the hand of the appointor or his attorney duly
authorised in writing or if the appointor is a corporation either under Common Seal or under the hand of an
officer or attorney duly authorised.

6. The Form of Proxy must be completed, signed and deposited at the office of the Share Registrar, Boardroom
Share Registrars Sdn Bhd at 11" Floor, Menara Symphony, No. 5, Jalan Prof. Khoo Kay Kim, Seksyen 13,
46200 Petaling Jaya, Selangor Darul Ehsan, not less than 48 hours before the time set for the meeting or
adjourned meeting.

Personal Data Privacy:

By submitting an instrument appointing a proxy(ies) and/or representative(s) to participate, speak and vote at the EGM
and/or any adjournment thereof, a member of the Company (i) consents to the collection, use and disclosure of the
member’s personal data by the Company (or its agents) for the purpose of the processing and administration by the
Company’s (or its agents) proxies and representatives appointed for the EGM (including any adjournment thereof) and
the preparation and compilation of the attendance lists, minutes and other documents relating to the EGM (including
any adjournment thereof), and in order for the Company (or its agents) to comply with any applicable laws, listing rules,
regulations and/or guidelines (collectively, the “Purposes’), (ii) warrants that where the member discloses the personal
data of the member’s proxy(ies) and/or representative(s) to the Company (or its agents), the member has obtained the
prior consent of such proxy(ies) and/or representative(s) for the collection, use and disclosure by the Company (or its
agents) of the personal data of such proxy(ies) and/or representative(s) for the Purposes, and (iii) agrees that the
member will indemnify the Company in respect of any penalties, liabilities, claims, demands, losses and damages as
a result of the member’s breach of warranty.
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