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Fvisnnsin 30 1 annii3m ende Aaviddadu Gamu s1ia)
0-2-80 'ls (280 M137921)

30 1]

30 fUNAN 2548

29 fUNNAN 2578

tevannw 12 9 1 1hau 4 5

htd A (Uil

1-5 120,000.00
6-10 138,000.00
11-15 158,700.00
16 - 20 182,505.00
21-25 209,880.75
26 - 30 241,362.86
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Y v o

gy Lot

PNANUAT A NATY YN

J20/66011 (11/16)

nasumNedaBNnINeuazAvENaEn walnlada Swa Inow
U3 lan-fe Aaviadadu Famu annin
szanos 10 4 (reaunsamadynlagn 2 A3 afsaz 10 9)

13 HU1AN 2555

s1EazLden AUNAN TN (M5 NMT)
‘ﬁu‘ﬁl Hypermarket 8,840.00
‘ﬁu‘ﬁl Food Court 789.00
‘ﬁu‘ﬁl Back offices 341.00
‘ﬁu‘ﬁl Maintenance 871.00
tneia (Warehouse) 2,143.00
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ANTNANNATY YD

1 1 3

- AN Hypermarket, Back Offices, Maintenance, Warehouse

Wa¥ Food Court

S A
ANTINUY

FANALTN

ﬁi'n‘n"\ﬁuﬁ Hypermarket,
‘ﬂ‘ﬁ Back offices, Maintenace wag| Food Court ﬁgauuﬂ
Warehouse (UM/tAaY) | (L/sAaw) | (Lv/whaw)
1 1,213,688 85,980 1,299,668
2 1,213,688 85,980 1,299,668
3 1,213,688 85,980 1,299,668
4 1,335,057 94,578 1,429,635
5 1,335,057 94,578 1,429,635
7 1,468,562 104,036 1,672,598
8 1,468,562 104,036 1,572,598
9 1,468,562 104,036 1,572,598
10 1,615,418 114,440 1,729,858
11 1,615,418 114,440 1,729,858
12 1,615,418 114,440 1,729,858
13 1,776,960 125,883 1,902,843
14 1,776,960 125,883 1,902,843
15 1,776,960 125,883 1,902,843
16 1,954,656 138,472 2,093,128
17 1,954,656 138,472 2,093,128
18 1,954,656 138,472 2,093,128
19 2,150,122 152,319 2,302,441
20 2,150,122 152,319 2,302,441
21 2,150,122 152,319 2,302,441
22 2,365,134 167,551 2,532,685
24 2,365,134 167,551 2,532,685
25 2,601,648 184,306 2,785,954
26 2,601,648 184,306 2,785,954
27 2,601,648 184,306 2,785,954
28 2,861,812 202,737 3,064,549
29 2,861,812 202,737 3,064,549
30 2,861,812 202,737 3,064,549
R i L T
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ANINANNATYTYN (R19) © - AIUTNI9IW UN Hypermarket, Back offices, Maintenace,
Warehouse ba ¢ Food Court Tnarsdi nsdsumiusnas
dszae 10% mn 3 4 nsdfuiuaieusn Tuidn 4 v

Aty (wazFuiingne 3 4 naenszaznandoyynin)

ALSNSAUT Hypermarket, | AuSn1siud | saumusnis
‘ﬂﬁ Back offices, Maintenace tas| Food Court ﬁgﬂﬁum
Warehouse (U/tAaw) | (Uifaw) | (U/iAau)
1 1,820,532 128,970 1,949,502
2 1,820,532 128,970 1,949,502
3 1,820,532 128,970 1,949,502
4 2,002,585 141,867 2,144,452
5 2,002,585 141,867 2,144,452
6 2,002,585 141,867 2,144,452
7 2,202,843 156,054 2,358,897
8 2,202,843 156,054 2,358,897
9 2,202,843 156,054 2,358,897
10 2,423,128 171,659 2,594,787

seazidzawnladyawusaiuiionans (uesiu)
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mu’]mﬁuﬁﬁqmu Atuaun : UG PUNANUTLI (AN99LNAT)
arfuunla it Hypermarket 7,085.00

%u‘ﬁl Food Court 789.00

ﬁu‘ﬁl Back offices 341.00

‘iﬁu‘ﬁ Maintenance 871.00

NN (Warehouse) 2,172.00
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v
nariuwnla

- AN UN Hypermarket, Back Offices, Maintenance, Warehouse

Wa¥ Food Court

FﬁL"ii’]ﬁuﬁ Hypermarket, ﬁi'n,‘n"\ﬁuﬁ ‘i’mﬁ;ﬁlﬁh
ﬁ‘f’i Back offices, Maintenace wag| Food Court ﬁ%dﬁum
Warehouse (UW/LHaU) WARaw) | (Wnihau)
1 1,213,688 85,980 1,299,668
2 1,213,688 85,980 1,299,668
3 1,213,688 85,980 1,299,668
1,335,057 94,578 1,429,635
A (14 .. 58 - 30 A.¢1. 58)
1,070,116 94,578 1,164,694
+2 (1 n.A. 58— 13 iL.A. 59)
5 1,070,116 94,578 1,164,694
6 1,070,116 94,578 1,164,694
7 1,177,106 104,036 1,281,142
8 1,177,106 104,036 1,281,142
9 1,177,106 104,036 1,281,142
10 1,294,795 114,440 1,409,235
11 1,294,795 114,440 1,409,235
12 1,294,795 114,440 1,409,235
13 1,424,246 125,883 1,550,129
14 1,424,246 125,883 1,550,129
15 1,424,246 125,883 1,550,129
16 1,566,671 138,472 1,705,143
17 1,566,671 138,472 1,705,143
18 1,566,671 138,472 1,705,143
20 1,723,338 152,319 1,875,657
21 1,723,338 152,319 1,875,657
22 1,895,672 167,551 2,063,223
23 1,895,672 167,551 2,063,223
24 1,895,672 167,551 2,063,223
25 2,085,239 184,306 2,269,545
26 2,085,239 184,306 2,269,545
27 2,085,239 184,306 2,269,545
28 2,293,763 202,737 2,496,500
29 2,293,763 202,737 2,496,500
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NMNFAINAA[IA (Market Overview)
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®  ATUAMNNTANURLELAA (Consumer Confidence Index)
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e maUn1sAUAN (Retail Sale Index)
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e arimsadlnauilnanAlandu (Private Consumption Index)
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AR i AUANARUTIT e BR9IN91N

RTINS LINUN (Occupancy Rate) UFLIUNFINWNUIUAT LTNUNS
o lasung 3 1 2566 wanmNUszianNunAUan waznianng
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90.0%
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80.0%
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55.0%
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] lananaiilas 96.9% 91.7% 93.3% 67.2% 96.7%
I FAUUBNNGIUNNY 98.7% 94.0% 100.0% 92.0% 96.7%
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° AL (Rental)

Tugnuaasnmsanaanuialanlulaqiii o lnsunan 3 4 2566 Tnaningannuandialuaiunsm
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1 1 v 1Y 1
211A TN N1 300 ANF19NAT IALUNLENATNUTELANIBIN U ATUAN LAZLLLENATNNLAT
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Nenziaenasil
UszLnnudiv e - AN -
(U / A1FINAS / 1HAKR) (U0 / ANSIG9LNAT / LAaY)
AUENANANLATDY @uﬂrmimuuﬂm 3,500 - 5,500 3,300 - 4,500
AMENNTAN T 1,800 - 2,200 1,000 - 1,400
gilulasalng 1,500 - 2,000 800 - 1,500
lananailag Ausnseuuin 2,000 - 4,800 1,000 - 2,500
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gilulasalng 1,000 - 1,500 800 — 1,200
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wanewe : marAdusAAEnsanAiLEng Taedslusun#nauuazelgnase (Land and Building Tax)
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9.1

n15LATIEULAs LTI IUYARINSNERY

aﬁmu‘vgu (Cost Approach)

miﬂimﬁuwHm?w&?ulum?ﬁimw?ﬁw ﬁmimﬂ%ﬁ%ﬁ:unu (Cost Approach) Tngla3ans
WienifienmA1mana (Market Approach) iluinaus lun1sAuamiyaand audauildunssudnd
mugimj (Freehold Interest) walrAafansaunainaela (Income Approach) luﬂﬁiﬁmqmmg@m‘ﬂ
ANFN191119097 AU (Leasehold Value) 3v819a7 12 11 1 1A 0w 4 51 vaslauni Awiaad 140047
SauTufiAunssu@ninign (Leasehold Interest) Z‘ll'?lu’mﬁﬁiLL@taﬂﬂQﬂ@;WQWWﬂu?ﬁmﬂ @xl%ﬁ%ﬁm;unu
younulva (Replacement Cost New) Iuﬂﬂiﬂ"mqmsﬁlm{mmLmumm@umﬁﬁﬂm@%ﬂuﬁ WAL
sWnaaeA@en (Depreciated) ﬁq&ugaﬂlﬁmmﬁwﬁqﬁﬂﬁm‘%@u ﬁm;ll@ﬁﬂﬂﬂﬂﬂﬂﬁﬁiLL@$3ﬂﬂ§ﬂ@;ﬂﬂ
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(Market Rent) Wneag mmmm@mﬁ (Contract Rent) RABATLEILNIAINITLLN
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v ] 1 1 ]
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1 v
Ipefaaviaansanalili

1. fnunnadlan Feouuarsmu ma.12) defaulszunos 54-3-81.5 19 (21,981.5 A191997) H97An

218117EN04 40,000 LINABAITINAN

'
aa

2. ﬁﬁuw;@uaqﬂqﬂﬁ;w (”Lsiﬁmg@éﬁz“ﬁlqﬂqﬂ@;ﬁq) PanuuRdaacnsa (na.1061) iefAutlszanm
70575 (3,057 M1971991) H3ALEUe8LTZNN04 41,000 LNABANI9N

3. fAuslan Anouudnznim (na.12) e Aulszanns 5-3-39 s (2,339 M$1991) HIALEUe
e ls2an0s 55,000 LNNIABANININ

4. PAwnalan Aenuuiiasnm 19.12) leRawulszinng 7-000 s (2,800 M1971991) HT1ATLALELE

1aea1nd 35,700 LIMABAITINAN
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(na.1061)
T9919@n AAAN 2566 AAAN 2566 AAAN 2566 AAAN 2566
muﬁmtﬁaﬁﬁu ('1%-«'114-51’15’1@’3’1) 31-2-71.4 54-3-81.5 7-2-57 5-3-39 7-0-00
1A (UIN/AN51991) 40,000 41,000 55,000 35,700
msiuguaaga
AN giLan
nesHANTIRMINE AN 0.0% 0.0% 0.0% 0.0%
40,000 41,000 55,000 35,700
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ANTNARA 0.0% 0.0% 0.0% 0.0%
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Tadenalu
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M9191-080 TRINFNEAY 0% 0% 0% 0%
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MsasthminANLLdeRe 25.0% 25.0% 25.0% 25.0%
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ANy (Contract Rent) 182,505 182,505 209,881 209,881 209,881 209,881 209,881
finlsaanmslanan (Profit Rent) 89,970 89,970 62,594 103,466 103,466 103,466 150,467
yAANAVANNSLEN (Leasehold Value) 930,246
usaszunns (Rounded To) 900,000

s o i 10 7 11 7 12 713
AERANA (Market Rent) 360,348 360,348 414,400 414,400 414,400 45,698
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finlsaanmslangn (Profit Rent) 118,985 118,985 173,038 173,038 173,038 45,698
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o Fams (M9.8.) | u/ms.. 593 (UN) enms aail (%) | 593 (%) | 59% (L) (Market Value)
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?iaﬂgnﬂ';ﬂaﬁuq
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songamaununaunulua (RCN) 710,721,010 SINYAAAUNUNAUNUANE (DRC)| 317,023,135
wsailszanmy 711,000,000 wsailszum 317,000,000
R —_
aqﬂgamwswmu‘lﬁmmmuwﬂu (Cost Approach)
F1EUALLAEA gaém%’wéﬁu (un)
® iipu- miu?ﬁmﬁr@mgicﬁ(ﬁeehold) 443,000,000
® AU - AN3n1340 (Leasehold) 900,000
: v
® 21ANTUATAILgNAT 317,000,000
SANYARAMNSNERY 760,900,000
g e hIE
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9.2  A8Nansmrangela (Income Approach)

nstlsziiuyann Taaiansnnaindssala (Income Approach) ilunisilsziduyaminine au

- 1 v v o ' o o
Tnafansunanatnisnaeminedunnalmiinmele TnsAuinyanifaqiiugessafunszua

et '

Ruangvs (Discounted Cash Flow) N1 landninuniianyanizesminedula azdyannmnaiu

yamnilaqiiugniresnszuaylasmunaiaudsnazlaiuanninadulusuian
anuAgIulumslssiiuyganininagu
e szazaalunisUszanainig

v
1FE4 lavn1stseannini1Inienisiiu (Cash Flow Projection) @11151Un1sa1ii w1 ureslaTanns

a

Tnafiszaznaszanniniasn 15 4 mussaznaaavanaesdyona (lauanauaan 140047)

® auuAzIUszIIUNITNIINITRY

anNAgIuLazLsTiIuN1INaNTRNluATIE n1aLEne lnAnmveyaueundslueAnfiniuuzes
ninadunlafuannesyusnedanisuninauaz@nsnisanlasaa swna Tnen sauvislaveyaain

d’l dl i a dl o a i a
paATasnunALlan athundsznaunimiameulunisdssunuinimienistu

® 15ENNtUNI9INLTULDINTWHRY

L L A ! ° ~ 1 3// 4 1
sufuaaslazenig Tasa lawesunsiin arandwmlan Aninasdssduyannluaiailanmngn
9/V Yo 1 g‘/ dI v - v v 2 | o v 1 1
azlafuannaelaminunatan Ussnaunqe ﬁ?ﬂﬂvl,mmﬂww@ﬂ (Anchor Tenant) 378/ lAa1nAN LN

¥ o 1

- v v ' %
AU2913 (Food Court) $1elaanngiansaea (Tenant) warsneladu] Insflannmgiusnellil

1. 9elpanNUAE11an (Anchor Tenant and Tenant Income)

SUTTNLIY- 2 SO L
nnsNTeyaR LT RLAuiugIRan1lan Tnesiall

sznniufiadan AN (UNN/ANFILNAS/ L RAY)
AN UNANLANTIBAN (Inline Retail) 600-2,000
BLIT9AN (Anchor Tenant) 300-500

TN (Kiosk)

6,000-24,000 LneagN

5 ATM

10,000-23,000 UNvnag

v 1

v v v 1 1

Y AT A ' o & A ~
@qﬂmﬂﬂﬁl@ﬂ’]WiQNﬂ@Qﬁ’]Lﬁ]qwuV} ﬂ’]ﬂ@ﬂ'ﬂﬁ‘zhﬂwmq\?’] ANNNRNINLLAFUINAY ANLTINUNBIAN

' o o ' K dl :j dl al d’/ dl o o ¥ a
ANuANANNTUluANTAd Y Iaf A9 3 oL@ eelasants auiaWui wazauouy l1usnig
TUURAZANINITAT TIDIANANUANANTBIANTN TUULAREANUN AT N19L3ENY Asiansinlgaeya

4 1

L ! « ! v '
AMNNNNAIUIINadINTUNINe uac@ninisanladaa 3wa nan aaiusglaainnisnug
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4
a K a

Ly ' - ! 4 1 1 !
ﬂ']?;lblutﬁﬁ‘@ﬂ’]ﬁ‘LﬂuLﬂm%luﬂ’]ﬁ‘ﬂi$LNuH@ﬂquWH@u Lﬁ@\?@’mLﬂu?’]ﬂiﬂ@qﬂﬁqmqﬁm AAUATILLALS

1 ¥ 12 !
o =l

AgAINa1aiua e g TUINUNANEIAAIA AIEUNINLTENY A9NATuIANEIN U ANLAN

D

Tpefssasiasnfail

1Y v

1.1 8PN NLNTUAILLLDNT (Permanent Tenant)

G 3
- Nunlugn AN 1 ey
EazIden o nsUsuauaLEn
(ANFILNAT) | (LIN/ANFIUNAT/ARDU)

10.0% il 2
8.0% luily 3

- LUUAN VLRSI (Fixed) 3,060.16 840 .
3.0% uilf 4 uazmaeanang
nnsdsrunninig
10.0% il 2
7.0% il 3
- wufulsmusele (Variable)|  1,929.08 310 5.0% luilf 4

3.0% uilfl 5 uazmaanang

N13Us=HNUNNg

v 2

1.2 9nelaaniuiig @ uan (Anchor Tenant)

- aulanlasunaia (Hypermarket)

ANBIFNATY Y IWLATNUTDIANT FuN 13 Hunan 2555 TasEumu ol duitlseidiugann

Toa ‘i’)&llﬁlﬁ:‘ﬁ’l 37 ATRuTiseiau i
Ay Lmeifmi dszanmnig AuaULAaY vReu RudutAey uikay | (uawd)
(Un/thau)
i 1-10 %uzgmz?fm;rywL*ﬁﬂmmﬁmmmﬁwﬁﬁﬁu‘ﬁ'mma (Uneaan) 0 St 13 HunAn 2555 LL@:ﬁuﬁerﬁmﬁmm%Lﬁqvﬁﬂ
Muferans (Lnednn) o A 16 nINYIAN 2558
11 | 3236984
ﬂﬁ 12 3,236,984 ﬂﬁ 1 (25 W.8. 66 — 24 W.8I. 67) 3 3,236,984 9 3,560,654 |41,756,837
ﬂﬁ 13 3,560,654 ﬂﬁ 2 (25 W.81. 67 — 24 W.8. 68) 3 3,560,654 9 3,560,654 (42,727,847
ﬂﬁ 14 3,560,654 ﬂﬁ 3 (25 W.81. 68 — 24 .81, 69) 3 3,560,654 9 3,560,654 (42,727,847
ﬂﬁ 15 3,560,654 ﬂﬁ 4 (25 W.8. 69 — 24 W.¢81. 70) 3 3,560,654 9 3,916,720 |45,932,439
ﬂﬁ 16 3,916,720 ﬂﬁ 5 (25 .8, 70— 24 W.8. 71) 3 3,916,720 9 3,916,720 47,000,636
ﬂﬁ 17 3,916,720 ﬂﬁ 6 (25 W.8l. 71— 24 W.8. 72) 3 3,916,720 9 3,916,720 47,000,636
ﬂﬁ 18 3,916,720 ﬂﬁ 7 (25 W.8. 72 - 24 W.8. 73) 3 3,916,720 9 4,308,392 |50,525,683
ﬂﬁ 19 4,308,392 ﬂﬁ 8 (25 W.&l. 73— 24 W.¢2l. 74) 3 4,308,392 9 4,308,392 |51,700,699
ﬂﬁ 20 4,308,392 ﬂﬁ 9 (25 .81, 74 — 24 W.8. 75) 3 4,308,392 9 4,308,392 |51,700,699
ﬂﬁ 21 4,308,392 ﬂﬁ 10 (25 W.81. 75— 24 N.8). 76) 3 4,308,392 9 4,739,231 55,578,253
ﬂﬁ 22 4,739,231 ﬂﬁ 11 (25 W.81. 76 — 24 W.81. 77) 3 4,739,231 9 4,739,231 156,870,771
ﬂﬁ 23 4,739,231 ﬂﬁ 12 (25 W.8. 77 — 24 W.81. 78) 3 4,739,231 9 4,739,231 56,870,771
bl e bl 1T
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FANALEN o AN UL ARY -
dau Coa % AL
" . WazAUsNg . - e - ﬂ,
ﬂﬂﬂ.’lmvﬁl,‘ﬁ’l - ‘]Jiz&l’lmﬂﬁi RIUIULADY| LIN/LARUY RIUIULADY LIN/LADY ('LI'TVI/‘ﬁ)
(uIniRau)
19 1-10 | AugadyoygnANATYEIULLIEINWABNANT (UN9ad1) T FuT 13 Hunan 2555 uaztiuninunladtyoyiuusn
WuN1ANT (L9E9W) 0l Ui 16 NINGIAN 2558
24 | 4739231 |07 13 (25 w81 78 — 24 .8l 79) 3 4,739,231 9 5,213,154 61,136,077
925 | 5213,154 |17 14 (25 w.8. 79 — 24 W.¢1. 80) 3 5,213,154 9 5,213,154 |62,557,846
926 | 5213,154 |I7 15 (25 W.21. 80 — 24 .21 81) 3 5,213,154 9 5,213,154 |62,557,846
dn27 | 5213154

v
ANBIANATY QYL NUR

AUAUED1T (Food Court)

1 [ '

1 1 v 1 1
81A19 Ju¥ 13 unan 2555 TneEumn o dundssifiugan

Toras 'a":ulmsm a7 ANTINUNIELABY v

Ay m:mifmi dszanmnig RIUIULAAY IVARaY RiuauGaay| 1nafaw | (uw)

(Un/thau)
7 1-10 | Augadoynmmadyo unaeniuiiennns (Uneaan) o Fudl 13 Suiaw 2555 waztiufinun ladoyoyiusaen
ﬁw’?‘immi (mml'm) W f?uﬁ' 16 NINHIAN 2558

a9 11 286,099
912 286,099 |1#1 1 (25 .21. 66 — 24 .21, 67) 3 286,099 9 314,708 | 3,690,668
913 314,708 |1 2 (25 .81 67 — 24 W.¢1. 68) 3 314,708 9 314,708 | 3,776,495
7 14 314,708 |1 3 (25 .21 68 — 24 W.¢1. 69) 3 314,708 9 314,708 | 3,776,495
15 314,708 |1#1 4 (25 w.a. 69— 24 .21, 70) 3 314,708 9 346,179 | 4,059,738
716 346,179 |1 5 (25 w.a. 70— 24 w.a. 71) 3 346,179 9 346,179 | 4,154,153
a7 346,179 |10 6 (25 w.a. 71— 24 w.a. 72) 3 346,179 9 346,179 | 4,154,153
718 346,179 |1N 7 (25 w.a. 72— 24 w.a. 73) 3 346,179 9 380,797 | 4,465,712
19 380,797 |1 8 (25 w.a. 73— 24 w.a. 74) 3 380,797 9 380,797 | 4,569,566
7 20 380,797 |1 9 (25 w.e. 74 - 24 w.a1. 75) 3 380,797 9 380,797 | 4,569,566
7 21 380,797 [i#1 10 (25 W.e1. 75 - 24 N.¢1. 76) 3 380,797 9 418,877 | 4,912,284
7 22 418,877 (7 11 (25 W.a1. 76 — 24 W2, 77) 3 418,877 9 418,877 | 5,026,523
7 23 418,877 (7 12 (25 W.a1. 77 - 24 W21, 78) 3 418,877 9 418,877 | 5,026,523
7 24 418,877 (7 13 (25 W.21. 78 — 24 W21, 79) 3 418,877 9 460,765 | 5,403,512
o5 460,765 7 14 (25 W.&1. 79 — 24 W.&1. 80) 3 460,765 9 460,765 | 5,529,174
7 26 460,765 7 15 (25 .21 80 — 24 W.&1. 81) 3 460,765 9 460,765 | 5,529,174
727 460,765

VHEILR :

PNNLFTENY NANTUNANTNBNNATUEYN

AMNNBINUIINE AU TUNTNE uazANE N ladad Tina Tnav Taaneu3Eme Wansnun
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TIT Lmﬂuﬁﬂauj (Other Anchor Tenant)

T o 7 g
- Nunluian AN 1 s
FeasLtatin - ﬂ"l‘i‘].l‘i‘].l‘lluﬂqtﬁi’l
(MSNLNAS) | (U ANSTINLNAS/ LAAY)
LAes TWANT (Major Cineplex) 2,950 120 7.5%n 31
NNNELUR :

4 1Y v v 1 1

v 1 v
- RUFENY RANTNIUIANUA T IWANLLNNT UATH VAN W AMNTayad laTLaInnasnusan

NN INE LAz AN ladag Fwma Tnan
‘;9"/ a ¥ o A ! ¥ a o T aa s ¥ ° o ' '
- Pungamdnaw] uaouyie 13N wiaes 3man ngdl arin (uim) nsdseiainisangn

UWAZANLENNT NNILFENY WANTUNANTBYAANTINUN T IAFLANNEINUIINEEINTTHNIN LA TENS

! - ' - ' 1%
s lafndd 3ma Inm Wesanaudynyan Ansiuaigiainaaasele (Profit Sharing)

Yda X o
AN AN ATLAT

o iszanauansimslaRuf (Occupancy Rate)

'
o

AuFugnI NI IR UNNINUFENY WAnsuIaINgayad I FuaINnesyusINedamnsunine uay

13 Y 1
o

ansnismnladaa 3wa Tnan uarpeyanisunAlannlansoelnaasaiuninedu Tnamng

a o o YE Ao X
15N dsenntun1samsnislanunmeil

a [y E a
FIEUNSLDREURA ANTINTG LENUN (Occupancy Rate)

TS 12

NUNIUAILLLDN2T (Permanent Tenant) | 77% i 1
85% i 2

90% il# 3 uazmaanaignIslszrining

Nuilawles un3ifis (Hyper Market)

uNAULAIM3 (Food Court) 100% AA8ABENNTLTENIUNNT

=he

NuNLLaes TNANT (Major Cineplex)

2. glpanniuingansiq (Temporary Tenant Income)

1szsnaunisaglaaniuiimndansia Usznaunae selaarnanaiiui anullsiudy elaann

A A a ' a a A ! Ao o = P o X
AVTINUNUTEAIVRAIUNANUTEITUNINEAUNTANINNLY NHANEUSTIATIA IﬂﬁlNT’]ﬂ@zL‘ﬂﬂmmﬂu

s1EazLREn

melpanniufiandana 20.0% 184918/ lAANNIUAIULLDNDS (Im”l,nimmwvlo;mn
Nt lanlosanaif LLm@uﬁTﬂﬁm@) il 1

Ui 15.0% Tuili 2

sy 8.0% uili 3

U5uiiia 3.0% Tuild 4 uazmaanengnistlszunninig

" bl e bl 1T
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3. iﬁﬂvl,mau"] (Other Income)

v v I | v - -
dsznaunienelaaw] dsznevlang melaanaaidsthelasn uasnelagw hedineasdandail

s1aazLREn

7elnBw

0.8% 289318 lnannn1stassiinui (Inslusansiealanann

& < ca ’
wunlawlesnsiin uazAuee1g) AaanengnsLlszanmung

o ilszununnganlaane (Operating Expenses)

dszanainisanlaanauuaily alaansTunsanifiveu uazanlaanaasi saming@unlssiiugann

= P o ! X
Nﬁ"]ﬂ@:ﬁmﬂmm\?m@iﬂu

lszanuniganlgaalun1sALidueu (Operating Expenses)

A lgane lun19AHuN1789 1N AN

(Common Area Expenses)

14

6.0% 19971 e/laroniifntuate (Inglusausalaanniiud
lalesunaiin LL@:‘,@u?j‘ﬂWM’]?) il 1

6.5% 184318 lATauT 1A AT AT (Tmaiﬁmmwigmﬂﬁuﬁ
lalesunaiin LL@:‘,@u?jﬂWM’]?) il 2-3

Ui 3% uild 4 uazasenangnisdszanninig

ANa33NL NN AL AN N

(Fee for Rental Collection)

2.4% 183918lAgaNaNNITla LI WU AaBABILNIT

gzannunig

PP = L
AIABNRTIU - WugEia

(Leasing Commission)

T
=

3.2% 1898 lasanarnnistassninui (Inelusausalaann

& < ra -
nuilailesnnafin uazAuaaing) Aaanegn1sLszaiunIg

: PR S L
ANAANITTY - NunTasa

(Leasing Commission)

Tuil# 10 wazili 20 vasdtyy T WURaIU Hypermarket uag

Food Court aziianmaudgdulunnsnedoyoy dszunm 4.17%
> g c cg -

199918 lasananiuii lawlasunsiie uazAuaaiis (Tnalu

N131sTH10uNN9A5aE azAnAAaNRTTu LT 9)

ATNAIINL

(Utilities expenses)

13.0% 229918 lasuiinntuase (Inglusanselaanniiun
lawlasunsiie warAuaeing) uid 1 uaznaanangnis

gzannunig

ANTANUTNLINIINEN

(Repair and maintenance expenses)

13

2.0% 184918t aganin AT uase (Inglusanselaanniiun

lalasunaiin uazguaeImg) naanengnislssnninig

T 7] dI
AN lTANER)

(Other expenses)

T i3

0.5% 284978 LN iATUATe PaaAaIgNIsLlszannIg

szanunsanlganansi (Fixed Charges)

ANB3TNLTE NALAE 11NN9131N S

(Incentive Fee)

1.8% 109718 lmannnIsAnL LY ﬂ@ﬂﬁﬂﬂﬂqﬂ’]ﬁ‘ﬂitﬂﬁﬂéﬂﬂ?

ALsziunie

0.8% 94318/ lasan N AT uasa Tl 1
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szanmunisanlganansd (Fixed Charges)

(Property Insurance) waztEiiy 3% luild 2 WATAABABIENNTUTTHIUNNT
AN TIAY (Ground Lease) 1 "
1-2 182,505
3-7 209,881
8-12 241,363
13-16 -

¢ [ud15a3A115uLlg9m1As (Reserve for Replacement)

Rudsesnntfuilyeenans dsznavldaneg Sudrsedlunadasudan wazginsumnie) nelueinis
< o o o = o o o L > ! X ¥ Y & =

BaiAugAy luEesreenstngeineAunneesdan warguUnsa Anlganafiazasnauluiiuga
AN ZANTBIY U T0InALNY TaSudrseliulgsanansinldeg Nlscunsenay 2-5

199918/ lm99u Inennsilszanunisdinatazaueyiueny uazilsvinnaeaninedunlsziduyan

AUNUAT LA
Rudrrasatliutleenans 3% aa43e laganiiniatuasa (T lusaumelaaniunlales
(Reserve for Replacement) WTLAR LAYAULIANNT) m@ﬂmmﬂm@ﬂizmmmi

® ams1Anan (Discount Rate)

dm31AAAA (Discount Rate) N19UTENY IANAITUIAINEAIINARALUNUAINHUTLTAITTLA
sveizian 109 o fj"uﬁﬂimﬁuzgl@m (24 weAAN1EIY 2566) Urrand 3.06% yanudadend e
TugsfadnmuzAzaiy Ussund 7% - 8% Al N9L3ENY AsfiasundnsAnan (Discount Rate)

lszanns 10%

L4 é’mmwammmumnmimvgu

aInnsifivreyanantesedamsning luszezina 2 - 3 I Anunndsngandnsuanauununig
asuaaytlaznaunieguiuiuiatlanmanazey lunomiadedsznnn 7% - 8% dmiunisiae -
enlasuie A9 un U3 EN 3\153mmLﬁmﬁﬂixmmmiﬁmmmmuLmumm\mu (Cap Rate)

gmiuninedunavdiuyaanluaisiley ludntlszann 7%

" bl e bl 1T
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o Tasans lasa lawlasansiin sranseadlan

mquﬁgqun']sﬂs:mmms‘[mﬁﬁﬂzl'lm

grglaaInsIuALLLDN2S (Permanent Tenant)

WULINMUASAIILTN (Fixed-rent Tenant)

30,846,413 33,931,054 36,645,538 37,744,905 38,877,252 40,043,569 41,244,876 42,482,223 43,756,689 45,069,390 46,421,472 47,814,116 49,248,539 50,725,995 52,247,775
LLUUﬁuLLﬂT[ﬁI’mi‘Wﬂitz{ (Variable-rent Tenant (GP)) 7,176,178 7,893,795 8,446,361 8,868,679 9,134,739 9,408,782 9,691,045 9,981,776 10,281,230 10,589,667 10,907,357 11,234,577 11,571,615 11,918,763 12,276,326
'é,ﬁli"]ﬂ’lilfﬂl’]ﬂj‘/uﬁ (Occupancy Rate) 7% 85% 90% 90% 90% 90% 90% 90% 90% 90% 90% 90% 90% 90% 90%
TQNT'W&IIF;@’]H;WHF;WLLUUOWQ? 29,277,395 35,551,122 40,582,709 41,952,225 43,210,792 44,507,116 45,842,329 47,217,599 48,634,127 50,093,151 51,595,945 53,143,824 54,738,139 56,380,283 58,071,691
ﬁuﬁét'ﬁﬁuﬁ'ﬂ (Anchor Tenant)
1EIL‘1J'FJ;3JW§L5[’*I (Hypermarket) 41,756,837 42,727,847 42,727,847 45,932,439 47,000,636 47,000,636 50,525,683 51,700,699 51,700,699 55,578,253 56,870,771 56,870,771 61,136,077 62,557,846 62,557,846
@uﬂrmms (Food Court) 3,690,668 3,776,495 3,776,495 4,059,738 4,154,153 4,154,153 4,465,712 4,569,566 4,569,566 4,912,284 5,026,523 5,026,523 5,403,512 5,629,174 5,629,174
&Y L@ﬂ;%ﬁmﬁﬂ‘g 4,248,000 4,248,000 4,248,000 4,566,600 4,566,600 4,566,600 4,909,095 4,909,095 4,909,095 5,277,277 5,277,277 5,277,277 5,673,073 5,673,073 5,673,073
TQNTWﬂI;@WﬂﬁuﬁéL‘ﬁﬂﬂﬁ/ﬂ 49,695,505 50,752,342 50,752,342 54,558,777 55,721,389 55,721,389 59,900,490 61,179,359 61,179,359 65,767,814 67,174,571 67,174,571 72,212,662 73,760,093 73,760,093
iw”lr;mn*ﬁuﬁﬁﬁamﬂq (Temporary Tenant Income) 6,705,079 7,710,841 8,327,708 8,577,539 8,834,865 9,099,911 9,372,909 9,654,096 9,943,719 10,242,030 10,549,291 10,865,770 11,191,743 11,527,496 11,873,320
Tqmiﬁﬂig@ﬁﬂﬂ'ﬁﬂéﬂﬂﬁﬁﬁyuﬁ 85,677,979 94,014,304 99,662,759 105,088,542 107,767,046 109,328,416 115,115,728 118,051,054 119,757,205 126,102,995 129,319,808 131,184,165 138,142,543 141,667,871 143,705,105
iﬂﬂblf;l/%;u‘] (Other Income) 321,844 380,080 425,267 440,771 452,898 465,389 480,995 494,246 507,896 524,900 539,380 554,295 572,824 588,647 604,945
iﬂuﬁﬂléﬁlﬁﬂﬁu’ﬁ‘ﬂ (Effective Gross Income) 85,999,823 94,394,384 100,088,026 105,529,313 108,219,944 109,793,805 115,596,723 118,545,301 120,265,101 126,627,895 129,859,188 131,738,460 138,715,367 142,256,518 144,310,049
dszanaunisanlgane (Operating Expenses)
ﬂlﬁlﬁ?"i’]ﬂ‘luﬂ’ﬁ‘ﬁﬁL‘auﬂﬂi‘ﬂlﬂuﬂﬂ’}\i (Common Area Exp.) 2,433,139 3,112,853 3,482,940 3,587,428 3,695,051 3,805,902 3,920,079 4,037,681 4,158,812 4,283,576 4,412,084 4,544,446 4,680,779 4,821,203 4,965,839
ﬂlﬁﬁi‘iNLﬁﬂNﬂluﬂ’]iLﬁUF{’]L’ﬂl’] (Fee for Rental Collection) 2,056,271 2,256,343 2,391,906 2,522,125 2,586,409 2,623,882 2,762,777 2,833,225 2,874,173 3,026,472 3,103,675 3,148,420 3,315,421 3,400,029 3,448,923
ﬂlﬁﬂﬂuﬁﬁﬁl/u (Leasing Commission) - E;L“]]IW?;/'J»L?J 1,287,375 1,620,319 1,701,069 1,763,084 1,811,592 1,861,556 1,923,979 1,976,985 2,031,582 2,099,599 2,157,520 2,217,180 2,291,295 2,354,587 2,419,779
P]I’lﬂ'auﬁm‘ﬁl'u (Leasing Commission) - Tesco Lotus - - - - - - - - 2,346,470 - - - - - -
ﬂ'wwﬁq\‘mu (Utilities expenses) 5,271,801 6,225,706 6,965,879 7,219,828 7,418,470 7,623,072 7,878,693 8,095,755 8,319,329 8,597,857 8,835,046 9,079,352 9,382,851 9,642,035 9,908,994
Aﬁ‘ﬁ@ﬂLL‘ﬁNﬁ’]@\ﬁﬂﬂ’] (Repair and maintenance expenses) 811,046 957,801 1,071,674 1,110,743 1,141,303 1,172,780 1,212,107 1,245,501 1,279,897 1,322,747 1,359,238 1,396,823 1,443,516 1,483,390 1,524,461
ﬂlﬁlﬁ?@lﬁﬂéu’] (Other expenses) 429,999 471,972 500,440 527,647 541,100 548,969 577,984 592,727 601,326 633,139 649,296 658,692 693,577 711,283 721,550
F;ﬁ’l‘i;"al’lili‘ﬁu (Total Operating Expenses) 12,289,632 14,544,993 16,113,908 16,730,853 17,193,925 17,636,162 18,275,618 18,781,874 21,611,588 19,963,390 20,516,859 21,044,913 21,807,439 22,412,526 22,989,545
ﬂﬂ1gﬂﬂﬂﬂﬂiﬁﬂtﬁuﬂﬂu (Gross Operating Income) 73,710,190 79,849,391 83,974,119 88,798,459 91,026,020 92,157,644 97,321,105 99,763,427 98,653,513 106,664,505 109,342,329 110,693,547 116,907,928 119,843,992 121,320,504
P (Fixed Charges)
Vﬁlﬁﬁiﬁ‘mtﬁﬂﬂﬁm‘iﬂuﬂﬂi‘u?‘ﬂﬁi‘ (Incentive Fee) 1,326,783 1,437,289 1,511,534 1,598,372 1,638,468 1,658,838 1,751,780 1,795,742 1,775,763 1,919,961 1,968,162 1,992,484 2,104,343 2,157,192 2,183,769
ﬂlﬁﬂi‘zﬁ/ufl,ﬂ (Property Insurance) 687,999 708,639 729,898 751,795 774,348 797,579 821,506 846,151 871,536 897,682 924,613 952,351 980,921 1,010,349 1,040,660
m'ﬁl.iwﬁau (Ground Lease) 182,505 182,505 209,881 209,881 209,881 209,881 209,881 241,363 241,363 241,363 241,363 241,363 - - -
‘i’JNF;’]gl‘i;’q‘ﬁEIﬂQﬁVfdMNﬂ 2,197,287 2,328,433 2,451,313 2,560,048 2,622,698 2,666,297 2,783,167 2,883,256 2,888,662 3,059,006 3,134,137 3,186,198 3,085,264 3,167,541 3,224,429
rn'ﬁl%ﬁwlm‘lummmu (CAPEX)
Quﬁﬁi"ﬂ%ﬁ‘l’ﬂﬂﬁi‘ﬂguﬂid’mﬂ’]i (Reserve for Replacement) 1,216,570 1,436,701 1,607,511 1,666,114 1,711,955 1,759,170 1,818,160 1,868,251 1,919,845 1,984,121 2,038,857 2,095,235 2,165,273 2,225,085 2,286,691
’5’12I1(§'§1/IE (Net Operating Income) 70,296,334 76,084,257 79,915,295 84,572,298 86,691,367 87,732,176 92,719,778 95,011,920 93,845,006 101,621,378 104,169,335 105,412,115 111,657,391 114,451,366 115,809,385
gaéwqmﬁmmm’tmami (Terminal Value) 1,654,419,785
Net Operating Income + Terminal Value 70,296,334 76,084,257 79,915,295 84,572,298 86,691,367 87,732,176 92,719,778 95,011,920 93,845,006 101,621,378 104,169,335 105,412,115 111,657,391 1,768,871,151
yammiweAugnd 1,087,064,960 UM
vsalszunn 1,087,000,000 UM
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OPERATING LEASE AGREEMENT

12 marcH 2012

TESCO LOTUS RETAIL GROWIH FREEHOLD AND LEASEHOLD PROPERTY FUND
and
LI-CHAIL DISTRIBUTION SYSTEM CO,, LTI,
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NOVE: All ferms ave subject 1o the lerms of any Head Lease velating ta the Property
Terwi 10 yoars
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TEHIS LIEASTE 1s tnacle on ‘3 March 2012

BETWEEN:
¢}y  TESCO LOTUS RETAIL GROWTH FREEHOLD AND LEAS EHOLD PROPERTY FUNI,

n propety Tund established under the faws of Theiland aud mannged by Krung Thei Asset
Management Public Cotpany Limited whose registered office is ag 11 Q. House Sathom Building,
M, G and 10th Floors, Sonh Sathom Rond, Tong Mahamek, Sathora, Bangkok 10320, Thaiiand (Hie
Landtord), and

ERK-CHAL DISTRIBUTION SYSTEM CO., LTD,, # private fimited company ineorposated under

(2)
the fwws of Fheilned with repistered number 980553901005 hawing its ragistered office at 62941
Mo, §0 Nawrninir Rd., Kiongkoom, Buengkoom Bangkok 10230, Thaiiand (the Tonan).

WHEREAS:

(A)  'Fhe Landlord hos enterad into a sdle and purchase aprecmennt (the SPA) pursuant 10 which the
Landlord will, subjeet to completion under the SPA, purchnse the Shopping Ma)l (as defined helow)
from the Tenant and hecame Lhe rogistered owner of the Shopping Mall.

(3)  Subjee fo completion under the SPA, the Landlard wishes (o lee to the Tenant and the Tenunt wishes

1 lease from the Landiord the Property (as dolined befow) according to the tetins aud condiiions of
this L.ease,

THIS LEASE WITNESSES us follows:

1.

DEFINITIONS

{9 this lease:

AltEliute means, in selation to a company, a Subsidiary or a THolding Company of thet company or
any other Subsidiary of any such Holding Company, in ouch case for the time being;

nssipgn inciudes entering into any form af teansfey or assignnient of the Property and assignment is
stmsiloily construed;

Back Offices mems the office aren within dic Shopping Mall us fasther described in Sehedule 1;

Busiress Day moons u day (other 1hun a Saturday ar Sunday) on which bunks are generaily open in
Bangkok for normal busingss;

Car Park mesns e car park at the Shopping Malk
Canduits includey thosa for sewage, water, gus, eleotrleily, tefecommunicntions and dats PrOGCSSRIES

Control, in relation ta 2 company, means a direct or indirect fokling or aggregate tioldings of shares
(or ather ownership intores(s) ewivying 30 per cent. or mase of the voting rights of that company,
whether oF not such holding or Boldings aive de facto conlrol .

Defanlt fnlerest Rate means the greater of (1) 15 per cent, per ounwa or (i) the maximum rnie
permissibie by law; .

End of the Term includes, subject (o any renewal pirsuant {o chiuse 14, the expiry of the Term by
cfttuxion of ime or the {eaminton of this Lease or determination of the Term fn any other way;

0032728-0000%38 BN:1541938.3 1
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Eouipment and Facilitles means the equipment and theilities fnstatled by the Landlovd al the
Praperty, comprishig moins connection points for sewage, water, (elepbone, IT nod elesirloity,
foading bay facilities (cxcluding shutiers), MEP raoms and the firefighting system, including
arehifiecirat works, sprinkler system, vontilation system and electrical (HY & LV) system;

First Extouded Term las the meaning given in ciause 14.1;

Foren Majeure weans any event, circumstance or cendition that: (i) dircotly or indireatly materiaily
prevents ar materially and adversely affects the obligations set forih ju this l.case; (ii) is bayond the
teasonable control of any relevant party; and (iil) could noy, by the cxereise ol reasonnble care, have
Leen avaided or overcome in whole or i part by such purly. Subject to the aforementioned dems (1),
(i} and (i), Farce Majewre facludes natuval disasters such as eacthqnake, typhoon and flood; evenis
sush as war (whether declared or undeclared), invasion, toyrorism, civil commetion, riaf, blockade;
entbargos fire; explosion; strike or other lnbour divputes; epidemic and pestifence; material aecident;
and Ly reasan of any {or change in any) law, arder, proclamation, regifation, ordinance, demand,
cxpropriation, requisition, requirement or ahy other act of government authority, mcluding military
actios, cous arders, judpments o decreos;

Food Court means the food cotit avea of the Shopping Matl as turther describer! in Sehedule 15
Gyrong Catpany means, iss relation (o & company, that company’s AlTlates:

Hoad Loandlovd ticans any person for the time being eitled Lo possession of (e Property ai he
end of any ferm of years granted by any Head Lease;

Head Lease means auy lease under which the Londlord #s for the time belug entided 10 possassion of
fhe land where the Shopping Mall {including the Property) Is lasated and evory lease (whelher
immediate or otherwise) oul of which that leaso was creaicth, all agreements varylag any of those
feases and all licences and consents granted under any af thase leases or under any agreament of
vaviation;

Foldlag Company means, in relation (0 2 company, a company in respeet of whicl it is, for the tme
being, o Subsidiavy;

House andd Eang Tax menus the house and land (ax payable tn respect of the Rant or other market
value as assessed by tho local government authority pursuant to the House and Lend Tax Act B.E.
2475 (AD 1932) as amended from thne 10 lime;

Hypermarket weans the premises known as ‘T'esco Lotus Hypermarket Pisunulok as finther
tleseribed in Schedule i

Initid Ternt means ten years commencing on and ineluding the Terme Commencement Date;

Ensurance Bvent meany any evant insuted under any Insurgnee policies taken oul by the Landlord or
the Tenmif under clauses 9.1 or 9.2;

Lanvlord means Teseo Lotus Retuit Growth Frechold And Leaschold Properly Pund or fis assignee
or sueecssor in titie being the person for the time being entitled 1o possession of the Properly af fhe
ind of the Tarny

L.ense means this lease, every agreament varying oy supplosaental (o 1his [ease, evory Jicence and
conseit granted under this lense or uiader any agreement of variation or supplementa) agreenent;

0832733-00006008 BN.1641333.3 2

bnd

el )

e |

C =3

L-d L.

S—

SNCAN RS-

3 O 3 C 1 3 O C3

— 3

i O [




[UR—

]

L

=

Maintenance Area memns 1o mainichance ea within the Shopping Malt os furifier deséeibed in
Schedule 13

Management Company means Bk-Chai Distibution System Co., Lid or such other management
company as appolnted by the Landtord from time to time;

Pormitted Part means at any time a part of the Moperty, which s capable of being occupled and
nsed a8 a separate unit with all necossary services and rights for such accuputions and use;

Perritted Use means os retail, food court and other businesses us carrled on by (he Tenmat or the
Tenant's Afiiliates from time (o fime or [or such other trade or business as may fram time 16 tane be
consetited 1o by the Landlord {such consent not to be unreasonably withbeid ar delayed);

Praperty means the Hypermarket, the Foad Court, the Back Offices, tho Maintenance Arca and the
Warehouse;

Rent means the rent payable uader this Lease in ncoordance with clause 4;
Second Extended Terin has the meaning piven br clause 14,13

Shopping Mall means the shopping mall losated at 909 Moo 3, Aranyik Sub-district, Muang
Pitsannlok Distried, Pitsanmlok Province and a plan of which is sel ont in Sehedule 15

Signage meuns signs, advertising placavds, names, insigla, ttademarks, deseriptive wnterind or any
odher simitne Hems whose size, foras and quality hnve been approved by the Landiond (such approvad
nal 1o be unreasanubly withheld or detayed);

Sigaage Locaiions means such lovations where the Tenant has Signage as at the date of (bis Leass
and other locations as the Lundlord sholl desigrate {ncting reasonably} providod slways that stich
locations are comsensurate with the siatus of the Tenadl as the anchor tenant of the Shopping Mall;

SPA hus the meaning given in recital {A);
Subsidiary means, i relation {6 2 compny, a company of which it has Control for the time being;

Sub-Tessees means any person 0 whom the Tenant sublouses & Permitted Patt in accardanet with
chiuse 8.3 wd Sal-lossees meany adl of then;

Tevani means Bk-Chai Distribation System Co., Lid, or {ts assigness ar succussars i title;

Term means the nitial Famm, the First Batended ‘Femm or the Seoond Bxtended Term (o
applicable);

Term Commencement Paie means fhe date on which completion under the SI*PA occurs;

‘Third-Party User teans any user of pait or parts of the trading aross of the Property in accordavee
with clause 8.5 and Third-Party Uscrs means all of them;

Tthlities means the servicss ov utilities used b, upon or abont the Properly or (as the case may be)
(he Common Arca, inciuding water, gay, alinconditioning, clectricity, prwer, relephone servicos and

vable services; and

Warchouse meons the warchouse ates within the Shopping Mall as futher deseribed it Schedule |

0032738-0000905 BN:1641334.2 2
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2.4

22

2.3

3l

3.2

3.3

4.1

INTERPRETATION
Enactments

fn this Leuss any reference, oxpross or Implied, 10 an ennctment (which includes any legislation i
any jurlsdicrion) includes referances to:

® that ehactineit ns re-cnacted, amended, extended or applicd by of erder any other enuctment
{before or after the exeeution of this [.ease);

{5 any enactment which thal ensetment re-easels (with ar without modification);

© any subordinate legislation made {before or aler the execution of this Lease) wncer that
enactment, as re~enacted, amended, extended ot applied as described in clause 2,1(x) above
ar under any enactment referred (o in clanse 2,1(b) abave; and

[{:)] any consonts, liconces and permissions given (before or afley tie cxcention of {his Lenso)
under that enacenent, 85 amended, extended ar applicd as deseribed in clause 2.1{a) sbove or
aunder any enactment refoiral 10 i0 clanse 2, 1(b) ahove or under that subordiante lagisfation
and rny conditions condained in Mose consents, teonces and permissions,

Applicuiion

Clauses 1 and 2 apply untess the contrary infettion appeary.

Chanise headings

The headings in this Lease do not affees its interprotation.

LEASE AND FERM

Term

This Leaso sha:ll have effect from the Term Commencement ate until the End of the Term.

Leaso

With effeet fiom the Term Commenecment Date, the Landlord lotg the Property to the ‘J'uném
together with the rights sef out in this Lease but except and reserving (o the Landiord the rights set

ovi in this Lease for the Term subject to 4l rights and covennnts affecting the Properly al the Rent
(as asocrigined in aceordanoce with eluuse 4).

Exciuslon of implied vights
This Lense does rot include any dghis oet than those set out in this Loase..
RENT

Rend

‘Ihe Rent is as scb out under the heading ‘Rent per moniy' i Sehedule 2.

4332724-0000003 BiL1641438.3 4
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Rent paymont dates
The Rent is payable in advance o1 or prior o the Sih day of ench caleadar month, The {ist payment

shull be caleulated for & period commmencing on the Tetm Commencement Date and ending on the
[ast day of such calendar month,

TENANT'S COVENANTS
Tntroduction

The Tenmt covenasts %t the Landlord to comply with its abligations sc1 out tn this Lease.

Rent and Honse and Land Tax

The Tenant mitst pay the Rond to the Landlord at the times and in the manney veferred (0 {n clavse 4
sad pay in addition to 1he Rei, all House and Land Tax payable, based on the spuce of {lic Proparty
and In accordance with the applicable laws throughout e Term,

Qratpraingy

T'he Tenunt must pay all present and filnre Ouigoings assessed, ehargad or hnposed o, or payabie
i respoct of (e Property or ssessed, charped or imposed on, or payable by its awncer o aceupier
inchading, but not limted to, any outgaings in 1aspeet of the Tenant's equipment, furniture, finturay,
fittings or improvemeiuts ta the Praperty,

Tn this clavse Outgoings means s, duties, charges, assesstonts, hvpositions and outgoings of
any other description and whether of the nature of capital or revenue and cven though of a wholly

nove| chavacter.
Repair
The Tenant st ag s own cost:

() keep (he Tutorior of the Property and alf equipment and machiitery belonging fo the Tenmit
on of in the Property, in good repair bug, subject to claso 5.4(b), is not obliged to repair
damnge eatsed By an suramcee Bvent,

(b} i directed (o o $o by the Landlord, repair damage caused by an Insurance Eveni where the
insurance mounios are irrecoverable beeause of ihe act, defauit or andssion of the Tenant, any
person deriving tile under ihe Tenant or anyoac at the Property will the express at ftplied

autharity of any of themy

(¢) replace alt the Landlowd's fxnres and fitttags in the Property which beceme beyond repair

duying the Term;
)] keop all windows and other glass in the Property (bath fuside ind outside) cleaw;

(&)  keep any apen ana within the Property adequately surfieed (where appropriate), i good
condition, proporty eultivated (where landseaped) and {ice tfiom weeds; anel

) notify the Lanciord of any and al) nateriat defets in the Property.

0932738-000Q005 8N;1641336.3 5
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5.7

Rodecoration

-

The Tenaot myst al iis aws cost sedecorats die Taterivr of the Propexty at such tines that she Tenant
deems approprinte, "Tha Tenant must ajso have all pars of the Properiy requiring treatoont for their
preservation and protection freated in accordance with fhe best appraved manner for prescrving ang
protesting them, Al works under this clause nst be canded outina good snd workimanlike mannoy
and with suitable, goad-guality materials,

AMeratlons

The Tenant must not make sy structural slterations o the Property without the prior wrilten consent
of the Tandlard (sucl consent not be unreasonably withtheid or defayed). The Tenant may make any
non-strctural atierations without the consent of tle Landlord.

In this elnmse i steneturm altoragion is one which ’ffeets tie roof or foundations of the Praperty or
Shopping Matl ar any foad-beuving pait of it

Uye
)] 'The Property ust not be wsed for any purpose other (han the Permitled Use,
()] “the Tenant must:

) keep the Property open during the hours euveensly traded by the Tonwat at (he date of
U8 Lease. Such hours may be changed with the consieat of the Landiord (sneh
consent not to be unreasonably withiield or defayed);

iy keep the windows of the Property properly illuminated dueing the Tenant's ordinary
business hours; and

(1) nat trade o place goods owside the Property other than i accordance with this
1.e5¢ or the rules applicable to the Shopping Mall.

Use ohligationy
‘[he Tenant mmse:

(n) not mstall in the Property any cquipment of any kind other than normal office and vowil
equipment;

{6  usonny apen aren within the Property only for the puupose for which it is desipned;
(£} nol leave e Proporty unacenpicd without natifying e Landlord;

() nat do anyihing on the Property which may beconis & nuisunce, dunnge, danger, annoyanse
or inconvenience to the Landlord or ary nearby owner or ncenpicr;

(e} not allow 1 pass imo the Conduits serving the Propeely anything that may abstruct thert or
cavse damage, danger or pollution of anything poisonous or radiouctive;

H not bring onto ar keep in the Property anything dangerous, inflaminable, explosive, noxions
or offensive other (ha in the oxdinary eourse of business;

002%733-0000008 BN 1641823.3 5
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)
(k)

tiot use the Property for any illegal or immoral purpase ar for any dangerous, noxiotss, noisy
ar offensive gcenption OF 1 any manter so a5 to be offensive to the oceupiers of uny nearby

properly:

not use {he Property for the holding of public meetings or auction sules oras rekidence or
aceomutadation at the Properly or keop any animal on ity

not damage the Property av its Conduity;
iemove all relise daily and keep fhe Properly clean, tdy and n good order; and

not obstruct any road or Thotpath within or serving tic Propeify and not do anything as n
rosult of whiclt reasonable nse of the yoad or footpatl by others may be tmpeded,

59 Compllance with applicable Yaws

The Tenanl must:

(v}

(d}

(e)

£}

()

comply with all applieabls laws and rogulations and requirements of cvery government
deputment, focal or other authority wad court or compotent jurisdiction in refation lo the
Propurly, auy opaiions canied out at the Propesty and its use and not comnyit any breach of
planning ar zoning laws or regulations;

ablain and comply with alf necessniy consents, dicenees and permits for the carrylng ont of
fny operation or the-Property or the institution o continuance of anys

indemnify the Londlord agains( all charges payabls in rospeel of any application for
consonts, Hoenoes or permits wnd repey 1o the Eandlord alt actual professional fees and
expenses reasonably incurced by Uie Landiord in comneetion with any such apphication,
provided that the Landlord shall provide the Tenant with the snlisfaclory supporting
docwments in respect of any such fees and expenses paid;

ot make any alteration or addition (o or ehiange of usc of the Property for which a consuni,
Jiceneo o permit must be obtafned before (e cansents, ficences or permits for it have een
produced to the Landlord and acknowledped by the Landlord as satisfhetory fo it The
Landlord may refuse to express satisfaction with the consents, licencos or permits on the
arounds Uhat snything contained in 1t o omiued from it in the reasonable opinion of the
Landlord would be prejudioial to the Landiord's interest in the Property duving the Team or
after the End of'the Ten;

pay any charae imposed under applicable fnwy or yegulations in respect of the carrying ounl
of any opevation or the institution or continuance of' any use;

anfess the Landlord directs otherwise, cairy out hefore die Bnd of the Temm all works
required o be earried out as & conditfon of any consent, licence or permit which may have
beon Ruplemented during the Term wihether or tot the date by which the consent, Licence or
pormit requives those works 1o he entried out falls within (he Term; and

prosuce (o the Landiord all drawings, documents and other evideiee reasonably requested
by {he Landlord ta satisfy ftself that this clause has boot compied with,

0022723000008 BN:1641838.3 7
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510  Acquivitton of righis

The Temant must not sHow any right to be acquived over the Property, 1f any right is acanired or

atterpled to be acquied, the Terast must upon becoming aware give immudiate totlee of tt to the

Landlord.

511  Assamplion of Siakilities

The Tenant must

{n) assume all axpenses wnd Habilities avising out of the business operated by it on the Property
which, in the eveni of a dispuie, fave been adjudged by an arbitral awacd (not subject to
appeal) to he lubilities asising out of the business of the Tenani operated by it on the
Praperty;

(L) be responsible for, and shall peomptly and properly handle, alt complaliis and elaims by its
custoniers, to prevent any adverse effeet on, or ubstruction o, the Shopping Mal] and other
tenants and oustontors thercis; and

(¢)  Indemify and keep the Laadlord indemnified from Lability in yespect of all loss, damage,
actions, procevdings, clajms, demands, costs, damages and expenses in eespect of any lnjury
{o of the drath of any person of damage to any property o i resyect of the inftingement,
disturbance or destruction of any right by season of ot arising In any way directly or
indircetly out oft
) e negligent net, omission or defanlt of the Tenant, its SubvTenants or Thicd Pacy

Useps or any person a1 the Propecty with the expross or Implied authordty of any of
tham; and
(i) any broach By the Tenant of this Lease,
812 Pormission

The Tenant must:

(@  permit the Landlord ot any tlme during the Tern (o affix to the Property o notice for dealing
whh the Landlord's tnterest in the Properly; and

thy  permit ull persons with written authoelty from the Landlord or the Landlord's agent lo vicw
the Property any time during the Tenant's business houry, provided the Landlord gives
reasonable prior writlen notice to Gie Tenant of any such request and the viewing does ot
create ay Bitetiuption to the Tevant's business.

513 Shopping Mall Rades

The Landlord may make, revoke ar amend riles, regulations, polivies andior procodures for the

Shopping Mall vepulating the use, operation, moeluienances and fitting-out of the Property within the

Sfiopping Malt and the conduct of persons osoupying, using or visitiag the same, The FTenant shall

observe and perform all rafes nnd cequirenents contuined therein or as from time Lo Hine amended

by the Landlord, provided that:

() il there is any inconsistency between stieh rules, regulations, pol iclas andfor progedittees and
this 1ease, the torms of this lease shall prevail and that the Landlord may hal enforee
agninst the Tenant any obligation under such ruls, reguintions, policios andfor procedures os
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63

64

Ut iy amendwient whicli, i ey édse, I8 mattrally iniconsistend with any aiher 1erm of, and the - -

rights of the "Lenant under, this Lease; and

{b) any nineadinent {o fhe yujes, regulations, palicies and/or procetures afler the date of this
Leuse shall reqire the cansent of (he tenants and users of the Shopping Mall who together
fease a majority of the leasnble floor space of the Shopping Mali (excluding the Cemmon
Arcas,

Vacate the Property and the End of the Tarm

AL the End of the Term the Tenand shall, at its own cost, remove all propery, cyuipment, machings
and shop fitengs front the Praperly and enisure the Propeny is returned in substantially the same
condition as at the Term Commencement Date (save for normal wear and teas). 1€ required, e
Pt will, at its own cost, repair or resiore the Prapsrty to substantially the sume condition {(save
fo seasonable wenr and o) &8 at the Tertn Commencoment Date. All keys must alvo beraturned to
the Landtord,

LANDLORIY'S COVENANTS

Introduction

The Landlord covenants with the Tenant to comply with its abligations set out in this Lenase,
Ragistration

{0 The Landford agrous to registet the lease of Propery under this Lenso in favour of the
“Tenant at the relevant land office within ton Busiuess Days from the date of this Lease.

() A shori form lease shall be annexed to the officia) lease agrecrent which will be registered.
{v) The Landlord shall bs responsible for the lease registration fee.
Quiet enjornent

For so long as the Tenant pays the Rent and performs and obscrves jhe covenants by the Teitat aiwd
the conditions in this Leaso, the Tenant may peaceably and quictly hold and enjoy the Propeity
during the Term without any lawful intermuption by the Landlord or any person claiming under the
Landlord.

Ihe Landlord shall not do or omit to do anything which may interfere with or allout the visibility of
the Propeity or niy Signage creeted by the Tenani in accovdance with this Lease,

Itead L.ease

The Landlotd must pay the rent wider by any Head Lease and perform all covenants contained in
any such Head Leage,

Assistance with liconess, peyinils o1 consents

The Taudlord shall provide auy and al) assistance or suppayt reasonably requested by the Tenant
{and 2t the Tenant's cost) in relalion 10 the sebmission of any applications or documents or making
contuct with any selevant authorities or persons or proceedings in ruspect of any pernils, licehees,
approvals andior consends in redution o the Froperty or the use of e Property by the Tenaut thereof.
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0.6 Car Park

()  ‘The Landford shall:

6] ensive that theye avo, at all times, a1 least the same number of e paking spaces in
sespoes of the Properly s aie available as of the dote of thiv Lease o use by the
Tonant, fts costamars, employoes and workmen within the Car Park;

(i) heepthe Car Patk tn good and proper repair, clean and properly it at at times;

Gi) 301 alter the number of car parkiag spuces without the prior writien consent of ile
‘l'epant;

(iv)  provide fiec car parking for the Tenant's customers, employecs and workman, save
far thosa feos which are imposed on the date of (his Lease, Any change 1o the fees

' charged or the amber of ear parklng, spaces shall requive the jirior written consent
of the Tennatu; and

4] nol erect any banfer at the entvance ta or exir from the Car Park nor imnpose any
charges i cespect af the use of it ot tnpose uny other car parking monagement
regime without the approval of the Tenau, acting redsanabis,

(b Wihiere the Landlord is in breach of its abligations 10 maintain and manage the Car Park and
lias on reasenable writien notice fiom the Tenam failed to rectify auy dofanit on iis pari then
the Tenam miny take swch sieps as are vequired for the due pecformanee of dose obliaations
and the reasonable atld proper costs of doing so shak be a debt due from the Landlord to the
Cenant. 1 the Landlosd has fatled 1o repay the same within tew (10) Business Days of
written deimand {such demand to be aeeompanicd by such supporting documeniation as i
rensotably neeessary (o evidence the expenses demanded), the Tenant may set-off such
grpenses against any fiture payments of Reat.

67 Trotley Bays

The Land)ord shalt not desigtate any aliemative areas for trotley bays in the Shopping Mall as exist

at diw date of this Lease unless thove alternative arens are copable of ascommodating substantially

the same or & gremer number of tolleys and are not materialty Joss adjacent 1o the Praperty or
materially less consedious,
&8 Aceess, Leading Bay

The Tandlord shalk:

{1} - use reasonable endeavours to keep alt access roads open 24 hours per day (subject lo
temporary efosnre for inspectian, maintenancs, sepair and renewad); and

()] ensure that the Fenant has 24 hour access to the Joading bay area.

68  Opening Houvs
“The Lundiord shalf ensure that the teading hours of the Shopping Mall will be in accardince with 1he

{rading hours of 1he Temant in espect of the Property as aiotificd by the Tenant from time 1o time,

The Landlord shat! not close the Shopping Mall nor vary the opening hours without the prior writien

consent of the Tonont (stich consent not to be unretsonably wihheld or delayed).
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Tenant Mix of tho Shopping Mall

@

("

The tenant mix of the Shopping Mall will follow the provisions of good estate management
acd will comply with the standards of a good guality shopping cenfra anchored by «
hypermarkel, The prior weitten consent of (he Teant s tequired to any substantisf change
i the tenant mix {such consent not (o be umieasonably withheld or delayed),

Eor so fong as the Propurty is leased by or accupied by the Tenant or a Group Company of
the ‘Fenant the Landlord shall not use or permit the use of the whols or any part of the
$hopping Mall (excluding the Property) (i) as & convenisnce store, (f) as sapermarket, (jif)
as & green grocer {iv) for the sale of aleohol or () 1 a food court

Exsopt for those cxisting on or prior to the date of this Jease, the Laudlod shall not provide
or sile any kiosks in the Conunon Areas within 4 melyes of the fkonfages of the Propeity.

The Landlord shall not pllow any solicitation of any business simitar 10 thal of the Tennnt in
the Shopping Malt or on the Property and shall 0ot circvlato or nlluw 1o be virewlated fentfleis
or ather advertising materfals {1 the Common Aseps advertising any business simifar to that
of the Tenant, The Landiotd shall take any and oi) aclions wnd procawtions necessary to
prevent those, and shmilar acts from occurring in the Shopping Mall and on the Propeity.

OTHER RIGHTS AND OBLEGATIONS OF THE PARTIES

Common Argas and Udlifles

®)

()

The Tenant may (ad no cost)
6] solicit business of citonlata leaflets or other advertising matetils; and

()  sel up kiosks, tables or ether promotianat activities up to twelve {imes per year for
 to five days at a ime, -

in ths Common Areas In aseordance with such reasonable icrins and conditions impesed by
the Landlord from time to time provided that sty such activitics do not muteriuiiy atlversely
affect other tenants of the Shopping Madl,

“Yhe Tandiord shall use soasonable endeavours 10 provide to the Tenant the unicterrupted and
contintiaus supplies of Utilities which satisfy the Teuant's requirements for jis use of the
Propedly in gccordance with this Lease, Yhe Landlord shall not be liskle for any
interruption, fuHure, discontinuance o tevmination of any supply of Utilltics, save in the
case of its negligence or wilful miscondinet.

The landlard shalt snsure that theee aro, it all thines during the Ferm, sufficient Common
Ageas and Joint Ireilitics to enable the Tenant ta cany out the Permitted Dse of e Proporty.

The Landlord must tedeeotate the extorinr of the Shopyivg Mail aug tho Common Argas al
suclt tirmes as to keop the Shopping Malt and Comman Areas in good decorative order and in
ary ovent tnidertake a refinbishment, renovation and redecoration of the Shoppivg Mall sud
Comman Arcas at least every five years tiroughout the Term, The Landiord must also have
all parts of the Shopping Malt and Common Areas requiring freatinent for their preservation
and profeation teented in accardunce with e best approved manner for preserving and
protecting tham.  All works under this subelause must be carvied out i & gond and
workmanlike mauner, with suitable, good-quality mmerials and in a desigh and colour
scheme consistent with thu Tonant's decoration of the Property.
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72 Sipnage

(@)  The Landlord agroes thal the Tenant way creet und maintain a¢ {is own cost (including the
payment of any and afl signnge tax) ond risk Signage a1 the Signage Localions provided Ut

the Tennn( takes all reasonable precautions in relation 10 such signage {including in relotion -

to health and safely and public diabitity insumnce),

(b)  Invespeol of all Signage 1o ba erected by the Tenant, the Tenant shall follow the approval
procedures of tha applicablu regulations of any government autharity and be responsible for
the relevant appliextion charges and shalt comply with aft other applicable requiremients of
such govermment authority. The Landlord shall provide all necessary assistance in respect of
such applications which shall not be upreasonably withheld or delayed, I the seleeted
locations are not appraved or are {orbldden by any govornment authority ot dhe Fonants
Signage cannot be sel up at the agreed loeations dus to my reason aftitwtable to any thivd
pacly, the parties shall use thel reasomabic endeavours, and et in good faith, ¢ find
acceplable alternutivo Jocations, pravided that neither party shall be obliged to accept n
sofution that is in breach of'any requirements of the relsvant government autharily.

(¢  The TFenant may install temporary Signage on the outside of the Shopping Malk provided
that such Signage shall not cover an aren of e outside cladding which is, in proponion,
grepter than the proporiion that the gross biternal arer of the Property bears to the Shopping
Mall, The Tenats shall notify the Landiond of any such temporacy Signags.

(@  The'Tenunt may remove or replace Signage from timo (o time, provided that the Tenant shatl
ensure (it na damage to the Shopping Mall is caused due o such removat or replaceneni.

(&) The Tenant shall at its awsn cast remove (he Signage al the End of e Term {(save to the
extent that the Londlord notifies e Tenatd in weiting before the end of the Tern that the
signage should remain Oy silg).

73 Exceptions and Reseyvalions

“Phere are excepled sad reserved 1o the Landlord and uil other persons authorised by the Landlord or
having similar tights:

{2) it right to the passage and ronaing of {he Uliities thraugh any relevant Condults which are
now, or may at any time be in, under, or over the Propeity and serve the semtinder of the
Shopping Mall;

(b) the right to enter (e Proporty in ovder (o
(0 fngpect, clean, maintain, vepuir, conncet, cemove, renew, velay, replace, alter or

cxecite any works whatsaever 10, or 10 connection with any of the Utilitios serving
the Conunon Arca or any other seivices;

(i)  excowie yepabs, mnintenance, altsrafions or any other woiks, and © muke
insiatiations o the Shopping Mail; or

ii)  doanything which dic Landiord may or is obliged 1o do nnder this Lease,
provided thal the Landbord shall;

{A)  give af leagt fourteen dnyy' writien notieo (oxcopt in an emergency, when no ftotice
need be given) to the Tenant of its intention to exercise such rights;

0032733-0000008 8N;1041838.5 2
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(B)  exercise such elghts only if the Landlard cannot reasonably cary aut such works
otherwise than from within the Property;

(C)  where reasombly practivable to do sq, exorcise such right outside of ordinncy
bosiness hours of the Tenant; and

(1) shall make good ns saon as praciicable 1 the Tenants refsonable satisfaction any
damoge caused ta the Praperty as a resuli of e Landtord exercising this right;

the Hght to erect scaffolding for the purpose of sepairiug or cleaning the Shapping Mall in
connetion with the exercise of any of the ights mentioned i this Lonse provided that such
scalfolding shall not snaterially adversely aflect the Tepanls tiso of enjoyment of fhe
Proporly and in exercising this sight the Landlord shall eanse as little inconvenietice as is
ceasonably practicable 1o the Tehaunt and shall make good as soon as’ practicable {o the
“Yenant's reasonuble satisfaciion ony dumage caused (o the Propeuty as a result of the
Landlond oxercising this tight. I any such scafibiding obscures (whether in whole or in
pard) any Signuge of the Tenint, the Tenant shall have the right 19 atiach temporary Signuge

to stwh serffolding;

any rights now, or afies the date of tiis Lease, betonging to, or enjoyed by, ather parts of the
Shopping Malh

fult right nad liberty at any (ime after the date of tis Loase to develop the Shopping Mnll
and 1o raise the height of, ar make any alterations or additions or caceie any other warky to,
the Shopping Meall or any buildings on any adjoining property, or {0 crect any tow buildings
of any height on any adjoining property in such manner as the Landloxd or the porson
excreising sueh vight shall think fit, provided that (i) the Tenant's use and enjoyment of the
Propurty ave net materinily adversely affected aund (i) any works undeitaken a'¢ catried ous
fr 2 good and warkmantike manner, with suitable good quakity mateyials and It a desigu and
colour seheme consistent with tho Tenant's decoration of the Property; :

the right of support mid protection ftom the Proporty 4s is now enjoyed by the other parts of

the Shopping Mail;

the yight ra affix security canmeras and Nghting to the owsidle of e Property sihjeot to the
Tenant's priov written consent s to the size, location, numbes, design and colour (such
cansent not to be unveasonably withheld or delayed) and subject w the Landlord cotplylng
with all stalutory requirements in celation therelo and keeping o smne i gaod and
substangiat repair and condition, Any works utderiaken purswant 1o Wiis subefause 7.3()
shall be carcied out in & good and workmankike manner, with suftubfo oo quality tnaterials
and in n desigh and colour scheme consistent with the Tenant's decoration of 1he Property;

the right from tine to time 1o vaty or recanfigure any of the Conimon Areas or the Utilities,
peovided that e Tenant's beneficial use aud enjoyment of {he Property or the righs
confenved to it under this Lease are not materjally advorsely af{ected; ond

fulf right and Hberty ai uny time to compromise any rghty of light ov air benefiting the
Property, provided ihat the Tenants beneficial wse and cajoyimem of' the Property is nol
materitlly adversoly affacted,

T4 Riphis Granted

I'here ate pranted to the Tenaut and all pevsans awthorised by the Tenant:
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Gy - theright to use e Common Areas-forall proper puiposes in-oonneetion-with-the-use - and- -

enjoyment of'ihe Propaity;

by  subject to any temporary interuption for repairs, maintengnee, allerations or replacemonts,
the right to the passage of any of the Utlitics to and from the Property through any conduit
which may be in, under or over the Shopping Matf, fn ench case so far as is nosessary fo the
reasonable nse and erjoymont of the Propenty; ’

{¢)  the right of suppoert and protection from the Shopping Mall as Is now enfoyed by the
Property; anct

@ he sieht 1o enter the Shopping Mall with workmen and equipment in oxder 1o carry ol
warks of rapair, mainienance and alicration lo- (e Propuriy or the conduits or to do anything
which tie Tenant is abiiged 1o do under {his Lease, :

ALIENATION

Rostvietians on sdienation

Save to the extent permitiad by the provisions of this clouse 8 the Tenaut must tot part with
passession of the whole or any puit of the Pyopesty or part with or share occupation of the whole or
any part of the Property or permit aceupation of the whola ar awy part of (he Propeity ot hotd jor any
other person (on trust or otherwise) the whole or any part of the Peoperty.

Assignnent
The Tenant must not:
() sssign or transfer its feaschold vights 10 any pmt of the Properly; or

(b)  assign or wansfer fts Jeaschold sight 1o the whole of the Property {other than 10 a Group
Company of the ‘Yenant) without the grior written eonsent of the Landlovd which may not bo
wwressonably withiold or defayed. 17or the avoidance of doabt, the Tennal shal! Ge pormitted
to assign or transfer the whole of e Property to a Group Company of {he Tenant without
the consent of the Landlord.

Sublesye
The ‘Fenaat mest oot sublease part of the Propenty save for:

(&) those patts subleased or avatiabte for sublessing an or yriar lo the duic of this Lease
(including the renewal thereof);

(h)  those pasts subleased (0 Tesco Card Services Limited (Including its suecessur or ussipns);

() the sublease of a Permitied Part, provided ttnt the agaregate avea of the snblersed parts shall
not cxeeed 30% of the total flgor space ol the Property; ar

(d)  where the prior written appraval of the Landlord has been obiained,

Farm of sullieasy

The Tenant must procure that every sublease dovs not permit any asyignment, sublease or ather
dending av disposat of the Property which is prohibiled by the tesnsy of this Lease and prohibits any
flniher siblease,
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9.

glz

“fenure §s canferred upon the aceupler,

Cancessinns

The Tenant may prant concessions 1o, or avcept consigmment by, third pestics in respect of any
tending aren of the Property without the consest of the Landlord provided fhat no lease within the
meaning of the Civit and Commercial Code is creuted.

Associnted compunics

The “Tengnt may share the occupution of the whole or any part of the Property with a Graup
Company of the Tenant for so fong a5 bath companies remain members of that growp and provided
that to relationship of landiord and tenant iy cieuted botween e two companics and o security of

Charging

Othar than & sublesst peratilted vader $his Lease, the Tenant must nof:

(&)  crente o permid 10 be ereated any encumbrance over a pan oft!;c Peopeny; or
{b) crente ar permit to be ereated any encum.bra nte over the whole o' the Propasty,
withow the priot consent of the Tandlerd, which may not be unrexsombly withlickl.

Raglstration of daxlings

Willin 10 Business Days of overy assignmeny, iransfer ar sublease of the Praperty as permitted
ander this Lease, the Tenant must notify the Landlord of such assignnent, transfer ot subilease,

INSURANCE

During the Torm, the Tenant may insute the Proparty agatnst comprehensive all risks, inciuding.
without [insitation, the thivd pacty liabitity in cespect of the Property and the Tenan’s business
intesruption. The Tenant may name fself as the sofe beneficiary wnder the selovant insurance poticy.

Duving the Term, the Landlord shalt tako out and malntain with a repuiable insurance company ai
least the foflowing!

() conuprehensive all risks (including, bnt o1 Hmited 10, third party lialilities) property
insurance in tespect of the Shopping Malt (including e Prapeny) and all the facilities,
cquipment, constrtiction work and propesty of the Landlord with n value that is nat less than
their foll reinstatement value (inclusive of'al] elearance nud demolition costs and all relevant
{zes and having regard to possible increases in (ic teibslatoment costs during the period of
insuranee cover) agninst damage or loss by all visks; and

(& publie Bability insurance in respect of the Shopping Mall ia an amount of hot Jess than THB
404,753,300 por acevenee,

if the Londlord fails to comply with clause 9.2(a), ather than 2s a resnlt of Force Majeu, then the
Yenmt maty give the Landlord notice of sueh breach, If the Tenunt serves such notice and the
Landlord shall fail, within ten (18) Business Days of such notice, to remedy such breach of clanse
9.2(u); the “T'enmt may take ont and malnfalh a comprehensive afl xisks propeny insuanee in respoot
ol the Shopping Mall, on bohall' of the Landiord, in acedrdmice with the rquiventents of clawse
2,2y and untl sueh time as the Landlord complics with it pbligations under clavse 9.%(n). The

‘yoasohable and proper costs of such insurance shiall be borno By the Landlord, and shell be repaid

(082733-0000003 BN;1641338. 19
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within ten (10) days of writter: demand failing which the ‘Tenant may set-off' such amount aguinst ihe
Reni payabic by the Tenant,

J' the Tenant pracuses tusurance cover on bohalf of the Tandiord pucsuanl to ¢lause 9.3 and the
Tenant and tie Landlord have chnims arising from the satte event or which we othorwise subject (o
1he same deductible, the deductible shall be shared between the Landlord and fhe Tenant pro rat to

~ the proceeds each veeeives in respeet of such claims,

DPESTRUCTION OR DAMAGE OR EXPROPRIATION TO THE SHOPPING MALL
AND/OR TIE PROPERTY

Destraction or Uatange (o Sie Shopping Mall smdifvr the Property

{a)

(k)

€

(d

1 any or all parts of the Shopping Mall and/or the Property (us the case may be) it destioyed
ar damaged due o iy teason (including, but not limiied 1o, a5 4 rosuit of an Insuranee
fvent) and the Tonant is not obfiged under clause 5.4 (o yepair such damape, the Landford
mutst yepair and/or retnstate the Shopping Mall nad/or {he Properly (a2 the case may be). into
a tenantuhle condition $or (he Tenant to continue operating in its avdinaty cowunse of husiness
and bandover the Property fo the Terant for its use within 2 reasonable tinte porod after the
ocenrrence of such ovont. The Tenant may not terminate this T.ease by virtue ol thls ground
unless the conditions st out In elausa 10.3(b) are mot, Far the avotdance uf dobi, the Reat
shall be suspended or decrensed in proportion {0 the extent to which {he Property caunot be
used by the Tennnt witi! the Shopping Mall andfor the Propeity {ns tho ¢ase may be) aro
reinstated stch that the Property ave 5it for use by the Tenant and the Tenant ean continug
opesating in its ordinary conrse of business, Save'in the cuse of emergency, the Landiord
shall give the Tenant no less tn thirty (30) days prior natice for the rogular wainteunncy of
the Propesty aud any other items for whose maintetance and vepair the Landloxd shal] be
responsible, nnd the 'enant shall assfs! actively and co-operate with the Landlord, provided
that the L.aundlord shall ure cexsonable cndeavours (o ensure that such toaintenance work
¢hall not atfeet the Tonant's normal opetation In any materix] way.

1 any or all parts of the Shopping Malk andéor the Property (as the cuse may be) is destrayed
or dumaged due to any reasan and, il i 1he vedsonable optnion of the Tenand, (§) the
Landiord is anable to ropair or reinstate the Shopping Malt endfar the Propesty boeayso of
teual rostrivtions or (i) the Shapping Mail and/or (he Property (us tho ease may be) is not
repaived or roinstalod by the date heing two (2) yoars sfier the date of destruction oF damage,
fhe Tenant may teningte this Lease by giving 30 daye’ prior weitten notice 10 the Landlord,
If o Tenant exereises its right to terminate this Least, the Landlord shall returs to the
Tennnl the Rent prepaid by the Tonrat under this Lease an # pro rata basis based on the
reamniniog term of the lease as ot the date of the termination within 30 days from tho date on
whieh the Fenaat tleyninates this Loase,

Notwithstmding wy of tie provisions of clause 10.1(a), destruction o daninge to the
Shopping Malt and/or the Property which results in iho Proparty (or atty patt tercol) baing
rondored unfit for use oecurs dusing the period of two (2) years prior to Bad of the Term
{alter the scoond venewal of this Lease), the Landlord shall not be obliged o reinstalo the
Shopping Mall and/or the Property usless and until the Tonant and the Landlord agres o
extend e Term or he partios huve otherwise agreed tenns for the continited occupation wnd

- use of (he Properly by the Tenant slue the Fnd of the Terna.

Notwithstanding fhe provisions of clause £0.J{x) but subject (o the Tunasts right to

termingte this Lease in accordance with elanse 10.1(b} if the insuranet pracesds seacived by
the Landford {phus any deductable) are fess than the cast of repalr of reinstatement and the
Landiard is unable to fitnd such shortfubt from fewnad cashs
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10.2

10.3

HIE

(&)

i) the Landlerd shall use its best offtis to secure addittunnt finunclag to cover the
shanfall,  For the purposces of this clauss use best cfforts 16 secure additionn]
finanehsg shall inchecte, but not be Jimited to:

{A)  usinp best efTorts 10 secore bank fendivg, and

(B) it Landlosd has not secured bank lending to Maance the short/aH within
three months of the dute of the receipt by the Landlord of the insurance
proceuds solating to the damage or dostruetlon, calling a meeting of its
wnitholdiers to propase an increase in oapital swithin six months of the dato of
the recsipt by tha Landiord of the imswranes proceeds relating (o the damagoe
or destritetion;

(i) if the Landlord js unable to sceure addftionat financing the Larciord and the Tenent
shall negotiate in good Faith to ffnd a mutually scceptable solution provided always
that i o circumstanco will the Tenant be obliged to provide any funding lowanls
the cost of o other solution relating (o repale or refnstatement of the Propenty andios

the Shopping Mall;

iy ifthe Landlord and the Tenant do nel agree vn & munially acceptabic solution within
severt months of the date of the receipt by 1he Landlord of 1he insurante procecds
relming to the damage or destruction the Tenant shall have the vight to teminale s

yaense.

R this Loase (excluding clause 9.2(n)), reinstatentent or reinsfate shall tean reinstating or
rebuilding to & stendard developer's base build Lnish for retod premises, Tollowing
completion of which the Property are ready (o recefve the Teamnt's fitting out works,
pravided that (he reinitated premises must be substantially the sano ia farmat, layout and
guality as the Propetty prior to the rolevant duwnage or destruction, mless it would not be
reasonably peacticable 10 do so, in which vase any change shall he subject o the Tonamt's
approval, witich shall not to be unreasonably withheld or defoyed.

Vitintion

Pravided thil the conditions of such inswmice are not unreasonable and the Eandlord has provided
copies of tie relevant fnsurance policies (o (he Tenant, the Tenant shall not use the Properly of caity
on any business at the Property or do or amil to do at the Property anyth ing which moy muke void or
voidble any policy for the Insurance of the Property or tha Shapping Mall,

Nedice of damage

IF the Property is destroyed or damnged duc W any reason, the Tenant smust give nolice {o the
Landlord s soon as the destruction or damage comes 1o the natice of the Tenant.

Fire safoty requirouents

The Tenant must:

()

{b)

camply with all reasenable requirements ‘of the Landiovd abeut teans of uscape Fom the
Praporty in ense of fire or other emergency and about the pravision and maintenanee of fire
doetestian equipment, fire alarm equipmicnt and fire fighting equipment;

unduriake nod give the Landlard a copy of the TexnanCs sisk asseasment for the Proportly
within five Business Days of it boing requosted by tie Landlord;

0032732-Q000 009 BN 341928 3 17
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() notify she Landiord of the responsibie person for the Property; and .

{d) co-operate with the Landlord mud sl other relevant pessons b complying with upplicable fire
and natuya) disnstor safoty regolations.

185  Suspension of reinstafemeatt obligntion
'I_'!m Landlord! is not obliged to reinstate the Property in accordunce with clause 10.[(s) whife
prevented by i supervening evond.
i0.6  Supurvening evenl
In clauge 10,5 a supervening ovent moans any of the following:
{(a)  somo defeot in the site upon which reinstatement is to take placa so that it could not be
undertaken ov coufd he undertaken anly at & cost unneeepiabie 10 the Limdlord;
(h) inability of the Landlord 10 obtain access to the sile to reinstate; or
() prevention al refastatoment by any ¢ause beyond the goniral of the Landlord,
107 Exproprintion of {lic Shopping Mall and/or the Property
) i any or all parts of the Shopping Mall and/or the Praperty (as the case sy fie), is subject
to expropriation according o law and the expropriation adversely affects the Tonant's
business ( such a0 extent fhal the Tenant is unable o continue its operation n the Praperty,
the Tentut gay terminate this Lease by giviny 30 duys' prior written notice 10 the Landlovd.
The Landlotd nvst returt the Rent prepaid by the Tenant utder this Lease (o the Tenentona
Pro Fata basis aceording ta the remaining tevm of the fease as at the date of the winination
within 30 days fiom the dats on which (he Tenant weminates this Lease,
(h) 1fany part of 1he Shopping Makl andfor the Property (as the case tay be) is expropriated and
the expropriation doos not adversely atfect tho Tenunt’s busincss fo such an exient that the
TPenant is unable (o continue ils oporation tn the Property, the Tenant shafl not terminnte this
Lease. This Lease shatl remain iy effect bud the Landford must returs alf of dhe prepaytients
and the Rent prepatd dy the Tenant under this Leaso to the Tenant on & pro rafa basis based
on {he exproptisied area of the Property and the remalning {erm af the Lease a5 af B¢ year of
the oxpropriation, Tho rental rats afloy the exproprintion of the Shopping Mall andlor the
Troporty (as the case hiay be) shall decrease aceording 1o the re taaining area of he Fropeity.
11, TERMINATION
15,1 Termiaation and Re-entry by tho Landlovd
I an Rvent of Default occurs in rolation 1o the Tenmnt then notwithstanding the waiver of any
previows tight of termination or ra-cntry the Tandlord may re-enter the Propesty {or any part of if) or
give notice (o the Fennnt at which point this Lease will terminate and the “Torny will cease but
without prejudice to any rights o remedies which may then have acorued 1o the Landlord suainst Go
‘fenant in respect of any anicendent breach of any of the covonants of obiigations of the Tenat in
this Leuse (including the breach in respect of which termissation accuis).
112  Tevmiuafion by the Tenant
{a) 1f an Fvent of Defult accurs in redation 10 e Loudlovd; or
0032738-0000000 BN:1841838.3 18
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11.4

1Z,

12,1

12.2

[{1)] ihe Tenant torminatos this Loase pursuatt 10 clavse 10.1(b) or clause 10.7(2),

1hon noiwithstanding the waiver of any previous right of teoninationt (he Tenant may give notice o
the Landlord at which point this Lease will terminnte and tho Terma will cease but without projudice
10 any rights o remodics which may then have acerued to the Tenant agalnst the La ndlord in sospect
of any amtecedent breach of any of (he covenanis oF obligations of the Landlord in this Lease
(incfuding e breach in sespect of which tesmination oecurs).

Eve of Defanlt
T this elause an Bvent of Pefault oceurs in relation (o o party {ihe Dofanlting Laxty) i

)] any amount payable by die Defaulting Party under this Lease fs nol paid when pyable and
remains unpaid for 25 Business Days after beeoming payable (whether fmally demanded
oraot); or

() 0 breach by Gie Defaulting Pany of any of the covenants by or obligations of Defaulting
: Pardy in this Lease which if cipble of remedy has not been remedied within a reasonable
time a8 specified ir n weitlen noties frow the ather pardy specifying the bresch and requiting

" its remedy; o

() e Defuilting Paty being subject in Thailand 1o any forar of bankruplcy, Hiquidation,
raceivership, bushicss vehabilitation, adwministration, arrangement er scheme with wreditors,
moratorium, or inerim ar pravisional supervision by the cowt or court appointee, whetiier in

o out of cowst.

Cancellation of Registration

The paitics agrec to proceed for rogistration of {ie canccllation of the lsase vegistration al the
volevant tand office within ten Business Days aller the expivy ar jesmination of this Lease lor any

eason,
GENEZRAIL
Interest and piwvers of vecovery

Any Reat or olher sum payuble under {his Lease which is not paid ont the day on which it is due will
Besr interest (rouy that day untif e date of payment at the Dolault Interest Rate,  Bvery amount
payalsle undor this Lease is reserved as rent and is recoverable as rent i awcor,

Inferesi an breach
Without prejudive ta claunse 12.1, it
(a) there is any brench bﬁ' the "Yenaut of s obkigalions wndor this Lease; and

(b) the Landiord serves nofice an the ‘Tenant (tat by reason of that breach the Landlord wilk not
for the time being accept any sums (including the Rent) payable by the Tomant under this

T.ease,

ihe Tenant must pay o the Landlovd on demand imerost ai the Pefavlt Interest Rate on (e
sums due 16 the Landlord under this Lease, in raspect of the period from the date of service
of the notive, or from the dnte when the panicatar sus el due (whichever is the ftar), entif

0032730-0000008 BN; 16418303 19
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12.3

124

2.8

12.6

127

whichever is the carlier of the date of'the acceptance by the Landlord of'the swm duo and (e
date on which (he breach is remedicd,

Whole agrecment

‘This Lease confains the whole agreement between the partes relating to the (ransaction
santemplated by this Lease and supersedes 2lf previous agrecmonts-befween the parties selating 1o
the transaction,

Representations

‘The Tenant acknowledges that in agrecing fo enter into this Lease the Tenant hag not yolicd on my
reprasentation, waremty, collaieral conteact or otfier assurance made by or on bekalf of the Landlord
before the execition of this Lease. The Tenant waivey ufl rights and remedies which, but for this
clause, might otherwise be available 1o it i respeat of any such rapresentatian, warranty, collateral
contract oF other assurancs, but noiing in this clatso limits or exefudes any linbility (r fraud,

Rights of entry

A rights of ensry exercisuble by tie Landlord extend o inchade (without Hmitation) its cmployess,
fgents, swveyars, contractors and lieensees with or without plant, squipment, applimtees and
materiats.

Interpretution of covenaity

Any covenant by {ie Tenant not to_do or omit 1o do anything must be consteaed as fhough 1he
covenant were in addition 2 covenant not 1o permit or suffer hat thing o be done or omitied to be
done.

Tenant's possessions

If after the ‘Tenant has vacated the Property at the End of the Farnt ady of the Tenant's possessions
rematn on the Froperty and the Tenant fails £o romave them withiin 20 Business Days afler being
requesied 1o do 3o by the Landlord then:

() o Landlord way dispose of the possossians as agent for (he Tenant;

{b} (i dispusut is by sale} then, subject to clanse 12.7(¢), the Landlord wust hold the proseeds of
sule after deducting the costs and expenses of reimaval, stovage and sale incred hy it (o the
order of the Teaant;

{c) if the Tenamt fails 1o clalin {he proceeds of sale within 60 Business Days of the date of the
sale, the Landlord miny Keep (hony

(3 the Teannt indemmifies the Landlord against:

(i) any Jiability ineurced by the Landlovd to any thid party whose possessions have
been sold by the Landlord in (he mistaken balief (which must be presumad) that the
possessions befonged (o the Tenany

{n  any damago cavsed to the Property by the posscssions; and

ity afl loss, damage, actions, proccedings, clahms, domands, costs, damages ahd
expenses ncurred or sulfered by or brought o awarded against the Landlord as a
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123

i3
134

13.2

13.3

134

14,
14,1

restkt of fie presence of the possessions on the Property siter the Tenant fas feft it at
the End of the Term.

Dher land
Lixcept as expressly stated, nothing contained in or implied by this L.oase!

() Imposes or is deemed to impose any restriction on the use of any land or buildings not
comprised in this Lease; of

()] gives the Tenmut:

0] the benefit of ar the right to enforce or to have enforced or 16 provent 1ho velease or
modilication of any covenant, lease, condilion or stipulation entared into by any
purehaser ot jenant fiom the Landlard in respact of any property not cotaprised ik
this Lease; or

() e right to pravent or veshiict i any way the development of any fand not conmprised
1 1his Lease; or

) relenses the Tenant irom the covenants by tho ‘Fenant in tis Lease notwithstanding that the
Landlord has waived ar relepsed temporarily or permanently, revocably or irrevacably or in
any other way a similas govenant or simélar covenants allecling any property not compriscd
in this }.case.

APPOINTMENT OF THE MANAGEMENT COMPANY

Subjeet to clause 13,4, the Landiond shall be entitled lo empower iy person 10 acl a8 its agent Yor
{he purpase of exercising its rights and powers undec this Lease and the Tesant shall comply with ahl
instructtons or notices given by siwh agent as i€ such notices ov Instruetions nre given by the
Landiorg,

Subjcet 1o clause 13.4, the Landiord shalt be entitled to entrust & properly managenent company of
soad stending snd repute to carry out the overall management of the Shapping Mall and/or 1o
porfornt the obligations of e Latdiord under this Lease. the ‘T'enant shall have av oizbyt 1o oljeet to
the appoiniment of the Management Conepany, The Tenant shall use its best endeavours 1o fully ca-
aperate with the Management Company in the parfarmance af its dutiey, '

Untess otherwise subsequently notified by the Landlord, (he Management Company is hereby
appointed and constituted as an ngent of (he Landlord with fll power and authority to demand and
veceive the Rent and other payments payable by the Teaant under (his Lease,

The T'enant shall have no ¢lght 1o objeet to the nppointient of the Managament Compriy provided
that the appointment of & supermarket retailer, convenience siere operator or hypertnarket operator

ab’ &1 assacinte, s{TTHinke or nominee thereol other thun the Tenant or & Group Company of the Tenant
shall require the prins written consent of the Tenant.

RENTWAL
Reapsval

(a} Subjeet 10 the remainder of this subolause 14.§ and e provisions of' Sehedule 5 (i
applicable), this Leasc shalt bs renewed fora furthor ten years at the End of the Ferm (such
perlod being the First Extended Team) and for 2 further ten years at the end of the Fivst
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© 7 Bxtended Tenn isuoh pcridd being the Second Extended Tovos) on fho samo terms 4 st

out hereiu {other than Rent) and on the Tollowing basis:

i) subject to subelauss 14, 1(b) the Rent payable during the Flest Bxteaded Tern shaf
be s sot out in Schedule 3 and fhe Rent payable during the Sveond Batended Terin
shafl bo s set out fh Schedwle 4

(i) this Lease shali not be rengwod more iy Iwiee; and

(i) the agprogate of the Mnittal Term, the First Ixtended Term mid (e Second.IExlended
Term shall tiot exceed the tesnt of the Flend Lease (including its setowal),

(n If the Landiord or the Tenant pives notice to the ofher at least six months prior (@ (he End of
the yelevant T'erm (hat, based on an indepondent valvation, the Landlond or the Tenant (as
applicable) belteves the lent s no Jonger substantinfly in lina with the market for simier
prewisey i similar locations thon (ho parties shalk negotiate in good faith to ugree the rent
for the Plist Gxtonded T'ertn or Sesond Extended “Term (ns applicablo) and alk other terms of’
this Lease shall apply to the renewal of this Loase for suab Term, If the parties hava not
agreed in writing the Rent for (e relevant Terar thtee manths prior o the start of tho that
Term then the provisions of Schedule 5 shall apply. :

(&)  Notwithstanding subclavses 14.)(a) and 14.5(0) o the provisions of Schednle 5, (he
Landford and the Tenant may at any dime prior to the commenecment of the relevant Term
agree inn writing the Rent to be payable for the that Term.

14.2  Registration follawing renewat

Clause 6.2 shadl apply to any rencwal of (his Lease unduer this clause 14.
15, MISCELLANE(RS
15,0 Scverance

To the extent that any provision of this Lease is randured void hatl provision must be sevored fiom

the remninder of this Lease which remains in il force and effect. 1n this clause provision includes
a clause, & subclause or a schedule or any part of any of then.
182 Notdees fn writhug

Bvery notice, consent, approval or divestion given under this Leays nust be in wriling.
133 Excludon of third party righis

A person who is not 3 parly 1< this Loase may not enforce miy of its lerms,
154  Naotices

(a2} Any notice or other contmunication do be given wnder this Lease must be in writing (which
faelndes fax, dut not suy other form of elevtronic communieation) and may be detivered or
sent by post ar fax to the party ta be served ut its nddress as fallows:
ia the Lendlovd at; 1o the Tenant at:

11 Q House Sathom Building, M. G 629/ Moo.10 Nawaminir Rd., Klongkaom,
and 10t floors, South Sathorn Buengkoom Bangkok 10230, Thetland
0032733300000 B 1341338.3 22
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Read, Sethorn, Bangkoh 10120,

Thatand
Fax: 02 679 1824 Frt1 02 7979816
Marked for the at®ntion oft The marked for the altention oft Viosapon Techne

Chiel Excoutive Dfficer of K'TAM,  ukrakul, Head of Property Manageinent,

with # copy tos

§29/¢ Moo.10 Newamintr Rd., Klongkoom,
Buengkoom, Bangkok 10230, Thailand
Fax: 02 797 D812

marked for the attention oft Anusavn
Chokvanitphong, Legal Dircelar,

or at such other address or fax number as it nay have notified to the other party in
accordance vAth this cinuse. Any notice or other document sent by post shalt be senl by
prepaid regfstered yost.

Any notiee or other fermal communiontion shall be deenied o have been given:

(D) if delivered, at the tme of delivery; or
(liy i posted, at £9,00 a.m. on the second Business Day aler it was put into post; or

(fii)  if sont by fax, on the date of transmission, if transmitted before 3,00 punt. on any
Busiess Day, and in any ather case on the Business Doy following the date of

transmisslon; or

In proving serviee of 4 notice or other formal comnmniention, it shalt be sufficient 10 prove
that delivery was made or that the envelope containing the communication was proporly
addressed and posted by prepaid repistered post or (hat the fax was properdy addressed and
ransmitied, as the case may be.

16. GOVERNING LAW AND JURISHICTION
16,1  Govorning law
This Lease {ncluding subtlause 16,2 (Arbittation) and any non-contractual obiigntions arising out of
ar in conncction with Q) shull be poverncd by and cansleued in accordanee with the laws of
Thaliand,
%2 Arbitration
{2) Any dispuic, claim, difference or controversy arising oul of, relating o or having any
. cormection with this Lease, including any disputo a5 0 its existence, validlty, interpretation,
performance, breach or (erminstion or he consequences of its nullity and any dispuce
valating fo any non-contractual obligations arising out of or fn connection with it (for the
parpose of (his stbelanse 16.2, a Dispute), shalt be refereed {o and finally resolved by
arbitration under the Arbivation Rules of the Thal Arbivation institute, Office of the
Judiciary applicable st the time of submission of Gie dispie to arbitrtion (the Ruley) and
{he conduct of the abitration thereof shall be onder the auspices of thy Thai Arbitvation
Institute,
3032735-0000003 AN:1544a33.3 23
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(b}

©

(d)
(&
0]

(g}

“The Rules are incorporated by reforence info this subclause und caphialised lerms used in this
subelause 162 which are not otheywise defined in (his l.ease have the meaning gives (o

them in the Rules,

The number of wrbitrators shall be three and the Arbitval Tribunal shall be appointed in
accordunee witls the Rules.

The sent, ar Jegal place of arbiiration, shall be Bawgkok, Thailoud,

‘The lmgunge vsed by the asbitral proceedings stall be Thai,

Service of any Stawement of Claime shall be made in sccordance with subclause 154
{Notices) to the extent permitied by applicable Inw,

The Ashitral 'Iribunal shall have the power 1o ule on its own jurisdiction, mehding any
objections with respect {0 the exisence, validity, or effectivencss of ihe atbitvation
agreement.  ‘Fhe Asbitral Fribunnt may make such roling i a prchminm'y decision on
Jjurisdiction or in an award o the maits, as it considers approprinfe in the eleunstances.

Default by any pacty skali not prevent the Arbitral Trlbunal from proceeding to render an
award,

Any award of the Arbitra) Tribunal shatl be final and binding on the patles. The puiics
sduriake 1o carry out any award without deluy and shalt be deemed to have walved thelr
deht to any form of recourse insofar as such waiver can validly be made. Enfoccoment of

any sward may be sought in any court of competent jurisdiction.

‘Ihe existence and contant of the achitral proceedings and any rulings or award shall be kept
confidentil by (he partics and members of the Arbitral Tribunad except:

@) 10 (he extont thal diselosure may he required of a party to Mutfil a legnl duty, proteet
or purste & logal right, or enforce or challenge an award in bowa flde legal
praceedings before a state comt or otler judicial ambovity;

() with the consent of af] pavties;

Gi)  wheee needed for the preparaiion o p:escmauon of a claity or defence in this
arbilration;

(iv)  where such inforutation is alveady in the public doain other than as a result of a
Breach of this elalise; or

{v) hy erder of the Acbitrat T'ribunal upon application of a party.

EN WETNESS of which this Leass has been signed by the partios (or their duly authorised represenintives)
o the date stated a1 the beginning of this Leass.
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BCHEDULE [
THE PROPERTY
Details of the Properiy * ... ' Leasearca .
. (sqm.)
L. | Mypermarket . 8,840
2. | Pood Coun 789
3. | Back Offices 341
« | Maintenance Area 871
5. | Warehouse 2,143
1
[
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SCHEDNLE 2

RENT PAYMENTS FORTHE INKTFAL TERM

ist rospect of

Hypermnrket,
:::: :“:; of 1nitiat ]ﬁ;l;acizt;;l;:;::: ;::dua_, in vespect of Food Courl | Rent per mopth

Warchouse (2] (wy}

") d
I 1,213,688 85‘9‘80 1,299,668
2. 1,213,688 85,580 1,209,668
3. 1,213,688 85,980 1 1,299,668
d. 1,335,057 94,578 1,429,635
5. 1,335,857 04,578 1,429,635
6. 1,338,057 24,578 1,429,635
7. 1,468,562 104,036 1,572,598
8. 1,468,562 104,036 1,572,598
9 1,468,562 104,036 1,572,598
10, 1,615,418 114,440, 1,729,858
©032736-0000008 BH:1643898,3 28
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SCHEDULE 3

RENT PAYMENTS FOR THE FIRST EXTENDED TERM

.

in vespect of

Hy [.}crmarkct, ‘ ‘ ‘
-5:::;%23?{;?:““ ;u:as_l:;t{t;rg;z::;::ft, in respeet of Food Comt | Rent per mondh

‘ Warchouse 43 {w+y)

{(w)
I t,6154(8 114,440 l,'?BQ,BSSA .
2. 1,615,418 1§4,440 1,729,858
i 1,776,960 125,383 1,902,843
4. 1,776,960 125,883 1,902,843
s. 1,776,960 125,883 1,902,843
6. 1,954,636 138472 2,093,628
7 1,954,656 138,472 2,003,628
8. 1,954,656 138,472 2,093,828
9. 2,150,122 152,316 1 2.302,44)
10 2,150,122 152,319 2,362,441
0032736-0000008 BN:1641638.3 29



SCHEDULY 4

RENT PAYMERTY FOR THE SECOND EXTENDED TERM

fwrespect of

Hypermarhel,
f::;n (::Lac;z:lgl :‘;1":2;:%\;;2::3:;& fu respect of Food Court | Root et month

Wajeliouse ¥} (w4y)

()
1. 2,150,122 152,310 2,302,441
2 2,365,134 167,551 3,532,685
3. 2,365,134 167,551 2,532,485
. " 12365134 167,551 2,532,685
hH 2,611,648 184,306 2,785,084
6. 2,601,648 184,306 2,785,954
7. 2,601,648 184,306 2,785,954
B 2,861,812 202,737 3,064,549
2, 2,861,312 202,737 3,064,549
10, 2,861,812 202,737 3,064,54%

an

00IR7EE-000QG5 BH:1641438.5




— {

L

. ] { s [: [_—_.J

(L

(2}

&

@)

SCHEDULE &
RENT REVIEW BY EXPERT

Ron! determination — metiod

"The revised Rett for the First Exdended Tenn or the Seeond Extended 'Ferm shail be determined not
later than the endt of the preceding ‘fenm by an independent vafuer (acting ns fu expert and ol as an
asbitrator) of recogaised standing and huving oxperience in letting aid valuing firoperty ol a tike
kind and character {0 the Property. Thie valuor shal deterinine the yearly rent for the first year of the
sclovant Term in necordance with this Schedule 8. The Rent for the relevant Teym shall increase by

ten percent in years four, seven and ten of the that Temt.

Nomination

te the absence of agreement s to e identity of the valuer within [} Business Days of the
provisions of this Sciiedule 5 applying pursuant fo clause 14.1(b), the indopendent valuer shall be
avminaled by e Thut Valuers Association and shall be from an intomationally resoguised firm of
property constitants having at least 10 yonrs expericnce in ‘Thailand of feiting and valuiig property

of & Bhe kind and character to the Froperty.

Rent review -~ amiosmt

e tevised Rent to be determined by the vatuer will be such as he decidas Is the yearly rent at which
the Propeity might reasonably be oxpected o be fet at the start of the refevanl Term:

@) wher the expiry of & tent-fiee period or n concessionary rent period glven for fiding-out
purposes only of such Jength and the giving of stich other inducements (including, without
timitation, any renta! concession, cupital payment or congribution to fiting ot cosis) given
for fiting-ont pueposes only as in either case would de negotinted in the opos matket
between a willing landlord and a willing tcnant se that the yeardy reat i that pavable after
the cxpiry of any snch wont-free period of coneassionary read periad and afier the giving of

any such inducerment; and

(B) o the asswaptions set out in pauagraph (4) but disregarding the matters sel oul i pa ragrapht
(). A

Assumplions

The assmnptions are thal at the begianing of the relovant Term:

(2} the Fropeiy:

{® is available to lei on the open market by a willing tandlord (o a willing tenant by one
lease without o premiwn from efther party but subject to a 25 per cent, discondt as
the anchor tenancy of the Shopping Mai and with vacrnt possession for a term
equal 1o the relevant Tem: and commeneing on the beginning of the televant Term

with the rent payable fom then;

[{1})] is 10 be let as a whole on a fease which is 1o contain the same ferms as this Lease
(other than the amount of the yent refereed to in clause 4);

003273B8.£000093 BN:1041338.2 4
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(Hi} & fit wd available (or immediate ocoupation and use and is fitted owt for the
incoming tenant's immediate vsé 05 awthorised by this Lease in accordance with the
incoming tonant’s requiremeatss and

v} may be used only as a hypermarkat;

(& ol the covenants in this Lease by the Landlord and the Tenant havo been performed and
ebserved, and

{c) no work has buen cawied out 1o the Property which has ditinlghed the rental value and in
case the Propesty has been destrayed or dumaged it has been fully restorad,

{5 Digrepards

The matters to be disreparded are:

(1)  any effecl on rent of the fact that the Tenant, its Sub-Jussees or Third-Pacty Users or thedsr
respective predecessors in title have been in occupaiton of tho Propotly;

()] any goudwill atached 1o tlic Property by reason of the carying os at it of the business ol the
Tenat, its Sub-lessees or Thivd-Varty Users or theie predecessors [ title in thefr vespective
businusses; and

()  any inerease in rental value of the Property moibutable to the exisience at (he baginaing of
the relevast Term of any volwmuary ijravement o the Properly catried o by the Tenant,
its Sub-lossees or ‘hird-Party Users ar their respective prodeecssors in title dewdag the Term
or dwring nny earlier perdod of acetpriion avising out of an ageeenient to grant the ‘ferm.

In this ehuse a voluntary improvemend is one caried out with the consant of the La ndlord
{whore cequived) but tiot under an obligation 10 the Landfard or its predecessors {n titde.
{6} Valuer

In the case of dewermination by a vatuer:

{3 the fees and expenses of the vafer including the cost of his appaintment imust be bore ns he
ducidos or in the ahsencs of any decision equally by the Landlord and the Tenmt who must
olherwise each bear their owi costs;

(e thie valttar manst afford the Landlord and the “Tenznt an opporaity to make representations
te hiny and

¢! if the valuer dics, delays or becomes unwilling or incapable of acting the Thai Valuvers
Association shall discharae the valuer anct appoint auather in his place in accordance with
parngraph (2).

{" Agrecment of tevised Rent
When the yovised yenrly tont for the first year of the selevant Tarm has been oscerinined by the
valtier und notico given to the Landlord aad the Tenant of such yearly rent the partics shatl negotiate
tn good fwith (o agree upon dhe Rent for o relevant Term, If the Rent for the relevant Torm 35
agrecd the dandlord and the Tenant shall sign o memorandi of the Reat and this Lease shalt be
renewed on the same teymy subject (0 the rovised Rent. Unless otherwise agreed in writing by the
parties, if the Landlord and the Tenant do nel agree in writing tis Rent for the Fivst Extended Tesm

003%728-0000003 BHl:1641338.3 3z
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or the Scoond Extended ‘Tosm (as applicable} prior ta the conmencement of the relevant Term thiy
Lease will terminate at the end of the preceding Term.

{8) Costs

If elther the Landiord ar the Tenunt fils 10 pay the relevant pact of the fecs and expenses of the
valuey under pacagraph (6) within 15 Businoss Days of their boing demanded by the valuer the ofher
may pay them and the antount so paid must be repaid on demand by the party chargeable and
yecoverable fiom that patty as a debl due, If the valuor requires payment of his fees and expenses
vofore releasing his determination, oither the Landiond or tho *Fenunt may pay e and recover the

othet's share of them firom the other,

0327383000005 BN:1641838.3 33



SIGNED for and on behalf of
BI-CHA{ DISTRIBUTION
SYSTEM CO., 17D

acliag by its atlarmey:
(ACL ZDeHERG

in the presency of:

SIGNED for and on behalf of
TESCO LOTUS RETALL
GROWTH FREEHOLD AND
LEASENOLL PROVERLY
EUND

Tublie (.ompnny Limiled as
Mimagement Company acting by
{{s attorneys:

NPAMSRE  and
M.—

in the presence of:

in the prosence ofi

(0227380000008 Bbv.1661836.,3

s e v,

. HANZ RN e oVl

SIGNATORIES

Winess's sighature: dfa"ﬁ"m
Name : ¢, RUORKE Y

Address: 2. RIRATE, Sukhiusvrr, oL,

(BN & el

yans

AT PINEY

Wilness's signature: i%’%

" LT ) ,-m,-}‘h 'l\dhm
Name: !45'16 w mnsindafnmm di i s g

nthdanetd wsastin g vy
A d dress: LN RIuRS 19820
}‘rl‘lllﬂi PACARFAPRFRIDABRITI NN RNAD (IR NI FRENERTLS
Wiless's signalwe!
3 abowa,

N

Addresys ivevaryeerocaneins

IS4 FRAPayn ISP v oeyr IBndIEFFuRFrAFFoY

Pitsanuink Opeialng Lease Agraernant signature page
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EXLECUTION YERSION
Parl 1 of Servive Agreement

SERVICE AGREEMENT
THIS AGREEMENT 1S madcon | 2 March 2012,

Befween:

{13  Tesco Lotus Relail Growth Freeliold And Leaschold Property Fund s properly fund extablishd
undur the laws of Thatland managed by Krong Thai Assct Management Public Company Linited
whose registonsd office is at 11 Q. House Smborn Building, M, G and 10th Floors, South Sathors
Roud, Tung Mohauiek, Suthora, Bangkok 10120, Thailand {the Landlerd); and

()  Bk-Chai Distribution System Co., Lid,, & private limiled company incorparated nnder the taws of
Thatlind with registration number 0105539010057 and having its head office at 629/1 Moo, 10
Nawamintr Rd,, Klonakoom, Buengkoom Bangkok 10230, Thaifand (the Custonier),

Whereas;

(1}  The Lundlesd fiss entered into a sale and purchise agroement on or wbowt the date hereof (the SPA)
relating to the shopping mall focated st 909 Moo 3, Aranyik Sub-distiet, Muang Pitsanulok Distriet,
Pitsnnulok Provinee (the Shopping Mull) pumant fo which the Landford will, subject 10
completion under the SPA, purchuse the Shoppiag Mull lrom the Citstosaer.

(9] Subject 10 completion under the SPA,. the. Custorner will lease a space (tht Leased Space) within
the Shopping Mol pursuint 10 a lease agreemant betwesn the Lundlord and the Costomer (@5 tenant}
duted on or about the dato hereof (the Lease Agresment),

(3} The Landlord will arrange for serviess and equipment 10 be provided in the Leased Space and i the
swrrornding dreas of the Skopping Mall te be used by tre Customer and other retail shaps which
enguge Iy Bosinesy in the Shopping Mall.

(4} The Customer as property mumager (the Properdy Managex) under a property munagement
sgreement entered into between she Lundlord aud the Property Manager on or about the date heyeof,
has, subject to completion under (he SIPA, bren appointed and constitnied as an agent of the
Laudlord with full pawer and authority to provide services an hehaif’ of the Landiord (o tenunts of
the Shupping Malk md denvand mnd receive payroents for such services

The pactios agrec a5 Motlows:
1 Agrermont
This Agrecaienr shall have elfeet from dare of completion of the SPA,

The Landlord aprees to provide services to the Custamer and Ow Cistomer agrees [o accept kervices to e
provided by the Lundlord secording to tenms und conclitians ol 1his Agrsenient,

The Jroperty Manager s horchy appointed and canstituted us an agent of 1he Landloed with (] powes dad
aathority 10 provide the Services and demand and receive payments payable by the Customer under thi
Agreemont, Tiie Lanctlord may revoke such appointment and appoint another raperty nasiger apon batice
in writing to the Customes.

2. Agreement documentations

2.1 The pasties agree tha the following docnments shizdt be deereed fntegral parls of this Agresment and
referenee to this Apeeement shail he constroed accordimgly:



(1) Service Agrocimont (this Pant 1)

{2)  Terms and Condiions of Seyvice Agreement (Farf 2)
(3>  Scope of Services (Pact 3)

)  Serviee Foo (Pan 4)

22 In cose thut there is any conllict in the tenyis of tkis Paet 1 and any of the docwments iefetsed o in
{2) to () above, the teoms of s Part J shall eevail.

23 Incose tha there is no specific provision neparding the obligation of the parties, the appl teable termy
of the Lease Agreenwent {il any) shall be applied.

3 Asstonment

The Landierd may al any e ssigy or temsfer (including by wity of novation) any l'lghi‘i or obligations
under (his Amceinent 1© uny entily appointed by the Landlond as property n‘mnngcl in sespect of the
Shopping M al]

d Entire Aprecment

4.1 This Agreement and the documents referred to in 1t contuin the whole agreement hetween the prrtivs
. L‘ . 1] »
relaging o the mnsactions contemplated by this Agreemnent wid supersede all previouy sgreenents
hietwenn the partios relating to these transuctions and the pravivion of services.

4.2 Ruch party:

G0 acknowledges that, i n;,rw.mg ko enter into this Aggeement, it hax not relied on any express
or implicrl representation, warranty, collaternl conteact ¢# other assucance muade by or on
hehall of any othey party at wny time bofore the sighature of this Agreament; nd

th) waives of rights 2nd wemedies which, but for s subclouse 4.2, might othicrwite be
avaikible (o it 0 vespect of any such cxpress or implicd representation, wareanty, cotluteral
contract or ofhee assurance,

4.2 Nothing in the preceding subclause Jimits or excludes any labikly for fraud,

5. Scverability

The: provisions contained in cach clanse wd sutcluuse of this Agreenwent st be enforeeibie tadependendy
of ench of the others and thelr validiiy shall not be affected if any of the others ure Invalid. 3 any of finse
provisions is voisf but would be vafid if yome gt of the provision were deleled, the pravision in questinn
shall apply with such modification as muy be neceysary to make it valid,

0. I*ayments

Unless otherwise agreed in the case of & given puyment, cach paysment 1a be yude under this Agreaaent
shalt be made within seven days of seceipt by the Costomer of an Invoice from the Properly Monnger or
Tanctlord and shatl e wade in Thud Balst in the muthod specified i the relevant invoice,

7. Naotives
14 Ay nofice or other communication to be given under this Agreement must be in writing which

ingindes fior, but not any other forn of electronic communication) and muy be delivered or seat by
post ar fax 10 the party to be served nt its addiess as follows:
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16 the Landiord st ' to the Oustomer ni:

cfo Propurly Masmger 629/1 Moo.1¢ Nawamintr Rd., Klongkoom,
11 Q, House Sathom Building, M. Gand _ Buengkoom Bangkak 0230, Thailund

10th Flaors, South Sathoen Roud, Sathorn,

Bimmgkuok 10120, Thailand

Fax: (02 679 1824 Fox: 02 797 9816

Marked for the atiention oft The Chicf marked for e attention oft Yorapon Techu-
Execalive Officer of KTAM, ukrikul, Heud of Praperty Munagentent,

With acopy {o

290 Moo.10 Nawamintr Re,, Klongkoom,
Bucigkoom Bangkak 10230, Thailand

Fux; 02 797 9312

nvirked for the attention of Anusiia
Chokvaaitphong, Legal Birector,

or at such other addvess or fisx number a8 it may have notifed to (he other pasty in accordmee with

this cliuse, Any notice or other document sent by post shall b sens by prepatd registered pust ur by )

prepaid atemail (f elsawhere).

Any notice or vther formul comvamtication shali be deenied to have been given:

(1) if dutiverad, at the time of delivery; or

(k) i posted, at 10,00 a.m. on the secand business day after it was put info post; of

{c) if sent by fax, o the date of transmission, i ransmitted before 3.00 pan, o any business
diy, und in auy other case on the business day following the date of transmission; or

To proving scrvice of a notice or other forra) communication, it shall be sufficient to prove that
delivéry wax made or that (e eavelope containing the communicntion was properly addressed wnd
posted by prepatd repistered pogt or (at the fax was properly addressed and transmitted, as the cuse
iy he.

Counteyparts

This Agrecment may be exeoned in any number of counterpants, all o which, taken tagether, shilt
constitute onc and the same agreement, wnd any pargy {including wny doly awthorised representitive of o
party) nuy emter into this Apreement by executing a counterpart,  Facximile signatures shafl be valid and
binding provided the eriginaf sigmatoees ave dofivered m the other party immodiately after the exeention,

9y, {eneral

2.1 Nathing in this Agreoment shull be deemed to constitute @ partnership between any of the parties nor
conxtitute any prrty the ugent of asy other porty for any purpose.

9.2 ‘Therights of cuch pnety under this Agrecmoent;
(a) tnay be exercised us ofien i neceysary;
(1 unless otheewise expressly provided in this Agrecment, are cunulutive and not exclusive of

rights and iemedies provided by Jaws und
0032733-0000003 B 1042343.2 a
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913
9.4

19,
10.1

10,2

I4.

{e) may be walved only in weiting and speeifivally.
Delay tn exercisiog of son-exereise of any such vight is not a waiver of that right.

A waiver (whether express or mphicd) by ene of the parties of any of the provisions of this
Agteement ae of any breach of or defuult by the other pusly in performing any of Hiose provisions
shall not consiitete a continming wubver and that waiver shall not provest (e waiving party from
subsequantly enforcing any of the provisions of this Agreement nut wajved or from acting on any
subsequent breacl of or defznalt by 1he other party under any of the provisions of this Agreement,

Foree Majemre

None of the parties shalt be Tabte to any other for any defuy or non performasee of its obligations
under (bis Agreoment avising from Force Majeare (as defined i the Lenve Agreemet),

Suhject o the purty so dekiying promptly rotifying the othor party in wiiting of the canse and {he
Iikety duration of the delay and provided dnd the pacly shall use reasonahble endenvonrs (o limit the
ctfeet of such event on the other puty, the performance of the <lelaying pary’s vbligations, W the
extent affected by the delay, shall be sugpasded duing e peviod tat the cause persisw,

Term of Services

The term of 1he Services in velation to the Leased Spoce is ten yeoes oruntil termination or expivation of the
Lease Agreement whichever in the curlier,

12.

Governing Law

This Agreement (including clause 13 (Arbiteation) and wpy non-contractual obligations avising out of or in
cannection with it) shad) ba govermed by and coustrued in accordance with the Jaws of Thailund,

13
131

13.3

134
3.5

13.0

Atbitration

Any dispute, claim, dilference or controversy asising out of, relating 1o or having any conneetion
with this Agreement, including any dispute as 1o jis existence, validity, tatwrprotation, performance,
broneh of termintion or the consequences of ity nullity and any dispute relutivg (0 nay non-
contireiual obligntions arising out of or in conection with it (for the purpuse of thix clnse 13, q
Dispute), shall be referied o and finally resolved by arbitration under the Arbiteation Rules of the
Thai Arbiteation Tnstitte, Office of the Judiciary applivable ol thie Gme of submisston of’ the dispute
1o arbitratlon (the Rules) and the conduet of (he arbitration thereof shinlk be under (e nuspices of the
Thai Arbitration Institate.

‘The Rules ure ncorpormed by vefercnce into this subclausa and capitalised terms used in this clavse
11 which ave not otherwise defined in thix Lese have the meaning givea to them in the Ruleys.

Tihe nmnher of arhivators shalk be three and the Asbitral Tribwnal shutt be appointed # acrondance
with the Rales. ’

Fhe seal, or legd place of whitrution, shall be Bungkok, Thailand,
The langunge esed in the arbitral proceedings shufl be ‘fhat

Service of uny Statement of Clidm shal) be made in accondunes with clanse 7 (Notiees) to the extent
permitted by applicable Jaw,
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137 The Arbitm] Tribunal shall have the power (0 rule on its own jurisdiction, including any vhjoetions
with respect Lo the existence, vididity, or effectiveness of the arbitration agreement, The Arbiteal
Tribunal may wake such ruling in a preliminaty decision on jurisdiction or in an award on the
fuerits, as it considers approprinie in the civeimstances.

138 Defuult by any party shull not prevent s Arbiteal Tribunal from proceeding (o reader an awasd.
14.9  Any award of the Arbitral Tribunal shall be final and binding on the paties, The puréies undetnke
1o cairy out any award without delay znd shall be deemed (o huve waived their right 10 any fonm of

seeaurse salae as such waiver can validly bo mude. Bnfarccment of any award hwy be svught in
any cowst of competent jurisdiction.

13,10 The existence and content of the whitral proceedings ang any wulings or award shall be kept
confidentia! by the pmties und members of the Atbitral Tyibunal except:

(@) to he extent that disclosure miy be required of & pavly fo fullll o legnf duly, prolect or
pursue o lepal right, or enforee or chulfengs an nwaerd in bona fido tegal proceedings before
a stafe court or other judicial nuthority;

(B withthe consont of all partics;

(©)  whore needed for the prepuration or presenintion of a elwhn er defence in this arbitration;

@ where such informution is aleady in the public domain other thun as a result of a breach of
this clavsos or

) Iy onter of the Arbitral Tribunal upon application of & patty.
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N WITNESS WEERTEOF, the paiies huve executed this Agreement In the presence of witnesses w the
plice and duted stted above.

SIGNED for sod on behalf ol
RK.CHAL MSTRIBUTION
SYSTEM €O, L1D.
4

aeting by its (tlmm : -
L AkL Lo lBERE Mﬁ}(%/

in the presetice oft Witness's signare; e it

Nene: . QOERE T

Address: 26, R EAE L SURHUMGY  Bel A, .
e\ T tel's

STGNED Tor snd on hehald of
THSCG LOTUS REYAIL
GROWTH FREEFCLD AND
LEASEHOLD PROFERTY O
FUND S
by Kung Thai Asser Mnnagen:zml'-'? 3
Public Company Litited as .
Management Compmy acting by Y 31,
irg uttorneys: )

§
i 3. PN and %m""\"“?;'{w'w / Qj\ / ) -; / T

s <. HANRATRNAK OO

in the presence of: Witness's sipniduee: 7?"'%

FEERR AT R SO, sk
o U gIintePuBrdeny du sl war 1
Name: Gl Forvuwr

IR W TOT I (RN
) ficANETLEY LY
AU RS 1e e mceecrneireerivimnmane et ean e eoaeriaas Lherraeiae

Shtaaen At AP AR ARAA P R AR I AR R LR alpe

in the presence of: . Whiaess's signuiure:

Nume: RNSaboys.

AARCSEY o oer e cuvsvasorariesiisiammssniarinansarsnsesntinriiesnes
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Part Z of (he Services Agreement
TERMS AND CONDITIONS

Part 2 fonmy an integraf part of the Services Agreement between Tesen Lotns Retai] Growth Freehold And
Leavchold Praperly Fund wid Ek-Chai Disteibution System Co., Lidt daled .J,:":_ Mamed 2012,

1. Definitions :

Unloss otherwise specificalfy dofined in any part of tis Agreement, the following teras and cxpresstons
shatl have the meanings as set oul o5 follows:

Conunon Aveas means any srea and wlilities within the Shopping, Malt provided for the esmmoen use hy the
Landlord and (he Customer, inclecing thelr custonsers, suppliers or other people dealing business with them,

Genovaf Services means any services stated in Past 3 of this Agreement which the Landlord nwst provide o
the Cnstomer,

Leased Space means a beised area as spoeificd in the Lease Agreement s mentioned in Recltal clavse, Pan
1 of 1his Agroement.

Matutenance Fee shall huve the meaning sot os in Pon 4,

Service Fee means a sam of money that the Castomer must puy 1o the Landlard in consideration for the
Servieos, Genera) Services and/ar Spectal Survices provided by the Landlord to the Customer 4l the rales
and within the period specitied in thix Agreement,

Serviers meany any acts which the Landlord must do to pertorm iis obligtions undor this Agreement on a
reeiproeai basis for the direet ar indivect convenicnce, comlon wd benehis of the Costomer.

Shopping Mall wiewns the building, place and sucreunding avea s mentioned in Recital clause, Part 1 of this
Agreement.

Special Scrvices weans any services which this Agreement states that (he Landlerd must specificadly
provide o tho Costomer,

Specific Payment means any expenses such as elephone charges, cleaning and/or mointenanee or repair
service expenses, including the cost of spae pits of any Special Equipment as specifically specified in this
Apreement that the Customer must pay (o the Langlosd, any relevant private catities, government agencies
oF st chteiises,

Specinl Bauipment means any equipraent provided by (e Landlord, which fayms « put of the Swrvices {o
be specificaly provided o the Customer s the Leased Spuce.

Common Ameniticy snd Services nicans any amenities and services, e escalntlors, moving watkways,
security goard services, alrconditioning system and/or intemal traffic conwd) systen provided for the
comraon use by 1he tenants of the Shopping Mall {incinding the Customer) and their personnet, castamers,
suppliers and auy persons doing business with them.

2. Bervites

To provide the Services, the General Services angl the Special Services, the Lwndlord shall obscrve and
follow the standard rufes and procedures ax corently applicd to its own business ut the Shopping Muoll and in
selation to the Common Areas by using the appropriste materials, things, equipment, twals, spore pans
and/or manpower in the Form und capeity currently applied to the Shopping Mall.

0032756-0000003 BN:1642342.2 7
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if the Landlord provides Special Bquipment (e.g. (he telephoae and telecominanicutions sysems) or othey
" UANES R Comtoiver; i Lantd)ord R ehsare i e fentues dird/ae spteificutions ol those wnit~an
deviees ave compatible with jts curent systems used with the Shopping Mall, the Conimon Areas or the
Common Amenities and Services so far as prictivable,

Unless otherwise exempled mder wiy cliwse of this Agreement, H the Lundlord provides or instulls any
equipnient stuted in he above-puragraph, the Cuistomes agiees to pay the materials, equipment, tools, kabuour
1ee and other necessary churges to the Liutiord o 1 actnal cost basis,

3 e of Scrviees

The Costomer asgrees to use the Sevices, the Generid Services and the Special Services under this
Agreement an a Saving, peacofist and 1idy hasis with eavironmenti] awareness of public health, public arder,
culture and paditions imd good momids of the people. The Cusiomer must not <a any act which may (i)
cuuse losses or duntige o the Lensed Space, the Shopping Mall and the Common Arcas or (he Common
Annniticy and Services; or (3§) cause o tosult I & nujzdne, annayancs ov distushance to the other tenants of
the Shopping Mall, their customers, peesemied and other peaple at the Shopping Mall and ir relation io the
Common Areas or the Commlon Amenitics and Services. The Costomer must steielly comply with ali
applicable rules and regulations notified by the Laadlosd af the Shopping Mall at a0) times.

1t the Customer needs 10 pye any tonls, oquipment, wachinery, devices, fuenitune, applisnces, hizadous
substances and fammabie substances in the operation of ils business, it must ensure thal the features and
speoifications of those tools and devices e approprinte and campatithe with vasions systemg and the
architeetural and interior desiins of the Shopping Mall, The Customer is also responsible tor applying for
and maintaining, at ity sole expense, ull necessory liconces, permits and anthorisations for e opertion of its
business or ather puposes as requived by all upphientile Jaws, wles, notiications and regulations of any
relevint goverment agencies wid stuta enterprises.

Before instalfing any twols, cquipment, muchinery, devices and applianees for the loadiog, storage,
coaveyanes or use of the hazardous or fianmmable substunces which are to be kept within the Leased Space
or 10 he used with any tools or cquipment, the Customer must give prioe netice to the Landlord and provide
the Landlord with the plans, designs, compulation specificitions, Heences, peemits and other supporting
decuments and {echnical information 1o prove (o the complete sulisfuctian of (he Landiord that the featurey
and technical specifications of those touly, equipment, machinery, devices and appliances ave approprinte
and computible with various systems and the architectneat and intecfor dexigos of the Shopping Mall, Within
15 days afler receiving notice and all supporting information mentioned ahove from the Custorer, (he
Londiord wust notify the Customer of the decision whaether the proposed instalfation or use within the
Leased Spacs iy appraved o nof,  In making suckh deciston, the Laadiord must exercise its fatr and
reasonable diseretion, taking into aecovnd the concerns over the engineering, 1echnical, architeciurul and
tnlerior design aspects.

The Customer agrees o control and ensure that is officiuls, cvployoes, relagives and dependents strictly
comply with this clanse at afl thmes,

if the Costomer has the right 1o transfer its rights and obligations nnder the Lease Agreement, the paniies
agres that the Castomer fopticdly has thedght (o transer jts rights and obligations wader this Agreemant,

4. Payment of the Service lee, Maintonance Foe and other cxpenses

As long oy this Agreements romaings offective, the Customer agrees to pay the Service Fee and (he
Maintenunct Fee (o the Landiord ia secordance with the form and procedures and within the date and time
specified i dhis Agreenent,

Tf the Customer must pay a Speeific Payment, 51 agree to pay within the Ui spegified by the Landiord in
{he refevant involce or within the dine specified in this Agreement, s the case muy be,
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if the Custower daes not puy within the thne specified in hixs clavse, it agrees to pay intevest on the overdue
mneunt at the e of 1§ per eont, pee anan calcutated from the due dute for which (hat amoumt hecomes
due vntif fulf payment of the overdue amennt is made 1o the Landlord,

5, Tuxation

The Landiord is salely rosponsible for a8 waxes, dutics and lesies refating (o the opertivn of its own
businoss.

The Customer is solely respomible for all axes, duties and levies relating (o the operation of its own
husiness, It also agieos 10 poy #H duties (duty stamps) assessable on op payable in selntion to this
Agreemanl, the Service Fee nnd the Specilic Payment.

@. Liakilily for dpwmnge of losses

T any damagy, Injiny or death is caused by a willlut zict or gross negligence of the Landiond ar its officials ar
etaployees, the Landlord shalt be table for (and indernify against) the dumuge (o the Qustomer's propecty,

¥ any damage, injuvy or death s caused by « willful aot ¢ gross negligance of the Customer ar its officiuls
or amployees, the Cugtomor shalf be Luble for (and indemniiy agains} the domage fo the Landford's
propety and the injury or death of o third party (this Includes an official or employee of the Lundlord).

Excepl otherwise specificd in this Apreement, no parties may cleim from the other party, damages for
indirect ar consequential the loss incinding, bt not timited tor foss of opporiunity, toss of profit, seerual of
intercst on any foans used in (he investuent or us working capitad or other similar finaness.

7. Drofault and consequences

7.1 If the Custamer does tot satisfy the requirements regurding e “iJse of Serviees” (clnuse 3 hereol),
the Luadiord way make a protext or waming (o the Cusiomer, saspend the Customer’s use or
cnjoyment of 1 ar any parts of the Servives, or forbid any sct done by the Cnstamer which may
breach, contravene or confiict with clinse 3 of tis Agreement, If the Landlord has teken such
action in a helief in good faith that (he Customer's non-compfiance may materially affee the
Shopping Mall, any ukers of the Shopping Mall or any neighboring buildings or residems (aftec
analysing the citcumstances and ¢ugincering or techuical issues) and the Lundlord or #5 atihorised
representative responsible for mmnaging the Shopping Malt has made the warning or protest of
potential danger, but the Customer ¢omintes to act against the waening, then the Landlord may
terminute this Agreement without prior natice,

7.2 T adlition 1o the Landlard's sight Lo collect the defuult intevest in case of the Customer's defualt on
payinent ol the Service Fee or pay amaunts payitble 1 the Landlard, i the Costomer defiulls oo
payment of e Service Fee or any amoosnts payable to the Landlord consecutively twice and ihe
Landlond sends niotiee demanding pnyment 1t Jeast once 1o the Customer, the Lundlord may dlso
mmediaiely erminate this Agreament and sejze the security depasit provided by the Customer 1
secuve the performuance of its obligations under this Agreoment

8. Crozy default

If the Lease Agreement hewvesn the partics to (his Agreement is iernainated for any reasen, this Agreement
shall iromedintely and without notice termingte, Termination of this Agreement under this clause shall pot
prejudics caeh party's rights acerued under this Agreenuent o1t or before the termination hereof,
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Parl 3 of the Services Agrecment

SCODIE OF SERVICES

Pan 3 foris an integeat par of the Services Agreement hetween Tesco Lotus Retai} Grawth Frechold And
Leasehold Praperty Fuad sud Ek-Chut Disttibution System Co,, Etd, daled 13 Murch 2012,

L.

Common Anacenities and Services

The Landined shad] provide the Common Amenitics and Services (as defined heruin} for wse as the Generat
Sopvices. This incinde the following sexvices listed fn (1) to (93 below:

M

{3

(0}
(N

t.)

(9)

the generab ndminfstrotion znd wonagement services relating to the Shopping Mall and (he
procurement of personned to cavry ot the general administrition and monagement servicess

the areas avatlable for the common use by the enants of the Shopping Malt (including the
Custoner) and their personnel, custanters aid the public during the opaniag hotes of the Shopping
Mall;

slecirical tools, equipsmont and machinery used o support the servieas stuted in (1), including the
Trghting systemn within and avtside the Shopping Mall;

the ventiladon and aiy-condidoning system;

the cleaning ad gencral maintenance services with respeet 1o the seaby area and the common
propeity, 6.8, Bie hulls, coreidors, {aotpaths, the Inndscape, interior and exteriar avea of the Shopping
Mall, ncluding the water drainage system, the wustewater centralization and treatment and the
Leased Space (oxeept il this Agreement states (it the cleaning of the Leased Space is one of (he
Speial Survices):

the availability and maintenance of public taifels and acvessories;

the free parking Jots avatiable 10 aulomalives imd other vehicles within the compound of the
Shapping Mall G the Shopping Mall is Jocated i & depactment store owned by « third party, this
includes the free parking lots imude available by the depastment store), However, the permission to
use the parking lots cannot be construed o he Landlord's undertaking to act ns the dupository of e
athers' property or o assume Habilities far any Joss or damage (o the surematives or other vehicles,
their parts or any propesty Jocated i or attached to those automorives or vehicles:

the general sceurity services to safepuard the Shapping Mull and facilitue the internul traffic, the
nvoilability and maintenance of alariy systens, e prevemtion or extinguishing systes and their
eauipment far use in the Shopping Mall as the Langford deems approprinte, muainly (aking o
nceount the vize aof the Shopping Mall, the functionulity of the systems and equipment wnd the
appiicable faws, rutes and regulations: and

other services as the Landlkod and the Chstomer may ugree in writiug on a case by case basis.

0032733-0000008 BN:1642343.2 10
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Papt 4 of (ho Services Agreement
RATES AND CALCGLATION OF SERVICE FER

Part 4 forms an micgrat pact of the Services Agreement between Teseo Lotns Retail Growth Freehold Aud
Lensehatd Proponty Fund and €k-Chad Distribution System Co,, Lick dated IA Muarch 2(+2.

1. Service Fee

The parties agree that the: Service Few in relation 10 the Leased Spaco shull be as set ow below and is payabie
in advatice on or prior to the Sth duy of such enlendar month. ‘The first payment shadl be ealcelated for a
period commencing on the duy following the date of completion of (he sule and puchase agreement
purswant (o which Uie Landlord purchases the Shopping Mall frotn ihe Custamer and ending ot the Tast diy
of such catendar month, If the Lease Agresmend is venesed iy Service Agreement shall alsa be renewed
on the same ferms for it malching period und the parties shall negotiate in good fith o ageee the Service Fee
far the peried of such rencwal provided at the Service Fee shull continug to he subject (0 a 19% increnss
uvery third yewr for (he entire leagth of (hig Service Agreemen( stavting i the fowrth yemr (and then in the
seventh year, tenth year, third year of any reaewal, sixih year of nny rencwsal, ¢(c).

in respect of Hypermarkel, in cespect of Food Court ;‘Rcrvicc Fee per month
Your of Moaintenunce Aren, Back
Tnitial Tersy | ©fices and Warchouse (¥} (w+y)
{w} _
I. . 1,820,532 128,970 1,949,502
2, i ,3'20‘.5 1:!2 128,970 1,945,502
3 1,820,532 128,071 1,949,502
4. 2,002,585 (41,8367 2,144,452
3. e 2,002,585 141,367 2,144,452
6. 2,002,385 1:4‘1.86? 2,144,452
7 3,202,843 £56,054 2358.897 ]
8. 2,202,843 56,054 2,358,897
9 2,202,843 £56,054 2,358,897
18 2423128 171,659 2,594,787
2 Maintenanee Fee

In addition {o the Servics Fee the Customer shali pay (o the Latidlord 70% (or suck other proportion s
apreed between the Customer and the Lundlord) of the cost of maintenanes of the following machinery and
cuuipment; wir chifler, generator, electrical transfurster, MDB (electiical system), waste wader reatinent, all
pumps (CDP, CHP, watge hapster pump) and Fm200/Vesda (The Maidenance Fee).

0032739-0000008 BIN: 16423492 1
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EXECUTION COPY

ADDENDUM

DATED 16 JULY 2015

in relation to
an Operating Lease Agreement in respect of the properties in Pitsanulok
owned by Tesco Lotus Retail Growth Freehold and Leasehold Property Fund
and leased by Ek-Chai Distribution System Co., Ltd. dated 13 March 2012

T
—

ALLEN & OVERY

Allen & Overy (Thailand} Co., Lid.
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THIS ADDENDUM is dated 16 July 2015

BETWEEN:

(D Tesco Lotus Retail Growth Freehold And Leaschold Property Fund a property fund established
under the laws of Thailand managed by Krung Thai Asset Management Public Company Limited
whose registered office is at 1 Empire Tower, 32nd Fi, South Sathorn Road, Yannawa, Sathorn,
Bangkok 10120, Thailand (the Lardlord); and

(2) Ek-Chai Distribution System Co., Lid. a private limited company incorporated under the laws of
Thailand with registered number 0105536092641 and having its registered office at 629/1
Nawamintr Road, Nuanchan, Buengkoom, Bangkok 10230, Thailand (the Tenant).

BACKGROUND

(A)  This Addendum is supplemental to and amends an operating lease agreement in respect of the
properties in Pitsanulok owned by the Landlord and leased by the Tenant dated 13 March 2012,
between the Landlord and the Tenant (the Operating Lease Agreement).

(B) Both parties have consented to the amendments to the Operating Lease Agreement contemnplated by
this Addendum.

IT IS AGREED &s follows:

1. INTERPRETATION

1.1 Definitions
Capitalised terms defined in the Operating Lease Agreement have, unless expressly defined in this
Addendum, the same meaning in this Addendum.

1.2 Construction
The principles of construction set out in the Operating Lease Agreement will have effect as if sef out
in this Addendum.

2. AMENDMENTS
The Operating Lease Agreement will be amended effective from 1 June 2015 as follows:

() The address of the Landlord in the recitals of the Operating Lease Agreement and in clause 15.4 of
the Operating Lease Agreement shall be deleted and replaced with “1 Empire Tower, 32nd F1., South
Sathorn Road, Yannawa, Sathorn, Bangkok 10120, Thailand”, The Landlord and the Tenant hereby
agree that no separate notice informing the Tenant of the change of notice details shall be required;

() Schedule 1 to the Operating Lease Agreement shall be deleted in its entirety and replaced with
Schedule 1 to this Addendum;

(©) Schedule 2 to the Operating Lease Agreement shall be deleted in its entirety and replaced with
Schedule 2 to this Addendum;

0037904-0000008 BN;3125593.6 1
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(b)

(©

Schedule 3 to the Operating Lease Agreement shall be deleted in its entirety and replaced with
Schedule 3 to this Addendum; and

Schedule 4 to the Operating Lease Agreement shall be deleted in its entirety and replaced with
Schedule 4 to this Addendum.

MISCELLANEOUS

Clauses 15 and 16 of the Operating Lease Agreement apply to this Addendum as if set out in full in
this Addendum.

Subject to the terms of this Addendum, the Operating Lease Agreement will remain in full force and
effect and, from the date hereof, the Operating Lease Agreement and this Addendum will be read
and construed as one document.

Both parties shall attend in person or (hrough its duly authorised representatives acting under a
power of attorney the relevant Land Office to register this Addendum and shall sign and execute the
relevant Land Office's official documents necessary to implement and complete such régistration;
any applicable fees in relation to registration shall be paid by the Landlord.

GOVERNING LAW

This Addendum and any non-contractual obligations arising out of or in connection with it are
govermed by Thai law.

This Addendum has been entered into on the date stated at the beginning of this Addendum.

0037904-0000008 BN:3125583.6 2
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SCHEDULE 1

THE PROPERTY
Details of the Property Lease area
‘ (sq.m.}
1. | Hypemmarket 7,085
2. | Food Court 789
3. | Back QOffices 341
4. | Maintenance Area 871
§. | Warehouse . 2,172

L

— &=
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SCHEDULE 2

RENT PAYMENTS FOR THE INITIAL TERM

in respect of
Hypermarket, Back

Year of Inmitial Offices, Maintenance in respect of Food Court Rent per month
Term Area and Warehouse ) (wy)
(w)
1. 1,213,688 85,980 1,299,668
2 1,213,688 85,980 1,299,668
3 1,213,688 85,980 1,299,668
4.1 1,335,057 94,578 1,429,635
(14 Mar 15-31 May 15) | (14 Mar 15— 31 May 15) | (14 Mar 15— 3] May 15)
42 1,070,116 94,578 1,164,694
(1 Jun 15 — 13 Mar 16) {1 Jun 15— 13 Mar 16) {1 Jua 15—13 Mar 16)
5. 1,070,116 94,578 1,164,694
6. 1,070,116 94,578 1,164,654
7. 1,177,106 104,036 1,281,142
8. 1,177,106 104,036 1,281,142
9, 1,177,106 104,036 1,281,142
10. 1,294,795 114,440 1,409,235

fone

T
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SCHEDULE 3

RENT PAYMENTS FOR THE FIRST EXTENDED TERM

in respect of
Year of First (I)ifi’.:__ gﬁi:?;:;?:;:i in respect of Food Court Rent per month
| Extended Term | Area and Warehouse o) (w+y)
(w)
L. 1,294,795 114,440 1,409,235
2 1,204,795 114,440 1,409,235
3. 1,424,246 125,383 1,550,129
4, 1,424,246 125,883 1,550,129
5. 1,424,246 125,883 1,550,129
6. 1,566,671 138,472 1,705,143
7. 1,566,671 138,472 1,705,143
8. 1,566,671 138,472 1,705,143
9. 1,723,338 152,319 1,875,657
10, 1,723,338 152,319 1,875,657

0037904-0000008 BN:3125693.6
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SCHEDULE 4

RENT PAYMENTS FOR THE SECOND EXTENDED TERM

in respect of -
ene oSt | morarie Bk | nrsgsetafTond | g o mont
Ixtended Term | Area and Warehouse ' ” (W+Y)
)
L. 1,723,338 152,319 1,875,657
2. 1,895,672 167,551 2,063,223
3. 1,895,672 167,551 2,063,223
4, 1,895,672 167,551 2,063,223
5. 2,085,239 184,306 2,269,545
6. 2,085,239 184,306 2,269,545
7. 2,085,239 184,306 2,269,545
8. 2,293,763 202,737 2,496,500
9. 2,293,763 202,737 2,496,500
10. 2,263,763 202,737 2,496,500

0037904-0000008 BN:3126693.6




THE LANDLORD

SIGNED for and on behalf of
TESCO LOTUS RETAIL
GROWTH FREEHOLD AND
LEASEHOLD PROFPERTY FUND
by Krung Thai Asset Management
Public Company Limited as
Management Company acting by its
attomeys: )

Mrs. Chavinda Hanratanakool and
Mr. Piraj Migasena

in the presence of:

in the presence of:

0037904-0000008 BN:3125582.8

SIGNATORIES

‘Witness's signature; My Z@?ﬁm—j

Name: Ms. Saengdao Chaibunsawat
J . 1 Enpive Tower 32nd Teor, South Sdhorn Roed,

Witness's signature: ﬂ o é 0/; g :

Name: Ms. Cholada Sitthigonsomanat

1 En?ixe Towey, 32nd Floov, South Satkorn Road,

.............. Yorwmawa, Salorm Bomglek

Y/

{ H { 1




THE TENANT

SIGNED for and on behalf of
EK-CHAI DISTRIBUTION
SYSTEM CO., LTD.
acting by its attorney:

Mr. Harjeet Singh Drubra

in the presence of:

in the presence of:

0037904-0000008 BN:3125593,6

Witness's signature: W /@ﬂ/ﬂ g

Name:  Koowadha Chovurekit- anani
156~ 13 Sindhorn Tower 3, 22nd Foor
Lun tm Pa’(humwom R)omckok

------------------------------------------------------

. . 2
Witness's signature: %/

Name: Voa on  Techa-akvaku!
'o?ﬁlt Nowaninty Roed , Nuanchen
Address:
.................. Buergsean,, .Ea.@nc\ﬁ@k..........
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EXECUTION COrY

ADDENDUM

DATED 16 JULY 2015

in relation to
a Service Agreement in respect of the properties in Pitsanulok
dated 13 March 2012

ALLEN & OVERY

Ailen & Overy (Thailand) Co., Ltd.
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THIS ADDENDUM is dated 16 July 2015

BETWEEN:

4y

Tesco Lotus Retail Growth Frechold And Leasehold Property Fund a property fund
established under the laws of Thailand managed by Krung Thai Asset Management Public
Company Limited whose registered office is at 1 Empire Towert, 32nd Fl,, South Sathorn
Road, Yannawa, Sathom, Bangkok 10120, Thailand (the Landlord); and

(2) Ek-Chai Distribution System Co., Ltd. a private limited company incorporated under the
laws of Thailand with registered number 0105536092641 and having its registered office at
629/1 Nawamintr Road, Nuanchan, Buengkoom, Bangkok 10230, Thailand (the Customer).

BACKGROUND

(A)  This Addendum is supplementa] to and amends a service agreement in respect of the
properties in Pitsanulok owned by the Landlord and accepted the service by the Customer
dated 13 March 2012, between the Landlord and the Customer (the Service Agreement).

B) Both parties have consented to the amendments to the Service Agreement contemplated by
this Addendum.

IT IS AGREED as follows:

1 INTERPRETATION

1.1 Definitions
Capitalised terms defined in the Service Agreement have, unless expressly deﬁned in this
Addendum, the same meaning in this Addendum.

2. AMENDMENTS
The Service Agreement will be amended effective from 1 June 2015 as follows:

{(a) The address of the Landlord in the recitals of the Service Agreement and in clause 7.1 of the
Service Agveement shall be deleted and replaced with “1 Empire Tower, 32nd Fl., South
Sathorn Road, Yannawa, Sathorn, Bangkok 10120, Thailand”, The Landlord and the
Customer hereby agree that no separate notice informing the Customer of the change of
notice details shall be required;

(b) Part 4 to the Service Agreement shall be deleted in its entirety and replaced with Part 4 to this
Addendum; .

3. MISCELLANEOUS

® Clauses 9, 12 and 13 of the Service Agreement apply to this Addendum as if set out in full in
this Addendum,

(&) Subject to the terms of this Addendum, the Service Agreement will remain in full force and
effect and, from the date hereof, the Service Agreement and this Addendum will be read and
construed 2s one document,

0037904-0000008 BN:3125514.5 1
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4, GOVERNING LAW

This Addendum and any non-contractual obligations arising out of or in connection with it are
governed by Thai law.

This Addendum has been entered into on the date stated at the beginning of this Addendum.

0037504-0000008 BN:3126514.6 2
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PART 4 OF THE SERVICE AGREEMENT
RATES AND CALCULATION OF SERVICE FEE

Part 4 forms an infegral part of the Services Agreement between Tesco Lotus Retail Growth Freehold
And Leasehold Property Fund and Ek-Chai Distribution System Co., Ltd. dated 13 March 2012.

1. Service Fee

The parties agree that the Service Fee in relation to the Leased Space shall be as set out below and is
payable in advance on or prior to the 5th day of each calendar month, The first payment shall be
calculated for a period commencing on the day following the date of completion of the sale and
purchase agreemment pursuant to which the Landlord purchases the Shopping Mall from the Customer
and ending on the last day of such calendar month, If the Lease Agreement is renewed this Service
Agreement shall also be renewed on the same terms for a matching period and the parties shall
negotiate in good faith to agree the Service Fee for the period of such renewal provided that the
Service Fee shall continue to be subject to a 10% increase every third year for the entire length of this
Service Agreement starting in the fourth year (and then in the seventh year, tenth year, third year of
any renewal, sixth year of any renewal, etc).

in r_és:pec't of Hypermarket, in respect of Food Service B ee per month
Year of Mintenanés Area, Back Court - (4y)
Initial Texma Ofﬁpgs and Warehouse ® '
T (W) _ .
1 1,820,532 128,970 1,949,502
2 1,820,532 128,970 1,949,502
3 1,820,532 128,970 1,949,502
41 2,002,585 | 141,867 2,144,452
' (14 Mar 15 -31 May 15) (14 Mar 15 - 31 May 15) | (14 Mar 15 - 31 May 15)
4g 1,605,115 141,867 1,746,982
' {1 Jun 15—13 Mar 16) (1Jun 15 - 13 Mar 16) (1 Jun15-13 Mar 16)
5 1,605,115 141,867 1,746,982
6 1,605,115 ' 141,367 1,746,982
7 1,765,627 156,054 1,921,681
8 1,765,627 156,054 1,921,681
9 1,765,627 156,054 - 1,921,681
10 1,942,189 171,659 2,113,348

0037904-0000008 BN:3125514.5 . 3
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2. Maintenance Fee

In addition to the Service Fee the Customer shall pay to the Laidlord 70% (or such other proportion
as agreed between the Customer and the Landlord) of the cost of maintenance of the following
machinery and equipment: air chiller, generator, electtical transformer, MDB (electrical system),
waste water treatment, all pumps (CDP, CHP, water booster pump) and Fm200/Vesda (the
Maintenance Fee).

0037904-0000008 BN:3126514.5 4
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SIGNATORIES

| !

THE LANDLORD

SIGNED for and on behalf of
TESCO LOTUS RETAIL
GROWTH FREEHOL.D AND
LEASEHOLD PROPERTY FUND
by Krung Thai Asset Management
Public Company Limited as
Manapement Company acting by its
attorneys:

( |

i
b=
5
b
;q
by
]
.
s
i
Zn
)
prery
&
&
g

-
e

ROl s

R AT

Mrs. Chavinda Hanratanakool and
Mr. Piraj Migasena

in the presence of: Witness's signature: /ﬁﬁf:r %ﬁ

Name: Ms, Saengdao Chaibunsawat

Addeass: | L Enpie Toner, 3und, Flooe, Suddk Scthom Roadh
Monnawg, Selvorn | Bemakok

........................... T HO I R S S IR

in the presence of: Witness's signature: 0{0-/40/2' % .

Name: Ms, Cholada Sitthigonsomanat

Address: 1 Empite Tower; 31nd. Flogy, Sodth Sefoen Load,
" Yonnowa, Sathorn &qmcd\(gk

......................... esrrsarenandrranvefanarncurnrmur

1 .3 o |3 |3 .3 313 o 3
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THE CUSTOMER

SIGNED for and on behalf of
EK-CHAIDISTRIBUTION
SYSTEM CO., LTD.
acting by its attorney:

Mr. Harjeet Singh Drubra

in the presence of:

in the presence oft

0037904-0000008 BN:3125514.5

Witness's signature: /ﬁf%{(}[{(& é .

Name: Noonlacha  Charvngkit-anant
130 - 151 Sindhorn Tower 3, 22nd Floor

.....

//Z__—
Witness's signature: %/

Name: Vo GPOh —\‘EC\’\C‘\-C\\(tC\.kU\
mh Nowomintr Rood, Nuanchian

................................
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THIS ADDENDUM is dated 11 March 2022

BETWEEN:

(1)

(2)

Lotus's Retail Growth Freehold and Leasehold Property Fund a property fund
established under the laws of Thailand managed by Krung Thai Asset Management
Public Company Limited whose registered office is at 1 Empire Tower, 32nd Fl., South
Sathorn Rd., Yannawa, Sathorn, Bangkok 10120, Thailand (the Landlord); and

Ek-Chai Distribution System Co., Ltd. a private limited company incorporated under
the laws of Thailand with registered number 0105536092641 and having its registered
office at 629/1 Nawamintr Road, Nuanchan, Buengkoom, Bangkok 10230, Thailand
(the Tenant).

BACKGROUND

(A)

(B)

This Addendum is supplemental to and amends an operating lease agreement in
respect of the Property in Pitsanulok, owned by the Landlord and leased by the Tenant
dated 13 March 2012 and its addendum dated 16 July 2015, between the Landlord
and the Tenant (the Operating Lease Agreement).

Both parties have consented to the amendments to the Operating Lease Agreement
contemplated by this Addendum.

IT IS AGREED as follows:

1.

1.1

1.2

(a)

(b)

(c)

INTERPRETATION
Definitions

Capitalised terms defined in the Operating Lease Agreement have, unless expressly
defined in this Addendum, the same meaning in this Addendum.

Construction

The principles of construction set out in the Operating Lease Agreement will have
effect as if set out in this Addendum.

AMENDMENTS

The Operating Lease Agreement will be amended effective from 14 March 2022 as
follows:

The parties agree to extend the lease term pursuant to the Operating Lease Agreement
for another 10 (ten) years from 14 March 2022 to 13 March 2032 (the First Extended
Term).;

The parties agree that the details of rental for the First Extended Term shall be
pursuant to Schedule 1 to this Addendum; and

The parties shall register the lease of the First Extended Term under this Addendum
at the Land Office within 31 August 2022 or any other date as agreed between the

Parties. ey

1 Addendum to Lease (FH)



3. MISCELLANEOUS

(a) Clause 15 (Miscellaneous) and 16 (Governing Law and Jurisdiction) of the Operating
Lease Agreement apply to this Addendum as if set out in full in this Addendum.

(b) This Addendum is provided in two languages, English and Thai. In the event of conflict
between the two versions, the English version will prevail.

(c) Subject to the terms of this Addendum, the Operating Lease Agreement will remain in
full force and effect and, from the date hereof, the Operating Lease Agreement and
this Addendum will be read and construed as one document.

(d) Both parties shall attend in person or through its duly authorised representatives acting
under a power of attorney the relevant Land Office to register this Addendum and shall
sign and execute the relevant Land Office's official documents necessary to implement
and complete such registration; any applicable fees in relation to registration shall be
paid by the Landlord.

(e) If any provision in this Addendum conflicts with the provision in Operating Lease

Agreement, the Parties agree that the provision in this Addendum shall prevail and
binding on the Parties.

This Addendum has been entered into on the date stated at the beginning of this Addendum. e

2 Addendum to Lease (FH)



Year of First

SCHEDULE 1

RENT PAYMENTS FOR THE FIRST EXTENDED TERM

in respect of

in respect of Food

Rent per month

Extended H){permarlfet, Back Court (W+y)
Term Offices, Maintenance )
Area and Warehouse
(w)
1. 1,294,795 114,440 1,409,235
2. 1,294,795 114,440 1,409,235
3. 1,424,246 125,883 1,650,129
4, 1,424,246 125,883 1,550,129 |
o 1,424,246 - 125,883 1,550,129
6. 1,566,671 138,472 1,705,143
7. 1,566,671 138,472 1,705,143
8. 1,566,671 138,472 1,705,143
9. 1,723,338 152,319 1,875,657
10. 1,723,338 152,319 1,875,657

Addendum to Lease (FH)
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SIGNATORIES

THE LANDLORD

SIGNED for and on behalf of

LOTUS'S RETAIL GROWTH
FREEHOLD AND LEASEHOLD
PROPERTY FUND by Krung Thai Asset
Management Public Company Limited as
Management y acting by its
attorneys.

Mrs. Chavinda Hanratanakool Mr. Piraf Migasena
in the presence of: Witness’s signature: @&,ﬁ:g‘ﬁﬁ-
Name: Mr. Anuchit Katetrakul
Address:

Krung Thai Asset Management Public
1 Empire Tower, 32" Floor """
South Sathorn Road

THE TENANT

SIGNED for and on behalf of
EK-CHAI DISTRIBUTION SYSTEM CO.,
LTD.

acting by its attorney:

Mr. lttichai Banasanprasit
in the presence of: Witness’s signature: %w’au(,}/
Name: Ms. Jareeporn Xuto
Address:
Chandler MHM Limited
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THIS ADDENDUM is dated 11 March 2022

BETWEEN:

(1)

(2)

Lotus's Retail Growth Freehold and Leasehold Property Fund a property fund
established under the laws of Thailand managed by Krung Thai Asset Management
Public Company Limited whose registered office is at 1 Empire Tower, 32nd Fl., South
Sathorn Rd., Yannawa, Sathorn, Bangkok 10120, Thailand (the Landlord); and

Ek-Chai Distribution System Co., Ltd. a private limited company incorporated under
the laws of Thailand with registered number 0105536092641 and having its registered
office at 629/1 Nawamintr Road, Nuanchan, Buengkoom, Bangkok 10230, Thailand
(the Customer).

BACKGROUND

(A)

(B)

This Addendum is supplemental to and amends a service agreement in respect of the
Property in Pitsanulok, owned by the Landlord and accepted the service by the
Customer dated 13 March 2012 and its addendum dated 16 July 2015, between the
Landlord and the Customer (the Service Agreement).

Both parties have consented to the amendments to the Service Agreement
contemplated by this Addendum.

IT IS AGREED as follows:

1.

1.1

1.2

(a)

(b)

(a)

INTERPRETATION
Definitions

Capitalised terms defined in the Service Agreement have, unless expressly defined in
this Addendum, the same meaning in this Addendum.

Construction

The principles of construction set out in the Service Agreement will have effect as if
set out in this Addendum.

AMENDMENTS

The Service Agreement will be amended effective from 14 March 2022 as follows:
The parties agree to extend the service term pursuant to the Service Agreement for
another 10 (ten) years from 14 March 2022 to 13 March 2032 or until termination or

expiration of the Lease Agreement (the First Extended Term).

The parties agree that the details of rates and calculation of service fee for the First
Extended Term shall be pursuant to Schedule 1 to this Addendum.

MISCELLANEOUS

Clause 9 (General), 12 (Governing Law) and 13 (Arbitration) of the Service Agreement
apply to this Addendum as if set out in full in this Addendum.m“m

1 Addendum to Service (FH)



(b) ect to the terms of th de the Service Agreement will remain in full force
effect and, from the he e Service Agreement and this Addendum will
be read and construed as one document.

(c) If any provision in this Addendum conflicts with the provision in the Service Agreement,
the Parties agree that the provision in this Addendum shall prevail and binding on the
Parties.

This Addendum has been entered into on the date stated at the beginning of this Addendum.

2 Addendum to Service (FH)
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SCHEDULE 1
RATES AND CALCULATION OF SERVICE FEE FOR THE FIRST EXTENDED TERM
1. Service Fee

The parties agree that the Service Fee in refation to the Leased Space shall be as set
out below and is payable in advance on or prior to the 5th day of each calendar month.
If the Lease Agreement is renewed this Service Agreement shall also be renewed on
the same terms for a matching period and the parties shall negotiate in good faith to
agree the Service Fee for the period of such renewal provided that the Service Fee
shall continue to be subject to a 10% increase every third year for the entire length of
this Service Agreement starting in the fourth year and then in the seventh year, tenth
year, third year of any renewal, sixth year of any renewal, etc).

| Year of | in respect of Hypermarket, | | in respect of Food | Service Fee per
First Maintenance Area, Back Court month
Extended Offices and Warehouse |
Term (v) (wty)
(w) ,
1 1,942,189 B 171,659 | 2.113,848
2 1,942,189 I 171,659 I 2.113,848
3 2,136,408 | 188,825 2325233 |
4 - 2,136,408 188,825 2,325,233
5 2,136,408 188,825 2,325,233
6 2,350,049 207,708 2.557,757
7 2.350,049 207,708 - 2,557,757 '|
8 2,350,049 207,708 | 2,557,757 |
9 2,585,054 228.479 | 2,813,533
10 2.585,054 1 228479 | 2,813,533 '|
1 = ]
2. Maintenance Fee

In addition to the Service Fee the Customer shall pay to the Landlord 70% (or such other
proportion as agreed between the Customer and the Landlord) of the cost of maintenance of
the following machinery and equipment: air chiller, generator, electrical transformer, MDB
(electrical system), wastewater treatment, all pumps (CDP, CHP, water booster pump) and
Fm200/Vesda (the Maintenance Fee). M

3 Addendum to Service (FH)



SIGNATORIES

THE LANDLORD

SIGNED for and on behalf of

" LOTUS'S RETAIL GROWTH
FREEHOLD AND LEASEHOLD
PROPERTY FUND by Krung Thai Asset
Management Public Company Limited as

attorneys.

Mrs. Chavinda Hanratanakool

in the presence of:

THE CUSTOMER

SIGNED for and on behalf of
EK-CHAI DISTRIBUTION SYSTEM CO.,
LTD.

av:lin/g%ey:

Mr. Ittichai Banasanprasit

in the presence of:

Mr. Piraj
Witness’s signature: Qe ﬁﬁﬂ
Name: Mr. Anuchit Katetrakul
Address:

igasena

Company Limited el
1.Empire Tower, 32™Floor__ . ..
South SathornRoad, . ... .. .. . .. ...
Yannawa, Sathorn, Bangkok 10120

Witness'’s signature:

éfﬂtf?ﬂt
Name: Ms. Jareeporn Xu &

Address:
Chandler MHM Limited
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