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FRLCHGET mumﬁuﬁwﬁ (M1919LNRT)
ﬁu‘?{ Hypermarket 6,037
‘*7:14171' Food Court 727
ﬁu‘ﬁl Back offices 511
ﬁu‘ﬁl Maintenance 421
ﬁuﬁiﬂﬁ\i (Warehouse) 1,556

- AN Hypermarket, Back Offices, Maintenance, Warehouse

Way Food Court

ﬁ"lL‘ﬁ"l“ﬁuﬁ Hypermarket, I
ALTINUN e
ﬂﬁ Back offices, Maintenace Food Court ‘i'mml.‘li’:/laﬂum
waz Warehouse - (U /inau)
- (Un/tnau)
(Un/taau)
1 552,576 52,809 605,385
2 552,576 52,809 605,385
3 552,576 52,809 605,385
4 607,833 58,090 665,923
5 607,833 58,090 665,923
6 607,833 58,090 665,923
7 668,617 63,899 732,516
8 668,617 63,899 732,516
9 668,617 63,899 732,516
10 735,478 70,288 805,766
1" 735,478 70,288 805,766
12 735,478 70,288 805,766
13 809,026 77,317 886,343
14 809,026 77,317 886,343
15 809,026 77,317 886,343
16 889,929 85,049 974,978
17 889,929 85,049 974,978
18 889,929 85,049 974,978
19 978,922 93,554 1,072,476
N 17 15 ndpee teeT M0l6
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AT Vg‘gg‘gq (A8) : ﬂ.ﬂLﬁi’}ﬁu‘ﬁ Hypermarket, Fi’]l,‘]j"]‘ﬁuﬁ
- | Back offices, Maintenace FANANTNVIUNA
in Food Court -

waz Warehouse - (Un/tmau)

- (U/iaau)

(Un/tAau)

20 978,922 93,554 1,072,476
21 978,922 93,554 1,072,476
22 1,076,814 102,909 1,179,723
23 1,076,814 102,909 1,179,723
24 1,076,814 102,909 1,179,723
25 1,184,495 113,200 1,297,695
26 1,184,495 113,200 1,297,695
27 1,184,495 113,200 1,297,695
28 1,302,945 124,520 1,427,465
29 1,302,945 124,520 1,427,465
30 1,302,945 124,520 1,427,465

- ANLBNTNUD Hypermarket, Back offices, Maintenace, Warehouse
waz Food Court Tnafinnsdfuatudnistszann 10% 7 3 4
nsUiuiinaiausn i 4 weedtynyne (wazd3uiingng 3 4

PADATLEIZIIANATUCUNLTN)

R a & a
ATUSNITNUN Do % o4 C L
ATUSNITNUN FANAIUSNS
o Hypermarket, Back g;
1% Food Court NIURNA (UIN/
offices, Maintenace uag - -
“ (Un/tnau) LABU)
Warehouse (LW/tADY)
1 828,864 79,213 908,077
2 828,864 79,213 908,077
3 828,864 79,213 908,077
4 911,750 87,134 998,884
5 911,750 87,134 998,884
6 911,750 87,134 998,884
7 1,002,925 95,848 1,098,773
8 1,002,925 95,848 1,098,773
9 1,002,925 95,848 1,098,773
10 1,103,218 105,433 1,208,651
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o
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1 1 v
14 JunAn 2565 DNTuR 13 HunAN 2575 (328198168818 ATININ)

N I~

(2) adryaynmnasluaeazi@ani aoiuaiaedszazioainisneang s susniduldnis

¥ dJ = a o a
NANTLULNIEUNILLAY 1 TINTIURLLDUA AL

ANTNANATY BB

' £%
o

- AN WA Hypermarket, Back Offices, Maintenance, Warehouse

ITUTININITABAEAIILTN LAz Food Court
F;’ll,ﬁ’lﬂruﬁ Hypermarket, ﬂl’ll,’n"lﬁuﬁ ‘i'mﬂl’mi'l
1% |Back offices, Maintenace waz| Food Court Manum
Warehouse (UNW/tAa) (U/shaw) (U/shaw)
1 525,140 42,748 567,888
2 525,140 42,748 567,888
3 525,140 42,748 567,888
4 577,654 47,023 624,677
5 577,654 47,023 624,677
6 577,654 47,023 624,677
7 635,419 51,725 687,144
8 635,419 51,725 687,144
9 635,419 51,725 687,144
10 698,961 56,898 755,859

ANLITNIIANNATY N TDY - ANUTNINWA Hypermarket, Back offices, Maintenace, Warehouse

J20/66011 (4/16)

?Zﬂ:ﬁL’]@’]ﬂq?Lﬂl@@’]ﬂqﬁ%}Q LLIN WAy Food Court
ALZ S RUT Hypermarket, AUBMsHUT | sauALEnng
7 Back offices, Maintenace wag| Food Court ﬁgaﬁuﬂ
Warehouse (UN%/LHau) (L/vhaw) (L/vhaw)
1 787,710 64,121 851,831
2 787,710 64,121 851,831
3 787,710 64,121 851,831
4 866,481 70,533 937,014
W 19 1§ wies iteeT M0
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ALENNIANA L CUTTEY : ATLSNNSWUR Hypermarket, | AILSNSAUR | sauAUSnng
izﬂzm@’m’ﬁ&i@w@:ﬁlﬂ%ﬂmﬂ % |Back offices, Maintena:e way  Food (iourt ﬁgaﬁgﬂ
) K Warehouse (U1%/tnaud) (U n/taau) (U n/taau)
(m2) 5 866,481 70,533 937,014
6 866,481 70,533 937,014
7 953,129 77,586 1,030,715
8 953,129 77,586 1,030,715
9 953,129 77,586 1,030,715
10 1,048,442 85,345 1,133,787
33 sAlsziununswanauaeneEnnis
mnmimqqmuﬁm%ﬂ"mumwmﬂauﬁunuﬁwﬁﬁau Arlunisfunid uazaorsnien
Tuntsaansidoudniuacifinesy uazn1Fn199180F 9N TUNTNE AINTLUUIHEUNITIAN
Usziu-nsusunineg ulanaesnsusunineg ﬂiqﬂgdqﬁﬁuﬁﬂizLﬁuaﬂmhﬁﬁiﬁmﬂiuﬁmwmi
nefleazduasil
d’ﬁfn’u Taunfauiaad \ilafipy ' sianlszifiuinusnanis
7 (A191991) (UIMABAI51991) 594 (UN)
1 6394 57.5 7,500 431,250
2 10998 7,743.8 4,700 36,395,860
3 13318 800.0 380 304,000
4 13319 440.3 200 88,060
5 13320 406.0 440 178,640
6 13321 402.3 500 201,150
7 13322 439.5 260 114,270
8 13323 463.5 200 92,700
9 30911 314.4 200 62,880
10 30912 1,218.4 200 243,680
ERH 38,112,490
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Aularesnsususnyg aanslsfmnamieiene mmmzﬁﬂﬁ;éﬁ‘l%mmu u%;;lﬁm%mmwmu
fumnadineiing Lﬁ'@mwgn;@ﬂuéqmmmmﬂixLﬁuﬁauﬁ@umiﬁﬁﬁﬁmw‘lm
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NNFAINRAAA (Market Overview)
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e A1Un1sAUAN (Retail Sale Index)
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e mrinisadlnausinanAlantu (Private Consumption Index)
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a AdA o
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i'JNﬁ\‘iﬂ’]L%@NVI’]\?Lﬂiﬂﬂﬂqfﬁﬁlﬁ‘%\iLﬂuﬁ@@ﬂﬂqﬂu‘ﬂﬂ Lmemmmﬂ@mmmmwmuuuj

“AaNa1smnansela” (Income Approach) Wiunistlsziduganininedu Ingasunadnanngm
waaninadunnaluiingele Tngaraiansun 435 AT UIUAINE RTINS LUNUNNAIY)Y (Direct

Capitalization) #3835 nnsAuaaInyanfaqiiugniaintlszuiunisselanszuaiSuan

o '

(Discounted Cash Flow) nalandniniuniianyanizeming@ulac azinmiiuyaniifaqiiugns

194n92AI8 laINNAANTINaL InFUannSnadwinluauAm

' '
a

AEMYAAIRIUNLURD” (Residual Technique) 1I1ABLszNIiN sanuAF M lUNTRRUNNAUNT
Al lamnzeniuuangunng AenIMMINIENINTBININERY LAZANIMHIZANTIINNASEY

Tranistszanunianalaainnisimunlasenis uazsineanaanunuat laanalunisimunlasanis

v v
o o
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A laaneienuaReyan mMina Ausnan nTaqriu

v (% |

nsdszifiuganming@uluaial 1sEn laRansnndsn191sulugaa1AINafe19AL AL

aPNTBININE AUNLsTIHUYAAT TAENNUTENY WA1TUIAINEaN NN NIRUNUsEIHUYAAT 1114

Y
759 1R UUANNgYUNNE ANsaztemine Ay wardnaninlunisiauzemine dunlssiiiugann

agilaamauseme Ta38aunu (Cost Approach) wazisnaisanaInsiela (Income Approach)

wnamlumsisziiuyanninadu
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9.  N9IATIEULATUTEINUYAAINTWNERY

9.1 3?3'61141414 (Cost Approach)

nslsziiinyannineduluaial n1euFEny A1 le3saunu (Cost Approach) Tnela3s
nsufFeumausAInana (Market Approach) wininaunlunisauinmygansu uazlaisanau
noaunulun (Replacement Cost New) lunisanuaniyaninaunuaiaisuacdslgnasclunuay

WnAeaA1LAeN (Depreciated) ATULAAIAIMABUAIINANADN AD 3 AA1T8I81ANTUAZALgNATIY

pnannilaqiiu (DRC) tnedsaaziannsnalilil

o msisziiuyamnnu

1
o

a ' Aa - o o ¥ o ¥ a = Ya o
ﬂ’]’iﬂﬁ‘:LNuH@ﬂ’Wl AULUATIN NINLTENY 1@2@’1??@%@3;1]@‘1/] AU A1u0w 4 wilas ludsinnlnatpssiu

1Y v
o

dl :j/ ar T dll it a < ' dla dl = =
NEAINTNE AU LW@I“ﬁIuﬂ’]i"JLﬂﬁ"]:ﬁﬁH@ﬁ']V]ﬂu (@LLNH‘V]LLZW'N‘V]ﬁl\'i‘ll@ﬂ;ll@Lﬂ?ﬂ‘i.lmil‘l.llumﬂ@’]?ﬂi‘zﬂﬂ‘i_l)

Inefaasiaansanalilil

1. NAuNwlan AADUANYTUNT-ANQY (NA.41) UTuanilaiumg 288-289 LilaAutlseunm
7-0-00.0 13 (2,800.0 £1191991) H31ANAREELTTNIDL 15,000 LTNABANTINGN
2. NAuNNLAN AANUUANETNNT-ANGY (Na. 41) USnamanilammnsn 295 WeiAutlszunns 12-0-

00.0 19 (4,800.0 M171991) V91ALEUAANELIT2H14 30,000 LINABAITINRN

' [l
a

3. fauwnelan Aenuuanenea- el (na. 4110) Wenautlszanm 6-0-0.0 19 (2,400.0 A191997)

AALauerneLlszunn 30,000 LMARAITINGN

] '
a a

4. Naunalan Annuuaneneas-naluny (na. 4110) anmAutlszunn 3-2-00.0 19 (1,400.0 #1979

1) ﬁmmmumwﬂa:mm 30,000 L"NABAITINGN

HAaRgLUMTIATIEUYAANTNERY

a - ¥ = = a o ¥ a = i = =
aINN13AATITNTaanataTaLL ey nauEnY lafansudanlaveyanainiliauiniey
TURALN 1 - 4 (ganaazidsaveyanatnFaumstluseyanaiafzauimey) Ingaziiuiaiiunng
AunnazlfulpanFauisuduninedu ieAwnmyaninainseming du Inaluazuuuay (-)

o ¥ ~ o e T ¥ a4 ¥ p~ ¥ !
WerayanaafFaumauanamingdunaz uazuuuuan (+) WeveyanaianFauinaunaanan
ineAu AaiunensEnY adlaiauanisenisliullsnlsauiisuninadu (Adjustment Grid)
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As1alsaungunaulnegd sl aunaus1Ananm

§18119 ninsauilszfiu | 1eyanBauiiey 1| vayanBeniey 2 [ vayanFauden 3| vayauFauden 4
viiaiing AANUUTNNT - NG | AADUUTNNT-HANGS | RADUUTUNT - TNQ3 | AADUUTNNG - NQY | AADUUTNNT - NG9
(na.41) (N8.41) UTDUMAN (na.41) (na.41) (na.41)
WBonamdnilawmsh | Alawms 288-289 | wBamanilammsh | Bnménnlamnsd | tiunmdnilawas
294 - 295 288 - 289 294 - 295 294 - 295
awmiafipu (ls-nu-msnean)| 3028575 7:0-00.0'ls 12:0-00.0'ls 6000l 32.00'ls
291987 AAAN 2566 AAAN 2566 AAAN 2566 AAAN 2566
31A1 (UIN/M151971) 15,000 30,000 30,000 30,000
mslugurays
adnieuan
nesuANTIRMINE AL 0.0% 0.0% 0.0% 0.0%
15,000 30,000 30,000 30,000
9192 RU 0.0% 0.0% 0.0% 0.0%
15,000 30,000 30,000 30,000
Heulalunnsne -5.0% -5.0% -5.0% -5.0%
14,250 28,500 28,500 28,500
ANTNEAATA 0.0% 0.0% 0.0% 0.0%
14,250 28,500 28,500 28,500
Tadanialy
Fuafiae 5.0% -10.0% -10.0% -10.0%
mumﬁfaﬁau -15.0% -10.0% -15.0% -15.0%
gﬂéwﬁau 0.0% 5.0% 5.0% 5.0%
V]’NL‘;JI’]—BBFW 0.0% 0.0% 0.0% 0.0%
%ﬂﬁwﬁmmaﬂguma 0.0% 0.0% 0.0% 0.0%
ANTNNINILNIN 0.0% 0.0% 0.0% 0.0%
Ananinlunnswmun 0.0% 0.0% 0.0% 0.0%
uaaaslaqanelu -10.0% -15.0% -20.0% -20.0%
gaﬁhﬁﬂ%’um:q (UW/m151991) 12,830 24,230 22,800 22,800
N@ﬂ’]ﬁ‘ﬂ%ﬂj}ﬂu;ﬂuﬂﬂ -15.0% -20.0% -25.0% -25.0%
MsnasminALTEe e 25.0% 25.0% 25.0% 25.0%
gaﬂ'mmﬂ (UIN/M1914991) 20,665 3,208 6,058 5,700 5,700
gmﬁzgw% (UN/B151991) 20,000

12 ¥ v

AINANTWAINA1ITWAL NUFENY laaniunisdiassnuarauonifsauma ey aiuninedu Inanig

% ' - P
13 laagiyanmineduanisifFauiiausainain (Market Approach) H3neaziasnsall

Wefau 30-2-85.7 13 (12,285.7 m191997)

71A1 20,000 UNNABRITININ ﬁ&lﬂﬂﬂq 245,714,000 U

wsalssun 246,700,000 U
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¢ msusziiuyamaimsuarielgnass

nsilszidiuyanianansuazdalgnasesiu nasEmlalaisaunu (Cost Approach) IagEuannis

v 1 ] v
AUIIALYUNAUNULAN (Replacement Cost New) %qim@qﬂmm@ﬂﬂﬂ@miﬁqmmmmﬁm (Standard

Cost) 1a9an1ANysziiuamIna Aunmnilsemalng aa19lsfia n19uFdne lnaauniuannuuy

naaseilaiuaingnan uazaeyafaqtiuanyfumnIneasaielsznaunisiatsunsaniu d1usy
ANLEBNT0901ANTLATR 91 NaT19d L N1eUTEMY dszuiunisA@ aunIenIan 1 (Physical

Obsolescence) Use184 2% - 3% fail ayanIAununaALNUlINNTNANENNINILATNAINAY

ﬁmﬂuz;dlmﬂmunummmquﬁ (DRC - Depreciated Replacement Cost) A9UATLE BNNI9NT LT

1s=Tei4 (Functional Obsolescence) waz A 1A ANNIILATEHTN A (Economic Obsolescence) 1114

49

v 1 v
o v o

= = Yoy ! oAl oA d c o o a
UTBN ‘W"ﬂ”l’iﬂmLL@C‘Ji&I‘W‘UﬂWL@'ﬂmluﬁquuVILﬂuﬂ?&ﬁu@’]ﬂﬂ&I PNUUYRATAUNUNALNUANT (DRC)

U
| ! P -V

A 2 ' ' ' o “a a X a
Glu‘V]u ANNHAAUNLLINIHIATARNA (Market Value) PAINTNURAUNUTLLHUT Aa1nN197 WATICUTRY A
~ v v

ANNINUATIBEATNNAY L3N AslavinnisaglyaniaesannisuazAelgnasesail

a ¥ a ¢ ¢ = '
amsuazialanase melulasanisiana lawdasuisina aranness

& o gﬂﬂ"w?quuwmmu"lmﬁ (RCN) | a1y é’n?«l'au (Dep.) Hﬂé’mmm
518019 nun aAg | . (Market Value)
(M9.4.) UIN/F5.HN. 59N (UN) nail (%) 39N (%) 394 (UN)
a) ()
2aslada laulasunsifin snanvess
Fufiananssan 16,123 29,000 467,567,000 | 15 2% 30% 140,270,100 327,296,900
Nunaeasolaenans 8,852 12,000 106,224,000 | 15 2% 30% 31,867,200 74,356,800
SAMYAATANANS 573,791,000 sAMYAATAIANT 401,653,700
?iaﬂgnﬂsy’wﬁu 9
ANUABUNIA 7,774 1,500 11,661,000 | 15 3% 45% 5,247,450 6,413,550
SFaammang A921Wm3 | 875 mAs 1,000 875,000 | 15 3% 45% 393,750 481,250
1he (lasa) 110 4,200,000 | 15 3% 45% 1,890,000 2,310,000
sanyamAslgnaseau e 16,736,000 sanyamAslgnaseau e 9,204,800
swgaémyuv.luwmmu”lwi (RCN) 590,527,000 garﬂ'mmm (Market Value) (U1n) 410,858,500
wsailszanmn 591,000,000 vsailszann 411,900,000
e ea ¥
aslyanmsnadulnedsnunu (Cost Approach)
s1EazLREn gaﬁm%’wéﬁu (L)
o finu 246,700,000
. v
® 97ATUATAILgNAINN 411,900,000
SANYAAMSNEAY 658,600,000
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9.2

J20/66011 (4/16) 11 38

A8Nanse1ansela (Income Approach)

nsilsziiuyani Tnaiansunainissale (Income Approach) unnsilseiiuyanming&u

- 1 v v o ' o o
TnafansuiAnanisnaaaninadunnalminmels lnaauwanyanifaqiiueesse sy

- o

nIzud JIuangns (Discounted Cash Flow) nglandninasniianyanizeaninadula aziyand

o

wnAuyanTaqiiugniresnszuamalasmunaiandiiazladuannineduluewian

q

anumAzrulumsilszilinyanminaduy

o szaziaalumsdszunmnng

v
1FE94 lavn13Useunun19m19n198% (Cash Flow Projection) 811150UN19A WA Na1184IATINNS

Ipefsveznanilszunninigsan 10

. 'dmlEg'mﬂismmmsmqmsﬁu

annAguuartszitun1manisiuluafell neFEmy Indnsreyaseundluefniiniuunaes

ningdunlafuainnesusanadeainsuninauar@niniaanlasas 3wa Inen souvivlazeyaann

dsj dl ¥ a dl o a i a
AaNAasNUNALAN Watudsenaunfaamenlun19Ussun NI TMIeNITR Y

o 1sTUNITIUTUURINTNERY

sefurealasanislada lawlasunain ana1v9ae IMnisdsziiivganluaisiinnnanazlaiuain

e laaranunalan sznauaae salaatmiaingEiuan (Anchor tenant) s1elaannanisnaue

¥

8119 (Food Court) $1g/laanngiansaees (Tenant) wazsnelaaus) InadannAgiudsnalilil
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1. mﬂimmnﬁuﬁmmﬁﬂ (Anchor Tenant and Tenant Income)

1 1 ¥

¥ A Ao o a Y o
ﬂqW?rJNm@\im@H@ﬂ']Lmqwuwmqﬁﬁ\llﬁ:iﬂ@ﬂ']ﬂ@ﬂimﬁ‘ﬂ’ﬂﬂ

Uszianiuiianilan AN (LRSI NAS/LRaY)
AT ANLANI1UAN (Inline Retail 600 - 2,000
B;Lﬁﬁﬁﬁﬂ (Anchor Tenant) 300 - 500
unE89 (Kiosk) 6,000 - 24,000 LMARTA
@:ATM 10,000 - 23,000 UWV][FII‘QE?S

v 1 v v ¥ 1 1 3

"X dY A ! o o ! & A =
@qﬂmﬂﬁﬁ]@ﬂqu'JNsﬂ@\TﬂquqwuV] ﬂqﬂ@ﬂﬂi‘glﬂﬂ‘ﬂm’]\‘iﬂ AN NAIINILLAIUINAU ANLTIINUNBDIAN

AuLANANWluatTademL MNane 301dealasans auiaun wazanuauylaisnisluwnas
- L vy

ARENIIAT TIB1AHAINLANANTIANEN TUUAAT AL A9TIU N9LFENY ReRansanlaaayaannig

nasuanadanTuninauaz@nsnisanladaa swna Inen aafuselaainnisanunanely

Tassnaulunnenlunisdssifiuganminedu wesainiumelaainaaniniaauasaias A1E

e ! ! v
o

o ' ' ' dl ! o a o KX a ' ! d” dl ¥ = =
m\‘mmmﬂummwag TuwnounAngInana AL NUFENY asia1sIAEINLnA1lan Taadl

o &
TIHATLALA AL

1y ¥

1.1 9181lAaNANUAIIUANLLILNI9T (Permanent Tenant)

- Nl ATl 1 e
FRREIGTE] - mMsUsLaAUAIEN
(AM9LHRAT) | (LV/BNFILNAT/LABY)
8.0% ludh 2
. 0.0% il 3
- BuunNIMuAamndLn (Fixed) 2,960.99 995 4
2.5% Muild 4 waznaen
218N17LITHUNNT
10.0% Tl 2
5 v 8.0% Tuilf 3
- wunguudsanaegle (Variable) 1,332.76 355 r
2.5% Wi 4 wazmaen
81E)N197LITHIUNNT
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2

1.2 9elaanNuAyE9an (Anchor Tenant)

anlailesunsifin (Hypermarket)

aNBIRNITINTaAnasun luiwNEN 2177 2 (RaeigA3eLsn) Jun 11 Jueu 2565 TnaEue

o a !
Tundszidiugann
FANANTN o ANETNUNGELHaY -
dmu Coa in AT
. . lwazAusnig . - R . .
L TTRIC - tlszanmunns QALY LRaY [udueay| vwaRay | (uwd)
(Un/teau)

a7 Rugpdyoy 1 mEATy Y U AuneanAng (U1ed9u) o Jui 13 funan 2555 uaziiufinunladoyouusanugg
n1-10 ' ! .
81ANT (LN9E91) 0 S1R 20 nNANAUE 2561

11 | 1312850

12 | 1,312,850 |17 1(25n.8. 6624 n.2. 67) 3 1,312,850 9 1,312,850 [15,754,200
13 | 1,312,850 |ifi2 (25 .0, 67— 24 n.. 68) 3 1,312,850 9 1444,135 [16,935,765
A 14 | 1444135 |97 3 (25006824 .. 69) 3 1444135 9 1444135 (17,329,620
15 | 1444135 |17 4 (25n.8.69-24 w2 70) 3 1444135 9 1444135 [17,329,620
16 | 1444135 |37 55 we. 7024 we. 71) 3 1444135 9 1,588,548 [18,629,337
fa17 | 1588548 |76 (25 W8, 71— 24 na. 72) 3 1,588,548 9 1,588,548 [19,062,576
fn1e | 1588548 |17 (25 W0 72— 24 W 73) 3 1,588,548 9 1,588,548 [19,062,576
f 10 | 1588548 |78 (25W.0. 73— 24 W, 74) 3 1,588,548 9 1747.403 [20,492,271
fa20 | 1,747,403 |17 0 (25n.8. 74— 24 na. 75) 3 1747403 9 1747,403 |20,968,836
21 | 1747403 #1050 75-24we.76)| 3 1747403 9 1747403 |20,968,836
fo2 | 1,747,403 R 11 (25me. 76-24me. 77 3 1747403 9 1,922,143 [22,541,499
oz | 1922143
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- duAUEaIU? (Food Court)

a9BwnNTUNNTaANaIUN I NIAN 1TU7 2 (AeegAFiwsn) dun 11 Junan 2565 naEumy

o A0 A :
24 Junsziiuyann
" ' 3 ' l&) AHI =
FANATLTN pr AT INUNTLLADY ' .

danu Co in AL

. . |waEAIUSNNg . - - . - -

mymv'wm - ﬂi:mmms QAIUAULADU| LUIN/LADY [RTUAULARY| UIN/LARY (‘LI’]‘VI/‘]A.I)

(Un/tAau)

7 Augadoy iy NATY UL ANLASIAT (U19491) 1w FuTl 13 Hwnaw 2555 uaziiufinunladoyoyuueanug

n1-10 . y .
81A1T (L9491) D4 JUN 20 NNN1US 2561

9 11 106,869
912 106,869 |9 1 (25 .81, 66 — 24 W.¢81. 67) 3 106,869 9 106,869 | 1,282,428
913 106,869 |9 2 (25 W.81. 67 — 24 W.81. 68) 3 106,869 9 117,556 | 1,378,611
dn14 117,556 |17 3 (25 W.21. 68 — 24 .81, 69) 3 117,556 9 117,556 | 1,410,672
an 15 117,556 |19 4 (25 .81 69 — 24 W.¢1. 70) 3 117,556 9 117,556 | 1,410,672
9 16 117,556 |19 5 (25 w.e. 70 — 24 w.e. 71) 3 117,556 9 129,311 |1,516,467
dn17 129,311 |17 6 (25 w.a. 71 - 24 W.el. 72) 3 129,311 9 129,311 | 1,551,732
% 18 129,311 |dn 7 (25 w.e. 72 - 24 w.e. 73) 3 129,311 9 129,311 |1,551,732
dn 19 129,311 |17 8 (25 w.81. 73 — 24 W.gl. 74) 3 129,311 9 142,243 | 1,668,120
% 20 142,243 |9 9 (25 W81, 74 — 24 W.g1. 75) 3 142,243 9 142,243 | 1,706,916
9 21 142,243 |07 10 (25 W.81. 75 — 24 .21, 76) 3 142,243 9 142,243 |1,706,916
922 142,243 1711 (25 W8, 76 — 24 W8, 77) 3 142,243 9 156,467 | 1,834,935
9 23 156,467

RNELUR)
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a1uf 2) et lugasidld 12 Dedld 23 ety nuiasulalasunsifauasnunasuduaainig
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o ilszaunuans N9 lNUN (Occupancy Rate)

AFudnsns leNuININLEENY Ransananteyai laiuainneyusmnedinisuninawasd@ns

a
! o T ¥ - N Aa Yo o o Ta a o
ﬂqﬁ‘lfﬁqiﬂﬁ]@@ TLNA Tﬂﬁ/] LL@tﬂ@H@ﬂﬁ?Lﬂﬁquﬁﬁﬂ@ﬂwu ﬂﬂmglﬂ@LﬁﬁlﬂﬂUV}iWﬂ@u TWEWWQUTHW‘H

[
o

1/92uN198MINN9 TN LAAIT

PG, AMNTINNT LENUN (Occupancy Rate)

TY 12

NUNIIUALLILDNAT (Permanent Tenant) | 70% Tud# 1
85% Tudy 2

96% 1uilfl 3 uazmaanagnIsLlsranunis

Wuilalas sn3ifim (Hyper Market)
100% PaABIYNITLIENIUNNG

WuNAuRIMIg (Food Court)

v ¥ 1 1 1
2. selpanniNuiingaAsIq (Temporary Tenant Income)

v dﬁ/ dl 1 nl/ v v 1 1 d?/ dl QI/ v
ﬂi:mmmaiwimmwummem'm sznaumas ﬁ"]EIVLﬁ@’mﬂWLﬂﬂ‘WHVI@Wuiﬂiiﬂﬂiu ﬁ?’]ﬁlllﬁf"i”m

' ' '
o o

! dﬁl dl a ! a a A dld = a o d”
ANIINUNLINILAIUNANN LEUNILAL 1178 NINHITUNTNaNEedaAa Tnalisnaasiaanneil

S1EALLAYM
3¢/ lmanniuAENgaAsn 28.0% 229518 laannsuAuuning (Inglusanselanann

Wun laulesunaiiea wazAuaanuig) Tuiddn 1

U5uiin 2.5% sadl Tuidn 2 uazmaanengnisdszunmunig

3. ?Wﬂim%uj (Other Income)

dszanainienelndw) dsznevlince salaanangidatalsmmn wazmelaaw Inadisuazidan

o

X
%

- |
saazLAA
el 0.8% 2a931¢laannnisdaasaniud (Iaelusquselanann

Aunlalasuisin €199 uazAULaIUI9) AABABIYNIT

Ugzannunig
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o 1szanunnsanlgans (Operating Expenses)

1 v 1 v

1 v

dsznnunsanlgarauuaiu arlaanslunisaniiveu uazanlaanansi semineduinlssiluyan

~ P o | X
Nﬁ"]ﬂ@xmﬂmm\?m@\lﬂu

1lszunauniganlganalunigantiueu (Operating Expenses)

AN liae11N17ANRUN1TRIUNA

(Common Area Expenses)

6.0% 18421819 3907 1A AT U3 (Imﬂ”l,ula‘qmmvlgmﬂﬁuﬁ
laaTunain LL@x@uﬁrmmi) Wil 1

7.0% 19431818 3907 1A T U3 (Tmﬁiulmmwblgmnﬁuﬁ
lawlesnain wazgutamns) Wil 2 aamulsudfisdu 3%

podl ild 3 uazmsenangnisdseuininig

AasaNtaNlunsAUANN

(Fee for Rental Collection)

2.8% 299318 lAsanAINNIsla eI N U AAaBABIYNNS

gzunnunng

ANAANNTTY

(Leasing Commission)

T
=

2.8% aa9melasnainnisdaseminud (Inglusansmelaain
dl’l all s L < L
AU ladesu1s i LasAUE 81113) AAEADIE

n13UsEununIg

ATNASIU

(Utilities expenses)

8.5% 12991 lmsandiiintuase (Inglusansalananniui

lawlasunaifin uazAueenmg) Aaanegn9Llszanmnig

ANTANUTNLNFIINEN

(Repair and maintenance expenses)

2.0% 189918t ru il uaze (Taalusansialanannivud

laasunaifin uazAuaenmg) aaanegn9Llazaiminig

AR

(Other expenses)
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(Property Insurance)
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® amsAnan (Discount Rate)

ansIAAan (Discount Rate) NN4LTH N "Lmﬁmimqmﬂfa‘vmmm@m‘uLmumﬂw”uﬁﬁmﬁgm@
sreiziaan 10 1 o d"uﬁﬂ@uﬁmg@m (24 woAANew 2566) Usennns 3.06% yanAuaaeLA e
Tugsiadneuzineiy Usesn 6% - 7% Al n19U3En AsiansnndnnAnana (Discount Rate)

lszanns 10%
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a v ‘@ '
¢ Tasanislana lavlasunsine ananvess

annAgIuMslszanunisineissela

518lARNNIIUATLLILANLT (Permanent Tenant)

Lmuﬁwumﬁm’uﬁ’] (Fixed-rent Tenant) 35,354,221 38,182,558 40,091,686 41,093,978 42,121,328 43,174,361 44,253,720 45,360,063 46,494,065 47,656,416 48,847,827
LLUUE:I/uLL‘]JTI?l’mi’]EI»L; (Variable-rent Tenant (GP)) 5,677,558 6,245,313 6,744,938 6,913,562 7,086,401 7,263,561 7,445,150 7,631,279 7,822,061 8,017,612 8,218,053
é’mﬂmivﬁﬂ*ﬁuﬁ (Occupancy Rate) 70% 85% 96% 96% 96% 96% 96% 96% 96% 96% 96%
mmwigmﬂ;ﬁu;ﬁuuumw 28,722,245 37,763,691 44,963,160 46,087,239 47,239,420 48,420,405 49,630,915 50,871,688 52,143,480 53,447,067 54,783,244

T T

ﬁuﬁgmuﬁn (Anchor Tenant)

1EIL‘1J'H§TJJ’1’;:L5[5] (Hypermarket) 15,754,200 16,935,765 17,329,620 17,329,620 18,629,337 19,062,576 19,062,576 20,492,271 20,968,836 20,968,836 22,541,499
@u?j’ﬂ’m’]‘s‘ (Food Court) 1,282,428 1,378,611 1,410,672 1,410,672 1,516,467 1,651,732 1,651,732 1,668,120 1,706,916 1,706,916 1,834,935
mmﬁﬂ“lmmnﬁwﬁéﬁwﬁﬂ 17,036,628 18,314,376 18,740,292 18,740,292 20,145,804 20,614,308 20,614,308 22,160,391 22,675,752 22,675,752 24,376,433
’i’]ﬂiﬁ]’ﬂ’lﬂﬁuﬁv}]"]‘ﬁ;ﬂﬂﬂ’l (Temporary Tenant Income) 8,042,229 8,243,284 8,449,366 8,660,601 8,877,116 9,099,043 9,326,519 9,559,682 9,798,675 10,043,641 10,294,732
TQNiﬁﬂiﬂﬂﬁﬂﬂﬁiﬂz{ﬂﬂLﬁ’]ﬁ”uﬁl 53,801,101 64,321,351 72,152,818 73,488,131 76,262,339 78,133,756 79,571,743 82,591,762 84,617,907 86,166,461 89,454,410
iﬁﬂ1géu“] (Other Income) 294,116 368,056 427,300 437,983 448,932 460,156 471,659 483,451 495,537 507,926 520,624
i’luiﬁﬂ'lba’ﬁtﬁmﬁu’ﬁ‘d (Effective Gross Income) 54,095,217 64,689,407 72,580,118 73,926,114 76,711,271 78,593,912 80,043,402 83,075,212 85,113,444 86,674,386 89,975,034
ﬂi:mmmiﬁﬂ%@lw (Operating Expenses)
ﬂl’fl‘]qjlfﬂl’]f;llluﬂ’]i‘ﬁ’]Lﬁuﬂ’]iz‘iﬂuﬂ@’]\‘i (Common Area Exp.) 2,223,515 3,246,252 3,343,640 3,443,949 3,547,267 3,653,685 3,763,296 3,876,195 3,992,481 4,112,255 4,235,623
ﬂl']‘ﬁii‘mﬁﬂuﬁluﬂ’ﬁlﬁuﬁ’nﬁ’] (Fee for Rental Collection) 1,506,431 1,800,998 2,020,279 2,057,668 2,135,345 2,187,745 2,228,009 2,312,569 2,369,301 2,412,661 2,504,723
ﬂl’]ﬂﬂmﬁ‘ﬂﬁ"u (Leasing Commission) 1,029,405 1,288,195 1,495,551 1,532,939 1,571,263 1,610,545 1,650,808 1,692,078 1,734,380 1,777,740 1,822,183
ﬂl']W'ﬁN’]u (Utilities expenses) 3,149,980 3,941,878 4,576,385 4,690,795 4,808,065 4,928,266 5,051,473 5,177,760 5,307,204 5,439,884 5,575,881
FﬁlﬁsﬁﬂNLLsﬂNﬁﬂisﬂa“ﬂHW (Repair and maintenance expenses) 741,172 927,501 1,076,797 1,103,716 1,131,309 1,159,692 1,188,582 1,218,296 1,248,754 1,279,973 1,311,972
ﬂlﬂ%‘ﬂlﬂﬂéuj (Other expenses) 270,476 323,447 362,901 369,631 383,556 392,970 400,217 415,376 425,567 433,372 449,875
Fi’lal‘l;ql'lﬂ‘i’lu (Total Operating Expenses) 8,920,979 11,528,271 12,875,552 13,198,698 13,576,806 13,932,803 14,282,385 14,692,275 15,077,687 15,455,884 15,900,258
sflzl'l,ﬁ;mnmiﬁ?'uﬁumu (Gross Operating Income) 45,174,238 53,161,136 59,704,566 60,727,416 63,134,465 64,661,109 65,761,017 68,382,938 70,035,757 71,218,502 74,074,776
Anlganensd (Fixed Charges)
Hﬁﬁﬁmﬂﬂuﬁmﬂumiﬁms (Incentive Fee) 813,136 956,900 1,074,682 1,093,093 1,136,420 1,163,900 1,183,698 1,230,893 1,260,644 1,281,933 1,333,346
Fﬂl’]ﬂi‘xﬁuﬁﬂ (Property Insurance) 540,952 776,273 799,561 823,548 848,254 873,702 899,913 926,910 954,718 983,359 1,012,860
‘i’JNF;’]’l‘I}"%"]EIﬂQﬁ";Il:QMNﬂ 1,354,088 1,733,173 1,874,243 1,916,641 1,984,675 2,037,602 2,083,611 2,157,803 2,215,361 2,265,292 2,346,206

A laangliin19899)1 (CAPEX)

GuﬁﬁiﬂﬁLﬁﬂﬂﬁ?ﬂ§Uﬂ§ﬁ@’]ﬂ’]i (Reserve for Replacement) 1,111,758 1,391,251 1,615,195 1,655,575 1,696,964 1,739,388 1,782,873 1,827,445 1,873,131 1,919,959 1,967,958
iﬂﬂiﬁ?ﬂ;ﬂ% (Net Operating Income) 42,708,392 50,036,712 56,215,128 57,155,200 59,452,826 60,884,119 61,894,533 64,397,690 65,947,265 67,033,251 69,760,612
uﬂﬂﬁﬁ@mﬁ’m’ﬂ’aﬂﬂﬂm@ (Terminal Value) 996,580,169
Net Operating Income + Terminal Value 42,708,392 50,036,712 56,215,128 57,155,200 59,452,826 60,884,119 61,894,533 64,397,690 65,947,265 1,063,613,419
yaAMSNEAugns 732,575,293 U™
vsalszunns 733,000,000 UM
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3§nﬁsﬂeztﬁu§mﬁ gwﬁw%’wﬁﬁu (L)
386U (Cost Approach) 658,600,000
A8Nansanansela (Income Approach) 733,000,000
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THIS LEASE s madc on ! -:" _March 2012

BETWEEN:

{1

{2}

TESCO LOTUS RETAIL GROWTH FREEHOLD AND LEASEHOLD FROPERTY FUND,
a property fand csiablished vnder the laws of Thailavd and managed by Krung Thai Asset
Masagement Public Company Limited whose regisiered nifice s at 11 0. House Sathorn Building,
M, 3 and 10th Floors, South Sathorn Road, Tung Mahmek, Sathom, Bangkok 10020, Thailand {the
Landlord); and

EK-CHATI DISTRIBUTION SYSTEM €0, LTI, a privale limited company incooporied wisder
the Jaws of Thailand with registered number 0105539010051 having its registered office m 6291
Mo, L0 Mawamint Rd., Klongkoom, Buenghkoom Bangkok 10230, Thaitand (1he Tenant).

WHEREAS:

(A)

(1)

The Landlord has entored g a sade and purchase agreement {ihe SIPA) pursuont 1o which the
Landbord will, subject 1o completion under the 8PA, purchase 1he Shopping Mail {as defined below)
from the Tenant snd become the regislered ovaner of the Shapping Mall.

Subjeet o completion under the SPPA, the Landlord wishes to let e the Tunant and the Tenant wishes
10 Jease from e Landlard the Property (as defined below) sccording 1o the werms and conditions of
Uhis Lokt

THIS LEASE WITNESSES s follows:

DEFINITIONS
[m this leose;

Affillate means, in relstivn 10 & company, a Subsidiary or 2 Holding Company of thal company or
any oiher Subsidinny of any such Holding Company, in ¢xch case foe the time being

musipn includes entering into any form of transfer or assignment of the Propery and assignment is
similarty construed;

Baveh OFfices menns the office area within the Shopping Mall as Rinther deseribed in Schedule |,

Business Day means a day (other than a Safurday or Sunday) on which banks are pencrally open n
Bangkak for normal business;

Car Park means the car park a1 1he Shopping Mall as shown vt the plan of the Shopping Mall in
Schedule ):

Condaits includes thade for sewnge, water, s, eleolriely, telecommumications and datd processing:
Control, in relitien to & company, means & dircet ar indirest holding ue apgregate hobdings of shanss
{or odler ownership inlerests) carvying 30 por cent. or more of the voting rights of thal company,
whether or not such holding or lobdings give de cto control;

Defanki Tmlerest Rate means the greater of (1) 15 per cent. per anngem o (i) the maximum iy
pernissible by law;
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End of the Term includes, subgect o any renewal parsuznl to clanse b4, the expivy of the Term by
eifhuxion of fime or the lermination of thes Lease o detenminetion of the Tenm i any other way;

Equipment aml Facilities means ihe equipment amd facilities nstalicd by the Landlord at the
Properfy, comprising mnins cornection points for seveage, water, wlcphone, 1T and electricity,
lwading bay facilities {exclodine shullers), MED roons and the firefighting systear, incloding
archivseturgl works, sprinkler system, ventilinion systom and etectrical (HY & LY svstem;

Fivse Exiended Term has the snconing given in glavse 14.1;

Force Majewre micans oy evend, cirgumsiance o eondation s (1) direcely o indirgetly maderially
prevents of muterially and adwersely alfecs the ablipntions sei fonh in s Lease; (i) i beyvond the
rensonable conbiol of any rebevant party; and (i) conld net, by the excrcise of reasonable care, have
been avaided or ovencome in whole or in part by such party. Subject do the aforementioned items (i),
{i0) and (iil), Foree Majeose Ineludes natural disasters such as earthquake, typhoon and flood, events
swelt as war (whether declared or nndeclared), lnvasion, 1erroriem, vl commoion, riel, biackade;
cmbargo; fire; explosion; strike or oliver Inbour dispates; epidemic and pestilence; matenial accident;
and by ressast of any (or change in any) law, arder, proclamation, regulation, crdinance, demand,
eXprOpTElion, requisition, requirement o ay olher act of government authority, incloding militiry
BCUOm, Court orders, judgments or decrecs;

Food Cowmrt means the food court sren of the Shoppinge Mall as funber deserbed in Scleedube 1;
Group Company smeans, in relation 1o a company, that company's Affilinces;

Head Landlord means any person for the time boing enfitled 1o possession of the Property o the
e of any term of yeurs granted by sy [fend Lease;

Holding Company eaeans, i relation 1o 2 company, a company in respect of which it is, for the time
being, & Subsidiary,

House apd Land Tax mcans the house and lend 1ax payvable in respect ol the Rent or other imacked
walue ns nssessed by the local povernment authority pursuant (o the Honse and Land Tax Act BTG
2475 (AD 1933 4 prrvended feom Lime to B,

Hypermarker means (he premiscs Enown as Teseo Lotus Hypermarke! Teng Song o Jurther
dosenibod mn Scheduke 1;

Initkal Term meang lun years commencing on aad incleding the Tomm Commoncement Krato;

Insurance Event means any event msured under awy insurance policies tken ool by the Lardioed or
the Tenant under clavses 9.1 or 9.2,

Landlord mems Tesco Lates Retail Growth Freehold And Leaschold Property Fund or its assignee
or successor dn title being the person for the time being entitled 1o possession of the Proponty at the
End ol the Tenm;

Lease means this fease, every agreement varying of supplemental to this boase, every lcencee and
comsenl gronled under this lease o wader any sgreement of vieration o supplemental agreciment;

Muigtenance Arca means the meintcmance ares within the Shopping Mall as Turther described in
Schedule 14

0327 300000008 BN 1B335T6.0 3



Management Company means Ek-Chai Disteibution System Co,, Lid or such olher management
company &5 appoinied by the Lancloed frem Gime to Limg,

Permitted Part means ol any fwme a pal of the Propeny, witich is capable of being cecupied
used as nseparate wnil wilh all necessary services and rights for such occupmions and vse;

Permiticd Use menos as retail, food cournt and other businesses as carricd on by the Tenanl or [he
Tenant's Affilintes from time to time or Tor such ether trade or business as may from time to time be
consented 10 by the Landlord {such consent nol to be inreasonably witliheld or delayed);

Progerty meins the Hypermarket, the Feod Cour, the Back (f1ices, the Maintenanee Area and the
Warchousc,

Rent means the reat payable under this Lease in accordance wilh clause 4,
Sccond Extended Term has the meaning glven Dn glavse 14.1;

Shopping Mall means the shopping mall Jocated at 144 Moo 2, Xong |Tong Sub-district, Tung Song
Disiricl, Nekornsrithamarat Province and o plan of which is set ool In Scliedule 1;

Sipnage means signs, miverlising plecards, names, insignia, frademarks, descriptive material or any
other similar ftoms whose size, Torm aucd quality have been appraved by the Landlord (such approval
ned io bo unreasonably withhekd or delsyedk;

Slpnage Locations means such locations where the Tenant has Sigunpe a5 o the date of this Lease
and other lecpions as the Landlord shall designate (acting reasonably) provided always that such
locations are commensurate with the siatus of the Tenant as e anchor ienant of the Shopping Mall;

BIA Doz he meaning given in cectlad (A
Subsidiary means, in refation 10 a company, 8 company of which it has Control for the time being;

Sub-lessees means any persen 1o whom the Tenant subleases a Permitied Fat in accordance with
clatize 8.3 and Sub-lessrex moins 530 af them,

Tenawt mecans Ek-Chal Distribution System Co., LAd. or i3 assignees or successoes in Lile;

Term mecans (he lnitia] Tenw, the Fiest Exiended Term or e Second Exiended Tem (as
applicable;

Term Commencenzent Date means the date en which completion under the SPA occurs;

Third-Party User mepns any wser of pan or paris of the trading #reas of the Property in accoardance
with clause 8.5 and Thind-Party Users means all of them;

Utifitics means the services or ulilities wsed in, vpon or about the Property or (i the case may be)
the Comman Area, including waler, gus, air-conditioning, electricity, power, telephone serviees and
cable services; and

Warehouse means e warchouse ares within e Shopping Mol o ferther described 0 Scheduole §.
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3.1
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4.1

INTERPRETATION

Enactmenis

In this Lease any neference, express or implied, 1o an cnactment {which includes any legislation m
any seisdiction) inclodes selerenes (o)

(a) ihat ennctenent as re-cnacted, amended, extended or applicd by or under any oiher enaciowent
(xfare or after the executinn of this Leasel;

(b} iy enactment which Ot enactswent re-enacts (vith or withoul madification);

(eh gy subordinate [cgislation made (before or after the execution of this Leasch wader that
clclime, as re-chacted, amcnded, extemled or applied os deseribed i chause 2, Lia) above
or ender any enactment reforred 1o i olaese 2,1 (k) above; amd

{d) any consenis, licences and permissions given (before or affer the execulion of this Lease)
umder tha ennctment, as amended, extended or applied ns deseribed inelnise 2. 1(0) above or

under any enactment relerred 1o in clause 2.1(b) above or mder thal subordinate legislation
and any conditions conlained in those consents, licences and permissions.

Ajpplicatben

Clauses 1 and 2 apply wibess the contrary intention appears.

Clavse headings

TIse hendings i this Lease do nol affoct s inferpreiatien,

LEASE AND TERM

Term

This Lease shall have effeet feom the Term Commencenienl Dae until e Bad of the Term.

lcase

With offeet from the Term Commencement Date, the Landiord le1x the Propeny o the Tenant
together witl the rights set out in this Lease but excepl snd reserving 1o the Lamdlord the rights s
ontl in s Lease for the Term subjest wo all rights and covenants alfecting the Propenty a the Rent
(4% ascertamied s accandance with clatize 47

Exclusion ol implied vights

This Lease does not inglude sy righis oddver thins those set out in this Lease.,
RENT

IRene

The Rent is as set oun uaster the beading "Rent per momb’ in Scheduie 2.
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4.1

51

51

a3

54

Fent payvimeni daies

The Rent is payable i advance on or prior to the 5th day of cach calendar month. The first paymant
shall be calealated for a period commencing on the Tenn Commencement Date and ending on U
last day of such calendar montl.

TENANT'S COVENANTS

Intruduetion

The Tenam covenants with the Landlord to comply with its ubligations set out in this Lease.
Rent and Honse amld Land Tax

The Tenan must pay the Rent to the Landlord at the times and in the manaer referred 10 i cliuse 4
and pay in addition 10 e Rent, all 1ioose and Land Tax payable, based on (he space of the Propeny
and in ageordance with the applicable faws throughout We Term.

Chutpgoings

The Tenant must pay af] present and fulure Guigoings sssessed, charged o impesed on, oF payable
in respect af the Propenty or assessed, changed or imposed on, o payable by its owner or otcupier
including, bul not linited 1o, any owgoings in respoct of the Tenanl’s equipment, furniture, (xinoes,
THtings or inprovenients 1o the Propery.

In this elause Ouepnings means 1axes, duties, charpes, assessments, impositions and oulgoings of
any other deseription and whether of the neture of capitsl or revenue and even though of & wholly
novel character.

Riopair
The Teannd naust a1 0S cwn cosls

(a)  keep the imerior of the Property and afl cquipment and machinery bedonging to the Tenant
on o in the Property, in good repair but, subject to clanse 3.4(b), s not obliged 1o nepair
dnmage caused by an Insuranee Event;

(L)) if divected 1o do so by the Landlord, repair damiage cansed by an Insurance Evenl where the
isyEaner monies ane wrecoverahle becowse of tie act, default or omission of the Tenant, aay
person deriving titke under the Tenam or anyone at the Property with the express or implicd
atlority of awy of them;

()  replace ot the Landlos®s fixtures and fittings in the Propeny which become beyond repair
during the Tem,

{d) keep all windows and ciber glass in the Propenty (both inside and outside] chear;

{e) keep any open area within the Property adequately surfaced (where approprinte], in god
condition, propecly culiivatcd (where Indscaped) and frec Trom woeds; md

) nefify the Landlord of any amd all material defects in die Propery.
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5.5

57

3.8

Bedecoration

The Tenant rust at its own cost redecornte e Intevioe of the Property at such times that the Tenant
deems eppropriate. The Tennal must alsa bave all parts of the Broperty requiring treatmend for their
preservation and protection reated i accardance with tse best approved manner for prescrving ad
profecting them. All works under this ¢lavse must be carried oot in a pood and workmanlike manne
onad with swilsble, pood-gualily maesials,

Alierafions

The Tenint mest not make any structural alterations to the Properiy wilhout U prios wrilten consent
of the Londlord {such consent not be urveasnnably withleld or delayed). The Tenant may make any
non-structural alerations withowt the corsent of the Landlord,

[t this clopse a structural slieration i one which affens the reof or feuadaticas of the Propery or
Shopping Mall or oy lond-bearing pan of i1

Use
£n) The Propeny must not be used for any purpose other thas the Mermiitied Dlse,
by The Tenant nmust:

(i} keen the Propeny open during the hours cusmemtly iraded By the Tenan an the date of
this Lease, Such hotrs may be changed with the eonsent of floe Landiord (s
eomset! nid (o be unreasonably withheld or delayed);

(i} kieg the windows ol the Propeny properly ilhuminmed during the Tenant's ordinary
business lwours; and

(Hiy  w tade or plce goods outside the Property other than in accondaes with this
Lease ar the rules applicable to (he Shopping Mall.

Use pbligntions
This Tenant mus:

fa) npt install in the Property any equipment of sy kind ofher than nommal office sand el
CRULPIIETH,

() use any open area within the Propenty ondy for the purpose for which il is designed,
(ch net beave the Prapeny unoccupicd withow notifying s Landlond,

[ad) i dis anything on the Property which may become a nuisance, damage, dinger, annoyance
or inconvenience Io e Landlart o any neadby owner or occupier;

(2] i allow W pass into the Conduils serving the Property anyihing that may obstrect them or
cause damapge, danger or pollution or snything poistnaus of radinncine

(I} it bring onto of keep in the Property anvthing dangerois, infleninable, explegive, noxicis
or ol feasive other tan in the ordinary course of business,
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(2

{h)
{1}
]
(k)

not wse The Proporty Tor any illegal or immoral purpase or for any dangemus, noxious, noisy
or offensive pccupalion o in any manner 50 0% to be oflensive W e oecupicns of any nearby

propeay;

not use the Propeny for the holding of public meetings or auction sales or as a residence or
aceommodatbon al the Property or keep any amimal on i

nit damzge the Property or ils Conduits;
remove 2l eeluse daily and keep the Property clean, Gidy and in good order;, and

not obstneet sy road or Tfocipatl withim ar serving The Propery and nol do anything as a
resubt of which reasonable use of the road or footpath by ethers may be anpeded.

59 Complinnee with applicalile Tiws

The Tennnat wewsls

(2}

{b)

{ch

{d}

(e}

{f)

(g)

comply with all applicable laws and regulations and requirements of every government
department, Jocal or other authority amd cowrt or compelent juerisdiction in relstion 1o the
Properiy, any operations carried oul at the Property and 1% wse and not comait any beeach of
phanning or zoning laves or reguliations;

abiain and comply with all necossory consents, Hieences and penmits for the comying out of
any operation on the Propedy o e institation or continuance of any,

indeminily the Lindlord ageinst all charges paveble in respect of any application for
consetls, licences or permits ond repay 1o the Landlosd all actual professional fees and
expenses rewsonably incurred by the Landlond in conmestion with amy such application,
provided that the Landlord shalt provide the Tenam with the safisfaciory supporiing
documents in respect of any such fees and exponzes pid;

ninl make sy alierstion o addition 1 or change of use of the Property for which b consent,
licence or permit must be obiained before the consenls, liceaces or permits for B have been
produced 10 he Landlord and acknowledged by the Landlord as satisfociory o it.  The
Landlord may refuse to express satisfaction with the consenls, lisenees or pormnits on e
grounds that anything comained in il or omitted from 11 in the reasonable opinion of the
Eandlord would be prejudicial 1o the Landlord's intencst in the Property during the Term or
afiler the End of the Tenm:

pay nay charge imposed under applicable taws or regulations in respest of the carrying oul
af vy operation o the instilution of continuance of any use;

unless the Landlord dircéls olberwise, cany oul before the End of the Term all works
regquited 10 be carried ol as a condition of any consent, licence o permit which may fuve
been implemamied during the Torm whether or not the date by which the consent, licence or
pormil reguires those works 1o be carried oot alls witlin the Term, and

produce 1o the Landlond afl drowings, docunents and other cvidence reasonably requested
tiy the Landloed 10 sutizfy itsell that this clause has been complicd with,
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5.13

Acquisiflon of chghis

The Venant must not allow any sight 10 be acquired over 1he Property. 1T any cight is nequired o
atwempled 1o be acquired, e Tenant mast upen becoming aware give immedinie notice of i 1o the
Landiord,

Assemplion of labilitics
Thve Tenant sl

(a} azsume all expenses and lishilities arising oul of the business operated by it on the Propeny
which, i the event of a dispute, have begn adjvdged by an arbilal award (nol subject 1o
appenl) to be Habililies arising out of the business of the Tenant operated by il on the
Properly;

(b be responsible for, and shall premptly and properdy handle, all compleants ond claims by its
custamers, Lo prevend any adverse effect on, or obstruction o, the Shepping Mall aud other
tenants and customers thersin, and

(5] endemiify and keep 10e Landlord mdemnified from liabiliny in respect of sl Juss, damape,
actions, proceedings, claims, demands, costs, damages and expenses in respect of any injury
10 or the death of any person oF damage to any property or in respect of the infringemen,
disturbance or destruction of any right by reason of or arising in any way dircclly or
Usdireetly out of:

(i} the negligent acl, cmission or defonlt of e Tenanl, ks Sub-Tenanls or Third Party
Ulsers ar any person =i the Properly with the express or implied authorty of any of
them; and

(i) any beeack by the Tenant of this Lease.
Permissinn
The Tenant must;

() peiit the Landlord at any time duving ke Term 10 affx 1o the Property o aetice for dealing
with the Landbord’s intenesd in the Property; and

{Iry peril all nersons with wiitten sohority from the Landlerd or the Landlond's ageni to view
the Praperty any time during the Tenants business hours, provided ihe Landlord gives
reasanable prior written nolice to the Tenant of any such request and the viewing does ot
create any inlereagrticn 10 the Tananls business,

Ehopping Mall Hules

The Landlord may make, revoke or amond mles, regulstions, palickes andfor procedures Tor the
Bhopping Mall regulating the use, operation, maintenaice and fitting-om of the Property within the
Shopping Mall and the conduct of persons cccupying, using or visiting e same. The Tenant shall
observe and perform all rules and requinements conlained therein o as from time to time amended
by the Landiord, provided that:

{2} if thene i any Inconsislency between such rules, repulations, policies aadior procedures and
(his Leage, the werms of this Lease shall prevail amd e e Landlord may ol enforce
against the Tenam any obligation under such rules, regulations, palicies sndlor procedures or
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5.14

6.1

2

6.3

6.4

any amendment which, in any ¢ase, 15 materially inconsistend with any ather term of, and the
rights ol the Tenand under, this Lease; and

(L} any amendment o the rules, regulations, policies andfor procedures afler the date of this
Lease shall require the consent of the tenants and users of the Shopping Mall whe wgether
lease a majority of the leasable floor space of the Shopping Mall (excluding the Conumon
Areas,

¥acate the Property and the End of the Term

At the Ind of the Term the Tenast shall, at its own cost, remove all property, equipment, machines
and shop littings from the Property and ensiwre the Property is returned in substantially the same
condition as at the Torm Commencement Date (save for notmal wear and tear). I required, the
Tenant will, at its own cost, repair o reslore the Property 1o substantially the same condilion (save
for reasonable wear and tear) as at the Term Commencement Date, AN kevs must also be relurned to
ihe Landiord.

LANDLORI'S COVENANTS

Introduction

‘The Landlord covenants with the Tenant to comply with its obligations set out in this Lease,

Registration

(a0} The Landlord agrees 1o register the lease of Property under this Leass in favour of the
Tenant at the relevant Jand office within ten Business Davs fromudhie date of this Leasc.

{b) Aoghort form lease shall be annexed to the official lease agreement which will be registered.
{c) "The Landiord shall be regponsibic for the lease regdstration foe,
Quict cnjoyment

Tor so long as the Tenant payvs the Rent and performs and obscrves the covenants by the Tenant and
the conditions in this Leasc, the Totant may peaccably and qutctly hold and cmioy the Propenty
during dhe Term withowt any bawlul interuption by the Landford or any person claiming under the
Landlord.

The Landlord shall not do or omit to do anything which may interfere with or affest the visility of
the Propedy or any Siponage erected by the Tenant th aceordance with this Lease,

Assistance with licences, permits or consents

‘The Landlord shall provide any and all assistance or support reasonably requested by the Tenam
(and at the Tenant's cost) in relation 1o the submission of any applicattons or decwments or making
comdact wih any relevant anthorilies or persons or proceedings 1o respeet of any porits, licenees,
appraovals and/or consents in relation o the Property or the use of the Property by the Tenant thereol,

Car Park
{2) The Landtord shall:

{i} ensure that there are, at all times, at least the same number of car parking spaces in
respeet of the Properly as are available as of the date of this Lease o the ares

0032738-0003008 BN, 1839475, 3 9



6.6

0.7

6.8

6.9

marked in Schedube 1 for use by the Tennnd, its custemers, cmployees and workmnen
within the Car Park;

{ii} keep the Car Patk in gond and proper repair, ¢lean and properly [ian all times;

(i) ol aler the number of car packing spaces withour the prior written consent of the
Tenant;

(vl provide fee car parking for the Tenants costomers, employees and workman, sgve
for thowe fies which are imposed on the date of thiz Loaze. Any change o the fees
clinrged oF the nunber of cor parking spaces shall eoquite the price wnllen coascim
of the Tenant; and

(¥ not erocl any barrier o the enirnce 10 or exit from the Car Park nor impese any
charges in respect of the use of it or imposc any other car parking management
regime withoul 1he approval ol he Tenmi, acting reasonably.

(i} Where the Landlosd is in breach of its ohligations to maintain and mannge the Car Pack and
hs e rensensble writien nodiee Trom e Tenant fatled 1o reciify any delaull on s pan thes
the Tenant wiay 1ake sueh steps as are reguired for the due performance of those obligations
wind the ressonabie and praper casts of doing s shall e a debd due from lee Landlosd iy e
Temaat, 1 the Landlowd hes failed 1o repay the same within ten (10 Bosiness Days of
written demand {sech demand 1o be accompanied by such supporting documemaion as is
rensonably necessary 10 evidence the expenses demandod), the Tenant may setolf such
EX{AES AR HIRL any Tuture payments of Reanl,

Trolley Bays

The Landlord shall not designate any altemative arcas For trolley bays in the Shopging Mall s exist
al the date of this Lease wibess those altemative aveas are capable of accommodating substantially
ihe same or o prealer aumber of trofleys amd are nol materially less adjacent 1o the Properly o
matcrially fess conumndicus,

Access, Loading Hay
The Landland shall;

Lk use repsonable endeavours w0 keep all access mads open 29 houss per day (subject 10
temporary closure for inspection, maintenance, repair and renowall; ad

(b} ensure Usnt tiee Tenant has 24 howr access 16 [he loadimg bay arca,
Ohpening Hours

The Lanchord shiall ensacre thal the teading hours oFile Shopping Mall witl be in accordance with the
irnding hours of the Tenanl in respect of 1he Propeny as polificd by the Terant from lime lo lime,
The Landiond shall not close the Shopping Mall nor vary the opening hours withoan the prioe winiten
congent of the Tenom (such consent not 1o be uerensonably withheld ar delayed).

Tenant Mix of the Shopping Mall

fa) The teasnt mix of the Shopping Malt will follow the peovisions of good estate management
and will comply with the standards ol a poad quality shopping centre anchored by o

O T D DRI BN 1383753 1l



1.1

(b

{3

(d)

hypermarket. ‘The prior writien consent of the Tenant is required fo any substalial chiage
in Uhe renam mix (such consent not 1o be unreasonably withleld or defayed),

For so long as the Propeny is leased by or ocenpied by the Tenant or a Group Company of
the ‘Venont the Landloed shall not uze or permil the wse of the whole or any pan of the
Shepping Mall {oxcheding he Property} (i) a5 a convenience store, (18] as a supe marked, (i)
a5 @ green grocer (iv) for the sale of alechol or (v] as a food cour.

Excem for those existing on or prior 1o the date ol (s Lease, the Landlord shatl net provide
ar site any kiosks in the Common Arcas within 4 metees of the frontages of the Propeny.

The Landlord shall not allow any solicitation of any busimess similar 1o that of e Tenant in
tie Shopping Mall o on 1he Property and shall not circulate or allow to be cutnlated leaflets
ar odher advertising materials in the Commion Areas sdvenising any business similar to that
of the Tenant. ‘The Landlord shall 1ake any and all aclicns and precautions necessary 1o
prevent these, and similur acls from occwring in the Shopping Mall and on the Propedy.

OTHER RIGHTS AND OBLIGATIONS OF THE PARTIES

Commaon Areas aqd Utilities

fa)

(]

(el

{d)

The Tenant muy (a0 10 c0s1):
il solicil business or cirenlate leaflels or oliver advertising materials; and

il sel up kissks, tables or cilier peomotional activities up lo twelve times per year For
wpr o Five davs a1 a time,

in the Common Areas i pecordance with such rensonable tenms and conditions impnsed by
the Eandlord from time to time provided that sy such activities do not materially adversely
alTeet adher tepams ol the Shopping Mall

The Landiord shall use reasonable endeavours to provide to the Tenam the uninterrupted and
continuaus supplies of Utilities which saisfy the Tenaat's roguirements for its wse of the
Property In accordance with this Lease. The Landiord shall not be lisble for any
interruption, failure, discontinuance or terminalion of any supply of Utiliies, save in e
cise of fts negligenee or willul miscanduct,

The Landlord shall ensure thar there are, ol alf times during the Torm, sulficient Commaon
Areas and joint facilities 1o enable the Tenant 1o carry out the Permitied Use of the Propery.

The Landlord must redecorate the exterica of the Shopping Mall and the Common Arcas al
sisch times as to keep the Shopping Mall and Common Arcas in good desorative order ind in
niy event undentake a refurbishinent, renovation and redecoration of the Shopping Mall and
Common Arcas al least every five years throughout the Teom. The Landlord must also have
all parts of the Shoppime Mull and Commoen Arcas requicing lrealmit for their preservalion
and protection teated in sccordance wilh the best approved manner for preserving and
protecling them. AN works uader this subcloase must be eamied owt in a good and
waorkmanlike manner, with suitabbe, pood-quality materials and in o design and colour
scheme consistent with the Tenant's decomtion of The Property,
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X Bignage

{u)

(b}

(c)

fd}

L}

The Landlord aprees that the Tenang may erect and mainfain 3l s own cosl (incloding the
payment of any and all signape tox) and risk Signage at the Signnge Locations provided that
the Tenant takes all reasenable precmitions in relaion to such sipnoge (including in relmtion
1o health and safery and public Habiliy imsurance).

In respect of all Signoee to be eregted by the Tenant, the Tenand shall fullow the appovad
procodures of the applicable regulmions of any government authoriny nnd be responsibhe Fo
the relevant applicalion charges and shatl comply with afl other applicable requirements of
such government authorily. The Landlord shali provide all nocessury assistance in respect of
such applications which shall not be wmreasonably withhetd or defayed. IF the selected
locations are nol approved or ane focbiedden by any govenwnent aulbority or the Tennal's
Sipnrpe vannod be gof wp o the apreed Iocatons due 1o any reason aitribulahkle o any 1hird
party, the paties shall use Mcie reazonable endeavowrs, and act in good faith, 10 find
seceplable alecmative localions, provided the neither party shall be obliged w accept &
seduition that 1590 breach o any requirements of the refevant govermnoent sethorily.

The ‘Tenant neay install temporary Signape on the outzide of the Shopping Matl provided
that such Signage shail nov cover an anaa of the oulside cladding which s, in proporion,
grenter than the proportion that the gross Intermal area ol the Property bears to the Shopping
fall, Tike Tenant shall nadify the Landlocd of any such temporary Siyaage,

The Tenant may remove of replace Signage from time ta time, provided that the Tenant shall
ensure thal ne damage 1o 1he Shopping Mall is cawsed due to such remeval or replacemunt.

The Tepant shall &t 15 own cost remove the Sienoge & e Ead of the Term (zave 1o the
exicnt that the Lasdlond eatifics the Fenmnt in woting beloee the end of the Term hat the
sivnge should renmin in siwp,

7.3 Exceptions sod Heservations

There are excepled and reserved 1o e Landlerd and all ather persons autharised by the Landbord o
having simitar rights:

{a)

(b}

the right 1o 1he passage and ronaing of the Utilivies through any relevant Conduits which are
fnaw, o may at any lime be in, oader, or over the Property and serve the remainder of the
Shopging Mall,

the right 16 enter the Peoperiy in ardor to:
il inspecl, clean, maintain, repair, connecd, remove, rencw, relay, replace, alter or
cxccyute any works whatsoover 1o, or in conmection with any of the [hilities seoving

the Common Arca or any ollier scrvices;

(it} exocule repairs, mainlensnee, alerations or any othor works, and 10 make
mslallstions 1o the Shapping Mall; or

(i doanyvthing which the Landiord may or is obliged 1w do under this Lease,
peowldded Mt the Landiosd shall:

CA] give al least Foasreeon days’ weillon notice (oxcopt m an emergency, whon no notiee
meed be given) to the Tenant of s infention fo exercise such rights,
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L&)

()

&)

{h)

(i}

(8]  exercise such cirhis only if the Landlaed ennaeat rensanably carcy oul such works
wibierwise tham from wnthin the Property;

(C)  where rensnmably peacticable 10 do so, exercise such right outside of ordinary
business bonrs of the Tenant; and

(3} shall make good as soon a5 practicable to the Tenant's reasonable satisfnction any
dimage corsed 0 e Propeny as & result of the Landlord excreising this right;

he right 1o erect scaflolding for the purpose of repairing or Cleaning the Shopping Mall in
conngclion with the exercize of anv of e rights mentioned o this Lease provided that such
scaffolding shall wot materiafty adversely afoct the Tenant's use ar enjoyment of the
Propery swd i exercising this right the Landlord shall cause as fittle inconveniense as is
reasanably practicable to the Tenant and shall make good a3 soon as practicable to the
Tenant's reasonable salisfction any damage caused w e Properly a5 a rexuft of the
Landlord exarcising thiz right. If any such seallolding obscwrcs (whelher in whole or in
parl) any Signage of the Tenant, the Tenant ghall have the right 1o atiach temporary Signage
to such seriTobding

any rights now, or after the date of this Lease, belonging w, or enjoyed by, other pans of the
Shopping Mall;

Tull Fight and liberty ot any time afler the date of this Lease to develop the Shopping Mall
and 16 raise the height of, or make any alicrations or additions or execute any other works 1o,
the Shopping Mall or amy buildings on any adjaining property, o Lo erect any new buildings
of any height on any adjoininge property in sech moonnee a5 e Landloed or dae pecson
exercising such right shail think 1, provided that (i) the Tenant's vse and enjoyment of the
Property are ot materially adversely alfected and i) any works undertaken are curied oul
in o goed and workmankike manner, wil suitable gond quality materiaks and in a desipn and
colfour scheme consistent with the Tenanl's decorst ion of the Progeny;

the ight of support and prefoction from the Property as is now enjoyed by (he ather pars of
the Shapping Mall;

the right 1o affix security camerns and lighting 10 the eutside of the Property subject 10 the
Tonam's prior willen consenl a5 o ke size, oeolion, number, design and cobour (such
goqssent el 10 be unrcasonably withheld or delayed) and subject to the Landlord complying
with all stabory roguirements in relption therern and keeping the sawme in good and
substantial repair and condition.  Any works undentaken pursuanl 1o this subclamse T.3(g)
shall be carvied om in a good and workemanlike mannee, with suitable good quality matereals
il in a design and colour scheme consistent with the Tenant's decoration of e Propety;

the right from time o e W0 vary or reconfigure any of the Common Areas or the Liilitics,
provided that the Tenant's boneficial use and enjoyment of the Property or the rights
conlerred to it underthis Lease are nol materially adversely affected; and

full right and liberty at any time to compromise any ights of lighl or air benefiting the
Peoperty, provided that the Tenant's beneficinl wse and enjovment of the Property is nol
inaterially mdversehy nffected,

T.4 Rights Ciranted

There zre eramted 1o 1he Tenant and 4l persons aetiorised by e Tenan:
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5.1

5.1

B3

E]] the right 1o vse the Comenon Areis for ol mopes parposes o connection with e use and
ciyoynenl of the Property;

{B) subject to awy fcmpovary interrupdion for ropairs, maintenance, sleratons or replocements,
the right 10 the passage of any of e Liikitics to and from the Propety thiough any conduit
which inay b in, under or over the Shopping Matl, in cach case =0 1o as i necessacy for the
reasodiable uge and enpovment of e Froperty,

e} e right of support and protection from the Shopping Mall as i now enjoyed by the
Peoperty; and

)3 the right fo enter the Shopping Mall with workmen and equipment i onder 1o carry oul
works of repeir, maintcnnnee and alicration to the Properiy or the conduils or 10 do anvthing
which the Tenani is oldiged 10 do under this Lonso,

ALIENATION
Restriclions on alicnation

Save 10 the extent permitied by the provisioos of this clause § the Tenanl sl pol part with
possession of the whole or any part of the Propenty or pacl with or share eccepation of the whole or
any part of 1he Property or permit occupation of the whele or any pacl of the Propenty or hold Tor any
eilker person {on st or atherwisi) the whole or any part of the Property.

Assigninnend

Thie Tenant st not;

E musign or ransfer i leaschold rights to any part of the Property; or

(1} asslgn or wransler s leasehold righd 1o the whole of the Property (other than w8 Groap
Company of the Tenam) withow the prior written consent of the Landbord wliiels may nod be
yareasanably withhebd or delayed. For the avoidance of doobd, te Tenrrl shall be permatted

fo assign o Lansfer e whole of the Propeey 10 0 Geoup Company of il Tenant witha
e eumseint of the Landhond,

Sublease
The Tenant must aol seblease pare of U Property save for

(i) Messe parts subleased oc available for subleasing an ar prioe t9 the date of this Lewse
(incleding the rencwal thereol;

(b those paits subleased to Tesco Card Services Limiled {including its successor or assigng);

[} the sublease of a Permitted Par, provided thal the agerepate aoez of the subleased pacls shiall
nel exeoed 308 of the kkal floor space of the Property; or

{ul) whiers the prior wrillen approval of the Landlord has been obtained.
Furm of sublease

The Tenant must procure that every suhlease does not penmil any assignment, subleass or cther
dealing or disposzl of the Property which is prohibited by the terms of this Lease and prohibils any
fanther suldeaze.
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8.3

5.0

B.7

LR

%3

Concessons

e Tenant may gram concessions 1o, of accept consignment by, third padics i pespeet of any
irnding arca of 1he Fropeay without e consent of the Landloed provided that no Jease within the
imenantng of the Civil and Commercial Code s created.

Associnted companics

The Tenant may share the occupalion of the whale or any part of the Tropory with a Group
Company of the Tenant for 50 losg as both companics remain members of thal group and provided
that o relationship of landtord and tenant is created between the Two companics and no security of
tenuee ix conforred wpon the ocoupicy,

Charging

Cher than 4 sublease pormitted under this Lease, the Tenanl miust mol:

{a) eneale or permil to be created any encumbrince over a part of the Propery; or
{B)  crente or permit 1o be created any encimbrance over the whole of the 'ropenty,
withoul the prior cansent of the Landlowd, which may not be unreasonably withheld

Hegistration of denlings

Within 10 Buosiness BDays of every dssipnment, iransfor ar sublcase of the Property as permitted
uncter this Lease, the Tenaul mast nodily the Laedlond of such assignment, tranafer or sublease.

INSURANCE

During the Tere, the Temant may insuee the Property againg comprehensive all risks, including
withowt limitazion, the thicd party Liability in respect of the Property and the Tenmnls business
inlerruption, The Tenant may name itself a3 the sole besweliciary under the relevant insurance policy.

Duiring the Term, the Landlord shall take out and maintain with a reputable msumnee compiny Al
least the following:

() comprelionsive all risks (including, but aol limied o, third parmy liabilitics) propoty
Ingranee 0 cespet of the Shopping Mall (including the Propeny) and abl the facilities,
equipment, construction work and property of the Landlord with a valus that is not bess then
thedr full rednstmlement valee (inclusive of all clearance and demolition costs and all relevamt
fees and having regard (o possible increases in e reinstatement costs during (he poriod of
insurmce cover) apxinst amzge or loss by all visks; and

(b) public labiliyy insvrance in respect of the Shopping Mall in an seounl of not 1ess tan F1IG
SO0, 753,000 por ooonrie.

1F the Eandbord Tails 1o comply wilh clse $.240), otlier than as & result of Foree Majenre, then the
Tenant may give 1he Landlord sotice of such breach,  If the Tenant serves such nolice and the
Lanwilond shall fatl, within wen (10) Psiness Days of such notice, (o remedy such broach of clavse
&,20n), the Teman may take out and maintain 2 comprchensive all rsks property insurance in regpect
of the Shopphig Mall, on behalf of 1he Landlord, in accordance with the requirements of clavse
& 2000 nodd until soch rime ag the Landlevd complies with its obligations under clavse 9.2}, The
reasanable and proper costs of such insurance shatl be bome by the Landlord, and shall be repaid
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withim lon (10} daws of vritten demaed Failing which the Temant may ser-0d7 such ansound against the
Rem payabde by 1he Tenan,

9.4 IF the Tenant procures insurance cover on behall of ihe Landiord pursuend to clavse 9.3 and the
Tenant and the Landlord have claims arising Gum the same event or which are otherwise subject ko
the same deductible, the deduoctible shall be shared between the Landiord and the Tenant pro rata to

the proceeds each receives in respect of swech ebaims.

i, RESTRUCTION R DAMAGE OR EXFROIMRIATION TO THE SHOPPING MALL
ANDVOR THE PROPERTY

1.1 Destruction or damage te the Skopping Mall amlfor the Property

{a) If any or all parte of the Shopping Mall anddor the Propermy (as e case may be) is destroyed
or damaged due to any reason (including, but pol limted 10, a8 & resodt of s Insurance
Event) and the Tenand ks not obliged under cliuse 5.4 1o repair such damage, the Landinrd
must repair anidfor reinstate the Shopping Malb ondfor the Progcy (s the case may bej into
o kenantuble condilicn for the “Tenant to continue operaling tn i3 orditary course of husiess
and hangover the Property to the Tenam for its use within a reasonable time period after the
occurrence of such event. ‘The Tenant may not leeminade this Lease by virtue of this ground
unless the conrdilions sel oul in chuse 10.1(b) are met, For the avoidance of doubt, the Rent
shall be suspended or decrensed in proportion 1o e eXlel 1 which the Propenty cannol be
used by the Tenant until the Shopping Mall andfor the Property (as the case may be) are
reinstated swch that the Property are fil Tar wse By ke Tennal ond the Tenani can continue
operating in i3 ordinary course of business, Save in the cose of emergency, the Landloed
shali give the Tenant wo less than thiny (30) days prior notice for the regulor mainteisanee of
e Propesty and any other ficing for whose maintenance and ropair the Landlord shall be
responsible, and the Tenant shall assist actively and co-operate wink the Landbord, pravided
thal the Landbord shall use reasonable endeavours 1o ensure that such maintenznce work
shall not afTeet the Tenant's normal operstion in any moterial wiy.

(b} 1T amy or all parts of the Shopping Mall sdfor the Propenty (as the case may be} is destroyed
or damaged due o any reason and, i7 in the reasonable opinion of the Tenant, (i) the
Landlord is ynable 40 repair or reinstate the Shopping Mab andfor the Proporty bocanse of
lepal restrictions ar {il) the Shopping Midl amlfor the Prapenty {(as the case muy be) is mol
repaired or reinstated by the date Boing two (27 years atber the date of destruction or damaoge,
the Tenamt may termiinale tis Loase by piving 30 days’ prior written notice to the Landlord.
If the Tenand cxercises its right to terminate this Lease, the Landiond shall retian 10 the
Tenant the Henl prepaid by the Tenant wnder this Lease on o i rats basis based on the
remeaining term of tho Bense as 08 the dute of the terminadion within 30 days feon e dare on
witich the Tenant terminates this Lease,

[ed Metwithstanding any of the peavisions of chvese 10.0{a), it destractson or damage o the
Shopping Mall andéor the Properly which results in fie Property {or pay part thereal) being
rendered wnlit for use nocurs during the period of two {2) years prior o Bnd of the Term
(after the zecond renewal of this Lesse), the Landiord shall not be obliged 10 reinstate the
Shopping Mall anc/or the Proponty anless and witil the Tenant and the Landlord  apree 10
extend the Term or the partics hive otherwise agreed terms for the continued occupation and
wse of the Property by the Tenanl after the End of the Tenn.

{c) Molwithstanding the provisions of ¢lanse 10.1(a) il subject fo the Tenant's right 10
lerminate this Bease in accordance with clawse 10 1(E) il the intemnce proceeds received by
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102

10.3

104

tee Landiord (phis sy deductable} are less than the cost of repair or reinstatement and the
Famdlord 15 unable to Mund such stwartfall from itemal eash:

(0 the Landbord shall wse its best offorts lo secure additional financing to cover the
shortfafl,  Fur the purposes of this clause use best offorts to secure additionnl
finmuncing shall inclode, bag sot be Basited 1o

(A} using best efforis o stoeure bank leneding; md

(B} i the Landiord has not secured bank lending 1o finance the sharfall within
thiree montis of the date of the receipt by the Landiord of the insutmnce
proceeds relating 1o the damage or destruction, calling a mecting of its
unitholders io propose an increase in capial withio six months of the date of
the receipt by the Landlord of the insurance proceeds relating o the damage
of destrucion;

(i} if the Landlord is unable te secure additiona] finoncing the Lamdlord and the Tenam
shall negotiole in pood (it 1o (ind & mutually aceegiable solution provided always
that in ne circumstance witl the Tenand be obliged io provide any funding lowards
the cost of ar other solution relating to repair or reinstatement ol the Propeity andfar
the Shopping Mall;

(i1 i the Fandlord snd the Tenani do nol agree on & netually sccepiable solwion within
seven mioaths of the date of the receipt by the Eandlord of 1he insurance procecds
refnting 1o the damage or destruction the Tesant slhall have the right 1o terminate this
Lense.

(e} in thiz Lease {excluding clause 9.2(a)), reinstatement or reinstite shall mcan reinstating or
rebuflding to a standard developer's base build finish For retail premises, following
completion of which the Property are ready to meceive the Tonanmt's faling oul works,
provided that the reinstated premises must be substantially the same in format, loyoot ol
quality as Lhe Mroperty prioe 1o the relevant damage or destruction, unless il would not be
reasonably practicable to do =0, in which case any change shall be subject to the Tononl's
wpprovil, which shall aot (o be wnreasonably withheld or detyed.

Viliglion

Provided that (he conditions of such insurance are not wnrcasonable and the Landlord hos provided
copics of the relevant isurance policies to the Tenund, the Tenant shail not sse the Property or eamy
on any business at the Propeny or do or omit to do of the Property anyihing which may make void o
vaidable any policy for the insursies of {he Propesty or the Shapping Mall.

Nuotice of damagee

if the Mupenty is destroyed or dmmaged due to any mason, the Tenant mus give notive 0 the
Landiord as soon w the desiruction o damage comas o e notice of the Tenand,

Fire sufcly requiremet s
T Tiemaist s

{a) comply with all reasonable requitements of the Landlord about means of escape fron the
Property in ease of fire or olher conargency and about the provision and mainlenance of fine
detection equipment, fire afarm equipment and fire fighting equipreent;
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1.6

107

11.

k) wideriake and give the Landlord o copy of the Tenam s risk assessment for the Froperty
within five Business Days of i1 being coguested by the Landboad;

£e) oty the Landlord of the responsible peesan Tor the Property; and

fdy eo-aperate with the Landiord and all other relovant persons in camplying with applicable fire
and puural disaster sabely regulivions,

Suspension of reinstaloment oblipstion

The Lendlord s nel obliped o coinstate the Property in accordance with clause 10.1(a} while
preveaied by a supervening event,

Supirvening cvenl
I clanse 10.3 @ supervening evend means any of the following:

(a) sone defect jn the site upon which reinstateanent is Lo take place so thal it could not be
untlertaken or could be undertaken only at 4 cost inacecpiabic to the Landlord;

{b) iability of the Landlosd 1o obitain scoess to the sile to reinstate; or
() prevettion of renstadement by any cause bevoed the contral of the Eandlond.
Expropriation of the Shopping Mall andfor the Property

{a) Il any or ol panis of the Shopping Mall andfor he Propecty (as the case may be), is subject
lo exproprintion aceording 1o law and the expropriztion adversely affects the Tenant's
besiness (0 such an extent thal the Tenant i unable 1o comtine its operation in te Property,
e Tenant may terminate this Leass by giving 30 days' prior writen nedice to the Landlord,
The Landlarc ymsst retur the Rent prepaid by the Tonant under this Lease (o the Tenant on &
pro ratn basis aceording 1o the remaining term of 1he lense as at the date of the weemination
within 30 davs from the date on which the Tenant terminates this Lease.

(by I any part of the Shopping Mall andfor the Propenty (as the case may be) is ¢xproprinted and
the expropeiation docs not adversely aifect the Tennal's business 10 such an exient that the
Tennnl is wiable 1o comlinue its operation in the Property, the Tenant shall not temyinate this
Fease. This Lenge sthall epapin in affect but the Landloed must returm sl of the prepayments
and e Remt prepaid by the Tenant under 1his Lease 1o the Tenant on o pro rata basis based
on the expropriated anca of the Propery and the remaining term of the Fease as al the year of
the eiproprintion. The rental rate after the expropriation of the Shopping Mall anclfor the
Property (s the ¢nse mpy be) shall decrease necording 1o the remnining area of the Froperty.

TERMINATION
Termination aod Be-cotry by the Landlord

I an Event of Defaull oceurs in refation 1o e Tenant then notwithstasding the waiver af any
previous right of termination o1 re-entey he Landlord moy re-cnter the Property (ov any pan of it) or
give notice to the Tenant al which point 1his Lease will erminate and the Term will cease bul
withow prejudice o any rights or remedics which may then have acerued 10 e Landlond against the
Tenant in respeet of any antecedent breach of any of the covenants or obligatinng of the Tensal in
this Lease (inehading 1he breach in reapect of which lermination occurs).
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11.3

il

11

12.2

Termination by the Temasi
fu) If an Event of Default oceurs in refation 10 the Landlord; or
() the Tenant terminates this Lease pursuant 1o clavse 10, 1(b) or clause 16.7(n),

thien notwithstanding the waiver af any previous fght of termination the Tenant niay give molice 1o
he Lancdiond at whicl point this Lease will tersminate and the Term will cease but withour prejudice
1o sy righis or remedios which may then have acerved 1o the Tenany against the Landlord in respect
af any aniccedent breach of any of e covenanis or obligations of the Landlord in this Lease
cinclhading the breach in respect of which lenmination oocurs).

Event of Default
In this clause an Event of Default eccurs in relation to o parly {the Defaulting Party) il:

(@) any mnount pavable by the Definliing Pary under fhis Eease is not prad when payahle and
remaing unpaid for 25 Business Days alier becoming payable (whelley fenmally denanded
oF N, o

(b} & breach by the Defanlting Paty of aay of the covenams by or obligations of Defaulting
Party in this Lease which if eapable of remedy has not been remedied within i reasonabile
L as specified in @ wrillen uotice frem the other party specilying the breach and requiring
ils remedy, o

(¢} the Defanling Pacty being subject i Thailand o any form of bankrupicy, liquidation,
receivership, business rehubilitstion, adminisieation, armangement or scheme with credilors,

moratorium, o inferim or provisional supervision by the court or coun appoantee, whelher in
or ot of court.

Cancellation of Registration

The parties apree to moceed for registeation of the cancetlation of the fease registration at the
relevam land office within ten Business Days after the expiny of lermination af this Lease for any
LT

GENERAL

Interest and powers of recovery

Any Rent or other sum payvable under this Lease which is not paid on the day on which it is due will
bear ilerest from that day vatil the dale of payment ot the Defaull Interest Rate.  Every amount
payable under tis Lease is reserved as rent and i recoverabie s renl in aredr.

Interest on hreach

Witleout preguchce 1o clanss 121, 0

{a) tbere s any beerch by the Tenant of its obligations uinder this Lease; and

() U Tanclerd serves netice on the Tenant that by reason of that breach the Laadiond vwill not
for the time being accepd any sums (including the Remt) payable by the Tenanl under this
Lease,
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12.3

124

12,5

126

12,7

e Tenamt must pay 1o the Landiord on demand interest o1 the Default Interest Rare on the
sums doe o the Landlosd under this Lease, i nespect of the poriod from tie date of scevice
of the notice, o from the dide when the paricalar sum 2l due (wikdchever is the later), unil
whichever i the enrlier of the date of 1he ncceplance by the Landlurd of the sum dise and the
date an which the breach is remedied.

Whalc agreoniont

iz Lease comtains the whole sgreement between the parties refating 6 the ransaction
eomtemplaied by this Lense and supersedes sl previous agreements between the pacties relating to
the transaction.

Heprescuiations

he Tenam seknowhedges that in agrecing 1o cmier mto this Lease the Tonant hes not celicd on any
representalion, warranty, collaterl cantract or aller asseminee made by or on belall of the Landlond
before the excoution of this Lease, The Tenont waives all rights and remedies which, but for this
clause, might ciberwise be evailable 1o il in respest of any such representiion, warranty, collateral
contract oF olher assurance, bul nothing in this clause limits or excludes any liability Tor frawd,

Righis of cofry

Adl rights of gniry exercisable by the Landiord cxtend 1o ineluds (withow limilation) ils emplovees,
mEEnls, serveyors, contrectors and licensees with of withont plant, oquipiment, appliances and
misler inls.

Enterpretation af covenanis

Any covenam by (he Tennmt not o do or omit 1o do snything must be constcued as though the
coveriant were i addition 4 covenant not 1o permit o sulfer that dhing 1o be done or omitied 1o be
dune,

Tenan's possessions

Il afler the Tenamt has vacated the Property st the End of the Term any of the Tenu's possesstons
reenain on the Propeny and the Teaant fails 10 remove then within 20 Business Days alter being
requested 1o do g0 by the Landlord then:

{&) U Landlood may dispasc of the posscssions as agent for the Tenant;

{b) {il disposal is by sale) teen, subject 10 clause 12.7(c), the Landiord must hold the proceeds of
sale afler deducting the costs and expenses of removal, slorage and sale mensred by i 1o the
orcler of the Teani;

i) iU the Tenant [ils 1o claim the procesds of sale within 60 Rusiness Diys of the dinte of the
sale, the Landlord may keep them;

(d}y the ‘Tevant indemeile: the Lundbord against:
(i) Ay [inbility incerred by the Landiond to any third party wiose possessions have
Ireen sald by the Lawdlord in the mistaken beliel (which niist be presumed) tha e

possessions belonged fo e Tenml;

{11} any damape cavsed 1o the Propery by dhe pessessions, and
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12.8

13,
13k

[ )

3.3

13.4

14.1

{aii) all loss, dumape, actions, proceelings, claims, domands, cosls, damages nnd
expenses incuered or suffered by o brought or awarded against the Landlord as a
result of the presence of the possessions on the Property afler the Tenant has left it at
the End of Uy Tenm.

Crher Lawd
Excopt as exprosshy stared, othing contained in or implicd by this Lease:

fa) imposes or is deemed to impase any restriclion on the use of any lad or buildings not
comnprisod in this Lease; or

1) gives the Temant:

{i) the benefit of or the right 0 enforce or to have enforced or to prevent the refease or
madification of any covenant, lease, condilion or stipulation entered into by any
prurehaser or tenml frome the Landlord i respeer ol any property not compwesed in
thiz Lenss; or

(i} the right 10 prevenl or restrict in any way the development of any land nel comprised
ia Lhis leake;, or

{c) releises the Temwt fioan the covenants by the Terant in this Lease nobwitlstanding that the
Landlord has watved or rebeased temparanly or permanenily, revocably or inevocably or in
iy other way a similer covenanl or sicnilar covenants alfecting any progierty ol comigrised
in this Lease,

APPOMNTMENT OF THE MANAGEMENT COMPANY

Subjeet 1o clause 13.4, the Landlord shall be entitled (o einpower any person 10 &8l as 18 agent o
the purpose of exorcising iis rights and powers under this Lense and the Tenant shali comply with all
imstructions or nedices given by such agent as iF such notices or instruclions aré piven by (e
Landiord.

Subject to clause 13.4, the Landlord shall be entitled to entrusl 3 proporty management company of
pond standing and repute to carry oul the overall management of the Shopping Mall and'or (o
perform the obligations of the Landlerd under this Lease. the Tenant shall have no right 1o object (o
e appointiment of the Management Company. The Tenmd shail wse fs best endenvours to fully co-
aperate with the Management Comparty in the performuance of its dutics

Unless otberwize subsequently medified by e Lasdiord, M Managenwent Company is hereby
apponiled and constiiuled a5 an agend of the Landbord with Tull power and authosity ta demand and
reseive e Bent and other payments payalile by e Tenant wder this Leass,

The Tenant shall have no right to object to the appointment of the Management Company provided
that the appomtmeat of @ supenmarket retailer, convenience store operator or hypenmarket opurator
o an assoe iabe, fffiliate or omines thereof other than the Tenan or 2 Group Company of the Tenant

shall require the prioe wiitten consent of the Tentnt,
RENEWAL

Renewal
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14.2

15.

15.1

1582

154

fa) Subject 10 the semainder of this subclause 14,1 mad e provisians of Schedule = (iF
applicable), this Lekse shall be rengwed for & further ten years at the End of the Tenn {such
pericd befng i First Extended Term) and for a firther ten vears ot the end of the First
Extended Tormt (sueh period being the Second Extended Term) on the same lerms as sef
oulf ierein (oafer han Rem) and an the follaweing finsis;

[i} subject to subckiuse 14, 1{b) the Kent payvable doring e First Extended Tern shall
e a5 set out in Seheduke 3 and e Renl pryable during e Secand Bxlended Term
shall be us sof oul in Schedole 4;

{ii} this [ease shall not be reaewed mare than fweee; aod

(iii)  the aguregate of the Inirial Term, the First Extended Term and the Sccond Extended
Term shall not exceed the term of the Head Lease (including its renewall

(k) If the Landlord or the Tenant gives notice (o the other at loast six months prioe to the End of
the selevant Term that, based on an independent valuation, the Landiord or the Tenant {as
applicable) believes the Rent i no longer substontially in line with the markel for similar
premises in simikar Joeations 1hen the paries shall negotinee in good faitl te agree the e
for the First Exrended Tenm or Second Extended Teme (as applicabde) and ol other terms of
this Lease shall apply o the rencwal of this Lease for such Teom. 1T the pariies have nil
agrecd 0 writing the Rent for the relevant Term thres months prior to the sant of the
Term then the provizions of Sehedule § shall apply.

(e) Netwilhstunding  subcliases 14.10a) and 14.0(0) or {he provisions of Sehedule 5, the
Landlocd sed ehe Tenant may at any time priar 1o e comnmencemen oF e relevant | em

agree in writing the Rent 40 be payable for the it Term.
Registration following renewal
Clause 6,2 shall apply 10 any rencwal of this Lease under this clause 14,
MISCELILANEQLS
SUverance

Ta the oxtent that any provizien of this Lease is rendercd void thae provision must be severed from
e reenainder of this Lease whicl remains in {ull force and effect. In this cluse provision inchudes
aclavse, a subchivse of o schedule or any part of any of them,

Notices in writing

Ewvery iboflos, sansent, appeovil oF dicection ghven under this Lease mst Be s wriling.

Exchusion of thivd purty rights

A peeson who s nod 2 panly 1o this Lease may sol enforee any of s lerms,

Mutices

(a) Any oodice or cther commmunicition 1o be gevcn uader this Lease mast be i wriling {which
pnchsdes frx, bul nol auy other form of electranic enmmuanication) and may be deliverad o

sentl by post or fax 1o the pany to be served al its address ax follows:

o thie Lawcllosd ag: 10 the: Fonant ot
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{10 Mouse Sathorn Building. M. G 62%1 Moo.10 Nawamintr ., Klongkoom,
and b Moors, Sowth Sathorn  Buengkoom Bonghkok 10230, Thailand
Road, Sabom. Bangkok 10130,

Thailand
Fax: 02 679 1524 Fax: 02 797 U§1 6
Marked for the anention of: The marked for the attention o Vorapou Techa-

Claet Executive Offcer of KTAM,  akrakul, Head of Propeny Mapagoment,

with & copy 10

62071 Moo, 10 Havamintr Rd., Klongkeom,
Bugnghoom, Bangkobk 10230, Thailand
Fax; 02 707 9812

marked for the mtention of: Amisara
Chekvaniiphong, Legal Directar,

or @l such other nddress or fax number as il my have notified e the ollr party in
accordance with this clause,  Any nolice oe other document senl by post shadl be send by

prepaid regisiencd post.
b} Any nodice or ollser formal communication shall be deemed 1o ave beon given:
{1} if delivered, at the thne of delivery; or
{ii} if posted, w0 BGO0 am. on e socond Thesiness Day after it was put into post; ar

(i iF sent by fax, om the date of fmosmissien, if iemsinitied before 3.00 pan. on any
Business Dy, and in any other case on the Buginess Day following the date of
Lransimission; ar

) b proving service of & notice or olier formal communication, it shall be sufficient to prove
har delivery was made or thet the envelope containing the communication way propérly
addressed and posted by prepaid regisiered post or that the fax was propesly sflressed and
Iransmitled, as the case may te.

16, COVERNIMNG LAW AND JURISDICTION
16,1 Governing law

This Lease fincluding subclavse 16.2 {Arbitration] amd any nen-contractunl ebhpalbons acising o of
or in connection with i) shall be govered by and construed in accordance with the laws of
Thatland.

162 Arbiirsiion

(a1} Any dispute, elaim, difference or controversy arising oul of, relating to or having oy
comnestion witl this Lemse, including any dispuie as 1o ils existence, validily, interpretation,
perforanes, breach or lemination o the consequences of e nullity and any dispue
refating 16 any non-controciual abligatioos arlsing out of or in connection witly it {for Lhe
purpose of this subclavse 162, n Dispate), shall be referred W and fnally resobed by
gehitration under the Arbitration Rules of the Thai Arbitration Tnstiume, Clice of the
Judiciary applicable af the time of submission of Wk dispute 1o asbitratian (e Rales) and
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(k)

(<)

{ul}
(e)
4

()

{h3

(3}

the conducl of (he arbiration thereof shall be weder the auspices of the Thai Arbiteation
Instidute,

The Rules are mcompoarated by refercace into this subclavse nnd capitalised terms used in thas
subckanse 16.2 which are pol otherwise defined in this Lease have the meaning given to
Heem i (e Budes.

The number of arbitrators shall be three und the Arbitral ‘Fribunal slial] be appoiiied i
apoandanee witl e Rubes,

The sem), or legal plice of arbitratson, siall be Bangkok, Thaidsnd,
Thi languare vsed in the arkitral proveedings shall be Tha.

Service of any Statement of Claion shall be made in accerdance. with. subebise 154
[Motiees) i the extent peritied by applicable law,

‘The Arbiten] ‘Fribunal shall have the power o mule on #s owe garsdiction, imcduding any
chjeclion: with respect Lo the exizience, validity, or effeclivencss of the arbRmtion
ppieement.  The Achilcal “Teibunal may make such mding o a peeliminacy decision on
Jurisdiction or in an award on the ments, as 30 considers epproprigle i the cireumatances.

Defanl by any party shall sot provent the Arbitral Tribunal from procceding to render an
award.

Any award of the Arbiteal Tribunal shall be lnal and bisding on the parties.  The partics
undettake to camy out any award without delay and shall be deemed 10 lawve waived thetr
right 1o anyv fonn of recourse insofar as such woiver can validly be made.  Enforcement of

aoy mward my e seughi in any count ol compelent jurisshiclion,

The existencs mid coment -of the arbatral proceedings anet any radings or award shall be kept
confidential by the partics and members of the Arbitral Tribenal except:

iy o the extent that dischosore nay be required ofa panty 1o fullil 5 legal dity, protect
or pursie o legal sight, or caforce o challonpe an awand in fowa flde legal
procecdings before a site count or oler jfwdicial meliority;

() with the consent of all parttes;

(i) where needed For the preparation or prosentation of 2 claim or defence in this
arbitration,

[iv) where such information iy already in e public doniin alber than a5 & resall of o
bireach of thiz clavse; or

(vl by order of the Adbsiteal Tribunal upsn applicntioeg of a pany.

IN WITNESS of which this Lense has boon signoed by the parties (or lsgar duly authorsesd represeimatives)
on e date stated ot the beginning of this Lease,
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SCHEDULE 1

THE PROPERTY
Tretails of the Property Least area
(343.m.}

i 1. | Uypermarket 6,037

2, | Food Coun 727

i Iack Dilices 311

4. | Maintenance Areq — 421

5. | Waflmuﬁ I,556
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SCHEDULE 2

RENT PAYMENTS FOR THE INITIAL TERM

i respreet of
H}';_wnm:‘hﬂ.
::1::;51. Initial ET:IEIII;:::;T. in respect of Foad Court | Rent per month
Warchouse (¥} wy)
{w}
I. 31570 52,800 603,385
2 LELETG 51,800 G053 383
L3, 552,576 ! 52,800 [ 605,385
| 4. 507833 58,090 65,923
5 G07 833 S, (Ml 663,51
6, 607,833 58,000 = | 665,923
7. O80T 63,500 732516
5, 668,617 63,899 ;;;5 6
:I‘d G886 7 63,5945 732516
14, 735,478 T, 288 BOST66
D038 - QOO0 Bk GI0RTE -l




SCHEDULE 2

RENT PAYMENTS FOR THE FIRST EXTENDEDR TERM

' in respeet of
Hypormarier, :
::, ::n I:II t:' ;::n“ {ﬂlulil':lt?;:::: :nl:lm. in respect of Food Court | Rent per month
Warchonse : (¥} (w+y)
(w}
i TI5478 TihLIEH & BOS, Tos
5 735478 T EEE BOS, 766
| 3. 509,026 7317 886,343
4. BOS0Z0 I TLan7 BBG.343
5. EOS02E 77307 ERA,343
. BEo,B2y B3040 974,978
-‘.'m -------- — “'me'ﬂ I ! B3040 974,978
8, RES, 020 B3, 049 §74,978
g, 978,922 93,554 1,072,476
10. 978,922 93,554 1072476
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SCHEDULE 4

RENT PAYMENTS FOR THE SECOND EXTENDED TERM

in respect of
H:r!m*mﬂﬂ:t!, . : L 2
:-:::' :':![ i . .?::,“'Im 'E:.t:ﬁ;:;;ﬁ :“ r:lu. in vespect of Food Conrt | Rent per mant
Warchouse (¥} {wry)
() |
L TR G2 93,554 LTEATG
& 1,076,814 2800 178,723
B 1,076,814 102,200 1,179,723
4. 1076814 l--I;I.‘}EI"? b 72,33
5 1,184,405 L 13,200 1,297,645
& 1,184,395 113,200 E297.695
T I 154495 o 113,200 1297605
5 [, 302,045 124,520 [ 427,465
o, [ 302245 |24, 520 > 1,427,465
190, 1,302,045 L 24,520 1,427,465
CO3ZTIE-LE00008 BN 6348753 %




(h

{23

{3}

)

SCNEMILE 5
RENT REVIEW BY EXIPERT

Rent dolermunation — mcihasd

The revised Rent for the First Extended Term or the Second Extended Tenn shali be dotennined not
later than the end of the preceding Term by an independent valuer facting as an expert and nol as an
arbitratary of recognised standing and having expericnce in letiing and valuieg peoperty of o like
kind and character to the Property. The valuer shall determine 1he yearly rent for the fissl vear of the
relevant Tems in accordance with this Schedule 5. The Rent for the relevant Term shall increase by
ten percent in years four, soven and ten of the that Tem,

Meomimglion

Bt the absence of agreement 33 10 the identity of the valwer within 10 Business Days of the
provisions of this Schedule 5 applying porsuam 10 clause 14.1(b), the independent vabuer vhall be
nominaded by the Thai Valeers Asgociation snd shall be From an inlemationally recopnised fem of
property consuiiants having ol least B years experience in Thadland of letting and valuing properly
of a like kind and characier to e Frogooy.

et review = aimait

TThe revised Hent to be determingd by U valoer will be sucle a8 e decickes s the yearly rem at which
the Property might reasonably bo expected to be el at the stan of the relevant Teem:

{a) afler the expiry of & rent-free period or a concessionary rent period given for Mtling-out
purpoges only of such length and the giving of such other inducements (including, withowt
limitation, any renal concession, capitul payment or contribution la fitling sut casls) given
for fiing-out purposes only as i cither coze would be nogotinted w fhe opes mearked
between a willing lundlord and a willing fenant o (hat the yearly rent is that payable nfler
the expiry af any such reni-free period or concessionary renl period and afler the giving of
any such inducement; and

i) on Ut assueplions sof ool in paragraph (4} bul disregarding the matiers set oud in piragraph
{5,

Assinnplions
The assumplions are 1hat at the beginning of the relevant Tevm:
(it} the Property:

(i} is nvailable to lel on the open marked by 2 willing lndiord w e willing enand by ong
lease without a premium from eitler porly bul subjoct 1o o 25 por conl, discoing as
the anchor lenancy of the Shopping Mall and will vacanl possession for a term
cqual to the relevant Tem and commencing on he beginnming of the ralevant Term
with the rent pavable from ihen;

il i5 o be let a5 a whole on a lease which is 1o contmin the same 1eoms ax this Lease
(other than the smoont of the rent referced 1o oy clavse 43,
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()

(7

{iit) i it and svailable for immediate occupation and wse and s fined oo for the
Hecaming tensar’s immediote use as authesived by this Lease in aceoedanee with the
eaming lenant's regquiraments; and

[iv) iy bo e only ns & hypennarket,;

() all the covenanis in this Lease by the Landlord and the Tenant have been performed and
nbserved, and

{c) no work has been carried out 10 the Propedy which has diminished the rental vilue and m
st 1he Propecty has been destroyed or damaged i has been fully restored.

Disregands
The mwitery 1o be digregnrded are:

fn) amy effect on rent of the Mt that the Tenant, iy Subelesseos or Thivd-Party Uiscrs or their
respeciive predecessors in tithe Rave been in oceupation of the Prapeny;

{b) any goodwill attached 1o the Propeny by reason of the carrving on at it of 1he businéss of the
Tenant, Hy Sub-lessees or Thind-Parly Uscrs or their predecessars in tille in their respective
businesses; and

{3 any increase in reatal vabee of the Property atiribatable 10 the existenec ot the beginning of
the relevind Tern of any voluntary improvement 10 e Properdy camried nil by the Tenans,
its Sub-lessees or Third-Prty Users o Lheir respective predecessorns in title during the Term
or durtng ony earlicr period of oocupalion drisimge oul of an agreesment 19 gram the Tot.

In this classe & voluntary improvement is onc carried oul wilh the consent of the Landiord
{whene required) but sol under an obligation 1o the Landbord or i1s predecessors in title,

Valuer
In the case of deleymination by a valuer:

{d) the fees and expenses of the valuer ncleding the vest of his appointment must be borne as be
decides or in Lhe absence of any decision cqually by the Landloed and the Tenant who must
atherivise cach bear their own cosls;

{e) e valuer must alford the Landlord and the Tenant sn opportunily to make represciiations

16 him; and

N if the waluer dies, deleys or bécomes swilling or meapatde of acting the Thai Valuars
Asgociation shall discharge the valuer and appoimt another i Bis place in accondance with
panragiraph (23

Apreciment of eevised Rem

When the revised yoarly rond for the first year of fhe relevant Torm his boen ascertamcd by the
valuer and notice given 1o the Landlord and the Tenant of such yearly rent the parties shatl negoiate
i good Taith 1o agrec upon the Rent for the refevant Term. I the Rem for the relevant Tem is
agreed the Landloal and the Tennnt shali zign & memoeanda of the Rent and this Lease shall be
renewed on the same lerms subjeet to the revised Rent. Unless ollicrwise apreed i writing by the
partics, if the Londiord and the Tenanl do nol agree in writing the Reat for the First LExtended Term

G d -0 BN 16FDRTRS a2



or 1he Second LExtended Term (a5 applicable) prior 1o the commencoment of the relevant Temn this
Lense will terminate od the end af the preseding Term.

(&) Costy

If wither the Landlord or the Tenont fails to pay the relevant pan of the fees and expenses of the
varluer under parsgraph (6) within E5 Business Davs of their heing demanded by the valuer the other
may pay them and the amount so paid must be repaid on demand by the party chargeable and
recoverable from il party as a debt due. I the valuer requires payinent of his foez and expensey
before releasing his deteemination, cither the Landlord or the Tenanl may pay them and recover the
other's share al them from the oteer.
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SIGMED fior and an behalf af
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{2 e, e

SIGNED for and on hehalf of
TESCO LOTUS RETAILL
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Public Company Limited s
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it the presence of! Witness's signaturc: ?‘]‘“—3/

MNorne: 5 i ’;_Il:..h g 1

tv sl edag, apatnn
RER RLAR L AL U o TR R e
Edal sl SRl ane T BRRTS

O s s mma T e AV
}
in the presence of: Witnous's signatune: ]’11., alorowve,
Magme:
M

2 IE-000GO0E AN 1B S Tung Scng Oporaling Lease Agrecrnert signadure page



EXECUTION YERSION

Part 1 of Service Agrecment
SERVICE AGREEMIENT

THIS AGREEMENT 15 made on '3 Mapch 2002,

Belween:

{1} Fesco Lotus Retuil Growih Frechold And Leasehold Property Fund a propeny fund established
under the laws of Thailund managed by Krung Thid Asset Muanagement Public Company Limited
whaose regisered offtce 1 at 11 Q. House Sathorn Building, M, G and 10¢h Floors, Soath Sathom
Eoad, Tung Mahamek, Sathorn, Bangkok 10820, Thoiland (the Lapdlord); and

(2} Ek-Chai Pistribution System Co., Ltd., & private limited company incorporated wnder the fnws of
Thailand with registration number QUO35301O051 and having ity head offtce at 629/1 Moo IO
MNowsnminte Beb, Klongkaom, Buengkoom Bangkok 10234, Thailand (the Custemer),

Whereas:

{1 The Landlard has entered into a sale and purchase agreement on or about the date hereol {the SIPA)
eelating 1o the shapping mall tocated ac 144 Moo 2, Neng Hong Sub-district, Fung Song District,
Makarnsrithamarat Province (the Shapping Malk) pursuant to which the Landlord will, subjeet 1o
corgletion under the SPA, purchase the Shopping Mall from the Castomer.

{2 Subject 1o complelion wnder the SPA,, the Castomer will Tease a space (the Leased Space) within
the Shopping Ml purseant (0o lease agrecmet betweet the Landlod and the Costomer (s tenuit)
cated on o sboot the date horeol {(the Lease Agreement).

(3} The Landbord will arcange for services and equipment w be provided in the Leased Space and in the
surrounding areay of the Shopping Mall o be vsed by the Costomer and oher retait shops which
engage in husiness in the Shopping Mall,

(43 The Customer as properly manager (the Property Manmager) under a property  management
agreement enfered into between the Landlord and the Property Manager on or sbout the dite hereof,
has, subject o corpletion wnder the SPA, been appoinled and constituted oy an pgent of the
Landlard with full power and asthority to provide services on behall of the Landlord to fenunts of
the Shopping bMall ind demand and receive payments for such services

The partios agree as follows,
1. Agroement
This Agrecment shall hive effeat fraom date of completion of the SPA.

The Landiord agrees to rovide services to the Customer and the Customer agrees (o accept services (o be
provided by the Landlord aceording to terms and eonditions of this Agreement,

The Property Manager 1s hereby appointed and constituied as an agens of the Landlord with full power and
authority 10 provide the Services und domand and recoive payvoents payable by the Custoroer under this
Agreement. The Landlord may revoke such appoimead and appoint another property manager upon notice
bt writing to the Customer,

2. Apreemenl documen falions

21 The parties agroe that the following documents shiall be decaned integral parts of this Agreement and
reference 1o this Agreement shihl be construcd aceordingly:



(i) Service Agreement (this Pan 1)

(2} Terms and Conditons oF Service Agreoment (Pam 23
{3 Seope of Sorvices (Pad 3)

(4} Service Feo (Pan 4)

pis To Came el there is any conflicl in the terms of this Pat 1 and any of the documents refermed Lo n
U2 o (33 abowe, the iomas of this Pan | shall prevail.

23 Tny case thist there is no specific provision regardiog the obligation of the partics, the applicable erms
of the Lease Apreement (i any ) shall be wpplicd.

k3 Assignment

The Landlord may ol any time assign or transfer (ncluding by way of novition) any rights or ohligidions
wnder this Agreement to any entity appointed by the Landlond ws propery mosager e respoet of (e
Shopping Mall

4 Entive Asreement

4.1 This Agrecment and 1he decumenis refermed (o tn 1 contai the whobe apreement between the panics
pelating to the tansactions contemplated by this Agreciment and superseds all previons agreenments
hetween the parties relating o dvese mansactions and the provision of services,

4.2 Euch pun y;

(1] acknowhsdpes that, in apreeing o enler inte this Agreenus, i b not relied on any expoess.
pr pmplied representation, warmunty, collderal contract or oiher aoarance made by or on
bihil! ol any olher minty sl ey Hiee befoee e dignsture of this Agrecmeat; and

() waives all rights and rensedies which, but Tor Lhis sebohinse 4.2 mnghl odherwise be
availahle 10 it in respeet of any such express or implied represeatition, warmnly, collaeral
contract oF other assurance.

4.3 Matlsing iy the pregeding subelxess limits or excledes any Tabilivy for frad.

5 Severalility

The provisions contiined i cech clanse snd sulsebinse of this Agreement shall be exfirceable independently
of wich of the othdrs amed deerr valwdity sfll pea be alfecred if any of the odhers ace Invalid. 1T any of those
preovisions 15 vidd bon woulcl Be calid o soms: port of the provision were deleted, the prosision in goesfion
shall apply with such modification as may be necessary to make i valid.

fi. Pavnents

Uinbess etherwise agroeed i the case of o mven pugpment, cacl payment 10 ke aede winder this Agrecnea
shall b made within seven duys of recon By the Customer of an mvoce feam the Property Manager o
Lamdiond and slall be nmde in Thai Babi i the method specified tn the relevant tnvoice.

T Notios

T Any nofice or other communication (o be given wnder this Agrcement nst be in writing which
inchshes Fax, bul pot apy ofher forme of electironic communicaticn) and may be delivered or sent by
post o fax 0 the party (o be served al its adifress as Tolbows:
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1.3

B.

fes e Lanelloirad giee 141 the Custodner ol:

clo Propeety Manager H2001 Moo 10 Nawamvner Bd., Kiongkoam,
11 ) Hewse Sathorn Building, M, G and Bocnghkoom Banghok 10230, Thailand

101 Floars, Scuth Sathorn Road, Sathon,

Bangkok 114 240, Thailand

Fax: (71 6749 1824 Fax: 02 TOT QLG

Madked for the aneanion of: Tha Cliel enearked For i agenteon o Vorage Techa-

Exccutive (ficer of KTAM, wkrivknl, Head of Propeny Management,
With o copy 1o

G2 Moo 1T Mawanstr Bd.., Klonpkosm,
Bueenghoom Bangkok 11230, Thistland

Fax: 02 757 9R12

maarked for 1l anention of: Anusisa
Chokvamiphong, Legal Diveciar,

of 4l sueh other jdebress or fax number ag 1 may have ndificd (o the other party m accordance with
this elause, Any notice or olher document senl by posl shall be sent by prepaid registered post or by
prepaid sirmail (i1 clsewhere).

Any netice or weher foomal comminication shall he deemed to have been given:

(a) if delivered, o1 the tiowe of delivery, or

it il posted, m 10.00 0,1, on e second business day after it wis put into post, o

(&) i soenl by Fax, on the date of transmission, 15 ieesmaied bebore 300 poow on any basiness
Eny, and i uny other case on the business digy following the date of transmission; or

In proviog serviee of o notice or other formal commanication, it shall be sufMiciem 1o prove Owl
delivery was made or thit the envelope containing the communiciton wis propedy addessed and
prstied by prepaid regisiered posd or that the fax wes propery sddressed ond iransnanied, as the ease
iy b,

Counterparts

This Aprcement may be execied in any number of counlerpants, ofl of which, 1aken wogether, shall
constitute ome aml the same agreement, and any panty {imcluding any duly authorised represcntative of a
party) muy enler inse this Agreement by execating & counterpant,  Facsimile signatares shall be valid and
handing provided the nnginal signatures are delivercd o the oiher paty immediately alter the execuion.

B

.1

b2

Crenoral

Nothmg in this Ageecment shall be deemed 1o comstilute a parinesship botwaeen any of the pantics nor
comstitiuie any pety e ppent of any other party fur any porpose,

Tlse righus of each party under this Agreceiment:
il iy be exercimed as oflen ds nocessary;

it} wnless otherwive exprexsty provided in this Agreement, are cunlative and not exclusive of
rights and remedics provided by law; amd
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W

1.1

002

11,

(3] ey be waivied onaly it watinng and specifically.
[xclay in crencesing or non-exercise of any sach rght is nol a warwere of that right

A waiver (whether express or implicd) by one of the partics of any of the provisions of the
Agreement or of any bocach of or defaudl by Uw oiber panty in perfonming any of thise provisions
shall wot consiitte a comtinuing waver and thal wapaer sl ol prevent e waiving purly rom
subsequently enforeing any of the provisions of this Apreement nol watved or from acting on any
siibagguent breacl of or defaslt by the othier party snder any of the provisions of this Agreement.

Foree Majeure

Maome of 1o panties shall be Tiwble 10 any othier for any delay or non pecformance of its shligations
ke Wkas Agrecment anesing Toom Force Magsine (as defimed an the Lease Agrecment).

Sobjecy w the poarty so deluying proapily notidveng tee other qumy 0 weiting of e canse and Uk
likely duration of Uhe delay ond provided that the party shall use reasonable endeavours 1o limit the
effect of such event on e other party, the performance of the deluying poty's obligations, o U
extend wlfected by the delay, shall be suspended during the period that the couse prersists.

1ol Services

The term of the Services in relition fo the Leased Space ix ten years or until terminidion or expisiaon of the
Lease Aprecinent whichaver in the carlice.

[ F4

Governing baw

This Agrecment (ncluding clwse 13 (Arhitration) and any non-contrectasl obligalions arsing out of or i
connection with it shall be goversed by and condrued in necordance with the v of Tholaesd.

[N

131

52

153

i34
JE T

130

Arhitration

Any dispute, claim, difference or controversy arising oul of, relating (0 or having any connectio
witly thix Agreerem, nchuding any dispaide ns (o s oxstences, wilechiny, merpraation, performance,
hcach oF lermination of the consepuences of jls nollity and any dispate refafing o any on-
comtractual obligations arising out of or in conmedion with o (fow the purpose of this clwse 13, o
Ehispute), shall be refemed to and finally resolved by arbitration uider the Arbiration Rules of the
Thai Arbvitration Inssitace, Office of the Jadicoey applicabbe at e tow of subomission of the dispaie
1o arhitration (the Rulesd and the conduce of the aatratinn therent shall be wmder the anspises of the
Thai Ashietion Insiiuie.

The Rules arc mcompeaated by nelerence ino this subeliuae mnd capitalised torns used o this clawse
11 swlibedy wre not otherwise deftned in this Lease have the musining giveny ta tham inthe Roles,

The nuimber of arbatratons shadl B e and the Arhiteal Teibumal shal] be appointed in aceordunce
wiith 1l Bales.

The seat, v legal place of adbitration, shall be Banghok, Thailand.
The languape wsed 10 the arbitral proceedings shall be Tiu

Service of any Stement of Claim shall be made in accordance with close 7 (Notices) (o the extent
peamitied by applicable law.
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3.7 The Arbitral Tribunal shall fisve the power 1o rule on its own jurisdiction, including any obpection:
with respect o the existence, validiny, or effectiveness of the mbitradion ngroenwent.  The Arhitral
Tribunwl muy moke such mdinge i 4 prehatinary decision on jorisdiction ar o s awand on fhe
Imerils, s i comsiders approprEile i ihe Orcesances.

1.8 Defaplt by ay porty shall wor prevent the Arbitral Tribunat from proceeding to render an award.

139 Any award of the Arbitrad Tribunal shall b fmal and hinding on the purties. The paries nnderiake
Lo ey oul any award withoor delay and shull be deemed G have waived their right w any Fon of
recmirse nsofir as such waibver can vilidly be made. Enforcement of any award may be soughl in

any couit of competem jurisdhction.

13,00 T existence and comdent of the whitra] proccedings and any rubings o awand shall be koga
confidentind by U pisriics and members of the Arbiteal Tribanal except:

(a) o i exdent that disclosure may be reguined of a pary o fullil o legal duly, protect or
purswe @ bepal vight, or enforce or challenge an awnnd s bona Fide legal procecdings belone
o stte courl o ether pudiciil aalhaoniy;

(by  with the consent of all paries:

(] where needed for the preparntion or peescntation of @ chim or defence in this arbitragion;

(d} where such inforaudion is already in the public domuin other than s o mesule of a breach of
this chinses or

(e} b order of the Arbiarad Tribanal wpon appbicstion of o peny,
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IN WITNESS WHEREOF, the panies have executed this Agreement in the presence of witnesses at the
e and il stwted aborve.

STGMEL for and on heladl of

EEK-CHAI ISTRIBLUTION
SVSTEM CO,, LTH.
acting hy it altopney: o
in che presence of: Witiess's signitue: tf-T"-E‘;‘M

Marge : ¢ . QuUEKETT

Address: O FERT SURLRMMT woy Sre:
Pl g | 8 et (R L)

SIGMED for o on beholf of
TESCD LOTUS RETAIL
GROWTH FREEHDLD AND
LEASEHOLD PROPERTY
FLIND

Iﬁ.“%wg&&wmsrm and n‘#ﬂ_ 'f'_\(:Q (/ B R{'i

M €. AT pA Eoe- SEE o AT e ol

r-] Z ;_'"f
Wikness's signature; v

ir R R TR R e

it i proscics of:

Mg sy g b s ! H el oy du e d can
R I T TR R ST
T L) o o ST o RN TYEALTH WA R
e S e Sl o ot
i1 the presemse ol Witness's sipnaiure: ’#5 Eé-.:.r.e_
P ;
P TR Ry N o R R
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Prart 2 of the Services Apreensent
TERMS AND CONDITIONS

Paat 2 forms an integral pant of the Sorvices Agrocment between Tesco Lotus Retuil Grovel Freehold And
Eeaschold Property Fond and Ek-Chai Distribation System Co., Lid dated 1> March 2012,

f. Lelinitions

Uiless stherwise specilicatly defimed in any pant of this Agrcement, the foliowing terms and expressions
slall hugwe the mcanings as sed oul as ol lowwss

Cummon Areas means any arca and viilities within the Shopping Mall provided for the conunon use by the
Eandlord and the Custormer, including thewr customers, suppliers or alher people dealing business wath them

Guneral Services means sy services stated in Pant 3 of this Agreement which the Landlord must provide fo
Lhe Customer.

Leased Spoce means o leased aven as specifed in the Lesse Agrecment os manioned in Recital clawse, Pad
L of this Aprecment,

Maintenance Fee Jhall have the meaning set o i Farn 4,

Service Fee means a swin of meney 1l the Customer mast pay 1o the Lundlond in considersion for the
Services, Geneml Services andfor Spocal Services provided by the Landlord o the Costraner o1 the mites
amd within the peried specified i this Agreement

Services mepns any acts which the Lundlond mmest do (o pecfoyi s abligations under this Aggeemem vn 3
recipaocal hasis for the direct or indirect convenience, comfor and benedits of the Customer.

Shopping Mall imeans the building, place and suerounding prest as mentioned in Recital claose, Pan 1 of this
Agreement,

Speciul Services means any swrvices which this Agreement states that the Lamdlond st apecifically
prav e Goe the Clestanmer,

Specfic Payment mcons any cxpenses such ax telophune charges, cleaning andfor naintenance o fepade
service capensed, including the cost of spore pads of my Special Bquipment as specifically specified in this
Agreement tha the Customer must pay W the Landlond, any relevant private entities, governimeng agencies
OF S18l¢ CMEITINes.

Speciul Equipment mueans any ciquipiment provided by dhe Landlond, which fonns & part of the Scrvices to
be specilically provided 1o e Costoaner ol the Leased Gpace,

Commuon Amenities and Services means any amemtics and servces, op. cscalators, moving walkways,
secnrty puard scrices, ar-condilioning system andfor internad traffic control system provided for the
canvumon use by the enants of the Shopping Mall (ncluding the Cusomer) and tveir persoancl, cistomers,
supplices and any persons doing husiness with ther

2 Services

To provide the Sorvices, the General Sorvicex and the Spedal Services, the Landlosd shall observe and
Follow 1he stnndacd rales and procedurcs as coreenily applical 10 its own basmess 3l the Shappamg Mall and
pebition 1o the Comennn Areay by using dhe approprate malcoials, things, equipment, tools, spate [iats
andfoe manpower in e form and capacity curmently applicd 1o the Shopping Madl,
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I the Lagdlord provides Speciul Equipnment {e.g. e telephone and telecommunications systems) or olhey
thimgs to the Customer, the Landlond mmst eimare that the festores andfor specifications of those touls and
devices am compatibbe with its comrent systenvs weed with the Shopping Mall, the Common Areas o the
Cromnson Amenities and Services %0 far as practicablc,

Unless otherserse eaempied onder ooy classe af this Agreement, 5 the Lunellord pooviches or installs any
equipment stisted 10 the abave parugraph, the Custemer agrees 1o pay the naterinds, cquipment, loals, labots
Few amd aollwer neccssary charges 1o (he Laadland on an sctual cost hisis

. Lise of Services

The Customer apeess feowse the Serviees, the Genesal Services and the Special Seavices under this
Agreement on @ saving, peacelul and tidy basiz with covironmental awareness of public health, public order,
cultre and traditions and good morals of the people. The Cestorner must nol do uny act which may (3
cause lusses of damage to the Lensed Spoce, the Shopping Mall and the Common Areas or the Comimon
Amenities und Serviees; or (i) cawse o reselt g nasanee, anacyance or disturbinee Yo the other ienomis of
the Shuppmg Mall, theiy cosenrs, personncl and other people a1 the Shopping Mall and i relstion 1o the
Common Arcas o the Comoon Amcnitics and Services.  The Customer must strcily comply with all
apphcabbe rales and regulations notiflicd by ibe Landiord at the Shapping Mafl at all times,

I (he Customer needs to use any teols, equigmncnl, amchinery, devices, fuomiuwee, applizsces, harardmay
sithstaces and fammable substances i the openon of B3 busiess, 30 pnst ensure thad the Teatures amd
specileations of those wals and devices are appropriate and oonpaihle willt various systems and the
architectural and inlerior designs of e Shopping Makl. The Cusiomer is also rexponsible for applying for
ard mainlaining, at is sele eapense, ol necessory licences, permits and authorisations for the eperdicn of its
husiness or olher purpescs s mogeired by ol applicable boas, mibes, aolifications snd regulations of any
relevant government agencics and sute calerprises.

Hefore installing any dools, eguipment, machinery, devices and applances [or the ading, sborage,
convevance of use of the kaxardous or Mamomahle substances which aee to be kept within the Leased Space
ar to be wsed with any wols or eguipment, U Cusiomer wasd give prior notice to the Landlord and provide
the Landlord with the plises, dosigns, computation specilications, lheences, permily and olher supperiing
docunens and technicad infermation o peave to the complee satisfaction of e Landbard 1hat the Reatures
and techmical specifications of those ools, cquipment, machinery, devices and opplisnces are approprist:
annd compatibile with varions sy<iems and the architectural and interior designg of the Shopping Mall, Withm
15 days after receiving totice anad all suppodting information mentioned above from the Customer, the
Landlord st pogify the Customner of the decision whether the proposed instothalon or vse willin fhe
Lensed] Space 1z approved o not. T making such decision, the Landlopd susd exercise iis e and
reasonible discretion, taking ina account the conceins weer the enginecring. twchnical, archilectural and
leiior design aspects.

The Costomer serees to conleol and ensare thid s afficials, employees, nelatives and dependents sirictly
comply with this clauwse s ull timwes,

IT the Custorgr hoe the right to transfer its nights and chligations under the Lewse Aproemct, the paeics
apree that the Costomer inplicdly hax the gight o Wansfor s rights and obligations under this Ageecitent.

4, Pavment of the Service Fee, Mai
As lomg as this Agrecinents remains offective, the Customers agrees to puy the Service Fee and the
Maamenmce Fee o the Landlord inaceordance wilh the Tomn and proccduses and wathin (e date and e
specilicd o this Agrecnwent

B he Crorstomier must pay o Specific Pavment, it ngrees W pay withen the time specified by the Landiord in
e rebevany inveice or within (e time specified in this Apcecoen, as the case may be
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I the Costonses dncs ned pay within the Ginse speciloed in this clause, it agrees o pay interest on the overdoe
amown a1 the rate of 15 per cent. per anoon caliulated from the due date for which that amount becomes
e wngil full payment of the overdue amount i made o the Landbord,

5. Taxation

The Luyngdlord is solely responsiblz for all taxes, duties and kevies selating (o the operation of i own
Pusiness.

The Customer is solely responsible for all mxes, dwies and levies relming o the operstion of its own
Pusiness, I alsu ageees 10 puy ufl duties (duly stamgps) assessable on or paysble i selation to fhis
Agreerent, the Service Fee and the Specific Payment.

. Liability for damge or losses

I any damage, injury or death 1s caused by o willful el or gross neghpence of the Landiord oF ils officials or
coplovees, the Landiond shall tve bl for Caed indemn By agomest) (e diomage (0 the Costomer's propeny,

I any damagee, wgury or death 1 caisad by o willful act of gress neglipence of the Costomer or ds officuds
or cemplovees, the Cotomer shall he Hable for (and indemnily agnimst) the demage to the Landlord’s
propeary and the mjury or death of a third pary (this inc fudes an offical or eonpdoyee of the Lavdbond).

Excepd otherwise specified in this Agrecmcnt, no partics may claim from the other pany, domages for
indirect or consegquentinl the Joss incloding, ot mor Tanied to: loss of oppootuntty, loss of profit, accrual of
inderest om any lowns nsed in the nvesiment o a5 warking capital or odlser similie lnseees,

7. oA i e

1.1 1T the Customer does nol satisfy the requirements regading the “Use of Services” {cliuse 3 hereaf),
the Landiond may oake a protest of warning o the Costomer, suspend he Costomecs e or
enjovmcnt of all or any parts of the Services, or forbid any act dene by the Custoaiee which ey
breach, eontravene or conflict with claase 3 of this Aprreeaent. I the Landlesd has (aken such
wetione i @ beleef in pood [aith thet the Costomer's noaecomplisnes iy matersally affect the
Shopping Mall, any userd of the Shopping Mall or any seighboring boskdings or residents (afie
analysing the circumstances and engineerng or techiical rsenes) and the Landiond or s anthorised
represemtative responsible for mumuging the Shopping Mall has made the waming or protost of
potcntial donger, bt the Costomer continues 10 aet against the warming, then the Landiord may
reyminate this Agreement withoul prior noice,

7.2 T pebdptiom 1o the Landlond's dgin o collece the defuult interesd in cuse of the Cwdomens defanlt oa
pavmenl of the Serveee Fee or any ameuns payahble o the Lamdlosd, af the Castomer definhis on
pavment aff the Service TFee or any amounts puywble o the Landlord consecutively tdce and the
Landford scnds notice dewmanding peyiment at least viwe 1o the Custoaner, the Landlopd may also
imnmediately icnninate this Agrooment and scize e security duposit provided by e Costomer g
secasre the performnce of s abligaions undee this Agreenxne

5. Cross default

IT the: Lease Agremiient between the pamics w this Agreement is terminated for sny resson, s Agrecment
skl imoncdistely dnd withont notice erminate. Ternunation of this Agreemoent under this claitse shall not
prejuadice cacly pary's nights accred under this Agreciment oo or belore e termination Terood.
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Iart 3 of the Scrvices Agprecment

SUOIE OF SERVICES

Part 3 furms an integral part of the Services Agreement between Tesco Lotus Betad Growil Frochold Amnd
Leasehold Property Fund and EkChai istribaton System Co., Lid, dated £S5 March 2012,

i.

i ili Bervices

Thee Landloed shall provide the Common Amenities and Services (as defined hercin) for use as the General
Services, This inchsde the foflowing services listed m €1 10 (93 bekoae

()

(2}

{6
(7}

(&)

h

the gemeral achimistration and management services reluting 1w the Shoppmg Mall siod the
procurercil of persenne] to carry o the genen] edministation and manag@emeng services;

the arcas available for the common wse by the tenants of the Shopping Mall (inciuding the
Custoneer) and their personnel; costomens omd the public durang the apening hours oF e Shoppog
Mull:

clotiricnl tools, equipment and machinery used 10 suppon the services siated in (1) mchuding the
liting syaten withan and outside the Shopping Matl;

the vendilmicon and me-condittoning sysieay

the cleaning md genersl msintenance services with respect o the nearby ama and the comnon
progeety, e the lwlls, cocrdors, Tomgsiths, the ndscipe, ime oo and cxtoiar arca of the Shopping
Mall, inchuding the witer drainage system, the wostesater ceniealizston and (reatment and the
Leased Space (except if thix Agresment stes that 1he cleaning of the Lessed Space s ane ol the
Special Services);

the avaslibaliy anck sunivienanes of public wilews ind accessones;

the froo parking lots available 1o nowmetiaes sod ollwer velicles within the eompound of the
Shopping Mull (if the Shopping Mull is Tocwed 0 o depadment store owned by a thitd pay, this
includes the free packing lots modi: available by the department stoae).  However, the penaission Lo
use the parking Jods cimnol be comstrocd a3 the Landlosd's vodertaking 1o act as the depository of the
others” propey or W assunk: Babihies for any lags or domspe o the automatives ar afer sehicles,
thair parts or any propey becnecl o or aackeed to thoss wdenmdives or velicles,

the general security services 10 safeguard the Shopping Mall and foctliare the micrmal (raftic, the
availahality and maintenance of aarm syslem, e prevenlion of cxlinguishing sysem and their
cauipment Tor use i the Shopping Mall as the Lioslloed doeans appropriaie, naindy @mding it
accouitl the size of the Shopping Mall, twe Tunctionalidy of the wyqems and equipment sl the
applicable laws, rufes and repulations; wl

Cllrer services s the Langlond pisd the Cucnmeer mniy 2eree in writing on a case by cose basis,
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Pari 4 of the Scrvices Agrecment
RATES AND CALCULATION OF SERVICE FER

fart & Torems on patepaal part of the Services Apreement boetween Tesco Loius Betail Growih Freehobd And
Leasehold Property Fund amd Ek-Chai Listribation System Co,, Lid, dided I3 March 2012,

I Senice Ve

Thur parties apree that the Sarvice Fes b relition 00 the Eensed Space shudl be as set vt bedow wad is pavuble
i advance an or prior 10 the Sth day of cach calendar month, The first payaient shall be cabeulated for a
period commencing on the day following the date of completion of The sabe and purchase agrecrwil
parsuant to which the Landlord purchiases the Shopping Mall from the Customer and ending o the lust day
of such calendar month, I ihe Lease Agreement is renewed this Service Agrecmend shill also be renewed
on the sume 1eone for o matching pertod and the periks shall negotiace im goosd Gith b agee the Sorvice e
For the period ol such renewal provided that the Service Fee shall contits: o Be sobgjoct (o a 0% merose
every third vear for the emire lenpth of this Service Arreament stanting in the Tourth vese (und then 3n the
seventh year, tenth year, thind veur of any renewal, sixth year of any renoval, cicl.

in respect of Hypeomarked, | in respect of Food Court | Service Foe per month
Yesr of Maintenance Area, Back
Imiéinl Tornt (Hfices and Warchouse ¥} i (wiy)
(w}
| ....... o B28.564 B2l 208077
Zi B3N, B 79213 SUB.077
i i mIH, R0 was QDEW-T --------------------
4. g QTS0 HT, 134 s A
3, 911,750 87,134 G0E KR4
_1’:- 911,750 R7T.134 g 8R4
7. 1002925 95,348 1098773
8. 1,002,928 Hﬁ,ﬂ-‘.l;u IIIIII - | ;EI;';E,'JH ..... b
9 102 025 Y5 44K i 1,008,773
14, P O321E 105,433 1,20 051

b=

- Maimienanc: Fee

[ saddivion o the Seevice Foe e Costomer sl pay 1o the Ludlord 7% tor sach ollicr proporion as
agreed between the Costoaner ad the Lardloed) of 1he cost of mmmtcnmnce of the foltowang siacliery amd
cyuipmnd: sir chiller, genermor, choctricn] tinslorimer, MG (electrcal systean), wasde water treptment, all
painaps (CLF, CHP, watcr bovster pump) and Fro2000V esda {the Mainteuance Foo).

oo T DR BN T BT T 2 1



EXECUFTHIN VERSION

UTILITIES SERVICE AGREEMENT

THIS AGREEMENT 15 made on | '5 Mlarch 20112,

Between:
{1 Fk-Chai Distrihution System Cao., Ltd., with registrstion number 0305539010051 and having its

{2)

head office a0 6291 Moo 1) Nawaming Rd., Klongkoom, Buengkoom Banghok 10230 (the
Company}; aid

Teseo Lotus Retait Growth Frechold And Leaschold Praperty Fund, a property fund established
under the laws of Thailand managed by Krung That Asset Management Pablic Company Limited
whose registered office is af 1 Q. House Sathorn Building, b, G and FHhh Floors, South Sathorn
Woad, Tung Mahamek, Sathorn, Bangkok 10120, Thoiland (the Castomer).

Whoercas:

(1)

2)

The Customer has entered indo o sale and purchiuse agreement on or about the date hereof {the SPA)
relating to the shopping mall located at 144 Moo 2, Nang Hong Sub-district, Tung Song District,
Nukornsrithamund Provines {the Shopping Mall) pursuant to swhich the Custoraer will, subject o
compledion under the SPA, purchase the Shopping Mall from the Company,

The Custenmer kas, subject o completion under the SPA, granted the Company the right to supply
and provide pas, water (supply and discharge) and electricity (the Lilities) 1o the Shopping Mall
purstant 40 a propeny management dgrecment between the Compaty and the Customer dated on or
dbowt the date hereol (the Property Manapemeni Agreement). The Customer, as owner, has
requested that the Company supply the Utilities (o the comnoen areas of the Shopping Mall to be
used by tenants and occupiers that engage e business in the Shopping Mall as well as any other
areds of the Shopping Madl wot exclusively used or occupicd from time 1o dime by parties other than
the Custenmer (the Common Aceas).

The partics aprec as follows:

1.

[a )

22

Apreement
This Aprecment shall have effect from date of completion of SP4.

The Company agrees o provide the Witities w the Common Areas and the Customer agroes to
uccepl Utilities ta be pravided by the Company according to terms and conditions of this Agreement,

| BE

The Company shalt previde the Uiliics to the Customer, which shall be churged @ the rites
specified below:

(i) clecteiciy and water will be charged ot the actoal rofe churged By the relevant poblic
eorpany; and

by gis LPG will be charged w1 such price per unit as natified by the Company to the Customer
provided always that such price is sel at g level 1o enable the Company o recover ity costs

only,

The Company shall invaice the Customer for the LNtilities provided 1o the Customer,



1. Terminstion

ln addation o the Company's right 1o colbect the defob intercsd in case of the Coxstomer's defaalt on puyment
of 1he feos or iy amoues payable to the Company, il the Cusiorner defanls on pavinent of the fexs o any
wenls payible 1o the Compony consecntively twice md the Company sewds notice denending payment ac
least once b the Customer, the Company may also (4 501 off vy amounts payable by the Company o tie
Costomer (including, bl ool imsted 80, remt i respect of any arcis feased by the Company from the
Custorner an the Shopping Mall or any other shoppisg mall) andier (B immedistely tenminate this
Aprenwnl,

LR defanlt

I ihe Propeny Manugemienl Agrecnment i rminated for mey ceason, s Agrocmcit shall immsedisiely and
withet notice teeminate. Torminativn oF this Arreemem vader this clmse shall nal prejudice cach paay’s
righix accrded snder s Agrecien! on or bedore the werimnation hereol.

S Assipnmond

The Company sy of any time assign o onsfor Gocluding by sy of novanon) any rights ar abligations
wwder this Agrecment o any cotity appointed by the Company s property mensger o respect of e
Shepping Muall.

i, mtire A il

.1 This Ageccment nd the docoments relered to tn il contmn e while agrecment between the parties
relating io ihe iransaciions comtemplnied by this Agreemen and supersede all previnus agreements
Eotovcen the pastics relating 1o these transactions and the provision of services.

(i3] BEach party;

ol acknowledpes tha, in agrecing io enter into thas Agrecment, it has not relicd on any express
of impleed representation, wamanty, collaseral contract or other assurance made by ar on
behalf of any other pany atany thme Delore the signalure of this Agmement; and

ib) wabves oll dghts ond: remedies which, bt Tor thes =obwinese £, oughl otherwige be
wenilable 4o 8 in respect of any such expross o implecd represeatation, warmanty, codlalel
CoLnct or ofher axsurance.

{5 Mathing in the preceding subclause limits or exclodes miy labality for Dand.

s Severability

The provisinns contained i each clse and subciaose of this Agreement shall be enforcenble imdependeatiy
oof cach of the others and their validiye shall not be alfected i any of the athers are mviid,  IF any of thoase
provisians 5 void but would be valid i some pan of the provision were deleted, the provision in guestion
shiall apply with such modification as may be nscessary to make 3t valid.

8. Pavimenty

Unless otherwise agroed in the case of a piven paymwent, ench pavmen 1o be made ander this Apreement
shall he made within seven days of seceipt by the Customer of an iavodce from the Company and shall be
rvades by Thai Bahi to the Company i the method specified in the relevant invoice.

DOEEFI0-0000000 BN 16aaEr 2 2



9.1

.2

2.3

1.

Motiees

Any notice of olher communication to be given under s Agrcement mest be an watling which
includes fax, but not any other farm of electronic commanication) and may be delivered or semt by
pit oF B i e pany o e secved a8 sudress ws Bollows:

b the Company pi: 1o the Cusiomer a1

cin Propenty Manager 629/1 Moo. 10 Nawamintr Rd., Elongkom,
1LY, House Salom Bubdmg, M, G amd Bungkeom Bungkek 10230, Thailand

[ b Flownis, South Sathorn Road, Sathorn,

Bangkok FOH20, Tholamd

Fax: 026749 1824 Fax: 02 797 9416

Marked for the atenuon of: The Chicf mieirked for the attention of: Yorapon Techa-

Executive (e ol KTAM, akrakul, Head of Propery Munapement,
Wil i copy b

| Boa, 10 Xawimminir Bd., Kloengkoom,
Buengkoo Bangkok 10230, Thaitind

T (K2 797 U812

marked foe the atiention of: Anusiam
Chokvanitphong, Legal Direch,

ar 14 sueh other sddeess or Gax neodier s 0oy hiee natificd w the ather purly in accordance wiith
this clase. Any notice or clhier docmment sonl by post shall be sent by propaid regiviered post or by
prepaid atrmail (i clsewhene)

Any nodice or ather Toensd commenication shall be decmed 1o heve been piven:

{a} il deliverad, ot the time ol delivery; or

th) i postiad, it 10UO0 ., o the second business day after it was put intn pos; or

fc) if 5o by fax, on the dare of transession, of tansanited belfone 300 pan. on my bosinesy
day, ansd in any other case on the basiness day Tollowing the die of Tmnsimission; o

I proving service of a natiee of other formal commumicition. B shall be sullicien o prove tha
delvery was nude or i U civvelope conlaining the commumcation wis propeily addressed and
peostedd by poepusd eegistered post o that tie fax was propery addressed and transamitted, 2= e cosc
may be,

Counterparts

This Apreciment may biz cxeonicd many aumber of counierparts, nll of which, deen together, shall constinc
o and e same spreermenl, ad uny parly (including any duly aulhonsed nepresentative of 4 pony)d ny
citer ks ths Apeecme by cxeculing o comnlermert. Baesimile signotures shall be valid awd binding vooihe
samee cxtend as the ongimal sigaenes,

11.

1.1

{reneral

Sottung in this Agrecnem shall he desmed o constimote a parneralip berween any of 1he o es nor
corstidade any panty the arent of any other gy for any uarposs,

ORS00 00E BN 18380372 3



1.2 The righus of cach pany under this Agrecment:
() miny be exercined as oflen s evcsary;

(B prlcss siherwize cxpressly provided in this Apreement, are comulative and me exclasive of
rights ssd remeedies provided by law; ond

el may be waived only 1 writing and specilfalky.
103 Dhefay in cxencising o aon-caercise of oy aach right is nod a waiver of that iaght.

114 A woiver (whether express or amplied) by one of the partnes of any of the provisions of ths
Agrecment or of any hecach of or defanit by the other parly in peclorming any of those provisions
chall nod constitute a comineing waiver and that watver shall nol prevent the waiving panty from
sihseguently enforcing any of the provisions of (his Agreement md woived or fram acking on wny
subsegquent hreach of or default by the other party wnder any of the provisions of this Agreenen,

1. I Alajoure

121 Nome of the patics shall be lishle to oy other for any deliy or non perfonnusce of its obligaions
winder this Agrcement arising from Fore Mujewre G defined in the opeeting lease agrecment
hetwesn the Company and e Customes in respeet of cenlam promizes withmn the Shopping Mall).

122 Subjoct o the pany so delaying promptly wotifying the other party in writing of 1he cagse and the
likely duration of the delay and peovided that the pany shall use reasonable endeavours @ onid the
effect of spch event on the nther paity, the performance of the delaying pany's obligttions, 10 the
extenl affiected by the delay, shali he suspended duning the pesiod thidt 1he canse persisis.

i Term af Scevices

The term of this Agrecment is 15 years from date of 4his Azreemeent or walil lermination oF cagaraiu of the
Fropery Massugenwnt Agecemment whichaver i e ealier,

14. Croverning Law and Jurisdiction

This Apgrecment and any now-contiacied] obligutions ansing ool of of in conncclion with ity shall he
poverned by and consiued 1n acoordingee with the Bvws of Thatbsml, “The coserts of Thland have exclusive
jurisdiction 1o seftle any dispute arisieg owt of o in comwction with this Agreement (including a disparie
relating 10 sny non-conttacioal obligations aoising om of o m conmection with this Agreement) and e
jranties suboit o e exclussve jurisdiction of the cennts of Thaileed.

IX WITNESS WHEREOF, ihe pames have execmed the Agroement in e presence of withesses al the
phice omd dated stoed abxve.

CHIA2TEE-DO000E HIN, WaFT 2 &



SIGNATORIES

SHGNEL for and on beebalf of
ERK-CHAI DISTRIBUTION
q'ﬁﬂ' M O, LFTR

ok LA

.........

in ihe presence of: Witnoss's igmiitre: o SR,

Mame @ ¢, GUrEERTT

SIGNERD for and on behalf of
TESCO LOTUS RETAITL
GROWTH FREEHOLID AND
LEASEHOLD FROPERTY
FLND A o
by Krong Ths Asset M:magm:luuf L
bl Company Limited as L
Management Company acting by 5%,

jis wllommgys: s
.ﬂs..é_..% il and
W, € ANE RN DL

in the presence of: Wilscas's sipRaturne: 73‘"";

hu.-':.“l"'n:i'?.q'lhm'.r-'-.m'c'h I‘itﬁ\‘-‘-
1w rded ey dy fu 8 ust 1w

oTr RECVE LI BT T S TR e o
Lr PR ETE TR S R
Address: o ]
&
i dhe presence of: Wil signalure: fjﬁ- alze vl
M
PRI v e T b R B R Ry o P TS
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EXECUTION VERSION

ADDENDUM

dated

11 MARCH 2022

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

CHANDLER MHM

Chandler MHM Limited
17t and 36t Floor, Sathorn Square Office Tower
98 North Sathorn Road
Silom, Bangrak, Bangkok 10500

Addendum to Lease (FH)
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THIS ADDENDUM is dated 11 March 2022

BETWEEN:

(1)

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 -

(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 Tenant).

BACKGROUND

(A) This Addendum is supplemental to and amends an operating lease agreement in

(B)

respect of the Property in Tung Song, owned by the Landlord and leased by the Tenant
dated 13 March 2012, 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 the lease of the First Extended Term under this Addendum
at the Land Offic 31 August 2022 or any other date as agreed between the
Parties. M

1 Addendum to Lease (FH)



(a)

(b)

(c)

(d)

(e)

MISCELLANEOUS

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.

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

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 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.

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

2 Addendum to Lease (FH)



SCHEDULE 1

RENT PAYMENTS FOR THE FIRST EXTENDED TERM

| Year of First in respect of in respect of Food Rent pér month |
Extended H){permarlfet, Back Court (Wy)
Term Offices, Maintenance ) |
Area and Warehouse |
(w)
1, 525,140 42,748 567,888 |
1 2, 525,140 42,748 567,888 |
3. = 525,140 !' 42,748 567,888
4. 577,654 | 47,023 624,677
5. s 577,654 47,023 624,677
6. 577,654 47,023 _ 624,677
7. 635,419 51,725 .| 687,144
8. 635,419 51,725 ' 687,144
0. | 635,419 51,725 687,144
10. I 698,961 56,898 755,859

3 Addendum to Lease (FH)



SIGNATORIES

THE LANDLORD

SIGNED for and on behalf of

L OTUS'S RETAIL GROWTH
FREEHOLD AND LEASEHOLD
PROPERTY FUND by Krung Thai Asset
Management Public Company Limited as
Management Co ny acting by its

attorneys. g,/

Mrs. Chavinda Hanratanakool Mr. Piraj Migasena
in the presence of: Witness’s signature: Cat’dt %&
Name: Mr. Anuchit Katetrakul
Address:

Krung Thai Asset Management Public
Company Lifited - - =" i e o
1.Empire Tower, 32 Floor

THE TENANT

SIGNED for and on behalf of

EK-CHAI DISTRIBUTION SYSTEM CO.,
LTD.

acting by its attorney:

in the presence of: Witness'’s signature: &m?oonl,
Name: Ms. Jareeporn Xuto
Address:
Chandler MHM Limited

4 Addendum to Lease (FH)
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in relation to
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dated 13 March 2012

CHANDLER MHM

Chandler MHM Limited
17" and 36" Floor, Sathorn Square Office Tower
98 North Sathorn Road
Silom, Bangrak, Bangkok 10500
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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 FI., 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 Tung Song, owned by the Landlord and accepted the servica by the
Customer dated 13 March 2012, 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. o

1 Addendum to Service (FH)



(b) 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 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.
O

2 Addendum to Service (FH)



SCHEDULE 1
RATES AND CALCULATION OF SERVICE FEE FOR THE FIRST EXTENDED TERM
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.
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)
1 787,710 64,121 851,831
== 787,710 64121 | 851,831
3 787,710 64,121 | 851,831
4 866,481 70,533 | 937,014
5 866,481 70,533 | 937,014
6 866,481 70,533 | 937,014 |
7 953,129 77,586 | 1,030,715 '
8 953,129 ] 77,586 1,030,715 '
9 953,129 77,586 1,030,715
[ — I 1,048,442 ] 85,345 1,133,787 |
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). C

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
Management C any acting by its
attorneys.

Mrs. Chavinda Hanratanakool Mr. Pir:aj Migasena
in the presence of: Witness'’s signature: fa"zﬁ,'? M
Name: Mr. Anuchit Katetrakul
Address:

THE CUSTOMER

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

acting}«%

Mr. Ittichai Banasanprasit

in the presence of: Witness’s signature: Ju. M
Name: Ms. Jareeporn Xut
Address:

Chandler MHM Limited

4 Addendum to Service (FH)
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- fiausnluu (Sonaw) LOTUS'S RETAIL GROWTH
FREEHOLD AND LEASEHOLD PROPERTY FUND





