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Table : Retail Business Growth by Type of Business (%)

20m0 2020€ 202 2022E 2023-25F
Depeartment stores 35 ) 35 40-50
:;‘;:“:::'m‘;!:l.‘:‘-;’ap\‘fl.Oh!tl s &7 30 3040
Supermarkets 40 1 60 60-70
Convernsence stores 29 A 45 4555
Modern retall sales growth 28 RO 90 3040 40-50

Source : Thai Retailers Association (TRA), for 2020-2025 estimated and forecast by Krungsri Research
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qﬂi”muam (Main Distributor Board)

Wi (Street Light)

- 35ULULEU (Water Chiller) 11434 6 76

113 Chiller

- Cooling Tower

Condenser Pump

- szuuvhenadis AHU (Air Handing Unit)

LeaatSuanmer wuy Split Type
- Andilonans Swn 2 70

Sneisnidn Svan 2 7

- adousnin 1 2 7

uladan S1waw 2 g0
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ganiheLwas

WS UThAUmAITU DT

Sprinkler

Smoke detector La¢ Heat Detector
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VDAL (K16)
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Booster Pump
LPIRIGNDINE (Air Blower)

nansasie (CCTV)

- @39 TN (DVR)

DLLFEGIND (Monitor)
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AaneNN YN @AWY Hypermarket, Back Offices, Maintenance, Warehouse

Ly Food Court

@hl,‘ﬁ'ﬂﬁuﬁ Hypermarket, Back X o4 R
‘fl‘*?i Offices, Maintenance L&g el " ‘5334@’1%’1:/]&‘1/‘184@
B Food court (U1n/taat) Ln/Laan)
Warehouse (L11/La01h)
1 1,223,168.00 181,804.00 1,404,972.00
2 1,223,168.00 181,804.00 1,404,972.00
3 1,223,168.00 181,804.00 1,404,972.00
4 1,345,485.00 199,984.00 1,545,469.00
5 1,345,485.00 199,984.00 1,545,469.00
6 1,345,485.00 199,984.00 1,545,469.00
7 1,480,033.00 219,982.00 1,700,015.00
8 1,480,033.00 219,982.00 1,700,015.00
9 1,480,033.00 219,982.00 1,700,015.00
10 1,628,037.00 241,981.00 1,870,018.00
11 1,628,037.00 241,981.00 1,870,018.00
12 1,628,037.00 241,981.00 1,870,018.00
13 1,790,840.00 266,179.00 2,057,019.00
14 1,790,840.00 266,179.00 2,057,019.00
15 1,790,840.00 266,179.00 2,057,019.00
16 1,969,924.00 292,797.00 2,262,721.00
17 1,969,924.00 292,797.00 2,262,721.00
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ﬁ?Lﬁ?ﬁ%ﬁ Hypermarket, Back @hwﬁwﬁuﬁ Lz
‘fl‘*?i Offices, Maintenance Lag Food court (Lv/ mmmmﬂrwu@
B . L/Laaw)
Warehouse (UV/Laa) LODU)
18 1,969,924.00 292,797.00 2,262,721.00
19 2,166,917.00 322,076.00 2,488,993.00
20 2,166,917.00 322,076.00 2,488,993.00
21 2,166,917.00 322,076.00 2,488,993.00
22 2,383,608.00 354,284.00 2,737,892.00
23 2,383,608.00 354,284.00 2,737,892.00
24 2,383,608.00 354,284.00 2,737,892.00
25 2,621,969.00 389,712.00 3,011,681.00
26 2,621,969.00 389,712.00 3,011,681.00
27 2,621,969.00 389,712.00 3,011,681.00
28 2,884,166.00 428,684.00 3,312,850.00
29 2,884,166.00 428,684.00 3,312,850.00
30 2,884,166.00 428,684.00 3,312,850.00

AMUIMIeNNFTY TN

MUSTNUA Hypermarket, Back Offices, Maintenance,

Warehouse W& Food Court laeifimsuSuenusmatlszancs 10% 11N
3 T meSuiisesousn w9 4 aesdyanen (wazdSuisayne 3 1

FRDAILLLIANTYTLTN)
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FUSMIWUAN Hypermarket, FLEMINUA R
a4 FINOLINTYNANG
n Back Offices, Maintenance wLag Food court (Ln/ "

. ,1. L/Laan)

Warehouse (L11/Laia) LB

1 1,834,752.00 272,706.00 2,107,458.00
2 1,834,752.00 272,706.00 2,107,458.00
3 1,834,752.00 272,706.00 2,107,458.00
4 2,018,227.00 299,976.00 2,318,203.00
5 2,018,227.00 299,976.00 2,318,203.00
6 2,018,227.00 299,976.00 2,318,203.00
7 2,220,050.00 329,974.00 2,550,024.00
8 2,220,050.00 329,974.00 2,550,024.00
9 2,220,050.00 329,974.00 2,550,024.00
10 2,442,055.00 362,971.00 2,805,026.00
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pflodln nasuIINaIENSWELarAnsmsladiad Swa Tnm

pian U319 1on-1e Aavisidu Fama 116

SLHLIN N Srimue 10 T (ansnsiedyn i lesn 2 a3 assay 10 3)
SN UN YN 13 feN 2555

PRy . a PRy
NUATINNSTY N Neasdun PNANUTLE (61151961619)

s

AaneNN YN

o '
A A

WU Back Offices

'
A

P

AU Hypermarket

WV Maintenance

AUVl Warehouse

Warehouse La¢ Food Court

8,020.00
1,433.00

492.00
933.00

2,391.00

AUTTANUN Hypermarket, Back Offices, Maintenance,

mLﬁWﬁ%ﬁ Hypermarket, Back X o4 Lz
‘f]ﬁ Offices, Maintenance L8 e d ’3’33\1@1%?’1:’1\‘1‘1/‘134@
B Food court (U1n/taat) L/ Laaw)
Warehouse (UN/Laa4)
1 1,223,168.00 181,804.00 1,404,972.00
2 1,223,168.00 181,804.00 1,404,972.00
1,223,168.00 181,804.00 1,404,972.00
> (14 f.@. 57 - 31 d.¢. 57)
1,101,112.00 156,190.00 1,257,302.00
> (1 .8, 57 - 13 {.¢. 58)
4 1,211,223.00 171,809.00 1,383,032.00
5 1,211,223.00 171,809.00 1,383,032.00
6 1,211,223.00 171,809.00 1,383,032.00
7 1,332,346.00 188,990.00 1,5621,336.00
8 1,332,346.00 188,990.00 1,521,336.00
9 1,332,346.00 188,990.00 1,621,336.00
10 1,465,580.00 207,889.00 1,673,469.00
11 1,465,580.00 207,889.00 1,673,469.00
12 1,465,580.00 207,889.00 1,673,469.00
13 1,612,138.00 228,678.00 1,840,816.00
14 1,612,138.00 228,678.00 1,840,816.00
15 1,612,138.00 228,678.00 1,840,816.00
16 1,773,352.00 251,546.00 2,024,898.00
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ﬁ?Lﬁ?ﬁ%ﬁ Hypermarket, Back X o4 .z
‘f]ﬁ Offices, Maintenance LLa¢ i “ ?’DNQWLSH"IZNWN@
“ Food court (U1v/t@ai) (LI/Laaun)
Warehouse (L1/ta014)
17 1,773,352.00 251,546.00 2,024,898.00
18 1,773,352.00 251,546.00 2,024,898.00
19 1,950,687.00 276,700.00 2,227,387.00
20 1,950,687.00 276,700.00 2,227,387.00
21 1,950,687.00 276,700.00 2,227,387.00
22 2,145,756.00 304,370.00 2,450,126.00
23 2,145,756.00 304,370.00 2,450,126.00
24 2,145,756.00 304,370.00 2,450,126.00
25 2,360,331.00 334,807.00 2,695,138.00
26 2,360,331.00 334,807.00 2,695,138.00
27 2,360,331.00 334,807.00 2,695,138.00
28 2,596,365.00 368,288.00 2,964,653.00
29 2,596,365.00 368,288.00 2,964,653.00
30 2,596,365.00 368,288.00 2,964,653.00
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MLUIMINNFY QN

MUSNIWUA Hypermarket, Back Offices, Maintenance,

Warehouse La¢ Food Court

i FLSMARLT Hypermarket, FLSMAMLT B oy A
Back Offices, Maintenance Wag | Food court (L/iaw) (L M/ARBW)
Warehouse (L/t6ah)
1 1,834,752.00 272,706.00 2,107,458.00
2 1,834,752.00 272.,706.00 2,107,458.00
1,834,752.00 272,706.00 2,107,458.00
> (14 f.9. 57 - 31 {.0. 57)
1,651,668.00 234,285.00 1,885,953.00
> (1 .2, 57 - 13 &.0. 58)
4 1,816,835.00 257,714.00 2,074,549.00
5 1,816,835.00 257,714.00 2,074,549.00
6 1,816,835.00 257,714.00 2,074,549.00
7 1,998,518.00 283,485.00 2,282.,003.00
8 1,998,518.00 283,485.00 2,282,003.00
9 1,998,518.00 283,485.00 2,282.,003.00
10 2,198,370.00 311,834.00 2,510,204.00
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2
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(f@a18A536k50)
7N £ a 2 6 a A i £ € A
eJlsdlan - newuTINadI IR nSuarAnsmat ladad Swa lnw
G L U5 en-Ty AavisEu FEwma 16
) A o =
FEHULINLAN o dmuue 10 4
SN UN YN L4 SueN 2665 D9IUT 3 SUNAN 2576 (Srusnasinayasiian)
AN TN . @AWW Hypermarket, Back Offices, Maintenance, Warehouse

Lag Food Court

ANDINUA Hypermarket, Back X o4 R
o ADINUN FINAUTIVINNANG
17 Offices, Maintenance LLag .:. -
d Food court (U1/t61a1h) (LN/Le8%h)
Warehouse (UN/t®a1h)
1 1,465,580 207,889 1,673,469
2 1,465,580 207,889 1,673,469
3 1,612,138 228,678 1,840,816
4 1,612,138 228,678 1,840,816
5 1,612,138 228,678 1,840,816
6 1,773,352 251,546 2,024,898
7 1,773,352 251,546 2,024,898
8 1,773,352 251,546 2,024,898
9 1,950,687 276,700 2,227,387
10 1,950,687 276,700 2,227,387
MUSMIeNNSTYD  ©  eUSMIAWA Hypermarket, Back Offices, Maintenance,
Warehouse ttag Food Court
ALSNTNUA Hypermarket, N X 4 LA 2
o AMUINTNUN FANOLINMTYNWNG
Un Back Offices, Maintenance LLay “ "
- Food court (Ln/Leah) (LN/Laa1h)
Warehouse (U/t®a1h)
1 2,198,370 311,834 2,510,204
2 2,198,370 311,834 2,510,204
3 2,418,207 343,017 2,761,224
4 2,418,207 343,017 2,761,224
5 2,418,207 343,017 2,761,224
6 2,660,028 377,319 3,037,347
7 2,660,028 377,319 3,037,347
8 2,660,028 377,319 3,037,347
9 2,926,031 415,051 3,341,082
10 2,926,031 415,051 3,341,082

(9 a o o v v a o € A < 6 v °o
nanume) : agiuuSmy lesuenasanmegindis leaudsn wiaes §ménd niu dia
() levhdaneesiuian drivueszagzina 9 U WusausTun 28 waeRmen 2566 e
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v MWENENIENME (Google Earth) WWUATRL 2NIUNUA T LazanMIsharanuiln
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A6 MsBanfuamssTRbunnITaevzdon eonsuaeant waznsSonfuninig

o A v € A a o X
UDIVINTNNING HINURELDEAAIVS

. U o eszdiufifuzasmenems (n)
e AUANAURUN .
(M99) MINNNY TOVUNINE
1 96 500.0 100,000 50,000,000
2 514 12,474.0 35,000 436,590,000
3 268221 6,400.3 35,000 224,010,500
Fentsudium AvhneeTiasey o i’uﬁﬁwmsﬂmﬁmﬂam 710,600,500
mmmqﬁmmﬂﬁ?gLﬁ%ﬁ@ﬁ@ﬂﬁ%ﬁwaawmﬁwﬂﬁ
Moy o . 4
4 eI Te/mie | Total RCN. | 21y |Miiex DRC
i (13.80.)
1 | eenslasia lawed 57,975.00| 9,650.00 | 559,458,750.00 | 24.00 | 38% | 346,864,425.00
sndfadhudien
2 mmw”aqm%mguﬁw 72.00| 5,350.00 385,200.00 | 24.00 | 38% 238,824.00
Fudn
3 | voeeurdafitiha 246.00| 535000 | 1,316,100.00 | 24.00 | 67% 434,313.00
4 | verewrdaifushidy 360.00| 5,350.00 | 1,926,000.00 | 24.00 | 67% 635,580.00
5 ﬁaa@mwﬁ (‘1/151/\‘1@1@@3\1) 5,336.00| 2,550.00 | 13,606,800.00 | 24.00 | 67% 4,490,244.00
6 | DUMLAYAIABLNIA 35,781.00|  900.00 | 32,202,900.00 | 24.00 | 67% | 10,626,957.00
7 %’an 2.00 1613 1,796.00| 2,100.00 | 3,771,600.00 | 24.00 | 67% 1,244,628.00
8 | thalasems uasthelawon 67.00| 7,950.00 532,650.00 | 24.00 | 67% 175,774.50
T 101,633.00 613,200,000.00 364,710,745.50
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7.1.1 38s1elad/ A ziianaanszunadusaa

Lﬂ%ﬂ?i%ﬁ&yﬂﬁ’]i’)N%ﬂ%N@ (Capital Value) vasnineiau loaldnsiinnzdfeannseuadues
(Discounted Cash Flow Analysis) {Wiunszuiumvgasiifagivaasmsngdau loaoduns
Semeinaudsuitlasasnszuaneld / Medefasfetume usesrasnamitsluomnanas
Toagmlnajtssanm 5 Tuda 10 T Lﬁ'av‘hmwmiuLLﬁL’ﬁuawﬂmL@iavm@/ﬁ LLa”aﬁ@d’ma@ﬂa“u
L‘}Jummﬂaauﬂmm'ﬂaaﬂ%mamm@a@ﬂiyl,mmuﬁ@ (Discount Rate) AMsNZas Lazyin
mi‘mmammwaaﬂumﬁmmﬂw&J‘mwaau b Aughasee nmmim@mﬁmﬁan‘mwu T
wmsmwmmamwuﬂmﬂmeaqmaﬂmﬁ wnansenanulegmisied ﬁwauq@mim@ma Ay
mamwamammuﬂﬁawu (Capitalization Rate) AmsneaudmSLnSnSundavlasnm lae
AFNNIEFUANMALS (Risk) Anssiunszasnszuaele uazsamnaunuficmeaiaylasy
ﬁmi"‘]mﬁamuﬂizmwﬁ?uﬂ Wnaheiny
msUszfiuyadninddulaeisneld/Awnnsifeannseusiugn T unsneRufianananais
nszuaele (Income Generating Property) 191 a1esgueinize lvid lssusn/Asaineias
guinamliian aneswnandfeliian Tssnu uasadsduen biig e

7.1.2 IBAUNUNGOLNL

wanNTr093Th Ao mamiwﬁy’wuw (Capital Value) maw%’wﬁﬁuﬁﬂﬁ%ﬁumm U LA
mﬁNaﬁamamammawwumm (Land Value) emvlmmm‘nmevmﬁhaumammmm@ ey
Naﬂ’l@]u‘ﬂ%‘ﬂ@Lm%i%&m‘ﬁﬂﬂ%ﬂ@&lLLa’D“ﬂadﬁd‘ﬂaﬂﬁiN (Depreciated Replacement Cost) 1t
Pénutaarins ﬂ?%iﬂﬂﬁﬂ?@]%%%‘ﬂ@LL‘VI%SLMN‘WGGMTWQWLGQN °11a@ﬁmaﬂaﬁw\ﬂmmﬂmiﬁivmm
immunumiﬁammiwmmaqﬂgﬁmn b FufiUszifium vineaneusmuaLEoNan I
A I@ SRsaNANeIRsEna LA TUEMNMT I FNUaN s MmN Lo &ﬂuﬂaaﬂu
LLa”@WLﬂaNCﬂWHL@T’iHﬁ@TWﬁ@’i (Economic Obsolescence) Lﬂu%‘ﬁ%i‘ﬁﬂu%’iﬁﬂmﬁ%ﬁi”m%%m
ANBULLANY mammameﬁaﬂmma@mwaﬁuau 9 wolflunmsuBaudeulaunn wasdsonald
Wuddnsasiagau amimﬁm'ﬁmﬂ@ma uanantas #3E N st miumstsuduiants
Useiusfemnsiedgnads nindauiildismait ldun Tasomgaamnaan Tne videndadue
NANIEIUATITMS 159MenLna s

7.1.3 Fpulfauifisudayanaia

X ¢ A oA _ 4 o e em A dae o a .
IOTaLVRIRLSaUWiEy (Comparable Evidence) B iunsneUduniansumienaieaaany
nwRuNUsEdw uardieneiilSoudeuludiuenge Wy dnuaenamamw Yiaies ms
AN ANLAZANNEZAIN LMITII88N mwﬂﬂaﬂlﬂamﬁl,ma'qsqwﬁmzuummi%ﬂﬂ@mﬂﬁfu U

o 2 o 1 nid I 1 o 6 n‘ a o G2 ~ = 1% | A %
Msdsunnade a1y senianswa Sunysvidium LarnIne A Sauiisusinaiie i
leyad1main (Market Value) 209nswelfufitseifinidi/souifoudoyanaia (Direct
Comparison or Market Approach) Lﬂuﬂﬁmmam”asﬂa



a ' o 3
PRANGISITH EHUWHROINTN I

R GATRANONBENA 66-1-2029-GL-1

8.0 nisUszLinyaa

8.1

Ao o € @ e X o 6 o o va A san YA ca
VPN FHNN WIDWLNDTE QBUTILLNUY ANNA VL@WQ']‘SD,L']LﬂaﬂEL‘E'D‘ESWHVL@VQL@T]S‘ﬁﬂ@ﬁ@ﬂi%uﬁ

1 ar 6. a 6a a
HAAATNTW Ela‘uI@I EI?%‘i’l EIVL@T/% LAFIZTUMAAAANTZLLA LIS R

Buae iWhwnuet lumadszfiugadminegsum

2ADNAUTENOUMIOIFNNATIULaLUTEUEM

4 Y

nnIEITRTIeEue WiduA e nsdmaluisassndud uazgudnisdvia

A a 9 o 6 = A oA v AT o 6a Ao ~ ] A
VIULAIINUNITNE T VﬁaiuuinmﬁlﬂaLﬂﬂﬂﬂUWWGVITWHﬁ% ﬂWWﬂWiﬂfﬁLN%Haﬂ’]WUQ’]N

% a v 6 v A ° o = = [ [ 6 A ° !
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ayaltdSaunauNwnLEIn 1
ayaLlse

A g ¢ < ¢ a &
Falasems n% gulosidwaas snaneaunsuns
cs' 5 ~ a 6

7679 DUUFBUATUNS

1J5zian lawossnsifia

Y 20N o ERGRIGUGIL
yEGY] ey T -
(61NT19LHAT) LIN/NINNAT/LAB
1.1 W@ (Shop) 16.20 1 2,160.49
12 Fwmeuan (Shop) 20.73 2 1,929.57
Asnvesroys AnnssauPudgisimelu Gudetio)
NenauaLrIagu
Y N s TIOLFUDLIN
283N szinm i -
(6NILNET) LIN/NINLNAT/ LA
1.3 e (Shop) 34.00 2 2,068.82
AnveIT0e Ins. 094-238-594 L wfirheane
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v ] 1
iayaldSauisuNuALEn 2

Folasems - In% qulasidueas snaymsUsims
71613 CDUUFININ (18.3)
sz - lawlesansifia

FRlAIG IS BRI

. 4 Ana > INOUNFUDLIN

2a3aN Uszinn i "

(CEaNE9E)) LI/ TNNAT/ LD

21 W (Shop) 30.00 2 1,666.67

ﬁmmaw”asga 3. 096-956-9966 rheine

ﬁ'agatﬂ%amﬁwﬁuﬁubﬁ 3

Folasens - Tstudu lavialod samstnnmse

fiera D DUUFININ (MR.3)

1sznn . Department Store (W9e83IWEUM)

Y YN > TONFUDLN
203aN sz T "
(ENTILNGT) LIN/GNINLNGT/ LA DTS
3.1 FUAE (Shop) 15.00 1 2,600
3.2 FUALET (Shop) 20.00 2 2,500
AaN209T04a 3. 092-280-9145, 090-935-6283 @i e

@
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L = a Z dl 1 d.
ayaLlFUULNBUNUNLAIN 4

Falasems ©uAd wasu fEuasuns

AT A %

71619 C O DUUEBUATUNS

sz . gudnsengaey (Community Mall)

Y Nufiviag > TONFUDLIN

DaN szim T “
(1919 NG1T) VIN/OINLNGT/ LA

41 FUA A (Shop) 100.00 2 550

N300 n3. 094-414-9989, 085-900-2324 LW wihfieheane

%3 = r-1 z dl 1 d'

dayatlsauaunNwnigy 5

Falassns - walilads SNLIe-aT6

R L DUBINS G

ey - Mawasnsiie

v

NOEUeLITIU
Y YN > TNONFUDLN
YRRV sz T “
(611919, N617) U/ NLNGIT/ LA D
5.1 FUALET (Shop) 25.70 1 1,500.00
5.2 FUA I (Shop) 20.00 2 1,240.00
PR NG 3. 097-032-1970 @vinfieheane

Q
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2 lasams dszinm .
1 (OMTUNGT)  (WIN/NINNLNNT/LAD L)
1 {n8 guofdwaes mneBueiuns  Hwd 1620 - 3400 1,929.57 - 2,160
2 nd gulosiFuaos N 30.00 1,666.67
MNFYNTUTING
3 latudu laaled symalams $ueh  15.00 - 20.00 2,500 - 2,600
4 uad wadsu fPuesuns N 100.00 550
5 WMEMIAGE fLN9 -9 U 20.00 - 25.70 1,240 - 1,500
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MIIMTNANSATNVIUATNTIET (Fix-rent / Shop)

LM st niwedu 1038 1 1038 2 1038 5
s (rmaNes) | 9 - 681.79 20.73 30.00 20.00
%uﬁ@%@ G-2 2 2 1
Ussnmiasiin Frum TN TN Frum Fiuen

NEM3 mihie NN R Ta3yA 2 183a 5
TNONEUDLD (LN/ENTIGENGIS) - 1,930 1,666 1,500
SameaseymenTisnzeEN (LNV/ANTINAT) - 1,800 1,500 1,400
sinfisawish (LNV/ANTINGAT) - - - -
Suitimssesih (e - - - -
PsuTadmussasinm (Wasidud) - - - -
NeaIMalsuasuzm ANN/FNTNNAT) . - . -
enfmsneasRavSULa s ANN/ENINLNAT) - 1,800 1,500 1,400

: Tadtfiyhmsiason
adefinasanalaauiiey itet] — " ” "
NINERU 23a 1 1038 2 238 b

vhiafiaslasems % 0% - 0% - 0% -
mIANaaeanlaTIms % 0% - 0% - 0% -
unlesems % 0% - 0% - 0% -
PeRLTIT % 0% - 0% - 0% -
Fufie % % | - low| - |ow| -
FuiTiag % 0% - 0% - 0% -
amwagadlumstaos % 0% - 0% - 0% -
s EPMNELAN % 0% - 0% - 0% -
‘nNwa@mmﬂﬁaé’aﬁﬁwa@iaga@hw%wﬁﬁu 0% - 0% - 0% -
efimsnsasnowSuuitade (LM/NTNNET) - 1,800 1,500 1,400
daTduLIN/aL (Adjust Ratio) (Wasidus) 0.00% 0.00% 0.00%
SananLIn/ay Wisueununsweau ANN/ENTNLNAT) 1,800 1,500 1,400
seevemalnaifsadion Beudeuimsnggu| anmmaases) | 300.00% 100.00% 100.00% 100.00%
syaLnNEAtyrDsTagan STy (wosidug) 100% 33.33% 33.33% 33.33%
yaAmaImILsudaTSeufay (LW/MTANNT) 1,667 600 500 467
qadwdamtwﬁmmzamaw%’wefﬁu MTNATAL 1,550 1VGaLAR
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8.1.1 ﬁ'aauu&g'lu‘luﬂﬁﬂszLa'?lua,l‘_aﬂ"m%’wsfau

TagriunsndduiinrltlselumilummuganassinnAndiyan gudowns waysmeniid

2
o A

meldte Tada lawlosaniifia snaneuesuns’ (39senn 16) snsnsnagUuieh laasi

SNTNATUTIEDAUDEIAN UV INNG

iwazlﬁmﬁﬁuﬁ ‘ﬁuﬁwﬁw (1M1319L0617)

ﬁuﬁvlmﬂa%maﬁﬁm (Hypermarket) 8,020.00
Aufigwinen (Back Offices) 492.00
ﬁuﬁmmwummi (Maintenance) 933.00
ﬁuﬁﬁuﬁuﬁ (Warehouse) 2,391.00
Nufieuelamin (Food Court) 1,433.00
Fufilssmmeng 3,393.00
T deanuane (GP%) / Shop 4,550.44
quﬁl,ﬁ’l‘jz&lz%u (Fix-rent) / Shop 8,503.38
ﬁuﬁtﬁﬁ’amn (Temporary) / Booth & Kios 218.10
FufiEmenonanans / Outdoor 1,5635.00

FIN 31,468.92

anmwia luwsinme luorens
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& Susianardssfuya 1Sy lasudayananmssUAuilastaingne LasnunsnsInsEnnd

Taqiin vasiuind |3 vismeluanenvisuedian

enIEUNUTENeNT R enTagl (oya b WiuwneRmen 2566)

U

5% Aufvivae  Aufiddesit  Oce. A
Uszinninun .
(M319L61) (%) (LN/Lea) (L /e15.4.)
A) ﬁ'uﬁvﬁma‘“ﬂ (Anchor Tenant)
Anchor Tenant 01
~ udlaefndifiom 11,836.00  11,836.00 100.00%
- Wé/%ﬁ Food Court 1,433.00 1,433.00 100.00%
Anchor Tenant 02
- ﬁ%ﬁiﬁamwau@? 3,393.00 3,393.00 100.00% (GP %) -
B) Wiz Shop (GP%) 455044 336444  73.94% (GP %) -
C) Wg%ﬁfﬁﬂ Shop (Fix Rent) 8,603.38 7,261.49 85.40% 9,266,305.55 1,276.09
D) ﬁ%ﬁwﬁﬁamm 218.10 147.18 67.48% 574,952.59 3,906.46
E) Vg\iuﬁvﬁmmu@ﬁmmi 1,535.00 929.00 60.52% 403,296.00 43412
Total 31,468.92 28,364.11 90.13% 10,244,554.14 361.18

= o o ~ > &
NanEnng SnBIYayamN Rent Roll Report ok 3ul 30 waeramens 2566 7 lsavmngneiiunm

[l [
unasfisnvasne ldmansasuunludane laat

msfmuedanadmsuLsenaumIlsdiuyadmsweaRuasan mauung Iassdsdananivihdynim

39enaMniagiiis nagaye Rent Roll Tenancy Report (o4 Sl 30 WajefRmiei 2566) asWUi wasaaniiy
o [} lsﬂ/ c!l 1 tdl 2o ¥ g 6 Aa & A o

ydyn e iuidne melulassms Alesuanmegnédiunaet TunmsRasannszsuanole TaamaFine

A v @ ) A | = I RI o o Ao A , oA A 2 '
WQW?MW?WHVL@LUH 2 99/ A °IT’J\‘1LLiﬂLﬁ%ﬁ??HVL@ﬂWL‘ﬁWWWNﬂm._’ImVWﬁQGQU%VIHdﬂﬂ&lag LREDINNTDIADGIILLGIARNI

?{uqmﬁtytywLszhl,c-‘ﬁsqLflum'iﬁa'amiﬁﬁwﬁuﬁmmé’mwmLﬁﬁiwmwmam FINMTONEAI LAGIT
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v
Yo o

n) sw%’umué’:ymgL°ﬁ1‘l%ﬂqqﬂ'%mnLanmsﬁ‘lﬁ'%'nmngnﬁﬁmmsna@ﬂ@mu

enaNaEgUNUAeNdTy a9 (o JUA 30 WeeRMen 2566)

A) N maN (Anchor Tenant): U5esnNmsmaena/eniams msUsuaan wassanms uaaslaaat

[

, i1 i 2 i3 7 4 i s o6
NI e . » " » » »
(12 0au) (12 10au) (12 10au) (12 10au) (12 10au) (12 10au)
Anchor Tenant 01; 138 tan-#t fav3tof Fswma s (i)
iilawafndfion (@13.80./\an) 11,836.00 11,836.00 11,836.00 11,836.00 11,836.00 11,836.00
Auan-enuamaenadtyayagin (wwA) 46,898,560.00 48,364,140.00  48,364,140.00 51,688,420.00 53,200,560.00  53,200,560.00
(mﬁa) WM/AT.4 AR 330.20 340.52 340.52 363.22 374.57 374.57
SaMMISU (%/1) (SBsnudynun/uimstagiiv)
#ufi Food Court (@19.34./Afam) 1,433.00 1,433.00 1,433.00 1,433.00 1,433.00 1,433.00
An-mLmMs WAl 6,652,452.00  6,860,340.00  6,860,340.00  7,317,700.00  7,646,380.00  7,546,380.00
(Laﬁa) WM/T.N AR 386.86 398.95 398.95 42555 438.85 438.85
Samma/Al (Occ%) (/) 100% 100% 100% 100% 100% 100%
Anchor Tenant 02: 159 wae3 @ilwéng n3u 1iie (o) (3izn)
- fouflsanmend (7.8 3,393.00 3,393.00 3,393.00 3,393.00 3,393.00 3,393.00
f-MuINTS AN/AT.4. AR 168.00 173.04 178.23 18358 189.09 194.76
SaTnaUTueug (%/1) 15% 3% 3% 3% 3% 3%
Samma/Al (Occ%) (/) 100% 100% 100% 100% 100% 100%
A) Hudmdn (Anchor Tenant) : U5¥aNoaMseE/enNUSmMs MILSLAE wasdammaid wams el 95 Gh)!
s o ﬂﬁ'j i‘l‘ﬁ;s ﬂﬁ;g ﬂﬁjo ilﬁdu
(12 \0aw) (12 \0aw) (12 102u) (12 \0aw) (12 \0aw)
Anchor Tenant 01 : 18 1n-48) Gavi3tndu Tawma S1ie (i)
witlawadanddiom (7.8 11,836.00 11,836.00 11,836.00 11,836.00 11,836.00
An-MLsms WAl 56,747,264.00  58,5620,616.00 58,520,616.00 62,421,992.00  64,372,680.00
(mﬁa) WM/a5.3.AREW) 399.54 412.02 412.02 439.49 5438.72
danMIUSuALI (%/1) (S1989enudyanAn gLl
4l Food Court (7.8 1,433.00 1,433.00 1,433.00 1,433.00 1,433.00
An-eLImMs wmAl) 804946800  8301,012.00  8301,012.00  8:864,412.00  9,131,112.00
(mﬁa) WM/a5.3.AREW) 468.10 48273 48273 514.91 6,372.03
Sammat/Al (Occ%) (%/9) 100% 100% 100% 100% 100%
Anchor Tenant 02 : 13 183 Fwang T $1ie (amnaw) (id)
- fouflsanmend (7.8 3,393.00 3,393.00 3,393.00 3,393.00 3,393.00
FL-LENT ANV/a5.4.Aau) 200.60 206.62 212.82 219.20 225.78
SammaySuend (%/T) 3% 3% 3% 3% 3%
Samma/Al (Occ%) (/) 100% 100% 100% 100% 100%
Q) AT (Fix-rent) / Shop
LM e Y 01 Y 02 Y 03 Y 04
ﬁuﬁmmﬁmmvﬁwﬁwﬁu (@5.30./1) 68,296.51 44,480.28 6,635.45 32.00
TN ALA LI INNATY D (A 87,619,184.90 49,563,129.46 7,610,640.18 45,020.21
E) FuTTE v AT METane e
18mM3 el Y 01 Y 02 Y 03 Y 04
ﬁuﬁmmﬁmmvﬁwﬁwﬁu (e19.80./0) 7,976.20 4,504.50 1,386.00
UMD ALFNLIMNINNATY TN (wm./3) 3,191,875.90 1,905,450.60 924,972.30
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o o X o a o v a o ' o d o P’y o/ a o
A) ﬁ?@ﬂ 2 “aaa%ﬂﬂamvmv’] NINUITBN“ vla@]WQ’]ﬁm’]ﬂ@‘i’]ﬂ"IL‘.ﬁ’]@nuﬁnﬂ’]@la’]@ 31 ?%ﬂﬂ’]ﬂ’]‘ja’]ﬁ?aﬁdﬂ‘izLNuﬂﬂﬂ’]

> ]
) =

v
Msd1923 wazRarsasndIeufisuniudananuiidass e luusnalnaidasnunsngaua logdsieazidunasi

° U L g d‘ U 7N dl ° o = a L L 6 d: o 1
I@Hﬂ?iﬁ??’]ﬂWU’)?ﬂ@NﬁﬁW%“ﬂﬂaa81‘1/1 @ NEEITnE YIS AU UAUNTN EIﬁ%LW@%’]VL‘l]Ejﬂiﬁj‘U’J%ﬁ'ﬁ

éfafmN@gwﬂuﬂﬁﬁimﬁuﬂ%’qﬁ%aﬁiw LRTDAGIT)

1l5zanumssanmadulesasen

Rent Roll as at . L
NI USzaNUNITHIIALDN
30 Nov. 2566

C) Nun@aaaneanee (GP%) / Shop 34,819,928.04 | 40,042,900.00 | U

2
A o

D) Wuaseeeal (Fix-rent) / Shop 1,276.09 1,660.00 | 11M/6N319NH1T/L 00U

be

E) Auiidimeuanaians / Land 434.12 700.00 | LIM/6M3NNAT/LBLh

152anuMIsaMIEU a0 IeT

UszannesesnsUTuea (%)
eatdlake) . . T
19 1 o7 2 I 3- Sugamamenisal
D) ﬁuﬁﬁwﬁmmaamm (GP%) / Shop 15.00% 3.00% 3.00%
E) e I (Fix-rent) / Shop - 3.00% 3.00%
F) Mufidaes - 3.00% 3.00%
@) R meuenaens / Land - 3.00% 3.00%
UsTanaimss M RuALsaTaw
Rent Roll as at Uszanaimess s Ruiusarau (%)
eatdlane)
SO Nov- 2896 ["ad s [ ad2 | o s Sugenisenansnl
D) Auflighseeisd (Fix-rent) / Shop 85% 90% | 95% 97%
E) ‘ﬁwﬁlvﬁwmauaﬂmmi / Land 61% 90% 95% 97%

Urzanoumanaleaineda uareusnsdus AuiiE$aa31n (Temporary) Y9USEMM Usgantumsfl 22% uag
Tesl@Bue) (Pylon Sign / Building Sign / ATM.) MIuSen Usvanoums? 0.70% vasmesusin (lasanels

X A s ¢ ¢
'Q'IﬂW%‘V]\/LﬁL‘]JaigJ'ﬁLﬂ@'] LLaS@uEIa']‘W'ﬁ)
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oA 1§ 2 o  en o @ v X
LLWﬁ\?V]ZJW?J@\?ﬂWi‘ﬁQ']EI“ﬂ@@W?WElﬂ%"’l ﬁ?NWiﬂQWLL%ﬁLﬂ%ﬁ’)%ﬂ VL@@\?%

Aamnnandayaldeneusmalasims Ameasine lddmauesise dasnaunuldfusumaiuanmegned
fvanBunrnssunsBudingn warasndigmnistszsnanse s lunsananszuaSuan Usenaunis
Uasdugaemindau sl

aeaqLumadu (ehlfane) 9 2018/19 - 2023

NUMT Year 2018/19 Y 2019/20 Y 2020/21 Y 2021/22 Y 2022/23 Y 2023/24
Energy & Utilities 16,182.71 16,001.15 13,431.00 9,193.63 7,799.67 5,061.33
Maintenance & Repair 3,802.99 3,909.03 3,286.00 3,248.20 3,444.88 2,021.26
Cleaning 3,790.18 3,503.88 3,644.19 3,602.71 3,687.62 2,382.69
Security 4,990.26 5,036.86 2,7562.04 1,174.73 991.90 535.53
Property Insurance 2,4563.54 2,682.81 1,918.03 2,060.71 1,715.57 911.29
Sale Promotion 1,365.91 1,293.58 1,008.44 1,965.35 2,062.13 62.47
Other expense (845.25) (9,985.61) (4,683.51) (684.63) (4,827.17) (1,867.86)
Total Expense of Mall 31,740.35 22,441.71 21,356.19 20,460.58 14,774.61 9,106.72
Net Income from Part 2 280,691.98 281,735.40 170,017.91 160,627.01 199,534.37 116,272.19

U LA ! n; AI U LA ° a LA b4
@Tﬂfﬁzﬂ EJﬂ’DW/]LWN"D'mﬂﬂ‘ﬁQW QRINZYENENZVIRNIONZY

Year 2018/19 Y 2019/20 Y 2020/21 Y 2021/22 Y 2022/23 Y 2023/24
T (12 \haw) (12 1how) (12 1hamw) (12 1hamw) (12 \haw) (7 \Paw)
Rental Collection Fee - 8,496.51 6,238.95 5,607.53 6,499.99 3,797.65
Leasing Commission - 5,156.60 5,058.54 6,186.64 6,392.38 3,112.85
GOP 325,477.05 313,096.63 201,453.07 190,265.563 245,996.58 144,220.98
enldanemasrlsdudi
Year 2018/19 Y 2019/20 Y 2020/21 Y 2021/22 Y 2022/23 Y 2023/24
e (12 \haw) (12 1haw) (12 1hamw) (12 1hamw) (12 1haw) (7 \Paw)
Incentive Fee - 5,645.04 3,993.52 3,491.97 4,326.01 2,526.73

LR UNLSY warnaagaunas (%)

NUMI Year 2018/19 Y 2019/20 Y 2020/21 Y 2021/22 Y 2022/23 Y 2023/24
Energy & Utilities 5.18% 5.26% 7.02% 5.08% 3.64% 4.04%
Maintenance & Repair 1.22% 1.29% 1.72% 1.79% 1.61% 1.61%
Cleaning 1.21% 1.15% 1.90% 1.93% 1.67% 1.90%
Security 1.60% 1.66% 1.44% 0.65% 0.46% 0.43%
Property Insurance 0.69% 0.77% 0.83% 0.93% 0.63% 0.57%
Sale Promotion 0.45% 0.44% 0.54% 1.11% 0.99% 0.05%
Other expense -0.24% -2.88% -2.02% -0.31% -1.78% -1.17%
dlgmesdufifisanen danssiinnmdiora
Rental Collection Fee 0.00% 2.47% 2.71% 2.56% 2.40% 2.39%
Leasing Commission 0.00% 1.71% 2.67% 3.45% 2.99% 2.49%

e lganemaarh s
Incentive Fee 0.00% 1.80% 1.98% 1.84% 1.76% 1.75%
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1 Q) 9, 2 - a
ﬂ‘ﬂ‘ljmﬂ/@uﬂ%ﬂ’mﬂ’]‘istﬁk‘mww}’l LAaZUINIT

1 2 2 o
anlgany lueuvhanuazaa
WAZSNEANNUaaaN

e ldausnmsnllne
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MGl o . o ‘ ehnaasimeunlvsl (1nm) AudaNnmanT yadnaqii (L)
: NeaALARINES WU (mae)
i h wheag 386 (RCN) g @) (%) | ewdan W) (DRO)
1 |oneslada lawadindifiesudien
- Sudsmamelueenszon 41,386.00 TG 29,000 1,200,194,000 PZRY 36.0% 432,069,840 768,124,160
- fufansnmeldaens 16,589.00 MTNNGT 12,000 199,068,000 PZRY 36.0% 71,664,480 127,403,520
SmyamRagnasionemsi 1 57,975.00 ATINGT 1,399,262,000 895,527,680
2 |oesvibaeRasguihdiuden
- Sudspumelueenszon 72.00 TG 8,000 576,000 PZRY 36.0% 207,360 368,640
SamyamRagnasieiue (2) 72.00 ATINGT 576,000 368,640
3 |demounSeifivihd
- Hufiiashs 246.00 TG 6,500 1,599,000 PZRY 48.0% 767,520 831,480
SamyamRagnasieiue (3) 246.00 MTNINAT 1,599,000 831,480
4 [|domounSefivahide
- Hufiiashs 360.00 TG 6,500 2,340,000 PZRY 48.0% 1,123,200 1,216,800
SamyamRagnasieiue) (4) 360.00 ATINGT 2,340,000 1,216,800
5 faansnaud (asnAaa)
5.1 - uditeshor v 1 96.00 TG 3,000 288,000 PZRY 48.0% 138,240 149,760
52 |- Muinesem ward 2 264.00 TG 3,000 792,000 PZRY 48.0% 380,160 411,840
53 - Wuditeshom witd 3 256.00 TNNGT 3,000 768,000 PZRY 48.0% 368,640 399,360
54 |- Fwiinesthenn w4 (o 4 98y 1,280.00 MTNNAT 3,000 3,840,000 241 48.0% 1,843,200 1,996,800
55 |- el 5 (1w & V) 2,800.00 MTNNGT 3,000 8,400,000 PZRY 48.0% 4,032,000 4,368,000
56 - Huditesom vt 6 640.00 MTNNGT 3,000 1,920,000 PZRY 48.0% 921,600 998,400
SamyamRagnasiedus () 5,336.00 MTNINAT 16,008,000 8,324,160
6 OUMLATAIUABUNEA
- Hufiiashs 35,781.00 TG 1,500 53,671,500 PZRY 48.0% 25,762,320 27,909,180
SamyamRagnasiedus) (6) 35,781.00 TINGT 53,671,500 27,909,180
7 59 2.00 1A
- Fufitesshoemaem 898.00 was 3,500 3,143,000 PZRY 48.0% 1,508,640 1,634,360
SamyamRagnasieiue (7) 898.00 Hlp) 3,143,000 1,634,360
8 [thelesems uathelammn
- thelesams (g9 20.00 wa) 1.00 %0 4,200,000 4,200,000 PZRY 48.0% 2,016,000 2,184,000
SamyamRagnasiedus) () 1.00 % 4,200,000 2,184,000
saamdalgnasaerionan | 1,480,799,500 yasmmamwilagiiuson 937,996,300
G : 1) menssiiudriassimeaunilmisonandiodin 15dm leldtszanmnmmenriasshe w.er.2666-2667 ssrsneslssdiuamingiu
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msrmsmuInyaAmingaulaeisaals {Income Approach (Discount Cash Flow)}

Tasams Tasa laidasunsifin snanAsuasuns
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i

(AUIULAAY)

1.00

(12.00 \Aau)

2.00

(12.0 fiaw)

3.00

(12.0 (Aaw)

4.00

(12.0 fiaw)

5.00 6.00 7.00

(12.0 \iaw) (12.0 \iiaw) (12.0 \iaw)

8.00

(12.0 \iiaw)

9.00

(12.0 \fiaw)

10.00

(12.0 \iiaw)

11.00

(12.0 \fiaw)

Fuufidheantoan
1. dszanumssesy
1.1 srglAanAduazAL3n1g Auditdnseezana (Anchor Tenant)
AtuazAnEng ful Tawlefunfifin (Hypermarket) (anudayayn)

. P S
ANTMAZATLFNNT Wuh Autanmns (Food Court) (MNATnyn)

sanselaaniuiiidisses

047l 31,468.92 3.,

47l 11,836.00 ms.u.

W47 1,433.00 ..

AT NNAT

377,627.04

46,898,560.00
6,652,452.00

377,627.04

48,364,140.00
6,860,340.00

55,224,480.00

377,627.04

48,364,140.00
6,860,340.00

55,224,480.00

377,627.04

51,588,420.00
7,317,700.00

58,906,120.00

377,627.04 377,627.04 377,627.04

53,200,560.00 53,200,560.00 56,747,264.00

377,627.04

58,520,616.00
8,301,012.00

66,821,628.00

377,627.04

58,520,616.00
8,301,012.00

66,821,628.00

377,627.04

62,421,992.00
8,854,412.00

71,276,404.00

377,627.04

64,372,680.00
9,131,112.00

73,508,792.00

ANTAZAILFNNT WUl Tran et (Major Cineplex)
SnsnsUfudn (rdaRugadiynneulagiiv)

dmsnadn/Al (Oce.Rate)

sansglaaniuiidiszezenalssmwauns

i 3,393.00 AT.N.

(LN/AT.HAREY)
(% sietl)
(%)

15.00%
100%

173.04
3.00%
100%

178.23
3.00%
100%

183.58
3.00%
100%

7,646,380.00 7,546,380.00 8,049,468.00
60,746,940.00 60,746,940.00 64,796,732.00
189.09 194.76 200.60

3.00% 3.00% 3.00%

100% 100% 100%

206.62
3.00%
100%

212.82
3.00%
100%

219.20
3.00%
100%

225.78
3.00%
100%

1.2 srell@anAnLdn uazALENs NuALLLARANEaAINE (% Gross Profit)
Aufdianan
. e ad s
UszanmunisAduazAniznng (Wi wuuAnaineenany (GP%))

dnIn13UiuAn (Rent Review)

sansglaanriiuiiuuuAnangan

40,042,900.00

(il 1-3)

#u4fl 4,550.44 P,

uazdfuiinnnt 1 ax

3.00%

(M3.30./0)
(LN/AT.HAREY)
(% sietl)

6,840,288

54,605.28
40,042,900.00
15%

54,605.28
41,244,187.00
3%

7,256,862

54,605.28
42,481,512.61
3%

7,474,567

54,605.28
43,755,957.99
3%

43,755,957.99

7,698,804 7,929,769 8,167,662
54,605.28

45,068,636.73

54,605.28
46,420,695.83

54,605.28
47,813,316.70
3% 3% 3%

46,420,695.83

8,412,691

54,605.28
49,247,716.21
3%

8,665,072

54,605.28
50,725,147.69
3%

8,925,024

54,605.28
52,246,902.12
3%

54,605.28
53,814,309.19
3%

13 seldanAnidn uazAFng Augwu Ficrent
Aufidviansa
dszanaunsgnsnisgn/al
Fufdosidusiacd
- fuimadryeynitnag i
- fufidnfianansnysesdials
UszununsANguazALINNT (RA1R)
FnnnsliuAd wazALTNNg
seldaniufisuuy Fixrent
- meldanAnduazAnsaadnygylaqin

- meldanAdiuazAiznng anituiildeadin

sangglAanuiiuuy Fix-rent

#0471 8,503.38 Pr.aL.

(M9.30./T)
(%)
(M9.30./T)
(M3.30./1)
(M9.30./T)
(LN/AT.HLAREY)
(% siod)

(uw/Al)
(umAl)

102,040.56
90%
91,836.50
68,296.51
23,539.99
1,550.00
0.00%

87,619,185
36,486,988
124,106,172

102,040.56
95%
96,938.53
44,480.28
52,458.26
1,596.50
3.00%

49,563,129
83,749,606
133,312,735

102,040.56

97%
98,979.34
6,635.45
92,343.89
1,644.40

3.00%

7,610,640
151,849,833
159,460,473

102,040.56
97%
98,979.34
32.00
98,947.34
1,693.73
3.00%

167,589,772
167,589,772

102,040.56 102,040.56 102,040.56
97% 97% 9%
98,979.34 98,979.34 98,979.34
98,979.34 98,979.34 98,979.34
1,744.54 1,796.87 1,850.78
3.00% 3.00% 3.00%
172,673,290 177,853,489 183,189,094

172,673,290 177,853,489 183,189,094

102,040.56
97%
98,979.34
98,979.34
1,906.30
3.00%

188,684,766
188,684,766

102,040.56
97%
98,979.34
98,979.34
1,963.49
3.00%

194,345,309
194,345,309

102,040.56
97%
98,979.34
98,979.34
2,022.40
3.00%

200,175,669
200,175,669

102,040.56
97%
98,979.34
98,979.34
2,083.07
3.00%

206,180,939
206,180,939

1.4 srelaanAnLdn uazALENs Nuiitdrdans1 (Temporary)
- mglfanAnidn uazA1Unns Aufindaasa (Temporary)

sausglaaniiuiigrdansa (Temporary)

22.00% 289985uAE39n (liisan Hypermarket & Food Court) Wit 1 uazyfuiiinynd

3.00%

(umA)

39,644,703
39,644,703

40,834,044
40,834,044

42,059,066
42,059,066

43,320,838
43,320,838

44,620,463 45,959,077 47,337,849

44,620,463 45,959,077 47,337,849

48,757,984
48,757,984

50,220,724
50,220,724

51,727,346
51,727,346

53,279,166
53,279,166

1.5 sellfanAgn wazAnZms Aulduananas (Outdoor)
g ianua
dszanninisgnsmaga /Al
Auidouidusiazd
- i wmudtynnilaqiiu
- i fianansodsesdnials
dszanunisAduazANLEnIg (Aann)
dnsnisdiuAgn wazALFnng
seldangian Mfiiuenanas (Outdoon)
- meldanAduazAnEnsaudtyyaqii

- melganetiuazAnEnag anituiitaesdia

sausglaann Auiduanaiais (Outdoor)

5185090 ANTIUAZATLEMTAINAUATIAR

04t 1,535.00 ..

(M3.30./10)
(%)
(M3.30./10)
(M3.00./)
(M3.30./1)
(UW/RT.ALAREY)

(% siad)

(umA)
(uwAl)
‘U'\We“ﬁ )

(unAl)

18,420.00
90%
16,578.00
7,975.20
8,602.80
700.00
0.00%

3,191,876
6,021,960
9,213,836

273,398,912

18,420.00
95%
17,499.00
4,504.50
12,994.50
721.00
3.00%

1,905,451
9,369,035
11,274,485

288,935,428

18,420.00
97%
17,867.40
1,386.00
16,481.40
74263
3.00%

924,972
12,239,582
13,164,554

319,646,947

18,420.00
97%
17,867.40
17,867.40
764.91
3.00%

13,666,933
13,666,933

334,714,188

18,420.00 18,420.00 18,420.00
9% 97% 9%
17,867.40 17,867.40 17,867.40
17,867.40 17,867.40 17,867.40
787.86 811.49 835.84
3.00% 3.00% 3.00%
14,076,941 14,499,250 14,934,227

14,076,941 14,499,250 14,934,227

344,885,075 353,409,220 366,238,880

18,420.00
97%
17,867.40
17,867.40
860.91
3.00%

15,382,254
15,382,254

377,307,040

18,420.00
9%
17,867.40
17,867.40
886.74
3.00%

15,843,721
15,843,721

386,621,603

18,420.00
97%
17,867.40
17,867.40
913.34
3.00%

16,319,033
16,319,033

400,670,378

18,420.00
9%
17,867.40
17,867.40
940.74
3.00%

16,808,604
16,808,604

412,779,585

wIn s185uAN Y
- maﬂﬁmnﬁuﬁvﬁﬁ%‘uj (Pylon Sign / Building Sign)

5185u59

0.70%

2833185uAEN (ldsausaiuAngn Hypermarket & Food Court)

(uwAl)

1,538,935

1,635,977

1,850,957

1,930,656

1,988,967 2,048,636 2,110,095

2,173,398

2,238,600

2,305,758

2,374,931

2.1lszanunisaAnldans
2.1 GTuv!ufi'm'lﬁrhﬁuﬁ WazL3N"g (Cost of Sale and Service)

- Aldanglunsvinanuszetauarineanlsendt
- Anldanzanansnglne (Utilities Cost)
- ArgssuilenluniaifiuAnin (Rental Collection Fee)
- Anldanennsingeindenuss (Repair & Maintenance Cost)
- A ldane A Aenfiadu (Commission)
- Anldane lusnurauiadis (Commission) (Hypermarket & Food Court)
- A ldane s udauaunisane/sunisaain

- #rld"e8u 7 (Other Expenses)

rilstusu

5,102,700.00
5.00%
2.50%
1.10%
2.70%
2.00%
0.60%
1.00%

Wil 1 wazdfudiagnd o az

98391850393 (laisaupTn Hypermaket & Food Court)
aaemefusn (ldsamselagu )

98391850393 (laisaupTn Hypermaket & Food Court)
ae97185u39n (lais9n Hypermarket & Food Court kazee/liai)

28991851 Hypermarket & Food Court tu Jusiadtyeyn

28991850393 (laisauAnLtn Hypermarket & Food Court wazTsan et

28437859

2.00%

(uAl)

(uwAl)
(umA)
(uwAl)
(umA)
(uwAl)
()
(umAl)
()

(unAl)

274,937,847

5,102,700
11,069,342
6,834,973
2,435,255
5,935,893

1,287,279
2,749,378

290,571,405

5,204,754
11,767,346
7,223,386
2,588,816
6,310,196

1,369,809
2,905,714

321,497,905

5,308,849
13,313,671
7,991,174
2,929,008
7,139,407

1,554,099
3,214,979

336,644,845

5,415,026
13,886,936
8,367,855
3,055,126
7,446,818

1,621,585
3,366,448

346,874,042 355,457,855 368,348,975

5,523,327 5,633,793 5,746,469
14,306,355 14,735,546 15,177,612
8,622,127 8,835,230 9,155,972
3,147,398 3,241,820 3,339,075
7,671,730 7,901,882 8,138,938
1,670,570 1,720,687 1,772,307
3,468,740 3,654,579 3,683,490

379,480,438

5,861,398
15,632,941
9,432,676
3,439,247
8,383,106
1,336,433
1,825,477
3,794,804

388,860,203

5,978,626
16,101,929
9,665,540
3,542,424
8,634,599

1,880,241
3,888,602

402,976,136

6,098,199
16,584,987
10,016,759

3,648,697

8,893,637

1,936,648
4,029,761

415,154,516

6,220,163
17,082,536
10,319,490

3,758,158

9,160,446

1,994,748
4,151,545

2.2 An'ldanedu
- Anidelseiudy (Insurance Premium)
- Anldaednsasilfunly (FF&E Cost)
- AnsranflaniiianlunnsL3nng (Incentive Fee)

gauAldanedu o

snelaarnnisafiuanu (Net Operating Income)

1,609,100.00
3.0%
1.8%

82.61%

o Wil 1 uazdfuidfiniles
98391850393 (laisaupLgn Hypermaket & Food Court)

anarinladudu

3.00%

(umAl)
()
(umAl)
()

239,523,026
35,414,821
1,609,100
6,641,605
4,311,414
12,562,120

226,960,907

253,201,385
37,370,020
1,657,373
7,060,408
4,557,625
13,275,406

239,925,979

280,046,718
41,451,187
1,707,094
7,988,203
5,040,841
14,736,138

265,310,580

293,485,050
43,159,794
1,758,307
8,332,162
5,282,731
15,373,200

278,111,851

302,463,796 309,834,319 321,335,112

329,774,357

1,978,990
9,379,764
5,935,938
17,294,693

312,479,664

339,168,241

2,038,360
9,661,157
6,105,028
17,804,545

321,363,695

351,767,447

2,099,511
9,950,992
6,331,814
18,382,317

333,385,130

362,467,430

2,162,496
10,249,522
6,524,414
18,936,431

343,530,999

sxtizinai i Anan (n)
AnsAnanANszIaRuan (Discount Rate)

yarfaqiureainszualuanusazaan (LUm)

NPV gaanszuaiduannelugasszaziaanisaanisal (un)
PV a3yarmineRundsduganisatanisal ()
yaAAAAlaqLiu (NPV)

yamaanilaqiiy (o)

10.00%

1,704,421,090

1,704,421,090
1,891,874,285
3,596,295,374.72
3,596,300,000.00

un

1.00
0.9091
206,330,160

2.00
0.8264
198,274,829

3.00
0.7513
199,327,839

ANARI SR B RLUNAIUANLAULING AU

4.00
0.6830
189,950,394

1,811,056 1,865,388 1,921,350
8,683,813 8,841,327 9,106,567
5,444,348 5,577,018 5,784,032
15,839,218 16,283,733 16,811,949
286,624,578 293,550,586 304,523,163
5.00 6.00 7.00

0.6209 0.5645 0.5132
177,965,201 165,709,306 156,281,287

mi?hmtugaﬂ"wu%’wéﬁuué’aﬁuqmmimmmitﬁ (Reversion value Calculation)
nszuaRuananisumnaseiinaianduganisaianisal (um)
yaAmineRud IneRannndnsuenatununsamui

yadfaqiugesiu 1 um

8.00
0.4665
145,771,763

wAAMSNEAUNAIRUFANTAANTaIMAIS I TIuyaATaatTY a SuidsEiiug (um)
g bl g o y 1

9.00
0.4241
136,290,343

10.00
0.3855
128,619,968

7%

343,530,999
4,907,585,694

0.38550

1,891,874,285
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-
|2 MARCIE 2012

TESCLY LOTUS RETAIL GROWTH FREEHOLD AND LEASRHOLD PROPERTY FUND
nnd
EK~-CHAT MISTRIBUTTION SYSTEM, CO., L.XD.
of property known as

Teseo Lotus Hyperwarhet Srinalario

Tem: 1 years

Jnitial Renty  THB 16,865,604 poy annum

ALLEN & OVERY

“Alten & Ovary (Thailsnd) Co., Led.
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BETWEEN:

()

TESCO LOTUS RETAIL GROWTH FREEHQL: AND LEASEHOLD PROPERTY IUND,
n proporty fund cstabtished under the faws of Thailand and managed by Krang Thai Asscl
Management Public Compony Limited whaose registered office is at- 1 Q. House Sathorn Building,
M, G and [0th Floors, South Sathorn Road, Tung Mahamek, Sathom, Bangkok 10120, ‘fhailend (the
Eandlord): and

(2) EX-CHAI DISTRIBUTION SYSTEM CO., LTD, a private limited company icorporated under
the Taws of Thalland with registered number 0105539010051 having ity registered office at 62911
Moo. 10 Mawaminte Rd., Klosgkoom, Buengkoont Bangkok 10230, Thaitand {the Feanat).

WHEREAS: '

1

(A} The Landlord has entercd into & sale and purchasc agreement (the SPA) pursuaul 10 whtiely the
Landlord will, subjeut (o complation under the SPA, purchase thie Shopping Mall (as defined belaw)
from the T'enam and become the vegistered owner of the Shopping Mail.

(B} Subject to completion undey the SPA, the Landiord wishes 1o lot to the Tenamt and ihe Teuant wishes

10 lease from he Landiord the Property {as defined below) according to the tenns and conditions of
this Lease,

THIS LEAST WITKNESSES us follows:

L. DEFINTTIONS
[re this lense:
Affiliate moons, n relation to o compimy, a Subsidiary or a Holding Compatty of that ¢company or
sny other Subsidiayy of any such Holding Company, it each case for the time being;
asstgn instudes emering [nto any formy of teansfer or assigument of the Property and assignment is
similarly constnied; )
Back Offices means the office area withia the Shopping Makt as further deseribed in Schedude 13
Business Day means a day (other than a Satvday or Sunday) on which banks are generally open in
Bangkok for normal bysiness,
Car Park means the car park at the Shopping Malt os shown an the plan of the Shapping Mall i
Schedule 13
Conduits includos thase lor sowage, Waler, gas, cleciricity, tetecommunications and data processing;
Comtral, in relation to & compaity, means a direet or indirect holding or aggregate hotdings of shares
(or other ownership interests) carsying 30 per cent, or more of the voting vights of that company,
whether or not such holding or holdings give du faclo control;
Defuult Tnterest Rate means the greates of (i} £S5 per eent. per annum or (If) the maximum rate
permissidle by law;

0U32758-0000008 BN:1659865.3 $
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End of the Teem includes, subject to any renewal pursuant to clause 14, the expivy of the Term by
elfTuxion of time or the {ermination of this Lease or determination of the Tenm i any other way;

Equipment and Facilities means the cquipment aod facilitics fasialled by the Landlord at the
Property, comprising maing connection puints for sewnge, waler, telephone, 1T and electricity,
loading buy facilities (excluding shuttws), MEP rooms and the fircfighting system, including
aschitectural works, sprinkler sysiem, veniilation system and clectrical (H1V & LV) sysiemn;

First Brtesded Term has the meaniag given in chause 14.1;

Foree Majeuve means any event, cireumstance or condition that: (i) direclly or indirectly materinlly
prevents or materially and adversely affects the obligations se1 forth in (s Leasc; (ii) is beyond the
reasonable cantral of any relevant pariy; and (ifi) coukd net, by thoe excrclse of reagonahle care, have
been avoided or aversome in whofe or in pimt by such party. Subject for the atorementioned itews (i),
631y aud (i), Yorce Majeuro includes naturml disasters such as ¢arihquake, typhoon and {loexd; events
such as war (whether declared or nndecltred), invasion, terrorism, civil cammation, riot, blackade;
ambargo; fire; explosion; steike or other lxbour disputes; ¢pidemic and pestilenee; material accident
and by reason of any (or change in any) law, order, prociamotion, regulation, ordivance, demand,
expropriation, requisition, requirement or iny othier acl of government authority, including militicy
action, court orders, judgments or decrees;

Food Caurt means (he food court area of the Shopping Mall as funther deseribed n Schedule J;
Group Company means, in refation 10 a company, that company's Affiliates;

Head Landlord means any person for the time being eatitled 10 possession of the Propetty at the
entl of'any term of years granted by any Hlead Loose;

Halding Company means, it relation (© a company, & company i respect of which it is, for the tine
being, a Subsidiary;

House and Land Tax meaus the house and Jaud tax puyable in respeet ol the Rent ar ather market
vatue as assessed by e locek government authority pursuant to the House and Land Tax Act B.E

2475 (AD 1932) as amended from time to ine

Hypermacket means the premises known as Tesco Lolus Hypermarkel Srinakarin as frtfer
desoribed in Sehedule 13

Initia) Term means ten yeass caumencing on and inchuding e Term Commencement Date;

Insurance Eyent meois sy cvent insured uhder suy inswrance policies faken ol by the Laadlord or
the Tenant under elauses 2.1 or 9.2,

Landlord means Tesco botus Retuil Growth Freehold And Leasehold Propery Fund or ils assigaes
or sucetssor b title being the person for the lime belng entitled to possession of the Propeny al the
[ind of the ‘['erm;

yease means this lease, every apreement varying or supplemental to this [ease, every ficence myd
consent granted under this lease or under any ngreement of vintation or supplemental agresment;

Meintenmcs Avet means the siniunance area within (e Shopping Mel as fwther described in
Szhedule |

003273 6-C0000LE BNI163865.2 2
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Management Company weans Ek-Chai Distribution System Co., Litd or such other management
company s uppointed by the Landlord from titme (0 time;

Pormitted Part means at awy time a pat of the Property, which iy capable of belog occupied and
used 45 4 SCPATRIC Unit with all necessary services and rights for such cecupations and use;

Permitted Use means as rotail, food conrt and other businesses as carried on by the Temant or the
Tenant's Affiliates fiom time (o time or for sueh other trade or business as may from time to (ime be
consen(ed {o by the Landlord (such consent not 1o be ueasonably witlihetd or defayed);

Property means the Hypermarket, the Food Court, the Rack Offices, the Muintenance Arca ant the
Warchouse;

Reut means he rent payahle under this Lease in accordance with clause 4;
Seeond Extended Fernt ias the meaning piven in clactse 14,53

Shopping Mall means the shopping mall located at 9, Moo 6, Bang Muangimas Sub-district, Muang
Disitict, Samuthprakarn Provinee, Thailznd and n plar of which is set out in Seheduie J;

Signnge means signs, advertising placards, waines, insigtin, trademarks, descyiptive muterial or aiy
other similar items whost size, form and quality have been approved by the Landlord {such approval
not o be wreasenably withheld or delayed);

Signage Loeations means such locations where tho Tenimé hins Signoge as at the date of (his Lease
and other focations as the Landlord shatl designate (acting reasonably) provided always that such
locations ave commensurate with the status of the Yenant as e anchor lenaut of the Shopping Mall;

814 has the meaning given [ reeital (A);
Subsitliary means, in refation o = company, a company of which it has Contvol for the time being,

Sub-lesseos means any person 1o whom the Tenant sublesses a Permitled Part & accordance with
clanse 8.3 and Sub-lessees means all of thew;

Tenant means Bk-Chai Distribution System Co., Lad, or its assignees or successars in title;

Term means e Tnitial Torm, e First Jistended Tenm ar the Sccond Extended Term (as
applicable);

Torm Commeunecment Date means the date on which completion under the SPA accurs;

Third-Pioty User micans any user of pan or parts of the wading areas of the Mroperty i accordance
with clause 8.5 and Third-Rarily Users means all of them;

Utilitics means the services or utilities used i, npon o aboni the Properly or (as the case miy be)
the Common Arex, including water, gas, sir-conditioning, clectricity, power, telephone services and
cable services; and

Warclinose means the warchouse aren within the Shopping Mall as futher described in Schedule 1.

0032236-0000008 BN:1639885.3 3
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2 INTERPRETATION
z1 Enacliments

In this Lease nny reference, express or implicd, to an enachment {wlich includes any legisiation i

ony jurisdiction) insiudes weferences fo:

(@) that enaciment s re-énacted, amended, extended of applied by or under any other ciiactnent
(before or afier Oie execition of this Lease);

(h) any enactmeni which that enactment re-enacts {with or withont wodificrtion),;

() any subordinale legislation made (before v after the execuiion of this Lease) under that
enacment, as re-enacted, amendsd, exiended or npplied as described in clause 2, i{x) above
or under any enactment referred 10 in ehwse 2.1(k) above; and

() any consents, licences and permissions given (before or aNer the exeeution of this Leass)
uncler {hat cnactment, os amended, extended or applied a¢ deseribed n clause 2.]{a) abnve ar
under auy enactment refereed 1o in clause 2.1(b) above or under that subordinate Jegislation
and any condilions contained in those coasents, liwences and pennissions.

2.2 Applieation
Clanses | and 2 apply unless the cantrary intention appears.
2.3 Clause hieadings
‘The headings in this Lense do not affect its interpretation.
3. LEASE AND TERM
3.3 Term
This Lease shall dave effeet from thie Tesn Comtmenzement Date undil the End of the Teraw
3.2 Lease

With offect from Bie Term Commencement Pate, the Landloyd lets the Property to the Tenamt

togother with the Kights set out in this Lease but excep and reserving to the Landlord the rights set

ont in this Lease for fhe Tam subject {o all rights and covenants affecting the Propery at the Reos
{85 ascertained in accordunce with clause 4),
3.3 Exciusion of inrplied vighis

hix Lease dees not inclade any rights etlwer thas Wose set out tn this Lease.
4. RENT
4.1 Renr

The Rent s as sct oul under the heading ‘Rent per mondh’ in Schedule 2,
0032738-0000008 BN 1633865.3 "
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4.2 Restl payment dates

The Rent is payable in advanee on or prior to the 5th day of cach colendar month, The fist payivent

shali be caletilated for & period commencing on the Toim Commencement Date and ending on the

last day of tuch calendar month.
g, TENANT'S COVENANTS
sl Introduetion

The Tenant covenants with the Landloed 1o comply with its abligations set out in this Lease,
52 Rent aad House and Land Tax

The ‘Fenant must pay the Reat 1o the Landlocd ai the Gmes and in the minacy yeferied to in ¢lause 4

and pay in nddition Lo the Rent, ail House and Land Tax payable, based on the speee of the Praperiy

and in necordunce with the applicable faws theoughaut the Teem,
5.3 Gutgoings

The “Tenant must pay all present and fature Onigoings assessed, charged or imposcd on, or payabla

in respect of the Property or assessed, clirged or Imposed on, or payable by ils owner or occuapler

fncluding, but nat limited to, any oulgoings in tespeet of the Tenat's equipnent, furniture, fixtores,

{itiugs or improvemens to the Property.

In this clause Culgoings means taxes, dutios, charges, assCssments, impasitions and outgoiags of

any ollier description and whethier of the nature of capital or fevenue and even though of & whofly

aovel churacter.
5.4 Repair

The Torunt must at its own cost:

) keap the intevior of the Property and all equipment and machinery betonging to the Tenam
on or i the Property, in good repais but, subject 10 clause 8.4(b), is not abliged (o repair
damage ciused by an Insurance Bveny

)] if diveeted 1o do so by the Landlord, repair damage eaused by an Jusurance Live where the
IhSUrance Mmanies are jreccoverable bucause of the aet, default or omission of the Tenand, any
person detiving Litle under the Tenant or anyane el the Proparty wilh the cxpress ov implied
authority of any of them; .

{c} replree ail the Landiord's fixiures and fittings in the Propesty which hecome beyond ropmr
during the Term;

(<) keep all windows and other glass i Gie Propetty (both inside and owside} clea,

(e) keep wny open arca within the Property aduequately sutfaced {shere approprinie), i good
condition, properly cuitivated (where landscaped) and free fiame weods; and

(N netify the Landlord of any and sl matetint defects in the Propeny.

0227300000008 BN:1835863.3 E
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55  Redocoration
The Tenant must at its own cast redecorate ihe interioe of the Propeity al such times that the Tenant
deems appropriste. The Tenant must also have &Y parts of the Propenty requiring treatient for their
presenation and protection troated in accordance with the best approved maaner Jor presorving and
protexting them. Al works under this clause must be carried ont in & good and workmanlike wantser
and with suitable, good-quality imaterinls

5.6 Alterations
The “Tenant must nog make any stracleral alierations to the Praperty withont the prior weiticn consent
of the Landiord (such consent not be unrcasonably withhicld or delayed), The Tenant may make any
non-structural alierations without die cansent of the L.andlord,
In this clase o struetoral Rlteration is one which affects the roof or foundations of the Property or
Shopping Mah ar any load-hearing part of it,

5.7 Usp
(a) "The Propeiy must not be used for any puypose other than the Perm fited Use,
) The Tennnt npust:

() keep the Prapeorty open during the howrs cureitly teaded by the Tenant at the date of
this Lense. Such haurs may be changed with the consent of the Landbord (sech
consent not {0 be unreasonably withheld or delayed);

(i1 keep the windows of the Property properly iluminated duiig the Tennh('s ordinasy
business hours; and

(i} not rade or place goods ontside he Properly other thay in accordunce with this
]ease o the rules npplicable to the Shopping Mall.

5.4 tise obligations
‘The Tenant must:
(4} not install in the Property any equipment of any kind other than noymal office and comil
cquipment;
(b} use sy open ares within the Fropeity only Jor the purpose for which il is designed;
) not leave thie Proporly pnoceypied without notifying the Landlord;
{d) not do anything on the Propeny which mny beeome a nuisance, damage, danger, snuoyanse
or ineonvenience to the Landlord of any nearby owaer or oscupien;
{) not atlow 1o pass inte the Conduits serving the Property anything that way obstruct them oy
canse domage, danger or pollution or anything poisonous o ractioaclive;
N not bring omo or keep in the Property anything dangerous, inffammable, cxplosive, noxious
or offonsive othor than In the ordinary comrse of business;
0032735-000CC08 SN:1639865.3 g
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{g)

£)
it
()

not use the Proparty for any illegal ov immora) purpose or for auy dangerous, 10xious, Noisy
ar vifensive accupation or i any manner so as 10 be offensive to the oecupivrs of aby neariy
properiy;

not use (e Peoperty for the holding of public mectings or auction siles or as a residence or
accommadation at the Properly or keep zny animal on i

nod damage the Property or its Conduits;
remove of) refuse daily and keep the Property clean, tdy and in good order; and

not ahsieact any road or foatpath within or serving the Peoperty and not do anything rs n
- resuit of which seasonable use of the road or foolpati by others may be impeded,

5.9 Carnpliance with applicable laws

The Tertant meust;

(a}

{b)

{©)

G

(@)

6);

@

comply with all applicable laws and regubations and cequivements of every goveniment
depuriment, Jocal or other authorily and cowt or competent jurisdiction in rolation Lo the
Pruperty, any operations carried out af the Projierty and is use and nol commit any breach of
planning or zoning laws or repulations;

obtgin and comply with afl neeessary consens, leences and pevmits for the canying oul of
any aperation on the Propasty ot ihe lustitution or continuance of aty,

mcemnify the Landlord against all charges payable in respect of any application for
consents, licences o5 pennits wnd repay to the Landlord af) weival professional fees and
expenses reasonably incwred by the Landlord in cormneclion with any such application,
provided it the Landiord shall provide the Tenant with the salisfactory Stupponing
docuriemy in respect of any such fees and expunses puid;

not make any aftcration or addition to or change of usc of the Froperty for which a consent,
licence or permit must be obtained hefore (he consents, Jicences or permits for it have been
produced o the Lendlerd and acknowledged by the Londlord as satisfactory to it The
Landiord sy vefise 1o expross salisfaction with the consents, licences or permits on tie
grounds thal anyihing contained it it or omitted from it in the reasonable opinion of the
Landlord wonld be prejudicial do the Landiord's interest in the Property during the Term ar
after the iInd of the Term;

pay any charge imposed under applicable laws or regulations in respeet of the carrying out
ol any operation or the nstitution or continuaunce of ity nse;

upless the Landlond divects otherwise, casry out before the End of the Term all works
required 10 be carried out as o condition of any consent, licenee or permit which may have
been implemented ducing the Tenm whether or not the date by which the consent, liceace ar
permit requives those works (o be carried oul falls within the Tenm; and

produce to the Landlord alt drawings, documents and other evidence reasonably requested
by the Landlord {o satisfy itself that this clavse has been complied wilh.
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5.1%

Ariquisition of rights

The Tenant must not allow any right to be acquired over the Property. 3 any right is acquived or

sltompted to be aequired, the Tenant must upen becoming aware give immediate notice of It to the

Land'ord.

Asswmplion of liabilities

The Tenant must:

@) asswne all expenses and tinbiilies avising out of 1he business operated by it on the Propesy
which, in the even! of a dispute, bave been adjudged by an arbitval avard {not subject jo
appeal) to be llalilities urising out of the business of fhe Tenant operated by it on the
Praperty.

[¢)) be responsible Sor, znd shalf promptly and properly handle, all complaints and caims by ifs
custoners, {0 prevent any adverse cffect on, or obstruction (v, she Shepping Malt and other
tenants and customers {herein,

(<) indemuify and keep the Landlord indemnified from liability in respeet of alt loss, damage,
agtions, proceedings, claims, demands, costs, dimisges and expenses in respeet of any injtay
to or the deatit of any person ar damage th mny properly or in cespect af the inftingemeat,
distirbauce or destruction of any right by reasor of o avising In any way diveetly or
indircetly ont of®
(i) the acgligent act, omission or default of the Tenant, its Sub-Tenants or Third Pasty

Users or any person at (be Property with the express or implicd autbority of any af
themy and
{5y any breach by the Tenant of diis Lease.
Permission

The Femant musl:

(a) peesit the Landlowd at any time during the Ferm € affix to 1he Propeity a notice for dealivg
with e Landlord's interest in the Propery; and

{b) permit all persons with writien authocity from the Landford or the Landiord's agent to view
the Propeny any lime during the Tenant's Lusiness hours, provided the Landlocd gives
reasomable prior writien notice 1o the Tevant of any such request mnd tho vivwing does not
credte any inferrupion 1o the Teaant's business

Shepping Malt Rales

The Lundlord may imake, revoke or amend rules, regulations, policies andfor procedures for the
Shopping Mall cegulating dhe se, operation, maintenance and fttitg-out of the Properly within {he
Shopping Mal and the conduet of persens eecupying, using or visiting the same. The Tenant shall
chserve and perform alf rules and requirements contained therein o as from fime to tine amonded
by thie Landlord, provided that:

{n) it there is any inconsisloncy beiween such rules, regulations, policies and/or procedures and
this Lease, the terms of this Lease shall prevail and that the Landiord may not enforce
against the Tenant any obligation under such rules, regwlations, policies and/or procedures or
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6.

6.1

6.2

6.3

6.4

6.5

gy amendmett which, in any case, is matertably inconsisiont with any other term of, and the
rights of 1he Tenant under, this Lease; and

() any amendment (o-the rufes, regnlations, policics andfor procedures after the date of this
Lease shalt require the consent of the tenants and users of the Shopping Mail who together
lease a majorily of the leasable foor space of the Shopping Mali (excluding the Common
Aress,

Vacate the Property ind (he End of the 'Forin

At the Iind of the ‘Toim the Tenant shall, 2t its own cost, remove all property, equipment, raachities
and shap fittings from the Property and ensure the I'ropoerty is returned in substatilially the sane
condition as at the Tern Commencement Date (save for nomud wear and 1ear).  IF vequired, the
Tenant will, al its own cosl, repair or restore the Property to substantialfy the saine condifion {save
faor reasonabie wear and 1car)} as at the Tesm Conunencement Date. All keys must also be retumed to
the Landlord.

LANDLORD'S COVENANTS

Tu(roduciion

'T'he Landlord covenants with the Tenant to comply with jt3 ebligations set oud in this Lease.

l}egislmtiou

(@) The Landlord agrees 1o rvegister the dease of Property under this Lease in favour of the
Tenant at the relevant fand office within ten Business Days from the dnic of his Jease.

(b) A shott form lease slial) be annexed 1o the official lease apreeraent which witl bo registercd.
{c) The Landlord shall be responsible for the lease registration fee.
Quict enjoyment

For sa Jong as (he Tenand pavs the Rent and pertorms and observes the covenats by (he Tenant and
he condilions in this T.ease, (he Tenant may peaceably and quictly hold and anjoy the Preperty
Quring the Tenn without any Jawful imerruption by the Land{ord or any person claiming under the
Landlord,

The Lundlord shall ot do or omit (o do anytbing which may interfere with or alfect the visiblity of
the Froperty or any Signage erected by the Tenant in accordance with thiy Lease,

Assistance with liconces, permits or conseids

The Landlord shall provide any and alf assistance or suppon reasonably requested by the Tenant
(and at Lhe Tenant's cost) in refation to the submission of any applications or docuntents or making
comact with any relevant authorities ¢ persons or procecdings i respeel of aity penmits, licences,
approvals and/or consents in relation to the Propesty or the use of the Propeny by the Tenant thereof.

Cay Parlk
() ‘the Landlord shall:

() ensuye that thoere are, a all thmes, at leasl the same number of car parking spaces in
respeet of fhe Property as are avaifable as of (he date of 1his Lease In the arca
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mnrked in Schedule ¢ for use by the Tenant, its eostomers, employecs and workmen
within the Car Patk;

(iiy  keep the Car Park in good and proper cepair, clean and properdy fitat all times;

(i) not alter (he number of car parking spaces without the prior weltien consent of ke
Fenani;

(iv)  provide fice car parking for the ‘Tenant's customers, cmplayees and workinan, save
for those foes which are imposed on the date of tiis Lease. Any chenge to the fees
charged or the number of car prrking spaces shal) reqilire the prior wrillen consesid
of the Venant; and

(v} a0l croct any barrier at the entrance to O exit from the Car Park nor fmpose any
charges in respeet of the use of it or impose any othey car paiking management
regime without the approval of the Tenant, acting reasonally.

(b} Where the Landlord is in breach of s abligations o maintain and manage the Car Pack and
Tag on reasnnable written notice from the Tenant failed to yeetily any defauk on fts parl then
the Tenant may take such steps as are required for the due performance of those abligations
and the rensonable and proper costs of doing so shall be a debt dtie from the Eandlord te the
‘Yenant. I the Landiord has failed to repay the saume within wen (10) Business Days of
writien dettand (such demand 10 be becompanied by sueh suppoiting dotumeniation as is
reasonably necessary 1o ovidence {he expenses demanded), the Tenant niny sei-off such
expenses agaiust any futuce payments of Rent,

6.6 Tratley Bays
The Lavdtord shall not desipnate any alernative ateas for trolley bays in the Shopping Mall as exist
a1 the dnte of this Lease unloss those alternative aroas are capable of accomumodating substantially
the same or a greater aumber of tralitys wnd ire aot materiafly less adjrcent to the Property or
materinbly less commodious.
6.7 Access, Loniting Buy
The |rndlord shath:
{a) use reasonable endeavours to keep all sccess roads open 24 howrs per day (subjest fo
temporary eloswre for inspection, maintenance, repair and rencwal), and
{t) enswre thad e Tenant bhas 24 hour access 1o {he loading bay mrea.
6.3 Opening Hours
‘The Landlord shalt ensee fliat the trading hours of Uie Shopping Makt will be in accordimee with she
tading hours of the Tenant in respect of the Property as notified by die Tenant fram {ime © fime.
The Landiord shall sot close the Shopping Mat) notvary the opening hours without the prior wrillen
consent of the Tenant (such consent otk be unicasonably withhbeld or delayed).
6.9  Tenant Mix of the Shopping Malt
(2} The tenant mix of the Shopping Ball will foltow the provisiens of good estate manzgement
and will comply with (he standards of 2 goud quality shopping centre anchoced by a
0032738-0000005 ON:1533065,3 10
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hypenmarket. The prior written consent of the Tenant is required to any substantial chauge
in the tchant mix (such consent not to be unreasonably withheld or deluyed).

(b) For st [ong as the Property is leased by or cccupied Ty the Tenant or a Group Company of
the Tenant the Landlord shall not usc or permit the use of dic whole or nny part of the
Shoppiug Mall {excluding the Property) (i) as a convenience store, (1) as n superovarket, (il
as a green eocer{iy) for the sale of alcuho) or (v) as 8 food coint; and

(e) Exeept for those existing on or prior 1o (he date of this Lease, the Landlord shall not p rovide
ar site any kiosks i the Common Arcas within 4 metres of the frontages of the Proparty.

(h The Landlovd shall not allow any solicitation of any business simifar to that oT the Teannt in
{he Shopping Mall or ou the Property and shall not cirewlate or allow to he cireulated leallels
or other advertising materisls in the Common Areas advertising any business similar to thet
of e Tenand. the Landiord shall take any and all actions and precautions necessary i
prevent these, and smilar acts from pecurring in the Shopping Maft and on the Froperty.

7. OTHER RIGHTS AND OBLIGA'TIONS OF THE PARTILS
71 Common Areas wngl Utilities '
(3} The Tenaul may (at no costy
(i) solicit business or eireulate Teaflets or othier advedtising materialy; and

(5 set up kiosks, tables or other promotionat activities up to twelve times per year for
up 1o five days al a Gime,

in the Comumion Arcas in accordance with such rersonable tenns and conditions imposed by
dic Landlordt from time (o time provided that ary such activities do not maerially adversely
affect othor ienants of the Shopping Mall,

{b) ‘the Landiord shall use reasonable endeavours to provides 1o the Tenant the uninterrupied and
condinuons supplics of Utilities which sutisfy the Tenant's requivements for its use of the
Praperty in acecrdonce with this Lease. The Landlord shell wot e liable for auy
imercuption, failute, discontivuance or termination of nny supply of Uiilities, save in the
case of its neghipence or witful misconduct,

) The Landlord shall ensuve that there are, 8t all times duving the Ternt, sufficicnt Comuia
Arcas and joint facilitios to enable the T'enani la cary out the Ffenmitied Use of the Property

{1 The Landlord must redecormte the exterior of the Shopping Mall and the Cormmaon Areas al
such tmes as (0 keep the Shopping Matl and Common Aseas in good decoretive order and in
any event undertake a rofurbistiment, renavation and redecoration of the Shopping Mall and
Common Areas at least every five yenrs throughout the Term. The Landlord must alse have
at pans of the Shopping Mall and Common Arcas requiriing treatment foy their preservation
and protection wented in accordance veth the bost approved manner for preserving and
proweeting them. ANl works under this subclause mwst be carried out in a good and
workmanlike manney, with suitable, good-quatity materials and in a design and colour
scheme eonsistent with the Venant's decoration of the Property.
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72 Sipaage

() ‘The Landlord agrees that the Tenant may ereet and maintain at its own cost (including the
paynient of aty end all signage tax) and visk Siguage at the Signage Locations pravided that
the Tenaue wkes all reasonabie precantions i relation to such signage (inchding in selalion
10 health and safsty and public liability nsuranca),

(b) In sespect of alf Signage to be ereeted by the Tenant, the Tenant shall fallow the approval
procedures of the applicable yegwations of any government authority and be respansible for
the selevant apphication charges and shall comply with al) other applicable requirements of
such government authority. The Landlord shail provide all neeessary assistanco in respect of
such applications which shall not be uareasonably withheld or delayed. I the selected
incations are not approved or are farbidden by any govenument authority or the Tenant's
Signage cannot be set up al 1he agreed locations due to any reasen attributable fo any ird
parly, the parties shall use ticir reasonable endeavours, and act in good faith, fo find
acceptable akernative focutions, provided that nejther party shall be obliged 10 accept &
solutlon that is in bicach of rny requirements of the refevant government suthority,

(5] The Tenant may inglatl temporacy Signage on 1he outside of the Shopping Mall provided
that stich Signage shali not cover an area of the omside clndding whicht is, in propertion,
peeater than the propoction that the gross infernal area of dhe Property bears to tho Shapping
Mall, The Fenant shail notify the Landlord of any such lemporary Signage.

() ‘The Tenant may remove or replace Sigaage fiom time 1o time, provided that te Tenaat shalt
ensue {hat no dusige o the Shopping Mail is cuused due to such cemaval or replacement.

(e) The Tenant shall at its own cost remove the Signage at the End of the Tem: (save to the
oxtont that the Laudlord mutifies e Tenant in weiting before the end of the Term that the
signage showld remain in situ).

7.3 Exceptions and Reservatinns

There are excepled and reserved to the Landiord and all other persoas suthorised by the Lundiord or
having shmilar righis:

{n} the right 1o the passage and swming of the Utilities Mirough any relevant Condules which are
now, or may ™ any lime be i, under, or over (ho Propetty and serve the yemainder of the

Shopping Malk
{b) the right to emer the Property in ordor (o0
{i} inspeet, clean, naintain, repair, conncel, remove, reaew, vuliy, replace, alter o
exeente shy works whaisoever (o, or in connection with any of the Utlfitles serving

the Comman Aren or any other services,

{i) oxecute repaits, mainienance, alterations or any other woiks, wand to make
installations to the Shopping Mnil; or

(i) doanything which the Landlord may or is obliged to do under tlis Lease,
provided that the Landlord shai:

(A)  give al least fourteen days” sritten nofice (except in an emergency, when o notice
need be given) 1o the Tenant of its intention {o exercise such rights;
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(B)  execise such oghts ouly if the Landlord cannot reasomubly carsy’ out sued works
otherwise tan from within thie Property;

(C)  where veasonably practicable to do so, exorcise such right ouside of ordinary
business iours of the Tenaat; and

{0y shall make good as soon as practicable to the Tenant’s veasonable satisfaction any
damage caused 10 the Properiy as s vesult of the Landlord exerelsing this right;

the right (o creet seallolding for the pucpose of repairing or cleaning the Shopping Mall in
conneetion with the exercise of any of the rights nientioned in this Lcase provided thai such
seaffolding shall not materially adversely affect the Tenant's use or enjoyment of the
Properiy and in exereising this right the Landlurd shall canse as fitle inconvenience s is
reasonably practieable fo the Temant and shall inake good as soon as practcable 10 the
Tenants reasonable satisfaction any dumage caused 1o the Frapery as a resull of the
Landiord exercising this right. 1T any such scaffolding obseures (whether in whole or in
part) any Sigeage of the Tenant, the Tenant shalt have the vight so attnch temporavy Sigaape
to such scaltelding,

any rights now, or afier (he date of Hiis Lease, belanging to, or enjoyed by, other parts of the
Shopping Mall;

fud) vight and Hberty ot any time after the date of this Lease 10 develop the Shopping Matl
and (o raise the hefght of, or moke any alterations or additions or execule any vther works 10,
the Shapping Mall or any buildings on ay adjeining property, or to erect any new buildings
of any height or any adjoining property in stuch manner as the Limdlond of the person
exereising such right shalt think fit, provided that (i} the Tenani's use and enjoyment of the
Propeny are not materially adversely affecied and (i} any works underiaken ase carricd out
in a gaod and workmanlike mannes, witk suitable poed quality materials and i a design and
coloup scheme consistent with the Tenant's decoration of the Propetty;

the ppht of support and protection fraw (he Property as is now enjoyed by the ather purts of
the Stropping Malk,

the right to affix security cameras snd lighting te the outside of the Propesty subjeet 10 the
Tenants prior weitten consent us 10 the size, kecation, number, design and colone (such
consent not ta be mreasonably wititlield or delayedy and subjees o the Landiord coniplying
with all sietatory requitements in selatiot (hereto and keeping the same in good and
sibstantiol vepair and condition.  Any works underlafien pisuant 10 this subclause 7.3g)
shall bo carvied out in # good and workmanlike manney, with suitable good quality matevials
and fu a design and colotr schenic consistent with the Tenant’s decoration of e Propoity;

e right front time to time to vary ar reconfigure any of thic Comnan Areas or the Utilities,
provided hat the Terant's beneficit use and enjoyment of the Property or the rigius
confereed to it under this Lease are not matertally adversely affected; and

full vight and Jiberty al any (ime to compromise any rights of light or air benefiling the
Praperty, provided thal ibe ‘Tonant's beneficial use and epjoyment of the Property is not
niaterially adversely affected,

7.4 Riphts Granted

There are pranted {o the Tenant and o]l persons authotised by the Tenant:
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(a} the right 1o use the Common Ascas for all proper purpeses in connection with dhe nse and
cujoyrent of the Property;

(b) subject {6 any (emporary interruption for repairs, maintenance, -afterations or replacemens,
{lae right 1o the passage of any of the Ulilitics 10 and from the Property through any conduit
whieh may be in, under or aver the Shopping Mal, in cach cnse so far as s necessary for the
reasonable use and esjoyment of the Property;

() the rght of support and protecton from the Shopping Mall as s now enjoyed by the
Property; and

{8  the right to cuter the Shapping Mall wilh workmen and equipment in order o carry out
works of yepair, muinienance and aftcration {0 the Property or the conduils or 1o do anyiling
wiicl the Tenant is obliged 1o do under1his Lease.

8 ALIENATION
8.1 Restrictions an alicnation
Save 1o the extenl pertnitied by the pyovisions of his clause § the Tenant must not part with
posscssion of (he whnle or any prrl of the Property or pant with or share oecupation of the whole or
any part of the Property or parmit sccupation of the whole or aay pavt of the Property orhold for any
othier person (on trust or ofhervise) the whole or any part of the Propecty.
&2  Assignment .
Yhe Tenant must not:
{a) assign or wanster its leaschold rights to any part of the Property; or
() assign or wansfer its leasehold viaht 1o the whole of the Property (otber than to u Group
Company of the Tenant) without the peior written consent of the 3Landlord which may nat be
unreasonably withheld or delaved. For the avoidance of doubt, {he Tonant shall be permitted
16 assiga or ransfer thi whole of the Property fo a Group Company of the Terant without
1he consent of the Landlord.
83 Subleuse
The ‘Fenamt must nol sublease part of the Property save for
€} those parts subleased or avaitable for subleasing on or prior (o the date of this Joase
(ineluding the renews) thereal),
(b3 those parts subleased Lo Tesco Card Services Limited (including ils successor or assigns);
{=) tlic sublease af a Permitted Part, pravided (hat the aggregate area of the subleased parts shall
nal exceed 30% of the total floor space of the Property; or
{#) where the prior wiilten spproval of the Landlord has been obtuined.
8.4 Form of sublease
The Tennut must procure fhal every sublease does not permit any assignment, subiease or othier
deading or disposal of the Property which is peohibited by e termss of this Lease and prohibits any
fluther sublease,
Qn52738-0000008 BN 1629865.3 4
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8.7

8.4

7.1

9.2

Concessinus

The ‘Fenant may prant conoessions 0, ot accept consigmment Dy, third paties i respect of aury
trading nren of the Property without the conseat of the Landiord provided thal ao lcase within the
meaning of'the Civik and Comumercial Code i5 crented,

Associnted compinies

The 'Fenant may shews the oceupation of the whole or any part of the Properly with a Group
Coupsny of the Tenant for so fong as both companies remaln members of thnt group and provided
that o relationship of landiord and tenant is created between the e companies gnd 10 secusity of
temwe is conlerred upon 1he ocewpicr,

Charping

Other than a sublease peymitied under this Leaye, e Tenant st not:

)] sreale or permit 1o be crented any enctinbeance over a part of the Preperty: ar
(o) ¢rehic or permit 1o be created any encumbrance over ihe whole of the Propurty,
without the prier cansent ol the Landlard, which miy nol hie uneessonably widiheld.

Registration of dealings

Within 10 Business Days of cvery assignment, transfer ar subfense of the Propedy as permiltud
wnder this Lease, (he Tenaat must uatify the Landlord of such: assignment, transter or sublense.

INSURANCE

Ducing the Term, die Tenant may insure the Prapesty against comprolicnsive all risks, including
without limitation, the third parly liabllity in respect of the Propery and the Tenant's business
interruption. The Tenant may name itsellas the sole beneficiary under the relevant insurance pelicy.

During the Term, the Landlord shail take out and maintiin wilh a repuiible insurance company at
least the following:

() comprehensive all visks (including, but net limited to, (hisd party liabilities) properly
insurince in respeet of the Shopping Mall {including the Propedy) ol the facilities,
equipment, constiuction work and properly of the Landford with 2 value that is not less than
theie tull reinstatement value (inclusive of =i clearance and demalition casts and all relevant
fees and having regard 10 possible increases in the reinstatement costs during the pedod of
insurance cover) agaiust damuge or 10ss by alk risks; and

W public Hnbility insurance in respect of Uie Shopping Malt in an amawit of nof foss than THB
490,753,000 per veeurrenee.

I the Landlord $ails 1o comply with clause 9.2(n), other than as a vesutt of Force Majewre, then the
Teaam may give the Landlord notice of such breach, i the Tenant serves sich notice and the
Landlare shall fail, within ten (10) Business Days of such notice. 1o ramedy such breach of clause
9.2(n), the Tonaal may 1ake out and maintain 2 comprehensive afl risks property insurance in respecd
of the Shopping Mall, on behalf of the Laadiord, i accordance with the requirements of clause
9.3(a) and until such time as the Landiord complics with its obligations under ctause 2.2(a), The
reasonable and proper cosls of such insurance shall be borne by the T.andlord, and shall be repaid
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withi ten (10) days of written demand faifing which the Tenant may set-off such amount against the
Rent payable by the Tenant,

If the "Fenant procuves insurance cover on behall' of the Leandlord. psvant to clause 9.3 and the
‘Ferzant pnd the Landlord have claims aising from e same cvent or which e otherwise stibject to
the same deduetible, the deductible shall be sharcd hetveeen the Landlord and the Tenam pro reia lo
the proceeds each receives in respeet of such clalms.

DESTRUCYTION OR DAMAGE OR EXPROPRIATION ¥O THE SHOPPING MALL
ANBD/OR THE PROPERTY

Pestroetion nr danage to the Shopping Mall andfor the Property

® IF any or alf parts of the Shopping dMall and/or the Properly {05 the case may be} is destroyed
or damaged due lo any reason {inchiding, but not Nimited lo, as a result of an Insnriance
tivent) and the ‘Venant is not abliged inder clavse 5.4 1o vepair such dahage, (he Landiord
must repair and/or reinstate the Shopping Mall and/or the Property (rs the case may be) into
a ienantable condition for the Tenant {o comtinve operating in ity ordinary course of business
ant handover the Properly 10 1he Tenant for its nse within a reasonablo time period after (he
accurrence of such event, The [enant may ot terminale this Lease by virtue of this ground
unless the conditions set ont in cliuse 10.1(h) are mer. For lhe avoidance of doubt, 1he Remt
shell be suspended or decyeased in proportion 1o the extent 1o which the Propeny cannot be
used by the Tenanf wntit the Shopping Mall and/or the Propesty {as the case mry be) arc
reinstated such that the Property ase fit for use by the Tenant and the Teaant can continue
operating in its ordinary course of busiaess. Save in the case of emecgeney, e Tandlord
shall give the Fenanl no less than thirty (30) days prior natice for the regular maintenance of
the Praperty and any other flemy for whose meinenance and repaic the Landlosd shiait be
responsibie, and the Tonant shall assis| actively and en-operate with the Landlord, provided
wha 1he Landlord shall use yeasonable endeavotivs to ensure tat such maintenance work
shell not affect the Tenant's normit operation in any naterial way,

(b) If any ov all pants of the Shopping Mall and/or the Property (as the case may be) is desireyed
or damaged duc to auy reason and, if in he reasonable opinion of the Tenant, (i} the
Landlord is ymable to repair or resnsinle the Shopping Mall and/or the Property because of
lognd restrictions or (i} the Shopping Mall andfor the Praperty {ay the ease may be) Is not
repaired or teinstated by the date being tveo (2) years ofter the date of destruction or damege,
the Tenant may terminate this Lease by giving 30 days' prior written notice to the Landiord.
If the Tenant exercises its right to erminale this Leave, the Landlord shalt relurn to the
Tenant the Rent prepaid by the Tenant under this Lease on & pro rata basls based ou the
reruaining term af the lease av at the date of the termination wichin 30 days from the date on
which the Tenanf fecminales this Lease.

(¢) Notwithstanding any of the provisions of clause 10.1¢a), if destruction or damage o the
Shopping Mal and/or the Propecty which results in 1he Properly (or any part thereof) betty;
rendered un{it for use oceurs during the period of {wo (2) yeats prior 10 End of the Term
(after the second renewal of this lease), the Landlord shalf not be obliged to reinstate- the
Shopping Malt and/or the Property unfess awl uati} the Tenanl and the Landlord apree 1o
extend the Term ov the partics have otherwise agreed Lerns for the continued oceupation and
use of ie Propetty by the Tenant affer the End of the Tenu,

(d) Notwithstanding the provisions of clanse 10.1(s} but subjeet 10 the Tenants right to
wrminate this T.case in accordance with clause [0, 1(b) if the insuvance proceeds received by
the Laudiord {plus ory deductuble) arc less than (lic cast of repair or reinstatement and the
Landlord fs tnable 1o fuad such shortfali from internal cash:
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{H the Landlosd shnll use s best efforts to secure additional finrncing to cover fhe
shortfal).  For the purposes of this clause use bast cfforts to secare pdditional
fiuancing shalt inchede, but not be limited to;

(A)  using bost ofTotis 1o secure bank {ending; and

(PY it the Landlord has not seeured bank Yending to finance the shonfull witin
three months of the date of the receipt by the Landlord of the tnswcsnce
procgeds relating to the damage or destrnetion, catling a meeting of iis
unithelders to propose m increase in capital within six mowths of the date of
the recoipt by the Landlord ol the insurance proceeds refuting 1o Lhe damage
or destruction

(ti} if the Landlord s unable to secure additionnt fnuncing the Landiord and the Tenant
shitl negotiae in good faith {0 find 2 mutually acceptable solution pravided always
hat in no clreumslanee will the Tenant be obliged to provide any funding towurds
(e cost of or othier solution relating la repair oy relnstatement of the Properly andfor
the Shopping dMall;

i)y ifthe Landlord and the ‘Fenant do not agres on & mutually acceptable solution witlis
sever months of e dare of the reeeipt by the Landlord of 1The insurange pracesds
relating 1o the damage or destruction the Tenant shall have the vight to {erminate this
Lease,

() In tis Lease (excluding clause 9.2(a)), reinstatenent or veinstate shall memn reinstating or
sebuilding 1o r standard developer’s base build finish for vewni) premises, folfowing
completion of which {he Properly are ready to receive the Tenant's fitting out works,
provided that the reinsiated premises must be substantialfy the same in format, layoud and
quality s the Propeety prior fo the relevant damage or destruction, unless it would not be
seasonnbly practicable to do so, in which case my change shall be subject 10 the Tenant's
appraval, which shall not to be unrensonably withhicld or delayed.

10,2 Vitiation

Provided that Hic conditions of such insurance are not unrcasonable and the Landlord has provided
copies of e relevant insurance policies to the ‘Tenan, the Tonaut shall not vse (he Propeny or carry
on Ay business at the Property or do or amit to do at the Propeny anything which may make void or
voidable any policy for the inswrance of the Property or the Shopping Mall.

10.3  Notica of damage

17 the Property is deswoyed or damaged due to any reason, the Tenant must give aetiee to fhe
Landlord as saon ns the destruction or dastage comes to the notice of the Teamnt.

104 TFivesafoly requirements
Thie Tenant musk:
{u) comply with al) teasonnble requirements of the Landiord about means of escape from {he
Propoesty In case of fire or other emerpency and abawt the provision and madnienance of fire

deteetion cquipment, five alann equipment and tire fighting equipment;

') undertake and give the Landiond a copy of the Tenwn’s risk assessment for the Propeny
within five Business Days of if being requested by the Landiord;

Q932738.0000008 BN 639865, W
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{c) notify the Landlovd of the rosponsible pecson for the Froperty; and

() co-operate with the Landlord und ) other relevamt persons in complying with applicable fire
and natural divaster sufety regultions.

195 Susponslan of refnstatement obligation

The Landlord s not obliged to reinstate the Peoperty in accordancs with clause 10.1(u) whike
prevented by a supervening event.

10,6  Supervening event
In clause 10.5 n supervening event means any of the following:

(2} sowe defeet in the site upon which reinstatemunt is 1o take place so that it couid nof be
undedaken or could be undertaken nfy at o cost unacceptable to the Landtord;

{b) inability of the Landlord to obtain access 1o the site to reinsiate; or

(c) prevention of reinstatement by any ennse beyond the controt of the Landlard,
1.7 Expropriation of the Shopping Mail andior the Propesty

(e) If any or all parts of the Shopping Mall and/or the Property {as the cise may be), is subjoct
fo expropriatlon aceording to Jaw und the expropriation adversely sffects the Tenant's
busingss to Such an exteit that the Testant &y unuble (o continve iis operation in the Property,
the ‘Tenznt may etninate this Lense by giving 30 days' prior writlen nofice to the Landlotd,
The Landlord must return the Rent prepaid by (he Tenant under this Lease to the Tenant ot

! pro rats basis according 1o the remaining tenn of the fease as al the dato of the wimination
within 30 days from the date en which the Temanl terminales this Lease.

(» I any part of the Shopping Malt andfor the Propeity (s (he case muy be) is expropriated and
the expropristion does not adversely affect the Tenant's business 1o sueh an extent that the
Tenant is wiable (o continue its operation in the Ueaperty, he Teaant shal not (eiminate this
Lease. ‘This Lease shal vemain in elitet but the Luncord must retutn all 6f 1he prepayments
and 1he Rent prepaid by the Tenant under (bis Lease to the Tepant o a pro rata basis based

an the exproprinted aren of the Praperdy and the remaining teem of the Lease as ol the year of

the expropriation. The rental rae after the expropriation of the Shopping Mall and/or the
Praperty {is the cuse ury be) shall decrease according fo tho repsuining aven of the Property.

i1, TERMINATION

31,1 Termination and Re-catyy hy the Landlord
If &n Bvent of Default occors i relation 1o the Tenant then notwithstanding the waiver of any
previous right of termination or reeniry the Landlord may ye-enier the Propenty (or any parl of ity or
aive natice [0 the Tenant af which point shis Lease will (eyminate and she Torm will cease bt
wilhout prefudice to any righty or remedics which may then have acerued to the Landiord against Gic

Tenant in respeet of any antocedent breach of any of the covenants of obligations of the Tenant in
this Lease (including the bicach in respeet of which teemination oectirs).

i1.2  Termination by (he Tenang

() I an Event of Defavit ocewss in refation 1o e Landiord; or

403273B-0000008 BN: 16398653 bt
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12,

12.%

122

(b) the Tenan! tertrinates this Lease piesuant to clanse 10.1(b) or clause 10.7(a},

then nolwithsianding the waiver of any previouy right of wrmination the Tenant may give notiee L
the Tandlord at which point this Lease will terminute and the Term will cease but without prejudess
1 any rights or remedies which may thea have acereed 10 the Tenam against the Landlord in respest
of any aniccedent Lreach of any of the covenams or obligations of the Landlord in this Loase
{inclnding the breach in respeel of which iamingiion oceurs).

Event of Delnult
Ia this clavse an Event of Lefault ocenrs i relriion o a party (the Defnalting Party) il

(1} any amount payable by the Defhulting Pty undex 1his Lease is aot paid when payable and
cemains unpaid for 25 Business Days afier becomivg payabie (whether formafly demanded
or not); or

(b) 2 treach by the Defaulting Pasty of any of the covenants by or obligations of Defauliing
Party in this Lease which if capable of remedy has not been remedid within a reasortable
fime as specified in 8 writtea notice from the other party specifying the breach and requiring
its rentegdy; oy

) the Defmlting Purly being subject in Thaltand o my fonn of bankroptey, liquidation,
receivership, business sehinbititation, admintstration, wrangement ov sehieme with creditoss,
moriorium, ot interint or provisiona! supervision by the court or coutt apppintee, whelher in
or out of court,

Caneellation of Repisteation

The patics agree to proceed for regishation of (he cencelintion of the lease registration at e
refevant (and office within o6 Business Days after the expley or termination of this Loasu for any
reagon,

GENERAL
Diateres] and powers of recovery

Any Rent or otliee sum payable under this Lease which i aot paid on the day on whick it is due wili
bear taterest from that day witll the date of payment al the Defavll Tntesost Bate.  Every amount
payabie under this Lease is reserved as rent and is recoverable as renl in arrear,

Enteress on brench
Without prejuclice to clause 12,1, if?
(i) there is aaty breach by the Tenant of its obligations under ihis 1 ense; and

(b} the Landlord serves notiee of the Tenant that by reason of that breach the Landlord witl nat
far the time being acoept any sums (incinding the Rent) payable by the Temmt under this
Lease, :

the Tenaal must pay o (e Lavdlord on demand iterest at the Default fnterest Rate on the
swms due (o the Landlord under this Lense, i respect of the period from the date of service
of the notice, of from the date when the particular sum fe)] duc (whichever is the [ater), wnti
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i2.3

12.5

12,6

127

whichevey is the earlicr of the date of the acceptance by the Langiord of the sum due and fhe
date on which the breach is yemedicd,

Whole ngreement

This Lease contains the whele ameenent between the pasties aclating 1o the transaction
contemplated by this Lease and supersedes all previous agyeenicnts betiveon the parlies relating ie
{he transaciion,

Represeniations

Ihe ‘Tenmt acknowledges G in ageeeing 1o enter inte this Lease the “Fenant has not velied o0 any
cepresentation, warsoty, collderal conteact or othey assurnnce made by or on behalf of the Lardiord
before the exeention of this Lease. The Tenant waives il rights and remedics which, but for this
clause, mighl otherwise be available 1o it 3 respeet ol any sueht representation, wasranty, cofiaterat
contract or other assorance, bl notliing iv this cluse Bntits or excludes any liability for fraud,

Rights of eniry

Al rights of entry exereisable by the Landlord exiend to include (without fimitation) its coployees,
agents, sueveyors, contractors and leensces with or without plant, equipment, apphiasees and
materinls.

Interpretution ol coyenands

Any covenant by the Tenant not 1o do or amif to do nnything must be constried as though the
covenant wera in addition a covenant nol to permit or sufter {hot ting to be done or omttied to T
done,

Fenuni's possessions

If nfter the Tenant has vacated the Property at the Ead of the Term wny o the Tenunt's {possessions
semain on the Property and the Tenant fads 10 romove them within 20 Business ays after being
requesied 1o do so by die Landlord then:

(a} the Laudlord may dispose of the possessions as agent for the Tenant,

(8 (if disposat is by sule) thes, subjeel 10 elause 12.7(c), the Lundlord must hold the proceads &l
sale aiter deducting Hie costs and cxpeuses of removal, storage and selv incwred by it to e
arder of the Tenani;

(c) if the Tenand fails to claim the proceeds of sale within 60 Business Days of the dale of the
salo, the Landlord may keep them;

{d) the Tenant indemaifies he Landiowd against:
Mm any fiahifity incured by the Landlord to any (hird parly whosu possessions have
been sold by the Landlord in the mistaken belief’ (swhich must be presumed) that {le

possessions belonged fo the Tenant;

i any damage cavsed to the Property by the possessions; and
) B y oy he )

Giiy  all loss, demage, actions, peoceedings, clabms, desmands, costs, damages and
expenses inenreed or susfered by or bronght or awarded agaiust the Landlord o5 @

Q032738-0000008 BN. 1630885, 20




12.8

13.

3.

13.2

1.3

14,

14.1

resulf of the presence of the possessions an the Proporty after the Tenant has lefl it pl
the lind of the Tarm.

Dser Ian
Vixeept as cxpressly sisted, nothing contained i or fmplied by this Lease:

(0)  imposes or is deemed [0 impose any restriction on the tse of any Jand or buildings nat
comprised in this Lease; o

{b) gives the Tennnt:

L}

i the beneft of or the right lo enforce or 1o have enforced or to provent the refease ar
modification of any covenant, lease, condition or stipulation entered infe by any
purchiser or tenant fiom the Landlovd i respeet of any properly not comprisel in
tliis Foase, or

() the right to prevent or restrict in any way the devclopaent of any Joud not comprised
it $his Lerse; or

{e) refeases the Tenant lrom the covenants by the Tenant in this Lease notwithstanding thet the
Landlord Itas waived or released temporarily or pesinanently, revocably or itrevoenbly ar in
any other way a sintilar covenant or similar covenants affecling any property nat comprisid
in thig Lease.

APPOINTMENT OF THE MANAGEMENT COMPANY

Subject (o clovse 13.4, the Landlord shall be entitled fo cinpower any person 10 act as sts agent for
the purpose of exercising its Hights and powery undes this Lease and the Teaant shall comply with o)
instsuctions or nofices piven by sach agent as if’ such notices or instuctions are given by the
Landlord.

Subject to ¢lause 13.4, the Landlovd shali be entitled to entrust a property management CoMpsiy of
goot standing oud repule to crery ot the overnl! tanagement of the Shopping Mall and/or
perform the obligatiens of the Landlord under this Lease. the Tenant shall hava no right to objeet ln
the appointinent of the Management Company. ‘The Tenant shall use its best endeayaurs to fiify et-
operaie will the Management Company in thie performince of its duties.

Unfess othierise subsequently aotificd by the Landiord, the Management Company s herchy
appointed and constituted as an agent of the Landlord with full power and autiarity to demand and
receive the Rent and ether payments payable by the Tenaot under this Lease.,

The Tenant shall have 20 right (o object to the appointment of the Maangement Company provided
ghat the appoimment of a supermarkel retefler, convenience store aperator or hypermarkel aperator
or ot associate, alfiliate or nomince thereaf ather than the Tenant or a Group Company of the Tenant
shall require the prior writteh consemt of the Tenanl,

RENEWAL

Renewal

() Subjeet 1o the remaindos of his subctnuse 14.1 and the provisions of Schedule 3 (if
apphicable), this Lease shall be rencwed for a firther ten years at the End of the Term {such
periad being the First Extended ‘Ferm) and for & further ten yews 4l (he end of the First
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14.2

15,

15.1

154

fxtended Term (such period being the Second Bxtended Term) on the same lerms as st
out herein {other than Rent) and on the following basls:

) subjert 16 subelnuse 14.1(b) the Rent payable duving the First Iixtended Term shull
be as set out in Sehedule 3 and the Rent payable during the Sccond Exiended Verm
shiall be as set out in Schedule 4;

(i} this Lease shafl not bo rencwed mote than twice; and

(i) he agarcgate of the Initial Term, the First Extemled Term and the Sccond Extended
Term shall not cxeeed (e term of the Head Lease (including its renzwal).

{b) If the Landloed or the Tenant gives notice (o the other nt lerst six wonths pricr 1o the End of
ihe velevant “Ter thnt, hased on an dependent valvation, the Landlord or (e Fonant (as
applicable) helieves the Rent is no longer substantiaily in line with the market for sinilar
premises in similar Jocations then the pavtics shall negotiate in good faith 1o agrec the rent
for the Fivst Extended Term or Second Extended Term (as applicable) and ali other twrms off
this Lease shall apply 1o the renewat of this Lease for such Tem. If the parties have net
agreed (n writing the Rent for the refevant Tenn thice months prior to the start of e that
Teem then the provisions of Schedule 5 shatt apply.

(c) Notwithstanding subclauses 14.8(a) and 14.1(b) or the provisions of Schedule 5, the
Landlord and the Tenant may at any time prior 10 the commencement of the relevant Term
apree in writing 1he Rent 1o be payable for the that Termn,

Registration Tuliowing venewsl

Clause 6.2 shall apply to any recewal of ihis Lease nnder this clause H4,
MISCELLANEQUS

Severance

T'o the exient thit any provision of this Iease is rendered void that peovision must be severcd from
the remainder of this Lease wiich remaing in full force and effect, 1n this clause provision inchides
a classe, a wbclause or a scheduie or any pirt of any of then,

Notices in wriling

Lvery notice, convent, approval or divection given under this Loase must be fn writing.

Exelusion of thivd party rights

A person who 15 ot st pany (o this Lease may not enforce any of its 16onus,

Notices

() Any notice or other cotmunieation to be given under 1his Lanse must be in writing (which
includes fax, but not any other form of glectronic comunication) ard may be delivered or
sunt by post or [ax (o the pardy to be served &l its wddress as follows:

1o the Landlond at: to {he Tenant al;

11 O House Sathorn Building, M. G 62971 Mo0.10 Nawaminir Rd., Kloagkoom,
and 10th floors, South Sathom Bucsngkeom Bangkok 18230, Thailand
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Rouad, Sathern, Banghek (0120,

Thattand
Fax: 02 679 1824 Fax: 02 797 9816
Marked for the sitention of: The marked for the atiemion of: Vorapon Fecha-

Chief Excoutive Qfficer of KTAM,  akraku), Hed of Property Managisnusnd,

with & copy 10:

6259/1 Moo. 10 Nawansintr Re., Klongkeom,
Buengkoom, Brngkok 10230, Thailand
Fax: 02 797 9812

tarked for the sttention of: Ahusara
Chokvanilphong, Logal Dircetor,

or at such oiher nddress or fax number as it may heve notificd t the othor party fa
sceordanee Wit Uiis olause, Any notice or other document sent by post shalf be sent Iy

prepuid registered post,
()] Any notice or other forumil communicntion shall be deemed o have been given:
{1 if delivered, &l the time of defivery; or
(i) if’ posted, at 10.00 «.n., on the seeond Business Day afler it was pul into post; or

() if semt by fux, on the date of tansiission, If transmitied before 3.00 pany. on any
Business Day, and in any other case on the Busincss Doy following the datc of
{ransmyission; or

©) in proviag service of 4 notice o other formal communication, i shalt be sufficient & prove
that delivery was made or thal the envelope conlaining the communication was propesty
addressed and posicd by prepaid registered post or that the fax was properly addressed aiul
transmitied, #s the case may be,

16, GCOVERNING LAW AND JURISDICTION

161 Goveralng law

"This Lease {including subclause 16.2 (Arbitcatioe) and any non-conteaeival obligations arising out of
or in conncetion wifh it) shall be govecned by and conswwued in acsordinee with the laws of

Thailand.
162  Arbifration

(w0 Any dispuse, clafin, difference or controversy arising out of, relating 1o oF having any
conncction with this Lense, including any dispute as to its existence, valldity, interpretation,
performanee, brench or termination or the conseqilences of its nullity and rny dispute
relating (o any non-conlractual obligations arising out of or in conuection with it (for the
purpose of this subclavse 16.2, a Dispute), shall be referred 1o and finnliy resolved by
arhitration under the Arbitration Rutes of the Thai Atbitration Institufe, Office of 1he
Judiciary applicnble at the time of submission of the dispule fo arbitration {the Rudes) and
the conduet of the arbitration thereof shal) be nnder the auspices of the That Arbilration
Institute.
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The Rules are incorporated by reference info this subolause and copitalised terms used in this
subclanse 16,2 which are not olherwise deflued in {his Lease bhrve the sneaning given o
{hetw in the Rules,

The number of arbitrators shalf be three and the Arbilval Tribunal shall be appointed in
accardange with the Rules. '

The seat, or legal place of arbitration, shall be Bangkok, Thailand.
The tangurge used in the arbitval proceedings shall be Thad.

Service of any Statement of Claim shall be made in secordance with subclause 154
{Notices) to the extent permitted by applicablie Jaw.

The Ashitral Fribonat shall have the power 10 yule on iis own jurisdiction, including any
objectinps with respect o the existence, validity, or elfectiveacss of the arbitration
ngreement.  The Asbitral ‘Pribunal may make sush ruling in & preliminary decision on
jurisdiction ov it an award on the merits, as i considers appropeiace in the circutstances,

DeFault by any party shall not prevent the Asbitral Tribunal from proceediag to render an
awinf,

Avy awand of the Arbitral Teibumai shall be final und binding on the partics. The pavties
underfake to carcy out any sward without dilay and shall be deemed to have waived theis
Mgt o any form of recourse insofar as such waiver can vatidly be mode, Enforcement uf
any award may be sought in any court of competent jurisdiction.

The existence and content of the atbitenl proceedings and any rolings or award shall be kept
confidential by the partics and members of the Achilral Tribumal except:

8} 10 the extent 1hat discloswe may be required of a pacty to 1utfii a legal duty, protect
ar pursue a legald right, o eaforce or chalicnge an award in hora Jide legal
proceedings before o sfate court or other jugdicial autherily;

Gi) with the cansent of all puies;

(i)  where needed for the pregaration or presentation of a claim or defence I this
arbibration;

Gv)  where such information is already i the public demain ather fhan &5 a result of
breneks af this ¢iause: or

(v} by order ol the Acbiteal Tribunal upen application of a paity.

1N WITNESS of which (his Lease has heen signed by the parties {or ihelr duly sutherised represeatatives)
on the date stated at the beginning of thus Lerse

003A738-0000008 BN 163520663 ]
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SCHEDULE 2

RENT PAYMENTS FOR THE INITIAL TERM

in respect of

Hypermarlet,
Year of Iuitial Maintenance Arce, fn respeet of Faod Cowrt | Rent per month
Termn Iaclk Offices and

Warchouse () (wy)

{w)
1. £,223,168 181,804 1,404,072
2. £,223,168 181,804 1,404,972
3. 1,223,168 181,804 1,104,972
4, 1,345,485 199,984 1,545,409
5. 1,345,485 199,054 1,545,469
6. 1,345,485 99,934 1,545,469
7. 1,480,033 219,982 1,700,015
8. i 1,480,033 219,582 1,700,018
9. 1,480,033 219,982 1,706,015
10, 1,628,037 241,981 1,870,018

0032738-0000008 BN:1G39365.3
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SCHEDULES

RENT PAYMENTS FOR THE FIRST EXTERDER TERM

in respect of
; g!i?:::r:::::itjhca in vespeet of Food Court | Rent per monih
;:E?cl;::lf;??:rm Baclk Offices and ‘ .
’ Warchouse 189 (wy)
(w)
Y £,628,037 241,981 1,870,018
2 1,628,037 241,98] 1,820,018
3. 1,790,840 206,479 2,057,012
1 1,790,840 266,579 2,057,019
3 1,790,840 266,179 2,057,019
6. 1,969,924 292,797 2,262,721
7. 1,969,924 292,197 2,262,721
8. 1,969,924 292,797 2,262,721
9. 2,166,917 322,076 2,488,993
10, 2,166,917 322,076 2,488,993
0932738-0000008 RN 16308653 b1
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SCHEDULE 4

RENT PAYMENTS FOR THE SECOND EXTENDE]R TERM

in vespeet of
Hypermtarket,
vonr of Sccond aitenance Area, in respect of Wood Cowt | Reul per month
Extended Term Back Otfices and
' Warchauso ) (wiy)
{w)
; 2,160,917 322,076 2,488,993
2. 2,383,608 354,284 2,737,892
3. 2,383,008 354,284 2,737,692 -
4, 2,383,608 354,284 2,737,892
5. 2,621,969 380,712 3,011,681
6. 2,021,969 389,712 3,014,681
7. 2.621,969 389,712 3,011,681
8. 2,884,166 128,684 3,312,850
9. 2,884,166 428,684 3,312,850
10. 2,884,166 428,084 3,312,850
©032738-0000008 BM-1539685.9 H

L

| S S S\

= 00 B 52 £ £33

e 'ea Em

=



|k"|

(1

(2}

(3

(4}

SCHEDULES
RENT REVIEW RY EXPERT

Rueat determination ~ method

The revised Rent for the First Extended Term o the Second Extended Term shall be determined not
Inter than the end of the preceding Term by au independent valuer {acting as an expori and nol as an
provitrator) of recognised standing and baving experience in leting and valning propeity of a fike
kind and chiaracter to the Property. The vatuer slisll determine fhe yearly rent for the first year of the
relevant Term in aceardance with this Schedule 5, The Rent for the relevant Term shull increase by
12t pereent iy years fowr, seveit and ten of the thad Term,

Nemination

Iy the absenee of agreement as to the identity of the valusr within 10 Business Doayw of fhe
provisions of this Schednle § applying pursuant fo clause 14,1{b), the independent vaiuer shali be
noniaated by the That Valuers Association and shall be from an internationally recogrised firm of
peaperly consuhants having at least 10 years experience in Thailand of lewing and valuing properiy
of a Jike kind and character w the Propesty.

Rend review - amount

The revised Rent to be determined by the valuer wit be such as he cecides is the yearly yont at selich
the Property might reasonably be expected 10 be let af (he start of the redevant Teroy:

(a} after the expiry of 2 renl-frce period or a concesstonary rent perlod given for fitting-out
pOIposes only of such lenpth aud the piving of such other nductinents {including, without
[imitation, any rental coneession, capital payment or coptribution to fitting out costs} given
for fiting-out purposcs anty as in either case would be negotiated in the epen market
belween a witijng lendloed and a willing tenant so that the yemdy went is that payable «Rer
(he expiry of any such rent-fice peviod or concessionary rend period and after the giving of
any such inducsment; and

(h) on the assumptions set out in pavagraph (4) but disregarding the matters set out i paragronh

(3).
Assumiptions
The assumptions are 1hat at the beginning of the relevant Term:
() the Property:

(i) is uvailable to Lot on the oper market by a willing landiond to 2 willing ienant by one
Jease without # premium trom either party but subjeet to a 25 per cent. discount aa
the anchor enancy of the Shopping Mall and with vacan( possession for n toim
equal 10 the refevant Term and cammencing on the beginniog of e relsvant Term
with the rent payabie from then;

(i) is 10 be Jef as a whole on & lease which is 10 comain the same fernys a8 this Lease
{other than the ametnt oF the rent referved to 1y clause 4),

(i) is fit and avaBlable for immediate occupation and use aud is fitted out for the
incoming tanants inmwediate use as awharvised by this Lease in accordance with the
ncominy femitnl's requireiients, and

0532738-0000008 BN 18679805 3 3
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{iv}  may be used only as a hypermarket;

(6)  alk the covenoals in this Lease hy the Landlord and the Tenant have been performed il
abserved; and

(c} n0 work has been civicd out to the Property which has diminished the rental value and in
case the Properly has been destrayed ar dameged i has been fully restored.

)] Disrepards

The maltery 10 be disyegarded ave: %

() any effeet on rem of the fact thal the Tenant, its Snb-lessces or Fhird-Parly Users or their
respective predecessars in litle have been in occapation of the Property;

(b) any goodwill attached (o the Property by veason of the carrying on &l it of the business of the
Fenand, its Sub-lessces oF Third-Party Users or their predecessors i {itle i their respeetive
Dusinesseys; and )

(o) any fncrease in rental value of (he Property witr(butable fo the existence al the beginning of
the refevant Teem of any voluntary improvement to the Property carried out by the Tenan,
its Sub-lessees or Third-Party Users or their respective predecessors in title during the Torm
oF during any earticr pevind of occupation Rrising owt of an agrectient to grant the Termn.

In this clause & voluniary inprovement is anc garried out with the consent of' the Eandlon
(where required) but not under an obligation 1o the Landlard or ils prédecessors in title,
£6) Valuer

i the case of determination by n valwer:

(@) the fees and expenses of the valuer including the cost of his appeintinent must be borae a3 he
depides or in the absence of any decision equally by the Landlod and the Tenant who must
othgrwise ¢ach beur their own costs;

® the valuer must afford the Landlord and the Teuant sn opportinily Lo muke representistions
to K and

H il the valuer dies, defays or becomes unwilling or incapable of acting {he Thai Vaduers
Assacintion shalt discharze (he vatoer and sppoint another in his place in accordanee with
pavagraph (2).

{1 Apreement of cevised Rent
When the revised venrly rent for the fivst year of the relevant Term has been asceclained by the
valoer and sotice given 1o the Landlord ind the Tenant of such yearty rent the parties shall negoliate
in good faith 1o eyree tpon the Reat for the selovant Term. 1 the Reat for the relevent Term is
agreed the Landtord and the Venant shall sign & momacanda of the Rent and this .case shail be
renesved on the same (erms suliject to the revised Reat. Unless otherwise agreed in writing by the
partics, if the Landlocd and the Tenant do und agree in weiting the Rent for the Fiest xtended Term
or the Second Bxtendled Ferm (as applicable) prior to the conmmencement of the refevant Tem this
Lease will tenuinate at the end of the preceding Term.
(8) Cosls
0032738-D000003 BN;1639§65.3 12
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If cither the Landlerd or the Tenan fails to pay the selevanl part of the fees and expenses of the
yahter under paragraph (6) within 15 Business Days of (heiy being demanded by the valuer the other
may pay them and the amouny so paid must be repaid on demmnd by the pay chargeoble and
recoverable from that parly as & debt due, If the valuer requirey payment of his feos and expenses
before relensing his determination, ¢ither the Landlord or the Tepant may pay theu and recaver the
other's share of them fhom the other.
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SIGHRED for and on behalfof
ER-CHAT DISTRIBUTION
SYSTEM CO., LTD,
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SEGHEL for sl o hebalfof
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S1imakarin

EXLCUTION VERSION

Part § of Service Agreement
SERVICE AGREEMENT

THIS AGREEMENT IS mude on ]3 Munch 2012,

Botween:

{1)  Teseo Lotus Retail Growth Frechold And Leaschold Property Fuod a property fund established
wder the Jaws of Thailand managed by Krung Tha Asset Mamagement Public Company Limited
whose ropistered office is of 11 Q. House Sathorn Buifding, M, G and 10t Floors, Soutl Suthorn
Koud, Tung Mahamek, Satharm, Bangkok 10120, Thiland (the Landlord); and

) L-Chai Distribution Systeny Co., Lad., 2 private limited company ineorporaied under the laws of
Thaitand with registration nenber 0105539010058 and fiving ity head office at 62971 Moo, 10
Nawamimr Rd., Klongkoon, Buengkoom Bangkok 10230, Thailand (the Costorery,

Wheyens:

(1)  The Landlord has entered into o swle and purchase agreement on of aboul (he date hereof (the SPA)
relating (0 the shepping mul! Josated &t 9, Moo 6, Bang Mummgmai Sub-districl, Muung District,
Sumwthprakam Provines, Thailand {the Shopping Mall) pursuant to which the Landlord will,
subject fo completion wider the SPA, purchase (he Shopping Mall from the Customenr.

(2} Subject to completion under the SPA,. the Customer will lease ot spuce {(he L.eased Space) within
the Shopping Mall pursvant o o leass agreement hetween the Laadlord and the Customer (ay teaant)
dated on or ahow 1he dine hereof (the Lease Agveemeut).

(3) The Landlord will asrange for services and equiptent to be provided in ihe Leased Space and b the
surrounding sezs of the Shopping Mall to be used by the Custonier ind other relail shops which
engape i husiness in the Shopping Malf,

{4} The Custonwer as property inanager {the Properly DMavnager) ubder a property Wanagemest
ogreement eitered #lo between the. Landiord and the Property Manager on or aboui the dule hereof,
has, subjeet to completion Bnder the SPA, been appointed and constituied as an agent of the
Landlord with full power wnd autharity o provide services on behadt of the Landlosd 10 fenanis of
the Shapping M) and dernand and receive paynsents for such services

The pacties apree as follows:
l. Agreemrnd
This Agreement shall have effect from dite of completion of the SPA.

The Landlord sgrees to psovide services to the Customer and G Costomer agrees 1o accept services o be
movided by the Lundlord aeearding to terms amd conditivas of this Agieement.

The Propesty Manager is hereby appointed wrd constituted as an agemt of e Lundlord with Tull powver and
authoriiy to provide the Services aad demand and receive payments payable by the Coztomer under this
Aprcement. The Landlord muy revoXe soeh nppeintment and appoint another propurly micaages upon notice
in writing to the Cuslomer,

2, Agreoment daconeainiions

24 The parties agree that the following documents shall be deemed imegeal purts of (his Agreement and
refereace (o this Agreement shalf be eonstraed accordingdy:

i e s . . o o



{hH Service Agreement Chis Pt 1)

{2y Verms and Conditions of Service Agreement {Pant 2}
{3) Scope of Services (Part 1)

) Service Fee (Part 4)

2.2 ncase that there is any conflict in the terns of this Part 1 and any of the documents referred 19 in
(2) 10 (8) aboye, the tevms of thix Farr | shall prevail.

23 Incuse that there is no spectfic provision regarding the obdigation of the partles, the applicabls teims

of the Lease Agreement (i uay) shall be applivd.

K3 Assignment

The Landlord may ut any Gime assign or trusfer (ncloding by way of novation) any rights or obligautiras
under ihis Agreenient 10 any entily appointed by the Landlond as property matager in sespect of the
Shaopping Mail.

4. Itntire Apreoment

4.1 I'his Agreement and the decumants refersed (o3 it eontain the whole agresment hetween the partiex
relating (o the tansaciions contemplated by this Agreement and supersede all DIEVIOUS agreenins
bretween the pastics reluling to these transaetions and the provision af seyvices,

42 iEachpanty:

(1) acknowledges thas, in agrecing 10 enter into this Agreement, it s not relied on any capies
or implicd representution, warranty, collateral contvact or other assurice made by of o
hehalt of any ather party at any time helore the signaire of this Agreement; and

(o) watives atl cights wnd semedies which, but Tor this subclause 4.2, might otherwise be
avaifuble o it i respect of any such express o implied representation, warrany, collatenl
conlned or olher assurance.

4.3 Nothing in the preceding subclause Hmits or excludes any Bability for fraud,

3. Scverability

The provisions contained i cach cizuse and subelause of this Agreement shubt be enforcenble ixlependently
of exch of the others and their validity shall not be affeated xfdn) ol the oturs are ipvalid. ) any of those
provisions is void hut wounld be valid i some pust of the provisian were defeted, the psmmnn in ghestion
shafl apply with sach modificatian as muy be necessaty o muke jt vaid,

4. Paymenty

Unjess otherwise agreed in 1he case of @ given payment, eacl piyment to be mude under ihis Agreament
shall be made within seven days of receipt by the Customer o an invoice from the Property Manager or
Landiond and shafl be made in That Bahe in the method specified i the relevant invoice.

7 Netices
7.1 ANy natice or other commiumication to be given under thix Agreement must be in writing which

includes fax, but not any other form of electronic communication} wnd may H defjvercd ar sem by
pOst or tax 10 the party o he served al iis addresy as folfows:

Q0327380000008 BN:1639975.2 2
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te the Lundlord at:

¢fu Properiy Manager

11 Q. House Sathorn Bwilding, M, € aud
101 Eleors, Svuth Sathorn Roud, Satharmn,
Bunghok 10120, Thatknd

Fux: 02 679 1824

Matked for the attenGon of: The Chiel
Exceutive Officer of KTAM,

10 the Casloniey ae:

62971 Moo 10 Nawaming Rd., Klongkaam,

Buengkoom Danghok 10230, Thatland

Fax: 02707 0810
marked for (he attention of: Yorapon Teclha-
skrakad, Head of Praperly Munsgement,

With a copy to:

62071 Mog. 10 Nawamintr Rd., Klangkoom,
Buengkomn Bangkok 10230, Thailand

Tax: (12 797 5812

marked for the atention of: Anusara
Chokvanitphong. Legal Director,

or at such other address or fax number as it may have notified (0 the ofrer party i accardieiee wiih
this clause, Any netice or oiher docunient seal by post shall be sent by prepaid repistered post o by
prepatd wirmudl (if clsewhere),

12 Any notice or other formal communication shall he deemed 1o have heen given:
)] i defivered, st te time of delivery; or
{ il posted, al 3000 iwm, en the sceond business day after it was put ino pest; or

{6 if sent by fux, on the dute of tmsmission, il traowmitted before 3.00 p.m. on Yy business
day, and in any other case on the business day following the date of transimission; or

13 Tn proving service of a notice or other formal communication, 1t shall be sufficient to prove thut
delivery vas made or it the envelope containing (he communicition was properly aduressed and
posied by prepaid regisiered post o O the fix was propecdy addressed and {ransmitted, ss the ense
may be.

3 Cownterparts

This Agreement may be execwled W wy numiber of counterparts, wil of which, taken together, shud
constitaie one ind he sime agresment, and any party (including any duly authorised representative of a
pirty) imay enfer into this Agreement by eaccuting a counterpaet. Faesimile sipnatoves shudl be valid und
binding provided the ortginal signatures are delivered (o the other purty imtediately after the exceution.

9. Graerad
4.] Nothing in this Agreament shafi be deened to constitate w partership belween any of the parties mor

constilule sy party the agent of any cther purty for auy purpose.
8.2 The vights ol cach parly under this Agreement:
{a} muay be exercised uy oflen as necessuy;

{k) apless otheswase expressly provided in this Agreement, are comulative aml not exclisive of
rghls and remedivs provided by Jaw, and
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(¢} muy he wadved only in writing and specifically.
BPxelay in exercising or non-gxercise of any sueh eight is not s wadver of that vipht

A waiver {whether express or implied) by one of the panties o any of the provisions of this
Agreement or of any fweach of o deflt by the other paty @n performing sny of those provisions
shall ot constimte a comtinuing waiver and (at waiver si] not prevent the waiviag pany from
suhsegnently enfareing any of the provisians of this Agreement nnt wiived ar from acting on any
subsequent brexch of or defaalt by the other party ander any of the provisions of this Agreciment,

Foree Majeure

None of tle purties shadl be liable © any other for nay defay or non performance of its obligations
ander this Agreement arising from Forve Majoure (s defined in the Lense Agreement),

Subjeet to lhe party so delaying promptly actifying (e other party in writing of the cause and 1jn
Tikely duration of the delay and pravided that the paaty shall use reasonible endeavours o Hmit the
elfect of such event on the other puty, the perlonmance uf the delaying paty's obligations, 10 the
extent aiTecled by the dekay, shal) be wuspended duving the period that the cause persists,

Term of Sorvices

"Ehe term of 1he. Services in relalion {0 the Leased Space is ten yeaes or unlil womination or expication of the
Lease Apreement whichever in the ealicr,

12,

Governing Law

Thiy Agreenxent (including clause 13 (Arbitration) and any non-conteactual obligadions arsing ot of or in
conneelion with #1) shall he governed by und constraed i iccordinee with the Taws of Thailund,

13,

131

13.5

Axhitratinn

Any dispute, cluim, difference or controversy urising ou of, sefating to oy having wy connection
with this Agreement, taciudiog any Jispute as (0 ils existence, validity, infesprutation, performance,
beeach or termitation or the eonsequences of ity nullisy and ayy dispote velating (0 Aoy non-
eontractnal obligations ansing out of or in canmeetion vath i (for the purpose of iy dawse 13, a
Dispute), shail be refereed ta and finally resobved by arbitration under the Asbitmitaon Rules of the
That Arhitemtinn Instinne, Office of the fudiciary appticable at ihe time of snbmission of the dispine
10 arhitration {the Rutes) and the canduct of the arbitration thereol sliall e andey the saspices of the
That Arbitration Instilute,

The Rulex are tncorporaled by referencs into this subclse and capitalised terms wsed in this elauss
}] whitch are not otherwise defined in this Lease have the meaning given to them in the Rules,

The number of arhitvators shall be rheee and the Arhiteal Tribunal shidl be appoitned in accordangs
with the Rules.

The sewd, or legal place of arbrration, shall be Banghok, Thailund.
The lungpage used in the arbiteal proceedings shall be Thai

Service of any Statement of Cliim shall be made in accordace with clause 7 {Noficex} 10 the exten
permitted by applicable Lo,

0032738-0000008 BA11638975.2 4
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13.7

(3.4

139

13.10

The Atbitral Tribunal shall have the power 1o wle on Tts own jorisdiction, iycluding uny objections
with rexpect 19 the exisience, validity, or effectivencss of the arbitration agreement. The Avbitral
Tribunal may moke such riling in 4 preiimmury decision on jwisdiction or I an wward on the
nierils, o8 it considers appropsiate in the circumstances,

Defaudt by any pardy shull aot prevent the Arbitral Tribuwnd from procecding w rendor an award,

Any award of the Arbitrut Tribunal sl be finad and binding on the parties. The pacties undertake
1o carry out apy wwind without deluy vad shili be decmed (e have watved their right o any form of
recourse insofir as saeh widver can validly be made.  Enforcement of any award may be sought in

wy court of compelent jorisdiction,

The exitsience and content of {he wrbilnd proceedings and any rulings or award shall be kept
confidential by the parties and members of the Arbitral Tribunal except:

(@) o the extent dadt disclosurc may be required of o purty to felfil alegal doty, prtect or
pursue  legal right, or enforce or chullenge @ award in bova fide legal proceedings before
i state court or other judicind authority;

(b} with the consent of ull parties;

() where necded for e proparalion or presentation of @ clainy or defence it this arbitration;

{d} where such infornstion is aheady in the public domatn other than as  resedt of & breach of
this clawse; or

{e) hy order of the Avbatiad Tribunal upen application of aparty.
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IN WITNESS WHEREOF, the purtles have enceated this Agreement in the presence of wARSKSeK a1 the
prace and deled snidd shove,

3 ) B = == £

SIGMELD forund on belaif of
EK-AUCHAI DISTRIBLFION
SYSTHM CO, LTD,
g by {s nrboniey:
it the presence of: Wiiness's sighatine: ¢S5t
Mume: .. BORREETT §
Addresy: F&. RFAT . SFbmaT. 2a A8 =
Cafpim ool i
SIGHED for aned an belirllof 1
TESLO AT RETATL L ]
GROWTH FREEHOLD AND
LEASRITOLD PROPERTY ]
FTIMDD

by Kroog "Phid Asse! Mangernent
Pubitie Compingy Linsdbed e M)
Murmgdrienl Contgony g by E
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Pact 2 of the Sarvives Agrcuniend
TERMS AND CONRITIONS

Part 2 fornis an jntegeal part of the Services Agreement botween Teseo Lotus Retai] Growth Freehold And
Leaschold Praperly Fuad and Ek-Chul Divribulion Sysiem Co., Lid dated 13 Murch 2012,

|8 Diefinittony

Unlesy othenwise specifically defined in any part of this Agreement, te tollowing temns and expressiony
shall have the meanings 25 set ant 45 follows:

Camman Areas means any arei and utilities within the Shapping Mall provided for the common use by 1he
aadiond and the Customer, including (heir eustorsees, supplicrs or ather people deating business with Miens,

Generad Services means any services stated in Pan 3 of this Agreement which the Landlord must provide [n
the Costomer,

Leased Space means  leased area ux specified in the Lease Agrectent ay mentioned in Recital clause, Pun
1 of this Agicement,

Maintenanece Fee shall have the meaning set oot in Pan 4,

Serviee Fee smeans & sum of money thit the Custoner inust piy to the Landlord in consideraiion for the
Serviees, Ceneral Seyvives aadiar Speeial Services provided by the Landlord to the Customes af the raley
and within the pedad speeifiod i iis Agrecinent.

Services means any acts which the Landlord must do w perfonm ity obligations under this Agreement pe a
reciprocal basis for the divect or indirect convendence, comion and henefits of the Coxtomer.

Shopping Mall nxany the boildiag, place wnd swrrounding arca as nrmibioned in Reeitad clwmse, Pt ) of this
Agroentent,

Spectal Servives meany any seevices which this Agreoment states that the Landlord must specifically
pravide ta the Customer,

Specific Payment measny auy expenses such 85 wlephone chavpes, cleaning and/or nwinteranee or reqir
service expenses, ineluding the cost of sparc parts of any Special Equipment as specifically specified in s
Agreement that the Cestomer mwst pity to the Landlord, any releviad private enlities, govemnment agencies
or state enterptives,

Special Equipment meuns aty «quipment provided by die Landlord, shiel forms a pact of the Seovices 1o
be specilieally provided fo (he Customer at the Leased Space.

Common Amenities and Services means any amenities and services, e.g. escalatars, moving walkways,
secusity guard services, air-conditioning system and/or inteynat (raffic comrol syxtem provided for the
comimon ke By the ienants of the Shopping Mall (including the Customer) and (heir personnel, customers,
snppliers unrd any persons doing husiness wish them.

2. Services

To provide the Services, the Genertl Services and the Speeial Services, the Landlerd shiil observe ond
follow the standard sules and procedures ;s custently applied 1o its own basiness at the Shopping Mall and in
relation 10 the Common Arcas by uvsing the appropriate. nuderials, things, equipment, tonls, spare parts
and/or manpower in the lorm ind capacity cusrently applied to the Shopping Mall,
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17 the Landlord provides Special Teaipient (e.g. the wiophene and telecrmmmunications systems} ot other
things 10 the Customer, the Landloed must ensure that the. featares and/or specifications of these twols wnd
devices ace compatible with its current systems used with the Shopping Mall, the Commoen Arens or the
Comnon Anwenities and Services so far as practicable.

Unless otherwise exempted under any clause of this Agreement, i the Landiord provides o insafls any
equipment stated in the above purapraph, the Customer dgrees 10 pay the aieiials, cquipment, (oots, labour
fee and ather necessicy charges to the Landlord o 21 actuil cost busis,

3 Uise of Servivey

The Custonser agrees to use the Services. the Genera! Services und the Specid Services under this
Agreeticol on & saving, peacelil ond tdy basis with enviranmental awareaess of pablic heudth, public order,
cultore md taditions and good worals of the peopte.  The Customer must not do any acl which may (i)
cause losses or damage 1o the Leased Space, the Shoppiag Malf und the Common Ascas or e Conmon
Amenitics and Services: or (ii) cause or result in a teisance, annoyance or disturbance (o the other (erunts of
the Shepping Mali, their enstomers, personnel and other people al the Shapping Mull «ad in selation (© the
Common Areas ar the Commps Amenitics and Services. Thie Custoner muwst strictly comply with «l
applicable rules and regukutions notificd by (he Landlord at the Shopping Mail al alf times.

If the Customer needs to use any 1ols, equipnent, machinery, devices, fumitune, appliances, uzardous
substunces and fammiable substances in the operation of ity business, i mast ensure that (e featmres and
specifications of those tools and deviees are appropriste and compatible with various systems and the
architpetucal end inierior designs of the Shopping Mall, The Customer is also responsible for applying for
and muintaining, «t its sole expense, 1] necessary licences, permits and autharisations for the operation of its
hosiness or other purposes os reguined by all applicable laws, rulex. nolifications wnd regofations of any
selovani government agencies and state entesprises.

Before installing any (ools, equipment, machinery, devices and appliances for the Inading, storige,
conveyanee oF use of the hazardous of (lammable suhstanees which are (o he kept within the Leased Space
or (0 be used with any wols or squipment, the Cuxtomer must give prior atice 1o the Landlord and provide
the Landtord with the plans, designs, computation specilicntions, Jicences, permifs and other supporting
docoments and technival information o prove (o the complete satishaction of the Land(ond that the fertures
and technical specifications of those toels, equipment, machinery, devices and appliances wre «pproprinte
std compatible wilh vations systems and the architectural and interier designys of (he Shopping Mall. Withan
15 days ofter seceiving notice md ol supponing information mentioned above from the Customer, the
Landlord must aaify the Customer of the decision whether tie propesed instullation or vse wilhin the
Leased Space iy approved or nof,  Tu muking such decisivn, the Landlord mest exercise its fair aml
reasonable discretion, taking into account the concerns over the enginvering, technieal, architectoral aud
interior design aspects,

The Custenxy agices 10 control and ensure that its officials, eraployees, relutives und dependenls styiclly
conply with Lhis efavse af sfl fimes,

H the Castomer has the right to tunsfer its fights and obligations wnder the Lease Agreement, the pariies
agree that the Customer impliedly hay the rght to ransfer its rights und obligations vader this Agreement,

4, Pavment of the Servive Foe, Mainlenance Fee and other expenses

As Jang as this Agreements remiains effective, the Customer agrees 1o puy the Serviee Fow und the
Muintenance Fee 10 the Landtord in accordance withs the form mnd pracedures and within the due and tow
specified in this Agreement,

If the Customes owist pay a Speeific Payment. it agrees (o pay within the time specified by the Landlond in
the 1elevant invoice or within the Gme speeificd in this Agreement, as the case muy he.
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If the Customer daes not pay within the e specitiod in this clause, it agrees (o pay Intenest on the vverdig
amount at the 1o of 15 per cent, per nagum caleulisted fron the due dite for which that amount becornes
dee unti) full puyment of (he overdue mnount is made 1o the Landlord.

5, Taxation

The Landinrd is solely responsible for all tuxes, duties and lfevies refeling 1o the operation of its man
husiness.

The Customer is solely respongible for al] taxes, daties and Jevies relting (o the operation of il wan
business. W ulso aprecs 0 pay all duties (duty stamps) assessable on or payable in relution 0 this
Agreement, the Serviee Feo wad the Specific Payment

6, Eaability for damage or Insses

If any damage, injucy or death s caused by o witliful act or gross negligence of the Landlord o its officials ur
emipluyees, the Lundlord shall be fiable for (and indemnify against) the damage to the Customer's propey.

trany damage, injory or death is caused by a wilifisl act or gross negligence of the Costomer oc its officialx
o employees, the Customer shall be liable for (and ademnily wgainst) (be damage o the Landlond
property and ihe injusy or death of » third party (this includes an vlficial or eployec of the Landlord],

Except otherwise specifivd in this Agrecment, so parties soay claina from the other party, dnmuges for
indirect o consequential the Joss fncluding, but aot Bmited to; boss of opportunity, joss of profit, aceyul of

inferesCon any foans vsed in the invesiment or as working capital or other similar finances,

1. Delanit and canseguences

11 17 the Cusiomer docs fiol satisfy the requirements regarding the "Use of Services® (cluuse 3 heveof),
the Landlard may make ) protest or waminy {o the Custonwer, xuspend the Castomer's use of
enjoyment of afl or any parts of the Services, or forbid any act dane by the Customer which may
heeach, contvavene or conflict with clanse 3 of this Agreement, 11 the Landlord has taken such
aclion in a belief in good Jaith (hat the Customer's non-compliones may materislly afleet the
Shopping Mall, any users of the Shopping Mall or any neighboring butdings or vesidents (after
analysing the civeumstances wi enpiicering or teehnieat issucs) and the Landlord o its anthorised
representaive responsible for munaging die Shopping Mall has made the waming or protest of
potential danger, but the Costonur continues 10 act againgt the warning, then the Landlord may
Lerminate this Agreerment withoul prier aolice.

7.2 In addition to the Landlerd's right 10 collect the defaolt interest n cuse of the Customwer's deluult on
payment of the Service Fee or any amounts payable to the Lindovd, if the Costomer defaulis on
payment of the Sesvice. Fee or any amonnts payable fo the Landlord consecutively twice aad the
Lundlord sends notice demuanding payment at Jeast onee 10 the Customer, e Landlosd may 2150
immediately (envinate this Agrecment and seize the seeurity depusit provided by the Cuslomer o
sectie the performance of iy obligntiony vnder this Agreement,

8 Cross defrult

IF the Lease Agreement benween the paities 16 this Agreemuat is tenminated for any ceason, this A greenxnl
shall iomiediztely and without netice teeminate. Tenmination of thiy Agreement under this clause shadi not
prejudice coch pany's rights accrtied vnder this Agreemea( on or before the emmination heweof,

$0327306.0005000 BM:1638976.2 1

| S

1




*art 3 Foriwg s infegred prart of the Services Agreement hetween Fesco Lotus Retai) Growth Freehok) Amd

Purt 3 of the Services Agreenmni

SCOPE OF SERVICES

Leasehold Property Fuod and Ek-Cha Pistribution System Co, Lid. dated I3 Mareh 2012,

1.

Commion Aywenities and Seyvicey

The Landlord shall provide the Common Anienitios and Servives (as defined herein) for wse as the Genaral
Services, This inclade the following services listed 1 {1) to (9) below:

()

(2

(6)
D

(8

{4

the guneral administmation snd numagement services relaing 0 the Shopping Mall nnd the
proeirement of personned 1o cary cut the general admindstration wnd sxnagentent survices;

the avcas avaitable for the common use by he fenasts of the Shopping Mall (including the
Customer} and sheir personnet, customers and e publiv during the spening hows of (he Shopping
Mail;

eleetrical tools, cquipment and machinecy nsed (o support the servicey stated in (1), including the
tighting system within and outside the Shopping Mall;

the ventifation and airscandiionitg syslem;

fhe cheaping and geneml maintenpance services with respect to the nearby aren snd the commwon
property, e.g. Ure hidls, conidors, footpaths, the fandscape, interior and exterior aven of e Shopping
Mail, including 1he water drainage system, the wastewaler centinlization and weatment and the
Leused Space (except if (hix Apreement states (hat the cleining of the Leased Space is one of the
Special Services):

e wvailability and maintenance of public toilets and nccessories;

the free parking Jots avaikble 1o antomofives und other vehicles within the compouad of the
Shopping Matl G the Shopping Mall s Tocated in a depariment store owned hy a third paty, this
includes the free purking lots made available by the department stave). However, the peroussion ta
use the parking Jobs camnot he construed a3 the Landlard's undertaking to dct as the depository ol the
others' propusly or (0 assuink Jiadilities for any toss or damage 1o the automativey ar other vehicles,
1heir parts or auy propery cuted m or anached to these automaotives o wehicles;

the gencral securily services to safeguud the Shopping Mall and facilitate the intemal traffic, te
availability und muimenance of alom syston, fire prevantion or extingiishing systeoy ol (betr
equipment for nse in the Shopping Malf as the Londlord deemy appraprisge, mainly taking inio
account the size of the Shopping Mall, the functionadity of the svstems and equipment and the
applicable Taws, rales snd regulations; and

othier =epvices s Hhe Landlocd and the Customezr may agree in weiting on a case by cuss basix,
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Part 4 of the Services A greeent
RATES AND CALCULATION QF SERVICE FEE

Purt 4 forms un integral part of the Services Agreesient hewween Tesco Lotys Retati Growth Frechiold Asnd
Leaschold Propenty Vund and ER-Chat Distribution Systens Co., Ltd. dated [5 Murch20)2.

1. Sorvire Pee

"The parites aprce (hat he Service Fee in relaton to the Leased Space shall be 7s set out beow and is payable
in advance on or pror o the Sth day of each eatendar month, The Teest payment shali be caleuluted for u
period commencing on the day fallowing the dute of complution of the sale and purchase agreement
prsmng 10 which the Landlord purchases tiwe Shupping Mall from the Custamer and ending on the laxt day
of such calendus month. 1 the Lease Aprcement is ronewad this Service Agreement shall also be renewed
on e same terms foe a Malehing period and the puties shull negotiate in gond faith to agree the Service Fee
for (he perivd of such seacwal provided that e Service Fre shalt conttnue to be subject (o & 10% fercase
every third year for the entire length of this Service Agreenwent swutiog in the fourth year (and then in the
seventh yeur, tonth yoar, thind year of any rencwal, sixth year of any renewal, elc).

vy

iy respeet of Hypermarkel, in respect of F'and Cour! | Servive Fee per manih
Your of Maintenance Area, Back
Tnitial Term Offiees and Warehouse o) {w+y)
(W}
1, §,.834,752 272,706 2,107,458
2 1.834.752 272,706 2,107,458
A 1,834,752 272,706 2,107,458
4. 2.0; 8,227 290,976 2318203
5 - 20 18.;;’.? 299,970 2,318,203
0. 2013227 280,976 2,318,203
—?—. | 2,220,050 320,974 2,550,024
8. 2,220,050 329,974 2,550,024
_9. " 2,220,050 329,974 2,550,024 N
| . _H_ZQ-{;‘!S ..... 262,97) 2,805,026
2. Kraintenance Hee

Iy addition 10 M Scevice Fee the Customer shat! pay to the Landlord 70% {or such other propurtion as
agreed befween he Customer and the Landlord) of the cost of maintenance of the foliowing machinery and
equipiment: aiy chiller, penerator, electrical trunsforner, MDB (electricil system), siste wider reatnent, al)
prips (CDP, CHP, witer hooster pumip) and Fm200/Vesda (the Maintenunce Fee),
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EXECUTION VERSION

ADDENDUM

DATED 7 FEBRUARY 2014

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

ALLEN & OVERY

Allen & Overy (Thailand) Co., Ltd.
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THIS ADDENDUM is dated 7 February 2014

BETWEEN:

)

Tesco Lotus 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 195 Empire Tower, 32nd Fl., South Sathom Road, Yannawa, Sathom,
Bangkok 10120, Thailand (the Landlord); and

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

BACKGROUND

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

® Both parties have consented to the amendments to the Freehold Operating Lease Agreement

contemplated by this Addenduni.

IT IS AGREED as follows:

1. INTERPRETATION

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

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

2. AMENDMENTS
The Freehold Operating Lease Agreement will be amended effective from 1 April 2014 as follows:

(a) The address of the Landlord in the recitals of the Freehold Operating Lease Agreement and in clause
15.4 of the Freehold Operating Lease Agreement shall be deleted and replaced with 195 Empire
Tower, 32nd Fl., South Sathorn Road, Yannawa, Sathorn, Bangkok 10120, Thailand”. The Landlord
and the Tenant hereby agree that no separate notice informing the Tenant of the change of notice
details shall be required,

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

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

0037904-0000019 BN:2392751.4 1



(d

(e)

(a)

(b

(c)

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

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

MISCELLANEOUS

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

Subject to the terms of this Addendum, the Freehold Operating Lease Agreement will remain in full
force and effect and, fronm the date hereof, the Freehold 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.

GOVYERNING LAW

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

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

0037904-0000019 BN:2392751 4 2



SCHEDULE 1
THE PROPERTY
Details of the Property Lease area
(sq.m.)
i. | Hypermarket 8,020
2 TFood Court 1,433
3, Back Offices 492
4, Maintenance Area 933
5. Warehouse 2,391
0037904-0000019 BN:2392751.4 3
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SCHEDULE 2

RENT PAYMENTS FOR THE INITIAL TERM

in respect of

- ® S

Hypermarket, Back in respect of Food Rent per month
Year of Initial Offices, Maintenance Court | P
Term Arca and Warchouse (w+y)
y)
(w)
1. 1,223,168 181,804 1,404,972
2, 1,223,168 181,804 1,404,972
3 1,223,168 181,804 1,404,972
(14 Mar 14 -31 Mar 14} | (14 Mar 14 -31 Mar 14) | (14 Mar 14 -31 Mar |4)

1,101,112 156,190 g 1,257,302

(1 Apr 14 - 13 Mar 15) (1 Apr14-13Mar 15} | (1 Apr 14-13 Mar 15}

4, 1,211,223 |' 171,809 1,383,032
—5._ -. . 1,211,22-3 171,809 1,383,032
6. 1,211,223 171,809 1,383,032
£ - f
7. ' 1,332,346 188,990 1,521,336
8. 1,332,346 188,990 1,521,336
9. 1,332,346 ' 188,990 1,521,336
10. ’ 1,4.65,580 207,889 1,673,469
0037904-00000192 BN:2392751.4 B




SCHEDULE 3

RENT PAYMENTS FOR THE FIRST EXTENDED TERM

in respect of
Year of First g%gz:f&;ﬁ:;f:in in respect of Food Court Rent per month
Extended Term Arca and Warchouse ) (WHy)
| (W)
1 | 1,465,580 207,889 1,673,469
‘:?" 1,465,580 207,889 1,673,469
3 1,612,138 228,678 1,840,816
4, 1,612,138 228,678 1,840,816
5. 1,612,138 228:6?8 t 1,840,816
0. - 1,773,352 231,546 1 2,024,898
7 1,773,352 251,546 2,024,898
8. 1,773,352 251,546 2,024,898
Q. 1,950,687 276,700 2,227,387
140 1,950,687 276,700 2,227,387

0037904-0000019 BN;2382751.4




SCHEDULE 4

RENT PAYMENTS FOR THE SECOND EXTENDED TERM

in respect of .
Year of Second (glf){;l;eeZ:nD?I;l;s:;f:::e " reblg;;:tf Food Rent per month
Extended Term | Arca and Warehouse ( (wy)
y)
(W)

L 1,950,687 276,700 2,227,387 |

2. 2,145,756 3(;4,3?0 2,450,126 |

3 2,145,756 304,370 2,450,126

4 2,145,756 304,370 2,450,126 :

5. 2,360,331 334,807 2,695,138 i

6. 2,360,331 334,807 2,695,138 |

7. 2,360,331 334,807 2,695,138

B 2,5_9:;:365 368,288 2,964,653

9. 2,596,365 368,288 2,964,653

10. 2,596,365 368,288 2,964,653

— —
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I'HE LANDLORD

SIGNED for and on behalf of
TESCO LOTUS RETAIL
GROWTH FREEHOLD AND
LEASEHOLD PROPERTY
FUND
by Krung Thai Asset
Management Public Company,
Limited as Management
Company acting by its attome
¢:.‘=fk__-_
OMennT £ BONAANSERS

in the presence of:

in the presence of*

THE TENANT

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

in the presence of

(037904-0000019 BN:2392751 4
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SIGNATORIES

"B By,

v Py

CHAVINDA HANRATANA kovd
Witness's signature:
Name: FIRAD MIGALE va

Addpess:

1 o
f.-' w fipf{-lr ::'

CHELADA  LTH T Gensorsd AT

Wilnesz's sipnature:
Mame:

Address

Witness's signature: | (G4 oo™

£
Name :  PANNALTMN  TaptROSC
Address;
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EXECUTION

ADDENDUM

DATED 5 MARCH 2014

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

ALLEN & OVERY

Allen & Qvery [Thalland) Co., Ltd.
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THIS ADDENDUM is dated 5 March 2014

BETWEEN:

(D

Tesco Lotus 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 195 Empire Tower, 32nd Fl., South Sathorn
Road, 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 Customer).

BACKGROUND

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

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

IT IS AGREED as follows:

1. INTERPRETATION

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

2. AMENDMENTS
The Service Agreement will be amended effective from 1 April 2014 as follows:

(a) The address of the Landlord in the recitals of the Service Agreement and in clause 7.1 of the
Service Agreement shall be deleted and replaced with “195 Empire Tower, 32nd Fl, South
Sathorn Road, Yannawa, Sathomn, Bangkok 10120, Thailand”. The Landlord and the
Customer hereby agree that no separate notice informing the Customer of the change of
notice details shall be required;

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

3. MISCELLANEOUS

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

(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.

00$9959-0000001 BN:2481758.1 3
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4, GOVERNING LAW

This Addendum and any non-contractual obligations aris
governed by Thai law.

L)

This Addendum has been entered into on the date stated at the be
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Part 4 of the Services Agreement

RATES AND CALCULATION OF SERVICE FEE

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

1, Service Fee

The perties 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 Sth day of each calendar month. The first payment shall be
calculated for a period commencing on the day following the date of completion of the sale and
purchese agreement pursuant to which the Landlord purchases the Shopping Mail from the Customer
and ending on the last day of such calendar month. If the Lease Agreement is renewed this Service
Agreement shall also be renewed on the same terms for a matching period and the parties shall
negotiate in good faith to agree the Service Fee for the period of such renewal provided that the
Service Fee shall continue to be subject to a 10% increase every third year for the entire length of this
Service Agreement starting in the fourth year (end then in the seventh year, fenth year, third year of

any renewal, sixth year of any renewal, etc)

TP Qﬂ S S qud -dz-d-d

— el

in respect of Hypermarket, in respect of Food Service Fee per month
. Year of Maintenance Area, Back Court (wty)
l) Initial Term Offices and Warehouse ) Y
. (w)
l 1 1,834,752 272,706 2,107,458
] 2 1,834,752 272,706 2,107,458
P 3 1,834,752 272,706 2,107,458
) (14 March 2014-31 March (14 March 2014-31
J 2014) March 2014)
1,651,668 234,285 1,885,953
(14 April 2014-13 March : }
iD 2015) (14 April 2014-13 March
2015)
} 4 1,816,835 257,714 2,074,549
j\ \ 5 1,816,835 257,714 2,074,549
j) 6 1,816,835 257,714 2,074,549
| 7 1,998,518 283,485 2,282,003
J 8 1,998,518 283,485 2,282,003
& 9 1,998,518 283,485 2,282,003
\ 10 2,198,370 1 311,834 2,510,204
1 C
_tl 189998-0000001 BN:2491756.1 5
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2. Maintenance Fee

In addition to the Service Fee the Customer shall pay to the Landiord 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),
waste water treatment, all pumps (CDP, CHP, water booster pump) and Fm200/Vesda (the
Maintenance Fee).
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THE LANDLORD

SIGNED for end on belalf of
TESCO LOTUS RETAIL
GROWTH FREEHOLD AND
LEASEHOLD PROPERTY
FUND

by Krung Thai Asset
Management Public Company
Limited as Mpnagement

Company acting by its nys:-l
M d

e AmchAT Amnian 8 e

in the presence of:

L~ — | m I-‘J,_' == h“,,rh"‘ﬂ'-‘

Tt
b

i the presence of:

THE CUSTOMER

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

e L

- .
—
4
e

1099999-0000001 BN:24917581

in the presence of:

Signatories

HRE CHAVINDA AN RATA NS 0L
Witness's signature:

MName:  mp. PLRAT MIGASENA

Witness's slgnanure: Fuurﬂ ﬂ"’“‘““”'&"
Mame: M5, BASopn  CHAMNONGHARN

Address:
s Engire, Tange, oonns Bl Suth fifbon &

Tomdna, Sabborn |, Bawgleh o1

Witness's signature: W

MName: HISS PauphLIn JATAVEE

Address:
150- 132 OTREESS  Rodf,  PATH{M lids

PaAbg oK 10330
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TESCO

A S A A

POWER RN Lotus

KNOW ALL MEN BY THESE PRESENTS that, Bk-Chal Distribulion System Company Limited, & limited company
incotporated under the laws of Thailand, having its reglstered office nt 629/1 Nawamint Road, Nuanchan Sub-distriet,
Buengkoom District, Bangkek 10230 (the Company}, do hereby name, constitute, appoint, snd euthorise (i) Mr. John
Siewart Christie or {ii) Mr. Sompong Rungnirattisai or (iii) Mr. Adrian Marsh or (iv) Mr, Harjeet Singh Drubra or (v)
- Ms. Anusnra Chokvenitphong, (each the Attorney) 2s our true and [awful attorney and agent, with power of
= substitetion, acting alone with power in owr name ta be the trus and lawful attorney of the Company with the full
autherity te act in the Company’s name, place and stead and ou its behalf and in its [n'erest 10!

{i) enler into, deliver znd perform the obligations under documents or sgreements to which the Company will be a
party or involving the Company in relation with the adjustment of lease space in any shopping malls acquired
under Project Tiger [ and Project Tiger 1 by the Tesco Lotus Retail Growth Freehold and Leasehold Property

O Fund (TLGT) and the Company leased certain: space in those shopping malls under the velevant Operating
Lease Agreements (the “TLGR Projection Plan Transaction™) and any additional docuinents in connection
with TLGF Projection Plan Transaction required to be subnitted and/or filed with any relevant authorities,
including without limitation, any spplicable and/or clher dacuments required to complete TLGF Projection
Plan Transaction (collectively, the ¥ Adjustment of Lease Space Trausactlon Pocuments”);

(if) carry out such olher acts andfor to exceute and sign any amendments, notices, certificates, irstrumerts, deeds,
0 agrecments and such other documents o which the Company is parly or involving the Company as the
Allarnoy deems necessary or incidenta) to the transactions coatemplated in paragraphs (i) obove; and

{ifi) authorise or delegate any person to be our true and lawful attomey-in-fact, in forms of proper powers of
attorey required under the TLGF Projection Plan Transaction or the Adjustinent of Leaso Space Transaction
Documents, for and in our nane, place and stezd, to do and perform the acts arnd things referred to above. The.
sub-attoriey-in-fact is also entitled to authorize or sub-delegate any person to be our true and lawful attorney-

in-fact.
O
The Company does hereby indemuily the Altorney against any loss or liability su ffered by it in acting s its sttomey
and ratify and confinn whatever the Attorney shall do or cause to be done under and within the scope of the powers and
3 authority conferred upon the Aitorney and authorlsed by this Power of Atlorney.
This Power of Attorney shall continue to be in force until 31 December 2014 or receipt by the Attorney of notice of ils
o revocation by the Company.
‘The Compeny declares that eny person or company dealing with the Attomey in good faith may accept a wrilten
siafement signed by the Attomey o the effect this Power of Attorney lras not been revoked as conclusive evidence of
thar fact.
This Powet of Atiorney shall be gaverned by and construed fa accordance with the laws of Thailand.
) IN WITNESS WHEREOF [his Power of Attorney has been duly executed on this 14 Octaber 2013

Signed by:
For and on behalf of
EK-CHA] BISTRIBUTION SYSTEM COMP&W‘LWTED

e %fﬁAnﬁL—L {@g

r. Jo n\‘ijéwmi Christie

‘HJ m\.ﬂ'umn:maa

on-iiy ﬁumﬂ‘:-ﬂu dmww A 62974 m.uu-,,-ju,,, wyrnmRfimd il
19 BN:2332629.1 ] um IfM Ay 10230 '[m 0-2787-8000
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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, Bangkck 10230, Thailand
(the Customer).

BACKGROUND

{A) This Addendum is supplemental to and amends a service agreement in respect of the

(B)

Property in Srinakarin, owned by the Landlord and accepted the service by the
Customer dated 13 March 2012 and its addendum dated 5 March 2014, 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 1S AGREED as follows:

1.

11

12

INTERPRETATION
Definitions

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

Construction

The principles of construction sat 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 untit 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)
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(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 consirued as one document.

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

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

2 Addendum to Service (FH)
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SCHEDULE 1

RATES AND CALCULATION OF SERVICE FEE FOR THE FIRST EXTENDED TERM

1. Service Fee

The parties agree that the Service Fee in 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 shali negotiate in good fath 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 () {wy)
(w) t
1 2,198,370 311,834 2510204 |
2 2,198,370 311,834 2,510,204
3 2,418,207 343,017 2,761,224
4 2,418,207 343,017 2,761,224
5 2,418,207 343,017 2,761,224
6 2,660,028 377,319 3,037,347
7 2,660,028 377,319 3,037,347
8 . 2,660,028 377,319 3,037,347
9 ' 2.926,031 415,051 ; 3,341,082
10 2,926,031 415,051 3,341,082
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
(electricat system), wastewater treatment, all pumps (CDP, CHP, water booster pump) and

Fm200/Vesda (the Maintenance Fee).

Cenan?
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SIGNATORIES

THE LANDLORD

SIGNED for and on behalfl of

LOTUS'S RETAIL GROWTH
FREEHOLD AMD LEASEHOLD
PROPERTY FUND by Krung Thai Assel
Management Public Company Limited as
Management Cgaipany acting by ils
atlornays.

Mrs. Chavinda Hanratanakooi Mr. Piraj Migasena

in the prasence of: Witness's signature; (E'_‘lf.;ﬁ' fM
Name: Mr. Anuchit Katetrakul

Addrazs;

Krung Thal Asset Management Public .
Gﬂmpcarw lellE'l:I ,,,,,,,,
1 Empire Tower, 329 Floor

South Sathormn Road e
Yannawa, Sathorn, Bangkok 10120

THE CUSTOMER

SIGNED for and on behalf of

EK-CHAI DISTRIBUTION SYSTEM CO.,
LTD.

acting

Mr. lttichai Banasanprasit
in the presence of: Witness's signature: %m’am&
Mame: Ms. Jareeporm Xulo
Address’

Chandler MHM Limited
98 Sathorn. Square Oﬂ’lc& TDwEr .
17" and 36" Floors, MNaorth. .Epathum Fh:-ad
Silom, Bangrak, Bangkok 10500,
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Chandler MHM Limited
17™ and 36"™ Floor, Sathorn Square Office Tower
98 North Sathorn Road
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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 Customer).

BACKGROUND

(A} This Addendum is supplemental to and amends a service agreement in respect of the

(B)

Property in Srinakarin, owned by the Landiord and accepted the service by the
Customer dated 13 March 2012 and its addendum dated 5 March 2014, 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

INTERPRETATION
Definitions

Capitalised terms defined in the Service Agreement have, unless expressty 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. e

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.

= If any provision in this Addendum conflicts with the provision in the Service Agreement,
the Parties agres that the provision in this Addendum shali prevail and binding on the
Parties.

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

2 Addendum to Service (FH}
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SCHEDULE 1

RATES AND CALCULATION OF SERVICE FEE FOR THE FIRST EXTENDED TERM

1. Service Fee

The parties agree that the Service Fee in 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 fength 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).

"~ Yearof | in respect of Hypermarket, | | in respect of Food | Service Fee per |
First Maintenance Area, Back Court month
Ex;t:?rt:‘ed Offices and Warehouse (y) (wWy)
{(w)
1 2,198 370 311,834 2,510,204
2 2,198,370 311,834 2,510,204
3 2,418,207 343,017 2,761,224
4 2,418,207 343,017 2,761,224
5 2,418,207 343,017 | 2,761,224
6 2,660,028 377,319 3,037,347
7 2,660,028 377,319 3,037,347
8 2,660,028 ' 377,319 3,037,347
9 2,926,031 415,051 3,341,082
10 '. 2,926,031 1 415 051 | 331082 |
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 Landlerd) 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). Conee?

3 Addendum to Service (FH)
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SIGNATORIES

THE LANDLORD

SIGMNED for and on behalf of

LOTUS'S RETAIL GROWTH
FREEHOLD AND LEASEHOLD
PROPERTY FUND by Krung Thai Asset

Management Public Company Limilad as

Management y acting by its

alformeys.

Mra, Chavinda Hanratanakool

in the presence of:

THE CUSTOMER

SIGMED for and on behalf of

EK-CHAI DISTRIBUTION SYSTEM CO.,

LTD.
actin attormey;

Mr. Ittichal EEII'IBEEI‘INEEI’[

in the presence of,

Withess's signature: @tm

Mame: Mr, Anuchit Keletrakul

Adidress:

trung Thai Asset Management Public |

Company Limited s
1 Empire Tower, 32% Flaar R

Snulh Sathorn Road

Yannawa, Salhnm E,arghqh 'II;JIEl;I

Witness's signature: ';fﬁia‘:jﬂﬂrh
Mame: Mz, Jareeporn Xuto
Address:

Chandler MHM Liméted
98 Satnom Sguare Office TmuPr e

1?“‘ and 36" Floors, Morth Sqlh-cm ann;!
Silgm, Bangrak, Eﬁmais.ﬂk 10300,
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EXECUTION VERSION

ADDENDUM NO. 2

dated

11 MARCH 2022

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

CHANDLER MHM

Chand!er MHM Limited
17" 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 s 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 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 626/1 Nawamintr Road, Nuanchan, Buengkoom, Bangkok 10230, Thailand

{the Tenant).

BACKGROUND

(A)

(B)

This Addendum is supplemental to and amends an operating lease agreement in
respect of the Property in Srinakarin, owned by the Landlord and leased by the Tenant
dated 13 March 2012 and its addendum dated 7 February 2014, 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

12

{c)

INTERPRETATION

Definitions

Capitalised terms defined in the Operating |.ease 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 Agreemeni will have
effect as if set out in this Addendum.

AMENDMENTS

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

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

Term).;

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

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

Parties. v

Addendum to Lease (FH)



(b)

(c)

{e}

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

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
fuli force and effect and, from the date hereof, the Operating Lease Agreement and
this Addendum wil 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 {o 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.

2 Addendum to Lease (FH)
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Year of First

SCHEDULE 1

RENT PAYMENTS FOR THE FIRST EXTENDED TERM

in respect of [ inrespectof Food | Rent per month

Extended Hy_rpermarl-(et, Back Court (wy)
Term Qffices, Maintenance (v) !
Area and Warehouse
(w)
1. 1,465,580 207,889 1,673,469
2. 1,465,580 207,889 1,673,469
| & 1,612,138 228,678 1,840,816
4. 1,612,138 228,678 1,840,816
5. 1,612,138 228,678 1,840,816
6. 1,773,352 251,546 2,024,898
7. 1,773,352 251,546 2,024,898
B. 1,773,352 251,546 2,024,898
9. 1,950,687 276,700 2,227,387
10. 1,950,687 278,700 2,227,387

Addendum to Lease (FH)



SIGNATORIES

THE LANDLORD

SIGMNED for and on behall of

LOTUS'S RETAIL GROWTH
FREEHOLD AND LEASEHOLD
PROPERTY FUND by Krung Thai Assst
Management Pubiic Company Limited as
Management Co acting by its
attorneys.

Mrs. Chavinda Hanratanakool Mr. Piraj] Migasena

In the presence af. Witness's signature: @l 7
Marme; Mr. Anuchil Katetrakul
Addrass!

Krung Thai Asset rqlanggnmnl Public.
Company Limited B
1 Empire Tower, 32"" Fh:mn:

South Sathorn Rpad,
Yannawa, Sathom, Eiang[-cuk ‘l'!}1 2@

THE TENANT

SIGMNED for and on behalf of

EK-CHAI DISTRIBUTION SYSTEM CO.,
LTD.
acling

hde. Iichal Banasanprasi
in the presence of. Witness's signature:
Mame: Ms. Jargaporn Xuto i
Address;

Chandler MHM Limited R
98 Sathom Square Office Tower .
17" and 36" Floors, North Sathorn Road
Eilgm, Bangrak, Bangkox 16500,

4 Addendum to Lease (FH)
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