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13 HUAN 2555

neauINadIsInInauazaniniamn walnlada swa Inem
U3 ten-fa Aavistodu Famu anfin

dszann 10 4 (Tnaaunsonedyalagn 2 afsaz 10 1)

PR GHGET ‘Hu’]ﬂﬁu‘ﬁﬁi’] (M1919LNRT)
ﬁuvi Hypermarket 8,334
‘ﬁu‘wl Food Court 1,417
‘ﬁu‘wl Back offices 478
ﬁu‘ﬁl Maintenance 371
‘ﬁumﬂﬁd (Warehouse) 1,515

AT U Hypermarket, Back Offices, Maintenance, Warehouse LLaE

Food Court
ﬂl’llfﬁ’lﬁuﬁ Hypermarket, F\lﬂt‘ﬁﬂﬁuﬁ s’ms-w"n'ﬁ'\
‘ﬂﬁ Back offices, Maintenace way| Food Court ﬁ’:ﬁﬂum
Warehouse (UW/tAaY) | (UABaW) | (UIikaw)
1 1,017,025 137,301 1,154,326
2 1,017,025 137,301 1,154,326
3 1,017,025 137,301 1,154,326
4 1,118,727 151,031 1,269,758
5 1,118,727 151,031 1,269,758
6 1,118,727 151,031 1,269,758
7 1,230,600 166,134 1,396,734
8 1,230,600 166,134 1,396,734
9 1,230,600 166,134 1,396,734
10 1,353,660 182,748 1,536,408
11 1,353,660 182,748 1,536,408
12 1,353,660 182,748 1,536,408
13 1,489,026 201,023 1,690,049
14 1,489,026 201,023 1,690,049
15 1,489,026 201,023 1,690,049
16 1,637,929 221,125 1,859,054
17 1,637,929 221,125 1,859,054
18 1,637,929 221,125 1,859,054
19 1,801,721 243,237 2,044,958
20 1,801,721 243,237 2,044,958
21 1,801,721 243,237 2,044,958
Wi 19 18 i APy (i

ST | T E—————




@quonlqmqu ngqu ([;]Iﬁﬂ) ﬂl"ll,‘ill"lﬁ’uﬁ Hypermarket, ﬂ."IL‘H"‘I‘IT;’uﬁ i’JNﬂI’]L‘i}’]
ﬂ'ﬁ Back offices, Maintenace ta%| Food Court ﬁy’mum

Warehouse (U/\hiau) (WRaw) | (wihaw)
22 1,981,893 267,561 2,249,454
23 1,981,893 267,561 2,249,454
24 1,981,893 267,561 2,249,454
25 2,180,083 294,317 2,474,400
26 2,180,083 294,317 2,474,400
27 2,180,083 294,317 2,474,400
28 2,398,091 323,749 2,721,840
29 2,398,091 323,749 2,721,840
30 2,398,091 323,749 2,721,840

- AIUTNIIN UN Hypermarket, Back offices, Maintenace,
Warehouse k¥ Food Court Iaafinnsd5um1usnnsilseun

10% 9 3 1 nsulfuivnaiauen il 4 vesdnyoynian (e
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diudianne 3 4 naanszezinadeyeyiian)

ALE NS NUT Hypermarket, ALBMSHUT | sanALBms
ﬂﬁ Back offices, Maintenace ta%| Food Court ﬁzawuﬂ

Warehouse (U/thau) | (Uwihaw) | (Uinimau)
1 1,525,637 205,952 1,731,489
2 1,525,637 205,952 1,731,489
3 1,525,537 205,952 1,731,489
4 1,678,091 226,547 1,904,638
5 1,678,091 226,547 1,904,638
6 1,678,091 226,547 1,904,638
7 1,845,900 249,202 2,095,102
8 1,845,900 249,202 2,095,102
9 1,845,900 249,202 2,095,102
10 2,030,490 274,122 2,304,612
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narfuwnla
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o
HLTN) D AUN

v !
4 woAanieu 2562 Inefisaazidaanisuwn landAay Al

o

4

s1EazLREn mmmﬁuﬁtﬁ'\ (MN9149LNAT)
‘ﬁu‘ﬁl Hypermarket 6,478
‘ﬁu‘ﬁl Food Court 1,417
‘ﬁu‘ﬁl Back offices 478
‘ﬁu‘ﬁl Maintenance 371
FuRlngq (Warehouse) 1,645

T T 17 T

- AU Hypermarket, Back Offices, Maintenance, Warehouse

WAy Food Court

AU Hypermarket, o4 _
ALTINUY FAINAT
a4 Back offices, Maintenace Food Court Fevinin
waz Warehouse (u1n/ - -
o) (Uiaau) | (UIniaau)

1 1,017,025 137,301 1,154,326
2 1,017,025 137,301 1,154,326
3 1,017,025 137,301 1,154,326
4 1,118,727 151,031 1,269,758
5 1,118,727 151,031 1,269,758
6 1,118,727 151,031 1,269,758
1,230,600 166,134 1,396,734

" 14 funps 2561 — 8 RANAN 2561
956,567 166,134 1,122,701

"2 9 AANAN 2561 — 13 HunA 2562
8 956,567 166,134 1,122,701
9 956,567 166,134 1,122,701
10 1,052,222 182,748 1,234,970
11 1,052,222 182,748 1,234,970
12 1,052,222 182,748 1,234,970
13 1,157,444 201,023 1,358,467
14 1,157,444 201,023 1,358,467
15 1,157,444 201,023 1,358,467
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AIENANATy iU e : ALEINUA Hypermarket, |« .+ & Co
ANTINUN | FINALTN
< | Back offices, Maintenace z
in Food Court UNA
waz Warehouse (u1w/ - -
- (Uiaaw) | (Uithau)
tABU)
16 1,273,188 221,125 1,494,313
17 1,273,188 221,125 1,494,313
18 1,273,188 221,125 1,494,313
19 1,400,507 243,238 1,643,745
20 1,400,507 243,238 1,643,745
21 1,400,507 243,238 1,643,745
22 1,540,558 267,562 1,808,120
23 1,540,558 267,562 1,808,120
24 1,540,558 267,562 1,808,120
25 1,694,614 294,318 1,988,932
26 1,694,614 294,318 1,988,932
27 1,694,614 294,318 1,988,932
28 1,864,075 323,750 2,187,825
29 1,864,075 323,750 2,187,825
30 1,864,075 323,750 2,187,825

- AIUTNITN UN Hypermarket, Back offices, Maintenace,
Warehouse Wa% Food Court Inafin1stfuanuinnsdsean
10% 97 3 T nsfuivnaisuen i 4 vesdyaynian (e

diudinnne 3 4 naenszezinadyeyiian)

ALENNTANUR C e 4o Do
AIUTNITNUN | FINATUTNNG
« | Hypermarket, Back offices, &
in Food Court V9NRNA
Maintenace Wag - -
- (Un/teay) | (Untaau)
Warehouse (UYWN/tABU)
1 1,625,537 205,952 1,731,489
2 1,625,537 205,952 1,731,489
3 1,625,537 205,952 1,731,489
4 1,678,091 226,547 1,904,638
5 1,678,091 226,547 1,904,638
6 1,678,091 226,547 1,904,638
1,845,900 249,202 2,095,102
7.1

14 HU1AN 2561 - 8 AAIAN 2561
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1 1 v T g 0
AIENANATy iU e : ATLTNITWUN e A Coa
ANUSNITWUN | §9NAUTNG
o | Hypermarket, Back offices, z
in Food Court VURNA
Maintenace 8% - -
- (Un/tAau) | (Un/tnawu)
Warehouse (U WN/tABU)

1,434,851 249,202 1,684,053
"2 8 AANAN 2561 — 13 HunA 2562

8 1,434,851 249,202 1,684,053
9 1,434,851 249,202 1,684,053
10 1,578,339 274,122 1,852,461
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7. AwsananunisaeAtdanniglulszinalne

® A7UANNITANUYLFLAA (Consumer Confidence Index)

AMNNANNIAN9IAATHANNITaNUELTINA (Consumer Confidence Index) aga lulhauiuAx 2563
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® agUn1sA1UAn (Retail Sale Index)
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miﬁqqﬁwﬁnmwﬁqﬁﬂﬁ@ 25.0% 25.0% 25.0% 25.0%
gaﬁ'mmm (‘lJ’WI/‘l‘il) 11,947,283 3,234,375 2,925,000 2,862,908 2,925,000
yangna (um/ls) 12,000,000

ANNAITINFINANNUNAL N19LEEN 1a

¥

U3 laaglyanmine@uaindsufsaumausainann (Market Approach) 9188z 1@enRl

Wanmu 45-1-35.6 13 (45.339 13)

31A1 12,000,000 Upals
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AHUNIRLATIZY LazAUIMBaURRLIayanUNI N AL TnenI

fyaAn 544,068,000 UM

15 it ity i
ST | T E—————




duRBUT 2 mﬁﬂfa‘“muuamﬂwﬁmﬂmﬁ Au (Leasehold Value) szaiztaan 18 4 10 thau 17 94U

ANNAFIU wazlszanninimmians@uluasal nesdne ‘L%%mqﬂmqmﬂmﬁiwmﬁﬁmmummam'ﬁr
anya0d (Freehold) ludumendl 1 ulszannnisanannananei Tneialugasmanaiiauanadaniy
AR %@ﬂ"ﬁ'ﬂ?:mm 2% - 4% m@\ﬁmﬂlﬁmwﬁmﬁmumtﬁ (Freehold) Tmﬂﬁmméﬁrﬁwﬁqn@'m%iu@ﬂ
futladevinad mﬂﬂﬂm‘wlumiwmmu@vﬂ@wmu@uj Uszneuu Wuaw faiuniansiney
fansaunlasnsaaniaudsyanns 3% mmmﬂ’mﬁmmﬁmmm (Freehold) TunnsAuaniAL
ma; (Market Rent) fiadl uazdsuaaaanafinduilszanns 15% N 3 4 AmnsLiuTueesn
nanalaeialyl LL@Zﬁﬂ@ﬂﬂgQHAWL‘ﬁﬁﬁaHMﬁNﬁmmﬁ (Ground Lease) Faszavioannislszanninig
mmw@mﬁmﬁmﬁmLm‘ﬁlvl,ﬁ:ﬁ?umﬂmqn@mummﬁwﬁmﬁwﬁ LazAnimsiamaln lasa 3na
Tnam ﬂ@aﬁmzﬂmm‘LumMﬁﬁummﬁmmﬂLm"rﬁ'ﬁummﬁ@ 18 110 thaw 17 4u ﬁﬂmﬁmmaﬂmﬁ

taqiiulagladnfAnan (Discount Rate) Mitlszunm 7% avagiliaazidaniail

yanaulaenssuEaaNLs0l (Freehold) 544,068,000 UM
ATNAaNA (Market Rent) 3% mail
ARIANTIINAALANTL 15% %n 31l
ang1AAan (Discount Rate) 7%

J20/63093 (12/16)

AN NIRRTy Tauanslalu agilanennau (Ground Lease) Audnanu
y o s v .
WUN LN (M8 298 3.2 T8azidandynia19e9
NENEAW)

ltems 7 1 i 2 i 3 7 4 i s i 6 i 7
ANTNAAA (Market Rent) 16,322,040 16,322,040 16,322,040 18,770,346 18,770,346 18,770,346 21,585,898
ALINANATYYT (Contract Rent) - - - - - - -
fnlsannmsluan (Profit Rent) 16,322,040 16,322,040 16,322,040 18,770,346 18,770,346 18,770,346 21,585,898
PV Factor 0.93458 0.87344 0.81630 0.76332 0.71285 0.66622 0.62263
Present Value 15254243 14,256,302 13,323,647 14,327,751 13,380,517 12505156 13,440,121
YAAANEN3LN (Leasehold Value) 228,490,658 1™
ysailszunae (Rounded To) 228,000,000 U
Items ins 9 % 10 7 11 7 12 i 13
ANTIAATA (Market Rent) 21585898 21585898 24,823,783 24,823,783 24,823,783 28,547,350
ANINANATY Y (Contract Rent) - - - - - -
nlsannmslwan (Profit Rent) 21585898 21585898 24,823,783 24,823,783 24,823,783 28,547,350
PV Factor 0.58266 054373 0.50816 0.47492 0.44475 041473
Present Value 12,577,131 11736946 12614475 11789229  11,040409 11,839,550
ltems 7 14 % 15 % 16 a9 17 % 18 % 18.88
ANTNAAA (Market Rent) 28,547,350 28,547,350 32,829,452  32,829452 32,829,452 33,202,719
Fi'ui'lmuﬁ'mvmu'l (Contract Rent) - - - - - -
nlsannnslun (Profit Rent) 28,547,350 28,547,350  32,829452 32,829,452 32,829,452 33,202,719
PV Factor 0.38760 0.36224 0.33949 0.31634 0.29564 0.23380

Present Value ~ 11,085000 10,341,121 11145167 10,385,261 9,705,851 7,762,783

NARANTNSLTAUMNF YN NAUALUAR 18 T 10 LA 17 AU Uszand 228,000,000 L

15 it ity i
ST | T E—————
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® nsUssiiuyaA1aIANg uazRIUgNase

\Weasainantunisadnganislsaszuinlefa COVID-19 fivlusgerundnsinauaznnalszinadia

Tansdauwnmul 2563 fuunn aeuansznuszuniAsegialaeiald Auiuadenniarssgia

(Economic Obsolescence) ‘-vzqﬂﬁﬁmﬁ@wmﬂum:‘ﬂa‘uﬁuaﬂ@mm%ﬁﬁ F99INNNTMTINRDLUD

13599 2 SUNATIRFAUNLINGATIANTINUN BATEATIN17127 11N WA 18981ANTLFLAN A 21T
ningdu luladdnaanasdsiuainnisdinszuastinonluiindennaAsegia (Economic

Obsolescence)

nedsziingan1a1ansuardetlgnasaiiu n1eusEme Iala35aunu (Cost Approach) TneiFuann

' ' £

ma‘ﬁﬁmmmunuwmmu‘lw (Replacement Cost New) %Qi@@’m"ﬂﬂ%ﬁj@ﬂﬁﬂﬂﬁ??\iﬁlﬂﬂﬂ’]ﬁl?ﬁ'ﬁu

(Standard Cost) 1asaxANyisziiuamine@uumlszwnalng agnslsfin n1eusEny lagauniuann

WUUNeAI NN I FuaIngnan wazaayatfaqgiiuainyumnineauielsenaunisiansnn i

1 1 U v v 1 1
AmFuAAeNT8991ATLACAILgNA19TU NNLFEYNY UszNinin1sAEaNnIaN1EnIW (Physical
v v

Obsolescence) ANHNANYTBIAIANTAUNITIIAUAAATYTYILEN 1HBIAINBIANTHNITNDATINNILA
dszanns 10 T uazlnededyoyuaduga @ndszunn 18 4 10 haw 17 1) asanAsuaz@ailgn
a3799z AR AR (HAATWMNALANEY) AITUNINLTEMY Uszannn1sa1@eunianianan (Physical

Obsolescence) WAtz 3.3% Aol TayaA1AUNUNALNUIUNNTNATEENNINNIBNINAINGD

ﬁmﬂug@mmunummmu@m% (DRC — Depreciated Replacement Cost) A9UALA ANNI9NNT LT

e 1 ! v
tsele1d (Functional Obsolescence) LL@mWLa@NW’Nmeﬂm (Economic Obsolescence) Ui LTEN“

[ ' < =

fansanuas linuadenluacuiimdulsuidud Aty Asiuyaraununaunugns (DRC) Tuiil Asd
A ' ' o o a~ & = o
AR ELINIYAAIAAA (Market Value) 2129n5ne AuA Uszidudl a1nn19dinsenaay amIy

¥ £

$8ARLATNAY UMY Aslavinnisagilyanivesannisuas@slgnasassil

21A19 uazfellanass

& o gaﬁ"myuvnluwmmuimi (RCN) | a1g ﬂ"u?ilau (Dep.) E@ﬂ.’m@’]ﬂ
518015 bl AT | . (Market Value)
(R9.4.) UIN/AT.N. 94 (UN) aail (%)| 598 (%) | 598 (L)
Q) (um)

asnaln 1asa lailasnsifin aanaunzuas
ﬁuﬁl‘ﬁﬂﬂﬁn’]ﬂiu’mﬂ’\i‘ 32,021.00 29,000 928,609,000 11 3.33% | 36.63% | 340,149,477 588,459,523
‘ﬁuﬁ‘-}ﬂm?ﬂlgﬂﬁﬂ%‘ 1,901.00 12,000 22,812,000 11 3.33% | 36.63% 8,356,036 14,455,964
S9NYAAI@IAIS| 951,421,000 SINYAAIEIATS| 602,915,488

Algnasedu g

ﬁuﬁ Outdoor Area 1,590.00 5,000 7,950,000 11 3.33% | 36.63% 2,912,085 5,037,915
AUABUNIA 38,400.00 1,500 57,600,000 11 3.33% | 36.63% 21,098,880 36,501,120
Fauan 1,192.00 1,000 1,192,000f 11 3.33% | 36.63% 436,630 755,370
e (waln lasa) 140 4,200,000 11 | 3.33% | 36.63% | 1,538,460 2,661,540
sanyamAsilgnasedug| 70,942,000 sanyamAsignaseduqg| 44,955,945
sanyamaununaunylua (RCN)|  1,022,363,000 SAUYAAIAAA (Market Value)| 647,871,433
wialsznnn|  1,022,000,000 wialsznnny| 648,000,000
J20/63093 (12/16) ‘1/1‘&’1 43 E—&?ﬂé%



a5l ga#ﬁw%’wﬁﬁu‘fmﬁ%muvgu (Cost Approach)

s1EazLden Emﬁw%’wﬂ(ﬁu (un)
o fifu- Avianisian (Leasehold) 228,000,000
® AAT meaaﬂ@nﬂm;ﬁq 648,000,000
FAUYAPININERU 876,000,000
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9.2  A8Wansm1anggla (Income Approach)

nstlsziilugann TnaWansnnaindssnela (Income Approach) i unistlszid uy anniwe du

- o v v o ' o o
TneWatsuimuatnsnaamina duinalminoele TnaAuanyan1faqiiuaessaiy

4! '

nIzuwARuangn3 (Discounted Cash Flow) nelandniniuminanyanizeminadulac axdyan

wnAuyanfaqiiugnsresnszuamelasmunaiaudnasladuanninedulueuian

anuAzulunssziliuyanminaduy

® szazianlunisUsznnunng

U3 1annn191seu1nin19n19n19Ru (Cash Flow Projection) d14iunstssidiuyan1@nsnisian
ninsauluaninluiniseyniu muscaznaiaunaeaNdyyiaae dezinn 18 710 hiaw 17

Fu Tnaurduainduinilssiduygann An TU7 4 fuaAx 2563
® auuAzIUTzIIUNITNIINGTRY

v ¥ v v v [
ANNAFIULATLTTHIUNNTMIINI TR NUATIH LT tnAnmveyaneundsluefnfiniunn
- % - ' v v b3
1093 duT lafuainnasusanadanisuning uaz@ninisiaunaln Tafa 3wa Inan sausiale

¥ é/ dl i a dl o a i =
m@sg@mnmmmmwuwmﬂ@ﬂ el undsznauni1samIeu lun9UlssuI NI ININNIIR U

® 15 NtNNI99ETULRINTWERY

v - L . - ' Y X '
safuaaslasenig waln tada lawlesuisin anareunzunsivinnislssduyaniluaiaiiningn

azlpduanaglaamnunailan dszneunossalaaiimiangmiuan (Anchor Tenant) salaann

1 ' ¥ 1

ANTAUEBINIT (Food Court) selnannyigiseaes (Tenant) wazsneladue Inadaunmgiu

samalil

J20/63093 (12/16) 9N 45 LT B T
i I finwngeia 4in



J20/63093 (12/16)

1. 918l nNNUANAN (Anchor Tenant and Tenant Income)

1 1 3

¥ A Ao o a Y o
ﬂqurJNm@\im@Nﬂ@ﬁ']Lmqwummqﬂﬁ“]_lﬁ;iﬂ@ﬂqﬂ@ﬂimﬂwalﬂ

dszinninunmdan AN (LN/ANS19LNASARDU)
ailasunaiia (Tenant 938 Inline retail) 600-2,000
BLINUAN (Anchor Tenant) 300-500

N8 224 (Kiosk)

6,000-34,000 Unnmagy

g ATM

10,000-23,000 unmag

v 1

v v v 1 1 4 1

' X 4dY a4 ' o o & A =
@qﬂm@H@ﬂqW?QNﬂl@\iﬂ’]LmqwuV} ﬂqﬂ@ﬂﬂigLﬂV}m’N"] AN NANINUILAIUINAL ANLTINUN DN

AuLANANARluaBTade Ty anse Faidaelansenis auaiui uazanusuylaisnisluunay

r’e v

Y v

ARENIIAT TIBNANANWANAINTBIANT TBLARENUA AW N9LFENY Asiansun lamayaannnig

nasumNadsuninauaz@nanismaln Wada Twa Tnam Maadunalaainnisavunniely

Tassnaulunoenlunistssifiuganminedu iesaniduselaainaraniinluassuazaiig

e ! '

v 1

o ' ' oA v o a o = a ' X 4dY 4 =
ﬂ\?ﬂ@quLﬂuﬂquqWﬂq &LuLﬂMGVIﬂquqm@’]m AN NINLTENY A9INATUIANEIN U ALEAN Iﬂ?;lll

|
TIHATLALUA AL

1y v

1.1 8lAanNLNTILATLLLANT (Permanent Tenant)

- Nunlwn ANETN 1 e
FEazLan - msUsuauaan
(MNAS) | (L/MNLNATRAY)
. . 3.0% mail
- WLILMUUASRINLTT (Fixed) 7,787.38 1,480
ARDABENITLIITHININS
- wunduutlsanusela (Variable) | 3,544.71 680 3.0% il
AaaAaNYNNIUsENINNg
Wi 46 18 i APy (i

ST | T E—————



1.2 elmann

3 1Yo

- gulanlesunaiia (Hypermarket)

ﬁuﬁamwﬁﬂ (Anchor Tenant)

. C e . . . .
AWBIANATY Y IULITINUTBIANT TUN 4 WAANEw 2562 tnaEuau o uitszidugann
Hona 5"“6’“‘""‘ uas . AT RuATeRa o
. . ANL3NS dndszununng AL (uwil)
s (unARaw) AMNUAAY | LARAY | URRY | LARau
1 2,542,562
2 2,542,562
a3 2,542,562
7 4 2,796,818
s 2,796,818
a6 2,796,818
i 7.1 3,076,500
7 7.2 2,391,418
s 2,391,418
o 2391418 |37 1 (4 5.n. 63 -3 5.. 64) 3 2,391,418 9 2,630,561 | 30,849,303
i 10 2630561 |17 2 (4 5. 643 5.0. 65) 3 2,630,561 9 2,630,561 | 31,566,732
i 11 2,630,561 |1 3 (4 5.7, 65 -3 5.0. 66) 3 2,630,561 9 2,630,561 | 31,566,732
7 12 2,630,561 |17 4 (4 5.0. 66— 3 5.0. 67) 3 2,630,561 9 2,893,617 | 33,934,235
i 13 2893617 |17 5 (45.n 673 5.0.68) 3 2,893,617 9 2,893,617 | 34,723,403
i 14 2,893,617 |17 6 (4 5.n. 68 - 3 5.. 69) 3 2,893,617 9 2,893,617 | 34,723,403
i 15 2,893,617 |07 7 (4 5.p.69—3 5.0. 70) 3 2,893,617 9 3,182,978 | 37,327,654
i 16 3,182,078 |17 8 (45.n.70-35.0.71) 3 3,182,978 9 3,182,978 | 38,195,738
17 3,182,078 |79 (45.n. 71-35.0.72) 3 3,182,978 9 3,182,978 | 38,195,738
il 18 3,182,078 |17 10 (4 5.p. 72— 29 4.4, 73) 3 3,182,978 9 3,501,276 | 41,060,420
i 19 3501276 |17 11 (4 5.p. 73— 3 5.8, 74) 3 3,501,276 9 3,501,276 | 42,015,315
i 20 3501276 |17 12 (4 5.p. 74 - 3 5.A. 75) 3 3,501,276 9 3,501,276 | 42,015,315
I 21 3501276 |1 13 (4 5.p. 75— 3 5.A. 76) 3 3,501,276 9 3815404 | 45,166,466
i 22 3815404 |17 14 (4 5.p. 76 - 3 5.A. 77) 3 3,815,404 9 3815404 | 46,216,850
i 23 3815404 |17 15 (4 5.p. 77 -3 5.8, 78) 3 3,815,404 9 3815404 | 46,216,850
i1 24 3815404 |1 16 (4 5.p. 783 5.A. 79) 3 3,815,404 9 4,236,545 | 49,683,115
i 25 4236545 |17 17 (4 5.A. 79— 3 5.0. 80) 3 4,236,545 9 4236545 | 50,838,537
I 26 4236545 {718 (45.0. 803 5.0, 81) 3 4,236,545 9 4,236,545 | 50,838,537
il 27 4,236,545 |17 19 (4 5.0. 81 - 20 .0, 82) 3 4236545 | 755 | 4,660,199 | 47,886,619
17 28 4,660,199
J20/63093 (12/16) Wi 47 16 it iy it
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- @uAUEaIU? (Food Court)

. Co oy . . . .
AWBIANATY Y IULITINUTBIANT TUN 4 WoAANEw 2562 tnaEuau o Fuilszidugann
Hona ‘5'3“.“"""'"‘." has . AT uRTERaN o
. . ANUSNS dnszanounng A (uw/)
Ay (UMARa) NUAUAAY | WAL |TuauRal| 1iRau
i 1 343,253
a2 343,253
i3 343,253
4 377,578
s 377,578
e 377,578
7 7.1 415,336
72 415,336
s 415,336
o 415336 |1 (45..63-35.A.64) 3 415,336 9 456,870 | 5,357,838
7 10 456,870  |il2 (4 5.n. 64— 3 5.8, 65) 3 456,870 9 456,870 | 5,482,440
¥ 11 456,870  |il#i 3 (4 5.n. 65 3 5.8. 66) 3 456,870 9 456,870 | 5,482,440
7 12 456,870 A4 (4 5.p. 663 5.0, 67) 3 456,870 9 502,557 5,893,625
7 13 502,557 5 (4 5.p. 673 5.p. 68) 3 502,557 9 502,557 6,030,686
7 14 502557 |16 (4 5.p.68—3 5.0. 69) 3 502,557 9 502,557 | 6,030,686
7 15 502,557 A7 (4 5.p.69-3 5.0 70) 3 502,557 9 552,813 6,482,985
7 16 552813  |d#8 (45.n.70-3 5.8, 71) 3 552,813 9 552,813 | 6,633,751
17 552,813 (1719 (45.h.71-38.0.72) 3 552,813 9 552,813 | 6,633,751
7 18 552813 [T 10 (45.0. 7229 4.0, 73) 3 552,813 9 608,094 | 7,131,287
7 19 608,004  |711 (45.0. 73— 3 5.0, 74) 3 608,094 9 608,094 | 7,297,133
¥ 20 608,094 |12 (45.0. 74-35.0.75) 3 608,094 9 608,094 | 7,297,133
7 21 608,094  |{7i 13 (45.0. 75 -3 5.0. 76) 3 608,094 9 668,904 | 7,844,419
7 22 668904 |17 14 (45.A. 76 - 3 5.. 77) 3 668,904 9 668,904 | 8,026,848
1 23 668904  |d7i 15 (45.0. 77 -3 5.0, 78) 3 668,904 9 668,904 | 8,026,848
17 24 668904  |i7i 16 (4 5.. 78 -3 5.0. 79) 3 668,904 9 735794 | 8,628,860
7i25 735,794 |17 (45.0. 79— 3 5.0. 80) 3 735,794 9 735794 | 8,829,531
7 26 735794  |{ 18 (45.n. 80 -3 5.0. 81) 3 735,794 9 735794 | 8,829,531
7 27 735794 |17119 (4 5.0, 81— 20 .A. 82) 3 735,794 755 | 809,374 | 8,316,850
1 28 809,374
Wi 48 18 i APy (i

J20/63093 (12/16)
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- ‘Wuﬁmmﬁﬂﬁuj (Other Anchor Tenant)

F o T ST
- Nunluwedn ALELN 1 T
EATIAEA - n9UsuauALEn
(AFINAT) | (U AI9INAT/ LRaL)
WuP wLaes FHwanT 3,348 120 10% 0 3
NANELUB)

¥ 1Y v 7| 1

- NLBENY AT ANUAEN TINUTIUATLLLNNS UATKINVANEW] AMNTaYaTllaFuan

naauINadInsIninauaz@ninianaln lasa swa Inam
X A¥ o ! ¥ a o A e T Y o
- WUNEEIMANaW luaduymn9Ne UTEn 1iaes 3nwant ngl A1ie (N11w) n1sUszuiunng

' ' 1 1 [

¥ [ s
AT WAZATLIANT NNLTENY HA1sunanaayan I iui Alafuainnesmusanedanisuning

' ¥

uaz@niniannaln lasa Twma Inam Weasanaudyyian Snisiduangiainaensale

(Profit Sharing) aMns1elATINAT AT

o ilszaunuans 1Nl NUN (Occupancy Rate)

[

ANFUERIINNN ENUANINLEENY Rarsunanaayai lnfuainnenusanedeanisuninauasand

' ¥ o o ¥ ' X AdY A da Y v o a
ﬂ’]?lfﬁ']W]mIﬂ I@mm TNAR Iﬂ?‘V] LL@zmﬂNﬂ@ﬂq?LﬁqwuV]ﬁqﬂ@ﬂWN ﬂHm:ﬁIﬂ@LﬂﬂQﬂUVI?Wﬂ’&u TQEW]’N

a o o Y Ao X
LFEN Usenntun1samnsnis nwensail

PR HGET) ANTINNT LENUN (Occupancy Rate)

2 T

NUNIUALLILDNLT (Permanent Tenant) 91% Tl 1
95% Tudi 2
wa 97% ludii 3 - 49 19

fufilawlas snaifie (Hyper Market)

Wuﬁ@uﬁmms (Food Court) 100%

=)

X
WU

Wiaas IHwAnT (Major Cineplex)

2. glpannNunm1EaA319 (Temporary Tenant Income)

tszannuniemalaainiuniaidansig Usznavumne salaainatminunaiullsludu s1alaan

- P ' a a & ' Aa o o =~ = o X
AVTINUNLTEIUAIUNANT LUTLITUNINLAU KITR NINHNIUNNAN U TIATIN Imﬂm?f]ﬂﬂztﬂﬂﬁﬁ\ﬂu

S1EALLAYA
£Z dﬂl dI T QI/ £Z £Z £ T 2
3¢/ lmannNuAENgaAs9 11104 38% 189918 laannsuauLLnig (Tnelusansels
AN laesunsiin wazAuaaiuig) tneludd 2 Yiuis
3.5% padludy 2 - 0% 19
J20/63093 (12/16) W 49 16 e PRIy (L
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3. mﬂimﬁ‘w‘l‘ (Other Income)

2N v v 1 1 v ¥ o
dsznruniemeladw) dsznevldaqe selaainanaifiadelawnn wazselndu) Inad

o o &
TIHATLAUA AL

s1EazLREn

7elndu srunnd 0.5% 1e91elnannnisdassdinud (Inalusas
vy e -
selaanniud laiesunsiin wazAuae19I9) Aaanany

n19UszannunIg

o ilszuntuniganladane (Operating Expenses)

dszanainisenlaanauuaiu algansTunsaniiivanu uazanlsanaasi seming@unyssiluyan

~ P o ! X
NT’]ﬂﬂzL@ﬂmm\‘]m@iﬂu

lszanuniganlganalunigatliueu (Operating Expenses)

AN lia8 11N17A NN TRIUNAS

(Common Area Expenses)

sza10u 3.7% 229978 lasanninnduase (Inglusansslaan
Wunlawasunaiie wazAuaaiuig) uaz Uuiuau 3% aeil
i 2- 407 19

AassNtanlunsAUANETN

(Fee for Rental Collection)

Uszanni 2.4% 10938 lagaNaNNITU ARl U nagnans

n13UsEuntunng

2

- PR e
AIABNRTEY — Wug ol

(Leasing Commission)

sz 2.0% 299978 larnatnnisiaseinivud (Taelusan
v g g < e -
selaanniud lalesunsiin uazduae1ung) naanany

I EEF T laVTalt)

ANPBNNTTY - Nunmwmaln lasda

(Leasing Commission)

il 10 uazdi 20 9@ty BN uRa9w Hypermarket Lay

Food Court aziippaniadulunisnednyni dssuins 4.17%
¥ d’l’ ~ ¢ T & <

109978 lagananiui laesunaiin uazduaaims (Tnalu

N1313riNUN13A59E azAnAAaNRTTUlLTR 2 wazilh 12)

ATNAIIU

(Utilities expenses)

1528104 5% we93gtasaniintuase (Inglususelaann

X A - L -
Nunlanlasunaifia LL@t@uEIﬂW‘VI’Wi‘) AAAATEEILINALIZNIINNG

ANTBNUTNLINFISNEN

(Repair and maintenance expenses)

T 17

sz 0.5% 229978 lasuniinluase (Inglusanselaan

& c g -
Wi lawasunaiin uazAueeang) Aaanseezinanlszanunig

T 7 d| 2 dl = d&l =
A l1ANERw Uszun 1.1% 2099181A 9907 1A AT WATI PADABIY
(Other expenses) n13UsEuntunIg

50 15 i ey (st
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szanunsanlganansii (Fixed Charges)

ANBTTNIHe AL A 1 1N191FVNT

(Incentive Fee)

ALTzAUAY

(Property Insurance)

' da
ATINAU

(Ground Lease)

Uszann 1.8% 19937818 A9nN1 7610109711 AADARDY
n19UszNNUNIg
Uszanns 0.7% wa9s1ela soudi 1A uase ludd 1 uas
Usuifisdu 3% medl ild 2 - 07 19
7 A (Ui
1 1,565,651
2 1,600,985
3 1,600,985
4 1,717,590
5 1,756,458
6 1,756,458
7 1,884,723
8 1,927,478
9 1,927,478
10 2,068,570
" 2,115,601
12 2,115,601
13 2,270,802
14 2,322,535
15 2,322,535
16 2,493,256
17 2,550,163
18 2,550,163
19 2,188,385

¢ [ud1sa3A115uLlgem1mns (Reserve for Replacement)

a

Rudnsesntliulgeennns dsznavllaoe Judrseslunislasuian wazginsninie nneluanans

] 1 Yo 4 v v
Fadland 1Ay luisesaednistingeinennunwaesdan uargins arlaansiazazneuluiude

ANINNNTANTIN UANTRIMALNY Taedudnsesliulgeenansialdey Nlsrunne 2%-5%

109978 tn99x Tnannstlszununisdenanazaueyiveny uwavilssinnieminedunysudiugann

AUNUAT LTANE

Rudsespndivgeennng

(Reserve for Replacement)

1lsvanns 3.0% a9 lazonninatuass (Inelusonsielanain

X A - L -
Nunlanlasunniiia LL@z@uﬂ'ﬂqﬁ’]?) RAAATEEILINALIZNNINNG
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® amsAnan (Discount Rate)

§m31Anan (Discount Rate) N9UFENY lafiarsunandnsuaneuunuaIniusnsfguiagegn
sraizioan 19 1 oy duisvilingann (4 funnan 2563) Usennns 1.78% uanduifadedaslugsia
ANWUSLA LN UTzu1DL 9% - 10% AU Y N19UTENY AaNaNTUenI1ARan (Discount Rate)

Rlszanns 11%

15 it ity i
ST | T E—————
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. Tasan1sinaln lasa laidasuisiin a1 11annzuns

AnnAgIunslszanunsinegdssela

17 18.88

s1glARansIuAILLLINAS (Permanent Tenant)

LLUUﬁ']ﬂuﬂ’éJﬂi"IL“ﬂl'l (Fixed-rent Tenant) 138,303,869 142,452,985 146,726,574 151,128,372 155,662,223 160,332,089 165,142,052 170,096,314 175,199,203 180,455,179 185,868,835 191,444,900 197,188,247 203,103,894 209,197,011 215,472,921 221,937,109 228,595,222 207,069,694
LL‘IJ‘LIB:ﬁJLL‘IJiEI’]N‘;“‘]EIlg (Variable-rent Tenant (GP)) 28,924,834 29,792,579 30,686,356 31,606,947 32,555,155 33,531,810 34,537,764 35,573,897 36,641,114 37,740,347 38,872,558 40,038,734 41,239,896 42,477,093 43,751,406 45,063,948 46,415,867 47,808,343 43,306,500

a"m'\msti'lﬁuﬁ (Occupancy Rate) 91% 95% 97% 97% 97% 97% 97% 97% 97% 97% 97% 97% 97% 97% 97% 97% 97% 97% 97%
i’)NﬂEIvlﬁ‘],Q'lﬂ;'luFT'lLtuuﬂ'ﬂi 152,178,119 163,633,285 172,090,542 177,253,259 182,570,857 188,047,982 193,689,422 199,500,104 205,485,107 211,649,661 217,999,150 224,539,125 231,275,299 238,213,558 245,359,964 252,720,763 260,302,386 268,111,458 242,864,908
ﬁuﬁéﬁwé’n (Anchor Tenant)

1ﬂtﬂ’a5:3»l'l‘i'l;ﬁﬁ (Hypermarket) 30,849,303 31,566,732 31,566,732 33,934,235 34,723,403 34,723,403 37,327,654 38,195,738 38,195,738 41,060,420 42,015,315 42,015,315 45,166,466 46,216,850 46,216,850 49,683,115 50,838,537 50,838,537 47,886,619

gluil"ﬂ’\‘w’]'a‘ (Food Court) 5,357,838 5,482,440 5,482,440 5,893,625 6,030,686 6,030,686 6,482,985 6,633,751 6,633,751 7,131,287 7,297,133 7,297,133 7,844,419 8,026,848 8,026,848 8,628,860 8,829,531 8,829,531 8,316,850

Luméﬁﬁmﬁnvﬁ 4,821,120 4,821,120 4,821,120 5,303,232 5,303,232 5,303,232 5,833,555 5,833,555 5,833,555 6,416,911 6,416,911 6,416,911 7,058,602 7,058,602 7,058,602 7,764,462 7,764,462 7,764,462 6,828,472
iQNiﬁH‘lgﬂﬁﬂﬁuﬁéﬂi’lué’ﬂ 41,028,261 41,870,292 41,870,292 45,131,092 46,057,321 46,057,321 49,644,195 50,663,045 50,663,045 54,608,618 55,729,358 55,729,358 60,069,487 61,302,300 61,302,300 66,076,437 67,432,530 67,432,530 63,031,941
iﬁﬂ‘lﬁ;"ﬂ’mﬁuﬁﬁh‘i‘l’aﬂi’n (Temporary Tenant Income) 59,659,711 61,747,801 63,908,974 66,145,788 68,460,890 70,857,022 73,337,017 75,903,813 78,560,446 81,310,062 84,155,914 87,101,371 90,149,919 93,305,166 96,570,847 99,950,827 103,449,106 107,069,825 97,458,474
i%Nﬂﬂ1gﬁﬂﬂﬂﬁiﬂé’ﬂﬂL‘iﬂﬁuﬁ 252,866,091 267,251,378 277,869,808 288,530,139 297,089,068 304,962,325 316,670,634 326,066,962 334,708,599 347,568,341 357,884,423 367,369,854 381,494,705 392,821,024 403,233,111 418,748,027 431,184,022 442,613,812 403,355,323
iﬁﬂ‘lﬁ;’g't‘l‘] (Other Income) 1,083,295 1,151,011 1,204,103 1,243,511 1,281,675 1,321,041 1,364,300 1,406,187 1,449,396 1,496,883 1,542,860 1,590,287 1,642,419 1,692,887 1,744,947 1,802,180 1,857,580 1,914,729 1,735,759
iQNﬁﬂ1gﬁLﬁﬂ§quﬂ (Effective Gross Income) 253,949,386 268,402,389 279,073,911 289,773,650 298,370,743 306,283,366 318,034,934 327,473,150 336,157,994 349,065,224 359,427,282 368,960,141 383,137,124 394,513,910 404,978,058 420,550,208 433,041,601 444,528,541 405,091,082
Uszannunsanlaans (Operating Expenses)
éﬂal%‘iiﬂﬂ’lUﬂﬁ‘iﬁﬁL‘ﬁuﬂ’]iﬂ.?uﬂﬂ’ld (Common Area Exp.) 8,056,463 8,298,157 8,547,102 8,803,515 9,067,620 9,339,649 9,619,838 9,908,433 10,205,686 10,511,857 10,827,213 11,152,029 11,486,590 11,831,188 12,186,123 12,551,707 12,928,258 13,316,106 12,062,203
Fi’]ﬁi‘iNLﬁEIN’Luﬂ’]iLﬁUé’]L‘li’l (Fee for Rental Collection) 6,068,786 6,414,033 6,668,875 6,924,723 7,130,138 7,319,096 7,600,095 7,825,607 8,033,006 8,341,640 8,589,226 8,816,876 9,155,873 9,427,705 9,677,595 10,049,953 10,348,417 10,622,731 9,680,528
ﬂ.’lﬂ‘aﬂﬁ‘ﬂ‘l‘i’u (Leasing Commission) - B‘J:’L‘li’]ﬁ"ﬂﬂ 4,333,179 4,604,044 4,816,413 4,974,046 5,126,700 5,284,165 5,457,200 5,624,749 5,797,582 5,987,533 6,171,440 6,361,148 6,569,676 6,771,547 6,979,788 7,208,721 7,430,319 7,658,915 6,943,037
ARaNRTdu (Leasing Commission) - Tesco Lotus - 1,544,950 ; ; ; ; ; ; ; ; - 2,056,329 ; ; ; ; - - -
ﬂ'ﬁwé'u'm (Utilities expenses) 10,887,112 11,567,661 12,101,237 12,497,290 12,880,833 13,276,464 13,711,215 14,132,183 14,566,425 15,043,676 15,505,742 15,982,385 16,506,312 17,013,511 17,636,718 18,111,912 18,668,677 19,243,024 17,444,381
é’]‘ii’ﬂNLL‘ﬁN‘lj’]‘a:Q%’ﬂH’l (Repair and maintenance expenses) 1,088,711 1,156,766 1,210,124 1,249,729 1,288,083 1,327,646 1,371,121 1,413,218 1,456,643 1,504,368 1,550,574 1,598,238 1,650,631 1,701,351 1,753,672 1,811,191 1,866,868 1,924,302 1,744,438
Fiﬁal‘i;“ﬂl'lﬂ’gua] (Other expenses) 2,793,443 2,952,426 3,069,813 3,187,510 3,282,078 3,369,117 3,498,384 3,602,205 3,697,738 3,839,717 3,953,700 4,058,562 4,214,508 4,339,653 4,454,759 4,626,052 4,763,458 4,889,814 4,456,002
ﬂ.’lgl‘l}’“ll’]il‘a"sﬂ (Total Operating Expenses) 33,227,695 36,538,038 36,413,563 37,636,812 38,775,452 39,916,137 41,257,854 42,506,396 43,757,081 45,228,791 46,597,894 50,025,567 49,583,591 51,084,953 52,588,655 54,359,536 56,005,996 57,654,892 52,330,588
‘J"liﬂéﬂ'\ﬂﬂ’]‘iﬁi’uﬁudﬂu (Gross Operating Income) 220,721,691 231,864,351 242,660,348 252,136,838 259,595,292 266,367,230 276,777,080 284,966,754 292,400,914 303,836,434 312,829,388 318,934,574 333,553,533 343,428,957 352,389,404 366,190,672 377,035,606 386,873,648 352,760,494
Ratio % 86.92% 86.39% 86.95% 87.01% 87.00% 86.97% 87.03% 87.02% 86.98% 87.04% 87.04% 86.44% 87.06% 87.05% 87.01% 87.07% 87.07% 87.03% 87.08%
ﬁﬂ"l%éﬂﬂﬁdﬁ (Fixed Charges)
Fi’]ﬁi‘iﬂtﬁimﬁtﬁﬂgluﬂ’]‘iu?iu’]‘i (Incentive Fee) 3,972,990 4,173,558 4,367,886 4,538,463 4,672,715 4,794,610 4,981,987 5,129,402 5,263,216 5,469,056 5,630,929 5,740,822 6,003,964 6,181,721 6,343,009 6,591,432 6,786,641 6,963,726 6,349,689
Fiﬁﬂizﬁuﬁﬂ (Property Insurance) 1,777,646 1,830,975 1,885,904 1,942,481 2,000,756 2,060,779 2,122,602 2,186,280 2,251,868 2,319,424 2,389,007 2,460,677 2,534,498 2,610,533 2,688,849 2,769,514 2,852,600 2,938,177 2,661,506
Fi"ll,‘l;’lﬁau (Ground Lease) 1,565,651 1,600,985 1,600,985 1,717,590 1,756,458 1,756,458 1,884,723 1,927,478 1,927,478 2,068,570 2,115,601 2,115,601 2,270,802 2,322,535 2,322,535 2,493,256 2,550,163 2,550,163 2,188,385
squéq’lﬂf&iwmﬁﬁy’wm 7,316,287 7,605,519 7,854,776 8,198,535 8,429,929 8,611,847 8,989,313 9,243,160 9,442,563 9,857,050 10,135,537 10,317,100 10,809,263 11,114,789 11,354,393 11,854,202 12,189,403 12,452,066 11,199,580
é']'l{é'\ﬂ'l,umsawgu (CAPEX)
L?iuﬁ']i’adtﬁ’aﬂ’]iﬂ‘ﬁ.lﬂiﬂd’a’]ﬂ’]‘a‘ (Reserve for Replacement) 6,532,267 6,940,597 7,260,742 7,498,374 7,728,500 7,965,878 8,226,729 8,479,310 8,739,855 9,026,205 9,303,445 9,589,431 9,903,787 10,208,106 10,522,031 10,867,147 11,201,206 11,545,814 10,466,628
‘J"liﬂﬁ?ﬁ!ﬂ% (Net Operating Income) 206,873,137 217,318,236 227,544,830 236,439,929 243,436,862 249,789,504 259,561,038 267,244,284 274,218,495 284,953,178 293,390,406 299,028,042 312,840,483 322,106,062 330,512,980 343,469,323 353,644,996 362,875,768 331,094,285
Ratio % 81.46% 80.97% 81.54% 81.59% 81.59% 81.56% 81.61% 81.61% 81.57% 81.63% 81.63% 81.05% 81.65% 81.65% 81.61% 81.67% 81.67% 81.63% 81.73%
yaAMSNERUgNS 2,040,644,226 U
wialssnin 2,041,000,000 UM
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agun1ssziliuyannsnedune 2 38

?ﬁmiﬂsmﬁugaﬁﬁ gaém%’wéﬁu (un)
38muYU (Cost Approach) 876,000,000
A5Ranrawnanaela (Income Approach) 2,041,000,000

' - [ v v v v v - ! '
ﬂ’]ﬁ‘ﬂi‘&ﬁuﬂﬂ@ﬂ’WlS‘/WEJ@uﬁﬂﬁﬂﬂ'WN’]LL@Q‘H’]\?E‘IMVN 2 'J%‘ NINUTEN Wmaﬁmmquﬁmmmung@m

PAINFNEAUN 1AT AT ZMIUT ANLANANAUNDANALS BN LINATNIEETIATIZ AR LA AT
Tuupazisainnnesuialana13smaunu (Cost Approach) TUNNIANUAAYAAINAUNUTBIN TN AL

TnannsaAuayan aulae s ITauAaLsIAIRAIA LNAUIEIUANTBIAENAANA (Market Rent)
WazANLTNANATYEYN (Contact Rent) Auszeiziaan W tyoy i WazAWIMLaA1a1ANTUALANLIgNATIS
naainALdau (Depreciated Replacement Cost) muszazinan ludtyoyien aaudsfasanainaele

L4 ' s 4 v o 12
(Income Approach) W1agn1samszunannineduinelolszunnnismelaNiinluass ananmn
u

RINFNEAUNIAUIUINYA AT TN AU B nninedulnTaqiiuilauaiunsn lunisasenela

v 1
o o

muusﬂ@m‘wﬁ*ws;lau‘ﬂmﬂﬁ%'ﬁm@mwmmﬂim (Income Approach) ﬁ@ﬂﬂqﬁ%munu (Cost Approach) 114
narnataNBanludaresymuanuseylsenaunis delaun wmaln Tada Usenauduninedu
o o o Al Y A ¥ a a ' o o a o = !

fanwouzilumineduinelminmale uazidu@ninisgn (Leasehold) At N9LFEmY Asagiyan
TneRiRa1su1aInsale (Income Approach) Wwinaum lunnsiseiduyanminadu aauidsaumu

(Cost Approach) 11 laiuinamasaaaunislssiluganmine auy
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ANNEX | “AMATA LAND ALLOCATION MAP"
NOTE: 1. This allocation map shall not be used for any factory designed and for layout.
2. The actual shape, area and dimension of the Said Land shall be confirmed by
demarcation of both the Seller and the Buyer later.
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o Avads Nakorn

EXECUTION VERSION

OPERATING LEASE AGREEMENT

'S MARCH 2012

TESCO LOTUS RETAIL GROWTH FREEHOLD AND LEASEHOLD PROPERTY FUND
and
EK~-CHAI DISTRIBUTION SYSTEM CO., LTD.

of property known as

Fesco Lotus Hypermarket Amata Nalorn

NOTE: All terms are subject to the terms of any Head Lease relating to the Property
Term: 16 years

Initial Rent: THB 13,851,912 per annum

ALLEN & OVERY

Allen & Overy (Thailand) Co., Ltd.
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THIS LEASE is made on ' March 2012
BETWEEN:

¢} TESCO LOTUS RETAIL GROWTH FREEHOLD AND LEASEHOLD PROPERTY FUND,
a property fund cstablished under the laws of Thailand and managed by Krung Thai Asset
Management Public Company Limited whose registered office is at 11 Q, House Sathorn Building,
M, G and 10th Floors, South Sathorn Road, Tung Mahamek, Sathorn, Bangkok 10120, Thailand (the
Landiord); and

{2) EK-CHAI DISTRIBUTION SYSTEM CO., L'LD., a private limited company incorporated under

the laws of Thailand with registered number 0105539010051 having its registered office at 629/]
Moo.10 Nawamintr Rd., Klongkooin, Buengkoom Bangkok 10230, Thailand (the Tenant).

WHEREAS:

(A)  The Landlord has entered info a sale and purchase agreement (the SPA) pursuant to which the
Landlord will, subject to completion under the SPA, purchase the Shopping Mall (as defined below)
from the Tenant and become the registered owner of the Shopping Mall,

(B) Subject to completion under the SPA, the Landiord wishes to let to the Tenant and the Tenant wishes
to lease from the Landiord the Property (as defined below) according to the terms and conditions of
this Lease.

THIS LEASE WITNESSES as follows:

L DEFINITIONS

in this lease:

Affiliate means, in relation to a company, a Subsidiaty or a Holding Company of that company or
any other Subsidiary of any such Holding Company, in each case for the time being;

assign includes entering into any form of transfer or assignment of the Property and assignment is
similarly construed,

Back Offices means the office avea within the Shopping Mall as further described in Schedule 1;

Business Day means a day (other than a Saturday or Sunday) on which banks are generally open in
Bangkok for normal business;

Car Park means the car park at the Shopping Mall;

Conduits includes those for sewage, water, gas, electricity, telecommunications and data processing;
Control, in relation to a company, means a direct or indirect holding or aggregate holdings of shares
(or other owmership interests) carrying 30 per cent. or more of the voting rights of that company,

whether or not such holding or holdings give de facto control;

Default Interest Rate means the greater of (i) IS per cent. per annum or (i) the maximum rate
permissible by law;

End of the Term includes, subject to any renewal pursuant to clause 14, the expiry of the Term by
effiuxion of time or the termination of this Lease or determination of the Term i any other way;

0032738-0000008 BN:1638508.3 1

L..

ean



Equipment and Facilities means the equipment and facilities installed by the Landlord at the
Property, comprising mains connection points for sewage, water, telephone, IT and electricity,
loading bay facilities (excluding shutters), MEP rooms and the firefighting system, including
architectural works, sprinkler system, ventilation system and electrical (HV & LV) system;

First Extended Term has the meaning given in clause 14.1;

Force Majeure means any event, circumstance or condition that: (i) directly or indirectly materially
prevents or materially and adversely affects the obligations set forth in this Lease; (ii) is beyond the
reasonabile control of any relevant party; and (iii) could not, by the exercise of reasonable care, have
been avoided or overcome in whole or in part by such party, Subject to the aforementioned items (i),
(i) and (iii), Force Majeure includes natural disasters such as earthquake, typhoon and flood; events
such as war (whether declared or undeclared), invasion, terrorism, civil commotion, riot, blockade;
embargo; (ire; explosion; strike or other labour disputes; epidemic and pestilence; material accident;
and by reason of any (or change in any) law, order, proclamation, regulation, ordinance, demand,
expropriation, requisition, requirement or any other act of government authority, including military
action, court orders, judgments or decrees;

Faod Court means the food court area of the Shopping Mall as fiwther described in Schedule 1;
Group Company means, in relation to a company, that company's Affiliates;

Head Landlord means any person for the time being entitled to possession of the Property at the
end of'any term of years granted by any Head Lease;

Head Lease means any Iease under which the Landlord is for the time being entitled to possession of
the land where the Shopping Mall (including the Property) is located and every lease (whether
immediate or otherwise) out of which that lease was created, all agreements varying any of those
leases and all licences and consents granted under any of those leases or under any agreement of
variation;

Holding Company means, in relation to a company, a company in respect of which it is, for the time
being, a Subsidiary;

House and Land Tax means the house and land tax payable in respect of the Rent or other market
value as assessed by the local government authority pursuant to the House and Land Tax Act B.E,
2475 (AD 1932) as amended from time to time:

Hypermarket means the premises known as Tesco Lotus Hypermarket Amata Nakorn as further
deseribed in Schedule 1;

Initial Term means ten years commencing on and ineluding the Term Commencement Date;

Insmrance Event means any event insured under any insurance policies taken out by the Landlord or
the Tenant under clauses 9.1 or 9.2;

Landlord means Tesco Lotus Retail Growth Frechold And Leasehold Property Fund or its assignes
or successor in title being the person for the time being entitled to possession of the Property at the
End of the Term;

Lease means this lease, every agreement varying or supplemental to this lease, every lcence and
consent granted under this lease or under any agreement of variation or supplementa) agreement;
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Maintenance Area means the maintenance atea within the Shopping Mall as further deseribed in
Schedule 1;

Management Company means Ek-Chai Distribution System Co., Ltd or such other management
company as appointed by the Landlord from time to time;

Permitted Part means at any time a part of the Property, which is capable of being occupied and
used as a separate unit with all necessary services and rights for such occupations and use;

Permitted Use means as retail, food court and other businesses as carried on by the Tenant or the
‘Tenant's Affiliates from time to time or for such other trade or business as may from time to time be
consented to by the Landlord (such consent not to be unreasonably withheld or delayed);

Property means the Hypermarket, the Food Court, the Back Offices, the Maintenance Area and the
Warchouse;

Rent means the rent payable under this Lease in accordance with clause 4;
Second Extended Term has the meaning given in clavse 14.1;

Shopping Mall means the shopping mall located at 700/75 and 700/131, Moo 5, Xlong Tamrhu Sub
Distriet, Muang Chonburi District, Chonburi Province and a plan of which is set out in Schedule 1;

Signage means signs, advertising placards, names, insignia, frademarks, descriptive material or any
other similar items whose size, form and quality have been approved by the Landlord (such approval
not to be unreasonably withheld or delayed);

Signage Locations means such locations where the Tenant has Signage as at the date of this Lease
and other locations as the Landlord shall designate (acting reasonably) provided always that such
locations are commensurate with the status of the Tenant as the anchor tenant of the Shopping Mall;
SPA has the meaning given in recital (A);

Subsidiary means, in relation to a company, a company of which it has Control for the time being:

Sub-lessees means any person to whom the Tenant subleases a Permitted Part in accordance with
clause 8.3 and Sub-lessees means all of them;

Tenant means Ek-Chai Distribution System Co., Ltd. or its assignees or successors in tifle;

Term means the Initial Term, the First Extended Term or the Second Extended Term (as
applicable);

Term Commencement Date means the date on which completion under the SPA cceurs;

Third-Party User means any user of part or parts of the trading areas of the Property in accordance
with clause 8.5 and Third-Party Users means all of them;

Utilities means the services or utilities used in, upon or about the Property or (as the case may be)
the Common Area, including water, gas, air-conditioning, elecivicity, power, telephone services and
cable serviees; and

Warehouse means the warchouse area within the Shopping Mall as further described in Schedule 1,

0032738-0000008 BN:1638508.3 3

DUNIIN B &

4

e wed Lt

Comd bl B




2.1

2.2

2.3

31

3.2

33

4!1

INTERPRETATION

Enactments

In this Lease any reference, express or implied, to an enactinent (which includes any legislation in
any jurisdiction) includes references to;

{a) that enactment as re-enacted, amended, extended or applied by or under any other enactment
(before or after the execution of this Lease);

(b) any enactment which that enactment re-enacts (with or without modification);
{c) any subordinate legislation made (before or after the execution of this Lease) under that

enactment, as re-enacted, amended, extended or applied as described in clause 2.1(a) above
or under any enactment referred to in clause 2. 1(b) above; and

(d) any consents, licences and permissions given (before or after the execution of this Lease)
under that enactment, as amended, extended or applied as described in clause 2.1(a) above or
under any enactment referred to in clause 2, 1(b) above or under that subordinate legislation
and any conditions contained in those consents, licences and permissions.

Application

Clauses I and 2 apply unless the contrary intention appears.
Clause headings

The headings in this Lease do not affect its interpretation,
LEASE AND TERM
Term

This Lease shall have effect from the Term Commencement Date until the End of the Term.

Lease

With effect fiom the Term Commencement Date, the Landlord lets the Property to the Tenant
together with the rights set out in this Lease but except and reserving to the Landlord the rights set
out in this Lease for the Term subject to all rights and covenants affecting the Property at the Rent
(as ascertained in accordance with clause 4).

Exelusion of implied rights

This Lease does not include any rights other than those set out in this Lease..

RENT

Rent

The Rent is as set out under the heading 'Rent per montl' in Schedule 2,
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51

5.2

53

5.4

RENE PAYMENt BALES ... o e e e e e

The Rent is payable in advance on or prior to the 5th day of each calendar month. The first payment
shall be calculated for a period commencing on the Term Commencement Date and ending on the

tast day of such calendar month.
TENANT'S COVENANTS

Introduction

The Tenant covenants with the Landlord to comply with its obl igations set out in this Lease,

Rent and House and Land Tax

The Tenant must pay the Rent to the Landlord at the times and in the manner referred fo in clause 4
and pay in addition to the Rent, all House and Land Tax payable, based on the space of the Property
and in accordance with the applicable laws throughout the Term.

Outgoings

The Tenant must pay all present and future Outgoings assessed, charged or imposed on, or payable
in respect of the Property or assessed, charged or imposed on, or payable by its owner or occupier

including, but not limited to, any outgoings in respect of the Tenant's equipment, furniture, fixtures,
fittings or improvements to the Property.

In this clause Outgoings means taxes, duties, charges, assessments, impositions and outgoings of
any ofher description and whether of the nature of capital or revenue and even though of a wholly

novel character,
Repair

The Tenant must at its own cost:

(a) keep the interior of the Property and all equipment and machinery belonging to the Tenant

on or in the Property, in good repair but, subject to clause 5.4(b), is not obliged to repair
damage caused by an Insurance Event;

(b) if directed (o do so by the Landlord, repair damage caused by an Insurance Event where the
insurance monies are irrecoverable because of the act, default or omission of the Tenant, any
person deriving title under the Tenant or anyone at the Property with the express or implied
authority of any of them;

(c) replace all the Landlord's fixtures and fittings in the Property which become beyond repair
during the Term;

(d) keep all windows and other glass in the Property (both inside and outside) clean;

{e) keep any open area within the Property adequately surfaced (where approptiate), in good
condition, properly cultivated (where landscaped) and free from weeds; and

® notify the Landlord of any and all material defects in the Property.
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5.5

5.6

57

5.8

Redecoration

The Tenant must at its own cost redecorate the interior of the Property at such times that the Tenant
deems appropriate, The Tenant must also have all parts of the Property requiting treatment for their
preservation and protection treated in accordance with the best approved manner for preserving and

protecting them. All works under this clause must be carried out in a good and workmanlike manner
and with suitable, good-quality materials.

Alterations

The Tenant must not make any structural alferations to the Property without the prior written consent
of the Landlord (such consent not be unreasonably withheld or delayed). The Tenant may make any
non-siructural alterations without the consent of the Landlord,

In this clause a structural alteration is one which affects the roof or foundations of the Property or
Shopping Mall or any load-bearing part of it,

Use

{a) The Property must not be used for any purpose other than the Permitted Use.

(b) The Tenant must:

i keep the Property open during the hours currently traded by the Tenant at the date of
this Lease. Such hours may be changed with the consent of the Landlord (such
consent not to be unreasonably withheld or defayed);

(i) keep the windows of the Property properly illuminated during the Tenant's ordinary
business hours; and

(iii)  not trade or place goods outside the Propeity other than in aceordance with this
Lease or the rules applicable to the Shopping Mall.

Use obligations

The Tenant must:

(&) not install in the Property any equipment of any kind other than normal office and retail
equipment; )

{b) use any open area within the Property only for the purpose for which it is designed;

(c) not leave the Property unoccupied without notifying the Landlord;

{d) not do anything on the Property which may become a nuisance, damage, danger, annoyance

or inconvenience to the Landlord or any nearby owner or occupier;

(e) not allow to pass into the Conduits serving the Property anything that may obstruct them or

cause damage, danger or pollution or anything poisonous or radioactive;

(N rat bring onte or keep in the Property anything dangerous, inflammable, explosive, noxious

or offensive other than in the ordinary course of business;
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(e)

()
D
®
(k)

not use the Property for any illegal or immoral purpose or for any dangerous, noxious, noisy
or offensive occupation or in any manner so as to be offensive to the oceupiers of any nearby
property;

not use the Property for the holding of public meetings or auction sales or as a residence or
accommodation at the Property or keep any animal on it;

not damage the Property or its Conduits;
remove ali refuse daily and keep the Properly clean, tidy and in good order; and

not obstruct any road or foolpath within or serving the Property and not do anything as a
result of which reasonable use of the road or footpath by others may be impeded.

59 Compliance with applicable laws

The Tenant must:

(a)

(b)

()

(d)

(e)

)

(g)

comply with all applicable laws and regulations and requirements of every government
department, local or other authority and court or competent jurisdiction in relation to the
Property, any operations carried out at the Property and its use and not commit any breach of
planning or zoning laws or regulations;

obtain and comply with all necessary consents, licences and permits for the canying out of
any operation on the Property or the institution or continuance of any;

indemnify the Landlord against all charges payable in respect of any application for
consents, licences or permits and repay to the Landlord all actual professional fees and
expenses reasonably incurred by the Landlord in connection with any such application,
provided that the Landlord shall provide the Tenant with the satisfactory suppotting
documents in respect of any such fees and expenses paid;

not make any alieration or addition to or change of use of the Property for which a consent,
licence or permit must be obtained before the consents, licences or permits for it have been
produced to the Landlord and acknowledged by the Landlord as satisfactory to it. The
Landlord may refuse lo express satisfaction with the consents, licences or permits on the
grounds that anything contained in it or omitted from it in the reasonable opinion of the
Landlord would be prejudicial to the Landlord's interest in the Property during the Term or
after the End of the Term;

pay any charge imposed under applicable laws or regulations in respect of the carrying out
of any operation or the institution or continuance of any use;

unless the Landlord directs otherwise, camry out before the End of the Term all works
required to be carried out as a condition of any consent, licence or permit which may have
been implemented during the Term whether or not the date by which the consent, licence or
permit requires those works to be carried out falls within the Term; and

produce to the Landlord all drawings, documents and other evidence reasonably requested
by the Landlord to satisfy itself that this clause has been complied with.
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5.10  Acquisition of rights

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

attempted to be acquired, the Tenant must upon becoming aware give immediate notice of it fo the

Landlord,

8§11  Assumption of liabilities

The Tenant must:

(a) assume all expenses and liabilities arising out of the business operated by it on the Property
which, in the event of a dispute, have been adjudged by an arbitral award (not subject to
appeal) to be liabilities arising out of the business of the Tenant operated by it on the
Property;

{b) be responsible for, and shall promptly and properly handle, all complaints and claims by its
customers, to prevent any adverse effect on, or obstruction to, the Shopping Mall and other
tenants and customers therein; and

(c) indemnify and keep the Landlord indemnified from liability in respect of all loss, damage,
actions, proceedings, claims, demands, costs, damages and expenses in respect of any injury
to or the death of any person or damage to any property or in respect of the infringement,
disturbance or destruction of any right by reason of or arising in any way directly or
indirectly out of:

(i) the negligent act, omission or default of the Tenant, its Sub-Tenants or Third Party
Users or any person at the Property with the express or implied authority of any of
them; and
(ii) any breach by the Tenant of this Lease.
512 Permission .

The Tenant must:

(a) permit the Landlord at any time during the Term to affix to the Property a notice for dealing
with the Landlord's interest in the Property; and

(b) permit all persons with written authority from the Landlord or the Landlord's agent to view
the Property any time during the Tenant's business hours, provided the Landlord gives
reasonable prior written notice to the Tenant of any such request and the viewing does not
create any interruption to the Tenant's business.

5.13  Shopping Mall Rules

The Landlord may make, revoke or amend rules, regulations, policies and/or procedures for the

Shopping Mall regulating the use, operation, maintenance and fitting-out of the Property within the

Shopping Mall and the conduct of persons oceupying, using or visiting the same. The Tenant shall

observe and perform all rules and requirements contained therein or as from time to time amended

by the Landlord, provided that:

(a) if there is any inconsistency between such rules, regulations, policies and/or procedures and
this Lease, the terms of this Lease shall prevail and that the Landlord may not enforce
against the Tenant any obligation under such rules, regulations, policies and/or procedures or
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5.14

6.
6.1

6.2

6.3

6.4

6.5

any amendment which, in any case, is materially inconsistent with any other term of, and the
rights of the Tenant under, this Lease; and

®) any amendment to the rules, regulations, policies and/or procedures after the date of this
Lease shall require the consent of the tenants and users of the Shopping Mall who together
lease a majority of the leasable floor space of the Shopping Mall (excluding the Common
Areas.

Vacate the Property and the End of the Term

At the End of the Term {he Tenant shall, at its own cost, remove all property, equipment, machines
and shop fittings from the Property and ensure the Property is returned in substantially the same
condition as at the Term Commencement Date {save for normal wear and tear). I required, the
Tenant will, at its own cost, repair or restore the Property to substantially the same condition (save
for reasonable wear and tear) as at the Term Commencement Date. All keys must also be returned to
the Landlord.

LANDLORD'S COVENANTS

Introduction

The Landlord covenants with the Tenant to comply with its obligations set out in this Lease.
Registration

{a) The Landlord agrees to register the lease of Property under this Lease in favour of the
Tenant at the relevant land office within ten Business Days from the date of this Lease.

() A short form lease shall be annexed to the official lease agreement which will be registered.

O The Landlord shall be responsible for the lease registration fee.

l Quiet enjoyment

For so long as the Tenant pays the Rent and performs and observes the covenants by the Tenant and
the conditions in this Lease, the Tenant may peaceably and quietly hold and enjoy the Properly
during the Term without any lawful interruption by the Landlord or any person claiming under the
Landlord.

The Landlord shall not do or omit fo do anything which may interfere with or affect the visibility of
the Property or any Signage erected by the Tenant in accordance with this Lease.

Head Lease

The Landlord must pay the rent under by any Head Lease and perform all covenants contained in
any such Head Lease,

Assistance with Hecences, permits or consents

The Landlord shall provide any and all assistance or support reasonably requested by the Tenant
(and at the Tenant's cost) in relation to the submission of any applications or documents or making
contact with any relevant authorities or persons or proceedings in respect of any pennits, licences,
approvals and/or consents in relation to the Property or the use of the Property by the Tenant thereof.
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6.6

6.7

6.8

6.9

Car Park
(2) The Landiord shall:

0] ensure that there are, at all times, at least the same number of ear parking spaces in
respect of the Property as are available as of the date. of this Lease for use by the
Tenant, its customers, employees and workmen within the Car Park;

(i) keep the Car Park in good and proper repair, clean and properly lit at all times;

(i) not alter the number of car parking spaces without the prior written consent of the
Tenant;

(iv)  provide free car parking for the Tenant's customers, employees and workman, save
for those fees which are imposed on the date of this Lease, Any change to the fees
charged or the number of car parking spaces shall require the prior written consent
of the Tenant; and

)] not erect any barrier at the entrance to or exit from the Car Park nor impose any
charges in respect of the use of it or impose any other car parking management
regime without the approvat of the Tenant, acting reasonably.

(b) Where the Landlord is in breach of its obligations to maintain and manage the Car Park and
has on reasonable written notice from the Tenant failed fo rectify any default on its part then
the Tenant may take such steps as are required for the due performance of those obligations
and the reasonable and proper costs of doing so shall be a debt due from the Landlord to the
Tenant. [f the Landlord has failed to repay the same within ten (10) Business Days of
written demand (such demand to be accompanied by such supporting documentation as is
reasonably necessary to evidence the expenses demanded), the Tenant may set-off such
expenses against any future payments of Rent,

Trolley Bays

The Landlord shall not designate any alternative areas for trolley bays in the Shopping Mall as exist
at the date of this Lease unless those alternative areas are capable of accommodating substantially
the same or a greater number of trolleys and are not materially less adjacent to the Property or

materially less commodious.
Access, Loading Bay

The Landlord shall:

(a) use reasonable endeavours to keep all access roads open 24 hours per day (subject to
temporary closure for inspection, maintenance, repair and renewal); and

{(b) ensure that the Tenant has 24 hour access to the load ing bay area,
Opening Hours

The Landlord shall ensure that the trading hours of the Shopping Mall will be in accordance with the
trading hours of the Tenant in respeet of the Property as notified by the Tenant from time to time,
The Landlord shall not close the Shopping Mall nor vary the opening howrs without the prior wrilten
consent of the Tenant (such ¢onsent not to be unteasonably withheld or delayed).
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(0 Tenant Mix of the.SHOPPIn-Mall - -—— - crs « = o+ e com o e e e e

The tenant mix of the Shopping Mail will follow the provisions of good estate management
and will comply with the standards of a good quality shopping centre anchored by a
hypermarket, The prior written consent of the Tenant is required to any substantial change
in the tenant mix (such consent not to be unreasonably withheld or delayed).

For so long as the Property is leased by or occupied by the Tenant or a Group Company of
the Tenant the Landlord shail not use or permit the use of the whole or any part of the
Shopping Mall (excluding the Property) (i) as a convenience store, (i) as a supermarket, (iii)
2s a green grocer (iv) for the sale of alcohol or (v) as a food court.

Except for those existing on or prior to the date of this Lease, the Landlord shall not provide
or site any kiosks in the Common Areas within 4 metres of the frontages of the Property.

The Landlord shall not allow any solicitation of any business similar to that of the Tenant in
the Shopping Mall or on the Property and shall not circulate or allow to be circulated leaflets
or other advertising materials in the Common Areas advertising any business similar to that
of the Tenant. The Landlord shall take any and all actions and precautions necessary to
prevent these, and similar acts fiom oceursing in the Shopping Mall and on the Property,

OTHER RIGHTS AND OBLIGATIONS OF THE PARTIES

Common Areas and Utilities

(a)

(®

()

C)

The Tenant may (at no cost):

6] solicit business or circulate leaflets or other advertising materials; and

(i) set up kiosks, fables or other promotional activities up to twelve times per year for
up o five days at a time,

in the Common Areas in accordance with such reasonable terms and conditions imposed by

the Landlord from time to time provided that any such activities do not materially adversely
affect other tenants of the Shopping Mall.

The Landlord shall use reasonable endeavours to provide to the Tenant the uninterrupted and
continuous supplies of Utilities which satisfy the Tenant's requirements for its use of the
Property in accordance with this Lease. The Landlord shall not be fiable for any
interruption, failure, discontinuance or termination of any supply of Utilities, save in the
case of its negligence or wilful misconduet,

The Landlord shall ensure that there are, at all times during the Term, sufficient Common
Areas and joint facilities to enable the Tenant to carry out the Permitted Use of the Property,

The Landlord must redecorate the exterior of the Shopping Mall and the Common Areas at
such times as to keep the Shopping Mall and Common Areas in good decorative order and in
any event undertake a refurbishinent, renovation and redecoration of the Shopping Mall and
Common Areas at Icast every five years throughout the Term. The Landlord must also have
all parts of tire Shopping Mall and Common Areas requiring treatment for their preservation
and protection treated in accordance with the best approved manner for preserving and
protecting them. All works under this subclause must be carried out in a good and
workmanlike manner, with sujtable, good-quality materials and in a design and colour
scheme consistent with the Tenant's decoration of the Property.

0032738-0000008 BN:1638508.3 11
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7.2 Signage

(a) The Landlord agrees that the Tenant may erect and maintain at its own cost (including the
payment of any and all signage tax) and risk Signage at the Signage Locations provided that
the Tenant takes ail reasonable precautions in relation to such signage (including in relation
to health and safety and public liability insurance),

(b) In respect of all Signage to be erected by the Tenant, the Tenant shall follow the approval
procedures of the applicable regulations of any government authority and be responsible for
the relevant application charges and shall comply with all other applicable requirements of
such government authority, The Landlord shall provide all necessary assistance in respect of
stch applications which shall not be unreasonably withheld or delayed. If the selected
locations are not approved or are forbidden by any govermment authority or the Tenant's
Sighage cannot be set up at the agreed locations due to any reason attributable to any third
party, the parties shall use their reasonable endeavours, and act in good faith, to find
aceeptable alternative locations, provided that neither party shall be obliged fo accept a
solution that is in breach of any requirements of the relevant government authority,

(c) The Tenant may install temporary Signage on the outside of the Shopping Mall provided
that such Signage shall not cover an ares of the outside cladding which is, in proportion,
greater than the proportion that the gross internal area of the Property bears to the Shopping
Mali. The Tenant shall notify the Landlord of any such temporary Signage.

(4) The Tenant may remove or replace Signage from time to time, provided that the Tenant shall
ensure that no damage to the Shopping Mall is caused due to such removal or replacement,

(e) The Tenant shall at its own cost remove the Signage at the End of the Term (save to the
extent that the Landlord notifies the Tenant in writing before the end of the Term that the
signage should remain in situ),

7.3  xceptions and Reservations

There are excepted and reserved to the Landlord and all other persons authorised by the Landlord or
having similar rights; _

(a) the right to the passage and running of the Utilities through any relevant Conduits which are
now, or may at any time be in, under, or over the Property and serve the remainder of the
Shopping Mall;

{b) the right to enter the Property in order to:

(i) inspect, clean, maintain, repair, connect, remove, renew, relay, replace, alter or
execute any works whatsoever to, or in connection with any of the Utlities selving
the Common Area or any other services;

(ii) execue repairs, maintenance, alterations or any other works, and to make
installations to the Shopping Mall; or

(i)  do anything which the Landlord may or is obliged to do under this Lease,

provided that the Landlord shall;

(A}  give at least fourteen days' written notice {except in an emergency, when no natice
need be given) to the Tenant of its intention to exercise such rights;
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(d)

(e}

6

(8)

(B)  exercise such rights only if the Landlord cannot reasonably carty out such works
otherwise than from within the Property;

<) where reasonably practicable to do so, exercise such vight outside of ordinary
business hours of the Tenant; and

(D)  shall make good as soon as practicable to the Tenant's reasonable satisfaction any
damage caused fo the Property as a result of the Landlord exercising this right;

the right to erect scaffolding for the purpose of repairing or cleaning the Shopping Mall in
connection with the exercise of any of the rights mentioned in this Lease provided that such
scaffolding shall not materially adversely affect the Tenant's use or enjoyment of the
Property and in exercising this right the Landlord shall cause as little inconvenience as is
reasonably practicable to the Tenant and shall make good as soon as practicable to the
Tenant's reasonable satisfaction any damage caused to the Property as a result of the
Landlord exercising this right. If any such scaffolding obscures (whether in whole or in

part) any Signage of the Tenant, the Tenant shall have the right to attach temporary Signage
to such scaffolding;

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

full right and liberty at any time after the date of this Lease to develop the Shopping Mall
and to raise the height of, or make any alterations or additions or execute any other works to,
the Shopping Mall or any buildings on any adjoining property, or to erect any new buildings
of any height on any adjoining property in such manner as the Landlord or the person
exercising such right shall think fit, provided that (i) the Tenant's use and enjoyment of the
Property are not materially adversely affected and (ii) any works undertaken are carried out
in a good and workmanlike manner, with suitable good quality materials and in a design and
colour scheme consistent with the Tenant's decoration of the Property;

the right of support and protection from the Property as is now enjoyed by the other parts of
the Shopping Mall; '

the right to affix security camerss and lighting to the outside of the Property subject to the
Tenant's prior written consent as to the size, location, number, design and colour (such
consent not o be unreasonably withheld or delayed) and subject to the Landlord complying
with all statutory requirements in relation thereto and keeping the same in good and
substantial repair and condition. Any works undertaken pursuant to this subclause 7.3(g)
shall be carried out in a good and workmanlike manner, with suitable good quality materials
and in a design and colour scheme consistent with the Tenant's decoration of the Property;

()] the right from time to time to vary or reconfigure any of the Common Areas or the Utilities,
provided that the Tenant's beneficial use and enjoyment of the Property or the rights
conferred to it under this Lease are not materially adversely affected; and

(3] full right and liberty at any time to compromise any rights of light or air benefiting the
Property, provided that the Tenant's beneficial use and enjoyment of the Property is not
materially adversely affected.

7.4 Rights Granted
There are granted to the Tenant and all persons authorised by the Tenant:
0032738-0000008 BN:1638508.3 13
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(a) the right to use the Common Areas for all proper purposes in comection with the use and
enjoyment of the Propesty;

(b) subject to any temporary internuption for repairs, maintenance, alterations or replacements,
the right to the passage of any of the Utilities to and from the Property through any conduit
which may be in, under or over the Shopping Mall, in each case so fat as is necessary for the
reasonable use and enjoyment of the Propeity;

(e} the right of support and protestion fiom the Shopping Mall as is now enjoyed by the
Property; and

(d) the right to enter the Shopping Mall with workmen and equipment in order to casry out
works of repair, maintenance and alteration to the Property or the conduits or to do anything
which the Tenant is obliged to do under this Lease.

8. ALIENATION
8.1 Restrictions on alienation
Save to the extent permitted by the provisions of this clause § the Tenant must not part with
possession of the whole or any part of the Property or part with or share occupation of the whole or
any part of the Property or permit occupation of the whole or any part of the Property or hold for any
other person {on trust or otherwise) the whole or any part of the Property.
8.2 Assignment
The Tenant must not:
(a) assign or transfer its leasehold rights to any part of the Property; or
{b) assign or transfer ils leasehold right to the whole of the Property (other than to a Group
Company of the Tenant) without the prior written consent of the Landlord which may not be
unreasonably withheld or delayed. For the avoidance of doubt, the Tenant shall be permitted
to assign or transfer the whole of the Property to a Group Company of the Tenant without
the consent of the Landord.
8.3 Sublease
The Tenant must not sublease part of the Property save for:
(a) those parts subleased or available for subleasing on or prior to the date of this Lease
(Including the renewal thereof);
(b) those paits subleased to Tesco Card Services Limited (including its successor or assigns);
(¢) the sublease of a Permitted Part, provided that the aggregate area of the subleased parts shall
tot exceed 30% of the total floor space of the Property: or
{d) where the prior written approval of the Landlord has been obfained,
8.4 Form of sublease
The Tenant must procure that every sublease does not permit any assignment, sublease or other
dealing or disposal of the Property which is prohibited by the terms of this Lease and prohibits any
further sublease.
0032738-0000008 BN:1638508.3 14
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8.5

8.6

8.7

8.8

2.1

9.2

%3

Cancessions

The Tenant may grant concessions to, or accept consignment by, third parties in respect of any
trading area of the Property without the consent of the Landlord provided that no lease within the

meaning of the Civil and Commereial Code is created.

Associated companies

The Tenant may share the occupation of the whole or any part of the Property with a Group
Company of the Tenant for so long as both companies remain members of that group and provided
that no relationship of landlord and tenant is created between the two companies and no security of

tenure is conferred upon the occupier.

Charging

Other than a sublease permitted under this Lease, the Tenant must not:

(a) create or permit to be created any encumbrance over a part of the Property; or
(b) create or permit to be created any encumbrance over the whole of the Property,

without the prior consent of the Landlord, which may not be unreasonably withheld.

Registration of dealings

Within 10 Business Days of every assignment, transfer or sublease of the Property as permitted
under this Lease, the Tenant must notify the Landlord of such assignment, transfer or sublease,

INSURANCE

During the Term, the Tenant may insure the Property against comprehensive all risks, including
without litnitation, the third party liability in respect of the Property and the Tenanf's business
interruption. The Tenant may name itself as the sole beneficiary under the relevant insurance policy.

During the Term, the Landlord shall take out and maintain with a reputable insurance company at
least the following:

(a) comprehensive all risks (including, but wot limited to, third parly liabilities) property
insurance in respect of the Shopping Mall (including the Property) and all the facilities,
equipment, construction work and property of the Landlord with a value that is not less than
their full reinstatement value (inclusive of all clearance and demolition costs and all relevant
fees and having regard to possible increases in the reinstaternent costs during the period of
insurance cover) against damage or loss by all risks; and

(b) public liability insurance in respect of the Shopping Mall in an amount of not less than THB
490,753,000 per occurrence.

If the Landiord fails to comply with clanse 9.2(a), other than as a result of Force Majeure, then the
Tenant may give the Landlord notice of such breach. If the Tenant serves such notice and the
Landlord shail fail, within ten (10) Business Days of such notice, to remedy such breach of clause
9.2(a), the Tenant may take out and maintain a comprehensive all risks property insurance in respect
of the Shopping Mall, on behalf of the Landlord, in accordance with the requirements of clause
9.2(a) and until such time as the Landiord complies with its obligations under clanse 9.2(a). The
reasonable and proper costs of such insurance shail be borne by the Landlord, and shall be repaid
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9.4

10,

10.1

within ten (10) days of written demand failing which the Tenant may set-off such amount against the
Rent payable by the Tenant.

If the Tenant procures insurance cover on behalf of the Landlord pursuant to clause 9.3 and the
Tenant and the Landlord have claims arising from the same event or which are otherwise subject to

the same deductible, the deductible shall be shared between the Landlord and the Tenant pro rata to
the proceeds each receives in respect of such clains.

DESTRUCTION OR DAMAGE OR EXPROPRIATION TO THE SHOPPING MALL
AND/OR THE PROPERTY

Destruction or damage to the Shopping Mall and/or the Property

{a) If any or all parts of the Shopping Mall and/or the Property (as the case may be) is destroyed
or damaged due to any reason (including, but not limited to, as a result of an Insurance
Event) and the Tenant is not obliged under clause 5.4 to repair such damage, the Landlord
must repair and/or reinstate the Shopping Mall and/or the Property (as the case may be) into
a tenantable condition for the Tenant to continue operating in its ordinary course of business
and handaver the Property to the Tenant for its use within a reasonable time period afler the
occurrence of such event. The Tenant may not terminate this Lease by virtue of this ground
unless the conditions set out in clause 10.1(b) are met. For the avoidance of doubt, the Rent
shall be suspended or decreased in proportion to the extent to which the Property cannot be
used by the Tenant until the Shopping Mall and/or the Property (as the case may be) are
reinstated such that the Property are fit for use by the Tenant and the Tenant can continue
operating in its ordinary course of business. Save in the case of emergency, the Landlord
shall give the Tenant no less than thirty (30) days prior notice for the regular maintenance of
the Property and any other items for whose maintenance and repair the Landlord shall be
responsible, and the Tenant shall assist actively and ca-operate with the Landlord, provided
that the Landlord shall use reasonable endeavowrs to ensure that such maintenance work
shall not affect the Tenant's normal operation in any material way.

(b) If any or all parts of the Shopping Mall and/or the Property (as the case may be) is destroyed
or damaged due to any reason and, if in the reasonable opinion of the Tenant, (i) the
Landlord is unable to repair or reinstate the Shopping Mall and/or the Property because of
legal restrictions or (ii) the Shopping Mall and/or the Property (as the case may be) is not
repaited or reinstated by the date being two (2) years after the date of destruction or damage,
the Tenant may terminate this Lease by giving 30 days' prior written notice to the Landlord.
If the Tenant exercises its right to terminate this Lease, the Landlord shall return to the
Tenant the Rent prepaid by the Tenant under this Lease on a pro rata basis based on the
remaining term of the lease as at the date of the termination within 30 days from the date on
which the Tenant terminates this Lease.

(c) Notwithstanding any of the provisions of clauss 10.1¢a), if destruction or damage to the
Shopping Mall and/or the Property which results in the Property (or any part thereof) being
rendered unfit for use ocours during the period of two (2) years prior to End of the Term
(after the second renewal of this Lease), the Landlord shall not be obliged to reinstate the
Shopping Mall and/or the Property unless and until the Tenant and the Landlord agree to
extend the Term or the parties have otherwise agreed terms for the continued occupation and
use of the Property by the Tenant afier the Bnd of the Term.

(d) Notwithstanding the provisions of clause 10.1(a) but subject to the Tenant's right to

terminate this Lease in accordance with clause 10. 1(b) if the insurance proceeds received by
the Landlord (plus any deductable) are less than the cost of repair or reinstatement and the
Landlord is unable to fund such shortfall from internal cash:
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10.2

10,3

10.4

() the Landlord shall use its best efforts to secure additional financing to cover the
shortfall. For the purposes of this clause use best efforts to secure additional
financing shall include, but not be limited to:

(A)  using best efforts to secure bank lending; and

B) if the Landlord has not secured bank lending to finance the shortfall within
three months of the date of the receipt by the Landlord of the insurance
proceeds relating to the damage or destruction, calling a meeting of its
unitholders to propose an increase in capital within six months of the date of

the receipt by the Landlord of the insurance proceeds relating to the damage
or desfruction;

(i) if the Landlord is unable to secure additional financing the Landlord and the Tenant
shall negotiate in good faith to find a mutually acceptable solution provided always
that in no circumstance will the Tenant be obliged to provide any funding towards

the cost of or other solution relating to repair or reinstatement of the Property and/or
the Shopping Mali;

(i) ifthe Landlord and the Tenant do not agree on a mutually acceptable solution within
seven months of the date of the receipt by the Landlord of the insurance proceeds

relating to the damage or destruction the Tenant shall have the right to terminate this
Lease,

{e) In this Lease (excluding clause 9.2(a)), reinstatement or reinstate shall mean reinstating or
rebuilding to a standard developer's base build finish for retajl premises, following
completion of which the Property are ready to receive the Tenant's fitting out works,
provided that the reinstated premises must be substantially the same in format, layout and
quality as the Property prior to the relevant damage or destruction, unless it would not be
reasonably practicable to do so, in which case any change shall be subject to the Tenant's
approval, which shall not to be unreasonably withheld or delayed.

Vitiation
Provided that the conditions of such insurance are not unreasonable and the Landiord has provided
copies of the relevant insurance policies to the Tenant, the Tenant shall not use the Property or carry

on any business at the Property or do or omit to do at the Property anything which may make void or
voidable any policy for the insurance of the Property or the Shopping Mall,

Notice of damage

If the Property is destroyed or damaged due o any reason, the Tenant must give notice to the
Landlord as soon as the destruction or damage comes to the notice of the Tenant.

Fire safety requirements

The Tenant must:

{a) comply with ai) reasonable requirements of the Landlord about means of escape from the
Property in case of fire or other emergency and about the provision and maintenance of fire
detection equipment, fire alarm equipment and fire fighting equipment;

{b) undertake and give the Landlord a copy of the Tenant’s risk assessment for the Property
within five Business Days of it being requested by the Landlord,
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10.5

10.6

16.7

11.

110

(©) notify the Landlord of the responsible person for the Property; and

(d) co-operate with the Landlord and all other relevant persons in complying with applicable fire
and natural disaster safety regulations.

Suspension of reinstatement obligation

The Landlord is not obliged to reinstate the Property in accordance with clause 10.1(a) while
prevented by a supervening event.

Supervening event
In clause 10.5 a supervening event means any of the following;

(a) some defect in the site upon which reinstatement is to take place so that it could not be
undertaken or could be undertaken only at a cost unacceptable to the Landlotd;

&) inability of the Landlord fo obtain access to the site to reinstate; or
(c) prevention of reinstatement by any cause beyond the control of the Landlord.
Expropriation of the Shopping Mall and/or the Property

{(a) If any or all parts of the Shopping Mall and/or the Property (as the case may be), is subject
to expropriation according to law and the expropriation adversely affects the Tenant's
business to such an extent that the Tenant: is unable to continue its operation in the Property,
the Tenant may terminate this Lease by giving 30 days® prior written notice to the Landlord,
The Landlord must return the Rent prepaid by the Tenant under this Lease to the Tenant on a
pro rata basis according to the remaining term of the lease as at the date of the termination
within 30 days from the date on which the Tenant terminates this Lease,

)] If any part of the Shopping Mall andfor the Property (as the case may be) is expropriated and
the expropriation does not adversely affect the Tenant's business fo such an extent that the
Tenant is unable to continue its operation in the Property, the Tenant shall not terminate this
Lease. This Lease shall remain in effect but the Landlord must veturn ali of the prepayments
and the Rent prepaid by the Tenant under this Lease to the Tenant on a pro rata basis based
on the expropriated area of the Property and the remaining ferm of the Lease as at the year of
the expropriation. The rental rate after the expropriation of the Shopping Mall and/or the
Property (as the case may be) shall decrease according to the remainin g area of the Property,

TERMINATION
Termination and Re-entry by the Landlord

If an Bvent of Default ocours in relation to the Tenant then notwithstanding the waiver of any
previous right of termination or re-entry the Landlord may re-enter the Property (or any part of it) or
give notice to the Tenant at which point this Lease will terminate and the Term will cease but
without prejudice to any rights or remedies which may then have accrued to the Landlord against the
Tenant in respect of any antecedent breach of any of the covenants or obligations of the Tenant in
this Lease (including the breach in respect of which termination occurs).

11.2  Termination by the Tenant
@ If an Event of Default ocours in relation to the Landlord; or
0032738-0000008 BN:1638508.2 18
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11.3

114

12,

121

(b) the Tenant terminates this Lease pursuant to clause 10.1(b) or clause 10.7(a),

then notwithstanding the waiver of any previous right of termination the Tenant may give notice to
the Landlord at which point this Lease will terminate and the Term will cease but without prejudice
to any rights or remedies which may then have acerued to the Tenant against the Landlord in respect
of any antecedent breach of any of the covenants or obli gations of the Landlord in this Lease
(including the breach in respect of which termination oceurs).

Event of Default
In this clause an Event of Default occurs in relation to a party (the Defauliing Party) if:

(@) any amount payable by the Defaulting Party under this Lease is not paid when payable and

remaing unpaid for 25 Business Days after becoming payable (whether formally demanded
or not); or

(b) a breach by the Defaulting Party of any of the covenants by or obligations of Defaulting
Party in this Lease which if capable of remedy has not been remedied within a reasonable

time as specified in & written notice from the other party specifying the breach and requiring
its remedy; or

(c) the Defaulting Party being subject in Thailand to any form of bankruptcy, liquidation,
receivership, business rehabilitation, administration, arrangement or scheme with creditors,

moratorium, or interim or provisional supervision by the court or court appointee, whether in
or out of court,

Cancellation of Registration

The parties agree to proceed for registration of the cancellation of the lease registration at the
relevant land office within ten Business Days afier the expiry or termination of this Lease for any

reason,
GENERAL

Interest and powers of recovery

Any Rent or other sum payable under this Lease which is not paid on the day on which it is due will
bear interest from that day until the date of payment at the Default Interest Rate. Every amount
payable under this Lease is reserved as rent and is recoverable as rent in arrear.

12.2  Interest on breach

Without prejudice to clause 12.1, ift

(®) there is any breach by the Tenant of its obligations under this Lease; and

(b) the Landlord serves notice on the Tenant that by reason of that breach the Landlord will not
for the time being accept any sums (including the Rent) payable by the Tenant under this
Lease,
the Tenant must pay to the Landlord on demand interest at the Default Interest Rate on the
sums due to the Landlord under this Lease, in respect of the period from the date of service
of the notice, or from the date when the particular sum fefl due (whickiever is the later), unil
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12.3

124

12.5

12.6

12,7

whichever is the earlier of the date of the acceptance by the Landlord of the sum due and the
date on which the breach is remedied.

Whole agreement

This Lease contains the whole agreement between the parties relating to the transaction

contemplated by this Lease and supersedes alt previous agreements between the parties relating to
the transaction,

Representations

The Tenant acknowledges that in agreeing to enter into this Lease the Tenant has not relied on any
representation, warranty, collateral contract or other assurance made by or on behalf of the Landlord
before the execution of this Lease, The Tenant waives all rights and remedies which, but for this
clause, might otherwise be available to it in respect of any such representation, warranty, collateral
contract or other assurance, but nothing in this clause limits or excludes any liability for fraud.

Rights of entry

All rights of entry exercisable by the Landlord extend to include (without limitation) its employees,

agents, surveyors, contractors and licensees with or without plant, equipment, appliances and
materials,

Interpretation of covenants

Any covenant by the Tenant not to do or omit to do anything must be construed as though the

covenant were in addition a covenant not to permit or suffer that thing to be done or omitted to be
done.

Tenant's possessions

If after the Tenant has vacated the Properly at the End of the Term any of the Tenant's possessions

remain on the Property and the Tenant fails to remove them within 20 Business Days after being
requested to do so by the Landlord then;

&) the Landlord may dispose of the possessions as agent for the Tenant;

()] (if disposal is by salc) then, subject to clause 12.7(c), the Landlord must hold the proceeds of

sale after deducting the costs and expenses of removal, storage and sale incurred by it to the
order of the Tenant;

() if the Tenant fails to claim the proceeds of sale within 60 Business Days of the date of the

sale, the Landlord may keep them;
(d) the Tenant indemnifies the Landlord against:
€] any liability incusred by the Landlord to any third party whose possessions have
been sold by the Landlord in the mistaken belief (which must be presumed) that the
possessions befonged to the Tenant;

(i) any damage caused to the Property by the possessions; and

(iii)  all loss, damage, actions, proceedings, claims, demands, costs, damages and
expenses incurred or suffered by or brought or awarded against the Landlord as a
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12.8

13,
13.1

13.2

13.3

13.4

14,

14.1

result of the presence of the possessions on the P{'opexty after the Tenant has left it at
the End of the Term.

Other land
Except as expressly stated, nothing contained in or implied by this Lease:

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

(b} gives the Tenant:

)] the benefit of or the right to enforce or to have enforced or to prevent the reiease or
modification of any cavenant, lease, condition or stipulation entered into by any

purchaser or tenant from the Landlord in respect of any property not comprised in
this Lease; or

(i) the right to prevent or resfrict in any way the development of any land not comprised
in this Lease; or

(c) teleases the Tenant from the covenants by the Tenant in this Lease notwithstanding that the
Landlord has waived or released temporarily or permanently, revocably or irrevocably or in

any other way a similar covenant or similar covenants affecting any property not comprised
in this Lease.

APPOINTMENT OF THE MANAGEMENT COMPANY

Subject (o clause 13.4, the Landlord shall be entitied to empower any person to act as its agent for
the purpose of exercising its rights and powers under this Lease and the Tenant shall com ply with all

instructions or notices given by such agent as if such notices or instructions are given by the
Landlord.

Subject to clause 13.4, the Landlord shall be entitled to entrust a properfy management company of
good standing and repute to carry out the overall management of the Shopping Mall and/or to
perform the obligations of the Landlord under this Lease. the Tenant shall have no right to object to
the appointment of the Management Company. The Tenant shall use ifs best endeavours to fully co-
operate with the Management Company in the performance of its duties.

Unless otherwise subsequently notified by the Landlord, the Management Company is hereby
appointed and constituted as an agent of the Landlord with full power and authority to demand and
receive the Rent and other payments payable by the Tenant under this Lease.

The Tenant shall have no right to object to the appointment of the Management Company provided
that the appointment of a supermarket retailer, convenience stare operator or hypermarket operator
or an associate, affiliate or nominee thereof other than the Tenant or a Group Company of the Tenant
shall require the prior written consent of the Tenant.

RENEWAL
Renewal

(a} Subject to the remainder of this subclause 14.1 and the provisions of Schedule 5 (if
applicable), this Lease shall be renewed for & further ten years at the End of the Term {such
period being the First Extended Term) and for a further ten years at the end of the First
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14.2

15,

15.1

15.2

15.3

15.4

(b)

(©

Extended Term (such period being the Second Extended Term) on the same terms as set

out herein (other than Renf) and on the following basis:

) subject to subelause 14.1(b) the Rent payable during the First Bxtended Term shall
be as set out in Schedule 3 and the Rent payable during the Second Extended Term

shall be as set out in Schedule 4;
(ii) this Lease shall not be renewed more than twice; and

(iii)  the aggregate of the Initial Term, the First Extended Term and the Second Extended
Term shall not exceed the term of the Head Lease (including its renewai).

If the Landlord or the Tenant gives notice to the other at least six months prior to the End of

the relevant Term that, based on an independent valuation, the Landlord or the Tenant (as
applicable) believes the Rent is no longer substantially in line with the market for similar
premises in similar locations then the parties shall negotiate in good faith to agree the rent
for the First Extended Term or Second Extended Term (as applicable) and all other terms of
this Lease shall apply to the renewal of this Lease for such Term. If the parties have not
agreed in writing the Rent for the relevant Term three months prior to the start of the that
Term then the provisions of Schedule 5 shall apply.

Notwithstanding subclauses 14.1(z) and [4.1(b) or the provisions of Schedule 5, the
Landlord and the Tenant may at any time prior to the commencement of the relevant Term
agree in writing the Rent to be payable for the that Term.

Registration following renewal

Clause 6.2 shall apply to any renewal of this Lease under this clause 14.

MISCELLANEOUS

Severance

To the extent that any provision of this Lease is rendered void that provision must be severed from
the remainder of this Lease which remains in full force and effect. In this clause provision includes
a clause, a subclause or a schedule or any part of any of them.

Notices in writing

Every notice, consent, approval or direction given under this Lease must be in writing.

Exclusion of third party rights

A person who is not a party to this Lease may not enforce any of its terms.

Notices

@

Any notice or other communication to be given under this Lease must be in writing (which
inciudes fax, but not any other form of electronic communication) and may be delivered or
sent by post or fax to the party to be served at its address as follows:

to the Landjord at: to the Tenant al:

11 Q House Sathorn Building, M. G 629/1 Moo.10 Nawamintr Rd., Klongkoom,
and 10th floors, South Sathorn Buengkoom Bangkok 10230, Thailand
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Road, Sathorn, Bangkok 10120,

Thailand
Fax: 02 679 1824 Fax: 02 7979816
Marked for the attention of: The marked for the aitention of: Vorapon Techa-

Chief Executive Officer of KTAM,  akrakul, Head of Property Management,

with a copy to:

629/1 Moo.10 Nawamintr Rd., Klongkoom,
Buengkoom, Bangkok 10230, Thailand
Fax: 02 797 9812

marked for the atfention of: Anusara
Chokvanitphong, Legal Director,

or at such other address or fax number as it may have notified to the other party in

accordance with this clause. Any notice or other document sent by post shall be sent by
prepaid registered post.

(b) Any nofice or other formal communication shall be deemed to have been given:
O] if delivered, at the time of delivery; or
(ii) if posted, at 10.00 a.m. on the second Business Day after it was put into post; or

(iii)  if sent by fax, on the date of transmission, if transmitted before 3,00 p.m. on any

Business Day, and in any other case on the Business Day following the date of
transmission; or

(e) In proving service of a notice or other formal communication, it shall be sufficient to prove
that delivery was made or that the envelope containing the communication was properly

addressed and posted by prepaid registered post or that the fax was properly addressed and
transimitted, as the case may be.

16. GOVERNING LAW AND JURISDICTION

16.1  Governing law

This Lease (including subelause 16,2 (Arbitration) and any non-contractual obligations arising out of

or in connection with it) shall be governed by and construed in accordance with the laws of
Thailand,

16,2  Arbitration

(a) Any dispute, claim, difference or controversy atising out of, relating to or having any
connection with this Lease, including any dispute as to its existence, validity, interpretation,
performance, breach or termination or the consequences of its nullity and any dispute
relating to any non-contractual obligations arising out of or in connection with it (for the
putpose of this subclause 16.2, a Dispute), shall be referred to and finally resolved by
arbitration under the Arbitration Rules of the Thai Arbitration Institute, Office of the
Judiciary applicable at the time of submission of the dispute to arbitration (the Rules) and

the conduct of the arbitration thereof shall be under the auspices of the Thai Arbitration
Institute,
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(d)
(¢)
)

(g)

)

o

The Rules are incorporated by reference into this subclause and capitalised terms used in this

subclause 16.2 which are not otherwise defined in this Lease have the meaning given to
them in the Rules. .

The number of arbitrators shall be three and the Arbitral Tribunal shall be appointed in
accordance with the Rules.

The seat, or legal place of arbitration, shall be Bangkok, Thailand.
The language used in the arbitral proceedings shall be Thai,

Service of any Statement of Claim shall be made in accordance with subclause 15.4
(Notices) to the extent permitted by applicable law.

The Arbitral Tribunal shall have the power to rule on its own Jjurisdiction, including any
objections with respect to the existence, validity, or effectiveness of the arbitration
agreement. The Arbitral Tribunal may make such ruling in a preliminary decision on
Jurisdiction or in an award on the merits, as it considers appropriate in the circumstances,

Default by any party shall not prevent the Arbitral Tribunal from proceeding to render an
award,

Any award of the Arbitral Tribunal shall be final and binding on the parties. The parties
undertake to carry out any award without delay and shall be deemed to have waived their
right to any form of recourse insofar as such waiver can validly be made. Enforcement of
any award may be sought in any court of competent jurisdiction.

The existence and content of the arbitral proceedings and any rulings or award shall be kept
confidential by the parties and members of the Arbiteal Tribunal except:

D to the extent that disclosure may be required of a party to fulfil a legal duty, protect
or pursue a legal right, or enforce or challenge an award in dona Jide legal
proceedings before a state court or other judicial authority;

(ii) with the consent of all parties;

(iii)  where needed for the preparation or presentation of a claim or defence in this
arbifration;

(iv}  where such information is already in the public domain other than as a result of a
breach of this clause; or

W) by order of the Arbitral Tribunal upon application of a party.

IN WITNESS of which this Lease has been signed by the parties (or their duly authorised representatives)
on the date stated at the beginning of this Lease.
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SCHEDULE 1
THE PROPERTY
Leascarea : - " - L R
Details of the P T, e .
etalis of the Property sqm) - .
1. | Hypermarket 8,334
2. | Food Court 1,417
3. | Back Offices 478
4. | Maintenance Area 3N
5. | Warehouse 1,515
0032738-0000008 BN:1638508.3 25
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SCHEDULE 2

RENT PAYMENTS FOR THE INITIAL TERM

in respect of

Hypermarket,
Year of Initial Maintenanee Area, in respect of Food Court | Rent per month
Term Back Offices and

Warchouse 03] (wty)

(w)

1. 1,017,025 137,301 1,154,326
2, 1,017,025 137,301 1,154,326
3, l‘,O 17,025 137,301 1,154,326
4, 1,118,727 151,031 1,269,758
5. 1,118,727 151,031 1,269,758
6. 1,118,727 151,031 1,269,758
7. 1,230,600 166,134 1,396,734
8. 1,230,600 166,134 1,396,734

9. 1,230,600 166,134 1,396,734
10. 1,353,660 182,748 1,536,408
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SCHEDULE 3

RENT PAYMENTS FOR THE FIRST EXTENDED TERM

in respect of

Hypermarket,
Year of First Maintenance Avea, in respect of Food Court | Rent per month
Extended Term | Back Offices and

Warehouse 7] (wty)

W)

1. 1,353,660 182,748 1,536,408
2. 1,353,660 182,748 1,536,408
3. 1,489,026 201,023 1,690,049
4. 1,489,026 201,023 1,690,049
5. 1,489,026 201,023 1,690,049
6. 1,637,929 221,125 1,859,054
7. 1,637,929 221,125 1,859,054

8. 1,637,929 221,125 1,859,054
9. 1,801,72] 243,237 2,044,958
10. 1,801,721 243,237 2,044,958
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SCHEDULE 4

RENT PAYMENTS FOR THE SECOND EXTENDED TERM

in respect of

Hypermarket, )
Year of Second Maintenance Area, in respect of Food Court | Rent per month
Extended Term | Back Offices and

Warehouse W (w+y)

)

I 1,801,721 243,237 2,044,958
2, 1,981,893 267,561 2,249,454
3. 1,981,893 267,561 _ 2,249,454
4, 1,981,893 267,561 2,249,454
5. 2,180,083 294,317 2,474,400
6. 2,180,083 294,317 2,474,400
7. 2,180,083 294,317 2,474,400

8. 2,398,091 323,749 2,721,840

9. 2,398,091 323,749 2,721,840

10. 2,398,091 323,749 2,721,840
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SCHEDULE 5
RENT REVIEW BY EXPERT

Rent determination — method

The revised Rent for the First Extended Term or the Second Extended Term shall be determined not
later than the end of the preceding Term by an independent valuer (acting as an expert and not as an
arbitrator) of recognised standing and having experience in letting and valuing property of a like
kind and character to the Property. The valuer shall determine the yearly rent for the first year of the

refevant Term in accordance with this Schedule 5. The Rent for the relevant Term shall increase by
ten percent in years four, seven and ten of the (hat Term.

Nomination

In the absence of agreement as to the identity of the valuer within 10 Business Days of the
provisions of this Schedule S applying pursuant to clause 14.1(b), the independent valuer shall be
nominated by the Thai Valuers Association and shall be from an internationally recognised fitm of

property consultants having at least 10 years experience in Thailand of letting and valuing property
of a like kind and character to the Propeyty.

Rent review — amount

The revised Rent to be determined by the valuer will be such as he decides is the yearly rent at which
the Property might reasonably be expected to be let at the start of the relevant Term:

(a) after the expiry of a rent-free period or a concessionary rent period given for fitting-out
purposes only of such length and the giving of such other inducements (including, without
limitation, any rental concession, capital payment or contribution to fitting out costs) given
for fitting-out purposes only as in either case would be negotiated in the open market
between a willing landlord and a willing tenant so that the yearly rent is that peyable after

the expity of any such rent-free period or concessionary rent period and after the giving of
any such inducement; and

(b) on the assumptions set out in paragraph (4) but disregarding the matters set out in paragraph

(5.

{4) Assumptions
The assumptions are that at the beginning of the relevant Term:
(a) the Property:

(i) is available to let on the open market by a willing landlord to a willing tenant by one
lease without a premium from either party but subject to a 25 per cent, discount as
the anchor tenancy of the Shopping Mall and with vacant possession for a term
equal to the relevant Term and commencing on the beginning of the relevant Term
with the rent payable from then;

(i) 15 to be let as a whole on a lease which is to contain the same terms as this Lease
(other than the amount of the rent referred to in clause 4);
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4
(iii)  is fit and available for immediate occupation and use and is fitted out for the
incoming tenant's immediate use as anthorised by this Lease in accordance with the
incoming tenant's requivements; and
(iv)  may be used only as a hypermarket;
&) all the covenants in this Lease by the Landlord and the Tenant have been-performed and
observed; and
(¢ no work has been carried out to the Property which has diminished the rental value and in
case the Property has been destroyed or damaged it has been fully restored.
(%) Disregards
The matters to be disregarded are:
(a) any effect on rent of the fact that the Tenant, its Sub-lessees or Third-Party Users or their
respective predecessors in title have been in occupation of the Propert}f;
(b) any goodwill attached to the Property by reason of the carrying on at it of the business of the
Tenant, its Sub-lessees or Third-Party Users or their predecessors in title in their respeciive
businesses; and
(¢) any increase in rental value of the Property attributable to the existence at the beginning of
the relevant Term of any voluntary improvement to the Property carried out by the Tenant,
its Sub-lessees or Third-Party Users or their respective predecessors in title during the Term
or during any earlier period of occupation arising out of an agreement to grant the Term.,
In this clause a voluntary improvement is one carried out with the consent of the Landlord
(where required) but not under an obligation to the Landlord or its predecessors in fitle,
{6) Valuer
In the case of determination by a valuer
(d) the fees and expenses of the valuer including the cost of his appointment must be borne as he
decides or in the absence of any decision equally by the Landlord and the Tenant who must
otherwise each bear their own costs;
{e) the valuer must afford the Landlord and the Tenant an opportunity to make representations
to him; and
@O if the valuer dies, delays or becomes unwilling or incapable of acting the Thai Valuers
Association shall discharge the valuer and appoint anather in his place in accordance with
paragraph (2).
@ Agreement of revised Rent
When the revised yearly rent for the first year of the relevant Term has been ascertained by the
valuer and notice given to the Landlord and the Tenant of such yearly rent the parties shall negotiate
in good faith to agree upon the Rent for the relevant Term. If the Rent for the relevant Term is
agreed the Landlord and the Tenant shall sign a memoranda of the Rent and this Lease shall be
renewed on the same terms subject to the revised Rent, Unless otherwise agreed in writing by the
parties, if the Landlord and the Tenant do not agree in writing the Rent for the First Extended Term
0032738-0000008 BIN:1638508.3 32
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®

or the Second Extended Term (as applicable) prior to the commencement of the relevant Term this
Lease will terminate at the end of the preceding Term,

Costs

If either the Landiord or the Tenant fails to pay the relevant part of the fees and expenses of the
valuer under paragraph (6) within 15 Business Days of their being demanded by the valuer the other
may pay them and the amount so paid must be repaid on demand by the party chargeable and
recoverable from that party as a debt due. If the valuer requires payment of his fees and expenses

before releasing his determination, sither the Landlord or the Tenant may pay them and recover the
other's share of them from the other.
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SIGNED for and on behalf of
EK-CHAIDISTRIBUTION
SYSTEM CO., LTD.
acting by its attorney:

ROGRERL-

in the presence of:

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 attorneys:

2 5. {'?’QQM\/AMSHZ] and
£ . HANRATANAKOO

in the presence of:

in the presence oft
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Jnata Nakory

EXECUTION VERSION

Part 1 of Service Agreement
SERVICE AGREEMENT
THIS AGREEMENT IS made on J_March 2012,
Between:

(D Tesco Lotus Retail Growth Frechold And Leaschold Property Fund a property fund established
under the laws of Thailand managed by Krung Thai Asset Management Public Company Limited
whose registered office is at 11 Q. House Sathorn Building, M, G and 10th Floors, South Sathorn
Road, Tung Mahamek, 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 registration number 0105539010051 and having its head office at 629/1 Mo0.10
Nawamintr Rd., Klongkoom, Buengkoom Bangkok 10230, Thailand (the Customer).

Whereas:

4)) The Landlord has entered into a sale and purchase agreement on or about the date hereof (the SPA)
relating to the shopping mall located at 700/75 and 700/131, Moo 5, Klong Tamrhu Sub District,
Muang Chonburi District, Chonburi Province (the Shopping Mall) pursuant to which the Landlord
will, subject to completion under the SPA, purchase the Shopping Mall from the Customer.

)] Subject to completion under the SPA,. the Customer will lease a space {the Leased Space) within
the Shopping Mall pursuant to a lease agreement between the Landlord and the Customer (as tenant)
dated on or about the date hereof (the Lease Agreement).

3 The Landlord will arrange for services and equipment to be provided in the Leased Space and in the
surrounding areas of {he Shopping Mall to be used by the Customer and other retail shops which
engage in business in the Shopping Mall.

{4 The Customer as property manager (the Property Manager) under a property management
agreement entered into between the Landlord and the Property Manager on or about the date hereof,
bas, subject to completion under the SPA, been appointed and conslituted as an agent of the
Landlord with full power and authority to provide services on behalf of the Landlord to tenants of
the Shopping Mall and demand and receive payments for such services

The parties agree as follows:
1 Agreement
This Agreement shall have effect from date of completion of the SPA.

The Landlord agrees to provide services to the Customer and the Customer agrees to accept services to be
provided by the Landlord according to terms and conditions of this Agreement,

The Property Manager is hereby appointed and constituied as an agent of the Landlord with full power and
authority to provide the Services and demand and receive payments payable by the Customer under this
Agreement. The Landlord may revoke such appointment and appoint another property manager upon notice
in writing to the Customer.

2. Asoreement documentations

2.1 The parties agree that the following documents shall be deemed integral parts of this Agreement and
reference to this Agreement shall be construed accordingly:
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0))] Service Agreement (this Part 1)
2 Terms and Conditions of Service Agreement (Part 2)
3) Scope of Services (Part 3)

®  Service Fee (Part 4)

22 In case that there is any conflict in the terms of this Part 1 and any of the documents referred to in
(2) to (4) above, the terms of this Part 1 shall prevail,

23 In case that there is no specific provision regarding the obligation of the parties, the applicable terms
of the Lease Agreement (if any} shall be applied.

3. Assignment

The Landlord may at any time assign or transfer (including by way of novation) any rights or obligations

under this Agreement to any entity appointed by the Landlord as property manager in respect of the
Shopping Mal).

4. Entire Agreement

4,1 This Agreement and the documents referred to in it contain the whole agreement between the parties
relating to the transactions contemplated by this Agreement and supersede all previous agreements
between the parlies relating to these transactions and the provision of services.

42 Each party:

(a) acknowledges that, in agreeing 1o enter into this Agreement, it has not relied on any express
or implied representation, warranty, collateral contract or other assurance made by or on
behalf of any other party at any time before the si gnature of this Agreement; and

(b) waives all rights and remedies which, but for this subclause 4.2, might otherwise be

available to it in respect of any such express or implied representation, warranty, collateral
cantract or other assurance,

4.3 Nothing in the preceding subclause Jimits or excludes any liability for frand.
S, Severability

The provisions contained in each clavse and subclauge of this Agreement shall be enforceable independently
of each of the others and their validity shall not be affected if any of the others are invalid. If any of those
provisions is void but would be valid if some part of the provision were deleted, the provision in question
shall apply with such modification as may be necessary to make it valid,

6. Paynients
Unless otherwise agreed in the case of a given payment, each payment to be made under this Agreement

shall be made within seven days of receipt by the Customer of an invoice from the Property Manager or
Landlord and shall be made in Thai Baht in the method specified in the relevant invoice.

7. Notices
7.1 Any notice or other communication to be given under this Agreement must be in writing which

includes fax, but not any other form of electronic comununication) and may be delivered or sent by
post or fax to the party to be served at its address as follows:
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7.3

8.

to the Landlord at: to the Customer at;

c/o Property Manager 629/ Mo0.10 Nawamintr Rd., Klongkoom,
11 Q. House Sathorn Building, M, G and Buengkoom Bangkok 10230, Thailand
10th Floors, South Sathorn Road, Sathorn,

Bangkok 10120, Thailand

Fax: 02 679 1824 Fax: 02 797 9816

Marked for the attention of: The Chief marked for the attention of: Vorapon Techa-
Executive Officer of KTAM, akrakul, Head of Property Management,

With a copy to:

625/1 Moo.10 Nawamintr Rd., Klongkoom,
Buengkoom Bangkok 10230, Thailand

Fax: 02 797 9812

marked for the attention of: Anusara
Chokvanitphong, Legal Director,

or at such other address or fax number as it may have notified to the other party in accordance with
this clause. Any notice or other document sent by post shall be sent by prepaid registered post or by
prepaid airmail (if elsewhere).

Any notice or other formal communication shall be deemed to have been given:

(a) if delivered, at the time of delivery; or

)] if posted, at 10,00 a,m. on the second business day after it was put intc post; or

{c) if sent by fax, on the date of transmission, if transmitted before 3.00 p.m. on any business
day, and in any other case on the business day following the date of transimission; or

In proving service of a notice or other formal communication, it shall be sufficient to prove that
delivery was made or that the envelope containing the communicaifon was properly addressed and
posted by prepaid registered post or that the fax was properly addressed and transmitted, as the case
may be.

* Counterparts

This Agreement may be executed in any number of counterparts, all of which, taken together, shall
constitute one and the same agreement, and any party (including any duly authorised representative of a
party) may enter into this Agreement by executing a counterpart. Facsimile signatures shall be valid and
binding provided the original signatures are delivered to the other party immediately after the execution.

9. General

a1 Nothing in this Agreement shall be deemed to constitute a partnership between any of the parties nor
constitute any party the agent of any other party for any purpose.

9.2  Therights of each party under this Agreement:
(a) may be exercised as often as necessary;
{b) unless otherwise expressly provided in this Agreement, are cumulative and not exclusive of

rights and remedies provided by law; and
0032738-0000008 BN:1639978.2 3
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10.

10.1

10,2

1.

©) may be waived only in writing and specifically.
Delay in exercising or non-exercise of any such right is not 2 waiver of that right.

A. waiver (whether express or implied) by one of the parties of any of the provisions of this
Agreement or of any breach of or default by the other party in performing any of those provisions
shall not constitute a continuing waiver and that waiver shall not prevent the waiving party from
subsequently enforcing any of the provisions of this Agreement not waived or from acting on any
subsequent breach of or default by the other party under any of the provisions of this Agreement.

Force Majeure

None of the parties shall be liable to any other for any delay or non performance of its obligations
under this Agreement arising from Force Majeure (as defined in the Lease Agreement).

Subject to the party so delaying promptly notifying the other party in writing of the cause and the
likely duration of the delay and provided that the party shall use reasonable endeavours to limit the
effect of such event on the other party, the performance of the delaying party's obligations, to the
extent affected by the delay, shall be suspended during the pesiad that the cause persists.

Term of Services

The term of the Sexvices in relation to the Leased Space is ten years or until termination or expiration of the
Lease Agreement whichever in the earlier.

12.

Governing Law

This Agreement (including clause 13 (Arbitration) and any non-contractual obligations arising out of or in
connection with it) shall be governed by and construed in accordance with the laws of Thailand.

13.

13.1

13.2

13.3

134
13.5
13.6

Arbitration

Any dispute, claim, difference or controversy arising out of, relating to or having any connection
with this Agreement, including any dispute as to its existence, validity, interpretation, performance,
breach or termination or the consequences of its mullity and any dispute relating (o any non-
contractual obligations arising out of or in connection with it (for the purpose of this clause 13, a
Dispute), shall be referred to and finally resolved by arbitration under the Arbitration Rules of the
Thai Arbitration Institute, Office of the Judiciary applicable at the time of submission of the dispute
to arbitration (the Rules) and the conduct of the arbitration thereof shall be under the auspices of the
Thai Arbitration Instifute.

The Rules are incorporated by reference into this subclanse and capitalised terms used in this clause
I1 which are not otherwise defined in this Lease have the meaning given to them in the Rules,

The number of arbitrators shall be three and the Arbitra) Tribunal shall be appointed in accordance
with the Rules.

The seat, or legal place of arbitration, shall be Bangkok, Thailand.
The language used in the arbitral proceedings shall be Thai

Service of any Statement of Claim shall be made in accordance with clanse 7 (Notices) to the extent
permitted by applicable law.
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13.7

133

13.9

13.10

The Arbitral Tribunal shall have the power to rule on its own jurisdiction, including any objections
with respect to the existence, validity, or effectiveness of the arbitration agreement. The Arbitral
Tribunal may make such ruling in a preliminary decision on jurisdiction or in an award on the
merits, as it considers appropriate in the circumstaitces.

Default by any party shall not prevent the Arbitral Tribunal from proceeding to render an award.
Any award of the Asbitral Tribunal shall be final and binding on the parties. The parties undertake
to carry oul any award without delay and shall be deemed to have waived their right to any form of
recourse insofar as such waiver can validly be made. Enforcement of any award may be sought in
any courl of competent jurisdiction.

The existence and content of the arbitral proceedings and any rulings or award shall be kept
confidential by the parties and members of the Arbitral Ttibunal except:

(2) to the extent that disclosure may be required of a party to fuifil a legal duty, protect or
pursue a legal right, or enforce or challenge an award in bona fide legal proceedings before
a state court or other judicial authority;

(b) with the consent of all parties;

(c) where needed for the preparation or presentation of a claim or defence in this arbitration;

{d) where such information is already in the public domain other than as a resull of a breach of
this clavse; or

(e) by order of the Arbitral Tribunal upon application of a party.
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IN WITNESS WHEREQOF, the parties have exccuted this Agreement in the presence of witnesses at the

place and dated stated above.

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

CARL ZOGRIEG

in the presence of:

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
itg attorn

PAre.S. %&J\JNF}MSI&! and

Vs, C . UANRRANHCOOL

in the presence of:

Witness's signature; csms
Name: <. GUREETT

Address: 2G, DRATS ;. 3OSMURULT, 304,20,
V3 Apsicens

Witness's signature: tw

Name; 11’1‘3.!? Hesine

Ll‘. ar J

-

]

i

Address: ..., SavSnnfudinnenacgy ngdlay
RN AT B, A nad 19
X trisren e neanvnnY (enang
................. TSRS LG -

in the presence of: Witness's signature: 1S & boine

Name:

Address:

..........................................................
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Part 2 of the Services Agreement

TERMS AND CONDITIONS

Part 2 forms an integral part of the Services Agreement between Tesco Lotus Retail Growth Freehold And
Leasehold Property Fund and Bk-Chai Distribution System Co., Ltd dated _{"S March 2012,

I. Definitions

Unless otherwise specifically defined in any part of this Agreement, the following terms and cxpressions
shail have the meanings as set out as follows:

Common Areas means any area and utilities within the Shopping Mall provided for the common use by the
Landlord and the Customer, including their customers, suppliers or other people dealing business with them.

General Services means any services stated in Part 3 of this Agreement which the Landlord must provide to
the Customer.

Leased Space means a leased area as specified in the Lease Agreement as mentioned in Recital clauge, Part
1 of this Agreement,

Maintenance Fee shall have the meaning set out in Part 4.

Sexvice Fee means a sum of money that the Customer must pay to the Landlord in consideration for the

Services, General Services and/or Special Services provided by the Landlord to the Customer at the rates
and within the period specified in this Agreement.

Services means any acts which the Landlord must do to perform its obligations under this Agreement on a
reciprocal basis for the direct or indirect convenience, comfort and benefits of the Customer.

Shopping Mall means the building, place and surrounding area as mentioned in Recital clause, Part 1 of this
Agreeiment,

Special Services means any services which this Agreement states that the Landlord must specifically
provide to the Customer,

Specific Payment means any expenses such as telephone charges, cleaning andfor maintenance or repair
service expenses, including the cost of spare parts of any Special Equipment as specifically specified in this

Agreement that the Customer must pay to the Landlord, any relevant private entities, government agencies
or state enterprises. ’

Special Equipment means any equipment provided by the Landlord, which forms a part of the Services to
be specifically provided to the Customer at the Leased Space.

Common Amenifies and Services meang any amenities and services, e.g. escalators, moving walkways,
security guard services, air-conditioning system and/or internal traffic control system provided for the

common use by the tenants of the Shopping Mall (including the Customer) and their personnel, custormers,
suppliers and any persons doing business with ther

2. Services

To provide the Services, the General Services and the Special Services, the Landlord shall observe and
follow the standard rules and procedures as currently applied to its own business at the Shopping Mall and in
relation to the Common Areas by using the appropriale materials, things, equipment, tools, spare parts
and/or manpower in the form and capacity currently applied to the Shopping Mall.

0032738-0000008 BN:1639978.2 7
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If the Landlord provides Special Equipment (e.g. the telephone and telecommunications systems) or other
things to the Customer, the Landlord must ensure that the features and/or specifications of those tools and
devices are compatible with its current systems used with the Shopping Mall, the Common Areas or the
Common Amenities and Services so fur as practicable.

Unless otherwise exempted under any clause of this Agreement, if the Landlord provides or installs any
equipment stated in the above paragraph, the Customer agrees to pay the materials, equipment, tools, labour
fee and other necessary charges to the Landlord on an actval cost basis.

3 Use of Services

The Customer agrees to use the Services, the General Services and the Special Services under this
Agreement on a saving, peaceful and tidy basis with environmental awareness of public health, public order,
culture and traditions and good morals of the people. The Customer must not do any act which may (i)
cause losses or damage to the Leased Space, the Shopping Mall and the Common Areas or the Common
Amenities and Services; or (ii) cause or result in a nuisance, annoyance or disturbance to the other tenants of
the Shopping Mall, their customers, personnel and other people at the Shopping Mall and in relation to the
Common Areas or the Common Aunenities and Services. The Customer must strictly comply with all
applicable rules and regolations notified by the Landlord at the Shopping Mall at all times.

If the Customer needs to use any tools, equipment, machinery, devices, furniture, appliances, hazardous
substances and flammable substances in the operation of its business, it must ensure that the features and
specifications of those tools and devices are appropriate and compatible with various systems and the
architectural and interior designs of the Shopping Mall. The Customer is also responsible for applying for
and maintaining, at its sole expense, all necessary licences, permits and authorisations for the operation of its
business or other purposes as required by all applicable laws, rules, notifications and regulations of any
relevant government agencies and state enterprises.

Before installing any lools, equipment, machinery, devices and appliances for the loading, storage,
conveyance or use of the hazardous or flammable substances which are to be kept within the Leased Space
or to be used with any tools or equipment, the Customer must give prior notice to the Landlord and provide
the Landlord with the plans, designs, computation specifications, licences, permits and other supporting
documents and technical information to prove to the complete satisfaction of the Landlord that the features
and technical specifications of those tools, equipment, machinery, devices and appliances are appropriate
and compatible with various systems and the architectural and interior designs of the Shopping Mall, Within
15 days after receiving notice and all supporting information mentioned above from the Customer, the
Landlord must notify the Customer of the decision whether the proposed installation or use within the
Leased Space is approved or not. In making such decision, the Landlord must exercise its fair and
reasonable discretion, taking into account the concerns over the enginecring, technical, architectural and
interior design aspects.

The Customer agrees to control and ensure that its officials, employees, relatives and dependents strictly
comply with this clause at all times.

If the Customer has the right to transfer its rights and obligations under the Lease Agreement, the parties
agree Lhat the Customer impliedly has the right to transfer its rights and obligations under this Agrecment.

4. Payment of the Service Fee, Maintenance Fee and other expenses

As long as this Agreements remains effective, the Customer agrees to pay the Service Fee and the
Maintenance Fee to the Landiord in accordance with the form and procedures and within the date and time
specified in this Agreement.

If the Customer must pay a Specific Payment, it agrees to pay within the time specified by the Landlord in
the relevant invoice or within the time specified in this Agreement, as the case may be.
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If the Customer does not pay within the time specified in this clause, it agrees to pay interest on the overdue
amount at the rate of 15 per cent. per annum calculated from the due date for which that amount becomes

due until full payment of the overdue amount is made lo the Landlord.

5, Taxation

The Landlord is solely responsible for all taxes, duties and levies relating to the operation of its own
business.

The Customer is solely responsible for all taxes, duties and levies relating to the operation of its own
business. It also agrees to pay all duties (duty stamps) assessable on or payable in relation to this
Agreement, the Service Fee and the Specific Payment.

6. Liability for damage or losses

If any damage, injury or death is caused by a willful act or gross negligence of the Landlord or its officials or
employees, (he Landlord shall be liable for (and indemnify against) the damage to the Customer's property.

If any damage, injury or death is caused by a willful act or gross negligence of the Customer or its officials
or employees, the Customer shall be liable for (and indemnify against) the damage to the Landlord's
property and the injury or death of a third party (this includes an offictal or employee of the Landlord).

Except otherwise specified in this Agreement, no parties may claim from the other party, damages for
indirect or consequential the loss including, but not limited to; loss of opportunity, loss of profit, accrual of
interest on any loans used in the investment or as working capital or other similar finances.

7. Default and consequences

7.1 Tf the Customer does not satisfy the requirements regarding the "Use of Services” (clause 3 hereof),
the Landlord may make a protest or warning to the Customer, suspend the Customer's use or
enjoyment of all or any parts of the Services, or forbid any act done by the Customer which may
breach, contravene or conflict with clause 3 of this Agreement. If the Landlord has taken such
action in a belief in good faith that the Customer’s non-compliance may materially affect the
Shopping Mall, any users of the Shopping Mall or any neighboring buildings or residents (after
analysing the circumstances and engineering ox technical issues) and the Landlord or its authorised
representative responsible for managing the Shopping Mall has made the warning or protest of
potential danger, but the Customer continues to act against the warning, then the Landlord may
terminate this Agreement without prior notice.

7.2 In addition to the Landlord's right to collect the default interest in case of the Customer’s default on
payment of the Service Fee or any amounts payable to the Landlord, if the Customer defaults on
payment of the Service Fee or any amounts payable 1o the Landiord consecutively twice and the
Landlord sends notice demanding payment at least once to the Customer, the Landlord may also
immediately terminate this Agreement and seize the security deposit provided by the Customer to
secure the performance of its obligations under this Agreement.

8. Cross defaulf

If the Lease Agreement between the parties to this Agreement is terminated for any reason, this Agreement
shall immediately and without notice terminate. Termination of this Agreement under this clause shall not
prejudice each party's rights accrued under this Agrecment on or before the termination hereof.
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Part 3 of the Services Agreement

SCOPE OF SERVICES

Part 3 forms an integral part of the Services Agreement between Tesco Lotus Retail Growth Freehold And
Leasehold Property Fund and Bk-Chai Distribution System Co., Ltd. dated A3 March 2012,

1.

Common Amenities and Services

The Landlord shall provide the Common Amenities and Services (as defined herein) for use as the General
Services. This include the following services listed in (1) to (9) below:

(I

)

<)

@
®)

(6)
N

®

)

the general administration and management services relating to the Shopping Mall and the
procurement of personnel to carry oot the general administration and management services;

the areas available for the common use by the tenants of the Shopping Mall (including the
Customer) and their personnel, custorners and the public during the opening hours of the Shopping
Mall;

electrical tools, equipment and machinery used to support the services stated in (1), including the
lighting system within and outside the Shopping Mall;

the ventilation and air-conditioning system;

the cleaning and general maintenance services with respect to the nearby area and the common
property, e.g. the halls, corridors, footpaths, the landscape, interior and exterior area of the Shopping
Mal), including the water drainage system, the wastewater ceniralization and treatment and the
Leased Space (except if this Agreement states that the cleaning of the Leased Space is one of the
Special Services);

the availability and maintenance of public toilets and accessories;

the free parking lots available to automotives and other vehicles within the compound of the
Shopping Mal) (if the Shopping Mall is located in a department store owned by a third party, this
includes the free parking lots made available by the department store). However, the permission to
use the parking lots cannot be construed as the Landlord's undertaking to act as the depository of the
others' property or to assume labilities for any loss or damage to the automotives or other vehicles,
their parts or any property located in or aftached to those automotives or vehicles;

the general security services to safeguard the Shopping Mall and facilitate the internal traffic, the
availability and maintenance of alarm system, fire prevention or extinguishing system and their
equipment for use in the Shopping Mall as the Landlord deems appropriate, mainly taking into
account the size of the Shopping Mall, the functionality of the systems and equipment and the
applicable laws, rules and regulations; and

other services as the Landlord and the Customer may agree in writing on a case by case basis.
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Part 4 of the Services Agreement

RATES AND CALCULATION OF SERVICE FEE

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

1. Service Fee

The parties agree that the Service Fee in relation to the Leased Space shall be as set out below and is payable
in advance on or prior (o the Sth day of each calendar month. The first payment shall be calenlated for a
period commencing on the day following the date of completion of the sale and purchase agreement
pursuant to which the Landlord purchases the Shopping Mall from the Customer and ending on the Jast day
of such calendar month. If the Lease Agreement is renewed this Service Agreement shall also be renewed
on the same terms for 2 matching period and the parties shall negotiate in good faith 1o 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 fousth year (and then in the
seventh year, tenth year, third year of any renewal, sixth year of any renewal, etc).

in respect of Hypermarket, in respect of Food Court | Service Fee per month
Year of Maintenance Axea, Back
Initial Tecm | Otices and Warehouse 0! (w+y)

(W)
1. 1,525,537 205,952 1,731,489
2 1,525,537 205,952 1,731,489
3. 1,525,537 205,952 1,731,489
4, 1,678,001 226,547 ,, 1,904,638,
5. 1,678,091 226,547 1,904,638
6. 1,678,091 226,547 1,904,638
7. 1,845,900, 249,202 . 2,095,102 ,
8. 1,845,900 . 249,202 2,095,102
9. 1,845,900 249,202 2,095,102
10. 2,030,490 274,122 2,304,612 -
2. Maintenance Fee

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

ADDENDUM

DATED 4 NOVEMBER 2019

in relation to
an Operating Lease Agreement in respect of the properties in Amata Nakorn
owned by Tesco Lotus Retail Growth Freehold and Leasehold Property Fund
and leased by Ek-Chai Distribution System Co., Ltd. dated 13 March 2012
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THIS ADDENDUM is dated 4 November 2019

BETWEEN:

(1)

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

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

BACKGROUND

(A) This Addendum i1s supplemental to and amends an operating lease agreement in respect of the
properties i Ammata Nakorn owned by the Landlord and leased by the Tenant dated 13 March 2012,
between the Landlord and the Tenant (the Operating Lease Agreement).

B) Both parties have consented to the amendments to the Operating Lease Agreement contemplated by

this Addendum.

IT IS AGREED as follows:

1.

1.1

1.2

(a)

(b)

(c)

INTERPRETATION
Definitions

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

Construction

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

AMENDMENTS

The Operating Lease Agreement will be amended effective from 9 October 2018 as follows:

The address of the Landlord in the recitals of the Operating Lease Agreement and in clause 15.4 of
the Operating Lease Agreement shall be deleted and replaced with “1 Empire Tower, 32nd F1., South
Sathorn Road, Yannawa, Sathorn, Bangkok 10120, Thailand™. The Landlord and the Tenant hereby

agree that no separate notice informing the Tenant of the change of notice details shall be required;

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

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

(e)

(a)

(b}

(c)

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

Schedule 4 to the Operating Lease Agreement shall be deleted in its entirety and replaced with
Schedule 4 1o this Addendum.

MISCELLANEOUS

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

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

Both parties shall attend in person or 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 Landiord.

GOVERNING LAW

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

This Addendun has been entered into on the date stated at the beginning of this Addcndum./ﬂ
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SCHEDULE 1

THE PROPERTY
Details of the Property Lease area

(sq.m.)
1. | Hypermarket 6,478
2. | Food Court 1,417
3. | Back Offices 478
4. | Maintenance Area 371 .
3. | Warehouse 1,645,
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Food Court 1,417 Sq.m,

Ground Floor

Page 4 of @



+ Hack Offices ATR Sq.m.
- Muintenance Area 371 Sqm.
< Warchouse 1,645 Sq.m.

el L L L LT
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SCHEDULE 2

RENT PAYMENTS FOR THE INITIAL TERM

Year of Initial

in respect of
Hypermarket,
Maintenance Area, Back

in respect of Food Court

Rent per month

Term Offices, and Warehouse (¥) (w+y)
(W)

L. 1,017,025 137,301 1,154,326
2. 1,017,025 137,301 1,154,326
3 1,017,025 137,301 . 1,154,326
4. 1,118,727 151,031 1,269,758
5. 1,118,727 151,031 1,269,758
6. 1,118,727. 151,031 1,269,758
7.1 1,230,600 166,134 - 1,396,734

(14 Mar 2018-8 Qct 2018) | (14 Mar 2018-8 Oct 2018} | {14 Mar 2018-8 QOct 2018)
7.2 956,567 166,134 1,122,701

(9 Oct 2018-13 Mar 2019) | {9 Oct 2018-13 Mar 2019) | {9 Oct 2018-13 Nfar 2019)
8. 956,567 166,134 1,122,701
9. 956,567 - 166,134 1,122,701
10. 1,052,222, 182,748 - 1,234,970
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SCHEDULE 3

RENT PAYMENTS FOR THE FIRST EXTENDED TERM

in respect of
Hypermarket,
Year of First Maintenance Area, in respect of Food Court Rent per month
Extended Term Back Offices, and
Warehouse ) {(wty)
(W)
l. 1,052,222 182,748 1,234,970
2. 1,052,222 182,748 1,234,970
3 1,157,444 201,023 1,358,467
4. 1,157,444 201,023 1,358,467
5. 1,157,444 201,023 - 1,358,467
6. 1,273,188 221,125 1,454 313
7. 1,273,188 221,125 1,494,313
8. 1,273,188 221,125 1,494,313
9. 1,400,507 243,238 1,643,745
10. 1,400,507 243238 1,643,745
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SCHEDULE 4

RENT PAYMENTS FOR THE SECOND EXTENDED TERM

in respect of
Hypermarket, ,
Maintenance Area, in respect of Food Rent per month
Year of Second Court
Back Offices, and
Extended Term
Warehouse (w+y)
(y)
(w)
1. 1,400,507, 243238 . 1,643,745
2. 1,540,558 267,562 1,808,120
3. 1,540,558 267,562 1,808,120
4, 1,540,558 ) 267,562 1,808,120
5. 1,694,614 294,318 1,988,932
6. 1,694,614 294 3138 1,988,932
7. 1,694,614 294,318 1,988,932__
8. 1,864,075 323,750 2,187,825
9. 1,864,075 323,750 2,187,825
1C. 1,864,075 323,750 . 2,187,825

Page 8 of 9



THE LANDLORD

SIGNED for and on behalf of
TESCO LOTUS RETAIL
GROWTH FREEHOLD AND
LEASEHOLD PROPERTY FUND
by Krung Thai Assel Management
Public Company Limited as
Management Company acting by ils
altorneys:

Mrs. Chavinda Hanratanakool and
Mr. Piraj Migasena

in the presence of:

in the presence ol

THE TENANT

SIGNED for and on behalf of
ER-CHAI DISTRIBUTIOMN
SYSTEM CO., LTD.

acting by ils allomey:
Mr. Sompong Rungnirattisai and
Mz, Anusara Chokvanitphong

in the presence of:

in the presence of:

SIGNATORIES

Witness's signature; 2.
Mame ; (Mr. Vo Techa-akrakul)

Address: 629/1 Nawamintr Road, Nuanchan
Buengkoom, Bangkok

Witness's signature; ﬁj‘d}f R

Name: (Ms. Pasita Sriwatana)
Address: 629/] Nawamintir Road, Nuanchan

Buengkoom, Bangkok
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in relation to
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THIS ADDENDUM is dated 4 November 2019

BETWEEN:

(0

Tesco Lotus Retail Growth Freehold And Leasehold Property Fund a property fund
established under the laws of Thailand managed by Krung Thai Asset Managemeni Public
Company Limited whose registered office is at 1 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 m Amata Nakom 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} Botih parties have consented to the amendments to the Service Agreement contemplated by

this Addendum.

IT IS AGREED as follows:

1,

11

(a)

(&)

(a)

(b)

INTERPRETATION
Definitions

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

AMENDMENTS
The Service Agreement will be amended effective from ¢ October 2018 as follows:

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 “1 Empire Tower, 32nd Fl., South
Sathorn Road, Yannawa, Sathom, 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;

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

MISCELLANEOUS

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

Subject to the terms of this Addendum, the Service Agreement will remain in full force and

effect and, from the date hereof, the Service Agreement and this Addendum will be read and
construed as one document/
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4, GOVERNING LAW

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

]

This Addendium has been entered into on the date stated at the beginning of this Addendum. /
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PART 4 OF THE SERVICE AGREEMENT
RATES AND CALCULATION OF SERVICE FEE

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

1. Service Fee

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

in respect of Hypermarket, | in respect of Food Court Service Fee per month
Year of .
- Maintenance Area, Back ¥) (w+y)
Imitial Y wry
Offices and Warehouse
Term
(w)

. 1,525,537 205,952 1,731,489

2. 1,525,537 205,952 1,731,489

3. 1,525,537, 205,952, 1,731,489 .

4. 1,678,091 226,547 1,904,638

5. 1,678,091 226,547 1,904,638

0. 1,678,091 226,547, 1,904,638 |
71 1,845,900 . 249.202 . 2,095,102 -

' (14 Mar 2018 -8 Oct 2018} | (14 Mar 2018 -8 Oct 2018) | (14 Mar 2018 -8 Oct 2018)
79 1,434,851 - 249.202. 1,684,053,

' (9 Oct 2018 -13 Mar 2019) | (9 Oct 2018 -13 Mar 2019) | {9 Oct 2018 -13 Mar 2019z)
8. 1,434,851 . 249,202 . - 1,684,053

9. 1,434,851 248,202 1,684,053

10. 1,578,339 . 274,122 1,852,461,
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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 equipmeni: 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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SIGHNATORIES

THE LANDLORD

SIGNED for and on behalf of
TESCO LOTUS RETAIL
GROWTH FREEHOLID AND
LEASEHOLD PROPERTY FUND
by Krung Thai Assel Management
Public Company Limited as
Management Company acting by its
attomeys:

Mrs. Chavinda Hanratanakool and
Mr. Pira) Migasena

in the presence of:

in the presence of:

THE CUSTOMER

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

Mr. Sompong Rungnirattisai and

Ms. Anusara Chokvaniiphong
W ness’s SIEnatING: .. i iiiiiiarnsndoiairnnvans
in the presence of: MName : (Mr. Var Techa-akrakul)
Address: 6291 Nawamintr Road, Nuanchan
Buengkoom, Bangkok

in the presence ol Wilness's signature: ... /%zé{ ______________

Mame: [(Ms. Pasita Sniwatana)
Alddress: 62001 Mawaminir Boad, Muanchan
Buengkoom, Bangkok
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