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s1gazLdan muﬁﬂﬁuﬁdq (1914914 RS)
‘ﬁu'ﬁl Hypermarket 8,368.00
‘ﬁu'ﬁl Food Court 1,338.00
‘ﬁuﬁ Back offices 612.00
ﬁu‘ﬁl Maintenance 1,792.00
MuAtnda (Warehouse) 1,119.00
15 et i (e

T | ————




ANINANATYEUN

J20/63011 (2/6)

1 1 ¥
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Warehouse as Additional Warehouse

Ui Hypermarket, Back Offices, Maintenance,

a7 AL ALZMS SANANTIINNA
K (L/Raw) (L/LRaw) (L/Lhau)
1 1,171,520 1,757,280 2,928,800
2 1,171,520 1,757,280 2,928,800
3 1,171,520 1,757,280 2,928,800
4 1,288,672 1,933,008 3,221,680
5 1,288,672 1,933,008 3,221,680
6 1,288,672 1,933,008 3,221,680
7 1,417,539 2,126,309 3,543,848
8 1,417,539 2,126,309 3,543,848
9 1,417,539 2,126,309 3,543,848
10 1,559,293 2,338,940 3,898,233
11 1,559,293 2,338,940 3,898,233
12 1,559,293 2,338,940 3,898,233
13 1,715,222 2,572,834 4,288,056
14 1,715,222 2,572,834 4,288,056
15 1,715,222 2,572,834 4,288,056
16 1,886,745 2,830,117 4,716,862
17 1,886,745 2,830,117 4,716,862
18 1,886,745 2,830,117 4,716,862
19 2,075,419 3,113,129 5,188,548
20 2,075,419 3,113,129 5,188,548
21 2,075,419 3,113,129 5,188,548
22 2,282,961 3,424,442 5,707,403
23 2,282,961 3,424,442 5,707,403
24 2,282,961 3,424,442 5,707,403
25 2,511,257 3,766,886 6,278,143
26 2,511,257 3,766,886 6,278,143
27 2,511,257 3,766,886 6,278,143
28 2,762,383 4,143,575 6,905,958
29 2,762,383 4,143,575 6,905,958
30 2,762,383 4,143,575 6,905,958
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uﬁ Food Court

¢ AT AL3NNS SANANTNANAA
K (UL Raw) (UL Raw) (UL haw)
1 148,786 223,178 371,964
2 148,786 223,178 371,964
3 148,786 223,178 371,964
4 163,665 245,496 409,161
5 163,665 245,496 409,161
6 163,665 245,496 409,161
7 180,032 270,046 450,078
8 180,032 270,046 450,078
9 180,032 270,046 450,078
10 198,035 297,050 495,085
11 198,035 297,050 495,085
12 198,035 297,050 495,085
13 217,837 326,755 544,592
14 217,837 326,755 544,592
15 217,837 326,755 544,592
16 239,621 359,431 599,052
17 239,621 359,431 599,052
18 239,621 359,431 599,052
19 263,583 395,374 658,957
20 263,583 395,374 658,957
21 263,583 395,374 658,957
22 289,941 434,911 724,852
23 289,941 434,911 724,852
24 289,941 434,911 724,852
25 318,935 478,402 797,337
26 318,935 478,402 797,337
27 318,935 478,402 797,337
28 350,829 526,242 877,071
29 350,829 526,242 877,071
30 350,829 526,242 877,071
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m?ﬂ@zmug@mmu‘lum\m NALTEN VLW&’]‘E‘J"W@N@V] Al A0 5 Lias lTudsnlnalAasnunes

1Y v

- | v
NFNEI R Lﬁ@hlummmﬁwg@mm AU (RUNUN me\mmw@umﬂmuLﬁﬁﬂw,@ﬂma?ﬂizﬂ@u)

a

nedaaziasnsanaliil

1. faunnadan Aaouunualady USuudnAlawnsd 47-48 i efiaulssuno 176-0-0 13

(70,400 m19747") ﬁﬁmmu@mﬂ 25,000 L"NAAAITINII

2. A m’]\uﬂm AADUUANBNIAIN U?LQMM@ﬂﬂI@LNM?V} 5-6 L‘LA’EV]WLA‘]J';TVNWRA 44-2-66.1 1’:’1‘ 17,866.1

£197971) A:Aaue1e 40,000 ‘]_I’Wl[ﬂﬂ[ﬂ’ﬁ"]\‘i’l’]

a

3. fAuanaudan Aaouunvaledy UFuuanilawnsi 39-40 eniaulsrunn 183-0-99 19
(73,299 AN914921) NI1ANAUNE 32,500 LNVIAAAITIN00

4. AR umuﬂm Aanuunvialadu Uﬁ‘LQﬂAM@ﬂﬂT@LNWﬁ“VI 37-38 Luﬂﬁ uilsruanu 22-0- OVL?

(8,800 M1314991) V9 ALEWaaE 70,000 LWMARAN19

5. NAUINNUAT AADUUAABINAIN UTIAUUANN LALNAIN 6-7 L aNAulszuns 5-0-00 g

(2,000 AN374991) WPNALELBLNE 85,000 LWABAITININ

HAFIUNNISIATIENYAANTNERY

& Y

AINNI13TLATITNTDYARAIALLTHULT AL NISLTEN 1@W‘ﬂﬁim7L@‘ﬂﬂ1‘ﬂ°ﬂ‘ﬂN@m®’mLﬂﬁ‘?;l‘]_lLVlF;I‘LI
Tugnsuf 1-4 (@j"m@;‘ﬁl@ﬂmlmﬂ@m&’mLLE‘F;IULWEUTH%@H@M@’]@LU?‘EULVIEIU) TngaziuiAiinunig
AurnLazLFulss Baunauiuninedu e s myaninanvesineg du Inaluaziuuay (-)
s P o ! o o ¥ - d P i !

WereyanaialTuuiauanIminaduuarlnaziuuuon (+) Wenayanaialsauiiaunaanan
inedu Aetiun1eniEnY addatiauensenisdfudgaFauiauniwa du (Adjustment Grid)

sama il

16 il sy (s
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As1adFaungunaulnel sl auniaus1Ananm

£

518015 ninsauilsafiu | reyaufauiie 1| veyauFauiieu 2 | veyauFauiieu 3 [ vayauFaudeu 4
Wuading AADUUWILAT 2 LAy |  AAnuunwialedy Annuunnalafu AAnuunralaty Annuunnalasy
DUUUIUAT 5 (na.1) (na.1) (na.1) (na.1)
7291981 NS 2563 NuNLLE 2563 NuARLE 2563 NS 2563
mmmf‘}aﬁau (1‘;1«1'1‘1«!-6]'1‘3"10’3’1) 31-0-05.0 176-0-00.0 44-2-66.1 183-0-99.0 22-0-00.0
31A1 (UIN/M151971) 25,000 40,000 32,500 70,000
msﬂ%’uﬁw{@ga
1adzinneiuan
neTNANBIEMINE AW 0.0% 0.0% 0.0% 0.0%
25,000 40,000 32,500 70,000
9197 EU 0.0% 0.0% 0.0% 0.0%
25,000 40,000 32,500 70,000
ﬁ@ui‘ﬂuﬂﬁ?‘?ﬂﬂ -10.0% -10.0% -10.0% -10.0%
22,500 36,000 29,250 63,000
ANINAANA 0.0% 0.0% 0.0% 0.0%
22,500 36,000 29,250 63,000
1Tadtnelu
Vuafiss 10.0% 20.0% 10.0% 10.0%
mmmf‘:’aﬁ%u 40.0% 10.0% 40.0% -15.0%
gy 0.0% 0.0% 0.0% 0.0%
“m\'iLﬂ’JI’]»'ﬂﬂﬂ 0.0% 5.0% 0.0% 0.0%
@ﬂ')WLL’JmZZ@N 0.0% 5.0% 0.0% 0.0%
ﬁ;ﬂfiﬂﬁmﬂmqﬂgumﬂ 5.0% 5.0% 5.0% 10.0%
ANINNINIENIN 0.0% 0.0% 0.0% 0.0%
wavasdaqeaniely 55.0% 45.0% 55.0% 5.0%
yARTIFUUAY (LW/ANs9a) 34,880 52,200 45,340 66,150
mmiﬂii“uiwmjﬂg@ 45.0% 35.0% 45.0% -5.0%
nsnas A audete 25.0% 25.0% 25.0% 25.0%
gaﬂ"\mmm (UN/m191971) 49,643 8,720 13,050 11,335 16,538
gaﬂ"\qwﬁ (UIN/m191991) 50,000

AINFAITNAINAND

YNAU N9LFEN 19

v

13 lnagiyanningduaindsulsaunausainann (Market Approach) H918/az1aenRail

Waau 31-0-05 19 (12,405 m1914997)

71A1 50,000 UNNABRITININ

J20/63011 (2/6)
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L
Hyann

szl

620,250,000
620,000,000

AHuNNIIATIELaTAWI T s uTay At unS WA Taamnng

umn

N

16 il sy (s

uiwm
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¢ nsUsziiivyaAIRIANTLAERIUGNASTIS

nslsziiuganianansuazdsilgnassiu neusEnlalaisaunu (Cost Approach) tngBuaINnIg

1 1 v

v ! J v v
ANUILA BN UNAUNUIUN (Replacement Cost New) 3 4laa1na a3 an1neas19n1uNInT g

(Standard Cost) aa9annAxysziduAmina duumatlsemalng asnglsfia nneudedny lnaauniu

' (%

AMNUULNBANT IafuaIngnan uazaeyatlaqinainy fumunneasaunelszneunisnansun

1 1 1 U v v 1 !
99U A MFUANABNT0I81ATLATRILgNATINTY NI9UTENY UszununisAdaunianIanIn

v 1

(Physical Obsolescence) 1szdnns 2% - 3% nafl Teyannununaunuluuivnadannianianin
c-ﬁ“\mmaﬁ@Lﬂugﬂmmunuwmmuzﬂm% (DRC - Depreciated Replacement Cost) #9UANLANNINNT
lg1ls= et (Functional Obsolescence) LLMML%@W}NLMHgﬁ@ (Economic Obsolescence) 1

1 v
a o

w1 Aansaunuad lunuaden Tuasuiiiiul ssifudiAty Asiuyanisauunaunugnd (DRC) lu
Y

i

=b_

1 ARy NILINIYAABAIA (Market Value) 299n3WaRunsiduil ann1saLasIznanyaniu

(% ¥

PEALRLATNAY UMY Aslavinnisasilyaaivesannisuas@slgnasassil

a ¥ i @ < ‘@
anAsuazfalgnasis melulasims waln lasa ladasansiie saanuauas

'ﬁ”w?i gaﬁﬁﬁ?uvluwmmu"lmi (RCN)|a1ga1As ﬂ'"u%"au (Dep.) gaﬂ"\ﬁmm

fams (9.4.) UIN/A5.N. | 39 (UN) (1)) ﬁiaﬂ (%) |99 (%)| 994 (un) [(Market Value) (LU1)

amanaln laga lalasunsiin snanusuas
%‘uﬁﬁmgmﬂumms 25,002.01 29,000 725,058,290 12 2.00% 24% 174,013,990 551,044,300
Wuﬁ@@mn‘lmmmi 11,410.14 12,000 | 136,921,680 12 2.00% 24% 32,861,203 104,060,477
Luwmr%ﬁmﬁﬂ% 3,600.00 29,000 104,400,000 " 2.00% 22% 22,968,000 81,432,000
S9UYAATENANS | 966,379,970 saMYAATENANT 736,536,777

Anlgnasadug

AUABUNIR 29,600.00 1,500 44,400,000 12 3.00% 36% 15,984,000 28,416,000
5 (nwuaLleeiuiman) 890.67 7,000 6,234,690 8 3.00% 24% 1,496,326 4,738,364
the (maln Tasia) 190 4,200,000 12 3.00% | 36% 1,512,000 2,688,000
sanyamAslgnasiedu | 54,834,690 sanyamAslgnaseau 35,842,364
iwgaéw?unuwmmu"lmi (RCN) |1,021,214,660 i’JNHaﬂ.’llﬂﬂ’]ﬂ (MV) 772,379,142
wsailszanns | 1,021,000,000 wsailszanmn 772,000,000

asUyamnswadulnadEauny (Cost Approach)

s1EazLRen gaém%’wﬁau (un)
o vy 620,000,000
® 91AuATAILgNATN 772,000,000
FINYAAMSNEAY 1,392,000,000
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9.2  A8Wansm1anggla (Income Approach)

nstlsziduyann Tnainatsunanissnela (Income Approach) tlunstsziduyannine du

- o v v o ' o o
Tnafiansuanatnisnaemnineduiinalminmele InsAuinganitfaqiuaesmaiunszua

4! '

Ruangns (Discounted Cash Flow) N laudninaimfianyanizeaninadulac azfiyanumaiu

yamilaqiiugniresnszuaelasmuiaiaudnazladuanninedulueuian

anuAzrulunssziliuyanminaduy

® szazianlunisUsznnunng

131914 1avin19Useunin1m1enIsiiu (Cash Flow Projection) @uiunisaniiivenuzealasanig g

Hezeizinatszunninissu 10 1

¢ @unAFIUTEIIAUNTNINITRY

ANNAFIURATLsTNIUNIMeNNIRIUATIH MeUFEnY TAnn1eyaeundsluafAniniunIzes

ninedunlafuannesusnedmisuninauaz@nsniaamaln Tada 3wa Tnan sanvislazeyaann

dy d:a/ = ;—4{' ° a i S
AANATRIANUNATLAN WaKINUIenaLn1sa AT IUNTU sz NTNNNITRL

o 15TUNIFIUTLUURINTWERY

sefureslasanig waln lada lawlesunsin amuiuas Ainisdssduyaniluaiiiainaias
ilv Yo 1 'i/ dl v - v Yo 1 ¥ o o v
lfuannaelaataiiuianlan Usznaumsaselanimiaing@iudn (Anchor Tenant) 91 laann

l ' - [ '

AU AIUIT (Food Court) Pnelaanniinsiaeas (Tenant) warselndue Inadanumgiu

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

1 1 4

¥ A Ao o a Y a o
ﬂqWTQNm@H@ﬂqLmqwumﬁqﬁﬁ\UﬁTﬂ@ﬂ’]ﬂ@ﬂ Tmﬂ‘V]QVLﬂ

El

Uszinniufiandan AN (LNV/ANSI9LNASARALM)
Tawlesunaifin (Tenant vda Inline retail) 600-2,000
B;:L"]]I’mﬁﬂ (Anchor Tenant) 300-500
%mwmm (Kiosk) 6,000-34,000 m'wmlfa%u
éjATM 10,000-23,000 ‘]_l’W][ﬂIﬂLZI

v v ¥ ' '

¥ - O ' o a & A =~
@f]ﬂsll'ﬂﬁ;lj@ﬂ’]W?QN"ll@\?ﬁqLmqwumﬁqﬂ@ﬂﬂﬁ\zl,ﬂwmq\?”l ANNNANINELRAIUINAU AT INUNBDIANAITN

wnnaaiulunaefads 1w viane Teidealasanis auaiunwazauuseylauinslulnay

1 1 ¥ 1 v
AUENITAT TIB1ANANUANANNTBIANTN TUIARE AU AIUNINLEENY Aafansan l1re3aaInnIg

nasumNadsuninauaz@nanismaln Wada Twa Tnam Maadusalaarnnisavunniely
Tasansiduinunlunislsvifiuganiningduiiesaniduselaainag finaiuase uazanimn

1 v
o

o ' ' ! -dl ! e ! 1% a o KX a ' ' dg/ -dl ¥ = =
mnmmﬂummeqiummmmmﬁmmm AU NILTENY AsNaNTIAEINEn Adan Tnad

-
TIHATLALUA AL

[ 1Y £

1.1 8 lAANNBNTIUATMLLIDNT (Permanent Tenant)

- Wui i AN 1 e
FreEAzLAA - msUsuuAn
(ASNLNAS) | (LN/ANSNLNASARLY)
- WUUANUUADHFIEN (Fixed) 4,836.85 1,920 3.0% padl
- wuudwdsnnngele (Variable) 1,984.20 980 3.5% mad
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1.2 elmanniny

1Y

‘ﬁﬁjmmﬁﬂ (Anchor Tenant)

anlailesunsifin (Hypermarket)

ANBINATY YL R UNRAT FUT 24 wngAN 2557 TaaiEumu ol Sulsvidiuygan

J20/63011 (2/6)

ﬂm’]u ‘i']&!ﬂl']:‘li’l ﬂﬁ Fi’ll,‘ﬁl']‘ﬁuﬁ‘i']ﬂta’ﬂu ﬁl'][,‘]i’]
Ay u’mmei lszanuns AUMLHAU | L ARAY |udutiau [uwikau| (uw/d)
(Un/Laau)

i 1 2,928,800
fi2 | 2928800
fas | 2928800
T4 | 3221680
ffas | 3221680
dne | 3221680
7 | 3543848 |1 (27 1.p. 63-26 .0 64) 12 3,543,848 - 3,543,848 | 42,526,176
flis | 3543848 |i#i2 (27 3.0, 64 -26 .0 65) 12 3,543,848 - 3,543,848 | 42,526,176
fao | 3543848 |1l 3 (27 1A 65-26 1.8 66) 12 3,543,848 - 3,898,233 42,526,176
10 | 3898233 |74 (27 1A 66-261.a67) 12 3,898,233 - 3,898,233 | 46,778,796
11 | 3898233 |57 1A 67-263.068) 12 3,898,233 - 3,898,233 | 46,778,796
12 | 3808233 |ifi6 (27 u.n. 68 - 26 3.A 69) 12 3,898,233 - 4,288,056 | 46,778,796
13 | 4288086 |77 (27 1.m.69-26 3.0 70) 12 4,288,056 - 4,288,056 | 51,456,672
14 | 4288056 |ifi8 (27 1A 70-263.A71) 12 4,288,056 - 4,288,056 | 51,456,672
15 | 4288056 |T79 (27 1A 71-263.a72) 12 4,288,056 - 4,716,862 | 51,456,672
16 | 4716862 [1710 (27 .n. 72-26 1.8 73) 12 4,716,862 - 4,716,862 | 56,602,349
17 | 4716862 [ 11 (27 1.n. 73 - 26 30.0 74) 12 4,716,862 - 4,716,862 | 56,602,349
18 | 4,716,862 - - - - - -

WU 36 18 i PPy (i

T | T E—————




- mu@uﬁmma (Food Court)

ANBIPNATY YL R UNRAT FUT 24 1ng AN 2557 TaaiEumu ol Sulsvidiuyan

FANALET I AN UNGELAA .o
danu Co a0 AT
. . |wazAusnng . - - . . -
doyun - szanunng RNUIULAAY 1R |awduLAau | uasau | (L)

(U/taau)
i1 371,964
92 371,964

s 371,964

94 409,161

s 409,161

dne 409,161

a7 | 450078 [T 1(27 u.p. 63-26 1A 64) 1 12 450,078 - 450,078
s 450,078 |l 2 (27 w.. 64 - 26 1.7 65) 2 12 450,078 - 450,078
o 450,078  |ilfi 3 (27 1.A. 65 - 26 3. 66) 3 12 450,078 - 495,085
fa10 | 495085 |ifi4(27un 66-26u.067)| 4 12 495,085 - 495,085
i 11 495,085 |1l 5 (27 .. 67 - 26 1.7 68) 5 12 495,085 - 495,085
i 12 495,085 |ilfi 6 (27 1.7 68 - 26 3.7 69) 6 12 495,085 - 544,592
13 | 544592 |T77 (27 1A 69-263.070) 7 12 544,592 - 544,592
14 | 544502 |18 (27 1A 70-26%.A71) 8 12 544,502 - 544,502
15 | 544502 |79 (27w 71-263.072) 9 12 544,592 - 599,052
i 16 509,052 [ 10 (27 .. 72-263.73) 10 12 599,052 - 599,052
17 | 590052 ff11(27un 73-263.074) 11 12 599,052 - 599,052

RE] 599,052 - - B, . . _

- ‘Wuﬁmmﬁﬂﬁuj (Other Anchor Tenant)

- wunlua AaEila 1 e
s1EazLAA - n1sUsuAUALEN
(A1919LNAT) |(LUIN/ANTI9LNAT/LABU)
Wiaa3 TUNANT (Major Cineplex) 3,600 130 10% 907 3 4
WHEILIG) :

LI L7 | [ v
A -

' L T = ¥ ! »v
NNL3ENY Ransanaaandyyunaaulaasusfinuasiunasugueamg ainteyad lady

o o
' '

annasusanadasuninguaza@nsnisimaln ada wna Tnam Inanausdny Aansunan
pndynynaesiun aenataduszey 10 1 mauszazinainisdszuiunistasiasanig deszazioan
nstlszannunissiananaazey lutgasiln 7 29dan 17 aesdymnunaaulanlasunsfnuasnunaiu

v (%

@uﬂmmimmﬂmzﬁﬂmﬁmeﬂummwﬁ\mu
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o ilszaunuans N9l NUN (Occupancy Rate)

v v ¥ ! v Y P
AuiudnsnisanlauinasFEny farsunannaeyad lnfuanuiEnudnninadanisnesyu

3 1Y 1
o

o o ¥ A A A A Y~ o o °a A o
ﬂﬁ:QVLVlﬂ AMNA (NU11) LL@gﬁl@Hﬂﬂ’]iLmqwumﬁ’]ﬂ@ﬂmﬂ ﬂﬂmglﬂ@LﬂﬂﬂﬂUWi‘Wﬂ@uIﬂﬁlm’]\‘l‘ﬂﬁ\ﬂm%

©

1/92uN1928MINNS INLTA AT

s1aazLREn 1% 1 uazpaaan1slssunuinng
NUNTIUALLILDNAT (Permanent Tenant) 91 :99%
9 2:98%

9 3 : 97% maaAN19UIENIUNNg

fuilaules wasiie (Hyper Market)

o

uNg11Ina1u (Back Office)

=he

4 - 100%
unAuaIe (Food Court)

=De

NuRaes TnanT (Major Cineplex)

2. glpannNunm1EaA319 (Temporary Tenant Income)

v ‘&I dl 1 QI/ v v 1 1 ‘&I dl ql/ v
ﬂﬁ‘ZN’]Mﬂ’]i‘ﬁ"]EIVLGW’mWMVI [N daATI9 Usenaumasl msﬂmmnmmeummuiﬂﬂmu i’]EIVLﬁW"ﬂ’Wﬂ

1 '
o o

- P ' a a A Ao = a o X
ANTINUNLTLIVAIUVNAINUTITUNIAUNTANINHNIW NHANBUETIATI Tmﬂuiﬂﬂ@u'ﬂﬂmmu

s1aazLRen

12 T T

se/lmannNuANgaAI9 srunnu 32% 2e9318laannsruasuuning (Inelusan

g X A < T @ - a
selaaniud lalasunain LL@‘Z@H&I@’]M’]?) BACNATTEUN

U5uin 5% sad aunaeneignislszuimnis

3. iwvlmﬁuj (Other Income)

dszrnainienelnaw) deznevlnoe srelaainaaifind e lawon uazselndw) lnelneazigen

o

X
JU

S1EALLDYUR
718lndu s2antu 0.6% 1e93elaannisdasenivui (taelusqn

¥ dQI dl g g =3 o o i3
i"]EIVLﬁ]’W’WﬂWTAVlVLELﬂﬂi‘NTJ‘Lﬂﬁ] ATUNIU LL@Z@JLLEI@’TM’]?)

ﬁ]@‘ﬂﬂﬂ’]ﬂﬂ’]ﬁ‘ﬂﬁ‘zm’]MHq?
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J20/63011 (2/6)

o ilszuntuniganlaane (Operating Expenses)

1 v

dsznnunisanlgarauuaiu arlaangTunisanidueu uazanlaansai aaminadunlssiduyan

~ P o ! X
NT’]E@zL@ﬂmm\‘]m@iﬂu

szanuniganlganelun1gaAniiduey (Operating Expenses)

AN a2 l1uN17ANRUNTRIUNA

(Common Area Expenses)

svanny 2.8% wa9setnsuiiintuase (Inglusansela
d’/ dl o o [~3 o o < s
A nfini lanesunain €1n9u uazAueenng) uazliu

T 3% medl nasmengnislezunning

AassNtHanlunsAUANN

(Fee for Rental Collection)

138H1U 2.4% 199918 1AF9NANNNNTUABLLENN LA AADA

mmwﬂazmmmi

ANARNNTTL

(Leasing Commission)

szannu 2.3% we9sg tnsnannnistaseninui (taelu
souselaaniuilalasunain 411N wazAusanug)

ﬁ]@ﬂﬂ@ﬁﬂﬂ’]iﬂﬁ‘ﬁﬂﬂmrﬂi‘

ATNAIIU

(Utilities expenses)

1sva10U4 5.5% we9aglasniinatuase (Inglusansele
anniui lalasunsiin 11909 uarAuEa11N9) Aaen

srezinanlizannunIg

ANTBNUTNLINFIINEN

(Repair and maintenance expenses)

Usrannd 1.2% we9se tnmuiinniuase (Inglusansele
AN U Lalesunsiin €119N9U LarAUE811UI9) AADA

sreznanlizannIg

ﬂﬂ%’m%uﬂ (Other expenses)

Usznins 1./% 1899781a30u7 LART WATY AREABIYNIT

1gzunndnig

szanunsanlganansii (Fixed Charges)

ANa7sN TN ALAE ln19LIVNg

(Incentive Fee)

tszan 1.8% 2898 laannisanfinau AABABIENTT

1gzunndnig

ALTzAUAY

(Property Insurance)

1szunns 0.7% va9selasanninnauase ludn 1 wavilsu

T 3% neil nasmengnislezunninig

%1 39
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¢ [ud1sa3A115uLlgem1mns (Reserve for Replacement)

a o

Rudnsesnatiulgennns Usznavlilane Judrseslunislasuian wazginsninne nneluanans
AJ = o o d‘ o '3 o ' ¥ d” ¥ ¥ @ K

fadlANg1ATy luTereen1singesinEIAuN INeeian wazgilnnd Anlaanedazaznaulmiung
ANNINNZAN TR WA T8 AuNY Tne Rudrsesdfutgsenmnsia ey Ndssunn 2% - 5% aaseln

993 Tnannsszunnunissanansaraiueyiveny uardssinnaeminedunlszidugan

AUNUAT LTANE
Rudsasaniiulgeannng Uszans 3% wesnalasaniiiinluase (Iaglusauselnain
(Reserve for Replacement) wuilanlesanaiin uarAueag) naensvezanlszanINIg

® amsIARAanm (Discount Rate)

anT1AAaA (Discount Rate) NI19UTEH N "LmﬁfawmwmﬂvmmmmuLmuqmw‘“uﬁu”mivgma
qaqnazezioan 47 1 o duildsziliuyann (27 unanan 2563) dszanns 2.24% uaniutfadeides
TugsfadnmuziAtiy Ussuins 6% - 8% Al N9LFENY AsfiasundnaAnan (Discount Rate)

lszanns 10%

® ARNTINA ABUBNUITNNITANNI U

[INNaiLLeyanaInTesedInisinine luszaziea 2 - 3 4 inunndsngadnauanauununig
auredyleznaunisdiuiunArdanlmanazey lunumiedelszunn 7% - 8% 41uiunng
X A A . T a0 & @ ! o

To-aelanuile Aeiun9LEENY A9 ANTENLTININIERIHARALILNUNNTAIYY (Cap Rate)

gmiuninedundssiiuyan luafatieyludniszunn 7%

®  AUNUUIENTNHRY

Uy lndvannAgiulagazaaninaduludn 11 dsduasdszuimnisanlaanaluniseie
ninedulnanisAuuawanglssnaumenBganaenizlanzunn 3.3% uazpaandadulunig

v
P18UTEN0 1% FINTINNALTEN 4.3%

J20/63011 (2/6) W1 40 16 i oy (it
v 1 FuEnangsiia dvin



o Tasanig waln lasa lavlasuisiien a1anuiuns

annfgunslszanumsiagidasla

srglaansruALLLng (Permanent Tenant)

WULRMUASAS LN (Fixed-rent Tenant) 111,441,024 114,784,255 118,227,782 121,774,616 125,427,854 129,190,690 133,066,411 137,058,403 141,170,155 145,405,260 149,767,417
LlUUﬁuuﬂiﬂ'mﬁ"lﬂ‘lri‘{ (Variable-rent Tenant (GP)) 23,334,192 24,150,889 24,996,170 25,871,036 26,776,522 27,713,700 28,683,680 29,687,609 30,726,675 31,802,109 32,915,182
é’ﬁl‘i’m’]ﬂ‘ii’]‘ﬁ,uﬁ (Occupancy Rate) 99% 98% 97% 97% 97% 97% 97% 97% 97% 97% 97%
i")ui’lﬂvlﬁ;"ﬁﬂ;’lugﬁuuuﬂ'ni 133,427,464 136,156,441 138,927,234 143,216,282 147,638,245 152,197,259 156,897,588 161,743,631 166,739,925 171,891,147 177,202,122
ﬁuﬁgmmé’n (Anchor Tenant)
1EIL1JQ‘;:N"I‘;:Lﬁl§l (Lotus Store Area) 42,526,176 42,526,176 42,526,176 46,778,796 46,778,796 46,778,796 51,456,672 51,456,672 51,456,672 56,602,349 56,602,349
guzf'mmi (Food Court) 5,400,936 5,400,936 5,400,936 5,941,020 5,941,020 5,941,020 6,535,104 6,535,104 6,535,104 7,188,618 7,188,618
LNLQ’:»]’;"iﬁngn'n’ 5,616,000 5,616,000 5,616,000 6,177,600 6,177,600 6,177,600 6,795,360 6,795,360 6,795,360 7,474,896 7,474,896
Zeed Zone - - - - - - - - - - -
ﬂuﬂﬂ"lﬁmnﬁuﬁévimﬁn 53,543,112 53,543,112 53,643,112 58,897,416 58,897,416 58,897,416 64,787,136 64,787,136 64,787,136 71,265,863 71,265,863
‘iﬁﬂulg'iﬂﬂﬁuﬁl,‘ii"l‘;i"mi“l’] (Temporary Tenant Income) 44,493,908 46,051,195 47,662,987 49,331,192 51,057,783 52,844,806 54,694,374 56,608,677 58,589,981 60,640,630 62,763,052
ifmem”l.ﬁ?mnn'ﬁﬂéaﬂwhﬁuﬁ 231,464,484 235,750,748 240,133,333 251,444,890 257,593,444 263,939,480 276,379,098 283,139,444 290,117,042 303,797,640 311,231,037
‘i’]ﬂ‘lﬁ‘l”:]lu’] (Other Income) 1,101,224 1,126,942 1,163,237 1,192,350 1,229,242 1,267,318 1,310,324 1,350,886 1,392,752 1,440,040 1,484,640
sauselaMAnTuAs (Effective Gross Income) 232,565,709 236,877,690 241,286,570 252,637,240 258,822,686 265,206,798 277,689,422 284,490,330 291,509,793 305,237,680 312,715,677
1szanmunnsanlaans (Operating Expenses)
r-ﬁ'l‘f’»ﬁzl'lumiﬁ'\Lﬁunﬁiﬁqunma (Common Area Exp.) 5,169,881 5,324,977 5,484,726 5,649,268 5,818,746 5,998,309 6,173,108 6,358,301 6,549,050 6,745,622 6,947,887
ﬂl']ﬁﬁ‘sul.ﬁsm'lun'ﬁl.ﬁupﬁl.‘n'q (Fee for Rental Collection) 5,555,148 5,658,018 5,763,200 6,034,677 6,182,243 6,334,548 6,633,098 6,795,347 6,962,809 7,291,143 7,469,545
éﬂnauﬁﬁ%’u (Leasing Commission) 4,221,360 4,319,944 4,420,743 4,570,677 4,712,093 4,858,052 5,022,908 5,178,396 5,338,881 5,520,153 5,691,122
éﬁwﬁ'«ﬁu (Utilities expenses) 10,155,123 10,392,282 10,634,770 10,995,458 11,335,658 11,686,784 12,083,371 12,457,420 12,843,491 13,279,569 13,690,859
ﬂl']‘]i'auurnuﬁ'ﬁ.q%”nuﬂ (Repair and maintenance expenses) 2,215,663 2,267,407 2,320,313 2,399,009 2,473,234 2,549,844 2,636,372 2,717,983 2,802,216 2,897,361 2,987,097
r-ﬁ’l‘f’«l”]ﬂ%u ¢) (Other expenses) 2,790,789 2,842,632 2,895,439 3,031,647 3,105,872 3,182,482 3,332,273 3,413,884 3,498,118 3,662,852 3,752,588
Anlganasan (Total Operating Expenses) 30,107,962 30,805,160 31,519,192 32,680,737 33,627,847 34,605,018 35,881,130 36,921,331 37,994,565 39,396,600 40,539,098
snglnannnisaiiiveu (Gross Operating Income) 202,457,746 206,072,530 209,767,378 219,956,504 225,194,839 230,601,780 241,808,292 247,568,999 253,515,228 265,841,080 272,176,580
anlgana Al (Fixed Charges)
F{ﬂﬁi‘iulﬂﬂuﬁmu’lunqﬂﬁ‘uqi (Incentive Fee) 3,644,239 3,709,306 3,775,813 3,959,217 4,053,507 4,150,832 4,352,549 4,456,242 4,563,274 4,785,139 4,899,178
Filﬂﬂixﬁ'uﬁ'ﬂ (Property Insurance) 1,627,960 1,676,799 1,727,103 1,778,916 1,832,283 1,887,252 1,943,869 2,002,185 2,062,251 2,124,118 2,187,842
souAN MRN8 ATINIANNA 5,272,199 5,386,104 5,502,916 5,738,133 5,885,790 6,038,084 6,296,419 6,458,427 6,625,525 6,909,258 7,087,020
A1 lzane N1 (CAPEX)
ﬁu'ﬁﬁmLﬁameﬂ%’uﬂ@qmms (Reserve for Replacement) 5,639,158 5,668,517 5,800,784 5,997,623 6,183,086 6,374,609 6,590,929 6,794,957 7,005,541 7,243,401 7,467,741
‘a"]E”.ﬂ’&‘!VIE (Net Operating Income) 191,646,389 195,017,908 198,463,679 208,220,848 213,125,963 218,189,087 228,920,944 234,315,615 239,884,163 251,688,420 257,621,818
gaéwqmﬁwmm‘in‘mme (Terminal Value) 3,5622,058,280
Net Operating Income + Terminal Value 191,646,389 195,017,908 198,463,679 208,220,848 213,125,963 218,189,087 228,920,944 234,315,615 239,884,163  3,773,746,700
YAAMSWEAUGNE 2,665,678,284 UM
wiatlszann 2,666,000,000 UM
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aﬁnﬁiﬂsmﬁugaﬁh gaé’\w%'wzfau (L)
?J%ﬁm‘lqu (Cost Approach) 1,392,700,000
A5Nansaunanaele (Income Approach) 2,666,000,000
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EXECUTION VERSION

FREEHOLD OPERATING LEASE AGREEMENT

20 JANUARY 2014

TESCO LOTUS RETAIL GROWTH FREEHOLD AND LEASEHOLD PROPERTY FUND
and
EX-CHAX DISTRIBUTION SYSTEM CO., LTD.
of property known as

Tesco Lotus Hypermarket Nava Nakorn

Term: 10 years

Initial Rent: THB 47,531,016 per annum

ALLEN & OVERY

Allen & Overy {Thalland) Co., Ld.
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THIS LEASE is made on 20 January 2014

BETWEEN:

) TESCO LOTUS RETAIL GROWTH FREEHOLD AND LEASEHOLD PROPERTY FUND,
a property fund established under the laws of Thailand and managed by Krung Thai Asset

Management Public Company Limited whose registered office is 195 Empire Fower, 32nd Fl,
South Sathom Road, Yannawa, Sathorn, Bangkok 10120, Thailand (the Landlord); and

4] EK-CHAI DISTRIBUTION SYSTEM CO., L'TD,, a private limited company incorporated under

the laws of Thailand with registered number 0105536092641 having its registered office at 629/1
Nawamintr Road, Nuanchan, Buengkoom, Bangkok 10230, Thailand (the Tenant).

WHEREAS:

(A)  The Landlord has entered into 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 Landlord wishes to let to the Tenant and the Tenant wishes
1o lease from the Landlord the Property (as defined below) according to the terms and conditions of
this Lease.

THIS LEASE WITNESSES as follows:
1. DEFINITIONS
In this lease:

Affiliate means, in relation fo 2 company, a Subsidiary 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 area 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 ownership 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) 15 per cent. per annum or (i) the maximum rate
pexmissible by law;

End of the Term includes, subject to any renewal pursuant to clause 14, the expiry of the Term by
effluxion of time or the temination of this Lease or determination of the Term in any other Way;u

0037904-0000019 BN:2299886.,5 1
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Equipment and Facilities means the equipment and facilities installed by the Landlord at the
Froperty, comprising mains connection points for sewage, water, telephone, IT and electricity,
loading bay facilities (excluding shutiers), MEP rooms and the firefighting system, including
architectural works, sprinkler system, ventilation system and electrical (HIV & 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; (if) is beyond the
reasonable control of any relevant party; and (ifi} 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),
(ii} and (ii1), 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; fire; explosion; strike or other labour disputes; epidemic and pestilence; material accident;
and by reason of any (or change in any) law, order, proclamation, repulation, ordinance, demand,
expropriation, requisition, requirement or any other act of government authority, including military
actiom, court orders, judgments or decrees;

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

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

House and Land Tax means the house and land tax payable in respect of the Rent or ather 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 Phuket as further described
in Schedule 1;

Xnitial Term means ten years commencing on and including the Term Commencement Date;

Insurance 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 Freehold And Leasehold Property Fund or its assignee
or successor in title being the person for the time being entitled to possession of the Propeity at the
End of the Term;

Lease means this lease, every agreement varying or supplemental to this lease, every licence and
consent granted under this lease or under any agreement of variation or supplemental agreement;

Maintenance Area means the maintenance area within the Shopping Mall as further described 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 tims;

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;

St
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Permifted 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
‘Warehouse;

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

Shopping Mall means the shopping mail located at 98/103, Moo 13, Tambol Klong Nueng (Klong
Nueng Tok), Amphur Klong Lanng, Pathumthani province and a plan of which is set out in Schedule
L

Signage means signs, advertising placards, names, insignia, trademarks, descriptive material or any
other similar items whose size, form and quality have been approved by the Landlord (such approval
not to be wnreasonably 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 piven 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 Bk-Chai Distribution System Co., Ltd. or its assignees or successors in title;

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

Term Comxmencement Date means the date on which completion under the SPA ocours;

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

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

‘Warehouse means the warehouse area within the Shopping Mall as further described in Schedule 1.
INTERPRETATION
Enactments

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

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

0037904-0000019 BN:2299886.5 3
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(b) any enactment which that enactment re-enacts l(with or without modification);

() 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(2) above
or under any enactment referred fo in clause 2.1(b) above; and

@ any consents, licences and permissions given (before or after the excention 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 1 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 Terrn Commencement Date wntil the End of the Termt.

Lease

With effect from 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),

Exclusion 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 month' in Schedule 2.

Rent payment dates

The Rent is payable on or prior to the 5th day of each calendar month in respect of the calendar
month in which the payment is made. The first payment shall be calculated for a period
commencing on the Term Commencement Date and ending on the last day of the first full calendar
month following the Term Commencement Date and shall be paid on or prior to the Sth day of the
first full calendar month following the Term Commencement Date.

TENANT'S COVENANTS

Introduction

The Tenant covenants with the Landlord to comply with its obligations set out in this Lease. L8

0037904-00000192 BN: 2299666.5 4
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Rent and House and Land Fax

The Tenant must pay the Rent to the Landlord at the times and in the manner referred to 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 clavse Qutgoings means taxes, duties, charges, assessments, impositions and outgoings of
any other 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:

@ 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 to do so by the Landlord, repair damage caused by an Insurance Event where the
insurance monies are irrecoverable because of the act, defaclt or omission of the Tenant, any
person. deriving title under the Tenant or anyone at the Property with the express or implied
anthority 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 appropriate), in good
condition, properly cultivated (where landscaped) and free from weeds; and

6))] notify the Landlord of any and all material defects in the Property.
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 requiring 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 alterations 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-structural alterations without the consent of the Landlord. wH

0037904-0000019 BN:2290886.5 g M
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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

5.7 Use
(2)
)

The Property must not be used for any purpose other than the Permitted Use.
The Tenant must;

(1) 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 delayed);

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

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

5.8 Use obligations

The Tenant must:

(2) 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;

) not [eave the Property unoccupied without notifying the Landlord;

@ 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;

() not allow to pass into the Conduits serving the Property anything that may obstruct them or
cause damage, danger or pollution or anything poisonons or radioactive;

(€3 not bring onto or keep in the Property anything dangerous, inflammable, explosive, noxious
or offensive other than in the ordinary course of business;

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

(h) 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;

G remove all refuse daily and keep the Property clean, tidy and in good order; and

(13) not obstruct any road or footpath within or sexving the Property and not do anything as a

0037904-0000019 BN:2299886.5 6 %
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5.9 Compliance with applicable Iaws

The Tenant must:

@)

(b)

©

@

@

&)

(2)

comply with all applicable laws and regulations and requirements of every govemment
department, local or other authority and court of competent jurisdiction in relation to the
Property, any operations carried ot 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 carrying 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 supporting
documents in respect of any such fees and expenses paid;

not make any alteration 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 to 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
afier the End of the Term;

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

unless the Landlord directs otherwise, cary out before the Bnd 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,

510  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 to the
Landlord.

511  Assumption of liabilities

The Tenant must;

(@

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 liabjlities arising out of the business of the Tenant operated by it on the
Property;

0037304-0000019 BN:22098E6.5 7
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5.13

5.14

(b)  be responsible for, and shall promptly and properly handle, all complaints and claims by its
customers, o 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 destmuetion of any right by reason of or arising in any way directly or
indirecily out of*

@ 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.
Permission
The Tenant mast:

(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.

Shopping Ma) Rules

The Landlord may make, revoke or amend rules, regulations, policies andfor 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 occupying, 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
any amendment which, in any case, is materially inconsistent with any other term of, and the
rights of the Tenant under, this Lease; and

(b) 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),

Nava Nakorn Industrial Estate Rules

The Property may be subject to the rules, regulations, policies and/or procedures of the Nava Nakorn
Industrial Estate. The Tenant shall observe and perform all of these rules and requirements provided
that, if there is any inconsistency between such rules, regulations, policies and/or procedures and this
Lease, such rules, regulations, policies and/or procedures shall prevail over this Lease. The Tenant

GSH
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6.1

6.2

0.3

6.4

6.5

shall notify the Landlord of any inconsistency within a reasonable time period of becoming aware of
such inconsistency.

Vacate the Property and the End of the Term

At the End of the Term the 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 Commencerent Date (save for normal wear and tear). If required, the
Tenant will, at its own cost, repair or restore the Property to substantiafly 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 abligations 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 Term Commencement
Date,

(b) A short form lease shall be annexed to the official lease agreement which will be registered,
() The Landlord shall be responsible for the lease registration fee.
Quiet enjoyment

(2 Far so Jong 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 Property during the Term without any lawful interruption by the Landlord or any
person claiming undeyr the Landlord.

(b) The Landlord shall not do ox omit to 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,

Assistance with licences, 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 permits, licences,
approvals and/or consents in relation to the Property or the use of the Property by the Tenant thereof.

Car Park
(a) The Landlord shall;
6] ensure that there are, at all times, at least the same number of car 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 workimen within the Car Park;

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

0037904-0000019 BN:2299886.5 9
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(iii)  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 workmen, 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 wiitten consent
of the Tenant; and '

49 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 approval 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 to 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, If 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 evidemce the expenses demanded), the Tenant may set-off such
expenses against any future payments of Rent.

Tralley 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 these 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
materizlly less commodious. .

Access, Loading Bay
The Landlord shall:

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

)] ensure that the Tenant has 24 hour access to the loading bay area.
Opening Hours

The Landlord shall ensure that the trading houss of the Shopping Mall will be in accordance with the
trading hours of the Tenant in respect of the Property as notified by the Tenant from time to time.
The Landlord shall not close the Shopping Mall nor vary the opening hours without the prior written
consent of the Tenant (such consent not to be unreasonably withheld or delayed).

Tenant Mix of the Shopping Mall

(2) The tenant mix of the Shopping Mall will follow the provisions of good estate managenent
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),

(b) For so long as the Property is leased by or occupied by the Tenant or a Group Company of
the Tenant the Landlord shall not use or permit the use of the whole or any part of the

£037204-0000019 BN:22398886.5 10
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Shopping Mall (excluding the Property) (i) as a convenience store, (ii) as a supermarket, (iii)
as a green grocer (iv) for the sale of alcohol or (V) as 2 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.

(d) 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 from occuiring in the Shopping Mall and on the Property.

7. OTHER RIGHTS AND OBLIGATIONS OF THE PARTIES
71 Common Areas and Utilities
(@ The Tenant may (at no cost):
@) solicit business or circulate leaflets or other advertising materials; and

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

in the Common Areas in accordance with such reasonable terms and conditions imposed by
the Landiord from time to time provided that any such activities do not materially adversely
affect other tenants of the Shopping Mall.

(b) 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 liable for any
interruption, failure, discontinuance or termination of any supply of Utilities, save in the
case of its negligence or wilful misconduct.

(c) 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 refurbishment, renovation and redecoration of the Shopping Mall and
Common Areas at least every five years throughout the Term. The Landlord must also have
all parts of the 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 suitable, good-quality matesials and in a design and colour
scheme consistent with the Tenant's decoration of the Property.

T2 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 all reasonable precautions in relation to such Sighage (including in relation
to health and safety and public liability insurance). L5 hL

0037904-0000018 BN:2208886.5 11
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o) 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
such applications which shall not be unreasonably withheld or delayed, If the selected
locations are not approved or are forbidden by any government authority or the Tenant's
Signage cannot be set up at the agreed locations due fo any reason attributable to any third
party, the parties shall use their reasonable endeavours, and act in good faith, to find
acceptable alternative locations, provided that neither pasty shall be obliged to accept 2
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 area of the outside cladding which is, in proportion,
greater than the proportion that the gross internal atea of the Property bears to the Shopping
Mall, The Tenant shall notify the Landlord of any such temporary Signage.

(d) 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 suchk 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 netifies the Tenant in writing before the end of the Term that the
Signage should remain in situ).

13 Exceptions and Reservations

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

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

Shopping Mall;
()] the right to enter the Property in order to:

@ inspect, clean, maintain, repair, connect, remove, renew, relay, replace, alter or
execnte any works whatsoever fo, or in connection with, any of the Utilities serving
the Common Area or any other services;

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

(iif)  do anything which the Landlord may or is obliged to do under this Lease,
provided that the Landlord shall:

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

®) exercise such rights only if the Landlord cannot reasonably carry out such
works otherwise than from within the Property,

(C) where reasonably practicable to do so, exercise such right outside of
ordinary business hours of the Tenant; and Ls #

0037904-0000019 BN:2299886.5 12
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T (D) “shall’ maké good "a§ soon’ as practicable to the Tenant's reasonable
satisfaction any damage caused to 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
Landiord exercising this right. If any such scaffolding obscures (whether in whole or in
part) any Signage of the Tenant, the Tenani shall have the right to attach temporary Signage
to such scaffoiding;

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 cameras 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 to 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

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.

Rights Granted

There are granted to the Tenant and all persons authorised by the Tenant;

(a)

()

the right to use the Common Areas for all proper purposes in connection with the use and
enjoyment of the Property;

subject to any temporary interruption for repairs, maintenance, alterations or replacements,

the right to the passage of any of the Utilities to and from the Property through any Conduizg

0037904-0000079 BN:2299886.6 13
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which may be in, under or over the Shopping Mall, in each case so far as is necessary for the
reasonable use and enjoyment of the Praperty;

()] the right of support and protection from the Shopping Mall as is now enjoyed by the
Property; and

@ the right to enter the Shopping Mall with workmen and equipment in order to camy out
works of repair, mainienance 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 permitied 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:
(@) assign or transfer its leasehold rights to any part of the Property; or
® assign or fransfer its 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 Properly to a Group Company of the Tenant without
the consent of the Landlord,
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 Leasc
(including the renewal thereof);
(3] those parts 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
not excesd 30% of the total floor space of the Property; or
(d) where the prior written approval of the Landlord has been obtained.
84 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,
LSt
0037504-0000619 BN:2299886.5 14
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Concessions

The Tenant may grant concessions to, or accept consigament 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 Commercial 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 canferred upon the ocenpier.

Charging

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

{a) create or permit to be created any encumbrance over a patt of the Property; or
)] 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 limitation, the third party liability in respect of the Property and the Tenant'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:

() Comprehensive all risks (including, but not limited to, third party 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 reinstatement costs during the period of
insurance cover) against damage or loss by all risks; and

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

If the Landlord fails to comply with clause 9.2(za), 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 shall 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 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(2) and until such time as the Landlord complies with its obligations under clause 9.2(a). The
reasonable and proper costs of such insurance shall be borne by the Landlord, and shall be repaid

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

924 If the Tenant procures insurance cover on behalf of the Landlord pursvant 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 deduetible, the deductible shall be shared between the Landlord and the Tenant pro rata to
the proceeds each receives in respect of such claims.

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

10.1  Destruction or damage to the Shopping Mall and/ox 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 (inchiding, 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) info
a tenantable condition for the Tenant to continue operating in its ordinary course of business
and handover the Property to the Tenant for its use within a reasonable time period after the
oceurrence 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 Properiy (as the case may be) are
reinstated such that the Property is 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 nofice 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 co-operate with the Landlord, provided
that the Landlord shall use reasonable endeavours 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 Temant, (i) the
Landlord is unable to repair or reinstate the Shopping Mall and/or the Propexty because of
Jegal restrictions or (if) the Shopping Mall and/or the Property (as the case may be) is not
repaired or reinstated by the date being two (2) years after the date of destruction or damage,
the Tenant may terminate this Lease by giving 3¢ 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 terin of the lease as at the date of the termination within 30 days from the date on
which the Tenant terminates this Lease,

(¢ = Notwithstanding any of the provisions of clause 10.1(z), 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 oceurs during the period of two (2) years prior to End of the Term
(after the second renewal of this Lease), the Landlord shail 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 after the End of the Term.

(D Notwithstanding the provisions of clause 10.1(2) but subject to the Tenmant'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: o
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(i the Landlord shall use its best efforts to secure additional financing to cover the
shortfall. For the purposes of this clause use best efforts fo 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 Landiord 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 destruction;

(i) if the Landlord is unable to secure additional financing the Landlozd and the Tenant
shall negotiate in good faith to find a mutvally 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 Mal);

(iify  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 retail premises, following
completion of which the Property is 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 fo the Tenant's approval,
which shall not to be unreasonably withheld or delayed.

10.2  Vitiation

Provided that the conditions of such insurance are not unreasonable and the Landlord 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 t¢ do at the Property anything which may make void or
voidable any policy for the insurance of the Property or the Shopping Mall.

10,3  Notice of damage

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

104  Fire safety requirements
The Tenant must:

(a) comply with all 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;

®) 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; Lop

0037904-0000019 BN:2299866.5 17



-

-

L..

) 3

L.._J

C1 CCa o3

G

ot

-l

10.5

10.6

10.7

1L
111

11.2

(c} notify the Landlord of the responsible person for the Property; and

(d) co-operate with the Landiord and all ofher relevant persons in complying with applicable fire
and natura] disaster safety regulations.

Suspensior of reinstatement obligation

The Landlord is not obliged to reinstate the Property in accordance with c!ause 10.1{a) while
prevented by a supervening event,

Supervening event
In clause 10,5 a supexvening 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 Landlord;

(b)  inability of the Landlord to 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.

(b) If any part of the Shopping Mall and/or the Property (as the case may be) is expropriated and
the expropriation does not adversely affect the Tenant's business to 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 return all 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 term 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 remaining area of the Property.

TERMINATION
Termination and Re-entry by the Landlord

If an Event of Default occurs 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).

Termination by the Tenant

@ If an Event of Defanlt occurs in relation to the Landloxd; or

CH

0037804-0000019 BN:22089886.5 18
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(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 accrued to the Tenant against the Landlord in respect
of any antecedent breach of any of the covenants or obligations of the Landlord in this Lease
(including the breach in respect of which termination occurs).

Event of Default

In this clause an Event of Default occurs in relation to a party (the Defaulting Party) ift

’

(@) any amount payable by the Defaulting Party under this Lease is not paid when payable and
remains unpaid for 25 Business Days after becoming payable (whether formally demanded
or not); or

{t a breach by the Defaulting Party of any of the covenants by or obligations of the Defaulting
Party in this Lease which if capable of remedy has not been remedied within a reasonable
time as specified in a 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 bankruptey, ligquidation,
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 after 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.

Interest on breach
Without prejudice to clause 12.1, ift
(2) 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
sumns 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 partienlar sum fell due (whichever is the later), until

0037504-0000019 BN:2299886.5 19
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whichevey 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 refating to the transaction
contemplated by this Lease and supersedes all 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 Landlerd
before the execution of this Lease. The Tenant waives all rights and remedies which, but for this
clanse, might otherwise be available to it in respect of any such representation, warranty, coilateral
contract or other assurance, but nothing in this clause limits or excludes any liability for fraud.

Rights of eniry

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 permif or suffer that thing to be done or omitted to be
done.

Tenant's possessions

If after the Tepant has vacated the Property 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:

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

(b) (if disposal is by sale) 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 incwred by it to the
order ofthe Tenant;

(c) 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 indemuifies the Landlord against:
® any liability incurred 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 belonged to the Tenant;

(ii}  any damage caused to the Property by the possessions; and

(iif)  all loss, damage, actioms, proceedings, claims, demands, costs, damages and

expenses incurred or suffered by or brought or awarded against the Landlord as aLC y

0037804-0000019 BN:2208886.5 20
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result of the presence of the possessions on the Property 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:

(2) 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 bave enforced or to prevent the release or
modification of any covenant, 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 restrict in any way the development of any land not comprised
in this Lease; or

© releases 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 to clause 13.4, the Landlord shall be entitled 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 comply with all
instructions or notices given by such agent as if such notices or instructions are givea by the
Landlerd,

Subject to clause 13,4, the Landlord shall be entitled to entrust a property 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 appoiniment of the Management Company. The Tenant shall use its 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 store 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
applicabie), this Lease shall be renewed for a 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

£037904-0000019 BN:2259886.5 21
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Extended Term (such period being the Second Extended Term) on the same terms as set
out herein (other than Rent) and on the following basis:

) subject to subelause 14.1(b) the Rent payable during the First Extended 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; and

(ii) this Lease shall not be renewed more than twice.

{b) If the Landlord or the Tenant gives notice to the other at least six months prior to the End of
the relevant Term thatf, based on an independent valvation, 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 partics 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 im writing the Rent for the relevant Term three months prior to the start of that Term
then the provisions of Schedule 5 shall apply.

{© Notwithstanding subclauses 14.1(z) and 14.1(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,

14.2  Registration following renewal

Clause 6.2 shall apply to any renewal of this Lease under this clause 14.
15. MISCELLANEQUS
151 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,
15.2  Notices in writing

Every notice, consent, approval or direction given under this Lease must be in writing.
153  Exclusion of third party rights

A person who is not a party fo this Lease may not enforce any of its terms.
154  Notices ,

(a) Any notice or other communication to be given under this Lease must be in writing (which
includes 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 Landlord at: to the Tenant at
193 Empire Tower, 320d FL, South ~ 629/1 Nawamintr Road, Nuanchan,

Sathorn Road, Yannawa, Sathom, Buengkoom, Banglok 10230, Thailand

Bangkok 10120, Thailand

Fax: 02 679 1824 Fax: 02 797 9816

warked for the attention of: The Chief  marked for the attention of: Vorapon Techa-
0037804-0000018 BN:2299886.5 22



[_—;-‘—']

L]

o

LI

L J L3

Lownd

—..J

s

Executive Officer of KTAM, akrakul, Head of Property Management,
with a copy to:

629/1 Nawamintr Road, Nuanchan,
Buengkoom, Bangkok 10230, Thailand
Fax: 02797 9812

marked for the attention oft Anmsara
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 notice or other formal communication shall be deemed to have been given:
@ if delivered, at the time of delivery; or
(i) if posted, at 10.00 a.m. on the second Business Day after it was put into post; or

(i)  if sent by fax, on the date of transtission, if transmitied before 3.00 p.m. on any
Business Day, and in any other case on the Business Day following the date of
transmission.

© 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
transmitted, as the case may be,

16. GOVERNING LAW AND JURISDICTION

16,1  Governing law

This Lease (including subclause 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 arising out of, relating to or having any
connection with this Leage, including any dispute as to its existence, validity, intexpretation,
performance, breach or termination or the consequences of its nullify and any dispute
relating to any non-contractual obligations arising out of or in connection with it (for the
purpose of this subclause 16.2, a Dispute), shall be referred to and finally resolved by
arbitration under the Arbitration Rules of the Thai Asbitration Institute, Office of the
Judiciary applicable at the time of submission. of the dispute to atbitration (the Rules) and
the conduct of the arbitration thereof shall be under the auspices of the Thai Arbitration
Institute,

()] 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.

0037904-0000019 BN:2209886.6 23 ;E
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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 o rule on its own jurisdiction, including any
objections with respect to the existence, validity, or effectiveness of the arbitration
agreement, The Asbitral 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 Arbitral Tribunal except:

@ 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 bona fide legal
proceedings before a state court or other judicial authority;

(0 with the consent of all parties;

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

(iv)  where such information is already in the public domain other than as a result of 2
breach of this clause; or

g 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. (s
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THE PROPERTY
Details of the Property Lease aren
(sq.m.}

1. | Bypermarket 8,368
2. | Food Court 1,338

3. | Back Offices 612

4, | Maintenance Area 1,792

5. | Warchouse 1,119
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1

9z $'98866ZZ-N8 6100000-F06.£00 %/

1
(84

Im SHEL v
w Vv Ssod

«
H
H

I

’

b ol |

[

{
il

LWRERKL

e

F )

1

1]

i1

1
vl A
| ]

i

R

ot
L ! ==
¥ , o
b HES
| 1
g
o r e

Sy

Tz 4150 IO b
bl b 1L | azAOHAdY £Dau )

-
L_J

| .

NVId

L)
—

I
4

] £ 0 0 ) o OO0 g o g L -3 =«




L4

-

L.

wooT jyeig

e

|

L

x4

T'9B866ZZING 6100000506200 §

=
g
OSNOL AT p ml...._, BAIE TOWWOO IO pue Eoemu%wa_% uneY) poog R PUe N0 poo, B 1007 oS
HESHEHESEH
..MNA.,E.,..«....H.-..,‘H
[ v - = G I R RN - - .nL. =
. 4 = W W e
== H !
=
- (===
- AT,
ST " | g
m .L.»...Wa...m.“..mw.r - & H" v
) A R L, e
|||||| !unﬁ m;.}lljnﬁ}m{l}—
= = =3
= =EF S == B
p— £ “ _..”,
—l =g HE]
L— i : _
: ; .,_\.._,....M HWW =5 /)
e E mm o g M&m_
& »..J.I\_. -4 == . 3 = —— -_.A.ﬂ@
.-mli1 =T T 11 [
e_x:::___:__:______:__:_:__:___: 1t -
~— -
L Lot TV LA | Z10z Jaquiaydas
L g | 43 R —J L9 2 -0 C™r L3 29 o3




.

L

C .,

{ IS B AU B

I

L]

—

Lad L] e

L.l

RENT PAYMENTS FOR THE INITIAL TERM

SCHEDULE 2

in respect of
Vear of Ynitial (ilf’ilz Z:-jnl\?:i(ﬁ:::f::; in respect of Food Court Rent per month
Term Area and Warehouse ) (wHy)
w)
L 1,171,520 148,786 1,320,306
2. 1,171,520 148,786 1,320,306
3. 1,171,520 148,786 1,320,306
4, 1,288,672 163,665 1,452,337
5. 1,288,672 163,665 1,452,337
6. 1,288,672 163,665 1,452,337
7. 1,417,539 180,032 1,597,571
8. 1,417,539 180,032 1,597,571
9. 1,417,539 180,032 1,597,571
10. 1,559,293 198,035 1,757,328
(SH
0037904-0000019 BN:2299886.5 28
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SCHEDULE 3

RENT PAYMENTS FOR THE FIRST EXTENDED TERM

in respect of
Year of First gﬁ:iﬁ:[:?;:;f:;ﬁ in respect of Food Couxt Rent per month
Extended Term | Axea and Warehouse ) (WEy)
(w)
L. 1,559,293 198,035 1,757,328
2. 1,559,293 198,035 1,757,328
3 1,715,222 217,837 1,933,059
4. 1,715,222 217,837 1,933,059
5. 1,715,222 217,837 1,933,059
6. 1,886,745 239,621 2,126,366
7. 1,886,745 239,621 2,126,366
8. 1,886,745 239,621 2,126,366
9. 2,075,419 263,583 2,335,002
10. 2,075,419 263,583 2,339,002

0037804-0000019 BN:2299886.5
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SCHEDULE 4

RENT PAYMENTS FOR THE SECOND EXTENDED TERM

in vespect of
Hypermarket, Back .
Vear of Second o f};ilzes, Main:’enance in respect of Food Court Rent per month
Extended Term | Area and Warehouse ) vty
)
1. 2,075,419 263,583 2,339,002
2. 2,282,961 289,941 2,572,902
3. 2,282,961 285,941 2,572,902
4, 2,282,961 289,041 2,572,902
5. 2,511,257 318,935 2,830,192
6. 2,511,257 318,935 2,830,192
7. 2,511,257 318,935 2,830,192
8. 2,762,383 350,829 3,113,212
9, 2,762,383 350,829 3,113,212
10. 2,762,383 150,829 3,113,212

0037804-0000019 BN:2299886.5
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SCHEEDULE 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
relevant Term in accordance with this Schedule 5. The Rent for the relevant Term shall inerease by
ten per cent. in years four, seven and ten of the that Term., ‘

Nomination

In the absence of agreement as to the identity of the valuer within 10 Business Days of the
provisions of this Schedule 5 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 firm of
property consulfants having at least 10 years experience in Thailand of letting and valuing property
of a like kind and character to the Property.

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 expecied to be let at the start of tle 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 payable after
the expiry of any such rent-free period or concessionary rent period and after the giving of
any such inducernent; and

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

(5).
Assumptions

The assumptions are that at the beginning of the relevant Term:
{2 the Property:

6] 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;

(ii) is 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);

Y

0037904-0000019 BN:2299886.5 kb
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(iii) is fit and available for immediate occupation and use and is fitted out for the
incoming tenant's immediate use as authorised by this Lease in accordance with the
incoming tenani's requirements; and

(iv)  may beused only as a hypermarket;

6] 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:

@ 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 Property;

) 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 predecessars in title in their respective
businesses; and )

(c) 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 title.
{6) Valuer

In the case of determination by a valuer:

(2) 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;

) the valuer must afford the Landlord and the Tenant an opportunity to make representations
to him; and

(e if the valuer dies, delays or becomes unwilling or incapable of acting the Thai Valuers
Association shall discharge the valuer and appoint another in his place in accordance with
paragraph (2).

(7)  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
0037904-0000019 BN:2299886.5 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.

(8) Costs

If either the Landlord 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, either the Landlord or the Tenant may pay them and recover the

other's share of them from the other,
SH
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SYSTEM CO., LTD.
acting by its attorney:

in the presence of:
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Public Company Limited as
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For Tigar It
h TESCO
|5 Al i A
- POWER OR ATTORNEY E-'@ﬁ:ﬁjs
__;. . KNOW ALL MEN BY THESE PRESENTS {hat, Bk-Chai Distribution Systein Company Limited, a limited company
icarporaled undey the laws of Thailand, having its registered office at 628/1 Nawamintr Rosd, Nuanchan Sub-dislrict,
B Buenglkoon: Distriet, Bangkok 10230 (the Company), do heveby name, constitute, appoint, and authorise (i) Mr, Jobn
! Stewart Cliristie or (it} Mr, Sompong Rungnirattisai or (ifi} My, Adrian Marsh or (iv) Mr. Hajeet Singh Drubra or {v)
[ ] Ms. Anusara Chokvanilphong, (each the Attorney) as our true and lawful atlorney and agent, with power of
substitution, acling alone with power fn our name to be the true and Tawfil attorney of the Company with the full
N authority to act in the Company's name, place and stead and on its behalf and in ifs intorest to;
[

O] enter into, deliver and perform the obligations under docoments or agresments to which the Company will be a
party or involving (he Company in refation with (he additional mvestinent of Tesco Lolug Retail Grawth
Freelold and Leasehold Property Fund" or "TLGF" ("Projeet Tiger LT Transaction") as listed In Annex |
{(Dacrinrents) hereto and any additional dosuments in connestion with Project Tiger 11l Transaction required to
be subinitted andfor filed with any refevant authoritles, including without limitatlon, any appliceble ant/or
offier doctiments required to complete Profect Tiger 111 Transaction (collectively, the "Transnetion
Doeuments™);

- .

(i) carsy out such oflier acts andfor to execute and sign any ninendinents, nofices, cestificates; instruments, deads,
M) agreements and such other documents to which (he Compmny s party or involving the Company as the
J Attoney deams necessary ot incidental to (he transactions contemplaled in paragraphs (i) abave; and

(iii) authorise or delegate any person to be our frue and tawfal aftorney-in-fact, in forms of proper powers of
[ altorney required under the Profect Tiger LT Transactior or the Transaction Doctiments, for and in our name,

j place and stead, to do and perform the acts and things referred to above. The sub-attcrney-in-fact. is also

- entitled to authorize or sub-delegato any person fo be our true and lawful attorney-in-fact,

The Coinpany does hereby indemnify te Attorney against any, loss or lisbilily suffered by it in acting as its attorney

e

and ratify and confinm whatever the Attorney shall do or canse to be done under and within the scope of the powers and
nuthority conferred upen the Attorney and authorised by this Power of Attorncy.

] This Power of Allorney shall continie to be in force until 31 December 2014 or receipt by the Attorney of notice of its
L, revocution by the Company.,

B The Company declares that any person or company dealing with the Atlomey in good fuith may aceept a. written
statement signed by the Attorney to the effect this Power of Attoriney has not lieen revoked as conclusive evidence of

that fact,
[] This Power of Attorney shatl be governed by and consiraed ih accordanee with tha laws of Thailand.
- IN WITNESS WHEREOQF this Power of Attorttey has been duly excouted on this 14 October 2013,
[ Signed by:
L For and on behaif of . .
EX-CHAI RISTRIBUTION SYSTEM COMPANY f'% FurasEmngnatl
n f @fﬁ%
.; E .GJ'I
r L€ -%' @ ‘é':. [ L DL bbb
- \ 3
. olm Stewart Christie "42,.,,/ c5\\5\-‘}]‘\.'1;'. ompong Rungnirattisai
L W g
' ¢
- iilA oo
| Ek-Chal Dlsbibinfon Byolom Go.lid. 620/1 Snwuminte Rond, Nuanchan, Buangkoom, Bangkox 10230 Tl 0-2707- -0030
)
0037904 00‘% I Jan ﬁuzgg-zngga:‘[;u Ao 'difa 6201 numnnifimd t};mumwni vunidor - naewt 10230 Twe. 0-2767-0000
L
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ANNEX 1
DOCUMENTS

PartAs  Agrocinonts to be entered Into with TLGF

TESCO

AR A S S

Lotus

1. Notification to the property manager under fhe Property Management Agreement

2 Operating Lease Agreement in vespect of the Hypermarket, Food Court, Maintensnee Area, Warehouse, Back
Office and Car Park. (where applicable) within Mew Property

3 Sorvice Agreements i respect of the Hypetmatket, Food Court, Maintenance Aren, Warchouse, Back Office
aird Car Park (where applicable) within New Property

4. Utilitics Service Agreement in vespect of the common nreas of New Property

5.’ Freehold Sale and Putelinse Agteement in respect of the New Praperty

6. Leiter to TLGT refating to the Mulual Undertaking Agreeent
Part B:  Agreements and documents relating {o the velevant tennits
1. Novation Letter tg be entered into betweon the Company, ‘TLGF and each applicablc tenant

2. Utililies Service Agresment to be entered into with each applicable tenant
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certifi e copy
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EXECUTION YERSION

PART 1 OF SERVICE AGREEMENT
SERVICE AGREEMENT

THIS AGREEMENT IS made on 20 January 2014,

Between:

4y

@

Tesco Lotus Retail Grovwth Freehold And Leasehold Property Fund, a property fund established
under the laws of Thailand managed by Krung Thai Asset Management Public Company Limited
whose registered office is at 195 Empire Tower, 32nd FL., South Sathorn Road, Yannawa, Sathorn,
Bangkok 10120, Thailand (the Landlord); and

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

‘Whereas:

(A)

®

©

©)

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 98/103, Moo 13, Tambol Klong Nueng (Klong Nueng Tok),
Amphur Xlong Laung, Pathumthani 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 the Hypermarket, Maintenance Area,
Back Offices, Warehouse and Food Court space (the Leased Spaee) 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),

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

The Customer as property manager (the Property Manager) under a property management
agreement entered into between the Landlord and the Properfy Manager on 13 March 2012 (as
amended on 12 April 2012 and amended and restated on 28 November 2012) has, subject to

completion under the SPA, been appointed and constituted as an agent of the Landlord with fall

power and authority to provide services on behalf of the Landiord to tenants of the Shopping Mall
and demand and receive payments for such services.

The parties agree as follows:

1
1.1

1.2

L3

Agreement
This Agreement shall have effect from date of completion of the SPA.

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

The Property Manager is hereby appointed and constifuted 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 Customeri., ‘: Y

0037304-0000019 BN:2300742.4 1
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2.1

22

2.3

3.

4.

4.1

4.2

4.3

5,

6.

Agreement documentations

The parties agree that the following documents shall be deemed integral parts of this Agreement and
reference to this Agreement shall be construed accordingly:

L. Service Agreement (this Part 1)

2, Terms and Conditions of Service Agreement (Part 2)
3. Scope of Services (Part 3)

4, Service Fee (Part 4)

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.

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

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 Mall.

Entire Agreement

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

Each party:

(a) acknowledges that, in agreeing to 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 signature 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
contract or other assurance,

Nothing in the preceding subclause 4.2 limits or excludes any liability for fraud,

Severability

The provisions contained in each clause and subelause 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 shail apply with such madification as may be necessary to make it
valid.

Payments

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 o
1%

0037304-0000079 BN:2300742.4 2
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7.
7.1

7.2

7.3

8.

Property Manager or Landlord and shall be made in Thai Baht in the method specified in the
relevant invoice,

Notices

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 communication) and may be delivered or sent by
post or fax to the party to be served at its address as follows:

to the Landlord at: to the Customer at;

/o Property Manager 629/1 Nawaminir Road, Nuanchan,

195 Empire Tower, 32nd Fl,, South Sathorn  Buengkoom, Bangkak 10230, Thailand
Road, Yannawa, 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 4 copy to:

629/1 Nawamintr Road, Nuanchan,
Buengkoom, Bangkok 10230, Thailand’
Fax: 02 707 9812

marked for the attention oft Anusara
Chokvanitphong, Legal Director,

or at such other address or fax number as it may have notified to the other parly 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 shalf be deemed to have been given:
(a) if delivered, at the time of delivery; or
(b) if posted, at 10.00 a.m. on the second business day after it was put into post; or

() 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,

In proving service of a notice or other formal communication, it shall be sofficient 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 fransmitted, as the case
may be.

Counterparis

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 & counterpart. Facsimile signatures shall be
valid and binding provided the original signatures are delivered to the other party immediately after
the execution,

o

0037904-00000192 BN:2300742.4 3
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9.1

9.2

93
9.4

10.

10.1

10.2

11

12.

13.'
13.1

General

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.

The rights of each party under this Agreement:
() 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

(c) may be waived only in writing and specifically.
Delay in exercising or non-exercise of any such right is not a 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 perfarmance 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 period that the cause persists.

Term of Services

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

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.
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 nuility and any dispute relating to 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 Institute,

Wi

0037804-0000019 BN:2300742.4 4
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132

13.3

134
13.5
13.6

13.7

13.8
13.9

[3.10

The Rules are incorporated by reference into this subclause and capitalised terms used in this clause
13 which are not otherwise defined in this Agreement 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 clause 7 (Notices) to the extent
permitted by applicable law.

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 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 Arbifral Tribunal except:

(a) 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 bona fide legal proceedings before

a state court or other judicial authority;
()] with the consent of all parties;
{c) where needed for the preparation or presentation of a elaim or defence in this arbitration;

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

(e) by order of the Arbitral Tribunal upon application of a party. q \'\
v
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IN WITNESS WHEREOF, the parties have executed this Agreement in the presence of witnesses at the

place and date stated above.

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

in the presence oft Witness's signature: 6 . &

Name: 5ANSANA SA5A NAVIN
Address: . 3%0 <. ﬂffy& AR El—fiﬁﬁ v VPFTH UMWAT

BANYROK 10 290

SIGNED for and on behalf of
TESCO L.OTUS RETAIL
GROWTH FREEHOLD AND
LEASEHOLD PROPERTY
FUND

by Krung Thai Asset Management 331
Public Company Limited as

A 45"}
Management Campany acting by C
its atto#gys: “~ |
) ?@\—/ and /[

/\J\f
---------------------------------------------

in the presence of: Witness's signature: &X\. 4,\,««

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

............................................

T
4y l’bﬁ(-
in the presence of: Witness's signature: (\‘J

Name: Namf—\—m T;lVV‘Z’P”‘U!/J\C’&\\BU]
Address: . qé / . 1 L ffflefs ﬁ”l”i . ?LUMF inl F
Pedvnwon  Bavghae. 10334
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PART 2 OF THE SERVICE AGREEMENT
TERMS AND CONDITYONS

Part 2 forms an integral part of the Services Agreement between Tesco Lotus Retail Growth Freehold And
Leasehold Property Fund and Ek~Chai Distribution System Co., Ltd dated 20 Janvary 2014,

1. Definitions

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

Common Areas means any area and utilities within the Shopping Mall provided for the commen
use by the Landlord and the Customer, including their customers, suppliers or other people doing
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 (B),
Part 1 of this Agreement,

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

Service 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 benefit of the
Customer.

Shopping Mall means the building, place and surrounding area as mentioned in Recital (A), Part |
of this Agreement,

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 and/or 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 Anenities and Services means any amenities and services, e.g. escalators, moving
walkways, security guard services, air-conditioning system andfor internal traffic control system
provided for the common use by the tenants of the Shopping Mall (including the Custorner) and
their personnel, customers, suppliers and any persons doing business with them,

2, Services

2.1 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%a
: \»
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3.5

Shopping Mall and in refation to the Common Areas by using the appropriate materials, things,
equipment, tools, spare parts and/or manpower in the form and capacity currently applied to the
Shopping Mall,

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 far as practicable,

Unless otherwiss 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 actual cost basis.

Tse of Serviees

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 & auisance, anngyance 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 Amenities and Services.
The Customer must strictfy comply with all applicable rules and regulations 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, jt must ensure that
the features and specifications of those tools and devices are appropriate and compatible with
various systems and the architectural ang 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 tools, 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,
periits 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 engineering, technical, architectural and interior
design aspects.

The Customer agrees to contrel 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 that the Customer impliedly has the right to fransfer its rights and obligations under this
Agreement,

)
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Payment of the Service Fee, Maintenance Fee and other expenses

As long as this Agreement remains effective, the Customer agrees to pay the Service Fee and the
Maintenance Fee to the Landlord 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.

If the Customer does not pay within the time specified in this clause, it agrees to pay inferest on the
overdue amount at the rate of 15 percent. per annum calculated from the due date for which that
amount becomes due until fall payment of the overdue amount is made to the Landlord.

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,

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, the 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 fo the
Landlord's property and the injury or death of a third party (this includes an official or employee of
the Landlord).

Except otherwise specified in this Agreement, no party may claim from the other party damages for
indirect or consequential 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.

Default and consequences

If 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, confravene or conflict with clause 3 of this Agresment. 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 or 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.

In addition to thie 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 to the Landlord consecutively twice and the
Landlord sends notice demanding payment at least once to the Customer, the Landlord may alsg\'\
v
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immediately terminate this Agreement and seize the security deposit provided by the Customer to
secure the performance of its obligations under this Agreement.

8. Crosg default

If the Lease Agreement between the parties fo 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 Agreement on or before the
termination hereof,

Ut
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PART 3 OF THE SERVICE AGREEMENT
SCOPE OF SERVICES

Part 3 forms an jntegral part of the Services Agreement between Tesco Lotus Retail Growth Freehold And
Leasehold Property Fund and Bk-Chai Distribution System Co., Ltd. dated 20 January 2014,

1!

Common Amenitics 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:

)

(2)

€))

@
&

(6)
O

t

®

the general administration and management services relating to the Shopping Mall and the
procurement of personnel to carry out 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, customers 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
Mall, including the water drainage system, the wastewater centralization 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 Mall (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 cannat be construed as the Landlord's undertaking to act as the depository of the
others' property or to assume liabilities for any loss or damage to the automotives or other vehicles,
their parts or any property located in or attached 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, maiuly 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 wrifing on a case by case basis. "
LS
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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
Leasehold Property Fund and Ek-Chai Distribution System Co., Ltd, dated 20 January 2014,

1, Service Fee

The parties agree that the Service Fee in relation to the Leased Space shall be as set out below and is payable
in advance on or prior to the 5th day of each calendar month, The first payment shall be calculated for a
period commencing on the day following the date of completion of the sale and purchase 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 matehing 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 contitiwe 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
Initial Term Offices and Warehouse 89 (wty)
(W)
1. 1,757,280 223,178 . 1,980,458
2, 1,757,280 223,178 1,980,458
3. 1,757,280 223,178 1,980,458
4. 1,933,008 245,496 2,178,504
5. 1,933,008 245,496 2,178,504
6. 1,933,008 ) 245,496 2,178,504
7. 2,126,309 270,046 2,396,355
8. 2,126,309 270,046 2,396,355
9. 2,126,309 270,046 2,396,355
10, 2,338,940 297,050 2,635,990
2. Maintenance Fea

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)'%\'(
L
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