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s1aazLRen AUIANUTLEN (AN519NAT)

W Hypermarket 8,090
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Wil Back offices 854
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ANTNANATY YN . - AW U Hypermarket, Back Offices, Maintenance,

Warehouse Lay Additional Warehouse Las Food Court

FﬁL‘iﬁﬁuﬁ Hypermarket, o
oo FANALTN
q 17‘; Back offices, Maintenace ALTEINUN I:ood ﬁ%auuﬂ
waz Warehouse (LNw/ Court (LU1N/tADU) -
Faw) (U N/tAau)
1 1,048,451 101,260 1,149,711
2 1,048,451 101,260 1,149,711
3 1,048,451 101,260 1,149,711
4 1,153,296 111,386 1,264,682
5 1,153,296 111,386 1,264,682
6 1,153,296 111,386 1,264,682
7 1,268,626 122,525 1,391,151
8 1,268,626 122,525 1,391,151
9 1,268,626 122,525 1,391,151
10 1,395,488 134,777 1,530,265
11 1,395,488 134,777 1,530,265
12 1,395,488 134,777 1,530,265
13 1,535,037 148,255 1,683,292
14 1,535,037 148,255 1,683,292
15 1,535,037 148,255 1,683,292
16 1,688,541 163,080 1,851,621
17 1,688,541 163,080 1,851,621
18 1,688,541 163,080 1,851,621
19 1,857,395 179,388 2,036,783
20 1,857,395 179,388 2,036,783
21 1,857,395 179,388 2,036,783
22 2,043,134 197,327 2,240,461
23 2,043,134 197,327 2,240,461
24 2,043,134 197,327 2,240,461
25 2,247,448 217,060 2,464,508
26 2,247,448 217,060 2,464,508
27 2,247,448 217,060 2,464,508
28 2,472,193 238,766 2,710,959
29 2,472,193 238,766 2,710,959
30 2,472,193 238,766 2,710,959
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ANTNANATYTYN (D) . - AUTA1IW UN Hypermarket, Back offices, Maintenace,
Warehouse baz Food Court Tnaifinnsdfuanudnisilszunn
10% 907 3 4 nastfunnaiausn ludn 4 aeedayeyian

(uazdiuiiiunne 3 1 naanszeznadyoyiian)

ALBNSAUT .
oo o4 FAINAIUTNIG
o | Hypermarket, Back offices,| m1usn19WYnN Food e
ian ” IUNA
Maintenace Wag Court (LMN/tABDU) -
- (Un/taau)
Warehouse (U1¥/tABY)
1 1,572,677 151,890 1,724,567
2 1,572,677 151,890 1,724,567
3 1,572,677 151,890 1,724,567
4 1,729,944 167,079 1,897,023
5 1,729,944 167,079 1,897,023
6 1,729,944 167,079 1,897,023
7 1,902,939 183,787 2,086,726
8 1,902,939 183,787 2,086,726
9 1,902,939 183,787 2,086,726
10 2,093,233 202,166 2,295,399
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(Discounted Cash Flow) nnalandniniuniianyaniaeaningdula s aziamiiuyanrilaqiiugns

q

184n72uA7 8 I NN AAUTIaL lnsuannineduinluauamn

| 1
a

“ﬁmgwﬁdwﬁmﬁﬂ" (Residual Approach) ludFdsznnin1sanunAg ulunswmuNAun
mwLﬂuiﬂigmw%ﬂﬁmumﬂgwm ANEAANNNENTHIBINTNE AL LAZAILIMENYANNNINNT Y
amstlszanninianelaanniaiaunlazanig LL@&ﬁﬂ'ﬂ'ﬂﬂL;]I’Jﬂ[;ljunuﬂlﬂ%’ﬂ:’msluﬂﬁﬁ‘ﬁwuﬁﬁNﬂ’]ﬁ‘
FNamUAZIB DN mm%\iﬁﬁﬁaﬁqﬁmm@muLmumméﬂ?:ﬂ@umﬂmm@mﬁﬁéw Merlaudsin
Hﬂ%ﬂ-ﬁﬂ%\mumﬁmﬂ@mlﬂm?wﬂaummmwﬂwﬁu

v v 1

1 - v v v 1 1 o
nstsuiiiugannine@uluaisl Uiy lafiansmnasnsssilugannaananaanasms eI nm

annaaaninedunilsziiiugann TnanieiEEvny Aansanainaninaeaninadunilsziiugand vine

Y
759 R UUANINgUNNE Ansnztemine Ay wazdnaninlunisimueemine dunlssiiuygan

aglaameusEne Ta38nunu (Cost Approach) uazisnarsanainsiela (income Approach)

lwnaumlumsisziiuyanminadu
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9.  msAATzvuazissiiuyan i dy
9.1 3%(57141/;1& (Cost Approach)
miﬂi:l,ﬁuag@ém?warﬁuslum%\iﬁ NUTHNY ﬁm@mﬂ%ﬁ%ﬁunu (Cost Approach) Iaeila3ans
WisueusAImaIn (Market Approach) Lﬂumm%‘lumiﬁmammsﬂ@m'ﬁ‘ﬁ'ﬁu Lmz‘l%%%ﬁmgunu
naunlv (Replacement Cost New) Ium@ﬁmqmagaﬁlmmLw]ummaél,l,@za?'qﬂ@nm;ﬁﬂuﬁ LAZIN
paeA@eN (Depreciated) At yapIANMAaTSinAde ﬁ@g@éwmmﬂ'ril,l,@zﬁm@ﬂ@;fm
pagn it (DRC) Tneiseaxdaadameliil
o msisziiuyamiiau
m@ﬂ@uﬁug@ﬁqﬁﬁu‘l,uﬂ%\iﬁ NNLTEN 15@’@@%%@34@17{514 sruau 5 wilas lunSunidnaldei
fxamIneau Lﬁ'@i%slumﬁmmxﬁzﬁ@ﬁqﬁﬁu (QLLNuﬁLL@mdﬁ%ﬂ%’ﬂHmlﬁﬂuLﬁﬁuiulfﬂﬂ@’]ﬁ‘ﬂﬁ‘xﬂ@u)
Ineineazdaasmellil
1. finusnalan Arouuusisreuil (na.338) @ﬂu"mlwmmmﬁmwﬁﬂmuummwfﬂuﬁ (19.338)
LATDUUNNENUTNAAE 5 (4.3414) Tilnedianzdunnilsenins 5 Alaluns e fiAutszanm
13-0-0'ls (5,200 A31991) HsAauenEszanns 20,000,000 Lmaels yidetlszann 50,000 L
PRAIT19T
2. "'ﬁmlw,ﬂm'ﬁ B AN UL TN T TT T (v98.338) @%iv{wmmqmﬁmwdwauummﬂmuﬁ (N9.338)
LATDUUNWNSNUNAAIE 5 (19.3414) Tin1eiiAngduaniszanns 4 Alawums WefiAutlszann
5-0-0 13 (2,000 M191991) FlsAnaueElszann 26,000,000 Lmaels viialszins 65,000 LW
ABANTIIN
3. Mawrnaan Annuunsunmuil (16.338) aL19NNAARATIIINAUULITNINTTUE (MA.338)
LAZOUUNNENMAATY 5 (18.3414) Tmnsfimmzdunniszunn 3.5 Alaluns WeRauszuno
20-3-17 13 (8,317 An3197) fisAauaInelszanns 18,467,364 Lnmnals vaetlsvanns 46,168 1
ARAIT19T
4. FRumnanlan Ranuuususeuil (na.338) u?@ﬂ%iﬁﬁw'mamﬁmwdﬁmuummqmuﬁ (19.338)
LAZOUUNNSNIUNAANE 5 (18.3414) Tinefimmzduaaniszunns 4 Alalwns efAuLlszanns o
217 13 (3,817 A137997) HsAte-anerlszanns 47,000 LmAeANT199n Yszanniaudl 2562
5. fRurnaan Anauuusuaauil (na.338) LL@x@@:ﬁliﬂ‘;}/WN@ugﬂ’]Tg’]L%u%%‘/@W@’]sﬁ’] ANRNEN 13D
REINANAAFATZINNOULLINIITTUT (18.338) LALDUUNTENTNAAE 5 (18.3414) llnnsiis
pzduanUszanms 3 Alawmns iefiautsyann 24-1-9 15 (9,700 A1) Fmanauetnelszanns
15,000,000 L nAels sisgLlszanns 37,500 LMABANIN
J20/63011 (3/6) i 33 16 s P i

v 1 FuEnangsiia din



HAadgLUMsIATIENYAAINTHERY

& Y

a = = a o ”Q A ¥ ¥ = =
AnnMsTiAsIEn ey anatlTauiay nausEny lawatsaaenlaseyanaialFauiiey
Tuaaud 1-4 (aseazidsngeyanaiafauisulureyanaiauFauiiau) tnaazinunaiunig
Aunuazliulgsn Baumsudunine@u erunmyaniaainsamingdu e luazuuuay ()

o ¥ p~ P AS ¥ P = = ¥ '
WereyanaialsauiiauanImineduwarlnaziuuuon (+) Wereyanaiasauiiaunaanan
NinAY AsuneuTEme addadiananisenisdfudgelsauiaunina &u (Adjustment Grid)

sama il

15 it ity i
ST | T E—————
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As1adFaungunaulned sl aunaus1Ananm

§181N15 ninsauilsafiu [rayauFaudiieu 1|rayaufaundeu 2)veayanFeuden sjrayanFeuiey 4
Wianing nuuusurrull | ouuususgeull | ouvusuearudl | owwususaaud | ouuususrouil
(n9.338) (n9.338) (n8.338) (n8.338) (n9.338)
F99198n NUNIWLE 2563 | NuNLE 2563 NS 2563 Al 2562
mnaifainu (ls-nu-msen) 38-3-99.0 13-0-0.0 50-0 20-3-17.0 9-2-17.0
31A1 (UIN/A1971971) 50,000 65,000 46,168 47,000
msfugrutaya
1Tasgineuan
nesuAvaTeMINE A 0.0% 0.0% 0.0% 0.0%
50,000 65,000 46,168 47,000
by REEAEY 0.0% 0.0% 0.0% 0.0%
50,000 65,000 46,168 47,000
Hevlrlunsane -5.0% -5.0% -5.0% 0.0%
47,500 61,750 43,860 47,000
ANTWAAIA 0.0% 0.0% 0.0% 0.0%
47,500 61,750 43,860 47,000
Tadanelu
Ve 5.0% 5.0% 5.0% 0.0%
mmmﬁ@ﬁau -25.0% -30.0% -10.0% -25.0%
gy 10.0% 5.0% 20.0% 0.0%
YNLLN-08N TRINFHER 0.0% 0.0% 0.0% 0.0%
%ﬂf-ﬁﬁﬁ"ﬂmmguma 0.0% 0.0% 0.0% 10.0%
ANTWNNNILNN 5.0% 5.0% 5.0% 0.0%
ﬂﬂ’WWLLfm’gﬂN 10.0% 5.0% 0.0% 10.0%
wauasifasanely 5.0% -10.0% 20.0% -5.0%
yamAlFuual (Lm/msean) 49,880 55,580 52,630 44,650
mﬂmiﬂ%ﬂﬁm%@g@ 0.0% -15.0% 15.0% -5.0%
nsnasi iAo aLndete 25.0% 25.0% 25.0% 25.0%
Qﬂﬂl'lﬁlﬂ’lﬂ (UIN/M191991) 50,685 12,470 13,895 13,158 11,163
gaﬁ"lqw% (UIN/A191971) 50,000

(% ¥ (%

AMNANTWAINALNAYR NNUFTEN IaaiiunisdiaszuiazaunFauimoueyaiunina dulnemnig

U3 laagilyanmineduainisulFauiiausainann (Market Approach) Hseiaziasnfsil

Wefau 38-3-99 13 (15,599 M1914997)

71A1 50,000 UNNABRITININ

Hyamn 779,950,000 UM
szt 780,000,000 U
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e msuszliuyamaAsuazflanasng

ﬂﬁaﬂﬁzLﬁuH@ﬁWmmm@x%aﬂqﬂ@%’wﬁu LS lAldRaRuN (Cost Approach) Tat3uannnas
AU UNALNULIUN (Replacement Cost New) %qiﬁmﬂ%’@g@mﬁ@m%mmmmgm (Standard
Cost) 2a9anANFUsziiuAmIneRuuisszmalneg adnelefin nieudEmy ldaauniuannuuy
readailaiuangndn uasdeyatlaqiuanndfumunreairaiiedssnaunisfiansnndaniu dwiu
v-*hLﬁ@mmmmmmz?ﬁﬂqnm%’wﬁu N1eL3EnY dszanmunisAndennianiann (Physical
Obsolescence) Uszanns 2% - 3% sial] %x‘ﬁﬂ@ﬁﬁf?’funuwmLLVMIWJ‘ﬁﬁﬂﬁWL%ENWWQﬂWHﬂWWﬁQﬂ@iWQﬁ@
WusyaA U UNALMUgNS (DRC - Depreciated Replacement Cost) dauAnidaunnensdilszlem]
(Functional Obsolescence) LL@:ﬁ’]Lé@NVI’NM?Eﬁﬁ@ (Economic Obsolescence) T U3EMY
fansouudalainuandenudauilfitudsiuddny ﬁaﬁug@mﬁunummuzgﬁ (DRC) il AeR
YAATRUWINYARIAATA (Market Value) gaanindauiysziiil AINNITAT T By aRIN

earRuad1su U3y aslavinnisagiyariaasennisuasdslgnaiessil

aAsUazRILlanas19au o

x4 | waAsununaundlul | ang 4 YAAIAAIA
WUN ALABN (Dep.)
5181N19 ( ) (RCN) a1Ag (Market Value)
f9.4. —
mwm.u.‘ 39U (UN) a)) fatl (%) | 998 (%) 39U (UN) (un)
a1asnaln tasda lavdasunsiie aandianen
Aundaeanialuanang ‘ 25,766.00‘ 29,000 ‘ 747,214,000 12 ‘ 2% ‘ 24% | 179,331,360 567,882,640
%"JNH@ﬂ"]’e]’]ﬂ"li‘ 747,214,000 FINYAAIRIANT 567,882,640
Aalgnasnedueg
AUABUNGA 44,050.00 | 1,500 66,075,000 12 3% 36% 23,787,000 42,288,000
2 (@Tuwwatlastisinyiag) 1,023.00 7,000 7,161,000/ 10 3% 30% 2,148,300 5,012,700
e (nald Tasa) 190 4,200,000 12 3% 36% 1,512,000 2,688,000
flaviuan (naa W) 31 6,000,000[ 12 5% 60% 3,600,000 2,400,000
sanyaARlgnadedue| 83,436,000 sanyaARIlanaseau 9 52,388,700
sonyaAauNunaLnUlun (RCN) 830,650,000 FINYAAIAATA (Market Value) 620,271,340
vsailszunay| 831,000,000 vsatlszunn 620,000,000
1 [ da as v
aslyaAmsweaulnadsAunU (Cost Approach)
= 1 s ada
FIURLLREURA YARMSTNEFU (L)
® Nhu 780,000,000
® aAuarAaLgnaing 620,000,000
1 s L
FINYAAMINERY 1,400,000,000
15 mipse e MOl6
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9.2  A8Wansm1anggla (Income Approach)

nstsziduyann Tnanatsunanissnela (Income Approach) ilunsuszidugannina du

- [ v v o ' o o
TnafiansuAuaInsnaeanineduinalminmele Insausniyanitfaqiuaessaiunszua

Lt '

Ruangns (Discounted Cash Flow) naalaudninumianganizeminadula aziganmaiu

yamilaqiiugnsresnszuamalasuiaiauinazladuanninedulueuian

anumAziulunmsszilinyanminaduy

® szazianlunisusENInng

v
1314 lavinnnseanaun1snnanisidu (Cash Flow Projection) @uiuinnsaniiinanuaealasanis Tne

Hrzaizinaiszunninismu 10 1

e @uuAFIUTEIIAUNTNINTRY

ANNAFIULATU TN UNNINNNTRRIUATIE MeUFENY TaAnn1eyaeundaluaAniiIuNI28s

L Y - ' ¥ v
nineduinladuarnnasmusnedamnsuninauazdnsnisaimaln asia 3ma Tnan souvislaaayaann

- g = A o a % a
AANALBINUNATLAN e UNNILIZNaLN1TIATIZI MNNTLTZHNUN1INIINITR Y

o 15THUNIFFILSTLURINTNERY

sefureslasanig wmaln ada lawesunsiin aranmiaen Aviinisdssduyaniluniaiaingiay

lafuannaglaaraiunanlan Usznaunqasalaaimiainygmiudn (Anchor Tenant) 31¢laann

1 ' - 2 '

v FZ |
ANTIAUEBINIT (Food Court) selnannyiaisieaes (Tenant) wazsneladus Inadaunsgiu

sama il
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v ¥ 1
1. iwvlmmﬂﬁuﬁ‘wﬁﬂ (Anchor Tenant and Tenant Income)

1 1 4

¥ A Ao o a Y a o
ﬂqWTQNmﬂH@ﬂqLmqwumﬁqﬂﬁ\UﬁTﬂ@ﬂ’]ﬂ@ﬂ Imﬂ‘V]QVLﬂ

Kl

Uszianivuiianilan AN (LNN/ANTILNAS/APAY)
lanlasunaifin (Tenant ¥da Inline retail) 600-2,000
émﬁmﬁn (Anchor Tenant) 300-500
112289 (Kiosk) 6,000-34,000 LNARYH
ﬁ:l:ATM 10,000-23,000 mwrﬂ'@é

v 1 Y v v 1 1 ¥

"X dY ! o a ! A A ~
@qﬂmﬂﬁﬂl@ﬂqW?QNTﬂﬂﬂqLmqwumﬁ’]ﬂ@ﬂﬂ?ﬂ,ﬂmmqﬂj ANNNANFIUILLATUNNAL ANLTINUNBDIANAITN

e o e AP 4 o X A ° Y9 ¥ a '
LLﬁlﬂﬁl’Nﬂuiuﬂ@’]Hﬂ@@ﬂ L1 NLANAY T0LAeIATINIT TUIANUN LLZ\]Z?’Q’]M’JM?J@\?QI%U?T]’]?FLMLLW@SZ
- L vy

1 1 14 H v
ARENITAT TIDIARAINUANANLDIANT TUAATNUA ATTUNILFENY [eiansanlaaayaainnig

nasumNadsuninauaz@nanismaln Wada Twa Tnam Maaiumalaainnisanunniely

Tasenauuinaunlunislsziiuyanmineduitesainiduseglaainaaninaauase wazamn

[ % ' ' ' dl ' v o a o =KX a ! d"l dl ¥ a =

mnmmﬁumwmmqiumm% ANENAANA ATTY NILTENY A4NaTuIA T N UnAUan Taadl
= o X

TERTLRLUA ANU

3 1Y v

1.1 918l NNUAIUALLLANT (Permanent Tenant)

- Nudluan AR 1 oy
PR HGET - nsUsuauALEn
(MF9LNAT) | (LIN/ANFI9NAT/LABU)
- WULANMRASRINEN (Fixed) 5565.81 1,480 3.0% madl
- wuntudsnnusele (Variable) 1475.42 810 3.0% mad
WHELUR

[ (% ¥ ¥

NNLTENY WATUNTUIANUAITITBIIUANMLLING ANNTBLAT IATUANNBIUIINB AN TN TNE)

waz@nanianmaln lafa 3wma Inm

J20/63011 (3/6) 717 38 16 i oy (it
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1.2 elmanniny

2

‘ﬁﬁjm’méﬁ/ﬂ (Anchor Tenant)

- gulawlesunaiia (Hypermarket)

ANBIMNATY YL NUTRIAT FuP 4 Furnan 2556 TaaiFumu o Suiilssidugand

J20/63011 (3/6)

ﬂp’nu ‘i’J&IIﬂl’ll:ﬂI’] hag ‘ﬂﬁ Fﬂl"IL‘].';"I“ﬁuﬁ‘i’]ﬂLaﬂu ﬂ-th
Ay mu‘izﬁ dszanuns AMUIAULRDY | LARAY | [uuLRaY | 1vihau (uwl)
(UN/tAau)
1 2,621,128
2 2,621,128
R 2,621,128
7 4 2,883,240
s 2,883,240
e 2,883,240
a7 3,171,565
s 3,171,565 1 (27 u.p. 63 - 26 2.7 64) 10 3,171,565 2 3,171,565 | 38,058,780
o 3,171,565 7 2 (27 3.7 64 - 26 1. 65) 10 3,171,565 2 3,488,721 | 38,693,092
i 10 3,488,721 17 3 (27 3.8 65 - 26 .7 66) 10 3,488,721 2 3,488,721 | 41,864,652
1 11 3,488,721 {17 4 (27 5.p. 66 - 26 1.8 67) 10 3,488,721 2 3,488,721 | 41,864,652
i 12 3,488,721 it 5 (27 3.8, 67 - 26 1. 68) 10 3,488,721 2 3,837,503 | 42,562,397
i 13 3,837,593 il 6 (27 31.n. 68 - 26 . 69) 10 3,837,593 2 3,837,593 | 46,051,120
17 14 3,837,593 7 7 (27 w.p. 69 - 26 1.8 70) 10 3,837,593 2 3,837,593 | 46,051,120
i 15 3,837,593 8 (27 1A 70 - 26 1A 71) 10 3,837,593 2 4221353 | 46,818,639
7 16 4,221,353 7 9 27 w.p. 71 - 26 1.8 72) 10 4,221,353 2 4,221,353 | 50,656,235
17 4,221,353 7 10 (27 w.p. 72 - 26 1.2 73) 10 4,221,353 2 4,221,353 | 50,656,235
il 18 4,221,353 9 11 (27 w.p. 73 - 26 3.0 74) 10 4,221,353 2 4,643,488 | 51,500,506
7 19 4,643,488 - - - - - -
11 39 16 s P i
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- @uAUEaIU? (Food Court)

ANBIMNATY YL NUTR1AT FuP 4 Furnan 2556 TaaiEumu o Suiilssidugand

‘a"J&Iﬂl’IHIl’] 15344 - l’-ﬂl’]L‘ﬂl’lﬁuﬁ‘i’]ﬂLaﬂu . .
dau Coa i AT
o . AUTNIT o - - o - -
‘va!]..’l’]l,ﬂ’] - ﬂi:mmms AMUAULARAY | UNNLARAU | TUAULARY | UIN/LADY (‘LI’WI/ﬂ)
(UN/tAau)
17 1 253,150
2 253,150
s 253,150
dna 278,465
s 278,465
7 e 278,465
a7 306,312
s 306,312 91 (27 2.A. 63 - 26 1.A 64) 10 306,312 2 306,312 3,675,744
o 306,312 92 (27 1.A. 64 - 26 1.A 65) 10 306,312 2 336,943 3,737,006
910 336,943 9 3 (27 2.A. 65 - 26 1. 66) 10 336,943 2 336,943 4,043,316
9 11 336,943 9 4 (27 2.A. 66 - 26 1.A 67) 10 336,943 2 336,943 4,043,316
dn12 336,943 19 5 (27 2.A. 67 - 26 1.A 68) 10 336,943 2 370,638 4,110,705
913 370,638 9 6 (27 1.A. 68 - 26 1.A 69) 10 370,638 2 370,638 4,447,651
3714 370,638 97 (27 1.A. 69 - 26 1. 70) 10 370,638 2 370,638 4,447 651
915 370,638 7 8 (27 w.A. 70 - 26 1.A 71) 10 370,638 2 407,701 4,521,778
d7 16 407,701 99 (@27u.A.71-26 0.AT72) 10 407,701 2 407,701 4,892,410
917 407,701 910 (27 u.A. 72-26 1.A 73) 10 407,701 2 407,701 4,892,410
in 18 407,701 9911 (27 u.p. 73-26 1.7 74) 10 407,701 2 448,471 4,973,950
d7 19 448,471 B} - - - - -
X 4 o A
- Nunkiraneau] (Other Anchor Tenant)
- NUNLRALEN AN 1 s
FIEATLDEN - n15USuAUAILTN
(A1519LHAS) | (UIN/AFI9LNRAS/LADU)
TN s . .
WNLARg dulwantd (Major Cineplex) 2,546 120 10% 9N 3 4

UNTELUP :

2o o a . X &) S &
NINUTBN Wf«mtmmlmmuz@mﬁwmmuﬂ,aLﬂmmimmLmeu

[ -

(%

NAMUAUIAINIT FINNTDYAT AT

AInnayusINedaBNnInaLazAniniammaln Tada Twa Tnav TeamiesEn 4 WansanAi

¥ 1 1 1
Audtyoynaesiunsinatailuszeay 10 4 auszazinanisdszuiunissesiansenis Tescazinainig

dszanninisssnannazeglugosiln 8 Deiln 18 vesdtypraunasulanlesunsfiauasiunasugus

v v

mma‘mmﬁmuﬁmﬁmeﬂummmmu
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o ilszunuans N9l NUN (Occupancy Rate)

&mFudnsnan lanNunnUTENY Ransananteyai liuainneyusanednisuning uazans

3 1Y H
o

' ¥ o o ¥ - S Ao Y~ o o a
ﬂ'ﬁ‘lﬂmW\@Iﬂ I@E‘]ﬂ TNA Iﬂﬁ“ﬂ LL@zﬂ@H@ﬂqiLmqquﬂqﬂ@ﬂWN ﬂﬂmgiﬂ@Lﬁﬂ\?ﬂUWiWﬁ@u IﬁﬂV]’N

1319 1szanaun2emsng lanunsetl

s1EazLREn 1% 1 uazmaaan1slssuninng
NUNTIUATILLILINNT (Permanent Tenant) 9 1:98%
01:97%

uwazili 3 : 95% maanagnI9LlszannIg

witlawes unain (Hyper Market)

=y

=De

uiAgan3 (Food Court) 100%

Nuiaes IwanT (Major Cineplex)

v ¥ 1 1 [
2. erlpanniuikingaAsq (Temporary Tenant Income)

v ‘iJ dl 1 ql/ v v 1 1 ‘%/ Q‘l QI/ v 1
ﬂﬁ‘ZN’]Mﬂ’]i‘ﬁ"]ﬂVLﬂ@’m‘WMVlLmWﬁQﬂT’]’J sznaumns i”]EIVLW'ﬂ’mﬂ’]LmWWHV]@’]uI‘]JiINmu T’]Elvl,ﬂ@’mﬂ’]

' A A a ! a a A ' Ao o = = o X
LINWUNUTIIRAIUNANNUTITUNINEAUNTANINHNIL NHNANTUSTIATIY Iﬂﬁlﬂﬁ'qﬂﬂzl@ﬂﬂm\ju

s1EazLden

s8laannNunLINga AT 1sruns 26.5% ae931elanans uauuunnag (Iaselusau
¥ X A - T < a
gelaaniud laesunain wazAueanig) LasiatTn

U5uiiin 2.5% nell aunaanaignistlszanminig

3. mﬂm%u"‘g (Other Income)

dszanaunienelnaw) deznevlinog salaanaaiiadielason uazmaladw] Inefiseaziaen

o X
A8l
S1EALLAYUA
7elndu srunnd 0.9% v99salnannnisdassginun (Inalusau
¢ X A < T @ <
selaaniuilaesunaisn uazduaainig) aaenaignis
szanninig
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winm W AvFnwngafis 49




o szanaunisanlgans (Operating Expenses)

dszanainisanlaanauuaiiu algansTunsaniiinanu uazanlsanaasi seming@unlssiiugand

. P o ! X
Nﬁ\qﬂ@:ﬁl@ﬂmﬁ\‘lmﬂ\lﬂu

Uszanmnisanlganelunisaiuau (Operating Expenses)

T . 1sza10u 3.0% 20998 lAsaNTIR AT LA (Tmiulmmwvl,;mﬂ

(Common Area Expenses) Auilanlesniin LLazquﬂrmmi) waziliuifiad 3% neil
AAEA2IYNITLUITNIUNT

AnsssaflealunnsfuAn 1szannd 2.4% 199318 lAsanannnsaneis LR ARBABY

(Fee for Rental Collection) n13UszuIunIg

AAeNTTd 13z 2.1% 99918 lasanannisLlaes g (Tmﬂiulmu

(Leasing Commission) melpanivuilalosunsin LL@%@]uﬂr@WM’]i) AABABNENIT
tezunninig

AN 3911 13zannu 4.6% 09nelamniiiatuai (laglusumelaann

(Utilities expenses) ﬁummﬂ@;maflﬁm LL@Z@‘NET’B’M’]?) AARATZEZIANLTZHNINNG

Hqsﬁ@mlfﬁuﬁ%;ﬁﬂm szt 1.2% 1999 lAT9ni LA AT a3 (Imﬂiﬁmmwi;mn

(Repair and maintenance expenses) ﬁummﬂ@;mirlﬁm LL@z@uélrfmmi) RABATZEZIANLIZNNINNG

ﬂ'ﬂ%@'m%uj (Other expenses) Uszunns 1.3% ve4318laT9uT LA A UA3 AABADIENTT
tszununng

szanmunisanlgansnsd (Fixed Charges)

Ansssuflenielunns@uns (Incentive | Uszanns 1.8% 989218/ 1A AN NN 2L 10 MABABIELNNT

Fee) gzannunig

Antlsfiude tszann 0.80% 109918 l099nd 1AnT aTe Wild 1 uaziliu

(Property Insurance) Lﬁlu%u 3% lﬂlﬂﬂ mmmmqm?ﬂazmmma

¢ Rud1saIAlsuilgeainns (Reserve for Replacement)

a

Rudresntiudgeennns Usznavllace Judiseslunisilaeudan wazglnsninne neluenans
=< o o = ° o o ¥ X ¥ Y o =

HeilpuanAry T eeredn st pein e AN Ineesian kazglnsu Anlaanafiazazneuluiiung
AN ZANTBI LA TRMALNY TnsRudnseslFulgsenmsvinldegiszanns 2% - 5% wesele

993 TInen9lszannunisdainateazaveyiueng uazllszinnueaninedunlssiiuyan

AUYUA LT

Rudrsesmiivlgenans 1szand 3% a9 lagani i adiuase (Inelususelanann

(Reserve for Replacement) wuilanlasunaiian uarAueang) AaensvezIANUsTaNINNg
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® amsAnan (Discount Rate)

anT1AAan (Discount Rate) N19LTEHN "Lmﬁmmmmnﬂ”mﬂmmmuLmumnw”uﬁu”mi“gm@
qaqnazezioan 47 1 o duildsziliuyann (27 unsian 2563) Uszanns 2.24% uaniuifaseides
Tugsiadneuziheaiy Uszunns 6% - 8% Al n9U3EnY AsiiasundnsAnan (Discount Rate)

lszanns 10%

® ARNTINA ABUBNUITNNITAINU

[annaiivzeyanainredadeanisuming lussazioan 2 - 3 1 Annunndangandnauanauununig
asuaadysznaunisguiuinunadan uanazey luinamiadeiszunn 7% - 8% g1uiunisze-
A uie AUUNNLTENY A9TAINTINN1UIZNIUNNI I INAR LILNUNITA9Y)U (Cap Rate)

g miuninedundssifiuyannuaieliay ludnoilszunn 7%
®  AUNUIENTNHRY

% - ' @ ' P

n1euTEny ladvannAgiulagazaanineduludn 11 dsdudsdszununisanlaanalunisee
<. ° > ¥ a ! A o

ninedulaanisaurnuuInglsznaunlan #gInAlNIz s 3.3% waraaandadulunig

P1YUTTNI 1% FINAINNAUTZNIN 4.3%

i (il 1
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e Tasans waln 1asa latdasuisiin a1aA1anen

ﬂ&lNﬁg’mnﬁiﬂizuﬂmﬂﬂitﬂﬂagiﬁﬂ1ﬁi

s18lAaNsIUAILLLIDNAS (Permanent Tenant)
u,uuﬁ'mumé’mswiﬁ (Fixed-rent Tenant) 95,039,443 97,890,626 100,827,345 103,852,166 106,967,731 110,176,763 113,482,065 116,886,527 120,393,123 124,004,917 127,725,064
uuuﬁuuﬂsmmw'lﬁ (Variable-rent Tenant (GP)) 16,406,485 16,898,680 17,405,640 17,927,809 18,465,644 19,019,613 19,590,201 20,177,907 20,783,245 21,406,742 22,048,944
AmsansiEnfud (Occupancy Rate) 98% 97% 95% 95% 95% 95% 95% 95% 95% 95% 95%
i"ll\l’i’]il‘lﬁ;"ﬂ’]ﬂi‘:"luﬁ;"]l.tuuﬂ’]’l‘i 109,217,010 111,345,627 112,321,336 115,690,976 119,161,706 122,736,557 126,418,653 130,211,213 134,117,549 138,141,076 142,285,308
ﬁuﬁgt‘ﬂﬂuﬁ?\ (Anchor Tenant)
‘lmﬂaémétﬁm (Hypermarket) 38,058,780 38,693,092 41,864,652 41,864,652 42,562,397 46,051,120 46,051,120 46,818,639 50,656,235 50,656,235 51,500,506
AuEa1MS (Food Court) 3,675,744 3,737,006 4,043,316 4,043,316 4,110,705 4,447,651 4,447,651 4,521,778 4,892,410 4,892,410 4,973,950
ll\ll.ﬁ’rlifaﬁlwgﬂ‘ﬁ{ 3,666,240 3,666,240 3,666,240 4,032,864 4,032,864 4,032,864 4,436,150 4,436,150 4,436,150 4,879,765 4,879,765
i"JN‘i’lﬂ‘lﬂyﬁﬁﬂﬁ’uﬁé’L‘i’lMﬁ’ﬂ 45,400,764 46,096,338 49,574,208 49,940,832 50,705,966 54,531,635 54,934,921 55,776,567 59,984,796 60,428,411 61,354,221
ﬁ"]illﬁ;"ﬂ’mﬁuﬁ!,'li’]‘ﬁ,'Jﬂ‘i’l’l (Temporary Tenant Income) 29,914,061 30,661,913 31,428,461 32,214,172 33,019,526 33,845,015 34,691,140 35,558,418 36,447,379 37,358,563 38,292,527
i"ll\l’i’\il‘lﬁ;”ﬂ"lﬂﬂ'ﬁ‘ﬂﬂl‘aﬂl‘ii’]ﬁuﬁ 184,531,835 188,103,878 193,324,005 197,845,980 202,887,198 211,113,206 216,044,714 221,546,198 230,549,724 235,928,050 241,932,057
‘a"lﬂiﬁ‘l‘gu‘] (Other Income) 1,285,176 1,311,064 1,326,744 1,367,442 1,405,927 1,445,530 1,489,913 1,531,852 1,575,010 1,623,415 1,669,118
F9u518 LR ATWA3N (Effective Gross Income) 185,817,011 189,414,942 194,650,749 199,213,422 204,293,125 212,558,736 217,534,628 223,078,050 232,124,734 237,551,465 243,601,175
1lsznnunnsanlgans (Operating Expenses)
ﬂ'ﬁ'l%'i"lﬂ’LumiﬁﬁLﬁumsd’mnmq (Common Area Exp.) 4,322,475 4,452,149 4,585,713 4,723,285 4,864,983 5,010,933 5,161,261 5,316,099 5,475,582 5,639,849 5,809,044
F{ﬁﬁiiuLﬁﬂu’lun’]i‘Lﬁuﬁ;’]L‘ﬁ’] (Fee for Rental Collection) 4,428,764 4,514,493 4,639,776 4,748,304 4,869,293 5,066,717 5,185,073 5,317,109 5,533,193 5,662,273 5,806,369
Fll'lﬂ’ﬂ&lfl‘ﬂ%lu (Leasing Commission) 2,998,744 3,059,149 3,095,737 3,190,698 3,280,496 3,372,903 3,476,465 3,574,321 3,675,023 3,787,967 3,894,610
ﬂ'ﬁwﬁ'qsﬂu (Utilities expenses) 6,627,794 6,761,303 6,842,168 7,052,051 7,250,521 7,454,758 7,683,649 7,899,931 8,122,500 8,372,130 8,607,829
ﬂ"]‘ﬁ"aul.l.'jju]j’]i;a%’ﬂﬂ’] (Repair and maintenance expenses) 1,728,990 1,763,818 1,784,913 1,839,665 1,891,440 1,944,720 2,004,430 2,060,852 2,118,913 2,184,034 2,245,521
Fll'l’l’lHﬁEI'Slu'] (Other expenses) 2,415,621 2,462,394 2,530,460 2,589,774 2,655,811 2,763,264 2,827,950 2,900,015 3,017,622 3,088,169 3,166,815
AnbeaneIg9n (Total Operating Expenses) 22,522,388 23,013,306 23,478,767 24,143,777 24,812,544 25,613,294 26,338,829 27,068,326 27,942,832 28,734,422 29,530,188
s1elaannIsAIL LY (Gross Operating Income) 163,294,623 166,401,635 171,171,982 175,069,645 179,480,581 186,945,442 191,195,799 196,009,724 204,181,902 208,817,043 214,070,987
Ratio % 87.88% 87.85% 87.94% 87.88% 87.85% 87.95% 87.89% 87.87% 87.96% 87.90% 87.88%
AN lgaNe ST (Fixed Charges)
Fiﬁﬁ‘i‘iﬂlﬁﬂﬂﬁtm:ﬂunﬁiua‘iﬂﬁ‘i (Incentive Fee) 2,939,303 2,995,229 3,081,096 3,151,254 3,230,650 3,365,018 3,441,524 3,528,175 3,675,274 3,758,707 3,853,278
Fiﬂﬂizﬁuﬁil (Property Insurance) 1,486,536 1,531,132 1,577,066 1,624,378 1,673,109 1,723,303 1,775,002 1,828,252 1,883,099 1,939,592 1,997,780
sauAT 1AL AIANINNA 4,425,839 4,526,362 4,658,162 4,775,632 4,903,760 5,088,321 5,216,526 5,356,427 5,558,374 5,698,299 5,851,058
A1 lzanelunsanu (CAPEX)
Guﬁ’]i‘ﬂmﬁanﬂi‘ﬂ%’uﬂiqa’]ﬂ’]i‘ (Reserve for Replacement) 4,322,475 4,409,545 4,462,283 4,599,164 4,728,601 4,861,799 5,011,076 5,152,129 5,297,283 5,460,085 5,613,802
i"'lfﬂﬂft!‘/l% (Net Operating Income) 154,546,309 157,465,728 162,051,537 165,694,850 169,848,220 176,995,322 180,968,197 185,501,168 193,326,245 197,658,659 202,606,127
Ratio % 83.17% 83.13% 83.25% 83.17% 83.14% 83.27% 83.19% 83.16% 83.29% 83.21% 83.17%
Qaﬂ‘ﬂqmﬁwmimami (Terminal Value) 2,769,915,200
Net Operating Income + Terminal Value 154,546,309 157,465,728 162,051,537 165,694,850 169,848,220 176,995,322 180,968,197 185,501,168 193,326,245 2,967,573,859
YAAMSNERUGNE 2,116,449,118 UM
wsailssnin 2,116,000,000 LW
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?ﬁﬁunu (Cost Approach) 1,400,000,000
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EXECUTION VERSION

FREEHOLD OPERATING LEASE AGREEMENT

2D NOVEMBER 2012

TESCQ LOTUS RETAIL GROWTH FREEHOLD AND LEASEHOLD PROPERTY FUND
and
EK-CHAI DISTRIBUTION SYSTEM CO., LTD.
of properly konown as

Tesco Lotus Hypermarket Salaya

Torm: 10 years

[nitial Rent:  THB 13,796,532 per annum ¢

ALLEN & OVERY

AMen & Dvary (Thalland} Ca., Ltd.
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TIIIS LEASE is miade on _72 % November 2012

BETWEEN:

M ‘TESCO LOTUS RETAIL GROWTH FREEHOLD AND LEASEHOLD PROPERTY FUND,
a properly fund established under the laws of Thailand and managed by Krung Thai Asset
Management Public Company Limited whose registered office is at 11 Q. House Sathorn Building,

M, G and 10th Floors, South Sathorn Road, Tong Mahamek, Sathorn, Bangkok 10120, Thailand (the
Landlerd); and

(2) EK-CHAI DISTRIBUTION SYSTEM CO., LTD.. a private limijted company incorporated under
the laws of Thaitand with registered number 0105536092641 having its registered office at 629/1
Nawamintr Road. Numchan, Buengkoom, Bangkok 10230, Thailand (the Tenant).

WIIEREAS:

(A)  The Laundlord has enlered into a sale and purchuse agreement (the SPA) purswami 10 which the
Landlord will, subjeet to completion under the SPA, purchase the Shopping Mall (as defined below)
from the Tenant and become the registered owner of the Shopping Matl,

(B) Subjeet to completion under the SPA, the Landlord wishes to let to the Tenant and the Tenant wishes
10 lease from the Landlord the Property (as defined below) secording 1o the terms and conditions of
his Leose.

TI1IS LEASE WITNESSES as [ollows:
1. DEFINITIONS
[rs this Tease:

Affitinte means, in relation to a company. n Subsidiary or a Holding Company of that company or
any other Subsidiary of any such Holding Company. in cach case for the lime being:

assign includes entering into any form of transfer or assignment of the Property and assignment is
similarly construgd;

Back Offices means the office area within the Shopping Malt as further deseribed in Schedule 1

Business Day means a day {other than a Saturday or Sunday) on which banks are pencratly open in
Bangkok for normal business:

Car Park means the car park at the Shopping Mall;

Conduits inciudes those for sewage, water, gas, electricity, telecommunications and data processing:
Control. in relation to a company, means ~ direet or indirect holding or aggregaie holdings of shares
{or other ownership interests) carrving 30 per cent. or more of the voling rights of that company,

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

Default Interest Rate means the greater of (i) 15 per cent. per annum or (ii) the maximum rate
permissible by law;

End of the Term includes. subject to any rencwal pursvant to clause 14, the expicy of the Term by
effluxion of time or the lermination of this Lease or determination of the Term in any other way: N
W
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Equipment and Facilities means the equipment and facilities installed by the Landlord at the
Property, comprising mains connection points for sewage, water, telephone, IT and electricity.
loading bay facilities {excluding shutlirs), MEP rooms and the firefighting system, including
architectural works, sprinkler system, ventilation system and cleetrical (HV & LV) system:

First Extended Term has the meaning given in clause 14.1;

Force Majeure means any event, circumstance or condition that: (1) directly or indircctly materially
prevents or materially and adversely affects the obligalions set forth in this lcase: (i) is beyond the
reasonable control of any relevant party: and (iii) could not, by the exercise of reasonable care, have
heen avoided or overcome in whole or in part by such party, Subject to the aforementioned items (3).
(i) and (i), Force Majeure includes natural disasters such as carthquake, typhoon and flood; evenis
such as war (whether declared or undeclared), invasion, terrorism, civil commuotion. riot, blockade:
embargo; lire: explosion; strike or other labour dispuies: epidemie and pestilence: material accident:
and by reason of any (or change in any) law, order, preclamation, regulation, ordinance. demand.
expropriation, requisilion, requirement or any other et of government authority, including military
action, court orders, judgments or ¢leerees:

Food Court means the food court area of the Shopping Mall as lusther deseribed in Schedule I:
Group Company micans. in relation to o compouny, that company’s Alfiliates:

Holding Company means, in relation to a company. a company in respeet ol which it is, for the time
being. a Subsidiany:

House and Land “Uax means the hovse and land tax payable in respect of the Rent or other market
value as assessed by the loeal gavernment authority pursuant to the House and Land Tax Act B.E.
2475 (AD 1932) as amended Irom time 1o time:

Hypermarket means the premises known us Tesco Lows Hypermarket Salaya as further deseribed
in Schedule 1:

Initial Term means ten years commencing on and including the Term Commencement Date:

Insurance Event means any event insured under any insurance policies taken owt by the Landlard or
the Tenant under clauses 9.1 or 9.2

Landlord means Tesco Lotus Retait Growth Freehold And Leaschold Propenty Fund or its assignee
or successor in title being the person for the time being entitled 1o possession of the Property at the
End of the Termy;

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

Maintenange Aren means the maimenance arca within the Shopping Mall as Runther deseribed in
Schedule §:

Management Company means Ek-Chai Distribmtion System Ca., Ltd or such ather management
company as appeinted by the Landlord from time to time;

Permitted Part means at any iime a part of the Property, which is capable of buing occupicd and
used as a separate unit with all necessary services and rights for such occupations and use; ¢
A
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Permitted Use means as reiail. food court and other businesses as carried on by the Tenunt or the
Tenant's Affitiates From time to time or for such other trade or business as may from time to time bhe
consented 1o by the Landlord (such consent not to be nnreasonably withheld or delayed):

Property means the Hypermarkel. the Food Court, the Back Offices, the Maintenance Arca and the
Warchouse;

Rent means the rent payable vnder this Ecase in accordance with clause 4:
Second Extended Term has the meaning given in elause 1413

Shopping Mall means the shopping mall located at 99/14 Moo I, Bung Toey Sub-district, Sampran
District, Nakorapathom Province and a plan of which is set out in Schedule ¥

Signage means signs. adverlising placards, names, insignia, irademarks, descriptive material or any
other similar items whose size, form and quality have been approved by the Landiord (sach approval
not to be unreasonably withheld or delayed):

Signage Locations means such locations where the Tenant has Signage as at the date ol this Lease
and other Iocations as the Landlord shall designate facting reasonably) provided always that such
locations are commensurate will the status of the Tenant as the anchor tenant of the Shopping Mall:

SPA has 1he meaning given in regilal (A):
Subsidiary means, in relation to a company. a company of which it has Contre] for 1he time being:

Sub-lessees means any person to whom the Tenant sulleases a Permitied Parl in accordance with
clnvse 8.3 and Sub-lessecs means all of them:

Tenant means Ek-Clai Distribution Svstem Co., Lid. or its assignues or suceessors in title:

Term mesns he I[nitlal ‘Term, the First Extended Term or the Sceond Extended Term (as
applicable):

Term Commencement Date means the date on which completivn vnder the SPA vecurs:

Third-Party User means any uscr of part or pans of the trading arcas of the Property in accordanee
with chiuvse 8.5 and Third-Party Users means all of them:

Utilities means the services or wiilities wsed in, upon or abour the Property or (as the case may be)
ihe Conunon Arca, including waler, gas, air-conditioning, eleeiricity, power, Ielephone services and
cable services: and

Warchouse means the warchouse arca and additional warchouse area within the Shopping Mall as
turther described in Schedule 1.

INTERPRETATION
Enactments

In this Lease any reference, cxpress or implied, to an enactment (which includes any legishuion in
any jurisdiction) includes refercnces 10

{a1) that enactment as resepacied, amended, extended or applied by or under any other enactment
{before or after the execution of this Leasce);
\
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()] any enacintent which that enactment re-enacts (with or withow medification):

() any subordinate legislation made (before or afier the execution of this Lease) under that
enaciment, as re-enacted, amended, exiended or applied as described in clause 2.1(a) above
or under any enaciment referved w in clause 2.1(b) above; and

(4 any consents. licences and permissions given (before or after the excention of' this Lease)
under that enactiment, as amended, extended or applicd as described in clause 2.1(a) above or
under any emactment referred (o in clause 2,1(b) above or under that subordinate Jegislation
and any conditions comained in those consents, licences and permissions.

Application

Clauses 1 and 2 apply unless the contrary intention appears.

Clause hendings

The headings in this Lease do not affect its imerpretation.

LEASE AND TERAM

Term

This Lease shail have efieet from the Term Commencement Dawe unti] the End of the Ternn

Lease

with effeet from the Term Commencement Date, the Landlord lus the Propeny 1o the Tenam
rogeehier with the rights sel out in this Lease but except and reserving to the Landlord the rights st

out in this Lease for the Term subject to all rights and covenants allecting the Property at the Remt
(s ascerained i accordance with clause 4).

Exelusion of implied rights

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

Rent

The Rent is as set out under the heading 'Rent per 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 wade.  The lirst payment shall be caleulaled Tor o period
commencing on the Term Commencement Date and ending on the last day of the first ful] cajendar
month following the Term Commeneement Date and shall be paid on or prior to the 5th day of the
first ful] ealendar montl following the Term Commencement Date.

TENANT'S COVENANTS
Introdhiclion

The Tenant covenants with the Landlord to comply with its abligations set out in this Lease. 5



5.3

5.5

5.6

Rent and House and Land Tax

The Tepant must pay the Rent to the Landlord at the times and in the manner refemred (o in clause 4
and pay, in addition to the Rent. all House and Land Tax payabie, based on the space of the Property
and in accordance with the applicable laws throughout the Term,

Qutgoings

The Tenamt must pay all present and future Quigoings assessed, charged or imposed on, or payable
in respect of the Property or assessed, charged or imposed on, or payable by its owner or ocenpier
including, but not limited 10, any outgoings in respeet of the Tenant’s equipment, furnituse, fixtures.
fittings or improvements lo the Property,

Its this tlause OQuigoings means taxes, duties, charges, assessments. inipositions ond outgoings of
any other description and whether of the nature of eapital or revenue and even though of a wholly
novel character,

Repair
The Fenart nwst af 18 own cost;

(a) keep the interior of the Property and oll equipnient and machinery belonging to the Tenant
on or in the Prapeny, in good repair butl. subjeet to elause 3.4{b). is npl obliged to repair
damage caused by an Insurance Event;

{b) if directed to do so by the Landlard, repair damage caused by au Insurance Event where the
insurance monies are irrecoverable becinse of the act, default or omission of the Tenant, uny
person deriving title under the Tenant or anyvone at the Propenty with the express or implied
authority of any of then;

{c) replace abl he Landlord's fxtures and Nitings in the Property which become beyond repair
during the Tem;

{d} keep all windows and other glass in the Property (both inside and outside) eleamn:

{e) keep any open area within the Propuerty adequately surfaced (where appropriate). in gaod
condition, properly cultivated (whete landscaped) and free from weeds; and

H notily the Landiord of any and all material defects in the Property.

Redecoration

The Tenant must at its own cost redecoraie the inerior of the Property at such times that the Tenant
deems appropriate. The Tenant must also have all parts of the Propersy requiring wweatment for their
preservation and protection (reated in aceordance with the best approved manner for preserving and
protecting them. All works under this clause must be carricd out in a good and workmanlike manner
and with suitable, good-qualily materials.

Alterations

The Tenant must nol make any structural alterations to the Property without the prior writien consent
of the Landlord (such consent nol be unreasonably withheld or delayed). The Tenant may make any
non-structural alierations withaut the consent of the Landlord.

W
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[ this clause a structural alteration is one which affects the roof or foundations of the Propery ar
Shopping Mall or any load-bearing part of i1,

57  Use
(a)
(5)

The Property must not be vsed For any purpose other than the Permitted Use.
The Tenant mmust:

n keep the Property open during the hours currently wraded by the Tenaunt at the date of
this Lease. Such hours may be changed with the consent of the Landlord {such
consent net 1o be unreasonably withheld or delaved):

{in) keep the windows of the Property properly illuminated during the Tenam's ordinary
business houss: and

{iiit  not trade or place goods putside the Property other than in accordance with this
Lease or the rules applicable to the Shopping Mall.

5.8 Use abligations

The Tenant must:

("

(v}

{h)
{1
4]
k)

not install in the Property any equipment of any kind other than aormal office and retail
eqhipment:

nse any apen area within the Property only for the purpese for which i is designed;
no! feave the Property unoceupicd without notifying the Landlord:

not do anyihing on the Properly which may beecome o nuisance, damage, danger, annovance
or inconvenience to the Landlord or any aearby owner or veeupicr;

nol allow 1o pass inte the Conduits serving the Property anything that may obstruct them or
cause damuge, danger or pollution or anything poisonous or radioactive:

not bring ono or keep in the Property anything dangerous, inflaimmable, explosive, noxious
or offensive other than in the erdinary course of husiness;

not use the Property for any illegal ar immoral purposc or for any dangerous, nosious, noisy
or offensive occupation or in any mauner so as to be offensive Lo the occupiers of any nearby

property:

not use the Property or the holding of public meetings or auction sales or as & residence or
accommoedation al the Property or keep any animal on i -

not damage the Property or its Conduits:
remove all reluse daily and keep the Property clean, tidy and in good order; and

nol obstruct any road or foolpath within or serving the Froperly and not do anything as a
result of which reasonable use of the road ur loolpath by others may be timpeded, Y
V
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5.9 Complinnce with applicable laws

The Tenant must:

(a)

{d)

(e

()

()]

comply with all applicable laws and regulations and requiremcnts of every govermnment
department, local or other suthority and court of competent jurisdiction in relation to the
Property, any operations carried out al the Property and its use annd not commit any breach of
planuing or zaning laws or regulations:

obtaip and cotmply with all necessary consents, licences and permits tor the carrying out of
any aperation on the Propeny or the institution or continuance of any:

indemnify the Lundlord against all charges pavable in respees of any application {or
consents, licences or permits and repay to 1he Landlord all actual professional fees and
expenses rezsonably incurred by the Landlord in connection with any such application,
provided that the Landlord shall provide the Tenant with the sutislactory supporting
docunients in respect af any such fees and expenses paid:

net make sy alteration or addition to or change of use of the Property for which a consent,
licence or permit nwst be abtained before the consents, licences ar permits for it have been
produced to the Landlord and acknowledged by the Landlord as satisfactory to it. The
Landlord may refuse to express satislfaction with the consents, licences ar permits on the
grotinds that anything contained in it or omiited from it in the reasonable opinion of the
Landlord would be prejudicial to the Landlord's inmterest in the Property during the Term or
after the End of the Term;

pay any charge imposed under applicable laws or regulations in respect of the carying ou
of any operation or the instiwtion or coninuance of any use;

mless the Landlord directs otherwise, carry out before the End of the Term all works
required to be carried out as a condition of any cousent, licence or permit which may have
been implemented during the Term whether or not the date by which the consent, licence or
permil requires those works to be carried out Talls within the Term: and

produce 1o the Landlord all drawings, documents and other evidence reasonably requested
by 1he Landlord 1o satisfy ftischf that this clause has been complied with,

510 Acquisition of rights

The Tenant must not aflow any right 1o be acquired over the Property.  If any right is acquired or
attempied to be acquired, the Tenant must upon becoming aware give immediate notice of it 10 the
Landiord.

511  Assumption of linbilitics

The Tenamt must:

(a)

assume all expenses and liabilities arising out of the business operated by it on the Propeny
which. in the event of a dispute, have been adjudged by an arbitral award (not subject 10
appeal) to be liabilities arising out of the business of the Tenant operated by it on the
Property:

'\’;
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5.12

5.14

{b) be responsible for, and shall prompmiv and properly handle, all complainis and claims by its
customers, 1o prevent any adverse effect on, or obstruetion 10. the Shopping Mall and other
tenants and costomers therein; and

(c) indemmify and keep the Landlord indemnified [rom liability in respect of ail Joss, damage,
actions, proceedings, claims. demands. costs, damages and expenses in respect of any injury
10 or the death of any person or damage to any properly or in respect of the infringement,
disturbance or destruction of any right by reason of or arising in any way direetly or
indirectly out of:

)] the negligent act, omission or default of the Tenant. its Sub-Tenants or Third Party
Users or any person al the Property with the express or implicd awthority of any of
thew: and

(i) any brench by the Tenant of this Lease.
Permission
The Tenant must:

{a) permil the Eandlord at any ime during the Tern (o affix to the Praperty a notice lor dealing
with the Landlord's interest in the Property; and

(W permit all persons with written authority from the Landiord or the Landlord's agent to view
the Property any tme during the Tenpunt's business hours, provided 1he Landlord gives
reasonable prior written notice to the Tenant of any such reguest wid the viewing does ot
create any interruption to the Tenant's business.

Shopping Mall Rules

The Landlord may make, revoke or amend nules. reguletions, policies and/or procedures for the
Shopping Mall regulating 1he use, operation, maintenance and fining-om of the Property within the
Shopping Mall and the conduct of persons occupying, using or visiling the same. The Tenant shall
ubserve and perform all rules and requirements contaitied (herein ar as from time to time amended
by the Landlord, provided that:

(a) if there is any inconsistency batween such rules, regulations, policics amlor procedures and
this Lease, the terms of this Lease shall prevail and that the Landlord may not enforee
against the Tenant any obligation under such res, regulations, policies and/or pracedures or
any amendiment which. in any case, is materially inconsisient with any other wrm of, and the
rights of the Tenant under, this Lease; and

(N any antendment o 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 {loor space of the Shopping Mall (excluding the Common
Areas),

Vacate the Property and the End of the Term

At the End of the Termt the ‘Tenant shall, at its own cosl, remove all property, equipment, machines
and shop [Hings Trom vhe Property and ensure the Property is relumed in substantially the same
condition as at the Term Commencememt Date (save for normat wear and wear), M required, the
Tenant will, at ils pwn cost, repair or restore 1he Properly 10 substantially the same condition (saves
A
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for reasonable wear and tear) as at the Termi Commencement Date. All keys must also be refurned to
thie Landlord.

6. LANDLORD'S COVENANTS
6.1 Introduction

The Landlord covenants wilh the Tenant to comply with its obligations stl out in this Lease,

6.2 Registration

(a) The Landlord agrees 1o repister (he lewse of Properly under this Tease in favour of the
Tenant at the relevant land ofiiee within ten Business Days from the Ferm Commencement
Date.

(n A short form lease shall be annexed 1o the offieinl lease agrecment which will be registered,

i) The Landlord shall be responsible for the lease registration fee.

6.3 Quict enjoyment

ta Fur so long as the Tenant pays the Rent and performs and ohserves 1he covenants by the
Tenant and the conditions in this Lease. the Tenamt may peaceably and guietly hold and
enjoy the Property during the Term without any lawful mercuption by the Landlord or any
person claiming under the Landlord,

h The Landlord shall not do or amit 10 do anything which may interfere with or affect the
visibility ol the Property or any Siznage erccled by the Tenant in accordance with (his
Lease,
6.4 Assistance with licences, permits or consents

Ihe Landlord shall provide any and all assisiance or support reasonably requesied by the Tenan
ol 1 the Tenant's cost) in relation 1o e submission of any applications or documents or making
conaet with any relevam authorities or persons or proceedings in respect of any permits, licences,
approvals andfor consents in relation ta the Property or the use af the Propenty hy the Tenant thereof,

6.5 Car Park
(a) The Landlord shall:

{i) enstre that there are, at all times, at teast the same sumber of car parking spaces in
respect of the Properly as are available as of the date of this Lease for use by the
Tena, its customers, employces and workmen within the Car Park:

{ii) keep the Car Park in good and proper repair, clean and properly lit at all times:

{iii}  not alter the number of car parking spaces without 1he prior written consent of the
Tenani;

(iv)  provide {ree 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 namber of car parking spaces shall require the prior written consem
of the Tenant; and
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) not erect any barvier ai the entrance to or exit from the Car Park nor impose aity
charges in respect of the ase of it or impose any other car parking manapement
regime without the approval of the Tenant, acting reasonably.

{h) Where the Landlord is in breach of its obligations to maintain and manage the Car Parck and
has on reasonable written notice from the Tenant failed to rectify any default on its part then
the Tenant may lake such steps as are required for the duc performance of those obligations
and the reasonable and proper costs of doing se shall be a debt due from the Landlord to the
Tenant, 1f the Landlord has failed to repay the same within ten (10) Business Days of
written demand (such demand 1o he accompanied by such supporting documeruation as is
reasonably necessary 1o cvidence the expenses demanded), the Tenant may sel-off such
expenses against any future payments of Rent,

6.6 Trolley Bays

‘The Landlord shall not designate any alternmtive areas for trolley bays in the Shopping Mall ns exist
at the date of this Lease unless those alternative areas are capable of accommodating substantially
the same or a greater number of wolleys and are not materially less adjacent w the Property or
mnterially less commodious.

6.7 Access, Loading Bay
The Landlord shall:

() use reasonable endeavours 1o keep all access roads open 24 hours per duy (subject to
temporary closure for nspection, maintenance. repair and rencwal); and

) ensure that the Tenanl has 24 hour aceess to the loading bay area.

6.8 Opening Hours

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

6.9 Tenant Mix of the Shopping Mall

{a1) The tenant mix of the Shopping Mall will follow the provisions of good estate management
and will comply with the standards of a good quality shopping centre anchored by a
hypermarket. The prior written consent of the Tenant is required o any substantial change
in the 1enant mix (such consent not to be unreasonably withheld or delayed).

(b For so long as the Property is leased by or occupicd by the Tenant or a Group Company of
the Tenant the Landlord shall not use or permit the use of the whole or any pant of the
Shopping Mall (excluding the Properly) (i) as a convenience store, (ii) as a supermarket, (ifi)
as a green procer {iv) for the sale of alechol or (v) as a food court,

© Excep! for those cxisting o or prior to the date of this Lease, the Landiord shall not provide
or site any kiosks in the Common Areas within 4 metres of the froniages of the Property.

(d) The Landlord shall nat allow any solicitation of any business similar 1o that of the Tenant in
the Shopping Mall or on the Properly and shall nat circulate or allow to be circulated leaflels
or other advertising materials in the Common Areas adventising any business similar lo that

A
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of 1he ‘Fenant. The Landlord shall 1nke any and all actions and precautions necessary 1o
prevenl these and similar acts from occarring in the Shopping Mall and on the Property.

T OTHER RIGHTS AND OBLIGATIONS OF 'THLE PARTIES

7.1 Common Arcas and Utilitics

@

(b)

{

(d)

The Tenant may (a1 no cost):
(i) solicit business or cirgulate leaflets or other advertising sinterials: and

(ii) sul up kiosks, 1ables or other promotional aclivities up to twelve times per year for
up te five days at a time,

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

the Landlord from time 1o time provided that any such activities do not malerially adversely
affect other tenants of 1the Shopping Mall,

‘Ihe Landlord shall use reasonable endeavours W provide 1o the Tenant the uninterrupted and
cominuous supplies of Utilities which satisfy the Tenamt's requirements for ils use of the
Property in accordance with this Lease, The Landlord shall not be liable for uny
interruption. failure, discontinuanee or termination of any supply of Utilities, save in the
case af s negligence or willu] misconduct,

Tite Landlord shall ensure that there are, a1 all times during the Term. sulficient Coninon
Arcus and joint facilities 1o enable the Tenunt to carry owt the Permitied Use of the Praperty.

The Landlord must redecorate the exterior of the Shopping Mall und the Commun Areas at
such times as 1o keep the Shopping Mall and Common Areas in good decorative order and in
iy event undertake a relfurbishment, renovation and redecaration of the Shopping Mall and
Conunon Areas at least every Iive years throughout the Term. The Landlord must also have
all parts of 1he Shopping Mall and Common Areas requiring treaiment for their preservation
and protection leeated in accordance with the best approved mamner for preserving and
protecting them.  All works under this subclause must be carried out in a good and
workmanlike manner, with suftable, good-quality materials and in a design and coloor
scheme consistent with the Tenant's deceration of the Property.

7.2 Signuge

(a)

{b)

The Landlord agrees that the Tenant may erect and maintain 2t its own cost (including the
payment of any and all Signage tax) and risk Signage at the Signapge Loculions provided that
the Tenant takes alf reasonable precautions in relation to such Signage (including in relation
to healtl and safety and public liability insurance).

In vespeet of all Signage to be crected by the Tenant, the Tenant shall follow the approval
procedures of the applicable regulations of any government authorily and he respansible for
the relevant application charges and shall comply with all other applicable requirementy of
such government authority. The Landlord shall provide all necessary assistanee in respect of
such applications which shall not be unreasonably withheld or defayed. [T the sclected
lacations are not approved or are forbidden by any government authority or the Tenant's
Signage cannot be set up al the agreed localions due (o any reason atiributable (o any third
party, the partics shall use their reasonable endeavours, and act in good faith, to find
aceeptable allernative locations, provided that neither pany shall be abliged to accept a
solwion that is in breach of any requirements of (he relevant government uulhurity.\}
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{c) The Tenant may install temporary Signage on the oulside of the Shopping Mall provided
thal such Signage shall nol cover an area of the outside cladding which is, in proportion,
greater than the proportion that the pross internal area of the Properly bears to the Shopping
Mall, The Tenant shall noify the Landlord of any such temporary Signage.

() The Tenant may remove or replace Signage from time to time, provided that the Tenam shai
ensure that no dansage 1o the Shopping Mall is caused due to such removal or replacement.

{c) The Tenamt shail a1 its own cost remove the Signage at the End ol the Term (save to the
extent that the Landlord notifies the Tenant in wriing before the end of the Term that the
Signage shauld rentain in situ).

7.3 Exceptions and Reservations

‘There are exeepred and reserved to the Landlurd and abl other persons aushorised by the Landiord or
having similar rights:

{a) the right 1o the passage and runaing of the Utilities through any refevant Conduits which are
ROW, Or may at any time be in, vader, or over the Property and serve the remainder of Lhe
Shopping Mall;

(i the right 10 enter the Property in ordler to:

(i} inspect. clean, maintain, repair, vonnecl. remove, renew, relay. replace, alier or
cxecule any works whittsoever to, or in connection with, any of the Uiilities serving
the Common Area or any olher strvices:

(i) exceute repairs, maintenance, alterations or any other works, and 10 make
installations to the Shopping Malk: or

(ifi)  doanything which the Landlord may or is obliged to do under this Lease,
provided that the Landlord shalk:

(A)  givent least fourieen days® written notice (exeept in an emerzency. when no
notice need be given) to the Tenant of its intention ta exercise such rights:

(B) excreise such rights only i’ the Landlord cannot reasonably carry out such
works otherwise than front witliin the Property;

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

(D) shall make good as soon as practicable 10 the Tenant's reasomable
satisfaction any damage caused to the Property as a result of tie Landlord
exercising this right:

{) the right to creet scaffolding for the purpose of repairing or cleaning the Shopping Mall in
connection witl the exercise of any of the rights memtioned 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 Eandlord shall cause as filtle inconvenience as is
reasonably practicable to the Tenant and shall make good as soon s practicable to the
Tenant’s reasonable satisfaction any damage caused o the Property as a result of the
Landlord exercising this right. If any such scaflolding obscures (whether in whole or in
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(0

{e)

(h}

K

part) any Signage of the Tenant. the Tenant shall have the right 1o anach temporary Signage
to such scaffblding;

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

full right and liberty at any time after the daie of this Lease to develop the Shopping Mall
aud to raise the height of, or make any alterations or additions or exceute any other works to.
the Shopping Mall or any buildings on any adjoining propenty. or to ercet any new buildings
of any heigly on any adjoining property in such manner as the Landlord or the persen
exercising such right shail think fit, provided that (i) the Tenant's use and enjoyment of the
Property are not materially adversely affected and (i) any works undertaken are carried ow
ina pooad and workmanlike manner, with suitable good quality materials and in o design and
colour scheme consistent with the Tenant's decoration of the Property:

the riglt of support and prolection from the Propeity as is now enjoyed by the other pans of
the Shopping Mall;

the right to affix security cameras and lighting to 1he omtside of the Property subject to the
Tenant's prior written consent as 1o the size, location, number, design and colour (such
consent not to be unreasonably withheld or delayed) and subject to the Landlord complying
with all statulory requirements in relation therelo and keeping the same in good and
substantial repair and condilion. Any works undertaken pursuant to this subclause 7.3(g)
shall be carried out in a goed and workmanlike manner. with suilable good guality materiats
and in a desion and colour scheme eonsistent with the Tenant's decoration of the Property.

the right (rom time te Lime e vary or ceconfigure any of e Common Areas or the Utililies,
provided that the Tenant's beneficial use and enjoyment of the Property or the rights
conferred 1o it under this Lease are not materially adversely affected: and

full right and lberty ot any time to compromise uny rights of light or air beneliting the
Property, provided that the Tenant's bencficial use and enjoyment of the Property is not
maleriaily adversely affectied.

74 Ripghts Granted

There arc granted 10 the Tenant and nll persons authorised by the Fenant:

()

()

(¢

(G}

the rigit 10 use the Common Arcas for all praper purposes in connection wilh the use ond
cijoyment of the Property,

subject to any temporary interruption for repairs. maintenanes, alierations or replacements,
the rizht to the passage of any of the Ulilities to and from the Property through any Conduit
which may be in, under or over the Shopping Mall, in each case so [ar as is necessary lor the
reasonable use and enjoyment of the Property;

the riglt of support and protection from the Shopping Mall as is now enjoyed by the
Property; and

the right 10 eater the Shopping Mall with workmen and equipment in order 1o carry oul
works of repair, maintenance and alteration 1o the Properly or the Conduits or to do anvlllmg

wihich the Tenant is obliged to do under this Lease. ;
s
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8. ALIENATION
8.1 Restrictions on alienntion

Save to the exient permitted by the provisions of this clause 8 the Tenant must ot 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 accupation of the whole or any part of the Praperty or hold for any
other person {on trust or otherwisc) the whole or any part of the Praperty.

8.2 Assignment
The Tenant musl not:
(a) assign or transfer its leasehold rights to any pant of the Property; or
(b) assign or transfer ils lcaschold right ta the whole ol the Property {(ather than 10 a Group
Company of the Tenant) without the prior written consent of the Landlord which may not be
unreasonably withheld or delayed. For the avoidance of doubt. the Tenant shall be permitted

to assign or transfer the whole of the Property 1o a Group Company af the Tenant withowt
the cansent of the Lundiord,

8.3 Sublease
The Tenant must not sublease part of the Property save for:

(a) those parts sublcased or available for subleasing on or prior o the date of this Lease
(including the renewal thereol):

ib) those parts subleased 1o Tesco Card Services Limited (includibg its successor or assigns);

{c) the sublease of a Permitted Parl, provided that the agereeate arca of The subleased parts shall
not exceed 30% of the total Noor space of the Property: or

{d) where the prior wrilten approval ol the Landlord has been obtainexl.
8.4 Form of subleasc

The Tenant must procure that cvery 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 prehibits any
further sublease.

3.5 Concessions

The Tenant may gramt coueessions 10, or accept consignment by, (hird purties in respect of any
lrading area of the Property withowt the consent of the Landlord provided thit no lease within the
meaning of the Civil and Commercial Code is crealed.

8.6 Assacinted companies

The Tenanl may share the occupation of the whole or any part of the Property with a Group
Company of the Tenant for so lony as both companies remain members of that group and provided
that no relationship of landlord and tenant is created between the 1wo companies and no security of

tenure is conferred upon the occupier. .
v
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8.7

8.3

9.

5.1

9.2

9.3

9.4

Charging

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

(a) create or permil lo be ereated any encombrance over a pan of 1he Property: ar
(b create or pernil to be created any encumbranee over the whole of 1he 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 Propenty as permitted
under this Lease, the Tenant must notify the Landlord of such assignmennt, transfer or sublease,

INSURANCE

During the Term, the Tenant may insure the Property against comprehensive ali risks, including
without limitation, the third pasty liability in respect of the Property aud the Tenant’s business
interruprion. The Tenant may name itself as the sole beneficiary under the relevant insurance policy.

During tw Term, the Landlord shail take oul and maintain with a reputable insurance company M
least the following:

{(a) comprehensive all risks (including, bwt not limited lo, third party liabilitics) properly
insurance in respect of the Shopping Mall (including e Propeny) and all the Ncilities,
cquipment, construction work and propenty of the Landlord with a value that is nol less than
their [ul) reinstatement value (inglusive of all clearance and demolition ¢osts and all relevant
fees and having regard to possible inereases in the reinstatement costs during the period of
insurance cover) against damage or loss by all risks: and

(I public liability insvrance in respect of the Shopping Malt in an amoumt of not less tan THB
490,753,000 per occurrence,

1t the Landlord fails 1o comply with clause 9.2(a). other than as a result of Foree Majeure, then the
Tenant may give the Landlord notice of such tireach. I the Tenanmt serves such notice and the
Landlord shnll fail, within ten (10} Business Days of such notice, to remedy such breach of clause
9,2(a), the Tenant may take out and maintain a comprehensive all risks property insurance in respect
of the Shopping Mall. on behalf of the Landlord, in accordance with the requirements of clause
9.2(n) and unti! such time as the Landlord complics wilh 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
within ten (10) days of wrilten demand failing which the Tenmyt may set-off such amount against the
Rent payable by the Tenan,

If the Tenanl procures insurance cover on behalf of the Landlord pursuant to clwse 9.3 and the
Tenant and the Landlord have ¢laims arising from the same evem or which are otherwise subject to
the same deductible, the deductible shall be shared between the Landlord and the Tenant pro rata 1o

the proceeds cach receives in respect of such claims, ¢
\‘
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10.

0.1

DESTRUCTION OR DAMAGE OR EXPROPRIATION TO THE SHOPPING MALL
ANDJOR THE PRCPERTY

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

(@)

{b)

(e)

(d)

Il any or all pans of the Shopping Mall and/or 1he Property (as the case may be} is destroyed
or damaged due to any reason (including, but not limiled to, as a result of an Insurance
Event) and the Tenant is not obliged under elause 5.4 to repair such damage, the Landiord
must repaic andfor reinstate the Shopping Mall and/or the Praperty {as the case may be) inlo
a tenantable condition for the Tenamt 10 comtinue operating in ils ardinary course of business
and handover ihe Property to the Tcoant for its use within a reasonable time period after the
oceurrence of such event. The Tenant may nol 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 (o the extent to which the Property cannot be
used by the Tenant until the Shopping Mall andfor the Property (as the case may be) are
reinstated such that the Property s fit for use by (he Tenant and the Tenant can continae
aperating in its ordinary course of business. Save in the case of emergeney, the Landlord
shall give 1the Tenant no less than thiny (30) days prior notice for the regular mainienance of
the Property and any ather ftems for whose maintenance and repair the Landlord shall be
responsible, and the Tenan shall assist sctively and co-operate with the Landlord, provided
that the Landlord shall use reasonable ¢ndeavours to cnsure that such maintenanee work
shall uat affcet the Tenant's normal aperation in any material way.

If any or all paris of the Shopping Mall and/or the Propecty (as the case may be) is desiroyed
or danmsed due to any reason and, if in the reasonable opinion af the Tenant. (i) the
Landlord is unable to repair or reinstate the Shopping Mall andfor the Property because of
begal restrictions or (ii) the Shopping Mall and/or the Propeny (as the case may be) is not
repaired or reinstaled by the date being 1wo (2) years ifier the die oY destruction or damage.
the Tenant may terminate this Lease by giving 30 davs' prior written notice to the Landiord.
If the Tenant exercises its ripht to lerminate this Lease, the Landlord shail return ta the
Tenant the Rent prepaid by the Tenant under this Lease on a pro rata basis based on the
remaining term of the lease as a1 the date of the termination within 30 days from 1he date on
which the Tenant terminates this Lease,

Notwithstanding any of the provisions of clause 10.1{a), if’ destruction or damage to the
Shopping Mall and/ar the Property which results in the Property (or any part thereoD) being
rendered unfit for use occurs during the period of 1wo (2) years prior 1o End of the Term
(after the second renewal of this Lease), the Landlord shall not be obliged 1o reinstate e
Shopping Mall and/or the Property unless and until the Tenant and the Landlord agree to
exlend the Term or the partics have otherwise agreed terms for the continued occupation and
use of the Property by the Tenant afier 1he End of the Tern.

Notwithstanding the pravisions of clause 10.1¢a) but subject 1o the Tenant's right to
erminate 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 reinsiatement and the
Landlord is unable to fund such shortfall from internal cash:

M the Landlord shall use its best efforls to secere additional financing 1o cover the
shorifall. For the purposes of 1his clause use best efforts to secure additional
financing shall inciude, but not be limited to: S
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(A)  using best efforts 1o seeure bank lending: and

{B) il the Landlord has not secured bank lending (o finance the shorifall within
three monihis of the date of the receipt by the Landlord of the insurance
proceeds relating lo the damage or destruction, calling a mecting of its
unitholders 1o propose an increase in capital within six months of the date of
the receipl by the Landlord of the insurance proceeds relating to the damage
or destruciion;

(i) if the Landlord is unable to secure additional linancing the Landlord and the Tenamt
shall negotiate in good fuith 1o find a mutually acceptable selution provided always
that in no circumsiance will the Tenant be obliged 1o provide any funding sowards
ilie cost of or other solution relating to repair or reinstatement of the Property and/or
the Shopping Mall:

(i} if the Landlord and the Tenant do no! agree on a mutually accepiable solution within
seven months of the date of the receipt by the Landlord of the insurance proceeds
relating to the damape or destruction the Tenant shall have the right to 1erminate this
l.case,

ic) In this Lease (excluding clause 9.2(a)), reinststement or reinstate shall mean reinstaling or
rehuilding to a staudard developer's base build finish for retail premiscs. following
completion of which the Property is ready to receive the Tenant's fitting out works. provided
that the reinstated premises must be substantialfy the same in format, layout and qualily as
the Property prior to the relevant dumage or desteuciion, wiless it would not be reasonably
practicable to do so, in which case any change shall be subject 10 the Tenant's approval,
which shall not (o be unreasonably withheld or delayed.

10.2  Vitintion
Provided that 1he conditivns of suel insurance are nol wnreasonable amd the Landlord has provided
copics of the relevant insurance policies to the Tenant, the Tenant shall net use the Property or carry
on any business ai the Property or do or omit o da at the Properly anything which miay make void or
veidable any policy for fhe insurance of the Praperty ar the Shopping Mall.

10,3 Notice of dnmiage

I the Property is desiroyed or damaged duc lo any reason, the Tenant must give notice to the
Landlord as seon as the destruction or domage contes to the notice of the Tenant.

104 Fire safety requirements
The Tenant mnost:
(a) comply with all reasonable requirements of the Landlord abowt means ol eseape from lhe
Property in case of fire or other emergency and about the provision and mainicnance of fire

detection equipment, fire alarm equipmemt and fire fighting equipment:

{bh) undertake and give the Landlord a copy of the Tenant's risk assessment {or the Property
within five Business Days of it being requested by the Landlord;

{c) notify the Landlord of the responsible person for the Property; and\’S
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{d) co-operate with the Landlord and alt other relevant persons in complying with applicable fire
and natural disaster safety repulations.

105  Suspension of reinstatentent obligation
The Landtord is not obliged to reinstate the Property in accordance with clause 10.1(a) while
prevented by a supervening event.
10.6  Supcrvening event
In clause 10.5 a supervening event means any of the following:
(a) some delect in the site upon which reinslatement is to take place sa that it could aol be
undertaken or could be undertaken enly at a cost unaceeptable to the Landlord:
(b) inabiliny of the Landlord to obtain access (o the sile lo reinstale: or
{c) prevention of reinstatement by any cause beyond the control of the Landlord.
10.7  Expropriation of the Shopping Mall andfor the Property
{a) If any or all parts of the Shopping Mall and/or the Property {as the case imay be), is subject
to expropriation according 1o law and the expropristion adversely affeeis the Tenant's
business 1o such an extent that the Tenanl is unable te continue its opesation in the Property,
the Tenant may 1erminate this Lease by giving 30 days’ prior written natice to the Landlord.
The Landlord must return the Rent prepaid by the Tenam under 1his Lease to the Teaunt ona
pro rala basis according to the remaining term of the lease as at the date of the termination
within 30 days Irom the date on which the Tenant terminates this Lease,
{b) I any part of the Shopping Mall andior the Property (as the case may be} is exproprinted and
the expropriation does not adversely affect the Tenant's business 10 such an extent that the
Tenant is unable 10 continue its aperation in the Propurty, the Tenant shall not terminate 1his
Lease. This Lease shall remain in efTeet 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 aren of the Property and the remaining term of the Lease as at the year of
the expropriation. The rental rate afier the expropriation of the Shopping Mall andfor the
Property (us the case may be) shall decrease according to the remaining area of the Property.
1. TERMINATION
11.1  Termioation and Re-entry by the Landiord
If an Event of Default oceurs in relation 1o the Tenant then notwithstanding the waiver of any
previous right of termination or re-entry the Landlord may re-enter the Property (or any pan of it) or
give notice 1o the Tepam at which point this Lease will terminnte and the Termy will cease but
withoul 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 (inchuding the brewch i respect of which termination occurs).
11.2  Termination by the Tenant
{a) If an Event of Default aceurs in relation to the Landlord; or
{b) the Tenant terminates this Lease pursuant to clause 10.1(b) or clause 10.7(a). o
Y
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then nofwithstanding the waiver of any previous right of teratination the Tenant ay give natice 10
the Landlord at which point Lhis Lease will terminate and the Teem 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
tincluding the breach in respect of which terminntion occurs).

11.3  Event of Default
In this clause an Evenl of Default ogcurs in relation to a parly (the Defaulting Party) ift
(a) any amount pavable by the Defaulting Party under this Lease is not paid when payable and
remains unpaid for 25 Busincss Days aficr becoming payable (whether Tormally demanded
ar nol); or
] a breach by the Defaulting Party of any of the covenants by or obligations of the Delaulting
Party in this Lease which if capable of remedy has nol been remedied within  reasonuble
time as specilied in a written notice from the other party specifving the breach and requiring
f15 emedy: or
() the Defaulting Party being subject in Thailand 1o any form of bankrupley, liguidation,
receivership, business rehabililation, adminisiration, amangement ar scheme with eredilors.
moralerium, or interim or provisional supervision by the court or court appointee. whether in
ar out al’ court.
I1.4  Cancellation of Registration
‘The partics agree 1o proaceed for registration of the cancellation al the Jease regisiration at the
relevam land office within ten Business Days after the expiry or termination ol this Lease for any
TS0,
2. GENERAL
12.1  Interest and powers of recovery
Any Rent or oiher sum payable under this Lease which is not paid on the day on which it is due will
bear imerest from that day until the dae of payment at the Default Interest Rate, Every amount
payable under this Lease is reserved as rent and is reeoverable as rent in arrear.
12.2  Intercst on breach
Without prejudice o clause 12,1, 06
) there is any breach hy the Tenam of its obligations under this Lease; and
{1 the Landlord serves notice on the Tenant that by reason of that breach the Landlord will not
for the titme being accept any sums (including the Rent) payable by the Tenant under this
Lcasc,
the Tenant must pay to the Landlord on demand interest at the Default Interest Rate on the
sums cue 10 the Landlord under this Lease, in respect of the period front the date of service
of the notice, or [rom the date when the particular sum Fell due (whichever is the Jater), until
whichever is the earlier of the date of the acceptance by the Landlord of he sum due and the
date on which the breach is remedied.
AV
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123 Whole agreement

This Lease comtains the whole agreement between the parties relating to the transaction
contemplated by this Lease and supersedes all previous agreements between the parties relating to
the transaclion.

124  Representations

The Tenant acknowledges that in agreeing 1o enter ito this Lease the Tenant has not relied on any
represeniation, warranty, vollateral vontract or other assurance made by or on behalf of the Landlord
before the execution of this Lease. The Tenant waives al) rights and remedies which, but for this
clause. might otherwise be available to {t in respect of any such representation, waranty, collateral
contract ur other assurance, but nothing in this clause limits or excludes any liability for fraud.

12.3  Rights of entry

All riglts of entry exercisable by the Landlord extend to include (without limitation) its employees,
agens, surveyars, contractors and licensces with or without plant. cquipment, appliances and
materials.

12,6 Interpretation of covenants

Any covenant by the Tenant not 1o do ar omit io do anything must be construed as though the
covenant were in addition a covenant not to permit or suifer that thing to be done or omitied o be

dane,
127 Tenant's possessions

([ after the Tenam has vacated the Properiy at the End of the Term any of the Tenamt's possessions
remin on the Property and the Tenang Fails 10 remove them within 20 Business Days afier being
requested ta do so by the Landlord them:

{a) the Landlord may dispose of the possessions as ageat lor the Tenant:

{L) (if dispasal is by sale) then. subject to clause 12.7(c), the Landlord must hold the proceeds of
sale after deducting the cosis and expenses of removal, storage and sale incurred by it 1o the
order of the ‘Fenan;

(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 indemnifies the Landlord against:

(i any liability incurred by the Lendlord 1o any third party whose possessions have
been sold by the Landlord in the mistaken belief (which must he presumed) that the
posscssions belonged 10 the Tenant:

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

(iii)  all loss, damage, actions, proceedings, claims, demands. costs, damages and
expenses incurred or suffered by or brought or awarded against the Landlord as a
result of the presence of e passessions on the Property alter the Tenamt has lefl it at
the End of the Term.

AYS
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13.3

134

14,

4.1

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

(a1} imposes or js deemed to impose any restriction on the use of any land or buildings not
comprised in this Lease; or

(h) pives the Tenant:

(N the beneflt of or 1he right to enforce or Lo have enforced or to prevent Lhe relcase or
modification of any covenant, lease, condition or stipulation entered into by any
purchaser or lenant from the Landlord in respect of any property not comprised in
this Lease; or

{iD) the right to prevent or resirict in any way the development of any Jand not comprised
in this Lease: or

{c) releases the Tenam [rom the covenants by the Temant in this Lease notwithstanding that the
Landlord has waived or released temporarily or permanently, revecably or irrevocably or in
any other wiy a similar covenant or similar covenamts affecting any property noi comprised
in this Leuse.

APPOINTMENT OF THE MANAGEMENT COMPANY

Subjeet to clause 13.4. the Landlord shall be crtitied to empower any person to act as iis agent for
1he purpose of exercising its rights and powers under this Lease and the Tenant shall comply with afl
instruclions or notices given by such agent as if such notices or instructions are given by the
Landlord.

Subjecs to clause 13.4, the Landlord shall be entitled to entrust a properly management company ol
voad standing and repute to carry out the overall management of the Shopping Mall andfor to
perform the obligations of the Landlord under this Lease. The Tenant shall bave no right 10 abject to
the appointment of the Management Company. The Tenant shall use its best endeavours ta fully co-
operate with the Manapgement Company in the performance of its dutics,

Unless othenwise subsequently notificd by the Landlord, the Management Company is hereby
appointed and constituted as an agent of the Landlord with full power and uuthority to demand and
receive Lhe Rent and other payments pavable by the Tenant under this Leuse,

The Tenant shall have no right to object to the appoimment of the Management Company provided
that the appoinimenm of a supermarkel retailer, convenience store operator or hypermarket operator
or an associate, affiliale or nominee thereol other than the Tenant or a Group Company of the Tenant
shall require the prior written consemt of the Tenant.

RENEWAL
Renewai

(a) Subjeet 1o the remainder of 1his subclause 14.1 and the provisions of Schedule 3 (G
applicable), this Lease shall be rencwed for a further ten years at the End of the Term (such
period being the First Extended Term) and for a furiher len years at the end of the First
Extended Term (such period being the Second Extended Term) on the same terms as scl
out herein (other than Rent) and on the following basis: 5
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in subject to subclause 14.1(b) the Rent payable during the First Extended Term shall
be as sel ont in Schedule 3 and the Rent payable during the Second Extended Term
shall be as el out in Schedule 4: and

(i) this Lease shall not be renewed more than twice,

(b) [f the Landlord or the Tenant gives notice to the other al least six months prior to the End of
the refevant Term that. based on an independent valuation, the Landlord or the Tenant (as
applicable) believes the Rent is no Jonger substantially in line with the market for similar
premises in similar locations then the partics shall negotiate in good faith 10 agree the rent
for the First Extended Terny or Second Extended Term (as applicable) and ali other terms of
this Lease shall apply to the renewal of this Lease for such Term. Il the partics have not
agreed in writing the Remt for the relevam Term three months prior to the start of that Term
then (ie provisions of Sehedule 5 shall apply.

{c) Nutwithstanding subclauses 14.1¢a) and [4.1(b) or the provisions of Schedule 5. 1he
Landlord and the Tenanl may at any lime prior to the commencement of ihe relevani Term
agree in writing the Rent 1o be payable for the that Term.

142 Rcgistration following renewnl
Clause 6.2 shall apply 1o any renewal of this Lease under this clause 14.
15, MISCELLANEOQLUS
15.1  Severance
To the extent that any provision of this Lease is rendered void that provision nwst be severed from
the remainder of this Lease which ramains in fill Joree and cffect, 1o this clause provision includes
a clause, a subclause or a schedule or any part of any ol then.
152  Notices in writing
Every nolice, consent, approval or direetion given under this Lease must be in writing,
15.3  Exclusion of third party rights
A person who is nol @ party to this Lease may nol enforce any ol its terms.
154  Notices
(@) Any uotice or ather communication 1o be given under this Lease musl he in writing (which
includes fax, but not any other form of electronic communication) and may be delivered or
seni by post or [ax to the party to be served at its address as {ollows;
to the Landlord at: to the Tenant at:
11 Q House Sathorn Building, M, G and 629/] WNawamintr Road, Nuauchan,
10th floors, South Sathorn Road, Buenukeons, Bangkok 10230, Thailand
Satharn, Bangkok 10120, Thailand
Fax: 02 679 1824 Fax: 02 797 9816
Marked for the attemtion of* The Chicf marked for the attention oft Vorapen
Exceutive Officer of KTAM, Techa-akrakul, Head of Propery
Manngement,
v
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with a copy to:

629/1 Nawamintr Road., Nuanchan,
Buengkoom, Bangkok 10230. Thailand
Fax: 02 797 9812

marked for the auention of: Anusara
Chokvaniiphong. Legal Director,

or at such other address or fax number as it may have nofified to the other party in
accordance with this clause. Any notice or other docuiment semt by post shall be seni by
prepaid registered post.

(M Any nolice or other formal communication shall be deemed to have been given:
(i) if delivered, at the time of delivery; or
{id) if postech, al 10.00 a.m. on the second Business Day after it was put into post; or

(i} if sem by fax, on the date of transmission, if iransmivted 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 eiher formal communication, it shall be sufticient 1o prove
that delivery was made or that the envelope conlaisting 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 subeluuse 16.2 (Arbiiration) and any non-comtractual obligations arising out of
or in connection with it) shall be governed by and canstrued in sccordance with the Jaws of
Thailand.

16.2  Arbitration

(a) Any dispute. claim, dilTerence or conlroversy arising out of, relating to or having any
conneclion witl this Lease, including any dispute as to its existence. validity, interpretation,
performance, breach or termination or the consequences of ils nullity and any dispute
relating to any non-contractunl obligations arising out of or in conneetion with it (for the
purpose of ihis subctause 16.2, a Dispute), shall be referred to and finally resalved by
arbitration under the Arbilration Rules of the Thai Arbitmation Institnie. Office of the
Judiciary applicable a1 the 1ime of submission of the dispute to arbitration (the Rules) and
the conduet of the arbitration thereaf shalt be under the auspices of the Thai Arbitration
Institute.

{H The Rules are incorporated by reference into 1his subclause and capitalised terms used in this
subelause 16.2 which are not otherwise defined in this Lease have the meaning given to
them n the Rules.

{c) The number of arbitrators shall be three and the Arbitral Tribunal shalt be appointed in
accardance with the Rules,
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(&
(c)
(n

{h)

(i

0

The seat, or legal place of arbitration, shall be Bangkok, Thailand.
‘The languege osed in the arbitral procecdings shall be Thai.

Service of any Statememt of Claim shall be made in accordance with subelause 13.4
(Notices) 1o the extenl permitted by applicable law.

The Arbitral Tribunal shall have the power to rule on its own jurisdiction. including any
objections with respect 1o the existence. validity, or cffectiveness 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.

Defauli by any party shall not prevent the Arbitral Tribunal from proceeding ta render an
award.

Any award of the Arbitral Tribunal shall be final and binding on the partics. The panies
undertake 10 carry out any award without delay and shall be deemed o have waived their
right (o 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 contemt of the arbitral proceedings and any rulings or award shail be kept
confidential by the parties and members of the Arbitral Tribunal except:

{1 1o the extent that disclosure may be required of a party to fulfil a legal duty. proteet
or pursie a legal rght, or enforce or challenge an award in hona fide legal
proceedings before a slate court or other judicial authorily:

(i) with the consent of all partivs:

(iity  where needed for the preparation or presenation of o claim or defence in this
arbitration:

(iv) where such information is already in the public domain other than as a resukt of a
breach o! this clause: or

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

IN WITNESS of which this Lease has been signed by the parties (or their duly authorised representatives)
on the date stated a1 the beginning of this Lease,

WV

(037504-0000041 BN:1B510639.9 24



SCHEDULE]

THE PROPERTY

Details of the Praperty

Lease prea

(sq.m.}
1. | Hypermarkel $.090
2. | Food Count 985
3. | Back Offices 854
4. | Maintcnance Area 620
3. | Warchouse 1,240
161

6. Additional Warchouse Area
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SCHEDULE 2

RENT PAYMENTS FOR THE INTTIAL TERM

in respect of
Year of Initial C])‘l f;;: :ﬂ;‘:{::‘c::::e in respect of Food Court Rent per month
Term Area anil Warchouse (v) {wy)
(W)
1. 1.048.451 101,260 1.149.711
R 1.048.451 101,260 1.149.711
3, 1.048.451 11 .260 £,149.7H
4, 1,153.296 111,386 1,264,682
' 3. 1.153.296 111.386 1204682
! 6. 1.153.296 .| ;‘1”._336 1.264.682
l 7. 1,268,626 122,325 1.391,151
8. 1,268,620 122,325 1.391.151
9, 1.268.626 122,525 LIVLI3]
10 " 1,395,488 134.777 1.530.263

0037904-0000011 BN: 1851639.8 28



SCHEDULE 3

RENT PAYMENTS FOR THE FIRST EXTENDED TERM

in respeet of
Year of First gg:;:';f:::;f:::ﬂ in respeet of Food Court Rent per month
Extended Ternt | Aren and Warehouse tv) (wey)
(w)
I 1,395488 134.777 1.530.2065
2 1,395,488 134,777 1.530.265
LR 1.535.037 148,255 1.683,292
4. 1,535,037 148,255 1,683,292
5. 1.535.037 148.253 [.683.292
6. 1.G88.5:H o 163,080 1,851,621
7. 1,688.54} 163.080 1.851.621
8. 1.688.54] 163,080 1.851.62]
9. 1.857.393 179.388 34036733
. 1,857,395 179,388 2,036,733

0037904.000001 1 BN:1851639.9
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SCHEDULE 4

RENT PAYMENTS FOR THE SECOND EXTENDED TERM

in respect of
Year of Second (I)if:i]z 2::1;\812};:::32:::9 in respect of Food Court Rent per month
Extended Term Arca and Warchouse () (wty)
(W)
1. 1.857.395 179,388 2.036,783
2 2.043,134 197,327 2,240.461
3. 2.043.134 197,327 2.240.461
4, 2043134 197,327 2.240.4061
5. 2247443 217,060 2,464,508
6. 2247448 217,060 2,464,508
ER 2,247 148 217060 2,464,508
8. 2,472,193 238,766 2.710.959
Y. 2472193 238,766 2.710.959
10, 2,473,193 238,766 2,710,959

0037904-000001 1 BN:1851639.9
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£))

SCIHERDULE S
RENT REVIEW BY EXPERT
Rent determination - method

The revised Remt for the First Extended Term or the Second Extended Term shall be determined not
fater than the end of the preceding Terns by an independent valier (acting as an expent and nol as an
arbitrator) of recognised standing and having cxperience in letting and valuing propeny of a like
kind and character 10 the Property. The valuer shall determine the yearly vent [or the first yenr ol the
relevant Term in accordance with this Schedule 3, The Rent for the relevant Term shall increase by
ten per cent. in years four, seven and ten of the that Term,

Nomination

In the abscnce of agreemem as to the jdentity of the valuer within 10 Business Days of the
provisions of this Schedule 5 applying pursuat 1o clause F4.1(b), e independent valuer shall be
nominaied by the Thai Valuers Association and shall be from an internationally recognised firm of
properly consultants having ut least 10 years experience in Thailand of letting and valuing properiy
of'a like kind and character (o the Property.

Rent review = amoum

The revised Rent to be determined by the valuer will be sueh as he deeides Is the yearly rent at which
the Property might reasonably be expeciud 1o be fet at the start of the relevant Term:

{a) afier the expiry of a rent-free period or a concessionary rent period given for fiting-oul
purposes onfy of such length and the giving of such other inducements {including, without
limitation. any rental concession. capital payment or contribution to fiting-oul costs) given
for fitting-out purposcs only as in cither case would be negotiated in the open warket
between a willing landlord and a willing tenant so that the yearly rent is that payable after
the expiry of any such reni-free period or concessionary rent period and after the giving of
any such inducement; and

(0 on the assumplions set out in paragraph (4) but disregarding the matters set out in paragraph
(5).
Assumptians

The assumptions are (hat at the heginning of the relevam Term:
(&) the Property:

)] is available te let on the open murket by a willing landtord 1o a willing remanl by one
lease without a premium from either pany but subject 1o a 25 per cem. disconnt as
the anchor ienancy of the Shopping Mali and with vacam possession for a term
equal 1o the relevant Term and commencing on the beginning of the relevanl Term
with the rent payable from then;

{i1) is to be tet as a whole on o lcase which is o comain the same lerms as this Lease
(other than the amonnt of the rent referred to in clause 4)

Vg
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(iii) is [t and available for immediate occupation aud use and is [fitted out [or the
incoming tenant's immediate use as authorised by this Lease in accordance wilh the
incoming tenant's requirements; and

{iv]  may beuscd only as a hypermarkei:

{b) ali the covenants in this Lease by the Landlord and the Tenamt have been performed and
observed: and

{c) no work has been carried out te the Praperty which has diminished the rental value and in
case the Property has been destrayed or damaged it has been fully restored.

(3) Disregnrds
The maiters o be disregarded are:

(n) any citect on rent of the faet that the Tenant, its Sub-lessees or Third-Pasty Users or their
respective predecessors i Litle have been in occupation of the Property:

{b) any goodwill atluchied (o the Praperty by reason of the carrying on at it of the business of the
Tenawt, its Sub-lessees ar Third-Pary Users or 1heir predecessors in tile in their respeetive
businesses; and

() any increase in rental value of the Propeny atributable 1o the existence a1 the beginning of
the relevant Term of any voluntary improvement 1o the Property carried out by the Tenant,
its Sub-lessees or Third-Party Users or their respective predecessors in tithe during the Term
or during any earlier period of occupation arising o of an ngreement to grant the Tern.

In this clause a voluntary improvement is one carried out with the consert of the Landlord
{where required) but not under an obligation 10 the Landlord or its predecessors in itle,

(6) Valuer
In the ease of determination by a valuer:

(@) the fees and expenses of the valier including the cost of his appointment nust be borne as he
decides or in 1he absence of any decision equally by the Landlord and the Tenant who must
otherwise each bear their own casls;

(k) the valuer must afford the Landlord and the Tenant an opportunity to make representations
10 hiny; and

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

(N Agrcement of revised Rent

When the revised yearly remt 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 vent the partics shall negatiate
in good faith to agree upon the Rent for the relevant Term. I the Rent or the relevant Tem 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 Lacilord and the Tenant do not agree in writing the Rent for the First Extended Term

0037904-0000011 BN:1851639.9 a2



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

(3) Cosis

If cither 1he Landlord or the Tenant fails 1o pay the relevant pan of ihe Jees 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 pany as a debl due. 1 the valuer requires payment of his fees and expenses
before releasing his determination. efther the Landiord or the Tenant may pay thew and recover the
other's share of them from the cther. S

v
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SIGNATORIES

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

— acling by its atioracy:

Cof Y T
- . . ] . /
in the presence of: Witness's signalwre:

.- )
Nome; (amy Jemice

Address: . 130-132 Sindhom Building Il

Pathumwan, Bangkok 10330
Tel. 0-2263-7600

SIGNED for and on behall of
TESCO LOTUS RETAIL
GROWTII FREEHOLD AND

LEASEHOLD PROPERTY gt
FUND {3?‘_%?:2:-::,* ,
by Krung Thai Asset Managenen! ‘3 ;N ‘*\ Y
Puhlic Company Limited as g {X 5 ,fﬂ i
Management Company acting by AN y}
is attorneys: ‘\Q‘q_\@ i
Wie, Srcdoal Boannameiei  and " N e
Mes_ Chavinda  Henumk nuk_oo\ P 4 i esrariane -
it the presence of: Wilness's signature: 'Pal\\'fil-

Name: 3. {%mid-k WﬁE}Sl’lmﬂnn

3
Address; }é““ L' .l we'legs Rann[?mh-fu E":}‘.@Q.s‘.i}.bﬁ

r"fi ..%
in the presence oft Witness's signature: .,’/ T
Name: s Nopparat Ret‘la?[eu'i'

Address: 301, Wik Pend frefuman BEK
hY)

‘,wa/:."w%
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EXECUTION VERSION

PART 1 OF SERVICE AGREEMENT
SERVICE AGREEMENT
THIS AGREEMENT IS made on 23 November 2012,

Betweens

(1} Tesco Lotus Retail Growth Frechold And Leaschold Property Fund a property fund established
under the laws of Thailand managed by Krung Thai Asset Management Public Company Limited
whase registered affiee is at 11 Q. House Sathorn Building, M. G and 10th Floors, South Sathorn
Read, Tung Mahamek, Sathorn, Bangkok 10120, Thailand (the Landlord); and

2 Ek~Chai Distribution System Co., Lt., a private limited company incorporated under the laws of
Thailand with registration number (105336092641 end having its head office at 629/1 Nawamintr
Road, Nuanchan, Buengkoom, Bangkok 10230, Thajland (the Customer),

Whereas:

(A)  The Landlord has entered into a sale and purchase ageeement on or aboul the date hercof (the SPA)
relating to the shopping mall located a1 99/14, Moo 1, Bang Toey Sub-district, Sampran District,
Nakompathom Province (the Shopping Mall) pursuant 1o which the Landlord will, subject to
completion under the SPA, purchase the Shopping Mall from the Customer,

(3)  Subject to completion under the SPA, the Customer will lease the Hypermarket, Maintenance Arca,
Back Offices, Warchouse and Food Court space {the Leased Space) within the Shopping Mall
pursuant to a lease agreement hetween the Landlord and the Customer (as tenant) daed on or abowt
the date hereof (the Lease Agreement).

(Cy  The Londlord will arrange for services and equipment to be provided in the Leased Space and in e
surrounding arcas of the Shopping Mall lo be used by the Customer and other retail shops which
engage in business in the Shopping Mall,

(D)  The Customer as property manager {the Property Manager) under a property management
agreement entered into between the Landlord and the Property Manager on 13 March 2012 (as
amended on {2 April 2042) has, subject to completion under the SPA, heen appointed and
conslituted as an agent of e Lundlord with full power and authority to provide services on behalf
al the Landlord te tenants of the Shapping Mall and demand and receive payments for such services,

‘The parties agree as follows;

1. Aarcement

1. This Agreement shall have effect from date of complction of the SPA.

.2 The Landlord agrees to provide services to the Customer and the Customer agrees 10 accept services
to be provided by the Landlord according fo the terms and conditions of this Agreement.

1.3 The Property Manager is hereby appointed mid constituted as an agemt of the Landlord with full
power and authority to provide the Scrvices and demand and receive payments payable by the
Customer under this Agreement. The Landlord may revoke such appointment and appoint another
properly manager upon notice in writing to the Customer. 5

0037904-0000011 BN:1854300.8 1



2. Apreement documentations

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

1. Service Agrecment (this Part 1)
2. Terms and Conditions of Service Agreement (Part 2)
3. Scope of Services (Part 3)

4, Service Fee (Pan 4)

a2 In case that shere is any conflict in the terms ol this Part 1 and any of the documents referred to in
(2) to (4) above, the terms of this Part | shall prevail.
23 In case that there is no specific provision regarding the obligations of (he parties, the applicable

terms of tie Lease Agreement (iFany) shall be applied.

3, Assipnmeni

" The Landlord may al 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,

4, Entire Aprecment

4.1 ‘This Agreement and the decuments referred 10 in it contain the whole agreement between the partics
relating to the transactions contemplated by this Agreenent and supersede all previous agreements
between the parties relating 1o these transactions and the provision of services.

4.2 Euch pary:

(a) acknowledges {ha), in agrecing to enter into this Agreement, it has ol relicd on iny express
or implied representation, warrany, collateral contract or other assurance made by or on
behalf of any other party at any time before the signature of this Agreement; and

] waives all rights and remedies which, but for this subclause 4.2, mighi otherwise be
svailuble to it in respect of any such express or implied representation, warranty, collaters!
contracl or other assurance.

4.3 Nething in the preceding subelause 4.2 limits or excludes any liability for fraud.

. Scverability

The provisions conlained in ecach clause and subclavse of this Agreement shall be enforceable
independently of each of the others and their validity shail not be affected if any of the others are
invalid. If any of those provisions is void but would be valid il some part of the provision were
deleted, the provision in question shall apply with such modification as may be necessary 1o make i1
valid,

6. Payvments

Unless otherwvise agreed in the case of & given payment, cach pavinent fe be made under this
Agreement shall be made within seven days of receipt by the Customer of an invoice from the/g

0037804.0000011 BN:1854300.8 2



1.1

1.3

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

Notices

Any nolice or other communicalion to be given vider 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:

1o the Landlord at: to the Customer at:

¢/o Properly Manager 629/1 Nawaminir Road, Nuanchan,

11 Q. House Sathomn Building. M, G and Buengkoom, Bangkok 10230, Thailand

LOth Floors, South Sathorn Road, Sathorn,

Bangkok 10120, Thailand

Fax: 02 679 1824 Fax: 02 797 9816

Marked for the attentjon of: Fhe Chiel marked for the attention of Vorapon Techa-
Executive Officer of KTAM, akrakul, 1lcad of Property Management,

With a copy to:

629/1 Nawaminlr Road, Muanchan,
Buengkoom, Bangkok 10230, Thailand
Fax: 02 797 9312

marked for the attention ofi Anusara
Chokvanitphong, Legal Director,

or at such other address or fax number as it may have notified 10 the other partly in accordance with
this elause. Any notice or other document sent by post shall be sent by prepaid registered post or by
prepaid airmail (i elsewhere),

Any natice or other {ormal communication shall be deemed 10 have been given:
{n} il delivered, at the time of delivery; or
b if posted, at 10.00 a.m. on the second business day alter it was putinto post; ot

(¢) il sent by fnx, on the date of transmission, if transmiticd before 3.00 p.m. on any business
day, and in any other case on the business day following the date of wansmission.

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

Counterparts

This Agreement may be exceuted in any number of counterparts, all of which, taken 1ogether, shall
constitute one and the same agreement, und any party (including any duly authorised representative
of a parly) may enter into this Agrecment by executing a counterpart. Facsimnile signatures shall be
valid and binding provided the original signatures are delivered to the other party immediately after
the execution /g

0037904-0000011 BN:1854300.8 3



9.1

9.2

23

9.4

10.

10.1

.

12,

13.

13.1

Geueral

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

The rights of each party under this Agrecment:
{a) may hc exercised a5 often as neecssary;

(3] uniess 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 specificnlly.
Delay in exercising or non-exercise of any such right is not a waiver of that right.

A waiver {whether express or implied) by onre of the parties of any of the provisions of this
Agreement or of any breach of or defaull 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
subscquently enfarcing any of the provisions of 1his Agreement not waived or from acting on any
subsequent breach of or default by the other party under any of the provisions of this Agreemem,

Forece Majeure

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

Subjeet to the party so delaying promptly notifying the other party in writing of the cause aixi the
likely duration of the delay and provided that the party shall use reasonable endeavours 1o Hmit the
effeet of such event on the other pariy, the performance of The delaying party's obligations, to the
extent atfected by the delay, shall be suspended during the period that the causc persists.

Term of Services

The term of the Services in relation to the Leased Space is len years or until termination or
expiration of the Lease Agreement whichever is the carlier.

Governing Law

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

Thailand.
Arbitration

Any dispute, elaim, difference or controversy arisiig 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 cansequences of its nullity and any dispute relating 10 any non-
contractual obligations arising owt of or in connection with it (for the purpose of this clause 13, a
Dispute), shali be referred 1o and finally resolved by arbitration under the Arbitration Rules of the
Thai Arbitration Institute, Office of (e Judiciary applicable at the time of submission of the Dispute
w arbitration (the Rutes) and 1he conduet of the arbitration thereof shall be under the auspices of the
Thai Arbitration Institule. g

Q037904-0000011 BN:18543C0.8 4



3.2

13.3

13.10

The Rules are incorporated by roference 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 sccordance
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 wilh clause 7 (Notices) to the extent
permitied by applicable lavw,

The Arbitral Teibunal shall have the power to rule on its own jurisdiction, including any objections
with respeet to the existence, validity, or effectiveness of the arbitration egreement, 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 circnmstances.

Defnult by any parly shall not prevent the Arbitral Tribunal from proceeding to render an award,

Any award of the Arbilral Tribunal shall be final and binding on the parties. The parties underiake
lo carry out any award withoul defay and shall be decmed 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 sitd content of the orbitral proceedings and any rulings or award shall be kept
conlidential by the parties and members of the Arbitral Tribunal excepl;

6)] to the extent that disclosure may be required of a party 10 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 otfier judicial authority;

{b) with the consent of al] parties;
(e} where needed lor the preparation or presentation of a claim or defence in this arbitration;

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

(e) by order of the Arbiltral Tribunal upen application of a party./¢

0037204.0000011 BN:1854300.8 5



IN WITNESS WHEREOF, the parties have exceuted this Agreement in the prescnee of witnesses al the

place and date stated above.

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

- Ynitony w1 agm a7 TN

in the presence of:

SIGNED for and an behali of
TESCO LOTUS RETAIL
GROWTH FREETIOLD AND
LEASEHOLD PROPERTYY
FUND

by Krung Thai Asset Management
Public Company l.imited as
Management Company acting by
ils altorneys:

WrSamdng Bosppomuirt  and
Beg. Dhovinds Hug ol nael

in the presence of:

in the presence oft

0037504-0000017 BMN:1854300,8

Wilness's signature; o=

Name C‘\\"" }’:‘"‘CC“-‘
£30-132 Sindhorn Building 111
Address: 931 - Plowr Wirsless: Rowud: Eumpinis- -
Pathumwan, Bangkok 10330
Tel. 0-2263-7600)

‘_‘u B le ',

Witness's signature: fide

Name: ™5 Fonua l.-hngsrigﬁ‘mn
0 fl-tlive lew .
Address: ,].5/ fireltss Road, Phdiumuan, SEK

.......... C///;{ ol T

Wilness's signature: //%w‘{“' /)"/"’74
Name: fﬂ* Nop{\am‘} Qerkpisu'l‘

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



PART 2 OF THE SERVICE AGREEMENT
TERMS AND CONDITIONS

Part 2 forns an integral part of the Services Agreement belween Tesco Lotus Retail Growth Frechold And
Leasehold Property Fund and Ek-Chai Distribution System Co.,, Ltd dated 25 November 2012,

1.

0037304-0000011 BN:1854300.8

Definitions

Unless otherwise specifically defined in uny parl of this Agreement, the following terms and
expressions shall have the meanings as set out as Tollows:

Common Areas neans any area and wlilities within the Shopping Mall provided for the comnton
use by the Landlard and the Customer, including their cuslomers, suppliers or olher people doing
business with them,

General Services means any services stated in Part 3 of this Agreement which the Landlord mus
provide (o the Customer.

Leased Space means a lensed arca 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 'art 4,

Sevvice Fee meuns a sum of money that the Customer mwusi pay (o the Landlord in consideration for
the Services, Generl Services andfor Special Services provided by the Landlord to the Customer at
thie mtes and within the period specified in this Agrecment.

Services means any acts which the Landlord must do to perform its obligntions under this
Agreement on a reciprocal basis for the direel or indireel convenience, comforl and benelit of the
Customer.

Shoapping Malt means the building, place and surrounding area as mentioned in Recital (A), Parl
of this Agrcement,

Speeial Services means any services which this Agreement stales that the Landlord must
specifically provide 10 the Customer,

Specific Payment meuns any expenses such as telephone charges, cleaning and/or maintenance or
repair service expenses, including the cost of spare purts of any Special Equipment as specifically
specificd in this Agreement that the Customer must pay to the Landlord, any relevant private
entitics, governmen! agencics or state enterprises,

Special Equipment means any cquipment provided by the Landlord which forms a part of the
Services 1o be speeifically provided to the Customer at the Leased Space.

Common Amenities and Services means any amenities and services, c.g. escalators, moving
walkways, security guard services, nir-conditioning system and/or internal traffic control system
provided for the common use by the tenanis of the Shopping Mall (including the Customer) and
their personnel, customers, suppliers and any persons doing business with them.

Services

To previde the Services, the General Services and the Special Services, the Landlord shill observe

and follow the stndard yules and procedures as currently applied o ils own business at they,
22 1
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2.2

2.3

EN

3.2

34

Shopping Mall and in relation to the Common Areas by using the appropriate materials, things,
equipment, tools, spare parls and/or manpower in the form and capacity currently applied 1o the
Shopping Mall.

Ifthe Landlord provides Special Equipment (e.g. the telephone and telecommunieations systems) or
other things to the Customer, the Landlord must ensure that the feaures 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 Scrvices so [ae as practicable.

Unless otherwise exempted under any elause of this Agreement, i the Landtord provides or installs
any equipment stated in the above paragraph, the Customer agrees to pay the materials, equipment,
lools. labour fee and other necessary charges to the Landlord on an actual cost basis.

Use of Services

The Custamer agrees to use the Scrvices, the General Services and the Special Services under this
Agreemenl on a saving, peaceful and tidy basis with environmental awareness of public health,
public arder, culture and wraditions and good morals of the people. The Customer must not do any
et which may (I) cause losses or damage (o the Leased Space, the Shopping Mall and the Common
Areas or the Common Amenities and Services; or (i) cause or result in a nuisance, annoyance or
disturbance 10 the other tenants of the Shopping Mall, their customers, persennel and other people al
the Shopping Mall and in relation to the Common Areas or the Common Amenitics and Services,
The Customer must strictly comply with all applicable rules and regulations notified by the Landlord
at the Shapping Mall at all times.

if the Customer needs 1o use any lools, cquipment, machinery, devices. fumiture, applinnces,
hazardous substances and Nammable substances in the operation of its business, it must ensyre that
the features and specilications of those tools and devices are appropriate and compatible with
various systems and ihe architectural and interior designs of the Shopping Mall. The Customer is
also responsible for applying for and maintaining, at its sole expense, all necessary licences, permits
and authorisations {or the operation of its business or other purposes as required by all applicable
Jaws, rules, natifications and regulations of any relevant govermment agencies and state enterprises.

Before installing any wols, equipment, machinery, devices and appliances for the toading, storage,
gonveyance or use of the hazardous or flammable substances which are to be kept within the Leased
Space or lo 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 specilications, licences,
permits and other supporting documents and technical information 1o prove to the complete
satisfaction of the Landlord that the Features and technical specifications of those tools, cquipment,
machinery. devices and appliances are appropriate and compatible with various systems and the
architectural and interfor designs of the Shopping Mall, Within 15 days after receiving notice and
all supporting information mentinned above from the Customer, the Landlord must nolify the
Customer of the decision whether the proposed installation or use within the Leased Space is
approved or not. In making such deeision, the Landlord must exercise its fair and reasonable
discretion, taking into account the concerns over the engineering, techaical, architeclural and interior
design aspects,

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

If the Customer has the right to transfer its rights and obligations under the Lease Agreement, e
parties agree that the Customer impliedly has the right to transfer its rights and obligations under
this Agreement,/g

0037904-000001 1 BN:1854300.8 8
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4.2

6.3

A

7.2

Pavment af the Service Fee, Mainienance Fee and oiber expenses

As long as this Agreement remains effective, the Customer agrees to pay the Service Fee and the
Maintenance Fee 1o the Landlord in accordance with the form and procedures and within the date
and time specified in this Agreement,

IT the Customer musl pay a Specific Payment, it agrees (o 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,

il the Customer does not pay within the time specified in this clause, it agrees lo pay interest on the
overdue amount at the wte of |5 per cent, per annun calculated from the due date for which that
amount becomes due until full pavment of the overdue amount is made to the Landlord,

Taxation

The Landlord is soiely responsible for all taxes, duties and levies relating 10 the operation of its own
business.

The Customer is solely responsible for all 1axes, duties and levies relating to the operation of its own
business, 1t zlso agrees to pay all duties (duty stamps) assessable on or payable in relation 1o this
Agreement, the Service Fee and the Specific Payment,

Liability for damnge or losses

I any damage, injuey or dealh is coused by a willlul act or gross negligence o the Landlord o its
afficials or employees, the Landlord shall be liable for (and indemnily against) the damage to the
Customer's propeity,

I any damape, injury or death is caused by a willlul act or gross negligence of the Customer or its
officials or ecmplayees, the Customer shall be liable for (and indeinnify against) the damage to the
Landlord's property and the injury or death of » third party (this includes an official or employee of
the Landlord),

Except othenvise specified in this Agreement, no purty may claim from the other parly damages for
indirect or consequential Toss including, but not limited 1o, loss of opportunity, loss of profit, accrual
ol interest on any loans used in the investment or as working capital or other similar finances.

Default and consequences

If the Customer does not satisly the requirements regarding the "Use of Services” (clause 3 hercof),
the Landlord may make a protest or warning 1o the Customer, suspend the Customer's use or
enjoyment of afl or any parts of the Services, or forbid any act done by the Customer which may
breach, contravene or conftict with clause 3 of this Agreement. f the Landlord has taken such
action in a beliel in good faith that the Customer's non-compliance may materially affect the
Shopping Mall, uny users of the Shopping Mall or any neighboring buildings or residents {after
analysing the circumstances and engineering or lechnical issucs) and the Landlord or its authorised
representative responsible for managing the Shopping Mall has made the waming or protest of'
potentinl danger, but the Customer continues 1o acl against the warning, then the Landlord may
lerminate this Agreement without prior notice,

in addition to the Landlord's right to collect the default interest in case of the Customer's default on
payment of the Service 'ee or any amounts payable 1o the Landlord, if the Customer defaults on
pavmemnt of the Service Fee or any smounts pavabic to the Landlord consecutively twice and the
Landlord sends notice demanding payment at least once to the Customer, the Landlord may nlsoyg

DO37804-00000% 1 BN:1854300.8 g



immediately terminate this Agreement and seize the sccurity deposit provided by the Customer to
secure the performance of its obligations under this Agreement.

8. Cross defanlt

If the Lease Apreement between the partics 1o this Agreement is terminated for any reasen, this
Agreement shall immediately and without notice terminate. Termination of 1his Agreement under
this clause shall not prejudice each parly's rights acerued under this Agreement on or before the

termination hcrcof.[,_n;
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PART 3 OF THE SERVICE AGREEMENT

SCOPL OF SERVICES

Part 3 forms an integral part of the Services Agreement between Tesco Lows Retail Growih Freehold And
Leaschold Property Fund and Ek-Chai Distribution System Co., Lid. dated 284 November 2012,

I

Common Amenitics and Services

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

()

(4)
&)

(8)

)

the general administration and management services relating to the Shopping Mall and ithe
precurement of persannel to carry out the general administration and management services;

the areas available for the common use by the tenents of the Shopping Mall (including the
Customer) and their personnel, customers and the public during the opening hours of the Shapping.
Mall:

clectrical tools, equipment and machinery used to support the services stated in (1), including the
lighting system within and outside the Shapping Mall:

the ventilation and air-conditioning system;

the cleaning and general maintenance services with respect to the nearby area and the common
properly, ¢.g. the halls, corridors, footpaths, the landscape, intevior and exterior area of the Shopping
Mall, including the water drainage system, the wasiewater centralization and treaiment and he
Leased Spaee (except if this Agreement states that the cleaning of the Leased Space is one of the
Specinl Services)

the availability and maintenance of public toilets and accessorics;

the free parking lots available to automotives and other vehicles within the compound of the
Shopping Mnll (if’ the Shopping Mall is located in a department store owned by a (hird party, this
includes the free parking lots made available by the depariment store). However, the permission to
use the parking fots cannot be construed as the Landlord’s underiaking to act as the depositary of the
others' property or to assume liabilitics for any loss or damage to the automotives or other vehicles,
their parts or any property located in or attached to those aulomotives or vehicles;

the general security servives to safeguard the Shopping Mall and facilitate the intemal traffic, (he
availability and maintenance of alarm system, fire preveniion or extinguishing system and their
equipment for use in the Shopping Mall as the Landlord deems appropriate, mainly taking inte
account the size of 1he Shopping Mall, the functionality of the systems and equipment and the
applicable laws, rules and segulations; and

other services as the Landlord and the Cuslomer may agree in writing on a case by case basis. ;¢
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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 Freechold And
Leasehold Property Fund and Ek-Chai Distribution System Co., Lid. dated 2 & November 2012,

1. Sorvice Fee

The parties agree that the Serviee Fee in relation to Ure 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 n
period commencing on the day following the date of completion of the sale and purchase agreement
pursuant 1o whicl the Landlord purchases 1he Shopping Mall from the Customer and cnding 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 o matching period and the partics shall negatinte in good faith 1o agree the Service Fee
for the period of such renewal provided that the Service Fee shall continue to be subject to a t0% increase
every third year for the entire tength of this Service Agreement sterting in the fourth year (and then in the
seveath year, tenth year, third year of any renewal, sixth year of any renewal, cie),

im respeet of Hypermarkei, in respeet of Food Court Service Fee per month
Year of Maintenanee Ares, Back
Initinl "Term Offices and Warehouse {y) {wiy)
()
1 1,572,677 151,890 1,724,567
2, 1,572,677 151,890 1,724,567
3. 1,572,677 151,890 1,724,567
4. 1,729,944 167,079 1,897,023
3. 1,729,944 167,079 1,897,023
6. 1,729,944 167,079 1,897,023
7. 1,902,939 183,787 2,086,726
8. 1,902,939 183,787 2,086,726
9. 1,902,939 183,787 2,086,726
1. 2,003,233 202,166 2,205,399
2. Mainienance Fee

In addition to the Scrvice Fee the Customer shall pay to the Landlord 70% (or such other propertion 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 (clectrical system), waste water treatment, all
pumps {CDP, CHP, water baoster pump) and Fm200/Vesda (the Maintenance Fee)./ g
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NunAdannalumald Tasia (U904 Hypermarket)

15 i Mdviisory [

a ar =l PR
uTsEn 15 nusnm TN 9INA

1 [ )
NINDENTNEAL




%

NunAdannalumald Tasia (U904 Hypermarket)

16 [ Adlvfisarey [

NANTNENINEAY
o A =l = L
uiti 10 ilsnwgaiia d1im




1T UNUAZUANINY (Back Office)
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UsiunAudaIs (Food Court)
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UTUNUANLLLDNS (Permanent Tenant)
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UTUNUANLLLDNS (Permanent Tenant)
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uszuulnfd19e9 (Generator)
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NugzULlsuaInie (Air Cooled Chiller)
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uszuvtleaiudnAsie (Fire Protection System)
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suszuvtleaiiudaAsie (Fire Protection System)
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