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J00011523 & J00011524 (SO/JR/HV/cm2)

Liability limited by a scheme approved under Professional Standards Legislation.

Introduction
Adrian Wong
Oriental Holdings Berhad
1st Floor, 25B Lebuh Farquhar
10200 Penang

Email: wong.adrian.ohb@gmail.com

Dear Adrian,

RE: VALUATION CERTIFICATE
315-319 BURWOOD HIGHWAY, BURWOOD EAST, VIC
319-323 SWANSTON STREET, MELBOURNE, VIC

This Valuation Certificate has been prepared for Oriental Holdings Berhad for submission to the Bursa Malaysia Securities Berhad  
in relation to a Circular to Shareholders to seek approval for a related party transaction in respect of 315-319 Burwood Highway, 
Burwood East, VIC and 319-323 Swanston Street, Melbourne, VIC (‘the subject properties’). This Valuation Certificate is for the 
inclusion in the circular to shareholders of Oriental Holdings Berhad. Any reader of the Valuation Certificate contained within the 
circular does so for information purposes only and on a no liability basis. Shareholders are not entitled to rely on this Valuation 
Certificate. Should the reader have any concerns in this regard, we recommend they seek their own independent valuation advice.

In accordance with the instructions from Oriental Holdings Berhad to value the following subject properties (“Subject Properties”),
we have undertaken an inspection of:

315-319 Burwood Highway, Burwood East on 31 March 2023 and the date of valuation is 31 March 2023

319-323 Swanston Street, Melbourne on 28 March 2023 and the date of valuation is 28 March 2023

This valuation has been prepared in accordance with the definition of Market Value adopted by the International Valuation
Standards Council (IVSC) and endorsed by the Australian Property Institute (API) as set out below:

‘Market Value is the estimated amount for which an asset or liability should exchange on the valuation date between a willing
buyer and a willing seller in an arm’s length transaction, after proper marketing and where the parties had each acted 
knowledgeably, prudently and without compulsion.’

In considering this definition, the International Valuation Standards which have been adopted by the API, defines a willing seller 
as follows:

‘A willing seller is neither an over eager nor a forced seller, prepared to sell at any price, nor one prepared to hold out for a price 
not considered reasonable in the current market. The willing seller is motivated to sell the property at market terms for the best 
price attainable in the (open) market after proper marketing, whatever that price may be.’

This Valuation Certificate and associated Valuation Report have been prepared in accordance with the relevant provisions of the 
Asset Valuation Guidelines SC-GL/AV-2009 (R1-2017) issued by the Securities Commission Malaysia together with the relevant 
provisions of the Australian Property Institute’s Australia and New Zealand Valuation and Property Standards.

This Valuation Certificate is prepared in accordance with the assumptions and disclaimers enclosed within our formal Valuation 
Report. For all intents and purposes, this Valuation Certificate should be read in conjunction with our formal Valuation Report. 
This Valuation Certificate has been solely prepared for inclusion in the circular to the shareholders of Oriental Holdings Berhad in
connection with the stated purpose only and is subject to the terms and conditions of our retainer.

We confirm that the subject property was inspected by both valuers.
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VALUATION CERTIFICATE FOR THE AUSTRALIAN SUBJECT PROPERTIES (Cont’d) 

315-319 Burwood Highway, Burwood East & 319-323 Swanston Street, Melbourne, VIC Page ii

Summary – 315-319 Burwood Highway, Burwood East

Valuation
Date of Inspection 31 March 2023
Date of Valuation 31 March 2023
Market Value AUD $33,800,000 exclusive of GST

(THIRTY THREE MILLION EIGHT HUNDRED THOUSAND AUSTRALIAN DOLLARS)

Or the equivalent Market Value sums are equivalent to (based on an exchange rate of 
AUD1.00:RM2.9624, being the exchange rate published by Bank Negara Malaysia on 31 
March 2023, being the date of valuation):

MYR 100,129,120 exclusive of GST
(ONE HUNDRED MILLION ONE HUNDRED TWENTY NINE THOUSAND ONE HUNDRED 
AND TWENTY MALAYSIAN RINGGIT)
Source: https://www.bnm.gov.my/currency-converter

Prepared By
Valuer James Ruben AAPI MRICS

Associate Member – Australian Property Institute

No. 69097

Royal Institute of Chartered Surveyors Member 

No. 6851815

Certified Practising Valuer
National Director – Specialised Assets
Primary Signatory

Hannah Vale AAPI

Associate Member – Australian Property Institute

No. 104607

Certified Practising Valuer
Senior Valuer – Specialised Assets
Primary Signatory
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Summary – 319-323 Swanston Street, Melbourne

Valuation
Date of Inspection 28 March 2023
Date of Valuation 28 March 2023
Market Value $27,200,000 exclusive of GST

(TWENTY SEVEN MILLION TWO HUNDRED THOUSAND DOLLARS)

Or the equivalent Market Value sums are equivalent to (based on an exchange rate of 
AUD1.00:RM2.9423, being the exchange rate published by Bank Negara Malaysia on 28
March 2023, being the date of valuation):

MYR 80,030,560 exclusive of GST
(EIGHTY MILLION AND THIRTY THOUSAND FIVE HUNDRED AND SIXTY MALAYSIAN 
RINGGIT). 
Source: https://www.bnm.gov.my/currency-converter

Prepared By
Valuer Shaun O’Sullivan B.Bus (Prop) AAPI

Certified Practising Valuer
Australian Property Institute – Associate Member - 62780
Director
Primary Valuer
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Property Specific Assumptions

Verifiable Assumptions

REGULAR INSPECTIONS SHOULD BE UNDERTAKEN TO ENSURE ADEQUATE MAINTENANCE IS CARRIED OUT 
TO PREVENT ANY DETERIORATION OF THE BUILDING AND/OR PLANT AND EQUIPMENT. 

THE CAPACITY OF A HOTEL TENANT TO PAY RENT IS DEPENDENT ON THE PERFORMANCE OF THE 
ACCOMMODATION BUSINESS. BUSINESSES OF THIS NATURE ARE EXTREMELY SENSITIVE TO 
MANAGEMENT AND ECONOMIC TRENDS. OUR VALUATION IS CONDITIONED ON THE PROPERTY BEING 
OPERATED UNDER THE PRINCIPAL OF AVERAGE COMPETENT MANAGEMENT, WHEREBY INDUSTRY 
STANDARD OPERATIONS ARE IMPLEMENTED AS A MINIMUM.

WE UNDERSTAND FROM DISCUSSIONS WITH THE MANAGING AGENT THAT PART OF THE RENT THAT WAS 
PAYABLE IN 2020 AND 2021 FOR TWO TENANCIES (HOTEL AND ONE RETAIL SHOP) WAS DEFERRED 
PURSUANT TO A SIDE AGREEMENT IN RELATION TO COVID19 RENTAL RELIEF. THIS DEFERRED RENT IS 
NOW BEING REPAID BY THE TENANTS. WE HAVE NOT INCLUDED THE DEFERRED RENTAL PAYMENTS IN 
OUR VALUATION ASSESSMENT AND ASSUME THAT NO FURTHER RENT RELIEF WILL OCCUR.

THE MARKET VALUE OF THE SUBJECT PROPERTY DOES NOT FORM PART OF THE BASIS OF DETERMINING 
THE PURCHASE CONSIDERATION OF THE CONTEMPLATED PROPOSED ACQUISITIONS AND THE VALUATION 
CERTIFICATES FOR THE PROPERTIES WILL SOLELY BE ENCLOSED FOR SHAREHOLDERS' INFORMATION 
PURPOSES ONLY.

DURING OUR INSPECTION OF THE PROPERTY, WE NOTED BUILDING CLADDING PRODUCTS THAT MAY 
INCORPORATE ALUMINIUM COMPOSITE PANELS (ACP), EXPANDED POLYSTYRENE (EPS) OR SIMILAR 
PRODUCTS. WE ARE UNABLE TO IDENTIFY WHETHER THESE COMPONENTS ARE COMPLIANT WITH 
CURRENT AUSTRALIAN BUILDING REGULATIONS. THE PRESENCE OF ACP, EPS OR SIMILAR PRODUCTS 
MAY CREATE A SAFETY RISK AND THEREFORE WE RECOMMEND THAT ANY PARTY RELYING UPON THIS 
VALUATION MAKE THEIR OWN ENQUIRIES AND SATISFY THEMSELVES IN RESPECT OF THE COMPLIANCE 
OF THE CLADDING SYSTEM WITH APPROVALS AND RELEVANT LAW, LEGISLATION, LEGAL CODES AND OR 
STANDARDS. WE HAVE NOT INCLUDED ANY CAPITAL ALLOWANCES TO ADDRESS THE PRESENCE OF ANY 
SUCH PRODUCTS, AND IN THE EVENT THAT THE PRESENCE OF ACP, EPS OR SIMILAR PRODUCTS IS 
CONFIRMED, WE RESERVE THE RIGHT TO REVIEW AND AMEND THIS VALUATION. 
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Risk Assessment

Market

Investment A higher inflationary environment is expected to persist over the short to medium term. The
Reserve Bank of Australia started a period of monetary policy tightening in May 2022. In addition 
to the recent rate increases, further rises are anticipated over the short- to medium-term.

The key driver for the subject hotel is business/corporate travel and those travelling to visit 
friends and family.

The property would likely require a selling period of in the order of six months assuming a 
professional marketing campaign. 

The most probable purchaser would be a managed investment fund, private investor, or a real 
estate investment trust.

Occupancy The hotel is branded as the Quest Burwood East, which is considered to be an appropriate brand 
and product positioning for the asset. Quest is a well-established brand in Australia with, more than 
30 years of ongoing operations. The current Quest portfolio includes 170 hotels throughout 
Australia, New Zealand, the UK and Fiji where all are a mixture of franchised, managed and leased 
operations.

We note this Lease is subject to a Step-in Deed between the Tenant, Landlord and Franchisor, 
wherein upon default of the Tenant, the Franchisor ultimately resumes as the tenant.

The retail tenancies are operated as a gymnasium and physiotherapist clinic, both of which are 
considered to be appropriate and complimentary to the mixed use development and its location.

Asset The subject property comprises 55 serviced apartments including several dual key apartments,
providing a total of 91 keys. The property also includes two ground floor retail tenancies of 
substantial size (591 and 944 square metres). 

The property provides for a multi-deck car park for 157 cars.

The current use is considered to be consistent with the highest and best use of the property.

Cash Flow Profile The hotel is currently subject to a 10 year lease which expires in May 2029 with four further 
terms of five years each.

The gym is subject to a 5 year lease which expires September 2024 and includes several option 
periods. 

The smaller retail tenancy (591 square metres) is subject to a 10 year lease which expires in 
November 2032 and includes several options periods.

The passing rents for the leased areas are considered to be at market levels. 

The outgoings are considered to be at market levels and each tenant is responsible for a 
proportionate share of building outgoings. 

There is an outstanding rent-free period (incentive) equating to a present value of $163,234.

The leases are semi-gross leases. The hotel does not pay any rates and taxes and the retail
tenants do not pay any land tax.

Asset Management Given the size and complexity of the asset, professional asset management is recommended.
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Information Relied Upon

Information Sources
The information provided by the managing agent and that has been relied upon for the purpose of this valuation is noted as 
follows:

Building Plans, Project No. M1425, prepared by K2LD Architects, 2018;

Tenancy Schedule as at 24 March 2023;

FY23 Council Rates Notices;

Water Rates Notices;

Insurance Invoices;

Copies of Lease Documents; and
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Executive Summary

Instructions
Prepared for Adrian Wong Tet Look.

Oriental Holdings Berhad
Reliant Party Oriental Holdings Berhad
Purpose For submission to Bursa Malaysia Securities Berhad in relation to a Circular to Shareholders 

to seek approval for a related party transaction.
Interest Valued Fee simple (freehold) subject to the existing leases

Property Details
Address 315-319 Burwood Highway, Burwood East, VIC
Registered Proprietor OAM (Aust) Pty Ltd
Title References Volume 11067 Folio 639
Site Area 6,013 square metres
Location The property is located in Burwood East, Situated approximately 21 kms, by road, east of the 

Melbourne CBD.
Planning ‘MUZ – Mixed Use’ zone pursuant to the Whitehorse Planning Scheme. 
Description The subject property is a mixed use building comprising a hotel and two ground floor retail 

tenancies together with multi-deck car parking for 157 cars.
The hotel is modern, purpose-built and is currently branded and operated as the Quest 
Burwood East, providing a total of 55 apartments or 91 keys, configured within studio, one, 
two and three bedrooms. The Quest Apartment Hotels brand is rated as an upscale 
accommodation product offering by the STR Global Ratings system. 
The two ground floor retail tenancies are currently operating as T1 Fitness and Kieser 
Burwood East.

Occupancy The larger retail tenancy (944m2) is leased to T1 Fitness with a lease expiring September 
2024 and the smaller retail tenancy (591m²) is leased to Kieser Burwood East on a new 10 
year term expiring November 2032. The hotel is leased to Quest Burwood East Tenancy Pty 
Ltd and operated as a Quest Apartment Hotel, subject to a franchise agreement with Quest 
Serviced Apartments Pty Ltd. This lease is for a 10 year term expiring 19 May 2029 with four 
further terms of five years each (a total of 20 years).

Guest Rooms 91 keys, configured as 55 single and dual key serviced apartments.
Car Spaces 157 multi-deck car bays.
WALE 5.74 years – by Area

5.93 years – by Income
Vacancy Nil.
Highest and Best Use At the date of valuation, the current use of the property as a hotel with ground floor retail is 

considered to be consistent with the highest and best use.



704

APPENDIX VIII(C) 
 

VALUATION CERTIFICATE FOR THE AUSTRALIAN SUBJECT PROPERTIES (Cont’d) 

315-319 Burwood Highway, Burwood East & 319-323 Swanston Street, Melbourne, VIC Page 6

Valuation
Valuation Approaches Capitalisation of Net Income (Primary Approach), Discounted Cash Flow Analysis (Primary 

Approach) and Direct Comparison (Secondary Approach).
Date of Inspection 31 March 2023
Date of Valuation 31 March 2023
Market Value AUD $33,800,000 exclusive of GST.

(THIRTY THREE MILLION EIGHT HUNDRED THOUSAND AUSTRALIAN DOLLARS).

Or the equivalent Market Value sums are equivalent to (based on an exchange rate of 
AUD1.00:RM2.9624, being the exchange rate published by Bank Negara Malaysia on 31 
March 2023, being the date of valuation):

MYR 100,129,120 exclusive of GST
(ONE HUNDRED MILLION ONE HUNDRED TWENTY NINE THOUSAND ONE HUNDRED 
AND TWENTY MALAYSIAN RINGGIT). 
Source: https://www.bnm.gov.my/currency-converter

Prepared By
Valuer James Ruben AAPI MRICS

Associate Member – Australian Property Institute

No. 69097

Royal Institute of Chartered Surveyors Member 

No. 6851815

Certified Practising Valuer
National Director – Specialised Assets
Primary Signatory

Hannah Vale AAPI

Associate Member – Australian Property Institute

No. 104607

Certified Practising Valuer
Senior Valuer – Specialised Assets
Primary Signatory
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Location

Map

Source: UBD Gregory Australian City Streets

Source: UBD Gregory Australian City Streets



706

APPENDIX VIII(C) 
 

VALUATION CERTIFICATE FOR THE AUSTRALIAN SUBJECT PROPERTIES (Cont’d) 

315-319 Burwood Highway, Burwood East & 319-323 Swanston Street, Melbourne, VIC Page 8

Road System, Access, and Exposure
Situated Situated on the corner of Burwood Highway and Mahoneys Road.

Located in the suburb of Burwood East, approximately 46kms, by road, south east of 
the Melbourne Airport and approximately 21 kilometres by road, south east of the 
Melbourne CBD.

Road Service Burwood Highway is a six lane, dual carriageway arterial road, with parallel tram tracks 
located in the centre of the road.

Mahoneys Road is a local road. It features two lanes (one in each direction) and is a 
bitumen sealed thoroughfare with parallel parking on both sides.

Arterial motorways such as the Monash Freeway are within easy access from a 
vehicular perspective.

Access The main pedestrian access is from Burwood Highway.

The main vehicular access is from Mahoneys Road, with a driveway leading directly to 
the multi-deck car parking on the upper ground level and level 1.

Exposure The location affords good levels of exposure.

Surrounding Development
Burwood East is a well-established, mixed-use metropolitan suburb approximately 25 kilometres by road form the Melbourne 
CBD. The suburb provides for a diverse range of land uses, including residential, retail and office uses. It is well serviced by public 
transport and major roadways. Notable locations within Burwood East include the Burwood One Shopping Centre, Tally Ho 
Business Park and the Burwood Oval, cycling track and tennis club.

Public Transport
Train Station Approximately 250 metres from the nearest tram stop on Burwood Highway.

Bus Stop Approximately 250 metres from the nearest bus stop on Burwood Highway.

Train Station Glen Waverley Railway Station is located approximately 4 kilometres south.

Access to the property is easy and direct via both public and private modes of transport.

Services
All usual urban services are connected or available to the property.
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Title Details and Land Description

Particulars
Title Reference Description Registered Proprietor

Volume 11067 in Folio 639 Land in Plan of Consolidation 370678G OAM (Aust) Pty Ltd.

A copy of the title search, dated 23 March 2023, is attached as an Annexure to this report.

The current title includes a mortgage to United Overseas Bank Limited, which we assume would be extinguished if the property 
were to be transferred. 

The notations on title are not considered to have a negative impact on value.

Refer to Critical Assumptions and Qualifications – Title.

Land Description
The land comprises an irregular shaped corner allotment. We have not undertaken any check measurements and relied on the 
site areas stated on the Plan of Consolidation.

Frontage/Boundary Length Extract of the Plan of Consolidation

Burwood Highway Frontage 76.2 metres

Mahoneys Road Frontage 73.3 metres

Northern Boundary 80.76 metres

Western Boundary 68.8 metres

Total Site Area 6,013 square metres
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Improvements

Overview
The subject property is a mixed use building comprising a hotel and two ground floor retail tenancies together with a multi-deck car 
park for 157 cars.

The property is arranged across 7 levels, with the composition of each described below.

Level Overview Guest Hotel Keys

Lower Ground Retail A premises (Kieser Burwood East).
Hotel administration office, luggage room, entrance lobby and reception.
Common male/female amenities, building services room and pump room. 

-

Upper Ground Retail B premises (T1 Fitness)
61 car spaces, 2x waste rooms, storage & service rooms and a substation.

-

Level 1 96 car spaces, hotel conference rooms x 2, pre-function area, linen store room, 
cleaners and waste store rooms. 

-

Level 2 Hotel Guest Rooms, linen room, waste chute, lift lobby lounge, hotel gymnasium, 
guest laundry, outdoor courtyard with BBQ area.

26

Level 3 Hotel Guest Rooms, linen room, waste chute, lift lobby lounge. 25

Level 4 Hotel Guest Rooms, linen room, waste chute, lift lobby lounge. 25

Level 5 Hotel Guest Rooms, linen room, waste chute.
Rooftop services.

15

Total 91 keys

Presentation, Condition and Utility
The building was constructed approximately 3 years ago and appears to have been adequately maintained, remaining in a good 
decorative order throughout. From our observations the building appears in sound structural condition with all services operating 
satisfactorily. In our opinion the property appears to have been adequately maintained having regard to its age and the purpose 
to which it is used.

Refer to Critical Assumptions and Qualifications – Presentation, Condition and Utility.

Hotel Component
The hotel component is a modern purpose-built building that is currently branded and operated as the Quest Burwood East, 
providing a total of 55 apartments or 91 keys, configured within studio, one, two and three bedrooms. The Quest Apartment Hotels 
brand is rated as an upscale accommodation product offering by the STR Global Ratings system. Hotel facilities include two 
conference/meeting rooms, a courtyard with BBQ area, guest laundry and a gymnasium.
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Photographs – Guest Rooms

Typical Guest Room Layout Typical Kitchenette Typical Bathroom Finishes

Typical Guest Room Level Corridor Lift Lobby Lounge Typical Balcony Furniture

Typical Two Bedroom Apartment Dining & 
Kitchen

Typical Bedroom Typical Apartment Living and Dining Area
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Meeting / Conference Facilities
The property includes a large dynamic meeting and conference room on Level 1 that is configured with a retractable wall that 
allows the space to be configured as one or two function rooms. There is an additional pre-function area, referred to as the 
“Business Lounge”, located adjacent to the conference room with lounge seating which overlooks the lightwell to the Upper Ground
Floor level below.

We provide below inspection photographs related to the meeting room facilities. 

Photographs – Meeting / Conference Facilities

Dynamic Meeting Room Business Lounge Dynamic Meeting Room

Recreational and Other Improvements
The property additionally provides for the following recreational facilities and other improvements:

Luggage storeroom;

Gymnasium; and 

Guest Laundry.

We provide overleaf inspection photographs related to the recreational and other facilities. 
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Photographs – Recreational and Other Improvements

Reception Lounge Typical Linen Room On Each Floor Reception / Lift Lobby

Gymnasium Courtyard / BBQ Area Courtyard / BBQ Area

Staff Kitchen Staff Lockers / Back of House House Keeping Laundry

Retail Component
“Retail A” tenancy comprises a lettable area of 591m² and is located to the north eastern portion of the building on the lower
ground level. This tenancy is tenanted by a physiotherapist clinic trading as the “Keiser Burwood East”. The tenancy features a
corner position benefiting from two sides of full height windows which allow for substantial natural light. This tenancy shares male/ 
female amenities located in the Lower Ground Level, with the other tenants in the building.

“Retail B” tenancy comprises a lettable are of 944m² and is located on the southern side of the building, on the Upper Ground 
Level. This tenancy is currently tenanted by a gymnasium operator. The gymnasium is configured with a large central training 
area and subsequent alterations including the conversion of the Loading Bay into a separate group exercise room and a rear staff 
kitchen and lunch room. The tenancy has two entrances being the dominant pedestrian entrance on the southern side of the 
building, fronting Burwood Highway and a secondary access point from within the parent building. The amenities for this tenancy 
are located on the Lower Ground Level and accessed via Lift.

We provide overleaf inspection photographs related to the retail component of the subject property. 
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Photographs – Retail Tenancy A

Central Exercise Area Staff Kitchen Typical Consultation Room

Administration Office Typical Consultation Room Customer Changing Rooms / Bathrooms

Photographs – Retail Tenancy B

Reception Central Training Area Entrance Lobby

Staff Kitchen Staff Area Central Training Area
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Valuation Approaches
In assessing the value of the subject property, we have relied on the income and market approaches.

Discounted Cash Flow (Primary Approach)
The discounted cash flow method is an income approach. It involves formulating a projection of net income over a specified time 
horizon, typically ten years, and discounting this cash flow including the projected terminal value at the end of the projection period 
at an appropriate rate. The present value of this discounted cash flow represents the market value of the property.

Capitalisation of Net Income (Primary Approach)
The capitalisation approach involves estimating the potential sustainable gross market income of a property from which annual 
outgoings are deducted to derive the net market income. This net market income is then capitalised at an appropriate rate derived 
from analysis of comparable sales evidence.

Adjustments to the capitalised value are then made for items including profit rent/shortfall derived from passing rents which are 
above or below market, letting up allowances over vacant areas including foregone rental and outgoings over the assumed letting
up period together with marketing expenses and leasing commissions, short term capital expenditure, outstanding lease incentives 
including rent free periods and committed Lessor contributions.

Direct Comparison (Secondary Approach)
The direct comparison method is a market approach and used within our calculations as a check method of valuation. It involves 
applying a Value Rate to the selected unit of comparison which in this case is the value per key for the hotel and value per square 
metre of net lettable area for the retail component, with the adopted value rate derived from analysis of comparable sales evidence. 
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Sales Evidence
In determining the market value of the subject property, we have considered the available sales evidence. Given the specialised 
nature of the subject property being an accommodation facility with retail component there is generally a paucity of comparable
evidence within proximity of the subject property.

We have therefore considered sales evidence within comparable markets across the eastern coast of Australia. 

Hotel Sales Evidence
The comparable sales evidence that we have considered in our check-approach to valuation is shown below. 

Mercure Hotel, 77 Racecourse Road, Pakenham, VIC

Sale Details
Sale Price $15,800,000 Price Per Key $246,875
Sale Date December 2022 Passing Initial Yield 

(Base Rent of 
$800,000)

5.00%

Number of Keys 64 Market Equivalent 
Yield
(Year 2 rent of 
$900,000 plus 
recoverable outgoings)

5.92%

Analysis
The sale property comprises a newly built serviced apartment hotel, opened in September 2022, featuring 64 guest rooms, a restaurant & bar, 
conference and meeting facilities together with 71 car parking spaces. The Mercure Pakenham is located in the suburb of Pakenham, 
approximately 65 kilometres south east of the Melbourne CBD. The letting pool is predominantly hotel -style guest rooms with no kitchenettes. 
The hotel is operated subject to a 20 year lease to NMG Pakenham Pty Ltd which has a licence with Accor to brand the premises as the Mercure. 
This tenant also manages the Mercure Warragul. The Pakenham lease has four further options of 10 years each. The rent is $800,000.00 pa for 
the first year of the term and $940,000 pa for the second year of the term. Rent is reviewed annually at CPI with market reviews every 5 years. 
The tenant is responsible for 100% of building outgoings.

The property was sold via an expression of interest campaign led by conjunctional real estate agents Stonebridge and Wilson Property on behalf 
of vendor Traralgon-based BFN Developments. The property was purchased by a Melbourne-based investor. 

Comparison (Justification)
Inferior location to the subject property; upward adjustment to subject property. 
Comparable modern building operating as a hotel subject to a lease agreement, albeit with CPI rental growth; similar metrics to subject property. 
Sale is newer than the subject and benefits from income tax depreciation; downward adjustment to subject property. 
Superior range of facilities to the subject; downward adjustment to subject property.
Overall, we would expect a higher price per key for the subject with a tighter cap rate.
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Quest Woolloongabba, 130 Logan Road, Woolloongabba, QLD

Sale Details
Sale Price $43,800,000 Price Per Key $331,818
Sale Date August 2022 Passing Initial Yield 6.45%
Number of Keys 132 Market Equivalent 

Yield
6.45%

Analysis
Regular shaped property improved with a Quest branded hotel, situated along the western alignment of Logan Road, approximately 4 kilometres 
south-east of Brisbane City, in Queensland. The property was built in 2014 and is improved with a serviced apartment hotel with 132 keys and 
four retail tenancies together with 86 car parking spaces, arranged over 2 basement levels and 9 upper levels. The apartments range in size 
from 1, 2 and 3 bedrooms and comprise dual key options. The hotel also comprises conference facilities, a gymnasium, and a rooftop courtyard 
& BBQ.
The retail tenancies are leased to a café, restaurant, beauty therapist and take away pizza shop.

The property was sold via an expression of interest campaign led by real estate agents McVay Real Estate on behalf of vendor Pellicano. The 
property was purchased by Invictus Developments Pte Ltd. We have been provided with a sales analysis from the real estate agents which 
reflects a notional apportionment of value of $41,316,000 for the hotel and $2,484,000 for the retail component. This reflects as $313,000 per 
key for the hotel and $8,935/m² of lettable area for the retail component. 

Comparison (Justification)
Superior location in relevance to a CBD, albeit in Brisbane, QLD; upward adjustment for subject property. 
Comparable modern building with similar demand drivers and occupancy profile being a Quest branded hotel with ground floor retail income; 
similar metrics to subject property. 
Overall, we would expect a similar price per key for the subject with a tighter cap rate.

Campbell5 Hotel, 16 Provan Street, Campbell, ACT

Sale Details
Sale Price $18,000,000 Price Per Room $285,714
Sale Date*
(Awaiting Settlement) May 2022 Market Equivalent Yield 6.28%

Number of Rooms 63 Initial Yield 5.20%

IRR 6.78%

Analysis
The sale hotel is contained within the brand new $500 million Campbell5 development comprising serviced apartments and residential, commercial 
and retail spaces. Campbell5 is located in the inner city suburb of Campbell, approximately 2 kilometres south east of the Canberra CBD.
The hotel provides for 63 serviced apartments ranging in size from 23 to 64 square metres, and being in a variety of studio, one and two bedroom 
apartment configurations. There are no facilities included in the hotel component. The property was offered for sale with vacant possession however 
we understand that the purchaser, Pro-invest has engaged Accor to brand the property as the Sebel Canberra Campbell. Our analysis reflects our 
forecast for the Canberra accommodation market together with our expectations for the sale property’s profitability based on a notional HMA model. 
We have adopted a Year 5 stabilised ADR of $198 and occupancy of 80% being approximately 2% to 6% above the market. The property was sold 
via an expressions of interest campaign by real estate agents CBRE.

Comparison (Justification)
Superior location albeit in the ACT; upward adjustment to subject property. 
The sale is similarly a newly built serviced apartment building however was offered with vacant possession; downward adjustment to subject 
property.
Overall, the sale property should reflect softer investment metrics compared to the subject.
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Rydges Bankstown, 874 Hume Highway, Bass Hill, NSW

Sale Details
Sale Price $28,000,000 Price Per Room $233,333
Sale Date October 2021 Market Equivalent 

Yield
6.19%

Number of Rooms 120

Analysis
The sale property, located approximately 25 kilometres west of the Sydney CBD, opened in 1991 and features 120 guest rooms, conference
facilities, outdoor pool, restaurant and bar arranged across 5 upper levels and ground floor, together with on grade car parking for 150 cars. 
Guest rooms have an average room size of over 30m2. The property is being offered with vacant possession or alternatively, current manager 
Rydges Hotels & Resorts are offering to continue operating the property under a hotel management agreement (HMA). A rooftop 
telecommunications tower lease exists, expiring in 2030 (with options) and currently contributing $38,370 gross, with a fixed annual increase of 
3% pa.

The subject property sits on a relatively large site of 8,992m² and was sold by Event Hospitality & Entertainment to purchaser Laundy Hotels, 
an established pub and hotel group based in Sydney.

Historically the hotel operated at a RevPAR market penetration index of between 97.6 (CY18) and 105.5 (CY20). April YTD reflects as a RevPAR 
index of 90.9. We have analysed the sale as per the terms of the proposed HMA with Rydges Hotels & Resorts. We have assumed a return to 
pre-pandemic levels of trade from Year 3 with reference to the market average trading data for the Sydney region and our own projections.

The property was sold via an expression of interest campaign brokered by real estate agents Colliers International.

Comparison (Justification)
Comparable location albeit in NSW; downward adjustment to subject property. 
The sale is a larger and older property; upward adjustment to subject property.
Sale was offered with vacant possession; downward adjustment to subject property. 
Sale is dated: upward adjustment to subject property.
Overall, the sale property should reflect softer investment metrics compared to the subject.

Quest Dubbo, 22 Bultje Street, Dubbo NSW

Sale Details
Sale Price $16,000,000 Price Per Key $246,153
Sale Date September 2021 Market Equivalent 

Yield
8.52%

Number of Keys 65

Analysis
Regular shaped property improved with a Quest branded hotel, situated along the northern alignment of Bultje Street and western alignment of 
Bank Street, approximately 392 kilometres north-west of the Sydney CBD in the township of Dubbo. QUEST is reported to be exercising their 
option to renew the lease for a further term of 5 years.
The property is improved with a modern, 4.5 star four (4) level development comprising 65 keyed rooms with a mix of studio, 1, 2 and 3 bedroom 
apartments, secure car parking, conference facilities, gymnasium and outdoor BBQ terrace. The property was marketed at $17,000,000 although 
given COVID-19 pressures and uncertainty in the market, a reduced rate of $16,000,000 was accepted. 

Comparison (Justification)
Inferior location; upward adjustment to subject property.
Comparable modern building; similar metrics to subject property.
Regional location of sale property; upward adjustment to subject property. 
Overall, should reflect softer investment metrics compared to the subject.
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Vibe Hotel Melbourne, 1 Queen Street, Melbourne, VIC

Sale Details
Sale Price $106,600,000 Price Per Key $517,476
Sale Date July 2020 Market Equivalent Yield 5.20%
Number of Keys 206 Initial Yield 2.34%

IRR 5.42%

Analysis
The sale property is located in the south west of Melbourne CBD, approximately 600 metres south west of the GPO, at the intersection of Queen 
and Flinders Streets. The sale comprised the freehold going concern building, newly built in 2020 and managed by TFE under the ‘Vibe’ brand. 
Vibe is a lifestyle brand with a lower service model and an occupancy driven operating strategy. The hotel features 206 guest rooms arranged 
across 24 levels with a relatively small weighted average room size of 24 sqm. Facilities include food and beverage outlets, swimming pool, 
gymnasium and conference spaces. 
We understand the purchaser, Thai-based Sino-Pacific Trading, begun negotiations at the end of 2019 and subsequently negotiated a small 
discount upon the onset of COVID19 to arrive at the agreed purchase price of $108M. We have been informed by the agent that there was a slight 
adjustment at settlement as a result of an acoustics issue which was able to be resolved at relatively low cost, providing for the final purchase price 
of $106.6M.
We have analysed the sale with reference to the market average trading data for the Melbourne region and our own projections which take into 
account the known economic conditions as at the date of sale.

Comparison (Justification)
Superior location; downward adjustment to subject property.
Newly constructed building with superior facilities; downward adjustment to subject property. 
Overall, should reflect stronger investment metrics compared to the subject.

Quest Macquarie Park, 71 Epping Road, Macquarie Park, NSW

Sale Details
Sale Price $46,000,000 Price Per Key $414,414
Sale Date March 2020 Market Equivalent Yield 5.50%*
Number of Keys 111

Analysis
Located approximately 15 kilometres north west of the Sydney CBD, this property is a modern style serviced apartment complex comprising a mix 
of studios, one, and two bedroom apartments with full kitchens and laundries. The property benefits from a good location within Macquarie Park, 
with demand being driven by employment and educational facilities in the immediate proximity. 
The property was sold off market, subject to a lease which reportedly included annual 4% increases in addition to periodic market reviews.
Purchaser The Ascott Residence Trust (ART) acquired the asset from vendor Tuggeranong Valley Rugby Union and Sports Club Ltd (Vikings 
Group), in a transaction brokered by selling agents Savills Australia.
*As advised by selling agent.

Comparison (Justification)
Superior location; downward adjustment to subject property.
Sold subject to a comparable lease; similar metrics to subject property.
Comparable modern building; similar metrics to subject property. 
Overall, should reflect comparable yield profile and higher price per key, when compared to the subject.
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701 Swanston Street (ex. Rydges on Swanston), Carlton, VIC

Sale Details
Sale Price $35,000,000 Price Per Key $327,102
Sale Date September 2020 Market Equivalent Yield 5.31%
Number of Keys 107 Initial Yield 2.75%

Analysis
The property was sold with vacant possession after the hotel attracted negative media attention following a State Quarantine hotel incident. Carlton 
Property Group, who is local developer, purchased it off Adelaide-based hotel investor David Horbelt.
Situated at the northern periphery of the Melbourne CBD in the suburb of Carlton, the property occupies a prominent position between Lincoln Park 
and the University of Melbourne. The hotel currently comprises 107 guest rooms across 5 levels and includes significant conference and function 
space and a rooftop swimming pool and bar.
At the time of sale, the buyer announced an extensive refurbishment program to spend circa $50,000 per guest room, being $5,350,000 in 
refurbishing and repositioning the property under a new management agreement rebranding to Crowne Plaza Melbourne Carlton. We have analysed 
the sale with reference to the market average trading data for the Melbourne region and our own projections.

Comparison (Justification)
Superior location; downward adjustment to subject property.
Inferior quality and older building; upward adjustment to subject property.
Comparable size, superior facilities; on balance with age of building results in similar investment metrics to subject property. 
Overall, should reflect stronger investment metrics compared to the subject.

Novotel Glen Waverley, 285 Springvale Rd, Glen Waverley VIC

Sale Details
Sale Price $90,300,000 Price Per Key $451,500
Sale Date August 2019 Market Equivalent Yield 5.33%
Number of Keys 200 Initial Yield 4.42%

Analysis
The Novotel Glen Waverley represents a strata hotel within a mixed use development known as ‘Century City Walk’ which comprises the sale hotel 
and a shopping centre. The hotel together with the adjoining shopping centre was purchased by a Chinese-backed private group Chaolong 
Developments from iProsperity in a transaction that essentially amalgamated the shopping centre and the hotel. We understand the total price for 
the transaction was $144,800,000 with the apportionment being $90,300,000 for the hotel and $54,500,000 for the retail component. The hotel 
features a casual restaurant and lobby bar, swimming pool, gymnasium and sauna and conference and meeting facilities.

The hotel is managed by Accor subject to a recently renewed management agreement commencing in 2018 for a 20 year initial term. We have 
analysed the sale with reference to the trading conditions at the time of sale, market average trading data for the Melbourne Region and our own 
projections. We have adopted a capital expenditure allowance at Year 1 to address the dated improvements which has then captured stabilised 
trade at Year 3 of our forecast cash flow.

Comparison (Justification)
Similar metropolitan location; similar metrics to subject property.
Larger and older building, situated within a mixed use parent development; upward adjustment to subject property. 
Superior facilities and larger letting pool; downward adjustment to subject property.
Overall, should reflect similar yield profile to the subject and a higher price per key.

In addition to the above sales, we note the sale of the property at 221 Rosslyn Street, West Melbourne, Victoria, of which details 
are yet to be confirmed due to confidentiality reasons. From our discussions with the real estate agents, we understand that the 
hotel sold in the low to mid $40m range. A value of $41m would reflect a rate per key of $414,141. The sale was a newly developed, 
stratum freehold hotel which formed part of a master planned mixed use development. The hotel comprises 99 keys configured
as hotel rooms, and 1 & 2 bedroom apartments, together with facilities including a restaurant, and indoor swimming pool.
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In considering the level of investment demand in the Australian market, we note the following properties which are currently for 
sale in the market:

Quest Midland, 3 The Crescent Midland, WA. This property comprises a newly constructed serviced apartment hotel with 
55 apartments and facilities including conference and meeting space, gymnasium and on site car parking. The property is 
subject to a long term lease, operated under the Quest Apartments branding, expiring 2034. The property is currently being 
marketed for sale by real estate agents Colliers and upon discussions with the responsible agent, we understand 
expressions of interest closed 19 October 2022 with offers still being considered.

18 Rowlands Place, Adelaide, SA. This serviced apartment hotel comprises 93 apartments, and facilities including a Level 
17 sky bar and function centre, basement car parking plus a ground floor lobby and administration office. The property is 
contained within 48 titles and is being transacted in one line. The property is currently under contract with real estate agents 
Savills.

Mantra Albury Hotel, 524 Smollett Street, Albury, NSW. The subject hotel comprises 146 guest rooms and facilities 
including a gymnasium, business lounge and ground level restaurant and bar. This hotel is currently being marketed for 
sale by real estate agents Savills with an asking price of $29,500,000, equating to $202,055 per key. The campaign is 
closing 29 April 2023.

Conclusion
The above sales are summarised in the below table and corresponding maps.

Map – NSW, ACT & QLD Map – All Sales
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Map - VIC
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Each of the sales above have been analysed in comparison to the subject property. Specific adjustments that have been 
considered are noted in the comparison (justification) section under each sale above. We provide a summary of these sales below.

Address Map No. Sale Date Sale Price Keys Analysed Rate 
($/key)

Equated 
Yield

IRR

Mercure Hotel, 77 Racecourse 
Road, Pakenham, VIC

1 Dec-22 $15,800,000 64 $246,875 5.92% NA

Quest Woolloongabba, 130 
Logan Road, Woolloongabba, 
QLD

2 Aug-22 $43,800,000 132 $331,818 6.45% NA

Campbell5 Hotel, 16 Provan 
Street, Campbell, ACT

3 May-22 $18,000,000 63 $285,714 6.28% 6.78%

Rydges Bankstown, 874 Hume 
Highway, Bass Hill NSW

4 Oct-21 $28,000,000 120 $233,333 6.19% NA

Quest Dubbo, 22 Bultje Street, 
Dubbo NSW

5 Sep-21 $16,000,000 65 $246,153 8.52% NA

Vibe Hotel Melbourne, 1 Queen 
Street, Melbourne VIC

6 Jul-20 $106,600,000 206 $517,476 5.20% 5.42%

Quest Macquarie Park, 71 
Epping Road, Macquarie Park 
NSW

7 Mar-20 $46,000,000 111 $414,414 5.50% NA

Rydges on Swanston, 701 
Swanston Street, Carlton VIC

8 Sep-20 $35,000,000 107 $327,102 5.31% 5.56%

Novotel Glen Waverley, 285 
Springvale Road, Glen Waverley 
VIC

9 Aug-19 $90,300,000 200 $451,500 6.18% 6.23%

The sales evidence described provides a range of $233,333 to $517,476 per key and an equated yield range of 5.20% to 8.52%.

Having regard to the above sales evidence and our comments in relation to the particular attributes of the subject property we
have adopted a capitalisation rate of 5.50% and a discount rate of 6.25% and we would expect a notional price per key for the 
subject hotel component to be in the range of $275,000 to $325,000, which is within the range reflected in the sales evidence.
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Retail Sales Evidence
The comparable sales evidence that we have considered in our check-approach to valuation is shown below. 

Retail Sales Evidence

Property Date Area Price Condition Use Net Rent Initial

$ / annum $ / m² $ / 
annum

$ / 
m² Yield

261-263 Blackburn Road Mount 
Waverley 23-Feb-23 229 $1,350,000 $5,895 Good. Gym VP VP VP

2 Brentford Square, Forest Hill 14-Feb-23 290 $2,000,000 $6,897 Good. Retail $81,000 $311 4.05%

47 Marianne Way, Mount 
Waverley 9-Dec-22 216 $1,330,000 $6,157 Very Good. Restaurant $75,000 $347 5.64%

89 Kingsway, Glen Waverley 8-Dec-22 368 $6,220,000 $16,902 Average. Retail $189,625 $515 3.05%

415-417 Springvale Road, Forest 
Hill 30-Nov-22 372 $2,720,000 $7,312 Average. Retail $87,915 $236 3.23%

5 Hanover Road, Vermont South 18-Oct-22 150 $1,275,000 $8,500 Dated. Retail VP VP VP

8/3-5 Gilda Court, Mulgrave 19-Aug-22 552 $1,980,000 $3,587 Average. Office VP VP VP

238 Springvale Road, Glen 
Waverley 3-Aug-22 220 $3,950,000 $17,955 Dated. Medical $194,145 $882 4.92%

257 Burwood Highway, Burwood 17-May-22 669 $2,035,000 $3,042 Dated. Retail VP VP VP

Ground Floor, 73 Railway Road, 
Blackburn 1-Feb-22 738 $3,255,000 $4,411 Dated. Restaurant $114,456 $155 3.52%

Ground Floor, 16 Lakeside Drive 
Burwood East 31-Jan-22 2,314 $13,000,000 $5,618 Good. Office $798,998 $345 6.15%

45-47 Mahoney’s Road, Forest 
Hill 23-Dec-21 369 $2,500,000 $6,775 Dated. Retail VP VP VP

108 Middleborough Road, 
Blackburn South 21-Oct-21 140 $1,120,000 $8,000 Dated. Retail $41,100 $294 3.67%

82 Kingsway, Glen Waverley 9-Dec-20 320 $6,000,000 $18,750 Average. Retail / Take 
Away Food $163,783 $512 2.73%

55-57 Railway Parade, North 
Glen Waverley 6-Mar-20 382 $7,350,000 $19,241 Average. Take Away Food $253,538 $664 3.45%

The sales evidence provides a range of $3,042 to $19,241 per square metre of lettable area and an initial yield in the range of 
2.73% to 6.15%.

In consideration of the retail sales evidence above, the subject retail premises are of a superior quality and standard. The evidence 
towards the upper end of the rental range is generally located within or adjacent to retail precincts such as shopping centres. The 
subject retail tenancies generally have a larger area than the comparable sales evidence. The retail component is assessed on a 
hypothetical strata composition in order to establish the notional apportionment of value.

On balance of these factors, we would expect a notional price per square metre of lettable area for the subject retail premises to 
be in the range of $3,850 to $4,150, which falls within the range reflected by the sales evidence.
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Calculations

Capitalisation Approach
In applying our Capitalisation Approach, we have adopted a capitalisation rate of 5.50% which has been applied to the adopted 
net market income.

We have then deducted or added the present value of reversions derived from the passing rents which are considered to be either 
under or over market rent. We have also made deductions for variances to the net income created by letting up or down time, 
incentives/rent free periods, leasing commissions and capital expenditure.

Our capitalisation approach calculations are shown below:

Market Income
Base Rent Recoveries Total

Retail 463,200 4,416 467,616
Hotel 1,834,296 62,225 1,896,522
Gross Market Income 2,297,496 66,642 2,364,138
Less Adopted Outgoings (436,168)
Net Income 1,927,970
Market Capitalisation Rate 5.75% 5.50% 5.25%
Core Capital Value (fully leased) 33,529,908 35,053,995 36,723,233
Core Capital Value ($/m²) 5,755 6,017 6,303
Capital Value Adjustments
Present Value of Rental Reversions (70,434) (70,550) (70,667)
Capital Value of Special Income - - -
Capital Value of Stabilisation Allow ance - - -
Capital Value of Other Adjustments - - -
Outstanding Incentives (163,073) (163,234) (163,395)
Capital Value of Additional Land - - -
Deferred Commencement Tenancies

Letting Up Allow ances - - -
Incentive Allow ances - - -
Leasing Costs Allow ances - - -

Existing Vacancy Allowances
Letting Up Allow ances - - -
Incentive Allow ances - - -
Leasing Costs Allow ances - - -

Imminent Expiry Allowances
Letting Up Allow ances 24 months (65,524) (65,770) (66,018)
Incentive Allow ances 24 months (243,359) (245,004) (246,668)
Leasing Costs Allow ances 24 months (32,458) (32,593) (32,728)
Refurbishment Allow ances 24 months (86,800) (87,109) (87,420)

Capital Expenditure
Budgeted Capital Expenditure 24 months - - -
Capital Sinking Fund Allow ance 24 months (22,602) (22,653) (22,704)

Total Capital Value Adjustments (684,249) (686,912) (689,599)
Capitalised Value 32,845,659 34,367,083 36,033,634
Capitalised Value ($/m²) 5,638 5,899 6,185
Rounded Value 32,800,000 34,400,000 36,000,000
Capitalised Rounded Value ($/m²) 5,630 5,905 6,179
Adopted Value 33,462,000 33,800,000 34,138,000
Initial Passing Yield 5.62% 5.56% 5.50%
Initial Passing Yield (Fully Leased) 5.62% 5.56% 5.50%
Equivalent Initial Yield 5.51% 5.46% 5.41%
Equated Market Yield 5.65% 5.59% 5.54%
Capital Value ($/m²) 5,744 5,802 5,860
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Discounted Cash Flow Approach
In the valuation of the subject property, we have undertaken a 10 year cash flow projection on a tenant by tenant monthly basis.

The cash flow projections require a range of assumptions regarding income growth, tenant renewal and letting up (down time) 
periods, future lease structures and capital expenditure requirements. 

Expense and Income Growth Assumptions

Speculative Lease Profiles
In our cash flow projection, our base rent is based upon current actual leases with stipulated contractual rental movement over
the lease terms. In respect of future leases, we have adopted the speculative renewal profiles shown in the table below. 

Expense Growth   10 Year CAGR Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10
1-Apr-23 1-Apr-24 1-Apr-25 1-Apr-26 1-Apr-27 1-Apr-28 1-Apr-29 1-Apr-30 1-Apr-31 1-Apr-32

31-Mar-24 31-Mar-25 31-Mar-26 31-Mar-27 31-Mar-28 31-Mar-29 31-Mar-30 31-Mar-31 31-Mar-32 31-Mar-33
CPI 2.77% 5.41% 2.82% 2.45% 2.39% 2.40% 2.44% 2.46% 2.45% 2.45% 2.45%
Statutory Expenses 3.86% 7.25% 3.93% 3.47% 3.38% 3.39% 3.43% 3.46% 3.45% 3.45% 3.45%
Operating Expenses 2.86% 6.25% 2.93% 2.47% 2.38% 2.39% 2.43% 2.46% 2.45% 2.45% 2.45%
Building Capex 2.77% 5.41% 2.82% 2.45% 2.39% 2.40% 2.44% 2.46% 2.45% 2.45% 2.45%
Adopted Outgoings 3.55% 6.94% 3.62% 3.16% 3.07% 3.08% 3.13% 3.15% 3.15% 3.15% 3.16%
Income Growth   10 Year CAGR Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

1-Apr-23 1-Apr-24 1-Apr-25 1-Apr-26 1-Apr-27 1-Apr-28 1-Apr-29 1-Apr-30 1-Apr-31 1-Apr-32
31-Mar-24 31-Mar-25 31-Mar-26 31-Mar-27 31-Mar-28 31-Mar-29 31-Mar-30 31-Mar-31 31-Mar-32 31-Mar-33

Hotel Market Rent Growth - Net 2.77% 5.41% 2.82% 2.45% 2.39% 2.40% 2.44% 2.46% 2.45% 2.45% 2.45%
Hotel Market Rent Growth - Gross 2.77% 5.41% 2.82% 2.45% 2.39% 2.40% 2.44% 2.46% 2.45% 2.45% 2.45%
Retail Market Rent Growth - Net 3.78% 6.42% 3.82% 3.46% 3.39% 3.41% 3.45% 3.46% 3.46% 3.46% 3.46%
Retail Market Rent Growth - Gross 3.77% 6.41% 3.82% 3.45% 3.39% 3.40% 3.44% 3.46% 3.45% 3.45% 3.45%

Hotel Vacancies Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10
1-Apr-23 1-Apr-24 1-Apr-25 1-Apr-26 1-Apr-27 1-Apr-28 1-Apr-29 1-Apr-30 1-Apr-31 1-Apr-32

31-Mar-24 31-Mar-25 31-Mar-26 31-Mar-27 31-Mar-28 31-Mar-29 31-Mar-30 31-Mar-31 31-Mar-32 31-Mar-33
Expiry Profile m² - - - - - - - 4,291 - - -
Renew al Probability % 100% 100% 100% 100% 100% 100% 100% 100% 100% 100%
Dow ntime months 3.0 6.0 6.0 6.0 6.0 6.0 6.0 6.0 6.0 6.0 6.0
Applied Dow ntime months 3.0 - - - - - - - - - -
Lease term years 5 5 5 5 5 5 5 5 5 5 5
Commencement Profile m² - - - - - - - 4,291 - - -
Gross Incentives - New  Leases % 20.0% 20.0% 20.0% 20.0% 20.0% 20.0% 20.0% 20.0% 20.0% 20.0% 20.0%
Gross Incentives - Renew als % 20.0% 20.0% 20.0% 20.0% 20.0% 20.0% 20.0% 20.0% 20.0% 20.0%
Gross Incentives % 20.0% 20.0% 20.0% 20.0% 20.0% 20.0% 20.0% 20.0% 20.0% 20.0% 20.0%
Incentive Probability % 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100%
Applied Gross Incentives % 20.0% 20.0% 20.0% 20.0% 20.0% 20.0% 20.0% 20.0% 20.0% 20.0% 20.0%
Applied Incentives months 12.0 12.0 12.0 12.0 12.0 12.0 12.0 12.0 12.0 12.0 12.0
Leasing Costs - New  Leases % 15.0% 15.0% 15.0% 15.0% 15.0% 15.0% 15.0% 15.0% 15.0% 15.0% 15.0%
Leasing Costs - Renew als % 10.0% 10.0% 10.0% 10.0% 10.0% 10.0% 10.0% 10.0% 10.0% 10.0%
Applied Leasing Costs % 15.0% 10.0% 10.0% 10.0% 10.0% 10.0% 10.0% 10.0% 10.0% 10.0% 10.0%
Refurbishment on Expiry - New  Leases $/m² 100.00 100.00 105.41 108.38 111.04 113.69 116.42 119.26 122.19 125.19 128.26
Refurbishment on Expiry - Renew als $/m² 100.00 105.41 108.38 111.04 113.69 116.42 119.26 122.19 125.19 128.26
Applied Refurbishment Expiry Allow anc $/m² 100.00 105.41 108.38 111.04 113.69 116.42 119.26 122.19 125.19 128.26
Net Market Rent (start of period) $/m² 427 451 463 475 486 498 510 522 535 548
Gross Market Rent (start of period) $/m² 442 466 479 491 502 515 527 540 553 567
Occupancy Rate (Weighted by Area) % 100.0% 100.0% 100.0% 100.0% 100.0% 100.0% 100.0% 100.0% 100.0% 100.0%
Retail Vacancies Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

1-Apr-23 1-Apr-24 1-Apr-25 1-Apr-26 1-Apr-27 1-Apr-28 1-Apr-29 1-Apr-30 1-Apr-31 1-Apr-32
31-Mar-24 31-Mar-25 31-Mar-26 31-Mar-27 31-Mar-28 31-Mar-29 31-Mar-30 31-Mar-31 31-Mar-32 31-Mar-33

Expiry Profile m² - - 944 - - - - 944 - - 591
Renew al Probability % 50% 50% 50% 50% 50% 50% 50% 50% 50% 50%
Dow ntime months 3.0 6.0 6.0 6.0 6.0 6.0 6.0 6.0 6.0 6.0 6.0
Applied Dow ntime months 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0
Lease term years 5 5 5 5 5 5 5 5 5 5 5
Commencement Profile m² - - 944 - - - - - 944 - 591
Gross Incentives - New  Leases % 20.0% 20.0% 20.0% 20.0% 20.0% 20.0% 20.0% 20.0% 20.0% 20.0% 20.0%
Gross Incentives - Renew als % 20.0% 20.0% 20.0% 20.0% 20.0% 20.0% 20.0% 20.0% 20.0% 20.0%
Gross Incentives % 20.0% 20.0% 20.0% 20.0% 20.0% 20.0% 20.0% 20.0% 20.0% 20.0% 20.0%
Incentive Probability % 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100%
Applied Gross Incentives % 20.0% 20.0% 20.0% 20.0% 20.0% 20.0% 20.0% 20.0% 20.0% 20.0% 20.0%
Applied Incentives months 12.0 12.0 12.0 12.0 12.0 12.0 12.0 12.0 12.0 12.0 12.0
Leasing Costs - New  Leases % 15.0% 15.0% 15.0% 15.0% 15.0% 15.0% 15.0% 15.0% 15.0% 15.0% 15.0%
Leasing Costs - Renew als % 10.0% 10.0% 10.0% 10.0% 10.0% 10.0% 10.0% 10.0% 10.0% 10.0%
Applied Leasing Costs % 15.0% 12.5% 12.5% 12.5% 12.5% 12.5% 12.5% 12.5% 12.5% 12.5% 12.5%
Refurbishment on Expiry - New  Leases $/m² 100.00 100.00 105.41 108.38 111.04 113.69 116.42 119.26 122.19 125.19 128.26
Refurbishment on Expiry - Renew als $/m² 100.00 105.41 108.38 111.04 113.69 116.42 119.26 122.19 125.19 128.26
Applied Refurbishment Expiry Allow anc $/m² 100.00 105.41 108.38 111.04 113.69 116.42 119.26 122.19 125.19 128.26
Net Market Rent (start of period) $/m² 302 321 333 345 357 369 381 395 408 422
Gross Market Rent (start of period) $/m² 305 324 337 348 360 372 385 398 412 426
Occupancy Rate (Weighted by Area) % 100.0% 84.5% 100.0% 100.0% 100.0% 100.0% 84.8% 100.0% 100.0% 90.3%
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The rental growth projections adopted in our cash flow are based upon existing and projected supply and demand forecasts. The
future values quoted for property, rents and costs are projections only formed on the basis of information currently available to us 
and are not representations of what the value of the property will be as at a future date. This information includes the current 
expectations as to property values and income that may not prove to be accurate.

Capital Expenditure
We have allowed for budgeted capital expenditure as advised in addition to an ongoing sinking fund and refurbishment allowance 
at lease expiry. Capital expenditure allowances include an annual allowance of 0.5% of the gross income, as well as refurbishment
allowances at expiry of $100/m². The capital expenditure allowances are summarised below.

Capital Expenditure Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10
1-Apr-23 1-Apr-24 1-Apr-25 1-Apr-26 1-Apr-27 1-Apr-28 1-Apr-29 1-Apr-30 1-Apr-31 1-Apr-32

31-Mar-24 31-Mar-25 31-Mar-26 31-Mar-27 31-Mar-28 31-Mar-29 31-Mar-30 31-Mar-31 31-Mar-32 31-Mar-33
Budgeted Capital Expenditure - - - - - - - - - -
Sinking Fund 11,862 11,980 12,876 13,258 13,651 14,056 13,753 14,629 15,063 15,216
Refurbishment on Expiry - 100,715 - - - - 627,196 - - 76,880
Total Capital Expenditure 11,862 112,695 12,876 13,258 13,651 14,056 640,949 14,629 15,063 92,096
Total 10 year capital expenditure 941,134
Total 10 year capital expenditure ($/m²) 162
Total 10 year capital expenditure (% of Adopted Value) 2.8%
Terminal Value Capital Expenditure Allowances 670,812
Total 10 year Capital Expenditure (Incl. terminal value) 1,611,946
Total 10 year Capital Expenditure (Incl. terminal value) - $/m² 277
Total 10 year Capital Expenditure (Incl. terminal value) - % of Adopted Value 4.8%



726

APPENDIX VIII(C) 
 

VALUATION CERTIFICATE FOR THE AUSTRALIAN SUBJECT PROPERTIES (Cont’d) 

315-319 Burwood Highway, Burwood East & 319-323 Swanston Street, Melbourne, VIC Page 28

Cash Flow

Discounted Cash Flow Inputs
There are a number of methodologies available to determine a discount rate including applying a premium to the risk free rate
and a calculation of the average weighted cost of capital. In determining an appropriate discount rate to apply to the net cash flow
for the subject property, we have had regard to these factors and considered investors current return expectations together with 
IRR analysis of sales. 

The terminal capitalisation rate is based upon the factors including long term yield analysis for the class of asset of the subject 
property, as well as the age and anticipated condition of the property in 10 years, taking into account capital expenditure 
allowances in our cash flow projection. The terminal capitalisation rate is applied to the net market income at the terminal date of 
the cash flow projection (10 years from commencement) to calculate the reversionary value.

In determining the margin between the terminal yield and current yield we have considered factors including the following:

The uncertainties and risks that are associated with the length of the projection period and the likely market for the property 
at that time; and

That the property at the end of the holding period will be older, potentially less competitive and there is greater risk of 
functional obsolescence.

Cash Flow Projection Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10
01-Apr-23 01-Apr-24 01-Apr-25 01-Apr-26 01-Apr-27 01-Apr-28 01-Apr-29 01-Apr-30 01-Apr-31 01-Apr-32
31-Mar-24 31-Mar-25 31-Mar-26 31-Mar-27 31-Mar-28 31-Mar-29 31-Mar-30 31-Mar-31 31-Mar-32 31-Mar-33

Summary of Annual Cash Flows
Base Passing Rent by Renewal Type
Retail 420,770 386,123 504,369 519,021 534,099 549,615 475,672 590,097 607,251 566,559
Hotel 1,881,929 1,938,387 1,996,538 2,056,435 2,118,128 2,181,671 2,194,195 2,251,803 2,319,357 2,388,938
Car Parking - - - - - - - - - -
Base Passing Rent 2,302,699 2,324,509 2,500,907 2,575,455 2,652,226 2,731,287 2,669,867 2,841,900 2,926,608 2,955,497
Base Passing Rent
Secured rent 2,302,699 2,246,951 2,188,346 2,253,516 2,320,629 2,389,742 508,180 219,672 225,713 151,909
Renew al rent - 77,559 312,562 321,939 331,597 341,545 2,161,687 2,622,228 2,700,895 2,803,588
Base Passing Rent 2,302,699 2,324,509 2,500,907 2,575,455 2,652,226 2,731,287 2,669,867 2,841,900 2,926,608 2,955,497
Recoveries 69,780 71,522 74,285 76,090 77,929 79,837 80,812 83,846 85,924 87,618
Other Income
Sundry Income - - - - - - - - - -
Special Income - - - - - - - - - -
Stabilisation Allow ances - - - - - - - - - -
Other Adjustments - - - - - - - - - -
Total Income 2,372,479 2,396,031 2,575,192 2,651,545 2,730,155 2,811,124 2,750,679 2,925,746 3,012,532 3,043,115
Outgoings
Statutory expenses 313,863 328,673 340,452 352,043 363,982 376,444 389,441 402,896 416,806 431,201
Operating expenses 144,996 150,397 154,283 157,994 161,772 165,693 169,756 173,924 178,189 182,561
Ground Rent - - - - - - - - - -
Non-recoverable expenses - - - - - - - - - -
Total Outgoings 458,859 479,070 494,735 510,036 525,753 542,136 559,197 576,820 594,995 613,762
Net Operating Income 1,913,620 1,916,961 2,080,457 2,141,509 2,204,401 2,268,988 2,191,483 2,348,926 2,417,537 2,429,353
Vacancy Factor - - - - - - - - - -
Net Income 1,913,620 1,916,961 2,080,457 2,141,509 2,204,401 2,268,988 2,191,483 2,348,926 2,417,537 2,429,353
Allowances
Secured Incentives 166,924 - - - - - - - - -
Renew al Incentives - 164,709 31,373 31,373 31,373 31,373 1,354,841 451,633 264,414 397,443
Leasing Costs - 39,216 - - - - 226,970 46,805 - 32,712
Total Allowances 166,924 203,925 31,373 31,373 31,373 31,373 1,581,810 498,438 264,414 430,155
Net Income before Capital Expenditure 1,746,696 1,713,037 2,049,084 2,110,136 2,173,028 2,237,615 609,672 1,850,488 2,153,123 1,999,198
Capital Expenditure
Budgeted Capex - - - - - - - - - -
Sinking Fund 11,862 11,980 12,876 13,258 13,651 14,056 13,753 14,629 15,063 15,216
Refurbishment on Expiry - 100,715 - - - - 627,196 - - 76,880
Capital Expenditure 11,862 112,695 12,876 13,258 13,651 14,056 640,949 14,629 15,063 92,096
Net Income after Capital Expenditure 1,734,833 1,600,341 2,036,208 2,096,878 2,159,378 2,223,559 (31,277) 1,835,859 2,138,060 1,907,102
Running Yield on NOI 10 yr avg 5.79% 5.62% 5.39% 5.64% 5.67% 5.71% 6.24% 5.96% 5.90% 5.92% 5.79%
Running Yield 10 yr avg 4.67% 5.10% 4.50% 5.52% 5.55% 5.60% 6.12% (0.09%) 4.61% 5.24% 4.55%
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From the terminal value, we have deducted allowances over a two year period, for rent reversions, capital expenditure and a 
tenant improvement allowance, down time and leasing commissions.

Discounted Cash Flow Outputs

Terminal Value
Gross Market Income 3,169,891
Outgoings (618,491)
Net Market Income 2,551,400
Terminal Capitalisation Rate 5.75%
Capitalised 44,372,174
Adjustments (4,038,676)
Terminal Value before Sale Costs 40,333,498
Selling Costs (403,335)
Net Terminal Value 39,930,163

DCF
Discount Rate 6.00%
Date of Valuation 31-Mar-23
Terminal Sale Date 1-Apr-33
Terminal Capitlisation Rate 5.75%
Net Terminal Value 39,930,163
Year Net Cash Flow Present Value
1 1,734,833 1,688,691
2 1,600,341 1,472,828
3 2,036,208 1,764,120
4 2,096,878 1,713,850
5 2,159,378 1,665,010
6 2,223,559 1,617,215
7 (31,277) (47,172)
8 1,835,859 1,184,275
9 2,138,060 1,305,641
10 1,907,102 1,101,911
Total 17,700,942 13,466,368 37.65%
Net Terminal Value 39,930,163 22,296,795 62.35%
Present Value - Total 35,763,162
Acquisition Costs (2,261,371)
Net Present Value 33,501,791
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Direct Comparison Approach
The sales evidence set out in the report indicates an adopted range of $4,050 to $4,350 per square metre of lettable area for the 
retail component and a range of $275,000 to $325,000 per key for the accommodation component. In selecting appropriate rates 
for the subject, we have considered the sales evidence and the specific attributes of the subject property. 

We set out below, our direct comparison analysis. 

Direct Comparison

Low Mid High

Hotel Lettable Area Keys 91

Value per Key $/Key 275,000 300,000 325,000

Notional Hotel Value $ 25,025,000 27,300,000 27,300,000

Retail Lettable Area m² 1,535

Value per m² of Lettable Area $/m² 4,050 4,200 4,350

Notional Retail Value $ 6,216,750 6,447,000 6,447,000

Direct Comparison Value $31,241,750 $33,747,000 $33,747,000

Rounded Value $33,700,000

Value per Key $370,330

Value per m² of Lettable Area $ 5,784 

Our direct comparison approach indicates a value of $33,700,000 and is considered to support our assessment using the 
capitalisation and discounted cash flow approaches.

Rationalisation of Approaches
Our discounted cash flow approach indicates a value of $33,500,000 and our capitalisation approach indicates a value of 
$34,400,000. Our direct comparison approach indicates a value of $33,700,000.

We have rationalised these approaches and adopted a value of $33,800,000 for the subject property subject.

We note that the adopted value equates to an analysed rate of $371,429 per key (inclusive of retail areas). This rate is consistent 
with our sales evidence which ranges from $233,333 to $524,272 per key.
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Valuation
Subject to the qualifications and assumptions contained within the body of this certificate and our full report, and subject to the 
existing leases we assess the market value of 315-319 Burwood Highway, Burwood East, VIC, as at 31 March 2023, for 
submission to the Bursa Malaysia Securities Berhad in relation to a Circular to Shareholders to seek approval for a related party 
transaction purposes, to be:

AUD $33,800,000 exclusive of GST
(THIRTY THREE MILLION EIGHT HUNDRED THOUSAND AUSTRALIAN DOLLARS)

Or the equivalent Market Value sums are equivalent to (based on an exchange rate of AUD1.00:RM2.9624, being the exchange 
rate published by Bank Negara Malaysia on 31 March 2023, being the date of valuation):

MYR 100,129,120 exclusive of GST
(ONE HUNDRED MILLION ONE HUNDRED TWENTY NINE THOUSAND ONE HUNDRED AND TWENTY MALAYSIAN 
RINGGIT)
Source: https://www.bnm.gov.my/currency-converter 

M3 Property

James Ruben AAPI MRICS

Associate Member – Australian Property Institute No. 69097

Royal Institute of Chartered Surveyors Member No. 6851815

Certified Practising Valuer
National Director – Specialised Assets
Primary Signatory

Hannah Vale AAPI

Associate Member – Australian Property Institute No. 104607

Certified Practising Valuer
Senior Valuer – Specialised Assets
Primary Signatory

Shaun O’Sullivan 
Director 
Counter Signatory

The counter signatory has reviewed the report and is satisfied that there is a reasonable basis for the valuation process undertaken 
and methodology adopted by the primary signatories. The counter signatory also verifies that the report has been reviewed in
accordance with our Quality Assurance Policy, is genuine and authorised by M3 Property Australia Pty Ltd.
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Property Specific Assumptions

Verifiable Assumptions

THE TENANT (GENESIS INTERNET CAFÉ) OCCUPYING LEVEL 2 WAS PREVIOUSLY OCCUPYING BOTH THE 
LEVEL 1 AND LEVEL 2 TENANCIES UNDER A SINGLE LEASE. LEVEL 1 HAS NOW BEEN LEASED TO A 
SEPARATE TENANT AND WE UNDERSTAND THE PREVIOUS LEASE FOR GENESIS INTERNET CAFÉ HAS BEEN 
RESCINDED AND THEY ARE OCCUPYING LEVEL 2 ON A HOLD OVER BASIS UNTIL A NEW LEASE CAN BE 
NEGOTIATED BETWEEN THE TENANT AND THE LANDLORD, WHICH WE UNDERSTAND IS IN PROCESS. WE 
ASSUME THIS SITUATION IS ACCURATE. IN OUR VALUATION WE HAVE APPLIED OUR STANDARD LEASING 
ASSUMPTIONS FOR LEVEL 2 FROM THE MONTH AFTER THE VALUATION DATE. 

WE HAVE NOT BEEN PROVIDED WITH AN OUTGOINGS BUDGET FOR THE PROPERTY AND WE HAVE 
THEREFORE ESTIMATED PROPERTY OUTGOINGS BASED ON INFORMATION AVAILABLE TO US. WE ASSUME 
THESE ESTIMATES ARE INLINE WITH ACTUAL OUTGOINGS. WE RESERVE THE RIGHT TO REVIEW AND 
AMEND OUR REPORT IF ACTUAL OUTGOINGS ARE MATERIALLY DIFFERENT FROM OUR ESTIMATES.

THE MARKET VALUE OF THE SUBJECT PROPERTY DOES NOT FORM PART OF THE BASIS OF DETERMINING 
THE PURCHASE CONSIDERATION OF THE CONTEMPLATED PROPOSED ACQUISITION AND THE VALUATION 
CERTIFICATE FOR THE PROPERTIES WILL SOLELY BE ENCLOSED FOR SHAREHOLDERS' INFORMATION 
PURPOSES ONLY.

WE HAVE BEEN ADVISED BY THE PROPERTY MANAGER THAT ALL TENANTS ARE CURRENTLY MEETING 
THEIR RENTAL OBLIGATIONS AND WE ASSUME THIS IS CORRECT. 

Risk Assessment

Market

Investment The property should demonstrate reasonable demand if offered to the market in the current 
environment. 

We envisage a selling period of approximately six months in addition to an appropriate Due 
Diligence period.

It is in a tightly held, well regarded retail precinct, which would attract potential purchasers. 

Our assessed market value reflects a passing yield of 3.76%, which would be attractive to 
potential purchasers. 

Likely buyer profile includes private investors.

There has been limited sales transactions evidence occur since the RBA began increasing the 
official cash rate in May 2022. Mixed results have been achieved for assets offered to the market 
in recent months. The market has been cautious given the unknown nature of the market 
direction. This makes valuing the property in the current climate more difficult than at other times. 
Markets are cyclical and future events cannot be predicted.
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Market continued

Asset The property was redeveloped in 2014 and therefore provides reasonable accommodation 
however it would benefit from cleaning and minor cosmetic works such as touch-up painting. 

The façade comprises a heritage building which that, along with the Swanston Street frontage 
could limit redevelopment options.

The property falls under a Heritage Overlay, which may limit its future redevelopment potential 
and require greater maintenance cost. Further, it falls under Design and Development Overlay 
– Melbourne Metro Rail Project – Infrastructure Protection Areas (DDO70) which may limit the 
redevelopment height of buildings due to the new underground Metro Rail Tunnel.

The property has three street frontages.

The property has a well exposed, corner location, in close proximity to RMIT, Melbourne Central 
Shopping Centre (including Central Metro Train Station) and QV Shopping Centre, which results 
in a large volume of pedestrian movement past the asset. 

Tenants The subject tenants are predominately local retailers (SLMC, Alleyway Kitchen, Five Plus, MAS 
Foodie, Genesis Internet Café).

EzyMart is a convenience store operator founded in 2001 with over 400 locations across New 
South Wales, Queensland, Victoria and South Australia. 

Cash Flow Profile

The ground floor specialty tenancies contributes circa 78% of the passing gross rent, whilst the 
upper level retail tenant contributes circa 22% of the passing rent. 

In the current market the passing rents for two of the ground floor tenancies are considered to 
be above market levels. 

We consider the passing rent to be above market levels. As such, our assessment includes 
profit rental components, which diminishes over time until the earlier of lease expiries or the 
tenants vacating their respective premises. 

The property provides a medium WALE by income of 2.88 years. 

The majority of outgoings are not recoverable.

As noted in our assumptions, the tenant on Level 2 (Genesis Café) is currently in occupation on 
an over holding basis only. Our standard letting up assumptions have been applied to this 
tenancy in our valuation. 

Asset Management

The property is a relatively straight forward asset to manage for an experienced property 
manager. 

Currently managed by Teska Carson (real estate agent), who are well experienced with this type 
of asset. 
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Information Relied Upon
The information provided by the managing agent and that has been relied upon for the purpose of this valuation is noted as 
follows:

Building Plans prepared by Loop Architecture dated 18 July 2013 and 11 and 29 November 2013, Project No M1116;

Tenancy Schedule as at 24 March 2023;

FY23 Council Rates Notices;

Water Rates Notices;

Insurance Invoice;

Copies of Lease Documents; and

Arrears information.
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Executive Summary

Instructions
Prepared for Adrian Wong Tet Look

Oriental Holdings Berhad
Reliant Party Oriental Holdings Berhad
Purpose For submission to Bursa Securities Berhad in relation to a Circular to Shareholders to seek 

approval for a related party transaction.
Interest Valued Fee simple subject to the existing leases
*The subject property and all of the sales evidence noted in this certificate are freehold properties. References to leases relates to leases to 
tenants of the properties. 

Property Details
Address 319-323 Swanston Street, Melbourne
Registered Proprietor Oriental Asia (Aust) Pty Ltd 
Site Area 317 square metres
Planning Capital City Zone under the Melbourne Planning Scheme
Description The subject property comprises a part two storey period style building originally completed 

circa 1850 with a three level extension to the rear constructed circa 2014. There are three 
ground level retail tenancies to Swanston Street, one to Little Lonsdale Street and tenancies 
on Level 1 and Level 2.

Location The property occupies the south-western corner of Swanston and Little Lonsdale Streets and 
it is situated in a central Melbourne Central Business District (CBD) location forming part of 
the Retail Core. More particularly, it is situated within immediate proximity to Melbourne 
Central Shopping Centre, together with Melbourne Central Station. The property has 
frontages to Swanston Street, Little Lonsdale Street and Drewery Lane. 

Gross Lettable Area (GLA) 646 square metres
Car Spaces Nil
Vacancy Percentage 0.0% Area 0 square metres

*The property is fully leased.
WALE Income 2.88 years Area 3.19 years

Valuation
Valuation Approaches Capitalisation of Net Income (Primary) and Direct Comparison
Date of Inspection 28 March 2023
Date of Valuation 28 March 2023
Market Value $27,200,000 exclusive of GST

(TWENTY SEVEN MILLION TWO HUNDRED THOUSAND DOLLARS)

Or the equivalent Market Value sums are equivalent to (based on an exchange rate of 
AUD1.00:RM2.9423, being the exchange rate published by Bank Negara Malaysia on 28
March 2023, being the date of valuation):

MYR 80,030,560 exclusive of GST
(EIGHTY MILLION AND THIRTY THOUSAND FIVE HUNDRED AND SIXTY MALAYSIAN 
RINGGIT). 
Source: https://www.bnm.gov.my/currency-converter
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Prepared By
Valuer Shaun O’Sullivan B.Bus (Prop) AAPI

Certified Practising Valuer
Australian Property Institute – Associate Member - 62780
Director
Primary Valuer

Location

Map

Source: online.melway.com.au

Source: Google Earth Pro
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Road System, Access and Exposure
Situated Occupies the south-western corner of Swanston and Little Lonsdale Streets.

Situated within the tightly held Retail Core.

Access Access to the tenancies is provided via Swanston and Little Lonsdale Streets.

Surrounding Development
The subject property forms part of a central Melbourne CBD location forming part of the Retail Core. The surrounding locality is 
generally characterised by period style low to medium rise retail / commercial buildings, interspersed with major developments 
including the following. 

Melbourne Central Shopping Centre and Melbourne Central Station – located to the north west and west

State Library – located diagonally opposite

QV Melbourne – located on the opposite side of Swanston Street

Emporium Melbourne Shopping Centre – located to the south west over Lonsdale Street

RMIT University City Campus – located to the north east over La Trobe Street

Further, the subject property is located within proximity to works associated with the Melbourne Metro Rail Project. More 
specifically, a new station is being constructed to the north-western corner of Swanston and La Trobe Streets known as the State 
Library Station. Accordingly, there may be some disruptions in the short to medium term with construction scheduled for 
completion in 2025. Upon completion it is anticipated the immediate area will be enhanced. 

Location Plan (Source: Cityscope)

Public Transport
Train Station Approximately 100 metres (by walking) from Melbourne Central train station.

Services
All usual urban services are connected or available to be connected to the subject property.
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Title Details and Land Description
The subject property is contained within multiple titles. We have searched the titles dated 29 March 2023 and 19 April 2023 
(source: online.globalx.com.au). We provide a summary below.

Particulars
Title Reference Description Registered Proprietor

11538/255 Lot 1 on Plan of Subdivision 721782U Oriental Asia (Aust) Pty Ltd 

11538/256 Lot 2 on Plan of Subdivision 721782U Oriental Asia (Aust) Pty Ltd

11538/257 Lot 3 on Plan of Subdivision 721782U Oriental Asia (Aust) Pty Ltd

11538/258 Lot 4 on Plan of Subdivision 721782U Oriental Asia (Aust) Pty Ltd

11538/259 Lot 5 on Plan of Subdivision 721782U Oriental Asia (Aust) Pty Ltd

11538/260 Lot 6 on Plan of Subdivision 721782U Oriental Asia (Aust) Pty Ltd

11538/261 Lot A on Plan of Subdivision 721782U Oriental Asia (Aust) Pty Ltd

Copies of the Title Searches are attached as an Annexure to this report, however we note the following pertinent notations:

Encumbrances/Notations
Title Reference Dealing Comments

11538/255-261 Mortgage AM275900Y Mortgage registered 23 October 2015 in favour of Oversea-Chinese 
Banking Corporation Ltd 

Refer to Critical Assumptions and Qualifications – Title.

Land Description
Frontage/Boundary Length Extract of Plan

Swanston Street Frontage / 
Eastern Boundary 

14.68 metres

Little Lonsdale Street Frontage / 
Northern Boundary 

21.64 metres

Drewery Lane Frontage / 
Western Boundary 

14.51 metres

Southern Boundary 21.61 metres
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Improvements

Overview
The subject property comprises a part two storey period style building originally completed circa 1850 with a three level extension 
to the rear constructed circa 2014. There are three ground level retail tenancies to Swanston Street, one to Little Lonsdale Street 
and tenancies on Level 1 and Level 2.

Accommodation and Layout
The subject property comprises four ground floor retail tenancies, together with a tenancies on Level 1 and Level2. The ground 
floor tenancies are compact in size, with three positioned along Swanston Street (including one occupying the south western 
corner of Swanston and Little Lonsdale Streets) and one positioned along Little Lonsdale Street. The upper level tenancies are 
accessed from Little Lonsdale Street via a single lift service or alternatively via an adjoining stairwell. Level 1 is occupied by a 
restaurant tenancy and Level 2 is occupied as an internet café with access to a private balcony. 

Photographs

Swanston Street Frontage Little Lonsdale Street (Tenancy 1 (EzyMart), 
Tenancy 4 (Yi Fang) and Entry to Foyer & Lift)

Drewery Lane Frontage Tenancy 4 (Yi Fang) to Little Lonsdale Street
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Tenancy 1 Tenancy 1 (EzyMart) & Tenancy 2 (Hot-Star)To Swanston Street

Tenancy 3 To Swanston Street Stairwell & Lift

Level 2 Tenancy Level 1 Tenancy
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Level 1 Deck Rooftop

Foyer & Stairwell Little Lonsdale Street Frontage

Valuation Approaches
In assessing the value of the subject property we have relied on the capitalisation of net income and direct comparison
approaches, with the capitalisation of net income being the primary approach.

Capitalisation of Net Income (Primary Approach)
The capitalisation approach involves estimating the potential sustainable gross market income of a property from which annual 
outgoings are deducted to derive the net market income. This net market income is then capitalised at an appropriate rate derived 
from analysis of comparable sales evidence.

Adjustments to the capitalised value are then made for items including profit rent/shortfall derived from passing rents which are 
above or below market, letting up allowance over vacant areas including foregone rental and outgoings over the assumed letting 
up period together with marketing expenses and leasing commissions, short term capital expenditure, outstanding lease incentives 
including rent free periods and committed Lessor contributions.

Direct Comparison (Secondary Approach)
The direct comparison approach involves applying a Value Rate to the selected unit of comparison which in this case is the value 
per square metre of GLA, with the adopted value rate derived from analysis of comparable sales evidence.
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Sales Evidence
In determining the market value of the subject property we have considered the available sales evidence. Appropriate sales 
evidence would comprise Melbourne CBD retail properties of a similar size and similar capital value to the subject. Ideally these 
would also be located in comparable CBD retail strips to Swanston Street. There have been few such sales to occur recently as 
these properties are tightly held. There has been a number of sales recently of assets at below $10,000,000, but few have 
transacted at circa $20,000,000 to $30,000,000, especially since the RBA began the period of increasing the cash rate in May 
2022. Below are a selection of properties we have considered.

163 Swanston Street, Melbourne

Sale Details
Sale Price $18,020,000
Sale Price ($/m²) $11,950/m²
Sale Date October 2022
Classification CBD Strip Retail
GLA 1,508m²
Site Area 187m²
Net Market Income $349,650 p.a. $232/m²
Net Passing Income N/A N/A
Lease Expiry 0.00 years

Analysis
Passing Yield N/A
Passing Yield (Fully Leased) 1.94%
Equated Market Yield 1.79%
Vacancy (by Area) - % of Total 1,508m² 100%

Location
Situated on the western side of Swanston Street, a short distance south of its intersection with Bourke Street Mall, forming part of the tightly 
held Retail Core. It occupies a prominent retail location within the Melbourne CBD. 

Description
The property comprises a seven storey period style building originally completed in 1922, which has since been partly refurbished at various 
stages with ground floor and basement most recently refurbished in 2021. The upper levels are predominately in an unoccupiable condition 
without significant capital expenditure. The building was fully vacant at the date of sale. 

Comments
Sold at public auction conducted by Colliers and Alexander Robertson. In concluding our assessment we have assumed first floor is the only 
upper level that can be occupied with the provision of adequate incentives. 

Comparison and Justification
A comparable value property also located on Swanston Street, but in the section to the south of Bourke Street Mall. The sale property is inferior 
as it does not have the income security of the subject, but it has more value-add flexibility because of its vacant nature which provides potential 
to increase the yield, and the subject property does not have this potential.  Whilst it is difficult to easily quantify the value of this potential, we 
believe a materially higher capitalisation rate is appropriate for the subject.  This is also a lower value asset which makes it accessible to a wider 
range of potential purchasers.  On balance of all of the evidence, a higher capitalisation rate is considered appropriate for the subject. 
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272-282 Lonsdale Street, Melbourne

Sale Details
Sale Price $32,500,000
Sale Price ($/m²) $39,780/m²
Sale Date October 2022
Classification CBD Strip Retail
GLA 817m²
Site Area 413m²
Net Market Income $739,547 p.a. $1,488/m²
Net Passing Income $633,665 p.a. $1,359/m²
WALE (Income) 3.48 years

Analysis
Passing Yield 1.94%
Passing Yield (Fully Leased) 1.94%
Equated Market Yield 2.25%
Vacancy (by Area) - % of Total 0m² 0%

Location
Situated on the northern side of Lonsdale Street, a short distance west of its intersection with Swanston Street and adjoins Melbourne Central 
Shopping Centre. It forms part of the tightly held Retail Core. 

Description
The property comprises a two level building constructed in the 1970’s with a rooftop advertising sign. There are four similar sized shops to the 
ground level fronting Lonsdale Street and a first level occupied by a restaurant tenant. The rear of the property has frontage to Sniders Lane. 
The property is zoned Capital City Zone – Schedule 2 and is affected by a number of Design and Development Overlays including Schedule 2 
being in Precinct A1 which has a preferred maximum building height of 40 metres. 

Comments
The property sold via an Expressions of Interest campaign undertaken by JLL and Colliers. In analysing the sale it was been necessary to 
estimate the annual land tax liability which is not recoverable from the tenants. The property was reported to have sold to a locally based private 
investor with Chinese backing. We understand their were nine bidders.

Comparison and Justification
This is a recent sale of a comparable value property. Whilst the sale property is inferior as it does not have the Swanston Street frontage of the 
subject, it is superior as it has superior development potential given it is not encumbered by heritage buildings. It is not easy to quantify this 
further development potential but our experience and research has indicated that a materially higher capitalisation rate is appropriate for the 
subject property.  On balance of all of the evidence, a higher capitalisation rate is considered appropriate for the subject. 
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483-485 Elizabeth Street, Melbourne 

Sale Details
Sale Price $12,025,000
Sale Price ($/m²) $17,008/m²
Sale Date 1 July 2022
Classification CBD Strip Retail
GLA 707m²
Site Area 262m²
Net Market Income $203,072 p.a. $287/m²
Net Passing Income $169,644 p.a. $279/m²
WALE (by Income) 2.35 years

Analysis
Passing Yield 1.41%
Passing Yield (Fully Leased) 1.68%
Equated Market Yield 1.68%
Vacancy (by Area) - % of Total 99m² 14.00%

Location
The sale property is situated on the western side of Elizabeth Street, in the section between Franklin Street to the south and Therry Street to 
the north. It forms part of an improving northern Melbourne CBD precinct, which is benefitting from various new developments in the area 
including the Metro Tunnel Rail project (due to be complete in 2025).

Description
The property comprises a part four storey building originally completed circa 1937, which has subsequently been refurbished at various stages. 
It is currently configured with a ground floor retail tenancy together with a rear upper level storage space and three separate upper level 
apartments. The topmost apartment benefits from access to a rooftop courtyard area. The ground floor retail tenancy appears to be occupied 
on a leaseback arrangement, with one of the apartments vacant. 

Comments
The property sold via a competitive Public Auction with offers received from five active bidders. The buyer profile included offshore bidders but 
the majority of bids came from two local groups. It sold from a local investor to another local investor, who we understand also owns other 
properties in the Melbourne CBD. 

Comparison and Justification
This sale property is in a slightly inferior retail location, although forming part of an improving precinct. Nonetheless, it falls within a more 
affordable capital value range and it appears to be a strong sale, potentially influenced by the purchaser having nearby assets. Overall, and on 
balance of the evidence, a materially higher capitalisation rate to the market yield is considered to be applicable. 
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27-31 Hardware Lane, Melbourne

Sale Details
Sale Price $7,420,000
Sale Price ($/m²) $17,180/m²
Sale Date March 2022
Vendor Private Investor
Purchaser Private Investor
Classification CBD Strip Retail 
GLA 432m²
Site Area 178m²
Net Market Income $176,470 p.a. $409/m²
Net Passing Income $238,112 p.a. $551/m²
WALE (by Income) 3.13 years

Analysis
Passing Yield 3.21%
Passing Yield (Fully Leased) 3.21%
Equated Market Yield 2.45%
Vacancy (by Area) - % of Total 0m² 0.00%

Location
Situated on the western side of Hardware Lane in the section between Bourke Street to the south and Little Bourke Street to the north. It forms 
part of the typically popular Hardware Lane precinct. 

Description
The sale property comprises an older style three storey building, with refurbishment works completed at various stages. The building is 
configured with two ground floor tenancies and two upper level premises. 

Comments
This property sold via a competitive public auction conducted by JLL and MMJ. The passing rents for ground floor appeared to be high, 
particularly given current leasing market conditions. Accordingly, our analysis includes rent reversions and profit rental components exist. 

Comparison and Justification
The sale property falls within a more affordable capital value range making it accessible to a wider range of purchasers compared to the subject 
property. Albeit it is situated in an inferior retail. This property sold prior to the RBA beginning the cycle of increasing the Cash Rate and we 
know from our experience this is resulting in market yields increasing for investment properties such as the subject. On balance of the evidence,
a materially higher capitalisation rate to the market yield is considered to be applicable for the subject.
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423 & 425 Elizabeth Street, Melbourne

Sale Details
Sale Price $11,000,000
Sale Price ($/m²) $39,007/m²
Sale Date August 2021
Classification CBD Strip Retail
GLA 282m²
Site Area 188m²
Net Market Income $256,946 p.a. $911/m²
Net Passing Income N/A N/A
Lease Expiry N/A

Analysis
Passing Yield N/A
Passing Yield (Fully Leased) 2.36%
Equated Market Yield 2.25%
Vacancy (by Area) - % of Total 282m² 100%

Location
The sale property is situated on the western side of Elizabeth Street, in the section between A'Beckett Street to the south and Franklin Street to 
the north. It forms part of an improving northern Melbourne CBD precinct, which is benefitting from various new developments in the area 
including the Metro Tunnel Rail project (due to be complete in 2025).

Description
The property comprises a period style building originally completed in 1872, which has since been refurbished at various stages. It comprises 
two, two storey buildings connected into a single occupancy.

Comments
This sold via an Expression of Interest campaign conducted by CBRE. From discussions with market participants we understand there was a 
building area discrepancy, with the purchaser having made an offer under the impression the sale property had a bigger area. We have 
concluded our analysis on the basis of survey plans provided, which were subsequently completed after the sale.

Comparison and Justification
The sale property is situated in an inferior retail location, although forms part of an improving CBD precinct. Nonetheless, it falls within a more 
affordable capital value range. On balance a materially higher capitalisation rate is considered appropriate for the subject.  This property sold 
prior to the RBA beginning the cycle of increasing the Cash Rate and we know from our experience this is resulting in market yields increasing 
for investment properties such as the subject. Overall and on the balance of evidence, a higher capitalisation rate to the market yield is 
considered to be applicable for the subject.
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Louis Vuitton, 139 Collins Street, Melbourne

Sale Details
Sale Price $68,000,000 (100% Interest)
Sale Price ($/m²) $40,919/m²
Sale Date November 2020 
Vendor Private Investor 
Purchaser The Hour Glass 
Classification CBD Strip Retail 
Lettable Area 1,661.80m²
Site Area 563m²
Gross Market Income $2,487,140 p.a. $1,497/m²
Gross Passing Income $1,976,370 p.a. $1,189/m²
Gross Passing Income (Fully Leased) $1,976,370 p.a. $1,189/m²
Adopted Total Outgoings $408,738 p.a. $246/m²
Net Market Income (Excl. Vacancy) $2,078,402 p.a. $1,251/m²
WALE (by Income) 4.57 Years
WALE (by GLAR) 3.34 Years

Analysis Assumptions
Passing Yield 2.31% Vacancy Allowance 0.00% -$0
Passing Yield (Fully Leased) 2.31% Adopted Core Cap Rate 3.00%
Equated Market Yield 3.03% Adopted Discount Rate 3.00%
Internal Rate of Return (10 Year) 2.97% Adopted Terminal Yield 3.25%
Vacancy (by Area) - % of Total 0m² 0.00% Immediate Cap Ex (12 months) -$58,495

Cap Ex Sinking Fund Allowance 3.00%
10 Year Cap Ex (% of Sale Price) 1.30%

Location
The sale property occupies the prominent south eastern corner of Collins and Russell Streets, forming part of the prestigious Paris End of Collins 
Street. The Paris End of Collins Street is a well regarded location for high end retail boutiques occupied together with Grand Hyatt Melbourne
and interspersed with premium grade office developments and period style buildings. 

Description
The property comprises a four storey historical building originally completed in 1886, which has subsequently been refurbished at various stages 
thereafter. The building is configured over basement, ground and three upper levels. Louis Vuitton occupies the ground floor and level 1, with 
the balance relating to commercial tenancies. 

Comments
The property sold via an Expression of Interest campaign conducted by Colliers International. The campaign garnered a good level of interest 
from adjoining CBD owners and international groups, with initial sale price expectations of around $50m falling well below the eventual purchase 
price due to lower expectations from the COVID-19 market uncertainty. In concluding our analysis, we have adopted the 2021 mid term market 
rental review for Louis Vuitton.

Comparison and Justification
The sale property occupies a prominent corner along the ‘Paris End’ of Collins Street, which is a more prestigious location than the subject. 
Nonetheless, it falls within a much higher capital value range. Whilst the sale occurred during the COVID pandemic, this property sold prior to 
the RBA beginning the cycle of increasing the Cash Rate and we know from our experience this is resulting in market yields increasing for 
investment properties such as the subject. Overall and on the balance of evidence a generally similar capitalisation rate to the market yield is 
considered to be appropriate for the subject property.
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Conclusion
Map No. Property Sale Date Sale Price GLA (m²) GLA $/m² Passing 

Yield (*)
Equivalent 

Market 
Yield

(EMY)

1 Subject Property Mar-23 $27,200,000 646 $42,105 3.76% 3.25%

2 163 Swanston Street,
Melbourne

Oct-22 $18,020,000 1,508 $11,950 1.94% 1.79%

3 272-282 Lonsdale Street, 
Melbourne

Oct-22 $32,500,000 817 $39,780 1.94% 2.25%

4 483-485 Elizabeth Street,
Melbourne

Jul-22 $12,025,000 707 $17,008 1.68% 1.68%

5 27-31 Hardware Lane,
Melbourne

Mar-22 $7,420,000 432 $17,180 3.21% 2.45%

6 423 & 425 Elizabeth Street,
Melbourne

Aug-21 $11,000,000 282 $39,007 2.36% 2.25%

7 Louis Vuitton, 139 Collins Street,
Melbourne

Nov-20 $68,000,000 1,662 $40,919 2.31% 3.03%

(*) The ‘passing yield’ above reflects the ‘fully leased passing’ yield.

As noted earlier, there has not been any recent, directly comparable sales to the subject, being a well leased, well exposure retail 
property, with a value of circa $25,000,000, and with limited immediate value-add potential.  This makes valuing the subject
property difficult in the current market conditions.  Further complicating the valuation is that there has also been a lack of
comparable sales since the RBA began increasing the Cash Rate in May 2022.  We know from our research and involvement 
with other properties that market yields for well leased investment properties have increased during this time.  Although the market 
evidence does also not reflect a clearly defined trend.  

A number of the above listed comparable sales either have redevelopment potential, which results in lower yields being achieved, 
or have lower capital values, making the properties more accessible to a wider range of purchasers and this also tends to result
in lower yields.  

One of the most comparable sales is that of 139 Collins Street, as it is also a corner retail property, that is well leased, well 
exposed and has limited redevelopment potential, with these attributes being similar to the subject.  Whilst it sold prior to the 
recent RBA Cash Rate increases, it also sold during COVID when demand was more subdued.  On balance of the evidence, the 
market yield indicated for this sale is considered to be generally reflective of an appropriate market yield for the subject property.  

Having regard to the available sales evidence and the particular attributes of the subject property we have adopted a capitalisation 
rate of 3.25%.

Our comments in relation to each of the sales in comparison to the subject are outlined under the analysis of each sale.  We refer 
the reader to those comments. Of the six comparable sales (summarised in the above table), four of them have values below 
$20,000,000 making them more digestible in the market for purchasers than the subject. This often results in lower yields being 
achieved, all other things being equal.  Further, four of the sales occurred prior to the RBA embarking on the monthly pattern of 
increasing the cash rate.  Since the cash rate begun increasing, yields for investment properties have also begun rising.  Whilst 
two properties did sell in late 2022, transacting after the RBA cycle of increasing the cash rate began, these two properties have 
further development potential that is difficult to quantify, but in our experience such further development potential results in lower 
investment yields.  On balance of these comments and the individual comments of each sale, we consider our adopted market 
yield to be appropriate.  Whilst the adopted EMY for the subject is marginally higher than the band of evidence, it is considered 
appropriate having regard to the attributes of each sale against the subject. 

For our direct comparison approach, we consider the sales of 272-282 Lonsdale Street ($39,780 per square metre) and 139
Collins Street ($40,919 per square metre) to be most comparable to that of the subject. 272-282 Lonsdale Street is located 
closest in proximity to the subject and 139 Collins Street is considered appropriate for the reasons outlined above.  Having regard 
to the attributes of the subject against the evidence, we have adopted a rate of $42,000 per square metre of GLA.
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A map outlining the location of the sale properties in comparison to the subject is included below.

Calculations

Capitalisation Approach
In applying our Capitalisation Approach we have adopted a capitalisation rate of 3.25% which has been applied to the adopted 
net market income.

We have then deducted or added the present value of reversions derived from the passing rents which are considered to be either 
under or over market rent. We have also made deductions for variances to the net income created by letting up or down time, 
incentives/rent free periods, leasing commissions and capital expenditure.
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Our capitalisation approach calculations are shown below:
     

Direct Comparison Approach
Analysis of the main sales evidence indicates a building value rate range of circa $11,950 to $40,919 per square metre. 

Sales rates per square metre for CBD retail properties often vary greatly as the rates are generally a function of the income per 
square metre achieved for each property (i.e. the higher the rental income the higher the value rate per square metre). Income 
rates can vary greatly from one CBD precinct to another, resulting in large fluctuations in value rates. It would be preferable to 
have sales within the same CBD precinct as the subject, with similar sized retail tenancies, and a similar split between ground 
level and upper level tenancies, but similar sized freehold properties are rare, and sales of such properties is also quite rare. 
Therefore, value judgement is required when using the direct comparison approach.  In general, the approach has short comings
for use for such properties but can be useful as a check method. 

For our direct comparison approach, we consider the sales of 272-282 Lonsdale Street ($39,780 per square metre) and 139 
Collins Street ($40,919 per square metre) to be most comparable to that of the subject. 272-282 Lonsdale Street is closest in 
proximity to the subject.  It has a net market income rate of $1,488 per square metre.  The subject has a net market income rate 
of $1,380 per square metre.  The subject is however in a more desirable retail, corner location.  On balance a slightly higher rate 
is considered appropriate. 139 Collins Street has a net market income rate of $1,251 per square metre. Given the subject has a
much lower capital value and a much smaller lettable area, but a slightly inferior retail location, a slightly higher rate is considered 
appropriate for the subject. Having regard to the attributes of the subject against the evidence, we have adopted a rate of $42,000 
per square metre of GLA.

Market Income Valuation Date: 28-Mar-23
Base Rent Recoveries % Rent Total

Specialties 958,414 - - 958,414
Upper Level Retail 259,223 47,537 - 306,760
Gross Market Income 1,217,637 47,537 - 1,265,174
Less Adopted Outgoings (373,866)
Net Market Income 891,308
Net Income 891,308
Market Capitalisation Rate 3.50% 3.25% 3.00%
Core Capital Value (Fully Leased) 25,465,954 27,424,874 29,710,280
Core Capital Value ($/m²) 39,421 42,453 45,991
Capital Value Adjustments
Present Value of Rental Reversions 111,104 111,208 111,313
Outstanding Incentives (133,446) (133,501) (133,557)
Imminent Expiry Allowances

Letting Up Allowances 12 months (73,658) (73,658) (73,658)
Incentive Allowances 12 months (104,741) (104,741) (104,741)
Leasing Costs Allowances 12 months (37,132) (37,132) (37,132)
Tenancy Coordination Fee Allowances 12 months - - -

Total Capital Value Adjustments (237,873) (237,824) (237,774)
Capitalised Value 25,228,082 27,187,050 29,472,505
Capitalised Value ($/m²) 39,053 42,085 45,623
Rounded Value 25,200,000 27,200,000 29,500,000
Capitalised Rounded Value ($/m²) 39,009 42,105 45,666
Adopted Value 27,200,000
Initial Passing Yield 3.76%
Initial Passing Yield (Fully Leased) 3.76%
Equivalent Market Yield 3.25%

Direct Comparison Approach - Gross Lettable Area

Gross Lettable Area m² 646
Value of Gross Lettable Area $/m² 42,000
Direct Comparison - Gross Lettable Area $ 27,132,000
Rounded Value 27,100,000
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Summary of Valuation Approaches

Valuation
Subject to the qualifications and assumptions contained within the body of this certificate and our full report and subject to the 
existing leases, we assess the market value of 319-323 Swanston Street, Melbourne, VIC, as at 28 March 2023, exclusive of 
GST, for submission to Bursa Malaysia Securities Berhad in relation to a Circular to Shareholders to seek approval for a related 
party transaction, to be:

$27,200,000
(TWENTY SEVEN MILLION TWO HUNDRED THOUSAND DOLLARS)

Or the equivalent Market Value sums are equivalent to (based on an exchange rate of AUD1.00:RM2.9423, being the exchange 
rate published by Bank Negara Malaysia on 28 March 2023, being the date of valuation):

MYR 80,030,560 exclusive of GST
(EIGHTY MILLION AND THIRTY THOUSAND FIVE HUNDRED AND SIXTY MALAYSIAN RINGGIT). 
Source: https://www.bnm.gov.my/currency-converter

M3 Property

Shaun O’Sullivan B.Bus (Prop) AAPI James Ruben
Certified Practising Valuer National Director
Australian Property Institute – Associate Member - 62780 Counter Signatory
Director
Primary Valuer

The counter signatory has reviewed the report and is satisfied that there is a reasonable basis for the valuation process undertaken 
and methodology adopted by the primary signatory. The counter signatory also verifies that the report has been reviewed in 
accordance with our Quality Assurance Policy, is genuine and authorised by M3 Property Australia Pty Ltd.

Valuation Reconciliation
Market Capitalisation Approach 27,200,000
Market Capitalisation Rate 3.25%

Direct Comparison Approach - Lettable Area 27,100,000

Adopted Market Value 27,200,000
Key Metrics
Initial Passing Yield 3.76%
Initial Passing Yield (Fully Leased) 3.76%
Equivalent Market Yield 3.25%
Value per m² 42,105
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Critical Assumptions and Qualifications
In addition to any other assumptions, conditions and comments contained within this report, our valuation is subject to the following 
Critical Assumptions and Qualifications. Selecting an underlined clause will take you to the relevant section of the report.

Critical Assumptions/Qualifications
Aluminium Cladding We are not experts in this matter and for the purpose of our valuation, we have assumed that 

the building fabric, including the aluminium composite system, does not pose a safety risk or 
require upgrading to meet Regulations.

Asbestos Our valuation is provided on the assumption that any asbestos material on site would not pose 
a health risk to any person. Should a more definitive statement in this regard be required, we 
recommend advice be sought from a suitably qualified professional.

Date of Inspection It is assumed for the purpose of this Market Value assessment that the property will remain in 
the same physical state from the date of inspection to the date of valuation. It is also assumed 
that the tenants within the property will remain unchanged with the exception of any variances 
outlined within this report.

Date of Issue It is assumed that that there will be no material changes to market conditions between the date 
of issue and the date of valuation. If changes to the market become evident between the issue 
date and the valuation date we reserve the right to amend our valuation.

Development Approvals We assume that appropriate permission has been granted by the relevant statutory authority 
in relation to the existing improvements on site.

Environmental No obvious environmental problems were apparent on inspection, however no soil tests nor 
environmental studies or reports have been made available to us. Accordingly, our valuation 
is made on the assumption that there are no environmental problems in any way affecting the 
property, including surface or below ground conditions, toxic or hazardous wastes or building 
material hazards. Any such matters may adversely affect the property or its use and our 
assessment of value. Should any such matters be known or discovered, no reliance should be 
placed on our assessment of value unless we have been advised of these matters and we 
have confirmed that our assessment is not affected.

We have assumed for the purpose of this valuation the property is not contaminated in any 
way or subject to environmentally based externalities that may impact upon value. If this 
assumption is found to be incorrect, or if the party on whose instruction this valuation is 
provided wishes our valuation to be based on a different assumption, then this valuation should 
be referred back to the Valuer for comment and in appropriate cases, amendment. We have 
also assumed the use of the property complies with all relevant environmental law.

Financial Projections We advise that no party may rely upon any financial projections or future values contained in 
our valuation report. Any financial projection or future value calculations in our valuation reports 
are valuation tools only, and should not be construed in any way as providing an indication of 
likely future profit and/or cash flow.

Government Interest The valuation is based on the critical condition that the government holds no requirements of 
the land.

GST In relation to any potential GST liability, we advise that we are not taxation or legal experts and 
we recommend competent and qualified advice be obtained. We are also of the view that any 
interested party relying on this valuation of the subject property should obtain their own legal 
advice on the GST position. Should this advice vary from our interpretation of the legislation 
and Australian Taxation Office rulings current as at the date of this valuation, we reserve the 
right to review and amend our valuation accordingly. Our assumptions with respect to GST are 
current at the time of this report. Changes to the GST Act may impact the value of the subject 
land if and when these occur.
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Critical Assumptions/Qualifications
Information In undertaking our valuation, we have relied upon various financial and other information 

submitted by the managing agent. Where possible within the scope of our retainer and limited 
to our expertise as Valuers, we have reviewed this information including by analysis against 
industry standards. Based upon that review, we have no reason to believe that the information 
is not fair and reasonable or that material facts have been withheld. However, our enquiries 
are necessarily limited by the nature of our role and we do not warrant that we have identified 
or verified all of the matters which a full audit, extensive examination or ‘due diligence’ 
investigation might disclose. For the purpose of our valuation assessment, we have assumed 
that this information is correct.
While all reasonable endeavours have been made to clarify the accuracy of the information 
provided, it is assumed that the information provided by the instructing party and their 
representatives consists of a full and frank disclosure.

Leases In the event that the terms and conditions detailed within such formalised documents vary 
significantly to that stipulated within the summary provided for any tenant, M3 Property reserve 
the right to make comments and adjustments to our assessment on this basis.

Lettable Areas We have relied upon the lettable areas indicated on the tenancy schedule and plans provided. 
Should any subsequent surveys indicate a variation to the areas adopted within, the matter 
should be referred to us for review of the valuation as deemed appropriate. 

In the event that a formal Survey determined lettable areas that differ from those adopted above 
our valuation may be affected and we reserve the right to amend our valuation if this were to 
be the case.

Market It should be noted that in the case of advice provided in this report which is of a projected 
nature, we must emphasise that specific assumptions have been made which appear 
reasonable based upon current market sentiment and forecasts. It follows that any one of the 
associated assumptions may change over time and no responsibility can be accepted in this 
event. Accordingly, the indicated figures should not be viewed as absolute certainty.

Native Title This valuation assumes that there are no current or pending claims which will affect the subject 
property.

Pecuniary Interest Neither the valuer nor M3 Property have any pecuniary interest giving rise to a conflict of 
interest in valuing the property.

Planning The planning information set out in this report has been obtained via the website of the 
Department of Environment, Land, Water and Planning. We have relied upon this information 
in assessing the value of the property. No responsibility is accepted for the accuracy of that 
information and if it is wrong in any significant respect, our assessment of value may be 
different. Proper searches and enquiries should be made before reliance is placed on our 
valuation.

Presentation, Condition and 
Utility

This valuation report does not purport to be a site or structural survey of the improvements, nor 
was any such survey undertaken. Overall, we have assumed that detailed reports with respect 
to the structure and service installations of the improvements would not reveal any defects or 
inadequacies requiring significant capital expenditure. Should there be deficiencies associated 
with the building structure or its services the valuation should be referred back to us for 
comment.

Proportional Interest We have valued the 100% interest of the asset for the party referred to above. Proportional 
ownership of the 100% interest should not be construed as representing the same proportional 
interest in our assessed value of the asset.
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Critical Assumptions/Qualifications
Revenue and Expenditure In undertaking our valuation, we have relied upon the tenancy schedule, revenue and 

expenditure statements provided to us in respect of current net and gross revenues. We have 
not verified this information by reference to cheque receipts or other audit procedures. M3 
Property accepts no responsibility for any material impact on value if a formal audit of the cash 
flow is materially different to that stated on the tenancy schedule / business statements as 
provided to us.

Sale Conditions Our valuation does not assume a forced sale.
Site For the purpose of this valuation we assume that the site dimensions/areas noted on the 

relevant Titles are correct. If there is any doubt in respect of these issues, we recommend that 
a check survey be undertaken by a qualified surveyor and that the survey be sent to us for 
advice as to whether our assessment of value is affected. The valuation is made on the 
assumption that there are no encroachments by or upon the property.

Title The easements/encumbrances that are detailed within this report have been considered in our 
assessment of value. If there are any additional easements, encumbrances, encroachments, 
restrictions, leases or covenants which are not noted in this report, they may affect our 
assessment. The assessment of value contained in this valuation assumes the property is free 
of mortgages, caveats and any other financial liens. If any such matters are known or 
discovered, we should be advised and asked as to whether they affect our assessment.

Valuers Qualification We confirm that the valuation has been prepared by a valuer that: 

a) Is suitably qualified to carry out such valuations and has had at least five years’ 
appropriate experience; and

b) Has no pecuniary interest that could reasonably be regarded as capable of affecting a 
person’s ability to give an unbiased opinion of the value or that could conflict with a 
proper valuation of the property.
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Terminology

Approach/Methods Methodology (IVS Terminology) As Referenced in this Report
Market Approach Comparable Transaction Method Direct Comparison Approach
Income Approach Discounted Cash Flow (DCF) Method 

Income Capitalisation Method 
Discounted Cash Flow Approach
Capitalisation Approach

Definitions and Disclaimers

Definitions
Currency All financial information within this valuation is presented in Australian dollars (AUD).
Market Value This valuation has been prepared in accordance with the definition of Market Value adopted by the 

International Valuation Standards Council (IVSC) and adopted by the Australian Property Institute 
(API) as set out below:

‘Market Value is the estimated amount for which an asset or liability should exchange on the 
valuation date between a willing buyer and a willing seller in an arm’s length transaction, after proper 
marketing and where the parties had each acted knowledgeably, prudently and without compulsion.’

In considering this definition, the International Valuation Standards which have been adopted by the 
API, defines a willing seller as follows:

‘A willing seller is neither an over eager nor a forced seller, prepared to sell at any price, nor one 
prepared to hold out for a price not considered reasonable in the current market. The willing seller 
is motivated to sell the property at market terms for the best price attainable in the (open) market 
after proper marketing, whatever that price may be.’

Accordingly, although a willing seller will not necessarily just accept the first offer that is made, 
he/she is a seller in the current market and therefore is not seeking a market price which may be 
unattainable in the current market.

Disclaimers
These valuations are for the private and confidential use only of Oriental Asia (Aust) Pty Ltd and for the specific purpose for which 
they have been requested. No third party is entitled to use or rely upon these reports in any way and neither the Valuer nor M3 
Property shall have any liability to any third party who does.

No part of these valuations or any reference to them may be included in any other document or reproduced or published in any 
way without written approval of the form and context in which it is to appear.

These valuations are current at the date of valuation only. The values assessed herein may change significantly and unexpectedly 
over a relatively short period of time (including as a result of general market movements or factors specific to the particular property 
or factors that the Valuer could not reasonably have been aware of as at the date of valuation). We do not accept responsibility 
or liability for any losses arising from such subsequent changes in value. Without limiting the generality of the above comment,
we do not assume any responsibility or accept any liability where this valuation is relied upon after the expiration of three (3) 
months from the date of the valuation, or such earlier date if you become aware of any factors that have any effect on valuation. 

Due to possible changes in market conditions and other circumstances these reports can only be regarded as relevant at the date 
of valuation.
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1. DIRECTORS’ RESPONSIBILITY STATEMENT 
 

This Circular has been seen and approved by our Board, and our Directors collectively and 
individually accept full responsibility for the accuracy of the information given in this Circular 
and confirm that, after making all reasonable enquiries and to the best of their knowledge and 
belief, there are no other facts the omission of which would make any statement herein false or 
misleading. 

 
All information relating to SPSB, OBS(M), SPP, the Malaysian Subject Properties, Indonesian 
Subject Properties and Australian Subject Properties have been obtained from publicly 
available documents (where available) and other information/documents provided by the 
Vendors and the directors/management of the respective parties. Therefore, the sole 
responsibility of the Board is restricted to ensure that such information is accurately reproduced 
in this Circular. 

 
 
2. CONSENTS AND DECLARATIONS OF CONFLICT OF INTEREST 
 
2.1 UOBKH 
 

UOBKH, being the Principal Adviser for the Proposals, has given and has not subsequently 
withdrawn its written consent to the inclusion in this Circular of its name and all references 
thereto in the form and context in which they appear in this Circular. 
 
UOBKH has given its written confirmation that there is no situation of conflict of interest that 
exists or is likely to exist in relation to its role as the Principal Adviser to OHB for the Proposals. 

 
2.2 Mercury Securities 
 

Mercury Securities, being the Independent Adviser for the Proposals, has given and has not 
subsequently withdrawn its written consent to the inclusion in this Circular of its name, its IAL, 
and all references thereto in the form and context in which they appear in this Circular. 

 
Mercury Securities has given its written confirmation that there is no situation of conflict of 
interest that exists or is likely to exist in relation to its role as the Independent Adviser to OHB 
for the Proposals. 

 
2.3 Knight Frank 
 

Knight Frank, being the Independent Valuer for the Proposals, has given and have not 
subsequently withdrawn their written consent to the inclusion in this Circular of their name, the 
valuation certificates and all references thereto in the form and context in which they appear in 
this Circular. 
 
Knight Frank has given its written confirmation that there is no situation of conflict of interest 
that exists or is likely to exist in relation to its role as the Independent Valuer for the Malaysian 
Subject Properties to OHB for the Proposals. 

 
2.4 KJPP RHR 
 

KJPP RHR, being the Independent Valuer for the Proposed SPSB Acquisition and Proposed 
OBS(M) Acquisition, has given and have not subsequently withdrawn their written consent to 
the inclusion in this Circular of their name, the valuation certificate and all references thereto in 
the form and context in which they appear in this Circular. 
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KJPP RHR has given its written confirmation that there is no situation of conflict of interest that 
exists or is likely to exist in relation to its role as the Independent Valuer for the Indonesian 
Subject Properties to OHB for the Proposed SPSB Acquisition and Proposed OBS(M) 
Acquisition. 

 
2.5 M3property 
 

M3property, being the Independent Valuer for the Proposed SPSB Acquisition and Proposed 
OBS(M) Acquisition, has given and have not subsequently withdrawn their written consent to 
the inclusion in this Circular of their name, the valuation certificate and all references thereto in 
the form and context in which they appear in this Circular. 

 
M3property has given its written confirmation that there is no situation of conflict of interest that 
exists or is likely to exist in relation to its role as the Independent Valuer for the Australian 
Subject Properties to OHB for the Proposed SPSB Acquisition and Proposed OBS(M) 
Acquisition.  

 
2.6 SCA 
 

SCA, being the expert appointed by the Company to opine on the fairness of the Purchase 
Consideration of SPSB and Purchase Consideration of OBS(M) (“Fairness Assessment”) has 
given and has not subsequently withdrawn its written consent to the inclusion in this Circular of 
its name and all references thereto in the form and context in which they appear in this Circular 
and the expert’s report in relation to the Fairness Assessment. 
 
SCA has given its written confirmation that there is no situation of conflict of interest that exists 
or is likely to exist in relation to its role as the expert appointed by OHB for the Fairness 
Assessment. 
 

2.7 PT Prima Wahana Caraka 
 

PT Prima Wahana Caraka, being the Indonesian tax consultants for the Proposals, has given 
and has not subsequently withdrawn their written consent to the inclusion in this Circular of their 
name, the report on the policies relating to foreign investment, taxation and repatriation of 
profits under the relevant laws of Indonesia and all references thereto in the form and context 
in which they appear in this Circular.  
 
PT Prima Wahana Caraka has given its written confirmation that there is no situation of conflict 
of interest that exists or is likely to exist in relation to its role as the Indonesia tax consultant to 
provide the aforementioned report for the Proposals. 

 
2.8 PwC Legal Indonesia (formerly Melli Darsa & Co) 
 

PwC Legal Indonesia (formerly Melli Darsa & Co), being the Indonesian legal counsel for the 
Proposals, has given and has not subsequently withdrawn their written consent to the inclusion 
in this Circular of their name, the legal opinion on the policies relating to ownership of title to 
securities or assets and all references thereto in the form and context in which they appear in 
this Circular.  
 
PwC Legal Indonesia (formerly Melli Darsa & Co), has given its written confirmation that there 
is no situation of conflict of interest that exists or is likely to exist in relation to its role as the 
Indonesian legal counsel to provide the aforementioned legal opinion for the Proposals. 
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2.9 Thomson Geer 
 

Thomson Geer, being the Australian legal counsel for the Proposals, has given and has not 
subsequently withdrawn their written consent to the inclusion in this Circular of their name, the 
legal opinion on the policies relating to foreign investment, taxation and repatriation of profits, 
ownership of title to securities or assets, enforceability of agreements, representations and 
undertakings given by foreign counter-parties under the relevant laws of Australia and all 
references thereto in the form and context in which they appear in this Circular.  
 
Thomson Geer has given its written confirmation that there is no situation of conflict of interest 
that exists or is likely to exist in relation to its role as the Australian legal counsel to provide the 
abovementioned legal opinion for the Proposals. 

 
2.10 AEI Legal LLC 
 

AEI Legal LLC, being the Singaporean legal counsel for the Company in relation to the 
Proposals, has given and has not subsequently withdrawn their written consent to the inclusion 
in this Circular of their name, report on the policies relating to foreign investment, taxation and 
repatriation of profits from Singapore and legal opinion on the title to shares in OAM Asia 
(Singapore) Pte Ltd and OBS (Singapore) Pte Ltd, under the relevant laws of Singapore, and 
all references thereto in the form and context in which they appear in this Circular.  
 
AEI Legal LLC has given its written confirmation that there is no situation of conflict of interest 
that exists or is reasonably likely to exist in relation to its role as the Singaporean legal counsel 
to provide the abovementioned report and legal opinion for the Proposals.  

 
2.11 GlobaLex Chambers 

 
GlobaLex Chambers, being the Mauritian legal counsel for the Proposals, has given and has 
not subsequently withdrawn their written consent to the inclusion in this Circular of their name, 
the legal opinion on the policies relating to foreign investment, taxation and repatriation of profits, 
ownership of title to securities or assets, enforceability of agreements, representations and 
undertakings given by foreign counter-parties under the relevant laws of Mauritius and all 
references thereto in the form and context in which they appear in this Circular.  
 
GlobaLex Chambers has given its written confirmation that there is no situation of conflict of 
interest that exists or is likely to exist in relation to its role as the Mauritian legal counsel to 
provide the abovementioned legal opinion for the Proposals.  
 

 
3. MATERIAL COMMITMENTS 
 

As at the LPD, our Board is not aware of any material commitments incurred or known to be 
incurred by our Group which, upon becoming enforceable, may have a material impact on the 
financial results or position of our Group. 
 
 

4. CONTINGENT LIABILITIES  
 

As at the LPD, our Board is not aware of any contingent liabilities incurred or known to be 
incurred by our Group which, upon becoming enforceable, may have a material impact on the 
financial results or position of our Group.  
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5. MATERIAL CONTRACTS 
 

As at the LPD, save for the Proposals (which is the subject matter of this Circular), our Group 
has not entered into any material contracts (not being contracts entered into in the ordinary 
course of business) within 2 years preceding the LPD. 
 
 

6. MATERIAL LITIGATION, CLAIMS OR ARBITRATION 
 
As at the LPD, our Group is not engaged in any material litigation, claims or arbitration, either 
as plaintiff or defendant, which has or may have a material effect on the financial position or 
business of our Group and our Board is not aware of any proceedings pending or threatened 
against our Group or any fact likely to give rise to any proceedings which may materially or 
adversely affect the financial position or business of our Group.  

 
 
7. DOCUMENTS AVAILABLE FOR INSPECTION 
 

Copies of the following documents are available for inspection at the registered office of the 
Company at 170-09-01, Livingston Tower, Jalan Argyll, 10050 George Town, Pulau Pinang, 
during normal business hours between Mondays and Fridays (except public holidays) from the 
date of this Circular up to and including the date of the forthcoming EGM:- 
 
(i) the Constitution of each of OHB, SPSB, OBS(M) and SPP; 

 
(ii) the SSAs, Supplemental SSAs, SPAs and Supplemental SPAs; 

 
(iii) the Valuation Reports together with the valuation certificates in relation to the Subject 

Properties; 
 

(iv) the audited consolidated financial statements of OHB Group for the past 2 financial 
years up to and including the FYE 31 December 2022, as well as the unaudited 
consolidated financial statements of OHB Group for the 3-month FPE 31 March 2023;  

 
(v) the audited consolidated financial statements of SPSB, OBS(M) and SPP for the past 

2 financial years up to and including the FYE 31 December 2022, as well as the 
unaudited consolidated financial statements of SPSB, OBS(M) and SPP for the 3-
month FPE 31 March 2023; 

 
(vi) legal opinions on the policies relating to foreign investment, taxation and repatriation of 

profits, ownership of title to securities or assets, enforceability of agreements, 
representations and undertakings given by foreign counter-parties (where applicable) 
under the relevant laws of the relevant countries as set out in Appendix VI of this 
Circular; 

 
(vii) expert’s report on the fairness of the Purchase Consideration of SPSB and Purchase 

Consideration of OBS(M) prepared by SCA as set out in Appendix VII of this Circular; 
and 

 
(viii) the letters of consent and declarations of conflict of interest referred to in Section 2 of 

this Appendix IX. 
 
 



 

 
 

 

ORIENTAL HOLDINGS BERHAD 
(Registration No. 196301000446 (5286-U)) 

(Incorporated in Malaysia) 
  
 

NOTICE OF EXTRAORDINARY GENERAL MEETING 
 

NOTICE IS HEREBY GIVEN THAT the Extraordinary General Meeting (“EGM”) of Oriental Holdings 
Berhad (“OHB” or the “Company”) will be conducted virtually through online live streaming from the 
broadcast venue located at Grand Ballroom, Bayview Beach Resort, Batu Ferringhi Beach, 11100 Batu 
Ferringhi, Penang via Remote Participation and Electronic Voting (“RPEV”) facilities through the online 
platform at https://meeting.boardroomlimited.my on Wednesday, 30 August 2023 at 2.30 p.m., or any 
adjournment thereof, for the purpose of considering and if thought fit, passing with or without 
modification, the following resolution:- 
 
ORDINARY RESOLUTION  
 
(I) PROPOSED ACQUISITION BY OHB OF THE REMAINING EQUITY INTERESTS IT DOES 

NOT ALREADY OWN IN 3 PLANTATION COMPANIES, NAMELY SELASIH PERMATA SDN 
BHD, ORIENTAL BOON SIEW (MAURITIUS) PTE LTD AND SOUTHERN PERAK 
PLANTATIONS SDN BHD (“SPP”) (“PROPOSED SHARES ACQUISITIONS”); AND 

 
(II) PROPOSED ACQUISITIONS OF THE FOLLOWING PLANTATION ESTATES LOCATED IN 

PENINSULAR MALAYSIA BY SPP (“PROPOSED LAND ACQUISITIONS”):-  
 

(A) OIL PALM PLANTATION LAND HELD UNDER 17 LAND TITLES MEASURING A 
TOTAL OF 77.51 HECTARES (“HA”) LOCATED ALONG JALAN ARA KUDA, 
MUKIM 19, DISTRICT OF SEBERANG PERAI TENGAH, PULAU PINANG, 
MALAYSIA (“BUKIT LANGKAP ESTATE”); 
 

(B) OIL PALM PLANTATION LAND HELD UNDER 30 LAND TITLES MEASURING A 
TOTAL OF 1,704.24 HA LOCATED WITHIN MUKIM AND DISTRICT OF BENTONG, 
PAHANG, MALAYSIA (“BENTONG ESTATE”); AND 

 
(C) OIL PALM PLANTATION LAND HELD UNDER 25 LAND TITLES MEASURING A 

TOTAL OF 1,668.60 HA LOCATED WITHIN THE DISTRICT OF KUALA MUDA, 
KEDAH DARUL AMAN (“THYE GROUP ESTATE”), 

 
(COLLECTIVELY REFERRED TO AS THE “PROPOSALS”) 
 
“THAT, subject to the approvals of all relevant authorities or parties being obtained (where required), 
the Company be and is hereby authorised to proceed with the Proposed Shares Acquisitions (details of 
which are set out in the circular to stockholders of OHB dated 15 August 2023 (“Circular”)) in 
accordance with the terms and conditions as stipulated in the conditional share sale agreements dated 
13 October 2022 and supplemental share sale agreements dated 12 January 2023 and 12 April 2023 
entered into between OHB and Boon Siew Sdn Bhd, Boon Siew Development Sdn Bhd and Loh Boon 
Siew Holdings Sdn Bhd (“SSAs”) (salient terms of which are set out in Appendices II(A), II(B) and II(C) 
of the Circular). 



 

 
 

THAT, subject to the completion of the Proposed Shares Acquisitions (in view that SPP is the purchaser 
for the Bukit Langkap Estate, Bentong Estate and Thye Group Estate), the Company be and is hereby 
authorised to proceed with the Proposed Land Acquisitions (details of which are set out in the Circular) 
in accordance with the terms and conditions as stipulated in the conditional sale and purchase 
agreements dated 13 October 2022 and supplemental sale and purchase agreements dated 12 January 
2023 and 12 April 2023 entered into between OHB, SPP and Boontong Estates Sdn Bhd (“SPAs”, 
together with the SSAs, the “Agreements”) (salient terms of which are set out in Appendices II(D), II(E) 
and II(F) of the Circular). 
 
AND THAT the Board of Directors of the Company (“Board”) (save for the Interested Directors, as set 
out in the Circular) be and is hereby authorised to give effect to the Proposals with full power (i) to 
assent to any condition, modification, variation and/or amendment in any manner as may be required 
by the relevant authorities; (ii) to deal with all matters relating to the Agreements thereto; and (iii) to do 
all such acts and things as they may consider necessary or expedient to implement, finalise and give 
full effect to the Proposals.” 
 
 
By order of the Board, 
ORIENTAL HOLDINGS BERHAD 
 
TAI YIT CHAN (MAICSA 7009143) (SSM PC No.: 202008001023) 
ONG TZE-EN (MAICSA 7026537) (SSM PC No.: 202008003397) 
 
JOINT COMPANY SECRETARIES 
 
Date: 15 August 2023 
 
Notes:- 
 
1. The EGM will be held entirely via the RPEV facilities through the meeting platform at https://meeting.boardroomlimited.my. 

Kindly refer to the Administrative Guide for the EGM in order to register, participate and vote remotely via the RPEV 
facilities. 

 
2. The broadcast venue is strictly for the purpose of complying with Section 327(2) of the Companies Act 2016 which requires 

the chairman of the meeting to be present at the main venue of the meeting. Stockholders / proxies from the public WILL 
NOT BE ALLOWED to be physically present. Stockholders who wish to participate in the EGM will have to register online 
and attend remotely. Kindly read and follow the procedures in the Administrative Guide for the EGM in order to participate 
remotely. 

 
3. A proxy may but need not be a member of the Company. 

 
4. The instrument appointing a proxy must be deposited / submitted via the following ways not less than 48 hours before the 

time set for holding the EGM or at any adjournment thereof:- 
 
(i) By hardcopy form 

 
The Form of Proxy must be deposited at the registered office of the Company at 170-09-01, Livingston Tower, 
Jalan Argyll, 10050 George Town, Pulau Pinang, Malaysia.  

 
(ii) By electronic form 

  
The Form of Proxy can be electronically submitted through the Boardroom Smart Investor Portal at 
https://investor.boardroomlimited.com. Please refer to the Administrative Guide for the procedures on electronic 
lodgement of Form of Proxy. 

 
5. A member entitled to attend and vote is entitled to appoint not more than two (2) proxies to attend and vote in his stead. 

Where a member appoints more than one (1) proxy, the appointment shall be invalid unless he specifies the proportions 
of his holdings to be represented by each proxy. A proxy appointed to attend and vote at a meeting of the Company shall 
have the same rights as the member to speak at the meeting. 

 
6. Where a member of the Company is an authorised nominee as defined under the Securities Industries (Central 

Depositories) Act 1991 (“SICDA”), it may appoint not more than two (2) proxies in respect of each securities account it 
holds with ordinary stocks of the Company standing to the credit of the said securities account. 

 
7. Where a member of the Company is an exempt authorised nominee which holds ordinary stocks in the Company for 

multiple beneficial owners in one (1) securities account (“omnibus account”), there shall be no limit to the number of 
proxies which the exempt authorised nominee may appoint in respect of each omnibus account it holds. An exempt 
authorised nominee refers to an authorised nominee defined under the SICDA which is exempted from compliance with 
the provisions of subsection 25A(1) of the SICDA. 



 

 
 

8. If the appointer is a corporation, the Form of Proxy must be executed under the corporation’s common seal or under the 
hand of an officer or an attorney duly authorised. 

 
9. In respect of deposited securities, only a Depositor whose name appears on the Record of Depositors on 23 August 2023 

(General Meeting Record of Depositors) shall be eligible to attend the meeting or appoint a proxy to attend and/or vote on 
his/her behalf. 
 

Personal Data Privacy 
By registering for the remote participation and electronic voting meeting and/or submitting the instrument appointing a proxy(ies) 
and/or representative(s), the member of the Company has consented to the use of such data for purposes of processing and 
administration by the Company (or its agents); and to comply with any laws, listing rules, regulations and/or guidelines. The 
member agrees that he/she will indemnify the Company in respect of any penalties, liabilities, claims, demands, losses and 
damages as a result of the stockholder’s breach of warranty.



 

 
 

 

 
FORM OF PROXY 
 
 
 
 
 

I/We  
 (Full name in Block Letters and NRIC No. / Passport No. / Company No.) 

 
of   and  
     

 (Address)  (Tel. No.) 
 

being a *member/ members of Oriental Holdings Berhad hereby appoint 
 

Full Name (in Block Letters) NRIC/Passport No. 
E-mail Address & 
Mobile Phone No. No. of Stocks 

% of 
Stockholding 

     

*and/or 

Full Name (in Block Letters) NRIC/Passport No. 
E-mail Address & 
Mobile Phone No. No. of Stocks 

% of 
Stockholding 

     

 
or failing *him/her, the CHAIRMAN OF THE MEETING as *my/our proxy, to vote for *me/us and on *my/our 
behalf at the Extraordinary General Meeting of the Company to be conducted virtually through online live 
streaming from broadcast venue located at Grand Ballroom, Bayview Beach Resort, Batu Ferringhi Beach, 
11100 Batu Ferringhi, Penang via Remote Participation and Electronic Voting (“RPEV”) facilities through the 
online platform at https://meeting.boardroomlimited.my on Wednesday, 30 August 2023 at 2.30 p.m., or at any 
adjournment thereof. 
 

*My/our proxy is to vote on a poll as indicated below with an “X”. 
 

ORDINARY RESOLUTION FOR AGAINST 
PROPOSALS   

* Strike out if not applicable 
 

Signed this day of 2023  

Signature of Stockholder(s)/Common Seal 

CDS Account No.: No. of Stocks held: 
  

 

 
 

 

ORIENTAL HOLDINGS BERHAD 
(Registration No. 196301000446 (5286-U)) 

(Incorporated in Malaysia) 
  
 

NOTICE OF EXTRAORDINARY GENERAL MEETING 
 

NOTICE IS HEREBY GIVEN THAT the Extraordinary General Meeting (“EGM”) of Oriental Holdings 
Berhad (“OHB” or the “Company”) will be conducted virtually through online live streaming from the 
broadcast venue located at Grand Ballroom, Bayview Beach Resort, Batu Ferringhi Beach, 11100 Batu 
Ferringhi, Penang via Remote Participation and Electronic Voting (“RPEV”) facilities through the online 
platform at https://meeting.boardroomlimited.my on Wednesday, 30 August 2023 at 2.30 p.m., or any 
adjournment thereof, for the purpose of considering and if thought fit, passing with or without 
modification, the following resolution:- 
 
ORDINARY RESOLUTION  
 
(I) PROPOSED ACQUISITION BY OHB OF THE REMAINING EQUITY INTERESTS IT DOES 

NOT ALREADY OWN IN 3 PLANTATION COMPANIES, NAMELY SELASIH PERMATA SDN 
BHD, ORIENTAL BOON SIEW (MAURITIUS) PTE LTD AND SOUTHERN PERAK 
PLANTATIONS SDN BHD (“SPP”) (“PROPOSED SHARES ACQUISITIONS”); AND 

 
(II) PROPOSED ACQUISITIONS OF THE FOLLOWING PLANTATION ESTATES LOCATED IN 

PENINSULAR MALAYSIA BY SPP (“PROPOSED LAND ACQUISITIONS”):-  
 

(A) OIL PALM PLANTATION LAND HELD UNDER 17 LAND TITLES MEASURING A 
TOTAL OF 77.51 HECTARES (“HA”) LOCATED ALONG JALAN ARA KUDA, 
MUKIM 19, DISTRICT OF SEBERANG PERAI TENGAH, PULAU PINANG, 
MALAYSIA (“BUKIT LANGKAP ESTATE”); 
 

(B) OIL PALM PLANTATION LAND HELD UNDER 30 LAND TITLES MEASURING A 
TOTAL OF 1,704.24 HA LOCATED WITHIN MUKIM AND DISTRICT OF BENTONG, 
PAHANG, MALAYSIA (“BENTONG ESTATE”); AND 

 
(C) OIL PALM PLANTATION LAND HELD UNDER 25 LAND TITLES MEASURING A 

TOTAL OF 1,668.60 HA LOCATED WITHIN THE DISTRICT OF KUALA MUDA, 
KEDAH DARUL AMAN (“THYE GROUP ESTATE”), 

 
(COLLECTIVELY REFERRED TO AS THE “PROPOSALS”) 
 
“THAT, subject to the approvals of all relevant authorities or parties being obtained (where required), 
the Company be and is hereby authorised to proceed with the Proposed Shares Acquisitions (details of 
which are set out in the circular to stockholders of OHB dated 15 August 2023 (“Circular”)) in 
accordance with the terms and conditions as stipulated in the conditional share sale agreements dated 
13 October 2022 and supplemental share sale agreements dated 12 January 2023 and 12 April 2023 
entered into between OHB and Boon Siew Sdn Bhd, Boon Siew Development Sdn Bhd and Loh Boon 
Siew Holdings Sdn Bhd (“SSAs”) (salient terms of which are set out in Appendices II(A), II(B) and II(C) 
of the Circular). 

✄



 

 
 

Notes: 
 
1. The EGM will be held entirely via the RPEV facilities through the meeting platform at https://meeting.boardroomlimited.my. 

Kindly refer to the Administrative Guide for the EGM in order to register, participate and vote remotely via the RPEV facilities. 
 

2. The broadcast venue is strictly for the purpose of complying with Section 327(2) of the Companies Act 2016 which requires 
the chairman of the meeting to be present at the main venue of the meeting. Stockholders / proxies from the public WILL 
NOT BE ALLOWED to be physically present. Stockholders who wish to participate in the EGM will have to register online 
and attend remotely. Kindly read and follow the procedures in the Administrative Guide for the EGM in order to participate 
remotely. 
 

3. A proxy may but need not be a member of the Company. 
 

4. The instrument appointing a proxy must be deposited / submitted via the following ways not less than 48 hours before the 
time set for holding the EGM or at any adjournment thereof:- 

 
(i) By hardcopy form 

 
The Form of Proxy must be deposited at the registered office of the Company at 170-09-01, Livingston Tower, 
Jalan Argyll, 10050 George Town, Pulau Pinang, Malaysia.  

 
(ii) By electronic form  

 
The Form of Proxy can be electronically submitted through the Boardroom Smart Investor Portal at 
https://investor.boardroomlimited.com. Please refer to the Administrative Guide for the procedures on electronic 
lodgement of Form of Proxy. 

 
5. A member entitled to attend and vote is entitled to appoint not more than two (2) proxies to attend and vote in his stead. 

Where a member appoints more than one (1) proxy, the appointment shall be invalid unless he specifies the proportions of 
his holdings to be represented by each proxy. A proxy appointed to attend and vote at a meeting of the Company shall have 
the same rights as the member to speak at the meeting. 

 
6. Where a member of the Company is an authorised nominee as defined under the Securities Industries (Central Depositories) 

Act 1991 (“SICDA”), it may appoint not more than two (2) proxies in respect of each securities account it holds with ordinary 
stocks of the Company standing to the credit of the said securities account. 

 
7. Where a member of the Company is an exempt authorised nominee which holds ordinary stocks in the Company for multiple 

beneficial owners in one (1) securities account (“omnibus account”), there shall be no limit to the number of proxies which 
the exempt authorised nominee may appoint in respect of each omnibus account it holds. An exempt authorised nominee 
refers to an authorised nominee defined under the SICDA which is exempted from compliance with the provisions of 
subsection 25A(1) of the SICDA. 

 
8. If the appointer is a corporation, the Form of Proxy must be executed under the corporation’s common seal or under the hand 

of an officer or an attorney duly authorised. 
 

9. In respect of deposited securities, only a Depositor whose name appears on the Record of Depositors on 23 August 2023 
(General Meeting Record of Depositors) shall be eligible to attend the meeting or appoint a proxy to attend and/or vote on 
his/her behalf. 

 
Personal Data Privacy 
By registering for the remote participation and electronic voting meeting and/or submitting the instrument appointing a proxy(ies) 
and/or representative(s), the member of the Company has consented to the use of such data for purposes of processing and 
administration by the Company (or its agents); and to comply with any laws, listing rules, regulations and/or guidelines. The member 
agrees that he/she will indemnify the Company in respect of any penalties, liabilities, claims, demands, losses and damages as a 
result of the stockholder’s breach of warranty. 
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