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SALIENT TERMS OF THE SPA (cont’d)

6.1

6.2

6.3

(i) In the event of lawful termination of the SPA for any reasons whatsoever in accordance
with the SPA, the Purchaser shall deposit with the Vendor an executed deed of revocation
of the Limited Power of Attorney and return the Limited Power of Attorney to the Vendor
for revocation and cancellation at the High Court of Malaya and the Land Registry
respectively.

(iv)  The Purchaser shall keep the Vendor fully indemnified against any liabilities, demand,
action, suit, proceeding, costs, damage and expense arising out of or in connection with
or which may be taken against, sustained or incurred by the Vendor by reason of or arising
as a result of the Purchaser’s breach of any power granted under the Limited Power of
Attorney.

Notes:
(a) “Completion” means the day on which the obligations of the Purchaser in respect of the
satisfaction of the Purchase Consideration are duly completed in accordance with paragraph

2.
(b) The salient terms of the Limited Power of Attorney are set out in Appendix Il of this Circular.

TERMINATION AND BREACH

Vendor’s right to terminate

If the Purchaser defaults in the satisfaction of the Purchase Consideration in accordance with the
SPA, the Vendor will be entitled to terminate the SPA by notice in writing to the Purchaser if the
Purchaser fails within 14 days of receipt of a notice from the Vendor to remedy the breach or the
matter, whereupon paragraph 6.4 shall apply.

Purchaser’s right to terminate

The Purchaser will be entitled to, at any time after any such default arises and prior to Completion,
give notice to the Vendor terminating the SPA if —

(i) any of the warranties, representations and undertakings of the Vendor are found at any
time to be untrue or incorrect;

(i)  the Vendor fails, neglects or refuses to complete the sale in accordance with the SPA;

(i)  the Vendor fails, neglects or refuses to perform or comply with any of its obligations under
the SPA; or

(iv)  the valid and registrable memorandum of transfer for the Land (“Transfer”) cannot be
presented or registered for any reasons whatsoever for reasons caused by or attributable
to any act, default or omission of the Vendor,

and the Vendor fails within 14 days of receipt of a notice from the Purchaser to remedy the breach
or the matter, whereupon paragraph 6.5 shall apply.

Termination in event of insolvency
Either party will be entitled, at any time prior to Completion, to give notice to the other party
terminating the SPA if the other party is or becomes, or is adjudicated or found to be wound up

or insolvent or had any winding-up (whether involuntary or voluntary) or insolvency proceedings
commenced against it, whereupon paragraphs 6.4 and 6.5 (as the case may be) shall apply.
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6.4 Consequences of termination by the Vendor

6.5

If a notice terminating the SPA is duly given under paragraph 6.1 and paragraph 6.3 by the
Vendor, then within 14 days of the giving of the notice —

(iv)

(v)

the Vendor must return all moneys received by it as part of or towards the Balance to the
Purchaser or to the solicitors;

the solicitors must and are hereby authorised to return all moneys received by them as
part of or towards the Balance and held by them as at that date, together with any interest
accrued thereon, to the Purchaser;

in exchange for the Vendor's simultaneous compliance with paragraph (i) above, the
Purchaser, the solicitors and the financier’s solicitors must return or cause to be returned
to the Vendor the Transfer, original issue documents of title, certified true copies of the quit
rent and assessment receipts and all other documents which is incumbent upon the
Vendor to produce as documents necessary to enable registration of the Transfer to be
effected in favour of the Purchaser (collectively, the “Transfer Documents”), which are
as that date in their possession with the Vendor’s interest intact, provided that in the event
that the Transfer has as at that date been stamped for ad valorem stamp duty in the full
amount, the Purchaser or the solicitors shall be entitled to forward the duly stamped
Transfer to the Collector of Stamp Duty for cancellation and for a refund of the ad valorem
stamp duty so paid by the Purchaser and thereafter to forward the Transfer to the Vendor
for cancellation;

the Retention Sum and Balance Deposit will be absolutely forfeited in favour of the Vendor
as agreed liquidated damages for the Purchaser’s breach;

in exchange for the Vendor’'s simultaneous compliance with paragraphs (i) and (iii) above,
the Purchaser shall novate to the Vendor all rights and obligations in and under the Cost
Sharing Agreement and any tenancies or contracts relating to the Land (collectively, the
“Contracts”), if the same has been novated to the Purchaser; and

in exchange for the Vendor's simultaneous compliance with paragraphs (i) and (iii) above,
the Purchaser shall re-deliver to the Vendor vacant or legal possession (as the case may
be) of the Land, on an as-is-where-is basis if the same has been delivered to the
Purchaser.

Consequences of termination by the Purchaser

If a notice terminating the SPA is duly given under paragraphs 6.2 and 6.3 (as above) by the
Purchaser, then within 14 days of the giving of the notice —

(i)

(ii)

(iif)

the Vendor must return all moneys received by it as part of the Purchase Consideration
together with any late payment interest paid by the Purchaser, to the Purchaser or to the
solicitors;

the Purchaser’s solicitors must and are hereby authorised to return all moneys received
by them as part of the Purchase Consideration and held by them as at that date, together
with any interest accrued thereon and any late payment interest paid by the Purchaser, to
the Purchaser;

if the Purchaser elects not to pursue the remedies set out in paragraph 6.7, the Vendor

must pay an additional sum equivalent to 10% of the Purchase Consideration as agreed
liquidated damages to the Purchaser;
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6.6

(iv)

(vi)

in exchange for the Vendor’'s simultaneous compliance with paragraphs (i) and (iii) above,
the Purchaser, the solicitors and the Purchaser financier’s solicitors must return or cause
to be returned to the Vendor the Transfer Documents which are as that date in their
possession with the Vendor’s interest intact, provided that in the event that the Transfer
has as at that date been stamped for ad valorem stamp duty in the full amount, the
Purchaser’s solicitors shall be entitled to forward the duly stamped Transfer to the Collector
of Stamp Duty for cancellation and for a refund of the ad valorem stamp duty so paid by
the Purchaser and thereafter to forward the Transfer to the Vendor for cancellation;

in exchange for the Vendor’s simultaneous compliance with paragraphs (i) and (iii) above,
the Purchaser shall novate to the Vendor all rights and obligations in and under the Cost
Sharing Agreement and Contracts, if the same has been novated to the Purchaser; and

in exchange for the Vendor’'s simultaneous compliance with paragraphs (i) and (iii) above,
the Purchaser shall re-deliver to the Vendor vacant or legal possession (as the case may
be) of the Land, on an as-is-where-is basis if the same has been delivered to the
Purchaser.

Non-registration of transfer(®

In the event the registration of the Transfer Documents is not or cannot be effected for any reason
whatsoever not due to any fault of either of the parties (except minor defects which can be
remedied in which event the relevant party shall forthwith proceed to rectify the defect), the
Purchaser shall be entitled to terminate the SPA by notice in writing to the Vendor, whereupon
within 14 days of the giving of the notice —

(iif)

the Vendor must return all moneys received by it as part of the Purchase Consideration
together with any late payment interest paid by the Purchaser, to the Purchaser or to the
solicitors;

the solicitors must and are hereby authorised to return all moneys received by them as
part of the Purchase Consideration and held by them as at that date, together with any
interest accrued thereon and any late payment interest paid by the Purchaser, to the
Purchaser;

in exchange for the Vendor's simultaneous compliance with paragraph (i) above, the
Purchaser, the solicitors and the financier’s solicitors must return or cause to be returned
to the Vendor the Transfer Documents which are as that date in their possession with the
Vendor’s interest intact, provided that in the event that the Transfer has as at that date
been stamped for ad valorem stamp duty in the full amount, the Purchaser or the solicitors
shall be entitled to forward the duly stamped Transfer to the Collector of Stamp Duty for
cancellation and for a refund of the ad valorem stamp duty so paid by the Purchaser and
thereafter to forward the Transfer to the Vendor for cancellation;

in exchange for the Vendor's simultaneous compliance with paragraph (i) above, the
Purchaser shall novate to the Vendor all rights and obligations in and under the Cost
Sharing Agreement and Contracts, if the same has been novated to the Purchaser; and

in exchange for the Vendor's simultaneous compliance with paragraph (i) above, the
Purchaser shall re-deliver to the Vendor vacant or legal possession (as the case may be)
of the Land, on an as-is-where-is basis if the same has been delivered to the Purchaser.

Note:

(a) The Vendor had vide a letter dated 22 December 2023 undertaken that in the event of
termination of the SPA in accordance with paragraph 6.6 above, the Vendor shall return and
refund to the Purchaser any and all Development Costs which have been reimbursed by the
Purchaser in accordance with the provisions of the SPA within 14 days of the giving of the
notice by the Purchaser under paragraph 6.6 above.
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6.7

Specific performance

Notwithstanding paragraph 6, the Purchaser will be at liberty to take such action in law as may
be necessary to compel the Vendor by way of specific performance to complete the sale of the
Land in accordance with the SPA (in which respect the alternative remedy of monetary
compensation will not be regarded as compensation or sufficient compensation for any default
of the Vendor in the performance of the terms and conditions of the SPA) and for damages for
the Vendor’s breach of the SPA.

VACANT POSSESSION

(i) In the event that the Land is not subject to any tenancy on completion, vacant possession
of the Land, on an “as is where is” basis but free from all encumbrances and claims
whatsoever, shall be delivered to the Purchaser by the Vendor within 3 business days from
Completion, failing which the Vendor shall be liable to the Purchaser for interest at the rate
of 8% per annum calculated on a daily basis on the Purchase Consideration, from the day
next following the 3rd business day from Completion until the date of actual delivery of
vacant possession of the Land to the Purchaser.

(i) In the event that the Land is subject to any Contract in accordance with the SPA on
Completion, legal possession of the Land shall be deemed delivered to the Purchaser
upon Completion.

THE REST OF THIS PAGE HAS BEEN INTENTIONALLY LEFT BLANK
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1. LIMITED POWER OF ATTORNEY

Pursuant to and subject to the terms and conditions of the SPA and in consideration of the
premises therein, the Vendor, with effect from the date of the Limited Power of Attorney, hereby
appoints, authorizes and empowers the Purchaser or its authorised representative(s), officers,
employees, managers or agents and such other persons as may be nominated or appointed by
the Purchaser to act on behalf of the Purchaser to be its lawful attorney, and in the Vendor’s
name or otherwise and on the Vendor’s behalf and as the Vendor, to do and execute all or any
of the following acts and deeds at the Purchaser’s sole cost and expense:

(i)

(ii)

(iii)

(iv)

(vi)

(vii)

(viii)

(ix)

(x)

to attend to preliminary works including but not limited to land survey, soil investigation,
soil test, site clearance, landscaping and hoarding, relating to the Purchaser’s intended
development of the Land (“Development”);

to apply for and/or submit and sign all applications, documents and/or agreements for the
change or variation of any conditions of title of the Land, removal or variation of restriction
in interest or land use or any variation thereof, zoning, amalgamation, surrender and re-
alienation, sub-division, swapping of land use and status of the Land;

to apply for and/or submit and sign applications for consent to transfer or charge or other
dealings in relation to or in connection with or in respect of the Land;

to apply for and/or submit and sign applications to all relevant authorities for approvals
required for or in connection with the Development, including but not limited to approval
for planning permission, development order, lay-out plans, development and building
plans, approval for road linkages from the Land or part thereof to major roads around the
Land, surrender of any part or all of the Land for subdivision, amalgamation or re-alienation
approvals and to execute any instruments, forms and documents whatsoever as may now
and from time to time hereafter be required to be submitted to all relevant authorities for
such approvals and to negotiate, reject and/or accept sums, terms and conditions as may
be imposed by the relevant authorities;

to prepare and submit applications and documents to the appropriate government
departments, local authorities, land offices or registries or other competent authority or
authorities for all and any licenses, permissions permits and consents required by any law,
order, statutory instrument, regulation, by-law or otherwise in connection with any of the
aforesaid application(s);

to do and perform all whatsoever acts, matter and things necessary or expedient for the
purposes of the aforesaid applications in relation to the Development, including to
communicate, liaise, agree and/or compromise with any such relevant authorities or any
other party whatsoever on any matters, terms and conditions in connection therewith as
the Purchaser may deem fit;

to demand, sue for, recover and receive by all lawful ways and means from all and every
person whom it may concern all moneys, debts, dues, goods and property whatsoever in
relation to the Development;

to make all necessary payments, levies, premium and/or incidental costs for the purpose
of the applications and approval to all relevant authorities as referred in the preceding
paragraphs for and in connection with the Development;

to substitute or appoint from time to time one or more attorney with the same or limited
powers as those granted herein the Limited Power of Attorney;

to cause the Limited Power of Attorney to be registered with the Registry of the High Court

of Malaya or at the relevant land office or elsewhere and with any other authorities as may
be deem necessary;
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(xi) to do any other thing which in the opinion of the Purchaser is necessary, expedient or
desirable to give effect to the provisions of the Limited Power of Attorney; and

(xii) todoall acts and things and to sign and execute all instruments and/or documents as may
be necessary for carrying out any of the purposes aforesaid as fully and completely as the
Vendor itself could do if personally present.

THE REST OF THIS PAGE HAS BEEN INTENTIONALLY LEFT BLANK
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SALIENT TERMS OF THE COST SHARING AGREEMENT

1.

THE PROJECT WORKS

The Vendor and certain identified developers (collectively, the “parties” and “party” shall mean
any one of them in the context of Appendix Ill) have agreed to enter into the Cost Sharing
Agreement to collaborate and jointly undertake the execution and implementation of certain
Project Works in relation to the integrated water supply scheme at Setapak (“IWSS
Hawthorden”) and to share the total cost budgeted pursuant to the Cost Sharing Agreement.

“Project Works” refer to the (i) survey works, (ii) soil investigation works, (iii) detailed designing
installation and laying of the IWSS Hawthorden, (iv) testing and commissioning, maintenance
and handover of such completed works to Pengurusan Air Selangor Sdn. Bhd. and (iv) any other
necessary works in relation to the construction of the IWSS Hawthorden.

DURATION

The Cost Sharing Agreement shall be effective from 13 July 2022 up until the full completion of
the Project Works and full payment towards the actual cost of the Project Works.

FINAL COMPLETION

The final completion of IWSS Hawthorden is upon the expiry date of defect liability period for the
Project Works or upon issuance of the certificate of make good defects by the lead consultant,
whichever is later (“Final Completion Date”).

DEFAULT
If —

(i) any party breaches or fails to observe or perform its covenants or obligations under the
Cost Sharing Agreement;

(i) a petition is presented or an order is made or a resolution is passed for the winding up
(other than voluntary winding up for the purpose of reconstruction or amalgamation) of a
party or if a receiver or manager is appointed of the undertaking or any part thereof of a

party;

(iii)  any party incapable or unable to renew the bank guarantee in accordance with the Cost
Sharing Agreement or fail to cause the payment of the bank guarantee called on by the
stakeholder for any reason and the same is not rectified within fourteen (14) days from the
date of notification of the non-payment to the stakeholders of the sum stated in the bank
guarantee;

(iv) any party is unable to pay any additional cost which exceeds the total cost on the expiry
of fourteen (14) days after the request for payment has been made by the lead consultant;

(v) adistress or other execution process is levied upon or issued against any property of a
party and such distress or execution process is not satisfied within fourteen (14) days from
the date thereof; or

(vi) any party abandons or ceases work on its development project,

then the lead consultant upon consultation with the lead developer, shall by written notice to the

defaulting party, request from the defaulting party to rectify such default within seven (7) days
failing which, the lead consultant shall be fully authorised and entitled to —
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(@) by a written notice to the defaulting party, notify the defaulting party has ceased to
participate in the cost sharing venture and all rights or benefits of the defaulting party shall
cease; or

(b) by a written notice to the non-defaulting party(ies), request from the non-defaulting
party(ies) to advance such amount as may be required to cover the defaulting party
contributions (which will be divided based on the parties’ proportionate contribution as
practicable as possible) and thereafter, to recover such amount advance from the
defaulting party including interest at 8% per annum calculated on such unpaid amount from
its due date until date of actual payment and legal costs and expenses on solicitors and
client basis; and/or

(c) by written notice to the defaulting party, suspend the defaulting party’s voting rights until
the breach has been remedied; and/or

(d)  with the approval of the Joint Working Committee, to notify the appropriate authorities to
suspend usage of any part of the Project Works affecting the defaulting party’s projects
until the breach is remedied by the defaulting party.

“Joint Working Committee” comprises of representatives of each party to the Cost Sharing

Agreement.

5. TERMINATION

The contractual relationship under the Cost Sharing Agreement shall be terminated in either of
the following events:

(i) if the parties shall unanimously decide to terminate the Cost Sharing Agreement; or
(i) all of the following conditions have been fully satisfied:
(a) the IWSS Hawthorden have been completed in accordance to paragraph 3;

(b) all accounts between the parties and the water authorities have been settled to the
satisfaction of the Joint Working Committee; and

(c) all obligations, duties and liabilities of the parties have been fully discharged to the
satisfaction of the Joint Working Committee.
6. SPECIFIC PERFORMANCE
Each party shall, at its option and without prejudice to any other remedies available to it under
the law and/or in the Cost Sharing Agreement, be equally entitled to specific performance against

the defaulting party who fails, refuses or neglects to carry out its obligation pursuant to the Cost
Sharing Agreement.
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Laurelcap Sdn. Bhd.

IOMDTERE (A06E10-4)

VALUATION CERTIFICATE

VALUATION CERTIFICATE S S e
Subang Square,

Date :  October 5%, 2023 Jakan 55 15/4G, 47500 Subang laya,

Cur Ref : LCAALIZ301498T7/SE-CV Selangar Darul Ehsan, MALAYSLA,
 +603-5637 0232

PRIVATE & CONFIDENTIAL @ +603-5638 0233

B www laureleap.eam. my
m laurelcapi@iaureicap. com.my

Urban Reach Sdn Bhd,

(a 55%-owned subsidiary of FCW Holdings Berhad)
No. 297 Floor, Menara JKG

282, Jalan Raja Laut

50350 Kuala Lumpur

Wilayah Persekutuan Kuala Lumpur

Dear Sirs,

VALUATION CERTIFICATE OF A PARCEL OF INDUSTRIAL LAND ON AN "AS IS WHERE
IS" BASIS WITH CONDITIONAL APPROVAL FOR:

i} THE CHANGE OF ZONING FROM INDUSTRIAL TO COMMERCIAL;
ji} INCREASE OF PLOT RATIO FROM 1: 4.00 TO 1: 6.00; AND
ii) THE DEVELOPMENT CHARGES PARTIALLY PAID

HELD UNDER TITLE NO. PAJAKAN MUKIM 1029, LOT NO. 30487, LOCALITY OF JALAN
GENTING KELANG, MUKIM OF SETAPAK, DISTRICT OF KUALA LUMPUR, WILAYAH
PERSEKUTUAN KUALA LUMPUR (“SUBJECT PROPERTY")

We refer to the instruction by Urban Reach Sdn Bhd (“URSB"), a 55%-owned subsidiary
of FCW Holdings Berhad io advise on the current Market Value of the Subject Property for
the purpose of submission to Bursa Malaysia Securities Berhad (“Bursa Securities”) as well
as for the inclusion in the circular to shareholders in respect Lo the proposed disposal of the
Subject Property by JKBE Development Sdn Bhd (“JKBD"), a wholly-owned subsidiary of Jasa
Kita Berhad to URSE.

The Subject Property was inspected on September 3", 2023. The relevant date of valuation
for this valuation exercise coincides with the date of inspection, i.e. September 3", 2023,

The Valuation had been carried out in accordance with the Assel Valuation Guidelines issuad
by the Securities Comrission Malaysia and the Malaysian Valuation Standards (“MVS")
issued by the Board of Valuers, Appraisers, Eslate Agents and Property Managers Malaysia
and with the necessary professional responsibility and due diligence.

The basis of valuation adopted is the Market Value which is defined by the MVS o be “the
estimated amount for which an asset or liabllity should exchange on the date of valuation
between a willing buyer and a willing seller in an arm's length transaction afier proper
marketing wherain the parties had each acied knowledgeably, prudently and without
compulsion.”

The Valuation Cerificate should be read in conjunction with the full Report (Ref Mo
LCAVALI23/014997/5E) prepared by Laurelcap Sdn Bhd for submission to Bursa Securities
which detalled the basis under which the Valuation has been prepared.

(49 RICS = Registered Valuers = Property Managers = Estate Agents
ATTITIRITE * Development Consultants = Project Managers = Researchers —
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VALUATION CERTIFICATE (cont’d)

IDENTIFICATION OF THE PROPERTY

Postal Address:

Lot 30487, Jalan Usahawan 5, 53300 Kuala Lumpur, Wilayah Persekutuan
Kuala Lumpur

Type of & parcel of industrial land with conditional appraval for:
Property: i the change of zoning from industrial o commarcial;
i} increase of plot ratio from 1: 4.00 to 1: 6.00; and
iif) the development charges partially paid
Date of September 37, 2023
Inspection:
Date of For the purpose of this valuation exercise, the matenial date of valuation is
Valuation: the date of inspection, i.e. September 3", 2023
Registered The registered owner of the Subject Property is JKB Development Sdn Bhd
Owner:

Title Particulars:

Title No. Pajakan Mukim 1029, Lot No. 30487, Locality of Jalan Genting
Kelang, Mukim of Setapak, District of Kuala Lumpur, Wilayah Persekutuan
Kuala Lumpur

Tenure: Leasehold for 99 years. Term expiring on Movember 10", 2093, Leaving
an unexpired term of approximalely 70 years as the date of valuation.
Category of ‘Perusahaan/ Perindustrian®
Land Use:
| {industrial)
Express “Tanah ini hendakiah digunakan untuk maksud perusahaan yang
Condition: diluluskan oleh Kerajaan sahaja.”
{This land is to be used for industrial purpose only as approved by the
governmeant)
Restriction in “Tanah ini tidak boleh dipindahmilik, dipajak, dicagar dan digadai
Interest: melainkan dengan kebenaran Jawatankuasa Kerja Tanah Wilayah
Persekutuan Kuala Lumpur.”
{This land cannot be transfarred, pledged, leased, and morigaged except
with the permission of Jawatankuasa Kera Tanah Wilayah Persekutuan
| — Kuala Lumpur)
Land Area : Approximately 14,294 square metres (“sgq.m") [About 153,860.62 square
feet {“sq.ft") or 3.53 acres]
Current Usage | Vehicle storage facility
Location: | The Subject Property is situated along Jalan Usahawan 5 within PKNS

Setapak Industrial Area, Wilayah Persekutuan Kuala Lumpur, It is
approximately 8.50 kilometres north-east of Kuala Lumpur City Centre and
argund 3.50 Kilometras west of Wangsa Walk Mall. The Subject Property
is easily accessible from Kuala Lumpur City Centre via Jalan Tun Razak,
continue onto Jalan Semarak/Jalan Sultan Yahya Patra, turning off onto
Jalan Rejang 5, Jalan Rejang 1, Jalan Kilang and finally onto Jalan
Usahawan & o where the Subject Property is locatad.
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Description of The Subject Propery is an almost rectangular shaped parcel of land with
the Subject a litled land area of approximataly 14,294.00 sq.m (about 153 860,62 sq.f
Property: or 3.53 acres). The land Is generally flal and levalled with the frontage road,
Jalan Usahawan 5. The site is demarcated with corregated metal hoarding,

As al the date of valuation, part of the Subject Property is baing rented by
JEBD fo Besl Auctions Sdn Bhd (a non-refated party) ("BASB") al a
manthly rental rate of RMED, 000 lor the sole purpose of storage of vehicles,
The foregoing armangament is govemad by a vehicle storage agreameant
daled January 1% 2020 enterad into betwesn JKBD and BASE, for a
principal term of 2 years, from 1 January 2020 up unfil 31 Decembear 2021.
JEBD and BASE had subseqguently executed letters of extenzion dated
Movember 2", 2021, February 8", 2022, August 117, 2022, October 319,
2022, February 8%, 2023 and July 27, 2023 to extend the term of the
vehicle storage zgreement. Based on the letler of extension dated July
27 2023, the rental arrangement is extended until February 297, 2024,
unless terminated in accordance with the lerms of the vehicle storage
agraamant.

There are some temporary buildings structures on site such as office
cantainers, storage containers and multiple canopies, along with a
guardhouse positioned al the main enfrance, The THE Sub-Station
construcied at the norh-westem comer of the land does not fall within the
boundary of the Subjact Proparty,

Upon the completion of the sale and transfer of the Subject Propardy, JKBD
will if requiradidirected by LIRSS terminate the vehicle storage agreement
by sarving 1 manth notice (or such other notice deemed appropriale by the
URSE) lo BASE purzuant Lo the larms of the vahicle storage agreament,

In determining the Markel Value, we do nol anticipale that the presence of
fenant and temporary buildings siructuras will significantly affect the
valuation. This is primarily bacause the existing tenancy agreemeant will last
until February 28", 2024, and the rental income fo be generated by the
Subject Property from September 2023 until February 2024 accounts for
approximately 0.30% of the Market Value, which is deemed negligible.
Furthermore, it is important to note that the temporary buildings structures
can be removed al any time when deemed necessary.

Proposad Tha Subject Proparty was granted a conditional Developmant Order (*DO")
Development: by Dewan Bandaraya Kuala Lumpuor ("DBKL") on June 87, 2023, undear
Reference Mo. (81)dim.DBKL.JFRB.1261/2006 for the change of zoning
from industrial to commercial and with 8 maximum permited piot ratio of
1:6.00 which comprise the following contents:

A) Block A: A fifty-six (58) storey serviced apartment building, spanning
fram level 1 to level 54 (with 864 units).

B} Block B: A nine (9] storey podium car park and one (1) level designated
for faciiities,

held under Pajakan Mukim 1029, located in the locality of Jalan Genting
Ketang, Mukim of Setapak. District of Kuala Lumpur, Wilayah Persekutuan
Kuala Lumpur. The Development Layout Plan No. 16-022/JKGPPID1-
0010 was approved on June BY, 2023, via Reference No,
(81 ydlm. DBKL.JPRE. 1261/20086,

3
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APPENDIX IV

'F'Fanning
Details:

Trust |I'ITEEF3"[¥ Exparnse

Verbal enguiries with the planning departmeant of DBEL as well as extracis
from the "Kuala Lumpur City Plan 20207 revealed that the Subjact Propearty
is bocated within an area designated for mived industrial use. Based on the
conditional D0, the Subject Property have been approved with the change
af zoning from industrial fo commercial and increase of plot ratio from
17 4,001 1: 6.00.

As per the conditional DO, a payment of BM11,062,000.00 to DBKL Is
raquired (o fransition the zoning from industrial to commercial at a 1,6.00
rafio, in line with Section 40, Act 267, Fedaral Territory (Planning) Act 7982,
Howewver, the payments necessary for this zoning change and péot ratio
increase have not been enfirely settled. As of the valualtion date, onby
RM2,257,750.00 has been paid, leaving outstanding development charges

amounting to RM8,B04,250.00.

[ METHOD OF VALUATION

In arriving at the Markel Value of the Subject Progerty, we have adopled the Comparison
Approach and Income Approach by way of “Residual Method”. A summary of approaches
used are as follows: -

I COMPARISON APPFROACH

We have adoplad the Companscn Approach in valuing the Subject Properly. This method
invalves comparing the Subject Propery with recently transacted properies of a similar nature
or offers for sale of similar properties in tha area. Adjustments ara than made for diffarances in
fime, location, accessibility, tenure, and other factors in order to arrive at a common basis for

COMparison.

Recent transactions of industrial lands within the neighbourhood which are perfinent to
substantiate a markel value indication for the Subject Propearty are raviewed and these sales are

shown below,
Datail COMPARABLE 1 COMPARABLE 2 COMPARABLE 3
Jabatan Penllatan dan Jabatan Pendatan dan Jabatan Pemilatan dan
Source Parkhidmatan Harta Perkhidmatan Hara Perkhidmatan Harta
JPPH) PPH) ___{JPPH)
Type Industrial Land Industrial Land Industrial Land
The transacted price s
basad on potential for
mized use redavelopmant
The trensacted price s basis ignoring the valuas
based on potential for attributed to the buildings
mixed use redevelopaent T ;
Remarks Bk v s o aracted on ihe sites. il
515 ¥ bt During our inspection, 2
attributed to the buildings high-rise development
erected on the sites. Wi e K e Wk
undar constresion on lhe
sitg. ’
Lot 1 £ 2, Jaian Usahawan
&, PKNS Setapak Lﬁf&:ﬂﬁag;ﬂﬁf:;f Lot 14393, Jakan 5/27H,
Address Imdustrial Area, OF Jalan Ringan. Setapak 53200 Saksyen 1 Wangsa Maju,
Genting Kelang, 53300 9 i LE:: e 53300 Kuala Lumpur
Kuala Lumpur P
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VALUATION CERTIFICATE (cont’d)

Detail COMPARABLE 1 COMPARABLE 2 COMPARABLE 3
N o & So0t. Rhim | HSM 2144, PT No. 6332, BN 6222, Lol 14393,
Title of Setapak Dist}i ot o Mukim of Setapak, District | Mukim of Setapak, District
: f Kuala Lumpur, Wilayah | of Kuala Lumpur, Wilayah
Particulars Kuala Lumpur, Wilayah <
I Persekutuan Kuala Persekutuan Kuala
ersexutuan Kuala Lumpur Lumpur
Lumpur
""5‘:.‘.’“” April 26", 2021 May 4", 2021 September 21%, 2022
CFM Development Sdn Teratai Constructors Sdn Kiara Kayangan Sdn Bhd
o Bhd Bhd |
Purchisser Urban Reach Sdn Bhd Nova Century | Orion Enrich Sdn Bhd
Development Sdn Bhd
Leasshold for 99 years. Leasehold for 99 years. Leasehold for 99 years.
Term expiring on Term expiring on August Term expiring on Oclober
Toriirs November 10", 2083. 26", 2097. Leaving an 5" 2064. Leaving an
Leaving an unexpired term unexpired term of unexpéred term of
of approximately 72 years | approximately 76 years as | approximately 42 years as
as the date of transaction at the date of lransaction the date of transaction,
30,019.00 sq.m 20,232.81 sq.m 3,034.97 sqm
Land Area (323,124,52 sq.ft or 7.42 (217,785.99 sq.ft or 5.00 (32,668.44 sq.ft or 0.75
acres) acres) acres)
Type of Title
(Individual / Individual Individual Individua!
Strata)
Consideration RM 80.400,000.00 RM 89,000,000.00 RM 9.147,320.00
Price Psf RM 248.82 psf RM 408.66 psf RM 280.00 psf
Adjustments General adjustmants are made for time and various factors inclusive of location, tenure,
access, size, shape, comer lot, zoning, plot ratio and planning approval
T RM 281.47 psf RM 371.47 psf RM 371.45 psf

The locations of the Subject Property and comparable properties are illustrated below:

It is noted that land price transactions are hovering between RM 248.82 psf and RM 408.66 psf.
After making adjustments on the factors such as time, location, tenure, access, size, shape,
corner lot, zoning, plot ratio and planning approval, we have noled that the adjusted price is
between RM 281.47 psf to RM 371.47 psf
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Taking into conskderation the differencas of the Subject Property and the comparables, we have
adopted Comparable 2 as the best comparable due 1o the following reasons: -

VALUATION CERTIFICATE (cont’d)

«»  Comparable 2 was transacted recently;
»  Comparable 2 is zoned for commercial use; and
+ Comparable 2 involved the least adjustments.

With Comparable 2 as the best comparabie, we have adopted the rate of RM 371.50 psf [RM
57,153 218.84 (“initial value")] as the valua for the industrial land witn tha piat ratio of 1:6.00,
Monetheless, the necessary payments for the development associated with the zoning change
and plot retic increase had not been completely settled. Without fully settiing the payments, tha
Subject Propery is not expected to command the value of RM 57,159,218.84. Given that the
payment is (o fully settled 1.5 years later, which the zoning change and plot ratio increase will
anly than lake effect on the Subjec! Property, we had thus discounted the initial value to present
value at discount rate of 8% over & ime period of 1.5 years in order to account far the effect of
tirme valua of manay. Hence, In arriving the Market Yalue of the Subject Praperly, the remaining
development charges (RM 8,804, 250.00) are then deducted from the initial value and finally the
net amount (R 48,354 96884} is then discounted back for 18 months (1.5 years) at the discount
rate of 8% per annum to arrive at the Market Value of RM 43,080,000.00 or about RM 280.00
psf.

INCOME APPROACH (BY WAY OF "RESIDUAL METHOD")

This method entails the determining of the total Gross Development Value (GDV) and deducting
from this the cosis of construction and sita works, professional feas, interesi on capital borrowed,
contingencies and developer's risk and profit. The residual is the value of the site and this is
deferred for the period of devetopment to arrive at the current market value of the site today.

We are valuing the Subject Properly as a parcel of industrial land with development potential
hecause it is currently hald under an industrial title, but the Subject Properly is mare suitable for
commercial development as evidenced by the surrounding commerclal developments. While the
Subject Properly has been granted a conditional DO, it is important to note that this approval is
contingant upon the fuffilment of several terms stated in Lhe condilionsl DO and is not yet
finalizad. In addition. we have been made o undersiand by JKBD and UREEB that the
development contents as stated in the presant conditional DO will not be pursued, and
amendmeants to the current contents will be submitied in due course. In view of the above, we
have not given significant weight on the present conditional DO in the present circumstances.

rEHﬂSS DEVELOPMENT VALUE fﬁnﬁ

We have adopled the Comparlson Approach for transacted prices of similar properies withun the
surrounding neighbourhood as a guide in deriving the proposed selling price. This method
involves comparing the Subjact Property with recantly transacted properties of a similar nature
o offers for sale of similar properties in the area, Adjustmenis are then made for differences in
lncation, size, tenura and other factors in order to arrive at a commaon basis for comparisaon,

Recent comparable transactions of serviced apartments within the neighbourhood which are

pertinent to substantiate a market value indication for the Subject Property are reviewed and
these sales are shown overlaaf:
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Serviced Apartment Units
Detail COMPARABLE 1 COMPARABLE 2 COMPARABLE 3

Jabatan Penilaian dan

Jabatan Penilaian dan

Jabatan Pendaian

Source Perkhidmatan Harta Perkhidmatan Harta dan Perkhidmatan
(JPPH) (JPPH) Harta (JPPH)
No. A-33-03, Sinaran No. A-03A-22, Ayuman No. A-18-02, KL
Address Residensi, No. 2, Jalan Suites, Jalan Sentosa 2, Traders Square
3/27A, 53300 Kuala Taman Bukit Lela, 53100 Residences, 53000
__Lumpur . KualaLumpur |  KualaLumpur
_Type Serviced Aparimant Serviced Apartmant Serviced Apartment
Tenure Leasehold Grant in perpetuity Grant in perpatuity
Transaction Date November 21%, 2022 November 257, 2022 February 10", 2023
; 67.00sq.m 53.00 sq.m 78.27 sq.m
Bullt-up Ares (721.18 sq.ft) (570.49 sq.ft) (842.49 sq.1)
Consideration RM 465,000.00 RM 355.000.00 RM 513.500.00
| Price PSF RM 644.78 psf RM 622.27 psf | RMG09.50 psf |
Adjustments have been made for time, localion, accassibility, tenure,
Srreadieig accessibility, size and numberofunts.
s yilong RM 602.64 psf RM 562.85 psf RM 615.60 psf

The locations of the Subject Property and comparable properties are depicted as below:

It is noted that transacted prices were hovering between RM 609.50 psf and RM 644.78 psf. After
making adjustments on the factors such as time, location, accessibility, tenure, accessibility, size
and number of units, we have noted that the adjusted price is between RM 562.85 psf to RM

615.60 psf.
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Taking inte consideralion of the differences of the Subject Property and the comparables, we
have adopled Comparable 1 as the best comparabla due 10 the follawing charactaristics: -

VALUATION CERTIFICATE (cont’d)

« Comparable 1 was transacted recently:
=« Comparable 1 |s leasshold in tenure; and
&« Comparable 1 is located closest to the Subject Property.

With Comparable 1 as the best caomparable, we have adopled the rate of BM 603,00 psf as the
basea value. We have then further adjusted for the difference in sizes of servicad apantments and
deducted {ne Bumiputera discounts for the serviced apartments to arriva al a total net GOV of
RM 430,803,137.40.

GROSS DEVELOPMENT COST (GDC}

Tha total estimated GDC for the whole project amounts to RM 298,789,895.34 which is about
69.36% of the total net GDV.

We have made reference to the JUBKM And Arcadis Construction Handbook Malaysia 2022 and
also engaged Basar & Harun Sdn, & registersed Quantity Surveying Firm and obtained their
opinion in our adopiion of the GOC. The breakdown of the GDC is as balow:

| 1. Praliminary The total preliminary expenses are about RM 14,637,499.47 which is analysed
Expenses o 6.87% of the total Construction Cost. This includas the land survey fees,
authorities submission processing feas, mobilizabon and praliminary setting,
prermiurm paymeanl for varialion in category of land use and provisions 10 setup a
sale gallery and show unil to facilitate the szle of the davelopment

2.Extemnal & The fctal external & common infrastruclere works s 2bout RM 6,723,400.00
Comman which is analysed to 3.16% of the total Construction Cost. This includes tha site
Infrastructure claaring & earthwork, Common infrastructere Works (R&D, Water & Sewer,
Works Streel Light), TNE Sub-station, provisions for landscaping and provision for

guardhouse and enfranca statement, The breakdown af the cosis is istad Delow:

a. Sile clearing and earthwork adopted at RM 280,000.00/acre based on the
opinion of construction cost by Basar & Harun Sdn.

b. The costs of the comman nfrastructure work which includes the incoming
watar mains, sewerage/water reticufation and dramage works, Ielephonea
infrastructure and strest Fghtings adopted al a total of RM 730,000.00facre
based cn tha opinion of construction cost by Basar & Harun al RM
643,000.007acre to 857, 000.00/acre,

. The costio build a THNE Sub-Station s RM 140,000,000 — RM 160,000.00 per
unit as par the opinion of construction cos! by Basar & Harun Sdn.

d. Proviston for landscaping is al BM 750,000,00/acre which is in tandem with
opinion of construction cost by Basar & Harun Sdn

a. A provissian of RM 300,000.00 for guardhouse and entrance statement s
provided for In our computation

T

3. Construction The total construction cost 5 ebout RM 213,115,778.00 which s analysed 1o
Caost Bullding 48 47% of the total GOV, This includes the construclion coslings Tor lhe sarviced
Cost (Inclusive of | aparments, car park, plling works and provisions for the facilifies area. The
Piling & M&E] breakdown of the costs is listed cverleaf.

Main Building
Works
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VALUATION CERTIFICATE (cont’d)

3, Construction 8. Farthe serviced apariment, we have adopted a construchon cost rate of RM
Casl Bullding 170.00 psi ncluding of lhe MEE Services based on the opinion of
Coat (Inclusive of construction cost by Basar & Haman Sdn. In addition, & oross check with
Filing & M&E] JUBM And Arcadis Consbrucltion Cosl Handbaok 2022 and the construction

Main Building
Works (Cont'al}

costing epnion reveakad thal the average construction cost for an average
high-rize apartment including MAE services ranges from RM 124 .02 psi to
RM 248,05 psf respectively,

k. We have adopled the cost for the facilities loor al RM 240 03 psf, based on
the opinion of construction cost by Basar & Harun Sdn.

o. For the car park, we have sdopted a cost of RM 90 03 psf, based an the
apinion of construction cost by Basar & Harun Sdn of BM B4 00 - 102.00 psf
Im addition, a cress referance with the Arcadis Construction Cost Handbaok
2022 revealad that the average construction cost far car park ranges from
A BG40 psl o BV 14493 pel.

d. The pling works is cost gt RM 6,00 psf based on the opinion of construction
cost by Basar & Harun Sdn af RM 5.00 - 7.00 psf.

4, Professional
Faas & Insurance

ettt e

The professionzl fees & insurance is abou! RM 13,365,240.56 which |s analysed
o 6.27% of the tolal Construction Cost

5 Sales Markaling
& Adminstration

The sales marketing and admenistralion is about RM 18,138,207.86 which is
analysed to 4.21% of the toial GOV, This includes the sales & sdministration
expenzes, agency fees, legal feas and site managemeant.

&. Authorities
Confributions

The aulhorites contributionz is about RM 7,431,901 .37 which is analysed to
3.49% ol the tolal Construction Cost. This includes the Improve Service Fund
{ISF) for road and drainage, Indah Water Konsortium (WK corfribution, THNE (3
Phiasa) contribution and waler confribution.

T.Land Expenses

Tha land expensas are about RM 2,916,800.00 which is analysad 1o 0.99% of
the total Construction Cost. This incloedes the sub-division survey, plan fees and
quit rent and assessment for the entire development period.

B.Intarast -
Bridging loan
interest

af the total Construction Cost. We have adopted an interesl cost of -
8. 33.00% loan margin {Bridging Loan Fimancing)

b. &t am interest rate of 8.00% per annum

. Al hall of the development pericd of 4.0 years.

9. Contingencles

The contingencles arg about RM 8, 702,618.31 which is analysed to 4.08% of the
tatal Consfruction Cost. We have faclared in a cost far contingencies of 3.00% of
Preliminary Expenges, External & Common Infrastructure Works, Construction
Cost. Professional Fees, Sales, Marketing & Admirdstrafion Fees, Authorities
Confribution, Larnd Expenses and Inferest. The contingencias cast is to cater for
unforesesn costs which might ocowr during dewalopmant sach a5 increasa in
conslruction cost, wiong budgel forecast and ele.

10, Developer's
Prafit

16.00% of GDV

An article appearsd in “The Star® by Eugene Mahalingam dated January 18ih,
2020 entitied “Developer Mising L Up" reveaied that the average developer's net
prafit margin for listed property developers in the KL Property index peaked at
20.40% n 2015 and has fallen to 12 70% in 2018,
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10, Developer's
Profil (Cont'd]

in another article published in “Star Property” by Foo Chee Hung entitled” Types
of Property Developers and Therr Functions in Developmeant”, dated March 3151,
2020, the devebaper revealad that in terrms of profitability, most af the companies
have exparienced a8 converging net prafit margin. This is due to the reduction in
revenueg a3 wel as the increase in the cost of doing business. In general, the net
profit margin for developers has heen declining towards an indusiry average of
14.00% in 2018/2019, as compared o lls peak al 21.00% in 2015,

Although developer's profit had dwindled since its peak of 21.00% in 2015, we
have adoplted 8 developar's profit al 16.00% of the GOV in our computation. 'We
ara of the opinion thatl the rate is falr after taking Into consideration the sk
nvolved in developing a high-density commercial devetopment In this economic
climate, as well as the complaxily In developing a high-rise development within a
high traffic and confined neighbourhood.

11. Present Value

10.00% per annum for 400 years

We have adopled & development period of 4,00 years {48 months) for the entire
devabapmant o complete and fully =old out, In essence under Schadule H under
the Housing Developer (Control And Licensing) Acl, the minimum davelopment
period is 24 month (landed properties) and 36 montha (strata propesties) from the
signing of the Sale & Purchase Agreament. We have adopted a period of 3.040
yaars (36 months) for the constrection o complaeta and an additional 1.00 years
{12 months) for e project to be fully sold oul

Taking into consideration that bridging loan financa cost is prasently in between
the range of 8.00% 0 9.00%, we have adopled a present value rate of 10.00%
as & reflection of commercial risk in the property development business as a
wehiale,

The Subject Propery has received a condifional approval for the change of zoning from industrial to
cammeancal wilh an increase of plot rabic fram 1 - 4.00 10 1:6.00, il i impedtant to nota that this appraval is
contingent upen the fullliment of several lerms stated In the condibonal DO and |s not vet finalized.
Newvertheless, we have factored in the development charges cullined in the conditional DO because the
cast is mandaiory for the complate transition of the Subjact Property into commercial zoning and the plot

rata of 1:6.00

Agpart from that, we also factored in the development-retated axpensas of RM 4,863,323.32 {as at the
material date of valuafion of 3 Septernbar 2023) as provided by JKBD in the computation, given that any
developer intending to embark on a developmeant project on the Subject Property will inevilably incur these
coats, regardless of the current conditional DO in place,

The st of costs that was considered in the Income Approach by way of Residual Method is as below:

from rasidants in
naary areas for
development

propasals on the
Subpact Proparly

Mo, Breakdown of Full Amount “Amount Paid Dutstanding
development cost Balance as at 3™
on Lot 30487 September, 2023
1 Motice inviting views RM 22 670,80 RM 2267080 =

2 Total instalment of
devalopmanl charges
paid to DBKL

R 11,082,000.00

RM 2,257, 750.04
{Principal) &
RM 521,328 22 (Late
paymant intarast)

R 3,804 25000
[Principal)
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Mo, | Breakdown of Full Amount *Amount Paid Balance
development  cost
on Lot 30487 - = . 1
3 Topagraphical & detail RM 45 550 30 R 45,559.30
Sufvay, sl
imvestigation,
underground  utility
detection & mapping
and planner &
consullans  fee  on
change of land stafus
o mix commercial
| land
4 Improve Sarvice Fund R 747 185,00 R T17,185,00
[15F) for road and
_drainage
5 Total  inslalmant  of R 988, 700.00 R BO8,830.00 RM 00870
___| WSS cost sharing
Total AM 12, 846,115.10 RM 4,863, 32332 RM 8,504,120.00

* Wote! Al the amount pald were deducted from Prelimingry Expenses, Land Survey Fees & Soil investigation,
Prafessiongl Fees and Avtharities Contribution in Residual Method.

The developrianl costs considered were axiracied from the 'Braakdown of Davelopment Cost on Lot
30487 as al 3rd Ociober 2023, provided by JKBD, Az of 39 Qclober 2023, JKBD has paid a lotal
developmant cost of RM §,488 286 73, However, for our valuation, we have only considerad costs paid up
ba the valuation date, which was 3rd Seplambear 2023, tatalling RM 4,863, 323 32 in the residual method,

Summary of Residual Method

PY far 4 00 years

Say

Less : Gross Development Cost

Met Profit Before Land Cost
Less : Devaloper's Profit { 16% of GDWY)

Land Value In 4.00 Years Time

@ 0% pa

Market Value Under Residual Method

R 298 TED 825 34

RM 132,013,242.06
RM GB,928,501.98

RM 63,084, 740,08
0683013456

RM 43,087,726.30
RM 43,100,000,00

Less : Bumi-
. Description Units A Price Psf Toral Vaive Alseouint Grand Total
D) Service
Apartments
a Type A 324 R G15.06 pe! | BM 140202 72576 | RM 392819632 | RM 136,364 52944
b Type B A2 R 603.00 psf | RM 173,881, 080.00 R 4 853 670 2d RM 159.012.45_‘9 76
G Type B-1 108 RME03.00 psf | RM 60,239, 700.00 RN 1,686 711.60 RM 58,552 988.40
d Type C 108 R 59094 psf | RIM BB 790 598 56 R 1,826 388 T6 RM BE,873,208 20
DEVELOPMENT | 854 RM 443,213,104.32 | RM12,409,966.92 | RM 430,803,137.40
VALUE [GDV)
Summary
Met Gross Development Value RM 430,803,137 40

79



APPENDIX IV

Trust | Integrity | Expertise

VALUATION CERTIFICATE (cont’d)

RECONCILIATION OF VALUE ‘
_ Method Of Valuation | Derivation Of Values
Comparison Approach R 43,080, 000.0:0

Income Approach By Way of ‘Residual Method™ | RM 43,100,000.00

From the above approaches, we have concludad that the best approach In arriving at tha Market
Value of the Subject Praperly is the Comparison Approach. This approach is the most suitable
I this instances due to the abundant comparable sales available which helps us to form a pattern
of values, and directly enable us to widen the accuracy in establishing the Market Value of the
Subject Property, On hindsight, the Income Approach by way of Residual Method is only suitable
lo sarve as a sacondary approach (cross check), due to the following:-

I The development contents as stated in the present DO will not be pursued and any
potential revisions to the current DO that URSE may wish to do after the acquisition of
the Subject Property have not been fnalized at this junclure, The amandments to the
current contents will also affect the accuracy of the Market Value via the Residual Method,
It is worth noting that approximately 87.5% of the units available are below 1,000 =q. it.
The COVID-18 pandermic has led to a shift in purchaser preferences towards farger living
spaces, Conseguently, the current tayoul is not aligned with the current market demand;
and

il, The construction and material costs have been volatile over the past couple of years
mainly contributed by the prolonged Russian-Ukrzine conflict, As a resull, the costs
derived bazed on market estimates may not be susteinable over a long penod of time and
thus skew the oulcome of the residual value,

Having taken into consideration all the ralevant and pertinent factors, we are of the considered
opinion that the Market Value of the leasehold interest with an unexpired term of approximately

70 years in a parcel of industrial land cn an "as is where is" basis with the conditional approval
far:

i the change of Zoning from industrial to commercial;
i} increase of plot ratio from 1 - 4.00 0o 1 : 6.00; and
it} the development charges parially paid

held undar Tille Mo, Pajakan Mukim 1028, Lot No. 30487, Locality of Jalan Genting Kelang,
Mukim of Setapak, District of Kuala Lumpur, Witayah Persekutuan Kuala Lumpur, in its existing
physical condition and subject fo its title being free from encumbrances, good, marketable and

registrabla as of September 3™, 2023 based on the TERMS OF REFERENCE as staled herein
are as balow:-

Market Value : RM 43,080,000.00 (Ringgit Malaysia : Forty Three Million
Eighty Thousand Only)
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The above Report and Valuation has been carried out by Sr Stanley Toh Kim Seng,

7
Sr STANLEY TOH KIM SENG

BSc (Hons) Estate Managemaent,

MRISM, MRICS, MPEPS, MMIPFM, ICVS, MBVAM
Registered Valuer (V-927)

Note : Thiz Report was peer reviewed by Mr Tan San Yew (Peer Reviewer){V-607) from Laureicap (HQ) San Bhd
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1.

DIRECTORS’ RESPONSIBILITY STATEMENT

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

All information relating to JKB Development, Jasa Kita and the Land have been obtained from
JKB Development and Jasa Kita respectively. The responsibility of our Board is solely limited to
ensuring that such information has been accurately reproduced in this Circular and our Board
accepts no further or other responsibility in respect of such information.

CONSENT AND CONFLICT OF INTEREST
(i) Principal Adviser

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

Mercury Securities is also not aware of any conflict of interests which exists or is likely to
exist in its capacity as the Principal Adviser to our Company for the Proposed Acquisition.

(ii) Independent Adviser

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

Malacca Securities is also not aware of any conflict of interests which exists or is likely to
exist in its capacity as the Independent Adviser to our Company for the Proposed
Acquisition.

(iii)  Valuer

Laurelcap, being the independent registered property valuer for the Proposed Acquisition,
has given and has not subsequently withdrawn its written consent to the inclusion of its
name, the Valuation Certificate and all references thereto in the form and context in which
they appear in this Circular.

Laurelcap is also not aware of any conflict of interests which exists or is likely to exist in its
capacity as the independent registered property valuer to our Company for the Proposed
Acquisition.

MATERIAL LITIGATION, CLAIMS OR ARBITRATION

As at the LPD, our Group is not engaged in any material litigation, claims and/or arbitration, either
as plaintiff or defendant which 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, or of any facts
likely to give rise to any proceedings which may materially and adversely affect the financial
position or business of our Group.

As at the LPD, there is no material litigation, claims and/or arbitrations involving the Land
including those pending or threatened.
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4, MATERIAL COMMITMENTS AND CONTINGENT LIABILITIES

(i)

(ii)

Material Commitments

Save for the Proposed Acquisition, 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 due
or enforceable, may have a material impact on the financial position or business of our
Group.

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 due or enforceable, may have material
impact on the financial position or business of our Group.

5. DOCUMENTS AVAILABLE FOR INSPECTION

Copies of the following documents are available for inspection at our registered office at 29t
Floor, Menara JKG, No. 282, Jalan Raja Laut, 50350 Wilayah Persekutuan Kuala Lumpur during
normal business hours from Mondays to Fridays (except public holidays) from the date of this
Circular up to the date of our Company’s forthcoming EGM:

@)
(ii)

our Company’s Constitution;

our Company’s audited consolidated financial statements for the financial year ended 30
June 2022 and financial period ended 31 March 2023 as well as our Company’s unaudited
consolidated interim financial report for the 6-month financial period ended 30 September
2023;

the SPA and Cost Sharing Agreement as referred to in Appendix | and Appendix Il of
this Circular respectively;

the Valuation Certificate and Valuation Report; and

letters of consent and conflict of interest as referred to in Section 2 of this Appendix V.
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FCW

FCW HOLDINGS BERHAD
(Registration No. 195701000211 (3116-K))
(Incorporated in Malaysia)

NOTICE OF EXTRAORDINARY GENERAL MEETING

NOTICE IS HEREBY GIVEN that the Extraordinary General Meeting (“EGM”) of FCW Holdings Berhad
(“FCW” or “Company”) will be conducted in a fully virtual manner via Remote Participation and Voting
Facilities (“RPV”) through live streaming from the Broadcast Venue at 29" Floor, Menara JKG, No. 282
Jalan Raja Laut, 50350 Kuala Lumpur on Wednesday, 24 January 2024 at 11.00 a.m., or at any
adjournment thereof, for the purpose of considering and if thought fit, passing the following resolution,
with or without any modifications:

ORDINARY RESOLUTION

PROPOSED ACQUISITION BY URBAN REACH SDN BHD (“URBAN REACH”), A 55%-OWNED
SUBSIDIARY OF FCW, FROM JKB DEVELOPMENT SDN BHD (“JKB DEVELOPMENT”) OF A
PARCEL OF LEASEHOLD INDUSTRIAL LAND HELD UNDER PAJAKAN MUKIM 1029, LOT 30487,
JALAN GENTING KELANG, MUKIM OF SETAPAK, DISTRICT OF KUALA LUMPUR, WILAYAH
PERSEKUTUAN KUALA LUMPUR (“LAND”) FOR A TOTAL CASH CONSIDERATION OF RM43.08
MILLION (“PROPOSED ACQUISITION”)

“THAT subject to the approvals and consents of all relevant authorities and/or parties being obtained,
approval be and is hereby given to Urban Reach, a 55%-owned subsidiary of the Company, to acquire
the Land for a total cash consideration of RM43,080,000 upon the terms and conditions as set out in
the conditional sale and purchase agreement dated 5 October 2023 entered into between Urban Reach
and JKB Development (“SPA”).

AND THAT the Board of Directors of the Company (“‘Board”) be and is hereby authorised and
empowered to do or procure to be done all such acts, deeds and things and to execute, sign and deliver,
on behalf of the Company, all such documents to give effect to and complete the Proposed Acquisition
with full power to assent to any conditions, variations, modifications and/or amendments as may be
required or imposed by the relevant authorities and/or parties and as the Board may deem necessary
and expedient to finalise, implement and give full effect to the Proposed Acquisition.”

BY ORDER OF THE BOARD

LOH POH WAH

MAICSA No. 7047338

SSM PC No. 202008002733
Company Secretary

Kuala Lumpur
Date: 28 December 2023



Notes:

(1)

)

3

(4)

&)

A member entitled to participate and vote at the EGM via RPV is entitled to appoint 1 or more proxies (but
not more than 2) to participate and vote instead of him. A proxy may but need not be a member of the
Company. Where a member appoints more than 1 proxy to participate in the same meeting, the member
shall specify the proportion of his shareholding to be represented by each proxy, failing which the
appointment shall be invalid.

Where a member of the Company is an authorised nominee as defined under the Securities Industry
(Central Depositories) Act, 1991, it shall be entitled to appoint not more than 2 proxies in respect of each
securities account it holds with ordinary shares of the Company standing to the credit of the said securities
account.

Where a member of the Company is an exempt authorised nominee which holds ordinary shares in the
Company for multiple beneficial owners in one securities account (“omnibus account’), there is no limit to
the number of proxies which the exempt authorised nominee may appoint in respect of each omnibus
account it holds.

Where an authorised nominee or an exempt authorised nominee appoints more than 1 proxy, the proportion
of shareholdings to be represented by each proxy must be specified in the instrument appointing the proxies.

The instrument appointing a proxy shall be in writing under the hand of the appointor or of his attorney duly
authorised in writing or, if the appointor is a corporation, either under the corporation’s common seal or
under the hand of an officer or attorney duly authorised. The instrument appointing a proxy shall be deemed
to confer authority to demand or join in demanding a poll.

Depositors whose names appear in the Record of Depositors on a date not less than 3 market days before
the EGM shall be entitled to participate and vote at the EGM or appoint a proxy to participate, speak and
vote on his behalf via RPV.

The appointment of proxy may be made either in hard copy or by electronic means and shall be deposited
with the Company’s appointed service agent in the manner stated below not less than 48 hours before the
time appointed for holding the meeting or any adjournment thereof:

Mode of submission Designated Address

Hard copy Tricor Investor & Issuing House Services Sdn Bhd
Unit 32-01, Level 32, Tower A, Vertical Business Suite, Avenue 3
Bangsar South, No. 8, Jalan Kerinchi, 59200 Kuala Lumpur

or

Tricor Customer Service Centre
Unit G-3, Ground Floor, Vertical Podium, Avenue 3
Bangsar South, No. 8, Jalan Kerinchi, 59200 Kuala Lumpur

Electronic TIIH Online
Weblink: https://tiih.online
(Only applicable to individual shareholder. Please refer to the Administrative
Guide on the procedures for electronic lodgement of proxy form via TIIH Online)
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ch 5&\!&23#32‘:}23 BERHAD [195701000211(3116-K)] PROXY FORM

N e NRIC No./Company NO. ...
(Full Name in Block Letters)
o) N
(Full Address)
being a member/members of FCW HOLDINGS BERHAD hereby appoint .- o oo oo oo oo
................................................................. NRIC No./Passport NO. .o oo ..
(Full Name in Block Letters)
o)
(Full Address)
representing .o oo oo oo percentage (%) of my/our shareholdings in the Company and/or failing
911007 1= NRIC No./Passport NO. .o oo
(Full Name in Block Letters)
o)
(Full Address)
representing ...-____. percentage (%) of my/our shareholdings in the Company and/or failing him/her/them, the Chairman

of the Meeting as my/our proxy to vote for me/us on my/our behalf at the Extraordinary General Meeting of the Company
(“EGM”) to be conducted in a fully virtual manner via Remote Participation and Voting Facilities (“RPV”), which will be
live streamed from the Broadcast Venue at 29" Floor, Menara JKG, No. 282 Jalan Raja Laut, 50350 Kuala Lumpur on
Wednesday, 24 January 2024 at 11.00 a.m., or at any adjournment thereof.

The proxy is to vote on the Resolution as set out in the notice of Extraordinary General Meeting. Please indicate with “X” where appropriate against
the resolution how you wish to cast your vote. In the absence of specific directions, the proxy may vote or abstain from voting in the resolution as he/
she may think fit.

RESOLUTION AGAINST

Ordinary Resolution — Proposed Acquisition

NUMBER OF SHARES CDS ACCOUNT NO.
HELD

Signature(s)/Seal

Signed this ______ day of 2024.

Notes:

1. A member entitled to participate and vote at the EGM via RPV is entitled to appoint 1 or more proxies (but not more than 2) to participate and vote instead of him. A proxy may but need not be a
member of the Company. Where a member appoints more than 1 proxy to participate in the same meeting, the member shall specify the proportion of his shareholding to be represented by each
proxy, failing which the appointment shall be invalid.

2. Where a member of the Company is an authorised nominee as defined under the Securities Industry (Central Depositories) Act, 1991, it shall be entitled to appoint not more than 2 proxies in
respect of each securities account it holds with ordinary shares of the Company standing to the credit of the said securities account.

Where a member of the Company is an exempt authorised nominee which holds ordinary shares in the Company for multiple beneficial owners in one securities account (“omnibus account”),
there is no limit to the number of proxies which the exempt authorised nominee may appoint in respect of each omnibus account it holds.

Where an authorised nominee or an exempt authorised nominee appoints more than 1 proxy, the proportion of shareholdings to be represented by each proxy must be specified in the instrument
appointing the proxies.

3. The instrument appointing a proxy shall be in writing under the hand of the appointor or of his attorney duly authorised in writing or, if the appointor is a corporation, either under the corporation’s
common seal or under the hand of an officer or attorney duly authorised. The instrument appointing a proxy shall be deemed to confer authority to demand or join in demanding a poll.

4. Depositors whose names appear in the Record of Depositors on a date not less than 3 market days before the EGM shall be entitled to participate and vote at the EGM or appoint a proxy to
participate, speak and vote on his behalf via RPV.

5. The appointment of proxy may be made either in hard copy or by electronic means and shall be deposited with the Company’s appointed service agent in the manner stated below not less than
48 hours before the time appointed for holding the meeting or any adjournment thereof:

Mode of Submission ‘ Designated Address

Hard Copy Tricor Investor & Issuing House Services Sdn Bhd

Unit 32-01, Level 32, Tower A, Vertical Business Suite, Avenue 3
Bangsar South, No. 8, Jalan Kerinchi, 59200 Kuala Lumpur, Malaysia
or

Tricor Customer Service Centre

Unit G-3, Ground Floor, Vertical Podium, Avenue 3

Bangsar South, No. 8, Jalan Kerinchi, 59200 Kuala Lumpur, Malaysia

Electronic Means TIIH Online

Weblink : https://tiih.online

(Only applicable to individual shareholder. Please refer to the Administrative Guide on the procedures for electronic
lodgement of proxy form via TIIH Online)
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(Registration No. 195701000211 (3116-K))
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