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P R O S P E C T U S

THE INITIAL PUBLIC OFFERING OF 78,000,000 UNITS REPRESENTING UNDIVIDED INTERESTS IN UOA 
REAL ESTATE INVESTMENT TRUST ("UNITS") COMPRISING:

(I)  PUBLIC ISSUE OF 3,000,000 UNITS AVAILABLE FOR APPLICATION BY THE MALAYSIAN PUBLIC AT 
 THE RETAIL PRICE OF RM1.15* PER UNIT, PAYABLE IN FULL UPON APPLICATION 

(II)  OFFER FOR SALE OF 75,000,000 UNITS COMPRISING:

 •  7,000,000 UNITS AVAILABLE FOR APPLICATION BY THE MALAYSIAN PUBLIC AT THE RETAIL 
  PRICE OF RM1.15* PER UNIT, PAYABLE IN FULL UPON APPLICATION;

 •  3,000,000 UNITS AVAILABLE FOR APPLICATION BY THE ELIGIBLE EMPLOYEES, DIRECTORS 
  AND BUSINESS ASSOCIATES OF UOA HOLDINGS SDN BHD GROUP OF COMPANIES AT THE 
  RETAIL PRICE OF RM1.15* PER UNIT, PAYABLE IN FULL UPON APPLICATION; AND

 •  65,000,000 UNITS AVAILABLE FOR APPLICATION BY SELECTED INVESTORS AT THE 
  INSTITUTIONAL PRICE TO BE DETERMINED BY WAY OF BOOKBUILDING

IN CONJUNCTION WITH THE LISTING OF UOA REAL ESTATE INVESTMENT TRUST ON THE MAIN BOARD 
OF BURSA MALAYSIA SECURITIES BERHAD

  * THE FINAL RETAIL PRICE WILL EQUAL THE LOWER OF: 
  (A)  RM1.15; AND 
  (B)  97% OF THE INSTITUTIONAL PRICE, SUBJECT TO ROUNDING ADJUSTMENTS

YOU ARE ADVISED TO READ AND UNDERSTAND THE CONTENTS OF THIS PROSPECTUS. IF IN DOUBT, 
PLEASE CONSULT A PROFESSIONAL ADVISER

WISMA UOA CENTRE WISMA UOA DAMANSARAWISMA UOA II

AmMerchant Bank Berhad
(Company No. 23742-V)

A member of

FOR INFORMATION CONCERNING CERTAIN RISK FACTORS WHICH YOU SHOULD 
CONSIDER, PLEASE SEE "RISK FACTORS" IN SECTION 6.1.3 OF THIS PROSPECTUS



UOA REAL ESTATE INVESTMENT TRUST

UOA REIT is a Malaysian-based real estate 
investment trust established on 29 November 2005 
with the investment objective of owning and 
investing in real estate and real estate-related assets 
used, or predominantly used, for commercial 
purposes, whether directly or indirectly through the 
ownership of single-purpose companies who wholly 
own real estate.  UOA REIT is initially constituted to 
own and invest in the Properties Parcels which 
comprise (a) UOA Centre Parcels, (b) UOA II 
Parcels, and (c) UOA Damansara Parcels.  

Our key objectives for UOA REIT is to provide the 
Unitholders with stable distribution per Unit with 
the potential for sustainable long term growth of 
such distributions and the NAV per Unit. 

Our principal strategies for UOA REIT are as follows:-
•  managing the Properties Parcels effectively;
•  maintaining or improving occupancy levels and net property 
 income;
•  maximising the return and performance of each Properties 
 Parcel and their growth via enhancements to the Properties 
 Parcels;
•  raising the profile of the Properties Parcels;
•  acquiring property assets with good yield and growth 
 potential both locally and abroad that meet our investment 
 criteria; 
•  investing in other authorised investments which offer 
 attractive returns while diversifying UOA REIT's risks;
•  employing an optimum capital structure with appropriate 
 debt and equity financing strategies.

The initial investments of UOA REIT comprise the following:-

This overview section is qualified in its entirety by, and should be read in conjunction with, the 
full text of this Prospectus. Words and expressions not defined herein have the same meaning as 

those in the main body of this Prospectus unless the context otherwise requires. Meanings of 
capitalised terms may be found in the "Definition" section of this Prospectus.

UOA REIT

UOA Centre 
Parcels

UOA II
Parcels

UOA Damansara 
Parcels

Appraised Open Market Value:
RM58,400,000

Purchase Consideration:
RM57,600,000

Satisfied by:
( i )   I ssuance of  36,950,943 
 new Units at an issue price 
 of RM1.00 per Unit; and
( i i )   C a s h  c o n s i d e r a t i o n  o f  
 RM20,649,057

Appraised Open Market Value:
RM189,100,000

Purchase Consideration:
RM180,900,000

Satisfied by:
(i)  Issuance of 116,049,057 new 
 Units at an issue price of 
 RM1.00 per Unit; and
( i i )   C a s h  c o n s i d e r a t i o n  o f  
 RM64,850,943

Appraised Open Market Value:
RM76,400,000

Purchase Consideration:
RM72,000,000

Satisfied entirely by:
The issuance of 72,000,000 new 
Units at an issue price of RM1.00 
per Unit



THE PROPERTIES PARCELS

UOA Centre Parcels 
(comprising several parcels 
with Surveyed Net Lettable 
Area measuring 139,572 sq ft 
plus 208 car park bays, 
representing 55.7% of the 
total Parcel Area of UOA 
Centre) are within UOA 
Centre, a 33 storey modern 
office building integrated with 
6-levels of car parking space 
or 208 bays (1 basement level 
and 5 levels above ground). 
UOA Centre comprises 2 
integrated blocks which 
include office suites and 
business suites.WISMA UOA CENTRE

UOA II Parcels (comprising several parcels with Surveyed Net Lettable Area measuring 437,608 sq ft 
plus 643 car park bays, representing 69.9% of the total Parcel Area of UOA II) are within UOA II, a 39 
storey integrated retail and office building integrated with 5-levels of car parking space or 643 bays (2 
basement levels and 3 levels above ground).  

The exteriors of both buildings are contemporarily designed with substantial glass windows and 
aluminium composite panels which are in pristine condition.  

Both UOA Centre and UOA II, which are adjacent to each other, are situated in the heart of Kuala 
Lumpur's prime business, banking and shopping district or more widely known as the "Golden Triangle" 
area.  The buildings are located just north of Kuala Lumpur City Centre development commanding a 
view of the picturesque 50-acre KLCC Park and are situated between Jalan Pinang and Jalan Perak with 
the buildings enjoying dual frontage on both roads.  
 

WISMA UOA II

Summary information on UOA Centre Parcels
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UOA Centre Parcels

Address  : Within UOA Centre at No. 19 Jalan Pinang, 50450 Kuala Lumpur
 

Description  : Parcels within the 33 storey office building known as UOA Centre inclusive of 6-levels of 
  car parking space (1 basement level and 5 levels above ground) 

Occupancy snapshot :

Total Parcel Area
(as at the LPD) 
UOA Centre (building)  :  Surveyed Net Lettable Area of 323,865 sq ft (30,088.00 sq m) plus 208 car park bays

UOA Centre Parcels     :  Surveyed Net Lettable Area of 139,572 sq ft (12,966.66 sq m) plus 208 car park bays
  (representing 55.7% of the total Parcel Area in UOA Centre)

 

Master title (as at the LPD)  : Freehold

Ownership of UOA Centre by total Parcel Area

Other owners
44.3%

UOA REIT
55.7%

The Tenant Mix of UOA Centre Parcels 
as at the LPD is as follows:-
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UOA Damansara Parcels (comprising several 
parcels with Surveyed Net Lettable Area measuring 
190,992 sq ft plus 356 car park bays, representing 
84.4% of the total Parcel Area of UOA Damansara) are 
within UOA Damansara, a contemporary styled office 
building with 13 storeys inclusive of 4-levels of 
basement car park. The exterior of UOA Damansara 
consist of glass and aluminium composite panels which 
is in pristine condition.  Its main entrance consists of 
ceiling high full glass panels to reflect the contemporary 
architecture of the building.

UOA Damansara is located in the centre of Damansara 
Heights' commercial hub fronting Jalan Semantan and is 
situated at the junction of Jalan Semantan and Jalan 
Dungun in Damansara Heights, an up-market 
commercial area in the outskirts of Kuala Lumpur. 

WISMA UOA DAMANSARA

Summary information on UOA II Parcels

Summary information on UOA Damansara Parcels
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UOA II Parcels
Address  : Within UOA II at No. 21, Jalan Pinang, 50450 Kuala Lumpur
 

Description  : Parcels within the 39 storey office building known as UOA II inclusive of 5-levels of car 
  parking space (2 basement levels and 3 levels above ground) 

Occupancy snapshot :

Total Parcel Area
(as at the LPD) 
UOA II (building)    :  Surveyed Net Lettable Area of 703,841 sq ft (65,389.00 sq m) plus 643 car park bays

UOA II Parcels       :  Surveyed Net Lettable Area of 437,608 sq ft (40,655.12 sq m) plus 643 car park bays
  (representing 69.9% of the total Parcel Area in UOA II)

  

Master title (as at the LPD)  : Freehold

Ownership of UOA II by total Parcel Area

Other owners
30.1%

UOA REIT
69.9%

The Tenant Mix of UOA II Parcels 
as at the LPD is as follows:-
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UOA Damansara Parcels
Address  : Within UOA Damansara at 50, Jalan Dungun, Damansara Heights, 50490 Kuala 
  Lumpur
 
Description  : Parcels within the 13 storey office building known as UOA Damansara inclusive 
  of 4-levels of basement car park

Occupancy snapshot  :

Total Parcel Area
(as at the LPD) 
UOA Damansara (building)  :  Surveyed Net Lettable Area of 254,491 sq ft (23,642.99 sq m) plus 356 car park bays

UOA Damansara Parcels    :  Surveyed Net Lettable Area 190,992 sq ft (17,743.73 sq m) plus 356 car park bays
  (representing 84.4% of the total Parcel Area in UOA Damansara)

Master title (as at the LPD)  : Freehold

Ownership of UOA Damansara by total Parcel Area
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KEY INVESTMENT HIGHLIGHTS

Opportunity to invest in properties located in prime locations

o  UOA Centre and UOA II are situated in the heart of Kuala 
 Lumpur's prime business, banking and shopping district or 
 more widely known as the "Golden Triangle" area. Located just 
 opposite UOA Centre and UOA II are landmark developments 
 such as the Kuala Lumpur Petronas Twin Towers, Kuala 
 Lumpur Convention Centre and the picturesque circa 50-acre 
 KLCC Park.  Within walking distance are the major shopping 
 districts including Suria KLCC and Bintang Walk which are 
 served by a concentration of international hotels namely 
 Mandarin Oriental Hotel, Ritz Carlton, Westin Hotel Kuala 
 Lumpur, Mariott Hotel, the Regent and the soon-to-be-
 completed Traders Hotel.  
o  UOA Damansara is situated at Damansara Heights, an up-
 market commercial area in the outskirts of Kuala Lumpur. 
 Buildings in the immediate vicinity include Wisma MBSB, 
 Wisma Socfin, Bangunan SPPK, Bangunan Setia I and II, 
 Wisma UN, Bangunan Antah, Menara Milenium, Pusat Bandar 
 Damansara and Wisma John Hancock.

High Occupancy Rates

o  The considerable demand for commercial office space within 
 the "Golden Triangle" area of Kuala Lumpur city centre 
 (especially their proximity to the Petronas Twin Towers and 
 other landmark developments around the Kuala Lumpur City 
 Centre) and also in the more affluent enclave of Damansara 
 Heights at the fringe of Kuala Lumpur has enabled the 
 Properties Parcels to achieve high occupancy rates.  The 
 Occupancy Rates as at 31 December 2002 to 31 December 
 2004 and as at the LPD are as follows:-

Long-term occupancy

o  Tenants who occupy the Properties Parcels on a long-term basis is a 
 testament to our success of ensuring that their expectations are 
 continuously met.  As at the LPD, about 58% of our tenants have 
 been renting the Properties Parcels for more than four(4) years.  The 
 breakdown of the length of occupancy of the existing tenants for the 
 Properties Parcels (based on the number of tenants occupying the 
 Tenancy Net Lettable Area) as at the LPD is as follows:-  

Competitive rental rates

o  Keeping rental rates at competitive levels have been one of our mainstay 
 strategies to maintain high occupancy rates.  Todate, the Properties 
 Parcels are widely acknowledged to offer a 3-pronged competitive 
 advantage to its tenants particular of their business address - a well-
 maintained building within an excellent location at competitive 
 rental rates.  The rental income from the Properties Parcels have been 
 resilient over the last economic downturn and we believe that our 
 strategy will provide UOA REIT with a strong foundation to weather 
 difficult times.  We believe UOA REIT is in a strong position to 
 organically grow its rental income in the future.
o  In addition, virtually all the tenancies in the Properties Parcels are "2 
 + 1 year" which allow us the opportunity to revise the tenancy rates 
 upwards in anticipation of any improvement in rental rates in the 
 future.

Strong lease profile and tenant base

o  As at the LPD, the Properties Parcels have a large tenant base with an 
 aggregate of almost 200 tenants - 55 tenants for UOA Centre Parcels, 
 96 tenants for UOA II Parcels and 42 tenants for UOA Damansara 
 Parcels.
o  The large tenant base is also well-diversified with no over-
 dependence on any one particular industry.
o  The Properties Parcels' strong tenant base coupled with the selective 
 sourcing for quality tenants have resulted in the Properties Parcels 
 enjoying relatively high average tenancy renewal rates of more than 
 60% over the past three(3) FYEs 31 December 2004 and for the 
 period up to the LPD.

Economies of Scale 

o  The Properties Parcels have a collective Surveyed Net Lettable Area 
 for retail and office space of 768,172 sq ft plus 1,207 car park bays. 
 This creates a sizeable pool of assets for UOA REIT with specific 
 focus in mostly office space. We expect to leverage on this 
 economies of scale to generate better cost efficiencies.    

Investment in a property portfolio at a discount to its appraised market value

o  The purchase consideration for the acquisition of the Properties 
 Parcels was RM310.5 million whereas the appraised open market 
 values of the Properties Parcels was RM323.9 million (as appraised 
 by the Independent Property Valuer).  Hence, UOA REIT acquired the 
 Properties Parcels at a discount of approximately 4% from their open 
 market values. 
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High and stable distribution 

o  UOA REIT plans to distribute 95% of its distributable income for FYE 31 
 December 2006 to FYE 31 December 2008.
o  Based on the Retail Price of RM1.15, the distribution per Unit (in terms of 
 sen) and distribution yield (in terms of %) for FYE 31 December 2006 to 
 FYE 2008 are as follows:-

Experienced and professional management

o  We have a core management team which has extensive experience in the 
 real estate industry and who will contribute positively to the overall 
 direction and investment strategy of UOA REIT.
o  We will take advantage of the experience and expertise of our management 
 team who are the key members of the management team of the UOA 
 Holdings Group involved in all aspects of operations, including 
 maintenance, security, renovation management and purchasing of the 
 Properties.

Alignment of interest with the Sponsor

o  There is substantial alignment of interest between the Sponsor and the 
 Unitholders through its significant investment in UOA REIT.  With 
 professional management expertise, UOA REIT aims to maximise income 
 through higher distributions.
o  The Sponsor intends to be a long-term investor in UOA REIT.
o  The Sponsor is one of Malaysia's leading property development, property 
 investment, property management services and construction group of 
 companies. This relationship is expected to accord UOA REIT with 
 competitive advantages and benefits towards achieving its long term 
 objectives.

Active management of the Properties Parcels to generate growth

o  Our operating strategy is to continue to enhance the performance of the 
 Properties Parcels by increasing yields and returns from the Properties 
 Parcels through a combination of approaches which include retaining 
 existing tenants, reducing vacancy levels, adding and/or optimising 
 retail/office space at the Properties Parcels and minimising interruptions in 
 rental income and operational costs.

Capital growth opportunities through acquisition

o  We will also seek to increase cash flow and enhance Unit value through 
 selective acquisitions. We intend to pursue an acquisition strategy for UOA 
 REIT to increase cash flows and the potential for net asset growth.
o  Through the Sponsor, we have access to a network and relationships with 
 leading participants in the real estate industry which may assist UOA REIT 
 in identifying (a) acquisition opportunities to achieve favourable returns on 
 invested capital and growth in cashflow; and (b) underperforming assets.
o  The Sponsor presently maintains land bank in various strategic locations 
 ideal for commercial development projects that may be suitable assets for 
 UOA REIT. In this respect, the Sponsor has granted a five(5)-year right of 
 first refusal for UOA REIT to acquire suitable properties in the future.
o  We intend to capitalise on the strong brand name of UOA in the 
 development and management of commercial real estate in the Klang Valley.

Optimisation of capital structure

o  The initial level of borrowing represents 27.45% of its proforma 
 total asset value which is still below the 35% threshold allowed 
 under the Guidelines on REIT.  This will provide UOA REIT with 
 sufficient operating flexibility to gear up at a later stage for future 
 acquisitions.
o  We aim to optimise UOA REIT's capital structure and cost of 
 capital within the borrowing limits prescribed by the Guidelines 
 on REIT and intend to use a combination of debt and/or equity to 
 fund future acquisitions and improvement works at the Properties 
 Parcels.
 
Tax transparency

o  UOA REIT is exempted from Malaysia income tax in respect of its 
 total income for a year of assessment that is distributed to its 
 Unitholders pursuant to Section 61A of the Income Tax Act, 1967.
o  Distributions made by UOA REIT to Unitholders resident in 
 Malaysia are not subject to any withholding tax in Malaysia, 
 whilst distributions made by UOA REIT to Unitholders not 
 resident in Malaysia out of income exempted under Section 61A 
 above are subject to 28% withholding tax in Malaysia.
o  Malaysian income tax will be payable by all resident Unitholders 
 on the distributions made by UOA REIT out of income exempted 
 under Section 61A of the Income Tax Act, 1967.

BACKGROUND INFORMATION ON THE 
UOA HOLDINGS GROUP 

The Sponsor (i.e. UOA Holdings) and its various subsidiary companies 
are involved in commercial and residential development, construction 
as well as property investment. The Sponsor is a wholly-owned 
subsidiary of UOA.  UOA is a company incorporated in Australia and 
listed on the Australian Stock Exchange.  The UOA Holdings Group is 
one of Malaysia's leading property development, property investment, 
property management services and construction group of companies.  
We are a 70%-owned subsidiary of UOA Corporation Bhd which, in 
turn, is a subsidiary of the Sponsor.

The UOA Holdings Group has substantial experience and expertise in 
the real estate market in Malaysia. Over the last 15 years, the UOA 
Holdings Group has been able to identify quality real estate for 
development, construction, management and maintenance.  The UOA 
Holdings Group has successfully undertaken various real estate 
developments in Malaysia with an estimated value in excess of RM1.5 
billion since 1991 and has completed over 3,000 units of residential, 
industrial and commercial units.  Apart from the construction and 
management of the Properties (namely UOA Centre, UOA II and UOA 
Damansara), the UOA Holdings Group's other notable projects include 
the development of high-rise condominiums, bungalow units, 
townhouses and other mixed development ventures within various 
strategic locations in Kuala Lumpur.  The high take-up rates for units 
attest to the quality of such development by the UOA Holdings Group.

The UOA Holdings Group presently has land bank in various strategic 
locations in Kuala Lumpur reserved for future development.  We 
believe that UOA REIT will have a competitive advantage with the 
five(5)-year right of first refusal granted by the Sponsor to UOA REIT to 
acquire additional properties from the UOA Holdings Group.
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