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Dear Sirs,

CERTIFICATE OF VALUATION OF

. KPJ PENANG SPECIALIST HOSPITAL (“Property No. 1" / “PSH")
ii.. KPJ SEREMBAN SPECIALIST HOSPITAL {"Property No. 2" / “SSH")

fif. TAIPING MEDICAL. CENTRE & TMC HEALTH CENTRE (“Property No., 3" / “TMC” & “TMCHC")

iv. KPJ HEALTHCARE UNIVERSITY (PHASE 1 OF NILA} CAMPUS) (“Properly No. 47 / “KPJUC”)

v. KPJINTERNATIONAL COLLEGE OF NURSING AND HEALTH SCIENCE {“Property No. 5" / “KPJIC")

{(“SUBJECT PROPERTIES")

We were. instructed by KPJ Healthcare Berhad {("KPJHB™) to conduct valuation of the Subject Preperties for the
purposes of submission to- Bursa Malaysia Securities Berhad in relation to the proposed renewal of the existing leases
batween AmanzhRaya Trustees Berhad (“ART") as trustee of Al-Aqar Healthcare REIT (the "Lessor’} and Penang
Specialist Hospital Sdn Bhd (‘PSHSB") {formerly Bukit Mertajam Specialist Hospital Sdn Bhd) of Property No. 1
Maharani Specialist Hospital Sdn Bhd ("MSHSB") (formerly Seremban Specialist Hospital Sdn Bhd) of Property No. 2,
Penang Specialist Hospital Sdn Bhd ("PSHSB"} {formerly Taiping Medical Centre Sdn Bhd) of Property No. 3, KPJ
Healthcare University College Sdn Bhd ("KPJHUCSB") (forrmerly Puteri Nursing College Sdn Bhd) of Property No. 4 and
KPJ Healthcare University College Sdn Bhd ("KPJHUCSB") (formerly Bukit Mertajam Specialist Hospital Sdn Bhd) of
Property No. § (the "Lessees") for a further term of 15 years in respect of PSH, $SH and TMC & TMCHC, 3 years in
respect of THC, KPJUE and KPJIC and the details of the valuations are contained in our Valuation Reports bearing
reference nos. VIKPJEP4H2UC/SCB/7139924/i to VIKPJEP4H2UC/SCRBIT 139924/ (inclusive), all dated 25 March 2025,

We have prepared this Certificate of Vialuation for inclusion in the circular to the shareholders of KPJHB in copjunction
with the proposed renewal of the leases.

The salient details of the Subject Properties are attached as Appendix *A’,
The relevant dates of valuations are taken fo be a5 at the dates of our inspections.

The Reports and Valuations and this Certificate of Valuation have been prepared in accordance with the Asset Valuation
Guidefines issued by the Securities Commission Malaysia and the Malaysian Vaiuation Standards issued by the Board
of Valuers, Appraisers, Estate Agents and Property Managers, Malaysia with the necessary professional responsibility
and due diligence.

The basis of valuation adopted Iis the Market Value which is defined as "the estimated amount for which an asset or
liability should exchange on the date of valuation between a willing buyer and a willing seller in an arm's length
transaction after proper marketing where the parties had each acted knowledgeably, prudently and withouf compuision”.
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APPENDIX IV(B): VALUATION CERTIFICATE FOR LEASE RENEWAL PROPERTIES (CONT'D)

1.0  VALUATION METHODOLOGY

In afriving at our opinich of the market valués of the Subject Properties, we have adopied the Income Approach
by Profits Method (Discounted Cash Flow / “DCF”) as the primary valuation methodology and Cost Approach
comprising the Comparison and Depreciated Replacement Cost ("DRC") Methods as check for Properties Nos. 1,
2 and 3, whilst, we have adopted the Cost Approach as the sole valuation methodology for Properties Nos. 4 and
5,

1.1 Income Approach by Prufits Method (DCF) ~ Properties Nos. 1, 2and 3

This method is adopted where revenues/earnings, expenses and profits are the essence to the value of the
property (property-based business) and capitalises future net revenue (profit) as a basis for estimating the
market values:of the Subject Properfies on a going concem basis Inclusive of goodwill, hospital operating
equiprments, fumifure, fittings, plant, machinery and equipmsnts.

We have adopted a 5-year DCF and have forecasted the profits for a S-year period, after which we have
calculated the ferminal value based on the fifth year's net profit for the rémaining term of the fenure. We have
obtained Profit and Loss statements of Properties Nos. 1, 2 and 3 from years 2016 to 2024 (inclusive). We
were also made availablé with the future projections of the medical centres by the entitiesfcompanies. We
have forecasted the 5-year revenues and operating expenditures of Properties Nos. 1, 2 and 3 based on the
analysis of the integrated operation of Properties Nos. 1, 2 and 3 in years 2023 and 2024 which were
noted fo be consistent with the past operating performarices of the entities/companies prior o coronavirus
disease 2019 (“Covid-18") pandemic. We have taken into consideration of the projections of the
entitiesfcompanies, made necessary due difigence and have arrived at our independent projections as per
‘the practice in the industry.

We note that the Subject Properties had been affected by the global economic crisis caused by the Covid-19
pandemic between years 2020 to 2022 (inclusive). The gross revenues and occupancy rates of Properties
Nos. 1, 2 and 3 had been impacted due to the Movement Control Order ("MCQ"), Conditional Movement
Control Order ("CMCO") and Recovery Moverrient Control Order {"RMCQ”) anneounced by the Malaysian
government to control the spread of the virus in years 2020, 2021 and to the lésser extenti in year 2022. Ws
have taken into eonsideration of the abave factor in our projections of the 5-year DCF,

In arriving at the past years’ performances of Properties Nos. 1, 2 and 3, we note that the revenuyes and
expenses of years 2020, 2021 and 2022 had been impacted by the Covid-19 pandemic. The
performances of Properties Nos. 1, 2 and 3 had been fully impatted in years 2020 and 2021 whilst had
been parfially affected in year 2022. Recovery MCO. was sfill effective up to the 1H 2022 and the
international borders wese only officially opened on 1sf April 2022.

In light of the abave, we have taken cognisance of the performances of years 2020; 2021 which bad been
substantially hampered and parfially affected in year 2022 by the Covid-19 pandemic. We note that the
performances in year 2022 were inconsistent among the medical centres and it is strenuous to establish
reliable and reasonable performance measurement. Amongst the factors affected comprise all the KPJ
Specialist Medical Cenire had been conducting Covid-19 tests which resulied in higher number of
outpalients. and higher revenue from laboratory services. Also noted was higher fees charged for nursing
procedures during Covid-19 pandemic which required slringent processes and procedures to avoid Covid-
19 virus to spread to patients. Therefore, the performances of years 2020, 2021 and 2022 had been
excluded from the analysis of historical performances. as they do not-reflect the actual / real performance
of Propertigs Nos. 1, 2 and 3 in the normal circumstances.

Our analysis revealed that the performances of Properfies Nos. 1, 2 and 3 had been consistent between
years 2017 to 2019 (inclusive) prior to the Covid-19 pandemic with the performances of years 2023 and
2024, post Covid-19 pandemic.

In year 2023, the performances of all the KPJ Specialist Medical Centres were on the recovery phase by
the management-action pian to boost up the revenues of the hospitals post Covid-19 pandemic impact.
Our znalysis revealed that the performances of Properties Nos. 1, 2 and 3 from year 2023 onwards were
on track with similar to years 2076 to 2019 {inclusive). In light of above, we have adopted the average
analysis of revenues and expenses of years 2023 and 2024 which are consistent with the performance: of
Properties Nos. 1, 2 and 3 prior to the Covid-19 pandemic as well as the year of integrated operation of
the old blocksiwings and new blocksiwings as reasonable and reflective of the performance of Properties
Nos. 1,2 and 3.

We also have analysed the occupancy rates of similar types of private medical centres ("PMC") as follows:-
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APPENDIX IV(B): VALUATION CERTIFICATE FOR LEASE RENEWAL PROPERTIES (CONT'D)

Analysis of occupancy rates of Propemes Nos. 1, 2 and 3 and other similar types of | PMC

No. Nama of - Age i 4 Occupancy Rate (% = = e

La |- Yean) f‘ Pre Cov]d-19 e ~___ During Covid-19 -
0 Year“{ Year | Year | Averaged | Yeari.| Year ( ‘Year
| 2017 2018 2019 Years ~1-2020 | 2021 2922}:

{2017
: | : Loome) | foi @ ‘ )
1 KPJ Pasir 13 71.34 75.87 77.96 75.06 60.68 40,78 65.30 55,59 74.98 78.00

Gudang SH
2 KPJ Johor SH 44 7514 69.95 72.62 12,57 48.73 40,30 54.20 47.74 _ 64.80 69.70
3

KPJ Puteri SH 38 72.07 | 7388 | 82.19 76.05 59.71 | 4580 | 87.10 54.20 71.88 73.30
70.64 89,10

4 KPJ  Selangor 29 | 66.19 | 64.21 75.16 66.52 46,27 | 4630 | 66.70 53.09 .
SH
69.77 65.90

5 KPJ  Ampang 33 80.21 73.24 71.28 74.91 44,74 | 4580 | 59,70 50.08
Puteri 8H

8 KPJ Ipch SH 44 91.37 | 8484 | 79.28 8517 73.74 | 52.30 | 68.50 64.85 76.50 79.70

7 Kedah Medical 37 5576 | 5436 | 5522 55,11 3121 | 29.67 | 4843 36.44 C 68172 57.00
Centre

8 KPJ  Perdana 27 63.62 | 6912 73.43 70.39 56,72 | 50.00 | 71.03 §9.28 63.71 70.10
SH

9 KPJ Kajang SH 19 70.87 | 68.18 73.02 70.72 42,40 | 37,18 55.35 44.97 66.18 67.40

10 | KRJ  Pensng 18 7500 | 7849 | 80.38 77.96 51.88 | 41.38 | 67.13 53,46 76.03 6345

SH. . : ; -

11 | KPJ Seremban. | 20 | 71.18 | 70.37 | 5365 | 66.07 | 4325 | 4124 | 6481 | 4640 | 62.49 | 6147 |

"SH - o .

12 Taiping Medical 24 4468 | 43.32 43,51 43.84- 34.66 32,40 54.24 40.43 82.35 5086
Centre and - :

T™C FHealih

Centrg | J

Source: KPJHB (Note: SH = Spemaust Hospital)

We note that the average oceupaiicy rales of Properties Nas. 1, 2 and 3 from years 2017 to 2019 (inclusive)
which were unaffected by the Cavid-19 pandemic ranged between 43.84% to 77.96% (40.43% to 53.46%
fronr years 2020 fo 2022 during the Covid-19 pandemic) whilst similar medical centres ranged bistween
55.11% to 85.17% (36.44% 10 64.85% from years 2020 to 2022 during the Covid-19 pandemic).

In our projections of the occupancy rates of Properfies Nos. 1, 2 and 3, we have taken cognisance of the
impact of the Covid-19 pandemic which had resuited in the decline in the Malaysian economic growth and the
ocouparicy rates of Properties Nos. 1, 2 and 3. The occupancy rates had declined in year 2020 (GDP: -5.6%)
and year 2021 (GDP: 3:1%), however, improved in vear 2022 when the Malaysian economy rebounded to
8.7% with the gradual normalisation of the economic activity, reopening of the international borders and
recovery in the labbur market.

In year 2023, the occupancy rates of Properties Nos. 1, 2 and 3 noted fo be recovered o their pre Covid-19
pandeniic levels. However, in year 2024, we noted that the occupancy rates of Properties Nos. 1 and 2
have declined due to opening of new wafds in new wing (new block) which have expanded rumber of
operalional beds:

We. have adopted the following parameters in arriving at the market values of Properties Nos. 1, 2 and 3
using the: Investment Approach by Profits Method (DCF).

Summary of Parameters Adopted {Comimon)

Beds Available The number of beds availabie in a year is derived by mulliplying operational beds available for the
year with 365 days and 366 days for leap year.

Occupancy Rate of | The occupancy rate is derived based on the historical occupancy rates achieved by the medical
Beds centres since years 2016 to 2024 (inclusive). The occupancy rates had declined in years 2020,
2021 and rebounded in year 2022 due to the impact of the Covid-19 pandemic on the world and
Malaysian economy mainly in years 2020 and 2021 and with the (esser impaef in year 2022, In year
2023, past Covid-19 pandemic, the occupancy of the integrated operation of both old and new
buildings/wings have nomalised to pre Covid-19 level with a higher number of operational beds.
Therefore, we have maintained the occupancy rate of year 2024 for year 1 of our projections for year
2025 to commensurate with the anticipated muderate world and Malaysian economic growth amid
the moderate prospects and fiscal policy challenges and gradually increased the accupancy rate fo
reflect the highest and best possible occupancy rates achievable wilh the expanded number of
aperational beds over the 5-year projections.
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APPENDIX IV(B): VALUATION CERTIFICATE FOR LEASE RENEWAL PROPERTIES (CONT’D)

No. of Inpatients
Admitted Days

The numbers of inpatients admitted days in a year is derived from the total beds occupied divided by
the numbers of inpatients admitted. We have adopted the average from years 2016 to 2018
(inclusive). However, in years 2023 and 2024, the average numbers have increased due to
expanded numbers of beds’ available in hospital and due to completion of the new wing {new block).
Thus, in arriving at our 5-year DCF projections, we have adopted the average numbers of inpatient
admitted days based on average of years of 2023 and 2024 which is reflective of the performance of
Properties Nos. 1, 2 and 3 post covid-19 pandemic with integrated operation of the new wing {new
block).

Ratic of No. of
Outpatients / Inpatients

We have adopted average ratio of no. of outpatients / inpatients of years 2023 and 2024 which was
considered reasonable and consistent with the past performance from years 2016 to 2018
(inclusive) to project the number of outpatients for the 5-year DCF projections.

Revenue Per Occupied
Bed

Revenue

Consultant  Inpatient | The revenue is derived by multiplying the total beds occupied for the year with the estimated

Revenue Per Occupied | revenue per occupied bed. We have analysed CRPOB and adopted inpatient revenue per occupied

Bed {("CRPOB") bed based on average of years 2023 and 2024 as fair and reaspnable which was consistent with the
past performances from years 2016 to 2019 (inclusive).

Copsultant Outpatient | The revenue is derfved by multiplying the total outpatients visited for the year with the oufpafient

Revenue (COR) revenue per patient per year. We have adopted revenue per person based on average of years
2023 and 2024 as revenue trend. reflection of the escalation of the current prices as fair and
reasonable.

Hospital inpatient | The revenue is derived by multiplying the totat beds occupied for the year with thé revenue per

occupied bed. We have adopted revenue per occupied hed person based on average of years 2023
and 2024 as revenue trend for reflecting escalation in the current prices as fair and reasonable.

Hospital Outpatient | The revenue is derived. by multiplying the total outpatients visited for the year with the outpatient

Revenue revenue per patient per year. We have adopted revenue per pérson person basad on average of
years 2023 and 2024 as which was the latest revenue trend for reflecting escalation in the current
prices as fair and reasonable,

Expenses

Cost Of Sales We have generally analysed the past nine years cost of sales i.e. material, direct staff cost,

operating overhéad and adopted the average percertage of years 2023 and 2024 as fair and
reasonable representation of the business going forward. From our analysis of the historical cost of
sales, we nate that the material cost moved in tandem with the hospital inpatient and outpatient

| revenues whilst the direct staff cost and eperating overhead moved in tandem with the gross

operating revenue before hospital discount and. appropriation to consultant. As the occupancy of the

medical centre incregses, so doés the cost of sales, thus, both the révenue and cost of sales have a

direct relationship.

Undistributed Operating
Expenses

We have analysed the past nine years expenses i.e. administrative & general, sales & marketing,
property Gperations maintenance & energy cost ("POMEC"} and adopled the average of expenses of
years 2023 and 2024 as fair and reascnable represéntation of the business going forward. From our
analysis of the historical expenses, we note that the undistributed operating expenses moved in
tandem with the gross opetating revenue after hospital discount and appropriation to consuitant, As
the occupancy of the medical centre increases, so does the undistributed dperating expenses, thus,
both. the revenue and undistributed operating expenses have a direct relationship,

We have adopted the aciual rate of gross operating revenue after hospital discount and before
appropriation. fo consuitant as HMF based on the latest year 2024 which KPJHB has implemented
new mechanismfformula on management fee chargable to all subsidiaries under KPJ Group. The
new approach is 1o ensure that the fees are adequately reflected on the actual cost incurred by
KPJHB to cover their operational and administrative expenses from their subsidiaries.

We have adopted the-actual quit rent and assessment of the medical centres for the current yeéar of
2025 in our 5-year projections.

Hospital Management
Fee ("HMF") '

Quit Rent &
Assessment

Insurance

To insure against total and partial damage / loss caused by fire ('F*) and other insurable perils i.e.
burglary (“B"), plate glass ("PG"), machinery breakdown (“MB"), public liability ("PL"}, consequentiai
loss (“CL"), all risk ("AR") and medical malpractice (‘MM"). We have adopted the insurance premium
payable for the current year of 2025, throughout our 5-year projections,

Incentive Management
fFee

The incentive management fee is to reflect the operator's risk, management advisory and skill to
operate the various incame generating resources of the medical centres. It is also often referred as
tenant's share / operator's profit.in the profit based assets and adopted based on the percentage of
gross operating profit {GOP) of the medical centres.

Capital Reserve Fund
For The Replacement
Of Fumiture Fitting
Equipment ('FFE"),
Hospital Operating
Equipment (“HOE") And
Capital Expenditure

(‘CAPEX")

We have analysed historical expenditures incuried by the medical centres over the past 5 years. We
have adopted the average of the past 5 years as fair expenditure for FFE, HOE and CAPEX in line

with our &-year DCF projections.
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APPENDIX IV(B): VALUATION CERTIFICATE FOR LEASE RENEWAL PROPERTIES (CONT'D)

Terminal v In arriving at the terminal value, the resultant net revenue (profit) of the fifth year projection is:
Capitalisation Rate / | capitalised by an appropriate capitalisation rate / rate of return (an "all risk yield") to arrive at the
All Risk Yietd terminal value of the Subject Properfies. The capitalisation rate adopted is the rate which reflects

the Investor's / entreprenei’s expected investment rate of return of the Subject Properties over
the investment horizon. We wish to inform that we have adopted a market corroborated
capitalisation rale to arrive al the capital vafue of the Subjéct Properties. The market based rate is
the most frequently adopted methodology by the property industry in Malaysia as it reflects the
inherent risk associated with the investment. In arriving at our opinion of the appropriate
capitalisation rate using the above methodology, thorough examination and &nalysis of several
recent sales of private specialist medical centre buildings were carried out. We note that there is
a dearth of transaction of private specialist medical cenfres in Malaysia except for KPJ Batu
Pahat Specialist Hospital (transacted in year 2019} and Sunway Medical Centre {transacled in
year 2012). Based on our yield analysis, we note that the yields of the abovementioned private
specialist medical centres are 8.78% and 7.19%, respectively.

Exercising judgment based on our experience in the industry, we have compared the relative
investment characteristics of the Subject Properties and the sales. We have made necessary
diligent adjusiiments lo arrive at the capitalisation rate of the Subject Properties. We have given
emphasis on the time, location, qualily, characteristics and tenure of the Subject Properties. We
have also taken into account the current ecenomic condition as impacied by the weaker global
growth, volatility in the capita) markets and geo political concern, the existing and fufure dernand
and supply of the private specialist medical centre segment in arriving at the capitafisation rate. The
rate is adopted after taking into: considerafion the risk involved in the operation of the medical
centre to obtain the net revenue-(profif). We have reflected the above factors accordingly and have
adopted fair capitalisation rates to capitalise the net revenue (profif) to arrive at the lerminal value of
Subject Properties which are also derived from comparisori-of yields of the abovementioned private
specialist medical centres and the broad spectrum of various fypes of residential, commercial,
industrial and agricuttural properties.

Discount Rate The discount rate is bhased on the perceived sk on the future projections and the return on the
investment. We have made upward adjustment of 200 basis points (bps) on the capitalisation/all risk
yield rate to reflect the higher risk on the future business and revenue of the Subject Properties, the
prospect of the Malaysian healthcare industry and the Malaysian economy and the future revenue.
The discount rates adopled are within the range of the industry averages of medical centres in
Malaysia and reflective of all the physical and investment-characteristics of the Subject Properties.

1.2 Cost Appreach comprising the Cormparison and DRC Methods — Properties Nos. 1, 2 and 3 (as
Check Methodology), 4 and 5 {as Sole Valuation Methodology)

In essence, this approach entails the sisnmation of the market value of land and DRC of the building. Cost
Approach is the niost comirion method as it can be applied to wide range of assets. Thé Cost Approach
eslimates value using the economie principle that a buyer will pay no more for an asset than the cost to obtain
an asset of equal utility, whether by purchase or by construction. It is based on the principle of substitution, i.e.
that unless undue time, inconvenience, risk or other factors are involved, the price that a buyer in the market
would pay for the asset being valued wolld not ba more than the cost to construct an equivalent asset. in
asséissing what he might be prepared to pay for a property, ‘a potential purchaser may corisider as an
alternative to acquiring the: Subject Properties. by buying a similar type of land and constructing a similar
building having the same ufility and function. This represents the maximum that a petential purchaser would
be prepared to pay for the property.

in arriving at the. Market Value of the land, we have adopled the Market/Comparison Approach which is
premised on the principle that comparison is made of {he property under valuation with sales of olhier similar
properties. Where dissimilarities exist, adjustments are made.

In determining the value of the commercial land by this method, a survey was made of propedly sales that
have occurred in the localities of the Subject Properties or similar areas within the recent past These
comparable sale prices are then adjusted for comparability to reflect differences in time, location and
accessibility, corner/fend premium, category of land use/express condition, sizelquanturn allowance, tenure,
restriction in interest in the the title and conversion premium from development land to commercial fand to
render the sold properties as similar as possible with the Subject Propetfies.

The building value is arrived at by the DRC Method which is derived from the Gross Current Reproduction /
Replacement Cost New (‘GCREN" and deducting therefrom theé acerued depreciation comiprising physical,
functional and economical obsolescences. We also made reference to varivus contracts awarded, made
enquiries with. the eonlractors and.quantity surveyors and fnade reference to JUBM Group Construction Cost
Handhook Malaysia, We have adopted straightline depreciation at a rate of 2% per annum and the estimated
life span of the bulidings adopted Is about 50 years as per the practice in the industry for simifar type of
properties after consultation with Contractors and Quantity Surveyors which is a fair representation.
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APPENDIX IV(B): VALUATION CERTIFICATE FOR LEASE RENEWAL PROPERTIES (CONT’D)

In arriving at the GCRCN of the Subject Properties, the following consfruction cost of government hospitals
and private hospitals / medical centres, are noled, amongst others: -

Gavernment Hoépital

Construction
ost (RM

I

Public Sector in Kuala Lumpur

i

377 to 650

Private Hospital / Medical Centre

An annexed 10 storey private specialist
medical centre together with a 2 storey
mechanical and elecfrical ("M&E") building
and a single storey guard house (buildings
only) (Seuth Wing) being the expansion/
new development of KPJ Penang
Spegialist Hospital

2019 - 2022

105.87 ** & **

463.41

A 158 slorey private specialist medical
centre (incorporating 4 levels of elevated
car parks) together with 2 levels of
basement oncology deparfment cum car
parks and a single storey refuse chamber
(buildings only) {(West Wing) being the
expansioninew  development of KPJ
Ampang Puteri Specialist Hospital **

2015 - 2019

89658 ™ &«

361.64

An 8 storgy private consultant block, an
annexed & sforey private medical centre
with a ground floor car park, a 2 storey
M&E building, a singfe sforey medicaf gas
storage building and =& single storey refuse
chamber building which being the
expansion/new  development of KPJ
Seremban Specialist Hospital

2016 - 2018

87.85* &

408.03

An ambulatory care centre known as TMC
Healh Centre

2016 - 2017 /
2019 - 2020
(Extension)

1456 " & =

448.04

KPJ Kluang Specialist Hospital

2017

79.32

427.65

KPJ Mirt Specialist Hospital

2018

71.00

5863.36

KPJ Bandar Dato' Onn Specialist Hospital,
Johor

2016

204.00

374.51

8

KPJ Batu Pahat Specialist Hospital *1;

2016

64.94

374.00

g

KPJ BDC {Kuching) Specialist Hospital

2015

94.73

375.88

10

KP4 Pasi Gudang Specialist Hospital

2013

68.20

319.76

11

KPJ Pahang Specialist Hospital

2013,

90.00

278.47

12

KPJ Bandar Maharani Specialist Hospital

2012

51.07

269.56

Source:

Nole: ™

2

*3

x5

Bursa Malaysia Securities Berhad’s website / JUBM Group Construgtion Cost Handbook Malaysia / KPJ's

Amnual Reports / Chestor’s Research

The construction cost is excliiding lessee's/lenant’s improverments.
The vonstuction cost is excluding elevated car parks.
As al the date complstion, levels 11 and 12 were relained as. ‘shell and core” and reserved for fulure

development.

whilst lével 5 were partly finished.

178

: AS at the dale of completion, the finishes of the interior floor, ceilingand wall of fevel 7 were stili unfinished
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APPENDIX IV(B): VALUATION CERTIFICATE FOR LEASE RENEWAL PROPERTIES (CONT'D)

1.3

Summary and Reconciliation of Values / Valuation Rationale
Properties Nos. 1, 2and 3

A private specialist medical centre is a specialised property of providing quality, highly skilled healthcare
services utilising technalogically advanced medical equipment with various sources of tevenues generated
from oaperating the property as a business enlity and where revenuesfearnings, expenses and profits are the
essence lo the value of the property. As such, we have given greater emphasis on the Income Approach by
Profits Method (DCF) as 2 more reliable and appropriate method of valuation. The Income Appreach by Profits
Method (DCF) is able to capture the annual income and expenses over the investment horizon of the
invesiment asset and reflects its investment characteristics, thus appropriate to arrive at the fair and accurate
market value of a private specialist medical centre,

The other suitable methodology which can be adopted as it takes into consideration of the nalure of a private
specialist medical centre which is designed and developed according to the specific use of a parlicuar
business and operational requitements: is the Cost Approach which compfises summation of the land value
and depreciated replacement cost of the building. It is the commonly adopted methodolagy in the industry for
valuation of specialised assets. Based en our investigation and analysis, we nota that there are adequate sale
evidences of similar type of commercial land in the immediate vicinities and larger neighbourhoods with sirnilar
locational benefits of Properties Nos. 1, 2 and 3 which can be relied upon fo arrive at the accurate market
values of the land component using the Market/Comparison Approach. The delails of the sale evidences are
easily avaflable from the Valuation And Property Services Depariment, Ministry Of Finance. The building
component is derived from the DRC where the development cost of medical centres are easily available. The
summation of the land and building values is adopted as the market value.

Based on our research and investigation, we note that there are either infrequent or very limited sale or rental
evidences of private specialisi medical centres in Malaysia as the medical centres are often constructed for
owner operation, seldom held as an investment asset and are rarely Wransacted or leasédfenanted.
Therefore, in the absence of sufficient sale and rental comparables, the Market/Comparison Approach and
Income Approach by Investment Method may not be suitable approaches fo determine the accurate market
value of the private specialist medical centre. The capital and rental Market/Comparison Approach is an
appropriate method to be adopted for homogeneous properties with minimal dissimildrities which require less
complicated adjustments, However, for specialised profil orientated properlies which are physically,
functionally and economically heterageneots where adjustments are nurmerous and more difficut to- quantify,
it will be difficult to make accurate adjustimients using the Market/Comparison Approach, Thus; a fair and
reasonable approach to determine aceurate market rental values of the Subject Properties is to arrive at the
open market capilal value of the Subject Properties and applying current market based rental vield by
benchmarking against similar types of income-generating PMC and commercial properties.

The market valie of an income generating commercial property is a function of the future ificome stream
derived from its operation and is best reftected in the income Approach by Profits Method (DCF). The cash
flows are subject to the specific nature of the particular business eperation. it will be strentous to make all the
relevant qualitative and quantitative adjustments accurately for such properties using Market/Comparison
Approach.

In dight of the above, we have considered the Income Approach by Profits Method {(DCF) and Cost Approach
as the suitable valuation inethodologies to arrive at the market value of Properties Nos. 1, 2 and 3.
Nevertheless, the €ost Approach is derived frem the market value of the land and DRC of the building which
does not reflect the investment characteristics of Properties Nos, 1, 2 and 3. However, the Cost Approach can
provide a good guide on the market vaiuge of Properties Nos. 1, 2 and 3 due {o easily available comparables
for the land component and availability of accurate cost of development of the specifically designed and
constructed piivate medical centre. Hence, we have considered the market vaiue derived from the Income
Approach by Profits Method (DCF) as fair and accurate representation of the market value of Properties Nos.
1, 2 and 3 supported by the Cost Approach comprising Comparison and Depreciated Replacement Cost
Methods.

Properties Nos. 4 and 5

The existing uses of Properties Nos. 4 and 5 are private institutional centres (PIC), thus, adopting
Market/Comparison and Investment Approaches may result in distorted market value which does not
reflect the true market value of Properties Nos. 4 and 5 as an institutional centres. The Cost Approach is
the best aiternative valuation methodology to arrive at market value of Properfies Nos. 4 and § due to
easily available comparables for the land component and availability if accurate cost of development of the
spetcifically designed and constructed private institutionat centre.
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2.0

We were also unable o assess the market value of Properties Nos. 4 and 5 using the Income Approach
by Investment Method as Properties Nos, 4 and 5 are specifically designed for a particular use and we are
unable to obtain comparable rental evidences of similar type of properties iy the localily. Institufional
premises in the locality are generally owner occupied or operated and are seldom purchased for
invesiment purposes. Thus, rental comparables are rare. If tenanfed, the rental comparables are also
subject to various covenants and resporisibiliies of landlords and tenants which the details of the
covenants are notf available and require further complicated analysis. Institutional premises are often
developed accordingly to the spegcific use 'of a particular business or industiial requirement and are rarely
leased / tenanted.

Therefare, taking into consideration of the nature of Properties Nos. 4 and 5 which are often developed
according to the specific use of a particular industry and requirement, the market values of Properties Nos.
4 and & derived from the Cost Approach are considered as fair and accurate representation of the market
valugs of Properties Nos. 4 and 5.

In light of the above, we have relied upon the Cost Approach as the besl alternative method to arrive at the fair
market values of Properties Nps. 4 and 5.

MARKET PROSPECT

The Malaysian economy expanded by 5.1 percent (*%") in year 2024 (2023: 3.6%) supported by continued
expansion in domestic demand, growth in the exports, stronger household spending reflecling favourable labour
market conditions and strong expansion in investment activities. The International Monetary Fund (“IMF"} in
January 2025, in its world economic outicok has projected the Malaysmn economy to grow at 4.5% in year 2025
and the World Bank ("WB") in Jaridary 2025 in its global economic prospests, in congruent with IMF, has
estimated the Malaysian economic growth ta 4.5% amid moderate global economic prospects and fiscal policy

challenges,

The Malaysian property market performance revived in year 2022 after devastated by the Covid-18 panderic impact

in years 2020 and 2021, with 389,107 transactions worth RM179.07 billion exhibiting an increase of 29.5% in volume
and 23.6% in value compdred to year 2021 in concordant with the sturdy economic growth of 8.7%. In year 2023,
despite the moderate econorriic growth of 3.6%, the Malay&an property matket sustained with the fotal of 399,008
fransagtions worth RM1986.83 billion, an increase of 2.5% in volume and 9.8% in value compared to. previous year.
The Malaysian property market has strengthened in year 2024, with 420,545 transactions worth RM232.30 billion
exhibiting an increase of 5.4% in valume and 18.0% in value. As Malaysia aims fo transform its economic léndscape
via digitalisation and infrastructure projects, in year 2025, the Malaysian property market is expected to synchronise
the growth mamentum supported by- various. iniliatives, multi-year investment projects and several on-going new
infrastructure and mega projects outlined and implemented by government-and private sectors.

Malaysia adopts a two-tiered healthcare system comprising govemnment operated network of nationwide pubtic
hospitals and clinics co-exists with a private healthcare systern. Malaysla, as one of the Asia's most recognized
devejoping countrigs, has risen to its immense potential as a preferred healthcare travel destination for the world.
Healthcare: in Malaysia is an attractive proposition, offering quality healthcare, which is easily accessible and
competitively affordable, for patients’ peace of mind. The entrenched private healthcare facilities supported by
internationally recognised professional docltors and welttrained medical officers/staffs have made Malaysia a top
destination for medicat travellers. Malaysia is a thriving medical tourism destination for parictdary fertifity, oncology,
cardiolagy, orthopaedics and aesthetics.

There is a dearth of rental evidence of privale medical centres (PMC) in Malaysia as such assets are rarely
leaseditenanted. As such, there is insufficient sale and rental comparables that can be refied upon to value the
Subject Properties by using the-Comparison Approach and Income Approach by investment Method. 1n addifion, we
further affirm that specialised assets like the Subject Properfies are physically, functionally and economically
heterogeneous which are designed and constructed for the parlicular busingss nature. Thus, it will be ardiious to
make all the necessary adjustments aceurately using Market/Comparison Approach to arsive at fair Market Value and
Market Rental Value.

Nevertheless, as for general guide, we have compiled rental evidences of office space within the Jocality of the
Subject Properties are located-as tabulated befow.

Property |-State Locality: s v Rental Range Of -Dffice
No: - Building Over. Net L,ettabie
: ’ Area
1 Penang. Bandar Baru Perda RM1.61 psfto RM3: 41 gf
2 Neger Sembilan | Seremban RM1.79 psf to RM3.27 psf
3 Perak Taiping Rm1.45 psf to RM2.50 psf
4 Negeri Sembilan | Nilai RM1.30 psf to RM1.98 psf
5 Penang Bukit Mertajam RMO.32 psf to RM0.98 psf

Sotrve:  Jabatan Pemilatan dan Perkhidmatan Hartanah (JPPH) / Valuation and Property Services Depariment, Ministry of Finance
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We wish to highlight that the abovementioned rental evidences are office space which has vast differences in terms of
functional ulility and invesimeni characteristics compared fo the Subject Properties. The rental evidences are
tenanted fo multiple tenants in smaller sizes compared to the Subject Properties which are tenanted to a single tenant
on an en bloc basis. The office space is tenanted on net lettable area (NLA) basis whilst the Subject Properties are
tenanled on a gross floor area ("GFA") basis.

Based on our analysis of the rental yields of the investment properties transacted in years 2019 and 2020 comprising
UQA Corporate Tower, The Pinnacle Sunway and Menara Guoco, the net rental yields ranged bétween 4.96% to
£.28% whilst the net rental yields of IGB Commercial REIT which was launched in April 2021 ranged between 3.16%
to 547%. The analysed rental yield {(net) of the buyback of Sunway Medical Centre by Sunway Medical Sdn Bhd
(Purchaser) from Sunway Real Estate Investment Trust (Vendor) was 6.15%. The rental yield on the sale of Menara
CelcomDigi by Malaysian Resources Corp Berhad (MRCB) to Sentral Real Estate Investment Trust (Sentral REIT) in
July 2023 was 6.50%.

The rental rates of the renewed 6 medical centres in the mid of 2021, between Al-Agar Healthcare REIT (Lessor} and
KPJ (Lessee) camprising KPJ Ampang Puleri Specialist Hospital, KPJ Damansara Specialist Hospital, KPJ Johor
Specialist, KPJ Puteri Specialist Hospital, KPJ. Selangor Specialist Hospital and KPJ ipoh Specialist Hospital, ranged
between RM1.52psf to RM2.09psf based on GFA (RM2.17psf to RM2.98psf based on the estimated net letfable area)
which translated to the net rental yield of about 5.30%. The rental rate of KPJ Pasir Gudang Specialist Hospital vide
Sale and Leaseback arrangement in year 2022 was RM2.13psf over GFA (RMB3.04psf over estimated net lettable
area) with the net rental yield of about 5.30%. Whilst the newly renewed 5 medical centres in the mid of 2023,
between the Lessor and the Lessee comprising KPJ Kajang Speciafist Hospital, KPJ Perdana Speciafist Hospital,
KPJ Sentosa KL Specialist Hospital, Kuantan Care & Welliness €entre and Kedah Medical Centre ranged between
RM1.62psf to RM1.94psf based on GFA (RM2.21psf to RM2.90psf based on the estimated net leftable area) which
translated to the net rental yield ranging from 5.10% to 5.83% and/or overall of about 5.68%.

In light of the above, taking into consideration of the curreni state of the subdued global economty, moderate
Malaysian econormny, sustained Malaysian property market, potential healthcare industry, the current cost of financing,
short to long term securities rates and after making comparisens with the broad speetrum of yields of varieus types of
residential, commercial, industrial and agricultural properties in Malaysia, as well as taking into considerafion of the
age, current physical condition, the current viability and feasibility of each property to the present state of commercial
market requirement due to changes in the evolution of the commaercial industry, exfsting surroundings, location and
infrastructure, e are of the view that the fair net rental yields of the Subject Properties are between 5.50% to 6.50%.:

OPINION OF VALUE

Having regard to the foregoing, taking into consideration of all pertinent factors and based upon our analysis of
refevant market data, we are of the opinion that the market values of the Subject Properties, on a going concern
basis as fully operational private specialist medical centres in respect of Properties Nos.. 1, 2 and 3, whilst on an
as-is basis in respect of Properfies Nos, 4 and 5 and subject to the titles Deirig free of all encumbrancss, good,
marketable and registrable are as follows: -

| KPJ Penang Spacialist Hospital (PSH)

1

2 KPJ Seremban Specialist Hospital (SSH) 165,000,000

3 Taiping Medical Centre (TMC) and TMC Health Centre (TMCHC) 23,000,000

4 KPJ Heafthcare University (Phase 1 of Nilai Campus) (KPJUC) 25,700,000

5 KP. International Ceollege Of Nursing And Health Sciences (KPJIC) 15,350,000
TOTAL 406,550,000

For And On Behaif Gf

CHESTON INTERNATIONAL {KL) SDN BHD

G PAREMES BIVAM; FRISM, MRICS, MIACYS, MPEPS
- CHARTERED SURVEYOR

REGISTERED VALUER, V-480

Page 9

181



APPENDIX IV(B): VALUATION CERTIFICATE FOR LEASE RENEWAL PROPERTIES (CONT'D)

APPENDIX ‘A’ — SALIENT DETAILS OF THE SUBJECT PROPERTIES

Property No. 1

a. _ Salient Details.

Date of Inspection | 26 February 2025
and Valuation:
Identification / Type | A private specialist medical centre known as KPJ Penang Specialist Hospital ("PSH") identified as Lot 10150
of Property /| (formerly BT No. 799), Mukint 7, District of Seberang Perai Tengah, Pulau Pinang, held under Title No. Geran
Property Address: Mukim 1453 (formerly H.S.(M)} 375, bearing postal address No. 570, Jalan Perda Utama, Bandar Perda,
14000 Bukit Mertajam, Pulay Pinang,
Title Particulars: Tenure: Interest in perpetuity
Title Land Area; 17,738.00 square metres {*sq. m."y (190,930.24 square feet ("sq. f."))
Registered Proprietor: ART (as Trusteg)
Category of Land Use: Building
Encumbrance: Nil
Endarsement: A privale caveal has been entered by Maybank investment Bank Berhad,
registered on § May 2021.
Location

PSH is located within Bandar Perda, a self-contained township sited along the southern (right) side of Jalan Perda Utama, travelling
from Seberang Perai lowards Bukit Mertajam town. Georgetown, the state capital of Penang is located about 23.0 kilomstres (“km™) to
the north-west of PSH whilst Bukit Mertajarn fown is focated about 7.0 km to the south-east of PSH. The Penang Bridge which connedts
Seberang Perai on the mainland and Gelugor on the island of Penang is located about 7.5 km to the west of PSH. Penang International
Alirpart is located abouf 25.0 km to the south-west of PSH.

PSH fonts Jalan Perda Utama and is accessible from North-South highway via exiting at the Perai Interchange, Jalan Baru and Jalan |
Permatang Pauh. In the immediate vicinity of KPJSSH are 'PETRONAS' and *Caltex’ petrot filling and service stations which are located
about 750 metres and 1 km, respectively, lo the west of PSH.

Majlis Bandaraya Seberang Perai is located about 650 metres to the north of the subject property. Other office bulldings in the vicinily
include Bangunan Lembaga Hasil Dalam Negeif (LHDN) Bukit Medajam Branch, Central Seberang Pérai District Headquasters. Prominent
hotel devefopment of The Lights ¥ote) and Sunway Hotel Seberang Jaya are: located about 8.1 km to the north-west. Mydin Mall Bukit
Mertdjam-is located about 3.0 km to the west of the subject property. AEON Mall Bukit Mertajam and Lotus's Bukit Mertajam are located at
about 8 km e 10 Km to the sgith-east of the subject property whilst Sunway Carnival Mall aid Megarmal Penang are focated at about 7.6
kra and 5.3 km to the norih-west of the subject property. University Technology Mara UiTM Sebserang Perai and thie Seberang Peral
Polytechinic are located about 3.0 km to {Fe north-west of PSH.

Prominent private medical centres and government hospitals Jocated in the neighbourhood are as follows: -

Private Medical Centre
KS Wan & Liow Specialist Maternity 4 No, 17 & 19, Lorong Tembikai 8, Pusat Komersial Sif 3.0
Centre Sdn Bhd Rambai, 14000 Bukit Mertajam, Pulau Pinang
Questra Bio-Clinical Research Centre 20 No. 6, Jalan Desa Pauh, Taman Desa Paub, 13500 3.4
Permatang Pauh, Pulau Pinang
DBM Hospital 4 No. 18 & 20, Jalan Cermai 1, Tamdn Cernél, Jalan 7.3
Sama Gagah, Pematang Paub, 13600 Seberang
Perai, Pulau Pinang
Sunway Medical Centre Penang 132 3106, Lebuh Tenggii 2 Pusat Bandar Seberang Jaya, 8.3
13700 Perai, Pulau Pinang
Bagan Specialist Centre 178 Jalan Bagan 1, 13400 Butterwoith, Penang 10.8
tam Wah Ee Hospitat 417 141, Jalan Tan So Teh Ewe Lim, 11600 Georgetown, 222
Pulau Pinang
Optimax Eye Specialisl Hospital 4 223, Jalan Masjid Negeni, 11600 Pulau Pinang. 229
Pantai Mospital Penang 204 82, Jalan Tengah, 11900 Bayan Lepas, Pulay Pinang 24.3
Georgetown Specialist Hospital (formely 20 No. 12-A, Jalan Masjid Negeri, 11600 Pufau Pinang 24.5
known as Carl Corryntan Medical Centre)
Loh Guan Lye Specialist Centre 205 238, Macalister Road, 10400 Pulau Pinang 259
Peace Medical Centre 4 81, Lorong Selamat, 10400 Georgetown, Pulau 26.2
Pinang
Hospital Kebajikan Kek Lok Si 22 No. 623, Jalan Balik Pulau, Ayer itam, 11500 Pulau 26.8
Pinang
‘Island Hospital 399 Np. 308, Macalister Road, 10450 Pulau Pinang 270
Hope Children Hospital -Gottlieb 10 258, C & D, Jalan Gotllieb, 10350 Georgstown, Pulau 273
Pinang
Enang Adventist Hospital 261 465, Jalan Burmah, 10350 Georgetown, Pulau Pinang 27.4
Gleneagles Medical Centre Penang 333 1, Jalan Pangkor, 10050 Pulau Pinang 27.9
Mount Miriam Cancer Hospital 40 23, Jalan Bulan, Fettes Park, 17200 Tanjung Bungah, 308
Pulay Pinang
Page 10

182



APPENDIX IV(B): VALUATION CERTIFICATE FOR LEASE RENEWAL PROPERTIES (CONT’D)

Government Hospital

Bukit Mertajfam Hospital | 242 Jafan Kulim, 14000 Bukit Mertajam, Penang 53

Hospital Seberang Jaya 393 Jalan Tun Hussein Onn, Seberang Jaya, 13700 Peral, 7.2
Penang

Hospital Sungai Bakap 106 Sungdl Jawi, 14200 Seberang Peral Selatan, Pulau 211
Pinang

Hospital Kepala Batas 134 Jalan Bertam, Kepala Batas, 13200 Sebarang Perai 257
Utara, Pulay Pinang

Hospitai Pulau Pinang 1,163 Jalan Residensi, 10990 Timur Laut, Pulau Pinang 259

Hospital Baiik Pulau 81 Balik Pulau, 11000 Barat Daya, Pulau Pinang 34.4

Source; Ministry of Health ("MOH'}

| The Site

The subject site is a parcet of corner plot, trapezoidal in shape and enjoys dual frontages onto .Jalan Perda Utama and Jalan Perda
Utara.

The Buildings

Brief details of the dévelopment, exten

o

o : \ » .
2006 / 2008 The original 5 storgy private specialist | Building plans bearing reference no. MPSP 40/30-36/36 Bil. Pelan 24(A-
medical centre building K), and Bil. Pelan 851{A-K} and were approved by Majlis Perbandaran
Seberang Perai ("MPSP*) an 16th November 2006, and 14th January
2009, respectively.

CF bearing certificate na. 50/T/09 was issued by MPSF on 27 March

2009.

2008 / 2009 Renovation / Extension of the original | Building plans bearing reference no. 163864/5 were approved by the

5 storey private specialist medical | Fire and Rescue Depariment Malaysia (Jabatan Bomba dan

centre building as foltows:- Penyelamat Malaysia / "BOMBA”] on 28th April 2009.

i, Caféria

ii. Chiller Plant Room A

fil. Trash Room (bilik sampah)

2010 /2011 Renovation / Exfension of the original | Building plans bearing reference no. MPSP 40/40-36/242 were

5 storey private specialist medical { approved by MPSP on 21st October 2011.

centre building as foflows:- .

3 Kitchen on the ground floor. f

fi.  Additional 8 wards. (22 beds)
and supporting area on level 2,

2013 /12014 Rengvation / Extension of the original | Building plans bearing reference no. MPSP- 40/40-37/88 were

§ storey private specialist medical | approved by MPSF on 9th November 2014,

centre building NIA

2019 { 2022 An annexed 18 storey private Building plaris bearing reference no. Bil.28/2/12 dim. MBSP 40-37/88
specialist medical centre  building (PRI) were approved by Majlis Bandaraya Seberang Perai ("MBSP” /
together with a 2 storey M&E building | formerly MPSP) on 25th February 2022.

and a single storey guard house. CGE bearing certificate no. LAMIPP/No, 7403 was issued by MBSP on
08 August 2022,

All the above mentidned buildings are of similar canstruction and the details of the specification are as follows: -

[ Buildings: | Construcled of reinforced concrele frame, beam and cofumn with brick infills plastered internally and rendered
extefnally partly supporting steel reef trusses and purins laid over with colorbond lysaght steel rocfing sheets underfaid
with fibregiass wool on double sided atuminium foil on wire nefting.

Ceilings: | Generafly of gypsum plaster boards with cornices incorporating downlights, mineral fibre boards incorporating
fluorescent lights and centralised air-conditioning ducts with the exception of the teilets which are of cement plaster.
Internal | Generally of gypsum boards and gypsum boards incorporaling glass panels. The Intéral walls of the lift lobbies are
Walls: generally lined with glazed walt tiles up to ceiling height whilst the waiting area on the ground floor is lined with glazed
wal tiles up to a height of about 0,915 metre (3 feet) and up fo the ceiling height, The male and female toilets are fined
with glazed wall iles up to the ceiling heighl.

Doors: Generally, the mainentrance to the reception area on the ground floor is fitted with an electronically operated double leaf |
frameless glass panelled door. Other doors are generally of fire rated timber door, timber flush door, timber paneiled
door incorporating glass panels, solid timber, an electronicaily operated double leaf framefess glass paneffed door and

PVYC doors.
Windows: | Generally of powder coated aluminium casements incorporating tinted/ clear glass panels and top hung units.
Floors: Generally of ceramic tiles, glazed ceramic tiles, homoegenouos tiles and cement screed.

Generally. the buildings are equipped with centralised air-conditioning system, with some rooms are fitted with additional split-unit air
cohditioners. Vertical movement between ficors is by means of:--
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3 units of staircases Reinforcad concrele stai_rcasé, serving all tevels

5 units of passénger’s lifts Type-of ‘Fujihd’ with a capacity of 1,830 kilogramimes ("kg" / 24 persans, serving all levels
1 unit of BOMBA lift Type of ‘Fujihd’ with a capacity of 1,630 kg7 24 persons, seiving all fevels
1 unit-of service/cargo lift Type.of ‘Fujihd’ motorless with a capacity of 1,600 kg / 24 persons, serving all levels

of ‘Fujihd” with a ca acut of 8, 000 kg 7 90 persons, serving ground to istlevels

2 units of indoor escalators

5 units of staircases T Reinforced conerets staifcass, serving ai! levels

3 units of passenger's lifts Type of Fujl with a capacity of 1,630 kg / 24 persons, serving all levels
1 unit of BOMBA it Type of Fuil’ with a capacily of 1,630 kg { 24 persons, serving all jevels
Generally, all the buildings are equipped-with.the réquired fire fighting systerns.
Car Park Bays

There are 69 surface and covered car park bays provided within PSH. 63 car park bays are located on the ground floor/level 1 of the
annexed five (5) storey private speciatist medical‘centre {old black / north wing)} and 6 car park bays located on the ground floorflevel 1 of the
annexed ten (10) sforey private spacialist rmedical centre (riaw block / south wing). There- are 496 car park bays provided within the
adjoining PT No. 1031 which belong to KP.J are excluded from the valuation.

Gross Floor Area (“GFA”)

The-GFA of the buildings computed by aZH Architects Sdn Bhd and provided to us by Penang Specialist Hospital Sdn Bhd ("PSHSB")
are in line with our medsurement in accordance with the Uniform Method of Measurement of Buildings, The Royal Institution of
Survayars Malaysia (“"RISM"). Thé GFA and age of each huilding are tabulatéd as follows: -

South Wing
An ansiexed ten {10) storey private specialist medical centre 19,643.10 | 211,436.61 256
Overlapping area connecting new block {South Wing) annexed with old block (North Wing) 1,17446 | 12.641.80
Adouble (2) storey thechanical and electrical (M&E) building and a vie tank farm 410.90 4,422.87
A'single storey guard house .19 656.61
Sub-Tofal 21,234,665  228,567.89
NorthWing - ]
Afive (B) storey private specaai;s: medical centre 15,545.84. 1 167,33398 | 1593/
Two (2) units of single storey guard houses 12.38 133.22 256
Sub-Tatal 15,558.21 | 167,467.20
Grand Total 36,792.87 | 396,035.09

Beds

Vide & licence to operate bearing licence no, 130701-00240-01/2023 (Borang 7 No. Siri: 004841) with 0,88 year validity fiom 16 January
2025 to 02 December 2025 as approved by MOH on 27 January 2025, we note that PSH has been penitted to operate 318 beds {inclusive
isolation raom, intenisive care unit (1CU"), high dependency unit ("HDU")). 4 operation theatre "OT"}, 6 basinets, 2 cols, a phototherapy cot,
20 dialysis chairs (18 non-Hepatitis and a Hepatitis C) and a dental chair. From the circular of Al*Aqar Healthcare REIT dated 04 February
2009, we note that originally there were 120 operational beds. ‘Befwéen years 2017 to 2022 (inclusive), the operational beds had
increased to 184 beds (excluding'6 ICU and 3 HOU). The Increase of the 64 beds was from old block (noith. wing) with decréase of 1 unif of
1-bedded of VVIP {-1), decreasé of 4 units of 1-hedded of VIP-(-4), decrease of 3 units of-3-bedded of daycare (-9}, decrease of an. open
ward for 3-bedded of HDU (-3), addition of 4 units-of 1-bedded of isofation (+4), addition of 18 units of 1-bedded (+18), addition of 2 unis of 2-
bedded (+4), addition of 9 units of 3-badded (+27), addition of 2-units of 4-bedded (+8) and adn addition of a enit of 6-bedded (+6). Overal,
between years 2017 to 2022 (inclusive), the beds had increased from 120 to 184, | years 2023 and 2024, there wers increase of 63 beds of
the expansnon/new development of an annexed fen (10} storey private specialist medical centre (South wing) which was compisted in year
2022 comprising 13 units of 1-bedded (+13); 2 units of 1-badded of isotation (+2), 16 units of 2-bedded (¥32) and 4 units of 4-bedded (+16).
Therefore, the operational beds at 247 beds from 184 beds. In year 2024 with the exparnsion of addifional 33 operational beds at level 8 (7th
floor) and in year 2025 with the expansion of 12 bads at fevef 3 {(Znd floor} and 30 operational beds at level 9 (8th floor) of the south wing
{new wing), contributed to the total opefational beds from 247 beds to 322 beds (+75). Henceforth, we have reflected the total 322
operational beds throughout our prajections. The configuration of operational beds and ritimber of rooms in respect of both north and south
wmgs as per licence are tabulated befow: -

North Wi %nd to 4

»bedded {including Vv IPNIP)

2-bedded
3-bedded
4-bedded
6-bedded
Isolation

Total Operational Heds
ICU (including isolation}

£

Notes: R= No of Room/B No. of Bsd
The beds are classified into VWIP / VIP suite, 1-bedded (deluxe and standard), 2-bedded {(deluxe and standard), 3-bedded (deluxe and
siandard), 4-bedded (deluxe and standard) and 6-bedded.
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The configuration of Hospital beds, number of rooms and rates are as follows: -

VVIP-Suite RMG00 - RMSBB

VIP Suite RMW400 -

1-Bedded }

Deluxe RM350 RM200

Standard Rm2so |

2-Bedded 13 28 32 B84 45 90
Deluxe RM200 RM350

Standard RM150

3-Bedded 27 81 - - 27 81
Deluxe RM150 -

Standard RM100

4-Bedded 8 32 8 3z 18 64
Deluxe RM100 RM100

Standard RM 80 |

B-Bedded RM 60 - 1 B - - 1 [
Isolation RM150 - RM250 | - 4 4 4 8 8
Total Operational 88 184 70 126 158 310
Beds

cy RM250 ) - 3 8 - - 3 8
HDU RM160 - 1 3 - - 1 3
Total 4 8 - - 4 9
Total Licenced Beds 92 193 70 126 162 319

Source: PSHSE

Facilities and

Other medical facumes provided in PSH camrise as follows:
Services: '

Operation Theatre (OT&DM 5 -
Treatment Room 1 -
Resusitalion Room 1 -
Endogcopy, Holding and Recovery - 413/8
MNursery ] -
Special Care Nursery (SCN) 3 -
Dental 1 -
Dailysis 20 -

Source: PSHSB
PSH also provides the following services: -
. e

Radloiogy
Ophthalmology Critical Care
Cardiology

Otorhinolaryngology

Nepheology

Gastroenterology & Herpetology
Upper Gastrointestinal (GIT) Surgery
Oral & Maxiliofacial Surgery
Gensral Strgeon

Neurosurgery

Obstetrics & Gynaecologist
Orthopaedic

Paediatric

Respiratory Medicine

Medication

Psychiatry

Cardiothoracic Surgeon

Endoscopy

Haemodialysis.

& ® & & & 2 & 4 ¢ ¢ ¢ 86 6 & @ G @

B OB e & &

24-hour Accident & Emergency Services
Ambulatory

Anaesthesia

Radiology & Imaging (Mobile Radiography, General
Radiography, Magnetic Restnance Imaging (MR,
Mammegraphy, Ultrasound, General X-Ray, Nobile
C-arm, CT Seanner, Fluoroscopy, Angiography}
Pharmaceutical

Recovety

Sterilisation

Dietetic Caunselling Service

Nursing Care

Health Screesing Unit (Treatiment, Stress Test,
Electrocardiogram (ECG), Long Function Test, PAP
Smear) )

Intensive Cate Unit {ICU) / Cardiac Care Unit (CCU)/
High Dependency Careg Unit {(HDCU)

Delivery Sujtes

Laboratory

Source PSHSB

Consultants: As at the date of valuation, as provided o us by the client, PSH is supported by 54 consultants / doctors.

Planning PSH is located within an area designated for commercial use,

Details: All the buildings, extension and renovation works are issued with CF/CCC as per the details in the description of the
L buildirigs.

Occupancy A lease agreement has been duly executed in respect of the North Wing of PSH dated 14 October 2009 made

Status / | between Al-'Agar KPJ REIT {now known as- Al‘Agar Healthcare REIT) {being represented by its trustee ART) as a

Lease Lessor, Penany Specialist Hospital Sdn Bhd {formerly Bukit Mertajam Specialist Hospital Sdn Bhd) (the Lessee) and

Details: JLG REIT Sdn Bhd ("JLG REIT") {(formerly Damansara REIT Managers Sdn Berhad) (the Manager) for an initial term

of fifteen (15) years. commencing from 14 October 2009 with an option to renew for another fifteen (15) years, subject
to the terms and conditions o be agreed by the parties. The Lease commenced on 14 October 2009 and expires on
13 October 2024 (“Contractuat Term").
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APPENDIX IV(B): VALUATION CERTIFICATE FOR LEASE RENEWAL PROPERTIES (CONT’D)

Occupancy Vide & letter of extension of renewal of leases from KPJHB (as Lessee) to ART (as Trustee) of Al-Agar Healthcare
Status { | REIT (as Lessor} and JLG REIT {as Managef) dated 5 July 2024, we note that KPJHB has requested the parties to
Lease extend the Cbnitractual Term of North Wing of PSH which will expire on 13 Qclober 2024 to a new comeencement
Details: date of Ist January 2025 (New Extended Commencement Date). Vide a memorandum of extension ("MOE") in respect
of the date. of renewal of the lease of the North Wing had expired on 13 October 2024 has heen executed between the
parties to extend the Contractual Term comimencing from 14 October 2024 and expiring on 31 December 2024. The
papties also agreed to révise the New Exteénded Commencement Date to 1st January 2025 in order to facilitate on the
negotiation of the commergial terms of the new agreements. However, we were informed by the client that the
commencement of the Contractual Tenm has been further extended to 31 July 2025. This valuation is carried out
pursuant to the proposed renswal of the abovementioned lease for a further term of fiteen {15) years in respect of the
North Wing of PSH. The lsase agreement for the South Wing of PSH will be executed for a similar term of fifteen (15)
years to commence concurrently with the lease of the North Wing.

b.  Valuation

1. Income Approach by Profits Method (DCF)

Parameters Adopted

The parameters adopled for PSH are as follows:-
a) | Ocoupaney Rate Adopted

The otcupancy rate is derived based on the historical occupancy rates achieved by PSH since years 2016 to. 2024 (inclusive)

as per the table below;

Historical Ogcupancy Rate of PSH
De - ear | Year | Yoar |

15 2047 | 2018

Beds In Operation 181 181 184 184 1 247
Beds Available 66,246 | 66065 | 67,160 | 67,160 | 67,344 | 67,160 | 67,160 | 90,155
No. of Inpatient Admitted 18,029 18,816 | 20,148 | 20,375 | 13,440 | 11,389 | 17,529 | 22,350
Total Gccupled Beds 48,881 49,546 | 52,716 | 53,984 | 34,939 | 27,700 | 45,087 | 63,134
Oecupancy Rate (%) 73.79 75.00 7849 | 80.38 | 5188 | 41.38 | 6713 | 70.03

Source; PSHSB

We naote that the oceupancy rates for years 2016 te 2018 (inclusive) had been ascended from 73.79% to 80.38%. The
decupancy rates had declined to 51.88% in year 2020 and 41.38% in year 2021 and rebounded to 67.13% in year 2022 due
to the impact of the Covid-19 pandermnic on the world and Malaysian economy mainly in years 2020 and 2021 with the lesser
impact in year 2022, In year 2023, post Covid-19 pandemic, the dccupancy of the integrated operation of the north wing {old
block) and south wing {new block) of PSH has achieved 70.03%- occupancy with a higher number of operational beds. in
year 2024, we note that the occupancy rate of PSH has declined to 63.45% due to opening of & new ward in south wing (new
block) which has expanded number of operational beds from 247 beds to 280 beds.

Qecupancy Rate Adopted

Yea *
Oécupanci' Rate Adopted
The sccuparnicy rates forecasted are fair, réasonable and in line with the ocoupancy rates of other similar private medical
centres.
b) | No. of Inpatient Admilled Days [ 2,79
¢) | Ratio of No, of Outpatient / [npatient [ 6.04
Revenue
a)y | Consultant Inpafient Revenug Per Cocupied Bed . RM 692
b} | Consultant Outpatiert Revenue Per Person RM 112
c) | Hospital Inpatient Revenue Per Occupied Bed RM2,373
d} | Hospital Qutpatient Revenue Per Person RM 309
Expenses
aj | Costof Sales
i} Material Cost 28.0% | of hospital inpatient and outpatient revenues
ity Direct Staff Cost 14.8% | of gross operating revenue before hospital discount
and appropriation to consultant
iiy Operating Overhead We have adopted the average percentage of years 2023 and 2024

of B.0% over gross operating revenue before hospital discount and
apprapriation to consultant as direct staff cost throughout our
projection as fair and reasonable representation of the business
going forward

b) | Undistributed Operating Expenses

i) Administrative & General 12.24% | of gross operating reveruie after hospital discount and
i) Sales & Marketing 0.25% | appropriation to consultant
ili)y POMEC 5,20%
c) | Quit Rent & Assessment Per Annum {(Actual) RM292,074
d) | Insurance Premium to cover F, B, PG, MB; PL, CL, AR and MM | RM380,058
Per Annum {Actual)

Page 14

186



APPENDIX IV(B): VALUATION CERTIFICATE FOR LEASE RENEWAL PROPERTIES (CONT’D)

&) | Capital Reserve Fund For The Replacement Of FFE, HOE And Year Year Year Year Year
CAPEX Adopted in Valuation Per Annum (RM per bed) 2025 2026 2027 2028 2029
45,200 | 50,200 | 56,200 | 60,200 | 65,200
f) Terminal Capitalisation Rate | 8.00% | PSH has an interest in perpetuily
g) | Discount Rate | 10.00%

Cost Approach comprising the Comparison and DRC Methods

In ayriving at the Market Valde of the tand, we have adopted the Market/Comparison Approach. The following sale evidences, arnongst

Particulars of Title
Lot/PT No. / Mukim /

Lot 1282 / Mukim 06 /

Lot 10127 / Mukim 07 /

Lot 6264 Section 3 /

Lots 10650 & 10648 /

District / State: District of Ssherang | District of Seberang | Town of Butterworth / | Mukim 6 / District of
Perai Tengah / Pulau | Perai Tengah / Pulau | District of Seberang | Seberang Perai Tengah
Pinang Pinang Perai Utara / Pulau | /Pulau Pinang
Pinang
Title No.: Garan Mukim 1167 Geran Mukim 1193 Geran 115320 Geran Mukim 2728 &
Geran Mukim 2730
Property Type: A parcel of development | A parcel of comimercial | A parcel of development | Two (2} adjoining
iand {Infermediate} Jand (Corner}} land {intermediate} parcels of development
jand (Intermediate)
L.ocation: LB 3832, Jalan | PT 805, Jalan Perda | PMT 5119, Lorong | Lots 10650 & 10648,
Permatang Pauh, | Selatan, Bukit Merajarss, | Sungai Nyior Indah, | Jalan Permatang Pauh,
Permatang Pauh, Pulau { Pulau Pinang Butterworth Permatang Pauh
Pinang
Category Of Land | First Grade /| First Grade ! | First Grade /| First Grade {
Use / Planning: Commercial Cammercial Conimercial Commercial

Bhd

Tenure:. interest In perpatuity Interest in perpetuity Interest in perpetuity Interests in perpetuity, in
i ] respective of all litles

Land Area (sq. &) | 71,320.38 84,367.55 16,652.00 82,107.00
Consideration (RM): | 8,000,000 9,280,428 2,993,736 9,442 318

Date of Transaction: | 21 June 2024 18 October 2023 11 November 2022 19 May 2022

Vendor: Hup Soen Mechanical | Darul fkon (M) 8dn Bhd | Praican Corporation | Panglima Sejati  Sdn

Works Sdn Bhd Sdn Bhd Bhd
Purchaser: Subzidah Holding Sdn | Jadem White Sdn Bhd Eik Seng Machinery | Loyal Greenworld Sdn

Sdn Bhd

Bhd

Analysis (RM per
sq, ft. | "psf’);

11216

110.00

179.78

145,00

Adjustment Faclors
Considered;

Market condition (time},

location and accessibility, cornevend premium, shape, category of land

use/planning, size/quantum allowance, tenure and restriction in inferest.

Adjusted Value of
Land (RMpsf)

122.50

| 122.24

135.34

132.88

Market Value Of
Land:

I
In arriving at the market value of the subject land using the Market/Comparison Approach, we have
emphasized upon Cemparable 1 which i§ the fatest transaction and has the least dissimilarities against the:
subjeet property as fair representation of the market value of the land. as per practice in the industry. We have
adopted the adjusted value of RM122.50 psf from the adjustments of Comparable 1 as fair representation

which translates into a market value-of the commercial land of RM23,388,547.46,

Source: Valuation and Property Services Depariment, Ministry of Finance, Malaysia

\We note from the JUBM Group Construction Cost Handbook Malaysia, the-construction cost of geverriment hospital ranged from RM377
psf to RMBEE0 pst. Our analysis of the developrent cost of private medical centres from years 2012 fo 2022 revealed within the range of
RM269.56 psf to RM563.36 psf.

In arriving at GCRCN -of the subject property, we have adopted RMS,704.87 psm (RM530.00 psf} and RM1,722.23 psm (RM160.00 psf),
respectively, in respect of the South Wing comprising an annexed 10 sforey private specialist medical centre logethsr with 2 2 storéy M&E
huilding and a single storey guard house, whilst RM4,000.29 psm (RM380.00 psf) and RM645.83 psm {(RMB0,00 psf), in respect of the
North Wing comprising a 5 storey private specialist medical cenfre and 2 units of guard houses.

The GCRCN of the buildings is RM180,079,930.24. Depreciation is adopted at a rate of 2% per annum, The depreciation of the buildings is
RM26,349,360.50. The DRC of the buildings is RM153,730,569.75. Thus, the market value of the subject property derived froni the Cost
Approach is RM177,119,117.21 and we have rounded down to RM177 000,000.00.

Reconciliation and Opinion of Value

WiHiod of Valiation

Market Value

. 0 . Derived | from Income Approach by Profits Method
income Approach by Profits RM?177,500,000 (DCF} as fair and accurate representation of
Method (DCF) the market value of PSH supported by the
Cost Approach RM177.000,000 Cost Approach comprising Comparisen and

DRC Methods.

We have consideted the market value derived

187
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APPENDIX IV(B): VALUATION CERTIFICATE FOR LEASE RENEWAL PROPERTIES (CONT’D)

Property No. 2

@ Salient Details

Date of Inspection | 27 February 2025
and Valuation:
identification / Type | A private specialist medical centre known as KPJ Seremban Specialist Hospital (“SSH"), identified as Lot
of  Property { | 50604, Section 2, Pekan Bukil kepayang, District of Seremban, Negeri Sembilan Darul Khusus, held under Title
Property Address: No, Geran 277698, bearing poslal address Jalan Toman 1, Kemayan Square, 70200 Seremban, Negeri
Sembilan Darul Khusus.
Title Particulars: Tenure; interest in perpetuity

Titte Land Afea; 22,470 sq, m. /241,865 5q. |,

Registered Proprietor; ART (as Trustee)
_Category of Land Use: | Building

Encumbrance: Charged by ART to CIMB Islamic Bank Berhad, registered on 31 March 2023

Endorsements: Two private caveats Have been entered by CiMB Islamic Bank Berhad, beoth
registered on 13 December 2022

Location

The: subject propedy is located within the commercial area of Kemayan Square and is sited along the south-eastern side of Jalan
Sungai Ujong, one of the primary and main access road to the Seremban city cefitre travelling from Serémban exit of Narth-Sauth
Expressway towards Seremban city cenlre. It is located about 2.5 km to the south-west of Seremban cily ceatre and 0.65 km to the
north-east of Seremban exit of North-South Expressway.

S8H fronts onto Jalan Sungai Ujeng and Jalan Toman 1 and s gasily accessible from Seremban city and Seremban exit of North-South
Expressway via Jalan Sungai Ujong. In the immediate vicinily of SSH are SHELL and BHP pefrol filling and service stations along Jalan
Sungai Ujong whilst Seremban Gateway and McDonald's & McCafé restatirant with drive-through facility are 600 metres to the south-
wesl

kFriva(te Medical Centre m

Columbia Asid Hospital 149 292 & Lot PT 1904, Jalan Haruan 2, Ozkland Cormmercial 20
Centre, 70300 Serempan

Chinese Matemily Speciafist 66 Lot 3900, Jalan Tun Dr. lsmail, 70200 Serentban 4.0

_Hospital (NSCMH)

_Mawar Medical Centre 57 Na, 71, Jalen Rasah, 70300 Seremban 4.5
Salam Senawang Specialist 95 No. 234-243, Jalan Lavender Meight 2, Lavendwr Business 140
Hospital Square, 70450 Senawang

_Government Hospital .

Tuanku Ja'afar Hospital {1070 | Jalan Rasah, Bukit Rasah, 70300 Seremban 4.9

Source: MOH

The Site

The subject site is a parcel of comer plot, irregular in shape and enjoys frontage onto Jatan Sungal Ujong.

The Building

Bnef details of the develo ment extension and {enovatlon of SSH are as follows -

e Al

. &ﬂnslru(;tiﬁh[

ing hpﬁé'ns hearing pfan no. 1652000 were appré\/éd by Majlis‘

centre with a basement level Perbandaran Seremban (*MPS") on 29 August 2000, CF bearing
certificate no. 539/2004 was issued an 14 October 2004,
2010 A 5 storey private specialist medical | Buiiding plans bearing plan nos. 314/2009, 314(A)2009 to 314(G)/2009
gentre with a basement level {inclusive} were approved by MPS on 17 July 2009, CCC bearing
certificate no. LAM/WPNo, 0299 was issued on 12 March 2010,
2018 Ar 8 storey private consultant block, | Building plans bearing plan nos. KB MPS/OSC/0071/18/02/PB were

an annexed 6 storey private | approved by MPS on 17 July 2018. CCC bearing certificale no.
specialist medical centre with a | LAMAYP/No. 3382 was issued on 26 November 2018,

ground floor car park, a 2 storey
mechanical & electrical building, a
single storey medical gas slorage
building and a single storey refuse
chamber building

All the above mentioned buildings are of similar construction and the details of the specification are as follows: -

Buildings: Constructed of reinforced cancrete frame with brick infills rendered extemally and plastered internally partly supporting
reinforced concrete flat roof concealed behind parapet walls and partly-of steel. roof trusses and purlins laid over with
concrete roofing tiles.

Ceilings: Generally of plaster hoards with down light and air-conditioning ducting, mineral fibre boards incorporating fluorescent
lights and cement plaster.

internal Generally of gypsum boards, gypsum boards incorporating glass panels. The lift lobbies, kitehen and the male and

Walls: female toilets are lined with glazed wall tiles up to the ceiing height. The corridor on the 7th floor (level 8) Is lined with

taminated timber and glazed wall tiles up to the ceiling height.
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APPENDIX IV(B): VALUATION CERTIFICATE FOR LEASE RENEWAL PROPERTIES (CONT’D)

Doors: Generally, the main entrance to the receplion area on the ground floor (level 1) is fitted with an electronically operated
double leaf frameless glass panelled door. Other doors are. generally of timber flush, magnetic timber panelled, timber
and aluminium framed sliding door, glass doar and fire rated door.

“Windows: Generally of aluminium casements incorporating glass panels, aluminjum framed powder coated fixed glass panels and
top hung units.
Floars; Generally of ceramic tiles, glazed ceramic tiles, limited timber (6th and 7th floors of the 8 storey private consultant block)
and cement scteed.

Generally, the buildings are equipped with centralised air-conditioning system, with some rooms are fitted with additional split-unit air
conditioners. Vemcal movement between fioors is by means of

2 units of stalrcases Remforced concrete slalrcase sennng all Ievels )
4 units of | 1 unit of lift of type of *Eita’ with a capacity of 1,630 kg / 24 persons, serving all levels.
assgnger/service lvﬁ
Ah slab! [8) storey biiv . - ‘
2 unifs of staircases Relnforced concrete slalrcases fi mshed wn.h ceramic tﬂes mcorporalmg metal hand rail, serving all

levels and a reinforced concrete staircase finished with ceramic tiles incorporating stainless steel hand
rail with tampered glass, serving ground floar (fevel 1) to first floor (level 2).

3 units of passenger lift 1 unit of fift of type of ‘Hyundai' with a capacity of 1,635 kg / 24 pérsons, serving all levels whilst 2 units
of lifts of type of ‘Hyundai’ with a capacity of 1,635 kg / 24 persons, serving ground floor (fevel 1) to
sixth floot (level 7).

1 unit of Bomnba lift Of type of ‘Hyundai’ with a capasity of 1 635 kg or 24 Srsons, serving to all levels.

_An annexed six [6) slorey private Spacialist medical contre with a gtound floor car bark .
2 unils of staircases Reinforced concrete siaircase finished with ceramic tiles incorporating metal hand ratl servmg all leveis
1 unit of Bomba lift Of type of ‘Hyundai’ with a capacity of 1,635 kg / 24 persons, serving all levels as well as the sevanth

floor {level 8) of the eight (8) stoiéy private eonsullant block.
1 unit of dify lift Of type of "Hyundal’ with a capacity of 615 kg / 10 persans, serving all levels. Diry fift is to transport
wasie dirty linen and equipments.

 Adouble { ; slectrical building
A unit of stalrcase Metzl staircase with metal steps maorpora’ung metal hand rail and serving all levels.

Generally, all the buildings are equipped with the required fire fighting systems.

Car Park Bays

There are 214 surface car park bays within Lot 50804 and 13 car park bays located on the ground floorievel 1 of the annaxed six {8)
storey private medical centre, The surface car park area within Lot 50604 is located at the southern portion and partly at the periphéry of
the site.

GFA

The GFA computed by Arkitek Saifullizam Osman and provided by Seremban Specialist Hospital Sdn 8hd ("SSHSB") are in fine with our
measurement in ageordance with the Uniform Method of Measurement of Buildings; RISM. The GFA and age of each building are
tabulated as follows:

A five (5) storey. private specialist medical centre with a basernent level 1 16,909.47 | 182,012.00 | 20.39

[ -An eighl (8) storey private cangultant block 13,191.32 | 141,990.14 6.26
An annexed six {6) storey privale specialist medical centre with a ground fioor car park 6,054.58 65,171.00
1,260.46 13,567.53
A double (2) storey mechanical & electrical building 668.18 7,203.00
A single storey medical gas storage building 65.03 700.00
A single storey refuse chamber building 23,23 260.00
Totat 38,173.27 | 410,893.67
Beds

Vide a licence to operate bearing licence no. 130505-00024-01/2023 (Borang 7 No. Sir: 004838) with 0.18 months validity from 01 January
2025 fo 25 March 2025 as approved by MOH on 27 January 2025, we note that SSHSB has been permitted to operate 217 beds (inclusive
isolation room, ICU, CICU and HDU), 4 OT, 9 basinets, 1 cot and:34 dialysis chairs {32 non-Hepatitis, 2 Hepatitis B and a Hepatitis C).

From the circular of Al-Agar Healtheare REIT dafed 04 February 2009, we note that originafly there were 107 operational beds. In years
2017 and 2018, the operational beds had increéased to 140 beds (excluding 4 ICU, 3 CICU and 4 HDU). The increase of the 33 beds was
front old hlock with decrease of 2 units of 1-hedded (VIP and isolation) (-2}, addition of 7 units of 1-bedded {+7), addition of 5 units of 2-
bedded (+10) and an addition of an open ward for 8-bedded (+8). In years 2019 and 2020, the operational beds had increased from 140
beds ta 188 beds. The increase-of the 48 beds (48 units of 1- bedded) (+48) was fiom the expansion/new development of an annexed six (6)
storey private specialist medical centre which was completed in year 2018. In years 2021 and 2022, the operational beds had increased
further from 188 beds to- 195 beds. The increase of 7 beds was due to the decrease of 3 units of VIP 7 isolation beds, each (-6) and 3 units of
2-bedded (-6) whilst addition of 6 units of 1-bedded (+6) in old block and addition of 13 units of 1-bedded {+13) of the annexed six () storey
private specialist medical centre. In year 2024, there was an increase of 11 unils of 1-bedded (+11) of the annexed six (8} storey private
specialist medical centre. Therefore, the current opérational beds have incréased to 206 beds from 195 béds. As at the end of year 2024, we
note that there were additional 17 operational beds jocaled at level 6 of the apnexed six {6) storey private specialist medical centre which
were currently already opened and in operational. Thus, as at the date of valuation, all these operational beds have been fully opened and in
operation. Therefore, we were reflected 223 operalional beds throughout our projections.

The beds are classified into VIP suite, executive suite including Azalea execulive suite and Azalea single executive, deluxe room, single
standard (Type A}, single standard room, two bedded room, three bedded roons, four bedded réom, isolation room and-day ward room.
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A fwe {5) storey spec:ahst med:cal centre with a basement Ievel

‘Iypeoinoom
VIP Suite
1-bedded
2-hedded
4-bedded
| 8-bedded
Iselatlon
7 ‘«"2’

No!es' ‘R‘ No. of Room / B = No. of Bed

An annexed slx {6} storey private specealist meda‘cal centre wrth a gmund floor car park

VIP Sute

1-bedded 23 | 23 | 23| 23 23 | 23 69 | 64 |
2-bedded

3-bedded

Isglation 1 1

Total Operalional Beds

The cambined details of the ex:sting operahons beds

The configuralion of haspilal beds, nurmber of roams and rates are as follows; -

VIP Suite RM300 - RM600 - 2 2 - - 2 2
1-hedded RM200 - RM300 RM200 - RM300 47 47 69 69 116 | 116
2-bedded RM130 - RM150 - 17 34 - - 17 34
4-bedded RM100 - 10 40 - - 10 40
8-bedded RMZ80 - 1 8 - - 1 8
isolation RM250 - RM280 - 3 3 3 3 6 [
Total Operational 80 134 72 72 152 | 206
Bed
ICU/ICICY RM350 - - 4 - - - 4
HOU RM350 - - 3 - - - 3
Day Gare RM80 = - 4 - - - 4
Total - 11 - - - 11
| _Total Licenced Bed 79 144 72 72 182 | 217
Source: MSHSB
Fatilities and Services: Other medical facilties prevzded in SSH compnse as follows: -

Other medical facilities. L " Ha of Hoom / Bassinet/ Chair

Operation Theatre (OT) Room 4

Labour Room 2

Nursery 1

Bassinet 9

Dialysis Gentre 34

Source; MSHSE
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Facilities and | SSH provides the following services: -
Services: Clinical DISCIplngs. ' "7 [Eaciiies and Sgrvices T
* Anaesthesiology * 24 Hours Accident & Emergency Services
o Clinical Oncology a  Delivery Suites
s Dermatology « Diagnostic imaging which includes Magnetic
o ENT, Head & Neck Surgeon Resonance Imaging (MRI), Mammography, X-Ray
e General Surgeon and Ultrasound |
« General & vascular Surgeon » Ultrasound Endoscopy & OGDS, Colonoscopy and
* Physician & neurologist ERCP procedure
s Neuro Surgeon * Catheterization  Laborafory  equipped  with
s Obstetrician & Gynaecology Angiogram for Angioplasty and other Interventionat
+ Orthopaedic Cardiology such as Echocardiogram Test, Trans
+  Ophthalmologist Qesophagus Echo, Electrocardiogram (ECG),
e Paediatrics Stress_ ECG & etg )
s Paediatrics (Paediatric Infectious Diseases) | * Dietetic Counsalling Service
« General Physician * 3D Ultrasound
«  Physician Nephrologist » Heart Centre X )
e Physician Respiratory & Internal Medicine +  Home Nursing, Physiotherapy & Nursing Care
«  Physician & Cardiologist « Intensive Care Ur)ltICardlac Care  Unit/High
+  Psychiatrist Dependency Care Unit
Y & - N
. * Immunization and Vaccination
: g::g)igiztoracic Surgeon * In House 24 Hour Phammacy
g o 24 Hours Laboratory Services
* Neonate ICU/Neonate HDU
» Operation Theatres and Day Care Surgery
* Premier Screening & Wellness Centre
* Rehabilitation Medicine
* Renal & Dialysis Centre
* Special Care Nursery
s Special Diagnostic Centre
+  Special Outpatient Centre
» _ Bone Mineral Densitometry
Source: MSHSB
Consultants: As at the date of valuation, as provided to us by the client, SSH is supported by 58 consultants / doctors.

Planning Details:

§SH is located within an area designated for commercial use.
All the btldings and renovation works are issued with CF/CCC as per the details in the descsiption of the buildings.

Occupancy Status /
Lease Detalls:

The lease agreements have been duly executed in tespect of SSH's Existing Buildings dated 14 Cctober 2009,
New Land dated 05 November 2015 and New Buildings dated 23 December 2022, made between Al-Agar KPJ
REIT {now known as Al-'Aqar Healthcare REIT) (being represented by its trustee ART) as a Lessor, Maharani
Specialist Hospital Sdn Bhd (MSHSB) (formerly Seremban Speciaiist Hospital Sdn Bhd / SSHSB) (the Lessee)
and JLG REIT {the Manager) for an initial term of fifteen (15) years commencing from 14 Qctober 2009 in
respect of 5 storey private specialist medical centre with a basement level, 05 November 2015 in respect of the
Land (Lot 50459 {formerly PT No. 24686)) and 23 December 2022 in respect of the 8 storey private consuitant
block, an annexed 6 storey private specialist medical centre with a ground floor car park, a 2 storey mechanical
& electrical building, a single storey medical gas storage building and a single storey refuse chamber building
with an option to renaw for another fifteen (15) years, subject to the terms and conditions to be agreed by the
parties. The Lease ecommenced on 14 Qctober 2009, 05 November 2015 and 23 December 2022, respectively,
and ali will expire on 13 October 2024 (Contractual Term).

Vide a letter of extension of renewat of leases from KPJHB {as Lessee)} {to ART {(as Trustee) of Al-Agar
Healthcare REIT (as Lessor) and JLG REIT (as Manager) dated 5 July 2024, we note that KPJHB has
requested the parties to extend the Contractual Term of SSH's Existing Buildings, New Land and New Buildings
which had expired on 13 Qctober 2024 to a new commencement date of 1st January 2025 (New Extended
Commencement Date). Vide three MOESs of the date of renewal of the leases of SSH which had expired on 13
October 2024 has been executed between the parties to extend the Contractual Terms commencing from 14
October 2024 and expiring on 31 December 2024. The parties also agreed to revise the New Extended
Commencement Date to 1st January 2025 in order to facilitate the negotiation of the commercial terms of the

new agreements,

However, we were informed by the client that the commencement of the Contractual Term has been further
extended to 31 July 2025.

This valuation is carried out pursuant to the proposed renewal of the abovementioned leases of SSH for a
further term of fifteen (15) years.
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b, Valuation
1. Income Approach by Profits Method (DCF)
Parameters Adopted
The parameters adopted for SSH are as follows:-
a) | Ooccupancy Rate Adapted
The occupancy rate is derived based on the historical ectupancy rates achieved by SSH since years 2016 to 2024
(inclusive) a@s per the table below:
Historical Occupancy Rate of SSH ‘
 Descripti ‘ Ye Year  Year | ¥ear | ¥ Year
- . 20 2011 2021 | 2047 | 20 2024
Beds In Operation 140 140 195 195 195 206
Beds Available 51,240 | 51,100 ! 51,100 | 68,620 71175 | 776 | 71,175 | 75396
No. of Inpatient Admitted 14,760 14,270 14,486 | 15,196 11,852 | 14,301 | 16,597 | 17,669
Total Occupied Beds 37,264 | 36,372 | 35957 | 36,813 29,351 | 39,000 | 44,688 | 46344
Occupancy Rate (%) 7272 | 7118 | 7037 | 5366 41,24 | 5481 | 6279 | 61.47
We note that the occupancy rates for years 2016 and 2017 were about 72.72% and 71.18%, respectively. In'years 2018 and
2019, the occupancy rate had declined to 70.37% and §3.65%, respectively, due to the ingreased number of operational
beds in SSH. The eccupaney rates had further declined to 43.25% in year 2020 and 41.24% in year 2021 and recorded
54.81% in year 2022 due to the impact of the Covid-19 pandemic on the world and Malaysian economy mainly in years 2020
and 2021 with the lesser impact in year 2022. In year 2023, post Covid-19 pandemic, the occupancy of the integrated
operation of the old and new buiidings of SSH has achleved 62.79% with a higher number of operational beds. In year 2024,
we note that the occupancy raté of SSH has declined to 61.47% due to opening of a new ward In the annexed block (new
block) which has expanded the npumber of operational beds from 195 beds to 206 beds.
Occupancy Rate Adopted
Year, | 5
- . 2029
Occupanty Rate Adopted 61.50% 66.50% 81.50%
The occupancy rates forecasted are fair, reasenable and in consonant with the occupancy rates of other simifar privale
medical centres.
b) | No. of inpatient Admilted Days [ 2,68
c) | Ratio of No. of Qutpatient / Inpatient | 9,35
Revenue
aj | Consullan! inpatient Revenue Per Occupiad Bed RM1,006
b} | Consullant Quipatient Revenue Per Person RiM 108
¢) | Hospital Inpatient Revenue. Per Occupied Bed RM2,895
d} | Hospital Dutpatient Revenue Per Person RM 276
Expsnses
a) | Cost of Sales
i) Material Cost 27.55% of hospital inpatient and outpatient revenues
i) Direct Staff Cost 16.30% of gross operating revenue before hospital
discount and appropriation to copsultant
iiiy Operating Overhead We havé adopted the average percentage of years 2023 and
2024 of 6.65% over gross operaling revenue befdre hospital
discount and appropriation {o consullant as direct staff cost
throughout our projection as fair and reasonable representation of
the busidess going forward
b) | Undistribuled Operating Expenises ‘
i) Adrinisirative & General 12.20% of gross operating revenue after hospital discount
iy Safes & Marketing 0.20% and appropriation to consultant
i} POMEC 7.40%
<) | Quit Rent & A nent Per Anpum (Actual) RM310,961
d) | Insurance Premium to cover F, B, PG, MB, PL, CL, AR and MM Per | RM239,644
Annum (Actual)
a} | Capital Reserve Fund For The Replacement Of FFE, HOE And CAPEX Year Yaar Year Year Year
Adopted in Valuation Per Annum (RM per bed) 2025 2026 3027 2028 2029
| 55,000 | 60,000 | 65,000 | 70,000 | 75,060
f | Terminal Capitalisation Rate 8.00% SSH has an interest in perpetuity
g) | Discount Rate 10.00%
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2. Cost Approach comprising the Comparison and DRC Methods

In arriving at the Market Value of the land component, we have adopted the Market/Comparison Approach.
amongst others, are considered suitable cofmparables and adopted; -

Particulars of Title

The following sale evidences,

Lot/PT No. f Mukim / | Lot 61512 / Mukim of | PT No. 10217 (Lot | PT No. 3178 (Lot 22178) | Lot 33692 / Town of
District / State; Rasah / District of | 21308) / Mukim of | / Pekan Bukit Kepayang, | Seremban Utama,
Seremban /  Negeri | Rasah, District of | District of Seremban, | District of Seremban,
Sembilan Darul Khusus | Seremban, Negeri | Negeri Sembitan Darul | Negeri Sembilan Darul
Sembilan Darul Khusus Khusus Khusus
Title No.: Geran 258382 HS{D) 97370 HS(D) 230616 Geran 175307
Property Type: A parcel of cormmercial | A parcel of commercial | A parcel of commercial | A parcel of commercial
land (Corner) land (Corner) land (Corner) tand {Corner)
Lacation: Lot 51512, Jalan SP 2, { PT No. 10217 (Lot | PT No. 3178 (Lot | Lot 33692, Persiaran
Pusat Komersial | 21308},  Persiaran | 22178), Jalan Haruan 5, | Utama S2/1, Garden
Saujana (Plarxo) Rasah Kemayan 1, | Oakland  Commercial | Homes @ Seremban 2
Rasah Kemayan | Gentre
(Kemayan Country
Township)

Category Of Land Use
/ Town Planning:

Building / Commercial

Building 7 Cemmercial

Building / Commercial

Buliding / Conumercial

Interest in Perpetuity

Tenure: interest in Pérpetuity Inferest in Perpetuity | Interest in Perpetuity

l.and Area (sq. ff.): 45,650 238,204 45,443.78 65,305

Consideration: RM4,108,317 RM18,800,000.00 RM5,000,000.00 RMS 877,400.00

Date of Transaclion: 31 March 2024 7 November 2023 29 August 2023 11 May 2022

Vendor: Seremban Two Holdings | PHJ Realty Sdn Bhd DSO Hotdings Berhad Seremban Two
Sdn Bhd Propertigs Sdn Bhd

Purchaser. Ggate-Sdn Bhd Sunshine Haven Sdn | $2 Frozen Feod Sdn | Anzac Properlies Sdn

Bhd Bhd Bhd
Analysis (psf): RMS0.00 AMB83.12 RM107.66 RMS0,00

Adjustment  Faclors | Markét condition (time), location and accessibilty, corerfend premium, shape, category of land
Considered; use/planning, size/quantum allowarnce, tenure and restriction in inferest,

Adjusted Value Of | RM104.66 RM107.20 RM112:48 RM114.50

Land (psf):

Market Value Of Land: | In ardving at the market value of the subject land using the Market/Comparisori Approach, we have emphasized

upon Comparable 3 which has the least dissimilarities against the subject property as fair representation of the
market value of the fand, as per practice in the industry. We have adopted the adjusted value of RM112.45 psf
from the adjusiments of Comparable 3 as fair representation which translates into a markst valus of the
coinmercial land of RNM27,198,357.71.

Source: Valuation and Property Services Department, Ministry of Finance

We nete from the JUBM Group Construction Cost Handbook Mataysia, the copstruction cost of government hospital ranged from RM377
psf to RM550 psf. Our analysis of the development cost of private medical centres from years 2012 to 2022 revealed within the range of
RMZ269.56 psf t6 RM563.36 psf.

In arriving al GCRCN of the subject property, we have adopted RM4,197.92 psm (RM390.00 psf), RM4,735.12 psm (RM440.00 psf),
RIA5,489.59 psm (RM510 psf), RM1,937.50 psm (RM180.00 psf), RM699.65 pam (RMB5.00 psf), RM645.83 psm (RM60.00 psf) and
RM538.20 psm (RM50.00 psf), respectively, in respect of the 5 storey private specialist medical centre with a basement level, an 8
storey privaté consultant blotk, an annexed § storey private specialist medical centre with a ground floor car park, 4 2 storey
mechanical & electrical building, a ‘single storey medical gas storage building and a sihgle storey refuse chamber building.

The GCRCN of the buildings is RM170.508,546.85, Depreciation is adopted at a rate of 2% per annum. The depreciation of the buildings

is RM41,403,235.05, The DRC of the buildings is RM129,105,311.80. Thus, the market value of the subject property derived from the
Cost Approach is RM156,303,668.52 and we have rounded down to RM156,000,000.00.

3. Reconciliation and Opinion of Value

Mathed of Valuation . MarketValue We have considered the market value derived

. . Derlve . Adoptad from the Income Approach by Profits Method

Income  Approach by  Profits RN1165,000,000 RM165,000,000 {DCF) as fair and accurate representation of the

Methad (DCF) market value of the SSH supported by the Cost

Cost Approach RM156,000,000 Approach comprising the Comparison and
DRE Methods.
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Property No, 3

a. Salient Details

Date of Inspection | 25 February 2025
and Valuation:
Identification / Type | A four starey private medical cenire known as Taiping Medical Centre {'TMC"} and a four storey ambulatory
of Proparty { | care centre kiiown as TMC Health Centre ("TMCHC"), identified as Lots 3102 to 3107 (inclusive} and Lot 3140,
Property Address: all within Town of Taiping, District of Larut & Matang, Perak Darul Ridzuan, held under Title Nos. Pajakan
Negeri 235465 to 235471 {(exclusive Pajakan Negeri 235469) and Pajakan Negeri 361304, bearing postal
addresses Premises Nos. 39, 41, 43, 45, 47 and 49, Jalan Medan Taiping 2, Medan Taiping, 34000 Taiping,
Perak Daryl Ridzuan and Lat 3140, Medan Taiping, 34000 Taiping, Perak Darul Ridzuan.

Title Particulars: Tenure: 99.year leasehold interest expiring on 25 July 2088 (unexpired term of about
63.45 years), in respect of all the litles
Title Land Area: ; : '
3102 t0 3107 891.400 8,550.00
3140 3,564.00 38,255.00
Total 4,445.00 47,845.00
Reugisigred Proprietor: ART (as Trustes}
Category of Land Use: Building
Encumbrance: Charged by ART Berhad to CIMB Islamic Bank Berhad, registered en 04 April
2023, in respect of all the titles,
Endorsements: A private caveat has been entered by CIMB Islamic Bank Berhad, registered
on 13 December 2022, in respéct of all the fitles.

{.acation

The subject property is located within Medan Taiping, Taiping town and is sited about 1.5 km {0 the south-west of the famous Jatan
Simpang/Taiping (Jalan Simpang), Jalan Taming Sari, Jalan Kota-and Jalan Stesen junction. KPJTMC is situated about 300 metres
due north-sast of TMCHC, Lot 3140 within which TMCHC is sited enjoys triple frontages onfo Jalan Medan Taiping 1,2 and 5 and is
easily actessible from Jalan Simpang via Jalan Raja Sulong or Jalan Slesen. Taiping is easily accessible via the Federal Route and
the North-South Expressway (PLUS highway). The town has two highway exits. The Taiping north exit and Changkat Jering exit from
the North-South Expressway (PLUS highway) are located about 16 km and 12 km to the north-west and south-west of Taiping town,
respeciively. Ipoh town the state capital of Perak is located about 67 km to the south-east of Taiping town whilst Kuala Lumpur city
centre is located about 269 km to the south-east of Taiping town.

Prominent buildings in the vicinity include Pusat Glalmara Taiping, Wisma Palaniappa, Wisma Persekutuan, Bangunan Majlis
Perbandaran Taiping, Medan Mara, Taiping Central and Wisma Hasil. Prominent private medical centres and government hospitals
located in the neighbourhood are as follows; -

Private Medical Ceptre
Columbia Asia Hospital 62 5, Jalan Perwira, 34000 Taiping i 3.0
Apcllo Medical Gentre | 20 271, Jalan Taming Sari, Kampung Jambu, 34000 Taiping | 1.5
Government Hospital
Taiping General Hospital | 608 | Jalan Taming Sari, 34000 Taiping | 1.5
Source: MOH
The Sites
KPJTME is sited on six (8) contigirous parcels of térraced commercia) plots consist of 5 intermediate plots and a comer plot (Lots 3102
to 3107 (inclusive), almost reclangular in shape and enjoy frontage onto Jalan Medan Taiping 2. Lot 3140, a parcel of commercial plot,
near triangular in shape and enjoys frontage onto Jalan Medan Taiping 1, 2 and 5.

The Buildings
Brief detalls of the development, extension and renovation of TMC and  TMCHG are as follows

 Bevelopment / Exténsmn 1

A foLir“itt) stcrey privaté\medical centre | Building plans bearing plan no, (2A) dimM.P.T 52/16 were approved

known as TMC ' by Majlis Perbandaran Taiping ("MPT") on 13 June 1993. CF was

N issued by MPT in year 1993.
198972000/ | Extension and renovation works of the | Building plans bearing plan nos. 1A-F dim.MPT.G8/C/4/1899, 11A-B
2001 four (4) storey private medical centre (Pindaan) and 27A-F {Pindaan) were approved by MPT on 09 July

1999, 13 July 2000 and 23 January 2001, respectlve!y CF bearing
certificate no. 31/200t was issued by MPT on 05 April 2001,

201672017 A 4 storey ambulatory care centre | Building plans bearing plan no. M.P.T G4/C/6/2015 were approved
(Phase 1) * known as TMC Health Centre (TMCHC). | by MPT on 28 September 2017. CCC bearing certificate no.
LAM/Pk/No, 11581 was issued by MPT on 18 September 2018.

The M&E muilding accommedating a
main switch board room, a generatar set
("genset”) room, a telephone room and a
metre room

A medical gas building
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2019 /2020 Exten§i9;1 and (eqovaiion warks | Building plans bearing plan no. M.P.T G5/C/12/2019 were approved by

{Extension and comprising preilmsqaries, M&E | MPT on 13 May 2019. Vide a letter of certification on complelion and
Renovation) services, demolitl'on works, cgmpllance of extension and renovation works bearing reference no.
(Phase 2) * provisional sum, staircase and fit | Bit(3) dimMPT.G4/C/12/2019 dated 1st June 2020 from Ou Yang

aut of level 4 Arcliitect to Unit Pusat Setempat (OSC) and Jabatan Bangunan of MPT,

we note that the extension and renovation works have been endorsed by

MPT on 3rd June 2020. Our enqguires with En, Heimi (Officer In Charge of

the subject property) of MTP {Jabatan Bangunan) revealed that such

extension and renovation works are considered minor renovation works

and therefore do nef require CCC.

* Phase 1 was completed on 18 September 2018 whilst Phase 2 was completed in June 2020,

All the above mentioned buildings are of similar construction ang the details of the spegification are as follows: -

[ Buildings: Constiucted of reinforcad conciete frame witli brick infills rendered externally and plastered internally partly supporting a

reinforced concrete flat roof concealed behind parapst walls and partfy of metal roof trusses and purlins laid over with

metat deck recfing sheets.

Ceilings: Generally of plaster boards incorporating downlights, plaster boards incorporating fluorescant lights and cassefte type

air-conditioning system, plaster boards incorparating downlights ‘and air-conditioning duct, with the exception of the

toilets which aré of flat celling sheels incomorating flucrescent lights.

inernal Generally of gypsum boards &nd gypsum boards incorporating glass panels. The staffs pantry & male and female
Walls: toilets are lined with glazed wall tiles up to the ceiling height.
Doors: Generally, the main entrance fo the reception area on the ground floor is fitted with an autematically operated double

teaf frameless glass panelled door. Other doors-are genherally of fire rated timber door, timber fluish door, timber panelled
door-incorporating glass panels, double lsaf frameless glass panelled door, an automatically operated sfiding door,
aluminium framed foldable door incorporating decorative glass panel doors and metal roller shutters.

Windows: Generally of aluminium casements incorporating glass panels and top hung units.

Floors: Generally finished with glazed ceramic slabs, ceramic tiles, vinyl files, homogeneous tilés and cefment screed.

Generally, the buildings are equipped with centralised air-conditioning. system, with some rooms are fitted with additional split-unil air
‘conditioners. Vertical movement between floors is by means ofi-

|_2 units of staircases Senving alt levels )
1 uiit of passeriger it =~ | Type of ThyssenKrupp with & capacify of 1,365 kg / 24 persons, serving all lévels

1 unit of service lift Type of ThyssenKrupp wi apacity of 1,365 kg / 19 person i els

1 unit of passenger lift !
1 unit of servics Jift Type of ThyssenKrupp with a eapacity of 1,365 kg / 19 persons, sarving all levels

Generally, all the buildings are equipped with the required firg fighting systaeins,

Car Park Bays
There are-81 car park bays, 2 bays for disabled pérson {OKU) and 34 surface motorcycle park bays provided within TMCHC.

GFA

The GFA of the buildings cemputed by Ou Yang Architect and grovided by Penarg Specialist Hospital Sdn Bhd ("PSHSB") are in line
with our measurement in aceordance with the Uniferm Method of Measurement of Buildings, RISM. The GFA and age of the buildings
are tabulated s follows:

TMCHC
A 4-storey private ambulatory care centre 2,927.68 31,513.28 6.44
M&E: building accommodating a main switch board room, & genset room, a 56.21 505.00
telephone room-and a melre room
A miedical gas building 14.40 156.00
Total I 299828 32,273.28
TMC
A 4 storey private medical centre 3,795.82 40,858.00 23.9%
Total ~ 3,795.82 40,858.00
Grand Total §,794.11 73,131.28
Beds

Vide a licence to .operate beasing licence no. 130806-00118-01/2024 (Borang 4 No. Siri; 007498) with 2 years validity from 19 February
2024 to 18 February 2028 as approved by MOH on 16 Apdl 2024, we nole that TMC has been permitted to operate 48 beds (inclusive of
isolation room, ICU and HDU), 2 OT, 2 labour rooms, 10 bassinets and 11 dialysis chairs (10 non-Hepatitis and a Hepatitis C) whilst
licence no. 930806-00182-03/2025 (Borang 4. No. Siri: 008064) with 2 years validity from 04 January 2025 to 03 January 2027 as
approved by MOH on 31 Deceriber 2024, we note that TMCHC has been permitted to operate 5 beds for daycare, a minor OT, a
treatmant room and an endoscopy raom. Nobtwithstanding, these & beds for daycare ward have been excluded from the operational beds as
the beds are being daycsre bed not utilised for overnight stay as per the hospital operation practice.

From the Circutar of Al-Aqar Healthcare REIT dated 04 February 2009, originafly, there were 48 operational beds within TMC.
However, in year 2024, we note that there have been changes in the internal layout of TMC {old buiiding}. The original treatment room
af the multidisciplineg ward on the first floor have been converted into a singlé bedded room.
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Meanwhile, a 8-bedded room at the O&G ward on the second flodr have beep reduced to 5 beds. Other than that, orlginal 2 of 3 roofns
of 3-bedded rooms in paediatric ward have heen converted into a 2-bedded room and. g 4-bedded room. Despite the above internal
changes, overall, the total operational beds in year 2024 have remained. as 48 beds. Thus, we have adopted the 48 beds in our
projections. Conversion from original operational beds to current operauonal beds of TMC are as follows

Destription
Multidiscipline Ward {First Floor]
1-bedded (Executive Suite} room 1 1 1 9 0 0
Coenversion from {reatment room to 1-bedded room - - 1 1 1 1
2-bedded room 2 4 2 4 0 4]
4-bedded room 3 12 3 12 0 0
HDU ward 1 4 1 4 0 0
Sub-Total 7 21 8 22 1 1
084G Ward {Second Floor}
2-hedded room 1 2 ki 2 0 0
5-bedded room - - 1 5 1 5
6-bedded room 1 6 - - -1 -8
Sub-Total 2 8 2 7 1] <A
Paediatric Ward (Third Floor)
1-bedded (Executive Suite) reom 2 2 2 2 0 0
2-bedded room - - 1 2 1 2
3-bedded room 3 g 1 3 2 -6
4-bedded rgom 2 8 3 12 1 4
Sub-Total B 7 19 7 19 ] 0
Total Operational Beds 18 48 17 48 1 0
Total Licenced Beds o 48 3 ; 48

Source;  PSHSB

Notes: R = No. of Room / B = No. of Bed

The configuration of hospital beds, nimber of rooms and rates are as follows: -

Description . E ~ 1 Rate Per bed bor | Night gt :

: : = . ; R B B
Executive Suite RM298 00 3 3 3
1-bedded RM188.00 1 1 1
2-hedded RM150.00 2 4 4
3-bedded RM120.00° 1 3 3
4-bedded RM 88.00 7 28 28
5-bedded RM 78.00 1 5 5
HDU RM120.00 1 4 4
Total Operational Beds 18 48 48
Daycare R 98.00 - - 5

Total Licenced Beds ‘ 16
Source: PSHSB

Facifities QOther medical facilities prowded in TMC ahd TMCHC comprlse as follows: -

and Dea
Services:

Operation Theatre (CT)

Labour

Nursery 1 -
Bassinet 5 5
Dialysis Centre 1 -

Sotsce: PSHSB

TMC and TMCHC also pravides the following services: -
Clipical Disciplines 1| Eacilities and Services

« Anassthesiology » 24 hours Accident & Emergency Servaces
« Ear, Nose & Throat, Head & Neck —Swrgery « Diagnostic Imaging which includes General Diagnostic
« General Surgery Radiolegy / Computed Tomography (CT Scan)
« Internal Medicine « 3D Ultrasound
« Nephrology « Immunization and Viaccination
« Orthopaedics « In House 24 Hour Pharmacy
s Obsletrician & Gynaecology « Operation Theatres and Day Care Surgery
» Ophthalmotogy « Health Screening
s Paediatrics « Renal & Dialysis Centre
s Radiclogy s Speech Delay Therapy
Source; PSHSB o
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Consultanls: | As at the date of valuation, as provided to us by the client, TMC and TMCHC is supported by 22 consultants / doctors.

Planaing Both TMC and TMCHC are located within an area designated for commercial use.

tails: N .
Details All the buildings and extension and renovation works are issued with CFICCC as per the details in the description of the

buitdings.

Occupancy The lsase agreements have beer duly executed in respect of TMC dated 1 May 2008 and TMCHC dated 23 December
Stalus { | 2022 made between Al-'Aqar KPJ REIT {now known as Al<Aqar Healthcare REIT) (being represented by its frustee
Lease ART) as a Lessor, Taiping Medical Centre Sdn Bhd for TMC and Penang Specialist Hospilal Sdn Bhd {PSHSB}
Details: (formerly Taiping Medical Centre Sdn Bhd / TMCSB) for TMCHC (the Lessee) and JL.G REIT {the Manager) for an
initial term of fifteen (15) years commencing from 1 May 2008 for TMC and 23 December- 2022 for TMCHC with an
oplion to renew for another fifteen (15} years, subjeet to the terms and conditions ta he agreed by the parties. The
Lease commenced on 1 May 2009 for TMC and 23 December 2022 for TMCHC and both expired 6n 30 April 2024
(Contractual Term).

Vide a letter of extension of renewal of leases from KPJIHB (as Lessee) to ART (as Trustee) of Al-Aqar Healthcare
REIT {as Lessor) and JLG REIT {as Manager) dated 5 July 2024, we note that KPJHB has requested the parties to
extend the Contractual Term which had expired on 30 April 2024 to a new commencement date of 1st January 2025
{Mew Extended Commencement Date)..

Vide twg MOEs of the date of renewal of the leases of TMC and TMCHC which had expired on 30 April 2024 have
been executed between the pardies to extend the Contractual Terms commencing from 1 May 2024 and expiring on 31
December 2024. The parties also agreed ta revise the New Extended Commencement Date to 1st January 2025 in
order to faciiitate the negotiation of the commercial terms of the new.agreements.

However, we were informed by the client that the commencement of the Contractual Term has been further extended to
31 July 2025.

This valuation is carried out pursuant to the proposed renewal of the abovementioned leases.of TMC and TMCHC for a
further term of fifteen (15) years, each.

b.  Valuation

1. Income Approach By Profits Method (DCF)
Parameters Adopted
The parameéters adopted for TMC and TMCHC are as follows:-

a) Occupancy Rale Adopted
The occupancy rate is derived based on the historical occupancy rates achieved by TMC and TMCHC since years 2017 to
2024 (inclusive) as per the table below.
Historical Occupancy Rate of TMC and TMCHG
Descriphio e
. . . 2
Beds In Operation 48
Beds Available 17,520 17,526 | 17,520
No. ¢f Inpatient Admitted 3,041 4,080 4,634
Total Occupied Beds 7.830 9,503 10,923
QGceupancy Rate (%) 44.69 54.24 62.35
Source: PSHSB
We note that the occupancy rates for years 2017, 2018 and 2019 were about 44.69%, 43.32% and 43.51%, respectively.
The occupancy rates had declined to 34,66% in year 2020, 32.40% in year 2021 and recorded 54.24% in year 2022 due fo
the impadt of the Covid-19 pandemic on the warld and Malaysian economy mainly in years 2020 and 2021 with the lesser
impact in year 2022, in years 2023 and 2024, post Covid-19 pandemiic, the occipancy rate of the inlegrated operation of the
old and new buildings of TMC and TMCHC has achieved 62.35% and 539.86%, respectively which seem higher than
performances in years 2017 1o 2018 (inclusive) and post Covid-19 pandemic years (years 2020 to 2022 (inclusive)).
Occupancy Rate Adopted ;
Year . 1 2 e . i 5
. o B s P02 = 02y 28
Occupancy Rate Adopted 63.00% 68.00% 73.00% 78.00%
The occuparicy rates forecasted are fair, reasonable and in line with the occupancy raies of other similar private medical
centres.
"By | No. of Inpatient Admitted Days 2.38
c) | Ratio of No. of Ouipatient / Inpatient 11.8¢
Revenue
|.2) | Consultant inpatient Revenye Per Occupied Bed RM_ 821
b) | Consultant Qutpatient Revenue Per Paerson RM 87
¢} | Hospital Inpatient Revenue Per Occupied Bed RM2,102
[ d) | Hospital Qutpatient Revenue Per Person RM 124
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Expenses
a) | CostofSales
i} Material Cost 22.22% of hespital inpatient and oulpatient revenues
iy Direct Staff Cost 17.50% of gross operating revenue before hospital discount

and appropriation te consultant

iiiy Operating Overhead

We have adopted the average percentage of years 2023 and
2024 of 7.4% over gross operating revenue before hospital
discount. and appropriation to consultant as direct. staff cost
throughout our projection as fair and reasonable represenptation of
the business going forward

b} | Undistribuled Operating Expenses
i) Administrative & General 15.75% | of gross operating revenue after hospital discount
i} Sales & Marketing 0.15% | and appropriation to consuttant
iy POMEC 4.35%

o) | Quit Rent & A nent Per Annum (Actual) RM40,968

dy | Insurance Premium to cover F, B, PG, MB, PL, CL, AR and MM Per | RM72,013
Anoum (Actual]

e) | Gapital Regeive Fund For The Replacement Of FFE, HOE And Year Year Year Year Year
CAPEX Adopted in Valuation Per Annum (RM per bed) 2025 2028 2027 2028 2029

45100 | 47,600 | 50,100 | 52,600 | 55,100
f) Terminal Capitalisation Rate 8.50% | TMC and TMCHC have an unexpired leasehoid
interést of about 63,45 years
g} | Discount Rate 11.50%

2. Cost Approach comprising the Comparison and DRC Methods

In arriving at the Market Value of the land component, we have adopted the Market/Comparisan Approach. The following

Particutars of Title
Lot/PT Ne. ! Mukim /

Lot 2298 ! Town of

sale ewdences amongst others are constdered suitable comparables and adopted -

Caomparable 2

Lot 313398 / Mukim of

Lot 1729 /7 Town of

Lot 20197 / Town &f

District / State: Taiping / District of Larul | Asam Kumbang / Distrietf | Taiping 7 District of Larut | Taiping ¢ District of
& Matang / Perak Darul | of Larut & Matang /| & Matang / Perak Darul | Larut & Matang 7
Ridzuan Perak Darul Ridzuan Ridzuan Perak Darul Ridzuan

Title No.; Geran 48246 Palakan Negeri 378162 | Pajakan Negeri 154960 | Geran 182263

Property Typse: A parcel of commercial | A parcel of commercial | A parcel of development | A parcel of
lang land tand with potential for | commercial fand

commercial use

Location: focated along Jalan | Located along Jalan | Located along Jalan | Located -along Jalap
Convent, 34000 Taiping, | Simpang, 34000 | Asam Kombang, 34000 | Toh  Khay Beng, |
Perak Darul Ridzuan Taiping, Perak Darul [ Taiping, Perak Darul | 34000 Taiping, Perak

Ridzuan Ridzuan Dand Ridzuan

Category Of Land Use /
Town Planning;

Building / Commercial

Building / Commetciat

Nit f Commercial

Building / Commeccial

Tenure: Inferest in Perpetuity 88-year leasehold | 999-year leasehold | Interest in Perpetuity
interest expiring on 14 | inferest expiring on 14
Jantary 2112 | Septernber 2896
(unexpired term of about | (unexpired term of about
88 years) 873.2 years)
tand Area (sq. ft. 27,062 22,863 18,783 33,110
Consideration: RM3,000,000.00 RM2,291,637.00 RM1,878,525.00 RIM4,000,000.00
Date of Transaction: 31 March 2023 22 March 2023 7 January 2021 14 Decernber 2020
Vendor: Syarikat Ban Aik Auto | Anggun Tulen Sdn Bhd K.H Lim Holdings Sdn | KL The Land &
Supply Sdn Bhd Bhd Developmenit Sdn Bhd
Purchaser: Ong Teng Joo Taiping Premier Cars | Cheong Eye Specialist | Taiping Latex
(TPC) Sdn Bhd Centre (Taiping) Sdn | Products Sdn Bhd
Bhd
Analysis {psf): RM110.86 RM100.24 RM100,01 RM120.81

Adjustment Factors | Market condition (time), lecation- and accessibilify, corner/end premium, shape, categery of land
Considered: usé/planning, sizefquantum allowarnce, tenure and restriction in interest.

Adjusted  Value Of | RMB1.22 RMB3.75 RM83.99 RM88.20

Land (psf):

Market Value Of Land: in ariving at the miarket value of the subject land using the Market/Comparisan Approach, we have

emphasized upon Comparable 3 which has the least dissimilarities against the subject propery as fair
representation .of the market value of the land, as per practice in the industry, We have adopted the adjusted
value of RMB3.99 psf from the adjustments of Comparable 3 as fair representation which. translates into a
market value of the commercial land of RM4,018,535.66.

Source: Valuation and Property Services Department, Ministry of Finance
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APPENDIX IV(B): VALUATION CERTIFICATE FOR LEASE RENEWAL PROPERTIES (CONT'D)

3.

We note from the JUBM Group Construgtion Cest Handbook Mataysia, the construction cost of government hospital ranged from RM377
psf to RM550 psf, Qur analysis of the development cost of private medical centres from years 2012 10 2022 revealed within the range of
RM269.56 psf to RIM563.36 psf,

in arriving at the GCRCN of the Subject Property, we have adopted RM5,489.59 psm {RM510.00 pst), RM699.65 psm (RM65.00 psf)
and RMG45.83 psm (RMB0.00 psf), respectively, in respéct of TMCHC comprising a 4 storey privale ambulatory care centre together
with the M&E building accommodating a main switch board room, a generator set {(genset) room, a telephone room and a metre room
and 4 medical gas building, whilst RM2,314.24 psm {RM215.00 psf), iit respect of the TMC comprising a 4 storey private medical
centre.

The GCRCN of the buildings is RM25,058,092.80. Depreciation is adopted at a rate of 2% per annum. The depreciation of the buildings is
RMB,297,952.36, The DRC of the buildings is RM18,760,140.44. Thus, the market value of the subject property derived from the Cost
Approach is RM22,778,676.11 and we have rounded up to RM22,800,000.00.

Retonciliation and Qpinion of Vialue

We have considered the market value derived
from the Inconie Approach by Profits Method
{DCF} as fair and accurate representation of
the market value of TMC and TMCHC

Market Value
Adopted
RM23,000,000

“income Approach by Profts | RM23,000,000

Method (DCF)

Cost Approach RM22,800,000 supported by the Cost Approach comprising

the Comparison and DRC Methods.
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Property No. 4

a. Salient Details

Date of Inspection | 21 February 2025

and Valuation:
Identification { | An institutional premises comprising part of a parcel of commercial land erected with a three (3) storey

Type of Property / | administrative cum academic block, two double (2) storey Jecture halls, a single storey cafeteria, a guard house
Property Address: and a refuse compartment and part of a parce! of residential land erected with a five (5) storey walk-up apartment
block (students' hostel), two (2) guard houses and a refuse compartment (Phase 1 of Nilai Campus) known as
KPJ Healthcare University ("KPJUC"), identified as pan of Parent Lots PT No. §52 (New Lot 60705) and PT No.
551 (New Lot 60706), all within Town of Bandar Baru Kota Sri Mas, District of Seremban, Negeri Sembilan Darul
Khusus, held under Tile Nos. HS(D) 246827 and 2468286, respectively, bearing postal address PT 17010,
Persiaran Seriemas, Kota Seriemas, 71800 Nilai, Neger Semnbilan Darul Khusus,

Title Paticulars: Parent Title Land Area
of Old Nitai Campus:

PT No_ 552 (New Lot 60705) | 60,304 | 746,351 | 12,664 | 136,314 |
BT No. 551 (New Lot 60706y | 22.007 | 236.881 | 6557 | 70,579
Total 91.401 | 983.832 | 19,221 | 206,893

Tenure:; Interest in perpetuity, i respect of all the titles
Registered Proprietor: | ART (as Trustee), in respect of all the titles
|_Category of Land Use: | Building, in respect of all the fitles
Encumbrances: F1F

} }
Charged by ART to OCBC AFAmm
Berhad, registered an 10 Mareh 2020.

Endorsements:

A‘pnvate caveat has been entered by | A pnvale caveat has been )enlered by
OCBC AlAmin  Bank  Berhad, | OCBC  AlAmin  Bank  Berhad,
registered on 25 November 2020. registered on 11 Decamber 2019.

Location

The Phase 1 of Nilai campus of KPJUC is located within Kota Seriethas and off the southern (left) side of Persiaran Negeri, travelling
from Bandar Baru Nilai towards Bandar Baru Salak Tinggi and off the eastern {right} side of Bandar Baru Salak Tinggl — Sepang main,
road, travefling from Pekan Sepang towards Bandar Baru Salak Tinggi. It is located about 60 km to the sotth-east of Kuala Lumpur city
cenfre and 32 kin to the north-west of Seremban town centre. The Nilai interchange of the North-Seuth Highway is |ocated about 13.5
km 1o the north-east. Bandar Baru EnsteK is located about 5.2 km t6 the south-west, Bandar Baru Nilai is located about 8 km to the riorth
and Bandar Baru Salak Tinggi is located about 8.5 km to the north north-wist. The Government's Adminisirative Gentre of Putrajaya is
Jocated about 35 km to the north-west of Phase 1 of Nilai Campus. The Phase 1 of Nilai campus fronts onto Persiaran Seriemas and is
acecessible from North-South Exprassway via exiting at Nilai Interchange, Persiaran Negeri, Persiaran Korporat, .Jalan BBN 6/1R, Jalan
Pajam - Nilai — Salak and Persiaran Seriemnas 2. Prominent developments in the' immadiate vicinity comiprises Kola Seriemas Golf &
Country Club, Mydin Kotd Seriemas, PETRONAS Guarters KLIA, The National Audit Academy and ERSOM College Malaysia. AEON Mall
Nilai, Lotus's Putra Nilai, Giant Hypermarket Nilaj are focated about 9.5 km to the north-east of Phase 1 of Nilaj Campus, The Aurelius
Hospital Negeri Sembilan is located about 8 km to the north-and The Nitai Springs Goif-and Country Clubis located about 9 km to the north,

Promment pnva!e and government mst(tulmnals located in the nemhbouthood are as follows:

Distance rom Phase 1 of Nilai ¢
nternaticnal University 6.5
| Nilai University 8.5
University Sains istam Malaysia (USIM) 12.0
Manipal international University 9.0
ELMU University 37
Institut Latihan Kesetamatan Perlindungan Malaysia 4.5
Akademi Kepimpinan Penganjian Tinggi Malaysia (AKEPT) 80
Institut Kepimpinan dan Pemibangunan Universiti Teknologi MARA {UiTM)
Nilai Education Complex comprise Tuanku Kurshigh College, Nilai Polytechnic
and instifut Aminuddin Baki
The Sites
The subject sites comprise two (2} parcels of corner plots, trapezoidal in shape and enjoy frontages onto Persiaran Seriemas.
The Buildings

Bnef details of the deve]opment exlenslon and renovatlon nf Old Nilai

Building plans bearing plan no. 59/2005-59U72005 were
approved by Majlis Perbandaran Nitai ("MPN") on 03 March
2005. CF bearing certificate no. 0563 was issued by MPN on 08
March 2006,

An institotional premises compris‘es a three (3)
storey administrative cum academic block, two
double (2) storey lecture halls, a five (5} storey
walk-up apariment block (students’ hostel),
single starey cafeteria, three (3) guard houses
and two (2) refuse comiparkments.
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2013 Internal renovation works for the Clinical Laboratory on | building plans bearing plan na. 199/2013 were approved by
the 2nd flocr of the three (3) storey administrative cum | MPN.
academic blotk.
2017 Internal renovation works for the five (5) storey walk-up | The hullding plans bearing plan no. AE KPJUC-5914 were
apariment block {students’ hostel). approved by MPN on 11 Qutober 2017.
All the above mentioned buildings are of similar construction and the defails of the specification are as follows: -

Description: | 3 storey administrative cum adacemic block 5 storey walk-up blogk (students' hostel)

Buildirigs: Constructed of reinforced concrete frame with brick infills | Constriicted of reinforced concrete frame with brick infills
piastered on both sides supporting timber pilched concrete | plastered on both sides supparting timber pitched concrete
raof laid over with concrete yoofing tiles. rgof laid overwith concrete roofing tiles.

Ceilings: Generally of plaster boards incorporafing down light, | Generally of cement plaster
mineral fibre boards incorporating fluorescent lightings,
mineral fibre boards, cernent plaster and flat ceiling sheetg.

Internat Generally of gypsum boards, gypsum boards incorporating | Generally of gypsum boards and gypsum boards

Walls: glass panels and timber boards. Internal walls-of the male | incorporating glass panels. The internal walls of the male
and fernale toilets are lined with glazed wall tiles up to 1.52 | and female toilets are fingd with glazed wall tiles up to
metres (5 fest) high, 1.62 metres (5 feet) high.

Doors: Generally of double leaf frameless glass panelled door, fire | Geperally of timber parelled door and timber flush.
rated door, double leaf timber framed door incorporating
tinted glass panels, sliding btmber framed door
incorporating  glass  panels, timber framed door
incorporating glass panels and fimber flush.

Windows: Generally of timber and aluminium casements | Geperally of aluminium casements incorporating tinted
incorporatinig tinted glass panels and fop hung units. glass panels and top hung units.

Flogrs, Generally of with glazed ceramic slabs, ceramic tiles, wall- | Generally of with ceramic tiles and cement screed.
to-wall carpeling and cement screed.

Thé buildings are equipped with cassétte type and split alr conditioning systems, Verlical movement between floors is by mearns of
reinforced concrete staircases for each building. Generally, the buildings are instalied with fire fighting systems.

"GFA

The GFA computed by Focus Architects and Alma Ar(_;hitects & Partner Sdn Bhd and provided fo us by KPJ Healthcare University
College Sdn Bhd (formerly knawn as Puteri Nursing College Sdn Bhd) (KPJHCSB}) are in line with owr measurement In-accordance with
the Liniform Method of Measurement of Buildings, RISM. The GFA and age of each bullding are tabulated as follows: -

4 i1 sq.ft fYea

A three {3} storey adminisirative cum academic block 3,965,81 42,688.00 19

A two double (2) storey lecture halls 1,384,70 14,905.60

A single storey cafeteria 261.52 2,815.00
A five (5) storey walk-up apartment block (students’ hostel) 5,637.95 58,610.00

Three (3) guard houses: 48,50 522.00 |

Two (2) refuse compartments 2146 231.00 |

Total 11,219.94 120,771.00 |
Occupancy | A [ease agreemant has been duly executed in respect of the Phase 1 of Nilai Campus of KPJ Healthcare University
Status /| (KPJUC) dated 1 May 2009 made between Al-'Aqar KPJ REIT (being represented by its trustee ART) as a Lessor, KPJ
Lease Healthcare University College Sdn Bhd (formerly known as Puteri Nursing College Sdn Bhd) (PNCSB/Lessee) and JLG
Details: REIT {Manager] for an initial term of fifleen {15) years commencing from 1 May 2009 with an option to renew fer

another fifteen (15) years, subject to the terms and condifions to be agreed by the parties, The Lease commenced from
1 May 2009 and expired on 30 April 2024 (Contractual Term).

Vide a letter of estension of renewal of leases from KPJHB (as Lesses) to AmanahRaya Trustees Berhad {as Trustes)
on behalf of Al-Aqar Healthcare REIT (as Lessor) and JLG REIT (as Manager) dated 5 July 2024, we note that KPJHB
has requested the parties to extend the Contractual Term of Phase 1 of Nilai Campus of KPJUC which expired on 30
April 2024 to a new commencement date of 15t January 2025 (New Extended Commencement Date).

Howaver, we ware informed by the Client that the comimencement of the Contractual Term has been further extended
to 31 July 2025

This valuation is carried oul pursuant lo the proposed renewal of the abovementioned lease of Phase 1 of Nilai Campus
of KPJUC for a further term of three (3) years.
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b,  Valuation

1.

Cost Approach comprising the Comparison and DRC Methods

In arriving at the Market Value of the commercial and residential tand components, we have adopted the Market/Comparisan Approach.
The following sdle evidences, amongst others, are considered suitable comparables and adopfed: -

Description
Particular of Tille
Lot No. / MukimfTown /

a) CommercialLand
: Lo Comparabla

Lot 20961 / Town of

Compatable 7

Lot 33612 / Town of

Comparable 3

Lot 18781 / Town of

Lot 16071 / Town of
Nitai Utama / District of

District / State; Nitai Utama / District of | Nilai Utama / District of | Nilai Utama / District of
Serernban  / Negeri | Seremban / Negeri | Seremmban  / Neged | Seremban / Negert
Sembilan Darul Khiusis | Sembilan Darul Khusus | Sembilan Darul Khusus | Sembitan Darul Khusus
Title No.: CGeran 144987 Geran 193370 Geran 209405 Geran 239675
Property Type; A parcel of commercial | A parcel of commercial | A parcel of commercial | A parcel-of commercial
fand (comer) tand (cotner) land (intermediate - | land (inlermediate)
dual frontage)
Location: Along Jalan BBN 1/3A, | Along Jalan Square | Along Jalan Nilai -~ | Along Persiaran:
off Persiaran Pusat | Utama, Nilai, Negeri ; Salak, Nilai, Negeri | Perbandaran, Nitai,
Bandar, Negeri | Sembilan Darut Khusus | Sembilan Darul Khusus | Negerl -Sembilan Darul
Sembilan Darul Khusus Khusus
| Category of Land Use / | Commercial / | Building f Cornmercial Commercial / | Commercial - Petrol
Town Planning: Commercial Commercial Station Use I
Commercial
Tenure: Interest in perpatuity Interest in perpetuity {nterest in perpétuity Interest in perpetuity
Land Area: 21,732 5q, ft. 42270 sq, ft. 33,702 sq. ft. 32,292 sq. 1.
Coansideration; RM1,847,248/- RM3,800,000/- RM2,292,000/- RM2,900,000/-
Date Of Transaction: 3 Septernber 2024 23 Jure 2023 5 September 2022 30 June 2022
Vendor: N/A Arus lkhias Sdn Bhd Nitai Resources | NS Township:
Properties Sdn Bhd Development Sdn Bhd
Purchaser; N/A Soon Chong Motors | Prima Kembara Sdn | Azhar Bin Ismail
(Nilaiy Sdn Bhd Bhd
Analysis {psf): RM85.00 RM89.80 RMBB.01 RMBY.81
Adjustments Faclors | Market condition (time), location and accessibility, cornerfend premium, shape, category of land
Considered: use/planning, size/quantum ailowance, tenure and restriction in intergst,

Adjusted Value of the
Land (psf.):

RM61.13

—I RM67.66

RM8&6.99

’ RM72.83

Maysket Valug Of

Commercial Land:

In amiving at the market value using the Market/Comparison Approach, we have emphasized upon
Comparable 3 which has the least dissimilariies against the subject property as fair representation of the
market value of the land, as per practice in the industry. We have adopted the adjusted value of RM&6.99 psf
fram the adjustments of Comparable 3 as fair representation which translates into a market value of the
commercial laid of RVig,131,636.67.

s

L

Source: Valuation and Property Services Department, Ministry of Finance

b
Desel 1
Particular of Title
Lot No. / MukimiTown /
District / State:

Title No.:

ResidentialLand

Setul /
Negeri
Sembitan Darul Khusus

Lot 4646 f
Seremban  /

Geran Mukim 770

Comparabla 2
Lot 4645 / Setul /
Seremban / Negerl
Sernbilan Daruf Khusus

Geran Mukim 788

Comparabie 3
Lot 1086 / Setul /
Seremban !/ Negeri
Sembilan Darul Khusus

Geran Mukim 2206

Lot 1490 / Setul /
Seremban [/ Negeri
Sembilan Darut Khusus

Geran Mukim 2314

Propery Type:

A parcel of development
land with potential for
residential use (corner)

A parcel of development
land with potential for
residenfial use
{intermediate)

A parcel of development
fand with potential for
residential use (corner)

A parcel of development
land with potential for
residential use
(intermediate)

Lacation:

Off Pajam — Nital main
road,  Nitai, Negeri
Sembilan Daru] Khusus

Off Pajam — Nilai main
read, Nilai, Neger
Sembilan Darul Khusus

Along Jalan Mantin, off
Jalan Besar, WMantin,
Negeri Sembilan Darut
Khusus

Along Jalan Pajam -
Mantin, Mantin, Megeri
Sembilan Darut Khusus
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Category of Land Use /
Town Planning:

Agricultural / Residential

Agricultural / Residential

Agricultural / Residential

Agricultural / Residential

Tenure: Interest in perpstuity interest in perpetuily | Interest in parpetuity Interest in perpetuity

l.and Area: 86,632 sq, ft. 89,607 sq, ft. 251,832 sq. ft. 57,146 sq. ft.

Consideration: RM2,655,290/- RM2,557,210/- RMG,675,000/- RMT 480,000/~

Date Of Transactiofy: 10 June 2024 29 September 2023 6 April 2023 1 June 2022

Vendor: Midas Dragon Sdn Bhd | Midas Dragon Sdn Bhd | Lee Ong Oon @ Lee Ah | Aluran  Harapan Sdn
Ng Bhd

Purthaser. Bagan Hasrat Sdn Bhd Bagan Hasrat Sdn Bhd | LaiLoy & Sons Sdn Bhd | Hogyan Wire Metal

Industry Sdn Bhid

Analysis (psf): RM29.50 RM28.54 RM26.51 RM25,90

Adjustments Factors | Market condition (time), location and accessibility, cornerfend premium, shape, calegory of land

Considered: usefplanhing, sizefquantum allowafice, tenure and restriction i interest,

Adjusted Value {psf): RM38.20 RM39.40 I RM37.24 RM35.99

Market Valus of | In amiving at the market value using the Market/Comparison Approach, we hdve emphasized upon

Comparable 1 which has the least dissimilarities against the subject property as fair representation of the
market value of the land, as per practice in the industfy. We have adopted the adjusted value of RM38.20 psf
from the adjustments of Comparable 1 as fair representation which transfates into a market value of the
commercial fland of RM2,696,404.13,

Residential Land:

Souree: Valuation and Property Services Department, Ministry of Finance

We nate from the JUBM Group Construction Cost Handbook Malaysia, the construction of primary and secondary schools range from
RM113,00 psf lo RM145.00 psf, average standard apartments (highrise) range from RM135.69 psf to RM171.64 psf and standard offices
range from RM270.88 psf to RM356.96 psf. In arriving at the GCRCM of the academic hlock, we have adopted RMZ2,206.60 psm
{RM205.00 psf) in respect of the three (3) storey administrative cum Acadérriic block, RM2,098.98 psm (RM195.00 pst) in respect of the
two {2) storey lecture halls, RM1,076.38 psm (RM100.00 psf) in respect of the single storey cafsteria, RMBB1.11 psm (RMB0.00 psf) in
respect of the guard house, RM538.20 psm {RM50.00 psf) in respect of the refuse compartment and RM53.82 psm (RM5.00 psf) in
respect of the site impravement.

Whilst the constiuction of student hostels range from RM135,69 psf to RM171.64 psf and low cost flats (highrise) (<15 levels) rapge from
RM107.34 psfto RM141.26 psf. In arriving at the GCRCN of the residential block, we have adopled RM1,829,.86 psm (RM170.00 psf) in
respect of the five {5) storey apartment block, RM881.11 psm (RMBO0.0G psf) in respect of 2 units of guard houses, RM538.20 psm
{RMS50.00 pstyin respect of the refuse compartment and RM53.82 psm (RM5.00 psf) in respect of the site improvemient.

Paramelor Adopted Academic Block 1 Hesidential Black
Land Value RM 9,131,636.67 RM 2,696,404.13
GCRCN RM12,100,685.00 RM10,226,005.00
Depreciation is adopled at a rate of 2% per annum RM 4,591629.79 RM 3,880,278.61
PRC RM 7,509055.21 RM 8,345,726.39
Market Yalue RIW16,6840,691.89 RM 9,042,130.52
Total Market Value RM25,682,822.40

Thus, the market value of the subject property derived from the Cost Approach is RM25,682,822.40 and we have rounded up to
RM25,700,000.00.

2. Reconciliation and Opinion of Value

Markei Vaiue We have considered the market value derived from the Cast Approach comprising the ‘
| Comparison and DRC Methods as sole vajuation methodology.

of Valuation

Cost Approach “RM25,700,000
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Property No. 5

L Pinang.
Title Particulars; Title Land Area;
10093 Section § 9,197.0000 98, 995.68
55 Section 5 ] 2,530.8747 2724211
Total | 14,727.8747 126,257.79
Tenure; Interest in perpetuity, in respect of both litles

a.  Salient Details
Date of Inspection | 24 February 2025
and Valuation; -
Identification 1| A six (6) storey institutional building together with a basement level known as KPJ International College Of

Type of Property / | Nursing And Health Science ("KPJIC"), identified as Lots 10093 & 55, both within Section 5, Town of Bukit
Property Address. | Mertajam, District of Seberang Perat Tengah, Pulau Finang, held under Title Nos. Geran 179267 and Geran
41544, tespectively, bearing postal address No. 565, Jalan Sungal Rambai, 14000 Bukit Mertajam, Pulau

Registered Proprietor: | ART (as Truslee), in respect of both titles

Category of Land Use; | Building, in respect of all the titles

Encumbrances: Nil

Endorsements; A private caveat has been entered by OCBC Al-Amin Bank Berhad registered on
25 November 2020, in respect both iitles

Location

KPJIC is located within Bukit Martajam town and is sited along the southern (left) side of Jalan Sungai Rarribai, travelling from Perai
towards Bukit Mertajarn., George Tawn, the state capital of Penang is located about 28.1 km to the north-west of KPJIC whilst Bukit
Mertajam town is located about 1.2 km to the south-east of KPJIC, respectively. Penang Bridge which connects Seberang Perai on the
maintand and Gelugor on the island of Penang is located aboul 8.6 ke fo the east of KPJIC. Penhang International Airport is located
ahout 31.3 km to the south-west of KPJIC. Bukit Mertajam railway station is the nearest station of Electrified Double Track Railway
Line station providing alternative-access othes than by road and air from Gemas to Bangkok is located about 1.2 km to the north-west of
KPJIC and further to the next railway station within Penang Sentral. Penang Sentral is located about 13.5 km to the north-west of.
KPJIC. The Jetty / Feery Terminal Butterworth is.located about 14.9 km to the north-west of KPJIC. The Port of Penang and the Nerth
Butterworth Container Terminal (NBCT) are located about 14.8 km and 15 km, respactively, to the north-west of KPJIC. KPJIC fronts
onto Jalan Sungai Rambij and is easily accessible from North-South Expressway by exiting at the Pérai Interchange, thence continuing
onto Jatan Baru, Jaldn Permatang Pauh and Jalan Padang Lalang. Alternatively, it is also easily accessible from Bukit Martajam town
via Jalan Kufim and Jajan Datuk Ooh Chooi Chong. Majfis Bandaraya Seberang Perai / MBSP Sport and Recreational Complex,
Mahkamah Majiatrel Dagrah Bukit Merlajam, Mahkamah Rendah Syariah Daerah Sgberang Perai Tengah are located about 1.6 km,
1.8 km, 2 km, respectively, to the south-west .of KPJIC. Prominent hotel developments in vicinity inciude Golden Wheel Hotel, St Indar
Hotel (0OY0.510), The Summit Hotel and BG Business Hotel. Other shopping destination of the locality is The Summit shapping centre
which houses the Econsave is located about 4.7 km to the south-east of KPJIC. Sunway Camival Mall, Billion Shopping Centre,
Mégamall/Pacific Shopping Centre, Carrefour Hypermarket, Tesco Hypermarket and Giant Hypermarket are located at the Seberang

Jaya Town. The ‘BHP" petrol filing and service stations ate located about 200 metres ki the north-west of KPJIC.

Prominent private medical centres and government hospilals located in the neighbourhood are as follows: -

Name Capagity Location Distance from
{bed) KPJIC (ki)

Private Medical Centre

KS Wan & Liow Specialist 4 No. 17 & 19, Lorong Tembikai 6, Pusat Komersial Si Rambai, 2.4

Maternity Centre Sdn Bhd 14000 Bukit Mentajam, Pulau Pinang.

KPJ Penang Specialist Hospital 256 570, Jalan Perda Utama, Bandar Perda, 14006 Bukit Mertajam, 3.1
Pulay Pinang.

Questra Bio-Ciinical Research 20 No. 6, Jalan Desa Pauh, Taman Desa Paub, 13500 Permatang 7.6

Cenfre Pauh, Pulau Pinang.

DBM Hospital 4 No, 18 & 20, Jalan Cenmal 1, Taman Cermai, Jalan Sama 101
Gagah, Permatang Pauh, {3500 Seberang Perai, Pulau Pinang,

Sunway Medical Centre Penang 132 3106, Lebuh Tenggiri 2 Pusat Bandar Seberang Jaya, 13700 12.5

Perai, Pulau Pinang.

Bagan Specilist Centre 153 Jalan Bagan Satuy, 13400 Butlerworth, Putau Pinang. 14

Larn Wah Ee Hospital 417 141, Jatan Tan Sti Teh Ewe Lim, 11600 Georgetown, Pulau 228
Pmang

Georgetown Specialist Hospital 20 No. 12-A, Jalan Masjid Negeri, 11600 Pulau Pinang. 237

(formely known as Carl Corrynton
Medical Centre)

Optimax Eye Specialist Hospital 4 223, Jalan Masjid Negeri, 11606 Pulau Pinang. 238
Island Hospital 445 No. 308, Macalister Road, 10450 Pulay Pinang. 25.8
Pantai Hospital Penang 204 82, Jalan Tengah, 11800 Bayan Lepas, Pulau Pinang. 26.7
Gleneagles Medical Centre 348 1, Jalan Pangker, 10050 Pulau Pinang. 27.2
. Penang
Loh Guan Lye Specialist Centre 205 238, Macalister Road, 10400 Pulau Pinang. 27.3
Penang Adventist Hospital 261 465, Jalan Burmah, 10350 Georgetown, Pulau Pinang. 27.6
Peace Medical Centre 4 81, Lorong Selamat, 10400 Georgetown, Pulau Pinang. 294
Hospital Kebajikan Kek Lok Si 45 No. 523, Jatan Balik Pulau, Ayer itam, 11500 Pulay Pinang. 30.3
Hope Children Hospital -Gotilieb 10 258, C & D, Jalan Gottlieb, 10350 Georgetown, Pulau Pinang. 305
Mount Miriam Cancer Hospital 30 23, Jalan Bulan, Feltes Park, 11200 Tanjung Bungah, Pulau 307
Pinang. |
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Government Hospital

Hospital Bukit Merajarm 242 Jalan Bukit, Bukit Mertajam, 14000 -Seberang Perai Tengah, 3.8
Pulay Pinang.

Hospital Seberang Jaya 413 Jalan Tun Hussein Onn, 13700 Seberang Perai Tengah, Pulau 9.2

| Pinang.

Hospital Pulau Pinang 1,163 Jalan Residensi, 10890 Timur Laut, Pulau Pinang. 26.2

Hespitaf Kepala Batas 134 Jalan Bertam, Kepala Batas, 13200 Sebarang Perai Utara, 273
Pulau Pinang.

Huospital Sungai Bakap 105 Sungaf Jawi, 14200 Seherang Perai Sefatan, Pulau Pinang | 286

Hospital Balik Pulau 81 Balik Pulay, 11000 Barat Daya, Pulau Pinang. 44.9 ]

The Sites

The subject siles comprise two (2) contiguous parcels of plats, Irregular in shape and enjoy frontages onto Jalan Sungai Rampai along
its northern site boundary in fespect of Lot 10083 and onlo Loreng Mangais 7 along part of its south-eastern site boundary in respect of
Lot 55.

The Buildings

Brief details of the development; éxtension and (enovanon of ©ld Nilai Campus are as. faﬂaws -

A 6 storey insfﬁutio‘ﬁ“ﬂﬁﬁzﬁﬁz together with | Building plans were apbrove‘d by Majlis Perbandardn Seberang

a basament fevel Peral (‘MPSP”}, However, the said building plans wete not made
available to us; CF bearing certificate no, 40/7/95 was issued by
Maijlis Perbandaran Seberang Perai on 23 March 18085.

2013 Amendment and extension to approved | Building plans bearing plan no. (23A) dim MPSP/40/40-56/56
building for internal upgrading and | were approved by MPSPR on 7 November 2012, CCC bearing
tefurbishment works. cettificate no. LAM/PP/No. 0934 was issued by Lembaga Arkitek

Malaysia on 8 April 2013,

2018 Permit of minor renavation for the six storey | Building plans bearing plan no. (35A) dim.MPSP/40/40-56/56

institutional buiiding and motocycle bays were approvéd by MBSP on 10 July 2018.

All the above mentioned buildings are of similar construction and the details of the specification are as follows: -

ﬁ}uitdings: Gonstructed of reinforced concrete frame with brick infills rendered exdernally and plastered internally partly
supporting a reinforced concrete flat roof concealed behind parapet walls and partly steel frame and purlins laid

over wilh metal deck roofing sheets. Majority of the northem (front) and southern (rear) and partly of eastern and

western elavations are clad with metal strips.

Ceilings: Generally of plaster boards with cornices incorporating downlights, plaster boards incorporating downlights, plaster

boards, air-conditioner duclings, smoke deléctor and sprinklers, mineral fibre boards incorporating fluorescent

lightings, cement plaster and flat ceiling sheets.

Internal Generally of gypsumi boards and gypsum-boards incorporating glass panels. The internal walls of the lift obbies
Walls: and all the foilets are lined with glazed wall tiles up to the ceiling height.
Doors: Generally, the main eniranee to the receplion area on the ground floor is fitted with an automatically operated

double leaf frameless glass panelled door. Other doors are generally of fire rated timber door, timber flush door,
timber panpelled door, timber panelied doar incorporating glass panels, automatically operated single and deubfe
leaf frameless glass panslled door and PVC foldable doors,

Windaws: Generally of atuminium casements incorporating clearftinted glass panels, top hiing units as well as adjustable and
fixed glass louvers in timber frames.
Floors: Generally of glazed ceramic slabs, ceramic tiles, cement screed, carpsted, parquet.

The buildings. are equipped with centralised air-conditioning system, with soime rooms fitted with additional split-unit air conditioners.
Vertical movement between floors is by means of reinforced cancrete staircases for each building. Generally, the huildings are installed
with fire fighting systems.

GFA

The GFA computed by Ar Ooi Chean Hong, Arkitek Profesional and provided to us by Puteri Nursing College Sdn Bhd (PNCSB) are in
line with our measurament in accordance with the Uniform Method of Measurement of Buildings. RISM. The GFA and age of edch

building are tabulated as follows: -

As storey institutional building together with & basement level 3,593, 81 42.989.00 .
Total La 993.81 | 42,989.00 | |

Oceupancy A lease agreement has been duly executed in respect of the KPJIC dated 14 Qctober 2009 made between Al-‘Agar
Status /| KPJ REIT {now known as Al-'Aqar Healthcare REIT) (being represented by its trustee ART) as a Lessor, Puteri
Lease Nursing College Sdn Bhd (Lessee) and JLG REIT (Manager) for an initial term of fifteen (15) years commencing from
Details: 14 Qclober 2009 with an option te renew for another fiflean (15) ysars, subject to the terins and conditions to be
agreed by the partigs. The lease commenced on 14 October 2009 and expires on 13 October 2024 (Contractual Term).
Vide z letler of extension of renewal of leases from KPJHB (as Lessee) to ART (as Trustee) of Al-Aqar Healthcare
REIT {as Lessor) and JLG REIT (as Manager) dated § July 2024, we note that KPJHB has requested the parties to
extend the Contractual Term of KPJC which will expire on 13 October 2024 to a new commencement date of 1st
January 2025 (New Extended Commencement Date). However, we were informed by the Client that the
commencement of the Contractual Term has been further extended to 31 July 2025. This valuation is carried out
pursuant to the proposed renewal of the abovementioned lease of the KPJIC for a further term of one {1) year.
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b.  Valuation

1. Cost Appreach comprising the Comparison and DRC Methods

{n arriving at the Market Value of the commercial land companent, we have adopted the Market/Comparison Approach. The following sale.
evidences, amengst others, aré considered suitabile comparables and adopted: -

Lot No. 7 Town 7
District / State;

Bandar Bukit Meriajam /
District of Seberang Perai
Tengah / Pulau Pinang

District of Seberang Perai
Tengah / Pulau Pinang

District of Seberang Perai
Tengah / Pulau Pinang

Description Comparable 1 Comparable 2 Comparable 3 Cormparable 4
Parficulars of
Title Lot 609, Seéction 6 /| Lot 4061 / Mukim 06 /| Lot 1373 / Mukim 15 /| Lot 1543 / Mukim 15 /

District of Seberang Perai
Tengah / Pulau Pinang

Title No.: Geran 33526 Geran Mukim 1461 Geran 14956 Geran Mukim 904

Property Type: A parcet of development | A parcel of development | A parcel of development | A parcel of development
land (Infermediats) land (Intermediate) land (Intermedials) land {Intermediate)

Location; Lot 609, Off Jalan Maju, | Lot 40681, Off Jalan | Lot 6892, Fronts Jalan | Located off Jalan Kulim,
14000 Bukit. Merajam, | Pengkalan, 14000 Bukit | Rozhan, 14000 Bukit | 14000 Bukit Mertajam,
Puiay Pinang Mertajam, Pulau Pinang Mentajam, Pulau Pinang Pulau Pinang

Category of Land

First Grade / Commercial

First Grade / Commercial

First Grade / Commesrcial

First Grade / Commercial

Use / Town
Planning: .
Tenure: Interest in perpetuity Interest in perpetuity interest in perpetuity Interest in perpetuity
Land Area (sq. | 61,553.98 49,567.81 30,791.69 34,285.69
fLy
Consideration: RM4 516,549.00 RM5,700,297.00 Riv4,000,000.00 RM3,427,299.00
Date of | 12 September 2024 22 Mareh 2024 30 January 2024 17 Jahuary 2023
Transaction:
Verdor Ng Yam Huat Fishery Sdn | Yew Chew Eng & Yee:| Tan Mooi Kim & Yeoh Lin | Teh Hock Guan +1
Bhd Sek Phay Teik
Purchaser; Beukitch Cabinet Sdn | Translace logisties Sdn | Layw Chee Khim & Lee | Victions Malaysia Sdn
Bhd Bhd Kim Hong Bhd
Analysis (psf) RM75.00 RM115.00 RM129.91 RM99.96
Adjustment Market condition {time), location and accessibility, cornerfend preriim, shape, category of land use/planning,
Faclors sizefquantum aliowance, tenure and resfriction in interest, '
Congsidered:
Effective. RM92.96 RM92.77 RM103.00 RM90.63
Adjusted  Value
{psh)
Market Value Of | In afriving at the market value using the Markelt/Comparison Approach, we have emphasized upon Comparable 4
Camrviercial which is has the least dissimilarities against the subject property as fair representation of the market value of the land,
Land: as per practice in the industry. We have adopted the adjusted value of RM90.63 psf frori the adjustments of

Comparable 4 as fair representation which tianslates into a market value of the comniercial land of

RM11,441,158.01.

Souwrce: Valuation and Property Services Department, Minisliy of Finance

We note from the JUBM Group Construction Cost Handbook Malaysia, the construction of primary and secondary schools range from
RM113.00 psf to RM145.00 psf and standard offices range from RM270.88 psf to RM3566.96 psf. In arriving at the GCRCN of the subject
property, we have adopted RM2,432,64 psm (RM228 psf) in respect of the six {6) storey institutional building together with a basement
level.

The GCRCN of the buildings 18 RMY,765,514.00. Depreciation is adopted at a rate of 2% per annum. The depreciation of the buildings s
RM5,848,141.56, The DRC of the buildings is RM3,916,372.44. Thus, the market value of the subject property derived from the Cost
Approach is RM15,357,530.45 and we have rounded down to RM15,350,000.00,

2. Reconciliation-and Opinian of Vaiue

We have considered the market value derived from the Cost Approach comprising the

hod of Valuation
| Comparison and DRC Methods as sale valuation methodology.

“RM15,350,000

' Cds& 'App;'oach
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1.

21

2.2

RESPONSIBILITY STATEMENT

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

All information relating to Al-"Aqar as set out in Section 6 of Part A of this Circular has been obtained
from publicly available documents. The sole responsibility of our Board has been to ensure that the said
information has been reproduced accurately.

CONSENT
Amlinvestment Bank Berhad

Amlinvestment Bank, being the Principal Adviser for the Proposals, has given and has not subsequently
withdrawn its written consent for the inclusion in this Circular of its name, reports and/or letters (where
applicable) and all references thereto in the form and context in which they appear in this Circular.

Aminvestment Bank has given its written confirmation that it is not aware of any conflict of interest which
exists or is likely to exist in its capacity as the Principal Adviser in respect of the Proposals.

Aminvestment Bank, its related and associated companies, as well as its holding company, AMMB
Holdings Berhad and the subsidiaries and associated companies of its holding company (“AmBank
Group”) form a diversified financial group and are engaged in a wide range of investment and
commercial banking, brokerage, securities trading, asset and funds management and credit transaction
service businesses.

In the ordinary course of their businesses, any member of AmBank Group may at any time extend
services to any company as well as hold long or short positions, and trade or otherwise effect
transactions, for its own account or the account of its other clients, in debt or equity securities or senior
loans of any company. Accordingly, there may be situations where parts of the AmBank Group and/or
its clients now have or in the future may have interests or take actions that may conflict with the interests
of KPJ.

As at the LPD, the AmBank Group has extended credit facilities of which the amount outstanding is
approximately RM101.6 million, to KPJ Group.

Amlinvestment Bank is of the view that its role as the Principal Adviser for the Proposals is not likely to
result in a conflict of interest or potential conflict of interest situation for the following reasons:-

(i) Amlinvestment Bank’s role in the Proposals is undertaken in the ordinary course of business; and

(i)  Aminvestment Bank undertakes each of its roles on an arm’s length basis and its conduct is
regulated by Bank Negara Malaysia and the Security Commission Malaysia and governed under,
inter alia, the Financial Services Act 2013, the Capital Markets and Services 2007, and AmBank
Group’s Chinese Wall policy and internal controls and checks.

Premised on the above, Aminvestment Bank confirms that it is not aware of any conflict of interest which
exists or is likely to exist in its capacity as the Principal Adviser in respect of the Proposals.

BDO Capital Consultant Sdn. Bhd.

BDOCC, being the Independent Adviser for the Proposals, confirmed that it has given and has not
subsequently withdrawn its written consent for the inclusion in this Circular of its name, reports and/or
letters (where applicable) and all references thereto in the form and context in which they appear in this
Circular. BDOCC has also given its written confirmation that it is not aware of any conflict of interest
which exists or is likely to exist in its capacity as the Independent Adviser in respect of the Proposals.
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Cheston International (KL) Sdn. Bhd.

Cheston, being the Independent Valuer for the Proposals, confirmed that it has given and has not
subsequently withdrawn its written consent to the inclusion in this Circular of its name, the valuation
certificates in respect of the Disposal Properties and Lease Renewal Properties as set out in Appendix
IV(A) and (B) respectively of this Circular and all references thereto in the form and context in which they
so appear in this Circular.

Cheston has given its written confirmation that it is not aware of any conflict of interest which exists or is
likely to exist in its capacity as the Independent Valuer for the Proposals.

MATERIAL COMMITMENTS

Save as disclosed below, as at the LPD, our Board is not aware of any material commitments incurred

or known to be incurred by KPJ Group, which, upon becoming due or enforceable, may have a material
impact on the financial position or business of KPJ Group:-

Amount
(RM°000)
Capital Expenditure
- Approved by the Directors and contracted 73,730
- Approved by the Directors but not contracted 339,524
Total 413,254

CONTINGENT LIABILITIES

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

DOCUMENTS AVAILABLE FOR INSPECTION

Copies of the following documents are available for inspection at the registered office of KPJ at Level
13, Menara KPJ, 238, Jalan Tun Razak, 50400 Kuala Lumpur, Malaysia following the date of this Circular
from Monday to Friday (except public holidays) during business hours up to the date of the EGM:-

(i) the Constitution of KPJ;

(i)  the SPAs;

(i)  the Lease Agreements for Proposed Leaseback and Lease Agreements for Proposed Lease
Renewal (executed in escrow);

(iv)  Principal Lease Agreements;
(v)  Memorandums of Extension and Second Memorandums of Extension;

(vi)  the Valuation Reports and Valuation Certificates of the Disposal Properties and Lease Renewal
Properties;

(vii) the audited consolidated financial statements of KPJ for FY 31 December 2023 and FY 31
December 2024, and the latest unaudited consolidated financial statements of KPJ for 3-month
FP 31 March 2025; and

(viii) the letters of consent and declaration of conflict of interests referred to in Section 2 of Appendix
V above.

208



K healthcare

A JCORP Company

KPJ HEALTHCARE BERHAD
(Registration No. 199201015575 (247079-M))
(Incorporated in Malaysia under the Companies Act, 1965 and deemed registered under
the Companies Act, 2016)

NOTICE OF EXTRAORDINARY GENERAL MEETING

NOTICE IS HEREBY GIVEN that an Extraordinary General Meeting (“EGM”) of KPJ Healthcare Berhad
(“KPJ” or the “Company”) will be held at Level 8A, Menara KPJ, 238, Jalan Tun Razak, 50400 Kuala Lumpur,
Malaysia on Thursday, 26 June 2025 at 12:30 p.m. or immediately after the conclusion of the Thirty-Second
Annual General Meeting (“32nd AGM”) of KPJ scheduled to be held at the same venue and on the same day
at 10:00 a.m., whichever is later, or at any adjournment thereof, for the purpose of considering and if thought
fit, passing with or without modification, the following ordinary resolutions:-

ORDINARY RESOLUTION 1

PROPOSED SALE OF PROPERTIES BY THE SUBSIDIARIES OF KPJ TO AMANAHRAYA TRUSTEES
BERHAD (FOR AND ON BEHALF OF AL-'AQAR HEALTHCARE REIT AS THE TRUSTEE) (“PROPOSED
SALE”)

“THAT subject to the passing of the Ordinary Resolution 2, fulfilment of all conditions precedent under the
conditional sale and purchase agreements dated 27 March 2025 entered with AmanahRaya Trustees Berhad
(“ART”), being the trustee for and on behalf of Al-"Aqar Healthcare REIT (“Al-"Aqgar”), and all approvals being
obtained from the relevant authorities and/or parties (if required), approval be and is hereby given to the
following subsidiaries of KPJ to dispose the properties listed below for a sale consideration of RM241,000,000
to be satisfied via cash:-

Subsidiaries Properties to be disposed Consideration
RM
Ampang Puteri KPJ Ampang Puteri Specialist Hospital new building located at HS(M) 26550, 131,000,000
Specialist Hospital PT 25119, Mukim of Ampang, Daerah of Ulu Langat, Negeri Selangor Darul
Sdn. Bhd. Ehsan, bearing postal address KPJ Ampang Puteri Specialist Hospital, No 1,
Jalan Mamanda 9, Taman Dato’ Ahmad Razali, 68000 Ampang, Selangor
Darul Ehsan.
Penang Specialist KPJ Penang Specialist Hospital new building located at Geran Mukim 1453, 110,000,000

Hospital Sdn. Bhd. Lot 10150, Mukim 7, Daerah of Seberang Perai Tengah, Negeri Pulau
Pinang, bearing postal address KPJ Penang Specialist Hospital, No. 570,
Jalan Perda Utama, Bandar Perda, 14000 Bukit Mertajam, Pulau Pinang.

Total 241,000,000

AND THAT the Directors of the Company be and are hereby authorised to do all such acts and things and
enter into any arrangements, guarantees, agreements and/or undertakings and, sign, execute and deliver all
documents as they deem necessary or expedient in order to implement, finalise and/or give full effect to and
complete the Proposed Sale with full powers to assent to any terms, conditions, modifications, variations
and/or amendments as the Directors of the Company may deem fit, necessary and/or expedient in the interest
of KPJ or as may be imposed by any relevant authority or consequent upon the implementation of the said
conditions, modifications, variations and/or amendments to implement, finalise and/or give full effect to and
complete the Proposed Sale.”



ORDINARY RESOLUTION 2

PROPOSED LEASEBACK OF THE PROPERTIES BY THE SUBSIDIARIES OF KPJ FROM ART (FOR
AND ON BEHALF OF AL-'AQAR AS THE LESSOR) (“PROPOSED LEASEBACK”)

“THAT subiject to the passing of the Ordinary Resolution 1 and all approvals being obtained from the relevant
authorities and/or parties (if required), approval be and is hereby given to the following subsidiaries of KPJ
listed below to enter into the lease agreements with ART, being the trustee for and on behalf of Al-"Aqar
(“Lessor”) and JLG REIT Managers Sdn. Bhd. (formerly known as Damansara REIT Managers Sdn. Berhad)
(“JLGRM”), being the manager of Al-"Aqar, to lease the following properties back to the following subsidiaries
subsequent to the completion of the Proposed Sale:-

Subsidiaries Properties to be leaseback

Ampang Puteri Specialist KPJ Ampang Puteri Specialist Hospital new building located at HS(M) 26550, PT 25119,

Hospital Sdn. Bhd. Mukim of Ampang, Daerah of Ulu Langat, Negeri Selangor Darul Ehsan, bearing postal
address KPJ Ampang Puteri Specialist Hospital, No 1, Jalan Mamanda 9, Taman Dato’
Ahmad Razali, 68000 Ampang, Selangor Darul Ehsan.

Penang Specialist KPJ Penang Specialist Hospital new building located at Geran Mukim 1453, Lot 10150,

Hospital Sdn. Bhd. Mukim 7, Daerah of Seberang Perai Tengah, Negeri Pulau Pinang, bearing postal address
KPJ Penang Specialist Hospital, No. 570, Jalan Perda Utama, Bandar Perda, 14000 Bukit
Mertajam, Pulau Pinang.

AND THAT the Directors of the Company be and are hereby authorised to do all such acts and things and
enter into any arrangements, guarantees, agreements and/or undertakings and, sign, execute and deliver all
documents as they deem necessary or expedient in order to implement, finalise and/or give full effect to and
complete the Proposed Leaseback with full powers to assent to any terms, conditions, modifications,
variations and/or amendments as the Directors of the Company may deem fit, necessary and/or expedient
in the interest of KPJ or as may be imposed by any relevant authority or consequent upon the implementation
of the said conditions, modifications, variations and/or amendments to implement, finalise and/or give full
effect to and complete the Proposed Leaseback.”

ORDINARY RESOLUTION 3

PROPOSED LEASE RENEWAL OF PROPERTIES BETWEEN THE SUBSIDIARIES OF KPJ, ART (FOR
AND ON BEHALF OF AL-"AQAR AS THE LESSOR) AND JLGRM (“PROPOSED LEASE RENEWAL”)

“THAT approval be and is hereby given to the following subsidiaries of KPJ to enter into the renewal lease
agreements with ART, being the trustee for and on behalf of Al-"Agar/Lessor and JLGRM, being the manager
of Al-"Aqar, to renew the lease of the following hospitals, wellness centre and college held by the Lessor
including the Lessor’s fixtures and fittings (as described in the circular to shareholder dated 4 June 2025):-

Renewal lease period

Lease Renewal Subsidiaries Lease Renewal Properties sought
Penang Specialist Hospital Sdn. Bhd. (i)  KPJ Penang Specialist Hospital 15 years(®
(ii)  Taiping Medical Centre and TMC Health 3 years(
Centre

Maharani Specialist Hospital Sdn. Bhd. (i) KPJ Seremban Specialist Hospital (old 15 years()
building, new building and vacant land)

KPJ Healthcare University Sdn. Bhd. (i)  KPJ Healthcare University 5 years and 8 months(
(i) KPJ Healthcare College Penang 1 yeartii)



Notes:-

(i) With an option to renew for another 15 years.
(ii) With an option to renew for another 2 years
(iii) With an option to renew for another 1 year.

AND THAT the Directors of the Company be and are hereby authorised to do all such acts and things and
enter into any arrangements, guarantees, agreements and/or undertakings and, sign, execute and deliver all
documents as they deem necessary or expedient in order to implement, finalise and/or give full effect to and
complete the Proposed Lease Renewal with full powers to assent to any terms, conditions, modifications,
variations and/or amendments as the Directors of the Company may deem fit, necessary and/or expedient
in the interest of KPJ or as may be imposed by any relevant authority or consequent upon the implementation
of the said conditions, modifications, variations and/or amendments to implement, finalise and/or give full
effect to and complete the Proposed Lease Renewal.”

By Order of the Board,
KPJ HEALTHCARE BERHAD

Keh Ching Tyng (MAICSA 7050134)

(SSM Practising Certificate 202008002616)
Hana binti Ab Rahim @ Ali (MAICSA 7064336)
(SSM Practising Certificate 202408000758)
Company Secretaries

Kuala Lumpur
4 June 2025

Notes:-

Record of Depositors

1. In respect of deposited securities, only a depositor whose name appears in the Record of Depositors as at 19 June 2025 shall
be eligible to attend the EGM or appoint proxy(ies) to attend and/or vote in his/her stead. Any changes in the entries in the
Record of Depositors after the said date shall be disregarded in determining the rights of any person to attend and vote at the
EGM.

Appointment of Proxy

2. A member of the Company, who is entitled to attend, participate and vote at the EGM, is entitled to appoint a proxy or attorney
or, in the case of a corporation, a duly authorised representative, to participate in his/her place. A proxy may, but need not be,
a member of the Company.

3. A member of the Company is entitled to appoint more than one (1) proxy to attend, participate and vote at the EGM.

4. Where a member of the Company is an authorised nominee, as defined in the Securities Industry (Central Depositories) Act
1991 (“Central Depositories Act’), it may appoint more than one (1) proxy in respect of each securities account it holds with
ordinary shares of the Company standing to the credit of the said securities account.

5. Where a member of the Company is an exempt authorised nominee, which holds ordinary shares in the Company for multiple
beneficial owners in one (1) 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. An exempt authorised nominee refers to an
authorised nominee defined under the Central Depositories Act, which is exempted from compliance with the provisions of
Section 25A(1) of the Central Depositories Act.

6. Where a member appoints more than one (1) proxy, the proportion of shareholdings to be represented by each proxy must be
specified in the instrument appointing the proxies (“Proxy Form”).

7. The appointment of proxy may be made in hard copy form or by electronic means in the following manner, and must be deposited
with and received by the Company at least forty-eight (48) hours before the time appointed for holding the EGM:-

(a) In hard copy form
In the case of an appointment made in hard copy form, the Proxy Form must be deposited with the poll administrator of
the Company at Unit 32-01, Level 32, Tower A, Vertical Business Suite, Avenue 3, Bangsar South, No. 8, Jalan Kerinchi,
59200 Kuala Lumpur, Malaysia or alternatively, drop it into the Tricor Drop-in Box located at Unit G-2, Ground Floor,
Vertical Podium, Avenue 3, Bangsar South, No. 8, Jalan Kerinchi, 59200 Kuala Lumpur, Malaysia.



10.

11.

(b) By electronic form
The Proxy Form can be electronically lodged with the poll administrator of the Company via TIIH Online website at

https://tiih.online. Please refer to the Administrative Guide on the procedures for electronic lodgement of Proxy Form
via TIIH Online.

Please ensure ALL the particulars as required in the Proxy Form are completed, signed and dated accordingly.
Last date and time for lodging the Proxy Form is Tuesday, 24 June 2025 at 12:30 p.m.

Any authority pursuant to which such appointment is made by a power of attorney must be deposited at the office of the poll
administrator of the Company at Unit 32-01, Level 32, Tower A, Vertical Business Suite, Avenue 3, Bangsar South, No. 8, Jalan
Kerinchi, 59200 Kuala Lumpur, Malaysia or drop it into the Tricor Drop-in Box located at Unit G-2, Ground Floor, Vertical Podium,
Avenue 3, Bangsar South, No. 8, Jalan Kerinchi, 59200 Kuala Lumpur, Malaysia or alternatively, by electronic means via TIIH
Online website at https://tiih.online at least forty-eight (48) hours before the time appointed for holding the EGM. A copy of the
power of attorney may be accepted provided that it is certified notarially and/or in accordance with the applicable legal
requirements in the relevant jurisdiction in which it is executed.

For a corporate member who has appointed a representative, please deposit the certificate of appointment at the office of the
poll administrator at Unit 32-01, Level 32, Tower A, Vertical Business Suite, Avenue 3, Bangsar South, No. 8, Jalan Kerinchi,
59200 Kuala Lumpur, Malaysia or drop it into the Tricor Drop-in Box located at Unit G-2, Ground Floor, Vertical Podium, Avenue
3, Bangsar South, No. 8, Jalan Kerinchi, 59200 Kuala Lumpur, Malaysia or alternatively, by electronic means via TIIH Online
website at https:/tiih.online. The certificate of appointment should be executed in the following manner:

(a) If the corporate member has a common seal, the certificate of appointment should be executed under seal in accordance
with the constitution of the corporate member.

(b) If the corporate member does not have a common seal, the certificate of appointment should be affixed with the rubber
stamp of the corporate member (if any) and executed by:

(i) at least two (2) authorised officers, of whom one (1) shall be a director; or

(i) any director and/or authorised officers in accordance with the laws of the country under which the corporate
member is incorporated.
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A JCORP Company

KPJ HEALTHCARE BERHAD (Registration No. 199201015575 (247079-M))
(Incorporated in Malaysia)

PROXY FORM

*I/We

Full Name (in block letters and as per CDS account No.: No. of shares held:
NRIC/Passport/Certificate of Incorporation):

Address: NRIC No./ Passport No./ Contact No.:
Registration No.:

being a member of KPJ Healthcare Berhad (Registration No. 199201015575 (247079-M)) (“Company”), do hereby
appoint:

Full Name (in block letters and as per NRIC No./Passport No.: Proportion of Shareholdings
NRIC/P rt):

assport) No. of Shares %
Address:

*and/or
Full Name (in block letters and as per NRIC/Passport):| NRIC No./Passport No.: Proportion of Shareholdings
No. of Shares %

Address:

or failing *him/her, the Chairman of the meeting as *my/our proxy to attend and vote for *me/us on *my/our behalf at the
Extraordinary General Meeting (“EGM”) of the Company to be held at Level 8A, Menara KPJ, 238, Jalan Tun Razak,
50400 Kuala Lumpur, Malaysia on Thursday, 26 June 2025 at 12:30 p.m. or immediately after the conclusion of the
Thirty-Second Annual General Meeting of KPJ scheduled to be held at the same venue and on the same day at 10:00
a.m., whichever is later, or at any adjournment thereof.

Resolutions Description of Resolution For Against

Ordinary Resolution 1 | Proposed Sale

Ordinary Resolution 2 | Proposed Leaseback

Ordinary Resolution 3 | Proposed Lease Renewal

(Please indicate with an “X” in the spaces provided how you wish your votes to be cast. If you do not do so, the proxy shall vote or
abstain from voting at his/her discretion)

* Strike out whichever is not applicable

Signed this day of 2025

Signature and/or Seal




Notes:-

Record of Depositors

1.

In respect of deposited securities, only a depositor whose name appears in the Record of Depositors as at 19 June 2025 shall
be eligible to attend the EGM or appoint proxy(ies) to attend and/or vote in his/her stead. Any changes in the entries in the
Record of Depositors after the said date shall be disregarded in determining the rights of any person to attend and vote at the
EGM.

Appointment of Proxy

2.

10.

1.

A member of the Company, who is entitled to attend, participate and vote at the EGM, is entitled to appoint a proxy or attorney
or in the case of a corporation, a duly authorised representative to participate in his/her place. A proxy may but need not be a
member of the Company.

A member of the Company is entitled to appoint more than one (1) proxy to attend, participate and vote at the EGM.

Where a member of the Company is an authorised nominee, as defined in the Securities Industry (Central Depositories) Act
1991 (“Central Depositories Act’), it may appoint more than one (1) proxy 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 (1) 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. An exempt authorised nominee refers to an
authorised nominee defined under the Central Depositories Act, which is exempted from compliance with the provisions of
Section 25A(1) of the Central Depositories Act.

Where a member appoints more than one (1) proxy, the proportion of shareholdings to be represented by each proxy must be
specified in the instrument appointing the proxies (“Proxy Form”).

The appointment of proxy may be made in hard copy form or by electronic means in the following manner, and must be deposited
with and received by the Company at least forty-eight (48) hours before the time appointed for holding the EGM:-

(a) In hard copy form
In the case of an appointment made in hard copy form, the Proxy Form must be deposited with the poll administrator of
the Company at Unit 32-01, Level 32, Tower A, Vertical Business Suite, Avenue 3, Bangsar South, No. 8, Jalan Kerinchi,
59200 Kuala Lumpur, Malaysia or alternatively, drop it into the Tricor Drop-in Box located at Unit G-2, Ground Floor,
Vertical Podium, Avenue 3, Bangsar South, No. 8, Jalan Kerinchi, 59200 Kuala Lumpur, Malaysia.

(b) By electronic form
The Proxy Form can be electronically lodged with the poll administrator of the Company via TIIH Online website at
https://tiih.online. Please refer to the Administrative Guide on the procedures for electronic lodgement of Proxy Form
via TIIH Online.

Please ensure ALL the particulars as required in the Proxy Form are completed, signed and dated accordingly.
Last date and time for lodging the Proxy Form is Tuesday, 24 June 2025 at 12:30 p.m.

Any authority pursuant to which such appointment is made by a power of attorney must be deposited at the office of the poll
administrator of the Company at Unit 32-01, Level 32, Tower A, Vertical Business Suite, Avenue 3, Bangsar South, No. 8, Jalan
Kerinchi, 59200 Kuala Lumpur, Malaysia or drop it into the Tricor Drop-in Box located at Unit G-2, Ground Floor, Vertical Podium,
Avenue 3, Bangsar South, No. 8, Jalan Kerinchi, 59200 Kuala Lumpur, Malaysia or alternatively, by electronic means via TIIH
Online website at https://tiih.online at least forty-eight (48) hours before the time appointed for holding the EGM. A copy of the
power of attorney may be accepted provided that it is certified notarially and/or in accordance with the applicable legal
requirements in the relevant jurisdiction in which it is executed.

For a corporate member who has appointed a representative, please deposit the certificate of appointment at the office of the
poll administrator at Unit 32-01, Level 32, Tower A, Vertical Business Suite, Avenue 3, Bangsar South, No. 8, Jalan Kerinchi,
59200 Kuala Lumpur, Malaysia or drop it into the Tricor Drop-in Box located at Unit G-2, Ground Floor, Vertical Podium, Avenue
3, Bangsar South, No. 8, Jalan Kerinchi, 59200 Kuala Lumpur, Malaysia or alternatively, by electronic means via TIIH Online
website at https://tiih.online. The certificate of appointment should be executed in the following manner:

(a) If the corporate member has a common seal, the certificate of appointment should be executed under seal in accordance
with the constitution of the corporate member.

(b) If the corporate member does not have a common seal, the certificate of appointment should be affixed with the rubber
stamp of the corporate member (if any) and executed by:

(i) at least two (2) authorised officers, of whom one (1) shall be a director; or

(ii) any director and/or authorised officers in accordance with the laws of the country under which the corporate
member is incorporated.
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