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FORMAL VALUATION REPORT

63 Sungei Kadut Loop
Hisaka Industrial Building
Singapore 729484

GB Global Pte Ltd
140 Paya Lebar Road #10-09 Singapore 409015
Tel: 9853 1411 Fax: 6673 0149
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Our Ref: JC.2016
23 May 2016

Regal International Group Ltd
45 North Canal Road
#04-01 Singapore 059301

Attention: Board of Directors

Dear Sir,

Formal Valuation of 63 Sungei Kadut Loop Hisaka Industrial Building
Singapore 729484

1. PURPOSE OF VALUATION

We have been instructed by Regal International Group Ltd to prepare this valuation report for
the purpose of determining the open market value of the subject property for sale purposes.
This valuation report is confidential to and for use only by Regal International Group Ltd and for
specific purpose to which it refers.

The term ‘Open Market Value’ is intended to mean the best price at which an interest in a
property might reasonably be expected to be sold at the date of valuation assuming:-
a) awilling seller;

b) areasonable period within which to negotiate the sale, taking into consideration the
nature of the property and the state of the market;

c) values will remain static throughout the period;
d) the property will be freely exposed to the market; and

e) noaccount is to be taken of an additional bid by a special purchaser.

63 Sungei Kadut Loop Hisaka Industrial Building Singapore 729484
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2. DETAILS OF PROPERTY

i) Type : A Part 1/Part 3-storey factory building

ii) Age of Property : Circa 1990’s

iii) Land Area : 5,415.70 square metres (58,294 square feet)
iv) Floor Area : 4,710.80 square metres (50,707 square feet)

3. LOCATION AND CHARACTERISTICS OF LOCALITY

The subject property is located at Sungei Kadut Loop, off Chao Chu Kang Way at the junction of
Sungei Kadut Cres and Sungei Kadut Loop, in the Sungei Kadut Industrial Estate. The immediate
neighborhood comprises mainly JTC purpose-built industrial properties.

Prominent developments in the area include the Singapore Race Course. It is in close proximity
to the Yew Tee HDB housing estate where amenities such as food centres, markets and retail
shops are present.

Public transportation is available along the main road. The nearest MRT station is at Yew Tee
and Kranji MRT station which is located a few bus stops away. It is also accessible via the Kraniji
Expressway, Seletar Expressway and Bukit Timah Expressway.

4. TITLES AND TENURES

i)  Legal Description : MK11-1819T
i) Tenure . Leasehold 30 from 16 September 1994
iii) Other Details : Title search and any other searches with regards to

proposed road, drainage or public schemes have

not been applied for and/or made available to us.
We recommend that they be carried out through
your solicitors.
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5. TOWN PLANNING

i) 2014 Master Plan Zoning : MK11-1819T

ii) Permissible Gross Plot Ratio : Maximum 2.5

6. DESCRIPTION OF SITE

The subject property is sited on an irregular plot of land.
It has a frontage of approximately 74 metres along Sungei Kadut Loop and a depth of

approximately 76 metres. The site is flat to the road. The site is bounded by brick walls and a
metal gate.

7. DESCRIPTION OF BUILDING

The subject property comprises a purpose built factory consisting of a Part 1/Part 3-storey
factory building. Vertical access is via concrete staircase and an interlift.

8. CONSTRUCTION OF BUILDINGS

The buildings are constructed of reinforced concrete structural framework with infill brickwalls,
part glass panel fagade, reinforced concrete floors, reinforced concrete and steel structure
staircases and concrete roof.

Fenestration generally comprises aluminum framed glass windows and roller shutter doors.

9. GENERAL ACCOMMODATION AND FINISHES

i) Accommodation : 1* Storey - Warehouse, production area, show
room area, loading/unloading bay,
office area, meeting room, toilet,
pantry room, partition rooms,
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ii) Finishes

iii) Fittings

iv) Services

v) Other
Improvements

10. DATE OF INSPECTION

meeting room, lobby area, toilet

2" Storey - Lobby area, waiting area, general
office, partition rooms, toilet, pantry
toilet

3 Storey - Assembly area, warehouse area,

toilet, recreation room, pantry area,
production area

Floor - Cement screed, epoxy coated cement
screed, ceramic tiles, marble,
generally

Walls - Ceramic tiles, partitioned boards,

emulsion paint on plaster generally

Ceiling - Plaster boards, ceiling boards and
emulsion paint on plaster generally

Cassette/split unit air-conditioning systems, metal
roller shutter, high low cabinets, roller shutters,
aluminum framed windows, timber doors, cabinets,
display shelves, glass doors, down lights, etc

All main utility and Telecoms services are available.

Open and covered tiled driveway, car and lorry parking
lots, guard house, plastered brickwall/chain-linked
fencing complete with metal main gate.

The property was inspected on 20 May 2016.
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11.

12.

13.

14.

CONDITION

The production areas of the property are generally in average condition, typical of industrial
properties. The office and administrative accommodation is in good condition and well
maintained.

Note: Our inspection was an external survey and it was not a structure survey of the building or
a testing of its service installations.

OCCUPANCY

The property is currently occupied by Hisaka (Singapore) Pte Ltd.

BASIS OF VALUATION

The valuation is carried out on the subject property in its continued existing use without taking
into account any redevelopment potential it may have.

The valuation is based on the information provided to us. In the event that the given information
is revised subsequently, a revaluation is necessary.

METHOD OF VALUATION

We have adopted the Comparable Sales approach as our primary method of valuation and used
the Income approach to provide a counter check to the valuation analysis.

Comparable Sales Method

In the Comparable Sales method, a comparison and analysis is made with recent transactions of
similar properties, preferably in the vicinity. Appropriate adjustments are made for differences
in location, age, tenure, area, design and layout, condition, standard of finishes, date of
transaction and the prevailing economic conditions affecting the property market, among
others.
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Income Method

In the Income method, the estimated annual rent of the property is capitalized over the
remaining term of the lease at an appropriate rate, after deducting the property tax payable and
other outgoings to arrive at the capital value of the property.

15. VALUATION

In view of the aforementioned and having taken into consideration the prevailing market
conditions and relevant factors, we are of the opinion that the value of the subject property with
vacant possession and free from all encumbrances is as follows:-

Date of Valuation : 23 May 2016

Open Market Value : $$5,500,000/-
Singapore Dollar Five Million and Five
Hundred Thousand Only

Notes:
1. We have made no investigation of, and assume no responsibility for titles to, or liabilities
against, the property appraised.
2.  We certify that we have neither present nor prospective interest in the property appraised
or in the value reported.

For and On Behalf of
GB GLOBAL PTELTD

Yick Keng Hang

Managing Director

BSc (Est Mgt) MSISV

Appraiser’s Licence No. AD041-2002007E

Enclosures: Location Map, Site Plan, Photographs, Limiting Conditions
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Location Map

Floor Plan
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External Photographs
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Internal Photographs
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LIMITING CONDITIONS

This valuation report has been prepared subject to the following limiting conditions:-

1.

This valuation report is restricted to the use of our client or person(s) to whom this valuation
report is specifically addressed to and for the specific purpose stated therein and to be used
within a reasonable time. We disclaim any liability should it be used by other person(s) or for
any other purpose(s) or beyond a reasonable time.

Neither the whole or any part of this valuation report or any reference to it may be included
in any document, circular or statement or be published in any way without our prior written
consent to the form and context in which it may appear. We shall bear no responsibility for
any unauthorized inclusion or publication.

Where it is stated in the Report that information has been supplied to the Valuer by another
party or obtained by the Valuer from any enquiries, searches or investigations made from
any government or statutory bodies, this information is believed to be reliable. The Valuer
accepts no responsibility if this should prove not to be so.

Unless otherwise instructed, we do not normally carry out requisitions with the various
public authorities to confirm that the property is not adversely affected by any public
schemes. No requisition on road or drainage proposals has been made.

Unless expressly instructed, we do not carry out structural survey, nor do we test the
building services. We will not be able to report that the building is free from rot, infestations
or other hidden defects.

Our valuation assumes that as at the date of valuation, the property is free and clear of all
mortgages, encumbrances and other outstanding premiums, charges and liabilities.

The title to the property is presumed to be good and marketable and, unless mentioned in
this report, be free from any encumbrances, restrictions and other legal impediments. We
accept no responsibility for investigations into title, searches and requisitions and other such
legal matters.

Any sketch, plan or map in this report is for identification purposes only and should not be
treated as certified copies of areas or other particulars contained therein.

The report was prepared on the basis that we are not required to give testimony or appear
in court or any other tribunal or to any government agency by reason of this valuation
report or with reference to the property in question unless prior arrangements have been
made and we be properly reimbursed.
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