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Executive summary

The executive summary below is to be used in conjunction with the valuation report to which it forms part and is
subject to the assumptions, caveats and bases of valuation stated herein and should not be read in isolation.

Address Two Global Center, Megaworld Boulevard corner Enterprise Road, lloilo Business Park,
Mandurriao, lloilo City, Philippines.

Description The Property comprises land (leasehold), leasehold improvements including building
machinery & equipment of a site identified as Two Global Center, a PEZA-registered, Grade
A office building located at the northeast corner of Megaworld Boulevard and Enterprise
Road, extending southeast towards Festive Walk Road, just across Richmonde Hotel,
some 500 meters southwest from the corner of Megaworld Boulevard and Taft Street (lloilo
City - Aleosan Road).

Area for Land 3,702 sg.m.

Lease

Gross Floor Area | 13,202.71 sg.m. |Gross Leasable Area | 9,902.57sq.m.
Occupancy | 97% | WALE | 2.95 years
Ave. Lease Rate | PhP554/ sq.m/ month

CLIENT | MREIT, INC.

Tenure Building and building machinery & equipment - Freehold

Land - Leasehold (25 years, renewable for another 25 years)

MARKET VALUE | PhP1,045,000,000

(Income Approach) | ONE BILLION, FORTY-FIVE MILLION PHILIPPINE PESOS

Valuation date | 31 December 2021
Date of Issue | 18 March 2022
Valuation report | Two Global Center, lloilo Business Park, lloilo City | 2022-04MV Page 1

Prepared for: MREIT, Inc. | 31 December 2021
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Engagement of Santos Knight Frank

Instructions

Client

Valuation
standards

Purpose of
valuation

Conflict of interest

Responsibility to
third parties

Disclosure &
publication

Limitations on
liability

11

1.2

1.3

1.4

15

1.6

1.7

1.8

1.9

1.10

1.11

We refer to our Letter of Engagement dated 26 January 2022, to provide a
Valuation Report on the opinion of Market Value using Income Approach of that
certain Property consisting of land (leasehold), leasehold improvements, and
building machinery & equipment of a site identified as Two Global Center
located at Megaworld Boulevard corner Enterprise Road, within lloilo
Business Park, Mandurriao, lloilo City, Philippines, (“the Property”). A copy
of that document is attached herein as Appendix 2.

This valuation has been carried out by Santos Knight Frank, Inc. (“Santos Knight
Frank” or “SKF”), in accordance with our General Terms of Business for
Valuations (“General Terms of Business”), as attached as Appendix 3.

Our client for this instruction is MREIT, Inc. (“the Client”).

This valuation has been undertaken in accordance with the International
Valuation Standards, as well as other local standards.

You have confirmed that this valuation is for the purpose of possible asset
infusion to MREIT, Inc.

We confirm that we do not have any material connection or involvement giving
rise to a conflict of interest and are in a position to provide an objective and
unbiased valuation.

We are acting as external and independent valuers in this engagement.

Our valuation report is only for the use of our Client and for the purposes for which
are stated herein, and no liability is accepted to any third party for the whole or
any part of its contents.

Except for the purposes which are stated herein, neither the whole nor any part
of this valuation nor any reference thereto may be included in any published
document, circular or statement nor published in any way without our prior written
approval of the form or context in which it may appear.

No claim arising out of or in connection with this valuation report may be brought
against any member, employee, partner, director or consultant of Santos Knight
Frank, Inc. Those individuals will not have a personal duty of care to any party
and any claim for losses must be brought against Santos Knight Frank, Inc.

Santos Knight Frank, Inc.’s total liability for any direct loss or damage caused by
negligence or breach of contract in relation to this instruction and valuation report
is limited to the amount of the level of our fee, specified in the Letter of
Engagement, a copy of which is attached as Appendix 2. We do not accept
liability for any indirect or consequential loss (such as loss of profits).
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The above provisions shall not exclude or limit our liability in respect of fraud or
for death or personal injury caused by our negligence or for any other liability to
the extent that such liability may not be excluded or limited as a matter of law.

The valuation process was performed by Brig Noli M. Rosanes, under the
supervision of Jacqueline T. Guerta and Jesus Constance M. Castro, both
licensed Real Estate Appraisers. The Principal Signatory on behalf of Santos
Knight Frank, Inc. and who also reviewed the Valuation Report, is Wenceslao D.
Fuentes, Jr., also a licensed Real Estate Appraiser. We confirm that the above-
named Licensed Real Estate Appraisers are registered with the Professional
Regulation Commission (“the PRC”), having sufficient current knowledge of the
particular market and the skills and understanding to undertake the valuation
competently.

This report has been vetted as part of Knight Frank global standards.

Scope of enquiries & investigations

Inspection

Investigations

Information
provided

Valuation basis

1.15

1.16

1.17

1.18

1.19

At the time of valuation due to COVID 19, there was a travel restriction within
the locality where the Property is located. Thus, following instructions from the
Client, no actual inspection of the Property was conducted. You should note that
this significantly limits the extent to which reliance can be placed upon this
valuation report.

The extent of enquiries/investigations made is set out in our General Terms of
Business. In carrying out this instruction we have undertaken verbal and
internet-based enquiries referred to in the relevant sections of this report. We
have relied upon this information as being accurate and complete.

In this report, we have been provided with information by the Client. We have
relied upon this information as being materially correct in all aspects. In
particular, we detail the following:

e Vicinity Map, Floor Plans and Floor Area Tabulations

e Building Profile

e Master Development Plan

e Lease Contract

e RentRoll

e Financial Statements

¢ Income and Expense Projections

e Historical and Current Occupancy

In cases where we were not provided with documents or information, we did our
own enquiries as outlined and stated in the report. Any assumptions in lieu of
the lack of information is also set out in the relevant sections of this report.

In accordance with your instructions, we have provided an opinion of value on
the basis of Market Value.



Market Value (MV)

Valuation date
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1.21
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Our valuation is made on the basis of Market Value which is defined under IVS
2019 as “the estimated amount for which an asset or liability should exchange
on the valuation date between a willing buyer and a willing seller in an arm’s-
length transaction, after proper marketing and where the parties had each acted
knowledgeably, prudently and without compulsion.”

In this definition, it is assumed that any transaction shall be based on cash or
its equivalent consideration. Our valuation has been made on the assumption
that the owner sells the Property on the open market without the benefit of a
deferred terms contract, leaseback, joint venture, management agreement or
any similar arrangement which would affect the value of the Property.

It is further assumed that title to the Property is good, marketable and free from
liens and encumbrances, and that fee simple ownership is transferable.

The values shall be free and clear of all mortgages, without regard to VAT
payments, gains taxes, transfer taxes, recording fees, etc. and expressed in the
local currency (PhP). No allowances are to be made for any disposal costs or
liabilities, or for taxation upon sale.

The valuation date is 31 December 2021.
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2 The Property

Location

Address 2.1 The Property is identified as Two Global Center, an office building located at the
northeast corner of Megaworld Boulevard and Enterprise Road, extending
southeast towards Festive Walk Road, within lloilo Business Park, Mandurriao
District, lloilo City, Philippines.

The Property is situated just across Richmonde Hotel, some 500 meters
southwest from the corner of Megaworld Boulevard and Taft Street (lloilo City -
Aleosan Road), around 980 meters southwest from the corner of Senator
Benigno S. Aquino Jr. Avenue (Old lloilo-Capiz Road) and Taft Street, roughly
1.6 kilometers northwest from SM City lloilo and approximately 6.2 kilometers
northwest from lloilo City Hall.

Below is a satellite image of the district courtesy of Google Maps showing the
Property and its relation to the immediate vicinity.

Note: Image courtesy of Google Maps.

Valuation report | Two Global Center, lloilo Business Park, lloilo City | 2022-04MV Page 6
Prepared for: MREIT, Inc. | 31 December 2021
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2.2 The street plan below shows the location of the Property.

2.3

2.4
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The Property is located in lloilo Business Park, a 72-hectare mixed use, master
planned development by Megaworld Corporation. It is located on the site of the
former lloilo Airport, in Mandurriao District. The Park is an integrated township
project featuring a commercial district, a lifestyle mall, office buildings catering to
business process outsourcing firms, boutique and deluxe hotels, residential
condominiums and a convention center.

Some of the notable developments in the nearby areas include SM City lloilo,
Gaisano Capital lloilo, Ateneo de lloilo, QualiMed Hospital, Avida Towers Atria,
Atria Park District, Western Visayas Medical Center, and Robinsons Place Jaro,
among others.

The Property fronts Megaworld Boulevard, an arterial road that connects to
Mandurriao-Molo Road (R. Mapa Street) on the southwest and Benigno S. Aquino
Jr. Avenue (Old lloilo-Capiz Road) on the northeast, providing excellent access to
other major sections of the metropolis. Public transport like jeepneys and taxicabs
are available throughout the day along Megaworld Boulevard.

Other community centers like post office, churches, hospitals, and public and
private schools are likewise accessible from the Property.

We were provided with a copy of the Draft Contract of Lease covering the
underlying land, executed by and between Megaworld Corporation, as the
Lessor, and MREIT, INC, as the Lessee.

Some of the salient details of the contract are as under:
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e The land lease period shall commence upon the issuance of
MREIT shares in the name of Megaworld Corporation via property
for share swap. This Contract and shall expire twenty-five (25)
years thereafter (Initial Lease Period) unless sooner terminated as
provided in the contract, with the Lessee having the option to renew
for twenty-five (25) years (Renewed Lease Period) on such terms
and conditions mutually acceptable to the parties.

e As consideration for the lease, Lessee shall pay the lessor Rent
equivalent to:

From 01 July 2023 to 30 June 2025: Two and a Half
Percent (2.5%) of gross rental income for office and
retail properties; and

From 01 July 2025 onwards: Five Percent (5%) of gross
rental income for office and retail properties

e The rent is exclusive of Value Added Tax (VAT), Documentary
Stamp Taxes (DST) and other taxes accruing by reason of the
execution of this Contract, which shall be borne by the Lessee. The
VAT shall be included in the payment of the Rent to Lessor. The
five percent (5%) Expanded Withholding Tax (EWT) shall be
withheld by the Lessee from the Rent and timely remitted to the
Bureau of Internal Revenue (BIR) for credit to Lessor. Lessee shall
furnish Lessor with the corresponding withholding tax certificate for
the sums withheld. The tax rates are subject to the prevailing law
at the time of payment. Should the tax rates increase during the
term of this Contract, the rent corresponding to the net amount to
be received by Lessor by virtue of this Contact, shall not in any
case be reduced;

e The rent payable to the Lessor is due every quarter in arrears. The
rent shall be paid in the form of manager’s check of a reputable
bank acceptable to the Lessor at Lessor’s main office or at any
other convenient place designated by Lessor, on or before the 5™
day of the succeeding quarter, without need of notice or demand;

e All Estate Dues shall be timely and fully paid by the Lessee to the
Estate Association on their due dates pursuant to the rules and
regulations adopted by the Estate Association.

Based on other information provided by the Client, below are additional
details of the contract:

¢ Rent payment commencement date is on July 1, 2023;

e Areafor Land Lease is 3,702 sq.m. Reportedly, it forms part of Lot
4, Pcs-06-005277, covered by Transfer Certificate of Title No. 095-
2010001061 with an area of 12,900 sqg.m., issued in favor of
Megaworld Corporation.

Tenure 2.6 As evidenced by the Contract of Lease above, ownership rights to the Land is
leasehold.
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Terrain 2.7 The terrain of the land is generally flat. Its finished elevation is slightly higher than
the existing grade of the fronting roads.

Description of Leasehold Improvements
Improvements and 2.8 Based on documents provided to us by the Client, this is an office building
Machinery & identified as Two Global Center, described below:

Equipment Two Global Center —

This is a four (4)-storey, PEZA-registered, Grade A, reinforced
concrete-framed office building with LGU Safety Seal. Construction of
the building was reportedly completed sometime in year 2014. The
building is currently being used by Startek.

Architectural details and/or finishes of the building consist of
reinforced concrete footings and foundations, reinforced concrete
floor slabs at all levels, reinforced concrete columns, girders and
beams construction. External finishes consist of mainly concrete
hollow block walls of plastered cement / painted finish and with fixed
glass panels on aluminium frames. Interior finishes comprise of
porcelain tiles floor finish on common areas and walkways, gypsum
board with metal framing ceiling, tempered clear glass on aluminum
frame windows, and glass panel, flush-type, steel and PVC-type
doors.

The building is provided with mechanical and electrical services such
as elevators, air conditioning and ventilating system, cooling tower,
standby power supply, electrical power and distribution system,
domestic water supply system, overhead water tank, fire-fighting &
fire protection system, and CCTV & security monitoring. The building
is painted and provided with complete electrical lighting and plumbing
facilities. Based on the floor area tabulation provided to us by the
Client, the building has a total gross floor area of about 13,202.71
sg.m.

Tenure 2.9 We were advised that the Client owns the improvements described above. As
stated, the land is covered by a Lease Agreement. We have, however, treated
the improvements as freehold.

Accommodation

Measurement 2.10 Based on the information provided to us by the Client, the building has a total
gross floor area of approximately 13,202.71 sg. m.

Condition
Scope of 2.11 As we have not done an ocular inspection of the Property, we have assumed that
Inspection the Property is free from urgent or significant defects or items of disrepair.

2.12  Likewise, we have not been able to carry detailed on-site measurement to verify
the site and gross floor areas of the Property and we have no reason to doubt
the truthfulness of the areas shown on the documents provided to us.
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2.13  Forthe machinery, our assessment was based on the premise that the machinery
is in a condition commensurate with age and normal usage.

2.14 Machinery and/or equipment were disclosed to us as complete units i.e.,
machinery and/or equipment are meant to include all parts and accessories
normally comprising the unit.

Comments 2.15 We have assumed that the Property is in sound order and free from structural
faults, rot, infestation or other defects, and that the services are in a satisfactory
condition.

Ground conditions 2.16 We have not been provided with a copy of a ground condition report for the site.
We have assumed that there is no adverse ground or soil conditions and that the
load bearing qualities of the site are sufficient to support the building.

Services
2.17 We have assumed that main supplies of electricity and water are provided to
the Property. Telephone communication facilities are likewise assumed
available. Sewer and drainage are believed to be discharged to the building’s
sewerage system.

Tenancies

Tenancy 2.18 We have been provided with the tenancy information by the Client and have

Information relied on the information as being correct. We made reference to this alongside
the Contract of Leases made available to us. No additional verification has been
undertaken.

2.19 Based on the rent roll provided, total leasable area is 9,902.57 sq.m.

2.20 The Property currently has Business Process Outsourcing (BPO) companies
and some retail tenants. Based on the figure below which summarizes the
tenancy profile of the Property, BPOs currently take up 91% of the Property’s
leasable area followed by retail tenants at 5%.

Tenancy Profile

Source: SKF/MREIT

Valuation report | Two Global Center, lloilo Business Park, lloilo City | 2022-04MV Page 10
Prepared for: MREIT, Inc. | 31 December 2021
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2.21 As of 31 December 2021, the Property is about 97% occupied with a Weighted
Average Lease Expiry (WALE) of 2.95 years. It has been noted that leased
areas will expire in the years 2023 and 2024 with 4% and 96% of leased area
respectively.

Lea

se Expiry Profile

Source: SKF/MREIT

Roadways and Access

Roadways 2.22 Based on a copy of Master Development Plan provided to us, the Property
enjoys frontage along Festive Walk Road. A copy of the said Master
Development Plan is attached herewith as Appendix 4.

Megaworld Boulevard is about 30 meters wide, Enterprise Road is about 6
meters wide while Festive Walk Road is about 12 meters wide. All roads are
concrete-paved and provided with curbs and gutters, cemented sidewalks and
underground drainage system.

Access 2.23 Inreporting our opinion of value, we have assumed that there are no third-party
interests between the boundary of the Property and the abutting roads and that
accordingly the Property has unfettered vehicular and pedestrian access.

Environmental Considerations

Flooding 2.24 Being situated within a well-planned commercial business district, we are
ascertained that the Property is not within an indicative floodplain and that there
is therefore a minimal risk of flooding.

Contamination 2.25 As stated in the General Terms of Business, investigations into environmental
matters would usually be commissioned from suitably qualified environmental
specialists. Santos Knight Frank, Inc. is not qualified to undertake scientific
investigations of sites or buildings to establish the existence or otherwise of any
environmental contamination, nor do we undertake searches of public archives
to seek evidence of past activities which might identify potential for
contamination.

2.26  Subject to the above, while carrying out our valuation inspection, we have not
been made aware of any uses conducted at the Property that would give cause
for concern as to possible environmental contamination. Our valuation is
provided on the assumption that the Property is unaffected.



Highest and Best Use

2.27

2.28

Photographs
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“Highest and Best Use” is defined as the most profitable likely use to which a
property can be put. The opinion of such use may be based on the highest and
most profitable continuous use to which the Property is adapted and needed, or
that use of land which may reasonably be expected to produce the greatest net
return to land over a given period of time. Alternatively, it is that use, from among
reasonably probable and legal alternative uses, found to be physically possible,
appropriately supported, financially feasible, and which results in highest land
value.

Considering the Property’s size, shape, topography, current zoning classification
and the prevailing land uses and development in the area, we are of the opinion
that the existing commercial land development is the highest and best use of
the Property. Market and economic conditions are supportive of this continued use.

Interior Views of Two Global Center (Pictures provided by the Client)

2.29 Other photographs of the Property are attached at Appendix 5.

Valuation report | Two Global Center, lloilo Business Park, lloilo City | 2022-04MV Page 12
Prepared for: MREIT, Inc. | 31 December 2021
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The purpose of this appraisal is to estimate the Market Value of the Property. In
any given valuation exercise, market value can be arrived at using either one or
a combination of the three (3) approaches to value, namely: Market (or Direct
Sales Comparison) Approach, Income Approach, and the Cost Approach. The
determination of the appropriate approach for a given property is based on the
quality and quantity of data available, particularly its relevance to the Property
under appraisement. If more than one valuation approach is utilized, the resulting
values are reconciled to produce a final value conclusion.

Due to the nature of the Property and the purpose of this appraisal, we have used
the Income Approach to value. The Market (or Direct Sales Comparison)
Approach and Cost Approach were not used.

The Income Approach is applicable to the valuation of income producing
properties, business enterprise as well as the valuation of intangible assets.
This approach measures the current value of an asset by calculating the
present value of its future economic benefits by discounting expected cash
flows at a rate of return that compensates the risks associated with the
particular investment.

The discounted cash flows, or DCF valuation is the most popular
fundamental approach in valuing the future economic benefits of a projected
income stream. DCF measures actual yield rather than paper income for the
asset/business owner and the analysis of DCF is widespread and mandatory
in the various fields of business making DCF-based valuation ideal.

The valuation process, briefly stated, consists of the following:
e Estimation of the revenues generated;
e Estimation of the costs and expenses related to the operations of the
development;
e Estimation of an appropriate discount rate; and
e Discounting process using an appropriate discount rate to arrive at
an indicative market value

The discount rate was computed using the build-up method - calculated by
adding together the different variables. The basic formula for the traditional build-
up model is:

Discount Rate=Rf + P+ MR + LR

Where Variable Proxy Statistic
Rf Risk Free Rate PDEX Risk Free Rate
P Equity Risk Premium Country Risk
MR Management Risk

LR Liquidity Risk
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The variables that were used to generate the Discount Rate are exhibited in the
table below, along with the sources and/or dates as at or nearest the 31
December 2021 valuation date.

Risk Free Rate (10Y) 4.82% As of 31 December 2021, BVAL PDEX
Equity Risk Premium 3.00% As of 22 October 2021, OECD
Management Risk 0.80%
Liquidity Risk 0.90%
3.7  The following assumptions were used to arrive at the Discount Rate using the
Build-Up Method.

Risk Free Rate 3.8  For purposes of this valuation, we have adopted, as risk-free rate, the 10-year T-
bond rate from PDEx. The Philippine Dealing & Exchange (PDEx) system
appointed Bloomberg as technology partner for the electronic trading and
surveillance system for the government and corporate bonds traded in its market.
PHP BVAL Reference Rates replaced the PDST Reference Rates which were
then calculated and published daily by PDEx. The PHP BVAL Reference Rate
dated 31 December 2021 - the valuation date, was used for this valuation
exercise (image shown below).

Tenor BVAL Rate Today BVAL Rate Previous Day
M 1.0148 1.0797
3M 1.0945 11211
&M 1.2693 1.2679
1Y 1.6597 1.6523
2Y 2.6781 2.6648
3Y 3.2512 3.2169
ay 3.7690 3.7264
5Y 4.1966 4.1553
7Y 4.6311 4,5963
| 1ov 4.8222 4.8!:;]

207 50908 S.u7

25Y 5.0840 5.0699

Equity Risk 3.9 We adopted the country risk premium estimated by the Organisation for

Premium Economic Co-operation and Development (OECD) at 3%. The Country Risk
Classification Method measure the country credit risk and is based on two
components: the Country Risk Assessment Model which produces a
qualitative assessment of the country credit risk based on the payment
experience of the participants, their economic and financial situation; and the
gualitative assessment of the Model which considers the political risk and
other risk factors. Shown below is an excerpt of said table.

Country Risk Classifications
of the Participants to the Arrangement on Officlally Supported Export Credits
Valid as of: 22 October 2021

140 PNG Papua New Guinea 6 6
14 PRY Paraguay 5 5
142 PER Peru k) 3
0 O O 2 Y YT 3 3

144 POL Poland - - (6)

Valuation report | Two Global Center, lloilo Business Park, lloilo City | 2022-04MV Page 14
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The Management Risk refers to the estimated premium to compensate for
the burden of management, while the Liquidity Rate refers to the ease (or
the difficulty) with which an investment can be sold or made. A review was
done and we have arrived at the following: Management Risk was classified
into four categories, with the corresponding rates: Poor — 1.2; Average — 1.0;
Above Average - 0.90 and Excellent - 0.80 while Liquidity Risk has three (3)
categories: Poor —1.2; Average — 1.0; and Good — 0.90. After the said review,
we deemed it appropriate to use 0.80% for Management Risk and 0.90% for
Liquidity Risk.

Resulting Discount Rate used for this valuation is 9.52%, or say, 9.5%.

A discount rate is used to calculate the present value of future projections of
a benefit stream when growth varies from year to year. However, if growth
is estimated to remain constant at throughout the life of the investment, a
capitalization rate is often used. In its most basic form, the relationship
between discount rate and capitalization rate can be summarized as follows:

Capitalization Rate = Discount Rate — Growth

For purposes of this valuation, a long-term growth rate of 4.5% has been
assumed, thus resulting to a Capitalization Rate of 5.0%.

We relied on the historical and projected assumptions brought about by our
research and as provided by the Client. These financials were analysed to
ensure reasonableness by comparing projected revenue growth rates and
other operating expenses based on historical performance. Based on
interviews with the representatives of the company, projections were
prepared to reflect the current and expected future market conditions.

Revenues
Cashflow projection starts in 2022 for a period of 10 years.

The revenues come from the rental of office units and retail units. In
estimating the annual rents of the subject units, we have adopted the
contract rents as appearing in the copy of the rent roll and lease contracts
provided to us by the Client for the occupied units. After the expiration of the
contract, we assume renewals for a period of 5 years.

Aside from the monthly rentals from leasable areas, revenues likewise
include CUSA Dues which are likewise charged to the tenants monthly on a
per sq.m. basis. These dues are for common and/ or shared utilities, facilities
and services.

It would be important to note that as the building administrators, they collect
the said dues as a cost recovery mechanism for all expenses related to the
day-to-day operations of the building and its common areas.
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Occupancy assumptions were based on the actual performance of the
Property as well as the prevailing trend in the subject area taking into
consideration the forecasted effect of the global pandemic in the office
market. We have further assumed a vacancy allowance for the whole
cashflow period to account for unanticipated vacancies brought about by
early terminations and non-renewals, and rental concession requests from
tenants. Average vacancy allowance assumed in the cashflow is 5%

We used actual escalation rates indicated in the rent roll for all existing
leases up until their lease expires. After which, an average escalation of 5%
was then be applied year on year until the end of the cash flow.

Cost & Expenses

Operating Costs and Expenses are assumed to be an average of
approximately 15% of the Total Net Revenues. Operating costs and
expenses included are basically divided in to two — direct operating expenses
and other operating expenses. Direct operating expenses include the
following: association dues (for non-occupied leasable spaces), real property
taxes (if applicable) and land lease payments. On the other hand, other
operating expenses include the following: PM & FM expenses, general and
admin expense and business taxes.

These percentage allocations were from the historical and projected
performance of the Property.

Annual Capital Expenditures (CAPEX) for the entire cashflow period, on the
other hand, was assumed to be 3% of the Net Leasing Revenues. CAPEX
are expenditures that would create future benefits to the Property/business.
It is usually incurred when the property owner spends to add value to the
existing fixed asset that would allow an extension of the asset’s life beyond
its normal useful years.

a. Earnings Before Income Tax, Depreciation and Amortization (EBITDA) for
the whole duration of the cashflow shall be discounted at the derived
Discount Rate of 9.5%.

b. The sum of discounted cashflows of the Property represents the Market
Value of the Property.

The Discounted Cashflow showing the estimated Market Value of the Property
is attached as Appendix 6.

Market Value is defined in the 2019 International Valuation Standards as:
“The estimated amount for which an asset or liability should exchange on the
valuation date between a willing buyer and a willing seller in an arm’s length
transaction after proper marketing and where the parties had each acted
knowledgeably, prudently and without compulsion.”
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The valuation date is 31 December 2021.

Our valuation is necessarily based on a number of assumptions which have been
drawn to your attention in our General Terms of Business, Letter of Engagement
and within this report.

Whilst we have not provided a summary of all these assumptions here, we would
in particular draw your attention to a key assumption that we relied on a very
considerable extent on the information provided by the Client and have assumed
that documents provided to us such as contract of lease, gross floor area
tabulation, floor plans, building tenancies and other relevant matters are factual.
We were also advised by the Client that no material facts have been omitted from
the information provided.

We have assumed that the title of the Property is clean and free of any liens and
encumbrances.

As instructed by the Client, Parking Level is excluded in the valuation coverage.
We have thus derived the Market Value of the Building using Income Approach
by excluding the revenues the parking generates.

In applying Income Approach to value, we have considerably relied on the
information provided to us by the Client which includes the following: lease
contracts, revenue and expense projections, historical and projected
occupancies. Upon expiration of contracts, we estimated the lease rates based
on the acceptable escalations in the market.

Revenue and expense items without adequate supporting documents were not
considered in the financial projections.

Premised on the foregoing, are of the opinion that the Market Value of the
Property, valued as of 31 December 2021, is:

PhP1,045,000,000 (ONE BILLION, FORTY-FIVE MILLION PHILIPPINE
PESOS).

We attach a copy of our valuation calculations at Appendix 6.
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Note: The outbreak of the Novel Coronavirus (COVID-19), declared by the World Health Organization as a “Global Pandemic”
on 11" March 2020, has impacted global financial markets. Travel restrictions have been implemented by many countries. In
the Philippines, market activity is being impacted in all sectors. As at the valuation date, we consider that we can attach less
weight to previous market evidence for comparison purposes, to inform opinions of value. Indeed, the current response to
COVID-19 means that we are faced with an unprecedented set of circumstances on which to base a judgement. Our valuation
is therefore reported on the basis of “material valuation uncertainty” per IVS 103 of the International Valuation Standards.
Consequently, less certainty — and a higher degree of caution — should be attached to our valuation than would normally be
the case. Given the unknown future impact that COVID-19 might have on the real estate market, we recommend that you
keep the valuation of this property under frequent review.

Value forwarded ..oooveeveiiiiiiiiiiiiiiiiieeannns PhP1,045,000,000

Signatures

For and on behalf of
SANTOS KNIGHT FRANK, INC.

/

JESUS CONSTAIPCE M. CASTRO, cpve
Director

7
JAC(élJELI E T. GUERTA, crv®
Director

Licensed Real Estate Appraiser

PRC Reg. No. 423

Date Issued and Validity: 04/14/2011 - 12/22/2022
PTR No. 8883632 - 01/26/2022; Makati City

TIN 185-543-916

Reviewed (but not undertaken by):

y 7’4
WENCEAL A0 8. FUENTES, JR., cPve

Director

Licensed Real Estate Appraiser

PRC Reg. No. 422

Date Issued and Validity: 08/20/2020 - 04/15/2023
PTR No. 8883634 - 01/26/2022; Makati City

TIN 117-704-257

Licensed Real Estate Appraiser

PRC Reg. No. 949

Date Issued and Validity: 07/19/2011 - 05/04/2023
PTR No. 8883629 - 01/26/2022; Makati City

TIN 901-308-499
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Appendix 1 - Assumptions, Limiting Conditions and Disclaimers

Basis of Value Our valuation is made on the basis of Market Value which is defined under 1VS 2019 as “the estimated amount for which an asset or liability should exchange
on the valuation date between a willing buyer and a willing seller in an arm’s-length transaction, after proper marketing and where the parties had each acted
knowledgeably, prudently and without compulsion.”

In this definition, it is assumed that any transaction shall be based on cash or its equivalent consideration. Our valuation has been made on the assumption
that the owner sells the Property on the open market without the benefit of a deferred terms contract, leaseback, joint venture, management agreement or any
similar arrangement which would affect the value of the Property.

It is further assumed that title to the Property is good, marketable and free from liens and encumbrances, and that fee simple ownership is transferable.

The values shall be free and clear of all mortgages, without regard to VAT payments, gains taxes, transfer taxes, recording fees, etc. and expressed in the
local currency (PhP). No allowances are to be made for any disposal costs or liabilities, or for taxation upon sale.

Property Rights The rights appraised in this report are the property rights in fee simple, free and clear. "Fee simple" is defined as absolute ownership, without limitations to
appraised any particular class of heirs or restrictions, but subject to the limitations of eminent domain, escheat, police power and taxation.

We assume that the fee simple interest is marketable and in compliance with the applicable laws of the Philippines.

Fractional When the study contains a valuation relating to an estate in land that is less than the whole fee simple estate, the value reported for such estate relates to a
Interests: fractional interest only in the real estate involved, and the value of this fractional interest plus the value of all other fractional interests may or may not equal
the value of the entire fee simple estate which is considered the whole.

When the valuation report contains an allocation of the total valuation between land and building improvements, such allocation applies only under the existing
program of utilization. The separate valuations for land and building cannot be used in conjunction with any other valuation/appraisal and will be invalid if so
used.

Assumptions: The valuation is based on the condition of the economy and the purchasing power of the Philippine Peso as of the effective date of valuation.

We have assumed that the floor areas provided us have been calculated in accordance with engineering standards, and assumed herein to be true and
correct.

Any maps or plot plans reproduced and included in the report are intended only for the purpose of showing spatial relationship. They are not necessarily
measured surveys or measured maps, and we will not be responsible for topographic or surveying errors. The appraiser has made no survey of the Property.
No liability will be assumed for soil conditions, bearing capacity of the subsoil or for engineering matters related to proposed or existing structures.

Information Legal descriptions, including leases, information, maps, signed or unsigned surveys, estimates and opinions furnished or made available to the appraiser and
Supplied contained in this study were obtained from sources considered reliable and believed to be true and correct. However, no responsibility for accuracy and legality
By Others of such items furnished can be assumed by the appraiser.

Information provided by informed local sources, such as government agencies, financial institutions, Realtors, buyers, seller and others, was weighed in the
light in which it was supplied and checked by secondary means; however, no responsibility is assumed for possible misinformation.

Legal Issues: This valuation assumes no responsibility for the validity of legal matters affecting the Property. The ownership history reported in this valuation is based on
the appraiser’s research of public records, which are assumed to be accurate and complete. It is not the intent of the valuation to offer a legal opinion of title.
It is further assumed that the Property has good title, responsible ownership and competent management. Any liens or encumbrances which may now exist
have been disregarded.

The appraiser is not required to give testimony or attendance in court by reason of this valuation, with reference to the Property in question, unless
arrangements have been previously made.

Liability: The liability of Santos Knight Frank, Inc. and its directors and employees is limited to the addressee of this report only. No accountability, obligation or liability
to any third party is accepted. In the event we are subject to any liability in connection with this engagement, regardless of legal theory advanced, such liability
will be limited to the amount of fees we received for this engagement.

Environmental It is assumed that there is full compliance with all applicable Philippine environmental regulations and laws unless non-compliance is stated, defined, and
Conditions: considered in this appraisal report.
Town Planning: It is assumed that all applicable zoning and use regulations have been complied with, unless a nonconformity is stated, defined and considered in the study.

It is also assumed that all required licenses, certificates of occupancy, consents, or other legislative or administrative authority from the Philippine government
or private entity or organization have been or can be obtained or renewed for any use on which the value estimate contained in this study is based.

Condition of We have inspected the improvements and structures. However we have not carried out a structural survey nor tested any of the services or facilities, nor have
Improvements: we inspected unexposed or inaccessible portions of the building, and are therefore unable to state that these are free from defect, rot, infestation, asbestos or
other hazardous material. We have therefore, viewed the general state of repair of the Property and advise that we did not notice any obvious signs of structural
defect or dilapidations. Furthermore, the Property appears to be in reasonable condition having regard to its age and use and unless otherwise stated.

We also assume that the building complies with all relevant statutory requirements in respect of matters such as sanitary, building and fire safety regulations
and standards.

Valuation Santos Knight Frank uses any one or a combination of the Market Data Approach, the Cost Approach, and the Income Capitalization Approach. Each
Methodology: methodology begins with a set of assumptions. The result is the best estimate of value Santos Knight Frank can produce, but it is an estimate and not a
prediction or guarantee and it is fully dependent upon the accuracy of the assumptions as to income, expense and market conditions. These primary
methodologies use market derived assumptions, including rents, yields and discount rates, obtained from analyzed transactions. We do not represent
ourselves as experts for data, such as economic, demographic or construction costs, which has been obtained from external sources.

Others: This report and valuation shall be used only in its entirety and no part shall be used without the whole report. It may not be used for any purpose other than
the intended purpose mentioned herein. Possession of this report or any copy thereof does not carry with it the right of copying or publication. All copies will
originate from Santos Knight Frank, Inc. and will be signed and dated as such. Neither the whole nor any part of the report or any reference to our name, our
valuation and our report may be included in any document, circular or statement nor published without our prior written consent to the form and context in
which it may appear.

The delivery and acceptance of this report completes this assignment.




&> santos TILAK

Appendix 2 - Letter of Engagement

QB santos TIEoik

26 Janvary 2022

MREIT, INC.

180 Foor, Alance Global Tower Our ref: L22.0121-028
361 Sreet camer 110 Avenue

Uptown Bonifaco, Taguig City

Alonton: MR, KEVIN ANDREW L. TAN
Preswdent and Chial Executive Officer

Subject: Proposal for Professional Valuation Services
Dear Wr. Tan,
Tarms of Engagemant for Valuation Services

Thank you for your mlerest in ow Valuation Services. We refer 10 your inviation of 25 January 2022
requesting Santos Knight Frank, Inc. ("SKF") to submit a proposal for valuation (the “Valuaton”) n respect of
the propertes detaded below (the “Propertes”),

Ths proposal, ogether with sur General Teams of Business for Vaduation Senvices ("General Terms”), sely
out our tarms of engagement for camying out this Insyructon. Once agreed and signed, this proposal shall
consMule our Lefter of Engagement (“Leller), This Letier and the General Terms (logeter, the
“Agreement”) exclude any other lerms which are not specfically agreed to us in witing. To he exiont that
there is any incansistency between the Letier and the General Terms, his Letter shall take precedence,

1. Client
Qur Chient foe this Valuaton s MREIT, Inc. (e "Client”, “MREIT™, "you" of “your").

2. Overview of Vauation Sorvices
The Clent requires the Valuaton for the ollowing:

o The vale of any of he Propartes 1hat are heid by MREIT at the eénd of each of he calendar years
2021, 2022 and 2023 {"F nancial Reporing”),

+ The value of any of the Properties 1o be infused inlo MREIT at any point in time from he date of this
Ageement 1 31 December 2023 (Possie Asset Infusion”),

Fnancial Reporting and Possible Asset Infusion represent two distinct and separate services and the refated
Professional Fees are s out below.

Progosal for Vatatm Seraon. NRET, INC

Uy Pap 1

Al e ared Voelettued propaty gl e el L0 ey e e conterd provibend B Uhe progmnty of Uhe reaped tve Cortard covrer el 1y U orote Ded by spd ke oo py i or
ctfwr renl et property by ancd tranthen wd sty st to L et o 1y urier 1 b sl Yeatee

Valuation report | Two Global Center, lloilo Business Park, lloilo City | 2022-04MV Appendices 2
Prepared for: MREIT, Inc. | 31 December 2021



&S santos T rank.

Knight
&P santos TN
3. Purposa of Valuation

The Valuason s provided solely for Financal Reporting and Possble Asset Infusion 1o MREIT (logether "the
Transaction”) and, n accordance with clause 4.1 of our General Torms, may not be used for any other
purpose without our express written consent.

Frnancial Reporting is required by the statulory auditoc of MRET (currently Punongbayan & Araulio) in order
to finalise he audit of he financial statements of MREIT for the year ended 31 December 2021 and the
yewrs endng 31 December 2022 and 2023, Once finlised the sudiled Inancal statements shall be
submitted to he Securifes and Exchange Commisson ("SEC") and the Philippine Stock Exchange {"PSE”).

Possibie Asset Infusion will be implemented by way of properties for-share swaps and IS appiication for a
Tax-Free Exchange Ruling with the Bureau of Internal Revenue ("BIR"). The attnbuted values wil be made
accessible in Me public domain as pant of he regulatory requirements o the Transaction (incuding
disclosures 1o SEC, PSE and BIR),

4, Properties to be Vaued
According 1o the iformation hat you have provided, the Properties will cover the following:

FINANCIAL REPORTING
The Propertes 1o be vaued for each of the year ended 31 December 2021 and the years ending 31
December 2022 and 2023 are as follows:

1. 1800 Eastwood Avenue Building {(GLA appeex. 34 738,18 SOM), Esstwood Avenue caner
Crchard Road, Brgy. Bagumbayan, Eastwood City, Quezon City

2. 1880 Eastwood Avenue Building (GLA appeox. 33,743 82 SOM) Eastwood Avernue comer
Orchard Road, Brgy. Bagumbayan, Eastwood City, Quezon City

3. E Commerce Plaza (GLA approx. 2),94020 SQM), Garden Road, Begy. Bagumbayan,
Eastweod City, Quezon City

4. Three World Square (GLA approx. 21,216.63 SOM), Upper McKinley Road, Begy  Pinagsama,
Taguig Caty,

5 Two World Square {GLA approx. 2128640 SOM), Upper McKinley Road, Brgy. Pnagsama,
Taguig Caty.

6. One World Square (GLA approx. 30 481.74 SQM), Upper McKinley Road corner Florence Way
camer North Road, Brgy. Pinagsama, Taguig Ciy

7. BI10 Upper McKinley (GLA apprex. 19.937.50 SQM), Upper Mc Kinley Road, Brgy. Pmagsama,
Taguig Gty

8. 18/20 Upper McKinley (GLA approx. 19,413.81 SOM), Upper Mc Kinley Road, Begy.
Pinagsama, Taguig City

9. One Techno Place (GLA approx. 9,548.70 SOM), liolo Business Park along Access Road, Brgy.
Buhang Mandurmao, lialo City

10. Richmonde Tower and Hotel
* Richmonde OfficeTower (GLA approx. 6,354.75 SQM), lodo Busness Park, Arport Road,

Brgy. Abeto, Mirasol, Mandumao, lolio oty
* Richmonde Hotel (GLA approx, 6,769.14 SQM), fodo Business Park, Arport Road, Brgy.
Abeto, Mirasol, Mandurmao, Bodlo City

Froposd| i Valsion Service MRBT, ING.
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1. World Finance Plaza (GLA approx. 2502425 SOM) Uppar McKinley Road, Mo Kinley Hill,
Taguig Cay

2. Two Techno Place (GLA approx. 10808 90 SOM) kodo Busness Park along Access Road,
Brgy. Buhang Mandumao, llodo Gty

3. Three Techno Place (GLA approx, 956790 SOM) licdo Business Park along Access Road,
Brgy. Buhang Manduriao, liolio City

4. One Giobal Conter (GLA approx. 10,301 SOM) liodo Business Park, Fodo City

POSSIBLE ASSETINFUSION

Based on the nformaton that you have provided us; the llowing assets are scheduled for Possiblo
Asset Infusion at any point in tme from the date of s Agreement o 31 December 2023 You have
categonized these assels as “First Tranche™ and “Second Tranche” as foliows:

Eicst Tranche

One West Campus (GLA approx. 9,704.3 SOM) McKinley West, Taguig City
Five West Campus (GLA approx. 10, 129 SOM) McKinley Wes!, Taguig City
Festive Walk 2B {GLA approx. 8,747 SOM) lialo Business Park, llodo Oty
Two Global Center {GLA spprox. 89026 SOM) licio Business Park, llolo City

bWN -

Sscond Tranche

Two West Campus (GLA approx. 9,481 .90 SOM) MeKnley West, Tagug Cay

Three West Campus (GLA approx. 10,105 SOM) McKnley West, Taguig City

Ten West Campus (GLA approx. 35,69540 SOM ) McKitey West, Taguig City

1/2/3 West Campus (Retail) {GLAS apgrox. 521650 SOM ), McKinley West, Tagusg City.
5/67 West Campus (Retall) (GLA appmox. 1,770 SOM) McKinley Weat, Tagug City
Science Hub Tower 1 (GLA approx. 21,614.40 SOM) Upper McKinkey Road, Mc Kinley Hil,
Taguig Cay

7. One World Center (GLA approx. 583980 SOM), Mactan Newtown, Mactan, Cebu

8. Two World Conter {GLA approx. 8,460, 30 SOM), Mactan Newiown, Mactan, Cobu

9. Global One Building (GLA approx. 34 495 10 SOM), Eastwood City, Quezon City

10. Toechno Plaza 1 (GLA approx 15,057 50 SQM), Eastwood City, Quezon City

11. One Fintech Place (GLA approx. 18,156.70 SOM) llodlo Business Park, llolo Gty

12 Festive Walk 18 (GLA 9,039.90 SQM) liofo Busness Park, fodo City

SoaLN -

The above Estings under the headings 'First Tranche™ and "Second Tranche” are subject 1o change at
any time. SKF reserves the night 1o vary the terms of this Agreement based on e ming, number, nature
and phy sical location of assets (o be nfused © MREIT,

Deta#s of he First and Second Tranche assets are set out at Annex A to this Agreement. The Valuation
shall exchude all olher propertes not speclied in this Agresment,

Progosal for Vatato Seean. MRET, INC
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5. Valuation Date
The Vahation Date for each of the services will be as oliows:

* Financial Reporting 31 December 2021, 2022, and 2023 or at an alternate date to be agreed
between SKF and MREIT; and

* Possible Assel Infusion: as at the date of assel infusion or al an allernate dale Yo be agreed
between SKF and MREIT.

6. Valuation Standards
The Vakation will be undertaken iIn compiance with Infernatonal Valuaton Standards 20 19 ("IVS"),

7. Conflicts of Interest

For ths Valsation, we are actng as independent, third-party valuers. We coafirm that we do not have any
material connection o Involvament gving rse 1o a confict of inlerest and are In a poSiton 16 provide an
objective and unbiased valuation,

8. Competence Disclosure

The valuers, actng on behalf of SKF, are Real Estate Valuers icensed and regulated by the Phiippine
Professonal Regutaton Commission (PRC). Addonal vatiers may be used at e sole discretion of
SKF.

We confirm that we meet the equirements in having sufficent current knowledge of the particular market
and the skills and understandng 1o urdenake his Valudion compelently,

9.  LUimitation of Liability and Restrictions on Use

Clause 31 of the General Terms lmits our Esbiity to the ovel of fee for this engagement Nothing in ths
Agreement exdudes or limits our kabiity 1o the extent that such kabdity may not be excuded o lmited as
amatter of apphcable faw,

Third party reliance
Clause 4.2 of he Generd Terms states hat no Kabity is acoepled to any third party for the whole or any
part of he Vahation.

Disclosure

Clauses 43 1 46 o the General Terms Bmits disciosure and generally prohibits publication of he
Valuaton. As staled theremn, the Valuation is confidential o the Clent and neither the whole nor any part
of the report or any reference o our name, our valuaton and our reports may be included in any
document, circular or siatement nor publshed without our prior written consent (o the form and context in
which it may appear.

10. Basis of Valuation
The Vaksaton wil be undenaken on the basis of FFair Value for Finanaal Reporting and Market Value for
Possible Asset Infusion defined as ollows:

Proposs! for Vohaion Ssrvoe BRBT, INC. B L2200
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Falr Value, defned urder International Fnancid Reporting Standards (IFRS) 13, and mensoned on
Intematonal Valsation Standads {IVS) 2019, as “the price that would be received 10 sell an assel or paid
1o fransfer 3 Eabilty in an orderdy transacton between markal particpants al the measurement dale”.

Market Value of the sutject Propertes defned under VS 2019 as The estmaled amount for which an
assel or kabilty should exchange on the Valuaton dale betweon a wiling buyer and a wiling seller in an
anms-endgh transachon, after proper markeling and where he parties had each acted knowledgeably,
prudenty and without computsion ”

11. Assumptions

The Valuaton will be subject to SKFs Standamd Assumption and Liming Conditons, which will be
Incorporated Info the vahmtion report. In addiion, the valuaton may be subject 1 Specal Assumptions
and Premise of Valuaton,

12. Scope of Work

The scope of work refers 1o the extent of the process of cdlecing and reporting data. A dear and
accurate desapton of he scopo of the engagement is desirable o profect other parties whose relance
on the report may be affected. Scope-ofwork includes, bt 15 not imited 1o the following:

a. |dentfy and/or descrnibe the conditons and characlenstics of the asset/s hat are relevant 1o the
purpose of the Valuaton,

b. Collect, verify and analyse all avalable information applcable 1o the Valuaton;

¢. Document he detalls of the valuaton procedures and he vanous assumption and parameters
used in the Valuaton;

d. Analyse and apply he appropnate approach/es to vaue,

e. Determine an cbjectve value, which a serious nvestar is ikdy to consider as a scund basis lor
negotiaions, by apphication of infernationally accepted appraisal methodologees for the offered
stake and in accordance with he Philippine faws;

{. Submitthe vanous Valuaton Reports with the indicated values as at the agreed Valuaton Dates.

13. Valuation Methodology

In estmating the value of the Propertes, ! may be necessary 1o use any one of a combinaton of he
itvee (3) approaches © value, namely. 1) Cost Approach, 2) Sakes Comparison Approach, and 3) Income
Capitalzaton Approach. The determinaton of the appropriate approachies) for a given property is based
on the quakty and quantity of datla avadable, particularly its relevance 10 the properly undéer apiraisement.
If more than one valuaton approach is uliized, the resuling values are reconcied o produce a final value
concluson.

a. The Cost Approach is based on the prinopée of substitution, which holds that an infoamed buyer
would not pay more for a gven propesly han the cost of an equally desrable allematve. The
methodology of he Cost Appeoach s a set of procedures that estimale the current reproducton
cost of the improvements, deducts accrued deprecaton from all sources, and adds e vake of
the land.

Prop s for Vakaton Burscs . NRET, INC g e 12209 U2
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b. The Direct Sales Companson or Market Data Approach is a method of comparing prices paid for
comparable propertes sold o offered for sale in he markel against he subject property. The
waight given to this approach is depondent on the avallabiity of recent confirmed Estings/sales of
propectes considered comparable to the property under appraisement These Estngs/sold
propertes are compared 1 the subject in key unts of companson, Appropdate adjustments are
made for differences betwean the subject and the comparables, resultng in adjusted sdes values
for each of he comparables. These adjusied values are hen reconcied for a value conclision by
the Sales Companson Data Gnd.

c. The Income Capitalzaton Approach s a mathod in which the appraiser denves an indication of
vaue for income producing property by converting anficipaled future benefits into current property
vaue. The different techniques that can be uilized 1 accomplish this inclde direct capiaiization,
meongage-equty capitalzaton and discounted cash flow analyss.

All thvee methods are based on an analysis of a property’s operatng income. However, in

comphance (o the requrements, we wil adopt he most commonly used lechnques for esSmating
the vabe of leasabie areas or propertes which is the discounted cash fow analysis.

Discounted Cash Flow Analysis {DCF ) comverts a semes of anlicipated periodic mcome streams
and he anicipdled netl proceeds of a fulure property sale 10 present value, This approach
requires frecasting all fulure cash flows durng an anicipated holding period, estmatng the
resale (reversionary) value at e end of the hading period, selectng an appropriate discount
period, and converting he fulure cash fows nlo present value.

The determnation of the appropriate approach (es) Jor a given properly is based on he qualty and
quantty of data avadable, parficulaty its relevance 1o the property under appraisement. if more than one
vauation approach s uliized, he resuliing vakues are reconaied 10 produce a find value conchusion

Considenng the scope of work and purpose of fus engagement, we shall value the Propertes using
income approach, specically discounted cash flow method, only.

14, Reporting Currency
The Vahation wil be reporied n Philppine Peso (PhP),

15. Required Information
We will rely on information provided 1o us bty you and will assume I 10 be comrect, This mformaton will be
robed upon by us in this Valuation, subject only o any wrification that we have agreed © undariake

Information provided by informed local sources, induding, but not imiled 1o, government agences,
fnancial ns¥utions, realiors; buyers; and sallers, will be considered in the context in which it is supplied
and checked by secondary means, however, SKFF assumes no réspons ibilty for possitie misinformation,

Where we express an opmion in respect of (or which depends upon) legal issues, any such opinion must
be verfied by your legal adveers before any Valuation can be reled upon.
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Please inform us as 1o whether there has been a purchase prio recently agreed or ransacied In respect
of the Property. Piease note that the Valuation will comment as 1o whether any such information has been
rovealed and if not, will contain a further request that this information must be provided o us before he
Valuaton B reled upon.

16. Timelines and Delivery
We will endeavor 10 submil our reporting as follows

FINANCIAL REPORTING
Far the year ended 31 Decembar 2021 the proposed tmefine is as folows:
o Clent will provide al Required Information (as set out above) 1 SKF on Tharsday, 27 January
2022,
s Should SKF identify that any of the Required Information is missing / mcomplede, this matter will
be reparted 1o the Clent on Friday, 28 January 2022,
s Clent wil provide any messing / incompiete Required Infoomation 1o SKF on Sawrday, 28 January
2022,
*  SKF will submit an Advance Valuaton Summary Report (prepared in Microsoft Excel) 1o he
Client on Wednesday, 16 February 2002,
*  The Chent wll submit all comments on the Advance Valuaton Summary Report to SKF on
Thursday, 17 February 2022,
*  SKF wil reviow all comments submifled and dscuss with the Clent as needed with a view ©
submitting he Draft Valuaton Summary Report on Friday, 18 February 2022; and
¢ Subject © the Clhents confrmation of e content of the Drafl Valuaton Summary Repart, SKF
will submit the Fnal Valuation Summary Reportio the Clent on Monday, 7 March 2022,

The above limeline 5 subject 1 the provison of all Required Information within the deadines set out
above and the immediate signature of fus Agreement (dong with he required initiad payment ) by MREIT.

For the years ending 31 December 2022 and 2023 the proposed tmeine will be determined based on the
number, nature and physical location of the Propertes that have been infused into MREIT as a those

reportng dates.

ASSET INFUSION
The proposed timeline will be datermined based on the timing, number, nature and physicd location of
the Propertes hal are 1o be infused into MREIT at any future date.

For the antiopated First Tranche of asset nfuson, the proposed timeling is as follows:

«  Chent wil provde al Required Information (as set out above) o SKF on Thursday, 27 January
2002;

*  Should SKF dentify that any of he Required Informaton is missing / incampiete, this matter will
be reparted (o the Clent on Friday, 28 Janwary 2022;

«  Chent wil provide any missing | incomplete Requared Information fo SKF on Saturday, 29 January
2022,

Froposd | for Vakaton Burves NRET, INC

e Pap AT

MLt e resbodtued propaty rg i et ery boon e content provded B the property of e repec e o bt oweer @ ey Do prote bed by sppdabte oo oy gt or
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e SKF will submit an Instal Vauation Summary Report {(prepared in Microsoft Excel) 1o the Cient on
Monday, 7 Febeuary 2022;

*  The Cient wil submit all comments on the Inial Valuaton Summary Report to SKF on Tuesday,
8 February 2022,

¢ SKF will review all comments submitied and decuss with the Cient as needed with a wew ©
submittng the Draft Valuation Summary Report and Draft Vahstion Report on Wednesday, 9
February 2022, and

*  The Chent will submit find comments and notice o proceoed with the submission of the Final
Vauation Report to SKF on Thursday, 10 February 2022,

¢ Sutject b he Chert's confirmation of he content of he Drafl Valuaton Summary Report, SKF
will submit he Final Valuation Summary Reportto the Cent on Frday 11 February 2022

17. Report Format
The Final Valiation Report will be n narative format, which is complant with IVS. Reports wil present
discussions of the data, reasoning and analyses that were used to develop the Valuation.

18. Taxes
Professional Fees shal be subject 1o the addaon of VAT at 12% (f apphcable). VAT s payable at the same
tme and n he same manner as the consideraton 1o which i relates,

Professional Fees shall be paid to SKF by the Clent net of Withhoiding Tax (f applicable). Withholding Tax
shall automasically be withheki by the Clent and a certificate of tax withheld shall be issued by the Chent ©
SKF.

Comresponding to the payment of the Professonal Fees raceived, SKF shall issue BIR-registered dfficial
receipts {ORs) 1o the Clent comgiiant to he BIR OR Issuance reguiatons.

19. Miscellaneous
In acoordance with cause 104 of the General Terms, f you cancel or lerminate his Agreement at any
stage, we will charge abortive fees equivalent © 70% of the total Prafessional Fees for he Valuation.

In accordance with dause 105 o the General Terms, if SKF is instructed b provide senvices beyond he
scope of this Agreement, such additional services shall be provided by SKF at rates 10 be mutually agreed in
writing with the Clent.

Where additional work i3 requesied afer we have issued the Valuaton, please note that we cannot
guaraniee he avaidabily of the lead valuer or any addiional valuers that may have been involved in he
preparaton of the Valuation (especally whare such requests are received an short notice), Please note also
that we will require sufficient time for completion of such additional work .

Prop o fr Valaton Sinae’ NRBT, INC W Rl

o uary 202 Fapid o
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20. Acceptance

Pleasa sign and retum a copy of fus Lefter signifying your acceptance of the terms of the Agreement. We
reserve the righl Yo withhold any Valuaton and / or refrain from discussing # with you until this Letler has
been countersigned and refumed,

Your attenton is drawn 10 the "Important Notice” in the General Terms. If you have any questions regarding
ths Leller and | of e tarms of the Agreement, please let us know bekwe signing this Letier,

Thank you for choosng Santos Knight Frank, Inc. and we ook forward 1o working with you on ths ampornant

engagement.

Sincarely,

For and on behall of Apgroved and toby:
SANTOS KNIGHT FRANK, INC. MRET, |

v:{’ /
- Y
KEVIN ANDREW L. TAN
President and Chief Executive Officer
Date
M (63-017)8653712
Noted by

CELIA N. ROCAMORA
Opersbions Director

Prog asd | fr Yalaton Burges. MRET, INC.
. " !
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Appendix 3 - General Terms of Business

General Terms of Business for Valuation Services

These General Terms of Business (the “General Terms”) and our
Letter of Engagement (the “Letter”), together form the agreement
between you and us (the “Agreement”). References to “you”, “your”
etc. are to persons or entities who are our client and, without prejudice
to clauses 3 and 4 below, to any persons purporting to rely on our

Valuation.

Unless the context otherwise requires, all other terms and expressions
used but not defined herein shall have the meaning ascribed to them in
the Letter.

When used herein or in the Letter, the term “Valuation” shall mean any
valuation report, advance report, supplementary report or
subsequent/update report, produced pursuant to our engagement and
any other replies or information we produce in respect of any such report
and/or any relevant property. Any words following the terms
“‘including”, “in particular” or any similar expression shall be construed
as illustrative and shall not limit the sense of the words preceding those
terms.

All of the terms set out in these General Terms shall survive termination
of the Agreement.

1. Santos Knight Frank, Inc.
11.

ERTR )

Santos Knight Frank, Inc. (“Santos Knight Frank”, “our”, “us”,
“‘we”) is a Philippine corporation with Securities and Exchange
Commission (SEC) Registration Number A199818549.

1.2. Our registered office is at 10/F Ayala Tower & Exchange Plaza,
Ayala Avenue, Makati City where a list of members may be
inspected.

1.3. Any representative of Santos Knight Frank, Inc. described as
Director is either a member or an employee of Santos Knight Frank,
Inc. and is not a member of the Board of Directors. The term
Director has been retained because it is an accepted way of
referring to senior professionals. The term “Santos Knight Frank
Person” shall, when used herein, mean any member, employee, or
consultant of Santos Knight Frank, Inc.

1.4. Our Tax Identification Number (TIN) is 201-626-570-000.

1.5. The details of our professional indemnity insurance will be provided

to you on request.
1.6. Santos Knight Frank, Inc., being a corporation, is regulated by the
Philippine Securities and Exchange Commission (SEC). It is also
an SEC-accredited asset valuer. In accordance with reportorial
filings with the SEC, it may be necessary to disclose valuation files
to them. By instructing us, you give us your permission to do so.
Where possible we will give you prior notice before making any
such disclosure, although, this may not always be possible. We will
use reasonable endeavours to limit the scope of any such
disclosure and to ensure any disclosed documents are kept
confidential.
1.7. Valuations will be carried out in accordance with the 2019 edition of
the International Valuation Standards (IVS) by valuers who conform
to its requirements and with regard to relevant statutes or
regulations. Our senior valuers are Real Estate Appraisers licensed
and regulated by the Philippine Professional Regulation
Commission (PRC).

2. Governing law and jurisdiction

. The Agreement and any dispute or claim (including non-contractual
disputes or claims) arising out of or in connection with it or its subject
matter or formation or any Valuation shall be governed by and
construed in accordance with Philippine laws.

2.2.

3.1

3.2.

33.

34.

35.

3.6.

3.7.

4.2.

43.

4.4,
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Philippine courts shall have exclusive jurisdiction to settle any
dispute or claim (including non-contractual disputes or claims)
arising out of or in connection with this Agreement or its subject
matter or formation or any Valuation. This will apply wherever the
relevant property or the client, or any relevant third party, is located
or the service is provided.

Limitations on liability

Subject to clause 3.7, our maximum total liability in connection with
or arising out of this Agreement and/or its subject matter and/or the
Valuation is limited to our total service fees as set out in the Letter.

Subject to clause 3.7, we will not be liable for any loss of profits or
for indirect or consequential loss or damages.

Subject to clause 3.7, any limitation on our liability will apply
however such liability is or would otherwise have been incurred,
whether in contract, tort (including negligence), for breach of
statutory duty, or otherwise.

Except as set out in clauses 3.5 and 4.7 and 4.8 below, no third
party shall have any right to enforce any of the terms of this
Agreement.

No claim arising out of or in connection with this Agreement may be
brought against any Santos Knight Frank Person. Those
individuals will not have a personal duty of care to you or any other
person and any such claim for losses must be brought against
Santos Knight Frank, Inc. Any Santos Knight Frank Person may
enforce this clause but the terms of this Agreement may be varied
by agreement between the client and Santos Knight Frank, Inc. at
any time without the need for any Santos Knight Frank Person to
consent.

No claim, action or proceedings arising out of or in connection with
the Agreement and/or any Valuation shall be commenced against
us after the expiry of the earlier of (a) two years from the Valuation
Date (as set out in the relevant Valuation) or (b) any limitation period
prescribed by law.

Whether or not specifically qualified by reference to this clause,
nothing in the Agreement shall exclude or limit our liability in respect
of fraud, or for death or personal injury caused by our negligence or
negligence of those for whom we are responsible, or for any other
liability to the extent that such liability may not be so excluded or
limited as a matter of applicable law.

Purpose, reliance and disclosure

. The Valuation is prepared and provided solely for the stated

purposes. Unless expressly agreed by us in writing, it cannot be
relied upon, and must not be used, for any other purpose and,
subject to clause 3.7, we will not be liable for any such use.

Without prejudice to clause 4.1 above, the Valuation may only be
relied on by our Client. Unless expressly agreed by us in writing the
Valuation may not be relied on by any third party and we will not be
liable for any such purported reliance.

Subject to clause 4.4 below and for the stated purposes, the
Valuation is confidential to our Client and must not be disclosed, in
whole or in part, to any third party without our express written
consent (to be granted or withheld in our absolute discretion). No
liability is accepted to any third party for the whole or any part of any
Valuation disclosed in breach of this clause.

Our appraisers are not required to give testimony or attendance in
court by reason of this Valuation with reference to the property in
guestion, unless arrangements have been previously made.



45.

4.6.

4.7.

438.

5.1.

52.

53.

54.

Except for the stated purposes, neither the whole nor any part of the
Valuation and/or any reference thereto may be included in any
published document, circular or statement nor published in any way
whatsoever whether in hard copy or electronically (including on any
website) without our prior written consent and approval of the form
and context in which it may appear.

Where permission is given for the publication of a Valuation, neither
the whole nor any part thereof, nor any reference thereto, may be
used in any publication or transaction that may have the effect of
exposing us to liability for actual or alleged violations of SEC
Memorandum Circular No. 2, series of 2014 (Guidelines on Asset
Valuations) or Republic Act No. 8799 (Securities Regulation Code),
as amended and its Implementing Rules and Regulations.

You agree that we, and/or any Santos Knight Frank Person, may
be irreparably harmed by any breach of the terms of this clause 4
and that damages may not be an adequate remedy. Accordingly,
you agree that we and/or any Santos Knight Frank Person may be
entitled to the remedies of injunction or specific performance, or any
other equitable relief, for any anticipated or actual breach of this
clause 4.

You agree to indemnify and keep fully indemnified us, and each
relevant Santos Knight Frank Person, from and against all liabilities,
claims, costs (including legal and professional costs), expenses,
damages and losses arising from or in connection with any breach
of this clause 4 and/or from the actions or omissions of any person
to whom you have disclosed (or otherwise caused to be made
available) our Valuation otherwise than in accordance with this
clause 4.

Knight Frank network

Santos Knight Frank, Inc. is a member of an international network
of independent firms which may use the “Knight Frank” name
and/or logos as part of their business name and operate in
jurisdictions outside the Philippines (each such firm, an
“Associated Knight Frank Entity”).

Unless specifically agreed otherwise, in writing, between you and
us: (i) no Associated Knight Frank Entity is our agent or has
authority to enter into any legal relations and/or binding contracts on
our behalf; and (i) we will not supervise, monitor or be liable for any
Associated Knight Frank Entity or for the work or actions or
omissions of any Associated Knight Frank Entity, irrespective of
whether we introduced the Associated Knight Frank Entity to you.

You are responsible for entering into your own agreement with any
relevant Associated Knight Frank Entity.

This document has been originally prepared in the English
language. If this document has been translated and to the extent
there is any ambiguity between the English language version of this
document and any translation thereof, the English language version
as prepared by us shall take precedence.

Severance

If any provision of the Agreement is invalid, illegal or unenforceable,
the parties shall negotiate in good faith to amend such provision so
that, as amended, it is legal, valid and enforceable and, to the
greatest extent possible, achieves the intended commercial result
of the original provision. If express agreement regarding the
maodification or meaning or any provision affected by this clause is
not reached, the provision shall be deemed modified to the
minimum extent necessary to make it valid, legal and enforceable.
If such modification is not possible, the relevant provision shall be
deemed deleted. Any modification to or deletion of a provision
under this clause shall not affect the validity and enforceability of the
rest of this Agreement.

7.2.

7.3.

74.

8.1.

10.

%
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Entire agreement

. The Agreement, together with any Valuation produced pursuant to

it (the Agreement and such documents together, the “Contractual
Documents”) constitute the entire agreement between you and us
and supersedes and extinguishes all previous agreements,
promises, assurances, warranties, representations and
understandings between you and us, whether written or oral,
relating to its subject matter.

Subject to clause 3.7 above, you agree that in entering into the
Agreement you do not rely on, and shall have no remedies in
respect of, any statement, representation, assurance or warranty
(whether made innocently or negligently) that is not expressly set
out in the Contractual Documents. You further agree that you shall
have no claim for innocent or negligent misrepresentation based on
any statement set out in the Contractual Documents.

The Letter and these General Terms shall apply to and be
incorporated in the contract between us and will prevail over any
inconsistent terms or conditions contained or referred to in your
communications or publications or which would otherwise be
implied. Your standard terms and conditions (if any) shall not
govern or be incorporated into the contract between us.

Subject to clause 3.7 and clause 6, no addition to, variation of,
exclusion or attempted exclusion of any of the terms of the
Contractual Documents will be valid or binding unless recorded in
writing and signed by duly authorised representatives on behalf of
the parties.

Assignment

You shall not assign, transfer, mortgage, charge, subcontract,
declare a trust over or deal in any other manner with any of the rights
and obligations under the Agreement without our prior written
consent (such consent to be granted or withheld in our absolute
discretion).

Force majeure

. Neither party shall be in breach of this Agreement nor liable for delay

in performing, or failure to perform, any of its obligations under this
Agreement if such delay or failure results from events,
circumstances or causeswhich could not be foreseen, or which,
though foreseen, were inevitable.

Our fees

10.1.Without prejudice to clause 10.3 below, you become liable to pay

our fees upon issuance of the Valuation. For the avoidance of
doubt, unless expressly agreed otherwise in writing, the payment of
our fees is not conditional on any other events or conditions
precedent.

10.2.1f any invoice remains unpaid after 30 days of the date on which it

is presented, we reserve the right to charge interest, calculated
daily, from the date when payment was due until payment is made
at 3%

10.3.1f we should find it necessary to use legal representatives or

collection agents to recover monies due, you will be required to pay
all costs and disbursements so incurred.

10.4.1f an appraisal analysis is ordered and the assignment is cancelled

before completion, we reserve the right to receive compensation,
by way of damages, in an amount equal to 70% of the total fee for
the assignment.

10.5.1f you delay the instruction by more than 30 days or materially alter

the instruction so that additional work is required at any stage or if
we are instructed to carry out additional work that we consider (in
our reasonable opinion) to be either beyond the scope of providing
the Valuation or to have been requested after we have finalised our
Valuation (including, but not limited to, commenting on reports on



title), we will charge additional fees for this work. Such additional
fees will be calculated on the basis of a proportion of the total fee by
reference to reasonable time and expenses incurred.

10.6.Where we agree to accept payment of our fees from a third party,

11.

12.

13.

14.

15.

16.

17.

such fees remain due from you until payment is received by us.

Anti-bribery and corruption and Anti-Money Laundering
We agree that throughout the term of our appointment we shall:

(a) comply with all applicable laws, statutes, regulations, and codes
relating to anti-bribery and corruption and Anti-Money
Laundering laws (the “Relevant Requirements”);

(b) not engage in any activity, practice or conduct which would
constitute an offense;

(c) maintain  anti-bribery, anti-corruption, and anti-money
laundering policies to comply with the Relevant Requirements
and any best practice relating thereto; and

(d) promptly report to you any request or demand for any undue
financial or other advantage of any kind in connection with the
performance of our services to you.

Portfolios

Properties comprising a portfolio, unless specifically agreed with
you otherwise, will be valued separately and upon the assumption
that the properties have been marketed individually and in an
orderly manner.

Land Register inspection and searches

We are not required to undertake searches, validations or
inspections of any kind for title or price paid information in any
publicly available land registry.

Title and burdens

We will assume, unless specifically informed and stated otherwise,
that each property has good and marketable title and that all
documentation is satisfactorily drawn and that there are no unusual
outgoings, planning proposals, onerous restrictions or local
authority intentions which affect the property, nor any material
litigation pending.

Disposal costs and liabilities

No allowance is made in our Valuation for expenses of realisation
or for taxation which may arise in the event of a disposal and our
Valuation is expressed as exclusive of any VAT that may become
chargeable. Properties are valued disregarding any mortgages or
other charges, including commissions.

Sources of information

We rely upon the information provided to us by you, as to details of
tenure and tenancies, planning consents and other relevant
matters, as summarised in our Valuations. Legal descriptions,
including leases, information, maps, signed or unsigned surveys,
estimates and opinions furnished or made available to the appraiser
and contained in this study were obtained from sources considered
reliable and believed to be true and correct. However, no
responsibility for accuracy and legality of such items furnished can
be assumed by the appraiser.

Identity of property to be valued

We will exercise reasonable care and skill (but will not have an
absolute obligation to you) to ensure that the property, identified by
the property address in your instructions, is the property inspected
by us and contained within our valuation report. If there is ambiguity
as to the property address, or the extent of the property to be valued,
this should be drawn to our attention in your instructions or
immediately upon receipt of our report.

18.

19.

%
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Boundaries

Any maps or plot plans reproduced and included in the report are
intended only for the purpose of showing spatial relationship. They
are not necessarily measured surveys or measured maps, and we
will not be responsible for topographic or surveying errors. The
appraiser has made no survey of the property. No liability will be
assumed for soil conditions, bearing capacity of the subsoil or for
engineering matters related to proposed or existing structures.

Planning, highway and other statutory regulations

19.1.Enquiries of the relevant planning and highways authorities in

respect to matters affecting properties, where considered
appropriate, are normally only obtained from the corresponding
government agency. We can only state whatever current conditions
may be. We recommend that formal written enquiries should be
undertaken by your lawyers who should also confirm the position
with regard to any legal matters referred to in our Valuations.

19.2.1t is assumed that all applicable zoning and use regulations have

been complied with, unless a nonconformity is stated, defined and
considered in the study. It is also assumed that all required licenses,
certificates of occupancy, consents, or other legislative, regulatory,
or administrative authority from the Philippine government or private
entity or organization have been or can be obtained or renewed for
any use on which the value estimate contained in this study is
based.

19.3.We assume that the premises comply with all relevant statutory

20.

21

22.

23.

24,

requirements including environmental, building, fire, and sanitation
regulations.

Property insurance
Our Valuation assumes that each property would, in all respects, be
insurable against all identifiable risks.

Building areas and age

Where so instructed, areas provided from a quoted source will be
relied upon. Any dimensions and areas measured on location or
from plan/s are calculated and are quoted to a reasonable
approximation, with reference to their source. Where the age of the
building is estimated, this is for guidance only.

Structural condition

Building, structural and ground condition surveys are detailed
investigations of the building, the structure, technical services and
ground and soil conditions undertaken by specialist building
surveyors or engineers and fall outside the normal scope of a
valuation. Since we will not have carried out any of these
investigations, we are unable to report that any property is free of
any structural fault, rot, infestation or defects of any other nature,
including inherent weaknesses due to the use in construction of
deleterious materials. We do reflect the contents of any building
survey report provided to us in advance, or any defects or items of
disrepair of which we are advised or which we note during the
course of our ocular inspections but otherwise assume properties
to be free from defect.

Ground conditions

Unless informed otherwise in writing, we assume there to be no
adverse ground or soil conditions and that the load bearing qualities
of the sites of each property are sufficient to support the building
constructed or to be constructed thereon.

Environmental issues

24.1.Investigations into environmental matters by suitably qualified

environmental specialists would usually be commissioned by most
responsible purchasers or chargees of higher value properties or
where there was any reason to suspect contamination or a potential
future liability. Furthermore, such investigation would be pursued to
the point at which any inherent risk was identified and quantified
before a purchase proceeded. Where we are provided with the



conclusive results of such investigations, on which we are instructed
to rely, these will be reflected in our Valuations with reference to the
source and nature of the enquiries. We would endeavour to point
out any obvious indications or occurrences known to us of harmful
contamination encountered during the course of our valuation
enquiries.

24.2 However, we are not environmental specialists and therefore we do

25.

26.

not carry out any scientific investigations of sites or buildings to
establish the existence or otherwise of any environmental
contamination, nor do we undertake searches of public archives to
seek evidence of past activities which might identify potential for
contamination or any other environmental searches. If we are not
provided with the results of appropriate investigations as outlined
above and where there is no obvious indication of harmful
contamination, our Valuation will be provided on the assumption
that the relevant property is unaffected. Where we are informed that
contamination is suspected or confirmed, but adequate
investigation has not been carried out and made available to us,
then the Valuation will be qualified only by reference to it.

Minerals, timber, airspace etc.

Unless specifically agreed otherwise in writing and so stated within
the main body of the relevant Valuation, we do not value or attempt
to value or take into account any potential income stream or other
beneficial or detrimental effect or other factor relating to
undiscovered or unquantified mineral deposits, timber, airspace,
sub-ground space or any other matter which would not be openly
known in the market and considered to have value.

Legal advice

26.1.We are appointed to provide valuation opinion(s) in accordance with

our professional duties as Appraisers. The scope of our service is
limited accordingly. The valuation assumes no responsibility for the
validity of legal matters affecting the property. It is not the intent of
the valuation to offer a legal opinion of title. Any liens or
encumbrances which may now exist have been disregarded. We
are not qualified legal practitioners and we do not provide legal
advice and any statements made by us, or advice given, in a legal
context should be construed accordingly.

26.2.Where appropriate we will liaise with your legal advisors. However,

we accept no responsibility for any work carried out by them and we
will not be liable for anything contained in legal documentation
prepared by them.

26.3.Where we consider itis necessary for the provision of the Valuation

27.

and/or specifically agree to do so, and any additional fees we
require for this work are agreed, we will read legal documents
(including leases, licences etc.), however, (save for any comment
concerning the impact of our interpretation of such documents on
value) our interpretation of such documents cannot be relied upon
to be legally correct. Where we do interpret legal documents, we
will, for the purposes of providing our Valuation, assume our
interpretation to be correct.

Loan security

Where instructed to comment on the suitability of property as a loan
security we are only able to comment on any inherent property risk.
Determination of the degree and adequacy of capital and income
cover for loans is the responsibility of the lender having regard to
the terms of the loan.

28.

20.

30.

31
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Build cost information

In the provision of valuation services we do not hold ourselves out
to have expertise in assessing build costs. Where our instruction
requires us to have regard to build cost information, for example in
the valuation of properties with development potential, we strongly
recommend that you supply us with build cost and other relevant
information prepared by a suitably qualified construction cost
professional, such as a quantity surveyor. The Valuation will be
stated to have been arrived at in reliance upon the build cost
information supplied to us by you. In the absence of any build cost
information supplied to us, we may have regard to published build
cost information. Build costs produced using this approach must be
assumed to be unreliable or inaccurate; any reliance which can be
placed upon our Valuation in these circumstances is severely
restricted. Specialist professional advice on the build costs should
be sought by you. If you subsequently obtain specialist build cost
advice, we recommend that we are instructed to review our
Valuation.

Reinstatement assessments

A reinstatement assessment for insurance purposes is a specialist
service and we recommend that separate instructions are issued
for this specific purpose. If an indication is required as a check
against the adequacy of existing cover this should be requested and
will be so stated in the body of the relevant Valuation. Any indication
given is provided for guidance only and must not be relied upon as
the basis for insurance cover. In any event, our reinstatement
assessment should be compared with the owner's and if there is a
material difference, then a full reinstatement valuation should be
reconsidered.

Comparable evidence

Where comparable evidence information is included in our
Valuation, this information is often based upon our oral enquiries
and its accuracy cannot always be assured, or may be subject to
undertakings as to confidentiality. However, such information
would only be referred to where we had reason to believe it or where
it was in accordance with our expectation. In addition, we have not
inspected comparable properties.

Valuation bases

Valuations are carried out on a basis appropriate to the purpose for
which they are intended and in accordance with the relevant
definitions, commentary and assumptions. The basis of valuation
will be agreed with you and specified in the Letter and in the relevant
Valuation.

Important Notice

If you have any queries relating to this Agreement please let us
know as soon as possible, and in any event before signing the
Letter and/or giving us instructions to proceed.

Your instructions to proceed, preferably signing on the space
provided for under the Letter, will constitute your acceptance to
use our services on the terms of the Agreement.

Accordingly, our commencement of work pursuant to your
instructions shall constitute acceptance of your offer and as
such establish the contract between us on the terms of the
Agreement.



Knight
<’ Santos Frank

Appendix 4 - Master Development Plan
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Appendix 5 - Photographs

Machinery and Equipment

Pictures provided by the Client
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MREIT,INC. Appendix 6 - Valuation Calculation (Income Approach - DCF)

as of 31 December 2021

&

P9 Knight
Santos | & & Frank

PROPERTY NAME TWO GLOBAL CENTER
PROPERTY ADDRESS lloilo Business Park, Brgy. Buhang, Mandurriao District, lloilo City
Terminal
1.00 2.00 3.00 4.00 5.00 6.00 7.00 8.00 9.00 10.00 Year
January 2022 - January2023 - January2024 - January 2025 - January 2026 - January 2027 - January 2028 - January 2029 - January 2030 - January2031 - January2032 -
December 2022 December 2023 December 2024 December 2025 December 2026 December 2027 December 2028 December 2029 December 2030 December 2031 December 2032
INCOME REVENUES
RENTAL INCOME
Commercial Leasing Revenues (Office & Retail) 65,890,858 70,812,279 76,005,368 76,144,569 78,428,906 80,781,773 83,180,402 85,544,711 85,701,383 88,272,424 90,920,597
Gross Leasing Revenues 65,890,858 70,812,279 76,005,368 76,144,569 78,428,906 80,781,773 83,180,402 85,544,711 85,701,383 88,272,424 90,920,597
Less: Vacancy Allowance 3,294,543 3,540,614 3,800,268 3,807,228 3,921,445 4,039,089 4,159,020 4,277,236 4,285,069 4,413,621 4,546,030
Net Leasing Revenues 62,596,315 67,271,665 72,205,099 72,337,340 74,507,461 76,742,684 79,021,381 81,267,475 81,416,314 83,858,803 86,374,567
OTHER INCOME (CUSA)
CUSARevenues 18,943,200 19,416,780 19,902,200 20,399,755 20,909,749 21,432,493 21,968,305 22,517,512 23,080,450 23,657,462 24,248,898
CUSA Costs and Expenses 14,396,832 14,756,753 15,125,672 15,503,814 15,891,409 16,288,694 16,695,912 17,113,309 17,541,142 17,979,671 18,429,163
Net Other Income 4,546,368 4,660,027 4,776,528 4,895,941 5,018,340 5,143,798 5,272,393 5,404,203 5,639,308 5,677,791 5,819,736
TOTAL REVENUES 67,142,683 71,931,692 76,981,627 77,233,282 79,525,800 81,886,483 84,293,775 86,671,678 86,955,622 89,536,594 92,194,303
OPERATING COSTS & EXPENSES
BUILDING EXPENSES
Direct Operating Expenses
CUSAExpense 947,160 970,839 995,110 1,019,988 1,045,487 1,071,625 1,098,415 1,125,876 1,154,023 1,182,873 1,212,445
Real Property Taxes 1,244,775 1,307,013 1,372,364 1,440,982 1,513,031 1,588,683 1,668,117 1,751,523 1,839,099 1,931,054 2,027,607
Land Lease - 840,896 1,805,127 2,712,650 3725373 3,837,134 3,951,069 4,063,374 4,070,816 4,192,940 4,318,728
Other Operating Expenses
PM & FM Fees 3,692,848 3,956,243 4,233,989 4,247 830 4373919 4,503,757 4,636,158 4,766,942 4,782,559 4,924 513 5,070,687
General and Admin Expense 671,427 719,317 769,816 772,333 795,258 818,865 842,938 866,717 869,556 895,366 921,943
BUILDING EXPENSES 6,740,852 7,992,120 9,388,107 10,406,175 11,671,765 12,045,251 12,428,505 12,812,779 12,955,181 13,372,972 13,804,944
NET OPERATING INCOME 60,401,832 63,939,571 67,593,520 66,827,106 67,854,035 69,841,231 71,865,270 73,858,900 74,000,441 76,163,622 78,389,359
CAPEX 2,014,280 2,157,951 2,309,449 2,316,998 2,385,774 2,456,594 2,528,813 2,600,150 2,608,669 2,686,098
NOI after CAPEX 58,387,551 61,781,621 65,284,071 64,510,108 65,468,261 67,384,637 69,336,457 71,258,749 71,391,772 734717525
Discount Rate/ Present Worth Factor 9.5% 091 0.83 0.76 0.70 0.64 0.58 0.53 048 044 040
Present Worth of Cashflows 53,321,964 51,526,549 49,723,864 44,871,573 41,587,251 39,090,946 36,733,542 34,476,664 31,544,314 29,649,224
Total Present Worth of Cashflows 412,525,892
Terminal Value of Propertyat 11Y 5.0% 1,567,787,174
Discounted at 040 632,624,367

TOTAL PROPERTY VALUE

Rounded to, say
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PROFESSIONAL PROFILE

WENCESLAO D. FUENTES, JR.
Director

T: +632 7752 2580
F: +632 7752 2571

Bong.Fuentes@santos.knightfrank.ph

Bong D. Fuentes, Jr. is a Director of Santos Knight Frank, Inc. under
the Valuations Group. His major functions include scheduling,
monitoring, and overseeing the various engagements of the Group,
and also supervises the valuation pertaining to Plant and Machinery.
He also has parallel involvement in Real Property appraisal, being a
Licensed Real Estate Appraiser. Other responsibilities include
business development for corporate and financial institution
accounts.

Prior to joining Santos Knight Frank, Inc., Bong was involved with
other appraisal companies like Sallmanns Phil., Inc. and Asian
Appraisal Company, Inc. where he started his appraisal career. He
was also involved with financial institutions like Bank of the Philippine
Islands (BPI) and the former Far East Bank & Trust Company. His
experience in his field spans a period of almost twenty-one (21)
years, and he has handled appraisal/valuation studies for all types of
Plant and Machinery and Real Property Valuation in the Philippines.
His experience in the valuation of Plant Machinery include
assignments in the People’s Republic of China (PROC), Hong Kong,
United Arab of Emirates, Malaysia and Thailand.

e Member, Philippine Society of Mechanical Engineers-Manila
Chapter

e Member, Philippine Association of Realty Appraisers
e Mechanical Engineer, PRC Registration No. 34962
¢ Real Estate Appraiser, PRC Registration No. 422

e Bachelor of Science in Mechanical Engineering, Polytechnic
University of the Philippines
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PROFESSIONAL PROFILE

JACQUELINE T. GUERTA
Director

T: +632 7752 2580
F: +632 7752 2571

Jacq.Guerta@santos.knightfrank.ph

Jacqueline T. Guerta is a Director of Santos Knight Frank, Inc. under
the Valuations Group. She is mainly responsible for handling
intangible/business valuation instructions which also include valuing
shares of stock, goodwill, and the like, as well as valuing real estate
assets, being also a Licensed Real Estate Appraiser.

Prior to joining Santos Knight Frank, Inc., Ms. Guerta was involved
with Colliers International Philippines, Inc. as a Valuation Manager.
She primarily handled real estate and business valuation instructions
for both local and international companies. She started her 20 year
career in real estate as a Research Analyst for Cuervo Far East, Inc.
While with Cuervo, she handled research and consulting
requirements for the company’s valued clients.

e Member, Phil. Association of Realty Appraisers, Inc. (PARA)
e PRC Registration No. 949

e Certificate in Real Estate Investment Finance, Asia Pacific Real
Estate Association (APREA) Institute

e Masters in Business Administration, Ateneo de Manila
Graduate School of Business

e Bachelor of Arts in Social Sciences, Ateneo de Manila University
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PROFESSIONAL PROFILE

Jesus Constance M. Castro is a Director of Santos Knight Frank under
the Valuations Group. Being a Licensed Real Estate Appraiser, he
helps handle and supervise the Real Estate Appraisers of the
Company, and helps formulate valuation policies and procedures in
the department.

Prior to joining Santos Knight Frank, Mr. Castro was involved with
General Appraisal Company (Phils.), Inc.. He started there as staff
appraiser sometime in 1995. Through the years, he has gained vast
experience in real estate valuation and attended several appraisal
seminars enhancing his professional advancement. He held the
Director position of Vice President — Real Estate Division at the time of his
resignation with General Appraisal Company (Phils.), Inc.. During his
more than 20 years experience in his field, he has been involved in
property valuation projects concerning different types of real estate
properties as well as different industries such as semi-conductors,
desus.Castro@santos knightfrark.ph power generation, textile and garments, steel, mining, cement,
transportation, food and beverages and telecommunications and had
likewise gained expansive experience in personnel management and
development of client relations. He is now currently expanding his
expertise by being involved in business valuation, as well as light
machinery and equipment valuation.

JESUS CONSTANCE M. CASTRO

T 632.752.2580

F 632.752. 2571

e Member, Philippine Institute of Civil Engineers (PICE)

e Member, Phil. Association of Realty Appraisers, Inc. (PARA)
e Real Estate Appraiser PRC Registration No. 423

e Licensed Civil Engineer PRC Registration No. 73151

e Bachelor of Science in Civil Engineering, University of Sto.
Tomas
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PROFESSIONAL PROFILE

Brig Noli M. Rosanes is one of the Appraisers under the Valuations
Group of Santos Knight Frank, Inc., responsible for handling Real
Estate Valuation assignments of the Company.

Prior to joining Santos Knight Frank, Inc., Mr. Rosanes was involved
with Asian Appraisal Company Inc. He started there as Assistant
Appraiser then got promoted after six (6) months as full time Staff
Appraiser in September 2018. During his three (3) years experience in
his field, he has gained immense experience in real estate valuation
project concerning all types of real estate properties including
residential properties, commercial estate, farm estate, industrial estate
and light transportation and equipment. He is now currently expanding
his expertise and had likewise gained an expansive experience in
BRIG NOLI'M. ROSANES personnel management and development of client relations.

APPRAISER

e Bachelor of Science in Civil Engineering, Technological Institute of
the Philippines - Manila
T: +632 7752 2580

F: +632 7752 2571
Brig.Rosanes@santos.knightfrank.ph
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