
 
 

THIS CIRCULAR IS IMPORTANT AND REQUIRES YOUR IMMEDIATE ATTENTION. 
 

If you are in any doubt about the course of action to be taken, you should consult your stockbroker, bank manager, solicitor, accountant or other 
professional advisers immediately. 
 

Bursa Malaysia Securities Berhad (“Bursa Securities”) takes no responsibility for the contents of this Circular as well as the valuation certificate 
and valuation report, makes no representation as to its accuracy or completeness and expressly disclaims any liability whatsoever for any loss 
howsoever arising from or in reliance upon the whole or any part of the contents of this Circular. 

 

 
AME ELITE CONSORTIUM BERHAD 

(Registration No. 201801030789 (1292815-W)) 
(Incorporated in Malaysia under the Companies Act 2016) 

 

CIRCULAR TO SHAREHOLDERS IN RELATION TO 
 

PART A  
PROPOSED DISPOSALS OF THE FOLLOWING BY THE SUBSIDIARIES OF AME ELITE CONSORTIUM BERHAD (“AME 
ELITE” OR THE “COMPANY”) TO RHB TRUSTEES BERHAD, BEING THE TRUSTEE OF AME REAL ESTATE 
INVESTMENT TRUST, FOR A TOTAL CASH CONSIDERATION OF RM119,450,000:  
(I) A PROPOSED SINGLE STOREY DETACHED FACTORY WITH MEZZANINE OFFICE AND OTHER ANCILLARY 

BUILDINGS, TO BE ERECTED ON A PARCEL OF FREEHOLD LAND HELD UNDER GRN 587959, LOT 169211, 
MUKIM OF PULAI, DISTRICT OF JOHOR BAHRU, STATE OF JOHOR TOGETHER WITH THE 
AFOREMENTIONED FREEHOLD LAND, FROM PENTAGON LAND SDN BHD (“PENTAGON LAND”) FOR A 
CASH CONSIDERATION OF RM27,000,000 (I-TECHVALLEY 34)  

(II) A SINGLE STOREY DETACHED FACTORY WITH MEZZANINE OFFICE AND OTHER ANCILLARY BUILDINGS, 
ERECTED ON A PARCEL OF FREEHOLD LAND HELD UNDER GRN 587971, LOT 169223, MUKIM OF PULAI, 
DISTRICT OF JOHOR BAHRU, STATE OF JOHOR TOGETHER WITH THE AFOREMENTIONED FREEHOLD 
LAND, FROM PENTAGON LAND FOR A CASH CONSIDERATION OF RM27,450,000 (I-TECHVALLEY 46)  

(III) A SINGLE STOREY DETACHED FACTORY WITH MEZZANINE OFFICE AND OTHER ANCILLARY BUILDINGS, 
ERECTED ON A PARCEL OF FREEHOLD LAND HELD UNDER HSD 80929, PTD 114240, MUKIM OF SENAI, 
DISTRICT OF KULAI, STATE OF JOHOR TOGETHER WITH THE AFOREMENTIONED FREEHOLD LAND, 
FROM IPARK DEVELOPMENT SDN BHD (“IPARK DEVELOPMENT”) FOR A CASH CONSIDERATION OF 
RM45,000,000 (I-PARK SAC 23 & 24)  

(IV) A PROPOSED SINGLE STOREY DETACHED FACTORY WITH MEZZANINE OFFICE AND OTHER ANCILLARY 
BUILDINGS, TO BE ERECTED ON 2 PARCELS OF FREEHOLD LAND HELD UNDER HSD 596308, PTD 196194 
AND HSD 596309, PTD 196195, MUKIM OF TEBRAU, DISTRICT OF JOHOR BAHRU, STATE OF JOHOR 
TOGETHER WITH THE AFOREMENTIONED FREEHOLD LAND, FROM IPARK DEVELOPMENT FOR A CASH 
CONSIDERATION OF RM20,000,000 (I-PARK SAC 60 & 61) 

 

(COLLECTIVELY REFERRED TO AS THE “PROPOSED DISPOSALS”) 
 

PART B  
INDEPENDENT ADVICE LETTER FROM CFSOLUTIONS SDN BHD TO THE  

NON-INTERESTED SHAREHOLDERS OF AME ELITE IN RELATION TO THE PROPOSED DISPOSALS  
AND  

NOTICE OF EXTRAORDINARY GENERAL MEETING (“EGM”)  
Independent Adviser for Part B 

 
 

Our EGM will be conducted on a fully virtual basis through live streaming and online remote voting using Remote Participation and 
Electronic Voting (“RPEV”) facilities via online meeting platform at https://meeting.boardroomlimited.my (Domain Registration No. with 
MYNIC-D6A357657) on Thursday, 7 November 2024 at 2.00 p.m. or at any adjournment thereof. For further information, please refer to 
the Notice of EGM and Administrative Guide on the EGM in order to register, participate, speak and vote remotely via the RPEV facilities. 
The Notice of the EGM and the Form of Proxy can be downloaded at our Company's website at https://www.ame-elite.com or Bursa 
Securities' website at https://www.bursamalaysia.com. 
 
A shareholder entitled to participate, speak and vote at our forthcoming EGM is entitled to appoint a proxy or proxies to participate, speak 
and vote on his/her behalf. In such an event, please complete and return the Form of Proxy in accordance with the instructions therein and 
deposit it at the office of our Company’s Share Registrar, Boardroom Corporate Services Sdn Bhd, at 11th Floor, Menara Symphony, No. 
5, Jalan Prof. Khoo Kay Kim, Seksyen 13, 46200 Petaling Jaya, Selangor Darul Ehsan, Malaysia not less than 48 hours before the time 
set for holding the forthcoming EGM. You can also have the option to lodge the proxy appointment electronically via Boardroom Smart 
Investor Online Portal at https://investor.boardroomlimited.com or email to bsr.helpdesk@boardroomlimited.com not less than 48 hours 
before our forthcoming EGM. The lodging of the Form of Proxy will not preclude you from participating, speaking and voting remotely at 
our forthcoming EGM should you subsequently decide to do so. 
 
Last day, date and time for registration for RPEV at our forthcoming virtual 
EGM and for lodgement of the Form of Proxy : Tuesday, 5 November 2024 at 2.00 p.m. 

Day, date and time of our forthcoming EGM, or at any adjournment thereof : Thursday, 7 November 2024 at 2.00 p.m. 
 

This Circular is dated 17 October 2024 
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i

DEFINITIONS  
 

i 

Unless where the context otherwise requires, the following definitions shall apply throughout this Circular: 
 
Act : Companies Act 2016 
   
ALA  : Agreed lettable area  
   
AME Development : AME Development Sdn Bhd, our wholly-owned subsidiary  
   
AME Elite or our Company : AME Elite Consortium Berhad 
   
AME Elite Share(s) or Share(s) : Ordinary share(s) in AME Elite 
   
AME Integrated : AME Integrated Sdn Bhd, our 99.9%-owned subsidiary. The 

balance 0.1% is held by Lee Sai Boon (0.01%), Lee Chai (0.03%), 
Lim Yook Kim (0.03%) and Kang Ah Chee (0.03%)  

   
AME REIT : AME Real Estate Investment Trust, a real estate investment trust 

established in Malaysia and constituted under the Deed and listed 
on the Main Market of Bursa Securities 

   
Board : Board of Directors of AME Elite 
   
Bursa Securities : Bursa Malaysia Securities Berhad  
   
CBRE WTW or the Valuer : CBRE WTW Valuation & Advisory Sdn Bhd, being the independent 

property valuer, appointed by our Company to conduct the valuation 
of the Subject Properties 

   
CCC : Certificate of completion and compliance 
   
Circular : This circular to shareholders of our Company in relation to the 

Proposed Disposals 
   
Completion Date : In accordance with the respective SPAs, being the date within 1 

month from the unconditional date of the respective SPAs or such 
extended date as the Vendors and the Trustee may agree in writing, 
upon which the purchase price of the respective SPAs is fully settled  

   
cfSolutions or the Independent 

Adviser 
: cfSolutions Sdn Bhd  

   
Deed : The trust deed dated 23 May 2022 between the Manager and the 

Trustee constituting AME REIT, and registered with the Securities 
Commission Malaysia on 23 May 2022 

   
Disposal Consideration : The total cash consideration for the Proposed Disposals of 

RM119,450,000 
   
EGM : Extraordinary general meeting of our Company 
   
EPS : Earnings per AME Elite Share 
   
FYE(s) : Financial year(s) ended 
   
GDC : Gross development cost 
   
Group : AME Elite and its subsidiaries  
   



ii

DEFINITIONS (Cont’d) 
 

ii 

i-Park @ SAC : A managed industrial park developed by Ipark Development, 
located in Senai Airport City, Johor, which is strategically located 
within Flagship E : Senai-Skudai of the Iskandar Malaysia 
development region of which i-Park SAC 23 & 24 and i-Park SAC 
60 & 61 are located in 

   
i-Park SAC 23 & 24 : A single storey detached factory with mezzanine office and other 

ancillary buildings, erected on a parcel of freehold land held under 
HSD 80929, PTD 114240, Mukim of Senai, District of Kulai, State 
of Johor, together with the aforementioned freehold land, located 
within a gated and guarded development known as i-Park @ SAC 

   
i-Park SAC 23 & 24 SPA : A conditional sale and purchase agreement entered into between 

Ipark Development and the Trustee (on behalf of AME REIT) dated 
24 July 2024 for the Proposed i-Park SAC 23 & 24 Disposal 

   
i-Park SAC 60 & 61 : A proposed single storey detached factory with mezzanine office 

and other ancillary buildings, to be erected on 2 parcels of freehold 
land held under HSD 596308, PTD 196194 and HSD 596309, PTD 
196195, Mukim of Tebrau, District of Johor Bahru, State of Johor, 
together with the aforementioned freehold land, located within a 
gated and guarded development known as i-Park @ SAC 

   
i-Park SAC 60 & 61 SPA : The conditional sale and purchase agreement entered into between 

Ipark Development and the Trustee (on behalf of AME REIT) dated 
24 July 2024 for the Proposed i-Park SAC 60 & 61 Disposal 

   
i-TechValley : A development within Phase 3 of Kawasan Perindustrian SILC, 

Iskandar Puteri, Johor which is sited about 3km due north-east of 
Gelang Patah town and 25km due west of the Johor Bahru city 
centre of which i-TechValley 34 and i-TechValley 46 are located in 

   
i-TechValley 34 : A proposed single storey detached factory with mezzanine office 

and other ancillary buildings, to be erected on a parcel of freehold 
land held under GRN 587959, Lot 169211, Mukim of Pulai, District 
of Johor Bahru, State of Johor, together with the aforementioned 
freehold land, located within a gated and guarded development 
known as i-TechValley 

   
i-TechValley 34 SPA : A conditional sale and purchase agreement entered into between 

Pentagon Land and the Trustee (on behalf of AME REIT) dated 24 
July 2024 for the Proposed i-TechValley 34 Disposal 

   
i-TechValley 46 : A single storey detached factory with mezzanine office and other 

ancillary buildings, erected on a parcel of freehold land held under 
GRN 587971, Lot 169223, Mukim of Pulai, District of Johor Bahru, 
State of Johor, together with the aforementioned freehold land, 
located within a gated and guarded development known as i-
TechValley 

   
i-TechValley 46 SPA : A conditional sale and purchase agreement entered into between 

Pentagon Land and the Trustee (on behalf of AME REIT) dated 24 
July 2024 for the Proposed i-TechValley 46 Disposal 

   
IAL : Independent advice letter from cfSolutions to the Non-Interested 

Shareholders in relation to the Proposed Disposals, enclosed as 
Part B of this Circular 

   
Interested Directors : Collectively, Lee Chai, Lee Sai Boon, Lim Khai Wen, Kang Koh Wei, 

Kang Ah Chee, Lim Pei Shi, Lee Ling Sien and Lee Chun Kiat 
   
Interested Major Shareholders : Collectively, Lee Chai, Kang Ah Chee and Lim Yook Kim 



iii

DEFINITIONS (Cont’d) 
 

iii 

Interested Parties : Collectively, the Interested Directors and Interested Major 
Shareholders 

   
Ipark Development : Ipark Development Sdn Bhd, an 80.0%-owned subsidiary of AME 

Integrated, is a Vendor for the Proposed i-Park SAC 23 & 24 
Disposal and the Proposed i-Park SAC 60 & 61 Disposal. The 
balance 20.0% is held by Fujiplates Manufacturing Sdn Bhd, which 
in turn is a wholly-owned subsidiary of Fuji Offset Plates 
Manufacturing Ltd, a public company listed on the Catalist Board of 
the Singapore Exchange Securities Trading Limited 

   
km : Kilometres 
   
Lease Agreements : Lease agreements entered into between the respective Vendors 

and the lessees for the leases of the Subject Properties, and 
includes any supplemental lease letters and/or agreements, where 
applicable 

   
Listing Requirements : Main Market Listing Requirements of Bursa Securities 
   
LPD : 30 September 2024, being the latest practicable date prior to the 

date of this Circular 
   
LTD : 23 July 2024, being the last trading date prior to the announcement 

in relation to the Proposed Disposals 
   
Manager : I REIT Managers Sdn Bhd, the management company of AME REIT 

and our wholly-owned subsidiary  
   
MFA : Main floor area 
   
NA : Net asset per Share 
   
NBV : Net book value 
   
Non-Interested Shareholders : Non-interested shareholders of AME Elite 
   
Pentagon Land  : Pentagon Land Sdn Bhd, our wholly-owned subsidiary, and a 

Vendor for the Proposed i-TechValley 34 Disposal and the Proposed 
i-TechValley 46 Disposal 

   
Proposed Disposals : Collectively, the Proposed i-TechValley 34 Disposal, Proposed i-

TechValley 46 Disposal, Proposed i-Park SAC 23 & 24 Disposal 
and Proposed i-Park SAC 60 & 61 Disposal  

   
Proposed i-Park SAC 23 & 24 

Disposal 
: Proposed disposal of i-Park SAC 23 & 24 by Ipark Development to 

the Trustee (on behalf of AME REIT) for a cash consideration of 
RM45,000,000 

   
Proposed i-Park SAC 60 & 61 

Disposal 
: Proposed disposal of i-Park SAC 60 & 61 by Ipark Development to 

the Trustee (on behalf of AME REIT) for a cash consideration of 
RM20,000,000 

   
Proposed i-TechValley 34 

Disposal 
: Proposed disposal of i-TechValley 34 by Pentagon Land to the 

Trustee (on behalf of AME REIT) for a cash consideration of 
RM27,000,000 

   
Proposed i-TechValley 46 

Disposal 
: Proposed disposal of i-TechValley 46 by Pentagon Land to the 

Trustee (on behalf of AME REIT) for a cash consideration of 
RM27,450,000  

   
SAC : Senai Airport City 



iv

DEFINITIONS (Cont’d) 
 

iv 

SILC : Southern Industrial and Logistics Clusters 
   
SPA(s) : Collectively, the i-TechValley 34 SPA, i-TechValley 46 SPA, i-Park 

SAC 23 & 24 SPA and i-Park SAC 60 & 61 SPA  
   
sq ft : Square feet 
   
Subject Properties : Collectively, i-TechValley 34, i-TechValley 46, i-Park SAC 23 & 24 

and i-Park SAC 60 & 61 
   
Trustee : RHB Trustees Berhad, being the trustee of AME REIT 
   
Valuation Certificate : The master valuation certificate dated 24 July 2024 in respect of the 

Subject Properties, enclosed as Appendix IV of this Circular 
   
Valuation Reports : The valuation reports dated 24 July 2024 issued by the Valuer in 

respect of the Subject Properties 
   
Vendor(s) : In relation to the Proposed Disposals:  

 
(i) Pentagon Land, for the Proposed i-TechValley 34 Disposal 

and Proposed i-TechValley 46 Disposal; and  
 
(ii) Ipark Development, for the Proposed i-Park SAC 23 & 24 

Disposal and Proposed i-Park SAC 60 & 61 Disposal 
   
CURRENCY   
   
RM : Ringgit Malaysia 
 
References to “we”, “us”, “our” and “ourselves” are to our Company, and where the context requires, shall 
include our subsidiaries. References to “you” in this Circular are to our shareholders, unless the context 
otherwise requires. 
 
Words denoting the singular shall, where applicable, include the plural and vice versa, and words denoting 
the masculine gender shall, where applicable, include the feminine and/or neuter genders, and vice versa. 
Reference to persons shall include corporations, unless otherwise specified. 
 
Any reference in this Circular to any statutes, rules, regulations, enactments or rules of the stock exchange 
or guidelines is a reference to such statutes, rules, regulations, enactments or rules of the stock exchange 
or guidelines currently in force and as may be amended from time to time and any re-enactment thereof. 
 
Any reference to a time of day and date in this Circular shall be a reference to Malaysian time of day and 
date, unless otherwise stated. 
 
Any discrepancy in the figures included in this Circular between the amounts listed, actual figures and the 
totals thereof are due to rounding. 
 
Certain statements in this Circular may be forward-looking in nature, which are subject to uncertainties and 
contingencies. Forward-looking statements may contain estimates and assumptions made by our Board 
after due inquiry, which are nevertheless subject to known and unknown risks, uncertainties and other 
factors which may cause the actual results, performance or achievements to differ materially from the 
anticipated results, performance or achievements expressed or implied in such forward-looking statements. 
In light of these and other uncertainties, the inclusion of a forward-looking statement in this Circular should 
not be regarded as a representation or warranty that our Company’s plans and objectives will be achieved. 
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LETTER TO OUR SHAREHOLDERS IN RELATION TO THE PROPOSED DISPOSALS 
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EXECUTIVE SUMMARY 
 

A - ii 

THIS EXECUTIVE SUMMARY HIGHLIGHTS THE SALIENT INFORMATION OF THE PROPOSED 
DISPOSALS AS SET OUT IN PART A OF THIS CIRCULAR. YOU ARE ADVISED TO READ AND 
CONSIDER CAREFULLY THE ENTIRE CONTENTS OF THIS CIRCULAR, INCLUDING PART B AND 
THE APPENDICES AND NOT RELY SOLELY ON THIS EXECUTIVE SUMMARY IN FORMING A 
DECISION ON THE PROPOSED DISPOSALS BEFORE VOTING ON THE RESOLUTIONS PERTAINING 
TO THE PROPOSED DISPOSALS TO BE TABLED AT OUR FORTHCOMING EGM.  
 

Summary 

Reference in 
Part A of this 

Circular 
    
Details on the 
Proposed 
Disposals 

: The Proposed Disposals entail the disposal of the Subject 
Properties by the subsidiaries of our Company to the Trustee 
(on behalf of AME REIT) for the Disposal Consideration, 
subject to the terms and conditions of the respective SPAs. 
Brief details on the Subject Properties are as set out in Section 
2.1 of Part A of this Circular. 

Section 2 

    
Rationale and 
benefits  

: (i) The Vendors intend to dispose the Subject Properties 
while our Group focuses on its other principal business 
activities, which include development of industrial 
parks and construction. In accordance with the right of 
first refusal to the Trustee (on behalf of AME REIT) to 
acquire any of the industrial property or dormitory with 
leasing or tenancy agreement to be disposed by our 
Group (“ROFR”), our Company has therefore 
undertaken the Proposed Disposals to our Group’s 
property investment arm, AME REIT. 

 
(ii) It is the intention of our Group to consistently realign 

our property investments in an efficient structure of a 
real estate investment trust. Additionally, the proceeds 
from the Proposed Disposals will allow our Group to 
have funds readily available to reinvest our capital in 
strategic assets or opportunities that align with our 
Group’s core strategy, as and when required. 
 

(iii) Upon completion of the Proposed Disposals, our 
Company would be able to recognise approximately 
RM22.9 million in pro forma gain on disposal of the 
Subject Properties net of tax and share by non-
controlling interests arising from the Proposed 
Disposals based on the audited NBV of the Subject 
Properties as at 31 March 2024 and a market value of 
RM122.0 million. 
 

(iv) Given our Company’s effective interest of 
approximately 49.7% in AME REIT as at the LPD, our 
Company will continue to consolidate the total asset 
value of the Subject Properties into its Statements of 
Financial Position and the Proposed Disposals allow 
our Company to continue to indirectly enjoy recurring 
income from our subsidiary, AME REIT, via future 
income distributions. 

Section 3 
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EXECUTIVE SUMMARY (Cont’d) 

A - iii 

Summary 

Reference in 
Part A of this 

Circular 
    
Risk factors : The potential risk factors which may arise from the Proposed 

Disposals are as follow: 
 
(i) The completion of the Proposed Disposals is 

conditional upon the fulfilment of conditions precedent 
of the SPAs as set out in Section 2 of Appendix II of 
this Circular. There is no assurance that all the 
conditions precedent can be fulfilled and that the 
Proposed Disposals can be completed within the 
timeframe stipulated under the SPAs. 
 

(ii) The Subject Properties, which are located in Johor, 
Malaysia, are governed by the regulatory environment 
in Malaysia and pending the completion of the 
Proposed Disposals, where there is any change in the 
regulatory environment in Malaysia, the Subject 
Properties may be affected.  

 
(iii) As a result of the Proposed Disposals, our Group will 

not be able to enjoy the future appreciation in the value 
of the Subject Properties directly. 

Section 5 

    
Interests of our 
Directors,  major 
shareholders 
and/or persons 
connected with 
them 

: Save as disclosed below, none of our Directors and/or major 
shareholders and/or persons connected with them have any 
interest, either direct or indirect, in the Proposed Disposals: 
 
(i) AME Development, a Vendor, is our wholly-owned 

subsidiary; 
 

(ii) I REIT Managers Sdn Bhd, our wholly-owned subsidiary 
is the management company of AME REIT; 

 
(iii) Lee Chai, who is:  

• our major shareholder by virtue of his direct and 
indirect interests in our Company, which is the 
holding company of the Manager, AME 
Development, AME integrated and the Vendors;  

• a major unitholder of AME REIT by virtue of his 
direct and indirect interests in AME REIT; 

• our Deputy Chairman/Non-Independent Non-
Executive Director; 

• Non-Independent Non-Executive Director of the 
Manager; 

• Director of Pentagon Land; 
• Director of Ipark Development; 
• brother of Lee Sai Boon;  
• brother-in-law of Lim Yook Kim; and 
• father of Lee Ling Sien and Lee Chun Kiat 

 
(iv) Lee Sai Boon, who is:  

• our substantial shareholder by virtue of his direct 
and indirect interests in our Company;  

• a major unitholder by virtue of his direct and 
indirect interests in AME REIT;  

• our Non-Independent Non-Executive Director; 
• the Chairman/ Non-Independent Non-Executive 

Director of the Manager 

Section 11 
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Summary 

Reference in 
Part A of this 

Circular 
    

• Director of Pentagon Land; 
• Director of Ipark Development; 
• brother of Lee Chai; and 
• brother-in-law of Lim Yook Kim 

 
(v) Lim Khai Wen, who is:  

• our shareholder by virtue of his direct interest in 
our Company; 

• a unitholder of AME REIT by virtue of his direct 
interest in AME REIT;  

• our Executive Director; 
• Director of AME Development; 
• Director of Pentagon Land; 
• child of Lim Yook Kim; and 
• brother of Lim Pei Shi 

 
(vi) Kang Koh Wei, who is:  

• our shareholder by virtue of his direct interest in 
our Company; 

• our unitholder by virtue of his direct interest in AME 
REIT;  

• our Executive Director;  
• Director of AME Development; 
• Director of Pentagon Land; and 
• child of Kang Ah Chee 

 
(vii) Kang Ah Chee, who is:  

• our major shareholder by virtue of his direct and 
indirect interests in our Company; 

• a major unitholder of AME REIT by virtue of his 
direct and indirect interests in AME REIT;  

• our alternate Director to Kang Koh Wei; 
• alternate Director to Lee Sai Boon in the Manager; 

and  
• father of Kang Koh Wei 

 
(viii) Lim Pei Shi, who is:  

• our shareholder by virtue of her direct interest in 
our Company; 

• a unitholder of AME REIT by virtue of her direct 
interest in AME REIT;  

• our alternate Director to Lim Khai Wen; 
• alternate Director to Chan Wai Leo (Executive 

Director/ Chief Executive Officer) in the Manager; 
• Director of AME Development; 
• Director of Pentagon Land; 
• Director of Ipark Development; 
• child of Lim Yook Kim; and 
• sister of Lim Khai Wen 

 
(ix) Lee Ling Sien, who is:  

• our shareholder by virtue of her direct interest in 
our Company; 

• a unitholder of AME REIT by virtue of her direct 
interest in AME REIT;  

• our alternate Director to Lee Chai; 
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EXECUTIVE SUMMARY (Cont’d) 

A - v 

Summary 

Reference in 
Part A of this 

Circular 
    

• Executive Director of the Manager; 
• Director of AME Development; 
• Director of Pentagon Land; 
• child of Lee Chai; and 
• sister of Lee Chun Kiat 

 
(x) Lee Chun Kiat who is: 

• our shareholder by virtue of his direct interest in 
our Company; 

• a unitholder of AME REIT by virtue of his direct 
interest in AME REIT;  

• our alternate Director to Lee Sai Boon; 
• alternate Director to Lee Ling Sien in the Manager; 
• child of Lee Chai; and 
• brother of Lee Ling Sien 

 
(xi) Lim Yook Kim who is:  

• our major shareholder by virtue of his direct and 
indirect interests in our Company; 

• a major unitholder of AME REIT by virtue of his 
direct and indirect interests in AME REIT;  

• alternate Director to Lee Chai in the Manager; 
• father of Lim Khai Wen and Lim Pei Shi; and 
• brother-in-law of Lee Chai and Lee Sai Boon 

    
Audit and Risk 
Management 
Committee’s 
Statements 

: Our Audit and Risk Management Committee, after having 
considered and deliberated on the Proposed Disposals, 
including but not limited to, the salient terms of the SPAs, basis 
and justification for the Disposal Consideration, rationale and 
benefits of the Proposed Disposals, independent valuation of 
the Subject Properties as well as the evaluation of the 
Independent Adviser, is of the opinion that the Proposed 
Disposals are: 
 
(i) in our best interest; 
 
(ii) fair, reasonable and on normal commercial terms; and 
 
(iii) not detrimental to the interest of our Non-Interested 

Shareholders. 

Section 13 

    
Our Directors’ 
Statement and 
Recommendation 

: Our Board (save for the Interested Directors), after having 
considered and deliberated on the Proposed Disposals, 
including but not limited to, the salient terms of the SPAs, basis 
and justification for the Disposal Consideration, rationale and 
benefits of the Proposed Disposals, independent valuation of 
the Subject Properties as well as the evaluation of the 
Independent Adviser, is of the opinion that the Proposed 
Disposals are in our best interest. 

 
Accordingly, our Board (save for the Interested Directors) 
recommends that you vote in favour of the resolutions 
pertaining to the Proposed Disposals to be tabled at our 
forthcoming EGM. 

Section 14 
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AME ELITE CONSORTIUM BERHAD 
(Registration No. 201801030789 (1292815-W)) 

(Incorporated in Malaysia under the Companies Act 2016) 
 

Registered Office: 
Suite 9D, Level 9 

Menara Ansar 
65, Jalan Trus 

80000 Johor Bahru 
Johor Darul Takzim 

 
17 October 2024 

 
Board of Directors: 
 
Tengku Azrina Binti Raja Abdul Aziz (Independent Non-Executive Chairperson) 
Lee Chai     (Deputy Chairman/Non-Independent Non-Executive Director) 
Tan Teck Eng    (Executive Director and Group Chief Executive Officer) 
Lim Khai Wen    (Executive Director) 
Kang Koh Wei    (Executive Director) 
Lee Sai Boon     (Non-Independent Non-Executive Director) 
Tan Lay Beng    (Independent Non-Executive Director) 
Chang Tian Kwang   (Independent Non-Executive Director) 
Wee Soon Chit     (Independent Non-Executive Director) 
Kang Ah Chee     (Alternate Director to Kang Koh Wei) 
Lim Pei Shi     (Alternate Director to Lim Khai Wen) 
Lee Ling Sien    (Alternate Director to Lee Chai) 
Lee Chun Kiat     (Alternate Director to Lee Sai Boon) 
 
To: Our shareholders  
 
Dear Sir/Madam, 

 
(I) PROPOSED I-TECHVALLEY 34 DISPOSAL 

 
(II) PROPOSED I-TECHVALLEY 46 DISPOSAL 

 
(III) PROPOSED I-PARK SAC 23 & 24 DISPOSAL 

 
(IV) PROPOSED I-PARK SAC 60 & 61 DISPOSAL 
 
 
1. INTRODUCTION 
 

On 24 July 2024, our Board announced that the following had been entered into for a total cash 
consideration of RM119,450,000 in relation to the Proposed Disposals: 
 
(i) the i-TechValley 34 SPA between Pentagon Land and the Trustee in relation to the Proposed 

i-TechValley 34 Disposal for a cash consideration of RM27,000,000; 
 

(ii) the i-TechValley 46 SPA between Pentagon Land and the Trustee in relation to the Proposed 
i-TechValley 46 Disposal for a cash consideration of RM27,450,000;  

 
(iii) the i-Park SAC 23 & 24 SPA between Ipark Development and the Trustee in relation to the 

Proposed i-Park SAC 23 & 24 Disposal for a cash consideration of RM45,000,000; and 
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(iv) the i-Park SAC 60 & 61 SPA between Ipark Development and the Trustee in relation to the 
Proposed i-Park SAC 60 & 61 Disposal for a cash consideration of RM20,000,000. 

 
On 16 October 2024, our Board announced that Pentagon Land and the Trustee (acting on behalf 
of AME REIT) had entered into a supplemental sale and purchase agreement to the i-TechValley 
34 SPA to vary certain terms of the i-TechValley 34 SPA (“i-TechValley 34 Supplemental SPA”). 
The variations set out in the i-TechValley 34 Supplemental SPA are in relation to the request of the 
lessee of i-TechValley 34 for a 1-month rent free period from the lease commencement date, and 
thereby varying certain terms relating to the revision of lease term from fixed 5 years to fixed 5 years 
and 1 month under the lease of i-TechValley 34 which is to be novated to the Trustee (acting on 
behalf of AME REIT) upon the completion of the i-TechValley 34 SPA.  
 
The Proposed Disposals are deemed to be related party transactions pursuant to Paragraph 10.08 
of the Listing Requirements in view of the interests of certain directors and major shareholders of our 
Company as set out in Section 11 of Part A this Circular. Accordingly, on 4 July 2024, cfSolutions 
has been appointed as the independent adviser to advise our non-interested Directors and Non-
Interested Shareholders on the Proposed Disposals. Further details on the Proposed Disposals are 
set out in the ensuing sections of this Circular. 
 
THE PURPOSE OF THIS CIRCULAR IS TO PROVIDE YOU WITH THE RELEVANT 
INFORMATION ON THE PROPOSED DISPOSALS AND TO SEEK YOUR APPROVAL FOR THE 
RESOLUTIONS PERTAINING TO THE PROPOSED DISPOSALS TO BE TABLED AT OUR 
FORTHCOMING EGM. THE NOTICE OF EGM AND THE FORM OF PROXY ARE ENCLOSED IN 
THIS CIRCULAR. 
 
YOU ARE ADVISED TO READ AND CONSIDER THE CONTENTS OF THIS CIRCULAR 
INCLUDING THE IAL AS SET OUT IN PART B OF THIS CIRCULAR CAREFULLY BEFORE 
VOTING ON THE RESOLUTIONS PERTAINING TO THE PROPOSED DISPOSALS TO BE 
TABLED AT OUR FORTHCOMING EGM. 
 
 

2. DETAILS ON THE PROPOSED DISPOSALS 
 
The Proposed Disposals entail the disposal of the Subject Properties by the subsidiaries of AME Elite 
to the Trustee (on behalf of AME REIT) for the Disposal Consideration, subject to the terms and 
conditions of the respective SPAs, the salient terms of which are as set out in Appendix II of this 
Circular. The Disposal Consideration shall be satisfied entirely in cash.  
 
The Subject Properties are strategically located within one of the main development corridors under 
Iskandar Malaysia, a new regional growth centre in South Peninsular Malaysia adjacent to 
Singapore.  
 

 
 
 
 

(The rest of this page has been intentionally left blank) 
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Notes: 
 
(1) The Valuer had adopted the Income Approach (Investment Method) as a fair representation 

of the market value of the Subject Properties given that the legal owner of the Subject 
Properties had entered into long-term leases in relation to the Subject Properties and 
granted the various lessees the right to occupy the Subject Properties for a periodic income. 
As a counter-check to the reasonability of the Income Approach (Investment Method), the 
Valuer had adopted the Comparison Approach. 
 

(2) Calculated based on the market value derived from the Income Approach. The discount 
applied for the proposed acquisitions of i-TechValley 46 and i-Park SAC 23 & 24 was arrived 
at after taking into consideration that Pentagon Land and Ipark Development are still entitled 
to the rents paid for i-TechValley 46 and i-Park SAC 23 & 24 respectively, until the 
completion of the Proposed i-TechValley 46 Disposal and Proposed i-Park SAC 23 & 24 
Disposal (“Pre-Completion Rental”). After taking into consideration the Pre-Completion 
Rental, the Vendors would in effect be disposing i-TechValley 46 and i-Park SAC 23 & 24 
at an effective premium of 0.2% and 0.8% respectively, to the market value of the i-
TechValley 46 and i-Park SAC 23 & 24. For further information, please refer to Section 
7.2.2 of Part B of this Circular. 
 

(3) The CCCs for i-TechValley 34 and i-Park SAC 60 & 61 are expected to be issued in the 2nd 
quarter of 2025 respectively.  
 
For avoidance of doubt, the i-TechValley 34 SPA and i-Park SAC 60 & 61 SPA will only 
complete upon satisfaction of all the conditions precedent of the respective SPAs, including 
the issuance of the CCCs for the respective Subject Properties, and the leases to the 
existing lessees have commenced. 
 

(4) A lienholder’s caveat has been registered in favour of RHB Islamic Bank Berhad in respect 
of i-TechValley 34 and i-TechValley 46 on 23 July 2024 and 8 May 2023 respectively. The 
said lienholders’ caveats have been lodged due to borrowings undertaken by Pentagon 
Land and will be removed pursuant to the completion of the i-TechValley 34 SPA and i-
TechValley 46 SPA. In this regard, the said lienholders’ caveats will not impede the 
completion of the i-TechValley 34 SPA and i-TechValley 46 SPA respectively.  
 

(5) The respective Lease Agreements will be novated to the Trustee (on behalf of AME REIT) 
upon the completion of the Proposed Disposals for the continuity of existing operations 
under similar terms being entered into prior thereto, in the respective Lease Agreements. 

 
Please refer to Appendix I and Appendix II of this Circular for further information on the Subject 
Properties and salient terms of the SPAs respectively. 
 

2.2 Mode of settlement of the Disposal Consideration  
 

The Disposal Consideration shall be satisfied in the following manner: 
 

Payment terms Timing Disposal Consideration 
  (RM’000) (%) 
    
i-TechValley 34    
• Deposit  Received on 24 July 2024 to Pentagon Land, 

upon signing of the i-TechValley 34 SPA 
540  2.0 

    
• Balance disposal 

consideration 
To be received on the Completion Date of 
the i-TechValley 34 SPA 

26,460 98.0 

 (A) 27,000 100.0 
i-TechValley 46    
• Deposit  Received on 24 July 2024 to Pentagon Land, 

upon signing of the i-TechValley 46 SPA 
549 2.0 

    
• Balance disposal 

consideration 
To be received on the Completion Date of 
the i-TechValley 46 SPA 

26,901 98.0 

 (B) 27,450 100.0 
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Payment terms Timing Disposal Consideration 
  (RM’000) (%) 
    
i-Park SAC 23 & 24      
• Deposit Received on 24 July 2024 to Ipark 

Development, upon signing of the i-Park 
SAC 23 & 24 SPA  

4,500 (1)10.0 

    
• Balance disposal 

consideration 
To be received on the Completion Date of 
the i-Park SAC 23 & 24 SPA 

40,500 90.0 

 (C) 45,000 100.0 
i-Park SAC 60 & 61     
• Deposit Received on 24 July 2024 to Ipark 

Development, upon signing of the i-Park 
SAC 60 & 61 SPA  

400 2.0 

    
• Balance disposal 

consideration 
To be received on the Completion Date of 
the i-Park SAC 60 & 61 SPA 

19,600 98.0 

 (D) 20,000 100.0 
    

Disposal Consideration (A) + (B) + (C) + (D)  119,450  
 

Note: 
 

(1) In view that the construction of i-Park SAC 23 & 24 has been completed, its CCC obtained 
in August 2024, and the lease having commenced in August 2024, the completion of the i-
Park SAC 23 & 24 SPA is expected to be by the 1st quarter of 2025, which is the earliest as 
compared to the other Subject Properties, which are either under construction or 
undergoing upgrading works. In this regard, a lower deposit of 2.0% for i-TechValley 34, i-
TechValley 46 and i-Park SAC 60 & 61 respectively, had been agreed upon between the 
Vendors and the Manager. 

 
2.3 Date and cost of investment 
 

The date and cost of investment of the Subject Properties are as follows: 
 
Vendors Date of investment (1)Cost of investment 
  (RM’000) 
   
Pentagon Land for the following:   
• i-TechValley 34 December 2020 19,949 
• i-TechValley 46 December 2020 19,072 
   
Ipark Development for the following:   
• i-Park SAC 23 & 24  August 2015 30,471 
• i-Park SAC 60 & 61 August 2015 14,334 

 
Note: 
 
(1) The costs of investment refer to the audited NBV of the relevant Subject Properties as at 

31 March 2024 and estimated costs to be incurred subsequent to 31 March 2024 by the 
respective Vendors for the Subject Properties.  
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2.4 Basis and justification for the Disposal Consideration  
 

The Disposal Consideration, which represents a discount of approximately RM2.6 million or 2.1% from 
the aggregate market value ascribed by the Valuer, CBRE WTW, had been arrived at on a willing 
buyer-willing seller basis, after taking into consideration the following: 
 
(i) the aggregate market value of the Subject Properties as appraised by the Valuer, vide its 

Valuation Certificate dated 24 July 2024 of RM122,000,000 on 4 July 2024, being the material 
date of valuation of the Subject Properties; and 
 

(ii) the rationale and benefits for the Proposed Disposals, further details of which are as set out 
in Section 3 of Part A of this Circular. 

 
Our Company had appointed the Valuer to undertake an independent valuation on the Subject 
Properties and the Valuer had, vide its Valuation Certificate ascribed an aggregate market value of 
RM122,000,000. In arriving at the market value of the Subject Properties, the Valuer had adopted the 
Income Approach (Investment Method) and Comparison Approach. 
 
The Income Approach (Investment Method) entails determining the net annual income by deducting 
the annual outgoings from the gross annual income and capitalising the net income by a suitable rate 
of return consistent with the type and quality of investment to arrive at the market value. Income in the 
context of the investment method relates mainly to rental. This method is premised on the principle 
that the value of an income producing property is represented by ‘the present worth of future rights to 
income, or utility’. 
 
The Valuer had also adopted the Comparison Approach to value the Subject Properties as a counter-
check. The Comparison Approach entails analysing recent transactions and asking prices of similar 
property in and around the locality for comparison purposes with adjustments made for differences in 
location, size, age and condition of unit and building, tenure, title restrictions if any and other relevant 
characteristics to arrive at the market value. 
 
The Valuer has compiled and analysed sale evidences in the localities of the Subject Properties. In 
arriving at their opinion of value of the Subject Properties using the Comparison Approach, the 
selected suitable sale evidences, among others, are considered and adopted. 
 
Our Board, save for the Interested Directors, is of the view that the Disposal Consideration is justifiable 
because it reflects the market value of the Subject Properties as ascribed by the Valuer which is 
deemed to be at a fair value transacted on arm’s length basis. 

 
2.5 Information on AME REIT  

 
AME REIT is an Islamic real estate investment trust constituted under the Deed and duly registered 
with the Securities Commission Malaysia on 23 May 2022. AME REIT was listed on the Main Market 
of Bursa Securities on 20 September 2022.  
 
The principal investment policy of AME REIT is investing, directly and indirectly, in a Shariah-
compliant portfolio of income producing real estate used primarily for industrial and industrial-related 
purposes in Malaysia and overseas in order to provide its unitholders with a stable and growing 
distribution of income and to achieve long-term growth in its net asset value per unit in AME REIT. 
 
As at the LPD, the issued unitholders’ capital of AME REIT is approximately RM524.4 million, 
comprising approximately 526.4 million units in AME REIT (“Units”). AME REIT’s portfolio comprises 
34 industrial properties and 3 industrial-related properties located in Iskandar Malaysia, the main 
southern development corridor in Johor established in 2006, which consists of 5 local government 
authorities. 
 
The Directors of the Manager are Lee Chai, Lee Sai Boon, Chan Wai Leo, Wee Beng Chuan, Datin 
Cheryl Kaur Pola, Yau Yin Wee, Lee Ling Sien, Kang Ah Chee (alternate Director to Lee Sai Boon), 
Lim Yook Kim (alternate Director to Lee Chai), Lim Pei Shi (alternate Director to Chan Wai Leo) and 
Lee Chun Kiat (alternate Director to Lee Ling Sien).  
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As at the LPD, the substantial unitholders of AME REIT, Directors of the Manager and their 
respective unitholdings in AME REIT are as follows: 
 

 

Direct Indirect 
No. of Units 

(‘000) (%) 
No. of Units 

(‘000) (%) 
     
Substantial unitholders   
AME Development 255,200 48.5 - - 
AME Elite - - (1)261,568 49.7 
     
Substantial unitholders and Directors of the Manager 
Lee Chai 24,540 4.7 (2)(6)262,964 50.0 
Lee Sai Boon 8,027 1.5 (3)(6)262,714 50.0 
Kang Ah Chee 22,318 4.2 (4)(6)263,762 50.1 
Lim Yook Kim 22,768 4.3 (4)(6)263,667 50.1 
Lee Ling Sien 352 * - - 
     
Directors of the Manager     
Chan Wai Leo 460 *  - - 
Wee Beng Chuan 150 * - - 
Datin Cheryl Kaur Pola 400 * (5)116 * 
Yau Yin Wee 250 * - - 
Lim Pei Shi (alternate Director to Chan Wai Leo) 437 * 60 * 
Lee Chun Kiat (alternate Director to Lee Ling 
Sien) 

426 * - - 

 
Notes: 
 
* Less than 0.1%. 
 
(1) Deemed interested by virtue of our shareholdings in AME Development and the Manager 

pursuant to Section 8 of the Act. 
 

(2) Deemed interested by virtue of his direct interests in Lotus Ideal Sdn Bhd (“Lotus Ideal”) 
and Lifestyle Capital Sdn Bhd (“Lifestyle Capital”) and indirect interest in AME REIT 
through the Manager and AME Development, which in turn is held by our Company pursuant 
to Section 8 of the Act and Units held by his spouse pursuant to Section 59(11)(c) of the Act.  

 
(3) Deemed interested by virtue of his direct interests in Lotus Ideal and Lifestyle Capital and 

indirect interest in AME REIT through the Manager and AME Development, which in turn is 
held by our Company pursuant to Section 8 of the Act. 
 

(4) Deemed interested by virtue of his direct interests in Lotus Ideal and Lifestyle Capital and 
indirect interest in AME REIT through the Manager and AME Development, which in turn is 
held by our Company pursuant to Section 8 of the Act and Units held by his children pursuant 
to Section 59(11)(c) of the Act. 

 
(5) Deemed interested by virtue of her spouse pursuant to Section 59(11)(c) of the Act. 
 

  

(5)
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(6) The details on the shareholdings of the shareholders of Lotus Ideal and Lifestyle Capital as 
at the LPD are as follows: 
 
(i) Lotus Ideal 
 

Shareholders 

Direct Indirect 
No. of 

shares % 
No. of 

shares % 
 (‘000)  (‘000)  
     
Lee Sai Boon 10 10.0 - - 
Lee Chai 30 30.0 - - 
Kang Ah Chee 30 30.0 - - 
Lim Yook Kim 30 30.0 - - 

 
(ii) Lifestyle Capital 

 

Shareholders 

Direct Indirect 
No. of 

shares % 
No. of 

shares % 
 (‘000)  (‘000)  
     
Lee Sai Boon 250 25.0 - - 
Lee Chai 250 25.0 - - 
Kang Ah Chee 250 25.0 - - 
Lim Yook Kim 250 25.0 - - 

 
In accordance with Clause 19.1(a)(iii) of the Deed, the Manager will be entitled to charge 
management fees (being the acquisition fees) either in cash and/or new Units for the proposed 
acquisitions of the Subject Properties of 1.0% of the purchase consideration of approximately 
RM119.5 million, amounting to approximately RM1.2 million, in consideration of the services 
rendered by the Manager to AME REIT for the proposed acquisitions of the Subject Properties. In 
determining whether the Manager elects to receive its management fees in the form of Units or cash 
or a combination of both, the Manager will be guided by, among others, the cash flow planning of the 
Manager, the potential capital appreciation through the holding of the Units, the alignment of interest 
with the unitholders of AME REIT and the manner of payment of the management fees will not be 
detrimental to the unitholders of AME REIT. In the event our Group elects to receive its management 
fees (acquisition fees) in Units, the equity interest of our Group in AME REIT may increase, thereby 
reducing the public unitholding spread(1). 
 
Note:  
 
(1) As at the LPD, our Group’s unitholdings in AME REIT is approximately 261.6 million Units, 

representing 49.7% in AME REIT.  
 
Strictly for illustrative purposes, if the Manager elects to receive the payment of its 
management fees (being the acquisition fees) amounting to approximately RM1.2 million in 
new Units, the Manager would be issued with approximately 0.8 million Units, calculated 
based on the 5-day volume weighted average price of RM1.4332 per Unit immediately 
preceding the LPD. In this regard, our Group’s pro forma unitholdings in AME REIT would 
increase by approximately 0.1%. 

 
  



A - 14

 

A - 9 

For avoidance of doubt, on 2 June 2022, Bursa Securities has approved the issuance of up to 30.0 
million Units as payment of management fee to the Manager on a staggered basis together with the 
listing of and quotation for such 30.0 million Units, subject to conditions. As such, the approval of 
Bursa Securities for the listing of and quotation for up to 30.0 million Units as payment of 
management fee is not required. Additionally, as set out in the Deed, save for the issuance of up to 
the said 30.0 million Units, any issuance of new Units to the Manager as management fee, shall 
require the prior approval of the unitholders of AME REIT. As at the LPD, approximately 6.4 million 
Units have been issued as management fee to the Manager. As such, in the event the Manager 
elects to receive the payment of its management fee in Units, the Manager is not required to obtain 
approval from its unitholders as the Manager is still able to utilise the said 30.0 million Units set out 
under the Deed.   
 

2.6 Liabilities to be assumed  
 
Save for the obligations and liabilities arising from the SPAs pursuant to the Proposed Disposals as 
set out in Appendix II of this Circular and the Sukuk Wakalah Programmes (as defined in Section 
10 of Part A of this Circular) , there are no other liabilities, including any contingent liabilities, to be 
assumed by our Group upon completion of the Proposed Disposals. In addition, the Proposed 
Disposals do not involve the issuance of any guarantee by AME Elite to AME REIT. 
 
 

3. RATIONALE AND BENEFITS 
 

As at the LPD, one of our Group’s principal activities is property investment, which is primarily 
undertaken by our subsidiary, AME REIT.  
 
As at the LPD, our Group has secured lessees for the Subject Properties and the Subject Properties 
is or will be income generating upon completion of the Proposed Disposals. Following this, the 
Vendors intend to dispose the Subject Properties while our Group focuses on its other principal 
business activities, which include development of industrial parks and construction.  
 
On 19 July 2022, AME Elite and Ipark Development granted a ROFR(1) respectively, subject to the 
terms and conditions of the ROFR. 
 
Pursuant to the ROFR, our Company and Ipark Development shall grant a ROFR to the Trustee (on 
behalf of AME REIT) to acquire any of the industrial property or dormitory with leasing or tenancy 
arrangement (“Relevant Asset”) to be disposed by our Company, Ipark Development or AME Entity 
(as defined herein), where applicable, in accordance with the terms and conditions of the ROFR.  
 
Note:  
 
(1) On 19 July 2022, our Company and Ipark Development have granted the ROFR to the 

Trustee (on behalf of AME REIT) to acquire any of the Relevant Asset to be disposed by 
our Company, Ipark Development or AME Entity(1), where applicable, at the similar or equal 
price and terms offered to third party and/or purchase any Relevant Asset which may in 
future be identified and targeted for acquisition by our Company, Ipark Development or an 
AME Entity, where applicable.  
 
In the event our Company, Ipark Development or an AME Entity intends to sponsor a 
Malaysian industrial property fund (“Fund”) for the development of a Relevant Asset, then 
our Company and Ipark Development shall use its best endeavours to procure the Fund to 
grant a ROFR to the Trustee to purchase any Relevant Asset which the Fund intends to 
dispose, for and on behalf of AME REIT. 
 
Sub-Note: 
 
(1) “AME Entity” means (i) any of our Company's existing or future wholly-owned 

subsidiaries or (ii) where such subsidiaries are not wholly-owned by our Company, 
and whose other shareholder(s) is/are third parties, such subsidiaries will be subject 
to the ROFR only upon obtaining the consent of such third parties. 

 
  



A - 15

 

A - 10 

The salient terms of the ROFR are, among others, as follows: 
 
(i) The ROFR shall be given in writing to the Trustee with a copy to the Manager, and 

upon receipt of the written notice of our Company, Ipark Development or an AME 
Entity’s intention to dispose or purchase the Relevant Asset (“Notice”), the Trustee 
shall respond within 14 days from the date of the Notice failing which it shall be 
automatically deemed that the Trustee is not interested in exercising its ROFR in 
relation to the Relevant Asset.  

 
(ii) The grant of ROFR shall not apply to the following:  
 

(a) transactions involving the disposal of the Relevant Asset to the existing 
tenant or its related corporation; and  

 
(b) intra-group transfers of the Relevant Asset, or amalgamations, 

restructurings, mergers and analogous events involving our Company or 
an AME Entity. 

 
(iii) The grant of the ROFR is effective and binding on our Company and Ipark 

Development from the date of the listing for an initial term of 5 years (“Initial Term”) 
and may be renewed for another 5 years subject to mutual agreement, and for so 
long as: 

 
(a) the Manager remains as the management company of AME REIT; 
 
(b) our Company holds direct and/or indirect interest of 50.0% or more in the 

Manager; 
 
(c) our Company holds direct and/or indirect interest of 20.0% or more in AME 

REIT; and 
 
(d) AME REIT remains listed on Bursa Securities. 
 

It is the intention of our Group to consistently realign our property investments in an efficient 
structure of a real estate investment trust and therefore, undertaking the Proposed Disposals will 
allow for our Group to achieve this intention.  
 
Our Group is continuously evaluating business opportunities in the property development and 
construction sector and the Proposed Disposals present an opportunity for our Group to monetise 
our investment in the Subject Properties. The proceeds from the Proposed Disposals will allow our 
Group to have funds readily available to reinvest our capital in strategic assets or opportunities that 
align with our Group’s core strategy, as and when required. Further details on the use of proceeds 
are as set out in Section 4 of Part A of this Circular.  
 
Upon completion of the Proposed Disposals, our Company would be able to recognise 
approximately RM22.9 million in pro forma gain on disposal of the Subject Properties net of tax and 
share by non-controlling interests arising from the Proposed Disposals based on the audited NBV 
of the Subject Properties as at 31 March 2024 and a market value of RM122.0 million, the details of 
which are as set out in Note (1) of Section 6.2 of Part A of this Circular. 
 
Further, given our Company’s effective interest of approximately 49.7% in AME REIT as at the LPD, 
through our Company’s direct shareholdings in AME Development and the Manager, our Company 
will continue to consolidate the total asset value of the Subject Properties into our Statements of 
Financial Position. Correspondingly, our Company will also consolidate the Islamic financing facilities 
of approximately RM118.5 million (net of transaction costs of RM1.0 million) to be undertaken by AME 
REIT to fund the proposed acquisitions of the Subject Properties.  
 
Additionally, the Proposed Disposals allow our Company to continue to indirectly enjoy recurring 
income from our subsidiary, AME REIT, via future income distributions based on our Company’s 
unitholdings in AME REIT by virtue of AME Development and the Manager’s direct unitholdings.  
 
 



A - 16

 

A - 11 

4. USE OF PROCEEDS 
 
The Disposal Consideration of approximately RM119.5 million is intended to be used in the following 
manner: 
 

Description of use of proceeds Note RM’000 

Estimated timeframe for use 
of proceeds from the date of 
completion of the respective 

Proposed Disposals 
    
Funding of our Group’s ongoing development 
of i-TechValley and for future industrial 
property development and investment 
project, including land acquisition and joint 
ventures 

(1) 119,020 Within 36 months 
 

    
Estimated expenses for the Proposed 
Disposals 

(2) 430 Within 6 months 

    
Gross proceeds  119,450  
 
Notes:  

    
(1) Funding of our Group’s ongoing development of i-TechValley and future industrial 

property development and investment project, including land acquisition and joint 
ventures  
 
Located within i-TechValley in Iskandar Puteri of Iskandar Malaysia, Johor and spanning 
across 169.8 acres of freehold land, as at the LPD, i-TechValley is the latest ongoing 
industrial park development project that is being developed by our wholly-owned 
subsidiaries, Pentagon Land and Greenhill SILC Sdn Bhd (“Greenhill”),  with an estimated 
gross development value (GDV) of RM1.5 billion and estimated development period of 
approximately 5 years. Further information on our Group’s ongoing development of i-
TechValley is as follows: 
 
Name of project : i-TechValley, comprising 71 plots of saleable industrial 

units  and 1 workers’ dormitories 
   
Area size : 169.8 acres 
   
Commencement date of 
construction 

: The development and construction of i-TechValley 
commenced in the 4th quarter of 2022 

   
Expected completion date : The development and construction of i-TechValley are 

expected to be completed by 2028 
   
GDC : Not available 
   
Gross Development Value : RM1.5 billion 
   
Percentage of completion 
as at LPD 

: 14%(1) 
 

   
Sales/Take-up rate : 63%(2) 
 
Notes: 
 
(1) Computed based on the total number of CCCs obtained for the plots. 

 
(2) Computed based on the total number of leased and sold plots. 
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Our Group intends to utilise approximately RM119.0 million of the proceeds to partially fund 
the project development costs relating to i-TechValley, such as land, infrastructure and 
construction cost, sales and marketing expenses as well as working capital which include, 
but are not limited to, the payment of the estimated income tax of approximately RM5.1 
million arising from the Proposed Disposals and other operating and administrative 
expenses, such as staff-related costs, utilities, statutory payment and other overhead 
expenditures. The proportion to be allocated has yet to be determined at this juncture and 
the allocation is dependent on the sales and development progress of i-TechValley. 
 
In the event the funds required to fund the project development costs relating to i-TechValley 
are less than estimated, the balance proceeds of the Disposal Consideration will be 
reserved for future industrial property development and investment projects, including land 
acquisition and joint ventures. Conversely, if the amount required is higher than estimated, 
the deficit will be funded through our Group’s internally generated funds and/or by external 
borrowings. 
 
As at the LPD, our Group is in preliminary discussions with certain land owners in and out 
of Johor on potential development opportunities. However, our Group has not identified or 
committed to any acquisition and development targets. Depending on the actual funding 
required for future industrial property development and investment projects, our Group may 
fund any shortfall through internally generated funds and/or external borrowings. 
 
In the event the amount required for i-TechValley and future industrial property development 
and investment projects is less than estimated, the balance proceeds of the Disposal 
Consideration will be channelled towards the general working capital requirements of our 
Group. 
 

(2) Estimated expenses for the Proposed Disposals 
 

The estimated expenses of approximately RM0.4 million relating to the Proposed Disposals 
which comprise professional fees, fees payable to the relevant authorities, costs of 
convening our forthcoming EGM for the Proposed Disposals and other incidental expenses. 

 
Any variation to the amount of proceeds will be adjusted to/from the amount allocated for funding of 
our Group’s ongoing development of i-TechValley and future industrial property development and 
investment project, including land acquisition and joint ventures, and the estimated expenses. 
Pending the respective use of proceeds from the Proposed Disposals in the manner set out above, 
the proceeds will be placed in interest-bearing accounts with financial institutions or short-term 
money market instruments. 

 
 
5. RISK FACTORS 

 
Our Company may be subject to certain specific risks associated with the Proposed Disposals. The 
following are some non-exhaustive risk factors that may be inherent to our Company in relation to 
the Proposed Disposals: 
 

5.1 Risks relating to delay or non-completion of the SPAs 
 
The completion of the Proposed Disposals is conditional upon the fulfilment of conditions precedent 
of the SPAs as set out in Section 2 of Appendix II of this Circular. There is no assurance that all 
the conditions precedent can be fulfilled and that the Proposed Disposals can be completed within 
the timeframe stipulated under the SPAs.  
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Pursuant to i-TechValley 46 SPA, it is a condition precedent for Pentagon Land to procure the 
agreed upgrading works in connection with the power supply to i-TechValley 46 (“Upgrading 
Works”), to be completed within the agreed upgrading period of up to 10 calendar months from the 
date of the successful submission of the application to Tenaga Nasional Berhad, which was 
submitted in August 2024. As at the LPD, the percentage of completion of the Upgrading Works is 
estimated to be at approximately 18.7%, which is on track with the agreed tentative timeline. If 
Pentagon Land is unable to procure the said Upgrading Works to complete within the agreed 
upgrading period, the lessee is entitled to terminate its Lease Agreement, resulting in i-TechValley 
46 being vacant. Given that it is the intention of AME REIT to undertake the proposed acquisition of 
i-TechValley 46 subject to i-TechValley 46 being leased, the i-TechValley 46 SPA may not become 
unconditional and therefore, the i-TechValley 46 SPA may be terminated.  
 
Additionally, pursuant to the i-Park SAC 23 & 24 SPA, it is a condition precedent for Ipark 
Development to procure a new guarantee to be issued in favour of the Trustee by AAC Technologies 
Pte Ltd, being the holding company of the existing lessee and the corporate guarantor of AAC 
Technologies (Malaysia) Sdn Bhd, the lessee of i-Park SAC 23 & 24, to guarantee the lessee’s due 
observance, performance and compliance of the lease agreement. In the event the said guarantee 
is not procured and the said condition precedent is therefore not fulfilled and/or waived, the i-Park 
SAC 23 & 24 SPA may not become unconditional and therefore, the i-Park SAC 23 & 24 SPA may 
be terminated. Our Group adopts a flexible approach in deciding whether to obtain a corporate 
guarantee from a lessee, enabling the Vendors to adapt their leasing strategy based on market 
dynamics and tenant characteristics.  For avoidance of doubt, no corporate guarantee has been 
executed in connection with the i-TechValley 34, i-TechValley 46 and i-Park SAC 60 & 61.  
 
Further, as at the LPD, i-TechValley 34 and i-Park SAC 60 & 61 are still under construction and/or 
pending completion of construction. In this regard, the CCCs in respect of i-TechValley 34 and i-
Park SAC 60 & 61 respectively, have yet to be issued. The respective CCCs for i-TechValley 34 
and i-Park SAC 60 & 61 are expected to be issued in the 2nd quarter of 2025. There can be no 
assurance that the CCCs will be issued by the aforementioned timeframe.  
 
Pursuant to the Street, Drainage and Building Act 1974, among others, any person who occupies 
or permits to be occupied any building or any part thereof without CCC shall be subject to a fine of 
up to RM250,000 or to an imprisonment for a term not exceeding 10 years, or to both. 
 
As such, pursuant to the terms of the i-TechValley 34 SPA and i-Park SAC 60 & 61 SPA, the 
issuance of the CCCs are a condition precedent and in the event the Vendors are not able to obtain 
the respective CCCs, our Company will not be able to proceed to complete the i-TechValley 34 SPA 
and/or i-Park SAC 60 & 61 SPA, which may result in the the completion of the i-TechValley 34 SPA 
and/or i-Park SAC 60 & 61 SAC SPA being delayed or terminated. 
 
Despite our Company’s best efforts, there is no assurance that all the conditions precedent, as well 
as the terms and conditions of the SPAs, can be fulfilled on a timely basis or waived in order for the 
Proposed Disposals to be completed within the permitted period under the SPAs. In the event one 
or more of the terms and conditions of the SPAs is/are not fulfilled or waived (to the extent 
permissible by law) by the relevant parties to the SPAs, the Proposed Disposals may be delayed or 
terminated and consequently, our Company will not be able to use the proceeds arising from the 
Proposed Disposals in its intended manner as set out in Section 4 of Part A this Circular. For 
avoidance of doubt, the condition precedent in relation to obtaining our Non-Interested 
Shareholders’ approval for the Proposed Disposals in the SPAs shall not be waived. 
 
Notwithstanding this, our Company will endeavour to ensure that all reasonable steps in relation to 
the completion of the Proposed Disposals will be taken to ensure that the conditions precedent and 
the other terms and conditions of the SPAs are met within the stipulated timeframe, and that every 
effort is made to obtain all necessary approvals or consents and confirmations to give effect to the 
completion of the Proposed Disposals in a timely manner. 
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5.2 Risks relating to change in regulations 
 
The Subject Properties, which are located in Johor, Malaysia, are governed by the regulatory 
environment in Malaysia and pending the completion of the Proposed Disposals, where there is any 
change in the regulatory environment in Malaysia, the Subject Properties may be affected. There 
can be no assurance that any unfavourable development in the prevailing regulatory environment 
will not have any impact on the Proposed Disposals. Nonetheless, our Company does not foresee 
that there will be any significant changes in government policies which could have an impact on the 
Proposed Disposals. 
 

5.3 Risks relating to the loss of potentially higher capital value of the Subject Properties 
 
As a result of the Proposed Disposals, our Group will not be able to enjoy future appreciation in the 
market value of the Subject Properties directly. 
 
Nonetheless, the Proposed Disposals will result in a net gain on disposal for our Group as set out 
in Section 6 of Part A of this Circular. The proceeds from the Proposed Disposals would be utilised 
for purposes set out in Section 4 of Part A of this Circular, which is expected to strengthen our 
Group’s principal business which is beneficial to our Group. Additionally, upon completion of the 
SPAs, our Company will continue to indirectly enjoy recurring income derived from the Subject 
Properties through AME REIT via future income distributions by virtue of our indirect unitholdings in 
AME REIT through AME Development and the Manager. 
 
 

6. EFFECTS OF THE PROPOSED DISPOSALS 
 

6.1 Share capital and substantial shareholders’ shareholdings 
 
The Proposed Disposals will not have any effect on the issued share capital of our Company and 
substantial shareholders’ shareholdings as the Proposed Disposals do not involve any issuance of 
new securities by our Company. 
 

6.2 Earnings and EPS 
 
For illustrative purposes only, the pro forma effects of the Proposed Disposals on our consolidated 
EPS, assuming the Proposed Disposals had been effected at the beginning of the FYE 31 March 
2024, is as follows: 
 
 

Audited as at 
31 March 2024 

After the 
Proposed 
Disposals 

 (RM’000) (RM’000) 
   
Net profit attributable to owners of our Company 93,100 93,100 
Add:  Estimated gain on disposal(1) - 22,868 
Less: Estimated expenses(2) - (430) 
 93,100 115,538 
   
No. of Shares in issue (excluding treasury shares)(3) (‘000) 639,093 639,093 
   
EPS (sen) 14.57 18.08 
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Notes: 
 
(1) After taking into consideration the pro forma gain on disposal of the Subject Properties of 

approximately RM30.8 million, which is calculated in the following manner: 
 
 RM‘000 
  
Market value of the Subject Properties 122,000 
Less:  
- Costs incurred and estimated costs to be incurred subsequent to 31 

March 2024 by the Vendors for the respective Subject Properties 
(83,826) 

- Fair value gain on i-Park SAC 23 & 24 as at 31 March 2024 (4,988) 
- Estimated transaction costs incurred and to be incurred by AME REIT (2,407) 
Pro forma gain on disposal of the Subject Properties 30,779 
  
Less:  
- Corporate tax at the rate of 24.0% in relation to i-TechValley 34, i-

TechValley 46 and i-Park SAC 60 & 61 
(5,063) 

- Gain on disposal net of tax and share by non-controlling interest in 
Ipark Development 

(2,769) 

- Deferred tax liability of the Subject Properties at the rate of 10% (14) 
- Fair value gain share by non-controlling interests in AME REIT (65) 
  
Estimated gain on disposal 22,868 
 

(2) After taking into consideration the estimated expenses of approximately RM0.4 million 
relating to the Proposed Disposals which comprise professional fees, fees payable to the 
relevant authorities, costs of convening our forthcoming EGM for the Proposed Disposals 
and other incidental expenses. 
 

(3) Excludes approximately 1.6 million Shares bought back and retained by our Company as 
treasury shares as at the LPD. 

 
For information purposes, upon completion of the Proposed Disposals, the earnings that the Subject 
Properties will continue to contribute to our Group is in proportion to our indirect unitholdings of 
approximately 49.7% in AME REIT as at the LPD. In addition, as the Manager is our wholly-owned 
subsidiary, our Group is expected to benefit from the receipt of cash and/or Units by the Manager in 
consideration for the management and administration of AME REIT, and any income distribution from 
AME REIT received by the Manager as a unitholder.  
 

6.3 NA and gearing 
 
For illustrative purposes only, based on the latest audited consolidated statements of financial 
position of our Group as at 31 March 2024 and assuming the Proposed Disposals had been effected 
on that date, the pro forma effects of the Proposed Disposals on the NA per AME Elite Share and 
gearing of our Group are as follows:  

 
 Audited as at 

31 March 2024 
After the Proposed 

Disposals 
 (RM’000) (RM’000) 
   
Share capital 620,140 620,140 
Reserves 253,757 (1)276,195 
NA attributable to the owners of our Company 873,897 896,335 
   
No. of AME Elite Shares in issue (excluding treasury 

shares) (‘000) 
639,093 639,093 

   
NA per AME Elite Share(2) (RM) 1.37 1.40 
   
Total borrowings (RM’000) 174,706 (3)293,156 
   
Gearing(4) (times) 0.2 0.3 
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Notes: 
 
(1) After taking into consideration the pro forma gain on disposal of the Subject Properties net 

of tax and share by non-controlling interests of approximately RM22.9 million less estimated 
expenses incurred by our Company in relation to the Proposed Disposals of approximately 
RM0.4 million. Please refer to Note (1) of Section 6.2 of Part A of this Circular for information 
on the pro forma gain on disposal of the Subject Properties net of tax and minority interests. 
 

(2) Calculated based on the NA attributable to owners of our Company over the number of 
Shares in issue, excluding approximately 1.6 million Shares bought back and retained by our 
Company as treasury shares as at the LPD. 
 

(3) After taking into consideration the transaction costs of approximately RM1.0 million, the net 
total borrowings of approximately RM118.5 million, representing approximately 99.2% of the 
Disposal Consideration, will be undertaken by AME REIT to part finance the purchase 
consideration of the Subject Properties and related transaction costs. Notwithstanding the 
increase in total borrowings undertaken by AME REIT, our subsidiary, our Company will have 
a corresponding increase in gross proceeds of approximately RM119.5 million in cash 
pursuant to the Proposed Disposals, in addition to our Group’s cash balance of 
approximately RM261.5 million as at the LPD.  
 

(4) Calculated based on the total borrowings over the NA attributable to the owners of our 
Company. 

 
 

7. TRANSACTIONS WITH RELATED PARTIES FOR THE PAST 12 MONTHS 
 
The total amount transacted between our Group (save for AME REIT) and AME REIT in the 12 
months preceding the LPD of approximately RM44.2 million is as follows: 
 
Nature of transaction RM’000 
  
Related party transaction(1) 26,765 
Recurrent related party transaction(2) 17,418 
  
Total 44,183 
 
Notes: 
 
(1) Comprise the disposal of a piece of freehold land held under GRN 580209, Lot 98836, 

Mukim of Kulai, District of Kulai, State of Johor together with the buildings erected thereon 
(Plot 16 Indahpura) and management fees (acquisition fees) of the Manager. 
 

(2) Comprise the enhancement of investment properties, repair and maintenance, landscape 
maintenance, rental income(i), property management fees and management fees (base and 
performance fees) of the Manager. 
 
Sub-note: 
 
(i) Of the rental income of approximately RM11.5 million, approximately RM8.7 million 

are in relation to tenancies entered into prior to the listing of AME REIT on the Main 
Market of Bursa Securities. The balance rental income of approximately RM2.8 
million is in relation to a tenancy of not more than 3 years and the tenancy’s renewal 
terms are supported by an independent valuation, in accordance with the exemption 
set out under Paragraph 10.08(11)(h) of the Listing Requirements. 

 
Where required, our Group had made the necessary announcements on Bursa Securities. 
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8. APPROVALS REQUIRED 
 
The Proposed Disposals are subject to the following being obtained: 
 
(i) approval from our Non-Interested Shareholders for the Proposed Disposals at our 

forthcoming EGM; 
 

(ii) approval from the non-interested unitholders of AME REIT for the proposed acquisition of 
the Subject Properties at AME REIT’s forthcoming extraordinary general meeting; and 
 

(iii) approval and/or consent from any other relevant authority and/or party, if required. 
 
The highest percentage ratio applicable to the Proposed Disposals pursuant to Paragraph 10.02(g) 
of the Listing Requirements is approximately 13.7%. 
 
 

9. CONDITIONALITY OF THE PROPOSED DISPOSALS  
 
The respective SPAs are not inter-conditional upon each other. 
 
The Proposed Disposals are not conditional upon any of our other corporate exercise/scheme which 
have been announced but pending completion. 
 
 

10. CORPORATE PROPOSALS ANNOUNCED BUT PENDING COMPLETION  
 
Save as disclosed below, there are no corporate exercises which have been announced by our 
Company but pending completion before printing of this Circular: 
 
(i) the Proposed Disposals; 

 
(ii) On 13 May 2024, our wholly-owned subsidiaries had entered into the following agreements 

for the proposed disposal of 11 plots of freehold industrial land in Mukim of Pulai, District of 
Johor Bahru, State of Johor, measuring approximately 34.9 acres in total land area, for a 
total cash consideration of approximately RM209.8 million (“Digital Hyperspace SPAs”): 
 
(a) a conditional sale and purchase agreement between Pentagon Land and Digital 

Hyperspace Malaysia Sdn Bhd (“Digital Hyperspace”), for the proposed disposal 
by Pentagon Land of 7 plots of freehold industrial land in Mukim of Pulai, District of 
Johor Bahru, State of Johor, all located in i-TechValley, measuring approximately 
22.42 acres in total land area, to Digital Hyperspace for a total cash consideration 
of approximately RM134.8 million; and 

 
(b) a conditional sale and purchase agreement between Greenhill, and Digital 

Hyperspace, for the proposed disposal of 4 plots of freehold industrial land in Mukim 
of Pulai, District of Johor Bahru, State of Johor, all located in i-TechValley, 
measuring approximately 12.49 acres in total land area, for a total cash 
consideration of approximately RM75.0 million. 

 
As at the LPD, the final condition precedent of the respective Digital Hyperspace SPAs are 
still pending completion.  
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(iii) As at the LPD, our Company had made lodgments with the Securities Commission Malaysia 
(“SC”) for the establishment of an Islamic medium term notes (“IMTNs”) programme of up 
to RM1,500.0 million in nominal value based on the Shariah principle of Wakalah Bi Al-
Istithmar (“IMTN Programme”) and a separate Islamic commercial papers (“ICPs”) 
programme of up to RM300.0 million in nominal value based on the Shariah principle of 
Wakalah Bi Al-Istithmar (“ICP Programme”) (collectively, the IMTN Programme and the 
ICP Programme shall be referred to as “Sukuk Wakalah Programmes” and the IMTNs 
and the ICPs shall be referred to as “Sukuk Wakalah”) pursuant to the SC’s Guidelines on 
Unlisted Capital Market Products under the Lodge and Launch Framework (issued by the 
SC on 9 March 2015 and revised on 5 February 2024, as amended from time to time) (“SC 
Lodgements”). Our Company is the obligor for the Sukuk Wakalah Programmes. Further 
details are as set out our Company’s announcement dated 30 September 2024. 

 
 
11. INTERESTS OF OUR DIRECTORS, MAJOR SHAREHOLDERS AND/OR PERSONS 

CONNECTED WITH THEM  
 

Saved as disclosed below, none of our Directors and/or major shareholders and/or persons 
connected with them have any interest, direct or indirect, in the Proposed Disposals: 

 
(i) AME Development, our wholly-owned subsidiary is a major unitholder of AME REIT; 

 
(ii) I REIT Managers Sdn Bhd, our wholly-owned subsidiary, is the management company of 

AME REIT; 
 

(iii) Lee Chai, by virtue of his direct and indirect interests in our Company, is a major shareholder 
of our Company, which is the holding company of the Manager, AME Development, 
Pentagon Land, AME Integrated and Ipark Development. By virtue of his direct and indirect 
interests in AME REIT, he is a major unitholder of AME REIT. He is our Company’s Deputy 
Chairman/Non-Independent Non-Executive Director, the Non-Independent Non-Executive 
Director of the Manager, and a Director of Pentagon Land and Ipark Development. He is the 
brother of Lee Sai Boon, brother-in-law of Lim Yook Kim and father of Lee Ling Sien and Lee 
Chun Kiat; 
 

(iv) Lee Sai Boon, by virtue of his direct and indirect interests in our Company, is a substantial 
shareholder of our Company. By virtue of his direct and indirect interests in AME REIT, he 
is a major unitholder of AME REIT. He is our Company’s Non-Independent Non-Executive 
Director, the Chairman/Non-Independent Non-Executive Director of the Manager, and a 
Director of Pentagon Land and Ipark Development. He is the brother of Lee Chai and 
brother-in-law of Lim Yook Kim; 
 

(v) Lim Khai Wen, by virtue of his direct interest in our Company and AME REIT, is a shareholder 
of our Company and a unitholder of AME REIT. He is our Executive Director and a Director 
of AME Development and Pentagon Land. He is the child of Lim Yook Kim and brother of 
Lim Pei Shi; 
 

(vi) Kang Koh Wei, by virtue of his direct interest in our Company and AME REIT, is a 
shareholder of our Company and a unitholder of AME REIT. He is our Executive Director 
and a Director of AME Development and Pentagon Land. He is the child of Kang Ah Chee; 

 
(vii) Kang Ah Chee, by virtue of his direct and indirect interests in our Company, is a major 

shareholder of our Company. By virtue of his direct and indirect interests in AME REIT, he 
is a major unitholder of AME REIT. He is the alternate Director to Kang Koh Wei in our 
Company and the alternate Director to Lee Sai Boon in the Manager. He is the father of 
Kang Koh Wei;  

 
(viii) Lim Pei Shi, by virtue of her direct interests in our Company and AME REIT, is a shareholder 

of our Company and a unitholder of AME REIT. She is the alternate Director to Lim Khai 
Wen in our Company, the alternate Director to Chan Wai Leo (Executive Director/Chief 
Executive Officer in the Manager) in the Manager and a Director of AME Development, 
Pentagon Land and Ipark Development. She is the child of Lim Yook Kim and sister of Lim 
Khai Wen;  
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(ix) Lee Ling Sien, by virtue of her direct interests in our Company and AME REIT, is a 
shareholder of our Company and a unitholder of AME REIT. She is the alternate Director to 
Lee Chai in our Company, an Executive Director of the Manager, and a Director of AME 
Development and Pentagon Land. She is the child of Lee Chai and sister of Lee Chun Kiat;  
 

(x) Lee Chun Kiat, by virtue of his direct interests in our Company and AME REIT, is a 
shareholder of our Company and a unitholder of AME REIT. He is the alternate Director to 
Lee Sai Boon in our Company and alternate Director to Lee Ling Sien in the Manager. He is 
the child of Lee Chai and brother of Lee Ling Sien; and 
 

(xi) Lim Yook Kim, by virtue of his direct and indirect interests in our Company, is a major 
shareholder of our Company. By virtue of his direct and indirect interests in AME REIT, he 
is a major unitholder of AME REIT. He is the alternate Director to Lee Chai in the Manager. 
He is the father of Lim Khai Wen and Lim Pei Shi, the brother-in-law of Lee Chai and Lee 
Sai Boon. 
 

The direct and indirect shareholdings of the Interested Parties in our Company as at the LPD are as 
follows:  

 

Interested Parties 
Direct Indirect 

No. of Shares (1)(%) No. of Shares (1)(%) 
 (‘000)  (‘000)  
     
Lee Chai 113,656 17.8 (2)2,337 0.4 
Lee Sai Boon 36,987 5.8 (3)2,137 0.3 
Lim Khai Wen 812 0.1 - - 
Kang Koh Wei 588 0.1 - - 
Kang Ah Chee 111,591 17.5 (4)2,487 0.4 
Lim Pei Shi 435 0.1 - - 
Lee Ling Sien 386 0.1 - - 
Lee Chun Kiat 150 * - - 
Lim Yook Kim 113,841 17.8 (3)2,137 0.3 

 
Notes: 
 
* Less than 0.1%. 

 
(1) Excluding approximately 1.6 million Shares bought back and retained by our Company as 

treasury shares as at the LPD. 
 
(2) Deemed interested by virtue of his direct interests in Lotus Ideal and Lifestyle Capital 

pursuant to Section 8 of the Act and AME Elite Shares held by his spouse pursuant to Section 
59(11)(c) the Act. 

 
(3) Deemed interested by virtue of his direct interests in Lotus Ideal and Lifestyle Capital 

pursuant to Section 8 of the Act. 
 
(4) Deemed interested by virtue of his direct interests in Lotus Ideal and Lifestyle Capital 

pursuant to Section 8 of the Act and AME Elite Shares held by his children pursuant to 
Section 59(11)(c) of the Act. 

 
By virtue of the interests set out above, the Proposed Disposals are regarded as related party 
transactions and fall under Paragraph 10.08 of the Listing Requirements. Accordingly, the Interested 
Directors have abstained and will continue to abstain from all deliberations and voting of the 
Proposed Disposals at the relevant Board meetings pertaining to the Proposed Disposals. 
 
The Interested Parties will also abstain from voting in respect of their direct and/or indirect 
shareholdings in our Company, if any, on the resolutions pertaining to the Proposed Disposals to be 
tabled at our forthcoming EGM. 
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Further, the Interested Parties undertake to ensure that persons connected with them will abstain 
from voting in respect of their direct and/or indirect shareholdings in our Company on the resolutions 
pertaining to the Proposed Disposals to be tabled at our forthcoming EGM. 
 
 

12. INDEPENDENT ADVISER 
 
In view of the interests of the Interested Parties in the Proposed Disposals as set out in Section 11 
of Part A of this Circular, the Proposed Disposals are deemed as related party transactions pursuant 
to Paragraph 10.08 of the Listing Requirements.  
 
Accordingly, cfSolutions had been appointed to act as the independent adviser to undertake the 
following in relation to the Proposed Disposals: 
 
(i) comment as to whether the Proposed Disposals are: 

 
(a) fair and reasonable so far as our Non-Interested Shareholders are concerned; and 

 
(b) to the detriment of our Non-Interested Shareholders,  

 
and set out the reasons for such opinion, the key assumptions made and the factors taken 
into consideration in forming that opinion; 

 
(ii) advise our Non-Interested Shareholders on whether they should vote in favour of the 

Proposed Disposals; and  
 

(iii) take all reasonable steps to satisfy itself that it has a reasonable basis to make the 
comments and advice in subparagraphs (i) and (ii) above. 

 
 

13. AUDIT AND RISK MANAGEMENT COMMITTEE’S STATEMENT 
 
Our Audit and Risk Management Committee, after having considered and deliberated on the 
Proposed Disposals, including but not limited to, the salient terms of the SPAs, basis and 
justification for the Disposal Consideration, rationale and benefits of the Proposed Disposals, 
independent valuation of the Subject Properties as well as the evaluation of the Independent 
Adviser, is of the opinion that the Proposed Disposals are: 
 
(i) in our best interest; 

 
(ii) fair, reasonable and on normal commercial terms; and 

 
(iii) not detrimental to the interest of our Non-Interested Shareholders. 
 
 

14. DIRECTORS’ STATEMENT AND RECOMMENDATION 
 
Our Board (save for the Interested Directors), after having considered and deliberated on the 
Proposed Disposals, including but not limited to, the salient terms of the SPAs, basis and 
justification for the Disposal Consideration, rationale and benefits of the Proposed Disposals, 
independent valuation of the Subject Properties as well as the evaluation of the Independent 
Adviser, is of the opinion that the Proposed Disposals are in the best interest of our Company. 
 
Accordingly, our Board (save for the Interested Directors) recommends that you vote in favour of 
the resolutions pertaining to the Proposed Disposals to be tabled at our forthcoming EGM. 
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15. TENTATIVE TIMETABLE FOR IMPLEMENTATION 
 
Barring any unforeseen circumstances and subject to all requisite approvals being obtained, the 
tentative timetable for implementation of the Proposed Disposals is as follows: 
 
Tentative timetable Event 
  
7 November 2024(1) Our forthcoming EGM for the Proposed Disposals 
  
1st quarter of 2025(1) • i-Park SAC 23 & 24 SPA becoming unconditional  

• Completion of the Proposed i-Park SAC 23 & 24 Disposal 
  
2nd quarter of 2025(1) • i-TechValley 46 SPA becoming unconditional 

• Completion of the Proposed i-TechValley 46 Disposal 
  
3rd quarter of 2025(1) • i-TechValley 34 SPA and i-Park SAC 60 & 61 SPA becoming 

unconditional  
• Completion of the Proposed i-TechValley 34 Disposal and Proposed i-

Park SAC 60 & 61 Disposal  
 

Note: 
 

(1) The Proposed Disposals have different completion dates in view of the various conditions 
precedent to be fulfilled under the SPAs of the respective Subject Properties. The salient 
terms of the SPAs are set out in Appendix II of this Circular.   

 
 
16. EGM 

 
Our forthcoming EGM, the notice of which is enclosed herein, will be conducted on a fully virtual 
basis through live streaming and online remove voting using Remote Participation and Electronic 
Voting (“RPEV”) facilities via online meeting platform at https://meeting.boardroomlimited.my 
(Domain Registration No. with MYNIC-D6A357657) on Thursday, 7 November 2024 at 2.00 p.m. or 
at any adjournment thereof, and if thought fit, pass resolutions to give effect to the Proposed 
Disposals.  
 
A shareholder of our Company entitled to participate, speak and vote at our forthcoming EGM is 
entitled to appoint a proxy or proxies to participate, speak and vote on his/her behalf. In such an 
event, please complete and return the Form of Proxy in accordance with the instructions therein and 
deposit it at the office of our Company’s Share Registrar, Boardroom Corporate Services Sdn Bhd, 
at 11th Floor, Menara Symphony, No. 5, Jalan Prof. Khoo Kay Kim, Seksyen 13, 46200 Petaling 
Jaya, Selangor Darul Ehsan, Malaysia not less than 48 hours before the time set for holding our 
forthcoming EGM. You can also have the option to lodge the proxy appointment electronically 
through Boardroom Smart Investor Online Portal at https://investor.boardroomlimited.com or email 
to bsr.helpdesk@boardroomlimited.com before the Form of Proxy lodgement cut-off time. The 
lodging of the Form of Proxy will not preclude you from participating, speaking and voting remotely 
at our forthcoming EGM should you subsequently wish to do so. For further information on the 
electronic submission of the Form of Proxy and participation at our forthcoming EGM, kindly refer 
to the Administrative Guide which is enclosed together with this Circular. 
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17. FURTHER INFORMATION 
 
Shareholders of our Company are advised to refer to the appendices set out in this Circular for 
further information. 
 

 
Yours faithfully 
for and on behalf of the Board of 
AME ELITE CONSORTIUM BERHAD 
 
 

 
 
TAN TECK ENG 
Executive Director and Group Chief Executive Officer 
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Notes: 
 
(1) The CCCs for i-TechValley 34 and i-Park SAC 60 & 61 are expected to be issued in the 2nd quarter 

of 2025 respectively.  
 
For avoidance of doubt, the i-TechValley 34 SPA and i-Park SAC 60 & 61 SPA will only complete 
upon satisfaction of all the conditions precedent of the respective SPAs, including the issuance of 
the CCCs for the respective Subject Properties, and the leases to the existing lessees have 
commenced. 

 
(2) The respective Lease Agreements will be novated to the Trustee (on behalf of AME REIT) upon the 

completion of the Proposed Disposals for the continuity of existing operations under similar terms being 
entered into prior thereto, in the respective Lease Agreements. 
 

(3) Based on the respective Lease Agreements. 
 

(4) A lienholder’s caveat has been registered in favour of RHB Islamic Bank Berhad in respect of i-
TechValley 34 and i-TechValley 46 on 23 July 2024 and 8 May 2023 respectively. The said lienholders’ 
caveats have been lodged due to borrowings undertaken by Pentagon Land and will be removed 
pursuant to the completion of the i-TechValley 34 SPA and i-TechValley 46 SPA. In this regard, the 
lienholders’ caveats will not impede the completion of the i-TechValley 34 SPA and i-TechValley 46 
SPA respectively. 
 

(5) On 29 March 2021, the Pejabat Setiausaha Kerajaan Johor (Bahagian Perumahan) issued a letter 
approving the release of, among others, i-Park SAC 60, from complying with the Lot untuk Bumiputera 
restriction, subject to conditions as set out in the said letter. The payment of contribution for the release 
of such Bumiputera restriction has been paid on 29 March 2021. For avoidance of doubt, i-Park SAC 
61 has no Bumiputera restriction imposed. 
 

 
 
 
 

(The rest of this page has been intentionally left blank) 
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The salient terms of the SPAs are as follows: 
 
1. OVERVIEW OF THE SPAS  

 
Pursuant to the SPAs, the Vendors shall sell to the Trustee (on behalf of AME REIT) and the Trustee 
(on behalf of AME REIT) shall purchase from the Vendors, on the basis that the Subject Properties 
are, among others, as follows: 

 
(i) subject to the existing restrictions-in-interest, conditions (whether express or implied) and the 

category of land use endorsed on the documents of title to the Subject Properties; 
 

(ii) in respect of i-TechValley 34, i-Park SAC 23 & 24 and i-Park SAC 60 & 61, completed in 
accordance with the building plans and specifications as approved by the relevant local 
authority and with CCC obtained; 

 
(iii) in respect of i-TechValley 46, sold together with the fixtures and fittings and in its current 

condition on an “as is where is” basis; 
 

(iv) in respect of i-TechValley 34, i-Park SAC 23 & 24 and i-Park SAC 60 & 61, without vacant 
possession on the basis that the Subject Properties are built in accordance with the 
specification and requirements as agreed upon in the lease between the Vendors and the 
existing lessees; and 
 

(v) in respect of i-TechValley 46, without vacant possession on the basis that the Subject Property 
will continue to be occupied by the existing lessee with all its rights, benefits and obligations 
remaining intact; 

 
(vi) free from encumbrances, save for the leases which the parties acknowledge may be registered 

on the documents of title to the Subject Properties before or after the completion of the sale 
and purchase of the Subject Properties; and 

 
(vii) in respect of i-Park SAC 60 & 61, released of the Bumiputera restriction pursuant to the 

approval duly obtained by the Vendor from the appropriate authority. 
 
 

2. CONDITIONS PRECEDENT 
 
The completion of the sale and purchase of the Subject Properties shall be subject to the prior 
fulfilment of, among others, the following conditions precedent: 

 
(i) the respective Vendors having obtained all necessary approvals and consents for the disposal 

of the Subject Properties to the Trustee (on behalf of AME REIT). For avoidance of doubt, the 
necessary approvals and consents for the Proposed Disposals shall include the approval of 
our Company’s shareholders;  
 

(ii) the respective Vendors having notified the respective lessees in writing in connection with the 
disposal of the Subject Properties to the Trustee (on behalf of AME REIT); 
 

(iii) the Subject Properties are constructed in accordance with the approved building plans, and 
that the CCC for the buildings have been obtained, and in respect of i-Park SAC 60 & 61, the 
Amalgamation shall have been completed prior to the issuance of the CCC; 
 

(iv) the written confirmation from the respective Vendors confirming the rental commencement date 
pursuant to the lease agreements (“Rental Commencement Date”) where such written 
confirmation must be given within 30 days prior to the Rental Commencement Date; 
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(v) in respect of i-TechValley 46, the Vendor having procured the agreed upgrading works in 
connection with the power supply to the Subject Property as stipulated under Clause 8 of the 
Special Conditions of the lease agreement and the Quotation (Ref No.: PTG/TSSB/2024/Q090) 
dated 13 May 2024 issued by the Vendor to the existing lessee (“Agreed Power Supply 
Upgrading Works”) or any further modifications, alterations, amendments or variations 
subsequent to the Agreed Power Supply Upgrading Works as may be mutually agreed between 
the Vendor and the lessee, be completed within the upgrading period agreed with the lessee 
and in accordance with the terms and conditions of the lease agreement; 

 
(vi) in respect of i-Park SAC 23 & 24, the Vendor having procured the new guarantee issued by 

the holding company of the existing lessee as the corporate guarantor in favour of the Trustee 
(on behalf of AME REIT) to guarantee the lessee’s due observance, performance and 
compliance of the lease agreement; 

 
(vii) the approval of the unitholders of AME REIT for the sale and purchase of the Subject 

Properties. For avoidance of doubt, this condition precedent shall not be waived; and 
 

(viii) the Trustee (on behalf of AME REIT) shall cause the valuation reports prepared by the Valuer 
in relation to the Subject Properties to be prepared in accordance with the relevant regulatory 
requirements and be submitted to Bursa Securities or such relevant authorities as soon as 
practicable. 
 

As at the LPD, save as disclosed below, all the conditions precedent are pending fulfillment:  
 
(a) in connection with Section 2(ii) of Appendix II of this Circular, Ipark Development has by 

virtue of its letter dated 4 September 2024 notified AAC Technologies (Malaysia) Sdn Bhd in 
connection with the disposal of i-Park SAC 23 & 24 to the Trustee (on behalf of AME REIT); 
 

(b) in connection with Section 2(iii) of Appendix II of this Circular, i-TechValley 46 and i-Park 
SAC 23 & 24 have been constructed in accordance with the approved building plans, and 
that the CCC for the buildings have been obtained in January 2024 and August 2024, 
respectively; 

 
(c) in connection with Section 2(iv) of Appendix II of this Circular, Pentagon Land and Ipark 

Development have issued the notices of lease and rental commencement dated 2 April 2024 
and 22 August 2024 to the respective lessees in respect of i-TechValley 46 and i-Park SAC 
23 & 24 confirming that the rental commencement date is 1 July 2024 and 22 August 2024, 
respectively; and 

 
(d) in connection with Section 2(viii) of Appendix II of this Circular, the Trustee (on behalf of 

AME REIT) has caused the valuation reports prepared by the Valuer in relation to the Subject 
Properties to be prepared in accordance with the relevant regulatory requirements and 
submitted to Bursa Securities on 29 July 2024. 

 
 
3. MANNER OF PAYMENT OF THE PURCHASE PRICE 

 
The mode of consideration of the purchase price for the Subject Properties shall be by way of cash 
consideration only. 

 
The purchase price for the Subject Properties shall be satisfied by the Trustee (on behalf of AME 
REIT) in the following manner: 

 
(i) 2.0% of the purchase price in respect of i-TechValley 34, i-TechValley 46 and i-Park SAC 60 & 

61, or 10.0% of the purchase price in respect of i-Park SAC 23 & 24, as the case may be, being 
the deposit payable to the relevant Vendors upon the execution of the respective SPAs; and 

 
(ii) the balance of the purchase price to be paid to the relevant Vendors on the Completion Date 

of the respective SPAs. 
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4. ADJUSTMENT OF THE PURCHASE PRICE 
 

In the event that the market value of the relevant Subject Property is adjusted by way of a revision to 
the valuation report issued by the Valuer and/or any subsequent valuation report issued by an 
independent valuer pursuant to comments provided by relevant authorities prior to the fulfilment of 
the conditions precedent as set out in Section 2 of Appendix II of this Circular, the Trustee (on behalf 
of AME REIT) and the respective Vendors shall, within 14 days from the adjustment, mutually 
determine in good faith whether an adjustment of the purchase price for the Subject Property is 
required.  

 
In the event the Trustee (on behalf of AME REIT) and the respective Vendors mutually determine 
that an adjustment of the purchase price is required, the Trustee (on behalf of AME REIT) and the 
respective Vendors shall either:  

 
(i) mutually agree to adjust the purchase price of the relevant Subject Property by way of a 

supplemental agreement; or  
 

(ii) terminate the said SPA and the respective Vendors shall refund the deposit to the Trustee (on 
behalf of AME REIT) in accordance with Section 7(iii) of Appendix II of this Circular in the 
event the Trustee (on behalf of AME REIT) and the respective Vendors cannot agree to an 
adjusted purchase price. 
 
 

5. COMPLETION  
 
Subject to the fulfilment of the conditions precedent set out in Section 2 of Appendix II of this Circular, 
the following shall occur on the Completion Date of the respective SPAs (unless otherwise indicated):  

 
(i) the rights, benefits, title, interests, in and to the Subject Properties shall pass from the 

respective Vendors to the Trustee (on behalf of AME REIT) whereupon the respective Vendors 
shall be deemed to hold on trust the Subject Property for the Trustee (on behalf of AME REIT) 
until the Trustee (on behalf of AME REIT) is registered as the proprietor at the relevant land 
registry and the legal possession of the Subject Property shall be deemed delivered to the 
Trustee (on behalf of AME REIT);  
 

(ii) the rights, benefits, interests, obligations and liabilities in the lease in respect of the Subject 
Properties, which are subsisting on the Completion Date of the respective SPAs, shall be 
deemed to have passed to the Trustee (on behalf of AME REIT) and shall be novated by the 
respective Vendors to the Trustee (on behalf of AME REIT) immediately or as soon as 
practicable;  
 
 
 

(iii) all existing contracts pertaining to the Subject Properties shall be novated to the Trustee (on 
behalf of AME REIT) (and to the extent there are no obligations to be transferred to the Trustee 
(on behalf of AME REIT) under an existing contract, then on the basis that all remaining 
benefits, rights, titles, entitlements and interests of the respective Vendors under such existing 
contracts are assigned to the Trustee (on behalf of AME REIT) and due notice that is given to 
the applicable third party) immediately or as soon as practicable;  
 

(iv) the takaful coverage or insurance taken up in respect of the Subject Properties which are 
subsisting on the Completion Date of the respective SPAs may be cancelled by the Vendor on 
or after the Completion Date of the respective SPAs and the Trustee (on behalf of AME REIT)   
shall be entitled to take up such other takaful coverage or insurance which the Trustee (on 
behalf of AME REIT) deem necessary; 
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(v) all outgoings in respect of the Subject Properties shall be apportioned on the Completion Date 
of the respective SPAs and the respective Vendors shall bear and settle the outgoings due and 
payable up to the date immediately preceding the Completion Date of the respective SPAs and 
the Trustee (on behalf of AME REIT) shall bear and settle the outgoings due and payable on 
and from the Completion Date of the respective SPAs;  
 

(vi) all income in respect of the Subject Properties including rental income shall be apportioned on 
the Completion Date of the respective SPAs and the respective Vendors shall be entitled to all 
income received up to the date immediately preceding the Completion Date of the respective 
SPAs and the Trustee (on behalf of AME REIT) shall, in addition to Sections 4(ii) and (iii) of 
Appendix II of this Circular, be entitled to all income received on and from the Completion Date 
of the respective SPAs; and  
 

(vii) all security and utility deposits, rental and other payments paid by the lessees which are 
retained or in the custody of the respective Vendors as well as the outgoings under Section 
4(v) of Appendix II of this Circular and the income under Section 4(vi) of Appendix II of this 
Circular which are to be paid to the Trustee (on behalf of AME REIT) (if any) shall be held on 
trust for the Trustee (on behalf of AME REIT) from the Completion Date of the respective SPAs 
and the respective Vendors shall pay the same to the Trustee (on behalf of AME REIT) 
immediately or as soon as practicable. 

 
 

6. REPRESENTATIONS AND WARRANTIES 
 
The respective Vendors have given specific representations and warranties relating to, among others, 
their capacities, the Subject Properties and the leases. If any event or circumstance, which arises or 
becomes known to the Trustee (on behalf of AME REIT) after the date of the relevant SPA(s) and 
prior to the Completion Date of the relevant SPA(s), is inconsistent with any of the representations 
and warranties by the relevant Vendor(s), the Trustee (on behalf of AME REIT) may give a written 
notice to the relevant Vendor(s) to remedy the same within 30 days from the date of the notice. If the 
relevant Vendor(s) fail(s) to remedy the same, the Trustee (on behalf of AME REIT) shall be entitled 
to terminate the relevant SPA(s). 

 
 
7. TERMINATION 

 
(i) Vendor(s)’ right to terminate 
  

If the Trustee (on behalf of AME REIT) defaults in the satisfaction of the purchase price in 
accordance with the provisions of the respective SPA(s), the respective Vendor(s) is/are 
entitled to terminate the respective SPA(s) by notice in writing to the Trustee (on behalf of AME 
REIT) if the Trustee (on behalf of AME REIT) fails to remedy the breach or the matter within 
seven (7) days of receipt of a notice from the respective Vendor(s) to remedy the breach of the 
matter. 

 
(ii) Trustee’s right to terminate 
 

The Trustee (on behalf of AME REIT) is entitled, at any time, to give notice to the respective 
Vendor(s) to terminate the respective SPA(s) if:  

 
(a) any of the representations and warranties given by the respective Vendor(s) are found 

to be untrue or incorrect;  
 

(b) the respective Vendor(s) fail, neglect or refuse to complete the sale in accordance with 
the provisions of their respective SPA(s);  
 

(c) insolvency proceedings are instituted against the respective Vendor(s); or  
 
 



App II - 5

APPENDIX II 
 

SALIENT TERMS OF THE SPAS (Cont’d) 
 

App II - 5 

(d) the memorandum of transfer of all rights, title and interest of the respective Subject 
Properties to the Trustee (on behalf of AME REIT) cannot be presented or registered for 
any reason whatsoever (other than reasons caused by or attributable to any act, default 
or omission of the Trustee (on behalf of AME REIT)). 

 
(iii) Consequences of termination  
 

In the event of termination of the respective SPA(s), then within 14 days of the giving of such 
notice:   

 
(a) the respective Vendor(s) must return, or cause to be refunded, free of interest, the 

deposit or any part of the purchase price which has been received by the respective 
Vendors pursuant to the provisions of the respective SPAs, to the Trustee (on behalf of 
AME REIT); 
  

(b) the Trustee (on behalf of AME REIT) must return or cause to be returned all rights, title 
and interest of the respective Subject Properties to the respective Vendor(s) with the 
respective Vendor(s)’ interest intact; and  
 

(c) The Trustee’s (on behalf of AME REIT) solicitors shall (to the extent that they are in the 
custody and possession) be duly authorised to return to the respective Vendor(s) the 
completion documents and the respective Vendor(s)’ documents and to the Trustee (on 
behalf of AME REIT), the Trustee’s documents. 
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em

en
t a

nd
 th

e 
su

pp
le

m
en

ta
ry

 
le

tte
r t

o 
th

e 
le

as
e 

ag
re

em
en

t b
et

w
ee

n 
Pe

nt
ag

on
 L

an
d 

an
d 

Am
et

al
in

 
Sd

n 
Bh

d.
 F

or
 a

vo
id

an
ce

 o
f d

ou
bt

, t
he

 P
ar

tie
s 

ag
re

e 
th

at
 d

ur
in

g 
th

e 
pe

rio
d 

of
 1

 c
al

en
da

r 
m

on
th

 fr
om

 th
e 

le
as

e 
co

m
m

en
ce

m
en

t d
at

e,
 

no
 a

gr
ee

d 
re

nt
al

 s
ha

ll 
be

 p
ay

ab
le

 b
y 

th
e 

le
ss

ee
 s

av
e 

an
d 

ex
ce

pt
 

fo
r t

he
 a

dv
an

ce
 re

nt
al

 a
s 

st
at

ed
 in

 th
e 

le
as

e 
ag

re
em

en
t w

hi
ch

 s
ha

ll 
be

 p
ai

d 
in

 a
dv

an
ce

 o
n 

or
 b

ef
or

e 
ex

ec
ut

io
n 

of
 th

e 
le

as
e 

ag
re

em
en

t 

Fi
xe

d 
10

 y
ea

rs
 f

ro
m

 t
he

 le
as

e 
co

m
m

en
ce

m
en

t 
da

te
 (

in
cl

ud
in

g 
3 

m
on

th
s’

 r
en

t 
fre

e 
pe

rio
d)

, 
su

bj
ec

t 
to

 t
he

 t
er

m
s 

of
 t

he
 l

ea
se

 
ag

re
em

en
t 

be
tw

ee
n 

Pe
nt

ag
on

 L
an

d 
an

d 
Ti

ta
ni

um
 S

ys
te

m
s 

Sd
n 

Bh
d 

R
en

ta
l r

at
e 

Ex
pe

ct
ed

 g
ro

ss
 m

on
th

ly
 re

nt
al

 in
co

m
e 

of
 R

M
15

3,
08

6.
22

 fo
r t

he
 fi

rs
t 

te
rm

, 
su

bj
ec

t 
to

 t
he

 t
er

m
s 

of
 t

he
 l

ea
se

 a
gr

ee
m

en
t 

be
tw

ee
n 

Pe
nt

ag
on

 L
an

d 
an

d 
Am

et
al

in
 S

dn
 B

hd
. O

ve
r t

he
 e

nt
ire

 le
as

e 
te

rm
, 

th
e 

re
nt

al
 e

sc
al

at
io

n 
w

ill 
be

 a
pp

ro
xi

m
at

el
y 

16
.1

%
 

G
ro

ss
 m

on
th

ly
 r

en
ta

l i
nc

om
e 

of
 R

M
14

8,
76

0.
69

 f
or

 t
he

 f
irs

t 
te

rm
, 

su
bj

ec
t 

to
 t

he
 t

er
m

s 
of

 t
he

 le
as

e 
ag

re
em

en
t 

be
tw

ee
n 

Pe
nt

ag
on

 
La

nd
 a

nd
 T

ita
ni

um
 S

ys
te

m
s 

Sd
n 

Bh
d.

 O
ve

r t
he

 e
nt

ire
 le

as
e 

te
rm

, 
th

e 
re

nt
al

 e
sc

al
at

io
n 

w
ill 

be
 a

pp
ro

xi
m

at
el

y 
26

.7
%

 
R

en
ew

al
 o

pt
io

n 
Fi

rs
t R

en
ew

ed
 P

er
io

d 
Fi

xe
d 

3 
ye

ar
s 

fro
m

 th
e 

la
st

 d
ay

 o
f t

he
 le

as
e 

te
rm

 
 

Se
co

nd
 R

en
ew

ed
 P

er
io

d 
Fi

xe
d 

3 
ye

ar
s 

fro
m

 th
e 

ex
pi

ra
tio

n 
of

 th
e 

Fi
rs

t R
en

ew
ed

 P
er

io
d 

Fi
xe

d 
3 

ye
ar

s 
or

 s
uc

h 
ot

he
r l

on
ge

r p
er

io
d 

as
 P

en
ta

go
n 

La
nd

 a
nd

 
Ti

ta
ni

um
 S

ys
te

m
s 

Sd
n 

Bh
d 

m
ay

 m
ut

ua
lly

 a
gr

ee
 in

 w
rit

in
g 

 

Pe
rm

itt
ed

 u
se

 
So

le
ly

 f
or

 m
an

uf
ac

tu
rin

g 
of

 t
he

rm
al

 in
su

la
tio

n 
pr

od
uc

ts
, 

bu
ild

in
g 

w
ra

ps
, 

sp
ec

ia
lty

 
la

m
in

at
es

 
an

d 
pa

ck
ag

in
g 

m
at

er
ia

ls
, 

th
er

m
al

 
st

or
ag

e 
pr

od
uc

ts
 a

nd
 it

s 
re

la
te

d 
ac

tiv
iti

es
 a

nd
 o

ffi
ce

 o
nl

y.
 

Fo
r 

th
e 

pu
rp

os
e 

of
 in

du
st

ria
l m

an
uf

ac
tu

rin
g 

of
 h

ea
lth

ca
re

 a
nd

/o
r 

ph
ar

m
ac

eu
tic

al
 p

ro
du

ct
s 

in
cl

ud
in

g 
pl

as
tic

 c
ar

tri
dg

es
, s

te
ril

e 
liq

ui
d 

tra
ns

fe
r 

de
vi

ce
s,

 c
el

l 
th

er
ap

y 
m

an
uf

ac
tu

rin
g 

in
st

ru
m

en
ts

, 
ce

ll 
th

er
ap

ie
s,

 b
io

lo
gi

cs
, 

an
d 

ph
ar

m
ac

eu
tic

al
 r

el
at

ed
 p

ro
du

ct
s.

 T
he

 
le

ss
ee

 m
ay

 u
se

 c
er

ta
in

 p
ar

t 
of

 i-
Te

ch
Va

lle
y 

46
 a

s 
of

fic
e 

sp
ac

e,
 

st
or

ag
e 

sp
ac

e 
an

d 
ot

he
r u

se
 in

ci
de

nt
al

 th
er

et
o 

Se
cu

rit
y 

D
ep

os
it 

R
en

ta
l 

de
po

si
t 

of
 a

pp
ro

xi
m

at
el

y 
R

M
0.

83
 m

illi
on

, 
su

bj
ec

t 
to

 t
he

 
te

rm
s 

of
 t

he
 l

ea
se

 a
gr

ee
m

en
t 

be
tw

ee
n 

Pe
nt

ag
on

 L
an

d 
an

d 
Am

et
al

in
 S

dn
 B

hd
 

R
en

ta
l 

de
po

si
t 

of
 a

pp
ro

xi
m

at
el

y 
R

M
1.

05
 m

illi
on

, 
su

bj
ec

t 
to

 t
he

 
te

rm
s 

of
 t

he
 l

ea
se

 a
gr

ee
m

en
t 

be
tw

ee
n 

Pe
nt

ag
on

 L
an

d 
an

d 
Ti

ta
ni

um
 S

ys
te

m
s 

Sd
n 

Bh
d 
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La
te

 p
ay

m
en

t c
ha

rg
e 

W
ith

ou
t p

re
ju

di
ce

 to
 a

ny
 o

th
er

 ri
gh

ts
 a

nd
 re

m
ed

ie
s 

w
hi

ch
 th

e 
le

ss
or

 
ha

s 
ag

ai
ns

t t
he

 le
ss

ee
, i

f a
ny

 m
on

ey
 p

ay
ab

le
 b

y 
th

e 
le

ss
ee

 to
 th

e 
le

ss
or

 s
ha

ll 
be

co
m

e 
du

e 
an

d 
be

 u
np

ai
d,

 th
e 

le
ss

ee
 s

ha
ll 

pa
y 

to
 th

e 
le

ss
or

 th
e 

la
te

 p
ay

m
en

t c
ha

rg
es

 o
n 

su
ch

 o
ve

rd
ue

 s
um

 a
t t

he
 ra

te
 

of
 1

.5
%

 p
er

 c
al

en
da

r m
on

th
, s

uc
h 

ch
ar

ge
s 

sh
al

l b
e 

ca
lc

ul
at

ed
 o

n 
da

ily
 b

as
is

 f
ro

m
 t

he
 d

at
e 

on
 w

hi
ch

 s
uc

h 
m

on
ey

 f
al

ls
 d

ue
 f

or
 

pa
ym

en
t t

o 
th

e 
da

te
 s

uc
h 

m
on

ey
 is

 a
ct

ua
lly

 re
ce

iv
ed

 b
y 

th
e 

le
ss

or
 

(a
s 

w
el

l a
s 

af
te

r j
ud

gm
en

t).
 

W
ith

ou
t 

pr
ej

ud
ic

e 
to

 a
ny

 o
th

er
 r

ig
ht

s 
an

d 
re

m
ed

ie
s 

w
hi

ch
 t

he
 

pa
rti

es
 m

ay
 h

av
e 

ag
ai

ns
t t

he
 o

th
er

 p
ar

ty
, i

f a
ny

 m
on

ey
 p

ay
ab

le
 b

y 
a 

pa
rty

 (
“P

ay
in

g 
Pa

rt
y”

) 
to

 t
he

 o
th

er
 p

ar
ty

 (
“R

ec
ei

vi
ng

 P
ar

ty
”) 

sh
al

l b
ec

om
e 

du
e 

an
d 

be
 u

np
ai

d,
 th

e 
Pa

yi
ng

 P
ar

ty
 s

ha
ll 

pa
y 

to
 th

e 
R

ec
ei

vi
ng

 P
ar

ty
 th

e 
la

te
 p

ay
m

en
t c

ha
rg

es
 o

n 
su

ch
 o

ve
rd

ue
 s

um
 a

t 
th

e 
ra

te
 o

f 
8%

 p
er

 c
al

en
da

r 
m

on
th

, 
su

ch
 c

ha
rg

es
 s

ha
ll 

be
 

ca
lc

ul
at

ed
 o

n 
da

ily
 b

as
is

 fr
om

 th
e 

da
te

 o
n 

w
hi

ch
 s

uc
h 

m
on

ey
 fa

lls
 

du
e 

fo
r p

ay
m

en
t t

o 
th

e 
da

te
 s

uc
h 

m
on

ey
 is

 a
ct

ua
lly

 re
ce

iv
ed

 b
y 

th
e 

R
ec

ei
vi

ng
 P

ar
ty

 (b
ef

or
e 

as
 w

el
l a

s 
af

te
r j

ud
gm

en
t i

s 
gr

an
te

d 
by

 a
 

co
ur

t o
f c

om
pe

te
nt

 ju
ris

di
ct

io
n)

. 

Ev
en

ts
 o

f d
ef

au
lt 

Th
e 

le
ss

ee
 a

gr
ee

s 
th

at
 o

ne
 o

r m
or

e 
of

 th
e 

fo
llo

w
in

g 
ev

en
ts

, a
m

on
g 

ot
he

rs
, s

ha
ll 

be
 c

on
si

de
re

d 
“e

ve
nt

s 
of

 d
ef

au
lt”

 a
s 

th
e 

sa
id

 te
rm

 is
 

us
ed

 h
er

ei
n:

 
(i)

 
th

e 
le

ss
ee

 s
ha

ll 
qu

it 
or

 a
tte

m
pt

 to
 q

ui
t a

nd
 d

el
iv

er
 v

ac
an

t 
po

ss
es

si
on

 o
f 

i-T
ec

hV
al

le
y 

34
 a

t 
an

y 
tim

e 
pr

io
r 

to
 t

he
 

ex
pi

ra
tio

n 
da

te
 fo

r a
ny

 re
as

on
; o

r 
(ii

) 
th

e 
le

ss
ee

 s
ha

ll d
et

er
m

in
e 

th
e 

le
as

e 
ag

re
em

en
t a

t a
ny

 ti
m

e 
pr

io
r t

o 
th

e 
le

as
e 

co
m

m
en

ce
m

en
t d

at
e 

or
 p

rio
r t

o 
th

e 
ex

pi
ry

 
of

 th
e 

le
as

e 
te

rm
 o

r r
en

ew
ed

 p
er

io
d 

fo
r a

ny
 re

as
on

. 

Th
e 

pa
rti

es
 a

gr
ee

 th
at

 th
e 

fo
llo

w
in

g 
ev

en
t, 

am
on

g 
ot

he
rs

, s
ha

ll 
be

 
co

ns
id

er
ed

 “e
ve

nt
s 

of
 d

ef
au

lt”
 a

s 
th

e 
sa

id
 te

rm
 is

 u
se

d 
he

re
in

: 
th

e 
le

ss
ee

 s
ha

ll 
un

ila
te

ra
lly

 te
rm

in
at

e 
th

e 
le

as
e 

ag
re

em
en

t a
t a

ny
 

tim
e 

pr
io

r t
o 

th
e 

ex
pi

ry
 o

f t
he

 le
as

e 
te

rm
 o

r r
en

ew
ed

 p
er

io
d 

fo
r a

ny
 

re
as

on
. 

O
th

er
 s

al
ie

nt
 te

rm
s 

(A
) 

Th
e 

pr
em

is
es

 
(i)

 
Th

e 
co

ns
tru

ct
io

n 
of

 t
he

 b
ui

ld
in

g 
is

 e
st

im
at

ed
 t

o 
be

 
co

m
pl

et
ed

 w
ith

 is
su

an
ce

 o
f 

a 
C

C
C

 f
or

 i-
Te

ch
Va

lle
y 

34
 p

ur
su

an
t t

o 
th

e 
St

re
et

, D
ra

in
ag

e 
an

d 
Bu

ild
in

g 
Ac

t 
19

74
 w

ith
in

 1
5 

m
on

th
s 

fro
m

 t
he

 d
at

e 
of

 t
he

 l
ea

se
 

ag
re

em
en

t (
“E

st
im

at
ed

 C
om

pl
et

io
n 

D
at

e”
) p

ro
vi

de
d 

al
w

ay
s 

th
at

 t
he

 E
st

im
at

ed
 C

om
pl

et
io

n 
D

at
e 

an
d/

or
 

is
su

an
ce

 o
f C

C
C

 is
 u

na
ffe

ct
ed

 b
y 

an
y 

ca
us

e 
th

at
 is

 
be

yo
nd

 th
e 

re
as

on
ab

le
 c

on
tro

l o
f t

he
 le

ss
or

 in
cl

ud
in

g 
an

y 
am

en
dm

en
ts

, 
va

ria
tio

ns
 o

r 
su

bs
tit

ut
io

ns
 t

o 
th

e 
bu

ild
in

g 
pl

an
s 

an
d/

 o
r s

pe
ci

fic
at

io
ns

, a
ny

 a
ct

s 
an

d/
 o

r 
om

is
si

on
 a

ttr
ib

ut
ab

le
 to

 th
e 

le
ss

ee
 o

r 
fo

rc
e 

m
aj

eu
re

 
as

 d
ef

in
ed

 in
 th

e 
le

as
e 

ag
re

em
en

t. 

(A
) 

C
on

fid
en

tia
l i

nf
or

m
at

io
n 

(i)
 

Ea
ch

 o
f t

he
 p

ar
tie

s 
ag

re
es

 to
 k

ee
p 

st
ric

tly
 s

ec
re

t a
nd

 
co

nf
id

en
tia

l, 
an

d 
un

de
r n

o 
ci

rc
um

st
an

ce
s 

to
 d

is
cl

os
e 

to
 a

ny
 p

er
so

n 
or

 e
nt

ity
 w

hi
ch

 i
s 

no
t 

a 
pa

rty
, 

an
y 

in
fo

rm
at

io
n 

re
as

on
ab

ly
 b

e 
co

ns
id

er
ed

 a
s 

co
nf

id
en

tia
l 

ar
is

in
g 

fro
m

 
or

 
in

 
co

nn
ec

tio
n 

w
ith

 
th

e 
le

as
e 

ag
re

em
en

t 
an

d 
an

y 
ot

he
r 

co
nf

id
en

tia
l 

in
fo

rm
at

io
n 

ac
qu

ire
 w

ith
 re

sp
ec

t t
o 

th
e 

ot
he

r p
ar

ty
 p

ur
su

an
t w

ith
 

its
 d

ea
lin

gs
 c

on
te

m
pl

at
ed

 i
n 

th
e 

le
as

e 
ag

re
em

en
t 

du
rin

g 
th

e 
le

as
e 

te
rm

 a
nd

 w
he

re
 a

pp
lic

ab
le

, 
th

e 
re

ne
w

ed
 

pe
rio

d 
un

le
ss

 
di

sc
lo

su
re

 
of

 
su

ch
 

in
fo

rm
at

io
n 

is
 

ex
pr

es
sl

y 
pe

rm
itt

ed
 

in
 

Se
ct

io
n 

15
.1

4(
b)

 o
f 

th
e 

le
as

e 
ag

re
em

en
t 

an
d/

 o
r 

ot
he

rw
is

e 
th

e 
pr

io
r w

rit
te

n 
co

ns
en

t o
f t

he
 o

th
er

 p
ar

ty
. 
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O
th

er
 s

al
ie

nt
 te

rm
s 

(C
on

t’d
) 

(B
) 

D
ea

lin
gs

 b
y 

th
e 

le
ss

or
 

(i)
 

Th
e 

pa
rti

es
 a

gr
ee

 th
at

 th
e 

le
ss

or
 s

ha
ll 

ha
ve

 th
e 

rig
ht

 
to

 d
ea

l w
ith

 th
e 

pr
op

rie
ta

ry
 in

te
re

st
s,

 b
en

ef
its

 o
r r

ig
ht

s 
in

 i-
Te

ch
Va

lle
y 

34
 a

nd
 t

he
 le

as
e 

ag
re

em
en

t 
in

 a
ny

 
m

an
ne

r i
t d

ee
m

s 
fit

. T
he

 le
ss

or
 s

ha
ll 

no
tif

y 
th

e 
le

ss
ee

 
in

 w
rit

in
g 

if 
it 

di
sp

os
es

, t
ra

ns
fe

rs
, a

ss
ig

ns
 o

r n
ov

at
es

 
al

l o
r a

ny
 p

ar
t o

f t
he

 in
te

re
st

 o
r r

ig
ht

s 
un

de
r t

he
 le

as
e 

ag
re

em
en

t t
o 

an
y 

th
ird

 p
ar

ty
 p

ro
vi

de
d 

al
w

ay
s 

in
 s

uc
h 

ev
en

tu
al

ity
, t

he
 le

ss
ee

 h
er

eb
y 

irr
ev

oc
ab

ly
 a

gr
ee

s 
th

at
 

it 
w

ill 
up

on
 n

ot
ifi

ca
tio

n 
by

 t
he

 l
es

so
r 

ex
ec

ut
e 

th
e 

ne
ce

ss
ar

y 
in

st
ru

m
en

ts
, d

ee
ds

 o
r d

oc
um

en
ts

, a
s 

m
ay

 
be

 r
eq

ui
re

d 
by

 t
he

 l
es

so
r 

to
 g

iv
e 

ef
fe

ct
 t

o 
su

ch
 

di
sp

os
al

, t
ra

ns
fe

r, 
as

si
gn

m
en

t o
r n

ov
at

io
n 

to
 a

ny
 th

ird
 

pa
rty

 b
y 

th
e 
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ss

or
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e 

le
ss
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 s
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ll 

th
er
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y 
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ed

 f
ro

m
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 f

ur
th

er
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ib

ilit
y 

he
re

un
de

r 
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nd
 e
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ep

t f
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ny
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nt

ec
ed

en
t b
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ac

h 
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io
r 

to
 

th
e 

sa
id

 d
is

po
sa

l, 
tra

ns
fe

r, 
as

si
gn

m
en

t 
or

 n
ov

at
io

n 
an

d 
th

e 
le

ss
ee

 
ag

re
es

 
to

 
lo

ok
 

so
le

ly
 

to
 

su
ch

 
su

cc
es

so
r i

n 
in

te
re

st
 o

f t
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 le
ss

or
 fo

r p
er

fo
rm

an
ce

 o
f 

su
ch

 o
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ig
at

io
n.

 

(B
) 

D
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lin
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 b
y 

th
e 

le
ss

or
 

(i)
 

Su
bj

ec
t 

to
 t

he
 l

es
se

e'
s 

rig
ht

s 
to

 m
ak

e 
an

 o
ffe

r 
to

 
pu

rc
ha

se
 i

-T
ec

hV
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y 

46
 a

nd
 t

he
 r

ig
ht

s 
of

 f
irs

t 
re

fu
sa

l, 
th

e 
le

ss
or

 s
ha

ll 
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ve
 th

e 
rig

ht
 to

 d
ea

l w
ith

 th
e 

pr
op

rie
ta

ry
 

in
te

re
st

s,
 

be
ne

fit
s 

or
 

rig
ht

s 
in

 
i-

Te
ch

Va
lle

y 
46

 a
nd

 t
he

 l
ea

se
 a

gr
ee

m
en

t 
in

 a
ny

 
m

an
ne

r i
t d

ee
m

s 
fit

 to
 th

e 
ex

te
nt

 p
er

m
itt

ed
 u

nd
er

 th
e 

te
rm

s 
of

 t
he

 l
ea

se
 a

gr
ee

m
en

t 
an

d 
su

bj
ec

t 
to

 t
he

 
in

te
re

st
 

of
 

th
e 

le
ss

ee
 

pu
rs

ua
nt

 
to

 
th

e 
le

as
e 

ag
re

em
en

t. 
Th

e 
le

ss
or

 s
ha

ll 
no

tif
y 

th
e 

le
ss

ee
 i

n 
w

rit
in

g 
if 

it 
di

sp
os

es
, t

ra
ns

fe
rs

, a
ss

ig
ns

 o
r n

ov
at

es
 a

ll 
or

 a
ny

 p
ar

t o
f t

he
 in

te
re

st
 o

r 
rig

ht
s 

un
de

r 
th

e 
le

as
e 

ag
re

em
en

t t
o 

an
y 

th
ird

 p
ar

ty
 p

ro
vi

de
d 

al
w

ay
s 

th
at

: 
  

(a
) 

su
ch

 
di

sp
os

al
, 

tra
ns

fe
r, 

as
si

gn
m

en
t 

an
d 

no
va

tio
n 

w
ill 

no
t 

be
 m

ad
e 

in
 f

av
ou

r 
of

 a
ny

 
le

ss
ee

’s
 

co
m

pe
tit

or
s 

an
d 

th
e 

le
ss

ee
’s

 
co

m
pe

tit
or

s 
af

fil
ia

te
s 

as
 c

on
fir

m
ed

 a
nd

 v
er

ifi
ed

 
by

 th
e 

le
ss

ee
,  

 (b
) 

su
ch

 
di

sp
os

al
, 

tra
ns

fe
r, 

as
si

gn
m

en
t 

an
d 

no
va

tio
n 

w
ill 

be
 

su
bj

ec
t 

to
 

th
e 

le
as

e 
as

 
co

nt
em

pl
at

ed
 u

nd
er

 th
e 

le
as

e 
ag

re
em

en
t; 

an
d 

 
 (c

) 
le

ss
ee

's
 i

nt
er

es
t 

un
de

r 
th

e 
le

as
e 

ag
re

em
en

t 
w

ill 
re

m
ai

n 
in

ta
ct
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O
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 te

rm
s 
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on

t’d
) 

(C
) 

R
eg

is
tra

tio
n 

of
 th

e 
le

as
e 

 (i)
 

If 
du

rin
g 

th
e 

le
as

e 
te

rm
 a

nd
 th

e 
re

ne
w

ed
 te

rm
 (i

f a
ny

), 
th

e 
le

ss
ee

 d
ec

id
es

 t
o 

re
gi

st
er

 t
he

 l
ea

se
 u

nd
er

 t
he

 
le

as
e 

ag
re

em
en

t, 
th

e 
le

ss
ee

 s
ha

ll 
no

tif
y 
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e 

le
ss

or
 in

 
w

rit
in

g 
an

d 
sh

al
l 
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ar

 
al

l 
co

st
s 
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d 

ex
pe
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es

 
in

cl
ud

in
g 

an
y 

le
vy

, c
os

ts
, c
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rg

es
 a

nd
 fe
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 p

ay
ab

le
 

to
 t

he
 a

pp
ro

pr
ia

te
 a

ut
ho

rit
y 

to
 p

ut
 i

nt
o 

ef
fe

ct
 s

uc
h 

re
gi

st
ra

tio
n 

su
bj

ec
t 

al
w

ay
s 

to
 

th
e 

te
rm

s 
an

d 
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nd
iti

on
s 

th
at

 th
e 

le
ss

or
 m

ay
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po
se

 u
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n 
re

ce
iv

in
g 

su
ch

 w
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te
n 

no
tif

ic
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io
n 

by
 t

he
 le

ss
ee

 in
cl

ud
in

g 
th

e 
le

ss
ee

 u
nd

er
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ke
s 

at
 it

s 
ow

n 
co

st
s 

an
d 

ex
pe

ns
e 

to
 

re
m

ov
e 

su
ch

 e
nd

or
se

m
en
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n 
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e 
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e 
do
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m
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f 
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 i-
Te

ch
Va
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y 

34
 u
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n 
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io
n 
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 e
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n 
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f t
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 le
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e 
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em
en
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(ii
) 

Bo
th

 p
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e 
th
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 th

e 
le
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e 
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em
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t s
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ll 
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lly
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e 
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d 
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nd
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g 
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 c
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l 

le
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ng
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n 
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 t
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 l
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r t
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e 
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en
t. 

In
 s
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h 
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th
e 
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t 
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n 
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 l
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ex
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y 
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m
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s 
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m
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m
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 b
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e 
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fe
ct

 
to
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tra
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fe

r, 
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si
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m
en

t 
or
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tio

n 
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pa
rty
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e 
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ss
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 t
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d 
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t. 
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 f
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 n
ov

at
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so
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su
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so
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f t
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r p
er

fo
rm

an
ce

 o
f 

su
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(C
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er

 s
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pl
y 

to
 th

e 
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Th
e 

le
ss

ee
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gr
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s 
an

d 
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kn
ow

le
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es
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 th
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le

ss
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w
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 t

o 
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e 
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ss
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 w
ith
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ow
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 s

up
pl

y 
of

 
M

SB
12

50
A,

 L
V 

S
ys

te
m

 (I
nc

om
in

g 
se

tti
ng

 a
t 1

00
0A

) 
on

 th
e 

ha
nd

ov
er

 d
at

e.
 S

ub
je

ct
 to

 th
e 

up
gr

ad
in

g 
w

or
k 

fo
r 

th
e 

in
co

m
in

g 
se

tti
ng

 f
or

 e
le

ct
ric

ity
 s

up
pl

y 
to

 
20

00
A(

1)
 (

th
e 

"A
gr

ee
d 

U
pg

ra
di

ng
 W

or
ks

")
 t

o 
be

 
aw

ar
de

d 
to

 th
e 

le
ss

or
 o

r i
ts

 a
pp

oi
nt

ed
 c

on
tra

ct
or

 a
s 

th
e 

le
ss

ee
's

 
al

te
ra

tio
n 

w
or

ks
 

w
ith

 
co

st
s 

an
d 

ex
pe

ns
es

 t
o 

be
 m

ut
ua

lly
 a

gr
ee

d,
 t

he
 l

es
so

r 
or

 i
ts

 
ap

po
in

te
d 

co
nt

ra
ct

or
 w

ill 
pr

oc
ur

e 
th

e 
ex

ec
ut

io
n 

an
d 

co
m

pl
et

io
n 

of
 th

e 
Ag

re
ed

 U
pg

ra
di

ng
 W

or
ks

 a
nd

 th
e 

le
ss

ee
 w

ill 
be

ar
 a

nd
 p

ay
 f

or
 t

he
 a

gr
ee

d 
co

st
s 

an
d 

ex
pe

ns
es

 f
or

 s
uc

h 
Ag

re
ed

 U
pg

ra
di

ng
 W

or
ks

. 
Th

e 
Ag

re
ed

 U
pg

ra
di

ng
 W

or
ks

 s
ha

ll 
be

 c
om

pl
et

ed
 w

ith
in

 
7 

ca
le

nd
ar

 m
on

th
s 

fro
m

 t
he

 d
at

e 
of

 s
uc

ce
ss

fu
l 

su
bm

is
si

on
 

of
 

su
ch

 
ap

pl
ic

at
io

n 
fo

r 
th

e 
Ag

re
ed

 
U

pg
ra

di
ng

 W
or

ks
 t

o 
Te

na
ga

 N
as

io
na

l B
er

ha
d 

w
ith

 
an

 a
ut

om
at
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 e

xt
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 o
f 

2 
ca

le
nd

ar
 m

on
th

s 
fro

m
 

th
e 

ex
pi

ry
 th

er
eo

f (
th

e 
"U

pg
ra

di
ng

 P
er

io
d"

). 
In

 th
e 

ev
en

t 
fo

r 
re

as
on

 n
ot

 a
ttr

ib
ut

ab
le

 t
o 

th
e 

le
ss

ee
, 

th
e 

Ag
re

ed
 U

pg
ra

di
ng

 W
or

ks
 is

 n
ot

 c
om

pl
et

ed
 w

ith
in

 th
e 

U
pg

ra
di

ng
 P

er
io

d,
 th

en
 n

ot
w

ith
st

an
di

ng
 a

ny
th

in
g 

to
 

th
e 

co
nt

ra
ry

 i
n 

th
e 

le
as

e 
ag

re
em

en
t, 

th
e 

le
ss

or
 

ag
re

es
 th

at
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an
d 

th
e 

un
ut

ilis
ed

 a
gr

ee
d 

re
nt

al
 (

if 
an

y)
 w
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 p
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ha
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r 
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 (b
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pa

rti
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 m
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an
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r 
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e 
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m
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n 

of
 t
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 W
or
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 (ii
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N
ot

w
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st
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di
ng

 t
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 f
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ng
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 L
an
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d 
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ys
te

m
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d 
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gr
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 b
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d 
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d 
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th
er
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d 
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lo
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 d
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ed
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s 
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te

d 
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tiv
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ffi
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Se
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y 

D
ep

os
it 

R
en

ta
l 

de
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si
t 

of
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xi
m

at
el
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R

M
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85
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t 
to
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rm
s 

of
 th

e 
le

as
e 
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re

em
en

t b
et

w
ee

n 
Ip

ar
k 

D
ev

el
op

m
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nd
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Te
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gi

es
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M
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, 
su
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to
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te

rm
s 
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 t
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ea
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gr

ee
m

en
t 
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ee
n 

Ip
ar

k 
D

ev
el

op
m

en
t 

an
d 

R
es

m
ed

 M
al

ay
si

a 
O

pe
ra

tio
ns

 S
dn

 B
hd

 
La

te
 p

ay
m

en
t c

ha
rg

e 
W

ith
ou

t p
re

ju
di

ce
 to

 a
ny

 o
th

er
 ri

gh
ts

 a
nd

 re
m

ed
ie

s 
w

hi
ch

 th
e 

le
ss

or
 

ha
s 

ag
ai

ns
t t

he
 le

ss
ee

, i
f a

ny
 m

on
ey

 p
ay

ab
le

 b
y 

th
e 

le
ss

ee
 to

 th
e 

le
ss

or
 s

ha
ll 

be
co

m
e 

du
e 

an
d 

be
 u

np
ai

d,
 th

e 
le

ss
ee

 s
ha

ll 
pa

y 
to

 th
e 

le
ss

or
 th

e 
la

te
 p

ay
m

en
t c

ha
rg

es
 o

n 
su

ch
 o

ve
rd

ue
 s

um
 a

t t
he

 ra
te

 
of

 1
%

 p
er

 c
al

en
da

r 
m

on
th

, 
su

ch
 c

ha
rg

es
 s

ha
ll 

be
 c

al
cu

la
te

d 
on

 
da

ily
 b

as
is

 f
ro

m
 t

he
 d

at
e 

on
 w

hi
ch

 s
uc

h 
m

on
ey

 f
al

ls
 d

ue
 f

or
 

pa
ym

en
t t

o 
th

e 
da

te
 s

uc
h 

m
on

ey
 is

 a
ct

ua
lly

 re
ce

iv
ed

 b
y 

th
e 

le
ss

or
 

(a
s 

w
el

l a
s 

af
te

r j
ud

gm
en

t).
 

W
ith

ou
t p

re
ju

di
ce

 to
 a

ny
 o

th
er

 ri
gh

ts
 a

nd
 re

m
ed

ie
s 

w
hi

ch
 o

ne
 p

ar
ty

 
ha

s 
ag

ai
ns

t t
he

 o
th

er
 p

ar
ty

, i
f a

ny
 m

on
ey

 p
ay

ab
le

 b
y 

on
e 

pa
rty

 to
 

th
e 

ot
he

r 
pa

rty
 s

ha
ll 

be
co

m
e 

du
e 

an
d 

be
 u

np
ai

d,
 t

he
 d

ef
au

lti
ng

 
pa

rty
 s

ha
ll 

pa
y 

to
 th

e 
ot

he
r p

ar
ty

 th
e 

la
te

 p
ay

m
en

t c
ha

rg
es

 o
n 

su
ch

 
ov

er
du

e 
su

m
 a

t t
he

 ra
te

 o
f 1

.5
%

 p
er

 c
al

en
da

r m
on

th
, s

uc
h 

ch
ar

ge
s 

sh
al

l b
e 

ca
lc

ul
at

ed
 o

n 
da

ily
 b

as
is

 f
ro

m
 t

he
 d

at
e 

on
 w

hi
ch

 s
uc

h 
m

on
ey

 f
al

ls
 d

ue
 f

or
 p

ay
m

en
t t

o 
th

e 
da

te
 s

uc
h 

m
on

ey
 is

 a
ct

ua
lly

 
re

ce
iv

ed
 b

y 
th

e 
no

n-
de

fa
ul

tin
g 

pa
rty

 (a
s 

w
el

l a
s 

af
te

r j
ud

gm
en

t).
 

Ev
en

ts
 o

f d
ef

au
lt 

Th
e 

le
ss

ee
 a

gr
ee

s 
th

at
 o

ne
 o

r m
or

e 
of

 th
e 

fo
llo

w
in

g 
ev

en
ts

, a
m

on
g 

ot
he

rs
, s

ha
ll 

be
 c

on
si

de
re

d 
“e

ve
nt

s 
of

 d
ef

au
lt"

 a
s 

th
e 

sa
id

 te
rm

 is
 

us
ed

 h
er

ei
n:

 
(i)

 
th

e 
le

ss
ee

 s
ha

ll 
qu

it 
or

 a
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m
pt
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 q

ui
t a

nd
 d
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er
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ac
an

t 
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C
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& 
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t a
ny

 ti
m

e 
pr

io
r t

o 
th

e 
ex

pi
ra

tio
n 

da
te

 o
f 

th
e 

le
as

e 
ag

re
em

en
t 

fo
r 

an
y 

re
as

on
, 

un
le

ss
 s

uc
h 

de
liv

er
y 

of
 v

ac
an

t p
os

se
ss

io
n 

of
 i-

Pa
rk

 S
AC

 
23

 &
 2

4 
ha

s 
be

en
 m

ut
ua

lly
 a

gr
ee

d 
in

 w
rit

in
g 

be
tw

ee
n 

th
e 

pa
rti

es
; o

r 
(ii

) 
th

e 
le

ss
ee

 s
ha

ll 
te

rm
in

at
e 

th
e 

le
as

e 
ag

re
em

en
t a

t a
ny

 ti
m

e 
pr

io
r t

o 
le

as
e 

co
m

m
en

ce
m

en
t d

at
e 

or
 p

rio
r t

o 
th

e 
ex

pi
ry

 o
f 

th
e 

le
as

e 
te

rm
 fo

r a
ny

 re
as

on
, u

nl
es

s 
su

ch
 te

rm
in

at
io

n 
ha

s 
be

en
 m

ut
ua

lly
 a

gr
ee

d 
in

 w
rit

in
g 

be
tw

ee
n 

th
e 

pa
rti

es
. 

Th
e 

le
ss

ee
 a

gr
ee

s 
th

at
 o

ne
 o

r m
or

e 
of

 th
e 

fo
llo

w
in

g 
ev

en
ts

, a
m

on
g 

ot
he

rs
, s

ha
ll 

be
 c

on
si

de
re

d 
"le

ss
ee

's
 e

ve
nt

s 
of

 d
ef

au
lt"

 a
s 

th
e 

sa
id

 
te

rm
 is

 u
se

d 
he

re
in

: 
(i)

 
th

e 
le

ss
ee

 s
ha

ll 
qu

it 
or

 a
tte

m
pt

 to
 q

ui
t a

nd
 d
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er
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an

t 
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on
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f i
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ar

k 
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C
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0 
& 
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 a

t a
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m
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pr

io
r t

o 
th

e 
ex

pi
ra

tio
n 
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f t

he
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as
e 

ag
re

em
en

t f
or

 a
ny

 re
as

on
 o

th
er

 
th

an
 

as
 

pe
rm

itt
ed

 
un

de
r 

th
e 

pr
ov

is
io

ns
 

of
 

th
e 

le
as

e 
ag

re
em

en
t; 

or
 

(ii
) 

th
e 

le
ss

ee
 s

ha
ll 

de
te

rm
in

e 
th

e 
le

as
e 

ag
re

em
en

t a
t a

ny
 ti

m
e 

pr
io

r t
o 

th
e 

le
as

e 
co

m
m

en
ce

m
en

t d
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e 
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r t
o 

th
e 

ex
pi
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 th

e 
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e 
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rm
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r 
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w
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 p
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d 
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r 
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y 
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th
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th
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un
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r 

th
e 
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ns
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e 
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1 
O

th
er
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al

ie
nt
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rm

s 
(A

) 
Th

e 
pr

em
is

es
 

(i)
 

Th
e 

co
ns

tru
ct

io
n 

of
 th

e 
bu

ild
in

g 
is

 e
st

im
at

ed
 to

 b
e 

co
m

pl
et

ed
 w

ith
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su
an

ce
 o

f a
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C
C

 fo
r 

i-P
ar

k 
SA
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pu
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ua
nt

 t
o 

th
e 

St
re

et
, 

D
ra

in
ag

e 
an

d 
Bu

ild
in

g 
Ac

t 
19

74
 w

ith
in

 a
 p

er
io

d 
of

 1
2 

ca
le

nd
ar

 
m

on
th

s 
fro

m
 t

he
 d

at
e 

of
 t

he
 b

ui
ld

in
g 

pl
an

s 
ar

e 
fin

al
is

ed
 in

 a
cc

or
da

nc
e 

w
ith

 c
la

us
e 

4 
of

 th
e 

sp
ec

ia
l 

co
nd

iti
on

s 
of

 th
e 

le
as

e 
ag

re
em

en
t o

r 
th

e 
ex

pi
ry

 o
f 

th
e 

bu
ild

in
g 

pl
an

s 
(to

ge
th

er
 w

ith
 th

e 
C

C
C

 P
er

io
d,

 if
 

so
 a

ffe
ct

ed
) b

ei
ng

 fi
na

lis
ed

 b
y 

th
e 

pa
rti

es
 w

ith
in

 4
5 

da
ys

 fr
om

 th
e 

da
te

 o
f t

he
 le

as
e 

ag
re

em
en

t, 
as

 th
e 

ca
se

 m
ay

 b
e 

su
bj

ec
t 

to
 c

la
us

e 
4 

of
 t

he
 s

pe
ci

al
 

co
nd

iti
on

s 
("

C
C

C
 P

er
io

d"
) 

pr
ov

id
ed

 a
lw

ay
s 

th
at

 
is

su
an

ce
 o

f t
he

 C
C

C
 is

 u
na

ffe
ct

ed
 b

y 
an

y 
ca

us
e 

th
at

 
is

 b
ey

on
d 

th
e 

re
as

on
ab

le
 c

on
tro

l 
of

 t
he

 l
es

so
r 

in
cl

ud
in

g 
an

y 
am

en
dm

en
ts

, 
va

ria
tio

ns
 

or
 

su
bs

tit
ut

io
ns

 
to

 
th

e 
bu

ild
in

g 
pl

an
s 

an
d/

or
 

sp
ec

ifi
ca

tio
n,

 a
ny

 a
ct

s 
an

d/
or

 o
m

is
si

on
s 

at
tri

bu
ta

bl
e 

to
 th

e 
le

ss
ee

 o
r e

ve
nt

 o
f f

or
ce

 m
aj

eu
re

. T
he

 le
ss

or
 

ag
re

es
 th

at
 th

e 
le

ss
ee

 s
ha

ll,
 o

n 
a 

re
as

on
ab

le
 b

as
is

 
an

d 
at

 n
or

m
al

 w
or

ki
ng

 h
ou

rs
, b

e 
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lo
w

ed
 to
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t 
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k 
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C
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& 

24
 d

ur
in

g 
th

e 
co

ns
tru

ct
io

n 
pe

rio
d 

pr
ov

id
ed

 th
at

 th
e 

le
ss

ee
:  

(a
) 

sh
al

l 
gi

ve
 a

t 
le

as
t 

3 
da

ys
' n

ot
ic

e 
of

 s
uc

h 
in

sp
ec

tio
n;

  
(b

) 
sh

al
l 

en
su

re
 

th
at

 
it 

w
ill 

no
t 

im
pe

de
 

or
 

ob
st

ru
ct

 th
e 

co
ns

tru
ct

io
n 

w
or

ks
; a

nd
  

(c
) 

w
ill 

no
t i

ss
ue

 a
ny

 in
st

ru
ct

io
ns

 to
 th

e 
le

ss
or

's
 

co
nt

ra
ct

or
s 

or
 w

or
km

en
 e

m
pl

oy
ed

 o
n 

th
e 

si
te

 b
ut

 s
ha

ll o
nl

y 
ad

dr
es

s 
an

y 
co

m
m

en
ts

 o
r 

is
su

es
 to

 th
e 

le
ss

or
. 

(A
) 

D
ea

lin
gs

 b
y 

th
e 

le
ss

or
 

(i)
 

Th
e 

pa
rti

es
 h

er
et

o 
he

re
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 a
gr

ee
 th

at
 th

e 
le

ss
or

 s
ha

ll 
ha

ve
 th

e 
rig

ht
 to

 d
ea

l w
ith

 th
e 

pr
op

rie
ta

ry
 in

te
re

st
s,

 
be

ne
fit

s 
or

 r
ig

ht
s 

in
 i

-P
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k 
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C
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0 
& 

61
 a

nd
 t

he
 

le
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e 
ag

re
em

en
t 

in
 a

ny
 m

an
ne

r 
it 

de
em

s 
fit

. 
Th

e 
le

ss
or

 s
ha

ll 
no

tif
y 

th
e 

le
ss

ee
 in

 w
rit

in
g 

if 
th

e 
le

ss
or

 
di

sp
os

es
, 

tra
ns

fe
rs

, 
as

si
gn

s 
or

 n
ov

at
es

 a
ll 

or
 a

ny
 

pa
rt 

of
 

th
e 

in
te

re
st

 
or

 
rig

ht
s 

un
de

r 
th

e 
le

as
e 

ag
re

em
en

t 
to

 a
ny

 t
hi

rd
 p

ar
ty

, 
in

 s
uc

h 
ev

en
tu

al
ity

, 
su

ch
 d

is
po

sa
l, 

tra
ns

fe
r, 

as
si

gn
m

en
t a

nd
/o

r n
ov

at
io

n 
sh

al
l b

e 
m

ad
e 

su
bj

ec
t t

o 
th

e 
le

ss
ee

's
 le

as
e 

un
de

r 
th

e 
le

as
e 

ag
re

em
en

t 
an

d 
th

e 
le

ss
ee

 
he

re
by

 
irr

ev
oc

ab
ly

 a
gr

ee
s 

th
at

 i
t 

w
ill,

 a
t 

th
e 

le
ss

or
's

 s
ol

e 
co

st
, a

nd
 e

xp
en

se
, u

po
n 

w
rit

te
n 

no
tif

ic
at

io
n 

by
 th

e 
le

ss
or

 e
xe

cu
te

 th
e 

ne
ce

ss
ar

y 
in

st
ru

m
en

ts
, d

ee
ds

 o
r 

do
cu

m
en

ts
, a

s 
m

ay
 b

e 
re

qu
ire

d 
by

 th
e 

le
ss

or
 to

 g
iv

e 
ef

fe
ct

 t
o 

su
ch

 d
is

po
sa

l, 
tra

ns
fe

r, 
as

si
gn

m
en

t 
or

 
no

va
tio

n 
to

 a
ny

 th
ird

 p
ar

ty
 b

y 
th

e 
le

ss
or

 s
ub

je
ct

 to
 

th
e 

le
ss

ee
's

 le
as

e 
un

de
r t

he
 le

as
e 

ag
re

em
en

t. 
Th

e 
le

ss
or

 s
ha

ll 
th

er
eb

y 
be

 r
el

ea
se

d 
fro

m
 a

ny
 f

ur
th

er
 

re
sp

on
si

bi
lit

y 
he

re
un

de
r 

sa
ve

 a
nd

 e
xc

ep
t 

fo
r 

an
y 

an
te

ce
de

nt
 

br
ea

ch
 

pr
io

r 
to

 
th

e 
sa

id
 

di
sp

os
al

, 
tra

ns
fe

r, 
as

si
gn

m
en

t 
or

 n
ov

at
io

n 
an

d 
th

e 
le

ss
ee

 
ag

re
es

 to
 lo

ok
 s

ol
el

y 
to

 s
uc

h 
su

cc
es

so
r i

n 
in

te
re

st
 o

f 
th

e 
le

ss
or

 fo
r p

er
fo

rm
an

ce
 o

f s
uc

h 
ob

lig
at

io
n.
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1 
O

th
er

 s
al

ie
nt

 te
rm

s 
(C

on
t’d

) 
(ii

) 
Su

bj
ec

t t
o 

Pa
ra

gr
ap

h 
(A

)(i
) a

bo
ve

 a
nd

 p
ro

vi
de

d 
th

at
 

th
e 

le
ss

ee
 h

as
 c

om
pl

ie
d 

w
ith

 it
s 

ob
lig

at
io

ns
, i

n 
th

e 
ev

en
t t

ha
t t

he
 C

C
C

 h
as

 n
ot

 b
ee

n 
is

su
ed

 b
y 

th
e 

en
d 

of
 t

he
 C

C
C

 P
er

io
d,

 t
he

re
 s

ha
ll 

be
 a

n 
au

to
m

at
ic

 
ex

te
ns

io
n 

pe
rio

d 
of

 2
 c

al
en

da
r m

on
th

s 
("

Ex
te

nd
ed

 
C

C
C

 P
er

io
d"

) 
an

d 
up

on
 e

xp
iry

 o
f 

th
e 

Ex
te

nd
ed

 
C

C
C

 P
er

io
d 

un
til

 a
ct

ua
l i

ss
ua

nc
e 

of
 th

e 
C

C
C

, t
he

 
le

ss
ee

 
sh

al
l 

be
 

en
tit

le
d 

to
 

a 
re

nt
 

fre
e 

pe
rio

d 
co

rre
sp

on
di

ng
 to

 s
uc

h 
de

la
y 

fro
m

 th
e 

da
y 

fo
llo

w
in

g 
th

e 
ex

pi
ry

 o
f t

he
 E

xt
en

de
d 

C
C

C
 P

er
io

d 
un

til
 th

e 
da

te
 

of
 t

he
 v

ac
an

t 
po

ss
es

si
on

 n
ot

ic
e 

pr
ov

id
ed

 t
ha

t 
th

e 
C

C
C

 s
ha

ll 
be

 o
bt

ai
ne

d 
w

ith
in

 6
 c

al
en

da
r 

m
on

th
s 

fro
m

 
th

e 
ex

pi
ry

 
of

 
th

e 
Ex

te
nd

ed
 

C
C

C
 

Pe
rio

d 
("

Se
co

nd
 E

xt
en

de
d 

C
C

C
 P

er
io

d"
) o

r f
ai

lin
g 

w
hi

ch
 

ei
th

er
 p

ar
ty

 s
ha

ll 
be

 e
nt

itl
ed

 t
o 

re
sc

in
d 

th
e 

le
as

e 
ag

re
em

en
t 

by
 n

ot
ic

e 
in

 w
rit

in
g 

to
 t

he
 o

th
er

 u
po

n 
ex

pi
ry

 o
f t

he
 S

ec
on

d 
Ex

te
nd

ed
 C

C
C

 P
er

io
d 

an
d 

al
l 

su
m

s 
pa

id
 b

y 
th

e 
le

ss
ee

 s
ha

ll 
be

 r
ef

un
de

d 
fre

e 
of

 
in

te
re

st
 w

ith
in

 1
4 

da
ys

 fr
om

 th
e 

ot
he

r p
ar

ty
's

 re
ce

ip
t 

of
 s

uc
h 

no
tic

e 
of

 r
es

ci
ss

io
n 

w
he

re
by

 t
he

 l
ea

se
 

ag
re

em
en

t s
ha

ll 
be

 n
ul

l a
nd

 v
oi

d 
an

d 
ne

ith
er

 p
ar

ty
 

sh
al

l h
av

e 
an

y 
fu

rth
er

 c
la

im
 a

ga
in

st
 e

ac
h 

ot
he

r 
or

 
bo

th
 p

ar
tie

s 
m

ay
 m

ut
ua

lly
 a

gr
ee

 to
 a

n 
ex

te
ns

io
n 

of
 

tim
e 

fo
r t

he
 C

C
C

 to
 b

e 
is

su
ed

. 
 

(B
) 

C
on

st
ru

ct
io

n 
of

 b
ui

ld
in

g 
an

d 
is

su
an

ce
 o

f t
he

 C
C

C
 

Su
bj

ec
t t

o 
C

la
us

e 
4 

of
 th

is
 S

pe
ci

al
 C

on
di

tio
ns

 o
f t

he
 le

as
e 

ag
re

em
en

t, 
th

e 
bu

ild
in

g 
sh

al
l 

be
 

co
ns

tru
ct

ed
 

an
d 

co
m

pl
et

ed
 b

y 
th

e 
le

ss
or

 i
n 

ac
co

rd
an

ce
 w

ith
 t

he
 b

ui
ld

in
g 

pl
an

s 
an

d 
sp

ec
ifi

ca
tio

ns
 a

pp
ro

ve
d 

or
 to

 b
e 

ap
pr

ov
ed

 b
y 

th
e 

ap
pr

op
ria

te
 a

ut
ho

rit
y 

an
d 

se
t 

ou
t 

un
de

r 
Ap

pe
nd

ix
 C

 a
nd

 
Ap

pe
nd

ix
 D

 o
f 

th
e 

le
as

e 
ag

re
em

en
t 

re
sp

ec
tiv

el
y;

 o
r 

th
e 

le
as

e 
gr

an
te

d 
he

re
in

. 
Th

e 
le

ss
ee

 
ha

s 
in

sp
ec

te
d 

an
d 

ac
ce

pt
ed

 th
e 

bu
ild

in
g 

pl
an

s 
an

d 
th

e 
sp

ec
ifi

ca
tio

ns
 b

ef
or

e 
or

 
at

 th
e 

tim
e 

of
 e

xe
cu

tio
n 

he
re

of
 a

nd
 a

gr
ee

s 
th

at
 th

e 
le

ss
or

 
sh

al
l b

e 
en

tit
le

d 
at

 a
ny

 ti
m

e 
he

re
af

te
r a

nd
 fr

om
 ti

m
e 

to
 ti

m
e,

 
to

 m
ak

e 
su

ch
 a

m
en

dm
en

ts
; 

va
ria

tio
ns

 o
r 

su
bs

tit
ut

io
ns

 
th

er
et

o 
as

 m
ay

 b
e 

re
qu

ire
d 

by
 th

e 
ap

pr
op

ria
te

 a
ut

ho
rit

y 
or

 
as

 t
he

 l
es

so
r, 

th
e 

le
ss

or
's

 a
rc

hi
te

ct
 o

r 
en

gi
ne

er
 m

ay
 

co
ns

id
er

 e
xp

ed
ie

nt
 o

r 
ne

ce
ss

ar
y 

in
cl

ud
in

g 
su

ch
 c

ha
ng

es
 

th
at

 a
re

 p
ro

m
pt

ed
 b

y 
th

e 
co

nd
iti

on
s 

an
d 

re
qu

ire
m

en
ts

 
im

po
se

d 
by

 th
e 

ap
pr

op
ria

te
 a

ut
ho

rit
y.

 
 

(C
) 

Va
ca

nt
 p

os
se

ss
io

n 
an

d 
re

nt
 fr

ee
 p

er
io

d 
(i)

 
Th

e 
pa

rti
es

 
ag

re
e 

th
at

 
du

rin
g 

th
e 

pe
rio

d 
of

 
2 

ca
le

nd
ar

 m
on

th
s 

fro
m

 th
e 

va
ca

nt
 p

os
se

ss
io

n 
da

te
 

("
R

en
t 

Fr
ee

 P
er

io
d"

), 
no

 a
gr

ee
d 

re
nt

al
 s

ha
ll 

be
 

pa
ya

bl
e 

by
 th

e 
le

ss
ee

 to
 th

e 
le

ss
or

. 
(ii

) 
If 

th
e 

R
en

t F
re

e 
Pe

rio
d 

sh
al

l b
e 

ex
te

nd
ed

 p
ur

su
an

t 
to

 
Pa

ra
gr

ap
h 

(C
)(i

) 
ab

ov
e,

 
th

e 
re

nt
al

 
co

m
m

en
ce

m
en

t 
da

te
 

sh
al

l 
au

to
m

at
ic

al
ly

 
be

 
po

st
po

ne
d 

co
rre

sp
on

di
ng

ly
 in

 a
cc

or
da

nc
e 

w
ith

 th
e 

pr
ov

is
io

n 
of

 P
ar

ag
ra

ph
 (C

)(i
) a

bo
ve

. 
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Su
bj

ec
t P

ro
pe

rt
y 

i-P
ar

k 
SA

C
 2

3 
&

 2
4 

 
i-P

ar
k 

SA
C

 6
0 

&
 6

1 
O

th
er

 s
al

ie
nt

 te
rm

s 
(C

on
t’d

) 
(B

) 
D

ea
lin

gs
 b

y 
th

e 
le

ss
or

 
(i)

 
Th

e 
pa

rti
es

 h
er

et
o 

he
re

by
 a

gr
ee

 th
at

 th
e 

le
ss

or
 s

ha
ll 

ha
ve

 th
e 

rig
ht

 to
 d

ea
l w

ith
 th

e 
pr

op
rie

ta
ry

 in
te

re
st

s,
 

be
ne

fit
s 

or
 r

ig
ht

s 
in

 i-
Pa

rk
 S

AC
 2

3 
& 

24
 a

nd
 t

he
 

le
as

e 
ag

re
em

en
t 

in
 

an
y 

m
an

ne
r 

it 
de

em
s 

fit
 

pr
ov

id
ed

 
th

at
 

th
e 

le
ss

or
 

co
m

pl
ie

s 
w

ith
 

its
 

ob
lig

at
io

ns
. 

Th
e 

le
ss

or
 s

ha
ll 

no
tif

y 
th

e 
le

ss
ee

 i
n 

w
rit

in
g 

if 
it 

di
sp

os
es

, t
ra

ns
fe

rs
, a

ss
ig

ns
 o

r 
no

va
te

s 
al

l 
or

 a
ny

 p
ar

t 
of

 t
he

 i
nt

er
es

t 
or

 r
ig

ht
s 

un
de

r 
th

e 
le

as
e 

 a
gr

ee
m

en
t t

o 
an

y 
th

ird
 p

ar
ty

 (
"P

ur
ch

as
er

")
 

in
 s

uc
h 

ev
en

tu
al

ity
, 

th
e 

le
ss

ee
 h

er
eb

y 
irr

ev
oc

ab
ly

 
ag

re
es

 t
ha

t 
it 

w
ill 

up
on

 n
ot

ifi
ca

tio
n 

by
 t

he
 l

es
so

r 
ex

ec
ut

e 
th

e 
ne

ce
ss

ar
y 

in
st

ru
m

en
ts

, 
de

ed
s 

or
 

do
cu

m
en

ts
, a

s 
m

ay
 b

e 
re

as
on

ab
ly

 r
eq

ui
re

d 
by

 th
e 

le
ss

or
 to

 g
iv

e 
ef

fe
ct

 to
 s

uc
h 

as
si

gn
m

en
t o

r n
ov

at
io

n 
to

 a
ny

 th
ird

 p
ar

ty
 b

y 
th

e 
le

ss
or

, p
ro

vi
de

d 
al

w
ay

s 
th

at
 

th
e 

le
ss

or
 s

ha
ll 

pr
oc

ur
e 

th
e 

Pu
rc

ha
se

r t
o 

en
te

r i
nt

o 
a 

no
va

tio
n 

ag
re

em
en

t 
w

ith
 t

he
 le

ss
or

 a
nd

 le
ss

ee
 

w
he

re
 th

e 
Pu

rc
ha

se
r 

ag
re

es
 to

 g
ra

nt
 th

e 
le

ss
ee

 a
 

le
as

e 
of

 i-
Pa

rk
 S

AC
 2

3 
& 

24
 o

f t
he

 re
m

ai
ni

ng
 te

rm
 

of
 

th
e 

le
as

e 
te

rm
 

an
d 

w
he

re
 

ap
pl

ic
ab

le
, 

th
e 

re
ne

w
ed

 p
er

io
d,

 b
as

ed
 o

n 
th

e 
sa

m
e 

te
rm

s 
an

d 
co

nd
iti

on
s 

of
 th

e 
le

as
e 

ag
re

em
en

t. 
Th

e 
le

ss
or

 s
ha

ll 
th

er
eb

y 
be

 r
el

ea
se

d 
fro

m
 a

ny
 fu

rth
er

 r
es

po
ns

ib
ilit

y 
he

re
un

de
r 

sa
ve

 a
nd

 e
xc

ep
t 

fo
r 

an
y 

an
te

ce
de

nt
 

br
ea

ch
 

pr
io

r 
to

 
th

e 
sa

id
 

di
sp

os
al

, 
tra

ns
fe

r, 
as

si
gn

m
en

t 
or

 n
ov

at
io

n 
an

d 
th

e 
le

ss
ee

 a
gr

ee
s 

to
 

lo
ok

 s
ol

el
y 

to
 s

uc
h 

su
cc

es
so

r 
in

 i
nt

er
es

t 
of

 t
he

 
le

ss
or

 fo
r p

er
fo

rm
an

ce
 o

f s
uc

h 
ob

lig
at

io
n.

 

(D
) 

R
es

tri
ct

io
n 

in
 in

te
re

st
 –

 B
um

ip
ut

er
a 

st
at

us
 

Th
e 

le
ss

or
 h

er
eb

y 
ac

kn
ow

le
dg

es
 th

at
 th

e 
la

nd
 h

el
d 

un
de

r 
H

S(
D

) 5
96

30
9 

PT
D

 1
96

19
5,

 M
uk

im
 T

eb
ra

u,
 D

ae
ra

h 
Jo

ho
r 

Ba
hr

u,
 N

eg
er

i J
oh

or
 (w

hi
ch

 is
 p

ar
t o

f i
-P

ar
k 

SA
C

 6
0 

& 
61

) 
w

as
 a

llo
ca

te
d 

fo
r 

Bu
m

ip
ut

er
a.

 T
he

 le
ss

or
 fu

rth
er

 c
on

fir
m

s 
th

at
 t

he
 a

pp
ro

va
l 

fro
m

 t
he

 a
pp

ro
pr

ia
te

 a
ut

ho
rit

y 
fo

r 
th

e 
re

le
as

e 
of

 
th

e 
Bu

m
ip

ut
er

a 
re

st
ric

tio
n 

ha
s 

be
en

 
du

ly
 

ob
ta

in
ed

 b
y 

th
e 

le
ss

or
. 
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Su
bj

ec
t P

ro
pe

rt
y 

i-P
ar

k 
SA

C
 2

3 
&

 2
4 

 
i-P

ar
k 

SA
C

 6
0 

&
 6

1 
O

th
er

 s
al

ie
nt

 te
rm

s 
(C

on
t’d

) 
(C

) 
C

om
pu

ls
or

y 
ac

qu
is

iti
on

 
(i)

 
In

 th
e 

ev
en

t t
he

 a
pp

ro
pr

ia
te

 a
ut

ho
rit

y 
ac

qu
iri

ng
 a

fte
r 

th
e 

ex
ec

ut
io

n 
of

 th
e 

le
as

e 
ag

re
em

en
t, 

i-P
ar

k 
SA

C
 

23
 &

 2
4 

or
 a

ny
 p

ar
t o

f i
-P

ar
k 

SA
C

 2
3 

& 
24

 s
uc

h 
th

at
 

th
e 

le
ss

ee
 i

s 
un

ab
le

 t
o 

co
nt

in
ue

 t
o 

op
er

at
e 

its
 

bu
si

ne
ss

 fr
om

 i-
Pa

rk
 S

AC
 2

3 
& 

24
, t

he
 le

ss
or

 s
ha

ll 
im

m
ed

ia
te

ly
 n

ot
ify

 th
e 

le
ss

ee
 o

f t
he

 s
am

e 
an

d 
th

e 
le

ss
ee

 s
ha

ll 
be

 a
t l

ib
er

ty
 to

 te
rm

in
at

e 
th

e 
le

as
e 

by
 

no
tic

e 
in

 w
rit

in
g 

to
 th

e 
le

ss
or

 to
 th

at
 e

ffe
ct

 a
nd

 u
po

n 
su

ch
 t

er
m

in
at

io
n 

th
e 

le
ss

or
 s

ha
ll 

re
fu

nd
 t

o 
th

e 
le

ss
ee

 t
he

 s
ec

ur
ity

 d
ep

os
it 

le
ss

 a
ny

 d
ed

uc
tio

ns
 

m
ad

e 
by

 th
e 

le
ss

or
 to

 re
m

ed
y 

or
 r

ec
tif

y 
an

 b
re

ac
h 

or
 n

on
-o

bs
er

va
nc

e 
by

 th
e 

le
ss

ee
 o

f t
he

 c
ov

en
an

ts
 

on
 t

he
 p

ar
t 

of
 t

he
 le

ss
ee

 in
 t

he
 le

as
e 

ag
re

em
en

t 
w

ith
ou

t p
re

ju
di

ce
 to

 a
ny

 o
th

er
 r

ig
ht

s 
an

d 
re

m
ed

ie
s 

av
ai

la
bl

e 
to

 t
he

 l
es

so
r 

or
 p

ur
su

an
t 

to
 t

he
 l

ea
se

 
ag

re
em

en
t. 

 
(D

) 
C

or
po

ra
te

 g
ua

ra
nt

ee
 

(i)
 

Th
e 

le
ss

ee
 a

gr
ee

s 
an

d 
un

de
rta

ke
s 

w
ith

 th
e 

le
ss

or
 

to
 p

ro
cu

re
 it

s 
ho

ld
in

g 
co

m
pa

ny
 in

 S
in

ga
po

re
, A

AC
 

Te
ch

no
lo

gi
es

 
Pt

e.
 

Lt
d 

(R
eg

is
tra

tio
n 

N
o.

 
20

08
07

95
1G

) 
("

C
or

po
ra

te
 G

ua
ra

nt
or

")
 to

 p
ro

vi
de

 
a 

gu
ar

an
te

e 
in

 fa
vo

ur
 o

f t
he

 le
ss

or
 in

 th
e 

fo
rm

 a
nd

 
su

bs
ta

nc
e 

ac
ce

pt
ab

le
 t

o 
th

e 
le

ss
or

 (
"C

or
po

ra
te

 
G

ua
ra

nt
ee

")
 

an
d 

co
nt

em
po

ra
ne

ou
sl

y 
w

ith
 

th
e 

ex
ec

ut
io

n 
of

 th
e 

le
as

e 
ag

re
em

en
t a

s 
fu

rth
er

 s
ec

ur
ity

 
an

d 
to

 g
ua

ra
nt

ee
 t

he
 l

es
se

e'
s 

du
e 

ob
se

rv
an

ce
, 

pe
rfo

rm
an

ce
 

an
d 

co
m

pl
ia

nc
e 

of
 

th
e 

le
as

e 
ag

re
em

en
t. 

 

 
 

 



Ap
p 

III
 - 

12

AP
PE

N
D

IX
 II

I   
IN

FO
R

M
AT

IO
N

 O
N

 T
H

E 
LE

AS
E 

AG
R

EE
M

EN
TS

 (C
on

t’d
) 

 

Ap
p 

III
 - 

12
 

Su
bj

ec
t P

ro
pe

rt
y 

i-P
ar

k 
SA

C
 2

3 
&

 2
4 

 
i-P

ar
k 

SA
C

 6
0 

&
 6

1 
O

th
er

 s
al

ie
nt

 te
rm

s 
(C

on
t’d

) 
(ii

) 
In

 re
sp

ec
t o

f S
ec

tio
n 

8.
02

 o
f t

he
 le

as
e 

ag
re

em
en

t, 
in

 
gr

an
tin

g 
th

e 
co

ns
en

t 
fo

r 
th

e 
as

si
gn

m
en

t/s
ub

le
tti

ng
, t

he
 le

ss
or

 s
ha

ll b
e 

en
tit

le
d 

to
 

re
qu

es
t t

he
 le

ss
ee

 to
 p

ro
cu

re
 a

 n
ew

 g
ua

ra
nt

ee
 to

 
be

 is
su

ed
 b

y 
th

e 
C

or
po

ra
te

 G
ua

ra
nt

or
 a

nd
/ o

r 
an

y 
ot

he
r p

ar
ty

 a
s 

re
qu

es
te

d 
by

 th
e 

le
ss

or
, i

n 
fo

rm
 a

nd
 

su
bs

ta
nc

e 
si

m
ila

r t
o 

th
e 

C
or

po
ra

te
 G

ua
ra

nt
ee

. 

 

 No
te

: 
 

(1
) 

Fo
r a

vo
id

an
ce

 o
f d

ou
bt

, n
on

e 
of

 th
e 

le
ss

ee
s 

ar
e 

re
la

te
d 

to
 th

e 
In

te
re

st
ed

 P
ar

tie
s.

   
     

(T
he

 re
st

 o
f t

hi
s 

pa
ge

 h
as

 b
ee

n 
in

te
nt

io
na

lly
 le

ft 
bl

an
k)

 

















































App V - 1

APPENDIX V 
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1. DIRECTORS’ RESPONSIBILITY STATEMENT 
 

The Directors of our Board have seen and approved this Circular and they collectively and 
individually accept full responsibility for the accuracy of the information contained in this Circular 
and confirm that, after making all reasonable enquiries and to the best of their knowledge and belief, 
there are no other facts, the omission of which would make any statement in this Circular misleading. 
 
All statements and information in relation to the Trustee, AME REIT and the Manager contained in 
this Circular were obtained from publicly available documents and the Manager. The sole 
responsibility of the Board is limited to ensuring that such information is accurately reproduced in 
this Circular. 

 
 

2. CONSENTS AND CONFLICT OF INTEREST  
 
2.1 CBRE WTW  

 
CBRE WTW, being the Valuer for the Subject Properties, has given and has not subsequently 
withdrawn its written consent to the inclusion of its name, the Valuation Certificate and all references 
thereto in the form and context in which they appear in this Circular. 

 
CBRE WTW confirms that it is not aware of any circumstance that exists or is likely to exist which 
would give rise to a possible conflict of interest situation in its capacity as the Valuer for the Subject 
Properties. 

 
2.2 cfSolutions  

 
cfSolutions, being the Independent Adviser to our non-interested directors and our Non-Interested 
Shareholders for the Proposed Disposals, has given and has not subsequently withdrawn its written 
consent to the inclusion of its name and all references thereto in the form and context in which they 
appear in this Circular.  
 
cfSolutions confirms that it is not aware of any circumstance that exists or is likely to exist which 
would give rise to a possible conflict of interest situation in its capacity as the Independent Adviser 
to our non-interested Directors and our Non-Interested Shareholders for the Proposed Disposals. 
 

 
3. CAPITAL COMMITMENTS  

 
As at the LPD, our Board is not aware of any capital commitments incurred or known to be incurred 
by our Company that has not been provided for, which upon becoming enforceable, may have a 
material impact on our financial results or position. 

 
 
4. MATERIAL LITIGATION, CLAIMS OR ARBITRATION  

 
As at the LPD, save as disclosed below, neither our Company nor any of our subsidiaries are 
engaged in any material litigation, claims or arbitration, either as plaintiff or defendant, and our Board 
is not aware of any proceedings pending or threatened against our Group, or of any facts likely to 
give rise to any proceedings, which might materially or adversely affect the financial position or 
business of our Group and the Subject Properties: 
 
On 5 July 2021, our Company had announced, that AME Development had been served with a 
Notice of Additional Assessment dated 30 June 2021 by the Inland Revenue Board of Malaysia 
(“IRB”), for additional income tax and penalty in the amount of approximately RM7.2 million for the 
year of assessment 2018 (“Notice of Additional Assessment”). The issue in dispute is whether 
the Director General Inland Revenue (“DGIR”) is entitled to withdraw stock pursuant to Section 24(2) 
of the Income Tax Act 1967 in relation to the 5 plots of lands. 
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After consulting our tax agent and tax solicitors, our Company is of the view that there are 
reasonable grounds to challenge the the findings by IRB. On 14 July 2021, AME Development filed 
an application for judicial review to the High Court of Malaya at Kuala Lumpur against the Notice of 
Additional Assessment by IRB, via our solicitors, Messrs Rosli Dahlan Saravana Partnership 
(“RDS”). A formal stay application was also filed before the High Court and a new case management 
date has been fixed in October 2024 to fix a hearing date for the formal stay application. An interim 
stay of the Notice of Additional Assessment has been granted until the disposal of the formal stay 
application. 
 
There will not be any imminent financial effects on our Company pending the outcome of the appeal. 
RDS is of the view that AME Development has an arguable case to contend that there is no legal 
and factual basis for the Minister of Finance to refuse to exercise its statutory powers under Section 
135 and/or Section 127(3A) of the Income Tax Act 1967 in light of DGIR’s error in contending that 
the 5 plots of land were stock in trade. 

 
 

5. CONTINGENT LIABILITIES  
 

Save as disclosed in Section 4 of Appendix V of this Circular, our Board is not aware of any 
contingent liabilities incurred or known to be incurred by us which, upon becoming enforceable, may 
affect our ability to meet our obligations as and when they fall due as at the LPD. 
 
 

6. MATERIAL CONTRACTS  
 
Save as disclosed below, our Group has not entered into any material contracts (not being contracts 
entered into in the ordinary course of business) within the past 2 years immediately preceding the 
date of this Circular:  
 
(i) the SPAs; 

 
(ii) the i-TechValley 34 Supplemental SPA; 

 
(iii) the conditional sale and purchase agreement dated 5 December 2022 entered into between 

AME Development and the Trustee (on behalf of AME REIT) for the disposal of i-Park 
Indahpura 15 (formerly known as Plot 15 Indahpura (as defined in our announcement dated 
5 December 2022)) for a cash consideration of RM26.5 million. The sale and purchase 
agreement has been completed in accordance with its terms on 24 March 2023; 
 

(iv) the conditional sale and purchase agreement dated 5 December 2022 entered into between 
AME Development and the Trustee (on behalf of AME REIT) for the disposal of i-Park 
Indahpura 16 (formerly known as Plot 16 Indahpura (as defined in our announcement dated 
5 December 2022)) for a cash consideration of RM26.5 million. The sale and purchase 
agreement has been completed in accordance with its terms on 16 October 2023; 
 

(v) the conditional sale and purchase agreement dated 5 December 2022 entered into between 
Ipark Development and the Trustee (on behalf of AME REIT) for the disposal of i-Park SAC 
43 (formerly known as Plot 43 SAC (as defined in our announcement dated 5 December 
2022)) for a cash consideration of approximately RM16.3 million. The sale and purchase 
agreement has been completed in accordance with its terms on 24 March 2023; 

 
(vi) the Digital Hyperspace SPAs for the proposed disposal of 11 plots of freehold industrial 

land in Mukim of Pulai, District of Johor Bahru, State of Johor, measuring approximately 
34.9 acres in total land area, by our subsidiaries to Digital Hyperspace for a total cash 
consideration of approximately RM209.8 million. As at the LPD, the final condition 
precedent of the respective Digital Hyperspace SPAs are still pending completion; and 
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(vii) the sale and purchase agreement dated 31 May 2024 for the acquisition of 3 parcels of 
freehold lands in Mukim of Kulai, District of Kulai, State of Johor, measuring approximately 
37.5 acres in total land area, by our subsidiary from Dahlia Utama Sdn Bhd for a total cash 
consideration of approximately RM106.2 million (“Dahlia Utama SPA”). As at the LPD, the 
Dahlia Utama SPA has been completed in accordance with its terms on 5 July 2024. 

 
 

7. DOCUMENTS AVAILABLE FOR INSPECTION 
 
Copies of the following documents are available for inspection at the registered office of our 
Company at Suite 9D, Level 9, Menara Ansar, 65 Jalan Trus, Johor Bahru, 80000 Johor, Malaysia 
during normal office hours from Mondays to Fridays (except public holidays) from the date of this 
Circular up to and including the date of our forthcoming EGM:  
 
(i) the SPAs; 

 
(ii) the i-TechValley 34 Supplemental SPA; 

 
(iii) our Constitution; 
 
(iv) our latest audited consolidated financial statements for FYE 31 March 2024 and FYE 31 

March 2023, and our unaudited consolidated financial statements for the financial period 
ended 30 June 2024; 

 
(v) the material contracts as set out Section 6 of Appendix V of this Circular; 

 
(vi) the Lease Agreements; 
 
(vii) the Valuation Certificate as set out in Appendix IV of this Circular together with the 

Valuation Reports in respect of the Subject Properties;  
 
(viii) the relevant cause papers referred to in Section 4 of Appendix V of this Circular; and 
 
(ix) letters of consent and declarations of conflict of interests referred to in Section 2 of 

Appendix V of this Circular. 
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AME ELITE CONSORTIUM BERHAD 
(Registration No. 201801030789 (1292815-W)) 

(Incorporated in Malaysia under the Companies Act 2016) 
 

NOTICE OF EXTRAORDINARY GENERAL MEETING 
 
NOTICE IS HEREBY GIVEN THAT an Extraordinary General Meeting of AME Elite Consortium Berhad 
(“EGM”) (“AME Elite” or the “Company”) will be conducted on a fully virtual basis through live streaming 
and online voting using Remote Participation Electronic Voting (“RPEV”) facilities via online meeting 
platform, the details are as follows, for the purpose of considering and if thought fit, passing with or without 
modifications the resolutions set out in this Notice of EGM: 
 
Meeting Platform : https://meeting.boardroomlimited.my 

(Domain Registration No. with MYNIC - D6A357657)    
Day and Date : Thursday, 7 November 2024 
Time : 2.00 p.m. 

 
 
ORDINARY RESOLUTION 1 
 
PROPOSED DISPOSAL BY PENTAGON LAND SDN BHD (“PENTAGON LAND”) OF A PROPOSED 
SINGLE STOREY DETACHED FACTORY WITH MEZZANINE OFFICE AND OTHER ANCILLARY 
BUILDINGS, TO BE ERECTED ON A PARCEL OF FREEHOLD LAND HELD UNDER GRN 587959, LOT 
169211, MUKIM OF PULAI, DISTRICT OF JOHOR BAHRU, STATE OF JOHOR TOGETHER WITH THE 
AFOREMENTIONED FREEHOLD LAND (“I-TECHVALLEY 34”), TO RHB TRUSTEES BERHAD, ON 
BEHALF OF AME REIT (“TRUSTEE”), FOR A CASH CONSIDERATION OF RM27,000,000 
(“PROPOSED I-TECHVALLEY 34 DISPOSAL”) 
 
“THAT subject to the requisite approvals being obtained, approval be and is hereby given, for the disposal of 
i-TechValley 34 by Pentagon Land to the Trustee, upon the terms and conditions set out in the conditional 
sale and purchase agreement dated 24 July 2024 entered into between Pentagon Land and the Trustee on 
behalf of AME REIT, and the supplemental sale and purchase agreement to the i-TechValley 34 SPA dated 
16 October 2024 for the Proposed i-TechValley 34 Disposal (“i-TechValley 34 SPA”); 
 
AND THAT authority be and is hereby given to the Board of Directors of AME Elite (“Board”) (save for Lee 
Chai, Lee Sai Boon, Lim Khai Wen, Kang Koh Wei, Kang Ah Chee, Lim Pei Shi, Lee Ling Sien and Lee Chun 
Kiat, collectively referred to as the “Interested Directors”), to: 
 
(i) enter into any arrangements, transactions, agreements and/or undertakings and to execute, sign 

and deliver on behalf of AME Elite, all such agreements, instruments, documents and/or deed as 
the Board may from time to time deem necessary, expedient or appropriate for or in connection with 
the Proposed i-TechValley 34 Disposal; 
 

(ii) give effect to the Proposed i-TechValley 34 Disposal, with full power to assent to any modification, 
revaluation, variation, arrangement, condition and/or amendment in relation to the Proposed i-
TechValley 34 Disposal as they may deem fit in the best interest of AME Elite (including but not 
limited to the i-TechValley 34 SPA) and/or any provision, term and condition thereof as may be 
required and/or as the Board may in its discretion deem necessary, expedient or appropriate and/or 
as may be imposed or permitted by the relevant regulatory authorities; and 
 

(iii) take all such steps and do all such acts, deeds and things in any manner as the Board may from 
time to time deem necessary, expedient or appropriate to implement, finalise and give full effect to 
and complete all transactions contemplated under the Proposed i-TechValley 34 Disposal.” 
 

  



 
 
 

 

ORDINARY RESOLUTION 2 
 
PROPOSED DISPOSAL BY PENTAGON LAND OF A SINGLE STOREY DETACHED FACTORY WITH 
MEZZANINE OFFICE AND OTHER ANCILLARY BUILDINGS, ERECTED ON A PARCEL OF FREEHOLD 
LAND HELD UNDER GRN 587971, LOT 169223, MUKIM OF PULAI, DISTRICT OF JOHOR BAHRU, 
STATE OF JOHOR TOGETHER WITH THE AFOREMENTIONED FREEHOLD LAND (“I-TECHVALLEY 
46”), TO THE TRUSTEE,  FOR A CASH CONSIDERATION OF RM27,450,000 (“PROPOSED I-
TECHVALLEY 46 DISPOSAL”) 
 
“THAT subject to the requisite approvals being obtained, approval be and is hereby given, for the disposal of 
i-TechValley 46 by Pentagon Land to the Trustee, upon the terms and conditions set out in the conditional 
sale and purchase agreement dated 24 July 2024 entered into between Pentagon Land and the Trustee for 
the Proposed i-TechValley 46 Disposal (“i-TechValley 46 SPA”); 
 
AND THAT authority be and is hereby given to the Board (save for the Interested Directors), to: 
 
(i) enter into any arrangements, transactions, agreements and/or undertakings and to execute, sign 

and deliver on behalf of AME Elite, all such agreements, instruments, documents and/or deed as 
the Board may from time to time deem necessary, expedient or appropriate for or in connection with 
the Proposed i-TechValley 46 Disposal; 
 

(ii) give effect to the Proposed i-TechValley 46 Disposal, with full power to assent to any modification, 
revaluation, variation, arrangement, condition and/or amendment in relation to the Proposed i-
TechValley 46 Disposal as they may deem fit in the best interest of AME Elite (including but not 
limited to the i-TechValley 46 SPA) and/or any provision, term and condition thereof as may be 
required and/or as the Board may in its discretion deem necessary, expedient or appropriate and/or 
as may be imposed or permitted by the relevant regulatory authorities; and 
 

(iii) take all such steps and do all such acts, deeds and things in any manner as the Board may from 
time to time deem necessary, expedient or appropriate to implement, finalise and give full effect to 
and complete all transactions contemplated under the Proposed i-TechValley 46 Disposal.” 
 

 
ORDINARY RESOLUTION 3 
 
PROPOSED DISPOSAL BY IPARK DEVELOPMENT SDN BHD (“IPARK DEVELOPMENT”) OF A 
SINGLE STOREY DETACHED FACTORY WITH MEZZANINE OFFICE AND OTHER ANCILLARY 
BUILDINGS, ERECTED ON A PARCEL OF FREEHOLD LAND HELD UNDER HSD 80929, PTD 114240, 
MUKIM OF SENAI, DISTRICT OF KULAI, STATE OF JOHOR TOGETHER WITH THE 
AFOREMENTIONED FREEHOLD LAND (“I-PARK SAC 23 & 24”) TO THE TRUSTEE FOR A CASH 
CONSIDERATION OF RM45,000,000 (“PROPOSED I-PARK SAC 23 & 24 DISPOSAL”) 
 
“THAT subject to the requisite approvals being obtained, approval be and is hereby given, for the disposal of 
i-Park SAC 23 & 24 by Ipark Development to the Trustee, upon the terms and conditions contained in the 
conditional sale and purchase agreement dated 24 July 2024 entered into between Ipark Development and 
the Trustee for the Proposed i-Park SAC 23 & 24 Disposal (“i-Park SAC 23 & 24 SPA”); 
 
AND THAT authority be and is hereby given to the Board (save for the Interested Directors), to: 
 
(i) enter into any arrangements, transactions, agreements and/or undertakings and to execute, sign 

and deliver on behalf of AME Elite, all such agreements, instruments, documents and/or deed as 
the Board may from time to time deem necessary, expedient or appropriate for or in connection with 
the Proposed i-Park SAC 23 & 24 Disposal; 
 

(ii) give effect to the Proposed i-Park SAC 23 & 24 Disposal, with full power to assent to any 
modification, revaluation, variation, arrangement, condition and/or amendment in relation to the 
Proposed i-Park SAC 23 & 24 Disposal as they may deem fit in the best interest of AME Elite 
(including but not limited to the i-Park SAC 23 & 24 SPA) and/or any provision, term and condition 
thereof as may be required and/or as the Board may in its discretion deem necessary, expedient or 
appropriate and/or as may be imposed or permitted by the relevant regulatory authorities; and 
 

  



 
 
 

 

(iii) take all such steps and do all such acts, deeds and things in any manner as the Board may from 
time to time deem necessary, expedient or appropriate to implement, finalise and give full effect to 
and complete all transactions contemplated under the Proposed i-Park SAC 23 & 24 Disposal.” 
 
 

ORDINARY RESOLUTION 4 
 
PROPOSED DISPOSAL BY IPARK DEVELOPMENT OF A PROPOSED SINGLE STOREY DETACHED 
FACTORY WITH MEZZANINE OFFICE AND OTHER ANCILLARY BUILDINGS, TO BE ERECTED ON  2 
PARCELS OF FREEHOLD LAND HELD UNDER HSD 596308, PTD 196194 AND HSD 596309, PTD 
196195, MUKIM OF TEBRAU, DISTRICT OF JOHOR BAHRU, STATE OF JOHOR TOGETHER WITH 
THE AFOREMENTIONED FREEHOLD LAND (“I-PARK SAC 60 & 61”), TO THE TRUSTEE FOR A CASH 
CONSIDERATION OF RM20,000,000 (“PROPOSED I-PARK SAC 60 & 61 DISPOSAL”) 
 
“THAT subject to the requisite approvals being obtained, approval be and is hereby given, for the disposal of 
i-Park SAC 60 & 61 by Ipark Development to the Trustee, upon the terms and conditions contained in the 
conditional sale and purchase agreement dated 24 July 2024 entered into between Ipark Development and 
the Trustee for the Proposed i-Park SAC 60 & 61 Disposal (“i-Park SAC 60 & 61 SPA”); 
 
AND THAT authority be and is hereby given to the Board (save for the Interested Directors), to: 
 
(i) enter into any arrangements, transactions, agreements and/or undertakings and to execute, sign 

and deliver on behalf of AME Elite, all such agreements, instruments, documents and/or deed as 
the Board may from time to time deem necessary, expedient or appropriate for or in connection with 
the Proposed i-Park SAC 60 & 61 Disposal; 
 

(ii) give effect to the Proposed i-Park SAC 60 & 61 Disposal, with full power to assent to any 
modification, revaluation, variation, arrangement, condition and/or amendment in relation to the 
Proposed i-Park SAC 60 & 61 Disposal as they may deem fit in the best interest of AME Elite 
(including but not limited to the i-Park SAC 60 & 61 SPA) and/or any provision, term and condition 
thereof as may be required and/or as the Board may in its discretion deem necessary, expedient or 
appropriate and/or as may be imposed or permitted by the relevant regulatory authorities; and 
 

(iii) take all such steps and do all such acts, deeds and things in any manner as the Board may from 
time to time deem necessary, expedient or appropriate to implement, finalise and give full effect to 
and complete all transactions contemplated under the Proposed i-Park SAC 60 & 61 Disposal.” 

 
 
By Order of the Board of 
AME ELITE CONSORTIUM BERHAD 
Registration No. 201801030789 (1292815-W) 
 
Santhi A/P Saminathan (MAICSA 7069709) (SSM PC No.: 201908002933) 
Tai Yit Chan (MAICSA 7009143) (SSM PC No. 202008001023) 
Company Secretaries 
 
Johor Bahru 
17 October 2024 
 
 
Notes: 
1. The EGM will be conducted on a fully virtual basis where shareholders are only allowed to participate remotely through live 

streaming and online remote voting using RPEV facilities via online meeting platform available at 
https://meeting.boardroomlimited.my (Domain Registration No. with MYNIC-D6A357657). Please follow the procedures 
provided in the Administrative Guide for the EGM in order to register, participate, speak and vote remotely via RPEV facilities. 
 

2. Every shareholder including authorised nominees as defined under the Securities Industry (Central Depositories) Act 1991 
(“SICDA”), and exempt authorised nominees which hold ordinary shares in AME Elite (“Shares”) for multiple owners in one 
securities account (“omnibus account”), is entitled to appoint another person as his proxy to exercise all or any of his rights 
to participate, speak and vote instead of him at the EGM, and that such proxy need not be a shareholder.  
 

3. Where a shareholder appoints more than 1 proxy (subject always to a maximum of 2 proxies at each meeting), the 
appointment shall be invalid unless he specifies the proportion of his shareholding to be represented by each proxy.  
 
 



 
 
 

 

4. Where a shareholder is an exempt authorised nominee as defined under the SICDA which holds Shares for multiple beneficial 
owners in an omnibus account, there is no limit to the number of proxies which the exempt authorised nominee may appoint 
in respect of each omnibus account it holds. Where a shareholder is an authorised nominee as defined under SICDA, it may 
appoint 1 proxy in respect of each securities account it holds Shares standing to the credit of the said securities account.  
 

5. The instrument appointing a proxy shall be in writing under the hand of the appointer or his attorney duly authorised in writing 
or if such appointer is a corporation under its common seal or the hand of its officer or attorney.  
 

6. The instrument appointing a proxy must be deposited with the Share Registrar of AME Elite situated at Boardroom Share 
Registrars Sdn Bhd, 11th Floor, Menara Symphony, No. 5, Jalan Prof. Khoo Kay Kim, Seksyen 13, 46200 Petaling Jaya, 
Selangor Darul Ehsan, Malaysia, or deposit the Form(s) of Proxy by electronic means through the Boardroom Smart Investor 
Portal at https://investor.boardroomlimited.com not less than 48 hours before the time set for holding the EGM. Last date and 
time for lodging the Form of Proxy is Tuesday, 5 November 2024 at 2.00 p.m. 
 

7. If you have submitted your Form of Proxy and subsequently decide to appoint another person or wish to participate in the 
EGM by yourself, please write to bsr.helpdesk@boardroomlimited.com to revoke the earlier appointed proxy(ies) at least 48 
hours before the time set for holding the EGM. 
 

8. Pursuant to Paragraph 8.29A of the Main Market Listing Requirements of Bursa Malaysia Securities Berhad, the resolution 
set out in the Notice of EGM will be put to vote on a poll.  
 

9. Only a depositor whose name appears in the Record of Depositors as at 29 October 2024 shall be entitled to participate, 
speak and vote at this EGM or appoints a proxy or proxies to participate, speak and vote on his behalf. 
 

10. Kindly check Bursa Malaysia Securities Berhad’s website and the website of AME Elite at https://www.ame-elite.com for the 
latest updates on the status of the EGM.  

 
11.  Personal Data Privacy:  

By registering for the RPEV meeting and/or submitting the instrument appointing a proxy(ies) and/or representative(s), the 
shareholder has consented to the use of such data for purposes of processing and administration by AME Elite (or its agents); 
and to comply with any laws, listing rules, regulations and/or guidelines. The shareholder agrees that he/she will indemnify 
AME Elite in respect of any penalties, liabilities, claims, demands, losses, and damages as a result of the shareholder’s breach 
of warranty.  



 
 
 

 

  
 
 
 

AME ELITE CONSORTIUM BERHAD 
(Registration No. 201801030789 (1292815-W)) 

(Incorporated in Malaysia under the Companies Act 2016) 
 

FORM OF PROXY No. of shares held  
 CDS account no.  

 
I/ We  _____________________________________________ *NRIC/ Passport / Company No.______________  
 (FULL NAME IN BLOCK CAPITAL) 
 

of                 ___ 
 (FULL ADDRESS) 
 

and telephone no./ email address 
  
being *a shareholder(s) of AME Elite Consortium Berhad (“AME Elite”) hereby appoint: 

 

Full Name and Address (in Block Letters) 
(First Proxy) 

NRIC / 
Passport No. 

No. of 
Shares 

% of  
Shareholding 

 
  

   

Email: Contact No.: 
*and/or  

Full Name and Address (in Block Letters) 
(Second Proxy) 

NRIC / 
Passport No. 

No. of 
Shares 

% of  
Shareholding 

 
    

Email: Contact No.: 
 

or failing *him/her the Chairperson of the Meeting as *my/our proxy/proxies to participate, speak and vote for *me/us 
on *my/our behalf at the Extraordinary General Meeting of AME Elite (“EGM”) which will be conducted on a fully 
virtual basis through live streaming and online remote voting using RPEV facilities via online meeting platform at 
https://meeting.boardroomlimited.my (Domain Registration No. with MYNIC-D6A357657) on Thursday, 7 
November 2024 at 2.00 p.m or at any adjournment thereof. 

 
 

*My/our proxy(ies) *is/are to vote as indicated by an “X” in the appropriate spaces below: 
 

 First Proxy Second Proxy 
Ordinary Resolutions For Against For Against 

      
1 PROPOSED I-TECHVALLEY 34 DISPOSAL     
2 PROPOSED I-TECHVALLEY 46 DISPOSAL     
3 PROPOSED I-PARK 23 & 24 DISPOSAL     
4 PROPOSED I-PARK 60 & 61 DISPOSAL     

 

Subject to the above stated voting instructions, the proxy(ies) may vote on the resolutions or abstain from voting as the proxy(ies) thinks fit. 
 
* Strike out whichever is not desired 
   
  
    
Signature of shareholder(s)/Common Seal    
     

Date:  ______________________     
 

Notes: 
1. The EGM will be conducted on a fully virtual basis where shareholders are only allowed to participate remotely through 

live streaming and online remote voting using RPEV facilities via online meeting platform available at 
https://meeting.boardroomlimited.my (Domain Registration No. with MYNIC-D6A357657). Please follow the procedures 
provided in the Administrative Guide for the EGM in order to register, participate, speak and vote remotely via RPEV 
facilities. 

 
2. Every shareholder including authorised nominees as defined under the Securities Industry (Central Depositories) Act 

1991 (“SICDA”), and exempt authorised nominees which hold ordinary shares in AME Elite (“Shares”) for multiple owners 
in one securities account (“omnibus account”), is entitled to appoint another person as his proxy to exercise all or any 
of his rights to participate, speak and vote instead of him at the EGM, and that such proxy need not be a shareholder.  

 

✄



 
 
 

 

3. Where a shareholder appoints more than 1 proxy (subject always to a maximum of 2 proxies at each meeting), the 
appointment shall be invalid unless he specifies the proportion of his shareholding to be represented by each proxy.  

 
4. Where a shareholder is an exempt authorised nominee as defined under the SICDA which holds Shares for multiple 

beneficial owners in an omnibus account, there is no limit to the number of proxies which the exempt authorised nominee 
may appoint in respect of each omnibus account it holds. Where a shareholder is an authorised nominee as defined 
under SICDA, it may appoint 1 proxy in respect of each securities account it holds Shares standing to the credit of the 
said securities account.  

 
5. The instrument appointing a proxy shall be in writing under the hand of the appointer or his attorney duly authorised in 

writing or if such appointer is a corporation under its common seal or the hand of its officer or attorney.  
 
6. The instrument appointing a proxy must be deposited with the Share Registrar of AME Elite situated at Boardroom Share 

Registrars Sdn Bhd, 11th Floor, Menara Symphony, No. 5, Jalan Prof. Khoo Kay Kim, Seksyen 13, 46200 Petaling Jaya, 
Selangor Darul Ehsan, Malaysia, or deposit the Form(s) of Proxy by electronic means through the Boardroom Smart 
Investor Portal at https://investor.boardroomlimited.com not less than 48 hours before the time set for holding the EGM. 
Last date and time for lodging the Form of Proxy is Tuesday, 5 November 2024 at 2.00 p.m. 

 
7. If you have submitted your Form of Proxy and subsequently decide to appoint another person or wish to participate in 

the EGM by yourself, please write to bsr.helpdesk@boardroomlimited.com to revoke the earlier appointed proxy(ies) at 
least 48 hours before the time set for holding the EGM. 

 
8. Pursuant to Paragraph 8.29A of the Main Market Listing Requirements of Bursa Malaysia Securities Berhad, the 

resolution set out in the Notice of EGM will be put to vote on a poll.  
 
9. Only a depositor whose name appears in the Record of Depositors as at 29 October 2024 shall be entitled to participate, 

speak and vote at this EGM or appoints a proxy or proxies to participate, speak and vote on his behalf. 
 
10. Kindly check Bursa Malaysia Securities Berhad’s website and the website of AME Elite at https://www.ame-elite.com for 

the latest updates on the status of the EGM.  
 
11. Personal Data Privacy:  

By registering for the RPEV meeting and/or submitting the instrument appointing a proxy(ies) and/or representative(s), 
the shareholder has consented to the use of such data for purposes of processing and administration by AME Elite (or 
its agents); and to comply with any laws, listing rules, regulations and/or guidelines. The shareholder agrees that he/she 
will indemnify AME Elite in respect of any penalties, liabilities, claims, demands, losses, and damages as a result of the 
shareholder’s breach of warranty. 
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