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1 Note: For terms that are not defined in this section of the Circular, please refer to the Glossary on pages 32 to 38 of this Circular.

CIRCULAR DATED 8 SEPTEMBER 2021
THIS CIRCULAR IS IMPORTANT AND REQUIRES YOUR IMMEDIATE ATTENTION.

Singapore Exchange Securities Trading Limited (the “SGX-ST”) takes no responsibility for the accuracy of any 
statements or opinions made, or reports contained, in this Circular. If you are in any doubt as to the action you 
should take, you should consult your stockbroker, bank manager, solicitor, accountant or other professional 
adviser immediately. 

If you have sold or transferred all your units in Parkway Life Real Estate Investment Trust (“Parkway Life REIT”, 
and the units in Parkway Life REIT, “Units”), you should immediately forward this Circular to the purchaser or 
transferee or to the bank, stockbroker or other agent through whom the sale or transfer was effected for onward 
transmission to the purchaser or transferee. 

(Constituted in the Republic of Singapore 
pursuant to a trust deed dated 12 July 2007 (as amended))

MANAGED BY
PARKWAY TRUST MANAGEMENT LIMITED

(Company Registration Number 200706697Z)

CIRCULAR TO UNITHOLDERS IN RELATION TO THE PROPOSED ENTRY INTO THE NEW MASTER LEASE 
AGREEMENTS FOR MOUNT ELIZABETH HOSPITAL PROPERTY, GLENEAGLES HOSPITAL PROPERTY AND 

PARKWAY EAST HOSPITAL PROPERTY AND THE RENEWAL CAPEX AGREEMENT WHICH CONSTITUTES AN 
INTERESTED PERSON TRANSACTION 

Independent Financial Adviser to the Independent Directors and Audit 
Committee of Parkway Trust Management Limited and HSBC Institutional Trust 

Services (Singapore) Limited (as trustee of Parkway Life REIT) 

Ernst & Young Corporate Finance Pte Ltd
(Company Registration Number 199702967E)

Last date and time for pre-registration for 
Extraordinary General Meeting (“EGM”)

: 27 September 2021 (Monday) at 10.00 a.m. 
(Singapore time) 

Last date and time for lodgement of Proxy Forms : 27 September 2021 (Monday) at 10.00 a.m. 
(Singapore time) 

Date and time of EGM convened and held by way of 
electronic means

: 30 September 2021 (Thursday) at 10.00 a.m. 
(Singapore time) 

IMPORTANT DATES AND TIMES FOR UNITHOLDERS

The Manager seeks approval from unitholders of Parkway Life REIT (“Unitholders”) for the proposed entry into the 
new master lease agreements (the “New Master Lease Agreements”) in relation to Mount Elizabeth Hospital Property, 
Gleneagles Hospital Property and Parkway East Hospital Property (the “Properties”) and the Renewal Capex Agreement 
(collectively, the “Proposed Transaction”). 

The Properties are key assets of Parkway Life REIT and the initial term of 15 years under 
the existing master lease agreements is due to expire on 22 August 2022.

In connection with the Proposed Transaction, a wholly-owned subsidiary of the Sponsor 
shall grant Parkway Life REIT a right of first refusal (“ROFR”) over  

Mount Elizabeth Novena Hospital Property.

Asset Value Contribution by the Properties
as at 31 December 2020

NPI Contribution by the Properties
for the financial year ended 31 December 2020

SUMMARY OF APPROVAL SOUGHT

Mount Elizabeth 
Hospital Property

Mount Elizabeth 
Hospital Property

Gleneagles 
Hospital Property

Gleneagles 
Hospital Property

Parkway 
East Hospital 
Property

Parkway 
East Hospital 
Property

Other Properties 
of Parkway Life 
REIT

Other Properties 
of Parkway Life 
REIT

INCOME CERTAINTY 
WITH LONG LEASE 
TERM

The New Master Lease 
Agreements will provide 
a steady stream of 
quality rental income 
for Parkway Life REIT 
by ensur ing 100% 
committed occupancy 
for the Properties over 
a long lease term till 31 
December 2042.

WALE of Parkway Life 
REIT’s overall portfolio by 
gross rent is expected to 
improve significantly from 
5.7 years to 16.6 years as 
at 31 December 2020.

ORGANIC GROWTH WITH 
CLEAR RENT STRUCTURE

Fixed rental step-up till 
FY2025. Annual rent 
review formula (similar 
to current formula in the 
existing master lease 
agreements) from FY2026 
to FY2042 will continue 
to guarantee a minimum 
1% rental growth annually 
for the Properties and 
provide the opportunity 
for Parkway Life REIT 
to ride on the variable 
rent growth following 
completion of the Renewal 
Capex Works (as defined 
herein).

The triple-net lease 
arrangement continues to 
limit Parkway Life REIT’s 
exposure to escalating 
operating expenses.

 ENHANCEMENT WITH 
RENEWAL CAPEX WORKS

One-time injection of 
Renewal Capex Costs 
of up to S$150 million 
(exclusive of GST) by 
Parkway Life REIT to 
improve and upgrade the 
Properties (built more 
than 30 years ago).

The Renewal Capex 
Works will enhance the 
quality positioning and 
increase competitiveness 
of Parkway Life REIT and 
the Master Lessee. 

ROFR OVER A QUALITY 
ASSET

Fresh grant of ROFR 
over Mount Elizabeth 
N o v e n a  H o s p i t a l 
Property enhances 
a cq u i s i t i o n  g row t h 
potential of Parkway 
Life REIT, demonstrates 
the Sponsor’s strong 
support for Parkway 
Life REIT and paves the 
way for potential further 
collaboration with IHH 
Healthcare Berhad (one 
of the world’s largest 
healthcare network).

KEY HIGHLIGHTS

PARKWAY TRUST MANAGEMENT LIMITED

101 Thomson Road
#28-03 United Square
Singapore 307591
Tel: (65) 6507 0650
Fax: (65) 6507 0651
www.plifereit.com





Existing 
Year 15

Estimated Aggregate Rent 
Payable for the Properties

Before Proposed Transaction% change vs preceding 
period/year

After Proposed Transaction

S$71.0 S$72.4

2.0%
3.0% 3.0%

3.0%

25.2%

S$74.6 S$76.9 S$79.2

S$99.2

0.0% 0.0%

57.4%

0.0% 1.2% 1.2% 2.1% 2.0% 2.0% 2.0% 3.8% 3.8% 4.2% 4.1%
6.9% 6.8%

Interim 
Period

Year 1
(FY2023)

M
ill

io
ns

Year 2
(FY2024)

Year 3
(FY2025)

Year 4
(FY2026)

Estimated Aggregate Rent Payable for the Properties Portfolio Lease Expiry (by Gross Rent)

Total rental growth of ~39.6% at the end of
Year 4 of Renewal Term vs Estimated Year 15 Rent

WALE by Gross Rent as at 31 December 2020
Existing: 5.7 years; New: 16.6 years

Pro Forma financial effects (for illustration only)2

Based on assessment of prevailing market conditions, the Manager intends to wholly finance 
the Renewal Capex Costs and related feasibility studies expenses via external borrowings. 

Pro Forma DPU (cents)
(as if the Proposed Transaction was completed 
on 1 January 2020)

13.79 1.96
38.5

Before the 
Proposed 

Transaction

Before the 
Proposed 

Transaction

Before the 
Proposed 

Transaction

At the end 
of Year 1 of 

the Renewal 
Term after 

the Proposed 
Transaction

Immediately 
after the 

entry into the 
Proposed 

Transaction

Immediately 
after the 

entry into the 
Proposed 

Transaction

At the end 
of Year 4 of 

the Renewal 
Term after 

the Proposed 
Transaction

At the beginning 
of Year 4 of the 
Renewal Term 

post completion 
of the Renewal 
Capex Works

At the beginning 
of Year 4 of the 
Renewal Term 

post completion 
of the Renewal 
Capex Works

14.30 2.35 34.5
18.26 2.49 37.3

Pro Forma NAV per Unit (S$)
(as if the Proposed Transaction was completed 
on 31 December 2020) 

Pro Forma Gearing (%)
(as if the Proposed Transaction was completed 
on 31 December 2020) 

FUNDING AND PRO FORMA FINANCIAL EFFECTS

1	 Independent Market Research Report, Frost & Sullivan (S) Pte Ltd.
2	 This should be read with the Notes provided under the respective tables in paragraph 2.14 of the Circular.

22.4%

80.1%

FY2021 FY2022 FY2023 FY2024 FY2025 FY2026 FY2027 FY2028
to

FY2032

FY2033
and

beyond

The healthcare sector in Singapore is poised for strong 
growth, driven mainly by the rapidly ageing population, 
the rising number of chronic disease patients and 
medical tourism. Singapore’s private healthcare 
services market generated an estimated revenue of 
USD6.43 billion in 2020 and is projected to record a 
compound annual growth rate of 10% from 2021 to 
2025. The private hospital market contributed the 
highest revenue share of 46.5% or USD2.99 billion in 
20201. 
With the Properties under the operations of the 
Master Lessee (one of the leading providers of private 
healthcare services in Asia) and coupled with the 
enhancement of the Properties with the Renewal Capex 
Works, the Properties will remain well-positioned to ride 
on the growth potential of the Singapore healthcare 
industry.

WELL-POSITIONED TO RIDE ON GROWTH POTENTIAL 
OF SINGAPORE’S HEALTHCARE INDUSTRY



OVERVIEW OF AGREEMENTS

1.	 New Master Lease Agreements

3	 CPI refers to the percentage increase in the Consumer Price Index announced by the Department of Statistics of Singapore for the relevant year compared 
to the immediately preceding year. Where the CPI is negative for any given year, the CPI shall be deemed to be zero.

4	 The annual rent review formula for FY2026 is based on the higher of {1+(CPI3+1%) X Initial Rent} or {Base Rent + Variable Rent}.
5	 Subject to completion of feasibility studies, design development, tender and procurement and obtainment of all relevant development, building and 

regulatory approvals or such other extended date as may be reasonably and mutually agreed in good faith between Parkway Life REIT and the Master 
Lessee.

6	 Or such extended date in accordance with the Renewal Capex Agreement or such other date to be mutually agreed between Parkway Life REIT and the 
Master Lessee.

7	 The feasibility studies conducted by independent consultants appointed by Parkway Life REIT will be completed around October 2021 and further details 
relating to the Renewal Capex Works shall be disclosed by the Manager in due course.

8	 Strata lot U4976A of Town Subdivision 29 comprised in Subsidiary Strata Certificate of Title Volume 1608 of Folio 186 (together with all accessory lots 
appurtenant thereto) (or any part thereof) at 38 Irrawaddy Road, #01-01 and #01-18, Mount Elizabeth Novena Hospital, Singapore 329563.

2.	 Renewal Capex Agreement

Renewal Term Rent Payable for the Renewal Term for all Properties
23 August 2022 to 31 December 2042 
comprising:
(i)	 Interim Period (23 August 2022 to  

31 December 2022); and
(ii)	 20 years (1 January 2023 to 31 December 

2042). 

Extended Term
Option for Master Lessee to renew for a further 
term of 10 years (1 January 2043 to 31 December 
2052).

•	 Renewal Capex Works are estimated to take approximately three 
years to complete and are expected to take place from FY2023 to 
FY2025 (the “Downtime Period”).

•	 Rent rebate on a tiered basis totalling approximately S$60.9 million 
will be granted to the Master Lessee during the Downtime Period 
due to operational and income disruptions (the “Downtime Period 
Rent Rebate”).

•	 Initial Rent for FY2023 is at S$97.2 million (supported by rental 
valuations of CBRE and Knight Frank) and will be subject to the 
Downtime Period Rent Rebate.

•	 Nonetheless, rents are guaranteed to increase from 23 August 
2022 till FY2025 with 2.0% and 3.0% step-up in rent for the Interim 
Period and the Downtime Period from preceding year/period 
respectively.

•	 Annual rent review formula i.e. higher of the {1+(CPI3+1%) X total 
rent payable for the immediately preceding year} or {Base Rent + 
Variable Rent} shall be applicable for FY20264 to FY2042.

Key Terms Renewal Capex Works
•	 Parkway Life REIT will be responsible for 

a one-time capital expenditure cost of up 
to S$150 million (exclusive of GST) (the 
“Renewal Capex Costs”) to conduct certain 
capital expenditure works on the applicable 
Properties (the “Renewal Capex Works”).

•	 Physical construction is expected to start by 1 
January 20235; Master Lessee may request 
for Parkway Life REIT to carry out the works 
in phases due to operational considerations 
and all Renewal Capex Works are expected 
to complete no later than 31 March 20286.

•	 Bulk of the works expected to be performed 
on Mount Elizabeth Hospital Property.

Substantially based on the following, subject to changes and variations 
based on the findings of the feasibility studies7: 
•	 Future proofing through improvement works of the safety features 

and utilities infrastructure;
•	 Enhancing building performance with eco-friendly and sustainability 

features through Green Mark certification and technological 
advances such as building management system; and

•	 Refreshing aesthetic and the experience of the space of the 
property as well as addressing patient demand and evolving 
healthcare trends through upgrading and reconfiguration of the 
hospital space and functions.

3.	 ROFR

In connection with the Proposed Transaction, 
Parkway Novena Pte. Ltd. (a wholly-owned 
subsidiary of the Sponsor) shall grant to Parkway 
Life REIT, a ROFR in respect of a sale, assignment 
or transfer of its ownership interest (or any 
part thereof) of the hospital block of the Mount 
Elizabeth Novena Hospital development8 (the 
“Mount Elizabeth Novena Hospital Property”) 
save and except the business and/or other non-
real estate assets for a period of 10 years from 
the date of the ROFR agreement.

Conveniently located in the city 
fringe district of Singapore, 
the Mount Elizabeth Novena 
Hospital Property is a modern 
hospital which provides tertiary 
treatments in the comfort of 
all single bedded rooms and 
has received Joint Commission 
International accreditation, the 
gold seal of approval for quality 
healthcare



The independent financial adviser (the “IFA”) is of the opinion that the Proposed Transaction (including the ROFR) 
is based on normal commercial terms and is not prejudicial to the interests of Parkway Life REIT and its minority 
Unitholders.

The IFA is of the opinion that the Independent Directors and the Audit Committee of the Manager can recommend that 
Unitholders vote in favour of the resolution in connection with the Proposed Transaction to be proposed at the EGM. 

The Independent Directors and the Audit Committee of the Manager have considered the relevant factors, including the 
opinion of the IFA, the rationale of the Proposed Transaction as set out in Paragraph 2.10 of this Circular and believe 
that the Proposed Transaction (including the ROFR) is based on normal commercial terms and would not be prejudicial 
to the interests of Parkway Life REIT and its minority Unitholders. 

Accordingly, the Independent Directors and the Audit Committee of the Manager recommend that the Unitholders vote 
in favour of the Ordinary Resolution in relation to the Proposed Transaction.

STEPS ON VOTING

1STEP

2STEP

3STEP
OPINION OF THE IFA AND RECOMMENDATION

Locate the Proxy Form: This Circular, the Notice of EGM and the instrument 
appointing the Chairman of EGM as proxy (“Proxy Form”) will be sent to Unitholders 
solely by electronic means via publication on Parkway Life REIT’s website at the URL  
https://plifereit.listedcompany.com/egm.html, and will also be made available on the SGX website 
at the URL https://www.sgx.com/securities/company-announcements.

Fill out the Proxy Form: Fill out your particulars and appoint the Chairman of the EGM to vote 
on your behalf at the EGM if you wish to exercise your voting rights at the EGM. Please be reminded 
to sign the Proxy Form.

Submit your Completed Proxy Form: The Proxy Form must be submitted to the Manager 
c/o the Unit Registrar, Boardroom Corporate & Advisory Services Pte. Ltd., in the following manner: 

a.	 if submitted by post, be lodged at the office of the Unit Registrar at 50 Raffles Place, #32-01 
Singapore Land Tower, Singapore 048623; or 

b.	 if submitted electronically, be submitted via email to the Unit Registrar at 
SRS.TeamD@boardroomlimited.com, 

in either case, by 10.00 a.m. (Singapore time) on 27 September 2021, being 72 hours before the 
time fixed for the EGM.

Please note that the deadline for CPF and SRS investors to submit their votes is by 5.00 p.m. 
(Singapore time) on 20 September 2021, being 7 working days before the date of the EGM. 



We look forward to the kind support of Unitholders. 

Thank you.
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SUMMARY

The following summary should be read in conjunction with the full text of this Circular. Meanings of 
defined terms may be found in the Glossary on pages 32 to 38 of this Circular. 

Any discrepancies in the tables included herein between the listed amounts and totals thereof are due to 
rounding. 

SUMMARY OF APPROVAL SOUGHT

The Manager seeks approval from unitholders of Parkway Life REIT (“Unitholders”) for the proposed 
entry into the new master lease agreements (the “New Master Lease Agreements”) in relation to Mount 
Elizabeth Hospital Property, Gleneagles Hospital Property and Parkway East Hospital Property (each 
as defined herein, and collectively, the “Properties”, and each a “Property”) and the Renewal Capex 
Agreement (as defined herein) (collectively, the “Proposed Transaction”).

THE NEW MASTER LEASE AGREEMENTS 

The Properties are held by HSBC Institutional Trust Services (Singapore) Limited (as trustee of Parkway 
Life REIT) (the “Master Lessor” or the “Trustee”). In connection with the initial public offering of Parkway 
Life REIT and the listing of its units on the Main Board of the SGX-ST, the Master Lessor had leased 
the Properties to Parkway Hospitals Singapore Pte. Ltd. (the “Master Lessee”) pursuant to separate 
master lease agreements entered into on 23 August 2007 (the “Existing Master Lease Agreements”). 
The Master Lessee is a wholly-owned subsidiary of Parkway Holdings Limited which is the sponsor 
of Parkway Life REIT (the “Sponsor”) and its principal activities are private hospitals ownership and 
management.

The Existing Master Lease Agreements are for an initial term of 15 years from the listing date of Parkway 
Life REIT (the “Existing Term”), with an option to extend the term for another 15 years based on the 
terms of the Existing Master Lease Agreements. The Existing Master Lease Agreements are due to 
expire on 22 August 2022.

In view of the foregoing, the Manager is seeking Unitholders’ approval for the New Master Lease 
Agreements and the Renewal Capex Agreement which are proposed to be entered into between the 
Master Lessor and the Master Lessee. In connection with the Proposed Transaction, the Master Lessor 
and the Master Lessee have entered into an agreement for lease framework on 14 July 2021 (the 
“Agreement for Lease Framework”). 

The term of the New Master Lease Agreements (the “Renewal Term”) shall be for the period from 23 
August 2022 to 31 December 2042, comprising:

(i)	 an interim period from 23 August 2022 to 31 December 2022 (the “Interim Period”); and 

(ii)	 20 years from 1 January 2023 to 31 December 2042.

The Master Lessee has the option to extend each of the New Master Lease Agreements for a further 
term of 10 years from 1 January 2043 to 31 December 2052 (the “Extended Term”) upon the expiry of 
the Renewal Term, by giving a written notice to the Master Lessor at least 18 months prior to the expiry 
of the Renewal Term, provided that there is no existing breach or non-observance or non-performance of 
the relevant New Master Lease Agreement by the Master Lessee at the time of serving the written notice. 

If the Proposed Transaction is approved, the New Master Lease Agreements shall commence 
immediately upon the expiry of the Existing Master Lease Agreements.
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Rental under the New Master Lease Agreements

The annual rent payable (the “Rent”), rental escalation and other conditions under the New Master Lease 
Agreements were negotiated on an arm’s length basis and based on normal commercial terms. The 
Rent for the first financial year of the Renewal Term (i.e. FY2023) of S$97.2 million (the “Initial Rent”) 
for the Properties has been determined based on the then prevailing market rent and a 15.0% cap of the 
average adjusted hospital revenue of the respective Properties for the 10-year period from FY2010 to 
FY2019. The Initial Rent is supported by the rental valuations conducted by CBRE Pte. Ltd. (“CBRE”) and 
Knight Frank Pte Ltd (“Knight Frank” and together with CBRE, the “Independent Valuers”). The Rental 
Valuation Certificates issued by the Independent Valuers are set out in Appendix A of this Circular. 

The Rent payable for the Renewal Term for all Properties shall be as follows: 

Period

Aggregate Rent Payable for the Properties

% change from preceding 
year/period Estimated Rent Per Annum(1)

Interim Period 

-	 23 August 2022 to  
31 December 2022(2)

2.0% 
(Fixed)

Approximately S$72.4 million (to be pro-rated for 
the relevant period)

Year 1 of the Renewal Term 

-	 Financial Year ending  
31 December 2023 
(“FY2023”)

3.0% 
(Fixed)

Approximately S$74.6 million

Based on the Initial Rent of S$97.2 million, subject 
to a Downtime Period Rent Rebate (as defined 
herein) of approximately S$22.6 million

Year 2 of the Renewal Term 

-	 Financial Year ending  
31 December 2024 
(“FY2024”)

3.0% 
(Fixed)

Approximately S$76.9 million 

Based on the Initial Rent, subject to a Downtime 
Period Rent Rebate of approximately S$20.3 
million 

Year 3 of the Renewal Term

-	 Financial Year ending  
31 December 2025 
(“FY2025”)

3.0% 
(Fixed)

Approximately S$79.2 million

Based on the Initial Rent, subject to a Downtime 
Period Rent Rebate of approximately S$18.0 
million 

For the avoidance of doubt, the Initial Rent 
is inclusive of the base rent of S$64.8 million 
(the “Base Rent”) which is calculated to be 
approximately 66.7% of the Initial Rent as 
supported by the rental valuations conducted by 
the Independent Valuers

Year 4 of the Renewal Term 

-	 Financial Year ending 
31 December 2026 
(“FY2026”)

Percentage of rent escalation 
will vary. Please see rent 
calculation.

Approximately S$99.2 million(3)

Based on the aggregate of:

(a)	 Base Rent; and

(b)	 3.8% of the Adjusted Hospital Revenue (as 
defined herein) for the Properties for the 
subject financial year (the “Variable Rent”),

provided always that the Rent payable shall be no 
less than the equivalent of:

{1 + (CPI(4) + 1%)} X Initial Rent 

From Year 5 of the Renewal 
Term until Year 20 of the 
Renewal Term

-	 Financial Year ending 31 
December 2027 until the 
Financial Year ending 
31 December 2042 
(“FY2027 until FY2042”)

Percentage of rent escalation 
will vary. Please see rent 
calculation.

Based on the aggregate of:

(a)	 Base Rent; and

(b)	 Variable Rent,

provided always that the Rent payable shall be no 
less than the equivalent of:

{1 + (CPI(4) + 1%)} X total Rent payable for the 
immediately preceding year



3

Notes:

(1)	 The Rent per annum for the Interim Period and Year 1 to Year 3 of the Renewal Term as set out in this Circular is an 
estimation based on the latest available information and projections of the minimum guaranteed rents based on the CPI + 
1% rental revision calculations for Year 14 (23 August 2020 to 22 August 2021) and Year 15 (23 August 2021 to 22 August 
2022) of the Existing Term. The actual final Rent for the Interim Period and Year 1 to Year 3 of the Renewal Term may vary 
subject to the determination of the actual rent paid for Year 14 (the “Actual Year 14 Rent”) and Year 15 (the “Actual Year 15 
Rent”) of the Existing Term. Pursuant to the annual rent review formula under the Existing Master Lease Agreements, the 
Actual Year 14 Rent and Actual Year 15 Rent are expected to be finalised latest by mid-November 2021 and mid-November 
2022 respectively. Adjustments will be accordingly made to compute the actual final Rent of the Interim Period and Year 1 to  
Year 3 of the Renewal Term in accordance with the terms of the New Master Lease Agreements. Along with the adjustments, 
the actual final Downtime Period Rent Rebate for Year 1 to Year 3 of the Renewal Term will be accordingly established. Please 
refer to paragraph 2.3 of this Circular for further information on rental under the Existing Master Lease Agreements.

(2)	 For the avoidance of doubt, the applicable preceding period of the Interim Period is Year 15 (23 August 2021 to 22 August 
2022) of the Existing Term and the Rent of the Interim Period is to be applied on a pro-rata basis.

(3)	 Estimated based on {1 + (CPI + 1%)} x Initial Rent of S$97.2 million, where CPI is assumed to be 1.0%.

(4)	 “CPI” shall mean the percentage increase in the Consumer Price Index announced by the Department of Statistics of 
Singapore for the relevant year compared to the immediately preceding year. Where CPI is negative for any given year, the 
CPI shall be deemed to be zero.

As indicated above, the Rent during the Interim Period shall be at a 2.0% step-up compared to the 
estimated expiring rent for Year 15 of the Existing Term of S$71.0 million1 (the “Estimated Year 15 Rent”) 
and is to be pro-rated for the relevant period from 23 August 2022 to 31 December 2022.

The Renewal Capex Works (as defined herein) are estimated to take approximately three years to 
complete and are expected to take place during the first three full financial years of the Renewal Term 
(i.e. FY2023 to FY2025) (the “Downtime Period”). During the Downtime Period, there will be operational 
and income disruptions to the Master Lessee and therefore, rent rebate on a tiered basis will be granted 
to the Master Lessee for the Downtime Period (the “Downtime Period Rent Rebate”). The total amount 
of Downtime Period Rent Rebate will be approximately S$60.9 million. Nonetheless, the Rent for the 
Downtime Period will still provide for a 3.0% step-up from the preceding year/period.

An annual rent review formula shall be applicable for Year 4 to Year 20 of the Renewal Term (i.e. FY2026 
to FY2042) and the formula is similar to the current annual rent review formula under the Existing Master 
Lease Agreements. At the end of Year 4 of the Renewal Term, the Rent will reflect total rental growth of 
approximately 39.6% as compared to the Estimated Year 15 Rent.

Extended Term

The revised Rent for the Extended Term shall be based on the then prevailing market rent (which shall 
be inclusive of the respective base rent and variable rent components) and on the same terms and 
conditions set out in the New Master Lease Agreements for each of the Properties save that there shall 
be no further option to extend the lease term beyond the Extended Term, and provided that the revised 
Rent for the first year of the Extended Term shall not exceed the amount equivalent to 15.0% of the 
average Adjusted Hospital Revenue of the applicable Property for the immediate 10-year period that is 
two years prior to the expiry of the Renewal Term (i.e. the financial year ending 31 December 2030 to 
the financial year ending 31 December 2039). A rent cap was also agreed as part of the terms under the 
Existing Master Lease Agreements which provide, among others, that the revised rent for the first year of 
the extended term under the Existing Master Lease Agreements shall not exceed the amount equivalent 
to 15.0% of the Adjusted Hospital Revenue for the financial year ending 31 December 2021. Please refer 
to paragraph 2.2 of this Circular for more details on the Existing Master Lease Agreements.

1	 An estimation based on the latest available information and projections of the minimum guaranteed rent based on the CPI + 1% 
rental revision calculations for Year 15 (23 August 2021 to 22 August 2022) of the Existing Term. Please refer to paragraph 2.3 
of this Circular for further information on rental under the Existing Master Lease Agreements.
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In the event of any dispute on the revised Rent for the Extended Term, the Master Lessee may, with 
30 days’ prior written notice to the Master Lessor, withdraw its option to renew (even if the exercise of 
such option to renew constitutes an agreement for lease at law) prior to the execution of any definitive 
lease documents for the Extended Term. Without prejudice to the right of the Master Lessee to withdraw 
its exercise of the option to renew the New Master Lease Agreements, in the event of any dispute on 
the revised Rent for the Extended Term, an independent expert shall be jointly appointed by the Master 
Lessor and the Master Lessee to determine the final outcome and associated costs shall be apportioned 
equally between both parties.

THE RENEWAL CAPEX AGREEMENT

Key Terms

As part of the Proposed Transaction, the Master Lessor shall be responsible for a one-time capital 
expenditure cost of up to S$150.0 million (exclusive of goods and services tax (“GST”)) (the “Renewal 
Capex Costs”) to conduct certain capital expenditure works on the applicable Properties (the “Renewal 
Capex Works”). 

Under the terms of the Renewal Capex Agreement, the Renewal Capex Works shall be substantially 
based on an agreed scope. However, such scope shall be subject to changes and variations based on 
the findings of the feasibility studies conducted by independent consultants as appointed by the Master 
Lessor, and with the written agreement of the Master Lessee (such agreement not to be unreasonably 
withheld or delayed) having regard to the operational requirements of the Master Lessee. The feasibility 
studies are expected to be completed around October 2021 and further details relating to the Renewal 
Capex Works shall be disclosed by the Manager in due course.  

The Master Lessor will be responsible for undertaking and completing the Renewal Capex Works, 
including appointing the building contractor in accordance with its procurement policies, with due regard 
to the ongoing operations of the Master Lessee (and its occupiers) at the Properties (where applicable). 
The appointment of the building contractor will also be subject to prior written agreement of the Master 
Lessee (such agreement not to be unreasonably withheld or delayed).

Renewal Capex Costs

The Renewal Capex Costs shall be for the total value of the Renewal Capex Works which includes 
construction costs, consultancy fees, submission to any local authorities and applicable taxes, any costs 
whatsoever that may be incurred in connection with the Renewal Capex Agreement and a contingency 
amount (which shall be mutually agreed between the Master Lessor and Master Lessee) to cover 
potential costs over-run and agreed variations to the Renewal Capex Works.

In the event of any costs over-run in respect of the Renewal Capex Works (including conditions or 
additional costs imposed by the relevant laws and/or required by the relevant authorities), the Master 
Lessor and the Master Lessee shall negotiate in good faith with a view of agreeing on appropriate 
measures to contain the costs within the Renewal Capex Costs.  

Any unutilised part of the Renewal Capex Costs shall be used to carry out capital expenditure works at 
any of the Properties as may be mutually agreed between the Master Lessor and the Master Lessee 
within the agreed Renewal Capex Timeline (as defined below) or such extended timeline as mutually 
agreed in writing by the Master Lessor and the Master Lessee.  

Timeline of the Renewal Capex Works

The Master Lessor and Master Lessee agree in good faith to work towards the commencement of the 
physical construction of Renewal Capex Works by no later than 1 January 2023 (subject to completion 
of feasibility studies, design development, tender and procurement and obtainment of all relevant 
development, building and regulatory approvals) or such other extended date as may be reasonably and 
mutually agreed in good faith between the Master Lessor and the Master Lessee. 
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The Renewal Capex Works are estimated to take three years to complete but the Master Lessee may 
request for the Master Lessor to carry out the works in phases due to operational considerations of the 
Master Lessee provided that the completion of all Renewal Capex Works shall be no later than 31 March 
2028 or such extended date in accordance with the Renewal Capex Agreement or such other date to be 
mutually agreed between the Master Lessor and the Master Lessee (the “Renewal Capex Timeline”). 

Method of Financing

Based on the Manager’s assessment of the prevailing market conditions, the intention is to wholly finance 
the Renewal Capex Costs and related feasibility studies expenses via external borrowings. 

RIGHT OF FIRST REFUSAL

In connection with the Proposed Transaction, Parkway Novena Pte. Ltd. (the “ROFR Grantor”), which is a 
wholly-owned subsidiary of the Sponsor, shall grant to Parkway Life REIT, a right of first refusal (“ROFR”) 
in respect of a sale, assignment or transfer of the ROFR Grantor’s ownership interest (or any part thereof) 
of the strata lot U4976A of Town Subdivision 29 comprised in Subsidiary Strata Certificate of Title Volume 
1608 of Folio 186 (together with all accessory lots appurtenant thereto) (or any part thereof) which is 
the hospital block of the Mount Elizabeth Novena Hospital development (the “Mount Elizabeth Novena 
Hospital Property”) currently owned by the ROFR Grantor at 38 Irrawaddy Road, #01-01 and #01-18, 
Mount Elizabeth Novena Hospital, Singapore 329563 save and except the business and/or other non-
real estate assets, on the terms set out in the ROFR agreement for a period of 10 years from the date of 
the ROFR agreement, for so long as (i) Parkway Life REIT is listed on and quoted on the Main Board of 
the SGX-ST; (ii) Parkway Trust Management Limited remains the manager of Parkway Life REIT; and (iii) 
the ROFR Grantor and/or any of its related corporations, alone or in aggregate, remains as a Controlling 
Shareholder (as defined herein) of Parkway Trust Management Limited. 

RATIONALE FOR THE PROPOSED TRANSACTION 

The Manager believes that the Proposed Transaction will be beneficial to Parkway Life REIT and its 
Unitholders for the following reasons: 

(a)	 the New Master Lease Agreements will provide long-term income certainty, stability and 
sustainable occupancy for Parkway Life REIT;

(b)	 the clear rent structure of the New Master Lease Agreements underpins the organic growth of 
Parkway Life REIT; 

(c)	 the Renewal Capex Works will enhance the operational performance and asset values of the 
existing high quality Properties;

(d)	 the New Master Lease Agreements will ensure that the Properties remain well-positioned to ride on 
the growth potential of the Singapore healthcare industry; and

(e)	 the ROFR over a high quality healthcare property in Singapore further enhances Parkway Life 
REIT’s growth potential and demonstrates the Sponsor’s strong support for Parkway Life REIT and 
the alignment of interest between the Sponsor and unitholders of Parkway Life REIT. 
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INTERESTED PERSON TRANSACTION1 

As at the Latest Practicable Date, the Manager has a direct interest in 1,881,886 Units (comprising 0.31% 
of the total number of issued Units). 

The Manager is a direct, wholly-owned subsidiary of the Sponsor. The Sponsor directly and/or through 
its subsidiaries and through its interest in the Manager, has deemed interests of (i) approximately 
35.56% in Parkway Life REIT and (ii) 100% in the Manager, and is therefore regarded as a “Controlling 
Unitholder”2 of Parkway Life REIT and a “Controlling Shareholder”3 of the Manager, respectively, under 
the listing manual of the SGX-ST (the “Listing Manual”). 

The Master Lessee is a wholly-owned subsidiary of the Sponsor. Accordingly, for the purpose of Chapter 
9 of the Listing Manual, the Master Lessee is an Interested Person4 of Parkway Life REIT. 

As such, the Proposed Transaction will constitute an Interested Person Transaction under Chapter 9 of 
the Listing Manual, for which Unitholders’ approval is required. Accordingly, the approval of Unitholders is 
sought for the Proposed Transaction.

IFA OPINION

The IFA is of the opinion that the Proposed Transaction (including the ROFR) is on normal commercial 
terms and not prejudicial to the interests of Parkway Life REIT and its minority unitholders. (See 
paragraph 3 of the Circular.)

1	 “Interested Person Transaction” means a transaction between an entity at risk and an Interested Person (as defined herein).

2	 “Controlling Unitholder” means a person who:

	 (a)	 holds directly or indirectly 15.0% or more of the nominal amount of all voting units in the property fund. The MAS may 
determine that such a person is not a controlling unitholder; or

	 (b)	 in fact exercises control over the property fund.

3	 “Controlling Shareholder” means a person who:

	 (a)	 holds directly or indirectly 15.0% or more of the total number of issued shares excluding treasury shares in the company; or

	 (b)	 in fact exercises control over a company.

4	 As defined in the Listing Manual, means: 

	 (a)	 a director, chief executive officer or Controlling Shareholder of the manager, or the manager, the trustee, or controlling 
unitholder of Parkway Life REIT; or 

	 (b)	 an associate of any director, chief executive officer or Controlling Shareholder of the manager, or an associate of the 
manager, the trustee or any controlling unitholder of Parkway Life REIT.
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INDICATIVE TIMETABLE

The timetable for the events which are scheduled to take place after the EGM is indicative only and is 
subject to change at the Manager’s absolute discretion. Any changes (including any determination of the 
relevant dates) to the timetable below will be announced.

Event Date and Time

Last date and time for pre-registration for EGM : 27 September 2021 (Monday) at 10.00 a.m. 
(Singapore time)

Last date and time for lodgement of Proxy Forms : 27 September 2021 (Monday) at 10.00 a.m. 
(Singapore time)

Last date and time for Unitholders to submit 
questions

: 27 September 2021 (Monday) at 10.00 a.m. 
(Singapore time)

Date and time of the EGM to be held by way of 
electronic means

: 30 September 2021 (Thursday) at 10.00 a.m. 
(Singapore time)

If approval for the Proposed Transaction is obtained at the EGM:

Commencement of the New Master Lease 
Agreements

: 23 August 2022 
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(Constituted in the Republic of Singapore 
pursuant to a trust deed dated 12 July 2007 (as amended))

Directors of the Manager 	 Registered Office

Mr. Ho Kian Guan (Independent Director and Chairman)	 80 Robinson Road
Dr. Jennifer Lee Gek Choo (Independent Director)	 #02-00
Ms. Cheah Sui Ling (Independent Director)	 Singapore 068898
Dr. Kelvin Loh Chi-Keon (Non-Executive Director)
Mr. Takeshi Saito (Non-Executive Director)
Mr. Joerg Ayrle (Non-Executive Director)
Mr. Sim Heng Joo Joe (Non-Executive Director)
Mr. Yong Yean Chau (Chief Executive Officer and Executive Director)

8 September 2021

To:	 Unitholders of Parkway Life REIT 

Dear Sir/Madam

1.	 SUMMARY OF APPROVAL SOUGHT

	 The Manager is convening the extraordinary general meeting of Unitholders (“EGM”) to seek 
Unitholders’ approval for the Proposed Transaction (i.e. the entry into the New Master Lease 
Agreements and the Renewal Capex Agreement) which constitutes an interested person 
transaction (Ordinary Resolution).

	 The EGM will be held by way of electronic means on 30 September 2021, Thursday at 10.00 a.m. 
(Singapore time).

2.	 THE PROPOSED ENTRY INTO THE NEW MASTER LEASE AGREEMENTS AND RENEWAL 
CAPEX AGREEMENT

2.1	 Description of the Properties1 

	 The Properties are held by HSBC Institutional Trust Services (Singapore) Limited (as trustee of 
Parkway Life REIT). 

	 Mount Elizabeth Hospital Property

	 Mount Elizabeth Hospital Property comprises Mount Elizabeth Hospital which has 345 licensed 
beds, 30 medical centre units and 363 carpark lots. Mount Elizabeth Hospital is made up of a 
10-storey block and a five-storey block as well as carpark lots. Mount Elizabeth Medical Centre 
comprises a 17-storey medical and retail block with a total of 232 medical centre units and a 
carpark. 

	 Mount Elizabeth Hospital Property comprised approximately 37.2% of the total portfolio of Parkway 
Life REIT by asset value as at 31 December 2020 and the net property income of Mount Elizabeth 
Hospital Property comprised approximately 36.1% of the total portfolio of Parkway Life REIT for the 
financial year ended 31 December 2020.

1 	 Based on available information as at June 2021.



9

	 Gleneagles Hospital Property

	 Gleneagles Hospital Property comprises Gleneagles Hospital which has 257 licensed beds, 10 
medical centre units and 121 carpark lots. Gleneagles Hospital is made up of a 10-storey block 
with two basements and a five-storey annex block as well as carpark lots. Gleneagles Medical 
Centre comprises a 10-storey block with three basements and comprises 164 medical centre units 
from the 2nd to 10th storey. 

	 Gleneagles Property comprised approximately 19.6% of the total portfolio of Parkway Life REIT by 
asset value as at 31 December 2020 and the net property income of Gleneagles Hospital Property 
comprised approximately 19.3% of the total portfolio of Parkway Life REIT for the financial year 
ended 31 December 2020.

	 Parkway East Hospital Property

	 Parkway East Hospital Property comprises Parkway East Hospital which has 143 licensed beds. 
Parkway East Hospital is made up of a four-storey block as well as carpark lots, and a medical 
centre comprising a five-storey block with a total of 28 medical centre units. 

	 Parkway East Hospital Property comprised approximately 3.4% of the total portfolio of Parkway 
Life REIT by asset value as at 31 December 2020 and the net property income of Parkway East 
Hospital Property comprised approximately 3.5% of the total portfolio of Parkway Life REIT for the 
financial year ended 31 December 2020.

	 Collectively, the Properties comprised approximately 60.2% by asset value as at 31 December 
2020 and approximately 58.9% by net property income (“NPI”) for the financial year ended 31 
December 2020, of the total portfolio of Parkway Life REIT.

	

	

Mount Elizabeth 
Hospital Property

Gleneagles 
Hospital Property

Parkway 
East Hospital 
Property

Other Properties 
of Parkway Life 
REIT

Asset Value Contribution by the Properties
as at 31 December 2020
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NPI Contribution by the Properties
for the financial year ended 31 December 2020

Mount Elizabeth 
Hospital Property

Gleneagles 
Hospital Property

Parkway 
East Hospital 
Property

Other Properties 
of Parkway Life 
REIT

2.2	 Existing Master Lease Agreements 

	 The Properties are currently leased to the Master Lessee under the Existing Master Lease 
Agreements. The Existing Master Lease Agreements were entered into on 23 August 2007 in 
connection with the initial public offering of Parkway Life REIT and the listing of its units on the 
Main Board of the SGX-ST.

	 The Existing Master Lease Agreements are for an initial term of 15 years from the listing date of 
Parkway Life REIT with an option to extend the term for another 15 years based on the terms of 
the Existing Master Lease Agreements which provide, among others, that the revised rent for the 
first year of the extended term shall not exceed the amount equivalent to 15.0% of the Adjusted 
Hospital Revenue for the financial year ending 31 December 2021. The Existing Master Lease 
Agreements are due to expire on 22 August 2022.

	 In view of the foregoing, the Manager is seeking Unitholders’ approval for the proposed entry into 
the New Master Lease Agreements and the Renewal Capex Agreement. In connection with the 
Proposed Transaction, the Master Lessor and the Master Lessee have entered into the Agreement 
for Lease Framework on 14 July 2021 which states, among others, that the Master Lessor shall 
use commercially reasonable endeavours to obtain the approval of the SGX-ST of the circular 
to be issued to Unitholders in relation to the Proposed Transaction and Unitholders’ approval for 
the Proposed Transaction. The Master Lessor shall within 10 business days deliver to the Master 
Lessee the New Master Lease Agreements and the Renewal Capex Agreement duly executed 
by the Master Lessor, following which, the Master Lessee shall execute the New Master Lease 
Agreements and the Renewal Capex Agreement within 14 business days from the date of receipt 
of the New Master Lease Agreements and the Renewal Capex Agreement from the Master Lessor 
and shall promptly submit the New Master Lease Agreements for registration by the Singapore 
Land Authority. The Master Lessee shall within 10 business days of the same deliver to the Master 
Lessor the ROFR agreement duly executed by the ROFR Grantor and the Master Lessor shall 
execute the ROFR agreement within 14 business days from the date of receipt of the ROFR 
agreement.
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2.3	 Rental under the Existing Master Lease Agreements

	 The rent payable under the Existing Master Lease Agreements is as follows:

Year

Rent payable per annum

Mount Elizabeth Hospital 
Property

Gleneagles Hospital 
Property

Parkway East Hospital 
Property

1st year of 
the Existing 
Term

The aggregate of:

(a)	 S$19.8 million (the 
“Exist ing Mount 
E l i zabeth  Base 
Rent”); and 

(b)	 the higher of (i) 3.8% 
of Adjusted Hospital 
Revenue of Mount 
Elizabeth Hospital 
Proper ty for the 
current financial year 
(the “Existing Mount 
Elizabeth Variable 
Rent”) or (ii) S$9.9 
million. 

The aggregate of:

(a)	 S$8.7 million (the 
“Existing Gleneagles 
Base Rent”); and 

(b)	 the higher of (i) 
3.8% of Adjusted 
Hospital Revenue of 
Gleneagles Hospital 
Proper ty for the 
cur rent  f inanc ia l 
year (the “Existing 
Gleneagles Variable 
Rent”) or (ii) S$4.3 
million.

The aggregate of:

(a)	 S$1.5 million (the 
“Existing Parkway 
East Base Rent”); 
and 

(b)	 the higher of (i) 3.8% 
of Adjusted Hospital 
Revenue of Parkway 
East Hospital Property 
for  the cur rent 
financial year (the 
“Existing Parkway 
East Variable Rent”) 
or (ii) S$0.8 million.

2nd year till 
final year of 
the Existing 
Term

The aggregate of:

(a)	 the Existing Mount 
Elizabeth Base Rent; 
and 

(b)	 the Existing Mount 
Elizabeth Variable 
Rent, 

provided always that the 
rent payable shall be no 
less than the equivalent of:

{1 + (CPI1 + 1.0%)} x 
total rent payable for the 
immediately preceding year. 

Where CPI is negative for 
any given year, then CPI 
shall be deemed to be zero.

The aggregate of:

(a)	 the Existing Gleneagles 
Base Rent; and 

(b)	 the Existing Gleneagles 
Variable Rent, 

provided always that the 
rent payable shall be no 
less than the equivalent of:

{1 + (CPI1 + 1.0%)} x 
total rent payable for the 
immediately preceding year. 

Where CPI is negative for 
any given year, then CPI 
shall be deemed to be zero.

The aggregate of:

(a)	 the Existing Parkway 
East Base Rent; and 

(b)	 the Existing Parkway 
East Variable Rent, 

provided always that the 
rent payable shall be no 
less than the equivalent of:

{1 + (CPI1 + 1.0%)} x 
total rent payable for the 
immediately preceding year. 

Where CPI is negative for 
any given year, then CPI 
shall be deemed to be zero.

1

	 “Adjusted Hospital Revenue” in respect of each Property shall mean the sum of: 

	 (a)	 the invoiced value for the following services rendered and income earned on or from 
the Properties by the Master Lessee without reserve or deduction for uncollected or 
uncollectible accounts (the invoiced valued being considered to be received when a sale 
is made or on completion of the services rendered, irrespective of when payment is made) 
after deducting all discounts (including corporate, staff or other discounts) of whatever 
nature given by the Master Lessee in respect of such invoiced value:

		  (i)	 inpatient revenue, including lodger revenue;

		  (ii)	 outpatient revenue;

		  (iii)	 rental and licence fee income from the lease/licence of the Properties or any 
part thereof (but excluding rental and licence fee income earned from Parkway 
Laboratory Services Ltd and Medi-Rad Associates Ltd (“Medi-Rad”) (if applicable));

1	 Refers to the percentage increase in the Consumer Price Index announced by the Department of Statistics of Singapore for 
the relevant year compared to the immediately preceding year. Where the CPI is negative for any given year, the CPI shall be 
deemed to be zero.
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		  (iv)	 carpark revenue; 

		  (v)	 retail pharmacy revenue and amounts paid in connection therewith, if applicable; and 

		  (vi)	 food and beverage revenue from the staff cafeteria and doctors’ lounge;

	 (b)	 the invoiced value for radiology services rendered on or from the Properties by Medi-Rad 
without reserve or deduction for uncollected or uncollectible accounts (the invoiced value 
being considered to be received on completion of the services rendered, irrespective of 
when payment is made), but excludes such radiology revenue of Medi-Rad from radiology 
services rendered on or from the Properties which are billed by Medi-Rad to the Master 
Lessee, after deducting all discounts (including corporate, staff or other discounts) of 
whatever nature given by Medi-Rad in respect of such radiology revenue.

	 Unless otherwise specified above, all other income of the Master Lessee shall be excluded from 
the computation of the Adjusted Hospital Revenue.  In addition, the above computation of Adjusted 
Hospital Revenue shall exclude the following:

	 (i)	 service charges;
	
	 (ii)	 cess charges; 
	
	 (iii)	 GST; and 

	 (iv)	 any revenues from professional fees or charges by physicians or providers of ancillary 
services when and to the extent such charges are paid over to such physicians or 
providers of ancillary services, or are accompanied by separate charges for use of any 
medical facilities at the Properties.

	 For the avoidance of doubt, all amounts for services rendered and income earned by the Master 
Lessee on or from premises which are not part of the Properties shall not be included under the 
Adjusted Hospital Revenue.

2.4	 Key Terms of the New Master Lease Agreements

	 The key terms of the New Master Lease Agreements are as follows: 

	 2.4.1	 The Renewal Term under the New Master Lease Agreements comprises the Interim Period 
which will commence from 23 August 2022 to 31 December 2022 and 20 years from 1 
January 2023 to 31 December 2042. 

		  The Interim Period has been introduced commencing from the expiry of the Existing Term 
on 23 August 2022 to 31 December 2022, to realign each subsequent lease period to the 
respective financial year end of Parkway Life REIT and the Master Lessee ending on 31 
December. 

	 2.4.2	 The Master Lessee shall have an option to extend the lease of each of the Properties 
for an Extended Term of 10 years from 1 January 2043 to 31 December 2052 upon the 
expiry of the Renewal Term, by giving a written notice to the Master Lessor at least 18 
months prior to the expiry of the Renewal Term, provided that there is no existing breach or 
non-observance or non-performance of the relevant New Master Lease Agreement by the 
Master Lessee at the time of serving the written notice. 
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	 2.4.3	 The revised rent for the Extended Term shall be based on the then prevailing market 
rent (which shall be inclusive of the respective base rent and variable rent components) 
and on the same terms and conditions set out in the New Master Lease Agreement for 
each of the Properties save that there shall be no further option to extend the lease term 
beyond the Extended Term, provided that the revised rent for the first year of the Extended 
Term shall not exceed the amount equivalent to 15.0% of the average Adjusted Hospital 
Revenue of the applicable Property for the immediate 10-year period that is two years prior 
to the expiry of the Renewal Term. For the avoidance of doubt, the referred 10-year period 
shall mean the financial year ending 31 December 2030 to the financial year ending 31 
December 2039.

	 2.4.4	 In the event of any dispute on the revised Rent for the Extended Term, the Master Lessee 
may, with 30 days’ prior written notice to the Master Lessor, withdraw its option to renew 
(even if the exercise of such option to renew constitutes an agreement for lease at law) 
prior to the execution of any definitive lease documents for the Extended Term. Without 
prejudice to the right of the Master Lessee to withdraw its exercise of the option to renew, 
in the event of any dispute on the revised Rent for the Extended Term, an independent 
expert shall be jointly appointed by the Master Lessor and the Master Lessee to determine 
the final outcome and associated costs shall be apportioned equally between both parties.

	 2.4.5	 Upon signing of the New Master Lease Agreements, the Master Lessee shall furnish to 
the Master Lessor for each of the Properties, a security deposit of three months of the 
Base Rent of the respective Property, calculated on a monthly basis in the form of a cash 
deposit or an irrevocable banker’s guarantee (form of which is attached in the New Master 
Lease Agreements) and/or a corporate guarantee (form of which is attached in the New 
Master Lease Agreements) to be issued by Parkway Pantai Limited (as guarantor) to 
secure the security deposit.

	 2.4.6	 The Master Lessor shall be responsible for a one-time Renewal Capex Costs incurred in 
relation to the Renewal Capex Works to be performed on the applicable Properties based 
on the terms of the Renewal Capex Agreement. Further details relating to the Renewal 
Capex Agreement are being disclosed in paragraph 2.7 of this Circular.

	 2.4.7	 Save for the revised key terms as described in this paragraph 2.4, the terms of Rent as 
described in paragraph 2.5 to 2.6 of this Circular and the terms of the Renewal Capex 
Agreement as described in paragraph 2.7 of this Circular, the other remaining terms of the 
New Master Lease Agreements are substantially similar to the terms in the Existing Master 
Lease Agreements. 

2.5	 Rent payable under the New Master Lease Agreements for all Properties

	 The Rent, rental escalation and other conditions under the New Master Lease Agreements were 
negotiated on an arm’s length basis and based on normal commercial terms. The Initial Rent 
for the Properties has been determined based on the then prevailing market rent and a 15.0% 
cap of the average adjusted hospital revenue of the respective Properties for the 10-year period 
from FY2010 to FY2019. The Initial Rent is supported by the rental valuations conducted by the 
Independent Valuers. The Rental Valuation Certificates issued by the Independent Valuers are set 
out in Appendix A of this Circular.
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	 The Rent payable for the Renewal Term for all Properties shall be as follows: 

Period

Aggregate Rent Payable for the Properties

% change from preceding 
year / period

Estimated Rent per annum(1)

Interim Period

(23 August 2022 to  
31 December 2022(2))

2.0% 
(Fixed)

Approximately S$72.4 million

(to be pro-rated for the relevant period)

Year 1 of the Renewal Term 
(FY2023)

3.0% 
(Fixed)

Approximately S$74.6 million 

Based on the Initial Rent of S$97.2 million, 
subject to a Downtime Period Rent Rebate 
of approximately S$22.6 million 

Year 2 of the Renewal Term 
(FY2024)

3.0% 
(Fixed)

Approximately S$76.9 million

Based on the Initial Rent, subject to 
a Downtime Period Rent Rebate of 
approximately S$20.3 million 

Year 3 of the Renewal Term 
(FY2025)

3.0%
(Fixed)

Approximately S$79.2 million 

Based on the Initial Rent subject to 
a Downtime Period Rent Rebate of 
approximately S$18.0 million

Year 4 of the Renewal Term 
(FY2026)

Percentage of rent escalation 
will vary. Please see rent 
calculation.

Approximately S$99.2 million(3); 

Based on the aggregate of:

(a)	 Base Rent; and

(b)	 Variable Rent of 3.8% of the Adjusted 
Hospital Revenue(4) for the respective 
Properties for the subject financial 
year,

provided always that the Rent payable shall 
be no less than the equivalent of:

{1 + (CPI(5) + 1%)} X Initial Rent 

From Year 5 of the 
Renewal Term until Year 
20 of the Renewal Term 
(FY2027 until FY2042)

Percentage of rent escalation 
will vary. Please see rent 
calculation.

Based on the aggregate of:

(a)	 Base Rent; and

(b)	 Variable Rent,

provided always that the Rent payable shall 
be no less than the equivalent of:

{1 + (CPI(5) + 1%)} X total Rent payable for 
the immediately preceding year

	 Notes:

	 (1)	 The Rent per annum for the Interim Period and Year 1 to Year 3 of the Renewal Term as set out in this Circular is an 
estimation based on the latest available information and projections of the minimum guaranteed rents based on CPI 
+ 1% rental revision calculations for Year 14 (23 August 2020 to 22 August 2021) and Year 15 (23 August 2021 to 22 
August 2022) of the Existing Term. The actual final Rent for the Interim Period and Year 1 to Year 3 of the Renewal 
Term may vary subject to the determination of the Actual Year 14 Rent and the Actual Year 15 Rent. Pursuant to the 
annual rent review formula under the Existing Master Lease Agreements, the Actual Year 14 Rent and Actual Year 15 
Rent are expected to be finalised latest by mid-November 2021 and mid-November 2022 respectively. Adjustments 
will be accordingly made to compute the actual final Rent of the Interim Period and Year 1 to Year 3 of the Renewal 
Term in accordance with the terms of the New Master Lease Agreements. Along with the adjustments, the actual final 
Downtime Period Rent Rebate for Year 1 to Year 3 of the Renewal Term will be accordingly established. Please refer 
to paragraph 2.3 of this Circular for further information on rental under the Existing Master Lease Agreements.

	 (2)	 For the avoidance of doubt, the applicable preceding period of the Interim Period is Year 15 (23 August 2021 to 22 
August 2022) of the Existing Term and the Rent of the Interim Period is to be applied on a pro-rata basis.

	 (3)	 Estimated based on {1 + (CPI + 1%)} x Initial Rent of S$97.2 million, where CPI is assumed to be 1.0%.
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	 (4)	 The term “Adjusted Hospital Revenue” shall have the same meaning as the term used in the Existing Master Lease 
Agreements as set out under paragraph 2.3 of this Circular.

	 (5)	 “CPI” shall mean the percentage increase in the Consumer Price Index announced by the Department of Statistics 
of Singapore for the relevant year compared to the immediately preceding year. Where CPI is negative for any given 
year, the CPI shall be deemed to be zero.

	 As indicated above, the Rent during the Interim Period shall be at a 2.0% step-up from the 
Estimated Year 15 Rent and is to be pro-rated for the relevant period from 23 August 2022 to 31 
December 2022. 

	 The Renewal Capex Works are estimated to take approximately three years to complete and are 
expected to take place during the Downtime Period comprising the first three full financial years of 
the Renewal Term (i.e. FY2023 to FY2025). During the Downtime Period, there will be operational 
and income disruptions to the Master Lessee and therefore, a total of approximately S$60.9 
million of Downtime Period Rent Rebate will be granted to the Master Lessee for the Downtime 
Period. Nonetheless, the Rent for the Downtime Period will still provide for a 3.0% step-up from the 
preceding year / period.

	 An annual rent review formula shall be applicable for Year 4 to Year 20 of the Renewal Term (i.e. 
FY2026 to FY2042) and the formula is similar to the current annual rent review formula under the 
Existing Master Lease Agreements. At the end of Year 4 of the Renewal Term, the Rent will reflect 
total rental growth of approximately 39.6% as compared to the Estimated Year 15 Rent.

2.6	 Rent payable under the New Master Lease Agreements for each Property

	 The Rent payable for the Renewal Term for each Property shall be as follows:

Period

Estimated Rent per annum(1)

Mount Elizabeth Hospital 
Property

Gleneagles Hospital 
Property

Parkway East Hospital 
Property

Interim Period

(23 August 2022 
to 31 December 
2022)(2)

S$44.9 million (to be pro-
rated for the relevant 
period)

S$23.4 million (to be pro-
rated for the relevant 
period) 

S$4.1 million (to be pro-
rated for the relevant 
period) 

Year 1 of the 
Renewal Term 
(FY2023)

Approximately S$42.2 
million

Based on the initial rent of 
S$60.3 million (the “Mount 
Elizabeth Initial Rent”), 
subject to a Downtime 
Period Rent Rebate of 
approximately S$18.1 
million.

For the avoidance of 
doubt, the New Mount 
Elizabeth Initial Rent is 
inclusive of the Base Rent 
of S$40.2 million (the 
“Mount Elizabeth Base 
Rent”).

Approximately S$27.7 
million 

Based on the initial rent 
of S$31.1 million (the 
“Gleneagles Initial Rent”), 
subject to a Downtime 
Period Rent Rebate of 
approximately S$3.4 million.

For the avoidance of doubt, 
the New Gleneagles Initial 
Rent is inclusive of the 
Base Rent of S$20.7 million 
(the “Gleneagles Base 
Rent”).

Approximately S$4.7 
million

Based on the initial rent 
of S$5.8 million (the 
“Parkway East Initial 
Rent”), subject to a 
Downtime Period Rent 
Rebate of approximately 
S$1.1 million.

For the avoidance of doubt, 
the New Parkway East 
Initial Rent is inclusive of 
the Base Rent of S$3.9 
million (the “Parkway East 
Base Rent”).

Year 2 of the 
Renewal Term 
(FY2024)

Approximately S$44.0 
million

Based on the Mount 
Elizabeth Initial Rent, 
subject to a Downtime 
Period Rent Rebate of 
approximately S$16.3 
million.

Approximately S$28.1 
million 

Based on the Gleneagles 
Initial Rent, subject to a 
Downtime Period Rent 
Rebate of approximately 
S$3.0 million.

Approximately S$4.8 
million

Based on the Parkway 
East Initial Rent, subject to 
a Downtime Period Rent 
Rebate of approximately 
S$1.0 million.
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Period

Estimated Rent per annum(1)

Mount Elizabeth Hospital 
Property

Gleneagles Hospital 
Property

Parkway East Hospital 
Property

Year 3 of the 
Renewal Term 
(FY2025)

Approximately S$45.9 
million

Based on the Mount 
Elizabeth Initial Rent, 
subject to a Downtime 
Period Rent Rebate of 
approximately S$14.4 
million.

Approximately S$28.4 
million

Based on the Gleneagles 
Initial Rent, subject to a 
Downtime Period Rent 
Rebate of approximately 
S$2.7 million.

Approximately S$4.9 
million

Based on the Parkway 
East Initial Rent, subject to 
a Downtime Period Rent 
Rebate of approximately 
S$0.9 million.

Year 4 of the 
Renewal Term 
(FY2026)

Approximately S$61.5 
million(3)

Based on the aggregate 
of: 

(a)	 Mount El izabeth 
Base Rent; and 

(b)	 3.8% of Adjusted 
Hospital Revenue(4) 
for the subject 
financial year (the 
“Mount Elizabeth 
Variable Rent”), 

provided always that the 
rent payable shall be no 
less than the equivalent of:

{1 + (CPI(5)+1.0%)} X 
Mount Elizabeth Initial 
Rent.

Approximately S$31.7 
million(3)

Based on the aggregate 
of: 

(a)	 Gleneagles Base 
Rent; and 

(b)	 3.8% of Adjusted 
Hospital Revenue(4)  
for the subject 
financial year (the 
“Gleneagles Variable 
Rent”),

provided always that the 
rent payable shall be no 
less than the equivalent of:

{1 + (CPI(5)+1.0%)} X 
Gleneagles Initial Rent.

Approximately S$6.0 
million(3)

Based on the aggregate 
of: 

(a)	 Parkway East Base 
Rent; and 

(b)	 3.8% of Adjusted 
Hospital Revenue(4) 
for the subject 
financial year (the 
“Parkway East 
Variable Rent”), 

provided always that the 
rent payable shall be no 
less than the equivalent of:

{1 + (CPI(5)+1.0%)} X 
Parkway East Initial Rent.

Year 5 of the 
Renewal Term 
until Year 20 of 
the Renewal 
Term (FY2027 to 
FY2042)

Based on the aggregate 
of: 

(a)	 Mount El izabeth 
Base Rent; and 

(b)	 Mount El izabeth 
Variable Rent,

provided always that the 
rent payable shall be no 
less than the equivalent of:

{1 + (CPI(5)+1.0%)} X 
total Rent payable for the 
immediately preceding 
year

Based on the aggregate 
of: 

(a)	 Gleneagles Base 
Rent; and 

(b)	 Gleneagles Variable 
Rent,

provided always that the 
rent payable shall be no 
less than the equivalent of:

{1 + (CPI(5)+1.0%)} X 
total Rent payable for the 
immediately preceding 
year

Based on the aggregate 
of: 

(a)	 Parkway East Base 
Rent; and 

(b)	 Pa r k w ay  E a s t 
Variable Rent, 

provided always that the 
rent payable shall be no 
less than the equivalent of: 

{1 + (CPI(5)+1.0%)} X 
total Rent payable for the 
immediately preceding 
year

	 Notes:

	 (1)	 The Rent per annum for the Interim Period and Year 1 to Year 3 of the Renewal Term as set out in this Circular is an 
estimation based on the latest available information and projections of the minimum guaranteed rents based on CPI 
+ 1% rental revision calculations for Year 14 (23 August 2020 to 22 August 2021) and Year 15 (23 August 2021 to 22 
August 2022) of the Existing Term. The actual final Rent for the Interim Period and Year 1 to Year 3 of the Renewal 
Term may vary subject to the determination of the actual rent paid for the Actual Year 14 Rent and the Actual Year 15 
Rent of the Existing Term. Pursuant to the annual rent review formula under the Existing Master Lease Agreements, 
the Actual Year 14 Rent and Actual Year 15 Rent are expected to be finalised latest by mid-November 2021 and mid-
November 2022 respectively. Adjustments will be accordingly made to compute the actual final Rent of the Interim 
Period and Year 1 to Year 3 of the Renewal Term in accordance with the terms of the New Master Lease Agreements. 
Along with the adjustments, the actual final Downtime Period Rent Rebate for Year 1 to Year 3 of the Renewal Term 
will be accordingly established. Please refer to paragraph 2.3 of this Circular for further information on rental under 
the Existing Master Lease Agreements.

	 (2)	 For the avoidance of doubt, the applicable preceding period of the Interim Period is Year 15 (23 August 2021 to 22 
August 2022) of the Existing Term and the Rent of the Interim Period is to be applied on a pro-rata basis.
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	 (3)	 Estimated based on {1 + (CPI + 1%)} X Initial Rent of the respective Properties, where CPI is assumed to be 1.0%.

	 (4)	 The term “Adjusted Hospital Revenue” shall have the same meaning as the term used in the Existing Master Lease 
Agreements as set out under paragraph 2.3 of this Circular. 

	 (5)	 “CPI” shall mean the percentage increase in the Consumer Price Index announced by the Department of Statistics 
of Singapore for the relevant year compared to the immediately preceding year. Where CPI is negative for any given 
year, the CPI shall be deemed to be zero.

2.7	 The Renewal Capex Agreement

	 2.7.1	 Key Terms

		  As part of the Proposed Transaction, the Master Lessor shall be responsible for a one-time 
Renewal Capex Costs of up to S$150.0 million (exclusive of GST) to conduct Renewal 
Capex Works on the applicable Properties. 

		  Under the terms of the Renewal Capex Agreement, the Renewal Capex Works shall be 
substantially based on the following agreed scope: 

		  (i)	 future proofing through improvement works of the safety features and utilities 
infrastructure;

		  (ii)	 enhancing building performance with eco-friendly and sustainability features through 
Green Mark certification and technological advances such as building management 
system; and

		  (iii)	 refreshing aesthetic and the experience of the space of the property as well as 
addressing patient demand and evolving healthcare trends through upgrading and 
reconfiguration of the hospital spaces and functions, 

		  but such scope shall be subject to changes and variations based on the findings of the 
feasibility studies conducted by independent consultants as appointed by the Master 
Lessor, and with the written agreement of the Master Lessee (such agreement not to be 
unreasonably withheld or delayed) having regard to the operational requirements of the 
Master Lessee. Bulk of the Renewal Capex Works is expected to be performed on Mount 
Elizabeth Hospital Property. The feasibility studies are expected to be completed around 
October 2021 and further details relating to the Renewal Capex Works shall be disclosed 
by the Manager in due course.

		  The Master Lessor will be responsible for undertaking and completing the Renewal Capex 
Works, including appointing the building contractor in accordance with its procurement 
policies, with due regard to the ongoing operations of the Master Lessee (and its 
occupiers) at the Properties (where applicable). The appointment of the building contractor 
will also be subject to prior written agreement of the Master Lessee (such agreement not 
to be unreasonably withheld or delayed).

		  The Master Lessor and the Master Lessee shall establish a joint committee to: 

		  (a)	 ensure that the Master Lessee’s involvement (by way of feedback or input where 
required) in the procurement and tendering process of the building contractor which 
shall be in accordance with the Master Lessor’s procurement policies;

		  (b)	 discuss and agree in good faith action and arrangements required for implementing 
the Renewal Capex Agreement and the Renewal Capex Works; and

		  (c)	 consider ways from time to time to further enhance co-operation to facilitate the 
completion of the Renewal Capex Works in a timely manner and to ensure minimal 
disruption to the operations at the Properties and/or to address any complaints of 
the occupiers at the Properties as a result of the Renewal Capex Works.
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	 2.7.2	 Renewal Capex Costs

		  The Renewal Capex Costs shall be for the total value of the Renewal Capex Works 
which includes construction costs, consultancy fees, submission to any local authorities 
and applicable taxes, any costs whatsoever that may be incurred in connection with the 
Renewal Capex Agreement and a contingency amount (which shall be mutually agreed 
between the Master Lessor and Master Lessee) to cover potential costs over-run and 
agreed variations to the Renewal Capex Works.

		  In the event of any costs over-run in respect of the Renewal Capex Works (including 
conditions or additional costs imposed by the relevant laws and/or required by the relevant 
authorities), the Master Lessor and the Master Lessee shall negotiate in good faith with a 
view of agreeing on appropriate measures to contain the costs within the Renewal Capex 
Costs.  

		  Any unutilised part of the Renewal Capex Costs shall be used to carry out capital 
expenditure works at any of the Properties as may be mutually agreed between the 
Master Lessor and the Master Lessee within the agreed Renewal Capex Timeline or such 
extended timeline as mutually agreed in writing by the Master Lessor and the Master 
Lessee. 

	 2.7.3	 Timeline of the Renewal Capex Works

		  The Master Lessor and Master Lessee agree in good faith to work towards the 
commencement of the physical construction of Renewal Capex Works by no later than 
1 January 2023 (subject to completion of feasibility studies, design development, tender 
and procurement and obtainment of all relevant development, building and regulatory 
approvals) or such other extended date as may be reasonably and mutually agreed in 
good faith between the Master Lessor and the Master Lessee. 

		  The Master Lessor and the Master Lessee, shall no later than one month prior to the 
commencement of the Renewal Capex Works, mutually agree (acting reasonably and in 
good faith) on (i) the finalised and detailed list of Renewal Capex Works; (ii) a breakdown 
of the Renewal Capex Costs against each of the finalised and detailed items of the 
Renewal Capex Works; and (iii) the division of replacement responsibilities of the items 
of the Renewal Capex Works between the Master Lessor and the Master Lessee, failing 
which the Master Lessor shall in its sole discretion determine such matters.

		  The Renewal Capex Works are estimated to take three years to complete but the 
Master Lessee may request for the Master Lessor to carry out the works in phases due 
to operational considerations of the Master Lessee provided that the completion of all 
Renewal Capex Works shall be no later than 31 March 2028 or such extended date in 
accordance with the Renewal Capex Agreement or such other date to be mutually agreed 
between the Master Lessor and the Master Lessee. 

		  The timeline of the Renewal Capex Works shall be automatically extended by such period 
of extension / delay without any liability on the Master Lessor (for breach or failure to 
perform any obligation(s) under the Renewal Capex Agreement) in the event of any of the 
following: 

		  (i)	 extension of time granted under the building contract to the building contractor to 
complete the Renewal Capex Works (or any part thereof) pursuant to any measures, 
directives, regulations, legislations, orders, guidelines, rules, the law and/or 
requirements of the relevant authorities from time to time; or

		  (ii)	 period of delay in the Renewal Capex Works commencement date for any reason 
whatsoever; or

		  (iii)	 period of delay attributable to any action taken by the Master Lessee to implement 
measures, directives, regulations, orders, guidelines or rules that will directly or 
indirectly restrict access (in respect of the Properties or any part thereof) to the 
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Master Lessor, the Master Lessor’s workmen agents, successors and assigns, the 
building contractor, the consultants and all such other parties authorised by the 
Master Lessor; or

		  (iv)	 period of delay attributable to the Master Lessee (including but not limited to any 
delay in unreasonable agreement by the Master Lessee to the Renewal Capex 
Works and/or appointment of the building contractor and/or the commencement or 
completion of the Renewal Capex Works and/or request for delay / extension of time 
by the Master Lessee).

2.8	 Method of Financing 

	 The Manager does not foresee an immediate need to fund the Renewal Capex Costs in full after 
entry into the Renewal Capex Agreement as payments for the Renewal Capex Works are expected 
to be incurred progressively over the Downtime Period. 

	 Based on the Manager’s assessment of the prevailing market conditions, the intention is to wholly 
finance the Renewal Capex Costs and related feasibility studies expenses via external borrowings.

	 Notwithstanding the Manager’s intention to fully debt-fund the Renewal Capex Costs, the Manager 
would continue to evaluate various fund raising options including equity fund raisings and/or 
a combination of debt and equity financing to fund the Renewal Capex Costs. The final decision 
regarding the mode of financing to be employed will be made by the Manager at the appropriate 
time, taking into account the then prevailing market conditions. 

2.9	 Right of First Refusal 

	 On 17 July 2007, the Sponsor had granted a ROFR to Parkway Life REIT over sales of assets that 
is used, or primarily used, for healthcare and/or healthcare-related purposes located in the Asia-
Pacific region (including Singapore) by the Sponsor and any of its subsidiaries (the “IPO Sponsor 
ROFR”). The IPO Sponsor ROFR has since expired in 2012. 

	 In connection with the Proposed Transaction, the ROFR Grantor, Parkway Novena Pte. Ltd. (a 
wholly-owned subsidiary of the Sponsor), shall grant to Parkway Life REIT a ROFR in respect of 
a sale, assignment or transfer of its ownership interest (or any part thereof) of Mount Elizabeth 
Novena Hospital Property (i.e. strata lot U4976A of Town Subdivision 29 comprised in Subsidiary 
Strata Certificate of Title Volume 1608 of Folio 186 (together with all accessory lots appurtenant 
thereto)) (or any part thereof) which is currently owned by the ROFR Grantor at 38 Irrawaddy 
Road, #01-01 and #01-18, Mount Elizabeth Novena Hospital, Singapore 329563 save and except 
the business and/or other non-real estate assets, on the terms set out in the ROFR agreement 
for a period of 10 years from the date of the ROFR agreement, for so long as (i) Parkway Life 
REIT is listed on and quoted on the Main Board of the SGX-ST; (ii) Parkway Trust Management 
Limited remains the manager of Parkway Life REIT; and (iii) the ROFR Grantor and/or any of its 
related corporations, alone or in aggregate, remains as a Controlling Shareholder of Parkway Trust 
Management Limited. 

2.10	 Rationale for the Proposed Transaction 

	 The Proposed Transaction is recommended based on the following rationale: 

	 2.10.1	 The New Master Lease Agreements will provide long-term income certainty, stability 
and sustainable occupancy for Parkway Life REIT

		  Mount Elizabeth Hospital Property, Gleneagles Hospital Property and Parkway 
East Hospital Property are key assets in Parkway Life REIT’s portfolio, contributing 
approximately 60.2% of the total asset value as at 31 December 2020 and approximately 
58.9% of the total NPI for the financial year ended 31 December 2020. Further, the 
Existing Master Lease Agreements will be expiring on 22 August 2022. The New Master 
Lease Agreements will provide a steady stream of quality rental income for Parkway Life 
REIT by ensuring a 100.0% committed occupancy for the Properties over a long lease 
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term till 31 December 2042 and subject to the Master Lessee’s option to renew for a 
further 10 years. With the New Master Lease Agreements, the weighted average lease 
expiry (“WALE”) of Parkway Life REIT’s overall portfolio by gross rent is expected to 
improve significantly from 5.7 years to 16.6 years as at 31 December 2020. In addition, 
not more than 2.0% of the total existing leases of Parkway Life REIT (by gross rent) will be 
due for expiry in any one year over the 5-year period (FY2021 to FY2025). 

		  Before Proposed Transaction After Proposed Transaction

0.0% 0.0%

57.4%

0.0% 1.2% 1.2% 2.1% 2.0% 2.0% 2.0% 3.8% 3.8% 4.2% 4.1%
6.9% 6.8%

Portfolio Lease Expiry (by Gross Rent)

WALE by Gross Rent as at 31 December 2020
Existing: 5.7 years; New: 16.6 years

22.4%

80.1%

FY2021 FY2022 FY2023 FY2024 FY2025 FY2026 FY2027 FY2028
to

FY2032

FY2033
and

beyond

	 2.10.2	 The clear rent structure of the New Master Lease Agreements underpins the organic 
growth of Parkway Life REIT 

		  The New Master Lease Agreements will provide locked-in organic growth in Parkway Life 
REIT’s cash flow. With fixed rental step-up during the Interim Period and the Downtime 
Period, Parkway Life REIT can be assured of organic growth even during the expected 
duration of the Renewal Capex Works. The annual rent review formula (i.e. the higher of 
either {1 + (CPI(4) + 1%)} X Initial Rent or (Base Rent + Variable Rent)) used in the Existing 
Master Lease Agreements continues to feature in the New Master Lease Agreements and 
will apply to calculation of Rent from Year 4 of the Renewal Term onwards. At the end of 
Year 4 of the Renewal Term, the estimated Rent payable for the Properties reflects total 
rental growth of approximately 39.6% as compared to the Estimated Year 15 Rent. The 
annual rent review formula will continue to guarantee a minimum 1.0% rental growth 
annually for the Properties and provide the opportunity for Parkway Life REIT to ride on the 
variable rent growth following completion of the Renewal Capex Works.

		  In addition, the triple-net lease arrangement of the New Master Lease Agreements 
continues to limit Parkway Life REIT’s exposure to escalating operating expenses.

		

Existing 
Year 15

Estimated Aggregate Rent 
Payable for the Properties

% change vs preceding 
period/year

S$71.0 S$72.4

2.0%
3.0% 3.0%

3.0%

25.2%

S$74.6 S$76.9 S$79.2

S$99.2

Interim 
Period

Year 1
(FY2023)

M
illi

on
s

Year 2
(FY2024)

Year 3
(FY2025)

Year 4
(FY2026)

Estimated Aggregate Rent Payable for the Properties

Total rental growth of ~39.6% at the end of
Year 4 of Renewal Term vs Estimated Year 15 Rent
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	 2.10.3	 The Renewal Capex Works will enhance the operational performance and asset 
values of the existing high quality Properties

		  The Renewal Capex Works present an opportunity to revamp the Properties. The 
Properties were built more than 30 years ago with no major infrastructure upgrades since. 
The Renewal Capex Works shall serve to enhance the overall performance, operations 
and architectural design of the existing high quality Properties. The Renewal Capex Works 
will allow the Properties and the Master Lessee to improve utilisation of available space 
and resources and allow the hospitals to meet with patient demand and better serve 
the community in need as well as to address emerging and evolving healthcare trends. 
The renewed Properties will be able to enhance the quality positioning and increase 
competitiveness of Parkway Life REIT and the Master Lessee (as operator of the 
hospitals).

	 2.10.4	 The New Master Lease Agreements will ensure that the Properties remain well-
positioned to ride on the growth potential of the Singapore healthcare industry 

		  The healthcare sector in Singapore is poised for strong growth, driven mainly by three 
key factors – the rapidly ageing population, the rising number of chronic disease patients  
and medical tourism. However, with the surge in healthcare demand, the Singapore 
Government increasingly faces a shortage of healthcare professionals and limited 
resources. The Singapore Government, therefore, looks towards the private sector to 
ease the burden on public healthcare services, which could boost demand in the private 
hospital industry. Singapore’s private healthcare services market generated an estimated 
revenue of USD6.43 billion in 2020 and is projected to record a compound annual growth 
rate of 10% from 2021 to 2025. The private hospital market contributed the highest 
revenue share of 46.5% or USD2.99 billion in 2020, followed by general practitioner clinics 
(45.1%) and dental clinics (8.4%). Medical tourism is a crucial opportunity for the private 
hospital market. Singapore has a well-established medical tourism market due to its 
excellent quality of care, availability of technologically advanced and complex treatments 
and government initiatives supporting the industry’s growth. Despite losing some share to 
more affordable neighbouring nations, Singapore is expected to retain its position as the 
preferred destination for complex treatments and affluent patients willing to pay for high-
quality healthcare services. Private health insurance represents another opportunity for the 
private healthcare sector, with the growth of the affluent mass segment who seek high-end 
services while seeking to minimise high out-of-pocket health spending1.  

		  The Master Lessee, a wholly-owned subsidiary of the Sponsor, is one of the leading 
providers of private healthcare services in Asia with over 40 years of experience in 
hospital development and operation. Given the differentiated profiles and value proposition 
of Mount Elizabeth Hospital Property, Gleneagles Hospital Property and Parkway East 
Hospital Property2, the Properties capture various segments of the healthcare market. 
Upholding Singapore’s reputation for delivering world class medical services, the 
Properties are all accredited by Joint Commission International, the gold seal of approval 
for quality healthcare. Coupled with the enhancement of the Properties with the Renewal 
Capex Works, the Properties under the operations of the Master Lessee, will remain well-
positioned to ride on the growth potential of the Singapore healthcare industry.  

	 2.10.5	 The ROFR over a high quality healthcare asset in Singapore further enhances 
Parkway Life REIT’s growth potential and demonstrates the Sponsor’s strong 
support for Parkway Life REIT and the alignment of interest between the Sponsor 
and Unitholders of Parkway Life REIT.

		  Conveniently located in the city fringe district of Singapore, Mount Elizabeth Novena 
Hospital Property is a modern hospital which provides tertiary medical treatments in 
the comfort of all single bedded rooms and has also received accreditation by Joint 
Commission International. The ROFR over Mount Elizabeth Novena Hospital Property 
further enhances the acquisition growth potential of Parkway Life REIT. 

1	 Independent Market Research Report issued by the Independent Market Research Consultant.  

2	 Section 3 (Hospital Profiles) of the Independent Market Research Report issued by the Independent Market Research 
Consultant. 
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		  With the expiration of the IPO Sponsor ROFR in 2012, the fresh grant of ROFR over a 
quality healthcare asset in Singapore, demonstrates the Sponsor’s strong support for 
Parkway Life REIT and the alignment of interest between the Sponsor and Unitholders. 
Given that the Sponsor is a wholly-owned subsidiary of IHH Healthcare Berhad (“IHH”), 
which is one of the world’s largest healthcare network with more than 15,000 licensed 
beds across 80 hospitals in 10 countries worldwide, this also paves the way for potential 
further collaboration with IHH.   

2.11	 REQUIREMENT FOR UNITHOLDERS’ APPROVAL

	 2.11.1	 Interested Person Transaction 

		  Under Chapter 9 of the Listing Manual, where Parkway Life REIT proposes to enter into 
a transaction with an Interested Person and the value of the transaction (either in itself or 
when aggregated with the value of other transactions, each of a value equal to or greater 
than S$100,000 with the same Interested Person during the same financial year) is equal 
to or exceeds 5.0% of Parkway Life REIT’s latest audited net tangible assets (“NTA”), 
Unitholders’ approval is required in respect of the transaction.

		  Based on the audited consolidated financial statements of Parkway Life REIT for the 
financial year ended 31 December 2020 (the “FY2020 Audited Consolidated Financial 
Statements”), the NTA of Parkway Life REIT was S$1,183.6 million as at 31 December 
2020. Accordingly, if the value of a transaction which is proposed to be entered into in the 
current financial year by Parkway Life REIT with an Interested Person is, either in itself or 
in aggregate with all other earlier transactions (each of a value equal to or greater than 
S$100,000) entered into with the same Interested Person during the current financial year, 
equal to or in excess of S$59.2 million, such a transaction would be subject to Unitholders’ 
approval.

		  As at the Latest Practicable Date, the Manager has a direct interest in 1,881,886 Units 
(comprising 0.31% of the total number of issued Units). 

		  The Manager is a direct, wholly-owned subsidiary of the Sponsor. The Sponsor directly 
and/or through its subsidiaries and through its interest in the Manager, has deemed 
interests of (i) approximately 35.56% in Parkway Life REIT and (ii) 100% in the Manager, 
and is therefore regarded as a “Controlling Unitholder”1 of Parkway Life REIT and a 
“Controlling Shareholder”2 of the Manager, respectively, under the Listing Manual.

		  The Master Lessee is a wholly-owned subsidiary of the Sponsor. Accordingly, for the 
purpose of Chapter 9 of the Listing Manual, the Master Lessee is an Interested Person3 of 
Parkway Life REIT. 

		  Given that the value of the Proposed Transaction, comprising the total amount of Rent 
under the New Master Lease Agreements (including the total amount of Downtime Period 
Rent Rebate and rent payable for the Extended Term) and the Renewal Capex Costs, of 

1	 “Controlling Unitholder” means a person who:

	 (a) 	holds directly or indirectly 15.0% or more of the nominal amount of all voting units in the property fund. The MAS may determine 
that such a person is not a controlling unitholder; or

	 (b) 	in fact exercises control over the property fund.

2	 “Controlling Shareholder” means a person who:

	 (a) 	holds directly or indirectly 15.0% or more of the total number of issued shares excluding treasury shares in the company; or

	 (b) 	in fact exercises control over a company.

3	 As defined in the Listing Manual, means: 

	 (a)	 a director, chief executive officer or Controlling Shareholder of the manager, or the manager, the trustee, or controlling unitholder 
of Parkway Life REIT; or 

	 (b)	 an associate of any director, chief executive officer or Controlling Shareholder of the manager, or an associate of the manager, 
the trustee or any controlling unitholder of Parkway Life REIT.
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S$4.5 billion is approximately 381% of the NTA of Parkway Life REIT as at 31 December 
2020, the value of the transaction will exceed 5.0% of Parkway Life REIT’s latest audited 
NTA. As such, the Proposed Transaction will constitute an Interested Person Transaction 
under Chapter 9 of the Listing Manual for which Unitholders’ approval is required. 
Accordingly, the approval of Unitholders is sought for the Proposed Transaction. 

		  Should such approval be obtained, the Proposed Transaction shall not be subject to 
aggregation or further Unitholders’ approval requirements under Rules 905 and 906 of the 
Listing Manual to the extent that there are no subsequent changes to the terms, rental, 
rates and/or basis of the fees charged thereunder which will adversely affect Parkway Life 
REIT.

		  As at the Latest Practicable Date, Parkway Life REIT has not entered into any interested 
person transactions with the Sponsor and/or its associates during the course of the current 
financial year.

2.12	 Interests of Directors and Substantial Unitholders

	 2.12.1	 Interests of the Directors of the Manager

		  As at the Latest Practicable Date, the details of the unitholdings of the Directors are as 
follows: 

Name of Directors

Direct Interest Deemed Interest
Total no. 
of Units 

held %(1)
No. of 
Units %(1)

No. of 
Units %(1)

Ho Kian Guan – – – – – –

Dr. Jennifer Lee Gek Choo – – – – – –

Cheah Sui Ling – – – – – –

Dr. Kelvin Loh Chi-Keon 120,000 0.02 – – 120,000 0.02

Takeshi Saito – – – – – –

Joerg Ayrle – – – – – –

Sim Heng Joo Joe – – – – – –

Yong Yean Chau 119,000 0.02 731,700 0.12 850,700 0.14

		  Note:

		  (1)	 The percentage interest is based on total issued Units of 605,002,386 as at the Latest Practicable Date.

		  As at the Latest Practicable Date, (i) Dr. Kelvin Loh Chi-Keon is the Managing Director and 
Chief Executive Officer of IHH; (ii) Mr. Sim Heng Joo Joe is the Group Chief Operating 
Officer of IHH; (iii) Mr. Joerg Ayrle is the Group Chief Financial Officer of IHH; and (iv) 
Mr. Takeshi Saito is a Non-Independent and Non-Executive Director of IHH. IHH indirectly 
wholly-owns the Sponsor which in turn wholly-owns the Manager. Save as disclosed above 
and based on information available to the Manager as at the Latest Practicable Date, none 
of the Directors have an interest, direct or indirect, in the Proposed Transaction. 
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	 2.12.2	 Interests of the Substantial Unitholders

		  Based on the Register of Substantial Unitholders maintained by the Manager as at the 
Latest Practicable Date, the details of the unitholdings of the Substantial Unitholders are 
as follows: 

Name of Substantial 
Unitholders

Direct Interest Deemed Interest
Total no. of 
Units held %(1)No. of Units %(1) No. of Units %(1)

Mitsui & Co., Ltd. (2) – – 215,358,101 35.60 215,358,101 35.60

MBK Healthcare Management 
Pte Ltd(3) – – 215,358,101 35.60 215,358,101 35.60

Khazanah Nasional Berhad(4) – – 215,358,101 35.60 215,358,101 35.60

Pulau Memutik Ventures Sdn. 
Bhd. (5) – – 215,358,101 35.60 215,358,101 35.60

IHH (6) – – 215,358,101 35.60 215,358,101 35.60

Integrated Healthcare Holdings 
Limited(7) 219,215 0.04 215,138,886 35.56 215,358,101 35.60

Parkway Pantai Limited(8) – – 215,138,886 35.56 215,138,886 35.56

Parkway Holdings Limited(9) – – 215,138,886 35.56 215,138,886 35.56

Parkway Investments Pte Ltd 213,257,000 35.25 – – 213,257,000 35.25

Cohen & Steers, Inc. (10) – – 48,024,178 7.94 48,024,178 7.94

Cohen & Steers Capital 
Management, Inc.(11) – – 42,224,222 6.98 42,224,222 6.98

		  Notes:

		  (1)	 The percentage is based on total issued Units of 605,002,386 as at the Latest Practicable Date.

		  (2)	 Mitsui & Co., Ltd. (“Mitsui”), through its wholly-owned subsidiary, MBK Healthcare Management Pte Ltd 
(“MBKHM”), holds more than 20% of the total issued share capital of IHH. Accordingly, Mitsui has deemed 
interest in units held by IHH.

		  (3)	 MBKHM has a deemed interest in units held by IHH by virtue of holding more than 20% of the total issued 
share capital of IHH.

		  (4)	 Integrated Healthcare Holdings Limited (“IHHL”) is a wholly-owned subsidiary of IHH. Khazanah Nasional 
Berhad (“Khazanah”), through its wholly-owned subsidiary, Pulau Memutik Ventures Sdn Bhd (“PMVSB”), 
holds more than 20% of the total issued share capital of IHH. Accordingly, Khazanah has a deemed 
interest in units held by IHHL.

		  (5)	 IHHL is a wholly-owned subsidiary of IHH. PMVSB has a deemed interest in units held by IHH by virtue of 
holding more than 20% of the total issued share capital of IHH. Accordingly, PMVSB has a deemed interest 
in units held by IHHL.

		  (6)	 IHHL is a wholly-owned subsidiary of IHH. Accordingly, IHH has a deemed interest in units held by IHHL.

		  (7)	 Parkway Pantai Limited (“PPL”) is a wholly-owned subsidiary of IHHL. Accordingly, IHHL has a deemed 
interest in units held by PPL.

		  (8)	 Parkway Holdings Limited (“PHL”) is a wholly-owned subsidiary of PPL. Accordingly, PPL has a deemed 
interest in units held by PHL.

		  (9)	 Deemed interest in Parkway Investments Pte Ltd (“PIPL”) and Parkway Trust Management Limited 
(“PTML”), both wholly-owned subsidiaries of PHL. PIPL and PTML are registered holders of 213,257,000 
units and 1,881,886 units respectively.

		  (10)	 Cohen & Steers, Inc. is deemed interested in the units held by its wholly-owned subsidiary, Cohen & Steers 
Capital Management, Inc. Neither Cohen & Steers, Inc nor any of its affiliates is the registered holder of the 
units.

		  (11)	 Cohen & Steers, Inc. is deemed interested in the units held by its wholly-owned subsidiary, Cohen & Steers 
Capital Management, Inc. Neither Cohen & Steers, Inc nor any of its affiliates is the registered holder of the 
units.
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		  As at the Latest Practicable Date, the Sponsor holds an aggregate interest of 
approximately 35.56% in Parkway Life REIT and is deemed to be a Controlling Unitholder 
of Parkway Life REIT.

2.13	 Directors’ Service Contracts

	 No person is proposed to be appointed as a director of the Manager in relation to the Proposed 
Transaction or any other transactions contemplated in relation to the Proposed Transaction. 

2.14	 Pro Forma Financial Information

	 2.14.1	 Pro Forma Financial Effects of the Proposed Transaction

		  FOR ILLUSTRATIVE PURPOSES ONLY:

		  The pro forma financial effects of the Proposed Transaction presented below are strictly 
for illustrative purposes only and were prepared based on the FY2020 Audited 
Consolidated Financial Statements. 

	 2.14.2	 Financial Year ended 31 December 2020 

		  Pro Forma Distribution Per Unit (“DPU”) and Distribution Yield

		  The pro forma financial effects of the Proposed Transaction on the DPU and distribution 
yield for the financial year ended 31 December 2020 (“FY2020”), as if the Proposed 
Transaction was completed on 1 January 2020, are as follows:

Before the 
Proposed 

Transaction(1)

FY2020

At the end of Year 
1 of the Renewal 

Term after 
the Proposed 
Transaction(2)

At the end of Year 
4 of the Renewal 

Term after 
the Proposed 
Transaction(3)

Distributable Income (S$’000) 83,409 86,539  110,456

DPU (cents)(4) 13.79 14.30 18.26

Annualised distribution yield(5) 3.56% 3.70% 4.72%

	
		  Notes:

		  (1)	 Based on the FY2020 Audited Consolidated Financial Statements.

		  (2)	 Based on the Initial Rent of S$97.2 million, subject to the Downtime Period Rent Rebate of approximately 
S$22.6 million. For the avoidance of doubt, the estimated professional fees of S$0.6 million incurred in 
FY2021 in connection with the entry into the New Master Lease Agreements are excluded in the 
computation. The Renewal Capex Costs of S$150.0 million has been assumed to be incurred over Year 
1 to Year 3 of the Renewal Term, and together with the one-time related feasibility studies expenses and 
corresponding funding costs, that will be capitalised are also excluded in the computation. 

		  (3)	 Based on the estimated Rent of approximately S$99.2 million for Year 4 of the Renewal Term and when the 
Downtime Period Rent Rebate no longer applies.

		  (4)	 In computing the DPU, the number of units in issue as at the Latest Practicable Date of 605,002,386 is 
used. 

		  (5)	 Based on the DPU divided by the closing price on 31 December 2020 of S$3.87 per Unit.
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		  Pro Forma Net Asset Value (“NAV”) per Unit and Gearing 

		  The pro forma financial effects of the Proposed Transaction on the NAV per Unit and 
gearing as at 31 December 2020, as if the Proposed Transaction was completed on 31 
December 2020, are as follows: 

	

Before the 
Proposed 

Transaction(1)

As at 31 December 2020

Immediately after 
the entry into 
the Proposed 
Transaction

 At the beginning 
of Year 4 of the 
Renewal Term 

post completion 
of the Renewal 
Capex Works(2)

NAV (S$’000) 1,183,615 1,423,815 1,508,515

NAV per Unit (S$)(3) 1.96 2.35 2.49

Asset Valuation (S$’000) 1,213,800 1,454,000(4) 1,692,500(5)

Gearing (%) 38.5% 34.5%(6) 37.3%(7)

		  Notes:

		  (1)	 Based on the FY2020 Audited Consolidated Financial Statements.

		  (2)	 Assumed external borrowings were fully drawn down to finance the Renewal Capex Works and related 
feasibility studies expenses, as well as the corresponding borrowing costs that were capitalised during the 
period of Renewal Capex Works.

		  (3)	 In computing the NAV, the number of units in issue as at the Latest Practicable Date of 605,002,386 is 
used. 

		  (4)	 Assumed asset valuation of the Properties is based on the average market values of the Properties as 
determined by the Independent Valuers, subject to the terms of the Proposed Transaction, as at material 
date of valuation on 30 June 2021. For the avoidance of doubt, the total amount of Downtime Period Rent 
Rebate has been taken into account and the Renewal Capex Costs of S$150.0 million has been assumed 
to be incurred and capitalised over Year 1 to Year 3 of the Renewal Term. Please refer to Appendix A of this 
Circular for the Asset Valuation Certificates issued by the Independent Valuers. 

		  (5)	 Assumed asset valuation of the Properties is based on the average market values of the Properties as 
determined by the Independent Valuers, subject to the terms of the Proposed Transaction, as at material 
date of valuation on 31 December 2025. For the avoidance of doubt, the total amount of Downtime Period 
Rent Rebate does not apply to Year 4 of the Renewal Term and that the Renewal Capex Costs of S$150.0 
million has been assumed to be incurred and capitalised over Year 1 to Year 3 of the Renewal Term. Please 
refer to Appendix A of this Circular for the Asset Valuation Certificates issued by the Independent Valuers.

		  (6)	 As at 31 December 2020, Parkway Life REIT has a gearing of 38.5%. Upon entry into the Proposed 
Transaction, Parkway Life REIT’s gearing is expected to improve to 34.5% from 38.5% taking into account 
the uplift in asset valuations. Please refer to Appendix A of this Circular for the Asset Valuation Certificates 
issued by the Independent Valuers.  

		  (7)	 As at 31 December 2025, Parkway Life REIT’s gearing is expected to be at approximately 37.3% taking 
into account further uplift in asset valuations upon completion of the Renewal Capex Works and when the 
Downtime Period Rent Rebate no longer applies. Please refer to Appendix A of this Circular for the Asset 
Valuation Certificates issued by the Independent Valuers.  
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3.	 OPINION OF THE INDEPENDENT FINANCIAL ADVISER

	 The Manager has appointed Ernst & Young Corporate Finance Pte Ltd as the IFA to advise the 
independent Directors (the “Independent Directors”), the audit committee of the Manager (the 
“Audit Committee”) and the Trustee in relation to the Proposed Transaction (including the ROFR). 
A copy of the letter from the IFA to the Independent Directors, the Audit Committee and the Trustee 
(the “IFA Letter”), containing its advice in full in relation to the Proposed Transaction (including the 
ROFR), is set out in Appendix B of this Circular. Unitholders are advised to read the IFA Letter in 
its entirety carefully.

	 Having considered the factors and made the assumptions set out in the IFA Letter, and subject to 
the qualifications set out therein, the IFA is of the opinion that the Proposed Transaction (including 
the ROFR) is based on normal commercial terms and is not prejudicial to the interests of Parkway 
Life REIT and its minority Unitholders.

	 The IFA is of the opinion that the Independent Directors and the Audit Committee can recommend 
that Unitholders vote in favour of the resolution in connection with the Proposed Transaction to be 
proposed at the EGM.

4.	 RECOMMENDATION

	 The Independent Directors and the Audit Committee of the Manager (comprising Ms. Cheah Sui 
Ling, Mr. Ho Kian Guan, and Dr. Jennifer Lee Gek Choo) have considered the relevant factors, 
including:

	 (i)	 the opinion of the IFA that the Proposed Transaction (including the ROFR) is on normal 
commercial terms and is not prejudicial to the interests of Parkway Life REIT and its minority 
Unitholders (the IFA’s opinion on the Proposed Transaction (including the ROFR) is set out in 
the IFA Letter in Appendix B of this Circular); and

	 (ii)	 the rationale for the Proposed Transaction as set out in Paragraph 2.10 of this Circular, 

	 and believe that the Proposed Transaction (including the ROFR) is based on normal commercial 
terms and would not be prejudicial to the interests of Parkway Life REIT and its minority 
Unitholders.

	 Accordingly, the Independent Directors and the Audit Committee recommend that Unitholders vote 
in favour of the Ordinary Resolution in relation to the Proposed Transaction. 

5.	 EXTRAORDINARY GENERAL MEETING 

	 Pursuant to the COVID-19 (Temporary Measures) (Alternative Arrangements for Meetings for 
Companies, Variable Capital Companies, Business Trusts, Unit Trusts and Debenture Holders) 
Order 2020 which was gazetted on 13 April 2020, and the Joint Statement by Accounting and 
Corporate Regulatory Authority, Monetary Authority of Singapore and Singapore Exchange 
Regulation in relation to Guidance on the Conduct of General Meetings Amid Evolving COVID-19 
Situation issued on 1 October 2020, which sets out the alternative arrangements in respect of, inter 
alia, general meetings of real estate investment trusts, the EGM will be held by way of electronic 
means on 30 September 2021 (Thursday) at 10.00 a.m. (Singapore time) for the purpose of 
considering and, if thought fit, passing with or without modification, the Ordinary Resolution in the 
Notice of Extraordinary General Meeting, which is set out on pages D-1 to D-3 of this Circular. The 
purpose of this Circular is to provide Unitholders with relevant information about the resolution. 

	 Approval by way of an Ordinary Resolution is required in respect of the resolution.

	 A Depositor shall not be regarded as a Unitholder entitled to attend the EGM and to speak and 
vote unless he is shown to have Units entered against his name in the Depository Register, as 
certified by The Central Depository (Pte) Limited (“CDP”) as at 72 hours before the time fixed for 
the EGM.
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6.	 ABSTENTIONS FROM VOTING

6.1	 Relationship between the Sponsor and the Manager

	 As at the Latest Practicable Date, the Manager is a direct, wholly-owned subsidiary of the Sponsor 
and the Sponsor holds an aggregate interest of approximately 35.56% in Parkway Life REIT and is 
deemed to be a Controlling Unitholder of Parkway Life REIT.

6.2	 Abstention from Voting

	 Rule 919 of the Listing Manual prohibits interested persons and their associates (as defined in the 
Listing Manual) from voting on a resolution in relation to a matter in respect of which such persons 
are interested. Given that the Proposed Transaction constitutes an Interested Person Transaction 
under Chapter 9 of the Listing Manual and as such, the Sponsor and the Manager (i) will abstain, 
and will procure that their associates will abstain, from voting at the EGM on the Proposed 
Transaction; and (ii) will not, and will procure that their associates will not, accept appointments as 
proxies in relation to the Proposed Transaction unless specific instructions as to voting are given. 

7.	 ACTION TO BE TAKEN BY UNITHOLDERS 

7.1	 Notice of EGM and Proxy Form

	 This Circular, the Notice of EGM and the instrument appointing the Chairman of EGM as proxy 
(“Proxy Form”) will be sent to Unitholders solely by electronic means via publication on Parkway 
Life REIT’s website at the URL https://plifereit.listedcompany.com/egm.html and will also be made 
available on the SGX website at the URL https://www.sgx.com/securities/company-announcements. 

	 Unitholders may request for a printed copy of the Circular by completing the Request Form 
provided on Parkway Life REIT’s website at the URL https://plifereit.listedcompany.com/egm.html 
or on the SGX website at the URL https://www.sgx.com/securities/company-announcements, 
and sending the same in hardcopy by post to the office of Parkway Life REIT’s Unit Registrar, 
Boardroom Corporate & Advisory Services Pte. Ltd., at 50 Raffles Place, #32-01 Singapore Land 
Tower, Singapore 048623 or electronically via email to SRS.TeamD@boardroomlimited.com, no 
later than 14 September 2021. A Unitholder who wishes to submit the form must first download, 
complete and sign the form, before submitting it by post to the address provided above, or before 
scanning and sending it by email to the email address provided above. 

7.2	 No personal attendance at EGM

	 Due to the current COVID-19 situation in Singapore, Unitholders will not be able to attend the EGM 
in person. 

7.3	 Alternate arrangements for participation at the EGM

	 Unitholders may participate at the EGM by:

	 (i)	 observing and/or listening to the EGM proceedings via live audio-visual webcast or live 
audio-only stream;

	 (ii)	 submitting questions in advance of the EGM; and

	 (iii)	 appointing the Chairman of the EGM as proxy to attend, speak and vote on their behalf at 
the EGM.

	 Alternative arrangements relating to attendance at the EGM via electronic means (including 
arrangements by which the meeting can be electronically accessed via live audio-visual webcast 
or live audio-only stream), submission of questions to the Chairman of the EGM in advance of the 
EGM, addressing of substantial and relevant questions at the EGM and voting by appointing the 
Chairman of the EGM as proxy at the EGM, are set out in the Notice of EGM.

https://www.sgx.com/securities/company-announcements
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9.	 CONSENTS

	 Each of the IFA, the Independent Valuers, and the Independent Market Research Consultant has 
given and has not withdrawn its written consent to the issue of this Circular with the inclusion of 
its name and respectively the IFA Letter, the Rental Valuation Certificates and Asset Valuation 
Certificates and the Independent Market Research Report, and all references thereto, in the form 
and context in which they are included in this Circular.

10.	 DOCUMENTS ON DISPLAY

	 Copies of the following documents are available for inspection during normal business hours at the 
registered office of the Manager at 80 Robinson Road #02-00 Singapore 068898 from the date of 
this Circular up to and including the date falling three months after the date of this Circular: 

	 (i)	 the Agreement for Lease Framework;

	 (ii)	 the form of the New Master Lease Agreements;

	 (iii)	 the form of the Renewal Capex Agreement;

	 (iv)	 the form of the ROFR agreement;

	 (v)	 the Rental Valuation Reports;

	 (vi)	 the Asset Valuation Reports;

	 (vii)	 the FY2020 Audited Consolidated Financial Statements; 

	 (viii)	 the IFA Letter; and

	 (ix)	 the Independent Market Research Report.

	 The Trust Deed will also be available for inspection at the registered office of the Manager for so 
long as Parkway Life REIT continues to be in existence.

Yours faithfully

Parkway Trust Management Limited
(as manager of Parkway Life REIT)
(Company Registration No. 200706697Z)

Yong Yean Chau
Executive Director and Chief Executive Officer
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IMPORTANT NOTICE

This  Circular does not constitute or form part of an offer, invitation or solicitation of any offer to purchase 
or subscribe for any securities of Parkway Life REIT in Singapore or any other jurisdictions. The value of 
Units and the income derived from them may fall as well as rise. Units are not obligations of, deposits in, 
or guaranteed by, the Manager, the Trustee, or any of their affi liates. An investment in Units is subject to 
investment risks, including the possible loss of the principal amount invested.

Unitholders have no right to request the Manager to redeem or purchase their Units for so long as the Units 
are listed on the SGX-ST. It is intended that Unitholders may only deal in their Units through trading on 
the SGX-ST. Listing of the Units on the SGX-ST does not guarantee a liquid market for the Units. The past 
performance of Parkway Life REIT is not indicative of the future performance of Parkway Life REIT. Similarly, 
the past performance of the Manager is not indicative of the future performance of the Manager.

This Circular  may contain forward-looking statements that involve assumptions, risks and uncertainties. 
Actual future performance, outcomes and results may differ materially from those expressed in forward-
looking statements as a result of a number of risks, uncertainties and assumptions. Representative examples 
of these factors include (without limitation) general industry and economic conditions, interest rate trends, 
cost of capital and capital availability, competition from other developments or companies, shifts in expected 
levels of occupancy rate, property rental income, charge out collections, changes in operating expenses 
(including employee wages, benefi ts and training costs), governmental and public policy changes and the 
continued availability of fi nancing in the amounts and the terms necessary to support future business. You 
are cautioned not to place undue reliance on these forward-looking statements, which are based on the 
Manager’s current view on future events.

If you have sold or transferred all your Units, you should immediately forward this Circular , together with 
the Notice of EGM and the accompanying Proxy Form, to the purchaser or transferee or to the bank, 
stockbroker or other agent through whom the sale or transfer was effected for onward transmission to the 
purchaser or transferee.



32

GLOSSARY

In this Circular , the following defi nitions apply throughout unless otherwise stated: 

% : Per centum or percentage

Adjusted Hospital Revenue : In respect of each Property, the sum of: 

  (a) the invoiced value for the following services rendered and 
income earned on or from the Properties by the Master 
Lessee without reserve or deduction for uncollected 
or uncollectible accounts (the invoiced valued being 
considered to be received when a sale is made or on 
completion of the services rendered, irrespective of when 
payment is made) after deducting all discounts (including 
corporate, staff or other discounts) of whatever nature 
given by the Master Lessee in respect of such invoiced 
value:

   (i) inpatient revenue, including lodger revenue;

   (ii) outpatient revenue;

   (iii) rental and licence fee income from the lease/
licence of the Properties or any part thereof (but 
excluding rental and licence fee income earned from 
Parkway Laboratory Services Ltd and Medi-Rad (if 
applicable));

   (iv) carpark revenue; 

   (v) retail pharmacy revenue and amounts paid in 
connection therewith, if applicable; and 

   (vi) food and beverage revenue from the staff cafeteria 
and doctors’ lounge;

  (b) the invoiced value for radiology services rendered on 
or from the Properties by Medi-Rad without reserve 
or deduction for uncollected or uncollectible accounts 
(the invoiced value being considered to be received on 
completion of the services rendered, irrespective of when 
payment is made), but excludes such radiology revenue 
of Medi-Rad from radiology services rendered on or from 
the Properties which are billed by Medi-Rad to the Master 
Lessee, after deducting all discounts (including corporate, 
staff or other discounts) of whatever nature given by Medi-
Rad in respect of such radiology revenue.

   Unless otherwise specifi ed above, all other income of the 
Master Lessee shall be excluded from the computation 
of the Adjusted Hospital Revenue. In addition, the above 
computation of Adjusted Hospital Revenue shall exclude 
the following:

   (i) service charges;

   (ii) cess charges; 
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   (iii) GST; and 

   (iv) any revenues from professional fees or charges by 
physicians or providers of ancillary services when 
and to the extent such charges are paid over to such 
physicians or providers of ancillary services, or are 
accompanied by separate charges for use of any 
medical facilities at the Properties.

   For the avoidance of doubt, all amounts for services 
rendered and income earned by the Master Lessee on or 
from premises which are not part of the Properties shall 
not be included under the Adjusted Hospital Revenue 

Audit Committee : The audit committee of the Manager, comprising Ms. Cheah Sui 
Ling, Mr. Ho Kian Guan and Dr. Jennifer Lee Gek Choo 

Base Rent : The base rent of S$64.8 million for all Properties under the New 
Master Lease Agreements

CDP : The Central Depository (Pte) Limited

Circular : This circular to Unitholders dated 8 September 2021

Controlling Shareholder : A person who:

  (a) holds directly or indirectly 15.0% or more of the total 
number of issued shares excluding treasury shares in the 
company; or 

  (b) in fact exercises control over a company 

Controlling Unitholder : A person who:

  (a) holds directly or indirectly 15.0% or more of the nominal 
amount of all voting units in the property fund. The MAS 
may determine that such a person is not a controlling 
unitholder; or

  (b) in fact exercises control over the property fund

CPI : The percentage increase in the Consumer Price Index 
announced by the Department of Statistics of Singapore for 
the relevant year compared to the immediately preceding year. 
Where CPI is negative for any given year, the CPI shall be 
deemed to be zero

Directors : The directors of the Manager

Downtime Period : The fi rst three full fi nancial years of the Renewal Term (i.e. 
FY2023 to FY2025)

Downtime Period Rent Rebate : Rent rebate on a tiered basis granted to the Master Lessee for 
the Downtime Period which amounts to a total of approximately 
S$60.9 million

DPU : Distribution per Unit
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EGM : The extraordinary general meeting of Unitholders to be convened 
and held on 30 September 2021, at 10.00 a.m. (Singapore time) 
by way of electronic means, to approve the matters set out in the 
Notice of Extraordinary General Meeting on pages  D-1 and  D-3 
of this Circular

Estimated Year 15 Rent : The estimated expiring rent for Year 15 of the Existing Term of 
S$71.0 million

Existing Gleneagles Base Rent : The base rent of S$8.7 million for Gleneagles Hospital Property 
under the Existing Master Lease Agreement

Existing Gleneagles Variable  : The variable rent of 3.8% of the Adjusted Hospital Revenue of 
Rent  Gleneagles Hospital Property for the current fi nancial year

Existing Master Lease  : The master lease agreements entered into on 23 August 2007 
Agreements  between the Master Lessor and the Master Lessee in relation to 

the Properties

Existing Mount Elizabeth  : The base rent of S$19.8 million for Mount Elizabeth Hospital 
Base Rent  Property under the Existing Master Lease Agreement

Existing Mount Elizabeth  : The variable rent of 3.8% of the Adjusted Hospital Revenue of 
Variable Rent  Mount Elizabeth Hospital Property for the current fi nancial year

Existing Term : The initial term of the Existing Master Lease Agreements of 15 
years from the listing date of Parkway Life REIT

Existing Parkway East  : The base rent of S$1.5 million for Parkway East Hospital 
Base Rent  Property under the Existing Master Lease Agreement

Existing Parkway East  : The variable rent of 3.8% of the Adjusted Hospital Revenue of 
Variable Rent  Parkway East Hospital Property for the current fi nancial year

Extended Term : A further term of 10 years from 1 January 2043 to 31 December 
2052, which the Master Lessee has the option to extend each 
of the New Master Lease Agreements for upon the expiry of the 
Renewal Term

FY2020 : The fi nancial year ended 31 December 2020

FY2021 : The fi nancial year ending 31 December 2021

FY2023 : The fi nancial year ending 31 December 2023

FY2024 : The fi nancial year ending 31 December 2024

FY2025 : The fi nancial year ending 31 December 2025

FY2026 : The fi nancial year ending 31 December 2026

FY2027 : The fi nancial year ending 31 December 2027

FY2042 : The fi nancial year ending 31 December 2042

FY2020 Audited Consolidated  : The audited consolidated fi nancial statements of Parkway Life 
Financial Statements  REIT for FY2020
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Gleneagles Base Rent : The base rent of S$20.7 million for Gleneagles Hospital Property 
under the New Master Lease Agreement

Gleneagles Hospital Property : Gleneagles Hospital Property comprising Gleneagles Hospital 
and Gleneagles Medical Centre which includes medical centre 
units, retail units and car park lots, located at: 

  (a) 6 Napier Road #02-09, #02-12, #02-08, #02-07, #02-06, 
#02-03, #02-02, #02-01, #10-03 and #02-20 Singapore; 
and

  (b) 6A Napier Road, Singapore 

Gleneagles Initial Rent : The initial rent of S$31.1 million for Gleneagles Hospital Property 
under the New Master Lease Agreement

Gleneagles Variable Rent : The variable rent of 3.8% of the Adjusted Hospital Revenue of 
Gleneagles Hospital Property for the  current fi nancial year

GST : Goods and Services Tax

IFA : Ernst & Young Corporate Finance Pte Ltd 

IFA Letter : The letter from the IFA to the Independent Directors and Audit 
Committee and the Trustee containing its advice as set out in 
Appendix B of this Circular

IHH : IHH Healthcare Berhad

IHHL : Integrated Healthcare Holdings Limited

Independent Directors : The independent Directors of the Manager, being Mr. Ho Kian 
Guan, Dr. Jennifer Lee Gek Choo and Ms. Cheah Sui Ling

Independent Market Research  : Frost & Sullivan (S) Pte Ltd
Consultant

Independent Valuers : CBRE Pte. Ltd. and Knight Frank Pte Ltd 

Initial Rent : The Rent for the fi rst fi nancial year of the Renewal Term (i.e. 
FY2023)

Interested Person : As stated in the Listing Manual, in the case of a real estate 
investment trust, has the meaning defined in the Code on 
Collective Investment Schemes issued by the MAS. Therefore, 
interested person means:

  (a) a director, chief executive offi cer or Controlling Shareholder 
of the manager, or the manager, the trustee, or controlling 
unitholder of the property fund; or 

  (b) an associate of any director, chief executive offi cer or 
Controlling Shareholder of the manager, or an associate 
of the manager, the trustee or any controlling unitholder of 
the property fund

Interested Person Transaction :  A transaction between an entity at risk and an Interested Person

Interim Period : The period from 23 August 2022 to 31 December 2022
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IPO Sponsor ROFR : A ROFR granted by the Sponsor t o  Parkway Life REIT on 17 
July 2007, and that expired in 2012, over sales of assets that is 
used, or primarily used, for healthcare and/or healthcare-related 
purposes located in the Asia-Pacifi c region (including Singapore) 
by the Sponsor and any of its subsidiaries

Khazanah : Khazanah Nasional Berhad

Latest Practicable Date :  31 August 2021 , being the latest practicable date prior to the 
date of this Circular

Listing Manual : The listing manual of the SGX-ST

Manager : Parkway Trust Management Limited, in its capacity as manager 
of Parkway Life REIT

MAS : Monetary Authority of Singapore

Master Lessee : Parkway Hospitals Singapore Pte. Ltd.

MBKHM : MBK Healthcare Management Pte Ltd

Medi-Rad : Medi-Rad Associates Ltd

Mitsui : Mitsui & Co., Ltd.

Mount Elizabeth Base Rent : The base rent of S$40.2 million for Mount Elizabeth Hospital 
Property under the New Master Lease Agreement

Mount Elizabeth Hospital  : Mount Elizabeth Hospital Property comprising Mount Elizabeth 
Property  Hospital and Mount Elizabeth Medical Centre which includes 

medical centre units, retail units and car park lots, located at:

  (a) 3 Mount Elizabeth, Singapore; and 

  (b) 3 Mount Elizabeth, Singapore, #01-01 to #01-06, #02-01 to 
#02-12, #04-02, #08-06, #10-09, #11-09, #11-10, #11-13, 
#11-14, #11-15, #12-10, #14-04, #14-10 Singapore 

Mount Elizabeth Initial Rent : The initial rent of S$60.3 million for Mount Elizabeth Hospital 
Property under the New Master Lease Agreement

Mount Elizabeth Novena  : Strata lot U4976A of Town Subdivision 29 comprised in 
Hospital Property  Subsidiary Strata Certifi cate of Title Volume 1608 of Folio 186 

(together with all accessory lots appurtenant thereto) which 
 is the hospital block of the Mount Elizabeth Novena Hospital 
development

Mount Elizabeth Variable Rent : The variable rent of 3.8% of the Adjusted Hospital Revenue of 
Mount Elizabeth Hospital Property for the  current fi nancial year

NAV : Net asset value

New Master Lease Agreements : The proposed master lease agreements in relation to the 
Properties

NPI : Net property income

NTA : Net tangible assets
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Ordinary Resolution : A resolution proposed and passed as such by a majority being 
greater than 50.0% of the total number of votes cast for and 
against such resolution at a meeting of Unitholders convened in 
accordance with the provisions of the Trust Deed

Parkway East Base Rent : The base rent of S$3.9 million for Parkway East Hospital 
Property under the New Master Lease Agreement

Parkway East Hospital Property : Parkway East Hospital Property comprising Parkway East 
Hospital and which includes medical centre units, a retail unit and 
car park lots located at: 

  (a) 321 Joo Chiat Place, Singapore; and

  (b) 319 Joo Chiat Place, Singapore

Parkway East Initial Rent : The initial rent of S$5.8 million for Parkway East Hospital 
Property under the New Master Lease Agreement

Parkway East Variable Rent : The variable rent of 3.8% of the Adjusted Hospital Revenue of 
Parkway East Hospital Property for the current  fi nancial year

Parkway Life REIT : Parkway Life Real Estate Investment Trust

PHL : Parkway Holdings Limited

PIPL : Parkway Investments Pte Ltd

PMVSB : Pulau Memutik Ventures Sdn Bhd

PPL : Parkway Pantai Limited

Properties : Mount Elizabeth Hospital Property, Gleneagles Hospital Property 
and Parkway East Hospital Property

Proposed Transaction : The entry into the New Master Lease Agreements and the 
Renewal Capex Agreement

REIT : Real Estate Investment Trust

Rent : The annual rent payable under the New Master Lease 
Agreements

Renewal Capex Agreement : The renewal capital expenditure agreement for the Renewal 
Capex Works  

Renewal Capex Costs : One-time capital expenditure costs of up to S$150.0 million 
(exclusive of GST) for the Renewal Capex Works 

Renewal Capex Timeline : The agreed timeline for the Renewal Capex Works to be fully 
completed no later than 31 March 2028 or such extended date 
in accordance with the Renewal Capex Agreement or such other 
date to be mutually agreed between the Master Lessor and 
Master Lessee

Renewal Capex Works : The renewal capital expenditure works to be conducted on the 
applicable Properties

Renewal Term : The term of lease under the New Master Lease Agreements
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ROFR : A right of fi rst refusal

ROFR Grantor : Parkway Novena Pte. Ltd.

SGX-ST : Singapore Exchange Securities Trading Limited

Sponsor : Parkway Holdings Limited

Substantial Unitholder : A Unitholder with an interest in more than 5.0% of all Units in 
issue

Trust Deed : The trust deed dated 12 July 2007 entered into between the 
Trustee and the Manager constituting Parkway Life REIT (as 
amended, restated or supplemented from time to time)

Trustee or Master Lessor  : HSBC Institutional Trust Services (Singapore) Limited, in its 
capacity as trustee of Parkway Life REIT

Unit : A unit representing an undivided interest in Parkway Life REIT

Unitholders : Unitholders of Parkway Life REIT

USD : United States Dollars

Variable Rent : 3.8% of the Adjusted Hospital Revenue for the Properties for the 
subject fi nancial year

WALE : Weighted average lease expiry

The terms “Depositor” and “Depository Register” shall have the meanings ascribed to them respectively in 
Section 81SF of the Securities and Futures Act, Chapter 289 of Singapore.

Words importing the singular shall, where applicable, include the plural and vice versa and words 
importing the masculine gender shall, where applicable, include the feminine and neuter genders. 
References to persons shall include corporations.

Any reference in this Circular  to any enactment is a reference to that enactment for the time being 
amended or re-enacted.

Any reference to a time of day in this  Circular   shall be a reference to Singapore time unless otherwise 
stated.

Any discrepancies in the tables, graphs and charts between the listed amounts and totals thereof are 
due to rounding. Unless otherwise stated in this Circular , where applicable, fi gures and percentages are 
rounded to one decimal place.
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2 Tanjong Katong Road #06-01 
Paya Lebar Quarter 
Singapore 437161 
T  (65) 6224 8181 
F  (65) 6225 1987 

 
www.cbre.com.sg 

 
Co. Reg. No.: 197701161R 

Agency License No.: L3002163I 
 

CBRE Pte. Ltd.  

Our Ref.: 19-SGL-0164-1 to 3 
 
1 July 2021 
 
 
HSBC Institutional Trust Services (Singapore) Limited  
(as Trustee of Parkway Life Real Estate Investment Trust)  
10 Marina Boulevard  
#48-01 Marina Bay Financial Centre  
Tower 2  
Singapore 018983  
 
and  
 
Parkway Trust Management Limited  
(as Manager of Parkway Life Real Estate Investment Trust)  
101 Thomson Road #28-03 United Square 
Singapore 307591 
 
 
Dear Sirs, 
 
VALUATION OF THE FOLLOWING PROPERTIES: 
1) MOUNT ELIZABETH HOSPITAL, 30 STRATA UNITS WITHIN MOUNT ELIZABETH 
MEDICAL CENTRE & 363 CAR PARK LOTS (“MOUNT ELIZABETH HOSPITAL PROPERTY”) 
2) GLENEAGLES HOSPITAL, 10 STRATA UNITS WITHIN GLENEAGLES MEDICAL CENTRE 
& 121 CAR PARK LOTS (“GLENEAGLES HOSPITAL PROPERTY”) 
3) PARKWAY EAST HOSPITAL & MEDICAL CENTRE (“PARKWAY EAST HOSPITAL 
PROPERTY”) 
 

IInstructions 

We refer to instructions issued by Parkway Trust Management Limited (as Manager of Parkway 
Life Real Estate Investment Trust) ("Manager") and HSBC Institutional Trust Services (Singapore) 
Limited (as Trustee of Parkway Life Real Estate Investment Trust) (“Trustee”) being the instructing 
parties to this valuation, requesting a Valuation Summary Letter with Valuation Certificates for 
inclusion in the Circular, and full Valuation Report of 3 hospital properties, namely Mount 
Elizabeth Hospital Property, Gleneagles Hospital Property and Parkway East Hospital Property 
(collectively referred to as “the Properties”), for lease renewal purposes. Our opinion of the 
prevailing Market Rental Values of the Properties is based on the new Master Lease Agreement 
(“new MLA”) and taking into consideration the Proposed Lease Renewal Terms.
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We have prepared a comprehensive formal Full Valuation Report ("Report") in accordance with 
the requirements of our instructions.  In accordance with the Singapore Institute of Surveyors 
and Valuers' Valuation Standards and Practice Guidelines and International Valuation 
Standards, the definition of Market Rent is as follows: 

“Market Rent is the estimated amount for which an interest in real property should be leased on 
the valuation date between a willing lessor and willing lessee on appropriate lease terms in an 
arm’s length transaction, after proper marketing and where the parties had each acted 
knowledgeably, prudently and without compulsion.” 

For the specific purposes of this Circular, we provide a summary of the Report outlining key 
factors that have been considered in arriving at our opinions of value.  The value conclusion 
reflects all information known by the valuers of CBRE Pte. Ltd. ("CBRE") who worked on the 
valuation in respect to the Properties, market conditions and available data.  

This summary of valuation and report is a condensed version of our Report dated 30 June 
2021.  We recommend that this Valuation Summary Letter is accordingly be read in conjunction 
with that aforementioned Report.  Our instructions were to assess the prevailing Annual Market 
Value of the Properties on the basis of Market Rent as at the valuation date in accordance with 
the terms of engagement entered into between CBRE and the addressee(s) dated 9 September 
2019. 

RReliance on This Letter 

For the purposes of this Circular, we have prepared this Valuation Summary Letter which 
summarises our Report and outlines key factors which have been considered in arriving at our 
opinion of value.  This letter alone does not contain the necessary data and support information 
included in our Report.  For further information to that contained herein, reference should be 
made to the Report, copies of which are held by the Manager and the Trustee. 

CBRE has provided the Manager and the Trustee with a Report for the Properties.  The valuation 
and market information are not guarantees or predictions and must be read in consideration 
of the following: 

 The conclusions within the valuation report as to the estimated value are based upon 
the factual information set forth in that Report.  Whilst CBRE has endeavored to assure 
the accuracy of the factual information, it has not independently verified all information 
provided by the Manager (primarily the leases and financial information with respect to 
the Properties). CBRE believes that every investor, before making an investment in 
Parkway Life Real Estate Investment Trust, should review the Report to understand the 
complexity of the methodology and the many variables involved. 

 The primary methodology used by CBRE in valuing the Property is the Profits Method. 
The method assumes the rental value of each property is related to the profit derived 
from the use of the property and gross receipts and expenses are analysed to deduce 
rental values of the Properties.  The valuation methodology is summarized in the 
Valuation Rationale section of this letter.  The basic assumption utilized for the Properties 
is summarized in the Valuation Rationale section of this letter. 

The Report will be relied on by the Trustee and Manager in regard to lease renewal of the 
Properties and such other party(ies) that should enter into a reliance letter with us. 
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No reliance may be placed upon the contents of this Valuation Summary Letter by any party for 
any purpose other than in connection with the Purpose of Valuation.  

Sources of Information 

We have relied on updated information provided in June 2021 by the Manager in relation to 
such matters as the Proposed Lease Renewal Terms of the new MLA, Adjusted Hospital Revenue 
(“AHR”), operating expenses and capital expenditures etc.  All information provided is treated 
as correct and CBRE accepts no responsibility for subsequent changes in information as to 
income, expenses or market conditions and reserves the right to change our opinion of value if 
any other information provided were to materially change. 

BBrief Property Description 

Mount Elizabeth Hospital Property 
3 Mount Elizabeth 
Singapore 228510 

The Mount Elizabeth Hospital development, erected on a site legally known as Lot 858T of Town 
Subdivision 27, comprises Mount Elizabeth Hospital, a medical centre and car parks. Mount 
Elizabeth Hospital is made up of a 10-storey block and a 5-storey block as well as car park 
lots.  The medical centre comprises a 17-storey medical and retail block with a total of 232 
strata units and a car park on the 4th to 8th storey.  Parkway Life Real Estate Investment Trust 
owns 56.71% of the total share value of the strata lots in Mount Elizabeth Hospital development, 
representing the Mount Elizabeth Hospital which has 345 beds, 30 strata units within Mount 
Elizabeth Medical Centre and 363 car park lots, giving a total strata floor area of 58,139.0 
square metres (includes total accessory area of 2,603.0 square metres), i.e. Mount Elizabeth 
Hospital Property.  

The interest held by the Trustee is leasehold for a period of 67 years commencing from 23 
August 2007. The remaining unexpired lease term is approximately 53.1 years. 

Gleneagles Hospital Property 
6A & 6 Napier Road 
Singapore 258500/258499 

The Gleneagles Hospital development, erected on a site legally known as Lot 1345A of Town 
Subdivision 25, with accompanying Lot 1346K of Town Subdivision 25, comprises Gleneagles 
Hospital, a medical centre and car parks.  Gleneagles Hospital is made up of a 10-storey block 
with 2 basements and a 5-storey annexe block.  The medical centre is a 10-storey block with 3 
basements and comprises 164 strata units from the 2nd to 10th storey.  The car parks with a 
total of 402 car park lots are located at Basement 2 to 1st storey of the hospital building and 
Basement 3 to 1st storey of the medical centre. Parkway Life Real Estate Investment Trust owns 
69.05% of the total share value of the strata lots in Gleneagles Hospital development, 
representing the Gleneagles Hospital which has 257 beds, 10 strata units within Gleneagles 
Medical Centre and 121 car park lots within the hospital building, giving a total strata floor 
area of 49,003.0 square metres (includes a total accessory area of 65.0 square metres), i.e. 
Gleneagles Hospital Property.  

The interest held by the Trustee is leasehold for a period of 75 years commencing from 23 
August 2007. The remaining unexpired lease term is approximately 61.1 years. 
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Parkway East Hospital Property 
321/319 Joo Chiat Place  
Singapore 427990/427989 

The Parkway East Hospital Property, erected on a site legally known as Lot 6912P of Mukim 26, 
comprises the Parkway East Hospital, a medical centre and car parks.  Parkway East Hospital 
is a 4-storey block and the medical centre is a 5-storey block.  The 1st and 5th storey of the 
medical centre are linked to the 1st and 4th storey of the hospital block.  The car park lots are 
located on the 1st storey of the medical centre block as well as surface lots within the compound. 
The total floor area of the property is 10,993.6 square metres. 

The interest held by the Trustee is leasehold for a period of 75 years commencing from 23 
August 2007. The remaining unexpired lease term is approximately 61.1 years. 

OOccupational Details of the Properties  

Existing Master Lease Agreement 

The Properties are currently are leased by the Trustee (“Master Lessor”), to Parkway Hospitals 
Singapore Pte Ltd (“Master Lessee”) under a Master Lease arrangement.  

The initial term of the lease is 15 years commencing from 23 August 2007 (“Existing Term”), 
with an option to renew the lease for a further term of 15 years upon expiry of the initial term.  
The rental payable by the Master Lessee from 2nd year of the term till the final year of the term 
comprises a base rent component of S$30.0 million and a variable rent component computed 
at 3.8% of AHRs for the current financial year provided always that the rent payable shall be no 
less than the equivalent of {1 + (CPI + 1%)} x rent payable for the immediately preceding year.  

The Master Lessee bears all property expenses, including property tax, insurance expenses and 
all outgoings and expenses to be incurred in respect of the Properties while the Master Lessor 
bears all expenses in relation to land rent, maintenance charges and sinking fund to the relevant 
Management Corporation (if any).  

Proposed Lease Renewal Terms for the New Master Lease Agreement 

We have been informed on the Proposed Lease Renewal Terms for the new MLA.  The proposed 
renewal term will be from 23 August 2022 to 31 December 2042 (the “Renewal Term”), 
comprising an interim period from 23 August 2022 to 31 December 2022 (introduced to 
realign each subsequent lease period to financial year) and 20 years from 1 January 2023 to 
31 December 2042.  There is also an option to renew the lease for a further term of 10 years 
from 1 January 2043 to 31 December 2052. 

Immediately upon expiry of the Existing Term, the rent for the interim period will be at 2.0% 
step-up from the expiring rent for Year 15 of the Existing Term and it is to be prorated for the 
relevant period from 23 August 2022 to 31 December 2022.  Thereafter, the proposed rent for 
the first financial year of the Renewal Term i.e. FY2023 (the “Initial Rent”) for the Properties 
shall be determined based on the then prevailing market rent and a 15.0% cap of the average 
AHRs of the respective Properties for the 10-year period from FY2010 to  FY2019.  The Initial 
Rent shall be distributed to the Properties at 62%, 32% and 6% for Mount Elizabeth Hospital 
Property, Gleneagles Hospital Property and Parkway East Hospital Property respectively.  

As part of the renewal, the Master Lessor shall be responsible for a one-time capital expenditure 
costs of up to S$150.0 million (exclusive of GST) (the “Renewal Capex Costs”) to conduct certain 
capital expenditure works on the applicable Properties (the “Renewal Capex Works”).  The 



A1-5

 
 

1 July 2021 
 

Page 5 
 

Renewal Capex Works are estimated to take approximately three years to complete and are 
expected to take place during the first three full financial years of the Renewal Term i.e. FY2023 
to FY2025 (the “Downtime Period”).  During the Downtime Period, there will be operational 
and income disruptions to the Master Lessee and therefore, rent rebate on a tiered basis 
amounting to approximately S$60.9 million will be granted to the Master Lessee for the 
Downtime Period (the “Downtime Period Rent Rebate”).  Nonetheless, the rent for the Downtime 
Period will still provide for a 3.0% step-up from the preceding year/ period.  The Annual Rent 
Review Formula shall be applicable for Year 4 to Year 20 of the Renewal Term i.e. FY2026 to 
FY2042 and the formula is similar to the current annual rent review formula under the Existing 
Master Lease Agreements.   

VValuation Rationale 

In arriving at our opinion of value, we have considered relevant general and economic factors 
and all information necessary to enable us to arrive at the rental value of the Properties. We 
have primarily utilised the Profits Method in undertaking our assessment to arrive at the 
prevailing Market Rental Value of the Properties. For avoidance of doubt, the prevailing Market 
Rental Value of the Properties shall be for the first full financial year of the Renewal Term. 

Profits Method 

The Profits Method has been adopted as there is no comparable rental evidences similar to the 
existing use of the Properties. Furthermore, we are of the opinion that the Properties falls into 
the category under trade related properties, where it refers to any type of real property designed 
for a specific type of business where the property value reflects the trading potential for that 
business. 

The approach assumes that the rental value of each property is related to the profit derived 
from the use of the property. It involves ascertaining historical gross receipts of the business 
from which cost of purchases and working expenses are deducted. The remainder is the divisible 
balance, which is to be shared between the hypothetical landlord and hypothetical tenant. A 
tenant’s share, which is equivalent to the return or reward due to the hypothetical tenant for his 
enterprise, risk and capital, is deducted from the divisible balance to arrive at the prevailing 
Market Rental Value. 

Our adopted annual prevailing Market Rental Value involves analysing the growth trends and 
relativity ratios to arrive at forward projections of receipts and expenditures. The EBITDAR 
(excluding depreciation) (also known as the divisible balance in the Profits Method) is forecasted 
at the year of Lease Renewal. It is to be shared between the hypothetical landlord and 
hypothetical tenant as rents and tenant’s share respectively. We have then applied a suitable 
tenant share proportion to arrive at the proposed prevailing Market Rental Value for the 
Properties.  

Having considered the prevailing market conditions and other relevant factors, the proposed 
Market Rental Values of the Properties based on the Profits Method is S$105,479,000. 
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Benchmarking Analysis 

When considering the prevailing market rent, it is necessary to benchmark the comparable rents 
being paid in the market. However, rental information of hospitals is not readily available for 
direct benchmarking or referencing in Singapore. Due to the specialised nature of the 
properties, it is inappropriate to use rental information of other asset classes in Singapore to 
compare as the underlying usage is very different and any direct comparison will not be 
meaningful. Henceforth, we have extended the benchmarking coverage in the form of rental 
metrics to overseas markets where there are other private hospitals under a rental structure.   

The rental metrics adopted as part of the benchmarking analysis are Rent Over Total Revenue, 
Rent over Earnings Before Interest, Depreciation, Amortization and Rent (EBITDAR) and Rent 
Cover Ratio. These metrics provides some indications on the level of earnings that an operator 
of a property generates to cover the rental payments to operate a sustainable business. We also 
understand that these ratios are commonly used to determine rental rates for such trade related 
properties. Based on the above, the benchmarking analysis allows us to ascertain if the derived 
rental metrics are in line with the market norms.  

According to the Proposed Lease Renewal Terms in the new MLA, we understand that the Initial 
Rent is estimated to be S$97,207,000. We have undertaken a benchmarking analysis to 
ascertain the reasonableness of the Initial Rent based on rental metrics and opine that this 
amount is well within market benchmarks and is considered to be a fair and reasonable level 
to be adopted as Market Rent. 

CCritical Assumptions 

We have made certain critical assumptions which collectively have a material impact upon our 
valuation. 
 

 Our assessment addresses the proposed prevailing Market Rental Value of the 
Properties, taking into consideration the new MLA and the Proposed Lease Renewal 
Terms. While the new MLA has yet to be finalised, we understand from the Manager 
that there has been some agreement between the Master Lessee and Master Lessor on 
the Proposed Lease Renewal Terms. We have perused these commercial terms 
provided to us and relied on it for this valuation exercise. 

 We have not examined the new lease documentation, indicating the variations, for the 
new MLA. 

 Our assessment of rental value is provided on the assumption that the new MLA is 
executed or will be executed and that the lease provisions are in accordance with the 
terms provided by the Manager. 

 Our valuation calculations include rental growth assumptions throughout a defined 
cash flow period. These assumptions have been based on prevailing economic and 
market conditions as at 30 June 2021. 
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AAssessment of Value  

Based on the new MLA and taking into consideration the Proposed Lease Renewal Terms, our 
opinion of prevailing Market Rental Value of the Properties as at 30 June 2021, is:  
 
AAggregate prevailing Market Rental Value of Properties as at 30 June 2021:  S$97,207,000 
(Singapore Dollars:  Ninety Seven Million Two Hundred And Seven Thousand Dollars Only) 

No Property
Proposed Annual 

Base Rent
Proposed Annual 

Variable Rent

Total Proposed 
Annual Market 

Rent

1 Mount Elizabeth Hospital Property S$40,178,893 S$20,089,447 S$60,268,340

2 Gleneagles Hospital Property S$20,737,493 S$10,368,747 S$31,106,240

3 Parkway East Hospital Property S$3,888,280 S$1,944,140 S$5,832,420

Total SS$64,804,667 S$32,402,333 S$97,207,000

 
 

The key details and valuation of the Properties are detailed in the Valuation Certificates 
attached.   
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DDisclaimer 

Mr Png Poh Soon, Ms Wee Ting Ting and CBRE have prepared this Valuation Summary Letter 
which appears in this Circular and, to the extent permitted by law, specifically disclaim liability 
to any person in the event of any omission from or false or misleading statement included in 
the Circular, other than in respect of the information provided within the aforementioned Report 
and this Valuation Summary Letter.  Mr Png Poh Soon, Ms Wee Ting Ting and CBRE do not 
make any warranty or representation as to the accuracy of the information in any other part of 
the prospectus other than as expressly made or given by CBRE in this Valuation Summary Letter. 

CBRE has relied upon property data supplied by the Manager which we assume to be true and 
accurate.  CBRE takes no responsibility for inaccurate client supplied data and subsequent 
conclusions related to such data. 

The reported analyses, opinions and conclusions are limited only by the reported assumptions 
and limiting conditions and is our personal, unbiased professional analyses, opinions and 
conclusions.  CBRE, Mr Png Poh Soon and Ms Wee Ting Ting have no present or prospective 
interest in the Property and have no personal interest or bias with respect to the party(ies) 
involved.   

The valuers’ compensation is not contingent upon the reporting of a predetermined value or 
direction in value that favours the cause of the client, the amount of the value estimate, the 
attainment of a stipulated result, or the occurrence of a subsequent event (such as a lending 
proposal or sale negotiation). 

We hereby certify that the valuers undertaking these valuations are authorized to practice as 
valuers. 

None of the information in this Valuation Summary Letter or our Report constitutes advice as to 
the merits of entering into any form of transaction.  Furthermore, none of the information in 
this Summary Valuation Letter or our Report constitutes financial product advice. 

This Summary Valuation Letter and the Report are strictly limited to the matters contained within 
those documents and are not to be read as extending, by implication or otherwise, to any other 
matter in the Circular.  To the extent permitted by law, CBRE specifically disclaims any liability 
in respect of the use of or reliance on this Summary Valuation Letter to any person in the event 
of any omission or false or misleading statement other than to the Addressees or such other 
party that has entered into a reliance letter with us.  CBRE does not give any warranty or 
representation as to the accuracy of the information in any other part of the Circular. 

Yours sincerely 
CBRE PTE. LTD. 
 

PNG POH SOON WEE TING TING 
MSc (Real Est) MSISV BSc (Real Est) MSISV 
Appraiser’s License No. AD041-2009900J Appraiser’s License No. AD041-2010069M 
Executive Director Assistant Manager 
Valuation & Advisory Services Valuation & Advisory Services 
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Valuation Certificate – Mount Elizabeth Hospital Property 
PProperty:

Singapore 228510
CClient:

TTrust:

PPurpose:
BBasis of Valuation:

RRegistered Owner: HSBC Institutional Trust Services (Singapore) Limited (Held in Trust)
LLand Area:
MMaster Plan 2019: "Health & Medical Care"

BBrief Description:

TTenancy Profile:

LLease Condition:

SStrata Floor Area (sqm):
VValuation Approach: Profits Method

DDate of Valuation:

AAssessed Prevailing Annual 
MMarket Rent:

This valuation is exclusive of GST.

PPrepared By: CBRE Pte. Ltd.

Per: Png Poh Soon MSc (Real Est) Hons MSISV PPer: Wee Ting Ting BSc (Real Est) Hons MSISV
Appraiser's License No. AD041-2009900J Appraiser's License No. AD041-2010069M
Executive Director - Valuation & Advisory Services Assistant Manager - Valuation & Advisory Services

The hospital building was completed in 1979 whilst the medical centre was completed over two phases; in 1979 and 1992.  
Renovation and reconfiguration works have been carried out within the development over the years.  We understand that the 
renovation works carried out in 2016 and 2017 include renovation to Magnetic Resonance Imaging located on Level 2 of Block A, 
wards, HASCTC, admission counter and andology lab.  Other upgrading works include installation of partition wall at plant room 
entrance, BMS System; replacement of medical gas system, vacuum system, standby generator and fan coil units at Block B and 
Block C and boiler at Block B; upgrading of surgical lights and pendant for operating theatres, converting ICU waiting area to 
meeting room and waterproofing to roof of Block B and Block C.  Further renovation works have been carried out to the discharge 
lounge, ward 10 and changing the carpet of the administration office, lift lobbies and corridors in 2018. 

Mount Elizabeth Hospital development comprises Mount Elizabeth Hospital, a medical centre and car parks.  Mount Elizabeth 
Hospital is made up of a 10-storey block and a 5-storey block as well as car park lots.  The medical centre comprises a 17-storey 
medical and retail block with a total of 232 strata units and a car park on the 4th to 8th storey.  All blocks are linked by common 
podium with basement car park. The Mount Elizabeth Hospital Property owned by Parkway Life REIT accounts for 56.71% of the 
total share value of the strata lots at Mount Elizabeth Hospital development.  

Lease Renewal

15,204.0 square metres

Mount Elizabeth Hospital, 30 strata units within Mount Elizabeth 
Medical Centre & 363 Car Park Lots 

3 Mount Elizabeth

Parkway Trust Management Limited (as Manager of Parkway Life 
Real Estate Investment Trust) and HSBC Institutional Trust Services 
(Singapore) Limited (as Trustee of Parkway Life Real Estate 
Investment Trust)

Parkway Life REIT

Prevailing Market Rent, taking into consideration the new Master 
Lease Agreement and the Proposed Lease Renewal Terms

Based on the existing Master Lease Agreement, for the first year, the aggregate rent is $19.8 million (Base Rent) and the higher of 
(i) 3.8% of Adjusted Hospital Revenue ("AHR") for the current financial year (Variable Rent) or (ii) $9.9 million. From the second 
year till final year of the lease term, the aggregate rent is $19.8 million (Base Rent) and 3.8% of Adjusted Hospital Revenue for the 
current financial year (Variable Rent) provided always that the rent payable shall be no less than the equivalent of {1 + (CPI + 
1%)} X Rent payable for the immediately preceding year.  CPI shall mean the percentage increase in the Consumer Price Index 
announced by the Department of Statistics of Singapore for the relevant year compared to the immediately preceding year.  Where 
CPI is negative for any given year, then CPI shall be deemed to be zero.

Under the new Master Lease Agreement, based on the proposed lease renewal terms, immediately upon expiry of the Existing 
Term, the rent for the interim period will be at 2.0% step-up from the expiring rent for Year 15 of the Existing Term and it is to be 
prorated for the relevant period from 23 August 2022 to 31 December 2022.  Thereafter, the proposed rent for the first financial 
year of the Renewal Term i.e. FY2023 (the “Initial Rent”) for the Properties shall be determined based on the then prevailing market 
rent and a 15.0% cap of the average AHRs of the respective Properties for the 10-year period from FY2010 to FY2019.  The Initial 
Rent shall be distributed to the Properties at 62%, 32% and 6% for Mount Elizabeth Hospital Property, Gleneagles Hospital Property 
and Parkway East Hospital Property respectively. Taking into consideration of the rental renewal cap, the initial rent for Mount 
Elizabeth Hospital Property is estimated to be $60.3 million for the first financial year i.e. FY2023, with $40.2 million as base rent 
and $20.1 million as variable rent.

As part of the renewal, the Master Lessor shall be responsible for a one-time capital expenditure costs of up to $150.0 million 
(exclusive of GST) (the “Renewal Capex Costs”) to conduct certain capital expenditure works on the applicable Properties (the 
“Renewal Capex Works”). The Renewal Capex Works are estimated to take approximately three years to complete and are 
expected to take place during the first three full financial years of the Renewal Term i.e. FY2023 to FY2025 (the “Downtime 
Period”).  During the Downtime Period, there will be operational and income disruptions to the Master Lessee and therefore, rent 
rebate on a tiered basis amounting to approximately $60.9 million will be granted to the Master Lessee for the Downtime Period 
(the “Downtime Period Rent Rebate”).  Nonetheless, the rent for the Downtime Period will still provide for a 3.0% step-up from the 
preceding year / period.  The Annual Rent Review Formula shall be applicable for Year 4 to Year 20 of the Renewal Term i.e. 
FY2026 to FY2042 and the formula is similar to the current annual rent review formula under the Existing Master Lease 
Agreements.

The Mount Elizabeth Hospital Property is leased to Parkway Hospitals Singapore Pte Ltd (as "Master Lessee"), for a term of 15 years 
commencing from 23 August 2007 ("Existing Term"). There is an option to renew for another 15 years upon expiry of the initial 
term.

Under the new Master Lease Agreement, based on the proposed lease renewal terms, the original lease renewal option period of 
15 years will be extended. The proposed renewal term will be from 23 August 2022 to 31 December 2042 (the “Renewal Term”), 
comprising an interim period from 23 August 2022 to 31 December 2022 (introduced to realign each subsequent lease period to 
financial year) and 20 years from 1 January 2023 to 31 December 2042.  There is also an option to renew the lease for a further 
term of 10 years from 1 January 2043 to 31 December 2052.

((Taking into consideration the new Master Lease Agreement and the Proposed Lease Renewal Terms)

AAssumptions, 
Disclaimers,
Limitations &
Qualifications

This valuation report is provided subject to the assumptions, qualifications, limitations and disclaimers detailed throughout this 
report which are made in conjunction with those included within the Assumptions, Qualifications, Limitations & Disclaimers section 
located within this report.  Reliance on this report and extension of our liability is conditional upon the reader's acknowledgement 
and understanding of these statements.  This valuation is for the use only of the party to whom it is addressed and for no other 
purpose.  No responsibility is accepted to any third party who may use or rely on the whole or any part of the content of this 
valuation.  The valuer has no pecuniary interest that would conflict with the proper valuation of the property.

30 June 2021

((Sixty Million Two Hundred Sixty Eight Thousand Three Hundred Forty Dollars)

$$60,268,340

58,139.0

d.
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Valuation Certificate – Gleneagles Hospital Property 
PProperty:

Singapore 258500/258499

CClient:

TTrust:
PPurpose:
BBasis of Valuation:

RRegistered Owner: HSBC Institutional Trust Services (Singapore) Limited (Held in Trust)

LLand Area:

MMaster Plan 2019: "Health & Medical Care"

BBrief Description:

TTenancy Profile:

LLease Condition:

GFA (sqm):SStrata Area (sqm): 49,003.0

VValuation Approach: Profits Method

DDate of Valuation:
AAssessed Prevailing Annual 
MMarket Rent:

This valuation is exclusive of GST.

PPrepared By: CBRE Pte. Ltd.

Per: Png Poh Soon MSc (Real Est) Hons MSISV PPer: Wee Ting Ting BSc (Real Est) Hons MSISV
Appraiser's License No. AD041-2009900J Appraiser's License No. AD041-2010069M
Executive Director - Valuation & Advisory Services Assistant Manager - Valuation & Advisory Services

The hospital building was completed in phases between 1991 and 1993; the annexe block in 1979 and the medical centre also 
completed in phases between 1991 and 1993.  We understand that between 2009 to 2014, renovation or minor improvement 
works were carried out to the wards, neonatal intensive care unit (NICU) and some of the operating theatres.  Between 2015 to 
2017, renovation and minor works were carried out to some of the operating theatres, theatre sterile supplies unit, lounge, 
endoscopy unit, ward 5/NICU, A&E area and admission/front office/TACT office/ATS room.  Further renovation and minor works 
were carried to ward 6, A&E area, toilets in annex block and reducing the rehabilitation area in 2018.  

Gleneagles Hospital development comprises Gleneagles Hospital, a medical centre and car parks.  Gleneagles Hospital is made up 
of a 10-storey block with 2 basements and a 5-storey annexe block.  The medical centre is a 10-storey block with 3 basements and 
comprises 164 strata units from the 2nd to 10th storey.  The car parks with a total of 402 car park lots are located at Basement 2 to 
1st storey of the hospital building and Basement 3 to 1st storey of the medical centre. The Gleneagles Hospital Property owned by 
Parkway Life REIT accounts for 69.05% of the total share value of the strata lots at Gleneagles Hospital development.  

Lease Renewal

14,947.3 square metres where the subject development is built on 
(with accompanying lot of 37.6 square metres)

Gleneagles Hospital, 10 strata units within Gleneagles Medical 
Centre & 121 Car Park Lots

6A & 6 Napier Road

Parkway Trust Management Limited (as Manager of Parkway Life 
Real Estate Investment Trust) and HSBC Institutional Trust Services 
(Singapore) Limited (as Trustee of Parkway Life Real Estate 
Investment Trust)

Parkway Life REIT

Prevailing Market Rent, taking into consideration the new Master 
Lease Agreement and the Proposed Lease Renewal Terms

Based on the existing Master Lease Agreement, for the first year, the aggregate rent is $8.7 million (Base Rent) and the higher of (i) 
3.8% of Adjusted Hospital Revenue ("AHR") for the current financial year (Variable Rent) or (ii) $4.3 million. From the second year 
till final year of the lease term, the aggregate rent is $8.7 million (Base Rent) and 3.8% of Adjusted Hospital Revenue for the current 
financial year (Variable Rent) provided always that the rent payable shall be no less than the equivalent of {1 + (CPI + 1%)} X Rent 
payable for the immediately preceding year.  CPI shall mean the percentage increase in the Consumer Price Index announced by 
the Department of Statistics of Singapore for the relevant year compared to the immediately preceding year.  Where CPI is negative 
for any given year, then CPI shall be deemed to be zero.

Under the new Master Lease Agreement, based on the proposed lease renewal terms, immediately upon expiry of the Existing Term, 
the rent for the interim period will be at 2.0% step-up from the expiring rent for Year 15 of the Existing Term and it is to be prorated 
for the relevant period from 23 August 2022 to 31 December 2022.  Thereafter, the proposed rent for the first financial year of the 
Renewal Term i.e. FY2023 (the “Initial Rent”) for the Properties shall be determined based on the then prevailing market rent and a 
15.0% cap of the average AHRs of the respective Properties for the 10-year period from FY2010 to FY2019.  The Initial Rent shall 
be distributed to the Properties at 62%, 32% and 6% for Mount Elizabeth Hospital Property, Gleneagles Hospital Property and 
Parkway East Hospital Property respectively. Taking into consideration of the rental renewal cap, the initial rent for Gleneagles 
Hospital Property is estimated to be $31.1 million for the first financial year i.e. FY2023, with $20.7 million as base rent and $10.4 
million as variable rent.

As part of the renewal, the Master Lessor shall be responsible for a one-time capital expenditure costs of up to $150.0 million 
(exclusive of GST) (the “Renewal Capex Costs”) to conduct certain capital expenditure works on the applicable Properties (the 
“Renewal Capex Works”). The Renewal Capex Works are estimated to take approximately three years to complete and are expected 
to take place during the first three full financial years of the Renewal Term i.e. FY2023 to FY2025 (the “Downtime Period”).  During 
the Downtime Period, there will be operational and income disruptions to the Master Lessee and therefore, rent rebate on a tiered 
basis amounting to approximately $60.9 million will be granted to the Master Lessee for the Downtime Period (the “Downtime 
Period Rent Rebate”).  Nonetheless, the rent for the Downtime Period will still provide for a 3.0% step-up from the preceding year / 
period.  The Annual Rent Review Formula shall be applicable for Year 4 to Year 20 of the Renewal Term i.e. FY2026 to FY2042 
and the formula is similar to the current annual rent review formula under the Existing Master Lease Agreements. 

The Gleneagles Hospital Property is leased to Parkway Hospitals Singapore Pte Ltd (as "Master Lessee"), for a term of 15 years 
commencing from 23 August 2007 ("Existing Term"). There is an option to renew for another 15 years upon expiry of the initial 
term.

Under the new Master Lease Agreement, based on the proposed lease renewal terms, the original lease renewal option period of 
15 years will be extended. The proposed renewal term will be from 23 August 2022 to 31 December 2042 (the “Renewal Term”), 
comprising an interim period from 23 August 2022 to 31 December 2022 (introduced to realign each subsequent lease period to 
financial year) and 20 years from 1 January 2023 to 31 December 2042.  There is also an option to renew the lease for a further 
term of 10 years from 1 January 2043 to 31 December 2052.

AAssumptions, 
Disclaimers,
Limitations &
Qualifications

This valuation report is provided subject to the assumptions, qualifications, limitations and disclaimers detailed throughout this report 
which are made in conjunction with those included within the Assumptions, Qualifications, Limitations & Disclaimers section located 
within this report.  Reliance on this report and extension of our liability is conditional upon the reader's acknowledgement and 
understanding of these statements.  This valuation is for the use only of the party to whom it is addressed and for no other purpose.  
No responsibility is accepted to any third party who may use or rely on the whole or any part of the content of this valuation.  The 
valuer has no pecuniary interest that would conflict with the proper valuation of the property.

30 June 2021

((Taking into consideration the new Master Lease Agreement and the Proposed Lease Renewal Terms)

$$31,106,240

((Thirty One Million One Hundred Six Thousand Two Hundred Forty Dollars)

.
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Valuation Certificate – Parkway East Hospital Property 
PProperty:

Singapore 427990/427989

CClient:

TTrust:

PPurpose:
BBasis of Valuation:

RRegistered Owner: HSBC Institutional Trust Services (Singapore) Limited (Held in Trust)
LLand Area:
MMaster Plan 2019: "Health & Medical Care"

BBrief Description:

TTenancy Profile:

LLease Condition:

TTotal Floor Area (sqm):

VValuation Approach: Profits Method

DDate of Valuation:
AAssessed Prevailing Annual 
MMarket Rent:

This valuation is exclusive of GST.

PPrepared By: CBRE Pte. Ltd.

Per: Png Poh Soon MSc (Real Est) Hons MSISV PPer: Wee Ting Ting BSc (Real Est) Hons MSISV
Appraiser's License No. AD041-2009900J Appraiser's License No. AD041-2010069M
Executive Director - Valuation & Advisory Services Assistant Manager - Valuation & Advisory Services

AAssumptions, 
Disclaimers,
Limitations &
Qualifications

This valuation report is provided subject to the assumptions, qualifications, limitations and disclaimers detailed throughout this 
report which are made in conjunction with those included within the Assumptions, Qualifications, Limitations & Disclaimers section 
located within this report.  Reliance on this report and extension of our liability is conditional upon the reader's acknowledgement 
and understanding of these statements.  This valuation is for the use only of the party to whom it is addressed and for no other 
purpose.  No responsibility is accepted to any third party who may use or rely on the whole or any part of the content of this 
valuation.  The valuer has no pecuniary interest that would conflict with the proper valuation of the property.

30 June 2021

((Five Million Eight Hundred Thirty Two Thousand Four Hundred Twenty Dollars)

$$5,832,420

((Taking into consideration the new Master Lease Agreement and the Proposed Lease Renewal Terms)

Based on the existing Master Lease Agreement, for the first year, the aggregate rent is $1.5 million (Base Rent) and the higher of (i) 
3.8% of Adjusted Hospital Revenue for the current financial year (Variable Rent) or (ii) $0.8 million. From the second year till final 
year of the lease term, the aggregate rent is $1.5 million (Base Rent) and 3.8% of Adjusted Hospital Revenue ("AHR") for the 
current financial year (Variable Rent) provided always that the rent payable shall be no less than the equivalent of {1 + (CPI + 
1%)} X Rent payable for the immediately preceding year.  CPI shall mean the percentage increase in the Consumer Price Index 
announced by the Department of Statistics of Singapore for the relevant year compared to the immediately preceding year.  Where 
CPI is negative for any given year, then CPI shall be deemed to be zero.

Under the new Master Lease Agreement, based on the proposed lease renewal terms, immediately upon expiry of the Existing 
Term, the rent for the interim period will be at 2.0% step-up from the expiring rent for Year 15 of the Existing Term and it is to be 
prorated for the relevant period from 23 August 2022 to 31 December 2022.  Thereafter, the proposed rent for the first financial 
year of the Renewal Term i.e. FY2023 (the “Initial Rent”) for the Properties shall be determined based on the then prevailing market 
rent and a 15.0% cap of the average AHRs of the respective Properties for the 10-year period from FY2010 to FY2019.  The Initial 
Rent shall be distributed to the Properties at 62%, 32% and 6% for Mount Elizabeth Hospital Property, Gleneagles Hospital Property 
and Parkway East Hospital Property respectively. Taking into consideration of the rental renewal cap, the initial rent for Parkway 
East Hospital Property is estimated to be $5.8 million for the first financial year i.e. FY2023, with $3.9 million as base rent and 
$1.9 million as variable rent.

As part of the renewal, the Master Lessor shall be responsible for a one-time capital expenditure costs of up to $150.0 million 
(exclusive of GST) (the “Renewal Capex Costs”) to conduct certain capital expenditure works on the applicable Properties (the 
“Renewal Capex Works”). The Renewal Capex Works are estimated to take approximately three years to complete and are 
expected to take place during the first three full financial years of the Renewal Term i.e. FY2023 to FY2025 (the “Downtime 
Period”).  During the Downtime Period, there will be operational and income disruptions to the Master Lessee and therefore, rent 
rebate on a tiered basis amounting to approximately $60.9 million will be granted to the Master Lessee for the Downtime Period 
(the “Downtime Period Rent Rebate”). Nonetheless, the rent for the Downtime Period will still provide for a 3.0% step-up from the 
preceding year / period.  The Annual Rent Review Formula shall be applicable for Year 4 to Year 20 of the Renewal Term i.e. 
FY2026 to FY2042 and the formula is similar to the current annual rent review formula under the Existing Master Lease 
Agreements. ��� ����

The Parkway East Hospital Property is leased to Parkway Hospitals Singapore Pte Ltd (as "Master Lessee"), for a term of 15 years 
commencing from 23 August 2007 ("Existing Term"). There is an option to renew for another 15 years upon expiry of the initial 
term.

Under the new Master Lease Agreement, based on the proposed lease renewal terms, the original lease renewal option period of 
15 years will be extended. The proposed renewal term will be from 23 August 2022 to 31 December 2042 (the “Renewal Term”), 
comprising an interim period from 23 August 2022 to 31 December 2022 (introduced to realign each subsequent lease period to 
financial year) and 20 years from 1 January 2023 to 31 December 2042.  There is also an option to renew the lease for a further 
term of 10 years from 1 January 2043 to 31 December 2052.

10,993.6

The hospital building was completed in 1982 whilst the medical centre was completed in 1987.  

Parkway East Hospital Property comprises the Parkway East Hospital, a medical centre and car parks.  Parkway East Hospital is a 4-
storey block and the medical centre is a 5-storey block.  The 1st and 5th storey of the medical centre are linked to the 1st and 4th 
storey of the hospital block.  The car park lots are located on the 1st storey of the medical centre block as well as surface lots 
within the compound.

Lease Renewal

6,203.0 square metres

Parkway East Hospital & Medical Centre
321/319 Joo Chiat Place

Parkway Trust Management Limited (as Manager of Parkway Life 
Real Estate Investment Trust) and HSBC Institutional Trust Services 
(Singapore) Limited (as Trustee of Parkway Life Real Estate 
Investment Trust)

Parkway Life REIT

Prevailing Market Rent, taking into consideration the new Master 
Lease Agreement and the Proposed Lease Renewal Terms
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Knight Frank Pte Ltd 10 Collyer Quay #08-01 Ocean Financial Centre Singapore 049315 
Tel: +65 6222 1333   Fax: +65 6224 5843   Reg.No: 198205243Z   CEA Licence No: L3005536J 

KnightFrank.com.sg  
Other Offices: 

Knight Frank Property Asset Management Pte Ltd 160 Paya Lebar Road #05-05 Orion@Paya Lebar Singapore 409022 
KF Property Network Pte Ltd 10 Collyer Quay #08-01 Ocean Financial Centre Singapore 049315 

1 July 2021 
 
 
HSBC Institutional Trust Services (Singapore) Limited  
(as Trustee of Parkway Life Real Estate Investment Trust) 
10 Marina Boulevard  
#48-01 Marina Bay Financial Centre Tower 2 
Singapore 018983 
 
Parkway Trust Management Limited  
(as Manager of Parkway Life Real Estate Investment Trust)  
101 Thomson Road  
#28-03 United Square  
Singapore 307591  
 
 
Dear Sirs 
 
RENTAL VALUATION OF 3 SINGAPORE HOSPITALS 
(1)  3 MOUNT ELIZABETH "MOUNT ELIZABETH HOSPITAL", 363 CAR PARK LOTS AND 30 STRATA 

UNITS WITHIN "MOUNT ELIZABETH MEDICAL CENTRE" SINGAPORE 228510  
 ( MOUNT ELIZABETH HOSPITAL  
(2)  6A NAPIER ROAD "GLENEAGLES HOSPITAL", 121 CAR PARK LOTS AND 10 STRATA UNITS 

WITHIN "GLENEAGLES MEDICAL CENTRE" AT 6 NAPIER ROAD SINGAPORE 258500/258499 
(  

(3)  321/319 JOO CHIAT PLACE "PARKWAY EAST HOSPITAL AND MEDICAL CENTRE" AND 75 CAR 
 PARK LOTS SINGAPORE 427990/427989  
 (  
 
 
Instructions 
 
We refer to your instructions for a formal valuation to be carried out in respect of Mount Elizabeth Hospital 

ies
leased by HSBC Institutional Trust Services (Singapore) Limited [as Trustee of Parkway Life Real Estate 
Investment Trust (Parkway Life REIT)] Master 

 
 
We have specifically been instructed to provide our opinion of the prevailing Market Rent of the Properties, 
taking into consideration the New Master Lease Agreements and the proposed lease renewal terms and 
conditions, for a lease term from 23 August 2022 to 31 December 2042 , for lease renewal 
purposes. The prevailing Market Rent of the Properties shall be for the first financial year of the Renewal 
Term. 
 
We have, in accordance with the instructions, prepared a formal comprehensive Valuation Report and this 
Valuation Summary Letter in accordance with the terms of engagement entered into between Knight Frank 
Pte Ltd and HSBC Institutional Trust Services (Singapore) Limited (as Trustee of Parkway Life REIT) dated 
13 February 2019. 
 
Our valuation is our opinion of the Market Rent, which we would define as follows: 
 

transaction, after proper 
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In preparing this valuation, we have relied on information provided by Parkway Trust Management Limited, 
as Manager of Parkway Life REIT proposed lease 
renewal terms and conditions, existing Master Lease Agreements, site and floor areas, etc. We have relied 
upon this information as being accurate and complete. We accept no responsibility for subsequent changes 
in the information provided. Dimensions, measurements and areas are only approximations. 
 
All works are carried out in accordance with the Singapore Institute of Surveyors and Valuers (SISV) 
Valuation Standards and Practice Guidelines and International Valuation Standards (IVS), and all codes, 
standards and requirements of professionalism have been met. 
 
Unless otherwise stated, all valuation figures herein are stated on a net of GST basis. 
 
We have inspected the Properties on 30 December 2020, prepared and provided this Valuation Summary 
Letter outlining key factors that have been considered in arriving at our opinions of value for inclusion in, 
and/or to be made available for inspection under, the Circular to unitholders of Parkway Life REIT (the 
"Circular"). The value conclusions reflect all information known by the valuers of Knight Frank Pte Ltd who 
worked on the valuation in respect to the Properties, market conditions and available data. 
 
As at the valuation date, we continue to be faced with an unprecedented set of circumstances caused by 
COVID-19. Our valuation is therefore reported as being subject to Material Valuation Uncertainty. A higher 
degree of caution should be attached to our valuation than would normally be the case. Given the unknown 
future impact that COVID-19 might have on the real estate market, we recommend that you keep the 
valuation of the Properties under frequent review. 
 
For the avoidance of doubt, this explanatory note has been included to ensure transparency and to provide 
further insight as to the market context under which the valuation opinion was prepared. In recognition of the 
potential for market conditions to move rapidly in response to changes in the control or future spread of 
COVID-19, we highlight the importance of the valuation date. 

 
Reliance on This Letter 
 
We have prepared this letter which outlines key factors which have been considered in arriving at our opinion 
of the prevailing Market Rents of the Properties, for inclusion in, and/or to be made available for inspection 
under, the Circular.  This letter alone does not contain all the necessary data and support information 
included in our Valuation Report. Knight Frank Pte Ltd has provided HSBC Institutional Trust Services 
(Singapore) Limited (as Trustee of Parkway Life REIT) and Parkway Trust Management Limited (as Manager 
of Parkway Life REIT) a comprehensive Valuation Report for the Properties. The valuation and market 
information are not guarantees or predictions and must be read in conjunction with the following: 
 
(a) The estimated prevailing Market Rents of the Properties are based upon the factual information provided 

by the Manager.  Whilst Knight Frank Pte Ltd has endeavoured to assure the accuracy of the factual 
information, it has not independently verified all information provided by the Manager or the Government 
of Singapore (primarily statistical information relating to market conditions). Knight Frank Pte Ltd 
believes that every recipient of the Circular, should review the Valuation Report to understand the 
complexity of the methodology and the many variables involved. 

 
(b) The primary methodology used by Knight Frank Pte Ltd in valuing the Properties is the Profits Method. 

The valuation methodology is summarised in the Valuation Rationale section of this letter.   
 
(c) The Valuation Report was undertaken based upon information available as of June 2021. Knight Frank 

Pte Ltd accepts no responsibility for subsequent changes in information as to income, expenses or 
market conditions. 

 
The Valuation Report, Valuation Summary Letter and Valuation Certificates may only be relied upon by HSBC 
Institutional Trust Services (Singapore) Limited (as Trustee of Parkway Life REIT) and Parkway Trust 
Management Limited (as Manager of Parkway Life REIT) for lease renewal purposes. 
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The Properties 
 

The Properties comprise Mount Elizabeth Hospital Property, Gleneagles Hospital Property and Parkway 
East Hospital Property. 
 
Mount Elizabeth Hospital Property 
 
The Mount Elizabeth Hospital Development comprises Mount Elizabeth Hospital, Mount Elizabeth Medical 
Centre and car park. Mount Elizabeth Hospital comprises a 10-storey block, a 5-storey block and car park. 
Mount Elizabeth Medical Centre comprises a 17-storey block accommodating 232 strata titled shops and 
medical suites and a car park from the 4th to 8th storeys. The car park has a total of 363 lots. The hospital 
block has 1 major operating theatre with a total of 13 operating rooms. Parkway Life REIT owns 56.71% of 
the total share value of the strata lots in the Mount Elizabeth Hospital Development, representing the Mount 
Elizabeth Hospital which has 345 beds, 30 strata units and 363 car park lots (i.e. Mount Elizabeth Hospital 
Property). 
 
Gleneagles Hospital Property 
 
The Gleneagles Hospital Development comprises Gleneagles Hospital, Gleneagles Medical Centre and car 
park. Gleneagles Hospital comprises a 10-storey block with 2 basements and a 5-storey annex block. 
Gleneagles Medical Centre comprises a 10-storey block with 3 basements accommodating 164 medical 
suites from the 2nd to 10th storeys. The car park has a total of 402 lots, located at basement 2 to 1st storey 
of the hospital building and basement 3 to 1st storey of the medical centre building. The 10-storey hospital 
block has 1 major operating theatre with a total of 12 operating rooms. Parkway Life REIT owns 69.05% of 
the total share value of the strata lots in the Gleneagles Hospital Development, representing the Gleneagles 
Hospital which has 257 beds, 10 strata units and 121 car park lots (i.e. Gleneagles Hospital Property). 
 
Parkway East Hospital Property 
 
Parkway East Hospital Property comprises Parkway East Hospital, a medical centre and car park. Parkway 
East Hospital comprises a 4-storey block with 143 beds. The medical centre is a 5-storey block 
accommodating 32 medical centre units. The 1st and 5th storeys of the medical centre block are linked to 
the 1st and 4th storeys of the hospital block. The car park lots are located on the 1st storey deck and within 
the compound of the Property. The hospital block has 1 operating theatre with 5 operating rooms.  
 
Existing Master Lease Agreements 

 
The Properties are each leased by the Master Lessor to the Master Lessee pursuant to the Master Lease 
Agreements.  
 
The initial term of the lease is 15 years commencing from 23 August 2007 ("Existing Term"). There is an 
option to extend the lease for a further term of 15 years upon the expiry of the initial term by giving a written 
notice to the Trustee at least 12 months prior to the expiration of the initial term, provided that the Master 
Lessee is not in breach of the relevant Master Lease Agreement at the time of the notice. 
 
The Master Lessee shall pay an annual rent comprising a Base Rent and a Variable Rent. The total Base 
Rent of the Properties is S$30,000,000. The Variable Rent is based on 3.8% of Adjusted Hospital Revenue 
(AHR) for the current financial year. Provided always that the rent payable shall be no less than the 
equivalent of {1+(CPI + 1.0%)} x total rent payable for the immediately preceding year. 
 
Proposed Lease Renewal Terms and Conditions 
 
The Master Lessee is seeking to enter into the New Master Lease Agreements in relation to the Properties 
for lease renewal purposes. The proposed renewal term will be from 23 August 2022 to 31 December 2042 

Interim Period from 23 August 2022 to 31 December 2022 (introduced 
to realign each subsequent lease period to financial year) and 20 years from 1 January 2023 to 31 December 
2042. There is also an option to renew the lease for a further term of 10 years from 1 January 2043 to 31 
December 2052. 
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Immediately upon expiry of the Existing Term, the rent for the Interim Period will be at 2.0% step-up from the 
expiring rent for Year 15 of the Existing Term and it is to be prorated for the relevant period from 23 August 
2022 to 31 December 2022. Thereafter, the proposed rent for the first financial year of the Renewal Term 

) for the Properties shall be determined based on the then prevailing market 
rent and a 15.0% cap of the average AHRs of the respective Properties for the 10-year period from FY2010 
to FY2019. The Initial Rent shall be distributed to the Properties at 62%, 32% and 6% for Mount Elizabeth 
Hospital Property, Gleneagles Hospital Property and Parkway East Hospital Property respectively.  
 
As part of the renewal, the Master Lessor shall be responsible for a one-time capital expenditure costs of up 
to S$150.0 
wo
to take approximately three years to complete and are expected to take place during the first three full 
financial years of the Renewal Term i.e. FY2023 to 
Period, there will be operational and income disruptions to the Master Lessee and therefore, rent rebate on 
a tiered basis amounting to approximately S$60.9 million will be granted to the Master Lessee for the 

still provide for a 3.0% step-up from the preceding year/period. The Annual Rent Review Formula shall be 
applicable for Year 4 to Year 20 of the Renewal Term i.e. FY2026 to FY2042 and the formula is similar to 
the current annual rent review formula under the Existing Master Lease Agreements.   
 
Valuation Rationale 

 
Our valuation has been undertaken using appropriate valuation methodology and our professional 
judgement.  
 
As there is a dearth of rental evidence of hospitals which is leased to a Master Lessee in Singapore, we 
have valued the Properties by the Profits Method.  The Profits Method is used in cases where it is not 
practical or possible to obtain direct rental evidence from comparable properties.  
 
Profits Method 
 
The Profits Method is based on the principle that the amount of rent a hypothetical tenant is prepared to pay 
will depend on the profits he can reasonably make from the use of business premises. 
 
The Profits Method seeks to arrive at the estimated annual rent of a property by reference to the profits that 
may be expected to be generated by the business which occupies the property. It assumes that the value of 
property is related to the profit derived from the use of the property.  
 
The Profits Method involves ascertaining gross receipts of the business from which cost of purchases and 
working expenses are deducted. The remainder is the divisible balance, which is to be shared between the 
hypothetical landlord and hypothetical tenant. 
to the hypothetical tenant for his undertaking shall be deducted from the divisible balance. What remains 

imated rent for the property. 
 
The derived Market Rent of the Properties based on the Profits Method is S$104,397,000. 
 
Benchmarking analysis 
 
In arriving at our opinion of the prevailing Market Rent of the Properties, for lease renewal purposes, we 
have made relevant research of other healthcare REITs and carried out our analysis, as a cross check. 
 
Given the absence of direct comparable evidence within the direct Singapore market, we have made 
reference to the publicly available operation ratios of healthcare REITs in other regions such as the United 
States, Europe, Australia and Malaysia. Rent Coverage Ratio i.e. the ratio of (EBITDAR/Initial Rent) and 
Occupancy Cost Ratio i.e. the ratio of (Rent/AHR) of healthcare REITs in other regions have been utilised 
for benchmarking analysis.  For the purpose of our analysis, we have computed the Rent Coverage Ratio 
and Occupancy Cost Ratio of the Properties and compared with the publicly available operation ratios of 
healthcare REITs in other regions.  
 
We have perused the key commercial terms of the New Master Lease Agreements.  Based on publicly 
available information, the Initial Rent of S$97,207,000 is within market benchmarks and in our opinion is 
considered fair and reasonable.  
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Market Rent 
 
Having regard to the foregoing, we are of the opinion that the prevailing Market Rent (exclusive of GST) of 
the Properties, taking into consideration the New Master Lease Agreements and the proposed lease renewal 
terms and conditions, for a lease term from 23 August 2022 to 31 December 2042, for lease renewal 
purposes, at the valuation date, is: 
 
S$97,207,000 (Singapore Dollars Ninety-Seven Million Two Hundred And Seven Thousand Only) 
 
The prevailing Market Rent of the Properties to be re-distributed among the three hospitals based on the 
following: 

 
Property % of Total Renewal Rent for Year 1 
Mount Elizabeth Hospital Property    62% S$60,268,340 
Gleneagles Hospital Property   32% S$31,106,240 
Parkway East Hospital Property     6% S$  5,832,420 
Total 100% S$97,207,000 

 
The breakdown of prevailing Market Rent of the Properties between Base Rent and Variable Rent based on 
IPO ratio is as follows: 

 
Property Base Rent (67%) Variable Rent (33%) 
Mount Elizabeth Hospital Property S$40,178,893 S$20,089,447 
Gleneagles Hospital Property S$20,737,493 S$10,368,747 
Parkway East Hospital Property S$  3,888,280 S$  1,944,140 
Total S$64,804,667 S$32,402,333 

Note: The individual numbers do not add up to the total shown due to rounding. 
 
Disclaimer 
 
We have prepared this Valuation Summary Letter for inclusion in, and/or to be made available for inspection under, the Circular and 
specifically disclaim liability to any person in the event of any omission from or false or misleading statement included in the Circular, 
other than in respect of the information provided within this Valuation Summary Letter and the enclosed Valuation Certificates. We do 
not make any warranty or representation as to the accuracy of the information in any other part of the Circular other than as expressly 
made or given by Knight Frank Pte Ltd in this Valuation Summary Letter or in the Valuation Certificates. 
 
Knight Frank Pte Ltd has relied upon property data supplied by Parkway Trust Management Limited (as Manager of Parkway Life REIT), 
which we assume to be true and accurate. Knight Frank Pte Ltd takes no responsibility for inaccurate data supplied by Parkway Trust 
Management Limited (as Manager of Parkway Life REIT) and subsequent conclusions related to such data.  
 
The reported analyses, opinions and conclusions are limited only by the reported assumptions and limiting conditions and are our 
personal, unbiased professional analyses, opinions and conclusions. We have no present or prospective interest in the Properties and 
have no personal interest or bias with respect to the party or 
reporting of a predetermined value or direction in value that favours the cause of the client, the amount of the value estimate, the 
attainment of a stipulated result, or the occurrence of a subsequent event.  
 
We certify that our valuers undertaking the valuations are authorised to practise as valuers and have the necessary expertise and 
experience in valuing similar types of properties.  
 
Yours faithfully 
 
 
 
Low Kin Hon 
B.Sc.(Estate Management) Hons.,FSISV 
Deputy Group Managing Director 
Head, Valuation & Advisory 

-2003752I 
For and on behalf of Knight Frank Pte Ltd 

Sherri Fong 
B.Sc.(Estate Management) Hons.,MSISV 
Senior Director 
Valuation & Advisory 

-2008950C 
For and on behalf of Knight Frank Pte Ltd 
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Knight Frank Pte Ltd 10 Collyer Quay #08-01 Ocean Financial Centre Singapore 049315 
Tel: +65 6222 1333   Fax: +65 6224 5843   Reg.No: 198205243Z   CEA Licence No: L3005536J 

KnightFrank.com.sg  
Other Offices: 

Knight Frank Property Asset Management Pte Ltd 160 Paya Lebar Road #05-05 Orion@Paya Lebar Singapore 409022 
KF Property Network Pte Ltd 10 Collyer Quay #08-01 Ocean Financial Centre Singapore 049315 

Valuation Certificate 
 

Property : 3 Mount Elizabeth "Mount Elizabeth Hospital", 363 car park lots and 30 strata units within "Mount Elizabeth Medical Centre" Singapore 228510 
("Mount Elizabeth Hospital Property") 

   

Instructing 
Parties/Relying 
Parties 

: HSBC Institutional Trust Services (Singapore) Limited [as Trustee of Parkway Life Real Estate Investment Trust (Parkway Life REIT)] and 
Parkway Trust Management Limited (as Manager of Parkway Life REIT) 

   

Purpose of 
Valuation 

: Lease Renewal 

   

Basis of Valuation : Prevailing Market Rent taking into consideration the New Master Lease Agreement and the proposed lease renewal terms and conditions 
   

Registered Owner : HSBC Institutional Trust Services (Singapore) Limited (as Trustee of Parkway Life REIT) 
   

Master Plan 2019 :  
   

Land Area : 15,204.0 sm (subject development) 
   

Strata Area : 58,139.0 sm (including Accessory Lot Area) 
   

Brief Description : The Mount Elizabeth Hospital Development comprises Mount Elizabeth Hospital, Mount Elizabeth Medical Centre and car park. Parkway Life 
REIT owns 56.71% of the total share value of the strata lots in the Mount Elizabeth Hospital Development, representing the Mount Elizabeth 
Hospital which has 345 beds, 30 strata units and 363 car park lots (i.e. Mount Elizabeth Hospital Property). 

   

Existing Master 
Lease Agreement 

: The Property is Master 
se is 15 years 

commencing from 23 August 2007 . There is an option to extend the lease for a further term of 15 years upon the expiry of the 
initial term by giving a written notice to the Trustee at least 12 months prior to the expiration of the initial term, provided that the Master Lessee 
is not in breach of the Master Lease Agreement at the time of the notice.  The Master Lessee shall pay an annual rent comprising a Base Rent 
and a Variable Rent. The Base Rent is S$19,800,000. The Variable Rent is based on 3.8% of Adjusted Hospital Revenue (AHR) for the current 
financial year.  Provided always that the rent payable shall be no less than the equivalent of {1+(CPI + 1.0%)} x total rent payable for the 
immediately preceding year. 

   

Proposed Lease 
Renewal Terms and 
Conditions 

: The Master Lessee is seeking to enter into the New Master Lease Agreement in relation to the Property for lease renewal purposes for the 
Renewal Term from 23 August 2022 to 31 December 2042. There will be a further option to renew for 10 years from 1 January 2043 to 31 
December 2052.  Immediately upon expiry of the Existing Term, the rent for the Interim Period will commence based on 2.0% step-up from the 
expiring rent for Year 15 of the Existing Term (to be accordingly prorated). Thereafter, the proposed rent for the first financial year of the Renewal 

) for the Property shall be determined based on the then prevailing market rent and a 15.0% cap of the 
average AHRs of the Property for the 10-year period from FY2010 to FY2019.  The Initial Rent is estimated to be S$60,268,340 comprising 
Base Rent of S$40,178,893 and Variable Rent of S$20,089,447. 
 
The Master Lessor shall be responsible for a one-time Renewal Capex Costs of up to S$150.0 million (exclusive of GST).  Rent rebate on a 
tiered basis amounting to approximately S$60.9 million will be granted to the Master Lessee for the Downtime Period. Nonetheless, the rent for 
the Downtime Period will still provide for a 3.0% step-up from the preceding year/period. The Annual Rent Review Formula shall be applicable 
for Year 4 to Year 20 of the Renewal Term i.e. FY2026 to FY2042. 

   

Valuation 
Approach 

: Profits Method 

   

Valuation Date : 30 June 2021 
   

Market Rent 
(For the First 
Financial Year of 
the Renewal Term) 

: S$60,268,340                    This valuation is exclusive of GST. 
(Singapore Dollars Sixty Million Two Hundred Sixty-Eight Thousand Three Hundred And Forty Only) 

   

Material Valuation 
Uncertainty 

: As at the valuation date, we continue to be faced with an unprecedented set of circumstances caused by COVID-19. Our valuation is therefore reported as being subject 
to Material Valuation Uncertainty. A higher degree of caution should be attached to our valuation than would normally be the case. Given the unknown future impact that 
COVID-19 might have on the real estate market, we recommend that you keep the valuation of this Property under frequent review. 
 

For the avoidance of doubt, this explanatory note has been included to ensure transparency and to provide further insight as to the market context under which the 
valuation opinion was prepared. In recognition of the potential for market conditions to move rapidly in response to changes in the control or future spread of COVID-19, 
we highlight the importance of the valuation date. 

   

Assumptions, 
Disclaimers, 
Limitations & 
Qualifications 

: This valuation certificate is provided subject to the assumptions, disclaimers, limitations and qualifications detailed throughout this certificate which are made in conjunction 
with those included within the General Terms of Business for Valuations located at the end of the letter.  Reliance on this certificate and extension of our liability is 
conditional upon the reader’s acknowledgement and understanding of these statements.  Use by, or reliance upon this document for any othe r purpose if not authorised, 
Knight Frank Pte Ltd is not liable for any loss arising from such unauthorised use or reliance.  The document should not be reproduced without our written authority.  The 
valuers have no pecuniary interest that would conflict with the proper valuation of the Property. 

   

Prepared by : Knight Frank Pte Ltd 
   

   
 
 
Low Kin Hon 
B.Sc.(Estate Management) Hons.,FSISV 
Deputy Group Managing Director 
Head, Valuation & Advisory 

-2003752I 

 
 
 
Sherri Fong 
B.Sc.(Estate Management) Hons.,MSISV 
Senior Director 
Valuation & Advisory 

041-2008950C 
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Knight Frank Pte Ltd 10 Collyer Quay #08-01 Ocean Financial Centre Singapore 049315 
Tel: +65 6222 1333   Fax: +65 6224 5843   Reg.No: 198205243Z   CEA Licence No: L3005536J 

KnightFrank.com.sg  
Other Offices: 

Knight Frank Property Asset Management Pte Ltd 160 Paya Lebar Road #05-05 Orion@Paya Lebar Singapore 409022 
KF Property Network Pte Ltd 10 Collyer Quay #08-01 Ocean Financial Centre Singapore 049315 

Valuation Certificate 
 

Property : 6A Napier Road "Gleneagles Hospital", 121 car park lots and 10 strata units within "Gleneagles Medical Centre" at 6 Napier Road Singapore 
258500/258499 ("Gleneagles Hospital Property") 

   

Instructing 
Parties/Relying 
Parties 

: HSBC Institutional Trust Services (Singapore) Limited [as Trustee of Parkway Life Real Estate Investment Trust (Parkway Life REIT)] and 
Parkway Trust Management Limited (as Manager of Parkway Life REIT) 

   

Purpose of 
Valuation 

: Lease Renewal 

   

Basis of Valuation : Prevailing Market Rent taking into consideration the New Master Lease Agreement and the proposed lease renewal terms and conditions 
   

Registered Owner : HSBC Institutional Trust Services (Singapore) Limited (as Trustee of Parkway Life REIT) 
   

Master Plan 2019 :  
   

Land Area : 14,947.3 sm (subject development) 
   

Strata Area : 49,003.0 sm (including Accessory Lot Area) 
   

Brief Description : The Gleneagles Hospital Development comprises Gleneagles Hospital, Gleneagles Medical Centre and car park. Parkway Life REIT owns 
69.05% of the total share value of the strata lots in the Gleneagles Hospital Development, representing the Gleneagles Hospital which has 257 
beds, 10 strata units and 121 car park lots (i.e. Gleneagles Hospital Property). 

   

Existing Master 
Lease Agreement 

: The Property is leased by HSBC Institutional Trust Services (Singapore) Limited (as Trustee of Parkway Life REIT) 
se is 15 years 

r a further term of 15 years upon the expiry of the 
initial term by giving a written notice to the Trustee at least 12 months prior to the expiration of the initial term, provided that the Master Lessee 
is not in breach of the Master Lease Agreement at the time of the notice. The Master Lessee shall pay an annual rent comprising a Base Rent 
and a Variable Rent. The Base Rent is S$8,700,000. The Variable Rent is based on 3.8% of Adjusted Hospital Revenue (AHR) for the current 
financial year.  Provided always that the rent payable shall be no less than the equivalent of {1+(CPI + 1.0%)} x total rent payable for the 
immediately preceding year. 

   

Proposed Lease 
Renewal Terms and 
Conditions 

: The Master Lessee is seeking to enter into the New Master Lease Agreement in relation to the Property for lease renewal purposes for the 
Renewal Term from 23 August 2022 to 31 December 2042. There will be a further option to renew for 10 years from 1 January 2043 to 31 
December 2052.  Immediately upon expiry of the Existing Term, the rent for the Interim Period will commence based on 2.0% step-up from the 
expiring rent for Year 15 of the Existing Term (to be accordingly pro-rated). Thereafter, the proposed rent for the first financial year of the 
Renewal Term i.e. FY202
of the average AHRs of the Property for the 10-year period from FY2010 to FY2019.  The Initial Rent is estimated to be S$31,106,240 comprising 
Base Rent of S$20,737,493 and Variable Rent of S$10,368,747. 
 
The Master Lessor shall be responsible for a one-time Renewal Capex Costs of up to S$150.0 million (exclusive of GST).  Rent rebate on a 
tiered basis amounting to approximately S$60.9 million will be granted to the Master Lessee for the Downtime Period. Nonetheless, the rent for 
the Downtime Period will still provide for a 3.0% step-up from the preceding year/period. The Annual Rent Review Formula shall be applicable 
for Year 4 to Year 20 of the Renewal Term i.e. FY2026 to FY2042. 

   

Valuation 
Approach 

: Profits Method 

   

Valuation Date : 30 June 2021 
   

Market Rent 
(For the First 
Financial Year of 
the Renewal Term) 

: S$31,106,240                    This valuation is exclusive of GST. 
(Singapore Dollars Thirty-One Million One Hundred Six Thousand Two Hundred And Forty Only) 

   

Material Valuation 
Uncertainty 

: As at the valuation date, we continue to be faced with an unprecedented set of circumstances caused by COVID-19. Our valuation is therefore reported as being subject 
to Material Valuation Uncertainty. A higher degree of caution should be attached to our valuation than would normally be the case. Given the unknown future impact that 
COVID-19 might have on the real estate market, we recommend that you keep the valuation of this Property under frequent review. 
 

For the avoidance of doubt, this explanatory note has been included to ensure transparency and to provide further insight as to the market context under which the 
valuation opinion was prepared. In recognition of the potential for market conditions to move rapidly in response to changes in the control or future spread of COVID-19, 
we highlight the importance of the valuation date. 

   

Assumptions, 
Disclaimers, 
Limitations & 
Qualifications 

: This valuation certificate is provided subject to the assumptions, disclaimers, limitations and qualifications detailed throughout this certificate which are made in conjunction 
with those included within the General Terms of Business for Valuations located at the end of the letter.  Reliance on this certificate and extension of our liability is 
conditional upon the reader’s acknowledgement and understanding of these statements.  Use by, or reliance upon this document for any other purpose if not authorised, 
Knight Frank Pte Ltd is not liable for any loss arising from such unauthorised use or reliance.  The document should not be reproduced without our written authority.  The 
valuers have no pecuniary interest that would conflict with the proper valuation of the Property. 

   

Prepared by : Knight Frank Pte Ltd 
   

   
 
 
Low Kin Hon 
B.Sc.(Estate Management) Hons.,FSISV 
Deputy Group Managing Director 
Head, Valuation & Advisory 

Licence No. AD 041-2003752I 

 
 
 
Sherri Fong 
B.Sc.(Estate Management) Hons.,MSISV 
Senior Director 
Valuation & Advisory 

-2008950C 
 
 



A1-19

 
 
 

Knight Frank Pte Ltd 10 Collyer Quay #08-01 Ocean Financial Centre Singapore 049315 
Tel: +65 6222 1333   Fax: +65 6224 5843   Reg.No: 198205243Z   CEA Licence No: L3005536J 

KnightFrank.com.sg  
Other Offices: 

Knight Frank Property Asset Management Pte Ltd 160 Paya Lebar Road #05-05 Orion@Paya Lebar Singapore 409022 
KF Property Network Pte Ltd 10 Collyer Quay #08-01 Ocean Financial Centre Singapore 049315 

Valuation Certificate 
 

Property : 321/319 Joo Chiat Place "Parkway East Hospital and Medical Centre" and 75 car park lots Singapore 427990/427989 ("Parkway East Hospital 
Property") 

   

Instructing 
Parties/Relying 
Parties 

: HSBC Institutional Trust Services (Singapore) Limited [as Trustee of Parkway Life Real Estate Investment Trust (Parkway Life REIT)] and 
Parkway Trust Management Limited (as Manager of Parkway Life REIT) 

   

Purpose of 
Valuation 

: Lease Renewal 

   

Basis of Valuation : Prevailing Market Rent taking into consideration the New Master Lease Agreement and the proposed lease renewal terms and conditions 
   

Registered Owner : HSBC Institutional Trust Services (Singapore) Limited (as Trustee of Parkway Life REIT) 
   

Master Plan 2019 :  
   

Land Area : 6,203.0 sm 
   

Gross Floor Area : 10,993.6 sm 
   

Brief Description : The Parkway East Hospital Property comprises Parkway East Hospital which has 143 beds, a medical centre accommodating 32 medical centre 
units and car park.  

   

Existing Master 
Lease Agreement 

: 
 the lease is 15 years 

the expiry of the 
initial term by giving a written notice to the Trustee at least 12 months prior to the expiration of the initial term, provided that the Master Lessee 
is not in breach of the Master Lease Agreement at the time of the notice.  The Master Lessee shall pay an annual rent comprising a Base Rent 
and a Variable Rent. The Base Rent is S$1,500,000. The Variable Rent is based on 3.8% of Adjusted Hospital Revenue (AHR) for the current 
financial year.  Provided always that the rent payable shall be no less than the equivalent of {1+(CPI + 1.0%)} x total rent payable for the 
immediately preceding year. 

   

Proposed Lease 
Renewal Terms and 
Conditions 

: The Master Lessee is seeking to enter into the New Master Lease Agreement in relation to the Property for lease renewal purposes for the 
Renewal Term from 23 August 2022 to 31 December 2042. There will be a further option to renew for 10 years from 1 January 2043 to 31 
December 2052.  Immediately upon expiry of the Existing Term, the rent for the Interim Period will commence based on 2.0% step-up from the 
expiring rent for Year 15 of the Existing Term (to be accordingly pro-rated). Thereafter, the proposed rent for the first financial year of the 

nd a 15.0% cap 
of the average AHRs of the Property for the 10-year period from FY2010 to FY2019.  The Initial Rent is estimated to S$5,832,420, comprising 
Base Rent of S$3,888,280 and Variable Rent of S$1,944,140. 
 
The Master Lessor shall be responsible for a one-time Renewal Capex Costs of up to S$150.0 million (exclusive of GST).  Rent rebate on a 
tiered basis amounting to approximately S$60.9 million will be granted to the Master Lessee for the Downtime Period. Nonetheless, the rent for 
the Downtime Period will still provide for a 3.0% step-up from the preceding year/period. The Annual Rent Review Formula shall be applicable 
for Year 4 to Year 20 of the Renewal Term i.e. FY2026 to FY2042. 

   

Valuation 
Approach 

: Profits Method 

   

Valuation Date : 30 June 2021 
   

Market Rent 
(For the First 
Financial Year of 
the Renewal Term) 

: S$5,832,420                    This valuation is exclusive of GST. 
(Singapore Dollars Five Million Eight Hundred Thirty-Two Thousand Four Hundred And Twenty Only) 

   

Material Valuation 
Uncertainty 

: As at the valuation date, we continue to be faced with an unprecedented set of circumstances caused by COVID-19. Our valuation is therefore reported as being subject 
to Material Valuation Uncertainty. A higher degree of caution should be attached to our valuation than would normally be the case. Given the unknown future impact that 
COVID-19 might have on the real estate market, we recommend that you keep the valuation of this Property under frequent review. 
 

For the avoidance of doubt, this explanatory note has been included to ensure transparency and to provide further insight as to the market context under which the 
valuation opinion was prepared. In recognition of the potential for market conditions to move rapidly in response to changes in the control or future spread of COVID-19, 
we highlight the importance of the valuation date. 

   

Assumptions, 
Disclaimers, 
Limitations & 
Qualifications 

: This valuation certificate is provided subject to the assumptions, disclaimers, limitations and qualifications detailed throughout this certificate which are made in conjunction 
with those included within the General Terms of Business for Valuations located at the end of the letter.  Reliance on this certificate and extension of our liability is 
conditional upon the reader’s acknowledgement and understanding of these statements.  Use by, or reliance upon this document for any othe r purpose if not authorised, 
Knight Frank Pte Ltd is not liable for any loss arising from such unauthorised use or reliance.  The document should not be reproduced without our written authority.  The 
valuers have no pecuniary interest that would conflict with the proper valuation of the Property. 

   

Prepared by : Knight Frank Pte Ltd 
   

   
 
 
Low Kin Hon 
B.Sc.(Estate Management) Hons.,FSISV 
Deputy Group Managing Director 
Head, Valuation & Advisory 

-2003752I 

 
 
 
Sherri Fong 
B.Sc.(Estate Management) Hons.,MSISV 
Senior Director 
Valuation & Advisory 

-2008950C 
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General Terms of Business for Valuations 

 following General Terms of 
Business apply to all valuations and appraisals undertaken by Knight Frank Pte Ltd unless specifically agreed otherwise in the Terms of Engagement letter and so 
stated within the main body of the valuation summary letter, the valuation report and/or certificate. 
 
1.  
 
 Knight Frank Pte Ltd is a privately owned company with registration number 198205243Z. Any work done by an individual is in the capacity as an employee of 

the Company.     
 
 Our GST registration number is M2-0058829-X. 
 
2. Limitations on Liability 
 
 aluation report and/or certificate is 

addressed for the stated purpose. The Valuer disclaims all responsibility and will accept no liability to any third party for the whole or any part of its contents 
saved on the basis of written and agreed instructions; this will incur an additional fee.  

 
 Our maximum total liability for any direct loss or damage whether caused by our negligence or breach of contract or otherwise is limited to the lower of S$1 

 
 
 We do not accept liability for any indirect or consequential loss (such as loss of profits).  
 
3.  Disclosure and Publication 
 
 If our opinion of value is disclosed to persons other than the addressees of our valuation report and/or certificate, the basis of valuation should be stated. 

Reproduction of this valuation report and/or certificate in any manner whatsoever in whole or in part or any reference to it in any published document, circular 
or statement nor published in any way whatsoever whether in hard copy or electronically (including on any websites) without t
of the form and context in which may appear is prohibited. 

 
4. Our Fees 
 
 If any invoice remains unpaid after the date on which it is due to be paid, we reserve the right to charge interest, calculated daily, from the date when payment 

was due until payment is made at 1.5% per month. If we should find it necessary to use legal representatives or collection agents to recover monies due, you 
will be required to pay all costs and disbursements so incurred. 

 
 If before the valuation is concluded :- 
 (a) you end this instruction, we will charge abortive fees; or 
 (b) you delay the instruction by more than [1] month or materially alter the instruction so that additional work is required at any stage we will charge additional 

fees, 
  
 And in each case such fees will be calculated on the basis of reasonable time and expenses incurred. 
 
 Where the valuation is for loan security purposes, and we agree to accept payment of our fee from the borrower, the fee remains due from yourselves until 

payment is received by us. Additionally, payment of our fee is not conditional upon the loan being drawn down or any conditions of the loan being met.  
 
5.  Valuation Standards 
 
 Valuations and appraisals will be carried out in accordance with the Singapore Institute of Surveyors and Valuers (SISV) Valuation Standards and Practice 

Guidelines and International Valuation Standards (IVS), and all codes, standards and requirements of professionalism will be met.  
 
6. Valuation Basis 
 
 Valuations and appraisals are carried out on a basis appropriate to the purpose for which they are intended and in accordance with the relevant definitions, 

commentary and assumptions outlined in the valuation report and/or certificate. The basis of valuation will be agreed with you for the instruction.  
 
 The opinion expressed in this valuation report and/or certificate is made strictly in accordance with the terms and for the purpose expressed therein and the 

values assessed and any allocation of values between portions of the property need not be applicable in relation to some other assessment. 
 
7. Titles and Burdens 
 
 s reports or certificates of title. We 

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

 
 All liens and encumbrances, if any, affecting the property have been disregarded unless otherwise stated and it is assumed that the current use of the property 

is not in contravention of any planning or other governmental regulation or law. 
 
 The Valuer does not warrant to the party to whom the valuation report and/or certificate is addressed and any other person the title or the rights of any person 

with regard to the property. 
 
8. Disposal Costs and Liabilities 
 
 No allowance is made in our valuation for expenses of realisation or for taxation which may arise in the event of a disposal and our valuation is expressed as 

exclusive of any GST that may become chargeable. Properties are valued disregarding any mortgages or other charges. 
 
9. Sources of Information 
 
 

relevant matters, as summarised in our valuation report and/or certificate. We do not check with the relevant government departments or other appropriate 
authorities on the legality of the structures, approved gross floor area or other information provided to us. We assume that this information is complete and 
correct and the Valuer shall not be held responsible or liable if this should prove not to be so. 

 
 Unless otherwise stated, all information has been obtained by our search of records and examination of documents or by enquiry from Government departments 

or other appropriate authorities. When it is stated in this valuation report and/or certificate that information has been supplied to the Valuer by another party, this 
information is believed to be reliable and the Valuer shall not be held responsible or liable if this should prove not to be so. 
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10. Boundaries 
 
 Plans accompanying valuation report are for identification purposes and should not be relied upon to define boundaries, title or easements. The extent of the 

site is outlined in accordance with information given to us and/or our understanding of the boundaries.  
 
11. Planning and Other Statutory Regulations 
 
 Enquiries of the relevant planning authorities in respect of matters affecting the property, where considered appropriate, are normally only obtained verbally and 

this information is given to us, and accepted by us, on the basis that it should not be relied upon. Where reassurance is required on planning matters, we 
with regard to any legal matters 

referred to in our report. We assume that properties have been constructed, or are being constructed, and are occupied or used in accordance with the 
appropriate consents and that there are no outstanding statutory notices. 

 
12. Property Insurance 
 
 Our valuation assumes that the property would, in all respects, be insurable against all usual risks at normal, commercially acceptable premiums. 
 
13. Building Areas and Age 
 
 Where so instructed, areas provided from a quoted source will be relied upon. Where the age of the building is estimated, this is for guidance only. 
 
14. Structural Condition 
 
 Building structural and ground condition surveys are detailed investigations of the building, the structure, technical services and ground and soil conditions 

undertaken by specialist building surveyors or engineers and fall outside the normal remit of a valuation. Since we will not have carried out any of these 
investigations, except where separately instructed to do so, we are unable to report that the property is free of any structural fault, rot, infestation or defects of 
any other nature, including inherent weaknesses due to the use in construction of deleterious materials. We do reflect the contents of any building survey report 
referred to us or any defects or items of disrepair of which we are advised or which we note during the course of our valuation inspections but otherwise assume 
properties to be free from defect.  

 
15. Ground Conditions 
 
 We assume there to be no unidentified adverse ground or soil conditions and that the load bearing qualities of the sites of each property are sufficient to support 

the building constructed or to be constructed thereon.  
 
16. Environmental Issues 
 
 Investigations into environmental matters would usually be commissioned of suitably qualified environmental specialists by most responsible purchasers of 

higher value properties or where there was any reason to suspect contamination or a potential future liability. Furthermore, such investigation would be pursued 
to the point at which any inherent risk was identified and quantified before a purchase proceeded. Anyone averse to risk is strongly recommended to have a 
property environmental investigation undertaken and, besides, a favourable report may be of assistance to any future sale of the property. Where we are 
provided with the conclusive results of such investigations, on which we are instructed to rely, these will be reflected in our valuations with reference to the 
source and nature of the enquiries. We would endeavour to point out any obvious indications or occurrences known to us of harmful contamination encountered 
during the course of our valuation enquiries. 

 
 We are not, however, environmental specialists and therefore we do not carry out any scientific investigations of sites or buildings to establish the existence or 

otherwise of any environmental contamination, nor do we undertake searches of public archives to seek evidence of past activities which might identify potential 
for contamination. In the absence of appropriate investigations and where there is no apparent reason to suspect potential for contamination, our valuation will 
be on the assumption that the property is unaffected.  

 
17. Leases 
 
 The client should confirm to us in writing if they require us to read leases. Where we do read leases reliance must not be placed on our interpretation of these 

documents without reference to solicitors, particularly where purchase or lending against the security of a property is involved. 
 
18. Covenant 
 
 We reflect our general appreciation of potential purchasers' likely perceptions of the financial status of tenants. We do not, however, carry out detailed 

investigations as to the financial standing of the tenants, except where specifically instructed, and assume, unless informed otherwise, that in all cases there 
are no significant arrears of payment and that they are capable of meeting their obligations under the terms of leases and agreements. 

 
19. Loan Security 
 
 Where instructed to comment on the suitability of property as a loan security we are only able to comment on any inherent property risk. Determination of the 

degree and adequacy of capital and income cover for loans is the responsibility of the lender having regard to the terms of the loan. 
 
20. Build Cost Information 
 
 Where our instruction requires us to have regard to build cost information, for example in the valuation of properties with development potential, we strongly 

recommend that you supply us with build cost and other relevant information prepared by a suitably qualified construction cost professional, such as a quantity 
surveyor. We do not hold ourselves out to have expertise in assessing build costs and any property valuation advice provided by us will be stated to have been 
arrived at in reliance upon the build cost information supplied to us by you. In the absence of any build cost information supplied to us, we may have regard to 
published build cost information. There are severe limitations on the accuracy of build costs applied by this approach and professional advice on the build costs 
should be sought by you. The reliance which can be placed upon our advice in these circumstances is severely restricted. If you subsequently obtain specialist 
build cost advice, we recommend that we are instructed to review our advice. 

 
21. Reinstatement Assessments 
 
 A reinstatement assessment for insurance purposes is a specialist service and we recommend that separate instructions are issued for this specific purpose. If 

advice is required as a check against the adequacy of existing cover this should be specified as part of the initial instruction. Any indication given is provided 
only for guidance and must not be relied upon as the basis for 
there is a material difference, then a full reinstatement valuation should be considered. 

 
22. Attendance in Court 
 
 The Valuer is not obliged to give testimony or to appear in Court with regard to this valuation report and/or certificate, with reference to the property unless 

specific arrangement has been made therefor. 
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2 Tanjong Katong Road #06-01 
Paya Lebar Quarter 
Singapore 437161 
T  (65) 6224 8181 
F  (65) 6225 1987 

 
www.cbre.com.sg 

 
Co. Reg. No.: 197701161R 

Agency License No.: L3002163I 
 

CBRE Pte. Ltd.  

Our Ref.: 21-SGL-0034-1 to 3 
 
1 July 2021 
 
 
HSBC Institutional Trust Services (Singapore) Limited  
(as Trustee of Parkway Life Real Estate Investment Trust)  
10 Marina Boulevard  
#48-01 Marina Bay Financial Centre  
Tower 2  
Singapore 018983  
 
and  
 
Parkway Trust Management Limited  
(as Manager of Parkway Life Real Estate Investment Trust)  
101 Thomson Road #28-03 United Square 
Singapore 307591 
 
 
Dear Sirs, 
 
VALUATION OF THE FOLLOWING PROPERTIES: 
1) MOUNT ELIZABETH HOSPITAL, 30 STRATA UNITS WITHIN MOUNT ELIZABETH 
MEDICAL CENTRE & 363 CAR PARK LOTS (“MOUNT ELIZABETH HOSPITAL PROPERTY”)  
2) GLENEAGLES HOSPITAL, 10 STRATA UNITS WITHIN GLENEAGLES MEDICAL CENTRE 
& 121 CAR PARK LOTS (“GLENEAGLES HOSPITAL PROPERTY”)  
3) PARKWAY EAST HOSPITAL & MEDICAL CENTRE (“PARKWAY EAST HOSPITAL 
PROPERTY”)  
 

IInstructions 

We refer to instructions issued by Parkway Trust Management Limited (as Manager of Parkway 
Life Real Estate Investment Trust) ("Manager") and HSBC Institutional Trust Services (Singapore) 
Limited (as Trustee of Parkway Life Real Estate Investment Trust) (“Trustee”) being the instructing 
parties to this valuation, requesting a Valuation Summary Letter with Valuation Certificates for 
inclusion in the Circular, and full Valuation Reports of 3 hospital properties, namely Mount 
Elizabeth Hospital Property, Gleneagles Hospital Property and Parkway East Hospital Property 
(collectively referred to as “the Properties”), for lease renewal purposes. We have specifically 
been instructed to provide our opinion of values of the Properties, on the following bases:
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(i) The Assessed Value as at 30 June 2021 subject to the existing Master Lease 
Agreement (“existing MLA”) expiring 22 August 2022 and based on the new Master 
Lease Agreement (“new MLA”) and taking into consideration the Proposed Lease 
Renewal Terms, and assuming satisfactory completion of the proposed renewal capital 
expenditure works.  
 

(ii) The Proposed Likely Value as at 31 December 2025 based on the new MLA and 
taking into consideration the Proposed Lease Renewal Terms, and assuming 
satisfactory completion of the proposed renewal capital expenditure works. 
 

Our opinion of Market Value as at the respective bases is subject to the existing MLA expiring 
22 August 2022 and it is also based on the new MLA and taking into consideration the Proposed 
Lease Renewal Terms, and assuming satisfactory completion of the proposed renewal capital 
expenditure works. 

We have prepared comprehensive formal Full Valuation Reports ("Reports") in accordance with 
the requirements of our instructions.  In accordance with the Singapore Institute of Surveyors 
and Valuers' Valuation Standards and Practice Guidelines and International Valuation 
Standards, the definition of Market Value is as follows: 

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

For the specific purposes of this Circular, we provide a summary of the Reports outlining key 
factors that have been considered in arriving at our opinions of value.  The value conclusion 
reflects all information known by the valuers of CBRE Pte. Ltd. ("CBRE") who worked on the 
valuation in respect to the Properties, market conditions and available data.  

This summary of valuation and report is a condensed version of our Reports dated 30 June 
2021.  We recommend that this Valuation Summary Letter is accordingly be read in conjunction 
with the aforementioned Reports.  Our instructions were to assess the market values of the 
Properties on the basis of Market Value as at the respective valuation dates in accordance with 
the terms of engagement entered into between CBRE and the addressee(s) dated 8 February 
2021. 

RReliance on This Letter 

For the purposes of this Circular, we have prepared this Valuation Summary Letter which 
summarises our Reports and outlines key factors which have been considered in arriving at our 
opinion of value.  This letter alone does not contain the necessary data and support information 
included in our Reports.  For further information to that contained herein, reference should be 
made to the Reports, copies of which are held by the Manager and the Trustee.  

CBRE has provided the Manager and the Trustee with the Reports for the Properties.  The 
valuation and market information are not guarantees or predictions and must be read in 
consideration of the following: 
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The conclusions within the valuation reports as to the estimated value are based upon 
the factual information set forth in that Reports.  Whilst CBRE has endeavored to assure 
the accuracy of the factual information, it has not independently verified all information 
provided by the Manager (primarily the leases and financial information with respect to 
the Properties). CBRE believes that every investor, before making an investment in 
Parkway Life Real Estate Investment Trust, should review the Reports to understand the 
complexity of the methodology and the many variables involved. 

The primary methodologies used by CBRE in valuing the Property – the Capitalisation 
Method and Discounted Cash Flow Analysis – are based upon estimates of future results 
and are not predictions.  These valuation methodologies are summarized in the 
Valuation Rationale section of this letter.  Each methodology begins with a set of 
assumptions as to income and expenses of the Property and future economic conditions 
in the local market.  The income and expense figures are mathematically extended with 
adjustments for estimated changes in economic conditions.  The resultant value is 
considered the best practice estimate, but is not to be construed as a prediction or 
guarantee and is fully dependent upon the accuracy of the assumptions as to income, 
expenses and market conditions.  The basic assumption utilized for the Properties is 
summarized in the Valuation Rationale section of this letter. 
 

The Reports will be relied on by the Manager and the Trustee in regard to lease renewal of the 
Properties and such other party(ies) that should enter into a reliance letter with us. 

No reliance may be placed upon the contents of this Valuation Summary Letter by any party for 
any purpose other than in connection with the Purpose of Valuation. 

SSources of Information 

We have relied on updated information provided in May 2021 by the Manager in relation to 
such matters as the Proposed Lease Renewal Terms of the new MLA, Adjusted Hospital Revenue 
(“AHR”), operating expenses and capital expenditures etc.  All information provided is treated 
as correct and CBRE accepts no responsibility for subsequent changes in information as to 
income, expenses or market conditions and reserves the right to change our opinion of value if 
any other information provided were to materially change. 

BBrief Property Description 

Mount Elizabeth Hospital Property 
3 Mount Elizabeth 
Singapore 228510 

The Mount Elizabeth Hospital development, erected on a site legally known as Lot 858T of Town 
Subdivision 27, comprises Mount Elizabeth Hospital, a medical centre and car parks. Mount 
Elizabeth Hospital is made up of a 10-storey block and a 5-storey block as well as car park 
lots.  The medical centre comprises a 17-storey medical and retail block with a total of 232 
strata units and a car park on the 4th to 8th storey.  Parkway Life Real Estate Investment Trust 
owns 56.71% of the total share value of the strata lots in Mount Elizabeth Hospital development, 
representing the Mount Elizabeth Hospital which has 345 beds, 30 strata units within Mount 
Elizabeth Medical Centre and 363 car park lots, giving a total strata floor area of 58,139.0 
square metres (includes total accessory area of 2,603.0 square metres), i.e. Mount Elizabeth 
Hospital Property.   
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The interest held by the Trustee is leasehold for a period of 67 years commencing from 23 
August 2007. The remaining unexpired lease term is approximately 53.1 years as at 30 June 
2021. 

Gleneagles Hospital Property 
6A & 6 Napier Road 
Singapore 258500/258499 

The Gleneagles Hospital development, erected on a site legally known as Lot 1345A of Town 
Subdivision 25, with accompanying Lot 1346K of Town Subdivision 25, comprises Gleneagles 
Hospital, a medical centre and car parks.  Gleneagles Hospital is made up of a 10-storey block 
with 2 basements and a 5-storey annexe block.  The medical centre is a 10-storey block with 3 
basements and comprises 164 strata units from the 2nd to 10th storey.  The car parks with a 
total of 402 car park lots are located at Basement 2 to 1st storey of the hospital building and 
Basement 3 to 1st storey of the medical centre. Parkway Life Real Estate Investment Trust owns 
69.05% of the total share value of the strata lots in Gleneagles Hospital development, 
representing the Gleneagles Hospital which has 257 beds, 10 strata units within Gleneagles 
Medical Centre and 121 car park lots within the hospital building, giving a total strata floor 
area of 49,003.0 square metres (includes a total accessory area of 65.0 square metres), i.e. 
Gleneagles Hospital Property.  

The interest held by the Trustee is leasehold for a period of 75 years commencing from 23 
August 2007. The remaining unexpired lease term is approximately 61.1 years as at 30 June 
2021. 

Parkway East Hospital Property 
321/319 Joo Chiat Place  
Singapore 427990/427989 

The Parkway East Hospital Property, erected on a site legally known as Lot 6912P of Mukim 26, 
comprises the Parkway East Hospital, a medical centre and car parks.  Parkway East Hospital 
is a 4-storey block and the medical centre is a 5-storey block.  The 1st and 5th storey of the 
medical centre are linked to the 1st and 4th storey of the hospital block.  The car park lots are 
located on the 1st storey of the medical centre block as well as surface lots within the compound. 
The total floor area of the property is 10,993.6 square metres. 

The interest held by the Trustee is leasehold for a period of 75 years commencing from 23 
August 2007. The remaining unexpired lease term is approximately 61.1 years as at 30 June 
2021.

OOccupational Details of the Properties  

Existing Master Lease Agreement 

The Properties are currently are leased by the Trustee (“Master Lessor”), to Parkway Hospitals 
Singapore Pte Ltd (“Master Lessee”) under a Master Lease arrangement.  

The initial term of the lease is 15 years commencing from 23 August 2007 (“Existing Term”), 
with an option to renew the lease for a further term of 15 years upon expiry of the initial term.  
The rental payable by the Master Lessee from 2nd year of the term till the final year of the term 
comprises a base rent component of S$30.0 million and a variable rent component computed 
at 3.8% of AHRs for the current financial year provided always that the rent payable shall be no 
less than the equivalent of {1 + (CPI + 1%)} x rent payable for the immediately preceding year.  
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The Master Lessee bears all property expenses, including property tax, insurance expenses and 
all outgoings and expenses to be incurred in respect of the Properties while the Master Lessor 
bears all expenses in relation to land rent, maintenance charges and sinking fund to the relevant 
Management Corporation (if any).  

Proposed Lease Renewal Terms for the New Master Lease Agreement 

We have been informed on the Proposed Lease Renewal Terms for the new MLA.  The proposed 
renewal term will be from 23 August 2022 to 31 December 2042 (the “Renewal Term”), 
comprising an interim period from 23 August 2022 to 31 December 2022 (introduced to 
realign each subsequent lease period to financial year) and 20 years from 1 January 2023 to 
31 December 2042.  There is also an option to renew the lease for a further term of 10 years 
from 1 January 2043 to 31 December 2052. 

Immediately upon expiry of the Existing Term, the rent for the interim period will be at 2.0% 
step-up from the expiring rent for Year 15 of the Existing Term and it is to be prorated for the 
relevant period from 23 August 2022 to 31 December 2022.  Thereafter, the proposed rent for 
the first financial year of the Renewal Term i.e. FY2023 (the “Initial Rent”) for the Properties 
shall be determined based on the then prevailing market rent and a 15.0% cap of the average 
AHRs of the respective Properties for the 10-year period from FY2010 to FY2019.  The Initial 
Rent shall be distributed to the Properties at 62%, 32% and 6% for Mount Elizabeth Hospital 
Property, Gleneagles Hospital Property and Parkway East Hospital Property respectively.  

As part of the renewal, the Master Lessor shall be responsible for a one-time capital expenditure 
costs of up to S$150.0 million (exclusive of GST) (the “Renewal Capex Costs”) to conduct certain 
capital expenditure works on the applicable Properties (the “Renewal Capex Works”).  The 
Renewal Capex Works are estimated to take approximately three years to complete and are 
expected to take place during the first three full financial years of the Renewal Term i.e. FY2023 
to FY2025 (the “Downtime Period”).  During the Downtime Period, there will be operational 
and income disruptions to the Master Lessee and therefore, rent rebate on a tiered basis 
amounting to approximately S$60.9 million will be granted to the Master Lessee for the 
Downtime Period (the “Downtime Period Rent Rebate”).  Nonetheless, the rent for the Downtime 
Period will still provide for a 3.0% step-up from the preceding year/ period.  The Annual Rent 
Review Formula shall be applicable for Year 4 to Year 20 of the Renewal Term i.e. FY2026 to 
FY2042 and the formula is similar to the current annual rent review formula under the Existing 
Master Lease Agreements.   

VValuation Rationale 

In arriving at our opinion of value, we have considered relevant general and economic factors 
and have investigated recent sales and leasing transactions of comparable properties that have 
occurred within the Singapore market.  We have utilised the Capitalisation Approach and 
Discounted Cash Flow analysis in undertaking the assessment of the Properties. 

Capitalisation Method 

The Capitalisation Method is an investment approach whereby the estimated gross passing 
income (on both a passing and market rent basis) has been adjusted to reflect anticipated 
operating costs to produce a net income on a fully leased basis.  The adopted fully leased net 
income is capitalised over the remaining term of the lease from the valuation date at an 
appropriate investment yield.  The adopted yield reflects the nature, location and tenancy profile 
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of the property together with current market investment criteria.  Thereafter, various capital 
adjustments are made, where appropriate, to the calculated core value.

Discounted Cash Flow Analysis 

Discounted Cash Flow analysis allows an investor or owner to make an assessment of the long 
term return that is likely to be derived from a property with a combination of both rental and 
capital growth over an assumed investment horizon.  In undertaking this analysis, a wide range 
of assumptions are made including a target or pre-selected internal rate of return, rental 
growth, sale price of the property at the end of the investment horizon, costs associated with the 
initial purchase of the property and also its disposal at the end of the investment period.  Having 
regard to these factors, we have carried out discounted cash flow analysis over a 10-year 
investment horizon in which we have assumed that the property is sold at the commencement 
of the eleventh year of the cash flow. 

CCritical Assumptions 

We have made certain critical assumptions which collectively have a material impact upon our 
valuation. 

These are noted as follows: 

• Our assessment addresses the Assessed Value as at 30 June 2021 and Proposed Likely 
Value of the Property as at 31 December 2025, subject to terms of the existing MLA 
expiring 22 August 2022 and based on the new MLA taking into consideration the 
Proposed Lease Renewal Terms. While the new MLA has yet to be finalised, we 
understand from the Client that there has been some agreement between the Master 
Lessee and Master Lessor on the Proposed Lease Renewal Terms. We have perused these 
commercial terms provided to us and relied on it for this valuation exercise. 

• We have not examined the revised lease documentation, indicating the variations, for the 
new MLA. Our assessment of Assessed Value and Proposed Likely Value are provided on 
the assumption that the new MLA is executed or will be executed and that the lease 
provisions are in accordance with the terms provided by the Client.  

• Our assessment assumes that the proposed renewal capital expenditure works as part of 
the renewal agreement for the new MLA will be satisfactorily completed.  

• Our valuation calculations include rental growth assumptions throughout a defined cash 
flow period. These assumptions have been based on prevailing economic and market 
conditions as at the date of valuations. 

AAssessment of Value  

Having considered the prevailing market conditions and other relevant factors, we are of 
opinion that the Market Value of the Properties, based on the two bases, is: 

(i) The Assessed Value as at 30 June 2021 subject to the existing MLA expiring 22 August 
2022 and based on the new MLA and taking into consideration the Proposed Lease 
Renewal Terms, and assuming satisfactory completion of the proposed renewal capital 
expenditure works.  
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No Property
Area

(sq m)
Balance Lease 
Term (years)

Capitalisation 
Rate

IRR 
(10 years)

Terminal 
Capitalisation 

Rate

Market Value as 
at 30 June 2021

1 Mount Elizabeth Hospital Property 58,139.0 53.1 5.00% 7.00% 5.25% S$876,000,000

2 Gleneagles Hospital Property 49,003.0 61.1 5.25% 7.00% 5.50% S$499,000,000

3 Parkway East Hospital Property 10,993.6 61.1 5.50% 7.00% 5.75% S$86,000,000

 

(ii) The Proposed Likely Value as at 31 December 2025 based on the new MLA and taking 
into consideration the Proposed Lease Renewal Terms, and assuming satisfactory 
completion of the proposed renewal capital expenditure works. 

No Property
Area

(sq m)
Balance Lease 
Term (years)

Capitalisation 
Rate

IRR 
(10 years)

Terminal 
Capitalisation 

Rate

Proposed Likely Value 
as at 

31 December 2025

1 Mount Elizabeth Hospital Property 58,139.0 48.6 5.25% 7.00% 5.50% S$1,028,000,000

2 Gleneagles Hospital Property 49,003.0 56.6 5.25% 7.00% 5.50% S$554,000,000

3 Parkway East Hospital Property 10,993.6 56.6 5.50% 7.00% 5.75% S$101,000,000

 

The key details and valuation of the Properties are detailed in the Valuation Certificates 
attached.  
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DDisclaimer 

Mr Png Poh Soon, Ms Wee Ting Ting and CBRE have prepared this Valuation Summary Letter 
which appears in this Circular and, to the extent permitted by law, specifically disclaim liability 
to any person in the event of any omission from or false or misleading statement included in 
the Circular, other than in respect of the information provided within the aforementioned Report 
and this Valuation Summary Letter.  Mr Png Poh Soon, Ms Wee Ting Ting and CBRE do not 
make any warranty or representation as to the accuracy of the information in any other part of 
the prospectus other than as expressly made or given by CBRE in this Valuation Summary Letter. 

CBRE has relied upon property data supplied by the Manager which we assume to be true and 
accurate.  CBRE takes no responsibility for inaccurate client supplied data and subsequent 
conclusions related to such data. 

The reported analyses, opinions and conclusions are limited only by the reported assumptions 
and limiting conditions and is our personal, unbiased professional analyses, opinions and 
conclusions.  CBRE, Mr Png Poh Soon and Ms Wee Ting Ting have no present or prospective 
interest in the Property and have no personal interest or bias with respect to the party(ies) 
involved.   

The valuers’ compensation is not contingent upon the reporting of a predetermined value or 
direction in value that favours the cause of the client, the amount of the value estimate, the 
attainment of a stipulated result, or the occurrence of a subsequent event (such as a lending 
proposal or sale negotiation). 

We hereby certify that the valuers undertaking these valuations are authorized to practice as 
valuers. 

None of the information in this Valuation Summary Letter or our Report constitutes advice as to 
the merits of entering into any form of transaction.  Furthermore, none of the information in 
this Summary Valuation Letter or our Report constitutes financial product advice. 

This Summary Valuation Letter and the Report are strictly limited to the matters contained within 
those documents and are not to be read as extending, by implication or otherwise, to any other 
matter in the Circular.  To the extent permitted by law, CBRE specifically disclaims any liability 
in respect of the use of or reliance on this Summary Valuation Letter to any person in the event 
of any omission or false or misleading statement other than to the Addressees or such other 
party that has entered into a reliance letter with us.  CBRE does not give any warranty or 
representation as to the accuracy of the information in any other part of the Circular. 

Yours sincerely 
CBRE PTE. LTD. 
 

PNG POH SOON WEE TING TING 
MSc (Real Est) MSISV BSc (Real Est) MSISV 
Appraiser’s License No. AD041-2009900J Appraiser’s License No. AD041-2010069M 
Executive Director Assistant Manager 
Valuation & Advisory Services Valuation & Advisory Services 
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Valuation Certificate – Mount Elizabeth Hospital Property 
PProperty:

Singapore 228510

CClient:

TTrust:
Purpose:
Interest Valued:

Basis of Valuation:

Registered Owner: HSBC Institutional Trust Services (Singapore) Limited (Held in Trust)
LLand Area:
Master Plan 2019: "Health & Medical Care"

BBrief Description:

TTenancy Profile:

LLease Condition:

AAnnual Land Rent (pa):

Strata Floor Area (sqm):
VValuation Approaches: Capitalisation Approach & Discounted Cash Flow Analysis

AAssessed Value as at 
30 June 2021:

This valuation is exclusive of GST.

Assessed Value as at 30 June 
2021 on psm basis:
PProposed Likely Value as at 31 
December 2025:

This valuation is exclusive of GST.

Proposed Likely Value as at 31 
December 2025 on psm basis:
AAnalysis:
Capitalisation Rate: 5.00% (Assessed Value as at 30 June 2021) and 5.25% (Proposed Likely Value as at 31 December 2025)
Terminal Cap: 5.25% (Assessed Value as at 30 June 2021) and 5.50% (Proposed Likely Value as at 31 December 2025)
IRR (10 years): 7.00%

PPrepared By: CBRE Pte. Ltd.

Per: Png Poh Soon MSc (Real Est) Hons MSISV PPer: Wee Ting Ting BSc (Real Est) Hons MSISV
Appraiser's License No. AD041-2009900J Appraiser's License No. AD041-2010069M
Executive Director - Valuation & Advisory Services Assistant Manager - Valuation & Advisory Services

Assessed Value as at 30 June 2021 and Proposed Likely Value as 
at 31 December 2025, subject to the existing Master Lease 
Agreement expiring 22 August 2022 and based on the new Master 
Lease Agreement  and taking into consideration the Proposed 
Lease Renewal Terms, and assuming satisfactory completion of the 
proposed renewal capital expenditure works. 

The hospital building was completed in 1979 whilst the medical centre was completed over two phases; in 1979 and 1992.  
Renovation and reconfiguration works have been carried out within the development over the years.  We understand that the 
renovation works carried out in 2016 and 2017 include renovation to Magnetic Resonance Imaging located on Level 2 of Block A, 
wards, HASCTC, admission counter and andology lab.  Other upgrading works include installation of partition wall at plant room 
entrance, BMS System; replacement of medical gas system, vacuum system, standby generator and fan coil units at Block B and 
Block C and boiler at Block B; upgrading of surgical lights and pendant for operating theatres, converting ICU waiting area to 
meeting room and waterproofing to roof of Block B and Block C.  Further renovation works have been carried out to the discharge 
lounge, ward 10 and changing the carpet of the administration office, lift lobbies and corridors in 2018. 

Mount Elizabeth Hospital development comprises Mount Elizabeth Hospital, a medical centre and car parks.  Mount Elizabeth 
Hospital is made up of a 10-storey block and a 5-storey block as well as car park lots.  The medical centre comprises a 17-storey 
medical and retail block with a total of 232 strata units and a car park on the 4th to 8th storey.  All blocks are linked by common 
podium with basement car park. The Mount Elizabeth Hospital Property owned by Parkway Life REIT accounts for 56.71% of the 
total share value of the strata lots at Mount Elizabeth Hospital development.  

Lease Renewal

15,204.0 square metres

Mount Elizabeth Hospital, 30 strata units within Mount Elizabeth 
Medical Centre & 363 Car Park Lots 

3 Mount Elizabeth

Parkway Trust Management Limited (as Manager of Parkway Life 
Real Estate Investment Trust) and HSBC Institutional Trust Services 
(Singapore) Limited (as Trustee of Parkway Life Real Estate 
Investment Trust)

Leasehold for a term of 67 years commencing 
from 23 August 2007. Balance term of about 53.1 years as at 30 
June 2021 and 48.6 years as at 31 December 2025.

Parkway Life REIT

$24.00

Based on the existing Master Lease Agreement, for the first year, the aggregate rent is $19.8 million (Base Rent) and the higher of 
(i) 3.8% of Adjusted Hospital Revenue ("AHR") for the current financial year (Variable Rent) or (ii) $9.9 million. From the second 
year till final year of the lease term, the aggregate rent is $19.8 million (Base Rent) and 3.8% of Adjusted Hospital Revenue for the 
current financial year (Variable Rent) provided always that the rent payable shall be no less than the equivalent of {1 + (CPI + 
1%)} X Rent payable for the immediately preceding year.  CPI shall mean the percentage increase in the Consumer Price Index 
announced by the Department of Statistics of Singapore for the relevant year compared to the immediately preceding year.  Where 
CPI is negative for any given year, then CPI shall be deemed to be zero.

Under the new Master Lease Agreement, based on the proposed lease renewal terms, immediately upon expiry of the Existing 
Term, the rent for the interim period will be at 2.0% step-up from the expiring rent for Year 15 of the Existing Term and it is to be 
prorated for the relevant period from 23 August 2022 to 31 December 2022.  Thereafter, the proposed rent for the first financial 
year of the Renewal Term i.e. FY2023 (the “Initial Rent”) for the Properties shall be determined based on the then prevailing market 
rent and a 15.0% cap of the average AHRs of the respective Properties for the 10-year period from FY2010 to FY2019.  The Initial 
Rent shall be distributed to the Properties at 62%, 32% and 6% for Mount Elizabeth Hospital Property, Gleneagles Hospital Property 
and Parkway East Hospital Property respectively. Taking into consideration of the rental renewal cap, the initial rent for Mount 
Elizabeth Hospital Property is estimated to be $60.3 million for the first financial year i.e. FY2023, with $40.2 million as base rent 
and $20.1 million as variable rent.

As part of the renewal, the Master Lessor shall be responsible for a one-time capital expenditure costs of up to $150.0 million 
(exclusive of GST) (the “Renewal Capex Costs”) to conduct certain capital expenditure works on the applicable Properties (the 
“Renewal Capex Works”). The Renewal Capex Works are estimated to take approximately three years to complete and are 
expected to take place during the first three full financial years of the Renewal Term i.e. FY2023 to FY2025 (the “Downtime 
Period”).  During the Downtime Period, there will be operational and income disruptions to the Master Lessee and therefore, rent 
rebate on a tiered basis amounting to approximately $60.9 million will be granted to the Master Lessee for the Downtime Period 
(the “Downtime Period Rent Rebate”).  Nonetheless, the rent for the Downtime Period will still provide for a 3.0% step-up from the 
preceding year / period.  The Annual Rent Review Formula shall be applicable for Year 4 to Year 20 of the Renewal Term i.e. 
FY2026 to FY2042 and the formula is similar to the current annual rent review formula under the Existing Master Lease 
Agreements.

The Mount Elizabeth Hospital Property is leased to Parkway Hospitals Singapore Pte Ltd (as "Master Lessee"), for a term of 15 years 
commencing from 23 August 2007 ("Existing Term"). There is an option to renew for another 15 years upon expiry of the initial 
term.

Under the new Master Lease Agreement, based on the proposed lease renewal terms, the original lease renewal option period of 
15 years will be extended. The proposed renewal term will be from 23 August 2022 to 31 December 2042 (the “Renewal Term”), 
comprising an interim period from 23 August 2022 to 31 December 2022 (introduced to realign each subsequent lease period to 
financial year) and 20 years from 1 January 2023 to 31 December 2042.  There is also an option to renew the lease for a further 
term of 10 years from 1 January 2043 to 31 December 2052.

$$1,028,000,000
(One Billion Twenty Eight Million Dollars)

AAssumptions, 
Disclaimers,
Limitations &
Qualifications

This valuation report is provided subject to the assumptions, qualifications, limitations and disclaimers detailed throughout this 
report which are made in conjunction with those included within the Assumptions, Qualifications, Limitations & Disclaimers section 
located within this report.  Reliance on this report and extension of our liability is conditional upon the reader's acknowledgement 
and understanding of these statements.  This valuation is for the use only of the party to whom it is addressed and for no other 
purpose.  No responsibility is accepted to any third party who may use or rely on the whole or any part of the content of this 
valuation.  The valuer has no pecuniary interest that would conflict with the proper valuation of the property.

$$876,000,000
(Eight Hundred Seventy Six Million Dollars)

58,139.0

$15,067

$17,682
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Valuation Certificate - Gleneagles Hospital Property 
PProperty:

Singapore 258500/258499

CClient:

TTrust:

Purpose:
Interest Valued:

Basis of Valuation:

Registered Owner: HSBC Institutional Trust Services (Singapore) Limited (Held in Trust)
LLand Area:

Master Plan 2019: "Health & Medical Care"

BBrief Description:

TTenancy Profile:

LLease Condition:

AAnnual Land Rent (pa):
Strata Area (sqm): 49,003.0

VValuation Approaches: Capitalisation Approach & Discounted Cash Flow Analysis

AAssessed Value as at 
30 June 2021:

This valuation is exclusive of GST.

Assessed Value as at 30 June 
2021 on psm basis:
PProposed Likely Value as at 31 
December 2025:

This valuation is exclusive of GST.

Proposed Likely Value as at 31 
December 2025 on psm basis:
AAnalysis:
Capitalisation Rate: 5.25%
Terminal Cap: 5.50%
IRR (10 years): 7.00%

PPrepared By: CBRE Pte. Ltd.

Per: Png Poh Soon MSc (Real Est) Hons MSISV PPer: Wee Ting Ting BSc (Real Est) Hons MSISV
Appraiser's License No. AD041-2009900J Appraiser's License No. AD041-2010069M
Executive Director - Valuation & Advisory Services Assistant Manager - Valuation & Advisory Services

Gleneagles Hospital development comprises Gleneagles Hospital, a medical centre and car parks.  Gleneagles Hospital is made up 
of a 10-storey block with 2 basements and a 5-storey annexe block.  The medical centre is a 10-storey block with 3 basements and 
comprises 164 strata units from the 2nd to 10th storey.  The car parks with a total of 402 car park lots are located at Basement 2 to 
1st storey of the hospital building and Basement 3 to 1st storey of the medical centre. The Gleneagles Hospital Property owned by 
Parkway Life REIT accounts for 69.05% of the total share value of the strata lots at Gleneagles Hospital development.  

Lease Renewal

14,947.3 square metres where the subject development is built on 
(with accompanying lot of 37.6 square metres)

Gleneagles Hospital, 10 strata units within Gleneagles Medical 
Centre & 121 Car Park Lots
6A & 6 Napier Road

Parkway Trust Management Limited (as Manager of Parkway Life 
Real Estate Investment Trust) and HSBC Institutional Trust Services 
(Singapore) Limited (as Trustee of Parkway Life Real Estate 
Investment Trust)

Leasehold for a term of 75 years commencing 
from 23 August 2007. Balance term of about 61.1 years as at 30 
June 2021 and 56.6 years as at 31 December 2025.

Parkway Life REIT

Assessed Value as at 30 June 2021 and Proposed Likely Value as at 
31 December 2025, subject to the existing Master Lease Agreement 
expiring 22 August 2022 and based on the new Master Lease 
Agreement  and taking into consideration the Proposed Lease 
Renewal Terms, and assuming satisfactory completion of the 
proposed renewal capital expenditure works. 

The Gleneagles Hospital Property is leased to Parkway Hospitals Singapore Pte Ltd (as "Master Lessee"), for a term of 15 years 
commencing from 23 August 2007 ("Existing Term"). There is an option to renew for another 15 years upon expiry of the initial 
term.

Under the new Master Lease Agreement, based on the proposed lease renewal terms, the original lease renewal option period of 
15 years will be extended. The proposed renewal term will be from 23 August 2022 to 31 December 2042 (the “Renewal Term”), 
comprising an interim period from 23 August 2022 to 31 December 2022 (introduced to realign each subsequent lease period to 
financial year) and 20 years from 1 January 2023 to 31 December 2042.  There is also an option to renew the lease for a further 
term of 10 years from 1 January 2043 to 31 December 2052.

The hospital building was completed in phases between 1991 and 1993; the annexe block in 1979 and the medical centre also 
completed in phases between 1991 and 1993.  We understand that between 2009 to 2014, renovation or minor improvement 
works were carried out to the wards, neonatal intensive care unit (NICU) and some of the operating theatres.  Between 2015 to 
2017, renovation and minor works were carried out to some of the operating theatres, theatre sterile supplies unit, lounge, 
endoscopy unit, ward 5/NICU, A&E area and admission/front office/TACT office/ATS room.  Further renovation and minor works 
were carried to ward 6, A&E area, toilets in annex block and reducing the rehabilitation area in 2018.  

$36.00

Based on the existing Master Lease Agreement, for the first year, the aggregate rent is $8.7 million (Base Rent) and the higher of (i) 
3.8% of Adjusted Hospital Revenue ("AHR") for the current financial year (Variable Rent) or (ii) $4.3 million. From the second year till 
final year of the lease term, the aggregate rent is $8.7 million (Base Rent) and 3.8% of Adjusted Hospital Revenue for the current 
financial year (Variable Rent) provided always that the rent payable shall be no less than the equivalent of {1 + (CPI + 1%)} X Rent 
payable for the immediately preceding year.  CPI shall mean the percentage increase in the Consumer Price Index announced by 
the Department of Statistics of Singapore for the relevant year compared to the immediately preceding year.  Where CPI is negative 
for any given year, then CPI shall be deemed to be zero.

Under the new Master Lease Agreement, based on the proposed lease renewal terms, immediately upon expiry of the Existing Term, 
the rent for the interim period will be at 2.0% step-up from the expiring rent for Year 15 of the Existing Term and it is to be prorated 
for the relevant period from 23 August 2022 to 31 December 2022.  Thereafter, the proposed rent for the first financial year of the 
Renewal Term i.e. FY2023 (the “Initial Rent”) for the Properties shall be determined based on the then prevailing market rent and a 
15.0% cap of the average AHRs of the respective Properties for the 10-year period from FY2010 to FY2019.  The Initial Rent shall 
be distributed to the Properties at 62%, 32% and 6% for Mount Elizabeth Hospital Property, Gleneagles Hospital Property and 
Parkway East Hospital Property respectively. Taking into consideration of the rental renewal cap, the initial rent for Gleneagles 
Hospital Property is estimated to be $31.1 million for the first financial year i.e. FY2023, with $20.7 million as base rent and $10.4 
million as variable rent.

As part of the renewal, the Master Lessor shall be responsible for a one-time capital expenditure costs of up to $150.0 million 
(exclusive of GST) (the “Renewal Capex Costs”) to conduct certain capital expenditure works on the applicable Properties (the 
“Renewal Capex Works”). The Renewal Capex Works are estimated to take approximately three years to complete and are expected 
to take place during the first three full financial years of the Renewal Term i.e. FY2023 to FY2025 (the “Downtime Period”).  During 
the Downtime Period, there will be operational and income disruptions to the Master Lessee and therefore, rent rebate on a tiered 
basis amounting to approximately $60.9 million will be granted to the Master Lessee for the Downtime Period (the “Downtime 
Period Rent Rebate”).  Nonetheless, the rent for the Downtime Period will still provide for a 3.0% step-up from the preceding year / 
period.  The Annual Rent Review Formula shall be applicable for Year 4 to Year 20 of the Renewal Term i.e. FY2026 to FY2042 and 
the formula is similar to the current annual rent review formula under the Existing Master Lease Agreements. 

AAssumptions, 
Disclaimers,
Limitations &
Qualifications

This valuation report is provided subject to the assumptions, qualifications, limitations and disclaimers detailed throughout this report 
which are made in conjunction with those included within the Assumptions, Qualifications, Limitations & Disclaimers section located 
within this report.  Reliance on this report and extension of our liability is conditional upon the reader's acknowledgement and 
understanding of these statements.  This valuation is for the use only of the party to whom it is addressed and for no other purpose.  
No responsibility is accepted to any third party who may use or rely on the whole or any part of the content of this valuation.  The 
valuer has no pecuniary interest that would conflict with the proper valuation of the property.

$10,183

$$499,000,000
(Four Hundred Ninety Nine Million Dollars)

$11,305

$$554,000,000
(Five Hundred Fifty Four Million Dollars)
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Valuation Certificate - Parkway East Hospital Property 
PProperty:

Singapore 427990/427989

CClient:

TTrust:
Purpose:
Interest Valued:

Basis of Valuation:

Registered Owner: HSBC Institutional Trust Services (Singapore) Limited (Held in Trust)
LLand Area:
Master Plan 2019: "Health & Medical Care"

BBrief Description:

TTenancy Profile:

LLease Condition:

AAnnual Land Rent (pa):
Total Floor Area (sqm):

Valuation Approaches:

AAssessed Value as at 30 June 
2021:

This valuation is exclusive of GST.

Assessed Value as at 30 June 
2021 on psm basis:

$7,823

PProposed Likely Value as at 31 
December 2025:

This valuation is exclusive of GST.

Proposed Likely Value as at 31 
December 2025 on psm basis:

$9,187

AAnalysis:
Capitalisation Rate: 5.50%
Terminal Cap: 5.75%
IRR (10 years): 7.00%

PPrepared By: CBRE Pte. Ltd.

Per: Png Poh Soon MSc (Real Est) Hons MSISV PPer: Wee Ting Ting BSc (Real Est) Hons MSISV
Appraiser's License No. AD041-2009900J Appraiser's License No. AD041-2010069M
Executive Director - Valuation & Advisory Services Assistant Manager - Valuation & Advisory Services

Parkway East Hospital & Medical Centre
321/319 Joo Chiat Place

Parkway Trust Management Limited (as Manager of Parkway Life 
Real Estate Investment Trust) and HSBC Institutional Trust Services 
(Singapore) Limited (as Trustee of Parkway Life Real Estate 
Investment Trust)

Leasehold for a term of 75 years commencing 
from 23 August 2007. Balance term of about 61.1 years as at 30 
June 2021 and 56.6 years as at 31 December 2025.

Parkway Life REIT

The hospital building was completed in 1982 whilst the medical centre was completed in 1987.  

Parkway East Hospital Property comprises the Parkway East Hospital, a medical centre and car parks.  Parkway East Hospital is a 4-
storey block and the medical centre is a 5-storey block.  The 1st and 5th storey of the medical centre are linked to the 1st and 4th 
storey of the hospital block.  The car park lots are located on the 1st storey of the medical centre block as well as surface lots 
within the compound.

Lease Renewal

6,203.0 square metres

Assessed Value as at 30 June 2021 and Proposed Likely Value as 
at 31 December 2025, subject to the existing Master Lease 
Agreement expiring 22 August 2022 and based on the new Master 
Lease Agreement  and taking into consideration the Proposed 
Lease Renewal Terms, and assuming satisfactory completion of the 
proposed renewal capital expenditure works. 

The Parkway East Hospital Property is leased to Parkway Hospitals Singapore Pte Ltd (as "Master Lessee"), for a term of 15 years 
commencing from 23 August 2007 ("Existing Term"). There is an option to renew for another 15 years upon expiry of the initial 
term.

Under the new Master Lease Agreement, based on the proposed lease renewal terms, the original lease renewal option period of 
15 years will be extended. The proposed renewal term will be from 23 August 2022 to 31 December 2042 (the “Renewal Term”), 
comprising an interim period from 23 August 2022 to 31 December 2022 (introduced to realign each subsequent lease period to 
financial year) and 20 years from 1 January 2023 to 31 December 2042.  There is also an option to renew the lease for a further 
term of 10 years from 1 January 2043 to 31 December 2052.

Based on the existing Master Lease Agreement, for the first year, the aggregate rent is $1.5 million (Base Rent) and the higher of (i) 
3.8% of Adjusted Hospital Revenue for the current financial year (Variable Rent) or (ii) $0.8 million. From the second year till final 
year of the lease term, the aggregate rent is $1.5 million (Base Rent) and 3.8% of Adjusted Hospital Revenue ("AHR") for the 
current financial year (Variable Rent) provided always that the rent payable shall be no less than the equivalent of {1 + (CPI + 
1%)} X Rent payable for the immediately preceding year.  CPI shall mean the percentage increase in the Consumer Price Index 
announced by the Department of Statistics of Singapore for the relevant year compared to the immediately preceding year.  Where 
CPI is negative for any given year, then CPI shall be deemed to be zero.

Under the new Master Lease Agreement, based on the proposed lease renewal terms, immediately upon expiry of the Existing 
Term, the rent for the interim period will be at 2.0% step-up from the expiring rent for Year 15 of the Existing Term and it is to be 
prorated for the relevant period from 23 August 2022 to 31 December 2022.  Thereafter, the proposed rent for the first financial 
year of the Renewal Term i.e. FY2023 (the “Initial Rent”) for the Properties shall be determined based on the then prevailing market 
rent and a 15.0% cap of the average AHRs of the respective Properties for the 10-year period from FY2010 to FY2019.  The Initial 
Rent shall be distributed to the Properties at 62%, 32% and 6% for Mount Elizabeth Hospital Property, Gleneagles Hospital Property 
and Parkway East Hospital Property respectively. Taking into consideration of the rental renewal cap, the initial rent for Parkway 
East Hospital Property is estimated to be $5.8 million for the first financial year i.e. FY2023, with $3.9 million as base rent and 
$1.9 million as variable rent.

As part of the renewal, the Master Lessor shall be responsible for a one-time capital expenditure costs of up to $150.0 million 
(exclusive of GST) (the “Renewal Capex Costs”) to conduct certain capital expenditure works on the applicable Properties (the 
“Renewal Capex Works”). The Renewal Capex Works are estimated to take approximately three years to complete and are 
expected to take place during the first three full financial years of the Renewal Term i.e. FY2023 to FY2025 (the “Downtime 
Period”).  During the Downtime Period, there will be operational and income disruptions to the Master Lessee and therefore, rent 
rebate on a tiered basis amounting to approximately $60.9 million will be granted to the Master Lessee for the Downtime Period 
(the “Downtime Period Rent Rebate”). Nonetheless, the rent for the Downtime Period will still provide for a 3.0% step-up from the 
preceding year / period.  The Annual Rent Review Formula shall be applicable for Year 4 to Year 20 of the Renewal Term i.e. 
FY2026 to FY2042 and the formula is similar to the current annual rent review formula under the Existing Master Lease 

$12.00
10,993.6

Capitalisation Approach & Discounted Cash Flow Analysis

$$101,000,000
(One Hundred One Million Dollars)

AAssumptions, 
Disclaimers,
Limitations &
Qualifications

This valuation report is provided subject to the assumptions, qualifications, limitations and disclaimers detailed throughout this 
report which are made in conjunction with those included within the Assumptions, Qualifications, Limitations & Disclaimers section 
located within this report.  Reliance on this report and extension of our liability is conditional upon the reader's acknowledgement 
and understanding of these statements.  This valuation is for the use only of the party to whom it is addressed and for no other 
purpose.  No responsibility is accepted to any third party who may use or rely on the whole or any part of the content of this 
valuation.  The valuer has no pecuniary interest that would conflict with the proper valuation of the property.

$$86,000,000
(Eighty Six Million Dollars)
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Knight Frank Pte Ltd 10 Collyer Quay #08-01 Ocean Financial Centre Singapore 049315 
Tel: +65 6222 1333   Fax: +65 6224 5843   Reg.No: 198205243Z   CEA Licence No: L3005536J 

KnightFrank.com.sg  
Other Offices: 

Knight Frank Property Asset Management Pte Ltd 160 Paya Lebar Road #05-05 Orion@Paya Lebar Singapore 409022 
KF Property Network Pte Ltd 10 Collyer Quay #08-01 Ocean Financial Centre Singapore 049315 

1 July 2021 
 
 
HSBC Institutional Trust Services (Singapore) Limited  
(as Trustee of Parkway Life Real Estate Investment Trust) 
10 Marina Boulevard  
#48-01 Marina Bay Financial Centre Tower 2 
Singapore 018983 
 
Parkway Trust Management Limited  
(as Manager of Parkway Life Real Estate Investment Trust)  
101 Thomson Road  
#28-03 United Square  
Singapore 307591 
 
 
Dear Sirs 
 
VALUATION OF 3 SINGAPORE HOSPITALS 
(1)  3 MOUNT ELIZABETH "MOUNT ELIZABETH HOSPITAL", 363 CAR PARK LOTS AND 30 STRATA 

UNITS WITHIN "MOUNT ELIZABETH MEDICAL CENTRE" SINGAPORE 228510  
 ( MOUNT ELIZABETH HOSPITAL  
(2)  6A NAPIER ROAD "GLENEAGLES HOSPITAL", 121 CAR PARK LOTS AND 10 STRATA UNITS 

WITHIN "GLENEAGLES MEDICAL CENTRE" AT 6 NAPIER ROAD SINGAPORE 258500/258499 
(  

(3)  321/319 JOO CHIAT PLACE "PARKWAY EAST HOSPITAL AND MEDICAL CENTRE" AND 75 CAR 
 PARK LOTS SINGAPORE 427990/427989  
 (  
 
 
Instructions 
 
We refer to your instructions for a formal valuation to be carried out in respect of Mount Elizabeth Hospital 

ies
leased by HSBC Institutional Trust Services (Singapore) Limited [as Trustee of Parkway Life Real Estate 
Investment Trust (Parkway Life REIT)] Master 

 
 
We have specifically been instructed to provide our opinion of values of the Properties, based on existing 
use, on the following bases: 
 
(I) Market Values of the Properties, as at 30 June 2021, subject to the New Master Lease Agreements and 

the proposed lease renewal terms and conditions, for a lease term from 23 August 2022 to 31 December 
2042 , comprising an Interim Period (23 August 2022 to 31 December 2022) and 20 
years (1 January 2023 to 31 December 2042) with a further option to renew for 10 years (1 January 
2043 to 31 December 2052), with one-time renewal capex cost and tiered rent rebate to be provided by 
the Master Lessor to the Master Lessee during the first three full financial years of the Renewal Term 
(i.e. FY2023 to FY2025). 

 
(II) The Proposed Likely Future Values of the Properties, as at 31 December 2025 (after the one-time capex 

cost and tiered rent rebate period). 
 
We have, in accordance with the instructions, prepared a formal comprehensive Valuation Report and this 
Valuation Summary Letter in accordance with the terms of engagement entered into between Knight Frank 
Pte Ltd and HSBC Institutional Trust Services (Singapore) Limited (as Trustee of Parkway Life REIT) dated 
10 February 2021. 
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Our valuation is our opinion of the Market Value, which we would define as follows: 
 

nsaction, after proper marketing and where 
 

 
In preparing this valuation, we have relied on information provided by Parkway Trust Management Limited, 
as Manager of Parkway Life REIT the existing 
Master Lease Agreements, the proposed lease renewal terms and conditions, site and floor areas, etc. We 
have relied upon this information as being accurate and complete. We accept no responsibility for 
subsequent changes in the information provided. Dimensions, measurements and areas are only 
approximations. 
 
All works are carried out in accordance with the Singapore Institute of Surveyors and Valuers (SISV) 
Valuation Standards and Practice Guidelines and International Valuation Standards (IVS), and all codes, 
standards and requirements of professionalism have been met. 
 
Unless otherwise stated, all valuation figures herein are stated on a net of GST basis. 
 
We have inspected the Properties on 30 December 2020, prepared and provided this Valuation Summary 
Letter outlining key factors that have been considered in arriving at our opinions of value for inclusion in, 
and/or to be made available for inspection under, the Circular to unitholders of Parkway Life REIT (the 
"Circular"). The value conclusions reflect all information known by the valuers of Knight Frank Pte Ltd who 
worked on the valuation in respect to the Properties, market conditions and available data. 
 
As at the valuation date, we continue to be faced with an unprecedented set of circumstances caused by 
COVID-19. Our valuation is therefore reported as being subject to Material Valuation Uncertainty. A higher 
degree of caution should be attached to our valuation than would normally be the case. Given the unknown 
future impact that COVID-19 might have on the real estate market, we recommend that you keep the 
valuation of the Properties under frequent review. 
 
For the avoidance of doubt, this explanatory note has been included to ensure transparency and to provide 
further insight as to the market context under which the valuation opinion was prepared. In recognition of the 
potential for market conditions to move rapidly in response to changes in the control or future spread of 
COVID-19, we highlight the importance of the valuation date. 

 
Reliance on This Letter 
 
We have prepared this letter which outlines key factors which have been considered in arriving at our 
opinions of value for inclusion in, and/or to be made available for inspection under, the Circular.  This letter 
alone does not contain all the necessary data and support information included in our Valuation Report. 
Knight Frank Pte Ltd has provided HSBC Institutional Trust Services (Singapore) Limited (as Trustee of 
Parkway Life REIT) and Parkway Trust Management Limited (as Manager of Parkway Life REIT) a 
comprehensive Valuation Report for the Properties. The valuation and market information are not guarantees 
or predictions and must be read in conjunction with the following: 
 
(a) The estimated values are based upon the factual information provided by the Manager.  Whilst Knight 

Frank Pte Ltd has endeavoured to assure the accuracy of the factual information, it has not 
independently verified all information provided by the Manager or the Government of Singapore 
(primarily statistical information relating to market conditions). Knight Frank Pte Ltd believes that every 
recipient of the Circular, should review the Valuation Report to understand the complexity of the 
methodologies and the many variables involved. 

 
(b) The primary methodologies used by Knight Frank Pte Ltd in valuing the Properties are the Capitalisation 

Approach and the Discounted Cash Flow Approach. These valuation methodologies are summarised in 
the Valuation Rationale sections of this letter.   

 
(c) The Valuation Report was undertaken based upon information available as of June 2021.  Knight Frank 

Pte Ltd accepts no responsibility for subsequent changes in information as to income, expenses or 
market conditions. 

  



A2-14

 
 
 
 

 Page 3 

The Valuation Report, Valuation Summary Letter and Valuation Certificates may only be relied upon by HSBC 
Institutional Trust Services (Singapore) Limited (as Trustee of Parkway Life REIT) and Parkway Trust 
Management Limited (as Manager of Parkway Life REIT) for lease renewal purposes. 
 
The Properties 
 
The Properties comprise The Mount Elizabeth Hospital Property, The Gleneagles Hospital Property and The 
Parkway East Hospital Property. 
 
Mount Elizabeth Hospital Property 
 
The Mount Elizabeth Hospital Development comprises Mount Elizabeth Hospital, Mount Elizabeth Medical 
Centre and car park. Mount Elizabeth Hospital comprises a 10-storey block, a 5-storey block and car park. 
Mount Elizabeth Medical Centre comprises a 17-storey block accommodating 232 strata titled shops and 
medical suites and a car park from the 4th to 8th storeys. The car park has a total of 363 lots. The hospital 
block has 1 major operating theatre with a total of 13 operating rooms. Parkway Life REIT owns 56.71% of 
the total share value of the strata lots in the Mount Elizabeth Hospital Development, representing the Mount 
Elizabeth Hospital which has 345 beds, 30 strata units and 363 car park lots (i.e. Mount Elizabeth Hospital 
Property). 
 
Gleneagles Hospital Property 
 
The Gleneagles Hospital Development comprises Gleneagles Hospital, Gleneagles Medical Centre and car 
park. Gleneagles Hospital comprises a 10-storey block with 2 basements and a 5-storey annex block. 
Gleneagles Medical Centre comprises a 10-storey block with 3 basements accommodating 164 medical 
suites from the 2nd to 10th storeys. The car park has a total of 402 lots, located at basement 2 to 1st storey 
of the hospital building and basement 3 to 1st storey of the medical centre building. The 10-storey hospital 
block has 1 major operating theatre with a total of 12 operating rooms. Parkway Life REIT owns 69.05% of 
the total share value of the strata lots in the Gleneagles Hospital Development, representing the Gleneagles 
Hospital which has 257 beds, 10 strata units and 121 car park lots (i.e. Gleneagles Hospital Property). 
 
Parkway East Hospital Property 
 
Parkway East Hospital Property comprises Parkway East Hospital, a medical centre and car park. Parkway 
East Hospital comprises a 4-storey block with 143 beds. The medical centre is a 5-storey block 
accommodating 32 medical centre units. The 1st and 5th storeys of the medical centre block are linked to 
the 1st and 4th storeys of the hospital block. The car park lots are located on the 1st storey deck and within 
the compound of the Property. The hospital block has 1 operating theatre with 5 operating rooms.  
 
Existing Master Lease Agreements 
 
The Properties are each leased by the Master Lessor to the Master Lessee pursuant to the Master Lease 
Agreements.  
 
The initial term of the lease is 15 years commencing from 23 August 2007 . There is an 
option to extend the lease for a further term of 15 years upon the expiry of the initial term by giving a written 
notice to the Trustee at least 12 months prior to the expiration of the initial term, provided that the Master 
Lessee is not in breach of the relevant Master Lease Agreement at the time of the notice. 
 
The Master Lessee shall pay an annual rent comprising a Base Rent and a Variable Rent. The total Base 
Rent of the Properties is S$30,000,000. The Variable Rent is based on 3.8% of Adjusted Hospital Revenue 
(AHR) for the current financial year. Provided always that the rent payable shall be no less than the 
equivalent of {1+(CPI + 1.0%)} x total rent payable for the immediately preceding year. 
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Proposed Lease Renewal Terms and Conditions 
 
The Master Lessee is seeking to enter into the New Master Lease Agreements in relation to the Properties 
for lease renewal purposes. The proposed renewal term will be from 23 August 2022 to 31 December 2042 

Interim Period from 23 August 2022 to 31 December 2022 (introduced 
to realign each subsequent lease period to financial year) and 20 years from 1 January 2023 to 31 December 
2042. There is also an option to renew the lease for a further term of 10 years from 1 January 2043 to 31 
December 2052. 
 
Immediately upon expiry of the Existing Term, the rent for the Interim Period will be at 2.0% step-up from the 
expiring rent for Year 15 of the Existing Term and it is to be prorated for the relevant period from 23 August 
2022 to 31 December 2022. Thereafter, the proposed rent for the first financial year of the Renewal Term 

rent and a 15.0% cap of the average AHRs of the respective Properties for the 10-year period from FY2010 
to FY2019. The Initial Rent shall be distributed to the Properties at 62%, 32% and 6% for Mount Elizabeth 
Hospital Property, Gleneagles Hospital Property and Parkway East Hospital Property respectively.  
 
As part of the renewal, the Master Lessor shall be responsible for a one-time capital expenditure costs of up 

works on the applicable Properties (
to take approximately three years to complete and are expected to take place during the first three full 

ring the Downtime 
Period, there will be operational and income disruptions to the Master Lessee and therefore, rent rebate on 
a tiered basis amounting to approximately S$60.9 million will be granted to the Master Lessee for the 

still provide for a 3.0% step-up from the preceding year/period. The Annual Rent Review Formula shall be 
applicable for Year 4 to Year 20 of the Renewal Term i.e. FY2026 to FY2042 and the formula is similar to 
the current annual rent review formula under the Existing Master Lease Agreements.   
 
Valuation Rationale - Market Value as at 30 June 2021 

 
Our valuation has been undertaken using appropriate valuation methodology and our professional 
judgement.  
 
We have valued the Properties by the Capitalisation Approach and the Discounted Cash Flow Approach. 
 
Capitalisation Approach 
 
In the Capitalisation 
outgoings (e.g. MCST charges, insurance for general public liability and property damage, and land rent) 
producing a net income. 
 
The net income is capitalised for the balance term of the lease tenure at a yield rate which is appropriate for 
the type of use, tenure and reflective of the quality of the investment. Capital adjustments such as present 
value of regular capex, proposed renewal capex, tiered rent rebate and capitalised rental reversions are then 
made to derive the capital value of each hospital. 
 
Discounted Cash Flow Approach 
 
A valuation using the Discounted Cash Flow (DCF) model is carried out over a period of about 10.5 years 
from 30 June 2021 (the valuation date) to 31 December 2031 for each hospital. 
 
Each hospital is hypothetically assumed to be sold after the end of the 10.5 years. The cash outflows 
(comprising MCST charges, insurance for general public liability and property damage, and land rent) and 
regular capex/proposed renewal capex are deducted from the cash inflows of each hospital (comprising 
rental income) to obtain the net cash flows. The stream of net cash flows is discounted at an estimated 
required rate of return applicable to that class of property to obtain the Net Present Value.   
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-making process and values the Properties in such a manner 
as to attain the desired level of investment return commensurate with the risk of that asset class.  This 
method is also more precise as it takes into account the timing of receipts and payments.  In undertaking 
this analysis, we have also used a wide range of assumptions including rental growth during holding period, 
sale price at the end of the investment horizon, costs associated with the initial purchase of the Properties 
and also their disposal towards the end of the investment period, etc. These imputed assumptions are 
intended to be aligned to known market circumstances/existing regulations to derive Market Value based on 
direct property purchase. 
 
One key component of the DCF model is the estimation of two market derived rates. One is the hurdle rate 
at which investors will discount the income stream over the assumed 10-year investment horizon. The 
second is the terminal capitalisation rate which is used to capitalise the income from Year 11 onwards, to 
derive the terminal value. The terminal value takes into account the remaining tenure of the lease. 
 
Market Value as at 30 June 2021 
 
We are of the opinion that the Market Values of the unencumbered remaining leasehold interests in the 
Properties, subject to the Existing Master Lease Agreements expiring 22 August 2022 and based on the 
New Master Lease Agreements and the proposed lease renewal terms and conditions, for the Renewal Term 
taking into account the one-time Renewal Capex Costs and Downtime Period Rent Rebate, for lease renewal 
purposes, at the valuation date, are: 
 
Property Market Value as at 30 June 2021 
Mount Elizabeth Hospital Property S$   868,000,000 
Gleneagles Hospital Property S$   494,000,000 
Parkway East Hospital Property S$     85,000,000 
Total S$1,447,000,000 

   
(Singapore Dollars One Billion Four Hundred And Forty-Seven Million Only) 
This valuation is exclusive of GST. 

 
Valuation Rationale - Proposed Likely Future Value as at 31 December 2025 

 
Our valuation has been undertaken using appropriate valuation methodology and our professional 
judgement. 
 
We have valued the Properties by the Capitalisation Approach and the Discounted Cash Flow Approach. 

 
Capitalisation Approach 
 
In the Capitalisation Approach, the estimated annual rent of each hospital has been adjusted to reflect 

rent) producing a net income. 
 
The projected net income is capitalised for the balance term of the lease tenure at a yield rate which is 
appropriate for the type of use, tenure and reflective of the quality of the investment. Capital adjustment such 
as present value of regular capex is then made to derive the capital value of each hospital. 

 
Discounted Cash Flow Approach 

 
A valuation using the Discounted Cash Flow (DCF) model is carried out over a holding period of ten years 
from 31 December 2025 (after the tiered rent rebate and the renewal capex period) to 31 December 2035 
for each hospital. 
 
Each hospital is hypothetically assumed to be sold after the end of the tenth year. The cash outflows 
(comprising MCST charges, insurance for general public liability and property damage, and land rent) and 
capital expenditure are deducted from the cash inflows of each hospital (comprising rental income) to obtain 
the net cash flows. The stream of net cash flows is discounted at an estimated required rate of return 
applicable to that class of property to obtain the Net Present Value.   
  



A2-17

 
 
 
 

 Page 6 

This for -making process and values the Properties in such a manner 
as to attain the desired level of investment return commensurate with the risk of that asset class. This method 
is also more precise as it takes into account the timing of receipts and payments.  In undertaking this analysis, 
we have also used a wide range of assumptions including rental growth during holding period, sale price at 
the end of the investment horizon, costs associated with the initial purchase of the Properties and also its 
disposal towards the end of the investment period, etc. These imputed assumptions are intended to be 
aligned to known market circumstances/existing regulations to derive Market Value based on direct property 
purchase. 
 
One key component of the DCF model is the estimation of two market derived rates. One is the hurdle rate 
at which investors will discount the income stream over the assumed 10-year investment horizon. The 
second is the terminal capitalisation rate for the asset, which is used to capitalise the income from Year 11 
onwards, to derive the terminal value of the asset. The terminal value took into account the remaining tenure 
of the lease. 
 
Proposed Likely Future Value as at 31 December 2025 

 
We are of the opinion that the Proposed Likely Future Values of the unencumbered remaining leasehold 
interests in the Properties, as at 31 December 2025 subject to the New Master Lease Agreements and the 
proposed lease renewal terms and conditions, for the Renewal Term (after the one-time Renewal Capex 
Costs and Downtime Period Rent Rebate), for lease renewal purposes, at the valuation date, are: 
 

Property 
Proposed Likely Future Value 

as at 31 December 2025 
Mount Elizabeth Hospital Property S$1,051,000,000 
Gleneagles Hospital Property S$   550,000,000 
Parkway East Hospital Property S$   101,000,000 
Total S$1,702,000,000 

   
(Singapore Dollars One Billion Seven Hundred And Two Million Only) 
This valuation is exclusive of GST. 
 
Disclaimer 
 
We have prepared this Valuation Summary Letter for inclusion in, and/or to be made available for inspection under, the Circular and 
specifically disclaim liability to any person in the event of any omission from or false or misleading statement included in the Circular, 
other than in respect of the information provided within this Valuation Summary Letter and the enclosed Valuation Certificates. We do 
not make any warranty or representation as to the accuracy of the information in any other part of the Circular other than as expressly 
made or given by Knight Frank Pte Ltd in this Valuation Summary Letter or in the Valuation Certificates. 
 
Knight Frank Pte Ltd has relied upon property data supplied by Parkway Trust Management Limited (as Manager of Parkway Life REIT), 
which we assume to be true and accurate. Knight Frank Pte Ltd takes no responsibility for inaccurate data supplied by Parkway Trust 
Management Limited (as Manager of Parkway Life REIT) and subsequent conclusions related to such data.  
 
The reported analyses, opinions and conclusions are limited only by the reported assumptions and limiting conditions and are our 
personal, unbiased professional analyses, opinions and conclusions. We have no present or prospective interest in the Properties and 
have no personal interest or bias with respect to the party or 
reporting of a predetermined value or direction in value that favours the cause of the client, the amount of the value estimate, the 
attainment of a stipulated result, or the occurrence of a subsequent event.  
 
We certify that our valuers undertaking the valuations are authorised to practise as valuers and have the necessary expertise and 
experience in valuing similar types of properties.  
 
Yours faithfully 
 
 
 
Low Kin Hon 
B.Sc.(Estate Management) Hons.,FSISV 
Deputy Group Managing Director 
Head, Valuation & Advisory 

-2003752I 
For and on behalf of Knight Frank Pte Ltd 

Sherri Fong 
B.Sc.(Estate Management) Hons.,MSISV 
Senior Director 
Valuation & Advisory 

-2008950C 
For and on behalf of Knight Frank Pte Ltd 
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Knight Frank Pte Ltd 10 Collyer Quay #08-01 Ocean Financial Centre Singapore 049315 
Tel: +65 6222 1333   Fax: +65 6224 5843   Reg.No: 198205243Z   CEA Licence No: L3005536J 

KnightFrank.com.sg  
Other Offices: 

Knight Frank Property Asset Management Pte Ltd 160 Paya Lebar Road #05-05 Orion@Paya Lebar Singapore 409022 
KF Property Network Pte Ltd 10 Collyer Quay #08-01 Ocean Financial Centre Singapore 049315 

Valuation Certificate 
 

Property : 3 Mount Elizabeth "Mount Elizabeth Hospital", 363 car park lots and 30 strata units within "Mount Elizabeth Medical Centre" Singapore 228510 
("Mount Elizabeth Hospital Property") 

   

Instructing 
Parties/Relying 
Parties 

: HSBC Institutional Trust Services (Singapore) Limited [as Trustee of Parkway Life Real Estate Investment Trust (Parkway Life REIT)] and 
Parkway Trust Management Limited (as Manager of Parkway Life REIT) 

   

Purpose of 
Valuation 

: Lease Renewal 

   

Tenure : Leasehold 67 years with effect from 23 August 2007 
   

Basis of Valuation : (I)  Market Value as at 30 June 2021, subject to the Existing Master Lease Agreements expiring 22 August 2022 and based on the New Master 
Lease Agreement and the proposed lease renewal terms and conditions, for a lease term from 23 August 2022 to 31 December 2042, 
comprising an Interim Period (23 August 2022 to 31 December 2022) and 20 years (1 January 2023 to 31 December 2042) 

, with one-time Renewal Capex Costs and tiered rent rebate to be provided by the Master Lessor to the Master Lessee during the 
first three full financial years of the Renewal Term (i.e. FY2023 to FY2025) . 

(II)  The Proposed Likely Future Value as at 31 December 2025 subject to the New Master Lease Agreements and the proposed lease renewal 
terms and conditions, for the Renewal Term (after the one-time Renewal Capex Costs and tiered rent rebate period). 

   

Registered Owner : HSBC Institutional Trust Services (Singapore) Limited (as Trustee of Parkway Life REIT) 
   

Master Plan 2019 :  
   

Land Area : 15,204.0 sm (subject development) 
   

Strata Area : 58,139.0 sm (including Accessory Lot Area) 
   

Brief Description : The Mount Elizabeth Hospital Development comprises Mount Elizabeth Hospital, Mount Elizabeth Medical Centre and car park. Parkway Life 
REIT owns 56.71% of the total share value of the strata lots in the Mount Elizabeth Hospital Development, representing the Mount Elizabeth 
Hospital which has 345 beds, 30 strata units and 363 car park lots (i.e. Mount Elizabeth Hospital Property).  

   

Existing Master 
Lease Agreement 

: 
Parkway Hospitals 

the expiry of the 
initial term by giving a written notice to the Trustee at least 12 months prior to the expiration of the initial term, provided that the Master Lessee 
is not in breach of the Master Lease Agreement at the time of the notice.  The Master Lessee shall pay an annual rent comprising a Base Rent 
and a Variable Rent. The Base Rent is S$19,800,000. The Variable Rent is based on 3.8% of Adjusted Hospital Revenue (AHR) for the current 
financial year.  Provided always that the rent payable shall be no less than the equivalent of {1+(CPI + 1.0%)} x total rent payable for the 
immediately preceding year. 

   

Proposed Lease 
Renewal Terms and 
Conditions 

: The Master Lessee is seeking to enter into the New Master Lease Agreement in relation to the Property for lease renewal purposes for the 
Renewal Term from 23 August 2022 to 31 December 2042. There will be a further option to renew for 10 years from 1 January 2043 to 31 
December 2052.  Immediately upon expiry of the Existing Term, the rent for the Interim Period will commence based on 2.0% step-up from the 
expiring rent for Year 15 of the Existing Term (to be accordingly prorated). Thereafter, the proposed rent for the first financial year of the Renewal 

y shall be determined based on the then prevailing market rent and a 15.0% cap of the 
average AHRs of the Property for the 10-year period from FY2010 to FY2019.  The Initial Rent is estimated to be S$60,268,340 comprising 
Base Rent of S$40,178,893 and Variable Rent of S$20,089,447. 
 
The Master Lessor shall be responsible for a one-time Renewal Capex Costs of up to S$150.0 million (exclusive of GST).  Rent rebate on a 
tiered basis amounting to approximately S$60.9 million will be granted to the Master Lessee for the Downtime Period. Nonetheless, the rent for 
the Downtime Period will still provide for a 3.0% step-up from the preceding year/period. The Annual Rent Review Formula shall be applicable 
for Year 4 to Year 20 of the Renewal Term i.e. FY2026 to FY2042. 

   

Valuation 
Approaches 

: Capitalisation Approach and Discounted Cash Flow Approach 

   

Capitalisation 
Rate/Terminal 
Capitalisation 
Rate/Discount Rate 

:  Capitalisation  
Rate 

Terminal 
Capitalisation Rate 

Discount  
Rate 

Market Value as at 30 June 2021 5.00% 5.25% 7.00% 
Proposed Likely Future Value as at 31 December 2025 5.25% 5.50% 7.00% 

   

Valuation Date : 30 June 2021 
   

Market Value as at 
30 June 2021 

: S$868,000,000                    This valuation is exclusive of GST. 
(Singapore Dollars Eight Hundred And Sixty-Eight Million Only) 

   

Proposed Likely 
Future Value as at 
31 December 2025 

: S$1,051,000,000                    This valuation is exclusive of GST. 
(Singapore Dollars One Billion And Fifty-One Million Only) 
 

   

Material Valuation 
Uncertainty 

: As at the valuation date, we continue to be faced with an unprecedented set of circumstances caused by COVID-19. Our valuation is therefore reported as being subject 
to Material Valuation Uncertainty. A higher degree of caution should be attached to our valuation than would normally be the case. Given the unknown future impact that 
COVID-19 might have on the real estate market, we recommend that you keep the valuation of this Property under frequent review. 
 

For the avoidance of doubt, this explanatory note has been included to ensure transparency and to provide further insight as to the market context under which the 
valuation opinion was prepared. In recognition of the potential for market conditions to move rapidly in response to changes in the control or future spread of COVID-19, 
we highlight the importance of the valuation date. 

   

Assumptions, 
Disclaimers, 
Limitations & 
Qualifications 

: This valuation certificate is provided subject to the assumptions, disclaimers, limitations and qualifications detailed throughout this certificate which are made in conjunction 
with those included within the General Terms of Business for Valuations located at the end of the letter.  Reliance on this certificate and extension of our liability is 
conditional upon the reader’s acknowledgement and understanding of these statements.  Use by, or reliance upon this document for any othe r purpose if not authorised, 
Knight Frank Pte Ltd is not liable for any loss arising from such unauthorised use or reliance.  The document should not be reproduced without our written authority.  The 
valuers have no pecuniary interest that would conflict with the proper valuation of the Property. 

   

Prepared by : Knight Frank Pte Ltd 
   

   
 
 
Low Kin Hon 
B.Sc.(Estate Management) Hons.,FSISV 
Deputy Group Managing Director 
Head, Valuation & Advisory 

041-2003752I 

 
 
 
Sherri Fong 
B.Sc.(Estate Management) Hons.,MSISV 
Senior Director 
Valuation & Advisory 

-2008950C 
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Knight Frank Pte Ltd 10 Collyer Quay #08-01 Ocean Financial Centre Singapore 049315 
Tel: +65 6222 1333   Fax: +65 6224 5843   Reg.No: 198205243Z   CEA Licence No: L3005536J 

KnightFrank.com.sg  
Other Offices: 

Knight Frank Property Asset Management Pte Ltd 160 Paya Lebar Road #05-05 Orion@Paya Lebar Singapore 409022 
KF Property Network Pte Ltd 10 Collyer Quay #08-01 Ocean Financial Centre Singapore 049315 

Valuation Certificate 
 

Property : 6A Napier Road "Gleneagles Hospital", 121 car park lots and 10 strata units within "Gleneagles Medical Centre" at 6 Napier Road Singapore 
258500/258499 ("Gleneagles Hospital Property") 

   

Instructing 
Parties/Relying 
Parties 

: HSBC Institutional Trust Services (Singapore) Limited [as Trustee of Parkway Life Real Estate Investment Trust (Parkway Life REIT)] and 
Parkway Trust Management Limited (as Manager of Parkway Life REIT) 

   

Purpose of 
Valuation 

: Lease Renewal 

   

Tenure : Leasehold 75 years with effect from 23 August 2007 
   

Basis of Valuation : (I)  Market Value as at 30 June 2021, subject to the Existing Master Lease Agreements expiring 22 August 2022 and based on the New Master 
Lease Agreement and the proposed lease renewal terms and conditions, for a lease term from 23 August 2022 to 31 December 2042, 
com

-time Renewal Capex Costs and tiered rent rebate to be provided by the Master Lessor to the Master Lessee during the 
 

(II)  The Proposed Likely Future Value as at 31 December 2025 subject to the New Master Lease Agreements and the proposed lease renewal 
terms and conditions, for the Renewal Term (after the one-time Renewal Capex Costs and tiered rent rebate period). 

   

Registered Owner : HSBC Institutional Trust Services (Singapore) Limited (as Trustee of Parkway Life REIT) 
   

Master Plan 2019 :  
   

Land Area : 14,947.3 sm (subject development) 
   

Strata Area : 49,003.0 sm (including Accessory Lot Area) 
   

Brief Description : The Gleneagles Hospital Development comprises Gleneagles Hospital, Gleneagles Medical Centre and car park. Parkway Life REIT owns 
69.05% of the total share value of the strata lots in the Gleneagles Hospital Development, representing the Gleneagles Hospital which has 257 
beds, 10 strata units and 121 car park lots (i.e. Gleneagles Hospital Property). 

   

Existing Master 
Lease Agreement 

: 
Lease Agreement. The initial term of the lease is 15 years 

the expiry of the 
initial term by giving a written notice to the Trustee at least 12 months prior to the expiration of the initial term, provided that the Master Lessee 
is not in breach of the Master Lease Agreement at the time of the notice.  The Master Lessee shall pay an annual rent comprising a Base Rent 
and a Variable Rent. The Base Rent is S$8,700,000. The Variable Rent is based on 3.8% of Adjusted Hospital Revenue (AHR) for the current 
financial year.  Provided always that the rent payable shall be no less than the equivalent of {1+(CPI + 1.0%)} x total rent payable for the 
immediately preceding year. 

   

Proposed Lease 
Renewal Terms and 
Conditions 

: The Master Lessee is seeking to enter into the New Master Lease Agreement in relation to the Property for lease renewal purposes for the 
Renewal Term from 23 August 2022 to 31 December 2042. There will be a further option to renew for 10 years from 1 January 2043 to 31 
December 2052.  Immediately upon expiry of the Existing Term, the rent for the Interim Period will commence based on 2.0% step-up from the 
expiring rent for Year 15 of the Existing Term (to be accordingly prorated). Thereafter, the proposed rent for the first financial year of the Renewal 

0% cap of the 
average AHRs of the Property for the 10-year period from FY2010 to FY2019.  The Initial Rent is estimated to be S$31,106,240 comprising 
Base Rent of S$20,737,493 and Variable Rent of S$10,368,747. 
 
The Master Lessor shall be responsible for a one-time Renewal Capex Costs of up to S$150.0 million (exclusive of GST).  Rent rebate on a 
tiered basis amounting to approximately S$60.9 million will be granted to the Master Lessee for the Downtime Period. Nonetheless, the rent for 
the Downtime Period will still provide for a 3.0% step-up from the preceding year/period. The Annual Rent Review Formula shall be applicable 
for Year 4 to Year 20 of the Renewal Term i.e. FY2026 to FY2042.  

   

Valuation 
Approaches 

: Capitalisation Approach and Discounted Cash Flow Approach 

   

Capitalisation 
Rate/Terminal 
Capitalisation 
Rate/Discount Rate 

:  Capitalisation  
Rate 

Terminal 
Capitalisation Rate 

Discount  
Rate 

Market Value as at 30 June 2021 5.25% 5.50% 7.00% 
Proposed Likely Future Value as at 31 December 2025 5.50% 5.75% 7.00% 

   

Valuation Date : 30 June 2021 
   

Market Value as at  
30 June 2021 

: S$494,000,000                    This valuation is exclusive of GST. 
(Singapore Dollars Four Hundred And Ninety-Four Million Only) 

   

Proposed Likely 
Future Value as at  
31 December 2025 

: S$550,000,000                    This valuation is exclusive of GST. 
(Singapore Dollars Five Hundred And Fifty Million Only) 

   

Material Valuation 
Uncertainty 

: As at the valuation date, we continue to be faced with an unprecedented set of circumstances caused by COVID-19. Our valuation is therefore reported as being subject 
to Material Valuation Uncertainty. A higher degree of caution should be attached to our valuation than would normally be the case. Given the unknown future impact that 
COVID-19 might have on the real estate market, we recommend that you keep the valuation of this Property under frequent review. 
 

For the avoidance of doubt, this explanatory note has been included to ensure transparency and to provide further insight as to the market context under which the 
valuation opinion was prepared. In recognition of the potential for market conditions to move rapidly in response to changes in the control or future spread of COVID-19, 
we highlight the importance of the valuation date. 

   

Assumptions, 
Disclaimers, 
Limitations & 
Qualifications 

: This valuation certificate is provided subject to the assumptions, disclaimers, limitations and qualifications detailed throughout this certificate which are made in conjunction 
with those included within the General Terms of Business for Valuations located at the end of the letter.  Reliance on this certificate and extension of our liability is 
conditional upon the reader’s acknowledgement and understanding of these statements.  Use by, or reliance upon this document for any othe r purpose if not authorised, 
Knight Frank Pte Ltd is not liable for any loss arising from such unauthorised use or reliance.  The document should not be reproduced without our written authority.  The 
valuers have no pecuniary interest that would conflict with the proper valuation of the Property. 

   

Prepared by : Knight Frank Pte Ltd 
   

   
 
 
Low Kin Hon 
B.Sc.(Estate Management) Hons.,FSISV 
Deputy Group Managing Director 
Head, Valuation & Advisory 

-2003752I 

 
 
 
Sherri Fong 
B.Sc.(Estate Management) Hons.,MSISV 
Senior Director 
Valuation & Advisory 

-2008950C 
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Knight Frank Pte Ltd 10 Collyer Quay #08-01 Ocean Financial Centre Singapore 049315 
Tel: +65 6222 1333   Fax: +65 6224 5843   Reg.No: 198205243Z   CEA Licence No: L3005536J 

KnightFrank.com.sg  
Other Offices: 

Knight Frank Property Asset Management Pte Ltd 160 Paya Lebar Road #05-05 Orion@Paya Lebar Singapore 409022 
KF Property Network Pte Ltd 10 Collyer Quay #08-01 Ocean Financial Centre Singapore 049315 

Valuation Certificate 
 

Property : 321/319 Joo Chiat Place "Parkway East Hospital and Medical Centre" and 75 car park lots Singapore 427990/427989 ("Parkway East Hospital 
Property") 

   

Instructing 
Parties/Relying 
Parties 

: HSBC Institutional Trust Services (Singapore) Limited [as Trustee of Parkway Life Real Estate Investment Trust (Parkway Life REIT)] and 
Parkway Trust Management Limited (as Manager of Parkway Life REIT) 

   

Purpose of 
Valuation 

: Lease Renewal 

   

Tenure : Leasehold 75 years with effect from 23 August 2007 
   

Basis of Valuation : (I)  Market Value as at 30 June 2021, subject to the Existing Master Lease Agreements expiring 22 August 2022 and based on the New Master 
Lease Agreement and the proposed lease renewal terms and conditions, for a lease term from 23 August 2022 to 31 December 2042, 

wal 
-time Renewal Capex Costs and tiered rent rebate to be provided by the Master Lessor to the Master Lessee during the 

 
(II)  The Proposed Likely Future Value as at 31 December 2025 subject to the New Master Lease Agreements and the proposed lease renewal 

terms and conditions, for the Renewal Term (after the one-time Renewal Capex Costs and tiered rent rebate period).  
   

Registered Owner : HSBC Institutional Trust Services (Singapore) Limited (as Trustee of Parkway Life REIT) 
   

Master Plan 2019 :  
   

Land Area : 6,203.0 sm 
   

Gross Floor Area : 10,993.6 sm 
   

Brief Description : The Parkway East Hospital Development comprises Parkway East Hospital which has 143 beds, a medical centre accommodating 32 medical 
centre units and car park. 

   

Existing Master 
Lease 

: The Property is leased by HSBC 
se is 15 years 

commenci ry of the 
initial term by giving a written notice to the Trustee at least 12 months prior to the expiration of the initial term, provided that the Master Lessee 
is not in breach of the Master Lease Agreement at the time of the notice.  The Master Lessee shall pay an annual rent comprising a Base Rent 
and a Variable Rent. The Base Rent is S$1,500,000. The Variable Rent is based on 3.8% of Adjusted Hospital Revenue (AHR) for the current 
financial year.  Provided always that the rent payable shall be no less than the equivalent of {1+(CPI + 1.0%)} x total rent payable for the 
immediately preceding year. 

   

Proposed Lease 
Renewal Terms and 
Conditions 

: The Master Lessee is seeking to enter into the New Master Lease Agreement in relation to the Property for lease renewal purposes for the 
Renewal Term from 23 August 2022 to 31 December 2042. There will be a further option to renew for 10 years from 1 January 2043 to 31 
December 2052.  Immediately upon expiry of the Existing Term, the rent for the Interim Period will commence based on 2.0% step-up from the 
expiring rent for Year 15 of the Existing Term (to be accordingly prorated). Thereafter, the proposed rent for the first financial year of the Renewal 

0% cap of the 
average AHRs of the Property for the 10-year period from FY2010 to FY2019.  The Initial Rent is estimated to be S$5,832,420, comprising 
Base Rent of S$3,888,280 and Variable Rent of S$1,944,140. 
 
The Master Lessor shall be responsible for a one-time Renewal Capex Costs of up to S$150.0 million (exclusive of GST).  Rent rebate on a 
tiered basis amounting to approximately S$60.9 million will be granted to the Master Lessee for the Downtime Period. Nonetheless, the rent for 
the Downtime Period will still provide for a 3.0% step-up from the preceding year/period. The Annual Rent Review Formula shall be applicable 
for Year 4 to Year 20 of the Renewal Term i.e. FY2026 to FY2042. 

   

Valuation 
Approaches 

: Capitalisation Approach and Discounted Cash Flow Approach 

   

Capitalisation 
Rate/Terminal 
Capitalisation 
Rate/Discount Rate 

:  Capitalisation  
Rate 

Terminal 
Capitalisation Rate 

Discount  
Rate 

Market Value as at 30 June 2021 5.50% 5.75% 7.00% 
Proposed Likely Future Value as at 31 December 2025 5.75% 6.00% 7.00% 

   

Valuation Date : 30 June 2021 
   

Market Value as at  
30 June 2021 

: S$85,000,000                   This valuation is exclusive of GST. 
(Singapore Dollars Eighty-Five Million Only) 

   

Proposed Likely 
Future Value as at  
31 December 2025 

: S$101,000,000                   This valuation is exclusive of GST. 
(Singapore Dollars One Hundred And One Million Only) 

   

Material Valuation 
Uncertainty 

: As at the valuation date, we continue to be faced with an unprecedented set of circumstances caused by COVID-19. Our valuation is therefore reported as being subject 
to Material Valuation Uncertainty. A higher degree of caution should be attached to our valuation than would normally be the case. Given the unknown future impact that 
COVID-19 might have on the real estate market, we recommend that you keep the valuation of this Property under frequent review. 
 

For the avoidance of doubt, this explanatory note has been included to ensure transparency and to provide further insight as to the market context under which the 
valuation opinion was prepared. In recognition of the potential for market conditions to move rapidly in response to changes in the control or future spread of COVID-19, 
we highlight the importance of the valuation date. 

   

Assumptions, 
Disclaimers, 
Limitations & 
Qualifications 

: This valuation certificate is provided subject to the assumptions, disclaimers, limitations and qualifications detailed throughout this certificate which are made in conjunction 
with those included within the General Terms of Business for Valuations located at the end of the letter.  Reliance on this certificate and extension of our liability is 
conditional upon the reader’s acknowledgement and understanding of these statements.  Use by, or reliance upon this document for any other purpose if not authorised, 
Knight Frank Pte Ltd is not liable for any loss arising from such unauthorised use or reliance.  The document should not be reproduced without our written authority.  The 
valuers have no pecuniary interest that would conflict with the proper valuation of the Property. 

   

Prepared by : Knight Frank Pte Ltd 
   

   
 
 
Low Kin Hon 
B.Sc.(Estate Management) Hons.,FSISV 
Deputy Group Managing Director 
Head, Valuation & Advisory 

-2003752I 

 
 
 
Sherri Fong 
B.Sc.(Estate Management) Hons.,MSISV 
Senior Director 
Valuation & Advisory 

-2008950C 
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General Terms of Business for Valuations 

 following General Terms of 
Business apply to all valuations and appraisals undertaken by Knight Frank Pte Ltd unless specifically agreed otherwise in the Terms of Engagement letter and so 
stated within the main body of the valuation summary letter, the valuation report and/or certificate. 
 
1. Knight Frank Pte Ltd  
 
 Knight Frank Pte Ltd is a privately owned company with registration number 198205243Z. Any work done by an individual is in the capacity as an employee of 

the Company.     
 
 Our GST registration number is M2-0058829-X. 
 
2. Limitations on Liability 
 
 aluation report and/or certificate is 

addressed for the stated purpose. The Valuer disclaims all responsibility and will accept no liability to any third party for the whole or any part of its contents 
saved on the basis of written and agreed instructions; this will incur an additional fee.  

 
 Our maximum total liability for any direct loss or damage whether caused by our negligence or breach of contract or otherwise is limited to the lower of S$1 

 
 
 We do not accept liability for any indirect or consequential loss (such as loss of profits).  
 
3.  Disclosure and Publication 
 
 If our opinion of value is disclosed to persons other than the addressees of our valuation report and/or certificate, the basis of valuation should be stated. 

Reproduction of this valuation report and/or certificate in any manner whatsoever in whole or in part or any reference to it in any published document, circular 
or statement nor published in any way whatsoever whether in hard copy or electronically (including on any websites) without t
of the form and context in which may appear is prohibited. 

 
4. Our Fees 
 
 If any invoice remains unpaid after the date on which it is due to be paid, we reserve the right to charge interest, calculated daily, from the date when payment 

was due until payment is made at 1.5% per month. If we should find it necessary to use legal representatives or collection agents to recover monies due, you 
will be required to pay all costs and disbursements so incurred. 

 
 If before the valuation is concluded :- 
 (a) you end this instruction, we will charge abortive fees; or 
 (b) you delay the instruction by more than [1] month or materially alter the instruction so that additional work is required at any stage we will charge additional 

fees, 
  
 And in each case such fees will be calculated on the basis of reasonable time and expenses incurred. 
 
 Where the valuation is for loan security purposes, and we agree to accept payment of our fee from the borrower, the fee remains due from yourselves until 

payment is received by us. Additionally, payment of our fee is not conditional upon the loan being drawn down or any conditions of the loan being met.  
 
5.  Valuation Standards 
 
 Valuations and appraisals will be carried out in accordance with the Singapore Institute of Surveyors and Valuers (SISV) Valuation Standards and Practice 

Guidelines and International Valuation Standards (IVS), and all codes, standards and requirements of professionalism will be met.  
 
6. Valuation Basis 
 
 Valuations and appraisals are carried out on a basis appropriate to the purpose for which they are intended and in accordance with the relevant definitions, 

commentary and assumptions outlined in the valuation report and/or certificate. The basis of valuation will be agreed with you for the instruction.  
 
 The opinion expressed in this valuation report and/or certificate is made strictly in accordance with the terms and for the purpose expressed therein and the 

values assessed and any allocation of values between portions of the property need not be applicable in relation to some other assessment. 
 
7. Titles and Burdens 
 
 s reports or certificates of title. We 

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

 
 All liens and encumbrances, if any, affecting the property have been disregarded unless otherwise stated and it is assumed that the current use of the property 

is not in contravention of any planning or other governmental regulation or law. 
 
 The Valuer does not warrant to the party to whom the valuation report and/or certificate is addressed and any other person the title or the rights of any person 

with regard to the property. 
 
8. Disposal Costs and Liabilities 
 
 No allowance is made in our valuation for expenses of realisation or for taxation which may arise in the event of a disposal and our valuation is expressed as 

exclusive of any GST that may become chargeable. Properties are valued disregarding any mortgages or other charges. 
 
9. Sources of Information 
 
 

relevant matters, as summarised in our valuation report and/or certificate. We do not check with the relevant government departments or other appropriate 
authorities on the legality of the structures, approved gross floor area or other information provided to us. We assume that this information is complete and 
correct and the Valuer shall not be held responsible or liable if this should prove not to be so. 

 
 Unless otherwise stated, all information has been obtained by our search of records and examination of documents or by enquiry from Government departments 

or other appropriate authorities. When it is stated in this valuation report and/or certificate that information has been supplied to the Valuer by another party, this 
information is believed to be reliable and the Valuer shall not be held responsible or liable if this should prove not to be so. 
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10. Boundaries 
 
 Plans accompanying valuation report are for identification purposes and should not be relied upon to define boundaries, title or easements. The extent of the 

site is outlined in accordance with information given to us and/or our understanding of the boundaries.  
 
11. Planning and Other Statutory Regulations 
 
 Enquiries of the relevant planning authorities in respect of matters affecting the property, where considered appropriate, are normally only obtained verbally and 

this information is given to us, and accepted by us, on the basis that it should not be relied upon. Where reassurance is required on planning matters, we 
nfirm the position with regard to any legal matters 

referred to in our report. We assume that properties have been constructed, or are being constructed, and are occupied or used in accordance with the 
appropriate consents and that there are no outstanding statutory notices. 

 
12. Property Insurance 
 
 Our valuation assumes that the property would, in all respects, be insurable against all usual risks at normal, commercially acceptable premiums. 
 
13. Building Areas and Age 
 
 Where so instructed, areas provided from a quoted source will be relied upon. Where the age of the building is estimated, this is for guidance only. 
 
14. Structural Condition 
 
 Building structural and ground condition surveys are detailed investigations of the building, the structure, technical services and ground and soil conditions 

undertaken by specialist building surveyors or engineers and fall outside the normal remit of a valuation. Since we will not have carried out any of these 
investigations, except where separately instructed to do so, we are unable to report that the property is free of any structural fault, rot, infestation or defects of 
any other nature, including inherent weaknesses due to the use in construction of deleterious materials. We do reflect the contents of any building survey report 
referred to us or any defects or items of disrepair of which we are advised or which we note during the course of our valuation inspections but otherwise assume 
properties to be free from defect.  

 
15. Ground Conditions 
 
 We assume there to be no unidentified adverse ground or soil conditions and that the load bearing qualities of the sites of each property are sufficient to support 

the building constructed or to be constructed thereon.  
 
16. Environmental Issues 
 
 Investigations into environmental matters would usually be commissioned of suitably qualified environmental specialists by most responsible purchasers of 

higher value properties or where there was any reason to suspect contamination or a potential future liability. Furthermore, such investigation would be pursued 
to the point at which any inherent risk was identified and quantified before a purchase proceeded. Anyone averse to risk is strongly recommended to have a 
property environmental investigation undertaken and, besides, a favourable report may be of assistance to any future sale of the property. Where we are 
provided with the conclusive results of such investigations, on which we are instructed to rely, these will be reflected in our valuations with reference to the 
source and nature of the enquiries. We would endeavour to point out any obvious indications or occurrences known to us of harmful contamination encountered 
during the course of our valuation enquiries. 

 
 We are not, however, environmental specialists and therefore we do not carry out any scientific investigations of sites or buildings to establish the existence or 

otherwise of any environmental contamination, nor do we undertake searches of public archives to seek evidence of past activities which might identify potential 
for contamination. In the absence of appropriate investigations and where there is no apparent reason to suspect potential for contamination, our valuation will 
be on the assumption that the property is unaffected.  

 
17. Leases 
 
 The client should confirm to us in writing if they require us to read leases. Where we do read leases reliance must not be placed on our interpretation of these 

documents without reference to solicitors, particularly where purchase or lending against the security of a property is involved. 
 
18. Covenant 
 
 We reflect our general appreciation of potential purchasers' likely perceptions of the financial status of tenants. We do not, however, carry out detailed 

investigations as to the financial standing of the tenants, except where specifically instructed, and assume, unless informed otherwise, that in all cases there 
are no significant arrears of payment and that they are capable of meeting their obligations under the terms of leases and agreements. 

 
19. Loan Security 
 
 Where instructed to comment on the suitability of property as a loan security we are only able to comment on any inherent property risk. Determination of the 

degree and adequacy of capital and income cover for loans is the responsibility of the lender having regard to the terms of the loan. 
 
20. Build Cost Information 
 
 Where our instruction requires us to have regard to build cost information, for example in the valuation of properties with development potential, we strongly 

recommend that you supply us with build cost and other relevant information prepared by a suitably qualified construction cost professional, such as a quantity 
surveyor. We do not hold ourselves out to have expertise in assessing build costs and any property valuation advice provided by us will be stated to have been 
arrived at in reliance upon the build cost information supplied to us by you. In the absence of any build cost information supplied to us, we may have regard to 
published build cost information. There are severe limitations on the accuracy of build costs applied by this approach and professional advice on the build costs 
should be sought by you. The reliance which can be placed upon our advice in these circumstances is severely restricted. If you subsequently obtain specialist 
build cost advice, we recommend that we are instructed to review our advice. 

 
21. Reinstatement Assessments 
 
 A reinstatement assessment for insurance purposes is a specialist service and we recommend that separate instructions are issued for this specific purpose. If 

advice is required as a check against the adequacy of existing cover this should be specified as part of the initial instruction. Any indication given is provided 
only for guidance and must not be relied upon as the basis for insuranc
there is a material difference, then a full reinstatement valuation should be considered. 

 
22. Attendance in Court 
 
 The Valuer is not obliged to give testimony or to appear in Court with regard to this valuation report and/or certificate, with reference to the property unless 

specific arrangement has been made therefor. 
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Mount Elizabeth Hospital Property 
 
Mount Elizabeth Hospital Property comprises Mount Elizabeth Hospital which has 345 licensed 
beds, 30 medical centre units and 363 carpark lots. Mount Elizabeth Hospital is made up of a 10-
storey block and a five-storey block as well as carpark lots. Mount Elizabeth Medical Centre 
comprises a 17-storey medical and retail block with a total of 232 medical centre units and a 
carpark. 
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Mount Elizabeth Hospital Property comprised approximately 37.2% of the total portfolio of 
Parkway Life REIT by asset value as at 31 December 2020 and the net property income of Mount 
Elizabeth Hospital Property comprised approximately 36.1% of the total portfolio of Parkway Life 
REIT for the financial year ended 31 December 2020. 
 
Gleneagles Hospital Property 
 
Gleneagles Hospital Property comprises Gleneagles Hospital which has 257 licensed beds, 10 
medical centre units and 121 carpark lots. Gleneagles Hospital is made up of a 10-storey block 
with two basements and a five-storey annex block as well as carpark lots. Gleneagles Medical 
Centre comprises a 10-storey block with three basements and comprises 164 medical centre units 
from the 2nd to 10th storey. 
 
Gleneagles Hospital Property comprised approximately 19.6% of the total portfolio of Parkway 
Life REIT by asset value as at 31 December 2020 and the net property income of Gleneagles 
Hospital Property comprised approximately 19.3% of the total portfolio of Parkway Life REIT for 
the financial year ended 31 December 2020. 
 
Parkway East Hospital Property 
 
Parkway East Hospital Property comprises Parkway East Hospital which has 143 licensed beds. 
Parkway East Hospital is made up of a four-storey block as well as carpark lots, and a medical 
centre comprising a five-storey block with a total of 28 medical centre units. 
 
Parkway East Hospital Property comprised approximately 3.4% of the total portfolio of Parkway 
Life REIT by asset value as at 31 December 2020 and the net property income of Parkway East 
Hospital Property comprised approximately 3.5% of the total portfolio of Parkway Life REIT for the 
financial year ended 31 December 2020. 
 
Collectively, the Properties comprised approximately 60.2% by asset value as at 31 December 
2020, and approximately 58.9% by net property income (“NPI”) for the financial year ended 31 
December 2020, of the total portfolio of Parkway Life REIT.” 
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Source: Circular 
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Source: Circular 
 
Notes: 
 
(1) The Rent per annum for the Interim Period and Year 1 to Year 3 of the Renewal Term as set out in the Circular is an 

estimation based on the latest available information and projections of the minimum guaranteed rents based on CPI 
+ 1% rental revision calculations for Year 14 (23 August 2020 to 22 August 2021) and Year 15 (23 August 2021 to 
22 August 2022) of the Existing Term. The actual final Rent for the Interim Period and Year 1 to Year 3 of the Renewal 
Term may vary subject to the determination of the actual rent paid for Year 14 (the “Actual Year 14 Rent”) and Year 
15 (the “Actual Year 15 Rent”) of the Existing Term. Pursuant to the annual rent review formula under the Existing 
Master Lease Agreements, the Actual Year 14 Rent and Actual Year 15 Rent are expected to be finalised latest by 
mid-November 2021 and mid-November 2022, respectively. Adjustments will be accordingly made to compute the 
actual final Rent of the Interim Period and Year 1 to Year 3 of the Renewal Term in accordance with the terms of the 
New Master Lease Agreements. Along with the adjustments, the actual final Downtime Period Rent Rebate for Year 
1 to Year 3 of the Renewal Term will be accordingly established.  
 

(2) For the avoidance of doubt, the applicable preceding period of the Interim Period is Year 15 (23 August 2021 to 22 
August 2022) of the Existing Term and the Rent of the Interim Period is to be applied on a pro-rata basis. 
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(3) Estimated based on {1 + (CPI +1%)} x Initial Rent of S$97.2 million, where CPI is assumed to be 1.0%. 
 
(4) The term “Adjusted Hospital Revenue” shall have the same meaning as the term used in the Existing Master Lease 

Agreements, as set out under paragraph 2.3 of the Circular. 
 
(5) “CPI” shall mean the percentage increase in the Consumer Price Index announced by the Department of Statistics 

of Singapore for the relevant year compared to the immediately preceding year. Where CPI is negative for any given 
year, the CPI shall be deemed to be zero. 
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Source: Circular 
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Notes: 
 

(1) The Rent per annum for the Interim Period and Year 1 to Year 3 of the Renewal Term as set out in the Circular is an 
estimation based on the latest available information and projections of the minimum guaranteed rents based on CPI + 1% 
rental revision calculations for Year 14 (23 August 2020 to 22 August 2021) and Year 15 (23 August 2021 to 22 August 
2022) of the Existing Term. The actual final Rent for the Interim Period and Year 1 to Year 3 of the Renewal Term may 
vary subject to the determination of the Actual Year 14 Rent and the Actual Year 15 Rent of the Existing Term. Pursuant 
to the annual rent review formula under the Existing Master Lease Agreements, the Actual Year 14 Rent and Actual Year 
15 Rent are expected to be finalised latest by mid-November 2021 and mid-November 2022, respectively. Adjustments 
will be accordingly made to compute the actual final Rent of the Interim Period and Year 1 to Year 3 of the Renewal Term 
in accordance with the terms of the New Master Lease Agreements. Along with the adjustments, the actual final Downtime 
Period Rent Rebate for Year 1 to Year 3 of the Renewal Term will be accordingly established.  
 

(2) For the avoidance of doubt, the applicable preceding period of the Interim Period is Year 15 (23 August 2021 to 22 August 
2022) of the Existing Term and the Rent of the Interim Period is to be applied on a pro-rata basis. 
 

(3) Estimated based on {1 + (CPI +1%)} x Initial Rent of the respective Properties, where CPI is assumed to be 1.0%. 
 

(4) The term “Adjusted Hospital Revenue” shall have the same meaning as the term used in the Existing Master Lease 
Agreements, as set out in paragraph 2.3 of the Circular. 
 

(5) “CPI” shall mean the percentage increase in the Consumer Price Index announced by the Department of Statistics of 
Singapore for the relevant year compared to the immediately preceding year. Where CPI is negative for any given year, 
the CPI shall be deemed to be zero. 
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In arriving at our opinion of value, we have 
considered relevant general and economic 
factors and all information necessary to 
enable us to arrive at the rental value of 
the Properties. We have primarily utilised 
the Profits Method in undertaking our 
assessment to arrive at the prevailing 
Market Rent Value of the Properties.” 

Our valuation has been undertaken using 
appropriate valuation methodology and our 
professional judgement. 

As there is a dearth of rental evidence of 
hospitals which is leased to a Master 
Lessee in Singapore, we have valued the 
Properties by the Profits Method. The 
Profits Method is used in cases where it is 
not practical or possible to obtain direct 
rental evidence from comparable 
properties.” 
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Source: Rent Valuation Reports 

According to the Proposed Lease 
Renewal Terms in the new MLA, we 
understand that the Initial Rent is 
estimated to be S$97,207,000. We have 
undertaken a benchmarking analysis to 
ascertain the reasonableness of the Initial 
Rent based on rental metrics and opine 
that this amount is well within the market 
benchmarks and is considered to be a fair 
and reasonable level to be adopted as 
Market Rent.” 

“Aggregate prevailing Market Rental Value 
of Properties as at 30 June 2021: 
S$97,207,000”. 

We have perused the key commercial 
terms of the New Master Lease 
Agreements. Based on publicly available 
information, the Initial Rent of 
S$97,207,000 is within market benchmarks 
and in our opinion is considered fair and 
reasonable. 

Market Rent 

Having regard to the foregoing, we are of 
the opinion that the prevailing Market Rent 
(exclusive of GST) of the Properties, taking 
into consideration the New Master Lease 
Agreements and the proposed lease 
renewal terms and conditions, for a lease 
term from 23 August 2022 to 31 December 
2042, for lease renewal purposes, at the 
valuation date, is S$97,207,000”.



B-23

Source: S&P Capital IQ, annual reports, company announcements 
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Source: Annual reports, Circular, Management 

Notes: 
 
(1) “Rent Coverage Ratio” is computed as earnings before interest, taxes, depreciation, amortisation, and rent 

(“EBITDAR”) divided by the initial rent. 
 

(2) Siloam Hospitals Surabaya, Siloam Hospitals Kebon Jeruk, Siloam Hospitals Lippo Village, Mochtar Riady 
Comprehensive Cancer Centre, Siloam Hospitals Makassar, Siloam Hospitals Manado and Hotel Aryaduta Manado, 
Siloam Hospitals TB Simatupang, Siloam Hospitals Bali, Siloam Hospitals Labuan Bajo, Siloam Hospitals Buton, and 
Siloam Hospitals Yogyakarta 

 
(3) Capital Medical Center, EASTAR Health System, Carolina Pines Regional Medical Center, St. Mary’s Regional 

Medical Center, National Park Medical Center, Southwestern Medical Center, and  Williamette Valley Medical Center 
 
(4) Based on the related press release, the estimated Rent Coverage Ratio was expected to exceed 2.3 times 
 
(5) The London Independent Hospital, The Blackheath Hospital, The Alexandra Hospital, Ross Hall Hospital, The 

Highfield Hospital, The Beaumont Hospital, The Droitwich Spa Hospital, The Priory Hospital, The Hampshire Clinic, 
Sarum Road Hospital, Albyn Hospital, The Winterbourne Hospital, The Hendon Hospital, Goring Hall Hospital, 
Werndale Hospital, Bath Clinic, The Ridgeway Hospital, The Beardwood Hospital, Thornbury Hospital, The Park 
Hospital, The Clementine Churchill Hospital, Mount Alvernia Hospital, The Chaucer Hospital, Chelsfield Park 
Hospital, Shirley Oaks Hospital, The Sloane Hospital, The Princess Margaret Hospital, The Chiltern Hospital, The 
Saxon Clinic, and The Manor Hospital 

 
(6) 35 behavioral health facilities located in the United Kingdom from Priory Group. 
 
(7) The transaction was completed in late June 2021. 
 
(8) Norwest Private Hospital, The Hills Private Hospital, Darwin Private Hospital, Griffith Rehabilitation Hospital, The 

Melbourne Clinic, John Fawkner Private Hospital, Brisbane Private Hospital, Lady Davidson Private Hospital, Hunter 
Valley Private Hospital, The Sydney Clinic, and Newcastle Private Hospital 

 
(9) 10 hospitals in Texas, Oklahoma, and New Mexico 
 
(10) Calculated based on earnings before interest, taxes, depreciation, amortization, rent, and management fees 

(“EBITDARM”). 
 
(11) Renewal Term is for the period from 23 August 2022 to 31 December 2042, comprising the Interim Period from 23 

August 2022 to 31 December 2022 and 20 years from 1 January 2023 to 31 December 2042. 
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(12) Based on the Independent Valuers’ average estimated aggregate EBITDAR of the Properties for Year 15 of the 
Existing Term and the Initial Rent. 
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      Source: Asset Valuation Reports, FY2020 Annual Report, EY 

      Source: Asset Valuation Reports, EY 
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APPENDIX C

INDEPENDENT MARKET RESEARCH REPORT
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PARKWAY LIFE REAL ESTATE INVESTMENT TRUST
(constituted in the Republic of Singapore pursuant to a trust deed dated 12 July 2007 (as amended)) 

NOTICE OF EXTRAORDINARY GENERAL MEETING

NOTICE IS HEREBY GIVEN that an EXTRAORDINARY GENERAL MEETING of the unitholders 
(“Unitholders”) of Parkway Life Real Estate Investment Trust (“Parkway Life REIT”) will be convened and 
held by way of electronic means on Thursday, 30 September 2021 at 10.00 a.m. (Singapore time), for the 
purpose of considering and, if thought fi t, passing, with or without modifi cations, the following resolution 
(capitalised terms not otherwise defi ned herein shall bear the meanings ascribed to them in the circular 
to Unitholders dated 8 September 2021):

 THE PROPOSED TRANSACTION COMPRISING THE ENTRY INTO THE NEW MASTER LEASE 
AGREEMENTS FOR MOUNT ELIZABETH HOSPITAL PROPERTY, GLENEAGLES HOSPITAL 
PROPERTY AND PARKWAY EAST HOSPITAL PROPERTY AND THE RENEWAL CAPEX 
AGREEMENT (ORDINARY RESOLUTION)

RESOLVED that:

(i) approval be and is hereby given for the proposed entry into the New Master Lease Agreements 
and the Renewal Capex Agreement; and

(ii) Parkway Trust Management Limited, in its capacity as manager of Parkway Life REIT (the 
“Manager”), any director of the Manager (“Director”), and HSBC Institutional Trust Services 
(Singapore) Limited, in its capacity as trustee of Parkway Life REIT (the “Trustee”) be and are 
hereby severally authorised to complete and do all such acts and things (including executing all 
such documents as may be required) as the Manager, such Director or, as the case may be, the 
Trustee may consider expedient or necessary or in the interests of Parkway Life REIT to give 
effect to the New Master Lease Agreements and the Renewal Capex Agreement (including, for the 
avoidance of doubt, the ROFR).

BY ORDER OF THE BOARD
Parkway Trust Management Limited
(Company Registration No. 200706697Z)
As Manager of Parkway Life Real Estate Investment Trust

Chan Wan Mei
Company Secretary
Singapore
8 September 2021
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 in either case, by 10.00 a.m. on 27 September 2021, being 72 hours before the time fi xed for the EGM. 

 A Unitholder who wishes to submit a Proxy Form must fi rst download, complete and sign the Proxy Form, before submitting it 
by post to the address provided above, or before scanning and sending it by email to the email address provided above. 

 Due to  the COVID-19 situation in Singapore, Unitholders are strongly encouraged to submit completed Proxy Forms 
electronically via email.

7. Persons who hold Units through relevant intermediaries (as defi ned below), including CPF and SRS investors, and who wish 
to participate in the EGM by (a) observing and/or listening to the EGM proceedings through live audio-visual webcast or live 
audio-only stream; (b) submitting questions in advance of the EGM; and/or (c) appointing the Chairman of the EGM as proxy 
to attend, speak and vote on their behalf at the EGM, should contact the relevant intermediary (which would include, in the 
case of CPF and SRS investors, their respective CPF Agent Banks or SRS Operators) through which they hold such Units as 
soon as possible in order to make the necessary arrangements for them to participate in the EGM. 

 In addition, CPF and SRS investors who wish to appoint the Chairman of the EGM as proxy should approach their respective 
CPF Agent Banks or SRS Operators to submit their votes by 5.00 p.m. on 20 September 2021, being 7 working days before 
the date of the EGM.

 “relevant intermediary” means:

 (i) a banking corporation licensed under the Banking Act, Chapter 19 of Singapore, or a wholly owned subsidiary of 
such a banking corporation, whose business includes the provision of nominee services and who holds Units in that 
capacity;

 (ii) a person holding a capital markets services licence to provide custodial services for securities under the Securities and 
Futures Act, Chapter 289 of Singapore, and who holds Units in that capacity; or

 (iii) the Central Provident Fund Board (“CPF Board”) established by the Central Provident Fund Act, Chapter 36 of 
Singapore, in respect of Units purchased under the subsidiary legislation made under that Act providing for the making 
of investments from the contributions and interest standing to the credit of members of the Central Provident Fund, if 
the CPF Board holds those Units in the capacity of an intermediary pursuant to or in accordance with that subsidiary 
legislation.

8. The Chairman of the EGM, as proxy, need not be a Unitholder of Parkway Life REIT.

9. Due to the constantly evolving COVID-19 situation in Singapore, the Manager may be required to change 
the arrangements for the EGM at short notice. Unitholders should check SGX website at the URL 
https://www.sgx.com/securities/company-announcements and Parkway Life REIT’s website at the URL www.plifereit.com for 
the latest updates on the status of the EGM.

Personal Data Privacy

10. By submitting an instrument appointing the Chairman of the EGM as proxy to attend, speak and vote at the EGM and/or any 
adjournment thereof, a Unitholder (i) consents to the collection, use and disclosure of the Unitholder’s personal data by the 
Manager and the Trustee (or their agents or service providers) for the purpose of the processing, administration, analysis and 
facilitation by the Manager and the Trustee (or their agents or service providers) of the appointment of the Chairman of the 
EGM as proxy for the EGM (including any adjournment thereof) and the preparation and compilation of the attendance lists, 
minutes (including questions and answers) and other documents relating to the EGM (including any adjournment thereof), 
and in order for the Manager and the Trustee (or their agents or service providers) to comply with any applicable laws, listing 
rules, regulations and/or guidelines.
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Parkway Life Real Estate Investment Trust
(Constituted in the Republic of Singapore pursuant to
a trust deed dated 12 July 2007 (as amended))

Proxy Form
Extraordinary General Meeting
(Before completing this form, please read the notes behind)

IMPORTANT
1. The EGM (as defi ned below) is being convened, and will be held, by way of electronic means pursuant to the COVID-19 (Temporary Measures) (Alternative 

Arrangements for Meetings for Companies, Variable Capital Companies, Business Trusts, Unit Trusts and Debenture Holders) Order 2020. Printed copies of the Notice 
of EGM dated 8 September 2021 will not be sent to unitholders. Instead, the Notice of EGM will be sent to unitholders by way of electronic means via publication on 
Parkway Life Real Estate Investment Trust’s (“Parkway Life REIT”) website at the URL https://plifereit.listedcompany.com/egm.html  and will also be made available on 
the SGX website at the URL https://www.sgx.com/securities/company-announcements.

2. Alternative arrangements relating to attendance at the EGM via electronic means (including arrangements by which the meeting can be electronically accessed via live 
audio-visual webcast or live audio-only stream), submission of questions to the Chairman of the EGM in advance of the EGM, addressing of substantial and relevant 
questions at the EGM and voting by appointing the Chairman of the EGM as proxy at the EGM, are set out in the Notice of EGM.

3. Due to  the current COVID-19 situation in Singapore, unitholders will not be able to attend the EGM in person. If a member (whether individual or corporate) 
wishes to exercise his/her/its voting rights at the EGM, he/she/it must appoint the Chairman of the EGM as his/her/its proxy to attend, speak and vote on 
his/her/its behalf at the EGM. 

4. If a CPF or SRS investor wishes to appoint the Chairman of the EGM as proxy, he/she should approach his/her respective CPF Agent Banks or SRS Operators to 
submit his/her votes by 5.00 p.m. on 20 September 2021, being 7 working days before the date of the EGM.

5. This Proxy Form may be accessed at Parkway Life REIT’s website at the URL  https://plifereit.listedcompany.com/egm.html and will be made available on the SGX 
website at the URL https://www.sgx.com/securities/company-announcements. Printed copies of this Proxy Form will not be sent to unitholders.

6. Please read the notes overleaf which contain instructions on, inter alia, the appointment of the Chairman of the EGM as a member’s proxy to attend, speak 
and vote on his/her/its behalf at the EGM.

Personal Data Privacy
By submitting an instrument appointing the Chairman of the EGM as proxy, the unitholder accepts and agrees to the personal data privacy terms set out in the Notice of 
EGM dated 8 September 2021.

I/We  (Name(s) and NRIC/Passport Number(s)/

Company Registration Number) of  (Address) 

being a unitholder/unitholders of Parkway Life REIT, hereby appoint the Chairman of the Extraordinary 
General Meeting (“EGM”) as my/our proxy to attend, speak and vote for me/us on my/our behalf, at 
the EGM of Parkway Life REIT to be convened and held by way of electronic means on Thursday, 30 
September 2021 at 10.00 a.m. (Singapore Time), and at any adjournment thereof.

I/We direct the Chairman of the EGM as my/our proxy to vote for or against, or to abstain from voting on, 
the resolutions to be proposed at the EGM as indicated hereunder. 

No. Resolution For * Against * Abstain *

ORDINARY BUSINESS

1. To approve the Proposed Transaction comprising 
the New Master Lease Agreements and the 
Renewal Capex Agreement 

* If you wish to exercise all your votes “For”, “Against”, or to “Abstain” please tick () within the box provided. Alternatively, please 
indicate the number of votes as appropriate. In the absence of specifi ed directions in respect of a resolution, the appointment 
of the Chairman of the EGM as your proxy for that resolution will be treated as invalid.

Dated this  day of  2021

Total number of Units held

Signature(s) of Unitholder(s)/Common Seal



IMPORTANT: PLEASE READ THE NOTES TO PROXY FORM BELOW

Notes to Proxy Form:

1. Due to the current COVID-19 situation in Singapore, Unitholders will not be able to attend the EGM in person. If a Unitholder 
(whether individual or corporate) wishes to exercise his/her/its voting rights at the EGM, he/she/it must appoint the Chairman of the 
EGM as his/her/its proxy to attend, speak and vote on his/her/its behalf at the EGM. This Proxy Form may be accessed at Parkway 
Life REIT’s website at the URL  https://plifereit.listedcompany.com/egm.html and will also be made available on the SGX website at the 
URL https://www.sgx.com/securities/company-announcements. In appointing the Chairman of the EGM as proxy, a Unitholder must give 
specifi c instructions as to voting, or abstentions from voting, in respect of a resolution in the Proxy Form, failing which the appointment 
of the Chairman of the EGM as proxy for that resolution will be treated as invalid. 

2. CPF or SRS investors who wish to appoint the Chairman of the EGM as proxy should approach their respective CPF Agent Banks or 
SRS Operators to submit their votes by 5.00 p.m. on 20 September 2021, being 7 working days before the date of the EGM.

3. The Chairman of the EGM, as proxy, need not be a unitholder of Parkway Life REIT.

4. A Unitholder should insert the total number of units in Parkway Life REIT (“Units”) held. If the Unitholder has Units entered against his 
name in the Depository Register (as defi ned in Section 81SF of the Securities and Futures Act, Chapter 289 of Singapore) maintained 
by The Central Depository (Pte) Limited (“CDP”), he should insert that number of Units. If the Unitholder has Units registered in his 
name in the Register of Unitholders of Parkway Life REIT, he should insert that number of Units. If the Unitholder has Units entered 
against his name in the said Depository Register and registered in his name in the Register of Unitholders, he should insert the 
aggregate number of Units. If no number is inserted, this form of proxy will be deemed to relate to all the Units held by the Unitholder. 

Please fold here

Parkway Trust Management Limited
(as manager of Parkway Life Real Estate Investment Trust)

c/o Boardroom Corporate & Advisory Services Pte. Ltd.
50 Raffl es Place

#32-01 Singapore Land Tower
Singapore 048623

Please fold here

5. The Proxy Form must be submitted to the Manager c/o the Unit Registrar, Boardroom Corporate & Advisory Services Pte. Ltd., in the 
following manner: 

 a. if submitted by post, be lodged at the offi ce of Parkway Life REIT’s Unit Registrar, Boardroom Corporate & Advisory Services Pte. 
Ltd. at 50 Raffl es Place, #32-01 Singapore Land Tower, Singapore 048623; or 

 b. if submitted electronically, be submitted via email to Parkway Life REIT’s Unit Registrar at SRS.TeamD@boardroomlimited.com, 

 in either case, by 10.00 a.m. on 27 September 2021, being 72 hours before the time fi xed for the EGM. 

 A Unitholder who wishes to submit the Proxy Form must fi rst download, complete and sign the Proxy Form, before submitting it by post 
to the address provided above, or before scanning and sending it by email to the email address provided above.

  Due to the COVID-19 situation in Singapore, Unitholders are strongly encouraged to submit completed Proxy Forms 
electronically via email.

6. The Proxy Form must be under the hand of the appointor or of his attorney duly authorised in writing. Where the Proxy Form is 
executed by a corporation, it must be executed either under its common seal or under the hand of its attorney or a duly authorised 
offi cer.

7. Where the Proxy Form is signed on behalf of the appointor by an attorney, the power of attorney or a duly certifi ed copy thereof must 
(failing previous registration with the Manager) be lodged with the Proxy Form, or, if the Proxy Form is submitted electronically via 
email, be emailed with the Proxy Form, failing which the Proxy Form may be treated as invalid. 

8. The Manager shall be entitled to reject a Proxy Form which is incomplete, improperly completed or illegible or where the true intentions 
of the appointor are not ascertainable from the instructions of the appointor specifi ed on and/or attached to the Proxy Form. 

9. In addition, in the case of Units entered in the Depository Register, the Manager may reject a Proxy Form if the Unitholder, being the 
appointor, is not shown to have Units entered against his name in the Depository Register as at 72 hours before the time appointed for 
holding the Meeting, as certifi ed by CDP to the Manager. 

10. All Unitholders will be bound by the outcome of the Meeting regardless of whether they have attended or voted at the Meeting.

11. Any reference to a time of day is made by reference to Singapore time.

Affi x 
Postage 
Stamp





PARKWAY TRUST MANAGEMENT LIMITED

101 Thomson Road
#28-03 United Square
Singapore 307591
Tel: (65) 6507 0650
Fax: (65) 6507 0651
www.plifereit.com
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