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Important Notice to all readers of this report 

Unless you are the Client named within this report, or have been explicitly identified by us as a party to whom we owe a 

duty of care and who is entitled to rely on this report, Knight Frank Thailand does not owe or assume any duty of care to 

 you in respect of the contents of this report and you are not entitled to rely upon it. 
  



 

Our Ref. VL/mk/R0414/2024 

 

8 January 2025 

 

Dusit Thani Freehold and Leasehold Real Estate Investment Trust  

No 1, Empire Tower, 32
nd

 Floor  

South Sathorn Road, Yannawa Sub-district 

Sathorn District, Bangkok 10120 

 

Attention :  Mr Voranon Asavakittimetin  

 The REIT Manager of DREIT 

 

Dear Sir, 

  

RE : VALUATION OF LEASEHOLD ISLAND ALONG WITH OWNED BUILDINGS KNOWN AS 

‘DUSIT THANI MALDIVES’ RESORT, LOCATED ON MUDHDHOO ISLAND, BAA ATOLL, 

REPUBLIC OF MALDIVES 

 

Further to your instruction to Knight Frank Chartered (Thailand) Company Limited to carry out a 

valuation of the above mentioned property, hereinafter referred as the “Subject Property” please be 

advised that we have completed the valuation as per details attached. 

 

The attached valuation report sets forth the relevant information and assumptions considered of 

importance for our estimation of the valuation. This report is for Public Purpose, for which it can be 

disclosed to other professional advisers assisting in respect of that purpose and for subsequent 

general public reporting as required.  

 

Knight Frank Chartered (Thailand) Company Limited and the authorised person below certified that 

neither the company nor the authorised person has any benefit or interest directly or indirectly with the 

property under valuation. 

 

Respectfully submitted by 

Knight Frank Chartered (Thailand) Company Limited 

 
Mr Surasak Limpa-arayakul, MRICS 

Executive Director - Head of Valuation & Advisory 
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Executive Summary 

 
 
Reference No. R0414/2024. 

 
 
Purpose Of 

Valuation 

To advise on the Market Value for the existing use of the Subject Property, for 

Public Purposes. 

 
 Location The Subject Property “Dusit Thani Maldives” is located on the Island of 

Mudhdhoo in Baa Atoll, Republic of Maldives. 

 
 
Description The ‘Dusit Thani Maldives’ comprises a Luxury-standard island resort, 

constructed in 2012, providing 94 villas and residences (95 villas are under 

hotel license), together with luxury guest facilities. Providing a mixture of ‘Beach 

Villa’,(over) ‘Water Villa’, and ‘Residences’ room-types, located on the 

beachfront or in an “over water” configuration above the island’s surrounding 

reef. The resort provides five Food & Beverage outlets, providing a mixture of 

formal and informal formats, with international and Thai cuisine. Recreational 

facilities include a Spa, an infinity swimming pool, tennis courts, ‘Kid’s Club’, 

water sports centre (for diving, sailing etc), and library. Furthermore, the 

complex provides Back of House, including staff lodgings, food preparation, and 

waste handling. 

 

Summary Details 

No. Particulars Value Unit 

1 Area of Plot (sq.m.) 186,640 sq.m. 

2 Built up area of the hotel 167,351.47 sq.ft. 

 
Built up area of the hotel 15,547.46 sq.m. 

3 Hotel rooms 94 no 

4 Ownership status Leasehold Island 

5 Lease Tenure 50 Years 

 Remaining Lease Period 34 Years 250 Days 
 

 
 
Land Details Leased area is 186,640 square metres (Or 18.664 hectares). 
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Building Lists No. Building Name No. Building Name 

1 Villa - Ocean Pavilion 29 Petrol Pump Station 

2 Villa - Ocean Villa with Pool 30 Executive Villa 

3 Villa - Water Villa with Pool 31 Admin. Building 

4 Villa - Beach Residence 32 Laundry and Housekeeping 

5 Villa - Beach Villa 33 Power House and Treatment Plant 

6 Villa - Beach Villa with Pool 34 Maintenance Workshop 

7 Villa - Beach Deluxe Villa with Pool 35 Carpentry 

8 Villa - Family Beach Villa 36 Recycle House 

9 Yoga Pavillion 37 Housekeeping Store (Land) 

10 Arrival Jetty 38 Housekeeping Store (Ocean) 

11 Reception 39 Communication Hut 

12 Main Restaurant (The Market) 40 Fuel Farm 

13 Over Water Villa (Benjarong and Sala Bar) 41 Fuel Pump House 

14 Grill Restaurant (Sea Grill) 42 Fuel Purifer House 

15 Pool Bar 43 Service Jetty 

16 Swimming Pool 44 Fire Pump House 

17 Tennis Court 45 Clinic 

18 Spa Main Function 46 Mosque 

19 Spa Treatment 47 Shower Platform 

20 Dive School 48 STP 

21 Boutique 49 Dry Store 1 

22 Gym 50 Dry Store 2 

23 Kids Club 51 Dry Store 3 

24 Dinning Pavilion 52 Carpentry & Workshop 

25 Water Sport 53 Football Field 

26 Senior Staff 54 Senior Staff Building 

27 General Staff (Ninety Block) 55 Casual Building 

28 Staff Services and Storage (Unit Block)   
 

 
 
Tenure The Subject Property is subject to leasehold period of fifty(50) years which 

commencing date is 8 September 2009. As at the date of Valuation, the 

remaining lease period is 34 years and 250 days. 

 
 
Planning Whilst we may make verbal enquiries or gather information on Town Planning, 

we do not normally carry out requisitions with the various public authorities to 

confirm that the property is not adversely affected by any public schemes such 

as road and drainage improvements. If reassurance is required, we recommend 

that verification be obtained from your lawyers or other professional advisors. 
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Facilities / 

Infrastructure  

 

The island currently has power, telecommunication cable or piped water 

connection. We understand the island is well within the range of existing mobile 

telephony infrastructure. The costs of bringing above mentioned infrastructure to 

the island are directly proportional to the distance of the island from the 

mainland.  

 
Valuation Date 31 December 2024. 

 
 
Market Value of 

Leasehold 

Interest for the 

remaining lease 

period of  

34 years 250 days 

USD  81,100,000.-  

(United States Dollars Eighty-One Million And One Hundred Thousand Only). 

 
 
Market Value of 

Leasehold 

Interest under 

REIT Structure 

for the 

remaining lease 

period of  

34 years 250 days  

USD  78,000,000.-  

(United States Dollars Seventy-Eight Million Only) 
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1 Instructions 

 

Engagement of Knight Frank Thailand 

Instructions 

 

1.1 We refer to your recent instruction to carry out a valuation of the property 

known as the ‘Dusit Thani Maldives’, located on the Island of Mudhdhoo 

in Baa Atoll, Republic of Maldives, herein referred to as the “Subject 

Property”, so as to advise on the Market Value on a going concern basis, 

subject to vacant possession, in its existing condition, free from all 

encumbrances and restrictions, and subject to our other assumptions 

thereof, as at the Date of Valuation. 

 

Client 1.2 Our client for this instruction is Dusit Thani Freehold and Leasehold 

Real Estate Investment Trust (“the Client”).  

 

Valuation 

standards 

1.3 The valuation has been made in conformity with the Thailand Code of 

Professional Ethics and Conduct. Where applicable, we have also made 

reference to other established valuation manuals and standards such as 

the International Valuation Standards (IVS) and the Royal Institution of 

Chartered Surveyors (RICS) Appraisal and Valuation Manual. 

 

Purpose of 

valuation 

1.4 You have confirmed that this valuation report is required for Public 

Purpose. 

 

Conflict of 

interest 

1.5 Knight Frank Thailand, and the Valuer have no pecuniary interest in the 

Subject Property, past, present or prospective and the opinion expressed 

is free of any bias in this regard. 

 

We are acting as Independent Valuers, as defined in the International 

Valuation Standards.  

 

Responsibility to 

third parties 

1.6 This report has been prepared for the private and confidential use of your 

good self only. It should not Limited be reproduced in whole or in part 

without the express written authority of Knight Frank Thailand, or relied 

upon by any other party for any purpose. Our warning is registered here, 

that any party other than those specifically named in this paragraph 

should obtain their own valuation before acting in any way in respect of 

the Subject Property.  
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Disclosure & 

publication 

1.7 Neither the whole nor any part of this valuation nor any reference there to 

may be included in any published document, circular or statement nor 

published in any way without our prior written approval of the form or 

context in which it may appear. 

 

Limitations on 

liability  

1.8 No claim arising out of or in connection with this valuation report may be 

brought against any member, employee, partner, director or consultant of 

Knight Frank Thailand. Those individuals will not have a personal duty of 

care to any party and any claim for losses must be brought against Knight 

Frank Thailand.  

 

 1.9 Knight Frank Thailand’s total liability for any direct loss or damage caused 

by negligence or breach of contract in relation to this instruction and 

valuation report is limited to the amount specified in the Terms of 

Engagement letter, a copy of which is attached. We do not accept liability 

for any indirect or consequential loss (such as loss of profits). 

 

 1.10 The above provisions shall not exclude or limit our liability in respect of 

fraud or for death or personal injury caused by our negligence or for any 

other liability to the extent that such liability may not be excluded or limited 

as a matter of law. 

 

Expertise 1.11 We confirm that the Valuer responsible for this valuation report meets the 

requirements of the Thai Code of Professional Ethics and Conduct, having 

sufficient current knowledge of the particular market, and the skills and 

understanding to undertake the valuation competently..  

 

Vetting 1.12 This report has been vetted as part of Knight Frank Asia Pacific’s Quality 

Assurance procedures and internal procedures of Knight Frank Thailand’s 

executive.    
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Scope of Enquiries & Investigations 

Inspection 1.13 We were instructed to carry out an internal inspection of the Subject 

Property. Our inspection of the property was undertaken on 1-4 

December 2024 by Mr Surasak Limpa-arayakul, Ms Korkaew 

Charoensook, Mr Peerakarn Wasutornpipat and Mr Patch Samakkimit. 

 

Investigations 1.14 The extent of enquiries / investigations made is set out in our General 

Terms of Business. In carrying out this instruction, we have undertaken 

verbal / internet based enquiries referred to in the relevant sections of this 

report. We have relied upon this information as being accurate and 

complete. 

 

Information 

provided 

 

1.15 In this report we have been provided with the following information 

provided by the Client, its advisors and other third parties:  

 

 Copy of Lease Agreement documentation; 

 Building Floor Plans; 

 Building & Layout Plans 

 Hotel Management Historical Performance  

 

We have relied upon this information as being materially correct in all 

aspects.  

 

 1.16 In the absence of any documents or information provided, we have had to 

rely solely upon our own enquiries as outlined in this report. Any 

assumptions resulting from the lack of information are also set out in the 

relevant section of this report. 
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Basis of Valuation 

Market Value (MV) 1.17 In accordance with your instructions, we have provided an opinion of the 

Market Value of the freehold interest for the existing use, with vacant 

possession as at the date of valuation. 

 

Valuation date 1.18 The valuation date is 31 December 2024.  

 

Market Value 

definition 

 

1.19 Market Value means ‘the estimated amount for which an asset should 

exchange on the date of valuation between a willing buyer and a willing 

seller in an arm’s length transaction after proper marketing wherein the 

parties had each acted knowledgeably, prudently, and without 

compulsion. It is also assumed that the legal occupancy right of the 

property to be completely transferable’. 

 

Market value of leasehold interest or subject to the existing lease is 

further defined as the value of an asset based on continuation of its 

existing leases, assuming the asset could be sold in the market subject to 

its existing lease. 

 

Market Value for the Existing Use is further defined as the market value 

of an asset based on continuation of its existing use, assuming the asset 

could be sold in the open market for its existing use, and otherwise in 

keeping with the market value definition regardless of whether or not the 

existing use represents the highest and best use of the asset. 

 

We note that Market Value for the Existing Use does not represent the 

amount that might be realised in the event of piecemeal disposition of the 

assets in the open market from any alternative use to which they may  

be put. 
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2 The Property 

 

Location 

Site Location 2.1 The Resort is located on Mudhdhoo Island in Baa Atoll which is UNESCO 

World Biosphere Reserve - First and Only in Maldives.  The Maldives, 

comprised of 1,192 corals islands in the Indian Ocean, is globally 

regarded as a luxury leisure destination, based upon its natural beauty of 

blue lagoons, white-sand beaches, and coral reefs.  The Subject Property 

is located upon Mudhdhoo Island, which is approximately 125 kilometres 

north of the capital Male and it’s International Airport.  Furthermore, the 

domestic Dharavandhoo Airport is located approximately 7.5 kilometres 

to the south east.  

 

 

 

General Property Information 

Latitude 5°12'22.6"N  

Longitude 73°05'04.2"E 

Area (hectare) 18.664 

Island status inhabited 

Nearest to airport name Dharavandhoo Airport 

Proximity to airport (km) 7.5 

Nearest inhabited island Kihadhoo  

Proximity to inhabited island (km) 5.5 

Bait Found Yes 

Reef fish found Yes 

 

(Please refer to our Location Plan and Site Plan under Appendix A and B) 
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Legal Parameters 

of Property  

 

2.2 We have been provided with legal documents related to the subject 

property. However, It is recommended that the documents are subjected 

to formal legal inspection in order to ensure that there are no elements, 

restriction or charges contained which are likely to have detrimental effect 

upon the market value provided.  

 

Legal aspects  

 

2.3 - We are not legal experts to comment on transfer viability of the 

property based on any land registry entries, title documents or reports 

on title. 

- In this report, we have assumed a clear and marketable title and that 

all documentation is satisfactorily drawn.  

- We have assumed that the Property is not subject to any unusual or 

onerous covenants, transfer restrictions, encumbrances or outgoings.  

 

Public Facilities 

 

2.4 The island currently has power, telecommunication cable or piped water 

connection. We understand the island is well within the range of existing 

mobile telephony infrastructure. The costs of bringing above mentioned 

infrastructure to the island are directly proportional to the distance of the 

island from the mainland.  
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Site Description 

General 

Description 

2.5 The ‘Dusit Thani Maldives’ comprises a Luxury-standard island resort, 

constructed in 2012, providing 94 villas and residences (95 villas are 

under hotel license), together with luxury guest facilities. Providing a 

mixture of ‘Beach Villa’, (over) ‘Water Villa’, and ‘Residences’ room-types, 

located on the beachfront or in an “over water” configuration above the 

island’s surrounding reef. The resort provides five Food & Beverage 

outlets, providing a mixture of formal and informal formats, with 

international and Thai cuisine. Recreational facilities include a Spa, an 

infinity swimming pool, tennis courts, ‘Kid’s Club’, water sports centre (for 

diving, sailing etc), and library. Furthermore, the complex provides Back 

of House, including staff lodgings, food preparation, and waste handling. 

 

  Area Conversion 

1 rai  = 400 square wah = 4 ngan 

1 ngan = 100 square wah = 400 square meters 

1 square wah = 4 square meters   

1 acre = 4,046.85642 square meters 

 

The Subject Property is identified on the site plan below, showing our 

understanding of the boundaries. A further copy is attached at Appendix C. 

 

Land Details 2.6 Leased area is 186,640 square metres (Or 18.664 hectares). 
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Buildings & Improvements 

General 

Description 

2.7 The Subject Property is currently operated as the ‘Dusit Thani Maldives’, 

comprising of land, buildings, other improvements, furniture and 

equipment for villa operations. (Please refer to Building Floor Plan under 

Appendix D). 

 

List of buildings 

and infrastructure 

2.8 No. Building Name No. Building Name 

1 Villa - Ocean Pavilion 29 Petrol Pump Station 

2 Villa - Ocean Villa with Pool 30 Executive Villa 

3 Villa - Water Villa with Pool 31 Admin. Building 

4 Villa - Beach Residence 32 Laundry and Housekeeping 

5 Villa - Beach Villa 33 Power House and Treatment Plant 

6 Villa - Beach Villa with Pool 34 Maintenance Workshop 

7 Villa - Beach Deluxe Villa with Pool 35 Carpentry 

8 Villa - Family Beach Villa 36 Recycle House 

9 Yoga Pavilion 37 Housekeeping Store (Land) 

10 Arrival Jetty 38 Housekeeping Store (Ocean) 

11 Reception 39 Communication Hut 

12 Main Restaurant (The Market) 40 Fuel Farm 

13 Over Water Villa (Benjarong and Sala Bar) 41 Fuel Pump House 

14 Grill Restaurant (Sea Grill) 42 Fuel Purifer House 

15 Pool Bar 43 Service Jetty 

16 Swimming Pool 44 Fire Pump House 

17 Tennis Court 45 Clinic 

18 Spa Main Function 46 Mosque 

19 Spa Treatment 47 Shower Platform 

20 Dive School 48 STP 

21 Boutique 49 Dry Store 1 

22 Gym 50 Dry Store 2 

23 Kids Club 51 Dry Store 3 

24 Dinning Pavilion 52 Carpentry & Workshop 

25 Water Sport 53 Football Field 

26 Senior Staff 54 Senior Staff Building 

27 General Staff (Ninety Block) 55 Casual Building 

28 Staff Services and Storage (Unit Block)   
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Description of 

buildings  

 

2.9 General Structural and Architectural Aspects of the building  

 

Age of building : Newly built, approximately three (3) years 

old, and thirteen (13) years old. 

Condition : Good 

Structure : Reinforced concrete 

Roof : Reinforced concrete and Shingle Roof 

Ceiling : Painted & plastered gypsum board and 

partly finished with wood. 

Wall : Painted cement plastered brick. 

Floor : Reinforced concrete finished with marble 

and ceramic tile 

Door : Glass pane, glass pane on wood frame, 

block carved teakwood and plywood doors. 

Window 

 

: Glass pane on wood frame and adjustable 

glass louver windows 

     

Furniture and 

Equipment  

 

2.10 Lists of Room Furniture and Equipment  

- Bed and mattress  

- Wardrobe  

- Air-conditioner  

- Room desk telephone  

- Desk with armchair  

- TV counter and sitting stool  

- Sofa and round table.  

- Flat-screen television.  

- Safe deposit box.  
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Building Facilities 

and Building 

Systems 

2.11 The building facilities and buildings systems comprise electrical system, 

sanitary and waste water treatment system, fire fighting & fire protection 

system, air conditioning system, and security system. 

 

1) Electrical System 

   

 

1.1 Electrical generator (4 Sets) 

Brand : Cummins. 

Model  :  2 X QST 30 G-4, 2 X QSX 15 G-8 

Serial No. :    G1-37244878, G2-37245560,  

G3-79421306, G4-79421305 

Capacity :     G1 &G2 1000 KVA,(800KW) 

G3&G4 500KVA (400KW) 

1.2 Electrical RMU- Ring Main Unit / HV. Switchgear (1 Set) 

1.3 Main Distributed Board (MDB) (40 Sets) 

1.4 Main Distributed Board (EMDB) (4 Sets) 

1.5 Distribution Board and Load Center. 

1.6 Lighting System. 

1.7 Emergency Light Unit. 

1.8 Single Lighting Protection System and Ground-Lot. 

1.9 This system is completed with conduct, wiring, accessory and other 

equipment. 

 

2) Communication System 
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2.1 Satellite Master Antenna Television (SMATV). 

- Satellite Master Antenna Television system 

Satellite     1. set 

Modulator  2 sets 

Receiver   44 sets 

Booster 10 sets 

This system is completed with conduct, wiring, accessory and 

other equipment. 

 

 

 

2.2 Telephone System 

Direct Line (incoming-outgoing) 

- Main Distribution Frame (6608888 numbers) 

- Private Automatic Branch Exchange 

Brand  : Alcalet lucent 

Model  :  Omini PCX enterprise ACT28 

Capacity  : 

This system is completed with conduct, wiring, accessory and other 

equipment. 

 

   

 

2.3 Closed Circuit Television System (CCTV) 

- CCD Cameras (44 sets) 

- Digital Video Record (DVR) (1 set) 

This system is completed with conduct, wiring, accessory and other 

equipment. 
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2.4 Internet System 

The Internet System (Lan and Wireless) 

This system is completed with conduct, wiring, accessory and other 

equipment. 

 

3) Sanitary System 

   

   

 

3.1 Cold water system Yes 

- Transfer Pump (3 sets) 

Pump       :    Yes 

Brand : Grundfos 

Model  :  CRNE 15-3 V-FGJ-A-E-HQQE 

Capacity :  20.35 m³/h 

Motor :  Yes 

Model  :    Grundfos 

Capacity :  4 kw 
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3.2 Hot Water System yes Heat recovery for DG 

- Hot Oil Boilers (1 set) 

Capacity : 5000 liters 

- Hot Water Storage Tanks (Stainless Steel Tank) (1 set) 

This system is complete with piping, accessories and other 

equipment. 

 

   

 

3.3 Waste Water Treatment System 

- Waste water treatment system  (1set) 

- Drainage System (1 set) 

This system is complete with piping, accessories, and other 

equipment. 

 

4) Fire Protection & Fire Alarm System 

   

 

4.1 Diesel engine fire pump (1 set) 

Brand   :  Force -MFS 
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Model   :   MFS 85 

S/N       :  LFMF 06-22947 

Capacity   :   85 HP 

The structure is steel complete with isolation valves and other 

accessories.Yes 

 

4.2 Electrical fire pump (1 set) 

Brand   :  Sffeco 

Capacity   :  75 kw 

The structure is steel complete with isolation valves and other 

accessories. 

 

4.3 Jockey pumps (1 Set) 

Brand   :  Grundfos 

Model    :    A9651721.6p11544 

S/N       :   001 

Capacity    :  2.20kw /5.8 m3/h 

The structure is steel complete with isolation valves and other 

accessories. 

 

4.4 Fire Alarm Control 

4.5 Fire hose cabinets  (FHC) 

4.6 Valves and connectors 

4.7 Hand held extinguishers 

The system is complete with piping, accessories and other equipment. 

 

5) Swimming Pool System 

- Swimming pool :  1200 Cubic meters 

- Surge tank :  120 Cubic meters 

- Water pump (3 sets) 

- Piping 

This system features a control unit and other accessories. 

 

6) Gas Station System 

The gas system is provided for the main service kitchen, comprising of 

standard accessories.Yes 
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3 Legal Title Official Assessment Value 

 

Title Details 

Sources of 

information 

3.1 Knight Frank Thailand has been provided with copies of the lease 

agreement of the Subject Property from Dusit Thani Freehold and 

Leasehold Real Estate Investment Trust. Whilst we may have inspected 

the title of the property as recorded in the Register Document of Title, we 

cannot accept any responsibility for its legal validity.  

 

 3.2 In our valuation, we have assumed good and marketable Title(s) and that 

all documentation is satisfactorily drawn. 

 

 3.3 We recommend that our understanding of all legal Title issues is referred 

to your legal advisors for their confirmation that our understanding is 

correct. It is also particularly important that your legal advisors should be 

consulted to check whether there have been any transactions relating to 

the property which reveal price paid information which we should be made 

aware of.  

 

 3.4 If any matters come to light as a result of your legal advisor’s review of 

these issues, we requires that these matters are referred back to us as this 

information may have an important bearing upon the values reported. 
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4 Planning Regulations 

 

Town Planning 

and other 

Statutory 

Regulations 

4.1 Whilst we may make verbal enquiries or gather information on Town 

Planning, we do not normally carry out requisitions with the various public 

authorities to confirm that the property is not adversely affected by any 

public schemes such as road and drainage improvements. If reassurance 

is required, we recommend that verification be obtained from your 

lawyers or other professional advisors. 
 

 

 

 

5 Expropriation & Infrastructure Projects 

 

Site expropriation 

 

5.1 From our investigations, there is no land expropriation proposed for the 

Subject Property. 

 

Public 

infrastructure 

projects 

5.2 None. 
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6 Market Overview 

  

Republic of Maldives Overview  

 6.1 The Republic of Maldives is located in the middle of Indian Ocean & 

consists of 1,192 coral islands, which form a chain of 820 km in length 

and 130 km in width, set in a territorial area of 859,000 sq. km. of the 

Indian Ocean. The total land area of the Maldives is approximately 

300 square kilometres. Sri Lanka and India are the nearest 

neighbouring countries lying 750 km & 600 km north & north-east of 

Maldives, respectively.  

 

Current estimated population is over 407,660 including 63,637 foreign 

nationals staying in the country for employment as per census 2014. 

The islands of the Maldives are formed into 26 natural atolls, which 

for purposes of administration, are further grouped into 20 

administrative regions. Most of the islands are quite small and low-

lying, with an average elevation of 1.6 m above mean sea-level. The 

islands are surrounded by shallow, crystal-clear lagoons enclosed by 

coral reefs. Out of the 1192 islands, 199 are inhabited and 110 

islands have been developed as tourist resorts.  

 

Maldives Islands 

Area 

Exclusive Economic Zone 

 

859,000sq.km. 

Islands 

Number of Islands 

Inhabited Islands 

Un-inhabited Islands 

No.s 

1,192 

199 

993 

Average area of Inhabited Islands 

Less than 10 Ha 

11 to 49 Ha 

50 to 99 Ha 

100 to 299 Ha 

300 Ha + 

No.s 

10 

123 

28 

26 

3 
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  Baa Atoll 

 

 

Baa Atoll is an administrative division of the Maldives. Eydhafushi is 

the capital of Baa Atoll. Baa Atoll comprises 75 islands of which 13 

islands are inhabited. Amongst 20 administrative islands, Baa Atoll 

encompasses population of about 8,878  

 

Reef reclamation is a major development action in the Maldives. 

Reefs and lagoons are being reclaimed to facilitate land for both 

economic uses and population settlement. The reef reclamation in 

inhabited islands is often to provide land for housing while lagoons 

are now being reclaimed to develop tourist resorts.  

The population of the country has increased by significantly since 

1911 and dense population is a significant problem in small, inhabited 

islands. 
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Tourism Market Commentary 

 6.2 The Maldives as a destination is a revolution in luxury travel in the last 

several decades. It has become the world standard for tropical 

paradises and exclusivity, where unsurpassed beauty has continued 

to attract foreign upscale travellers. Today, tourism figures and 

statistical forecasts show the destination as a powerful force with a 

lucrative future. In terms of annual tourist arrivals to the nation, the 

numbers of international tourist is approximately 1.803 Million as at 

November 2024 which slightly increasing from 1.68 Million in 

November 2023.  

 

One Island, One Resort  

Compared to other luxury tourist destinations around the world such 

as the French Riviera and the Caribbean, the Maldives is home to a 

new generation of luxury resorts under the 'One Island, One Resort' 

concept, with over-water villas, spas and innovative restaurants, 

which attract the attention of global trendsetters and upscale 

travellers. The stunning oceanic environment of the islands has 

inspired a new class of resort luxury and design, allowing hospitality 

brands to create a distinctive guest experience few destinations can 

match. Thus, the Maldives is a 'must-have' destination for top-tier 

hospitality brands.  

 

Tourism Contribution 

to Economy  

 

6.3 Tourism is the largest sector of the economy in the Maldives, 

accounting for approximately 25% of GDP. The tourism sector also 

fuel significant indirect economic activity in construction, financial 

services, manufacturing, food, and entertainment. The direct and 

indirect contributions of the tourism sector account for nearly three-

quarters of the nation’s GDP. Tourism revenue includes earnings 

from a Tourism Goods and Service Tax, a tourist bed-night tax, 

tourism land rent, and lease period extension fees. In 2011, the 

government revised the resort lease rent formula from a bed capacity-

based rent to a land-based rent.  

 

According to the Maldives Monetary Authority (MMA), the rapid 

economic growth and development Maldives have experienced in 

recent years was supported by a dynamic tourism sector. While 

tourism remains as the key foreign exchange earner for the country, it 

is also known as the leading employment generator.  
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Maldives Tourism 

Performance 

6.4 In 2024 (November), Maldives witnessed 1.803 million tourists, with a 

growth rate of 7.3% last year. The expected growth rate for Maldives 

will be above the average forecasts for Asia and the Pacific region. 

While the average duration of stay is expected to fall even further to 

7.7 days. 

 

Key Statistics 2020 2021 2022 2023 
Up to  

Nov-2024 

Tourist Arrivals (000's) 555 1,322 1,451 1,878 1,803 

Average Stay (days) 7.2 8.8 8.1 7.6 7.7 

Tourist Bed nights (000's) 27,745 48,960 59,657 63,059 64,832 

Bed night capacity (000's) 10,146 17,877 15,658 17,034 17,117 

Occupancy Rate (%) 25.7% 56.1% 58.7% N/A N/A 

No. of resorts 91 154 181 189 182 

 

Tourism from China is approximately 13.8% of the total international 

arrivals followed by Russia, United Kingdom, Germany and Italy. 

 

The hotel supply in Maldives dramatically increasing due to the 

international hotel brand are expanded into the country together with 

Maldives welcomes 100% foreign direct investment in the hospitality 

industry. 
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7 Valuation Methodology 

 

Methods of 

Valuation 

7.1 Knight Frank Thailand has applied the Income Method (Discounted 

Cash Flow Analysis) as the primary method to indicate the Market 

Value of the Subject Property for the purpose of this report. Furthermore, 

the Cost Method will also be adopted as a check method for 

confirmation of the valuation result as calculated by the primary method. 

 

Income Method  

of Valuation 

7.2 Under the Income Method of Valuation, the Subject Property’s value 

will be derived from the following process: 

 

An estimation of the gross income that will be received from the Subject 

operation, assuming that additional income is included above existing 

levels 

 

An estimate of the operating expenses, comprising salary and related 

expenses, Management expenses, and expense such as water supply, 

electricity, household tax, repairs and maintenance etc. 

 

NPV of Net Operating Income (after deducting the operating expenses) 

and Terminal Value of property at the end of 34 year 250 days are to 

achieve property value 

 

Discount Rate or Rate of Return using in this report is derived from the 

business investment or expected yield of investor. The rate is also 

adjusted by Valuer's opinion and considering the building condition and 

age of building 

 

It should be noted in this valuation that Knight Frank Thailand have 

carried out a valuation of the Subject Property on the assumption that it is 

cleared and free from any charges and encumbrances from either 

mortgage, creditors, or any kind of contracts that may affect the property 

value. 
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Comparative 

Method 

7.3 For the purposes of this report, we have applied the Comparative 

Method of Valuation to the land component only to arrive at the Market 

Value of the Subject Property’s land component. Under the Comparative 

Method of Valuation, the value is derived from the direct comparison of 

capital values of similar properties. That is comparing the Subject 

Property with other properties which are near substitutes for one another. 

Such properties should be of similar size, shape, location and the data 

should also reflect recent transactions. This method takes into account of 

general economic factors affecting the property market. A standardized 

method is the application of the comparative method to land markets 

under review. Adjustments are made for divergences from the standard 

site by the use of a specific set of rules.  

 

Adjustments to the sale prices of competitive properties selected for 

comparison is considered as they relate the subject and to the various 

dissimilar investment features. Procedures used to estimate the degree 

of comparability between two properties involve sound judgment 

decisions concerning their similarity with respect to any value factors 

such as location, area, shape, level of land, potential to use, etc. Knight 

Frank Thailand has considered unique advantages or disadvantages 

compared to other sites. Actual real estate market values vary for each 

site and are dependent upon numerous individual features, qualities, 

characteristics and restrictions. The variable main point have to 

consideration are as follows: -  

 

Adjusted price consists of expected for sale, adjusted for time, financing 

and condition. 

 

Adjusted location consists of environment, view, distance from the main 

road, community, central business district, residential and industrial zone, 

public utilities or infrastructure and the entrance to the Subject Property. 

 

Adjusted the property consists of physical and economic characteristics 

such as size, shape, landscape, amount of saleable area, existing 

utilities, style and potential of building or the project . 

 

Adjusted Restriction or Condition consists of zoning, pollution, 

garbage, expropriation of land etc.  

 

The Depreciated Replacement Cost is an estimation of the replacement 

cost of the building “as new”, and subtracting from the value appropriate 

allowances for depreciation.  
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Depreciated 

Replacement Cost 

Method 

7.4 Our valuation has been undertaken using the Depreciated Replacement 

Cost (DRC) method. The DRC method is based on an estimate of the 

Market Value for the existing use of the land, plus the current gross 

replacement (reproduction) costs of the improvements, less allowances 

for physical deterioration and all relevant forms of obsolescence and 

optimisation. The DRC method is used for certain types of properties 

which are rarely, if ever, sold in the open market, except by way of a sale 

of the business of which they are a part (called the business in 

occupation), due to their uniqueness arising from the specialised nature 

and design of the buildings, their configuration, size, location or 

otherwise. 

 

Apart from the above, we have also compared the said unit cost with the 

Standard Construction Costing of Buildings as published by the Valuers 

Association of Thailand, as an additional form for checking our results. 

For the calculation of the depreciation figure for the Subject Buildings, 

Knight Frank Thailand has applied the Straight Line Method of 

Depreciation. This application takes into account the remaining useful life 

of the building or asset. We consider 50 years useful life for the Building 

and 15 years for decoration and furniture. 
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8 Valuation Considerations  

 

Valuation 

Assumptions and 

Comments 

8.1 1. Knight Frank Thailand has been instructed to carry out a valuation of 

the Subject Property, which operated by Dusit Htoels&Resorts under 

the trading name of ‘Dusit Thani Maldives’, on a leasehold basis with 

vacant possession and under the assumptions made in this report 

only. Any other conditions that may affect the value of the Subject 

Property has therefore not been taken into account for this valuation. 

2. For Source of Information, where it is stated in the Report that 

information has been supplied by the sources listed, this information 

is believed to be reliable and no responsibility is accepted should it 

prove not to be so. All other information stated without being 

attributed directly to another party is obtained from our searches of 

records, examination of documents or enquiries with the relevant 

authorities. This Report has been prepared on the basis that full 

disclosure of all information and facts which may affect the cash flow 

have been made known to ourselves and we cannot accept any 

liability or responsibility in any event, unless such full disclosure has 

been made. 

3. For Legal Title, whilst we may have inspected the title of the property 

as recorded in the Register Document of Title, we cannot accept any 

responsibility for its legal validity. 

4. For Town Planning and other Statutory Regulations, whilst we may 

make verbal enquiries or gather information on Town Planning, we do 

not normally carry out requisitions with the various public authorities 

to confirm that the property is not adversely affected by any public 

schemes such as road and drainage improvements.  If reassurance is 

required, we recommend that verification be obtained from your 

lawyers or other professional advisors. 

5. For Leases and Tenancies, enquiries as to the financial standing of 

actual or prospective lessees or tenants are not normally made 

unless specifically requested. Where properties are valued with the 

benefit of lettings, it is therefore assumed that the lessees or tenants 

are capable of meeting their obligations under the lease or tenancy 

and that there are no arrears of rent or undisclosed breaches of 

covenant. 
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  6. For Site Surveys, we have not conducted any boundary checks; 

however, we assume that the dimensions correspond with those 

shown in the title document, certified plan or any relevant agreement. 

7. For Structural Surveys, we have neither carried out a building survey 

nor any testing of services, nor have we inspected those parts of the 

property which are inaccessible. We cannot express an opinion about 

or advice upon the condition of uninspected parts and this Report 

should not be taken as making any implied representation or 

statement about such parts.  Whilst any defects or items of disrepair 

are noted during the course of inspection, we are not able to give any 

assurance in respect of rot, termite or pest infestation or other hidden 

defects. 

8. For Site Conditions, we do not normally carry out investigations on 

the property or neighbouring land (including the past and present 

uses) in order to determine the suitability of the ground conditions 

(including contamination or potential for contamination) and services 

for the existing or any new development, nor have we undertaken 

any archaeological, ecological or environmental surveys. Unless we 

are otherwise informed, our analysis is on the basis that these 

aspects are satisfactory and that, where development is proposed, 

no extraordinary expenses or delays will be incurred during the 

construction period. 

9. Details of the room types and number of rooms for this valuation 

were provided by Dusit Thani Freehold and Leasehold Real Estate 

Investment Trust. Knight Frank Thailand has assumed that this 

information is correct and accurate. 

10. The valuation and financial figures for the calculation of the property 

value detailed herein is based upon Knight Frank Thailand’s analysis 

of the historical performance data relating to the operations of the 

Subject Property, and the relevant financial statements, management 

analysis and information representing the income and expenses of 

each Department of the ‘Dusit Thani Maldives’, as provided by Dusit 

Thani Freehold and Leasehold Real Estate Investment Trust. It is 

assumed that the information received is accurate. 

11. We assume that information provided by client or its representative 

for this analysis for all relevant projects is true and accurate. It 

includes details of measurements of land and built up area, etc. 
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  12. We also assume for this analysis that the title and development rights 

of all the properties lies with the Company and is clear, marketable 

and free of all encumbrances, restrictions, easements or charges 

which may have detrimental effect upon the cash flows of the 

property. It is also assumed that company has paid all property 

related taxes.  

13. We have neither carried out any soil testing nor structural surveys nor 

are we experts in the field of structural survey. Therefore, we do not 

give any assurance that properties are free from structural defect. If 

any investigation identifies any structural defect in the property our 

report may require revision. Neither are we the experts in the town 

planning to factor the town planning aspects in the project. Sewers, 

main services and the roads giving access to the property have been 

provided. 

14. We assumed that all the constructed structures and proposed 

construction is/will be free from harmful materials and/or techniques.  

Our analysis is on the basis that no such materials or techniques 

have been used. 

15. Unless advised by the company or representative of the company, we 

do not normally make allowance for any liability already incurred, but 

not yet discharged, in respect of balance land cost, completed works, 

or obligations in favour of contractors, subcontractors or any other 

professional.  

16. We have assumed that demand; supply, pricing, fiscal and monetary 

policies of Government, taste of public will remain same as on date of 

analysis over the period of time of development. All of these factors 

are in strong relation with the cash flow estimation of property. Any 

radical change in any of the factor may affect estimation at large.   

17. Unless advised by the company or representative of the company, no 

allowance is made for any expense of realization or for taxation, 

which may arise in the event of a disposal. The property is 

considered as if free and clears of all mortgages or other charges that 

may be secured thereon. 

 

  



 

Valuation Report │ Land & Buildings Known As ‘Dusit Thani Maldives’ Resort, Maldives │ KF Ref: R0414/2024  Page 32 
Client Name: Dusit Thani Freehold and Leasehold Real Estate Investment Trust │ Date of Valuation:  31 December 2024  

Highest and Best 

Use 

8.2 After considering the pertinent characteristics of the Subject Property 

including location, zoning, development potentials and the current land 

usage in the neighbourhood, we are of the opinion that the Commercial 

Use (Hotel) represents the Highest and Best Use for the Subject 

Property. 

 

“Highest and Best Use” is defined as the best possible use, subject to 

legal and physical viability that, as of the date of valuation, is most likely 

to produce the greatest net return to the land over a given period. 
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9 Valuation 

 

Income Method Of Valuation - to indicate the Market Value 

Income Method  

of Valuation to 

Indicate the 

Market Value 

9.1 In order to confirm the Market Value of the Subject Property as assessed 

by the Primary Method, Knight Frank Thailand has undertaken an Income 

Method valuation by determining a hypothetical project scheme (please 

see the details in the appendix) that we believe represents the Highest & 

Best Use of the Subject Property. 

 

Valuation Assumptions: 

1. The Subject Property under this valuation is currently operated as 

Hotel. Our consideration to the value of the Subject Property is based 

on the information provided by the Client. If there are any future 

changes in configuration of the building, it may affect the Subject 

Property’s value. 

2. In this valuation, we have based our calculations from Hotel room 

rates, income, management cost and expenses of the previous 

performance of the Subject Property operation, as provided to us by 

client. In addition to that, other financial calculations which are 

essential for the calculation of the property value for this valuation 

exercise have been assumed and derived from our own in-house 

database, and our professional opinion. 

3. According to the Lease Agreement details, the remaining Lease 

period is 34 years 250 days from Valuation Date, will be taken into 

account in the Discounted Cash Flow model. 

4. The total number of room nights available has been set by the 95 

villas per days in the operation, equating to 34,675 villas per annum 

under the existing inventory. 

5. The Average Daily Rate assumed for Year 1 will be USD500 per 

villa per night. This rate has been determined with reference to the 

historical performance of the Hotel under its current operation, with 

consideration of general market parameters, and with reference to 

the adjusted financial projection data provided by the Client.  

6. The Occupancy Rate as based on limited historical performance 

data and market factors has been assumed to be 72% for Year 1, 

75% for Year 2 and stable at 79%. 

7. For Insurance Expense, we consider from the historical payment of 

the Subject Property. 

We hereby summarise our other Income Method assumptions as follows: 
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Detail Growth For 1st year 

         
REVENUE        

 Food Revenue   4.00%  210.00 Baht / Room / Night 

 Beverage Revenue  4.00%  120.00 Baht / Room / Night 

 Minor Departments  4.00%  110.00 Baht / Room / Night 

         
DEPARTMENTAL COSTS & EXPENSES       

 Rooms Payroll  3.00%  60 Baht / Room / Night 

  Other  3.00%  35 Baht / Room / Night 

 Total     95 Baht / Room / Night 

         
 F & B Cost of Food    28.00% of Food Revenue 

  Cost of Beverage   25.00% of Beverage Revenue 

  Payroll    15.00% of Food and Beverage Revenue 

  Other    10.00% of Food and Beverage Revenue 

 Total     51.91% of Food and Beverage Revenue 

         
 Minor Department Cost of Sales    15.00% Of Minor Departments Revenue 

  Payroll    15.00% Of Minor Departments Revenue 

  Other    10.00% Of Minor Departments Revenue 

 Total     40.00% Of Minor Departments Revenue 

         
UNDISTRIBUTED OPERATING EXPENSES       

 Administration & General       

  Payroll  3.00%  32 Baht / Room / Night 

  Other  3.00%  30 Baht / Room / Night 

 Total     62 Baht / Room / Night 

         
 Sales & Marketing       

  Payroll  3.00%  25 Baht / Room / Night 

  Other  3.00%  20 Baht / Room / Night 

 Total     45 Baht / Room / Night 

         
 Energy Costs   2.00%  63 Baht  

         
 Repairs & Maintenance       

  Payroll  3.00%  20 Baht / Room / Night 

  Other  3.00%  17 Baht / Room / Night 

 Total     37 Baht / Room / Night 
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  Discounted Cashflow 

Utilising the Discounted Cash Flow, it is necessary to estimate an 

appropriate discount rate or rate of return on investment. 

 

The Discount Rate (or Rate of Return) used in the financial analysis is 

derived from the commercial business investment return, or expected 

yield, of a prudent investor. The rate is also further adjusted by Knight 

Frank Thailand based on our experience, and after considering the 

current property market situation in Maldives market. 

 

Based on the Cash Flow assumptions, Knight Frank Thailand anticipate 

the rate of return for the development for the 35-year period Leasehold 

property requires a Discount Rate in order of 12%, which suitably reflects 

the risks associated with the property whilst providing an acceptable rate 

of return to a hypothetical purchaser/investor. 
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Market Value by discounted cash flow method at Property Level 

 

DISCOUNTED CASH FLOW METHOD 

Period 
 

 Cashflow from 

Property 

Leasehold Rental 

Payments   

Net 

Cashflow 
Days 

 
Year 1 

  
5,643,317 

   
5,643,317 

Year 2 
  

6,497,232 
   

6,497,232 

Year 3 
  

7,601,818 
   

7,601,818 

Year 4 
  

7,940,084 
   

7,940,084 

Year 5 
  

8,291,155 
   

8,291,155 

Year 6 
  

8,655,512 
   

8,655,512 

Year 7 
  

9,033,655 
   

9,033,655 

Year 8 
  

9,426,104 
   

9,426,104 

Year 9 
  

9,833,396 
   

9,833,396 

Year 10 
  

10,256,091 
   

10,256,091 

Year 11 
  

10,694,768 
   

10,694,768 

Year 12 
  

11,150,029 
   

11,150,029 

Year 13 
  

11,622,498 
   

11,622,498 

Year 14 
  

12,112,824 
   

12,112,824 

Year 15 
  

12,621,680 
   

12,621,680 

Year 16 
  

13,149,763 
   

13,149,763 

Year 17 
  

13,697,798 
   

13,697,798 

Year 18 
  

14,266,538 
   

14,266,538 

Year 19 
  

14,856,762 
   

14,856,762 

Year 20 
  

15,469,281 
   

15,469,281 

Year 21 
  

16,104,935 
   

16,104,935 

Year 22 
  

16,764,597 
   

16,764,597 

Year 23 
  

17,449,173 
   

17,449,173 

Year 24 
  

18,159,603 
   

18,159,603 

Year 25 
  

18,896,861 
   

18,896,861 

Year 26 
  

19,661,963 
   

19,661,963 

Year 27 
  

20,455,957 
   

20,455,957 

Year 28 
  

21,279,935 
   

21,279,935 

Year 29 
  

22,135,031 
   

22,135,031 

Year 30 
  

23,022,418 
   

23,022,418 

Year 31 
  

23,943,318 
   

23,943,318 

Year 32 
  

24,898,998 
   

24,898,998 

Year 33 
  

25,890,770 
   

25,890,770 

Year 34 
  

26,920,002 
   

26,920,002 

Year 35 (250 Days) 
  

19,169,937 
   

19,169,937 

        
Discount Rate 

      
12.00% 

Net Present Value for Lease Period 34 Years 250 days 
   

81,103,772 

      
Rounded to 81,100,000 

      
Per Room 853,684 

        
SENSITIVITY ANALYSIS 

       
Discount Rate 

    
11.50% 12.00% 12.50% 

NPV 
    

85,451,322 81,103,772 77,108,932 

Per room 899,487.60 853,723.91 811,672.96 
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Property Value by discounted cash flow method under REIT structure 

 

DISCOUNTED CASH FLOW METHOD 

Period 
 
 Cashflow from 

Property 

Leasehold Rental 

Payments   

Net 

Cashflow  
 

Year 1 
  

5,273,209 
   

5,273,209 

Year 2 
  

6,032,617 
   

6,032,617 

Year 3 
  

6,928,662 
   

6,928,662 

Year 4 
  

7,211,400 
   

7,211,400 

Year 5 
  

7,417,418 
   

7,417,418 

Year 6 
  

7,711,831 
   

7,711,831 

Year 7 
  

8,017,729 
   

8,017,729 

Year 8 
  

8,340,534 
   

8,340,534 

Year 9 
  

8,693,894 
   

8,693,894 

Year 10 
  

8,929,311 
   

8,929,311 

Year 11 
  

9,208,732 
   

9,208,732 

Year 12 
  

9,567,379 
   

9,567,379 

Year 13 
  

9,938,575 
   

9,938,575 

Year 14 
  

10,323,779 
   

10,323,779 

Year 15 
  

10,723,516 
   

10,723,516 

Year 16 
  

11,138,336 
   

11,138,336 

Year 17 
  

11,568,805 
   

11,568,805 

Year 18 
  

12,015,511 
   

12,015,511 

Year 19 
  

12,479,068 
   

12,479,068 

Year 20 
  

12,291,393 
   

12,291,393 

Year 21 
  

12,790,577 
   

12,790,577 

Year 22 
  

13,308,587 
   

13,308,587 

Year 23 
  

13,846,132 
   

13,846,132 

Year 24 
  

14,403,950 
   

14,403,950 

Year 25 
  

14,982,804 
   

14,982,804 

Year 26 
  

15,583,487 
   

15,583,487 

Year 27 
  

16,206,823 
   

16,206,823 

Year 28 
  

16,853,665 
   

16,853,665 

Year 29 
  

17,524,902 
   

17,524,902 

Year 30 
  

18,221,452 
   

18,221,452 

Year 31 
  

18,944,272 
   

18,944,272 

Year 32 
  

19,694,354 
   

19,694,354 

Year 33 
  

20,472,727 
   

20,472,727 

Year 34 
  

21,280,459 
   

21,280,459 

Year 35 (250 days) 
  

15,151,142 
   

15,151,142 

        
Discount Rate 

     
11.00% 

Net Present Value for Lease Period 35 Years 250 days 
   

77,978,336 

      
Rounded to 78,000,000 

      
Per Room 821,053 

        
SENSITIVITY ANALYSIS 

       
Discount Rate 

   
10.50% 11.00% 11.50% 

NPV 
    

82,285,563 77,978,336 74,028,824 

Per room 866,163.82 820,824.59 779,250.78 
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Summary of Cash flows 

Dusit Thani Maldives   

No. of Villa 95 Villas 

 

Period  Year 1  Year 2  Year 3  Year 4  Year 5  Year 6  Year 7  Year 8  Year 9  Year 10  Year 11  Year 12  

Assumption of Economic Status        

Hotel Room Available  34,675  34,675  34,675  34,675  34,675  34,675  34,675  34,675  34,675  34,675  34,675  34,675  

Hotel Room Occupied  24,966  26,006  27,393  27,393  27,393  27,393  27,393  27,393  27,393  27,393  27,393  27,393  

Occupancy (%)  72%  75%  79%  79%  79%  79%  79%  79%  79%  79%  79%  79%  

Hotel Room Rate  500  515  530  546  563  580  597  615  633  652  672  692  

Room Rate Growth   3.00%  3.00%  3.00%  3.00%  3.00%  3.00%  3.00%  3.00%  3.00%  3.00%  3.00%  3.00% 

                           
   Amount Ratio % Amount Ratio % Amount Ratio % Amount Ratio % Amount Ratio % Amount Ratio % Amount Ratio % Amount Ratio % Amount Ratio % Amount Ratio % Amount Ratio % Amount Ratio % 

REVENUE                          

 Hotel Rooms  12,483,000 53.19% 13,393,219 52.95% 14,530,749 52.71% 14,966,672 52.47% 15,415,672 52.23% 15,878,142 51.99% 16,354,487 51.75% 16,845,121 51.50% 17,350,475 51.26% 17,870,989 51.02% 18,407,119 50.78% 18,959,332 50.54% 

 Food & Beverage  8,238,780 35.11% 8,925,345 35.29% 9,777,418 35.47% 10,168,515 35.65% 10,575,255 35.83% 10,998,265 36.01% 11,438,196 36.19% 11,895,724 36.37% 12,371,553 36.55% 12,866,415 36.73% 13,381,072 36.91% 13,916,314 37.10% 

 Minor Departments  2,746,260 11.70% 2,975,115 11.76% 3,259,139 11.82% 3,389,505 11.88% 3,525,085 11.94% 3,666,088 12.00% 3,812,732 12.06% 3,965,241 12.12% 4,123,851 12.18% 4,288,805 12.24% 4,460,357 12.30% 4,638,771 12.37% 

                           
Total Revenue  23,468,040 100.00% 25,293,679 100.00% 27,567,307 100.00% 28,524,691 100.00% 29,516,012 100.00% 30,542,496 100.00% 31,605,415 100.00% 32,706,086 100.00% 33,845,879 100.00% 35,026,209 100.00% 36,248,547 100.00% 37,514,418 100.00% 

                           
DEPARTMENTAL COSTS & EXPENSES                          

 Rooms  2,371,770 19.00% 2,544,712 19.00% 2,760,842 19.00% 2,843,668 19.00% 2,928,978 19.00% 3,016,847 19.00% 3,107,352 19.00% 3,200,573 19.00% 3,296,590 19.00% 3,395,488 19.00% 3,497,353 19.00% 3,602,273 19.00% 

 Food & Beverage  4,276,676 51.91% 4,633,065 51.91% 5,075,369 51.91% 5,278,384 51.91% 5,489,519 51.91% 5,709,100 51.91% 5,937,464 51.91% 6,174,962 51.91% 6,421,961 51.91% 6,678,839 51.91% 6,945,993 51.91% 7,223,832 51.91% 

 Minor Departments  1,098,504 40.00% 1,190,046 40.00% 1,303,656 40.00% 1,355,802 40.00% 1,410,034 40.00% 1,466,435 40.00% 1,525,093 40.00% 1,586,097 40.00% 1,649,540 40.00% 1,715,522 40.00% 1,784,143 40.00% 1,855,509 40.00% 

                           
Total Costs of Sales  7,746,950 33.01% 8,367,823 33.08% 9,139,867 33.15% 9,477,853 33.23% 9,828,531 33.30% 10,192,382 33.37% 10,569,909 33.44% 10,961,632 33.52% 11,368,091 33.59% 11,789,849 33.66% 12,227,488 33.73% 12,681,614 33.80% 

                           
Gross Operating Income  15,721,090 66.99% 16,925,856 66.92% 18,427,440 66.85% 19,046,838 66.77% 19,687,482 66.70% 20,350,114 66.63% 21,035,506 66.56% 21,744,455 66.48% 22,477,787 66.41% 23,236,360 66.34% 24,021,059 66.27% 24,832,804 66.20% 

                           
UNDISTRIBUTED OPERATING EXPENSES                          

 Administration & General  2,149,850 9.16% 2,214,346 8.75% 2,280,776 8.27% 2,349,199 8.24% 2,419,675 8.20% 2,492,265 8.16% 2,567,033 8.12% 2,644,044 8.08% 2,723,366 8.05% 2,805,067 8.01% 2,889,219 7.97% 2,975,895 7.93% 

 Sales & Marketing  1,560,375 6.65% 1,607,186 6.35% 1,655,402 6.00% 1,705,064 5.98% 1,756,216 5.95% 1,808,902 5.92% 1,863,169 5.90% 1,919,064 5.87% 1,976,636 5.84% 2,035,935 5.81% 2,097,014 5.79% 2,159,924 5.76% 

 Energy Costs  2,184,525 9.31% 2,228,216 8.81% 2,272,780 8.24% 2,318,235 8.13% 2,364,600 8.01% 2,411,892 7.90% 2,460,130 7.78% 2,509,333 7.67% 2,559,519 7.56% 2,610,710 7.45% 2,662,924 7.35% 2,716,182 7.24% 

 Repairs & Maintenance  1,282,975 5.47% 1,321,464 5.22% 1,361,108 4.94% 1,401,941 4.91% 1,444,000 4.89% 1,487,320 4.87% 1,531,939 4.85% 1,577,897 4.82% 1,625,234 4.80% 1,673,991 4.78% 1,724,211 4.76% 1,775,937 4.73% 

                           
Total Operating Expenses  7,177,725 30.59% 7,371,212 29.14% 7,570,066 27.46% 7,774,440 27.26% 7,984,491 27.05% 8,200,379 26.85% 8,422,272 26.65% 8,650,339 26.45% 8,884,756 26.25% 9,125,703 26.05% 9,373,367 25.86% 9,627,939 25.66% 

                           
House Profit  8,543,365 36.40% 9,554,644 37.77% 10,857,374 39.38% 11,272,398 39.52% 11,702,991 39.65% 12,149,735 39.78% 12,613,234 39.91% 13,094,116 40.04% 13,593,032 40.16% 14,110,657 40.29% 14,647,692 40.41% 15,204,865 40.53% 

                           
 Basic Management Fee  704,041 3.00% 758,810 3.00% 827,019 3.00% 855,741 3.00% 885,480 3.00% 916,275 3.00% 948,162 3.00% 981,183 3.00% 1,015,376 3.00% 1,050,786 3.00% 1,087,456 3.00% 1,125,433 3.00% 

                           
Gross Operating Profit  7,839,324 33.40% 8,795,834 34.77% 10,030,355 36.38% 10,416,658 36.52% 10,817,511 36.65% 11,233,460 36.78% 11,665,071 36.91% 12,112,933 37.04% 12,577,655 37.16% 13,059,871 37.29% 13,560,236 37.41% 14,079,433 37.53% 

                           
OVERHEAD EXPENSES                          

 Insurance  100,000 0.43% 100,000 0.40% 100,000 0.36% 100,000 0.35% 100,000 0.34% 100,000 0.33% 100,000 0.32% 100,000 0.31% 100,000 0.30% 100,000 0.29% 100,000 0.28% 100,000 0.27% 

 Rental Fee  1,000,000 4.26% 1,000,000 3.95% 1,000,000 3.63% 1,000,000 3.51% 1,000,000 3.39% 1,000,000 3.27% 1,000,000 3.16% 1,000,000 3.06% 1,000,000 2.95% 1,000,000 2.86% 1,000,000 2.76% 1,000,000 2.67% 

 Incentive Management Fee  391,966 5.00% 439,792 5.00% 501,518 5.00% 520,833 5.00% 540,876 5.00% 561,673 5.00% 583,254 5.00% 605,647 5.00% 628,883 5.00% 652,994 5.00% 678,012 5.00% 703,972 5.00% 

 F F & E Reserve  704,041 3.00% 758,810 3.00% 827,019 3.00% 855,741 3.00% 885,480 3.00% 916,275 3.00% 948,162 3.00% 981,183 3.00% 1,015,376 3.00% 1,050,786 3.00% 1,087,456 3.00% 1,125,433 3.00% 

Net Operating Profit  5,643,317 24.05% 6,497,232 25.69% 7,601,818 27.58% 7,940,084 27.84% 8,291,155 28.09% 8,655,512 28.34% 9,033,655 28.58% 9,426,104 28.82% 9,833,396 29.05% 10,256,091 29.28% 10,694,768 29.50% 11,150,029 29.72% 
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Period  Year 13  Year 14  Year 15  Year 16  Year 17  Year 18  Year 19  Year 20  Year 21  Year 22  Year 23  Year 24  

Assumption of Economic Status                   

Hotel Room Available  34,675  34,675  34,675  34,675  34,675  34,675  34,675  34,675  34,675  34,675  34,675  34,675  

Hotel Room Occupied  27,393  27,393  27,393  27,393  27,393  27,393  27,393  27,393  27,393  27,393  27,393  27,393  

Occupancy (%)  79%  79%  79%  79%  79%  79%  79%  79%  79%  79%  79%  79%  

Hotel Room Rate  713  734  756  779  802  826  851  877  903  930  958  987  

Room Rate Growth   3.00%  3.00%  3.00%  3.00%  3.00%  3.00%  3.00%  3.00%  3.00%  3.00%  3.00%  3.00% 

                           
   Amount Ratio % Amount Ratio % Amount Ratio % Amount Ratio % Amount Ratio % Amount Ratio % Amount Ratio % Amount Ratio % Amount Ratio % Amount Ratio % Amount Ratio % Amount Ratio % 

REVENUE                          

 Hotel Rooms  19,528,112 50.30% 20,113,956 50.06% 20,717,374 49.81% 21,338,895 49.57% 21,979,062 49.33% 22,638,434 49.09% 23,317,587 48.85% 24,017,115 48.61% 24,737,628 48.37% 25,479,757 48.12% 26,244,150 47.88% 27,031,474 47.64% 

 Food & Beverage  14,472,967 37.28% 15,051,886 37.46% 15,653,961 37.64% 16,280,120 37.82% 16,931,324 38.00% 17,608,577 38.18% 18,312,920 38.36% 19,045,437 38.54% 19,807,255 38.73% 20,599,545 38.91% 21,423,527 39.09% 22,280,468 39.27% 

 Minor Departments  4,824,322 12.43% 5,017,295 12.49% 5,217,987 12.55% 5,426,707 12.61% 5,643,775 12.67% 5,869,526 12.73% 6,104,307 12.79% 6,348,479 12.85% 6,602,418 12.91% 6,866,515 12.97% 7,141,176 13.03% 7,426,823 13.09% 

                           
Total Revenue  38,825,402 100.00% 40,183,137 100.00% 41,589,322 100.00% 43,045,722 100.00% 44,554,161 100.00% 46,116,537 100.00% 47,734,814 100.00% 49,411,031 100.00% 51,147,301 100.00% 52,945,817 100.00% 54,808,852 100.00% 56,738,765 100.00% 

                           
DEPARTMENTAL COSTS & EXPENSES                          

 Rooms  3,710,341 19.00% 3,821,652 19.00% 3,936,301 19.00% 4,054,390 19.00% 4,176,022 19.00% 4,301,302 19.00% 4,430,342 19.00% 4,563,252 19.00% 4,700,149 19.00% 4,841,154 19.00% 4,986,388 19.00% 5,135,980 19.00% 

 Food & Beverage  7,512,786 51.91% 7,813,297 51.91% 8,125,829 51.91% 8,450,862 51.91% 8,788,897 51.91% 9,140,452 51.91% 9,506,071 51.91% 9,886,313 51.91% 10,281,766 51.91% 10,693,037 51.91% 11,120,758 51.91% 11,565,588 51.91% 

 Minor Departments  1,929,729 40.00% 2,006,918 40.00% 2,087,195 40.00% 2,170,683 40.00% 2,257,510 40.00% 2,347,810 40.00% 2,441,723 40.00% 2,539,392 40.00% 2,640,967 40.00% 2,746,606 40.00% 2,856,470 40.00% 2,970,729 40.00% 

                           
Total Costs of Sales  13,152,856 33.88% 13,641,867 33.95% 14,149,325 34.02% 14,675,935 34.09% 15,222,428 34.17% 15,789,565 34.24% 16,378,135 34.31% 16,988,957 34.38% 17,622,883 34.46% 18,280,796 34.53% 18,963,617 34.60% 19,672,297 34.67% 

                           
Gross Operating Income  25,672,546 66.12% 26,541,270 66.05% 27,439,998 65.98% 28,369,787 65.91% 29,331,733 65.83% 30,326,972 65.76% 31,356,680 65.69% 32,422,074 65.62% 33,524,419 65.54% 34,665,021 65.47% 35,845,235 65.40% 37,066,467 65.33% 

                           
UNDISTRIBUTED OPERATING EXPENSES                          

 Administration & General  3,065,172 7.89% 3,157,127 7.86% 3,251,841 7.82% 3,349,396 7.78% 3,449,878 7.74% 3,553,374 7.71% 3,659,976 7.67% 3,769,775 7.63% 3,882,868 7.59% 3,999,354 7.55% 4,119,335 7.52% 4,242,915 7.48% 

 Sales & Marketing  2,224,722 5.73% 2,291,463 5.70% 2,360,207 5.68% 2,431,013 5.65% 2,503,944 5.62% 2,579,062 5.59% 2,656,434 5.56% 2,736,127 5.54% 2,818,211 5.51% 2,902,757 5.48% 2,989,840 5.46% 3,079,535 5.43% 

 Energy Costs  2,770,506 7.14% 2,825,916 7.03% 2,882,434 6.93% 2,940,083 6.83% 2,998,885 6.73% 3,058,862 6.63% 3,120,040 6.54% 3,182,440 6.44% 3,246,089 6.35% 3,311,011 6.25% 3,377,231 6.16% 3,444,776 6.07% 

 Repairs & Maintenance  1,829,216 4.71% 1,884,092 4.69% 1,940,615 4.67% 1,998,833 4.64% 2,058,798 4.62% 2,120,562 4.60% 2,184,179 4.58% 2,249,704 4.55% 2,317,196 4.53% 2,386,711 4.51% 2,458,313 4.49% 2,532,062 4.46% 

                           
Total Operating Expenses  9,889,615 25.47% 10,158,599 25.28% 10,435,097 25.09% 10,719,326 24.90% 11,011,505 24.71% 11,311,861 24.53% 11,620,628 24.34% 11,938,047 24.16% 12,264,364 23.98% 12,599,834 23.80% 12,944,719 23.62% 13,299,288 23.44% 

                           
House Profit  15,782,931 40.65% 16,382,671 40.77% 17,004,900 40.89% 17,650,461 41.00% 18,320,228 41.12% 19,015,111 41.23% 19,736,051 41.35% 20,484,028 41.46% 21,260,055 41.57% 22,065,187 41.68% 22,900,517 41.78% 23,767,179 41.89% 

                           
 Basic Management Fee  1,164,762 3.00% 1,205,494 3.00% 1,247,680 3.00% 1,291,372 3.00% 1,336,625 3.00% 1,383,496 3.00% 1,432,044 3.00% 1,482,331 3.00% 1,534,419 3.00% 1,588,375 3.00% 1,644,266 3.00% 1,702,163 3.00% 

                           
Gross Operating Profit  14,618,168 37.65% 15,177,177 37.77% 15,757,221 37.89% 16,359,089 38.00% 16,983,603 38.12% 17,631,615 38.23% 18,304,007 38.35% 19,001,697 38.46% 19,725,636 38.57% 20,476,812 38.68% 21,256,251 38.78% 22,065,016 38.89% 

                           
OVERHEAD EXPENSES                          

 Insurance  100,000 0.26% 100,000 0.25% 100,000 0.24% 100,000 0.23% 100,000 0.22% 100,000 0.22% 100,000 0.21% 100,000 0.20% 100,000 0.20% 100,000 0.19% 100,000 0.18% 100,000 0.18% 

 Rental Fee  1,000,000 2.58% 1,000,000 2.49% 1,000,000 2.40% 1,000,000 2.32% 1,000,000 2.24% 1,000,000 2.17% 1,000,000 2.09% 1,000,000 2.02% 1,000,000 1.96% 1,000,000 1.89% 1,000,000 1.82% 1,000,000 1.76% 

 Incentive Management Fee  730,908 5.00% 758,859 5.00% 787,861 5.00% 817,954 5.00% 849,180 5.00% 881,581 5.00% 915,200 5.00% 950,085 5.00% 986,282 5.00% 1,023,841 5.00% 1,062,813 5.00% 1,103,251 5.00% 

 F F & E Reserve  1,164,762 3.00% 1,205,494 3.00% 1,247,680 3.00% 1,291,372 3.00% 1,336,625 3.00% 1,383,496 3.00% 1,432,044 3.00% 1,482,331 3.00% 1,534,419 3.00% 1,588,375 3.00% 1,644,266 3.00% 1,702,163 3.00% 

Net Operating Profit  11,622,498 29.94% 12,112,824 30.14% 12,621,680 30.35% 13,149,763 30.55% 13,697,798 30.74% 14,266,538 30.94% 14,856,762 31.12% 15,469,281 31.31% 16,104,935 31.49% 16,764,597 31.66% 17,449,173 31.84% 18,159,603 32.01% 
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Period  Year 25  Year 26  Year 27  Year 28  Year 29  Year 30  Year 31  Year 32  Year 33  Year 34  Year 35  

Assumption of Economic Status                 

Hotel Room Available  34,675  34,675  34,675  34,675  34,675  34,675  34,675  34,675  34,675  34,675  34,675  

Hotel Room Occupied  27,393  27,393  27,393  27,393  27,393  27,393  27,393  27,393  27,393  27,393  27,393  

Occupancy (%)  79%  79%  79%  79%  79%  79%  79%  79%  79%  79%  79%  

Hotel Room Rate  1,016  1,047  1,078  1,111  1,144  1,178  1,214  1,250  1,288  1,326  1,366  

Room Rate Growth   3.00%  3.00%  3.00%  3.00%  3.00%  3.00%  3.00%  3.00%  3.00%  3.00%  3.00% 

                         
   Amount Ratio % Amount Ratio % Amount Ratio % Amount Ratio % Amount Ratio % Amount Ratio % Amount Ratio % Amount Ratio % Amount Ratio % Amount Ratio % Amount Ratio % 

REVENUE                        

 Hotel Rooms  27,842,419 47.40% 28,677,691 47.16% 29,538,022 46.92% 30,424,163 46.68% 31,336,887 46.44% 32,276,994 46.20% 33,245,304 45.96% 34,242,663 45.72% 35,269,943 45.48% 36,328,041 45.24% 37,417,882 45.00% 

 Food & Beverage  23,171,686 39.45% 24,098,554 39.63% 25,062,496 39.81% 26,064,996 39.99% 27,107,596 40.17% 28,191,900 40.35% 29,319,576 40.53% 30,492,359 40.71% 31,712,053 40.89% 32,980,535 41.07% 34,299,757 41.25% 

 Minor Departments  7,723,895 13.15% 8,032,851 13.21% 8,354,165 13.27% 8,688,332 13.33% 9,035,865 13.39% 9,397,300 13.45% 9,773,192 13.51% 10,164,120 13.57% 10,570,684 13.63% 10,993,512 13.69% 11,433,252 13.75% 

                         
Total Revenue  58,738,001 100.00% 60,809,096 100.00% 62,954,683 100.00% 65,177,490 100.00% 67,480,348 100.00% 69,866,194 100.00% 72,338,071 100.00% 74,899,141 100.00% 77,552,680 100.00% 80,302,088 100.00% 83,150,891 100.00% 

                         
DEPARTMENTAL COSTS & EXPENSES                        

 Rooms  5,290,060 19.00% 5,448,761 19.00% 5,612,224 19.00% 5,780,591 19.00% 5,954,009 19.00% 6,132,629 19.00% 6,316,608 19.00% 6,506,106 19.00% 6,701,289 19.00% 6,902,328 19.00% 7,109,398 19.00% 

 Food & Beverage  12,028,212 51.91% 12,509,340 51.91% 13,009,714 51.91% 13,530,102 51.91% 14,071,307 51.91% 14,634,159 51.91% 15,219,525 51.91% 15,828,306 51.91% 16,461,438 51.91% 17,119,896 51.91% 17,804,692 51.91% 

 Minor Departments  3,089,558 40.00% 3,213,141 40.00% 3,341,666 40.00% 3,475,333 40.00% 3,614,346 40.00% 3,758,920 40.00% 3,909,277 40.00% 4,065,648 40.00% 4,228,274 40.00% 4,397,405 40.00% 4,573,301 40.00% 

                         
Total Costs of Sales  20,407,830 34.74% 21,171,242 34.82% 21,963,604 34.89% 22,786,026 34.96% 23,639,661 35.03% 24,525,708 35.10% 25,445,410 35.18% 26,400,060 35.25% 27,391,001 35.32% 28,419,628 35.39% 29,487,390 35.46% 

                         
Gross Operating Income  38,330,171 65.26% 39,637,854 65.18% 40,991,079 65.11% 42,391,464 65.04% 43,840,687 64.97% 45,340,486 64.90% 46,892,662 64.82% 48,499,081 64.75% 50,161,679 64.68% 51,882,459 64.61% 53,663,501 64.54% 

                         
UNDISTRIBUTED OPERATING EXPENSES                        

 Administration & General  4,370,202 7.44% 4,501,308 7.40% 4,636,348 7.36% 4,775,438 7.33% 4,918,701 7.29% 5,066,262 7.25% 5,218,250 7.21% 5,374,798 7.18% 5,536,042 7.14% 5,702,123 7.10% 5,873,187 7.06% 

 Sales & Marketing  3,171,921 5.40% 3,267,079 5.37% 3,365,091 5.35% 3,466,044 5.32% 3,570,025 5.29% 3,677,126 5.26% 3,787,440 5.24% 3,901,063 5.21% 4,018,095 5.18% 4,138,638 5.15% 4,262,797 5.13% 

 Energy Costs  3,513,671 5.98% 3,583,945 5.89% 3,655,624 5.81% 3,728,736 5.72% 3,803,311 5.64% 3,879,377 5.55% 3,956,965 5.47% 4,036,104 5.39% 4,116,826 5.31% 4,199,163 5.23% 4,283,146 5.15% 

 Repairs & Maintenance  2,608,024 4.44% 2,686,265 4.42% 2,766,853 4.39% 2,849,858 4.37% 2,935,354 4.35% 3,023,415 4.33% 3,114,117 4.30% 3,207,541 4.28% 3,303,767 4.26% 3,402,880 4.24% 3,504,966 4.22% 

                         
Total Operating Expenses  13,663,819 23.26% 14,038,597 23.09% 14,423,915 22.91% 14,820,076 22.74% 15,227,391 22.57% 15,646,180 22.39% 16,076,772 22.22% 16,519,505 22.06% 16,974,729 21.89% 17,442,803 21.72% 17,924,095 21.56% 

                         
House Profit  24,666,352 41.99% 25,599,258 42.10% 26,567,164 42.20% 27,571,388 42.30% 28,613,296 42.40% 29,694,306 42.50% 30,815,890 42.60% 31,979,576 42.70% 33,186,950 42.79% 34,439,657 42.89% 35,739,405 42.98% 

                         
 Basic Management Fee  1,762,140 3.00% 1,824,273 3.00% 1,888,641 3.00% 1,955,325 3.00% 2,024,410 3.00% 2,095,986 3.00% 2,170,142 3.00% 2,246,974 3.00% 2,326,580 3.00% 2,409,063 3.00% 2,494,527 3.00% 

                         
Gross Operating Profit  22,904,212 38.99% 23,774,985 39.10% 24,678,523 39.20% 25,616,063 39.30% 26,588,885 39.40% 27,598,320 39.50% 28,645,748 39.60% 29,732,602 39.70% 30,860,369 39.79% 32,030,594 39.89% 33,244,879 39.98% 

                         
OVERHEAD EXPENSES                        

 Insurance  100,000 0.17% 100,000 0.16% 100,000 0.16% 100,000 0.15% 100,000 0.15% 100,000 0.14% 100,000 0.14% 100,000 0.13% 100,000 0.13% 100,000 0.12% 100,000 0.12% 

 Rental Fee  1,000,000 1.70% 1,000,000 1.64% 1,000,000 1.59% 1,000,000 1.53% 1,000,000 1.48% 1,000,000 1.43% 1,000,000 1.38% 1,000,000 1.34% 1,000,000 1.29% 1,000,000 1.25% 1,000,000 1.20% 

 Incentive Management Fee  1,145,211 5.00% 1,188,749 5.00% 1,233,926 5.00% 1,280,803 5.00% 1,329,444 5.00% 1,379,916 5.00% 1,432,287 5.00% 1,486,630 5.00% 1,543,018 5.00% 1,601,530 5.00% 1,662,244 5.00% 

 F F & E Reserve  1,762,140 3.00% 1,824,273 3.00% 1,888,641 3.00% 1,955,325 3.00% 2,024,410 3.00% 2,095,986 3.00% 2,170,142 3.00% 2,246,974 3.00% 2,326,580 3.00% 2,409,063 3.00% 2,494,527 3.00% 

Net Operating Profit  18,896,861 32.17% 19,661,963 32.33% 20,455,957 32.49% 21,279,935 32.65% 22,135,031 32.80% 23,022,418 32.95% 23,943,318 33.10% 24,898,998 33.24% 25,890,770 33.38% 26,920,002 33.52% 27,988,108 33.66% 
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Summary of Cash flows under REIT Structure 

 

 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037 2038 2039 2040 2041 

Property EBITDA 5,643,317 6,497,232 7,601,818 7,940,084 8,291,155 8,655,512 9,033,655 9,426,104 9,833,396 10,256,091 10,694,768 11,150,029 11,622,498 12,112,824 12,621,680 13,149,763 13,697,798 

Land rent to government 1,000,000 1,000,000 1,000,000 1,000,000 1,000,000 1,000,000 1,000,000 1,000,000 1,000,000 1,000,000 1,000,000 1,000,000 1,000,000 1,000,000 1,000,000 1,000,000 1,000,000 

FF&E 704,041 758,810 827,019 855,741 885,480 916,275 948,162 981,183 1,015,376 1,050,786 1,087,456 1,125,433 1,164,762 1,205,494 1,247,680 1,291,372 1,336,625 

EBITDA before FF&E and land rent 7,347,358 8,256,042 9,428,837 9,795,825 10,176,635 10,571,787 10,981,818 11,407,287 11,848,773 12,306,877 12,782,224 13,275,461 13,787,260 14,318,318 14,869,360 15,441,135 16,034,423 

Trust Level                  

Fixed Rental Rate                  

Rental Rate Review 7,000,000 - - - - - - - - - - - - - - - - 

Non-Rental Rate Review - 7,000,000 7,000,000 7,000,000 7,000,000 7,000,000 7,000,000 7,055,757 7,314,756 7,596,914 7,890,587 8,195,374 8,511,635 8,839,798 9,180,311 9,533,636 9,900,257 

Total Fixed Rental Rate 7,000,000 7,000,000 7,000,000 7,000,000 7,000,000 7,000,000 7,000,000 7,055,757 7,314,756 7,596,914 7,890,587 8,195,374 8,511,635 8,839,798 9,180,311 9,533,636 9,900,257 

Tenant Sharing                  

n 90% 90% 90% 90% 90% 90% 90% 90% 90% 90% 90% 90% 90% 90% 90% 90% 90% 

Tenant Sharing 34,736 125,604 242,884 279,582 317,664 357,179 398,182 435,153 453,402 470,996 489,164 508,009 527,563 547,852 568,905 590,750 613,417 

Total Rental Rate 7,312,622 8,130,438 9,185,953 9,516,242 9,858,972 10,214,608 10,583,636 10,972,134 11,395,371 11,835,881 12,293,060 12,767,452 13,259,698 13,770,466 14,300,455 14,850,385 15,421,007 

Finalize Rental Rate 7,000,000 7,000,000 7,000,000 7,000,000 7,000,000 7,000,000 7,055,757 7,314,756 7,596,914 7,890,587 8,195,374 8,511,635 8,839,798 9,180,311 9,533,636 9,900,257 10,280,671 

Variable Rental Rate 312,622 1,130,438 2,185,953 2,516,242 2,858,972 3,214,608 3,527,879 3,657,378 3,798,457 3,945,294 4,097,687 4,255,817 4,419,899 4,590,155 4,766,818 4,950,128 5,140,336 

Annualize                  

Total Rental Rate 7,312,622 8,130,438 9,185,953 9,516,242 9,858,972 10,214,608 10,583,636 10,972,134 11,395,371 11,835,881 12,293,060 12,767,452 13,259,698 13,770,466 14,300,455 14,850,385 15,421,007 

Finalize Fixed Rental Rate 7,000,000 7,000,000 7,000,000 7,000,000 7,000,000 7,000,000 7,055,757 7,314,756 7,596,914 7,890,587 8,195,374 8,511,635 8,839,798 9,180,311 9,533,636 9,900,257 10,280,671 

                  
Discount Rate                  

Fx                  

Adjust Items 335,372 339,011 430,273 449,101 556,073 586,502 617,744 650,417 686,101 855,784 996,872 1,074,641 1,156,360 1,241,194 1,329,259 1,420,677 1,515,577 

Future Cash Flows 5,273,209 6,032,617 6,928,662 7,211,400 7,417,418 7,711,831 8,017,729 8,340,534 8,693,894 8,929,311 9,208,732 9,567,379 9,938,575 10,323,779 10,723,516 11,138,336 11,568,805 
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 2042 2043 2044 2045 2046 2047 2048 2049 2050 2051 2052 2053 2054 2055 2056 2057 2058 2059 

Property EBITDA 14,266,538 14,856,762 15,469,281 16,104,935 16,764,597 17,449,173 18,159,603 18,896,861 19,661,963 20,455,957 21,279,935 22,135,031 23,022,418 23,943,318 24,898,998 25,890,770 26,920,002 27,988,108 

Land rent to government 1,000,000 1,000,000 1,000,000 1,000,000 1,000,000 1,000,000 1,000,000 1,000,000 1,000,000 1,000,000 1,000,000 1,000,000 1,000,000 1,000,000 1,000,000 1,000,000 1,000,000 1,000,000 

FF&E 1,383,496 1,432,044 1,482,331 1,534,419 1,588,375 1,644,266 1,702,163 1,762,140 1,824,273 1,888,641 1,955,325 2,024,410 2,095,986 2,170,142 2,246,974 2,326,580 2,409,063 2,494,527 

EBITDA before FF&E and land rent 16,650,034 17,288,806 17,951,612 18,639,354 19,352,972 20,093,439 20,861,765 21,659,001 22,486,235 23,344,597 24,235,260 25,159,441 26,118,404 27,113,461 28,145,972 29,217,351 30,329,064 31,482,635 

Trust Level                   

Fixed Rental Rate                   

Rental Rate Review - - - - - - - - - - - - - - - - - - 

Non-Rental Rate Review 10,280,671 10,675,398 11,084,977 11,509,966 11,950,943 12,408,513 12,883,297 13,375,946 13,887,131 14,417,550 14,967,928 15,539,018 16,131,599 16,746,482 17,384,508 18,046,550 18,733,514 19,446,339 

Total Fixed Rental Rate 10,280,671 10,675,398 11,084,977 11,509,966 11,950,943 12,408,513 12,883,297 13,375,946 13,887,131 14,417,550 14,967,928 15,539,018 16,131,599 16,746,482 17,384,508 18,046,550 18,733,514 19,446,339 

Tenant Sharing                   

n 90% 90% 90% 90% 90% 90% 90% 90% 90% 90% 90% 90% 90% 90% 90% 90% 90% 90% 

Tenant Sharing 636,936 661,341 686,663 712,939 740,203 768,493 797,847 828,306 859,910 892,705 926,733 962,042 998,680 1,036,698 1,076,146 1,117,080 1,159,555 1,203,630 

Total Rental Rate 16,013,098 16,627,466 17,264,948 17,926,415 18,612,769 19,324,946 20,063,919 20,830,696 21,626,325 22,451,893 23,308,527 24,197,399 25,119,724 26,076,763 27,069,825 28,100,271 29,169,509 30,279,005 

Finalize Rental Rate 10,675,398 11,084,977 11,509,966 11,950,943 12,408,513 12,883,297 13,375,946 13,887,131 14,417,550 14,967,928 15,539,018 16,131,599 16,746,482 17,384,508 18,046,550 18,733,514 19,446,339 20,186,003 

Variable Rental Rate 5,337,699 5,542,489 5,754,983 5,975,472 6,204,256 6,441,649 6,687,973 6,943,565 7,208,775 7,483,964 7,769,509 8,065,800 8,373,241 8,692,254 9,023,275 9,366,757 9,723,170 10,093,002 

Annualize                   

Total Rental Rate 16,013,098 16,627,466 17,264,948 17,926,415 18,612,769 19,324,946 20,063,919 20,830,696 21,626,325 22,451,893 23,308,527 24,197,399 25,119,724 26,076,763 27,069,825 28,100,271 29,169,509 30,279,005 

Finalize Fixed Rental Rate 10,675,398 11,084,977 11,509,966 11,950,943 12,408,513 12,883,297 13,375,946 13,887,131 14,417,550 14,967,928 15,539,018 16,131,599 16,746,482 17,384,508 18,046,550 18,733,514 19,446,339 20,186,003 

                   
Discount Rate                   

Fx                   

Adjust Items 1,614,090 1,716,353 2,491,224 2,601,419 2,715,808 2,834,548 2,957,806 3,085,752 3,218,565 3,356,429 3,499,537 3,648,087 3,802,286 3,962,348 4,128,497 4,300,964 4,479,988 4,663,811 

Future Cash Flows 12,015,511 12,479,068 12,291,393 12,790,577 13,308,587 13,846,132 14,403,950 14,982,804 15,583,487 16,206,823 16,853,665 17,524,902 18,221,452 18,944,272 19,694,354 20,472,727 21,280,459 22,120,668 
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Cost Method of Valuation - as a Cross Check 

Property Value 

Via Cost Method 

9.2 

 

a) Valuation of Land - Direct Comparison Method 

The valuation of the Subject Site has been undertaken on the basis of 

the details provided by the Client. For the purpose of this valuation, 

we have used the area statement provided by the Client. We made 

market inquiries for similar properties that have recently been sold or 

offered for transfer in the Atoll. Our sources of the market survey and 

enquiries include market participants such as: 

- local residents, 

- real estate agents 

The direct comparison model takes into consideration specific 

parameters as mentioned in the model below, which are most likely to 

have an impact on the valuation of the property. These parameters 

include: 

I. Location Attribute - Location of the property can be explained in 

terms of administrative jurisdiction, distance from the capital, 

social infrastructure, site surroundings and neighbouring land 

use. The usage of properties in the neighbourhood establishes 

the perception of the location. The mix of land use and physical 

condition of the adjoining property can either enhance or detract 

the visual perception and subsequently influence the property 

worth. Proximity to transportation facility determines the 

connectivity network to the island through various transportation 

modes. Connectivity plays a vital role in enhancing the visitor’s 

inflow, cost of development and desirability to develop, especially 

in case of hospitality projects. 

II. Physical attribute - Size, Shape, View and topography are the 

key physical features that have an implication on the value of the 

property. Size of the island affects the number of alternatives and 

usages for which it can be developed. Shape and view of an 

island influences the efficiency to develop either for economical 

use or population settlement. Being located close to equator and 

inhibiting the tropical monsoonal climate, this factor plays a 

crucial role for deciding on the development typology. 

Topography can be classified as level, gently sloping, severely 

sloping, undulating or a combination thereof.  

  



 

Valuation Report │ Land & Buildings Known As ‘Dusit Thani Maldives’ Resort, Maldives │ KF Ref: R0414/2024  Page 44 
Client Name: Dusit Thani Freehold and Leasehold Real Estate Investment Trust │ Date of Valuation:  31 December 2024  

  III. Development Potential - This factor determines the development 

type within an island considering the available resources viable for 

respective development. Furthermore in Maldives development 

potential is accessed and regulated by the government of 

Maldives by designating each uninhabited island for a specific 

usage purpose represented by deputed government agencies 

like Ministry of tourism, Industrial and ministry of agriculture & 

fisheries. Based on the type of development Reef reclamation is 

encourage either to enhance the economic benefit of to aid 

population settlement.  

 

Island Lease Acquisition Cost (LAC) Calculation model  

 

LAC = Island Base Rate + (Island area (ha) x Per hectare rate)  

 

The market participants indicated that the prevailing base rate for Baa 

atoll is USD 2,000,000 for the island and additional USD 300,000 per 

hectare. Lease rent for annual extension is USD 100,000 for the 

island.  

 

The market value of the island in the subject property has been 

estimated using the Comparison Method under Market Approach. 

The sale comparison method models the behaviours of the market by 

comparing the property being valued with similar properties that have 

recently been transacted (comparable properties) or for which offers 

to purchase have been made. Comparable properties are selected for 

similarity to the subject property by way of location, size and land use.  

 

In order to estimate the market value of island, we made enquiries 

regarding similar island transactions and allotment by the authority. 

The land prices for the subject property would be same as the 

prevalent land rates across Baa atoll irrespective of the site features. 

We estimate that the comparable value of island is USD 2,000,000 as 

base rate for the subject property and additional USD 300,000 per 

hectare.  

 

Considering the island is available for a lease up to 50 years as per 

prevalent lease term condition and the subject island has been under 

lease for 15 years 115 days. We have considered a lease rent 

deduction of USD 100,000 per year for the lapsed period as per the 

extension regulations, which works out to USD 1,531,506.85.  
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  As the remaining lease period is 34 year 250 days, the market value 

of the leasehold interest in the island works out to USD 6,067,693.15 

for the land area of 18.6640 hectares, as following:  

 

Land Valuation 

Total Land Area 18.66 hectars 

Base Rate 2,000,000.00 USD 

Per Hectare Rate 300,000.00 USD/HA 

Total Base Rate 

(Base Rate +(Area x Ha Rate) 

5,599,200.00 USD 

Land Rate for full term 7,599,200.00 USD 

Deduction for lapsed term 1,531,506.85 USD 

Land Value 6,067,693.15 USD 

 

b)  Valuation of Buildings and Other Improvements / Infrastructure  

 

All the buildings and other improvements in the facility were inspected 

and observations with regards to the following were noted -  

 

•  Technical specifications such as type of structure, flooring, roofing, 

height, fit outs, internal & external finishes & furnishing and plant, 

machinery & equipment  

•  Major modifications / alterations,  

•  Condition of structures, general upkeep & maintenance  

 

Dimensions of all the buildings and Year of construction/ age of 

various improvements were collected from the client and the same 

were relied upon.  

 

We assumed that all the buildings and such improvements have been 

constructed as per the statutory regulations of the Competent 

Authority and that any violation of such regulations may have 

detrimental effect on the value assessment.  

 

Market enquiries were made with the relevant sources such as 

hoteliers, contractors, builders, construction material suppliers and 

others for estimation of cost of construction and life of similar 

buildings & infrastructure.  

 

  Gross Replacement cost (RC) as New has been estimated based on 

the property attributes. 

 

Detailed statement of all the buildings and other improvements along 

with the age, total useful economic life and GCRC is attached below: 
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Structural and Architectural Works and Building System      

(Consider a useful life span of 30-year)        

 

Name Of Building Quantity 
Area 

(sq.m.) 
Units 

Cost Per Unit 

(US$ / Unit) 

Age 

(Years) 

RCN 

(US$) 

Total RCN 

(US$) 

Deprec. 

% 

DRC 

(US$) 

Buildings and equipment          

1 Villa - Ocean Pavilion 2 200.00 sq.m. 9,200 13 1,840,000 3,680,000 32.3% 2,490,133 

2 Villa - Ocean Villa with Pool 20 70.00 sq.m. 8,700 13 609,000 12,180,000 32.3% 8,241,800 

3 Villa - Water Villa with Pool 30 56.63 sq.m. 8,700 13 492,681 14,780,430 32.3% 10,001,424 

4 Villa - Beach Residence          

 - Room No. 111 1 300.73 sq.m. 5,700 13 1,714,166 1,714,166 32.3% 1,159,919 

 - Room No. 112 1 378.29 sq.m. 5,700 13 2,156,258 2,156,258 32.3% 1,459,068 

5 Villa - Beach Villa 9 77.56 sq.m. 5,100 13 395,556 3,560,004 32.3% 2,408,936 

6 Villa - Beach Villa with Pool 10 77.56 sq.m. 5,700 13 442,092 4,420,920 32.3% 2,991,489 

7 Villa - Beach Deluxe Villa with Pool 17 77.56 sq.m. 5,700 13 442,092 7,515,564 32.3% 5,085,532 

8 Villa - Family Beach Villa 5 174.80 sq.m. 6,200 13 1,083,760 5,418,800 32.3% 3,666,721 

9 Yoga Pavilion 1 24.00 sq.m. 550 13 13,200 13,200 30.3% 9,196 

10 Arrival Jetty 1 32.34 sq.m. 6,200 13 200,508 200,508 30.3% 139,687 

11 Reception 1 367.43 sq.m. 3,600 13 1,322,748 1,322,748 30.3% 921,514 

12 Main Restaurant (The Market) 1 1,007.39 sq.m. 3,100 13 3,122,909 3,122,909 30.3% 2,175,627 

13 Over Water Villa (Benjarong and Sala Bar) 1 708.94 sq.m. 4,600 13 3,261,124 3,261,124 30.3% 2,271,916 

14 Grill Restaurant (Sea Grill) 1 480.34 sq.m. 1,600 13 768,544 768,544 30.3% 535,419 

15 Pool Bar 1 329.48 sq.m. 1,600 13 527,168 527,168 30.3% 367,260 

16 Swimming Pool 1 1,008.00 sq.m. 1,600 13 1,612,800 1,612,800 30.3% 1,123,584 

17 Tennis Court 1 1,050.00 sq.m. 200 13 210,000 210,000 30.3% 146,300 

18 Spa Main Function 1 395.50 sq.m. 3,100 13 1,226,050 1,226,050 30.3% 854,148 

19 Spa Treatment 8 55.97 sq.m. 3,100 13 173,507 1,388,056 30.3% 967,012 

20 Dive School 1 268.04 sq.m. 1,100 13 294,844 294,844 30.3% 205,408 

21 Boutique 1 145.53 sq.m. 1,100 13 160,083 160,083 30.3% 111,524 
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Name Of Building Quantity 
Area 

(sq.m.) 
Units 

Cost Per Unit 

(US$ / Unit) 

Age 

(Years) 

RCN 

(US$) 

Total RCN 

(US$) 

Deprec. 

% 

DRC 

(US$) 

22 Gym 1 99.75 sq.m. 1,100 13 109,725 109,725 30.3% 76,442 

23 Kids Club 1 33.82 sq.m. 1,100 13 37,202 37,202 30.3% 25,917 

24 Dinning Pavilion 1 12.00 sq.m. 1,300 13 15,600 15,600 30.3% 10,868 

25 Water Sport 1 30.00 sq.m. 3,100 13 93,000 93,000 30.3% 64,790 

26 Senior Staff 1 559.34 sq.m. 800 13 447,472 447,472 47.3% 235,669 

27 General Staff (Ninety Block) 1 2,565.93 sq.m. 650 13 1,667,855 1,667,855 47.3% 878,403 

28 Staff Services and Storage (Unit Block) 1 1,063.72 sq.m. 2,100 13 2,233,812 2,233,812 47.3% 1,176,474 

29 Petrol Pump Station 1 16.00 sq.m. 850 13 13,600 13,600 47.3% 7,163 

30 Executive Villa          

 - GM Villa 1 149.57 sq.m. 3,600 13 538,452 538,452 47.3% 283,585 

 - Manager Villa 6 68.80 sq.m. 3,600 13 247,680 1,486,080 47.3% 782,669 

31 Admin. Building 1 558.82 sq.m. 850 13 474,997 474,997 47.3% 250,165 

32 Laundry and Housekeeping 1 634.19 sq.m. 1,100 13 697,609 697,609 47.3% 367,407 

33 Power House and Treatment Plant 1 338.55 sq.m. 7,700 13 2,606,835 2,606,835 47.3% 1,372,933 

34 Maintenance Workshop 1 389.69 sq.m. 850 13 331,237 331,237 47.3% 174,451 

35 Carpentry 1 38.11 sq.m. 350 13 13,339 13,339 47.3% 7,025 

36 Recycle House 1 108.21 sq.m. 200 13 21,642 21,642 47.3% 11,398 

37 Housekeeping Store (Land) 9 20.25 sq.m. 200 13 4,050 36,450 47.3% 19,197 

38 Housekeeping Store (Ocean) 2 20.25 sq.m. 250 13 5,063 10,125 47.3% 5,333 

39 Communication Hut 1 6.62 sq.m. 1,600 13 10,592 10,592 47.3% 5,578 

40 Fuel Farm 1 68.66 sq.m. 5,700 13 391,362 391,362 47.3% 206,117 

41 Fuel Pump House 1 41.16 sq.m. 300 13 12,348 12,348 47.3% 6,503 

42 Fuel Purifer House 1 45.35 sq.m. 1,300 13 58,955 58,955 47.3% 31,050 

43 Service Jetty 1 121.50 sq.m. 6,700 13 814,050 814,050 47.3% 428,733 

44 Fire Pump House 1 32.49 sq.m. 850 13 27,617 27,617 47.3% 14,545 

45 Clinic 1 99.15 sq.m. 1,600 13 158,640 158,640 47.3% 83,550 

46 Mosque 1 95.07 sq.m. 700 13 66,549 66,549 47.3% 35,049 

47 Shower Platform 1 24.00 sq.m. 550 13 13,200 13,200 47.3% 6,952 
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Name Of Building Quantity 
Area 

(sq.m.) 
Units 

Cost Per Unit 

(US$ / Unit) 

Age 

(Years) 

RCN 

(US$) 

Total RCN 

(US$) 

Deprec. 

% 

DRC 

(US$) 

48 STP 1 102.56 sq.m. 3,600 13 369,216 369,216 47.3% 194,454 

49 Dry Store 1 1 54.90 sq.m. 250 13 13,725 13,725 47.3% 7,229 

50 Dry Store 2 1 54.90 sq.m. 250 13 13,725 13,725 47.3% 7,229 

51 Dry Store 3 1 36.60 sq.m. 250 13 9,150 9,150 47.3% 4,819 

52 Carpentry & Workshop 1 108.21 sq.m. 250 13 27,053 27,053 47.3% 14,248 

53 Football Field 1 1,215.00 sq.m. 30 13 36,450 36,450 47.3% 19,197 

54 Senior Staff Building 1 897.75 sq.m. 850 3 763,088 763,088 10.0% 686,779 

55 Casual Building 1 1 261.42 sq.m. 1,100 3 287,557 287,557 10.0% 258,801 

56 Casual Building 2 1 261.42 sq.m. 1,100 0 287,557 287,557 0.0% 287,557 

57 Activity Centre 1 67.50 sq.m. 2,000 13 135,000 135,000 30.3% 94,050 

58 IT & Maintenance Store 1 112.50 sq.m. 200 0 22,500 22,500 0.0% 22,500 

 Total Cost of Buildings  17,258.43 sq.m.   35,146,589 83,887,537  55,498,447 

           
Other Improvements          

- Walk way to Water villa 1 1,026.00 sq.m. 800 13 820,800 820,800 43.3% 465,120 

- Property Signage 1 Lumpsum set 9,000 5 9,000 9,000 16.7% 7,500 

- Movie Lounge 1 Lumpsum set 12,000 5 12,000 12,000 16.7% 10,000 

           
 Total Cost of Other Improvements      841,800 841,800  482,620 

           
 Total Cost of Buildings and Other Improvements      35,988,389 84,729,337  55,981,067 

           
Building System & Machinery          

- Electrical/Power Supply & Communication System 1 Lumpsum set Lumpsum 13 1,216,000 1,216,000 60.0% 486,400 

- Fire Protection System 1 Lumpsum set Lumpsum 13 333,000 333,000 65.0% 116,550 

- Ro Plant & Water System 1 Lumpsum set Lumpsum 13 1,238,000 1,238,000 62.0% 470,440 

- Sewage Treatment Plant - Stp 1 Lumpsum set Lumpsum 13 121,000 121,000 62.0% 45,980 

- Air Condition 1 Lumpsum set Lumpsum 13 280,000 280,000 50.0% 140,000 

- Facility System & Other Machinery 1 Lumpsum set Lumpsum 13 1,261,000 1,261,000 75.0% 315,250 

 Total Cost of Building System & Machinery      4,449,000 4,449,000  1,574,620 
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Name Of Building Quantity 
Area 

(sq.m.) 
Units 

Cost Per Unit 

(US$ / Unit) 

Age 

(Years) 

RCN 

(US$) 

Total RCN 

(US$) 

Deprec. 

% 

DRC 

(US$) 

           
Furniture & Fixture (BOH and other) 1 Lumpsum set Lumpsum 13 966,000 966,000 70.0% 289,800 

Equipment          

- Gym Equipment 1 Lumpsum set Lumpsum 13 20,000 20,000 85.0% 3,000 

- Kitchen Equipment 1 Lumpsum set Lumpsum 13 966,000 966,000 80.0% 193,200 

- Laundry Equipment 1 Lumpsum set Lumpsum 13 57,000 57,000 85.0% 8,550 

- Medical Equipment 1 Lumpsum set Lumpsum 13 5,000 5,000 85.0% 750 

- Musical Instrument 1 Lumpsum set Lumpsum 13 8,000 8,000 85.0% 1,200 

- Other Equipment 1 Lumpsum set Lumpsum 13 50,000 50,000 85.0% 7,500 

 Total Cost of Furniture & Equipment      1,106,000 1,106,000  214,200 

           
Other Equipment          

- Electrical Appliance 1 Lumpsum set Lumpsum 13 355,000 355,000 75.0% 70,200 

- Computer & It Equipment 1 Lumpsum set Lumpsum 13 619,000 619,000 75.0% 122,200 

- Tools & Electronic 1 Lumpsum set Lumpsum 13 244,000 244,000 75.0% 48,100 

- Vehicle 1 Lumpsum set Lumpsum 13 394,000 394,000 70.0% 93,450 

 Total Cost of Other Equipment      1,612,000 1,612,000  333,950 

           
Total Cost of Buildings, Building System & Machinery, Furniture & Equipment and Other Equipment 44,121,389 92,862,337 37.1% 58,393,637 

Rounded to      44,100,000 92,900,000  58,400,000 
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Summary of Values by Summation method  

(Land and Building method) 

Replacement Value of the Property  

(Land and Building) A+B (USD mn) 

98,930,030 

Depreciated Replacement Value of  

Land & Building A+C USD mn 

64,461,330 

Rounded to 64,460,000.- 

 

 

Market Value 

 

9.3 On the basis of the calculations detailed herein, we are of the opinion that 

the Market Value of the leasehold interest in the property, at the Date of 

Valuation are as below:  

 

 Income Method Of Valuation : USD 81,100,000.- 

 Cost Method Of Valuation  :  USD 64,460,000.- 

 

Knight Frank Thailand has applied the Income Method of Valuation to 

indicate the market value of the Subject Property for the purpose of this 

report. 
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10 Valuation Certification  

 

Final Opinion of Values 

Market Value 10.1 In accordance with details outlined in this report and having given very 

careful consideration to all relevant factors, we are of the opinion that the 

Market Value Market Value of Leasehold Interest for the remaining lease 

period of 34 years 250 days of the Subject Property and free from all 

encumbrances, as at 31 December 2024, and subject to our assumptions 

and conditions stated hereinabove, is: 

 

 Market Value of Leasehold 

Interest for the remaining 

lease period of 34 years 

250 days 

 

: USD 81,100,000.- 

(United States Dollars Eighty-

One Million And One Hundred 

Thousand Only)  

 
 

 

Signature 

Yours Faithfully, 

For and on Behalf of Knight Frank Chartered (Thailand) Company Limited 

 
Ms Korkaew Charoensook 

Director - Valuation & Advisory Department 

Qualified Senior Valuer No. 440 

 

Valuers & Inspectors  :  Mr Patch Samakkimit 

  Mr Peerakarn Wasutornpipat  



 

 

MARKET EVIDENCE 

 

 

 

 

 

 
   

No 1 2 3 4 

Hotel Name The Westin Maldives Miriandhoo Resort Constance Halaveli Ayada Maldives JA Manafaru 

Hotel Address Miriandhoo Island, Baa Atoll, Maldive Islands, 

Maldives 

Alifu Alifu Atoll Halaveli, Alifu Alifu Atoll, 

Maldive Islands, Maldives 

Maguhdhuvaa Island, Gaafu Dhaalu Atoll, 

Maldive Islands, Maldives 

Haa Alifu Atoll, Republic of Maldives, Haa Alif 

Atoll, Maldive Islands, Maldives 

Grade 5 5 5 5 

Distance (k.m.)     

Velana International Airport 120 70 440 320 

Room Sizes (sq.m.)     

Villa 140-194 100 101-172 135 

Internet Rate (USD)     

Villa 300-3,380 330-970 300-3,500 450-2,500 

Total Villa 70 86 122 84 

No. of Bar and Restaurant Availability (room) 4 5 7 9 

Detail of Facilities & Services Free Wi-Fi in all rooms Free Wi-Fi in all rooms Free Wi-Fi in all rooms Free Wi-Fi in all rooms 

 Billiards Canoeing Billiards Billiards 

 Boating Diving Boating Boating 

 Body scrub Fishing Body scrub Body scrub 

 Body wrap Fitness center Canoeing Body wrap 

 Canoeing Game room Casino Canoeing 

 Diving Garden Dart board Diving 

 Fishing Hot tub Diving Fishing 

 Fitness center Massage Fishing Fitness center 

 Foot bath On-site entertainment Fitness center Foot bath 

 Game room Pool with view Foot bath Game room 

 Garden Private beach Game room Garden 

 Massage Sauna Garden Hiking 

 On-site entertainment Snorkeling Hammam Hot tub 

  



 

 

 

 

 

 

 

   

No 1 2 3 4 

 Outdoor recreational features Spa Hot tub Karaoke 

 Pool with view Spa/sauna Karaoke Massage 

 Private beach Steamroom Massage On-site entertainment 

 Sauna Swimming pool [indoor] Nightclub Outdoor recreational features 

 Snorkeling Swimming pool [outdoor] On-site entertainment Pool with view 

 Spa Table tennis Pool with view Private beach 

 Spa/sauna Tennis court Private beach Sauna 

 Steamroom Ticket services Sauna Snorkeling 

 Swimming pool [indoor] Tours Snorkeling Spa 

 Swimming pool [outdoor] Water sports (motorized) Spa Spa/sauna 

 Tennis court Water sports (non-motorized) Spa/sauna Steamroom 

 Tours Wind surfing Steamroom Swimming pool [outdoor] 

 Watersport equipment rentals Yoga room Surfing lessons Table tennis 

 Water sports (motorized)  Swimming pool [indoor] Tennis court 

 Water sports (non-motorized)  Swimming pool [outdoor] Tours 

 Wind surfing  Table tennis Watersport equipment rentals 

 Yoga room  Tennis court Water sports (motorized) 

   Ticket services Water sports (non-motorized) 

   Tours Wind surfing 

   Watersport equipment rentals Yoga room 

   Water sports (motorized)  

   Water sports (non-motorized)  

   Wind surfing  

   Yoga room  



 

 

STANDARD TERMS OF BUSINESS FOR THE VALUATION 

OF REAL ESTATE PROPERTY 



 

Standard Terms of Business - Valuations 

These Standard Terms of Business comprise a part of our Letter of Engagement. The following Standard Terms of Business apply to all 

valuations and appraisals undertaken by Knight Frank Chartered (Thailand) Company Limited (“Knight Frank Thailand”) unless specifically 

agreed otherwise in confirming instructions and so stated within the main body of the valuation report. 

1 Definitions 

1.1 ‘Terms’ means the terms of business set out in this 

agreement and include any other terms and conditions set 

out or referred to in our Letter of Engagement.  These 

Terms apply to all services that you instruct us to provide 

and cannot be varied or amended except in writing and 

signed by you and Knight Frank Thailand. 

1.2 ‘Client’ (referred to throughout as ‘you’) means the person, 

company, firm or other legal entity named in our Letter of 

Engagement. Knight Frank Thailand will not accept 

instructions to act for any alternative person, company, firm 

or other legal entity nor will these Terms apply unless we 

have agreed in writing to act for that alternative entity. We 

reserve the right to refuse to act for such an alternative entity 

until (if at all) we have undertaken due diligence to fulfil our 

internal credit, anti-money laundering and risk obligations. In 

the event that we are instructed to act for a single purpose 

corporate vehicle we reserve the right to require and be 

provided with a parent company guarantee for our fees 

before accepting instructions to act. 

1.3 ‘Knight Frank Thailand’ means Knight Frank Chartered 

(Thailand) Company Limited. 

1.4 ‘Letter of Engagement’ means the instruction letter, proposal 

or tender which is sent to you with these Terms. In the event 

that there is any conflict between the terms set out in this 

agreement and the Letter of Engagement, the terms in the 

Letter of Engagement shall take precedence. 

1.5 ‘Services’ means the specific services set out in the Letter of 

Engagement and any other services that we agree to 

provide in writing. 

2 Our Fees 

2.1 The client shall pay to Knight Frank Thailand fees as set out in 

our Letter of Engagement. In addition, the client will reimburse 

Knight Frank Thailand the cost of all reasonable out-of-pocket 

expenses that may be incurred, unless stated otherwise. 

2.2 We reserve the right to charge interest on fees unpaid 30 

days after the date of the invoice, at a rate of 1.25% per 

month from the date of the invoice until payment is made. 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. 

2.3 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, or the amount 

specified in the Letter of Engagement. 

3 Invoicing and Payment 

 We will be entitled to issue an invoice and our fees will 

become due for payment free from any discount, deduction 

set-off or counter claim: 

(a) on the date specified in the Letter of Engagement; or 

(b) when you withdraw your instructions, in which case Clause 

2.3 applies. 

4 Taxes 

The fees, disbursements and expenses referred to in these 

Terms unless otherwise stated in the Letter of Engagement 

are all subject to the addition of VAT where applicable (and 

any other taxes worldwide which may arise). 

5 Disclosure & Publication  

Neither the whole nor any part of this valuation nor any 

reference thereto may be included in any published 

document, circular or statement nor published in any way 

without our prior written approval of the form or context in 

which it may appear. 

6 Valuation Standards 

Valuations and appraisals will be carried out in accordance 

with the Thailand Valuation Standards and Professional 

Ethics. Where applicable, we have also made reference to 

other established valuation manuals and standards such as 

the International Valuation Standards (IVS) and the Royal 

Institution of Chartered Surveyors (RICS) Appraisal and 

Valuation Manual. 

7 Monitoring 

The valuation may be subject to monitoring under, where 

appropriate, the local Thai Code of Professional Ethics and 

Conduct or RICS conduct and disciplinary regulations. 

8 Portfolios 

Where requested to value a portfolio, unless specifically 

agreed with you otherwise, we will value the individual 

properties separately, on the assumption that the properties 

have been marketed in an orderly manner.  

9 Conflict of interest 

Knight Frank Thailand and the Valuer have no pecuniary 

interest in the Subject Property, past, present or prospective 

and the opinion expressed is free of any bias in this regard. 

 We are acting as Independent Valuers, as defined in the 

International Valuation Standards. 

10 Expertise 

We confirm that the Valuer responsible for this valuation 

report meets the requirements of the Thailand Code of 

Professional Ethics and Conduct, having sufficient current 

knowledge of the particular market, and the skills and 

understanding to undertake the valuation competently.  

11 Title and Encumbrances 

We have taken every care to investigate the title to the 

property, including the examination of the land title deed or 

other document of title, and have checked encumbrances 

registered against the title, we do not accept a liability for any 

interpretation which we have placed on such information 

which is more properly the sphere of your legal advisers. 

Neither have we verified the correctness of any information 

supplied to us concerning this property, whether in writing or 

verbally, by yourselves or by your legal advisers. 

12 Sources of Information 

We rely on the information provided to us, by the sources 

listed or otherwise by the client or the client's legal or 

professional advisers, as to details of tenure, tenancies 

(subject to 'Leases' below), planning consents and other 

relevant matters, as summarized in our report. We assume 

that this information is complete and correct. 

 



 

13 Identity of Property to be valued 

We will exercise reasonable care and skill (but will not have 

an absolute obligation to you) to ensure that the property, 

identified by the property address in your instructions, is the 

property inspected by us and contained within our valuation 

report. If there is ambiguity as to the property address, or the 

extent of the property to be valued, this should be drawn to 

our attention in your instructions or immediately upon receipt 

of our report. 

14 Boundaries  

Plans accompanying reports are for identification purposes 

only 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. 

15 Property Insurance 

Our valuation assumes that the property would, in all 

respects, be insurable against all usual risks including 

terrorism, flooding and rising water table at normal, 

commercially acceptable premiums. 

16 Measurement 

We have taken measurements from scale plans and have 

taken sample check measurements to ensure that the 

measurements fall within acceptable tolerances, in 

accordance with the other code.  

17 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 

nor tests on the services, 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. 

18 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. 

19 Environmental Issues 

Investigations into environmental matters would usually be 

commissioned of suitably qualified environmental specialists. 

Such investigation would be pursued to the point at which any 

inherent risk was identified and quantified. 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 endeavor 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. Where contamination is suspected or confirmed, 

but adequate investigation has not been carried out and 

made available to us, then the valuation will be qualified. 

20 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. 

21 Build Cost Information 

We have also compared the said unit cost with the Standard 

Construction Costing of Buildings as published by the 

Valuers Association of Thailand, as an additional form for 

checking our results. For the calculation of the depreciation 

figure for the Subject Buildings, Knight Frank Thailand has 

applied the Straight Line Method of Depreciation. This 

application takes into account the remaining useful life of the 

building or asset. 

22 Comparable Evidence 

The value is derived from the direct comparison of capital 

values of similar properties. That is comparing the Subject 

Property with other properties which are near substitutes for 

one another. Such properties should be of similar size, 

shape, location and the data should also reflect recent 

transactions. This method takes into account of general 

economic factors affecting the property market. A 

standardized method is the application of the comparative 

method to land markets under review. Adjustments are 

made for divergences from the standard site by the use of a 

specific set of rules.  

23 Valuation Basis 

The valuer shall advise the client as to his opinion of the 

value of the interest in the property specified by the client.  

The basis of valuation will be agreed with the client in the 

Letter of Engagement covering the specific terms for the 

instruction. Unless otherwise specifically agreed, the value 

advised by the valuer shall be the current market value as at 

the date of valuation.  

We normally assume that the property to be valued has been 

constructed, or is being constructed, and is occupied and 

used in full compliance with, and without contravention of all 

Ordinances, the relevant statutory requirements including 

fire and building regulations, the appropriate consents and 

that there are no outstanding statutory notices, except only 

where stated otherwise. We further assume that, for any use 

of the property upon which the report is based, any and all 

required licences, permits, certificates, and authorizations 

have been obtained, except only where stated otherwise.  

23.1 Market Value:  

Valuations based on Market Value shall adopt the definition 

under Thailand Valuation Standards and Professional 

Ethics, and the conceptual framework of the RICS Valuation 

- Global Standards. 

Market Value is defined as the estimated amount for which 

an asset or liability should exchange on the valuation date 

between a willing buyer and a willing seller in an 

arm’s-length transaction, after proper marketing and where 

the parties had each acted knowledgeably, prudently and 

without compulsion. 



 

The market value is the best price reasonably obtainable in 

the market by the seller and the most advantageous price 

reasonably obtainable in the market by the buyer. This 

estimate specifically excludes an estimated price inflated or 

deflated by special terms or circumstances such as atypical 

financing, sale and leaseback arrangements, special 

considerations or concessions granted by anyone 

associated with the sale, or any element of special value. 

The market value of an asset and liability is also estimated 

without regard to costs of sale or purchase (or transaction), 

and without offset for any associated taxes. 

Valuations are, however, undertaken for a variety of 

purposes, including sale, purchase, letting, mortgage, rating, 

compulsory purchase, insurance, probate and other tax 

purposes. Sometimes, a basis of valuation other than 

"market value" will be required as, for example, when 

assessing for insurance purposes. However, unless agreed 

otherwise, our valuation figure will represent our opinion of 

the asset or liability’s market value as defined above. 

23.2 Market Rent: 

Market Rent is defined as the estimated amount for which an 

interest in real property should be leased on the valuation 

date between a willing lessor and a willing lessee on 

appropriate lease terms in an arm’s-length transaction, after 

proper marketing and where the parties had acted 

knowledgeably, prudently and without compulsion.  

24 Limitations on Liability and Disclosure 

24.1 Our valuation is confidential to the party to whom it is 

addressed for the stated purpose as agreed between the 

client and Knight Frank Thailand and no liability is accepted 

to any third party for the whole or any part of its contents.  

Liability will not subsequently be extended to any other party 

save on the basis of written and agreed instructions; this 

may incur an additional fee. 

24.2 Neither the whole or any part of Knight Frank Thailand’s 

report / letter and valuation nor any reference thereto may be 

included in any published document, circular or statement 

nor published in any way whatsoever whether in hard copy 

or electronically (including on any web-site) without our prior 

written approval of the form and context in which it may 

appear.  

24.3 No claim arising out of or in connection with this agreement 

may be brought against any member, employee, 

shareholder or consultant of Knight Frank Thailand. Those 

individuals will not have a personal duty of care to the client 

or any other party and any such claim for losses must be 

brought against Knight Frank Thailand. 

24.4 Knight Frank Thailand will not be liable in respect of any of 

the following: 

(a) for any services outside the scope of the services agreed to 

be performed by Knight Frank Thailand; 

(b) to any third party; or 

(c) any indirect or consequential losses (such as loss of 

profits). 

24.5 Where any loss is suffered by you for which Knight Frank 

Thailand and any other person are jointly and severally liable 

to you, the loss recoverable by you from Knight Frank 

Thailand shall be limited so as to be in proportion to Knight 

Frank Thailand’s relative contribution to the overall fault. 

24.6 It is agreed that Knight Frank Thailand’s total liability for any 

direct loss or damage caused by negligence or breach of 

contract in relation to this instruction and valuation 

assignment is limited to the amount of 10 times of the fee 

paid but shall not be above Thai Baht 15 million as a 

maximum as per Knight Frank Thailand’s Professional 

Liability Insurance purchasing policy. We do not accept 

liability for any indirect or consequential loss (such as loss of 

profits). 

No claim arising out of or in connection with this valuation 

report may be brought against any member, employee, 

partner, director or consultant of Knight Frank Thailand 

except for a personal fraud or negligence.  

The above provisions shall not exclude or limit our liability in 

respect of fraud or for death or personal injury caused by our 

negligence or for any other liability to the extent that such 

liability may not be excluded or limited as a matter of law 

24.7 Nothing in these Standard Terms (or in our Letter of 

Engagement) shall exclude or limit our liability in respect of 

fraud or for death or personal injury caused by our 

negligence or for any other liability to the extent that such 

liability may not be excluded or limited as a matter of law. 

25 Indemnities 

 You agree to indemnify Knight Frank Thailand against all 

costs, claims, charges and expenses which Knight Frank 

Thailand shall incur by reason of (but not limited to): 

(a) Use of any of Knight Frank Thailand’s work for purposes 

other than those agree by Knight Frank Thailand; 

(b) Misrepresentation by you or with your authority to third 

parties of advice given by Knight Frank Thailand; 

(c) Misrepresentation to third parties of the extent of Knight 

Frank Thailand’s involvement in any particular project. 

26 Assignment 

Neither this agreement nor any of its terms may be assigned 

by either you or Knight Frank Thailand to any third party 

unless agreed in writing. 

27 Responsibility to third parties  

This report has been prepared for the private and confidential use 

of the Client only. It should not be reproduced in whole or in 

part without the express written authority of Knight Frank 

Thailand, or relied upon by any other party for any purpose. 

Our warning is registered here, that any party other than 

those specifically named in this paragraph should obtain 

their own valuation before acting in any way in respect of the 

Subject Property.  

28 Complaints Procedure 

If you have any concerns about our service, please raise 

them in the first instance with the valuer concerned. If this 

does not result in a satisfactory resolution, please contact 

the relevant Head of Department. We will send you a copy of 

our Complaints Procedure on request. 

29 Validity of Valuation Report 

The report will complete and valid only when it has been signed 

by the executive partner and seal or stamp of the company. 

30 Law and Jurisdiction 

30.1 Knight Frank Thailand must be contacted and informed in 

writing in advance in case of the testimony in court will be 

required. The professional fee will be charged separately on 

an actual time cost basis.    

30.2 We shall be governed, construed, enforced and  interpreted in 

accordance with the laws of Thailand, without regard to, or any 

application of, any rules or principles of conflict of laws.  
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Our Ref: VL/or/P697/2024 

 

11 November 2024 

 

Dusit Thani Freehold and Leasehold Real Estate Investment Trust  

No 1, Empire Tower, 32nd Floor  

South Sathorn Road, Yannawa Sub-district,  

Sathorn District, Bangkok 10120 

 

Attention: Mr. Voranon Asavakittimetin  

 The REIT Manager of DREIT 

 

Dear Sir, 

 

VALUATION PROPOSAL  

LEASEHOLD ISLAND ALONG WITH OWNED BUILDINGS KNOWN AS ‘DUSIT THANI MALDIVES’ 

RESORT LOCATED ON MUDHDHOO ISLAND, BAA ATOLL, REPUBLIC OF MALDIVES 

 

We refer to your email correspondence regarding the property valuation services. We hereby confirm 

that Knight Frank Chartered (Thailand) Company Limited (“Knight Frank Thailand”) is pleased to 

submit herewith a proposal to carry out a valuation of the property mentioned above (herein referred 

to as the “Subject Property”). 

 

The following details are the terms, conditions and scope of our services for your kind consideration. 

 

(1) Purpose and Date of the Valuation 

The valuation report will be submitted to you for Public Purpose.  

 The Date of Valuation will be agreed with you in due course. 

 

(2) The Subject Property  

The Subject Property is a Luxury-standard island resort known as “Dusit Thani Maldives 

Resort”, comprising a leasehold interest of land (lease period of fifty (50) years, currently 

remaining lease period around 35 years), leased area is 186,640 square metres (or 18.664 

hectares), providing 95 villas and residences (95 villas are under hotel license), together with 

luxury guest facilities, located on the Island of Mudhdhoo in Baa Atoll, Republic of Maldives.  

Reference the previous valuation report no.R0482/2023, date of valuation 31 December 2023 
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(3) Scope of Services 

The Scope of Valuation Services under this assignment will comprise: - 

3.1 To estimate the Market Value of Leasehold Interest for remaining period of lease 

agreement of the Subject Property in its existing use and advised the Market Value 

subjects to the REIT Benefit Agreement, based on the valuation definition as mentioned 

under Clause 5 – Basis of Valuation. 

3.2 To inspect the Subject Property:  

 Checking the current physical condition by inspection and the surrounds; 

 Check the accessibility to the Subject Property from the public road, the public 

 infrastructure provided to the Subject Property, and any restrictions to services; 

3.3 Knight Frank has no duty to complete a Title Deed search, or investigate any 

encumbrances that may affect the Subject Properties. The Title Deed details of the 

Subject Properties will be provided by the Client, and will be relied upon for our 

valuation assessment. 

3.4 To review, analyse and consider the effects of all relevant Title Deed(s) and/or Land 

Lease Agreement(s) pertaining to the Subject Property, as indicated within Due 

Diligence documentation as provided by the Client 

3.5 To confirm land use controls, construction regulations or bye-laws that effect the 

Subject Property, as outlined within Due Diligence documentation as provided by the 

Client. 

3.6 To undertake market research of transactions and/or listings of comparable properties 

to compile suitable market data for the valuation requirement. 

3.7 To provide the market overview of the hotel / resort in summary surrounding where the 

subject property is located to indicated the current market situation and its future trend.  

3.8  Valuation: 

 To provide an opinion of the Market Value of Leasehold Interest for the Existing 

Use and the Market Value subjects to the REIT Benefit Agreement, for remaining 

period of lease agreement of the Subject Property by adopting the valuation 

methods as mentioned under Clause 6. 

 To provide the estimated Insurance Value or Reinstatement Value of building and 

other improvements by adopting the Replacement Cost As New Method. 

3.9 Maps and Plans to provide:  

 Location maps, site plans, plot plans, comparables locations map 

 Copies of Land Title Deed(s) 

 Photographs (internal and external) 
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Remark:  
 

 Legal Title 

 Knight Frank Thailand do not carry out any title search or any other exercise to establish 

and verify the legal rights pertaining to the property. Whilst Knight Frank Thailand may 

inspect the title / other documents of the property as provided by the Developer, Firm as 

applicable, Knight Frank Thailand cannot accept any responsibility for its legal validity. 

 

 Site Surveys 

 Knight Frank Thailand shall not conduct any boundary checks however it is assumed that 

the dimensions correspond with those shown in the title document, certified plan or any 

relevant agreement as applicable. 

 

 Structural Surveys 

 Knight Frank Thailand will neither carry out a building survey nor any testing of services, 

nor will inspect those parts of the property which are inaccessible. Knight Frank Thailand 

cannot express an opinion about or advice upon the condition of uninspected parts and 

the report should not be taken as making any implied representation or statement about 

such parts. Whilst any defects or items of disrepair are noted during the course of 

inspection, Knight Frank Thailand will not give any assurance in respect of rot, termite or 

pest infestation or other hidden defects. 

 

 Site Conditions 

 Knight Frank Thailand neither carry out investigations on the property or neighboring land 

(including the past and present uses) in order to determine the suitability of the ground 

conditions (including contamination or potential for contamination) and services for the 

existing or any new development, nor have Knight Frank Thailand undertaken any 

archaeological, ecological or environmental surveys. Unless Knight Frank Thailand are 

otherwise informed, the Valuations are on the basis that these aspects are satisfactory 

and that, where development is proposed, no extraordinary expenses or delays will be 

incurred during the construction period. 

 

(4) Inspection 

 Inspection of the Subject Property will be made at an agreed date between all parties within a 

few days after the confirmation of this proposal, and receipt of further information (onsite 

contact details etc). 
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(5) Basis of Valuation 

Valuation of the Subject Property will be on the current Market Value of Leasehold Interest for 

the Existing Use basis for the remaining lease period. 

 Market Value means ‘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. It is also assumed that the legal occupancy right of the property to be 

completely transferable’.  

 

   Market Value of Leasehold Interest or Subject to the existing lease is further defined as 

the value of an asset based on continuation of its existing lease, assuming the asset could be 

sold in the market subject to its existing lease. 

 

 Market Value for the Existing Use is further defined as the Market Value of an asset based 

on continuation of its Existing Use, assuming the asset could be sold in the open market for 

its Existing Use, and otherwise in keeping with the Market Value definition regardless of 

whether or not the Existing Use represents the Highest and Best Use of the asset. 

We note that Market Value for the Existing Use does not represent the amount that might be 

realised in the event of piecemeal disposition of the assets in the open market from any 

alternative use to which they may be put. 

 

 Insurance value (Reinstatement value), this is based on the estimated replacement cost as 

 new of building and other improvements as at the date of cost assessment.  

 

(6) Methods of Valuation 

Knight Frank Thailand will adopt the following methods of valuation to indicate the property 

value for the purpose of this report. 

 

 Market approach - Direct comparison method  

 

This method is applicable to all properties that are capable of being transferred or quoted 

for transfer in the market. A comparison is made for the purpose of valuation with similar 

properties that have recently been sold in the market and thus have a transaction price. 

The direct comparison approach is the preferred approach when sales data are available. 

The sales/ quoted prices of comparable properties are usually considered the best 

evidence of market value of the property being valued. The sales comparison method 

models the behaviour of the market by comparing the property being appraised with 

similar properties that have recently been sold or for which offers to purchase have been 
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made. Comparable properties are selected for similarity to the subject property 

considering attributes like physical attributes, location attribute, locality and development 

potential. Their sale prices are then adjusted for their difference from the subject property. 

Finally, a market value for the subject property is estimated from the adjusted sales price 

of the comparable properties.  

 
 Cost approach - Summation method (Land and building method)  

 

In case of specialised properties, customised properties or the properties wherein 

methods under the market approach or income approach cannot be applied due to lack of 

required data, the land and building method under the cost approach is applied. The 

valuation by this method involves the following steps:  

▪  Estimation of land value by direct comparison method  

▪  Estimating the current construction cost of existing structures including buildings  

 
 Income approach - Discounted Cash Flow (DCF) Method  

 
DCF method/analysis is a financial modeling technique based on explicit assumptions 

regarding the prospective income arising out of the development. In case of a valuation of 

an operational hotel, where the development potential is realized over a period of time 

(i.e. time value of money comes into the picture) and also where there are no or few 

immediate similar properties (i.e. comparables) available for comparison, DCF method 

considering relevant potential developments of the project is used.  

The DCF method requires the entire development cash flows to be drawn up and 

assumptions made about the market performance over the entire project time frame. This 

requires an in-depth understanding of  

-  Prevalent revenue and cost budgets  

-  the demand / supply dynamics,  

-  transaction values and quantum,  

-  construction costs, quality and infrastructure requirements/constraints,  

-  time frame of the project,  

-  profit / returns,  

 

 and other analysis. All of this market data has to be compiled (as relevant to the subject 

site) in order to create a financial model that captures all market drivers and value 

impacting parameters.  
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(7) Professional Fee and Payment Terms 

The Professional Fee for preparing this valuation shall be THB XXX,XXX.-, exclusive of 

Value Added Tax (7%), or a total THB XXX,XXX.- (Thai Baht Seven Hundred Twelve 

Thousand Six Hundred Twenty Only), excluding all inspection and research expenses as 

described below.   

As agreed, the Professional Fee will be payable in two installments:- 

  THB XXX,XXX.- inclusive of Value Added Tax (7%) upon confirmation of the 

appointment (60% of the total fee), and 

  THB XXX,XXX.- inclusive of Value Added Tax (7%) upon submission of the Draft 

Valuation report (40% of the total fee). 

Remark :- The payer under Thai juristic person name may deduct 3% withholding tax 

from our services’ fee before VAT. 

 

Please note that all reasonable inspection and research expenses (for items such as 

accommodation, travel and sustenance) for the Knight Frank team during the site 

assessment and market research are to be reimbursed on an Actual Cost basis, upon 

completion of the onsite inspection and required investigations. Knight Frank Thailand is 

inspection and research expenses have been agreed to be a total maximum (“CAPPED”) 

amount of USD X,XXX (USD Seven Thousand and Five Hundred) 

 

(8) Time Schedule 

 Knight Frank Thailand will require a period of approximately 1 month from the inspection 

date to complete and submit the full draft valuation report. 

Following review of the draft valuation report by the Client, the final valuation report can be 

provided within a few days after confirmation of our draft report.   

 

(9) Report and Valuation 

 The Valuation report will be submitted one (1) Hard Copy in English language and 

 delivered via electronic mail to the Client, will be provided in PDF format only. 
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(10) Data or Supporting Documents 

 The following Data and Supporting Documents will be required in support of our valuation: 

1. Copies of land Title Deeds (All pages with full scale) and Lease Agreement (if any) 

2. Site layout plan with boundaries 

3. Schedule of floor areas – existing and / or proposed 

4. Building floor plans (Blueprints with scale) with details and specifications, as approved / 

submitted, include: 

a) Structural works 

b) Architectural works 

c) System works 

5.  Details and specifications of the building systems such as electrical system, sanitary 

system, air-conditioning system, communication system, water treatment system and etc 

6.  Breakdown of bedroom accommodation (floor by floor and by type i.e. singles, twins, 

doubles, triples, quadruples, suites etc and any other combination of rooms) 

7.   Build cost information or Cost estimation of buildings and infrastructures (i.e. Budgeting 

report / BOQ / Construction contracts / QS report) 

8.   Information of any recently completed refurbishment works 

9.   Planned refurbishment works (either soft or full) together with the outlined costs of works 

(Capital Expenditure Budget) 

10.  Building construction (alteration) permit, Building use permit / Hotel license / other 

licenses 

11.  Copies of the building insurance policy 

12.  Receipts or assessment letters from local authorities for land and building tax 

13.  Lists of the tenant or retail shop, which includes the unit number, sizing, rent term, 

starting date, rental rate, service fee, etc  (if any) 

14.  Financial reports (for executive) or managerial accounts showing the profit & loss 

statement of each department for at least the last 3 years, and forecasting or projections 

for the next 5 years at least 

15. Copies of hotel management agreement or franchise agreement held with an operator 

16. Hotel brochure tariff, conference pack, restaurant capacity, and history 

17. Details of any required ESG-related upgrade works and costings to meet market and 

regulatory needs (if any) 

18. Other supporting information or documents that you deemed necessary for this valuation 
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(11) Supervising Personnel 

 Key Personnel to be in charge for this valuation work shall be: 

1. Mr Surasak Limpa-arayakul : Executive Director – Head of Valuation & Advisory  

2. Ms Korkaew Charoensook : Director, Hotels & Leisure and Residential & Housing 

Project Property – Valuation & Advisory  

  

(12) Confidentiality and Internal Firewalls 

Knight Frank Thailand provides full confidentiality for its valuation Clients, and operates 

appropriate internal firewalls/ethical barriers within the Company.  No information about the 

Subject Property and the valuation exercise will be available to any other Knight Frank 

department, and all records are securely held. 

 

(13)  Conflict of Interest 

We confirm that we do not have any material connection or involvement giving rise to a 

conflict of interest and are in a position to provide an objective and unbiased valuation. 

 

(14) Liability 

It is agreed that Knight Frank’s total liability for any direct loss or damage caused by 

negligence or breach of contract in relation to this instruction and valuation assignment is 

limited to the amount of 10 times of the fee paid but shall not be above Thai Baht 15 million as 

a maximum as per Knight Frank Thailand’s Professional Liability Insurance purchasing 

policy.  We do not accept liability for any indirect or consequential loss (such as loss of 

profits). 

No claim arising out of or in connection with this valuation report may be brought against any 

member, employee, partner, director or consultant of Knight Frank Thailand except for a 

personal fraud or negligence.  

The above provisions shall not exclude or limit our liability in respect of fraud or for death or 

personal injury caused by our negligence or for any other liability to the extent that such 

liability may not be excluded or limited as a matter of law 
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(15) Why Knight Frank Thailand? 

Knight Frank Thailand property valuation is one of the most reputable in Thailand, and 

international standards are consistently adhered to. We believe in retaining high standards, 

with our reports suitable for a variety of purposes for clients for the following reasons: 

High level of experience and reputation – Mr Surasak Limpa-arayakul, Executive Director of 

Valuation & Advisory, with over 33 years experience in real estate valuation in Thailand, with 

a Master of Science (Real Estate Business) from the Thamasart University and Ms Korkaew 

Charoensook, Director – Hotels & Leisure and Residential & Housing Property of Valuation & 

Advisory with over 14 years experience in real estate valuation in Thailand, with a Master of 

Business of Administration in Finance from University of Wales Institute, Cardiff, United 

Kingdom. 

Knight Frank Thailand is a truly international real estate service provider, operating within 

Thailand and throughout Asia Pacific.  Our comprehensive and fully integrated range of 

agency and professional consultancy services cover both Residential and Commercial 

markets. 

Knight Frank Thailand is committed to quality, innovation and internationally accepted best 

practice in real estate services. With our in-house skills and knowledge supported by the 

global resources of Knight Frank, we are confident of adding value to our clients’ business 

locally and worldwide.  

Knight Frank Thailand valuation practices are compliant with domestic and international 

standards. 

 

Licenses and Memberships 

 Approved Valuers for Public Purposes Listing by the Securities and Exchange Commission (SEC) 

 Automatic applicant into Bank of Thailand’s (BOT) Regulation 

 Approved Valuers by the Department of Insurance 

 Member of the Valuers Association of Thailand (VAT) 

 Member of the Thai Valuers Association (TVA) 

 Listed company of the Consultancy Data Base Centre, Ministry of Finance 

 The Royal Institution of Chartered Surveyor (RICS) 
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(16) Knight Frank’s Regional Valuation Experience 

The Client Name Property Details 
Representative 

Property Images 

Strategic Hospitality 

Extendable Freehold 

and Leasehold Real 

Estate Investment 

Trust 

A Leasehold Land With Building Known As 

Capri By Fraser Hotel Residences 

Bearing Address No. 2, Street C, Tan Phu 

Ward, District 7- Lot A, New Urban South City, 

Ho Chi Minh City, Vietnam 

Year of Instruction 2021 

 

Strategic Hospitality 

Extendable Freehold 

and Leasehold Real 

Estate Investment 

Trust 

A Leasehold Land With Building Known As 

‘Ibis Saigon South Hotel’ 

Bearing Address No.  73 Hoang Van Thai 

Street, Tan Phu Ward, District 7 - Lot A New 

Urban South City, Ho Chi Minh City, Vietnam 

Year of Instruction 2021 

 

 
 
 
 
 
 

 

Asia Hospitality REIT 

Advisors Company 

Limited 

 

A Leasehold Interest Of Land & Building 

With Other Improvement Known As 

‘Mercure Yangon Kaba Aye’  

Bearing Address No. 17, Kaba Aye Pagoda 

Road, Yankin Township, Yangon 

The Republic Of The Union Of Myanmar 

Year of Instruction 2019 

 

Prime Residence 

Co., Ltd. 

 

A Leasehold Of Land&Building With Cost 

Estimation Known As ‘Rosewood Yangon’, 

Located Near the Corner Of Strand Road & 

Bank Street, Kyautada Yangon, The Republic 

Of The Union Of Myanmar 

Year of Instruction 2018 

 

Dusit Thani 

Properties REIT 

Company Limited 

Leasehold Island Along With Owned 

Buildings Known As ‘Dusit Thani Maldives’ 

Resort 

Located On Mudhdhoo Island 

Baa Atoll, Republic Of Maldives 

Year of Instruction 2018 
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The Client Name Property Details 
Representative 

Property Images 

Shangri - La Yangon 

Co., Ltd. 

Leasehold Of Land & Buildings Known As 

‘Shangri-La Serviced Apartments Yangon’ 

Located Near Junction Of Upper Pansodan 

Street & Kan Yeik Thar Street, Yangon, The 

Republic Of The Union Of Myanmar 

Year of Instruction 2017 

 

Shangri - La Yangon 

Co., Ltd. 

Leasehold Interest Of Land & Building 

Known As ‘Sule Square Yangon’  

Located On Junction Of Sule Pagoda Road & 

Anawrahta Road, Within Yangon The 

Republic Of The Union Of Myanmar 

Year of Instruction 2017 

 

Knight Frank Petty 

Limited 

The Casino and Hotel Known As “Savan 

Vegas Hotel & Casino” and Supporting 

Buildings  

Located Within Nongdeune Village 

Kaishonephomvihan District, Savannakhet 

Province, Laos People’s Democratic Republic 

Year of Instruction 2016 

 

Phokeethra Resort 

&Spa (Cambodia) 

Company Limited 

Leasehold Interest of A 5-Star Hotel Named 

“Sofitel Phnom Penh Phokeethra Hotel” 

Located Within Tonel Bassac Sub-district, 

Chamkanorn District, Phnom Penh Province, 

Kingdom of Cambodia 

Year of Instruction 2014 

 

Grande Asset Hotels 

and Property Public 

Company Limited 

 

A Ski Hotel Known As “Kiroro Resort 

Hotel” 

Located Within Tokiwa, Akaigawamura and 

Yochi-Gun, Hokkaido, Japan 

Year of Instruction 2014 
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SITE PLAN AND AERIAL VIEW 
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APPENDIX E 

COPIES OF TITLE DEED, HOTEL LICENCES 

AND CONSTRUCTION PERMIT (THAI VERSION) 

  

































































































































































































































































































































































































































 

 

APPENDIX F 

PHOTOGRAPHS 

 



 

 

 

 

 

 

VIEW OF THE SUBJECT PROPERTY: A HOTEL NAMED “DUSIT THANI MALDIVES” - (PHOTO VIEW POINT NO. 1 AND 2) 



 

 

 

 

 

 

VIEW OF THE SUBJECT PROPERTY: A HOTEL NAMED “DUSIT THANI MALDIVES” - (PHOTO VIEW POINT NO. 3 AND 4) 

  



 

 

 

 

 

 

VIEW OF THE SUBJECT PROPERTY: A HOTEL NAMED “DUSIT THANI MALDIVES” - (PHOTO VIEW POINT NO. 5 AND 6) 



 

 

 

 

 

 

VIEW OF THE SUBJECT PROPERTY: A HOTEL NAMED “DUSIT THANI MALDIVES” - (PHOTO VIEW POINT NO. 7 AND 8)



 

 

 

 

 

 

VIEW OF THE SUBJECT PROPERTY: A HOTEL NAMED “DUSIT THANI MALDIVES” - (PHOTO VIEW POINT NO. 9 AND 10) 



 

 

 

 

 

 

VIEW OF THE SUBJECT PROPERTY: A HOTEL NAMED “DUSIT THANI MALDIVES” - (PHOTO VIEW POINT NO. 11 AND 12)  



 

 

 

 

 

 

VIEW OF THE SUBJECT PROPERTY: A HOTEL NAMED “DUSIT THANI MALDIVES” - (PHOTO VIEW POINT NO. 13 AND 14) 



 

 

 

 

 

 

VIEW OF THE SUBJECT PROPERTY: A HOTEL NAMED “DUSIT THANI MALDIVES” - (PHOTO VIEW POINT NO.15) 

  



 

     

 

 

     

 

A VIEW OF SUBJECT PROPERTY – RECEPTION 

 



 

     

 

 

       

 

A VIEW OF SUBJECT PROPERTY – ARRIVAL JETTY 

 



 

     

 

 

       

 

A VIEW OF SUBJECT PROPERTY – SAND BAR RESTAURANT 

 



 

       

 

 

       

 

A VIEW OF SUBJECT PROPERTY – BENJARONG REATAURANT 

 

 

 

 

 



 

     

 

 

       

 

A VIEW OF SUBJECT PROPERTY – THE MARKET RESTAURANT 

 

 

 

 



 

     

 

 

       

 

A VIEW OF SUBJECT PROPERTY – SEA GRILL  



 

     

 

 

       

 

A VIEW OF SUBJECT PROPERTY – DEVARANA SPA 

 



 

     

 

 

     

 

A VIEW OF SUBJECT PROPERTY – KIDS CLUB 

 

 



 

     

 

A VIEW OF SUBJECT PROPERTY – FITNESS 

 

       

 

A VIEW OF SUBJECT PROPERTY – TENNIS COURT 

 

 

 

 



 

     

 

 

       

 

A VIEW OF SUBJECT PROPERTY – DIVING CENTRE 

 

 

 

 

 



 

       

 

       

 

       

 

A VIEW OF SUBJECT PROPERTY – SUPPORTING AREA 



 

       

 

       

 

       

 

A VIEW OF SUBJECT PROPERTY – BEACG VILLA NO.416 



 

       

 

      

 

       

 

A VIEW OF SUBJECT PROPERTY – FAMILY BEACH VILLA NO.408 



 

       

 

       

 

     

 

A VIEW OF SUBJECT PROPERTY – BEACH DELUXE VILLA WITH POOL NO.311 



 

       

 

       

 

       

 

A VIEW OF SUBJECT PROPERTY – BEACH RESIDENCE NO.111 



 

       

 

     

 

   

 

A VIEW OF SUBJECT PROPERTY – WATER VILLA WITH POOL NO.509 
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