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HONG KONG

For the attention of

Mr Ronaid Liang/Mr Moses Loung
Dear Sirs,

WEST KOWLOON WATERFRONT DESIGN COMPETIITON
PRELIMINARY CONSTRUCITON COST AND DEVELOPMENT
LAND VALUE ESTIMATES

We have pleasure in encloging our write-up on the financial section for the captioned for your
reference.

Should you have any query or require any further input from our office or DTZ, please do not
hesitate to contact us.

Yours faithfully,

@m_(a@ N Rt

Kenneth K Y Poon
For and on behalf of
DAVIS LANGDON & SEAH HONG KONG LIMITED

Encls.

C.C. T.R, Hunzah & Yeang Sdn. Bhd, - Dr. Kon Yoang ) (603) 4256 1005 and c~mail
DTZ Debonham Tie Loung Limited - Mr K B Wong ) 2330 1502
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Direntorn BE 0 Ko Moon Lin hBE  Kennoth K V Poon R  Josoph VK Leo S D C Mockay 845 Yo K 1 Au B30T
Choung Mols Bol AT A L Bunlon BMRE Poloe K M o GBBH  Freaneds K M An [BHRU
Buputy Bloeceorn BIE®E o Chan O Kol IEE Joho W Chlong 88 Biteardo G P Choang BT Tued Mheh Kaen MRS
Hiwon K M No 889 M § Johasten & 183
Avnbntunt Dtroctors WSS 1 K N Voo IR Dilys 00 o REY  Polor BEM Low IR X MO Lnl X% Brank B L Kwob S0
Witllam B 1 Fong A20&  Jonathan C¥ Lo B5M  Lysandor ML Lom M1 Wong Chin Vieg &3 8
Bontel P Luk 3% Cynthila K ¥ Szoto D5HES Lol Paks Hung B4008

DAVES LANGDON & SEAH INTUBRRATIONAL BEBBERER 5 b oo d i i ey ooy e it oo st

(iflean B + Houg Kong 8% Bodjlog LR Shanghal 120 Guongzhou B Slagapore BN Maoile BIEHT Nangkohk B4
Bandoe dopl Bogawnn FEEIRY  Poneng TR Kovla lampur S Kot Kiusbalu BITRAIUE  Johor Babheu ME
Kueblng B8 Jalawtn S Mool ST 30 Chi Mlnh Cliy HHEWEE  Rurahoyn 1K Molowens BAA  Syducy 5
Brishano RGN Bt BEE Porth iR Codone B3 Unltod Kingdom 38 Hpain TS Unliod Biater of Amorken 28
The Caoch Ropublle BR Quior EE®  Oalraln B4 Unliod Arab Emlrawes IMTRHETH ST ER  Prance 58 Doleot BB Alvton 35
Azsteanred Offtces BEERH 1 Conodi &R Wewt Arvlen T3 e BB Now Zealand Kl
000t




The Master Planning incorporates Public Faeilities (s.g. Arts and Recreational
Facilities, Parklands etc.) and Private Facilities (¢.g. Offices, Hotels and
Residential Towers etc,) It is assumed in our cost estimate that the
infrastructure and Public Facilitics shall be undertaken by the Hong Kong
Government, directly or indirectly, and the Private Facilities shall be
gonstructed by private devolopors aftor salos of the respective land parcols,

Our Preliminary Construction Cost Estimate therefore covers only the
infrastructure and construction cost of Public Facilities only.  Certain
landscaping works that forms a part of the overall design concept but which
falls within the sitc boundaries of the Private Facilities have not been allowed
for, assuming such works shall form part of the Tutnre Land Lease Conditions
which the private developers would have to carry out as part of their
obligations.

We have done a Proliminary Development Land Value Estimate for the
propoged Private Facilities. Tho rospoctive values have boon based on total
accommodation values as recommended by the Land Consultant less
eatimated extra-ordinary expenses that the private developers would encounter
in the development of the respective land lots (e.g. marine piles. marine deck
ete.) '

The two estimates together give a balanced picture of the costs inourred and
valie created by the proposed Master Plan,

Page 1
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25th Seplember, 2001

GFA  Ratimated Congtruclion

Cogt
{(m2) (LK
1. Indoor Faoilities
1.1 lmax Centre (baro sholl) 3,600 36,000,000
1.2 Art Gallery 8,100 162,000,000
1.3 Performing Art Centre 19,800 396,000,000
1.4 Sports/leisurs/amenitios facilitivg 21,600 324,000,000
1.5 Opora [owse 12,500 375,000,000
65,600 1,293,000,000
2. Outdoor I"acilitios
2.1 Works to existing seawal |8 65,000,000
2.2 Ouldoor Amphithentre (10,000m2) 50,000,000
23 Reoreational Park (22,400m2) 134,400,000
2.4 Lundscape Park (51,800m2) 2007,200,000
2.5 Whaler Park (26,600m2) 35,000,000
2.6 Cultural Waterfront Walk 270,000,000
761,600,000
3. Infre-stracture
3.0 Roudworks (53,460m2) 278,000,000
32 Mono Rail (1.6km und 3 stations) 400,000,000
3.3 Footbridge to Kowloon Park 100,000,000
3.4 Provisions for fresh water, {Tushing water, 227,000,000

[ire sorvices, stormwater angd sawer for
bath Government Constructad and Privats
Constructed duvelopments

1,005,000,000
4. Relocution of Uxisting Public Faoilities

4. Relocation of existing [tire Station 200,000,000
42  Relocation of existing 8chool 116,000,000

310,000,000
Totul Anticipated Construction Cost HK$ 3,369,600,000

al August 2001 Price 1Level

S5 Hxclusions
5.1 Profossionul fbes, projoot supervision fees and legal foes;
3.2 TFinancing charges,
5.3 Filting out works to lmax Cenire,

54 IMuctuntion in construction costs rom August 2001 price level to those at the dafe
of tanders.

5.8 Sofl costs, e.g. opening und operuling expenses lor the various facilities. 060 3

UDatn 2001 Ri-fa\01 -29Tupp Poge 2



25th September, 2001

GFA Bstimated Land
Value
(m2) (HK$)
1. Retail 186,900 2,692,140.000
2. Residential 144,000 2.266,630,000
3. Hotol 133,500 2,562,030,000
4. Office 208,000 1,668,620,000
Toual Estimated Land Value at August HKS$ 9,189,420,000
2001 accommodation values
T
5. Exclusions
5.1 Auction or Land Tender fees.
52 Fluctuation in accommodation values from August 2001 level to those at date of

land sales.

TADanA200 1 Hir-fax\0 1-297app V Page 3
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Page 1 of |

Teresa Ng _
. /‘f, ) bi‘;
From: "TeresaNg" <téresa.n g{@dtz.com.hk>
To: <trhy@tm.net.my> ",
Sent: 25/meatf/2001 PM 12:34
Attach: Team Information.doc; Curriculum Vitae.doc; Relevant Strength.doc; Covering.doc

Subject:  Kowloon Waterfront Competition

Refer to attached files.

0005

25/09/2001



w4 Debenham i FACSIMILE

| Tie Leung = AJENN

Infernational Proparty Advisers ﬁ ?‘VM{FWW“" . \} {
For Addressee Only
TO Mr. Kenneth Poon COMPANY  Davis Langdon & Seah
FAX NO. 2576 0416 PAGES 1
FROM K.B. Wong DATE 25th September, 2001
TEL NO. 2507 0618 - REPLY FAX 2530 1502

SUBJECT West Kowloon Waterfront Design Competition

Dear Sirs,

In our previous calculation of land value (i.e. Accommodation Value), we have assumed average
construction cost in normal site conditions (from foundation to completion) and that the sites are
ready for immediate development. If the “Premium Deductable Works” are additional building costs
incurred by a private developer in carrying out the development (residential, hotel, office or retail) on
top of normal building costs, the cost will have to be deducted from the land value. If these
“premium deductable works” relate to site formation works and are carried out or borne by the
government, they will not affect the land value.

Yours faithfully,
for and on behalf of
DTZ. Belg TieLeung Limited

Director

c.c. L.W.K. & Partners (HK) Ltd — Attn: Mr. Moses Leung Fax: 2572‘ 4908
T.R. Hamzah & Yeang Sdn.  —  Attn: Mr. Ken Yeang Fax: 603 4256 1005

Ref: KB/yl-0229/01

Note: This fax is intended for the named addressee only.

It contains information which may be confidential and which may also be privileged.

Unless you are the named addressee you may neither copy nor use it nor disclose it to anyone else.  If you have received
this fax in error, or it is unclear please notify us immediately on the above Telephone Number.

DTZ Debenham Tie Leung Limited  16th Floor, 1063 King’s Road, Quarry Bay, Hong Kong.

&
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DAVIS LANGDON & SEAH

QUANTITY SURVEYORS : CONSTRUCTION COST CONSULTANTS
REH: THAIRMEBRARERER
Facsimile Message

~

2101 Leighton Centre,
To: Mr. K.B. Wong From: Xenneth Poon/Joe Chan 77 Leighton Road,

Of: DTZ Debenham Tie Leung Limitcd Date: 24 Seprember 2001 | To 28303500

FaNo: 283uiso T T Rt DS >w0t 0666 Eex 2801

Email: dishk@dishk.com

...........

WEST KOWLOON WATERFRONT DESIGN COMPETITION
ESTIMATE FOR PREMIUM DEDUCTABLE WORKS

We refer to your: Accommodation Value caleulation in your letter wef.
KB/yl-0220/01 dated 18th September. We have estimated the coste for premium

deductable works (oce attached page). Pleage advise whether these costs will
affect your Accommodation Value calculation.

Rest Regards

For and! on ‘Behalf or

Davis kLangdon & Seah Hong Kong Limited
a.¢. L.W.K., & Partnerr (HK) Ltd. - Attn : Mr. Moses Leung (2572 490E8)
T.R. Hamzah & Yeang 8dn. - Attn : Mxr. Ken Yeang (603-42856100K)

This fax and any attachments ransmmined with it ure confidental and intended solely for the person or orgunisstion 1o which they ure addressed.

If you nave reccived this {ax in error you arc requexicd o preserve this confidentiality and to notify Davis Jungdon & Seah Hong Kong Limited
on + 852 2830-3500.

502042/CHO
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West Kowloon Waterfront Design Conpefitica 21st September 2001
Estimate for Premium Deductable Works
Residential Hotel Office Retail Media Theatre Carpark Total
GFA (m2) 144,000 133,500 208,000 186,900 8.550 - 680,950
HKS HKs HKS$ HKS HXS HKS HKY
Premium Deduoctable Works
|.  Additional cest for 5Cm deep 356,000,000 417,200,000 598,000,000 - - 1,411,200,000
marine piles comparing with
narmal piling provision (25 deep
an gromd)
2. Additional cost for 50m deep - - - 161,200,000 8,000,000 42,700,000 211,900,000
piles on ground comparing with
norrmal piling pravision (25m deep
on ground)
3, Additional cost for marine deck 36,400,000 38,400,000 55,000,000 - - - 129,800,000
comparing with ncrmal
sub-structure
4. Additional cost for 1etail - - 70,000,000 - 70,000,000
structural freme fo take loading of
sail zhove retail
5. Extensive lndscaping {o roof of - - - 186,900,000 - - 186,900,000
retail area
Total : 432,400,000 455,600,000 653,000,000 418,100,000 8,000,000 42,700,000 2,009,800,000
Cost/m2 GFA : 3,003 3413 3,139 2,237 936 2,951

[Ty LN Y
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DAVIS LANGDON & SEAH
HONG KONG LIMITED

QUANTITY SURVEYORS : CONSTRUCTION COST CONSULTANTS
BEHEEERAS  THASM A ER AN EEMN

|

|

f

' 2101 Leighton Centre
Ref': MB122/01/LTR60973 77 Leighton Road
Hong Kong

| Tel: (852) 2830 3500
20th September 2001 Fax: (852) 2576 0416

E-Mail: dishk@dlshk.com
www.davislangdon. com

LWK & Partners (HK) Ltd
9/F, Pacific Plaza

410 Des Voeux Road West
HONG KONG

Altn : Mr. Moses Leung

Dear Sirs,

WEST KOWLOON WATERFRONT DESIGN COMPETITION

Further to the discussion with DTZ, we would propose to carry out the financial feasibility study in
following approach :

1) The gross floor areas shown in your proposed Accommodation Schedule shall be splitied into
“Govermnment constructed” and “Private Constructed” 2 categories.

2) Our cost estimate shall allow for the infrastructures and “Government Constructed” arcas

construction costs only.

3) No allowance shall be made for the “Private Constructed” areas. These will be reflected as

Accommodation Values (AV) to be advised by DTZ after considering our estimate on the
premium deductible works involved.

4 All costs and AV shall be at present day value.

Continued...../

Dircefors: KuMoon Lun Kenneth K Y Poon Joseph Y K Lee D O Mackny
A G Ruxton  Peter KMo Francis K M Au
Deputy Directors:  Chan ChiKai  John W Chiang  Ricordo CP Cheung  Tsni Shek Kuen  Simon KM So M ] Johnston

Assistant Directors: KS Yom Dilys LLBo  Peter M Eaw - MO bad Frank B E Kwok  Willinm K 11 Foung  Jonathun CK Lo @ 0 @ 9
Eysander ML Lam Wong Chin Ying  Dantel P Luk  Cynthin K F Szeto  Lai Pak Hung

% DAVIS LANGDON & SEAI INTERNATIONAL 7 =

FricKF Au  Cheung Sek Hoi

Daris Langdon & Seal: Singapore Hong Kong Kuula Lumpor - Bandar Seri Begawan  fakartn Kot Kinabalo Koehing Manila Bangkok
lolior Bubra  Peuding Shanghai Beijing Cuangzhion Hanoi Tl Chi Minh City Seaul

Brois Bangdon & Everest: United Kingdom  Dovis Langdon Fdeteo: Spain . Davis Pangdon Economistes: Frunee
Davis Bangdon Polskon: Poland - Danvis Langdon Eebunon: Beirut

Davis Langdon Aeabinn Gulf: Quiar Bahrain United Seab Emirafes Sadi Aeabia Danis Lungdon \dnmson: The United Stades of Amerien
Davis Langecdon Austenling Qustealin. Farvow Duing Nfene: Soi v

< Botowana Lesothe Swazitand Davis angdon Knapoan Clarks New Zeatond



Ref : MB122/01/LTR60973

We have grouped the items of the proposed project under the above 2 categories in the attached page
for your comment.

Should you have any queries or comments on the above apprbach, please feel free to contact us.
Yours faithfully,

Orig. Sgd. By
Kenneth K. Y. Poon 3

For and on behalf of
DAVIS LANGDON & SEAH HONG KONG LIMITED

Encl.

c.c. TR. Hamzah & Yeang Sdn. - Dr.Ken Yeang (603)4256 1005
DTZ Debenham Tie Leung Limited - Mr. KK Chiu 2530 1502

CHO/fc
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West Kowloon Waterfront Desipn Competition

GFA
nm?2
1. Government Constructed
1.1 Imax Centre 3,600
1.2 Art Gallery 8,100
1.3 Performing Art Centre ' 19,800
1.4 Sports/leisure/amenities facilities 21,600
1.5 Opera House 12,500
1.6 Outdoor Amphitheatre
1.7 Recreational Park *
1.8 Landscape Park
1.9 Water Park
1.10 Cultural Waterfront Walk
1.11  Footbridge to Kowloon Park
1.12 Roadwork
1.13  Mono Rail
1.14  Relocation of existing Fire Station
" L15  Relocation of existing School
Total GFA for Public Facilities 65,600
2. Private Constructed

2.1 Baseinent Carpark (633 Nos.)
2.2 Carpark above Ground (633 Nos.)
2.3 Retail 92,400
2.4 Retail & Entertainment 94,500
2.5 Residential 16,900
2.6 Hotel 133,500 .
2.7 Office 208,000
2.8 Media-theatre * 8,550
2.9 Marina *
2.10  Foolbridge to Adjacent Developments

Total GFA for Comunercial Developments 553,850

* Please comment whether these facilities are Government or Private Constructed.

0011



=r===——oc= DAVIS LANCDON & SEAK INTERNATIONAL =oneele

DAVIS LANGDON & SEAH E—
HONG KONG LIMITED ———

=
QUANTITY SURVEYORS : CONSTRUCTION COST CONSULTANTS e
a1 E—————
BEHEESHEAS  THIBMERS S EERS —
. 2101 Leighton Centre
‘ Hong Kong
Tel: (852) 2830 3500
20th September 2001 Fax: (852) 2576 0416
E-Mail: dlshk@dlsbk.com
www.davislangdon.com
LWK & Partners (HK) Ltd
S/F, Pacific Flaza
410 Des Voeux Road West
HONG KONG
Dear Sirs,

WEST KOWI.OON WATERFRONT DESIGN COMPETITION
Further to the discussion with DTZ, we would propase to carry out the financial feasibility study in
following spproach :

1) The gross floor areas shown in your proposed Accommodation Schedule shall be splitted into
“Government constructed” and “Private Constructed” 2 categories.

2) Qur cost estimate shall allow for the infrastructures and “Govemment Constructed” areas
construction costs only.

3) No allowanee shall be made for the “Private Constructed” aress.  These will be reflected as
Accommodation Values (AV) to be advised by DTZ after considering our estimate on the
premium deductible works involved

4) All costs and AV shall be at present day value.

Continued....../
Blrectors: KuMoon Lun  Kenncth K Y Poon Joscph VK Lee B CMackey Erle KFAuw  Cheuny Sch Hof
ACRuston  Peler KMo Peancls ¥ M An
Deputy Directors: Chan Chi Kol John W Chlang  Rleardo € ¥ Clheuny  Tuul Shek Kuen  Slmon KM Sa M § Iobnatan
. Asslotont Diroctors: KSYom  Dilys LLHo Polor HMinw MULsl FrankBLKwok Willlam KM Fong  Jonathwn € K Le 0 @ 1 2
Lysander M L Lum Wong Chin Ying  Donlel P Luk  Cynthin K P Szeto  Laj Pak Huny

Buvls Langdon % Scali: Singnpore Hong Kong  Kunlu Lumpur  Bundar Serd Begawan  Jalasin - Kota Klnnbaly Kuching Manils  Bunghak
Johor Bohms  Penang Shanghal  Belflng Conngshen Hanol  Ho Chi Minb Gity  Sewid

Davls Langdon & Everest: Unifed Kingd Dnvls Langdun Ed Hpuin  Davis Langden Eeonomistes: France

Duvix Lungdon Polxka: Poland  Davis Langdon Lohanon: Beirut

Davis Lougdon Arubian Gull: Quinr Buhraln United Arah Emirates Saudf Avabla  Davls Langdon Adumsois The United Susies of Amerlen




Ref : MB122/01/LTR60973 ——

We have grouped the items of the proposed project under the above 2 categories in the attached page
for your comment.

Should you have any queries or comments on the above spproach, please feel free to contact us.

Yours faithfully,

R

For and on behalf of
DAVIS LANGDON & SEAH HONG KONG LIMITED

Encl.

cc. TR Hamzsh & Yeang Sdn. - Mz Ken Yeang  (603) 4256 1005
DTZ Debenham Tie Leung Limited - M KK Chiu 2530 1502

CHO/fe
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West Kowloon Waterfront Design Competition

1. Government Constructed

1.1 Imax Centre
1.2 Art Gallery
1.3 Performing Art Centre
1.4 Sports/leisure/amenities facilities
1.5 Opera House
1.6  Outdoor Amphitheatre
1.7  Recreational Park *
1.8 Landscape Park
1.9 Water Park
1,10 Cultural Waterfront Walk
1.11  Footbridge to Kowloon Park
1.12  Roadwork
1.13  Mono Rail
1.14  Relocation of existing Fire Station
1.15 Relocation of existing School
Total GFA for Public Facilities
2. Private Constructed
2.1 Basement Carpark {633 Nos.)
2.2 Carpark above Ground {633 Nos.)
23 Retail
2.4 Retail & Entertainment
2.5 Residential
2.6  Hotel
2.7 Office
2.8 Media-theatre *
2.9 Marina *
2.10  Footbridge to Adjacent Developments

* Please comment whether these facilities are Government or Private Constructed.

Total GFA for Commerscial Developments

GFA

3,600

8,100
19,800
21,600
12,500

65,600

92,400
94,500
16,900

133,500

208,000

8,550

553,850
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DAVIS LANGDON & SEAH
G HINA LT MI1ITED

QUANTITY SURVEYORS : CONSTRUCTION COST CON SULTANTS
BMERMPEERRAE : THABH A B EHEM
REREE 7T RO 210 g IR+ 2B303600 MWW @ 28760418 E-mall: dishi@dishk.com 2101 Letal ¢
19 Septembor 2001 | il

77 Loiglton Hogd
Dur Ref: PKY/2001/283 Hong Kong

Tels 2830 3500
DTZ Debenham Tio Leung Limited BY FAX o T e
16" Floor 1530 1502 www. (lnvisiangdon. cow
1063 King’s Road
Quarry Bay
FIONG KONG
For the atention of U R G E N T
Mr K K Chiy
" Dear Sirs,
KOWLOON WATERFRONT COMPETITION
F attach herewith copy of a fax from TR Hamzah & Yeang which is self explanatory.
Please provide the necessary information directly to Dr, Ken Yeang/Mr Andy Chong.
Thank you.
Yours faithfully.
@\?\-“n—»\htﬂv S S v
Kenneth K'Y Poon
For and en behalf of
DAVIS LANGDON & SEAH HONG KONG LIMITED
Encls,
ce. LWK & Partners (HK) Lad. - Mr Ronnld Liang ) 2572 4908
T R. Hamzah & Yoang Sdn. Bhd. - Dr Ken Yeang/Mr Andy Chong ) (603) 42561005
PKY/HI
Birectors 1 ¢ Ko Moo Lun 298E flounoth K Y Poon 08 Josoph YK Lo B DO Mackay @4 Erle K ¥ Au Bidhig

Cluong Sek ol REM A C Boxton BB Potoe K M Mo S8 Voaneds K M Aw BRIG

Deputy Biroctors BIRB o Chon Chi Kal B8E  John W Chinng 104 Meardo C P Chvang 3550 Tal Hlok Kuen $R084
Mhwon K M 8o gHEX M ] Solsstan SHITE

Aavistvi Bivectord SHER 1 K H Yo FFOA DUy L L U WBE  Poor UM Low S MO Lot B2D  Feanb 8 1 Kwole S5
Witllam K U Yong 5208 Jonathun CK Lo BOvh  Lyaundor M5 Lo B89 Waong Clils YViog &858
Danfol P Luk B Conthle K P Suoto TEERS Ll Pab g S0A8

- DAVIE LANGION & SEAI INTERNATIONAL BB ooy

feon B4R 1 Hong Kong B8 Bolfing WK Bhughol LA Conwggehon BN Hingaporo #1HE Moo BN Bonglok B2
undur Hoel Boguwon HTEIEDE G Poning 1§15 Kuatu Linnpur §@E  Kom Kinabal FETHAPE  Johor Bubra 1198
Kuehing S8 Joknelo FENHE  Danal A U Oh Minh Ciiy HLLRT Rorabuye A Mahourne BRE  Byduoy B2
Deiwbaoe TEITHL  Hhourt @R Porth 1851 Colru (B4 Unlind Kingdam 2 Bpain TS Unlted Hiatne of Amerles £
Tho Canch Bepublic B3 Qo FRE Babroln P Unltod Avab Eindeatos BDEERASERE Franeo 58 Belvol BB Alrien 2
Ansociaind omees. FEBRAT 1 Conadn @A Weit Avten 087 Vele B8 Now Zeduin) #1704 5
001
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3¥i Debenham #
 Tie Leung =z

.| !nternotional Property Advisers 1T

Formerly C Y Leung & Company
FRIRERFZWNERT

LWXK & Partners (HK) Ltd.
9/F, Pacific Plaza

410 Des Voeux Road Central
Hong Kong

Attn: Mr. Ronald Liang

Dear Sirs,

RE: | WEST KOWLOON WATERFRONT DESIGN COMPETITION

Our Ref

Direct Tel
Direct Fax :

E-mail

COPwv

KB/y1-0220/01
2507 0618
2530 1502
kbwong@dtz.com.hk

18th September, 2001

By Fax (2572 4908) & By Post

We refer to our recent meeting with Mr. Kenneth Poon of Davis Langdon & Seah Hong Kong
Limited where we were provided with a proposal on development of the West Kowloon Waterfront
Reclamation. A copy of an Area Schedule summarising the proposed development is attached at the

Appendix for reference.

The proposal will leverage the unique prominent waterfront location and good accessibility of the area
to develop it into a cultural/recreational focus infilled with commercial property developments.

According to the area schedule, the proposed main contents of private property developments

comprise:-

Plot Land Use

2 Retail

3 Retail & Entertainment
8 Residential (1,600 units)

DTZ Debenham Tie Leung Limited 16th Floor 1063 King's Road Quarry Bay Hong Kong
Telephone (852) 2250 8888 Fax (852) 2530 1502 Website www.DTZworld.com Licence No. C-000630

SHEHAMBHIOO3M 16

33N ISR IR SN

W5 (852) 2250 8888 MBI (852) 2530 1502

120 otfices in Al countries

Total Gross

Land No. of
Area Floors Floor Area
(sq.m.) (sq.m.)
30,800 3 92,400
31,500 3 94,500
Sub-total (retail) 186,900
38,500 1x60 144,000
1x50 ‘
1x40
1x30
Sub-total (residential) 144,000 (90 sq.m. per unit)

441t www. DTZworld.com

AT L0 S i

i A C-000630

T

:DTZwor!d.com

©DTZ Dabanham T Laung »Service:
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317i Debenham &
~ Tieleung =z Page 2

: iwemcmondl Propacty Advisers 1T
Our Ref:  KB/yl-0220/01 18th September, 2001
Plot Land Use _ Land No. of Total Gross
Area Floors Floor Area
(sq.m.) (sq.m.)
14 Hotel (860 rooms) 7,700 38 61,500
15 Hotel (1,000 rooms)’ 9,000 45 72,000
Sub-total (hotel) 133,500 (1,860 rooms)
16 Offices . 11,000 55 88,000
17 Offices 14,000 60 120,000

Sub-total (offices) 208,000

Grand Total 672,400

For information and comparison purpose, the development on top of the Airport Express Kowloon
Station which is to the immediate north of the subject area, comprising 7 development packages, will

provide in total about 1,090,000 sq.m. of fully integrated residential, office, retail and hotel facilities.
The details of the development are:-

Site Area : 135,400 sq.m.
Residential GFA : 608,026 sq.m.
5,814 unit (i.e. average 104.6 sq.m. per unit)
Office GFA : 231,778 sq.m.
Retail GFA : 82,750 sq.m.
Hotel/Service apartment GFA : 163,472 sq.m. (1,700 rooms)

It is noted that the proposed development plans to provide similar floor area of offices and
hotel/service apartment as the Kowloon Station. However, the component of retail provision is
significantly larger than the Kowloon Station development.

In the following paragraphs, we will try to comment on the viability and value of each of the above
components of development.

(A) RETAIL

&  The stock in Tsim Sha Tsui (including Hunghom reclamation) as at the end of 2000 is
824,900 sq.m.. The proposed development will add 22.66% to the existing stock. The
addition is very substantial and the market will take time to absorb.

¢  The vacancy rate of retail property in Tsim Sha Tsui as at the end of 2000 is 10.3%.
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4  For reference and comparison, the details of various high quality shopping developments
are set out below:-

Ocean Terminal, Harbour City (Tsim Sha Tsui) 60,200 sq.m.
Ocean Centre, Harbour City (Tsim Sha Tsui) 20,810 sq.m.
Qcean Galleries, Harbour City (Tsim Sha Tsui) 35,860 sq.m.
Gateway I, Harbour City (Tsim Sha Tsut) 10,033 sq.m.
Gateway II, Harbour City (Tsim Sha Tsui) 37,160 sq.m.

Sub-total 164,063 sq.m.
Pacific Place (Admiralty, Central) 66,070 sq.m.
Festival Walk (Kowloon Tong) 91,165 sq.m.

4 The current rent for shops in Harbour City is about $70 to $200 per sq.ft. of lettable area.

4  Being prominently located and next to cultural facilities to be of international standard,

the proposed retail shops are capable of attracting high income population and upper end
tenants who can afford higher rent.

¢ However, retail property market is softening as a result of continuous shrinkage in

consumption expenditure amid the on-going contractionary economy and the current

vacancy rate is high.

4  The proposed supply is very substantial, larger than the aggregate of the whole of the
Harbour City shopping complex..

4  The subject location is separated from the present shopping hub at the Nathan Road and
Harbour City. It may not be easy to attract shoppers to this new area.

4  There is therefore a concern that the proposed retail floorspace may be overprovided.

Opinion on Value

Capital value of the shops (average) HK$6,300 per sq.ft. tHK$67,813 per sq.m.)

Accommodation value HK$1,550 per sq.ft. (HK$16,684 per sq.m.)
(i.e. land value per sq.ft. of gross floor area)

(B)  RESIDENTIAL

¢  The stock of domestic units in Tsim Sha Tsui at the end of 2000 is 18,064 and the
vacancy stood at a high level of 14.7%.

¢  Upcoming supply will mainly come from the developments above the Kowloon Station,
totally about 5,800 units.
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4 The current sale price of the domestic units above Kowloon Staton is about $4,700 p.s.f.
to $5,500 p.s.f. (gross).

4  The average unit size of 90 sq.m. appears large in today’s weak market.

Opinion on Value

Capital value of the residential units HK$4,800 per sq.ft. (HK$51,667 per sq.m.)
(average)
Accommodation value HK$1,750 per sq.ft. (HK$18,837 per sq.m.)

. (i.e. land value per sq.ft. of gross floor area)

(C) HOTEL

4  Tsim Sha Tsui is a renowned tourist area with a high concentration of 4 or 5-star hotels.
Merely in Harbour City, there are three hotels namely the Marco Polo Hongkong Hotel,
the Marco Polo Gateway Hotel and the Marco Polo Prince Hotel providing a total of
1,503 rooms.

4 With the edge of easy access to Central on Hong Kong Island and the International
Airport via the Airport Express as well as the unique waterfront location, the subject site

is an attractive location for high-tariff hotel.

4  The tariff rates and occupancy rates of high-tariff hotels have picked up remarkably
since 2000.

4 The former Regent Hotel (with 514 rooms) was recently sold to Inter-Continental Group
at a price of HK$2,340 million (i.e. $4.55 mil per room)..

Opinion on Value

Capital value of the hotel (average) HK$5,000,000 per room

Accommodation value HK3$2,100 per sq.ft. (HK$22,604 per sq.m.)
(i-e. land value per sq.ft. of gross floor area)

(D)  OFFICE

4 Office rent and price in Tsim Sha Tsui, although the highest in Kowloon, are
considerably below Central District. This lies to the fact that most banks and financial
institutions cannot accept Kowloon as locations for their headquarters. However, it also
ends up in that the rent and price in Tsim Sha Tsui are not as volatile as the Central area.
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¢  Grade A offices in Tsim Sha Tsui are found mainly along the waterfront at Canton Road
stretching north from the Tsim Sha Tsui Ferry Pier.

Ocean Terminal 929 sq.m.
Ocean Centre 62,895 sq.m.
New T&T Centre 23,875 sq.m.
World Commerce Centre 23,875 sq.m.
World Finance Centre 47,566 sq.m.
Gateway | 104,793 sq.m.
Gateway 11 145,856 sq.m.

409,789 sq.m.

4  The proposed supply of office space is about 208,000 sq.m.. It is quite substantial
when compared with the total stock of 1,360,900 sq.m. in the whole Tsim Sha Tsui area
as at the end of 2000 (representing about 15%).

4 The current rent of offices in Gateway is about $21-825 per sq.ft. gross.

¢  The proposed office development will offer significant attractions in terms of more
spacious layout and better planning of the area, waterfront location ensuring
unobstructed panoramic seaview and good accessibility to Central.

¢  Therefore, although the supply is large, it may be able to capture tenants from other
office developments in Tsim Sha Tsui and even Central District.

¢ There is a recent auction of government land at Hung Hom waterfront for commercial
development. It was sold for $1,090 million and is restricted to a maximum gross floor
area of 107,444 sqm.. The sale is slightly below market expectation. The price
equals to an accommodation value of $10,144.8 per sq.m. ($942 ps.f.).

Opinion on Value

Capital value of the office HK§4,000 per sq.ft. (HK3$43,056 per sq.m.)

Accommodation value HK$1,050 pér sq.ft. (HK$11,302 per sq.m.)
(i.e. land value per sq.ft. of gross floor area)

Land Sale Revenue

If the parcels of land (sites) planned for the abovesaid retail, residential, hotel and office
developments are to be sold off as separate lots to private developers for development after due land
formation, our estimation of land revenue derived from the sale of those sites is:-
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Use Proposed Floor Area Accommodation Value Land Premium
Retail 186,900 sq.m. HK$16,684 per sq.m. HKS$3,118,239,600
Residential 144,000 sq.m. HKS$18,837 per sq.m. HK$2,712,528,000
Hotel 133,500 sq.m. HK$22,604 per sq.m. HK$3,017,634,000
Office 208,000 sq.m. HK$11,302 per sq.m. HK$2,350,816,000

Total: HK$11,199,217,600

The estimations are however rough ball-park indications and are subject to the terms of sale and other
development conditions. They are based on current market prices. It is also important to note that
the factor of time value (i.e. the effect of discounting the future land sale revenue to present day value)
has not been reflected in the above calculation.

If you have any enquiry, please feel free to contact us.

Yours faithfully,
for and on behalf of
ung Limited

K. B.
Director

0o

c.c. Davis Langdon & Seah Hong Kng Limited — Mr. Kenneth Poon Fax: 2576 0416
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West Kowloon Waterfront Reclaimation

Area Schedule (30 Aug 2001)

Plot & Land Use Land Area Floor plate size No.of Floors | Total Gross Area | Plaza / Carpark
(sq.m) (sq.m) Landscape roof
(sq.m) (sq.m)
1. Imax Centre 12,000 3,600 3 3,600 3,600
1 2. Retall 30,800 30,800 3 92,400 30,800
3. Retail & 31,500 31,500 3 94,500 31,500
Entertainment
4. Art Gallery 8,100 8,100 12 8,100 8,100
5. Performing Arts 19,800 19,800 1-2 19,800 19,800
Centres
6. Outdoor 28,000 10,000 12 10,000 28,000
Amphitheatre
7. Recreational Park | 22,400 22,400
8. Residential (1,600 | 38,500 388 1 igg 144,000 16,900 400cps @ 1
units) 900 1x 40 cps per 4
900 1x30 units @ say
Sports/ leisure/ 1.800 units
amenities/ facilities 21,600 1 21,600
9. Services (exist.) 6,500
10. Opera House 25,000 5,000 25 12,500 25,000
11. Services (exist.) | 7,900 -
12. Media-theque 33,600 5,700 15 8,550 27,900
13. Landscape Park | 51,800 51,000
14. Hotel (860 7,700 1,600 38 61,500 3,000
rooms)
15. Hotel (1,000 9,000 1,600 45 72,000 4,000
rooms)
18. Offices 11,000 1,600 55 88,000 5,000 366 cps @ 1
per 240 sq.m
17. Offices 14,000 2,000 60 120,000 6,000 500 cps @ 1
per 240 sg.m
18, Utilities 8,800
19. Road reserve 53,460
sub-total 419,860 146,500 756,550 283,000
20. Marina & Marine | 55,000
Centre
21. Water Park 26,600 13,000
sub-total 81,600
Total 501,460 146,500 756,550 296,000
Sitearea = 400,000 sq.m Percentage green area = 296,000/400,000 = 74% total site area
Total GFA = 756,550 sq.m
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