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Portion GFA  
(sq.m.) 

Market Value  
(RMB) 

High-rise apartment 14,240.98  199,373,720  
Mid-rise apartment 1,295.93    21,512,438  
Car parking spaces (751 lots) 30,670.34   37,550,000  
Sub-total 46,207.25 258,000,000 

 
5.2 Gross Development Value of Phase 2 and Phases 3A-3E 
 
The Gross Development Value is assumed that it would have been completed as at the Date 
of Valuation in accordance with the development scheme provided to us. 
 
Given Gross Development Value of the Property being of a complex development comprising 
high-rise apartment, mid-rise apartment, duplex house, terrace house, semi-detached house, 
detached house, retail and car parking spaces, we have considered it appropriate to adopt 
the Direct Comparison Approach to arrive at an estimated Gross Development Value (“GDV”) 
upon completion. 
 
Direct Comparison Approach 
 
GDV of High-rise Apartment Portion 
 
In the course of our valuation, we have collected three high-rise apartment comparables and 
summarised the details as follows:- 
 

Basic Details Comparable 1 Comparable 2 Comparable 3 

Building Name Linglong Bay 
( ) 

Copic International 
Community 

( ) 

Central Park 
 

Address No.1 Linglong Street Zhongyuan Road / 
Liuli Street No.88 Hefeng Road 

District  SIP  SIP SIP 

Use High-rise apartment High-rise apartment High-rise apartment 

Year of Completion 2013  2013  2009  

Transaction Date Jul-12 Mar-12 May-12 

Condition of Sale Transacted Transacted Transacted 

Level 22  20F 8F 
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Gross Floor Area 
(sq.m.) 119.05  176.24  89.13  

Unit Price (RMB/sq.m.) 15,960  13,472  13,127  

 
For the comparables, analysis and adjustment of comparable sales evidence have been 
made to reflect differences in transaction state, time, location & environment, accessibility, 
age & maintenance, completion date, facilities, appearance, floor, size, decoration standard, 
view, layout, management, etc.  
 
We have taken into account the above comparables with appropriate adjustments and then 
we adopted a unit price of RMB13,700/sq.m. for luxury decorated high-rise apartment, 
RMB11,700/sq.m. for simply decorated high-rise apartment. 
 
GDV of Mid-rise Apartment Portion 
 
In the course of our valuation, we have collected three mid-rise apartment comparables and 
summarised the details as follows:- 
 

Basic Details Comparable 1 Comparable 2 Comparable 3 

Building Name Times City 
( ) 

Beauty Garden 
( ) 

Love Island 
( ) 

Address Xiandai Avenue / 
Zhongnan Street 

 No.99 Qingcheng 
Road  

Heshun Road / 
Yangting Road 

District SIP SIP SIP 

Use Mid-rise apartment Mid-rise apartment Mid-rise apartment 

Year of Completion 2014  2013  2012  

Transaction Date Sep-12 Sep-12 Sep-12 

Condition of Sale Asking Asking Asking 

Level 3F 3F 4F 

Gross Floor Area 
(sq.m.) 120-155 137-186 159-232 

Unit Price (RMB/sq.m.) 15,000  15,000  12,500  

 
For the comparables, analysis and adjustment of comparable sales evidence have been 
made to reflect differences in transaction state, time, location & environment, accessibility, 
age & maintenance, completion date, facilities, appearance, floor, size, decoration standard, 
view, layout, management, etc.  
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We have taken into account the above comparables with appropriate adjustments and then 
we adopted a unit price of RMB16,300/sq.m. 
 
GDV of Duplex House Portion 
 
In the course of our valuation, we have collected three duplex house comparables and 
summarised the details as follows:- 
 

Basic Details Comparable 1 Comparable 2 Comparable 3 

Building Name The Living Bank 
( ) 

Park Mansion 
( ) 

Ben An 
( ) 

Address No.8 Xizhou Road Yangcheng Road / 
Nansi Road No.99 Qingcheng Road 

District  SIP   SIP   SIP  

Use Duplex house Duplex house Duplex house 

Year of Completion 2009  2014  2009  

Transaction Date Sep-12 Sep-12 Sep-12 

Condition of Sale Asking Asking Asking 

Gross Floor Area 
(sq.m.) 240  250  250  

Unit Price (RMB/sq.m.) 20,417  14,000  17,600  

 
For the comparables, analysis and adjustment of comparable sales evidence have been 
made to reflect differences in transaction state, time, location & environment, accessibility, 
age & maintenance, completion date, facilities, appearance, floor, size, decoration standard, 
view, layout, management, etc.  
 
We have taken into account the above comparables with appropriate adjustments and then 
we adopted a unit price of RMB18,700/sq.m. 
 
GDV of Terrace House Portion 
 
In the course of our valuation, we have collected three terrace house comparables and 
summarised the details as follows:- 
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Basic Details Comparable 1 Comparable 2 Comparable 3 

Building Name Forest and Vallev Villa 
( ) 

Natural Villas 
( ) 

Elegant Villa 
(  

Address No.511 Gangtian Road Xiandai Avenue / 
Xieyu Street No.1211 Xinghu Road 

District  SIP   SIP   SIP  

Use Terrace house Terrace house Terrace house 

Year of Completion 2013  2013  2013  

Transaction Date Sep-12 Sep-12 Sep-12 

Condition of Sale Asking Asking Asking 

Gross Floor Area 
(sq.m.) 230  240  258  

Unit Price (RMB/sq.m.) 21,739  20,000  31,008  

 
For the comparables, analysis and adjustment of comparable sales evidence have been 
made to reflect differences in transaction state, time, location & environment, accessibility, 
age & maintenance, completion date, facilities, appearance, floor, size, decoration standard, 
view, layout, management, etc.  
 
We have taken into account the above comparables with appropriate adjustments and then 
we adopted a unit price of RMB22,200/sq.m. 
 
GDV of Semi-detached House Portion 
 
In the course of our valuation, we have collected three semi-detached house comparables 
and summarised the details as follows:- 
 

Basic Details Comparable 1 Comparable 2 Comparable 3 

Building Name Forest and Vallev Villa 
 

Natural Villas 
 

Jian Bing Garden 
 

Address No.511 Gangtian Road Xiandai Avenue / 
Xieyu Street No.69 Qiongji Road 

District  SIP   SIP   SIP  

Use Semi-detached house Semi-detached 
house Semi-detached house 

Year of Completion 2013  2013  2013  

Transaction Date Sep-12 Sep-12 Sep-12 
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Condition of Sale Asking Asking Asking 

Gross Floor Area 
(sq.m.) 350  330  360  

Unit Price (RMB/sq.m.) 34,286  22,727  20,833  

 
For the comparables, analysis and adjustment of comparable sales evidence have been 
made to reflect differences in transaction state, time, location & environment, accessibility, 
age & maintenance, completion date, facilities, appearance, floor, size, decoration standard, 
view, layout, management, etc.  
 
We have taken into account the above comparables with appropriate adjustments and then 
we adopted a unit price of RMB26,400/sq.m. 
 
GDV of Detached House Portion 
 
In the course of our valuation, we have collected three detached house comparables and 
summarised the details as follows:- 
 

Basic Details Comparable 1 Comparable 2 Comparable 3 

Building Name Natural Villas 
 

Acadia 
 

Elegant Villa 
 

Address Xiandai Avenue / Xieyu 
Street 

No.99 Qingcheng 
Road No.1211 Xinghu Road 

District  SIP   SIP   SIP  

Use Detached house Detached house Detached house 

Year of Completion 2013  2012  2013  

Transaction Date Sep-12 Sep-12 Sep-12 

Condition of Sale Asking Asking Asking 

Gross Floor Area 
(sq.m.) 330  400  550  

Unit Price (RMB/sq.m.) 30,303  30,000  43,636  

 
For the comparables, analysis and adjustment of comparable sales evidence have been 
made to reflect differences in transaction state, time, location & environment, accessibility, 
age & maintenance, completion date, facilities, appearance, floor, size, decoration standard, 
view, layout, management, etc.  
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We have taken into account the above comparables with appropriate adjustments and then 
we adopted a unit price of RMB32,400/sq.m. 
 
GDV of Retail Portion 
 
In the course of our valuation, we have collected three retail comparables and summarised 
the details as follows:- 
 

Basic Details Comparable 1 Comparable 2 Comparable 3 

Building Name Lejia Building 
 

Urban VIP 
 

Copic International 
Community 

 

Address Xiandai Avenue / 
Xincghu Street 

Zhongyuan Road / 
Liuli Street Liuli Street 

District  SIP   SIP   SIP  

Use Retail Retail Retail 

Year of Completion 2010  2013  2013  

Transaction Date Sep-12 Sep-12 Sep-12 

Condition of Sale Asking Asking Asking 

Level 1-2F 1-2F 1F 

Gross Floor Area 
(sq.m.) 42-900 70-260 90  

Unit Price (RMB/sq.m.) 38,000  30,000  31,000  

 
For the comparables, analysis and adjustment of comparable sales evidence have been 
made to reflect differences in transaction state, time, location & environment, accessibility, 
age & maintenance, completion date, facilities, appearance, floor, size, decoration standard, 
view, type, management, etc.  
 
We have taken into account the above comparables with appropriate adjustments and then 
we adopted a unit price of RMB30,700/sq.m. for level 1.  
 
We have made reference to floor value differences of the retail property in the market and 
taken into account the layout and vertical transportation of retail portion. The floor value 
differences which we have adopted are summarized in the following table: 
 

Floor 1 2 3 

Difference 100% 65% 50% 
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GDV of Car parking spaces Portion 
 
In the course of our valuation, we have collected several car parking spaces comparables and 
taken into account the comparables with appropriate adjustments, and then we adopted a unit 
price of RMB50,000/lot 
 
Reconciliation of GDV of Phase 2 and Phases 3A-3E 
 
According to the sales information provided by the Company, some high-rise apartment units 
of Phase 2 with a total gross floor area of approximately 14,194.12 sq.m., as at the date of 
valuation are subject to various agreements for sale and purchase for a total consideration of 
RMB159,674,865. The total consideration aforesaid in respect of this portion of the property is 
reflected and included in our valuation. 
 
Based on the above parameters, the GDV of the Property is summarized as follows: 
 

Phase Portion Proposed GFA 
(sq.m.) 

GDV  
(RMB) 

Phase2 
(Under 
construction) 

High-rise apartment 133,509.70 1,723,081,711  
Duplex house 9,123.44 170,608,328  
Terrace house 7,584.45 168,374,790  
Others 1,852.00 0 
Car parking spaces (664 lots) 31,020.35` 33,200,000  

Phase3D-3E 
(Under 
construction) 

Retail 8,657.00 190,468,495  
Others 4,612.00  0 
Kindergarten 4,490.00  0 
Car parking spaces (99 lots) 4,895.00 4,950,000  

Sub-total 205,743.94 2,291,000,000 

Phase 3A-3C 
(Vacant land) 

High-rise apartment 235,580.00 3,029,663,000  
Mid-rise apartment 15,132.00 246,651,600  
Semi-detached house 5,928.00 156,499,200  
Detached house 2,980.00 96,552,000  
Others 2,387.00 N/A 
Car parking spaces (1,337 lots) 71,277.54 66,850,000  

Sub-total 333,284.54 3,596,000,000 
Total 539,028.48 5,887,000,000 
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5.3 Market Value of Phase 2 and Phase 3 in existing state 
 
In course of the valuation, we have valued the Market Value of Phase 2 and Phase 3D-3E in 
existing state by Residual Approach.  We have valued the Market Value of Phase 3A-3C in 
existing state by both Residual Approach and Direct Comparison Approach. For Residual 
Approach, the market value is arrived by deducting the estimated development costs 
including construction cost, professional fee, interest required to complete the development 
and due allowances for the developer’s profit, marketing cost and acquisition cost from the 
Gross Development Value assuming it would have been completed as at the Date of 
Valuation in accordance with the development scheme provided to us. For Direct Comparison 
Approach we have made reference to comparable sales evidence as available in the relevant 
market. 
 
Phase 2 and Phases 3D-3E by Residual Approach 
 
Estimated Gross Development Value 
We have adopted above figures as the Gross Development Value of RMB2,291,000,000. 
 
Business Tax 
A 5.55% business tax is adopted for the disposal of the proposed development.  
  
Sales Fees 
A 1% sales fee is adopted for the disposal of the proposed development.  
  
Development Period 
The estimated development (completion) period is 1.58 years from the Date of Valuation. 
 
Development Cost 
We have applied the estimated total development costs provided by the Company for the 
proposed development including the professional fee and contingency fee estimated at 
RMB1,151,603,051.   
 
Expended Construction Cost  
According to the information provided by the Company, RMB423,915,570 has been expended 
as part of the construction cost, we have take this into account in our valuation. 
 
Administration Fee 
We adopted an administration fee of 3% on the Development Cost, which is estimated at 
RMB21,830,624. 
 
Interest Expense 
We adopted an interest of 6.15% per annum on Development Cost and Administration Fee by 
referring to interest rate for similar kind of term loan from the People’s Bank of China. The 
estimated interest expenses on Development Cost and Administration Fee is RMB36,205,099. 
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Developer’s Profit 
We adopted a developer’s profit of 12% on Development Cost and Administration Fee. The 
developer’s profit is adopted by referring to our experience for similar kind of development 
project under the prevailing market conditions and risk exposure. The estimated developer’s 
profit is RMB89,942,173. 
 
Market Value of Phase 2 and Phases 3D-3E in existing state 
 
Based on the above analysis and taking into account the land profit and deferment, we are of 
the opinion that the Market Value of Phase 2 and Phases 3D-3E of the Property in existing 
state, as at the Date of Valuation, was RMB1,038,000,000. 
 
Phases 3A-3C by Residual Approach 
 
Estimated Gross Development Value 
We have adopted above figures as the Gross Development Value of RMB3,596,000,000. 
 
Business Tax 
A 5.55% business tax is adopted for the disposal of the proposed development.  
  
Sales Fees 
A 1% sales fee is adopted for the disposal of the proposed development.  
  
Development Period 
The estimated development (completion) period is 3.00 years from the Date of Valuation. 
 
Development Cost 
We have applied the estimated total development costs provided by the Company for the 
proposed development including the professional fee and contingency fee estimated at 
RMB1,918,317,161. 
 
Administration Fee 
We adopted an administration fee of 3% on the Development Cost, which is estimated at 
RMB57,549,515. 
 
Interest Expense 
We adopted an interest of 6.15% per annum on Development Cost and Administration Fee by 
referring to interest rate for similar kind of term loan from the People’s Bank of China. The 
estimated interest expenses on Development Cost and Administration Fee is 
RMB185,048,077. 
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Developer’s Profit 
We adopted a developer’s profit of 20% on Development Cost and Administration Fee. The 
developer’s profit is adopted by referring to our experience for similar kind of development 
project under the prevailing market conditions and risk exposure. The estimated developer’s 
profit is RMB395,173,335. 
 
Market Value of Phases 3A-3C in existing state 
 
Based on the above analysis and taking into account the land profit and deferment, the 
Market Value of Phases 3A-3C of the Property in existing state by residual approach, as at 
the Date of Valuation, was RMB576,000,000. 
 
Phases 3A-3C by Direct Comparison Approach 
 
In the course of our valuation, we have collected three land comparables and summarised the 
details as follows:- 
 

Basic Details Comparable 1 Comparable 2 Comparable 3 

Land lot No. SYTG (2012) No.06 
( (2012)06) 

SYTG (2012) No.05 
( (2012)05) 

SYTG (2011) No.15 
( (2011)15) 

Address 
North side of 

Qingcheng Road and 
west side of Kecheng 

Road 

South side of 
Yibang Road and 

East side of Keying 
Road 

North side of 
Yangchenghu 

Anvenue and East 
side of Keneng Road 

District SIP SIP SIP 

Site Area (sq.m.) 32,121.00 32,094.00 28,232.00  

Gross Floor Area 
(sq.m.) 38,545.20  38,512.80  42,348.00  

Plot Ratio 1.20 1.20 1.50 

Land Use  Residential Residential Residential / Retail 

Land Use Term 70 70 70/40 

Condition of Sale Transaction Transaction Transaction 

Transaction Date May-12 May-12 Oct-11 

Accommodation Value 
(RMB/sq.m.) 2,500 2,500 2,900 

 
For the comparables, analysis and adjustment of comparable sales evidence have been 
made to reflect differences in transaction state, time, location & environment, accessibility, 
size, shape, land use, layout, existing state, plot ratio, land use term, etc.  
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We have taken into account the above comparables with appropriate adjustments and then 
we adopted an accommodation value of RMB2,570/sq.m. on above ground area. 
 
Based on the above analysis, the Market Value of Phases 3A-3C of the Property in existing 
state as at the Date of Valuation by Direct Comparison Approach was RMB673,000,000. 
 
Market Value of Phases 3A-3C 
 
Based on the above two approaches to arrive at the Market Value of Phases 3A-3C, we have 
adopted the weighted average of the results to concluded final Market Value of Phases 3A-3C 
as follows. 
 

 
Summary of Market Value of Phase 2 and Phase 3 in existing state 
 
The Market Value of Phase 2 and Phase 3 of the Property in existing state, as at the Date of 
Valuation, is summarized as follows:  
 

 
  

Valuation Method Market Value of Phases 3A-3C 
(RMB) Weight 

Direct Comparison Approach 673,000,000 50% 

Residual Approach 576,000,000 50% 

Final Value (RMB) Rounded 625,000,000  

Phase Site Area 
(sq.m.) 

Plot Ratio GFA 
(sq. m.) 

Market Value in existing 
state (RMB) 

Phase 2 & Phases 3D-3E 107,847 169,828.59 1,038,000,000 

Phases 3A-3C 140,227 262,007.00    625,000,000 

Total 248,074 431,835.59 1,663,000,000 
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6. Valuation Conclusion 
 
6.1 Other assumptions 
 
Notwithstanding the assumptions stated within other parts of this report and valuation, our 
valuation is also prepared on the following principal assumptions:- 
 
(a) The Property has been granted with the proper legal title and may be transferred with the 

residual term of the land use rights at no extra land premium or other onerous payment 
payable to the government; 

 
(b) All land premium, demolition and settlement and public utilities costs have been fully 

settled; 
 
(c) The design and construction of the development are in compliance with the local planning 

regulations and have been approved by the relevant authorities; and 
 
(d) The Property may be disposed of freely to third parties. 
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6.2 Conclusion 
 
Based on on the above parameters, we are of the opinion that the Market Value of Phase 1 of 
the Property comprising a total gross floor area of 46,207.25 sq.m., assuming that it sales 
with the benefit of vacant possession , as at 30 September 2012, was in the sum of 
RMB258,000,000(RENMINBI TWO HUNDRED AND FIFTY EIGHT MILLION ONLY). 
 
Based on the above parameters, we are of the opinion that the Market Value of Phase 2 and 
Phases 3D-3E of the Property in its existing state, assuming that it sales with the benefit of 
vacant possession, as at 30 September 2012, was in the sum of 
RMB1,038,000,000(RENMINBI ONE THOUSAND AND THIRTY EIGHT MILLION ONLY). 
 
Based on the above parameters, we are of the opinion that the Market Value of Phases 3A-
3C of the Property in its existing state, assuming that it sales with the benefit of vacant 
possession, as at 30 September 2012, was in the sum of RMB625,000,000(RENMINBI SIX 
HUNDRED AND TWENTY FIVE MILLION ONLY). 
 
DTZ Debenham Tie Leung International Property Advisers (Shanghai) Co., Ltd. 

 

 

Nuo Xu 
Member of the Royal Institute of Chartered Surveyors 
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7. Limiting Conditions 
 
 
7.1 Source of Information 
 
We have relied to a very considerable extent on the information provided by the Company or 
the related parties in respect of the Property in the PRC and have accepted advice given to 
us on such matters as planning approvals or statutory notices, tenure, identification of land, 
site and floor areas, development scheme and all other relevant matters. Dimension, 
measurements and areas included in this valuation report are based on information provided 
to us and are therefore only approximation. We have had no reason to doubt the truth and 
accuracy of the information provided to us by the Company which is material to the valuation. 
We were also advised that no material facts have been omitted from the information provided 
to us. 
 
We would point out that the copies of documents provided to us are mainly compiled in 
Chinese characters and the transliteration into English represents our understanding of the 
contents. We would therefore advise the Company to make reference to the original Chinese 
edition of the documents and consult your legal adviser regarding the legality and 
interpretation of these documents. 
 
 
7.2 Valuation Methodology 
 
In forming our opinion of the Market Value of unsold portions of Phase 1 in existing state, we 
have valued it by Direct Comparison Approach by making reference to comparable sales and 
rental evidence as available in the relevant market. 

Furthermore, in forming our opinion of the Market Value of  Phases 2 & Phases 3D-3E and 
Phases 3A-3C of the Property, we have valued it by Residual Approach by deducting the 
estimated development costs including construction cost, professional fee, interest required to 
complete the development and due allowances for the developer’s profit, marketing cost and 
acquisition cost from the Gross Development Value assuming it would have been completed 
as at the Date of Valuation in accordance with the development scheme provided to us.  

In forming our opinion of the “Gross Development Value” of the Property, we have valued it by 
Comparison Approach assuming sale with the benefit of vacant possession and by making 
reference to comparable sales evidence as available in the relevant market. 

For Phases 3A-3C of the Property, we have also we have valued it by Direct Comparison 
Approach by making reference to comparable sales and rental evidence as available in the 
relevant market. 
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Unsold Portions of Phase 1, Under Construction Site of Phase 2 and Phases 3D-3E, and Vacant Land 
Parcels of Phases 3A-3C, named Baitang One located in Suzhou Industrial Park, Suzhou, Jiangsu 
Province, the People’s Republic of China 

Date of valuation: 
30 September 2012 

 

Valuation Report No. SH/12/931091(b)/GYR/SLZ/SNX/SYK 41/42 

 

7.3 Title Investigation 
 
We have been provided by the Company with copies of documents in relation to the title to 
the Property. We have not been able to carry out searches to verify the ownership of the 
Property or to ascertain any amendment, which may not appear on the copies handed to us. 
 
 
7.4 Site Inspection 
 
We have inspected the Property. However, we have not carried out investigations on site to 
determine the suitability of the ground conditions and the services, etc. for any future 
development. Our valuation is prepared on the assumption that these aspects are satisfactory 
and that no extraordinary expenses or delays will be incurred during the construction period. 
We have not been able to carry out on-site measurements to verify the site and gross floor 
areas of the Property and we have assumed that the areas shown on the copies of the 
information handed to us are correct. 
 
 
7.5 Non-Publication and Caveats 
 
Neither the whole nor any part of this report nor for any reference thereto may be included in 
any document, circular or statement without our prior written approval of the form and context 
in which it will appear. 
 
Finally and in accordance with our standard practice, we must state that this valuation report 
is for the use only of the party to whom it is addressed and no responsibility is accepted to 
any third party for the whole or any part of its contents. 
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Jul-11 79.1% 75.4% Jul-10 75.8%
Aug-11 80.2% 73.6% Aug-10 75.4%
Sep-11 80.4% 76.2% Sep-10 73.9%
Oct-11 87.3% 83.2% Oct-10 81.5%
Nov-11 88.6% 85.7% Nov-10 83.9%
Dec-11 75.3% 71.3% Dec-10 76.7%
Jan-12 69.3% 74.6% Jan-11 68.7% 71.1%
Feb-12 62.9% 79.3% Feb-11 81.6% 75.0%
Mar-12 45.7% 84.3% Mar-11 81.6% 83.9%
Apr-12 43.4% 74.3% Apr-11 75.1% 76.1%
May-12 44.8% 78.8% May-11 73.0% 70.2%
Jun-12 59.3% 74.2% Jun-11 61.1% 79.1%
Jul-12 62.4% 79.0% Jul-11 79.1% 75.4%

Average 67.6% 77.7% 74.3% 76.8%
Average - 6 months 53.1% 78.3% 75.3% 76.6%

Jul-11 $112.05 $159.03 Jul-10 $152.59
Aug-11 $116.00 $154.98 Aug-10 $152.16
Sep-11 $119.11 $158.85 Sep-10 $157.15
Oct-11 $130.23 $170.97 Oct-10 $166.10
Nov-11 $124.87 $170.42 Nov-10 $166.69
Dec-11 $122.90 $159.19 Dec-10 $166.39
Jan-12 $146.43 $184.89 Jan-11 $126.19 $176.83
Feb-12 $127.52 $151.68 Feb-11 $97.74 $153.07
Mar-12 $139.17 $169.60 Mar-11 $117.06 $167.57
Apr-12 $118.39 $153.44 Apr-11 $109.27 $156.70
May-12 $135.77 $162.21 May-11 $143.08 $151.89
Jun-12 $131.74 $156.20 Jun-11 $113.66 $151.79
Jul-12 $144.71 $158.88 Jul-11 $112.05 $159.03

Average $128.38 $162.33 $117.01 $159.84
Average - 6 months $132.89 $158.67 $115.48 $156.68

Jul-11 $88.67 $119.97 0.74 Jul-10 $115.71
Aug-11 $93.05 $114.08 0.82 Aug-10 $114.70
Sep-11 $95.75 $121.00 0.79 Sep-10 $116.16
Oct-11 $113.73 $142.21 0.80 Oct-10 $135.40
Nov-11 $110.60 $146.07 0.76 Nov-10 $139.88
Dec-11 $92.55 $113.47 0.82 Dec-10 $127.56
Jan-12 $101.46 $137.92 0.74 Jan-11 $86.73 $125.81
Feb-12 $80.20 $120.27 0.67 Feb-11 $79.79 $114.84
Mar-12 $63.57 $142.97 0.44 Mar-11 $95.54 $140.65
Apr-12 $51.41 $114.02 0.45 Apr-11 $82.06 $119.27
May-12 $60.89 $127.76 0.48 May-11 $104.47 $106.67
Jun-12 $78.11 $115.85 0.67 Jun-11 $69.43 $120.06
Jul-12 $90.36 $125.46 0.72 Jul-11 $88.67 $119.97

Average $86.18 $126.23 0.68 $86.67 $122.82
Average - 6 months $70.76 $124.39 0.57 $86.66 $120.24
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To  : Director  Our Ref.  :  RHP-Ct/1-P/VII/2012-92 
 PT Frasers Hospitality Investment Indonesia Date    :   5 October 2012 
 Jl. Setiabudi Raya No.9  No. Report :  110-Val-X/2012 

South Jakarta  
   

  
 

 

 

 
REVALUATION OF 

FRASER RESIDENCE SUDIRMAN JAKARTA 

Jalan Setiabudi Raya No.9,  

Setiabudi Sub-district, Setiabudi District, South Jakarta, 

DKI Jakarta Province, Indonesia 

(PT FRASER HOSPITALITY INVESTMENTS INDONESIA) 

 

Dear Sir, 

 

Following instruction of PT Frasers Hospitality Investments Indonesia ("tthe Company") under contract 

No. RHP-Ct/1-P/VII/2012-092 dated 9 July 2012 to advise on the Market Value of Fraser Residence 

Sudirman Jakarta which consists of 108 Apartment units, a Restaurant and 2 Basement Back-of-

House Areas  (“ssubject property”) located at Jalan Setiabudi Raya No. 9, Setiabudi Sub-district, 

Setiabudi District, South Jakarta, DKI Jakarta Province, Indonesia, we hereby declare that we have 

completed our inspection and analysis, and submit the attached valuation report for your 

consideration. 

 

 We have been provided by the Company with copy of strata title certificates, copy of building permit 

letter and building layout, and profit and lost summary since 2011 to September 2012. We have 

assumed these are true and correct.  

 

We understand that the purpose of this valuation is to give an independent opinion on Market Value 

of the subject property for financial reporting.  
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This valuation has been carried out according to the Indonesian Valuation Standard (SPI – Standar 

Penilaian Indonesia 2007) and International Valuation Standard (IVS 2007). Market Value in the 

Indonesian Valuation Standard is defined as: 

“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 “. (SPI.1.3.1) 

 

We understand that the market of the property is transacted in Rupiah currency; therefore, we have 

valued the property on Rupiah currency. We advise that the use of currency other than stated in this 

report is not applicable. However, for your information only, the exchange rate at the date of 

valuation is US $1= Rp9,588.00 (middle rate).  

 

We advise that the market value opinion is without regard to costs of sale or purchase and without 

offset of any associated taxes. 

 

Our valuation is subject to the following: 

1. Value listed in this report for the subject property and any values in this report which are parts of 

the property valued apply only in terms of and for the purpose of this report. The value used in 

this valuation report should not be used in conjunction with any other valuation purposes as 

they may prove incorrect if so used.  

2. The subject property is covered with good marketability title, free and clears from all liens and 

encumbrances, easements, restriction or limitation and unexpected expenses. We did not make 

any land measurements, and we assume that the land drawings contained in the land 

certificates and building drawings provided by the Company are true and accurate. 

3. For the purpose of this valuation, we rely on the data provided by the Company and verbal 

data gathered during site inspection and assumed that those are true and accurate.  

4. We have not conducted a full inspection of the 108 strata apartment units. We have only 

conducted a partial inspection for each unit type which is permitted by the management. In this 

valuation we assumed that the condition of all units is typical and fully furnished. 

 

We declare that in performing this valuation we are an independent party, that has no direct or 

indirect interests to the subject property nor the result of our valuation. 
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Having considered all relevant information and prevailing market conditions and comments in this 

summary report, we are of the opinion that Market Value of Fraser Residence Sudirman Jakarta 

located at Jalan Setiabudi Raya No. 9, Setiabudi Sub-district, Setiabudi District, South Jakarta, DKI 

Jakarta Province, Indonesia, as at 30 September 2012 is: 

 

Rp295,340,000,000.00 

(TWO HUNDRED NINETY  FIVE BILLION AND THREE HUNDRED FORTY MILLION RUPIAHS) 

 

For your information only, and for the purpose of this valuation, the above Market Value in US Dollar 

denomination (using the exchange rate as of US $1= Rp9,588.00 (middle rate) is: 

 

US$30,800,000.00 

( THIRTY MILLION AND EIGHT HUNDRED THOUSANDS UNITED STATE DOLLARS) 

 

Finally, in accordance with our normal practice we confirm that this report is confidential to the 

Company for the specific purpose to which it refers. No responsibility is accepted regarding any 

third party, and neither the whole of the report nor any part or reference there to may be published 

in any document, statement or circular, nor in any communication with third parties without our 

prior written approval of the form and context in which it will appear. 

 

 

 
Yours faithfully,   

KJPP Rengganis, Hamid & Rekan 

  

 

 

 

 

Vivien Heriyanthi, MAPPI (Cert.) 

Associate Partner  

Licensed Valuer No. PB-1.09.00263 

MAPPI No. 00-S-1256 
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COMPLIANCE STATEMENT 

 
 

Within the limitations of our ability and belief, we the undersigned declare that: 

1. The statement in this report, which are based on the analysis, opinions and conclusions 

described therein, are to the best of our knowledge true and correct. 

2. The report explains the limiting conditions and disclaimer that may have influenced the 

aforementioned analysis, opinion and conclusions. 

3. We have no present or contemplated future interest in the property that is subject of this 

appraisal, nor have personal interests or bias to respect of the subject matters of this valuation 

or the parties involved. 

4. The professional fee is not related with the opinion of value as stated in this report. 

5. The Valuers have already accomplished professional education requirements 

defined/implemented by MAPPI (Masyarakat Profesi Penilai Indonesia). 

6. The Valuers possess adequate understanding regarding the location and/or the type of property 

under valuation. 

7. The engagement in this assignment was not contingent upon developing or reporting 

predetermined results. 

8. The Valuers compensation for completing this assignment is not contingent upon the 

development or reporting of a predetermined value or direction in value that favors the cause 

of the client, the amount of the value opinion, the attainment of the stipulated result, or the 

occurrence of a subsequent event directly related to the intended use of this valuation. 

9. The Valuers have carried out the following scope of work: 

 Problem identification (identifying the limitation, property rights, purpose and objective, 

definition of value, date of valuation); 

 Data collection and property inspection; 

 Data analysis; 

 Value estimation using suitable approaches; 

 Report writing. 

10. No one other than the undersigned Valuers have involved in the inspection, analysis, 

conclusion, and opinions concerning the property that are set forth in this valuation report. 

11. The Valuer’s analysis, opinions, and conclusions, together with the report have been prepared 

in conformity with the Indonesian Valuation Standards and Valuer Ethic Codes (SPI 2007). 
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1.0 Executive Summary 
 
 

Client  

Property 

 

 

Location 

 

Phone 

Facsimile 

Email 

: 

: 

 

 

: 

 

: 

: 

: 

PT Frasers Hospitality Investments Indonesia 

Fraser Residence Sudirman Jakarta which consists of 

108 Apartment units, a Restaurant and 2 Basement 

Back-of-House Areas  

Jalan Setiabudi Raya No. 9, Setiabudi Sub-district, 

Setiabudi District, South Jakarta, DKI Jakarta Province, Indonesia 

+62 21 2927 2888 

+62 21 2927 2999 

reservations.jakarta@frasershospitality.com 

Land Area  

Title Particular  

: 

: 

+ 15,895 square meters 

115 (one hundred fifteen) strata title certificates (Hak Milik atas Satuan 

Rumah Susun Certificate – “SHMSRS”) registered under the name of PT. 

Graha Tunas Mekar 

Town Planning : Zoning  : Commercial purpose 
Site Coverage (KDB)  :  40%  
Plot Ratio (KLB)  :  5  
Height Limitation  :  40-storey  

 

Unit AArea : 
Type Total Units SGA (sqm) NLA (sqm) 

A (3-BR) 27 3,213  2,606  

B (3-BR) 27 4,266  3,551  

C (2-BR) 27 3,267 2,671 

D (1-BR) 27 2,214 1,772 

Restaurant 
 480 417 

Basement 1 
and Storage  196 196 

Basement 2 
and Storage  176 176 

 108 13,812 11,388 

 

Highest and Best Use  : Apartment  

Date of Inspection  : 20 July 2012 

Date of Valuation   : 30 September 2012 

Exchange RRate : USD $1= Rp9,558.00 (middle rate) at the date of valuation 

Purpose of Valuation  : Financial Reporting 

Special 

Assumption 

: Date of inspection is before date of valuation. Therefore, in this 

valuation we assumed that there are no any significant changes of 

the subject property and all comments presented in this report are 

based on observation as of date of inspection. 

Basis of Valuation : Market Value  
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Valuation 

Methodology 
: Market Data Approach and Income Approach 

 

Value Opinion : Rp2295,3340,,000,000..00 

(TWO HUNDRED NINETY  FIVE BILLION AND THREE HUNDRED FORTY 
MMILLION RUPIAHS) 

This executive summary is an integral part of the valuation report together with all stated 

assumptions; limiting conditions, disclaimer and can not be read separately. 
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2.0  Location 
 

The subject property is Frasers Residence Sudirman Jakarta consisting of 108 serviced 

apartment units, a restaurant and 2 (two) basement back-of-house areas with a total semi 

gross area of about 13,812 square meters. The subject property is known as  Regency 

Tower or Tower A and part of The Peak apartment complex. The Peak apartment complex 

consists of 4 towers. The two towers are 35-storey building facing to the south side (one of 

them is the subject property), and the other two are semi-detached 55-storey building 

facing to the north side. 

 

The Peak apartment complex is located at Jalan Setiabudi Raya No. 9, Setiabudi Sub-

district, Setiabudi District, South Jakarta, DKI Jakarta Province, Indonesia. It is on the north 

side of Jalan Setiabudi Raya and the west side of Jalan Setiabudi Barat. It is also located: 

 about 300 meters to the east of the intersection between Jalan Setiabudi Raya 

and Jalan Jenderal Sudirman; 

 about 1.2 kilometers to the south west of the intersection between Jalan Setiabudi 

Utara (extension of Jalan Setiabudi 3) and Jalan HR. Rasuna Said; 

 about 1.9 kilometers to the north east of the Semanggi Interchange; 

 about 3.5 kilometers to the south of National Monument at the center of Jakarta 

city. 

 

Location Map 

   

 
 
 
 

Source:  
 Town Planning 

 Jakarta.go.id 

 

 
Source: Google Earth 

Jalan Setiabudi Raya as the fronting road and main access to the subject property is about 

15 meters wide and is used for two ways traffic. The road was in good condition but often 

flooded about 10-15 centimeters during the rainy season.  

N  

Subject Property 
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Jalan Jenderal Sudirman is used for two ways traffic and is provided with three fast lanes 

including a bus way lane and two slow lanes for each side. Jalan Setiabudi Raya is 

connected to Jalan Setiabudi Barat, which is linked to Jalan HR. Rasuna Said through Jalan 

Setiabudi 3 and Jalan Setiabudi Utara. Jalan HR. Rasuna Said is used for 2-way traffic and 

is provided with three fast lanes on each side including a busway lane and two slow lanes 

for each side. Thus, the subject property is accessible through two main roads, Jalan 

Jenderal Sudirman and Jalan HR. Rasuna Said. These roads are considered as Jakarta’s 

prime CBD (Central Business District) road and are passed by public transportation such as 

buses and taxis. Along these roads there are many commercial buildings which are used as 

office buildings, shopping centers and hotels. Located in the vicinity of these main roads 

improves the accessibility of the subject property.  

 

The subject property is surrounded by office buildings, allowing the apartment to cater 

expatriates that stay in Indonesia for medium and long term stay. Notable developments in 

the close vicinity of the subject property include Chase Plaza, Prudential Tower, Mid Plaza, 

Sudirman Plaza Marein Tower (Indofood Tower), Citywalk Sudirman, Grand Sahid Jaya, 

The Plaza Residence, Sudirman Residence, Hotel Intercontinental, and Hotel Le Meridien. 

 

  The followings are the positive and negative locational attributes:  

Positive: 

 The subject property is located within the CBD area. 

 The subject property has high accessibility since it can be reached from two main road 

in CBD area (Jalan Jenderal Sudirman and Jalan HR. Rasuna Said). 

 The subject property is located outside “3 passenger in 1” car road restriction area. 

 

Negative: 

 The traffic along Jalan Jenderal Sudirman and Jalan HR. Rasuna Said is very crowded, 

especially during business hours. 

 The subject property has limited visibility from Jalan Jenderal Sudirman.  

 The fronting road is often flooded during the rainy season (10-15 centimeters).  
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3.0 Site Details  

 

Lot Map 

 

The site of ‘The Peak’ apartment complex is almost 

rectangular in shape with land area of about 

15,895 square meters. It is generally flat and is 

higher than the fronting road.  

 

The site is bounded by Sudirman Residence to the 

north; Jalan Setiabudi Barat to the west; Jalan 

Setiabudi Raya to the south; and residential area to 

the east. 

 

 

 

 

 We advise that we have not made any measurement as to the area of the property. But 

based on observation on boundary poles indicated in the copy of the title document, we 

have assumed that the area adopted in this valuation is the same as the area stated in the 

copy of the title document.  

 

 

4.0 Title Particulars 

 

The subject property is covered by 115 (one hundred fifteen) strata title certificates for 

apartment units (Hak Milik atas Satuan Rumah Susun Certificate – “SHMSRS”) registered 

under the name of PT. Graha Tunas Mekar. The SHMSRS list is attached in the appendices. 

There are 108 (one hundred eight) certificates for the 108 (one hundred eight) units on level 

3-33, 2 (two) certificates for BII level (unit F1 and F2), 4 (four) certificates for BI level (unit 

E1, E2, E5 and E6), also 1 (one) certificate for the 2nd level (unit A,B,C,D). 

 

The Peak Apartment Complex is erected on land which is covered by 1 (one) leasehold 

certificate (Hak Guna Bangunan Certificate – “SHGB”) No. 718/2007 registered under the 

name of PT. Graha Tunas Mekar, issued on 2 June 2007 and will expire on 28 August 

2023. The total land area is about 15,895 square meters as stated in Situation Map 

(“Gambar Situasi”) No. 00417/2007 dated 22 June 2007.  

We have not made any legal search of the land title certificate and we advise that an 

independent legal advisor should be referred to for this matter. For the purpose of this 

valuation, we have assumed that the subject property is covered by good marketable title, 

free and clear from all liens, encumbrances, easements and restrictions.  

N  
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5.0 Town Planning 
 

Based on our verbal inquiry to the Town Planning Office of DKI Jakarta, we understand that 

the subject property is located in an area currently zoned for commercial purpose with the 

following development parameters: 

  

Site Coverage (KDB)  : 40% 

Plot Ratio (KLB) : 5  

Height Limitation : 40-storey 

 

Town Planning Map 

 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Source: Town Planning Office 
 

Legality 

 

The subject property is covered with the following permits: 

 Building Permit (Surat Ijin Mendirikan Bangunan – “IMB”) No. 08288/IMB/2005 dated 

on 25 July 2005 and registered under the name of PT. Graha Tunas Mekar; 

 Building Permit No. 8809/IMB/2007 dated on 13 September 2007 and registered 

under the name of PT. Graha Tunas Mekar with a building area of 110,428 sqm. 

 

For the purpose of this valuation, we have assumed that the subject property is fully covered 

with all relevant permits related to the development and operation as a hospital building 

development. 

N  
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6.0 Description of Improvement 
 

The subject property is improved with a 35-storey building of reinforced concrete structure 

with bored piles/raft foundation. The roof is made from concrete slab and the external wall 

is reinforced concrete. The main entrance door at the ground floor is made of glass panes, 

while the windows are glass on aluminum frames. The floor is of marble tiles, while ceiling 

is skimmed coat on and gypsum with emulsion paint to the ground floor. 

 

Unit Material Specification 

 

The ceiling for the living dining and bathroom is gypsum on concrete slab with emulsion 

paint, ceiling for the kitchen and all bedrooms is gypsum board with emulsion paint and the 

exterior area ceiling is plastered ceiling/calcium silicate/skimmed coat with emulsion paint. 

The internal partition is painted walls, the bathroom wall is covered by marble tiles and the 

wet kitchen is homogeneous ceramic tiles. The typical doors are timber doors, the balcony 

door is from glass on aluminum frames and the bathroom door is from PVC. The windows 

are glass on aluminum frames. The typical floor is of marble tiles, the bedroom is of 

parquet and the wet kitchen and service area is of ceramic tiles.  
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There are 4 types of units for the subject property: 

Type Bedrooms SGA  
(sqm)  Total Units  

A 2-BR 119 27 

B 3-BR 158 27 

C 2-BR 121 27 

D 1-BR 82 27 

 

 

 

The building area and accommodation on each floor is described as follow: 
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Floor Type Total Units  SGA (sqm)  NLA (sqm)  

3,5,6,7,8,9,10,11,12,15,16,17,18,19,20,21,22,23,
25,26,27,28,29,30,31,32, 33 A (3-BR) 27 3,213  2,606  

3,5,6,7,8,9,10,11,12,15,16,17,18,19,20,21,22,23,
25,26,27,28,29,30,31,32,33 B (3-BR) 27 4,266  3,551  

3,5,6,7,8,9,10,11,12,15,16,17,18,19,20,21,22,23,
25,26,27,28,29,30,31,32,33 C (2-BR) 27 3,267 2,671 

3,5,6,7,8,9,10,11,12,15,16,17,18,19,20,21,22,23,
25,26,27,28,29,30,31,32,33 D (1-BR) 27 2,214 1,772 

2 Restaurant 480 417 

Basement 1 Basement 1 
and Storage  196 196 

Basement 2 Basement 2 
and Storage  

176 176 

Total  108  13,8112 11,3388 

SGA: Semi Gross Area 

NLA: Net Lettable Area 

 
The facilities available in The Peak Apartment Complex are as follows: 

 Olympic-size Swimming Pool 

 Executive Center 

 Aerobic Room 

 Basket Ball Court  

 Children Play Ground 

 Fitness Center 

 Front Desk 

 Function Room 

 Jacuzzi 

 Jogging Track 

 Laundry/Dry Cleaning 

 Library & Reading Room 

 Mini Market  

 Sauna 

 Squash Court 

 Tennis Court 

 Kids Room 

 Sky Deck Lounge 

 24 Hrs CCTV Camera 

 Mail Box 

 Video Phone 

 House Keeping 

 Massage Room 

 Coffee Shop 
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 Condition 

As of inspection, the units that we inspected were in good condition and fully furnished.  

 

We have not conducted a full inspection of the 108 strata apartment units. We have only 

conducted an inspection for two units only (2 BR and 3 BR)  which is permitted by the 

management. In this valuation we assumed that the conditions of all units are typical and 

fully furnished. 

 

We understand that there are 3 (three) units which are still hold by previous owner. In this 

valuation we have assumed that the units are in good condition and unfurnished. 

 

We have not been provided with a copy of the building plan map. We have not carried out 

a building survey, nor have we inspected those parts of the subject property which are 

covered, unexposed or inaccessible and such parts have been assumed to be in good repair 

and condition. We cannot express an opinion about or advice upon the condition of un-

inspected parts and this report should not be taken as making any implied representation or 

statement about such parts.   

 

Occupancy Status 
We understand that the subject property’s management was transferred from Agung 

Podomoro to PT Fraser Hospitality Investments Indonesia in February 2011. Based on 

historical data of operational performance of October 2011 to June 2012, the highest 

occupancy rate was reached in June 2012 of about 93% during the middle-east holiday. In 

average, the occupancy rate in the last 9 months was about 88,73%.  
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Source: PT Fraser Hospitality Investments Indonesia. 
 

 
Operational Performance 
The historical data of operational performance during October 2011 – September 2012 

with detail as follows: 

Description Febrruary-JJuly  
22011 

YTD  September  
20122 

Room Statistic   

Room Available 88 93 

Occupancy Rate 64.20% 88.73% 

Average Room Rate (USD) 116.11 124.32 

Revenue (USD)   902,135 4,299,879 

Department Cost & Expenses (USD) 212,953 741,710 

Undistributed Expenses (USD) 325,743 1,326,249 

Managament Fee (USD) 39,849 285,230 

Other Expenses 153,610 303,269 

Net Operating Income (USD) (299,380) 3,430,313 

Net Operating Income Percentage (33.19%) 79.8% 

Source: PT Fraser Hospitality Investments Indonesia. 

  
We understand that the total unit of Fraser Residence Jakarta is 108 units. Based on verbal 

information from the Company, currently there is 1 (one) unit which hold by Agung 

Podomoro since the lease term contract has not been expired yet. The Company will fully  

own the 108 units in December 2012. 

 

 

 

Operator 
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The Fraser Residence Sudirman is managed by Frasers Hospitality. Fraser Hospitality is one 

of a world leader in serviced residences and started life offering both short term 

accommodation and extended stay apartments from two flagship Singapore properties in 

1998. It has three brands - Fraser Suites, Fraser Place and Fraser Residence which spread 

in several countries. 

 

 

7.0 Services 
 

As of the inspection, the subject property is completed with the following facilities: 

 Electricity is provided by PT PLN (State Owned Electricity Company) with a capacity of 

3,300 KVA, 3 (three) Caterpillar generator set units with a capacity of 2,000 KVA each 

as back up electricity. 

 Water is supplied by PDAM (Local Government Owned Water Supply Company), 

equipped with 2 (two) water tanks and electric pump. 

 Telephone line connections provided by PT Telkom.  

 The building is provided with 4 (four) Mitsubishi private lifts passenger elevators with a 

capacity of 1,000 kg each and 1 (one) Mitsubishi service lift with a capacity of 1,350 

kg, serving 33 floors. 

 The building is equipped with sprinkler system, hydrant system and smoke detector, 

also CCTV system. 

 

Each unit is equipped with the following amenities: 

 Wardrobe 

 Water heater 

 Air conditioning; type A with a capacity of 8 PK, type B with a capacity of 10 PK, type C 

with a capacity of 5 PK and type D with a capacity of 5 PK. 

 Lightning, audio and video system 

 LAN communication 

 Security system 

 Audio video intercom 

 Card key system 

 Panic button at Master Bedroom and Living Room 

 Kitchen with a granite top kitchen cabinet, kitchen appliances with an exhaust hood and 

a stainless steel sink.  

 Bathroom with tubs, toilet and lavatory, vanity cabinet with wood veener/marble and 

glass screen/frameless showers. 

 Laundry room with washing machine, ironing board, and iron. 
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8.0 Market Commentary 
 

8.1 Indonesia Economic Outlook 
 

Gross Domestic Product (GDP)  

 Economic growth in Indonesia in 

the second quarter of 2012 

reached 6.4% (yoy). Domestic 

consumption and positive 

investment performance is still a 

major factor in economic growth, 

despite the declining trend of 

exports becomes prohibitive 

factor. 

 

 Despite Indonesia's exports to the European region is relatively small, but the impact of 

the crisis in Europe has affected the economies of Asia such as China and India that 

indirectly impact on Indonesia's exports. According to BPS data export value of 

Indonesia in June 2012 reached U.S. $ 15.36 billion or a decline of 8.70% (mom), or 

16.44% (yoy). The cumulative value of exports of Indonesia until the quarter was U.S. $ 

96.88 billion, down 1.76% (yoy), while non-oil exports reached U.S. $ 76.83 billion, 

down 2.79% (yoy). 

 

Outlook 

Development of the domestic economy is expected to continue to improve. Bank Indonesia 

predicts economic growth in 2012 may reach 6.1% -6.5% range in 2013 and 6.3% -6.7% 

range. Economic growth was sustained by the performance predicted ever-increasing 

investment and domestic consumption is still strong. 

 

Inflation, BI Rate and the Certificate of Bank Indonesia 

 Compared with the same period 

of 2011, inflationary pressures 

showed a decrease. In annual 

terms, CPI inflation in the second 

quarter of 2012 stood at 4.53% 

(yoy) slightly decreased 

compared to the same period of 

last year at 5.54%. 

 The decline in global commodity 

prices and relatively stable 

domestic demand helped to keep inflation stable. 
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 Monthly Inflation in April, May and June 2012 stood at 0.21%, 0.07% and 0.62%. 

 Board of Governors (RDG) Bank Indonesia lowered the BI Rate at 5.75% since 

February 2012 and until the month of June is still at that level. This figure is considered 

still consistent with the inflation pressure is controlled according to the inflation target in 

2012 and 2013. 

 
 

Outlook 

In 2012, the inflation forecast is still controlled by the rate below 5% in line with the 

correction in international commodity prices and weakening global economy. BI predicts 

inflation will be in the range 4.5% ± 1% in 2012 and 2013.  

 

Exchange rate 

 Exchange rate moves down 

along the second quarter of 

2012. At the end of the period, 

the rupiah closed at Rp9,480 per 

U.S. dollar, down 300 bps 

(QoQ) compared with the 

previous quarter. 

 

 The rupiah is quite depressed, 

especially in April and May. Pressure on the rupiah is affected by factors of increased 

risk due to concerns over global economic prospects of the world. In addition, the 

increasing demand for the dollar also had its share of imports of goods put pressure 

on rupiah. however, Bank Indonesia will continue to maintain the stability of the Rupiah 

to support macroeconomic stability. 

 

Outlook 

Strengthening JCI is expected to continue. Development of important macroeconomic 

indicators such as a relatively stable exchange rate, economic growth prospects, low 

inflation, relatively low interest rates and the achievement of investment grade, will create a 

composite index continued the positive trend. 

 

JCI and Property Stock Index 

 Stock performance during the 

quarter-II of 2012 was under 

pressure due to the negative 

sentiment on the deteriorating 

crisis in Europe. At the end of 

second quarter 2012 composite 
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index closed lower by -4% (QoQ) on 3956 figures.  

 

 Attenuation that occurs in the second quarter 2012 composite index also followed the 

weakening Property Stock Index. Although slightly declined but the annual Property 

Stock Index recorded the highest increase compared to the other sectoral indices by 

33% (yoy), this property is supported by the issuer's performance is quite good along 

with rising property prices are quite high.  

 

Investment 

 Direct investment in second-

quarter 2012 amounting to 

Rp76.9 trillion, which consists of 

the realization of domestic 

investment of Rp20.8 trillion and 

realization of foreign investment 

amounting to Rp56.1 trillion, 

compared to the same period in 

2011 increased by 24%. The 

cumulative up to June is the realization of investments amounting to Rp148.1 trillion, 

which consists of the realization of domestic investment of Rp40.5 billion and 

realization of foreign investment amounting to Rp107.6 trillion. 

 Actual domestic investment rose about 5.6% (QoQ) from Rp19.7 trillion to Rp20.8 

trillion. Based on the location, the five largest sites Banten (Rp3.6 billion); Riau (Rp3.5 

billion), East Java (Rp3 trillion), Jakarta (Rp2.6 billion) and East Kalimantan (RP0.9 

trillion). 

 Meanwhile, actual FDI increased 8.9% (QoQ), from Rp51.5 trillion to Rp56.1 trillion. 

Based on the location, the five largest sites of East Java (Rp8.1 trillion), West Java 

(Rp8.1 trillion), Banten (Rp7.2 trillion) Papua (Rp6.3 trillion) and East Kalimantan 

(Rp5.4 trillion). 

 

Growth of Property Loans 

 As of the end of May 2012 property 

lending by commercial banks has 

reached Rp377 trillion, or grew by 

22% (yoy). 

 

 The increase in growth occurred in all 

types of credit. The highest increase in 

APPENDIX V – VALUATION REPORTS BY THE INDEPENDENT VALUERS

V-400



 
 
  
 
 

   
 VALUATION & ADVISORY SERVICES 16 

 
 

mortgage credit / AIDS is growing by 33% (yoy), while construction loans and real 

estate loans recorded growth respectively by 22% (yoy) and 11% (yoy). Upward trend 

that occurred since the beginning of 2011 was the impact of policy cut the BI Rate to 

5.75% which is then responded to some banks that lower mortgage rates at the level of 

7.5% -10% (1 year fixed) so that the growing consumer interest to buy a house. 

Meanwhile, Bank Indonesia Circular Letter No.14/10/DPNP which sets the ratio of 

loan to value of property sales by 70% for housing or a house with a floor area of 

more than 70 m2, is expected to reduce the growth of mortgage credit. Circular was 

issued on March 15, 2012. 

 

8.2 Jabodetabek Overview 
 
Economic 

Jakarta 

By the end of fourth quarter of 2011, 

Jakarta economy growth was 6.7%       

(y-o-y). As the same as the previous 

quarter, positive improvement occurred 

in all components such as investment 

and consumption. Improvement was 

driven by strong investment demand and 

economic prospects in Jakarta. Strong 

consumption was driven by higher 

remuneration, private sector salary 

increase, public optimism on the 

economy, and under control inflation 

rate. 

 

Greater Jakarta Economic Indicators 

Indicators 
City 

National  
Jakarta Bogor Depok Tangerang  Bekasi 

Economic Growth (%) 6.70(1) 6.07* 6.36* 6.7* 5.84* 6.5(1) 

Per Capita GRDP (Rp.000) 100,980(1)  14,806 *  9,286 *  31,672 *  15,398 *  27,000 * 

Inflation (%) (1) 3.97 2.85  2.95 3.78 3.45  3.65 

Population Growth (%) (2) 1.40 3.13 4.30 3.47 4.09 1.49 
*) BPS Estimation 2010  
(1) Bank Indonesia, Regional Economy Outlook Q4-2011 
(2) BPS, Cencus 2010 
(3) BPS, Economy Booklet 2010  

 
Jakarta CPI inflation trend showed a tendency to decrease in the end of fourth quarter of 

2011, it was recorded at 3.97% (y-o-y). Decreased price of good such as vegetables and 

stable administered price good caused inflation rate lower than previous quarter.  

Greater Jakarta  
(Tangerang--Bekasi--Depok--Bogor)  

APPENDIX V – VALUATION REPORTS BY THE INDEPENDENT VALUERS

V-401



 
 
  
 
 

   
 VALUATION & ADVISORY SERVICES 17 

 
 

 

Bogor, Depok, Tangerang, Bekasi (Bodetabek) 

As satellite town on the shores of Jakarta, the economic activities of Bogor, Depok, 

Tangerang and Bekasi cannot be detached from the influence of economic activity in 

Jakarta. Most workers in Jakarta have chosen to live in those cities due to several factors, 

including the high cost of housing in downtown Jakarta. Ease of access to the satellite cities, 

good air quality, and lower congestion levels than Jakarta are some encouraging factors for 

people to choose to be commuters. Improvement of infrastructure projects such as toll roads 

and rail transportation will positively affect the economic growth of satellite cities. 

 

The average GDP growth in Bogor, Depok, Tangerang and Bekasi reached 6.24%. The 

lowest growth rate was Bekasi at 5.84% and the highest was Tangerang at 6.7%. The 

highest GDP per capita was achieved by Tangerang at Rp31.67 million, then followed by 

Bekasi at Rp15.4 million, Bogor at Rp14.8 million and Depok at Rp9.3 million. 

 

By the end of fourth quarter of 2011, inflation rate showed a downturn trend for those 

cities. Tangerang’s inflation rate recorded at 3.78% (y-o-y), while the lowest inflation 

occured in Bogor recorded at 2.85% (y-o-y). Depok and Bekasi had inflation rate of 2.95% 

and 3.45%. 

 

Outlook 

Jakarta’s economy is predicted to grow at over 6% by 2012. From the demand side, 

consumption is expected to increase. The investment growth will remain high. Investment 

prospect in Indonesia has been improved after credit rating moved into BB+ by Fitch 

ratings and S & P, and Indonesia moved closer to attain it’s investment grade rating or on 

par with India and Brazil. 

 

Demography 

Based on the Population Census 2010 results, Jakarta's population is 9,588,198 people 

consisting of 4,859,272 men and 4,728,926 women. The population cencus shows 

population scattered on the Jakarta outer ring, while the population who live in central 

Jakarta is relatively low. The population who live in Central Jakarta only about 9.37% and 

the rest spread in South Jakarta, East Jakarta, West Jakarta and North Jakarta. Meanwhile, 

population of the Kepulauan Seribu is just 0.22%.  

 

With an area of Jakarta approximately 662.33 square kilometers and inhabited by 

9,588,198 persons, the average population density of DKI Jakarta is 14,476 persons per 

square kilo meters. The most populous area is the Central Jakarta Municipality which is 

inhabited by 18 676 persons per square kilo meters, while the lowest is Kepulauan Seribu 

Regency which is inhabited by 2,422 peoples per square kilo meters.  
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Average Jakarta's population growth rate during the last 10 years is 1.40% per year, the 

growth rate is relatively lower compared to satellite towns such as Bogor, Bekasi, 

Tangerang, and Depok. 

 
Greater Jakarta Population 

 IIndicators 

City  

Jakarta  Bogor  Depok  Tangerang  Bekasi  

Population (1.000 People) (1) 9,588  5,712  1,737  4,636  2,319  

Population Growth 

(%) (1) 1.39  3.13  4.30  3.47  3.48  

Productive Age 

Group (%) (1) 69.54  68.99  68.92  68.51  71.76  
 (1) BPS, Population Census 2010 

 
The population of Jakarta suburbs are dominated by Bogor and Tangerang, each of 5.7 

million and 4.6 million people. Respectively Bekasi city population is 2.3 million people and 

Depok city of 1.7 million people. The average population growth of Bogor, Depok, 

Tangerang and Bekasi are 3.6%, with the majority population of productive age group of 

69.55%. 

 

8.3 Jakarta Property Market 
 

 In the second quarter of 2012, 

Jakarta’s condominium supply 

increased 10.76% (q-o-q). New 

supply came from Ambassade 

Residences, Denpasar Residence 

Tower Kintamani and Ubud, and 

Tamansari Semanggi (Tower A) in 

the CBD area and Essence (The 

South), Regatta (Rio de Janeiro), 

Niffaro (Tower Mahoni), Cervino 

Village in the Non-CBD area. These apartments increased 3,688 units to the 

cumulative supply. 

 

 

 

 

 

 

 In the second quarter of 2012, 

total cumulative supply was about 
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76,866 units. It was divided into some markets area; CBD, Non-CBD, and several 

market segments from low to luxury segments. 

 

 Middle-middle class was still dominated by condominium supply in CBD area based 

on its classification. Furthermore there was an increase of 2,127 units in the Middle-

Upper sector from the completion of Ambassade Residences, Denpasar Residence 

Tower Kintamani and Ubud, The Wave and Tamansari Semanggi. 

 

 In Non-CBD area, Niffaro (Tower Mahoni) with 288 units and Cervino Village with 449 

units  added the market supply on middle-middle segment. These additional supplies 

have made the total cumulative supply rose into 60,027 units, increased by 2.67% (q-

o-q). 

 

Take-up 

 The take-up rate in CBD area 

slightly increased by 2.20% from 

83.26% to 85.09% this quarter. This 

growth comes from the demand 

within projects such as Verde 

Signature, The Grove, Tamansari 

Semanggi. 

 

 With the number of new supply in 

this quarter, take up rate for Non-CBD area grew significantly compared to the 

previous quarter, from 73.55% to 74.87% or increased by 1.80%. The notable growth 

of Non-CBD area was related to high demand within projects, such as Essence 

Darmawangsa (tower east), Kemang Village (The Tiffany, The Infinity, The Intercon), St. 

Moritz Penthouse, Residence 8 Senopati, 1 Park Residence, and Pakubuwono 

Residence. 

 

Selling Price 

 The increase of new condominium 

projects has led to a relatively 

moderate price rise.  

 Selling price of condominum had 

rose by 9.6% (q-o-q) or 21.57% (y-

o-y) and reached Rp21.7 million 

per square meter.  

 

 

Outlook 
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In 2012, the Greater Jakarta market is estimated to complete 15,784 new units. The new 

supplies are predicted to come from middle-up and Middle-Middle segment apartments. 

With the big amount of new supplies in the market, developers will need to offer compelling 

product advantages and be competitive in promoting their projects in order to boost 

transaction activities during 2012. The high demand is expected to increase the selling 

prices, particularly apartments that are still under construction. 
 

Market Prediction 

 

Progress on rental and serviced apartment is slower compared to condominium market 

since the demand for rental and serviced apartments is dominated by foreigners who works 

in Jakarta. There has been a slight decrease of foreigners who works or who travels to 

Indonesia, thus results in a decline for demand of rental and serviced apartments. 

 

 

8.4 Existing Competitors 

 

The subject property is targeted to capture the market of expatriates who works in offices 

and embassy buildings near the area, which are staying in Indonesian for medium or long 

term period. The existing competitors for the subject property are the following serviced 

apartments located in the surrounding area: 

 

 

 

 

 

 

a. Oakwood Premier Cozmo 

 

The Oakwood Premier Cozmo is located at Jalan Lingkar Mega 

Kuningan Blok E4.2 No. 1 Jakarta, within the Mega Kuningan 

Business District. The apartment was developed by PT Cozmo 

International and completed in 2007 with a total of 204 units, 

targeting the middle upper market segment. The apartment offers 

temporary housing for expatriates with options of one, two or 

three-bedroom apartments with unit size ranging between 70 sqm-

160 sqm. The apartment occupancy rate reached 84%. The rental 

price offering is in the range of USD3,800-USD5,400 per month. 

 

b. The Ritz-Carlton Jakarta at Pacific Place 
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The Ritz-Carlton Jakarta is located at Jalan Jl. Jenderal Sudirman 

Kav. 52-53, Jakarta, within the Sudirman Central Business District. 

The apartment was developed by Tan Kian Properties and 

completed in 2007 with a total of 270 units, targeting the middle 

upper market segment. The apartment offers a variety of one, two 

or three-bedroom apartments with unit size that is larger than its 

competitors, ranging between 80 sqm-169 sqm. The apartment 

occupancy rate reached 85%. The rental price offering  is between USD2,090-

USD6,060 per month.  
c. The Mayflower Jakarta – Marriott Executive Apartments 

 

The Mayflower Jakarta, or also known as the Marriott Executive 

Apartments is located at Jalan Jenderal Sudirman Kav 76 - 78, 

Jakarta. The apartment is within the same mix-used building 

complex with the Sudirman Plaza and Indofood Tower. The 

apartment was developed by Tan Kian Properties and completed in 

2007 with a total of 96 units, targeting the middle upper market 

segment. The apartment consists of one, two or three-bedroom with 

unit size ranging from 150 sqm to 250 sqm. The apartment occupancy rate reached 

87%. The rental price offering is  between USD3,500-USD5,800 per month.  

 
d. Plaza Residence 

The Plaza Residences is located above the InterContinental Mid 

Plaza Hotel Jakarta and the first integrated hotel and apartment 

development. The Plaza Residence is located at Jalan Jenderal 

Sudirman, Lot 10-11 Jakarta. The apartment was developed by 

PT Prima Adhitama International Development and completed in 

1998 with 259 units, targeting the middle upper market segment. 

There is a range of one, two or three-bedroom apartments and a 

two-storey penthouse with unit size ranging between 80 sqm to 308 sqm, offered with a 

choice of furnished, unfurnished and fully-serviced apartments. The apartment 

occupancy rate reached 99%.  The rental price is offered at the range of USD2,500-

USD3,700 per month. The Plaza Residences is a part of the MidPlaza complex, situated 

in the Jakarta CBD and has convenient access from Jalan Jenderal Sudirman and Jalan 

KH. Mas Mansyur. 

 

e. Ascott Jakarta 

 
Ascott Jakarta is located in Jakarta’s Golden Triangle, at Jalan 

Kebon Kacang Raya No.2 Jakarta. The apartment was developed 

by PT Bumi Perkasa Andika and completed in 2008 with 198 

units, pampered with modern Balinese style decor. There is a 
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range of studio, one, two, and three-bedroom residences and grand split level 

penthouses with unit size ranging between 50 sqm to 490 sqm, each designed with a 

fully-equiped kitchen, home entertainment system, IDD telephone, and an option for a 

maid’s room. The apartment occupancy rate reached 85%.  The rental price is offered 

at the range of USD2,600-USD3,600 per month. 

 

Market Positioning 

Based on the market positioning analysis, the subject property is positioned below The 

Ritz-Carlton, Oakwood Premier Cozmo, Ascott Jakarta, and The Mayflower, but upper 

than The Plaza Residences. The subject property is competing directly with Plaza 

Residence which is also located near the location. However, the subject property offers 

a more affordable price than the Plaza Residence. The market positioning is based on 

several criteria, such as location and accessibility, operator, development concept and 

building condition. 
 

 

 
 

 

9.0 Highest and Best Use 

 

Highest and Best Use according to the Indonesian Valuation Standard (SPI – Standar 
Penilaian Indonesia) as well as is defined in The Appraisal of Real Estate, as: 

“The reasonably probable and legal use of vacant land or an improved property that is 

physically possible, appropriately supported, financially feasible, and that results in the 

highest land value.” 

 

The above definition of Highest and Best Use applies to the use of a site as though vacant, 

as well as the existing property, as improved. When a site contains improvement, the 

Highest and Best Use may be determined to be different from the existing use. The existing 
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use will continue unless and until the land value in its Highest and Best Use exceed the sum 

of the value of the entire property in its existing use plus the cost to remove the 

improvements.  

 

Four criteria must be examined to determine whether a use represents a property’s Highest 

and Best Use. These requirements are the use which is physically possible, legally 

permissible, financially feasible, and maximally productive. 

 
Highest and Best Use As Improved  

 

The subject property is designed as an apartment building which is physically possible and 

functionally adequate. The subject property location is zoned for commercial use, however 

we understand that the use as residential is allowed and there is no charge imposed to 

convert commercial use into residential. Based upon the preceding market analysis and the 

forthcoming valuation, the subject property will produce income that is sufficient for 

financial feasibility. Considering the location, market condition and surrounding 

development, the current development as an apartment building will give maximally 

productive use and thus the highest and best use of the subject property. 

 

 
10.0 Valuation Methodology 

Generally, there are three basic approaches to value that should be considered; 

1. Income approach 

2. Cost approach 

3. Market data approach 

In appraisal practice, an approach to value is included or omitted based on its applicability 

to the property type being valued and the quality and quantity of information available. The 

final step in the appraisal process is reconciliation – a process by which we analyze 

alternative conclusions and selects a final value estimate from among the indications of 

value. 

In this valuation, we have considered that the MMarket Data AApproach and  the  Income 

Approach analysis are most applicable in valuing the subject property. 

 

Market Data Approach 

 

Generally, Market Value valuation is best approached by analysis of open market 

transactions of similar properties. The Market Data Approach is a process by which a 

market value estimate is derived by analyzing the market activity of similar properties and 

comparing these properties to the subject property being appraised.     
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The subject property is 108 apartment units, a restaurant and 6 units offices/storage at the 

basement areas. To derive the Market Value of en-block sale, we would made adjustment 

to Market Data Approach by taking into account the time required to dispose the whole 

amount of the subject property with the following procedure: 

 The cash flow projection is using Rupiah currency since the revenue stream is in Rupiah. 

 Taking into account the amount of properties and projected market condition, we have 

estimated a selling period of 2 (two) years.  

 The projection on number of property sold per year is arrived at by referring to sales 

performance of similar comparable properties and assumed at 64 units in 1st year and 

51 units in 2nd year.  

 The selling price of each property is predicted based on analysis of market activity of 

similar comparable properties. An increase of 10% in year 1 and 7.5% in year 2 is 

adopted during the above selling period. 

 

 

 

 

 

 

 

 

 The gross sales per annum are arrived at by multiplying the number of properties sold 

with the projected price of each property. 

 The present value of net operating income is analyzed with discounted cash flow by 

using a discount rate at 11.65% throughout the period. 

The assumption used in calculating the discount rate (IDR base) is as follows: 

 

Description Assumption Explanation Source 

Cost of Equity      
Rf 5.62%  Rate of return of 

Short Term 

Government Bond 

Bank Indonesia 

β 0.7017  Average Levered 
Beta of Property 
Companies 

Bloomberg 

RPm 9.00%  Market Risk 

Premium    

Damodaran 

kee 111.994%%   
Cost of Debt      

kd 11.46% 
Investment Loan 

Interest Rate 

Bank Indonesia 

kdd   11..46%%   
    

Type  Selling Price/sqm (Rp)  
1 BR 24,557,000 
2 BR 24,076,000 

3 BR 21,668,000 

Restaurant - 2nd Floor 18,418,000 

Basement 9,209,000 
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Description Assumption Explanation Source 

We 40% Average ratio of 

equity to capital 

markets 

Market 

Wd 60%   

Discount Rate 11,65% 
  

 Then deducted with unreceived revenue of about Rp69 million and cost to furnish of 

about Rp227 million. 

 

 
Income Approach using Discounted Cash Flow Method (DCF Method) 

 

Generally, this approach is applicable for income producing properties. This method takes 

into consideration the income of the property derived from the various revenue sources and 

the operational, administrative and other expenses to be incurred in obtaining that income. 

The resulting profit, before interest charges and tax, is then capitalized at a rate considered 

as appropriate in reflecting the level of risk and return of the investment. 

 

This approach considers the income and expenses related with subject property and 

estimated value with capitalization process. Capitalization correlates the income (usually the 

net income) with the definition of value through the conversion of income into value 

estimation. This process possibly use the direct capitalization (known as the capitalization 

rate), yield or discount rate (describing the return on investment), or both. In general, 

substitution principles implies that the revenue streams that generate the highest return rate 

is comparable with the level of risk taken and will generate the most possible value. (KPUP 

9.2.1.3) 

 

DCF method is most suitable for valuing income-producing properties. In this method, the 

anticipated series of annual net operating income of the property is processed to produce 

an indication of value. Net operating income is the income generated before payment on 

any debt service and tax. The series of net operating income is discounted into present 

value by using a discount rate that reflecting the level risk and return of similar properties. 

 

We have used Discounted Cash Flow method with the following procedures: 

 The cash flow projection is using US Dollar currency since the revenue stream is in US 

Dollar; 

 The cash flow projection is within a duration of 11 years; 

 The number of unit used in this valuation is 107 in September 2012 to November 

2012, and 108 in December 2012 and the remaining years. 

 The operational day for this projection is 93 days in 1st year (September-December 

2012) and 365 days for remaining years (January to December); 

 This valuation accounts for unit composition as follows: 
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No. of 
Bedrooms Unit Size (sqm) 

Total Units  

30 September 2012 October--Deceember 
20122 

1-BR 82 27 27 
2-BR 119 27 27 
2-BR 121 27 27 
3-BR 158 26 27 

 Total   1077 108  

 The average occupancy rate (AOR) and average room rate (ARR) projection is arrived 

by making analysis market condition and its competitors. The ARR in 1st year is assumed 

at US$28.1 per square meter with occupancy rate of about 90.2%. The ARR is projected 

to increase with an increment of 7.5% in year 2 and 6% in year 3, and 5% for the 

remaining years. The occupancy rate is calculated based on market assumptions. The 

ARR and AOR assumptions based on unit type for 1st year are as follows: 

 

 

 

Type  ARR//month (US$)  AOR (%)  
A (1-BR) 2,925 96.02 
A (2-BR) 3,414 86.10 

 A1 (2-BR) 3,471 

     B1 (3-BR) 3,637 93.60 
 

 The AOR and ARR projection are described as follows: 

 

 
 

 The other revenue is generated from unit/room rental, telephone, laundry and other 

operating department with the following assumption: 

Department  Revenue  Assumption  
Room Rental rate x room occupied 
Food & Beverage 2.50%  from room revenue 
Minor & Other Operating Department 1.19%  from room revenue 

 

 The income of each operating department is deducted with its related department cost 

to arrive at the departmental profit. This figure is then deducted with general cost 
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(undistributed expenses) to derive the house profit, then deducted with fee and owner’s 

cost to derive the net operating income. The details assumption are as follows: 

 

Cost  Assumption  
Department Cost & Expenses   

Rooms 7.50% from room revenue  

Housekeeping 6.00% from room revenue  

Food & Beverage 94.27% from F&B revenue  

Other Operating Department 65.00% from OOD revenue  

Undistributed Expenses   
    Administrative and General 2.28% from total revenue  
    Sales & Marketing 5.55% from total revenue  
    Property Operation Maintenance 1.18% from total revenue  

 Human Resource 0.66% from total revenue  
 Utilities 4.54% from total revenue  

Fees  
     Basic Management Fee  2.00% from total revenue  

    Incentive Fee  6.00% from GOP  
    Marketing Fee  1.00% from room revenue  
Owner’s Cost  

     Property Tax Increase 5% per annum   
    Service Charge US$ 2 /sqm/month  
    Property Insurance Increase 5% per annum  

Provision for Real Estate and M & E 2.00% from total revenue 
Provision for FF&E 2.50% from total revenue  
  

 

 This series of net operating income of subject property is discounted into present value 

by using a discount rate of 7.42%; 

The assumption used in calculating the discount rate (USD base) is as follows: 

Description Assumption Explanation Source 

Cost of Equity      

Rf 4.64%  Rate of return of Long 
Term Government Bond 

Bank Indonesia 

β      0.702   

RPm 9.00% Market Risk Premium    Damodaran 

ke 100.95%    

Cost of Debt      

kd 5.07% 
Investment Loan Interest 
Rate 

Bank Indonesia 

kdd   5.07%%   

    

We 40% Average ratio of equity to 
capital markets 

Market 

Wd 60%   

Discount Rate  7,,422%    

 

 The present value is deducted with cost to furnish which is assumed at US$23,700.00  

 

 

 

APPENDIX V – VALUATION REPORTS BY THE INDEPENDENT VALUERS

V-412



 
 
  
 
 

   
 VALUATION & ADVISORY SERVICES 28 

 
 

 

 

 

 

 

 

 

 

 

 

 
 

Valuation Summary 

 

The final step in the valuation process is reconciliation – a process by which we analyzed 

value indications from each method and derive the final value estimate from among 

indicative values. To derive the Market Value, we have made a weighted average of each 

indicative value as follows: 

Approach 
Indicative Market 

Value (Rp) 
Weight  Market Value (Rp)  

Market Data – Sales Staging 309,736,000,000  70% 216,815,200,000  

Income - DCF 261,737,000,000  30% 78,521,100,000  

Total  2955,33400,0000,0000 
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11.0 Valuation 
 

We understand that the market of the property is transacted in Rupiah currency; therefore, 

we have valued the property on Rupiah currency. We advise that the use of currency other 

than stated in this report is not applicable. However, for your information only, the 

exchange rate at the date of valuation is US $1= Rp9,588.00 (middle rate).  

 

Our valuation is subject to the following: 

1. Value listed in this report for the subject property and any values in this report which are 
parts of the property valued apply only in terms of and for the purpose of this report. 
The Value used in this valuation report should not be used in conjunction with any other 
valuation purposes as they may prove incorrect if so used.  

2. The subject property is covered with good marketability title, free and clear from all 
liens and encumbrances, easements, restriction or limitation and unexpected expenses. 
We do not make any land measurements, and we assume that the land drawings 
contained in the land certificates and building drawings provided by the Company are 
true and accurate. 

3. For the purpose of this valuation, we rely on the data provided by the Company and 
verbal data gathered during site inspection and assume that those are true and 
accurate.  

4. We have not conducted a full inspection of the 108 strata apartment units. We have 
only conducted a partial inspection for each unit type which is permitted by the 
management. In this valuation we assume that the conditions of all units are typical and 
fully furnished. 

 

We declare that in performing this valuation we are an independent party, that has no direct or 

indirect interests to the subject property nor the result of our valuation. 

 
We advise that the market value opinion is without regard to costs of sale or purchase and 
without offset of any associated taxes. 
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Having considered all relevant information and prevailing market conditions and comments 
in this summary report, we are of the opinion that Market Value for the subject property 
located at Jalan Setiabudi Raya No. 9, Setiabudi Sub-district, Setiabudi District, South 
Jakarta, DKI Jakarta Province, Indonesia, as at 30 September 2012 is: 
 

Rp295,340,000,000.00 

(TWO HUNDRED NINETY  FIVE BILLION AND THREE HUNDRED FORTY MILLION 

RUPIAHS) 

 

For your information only, and for the purpose of this valuation, the above Market Value in US 

Dollar denomination (using the exchange rate as of US $1= Rp9,588.00 (middle rate) is: 

 

US$30,800,000.00 

( THIRTY MILLION AND EIGHT HUNDRED THOUSANDS UNITED STATE DOLLARS) 

 

 

12.0 Limiting Condition 

 
Attached on the appendices 

 

Yours faithfully, 

KJPP Rengganis, Hamid & Rekan 
  
 
 
 
 
Vivien Heriyanthi, MAPPI (Cert.) 
Associate Partner  
Licensed Valuer No. PB-1.09.00263 
MAPPI No. 00-S-1256 
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