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THE PURPOSE OF PART A OF THIS CIRCULAR IS TO PROVIDE YOU WITH THE 
DETAILS OF THE PROPOSED MX-1 CONSTRUCTION AND TO SEEK YOUR APPROVAL 
FOR THE ORDINARY RESOLUTION PERTAINING TO THE PROPOSED MX-1 
CONSTRUCTION TO BE TABLED AT THE FORTHCOMING EGM.  

YOU ARE ADVISED TO READ AND CAREFULLY CONSIDER THE CONTENTS OF PART A 
OF THIS CIRCULAR AND THE IAL AS SET OUT UNDER PART B OF THIS CIRCULAR 
BEFORE VOTING ON THE ORDINARY RESOLUTION PERTAINING TO THE PROPOSED 
MX-1 CONSTRUCTION TO BE TABLED AT THE FORTHCOMING EGM. 

2. DETAILS OF THE PROPOSED MX-1 CONSTRUCTION 

2.1 Background of the Development 

The Development, which will span approximately 12 years from 2018 to 2030, is expected to be a 
residential and commercial hub with a plot ratio of 1:3.5, of which 60% is designated for commercial 
use and the remaining 40% is designated for residential use. The GDV for the Development is currently 
estimated to be RM10,554,517,738 and the Development is expected to comprise ten (10) separate 
development plots (“Plots”), which consist of six (6) blocks of office tower, two (2) blocks of hotel, 
one (1) block of wellness centre, three (3) retail blocks, fifteen (15) residential blocks and recreational 
facilities. An outline of the types of development to be carried out on each of the Plots is set out 
below:- 

(a) Plot A: Shopping mall, service apartment, hotel and office tower; 

(b) Plot B: Hotel, wellness centre, office towers and shopping mall; 

(c) Plot C: Small office/home office (“SOHO”) apartments, shop office and office towers; 

(d) Plots D1, D2, E1, E2, F and G: Service apartments; and 

(e) Plot H: Recreational facilities. 

As at LPD, the individual development plans for the respective Plots have been submitted to the 
relevant authorities and are pending approval. Nevertheless, site clearing works have commenced. 
Based on the Management Contract, the total estimated GDC for the Development is 
RM8,550,517,736.  

For information purposes, the location map for the Development is as follows:- 

(Source: Management of MRCB)  
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RJSB had also appointed CBRE|WTW to appraise the market value of the Lands. CBRE|WTW had 
carried out the valuation of the Lands on 30 November 2017, being the material date of valuation, using 
the Residual Method and Comparison Method, based on the following assumptions:-  

(i) the total land size of the Lands is 76.14 acres; 

(ii) the Lands have a plot ratio of 1:6.5, which is a condition precedent to the SSA; 

(iii) the proposed development on the Lands has no low cost components; and 

(iv) the Lands are vacant with vacant possession and no value is attributed to all site improvements 
including the buildings/structures erected thereon. 

In carrying out the valuation of the Lands, CBRE|WTW had also relied on the Feasibility Report. The 
Executive Summary of the Feasibility Report is set out in Appendix C(V) of Part C of this Circular. 

For information purposes, under the residual method, consideration is given to the GDV of the Lands 
and deducting therefrom the estimated costs of the development including preliminaries, development 
and statutory charges, construction costs and professional fees, financing charges and developer’s profit 
and resultant amount deferred over a period of time for the completion of the projects. For purposes of 
the residual value method, the Valuer has adopted the assumptions and components of the proposed 
development as set out in the Feasibility Report, which comprises serviced apartments, shop offices, 
office towers, apartments, SOHO, two (2) retail malls and a hotel. The Valuer has also assumed that the 
proposed development is launched in three (3) phases with a project horizon of approximately 14 years.  

The comparison method entails analysing recent transactions and asking prices of similar property in 
and around the locality for comparison purposes with adjustments made for differences in locality, 
visibility/accessibility, size, tenure, title status, shape/terrain, site improvement, planning approval, title 
restrictions if any and other relevant characteristics to arrive at the market value.  

The market values of the Lands derived based on the residual method and comparison method are both 
RM1,430,000,000. The Valuer had concluded that the market value based on the residual method is a 
fair representation of the market value of the Lands in view that the Lands are proposed to be 
developed into a new township with a confirmed plot ratio.  

The valuation certificate for the Lands is set out in Appendix C(IV) of Part C this Circular.  

The location map of the Lands is as set out below:- 

(Source: Management) 
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