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26th February, 2010

The Board of Directors

Shell Electric Holdings Limited
} Shell Industrial Building

No. 12 Lee Chung Street

Chai Wan Industrial District

Hong Kong

Dear Sirs,

Preliminary In accordance with your instructions to value the properiies in which
Shell Electric Holdings Limited (the “Company”) and its subsidiaries
(hereinafter together referred to as the “Group”) have interests in the
United States of America (“United States”). We confirm that we have
carried out physical inspections, made relevant enquiries and searches
and obtained such further information as we consider necessary for the
purpose of providing you with our opinion of the market values of the
property interests as at 30th November, 2009 (the “date of valuation”).

Basis of Qur valuations of the property interests represent the “market value”
Valuation which we would define as intended to mean “the estimated amount for
, which a property should exchange on the date of valuation between a
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”.
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Valuation
Assumptions

Site
Inspection

Valuation
Methodology

The valuation has been prepared in accordance with the reguirements
set out in Chapter 5-and Practice Note 12 of the Rules Governing the
Listing of Securities issued by The Stock Exchange of Hong Kong
Limited; Rule 11 of The Codes on Takeovers and Mergers and Share
Repurchases (October 2005 edition as amended in April 2008 and
August 2008) issued by the Securities and Futures Commission; the
RICS Valuation Standards (6th Edition) published by The Royal
Institution of Chartered Surveyors and effective from 1st January, 2008;
and The HKIS Valuation Standards on Properties (2005, First Edition)
published by The Hong Kong Institute of Surveyors effective from 1st
January, 2005.

Our valuations have been made on the assumption that the seller sells
the property interests in the market without the benefit of a deferred
term contract, leaseback, joint venture, management agreement or any
similar arrangement, which could serve to affect the values of the
property interests.

No allowance has been made in our report for any charges, mortgages or
amounts owing on any of the property interests valued nor for any
expenses or taxation which may be incurred in effecting a sale. Unless
otherwise stated, it is assumed that the properties are free from
encumbrances, restrictions and outgoings of an onerous nature, which
could affect their values.

We have not carried out detailed site measurements to verify the
correctness of the site areas in respect of the properties but have
assumed that the site areas shown on the documents and/or official
plans handed to us by the Group are correct. All documents and
contracts have beert used as reference only and all dimensions,
measurements and areas are approximations. No on-site measurement
has been taken.

We have inspected the exterior and, where possible, the interior of the
properties. However, no structural survey has been made, but in the
course of our inspection, we did not note any serious defects. We are
not, however, able to report whether the properties are free of rot,
infestation or any other structural defects. No tests were carried out on
any of the services.

We have valued the property interest in Group I by the direct
comparison approach assuming sale of the property interest in its
existing state with the benefit of immediate vacant possession and by
making reference to comparable sale transactions as available in the
relevant market.

We have valued the property interests in Group I by the investment
method by taking into account the net rental incomes of the properties
derived from the existing tenancies with due allowance for the
reversionary income potential of the tenancies, which are then
capitalised into the values at appropriate capitalisation rates.
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We have attributed no commercial value to the property interest in
Group III, which is leased by the Group, due either to the short-term
nature of the lease or the prohibition against assignment or sub-letting
or otherwise due to the lack of substantial profit rent.

Source of We have relied to a very considerable extent on the information given by

Information the Group and have accepted advice given to us on such matters as
tenure, planning approvals, statutory notices, easements, particulars of
occupancy, lettings, identification of the properties and all other
relevant matters.

We have had no reason to doubt the truth and accuracy of the
information provided to us by the Group. We have also sought
confirmation from the Group that no material factors have been omitted
from the information supplied. We consider that we have been provided
with sufficient information to reach an informed view, and we have no
reason to suspect that any material information has been withheld.

Title We have been, in some instances, provided by the Group with extracts of

Investigations  the title documents relating to the property interests, and have caused
searches to be made at the local land registries. Where possible, we have
searched the original documents to verify the existing titles to the
property interests in Groups I and II, and any material encumbrances
that might be attached to the properties or any lease amendments which
may not appear on the copies handed to us.

Currency & Unless otherwise stated, all monetary sums stated in this report are in
Exchange United State Dollars (US$) with Hong Kong Dollars (HK$) conversion
Rate for reference. The exchange rate adopted in our valuations is

approximately US$1l = HK$7.75 which was approximately the
prevailing exchange rate as at the date of valuation.

Our valuations are summarised below and the valuation certificates are
attached. )

Yours faithfully,
for and on behalf of
Cushman & Wakefield Valuation Advisory Services (HK) Limited

m

>
Vincent K. C. Cheung
Registered Professional Surveyor (GP)
BSc(Hons) MBA MRICS MHKIS
Director

Nete:  Mr. Vincent K. C. Cheung holds a Master of Business Administration and he is a
Registered Professional Surveyor with over 12 years’ experience in real estate
industry and assets valuations sector. Mr. Cheung is a member of The Royal
Institution of Chartered Surveyors and a member of the Hong Kong Institute of
Surveyors. Mr. Cheung is one of the valuers on the “list of property valuers for
undertaking valuation for undertaking valuation for incozpozation or reference in
listing particulars and circulars and valuations in connection with takeovers and
mergers” as well as a Registered Business Valuer of the Hong Kong Business
Valuation Forum.
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SUMMARY OF VALUES

UNITED STATES

Market Value in
existing state as at
30th November,
Property 2009
1925-1933 North Great Southwest U5%1,180,000
Parkway HK$9,145,000
Grand Prairie
Texas 75050
The United States
Sub-total: US51,180,000
HK$9,145,000

THE UNITED STATES

Market Value in

existing state as at

+ 30th November,

Property 2009
Phase I : U5%12,100,000
The Vineyard Business Park HK$93,775,000

7401-7599 Southfront Road
Livermore

Alameda County
California 94550

The United States

GROUP I~ PROPERTY INTEREST QOWNED AND OCCUPIED BY THE GROUP IN THE

Market Value in
existing state as at
30th November,
2009 attributable
to the Group

Interest
atiributable
to the Group

100% 1j551,180,000
HK$9,145,000

US5$1,180,000
- HK$9,145,000

GROUP II - PROTERTY INTERESTS HELD FOR INVESTMENT BY THE GROQUP IN

Market Value in

existing state as at

Interest 30th November,
attributable 2009 attributable
to the Group to the Group

100% U5512,109,000
HEK$93,775,000
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Market Value in
existing state as af
30th November,
Ne. Property 2009
3. Phase II 115$12,700,000
The Vineyard Business Park HK$98,425,000
7633 and 7683 Southfront Road
Livermore
Alameda County
California 94550
The United States
Sub-total: 1J5524,800,000
HK$192,200,000

Market Value in

existing state as at

Interest 30th November,
attributable 2009 attributable
to the Group to the Group

100% U5412,700,000
HEK3$98,425,600

US524,800,000
- HK$192,200,000

GROUP IHI -~ PROPERTY INTEREST LEASED AND OCCUPIED BY THE GROUP IN

THE UNITED STATES

Market Value in
existing state s at
30th November,
No. Property 2009
4, Suite 105 No commercial
2125 Corporate Drive ‘ value
Marietta
Georgia
The United States
Sub-total: Nil
Grand-total: U54$25,980,000
HEK$201,345,000
————
—-5=

Market Value in

existing state as at

Interest 30th November,
attributable 2009 aitributable
to the Group to the Group

N/A Nil

Nil

U5525,989,000
HK$201,345,000
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b - VALUATION CERTIFICATE

b GROUPI-PROPERTY INTEREST OWNED AND OCCUPIED BY THE GROUP IN FHE

UNITED STATES

they have no intention to dispose this property.

4. SMC Marketing Corporation is a wholly-owned subsidiary of the Company.

and is a Member of The Royal Institution of Chartered Surveyors {(MRICS).

Market Value in

g existing state as
at 30th
FProperty Deseription and tenure Particulars of occupancy Navember, 2009
L 1525-1933 North The property comprisesa  The property is currently US$1,180,000
i} Great Southwest parcel of development vacant. (HX$9,145,000)
Parkway land with a site area of
Grand Prairie approximately 97,139 100% interesf
b Texas 75050 square feef, on which is attributable to the
The United States erected a single-storey Group:
industrial building which US$1,180,000
B was completed in about (F1K$9,145,000)
1976.
B The property has a gross
floor area of
D approximately 49,725
square feet.
D The property is held in
h freehold ownership.
Notes:-
1. Fursuant to the a Warranty Deed filed in the Tarrant County Courtiouse in Book 9484 Page 397 issued by
E Tarrant County dated 10th January, 1989, the registered owner of the property is SMC Marketing
A Corporation.
. 1
2. The assessor’s parcel number of the property is 04619579 as per the Tarrant County Tax Assessor’s Office.

3. With zespect to the tax implications, the property is assessed at US$1,494,064 by the Tarrant County
Appraisal District. The tax rate for the subject property is US$2.571565 for every US$100 of assessed
value. The current tax liability is US $38,421. Upon sale of the subject, sellers are responsible for their
share of acerued property taxes during the tax year (IstJanuary to 31st Pecember), The sale of the subject
property does not necessitate the reassessment of the property, but the property is subject to being
reassessed on an annual basis. The subject’s assessment is 26% above the estimate of value of
U5%$1,180,000 and can possibly be reduced given the value indication of comparable sales in the area. The
propezty tax should be paid upon conveyance of the property. Nevertheless, the Company confirmed that

5, Our valuation conclusion is reached having regard to the valuation report undertaken by Mr, Jerry L.
Fulwiler, a qualified surveyor of Cushman & Wakefield of Tekas, Inc., who has 19 years’ valuation
experience in respect of properties in the United States. He is a Member of the Appraisal Institute (MAT)
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Cushman & Wakefield Valuation Advisory Services {HK) Limited

GROUP II - PROPERTY INTERESTS HELD FOR INVESTMENT BY THE GROUP IN

THE UNITED STATES

Property
2. PhaseI
The Vineyard

Business Park
7401-759% Southfront

Description and tenure

The property comprises
a parcel of development
land with a site area of

approximately 49,047.94

Market Vailue in
existing state as

at 30th
Particulars of occupancy November, 2009
The property is currently U5$12,100,000
about 74.5% leased and (HK$93,775,000)

the remaining portion is

currently vacant and 100% interest

Road square metres, on which available for lease. attributable to the
Livermore are erected two Group:
Alameda County single-storey office Us$12,100,000
California 94550 buildings which are (FEK$93,775,000)
The United States completed in about 1994,
The property has a total
net rentable area of
approximately 131,081
square feet,
The property is held in a
leased fee interest with
the latest expiry date
being 31st December,
2015,
Notes:-
1. Pursuant to a Quit Claim deed, No. 169327 issued by the County of Alameda dated 5th June, 2000, the
zegistered owner of the property is Vineyard Management Company.
2, The assessor’s parcel number of the préperty is 99B-8110-76 as per the Alameda County Assessor’s
Office.
3. Details of the tenancy status are listed as follows:
Net
Rentable
Portion Name of Tenant Area Lease Term Rent
From To
(sq.ft.) (UIS§/5q.f¢. fmth)
No, 7404  The Produce 10,3190 Sep 1997 Aug-2011  From Sep 2008 : $9.48
Exchange From Sep 2009 : $9.72
From Sep 2010 : $10.08
No. 7418 Vacant 1,800 N/A N/A
No. 7419  Vacant 4,946 N/A N/A
No. 7425  Vacant 9,514 N/A N/A
No.7449  Topcon 13,458 Oct 2006 Sep 2012 From Oct 2008 : $13.20
Positioning Sy From Oct 2009 : 57.20

From Oct 2010 ; $7.44
From Oct 2010 : $7.68
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Net
Rentable
Portion Name of Tenant Area Lease Term Rent
From To
(sq.ft.) (US3/5q.ft. finth)

No. 7503 FormPFaclor 16,371 Nov 2006 Oct 2011  From Dec 2008 : $12,09
’ From Dec 2009 : $12.46
From Dec 2010: $12.83

No. 7475  PormPaclor 23,107 Nov 2006 Oct 2011 From Dec 2008 : $12.09
From Dec 2009 : $12.46
From Dec 2010: $12.83

No. 7535  Vacant 17,134 N/A N/A

)
)
)
)
)
J
)
)
)
b
' No.7543  American 8,380 Jan 1998 Dec 2015  From jul 2009 : $15.36
Medical Resp From Jul 2010 : $15.84
) From Jul 2011 : $16.44
Prom Jul 2012 : $16.92
. o s 2
From Jul 2015 : $18.84
)
b
)
)
b
’A
)
b
)
b
b
)
}
)

No. 7555  Pennysaver® 3,286 Jan 1999 Dec2009  From Jan 2009 : $11.47

No. 7575  American 22,775 Jan 1998 Dec 2015 From Jul 2009 : $15.36
Medical Resp From Jul 2010 : $15.84

From Jul 2011 : $16.44

From Jul 2012 : $16.92

From Jul 2013 : $17.52

From Jul 2014 : $18.12

From Jul 2015 : $18.84

Total: 131,081

* Pennysaver has vacated the Jeased prentises and will not rencw its lease upon iis expiry.

4.’ Under the provisions of Article XIIIA of the California State Tax and Revenue Code, properties are
re-assessed upon sale at the County Assessor’s opinion of market value, which is typically the sale price.
Real estate taxes were estimate by applying the subject’s current tax rate of 1,129% on our market value
conclusion on “as is” basis. Based on the above, real estate taxes would be about US$134,661 per annum.
The property tax should be paid upon conveyance of the property. Nevertheless, the Company confirmed
that they have no intention to dispose this property.

5. Vineyard Management Company is a wholly-owned subsidiary of the SMC Marketing Corporation,
which is a wholly-owned subsidiary of the Company.

6. Our valuation conclusion is reached having regard to the valuation report undertaken by Mr. Michael G.
Davis, a qualified surveyor of Cushman & Wakefield of CA. Inc., who has 22 years’ valuation experfence
in respect of properties in the United States. He is a Certified General Real Estate Appraiser with the State
of California (license AG0D1700) and is a Member of the Appraisal Institute (MAT),

)
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Property
3. Fhase II
The Vineyard

Nofes:-

1.

2.

3.

Business Park
7633 and 7683
Southfront Road
Livermore
Alameda County
California 94550
The United States

Description and tenure

The property comprises a
parcel of development
land with a site area of
approximately 30,230.04
square metres, on which
are erected two
two-storey office
buildings which are
completed in about 2001.

The property has a total
net rentable area of
approximately 103,820
square feet,

The property is held in a
leased fee interest with
the latest expiry date
being 28th February,
2013,

Pariiculars of oceupancy

The properiy s currently
about 97.8% leased and
the remaining portion is
currently vacant and
available for lease.

Market Value in
existing state as

at 30th
November, 2009

US%$12,700,000
(11K 598,425,000}

100% inferest
attributeble to the
Group:
US$12,700,000
{FIK$98,425,000)

Pursuant to a Quit Claim deed, No. 169327 issued by the County of Alameda dated 5th June, 2000, the
registered owner of the property is Vineyard Management Company.

The assessor’s parcel number of the property is 99B-8110-77 as per the Alameda County Assessor’s

Office,

Details of the tenancy status are listed as follows:
f

Net
Rentable
Portion Name of Tenant Area Lease Term
From To
(sq.ft.)
No. 100-A  Activant 26,023 Mar 2002 Peb 2012
No. 120-B  Bay Area 6,526 Sep 2004 Jan 2010
Construction
No. 130-B  Activant 6,523 Mar 2002 Feb 2012
No. 160-B  Impact Sales 5,340 Nov 2004 Feb 2013
No. 176-B  Oliver De Silva, 1,597 QOct 2005 Oct 2010
Ine.

Rent
(UISS/sq.ft. fmth)

Prom Mar 2009 : $21.70
From Mar 2010 : $22.21
From Mar 2011 : $22.77

From Dec 2008 : $14.88
From Feb 2005 : $11.52

From Nowv 2008 : $13.08
From Nov 2009 : $13.56
From Nov 2010 ; $13.92
From Nov 2011 : §14.28

From Jun 2009 : $10.80
From fan 2010 : $11.12
From Jan 2011 : $11.46
From Jan 2012 : $11.80

From Nov 2008 : $14.40
From Nov 2009 : $14.88
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Net
Rentable
Portion Name of Tenant Area Lease Term Rent
From To
(sq.ft.) (US$/sq.ft. fmth)
No. 180-B  Otive Tree Cafe 2,656 Aug 2007 Jul2012  From Aug 2008 : $12.00
and C ) From Aug 2009 : $14.40
From Aug 2010 : $15.60
From Aug 2011 : $16.80
No. 190-B  Vacant 2311 N/A N/A
No. 200-A  Activant 26,023 Mar 2002 Feb 2012 From Mar 2008 : $21.52
From Mar 2009 : $21.91
From Mar 2010 : $22,44
From Mar 2011 : $22.99
No. 200-B  Activant 26,821 Mar 2002 Peb 2012 From Mar 2008 : $21.52
From Mar 2009 : $21.91
Prom Mar 2010 : $22.44
From Mar 2011 : $22.99
Total: 103,820
R

Under the provisions of Article XIIIA of the California State Tax and Revenue Code, properties are
re-assessed upon sale at the County Assessar’s opinion of market value, which is typically the sale price.
Real estate taxes were estimate by applying the subject’s current tax rate of 1.129% on our market value
conclusion on “as is” basis. Based on the above, real estate taxes would be about US$141,338 per annum.
The property tax should be paid upon conveyance of the property. Nevertheless, the Company confirmed
that they have no intention to dispose this property.

Vineyard Management Company is a wholly-owned subsidiary of the SMC Marketing Corporation,
which is a wholly-owned subsidiary of the Company.

Our valuation conclusion is reached having regard to the valuation report undertaken by Mr. Michael G.
Davis, a qualified surveyor of Cushman & Wakefield of CA. Inc., who has 22 years’ valuation experience
inrespect of properties in the United States. He is a Certified General Real Estate Appraiser with the State
of California (license AG001700) and is a Member of the Appraisal Institute (MAI).

-10 -
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GROUP Il - PROPERTY INTEREST LEASED AND OCCUPIED BY THE GROUP IN

THE UNITED STATES

Property

4, Suite 105
2125 Corporate Drive
Marietta
Georgia

The United States

Notes:-

1. The assessor’s parcel number of the property is 17072700030 as per
and the owner of record is Cobalt Indusirial REIT IL.

2. Pursuant to a tenancy agreement entered into between In
Marketing Corporation (“tenant”} dated ist June,
feet was leased to the tenant for a term of 6.5
December 2012 at monthly rent of US$11,662.83 exclusive of management fees an,

Description and tenuare

The property comprises
the tenanted portion of
a single-storey
warehouse which was
completed

in about 1982,

The subject building was
erected on a parcel of
development land with
a site area of
approximately 16,106.5
square metres. It has a
total gross floor area of
approximately 88,000
square feet, in which
the tenanted portion
comprises 27,200
square feet.

The property is leased
by SMC Marketing
Corporation from
Industrial Fund |, LLC,
an independent third
party, for a term of 6.5
years commencing on 1st
Tune, 2006 and expiring
on December 2012 at

a currently monthly rent
of US$11,662.83 exclusive
of management fees and
other outgoings.

Particulars of eccupancy

The property is currently
occupied by the Group
for warehouse purposes,

3. SMC Marketing Corporation is a wholly-owned subsidiary of the Company.

4. Our valuation conclusion is reached having regard to the valuation re
Davie, a qualified surveyor of Cushman & Wakefield of Georgia,
experience in respect of properties in the United States. He is a

and is a Member of The Royal Institution of Chartered Surveyors (MRICS).

1] -

Market Value in
existing state as

at 30th
November, 2009

No commercial
Value

the Cobb County Assessor’s Office

dustrial Fund I, LLC (“landlord™) and SMC
2006, the property with a net floor area of 27,200 square
years commencing on 1st June, 2006 and expiring on

d other outgoings.

port undertaken by Mr. C. Clayton
Ine., who has 19 years’ valuation
Member of the Appraisal Institute (MAI)
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