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Our ref: CON000292588RE-1

3 June 2016

The Board of Directors

Zastron Electronic (Shenzhen} Co., Litd.
East Zone, Namtai [ndustrial Zone

No.2 Namtai Road, Xixiang Town

Gushu Community, Bao’an District
Shenzhen City, Guangdong Province

The People’s Republic of China

Dear Sirs,

Re: Valuation of (1) a parcel of land held by Zastron Electronic (Shenzhen) Co., Ltd. located
in Bao’an District, Shenzhen City, Guangdong Province, the People’s Republie of China
(the “PRC”), (2) 2 parcels of land held by Namtai Investment (Shenzhen) Co., Ltd.
located in Bao’an District, Shenzhen City, Guangdong Province, the PRC and (3) a parcel
of land and the buildings erected thereon held by Wuxi Zastron Precision-Flex Co., Ltd.
located in Binhu District, Wuxi City, Jiangsu Province, the PRC ((1), (2) and (3)
hereinafter together referred to as the “Properties™).

Instructions

In accordance with the instructions of Zastron Electronic (Shenzhen) Co., Ltd. (the “Company™),
Jones Lang LaSalle Corporate Appraisal and Advisory Limited (“we™) to provide valuation service
on the captioned properties.

As instructed by the Company, we confirm that we have carried out 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 Properties based on the Special
Assumptions set out below as at 15 May 2016 (the “valuation date™) for internal reference purpose.

The Properties

According to the information provided by the Company, the Properties comprise:

e  Property no. 1. A parcel of land held by Zastron Electronic (Shenzhen) Co., Ltd. (“Zastron
Electronic™) located at the junction of Guangming Avenue and No. 18 Road, Guangming Hi-tech
Industry Park, Bao’an District, Shenzhen City, Guangdong Province, the PRC;

e Property no. 2: 2 parcels of land held by Namtai Investment (Shenzhen) Co., Ltd. (*Namtai

Investment™) located at the northern side of Nantai Road, Xixiang Town, Bao’an District,
Shenzhen City, Guangdong Province, the PRC; and
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e  Property no. 3: A parcel of land and the buildings erected thereon held by Wuxi Zastron
Precision-Flex Co., Ltd. (“Wuxi Zastron™) located at the junction of Xida Road and Xinfeng
Road, Binhu District, Wuxi City, Jiangsu Province, the PRC.

The details of the Properties are disclosed below and in the valuation certificates.

Details of the Properties

Property no. 1 comprises a parcel of land held by Zastron Electronic located at the junction of
Guangming Avenue and No. 18 Road, Guangming Hi-tech Industry Park, Bac’an District, Shenzhen
City, Guangdong Province (Refer to Appendix | — Location Map of the Properties) with particulars as
follows:

Property no. 1:

Land Lot No. A614-0377

Site Area 103,739.07 sq.m.

Land Use M1 (Industrial)

Plot Ratio <2.55

Remarks As at the valuation date, Property no. 1 was vacant and reached “seven connections

and one levelling” status. It has obtained a land use planning indicators. As advised
by the Company, Property no. | is planned to be developed into a composite
development comprising industry office, facilities commercial, apartment and etc.

Property no. 2 comprises two parcels of land held by Namtai Investment [ocated at the northern side
of Nantai Road, Xixiang Town, Bao’an District, Shenzhen City, Guangdong Province (Refer to
Appendix I — Location Map of the Properties) with particulars as follows:

Property no. 2: East Zone West Zone
Land Lot No. All6-0006 Al116-0018
Site Area 26,313.3 sq.m. 26,313.9 sq.m.
Gross Floor Area of 58,744 sq.m., of which 41,927 sq.m.

Existing Buildings with

Legal Title Certificates Real Estate Title Certificates with All Real Estate Title Certificates

red cover: 27,341 sq.m., and are with green cover,

Real Estate Title Certificates with
green cover: 31,403 sq.m.

Planned Land Use MO  (Innovation Industry Land) MO (Innovation Industry Land)
after urban renewal. after urban renewal.
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Property no. 2: East Zone West Zone

Remark As at the valuation date, Namtai As advised by the Company,
Investment has obtained the project Namtai Investment will apply for
initiation approval and has been the project initiation approval
included into Shenzhen Urban once it satisfied the requirements
Renewal Unit Plan for East Zone of Urban Renewal Unit for West
(site  area of approximately Zone. After that, the land use and
22,3639 sq.m. for construction). planned gross floor area will be
The upper limit of planned plot the same as East Zone.
ratio is 6.

Property no. 3 comprises a parcel of land and the building erected thereon held by Wuxi Zastron
located at the junction of Xida Road and Xinfeng Road, Binhu District, Wuxi City, Jiangsu Province
(Refer to Appendix I — Location Map of the Properties) with particulars as follows:

Property no. 3:
Site Area 43,697.2 sq.m.
Gross Floor Area of 50,827.88 sq.m.

Existing Buildings with

Legal Title Certificates All Real Estate Title Certificates are with red cover

Remarks As at the valuation date, Property no. 3 was vacant and maintained well.
It comprises a main factory and several auxiliary buildings. The
property is located in Mei Village Industrial Zone with good industrial
atmosphere.

Basis of Valuation

QOur valuation is carried out on a market value basis. Market value is defined as “the estimated
amount for which an asset or liability should exchange on the valuation date between a willing buyer
and a willing seller in an arm’s length transaction after proper marketing and where the parties had
each acted knowledgeably, prudently and without compulsion”.

General Assumptions

Qur valuation has 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 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 property interests are free from encumbrances,
restrictions and outgoings of an onerous nature, which could affect their values.
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Special Assumptions

Notwithstanding the above general assumptions, we have made the following special assumptions in
our valuation:

e Zastron Electronic is legally in possession of the land use rights of Property no. 1 and has the
rights to occupy, use and lease Property no. 1. Zastron Electronic also has the rights to
mortgage or otherwise dispose of Property no. | after obtaining the permissions from the
vendor of the land;

¢ Namtai Investment is legally in possession of the land use rights of Property no. 2 and has the
rights to occupy, use, transfer, lease, mortgage or otherwise dispose of Property no. 2;

o  Wuxi Zastron is legally in possession of the land use rights and the ownership rights of
buildings of Property no. 3. Property no. 3 can be freely transferred, leased, mortgaged or
otherwise disposed of by Wuxi Zastron with no land premium, outstanding payable fees or
monies {(exclusive of transaction taxes);

e There are completed buildings and structures erected on Property no. 2 as at the valuation
date (Refer to Appendix II — Photos of the Properties). As advised by the Company, we are
instructed to assume in our valuation that Property no. 2 was vacant for future development
as at the valuation date and did not need to take into account the demolition and relocation
costs of such completed buildings and structures erected on Property no. 2;

¢ The Urban Renewal Unit Plan (including special planning and follow-up work) of Land Lot
No. A116-0006 of Property no. 2 can be smoothly camried forward and there is no legally
impediment for applying for the approval of Urban Renewal Unit Plan of Land Lot No.
A116-0018 of Property no. 2;

¢ After successfully changing the land use of Property no. 2 to innovation industry land use,
the remaining term of land use rights will be 50 vears;

e The development proposals or the re-development proposals of the Properties provided to us
by the Company (refer to valuation certificates) are in compliance with the relevant planning
regulations and PRC’s law. The aforesaid development proposals can be approved by the
relevant government authorities and properly implemented during their construction works;

e Property no. 3 could be managed and maintained properly in order to maintain its qualities
and standards in the remaining economic life; and

¢  OQur valuation is based upon the information provided by the Company. We reserve the right
to amend our assessment if more detailed information is subsequently provided that would
materially affect the values of the property interests.

Method of Valuation

In valuing Property no. 1 and Property no. 2, we have adopted residual method. The residual method
is based on the assumption that Property no. 1 and Property no. 2 are newly completed in accordance
with the regeneration and development proposal provided to us in terms of property uses, respective
saleable areas and construction schedules to establish the gross development value (“GDV™). The
total costs of the development including additional land premium (for Property no. 2 only),
construction costs, professional fees and other associated expenditures, together with an allowance
for interest expense, and developer’s profit and risk margin are estimated and deducted from the
established GDV. The resultant residual figure is then adjusted to the valuation date to arrive at the
market values of the property interests concermned.
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Where appropriate, we have also adopted direct comparison approach for cross-checking. Direct
comparison approach is by making reference to comparable market transactions close to the valuation
date in our assessment of the market value of a property interest. This approach rests on the wide
acceptance of the market transactions as the best indicator and pre-supposes that evidence of relevant
transactions in the market place can be extrapolated to similar properties, subject to allowances for
variable factors.

In valuing Property no. 3, we have adopted income approach. The income approach is by taking into
account the net rental income of a property derived from its existing leases and/or achievable in the
existing market with due allowance for the reversionary income potential of the leases, which have
been then capitalized to determine the market value at an appropriate capitalization rate.

We have also adopted cost approach in valuing the completed buildings and adopted direct
comparison approach in valuing the land use rights for cross-checking. Depreciated replacement cost
is defined as “the current cost of replacing an asset with its modern equivalent asset less deductions
for physical deterioration and all relevant forms of obsolescence and optimization.” It is based on an
estimate of the market value for the existing use of the land, plus the current cost of replacement
(reproduction) of the improvements, less deductions for physical deterioration and all relevant forms
of obsolescence and optimization.

VYaluation Standards

In the course of our valuation, we have complied with all the requirements contained in the RICS
Valuation - Professional Standards published by the Royal Institution of Chartered Surveyors; the
HKIS Valuation Standards published by the Hong Kong Institute of Surveyors; and the International
Valuation Standards published by the International Valuation Standards Council.

Source of Information

We have relied to a very considerable extent on the information given by the Company and have
accepted advice given to us on such matters as tenure and all other relevant matters.

We have no reason to doubt the truth and accuracy of the information provided to us by the
Company. We have also been advised by the Company that no material factors have been omitted
from the information to reach an informed view and we have no reason to suspect that any material
information has been withheld.

Document and Title Investigation

We have been shown copies of Land Use Rights Grant Contracts of Shenzhen City, Land Use Rights
Grant Supplementary Contracts of Shenzhen City, Construction Land Planning Permits of Shenzhen
City, Real Estate Title Certificates and other documents relating to the Properties and have made
relevant enquiries. However, we have not examined the original documents and assumed that the
copies of the documents obtained are consistent with their originals. If necessary, we would
recommend that a PRC legal opinion is sought to verify the existing title to the Properties in the PRC.

Area Measurement and Inspection

We have carried out site inspections of the Properties from 18 May 2016 to 23 May 2016. However,
we have not carried out investigation to determine the suitability of the ground conditions and
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services for any development thereon. Our valuation has been prepared on the assumption that these
aspects are satisfactory.

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

Currency

All monetary figures stated in this report are in Renminbi (RMB).

Caveats and Non-publication Clause

In accordance with our standard practice, we must state that this report is for the use only of the party
to whom it is addressed for the specific purposes to which it refers and no responsibility is accepted
to any third party for use of or reliance on the whole or any part of its contents for any purpose.

Neither the whole nor any part of this report or 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.

This report is an English translation only of the report in Chinese. If there are any discrepancies
between the two reports, the report in Chinese shall prevail.

Limiting Conditions

This report is subject to our standard Limiting Conditions as attached.

Opinion of Value

Our valuation 15 summarized below and the valuation certificates are attached.

Yours faithfully,
For and on behalf of
Jones Lang LaSalle Corporate Appraisal and Advisory Limited

/6”7}&
Eddie T.W. Xi

MRICS MHK¥S RPS (GP)
National Director

Ref No.. CONOO(G292588RE-1
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VALUATION SUMMARY

Property

A parcel of land
located at the junction of

Guangming Avenue and No. 18 Road

Guangming Hi-tech Industry Park
Bao’an District

Shenzhen City

Guangdong Province

The PRC

2 parcels of land

located at the northern side of
Nantai Road

Xixiang Town

Bao’an District

Shenzhen City

Guangdong Province

The PRC

A parcel of land and the buildings
No. 502 of Xida Road

Binhu District

Wuxi City

Jiangsu Province

The PRC

Total:
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Market value

in existing state and

under relevant assumptions
as at

15 May 2016

RMB

620,500,000

1,078,100,000

138,200,000

1,836.800.000
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Property

A parce] of land
located at the
junction of
Guangming
Avenue and

No. |8 Road
Guangming Hi-
tech Industry Park
Bao’an District
Shenzhen City
Guangdeng
Province

The PRC

VALUATION CERTIFICATE

Description and tenure

The property comprises a parcel of
land with a site area of approximately
103,739.07 sq.m. which is planned to
be into a composite development
scheduled to be completed in
November 2019.

The property is located at the junction
of Guangming Avenue and No. 18
Road. The subject area of the property
is well-served by public transportation
with 20 minutes’ driving distance to
Shenzhen Bao’an International Airport
and one hour’s driving distance to
Shenzhen city centre. The locality of
the property is in close proximity to
some industrial factories and a few
residential properties.

As advised by the Company, the
property will have a total planned
gross floor area of approximately
391,714 sq.m. upon completion and
the details are set out as follows:

Usage Planned Gross

Floor Area
(sq.m.)

Office 178,150

Commercial 25,850

Apartment 61,000

Underground 126,714

(including 2,000

car parking

spaces)

Total: 391,714

The land use rights of the property
have been granted for a term of 50

Page 8§

Particulars
of occupancy

The property
was vacant as at
the valuation
date.

Market value
in existing state
and

under relevant
assumptions

as at

15 May 2016
RMB

620,500,000
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Market value
in existing state

and
under relevant
assumptions
Particulars as at
No. Property Description and tenure of occupancy 15 May 2016
RMB
years commencing from 29 December
2007 and expiring on 28 December
2057 for industrial use.
Notes:

£,

Pursuant to a Land Use Rights Grant Contract of Shenzhen City — Shen Di He Zi (2007) No. 4150, the
Supplementary Agreement No. | and the Supplementary Contract No. 1 of the aforesaid Shenzhen City
Land Use Rights Grant Contract entered into between the Urban Planning, Land & Resources Commission
of Shenzhen Municipality (“VF YT B 1= & I 50 5 fE S 1 /") and Zastron Electronic, the land use rights of
a parcel of land with a site area of approximately 118,001.3 sq.m. were contracted to be granted to Zastron
Electronic with the particulars as follows:

Site Area : [18,001.3 sq.m.
Land Use : Industrial

Land Term : 50 years

Plot Ratio : <2.25

Land Premium : RMBS,496,094

Pursuant to a Real Estate Title Certificate — Shen Fang Di Zi Di No. 5000316492, the land use rights of a
parcel of land with a site area of approximately 118,001.3 sq.m. have been granted to Zastron Electronic for
a term expiring on 28 December 2057 for industrial use,

Pursuant to a Land Use Rights Supplementary Contract of Shenzhen City — Supplementary Contract No. 2
of Shen Di He Zi (2007) No. 4150 entered into between the Urban Planning, Land & Resources
Commission of Shenzhen Municipality, Guangming Branch (“/RIITHRMAE L GBEEE S HHER
) and Zastron Electrenic, due to the adjustment of the land planning, the land use rights of a portion of
the aforesaid land parcel with a site area of approximately 14,261.3 sq.m. was reverted to the govemment.
The adjusted land parcel has a site area of approximately 103,739.07 sq.m. RMB50,996,184 of the land
premium that had been paid by Zastron Electronic was transferred to land premium of the new land parcel.
According to the relevant regulations, Zastron Electronic should apply for a new Shenzhen City
Construction Land Planning Permit and nullity the Real Estate Title Certificate — Shen Fang Di Zi Di No.
5000316492 mentioned in Note 2.

Pursuant to a Construction Land Planning Permit of Shenzhen City — Shen Gui Tu Xu No. GM-2015-0013,
permission towards the planning of a parcel of land with a site area of approximately 103,739.07 sq.m. has
been granted to Zastron Electronic with a total planned gross floor area of 265,000 sq.m., of which
workshops have 186,000 sq.m., research and development buildings have 10,000 sq.m., office has 3,000
sq.m., staff quarters have 61,000 sg.m. and canteen has 5,000 sq.m.

As advised by the Company, Zastren Electronic will sign the Land Use Rights Supplementary Agreement of
Shenzhen City — Supplementary Agreement No. 2 of Shen Di He Zi (2007) No. 4150. Zastron Electronic

Page 9



JTJLL

_f.;

R AT

can apply for the new Real Estate Title Certificate from Housing Administration Department one maonth
after the date when the aforesaid supplementary agreement becomes effective.

Pursuant to a Real Estate Title Certificate — Shen Fang Di Zi Di No. 8000109513, the land use rights of a
parcel of land with a site area of approximately 103,739.07 sq.m. have been granted to Zastron Electronic
for a term expiring on 28 December 2057 for industrial use.

According to the information disclosed in excursus of the aforesaid Real Estate Title Certificate, the land
parcel shall only be used for projects which have been approved by the government. The land parcel cannot
be transferred in any circumstance or be mortgaged without the permissions of the vendor of the land.

The market value of the property as if completed in compliance with the development proposals provided
by the Company as at the valuation date is estimated to be approximately RMB3,301,000,000.

In the valuation of this property, we have made the following assumptions:

a. Zastron Electronic is legally in possession of the land use rights of the property and has the rights to
occupy, use and lease the property. Zastron Electronic also has the rights to mortgage or otherwise
dispose of the property after obtaining the permissions from the vendor of the land; and

b. The development proposals of the property provided to us by Zastron Electronic are in compliance with
the requirement of aforesaid Construction Land Planning Permit of Shenzhen City, relevant planning
regulations and PRC’s law and can be properly implemented during its construction works.
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No. Property

2. 2 parcels of land
located at the
northern side of
Nantai Road
Xixiang Town
Bao’an Disfrict
Shenzhen City
Guangdong
Province
The PRC

VALUATION CERTIFICATE

Description and tenure

The property comprises 2 parcels of
land with a total site area of
approximately 52,627.2 sq.m. which
are planned to be into an industrial
development scheduled to be
completed in November 202 1.

The property is located at the
northern side of Nantai Road and the
southwestern  side of Guangshen
Highway GJ07. The subject area of
the property is well-served by public
transportation with 15 to 20 minutes’
driving distance te Shenzhen Bao’an
Sports  Centre and 40 minutes’
driving distance to Shenzhen City
Centre. The locality of the property
is in close proximity to some
industrial zones, self-built housing
and a few communities commercial.

East Zone of the property had been
approved to be included into the
Second Batch Plan of Urban
Renewal Unit Plan of Shenzhen City
in 2014 and has completed the
project initiation approval procedure
of urban renewal. It is in the process
of special planning report approval.

As advised by the Company and also
according to the Disclosure of
Renewal Unit Planning of Industrial
Land Parcel of Namtai in Xixiang
Town, Bao'an District (Draft) (*3%
TAFxKE2HERmAEHT
b e H B R TR ) (EEED

B4 7R™), the property will have a
total planned gross tloor area of
approximately 348,360 sq.m. after

Page 11

Particulars of
occupancy

The property
comprises
completed
buildings and
structures as at the
valuation date. As
advised by the
Company, a
portion of the
property (the East
Zone) which had
been included in
Urban Renewal
Unit Plan will be
demolished and
reconstructed; the
remaining portion
of the property will
be applied for the
renewal project
initiation after
fulfilling the urban
renewal policy and
thereafter will be
demolished and
reconstructed.

Market value
in existing state
and

under relevant
assumptions

as at

15 May 2016
RMB

1,078,100,000
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Property

Description and tenure

urban renewal and the details are set

out as follows:

Usage

East Zone

Industrial
research and
development

Staff quarter
Commercial
Ancillary

Underground
(including
1,034 car
parking spaces)

Sub-total:

West Zone

Industrial
research and
development

Staff quarter
Commercial
Ancillary

Underground
(including
1,034 car
parking spaces)

Sub-total:

Total:

The land use rights of the property
have been granted for terms of 50

Planned Gross
Floor Area
(sq.m.)

93,930
(including 4,700
sq.m. innovative
industrial office)

24,150

12,500

3.600

40,000
(including 700
sq.m. public
charging station)

174.180

93,930
(including 4,700
sq.m. innovative
industrial office)

24,150
12,500
3,600

40,000
{including 700
sq.m. public
charging station)

174,180
348,360
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Market value
in existing state
and

under relevant
assumptions

as at

15 May 2016
RMB

Particulars of
occupancy
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Market value
in existing state
and
under relevant
assumptions
Particulars of as at
No. Property Description and tenure occupancy 15 May 2016
RMB
years expiring on 30 December 2043
and 25 April 2049 for industrial use.

Notes:

. Pursuant to a Land Use Rights Grant Contract of Shenzhen City, Bao’an District — Shen Bac Di He Zi
(1993) No. 146 entered into between the State-owned Land Bureau of Shenzhen City, Bao’an District (i
i ® ZEE L F”) and Namtai Electronic (Shenzhen) Co., Ltd. (“Namtai Electronic™), the land use
rights of a parcel of land with a site area of 26,313.28 sq.m. were contracted to be granted to Namtai
Electronic with the particulars as foltows:

Site Area : 26,313.28 sq.m.
Land Use : industrial

Land Term : 30 years

Land Premium : RMB3,946,991

2. Pursuant to 2 Land Use Rights Grant Supplementary Contracts of Shenzhen City — Supplementary Contracts
Nos. 1 and 2 of Shen Bao Di He Zi (1993} No. 146, Shen Bao Di Xie Zi No. (93146) and Shen Di Xie Zi
No. (94-4-030), the land use rights of a parcel of land (Land Lot No.: A[16-0006) with a site area of
26,313.3 sq.m. have been modified with the particulars as follows:

Plot Ratio Accountable Gross Area 60,230 sq.m.
Plot Ratio : <23
Suppiementary Land Premium : RMB],816,944

3. As advised by the Company, the land use rights term of a parcel of land of the property (Land Lot No.
Al116-0006) with a site area of 26,313.3 sq.m. has been adjusted to 50 years commencing from 31
December 1993 and expiring on 30 December 2043.

4. Pursuant to a Land Use Rights Grant Contract of Shenzhen City — Shen Di He Zi (1999) No. 4-030 entered
into between the Urban Planning, Land & Resources Commission of Shenzhen Municipality (“#R I 77 $71#1
F[H + /%) and Namtai Electronic, the tand use rights of a parcel of land with a site area of 26,313.9 sq.m.
were contracted to be granted to Namtai Electronic with the particulars as foflows:

Site Area : 26,313.9 sq.m.

Land Use : Industrial

Land Term : 50 years, expiring on 25 April 2049
Plot Ratio : <14

Land Premium : RMB421,022
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As advised by the Company, Namtai Electronic (Shenzhen) Co., Ltd. is the former name to Namtai
[nvestment (Shenzhen) Co., Ltd.

The market value of the propetty as if completed ip compliance with the development proposals provided
by the Company as at the valuation date is estimated to be approximately RMB6,374,600,000.

In the valuatjon of this property, we have made the following assumptions:

a.  Namtai Investment legally holds the land use rights of the property and has the rights to cccupy, use,
transfer, lease, mortgage or otherwise dispose of the property;

b.  There are completed buildings and structures erected on the property as at the valuation date (Refer to
Appendix 1l — Photos of the Property). As advised by the Company, we are instructed to assume in our
valuation that the property was vacant for future development as at the valuation date and did not need
to take into account the demolition and relocation costs of such completed buildings and structures
erected on Property no. 2;

¢.  The Urban Renewal Unit Plan (including special planning and follow-up work) of Land Lot No. All6-
0006 of Property no. 2 can be smoothly carried forward and there is no legally impediment for applying
for the approval of Urban Renewal Unit Plan of Land Lot No. A116-0018 of the property;

d.  After successfully changing the land use of the property to innovation industry land use, the remaining
term of fand use rights will be 50 years; and

e.  The re-development proposals of the Property provided to us by the Company are in compliance with
the relevant planning regulations and PRC’s law and can be approved by the relevant government
authorities and properly implemented during its construction works.
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Property

A parcel of land
and the buildings
No. 502 of Xida
Road

Binhu District
Wuxi City
Jiangsu Province
The PRC

VALUATION CERTIFICATE

Description and tenure

The property comprises a parcel of
land with a site area of approximately
43,697.2 sqm. and the factory and
auxiliary buildings erected thereon
completed in December 2008.

The property is located at the junction
of Xida Road and Xinfeng Road in
Mei Village Industrial Zone. The
subject area of the property is well-
served by public transportation with 10
minutes” driving distance to Wuxi East
Railway Station and New District
High-speed Railway Station, and with
20 minutes’ driving distance to Wuxi
Su’nan Shuofang International Airport.
The locality of the property is in close
proximity to some industrial factories
with good industrial atmasphere.

The property has a total gross floor
area of approximately 50,827.88 sq.m.
and the details are set out as follows:

Usage Gross Floor

Area (sq.m.)
Factory 48,193.50
Auxiliary buildings 2,634.38
Total: 50,827.88

The fand use rights of the property
have been granted for a term of 50
years commencing from 31 December
2006 and expiring on 30 December
2056 for industrial use.
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Particulars
of occupancy

The property
was vacant as at
the valuation
date.

Market value
in existing state
and

under relevant
assumptions

as at

15 May 2016
RMB

138,200,000



Notes:

BT

1. Pursuant to a State-owned Land Use Rights Certificate — Xi Xin Guo Yong (2011) Di No. 1009, the land
use rights of a parcel of land with a site area of 43,697.2 have been granted to Wuxi Zastron for a term
expiring on 30 December 2036 for industrial use.

|38

Pursuant to 4 Building Ownership Certificates, the factory and auxiliary buildings with a total gross floor

area of approximately 50,827.88 sq.m. are owned by Wuxi Zastron. The details are set out as follows:

No.

()

{2)

3

4)

Building Ownership Certificate No.

Xi Fang Quan Zheng Xin Qu Zi Di
No. XQ1000274579-1

Xi Fang Quan Zheng Xin Qu Zi Di
No. XQ1000274579-2

Xi Fang Quan Zheng Xin Qu Zi Di
No. XQ1000274579-3

Xi Fang Quan Zheng Xin Qu Zi Di
No. XQ1000643656

Total:

Gross Floor
Area (sq.m.)

48,351.15

2,266.41

140.72

69.60

50,827.88

Issuance Date

3 March 2010

3 March 2010

3 March 2010

17 September 2012

3. Inthe valuation of this property, we have made the following assumptions:

a.

Usage

Industrial

Industrial

Industrial

Industrial

Wuxi Zastron is legally in possession of the land use rights and the ownership rights of buildings of the
property. The property can be freely transferred, leased, mortgaged or otherwise disposed of by Wuxi
Zastron with no land premium, outstanding payable fees or monies (exclusive of transaction taxes); and

The property could be managed and maintained properly in order to maintain its qualities and standards

in the remaining economic life.
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LIMITING CONDITIONS

We have assumed that the conditions of the Properties are the same as at the time of our
inspection and the valuation date.

Jones Lang LaSalle Corporate Appraisal and Advisory Limited shall not be required to give
testimony or attendance in court or to any government agency by reason of this valuation, with
reference to the Properties described herein, unless prior arrangements have been made.

We are unable to accept any responsibility for the title and area of the Properties, or for any
liabilities against the Properties which were unrecorded at the time of our inspection.

Our valuation is based upon various assumptions including market condition, some of which are
of subjective and uncertain nature. Market conditions and assumptions where upon we based our
valuation may vary from conditions and circumstances of real life transactions, therefore it is
reasonable that the transacted price in the real life market may vary from our valuation. No
responsibility is accepted from any party for any subsequent effects arising from the difference
between our valuation and the transacted price of the Properties.

As instructed, this report has been compiled for internal reference purposes and certain
assumptions have been made which may not be confirmed upon external checking. For this
reason this report is not intended for external reference and should not be relied upon for that
purpose.

This report is for the use only of the party to whom it is addressed for the specific purposes to
which it refers and no responsibility is accepted to any third party for use of or reliance on the
whole or any part of its contents for any purpose.

Neither the whole nor any part of this report or 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.
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VALUER’S PROFESSIONAL DECLARATION

We, the following valuers, hereby certify, to the best of our knowledge and belief, that:

Information in this report has been obtained from sources that are believed to be reliable. All
facts which have a bearing on the value concluded have been considered by the valuers and no
important facts have been intentienally disregarded.

The reported analysis, opinions, and conclusions are subject to the assumptions and limiting
conditions as stated in the report and based on our personal, unbiased professional analysis,
opinions, and conclusions.

We are external valuers, independent from the client and the property owner, their subsidiaries
and their jointly controlled entities (collectively, the “Group™) and their respective directors and
controlling shareholder and that we do not have any direct or indirect material interests in the
securities or assets of the Group, its connected persons, or any associate of the Group and we
have no bias with respect to the parties involved.

Our professional fee is not contingent upon the amount of the value assessed, the attainment of a
stipulated result, the occurrence of a subsequent event, or the reporting of a predetermined value

or direction in value that favours the cause of the client.

The under mentioned persons provided professional assistance in the compilation of this report.

Eddie T.W. Yiu Michael Yu Jennifer Xn Lizzy Zheng
National Director Director Manager Senior Analyst
Jimmy Gu Jun Zhong Tinnie Zhu
Analyst Analyst Analyst

¥ ok ok ok ok ok K K %k ¥
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APPENDIX I - LOCATION OF THE PROPERTIES

Property no. 1
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Property no. 2:
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Property no. 3:
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APPENDIX II - PHOTOS OF THE PROPERTIES

Property 0. 1 (as at the date of inspection)

: -5;,_'1;

Land Status (1) Land Status (2)

Land Status (3) Land Status ()

Road on the eastern side — No. 18 Road Road on the northern side — Guangming Avenue

Page 22



O)rc

R B AT

Property no. 2 (as at the date of inspection)

| ETAE Ry

Site Status (1)

Road on the southern side — Nantaj Road Road on the northeastern side — National Highway G107
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Property no. 3 (as at the date of inspection)

Front gate Main factory

Main factory status - Road on the southern side — Xida Road
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