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EXPECTED TIMETABLE

2004
Giving notices of Court Meetings and the EGM ......... ... ... ... ... ... ... .... Monday, 29 March
Latest time for lodging forms of proxy in respect of:
Court Meetings (Notes I and 5)
Class A o 9:30 a.m. on Monday, 26 April
Class B ... 11:00 a.m. on Monday, 26 April
EGM (Notes 1 and 5) ..... ... i 11:30 a.m. on Tuesday, 27 April
Suspension of dealings in the Shares ................ ... .. ... ... 9:30 a.m. on Wednesday, 28 April
Court Meetings (Note 5)
Class A (Notes 3) oo 9:30 a.m. on Wednesday, 28 April
Class B (Note 4) ... e 11:00 a.m. on Wednesday, 28 April
EGM (Note 5) ..ot e e 11:30 a.m. on Wednesday, 28 April
Publication of press announcements of the results of the Meetings in
The Standard and the Hong Kong Economic Times ........................... Thursday, 29 April

The expected timetable set out below is prepared based on the assumption that the Scheme will be
approved at the Court Meetings and the EGM:

Resumption of dealings in the Shares (Note 6) ..................... 9:30 a.m. on Thursday, 29 April

Last day for dealings in the Shares ........... .. .. .. . . i, Thursday, 10 June

Latest time for lodging transfers of
the Shares in order to qualify for

the Cancellation Price under the Scheme ............................ 4:00 p.m. Tuesday, 15 June
High Court hearing of petition to sanction the Scheme ............................. Friday, 18 June
Record Date ... ..o 4:00 p.m. on Friday, 18 June
Effective Date (Note 2) ... ... . Monday, 21 June
Withdrawal of the Listing (Note 2) ... ... 4:00 p.m. on Monday, 21 June

Publication of press announcements of the Effective Date and
the withdrawal of the Listing in The Standard and
the Hong Kong Economic Times ......... ... ... Wednesday, 23 June



EXPECTED TIMETABLE

2004

Cheques for payment of the Cancellation Price
to be despatched on or before ...... .. ... . .. Wednesday, 30 June

Shareholders should note that the above timetable, which is mainly dependent on the
availability of the dates for the High Court to hear the proceedings relating to the Scheme, is
subject to change. Further announcements will be made in the event that there is any change.

Notes:

1. Forms of proxy should be deposited with the Share Registrar, Sums Ltd., at 1601 Wing On Centre, 111 Connaught Road,
Central, Hong Kong as soon as possible and in any event by the times and dates stated above. In the case of the pink form
of proxy in respect of the Court Meeting, it may be handed to the chairman of the Court Meeting at the Court Meeting if it
is not so deposited. In order to be valid, the white form of proxy for the EGM must be deposited not later than the time
and date stated above. Completion and return of a form of proxy for either of the Meetings will not preclude a Scheme
Shareholder from attending the Court Meeting, or a Shareholder from attending the EGM, and voting in person if he so
wishes. In such event, the returned form of proxy will be deemed to have been revoked.

2. The Scheme will become effective when it is sanctioned by the High Court of Hong Kong (with or without modification)
and an office copy of the Court Order minutes containing the particulars required by section 166 of the Companies
Ordinance are delivered to, and registered by, the Registrar of Companies in Hong Kong. An application will duly be
made by the Company to the Stock Exchange for the withdrawal of the Listing.

3. Class A Shareholders comprise Mr. J. Lee and MADC.
4. Class B Shareholders comprise all Disinterested Shareholders.

5. Reference is made to the Company’s announcements dated 4 September 2003 and 4 November 2003 and the
Composite Document dated 3 October 2003 whereby the Company repeatedly urged the Scheme Shareholders to
have their names together with their shareholdings in the Company entered in the Register as soon as possible and
in any event, no later than 4:00 p.m. on Wednesday, 19 November 2003 (the Register would be closed thereafter) to
enable the Company to, inter alia, duly and definitively determine the composition of the members of the Company
(and such members would thereby constitute members of the Scheme Shareholders, for all the purposes of the
Court proceedings to be instituted thereafter by the Company in respect of the privatization of the Company as
proposed by Smart Extra by way of a scheme of arrangement pursuant to section 166 of the Companies Ordinance).
The Company hereby reminds Scheme Shareholders that Shareholders who have failed or neglected to have their
names and particulars duly entered in the Register by 4:00 p.m. on Wednesday, 19 November 2003 would be
excluded and therefore services of, inter alia, the Court proceedings as aforesaid would not be effected to them.
Unregistered Shareholders will have to:

(a) regarding attending and casting votes in respect of Shares held by them, resort to duly obtaining the Court
documents and proxies specifically prepared in respect of each of such meetings from those members who
have disposed of the Shares in question; and

(b) regarding getting payment in respect of the Cancellation Price, either have their names together with their
shareholdings in the Company entered in the Register as soon as possible and in any event, no later than
4:00 p.m. on Tuesday, 15 June 2004 (the Register would be closed thereafter) or resort to making due and
prompt arrangements with those members who have disposed of the Shares in question

by making appropriate arrangements with their respective brokers, nominees or agents, or otherwise, as the case
may be.

6. In the event that the Scheme is not approved at the Court Meetings and the EGM, the trading of the Shares is subject to
the normal requirements of the Listing Rules for suspensions until appropriate steps have been taken to restore the
minimum percentage of securities in public hands as prescribed under Rule 8.08 of the Listing Rules.



DEFINITIONS

In this document, the following expressions have the following meanings, unless the context requires

otherwise:

“Acquisition”

“acting in concert”

“Announcement”

“Announcement Date”

“Baron Capital”

“Board”

“Cancellation Price”

“Closing Date”

“Codes”

“Company” or “Oxford”

“Companies Ordinance”

“Composite Document”

“Court Meeting”

“Directors”

the acquisition by Smart Extra during the period from 31 March 2003 to
11 April 2003 (both dates inclusive) in respect of a total of 60,406,962
Shares from certain Shareholders, representing approximately 89.15%
of the Shares in issue as at 13 June 2003, at an uniform agreed price of
HK$8.00 per Share and representing approximately 89.15% of the voting
rights of Oxford

has the meaning ascribed thereto under the Takeovers Code

the announcement dated 21 May 2003 issued by Smart Extra relating to
the Offer and the Scheme Proposal and published in The Standard and
Hong Kong Economic Journal on 22 May 2003

21 May 2003, being the date of the Announcement

Baron Capital Limited, a licensed corporation under the SFO, is one of
the two agents of Smart Extra in respect of the Offer and is also one of
the financial advisers to Smart Extra

the board of Directors of the Company

the proposed cancellation price of HK$15.00 per Share which will be
payable by Smart Extra to the Scheme Shareholders in the event that the
Scheme becomes effective

the closing date of the Offer, 17 October 2003
The Codes on Takeovers and Mergers and Share Repurchases

Oxford Properties & Finance Limited, a company incorporated in Hong
Kong with limited liability, the Shares of which are listed on the Stock
Exchange

Companies Ordinance (Chapter 32 of the Laws of Hong Kong)

the Company’s circular in response to the Offer and the Company’s
circular dated 3 October 2003 in respect of the Scheme Proposal and of
the Scheme in a composite form in accordance with the provisions of
the Takeovers Code

the meeting of the Disinterested Shareholders to be convened at the

direction of the Court of First Instance of Hong Kong for the approval
of the Scheme

the directors of the Company
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DEFINITIONS

“Disinterested Shareholder(s)”

“Disinterested Shares”

“Effective Date”

“EGM”

“Executive”

“Explanatory Statement”

“Group”

“HK$” and “Cents”

“Hong Kong”

holder(s) of Disinterested Shares

Shares other than those which are already owned by Smart Extra, and its
wholly-owned subsidiary company, Precise Dragon, and persons acting
in concert with it in accordance with Note 6 to Rule 2 of the Takeovers
Code and in this respect each of MADC and Mr. J. Lee is presumed to
be a party acting in concert with Smart Extra by virtue of the meaning
ascribed to “a party acting in concert” under the Takeovers Code

the day on which the Scheme becomes effective. According to Section
166(3) of the Companies Ordinance, the Court Order sanctioning the
scheme of arrangement as already duly approved by members in meetings
duly called and convened pursuant to the Court Order summoning the
same and pursuant to the Memorandum and Articles of Association of
the company in question shall have no effect until an office copy of
such an order has been delivered to the Registrar for registration, and a
copy of every such order shall be annexed to every copy of the
memorandum of the company issued after the order had been made, or,
in the case of a company not having a memorandum, of every copy so
issued of the instrument constituting or defining the constitution of the
company

the extraordinary general meeting of Oxford to be held on the same day
as the Court Meeting is held and as soon as practicable after the Court
Meeting shall have been concluded for the purpose of approving and

giving effect to the Scheme (including the cancellation of the Scheme
Shares)

the Executive Director of the Corporate Finance Division of the Securities
and Futures Commission or any delegate of the Executive Director

a statement set out on pages 11 to 25 of this Explanation Circular which
is to be sent to members of Oxford along with the notice summoning the
meeting(s) stating, inter alia, the effect of the scheme of arrangement,
in compliance with the requirements set forth in section 166A of the
Companies Ordinance

Oxford and any company which is for the time being a subsidiary of
Oxford

Hong Kong dollar(s) and cent(s), the lawful currency of Hong Kong

the Hong Kong Special Administrative Region of the People’s Republic
of China



DEFINITIONS

“Independent Board
Committee”

)

“Independent Shareholders’

“Kim Eng”

“Kim Eng Securities”

“Latest Practicable Date”

“Listing”

“Listing Rules”

“MADC”

“Meeting(s)”

“Mr. J. Lee”

“Mr. W. Lee”

“Offer”

an ad hoc independent committee comprising Messrs. Alfred Cheung
Tze Fat and Lau Hak Lap (both of whom are Independent Non-executive
Directors of Oxford), Messrs. Lai Man Leung and Clive William Oxley
(both of whom are Non-executive Directors of Oxford), which has been
established to advise Independent Shareholders as to whether the terms
of the Scheme Proposal and therefore the Scheme are considered fair
and reasonable

Shareholders other than Smart Extra and its wholly-owned subsidiary,
Precise Dragon, and/or parties acting in concert with it (and in this
respect, each of MADC and Mr. J. Lee is presumed to be a party acting
in concert with Smart Extra and are therefore excluded from this
definition)

Kim Eng Capital (Hong Kong) Limited and Kim Eng Corporate Finance
(Hong Kong) Limited, both being licensed corporations under the SFO,
are two of the financial advisers to Smart Extra

Kim Eng Securities (Hong Kong) Limited, a licensed corporation under
the SFO, one of the two agents for Smart Extra in respect of the Offer

25 March 2004, being the latest practicable date prior to the posting of
the Explanatory Circular for ascertaining certain information contained
herein

the listing of the Shares on the Stock Exchange
the Rules Governing the Listing of Securities on the Stock Exchange

Modern Aspac Development Company Limited, a company incorporated
in Hong Kong with limited liability which is an associated company of
Oxford and in which Mr. W. Lee is deemed to have a 50% interest, and
which is interested in 409,400 Shares, representing approximately 0.6%
of the Shares in issue as at the Latest Practicable Date

the Court Meeting(s) and the EGM or either of these, as the case may be

Mr. James Lee, the father of Mr. W. Lee, is interested in 90,118 Shares,
representing approximately 0.13% of the Shares in issue as at the date
of this announcement

Mr. Lee William Teh Yee, an executive director of Oxford and the sole
director of Smart Extra

the mandatory unconditional cash offer extended by Smart Extra through
its agents Baron Capital and Kim Eng Securities for the Shares in issue
(other than those already held by Smart Extra) at the price and on the
terms and subject to the conditions of acceptance set out in the Offer
Document despatched to Shareholders pursuant to the requirements of
the Takeovers Code

_5_



DEFINITIONS

“Offer Document”

“Pre-Announcement Date”

“Precise Dragon”

“Record Date”

“Register”

“Registrar”

“Scheme”

“Scheme Conditions”

“Scheme Proposal”

“Scheme Shareholder(s)”

“Scheme Shares”

“SFO”

“Share(s)”

“Shareholders”

“Share Registrar”

the document dated 17 June 2003 issued by Smart Extra, the Offeror,
containing the Offer and its terms and the form of acceptance and transfer

31 March 2003 (being the last day of trading of the Shares on the Stock
Exchange prior to the date of the Announcement)

Precise Dragon Developments Limited, a company incorporated in the
British Virgin Islands with limited liability and whose entire issued equity
share capital is beneficially wholly-owned by Smart Extra. It is the

holder and beneficial owner of 14,376,000 Shares.

at 4:00 p.m. on the business day immediately preceding the Effective
Date

the register of members of the Company

means the Registrar of Companies appointed under section 303 of the
Companies Ordinance

a scheme of arrangement formulated pursuant to the terms and conditions
of the Scheme Proposal under s.166 of the Companies Ordinance

the conditions to which the Scheme Proposal is subject, which are set
out in the paragraph headed “Conditions of the Scheme Proposal” under
the section headed “Scheme of Arrangement” in the Composite Document

the proposal for the privatisation of Oxford by Smart Extra by way of
the Scheme

Shareholders other than Smart Extra and Precise Dragon but including
MADC and Mr. J. Lee, who are qualified to participate in the Scheme

Shares held by the Scheme Shareholders

the Securities and Futures Ordinance, Chapter 571 of the Laws of Hong
Kong

ordinary shares of HK$1.00 each in the capital of Oxford
holders of Shares

Sums Limited, the share Registrar of the Company whose office is situate
at 1601 Wing On Centre, 111 Connaught Road, Central, Hong Kong



DEFINITIONS

“Shenyin Wanguo” or
“Independent

s

Financial Advisers’

“Smart Extra”

“Stock Exchange”

“Takeovers Code”

“trading day”

“Trust Deed”

“Trustee”

“Valuation Report”

“William Group”

“%n

Shenyin Wanguo Capital (H.K.) Limited, a licensed corporation under
the SFO engaged in the regulated activities of dealing in securities,
advising on securities, advising on corporate finance and asset
management, being the independent financial advisers to the Independent
Board Committee

Smart Extra Holdings Limited, a company incorporated in the British
Virgin Islands with limited liability and whose entire issued equity share
capital is beneficially wholly-owned by Mr. W. Lee

The Stock Exchange of Hong Kong Limited, a company with limited
liability incorporated in Hong Kong and whose shares are listed on The
Stock Exchange of Hong Kong Limited

the Hong Kong Code on Takeovers and Mergers
a day on which the Stock Exchange is open for trading in securities

the trust deed dated 24 March 2004 entered into between Smart Extra
and the Trustee, in relation to, among other things, the entitlements to
the Cancellation Price which untraceable holders of Scheme Shares will
have under the Scheme, a summary of which is set out in Appendix VII
to this document

HSBC Trustee (Hong Kong) Limited or the trustee for the time being of
the Trust Deed

the report of valuations of the Company’s landed properties in Hong
Kong and Guam, U.S.A. (the summaries of which are set out as Appendix
IT of this document) prepared respectively by DTZ Debenham Tie Leung
Limited and Micronesian Appraisal Associates, Inc.

General Clothing Group (Mfr.) Ltd. and Solid Capital Investment
Company Ltd., which are controlled by and beneficially owned as to
approximately 91% and approximately 51%, respectively, by Mr. W.
Lee, which together have a 50% interest in MADC. Insofar as Oxford is
aware, Mr. J. Lee, Ms. Lee An Fen (the sister of Mr. W. Lee) and Gyna
Incorporated own a 9% interest in General Clothing Group (Mfr.) Ltd.
while Aliehs Corporation S.A. and Mr. J. Lee own the remaining interest
of approximately 49% in Solid Capital Investment Company Ltd.

per cent



LETTER FROM THE BOARD

OXFORD PROPERTIES & FINANCE LIMITED
BRESRERAR

(incorporated in Hong Kong with limited liability)

Directors: Registered office:

Executive Directors 1601 Wing On Centre,

Seto Chak Wah, Michael 111 Connaught Road,
alias Szeto Chak Wah, Michael (Chairman) Central,

Lee Teh Yee, William Hong Kong

Kiang Chee Man, Robert
Wong Shu Yuen

Non-executive Directors
Lai Man Leung
Oxley, Clive William, OBE, ED

Independent Non-executive Directors
Cheung Tze Fat, Alfred
Lau Hak Lap
29 March 2004

To Members

Dear Sir or Madam,

PRIVATISATION OF
OXFORD PROPERTIES & FINANCE LIMITED

BY WAY OF
A SCHEME OF ARRANGEMENT
PURSUANT TO SECTION 166 OF THE COMPANIES ORDINANCE

You are hereby cordially invited to the Court Meeting and to the EGM scheduled to be held
immediately following the Court Meeting.

At the Court Meeting and the EGM, you will be asked to consider and vote upon the Scheme
Proposal pursuant to which the Company will be privatised and become a wholly-owned subsidiary
company of Smart Extra. Smart Extra is a company incorporated in the British Virgin Islands with
limited liability and beneficially wholly-owned by Mr. W. Lee, an executive director of the Company and
the sole director of Smart Extra. As of the Latest Practicable Date, Smart Extra by itself and through its
wholly-owned subsidiary company, Precise Dragon, is the holder and beneficial owner of 60,456,796
Shares, representing 89.22% or thereabouts of the entire issued equity share capital of the Company and
of the entire voting rights of the Company.

The Scheme Proposal will be implemented by means of the Scheme. The terms and conditions of
the Scheme are set forth under the caption “Conditions of the Scheme Proposal” beginning at pages 19 to
20 of this Explanatory Circular. For further information about the Scheme, please see also the Explanatory
Statement and the Scheme of Arrangement, which are set out on pages 11 to 25 and pages 26 to 31 of this
Explanatory Circular respectively.
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LETTER FROM THE BOARD

Under the Scheme Proposal, holders of 7,303,204 Shares, representing 10.78% or thereabouts of
the entire issued equity share capital of the Company, not already currently owned by Smart Extra will
receive HK$15.00 in cash for each Share held. Upon completion of the Scheme, current holders of
Shares other than Smart Extra and Precise Dragon will not participate in any future earnings, losses,
growth or decline of the Company. Moreover, the Company intends to have the Shares delisted from the
Stock Exchange following completion of the Scheme. As a result, public trading of the Shares will cease.

The implementation of this Scheme will require, inter alia, the approval of the Scheme by a
majority in number of the Independent Shareholders present and voting (either in person or by proxy) at
the Court Meeting(s) representing not less than three-fourths in value of the Shares that are voted by the
Independent Shareholders (either in person or by proxy) at the Court Meeting(s), provided that the
Scheme is not disapproved by the Independent Shareholders at the Court Meeting(s) holding more than
10% in value of all the Shares held by the Independent Shareholders, in each case by way of a poll and
the approval of the Scheme by the passing of a special resolution (by way of poll) by Shareholders
present and voting (either in person or by proxy) at the EGM. In order to become effective, the Scheme
must be sanctioned by the Court at a hearing following the Court Meeting(s), and a copy of the order of
the Court sanctioning the Scheme must be delivered to and duly registered with the Registrar of Companies
in Hong Kong, SAR.

Shareholders will already be aware that Oxford’s listing is only on the Stock Exchange and that it
does not have an alternative listing on another regulated, regularly operating, open stock exchange
recognised for these purposes by the Stock Exchange pursuant to Rule 6.11 of the Listing Rules.

According to Rule 6.12 of the Listing Rules, Oxford may not voluntarily withdraw its listing on
the Stock Exchange without the permission of the Stock Exchange unless:

(I)  Oxford has obtained the prior approval of its Shareholders at a duly convened meeting of
Shareholders at which the Directors, chief executive and any controlling Shareholder or
their respective associates, do not vote and, at the Shareholders meeting, a majority in
number representing three-fourths in value of the Shareholders present and voting either in
person or by proxy at the meeting vote in favour; and

2) the Shareholders other than the Directors, chief executive and controlling Shareholders, are
offered a reasonable cash alternative or other reasonable alternative.

IT IS IMPORTANT THAT YOUR SHARES BE REPRESENTED AND VOTED AT THE COURT
MEETING AND THE EGM

You may vote your Shares by depositing your signed proxy card for each of the Court Meeting and
the EGM in accordance with the instructions on the accompanying proxy form for the Court Meeting
before 11:00 a.m., Hong Kong time on Monday, 26 April 2004 for Class B and before 9:30 a.m. Hong
Kong time on Monday, 26 April 2004 for Class A (48 hours before the time appointed for the Court
Meetings), and on the accompanying proxy form for the EGM before 11:30 a.m., Hong Kong time, on
Tuesday, 27 April 2004 (24 hours before the time appointed for the EGM). If the completed proxy form
for the Court Meeting is not returned, it may be handed to the Chairman of the Court Meeting at the start
of that meeting. In addition, you may also vote in person at the Court Meeting and the EGM. The
completion and return of a form of proxy for any of the Meetings will not preclude Scheme Shareholders
from attending the relevant Meeting and voting in person if they so wish. In the event that they attend a
Meeting after having deposited the relevant form of proxy, that form of proxy will be deemed to have
been revoked. If your Shares are not registered in your own name and you plan to attend the Court
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LETTER FROM THE BOARD

Meeting and the EGM and vote your shares in person, you will need to ask the broker, trust company,
bank or other nominee that holds your shares to provide you with evidence of your share ownership, and
bring that evidence to the Court Meeting and the EGM.

Reference is made to the Company’s announcements dated 4 September 2003 and 4 November
2003 and the Composite Document dated 3 October 2003 whereby the Company repeatedly urged
the Scheme Shareholders to have their names together with their shareholdings in the Company
entered in the Register as soon as possible and in any event, no later than 4:00 p.m. on Wednesday,
19 November 2003 (the Register would be closed thereafter) to enable the Company to, inter alia,
duly and definitively determine the composition of the members of the Company (and such members
would thereby constitute members of the Scheme Shareholders, for all the purposes of the Court
proceedings to be instituted thereafter by the Company in respect of the privatization of the Company
as proposed by Smart Extra by way of a scheme of arrangement pursuant to section 166 of the
Companies Ordinance). The Company hereby reminds Scheme Shareholders that Shareholders
who have failed or neglected to have their names and particulars duly entered in the Register by
4:00 p.m. on Wednesday, 19 November 2003 would be excluded and therefore services of, inter alia,
the Court proceedings as aforesaid would not be effected to them. Unregistered Shareholders will
have to:

(a) regarding attending and casting votes in respect of Shares held by them, resort to duly
obtaining the Court documents and proxies specifically prepared in respect of each of
such meetings from those members who have disposed of the Shares in question; and

(b) regarding getting payment in respect of the Cancellation Price, either have their names
together with their shareholdings in the Company entered in the Register as soon as
possible and in any event, no later than 4:00 p.m. on Tuesday, 15 June 2004 (the
Register would be closed thereafter) or resort to making due and prompt arrangements
with those members who have disposed of the Shares in question

by making appropriate arrangements with their respective brokers, nominees or agents, or otherwise,
as the case may be.

The date, time and place of the Court Meetings are as follows:

On Wednesday, 28 April 2004 at 9:30 a.m. (for Class A only) and 11:00 a.m. (for Class B only) at
Room 604, 6th Floor, Jubilee Centre, 18 Fenwick Street, Wanchai, Hong Kong

The date, time and place of the EGM are as follows:

On Wednesday, 28 April 2004 at 11:30 a.m. (or as soon immediately after the Meeting(s) of classes
of holders of the ordinary Shares convened by direction of the High Court of the Hong Kong Special
Administrative Region for the same place and day shall have concluded or adjourned) at Room 604, 6th
Floor, Jubilee Centre, 18 Fenwick Street, Wanchai, Hong Kong

By order of the Board of Directors of

Oxford Properties & Finance Limited
Seto Chak Wah, Michael
Chairman of the Board of Directors
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EXPLANATORY STATEMENT

This Explanatory Statement constitutes the statement as required under

Section 166A of the Companies Ordinance

SCHEME OF ARRANGEMENT
FOR THE CANCELLATION OF THE SCHEME SHARES
IN CONSIDERATION OF

SMART EXTRA AGREEING TO PAY THE CANCELLATION PRICE THEREOF

INTRODUCTION

Smart Extra announced its firm intentions

By an announcement published in the newspapers dated 21 May 2003, Smart Extra announced,

inter alia, that:

(1)

(2)

3)

“4)

by virtue of the Acquisition it had contracted and completed during the period from 31
March 2003 to 11 April 2003 (both dates inclusive) Smart Extra itself and/or through its
wholly-owned subsidiary company, Precise Dragon, had bought and held 60,406,962 Shares
together with, inter alia, the voting rights attached thereto at an uniform price of HK$8.00
per Share, representing 89.15% or thereabouts of the entire issued equity share capital of
Oxford and of the voting rights of Oxford;

it had the firm intention to extend and would extend an unconditional general offer to the
holders of equity share capital of Oxford on the basis of Rule 26 of the Takeovers Code;

it was the express intention of Smart Extra that Oxford be privatised by way of either the
Offer, to be extended by Smart Extra with a view to qualifying itself to avail itself of the
compulsory provisions under section 168 of the Companies Ordinance, or the Scheme
Proposal to be implemented by way of a scheme of arrangement pursuant to section 166 of
the Companies Ordinance;

after consultation with the Executive, approaches were made by Smart Extra to a very
restricted number of sophisticated investors who are Disinterested Shareholders with a view
to gathering irrevocable commitments in support of Smart Extra’s intended privatisation of
Oxford by way of compulsory acquisition under section 168 of the Companies Ordinance.
However, Smart Extra failed to obtain the required support as aforesaid. Up to the
Announcement Date, Smart Extra had received letters of irrevocable undertaking all dated
21 May 2003 from 16 Disinterested Shareholders holding in aggregate approximately
3,866,040 Shares, representing approximately 5.71% of the issued share capital of Oxford
or approximately 56.41% of the Disinterested Shares, whereby each and every one of them
had confirmed on an irrevocable basis that they would not accept the Offer in respect of any
of the Shares held by them on the terms and conditions as outlined in the Announcement;
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EXPLANATORY STATEMENT

(5) however, notices of intention to support the Scheme Proposal by voting in favour of the
Scheme to be formulated pursuant to the Scheme Proposal both at the Court Meeting(s) and
the EGM were also thereby given by each of the above 16 Disinterested Shareholders;

(6)  in the light of the aforesaid, Smart Extra had anticipated that it would not be able to qualify
itself to avail itself of the compulsory acquisition provisions under section 168 of, and
Ninth Schedule to, the Companies Ordinance. Accordingly, Smart Extra has had to resort to
the Scheme Proposal, the implementation of which will be subject to, inter alia, compliance
with section 166 of the Companies Ordinance, being a residual provision, and compliance
with Rule 2.10 of the Takeovers Code, to carry out its intended privatisation in respect of
Oxford by way of a scheme of arrangement; and

(7) it had, on 6 May 2003, initiated a request to Oxford to put forward a proposal to the holders
of equity share capital of Oxford in respect of the privatisation of Oxford by way of a
scheme of arrangement under section 166 of the Companies Ordinance to be formulated in

accordance with the terms and conditions of the Scheme Proposal but subject always to
Rule 2.10 of the Takeovers Code.

Unconditional Offer formally made by Smart Extra

In advancing its announced firm intention as aforesaid, Smart Extra did extend the Offer to the
holders of equity share capital of Oxford by way of causing the despatch of an Offer Document dated 17
June 2003 to the holders of equity share capital of Oxford. Such an Offer Document, with, inter alia, the
Offer incorporated and containing the terms and relevant information thereof, together with the relevant
forms of acceptance and renunciation in respect of the Offer, were despatched to the holders of the equity
share capital of Oxford on 17 June 2003.

The Company announced its response in respect of the Offer and the Scheme Proposal

By an announcement published in the newspapers dated 4 September 2003, the Company announced,
inter alia, that:

1. an ad hoc Independent Board Committee comprising Messrs. Alfred Cheung Tze Fat and
Lau Hak Lap (both of whom are Independent Non-executive Directors of Oxford), Messrs.
Lai Man Leung and Clive William Oxley (both of whom are Non-executive Directors of
Oxford), had been established to advise Independent Shareholders as to whether the Offer
and the Scheme were both considered fair and reasonable;

2. Shenyin Wanguo had been appointed as Independent Financial Advisers who are charged
with the responsibility to advise the Independent Board Committee so as to enable members
of the Independent Board Committee to properly discharge the functions for which it had
been established as aforesaid;
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the Board had agreed, subject to Shareholders’ approval in a general meeting, to the

privatisation of the Company by way of the Scheme Proposal as it appeared to be beneficial
to the Company and its Shareholders as a whole and accordingly has further agreed to

accede to the said request of Smart Extra to put forward the Scheme Proposal to Shareholders
by way of a scheme of arrangement under section 166 of the Companies Ordinance;

it wished to thereby urge Shareholders to have their names entered in the Register as soon

as possible for, inter alia, the following reasons:

(@)

(b)

(©

to enable Shareholders to attend the meetings as required under section 166 of the
Companies Ordinance in the capacity as members of the Company or to be represented
by proxies to be appointed by them. Since the meeting(s) to be summoned, in the
manner as the Court shall have directed pursuant to section 166 of the Companies
Ordinance and any adjournment thereof, if any, in respect of the approval of the
Scheme to be formulated in accordance with the Scheme Proposal shall be meeting(s)
of members or meetings of classes of members of the Company (either in person or
by proxy);

to enable the Company to properly classify members of the Company for the purposes
of section 166 of the Companies Ordinance; and

to enable the Company and/or Smart Extra to make arrangements to effect payments
by way of the delivery of cheques to the most appropriate person when the Scheme
becomes effective. Since in consideration of the cancellation of the Scheme Shares,
Smart Extra shall, pursuant to the Scheme Proposal, pay to the persons who at the
close of business on the Record Date are the holders of the Shares cancelled pursuant
to and under the terms and conditions of the Scheme the sum of HK$15.00 in cash in
respect of each Share held by them respectively at such close of business. All deliveries
of cheques required for making payment in respect of the Share or Shares as aforesaid
shall be effected by duly posting the same in pre-paid envelopes addressed to the
persons respectively entitled thereto at their respective addresses as appearing in the
Register at the close of business on the Record Date.

Composite Document despatched by the Company

A Composite Document dated 3 October 2003 was compiled by the Company and caused to be
despatched on 3 October 2003 to members of the Company with a view to furnishing each and every one
of them with relevant information in respect of the Group, of which Oxford forms part, and at the same
time to inform them of the advice of the Independent Board Committee both in respect of the Offer and
of the Scheme Proposal by way of a letter of advice addressed to the Independent Shareholders and of the
advice of the Independent Financial Advisers to the Independent Board Committee by including in that
response document a true and exact copy of their letter of advice to the Independent Board Committee
issued by them as experts in respect of both the Offer and the Scheme Proposal. A true and exact copy in
respect of each of the said letter of advice from the Independent Board Committee and the said letter of
advice of the Independent Financial Advisers are attached hereto for your easy reference.
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The Offer closed

By an announcement published in the newspapers issued by Smart Extra dated 17 October 2003,
Smart Extra announced that the Offer duly closed at 4:00 p.m. on Friday, 17 October 2003 as scheduled
and as announced by Oxford by its announcement published in the newspaper dated 2 October 2003.

By the said announcement, Smart Extra also announced that Smart Extra had received valid
acceptances of the Offer in respect of 49,834 Shares, representing 0.07% of the entire issued share
capital of Oxford as at the date of announcement. After being aggregated with 49,834 Shares as
aforementioned, Smart Extra held together with its wholly-owned subsidiary company, Precise Dragon,
60,456,796 Shares, representing approximately 89.22% of the entire issued share capital of Oxford as at
the said date of Smart Extra’s announcement.

Further information on Oxford

Subsequent to the despatch of the Composite Document, Oxford has issued the Interim Report for
the six months ended 31 July 2003, and dated 22 October 2003, a copy of which is set out hereto on
pages 33 to 46 in Appendix I of this Explanatory Circular.

The purpose for which this Explanatory Statement has been compiled

The purpose for which this Explanatory Statement has been compiled is to explain to you the
effect of the arrangement and in particular to state any material interests of the Directors, whether as
Directors or as members or as creditors of Oxford or otherwise, and the effect thereon of the arrangement,
in so far as it is different from the effect on the like interests of other persons pursuant to section 166 A
of the Companies Ordinance.

As shown on page 90 of the Composite Document, the Group had a surplus of approximately
HK$6.1 million on revaluation of its properties, based on the valuation reports prepared by DTZ Debenham
Tie Leung (a corporate member of The Hong Kong Institute of Surveyors) and Micronesian Appraisal
Associates, Inc. (a suitably qualified and experienced professional corporate valuer approved by the
Executive) respectively and dated 31 July 2003, adjusted for the Group’s attributable interest and taxation
which would arise if the properties were to be sold at the amount of the valuation. Reference is made to
pages 90 to 91 of the Composite Document for details of the above surplus and Appendix II of the
Composite Document for the valuation reports as at 31 July 2003.

For the purposes of its annual results for the year ended 31 January 2004, the Group has caused all
its landed properties to be revalued by independent professional appraisers both in Hong Kong and
Guam, USA. As shown on page 104 of this Explanatory Circular, the Group had a surplus of approximately
HK$115.1 million on revaluation of its properties (which have no movements (additions or disposals)
during the year ended 31 January 2004), based on the valuation reports prepared by DTZ Debenham Tie
Leung and Micronesian Appraisal Association, Inc. respectively and dated 31 January 2004. For the
convenience of Scheme Shareholders, a summary of such up-dated valuations of the Group’s landed
properties both in Hong Kong and in Guam, USA is set out in tabular form in Appendix II of this
Explanatory Circular. Where the valuations are expressed in US dollars, the exchange rate for conversion
to HK dollars is US$1.00=HK$7.80.

Shareholders are advised to read carefully and refer to the information other than the terms and
conditions of the Scheme and their effects thereof as stated in the Composite Document.
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Compliance with Rule 8.5 of the Takeovers Code

Members’ attention is hereby drawn to the fact that this Explanatory Circular constitutes a subsequent
document to the Composite Document dated 3 October 2003 issued and despatched by the Company
within the meanings of Rule 8.5 of the Takeovers Code. Accordingly, every reasonable effort has been
made by the Company to ensure that information contained in the Composite Document which, owing to
the effluxion of time, has become out-dated or been materially changed but is required to be up-dated
under Rule 8.5 of the Takeovers Code, has been up-dated by this Explanatory Circular. Since the despatch
of the Composite Document, the Company has announced its Interim Results and published its Interim
Report for the six months ended 31 July 2003, a copy of which is set out in Appendix I of this Explanatory
Circular. Financial information in respect of the Company as contained in the Composite Document
should therefore be read in conjunction with that contained in the said Interim Report which now forms
part of this Explanatory Circular.

Save for the Interim Results for the six months ended 31 July 2003 and the up-dated valuations of
the Group’s properties as mentioned aforesaid, the Company is of the view that there have been no
material changes to any of the information as previously published by the Company by way of the
Composite Document and is not aware of any such material changes in the financial position of the
Group since 31 January 2003.

Should members require any information in respect of the Company, they may approach the
Company for publication of the same and in this respect the Company will use its best endeavours to
furnish members, with such information in so far as the law, regulations or codes permit so to do.

INTENDED PRIVATISATION OF OXFORD

Shareholding Structure of Oxford

At the Latest Practicable Date, the Scheme Shareholders were interested in 7,303,204 Shares,
representing approximately 10.78% of the entire issued equity share capital of Oxford.

The shareholding structure of Oxford tabulated hereunder is in accordance with the information
available to Oxford as at the Latest Practicable Date and on the presumption that the number of shares in
issue as at the date upon which Smart Extra will have fully discharged its payment obligations under the
Scheme Proposal and therefore the Scheme will be the same as at the Latest Practicable Date.

Immediately following

As at the completion of
Latest Practicable Date the Proposal
Number of Number of Number of

Shares %  Scheme Shares Shares %
Smart Extra* 60,406,962 89.15 - 67,760,000 100
Smart Extra’ 49,834 0.07 - - -
MADC 409,400 0.6 409,400 - -
Mr. J. Lee 90,118 0.13 90,118 - -
Public 6,803,686 10.05 6,803,686 - -
Total 67,760,000 100 7,303,204 67,760,000 100
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Notes:

% figures are approximations only.

Under the Scheme, the Scheme Shares (7,303,204 Shares) will be cancelled and 7,303,204 new Shares will be
issued and allotted by Oxford to Smart Extra or its nominees, credited as full paid at par of HK$1.00 each.

Mr. W. Lee is the sole director and sole legal and beneficial shareholder of Smart Extra.
Shareholdings in Oxford excluding Shares acquired by Smart Extra by virtue of the Offer.

Shares acquired by Smart Extra by virtue of the Offer.

Cancellation consideration

entire

The cancellation consideration of HK$15.00 per Scheme Share represents:

a premium of approximately 59.57% over the closing price per Share of HK$9.40 on the
Stock Exchange on the Pre-Announcement Date;

a premium of approximately 70.84% over the average closing price per Share of HK$8.78
for the 30 trading days prior to and including the Pre-Announcement Date;

a premium of approximately 6.91% over the audited consolidated net asset value per Share
of HK$14.03 as at 31 January 2002;

a premium of approximately 6.61% over the unaudited consolidated net asset value per
Share of HK$14.07 as at 31 July 2002;

a premium of approximately 31.58% over the audited consolidated net asset value per Share
of approximately HK$11.40 as at 31 January 2003;

a premium of approximately 45.77% over the unaudited consolidated net asset value per
Share of HK$10.29 as at 31 July 2003;

a premium of approximately 9.33% over the closing price per Share of HK$13.60 on the
Stock Exchange on 17 October 2003 (being the closing date of the Offer);

a premium of approximately 13.29% over the pro-forma adjusted net tangible asset value
per Share of approximately HK$13.24 as set out on page 47 of this Explanatory Circular;
and

a premium of approximately 7.14% over the closing price per Share of HK$14.00 on the
Latest Practicable Date.

On the basis of the consideration of HK$15.00 per Scheme Share, the Scheme Proposal values the
issued share capital of Oxford at HK$1,016.40 million.

Notes:

1.

Scheme Shareholders will have already noted from the Offer Document and the Composite Document that the
consideration of HK$15.00 per Scheme Share was arrived at by Smart Extra after taking into account the premium
on the first five occasions above.

Scheme Shareholders will have already noted from the Offer Document that Baron Capital and Kim Eng have
confirmed that Smart Extra has produced evidence to the satisfaction of both Baron and Kim Eng that Smart Extra
has made available sufficient financial resources to implement the Scheme in full.
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Future intentions

Smart Extra does not intend to dispose of its interest in Oxford, nor does it intend to discontinue
any of the Group’s businesses following the successful implementation of the Scheme. It is the intention
of Smart Extra to maintain the existing businesses of Group upon privatisation of Oxford.

Mr. W. Lee, the sole director of Smart Extra, has confirmed that, upon the privatisation of Oxford,
he does not intend to make any significant changes to the existing businesses or make any significant
disposals of the assets or the associated companies of Oxford in the near future, or make any significant
redeployment of its fixed assets, other than in the ordinary course of business.

Independent of the privatisation of Oxford, Mr. W. Lee does not have any intention to make any
significant changes to the existing employment of the staff of the Group.

It is the intention of Mr. W. Lee that the Listing will be withdrawn upon the Scheme becoming
effective and be maintained in the event that the Scheme is not approved or is withdrawn, or otherwise
discontinued, or lapses.

Interests of the directors of Oxford in the Scheme and effects thereon

Save and except for Mr. W. Lee, being the sole director of Smart Extra and the sole beneficial
owner of the entire issued share capital of Smart Extra, which is the ultimate parent company of Precise
Dragon, and whose interests in the William Group are significant, the Board confirms that none of the
members of the Board has any interest in the Shares.

Each and every member of the Board has severally confirmed with the Board that none of them is
a creditor of Oxford.

Save and except for Mr. W. Lee, upon the successful implementation of the Scheme which will
entail Oxford becoming a wholly-owned subsidiary company of Smart Extra, the Scheme will have no
effect on the directors of Oxford other than Mr. W. Lee as aforesaid, whether as such directors or
otherwise.

Share certificates, dealings and listing

Upon the Scheme becoming effective, all Scheme Shares will be cancelled and extinguished.
Certificates in respect of the Scheme Shares will accordingly cease to have effect as documents or
evidence of title. Oxford will apply to the Stock Exchange for the withdrawal of listing of the Shares on
the Stock Exchange following the Effective Date. The Scheme Shareholders will be notified by way of a
press announcement of the exact date on which the Scheme and the withdrawal of listing of the Shares on
the Stock Exchange will become effective.

In the event that the Scheme fails to meet with the required approval, or is withdrawn or otherwise

discontinued or lapses, subject to due compliance with the requirements of the Listing Rules, it is
intended that the Listing will be maintained until otherwise announced.
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Registration and payment

If the Scheme becomes effective, cheques for the Cancellation Price will be sent to the members
on record as holders of the Scheme Shares, that is to say, to those whose names appear on the Register on
the Record Date. Such cheques will be posted within ten days after the Effective Date.

For the purposes of establishing entitlements to the Cancellation Price, it is proposed that the
Register be closed at 4:00 p.m. on Tuesday, 15 June 2004. Scheme Shareholders and/or their respective
successors in title should therefore ensure that their Shares are registered or lodged for registration in
their names or in the names of their nominees by 4:00 p.m. on Tuesday, 15 June 2004. The Share
Registrar is Sums Limited situate at 1601 Wing On Centre, 111 Connaught Road, Central, Hong Kong.

Assuming that the Scheme becomes effective on Monday, 21 June 2004, cheques for the Cancellation
Price are expected to be despatched to the holders of Scheme Shares or persons nominated by them on or
before Wednesday, 30 June 2004. As provided in the Scheme, on or after the day being six calendar
months after the posting of such cheques, Smart Extra shall have the right to cancel or countermand
payment of any such cheques which have not then been cashed or have not been returned uncashed, and
shall place all monies represented thereby in an interest bearing deposit account in Oxford’s name with a
licensed bank in Hong Kong selected by Oxford. Oxford shall hold such monies until the expiry of six
years from the Effective Date and shall, prior to such date, make payments therefrom of the sums,
together with interest which shall have accrued thereon, to persons who satisfy Oxford that they are
entitled thereto and that the cheques of which they are payees have not been cashed. On the expiry of six
years from the Effective Date, Smart Extra shall be released from any further obligation to make any
payments under the Scheme and Oxford shall thereafter transfer to Smart Extra the balance (if any) of the
sums then standing to the credit of the deposit account in its name, including accrued interest subject, if
applicable, to the deduction of any interest or withholding or other tax or any other deduction required by
law and subject to the deduction of any expenses.

In the absence of any specific instructions to the contrary received in writing by the Share Registrar,
cheques will be sent to the holders of Scheme Shares (other than the untraceable Scheme Shareholders)
whose names appear on the Register at the Record Date at their respective addresses or, in the case of
joint holders, to the registered address of that joint holder whose name stands first in the Register in
respect of the joint holding. All such cheques will be sent at the risk of the persons entitled thereto and
neither Smart Extra nor Oxford shall be liable for any loss or delay in transmission.

Overseas holders of Scheme Shares

As a result of the Scheme Proposal and therefore the Scheme, those Scheme Shareholders who are
not resident in Hong Kong may be subject to the laws of other jurisdictions. Such Scheme Shareholders
should inform themselves about and observe any applicable legal or regulatory requirements. It is the
responsibility of those Scheme Shareholders not resident in Hong Kong to satisfy themselves as to the
full observance of the laws of the relevant jurisdiction in connection therewith, including the obtaining of
any governmental approval, exchange control or other consents which may be required, or the compliance
with other necessary formalities and the payment of any issue, transfer or other taxes due in such
jurisdiction.
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Untraceable holders of Scheme Shares

Under the Scheme, the Cancellation Price which would otherwise be payable to the holders of
Scheme Shares who are untraceable will be paid to the Trustee to be held on trust for such persons. For
this purpose a holder of Scheme Shares will be deemed to be untraceable if:

1) he has no registered address appearing on the Register at the Record Date; or

(i)  on the last two consecutive occasions prior to the posting date of this document on which a
dividend has been paid by Oxford a cheque for the cash dividend payable to such holder of
Scheme Shares (or other person entitled) either:

(a)  has been sent to such holder of Scheme Shares (or other person entitled) and has been
returned undelivered or, in the case of such a cheque, has not been cashed; or

(b)  has not been sent to such holder of Scheme Shares (or other person entitled) because
on an earlier occasion a cheque for a dividend so payable has been returned
undelivered, and in such case no valid claim in respect thereof has been communicated
in writing to the Share Registrar.

The Trustee will hold the monies representing the Cancellation Price on the terms of the Trust
Deed, a summary of which is set out in Appendix VII to this document, until the expiration of 12 years
after the Effective Date during which time any person entitled thereto may claim such monies. During
this period, the Cancellation Price remaining unclaimed or any part thereof may be invested by the
Trustee in short term securities including debt obligations and certificates of deposit and bank deposits.
All persons entitled thereto may claim such monies from the Trustee including interest less any costs, tax
and other deductions required by law and expenses. On the expiration of 12 years after the Effective
Date, the Trustee will, at the expense of Smart Extra, transfer to Smart Extra or Smart Extra’s nominee(s)
the balance of the trust assets in respect of which claims have not been made and accepted. There will be
no right to obtain payment thereafter.

Taxation

The minority Shareholders, whether in Hong Kong or in other jurisdictions, are recommended to
consult their professional advisers if they are in any doubt as to the taxation implications of the Scheme
Proposal and therefore the Scheme and, in particular, whether the receipt of the Cancellation Price would
make such minority Shareholders liable to taxation in Hong Kong or in other jurisdictions.

Conditions of the Scheme Proposal

The Scheme Proposal will become effective and binding on Oxford and all Shareholders subject to
the following conditions:

1) the approval of the Scheme by a majority in number of the Independent Shareholders
present and voting (either in person or by proxy) at the Court Meeting(s) representing not
less than three-fourths in value of the Shares that are voted by the Independent Shareholders
(either in person or by proxy) at the Court Meeting(s), provided that the Scheme is not
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disapproved by the Independent Shareholders at the Court Meeting(s) holding more than
10% in value of all the Shares held by the Independent Shareholders, in each case by way of
poll;

(i)  the approval of the Scheme by the passing of a special resolution (by way of poll) by
Shareholders present and voting (either in person or by proxy) at the EGM as required
under the Company’s Memorandum and Articles of Association;

(ii1)  the sanction of the Scheme by the High Court of Hong Kong (with or without modification)
and an office copy of the Court Order minutes containing the particulars required by section
166 of the Companies Ordinance are delivered to, and registered by, the Registrar of
Companies in Hong Kong;

(iv)  all necessary authorisations, registrations, filings, rulings, consents, permissions and approvals
in connection with the Scheme Proposal having been obtained or made from, with or by (as
the case may be) the relevant authorities, in Hong Kong and/or any other relevant
jurisdictions;

(v)  all necessary authorisations, registrations, filings, rulings, consents, permissions and approvals
in connection with the Scheme Proposal remaining in full force and effect without variation,
and all necessary statutory or regulatory obligations in all relevant jurisdictions having been
complied with and no requirement having been imposed by any relevant authorities which is
not expressly provided for, or is in addition to requirements expressly provided for, in
relevant laws, rules, regulations or codes in connection with the Scheme Proposal or any
matters, documents (including circulars) or things relating thereto, in each aforesaid case up
to and at the time when the Scheme becomes effective; and

(vi) all bank and other necessary consents which may be required under any existing contractual
obligations of Oxford being obtained.

Smart Extra reserves the right, if thought fit and proper in its sole and absolute discretion, to
waive or cause to be waived any or all of the Scheme Conditions set out in (iv) to (vi) above. The
Scheme Conditions set out in (i) to (iii) above cannot be waived in any event. All of the above Scheme
Conditions will have to be satisfied or waived on or before 31 December 2004, otherwise the Scheme
Proposal will lapse. An announcement will be made if the Scheme Proposal lapses.

The Scheme will automatically lapse and whereupon will, on an entirely without recourse whatsoever
and howsoever against Oxford and/or Smart Extra and/or any of its and/or their respective agents and/or
servants and each and every one of them basis, become null and void and have no effect and/or further
effect, as if it were null, void and no effect ab initio, if the Scheme will not have become effective on or
before 31 December 2004.

Scheme of arrangement under Section 166 of the Companies Ordinance and Court Meeting(s)
According to section 166 of the Companies Ordinance where an arrangement is proposed between
the company and its members or any class of them, the court may, on the application in a summary way

of the company or any member of the company, order a meeting of the members of the company or class
of members, as the case may be, to be summoned in such a manner as the court directs.
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It is expressly provided in section 166 of the Companies Ordinance that if a majority in number
representing three-fourths in value of the members or class of members, as the case may be, present and
voting either in person or by proxy at the meeting or meetings, as the case may be, summoned as directed
by the court as aforesaid, agree to any arrangement, the arrangement shall, if sanctioned by the court, be
binding on all members or class of members, as the case may be, and also on the company.

The additional requirements as imposed by Rule 2.10 of the Takeovers Code

In addition to satisfying any requirements imposed by law as summarised above, but unless with
the consent of the Executive to dispense with compliance or strict compliance thereof, Rule 2.10 of the
Takeovers Code requires that the Scheme may only be implemented if:

(a)  the Scheme is approved by at least 75% of the votes attaching to the Disinterested Shares
that are cast either in person or by proxy at a duly convened meeting of the holders of the
Disinterested Shares; and

(b)  the number of votes cast against the resolution to approve the Scheme at such meeting is not
more than 10% of the votes attaching to all Disinterested Shares.

The binding effect when the Scheme is approved

Notwithstanding the fact that there may be a dissenting minority, if the Scheme is approved at the
meetings by a majority in number, representing three-fourths in value, of its members present and voting
in person or by proxy, the Scheme becomes binding on Oxford and all its members, so long as it is
sanctioned by the Court, Smart Extra will be entitled to, upon fulfilment of the requirements as set forth
at Rule 2.10 of the Takeovers Code or with the consent of the Executive that the compliance or strict
compliance in conformity with Rule 2.10 of the Takeovers Code be waived, exercise the legal rights
vested in it, by virtue of the Scheme having been duly approved by members of Oxford at the meetings
as aforesaid and sanctioned by the Court, and the order sanctioning the Scheme having taken effect
within the meanings as ascribed thereto pursuant to section 166 (3) of the Companies Ordinance, to cause
Oxford to: (1) cancel all Scheme Shares whereupon the entire share capital of Oxford shall be reduced
from HK$67,760,000.00 to HK$60,456,796.00; (2) increase the entire issued share capital of Oxford to
its former amount of HK$67,760,000.00 by the creation of 7,303,204 new Shares; and (3) apply, on the
Effective Date, the reserve of HK$7,303,204.00 which will arise in its books of account as a result of the
said reduction of capital in paying up in full at par the 7,303,204 new Shares which shall be allotted to
Smart Extra or its nominees, credited as fully-up whereupon all Shares representing holdings of those
Shares cancelled as aforesaid shall cease to have effect as document of title. Thereupon Oxford shall
become a wholly-owned subsidiary company of Smart Extra.

Meetings Summoned by the Court

Shareholders should note that 2 class meetings have been called in compliance with the Order
made by the Honourable Mr. Justice Barma dated 11 March 2004 to convene and to be held at Room 604,
6th Floor, Jubilee Centre, 18 Fenwick Street, Wanchai, Hong Kong at 9:30 a.m. (for Class A Shareholders,
i.e. Mr. J. Lee and MADC, only) and 11:00 a.m. (for Class B Shareholders, i.e. all Disinterested
Shareholders, only) respectively on 28 April 2004. At those meetings only votes cast by members of
Oxford, either in person or by proxy, in respect of Disinterested Shares will be taken as validly cast and
accordingly counted for the purposes of Rule 2.10 of the Takeovers Code.
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For the avoidance of doubt, votes cast by Smart Extra, Precise Dragon, Mr. J. Lee and/or MADC

in respect of Shares held by any of them, if cast, will not be taken as validly cast for the purposes of Rule
2.10 of the Takeovers Code.

EGM

Immediately following the meeting(s) summoned by the Court, the EGM will be held for the
purpose of considering and, if thought fit, passing a special resolution to approve and give effect to the
Scheme. Votes validly cast by any members of Oxford, inclusive of Smart Extra, Mr. J. Lee and/or
MADC, whether in person or by proxy, will be counted for the purposes of the Memorandum and
Articles of Association of Oxford. It is the intention that the Shares held by Smart Extra be voted in
favour of the special resolution to be proposed at the EGM to approve and give effect to the Scheme.

Important matters relating to meetings

Member of Oxford
“Member” is defined in section 29 of the Companies Ordinance as follows:
“Definition of member

(I)  The subscribers of the memorandum of a company shall be deemed to have agreed to
become members of the company, and on its registration shall be entered as members in its
register of members.

(2)  Every other person who agrees to become a member of a company, and whose name is
entered in its register of members, shall be a member of the company.”

INFORMATION ON SMART EXTRA
(INFORMATION CONTAINED IN THIS SECTION
IS A DIGEST OF THE RELEVANT SECTION(S)
OF THE OFFER DOCUMENT)

Constitution of Smart Extra

Smart Extra is a company incorporated in the British Virgin Islands with limited liability whose
sole director, Mr. W. Lee, is also the legal and beneficial owner of the entire issued share capital of Smart
Extra and is the ultimate parent company of Precise Dragon.

Mr. W. Lee, aged 48, has over 15 years of experience in corporate management and investment. He
has been a director of Oxford since November 1978.

Reasons for making the Offer and the Scheme Proposal

Smart Extra is aware of the complaints which have been made from time to time by certain
shareholders of Oxford, in respect of the comparatively thin liquidity of the Shares, since as early as
1998. Under the auspices of the Stock Exchange, Oxford has made a number of attempts and/or
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arrangements with a view to improving the public float of the Shares in an orderly manner through the
facilities of the Stock Exchange and in this respect, reference is made to Oxford’s announcement published
in the newspapers dated 25 October 2002. Notwithstanding the fact that implementation of the said
arrangements was on a daily and continuous basis from 25 October 2002 to the close of business on the
Pre-Announcement Date, trading of the Shares continued to be thin, with an average daily trading
volume of 10,700 Shares, representing approximately 0.016% of the entire issued equity share capital of
Oxford, for the six months immediately prior to and including the Pre-Announcement Date. Having taken
into consideration the aforesaid and the general market sentiment toward companies in similar, if not
identical, lines of business as those of Oxford, and whose shares are listed in the Stock Exchange, and
coupled with the fact that there is no clear prospect of improvement in the trading volume thereof in the
foreseeable future, or otherwise, or at all, Smart Extra was and still is apprehensive of the situation as
such. In the circumstances, Smart Extra was, and still is, of the view that it would be opportune to put
forward a motion to Shareholders for their consideration to privatise Oxford, as it considered and still
considers such to be beneficial to Shareholders. Each of the Offer and/or the Scheme Proposal would
remain open for a reasonable period of time to give Shareholders the opportunity to make an informed
decision as to whether or not to realise their respective investment in Oxford.

Intentions regarding Oxford and its employees

It is not the present intention of Smart Extra to cause significant changes, if any, to Oxford’s
existing businesses or to cause diversification of the same, including redeployment of the fixed assets of
Oxford following its privatisation.

It is the present intention of Smart Extra that there should be no significant changes in the
continued employment of the employees of the Group following the successful privatisation of Oxford.

RESPONSE OF THE BOARD WITH RESPECT TO THE REASONS FOR MAKING THE OFFER
AND SCHEME PROPOSAL

The Board considers that Smart Extra’s reasons for making the Offer and the Scheme Proposal are
valid and acceptable. The Board also concurs with Smart Extra that the making of the Offer and/or
putting the Scheme Proposal forward for consideration, if thought fit and approved, would be beneficial
to the Company and its Shareholders as a whole by reason of the fact that the Board agrees with Smart
Extra that an opportunity would thereby be created for Shareholders to make an informed decision as to
whether or not to realise their respective investments in Oxford.

The Board would draw Shareholders’ attention to the advice both from the Independent Board
Committee and the Independent Financial Advisers. Both sets of advice form part of this document.

IMPORTANT NOTICE

Caution is hereby re-iterated to Shareholders and prospective investors that the success or failure
of the Scheme Proposal is dependent, inter alia, upon:

(a)  compliance/fulfilment in conformity with the requirements as set forth in sections 166 and
166A of the Companies Ordinance, unless otherwise satisfied or waived;

(b)  compliance/fulfilment in conformity with Rule 2.10 of the Takeovers Code, unless otherwise
satisfied or waived;
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(c)  the terms and conditions as modified and/or otherwise imposed by the Court, if any, being
acceptable to and accepted by Smart Extra; and

(d)  compliance/fulfilment in conformity with all other terms and conditions, whether conditions
precedent or subsequent, unless otherwise satisfied or waived.

The Scheme will automatically lapse whereupon it will, on an entirely without recourse whatsoever
and howsoever against Oxford and/or Smart Extra and/or any of its and/or their respective agents and/or
servants and each and every one of them basis, become null and void and have no effect and/or further
effect, as if it were null, void and no effect ab initio, if the Scheme will not have become effective on or
before 31 December 2004.

The Scheme Shareholders will be notified by way of an announcement to be published in the
newspapers in respect of the respective dates on which the Scheme and/or the withdrawal of the Listing
on the Stock Exchange become effective, if such is necessary and appropriate to do so.

Action to be taken by the Scheme Shareholders

A pink form of proxy for use at the Court Meeting(s) of classes of members and a white form of
proxy for use at the EGM are enclosed herewith.

Whether or not they are able to attend the Meetings in person, the Scheme Shareholders are
strongly urged to complete and sign the enclosed pink form of proxy in respect of the Court Meeting(s)
and the white form of proxy in respect of the EGM in accordance with the instructions respectively
printed thereon and deposit both of these with the Share Registrar, Sums Limited, at 1601 Wing On
Centre, 111 Connaught Road, Central, Hong Kong as soon as possible, but in any case not later than the
following respective times:

(a)  in the case of the pink form of proxy for the use at the Court Meetings, the Scheme
Shareholders are requested to deposit this form of proxy not later than 9:30 a.m. (for Class
A) and 11:00 a.m. (for Class B) on Monday, 26 April 2004, but if it is not so deposited, it
may be handed to the Chairman of the Court Meeting at the Court Meeting;

(b)  in order to be valid, the white form of proxy for use at the EGM must be deposited by any
members of Oxford not later than 11:30 a.m. on Tuesday, 27 April 2004.

The completion and return of a form of proxy for any of the Meetings will not preclude Scheme
Shareholders from attending the relevant Meeting and voting in person if they so wish. In the event that
they attend a Meeting after having deposited the relevant form of proxy, that form of proxy will be
deemed to have been revoked.

Reference is made to the Company’s announcements dated 4 September 2003 and 4 November
2003 and the Composite Document dated 3 October 2003 whereby the Company repeatedly urged
the Scheme Shareholders to have their names together with their shareholdings in the Company
entered in the Register as soon as possible and in any event, no later than 4:00 p.m. on Wednesday,
19 November 2003 (the Register would be closed thereafter) to enable the Company to, inter alia,
duly and definitively determine the composition of the members of the Company (and such members
would thereby constitute members of the Scheme Shareholders, for all the purposes of the Court
proceedings to be instituted thereafter by the Company in respect of the privatization of the Company
as proposed by Smart Extra by way of a scheme of arrangement pursuant to section 166 of the
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Companies Ordinance). The Company hereby reminds Scheme Shareholders that Shareholders
who have failed or neglected to have their names and particulars duly entered in the Register by
4:00 p.m. on Wednesday, 19 November 2003 would be excluded and therefore services of, inter alia,
the Court proceedings as aforesaid would not be effected to them. Unregistered Shareholders will
have to:

(a) regarding attending and casting votes in respect of Shares held by them, resort to duly
obtaining the Court documents and proxies specifically prepared in respect of each of
such meetings from those members who have disposed of the Shares in question; and

(b) regarding getting payment in respect of the Cancellation Price, either have their names
together with their shareholdings in the Company entered in the Register as soon as
possible and in any event, no later than 4:00 p.m. on Tuesday, 15 June 2004 (the
Register would be closed thereafter) or resort to making due and prompt arrangements
with those members who have disposed of the Shares in question

by making appropriate arrangements with their respective brokers, nominees or agents, or otherwise,
as the case may be.

Assuming that the conditions of the Scheme are fulfilled or, where applicable, waived, the Scheme
will become effective on the Effective Date, which is expected to be Monday, 21 June 2004. Further
press announcements will be made giving details of the results of the Meetings and, if all the resolutions
are passed at the Meetings, the last day for dealing in the Shares, the Record Date, the result of the
hearing of the petition for the sanction of the Scheme by the High Court, the Effective Date and the date
of the withdrawal of the Listing of the Shares.

Document on display

The following documents will be available for inspection at 1601 Wing On Centre, 111 Connaught
Road, Central, Hong Kong, between 9:30 a.m. to 4:30 p.m. each business day from the date on which the
Explanatory Circular is posted till the date on which the Scheme becomes effective.

(1) Trust Deed dated 24 March 2004;

(i)  Offer Document issued by Smart Extra dated 17 June 2003;

(iii)) Composite Document issued by Oxford dated 3 October 2003;

(iv)  Letter from Shenyin Wanguo dated 3 October 2003;

(v)  Letter from the Independent Board Committee dated 3 October 2003;

(vi) Interim Report of Oxford for the 6 months ended 31 July 2003 and dated 22 October 2003;

(vii) Letter from Shenyin Wanguo dated 29 March 2004;

(viii) Letter from the Independent Board Committee dated 29 March 2004;

(ix)  Valuation reports in respect of landed properties of the Company in Hong Kong prepared by
Messrs. DTZ Debenham Tie Leung Limited as at 31 January 2004; and

(x)  Valuation reports in respect of landed properties of the Company in Guam, USA, prepared
by Messrs. Micronesian Appraisal Associates, Inc. as at 31 January 2004.
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HCMP NO. 5522/2003

IN THE HIGH COURT OF THE
HONG KONG SPECIAL ADMINISTRATIVE REGION
COURT OF FIRST INSTANCE
MISCELLANEOUS PROCEEDINGS NO. 5522 OF 2003

In the Matter
of
Oxford Properties & Finance Limited

(BREESMERIT)
and

In the Matter of
the COMPANIES ORDINANCE,

Chapter 32 of the Laws of the Hong Kong Special Administrative Region

SCHEME OF ARRANGEMENT

(under Section 166 of the Companies Ordinance,
Chapter 32 of the Laws of the Hong Kong Special Administrative Region)

between

Oxford Properties & Finance Limited

(BREESMERIT)
and

the holders of its equity share capital of HK$1.00 each
(other than those beneficially owned by Smart Extra Holdings Limited)

and
Smart Extra Holdings Limited

(as beneficial owner of 60,456,796 shares in the equity
share capital of Oxford Properties & Finance Limited)
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PRELIMINARY

In this Scheme, unless inconsistent with the subject or context, the following expressions shall

bear the following meanings:

“Effective Date”

“Oxford”

“HK$”

“Precise Dragon”

“Shares”

“Scheme Shareholders”

“Scheme Shares”

“Smart Extra”
“the holder”

“the Record Date”

“this Scheme”

“Trust Deed”

“Trustee”

“untraceable”

means the day on which the Scheme becomes effective in
accordance with Clause 1 of this Scheme;

means Oxford Properties & Finance Limited;

Hong Kong dollars, the lawful currency of the Hong Kong Special
Administrative Region;

means Precise Dragon Developments Limited, a company
incorporated in the British Virgin Islands with limited liability
whose entire issue equity share capital is beneficially wholly-
owned by Smart Extra;

means ordinary shares of Oxford;

Shareholders other than Smart Extra and Precise Dragon but
including MADC and Mr. J. Lee, who are qualified to participate
in the Scheme;

Shares held by holders other than Smart Extra and Precise Dragon
and which are to be cancelled and extinguished upon the Scheme
becomes effective;

means Smart Extra Holdings Limited;

includes a person entitled by transmission;

means at 4:00 p.m. on the business day immediately preceding
the Effective Date;

means this Scheme in its present form or with any modification
thereof or addition thereto or condition approved or imposed by
the Court;

the trust referred to in clause 3(a) of this Scheme as the same may
from time to time be modify by a supplemental trust deed or

otherwise;

HSBC Trustee (Hong Kong) Limited or the trustee for the time
being of the Trust Deed;

in relation to a holder of Scheme Shares as at the Record Date
means a holder:
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(1) who has no registered address appearing on the register of
members of Oxford at 4:00 p.m. on the Record Date; or

(i) in respect of whose Scheme Shares on the last two
consecutive occasions prior to the date of posting of this
Scheme on which a dividend has been paid, a cheque for
the cash dividend payable to such holder (for other person
entitled) either:

(a) has been sent to such holder (or other person entitled)
and has been returned undelivered or, in the case of
such a cheque, has not been cashed; or

(b)  has not been sent to such holder (or other person
entitled) because on an earlier occasion a cheque for
a dividend so payable has been returned undelivered,
and in such case no valid claim in respect thereof
has been communicated in writing to the share
registrar of Oxford.

The authorised capital of Oxford is HK$100,000,000 divided into 100,000,000 Shares of HK$1
each, of which 67,760,000 have been issued and duly paid up or deemed to have been fully paid

up.

At the date hereof Smart Extra by itself and through its wholly-owned subsidiary company, Precise
Dragon, is the beneficial owner of an aggregate of 60,456,796 Shares in the equity share capital of
Oxford, representing 89.22% or thereabouts of the entire issued share capital of Oxford and the
remaining 7,303,204 Shares, the Scheme Shares, are held by Scheme Shareholders.

The primary purpose of this Scheme is that all of the 7,303,204 Scheme Shares will be cancelled,
as a result of which Oxford will become a subsidiary of Smart Extra.

Smart Extra has agreed to appear by Counsel at the hearing of the Petition to sanction this
Scheme, and to consent thereto, and to undertake to the Court to be bound thereby and to execute
all such documents and do all such acts and things as may be necessary or desirable to be executed
or done by it for the purpose of giving effect to this Scheme.

THE SCHEME
On the Effective Date:
(a) The entire issued share capital of Oxford shall be reduced from HK$67,760,000.00 to

HK$60,456,796.00 by the cancellation of the 7,303,204 Shares in the equity share capital of
Oxford, being the equity share capital held by holders other than Smart Extra.
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(b)

©

Subject to and forthwith upon the said reduction of capital taking effect, the entire issued
share capital of Oxford shall be increased to its former amount (i.e., HK$67,760,000.00) by
the creation of 7,303,204 new Shares.

Oxford shall apply the reserve of HK$7,303,204.00 which will arise in its books of account
as a result of the said reduction of capital in paying up in full at par the 7,303,204 new

Shares which shall be allotted to Smart Extra or its nominees, credited as fully-paid.

Payments by Smart Extra

In consideration of the cancellation of the said 7,303,204 Shares, Smart Extra shall pay:

()

(ii)

to the persons who at the close of business on the Record Date are the holders of the Shares
cancelled as aforesaid held by them respectively at such close of business; and

in the case of such holders of the Scheme Shares who are untraceable, to the Trustee or its
nominee(s),

the sum of HK$15.00 in cash in respect of each Scheme Share.

(@)

(b)

Not later than 10 days after the Effective Date, Smart Extra shall deliver the cheques for
any sums payable in accordance with clause 2 above to the persons entitled thereto by
sending such cheques through the post in pre-paid envelopes addressed to such persons:

(1) subject to paragraph (iii) below and unless indicated in writing to the share registrar
of Oxford, in the case of each sole holder to the registered address of such holder as
appearing on the register of members of Oxford at the Record Date; and

(i)  subject to paragraph (iii) below and unless indicated in writing to the share registrar
of Oxford, in the case of joint holders to the registered address as appearing on the
register of members of Oxford on the Record Date of the joint holder whose name
then stands first in the register of members of Oxford in respect of the joint holding;
and

(ii1) in the case of the cash payments to be effected to the Trustee or its nominee(s)
pursuant to sub-clause (ii) of clause 2 above, to the Trustee at its registered office or,
if the Trustee so requests, to its nominee(s) at such address as the Trustee may
specify, such cash payments to be held by the Trustee on the terms of a Trust Deed
dated 24 March 2004 between Smart Extra and the Trustee and a copy of which is
available for inspection at the registered office of the Trustee at Level 13, 1 Queen’s
Road, Central, Hong Kong from the date of this Scheme until the expiration of 12
years from the Effective Date.

Cheques shall be posted at the risk of the addressees and neither Oxford nor Smart Extra
shall be responsible for any loss or delay in transmission.
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(©

(d)

(e)

€3]

Each such cheque shall be payable to the order of the person to whom, in accordance with
the provisions of sub-clause (a) of clause 3 above, the envelope containing the same is
addressed and the encashment of any such cheque shall be a good discharge to Smart Extra
for monies represented thereby.

On or after the day being six calendar months after the posting of the cheques pursuant to
sub-clause (a) of this clause 3, Smart Extra shall have the right to cancel or countermand
payment of any such cheque which has not then been cashed or has not been returned
uncashed and shall place all monies represented thereby an interest bearing deposit account
in Oxford’s name with a licensed bank in Hong Kong selected by Oxford. Oxford shall hold
such monies until the expiry of six years from the Effective Date and shall, prior to such
date, make payments therefrom of the sums payable pursuant to clause 2 of this Scheme,
together with interest which shall have accrued thereon, to persons who satisfy Oxford that
they are entitled thereto and that the cheques referred to in sub-clause (a) of this clause 3 of
which they are payees have not been cashed. Any payments made by Oxford hereunder shall
include any interest accrued on the sums to which the respective persons are entitled pursuant
to clause 2 of this Scheme, calculated at the annual rate prevailing from time to time at the
licensed bank in which the monies are deposited, subject, if applicable, to deduction of any
interest or withholding tax or any other deductions required by law. Oxford shall exercise
its absolute discretion in determining whether or not it is satisfied that any person is so
entitled or not so entitled, as the case may be, which shall be conclusive and binding upon
all persons claiming an interest in the relevant monies.

On the expiration of six years from the Effective Date, Smart Extra shall be released from
any further obligation to make any payments under this Scheme and Oxford shall transfer to
Smart Extra the balance, if any, of the sums standing to the credit of the deposit account
referred to in sub-clause (d) of this clause 3 including accrued interest subject, if applicable,
to the deduction of any interest or withholding tax or any other deduction requires by law
and any expenses incurred in effecting the transfer.

A holder of Scheme Shares in respect of whose Scheme Shares cash payments have been
effected to the Trustee or its nominee(s) pursuant to paragraph (iii) of sub-clause (a) of this
clause 3 (or any other persons entitled to the right of such holder under this Scheme by
transmission or otherwise) shall, on written application to the Trustee accompanied by the
certificates for or other documents of title to the relevant Scheme Shares delivered to the
address which may from time to time be designated by the Trustee in accordance with the
Trust Deed, be entitled (subject to the completion of such forms as the Trustee may require
for the purpose) to the payment to him or to his nominee of:

(1) such cash payments as were effected to the Trustee or its nominee(s) in respect of the
Scheme Shares held by such holder as at the Record Date, and
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(ii)  if applicable, such further monies as may have been paid or transferred to the Trustee
or its nominee(s) in right (directly or indirectly) of or derived from the cash payment
referred to in paragraph (i) of this sub-clause (f) provided that:

(1)  the entitlement of a holder of Scheme Shares (or other person as aforesaid)
under this sub-clause (f) shall be subject to the terms and provisions of the
Trust Deed and in particular (but without prejudice to the generality of the
foregoing) to the terms and provisions as to the payment out of the property to
which such holder would otherwise have been entitled of liabilities and expenses
(including liability to taxation) incurred by the Trustee and in certain
circumstances the remuneration of the Trustee; and

(2)  all payments of cash which fall to be made to the holders of Scheme Shares
under this sub-clause (f) shall be made in accordance with and subject to the
terms and provisions of the Trust Deed.

(g)  The preceding sub-clauses of this clause 3 shall take effect subject to any prohibition or
condition imposed by law.

(h)  Nothing in this Scheme shall preclude any subsequent modification of the Trust Deed made
in accordance with the terms of the Trust Deed for the time being in force.

Share certificates in respect of those Shares cancelled

Subject to sub-clause (f) of clause 3 of this Scheme, all share certificates representing holdings of
those Shares cancelled as aforesaid shall cease to have effect as documents of title.

All mandates or relevant instructions in force on the Record Date relating to any of the Scheme
Shares shall cease to be valid and effective mandates or instructions.

The Effective Date

This Scheme shall become effective as soon as all the conditions set out under the section headed
“Conditions of the Scheme Proposal” are fulfilled and/or otherwise waived (as the case may be).

Unless this Scheme shall have become effective on or before 31 December 2004, the same shall
lapse and never become effective.

Note: Smart Extra in this context shall mean Smart Extra and/or any of its duly authorised agent(s) and/or servant(s)

Consent to modifications

Smart Extra may, by its duly authorised agent(s)/servant(s), consent on behalf of all persons
concerned to any modification of or addition to this Scheme or to any condition which the Court may
approve or impose without any further Court Meeting to be held therefor.

Dated the 29 day of March 2004
—3]1 -



APPENDIX 1 FINANCIAL INFORMATION OF THE GROUP

1. SHARE CAPITAL

The authorised and issued share capital of the Company at the Latest Practicable Date are as
follows:

Authorised: HKS$

100,000,000 ordinary Shares of HK$1 each 100,000,000

Issued and fully paid:

67,760,000 ordinary Shares of HK$1 each in issue 67,760,000
as at the Latest Practicable Date _—

All of the Shares in issue rank pari passu, in all respects with each other, including in particular,
rights as to dividends, voting and capital.

The Shares in issue are listed on the Stock Exchange. No part of the share capital or any other
securities of the Company is listed or dealt in on any stock exchange other than the Stock Exchange and
no application is being made or is currently proposed or sought for the Shares or any other securities of
the Company to be listed or dealt in on any other stock exchange.

There were no other options, warrants, derivatives or conversion rights affecting the Shares
outstanding as at the Latest Practicable Date.

No shares, options, warrants, derivatives or conversion rights affecting the Shares have been
issued since 31 January 2003.
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2. INTERIM REPORT OF OXFORD

Set out below is a reproduction of the Interim Report of Oxford for the 6 months ended 31 July
2003 and dated 22 October 2003:

CHAIRMAN’S STATEMENT

I am pleased to announce the unaudited consolidated results of the Company and its subsidiaries
(the “Group”) for the six months ended 31 July 2003.

The profit attributable to shareholders for the six months ended 31 July 2003 decreased by
approximately 22% to HK$12,516,000 when compared with the profit of HK$16,016,000 (as restated)

for the corresponding six months period in 2002.

Earnings per share for the period were HK18 cents, a decrease of approximately 25% over the earnings
per share for the corresponding period in 2002 of HK24 cents (as restated).

In view of the possible privatisation of the Company by Smart Extra Holdings Limited by means
of a scheme of arrangement, the directors do not recommend the payment of an interim dividend for the
six months ended 31 July 2003 (2002: HKS cents).

REVIEW OF OPERATIONS

The principal activities of the Group continue to be investment holding, property investment,
property development and the provision of property agency services. The Group’s activities during the
period were substantially based in Hong Kong and more than 90% of the Group’s turnover and profit
from operations were derived from the lease of properties in Hong Kong.

The local economy was severely affected by the impact of SARS during the first half of the year.
The turnover from the Group’s long term property portfolio decreased by approximately 13% due to
further falls in office rentals and soft demand in the property leasing market.

The savings in interest expenses on borrowings were more than offset by the fall in office rentals.
In the present sluggish property market, new leases have to be negotiated at prevailing lower rentals.
With existing leases coming due for renewal, the Group has to offer a moderate reduction of rental or a
rent-free period to retain existing tenants.

In view of the possibility that plot ratios and height restrictions may be eased in the Kowloon Tong
area in the next few years, the directors have decided to continue to delay the commencement of the
Oxford Road, Kowloon Tong project, so as to maximise the benefit to shareholders.

The Group’s major Guam, USA investment property, Aspac Industrial Park Phase I, recorded a
continuing fall in rental income owing to the protracted economic downturn in Guam, USA and particularly
Japan, where most tourists to Guam come from. For this reason, the development of Lot No. 5148-3 and
5148-4, Tamuning, Guam, USA will continue to be postponed.
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In connection with the Offer and the Scheme Proposal made by Smart Extra Holdings Limited, the
Company’s largest shareholder, and in compliance with the Rules Governing the Listing of Securities on
The Stock Exchange of Hong Kong Limited, special valuations of all of the Company’s land and property
in Hong Kong and Guam, USA were conducted on 31 July 2003 by independent valuers, namely: Messrs
DTZ Debenham Tie Leung Limited and Micronesian Appraisal Associates Inc., respectively. The
revaluation of the Group’s investment properties gave rise to a net deficit of HK$85,792,000 which has
been charged to reserves.

No material acquisitions or disposals of subsidiaries and associates were transacted during the
period.

The Group has a total of 25 (2002: 23) staff. Staff costs incurred during the period amounted to
approximately HK$2,653,000 (2002: HK$1,785,000).

On 1 April 2003, trading in the shares of the Company was suspended as a result of the receipt by
the Company of an Offer by Smart Extra Holdings Limited (“Smart Extra”) for all of the shares of the
Company not already owned by Smart Extra and parties acting in concert with it. The suspension was
subsequently lifted and trading in the shares resumed on 8 September 2003.

FINANCIAL ACTIVITIES

Shareholders’ funds at 31 July 2003 amounted to HK$697 million (31 January 2003: HK$769
million). At 31 July 2003, total borrowings of the group were HK$118 million (31 January 2003: HK$120
million) which bear interest at floating rates and are substantially repayable in Hong Kong dollars. Bank
loans to the extent of HK$3 million (31 January 2003: HK$38 million) were repayable within one year.
Accordingly, the Group’s gearing ratio at 31 July 2003 was 16.9% (31 January 2003: 15.6%). The
Group’s available undrawn banking facilities at 31 July 2003 amounted to HK$63 million (31 January
2003: HK$63 million).

At 31 July 2003, properties of the Group with an aggregate book value of approximately HK$587
million (31 January 2003: HK$659 million) were mortgaged or charged to banks for credit facilities

granted to the Group.

At 31 July 2003, the Company had issued guarantees for banking facilities granted to certain
subsidiaries to secure the banking facilities granted to these subsidiaries to the extent of HK$281 million
(31 January 2003: HK$281 million) of which approximately HK$110 million (31 January 2003: HK$110

million) was utilised.
PROSPECTS

The property leasing market in Hong Kong remains very soft and the economic situation has yet to
show improvement. It is hoped that the stimulus package recently announced by the Hong Kong
Government will help to stabilise the property market and lead to renewed confidence during 2004. A
return of the SARS outbreak would, however, significantly dampen economic sentiment. The Board of
Directors does not see improvement to the economy of Guam in the short term. The recession there is
expected to continue for a further few years.
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POST BALANCE SHEET EVENT

The Offer by Smart Extra for all the Shares of the Company not already owned by it and parties
acting in concert with it closed at 4:00 p.m. on 17 October 2003. Smart Extra has also indicated its wish
to privatise the Company by a scheme of arrangement (the “Scheme Proposal”) and has requested the
Company to put forward the Scheme Proposal to Shareholders to which the Company has agreed. A
Composite Document setting out, inter alia, details of the Scheme Proposal, was despatched to Shareholders
on 3 October 2003.

On behalf of the Board, I should like to thank our bankers, auditors, shareholders and staff for
their continued support of the Company.

Michael Seto Chak Wah

Chairman
Hong Kong, 22 October 2003
OTHER INFORMATION REQUIRED UNDER THE LISTING RULES
Purchase, Sale or redemption of the Company’s Listed Securities

For the six months ended 31 July 2003, neither the Company nor any of its subsidiaries purchased,
sold or redeemed any of the Company’s listed securities.

Directors’ interests in shares

At 31 July 2003, Mr. Lee Teh Yee, William (“Mr. W. Lee”) through two private companies controlled
by him, was beneficially interested in 25,000 shares in Modern Aspac Development Company Limited
(“Modern Aspac”), representing 50% of its issued share capital. Modern Aspac is a 50% owned associate
of the Group which beneficially held 409,400 shares of the Company.

On 17 June 2003, Smart Extra Holdings Limited (“Smart Extra”), a company wholly owned by Mr.
W. Lee made an unconditional cash general offer (the “Offer”) for all the shares of the Company not
already owned by it or any of the parties acting in concert with it. The Offer closed at 4:00 p.m. on 17
October 2003, by which time Smart Extra had received valid acceptances of the Offer in respect of
49,834 shares. When aggregated together with the 60,406,962 shares it already held, at 17 October 2003,
Smart Extra held 60,456,796 shares, representing approximately 89.22% of the issued share capital of the
Company.
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Save as disclosed above and except for shares in subsidiaries held by directors in trust for their
immediate holding companies, at 31 July 2003, none of the directors nor their associates had any interests
or short positions in any shares, underlying shares and debentures of the Company or its associated
corporations (within the meaning of Part XV of the Securities and Futures Ordinance (the “SFO”)) as
recorded in the register required to be kept under Section 352 of the SFO, and none of the directors nor
their spouses or children under the age of 18 had any right to subscribe for the securities of the Company,
or had exercised any such right during the period.

Substantial shareholders

Save as disclosed in the section headed “Directors’ Interests in Shares”, as at 31 July 2003, no
other person (other than the Directors of the Company) has an interest or a short position in the shares
and underlying shares as recorded in the register required to be kept by the Company pursuant to Section
336 of the SFO.
Code of best practice

None of the directors is aware of information that would reasonably indicate that the Company is
not, or was not for any part of the six months ended 31 July 2003, in compliance with Appendix 14 of the

Rules Governing the Listing of Securities on The Stock Exchange of Hong Kong Limited.

The Audit Committee of the Company has reviewed the unaudited interim report of the Group for
the six months ended 31 July 2003.
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INDEPENDENT REVIEW REPORT
TO THE BOARD OF DIRECTORS OF OXFORD PROPERTIES & FINANCE LIMITED

Introduction

We have been instructed by the Company to review the interim financial report set out on pages 8
to 18.

Directors’ responsibilities

The Rules Governing the Listing of Securities on The Stock Exchange of Hong Kong Limited
require the preparation of an interim financial report to be in compliance with Statement of Standard
Accounting Practice No. 25 “Interim Financial Reporting” issued by the Hong Kong Society of Accountants
and the relevant provisions thereof. The interim financial report is the responsibility of, and has been
approved by, the directors.

It is our responsibility to form an independent conclusion, based on our review, on the interim
financial report and to report our conclusion solely to you, as a body, in accordance with our agreed
terms of engagement, and for no other purpose. We do not assume responsibility towards or accept
liability to any other person for the contents of this report.

Review work performed

We conducted our review in accordance with Statement of Auditing Standards No. 700 “Engagements
to Review Interim Financial Reports” issued by the Hong Kong Society of Accountants. A review consists
principally of making enquiries of group management and applying analytical procedures to the interim
financial report and, based thereon, assessing whether the accounting policies and presentation have been
consistently applied unless otherwise disclosed. A review excludes audit procedures such as tests of
controls and verification of assets, liabilities and transactions. It is substantially less in scope than an
audit and therefore provides a lower level of assurance than an audit. Accordingly we do not express an
audit opinion on the interim financial report.

Review conclusion

On the basis of our review which does not constitute an audit, we are not aware of any material
modifications that should be made to the interim financial report for the six months ended 31 July 2003.

Deloitte Touche Tohmatsu
Certified Public Accountants

22 October 2003
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CONDENSED CONSOLIDATED INCOME STATEMENT
FOR THE SIX MONTHS ENDED 31 JULY 2003

NOTES
Turnover 3
Cost of rental operations
Other operating income 4
Administrative expenses
Other operating expenses 6
Profit from operations
Finance costs 7
Share of results of associates
Profit before taxation
Taxation 8
Profit before minority interests
Minority interests
Net profit for the period
Dividend (Interim) 9
Earnings per share 10

Basic
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Six months ended

31 July

2003
HK$’000
(unaudited)

30,223
(5,755)

24,468
438

(5,778)
(789)

18,339
(1,623)
(62)

16,654
(3,067)

13,587
(1,071)

12,516

HK cents

18

2002
HK$°000
(unaudited
& restated)

34,592
(5,922)

28,670
681

(3,808)
(2,567)

22,976
(2,515)
(152)

20,309
(2,978)

17,331
(1,315)

16,016

5,421

HK cents

24
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CONDENSED CONSOLIDATED BALANCE SHEET
AT 31 JULY 2003

31 July
2003
NOTES HKS$’000
(unaudited)
Non-current Assets
Investment properties 11 762,573
Other properties 97,529
Other fixed assets 1,109
Interests in associates 10,976
Investments in securities 6,473
Deferred tax assets 782
879,442
Current Assets
Properties for sale 6,348
Trade and other receivables 12 3,410
Deposits and prepayments 2,507
Bank balances and cash 86,604
98,869
Current Liabilities
Trade and other payables 13 46,671
Deposits and accrued expenses 13,709
Obligations under finance leases -
Taxation 15,607
Bank loans due within one year, secured 14 3,314
Bank overdrafts, secured —
79,301
Net Current Assets (Liabilities) 19,568
899,010
Capital and Reserves
Share capital 15 67,760
Reserves 16 629,258
Shareholders’ funds 697,018
Minority Interests 79,595
Non-current Liabilities
Bank loans due after one year, secured 14 114,654
Deferred tax liabilities 2 6,903
Other deferred items 840
122,397
899,010

~39_

31 January
2003
HK$°000
(audited

& restated)

853,505
97,544
1,253
10,541
5,832
418

969,093

6,348
4,354
1,261
72,839

84,802

45,591
14,350
158
14,733
37,792
8

112,632

(27.830)
941,263
67,760
701,519
769,279

83,665

81,600
5,923
796

88,319

941,263
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CONDENSED CONSOLIDATED STATEMENT OF CHANGES IN EQUITY
FOR THE SIX MONTHS ENDED 31 JULY 2003

Total equity

HK$’000
(Unaudited)
At 1 February 2002
— as originally stated 950,887
— prior period adjustments (note 2) (1,971)
— as restated 948,916
Net decrease on revaluation of investment securities held by
— subsidiaries, adjusted for minority interests (183)
— associates (731)
Net losses not recognised in the income statement 914)
Net profit for the period 16,016
2002 final dividend paid (13,552)
At 31 July 2002 950,466
At 1 February 2003
— as originally stated 772,599
— prior period adjustments (note 2) (3,320)
— as restated 769,279
Net increase on revaluation of investment securities held by
— subsidiaries, adjusted for minority interests 642
— associates 373
Net decrease on revaluation of investment properties,
adjusted for minority interests (85,792)
Net losses not recognised in the income statement (84,777)
Net profit for the period 12,516
At 31 July 2003

—40 —
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CONDENSED CONSOLIDATED CASH FLOW STATEMENT

FOR THE SIX MONTHS ENDED 31 JULY 2003

NOTES TO THE CONDENSED FINANCIAL STATEMENTS

Net cash generated from operating activities

Net cash (used in) generated from investing activities

Net cash used in financing activities

Increase in cash and cash equivalents

Cash and cash equivalents at beginning of the period

Cash and cash equivalents at end of the period

Analysis of the balance of cash
and cash equivalents:
Bank balances and cash
Bank overdrafts

FOR THE SIX MONTHS ENDED 31 JULY 2003

1.

BASIS OF PREPARATION

Six months ended

31 July

2003 2002
HK$’000 HK$’000
(unaudited) (unaudited)
16,477 20,850
(146) 378
(2,558) (12,795)
13,773 8,433
72,831 71,331
86,604 79,764
86,604 79,775
- (11)

86,604 79,764

The condensed financial statements have been prepared in accordance with the applicable disclosure requirements of
Appendix 16 to the Rules Governing the Listing of Securities on The Stock Exchange of Hong Kong Limited and with
Statement of Standard Accounting Practice No. (“SSAP”) 25 “Interim Financial Reporting” issued by the Hong Kong

Society of Accountants.

PRINCIPAL ACCOUNTING POLICIES

The condensed financial statements have been prepared under the historical cost convention, as modified for the revaluation

of certain properties and investments in securities.

The accounting policies adopted are consistent with those followed in the preparation of the Group’s annual financial
statements for the year ended 31 January 2003, except that in the current period, the Group has adopted SSAP 12

(Revised) “Income Taxes”.
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The principal effect of the implementation of SSAP 12 (Revised) is in relation to deferred tax. In previous years, partial
provision was made for deferred tax using the income statement liability method, i.e. a liability was recognised in respect
of timing differences arising, except where those timing differences were not expected to reverse in the foreseeable
future. SSAP 12 (Revised) requires the adoption of a balance sheet liability method, whereby deferred tax is recognised in
respect of all temporary differences between the carrying amount of assets and liabilities in the financial statements and
the corresponding tax bases used in the computation of taxable profit, with limited exceptions. In the absence of any
specific transitional requirements in SSAP 12 (Revised), the new accounting policy has been applied retrospectively.
Comparative amounts for the corresponding prior period have been restated accordingly.

The financial effects of the adoption of SSAP 12 (Revised) are summarised below:

At 1 February 2003 At 1 February 2002
As Prior As Prior

originally period As originally period As
stated adjustments restated stated adjustments restated
HK$’000 HK$’000 HK$’000 HK$’000 HK$’000 HK$’000
Retained profits 317,056 (2,668) 314,388 294,885 (1,319) 293,566
Other reserves 9,654 (652) 9,002 9,654 (652) 9,002
326,710 (3,320) 323,390 304,539 (1,971) 302,568
Minority interests 83,977 (312) 83,665 91,060 (275) 90,785
Deferred tax liabilities 1,873 4,050 5,923 1,767 3,417 5,184
Deferred tax assets — 418 418 — 1,171 1,171

The adoption of SSAP 12 (Revised) has resulted in a decrease in the profit of the Group for the six months ended 31 July
2003 by HK$611,000 (2002: HK$613,000).

3. SEGMENT INFORMATION
The businesses based upon which the Group reports its primary segment information are as follows:

Property letting — lease of properties in Hong Kong and Guam, U.S.A.
Land investment — investment in land for long term purposes

Six months ended 31 July 2003

Property Land Other
letting investment operations Consolidated
HK$’000 HK$’000 HK$’000 HK$’000
Segment turnover 30,223 - - 30,223
Segment results 23,930 — 157 24,087
Interest and other income 281
Unallocated corporate expenses (6,029)
Profit from operations 18,339
Finance costs (1,623)
Share of results of associates 9 (71) (62)
Profit before taxation 16,654
Taxation (3,067)
Profit before minority interests 13,587
Minority interests (1,071)
Net profit for the period 12,516
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Six months ended 31 July 2002

Property Land Other
letting investment operations Consolidated
HK$'000 HKS$’000 HKS$’000 HK$’000
Segment turnover 34,592 — — 34,592
Segment results 28,670 — 148 28,818
Interest and other income 533
Unallocated corporate expenses (6,375)
Profit from operations 22,976
Finance costs (2,515)
Share of results
of associates (13) (139) (152)
Profit before taxation 20,309
Taxation (2,978)
Profit before minority interests 17,331
Minority interests (1,315)
Net profit for the period 16,016

4. OTHER OPERATING INCOME

Included in other operating income is interest on bank deposits of HK$236,000 (2002: HK$374,000).
5. DEPRECIATION

Depreciation charges of the Group for the period amounted to a total of HK$167,000 (2002: HK$141,000).
6. OTHER OPERATING EXPENSES

Other operating expenses for the period ended 31 July 2003 comprised expenses incurred in connection with the proposed
privatisation of the Company and related legal and financial advisory fees.

Other operating expenses for the period ended 31 July 2002 comprised expenses incurred in connection with the proposed
open offer of new shares in the Company and legal and financial advisory fees.

7. FINANCE COSTS

Finance costs represent interest on bank and other borrowings wholly repayable within five years.
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10.

11.

12.

TAXATION
Six months ended
31 July
2003 2002
HK$’000 HK$’000
Current tax:
Hong Kong 2,451 2,361
Deferred tax:
Current year 179 617
Attributable to an increase in tax rate 437 -
Taxation attributable to the Company
and its subsidiaries 3,067 2,978

Hong Kong Profits Tax is calculated at 17.5% (2002: 16%) on the estimated assessable profit for the period.

During the period, the Hong Kong Profits Tax rate was increased from 16% to 17.5%. The effect of this increase has been
accounted for in the financial statements.

DIVIDEND

The directors do not recommend the payment of an interim dividend. In respect of the previous period, an interim
dividend of HKS8 cents per ordinary share was paid to shareholders.

EARNINGS PER SHARE

The calculation of the basic earnings per share is based on the net profit for the period of HK$12,516,000 (2002:
HK$16,016,000) and on 67,760,000 (2002: 67,760,000) ordinary shares in issue during the period.

Diluted earnings per share has not been presented for the current and the prior period because the Company does not have
any potential ordinary shares.

INVESTMENT PROPERTIES

The Group’s investment properties situated in Hong Kong and in Guam, U.S.A., were revalued on 31 July 2003 by
Messrs. DTZ Debenham Tie Leung Limited and Micronesian Appraisal Associates, Inc., respectively.

The revaluation gave rise to a net deficit of HK$85,792,000 which has been charged to reserves.
TRADE AND OTHER RECEIVABLES

The Group does not allow any credit period to its trade customers.

The following is an aged analysis of trade and other receivables at the reporting date:

31 July 31 January

2003 2003

HK$°000 HKS$’000

0 — 60 days 2,447 2,906
61 — 90 days 350 289
Over 90 days 613 1,159
3,410 4,354
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13. TRADE AND OTHER PAYABLES
The following is an analysis of trade and other payables at the reporting date:

31 July 31 January

2003 2003

HKS$’000 HKS$’000

Trade payables due between 0 — 60 days 3,679 2,560
Unclaimed dividends payable 42,992 43,031
46,671 45,591

14. BANK LOANS, SECURED

During the period, a bank loan amounted to approximately HK$63 million was renewed. Such bank loan to the extent of
approximately HK$60 million (31 January 2003: HK$41 million) is repayable after one year and has been reclassified as
a non-current liability.

15. SHARE CAPITAL

Number Nominal
of shares value
HK$’000
Ordinary shares of HK$1 each
Authorised:
At 31 July 2003 and 31 January 2003 100,000,000 100,000
Issued and fully paid:
At 31 July 2003 and 31 January 2003 67,760,000 67,760
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16.

17.

RESERVES
Investment Investment
property securities Exchange
revaluation revaluation Negative translation Other Dividend Retained
reserve reserve goodwill reserve reserves reserve profits Total

HK$’000 HK$000 HK$000 HK$’000 HK$’000 HK$’000 HK$000 HK$000

At 1 February 2002
- as originally stated 532,208 9,813 6,114 16,901 9,654 13,552 294,885 883,127
- adjustments on adoption
of SSAP 12 (Revised)
(Note 2) - - - - (652) - (1,319) (1,971)

- as restated 532,208 9,813 6,114 16,901 9,002 13,552 293,566 881,156

Net decrease on revaluation

of investment properties

adjusted for minority

interests (183,313) - - - - - - (183,313)
Net decrease on revaluation

of investments in

securities held by

— subsidiaries,
adjusted for
minority interests - (890) - - - - - (890)
- associates - (2,704) - - - - - (2,704)
Net profit for the year - - - - - - 26,060 26,060
2002 final dividend paid - - - - - (13,552) - (13,552)
Amount set aside for payment
of dividend - - - - - 5,421 (5,421) -
Unclaimed dividends written
back - - - - - - 183 183
Interim dividend paid - - - - - (5,421) - (5,421)
As 31 January 2003 348,895 6,219 6,114 16,901 9,002 - 314,388 701,519

At 1 February 2003
- as originally stated 348,895 6,219 6,114 16,901 9,654 - 317,056 704,839
- adjustments on adoption
of SSAP 12 (Revised)
(Note 2) - - - - (652) - (2,668) (3,320)

- as restated 348,895 6,219 6,114 16,901 9,002 - 314,388 701,519

Net increase on revaluation
of investments in
securities held by

— subsidiaries,

adjusted for

minority interests - 642 - - - - - 642
- associates - 373 - - - - - 373

Net decrease on revaluation
of investment properties
adjusted for minority

interests (85,792) - - - - - - (85,792)
Net profit for the period - - - - - - 12,516 12,516
At 31 July 2003 263,103 7,234 6,114 16,901 9,002 - 326,904 629,258

PLEDGE OF ASSETS

At the balance sheet date, properties of the Group with an aggregate book value of approximately HK$587 million (31
January 2003: HK$659 million) were mortgaged or charged to banks for credit facilities granted to the Group.
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3. INDEBTEDNESS

At the close of business on 31 January 2004, being the Latest Practicable Date for the purpose of
this indebtedness statement prior to the printing of this Explanatory Circular, the Group has outstanding
secured bank loans and overdrafts totalling approximately HK$61,500,000, which were secured by certain
properties of the Group and obligations under finance leases of approximately HK$63,000.

Save as disclosed herein and apart from intra-group liabilities, as at the close of business on 31
January 2004, the Group did not have any outstanding loan capital, bank overdrafts and liabilities under
acceptances or other similar indebtedness, debentures, mortgages, charges or loans or acceptance credits
or hire purchase commitments, guarantees or other material contingent liabilities.

The Directors have confirmed that there has not been any material change in the liabilities or
contingent liabilities of the Group since 31 January 2004.

4. PROFORMA STATEMENT OF ADJUSTED NET TANGIBLE ASSETS OF THE GROUP
The following proforma statement of adjusted net assets of the Group is prepared based on the net

assets of the Group as at 31 January 2003 as shown in the audited financial statements of the Group for
the year ended 31 January 2003 and adjusted as follows:

HK$’000
Audited consolidated net tangible assets of the Group
as at 31 January 2003
— as originally stated (Note 1) 772,599
— prior period adjustment relating to adoption of SSAP 12 (Revised) (Note 1) (3,320)
— as restated (Note 1) 769,279
Add: Net profits for the six months ended 31 July 2003 (Note 1) 12,516
Add: Surplus arising on revaluation of the Group’s interests
in properties as at 31 January 2004 based on the valuation reports
prepared by the independent valuers, DTZ Debenham Tie Leung Limited
and Micronesian Appraisal Associates, Inc. (Note 2) 115,120
Proforma adjusted net tangible assets of the Group after taking
into account the adjustments above 896,915
Proforma adjusted net tangible asset value per Share
(based on 67,760,000 Shares in issue at the Latest Practicable Date) HK$13.24
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Notes:

1. As per the Interim Report of the Group for the six months ended 31 July 2003. Reference is made to page 40 of
this Explanatory Circular.

2. Difference between the valued amounts of the properties as at 31 January 2004 and the carrying book value of the

properties as at 31 January 2003, adjusted for the Group’s attributable interest and taxation which would arise if
the properties were to be sold at the amount of the valuation. Reference is made to page 104 of this Explanatory
Circular.

5. WORKING CAPITAL

The Directors are of the opinion that, after taking into account the Group’s internal resources and
available banking facilities, barring any unforeseen circumstances, the Group has sufficient working
capital for its present requirements.
6. MATERIAL CHANGES

Save as disclosed in paragraph 4 above, the Directors are not aware of any material change in the

financial or trading position or prospects of the Group since 31 January 2003, being the date to which the
latest audited consolidated financial statements of the Group were made up.
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Our ref: F04-000157

WK/HLC/mm
3 March 2004
The Board of Directors
Oxford Properties & Finance Limited
Unit 702, 7th Floor
Jubilee Centre
18 Fenwick Street
Wanchai
Hong Kong
Dear Sirs,
RE : PORTFOLIO VALUATION
Instructions, We refer to your instructions for us to carry out open market valuations of the
Purpose & properties owned by your company and its subsidiaries (together referred to as
Date of the Group) in Hong Kong. We confirm that we have carried out inspections, made
Valuation relevant enquiries and obtained such further information as we consider necessary in
providing you with our opinion of the values of these properties as at 31 January
2004.
Basis of Our valuations of the properties represent their open market values which we would
Valuation define as intended to mean “an opinion of the best price at which the sale of an

interest in property would have been completed unconditionally for cash consideration
on the date of valuation, assuming:

(a) a willing seller;

(b)  that, prior to the date of valuation, there had been a reasonable period (having
regard to the nature of the property and the state of the market) for the proper
marketing of the interest, for the agreement of the price and terms and for the
completion of the sale;

(c) that the state of the market, level of values and other circumstances were, on
any earlier assumed date of exchange of contracts, the same as on the date of
valuation;

DTZ Debenham Tie Leung Limited 16th Floor 1063 Kings Road Quarry Bay Hong Kong
Telephone (852) 2507 0507 Fax (852) 2530 1502 Website www.DTZworld.com Licence No. C-000630 _'/\I_L”_l_l—l—

RS RATAT A T 7 U A £ 5 BT 1063 BE 1M
Tk (852) 2507 0507 ¥ (852) 2530 1502 Mk www.DTZworld.com I 3E#5C-000630 Elzbwgrltdgc?m

125 offices in 33 countries 2= BR33H 125 %K M = i
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Portfolio Valuation Date of Valuation:

31 January 2004

(d)  that no account is taken of any additional bid by a prospective purchaser with
a special interest; and

(e)  that both parties to the transaction had acted knowledgeably, prudently and
without compulsion.”

Valuation Our valuations have been made on the assumption that the owners sell the properties

Assumptions on the open market without the benefit of a deferred terms contract, leaseback, joint
venture, management agreement or any similar arrangement which could serve to
increase the values of the properties. In addition, no forced sale situation in any
manner is assumed in our valuations.

Method of We have adopted the direct comparison approach by making reference to comparable

Valuation sales transactions as available in the relevant market or where appropriate, by
investment approach of valuation by considering the capitalized income derived from
the existing tenancies with due provision for the reversionary income potential of the
property interests.

Source of We have relied to a very considerable extent on the information given by your Group
Information and have accepted advice given to us on such matters as statutory notices, easements,
tenure, lettings and floor areas and all other relevant matters. Dimensions and
measurements are based on the copies of documents provided to us by your Group
and are therefore only approximations. No on-site measurement has been carried out.

Land Tenure In valuing properties the Government Lease of which expired before 30 June 1997,
we have taken into account the provisions contained in Annex IIT of the Joint
Declaration of the Government of the United Kingdom and the Government of People’s
Republic of China on the question of Hong Kong as well as in the New Territories
Leases (Extension) Ordinance that such leases have been extended without premium
until 30 June 2047 and that a rent of three per cent of the rateable value is charged
per annum from the date of extension.

Title We have not been provided with copies of the title documents relating to the properties

Investigation but have caused searches to be made at the Land Registry. However, we have not
searched the original documents to verify ownership or to verify any lease amendments
which may not appear on the copies handed to us. All documents and leases have
been used for reference only and all dimensions, measurements and areas are
approximate. No on-site measurement has been taken.
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Portfolio Valuation Date of Valuation:
31 January 2004
Site We have inspected the exterior and, where possible, the interior of the properties.
Inspection 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 that the properties
are free of rot, infestation or any other structural defects. No test was carried out on
any of the services.

No allowance has been made in our report for any charges, mortgages or amounts
owing on the property 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.

Our valuations are summarized below and the valuation certificates are attached for
your attention.

Yours faithfully,
For and on behalf of
DTZ Debenham Tie Leung Limited

Winnie Koo

Registered Professional Surveyor (G.P.)
M.H.K.I.S., M.R.I.C.S.

Director
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Portfolio Valuation

Date of Valuation:

31 January 2004

SUMMARY OF VALUES

Property

1. Jubilee Centre (Phase II),
44 Gloucester Road & 20 Fenwick Street,
Wanchai,
Hong Kong.

2. Jubilee Centre (Phase I),
18 Fenwick Street,
Wanchai,

Hong Kong.

3. Ground Floor,
Flats 1 to 7 on 9th Floor,
Flat Roof over 8th Floor and the Main Roof,
James S. Lee Mansion,
33, 33A, 35 & 35A Carnarvon Road and
2A & 2B Prat Avenue,
Tsimshatsui,
Kowloon.

4. Shop Nos. 2 & 3 on Ground Floor,

Capital value in
existing state as at
31 January 2004

HK$263,000,000

HK$146,000,000

HK$104,900,000

HK$157,000,000

Apartment Nos. 1 to 5 on 1st Floor and Portion of Flat Roof on 1st Floor,

Haiphong Mansion,

99-101 Nathan Road,

53, 54 & 55 Haiphong Road and 52 Lock Road,
Tsimshatsui,

Kowloon.

5. Oxford Commercial Building,
494-496 Nathan Road,
Yaumatei,

Kowloon.

HK$63,000,000

Valuation Report No. F04-000157
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Portfolio Valuation

Date of Valuation:

31 January 2004

10.

SUMMARY OF VALUES

Property

World Interests Building,
8 Tsun Yip Lane,

Kwun Tong,

Kowloon.

Flat Nos. A to D on Ground Floor including Portion of Yard,
Flat Nos. A to D on 1st Floor,

Flat Nos. C & D on 2nd & 3rd Floors,

Flat Nos. A to D on 4th Floor including Portion of Roof and
17 Car Parking Spaces on the Basement Level,

Oxford Garden,

18 Cornwall Street,

Kowloon Tong,

Kowloon.

Ground Floor and Exterior Part of No. 568 Nathan Road and
the Whole 1st Floor and Exterior Part,

Kiu Kin Mansion,

566-568 Nathan Road,

Mongkok,

Kowloon.

Ground Floor,

Fat Lee Industrial Building,
17 Hung To Road,

Kwun Tong,

Kowloon.

Flat A on 15th Floor and Roof,
Golden Crown Court,

66-70 Nathan Road,
Tsimshatsui,

Kowloon.

Capital value in
existing state as at
31 January 2004

HK$24,000,000

HK$60,000,000

HK$48,400,000

HK$6,300,000

HK$2,500,000

Valuation Report No. F04-000157
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Portfolio Valuation Date of Valuation:
31 January 2004
SUMMARY OF VALUES
Capital value in
existing state as at
Property 31 January 2004
11. Lot No. 1933 in Survey District No. 2, HK$19,400,000

8 Fei Ha Road,
Clearwater Bay,
Sai Kung,

New Territories.

12. No. 46 Oxford Road, HK$85,000,000
Kowloon Tong,
Kowloon.

Total: HK$979,500,000
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Jubilee Centre (Phase II), 44 Gloucester Road & 20 Fenwick Street,

Wanchai, Hong Kong

Date of Valuation:

31 January 2004

Property

1. Jubilee Centre

VALUATION CERTIFICATE

Description and tenure

Jubilee Centre (Phase II) is a 27-

(Phase II), storey commercial building

44 Gloucester completed in 1998. The

Road & registered site area of the subject
20 Fenwick Street,  lot is approximately 5,156.13
Wanchai, sq.ft. (479.02 sq.m.).

Hong Kong

Section C of

The ground to 2nd floors are
devoted to retailing purpose

Inland whilst 5th to 26th floors are for
Lot No. 2820. office purpose. Car parking
(cont’d) facilities are provided on 3rd and

4th floors. A total of 22 car
parking spaces are provided
within Phase II of the
development. The building is
combined with Jubilee Centre
(Phase I) to form a larger
development.

As quoted from the tenancy
schedule provided by your
Group, the gross floor area of
the development is summarized
as follows:

Approximate

Floor Gross Floor Area
sq.ft. sq.m.

Ground 3,865 359.07
Ist 3,952 367.15
2nd 4,833 449.00
5th 2,951 274.15
6th -19th 3,829 x 14 355.72x 14
20th 4,069 378.02
21st 3,988 370.49
22nd 3,988 370.49
23rd 4,101 380.99
24th 4,037 375.05
25th 3,702 343.92
26th 3,812 354.14
Total: 96,904 9,002.60

Capital value in

existing state as at
31 January 2004

Particulars of
occupancy

As at the date of
valuation, portions of
the development with a
gross floor area of
66,793 sq.ft. (6,205.22
sq.m.) was leased to
various tenants for
various terms with the
latest tenancy expiring
in April 2007.

HK$263,000,000

The total rent
receivable on the retail
and office units was
HK$1,075,936 per
month, exclusive of
rates and management
fees. The total licence
fee for all car parking
spaces in Phases I & 11
was HK$55,000 per
month.
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Jubilee Centre (Phase II), 44 Gloucester Road & 20 Fenwick Street, Date of Valuation:
Wanchai, Hong Kong 31 January 2004
VALUATION CERTIFICATE
Capital value in
Particulars of existing state as at
Property Description and tenure occupancy 31 January 2004
Jubilee Centre The property is held from the
(Phase II), Government for a term of 99
44 Gloucester years renewable for a further
Road & term of 99 years from 15 April
20 Fenwick Street, 1929. The current Government
Wanchai, rent payable for the property is
Hong Kong HK$72 per annum.
(cont’d)
Notes:
(1) The registered owner of the property is Dynasty Hotel Limited, a direct wholly owned subsidiary of the Company.

(2) The property is subject to a Mortgage to secure general banking facilities vide Memorial No. 3252700 dated 15
December 1986 in favour of The Hongkong and Shanghai Banking Corporation.

3) The property is subject to a Modification Letter vide Memorial No. 6411845 dated 22nd September 1995.

4) The property is subject to a Deed of Dedication (Re: part with plan) in favour of Director of Buildings on behalf of
The Government of The Hong Kong Special Administrative Region vide Memorial No.7827695 dated 16 July 1999.

(5) Unit 2 on G/F, the whole of 1/F, 2/F and 23/F together with portions in Phase I were subject totenancies. In the
course of our valuation, we have apportioned the rents attributable to the subject Phase II by their floor areas and on
a pro-rata basis.
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Jubilee Centre (Phase I), 18 Fenwick Street, Wanchai, Hong Kong

Date of Valuation:

31 January 2004

Property

2. Jubilee Centre
(Phase I),
18 Fenwick Street,
Wanchai,
Hong Kong

The Remaining

Portion of Inland
Lot No. 2820.

VALUATION CERTIFICATE

Description and tenure

Jubilee Centre (Phase I) is a 26-
storey commercial building
completed in 1989. The
registered site area of the subject
lot is approximately 4,696.87
sq.ft. (436.35 sq.m.).

The ground to 2nd floors are
devoted to general retailing use
whilst 6th to 25th floors are for
office purpose. Car parking
facilities are provided on 3rd and
4th floor, whilst 5th floor is
designated as a mechanical floor.
A total of 12 car parking spaces
are provided within the building.
This building is combined with
the adjacent Jubilee Centre
(Phase II) to form a larger
development.

The total gross floor area of the
existing property is
approximately 66,197 sq.ft.
(6,149.85 sq.m.). The property is
held from the Government for a
term of 99 years renewable for a
further term of 99 years from 15
April 1929. The current
Government rent payable for the
property is HK$198 per annum.

Capital value in

existing state as at
31 January 2004

Particulars of
occupancy

As at the date of
valuation, portions of
the development with a
gross floor area of
25,176 sq.ft. (2,338.91
sq.m.) was leased to
various tenants for

HK$146,000,000

various terms with the
latest tenancy expiring
in April 2007. An
office unit on 7th floor
with a gross floor area
of 2,864 sq.ft. (266.07
$¢.m.) was owner-
occupied whilst the
remaining areas of the
building were vacant.

The total rent
receivable on the retail
and office units was
HK$477,110 per
month, exclusive of
management fees and
rates. The total licence
fee for the car parking
spaces in Phases I & 11
was HK$55,000 per
month.
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Jubilee Centre (Phase I), 18 Fenwick Street, Wanchai, Hong Kong Date of Valuation:

31 January 2004

Notes:

()
)

(3)

(4)

(5)

The registered owner of the property is Trisight Limited, an indirect wholly owned subsidiary of the Company.

The property is subject to a Mortgage in favour of The Hongkong and Shanghai Banking Corporation vide Memorial
No. 3276825 dated 12 January 1987.

The property is subject to Deeds of Dedication (Re: part with plan) in favour of the Government of Hong Kong vide
Memorial Nos. 4121966 and 7827693 dated 13 June 1989 and 16 July 1999 respectively.

The property is subject to Modification Letters vide Memorial Nos. 4121967 and 7827694 dated 13 June 1989 and
16 July 1999 respectively.

Unit 2 on G/F, the whole of 1/F, 2/F and 23/F together with portions in Phase II were subject to tenancies. In the
course of our valuation, we have apportioned the rents attributable to the subject Phase I by their floor areas and on
a pro-rata basis.
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Ground Floor, Flats 1 to 7 on 9th Floor, Flat Roof over 8th Floor and the

Date of Valuation:

Main Roof, James S. Lee Mansion, 33, 33A, 35 & 35A Carnarvon Road
and 2A & 2B Prat Avenue, Tsimshatusi, Kowloon

31 January 2004

Property

3. Ground Floor,
Flats 1 to 7
on 9th Floor,
Flat Roof over
8th Floor and the
Main Roof,
James S. Lee
Mansion,
33, 33A,
35 & 35A
Carnarvon Road
and 2A & 2B Prat
Avenue,
Tsimshatsui,
Kowloon

24/88th shares of
and in Kowloon
Inland

Lot Nos. 7286
and 7297.

VALUATION CERTIFICATE

Description and tenure

The property comprises the
whole of ground floor, 9th floor
and the main roof of a 10-storey

composite building completed in
1961.

The gross floor area of the
ground floor is approximately
5,673 sq.ft. (527.03 sq.m.)
including carport area of
approximately 2,280 sq.ft.
(211.82 sq.m.) The gross floor
area of 9th floor is
approximately 3,571 sq.ft.
(331.75 sq.m.). The areas of flat
roof and main roof are
approximately 1,132 sq.ft.
(105.17 sq.m.) and 3,631 sq.ft.
(337.33 sq.m.) respectively.

The property is held from the
Government under Conditions of
Renewal Nos. 5875 and 5876 for
a term of 150 years from 24 June
1889. The current Government
rent payable for the property is
part of HK$234 per annum.

The property is subject to an
instalment of premium of part of
HK$6,712 per annum.

Capital value in

existing state as at
31 January 2004

Particulars of
occupancy

As at the date of
valuation, except for a
total gross floor area of
3,825 sq.ft. (355.35
sq.m.) which was
vacant, the property
was leased to various

HK$104,900,000

tenants for various
terms with the latest
tenancy expiring in
November 2006.

The total rent
receivable was
HK$460,450 per
month, exclusive of
management fees and
rates and excluding
rent receivable from
the wallshop.
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Ground Floor, Flats 1 to 7 on 9th Floor, Flat Roof over 8th Floor and the
Main Roof, James S. Lee Mansion, 33, 33A, 35 & 35A Carnarvon Road
and 2A & 2B Prat Avenue, Tsimshatusi, Kowloon 31 January 2004

Date of Valuation:

Notes:

(1) The registered owner of the property is James S. Lee & Company Clothing Mill (H.K.) Limited, a direct 87.25%
owned subsidiary of the Company.

(2) The property is subject to a Statutory Declaration by John Wei as in Loss of Title Deeds vide Memorial No.
1775189 dated 17 October 1979.

3) The property is subject to a Declaration by John Wei vide Memorial No. 1885502 dated 3 June 1980.
4) According to the registered floor plan, the existing Shop 2B, 35 & 35A on ground floor is originally designated for

car port use. For the purpose of our valuation, we have valued the property according to its original designated use
as car port.
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Shop Nos. 2 and 3 on Ground Floor, Apartment Nos. 1 to 5 on 1st Floor Date of Valuation:
and Portion of Flat Roof on 1st Floor, Haiphong Mansion, 99-101
Nathan Road, 53, 54 & 55 Haiphong Road and 52 Lock Road, 31 January 2004

Tsimshatsui, Kowloon

VALUATION CERTIFICATE

Capital value in

Particulars of existing state as at
Property Description and tenure occupancy 31 January 2004
4. Shop Nos. 2 and 3  The property comprises two shop  As at the date of HK$157,000,000
on Ground Floor, units on the ground floor and valuation, the property
Apartment five apartments on 1st floor of a was leased until 23
Nos. 1to 5 16-storey composite building September 2006.
on 1st Floor and completed in 1960.
Portion of Flat The current rent
Roof on The saleable area of shop units receivable was
1st Floor, on the ground floor was 2,586 HK$1,150,000 per
Haiphon Mansion, sq.ft. (240.25 sq.m.) and the month from 24
99-101 Nathan saleable area of the first floor September 2003 to 23
Road, area was 4,372 sq.ft. (406.17 September 2004,
53,54 & 55 sq.m.). The area of the flat roof exclusive of
Haiphong is approximately 206 sq.ft. management fees and
Road and (19.14 sq.m.). rates.
52 Lock Road,
Tsimshatsui, The property is held from the
Kowloon Government under Conditions of
Renewal No. 5289 for a term of
9/200th shares of 150 years from 24 June 1889.
and in Section A The current Government rent
of Kowloon payable for the subject lot is
Inland HK$1,246 per annum.
Lot No. 6520.
The lot (Re: K.I.L. 6520) is also
subject to an instalment of
premium of HK$20,228 per
annum.
Notes:
(1) The registered owner of the property is James S. Lee & Company (Kowloon) Limited, an indirect 95% owned

subsidiary of the Company.

(2) The property is subject to a Mortgage to secure general banking facilities vide Memorial No. 3801170 dated 26 July
1988 in favour of The Hongkong and Shanghai Banking Corporation.

3) The property is subject to an Order No. C/CP/7666/00/K under Section 24(1) of the Buildings Ordinance by the
Building Authority with plan vide Memorial No. 8289526 dated 27 November 2000.

4) The property is subject to an Order No. UBZ/U25/1413/01 under Section 24(1) of the Buildings Ordinance by the
Building Authority vide Memorial No. 8905538 dated 16 October 2002.
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Oxford Commercial Building, 494-496 Nathan Road, Yaumatei,

Date of Valuation:

Kowloon 31 January 2004
VALUATION CERTIFICATE
Capital value in
Particulars of existing state as at
Property Description and tenure occupancy 31 January 2004
5.  Oxford The property comprises a 24- As at the date of HK$63,000,000
Commercial storey commercial building valuation, except 3rd,
Building, completed in 1974. The 8th-12th, 14th, 15th,
494-496 Nathan registered site area of the subject 17th, 18th, 20th , 21st
Road, lot is approximately 2,803 sq.ft. and 23rd floors with a
Yaumatei, (260.41 sq.m.). total gross floor area of
Kowloon approximately 21,385

Kowloon Inland

The total gross floor area of the
property is approximately 42,000

sq.ft. (1,986.71 sq.m.)
which was vacant, the

Lot No. 9669. sq.ft. (3,901.90 sq.m.). property was leased to
various tenants for two
The property is held from the years with latest
Government under Conditions of  tenancy expiring in
Sale No. 9776 for a term of 75 January 2006.
years renewable for a further
term of 75 years from 11 May The total rent
1970. The current Government receivable was
rent payable for the property is HK$293,618 per
HK$1.94 per annum. month, exclusive of
management fees and
rates.
Notes:
(1) The registered owner of the property is Dynasty Hotel Limited, a direct wholly owned subsidiary of the Company.

(2) The property is subject to a Modification Letter vide Memorial No. 1404059 dated 18 June 1977.
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World Interests Building, 8 Tsun Yip Lane, Kwun Tong, Kowloon

Date of Valuation:

31 January 2004

Property

6.  World Interests
Building,
8 Tsun Yip Lane,
Kwun Tong,
Kowloon

Kwun Tong Inland
Lot No. 18.

Notes:

VALUATION CERTIFICATE

Description and tenure

The property comprises a 15-
storey industrial building
completed in 1982. The
registered site area of the subject
lot is approximately 8,000 sq.ft.
(743.22 sq.m.).

The total gross floor area of the
property is approximately 85,800
sq.ft. (7,971.01 sq.m.).

The property is held from the
Government for a term of 42
years less the last three days
from 1 July 1955 and has
statutorily been extended until
30 June 2047. The current
Government rent payable for the
whole lot is equivalent to 3% of
the rateable value for the time
being of the lot.

Particulars of
occupancy

As at the date of
valuation, except an
area of 60,960 sq.ft.
(5,663.32 sq.m.) which
was vacant, the
property was leased to
various tenants on
monthly basis or for a
term of two years with
the latest tenancy
expiring in September
2005.

The total rent
receivable, excluding
car parking space, was
HK$78,000 per month,
exclusive of
management fees and
rates.

Capital value in

existing state as at
31 January 2004

HK$24,000,000

(1) The registered owner of the property is James S. Lee & Company Clothing Mill Hong Kong Limited, a direct
87.25% owned subsidiary of the Company.

(2) The property is subject to a Statutory Declaration by John Wei as Loss of Title Deeds vide Memorial No. 1775189
dated 17 October 1979.

3) The property is subject to a Declaration by John Wei vide Memorial No. 1885502 dated 3 June 1980.
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Flat Nos. A to D on Ground Floor including Portion of Yard, Flat Nos.

Date of Valuation:

A to D on 1st Floor, Flat Nos. C & D on 2nd & 3rd Floors, Flat Nos. A to

D on 4th Floor including Portion of Roof and 17 Car Parking Spaces on

31 January 2004

the Basement Level, Oxford Garden, 18 Cornwall Street, Kowloon Tong,

Kowloon
VALUATION CERTIFICATE
Capital value in
Particulars of existing state as at
Property Description and tenure occupancy 31 January 2004

7. Flat Nos. Ato D
on Ground Floor
including Portion
of Yard,

Flat Nos. A to D
on 1st Floor,
Flat Nos. C & D
on 2nd & 3rd
Floors,

Flat Nos. A to D
on 4th Floor
including Portion
of Roof and 17
Car Parking
Spaces on the
Basement Level,
Oxford Garden,
18 Cornwall
Street,

Kowloon Tong,
Kowloon

336/421st shares
of and in New
Kowloon Inland

The property comprises 16 units
and 17 car parking spaces of a 5-
storey residential building
completed in 1977.

The total gross floor area of the
property is approximately 26,374
sq.ft. (2,450.20 sq.m.) and the
total saleable area is
approximately 21,236 sq.ft.
(1,972.87 sq.m.).

The property is held from the
Government under Conditions of
Sale No. 9753 for a term of 99
years less three days from 1 July
1898 and has statutorily been
extended until 30 June 2047. The
current Government rent payable
for the whole lot is equivalent to
3% of the rateable value for the
time being of the lot.

As at the date of
valuation, except an
area of 19,802 sq.ft.
(1,839.65 sq.m.) which
was vacant, the
property was leased to
various tenants or for

HK$60,000,000

terms of one to two
years with the latest
tenancy expiring in
July 2005.

The total rent
receivable was
HK$73,500 per month,
mostly exclusive of
management fee but
inclusive of rates and
parking fees.

Lot No. 5285.

Notes:

(1) The registered owner of the property is Dynasty Hotel Limited, a direct wholly owned subsidiary of the Company.
(2) The property is subject to a Mortgage to secure general banking facilities in favour of the Wing Hang Bank Limited

vide Memorial No. 3989699 dated 23 January 1989.
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Ground Floor and Exterior Part of No. 568 Nathan Road and the Whole

Date of Valuation:

1st Floor and Exterior Part, Kiu Kin Mansion, 566-568 Nathan Road,

Mongkok, Kowloon

31 January 2004

Property

8.  Ground Floor and
Exterior Part of
No. 568 Nathan
Road and
the Whole 1st
Floor and
Exterior Part,

Kiu Kin Mansion,
566-568 Nathan
Road,

Mongkok,
Kowloon

12/88th shares of
and in the
Remaining
Portions of

Kowloon Inland
Lot Nos. 2361
and 1462.

Note:

VALUATION CERTIFICATE

Description and tenure

The property comprises a ground
floor shop and the whole of the
Ist floor of a 20-storey
commercial building completed
in 1964.

The saleable area of the ground
floor is approximately 1,925
sq.ft. (178.84 sq.m.) whilst the
saleable area of the first floor is
approximately 3,509 sq.ft.
(325.99 sq.m.).

The property is held from the
Government for a term of 75
years renewable for a further
term of 75 years from 27
February 1922. The current
Government rent payable for the
property is HK$110,160 per
annum.

owned subsidiary of the Company.

Capital value in
existing state as at
31 January 2004

Particulars of
occupancy

At the date of

valuation, the ground
floor was leased for a

HK$48,400,000

term of 2 years
expiring in March
2005. The first floor
was leased for a term
of 5 years expiring in
December 2005.

The current rents
receivable of ground
floor and 1st floor were
HK$255,000 and
HK$57,500 per month
respectively, exclusive
of management fees
and rates.

The registered owner of the property is James S. Lee & Company Clothing Mill (H.K.) Limited, a direct 87.25%
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Ground Floor, Fat Lee Industrial Building, 17 Hung To Road,

Kwun Tong, Kowloon

Date of Valuation:

31 January 2004

Property

9.  Ground Floor,
Fat Lee Industrial
Building,
17 Hung To Road,
Kwun Tong,
Kowloon

2/20th shares of
and in Kwun Tong
Inland

Lot No. 640.

Note:

VALUATION CERTIFICATE

Description and tenure

The property comprises the
ground floor of a 14-storey
industrial building completed in
1971.

The gross floor area of the
property is approximately 9,881
sq.ft. (917.97 sq.m.).

The property is held from the
Government for a term of 99
years from 1 July 1898 and has
statutorily been extended until
30 June 2047. The current
Government rent payable for the
whole lot is equivalent to 3% of
the rateable value for the time
being of the lot.

Capital value in

existing state as at
31 January 2004

Particulars of
occupancy

As at the date of

valuation, the property
was leased for a term

HK$6,300,000

of three years from 5
August 2002 to 4
August 2005.

The rent receivable was
HK$75,215 per month,
exclusive of
management fees and
rates.

The registered owner of the property is Dynasty Hotel Limited, a direct wholly owned subsidiary of the Company.
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Flat A on 15th Floor and Roof, Golden Crown Court, 66-70 Nathan Road,

Tsimshatsui, Kowloon

Date of Valuation:

31 January 2004

10.

Property

Flat A on 15th

Floor and Roof,
Golden Crown

Court,

66-70 Nathan
Road,
Tsimshatsui,
Kowloon

1/155th shares of
and in the
Remaining
Portions of

Kowloon Inland
Lot Nos. 6824
and 6726.

Note:

VALUATION CERTIFICATE

Description and tenure

The property comprises a
domestic unit on the 15th floor
of a 16-storey composite
building completed in 1964.

The saleable area of the property
is approximately 1,109 sq.ft.
(103.03 sq.m.).

The property is held from the
Government under Conditions of
Re-grant Nos. 5591 and 5459
both for a term of 150 years
commencing from 24 June 1889.
The current Government rent
payable for the property is
HK$12 per annum.

The property is also subject to an
instalment of premium of
HK$240 per annum.

Particulars of
occupancy

As at the date of
valuation, the property
was leased for a term
of 1 year from 1 May
2003 to 30 April 2004
at a monthly rent of
HK$15,000, inclusive
of government rates
and management fees.

Capital value in

existing state as at
31 January 2004

HK$2,500,000

The registered owner of the property is Dynasty Hotel Limited, a direct wholly owned subsidiary of the Company.
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Lot No. 1933 in Survey District No. 2, 8 Fei Ha Road, Clearwater Bay,

Sai Kung, New Territoriesc

Date of Valuation:

31 January 2004

11.

Property

Lot No. 1933 in
Survey District
No. 2,

8 Fei Ha Road,
Clearwater Bay,
Sai Kung,

New Territories

Lot No. 1933 in

Survey District
No. 2.

Notes:

VALUATION CERTIFICATE

Description and tenure

The property comprises a 2-
storey residential building
completed in 1994. The
registered site area of the subject
lot is approximately 12,860 sq.ft.
(1,194.72 sq.m.). The building
provides eight domestic units
and eight car-parking spaces.

The total gross floor area of the
property is approximately 6,399
sq.ft. (594.48 sq.m.) and the total
saleable area is approximately
5,624 sq.ft. (522.48 sq.m.).

The property is held from the
Government under New Grant
No. 3523 for a term of 99 years
less the last three days
commencing from 1 July 1898
and had statutorily been
extended until 30 June 2047. The
current Government rent payable
for the property is HK$150.

Particulars of
occupancy

As at the date of
valuation, portions of
the development with a
gross floor area of
5,060 sq.ft. (470.09
sq.m.) was leased fora
term of 2 years with
the latest tenancy
expired in February
2006 at a total monthly
rent of HK$47,000,
inclusive of rates and
management fee whilst
the remaining areas
were vacant.

Capital value in

existing state as at
31 January 2004

HK$19,400,000

(1) The registered owner of the property is James S.Lee & Company Clothing Mill (Hong Kong) Limited, a direct
87.25% owned subsidiary of the Company.

(2) The property is subject to a Deed of Variation in favour of James S. Lee & Company Clothing Mill (Hong Kong)

Limited vide Memorial No. 96518 dated 10 May 1980.
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No. 46 Oxford Road, Kowloon Tong, Kowloon

Date of Valuation:

31 January 2004

VALUATION CERTIFICATE

Property Description and tenure

12. No. 46 Oxford The property comprises a cleared

Road, site with a registered site area of
Kowloon Tong, approximately 13,827 sq.ft.
Kowloon (1,284.56 sq.m.).

New Kowloon
Inland
Lot No. 4153.

The site is roughly trapezoidal in
shape with a west boundary of
approximately 98.42 ft. (30.00
m.) fronting onto Oxford Road
and a north boundary of
approximately of 149.50 ft.
(45.57 m.) fronting onto
Hereford Road. The remaining

boundaries of the site abut onto a

scavenging lane and the
adjoining building lot
respectively.

The property is held from the
Government for a term of 75
years from 1 July 1898 and
renewable for a further term of
24 years and had been statutorily
extended to 30 June 2047. The
total current Government Rent
payable for the property is
equivalent to 3% of the rateable
value for the time being of the
lot.

Note:
Company.

Capital value in

existing state as at
31 January 2004

Particulars of
occupancy

As at the date of

valuation, the property
was vacant.

HK$85,000,000

The registered owner of the property is Bermuda Consultants Limited, an indirect wholly owned subsidiary of the
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Micronesian Appraisal Associates, Inc.
Real Estate Appraisal and Consultation

Pebruary 24, 2004
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simple. momed M-1 Light Indusirial. The property as developed contains subastantinl escess and sorplos site s remssining
vicand arsd b an estimmtiod 75% of the sibe = surpdus o the presal improvemenis, The scope of Usis sippridssd s the morkel
il oo Lline P Siinjibee b berest Bin e propeity @ of Joniary 24, 2004,

b repmisted anid conslstent Wil our price sppriisals, we reporn the viloe segrepntind By the Impreead porion and

exveas’surplus portlon of the property, Based on the data, snolysis and conelistones, and subjeci i the assanapibons and
limitng conditions as nttached, we conelude the linllowing morket values:

Apgregoie Property Value: (15§ 5 BXEGOH)

The shove vilue comcdusions are sobfect o the Assumptions und Limiting Conditions ne stated in the Addendn:  The
appritsers” certifications Tor this moport are wlso Toand in the Addeodi. I yon hove sny guestions o the dola or our
e, plissse conpel s,

Nespectfufly submitied

MICRONESIAN AMPRARSAL ASSOCIATIES. INC.

A

Mark I, G SRLA. CUIM, ASA
Preshdent and Clilel Apprulsar
it Cortified Appraiser, CA-2002-002, Exepirntion Febwuary 10, 2006

194 Chalan San Antonio, Suite 202, Tamuning, Guam 96913-3508
Teluphiine 671 fedh 02 34: Faosbmile 671 G46 0233 wivw v il o
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Real Estate Appraisal and Consultation

February 24, 2004

(Fsliond Prouperiics & Finanoe Liniis)
7 Floor [ribilee Conbie

I Fenwick Sirest

Wanihal, Hong Kong

Hubijert: Tsmuansny Properiy
Lait 5145-REM EAST-RL Muniipality of Tamiming, lsand ol Gism

[hoar Sir,

A requested, | Bave conducted an oppratsal of the property Bsted above. The purpose of this appraisal s 1o sstimule the
current marked yaloe of the Leselaold imeress 15 the subject property o s “os 8" condition,  The atiached appradsal report
communicales ny conclusims and st lorth the methaldogy and duts conslderad oo valustion, ‘The sttadhed = a
Koy Appraisal Regeowt proqusred (o confermily with the Unikem Stmibads of Proflssioms] Appribsd Proctice (TEPAPL

The propecty b s puncel of 9887 6O squnne miters, sooed 5-1 Lighit Indusicis], bcstod an the oodherm side of Rante 104
i Tamuning. The property is leased from Seplember 1, 1971 to Apgust §1, 2056 dinchusive of renewal options|, & of the
ellertive dote off vabue, there remain 3220 years of the 85,0 yeor lease. The lease options are entiredy @t the lessee's disoretion
und miot comtingent an ather eyvents: the proomd remt s fully scheduled e the duraton of the ko (incusie of renead
nptins}. Rased on the snalysis and comelisions o contalned o ihe noched report, my value conclosim of the Eepschild
izt Rtk Ll prropeorty s ol amiscy 10, 2004 js:

IS 5 2, 1, D
T MELLICS OflL HUSNTHREDS THEL S AND TRLLARS

This vadue opinkin i based on an estimaled soposure time ol 1.2 to 24 months and an estmated morketing dime of 12 10 24
I'I'htll'l.l;]'k.li.

Thiv wbires comcdusion | sishjee! 00 thee Assumpliens amil Dmidng Comdithons pe stalsd inothe Addends, The spprsises”
ertilicatioo Ior this report are sfsa found (o the Addenda. 11 yoo benee any questions on the diba or our condusons, pleaso
o bl us

esperifully submitbed
MICRONESLAN APPHAS AL ARSOCIATIS, M

\«@A

Mark F. Grober, MAL BHA, UCTM. ASA
Presidend nnd Chiefl Appraiser
s Cernilied .ﬁpprnher L= 202, Expiradion Pebeoaury Tl B0

194 Chalan San Antondo, Sulte 202, Tamuning, Guam 9691 3-3508
Telepbiine 571 h4h 0254 Facslmlle /71 B30 D21 wiw, uaduipicfe nel
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APPENDIX II VALUATION REPORTS

Real Estate Appraisal and Consultation

W s, Hirmgg, Koo

Sultjert: Ciwsord Lessehold: Pala Fala Building
Aepprasmal of Lok A05-1-1-10-1MEY, Mamicpality of Tamentng, Isbams] of Goams

aar Sir.

A regquesitel, wer berve comiducted sm agrpraisal of the property Hsimd shove, The sssignment is o estimabe e rarleet valoe of the
Il Inbiresl D e Sulgead oo pedey B il "ae 087 condibos a8 af January 30, 304 The stlahed b ppraisal nipasl comsminloales
o oonclsdons amd seis hordh the e thodology and data considered in our valustion, The attsched b a Sumemary Appessal Repon
prepared inoonfurmity with the Unifnrm Staredands of Professional Appraisal Practioe (LSIPAT,

That subjind progurty is 4 commiscial Buildieg with comensis walls snd ssial rool, The bullding s 9358 squane bt sl kasablo
ava. The imperoteemend B oocupled by Engle's amad 11 Chae Yan on the fist loor. The soond loor is vacant. Basal on oy
research, the preperty is cwnesd inlessehold by Oredord Properties & Firance Limisesl; however, this is only an appraiser’s opimon.
i Eifle cosmpany shesald beconsulted 0 comfirm the ovrpershipoof the sabpect properdy, iF desired. The kegal description of the pacoel,
Lask M5 1-1- 10 TRIENY, b6 adiBlerend Froim (bt Jegial discrapbion Dndicsbend i e lagie agreceel Oadind T with he Beisor: B oo
fow this |5 discossed im this reporl,. The ease on Lot 20251=1-10-0MEW expises on Cctober 51, 307,

Thar mylegesct domes mard s} cyrrerd packing reyuiemerss by issoll (without fanses Loy ovrpend prncels o the sosthl Hessreer, pariing
gl e selidon, 1 ever, enforomd on Guam, Tassd oo fhae hisiory of enfesoemend [or ok Sheeood], [ oonclode fe saljel =
Iy 8o bber alicweed (o conibmie o operate. This apprasal asosmes e government will allow the sulsject o continue jis currest and
histowrical use = retail, bar, rsidentinl erants = ewen though it s significanty usder-parked. B this sssampsion s imcorrect, the value
apinio bylow s rversbahisgl,

A ot font dismeter chunk of concrete (s photo] recently fell from the celling of the first floor space leased by ks ¥ Chae Yum |
wm pod qualified o render am opinion as e the struchurall soundness of the baildieg, [ hove assumend the builiding is struchralily
sinurad arall nesquives mo repaies other than e describesd m this repeet. 17 thes assemption s S, the value spinion belos moy be
iversbalisd. An engiveer shoull spece the bullbing i determine i i i stroctseally sound oe 1 addisional rogairs i soguind

fesedd on the analysis and conclusions in the report, my opingon of She market value of the lpaschokl imierest in the property as of
laruary 31, 20M js
sesse ] 5 SO0 ffern Dollars]===*

This vadue cpinion s bases] om an estimated exposure o of 6 o 12 montes sl o estimates] marketing tme of b o 12 monshs.

That abazter cqrimdam s snilect b ghe Assamptions and Limiting Comclilives i statend in the Adilimda. Thee aprprais’s cerificasion for
i pinpecerd e ik drvianadl o e Aot 1F youl e sy dpecsticess o b data or oy eonclusioms, pliae cosiact e

espuctfully snbrmimeal
M

Mol tumal T, Jury, WAL OUTA
Wice Presldent

Gasam Certified Agpraiser, CAAM-U24, Bxpiration |ammary 21, 2006,

1% Chalan San Antonio, Suite 202, Tamuning, Guam 96913
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Real Estate Appraisal and Consuliation

Felbruury 24. 200K,

[hliorsd Properiivs & Finanoe Lid,
7 Floor [ubiles Cimbre

1§ Fenwick Sires

Wanchal, Hong Kong

Subieri: Tnuanbog Propery
Lt 51.29-2-R 1, Mimicipality of Tamsising, slarmd of Guoam

[hiznr Sir,

As requested, | bave conducted an oppraisal of the property Bsiod above. The purpose of this appridsal 1s 1o sstimoie the
current market voloe of the Fee Stmple interest in the subject propenty in Hs "o is” condithon. ‘The sttachsd appralsal report
communicates iy conclusions o sts forth the methmdsdogy and dutn consldened noour valustion, The sitached s &
Kiminiiniiry Apgeraiiail Rogeort proqpurel o confirmily with the Uiiem Stanlands of Prolsskins] A ppriksd Priicies [TNPAPL

The propey & b poercel of B22IK squivry madtiers, ol © - Commerstal, lscolsld on il nosibern side ol Roike 1 6
Tamuning. Bused on the nralysis and condiusons s contnimed in the siteched repoct, my value conclusion of the fee stmple
Imterest in the property s af [anusry 51, 2004 js:

L% k50
SICTY FIVE THENERAND DOLLARS

Thix vali apinian b el oo en estlimeded exposiore tme of 9 ie 12 mondhs and s estimsded murketing thoe of 9 @ 12
mxcmihs.

Thee athove conchosion 1s suhject o the Assumptions and Limidng Condidons s staled 1o the Adidenda. ‘The appraisers’
wertilicatlves or this report are also Bond m the Addenda, 17 you eve any questions on the dats or o condusions, please
PRI T

emap URally sahmaiibod,
REICHOMESLAN APPRAISAL ASSCULATIS, INCL

Rlark F. Grubwer, MAL SRA, DUTML AKA
Presiden sl Chiel Apjciiser
Lignm Certified Apprakser, CA-2002-02, Expimdion Pebroury 11 M6

194 Chalan San Antondo, Sulte 202, Tamuning, Guam 9691 3-3508
Telephone 571 b4k 0254 Facsimile 671 646 0251 waon el nel
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Real Estate Appraisal and Consullation

February I7, 20

Dhufusnd Properilos & Fesinis Tl
oo P10

7 Floor Jubilee Centre

1R Fervwicik Stree|

Winchad, Hung Kang

Sulsject Yoma Propeiy
Lot 451-1. Befumsici pality of o, |sland of Guam

e Sir,

s requesied. | have condscied an appradsal of the propenty listed above. The purpose of this appraisal is fo estimate: e market
value of the Fee Sample interest in the ssbyect property inils a8 &8 ommadition s of lansary 31, 38, - The valse opinion stated
bl o DO iof Bwf fer simpile mivvest im the sulbyect property, The sttiched sppriisa ) neport communicates oy some usiors
e st Jueth i aallidolopy diul ilila cosilernd = e valuation, Tl sitached & a Susenary Ajgraisal Biguort prepuend @
coiformsiy with the Liniloem Standents of Professiooal A ppraisal Practice [LSPAF]L

The property = o 20L1T¥ pross sguare meter parcel. kaated im Yona  The propery containe no improvements.  Based on the
amalysis mned conclosions as condaires] in e aftsched report, my valse opinion of the fee simple mtenest o the propecty s of
fansary 51, 304 bs:
s [ 4, S INN) e
L& TWO HUNRED SEVENTY THOUSAKND DOLLARS

Thim watlus srpindio s besed om an estimatel gxposuee Sme of 12 00 18 puonthe and an sstimahs) macketieg: Sme of 13 0 18 monshs.
Thiad abwwve Coiwtliigiion is sal@act b e Adsuiogtions and Leniling Coodstions a8 slesed B odhe Addeiali,  The sgjiraiss
certifications foe this report are also found in e Addenda 1§ vou have any questions on th dala or oer cotclisions, phess ooniact

LS

a1, Jury, O™
Wire Presbilent amed Seninr Appm
it Crrtifive] A ppimaiisir, A2, Exgrivabion Jdnuary 21, 20060

1% Chalan San Antonio, Suite 202, Tamuning, Guam 96913
Tﬂh‘]‘t‘.‘lﬂl‘ﬁ A1 &6 0N Facslonile 671 &6 23 iy '|.'.'|||.||'|'\_!I||.'I£||' T
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Real Estute Appraisal and Consultation

Februmy 17, N1

Oniford Froperties & Paranoe Lmiied
Tz TO-02

T Fliwsr |hilloe Cestn:

18 Penwichk Sreet

Warckai, Hong Kong

Saityect: [l Properiy
Lot 2350, i perbity of I, Inlared of Guam

ear S,

As magquihlind, | havie conducsl ai appeaisl of (e projerty sl alens, Th porposs ol Ss agriralsal i o bl e mirke
valses of he Pee Simple interest in e ssbject property in (s “as &% conadition as of lanuary 51, 30k The value opinion siied
bl b dnr 1T o Hoe fee sfmple intenest im the subject property, m-mﬂﬂnpp-lﬁmmmmmmj'm
el wets forth (bl matthodobogy s data corsilenad in ghe valiation, Thie astscbenl 58 a Sumssry Appraissl Bepurt propaosd in
cunformity with the Uniform Sandands of Professional Appratsal Practioe (LSPAT)

Thiae prreguerty' is o wacard jlaece] o TH S pross sjuine nusiers, kecabsd i P sl o Shelll Gudm's jrrogeicty. [hemaady Geanooe O
Meflmery). The Matlonal Weilsnd Isveniory map indicsles a partion of e subjec property bs weiland; however, e esact amousi

i wartlanids om the: property s not kpown. as o detsilesd wetland delinestion map s notavailabde

Sy Beend e anknenees eogarding e sulgect’s plyysical chenmciensties, | luse repuriod my opinion of value & o e, The low
el pepresenis & worsd case soemario aned the upper ened a best case soenarin. The appraisal amil astackes) report condorm o e
marmal stamncands of probhessiomal appraisa] practioe: thiv dpprabal and the atteched nepeed confiorm g the Code of Prokesdonal
Flbics & Samdards of Prodessionsd Apprsssal Practioe of the A ppeaieal silnle. Baged on the analyes and ooncusions & containiad
in the attnched peport, my value opinion of e fee simgple interest in the property s of Janusry 51 204 (s

Fdinl Lass Than LS. SOOI and Mol Gresrer Than LS S50,000
This walue apinion (s based om an estimaied ssposuee time of ¥ 0 15 monthe sl an estimated marketing, time of 8 0 15 months,

The alwnw conclusiot i suljert b ihe Assumplioes and Limiting Condilions o siibed is Bu Ablesls  The appeasis
cortiffcations for s oot ane also found s the Addenda. B vou have any geestions on the data or our conclusin, plasse contac

Guam Certlited Agpraiser, CA-D-024, Pepiration [anusry 21, 2006

194 Chalan San Antonio, Suite 202, Tamuning, Guam 96913
Telephone 671 et (294; Facsimile 671 &6 0293; worw valoepacific ne
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Beal Estate Apprabsel god Consultation

Februury 24, 20104

Chaliend Projertios & Finsnee |14,
7 Flonr lushilee Centre

I B Pemw ek Bapwwl

Wamchai. Hong Knog

Kubgerl: Tnmuning Properiv
Lart 2101 % REM. Maumictpalety of Tarmumning. Isloesd of Canm

| B

As reguesied, | have conducied an apprabsal of the propenty Bsed above. The purpese of this appradsal s o estimae the
ourrent murket vakue of 1be Fee Simple interest 1n the subjiect propeesy Inis " B condilon. The attached apprlsl repor
coenmunkctes my oonchislons and sets Benh e methodology and dils considered in our valustgine. The attiche] & &
Summmsary Ssppenisal Koport progarnad by confoemicy with e Dnifsem Standords of Prolissiona) Approial Practioe (HSPATL

The property b= & pircel o BR800 square meters, sined © - Commendsl, locsicd between Rowe T and Aghan Bay
T b, Pl o dhse irnialyals nnd conelusbons ss contilsed 19 the attee sl ropor, my vl conchuston of the fee daple
{eerest i the progery as ol Januesy 31, 2004 j

LI5S 30000
THIRTY THOUSAND DHLLARS

This value opinkon s Beed on an estmoled exposar tme of 9 40 1.2 mooths and an estemobed marking tme of @ o 121
i ths

The shove conclusion is sshject to the Assumpelons snd Lmiing Conditions ss anled inibe Addendin. The approlsers’
certificutinns for this report are also Kursd in the Adderda, 1 you have any guestions on the data or our conclusioins please
OO o

Ieespertiially subsnitied,
MICROSESIAN AMILATSAL ASSOCIATES. INC.

Presldent snil Chlel Apprilser
e Certifisl H.]'!‘Iﬂihﬂ'. UA-2002402, Espirntin I;-:l'l'l.lur_g Lk 20H G

194 Chalan San Antonio, Suite 202, Tamuning, Guam 96913-3508
Tulephitie 671 646 0234 Foodimile 671 546 0233 waen vl uepuificret
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Real Estate Appraisal and Consultation

Fedwruury 24, 2004

g ford Properties & Fiomce Lid.
T Mo Jubilee Centre

18 Penwick Street

Wanchal Hong Kong

Hubjet Tumusing rugey
Rt 20120 SNEW-HE Municipality of Tiumning. Bslaond of Ganm

[hosr 5o,

As requested, | have conducted nn apprasal of the properiy Bsied above.  The purpose of this appraisal i o estmoie the
current market value of the Pee Simgle biierss inotbhe subject property in i “ps 57 conditiom, The atfached appralsal report
communicates my conclusions and sets orth the methodology and dota comsidered (o oo salanton. The aitoched = a
Summmary Appraissl Report prepared in conformity sith the Unifem Standards of Profesdonnl Appraisal Practice ([SPAT)

The progeny s & purcel of 904,00 squase meters, ool C - Comeerclal, loesed on the ssathern side of Route 1 in
Tamudng. Basald oo th aiilyss sl comelusions i contalisal in B atiscbed neport, my valoe conclusion of thse lee seple
Imterest in Uhe peoperty s of fanuary 11, 2604 i

LIS 51440000
FOURTEES THOLS AND DOLLAILS

his value opinlion |= hosad on on estimnled exposaee tme of 9 0 12 months ond on estimoted marketmg time of 9 b 12
memths

Thee shove conclusion i sulfect 1o ke Assemptions and Llmilbng Conditlioes s sisted i the Adderdn, The appriisers’
eertificatings R this report e pleo found bn the Sddenda, 11 you Beae ey quesisons on the dats or sur conclusione, please
crailicl s

Fespevifully suhmitied,
ML HOMNESIAN APPRANAL ASSOCTATES, [N

Mlark F. Gralwer, L SRAL TOTM, ASA
President mmd Chiel Appramser
Gismm Certilied Apprudser, CA-2002-00, Bxpiration Februnry 1, 206

194 Chalan San Antonio, Suite 202, Tamuning, Guam 96913-3511
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Real Estarte Apywrabsal mind Consnltation

Felruury 24, 20104

Ukl Properties & Piisnce L
7 Flowor Jubiles Contre

I8 Pemw ek Sepwwl

Wamchak Hong Kooy

Hubgert: Tamuming Property
Lt 2144=1 5. Municipolity of Tomanmg. [stand of Guam

| Sl

As roguested, | have conducied an apprabsal of the property Bsasd above. The porpose of this appraisal s o estimare the
ourrent market value of 1be Fee Simple interest 1 the subjisct property In b "m 8" condiilon. The atisched apprlsal report
coenmunkctes my ooncluslons and sets el the methodology and dola considensd in our valuagiine The abached & o
Susmivary Appinisal Kopor propanal s coniaenity sk the Dk Standarils of Prolissstona) Approial Practice (0SPADPL

The pruperty b o pirved af 37,255, 00 sguarg metors, sanod 5-1 Light Tndusicial, kysitod west of Yo Road b Tamianing.
Phassatal yrn b rninlysds e cocliasinne s contained b e st repors my value conelasion of the Fos Simple intens i
ihe propeery as ol Jenssey 31, 2004

15 &1 340,000
Ol MELLICY THEEE HUTS TR ED FORTY THOMIEARD IXOLLARS

This yalue opmion is bosad on un estimatod exposare tme of 12 o 24 months and an estimabed morketing teme of 12 s 24
mamths

The sbove ponclusion is subject to the Assumpeions snd Limitng Conditions es sled in the Addendia. The approlsens
certificutinns for this report are sl Eund in the Addensdn, 1y have nny guistlons on the dots or our concloasiona. pleose
[Eee gt

Rempertiially subsnied,
MICROSESIAN AMPILATISAL ASSDOULATES. INC,

Nark F. Oruber, SEAL SHA, CUTM, A%A
Presiident snid Uhiel Appraiscr
e Certifisl H.]'!‘Iﬂi]ﬂi‘.’l’. U= 2002402, Fspirniim I:\-l:l'I'I.Iur_p LRk 2THI .

194 Chalan San Antonio, Suite 202, Tamuning, Guam 96913-3508
Tubephirie A1 646 (234 Fucsimile 671 646 0273w valicpuific

— 85 —



APPENDIX II VALUATION REPORTS

Rewd Extarte Approisal amd Consultation

JPebraary 24, 204

iefom] Properties & Finsnoe Limited
7 Pl Jibilve Cemine

18 Fermwick Stroet

Wanchal, Homg Kong

&bt Twmsining Froperly
Lot 2144-14-2, Muomicipality of Temumiog, Blond of Gusm

[hair Hir,

A preguaestad | e coisductod s appesiisal of e progenty el abonve, The puarpeess af this appridsil B o etlmsse de
curment market valie of the Fee Slimpds interest in the sabject property Do is e & condition, The attached appradsal report
communicates my conclusions and sets forih the methmdology and dols considered im our ealustion. The sitached s a
Summary Appradsal Keport preparnsd n condormity with the Usiiorm Sendonds of Profesional Approlsal Proctices [ISPAF),

The property 1s o pancel of 55 129000 sgonne meters, moed &= 1 Light Indosirseld becmed west of ¥peo Boad In Tormuming. A
4.0} siyusare meter portion of the property was leasad throuph Deversber 2021 B s oar undemstnnding that the lessee b
revenily surrmidered the keosehold premises, Based on the apalyss snd conclusiom s confained o the sttechal report, my
value ennelision of the Pee Bmple imerest in dhe property as of |amary 11, 2004 s

US § 1L2S0EHNE
(O E MILLICKY TW0 FUKNGRED ERGHTY THOTSAND IOLLARS

This wnlue opindcn 8 based om o dstbmnlcd exposare lime ol 12 G 24 menble ood an estimitod mockotbng Uome ol 1.2 10 24
mor s,

T ubawre consclashon |s sbiert ot Assamgtions aed Limitig Condighons s siaisd n the Addenidi, The appratsers’
serillcaibems for ibls pepaort are alae T Iy e Sddemda. I vou bave iny guealinn on the St or aur conilusoms, pleas:
ertact s,

Lot lully submitsd,
MHRONERIAN AMTHAISAL ASSOCLATES, 1N,

Mark I'. Grober, MAL SILA, CCTS, ASA
Premiddeni o Chiel Approdser
Linmm Cierilied Apprafser, CA-20HEE-DLL Expinition Febmanry 10, 20K16

194 Chalan San Antonio, Suite 202, Tamuning. Guam 9691 3-3508
Tiedephane 71 B (002 0 Fecslnlle G710 Sdh 0235 e vluepaci e
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Feenl Estate Appratsal md Consultirtion

Februpery 27, X0H
Craford Properties & Finanoe Lined
L LB
T Flistii [l Tl
18 Penwick Stree
Wanchai, Hing Kong,
Suhject: Drians Propesty
Tarp B1 el Lok B3l B-TERL Mbunicipality oo Trsrajari, Islissd of Cinam
[Pear S,

As roguesied. | heve conducsed an appraisal of the properties listed above. The amacked appraisal report commsnicanss our
o lusions aml sets forth the methedology anil dats considered in the valueion. The attached = 2 Ssmmary Appraisal Repord
preparl i codemily with dw Unifoem Stelands of Profssiosa) Apgraisil Practio (USPAF]. The purpuss ol this appessl i b
estimmaly e market value of Ge fee simple interest i\ Lots 53 and B3REM and he loased foe inieeest in Lot BT in thelir "as 8
ermditimr mm of Janoary 51, 30, Lot -] = appraised sepambvh, s though under s:paepie ownership,

‘The parcels are locatel in Inamajan and scoessed By Dandan Boad Lot Be1 i the Talofofo Palls fark, a scenic tourist atiraction
wrmaisting of cable car Bacilitses, museam, gift shop and sopgoeteng; improvermens, om @ paecel of B3R speine mwitors,  The ledss
has 129 yoars Fassbitig of i celglial 00yse seem. There & an aplon bor i abBlomsd 40 years. Lot B3 b 4,515 982 sjiian
mieters and Lot B-1EERM = 7071758 speare mesters. Lot B-3 anal B-2EEM are pot under lease and are valses mgether, under single
rwmwirsbip,  The subject parcels surnossndds “Parcel 1,7 whach & the former Apalle Tracking Seabion, amd “Panad]l 27 wehick s a
crilllmathon ko Foir Thie formes Tracking Station. “Parced 17 s “Paroel 2% ane sacindind o this valnstion

T v opurmons whafid Bulow 16 o T of the fow strgpds aral issad v et in ol peoperty, Tlassad on e apil s sl
ounclusions as oontained 1 the slisched peport, our value apidon of e each property a ol |anary V1. 2004 js;

Funt Siempiler Irtberrwisit in Lanl B-0 sl B-IREM, Dnarajaey LS 52000 (K0
Limmesi] T Drviepest i Lok B, Inarajan: LS. SAIG,000

T Wl arpririioen ol Log TR g B-MEEM b8 hased om0 an esbemabsd exposirs dhie of 12 1 24 mesdhs ded s ssboubod mackesing
time o 12 b 2 mowvtha.  The value opinien of Lt =1 §s hesesd on sn estima e exposure Bime ol & o T8 momths s se sstimaisd

marketing b of 6 80 1A months,  The aboee apinions ane setyed o the Assmptions amd Liswting, Comligions ss staied im the
Mabdenila. The sppraisers’ certificasions: e s reporl and alen dind b B Addenda. B pow Dhave any quasiions on the dala oe our
onnclusions, please confact us.

Fespecrtully submitted.
AR TS, IMC.

Mobchwed T, iy, MATL CCIM
Wiew Presindnil ] Seeiricr Agopira
Giuam Certitied Appraiser, CA-M-02, Explration Jansary 21, 306

194 Chalan San Antonio, Suite 202, Tamuning, Guam 96913
Tahephions 671 646 (7% Facaimile 671 f$6 0230 wie valuepacitic ool
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APPENDIX II VALUATION REPORTS

Real Extite Appraisal and Covesultation

Februinry 24, 2004

Dhelirrd Properties & Finnmoe: Limited
7 Tlowr Juhiley Cenine

18 Perlch: §tne,

Wanihnl Hong Kong

Subject: Tommming I'mperiy
Laok 51484, Mumicgality of Tomuoning. Bhind ol Cumm

e Sir.

As reuesied. | hove conducisd an appralsal of dbe property Bsted abose. The parpoese ol this appraisall 1s 4 estimaie the
current mirked yahae of the Fee Simple interest 0 the subject properzy ines “es 5" condibon. The mteched apprasd report
commakmies my cunchusions amd sets forth the methodolegy and duin considered in our valantion, The atiached is o
Summesry Apprabsnl Report prepared in conformity with the [ndioom Standonds of Profesionanl S pprasssl Proctice (15SP AT

The property 15 o pureel of SLAHY.00 sguore meters, moed C = Commenclal, kecoled on Bowe | o Tamaning. Based on the
nnadysis mnd conclusions us contained inthe attnched repor. my value condusion of the Fee Smple mierest in ihe property
sl Junuory 11, 2006 s

(e B B i TRHTE ]
THHEE MILLICN SEVEN HUNDRED THOREAND IXELARS

This vanlse opialio b based o an estimaoled exposune Gimeof 12 w0 24 menths and an estimiried merketing dme of 12 w0024
monihs,

The abewe comclusion 18 subjeot (o the Asanmplions and Hmidng Conditions as stiied in the Addenda. The upprilsens’
weriienibans fr this report are also G Tnoike Addendi. 11 you hase any guestiins on the data or oor conclusions, please
coriact s,

tespertiully sibmaitial
MICRONESIAMN APPRAISAL ARSOCIATIS, [NC

\'@A

Mark F, Cnsher, MAL SRA, CUIM, ARA
President pnd Chiel Appratser
Cimm Ceeriied &ppraiser, CA-20812-01. Expirution February 1l 3006,

194 Chalan San Antonio, Suite 202, Tamuning. Guam 96913-3508
Telphong 671 666 02 ¥4: Facsimild 671 686 03 33 v bl e
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APPENDIX II VALUATION REPORTS

Micronesian Appraisal Associates, Inc.

Real Estate Appratsal and Consulfalion

Fobruary 24, 2IN4

Ohelrnd Properties & Finanoe Limtted
74 Floos fubiles Centre

15 Fenwick Strest

Warchal, Hong Kang

Sudjet: Appraimal of Lot 3068-R1, Manicipality of Ordoe-Chalan Pago, Tslard of Guam
Clear Sir,

AL yomr requests 1 have coreducted an appraisal of the propenty described shove. The assignment is o sstimale the curment
mariet value of the fee simple miorest in the property in i “as & physical condition. The atached appralsal repart
comemunicales my concluslons and s forth the methodology and dets consldered in my valuativen. The altached i a
STy n,mra.u RuTn'-'l Fn\rr-uml i copdormdly with e Usihorm Shandande of Prodesssonal .-".p-prplul Praction [LISPAF.

The sutsect kot has an aren. of 20000 Sgquare Mebers {541 locabed west of Ondot-Chalan Pago Elementary School. The cumment
e at 1 e of irspection i vacan. Based on the analysis amd condusions s contaired in the attached report. my valsie
comclumion of the Fee Simple nterest in the property sof lameary 31, 2004 i

LI 1.0, i
ONE HUNDRED THOLUSAND
This walue aptnion i based on an estimated ecposaee e of 9 60 12 mosdhs amd an esEmaied mareting time of 9 1012
memihs,

Respectiully sulmdited,

MECRONESLIAN APPRAISAL ASSCCIATES, INC.

Vance L. Byklai

Senior A

Guam Certified Appralser

A #4-51  Bapiraiion Dade: February b, 2008

194 Chalan San Antonio, Suite 202 Tamuning, GU 96913

Tuluphorse 671 bl OI%); Facsimdle 671 sd6 0355w valuepacilicpul
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APPENDIX II VALUATION REPORTS

Real Estate Appraisal and Consultation

February 37, K4

Ohfoed Properties & Flnanos Lisiied
Wsoen TN

708 Flusi fubiles Cerites

18 Fenwiick Stnad

W anchai, Hing Keng,

Subect: gt Property FLEE
Lt 450-E-0 arull 450 1-B2, Munipality of Agat, Tsland of G

esar i,

A el 1| harve comeluctad an apymaisal of the propuecty listal alune. The purpose of s agpiraisal s o esmase B ek
vl il M oo Samiphe et in e sulfo) peopery in s "as 57 condifon a8 of January 31, 304 The pascels v b
considersd 1 ssemblige. el single-rwmership, only; e value of the parcels separately, under separaie ownership, his ot
heen cnnmidersd,  The walue apinion stabesd helow s for 1060% of the foe smple inerest i the sabject poperty. The stiached
apprais| repoct roremnicrhs mry comelusions el sets forth e methadology ard data comeadersd in e val The attichad
is @ Suinmary Apprital Beport pripased in cosdarmily with G Unifoem Stendents of Profussional Apprssal Practioe [USFAT),

The: property I8 bwo parcels odaling 175400 gross spaare melers, soned A - Bural, located @n Agst.  The property conlans no
imprrvesente. Rased on the anabyaia aml comclusioma se contained in the attached repoet, my vabee apinion of the fee smple
i ittt ty s of Jamary 71, 204 i

) i) 6, SARILINE) e
LS THREN HUMMED SIXTY THOUSAND DOLLARS
This witluw exprindon 8 Tasd on am estbmaiod exposes Hime of 12 40 18 months anid an sstimeted marketing time of 12 b 13 sosths.

The above comcfusion ls subjent do e Assumpiions and Limiting Conditiens as sabsd i e Addenda.  The appraisers”
vertatications. Jor this report are alse fourd in the Addenda. I you bave any questions on e data or our conclusions, please conkact

uE

G Certafied Appradser, CAAHAM, Expirtion Jlarsarny 1. 3206

194 Chalan San Antonio, Sufte 202, Tamuning, Guam 96913
Telephone 671 686 12%; Facsimile 671 &6 02 wonw valwepacific nel
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APPENDIX II VALUATION REPORTS

Real Estafy Apprzriﬁﬂi ied Consaad badion

Febrmary I, N4
Oniled Properties & Fmanoe Limilod
T P =702
70 Flisinr [eshilss Civini
18 Feernwick St
Wamchal, Hong Kong
Subect Vg Prispest
Lot \IRR1, Atumichpaliby ool "o, Tslamed of Ciomsm
s S,

e reguestigl, | have aomgluctss] an appraial of the property lisiegd ghono, The parpese of ghis spperaisal is be estinsie the maskes
vl of Bur Fuse Semple litlsnest in e sl progarty i i " s condion as of Ry 31, 3060 The valu episson slad
el |s For T00P% of ther fiee simple inlerest i ihe sulject property. The attached appeaisal report commundcalis my corclisbons
arad sedn forth the methosdology and datn copstddened in the valuation,  The attached s a0 Summary Appraisal RBeport prepanesd in
corithermity wilh Ui Uindhiein Stailands of Prodessioial Agpraisal Proctice {USPAT).

ﬂwmmhnmmlﬁﬂﬂ.ﬂhmmunmmmﬂm The property comtains no improvements lasel on the
armbyais aral I ik famred e e aisachesd ftport, my vilue dpimon of the b slinpl inleress m the propesty as of

|y 31, 20k s
5, S5G{L I
US FIWE HUNDRED SIXTY THOUSAND DOLEARS

This value opimdon (= besed on s estmaled exposure ime of 12 W 18 months and mn estimalod mareeging time of 12 0 I8 months.
The abar conelusion is subpct W the Assumpisoes amnd Eemitingg Condibons an slasd im ghe fulderals.  The appemisirs”
corlificaticns for s ropoet ane dleo loumd s e Addenda. B ovos have any geestions on ihe dits or our oonclision, phiset contac

Ceaavin CertiFand. Aggraiser, CA-H-004, Fxpiration Jamiery 21, X06

194 Chalan San Antonio, Suite 202, Tamuning, Guam 96913
luluph:m #71 Adis W Facskmile &71 648 0393; vowwe valuepaciilc nei
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APPENDIX II VALUATION REPORTS

i Real Estate Appraisal and Consultation

Feltwuary 24, 204

Mir. Eric Chiu

Chefiored Propeertios o Fimance Linmites]

Tih Flowr Jubsls Conites, Booin 700 702, TH Fenvwrick Slrt
Wanchsi, Honp Kong

Subject: Ciafine Croded Land
Lot S2ULR4, Mumicipality of Dededa, bland of Gusm

Dear B, Chin,

M rooueesbial dnd e Ehe derms ol oo Enipageinent Legher, | Bave combuchal dn appraisal of the propoerty el shov. Tha
sl is w0 estEmake e oot maskel value of B fee sieplo inlenest in e sl property noits “as B2 condition for
prarposis ol isinagerial Fevies, audilng and bscdssion s puldic deoemests o Seclosuse includivg Bl nol lessiad 10 damndoldi
ciroalars by aur dient.  The amached appradsal report commumicaies my conclosions and sets dorth the methodology and data
consicdered in vy valustion.  The attached & o Summany Appraisil Keport prepared i confiormiby with the Uniform Stardards of
Professivmal Appraisal Praction (USPAT

The prrcrpardy’ 8 0 vacant parce] wigh o grose afe area of 10727 s rckers (205 dcnis) eabid i fhe Mackedbed ania of Thinlada
Thee suabjunct i lipally ibisscrilund as Lost SO8HA, Municipality of Devkala, The wisbern beunduary is oncundenad by 4 35 wide gulbilic
oo easommerd. The bodal srva encambersd s approsimately. 19200 speisre meers. Th ned usable slie s o the salbject
property s B0 squan: meters. The property is soned A-Ranal, which penmite singlefamily pesidential use. Rased on the
analysh as contained im the attached report, | conclude the (e simple iInterest in the property, as of January 21, 1Y, &

LIS L]
ONE HUNDRED THOLSAND DOLLARS

This conclusion i based o an exposane Ume and markeging perlod of 9 1012 months. The above value condesions ase subject o the
anifl Lisnitirgg Comditions. sy statei in the Addenifa, The appraiser’s certifications for this mepaort are alss foussd o the
Asldenda, 1F yeu have any spuestions on the data or our condhisbms, pleass: contact us.

BICROMNESLAN APPRAISAL ASSOOIATES, [NC

1% Chalan San Antonio, Suite 202, Tamuning, Guam 95913

Tebirphusine 671 636 T Facslmilir &7 G e viduepacific sl
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APPENDIX II VALUATION REPORTS

Feenl Estate Appratsal md Consultirtion

Feliriiary 27, 2004

rufrored Properties d Finanoe Linsited
Rwith 700 -7

7o Floor [whilce Centre

18 Femwick Strewi
Waimchul, Hong Kaong

Sulpt: Fige Preqerty
Lark T H, Musdebjaliny id Yigo Iddand of Guam

Pasar Sar,

e reqrestedl, | have comsductes] an appraisal of he propery lisked sbove. The purpose of this sppratsal is o estimate the markes
vl o B Four Sisapike irvievvsd i U sulsct peopeety il "as 187 oondisis s of Jemiry 11, 100 The vl opinion stakal
helow 1s dor 1KF of dw (e senple inepest n the sebjoct propety.  The stisched] appraisal ropon commessicaies my conchiskons
arsd st forth the methadology amd data monslidens] in the yaboation, The attached s a Susmmary Appraisal Beport prepansd in
cunbormnily il e Usiborsn Standands of Prolosscoeal 5 pprimeil IPractios [DSPATR

The geroepesrty s vt arced of 77,505 groes sprane metems, somesd A - ol locsted in Vi, Anosooess sssssmend encn mbens 5555
siidse ks of B puecel The Mallosnal Wellisd bl sups idicee U casters sl of e suljod gopsty s weiland,
hineever, the exact amount of wethbands an the property s not keowm, as a wetlanil delineation sap (s not avasable,

S s ae erdonovs egiiding the sebjeors physicsl charoeristlos, | bave rpodted my opinlon of vebee o o aoge. The low
el represents 3 worst o soenamio and the wpper end & best case scenano, The appoaisal and wtinchesl report condomm to the
el slanglands of professora] apgoaisdl peaction, s appraisl and B aacked eport eondoem 6 e Code ol Prolssdoial
Etties & Stanidards of 'rofessinnal Appraizal Practics of the Appraieal Instinste. Nised on the ssalysi ani condusions & contalnsd
in the wttached report, my value opisdon of the fee simple imterest in the property ms of Lineary 51, 7104 b=

Mot Less: Than LS. S5000000 and Mot Gireater Tham LS. 030000
This vahas ostition 16 hdsd dom an estimessd coposurs gme ol 12 b 18 sl dil an estssiiod madoding tow of 12 00 T8 moiriha.

The above conclusion s subjsct b e Assamptions sead Limiteg, Conditions s stalel in the Addenada.  The appmibsers’
swrtificatiors for this peport s als Bl in the Addemela. [y hene any questaoss on the data or pur conelinsioma, plesss: contact

Cutgnrn Cortifasd Appaiser, CADI-024, Expusation lasssiry 11, 2006

194 Chalan San Antonio, Suite 202, Tamuning, Guam 96913
Tahephions 671 646 (7% Facaimile 671 f$6 0230 wie valuepacitic ool
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APPENDIX II VALUATION REPORTS

i Real Estate Appraisal and Consultation

Feltwuary 24, 204

Mir. Eric Chiu

Chefiored Propeertios e Fimance Linmited

Tih Flowr Jubsls Contes, Booin 701-702, 18 Ferneick Senst
Wanchsi, Honp Kong

Subject: Gl Butertdu Lumd
Lot 25432, Municipality of Rarrigada, Isdand of Guam

Dear Blr, Chial,

M ooueesbial dnd e Ehe derms ol oo Enipagreinent Legher, | Bave combuchal dn appraisal of the propoery el shov. Tha
sl s w0 estimake e carent maskel value of B fee sieplo inlenesl in e sabpet property noits “as B2 condition for
prarposis ol isinagerial Fevies, audilng and bscdssion s puldic deoemests o Seclosuse includivg Bl nol lessiad 10 damndoldi
ciroalars by aur dient.  The amached appradsal report commumicaies my conclosions and sets dorth the methodology and data
consicdered in vy valustion.  The attached & o Summany Appraisil Keport prepared i confiormiby with the Uniform Stardards of
Professivmal Appraisal Praction (USPAT

The progeecty i a vacani pared with an agprégate area of 8675 squane matbers (165 acnes) hovaied nothe Leyang area of Barripela
Thee bt s logally discrilend as Lot 23332, Musnicigality of Darrigada, The western and noflem imndary is snoumbenal by 4
AT widde puliic dight-ol-way easemenl. The Solal sna encumberead s approedimaiely B square eiees. The net ssalble slis s
il the sulsject property b8 579500 spsare meters. The property s dsal<momed A-Rural and B-1 Single-Family Residensal, both of
which penmit single-tamdly mesidential use. Based an the analysis 2 comtadned i the attached repont. | oondide ihe (ee simple
inkerest in the property, s of Innuary 31, 304, =

Us5110,000
ONE HUNDRED TEN THOUSAND DOLLARS

This conclusion is based o an exposare time and markesing period of @ 1 12 months. The above value conclssions ase subject o the
Assumgrtions anid Liniting Condithans. as stated in the Addenda. The appraiser’s certifications for this report are also foursd im the
Addenda. I vou have any questions on the data or our conchimions, please conlact us.

MICRONESLAN ATTRASAL ASSOCIATES INC.

..Dé?. s

Dharryl I,

Wing-Prosidel aml Sonior & pyraiser
Couiem Cortiliod Apprasssr, CADO-0D
Espiratim Scaember 31, FE0G

1% Chalan San Antonio, Suite 202, Tamuning, Guam 95913

Tebirphusine 671 636 T Facslmilir &7 G e viduepacific sl
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APPENDIX II VALUATION REPORTS

Rinl Estabe Appraisal and Consullintion

Febrrumry 27, M

Unioed Propertics & Finanoe Limibed
Moo 76170

7% Fhintr fuibilew Crire

1B Fenwick Sensed

Waschal, | lomg Bong

Sulgal. Tminicn Proguirty
Lisd SEFT-T-R2 Mundcigalivy ol Tamusieg, dand ol Giam

[war Sar,

As requiested, | have conibactsd an appraisal of the property steil above. The purpose of this appesisal B 0 sstimate the market
valipe of the Fer Simple interest in the subject property in is “m = condition s of Jenuary 31 384, The wvalue opinion sised
Tselimy b fuar TOHD% qif dhie fowi sdrnoplet ivisirwse in fhe subgsct prrogeecty,.  The abfackes] appoiisdl mosord comsmnicakes my conclsssioms
Sl mets dordh e mretboalodoggy anid dats consldesd 0 e valualion. The staded s 0 Semmary Appeatal Repor preparncd in
conformity with e Lniform Stendands of Professional Appraisal Fractice {USPAT.

Tha prupserty be a 91070 gross soquasd moser pancel, 2oned H - Holel, Jocabsd b Tamon, The peoperty onfilans o Bmphonaiions.
sl oo the analysds and covclushors as cooained | dhe attached report. my vabee apinien of the fee simple eesest in e
property s of linuary 11, 3604 b
LG, BTN L) s
LIS SEVEN HUNDRED THOUSAND DOLLARS

This walue opsmicn i based om an estimate] expossare e of 13 5 18 months anld an estisnates] marke ting, Sme of 13 80 18 menths,
That alwre conclosion & solgect s e Assampticos and Limiting Conditioss as stind in e Addenida. The appessrs’
ceviflications for this repon are also found in the Sddenda. N you have any qouesiions on e data or osr conciesions, plisse comtact

Gusm Certified Appesisor, CASHIN, Exporation Jemury 21, X006

194 Chalan San Antonio, Suite 202, Tamuning, Guam 96913
Tuelephame 671 be (ZH; Focsimile 671 46 DI wow valuepes e ey
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APPENDIX II VALUATION REPORTS

Feenl Estate Appratsal md Consultirtion

Feliriiary 27, 2004

rufrored Properties d Finanoe Linsited
Rwith 700 -7

7o Floor [whilce Centre

18 Femwick Strewi
Waimchul, Hong Kaong

St i Preeeriy
Lt 75 anad 2074, Municlpalily of P, Dslasad of Guas

Pasar Sar,

e reqrestedl, | have comsductes] an appraisal of he propery lisked sbove. The purpose of this sppratsal is o estimate the markes
vl o B Four Sisapike irvievvsd i U sulsct peopeety il "as 187 oondisis s of Jemiry 11, 100 The vl opinion stakal
helow 1s dor 1KF of dw (e senple inepest n the sebjoct propety.  The stisched] appraisal ropon commessicaies my conchiskons
arsd st forth the methadology amd data monslidens] in the yaboation, The attached s a Susmmary Appraisal Beport prepansd in
cunbormnily il e Usiborsn Standands of Prolosscoeal 5 pprimeil IPractios [DSPATR

The prsrpeerty is o wocaed pane] of B2500 proes sguare witves, somed TULUTE, Tecabed i P, frordeng, Maine D [Boside 13 Tha
Mlitital Wisllaiid livoriory iap tidicakes purtions of e sulje propaey an vidilands: B, Dae euil ol af waelladids o
the property is not knien a8 a detaibal wetland delineation map = not svailabe.  Alse, detalls of the suljert’s PLEL ae ma
krgmmm [ s unknandon i fhere e sasssenbs secambering Led 275

Sance there are mmlkmovwns. reganding the subpect’s. physical and zoning chasacieristios, | have reported my apinion of walue & 8
rargge. The Inw end regenssinis @ worst case sovnacio and e upper end @ best cass soomarin. The appeaal amd bbb oo
cunlirm e the noemal stindands of prolssional appessal practios; this apprasal and e sttached report conform 1o the Code of
Professional Ethics & Standanls of Professional Appraisal Practioe of the Appraisal Instibete, Based on the analbysis sl conclusions
s vkl i the attschand pogeort, my valoe opericon of the e saple inlsrest m ghe poopecty ol JTennary 31, 2004 §s:

Mot Less Than LS $400000 anad Mot Crester Thas 510,000
Ihis wadue oplaion is hesesd on an estimated exposure fme of 12 o 18 months and an sstmated mafketing ime of 12 io 18 months,
The absne conclusion. by subject o e Assamptioms aead Limiterg, Comditions as stated m the Addereds,  The appraisers’

ovrlificatoes e Hus pepaoel e alio found B e Addenda 1F you lave any quissisons o Hae daba or oue oonglisdine, s coracy
.

Fespecttully submitted.

s
Witw Presindnil ara] Seeiricer Agopira
Giuam Certitied Appraiser, CA-D-02, Explration Jansary 21, 2306

194 Chalan San Antonio, Suite 202, Tamuning, Guam 96913
Tahephions 671 646 (7% Facaimile 671 f$6 0230 wie valuepacitic ool
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APPENDIX II VALUATION REPORTS

Real Estabe Appraisal and Constlfertion

Pebruiry 24, 2IMEL

Uhfonrd Prosperthes & Finnnee Limiisd
7 Ploor Jubiier Cenire

14 Fermwick Sired

Wanchal, Hong Kang

Subjery lumuning Propery
Lant 87481, Municipality of Tamuning, Ik of tianm

Diear Sir,

As repuesaed. | hove conducted an apprabsal of the property listed shove, The purpose of this spprasal |8 1 etimate the
oarrent market walse of the Lessebold interest in the subject property (s *as (87 omditon. The sttachal appralsal report
o mendcites oy oonclusions and seis forth the methodology and data considered in oer yaluation,  The attached §s @
Summary Appraisal Heport prepared in confioemiiy with the Unilirm Smndords of Professional Appraisal PFroctice (USPAT.

The property & o parel of 145246 sqoore metere. poned U - Commerdal. keated ot the sithwesstion oomer of the
infersertion of Boutes 1 and FEA b Tamumning. The property s leased [rmom Februory L. 1%6% i Jopmacy 11, 2049 {inckasive
ol remiewal optioma ke As ol the effectiee deste of ealue. there remoin 45,5 venrw of the 880D vear ease. The optlon s solely ot
the lessee's discretion and nol contingent on any cther evenis ground reni & lully scheduled through the term of the lease
ineluding renewal options, Based on the analyss and condusions as contained inthe attaches] repocy, my vabue condasion
nl thee Lessmhaodd inteness i the property o8 of lanaoary 30, 2004 s

L1 51, BO0L000
T B SIX HENDREID THOLSAND THOLLARS

This valuse ppimion bs basisd on on estimeted exposure me of 12 60 24 months end on estimoted macketing time of 1.2 1524
mowiths,

The above comclusion & sibject to the Assumptions and Limiting Condriions s stiled o the Addencda, The upprufsen’
certificniions for this report nre ako foopd in the Addends 1 vou hinve noy questions an the dnis or oar condasiom. plense
ool us,

evgwtlually sibiiatied,
WICHOMNESEAN APIRAIRAL ASSOCLATES INC,

Mark F, Oruber, MAL SHA CUIVL ASA
Prositon! wrul Chiel Apgraser
Ciuaem Certifivg Appraise, CA-2002-03, Bepirnien Pebranry 10, 2006,

194 Chalan San Antonio, Soite 202, Tamuning, Guam '359] 3-3508
Telophome 67 1 #4622 34 Pacsimile 671 G40 0235 pa
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APPENDIX II
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APPENDIX II VALUATION REPORTS

Notes:

10.

11.

12.

Converted at the exchange rate of US$1 to HK$7.80

HK$

Represented by:
Investment properties 853,505,000
Other properties 97,543,793
Properties for sale 6,348,148
957,396,941

These are the three pieces of landed property of the Group in Guam, USA, all of which are bare land and untenanted and
each of them includes a portion or portion(s) of wetland. The Group has held these properties on a long term investment
basis since their acquisition some 20 odd years ago, and has no plan to develop the same. In the premises, the Company
has accepted the valuers’ advice that the value of these properties be reported pursuant to the nomal practice in respect of
landed property of similar, if not identical nature and circumstances, i.e. value on the best and worst basis as a range. The
surplus on revaluation of the Group’s interest in these properties disclosed above was computed based on the Directors’
best estimate of the fair value of these three pieces of land, being the average of the upper and lower limits of the
professional valuations. Reference is also made to page 91 of the Composite Document dated 3 October 2003 for further
details.

Since 1997, Oxford has suspended all plans for the development and/or redevelopment of its property known as 46,
Oxford Road, Kowloon Tong, Kowloon.

Oxford has no plan to develop and/or redevelop any of the Group’s Guam properties. No planning or other regulatory
consent in respect of this site has been sought or obtained for development and/or redevelopment.

It is within the understanding of Oxford that no tax is payable by the vendor in a conveyance on sale in respect of
property in Guam.

Pursuant to the Stamp Duty Ordinance, Chapter 117 of the Laws of Hong Kong, parties to a conveyance on sale are all
liable to pay stamp duty at the rate or rates as stipulated under the Stamp Duty Ordinance, irrespective of whether they
are vendors, purchasers or otherwise. According to the understanding of Oxford, it is, however, not the usual trade
practice in Hong Kong that stamp duty is borne by the vendor. In the light of the usual trade practice in Hong Kong as
aforesaid, it is therefore unlikely that the Group or any constituent members thereof, as vendor, would enter into an
agreement for the sale and purchase of property pursuant to which the vendor would be contractually bound to bear the
stamp duty payable thereunder or any part thereof.

James S Lee & Company (Kowloon) Limited is a 95% direct subsidiary of James S Lee & Company Clothing Mill (Hong
Kong) Limited. James S Lee & Company Clothing Mill (Hong Kong) Limited is a 87.25% direct subsidiary of the
Company. Accordingly, the Company has an effective interest of 82.8875% in James S Lee & Company (Kowloon)
Limited and the subject property.

First Island Industry Inc. is a wholly owned subsidiary of James S Lee & Company Clothing Mill (Hong Kong) Limited.
James S Lee & Company Clothing Mill (Hong Kong) Limited is a 87.25% direct subsidiary of the Company. Accordingly,
the Company has effective interest of 87.25% in First Island Industry Inc.. As the subject property is jointly owned by an
independent third party and First Island Industry Inc., the Company only accounted for 50% interest in the property and
has an effective interest of 43.625% in the subject property.

Guam United Trading Services & Financing Inc. is a wholly owned subsidiary of House of Fashion Limited. House of
Fashion Limited is a 88% direct subsidiary of James S Lee & Company Clothing Mill (Hong Kong) Limited. James S Lee
& Company Clothing Mill (Hong Kong) Limited is a 87.25% direct subsidiary of the Company. Accordingly, the Company
has an effective interest of 76.78% in Guam United Trading Services & Financing Inc. and the subject property.

James S Lee & Co (Guam) Limited is a wholly owned subsidiary of James S Lee & Company (Kowloon) Limited. James
S Lee & Company (Kowloon) Limited is a 95% direct subsidiary of James S Lee & Company Clothing Mill (Hong Kong)
Limited. James S Lee & Company Clothing Mill (Hong Kong) Limited is a 87.25% direct subsidiary of the Company.
Accordingly, the Company has an effective interest of 82.8875% in James S Lee & Company (Kowloon) Limited and the
subject property.

Guam Tourist Development Co. is a 50% direct associate of James S Lee & Co (Guam) Limited. James S Lee & Co
(Guam) Limited is a wholly owned subsidiary of James S Lee & Company (Kowloon) Limited. James S Lee & Company
(Kowloon) Limited is a 95% direct subsidiary of James S Lee & Company Clothing Mill (Hong Kong) Limited. James S
Lee & Company Clothing Mill (Hong Kong) Limited is a 87.25% direct subsidiary of the Company. Accordingly, the
Company has an effective interest of 41.44375% in Guam Tourist Development Co. and the subject property.
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APPENDIX III LETTER FROM THE INDEPENDENT BOARD
COMMITTEE DATED 3 OCTOBER 2003

OXFORD PROPERTIES & FINANCE LIMITED
BRMESHARAD T

(incorporated in Hong Kong with limited liability)
3 October 2003
To the Independent Shareholders

Dear Sir or Madam,

UNCONDITIONAL CASH OFFER
by
BARON CAPITAL LIMITED
and
KIM ENG SECURITIES (HONG KONG) LIMITED
on behalf of
SMART EXTRA HOLDINGS LIMITED
TO ACQUIRE ALL THE ISSUED SHARES IN OXFORD,
other than those already owned by Smart Extra
AND THE INTENDED PRIVATISATION OF OXFORD
by
SMART EXTRA
BY WAY OF A SCHEME OF ARRANGEMENT
Under Section 166 of Companies Ordinance

The Board of Oxford has appointed us, the Independent non-Executive and non-Executive directors
of Oxford, to be members of the Independent Board Committee, two of whom are or have been practicing
solicitors in Hong Kong, one is a practicing accountant and the Chairman is a former senior Hong Kong
Government administrator.

The Independent Board Committee has been established to consider and advise Shareholders as to
the merits or otherwise of the Offer, the Offer in the light of the Scheme Proposal, and the Scheme
Proposal, and especially as to whether Shareholders should accept the Offer and/or vote for or against the
resolutions to be proposed at the Court Meeting(s) and the EGM to be convened thereafter in respect of
the Scheme Proposal. The Independent Board Committee has been advised by its Independent Financial
Advisers, Shenyin Wanguo Capital (HK) Limited, both in respect of the Offer and the Scheme Proposal.
Shenyin Wanguo’s Letter to the Independent Board Committee is included in this Composite Document
at pages 38 to 61.

Your attention is drawn to the Letter from the Board which is set out on pages 8 to 34 of this
Composite Document, and to the Offer Document and the form of acceptance and transfer accompanying
it containing, inter alia, the terms of the Offer and of the Scheme Proposal, which were despatched to
Shareholders on 17 June 2003.

Terms in the Composite Document shall bear the same meanings when used herein unless the
context requires otherwise.
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APPENDIX III LETTER FROM THE INDEPENDENT BOARD
COMMITTEE DATED 3 OCTOBER 2003

Having taken into consideration, inter alia, the advice of Shenyin Wanguo, the Independent Board
Committee accepts the advice of Shenyin Wanguo that, bearing in mind that for most of the six months
period prior to the Announcement Date, the Offer Price of HK$9.00 per Share was at a premium to the
prevailing market prices of the Shares, the Offer Price is fair and reasonable. The acceptance of this
Offer, therefore, would give Shareholders a genuine, unconditional and risk free opportunity to realise
their investments in Oxford at a fair and reasonable price.

The Scheme Proposal, with a Cancellation Price of HK$15.00 per Share, is substantially more
attractive than the Offer (being HK$6.00 per Share more than the Offer, representing a premium of about
66.67% over the Offer Price). The Offer, therefore, when seen in the light of the Scheme Proposal, may
not appear to be overly attractive, particularly so since the uplifting of the suspension from trading in the
Shares with effect from 8 September 2003, when the Shares have been traded in the region of HK$13.00
to HK$14.00, although on a very small turnover. However, we agree with Shenyin Wanguo that the
recent rise in the price of the Shares on the market reflects the terms of the Offer and particularly the
Scheme Proposal. Shareholders considering disposing of their Shares through the market will receive a
substantial premium to the Offer Price of HK$9.00 per Share but a discount, representing a recognition
of the risks, referred to below, associated with the Scheme Proposal, to the Cancellation Price of HK$15.00
per Share.

We agree with Shenyin Wanguo that the Cancellation Price of HK$15.00 (which represents a
premium of about 31.58% over the audited consolidated net asset value per Share as at 31 January 2003
and a premium of about 29.65% over the unaudited adjusted net tangible assets value per Share as at 30
June 2003) is fair and reasonable. However, it should be borne in mind that the implementation of the
Scheme Proposal is subject to the fulfillment of a number of pre-conditions, the particulars of which are
set out at pages 17 to 21 of this Composite Document.

We have reviewed these pre-conditions and have come to the conclusion that most, if not all, of
these have been mandated by the laws (common, statutory or otherwise) applicable to the implementation
of a scheme of arrangement, and/or the Takeovers Code. To the best of our knowledge, information and
belief such pre-conditions are not uncommon, nor unusual when they appertain to a scheme of arrangement
proposed under section 166 of Companies Ordinance. We are therefore of the unanimous view that the
pre-conditions as imposed are fair and reasonable in all the circumstances. In any event, the fact that
Smart Extra: (a) has agreed to pay all legal, professional and other expenses incidental to the submission
and implementation of the Scheme Proposal; and (b) has already deposited in an escrow account with its
legal representatives sufficient funds to implement the Scheme Proposal in the event the same is sanctioned
both by the members of Oxford and by the Court, demonstrate in our opinion, an honest and bona fide
intention on the part of Smart Extra to proceed with the Scheme Proposal with due diligence and
despatch.

Shareholders who opt to support the Scheme Proposal and therefore wish it to be successfully
implemented, should consider taking a pro-active stance in this matter as of all the pre-conditions
referred to above, the support of the Scheme Proposal by members of Oxford would be of paramount
importance. Accordingly, all such Shareholders are hereby advised that they should: (a) register as a
member of Oxford; (b) attend all meetings summoned by the Court, and the EGM; and (c) vote their
Shares at these meetings in favour and support of the Scheme Proposal.
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Shareholders should note, however, that in the event that the Scheme Proposal fails to materialise,
the Shares might remain suspended from trading until such time as the Stock Exchange is satisfied that
there is sufficient public float, if at all. As a result, those Shareholders who do not accept the Offer might
have their investment locked into a company whose shares would be illiquid, for what could be a long
time, should the Scheme Proposal fail to be implemented.

Shareholders are urged to consider both the Offer and the Scheme Proposal most carefully, and
seek independent financial advice wherever possible, before taking a decision.

Shareholders will have noted from the Board Letter at pages 8 to 34 of this Composite Document,
that the Independent Board Committee has been tasked with the responsibility of deciding, on behalf of
the shareholders and directors of MADC, on whether to accept or reject the Offer or to vote for the
Scheme Proposal in respect of those Shares which MADC is holding. In order to ensure the independence
of the Independent Board Committee in these matters, the MADC Decision Making Mechanism has been
established. The MADC Decision Making Mechanism is intended to ensure that no director of MADC
will vote nor any director or shareholder of MADC influence the decision of the Independent Board
Committee in this regard.

The Independent Board Committee has taken the independent advice rendered by the Independent
Financial Advisers, whose advice should, in any event, be objective, unbiased and impersonal in regard
to the fairness and reasonableness of the respective terms and conditions of the Offer as well as the
Scheme Proposal. Accordingly, the Independent Board Committee has decided, insofar as the MADC
Shares are concerned, not to accept the Offer and accordingly to vote for the Scheme Proposal in
accordance with the advice of the Independent Financial Advisers.

Yours faithfully,
for and on behalf of

the Independent Board Committee

Clive William Oxley

Alfred Cheung Tze Fat Lai Man Leung Lau Hak Lap
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The following is the text of a letter received from the Independent Financial Advisers setting out
its opinion to the Independent Board Committee in respect of the Offer and the Scheme for inclusion in

this Composite Document.

Shenyin Wanguo Capital (H.K.) Limited
28th Floor, Citibank Tower
Citibank Plaza
3 Garden Road
Hong Kong

The Independent Board Committee
Oxford Properties & Finance Limited
1601 Wing On Centre

111 Connaught Road

Central
Hong Kong
3 October 2003

Dear Sirs,

MANDATORY UNCONDITIONAL CASH OFFER

AND INTENDED PRIVATISATION BY WAY OF

A SCHEME OF ARRANGEMENT

INTRODUCTION

We refer to our engagement by the Company as independent financial advisers to advise the
Independent Board Committee in respect of the Offer and the Scheme, details of which are contained in
the Offer Document and the letter from the Board as set out on page 8 to page 34 of the Composite
Document of which this letter forms part. Terms used in this letter shall bear the same meanings as
defined in the Composite Document unless the context otherwise requires. This letter contains our advice
to the Independent Board Committee.

Mr. William Lee Teh Yee, an executive Director who has been receiving salary from the Company
and/or its subsidiaries, is the sole director and the sole beneficiary owner of Smart Extra and is presumed
to be acting in concert with Smart Extra under the Takeovers Code. The remaining executive Directors,
Messrs. Seto Chak Wah, Robert Kiang Chee Man, Wong Shu Yuen are salaried employees of the Group.
Therefore, none of the above executive Directors is considered to be independent under the Takeovers
Code in respect of the Offer and the Scheme whilst the remaining four Directors, Messrs. Lai Man Leung
and Clive William Oxley, being the non-executive Directors, and Messrs. Alfred Cheung Tze Fat and Lau
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Hak Lap, being the independent non-executive Directors, have been appointed by the Board as the
Independent Board Committee to consider the Offer and the Scheme, and to make recommendations to
the Independent Shareholders regarding the Offer and the Scheme.

BASIS OF OUR OPINION

Our role as the independent financial advisers to the Independent Board Committee is to express
our opinion on whether the terms of the Offer and the Scheme are fair and reasonable in so far as the
Independent Shareholders are concerned. In formulating our recommendations, we have relied on the
accuracy of the information and representations contained in the Composite Document which have been
provided to us by the Directors and have also assumed that all information and representations made or
referred to in the Composite Document were true and correct in all respects at the time when they were
made and continued to be true and correct in all respects as at the date of despatch of the Composite
Document. We have also assumed that all statements of belief, opinion and intention made by the
Directors in the Composite Document are reasonably made after due and careful enquiry and are based
on honestly held opinions. We have no reason to doubt the truth, accuracy and completeness of the
information and representations provided to us by the Directors and have been advised by the Directors
that no material facts have been omitted from the information and representations provided in and
referred to in the Composite Document. We consider that we have reviewed sufficient information to
reach an informed view and to justify our reliance on the accuracy of the information and representations
contained in the Composite Document and to provide a reasonable basis for our advice. We have not,
however, carried out any independent verification of the information provided by the Directors, nor have
we conducted an independent in-depth investigation into the business and affairs or the future prospects
of Group.

In the following discussion, we shall set out our opinion on the terms of the Offer and the Scheme
and our recommendations to the Independent Board Committee thereon.

BACKGROUND INFORMATION OF THE OFFER

During the period from 31 March 2003 to 11 April 2003 (both dates inclusive), Smart Extra
completed the Acquisition. By virtue of the Acquisition, Smart Extra held 60,406,692 Shares together
with, inter alia, the voting rights attached thereto, representing approximately 89.15% of the Shares in
issue and approximately 89.15% of the voting rights of Oxford.

In accordance with the requirements of Rule 26 of the Takeovers Code, Baron Capital and Kim
Eng Securities, as agents for and on behalf of Smart Extra, are jointly extending to the Independent
Shareholders an unconditional offer for all the issued Shares (other than those shares already owned by
Smart Extra) subject to the terms set out in the Composite Document and the accompanying form of
acceptance and transfer on the following basis :

For each Share . ......... .. . . . . HK$9.00 in cash
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PRINCIPAL FACTORS CONSIDERED IN RELATION TO THE OFFER

In arriving at our advice with respect to the terms of the Offer, we have taken into account the
following principal factors:

1. Property market outlook
Hong Kong

Hong Kong had recorded a continuous GDP (“Gross Domestic Product”) growth of around 5% per
annum for a decade before its handover to the PRC in July 1997. Since the Asian financial crisis,
however, the economy of Hong Kong turned sluggish. After the outbreak of war in Iraq and severe acute
respiratory syndrome (“SARS”) at the beginning of 2003, the pace of recovery of the Hong Kong
economy was further slowed down and unemployment rate reached a record high of 8.7% in the month of
July. We set out below key economic indicators of Hong Kong from 2000:

2000 2001 2002 2003

Real GDP growth (year-on-year % change)
(at 2000 market prices) 10.2 0.5 2.3 2.0
Seasonally adjusted composite consumer

price index (year-on-year % change) -3.8 -1.6 -3.0 -4.0
Unemployment rate (%) 4.9 5.1 7.3 8.7*
Fiscal surplus/(deficit) (HK$’ billion) 10 -6 -66 -70¢
# Forecast for 2003
* Provisional unemployment rate in July 2003

Source: The Government of the Hong Kong Special Administration Region (“HKSAR”)

As shown above, the real GDP growth decreased from 10.2% in 2000 to an estimate of 2.0% in
2003, whilst the year-on-year percentage change of consumer price index in July 2003 was estimated
at -4.0%. In the past few years, HKSAR recorded huge fiscal deficits. Although the HKSAR has
implemented certain policies to revive the economy of Hong Kong, it remains to be seen how such
policies would bring about a general recovery of the economy and the property market of Hong Kong.
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Property market in Hong Kong has also entered into a period of sluggish demand. The value of
office and rental income have shown a downward adjustment since 1997. Set out below is an index
regarding office rent and price in Hong Kong prepared by DTZ Debenam Tie Leung Limited (“DTZ”):
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According to the research report of DTZ, there have been signs of rising demand for office space
in 2003. The overall office market appears to be positive as companies have been setting up regional
offices in Hong Kong. However, office vacancy is expected to be in double-digits as office space supply
keeps increasing. We concurred with DTZ’s view that high vacancies for existing office buildings and
new supply of office space continue to exert downward pressure on rents in Hong Kong. Despite the
economic conditions are bottoming out for the moment, there has been no signs of turnaround of the
property market in Hong Kong in the short to the medium term.

Guam, U.S.A.

Tourism plays an important role in Guam’s economy, which is a comparatively small economy
with GIP (“Gross Island Product”) of less than US$3,000 million and a population of less than 200,000.
Fueled by investments and tourists from Japan, Guam enjoyed an economic boom in the past decades.
Similar to Hong Kong, Guam has experienced a negative GIP growth since 1997, accompanied by a
decrease of visitor arrivals in the same period. The graph below illustrates considerable correlation
between GIP in Guam and visitors from Japan:
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Source: Department of Commerce and Guam Visitors Bureau
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Property market in Guam has been adversely affected inevitably. A building permit from the
government of Guam is required before any property construction works commence. We set out below
the issuance of building permits (both in monetary term and number) in Guam from 1985 to 2002:

Building Permits
1,000 — — 3,500
I in monetary term

= in number
— 3,000

800 |—

— 2.500

600 —
— 2.000

(million US$)

Number

— 1,500

— 1.000

200 [—

0

1985 1986 1987 1988 1989 1990 1991 1992 1993 1994 1995 1996 1997 1998 1999 2000 2001 2002

Year

Source: Government of Guam: Department of Commerce, Annual Economic Reviews; Department of Public Works,
Annual Building Permit Statistics

The issuance of building permits in Guam showed a downward trend, indicating a diminishing
demand for new buildings in the past decade. Building permits issued in 2002 represented less than one-
tenth of its peak in 1991, evidencing the current unfavourable property market condition in Guam. Given
the continuous economic depression in Japan which has adversely affected tourism in Guam indirectly,
improvement of the Guam’s economy as well as its property market remains uncertain in the short to the
medium term.

In accordance with Appendix II of the Composite Document, the carrying value of the Group’s
commercial properties in Hong Kong accounts for approximately 80% of the total carrying value of
properties located in Hong Kong. The carrying value of the Group’s assets located in Hong Kong and
Guam, as stated in its annual audit report for the financial year ended 31 January 2003, were HK$978.2

million and HK$75.3 million respectively. The Group’s properties in Hong Kong are mainly office
buildings held for leasing.
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2. Financial performance of the Group

The principal activities of the Group are investment holding, property investment, property
development and the provision of property management services. The Group’s activities are based in
Hong Kong and more than 90% of the Group’s turnover and profit from operations have been derived
from the lease of residential and commercial properties in Hong Kong. As aforementioned, 80% of the
Group’s properties in Hong Kong are commercial properties. The following table summarises the Group’s
audited consolidated profit and loss account for the three years ended 31 January 2003:

Year ended 31 January

2003 2002 2001
HK$°000 HK$°000 HK$°000
Turnover 67,715 75,552 75,213
Operating results before impairment loss
and finance costs 43,344 56,417 58,148
Impairment loss (2,896) (58,000) -
Operating results before finance costs 40,448 (1,583) 58,148
Finance costs (4,998) (8,903) (17,464)
Operating profit/(loss) 35,450 (10,486) 40,684
Profit/(loss) before minority interests 30,352 (15,749) 35,075
Minority interests (2,943) 4,559 (2,694)
Profit/(loss) attributable to Shareholders 27,409 (11,190) 32,381

For the year ended 31 January 2002

In line with the classification in the audited annual report of the Company, details of the revenue
analysis by business segment for the financial year ended 31 January 2002 (with the figures for the
financial year ended 31 January 2001 included for comparison purposes) are set out below:

Property Property Other
investment development operations Total
(note 1) (note 2)
2002 2001 2002 2001 2002 2001 2002 2001

HK$’000 HK$’000 HK$’000 HK$’000
Segment revenue 72,133 71,739 - - 3,419 3,474 75,552 75,213
Segment results 55,093 53,959 (58,000) - 2,984 2,995 77% 56,954*
Operating margin 76.4%  75.2% n/a - 873% 86.2% 0.1% 75.7%
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Note 1: Property investment business is equivalent to property letting business in the annual audited report of the Company.
Note 2: Property development business is equivalent to land investment business in the annual audited report of the Company.

* Operating profit/loss of the Group is arrived at after adjusting for unallocated expenses and income.

Property investment business

Property investment business of the Group refers to the lease of properties located in Hong Kong
and in Guam. Rental income and operating profit derived from the properties of the Group recorded a
slight increase of 0.5% and 2.1% respectively in the year ended 31 January 2002 due to an increase of
occupancy in Jubilee Centre Phase I and Phase II in Hong Kong in the first half of 2001.

Property development business

Due to uncertain economic conditions, the Group has not commenced any property development
project since the completion of Jubilee Centre Phase II in Hong Kong in 2000. Micronesian Appraisal
Associates, Inc. (“Micronesian”) and DTZ, the independent properties valuers, have conducted independent
valuations as at 31 January 2002 for the properties of the Group in Guam and Hong Kong respectively, in
order to arrive at market values of the Group’s properties as at 31 January 2002. With reference to the
independent valuations, the Group made an impairment loss amounting to HK$71.6 million against 5
properties of the Group in Guam, namely the Group’s land at (1) Lot B Dandan, Inarajan Guam Estate
No.16, Suburban; (2) Lot No. 2029-New-R2, Dededo, Guam Estate, No. 20069, Suburban; (3) Lot No.
2144-1B-5, Socio, Dedeco, Guam Estate, No. 22636, Suburban; (4) Lot No. 3368-R1, Siunajana and (5)
Lot No0.450-1, Agat. Out of the impairment loss of HK$71.6 million, HK$58.0 million had been charged
to the income statement whilst the remaining HK$13.6 million was dealt with in reserves or as an
adjustment against minority interests. Such impairment loss and the corresponding accounting treatment
were recognised under the requirement of a revised accounting standard promulgated by Hong Kong
Society of Accountants in January 2001.

As advised by the Directors, independent valuations of properties other than those mentioned
above exceeded their carrying values as at 31 January 2002 and thus no impairment loss was recognised
for such other properties.

As stated in its audited annual report, it is the Company’s accounting policy that certain of its
properties (i.e. the undeveloped land in Guam) were stated at revalued amounts prior to 30 September
1995, pursuant to the transitional relief provided by the abovementioned accounting standard. As such,
the impairment loss recognised in the audited annual report may not be sufficient to reflect market values
of all the Group’s properties as at 31 January 2002. However, in order to obtain the latest market values
of all the Group’s properties, a revaluation for all the properties of the Group as at 31 July 2003 has been
carried out and the corresponding financial impact is detailed in Appendix I to the Composite Document.

All pieces of undeveloped land had been held by the Group for future development as at the Latest
Practicable Date.

—115-



APPENDIX IV LETTER FROM SHENYIN WANGUO
DATED 3 OCTOBER 2003

Other operations

Income derived from other operations mainly represents rental income from a residential property
in Hong Kong which was held for sale. Such income decreased slightly by 1.6% in the year ended 31
January 2002 due to an increase of vacancy in the property in the first half of 2001. The operating margin
from other operations has been arrived at after deducting property management expenses and adding
dividend income from listed share investments of the Group.

On the whole, although the Group maintained its level of turnover, it recorded a loss from operations
of approximately HK$10.5 million, as compared to a profit from operations of approximately HK$40.7
million in the year ended 31 January 2001, as a result of a charge of HK$58 million for impairment loss
on properties for its property development business.

For the year ended 31 January 2003

Details of the revenue analysis by business segment for the financial year ended 31 January 2003
(with the figures for the financial year ended 31 January 2002 included for comparison purposes) are set

out below:

Property Property Other

investment development operations Total
2003 2002 2003 2002 2003 2002 2003 2002

HK$’000 HK$°000 HK$°000 HK$°000
Segment revenue 65,453 72,133 - - 2,262 3,419 67,715 75,552
Segment results 51,108 55,093  (2,896) (58,000) 1,915 2,984 50,127* ik
Operating margin 78.1%  76.4% n/a n/a  84.7% 87.3% 74.0% 0.1%
* Operating profit/loss of the Group is arrived at after adjusting for unallocated expenses and income.

Property investment business

The occurrence of the 911 event in the second half of 2001 and the continuous economic recession
in Hong Kong and in Guam adversely affected the rental markets in which the Group operated. In order
to keep existing tenants, the Group offered a slight reduction in rental at renewal. As a result, revenue
and operating profit from property investment business decreased by 9.3% and 7.2% respectively for the
year ended 31 January 2003.

Property development business

The Group did not commence any property development project in Hong Kong and in Guam
during the year due to the prolonged adverse economic conditions in the regions. With reference to the
independent valuations conducted by Micronesian and DTZ on the properties of the Group in Guam and
Hong Kong respectively as at 31 January 2003, the Group recorded impairment loss of approximately
HK$2.9 million against 2 properties of the Group in Guam, namely the Group’s land at (1) Lot No. 2144-
1A-2, Socio, Dedero, Guam Estate, Suburban and (2) 2144-1B-5, Socio, Dededo Guam Estate, Suburban,
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in order to arrive at market values of the Group’s properties as at 31 January 2003. The impairment loss
was charged to the income statement. These pieces of undeveloped land had been held by the Group for
future development as at the Latest Practicable Date.

As advised by the Directors, independent valuations of properties other than those mentioned
above exceeded their carrying values as at 31 January 2003 and thus no impairment loss was recognised
for such other properties.

As discussed previously, certain properties of the Group (i.e. the undeveloped land in Guam) were
stated at revalued amounts prior to 30 September 1995. As such, the impairment loss recognised in the
audited annual report may not be sufficient to reflect market values of all the Group’s properties as at 31
January 2003. However, in order to obtain the latest market values of all the Group’s properties, a
revaluation for all the properties of the Group as at 31 July 2003 has been carried out and the corresponding
financial impact on the Group is detailed in Appendix I to the Composite Document.

As referred to in the Company’s announcement dated 9 October 2002, the Company was in
preliminary negotiations with an independent third party with a view to forming a joint venture to
develop/redevelop in stages some or all of the Company’s properties in Guam. The preliminary negotiations
were put in temporary abeyance principally as a result of the ‘mega-typhoon’ which hit Guam in December
2002 and which caused extensive damage to the infrastructure as well as to properties in Guam, including
two of the Group’s properties in Guam. Repair works on the Group’s damaged properties, which had
been covered by insurance policies, were in progress. The after effects of the typhoon on business
activity in Guam have been similarly devastating. The risks which war might bring to Guam where a
major US Pacific military base is located was also a factor. As advised by the Directors, there were no
substantial developments of negotiations and no agreed timetable as to when to reopen negotiations
between the Company and the aforementioned independent third party in respect of the development/
redevelopment as at the Latest Practicable Date.

Other operations

The rental income derived from the property in Hong Kong decreased by 33.8% in the year ended
31 January 2003, due to an decrease of occupancy rate of a residential property of the Group in Hong
Kong from 69% as at 31 January 2002 to 50% as at 31 January 2003. Such decrease in rental income
contributed principally to the deterioration in operating margin.

On the whole, for the financial year ended 31 January 2003, we note that the Group experienced a
decline of 10.4% in turnover due to falling rental income. In respect of its property development activities,
the Group took another charge of impairment loss of approximately HK$2.9 million for its properties
held for development in Guam in order to reflect its market values as at 31 January 2003.

3. Future prospects of the Group

During the past three financial years ended 31 January 2001, 2002 and 2003, the Group recorded
impairment losses in accordance with a revised accounting standard promulgated in January 2001 for
certain pieces of undeveloped land in Guam in the amount of approximately HK$74.5 million in aggregate,
of which HK$60.9 million had been charged to the profit and loss accounts and the remaining HK$13.6
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million had been dealt with in reserves or as an adjustment against minority interests. At the same time,
the Group took steps to reduce its finance costs by repaying part of its bank borrowings. As a result, the
finance costs were reduced from approximately HK$17.5 million in 2001 to approximately HK$5.0
million in 2003. The operating profits of the Group, before charging for such impairment losses and
finance costs, would have been approximately HK$58.1 million, HK$56.4 million and HK$43.3 million
respectively for those years. Such results are, in our view, in line with the worsening of the economy and
the property market of Hong Kong and Guam. The financial performance of the Group is thus closely
linked to the conditions of the property markets in Hong Kong and Guam and there is no assurance that
further charge for impairment loss on properties will not be incurred in future.

As referred to the annual report of the Company for 2003, the Directors are conservative about the
short-term business environment in Hong Kong where more than 90% of the Group’s turnover and profit
from operations are generated. The property market in Hong Kong remained unimproved due to the
outbreak of SARS in the first half of 2003. The Directors expect the economy of Hong Kong and Guam
will continue to be depressed for the short to the medium term. As a result, the property development
projects in both Hong Kong and in Guam have been put on hold. Cautious business strategy will continue
to be adopted by the Group to identify new investment opportunities in Hong Kong and elsewhere.

Smart Extra has indicated in the Offer Document that it intends to maintain the existing businesses
of the Group and does not intend to introduce any major changes in the business, including any
redeployment of the fixed assets of the Group, upon completion of the Offer and/or the Scheme Proposal.
It is also the intention of Smart Extra that there will be no significant change in the continued employment
of the employees of the Group as a result of the completion of the Offer and/or the Scheme Proposal. In
the absence of any information in addition to the above, we do not foresee any change or synergy or
benefits to be brought to the Group’s businesses in the near future upon the completion of the Offer and/
or the Scheme Proposal.

As discussed, the Group will remain focused on its existing businesses in future. In light of the
uncertain economic conditions and property market sentiment in Hong Kong and Guam as discussed in
the previous section, we concur with the view of the Directors that the outlook of the business of the
Group would remain uncertain in the foreseeable future, which may further adversely affect the Group’s
overall financial performance. According to the audited consolidated balance sheet as at 31 January 2003
, the Group had a bank and cash balance of approximately HK$72.8 million and secured bank loans of
HK$37.8 million and HK$54.3 million that are falling due within the two financial years ending 31
January 2004 and 2005 respectively. Besides, there were unclaimed dividends of HK$43.0 million as at
31 January 2003 (2001: HK$25.5 million and 2002: HK$31.7 million) payable to certain shareholders.
Therefore, if the Group is to pursue its property development projects in the medium term without
disposing of any of its existing properties, it might have to raise funding for the development by way of
bank borrowings which would result in an increase in finance costs. The Group’s performance may be
adversely affected for such period of time until the projects are ready for sale. Accordingly, we are of the
opinion that the Independent Shareholders should consider liquidating their shareholdings in the Company
to enable them to reinvest in other investments with better prospects.
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4. Net tangible assets value of the Group

As at 31 January 2003, the audited consolidated net tangible assets value of the Group was
HK$772.6 million. Based on 67,760,000 Shares in issue, this represents an audited consolidated net
tangible assets value per Share of approximately HK$11.40.

To better reflect the current value of its portfolio of properties, the Company has engaged
independent surveyors to revalue all the properties held by itself, its subsidiaries and associate companies
in Hong Kong and Guam as at 31 July 2003. The net revaluation surplus, after being adjusted for
attributable taxation, amounted to HK$6.10 million. Your attention is drawn to the valuation reports set
out in Appendix II to the Composite Document. After adjustment for the revaluation surplus as
aforementioned, the proforma adjusted net tangible assets of the Group would have been approximately
HK$778.7 million as at 31 January 2003, representing an unaudited adjusted net tangible assets value per
Share of approximately HK$11.49 as at 31 January 2003. Reference is made to the proforma statement of
adjusted net tangible assets of the Group set out on page 90 of Appendix I to the Composite Document.

The Offer Price represents a 21.05% discount to the audited consolidated net tangible assets value
per Share of approximately HK$11.40 as at 31 January 2003 and 21.67% discount to the unaudited

adjusted net tangible assets value per Share of approximately HK$11.49 as at 31 January 2003.

In assessing the reasonableness of the Offer Price relative to the net tangible assets value per
Share, we have reference to the eleven general offer and privatisation cases since 2001 in relation to
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companies listed on the Stock Exchange whose businesses include investment holding, property investment
or property development (the “Comparable Offers”). We have chosen premium/discount to net tangible

assets value as a valuation methodology as this is commonly accepted by the market as an appropriate
benchmark for valuing property companies in general. Set out below is a table of the Comparable Offers
for the purposes of comparison in terms of offer price to net tangible assets value per share:

Proposed date
of Comparable Offer

January 2001

January 2001

February 2001

March 2001

October 2001

October 2001

January 2002

September 2002

December 2002

January 2003

June 2003

Arithmetic average of
Comparable Offers

The Offer

Company name

Huey Tai
International
Limited

Asean Resources
Holdings
Limited

The Mingly
Corporation Ltd.

Concord Land
Development
Company Ltd.

Evergo China
Holdings Ltd.

Dong Jian
Tech.Com
Holdings
Limited (Note 1)

Kowloon
Development
Co. Ltd.

Ryoden Development
Ltd.

Henderson Investment
Limited (Note 2)
Realty Development

Corporation Limited

Kerry Properties

Limited (Note 2)

Market
capitalization
as at the date of
announcement

of general offer
HK$'million

360

901

2,260

1,436
346

112
1,717
867
20,426
2,637

7,023
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Offer price/
Cancellation

price
(Note 5)
(HK$)

0.22

0.70

0.70

1.40
0.18

0.37
3.58
0.80
7.60
3.20

9.50

9.00
9.00

Net tangible
assets value

per share
(Note )
(HKS$)

0.13

3.19

1.05

6.33
0.82

0.63
6.34
1.12
10.50
3.94

15.77

11.40 (Note 3)
11.49 (Note 4)

Premium/(Discount)
of offer price/
cancellation price

to net tangible

assets value per share

65.41%

(78.08)%

(33.27)%

(77.88)%
(78.05)%

(41.37)%
(45.53)%
(28.57)%
(27.76)%
(18.78)%

(39.76)%

(36.70)%

(21.05)%
(21.67)%
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Note 1:  Currently named as Shimao China Holdings Limited.

Note 2:  The scheme proposals in respect of which are disapproved at court meeting.
Note 3:  Audited consolidated net tangible assets value per Share as at 31 January 2003
Note 4:  Unaudited adjusted net tangible assets value per Share as at 31 January 2003

Note 5:  Rounded up to two decimal places

All Comparable Offers show a range from a premium of 65.41% to a discount of 78.08% and an
average discount of 36.70% to the net tangible assets value per share. The 21.05% discount of the Offer
Price to the audited consolidated net tangible assets value per Share as at 31 January 2003 lies in the
upper range of discounts shown in the Comparable Offers. Although such Comparable Offers were
carried out under different economic environments, we consider that the 21.05% discount of the Offer
Price to the audited consolidated net tangible assets value per Share as at 31 January 2003 and 21.67%
discount to the unaudited adjusted net tangible assets value per Share as at 31 January 2003 to be
acceptable as compared to the range of premium/discount and the average referred to in the above table.
Hence, we are of the view that the Offer Price is fair and reasonable in so far as the Independent
Shareholders are concerned.

5. Share price performance

The following table sets out the monthly highest and lowest trading prices of the Shares and the
monthly average closing prices of the Shares for the First Review Period (from 2 April 2002 up to the
Pre-Announcement Date) and the Second Review Period (from 1 April 2003, when the trading of the
Shares on the Stock Exchange resumed, up to the Latest Practicable Date).

Highest Lowest
trading trading Average
price price closing price
HKS$ HKS$ HK$
First Review Period
April 2002 23.9 19.0 21.6
May 2002 18.6 12.0 13.7
June 2002 15.4 14.0 14.6
July 2002 14.4 13.6 13.9
August 2002 (trading suspended from 2 August) 13.6 13.6 13.6
September 2002 (trading suspended) - - -
October 2002 (trading suspended until 27 October) 14.2 7.8 9.5
November 2002 8.6 5.9 7.3
December 2002 10.0 6.3 7.1
January 2003 8.45 7.4 7.9
February 2003 8.9 7.3 8.3
March 2003 9.4 8.8 8.9

Second Review Period

April 2003 (trading suspended) - - -
May 2003 (trading suspended) - - -
June 2003 (trading suspended) - - -
July 2003 (trading suspended) - - -
August 2003 (trading suspended) - - -
September 2003 (trading suspended until 7 September) 14.00 13.00 13.55
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The highest and lowest trading prices per Share during the First Review Period were HK$23.9 (on
19 April 2002) and HK$5.9 (on both 20 and 21 November 2002) respectively. The Offer Price of
HK$9.00 per Share represents a discount of approximately 62.3% to such highest trading price per Share
and a premium of approximately 52.5% over such lowest trading price per Share.

The Offer Price of HK$9.00 per Share also represents:

a discount of approximately 4.26% to the closing price per Share of HK$9.40 on the Pre-
Announcement Date;

a premium of approximately 1.01% over the average closing price per Share of approximately
HK$8.91 for the 1-month period prior to and including the Pre-Announcement Date;

a premium of approximately 12.78% over the average closing price per Share of

approximately HK$7.98 per Share for the 6-month period prior to and including the Pre-
Announcement Date;

a discount of approximately 14.69% to the average closing price per Share of approximately
HK$10.55 per Share for the 12-month period prior to and including the Pre-Announcement
Date; and

a discount of approximately 33.82% to the closing price of HK$13.60 per Share on the
Latest Practicable Date.

The graph below illustrates the daily closing price per Share quoted on the Stock Exchange from 1
March 2002 up to the Latest Practicable Date (both dates inclusive):
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The Shares were traded at around HK$23.9 at the beginning of the First Review Period, which was
comparable to its closing price of HK$27.8 on 27 March 2002, being the last trading day before trading
had been suspended, representing a price earning ratio of 50 based on the results of the Group for the
financial year ended 31 January 2001. The Shares were traded in a downward pattern during the First

Review Period reflecting possibly the financial performance of the Group for the year ended 31 January
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2002 and the interim results for the six months ended 31 July 2002. Particularly, after the proposed open
offer at a subscription price of HK$8.0 was announced on 18 April 2002, the Share price plunged by
49.8% from the highest price of HK$23.9 in April 2002 to the lowest price of HK$12.0 in May 2002. On
28th October 2002, the interim results of the Group for the six months ended 31 July 2002 was published,
in which the Directors had anticipated that the property market and the economic conditions in Hong
Kong would weaken further for the rest of the financial year ended 31 January 2003 and that a recovery
would take place in the first half of 2004. The Directors were also of the view that the economy of Guam
would still be adversely affected by the U.S. “911” calamity and the recession there was expected to last
for a further one or two years. The Share price further plunged by 42.6% from HK$13.60 prior to the
suspension of trading on 2 August 2002 to the lowest price of HK$7.80 during the 4-day period after
trading resumed on 28th October 2002. Due to the uncertain business environment as stated in the
interim results, the Share price dropped further to the lowest price of HK$5.9 in November 2002. Set out
below are the major events of Oxford during the period from 18th April 2002 to 28 October 2002:

Date of event Particulars

18 April 2002 Proposed open offer to independent qualifying shareholders at a subscription
price of HK$8.0

1 August 2002 The resolution for the open offer had not been approved by the Independent
Shareholders at the extraordinary general meeting of the Company

2 August 2002 Trading of the Shares was suspended at the direction of the Stock Exchange
pending arrangements to be made by the Company to increase the Company’s
public float and a concrete proposal to be submitted by the Company to
further increase its public float as the Company’s proposed open offer was
not approved on 1 August 2002.

3 September 2002 Appointment of Mr. Seto Chak Wah, Michael as an executive Director and
Messrs. Clive William Oxley and Lai Man Leung as non-executive Directors
of the Company.

9 October 2002 1. The Company was in preliminary negotiations with a potential joint
venture partner to jointly develop/redevelop some or all of the
Company’s properties in Guam.

2. Mr. Seto Chak Wah, Michael was appointed chairman of the Company.

3. An independent accounting firm was appointed to assist a special
committee comprising Messrs Seto Chak Wah, Michael, Clive William
Oxley and Lai Man Leung to deal with, among others, issues raised
in a report dated 25 April 2001 regarding an inspection made under
section 33 of the Securities (Disclosure of Interests) Ordinance.
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25 October 2002 Announcement was made by the Company that trading of the Shares would
be resumed on 28 October 2002 subject to certain conditions and that the
following arrangements had been made:

1. MADC had sold 90,000 Shares to an independent third party at
HK$6.00 per Share;

2. MADC signed an agreement with a securities house to sell 443,400
Shares to independent third parties through the facilities of the Stock
Exchange at the then prevailing market price once the Shares resumed
trading; and

3. Two other shareholders signed agreements with a securities house to
dispose of 12,113,882 Shares in aggregate through the facilities of
the Stock Exchange on a best efforts basis at the then prevailing
market price to independent third parties.

28 October 2002 1. Interim results for the six months ended 31 July 2002 was published.
2. Trading of the Shares resumed.

The Company also made announcements on 19 November 2002, 20 November 2002, 19
December 2002 and 20 December 2002 in respect of exceptional price and turnover movements
but no further discloseable events of the Company were announced. During those two months, the
Share price continued its downward trend but gradually recovered thereafter.

In assessing the fairness and reasonableness of the Offer Price, we consider the Share price
performance within the 6 month period preceding the Pre-Announcement Date would be most
relevant as that would have reflected the latest corporate developments and financial position of
the Company, including notably the alleged lack of public float, which we understand the Company
has denied rigorously, to meet the requirements of the Listing Rules in order for the Company to
maintain its listing status. Therefore, as the Offer Price is at a premium to the prevailing market
prices of the Shares for most of the 6 month period preceding the Pre-Announcement Date, we are
of the view that the Offer Price is fair and reasonable.

The Share price showed a considerable increase of approximately 48.9% to HK$14.0 on 8th
September 2003, which was likely to be caused by the announcement of the Cancellation Price of
HK$15.00. During the Second Review Period, price of the Shares ranged from HK$13.00 to
HK$14.00, representing a premium of 44.4% and 55.6% over the Offer Price respectively. As at
the Latest Practicable Date, the closing price was HK$13.6, representing a premium of 51.1% over
the Offer Price. In our opinion, the recent rise reflects the terms of the Scheme Proposal.
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6. Trading volume

The following table sets out the total number of Shares traded per month and the percentage of the
monthly trading volume to the issued share capital of the Company for the First Review Period and the
Second Review Period:

Monthly Monthly

trading volume trading volume
of Shares to issued Shares

First Review Period

April 2002 11,080 0.016%
May 2002 36,018 0.053%
June 2002 14,308 0.021%
July 2002 10,012 0.015%
August 2002 (trading suspended from 2 August) - n/a
September 2002 (trading suspended) - n/a
October 2002 (trading suspended until 27th October) 562,200 0.830%
November 2002 194,000 0.286%
December 2002 238,000 0.351%
January 2003 44,000 0.065%
February 2003 68,000 0.100%
March 2003 28,000 0.041%

Second Review Period

April 2003 (trading suspended) - n/a
May 2003 (trading suspended) - n/a
June 2003 (trading suspended) - n/a
July 2003 (trading suspended) - n/a
August 2003 (trading suspended) - n/a
September 2003 (trading suspended until 7th September) 128,814 0.190%

The monthly trading volume of the Shares during the First Review Period was very thin, with the
highest monthly trading volume recorded in October 2002, representing approximately 0.830% of the
issued share capital of the Company. The trading volume during the period from 28 October 2002 to 31
December 2002 was significantly higher than other periods of the year, which could possibly have been
triggered by the disposal of Shares pursuant to the agreements as mentioned in the Company’s
announcement dated 25 October 2002 for the purposes of increasing the level of public float. The
turnover dropped substantially from January 2003 onwards until the trading of the Shares was suspended
on 1 April 2003. Trading of the Shares resumed on 8 September 2003. During the Second Review Period,
trading of Shares was illiquid and the average daily trading volume of the Shares (calculated on the basis
of the actual trading days) remained at 8,051 Shares which represents approximately 0.012% of the
issued share capital of the Company.

Based on the trading volume over the last year as a whole and the Second Review Period, we
consider that the trading of the Shares is very illiquid. In fact, it is expressly stated on page 12 of the
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Offer Document under the paragraph headed “Reasons for the making of the Offer and the Scheme
Proposal” that Smart Extra is aware of the complaints which have been made from time to time by
certain Shareholders in respect of, amongst others, the comparatively thin liquidity of the Shares. Oxford,
at the request of the Stock Exchange, has made a number of attempts and/or arrangements with a view to
improving the public float of the Shares in an orderly manner. In that connection, reference is made to
our discussion on Share price performance concerning several major events of the Company during the
month of October in 2002 appearing on pages 52 and 53 of this Composite Document. However,
notwithstanding the fact that implementation of the said arrangements had been on a daily and continuous
basis from 25 October 2002 to the close of business on the Pre-Announcement Date, trading of the
Shares continued to be thin. As advised by the Directors, a total of 166,000 shares had been disposed of
by MADC and another shareholder prior to the suspension of trading on 1 April 2003 pursuant to the
disposal arrangements mentioned in the announcement of the Company dated 25 October 2002. In these
circumstances, Smart Extra was and still is of the view that it would be beneficial to Shareholders to
have an opportunity to realise their investment in Oxford by extending the Offer to the Independent
Shareholders and requesting Oxford to put forward the Scheme Proposal to the Scheme Shareholders,
with the intention to privatise Oxford.

In our view, the normal level of liquidity would not be sufficient for the Independent Shareholders
to sell significant numbers of their Shares in the market without causing any downward pressure on the
market price of the Shares. We concur with the view of the Directors that the Offer represents an
opportunity for the Independent Shareholders to realise their investment in Oxford.

OPINION ON THE TERMS OF THE OFFER
Having considered the terms of the Offer and the following factors in particular:

. the small discount of the Offer Price to the net tangible assets value per Share as compared
to the Comparable Offers;

. the thin trading volume of the Shares; and

. the uncertainty as to the Group’s business prospects under the current economic conditions
in Hong Kong and Guam where the Group’s investment properties are situated,

despite the fact that the Offer Price represents a discount of 33.8% to the closing price of HK$13.6 per
Share as at the Latest Practicable Date, which was likely to be caused by the announcement of the
Cancellation Price of HK$15.00 as aforementioned, we are of the view that the terms of the Offer are fair
and reasonable in so far as the Independent Shareholders are concerned and the Offer does offer the
Independent Shareholders an opportunity to realise their investments in the Company. However, the
Independent Shareholders are urged to read in detail the terms of the Scheme Proposal in this Composite
Document, before making any decision on whether or not to accept the Offer.

The Independent Shareholders are reminded that, as stated in the Letter from the Board on page 11

of the Composite Document, by validly accepting the Offer, Qualifying Shareholders will be obliged and
bound to sell their Shares at the Offer price of HK$9.00 per Share together with all rights attached,
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accrued and accruing to them, including but without limitation the right to receive all dividends and
distributions declared, made or paid on or after the Announcement Date, free from all liens, charges and/
or encumbrances, legal or otherwise. In other words, the Qualifying Shareholders will have transferred
their rights to claim and to receive such unclaimed dividends, if any, to Smart Extra by validly accepting
the Offer.

BACKGROUND INFORMATION OF THE SCHEME

According to Section 168 of, and the Ninth Schedule to, the Companies Ordinance, Smart Extra
has, during the period of 4 months beginning on the date of the Offer, the liberty to acquire not less than
90% in value of the Shares for which the Offer is made, by virtue of acceptances of the Offer or
otherwise, and Smart Extra shall be legally entitled to avail itself of the compulsory acquisition provisions
under Section 168 of, and the Ninth Schedule to, the Companies Ordinance whereupon Smart Extra may,
if it so wishes at its sole and absolute discretion not later than 5 months after the date of the Offer, give
notice in the form and in the manner as statutorily specified and/or prescribed, to the holders of any
Shares to which the Offer relates which Smart Extra has not acquired, that it desires to acquire those
Shares and thereupon Smart Extra shall be legally entitled as well as bound to acquire those Shares on
the terms of the Offer.

In this regard, up to 16 June 2003, Smart Extra has received letters of irrevocable undertaking all
dated 21 May 2003 from 16 Disinterested Shareholders holding approximately 3,866,040 Shares, in
aggregate, representing approximately 5.71% of the issued share capital of Oxford or approximately
56.41% of the Disinterested Shares, whereby each and every one of them has confirmed on an irrevocable
basis that they will not accept the Offer in respect of any of the Shares held by them on the terms and
conditions as outlined above. Furthermore, notices of intention were also given by these Disinterested
Shareholders that they would support the Scheme Proposal by voting in favour of the Scheme both at the
Court Meeting and the EGM. Accordingly, Smart Extra has anticipated that it will not be able to qualify
itself to avail itself of the compulsory acquisition provisions under section 168 as described above.

On 6 May 2003, Smart Extra initiated a request to Oxford to put forward a proposal to Shareholders
in respect of the privatisation of Oxford by way of a scheme of arrangement under Section 166 of the
Companies Ordinance involving, inter alia, cancellation of all the Scheme Shares. Subject to the terms of
the Scheme, holders of Scheme Shares will receive:

For each Scheme Share ......... .. ... . .. . . . . . . . . . HK$15.00 in cash
Based on the information provided by Smart Extra, a total of 49,834 Shares have been tendered for
acceptance under the Offer up to the Latest Practicable Date. Taking into account the above information

and the 60,406,962 Shares held by Smart Extra, the Scheme Shareholders were interested in 7,303,204
Shares as at the Latest Practicable Date.

Details of the terms and conditions of the Scheme Proposal are set out on page 13 to page 27 of
the Composite Document.
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PRINCIPAL FACTORS CONSIDERED IN RELATION TO THE SCHEME

In arriving at our advice with respect to the terms of the Scheme Proposal, we have taken into
account the following principal factors:

1. Property market outlook, financial performance and future prospects of the Group

Discussions in relation to the property market outlook, financial performance and future prospects
of the Group have been set out in the paragraphs headed “Property market outlook”, “Financial performance
of the Group” and “Future prospects of the Group” under the section headed “Principal factors considered
in relation to the Offer”.

2. Net tangible assets value of the Group

As mentioned in the paragraph headed “Net tangible assets value of the Group” under the section
headed “Principal factors considered in relation to the Offer” of this letter, the proforma adjusted net
tangible assets value of the Group as at 31 January 2003, after taken into account revaluation adjustment,
would have been approximately HK$778.7 million, which represents an unaudited adjusted net tangible
assets value per Share of approximately HK$11.49 as at 31 January 2003.

The Cancellation Price represents a 31.58% premium over the audited consolidated net tangible
assets value per Share of approximately HK$11.40 as at 31 January 2003 and 30.55% premium over the
unaudited adjusted net tangible assets per Share of approximately HK$11.49 as at 31 January 2003.

In assessing the reasonableness of the Cancellation Price relative to the net tangible assets value
per Share, we referred to the Comparable Offers which have been set out in the paragraph headed “Net
tangible assets value of the Group” under the section headed “Principal factors considered in relation to
the Offer”. The arithmetic average of Comparable Offers is set out on page 49 of the Composite Document:

Premium/(Discount)
of offer price/
Net tangible cancellation price to

Cancellation assets value net tangible assets
price per share value per share
(HKS$) (HKS$)
The Scheme 15.00 11.40 (Note 1) 31.58%
15.00 11.49 (Note 2) 30.55%

Note 1:  Audited consolidated net tangible assets value per Share as at 31 January 2003

Note 2:  Unaudited adjusted net tangible assets per Share as at 31 January 2003

All Comparable Offers show a range from a premium of 65.41% to a discount of 78.08% and an
average discount of 36.70% to the net tangible assets value per share. Although such Comparable Offers
were carried out under different economic environments, we consider that the 31.58% premium of the
Cancellation Price over the audited consolidated net tangible assets value per Share as at 31 January
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2003 and 30.55% premium over the unaudited adjusted net tangible assets value per Share as at 31
January 2003 to be acceptable as compared to the range of premium/discount and the average referred to
in the table on page 49 of the Composite Document. Hence, we are of the view that the Cancellation
Price is fair and reasonable in so far as the Independent Shareholders are concerned.

3. Share price performance

The table of the monthly highest and lowest trading prices of the Shares and the monthly average
closing prices of the Shares for the First Review Period and the Second Review Period has been shown in
the paragraph headed “Share price performance” under the section headed “Principal factors considered
in relation to the Offer”.

The highest and lowest trading prices per Share during the First Review Period were HK$23.9 (on
19 April 2002) and HK$5.9 (on both 20 and 21 November 2002) respectively. The Cancellation Price of
HK$15.00 per Share represents a discount of approximately 37.2% to such highest trading price per
Share and a premium of approximately 154.2% over such lowest trading price per Share.

The Cancellation Price of HK$15.00 per Scheme Share also represents:

. a premium of approximately 59.57% over the closing price per Share of HK$9.40 on the
Stock Exchange on the Pre-Announcement Date;

. a premium of approximately 68.35% over the average closing price per Share of HK$8.91
for the 1-month period prior to and including the Pre-Announcement Date;

. a premium of approximately 188.97% over the average closing price of approximately
HK$7.98 per Share for the 6-month period prior to and including the Pre-Announcement
Date;

. a premium of approximately 142.18% over the average closing price of approximately
HK$10.55 per Share for the 12-month period prior to and including the Pre-Announcement
Date; and

. a premium of approximately 10.29% over the closing price of HK$13.60 per Share on the
Latest Practicable Date.

Discussion in relation to the trend of the Share price has been set out in the paragraph headed
“Share price performance” under the section headed “Principal factors considered in relation to the
Offer”.

In view of the premia of the Cancellation Price to all the average closing prices of the Shares for

the dates and periods stated above, we are of the view that the Cancellation Price is fair and reasonable in
so far as the Independent Shareholders are concerned.
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4. Trading volume

Discussion in relation to the trading volume of the Company has been set out in the paragraph
headed “Trading volume” under the section headed ‘Principal factors considered in relation to the Offer’.

5. Conditions of the Scheme Proposal

The Scheme Proposal will become effective and binding on Oxford and all Shareholders subject to
the following conditions:

1) the approval of the Scheme by a majority in number of the Independent Shareholders
present and voting (either in person or by proxy) at the Court Meeting(s) representing not
less than three-fourths in value of the Shares that are voted by the Independent Shareholders
(either in person or by proxy) at the Court Meeting, provided that the Scheme is not
disapproved by Independent Shareholders at the Court Meeting holding more than 10% in
value of all the Shares held by the Independent Shareholders, in each case by way of poll;

(i)  the approval of the Scheme by the passing of a special resolution (by way of poll) by
Shareholders present and voting (either in person or by proxy) at the EGM;

(ii1)  the sanction of the Scheme by the High Court of Hong Kong (with or without modification)
and an office copy of the Court Order minutes containing the particulars required by section
166 of the Companies Ordinance are delivered to, and registered by, the Registrar of
Companies in Hong Kong;

(iv)  all necessary authorisations, registrations, filings, rulings, consents, permissions and approvals
in connection with the Scheme Proposal having been obtained or made from, with or by (as
the case may be) the relevant authorities, in Hong Kong and/or any other relevant
jurisdictions;

(v)  all necessary authorisations, registrations, filings, rulings, consents, permissions and approvals
in connection with the Scheme Proposal remaining in full force and effect without variation,
and all necessary statutory or regulatory obligations in all relevant jurisdictions having been
complied with and no requirement having been imposed by any relevant authorities which is
not expressly provided for, or is in addition to requirements expressly provided for, in
relevant laws, rules, regulations or codes in connection with the Scheme Proposal or any
matters, documents (including circulars) or things relating thereto, in each aforesaid case up
to and at the time when the Scheme becomes effective; and

(vi) all bank and other necessary consents which may be required under any existing contractual
obligations of Oxford being obtained.

The formulation of the Scheme will be finalized until after the Offer is closed. The
Independent Shareholders should note that any Independent Shareholder who has accepted
the Offer will not be entitled to attend and/or vote at any of the Court Meeting(s) and the
EGM in relation to the Scheme Proposal and he/she will not be eligible to take or receive any
payment to be paid or made under the Scheme.
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Smart Extra has reserved the right, if thought fit and proper in its sole and absolute discretion,
to waive or cause to be waived any or all of the conditions set out in (iv) to (vi) above but the
conditions set out in (i) to (iii) above cannot be waived in any event. All of the above conditions
will have to be satisfied or waived on or before a date to be determined by Smart Extra and Oxford
(a further announcement will be made in respect thereof), otherwise the Scheme Proposal will
lapse. Therefore, the Independent Shareholders should note that unless all the conditions of the
Scheme Proposal are fulfilled (or otherwise waived at the option of Smart Extra), the Scheme
Proposal will lapse whereupon the Scheme Proposal will become null and void ab initio and
Independent Shareholders shall have no recourse whatsoever or howsoever to Smart Extra and/or
the Company and/or any of its and/or their respective agents and/or servants.

OPINION ON THE TERMS OF THE SCHEME
Having considered the terms of the Scheme and the following factors in particular:

. the premium of the Cancellation Price to the net tangible assets value per Share as compared
to the Comparable Offers;

. the thin trading volume of the Shares; and

. the uncertainty as to the Group’s business prospects under the current economic condition in
Hong Kong and Guam where the Group’s investment properties are situated,

we are of the view that the terms of the Scheme are fair and reasonable in so far as the Independent
Shareholders are concerned and the Scheme does offer the Independent Shareholders an opportunity to
realise their investments in the Company at a price that represents a premium to the market prices for the
past few months.

As to those Independent Shareholders who have failed and/or neglected to claim dividends which
had been declared, they are hereby reminded that, according to the terms of the Scheme Proposal, such
Qualifying Shareholders will have forfeited their rights to claim and/or receive such unclaimed dividends
by the time when the Scheme becomes effective.

RECOMMENDATIONS ON THE OFFER AND THE SCHEME

In conclusion, having considered the terms of the Offer and the Scheme, we are of the view that
the terms of each of the Offer and the Scheme are fair and reasonable in so far as the Independent
Shareholders are concerned and each of the Offer and the Scheme does offer the Independent Shareholders
an opportunity to realise their investments in the Company at a price that represents a premium to the
market prices for the past few months.

However, having taken into consideration the fact that the Cancellation Price represents a premium
of 66.67% over the Offer Price, we recommend the Independent Board Committee to recommend the
Independent Shareholders not to accept the Offer but to vote in favour of the Scheme at the Court
Meeting(s) and the EGM such that the Independent Shareholders will be entitled to receive the Cancellation
Price. However, the Independent Shareholders should be mindful of the fact that the Offer is an
unconditional one while the Scheme will only become effective and binding upon the fulfillment of
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certain conditions. In this connection, the Independent Shareholders are strongly advised to read the
terms of the Scheme Proposal in its entirety, in particular, the conditions of the Scheme Proposal.
We have to reiterate to the Independent Shareholders that the Scheme Proposal may or may not be
approved at the Court Meeting or the EGM and may lapse, whereupon the Scheme Proposal will
become null and void ab initio and Shareholders shall have no recourse whatsoever or howsoever to
Smart Extra and/or the Company and/or any of its and/or their respective agents and/or servants.
Moreover, based on the information made available to us, no timetable has yet been set down for
completing the Scheme.

We would stress that the thin liquidity of Shares has been the main reason for making the Scheme
Proposal and the Offer so that Shareholders may be provided with an opportunity to realise their investment
in the Company. Having regard to the 7,303,204 Shares (representing 10.77% of the Shares in issue) held
by Qualifying Shareholders as at the Latest Practicable Date, the Independent Shareholders who choose
neither to accept the Offer nor to participate in the Scheme by voting against the Scheme Proposal will
be left with an extremely illiquid investment following the close of the Offer, if the Scheme shall lapse or
fail or otherwise not be proceeded with and that the Stock Exchange has stated that it may, in that
circumstance, suspend the trading of the Shares on the Stock Exchange altogether pending the making
and implementation of viable arrangements so that a sufficient level of public float will have been
attained.

In summary, the Offer provides the Independent Shareholders with an opportunity to realise some
or all of their investments in the Company at a fair and reasonable price of HK$9.00 per Share. However,
the Independent Shareholders would do much better by voting in favour of the Scheme and such that the
Independent Shareholders receive the Cancellation Price of HK$15.00 per Share which represents a
premium over the prevailing market price of around HK$13.60 per Share. For those who are concerned
about the long timetable and the fulfilment of conditions of the Scheme Proposal, it is advisable for them
to take advantage of the current market conditions for the Shares and to dispose as much of their
investments in the Company as they could at a price above the Offer Price of HK$9.00 in the market as
the current market price of the Shares is unlikely to be sustained should the Scheme Proposal fail to be
approved and implemented.

In the event that Smart Extra fails to privatise the Company for whatsoever and howsoever reasons,
there will be insufficient public float in the Shares as required under Rule 8.08 of the Listing Rules. In
the light of the fact that Smart Extra is now already holding approximately 89.23% of the equity share
capital of the Company, the Stock Exchange has stated that it may, upon failure of Smart Extra to
privatise the Company, suspend the trading of the Shares on the Stock Exchange until after viable
arrangements are made and implemented so that a sufficient level of public float will have been attained.

We are independent of Smart Extra and MADC. However, notwithstanding that MADC is presumed
to be acting in concert with Smart Extra, MADC may take into account our advice to the Independent
Board Committee in its consideration in relation to the Offer and the Scheme Proposal in the same way
as to all Independent Shareholders as set out above.

Yours faithfully,
For and on behalf of
Shenyin Wanguo Capital (H.K.) Limited
Simon Lee

Director, Head of Corporate Finance
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OXFORD PROPERTIES & FINANCE LIMITED
BRMESHARAD T

(incorporated in Hong Kong with limited liability)

29 March 2004
To the Independent Shareholders

Dear Sir or Madam,

UNCONDITIONAL CASH OFFER
by
BARON CAPITAL LIMITED

and
KIM ENG SECURITIES (HONG KONG) LIMITED
on behalf of
SMART EXTRA HOLDINGS LIMITED
TO ACQUIRE ALL THE ISSUED SHARES IN OXFORD,
other than those already owned by Smart Extra
AND THE INTENDED PRIVATISATION OF OXFORD
by
SMART EXTRA
BY WAY OF A SCHEME OF ARRANGEMENT
Under Section 166 of the Companies Ordinance

We refer to (a) the Composite Document issued by the Company and dated 3 October 2003 (the
“Composite Document”) and (b) our letter to the Independent Shareholders (the “IBC Letter”) together
with the letter from Shenyin Wanguo (the “IFA letter”), both dated 3 October 2003 and both of which
formed part of the Composite Document. For easy reference, the IBC Letter and the IFA Letter have been
reproduced verbatim respectively in Appendix III and Appendix IV to the Explanatory Circular.

Unless the context otherwise requires, capitalised terms used in this letter shall have the same
meaning ascribed to them in the Composite Document.

In the IBC Letter, the Independent Board Committee, inter alia, (a) agreed with Shenyin Wanguo
that the Cancellation Price of HK$15.00 was fair and reasonable and (b) that the pre-conditions imposed
by Smart Extra on the Scheme Proposal (as set out at pages 17 to 21 of the Composite Document) were

fair and reasonable in all the circumstances.

We have, since the issue of the Composite Document, received and reviewed another letter of
advice from Shenyin Wanguo dated 29 March 2004 (the “Supplemental IFA Letter”). By the Supplemental
IFA Letter, Shenyin Wanguo has informed the Independent Board Committee that it still maintains the
view that the terms of the Scheme are fair and reasonable in so far as the Independent Shareholders are
concerned. By the said Supplemental IFA Letter, Shenyin Wanguo has also confirmed that in reaching its
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view as aforesaid it has taken into account, inter alia, the changes in the economy and property market of
both Hong Kong and Guam, USA since the publication of the interim results of the Group for the six
month period ended 31 July 2003. The Supplemental IFA Letter is reproduced verbatim in Appendix VI
to the Explanatory Circular.

This letter is supplemental to the IBC Letter and sets out its view of the Independent Board
Committee as to whether there has been any change in opinion on the Independent Board Committee’s
part on the fairness and reasonableness of the terms of the Scheme by reason of the changes in the
economy of both Hong Kong and Guam, USA since the issue of the IBC Letter.

The Independent Board Committee, having considered the Supplemental IFA Letter, has come to
the conclusion that notwithstanding the occurrence of the various events referred to in the Supplemental
IFA Letter, the Independent Board Committee sees no reason to change its view as expressed in the IBC
Letter, i.e. that: (a) the Cancellation Price of HK$15.00 is fair and reasonable; and (b) the terms of the
Scheme are fair and reasonable in so far as the Independent Shareholders are concerned.

Accordingly, the Independent Board Committee reiterates its advice to those Shareholders who opt
to support the Scheme Proposal that they should consider taking a pro-active stance in this matter by (a)
attending all meetings summoned by the Court, and the EGM; and (b) voting their Shares at these
meetings in favour and support of the Scheme Proposal.

Yours faithfully,
for and on behalf of
the Independent Board Committee

Clive William Oxley

Alfred Cheung Tze Fat Lai Man Leung Lau Hak Lap
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The following is the text of a supplemental letter received from the Independent Financial Adviser
setting out its opinion to the Independent Board Committee in respect of the Scheme for inclusion in this
Explanatory Circular.

Shenyin Wanguo Capital (H.K.) Limited
28th Floor, Citibank Tower
Citibank Plaza
3 Garden Road
Hong Kong

The Independent Board Committee
Oxford Properties & Finance Limited
1601 Wing On Centre
111 Connaught Road
Central
Hong Kong
29 March, 2004

Dear Sirs,

OXFORD PROPERTIES & FINANCE LIMITED
SCHEME PROPOSAL

We make reference to the Composite Document issued by Oxford on 3 October 2003 regarding the
mandatory unconditional cash offer and intended privatization by way of a scheme of arrangement and
our letter to the Independent Board Committee (the “IFA Letter”) dated 3 October 2003 regarding the
fairness and reasonableness thereof, which formed part of the Composite Document and has been
reproduced in Appendix IV to the Explanatory Circular. Unless the context otherwise requires, capitalised
terms used in this letter shall have the same meaning ascribed to them in the Composite Document.

In the IFA Letter, we considered the terms of the Scheme to be fair and reasonable in so far as the
Independent Shareholders are concerned. The Scheme Proposal will become effective and binding on
Oxford and all Shareholders subject to, inter alia, the approval by a majority in number of the Independent
Shareholders present and voting (either in person or by proxy) at the Court Meeting(s). This letter is
supplemental to the IFA letter and is to state whether there has been any change of opinion on our part on
the fairness and reasonableness of the terms of the Scheme since the issue of the IFA letter. It should be
noted that the opinion set out below is expressed on the same basis as that stated in the paragraph headed
“Basis of our opinion” in the IFA Letter, as if all references to the Composite Document were taken as
references to the Explanatory Circular.

- 135 -



APPENDIX VI LETTER FROM SHENYIN WANGUO
DATED 29 MARCH 2004

In this respect, we have noted the followings since the issue of the Composite Document and the
IFA letter:

. There appears to be a turnaround in the overall economy and the property market in Hong
Kong, where the Group’s investment properties are situated, contributing a positive impact
to the business environment of the Group;

. There appears to be a rebound in the property market in Guam as building permits issued by
the relevant authority increased in 2003, notwithstanding the overall economy remained
sluggish as the number of tourists to Guam kept decreasing in 2003;

. Trading of the Shares has remained thin and illiquid after the issue of the Composite
Document;
. The unaudited consolidated net asset value per share of the Company as at 31 July 2003, as

announced in its published interim results, was approximately HK$10.29;

. The Directors confirmed that the Group has no material change in respect of its business
operation and financial condition and has not made any acquisition in respect of real property
locally or elsewhere and/or disposal of any of its properties since the publication of the
interim results as at 31 July 2003;

. Based on the valuation reports prepared by the independent valuers, DTZ and Micronesian,
as at 31 January 2004, a revaluation surplus of approximately HK$115.1 million on the
Group’s properties, after adjustment for the Group’s attributable interest and taxation, has
arisen;

. As referred to in Appendix I to the Explanatory Circular, the pro-forma adjusted unaudited
net asset value per share of the Company, based on the unaudited consolidated net asset
value of the Company as at 31 January 2003 and adjusted for the net profit for the six
months ended 31 July 2003 of approximately HK$12.5 million and the above-mentioned
revaluation surplus of approximately HK$115.1 million as at 31 January 2004, is
approximately HK$13.24;

. The premium of the Cancellation Price of HK$15.00 over the pro-forma adjusted unaudited
net asset value per share of the Company of approximately HK$13.24 of 13.29%, looks
favourable when compared to the range of discount of the market price of share from 39%
to 74% to the net asset value per share at which comparable property companies have been
trading recently through the facilities of the Hong Kong Stock Exchange; and

. The premium of the Cancellation Price of HK$15.00 over the average closing price of the

Company for the 30 trading days prior to and including the Latest Practicable Date of
approximately HK$13.84 is 8.38%.
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After taking into consideration of the above, we maintain our view that the terms of the Scheme
are fair and reasonable in so far as the Independent Shareholders are concerned.

Yours faithfully,
For and on behalf of
Shenyin Wanguo Capital (H.K.) Limited
Simon Lee
Director, Head of Corporate Finance
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The following are the particulars of the Trust Deed dated 24 March 2004 made between Smart
Extra and the Trustee, a copy of which is available for inspection at the registered office of the Trustee at
Level 13, 1 Queen’s Road, Central, Hong Kong for a period of 12 years from the Effective Date.

1. The Trustee

The Trustee is HSBC Trustee (Hong Kong) Limited.

2. Trust Assets

The trust will come into effect upon Smart Extra effecting payments to the Trustee, in accordance
with the Scheme, of the aggregate amount of the cash payments (the “Original Payments™) due as
consideration for the cancellation of the Scheme Shares held by holders of Scheme Shares who are
untraceable (as defined in the Scheme) as at the Record Date. The term “Trust Assets” includes the
Original Payments and any securities, cash or property which may be received by the Trustee with
respect to or derived from or upon investment of the Original Payments or any part of thereof.

3. Payment of the Trust Assets

The Trustee will effect payments out of the Trust Assets to persons entitled in accordance with
clause 3(a) of the Scheme (the “Outstanding Owners”) who make application for the Original payments
in accordance with the terms of the Trust Deed. For this purpose, each Outstanding Owner will be
required to deliver to the Trustee an appropriate form of application accompanied by the certificates for
his Scheme Shares or other supporting documents. The Trustee will be required to pay to the Outstanding
Owner the Original Payments or other Trust Assets to which he is entitled within 60 days of his application
being accepted. If within 42 days of receipt of such supporting documents, the Trustee has not for any
reason accepted an application, the Trustee will be required to notify the applicant of that fact. Payments
of the Trust Assets effected under the Trust Deed will be at the risk of the applicant.

4. Lost or stolen Scheme Share certificates

The Trustee has power to effect payments out of the Trust Assets to the Outstanding Owners
whose Scheme Shares Certificates have been lost or destroyed if directed by Smart Extra to do so. Smart
Extra may make such a direction if the loss or destruction is proved to its satisfaction.

5. Trustee Responsibilities

As from the Effective Date, the Original Payments which remain unclaimed or any part thereof
may be invested by the Trustee in accordance with the terms of the Trust Deed in short term securities
including debt obligations, certificates of deposit and bank deposits until the expiry of 12 years after the
Effective Date during which period all persons entitled thereto may claim such monies from the Trustee
including interest less any costs, tax or other deductions required by law and expenses.
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6. Transfer of Trust Assets to Smart Extra

On the twelfth anniversary of the Effective Date, the entitlement of the Outstanding Owners
towards the Trust Assets will cease, and the remaining Trust Assets will be transferred to Smart Extra or
to its order.

7. Powers of Trustee with respect to investment of Trust Assets

Save as mentioned in the Trust Deed, the Trustee is required to invest all cash which may at any
time be included in the Trust Assets (except cash required for current operating expenses) in: (i) debt
obligations of the Government of Hong Kong or Hong Kong dollar certificates of deposit issued by, or
Hong Kong dollar deposits with, any specified bank, in each case due not more than 12 months from the
date of purchase; or (ii) any debt obligations of, or, certificates of deposit denominated in Hong Kong
dollars issued by any government, state, regional or local authority of an OECD country or of any
international or quasi-governmental body, as agreed between the Trustee and Smart Extra, in each case
due not more than 12 months from the date of purchase.

8. Expenses of the Trust

The remuneration of the Trustee and its expenses will be a charge against the Trust Assets but
Smart Extra will remain liable therefor in certain circumstances mentioned in the Trust Deed.

9. Successor trustees

The Trustee may retire upon three months’ written notice to Smart Extra and may be removed by
Smart Extra upon three months’ written notice to the Trustee to expire on or after the first anniversary of
the Effective Date or on notice given at any time in the event of any material breach by the Trustee of its
duties under the Trust Deed such that the interests of the Outstanding Owners would be materially
prejudiced thereby. The power to appoint a new Trustee is vested in Smart Extra although, in certain
circumstances, the retiring Trustee may exercise the power. The Trustee also has power, in certain
circumstances, to appoint a person as a separate trustee.

10. Liability and indemnity of Trustee

The Trust Deed contains certain provisions relieving the Trustee and its agents from liability in the
performance and execution of the trusts, powers, authorities and discretions vested in it under the Trust
Deed. The Trust Deed also contains an indemnity from Smart Extra in favour of the Trustee and its
agents against liabilities and expenses incurred in respect of such matters.
11. Amendment of Trust Deed

Smart Extra may concur with the Trustee in making any variation to the provisions of the Trust

Deed which the Trustee determines it shall be expedient to make, provided that the Trustee is satisfied
that such variations will not be materially prejudicial to the interests of the Outstanding Owners.
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12. Publication of notices

Smart Extra has agreed to publish notices semi-annually during the first six years following the
Effective Date and annually during the next succeeding six year period, advising the Outstanding Owners
of their right to claim a portion of the Trust Assets. The notices provided for in the Trust Deed are to be
published in one English language daily newspaper and one Chinese language daily newspaper circulating
in Hong Kong, or such other newspapers as the Trustee may agree.

13. Governing law
The Trust Deed is governed by and construed in accordance with the laws of Hong Kong and

Smart Extra will submit to the non-exclusive jurisdiction of the courts of Hong Kong for all purposes of
the Trust Deed.
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NOTICE OF COURT MEETING

HCMP NO. 5522/2003

IN THE HIGH COURT OF THE
HONG KONG SPECIAL ADMINISTRATIVE REGION
COURT OF FIRST INSTANCE
MISCELLANEOUS PROCEEDINGS NO. 5522 OF 2003

In the Matter
of
Oxford Properties & Finance Limited (‘the Company”)

and

In the Matter
of
Section 166 of the Companies Ordinance
Chapter 32 of the Laws of
the Hong Kong Special Administrative Region

NOTICE OF MEETING

NOTICE IS HEREBY GIVEN that by Order made by the Honourable Mr. Justice Barma dated 11
March 2004, the Learned Judge directed that the Company do convene separate Meetings to be held in
Hong Kong for the following classes of holders of ordinary shares of HK$1 each (“Share”) in the issued
and paid up capital of the Company for the purpose of considering and, if thought fit, approving (with or
without modification) a Scheme of Arrangement in terms as initialled by the Honourable Mr. Justice
Barma (“the said Scheme”) between the Company, Smart Extra Holdings Limited (“Smart Extra”) and all
other holders of Shares in the Company. The classes of holders are:

(I)  Class A comprising of Mr. James Smith Lee (“Mr. James Lee”) and Modern Aspac
Development Company Limited (“MADC”) and

(2)  Class B comprising of all holders of Shares in the Company other than Smart Extra, Precise
Dragon Developments Limited, Mr. James Lee and MADC.

NOTICE IS HEREBY FURTHER GIVEN THAT
(1) A meeting for the Class A holders will be held on Wednesday, 28 April 2004 at 9:30 a.m. at
Room 604, 6th Floor, Jubilee Centre, 18 Fenwick Street, Wanchai, Hong Kong to consider

and if thought fit to pass a resolution in these terms:

“That the Class A holders do approve the said Scheme”.
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(2) A meeting for the Class B holders will be held on Wednesday, 28 April 2004 at 11:00 a.m. at
Room 604, 6th Floor, Jubilee Centre, 18 Fenwick Street, Wanchai, Hong Kong to consider
and if thought fit to pass a resolution in these terms:

“That the Class B holders do approve the said Scheme”.

A copy of the Scheme of Arrangement and a copy of the Explanatory Statement required to be
furnished pursuant to Section 166A of the above-mentioned Ordinance are enclosed herewith.

The afore-mentioned holders of the ordinary shares of HK$1 each in the capital of the Company
may vote in person at such of the said Meeting(s) as they are entitled to attend or they may appoint
another person whether a member of the Company or not as their proxy to attend and vote in their stead.

A form of proxy applicable for the Meeting(s) of the different classes or such of those which they
are entitled to attend is enclosed herewith.

It is requested that forms appointing proxies be lodged with the Registrar of the Company at the
registered office of the Company situate at 1601 Wing On Centre, 111 Connaught Road, Central, Hong
Kong not less than 48 hours before the time appointed for the said Meeting(s), but if forms are not so
lodged they may be handed to the Chairman at the Meeting(s) at which they are to be used.

In the case of joint holders of ordinary shares, the vote of the senior who tenders a vote whether in
person or by proxy will be accepted to the exclusion of the votes of the other joint holders, and for this
purpose seniority will be determined by the order in which the names stand in the register of members of
the Company in respect of the relevant joint holding.

By the said Order the Honourable Mr. Justice Barma further appointed Seto Chak Wah Michael,
or, failing him, Lai Man Leung, or failing him, Clive William Oxley to act as Chairman of each of the
said Meeting(s) and ordered that the said Chairman do report the results of such Meetings respectively to
the Court.

By the said Order the Honourable Mr. Justice Barma further directed that the resolutions put to the
vote at the Meetings shall be decided by poll to be cast in such manner as directed by the Chairman of
the Meetings.

Dated 29 March 2004

Peter K S Chan & Co.
20th Floor,

Tung Hip Commercial Building
244-248 Des Voeux Road Central,
Hong Kong,

Solicitors for the Company
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OXFORD PROPERTIES & FINANCE LIMITED
BRHESRERAR

(incorporated in Hong Kong with limited liability)

NOTICE IS HEREBY GIVEN that an Extraordinary General Meeting of the above-named
Company will be held in Room 604, 6th Floor, Jubilee Centre, 18 Fenwick Street, Wanchai, Hong Kong,
on Wednesday, 28 April at 11:30 a.m. (or as soon immediately after the Meeting(s) of classes of holders
of the ordinary shares of HK$1.00 each in the capital of the Company convened by direction of the High
Court of the Hong Kong Special Administrative Region for the same place and day shall have concluded
or adjourned), for the purpose of considering and, if thought fit, passing the following resolution which
will be proposed as a Special Resolution:

SPECIAL RESOLUTION

“THAT

(A) the Scheme of Arrangement in terms as initialled by the Honourable Mr. Justice Barma and
dated 29 March 2004 (the “Scheme”) between the Company and the holders of Scheme
Shares (as defined in the Scheme) in the form of the copy which has been produced to this
Meeting(s) and, for the purpose of identification, signed by the Chairman hereof, with any
modification thereof or addition thereto or condition as may be approved or imposed by the
Court, be and is hereby approved;

(B)  for the purpose of giving effect to the Scheme, on the Effective Date (as defined in the
Scheme),

(1) the entire issued share capital of the Company, HK$67,760,000.00, be reduced to
HK$60,456,796.00 by the cancellation of the 7,303,204 Scheme Shares;

(ii)  subject to and forthwith upon such reduction of capital taking effect, the entire issued

share capital of the Company be increased to its former amount (i.e.
HK$67,760,000.00) by the creation of 7,303,204 new Shares; and

(iii) on the Effective Date, the Company shall apply the reserve of HK$7,303,204.00
which will arise in its books of account as a result of the aforesaid reduction of
capital in paying up in full at par the 7,303,204 new Shares which shall be allotted to
Smart Extra Holdings Limited or its nominees, credited as fully-paid, and the Board
of Directors of the Company is hereby unconditionally authorised to allot and issue
the same accordingly.
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(C) subject to the Scheme taking effect, the Board of Directors of the Company is hereby
authorised to make application to the Stock Exchange of Hong Kong Limited (hereinafter
called “Stock Exchange”) for withdrawal of the listing of the Company’s Shares on the
Stock Exchange.”

By Order of the Board of
Oxford Properties & Finance Limited
Seto Chak Wah, Michael
Chairman of the Board of Directors

Dated 29 March 2004
Hong Kong

Registered Office:
1601 Wing On Centre
111 Connaught Road
Central

Hong Kong

Notes:

(i) Concerning the Special Resolution in item A and B above, approval is being sought from Members as a statutory
requirement in compliance with Section 166 of the Companies Ordinance, Chapter 32 of the Laws of Hong Kong, and the
Hong Kong Code on Takeovers and Mergers.

(i) Concerning the Special Resolution in item C above, approval is being sought from Members as a requirement in compliance
with Rule 2.2 of the Hong Kong Code on Takeovers and Mergers, and Rule 6.12 of the Rules Governing the Listing of
Securities on The Stock Exchange of Hong Kong Limited.

STATEMENT

A member entitled to attend and vote at the Meeting is entitled to appoint no more than 2
separate proxies to attend and vote on his behalf. A proxy need not be a member of the Company.
All proxies must be lodged with the Company’s registered office at 1601 Wing On Centre, 111
Connaught Road, Central, Hong Kong, not less than 24 hours before the time fixed for the Meeting.
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