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HIGHLIGHTS

» Total properties handed over increased by 64% 808® sg.m.

» Turnover was RMB4,879 million, of which RMB4,133llian was property sales and RMB706 million wastaén
and other related income.

» The decline in recognised property sales was maing/to change in sales mix from different citiesaeell as the
postponement of sales for upgrading Casa LakeVdlgers 3 to 8 at Shanghai Taipinggiao (“The Manantp

super luxurious apartments in terms of handovevigians.

» The ASP across all the projects, however, increbgesirange of 13% to 52% (13% Wuhan Tiandi, 27%n8hai
KIC, 29% Shanghai Taipinggiao and 52% Chonggingdipa

» Increase in fair value of investment properties R&B82,711 million.

> Profit attributable to shareholders increased byt RMB2,809 million.

» Basic earnings per share was RMB0.55.

» The Board of Directors recommended a final dividehtiK$0.05 per share.

» Cash and bank balances stood at RMB6,790 milliod,reet gearing ratio at 44%.

Website: www.shuionland.com



The Board of Directors (the "Board") of Shui On Hahimited (the "Company" or "Shui On Land") is pbea to
announce the audited consolidated results of threpaay and its subsidiaries (collectively the "Grupr the year

ended 31 December 2010 as follows:

CONSOLIDATED INCOME STATEMENT

Year ended Year ended
Notes 31 December 2010 31 December 2009
HK$'million RMB'million HK$'million RMB'million
(Note 2) (Note 2)
Turnover 4 5,611 4,879 7,670 6,758
Cost of sales (3,299) (2,869) (3,665) (3,229)
Gross profit 2,312 2,010 4,005 3,529
Other income 260 226 193 170
Selling and marketing expenses (164) (142) (a71) (151)
General and administrative expenses (645) (561) (616) (543)
Operating profit 5 1,763 1,533 3,411 3,005
Increase in fair value of
investment properties 3,118 2,711 608 536
Gain on disposals of
investment properties 26 23 - -
Gain on acquisition of additional
equity interests in subsidiaries - - 7 6
Share of results of associates 67 58 495 436
Finance costs, net of exchange gain 6 48 42 (101) (89)
Profit before taxation 5,022 4,367 4,420 3,894
Taxation (1,561) (1,357) (1,477) (2,301)
Profit for the year 3,461 3,010 2,943 2,593
Attributable to:
Shareholders of the Company 3,230 2,809 3,034 2,673
Non-controlling interests 231 201 (92) (80)
3,461 3,010 2,943 2,593
Earnings per share
Basic HK$0.63 RMBO0.55 HK$0.63 RMBO0.55
Diluted HK$0.61 RMBO0.53 HK$0.63 RMBO0.55
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CONSOLIDATED STATEMENT OF COMPREHENSIVE INCOME

Year ended Year ended
31 December 2010 31 December 2009
HK$'million RMB'million HK$'million RMB'million
(Note 2) (Note 2)
Profit for the year 3,461 3,010 2,943 2,593
Other comprehensive (expense) income
Exchange difference arising on
translation of foreign operations (5) (4) (21) (29)
Fair value adjustments on interest rate
swaps designated in cash flow hedges (8) @) 51 45
Other comprehensive (expense) income
for the year (13) (11) 30 26
Total comprehensive income
for the year 3,448 2,999 2,973 2,619
Total comprehensive income
attributable to:
Shareholders of the Company 3,217 2,798 3,064 2,699
Non-controlling interests 231 201 (91) (80)
3,448 2,999 2,973 2,619
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CONSOLIDATED STATEMENT OF FINANCIAL POSITION

Non-current assets
Investment properties
Property, plant and equipment
Prepaid lease payments
Interests in associates

Loans to associates

Accounts receivable

Pledged bank deposits
Deferred tax assets

Current assets

Properties under development for sale

Properties held for sale

Accounts receivable, deposits and prepayments

Loans receivable

Amounts due from associates

Amounts due from related companies

Amounts due from non-controlling shareholders difsédiaries
Pledged bank deposits

Bank balances and cash

Current liabilities

Accounts payable, deposits received and accruedeha
Amounts due to related companies

Amounts due to associates

Amounts due to non-controlling shareholders of glibses
Loan from a non-controlling shareholder of a suiasid
Tax liabilities

Bank borrowings — due within one year

Net current assets

Total assets less current liabilities
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31 December

31 December

2010 2009
Notes RMB'million RMB'million
26,893 21,206
540 356
73 43
920 862
1,270 1,273
10 64 59
1,569 1,222
162 139
31,491 25,160
14,308 11,532
627 627
10 3,604 933
597 378
318 147
49 73
38 17
316 797
4,905 2,928
24,762 17,432
11 4,987 4,305
95 69
29 45
462 475
300 442
1,230 1,404
1,644 2,008
8,747 8,838
16,015 8,594
47,506 33,754




CONSOLIDATED STATEMENT OF FINANCIAL POSITION (CONTI

Capital and reserves
Share capital
Reserves

Equity attributable to shareholders of the Company
Non-controlling interests

Total equity

Non-current liabilities

Bank and other borrowings — due after one year

Convertible bonds

Notes

Derivative financial instruments designated as reglinstruments
Loans from non-controlling shareholders of subsid&a

Deferred tax liabilities

Defined benefit liabilities

Total equity and non-current liabilities
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Notes

12

31 December

31 December

2010 2009
RMB'million RMB'million
102 99
24,718 21,480
24,820 21,579
1,208 995
26,028 22,574
11,539 8,105
2,117 -
2,945 -
218 211
1,653 670
3,001 2,192
5 2
21,478 11,180
47,506 33,754




Notes to the consolidated financial statements:
1. General

The consolidated financial statements have begmaped in accordance with the applicable disclosegeirements
of Appendix 16 to the Rules Governing the Listiridsecurities on The Stock Exchange of Hong Kongitdth(the
"Listing Rules") and with International Financiagporting Standards.

2. Presentation

The Hong Kong dollar figures presented in the cbdated income statement and consolidated staterent
comprehensive income are shown for reference onty lzave been arrived at based on the exchangeofate
RMB1.000 to HK$1.150 for 2010 and RMB1.000 to HKE35 for 2009, being the average exchange rates that
prevailed during the respective years.

3. Application of new and revised International Firancial Reporting Standards

In the current year, the Group has applied, forfitst time, the following new and revised Intelinaal Financial
Reporting Standards ("IFRS"), International Accaougt Standards ("IAS") and Interpretations ("IFRIC")
(hereinafter collectively referred to as "new arulised IFRSs"), which are effective for the Grodpiancial year
beginning on 1 January 2010.

IFRSs (Amendments) Improvements to IFRSs isso@d09

IFRSs (Amendments) Amendments to IFRS 5 as ppamgrovements to IFRSs issued in 2008
IAS 27 (as revised in 2008) Consolidated and Sspdfinancial Statements

IAS 39 (Amendments) Eligible Hedged Items

IFRS 1 (Amendment) Additional Exemptions for Fitiste Adopters

IFRS 2 (Amendments) Group Cash-settled SharediRagment Transactions

IFRS 3 (as revised in 2008) Business Combinations

IFRIC 17 Distributions of Non-cash Assets tori@rs

Except as described below, the application of tee and revised IFRSs in the current year has hachaterial
effect on the amounts reported in these consoliddteancial statements and/or disclosures set puthese
consolidated financial statements.

Amendments to IAS 1 Presentation of Financial Stateents (as part of Improvements to IFRSs issued in0P9)

The amendments to IAS 1 clarify that the poterg@tlement of a liability by the issue of equitynist relevant to its
classification as current or non-current.

In line with the amendments to IAS 1, the Group tlassified the liability component of convertitilends issued in
the current year as non-current based on whenssement may be required to be made. This amemdmas had
no effect on the amounts reported in prior yearsabse the Group has not previously issued instrtsmanthis

nature.

IFRS 3 (as revised in 2008) Business Combinations

The Group applies IFRS 3 (as revised in 2008) BssirCombinations prospectively to business conibimafor
which the acquisition date is on or after 1 Janz&30.

As there was no transaction during the current yeawhich IFRS 3 (as revised in 2008) was appliealihe
application of IFRS 3 (as revised in 2008) hasmaeéffect on the consolidated financial statemehthe Group for
the current or prior accounting periods.

Results of the Group in future periods may be &dikdy future transactions for which IFRS 3 (adsed in 2008)
and the consequential amendments to the other IBRSspplicable.
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3. Application of new and revised International Firancial Reporting Standards (Continued)

IAS 27 (as revised in 2008) Consolidated and Sepaea-inancial Statements

The application of IAS 27 (as revised in 2008) temulted in changes in the Group's accounting igsliior changes
in ownership interests in subsidiaries of the Group

Specifically, the revised standard has affected@neup’s accounting policies regarding changesha Group's
ownership interests in its subsidiaries that dorestilt in loss of control. In prior years, in thesence of specific
requirements in IFRSs, increases in interests isting subsidiaries were treated in the same mamasethe

acquisition of subsidiaries, with goodwill or a gain purchase gain being recognised, when appteprar

decreases in interests in existing subsidiaries dith not involve a loss of control, the differenbetween the
consideration received and the adjustment to threcoatrolling interests was recognised in profitlass. Under
IAS 27 (as revised in 2008), all such increasedeareases are dealt with in equity, with no immacgoodwill or

profit or loss.

These changes have been applied prospectively frdanuary 2010 in accordance with the relevansitianal
provisions set out in IAS 27 (as revised in 2008)e application of the revised standard has affettte accounting
for the Group's acquisition of additional equityeirest in Shanghai Yang Pu Centre Developmentl@a. ("KIC"),
a subsidiary of the Group, in the current year. dlh@nge in policy has resulted in the differenc&bB34 million
between the excess of the Group's share of additioterest in the carrying amount of the net assétKIC
attributable to the acquisition over the cost @& #tquisition, being recognised directly in equitgtead of in the
consolidated income statement. Therefore, the ehamgccounting policy has resulted in a decremasled profit for
the year of RMB34 million.

The effects of the change in accounting policy loe Group's basic and diluted earnings per sharéhéocurrent
year are as follows:
Basic earningsDiluted earnings

per share per share
RMB RMB
Impact on basic and diluted earnings per share
Reported figure before adjustments 0.56 0.54
Adjustments arising from change in accounting polic (0.01) (0.01)

Reported figure after adjustments 0.55 0.53

New and revised Standards and Interpretations issukbut not yet effective

The Group has not early applied the following newl egevised Standards and Interpretations that heee issued
but are not yet effective:

IFRSs (Amendments) Improvements to IFRSs issn@®1d

IFRS 1 (Amendments) Limited Exemption from CompiaealFRS 7 Disclosures for First-time Adopters
IFRS 1 (Amendments) Severe Hyperinflation and Rexhof Fixed Dates for First-time Adoptérs

IFRS 7 (Amendments) Disclosures — Transfers céfdial Assets

IFRS 9 Financial Instrumefits

IAS 12 (Amendments) Deferred Tax: Recovery of hying Asset3

IAS 24 (as revised in 2009) Related Party Disclesur

IAS 32 (Amendments) Classification of Rights Issu

IFRIC 14 (Amendments) Prepayments of a Minimumdfog Requiremefit

IFRIC 19 Extinguishing Financial Liabilitiesittv Equity Instrumenfs

! Effective for annual periods beginning on or afteluly 2010 or 1 January 2011, as appropriate
Effective for annual periods beginning on or afteluly 2010
Effective for annual periods beginning on or afteluly 2011
Effective for annual periods beginning on or aftelanuary 2013
Effective for annual periods beginning on or aftelanuary 2012
Effective for annual periods beginning on or aftetanuary 2011
Effective for annual periods beginning on or aftéfebruary 2010
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3. Application of new and revised International Firancial Reporting Standards (Continued)

New and revised Standards and Interpretations issukbut not yet effective (Continued)

IFRS 9 Financial Instruments was issued in Noven@#9 and revised in October 2010. It introducew ne
requirements for the classification and measuremfimancial assets and financial liabilities dodderecognition.

IFRS 9 requires all recognised financial assetd #ra within the scope of IAS 39 Financial Instruntse
Recognition and Measurement to be subsequentlyuressit either amortised cost or fair value. Spaadlfy, debt
investments that are held within a business modhese objective is to collect the contractual cdstd that are
solely payments of principal and interest on thiagypal outstanding are generally measured at aseofcost at the
end of subsequent accounting periods. All othet delestments and equity investments are measurdgia fair
values at the end of subsequent accounting periods.

IFRS 9 is effective for annual periods beginningoomfter 1 January 2013, with earlier applicagpe@nmitted.

The Directors of the Company anticipate that IFR&& will be adopted in the Group's consolidatedricial
statements for the annual period beginning 1 Jgr2@t3 and that the application of the new standalichot have
a significant impact on amounts reported in respétite Group's financial assets and financialiliigds.

The amendments to IAS 12 Deferred Tax: Recoverymderlying Assets mainly deal with the measuren@nt
deferred tax for investment properties that are smesl using the fair value model in accordance WAB 40
Investment Property. Based on the amendmentshéoptirposes of measuring deferred tax liabilitied deferred
tax assets for investment properties measured ubadair value model, the carrying amounts of itheestment
properties are presumed to be recovered through saless the presumption is rebutted in certaitugistances.
All of the Group's investment properties are loddtethe People's Republic of China ("PRC"). Theebtiors of the
Company are in the process of assessing the falangyact.

The Directors of the Company anticipate that theliegtion of other new and revised IFRSs, I1ASs HRICs will
have no material impact on the consolidated firerstatements.

4. Turnover and segmental information
An analysis of the Group's turnover for the yeadgollows:
Year ended 31 December
2010 2009
RMB'million RMB'million

Property development:

Property sales 4,133 6,078
Property investment:
Rental income from investment properties 597 542
Income from serviced apartments 22 18
Property management fees 34 28
Rental related income 53 55
706 643
Others 40 37

4,879 6,758
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4. Turnover and segmental information (Continued)

For management purposes, the Group is organised lmasthe business activities of the Group, whiehtmoadly
categorised into property development and propevgstment.

Principal activities of the two major reportabledaperating segments are as follows:

Property development - development and saleageties
Property investment - property letting, managenae operations of serviced apartments

TURNOVER
Segment revenue

RESULTS
Segment results

Interest income

Share of results of associates
Finance costs, net of exchange gain
Net unallocated expenses

Profit before taxation
Taxation

Profit for the year

TURNOVER
Segment revenue

RESULTS
Segment results

Interest income

Gain on acquisition of additional
equity interests in subsidiaries

Share of results of associates

Finance costs, net of exchange gain

Net unallocated expenses

Profit before taxation
Taxation

Profit for the year

Year ended 31 December 2010

Property Property
development investment Others Consolidated
RMB'million RMB'million RMB'million RMB'million

4,133 706 40 4,879

1,323 3,120 26 4,469

150
58
42

(352)

4,367
(1,357)

3,010

Year ended 31 December 2009

Property Property
development  investment Others Consolidated
RMB'million RMB'million RMB'million RMB'million

6,078 643 37 6,758

2,757 962 8 3,727

149
6
436

(89)

(335)

3,894
(1,301)

2,593
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5. Operating profit
Year ended 31 December
2010 2009
RMB'million RMB'million
Operating profit has been arrived at after chargingditing):

Auditor's remuneration 5 5
Depreciation of property, plant and equipment 67 54
Less: Amount capitalised to properties under dgyraknt for sale Q) (1)

66 53
Release of prepaid lease payments 1 1
Loss on disposal of property, plant and equipment 1 -

Allowance for bad and doubtful debts 4 -

Employee benefits expenses
Directors' emoluments

Fees 2 2
Salaries, bonuses and allowances 25 14
Retirement benefits costs 2 1
Share-based payment expenses 2 (2)
31 15
Other staff costs

Salaries, bonuses and allowances 309 261
Retirement benefits costs 23 34
Share-based payment expenses 17 49
349 344
Total employee benefits expenses 380 359

Less: Amount capitalised to investment propertigden construction
or development and properties under developmerssie 91 (78)
289 281
Cost of properties sold recognised as an expense 2,619 3,080
Rental charges under operating leases 54 45
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6. Finance costs, net of exchange gain
Year ended 31 December
2010 2009
RMB'million RMB'million

Interest on bank loans and overdrafts wholly repbeyavithin five years 573 507
Interest on amounts due to non-controlling shaa#rslof subsidiaries
wholly repayable within five years - 46
Interest on loan from a non-controlling shareholafest subsidiary
wholly repayable within five years 125 56
Interest on loan from a director wholly repayabiéhim five years - 35
Imputed interest on loan from a non-controllingrehalder of a subsidiary
wholly repayable within five years - 1
Interest on convertible bonds 56
Interest on notes 5 -
Add: Net interest expense from interest rate svi@signated as
cash flow hedge 129 116
Total interest costs 888 761
Less: Amount capitalised to investment propertigden construction
or development and properties under developfoesale (796) (634)
Interest expense charged to consolidated incortenséat 92 127
Net exchange gain on bank borrowings and othendimg activities (200) (44)
Others 66

(42) 89

Borrowing costs capitalised during the year ended&cember 2010 arose on the general borrowing gitiie

Group and were calculated by applying a capitatisatate of approximately 6.6% (2009: 8.4%) perwmrto
expenditure on the qualifying assets.

7. Taxation

Year ended 31 December
2010 2009
RMB'million RMB'million

PRC Enterprise Income Tax

- Current provision 335 537
Deferred taxation

- Provision for the year 807 297
PRC Land Appreciation Tax

- Provision for the year 215 467

1,357 1,301
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7. Taxation (Continued)

No provision for Hong Kong Profits Tax has been mad the income of the Group neither arises injsderived
from, Hong Kong.

PRC Enterprise Income Tax has been provided atafipicable income tax rate of 25% (2009: 25%) oa th
assessable profits of the companies in the Groupgithe year.

The provision of Land Appreciation Tax is estimasedording to the requirements set forth in thevaht PRC tax
laws and regulations. Land Appreciation Tax hasmnb@®vided at ranges of progressive rates of thwemation
value, with certain allowable deductions includitend costs, borrowing costs and the relevant ptgper
development expenditures.

8. Dividends
Year ended 31 December
2010 2009
RMB'million RMB'million

Interim dividend paid in respect of 2010 of HK$0 share

(2009: HK$0.01 per share) 270 44
Final dividend proposed in respect of 2010 of HK$Qper share
(2009: HK$0.12 per share) 220 530

490 574

A final dividend for the year ended 31 December@®6iHK$0.05 (equivalent to RMB0.042) per sharepanting
to HK$261 million (equivalent to RMB220 million) iaggregate, was proposed by the Directors on 1@&V2011
and is subject to the approval of the shareholdetise forthcoming annual general meeting.

In November 2010, an interim dividend in respec2@10 of HK$0.06 (equivalent to RMB0.053) per shags paid
to the shareholders. The 2010 interim dividend paigl in the form of cash and/or shares of the Coy@es the
shareholders were given the option to elect toivedbeir interim dividend in new, fully paid shari lieu of all or
part of cash. 71.7% of the shareholdings electeddeive shares in lieu of cash dividends at HK$®&r share and
accordingly, 57,753,920 new and fully paid sharesenissued. These new shares rank pari passu xistng
shares of the Company.

In May 2010, a final dividend in respect of 2009HK$0.12 (equivalent to RMBO0.11) per share was appd by
the shareholders of the Company at the annual gemereting held on 27 May 2010. The 2009 final adivid was
paid in July 2010 in the form of cash and/or shafdhe Company as the shareholders were givenytien to elect
to receive their final dividend in new, fully paghares in lieu of all or part of cash. 69.0% of shareholdings
elected to receive shares in lieu of cash dividend$K$3.168 per share and accordingly, 131,177¢Ex8 and fully
paid shares were issued. These new shares ranigsat to the existing shares of the Company.

188,931,093 shares in aggregate issued duringdhe gn the shareholders' election to receive sh&esils of
these shares issuances are set out in note 12.

In October 2009, an interim dividend in respec0®9 of HK$0.01 (equivalent to RMB0.0088) per shags paid
to the shareholders.
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9. Earnings per share

The calculation of the basic and diluted earningsghare attributable to shareholders of the Cogngabased on

the following data:

Earnings

Earnings for the purposes of basic earnings peesiral diluted earnings per
share, being profit for the year attributable tarsholders of the Company

Number of shares

Weighted average number of ordinary shares foptinpose of
basic earnings per share

Effect of dilutive potential shares:
Convertible bonds

Weighted average number of ordinary shares foptimpose of
diluted earnings per share

Basic earnings per shar (note (b))

Diluted earnings per share (note (b))

Year ended 31 December

2010 2009

RMB'million RMB'million

2,809 2,673

Year ended 31 December

2010 2009
'million 'million

5,091 4,823
168 -

5,259 4,823

Year ended 31 December
2010 2009

RMBO0.55 RMBO0.55
HK$0.63 HK$0.63

RMBO0.53 RMBO0.55

HK$0.61 HK$0.63
Notes:
(a) There are no dilution effects for share optigremted as the exercise price of these sharenspgianted
were higher than the average market price for 200D2009.
(b) The Hong Kong dollar figures presented abowe sirown for reference only and have been arrived at

based on the exchange rate of RMB1.000 to HK$1f&6@010 and RMB1.000 to HK$1.135 for 2009,

being the average exchange rates that prevailedgdilre respective years.
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10. Accounts receivable, deposits and prepayments
31 December 31 December
2010 2009

RMB'million RMB'million
Non-current accounts receivable comprise:

Deferred rental receivables 64 59

Current accounts receivable comprise:

31 December 31 December
2010 2009
RMB'million RMB'million

Not yet due 122 172
Within 30 days 20 5
31 -60 days 1 3
61 - 90 days - 2
Over 90 days 3 4
Trade receivables 146 186
Prepayments of relocation costs 1,304 483
Deposit for land acquisition for properties undevelopment for sale 1,838 -
Other deposits, prepayments and receivables 316 264

3,604 933

Trade receivables comprise:

(i) receivables arising from sales of properties whidh due for settlement in accordance with the terfiibe
relevant sale and purchase agreements; and

(i) rental receivables which are due for settlemennugsuance of monthly debit notes to the tenants.
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11. Accounts payable, deposits received and accruekarges

31 December

31 December

2010 2009
RMB'million RMB'million
Trade payables aged analysis:

Not yet due 1,683 1,138
Within 30 days 68 5
31 -60 days 1 6
61 - 90 days 1 2
Over 90 days 12 -
1,765 1,151
Retention payables (note) 169 128
Deed tax, business tax and other tax payables 481 442
Deposits received and receipt in advance from ptppales 2,074 2,235

Deposits received and receipt in advance in resgect
rental of investment properties 242 174
Accrued charges 256 175
4,987 4,305

Note: Retention payables are expected to be pa@h upe expiry of the retention periods accordingthe

respective contracts.

12. Share capital

Authorised Issued and fully paid
Number of Number of

Ordinary shares of US$0.0025 each shares US$'000 shares US$'000
At 1 January 2009 12,000,000,000 30,000 4,185,597,1 10,464
Issue of bonus shares (note 8) - - 418,559,717 1,046
Issue of new shares - - 418,500,000 1,046
At 31 December 2009 12,000,000,000 30,000 5,02728886 12,556
Issue of shares in lieu of

cash dividends (note 8) - - 188,931,093 473
At 31 December 2010 30,000 13,029

12,000,000,000 5,211,538l

31 December 31 December

2010 2009
RMB'million RMB'million

Shown in the consolidated statement of financiaitpm as 102 99

In June 2009, 418,500,000 new ordinary shares issued to independent third parties at the pricdkK$4.87 per
share. The gross proceeds from the new issue vpgm@xamately HK$2,038 million (equivalent to RMBB7
million). The new ordinary shares rank pari passthé existing ordinary shares.

The issue price of HK$4.87 per share represenwtidcaunt of approximately 7% to the closing pri¢eH&$5.24
per share of the Company on 10 June 2009. The tDireconsidered that the terms of the new issue wemormal
commercial terms and were fair and reasonable basdtle then market conditions and the new issueiwdhe
interests of the Company and the Shareholdersv®ke.
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MANAGEMENT DISCUSSION AND ANALYSIS

Business Review

For the year 2010, the Group’s turnover was RMB4 Billlion, a decline of 28% compared with RMB6, 7B8lion
in 2009. Property sales in 2010 accounted for 85%heturnover, and decreased by 32% to RMB4,13Bomifrom
RMB6,078 million in 2009. Rental and other relabecome from investment properties was RMB706 millio 2010
compared to RMB643 million in 2009, an increasé @¥o.

Total properties handed over in 2010 increased49g 6 398,000 sq.m. of gross floor area (“GFA”)mpuising of
220,000 sqg.m. property sales and 178,000 sq.mstiment properties versus a GFA of 242,300 sq.rmosed of
194,300 sg.m. of property sales and 48,000 sq.myveStment properties) in the previous year.

A total GFA of 220,000 sg.m. were handed over fapprty sales, representing an increase of 139910 2ompared
to 194,300 sg.m. in 2009. The revenue from propsaitgs, however, declined by 32% to RMB4,133 nmiliio 2010
from RMB6,078 million in 2009 due to the changesales mix from different cities as well as the posement of
sales for upgrading Casa Lakeville Towers 3 to 8&hanghai Taipinggiao (“The Manor”) into super ltrus

apartments in terms of handover provisions. Prgpgates from Chongging and Wuhan accounted for #12010

(2009: 14%), while Shanghai projects property sdlepped to 54% (2009: 85%). Since the overallepfavel in

Chongging and Wuhan is lower than Shanghai, tred tetognised average selling price (“ASP”) in 2@t6pped to
RMB19,700 per sg.m. from RMB32,600 per sg.m. ingh®vious year.

The ASP of recognised sales across all the projaotsever, increased by a range of 13% to 52% (kB¥%uhan
Tiandi, 27% in Shanghai KIC, 29% in Shanghai Tagpiao and 52% in Chongging Taindi).

A total GFA of 178,000 sg.m. of investment propestvas completed in 2010. This included Shanghaiafidi Style
shopping centre, Shanghai KIC Plaza Phase 2 dffieee, Chongqing Tiandi food & beverage, entertainetail
area and Dalian software office buildings.

Rental and other related income from the completedstment property portfolio increased by 10% tdBY06
million in 2010 compared to RMB643 million in 200Bhe Group’s investment property portfolio grewattotal GFA
of 438,000 sg.m. in 2010, rising from 310,000 sgm2009. Since the majority of the investment s were
newly completed in the late second half of 201 é@nticipated that the rental income will furtliecrease when these
properties are gradually run in.

Due to change of sales mix from different citieshwdifferent gross profit margin levels, the Graigross profit
margin declined to 41% in 2010 from 52% in 2009wdwger, the gross profit margin of all the projectproved year
on year. With the generally positive outlook on 1@&t$ economy and the fact that the ASP acrossajikqts were on
rising trend and the land costs were substantixéd (Chongging, Wuhan and Foshan were acquirdided prices in
2004, 2005 and 2007 respectively), it is expedbed the gross margin of all these projects wiltifar improve going
forward.

The Group had a fair value gain of RMB2,711 milliarits investment property portfolio due to therease of market
values of the existing portfolio, the newly compltinvestment properties, and the accelerated romtisin program
for the development of investment properties.

Profit attributable to shareholders increased byt&R®RMB2,809 million in 2010.
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Property Sales

Recognised property sales

The table below summarises the recognised salpsdpsct for the years 2010 and 2009:

2010 2009 ASP
Sales GFA Sales GFA Growth
Project revenue sold ASP revenue sold ASP Rate
RMB RMB RMB RMB %
million sq.m.  per sg.m. million sg.m. per sg.m.
Shanghai Taipinggiao 604 6,500 97,800 4,706 65,600 75,600 29%
Shanghai Rui Hong Xin Cheng 824 31,300 27,700 - - - -
Shanghai Knowledge and I nnovation
Community ("KIC") 918 39,200 24,700 450 24,300 19,500 27%
Wuhan Tiandi 1,324 85,300 16,300 514 37,500 14,400 13%
Chongging Tiandi* 449 57,700 10,200 345 66,900 6,700 52%
Subtotal 4,119 220,000 19,700 6,015 194,300 32,600
Carparks and others 199 - 63 -
Total 4,318 220,000 6,078 194,300
Recognised as:
- property salesin turnover 4,133 212,300 6,078 194,300
- disposals of investment properties 185 7,700 - -
Total 4,318 220,000 6,078 194,300

1
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Contracted Sales

A total GFA of 347,400 sq.m. of properties weredsahd pre-sold in 2010 for a total sum of RMB6,48i8ion, with
RMB4,976 million being contracted and RMB1,522 roitl being subscribed mostly during the last two kgem
December 2010. RMB1,218 million of those subscribalés has been contracted in January and Fel#tQaty

The table below summarises the contracted salesdpgct for 2010 and 2009:

2010 2009 ASP
Contracted Contracted Growth
Project amount GFA sold ASP amount GFA sold ASP Rate
RMB sg.m. RMB RMB sg.m. RMB %
million per sg.m. million per sg.m.
Shanghai Taipinggiao 407 3,600 113,100 3,123 44,300 70,500 60%
Shanghai Rui Hong Xin Cheng 1,035 26,800 38,600 857 30,900 27,700 39%
Shanghai KIC 203 8,100 25,100 1,068 46,700 22,900 10%
Wuhan Tiandi 612 30,300 20,200 902 63,300 14,300 41%
Chongging Tiandi* 1,426 143,600 12,400 467 81,700 7,100 75%
Foshan Lingnan Tiandi 701 38,900 18,000 - - - -
Subtotal 4,384 251,300 17,400 6,417 266,900 24,000
Dalian Tiandi? 370 21,000 17,600 - - -
Carparks and others 222 - 69 -
Contracted Sales - Total 4,976 272,300 6,486 266,900
Subscribed Sales 1,522 75,100 415 45,900
Total 6,498 347,400 6,901 312,800
Property sales 6,303 339,600 6,901 312,800
Disposals of investment properties 195 7,800 - -
Total 6,498 347,400 6,901 312,800

ASP of Chonggqing is based on net floor area, amommarket practice in the region.

Dalian Tiandi is a project developed by associaithe Group. Sales of Dalian Tiandi will not bensolidated as revenue of the Group.
Instead, the share of results of Dalian Tiandi émeorporated in the Group's consolidated incometestaent as “share of results of
associates” using the equity method of accounting.

The Company'’s strategy to expand business out an@fai enables us to benefit from the stronger@oangrowth
in the second tier cities while diversifying risk§e entered Chongging in 2004, Wuhan in 2005, Fosimal Dalian in
2007. These projects have been making further ibomions.

Shui On Land City Average’

2010 2009 10-year 2009

2010 2009 ASP City City ASP GDP  GDP

Contracted Contracted Growth Centre Centre Growth Growth per

Project ASP ASP Rate ASP ASP Rate Rate Capita

RMB RMB % RMB RMB % % RMB

persg.m.  persg.m. persg.m.  persg.m. percapita

Shanghai 46,000 35,000 31%  11.5% 79,000
- Taipinggiao 113,100 70,500 60%
- Rui Hong Xin Cheng 38,600 27,700 39%
-KIC 25,100 22,900 10%

Wuhan 20,20C 14,300 41% 6,600 5,70C 16% 12.0% 51,000

Chongging* 12,40C 7,100 75% 5,900 4,30C 37% 13.6% 23,000

Foshan 18,00( N/A N/A 9,900 7,80C 27%  15.8% 81,000

Dalian 17,60( N/A N/A 12,000 8,90C 35% 14.9% 72,000

1
2

ASP of Chonggqing is based on net floor area, amommarket practice in the region.
Source: City Statistics Bureau
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In 2010, ASP growth from Shanghai property salezaiaed strong, with price increased ranging fro® 10 60% for

the three projects in Shanghai, while Wuhan Tiamdi Chongqging Tiandi were entering their harveaetivith even
faster ASP growth from 41% to 75%. Foshan Lingn&gandi and Dalian Tiandi held their first respectiverket
launch of residential Phase 1 and were well receiéthough ASP level of projects in Chongging, Venh Foshan
and Dalian were lower than those of Shanghai prej¢iceir ASP growth rates were spectacular. BoehASP and ASP
growth rate of our projects in Shanghai, Chonggamgd Wuhan outperformed the respective city average,
demonstrating the pricing power of the Group amdrétognition of the established "Tiandi" model.

The following sections provide detailed sales pnfince and price analysis by projects.

Shanghai Taipinggiao

The contracted sales of Casa Lakeville were RMB#ilion for a GFA of 3,600 sq.m. in 2010 as mosttbé
residential units in Towers 1, 2, 9, 10, 11 andh&a® previously been sold. The latest three traadaghits in the
Manor were sold at ASP of approximately RMB130,@@0 sqg.m. in late 2010. The remaining inventorieghe
Manor were 15 units or 5,900 sgq.m. as of 31 Decer@b&0. Due to the scare supply of super luxuriaiss in the
downtown area in Shanghai, we plan to sell the nedea at a measured pace to maximize profit.

Shanghai Rui Hong Xin Cheng (also referred to aaifiRow City”)

Towers 5 and 6 of Phase 4 (Lot 4) were launchdaeicember 2010 for pre-sale and received a robudtatnaesponse.
26,800 sg.m. were pre-sold with an ASP reached R3E® per sg.m., which was 39% higher than theiposv
launch of Phase 3 in mid-2009. RMB1 billion of aawcted sales were contributed by sales of Toweandb6. The
remaining two towers (Towers 1 and 2) are planmebet launched for pre-sale in the second quart@0tf. Next
phase available for sale will be Phase 5 (Lot 6pftotal residential GFA of 116,000 sg.m. in 2012.

Shanghai KIC
KIC disposed of some commercial spaces at VillaGeaRd Plaza Phase 1. Total proceeds from the dispase
RMB195 million for a total GFA of 7,800 sq.m. Thisflects the Group’s strategy of expediting asketc.

Wuhan Tiandi

The Riverview continued to be well received by tharket. RMB612 million of contracted sales wereorded in
2010, with an ASP increase of 41% to RMB20,2009zem. Phase 2 (Lot A6) was launched for sale ity €410,
most of which was sold and recognised. A portiorPbse 3 (Lots A1l and Al12) was launched for pie-ga 29
December 2010. A total of RMB813 million was sulilsed for sale by the end of 2010 at an ASP of RMBG@ per
sg.m. The remaining portion of Phase 3 is expetdsk launched for pre-sale in mid 2011. The sglprices of the
residential units at Wuhan Tiandi continue to b@agione of the highest in the city.

Chonggqing Tiandi

In 2010, 9,900 sg.m. of waterfront apartments atRliviera Phase 1 (Lot B1-1/01) were contractethatASP of
RMB15,800 per sg.m. In the Riviera Phase 2 (LotlB2t), a total GFA of 133,700 sg.m. of city anddgar view
apartments were sold at ASP of RMB12,100 per s@m. ASP of Phases 1 and 2 sold in 2010 was RMB02)40
sqg.m., up 75% year on year. ASP of Tower 9 of PRasleot up to RMB15,400 per sq.m. in December 2012011,
waterfront apartments at Phase 2 and garden viastraents at Phases 3 and 4 are expected to behkdiror
pre-sale.

* ASP of Chonggqing is based on net floor areagmmon market practice in the region.

Foshan Lingnan Tiandi

The first launch of low-rise apartments of the RegePhase 1 (Lot 4) was held in August 2010. Tobaltracted sales
of RMB701 million were achieved at an ASP of RMBI®) per sq.m. for delivery in 2011. Townhouses h&f t
Legendary Phase 1 (Lot 14) were launched for pieeisamid-February 2011. 23 out of 38 units haverbsubscribed
for sale with an ASP of RMB39,900 per sq.m. up&d-2bruary 2011.

Going forward, the apartments of the Regency PRg&®t 5) and townhouses of the Legendary Phad®®1(’) are
expected to be launched for pre-sale in 2011.
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Dalian Tiandi
The Greenville Phase 1 held its first pre-sale stoBer 2010. A total contracted amount of RMB370liom was

achieved from the townhouses and high-rise apatsrianPhase 1 at an ASP of 17,600 per sq.m. Mavahouses
and high-rise apartments are expected to be ladrfohgre-sale in 2011.

Diversifying Properties Sales Streams from 7 Prgj@cross 5 Cities

Chongging Tiandi and Wuhan Tiandi have been cautiriy contracted sales to the Group since 2007levwkoshan
Lingnan Tiandi and Dalian Tiandi also began makiogtributions in the second half of 2010. Contrdctales of
these projects increased by 127% to RMB3,109 miliin2010. GFA and ASP rose 61% and 41% respegtine2010.
Going forward, these projects are expected to playore important role in the Group’s operationse Thntracted
sales become more diversified and have been exmarfdbm Shanghai into four other cities, namely \Afuh
Chongging, Foshan and Dalian.

Lock-in Sales Carried Forward to 2011 and beyond

As of 31 December 2010, the contracted sales ydtetalelivered amounted to RMB2,852 million (représe
176,000 sq.m. of GFA). Together with the contracsades in January and February 2011 of RMBZ1,674iomil
(representing 73,000 sg.m.), the total lock-in sébebe delivered in 2011 and beyond amounted t8&RBR6 million.

Residential properties available for sale and pie-s; 2011

The Group plans to launch residential propertigh @itotal GFA of 506,000 sg.m. in six project2bil1, of which
91% will be from Wuhan, Chongging, Foshan and Dalia

The table below summaries residential propertiedave for sale in 2011.:
Available for sale Group’s

Project and pre-sale in 201 interest
GFAin sq.m.

Shanghai Taipinggiao 6,900 99.0%

Shanghai Rui Hong Xin Cheng 36,600 74.3%

Wuhan Tiandi 53,500 75.0%

Chongging Tiandi 199,500 79.4%

Foshan Lingnan Tiandi 73,500 100.0%

Subtotal 370,000

Dalian Tiandi* 136,000 48.0%

Total 506,000

1 Dalian Tiandi is a project developed by associaiéthe Group. Sales of Dalian Tiandi will not bensolidated as revenue of the Group.
Instead, the share of results of Dalian Tiandi &meorporated in the Group’s consolidated incometesteent as “share of results of
associates” using the equity method of accounting.

As a note of caution, actual market launching akgeends on and will be affected by factors suchoastruction
progress, changes in market environments, changgs/ernment regulations and the like.
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Investment Properties

Completed Investment Properties

Rental and other affiliated income from investmprdperties increased by 10% to RMB706 million ifl@0A total
GFA of 178,000 sg.m. of commercial properties wepsepleted in 2010, out of which, 136,000 sq.m. lzekl by
subsidiaries of the Group and 42,000 sq.m. at Bdliandi are held by associates. Since most of me@stment
properties were completed and opened for busimelsgd 2010, further increase in rental incomenigcgated in the
years to come. As of 31 December 2010, our podfoli investment properties was 438,000 sg.m., oickvh
approximately 39% was office and 60% was retaib,880 sq.m. or geographically 76% of the complé&tedstment
properties is located in Shanghai.

Shanghai Xintiandi and Shanghai Corporate Avenudimoed to be the main rental income contributor2010,
accounting for 74% of the total rental income. Enéwo developments are virtually fully occupied.aBbhai
Xintiandi Style, the newly opened shopping mallTaipinggiao project, achieved an occupancy rat&3%o two
months after opening. The occupancy rate of Xilidell from 100% to 93%, mainly due to repositiogi and
renovation of shops in the vicinity of the Langha¢mtiandi Hotel and the Xintiandi south lane conieg to
Xintiandi Style.

The commercial complex of the Shanghai Rui Hong&leng Phase 1 and Phase 2 continued to be fagde 2,000
sg.m. retail space in Phase 3 was newly complet@010. Leasing of the 2,000 sg.m. is to be stan@®11.

The occupancy rate of Shanghai KIC Plaza Phasel Vilage R1/R2 stayed at 81% and 39% respectivdlg. Plaza
Phase 2 was completed in December 2010. The occypate was at 17%.

Hangzhou Xihu Tiandi Phase 1 continued to enjolydctupancy with a slight increase in rental income

Wuhan Tiandi Phase 1 (Lot A4-1) reached a 94% amuey rate, while Phases 2 and 3 (Lots A4-2 and Adith a
total leasable area of 30,000 sg.m. had an occypaEr®t)% as of 31 December 2010.

The commercial portion of Chongging Tiandi (Lot BB} opened in 2010. A total of 49,000 sq.m. of metail space

was delivered in 2010. The occupancy rates of Ugpel Low Village and Main Buildings were 98% and/5
respectively.
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The table below summarises the portfolio of congaléhvestment properties together with their respeoccupancy
rates:

Leasable GFA (sg.m.) Occupancy rate
31 31 31
Serviced Decembe December Decembe Group's
Project Office Retail apartments Total 2010 2009 2008 interest
Shanghai Taipinggiao
Shanghai Xintiandi 5,000 47,000 5,000 57,000 93% 100% 99% 97.0%
Shanghai Xintiandi Style - 27,000 - 27,000 89% N/A N/A~ 99.0%
Shanghai Corporate Avenue 76,000 7,000 - 83,000 99% 96% 99% 99.0%
Subitotal ~ 81,00C 81,00C 5,00C 167,00(
Shanghai Rui Hong Xin Cheng
Phase 1 - 5,000 - 5,000 100% 100% 55% 75.0%
Phase 2 Commercial Complex - 28,000 - 28,000 100% 100% 99% 74.3%
Phase 3 - 2,000 - 2,000 - N/A N/A~ 74.3%
Subtotal - 35,00C - 35,00C
Shanghai KIC
KIC Village R1 and R2 23,000 11,000 - 34,000 39% 37% 59% 86.8%
KIC Plaza Phase 1 29,000 21,000 - 50,000 81% 83% 82% 86.8%
KIC Plaza Phase 2 39,000 10,000 - 49,000 17% N/A N/A~ 86.8%

Sub-tota  91,00C 42,00
Hangzhou Xihu Tiandi

133,00(¢

Phase 1 - 6,000 - 6,000 100% 100% 100% 100.0%
Sub-tota - 6,00C - 6,00C
Wuhan Tiandi
Wuhan Tiandi (Lot A4-1) - 16,000 - 16,000 94% 92% 89% 75.0%
Wuhan Tiandi (Lots A4-2 and)3 - 30,000 - 30,000 70% 60% N/A 75.0%
Sub+otal - 46,00C - 46,00C

Chonggqing Tiandi
The Riviera Phase 1 - 2,000 - 2,000 100% 16% N/A~ 79.4%
Chongging Tiandi (Lot B3/01)
- Phase 1 - Upper and Low

Village - 10,000 - 10,000 98% N/A N/A~ 79.4%
- Phase 2 - Main buildings - 39,000 - 39,000 45% N/A N/A 79.4%
Subtotal - 51,00C - 51,00C
Dalian Tiandi'
Software office buildings 42,000 - - 42,000 65% N/A N/A° 48.0%
Subiotal 42,00 - - 42,00
Total leasable GFA 214,000 261,000 5,000 480,000

I nvestment properties held by:

- Subsidiaries of the Group 172,000 261,000 5,000 438,000
- Associated companies 42,000 - - 42,000
As of 31 December 2010 214,000 261,000 5,000 480,000
As of 31 December 2009 131,000 174,000 5,000 310,000

1 Dalian Tiandi is a project developed by associaibthe Group. Rental income of Dalian Tiandi ig be consolidated as revenue of the
Group. Instead, the share of results of Dalian Tieawe incorporated in the Group’s consolidateddnee statement as “share of results of
associates” using the equity method of accounting.

Valuable investment property portfolio providesaiitive funding resource

As of 31 December 2010, the carrying value of thegleted investment property portfolio was RMB14, Hillion.
The Shanghai portfolio accounted for 92%, while tlewvly completed leasable areas in Wuhan and Chioggq
account for 8%. Approximately RMB7 billion mortgatgans were obtained by pledging the completedsiment
properties, of which approixmately 70% was denoteitidn Hong Kong dollars.
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As of 31 December 2010, the carrying value of ihwesit properties under development and as landbatk
RMB12,774 million, of which RMB6,815 million areated at valuation and the remaining RMB5,959 nilléd cost.

The fair value of the Group’s investment properhas been arrived based on valuation carried oanbipdependent

qualified professional valuer.

The table below summarises the carrying value efitivestment properties together with the chang&imvalue

during the year:

Increase (decrease)
in fair value for
the year ended

Carrying value

as of

31 December 31 December Carrying value Group’s
Project 2010 2010 per GFA interest

RMB million RMB million RMB per sg.m %
Completed investment properties at valuation
Shanghai Taipinggiao 946 9,635 59,500  99.0%
Shanghai Rui Hong Xin Cheng 47 637 18,200 74.3%
Shanghai KIC 69 2,745 20,600 86.8%
Wuhan Tiandi 78 649 14,100  75.0%
Chongging Tiandi - 453 13,300  79.4%
Sub-total 1,140 14,119 34,400
Investment properties under development at valuation
Shanghai Taipinggiao 912 3,926 25,000  99.0%
Shanghai Rui Hong Xin Cheng 24 208 17,300 74.3%
Shanghai KIC 438 751 14,200 86.8%
Chongging Tiandi (56) 1,046 2,100  79.4%
Foshan Lingnan Tiandi 253 884 13,200 100.0%
Sub-total 1,571 6,815 8,700
Investment properties under development at cost
Various projects - 5,959
Total 2,711 26,893

Strategy to expedite asset churn

The Group has a 99.0% interest in all the remairiots, except for Shanghai Xintiandi, in which @@up has a 97.0% interest.
The Group has a 79.4% interests in Chongqing Tiaescept for Lot B11-1/02 which the Group has 25%8 effective interest. Lot
B11-1/02 will be developed into super high risecefiowers.

According to the Three-Year Plan, the completioncommercial property is around 392,000 sq.m. in12@hd
498,000 sg.m. in 2012. Therefore, our completednoernial properties are expected to stand at 1,800s0.m. in
2012 from current 480,000 sg.m. The table belowrsarises the delivery plan of commercial properfieshe years

2011 and 2012:

Commercial GFA to be deliverec Group’s

Project 2011 2012 Total interest

sg.m. sg.m sg.m. %
Shanghai Rui Hong Xin Cheng - 12,000 12,000 74.3%
Shanghai KIC 53,000 - 53,000 86.8%
Wuhan Tiandi 59,000 - 59,000 75.0%
Chongging Tiandi 2,000 263,000 265,000 79.4%
Foshan Lingnan Tiandi 78,000 38,000 116,000 100.0%
Dalian Tiandi' 200,000 185,000 385,000 48.0%
Total 392,000 498,000 890,000

1

Dalian Tiandi is a project developed by associatEthe Group.




Sale of commercial properties

Approximately 250,000 sq.m. of the commercial prtips located in Shanghai KIC, Wuhan Tiandi, Changdiandi
and Foshan Lingnan Tiandi have been earmarkedaferis order to expedite asset turnover and shaoherpayback
period.

Strategic Partnership

Strategic partnership continues to be one of giltdrthe Group’s long-term business strategiesyigmg synergies to
project developments. The Group will continue tokidor appropriate strategic partners to co-deveiagects, either
at a project level and/or for a particular parcelamd. This strategy allows the Group to tap tlpegtise of our
strategic partners, accelerate returns from itgept®, diversify risks and enhance cash flow.

Property Development - Accelerating Development
To accomplish the "Three-Year Plan" initiatives et in 2009, the Group has expedited the developsehedule of

various projects. The table below summarises projiat have been delivered in 2010 and are plaforembmpletion
and delivery in 2011 and 2012:

Clubhouse,
Hotel/ carpark
serviced and other Group’s
Project Residential Office Retail apartments | Subtotal facilities Total | interest
sg.m sg.m sg.m. sg.m. sg.m sg.m. sg.m. %
Property delivered in 2010
Shanghai Taipinggiao 7,000 - 27,000 . 34,000 40,000 74,000| 99.0%
Shanghai Rui Hong Xin Cheng 32,000 - 2,000 . 34,000 11,000 45,000 74.3%
Shanghai KIC 22,000 47,000 11,000 - 80,000 52,000 132,000| 86.8%
Wuhan Tiandi 85,000 - 2,000 1 87,000 47,000 134,000| 75.0%
Chongging Tiandi 47,000 - 49,000 1 96,000 25,000 121,000| 79.4%
Dalian Tiandi* - 42,000 - - 42,00( 14,000 56,000 48.0%
Total 193,000 89,000 91,000 - 373,0p0 189,000 562,000
Plan for delivery in 2011
Shanghai Rui Hong Xin Cheng 31,000 - - - 31,00( - 31,000 74.3%
Shanghai KIC - 42,000 11,000 - 53,000 28,000 81,000| 86.8%
Wuhan Tiandi 51,000 57,000 2,000 - 110,000 46,000 156,000| 75.0%
Chongging Tiandi 121,000 - 2,000 - 123,000 14,000 137,000| 79.4%
Foshan Lingnan Tiandi 73,000 - 41,000 37,000 151,000 71,000 222,000| 100.0%
Dalian Tiandi* 144,000 163,000 37,000 - 344,000 104,000 448,000 48.0%
Total 420,000 262,000 93,000 37,000 812,000 263,000 1,075,000
Plan for delivery in 2012
Shanghai Rui Hong Xin Cheng 32,000 - 12,000 1 44,000 31,000 75,000| 74.3%
Wuhan Tiandi 72,000 - - - 72,00( - 72,000 75.0%
Chongging Tiandi 171,000 251,000 12,000 - 434,000 113,000 547,000| 79.4%
Foshan Lingnan Tiandi 49,000 - 30,000 8,000 87,000 22,000 109,000| 100.0%
Dalian Tiandi* 188,000 121,000 24,000 40,000 373,000 - 373,000| 48.0%
Total 512,000 372,000 78,000 48,000 1,010,000 166,000 1,176,000
. ——|

. Dalian Tiandi is a project developed by associatEthe Group.

Shanghai Taipinggiao
The construction works for both Xintiandi Style athé Manor were completed in 2010. The Manor waasdhed for
sale and Xintiandi Style commenced business iridheth quarter of 2010.

The relocation progress was slow down during then§hai EXPO. As of 31 December 2010, Lot 126 and12y

have been 99% and 90% relocated respectively. Whesites are to be developed into a twin-tower grAdffice
buildings with retail podium. Construction workeaxpected to be commenced in 2011.
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The first round of relocation consultation for tiirst stage of residential Phase 4 (Lot 116) wammeted under the
new relocation scheme. The second round of corisuitaommenced in December 2010 with 68% of theskhbolds

in Lot 116 Stage 1 signed up the relocation agreeimg the end of 2010 and achieved 78% up to 28uaep 2011.

The planned GFA for this residential site is 90,660n. and the Company has a 50% interest.

Shanghai Rui Hong Xin Cheng

Residential Phase 4 (Lot 4) is under constructimwers 5 and 6 were launched for pre-sale in lateehber and
scheduled for delivery in 2012. Towers 1 and 2jseeted to be launched in the second quarter df,201d delivered
by the end of the year.

Relocation and site clearance for Phase 5 (Lot @&evalmost completed. As of 31 December 2010, 99%he
households in Lot 6 had signed the relocation agee¢s. The planned residential GFA is 116,000 sgnd.the retail
GFA is 18,000 sg.m. Phase 5 (Lot 6) is expectdzbtavailable for pre-sale in 2012.

By adopting the new relocation scheme, the secoudd of relocation consultation on Lot 3 and Ldbtage 1 was
completed in April 2010. 77% of residents have s@jthe relocation agreements as of 31 December. 2010

With the successful implementation of new relogascheme in previous lots, the district governn@anhs to speed
up the relocation of Rui Hong Xin Cheng. The secanhd of relocation consultation on Lot 2 Stagédt, 9 and Lot

10 started in December 2010. 59%, 64% and 60%sadeets respectively have signed the relocatioaeagents up to
28 February 2011. Lots 2, 3, 9 and 10 have a pth@fA of 569,000 sg.m., which is planned to be ted into

residential apartments, office towers and commespiaces.

Please note that all the GFA stated above are uhdenew master plan, which was recently approwe&hmnghai
government in January 2011.

Shanghai KIC
Construction works at KIC Plaza Phase 2 were camglan 2010. Three office buildings with retail paths on Lot
C2 with GFA of 53,000 sg.m. were under constructiod are expected to be delivered in 2011.

Hangzhou Xihu Tiandi

In February 2011, the Company disposed Hangzhou Xiandi Phase 2 for a total consideration of RM88&illion.
The reason was due to the relatively small scalepefations (the planned leaseable GFA is 42,000.5@nd the
procrastination of the relocation.

Wuhan Tiandi

Delivery of residential Phase 2 the Riverview (LA& A8 and A10) was made in 2010. Residential Bt&ad ots A11
and A12), comprising super luxurious residentiarépents, was under construction with the firstbhdtaving been
launched for pre-sale in late December 2010. Lot &yrade A office tower with retail podium, wasalunder
construction and is expected to be delivered inl20he retail podium of Lots A1/2/3 with a total &Bf 109,000
sg.m., a co-development with Redevco, commencestieation in November 2010.

81% or 550,000 sqg.m. in Site B are expected todxeldped into residential and the remaining 127 £§én. into
retail and office. Construction works at Phase dt¢lB9 and B11) were underway and are expected tvailable for
delivery in 2012 and 2013 respectively.

Chongqing Tiandi

A portion of residential Phase 1 was delivered M ® Residential Phase 2 (Lot B2-1/01) of the Ravikas a total
residential GFA of 202,400 sq.m. A total of 133,74)m. was pre-sold in 2010 and a portion of thexd been
delivered in the same year. The remaining GFA iadeh2 is expected to be launched for pre-sale 11 2éd for
delivery in 2011 and 2012. Residential Phase 3 Bi#/01) commenced construction in 2010. Tower 6esidential
Phase 3 was launched for pre-sale in late Decegilddy and Tower 4 was launched for pre-sale in Repr2011. The
remainder is expected to be launched accordingaaonstruction schedule and sale plan. Phaselansed to be
delivered from 2012 to 2013.

Page 25



The commercial area, Chongging Tiandi, with a t@&A of 49,000 sg.m. was completed. Amenities, saglthe

grand theatre and man-made lakes, were openee fauthlic in May and June of 2010, providing a neareational

area and “talk of the town” attraction for Chonggjresidents. Construction works of a grade A oftmeer in Phase 1
of Lot B11-1/02 with a GFA of 129,000 sq.m. commeahdn late 2009 and the project is planned to epbeted in

2013. Construction works of another office toweLat B12-1/02 commenced in December 2010.

Foshan Lingnan Tiandi

Residential Phase 1 (Lots 4 and 14) commenced raatish in 2009. It is designed as residential apants and
townhouses. Residential apartments in Lot 4 (ThgeRey Phase 1) were launched for pre-sale in ZDdWnhouses
in Lot 14 (The Legendary Phase 1) were launchedgebruary 2011. Residential Phase 2 (Lots 5 andvaS)under
construction and is scheduled to be launched fsple in 2011.

The first stage of Foshan Lingnan Tiandi (Lot 14 construction works in 2009 and is expectecetadmpleted in
2011. Lot D is to be developed into hotel, serviapdrtments and retail spaces with planned coropletate in 2011.
Construction works at Lot E, designed to be a simgpmall together with residential apartments, expected to
commence in early 2011.

Dalian Tiandi

A total of 1.4 million sgq.m. GFA is currently unddevelopment. It is planned to be developed infornswe office
buildings, IT training centres, IT Tiandi and resitial apartments.
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Landbank

Land acquisitions

In January 2010, the Group signed a purchase agrdaesith a third party to acquire a special purpcs@pany that
holds the development rights for two lots of lahdté 167A and 167B) adjacent to Shanghai Rui Hoing Gheng
Project with a planned GFA of 230,000 sg.m. acewydd the new master plan.

In March 2010, the Group won a bid for a parcdbaofl at Shanghai KIC project with a total planngeA®f 159,000
sg.m. at a consideration of RMB1,264 million. Thercel of land is part of the master plan of théremevelopment
of Shanghai KIC project.

In September 2010, the Group won a bid for a pavtéhnd located at Shanghai Honggiao Transporiatiab for
RMB3,188 million. Honggiao Transportation Hub issgmned to be an important economic centre ofYangtze
Delta, which will link Shanghai to the rest of tMainland. The land parcel is adjacent to and diyelatked to
high-speed train station, airport, expressway, Joagl bus station and an under-ground metro sysfdma. site is
expected to be developed into retail, office anilharoperties, with an estimated leasable GFAZ&,200 sq.m.

We believe that these acquisitions are good invexstenthat will enable the Group to replenish itseasind earnings
base and further add value to the Group.

As of 31 December 2010, the Group’s landbank stiat3.3 million sg.m. (11.6 million sq.m. leaseaatal saleable
GFA, and 1.7 million sq.m. clubhouse, car parkipgce and other facilities) in nine development gty located in
prime areas spanning six cities: Shanghai, Hangahainan, Chongging, Foshan and Dalian.

Of the total 8.5 million sg.m. leasable and saledBFA that attributable to the Group, 42% was &midential use,
33% office, 21% retail and 4% for hotel and serdie@artments. In terms of geographic location, 20% Shanghai,
11% in Wuhan, 24% in Chongqing, 18% in Foshan &% i Dalian.

Completed properties

As of 31 December 2010, the Group had 511,000 sof.completed properties on hand, of which 483.6QM. were
commerical properties (composed of 480,000 sq.westment properties held for rental purpose an@03$y.m.
planned for sales) and 28,000 sg.m. were residésiEia unsold or sold but not handed over.

Property under development

As of 31 December 2010, the Group had a GFA ofmilBon sgq.m. of properties under development, whare
targeted for delivery progressively over the follogvyears. The GFA in properties under developnmgreased 65%
from 2.6 million sg.m. in 2009.

Property for future development

As of 31 December 2010, the Group had a GFA ohéliBon sq.m. of properties held for future devetognt.
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The Group’s total landbank as of 31 December 2Biblyding that of its associates, is summarisedwel

Approximate/Estimated
leasable and saleable GFA

Clubhouse
Hotel/ carpark
serviced and othe Group’s
Project Residentie Office Retail apartment§  Subtotal facilities Total interest
(sg.m.) (sgq.m.)  (sgq.m.) (sq.m.) (sq.m. (sq.m.) (sg.m. %
Completed properties:
Shanghai Taipinggiao 7,000 81,000 81,000 5,000 174,000 95,000 269,000 99.0%
Shanghai Rui Hong Xin Cheng - - 35,000 - 35,000 38,000 73,000 74.3%
Shanghai KIC - 93,000 42,000 - 135,000 96,000 231,000 86.8%
Hangzhou Xihu Tiandi - - 6,000 - 6,000 - 6,000 100.0%
Wuhan Tiandi 3,000 - 47,000 - 50,000 27,000 77,000 75.0%
Chongging Tiandi 18,000 - 51,000 - 69,000 44,000 113,000 79.4%
Dalian Tiandi - 42,000 - - 42,000 14,000 56,000 48.09%
Subtotal 28,000 216,000 262,000 5,000 511,000 314,000 825,000
Properties under development:
Shanghai Taipinggiao 90,000 105,000 52,000 - 247,000 81,000 328,000 99.0%
Shanghai Rui Hong Xin Cheng 179,000 - 30,000 - 209,000 79,000 288,000 74.3%
Shanghai KIC - 42,000 11,000 - 53,000 28,000 81,000 86.8%
Hangzhou Xihu Tiandi - - 42,000 - 42,000 27,000 69,000 100.0%
Wuhan Tiandi 177,000 57,000 111,000 - 345,000 46,000 391,000 75.0%
Chongging Tiandi 543,000 778,000 275,000 25,000| 1,621,000 477,000f 2,098,000 79.49%6
Foshan Lingnan Tiandi 138,000 - 147,000 45,000 330,000 125,000 455,000 100.0%
Dalian Tiandi 752,000 411,000 245,000 40,000 1,448,000 104,000{ 1,552,000 48.09%
Subtotal 1,879,000 1,393,000 913,000 110,000| 4,295,000 967,000 5,262,000
Properties for future development:
Shanghai Taipinggiao 166,000 174,000 118,000 38,000 496,000 44,000 540,000 99.0%
Shanghai Rui Hong Xin Chehg 535,000 272,000 252,000 10,000 1,069,000 12,000 1,081,000 74.3%
Shanghai KIC 48,000 93,000 - 18,000 159,000 - 159,000 99.0%
Shanghai Honggiao Tiandi - 127,000 128,000 23,000 278,000 95,000 373,000 100.0%
Wuhan Tiandi 424,000 288,000 92,000 50,000 854,000 40,000 894,000 75.0%
Chongging Tiandi 780,000 25,000 91,000 78,000 974,000 218,000 1,192,000 79.4%
Foshan Lingnan Tiandi 545,000 450,000 137,000 80,000 1,212,000 38,000 1,250,000| 100.0%
Dalian Tiandi 431,000 879,000 360,000 42,000 1,712,000 - 1,712,000 48.09%
Subtotal 2,929,000 2,308,000 1,178,000  339,000| 6,754,000 447,000{ 7,201,000
Total landbank GFA 4,836,000 3,917,000 2,353,000  454,000{ 11,560,000 1,728,000{ 13,288,000

1

50.0% effective interest respectively.

the remaining phases.

remaining GFA of approximately 0.3 million sq.m.\w@ acquired through public bidding in due course.

Hangzhou Xihu Tiandi Phase 2 has been disposedragbruary 2011.
The Group has a 79.4% interest in Chongqing Tiaexdtept for Lot B11-1/02 which the Group has a 59¢Bf4ctive interest. Lot B11-1/02

will be developed into super high rise office towers.

master plan approved in January 2011.
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The Group has a 99.0% interest in all the remainiots, except for Shanghai Xintiandi and Lot lib6which the Group has 97.0% and
The Group has a 75.0% interest in the Phase I, I60tA and Lot 167B of Shanghai Rui Hong Xin Chemgept and 74.3% interests in all

Dalian Tiandi has a landbank of 3.3 million sqimGFA. As of 31 December 2010, approximately 3lllom sq.m. had been acquired. The

The GFA figures of the properties for future depehent in Shanghai Rui Hong Xin Cheng project éaged in accordance with the new



Market Outlook

China continued to lead the global post-financi&is recovery last year, as its foreign trade aetbounded while
domestic demand sustained vigorous momentum. Rascerteign credit rating upgrades attest to Chirggsitation
for prudent macroeconomic management. Increasasgfordirect investment flows indicate internatiomalsiness
confidence in China. In 2010, China recorded 10@R# growth, and the government has begun to exititnulus
policies at a measured pace, while maintainingamgie towards global economic uncertainty. As destrated during
the recent financial crisis, China has the capdoitgspond decisively to major economic shocks.

The housing market continued to show strengthrmgeof transaction volumes and price movementsyksest Market
sentiment was buoyant, and the government becanezeted that home prices in certain cities weragigo quickly.
Despite two rounds of tightening measures in 20ysing demand remained persistently strong owingobust
economic fundamentals, such as rising personamesaand an improving economic outlook. Inflationexpectations
also helped to lift demand for property, which ierqeived as a secure store of value. To stabiiflationary
expectations, the central bank has begun to tigiemetary policy, raising interest rates three simetween October
2010 and February 2011, and increasing the baekw@sequirement ratio multiple times.

The latest round of residential market tighteningasures, announced in January this year, can beasea further
move to dampen market sentiment and prevent ovitngealrhese “temporary” measures are aimed at wgoli
speculative demand rather than end-user demandmirtimum downpayment for second-home purchase waiasd
from 50% to 60%. The measures call on a large nurabeities - including municipalities, provinciabpitals and
cities with surging home prices - to implement pase restrictions. Local residents with only onepprty may
purchase one more property, while non-local resglevith one property - and local residents with taromore
properties - are banned from purchasing any additigroperties. The State Council has also calledlozal
governments to release implementation plans taalombusing price during the first quarter.

The more stringent housing policy this year wiltisk the pool of eligible buyers and is expectedtimg about a
downward price adjustment in some cities and a rmposnged slowdown in transactions compared veith Year.

Chongging and Shanghai have begun levying diffeptiot versions of an annual property tax. The tates for

Shanghai range from 0.4% to 0.6%, and only applyetw purchases. The government is also takingratti@ddress
longer-term structural issues in order to achiebetser balance between housing supply and dentiaaiis to steer
housing prices to a sustainable path, in line wi#img income and rapidly developing city economi@s the supply
front, the government is making more land availdlethe development of public housing. The autiesihave
expedited housing construction on 5.9 million aftdsle housing units in 2010, and are targeting tcoction of 10

million units in 2011. Expanding provision of afftable housing to lower-income households shouldwalthe

government to take a more hands-off approach tprirate-sector housing market in due course.

In Shanghai, the company’s newly acquired site amgifjiao is strategically positioned within the ntanmd China’s
first major air and land multimodal transport hu#onggiao Airport, which ranked fourth by passengambers
amongst mainland China airports in 2009, is tangetin expansion of annual passengers from 29 mii@009 to 40
million by 2015. The hub is currently served by twban metro lines, which will eventually be expaddnto five. By
year-end, Honggiao Transport Hub will become a irusfor three major national high-speed rail trlinks serving
Beijing, Guangzhou and Chengdu. The hub’s exceaticegional and international accessibility is adi¢ation of its
enormous commercial real estate development patemtithis vein, Hangzhou’s tourism and retailteeés expected
to benefit as well from its new high-speed rail mection with Shanghai, which reduces travel timemido around 45
minutes.
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Chongging and Wuhan are continuing to develop aspittincipal economic centres for West and Centiain&

respectively. In May 2010, the State Council apptbthe establishment of Chongging Liangjiang Newrieenic

Zone, which will enjoy a status similar to Pudongshanghai and Binhai in Tianjin. Liangjiang witljey preferential
policies and become a testing ground for econoefarms. Liangjiang’s positioning as the internaéibgateway for
inland China and the financial/innovation centre floe Upper Yangtze Region should attract foreignestment
inflows and generate greater demand for the muatlityfs high-end commercial and residential propdrt early 2010,
Wuhan East Lake High Tech Development Zone wagydagd as China’s second National Innovation Mdaele

after Beijing’s Zhongguancun. The government of Afulplans to invest RMB240 billion in upgrading fitansport
infrastructure over the next five years. Plannegjgats include a second airport and high-speedlires that will

shorten journey times between Wuhan and each eigtg surrounding cities to less than half an hour

Foshan’s local business-driven economy continugmteer ahead, overtaking Qingdao to reach tentbepdemongst
Chinese mainland cities in terms of GDP in 2010shiam’s housing market is benefiting from regiondban

integration. The Guangdong provincial governmerg hanounced a plan to improve integration of irftessure,

industries, urban-rural planning, environmentalt@cton and public services in the Pearl River ®elivhich would
benefit Foshan. Our project in Dalian taps intonfard-looking growth themes in China’s economy, nignthe

development of the software and service outsours@agor. China has made development of this segwiority; and
last August the Ministry of Finance announced asahx waiver until 2013 for service-outsourcingnpanies in a
number of selected cities including Dalian. Thei®alTiandi project, as a part of Dalian SoftwarekPRhase I, is
well positioned to benefit from this sector’s oateiing growth.

Although the more restrictive policy environmentiiviéad to short-term fluctuations in housing salleis year, the
industry’s fundamentals - namely urbanisation armbime growth - remain solid. We believe that theatmns and
maturing communities within the neighbourhood of quojects are the competitive strengths which w#l an

effective shield during times of market uncertair®ur portfolio of commercial properties, includixgntiandi-style

developments and Honggiao Tiandi, stand to befrefit growing middle class affluence and governnpmiicies to

increase local consumption. We are cautiously aptimabout the prospects of the housing market year and we
shall expedite the pace of development to meegmwth target.
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Financial Review

Turnoverdropped by 28% to RMB4,879 million (2009: RMB6, 7%dlion), primarily due to the decrease in progert
sales recognised in 2010.

Property salesvere down by 32% to RMB4,133 million (2009: RMBBOmillion) due to change in sales mix from
different cities as well as the postponement acdsébr upgrading The Manor into super luxuriousrapeants in terms
of handover provisions. Details of property salesirdy the year ended 31 December 2010 are contamehe
paragraph headed "Property Sales" in the Busineg®e® Section referred to the above.

Rental and other related inconfrdm investment properties rose by 10% to RMB70/ian (2009: RMB643 million),
mainly due to more leasable area available asudt ifsmore investment properties completed duthregyear.

Gross profitfor 2010 declined to RMB2,010 million (2009: RMB3% million) with a gross profit margin of 41%
(2009: 52%), largely due to the delivery of thel@gmargin Shanghai Casa Lakeville in 2009.

Other incomerose by 33% to RMB226 million (2009: RMB170 milip consisting of RMB150 million (2009:
RMB149 million) in interest income, RMB33 million2Q009: RMB20 million) in grants received from local
government, guarantee fee income of RMB19 mill@®0Q: nil) and others of RMB24 million (2009: RMRillion).

Selling and marketing expensdecreased by 6% to RMB142 million (2009: RMB151lion) mainly due to the
decrease in contracted sales of the Group from R¥EGBmillion in 2009 to RMB4,606 million in 2010x@&uding
associates).

General and administrative expensdightly increased by 3% to RMB561 million (200@VB543 million).

Operating profitwas lower by 49% at RMB1,533 million (2009: RMB3%million), a composite effect on the various
items mentioned above.

With the accelerated program for the developmenneéstment properties and asset appreciatimerease in fair
value of investment propertiesse to RMB2,711 million (2009: RMB536 million)f which RMB1,140 million (2009:
RMB259 million) was derived from completed investrhproperties and RMB1,571 million (2009: RMB277lion)
from investment properties under construction settiopment. Details of the investment propertiescargtained in the
paragraph headed "Investment Properties" in thinBss Review Section referred to the above.

Gain on disposal of investment properte@sRMB23 million for the year ended 31 December 2010 represented the
disposal of office and retail spaces at a net clemation of RMB185 million (2009: nil)

Share of results of associatess RMB58 million (2009: RMB436 million), which éiuded a revaluation gain of the
investment properties under development or cortirugnet of related taxes) amounting to RMB96 imiil (2009:
RMB496 million) attributable to the Group.

Finance costs, net of exchange gamounted to a net income of RMB42 million (2009t egpense of RMB89
million), mainly due to the exchange gain on band ather borrowings of RMB200 million (2009: RMB #dillion).
With the issue of RMB2,720 million convertible bendnd RMB3,000 million notes, as well as additidmeahk loans
raised of RMB2,980 million during the year, intdregpenses increased to RMB888 million (2009: RMBi#@llion).
Capitalised borrowing costs increased proportigrnallRMB796 million (2009: RMB634 million).

Profit before taxatiorincreased by 12% to RMB4,367 million (2009: RMB28nillion), due to a composite effect of
the various items mentioned above.

Taxationincreased by 4% to RMB1,357 million (2009: RMB113fillion). Excluding the land appreciation tax of
RMB215 million (which was assessed based on theegmion value of properties disposed of) togethéh its
corresponding enterprise income tax effect of RMBBHion, the effective tax rate for the year 2048s 27.4% (2009:
24.4%).

Profit attributable to shareholders of the Compdoy2010 was RMB2,809 million, an increase of 5%ewltompared
to 2009 (2009: RMB2,673million).
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Profit attributable to shareholders excluding raatibn of investment properties is as follows:

Year ended 31 December
2010 2009 %
RMB'million RMB'million  change

Profit attributable to shareholders of the Company 2 809 2673  +5%
Revaluation increase on investment propertiesefitoup

(net of deferred tax effect and share of non-cdimgpinterests) (1,957) (493)
Share of revaluation increase on investment prigseof associates

(net of tax effect) (96) (496)

Profit attributable to shareholders of the Complaefpre
revaluation of investment properties 756 1,684 -55%

Earnings per sharevere RMBO0.55 calculated based on a weighted ageshg@pproximately 5,091 million shares in
issue during the year ended 31 December 2010 (2B0#B0.55 calculated based on a weighted average of
approximately 4,823 million shares in issue).

Capital Sructure, Gearing Ratio and Funding

In September 2010, the Company issued RMB denoadrlds$ settled convertible bonds with an aggregateipal
amount of RMB2,720 million. The convertible bondsab coupon of 4.5% per annum and convertible diaini
conversion price of HK$4.87 with a fixed exchangterof RMB1.00 to HK$1.1439 at any time betweemNb9ember
2010 and 19 September 2015. In December 2010, tbapGalso issued RMB3,000 million senior notes wath
maturity of three years due in December 2013 (2@&13 Notes"). The 2013 Notes are denominated in Rivi&
settled in US$, with coupon rate of 6.875% per ammpayable semi-annually. In January 2011, the Grougher
issued RMB3,500 million senior notes with a maguat four years due in January 2015 (the "2015 BlI9tehe 2015
Notes are denominated in RMB and settled in US®#) aoupon rate of 7.625% per annum payable semiadlyn The
aggregate proceeds from the convertible bonds anibrsnotes of RMB9,220 million are intended to ducapital
expenditures and business growth in future years.

As of 31 December 2010, the structure of the Gbptrowings is summarised below:

Due in more Due in more

than one than two
Total year but not years but not Due in more
(in RMB Due within exceeding exceeding than
equivalent) one year two years five years five years

RMB'million RMB'million RMB'million RMB'million RMB'million

Bank borrowings — RMB 4,576 350 1,240 1,993 993
Bank borrowings — HK$ 8,276 1,294 5,081 1,901 -
Other borrowings — US$ 331 - - 331 -

13,18: 1,644 6,321 4,225 99:
Convertible bonds — RMB 2,117 - - 2,117 -
Notes — RMB 2,945 - - 2,945 -

Total 18,24 1,644 6,321 9,287 99¢
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Total cash and bank deposits amounted to RMB6, #Bi@mas of 31 December 2010 (31 December 2009BRM47
million), which included RMB1,885 million (31 Decdrar 2009: RMB2,019 million) of deposits pledgedbinks.
The increase in our cash balance was mainly ddleetassue of convertible bond of RMB2,720 milliomdanotes of
RMB3,000 million (due in 2013) during the year.

As of 31 December 2010, the Group’s net debt balamas RMB11,455 million (31 December 2009: RMB5,256
million) and its total equity was RMB26,028 milliof81 December 2009: RMB22,574 million). The Groupé&t
gearing ratio was 44% as of 31 December 2010 (ZeDber 2009: 23%), calculated on the basis of xthess of the
sum of convertible bonds, notes, bank and othemfdngs net of bank balances and cash (includiegigeéd bank
deposits) over the total equity.

The Group’s rental and other related income for0264pressed as a percentage of the Group’s tdtxest costs
before capitalisation to properties under develapgmeas 80% (2009: 84%).

Pledged Assets

As of 31 December 2010, the Group had pledgedindetad use rights, completed properties for invesit and sale,
properties under development, accounts receivatde beank and cash balances totalling RMB25,275 onill{31
December 2009: RMB20,877 million) to secure ourrémings of RMB11,186 million (31 December 2009:
RMB9,217 million).

Capital and Other Development Related Commitments

As of 31 December 2010, the Group had contractethdtments for development costs and capital experalin the
amount of RMB14,579 million (31 December 2009: RMBIL8 million).

Future Plansfor Material I nvestments and Sources of Funding

In September 2010, the Company successfully bicgfprece of land located in Shanghai’s Honggiam3partation
Hub with an estimated leasable GFA of approxima2&l§,000 sq.m. at a consideration of RMB3,188 onilli

We shall continue to focus on the development ofexisting landbank which is situated in prime lmas. We shall,
at appropriate times, consider other opportunttiegarticipate in projects of various scale wheeeaan leverage our
competitive strengths. We may also pursue otherspliacluding other ways to acquire land developmights for the
purpose of undertaking property projects or othaysivto increase the scale of our operations byrdgueg on our
master planning expertise.

Cash flow Management and Liquidity Risk

Management of the Group’s cash flow is the resplityi of the Group’s treasury function at the corate level.

Our objective is to maintain a balance betweenicoity of funding and flexibility through a combinan of internal
resources, bank borrowings and other borrowinggravappropriate. We are comfortable with our prefeancial

and liquidity position, and will continue to maiimaa reasonable liquidity buffer to ensure sufintidunds are
available to meet liquidity requirements at allén
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Exchange Rate and I nterest Rate Risks

The revenue of the Group is denominated in RMB. ddrvertible bonds and notes issued during the weae also
denominated in RMB. As a result, the coupon paymantl the repayment of the principal amounts ottrevertible
bonds and notes do not expose the Group to anyargetrate risks. A portion of the revenue, howeigecpnverted
into other currencies to meet our foreign curresegominated debt obligations, such as the banlotre borrowings
denominated in HK$ and US$. As a result, to thembivhere we have a net currency exposure, thep3soexposed
to fluctuations in foreign exchange rates.

Considering a relatively stable currency regiméhwggard to the RMB as it is maintained by the @¢r@Government,
which only allows the exchange rate to fluctuatéhini a narrow range going forward, and the Growpesv that it is
more probable than the value of RMB will appreciather than depreciate relative to the HK$/US$him short to
medium term; the Group expects that any adversectsffof the exchange rate fluctuation between thH3 Rind
HK$/US$ may not be significant.

The Group’s exposure to interest rate risk resfrlben fluctuation in interest rates. Most of the Gp&s bank
borrowings consist of variable rate debt obligadievith original maturities ranging from two to foyears for project
construction loans; and two to ten years for mggg@ans. Increases in interest rates would inergdsrest expenses
relating to the outstanding variable rate borrowiagd cost of new debt. Fluctuations in intergstsranay also lead to
significant fluctuations in the fair value of thelat obligations.

At 31 December 2010, the Group had various outgstgnibans that bear variable interests linked tanddKong
Inter-bank Borrowing Rates. The Group has hedgednag the variability of cash flow arising from émést rate
fluctuations by entering into interest rate swapw/hich the Group would receive interest at vagailtes at the Hong
Kong Inter-bank Borrowing Rates and pay interedixatd rates ranging from 0.95% to 3.58% basedhenniotional
amount of HK$5,581 million in aggregate.

Save as disclosed above, the Group did not holdotlmsr derivative financial instruments as of 31c&aber 2010.
The Group continues to monitor its exposure torese rate and exchange rate risks closely, and emagioy
derivative financial instruments to hedge agaiisét when necessary.

FINAL DIVIDEND

The Board has resolved to recommend the paymeatfiolal dividend of HK$0.05 per share for the yeaded 31
December 2010 (2009: HK$0.12 per share). Subjecthareholders’ approval of the final dividend a¢ #nnual
general meeting to be held on 19 May 2011, thd finadend is expected to be paid on or about 30eJ2011 to
shareholders whose names appear on the registegrobers of the Company on 19 May 2011.

CLOSURE OF REGISTER OF MEMBERS

The register of members of the Company will be etbfrom 12 May 2011 to 19 May 2011, both days isiek,
during which period no transfer of shares will legistered. In order to qualify for the proposedlffidividend and
entitlement to attend the forthcoming annual gdnaegeting of the Company, all transfer documentoampanied by
the relevant share certificates must be lodged theghCompany’s branch share registrar in Hong K@amputershare
Hong Kong Investor Services Limited, at Shops 11126, 17/F., Hopewell Centre, 183 Queen’s Road, Eéat Chai,
Hong Kong for registration not later than 4:30 pam.11 May 2011.
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PURCHASE, SALE OR REDEMPTION OF SHARES

Neither the Company nor any of its subsidiarieshashased, sold or redeemed any of the Compahgises during
the year ended 31 December 2010.

CORPORATE GOVERNANCE

The Company is committed to enhancing its corpagateernance practices appropriate to the condutigamwth of
its business and to reviewing its corporate govaagractices from time to time to ensure they dgmyith the Code
on Corporate Governance Practices (the "CG Codetacted in Appendix 14 of the Listing Rules) anigiaiwith the
latest developments.

Mode Code for Securities Transactions
The Company has adopted the Model Code for Seesiritransactions by Directors of Listed Issuers (iledel
Code") as the code regarding securities transachbgrihe Directors and relevant employees.

Specific enquiry has been made of all the Direcéors the Directors have confirmed that they havepted with the
Model Code during the year ended 31 December 2010.

To comply with the code provision A.5.4 of the C@dg, the Company has established and adopted a fGode
Securities Transactions by Relevant Employees,odess exacting terms than the Model Code, to edguealings in
the shares of the Company by certain employeeseoCompany or any of its subsidiaries who are cemed to be
likely in possession of unpublished price sensitinfermation in relation to the Company or its s#sar

No incident of non-compliance with these writteridglines by the relevant employees was noted by tdrapany.

Board Composition

During the year ended 31 December 2010, there aleken members in the Board of Directors of the gamy and
the majority of them were Independent Non-execubuectors ("INEDs"). With the retirement of Mr. us H. W.
WONG ("Mr. WONG") with effect from 16 March 2011he Board is currently made up of ten members @l totith
three Executive Directors, one Non-executive Doeand six INEDs.

The composition of the Board reflects the necesbalgnce of skills and experience desirable fozatife leadership
of the Company and independence in decision-making.

Audit Committee

During the year ended 31 December 2010, the Augiihi@ittee consists of three members, namely Prafésany C.
BIDDLE ("Professor BIDDLE"), Dr. Edgar W. K. CHEN@nd Dr. Roger L. McCARTHY. All of them are INEDsh&
chairman of the Audit Committee is Professor BIDDLE

The Audit Committee has reviewed the Group’s imeand annual results for the year ended 31 DeceZBED,
including the accounting principles and practiceéspaed by the Company, in conjunction with the Camys external
auditors.

Remuneration Committee

During the year ended 31 December 2010, the ReratioerCommittee consists of three members, namely D
William K. L. FUNG ("Dr. FUNG"), Mr. Vincent H. SLO ("Mr. LO") and Professor BIDDLE. Dr. FUNG and
Professor BIDDLE are INEDs. The chairman of the Reeration Committee is Dr. FUNG.

The primary functions of the Remuneration Commitieeto evaluate the performance and make reconatiend on

the remuneration package of the Directors and senanagement, and to evaluate and make recommensiain
employee benefit arrangements.
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Nomination Committee

The Nomination Committee currently comprises thmeambers, Mr. LO, Sir John R. H. BOND ("'Sir John BDW)
and Professor BIDDLE. Sir John BOND and Professtid[B.E are INEDs. The Chairman of the Nomination
Committee is Mr. LO.

The primary functions of the Nomination Committge o review the structure, size and compositiothef Board,
identify individuals suitably qualified to becomeembers of the Board, and assess the independeiidEDS.

Finance Committee

During the year ended 31 December 2010, the dirgetbho were members of the Finance Committee ward_®,

Sir John BOND, Dr. FUNG, Professor BIDDLE, Mr. WON(&tired with effect from 16 March 2011), Mr. DahV. K.
WAN and Mr. Freddy C. K. LEE (appointed with efféfcobm 19 August 2010). Sir John BOND, Dr. FUNG and
Professor BIDDLE are INEDs. The Chairman of theaRite Committee is Mr. LO.

The primary functions of the Finance Committee tarestipulate and monitor the financial strategieslicies and
guidelines of the Group.

Compliance with Code on Cor porate Governance Practices
During the year ended 31 December 2010, the Compasgomplied with the code provisions of the C@&except
for the following deviation:

Code provision A.2.1: The roles of chairman anathikecutive officer ("CEQO") should be separate simould not be
performed by the same individual.

Mr. LO is the Chairman, CEO and the founder of @mmpany. The Board considered that vesting thesrofehe
Chairman and CEO in the same person was necesseayse of the unique role and market importandérof.O in

the business development efforts of the Companig Wésting provided strong and consistent markaddeship and
was critical for efficient business planning ancid®ns of the Company in its maturing stage ofeligyment.
Furthermore, all major decisions were made in clhaigon with members of the Board and appropriatart
committees. There were six INEDs on the Board oftpstrong, independent and differing perspectivése Board
was therefore of the view that there were adedoaince-of-power and safeguards in place.

With the high growth strategy and the decentrabsapolicy that the Company has been pursuing sk, the
Board of Directors considers that it is an apprfertime to separate the roles of the Chairmartten@€EO for a clear
division of responsibilities between the managenoétihe Board and the day-to-day management oftiseess. This
will ensure a balance of power and authority, darel Company should be calling for innovative andegreneurial
decision making by the front line executives. Thus, 16 March 2011, the Board appointed Mr. FreddiK CLEE as
the new CEO of the Company, while Mr. LO remainsn@sChairman of the Company with effect from thms date.

Further information on the Company’s corporate goaace practices during the year under review lvgllset out in
the corporate governance report to be containethenCompany’s 2010 annual report which will be senthe
shareholders of the Company in mid April 2011.

EMPLOYEES AND REMUNERATION POLICY

As of 31 December 2010, the number of employedsdarGroup was 1,267 (31 December 2009: 1,402h¢laelcount
of the property management business acquired ii8 2@ 1,350 (31 December 2009: 1,114). The Groopiges

comprehensive benefit package for all employeegedisas career development opportunities. Thisude$ retirement
schemes, share option scheme, medical insuranoer, imisurances, in-house training, on-the-job inginexternal

seminars, and programmes organised by profesdiodl#s and educational institutes.

The Group strongly believes in the principle of @iy of opportunity. The remuneration policy ofetiGroup for

rewarding its employees is based on their perfoomanualifications and competency displayed in edhp the
corporate goals.
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SCOPE OF WORK OF MESSRS. DELOITTE TOUCHE TOHMATSU

The figures in respect of the Group’s consolidaséatement of financial position as at 31 Deceml@t02 and
consolidated income statement, consolidated staeaiecomprehensive income and the related not®ti for the
year then ended as set out in the preliminary amement have been agreed by the Group’s auditasideDeloitte
Touche Tohmatsu, to the amounts set out in the Ea@udited consolidated financial statements fier year. The
work performed by Messrs. Deloitte Touche Tohmasthis respect did not constitute an assurancagamgent in
accordance with Hong Kong Standards on Auditingndgd&ong Standards on Review Engagements or Hongy Kon
Standards on Assurance Engagements issued by thg Kong Institute of Certified Public Accountantada
consequently no assurance has been expressed bysM@sloitte Touche Tohmatsu on the preliminaryoaimcement.

APPRECIATION

Firstly, I must congratulate Freddy Lee on his apjpoent as CEO of the Group. It is a challengingt, gxtremely
rewarding position; and | have every confidencd-iaddy’s ability and his dedication to taking theo@ to new
heights.

| would also like to express my sincere thanks uo DBirectors, who have guided the Group to go freinength to
strength over the past few years. Finally, | mhank all our staff for their dedication, loyaltydatireless efforts. Our
staff have proven time and again that "people ntla&elifference”.

2011 will be a watershed year for Shui On Landyasvolve to take on bigger challenges and deligebietter results.
I look forward to continuing to lead the Group meating more value for all our shareholders, akth¢aShui On Land
to greater success.

By Order of the Board
Shui On Land Limited
VincentH. S. LO
Chairman

Hong Kong, 16 March 2011

At the date of this announcement, the executivectdirs of the Company are Mr. Vincent H. S. LO (Ghain), Mr. Freddy C.K. LEE (Chief
Executive Officer) and Mr. Daniel Y. K. WAN; the rexecutive director of the Company is The Honourdl#®JNG Chun Ying; and the
independent non-executive directors of the CompamySa John R. H. BOND, Dr. Edgar W. K. CHENG, Dr. With K. L. FUNG, Professor
Gary C. BIDDLE, Dr. Roger L. McCCARTHY and Mr. DavidSHAW.

* For identification purposes only
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