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Announcement of 2008 Interim Results
For the six months ended 30 June 2008

HIGHLIGHTS |

» Turnover reached RMB2,184 million or HK$2,381 naitlj slightly higher than that of the corresponduegiod
in 2007 (2007: RMB2,178 million or HK$2,200 millipn

» A total of 36,400 sg.m. of saleable GFA or 224 simiere sold, giving rise to a turnover from propesdles of
RMB1,879 million (2007: 46,400 sg.m. or 263 unitsi groperty sales turnover of RMB1,943 million).

» Property investment turnover increased by 34% tdBR8¥Y million (2007: RMB214 million). At 30 June 280
the size of our investment property portfolio hadreased to 262,000 sq.m. of leasable GFA (31 Deee007:
253,000 sqg.m.).

> Profit attributable to shareholders was RMB1,778iom or HK$1,938 million, an increase of 62% ovhat of
the corresponding period in 2007 (2007: RMB1,098a@ni or HK$1,109 million).

» Excluding the effect of revaluation of investmembperties and fair value adjustment on derivativaricial
instruments, the underlying profit attributablestwareholders was RMB1,577 million or HK$1,719 roillj an
increase of 70% over that of the correspondingogen 2007 (2007: RMB930 million or HK$939 millian)

» Earnings per share was RMB42 cents or HK46 ce@7(2RMB26 cents or HK26 cents), an increase of .62%

» An interim dividend in respect of the six monthsled 30 June 2008 of HK7 cents (2007: HK5 centsspare
has been declared.

» At 30 June 2008, the Group’s total landbank amalitaeapproximately 13.2 million sq.m. of GFA (of ieh 9.8
million sq.m. are attributable to shareholdershd Company), comprising 8 projects that span oveitiés,
namely Shanghai, Hangzhou, Chongging, Wuhan, DalahFoshan.

» Total assets increased to approximately RMB351#bbi(31 December 2007: RMB29.9 billion).

» Total equity was RMB18.7 billion, of which RMB17bllion was attributable to shareholders of the @any
(31 December 2007: total equity was RMB16.7 billasd RMB15.9 billion attributable).

» Net debt was RMB5,440 million (31 December 2007: B3yB75 million). Net debt to total equity ratio €n
gearing ratio”) increased to 29% as of 30 June ZB808ecember 2007: 20%).

Note: Except for dividend per share that is oridipaenominated in HK dollar, all of the HK dollaigfires presented above are shown for
reference only and have been arrived at based emexichange rate of RMB1 to HK$1.09 for the firstsopnths of 2008 and RMB1 to
HK$1.01 for the corresponding period in 2007, being average exchange rates that prevailed duriegréispective periods.

Website: www.shuionland.com



The Board of Directors (the “Board”) of Shui On Idahimited (the “Company” or “Shui On Land”) is pked to
announce the unaudited consolidated results o€tmpany and its subsidiaries (collectively the “@G9 for the six
months ended 30 June 2008 as follows:

CONDENSED CONSOLIDATED INCOME STATEMENT
For the six months ended 30 June 2008

Unaudited Unaudited
six months ended six months ended
Notes 30 June 2008 30 June 2007
HK$'million RMB'million HK$'million RMB'million
(note 2) (note 2)

Turnover 4 2,381 2,184 2,200 2,178
Cost of sales (860) (789) (696 (689)
Gross profit 1,521 1,395 1,504 1,489
Other income 267 245 129 128
Selling and marketing expenses (63) (58) (49) (48)
General and administrative expenses (385) (353) (238) (236)
Operating profit 5 1,340 1,229 1,346 1,333
Increase in fair value of

investment properties 322 296 270 267
Gains on disposal and partial disposal

of equity interests in subsidiaries 940 862 1 1
Share of results of associates 38 35 - -
Finance costs, net of exchange gain 6 194 178 (81) (80)
Profit before taxation 2,834 2,600 1,536 1,521
Taxation 7 (820) (752) (192) (190)
Profit for the period 2,014 1,848 1,344 1,331
Attributable to:
Shareholders of the Company 1,938 1,778 1,109 1,098
Minority interests 76 70 235 233

2,014 1,848 1,344 1,331

Dividends 8
Final dividend, paid 407 373 250 248
Interim dividend, declared 293 257 205 203
Earnings per share 9

Basic HK46 cents RMBA42 cents HK26 cents RMB26 cents

Diluted HK46 cents RMB42 cents HK26 cents RMB26 cents

Page 2



CONDENSED CONSOLIDATED BALANCE SHEET
As of 30 June 2008

Notes Unaudited Audited
30 June 2008 31 December 2007
RMB’ million RMB’ million
Non-current assets
Investment properties 8,359 7,994
Property, plant and equipment 352 260
Prepaid lease payments 5,917 4,325
Properties under development 2,132 1,734
Interests in associates 161 85
Loans to associates 1,412 981
Accounts receivable 10 309 312
Derivative financial instruments designated as
hedging instruments 51 -
Pledged bank deposits 1,629 237
Defined benefit assets 5 6
Deferred tax assets - 89
20,327 16,023
Current assets
Properties under development for sale 7,054 6,281
Properties held for sale 1,848 325
Accounts receivable, deposits and prepayments 10 1,933 3,477
Loan receivable 399 240
Amounts due from associates 459 12
Amounts due from related parties 75 44
Amount due from a minority shareholder of a sulasidi 6 6
Early redemption rights on notes 4 11
Pledged bank deposits 318 617
Bank balances and cash 2,931 2,843
15,027 13,856
Current liabilities
Accounts payable, deposits received and accruegeha 11 2,338 1,768
Amounts due to related parties 112 39
Amounts due to minority shareholders of subsidgarie 837 876
Tax liabilities 798 1,541
Loan from a minority shareholder of a subsidiary 196 100
Notes - due within one year 2,546 2,667
Bank borrowings - due within one year 1,143 1,514
Derivative financial instruments designated as
hedging instruments - 323
7,970 8,828
Net current assets 7,057 5,028

Total assets less current liabilities 27,384 21,051
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CONDENSED CONSOLIDATED BALANCE SHEET (CONTINUED)
As of 30 June 2008

Unaudited Audited
30 June 2008 31 December 2007
RMB’ million RMB’ million
Capital and reserves
Share capital 84 84
Reserves 17,420 15,794
Equity attributable to shareholders of the Company 17,504 15,878
Minority interests 1,158 828
Total equity 18,662 16,706
Non-current liabilities
Loan from a minority shareholder of a subsidiary - 93
Bank borrowings — due after one year 6,629 2,891
Deferred tax liabilities 2,093 1,361
8,722 4,345
27,384 21,051
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Notes to the condensed consolidated financial istatgs:
1. General

The Directors of the Company consider that its paaed ultimate holding company is Shui On Complainyited,
a private limited liability company incorporatedthe British Virgin Islands.

The condensed consolidated financial statements haen prepared in accordance with the applicabtdodure
requirements of Appendix 16 to the Rules GovertilirggListing of Securities on The Stock Exchangelofig Kong
Limited (the "Listing Rules") and with Internatidn&ccounting Standard (“IAS”) 34 "Interim FinanciRleporting"
issued by the International Accounting Standardsr&dgthe "IASB").

2. Presentation
The comparative figures have been restated to oortimthe current period's presentation as follows:

0] The presentation of condensed consolidatednecatatement has been changed to function of egpens
method to reflect a more relevant and meaningfeg@ntation.

(i) In September 2007, the Financial Reportingn8&ds Committee of the Hong Kong Institute of {ied
Public Accountants issued a meeting summary in lwtlie committee concluded that Land Appreciation Ta
is a form of income tax and is within the scopehaf accounting standard “Income Tax”. Taking thii
account, the Land Appreciation Tax has been rdtileddrom cost of sales to taxation in the condghs
consolidated income statement.

The HK dollar figures presented in the condensetaidated income statement are shown for referenbeand

have been arrived at based on the exchange r&MBfL to HK$1.09 for the first six months of 2008daRMB1 to

HK$1.01 for the corresponding period in 2007, belmgaverage exchange rates that prevailed dursgespective
periods.

3. Principal accounting policies

The condensed consolidated financial statement® leen prepared on the historical cost basis eximept
investment properties and certain financial inseuata, which are measured at fair values.

The accounting policies used in the condensed tidased financial statements are consistent witséhfollowed
in the preparation of the Group's annual finanstatements for the year ended 31 December 200&peeas
described below.

In the current interim period, the Group has applier the first time, the following new Internatia Financial
Reporting Interpretations Committee Interpretati¢tiSRIC") issued by the IASB, which are effectiver the
Group's financial year beginning 1 January 2008.

IFRIC 11 IFRS 2: Group and Treasury Share Transasti
IFRIC 12 Service Concession Arrangements
IFRIC 14 IAS 19 — The Limit on a Defined Benefits&s,

Minimum Funding Requirements and their Inteacti

The adoption of these new IFRICs has had no magdfect on the results or financial position oét&roup for the
current or prior accounting periods. Accordingly,prior period adjustment has been required.
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3. Principal accounting policies (Continued)

The Group has not early applied the following nemd aevised International Financial Reporting Stadsa
(“IFRS"), IAS or IFRIC that have been issued by IASB but are not yet effective.

IFRSs (Amendments) Improvements to IFRS

IAS 1 (Revised) Presentation of Financial Statesient

IAS 23 (Revised) Borrowing codts

IAS 27 (Revised) Consolidation and Separate Firdu8tatements

IAS 32 & 1 (Amendments) Puttable Financial Instrmtseand Obligations Arising on Liquidation
IAS 39 Eligible Hedged items

IFRS 1 & IAS 27 (Amendments) Cost of an Investniara Subsidiary, Jointly Controlled Entity or Asgie?
IFRS 2 (Amendments) Vesting Conditions and Cantietig

IFRS 3 (Revised) Business Combinatibns

IFRS 8 Operating Segmehts

IFRIC 13 Customer Loyalty Programnies

IFRIC 15 Agreements for the Construction of RedhES

IFRIC 16 Hedges of a Net Investment in a Foreige@port

! Effective for annual periods beginning on or aftelanuary 2009 except the amendments to IFRS5,
which is effective for annual periods beginnimgay after 1 July 2009

? Effective for annual periods beginning on or aftelanuary 2009

® Effective for annual periods beginning on or afteluly 2009

* Effective for annual periods beginning on or afteluly 2008

> Effective for annual periods beginning on or aftédctober 2008

The Directors of the Company anticipate that thgliegtion of these standards, amendments or irg&fions will

have no material impact on the results and findnumisition of the Group except for the adoptionlBRS 3

(Revised), IAS 27 (Revised) and IFRIC 15. The awopdf IFRS 3 (Revised) may affect the accountimgtiusiness
combination for which the acquisition date is orafier the beginning of the first annual reportpegiod beginning
on or after 1 July 2009. IAS 27 (Revised) will afféhe accounting treatment on changes in a paremthership
interest in a subsidiary that do not result in sslof control, which will be accounted for as eguransactions.
IFRIC 15 will affect the timing of the revenue rgoation on the sales of properties until all theezia in paragraph
14 of IAS 18 are satisfied.
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4. Turnover and segmental information
An analysis of the Group’s turnover for the pen®as follows:

Six months ended 30 June
2008 2007
RMB’million RMB’million
Property development:

Property sales 1,879 1,943
Property investment:
Rental income from investment properties 236 180
Income from operations of service apartments 13 12
Property management fees 14 9
Rental related income 24 13
287 214
Others 18 21

2,184 2,178

Business segment

For management purposes, the Group’s businessitiestiare broadly categorised under two major kassn
segments - property development and property imerst These segments are the bases on which thg @Grports
its primary segment information.

Principal activities are as follows:

Property development - development and sale ofetiss
Property investment - property letting, propertynagement and operations of service apartments
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4. Turnover and segmental information (Continued)

Business segment (Continued)

Six months ended 30 June 2008

Property Property
development  investment Others Consolidated
RMB'million RMB’'million RMB’'million RMB’million
TURNOVER
Segment sales 1,879 287 18 2,184
RESULTS
Segment results 1,136 493 4 1,633
Interest income 122
Finance costs, net of exchange gain 178
Share of results of associates 35
Gain on partial disposal of equity interests in
subsidiaries 862
Net unallocated expenses (230)
Profit before taxation 2,600
Taxation (752)
Profit for the period 1,848
Six months ended 30 June 2007
Property Property
development investment Others Consolidated
RMB'million RMB’'million RMB’'million RMB’million
TURNOVER
Segment sales 1,943 214 21 2,178
RESULTS
Segment results 1,272 476 12 1,760
Interest income 77
Finance costs, net of exchange gain (80)
Gain on disposal of interests in subsidiaries 1
Net unallocated expenses (237)
Profit before taxation 1,521
Taxation (190)
Profit for the period 1,331

Geographical segment

Over 90% of the Group's turnover and contributioroperating profit is attributable to customerghe People's
Republic of China (“PRC"). Accordingly, no analysisgeographical segment is presented.
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5. Operating profit

Operating profit has been arrived at after chargangditing):

Allowance for bad and doubtful debts

Depreciation of property, plant and equipment
Less: Amount capitalised to properties under depraknt

Release of prepaid lease payments
Less: Amount capitalised to properties under depraknt

Employee benefits expenses
Directors’ emoluments
Fees
Salaries, bonuses and allowances
Share-based payment expenses

Other staff costs
Salaries, bonuses and allowances
Retirement benefits costs
Share-based payment expenses

Total employee benefits expenses
Less: Amount capitalised to properties under deprakent

Cost of properties sold recognised as an expense
Rental charges under operating leases
Interest income

Tax refunds from reinvestment of dividends
and grants received from local governments
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Six months ended 30 June

2008 2007
RMB’million RMB’million
2 3
33 13
1) (1)
32 12
71 50
(70) (49)
1 1
1 1
8 16
1 7
10 24
163 136
11 11
18 4
192 151
202 175
(40) (41)
162 134
733 654
20 26
(122) (77)
(209) (42)



6. Finance costs, net of exchange gain

Interest on bank loans and overdrafts wholly repleyavithin five years
Interest on amount due to a minority shareholder sfibsidiary
wholly repayable within five years
Imputed interest on loan from a minority shareholufea subsidiary
wholly repayable within five years
Interest on notes
Less: Net interest income from cross currency @geswap

Total interest costs
Less: Amount capitalised to properties under depreknt

Loss on change in fair value of early redemptights on notes
Net exchange (gain) loss on financing activities
Other finance costs

Six months ended 30 June

2008 2007
RMB’million RMB'million
188 103
2 2
4 5
158 164
(25) (48)
327 226
(304) a77)
23 49
7 14
(233) 10
25 7
(178) 80

Borrowing cost capitalised during the six monthslexh 30 June 2008 arose on the general borrowinggidbe
Group were calculated by applying an annual cagittbn rate of approximately 6% (six months en88dJune

2007: 8%) to expenditure on the qualifying assets.

. Taxation

PRC Enterprise Income Tax
- Current taxation

Deferred taxation
- Provision for the period

- Attributable to a change in tax rate of the PReEprise Income Tax

PRC Land Appreciation Tax
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Six months ended 30 June

2008 2007
RMB’million RMB’million

(Note 2)

65 50

190 485
- (355)

190 130

497 10

752 190



7. Taxation (Continued)

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

PRC Enterprise Income Tax has been provided atafipdicable income tax rate of 25% (2007: 33%) oa th
assessable profits of the companies in the Grotipglthe period.

On 16 March 2007, the PRC Government promulgated_tiw of the PRC on Enterprise Income Tax (the "New
Law") by Order No. 63 of the President of the PR@®jch changed the tax rate from 33% to 25% foraiert
subsidiaries from 1 January 2008. The deferreb&dance as of 30 June 2007 has been adjustedédotrife tax
rates that are expected to apply to the respegpévieds when the asset is realised or the liabgigettled.

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

During the six months ended 30 June 2008, the Ghagprevised the cost allocation of certain pufaulities
among various property development companies imcatpd in the PRC that undertake the developmenmheof
various phases of the Shanghai Taipinggiao projdut. revised cost allocation, which has been aedeby the
relevant local tax bureau in the recent incomefilirg, has resulted in a change in accountingnestes for the
provision of Land Appreciation Tax and, accordingly additional provision of RMB270 million has bemade and
charged to the condensed consolidated income sateior the six months ended 30 June 2008. Consdgua
corresponding reduction in deferred tax liabilitfsRMB68 million has been made and credited todbedensed
consolidated income statement for the same period.

8. Dividends
Six months ended 30 June
2008 2007
RMB’million RMB’million

Final dividend paid 373 248
Interim dividend declared in respect of 2008 of

HK7 cents (2007:HKS5 cents) per share 257 203
In June 2008, a final dividend in respect of 200HIE10 cents (equivalent to RMB8.9 cents) per shaas paid to

the shareholders.

In June 2007, a final dividend in respect of 20061K6 cents (equivalent to RMB5.9 cents) per shaas paid to
the shareholders.

The Board has declared the payment of HK7 centsialgnt to RMB6.1 cents) (2007: HK5 cents (equavdlto
RMB4.8 cents)) per share as the interim dividengk#pect of 2008.
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9. Earnings per share

The calculation of the basic and diluted earningsghare attributable to shareholders of the Cognmabased on
the following data:

Six months ended 30 June

2008 2007
Earnings RMB’million  RMB’million
Earnings for the purposes of basic earnings peesra diluted earnings
per share, being profit for the period attributablshareholders of the Company 1,778 1,098

Six months ended 30 June

2008 2007
Number of shares ‘million "million
Weighted average number of ordinary shares
for the purposes of basic earnings per share 4,186 4,185
Effect of dilutive potential shares:
Share options issued by the Company (Note (a)) 7 -
Weighted average number of ordinary shares foptinposes
of diluted earnings per share 4,193 4,185
2008 2007
Basic earnings per sharé¢Note (b) RMB42 cents RMB26 cents

HK46 cents HK26 cents

Diluted earnings per share(Note (b)) RMB42 cents RMB26 cents
HK46 cents  HK26 cents

Note (a): Other than the share options grantedOoduge 2007 and 2 June 2008, there are no dilaffents for the
share options granted as the exercise price oklilage options granted were higher than the average
market price for the period (2007: There were rotidin effects for the share options granted ord@0e
2007 as the exercise price of all the share optipasted were higher than the average market pfitee
period).

Note (b): The HK dollar figures presented abovesti@wvn for reference only and have been arrivdzhs¢d on the
average exchange rate of RMB1 to HK$1.09 for th&t 8ix months of 2008 and RMB1 to HK$1.01 for
the corresponding period in 2007.
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10. Accounts receivable, deposits and prepayments

30 June 2008 31 December 2007

RMB'million RMB'million
Non-current accounts receivable comprise:
Receivables from sales of properties 271 272
Deferred rental receivables 38 40

309 312

Current accounts receivable (net of allowance &at &hd doubtful debts) aged analysis:

30 June 2008 31 December 2007

RMB'million RMB'million
Not yet due 765 284
Within 30 days 147 4
31 - 60 days 2 23
61 - 90 days - 1
Over 90 days 2 19
916 331

Consideration receivable on partial disposals of
equity interests in subsidiaries 135 1,136
Prepayments of relocation costs 587 558
Deposit for land acquisition - 1,200
Other deposits, prepayments and receivables 295 252

1,933 3,477

Trade receivables comprise:
() receivables arising from sales of properties wihitdh due for settlement in accordance with the terfribe
related 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 accrueldarges

30 June 2008 31 December 2007

RMB'million RMB'million
Trade payables aged analysis:

Not yet due 876 495
Within 30 days 2 288
61 - 90 days - 1
Over 90 days - 1
878 785
Retention payables (Note) 82 78
Deed tax, business tax and other tax payables 619 555
Deposits received and receipt in advance from ptppales 429 39

Deposits received and receipt in advance in resgeental
of investment properties 155 142
Accrued charges 175 169

2,338 1,768

Note: Retention payables are expected to be reyadch the expiry of the retention periods accordioghe
respective contracts.
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MANAGEMENT DISCUSSION AND ANALYSIS

Business Review

For the six months ended 30 June 2008, the Grdupi®ver reached RMB2,184 million, slightly hightean that of
the corresponding period in 2007 (2007: RMB2,17ani).

Turnover from sales of properties amounted to RN8BQ,million (2007: RMB1,943 million) and that froproperty
investment was RMB287 million (2007: RMB214 milliprwith the latter accounting for an increased petage at
13% of total turnover as compared to that of 2&DOT: 10%).

The Group’s profit attributable to shareholderstied Company for the period amounted to RMB1,778ionil an
increase of 62% over the corresponding period B¥Z@007: RMB1,098 million).

Excluding the effect of revaluation of investmenbperties and fair value adjustment on derivatiugaricial
instruments, the Group’s underlying profit attridbie to shareholders of the Company was RMB1,57lfomi an
increase of 70% as compared to that of the correlipg period in 2007 (2007: RMB930 million).

Property Sales

During the six months ended 30 June 2008, the Gsolg a total of approximately 36,400 sq.m. of able GFA,;
giving rise to a turnover from property sales of B\M879 million (2007: 46,400 sq.m. and RMB1,943lin).

The property markets across the Chinese Mainlandrgy experienced a decline in the number ofssiinsactions
during the six months ended 30 June 2008. Nevetbgetelling prices for high-end properties renthmasilient in the
cities in which we operate particularly Shanghawhah and Chongging. The continued growth in Chimgisss
domestic product, the continuing appreciation ef Benminbi, and the increase in the wealth of titdip in general
underpinned a strong and sustained demand fortghalnes.

The third phase of our prestigious residential dgaent in Shanghai Taipingqgiao project, Lot 112%& Lakeville),
was launched for sale in early June 2008. Towebsahd 10 with a total of 241 units or 44,000 sgu@te introduced
to the market and 96 units or 18,000 sq.m. were wfithin the first week of sales, achieving an ager selling price
of RMB86,000 per sq.m.. At 30 June 2008, 99 unit$®)200 sq.m. had formal sales and purchase agreersigned
and have accordingly been recognised as salesvirritothe first half of 2008.

At Shanghai Knowledge and Innovation Community (®jtei KIC) in Yangpu District, we continued to stike
inventories of Shanghai KIC Village R1 that wererieal over from 2007. At 30 June 2008, 36 unitb@&00 sq.m.,
representing 7% of the total saleable GFA of ShanglC Village R1 remained available. Average sajlprice in the
six months ended 30 June 2008 reached RMB21,008per.

Riding on the successful launch of the first phafsihe residential development at Wuhan Tiandigeb) ot A9 (The

Riverview) in October 2007 when 187 units were soldix hours, Lot A7 comprising 265 units or 390L.m. was
introduced to the market for pre-sale in early N2@p8. At 30 June 2008, approximately 70% of thedts inad been
sold, achieving an average selling price of RMBQ8,ber sq.m., a 7.4% increase over the sellingefdhose units
at Lot A9 that were sold in 2007. Constructionha#de units is scheduled to be completed in théfauarter of 2008;
hence, the related contracted sales have not keegnised as sales turnover in the six months ed@dddne 2008 but
deferred to the second half of 2008 pending congpleif construction.

Our Chongging Tiandi project came out of its indidraperiod in 2008 when its first phase of restd#rdevelopment
became available for sale. The first batch of 2diEswr 30,500 sg.m. in Lot B1-1/01 (The Rivierait of a total of
784 units or 107,000 sq.m., commenced pre-salepiil 2008. The launch was initially well receivey the market,
with the Group selling 71 units or 9,700 sg.m. atazerage selling price of RMB11,000 per sqg.m. Hmwesales
understandably halted after the catastrophic eaatkeythat hit the Sichuan Province on 12 May 260@8tunately, our
buildings and sites at Chongging Tiandi suffereddamage and our operations were not affected buh&impeded
sales. We are now improving the landscape and harere the environment of the entire development sihich
stretches over 1.2 km., in preparation for a retdwuin the fourth quarter of 2008 after completairthe Olympic
Games.
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An analysis of the GFA sold and the average sefiimces in the six months ended 30 June 2008 igwtdielow:

Total Average

GFA sold selling price ~ Group’s
Project (sgq.m.)  (RMB/sqg.m.) interest
Shanghai Taipinggiao, Lot 113 (Casa Lakeville) 09,2 86,000 99%
Shanghai KIC Village R1 7,100 21,000 86.8%*
Chongging Tiandi, Lot B1-1/01 (The Riviera) 9,700 11,000** 79.4%
Others 400
Total GFA (sq.m.) 36,400

*

Agreement has been reached to increase theesttéom 70% to 86.8%, subject to approval byrgievant PRC government authorities.
**  The average selling price is quoted based anribt floor area which is the common practice in @uing's property market.

Properties that are i) available for sale and pite-n 2008; ii) have been sold or sold subjecformnal sale and
purchase agreement as of 30 June 2008; and iilpbleafor sale and pre-sale in the second ha#faff8 are shown as
follows:

Sales as of 30 June 2008 Available for
Available for Sold and formal  Sold subjectto sale and pre-sale
sale and pre-sale sale and purchase formal sale and  in the second
Residential Property in 2008 agreement signegburchase agreement half of 2008
(sg-m.) (units)  (sg.m.) (units) (sg.m.) (units) (sg.m.) (units)

Shanghai Taipinggiao, Lot 113

(Casa Lakeville) 71,000 434 19,200 99 5,300 27 46,500 308
Shanghai Taipinggiao, Lot 114

(Lakeville Regency) 300 2 200 1 - - 100 1
Shanghai Rui Hong Xin Cheng 100 1 100 1 - - - -
Shanghai KIC Village R1 11,800 82 6,100 43 400 3 5,300 36
Shanghai KIC Village R2 30,400 253 - - - - 30,400 253
Wuhan Tiandi, Lot A9 (The Riverview) 600 3 500 2 100 1 - -
Wuhan Tiandi, Lot A7 (The Riverview) 39,000 265 27,000 186 - 12,000 79

Chongging Tiandi, Lot B1-1/01 (The Riviera) 107,200 784 9,700 71 2,200 16 95,300 697

Total saleable GFA (sg.m.) 260,400 1,824 62,800 403 8,000 47 189,600 1,374
Add: GFA sold in 2007 with sale and purchase

agreements signed in 2008, net of return 600 7
Less: GFA sold in the first half of 2008 but

construction not yet completed (27,000) (186)

Total saleable GFA (sq.m.) sold and recognisedks surnover 36,400 224

The sale and pre-sale of units will be subjectimgliance with applicable laws and regulations, aiibdbe dependent

on obtaining the requisite approvals, licensesmisrand consents. Recognition of these salesdejlend, amongst
others, on the timing of completion of constructimsue of occupation permit, and signing of forsse and purchase
agreements.
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Property I nvestments

Turnover from property investment in the six morghsled 30 June 2008 amounted to RMB287 milliorinarease of
34% over the corresponding period in 2007 (2007 B84 million).

At 30 June 2008, the Group’s investment proped@ssisted of 262,000 sg.m. of leasable GFA, (31ebder 2007:
253,000 sg.m.), of which approximately 45% wasofifice use and the 52% for retail use, and comgrise

Leasable GFA (sg.m.)

Hotel/
service
apartment/ Group’s

Project Office Retail clubhouse Total interest
Shanghai Xintiandi 5,000 46,000 6,000 57,000 97.0%
Shanghai Corporate Avenue 76,000 7,000 - 83,000 99.0%
Shanghai Rui Hong Xin Cheng, Phase 1 Commercial - 5,000 - 5,000 75.0%
Shanghai Rui Hong Xin Cheng, Phase 2 Commercial - 28,000 - 28,000 74.3%
Shanghai KIC Village R1 8,000 7,000 - 15,000 86.8%*
Shanghai KIC Plaza Phase 1 29,000 23,000 -| 52,000 86.8%*
Hangzhou Xihu Tiandi, Phase 1 - 5,000 1,000 6,000 100.0%
Wuhan Tiandi, Commercial - 16,000 - 16,000 75.0%
Total leasable GFA, 30 June 2008 118,000 137,000 7,000 | 262,000
Total leasable GFA, 31 December 2007 118,000 128,000 7,000 | 253,000

* Agreement has been reached to increase theaisttétom 70% to 86.8%, subject to approval by tievant PRC government authorities.

On the basis that development progress is in aaooelwith that described in the “Property Developtheection
below, the Group’s portfolio of investment propestis expected to grow to 438,000 sq.m. of leasabe by the end
of 2009, 935,000 sg.m. by the end of 2010, and7108® sqg.m. by the end of 2011. In that event,sike of our
investment property portfolio will be 1.7 times63imes and 5.0 times that of the size as of 3@ A0®8 by the end of
2009, 2010 and 2011, respectively.

Shanghai Xintiandi and Shanghai Corporate Avenueimoed to be virtually fully let with average rahtates in the
period increasing by 13% and 8% over the full yaarage of 2007, respectively.

In February 2008, the Group completed the acqoisibf the retail podium together with the clubhous®l
kindergarten with a total GFA of 13,000 sg.m. at Riong Xin Cheng, Phase 1 from Shui On Group faraah
consideration of RMB107 million, which was negadichtat arm’s length based on the appraised valtieegproperty
by an independent valuer. Following completiontad ticquisition, the Group now controls the entité IRong Xin
Cheng development which should further enhancevkeall branding and value of this project.

The occupancy rate of Phase 1 Commercial and Rh@senmercial of Shanghai Rui Hong Xin Cheng asfi@ne
2008 was 47% and 100%, respectively (31 Decemb@r:Z®% for Phase 2 Commercial).

The office space in Shanghai KIC Village R1 and K&aza Phase 1 was over 80% leased as of 30 JW& 20
Occupancy rate of the retail space at Shanghai\Kll@ge R1 was lower than expected, at 36%, as lidlieved that
retail tenants wait for more residential occupaotsiove into the community before taking up tenesci

Hangzhou Xihu Tiandi Phase 1 continued to be figlly

Page 17



At 30 June 2008, approximately 62% of the firstgghaf the retail space in Wuhan Tiandi at Lot A4thva leasable
GFA of 16,000 sg.m. had been leased and a furtbfr l2ave tenancy agreements signed with leasesnimence in
the second half of 2008. Twenty shops have alregeyed for business and a further eight shops eaxpected to
open within a month’s time.

Construction of the retail properties and servigaraments at Lot B3/01 of Chongging Tiandi, withaggregate GFA
of 55,000 sg.m., are progressing according to plaese areas are expected to be completed towsrdnd of 2008
for handing over to tenants in 2009.

A comparison of the occupancy rates of the Groupgstment properties at 30 June 2008 against thos#l
December 2007 is shown as follows:

Occupancy rate

Investment property At 30 June 2008 At 31 December 2007
Shanghai Xintiandi 98% 97%
Shanghai Corporate Avenue 98% 94%
Shanghai Rui Hong Xin Cheng, Phase 1 Commercial 47% N/A
Shanghai Rui Hong Xin Cheng, Phase 2 Commercial 100% 99%
Shanghai KIC Village R1 Office 76% 33%
Shanghai KIC Village R1 Retail 36% N/A
Shanghai KIC Plaza Phase 1 95% 81%
Hangzhou Xihu Tiandi, Phase 1 100% 100%
Wuhan Tiandi, Commercial 62% 57%
Property devel opment

Shanghai Taipinggiao:

Construction of towers 1, 2, 9 and 10 of the tlphadise of Lakeville at Lot 113 (Casa Lakeville) wampleted before
30 June 2008, while the superstructure of towerartil12 has been topped out. Internal and exténisthing work is
now in progress. The construction of the commeimahplex, with five blocks of low-rise residentlalildings sitting
on top, has commenced.

For the fourth phase of Lakeville at Lot 116, prapian work for the submission of application famemencement of
relocation is underway.

Relocation at Lots 126 and 127, on which 137,000nsef office and retail spaces are expected tddi#, is
continuing with approximately 71% and 62% of thau$eholds having been relocated, respectively, é&0alune
2008.

Shanghai Rui Hong Xin Cheng:

Phase 3 of the development that comprises Lotsahd8 is at the design stage with official proj@anning consent
obtained in respect of Lot 8 in June 2008. The aiteot 8 has been relocated and excavation woik ogress.
Construction work at Lot 8 is scheduled to complet2009. Approximately 60% and 32% of the housdfan Lot 4
and Lot 6, respectively, had been relocated afafuBie 2008. We expect to launch the pre-saleeofitst batch of
Phase 3 in 2009.

Shanghai Knowledge and Innovation Community:

Development works at Lots 7-7, 7-9 and 8-2 (KIClage R2) with a planned GFA of 79,000 sq.m and RI&za
Phase 2 with a planned GFA of 45,000 sg.m areralirgssing as planned. Consequently, constructidrfiaishing
works at Lots 7-9 and 8-2 have been completed.dkpected that the statutory inspection procediltde completed
towards the end of 2008 or early 2009. In additmlng work at Lot 7-7 is underway.
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Hangzhou Xihu Tiandi:

Relocation is in progress at Phase 2 of Xihu Tiamith 82% of the households relocated as of 30 2Q@8 and is
targeted to complete before the end of the yeanstlaction is expected to commence in the fourthrtgm of 2008
and is targeted to complete by end of 2010.

Chonggqing Tiandi:

Construction of the first phase of the residentieVelopment, Lot B1-1/01 (The Riviera), comprisif@4 units or
107,000 sg.m. of saleable GFA, was completed ie 2008. 246 units or 30,500 sg.m. were launchegrsale in
April 2008.

Schematic design of Lot B2-1/01, which is the secphase of the residential development in thisqmtojvith a
planned GFA of 209,000 sq.m., received approvahkyrelevant authority and site formation is cutlseim progress.
Construction of the superstructure at Lot B3/01dommercial use is in progress and is expectedmptete in early
20009.

Wuhan Tiandi:

The superstructure of the second batch of resimamtits located at Lot A7 (The Riverview) with 26Bits or 39,000
sg.m. of GFA has been completed with internal axtdraal finishing work now in progress. Pre-salgtwse units
commenced in May 2008.

Piling work and construction of the basements as¢ &6, A8 and A10 residential development with anpled GFA of
85,000 sg.m. have been completed. Constructiomeo§tiperstructure is in progress.

Construction works at Lots A4-2 and A4-3, togethraaviding a leaseable GFA of 31,200 sg.m. of retpéce, are in
progress.

DALIAN TIANDI.software hub:

Site formation work at Site C of the Huangnichuara® North Area (otherwise referred to as W2-B, WaxAd W3-B)
Is in progress. The design of software offices engineer apartments has been submitted to the ptaahing bureau
for approval.

Foshan Lingnan Tiandi:

The first phase of this project, comprising 52,860m. of planned GFA for hotel and retail use &atDp68,000 sg.m.
of planned GFA for Foshan Xintiandi at Lot 1; ar@l0 sg.m. of planned GFA for residential usea@tl4 and 14
are all at the conceptual design stage. Site imgagin work at Lot D was completed in June 200Bilevarchitecture
and structural survey on certain heritage buildiaigisot 1 is in progress.
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During the six months ended 30 June 2008, the Geouppleted construction of the following salealhel deasable
GFA:
Saleable Leasable
GFA (sgq.m.) GFA (sq.m.)

Shanghai Taipinggiao, Lot 113 (Casa Lakeville) 55,000 -
Chongging Tiandi, LotB1-1/01 (The Riviera) 107,000 -
Wuhan Tiandi, Commercial - 4,000

162,000 4,000

Based on the latest assessment, the amounts abEalBFA to be completed in the second half of 2@08sale and
pre-sale, see page 16 and note below) and eahbk ofkt three years are set out as follows:

Saleable GFA (sg.m.)

Property development held for sale: 2H2008  FY2009 FY2010 FY2011 (lsr:?et:g‘:t
Shanghai Taipinggiao, Lot 113 (Casa Lakeville) - 17,000 8,000 - 99.0%
Shanghai Rui Hong Xin Cheng, Lots 4, 6, 8 (Phase 3) - 94,000 - 126,000 74.3%
Shanghai KIC, Lots 7-7, 7-9, 8-2 (KIC Village R2) - 53,000 - - 86.8%*
Shanghai KIC, Lots 6-2, 6-3, 7-5, 7-6 (KIC Villag3) - - 76,000 - 86.8%**
Shanghai KIC, Lots 5-5, 5-7, 5-8 (KIC Plaza Phase 3 - - 47,000 - 86.8%**
Chongging Tiandi, Lots B1-1/01, B2-1/01, B16/02

(The Riviera) - 110,000 92,000 187,000 79.4%
Wuhan Tiandi, Lot A6, A7, A8, Al10, All, Al12, B2, B9

(The Riverview) 39,000 85,000 50,000 150,000 75.0%
DALIAN TIANDI.software hub - - 100,000 150,000 48.0%
Foshan Lingnan Tiandi - - 15,000 94,000 100.0%
Total saleable GFA (sg.m.) 39,000 359,000388,000 707,000

*  The saleable area to be completed in the secatidaf 2008 have been included in the total amafrealeable GFA available for sale and
presale in the second half of 2008, totalling 189,6g.m. as shown in the paragraph headed “Prop8ethes” above.

**  Agreement has been reached to increase thedastérom 70% to 86.8%, subject to approval byrdievant PRC government authorities.
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Based on the latest assessment, the amounts abled3FA to be completed in the second half of 28@@each of the
next three years are set out as follows:

Leasable GFA (sg.m.)

Property development held for investment: 2H2008 FY2009 FY2010 FY2011 clar::)el:g;t
Shanghai Taipinggiao, Lot 113 (Casa Lakeville) - - 29,000 - 99.0%
Shanghai Taipinggiao, Lots 126, 127

(Corporate Avenue Phase 2) - - - 137,000 99.0%
Shanghai Rui Hong Xin Cheng, Lots 4, 6, 8 (Phase 3) - 2,000 - 13,000 74.3%
Shanghai KIC, Lots 7-7, 7-9, 8-2 (KIC Village R2) - 26,000 - - 86.8%*
Shanghai KIC, Lots 5-5, 5-7, 5-8 (KIC Plaza Phase 3 - - 3,000 - 86.8%*
Shanghai KIC, Plaza Phase 2 - 45,000 - - 86.8%*
Hangzhou Xihu Tiandi, Phase 2 - - 42.000 - 100.0%
Chongging Tiandi, Lots B1-1/01, B2-1/01, B2-4/01,

B3/01, B4-2/02, B14-1/02, B16/02 5,000 65,000 6,000 7,000 79.4%
Wuhan Tiandi, Lots A4-2, A4-3, Ad-4, A5, A6 11,000 22,000 68,000 - 75.0%
DALIAN TIANDI.software hub - - 250,000 150,000 48.0%
Foshan Lingnan Tiandi - - 99,000 55,000 100.0%

Total leasable GFA (sg.m.) 16,000 160,000 497,000 362,000

Analysed by usage:

Office - 59,000 184,000 232,000
Retail 16,000 84,000 179,000 125,000
Hotel/service apartment/clubhouse - 17,000 134,000 5,000

16,000 160,000 497,000 362,000

* Agreement has been reached to increase theaisttétom 70% to 86.8%, subject to approval by tievant PRC government authorities.

It should be noted that actual completion of cargiiton in the future depends on our constructiaymss, which may
be affected by many factors including but withounifation, planning, relocation, construction, ogptgsnal,
managerial and financial resources, approval agdla&ry changes and other factors within or beyivedcontrol of
the Group.
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Landbank

At 30 June 2008, Shui On Land had a landbank & f8llion sq.m. (of which 9.8 million sq.m. are rédtutable to
shareholders of the Company), which consisted ghtedevelopment projects spanning over six citiganely
Shanghai, Hangzhou, Chongging, Wuhan, Dalian astidu

In March 2008, the DALIAN TIANDI.software hub jointenture won the bid for three more plots of land a
Huangnichuan Road North with a total GFA of appmmiely 394,000 sq.m. Accordingly, the joint venturas
successfully acquired all the land developmenttsigit Huangnichuan Road North as planned in th&aaspecific
master plan, totaling approximately 1.77 millionmegThe Hekou Bay site in Dalian comprising appneadely 1.19
million sg.m. of GFA is expected to be the subgbublic bidding in the second half of 2008. Itle intention of the
joint venture to bid for the Hekou Bay site as wadl the other 16 plots of land with a total GFA588,000 sq.m.
Acquisition of these lands will be by way of comipe¢ bidding and there is no assurance that the jenture will be
successful in acquiring them. The Group has a 48@6ast in this joint venture development project.

Agreement has been reached, subject to governnpgmbwals, to acquire the company that currently Swime
development rights of a piece of land known as Rlof Lot 24 in Yangpu district, Shanghai with aaphed GFA of
137,400 sg.m., which is adjacent to the Group’stsnd Shanghai KIC project.

During the six months ended 30 June 2008, the Geoupnued its discussions with the municipal gowernments of
four cities of Yunnan Province pursuant to memosaofiunderstanding signed during 2006 and 200Thiproposed
development of integrated tourism resorts in theises. The location of these proposed developmeants the
proposed size of each project are as follows:

- Dali: North Area, Hai Dong New District, Dali"CE!Tf y&i fh #rish = i), has a proposed GFA of approximately
2.5 million sg.m.;

- Diging (Shangri-la): Ming Jun Area, Xiao Zhongddi Town, Shangri-la County, Dmmg‘;@}’[[ ﬁ‘glﬁ"ﬂ’ Jpl
prPH™1E ), has a proposed GFA of approximately 0.8 milligrm.;

- Lijiang: La Shi Hai Pian Area, Yulong County, laing City I3~ 7fj = =547 [ 144 ), has a proposed GFA of
approximately 0.8 million sq.m.; and

- Kunming: Northern Caohai District adjacent to famous Dianchi Lake in Kunming Cit)Ee(ﬂEﬂ rgjzﬁb’“’?’[?gj“*
F"}Bkﬁ B4) which has a proposed GFA of approximately 2.3iomilsg.m.

The abovementioned memoranda of understanding cigvith the four municipal city governments of Yumna
Province are all legally non-binding in nature. Thm&l project sizes are subject to further disauss If everything
goes according to plan, these four proposed denedapprojects would add a total of approximatey million sg.m.
of GFA to the Group’s total landbank.

Page 22



The Group’s total landbank position as of 30 Jub@S2 together with that of its associates, is surised below:

Approximate/Estimated
leasable and saleable GFA
Hotel/  Carpark
service and othe
apartment/ public Total Attributable
Office Retail Residentic clubhouse facilities GFA| Group’s GFA
Project (sq.m.) (sgq.m.) (sgq.m.) (sq.m.) (sq.m.) (sq.m.] interest (sq.m.
Completed properties held for investment:
See section headed “Property
Investments” above for details 118,000 137,000 - 7,000 - 262,000 various 238,000
Completed properties held for operation:
Shanghai Taipinggiao, Lots 114 and 117
clubhouses - - - 10,000 - 10,000 various 9,000
Shanghai Rui Hong Xin Cheng, Phase 1
and 2 clubhouses - - - 8,000 - 8,000 various 6,00(Q
Wuhan Tiandi, Lot A9 clubhouse - - - 1,000 - 1,000 75.0% 1,000
Chongging Tiandi, Lot B1-1/01 clubhouse - - - 3,000 - 3,000 79.4% 3,000
Completed properties held for sale:
Shanghai Taipinggiao, Lot 113 - - 36,000 - - 36,000 99.0% 36,000
Shanghai Knowledge and Innovation
Community, R1 - - 5,000 - - 5,000 86.8%** 5,00(Q
Chongging Tiandi, Lot B1-1/01 - - 97,000 - - 97,000 79.4% 77,000
Others - - 1,000 - - 1,00Q various 1,000
Subtotal 118,000 137,000 139,000 29,000 - 423,00( 376,00(
Properties under devel opment:
Shanghai Taipinggiao 102,000 65,000 25,000 3,000 194,000 389,000 99.0% 385,00(
Shanghai Rui Hong Xin Cheng - 14,000 221,000 6,000 55,000 296,000 74.3% 220,00(
Shanghai Knowledge and Innovation
Community 75,000 12,000 37,000 3,000 97,000 224,000 86.8%** 194,000
Hangzhou Xihu Tiandi - 42,000 - - 26,000 68,000 100.0% 68,000
Chongging Tiandi - 46,000 202,000 17,000 120,000| 385,000 79.4% 306,00(
Wuhan Tiandi 1,000 30,000 124,000 11,000 101,000| 267,000 75.0% 200,00(
DALIAN TIANDI.software hub 230,000 65,000 100,000 - - 395,000 48.0% 190,00d
Foshan Lingnan Tiandi - 72,000 - 48,000 - 120,000 100.0% 120,000
Subtotal 408,000 346,000 709,000 88,000 593,000 2,144,00 1,683,00
Properties held for future development:
Shanghai Taipinggiao 174,000 118,000 256,000 38,000 72,000 658,000 99.0%* 608,00(
Shanghai Rui Hong Xin Cheng 85,000 83,000 639,000 - 12,000 819,000 74.3% 608,00(
Shanghai Knowledge and Innovation
Community 107,000 3,000 105,000 43,000 37,000 295,000 86.8%** 256,00(
Chongging Tiandi 806,000 387,000 1,165,000 112,000 599,000| 3,069,000 79.4% 2,437,00
Wuhan Tiandi 322,000 206,000 600,000 62,000 44,000 1,234,00% 75.0% 925,00(
DALIAN TIANDI.software hub 1,312,000 597,000 1,010,000 42,000 185,000 3,146,000 48.0%*** 1,510,00
Foshan Lingnan Tiandi 450,000 118,000 691,000 80,000 42,000| 1,381,000100.0% 1,381,00
Subtotal 3,256,000 1,512,000 4,466,000 377,000 991,000( 10,602,000 7,725,00
Total landbank GFA (sq.m.) 3,782,000| 1,995,000| 5,314,000/ 494,000| 1,584,000| 13,169,000 9,784,00

* The Group has a 99% interest in the remainiots within Shanghai Taipinggiao project, except fot 116, in which we have a 50%

interest after the sale of a 48% interest to atemé partner in July 2007.

*%

Agreement has been reached to increase thezdst from 70% to 86.8%, subject to approval byréhevant PRC government authorities.

DALIAN TIANDI.software hub comprises 23 plot§ land with an expected GFA totalling approximat8|$41,000 sg.m. planned for
development in phases over a period of eight to/éams. It is the intention of the joint venturergzanies to acquire all 23 plots of land. At

30 June 2008, 5 plots of land of approximately 3,060 sq.m. of GFA have been acquired with legaiidibg contracts signed.
Acquisition of the remaining 18 plots of land opagximately 1,776,000 sg.m. of GFA will be by wagarhpetitive bidding and there is no

assurance that the joint venture companies willleeessful in acquiring these lands.

Page 23



Accelerate Growth through Strategic Partnerships

Bringing in strategic partners to co-develop theups’ projects, either at a project level and/oa shase level, is a
stated strategy that the Group has been folloviihis strategy allows the Group to accelerate raténam its projects,
releases the capital that can be invested in qitwgects, helps the Group to diversify its risksh&nces the Group’s
cashflow and allows the Group access to certaiertige and know how that the partners possessraraeaeficial to
the future development of the Group’s projects.

On 30 June 2008, the Group completed the sale26f/@interest in our Shanghai Rui Hong Xin Chengetlgyment
project to Winnington Capital Limited (“WCL") for aonsideration of RMB1,125 million, giving rise #éogain on
disposal of RMB862 million, which has been inclugedincome by the Group in its results for thersbnths ended
30 June 2008. Furthermore, as part of the sameattdion, WCL has been granted an option to acquitether 24%
interest for an additional consideration of RMBH# 18illion in the same project. The option is exsatile by WCL
during the period from 1 December 2008 to 31 Deaar@B08. If the option is exercised, it would giige to a further
gain of RMB865 million, which is to be reportediasome by the Group upon completion of the exerofsguch an
option.

The Group further strengthened the strategic pesttie by selling a 25% equity interest in Rightéhibimited, a
80.2% held indirect subsidiary that owns the dgwelent right of the super high rise office tower®at Chongging
Tiandi project (“Chongqging Super High Rise”), to Wr a consideration of RMB1,021 million on 21 Augj 2008.
Subject to review by the auditors of the Compahig iexpected to record a gain of approximately RIA® million
upon completion of the transaction which is schedub take place in the second half of 2008. Addilly, WCL has
been granted an option, exercisable between 1 OsmeR008 to 31 December 2008, to acquire a fu2bét equity
interest in Rightchina Limited in relation to Chayigg Super High Rise for an additional consideratid RMB1,072
million. If the option is exercised, it would givese to a further gain of RMB840 million, whichtie be reported as
income by the Group upon completion of the exerofsgich an option.

It remains the Group’s strategy to forge stratguactnerships with developers, contractors, considtand other
investors and replicate those relationships in otlrer projects in the same city or elsewhere, ® déxtent
commercially feasible, when such relationshipspamving to be beneficial and working well, thereddgo enhancing
our operational efficiency.
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Market Outlook

2008 is proving to be a challenging year. The stimg mortgage crisis and the subsequent creditcbruand their
severe impact on the financial markets and growttin® global economy, have become the centre ehtin in the

world’s markets. In the Chinese Mainland, theregaoaving concerns about inflation and the effedthaf slowdown of
the global economy on the country’s export indusiriye austerity measures, including tightened Hanling and

restrictions on remitting foreign capital into thinese Mainland, have had an effect on the prggedustry as
evidenced by price adjustments in certain citieSauth China. They have also resulted in fewer jamethases by
developers so far this year as compared to 200uinview, this is likely to create tight housingpgly in the

short-term, especially in city centres, lendingsanpto our city-core development projects. Overthkk outlook for the
rest of the year remains more difficult to foretieen usual in the current environment.

In July 2008, the PRC Government declared that @oomn policy should now be aimed at maintaining dyea
economic development and stabilising basic pria#spf which is welcomed by Shui On Land. In theder term,
increasing urbanisation and an affluent populatispiring to a higher quality of life will continue drive growth in
the property industry. For this reason, we remaitin@istic about the Chinese Mainland’s property keatand believe
that China’s economic growth momentum will be suidfnt for the Group to undertake successfully Bhur property
development projects.

We continue to seek out opportunities to enter sttategic partnerships with investors to sell interests in selected
projects to accelerate returns from the projeetgase the capital that can be invested in ottgegs, help the Group
to diversify its risks, enhance the Group’s cashfémd allow the Group access to certain expertisekaow how that
the partners possess and are beneficial to theefaevelopment of the Groups’ projects. Detailshef gains on the
various partial disposals of equity interests ihssdiaries are all contained in the paragraph abeaeled “Accelerated
Growth through Strategic Partnerships”. As mentibmethat paragraph, such strategic partnershipsc@mpletion)

may render an aggregate consideration of RMB4,3Biom(if the relevant option referred to in thparagraph is
exercised), giving rise to an aggregate gain of R\NB7 million, of which RMB1,125 million of consid&ion and

RMB862 million of gain have been included by the@y in its results for the six months ended 30 ROGS.

In the second half of 2008, we will continue théesaf Casa Lakeville at Shanghai Taipinggiao. Thgdos are
expected to comprise mainly overseas buyers atit#orfamilies who have relocated to Shanghai tokvemd need to
fulfil their housing needs. We believe the qualéyd design of our projects, combined with the nmggtnned
community in Taipinggiao, will enable us to delivgrod value to our buyers. Furthermore, it is etgukthat the two
world-class hotels located at the edge of Shanglvaiandi, which are to be operated by Conrad Shangnd
Jumeriah Hantang Xintiandi, will start operatiornysthe end of 2008 or early 2009. Although not éu$hui On Land,
we believe these hotels and their guests will eoddme vibrancy of Shanghai Xintiandi and its Viigin

The Sichuan earthquake affected market sentimeshtbagers’ interest at our project in Chongqing particularly
since it occurred just at the start of the traditiopeak season for property sales in May. The magel to rebuild
public buildings and residential properties affdctey the earthquake in Sichuan, together with televant
government’s supportive measures, will underpimvecy of the province’s property market in the nugdliterm. The
quake has inevitably aroused investors’ and occsip@mncerns about building safety and building liqyaThis

concern will, we believe, serve to enhance our aditipe edge as a quality developer.

Our Chongging Riviera project is expected to béawmched in the fourth quarter of 2008. It has prsierged from
incubation in 2008 hence is not expected to be jampaofit contributor in this year. We believe ti@hongqing, as a
municipal province, is poised for rapid expansiothe near future. Its location in the emergingtesChina market,
its alignment to the PRC Government’s ‘Go West'iggland its competitive labour cost structure waillimake it very
attractive to foreign companies. This is evidentdthe tremendous growth of 270% year on year neidn
investments in Chongqging to US$1,602 million durthg first half of 2008. Accordingly, we believeraddhongqing
project is well positioned to be integrated witlddecome a new part of one of Chongqing’s mostessfal business
districts.

We believe that the sale of the remaining unit$viuhan Riverview Phase 2 and Yangpu Knowledge andvation
Community will all continue according to plan ireteecond half of 2008.
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We continue to be one of the leading property dgpais with the necessary experience in managimg-scale,
complex, long-term projects in the Chinese Mainlafi@ hold a quality portfolio of properties that Wwave developed
as strategic, long-term investments. We are onth@fleading Chinese Mainland’s most innovative &sionary
property developers. We are further expanding oginess model from comprehensive city-core integratojects to
include knowledge communities (in Dalian) and expednclude tourism-facilitated developments (innvian) as we
continue to see huge growth potential in Chinaerimation technology and tourism sectors. We beliewg term that
the prospects and future success of the projeatsrtaken by Shui On Land are all excellent. We wdihtinue to
pursue our aspiration to be the premier innovagix@perty developer in the Chinese Mainland, the tneasiting
property market in the world.

Financial Review

Turnover for the six months ended 30 June 2008 reached RMB2million, slightly higher than that of the
corresponding period in 2007 (2007: RMB2,178 mil)io

Property salegurnover for the six months ended 30 June 2008uated to RMB1,879 million (2007: RMB1,943
million). A total of approximately 36,400 sq.m. sfleable GFA were sold and recognised as salesveriin the
period under review (2007: 46,400 sg.m) with Shanghaipinggiao, Lot 113 (Casa Lakeville) being tkey
contributor to both turnover and gross profit foe period, accounting for 72% and 74%, respectively

Property investment turnovencreased by 34% to RMB287 million (2007: RMB214llimin), benefitting from
increases in the average rental rates in ShangiméiaXdi and Shanghai Corporate Avenue as wellnaseases in
occupancy rates at Shanghai Knowledge and Innav&mmmunity and Wuhan Tiandi as many of the nevarten
commenced their leases towards the end of 2007.

Gross profitfor the six months ended 30 June 2008 was RMB1n3idbn (2007: RMB1,489 million) and the gross
margin was 64% (2007: 68%). The slightly reducedsgrmargin in the first half of 2008 compared tat tof the
corresponding period in 2007 was due mainly taghty lower gross margin from the sales of Shamndtépinggiao,
Lot 113 (Casa Lakeville) in 2008 against the corapeely higher gross margin from the sales of Shang
Taipinggiao, Lot 114 (Lakeville Regency) in 20074t of which were the key contributors to grossfiprior the
respective periods.

Other incomdncreased by 92% to RMB245 million (2007: RMB128lion) largely attributable to tax refunds from
reinvestment of dividends and grants received ftertain local government authorities totalling RMBImillion.

Selling and marketing expensieereased by 21% to RMB58 million (2007: RMB48 linih) due mainly to higher
expenses incurred in launching and promoting the ashthe Shanghai Taipinggiao, Lot 113 (Casa Lédlgvand
Chongging Tiandi residential development at LotB01 (The Riviera) in the first half of 2008.

In the six months ended 2008eneral and administrative expensesreased by 50% to RMB353 million (2007:
RMB236 million) due to higher employee benefits exges and a higher level of professional and ctingdkes that
were required for the Group’s business expansiainguhe period. The increase in employee benefifsenses
included share compensation costs of RMB19 mil([@007: RMB11 million) in respect of share optiorrarged to
staff so far and the effect of an increase in thmlmer of average headcount to 1,248 for the sixthsoended June
2008 (2007: 1,048).

Operating profitdecreased by 8% to RMB1,229 million (2007: RMB3B 3dillion) due to the various items referred to
above.

Increase in fair value of investment propertigs/e rise to a gain of RMB296 million for the simonths ended 30 June
2008 (2007: RMB267 million).

Details of thegains on partial disposal of equity interests ubsidiariesare all contained in the paragraph headed
“Accelerate Growth through Strategic Partnershipghe Business Review Section referred to above.

Page 26



Finance costs, net of exchange gamounted to a net income of RMB178 million (2008t cost of RMB80 million),
which comprised mainly interest expenses of RMB&#llion (2007: RMB226 million) less amount capit#d to
properties under development of RMB304 million (20&MB177 million). The increase in interest expEnsvas
mainly the result of a higher level of bank borrogs, which at 30 June 2008 amounted to RMB7,778omi(31
December 2007: RMB4,405 million). However, the ease in the interest expenses was more than coatpdrfer
by an exchange gain of RMB233 million (2007: exafetoss of RMB10 million) arising from the appreéma of
RMB against HKD and USD in relation to the Groupénk borrowings that are denominated in HKD or USD.

Profit before taxationincreased by 71% to RMB2,600 million (2007: RMB215million) as a result of the various
items described above.

Taxationwas RMB752 million (effective tax rate: 29%) féretsix months ended June 2008 as compared to RMB190
million (effective tax rate of 12%) for the corresyling period in 2007. The significant increasdhia effective tax

rate was due largely to the PRC Land Appreciatiarn f RMB497 million (2007: RMB10 million), whicmcluded
additional provision of RMB270 million that has Ibesade and charged against income of the six maritied 30
June 2008 as a result of adjustments to the ailtwcaf certain public facilities costs as developneosts among the
various property development companies incorporatethe PRC that undertake the development of tgowus
phases of our Shanghai Taipinggiao project. Theseevcost allocation has been accepted by theamiducal tax
bureau in the recent income tax filling.

Furthermore, the lower effective tax rate in therionths ended 30 June 2007 reflected a non-regudeferred tax
credit adjustment of RMB355 million booked in thpriod. As a result of the enactment in March 26Dte new
Corporate Income Tax Law of the PRC, enterprisesabjected to a uniform income tax rate of 25% wifect from
1 January 2008. To reflect this change in the d&se from 33% to 25%, the carrying value of the defitax liabilities
as of 30 June 2007 was written down by RMB355 oiilland credited to the income statement for thengimths then
ended.

Profit attributable to shareholders of the Compdalthe six months ended 30 June 2008 was RMB1iifiibn, an
increase of 62% over the corresponding period 0¥ZQ007: RMB1,098 million).

The effects on profit attributable to sharehold#rthe change in fair value of the Group’s investingroperties, net of
related tax effect, and fair value change of déinreafinancial instruments are as follows:

Six months ended 30 June
2008 2007 %
RMB'million RMB'million  change

Profit attributable to shareholders of the Company 1,778 1,098 +62%
Revaluation increase on investment properties

(net of deferred tax effect and share of minoriterest) (208) (182)
Loss on change in fair value of derivative finahoigtruments 7 14

Profit attributable to shareholders of the Complaefpre
(i) revaluation of investment properties; and
(i) fair value adjustment on derivative financiastruments 1,577 930 +70%

Earnings per sharavere RMB42 cents or HK46 cents calculated basea weighted average of approximately 4,186
million shares in issue during the period (2007:B24 cents or HK26 cents based on 4,185 millioneshar issue).
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Capital Sructure, Gearing Ratio and Funding

At 30 June 2008, the Group’s utilised project lgamdrtgage loans and senior notes amounted to xppuately
RMB10,318 million (31 December 2007: RMB7,072 naitl), of which RMB7,244 million were secured debisl a
RMB3,074 million were unsecured debts (31 DecemB607: RMB3,843 million and RMB3,229 million,
respectively).

The structure of the Group’s borrowings as of 30eJ2008 is summarised below:

Due more than Due more than
one year but two years but
Total Due within ~ not exceeding not exceeding Due more than
Currency (in RMB equiv) one year two years five years five years
denomination RMB’million  RMB’million RMB’'million ~ RMB’million  RMB’million

Bank loans RMB 2,264 570 814 555 325

HKD 5,508 573 908 4,027 -
Notes uSsD 2,546 2,546 - - -
Total 10,318 3,689 1,722 4,582 325

Total cash and bank deposits amounted to RMB4,8ill®bmas of 30 June 2008 (31 December 2007: RMB3,6
million), which included RMB1,947 million (31 Decdrar 2007: RMB854 million) of deposits pledged toka
The increase in our cash balance was due mairgyoimeeds from property sales and from the procesmisved from
transfers of equity interests to strategic partnegpartially offset by investment payments for DAINA
TIANDI.software hub and payments of land costsHoshan Tiandi.

At 30 June 2008, the Group’s net debt balance WaB3440 million (31 December 2007: RMB3,375 milljaaind its
total equity was RMB18,662 million (31 December 20BRMB16,706 million). Accordingly, the Group’s ngéaring
ratio was approximately 29% as of 30 June 200800@tember 2007: 20%), calculated on the basis oflidy the
excess of the sum of bank loans and notes payabldle sum of bank balances and cash by totatyequi

The Group’s rental income during the six monthseeh80 June 2008 expressed as a percentage of oo@'s5total
interest costs before capitalisation to propertyaurdevelopment was approximately 72% (2007: apprately 80%).

Total assets of the Group amounted to RMB35.40bil[31 December 2007: RMB29.9 billion). The Grougpesured

debts to total assets ratio as of 30 June 200820#s(31 December 2007: 13%). The total assets hatveflected the
increase in the valuation of our landbank with theeption of investment properties that are beiagied at

independent valuations. During 2006, 2007 and itise Hialf of 2008, the Group has sold equity in$ésen certain of
our projects to strategic partners. In 2006, a%Qierest in Chongging Tiandi was sold which resiiin a gain of
RMB582 million. In 2007, a 25% interest in Wuhamafdi and a 49% interest in Lot 116 of Shanghaiifgiao were

sold, giving rise to a gain of RMB480 million and/B364 million, respectively. In the first half oDR8, the sale of a
25% interest in Shanghai Rui Hong Xin Cheng haglted in a gain of RMB862 million. The contractedesof a 25%

equity interest in Rightchina Limited in relatiom €hongqging Super High Rise in the second half0ff&is expected
to give rise to a gain of RMB800 million. All of ¢ése transactions were based on arm’'s length n&gosaand,

therefore, reflect the valuations ascribed to betwa willing buyer and a willing seller. If we agfuhe valuation of
our landbank as of 30 June 2008 to that of thestrebed values of each of these projects, the Gsagjusted total
assets would have increased to RMB46.3 billion; thedatio of secured debts to adjusted total assetld have been
reduced to 16% as of 30 June 2008.
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Total undrawn banking facilities available to theo@ were approximately RMB622 million as of 30 008 (31
December 2007: RMB1,718 million). Subsequent toJ8Be 2008, additional banking facilities of approately

RMB376 million have been arranged. The Group isvalst pursuing refinancing of its US$375 million tés. The
Group has not finally determined the most optinsahf of the proposed refinancing. Subject to mackeiditions, and
as and when the Group has finally determined th&t mtimal course of action to effect the proposdhancing on a
timely fashion, an announcement will be made in gence with its obligations under the Listing RuléVe will

continue to adopt a prudent financial policy sot@ssustain an optimal level of borrowings to meet tunding

requirements.

Pledged Assets

At 30 June 2008, the Group had pledged land usésrigompleted properties for investment and gatgperties under
development and bank and cash balances totaling RMB2 million (31 December 2007: RMB11,663 millido
secure our borrowings of RMB7,244 million (31 Detem2007: RMB3,843 million).

Capital and Other Development Related Commitments

At 30 June 2008, the Group had contracted commitsnfen capital expenditure in the amount of RMBZ, 1fillion
(31 December 2007: RMB5,065 million) primarily fand and construction payments.

In addition, the Group entered into a Confirmatfmgreement with the Land Exchange Centre confirntivgGroup’s
successful bid for a plot of land in Foshan. Urttiés Confirmation Agreement, a total considerafi@nacquiring the
land use rights of the land is RMB7,510 millionaatst which RMB2,656 million has been paid to tted Exchange
Centre up to 30 June 2008; the remaining balancBRMB4,854 million will be paid in stages in line tithe

relocation progress of the land, which is expettelse completed by or around 2010.

The Group has agreed to provide further fundingtite associates formed for the development of DALIAN
TIANDI.software hub project, whereby the Group mbltitely holds a 48% effective interest. As of 30eJ@2008, the
Group had commitment to provide further fundinghe associates amounting to approximately RMB4 IRomi(31
December 2007: nil).

The Group has also committed to building certaincational facilities to be located in the Taipirgmjiarea of the
Luwan District as compensation for the removalhafse educational facilities originally located fire tarea. At 30 June
2008, the Group had not entered into any constnuantracts relating to such educational facsitie

Future Plansfor Material I nvestments and Sources of Funding

We intend to continue growing organically by purgumore property development projects through caitiyee bids
or auctioning to diversify the geographical spaowf projects to selected regions in new cities.

We actively screen cities in different regionstod Chinese Mainland to identify suitable locatiforsour projects and
are continually exploring new opportunities.

We may also pursue other plans, including otherswaly acquiring land development rights for the msgp of
undertaking property projects, or other ways tareéase the scale of our operations by leveragingpunmaster
planning expertise, if we feel the right opportyrptesents itself.

While our primary focus is on city-core developmprdjects and integrated residential developmeuiepts, we will,
in appropriate cases, consider other opportunitigsarticipate in projects of various scale whee=can leverage our
competitive strengths. Our track record, good i@taships with business partners and well estaldiseputation may
give rise to such other opportunities.

Material investments will be funded, in the maig,using a combination of project construction lgamsrtgage and
other loans, and cash provided by operating aiesyiincluding from the rental, sales and pre-safgwoperties, and
proceeds from sale of equity interests in our tsjéo strategic partners, as appropriate.
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Cashflow Management and Liquidity Risk

Cashflow of all subsidiaries is managed on a cesg¢@basis so as to enhance cost-efficient funding

Our objective is to maintain a balance betweenigoity of funding and flexibility through a combitian of internal
resources, and bank and other borrowings, whereoppate. We will continue to maintain a reasondideidity
buffer to ensure sufficient funds are availablenteet liquidity requirements at all times. The rapawt profile of
liabilities is closely monitored and sources of payt are planned in advance.

I nterest Rate and Exchange Rate Risks

The Group’s exposure to cash flow interest ratk& rissults from fluctuation in interest rates. Alf the bank
borrowings of the Group consist of variable ratbtdebligations with original maturities ranging fnotwo to four
years for the project construction loans; and fwéen years for the mortgage loans. Increaseterest rates would
increase interest expenses relating to the outstgandriable rate borrowings and increase the obstew debt.
Fluctuations in interest rates can also lead toifsignt fluctuations in the fair value of the detttligations. The Group
has been following a policy of developing long-tdoanking facilities to match our long-term investriplans. This
will enable us to avoid high borrowing costs fronog-term financing for long-term investment. Owlipy on interest
rate risk management also involves close monitooiipterest rate movements and replacing and iegténto new
banking facilities when good pricing opportunitesse. Interest rate swaps to hedge exposuredtrfiprates are used
where appropriate.

All of the turnover of the Group is denominatedRenminbi. A portion of the turnover in Renminbi,wever, is
converted into other currencies to meet the foragmency denominated debt obligations, such ashémk loans
denominated in Hong Kong dollars and the senioe dehominated in US dollars. As a result, the Giiewgxposed to
fluctuations in foreign exchange rates.

Considering (i) a relatively stable currency regiwith regard to the Renminbi is maintained by tiRCPGovernment
that only allows the exchange rate to fluctuatehinita narrow range; and (i) it is the Group’s vi¢hvat it is more
probable that the value of the Renminbi will appatethan depreciate relative to the Hong KongadsiUS dollars in
the foreseeable future, the Group expects thabdugrse effect of fluctuation of the exchange batisveen Renminbi,
Hong Kong dollars and US dollars is insignificafihe Group is monitoring the situation closely aritl implement
an effective hedging arrangement whenever it censithere is any sign that the current benign enment will
change in the future.

DIVIDENDS

The Board has declared an interim dividend of Hi€its (2007: HK5 cents) per share to shareholdeosevhames
appear on the Company'’s register of members on@8b@r 2008. The interim dividend will be paid dh Gctober
2008.

CLOSURE OF REGISTER OF MEMBERS

The register of members of the Company will be@tbsom 16 October 2008 to 22 October 2008, bots dzclusive,
during which period no transfer of shares will be@ed. In order to qualify for the interim divide, all transfer
documents accompanied by the relevant share catéf must be lodged with the Company’s Hong Koramdh
share registrar, Computershare Hong Kong Investori&s Limited at Shops 1712-1716, 17/F., Hope®elitre, 183
Queen’s Road East, Wan Chai, Hong Kong by registratot later than 4:30 p.m. on 15 October 2008.
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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 six months ended 30 June 2008.

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 Codetatmed in Appendix 14 of the Rules Governing th&tihg of
Securities on The Stock Exchange of Hong Kong ledjitand align with the latest developments.

Model Code for Securities Transactions

The Company has adopted the Model Code for Seesiriiransactions by Directors of Listed Issuers {iedel
Code") as the code regarding securities transatigrthe Directors.

Specific enquiry has been made of all the Direcémrd the Directors have confirmed that they haveptied with the
Model Code during the six months ended 30 June.2008

To comply with the code provision A.5.4 of the C@de, the Company established and adopted in M&@F @ Code
for Securities Transactions by Relevant Employessno less exacting terms than the Model Code etulate
dealings in the shares of the Company by certaipl@mes of the Company or its subsidiaries whocareidered to
be likely in possession of unpublished price sergsihformation in relation to the Company or iteses.

No incident of non-compliance of these written @liites by the relevant employees was noted by tmpany.
Board Composition

During the six months ended 30 June 2008, the ihamirthe members of the Board were Independemt-diecutive
Directors (“INEDs”). The Board is currently made ap nine members in total, with two Executive Di@s, one

Non-executive Director and six INEDs.

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

Audit Committee

During the six months ended 30 June 2008, the ATolihmittee consists of three members, namely PsofeSary C.
BIDDLE (“Professor BIDDLE"), Dr. Edgar W. K. CHEN@Gnd Dr. Roger L. McCCARTHY. All of them are INEDsh&
chairman of the Audit Committee is Professor BIDDLE

The Audit Committee has reviewed the Group’s unaddcondensed consolidated financial statementshforsix
months ended 30 June 2008, including the accouptingiples and practices adopted by the Compangpnjunction
with the Company’s external auditors.

Remuneration Committee

During the six months ended 30 June 2008, the Reration Committee consists of three members, narely
William K. L. FUNG (“Dr. FUNG”), Mr. Vincent H. S.LO (“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 Committezto 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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Compliance with Code on Cor porate Governance Practices

During the six months ended 30 June 2008, the Coynpas complied with the code provisions of the C@le
except for the following deviation:

Code provision A.2.1: The roles of chairman anethkecutive officer (“CEO”) should be separate ahduld not be
performed by the same individual.

Mr. LO is the Chairman, CEO and the founder of @@mpany. The Board considers that vesting the rolethe

Chairman and CEO in the same person is necesseay$e of the unique role and market importanceroL® in the

business development efforts of the Company. Th@ing provides strong and consistent market lshigeand is
critical for efficient business planning and dewmis of the Company in its current stage of develmm~urthermore,
all major decisions are made in consultation wigmbers of the Board and appropriate board commitiEeere are
six INEDs on the Board offering strong, independerd differing perspectives. The Board is theretdrihe view that
there are adequate balance-of-power and safeguaptixce.

Other than the above, the Company has also perfbthes following in furtherance to those corporateeynance
principles and practices as set out under the Cé&@aring the six months ended 30 June 2008:

To enhance the communications with shareholdethegnCompany’s annual general meetings, with efiech the
Annual General Meeting held on 5 June 2008, thedectng language has been changed to Cantonese with
simultaneous interpretation in English. Previoustimgs were conducted in English with Cantoneserpmétation.
Most of the Directors were present at the Annuah&sal Meeting and the meeting has provided a ugefuim to
exchange views with the Board.

To further enhance and provide more direct comnaii@os with the Company’s shareholders, a “Netwaykivith
Shareholders” session was conducted immediataly tife Annual General Meeting held on 5 June 20@8ing the
session, shareholders were provided a chance ¢asdisvith senior management of the Company on exttatace
dialogue. This session was well attended by shéders There were sharing of the latest busineigistives and
long-term development strategy of the Company astvaring of shareholders’ questions.

In January 2008, the Company has officially distréd its Code of Conduct and Business Ethics @wde”) to all of
its staff for their acknowledgement. The Code alspstitutes a standard agreement term with the @oyp agents,
representatives, consultants, contractors, subraxots, business partners, resellers, sales arketimgy agents, and
suppliers. The Code now serves as guidelines fiarcRirs and staff on how to deal with conflictdraérest situations,
business activities and relationship, and finandésllings.

Awards on Corporate Governance
The Company was awarded as one of the ten “Ouisiquichina Property Companies 2008” organised byHbrg

Kong Economic Digest, and also as one of the wiérthe “4th Corporate Governance Asia Recognifiamrds
2008” organised by Corporate Governance Asia.
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EMPLOYEES AND REMUNERATION POLICY

At 30 June 2008, the number of employees in theu@reas 1,312 (31 December 2007: 1,182). Employee
remuneration packages are maintained at competeias and employees are rewarded on a performateted
basis. Other staff benefits include provident fsaetiemes, share option scheme, medical insuranbeuse training
and subsidies for job-related seminars, and prog@geanised by professional bodies and educatinstitiutes. As of

30 June 2008, approximately 168 million share oiB1 December 2007: approximately 150 millionrslaptions)

are outstanding under the Share Option Scheme wdshadopted by the Company in June 2007.

The Company strongly believes in the principle qiaity of opportunity and reward for staff. Themeneration
policy is embracing the value of diversity of warkfe and encouraging all staff to use their skilspwledge and
creativity to achieve excellence.

SCOPE OF WORK OF MESSRS. DELOITTE TOUCHE TOHMATSU

The figures stated in RMB in respect of the Grogwedensed consolidated balance sheet as of 32008e and the
condensed consolidated income statement and tagedehotes thereto for the period then ended aswtein the
preliminary announcement have been extracted frbm Group’s unaudited condensed consolidated finhnci
statements for the period, which has been revielmethe Group’s auditor Messrs. Deloitte Touche Tatsm in
accordance with Hong Kong Standard on Review Engagés 2410 “Review of Interim Financial Information
performed by the Independent Auditor of the Entiigsued by the Hong Kong Institute of Certified Rub
Accountants.

APPRECIATION

| would like to thank all members of staff withihet Group for their hard work and commitment in endeavour to
make Shui On Land the premier innovative propegyetbper in the Chinese Mainland. Our people aget&eour
success and are regarded as our most importamt A&sare proud of the Company’s achievementsigatea, and of
our “people” policies.

By order of the Board
Vincent H. S. LO
Chairman

Hong Kong, 22 August 2008

* For identification purposes only

At the date of this announcement, the executieeidirs of the Company are Mr. Vincent H. S. LO (Ghain and Chief Executive Officer) and
Mr. William T. ADDISON; the non-executive directditioe Company is The Honourable LEUNG Chun Ying; Aedriddependent non-executive
directors of the Company are Sir John R. H. BOND Halgar W. K. CHENG, Dr. William K. L. FUNG, Professorr¢&. BIDDLE, Dr. Roger L.
McCARTHY and Mr. David J. SHAW.
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