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HIGHLIGHTS |

» Turnover increased by 18% to RMB1,335 million (swnths ended 30 June 2008 restated: RMB1,132 mjillio
primarily due to the increase in property sales2896 to RMB1,010 million (six months ended 30 JuR@®&
restated: RMB827 million). During the six monthsled 30 June 2009, the Group has recognised ccedraates
of 102,100 sqg.m. (six months ended 30 June 2008081sg.m.) as income.

» With the adoption of an interpretation to the actng standard "Agreements for the ConstructioReél Estate",
the timing of revenue recognition of property salethe Group has been changed, whereby revenaegroperty
sales is recognised only upon delivery of properttethe purchasers pursuant to the sales agresmaghér than
upon completion of properties. The effect of thisamge was to reduce turnover and profit attribetatol
shareholders for the six months ended 30 June BPEIMB234 million and RMB85 million respectively.

» Turnover from investment properties increased by t6%6:kMB305 million (six months ended 30 June 2008:
RMB287 million). As of 30 June 2009, leasable GRAoar investment property portfolio increased td 2®0
sg.m. (31 December 2008: 262,000 sg.m.).

» With the deferral of profit contributions from Cakakeville due to the change in accounting policgntioned
above and no sales of equity interests to stratpgitners during the six months ended 30 June 20@fit
attributable to shareholders of the Company deetkay 45% to RMB718 million (six months ended 30elu
2008 restated: RMB1,294 million).

» Basic earnings per share was RMBO0.16, a decreadd8%fwhen compared to the corresponding perioddd82
(six months ended 30 June 2008 restated: RMBO0.28).

» Declared an interim dividend of HK$0.01 (equivalemRMB0.0088) per share.
» Total assets increased to RMB40.1 billion (31 Deoen2008 restated: RMB35.9 billion).

» Total equity was RMB20.4 billion, of which RMB19bdllion was attributable to shareholders of the @any (31
December 2008 restated: total equity was RMB18l@ibiand RMB16.9 billion attributable).

» Net debt was RMB3,741 million (31 December 2008: B/818 million). Net debt to total equity ratio éin
gearing ratio") decreased to 18% as of 30 June gRlD®ecember 2008 restated: 27%).

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 unaudited consolidated results o€trapany and its subsidiaries (collectively the '@t for the six
months ended 30 June 2009 as follows:

CONDENSED CONSOLIDATED INCOME STATEMENT
For the six months ended 30 June 2009

Six months ended Six months ended
Notes 30 June 2009 30 June 2008
(Unaudited) (Restated and unaudited)
HK$'million RMB'million HK$'million RMB'million
(Note 2) (Note 2)
Turnover 4 1,509 1,335 1,234 1,132
Cost of sales (1,068) (945) (549) (504)
Gross profit 441 390 685 628
Other income 121 107 267 245
Selling and marketing expenses (44) (39) (63) (58)
General and administrative expenses (295) (261) (385) (353)
Operating profit 5 223 197 504 462
Increase in fair value of
investment properties 225 199 322 296
Gain on partial disposal
of equity interests in subsidiaries - - 940 862
Share of results of associates 449 398 38 35
Finance costs, net of exchange gain 6 (68) (60) 194 178
Profit before taxation 829 734 1,998 1,833
Taxation 7 (88) (78) 477) (438)
Profit for the period 741 656 1,521 1,395
Attributable to:
Shareholders of the Company 811 718 1,411 1,294
Non-controlling interests (70) (62) 110 101
741 656 1,521 1,395
Earnings per share 9
Basic HK$0.18 RMBO0.16 HK$0.31 RMBO0.28
Diluted HK$0.17 RMBO0.15 HK$0.31 RMBO0.28
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CONDENSED CONSOLIDATED STATEMENT OF COMPREHENSIVE | NCOME

For the six months ended 30 June 2009

Six months ended
30 June 2009
(Unaudited)

Six months ended

30 June 2008
(Unaudited)

HK$'million RMB'million HK$'million RMB'million
(Note 2) (Note 2)
Profit for the period 741 656 1,521 1,395
Other comprehensive income
Exchange difference arising on
translation of foreign operations (11) (10) 21 19
Fair value adjustments on interest rate
swaps designated in cash flow hedges 68 60 186 171
Fair value adjustments on cross
currency interest rate swageasignate:
in cash flow hedges - - (172) (158)
Reclassification of fair value
adjustments on cross currency interest
rate swaps designated in cash flow
hedges - - 113 104
Other comprehensive income
for the period 57 50 148 136
Total comprehensive income
for the period 798 706 1,669 1,531
Total comprehensive income
attributable to:
Shareholders of the Company 868 768 1,559 1,430
Non-controlling interests (70) (62) 110 101
798 706 1,669 1,531
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CONDENSED CONSOLIDATED STATEMENT OF FINANCIAL POSIT ION

As of 30 June 2009

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

Loans to associates

Accounts receivable

Pledged bank deposits
Defined benefit assets
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 parties

Amounts due from non-controlling shareholders difssdiaries
Pledged bank deposits

Bank balances and cash

Current liabilities

Accounts payable, deposits received and accruegeha
Amount due to an associate

Amounts due to related parties

Amounts due to non-controlling shareholders of glihses
Loan from a non-controlling shareholder of a suiasyd
Tax liabilities

Bank borrowings — due within one year

Net current assets

Total assets less current liabilities
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30 June

2009
RMB'million

(Unaudited)

19,927
337
43

694
1,392
338
872
4
145

23,752

8,226
2,176
610
417
143
78

6
1,750
2,903

16,309

5,361
54

51
728
200
661
2,200

9,255
7,054

30,806

31 December
2008
RMB'million
(Restated and
audited)

8,466
343
6,290
2,411
296
1,331
329
694

4
146

20,310

7,786
3,090
941
414
450
62
176
1,015
1,671

15,605

4,418

33
758
199
739

1,953

8,100
7,505

27,815



CONDENSED CONSOLIDATED STATEMENT OF FINANCIAL POSIT ION (CONTINUED)

As of 30 June 2009

Capital and reserves
Share capital
Reserves

Equity attributable to shareholders of the Company
Non-controlling interests

Total equity

Non-current liabilities

Bank borrowings — due after one year

Derivative financial instruments designated as
hedging instruments

Loan from a non-controlling shareholder of a suiasid

Loan from a director

Deferred tax liabilities

Total equity and non-current liabilities
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30 June

2009

RMB'million
(Unaudited)

99
19,284

19,383
1,046

20,429

7,066
196
670
567

1,878

10,377

30,806

31 December
2008
RMB'million
(Restated and
audited)

84
16,779

16,863
1,312

18,175

6,245
256
670

567
1,902

9,640

27,815



Notes to the consolidated financial statements:
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 Internatidnaccounting Standard ("IAS") 34 "Interim Financi@eporting"
iIssued by the International Accounting Standardsr&dgthe "IASB").

2. Presentation

The HK dollar figures presented in the condensedsaiidated income statement and condensed contgalida
statement of comprehensive income are shown ferea€e only and have been arrived at based onxtamrge
rate of RMB1.00 to HK$1.13 for the six months en@&dJune 2009 and RMB1.00 to HK$1.09 for the sinthe
ended 30 June 2008, being the average exchangdhatgrevailed during the respective periods.

3. Principal Accounting Policies

The condensed consolidated financial statemente haen prepared on the historical cost basis exXoegertain
investment properties and derivative financialrmstents which are measured at fair values.

The accounting policies used in the condensed tidased financial statements are consistent witsé¢hfollowed
in the preparation of the Group’s annual finangttements for the year ended 31 December 200&peeas
described below.

In the current interim period, the Group has applitor the first time, the following Internation&linancial
Reporting Standard ("IFRS"), IAS and InterpretasigtiFRIC") (hereinafter collectively referred ts &new IFRSs")
issued by the IASB, which are effective for the @'s financial year beginning 1 January 2009.

IFRSs (Amendments) Improvements to IFRSs issu@@®8, except for the amendment to IFRS 5
that is effective for annual periods beginningoomfter 1 July 2009

IFRSs (Amendments) Improvements to IFRS<seids$n 2009 in relation to amendment to
paragraph 80 of IAS 39

IAS 1 (Revised) Presentation of Financial Stegets

IAS 23 (Revised) Baming Costs

IAS 32 & 1 (Amendments) Puttable Financial Instramseand Obligations Arising on Liquidation

IFRS 1 & IAS 27 (Amendments)  Cost of an Investmard Subsidiary, Jointly Controlled Entity or Assite

IFRS 2 (Amendment) Vesting Conditions and Candethat

IFRS 7 (Amendment) Improving Disclosures about Raial Instruments

IFRS 8 Operating Segments

IFRIC 9 & IAS 39 (Amendments) Embedded Derivatives

IFRIC 13 Customer Loyalty Programmes

IFRIC 15 Agreements for the Construction of RedhEes

IFRIC 16 Hedges of a Net Investment in a Foreiger@pon

IAS 1 (Revised) Presentation of Financial Statesent

IAS 1 (Revised) has introduced a number of ternaigplchanges (including revised titles of the corseéen
consolidated financial statements) and has resintacthumber of changes in presentation and disodlowever,
IAS 1 (Revised) has had no impact on the reporsedits or financial position of the Group.
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3. Principal Accounting Policies (Continued)

IFRS 8 Operating Segments

IFRS 8 is a disclosure standard that requiresdastification of operating segments to be perforrmedhe same
basis as for financial information that is reportetrnally for the purpose of allocating resourbesveen segments
and assessing their performance. The applicatiolrRS 8 has not resulted in a re-designation of Gineup’s
reportable segments as compared with the primgumgrtable segments determined in accordance withl#ASand
has had no impact on the reported results or fiahposition of the Group.

IFRIC 15 Agreements for the Construction of RedhEes

In previous years, when properties were sold updessale arrangements prior to the completion eidévelopment,
revenue and profit were recognised on the execwtidrinding sales agreements or when the relevamiptetion
certificates were issued by the respective govemiraathorities, whichever was later. With the isg&of IFRIC
15, which contains more detailed guidance on theowatting treatment for such real estate transastitdme
Directors of the Company have reassessed the Gragzounting policy on revenue recognition for sabé
properties and are of the view that property sslhemild be recognised upon delivery of propertiethéopurchasers
pursuant to sales agreements.

The change in accounting policy on revenue recimgnfor sales of properties has been adopted pmively and
hence the comparative figures on the condensedldated income statement for the six months er@ledune
2008 have been restated to adjust for the revesgegher with the related cost of sales and taxatibich arose
from the sales of properties.

The effects of changes in the accounting policycdiesd above on the financial results for the aur@nd prior
periods by line items presented in the condensaedadtislated income statement are as follows:

Six months ended 30 June
2009 2008

RMB'million RMB'million
(Unaudited) (Unaudited)

Decrease in turnover (234) (1,052)
(Increase) decrease in cost of sales (53) 285
Decrease in taxation 202 314
Decrease in profit for the period (85) (453)
Attributable to:
Shareholders of the Company (105) (484)
Non-controlling interests 20 31

(85) (453)
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3. Principal Accounting Policies (Continued)

The cumulative effects of the changes in accourginlicy described above on the financial positiohshe Group
at 31 December 2008 and 1 January 2008 are sunemdnésow:

At 31 December At 1 January
2008 2008
RMB'million RMB'million
(Unaudited) (Unaudited)

Increase in properties held for sale 1,061 581
Decrease in accounts receivable, deposits and\pregrds (229) (262)
Increase in accounts payable, deposits receivedesrded charges (2,336) (813)
Decrease in tax liabilities 133 27
Decrease in deferred tax liabilities 382 165
(989) (302)
Decrease in reserves (945) (250)
Decrease in non-controlling interests (44) (52)

(989) (302)

The effects of the change in accounting policyten®roup’s basic and diluted earnings per sharasafellows:

Six months ended 30 June

2009 2008
RMB RMB
Impact on basic earnings per share (Unaudited) (Unaudited)
Reported figure before adjustments 0.18 0.42
Adjustments arising from issuance of bonus sharet® (8) - (0.03)
Adjustments arising from change in accounting golic (0.02) (0.11)

As restated 0.16 0.28

Six months ended 30 June

2009 2008
RMB RMB
Impact on diluted earnings per share (Unaudited) (Unaudited)
Reported figure before adjustments 0.17 0.42
Adjustments arising from issuance of bonus sharete (8) - (0.03)
Adjustments arising from change in accounting golic (0.02) (0.11)

As restated 0.15 0.28
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3. Principal Accounting Policies (Continued)

IFRSs (Amendments) Improvements to IFRSs issu20@8

The application of the amendment to IAS 40 Invesiiniroperty as part of the Improvements to IFRSsed in
2008 has affected the accounting for propertiessumgnstruction or development for future use agstment
properties of the Group. The amendment to IAS 4Agkrsuch properties within the scope of IAS 40clhi
therefore, shall be accounted for under the faluevanodel (where the fair value is reliably deteratile) in
accordance with the Group’s accounting policy.

In the past, the leasehold land and building elésnexfi properties under construction or developmeste

accounted for separately. The leasehold land elemvas accounted for as an operating lease and uheiny

element was carried at cost less accumulated impair losses. The Group has applied the amendmeAStd0

prospectively from 1 January 2009 in accordancen wlite relevant transitional provision. As a resofitthe

application of the amendment, the Group’s propermder construction or development for future ase
investment properties that include the leasehatd land building elements with carrying amount of B8y246

million and RMB2,411 million, respectively have bbeelassified as investment properties as of 1 Jgn2@09.

Investment properties under construction or devekat of which the fair value can be determinedaldyi have
been measured at fair value as of 30 June 2009falihealue of those properties as of 30 June 28i@8unted to
RMB5,273 million, with an increase in fair value RMB176 million being recognised in condensed ctidated

income statement for the six months ended 30 JOA8.20ther properties under construction or devabag of

which the fair value cannot be determined relididye been measured at cost less impairment. Theraamount
of those properties as of 30 June 2009 amountBdBS5,779 million.

Moreover, certain associates of the Group are ipatlg engaged in property development. The assegihave
investment properties under construction or devaekg. The application of the amendment to IAS 49 tesulted
in an increase in the Group’s share of resultho$e associates by RMB408 million. The increasstigoutable to
an increase in fair value of the associates' imvest properties under construction or developmeet ¢f related
tax) of RMB408 million that has been recognisedhi@ Group's condensed consolidated income stateimetiie
six months ended 30 June 2009.

The effects of the changes in accounting policycdeed above on the financial results for the aurpeeriod by line
items presented in the condensed consolidated mctatement are as follows:

Six months

ended
30 June 2009

RMB'million

(Unaudited)

Increase in fair value of investment properties 176
Share of results of associates 408
Profit before taxation 584
Increase in taxation (44)
Increase in profit for the period 540

Attributable to:

Shareholders of the Company 612
Non-controlling interests (72)
540

Other than the above, the adoption of these nev#His had no material effect on the results anéiial position
of the Group for the current or prior accountingiqés.
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3. Principal Accounting Policies (Continued)

The Group has not early applied the following newd eevised IFRSs, IASs and IFRICs that have bemred by the
IASB but are not yet effective:

IFRSs (Amendments) Amendment to IFRS 5 as padrhpfovements to IFRSs issued in 2608
IFRSs (Amendments) Improvements to IFRSsidsn 2008

IAS 27 (Revised) Coigated and Separate Financial Statenfents

IAS 39 (Amendment) Eligible Hedged Itetns

IFRS 1(Amendment) Additional Exemptions farst-time Adopters

IFRS 2 (Amendment) Group Cash-settled Shased Payment Transactidns

IFRS 3 (Revised) Besis Combinatiods

IFRIC 17 Distributions of Non-cash Assets to Oveher

IFRIC 18 Transfers of Assets from Custorfiers

! Effective for annual periods beginning on or afteJuly 2009

2 Amendments that are effective for annual perlwetginning on or after 1 July 2009 or 1 January 2010
as appropriate

Effective for annual periods beginning on or afteJanuary 2010

Effective for transfers on or after 1 July 2009

The application of IFRS 3 (Revised) may affect gélseounting for business combination for which thquasition
date is on or after the beginning of the first aaimeporting period beginning on or after 1 July20IAS 27
(Revised) will affect the accounting treatment tiargges in a parent’s ownership interest in a sigrgithat do not
result in a loss of control, which will be accouhfer as equity transactions.

The Directors of the Company anticipate that theliagtion of other new and revised standards, amemds or
interpretations will have no material impact on tesults and financial position of the Group.

4. Turnover and segmental information

An analysis of the Group’s turnover for the pen®as follows:
Six months ended 30 June
2009 2008
RMB'million RMB'million
(Unaudited) (Restated and

unaudited)

Property development:
Property sales 1,010 827

Property investment:

Rental income from investment properties 260 236
Income from serviced apartments 9 13
Property management fees 13 14
Rental related income 23 24
305 287
Others 20 18

1,335 1,132
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4. Turnover and segmental information (Continued)

The Group has adopted IFRS 8 Operating Segmenisefficct from 1 January 2009. IFRS 8 requires dpeya
segments to be identified on the basis of intemebrts about components of the Group that ardadgueviewed
by the chief operating decision makers that areDhectors of the Company, in order to allocateotgses to
segments and to assess their performance. Thecagimi of IFRS 8 has not resulted in a re-designatif the
Group’s reportable segments as compared with theapy reportable segments determined in accordamtoelAS
14, and has had no impact on the reported resulisamcial position of the Group.

For management purposes, the Group’s businesstiastiare broadly categorised into the followingotwajor

business segments - property development and pydpeestment.

Principal activities are as follows:

Property development
Property investment

development and sale of properties
fproperty letting, property management and operatidrserviced apartments

Six months ended 30 June 2009 (Unaudited)

development

Property Property

investment Others Consolidated

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

TURNOVER

Segment revenue 1,010 305 20 1,335
RESULTS

Segment results 18 439 11 468
Interest income 107
Share of results of associates 398
Finance costs, net of exchange gain (60)
Net unallocated expenses (279)
Profit before taxation 734
Taxation (78)
Profit for the period 656

Six months ended 30 June 2008 (Restated and uadjdit

Property Property

development investment Others Consolidated

RMB'million RMB'million RMB'million RMB'million
TURNOVER
Segment revenue 827 287 18 1,132
RESULTS
Segment results 369 493 4 866
Interest income 122
Gain on patrtial disposals of equity interests

in subsidiaries 862

Share of results of associates 35
Finance costs, net of exchange gain 178
Net unallocated expenses (230)
Profit before taxation 1,833
Taxation (438)
Profit for the period 1,395
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5. Operating profit
Six months ended 30 June

2009 2008
RMB'million RMB'million
Operating profit has been arrived at after chargangditing): (Unaudited)  (Restated and
unaudited)
Allowance for bad and doubtful debts - 2
Depreciation of property, plant and equipment 25 33
Less: Amount capitalised to properties under deraknt D (2)
24 32
Release of prepaid lease payments 1 71
Less: Amount capitalised to properties under deprakent - (70)
1 1
Employee benefits expenses
Directors’ emoluments
Fees 1 1
Salaries, bonuses and allowances 8 8
Share-based payment expenses 2 1
11 10
Other staff costs
Salaries, bonuses and allowances 138 163
Retirement benefits costs 13 11
Share-based payment expenses 28 18
179 192
Total employee benefits expenses 190 202
Less: Amount capitalised to investment propertigden construction
or development and properties under developmerssie (43) (40)
147 162
Cost of properties sold recognised as an expense 886 448
Rental charges under operating leases 23 20
Interest income (207) (122)
Tax refunds from reinvestment of dividends and
grants received from local governments - (209)
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6. Finance costs, net of exchange gain

Interest on bank loans and overdrafts wholly repleyavithin five years

Interest on amounts due to non-controlling shaddrslof subsidiaries
wholly repayable within five years

Interest on loan from a non-controlling shareholafeat subsidiary
wholly repayable within five years

Imputed interest on loan from a non-controllingrethalder of a subsidiary
wholly repayable within five years

Interest on loan from a director wholly repayabléhim five years

Interest on notes

Less: Net interest income from cross currency @gerate swap

Total interest costs
Less: Amount capitalised to investment propertigden construction
or development and properties under developmersdie

Loss on change in fair value of early redemptights on notes
Fair value change on cross currency interest vesg s

Net exchange gain on bank borrowings and othendimg activities
Other finance costs

Six months ended 30 June

2009 2008
RMB'million RMB'million
(Unaudited) (Unaudited)
251 188
25 2
30 -
1 4
23 -
- 158
- (25)
330 327
(311) (304)
19 23
- 7
- (104)
(12) (129)
53 25
60 (178)

Borrowing costs capitalised during the six monthdesl 30 June 2009 arose on the general borrowiobggbdhe
Group and were calculated by applying a capitatinatate of approximately 5% (six months ended &0=J2008:

approximately 6%) per annum to expenditure on thaditying assets.

. Taxation

People’s Republic of China ("PRC") Enterprise Ineohax
Deferred taxation
PRC Land Appreciation Tax
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Six months ended 30 June

2009 2008

RMB'million RMB'million
(Unaudited) (Restated
and unaudited)

73 78

(23) (21)

28 381

78 438



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 aapbécable income tax rate of 25% (six months erg2dune
2008: 25%) on the assessable profits of the companithe Group during the period.

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

During the six months ended 30 June 2008, the Greujzed cost allocation for certain public fa@# among
various property development companies incorporatetthe PRC that undertake the development of Hréowus
phases of the Shanghai Taipinggiao project. Thesedvcost allocation, which has been accepted éydlevant
local tax bureau in the recent income tax filingsulted in a change in accounting estimates foiptbgision in
Land Appreciation Tax and, accordingly, an addaigprovision of RMB346 million has been made andrgbd to
the condensed consolidated income statement faitiraonths ended 30 June 2008. Consequentlyraspanding
reduction in deferred tax liabilities of RMB87 nitlh has been made and credited to the condenselmated
income statement for the same period.

8. Dividends
Six months ended 30 June
2009 2008
RMB'million RMB'million
(Unaudited) (Unaudited)

Final dividend paid 37 373

Interim dividend declared in respect of 2009 of KGH (2008: HK$0.07)
per share 44 257

The Board has declared the payment of HK$0.01 vadpmt to RMB0.0088) (2008: HK$0.07 (equivalent to
RMBO0.061)) per share as the interim dividend irpees$ of 2009.

In June 2009, a final dividend in respect of 20081K$0.01 (equivalent to RMB0.0088) per share wagl o the
shareholders of the Company. In addition, a bossisa of shares, which represented a total of 428,%% ordinary
shares, was issued to the shareholders of the Ggnguathe basis of one bonus share for every tdimany shares
then held. The bonus shares ranked pari passe &xtkting ordinary shares.

In June 2008, a final dividend in respect of 200HK$0.10 (equivalent to RMB0.089) per share wagl pa the
shareholders of the Company.
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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:
Six months ended 30 June

2009 2008
RMB'million ~ RMB'million
Earnings (Unaudited) (Restated and
unaudited)
Earnings for the purposes of basic earnings peesira diluted earnings per
share, being profit for the period attributablesb@reholders of the Company 718 1,294

Six months ended 30 June

2009 2008
'million 'million
Number of shares (Unaudited) (Restated and
unaudited)
Weighted average number of ordinary shares
for the purpose of basic earnings per share 4,620 4,604
Effect of dilutive potential shares:
Share options issued by the Compémyte a) 44 7
Weighted average number of ordinary shares foptinpose
of diluted earnings per share 4,664 4,611

Six months ended 30 June

2009 2008
(Unaudited) (Restated and
unaudited)

Basic earnings per sharégnote b) RMBO0.16 RMBO0.28

HK$0.18 HK$0.31

Diluted earnings per share(note b) RMBO0.15 RMBO0.28

HK$0.17 HK$0.31

Notes:

(a) Other than the share options granted on 3 idbee 2008, there were no dilution effects for aét share
options granted as the exercise price of the shatiens granted were higher than the average marlaet
for the period (six months ended 30 June 2008: 1Qk@n the share options granted on 20 June 2092 an
June 2008, there were no dilution effects forladl share options granted as the exercise prideecghare
options granted were higher than the average marlat for the period).

(b) The HK dollar figures presented above are shfiw reference only and have been arrived at basdtie

exchange rate of RMB1.00 to HK$1.13 for the six therended 30 June 2009 and RMB1.00 to HK$1.09
for the six months ended 30 June 2008, being tlexage exchange rates that prevailed during the
respective periods.
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10. Accounts receivable, deposits and prepayments

Non-current accounts receivable comprise of:

Receivables from sales of properties
Deferred rental receivables

Current accounts receivable comprise of:

Trade receivables (net of allowance for bad andtioludebts) with aged analysis:

Not yet due
Within 30 days
31 - 60 days
61 - 90 days
Over 90 days

Consideration receivable on partial disposals of
equity interests in subsidiaries

Prepayments of relocation costs

Other deposits, prepayments and receivables

Trade receivables comprise of:

30 June 31 December

2009 2008

RMB'million RMB'million
(Unaudited) (Restated and
audited)

288 283

50 46

338 329

80 25

5 6

3 -

1 -

3 3

92 34

- 339

437 474

81 94

610 941

() 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 accruekarges

Trade payables aged analysis:

Not yet due
Within 30 days
31 - 60 days
61 - 90 days
Over 90 days

Retention payables (note)

Deed tax, business tax and other tax payables

Deposits received and receipt in advance from ptpgales

Deposits received and receipt in advance in resgeental
of investment properties

Accrued charges

30 June 31 December
2009 2008
RMB'million RMB'million
(Unaudited) (Restated and
audited)
1,199 691
56 85
16 9
10 1
5 4
1,286 790
142 120
514 678
3,041 2,480
165 156
213 194
5,361 4,418

Note: Retention payables are expected to be paah 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 2008, 30 June 2008

and 31 December 2008 12,000,000,000 30,000 4,185,597,171 10,464
Issue of bonus shares (note 8) - - 418,559,717 1,046
Issue of new shares - - 418,500,000 1,046
At 30 June 2009 12,000,000,000 30,000 5,022,656,888 12,556

Shown in the condensed consolidated statememarfidial position as

30 June

2009
RMB'million
(Unaudited)

99

31 December
2008
RMB'million
(Audited)

84

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

The issue price of HK$4.87 per share, represemtidgcount of approximately 7% to the closing potélK$5.24
per share of the Company on 10 June 2009. The tOigeconsider that the terms of the new issue arecomal
commercial terms and are fair and reasonable basetthe then market conditions and the new issue ihe

interests of the Company and the Shareholdersvmke.
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MANAGEMENT DISCUSSION AND ANALYSIS

Business Review

For the six months ended 30 June 2009, the Graupi®ver reached RMB1,335 million, which is higliean that of
the corresponding period in 2008 (six months eng@dlune 2008 restated: RMB1,132 million). Propedjes
accounted for approximately 76% (six months endeduhe 2008 restated: 73%) of the turnover, witltialencome
and other related activities accounted for the reimg 24% (six months ended 30 June 2008 resta@&d).

With the adoption of an interpretation to the actng standard "Agreements for the ConstructioReél Estate", the
timing of revenue recognition of property salesh&f Group has been changed, whereby revenue fropey sales is
recognised only upon delivery of properties to pwchasers pursuant to the sales agreements therupon
completion of properties. Accordingly, contractades of Casa Lakeville have not been recognistbitsrdelivery
in the second half of 2009.

With the deferral of profit contributions from Cakakeville due to the change in accounting poliggntioned above
and no sales of equity interests to strategic pastduring the six months ended 30 June 2009,tmtifibutable to
shareholders of the Company decreased by 45% to RBIBnillion (six months ended 30 June 2008 restated
RMB1,294 million).

Excluding the effect of revaluation of investmenbperties and fair value adjustment on derivatiugaricial
instruments, underlying profit attributable to steolders of the Company was RMB95 million, a deseeaf 91%
when compared to the corresponding period in 28B8nGonths ended 30 June 2008 restated: RMB1,0Bi@m)i

Property Sales

Contracted Sales

During the six months ended 30 June 2009, the Gaohjeved contracted sales of approximately 122s¢0@. (six
months ended 30 June 2008: 63,500 sq.m.) GFA wddek rise to proceeds from property sales, aftsinbas tax, of
RMB2,021 million (six months ended 30 June 2008:B2\252 million).

The property market across the Chinese Mainlanddugul notably in sales volume during the six morghded 30
June 2009. The Central Government's supportivesorea and policies, which are favourable to botreldpers and
home buyers restored market confidence and relgheguent-up demand for residential properties lilaat been held
in check by the onset of the global financial tuiimoRiding on improved market sentiment, the sai@isime for most
of our projects rebounded significantly during fitemonths ended 30 June 2009.

The property sales of Casa Lakeville (Shanghaiifg@ao project, Lot 113), the third phase of ouegtigious

residential development, continued in 2009. OV2¥ 2009, 52 units or 7,500 sg.m. of Tower 11 watsched to
the market and were subscribed for sale in thrgs daan average price of RMB56,800 per sg.m..vidw of the

overwhelming response, Tower 12 with 48 units d08,sg.m. was put on the market on 27 June 2009 avi20%

increase in average selling price and the unit®weabstantially subscribed for sale on the same daggether with
Towers 1, 2 and 10, which were subscribed at agnigélling price of RMB76,300 per sq.m., an aggieg& 178 units
or 26,900 sq.m. were subscribed for sale in thengirths ended 30 June 2009; 121 units or 17,400. seere entered
into formal sales agreements in the same periodfademaining 9,500 sq.m. were contracted in tbatimof July

20009.

Sales of Rui Hong Xin Cheng Phase 3A (Lot 8) comrednon 25 July 2009 drawing considerable marketrést.
210 of the 248 units being launched, represent®i@@® sqg.m., were subscribed for sale during thekesmd at an
average price of RMB27,400 per sq.m.. Compareth Witase 2 which was sold at an average selling pic
RMB16,600 per sg.m. in 2007, the average sellimgemf Rui Hong Xin Cheng project increased by 65%ér the last
two years.

Sales of KIC Village R1 and R2 at Shanghai Know&edgd Innovation Community ("Shanghai KIC") progexswell.

48 units or 6,700 sq.m. were contracted for saEnaverage price of RMB20,600 per sq.m. for tkerginths ended
30 June 2009.
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The Riverview (the residential development of WuRA@andi project) continued to be well received by Wuhan
market. During the six months ended 30 June 2008 A10 and A8 of Riverview Phase 2 were launcfad
pre-sale. Together with the inventories of Phagleols A9 and A7) carried over from last year, aigr@gate of 278
units or 36,800 sq.m. were contracted for saldhéengix months ended 30 June 2009. Sales of Rexg@rkemained
strong in July 2009 with another 60 units or 8,660m. being contracted for sale.

Following enhancement of the environment and cotagdleonstruction of the major roads in our Chongdirandi
project, the property sales of Riviera (Chongqifmandi, Lot B1-1/01) picked up remarkably in thesfihalf of 2009.
A total of 506 units or 61,100 sg.m. were contrddt# sale in the six months ended 30 June 2009.

The table below summarises our property sales bjegts for the six months ended 30 June 2009 anthéomonth
July 2009 together with the contracted sales rew@rfithe respective periods:

Sold with formal

sales agreements signed Available Contracted sales proceeds,
Available for for sale and net of business tax
sale and  For the six For pre-sale in  For the six For the
pre-sale months ended the month of  August 2009 months ende: month of
Projects in 2009 30 June 2009 July 2009 and beyond ' 30 June 2009 July 2009
(sg.m.) (sg.m.) (sgq.m.) (sq.m.) (RMB'million) (RMB'million)
Completed properties
Shanghai Taipinggiao
Lakeville Regency (Lot 114) 600 (400) - 200 27 -
Casa Lakeville (Lot 113)
- Towers 1, 2, 9 and 10 31,100 (9,500) (4,600) 17,000 669 361
Shanghai KIC Village
R1 (Lots 6-5, 6-6) 4,600 (2,500) (1,300) 800 47 24
R2 (Lots 7-9, and 8-2) 20,600 (4,200) (200) 16,300 84 2
Wuhan Tiandi, The Riverview
Phase 1 (Lots A9 and A7) 9,900 (6,400) (800) 2,700 84 11
Chonggqing Tiandi, The Riviera
Phase 1 (Lot B1-1/01) 93,600 (61,100) (3,100) 29,400 310 20
Car parking spaces and others N/A N/A N/A N/A 24 29
160,400 (84,100) (9,900) 66,400 1,245 447
Properties under development
Shanghai Taipinggiao
Casa Lakeville (Lot 113)
- Towers 3t0 8, 11 and 12 22,700 (7,900) (6,700) 8,100 423 442
Shanghai Rui Hong Xin Cheng
Phase 3 (Lot 8) 32,300 - (1,700) 30,600 - 46
Shanghai KIC Village
R2 (Lot 7-7) 22,200 - - 22,200 - -
Wuhan Tiandi, The Riverview
Phase 2 (Lot A10) 26,100 (19,400) (3,300) 3,400 224 51
Phase 2 (Lot A8) 28,500 (11,000) (4,500) 13,000 129 58
Chonggqing Tiandi, The Riviera
First stage of Phase 2 (Lot B2-1/01) 47,000 - - 47,000 - -
178,800 (38,300) (16,200) 124,30C 776 597
Total 339,200 (122,400) (26,100) 190,700 2,021 1,044

The sale and pre-sale of units are subject to dang®# with applicable laws and regulations and inbtg requisite
approvals, licenses, permits and consents. Reomgraf these sales also depends on the timingoofptetion of
construction, the issuance of occupation permé,siigning of formal sales agreements, and the elgliof properties
to the purchasers pursuant to the sales agreenmsémnts,
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Recognised Sales

Revenue from sales of properties has been restistadresult of the first time adoption of the Inttional Financial
Reporting Interpretation Committee Interpretatidn"Agreements for the Construction of Real Est@t#"RIC 15")
issued by the International Accounting Standardar&owhich is effective for the Group’s financiaar beginning 1
January 20009.

In previous years, when properties were sold updersale arrangements prior to the completion efdévelopment,
revenue and profit were recognised on the execuifobinding sales agreements or when the relevamiptetion

certificates were issued by the respective goventmethorities, whichever was later.  With the &wte of IFRIC 15,
which contains more detailed guidance on the adomytreatment for such real estate transactidres Qirectors of
the Company have reassessed the Group’s accoymiicy on revenue recognition for the sale of depetent

property and are of the view that property salesukhbe recognised upon delivery of propertieshi® purchasers
pursuant to sales agreements.

The table below reconciles the timing differencessMeen our contracted sales and recognised sates piojects for
the six months ended 30 June 2009:

Add:
Averege ot sales
Se'.“n% contracted
price Contracted in prior Less: Sales
forsales  area sold sales period Deferral of revenue Area
during yith formal revenue  delivered sales recognised fecogniset
the six sale and forthe during the recognition for the as sales
months purchase | six months six months until  six months| revenue
ended 30 agreements ended 30 ended 30 deliveryof ended 30 upon Group's
Projects June 2009 signed | June 2008 June 2009 properties' June 2009 | delivery interest
RMB/sg.m. sg.m. |[RMB'million RMB'million  RMB'million RMB'million sq.m.
Completed properties
Shanghai Taipinggiao
Lakeville Regency (Lot 114) 71,100 400 27 - (27) - - 99.0%
Casa Lakeville (Lot 113)
- Towers 1, 2 and 10 74,100 9,500 669 - (669) - - 99.0%
Shanghai KIC Village
R1 (Lots 6-5, 6-6) 19,800 2,500 47 3 (16) 34 1,800 86.8%
R2 (Lots 7-7, 7-9, and 8-2) 21,100 4,200 84 180 (37) 227 12,200 86.8%
Wuhan Tiandi, The Riverview
Phase 1 (Lots A9 and A7) 13,800 6,400 84 400 (37) 447 32,800 75.0%
Chongqing Tiandi, The Riviera
Phase 1 (Lot B1-1/01) 6,600 61,100 310 10 (412) 279 55,300 79.4%
Car parking spaces and others N/A 24 - (1) 23 N/A Various
84,100 1,245 593 (828) 1,010 | 102,100
Properties under developmer
Shanghai Taipinggiao
Casa Lakeville (Lot 113)
- Towers 11 and 12 56,400 7,900 423 - (423) - - 99.0%
Wuhan Tiandi, The Riverview
Phase 2 (Lot A10) 12,200 19,400 224 - (224) - - 75.0%
Phase 2 (Lot A8) 12,300 11,000 129 - (129) - - 75.0%
38,300 776 - (776) - -
Total for the six months ended 30 June 2( 122,400 2,021 593 (1,604) 1,010 | 102,100
Completed properties 36,400 1,879 633 (1,685) 827 31,500 Various
Properties under development 27,190 373 - (373) - - 75.0%
Total for the six months ended 30 June 2008 63,500 2,252 633 (2,058) 827 31,500

! The average selling prices are quoted before treress tax of 5% whereas the sales amounts asslstat of business tax.

2 The average selling price of Chongging Tianditistgd based on net floor area, which is the comnmaatice in Chongging’s property market.
3 Agreement has been reached to increase the infenas 70% to 86.8%, subject to completion of thgi@l injection.

4 Towers 11 and 12 of Casa Lakeville is scheduleduptete and be ready for delivery to customersénsiecond half of 2009.
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Based on our current development schedule and gnirga the terms stipulated in the sales agreemettitsthe
customers, Casa Lakeville (the residential devetagnof the Shanghai Taipinggiao project) is expmbdie be
delivered in the second half of year 2009. Acamgtyi, the contracted sales of approximately RMB23,88llion for
Casa Lakeville up to 31 July 2009 will, if the pespes are to be delivered on time, be recognisete consolidated
financial statements of the Group for the year egdl December 2009.

The following table analyses the contracted sale€asa Lakeville together with other projects wsbheduled
deliveries in 2009:

Scheduled delivery of properties Total
in the second half of 2009 contracted
with sales contracted in the following periods: sales up to
Contracted 31 July
sales with 2009 with
deliveries in Year ended For the six For the scheduled
the first half | 31 December months ended month of deliveries | Group’s
Completed projects of 2009 2008 30 June 200% July 2009 in 2009 | interest
RMB'million RMB'million RMB'million RMB'million RMB'million
(net of business tax) | (net of business tax) (net of bustae$ (net of business tay)(net of business ta
Shanghai Taipinggiao - 1,960 1,119 803 3,882 99.0%
Shanghai KIC Village 261 - 53 26 340 86.8%
Wuhan Tiandi, The Riverview 447 - 37 11 495 75.0%
Chonggqing Tiandi, The Riviera 279 - 41 20 340 79.4%
Car parking spaces and others 23 - 1 29 53 | Various
1,010 1,960 1,251 889 5,110 | Various

The sales amounts are stated net of business &6.
Agreement has been reached to increase theesttBom 70% to 86.8%, subject to completion ofcty@tal injection.

2
The above table is prepared based on our currdinedeschedule and does not include any salesetedntracted
subsequent to 31 July 2009. It is prepared fostithtive purpose and may not be the same as lgwrsgenue to be
reported in the audited consolidated financialestegnts for the year ending 31 December 2009.

The change in accounting policy on revenue recitmnior sales of properties has been adopted pmively and
hence the comparative figures on the condensedkdaied income statement for the six months erdfedune 2008
have been restated to adjust for the revenue tegetith the related cost of sales and taxation Wwiaimse from the
sales of properties.

Property I nvestments

Turnover from investment properties amounted to BRPEBmillion for the six months ended 30 June 2@®0Bincrease
of 6% over the corresponding period in 2008 (20R8B287 million). As of 30 June 2009, the Groupiséstment
properties consist of leasable GFA of 291,000 s¢ah.December 2008: 262,000 sg.m.), of which apprately 45%
was for office use and 52% for retail use.
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The table below summarises the composition oféhedble GFA and occupancy rate as of 30 June 2009:

Leasable GFA (sg.m.)

Hotel/
serviced Occupancy rate
apartments/ 30 June 31 December Group’s
Project Office Retail clubhouse Total 2009 2008 interest
Shanghai Taipingqgiao
Shanghai Xintiandi 5,000 46,000 6,000 57,000 100% 99% 97.0%
Shanghai Corporate Avenue 76,000 7,000 - 83,000 98% 99% 99.0%
Shanghai Rui Hong Xin Cheng
Phase 1 Commercial - 5,000 - 5,000 98% 55% 75.0%
Phase 2 Commercial - 28,000 - 28,000 100% 99% 74.3%
Shanghai KIC Village
(R1: Lots 6-5, 6-6, 8-3, 8-5;
and R2: Lots 7-9, 8-2) 21,000 11,000 - 32,000 22% 59% 86.8%*
Shanghai KIC Plaza
Phase 1 29,000 23,000 - 52,000 77% 82% 86.8%*
Hangzhou Xihu Tiandi
Phase 1 - 5,000 1,000 6,000 100% 100% 100.0%
Wuhan Tiandi, Commercial
(Lots A4-1 and A4-2) - 27,000 - 27,000 66% 89% 75.0%
Chongging Tiandi, The Riviera
Phase 1 (Lot B1-1/01) - 1,000 - 1,000 0% N/A | 79.4%
Total leasable GFA
As of 30 June 2009 131,000 153,000 7,000 291,000
As of 31 December 2008 118,000 137,000 7,000 262,000

* Agreement has been reached to increase the sttéam 70% to 86.8%, subject to completion ofdéygital injection.

Shanghai Xintiandi and Shanghai Corporate Avenudimoed to be our main rental income contributor209,
accounting for 81% (six months ended 30 June 28P%) of our total rental income. These two develepts were
almost fully let with 10% and 9% increase in averagntal rate respectively over the correspondargpd in 2008.

The occupancy rate of Shanghai Rui Hong Xin ChemasP 1 Commercial increased to 98% with the conopletf a
major renovation in mid 2009. The Phase 2 Comrakccintinued to be fully leased out.

During the six months ended 30 June 2009, thelretai office portions of KIC Village R2 with an aggate of

17,000 sg.m. were completed. With the increasteasable area due to the completion of KIC Villd&g@, the

occupancy rate of Shanghai KIC Plaza Phase 1 aBdWlage experienced a decrease to 77% and 22pectsely

as of 30 June 2009. The occupancy rates of conmh@roperties for the KIC project are expectedhicrease when
retail tenants move in after completion of Metrod.il0, which will pass through our KIC project aatart operation at
the end of 2009 or early in 2010.

Hangzhou Xihu Tiandi Phase 1 continued to be figlly

Replicating the successful model of Shanghai XimtiaWuhan Tiandi Commercial houses some of thewaed
restaurants, shops and boutiques in Wuhan. Tlmdgahase of Wuhan Tiandi Commercial (Lot A4-2)wéasable
area of 11,000 sg.m. was completed during the sirths ended 30 June 2009. The third phase of Wulleardi
Commercial (Lot A4-3) will be opened in the secdradf of 2009. Despite a decrease in the occupeaieyto 66%
due to additional leasing area from the completbhot A4-2, the number of tenants has graduallyeéased. 51
tenants have already commenced their operationg antbre shops will be opened by the end of 2009.

The retail shops adjacent to Phase 1 of The Riiehongqging Tiandi, Lot B1-1/01) were completedidgrthe six

months ended 30 June 2009. About 7 tenants inehols related businesses will be short-listed twesehe
community. The first batch of tenants is expectestart their operations in the near future.
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Property development
The following table summarises the total area wiktbe completed and ready for delivery/handoveroo before year
2011 based on our latest assessment.

Hotel/ Carpark

serviced and other Group’s
Project Residential Office Retail apartments facilities Total  interest
sg.m. sg.m. sg.m. sg.m. sg.m. sq.Ir
Ready for delivery/handover in second half of 2009
Shanghai Taipinggiao,
Casa Lakeville (Lot 113)
- Towers 1, 2,9 -12 71,000 - - - - 71,000 99.0%
Wuhan Tiandi, Commercial
Lot A4-3 - 1,000 19,000 - 23,000 43,00C 75.0%
Chongging Tiandi, Commerical
Lot B3/01 - - 31,000 - 33,000 64,00C 79.4%
Total 71,000 1,000 50,000 - 56,000 178,00C
Ready for delivery/handover in year 2010
Shanghai Taipinggiao
Casa Lakeville (Lot 113)
- Towers 3, 5, 6, 7, 8 and Commercial 7,000 - 29,000 - 41,000 77,00C  99.0%
Shanghai Rui Hong Xin Cheng
Phase 3A (Lot 8) 32,000 - 2,000 - 10,000 44,00C 74.3%
Shanghai KIC Village
R2 (Lot 7-7) 22,000 8,000 1,000 - 22,000 53,00C 86.8%*
Shanghai KIC Plaza
Phase 2 - 44,000 7,000 - 30,000 81,00C 86.8%*
Wuhan Tiandi, The Riverview
Phase 2 (Lots A6 ,A8 and A10) 85,000 - 2,000 - 49,000 136,00C  75.0%
Chongging Tiandi, The Riviera
First stage of Phase 2 (Lot B2-1/01) 47,000 - 3,000 - 12,000 62,00C 79.4%
Foshan Lingnan Tiandi
Lot D - - 25,000 - - 25,000 100.0%
Dalian Tiandi
Software Office Buildings
(Lots D22, B2, B6 and B7) - 142,000 - - 4,000 146,00C 48.0%
IT Tiandi (Lot D10) - - 26,000 - 20,000 46,00C 48.0%
Engineers’ Apartment Block (Lot C10) 40,000 - - - 3,000 43,000 48.0%
Total 233,000 194,000 95,000 - 191,000 713,00(C
Ready for delivery/handover in year 2011
Shanghai Rui Hong Xin Cheng
Phase 3 (Lot 4) 63,000 - 12,000 - 31,000 106,00C 74.3%
Shanghai KIC Plaza
C2 (Lots 5-5, 5-7 and 5-8) - 42,000 12,000 - 28,000 82,00C 86.8%*
Chongging Tiandi, The Riviera
Second stage of Phase 2 (Lot B2-1/01) 90,000 - - - - 90,000 79.4%
Foshan Lingnan Tiandi
Lot 1 Phase 1 - - 17,000 7,000 - 24,000 100.0%
Lots D and G - - - 27,000 25,000 52,00C 100.0%
Lots 4 and 14 54,000 - - 28,000 82,00C 100.0%
Total 207,000 42,000 41,000 34,000 112,000 436,00(

* Agreement has been reached to increase theaisttétom 70% to 86.8%, subject to completion ofctiggtal injection.
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Shanghai Taipinggiao:

The sold units of Towers 1, 2, 9 and 10 of thedtipinase of Lakeville, Casa Lakeville (Shanghai ifg@igiao project,
Lot 113) are scheduled for delivery in the thirchgar of 2009. Towers 11 and 12, which are locatdte centre of
the Case Lakeville, will be completed and readydelivery in the second half of 2009. The supacttire of the
commercial complex, with five blocks of low-risesigential buildings placed on top, has been coraglet

Relocation at Lot 115 for the international schbals commenced. Preparation work for the submissfoan
application for the commencement of relocation tfee next phase of Lakeville residences at Lot Xl6urrently
underway.

Relocation at Lots 126 and 127 is progressing weh approximately 92% and 79% of the householdpeetively
being relocated as of 30 June 2009. The two Ietseapected to commence construction of office ratail spaces
with an aggregate leasable area of 158,000 sqon. so

Shanghai Rui Hong Xin Cheng:

The superstructure work of Phase 3A (Lot 8) has lmeenpleted. This project will provide 248 units32,300 sq.m.
saleable GFA, and is scheduled for delivery tociitomers in the second half of 2010. RelocatfdPhase 3B (Lot
4) is almost completed while 57% of the househdid$?hase 3C (Lot 6) were relocated as of 30 Jur@.20
Construction work of Phase 3B (Lot 4) will soondmmmenced and is expected to be completed by 2011.

Shanghai Knowledge and Innovation Community:

Construction at Lot 7-7 of KIC Village R2 with agpined saleable and leasable GFA of 22,000 sq.m9,800 sq.m.
respectively and at KIC Plaza Phase 2 with a pldneasable GFA of 51,000 sq.m. are both progresssnglanned
and are expected to complete by 2010.

Hangzhou Xihu Tiandi:

Relocation is in progress at Phase 2 of Xihu Tiamith 84% of the households being relocated asOofuhe 2009.
The rest of the relocation is targeted for completby the end of 2009. Construction will then coemee with a
targeted completion date of 2012.

Wuhan Tiandi:

The superstructure of The Riverview Phase 2, caimmiLots A10, A6 and A8, is close to topping oukot A10 is
scheduled to be delivered to the customers in 2010 whereas Lots A6 and A8 are expected to lbyrfem delivery
by the end of 2010. The construction of Lot A4- e completed in October 2009 and commerciaivdis are
currently underway.

Relocation for Wuhan Tiandi Site B is in progresd about 20% of the land has been handed oveetGtoup.

Chongqing Tiandi:

The first stage at Lot B2-1/01, which is the secphdse of The Riviera at Chongging Tiandi with 4€&dential units
or 47,000 sqg.m., is under construction. The supmtsire is expected to be completed in the sebaifdof 2009 and
will be available for pre-sale at that time. Tlite $ormation works of the second and third staaesunderway.

Construction of the retail properties and hotelait B3/01 of Chongqging Tiandi, with leasable GFA31f,000 sg.m.

and 20,000 sqg.m. respectively, is progressing diogrto plan. The construction of retail propestiwill be
completed in the fourth quarter of 2009 and preddaas already started. The hotel is expected tpbned in 2012.
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Foshan Lingnan Tiandi:

Construction work on Lot D with a planned GFA of 2 sg.m. of serviced apartments and retail ptgsehas
commenced. Construction is expected to be complatphases by 2010 and 2011. Lot G, which is ariyopen
space and landscape area adjacent to Lot D, wibb#leted with a similar timetable.

Lot 1 with a planned GFA of 68,000 sg.m. is a mixiedelopment comprising retail, food and beveragesymercial
and a boutique hotel. Construction of the firsagdh with a planned GFA of 24,000 sq.m. has comnaeand is
expected to be completed in phases by 2011. Thaiméng portion of Lot 1 is under planning and detasign, and
is expected to be completed in phases by 2012.

Construction of Lot 4 and Lot 14 with a plannedeshle GFA of 54,000 sg.m. residential properties akso
commenced and is expected to be completed by 2011.

Dalian Tiandi:

The construction of Software Office Building (Lo2B) in Huangnichuan North with a planned GFA of04®, sq.m.
commenced in early March 2009 and is expected toeebdy for handover to tenants by year 2010. Camiale
activities are currently underway. The construttid another Software Office Building (Lot B2, B&daB7) with a
planned GFA of 100,000 sg.m., which has alreadylgased to a tenant, will commence in the thirdrguaof 2009
and is expected to be completed by 2010.

The construction of an Engineers’ Apartment Blodkhwa planned GFA of 40,000 sg.m. has commencedisand
expected to be completed by 2010. The construaforommercial properties, namely IT Tiandi, withpkanned
GFA of 65,000 sq.m. will also commence in the thauhrter of 2009 and is expected to be partialin@eted by
2010.

On the basis that development progress is in aaccsdwith the above timetable and assuming all gotigs other

than residential developments are held for investrparposes, the leasable GFA of the Group’s imrest properties

IS expected to grow to 342,000 sq.m. by the en2D6®, 631,000 sg.m. by the end of 2010, and 748000. by the

end of 2011. In that event, the size of our investt property portfolio will be 1.2 times, 2.2 tispa@and 2.6 times that
of the size as of 30 June 2009 by the end of 22080 and 2011 respectively.

It should be noted that actual completion of cargdton in the future depends on our constructiagpess, which may

be affected by many factors like planning, relamaticonstruction, operational issues, availabidtynanagerial and
financial resources, approval and regulatory chanete.
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Landbank

As of 30 June 2009, the Group had a landbank ¢ @8llion sg.m. (of which 9.7 million sq.m. are rdtutable to
shareholders of the Company) in eight developmeojepts with prime locations spanning six citieShanghai,
Hangzhou, Chongqing, Wuhan, Foshan and Dalian.

Other than the acquisitions listed below, no maguisition is expected in the current year unteesplot of land is
located near to our existing projects. We prefegd pieces of land that will allow us to mastenplanprove the
amenities and value add to the community livingehe

Dalian Tiandi

As of 30 June 2009, 16 plots of land of leasabtesaieable GFA approximately 2.83 million sq.m.dnheen acquired
via bidding with legally binding contracts signedt is the intention of the joint venture to bidrfthe remaining 7
plots of land with a total leasable and saleablé& @Fer 0.71 million sq.m.. Acquisition of thesads will be by way
of competitive bidding and there is no assuraneg the joint venture will be successful in acqurithem. The
Group has a 48% interest in this joint venture tyeent project.

Plot A of Lot 24, Yangpu District

Agreement has been reached to acquire the compamycdrrently owns the development rights of a @iet land
known as Plot A of Lot 24 in Yangpu District, Shaagwith a planned GFA of 137,400 sq.m., whichdgeent to the
Group’s existing Shanghai KIC project.

Yunnan

The proposed development of integrated tourismrtegursuant to the memoranda of understandingedigm 2006
and 2008 with the municipal government of Yunnamwvi?rce is still under negotiation. The master plare
currently being revisited and will be further prepd to the municipal government.

It is the expectation of the Group to co-investhmgtrategic partners, especially those with tour&grd hospitality
expertise, to develop these projects.
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The Group’s total landbank as of 30 June 2009 thagevith that of its associates, is summarisedvel

Approximate/Estimated
leasable and saleable GFA
Hotel/
serviced Carpark
apartmnts/ and othe Total Attributable
Residential Office Retail clubhouse facilities GFA| Group’s GFA
Project (sg.m.) (sgq.m.) (sg.m.) (sq.m.)  (sg.m.) (sg.m.] interest (sq.m.
Completed properties:
Shanghai Taipinggiao 56,000 81,000 53,000 16,000 52,000 258,000 Various 251,00(
Shanghai Rui Hong Xin Cheng - - 33,000 8,000 15,000 56,000 74.3% 42,000
Shanghai Knowledge and Innovation
Community 21,000 50,000 34,000 - 42,000 147,000 86.8% 128,00(
Hangzhou Xihu Tiandi - - 5,000 1,000 - 6,000 100.0% 6,000Q
Wuhan Tiandi 6,000 - 27,000 4,000 15,000 52,000 75.0% 39,000
Chongging Tiandi 40,000 - 1,000 4,000 21,000 66,000 79.4% 52,000
Subtotal 123,000 131,000 153,000 33,000 145,000| 585,00( 518,000
Properties under development:
Shanghai Taipinggiao 23,000 107,000 80,000 3,000 115,000 328,000 99.0% 325,00(
Shanghai Rui Hong Xin Cheng 221,000 - 14,000 6,000 40,000 281,000 74.39% 209,00(
Shanghai Knowledge and Innovation
Community 22,000 94,000 20,000 3,000 77,000| 216,000 86.8% 187,000
Hangzhou Xihu Tiandi - - 42,000 - 27,000 69,000 100.0% 69,000
Wuhan Tiandi 135,000 1,000 21,000 13,000 94,000 264,000 75.0% 198,00(
Chongging Tiandi 204,000 315,000 142,000 129,000 255,000| 1,045,000 79.4% 694,000
Foshan Lingnan Tiandi 54,000 - 86,000 34,000 58,000 232,000100.0% 232,00(
Dalian Tiandi 40,000 142,000 26,000 - 27,000| 235,000 48.09% 113,00(
Subtotal 699,000 659,000 431,000 188,000 693,000| 2,670,00 2,027,00
Properties held for future development:
Shanghai Taipinggiao 256,000 174,000 97,000 38,000 97,000| 662,000 99.0% 612,000
Shanghai Rui Hong Xin Cheng 640,000 85,000 83,000 - 12,000 820,000 74.39% 608,00(
Shanghai Knowledge and Innovation
Community 94,000 18,000 3,000 43,000 5,000 163,000 86.8% 141,00(
Wuhan Tiandi 549,000 322,000 206,000 62,000 36,000| 1,175,000 75.0%
Chongging Tiandi 1,165,000 414,000 266,000 78,000 461,000| 2,384,000 79.4%
Foshan Lingnan Tiandi 636,000 450,000 196,000 80,000 42,000| 1,404,000100.0%
Dalian Tiandi 1,070,000 1,585,000 636,000 42,000 - | 3,333,000 48.0%
Subtotal 4,410,000 3,048,000 1,487,000 343,000 653,000 9,941,00$
Total landbank GFA 5,232,00C 3,838,00( 2,071,00( 564,000 1,491,00( [13,196,00

to a strategic partner in 2007.

The Group has 99% interests in all remaining letscept for Lot 116, in which we have a 50% effedtiterest after sale of a 49% interest

The Group has a 75% interest in the Phase | oh§hai Rui Hong Xin Cheng project and 74.3% intexéstall remaining phases.
Agreement has been reached to increase the infeoes 70% to 86.8%, subject to completion of tapitl injection.
The Group has 79.4% interests in all remainingpandies held for future development, except forBtit-1/02 which will be developed into

super high rise, in which the Group has a 59.5%c#ffe interest after a partial disposal of equitydrest to a strategic partner in August

2008.

Dalian Tiandi comprises 23 plots of land.

Ittiee intention of the joint venture to acquire 28 plots of land. As of 30 June 2009, 16

plots of land of approximately 2.83 million sqg.m.leasable and saleable GFA have been acquired kghlly binding contracts signed.
The remaining 7 plots of land over 0.71 millionrsgof leasable and saleable GFA will be acquireaviay of public bidding in due course.
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Accelerate Growth through Strategic Partnerships

Strategic partnership remains an important partthef Group’s long-term strategy to expedite on thejeot

development and to increase shareholder value.loviop the signing of a Memorandum of Understandimguly

with Redevco which owns, manages and develops btieedargest retail real estate portfolios in Epgpthe Group
will collaborate with Redevco and shortly commeme®k on the commercial podium of the Wuhan Tiandtd A1,

A2 and A3. The strengths and competitive advantafjiddedevco are expected to help accelerate anébre¢ the
development of the Wuhan Tiandi project.

The Group will continue to look for appropriateagégic partners to co-develop projects, eithergabgect level and/or
for a particular parcel. This strategy allows @eup to accelerate returns from its projects,asdethe capital that
can be invested in other projects, diversify isksiand enhance the Group’s cash flows. It alsavalthe Group to
access certain expertise and know-how which the@ar possess that may be beneficial to the futevelopment of
the Group’s projects.

Market Outlook

Despite severe global head winds, China’s robush@mic performance in the first half of the yearpsised private
and public sector analysts and has led to widedpupaard revisions of growth forecasts for 2009. ithVel swift and

forceful deployment of fiscal and monetary stimupadicies, the Chinese authorities have managdutst domestic
investment and buttress consumer sentiment in latdefary environment. In the second quarter, ¢qaity and

residential property markets rebounded on the lodidknproved business and consumer confidence. oAth the

tempo of the resilient domestic economy has piclipd considerable challenges remain. China’'s expartd

overseas investment inflows are still decliningd amnillions of migrant workers and graduating studewill be

entering the workforce this year. Against thiskeliop, the government is likely to fine tune rathieain reverse its
stimulatory policy settings in the second halftod year.

The housing market, an important source of demanth& construction, steel, furniture and home iappk industries,
is the centerpiece of the government's strateggptimulate domestic demand. It is also the key mteashing
household expenditure and large accumulated savings encourage private investment flowing into thmising
sector, the State Council has reduced capital meapeints from 35% of the total investment amoun2®& for
ordinary and rental housing projects, and to 30#wther types of property development. The goveminhas also
lowered the effective mortgage rate for first-tinmmebuyers to 30% below the benchmark interest rdteresponse,
housing transaction volumes have risen sharplyesfbcinese New Year. The recovery appears sustaiaabthe
fundamental housing demand drivers—robust urbasdtald formation, income growth and an entrenchieid&Se
cultural preference for home ownership—have renthintact despite the impact of the global financiis.

The property market is on track to achieve an i recovery in 2009, and the outlook is esplggmbmising for
the cities where our projects are based. Shangtféeshing out its plan to build an internatiorfiancial centre,
laying out proposals for allowing foreign compartiedist on the stock exchange and to issue yuaoéated bonds,
and has already begun piloting the use of the yaawross-border trade settlement. The affirmatbishanghai’s
dual international centre status (financial anggimg) has spurred buyer interest in luxury residémroperty like
Casa Lakeville. It also bodes well for the globasis-affected grade A office market over the lenterm.  Wuhan
is seeking to attract out-of-town buyers by offgrimusehold registration (hukou) eligibility—easiagcess to local
education and health services—contingent on puecbga city core property costing at least RMB500,0

Looking ahead, our projects in Foshan and Daliath @@mmence sales and leasing next year. The ogeof

Foshan's first subway line in 2010, with a stati@xt to Foshan Lingnan Tiandi, will provide a comest linkage to
Guangzhou, thereby greatly expanding the projeza®hment area. Foshan will co-host the Guangzhsian

Games in 2010, providing a boost to tourism ansglimgithe city’'s domestic and international profileMeanwhile,
Dalian will benefit from a newly approved plan toild a 700-square kilometre coastal economic lpeltiaoning for

which Dalian will be the leading port and gatewafpalian will also benefit from the Beijing-Harbirigh-speed rail
line that is about to start construction. Durihg first five months of 2009, Dalian’s software smutrcing sector
enjoyed a nearly 26% year-on-year revenue growghmany companies throughout the world continue usye

cost-cutting programmes through outsourcing.

The recovery of China’s residential market has d@ead based, as is evidenced by rising transacbbmmes across
both the mass market and luxury segments. Wewueeber unique business model and proven expenigraister
planning will enable us to deliver superb value apuility to our customers. Our portfolio of retaioperties,
including Xintiandi-style developments, will bertefiom China’s economic policies to spur consumptand boost
household income.
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Financial Review

Turnoverincreased by 18% to RMB1,335 million (six montheded 30 June 2008 restated: RMB1,132 million),
primarily due to the increase in property salesgeesed in the six months ended 30 June 2009.

Property salesncreased by 22% to RMB1,010 million (six montimsled 30 June 2008 restated: RMB827 million).
During the six months ended 30 June 2009, the Ghagcontracted sales of 122,400 sg.m. with 102stpoh.
recognised (six months ended 30 June 2008 restatattacted sales of 63,500 sg.m. with 31,500 stepugnised.).
Details of the property sales during the six momihded 30 June 2009 are contained in the parapesated "Property
Sales" in the Business Review Section referredove.

Turnover from investment propertigereased by 6% to RMB305 million (six months en@8dJune 2008: RMB287
million), benefitting from increases in the averagatal rates in Shanghai Xintiandi and Shanghap@ate Avenue
as well as increased leasable areas in Shanghail&age and Innovation Community and Wuhan Tiandi.

Without the profit contribution from Casa Lakevjllgross profitfor the six months ended 30 June 2009 decreased to
RMB390 million (six months ended 30 June 2008: RIZ8@nillion) with a gross profit margin of 29% (smonths
ended 30 June 2008: 55%).

Included inOther incomdor the six months ended 30 June 2008 were tamdsffrom reinvestment of dividends and
grants received from certain local government aitike totalling RMB109 million. These were notcuering
income and resulted in a decrease in other incon6h to RMB107 million for the six months ended Rhe 2009
(six months ended 30 June 2008: RMB245 million).

Selling and marketing expenstscreased by 33% to RMB39 million (six months ehg@ June 2008: RMB58 million)
due to the first launch of presale of Casa Lakevillthe first half of 2008 which incurred more erpes than 2009.

In 2009,general and administrative expengtecreased by 26% to RMB261 million (six monthsezh80 June 2008
restated: RMB353 million) due to a lower level gbfessional and consulting fees and the effectisertd the cost
control measures adopted by the Group in 2009.

Operating profitdecreased by 57% to RMB197 million (six monthsezh@80 June 2008: RMB462 million) due to the
various items referred to above.

Increase in fair value of investment propertiwas RMB199 million (six months ended 30 June 20RBIB296
million). The amount for the six months ended 80e)2009 included the fair value of investment prtps under
construction or development of RMB176 million due the application of the amendment to IAS 40 Invesit
Property arising from improvements to IFRS.

Share of results of associatess RMB398 million (six months ended 30 June 20I&B35 million). The increase
is attributable to an increase in fair value of itlheestment properties under construction or dexekent (net of related
tax) of certain associates which amounted to RMB#0Bon.

Finance costs, net of exchange gamounted to RMB60 million (six months ended 30 J2088: net gain of
RMB178 million), which comprised mainly interestp@nses of RMB330 million (six months ended 30 JR0@S:

RMB327 million) less amount capitalised to propestunder development of RMB311 million (six monémsled 30
June 2008: RMB304 million). The decrease in irgeexpenses was mainly the result of the repaymienotes in
the second half of 2008, partly offset by the iasexl level of bank borrowings in 2009. In additiimance costs
include an exchange gain of RMB12 million (six mwtnded 30 June 2008: RMB129 million) arising frthra

appreciation of the RMB against the HK dollar ardl dibllar in relation to the Group’s bank borrowings

Profit before taxationdecreased by 60% to RMB734 million (six monthsezh@0 June 2008 restated: RMB1,833
million) as a result of the various items describbdve, together with no gain on partial dispo$aquity interests in
subsidiaries had been recognised in the six maerkded 30 June 2009 (six months ended 30 June RNB362
million).

Page 29



Taxationwas RMB78 million for the six months ended 30 J20€9, a decrease of 82% as compared to RMB438
million which was restated for the correspondinggekin 2008. The significant decrease in taxati@s mainly due

to the PRC Land Appreciation Tax of RMB346 millidmat has been made and charged against incoméadasist
months ended 30 June 2008 as a result of adjusreitite allocation of certain public facilitiesst® as development
costs among the various property development corepamcorporated in the PRC that undertake theldpweent of

the various phases of our Shanghai Taipinggiaceptoj The revised cost allocation has been accdyptdiae relevant

tax bureau in the recent tax filing.

Profit attributable to shareholders of the Compdny the six months ended 30 June 2009 was RMB718omia
decrease of 45% when compared to 2008 (six momitsde30 June 2008 restated: RMB1,294 million).

The effects on profit attributable to sharehold#rghe 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
2009 2008 %
RMB'million RMB'million  change

Profit attributable to shareholders of the Company 718 1,294  -45%
Revaluation increase on investment propertiesefitoup
(net of deferred tax effect and share of non-cdlimgpinterest) (215) (208)
Share of revaluation increase on investment prigseof the associates
(net of tax effect) (408) -
Loss on change in fair value of derivative finahoatruments - 7

Profit attributable to shareholders of the Complaefpre
(i) revaluation of investment properties; and
(i) fair value adjustment on derivative financiastruments 95 1,093 -91%

Earnings per sharevere RMBO0.16 calculated based on a weighted ageshg@pproximately 4,620 million shares in
issue during the six months ended 30 June 2009(siths ended 30 June 2008 restated: RMB0.28 esdclibased
on a weighted average of approximately 4,604 nnilsbares in issue).
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Capital Sructure, Gearing Ratio and Funding

On 10 June 2009, the Company entered into a SpkiscriAgreement to sell 418,500,000 Placing Shatdhke price
of HK$4.87 per share. The gross proceeds of tis&iption were approximately HK$2,038 million. ihvas the
second largest top-up offering among Chinese itateecompanies since May 2007. The transactmgived strong
demand from investors across the globe with th&looeered within the first 20 minutes of book binlgl  The final
demand book was several times covered and clostdnwthree hours of launch with a mix of both lomgly

institutions and hedge funds.

As of 30 June 2009, the Group’s utilised bank bemgs amounted to approximately RMB9,266 millionl (3
December 2008: RMB8,198 million). The structure thé Group’s bank borrowings as of 30 June 2009 is
summarised below:

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

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

RMB 3,589 530 621 1,615 823
HK$ 5,472 523 914 4,035 -
US$ 205 - - 205 -
Total 9,266 1,053 1,535 5,855 823

Total cash and bank deposits amounted to RMB5,5#bmas of 30 June 2009 (31 December 2008: RMBG,3
million), which included RMB2,622 million (31 Decdrar 2008: RMB1,709 million) of deposits pledgedbinks.
The increase in our cash balance was mainly dtieetgross proceeds of the Subscription, which \approximately
HK$2,038 million (equivalent to RMB1,797 millionpd were received in June 2009.

As of 30 June 2009, the Group’s net debt balanceRMB3,741 million (31 December 2008: RMB4,818 roil) and
its total equity was RMB20,429 million (31 DecemB@&08 restated: RMB18,175 million). AccordinglyetGroup’s
net gearing ratio was approximately 18% as of 3%eJ2009 (31 December 2008 restated: 27%), calculanethe
basis of dividing the excess of the sum of bankdoaver the sum of bank balances and cash byeugtzty.

The Group’s rental income during the six monthseeh80 June 2009 expressed as a percentage of dhp’stotal
interest costs before capitalisation to propertgaeurdevelopment was approximately 79% (six montited 30 June
2008: approximately 72%).

Total assets of the Group amounted to RMB40.10il(31 December 2008 restated: RMB35.9 billion) he Group’s
debts to total assets ratio as of 30 June 2002@/#s(31 December 2008 restated: 23%).

During the six months ended 30 June 2009, Shui @wuiand Agricultural Bank of China ("ABC") signed
memorandum of understanding for a three-year laaitity up to RMB13 billion. According to this aggment, ABC
will provide part of the facilities to Shui On Larahd its subsidiaries up to RMB8 billion for profyedevelopment,
subject to formal approval by ABC. As of 30 Juri®2, total undrawn committed facilities availabbethe Group
were approximately RMB1,039 million, of which RMB2illion were granted by ABC.
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Pledged Assets

As of 30 June 2009, the Group had pledged certaid use rights, completed properties for investnaent sale,
properties under development, accounts receivatde bnk and cash balances totalling RMB16,395 onill{31
December 2008 restated: RMB14,071 million) to secaur borrowings of RMB9,266 million (31 Decemb&08:
RMB7,493 million).

Capital and Other Development Related Commitments

As of 30 June 2009, the Group had contracted comenits for development costs and capital expenditure
amount of RMB7,104 million (31 December 2008: RMEE million). The amount of commitment as of 3Ge€u
2009 included the estimated costs of relocatioritferdevelopment of certain educational facilitee®e located in the
Taipinggiao area of the Luwan District as compdogsator the removal of those educational facilitiesginally
located in that area.

In addition, the Group entered into a Confirmatigreement with the Land Exchange Centre confirntiregGroup’s
successful bid for a plot of land in Foshan. Unitiés Confirmation Agreement, the total considematior acquiring
the land use rights is RMB7,510 million, againsickhRMB2,864 million had been paid to the Land Exohpe Centre
up to 30 June 2009. The remaining balance of RI@4B3L,million will be paid in stages in line with oelation
progress (31 December 2008: RMB 4,646 million).

The Group has agreed to provide further fundingh® associates for the development of Dalian Tigndject,
whereby the Group will ultimately hold a 48% efiget interest. As of 30 June 2009, the Group hased
guarantees amounting to RMB528 million (31 Decemd@®d8: RMB528 million) to banks in respect of barki
facilities granted to the associates, in whichabgociates have drawn down bank loans amountiRit8480 million
(31 December 2008: RMB480 million). In additiohetGroup had a commitment to provide further fugdim the
associates amounting to approximately RMB121 mmil({81 December 2008: RMB121 million).

Future Plansfor Material I nvestments and Sources of Funding

We will continue to focus on the development of existing landbank of prime locations. While odngary focus is
on city-core development projects and integratesidemtial development projects, we will, in appiafg cases,
consider other opportunities to participate in ectg of various scales where we can leverage oupettive strengths.
We may also pursue other plans, including otherswaly acquiring land development rights for the msgp of
undertaking property projects or other ways to ease the scale of our operations by leveraging wnnuaster
planning expertise, if we feel the right opportyrptesents itself.

Material investments will be funded, in the maig,using a combination of project construction lgamsrtgage and

other loans, and cash provided by operating aigsyiincluding rental, sale and pre-sale of proggrtand sale of
equity interests in our projects to strategic penrdnas appropriate.
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Cashflow Management and Liquidity Risk
The management of cash flow in the Group is thparsibility of the Group’s treasury function at ttarporate level.

Our objective is to maintain a balance betweenicoity of funding and flexibility through a combinan of internal
resources, and bank and other borrowings, whereoppate. We are comfortable with our presentrizial and
liquidity position and will continue to maintainreasonable liquidity buffer to ensure sufficientdg are available to
meet liquidity requirements at all time.

Exchange Rate and I nterest Rate Risks

The turnover of the Group is denominated in Reniminld portion of the turnover, however, is converiato other
currencies to meet the foreign currency denomindtdut obligations, such as the bank borrowings chémated in
Hong Kong dollars. As a result, the Group is exgo® fluctuations in foreign exchange rates.

Considering that a relatively stable currency regimith regard to the Renminbi is maintained by #RC
Government, which only allows the exchange ratifutiuate within a narrow range going forward, Bup expects
that the fluctuation of the exchange rates betwRenminbi and Hong Kong dollars and US dollars may lme
significant.

The Group’s exposure to cash flow interest ratk results from fluctuation in interest rates. Mastthe bank
borrowings of the Group consist of variable ratbtdebligations with original maturities ranging mnotwo to four
years for project construction loans; and two toytears for mortgage loans. Increase in inteessrwould increase
interest expenses relating to the outstanding blariaate borrowings and increase the cost of ndw. dd-luctuations
in interest rates can also lead to significanttfiaons in the fair value of the debt obligations.

At 30 June 2009, the Group has two outstandinggagg loans that bear variable interests which Vugked to Hong
Kong Inter-bank Borrowing Rate. Pursuant to trenlagreements of these mortgage loans, the Graegusred to
hedge against the variability of cash flow arisfrgm interest rate fluctuations. Accordingly, tBeoup has entered
into interest rate swaps in which the Group woelckive interest at variable rates at Hong Kong{bsémk Borrowing
Rate and pay interest at fixed rates ranging fra32% to 3.58% based on the notional amounts of HE8# million
in aggregate.

Save as disclosed above, the Group did not holdo#imgr derivative financial instruments as of 36eJ2009. The
Group continues to monitor its exposure to interagd and exchange rate risks closely and may smgeaoivative
financial instruments to hedge against the risk®egd when necessary.

INTERIM DIVIDEND

The Board has declared an interim dividend of HR$0(2008: HK$0.07) per share to shareholders wimasees
appear on the Company’s register of members onc@b@r 2009. The interim dividend will be paid 3, October
20009.

CLOSURE OF REGISTER OF MEMBERS

The register of members of the Company will be@tbsom 16 October 2009 to 22 October 2009, bots dzclusive,
during which period no transfer of shares will beeeed. In order to qualify for the interim didd, all transfer
documents accompanied by the relevant share catéf must be lodged with the Company’s Hong Koragndh
share registrar, Computershare Hong Kong Investovi&s Limited, at Shops 1712-1716, 17/F., Hope®ehtre,
183 Queen’s Road East, Wan Chai, Hong Kong fostegion not later than 4:30 p.m. on 15 October9200

PURCHASE, SALE OR REDEMPTION OF SHARES

Neither the Company nor any of its subsidiariesfhashased, sold or redeemed any of the Compahgies during
the six months ended 30 June 2009.
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CORPORATE GOVERNANCE

The Company is committed to enhancing its corpagateernance practices appropriate to the condutigemwth of
its business and to reviewing its corporate govaragractices from time to time to ensure they dgmyith the Code
on Corporate Governance Practices (the "CG Codetaswed in Appendix 14 of the Rules Governing th&tihg of
Securities on The Stock Exchange of Hong Kong ladjitand align with the latest developments.

Model Code for Securities Transactions
The Company has adopted the Model Code for Seesiriiransactions by Directors of Listed Issuers {tledel
Code") as the code regarding securities transachgrhe Directors and relevant employees.

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.2009

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,odiess exacting terms than the Model Code, to etgulealings in
the shares of the Company by certain employeeseoCompany or any of its subsidiaries who are demsd to be
likely in possession of unpublished price sensiinfermation in relation to the Company or its ssar

No incident of non-compliance with these writtendglines by the relevant employees was noted by trapany.

Board Composition

During the six months ended 30 June 2009, the itajof the members of the Board of Directors of thempany
were Independent Non-executive Directors ("INEDs'The Board is currently made up of eleven membetstal,
with four Executive Directors, one Non-executivedaitor 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 2009, the ATwoihmittee consists of three members, namely F3oféSary C.
BIDDLE ("Professor BIDDLE"), Dr. Edgar W. K. CHEN@nd Dr. Roger L. MCcCARTHY. All of them are INEDs.
The chairman of the Audit Committee is Profess@BILE.

The Audit Committee has reviewed the Group’s unaddcondensed consolidated financial statementshiorsix
months ended 30 June 2009, including the accouptingiples and practices adopted by the Compangphnjunction
with the Company’s external auditors.

Remuneration Committee

During the six months ended 30 June 2009, the Rermation Committee consists of three members, namely
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 thenleeration 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 recommenslain
employee benefit arrangements.
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Compliance with Code on Cor porate Governance Practices
During the six months ended 30 June 2009, the Compas complied with the code provisions of the C&le
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 @@mpany. The Board considers that vesting thesrofethe
Chairman and CEO in the same person is necesseay$e of the unique role and market importancerolL® in the
business development efforts of the Company. Vésting provides strong and consistent market lsage and is
critical for efficient business planning and demis of the Company in its current stage of devebam Furthermore,
all major decisions are made in consultation witmrhers of the Board and appropriate board committe€here are
six INEDs on the Board offering strong, independamd differing perspectives. The Board is theeefolr the view
that there are adequate balance-of-power and saftgin place.

Other than the above, the Company has also establisvo more committees of the Board in furtheraofosorporate
governance practices during the six months endeliB@ 2009:

1. Nomination Committee

The Board established a Nomination Committee o6l 2009. The Nomination Committee was consétuin
April 2009 with terms of reference in compliancettwihe recommended best practices of the CG Cotlke
Nomination Committee currently comprises three merspbMr. LO, Sir John R. H. BOND and Professor BLEBED
Sir John R. H. BOND and Professor BIDDLE are INED3he Chairman of the Nomination Committee is MD.L

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

2. Finance Committee

The Board also established a Finance Committeesofsptil 2009. The Finance Committee was also dtutet in
April 2009 with well defined terms of reference whistipulates and monitors financial strategiedicgs and
guidelines of the Group. The Finance Committee grisas seven members, Mr. LO, Sir John R.H. BOND, D
FUNG, Professor BIDDLE, Mr. Louis H. W. WONG, Mrl@ysius T. S. LEE, and Mr. Daniel Y. K. WAN. Sihih R.
H. BOND, Dr. FUNG and Professor BIDDLE are INEDsIhe Chairman of the Finance Committee is Mr. LO.

Both detailed terms of reference of the Nominatmmmittee and the Finance Committee are postdteiiGorporate
Governance" section of the Company’s website, aadaailable for public inspection.

Awards on Corporate Governance

The Company was awarded as one of the ten "Ouiataizhina Property Companies 2009" organised byHbeg
Kong Economic Digest, and also as one of the weérthe "5th Corporate Governance Asia Recognifisards
2009" organised by Corporate Governance Asia.

EMPLOYEES AND REMUNERATION POLICY

As of 30 June 2009, the number of employees iGtamip was 1,429 (31 December 2008: 1,493); theduweed of
the property management business acquired in 2G38 M000 (31 December 2008: 975). The Group pesval
comprehensive benefit package for all employeeseadsas career development opportunities. Othaif &tenefits
include provident fund schemes, a share optionrsehenedical insurance, in-house training, subsitiegb-related
seminars, and programmes organised by profesdionas and educational institutes.

The Group strongly believes in the principle of &gy of opportunity and of reward for all staff The remuneration

policy of the Group for rewarding its employeeshigsed on their performance, qualifications and @mpEy
displayed.
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SCOPE OF WORK OF MESSRS. DELOITTE TOUCHE TOHMATSU

The figures in respect of the Group’s condensettsiant of financial position as of 30 June 200@, ¢bndensed
consolidated income statement, the condensed d¢datsa statement of comprehensive income and thgedenotes
thereto for the period then ended as set out irpteéminary announcement have been extracted ft@mGroup’s
unaudited condensed consolidated financial statesienthe period, which has been reviewed by theu@®s auditor
Messrs. Deloitte Touche Tohmatsu in accordance Mathg Kong Standard on Review Engagements 2410iéRexf

Interim Financial Information performed by the Ipgéadent Auditor of the Entity" issued by the Hongnl§ Institute

of Certified Public Accountants.

APPRECIATION

The half year ahead looks encouraging. The Chieaeseomy will likely perform better than the fitstlf. However,
China cannot be immune to the fragility of the wdogiconomy entirely since the economy is increagimgerlocked
with the global system. The Shui On people willrkvdogether with resilience and determination, avel look
forward to the future with confidence. Finallywvbuld like to express my gratitude to our sharebddour Board of
Directors and all our colleagues for their conficentrust and dedication to the Company and | foolard to your

continued support as we sail through the challentimes ahead.

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

Hong Kong, 27 August 2009

* For identification purposes only

At the date of this announcement, the executieetirs of the Company are Mr. Vincent H. S. LO (Ghair and Chief Executive Officer), Mr.
Louis H. W. WONG, Mr. Aloysius T. S. LEE and Mr. iebM. K. WAN; the non-executive director of the Canyps The Honourable LEUNG
Chun Ying; and the independent non-executive direatbthe Company are Sir John R. H. BOND, Dr. EdyaK. CHENG, Dr. William K. L.
FUNG, Professor Gary C. BIDDLE, Dr. Roger L. McCCART&d Mr. David J. SHAW.
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