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HIGHLIGHTS

» Turnover increased by 2.3 times to RMB6,758 milliamd property sales by 3.2 times to RMB6,078 millio
Contracted property sales of 266,900 sg.m. amouont&MB6,161 million.

» Rental and affiliated income from investment praéiesrincreased by 8% to RMB643 million. LeasableAGF
increased to 310,000 sg.m..

» Gross profit margin was 52%.
» Profit attributable to shareholders increased I 4@ RMB2,673 million.

» Basic earnings per share was RMBO0.55, an increfa&6.
» Recommend a final dividend of HK$0.12 per share

> Net gearing ratio remained at a healthy level &623

Website: www.shuionland.com



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

ended 31 December 2009 as follows:

CONSOLIDATED INCOME STATEMENT

Year ended Year ended
Notes 31 December 2009 31 December 2008 (Restated)
HK$'million  RMB'million HK$'million RMB'million
(Note 2) (Note 2)
Turnover 7,670 6,758 2,289 2,066
Cost of sales (3,665) (3,229) (1,139) (1,028)
Gross profit 4,005 3,529 1,150 1,038
Other income 193 170 379 342
Selling and marketing expenses (A71) (151) (149) (134)
General and administrative expenses (616) (543) (772) (697)
Operating profit 5 3,411 3,005 608 549
Increase in fair value of
investment properties 608 536 423 382
Gain on acquisition of additional
equity interests in subsidiaries 7 6 - -
Gain on partial disposals of
equity interests in subsidiaries - - 2,086 1,883
Share of results of associates 495 436 49 44
Finance costs, net of exchange gain 6 (101) (89) (147) (133)
Profit before taxation 4,420 3,894 3,019 2,725
Taxation 7 (2,477) (1,301) (728) (657)
Profit for the year 2,943 2,593 2,291 2,068
Attributable to:
Shareholders of the Company 3,034 2,673 1,992 1,798
Non-controlling interests (91) (80) 299 270
2,943 2,593 2,291 2,068
Earnings per share 9
Basic HK$0.63 RMBO0.55 HK$0.43 RMBO0.39
Diluted HK$0.63 RMBO0.55 HK$0.43 RMBO0.39
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CONSOLIDATED STATEMENT OF COMPREHENSIVE INCOME

Year ended Year ended
31 December 2009 31 December 2008 (Restated)
HK$'million RMB'million HK$'million RMB'million
(Note 2) (Note 2)

Profit for the year 2,943 2,593 2,291 2,068
Other comprehensive income (expense)
Exchange difference arising on

translation of foreign operations (22) (29) (2) (2)
Fair value adjustments on interest rate

swaps designated in cash flow hedges 51 45 (151) (136)
Fair value adjustments on cross

currency interest rate swageasignate:

in cash flow hedges - - (175) (158)
Reclassification of fair value

adjustments on cross currency interest

rate swaps designated in cash flow

hedges - - 115 104
Residual balance of hedge reserve in

relation to cross currency interest rate

swaps recognised in consolidated

income statement upon the maturity

of the notes - - 153 138
Other comprehensive income (expense)

for the year 30 26 (60) (54)
Total comprehensive income

for the year 2,973 2,619 2,231 2,014
Total comprehensive income

attributable to:

Shareholders of the Company 3,064 2,699 1,932 1,744

Non-controlling interests (91) (80) 299 270

2,973 2,619 2,231 2,014
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CONSOLIDATED STATEMENT OF FINANCIAL POSITION

31 December 31 December 1 January
2009 2008 2008
Notes  RMB'million RMB'million RMB'million
(Restated) (Restated)
Non-current assets
Investment properties 21,206 8,466 7,994
Property, plant and equipment 356 343 260
Prepaid lease payments 43 6,290 4,325
Properties under development - 2,411 1,734
Interests in associates 862 296 85
Loans to associates 1,273 1,331 981
Accounts receivable 10 59 329 312
Pledged bank deposits 1,222 694 237
Deferred tax assets 139 146 124
Defined benefit assets - 4 6
25,160 20,310 16,058
Current assets
Properties under development for sale 11,532 7,786 6,281
Properties held for sale 627 3,090 906
Accounts receivable, deposits and prepayments 10 933 941 3,215
Loans receivable 378 414 240
Amounts due from associates 147 450 12
Amounts due from related parties 73 62 44
Amounts due from non-controlling shareholders
of subsidiaries 17 176 6
Early redemption rights on notes - - 11
Pledged bank deposits 797 1,015 617
Bank balances and cash 2,928 1,671 2,843
17,432 15,605 14,175
Current liabilities
Accounts payable, deposits received
and accrued charges 11 4,305 4,418 2,581
Amounts due to related parties 69 33 39
Amounts due to associates 45 - -
Amounts due to non-controlling shareholders 475 758 876
of subsidiaries
Loan from a non-controlling shareholder 442 199 100
of a subsidiary
Tax liabilities 1,404 739 1,514
Bank borrowings — due within one year 2,098 1,953 1,514
Notes — due within one year - - 2,667
Derivative financial instruments designated as
hedging instruments - - 323
8,838 8,100 9,614
Net current assets 8,594 7,505 4,561
Total assets less current liabilities 33,754 27,815 20,619
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CONSOLIDATED STATEMENT OF FINANCIAL POSITION (CONTI NUED)

31 December 31 December 1 January
2009 2008 2008
Notes RMB'million RMB'million RMB'million
(Restated) (Restated)
Capital and reserves
Share capital 12 99 84 84
Reserves 21,480 16,779 15,544
Equity attributable to shareholders of the Company 21,579 16,863 15,628
Non-controlling interests 995 1,312 776
Total equity 22,574 18,175 16,404
Non-current liabilities
Bank borrowings — due after one year 8,105 6,245 2,891
Derivative financial instruments designated as
hedging instruments 211 256 -
Loans from non-controlling shareholders of
subsidiaries 670 670 93
Loan from a director - 567 -
Deferred tax liabilities 2,192 1,902 1,231
Defined benefit liabilities 2 - -
11,180 9,640 4,215
Total equity and non-current liabilities 33,754 27,815 20,619
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Notes to the consolidated financial statements:
1. General

The consolidated financial statements have begmaped in accordance with the applicable disclosegeirements
of Appendix 16 to the Rules Governing the Listifdgsecurities on the Stock Exchange of Hong Kongitach(the
"Listing Rules") and with International Financialeporting Standards issued by the International Aucting

Standards Board (the "IASB").

2. Presentation

The Hong Kong dollar figures presented in the cbdated income statement and consolidated staterent
comprehensive income are shown for reference onty lzave been arrived at based on the exchangeofate
RMB1.000 to HK$1.135 for 2009 and RMB1.000 to HKHI8 for 2008, being the average exchange rates that
prevailed during the respective years.

3. Application of new and revised International Firancial Reporting Standards

In the current year, the Group has applied, forfitts¢ time, the following new and revised Interioatl Financial
Reporting Standards ("IFRS") and International Agdong Standards ("IAS") and Interpretations ("IERI
(hereinafter collectively referred to as "new amdlised IFRSs") issued by the IASB, which are effector the
Group’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 IFRSs issu@@@® in relation to amendment to
paragraph 80 of IAS 39

IAS 1 (Revised) Presentation of Financial Statesient

IAS 23 (Revised) Borrowing Costs

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

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

IFRS 2 (Amendment) Vesting Conditions and Candeliast

IFRS 7 (Amendment) Improving Disclosures about Rana 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@gon

IFRIC 18 Transfer of Assets from Customers

New and revised IFRSs affecting presentation and sitlosures only

IAS 1 (Revised) Presentation of Financial Statesent
IAS 1 (Revised) has introduced terminology chan@esluding revised titles for the consolidated fical
statements) and changes in the format and confiéimé consolidated financial statements.

In addition, the adoption of IAS 1 (Revised) hasufeed in the change of presentation of the codatdd statement
of financial position as at 1 January 2008 as theuf® has applied accounting policies retrospectideiring the
current year (see below).

IFRS 8 Operating Segments

IFRS 8 is a disclosure standard that requiresdbatification of operating segments to be perforrmedhe same
basis as financial information that is reporteckinally for the purpose of allocating resourcesveen segments
and assessing their performance. The applicatiolrRS 8 has not resulted in a re-designation of Gineup’s
reportable segments as compared with the primgugrtable segments determined in accordance withl#ASand
has had no impact on the reported results or fiahposition of the Group.
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3. Application of new and revised International Firancial Reporting Standards (Continued)

New and revised IFRSs affecting the reported reswdtand/or financial position

IERIC 15 Agreements for the Construction of Redhtes

In previous years, when properties were sold updessale arrangements prior to the completion @fdévelopment,
revenue and profit were recognised on the execufigales agreements or when the relevant complegdificates
were issued by the respective government authgritilbichever was the later. With the issuance BI@-15, which
contains more detailed guidance on the accountéajrhent for such real estate transactions, prppatés are now
required to be recognised upon delivery of propsrtd the purchasers pursuant to the sales agreemen

The change in accounting policy on revenue recmgnfor sales of properties has been adopted peoisely and
hence the comparative figures of the consolidatedme statement for the year ended 31 Decemberi2f@&9been
restated to adjust for the revenue together wighrdtated cost of sales and taxation which arasa the sales of
properties.

The effects of the change in the accounting pdliegcribed above on the financial results for theecu and prior
periods by line items presented in the consolidatedme statement are as follows:

Year ended 31 December
2009 2008
RMB'million RMB'million

Increase (decrease) in turnover 2,034 (1,490)
(Increase) decrease in cost of sales (802) 496
(Increase) decrease in taxation (413) 320

Increase (decrease) in profit for the year 819 (674)

Attributable to:

Shareholders of the Company 789 (682)
Non-controlling interests 30 8

819 (674)

The cumulative effects of the change in accounpiolgcy described above on the financial positiohthe Group at
31 December 2008 and 1 January 2008 are summéedmal:

At 31 December At 1 January
2008 2008
RMB'million RMB'million

Increase in properties held for sale 1,061 581
Decrease in accounts receivable, deposits and ypregrds (229) (262)
Increase in accounts payable, deposits receivea@srded 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)
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3. Application of new and revised International Firancial Reporting Standards (Continued)

New and revised IFRSs affecting the reported reswdtand/or financial position (Continued)

IERIC 15 Agreements for the Construction of Reahtes(Continued)
The effects of the change in accounting policyten®roup’s basic and diluted earnings per sharasafellows:

Year ended 31 December

2009 2008
RMB RMB
Impact on basic and diluted earnings per share
Reported figure before adjustments 0.39 0.59
Adjustments arising from issuance of bonus sharet® (8) - (0.05)
Adjustments arising from change in accounting golic 0.16 (0.15)

As restated 0.55 0.39

IFRSs (Amendments) Improvements to IFRSs issu@d@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 4fAgkrsuch properties within the scope of IAS 40clhi
therefore, shall be accounted for under the faluevanodel (where the fair value is reliably deterafile) 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 amendmdAStd0
prospectively from 1 January 2009 in accordancen wlite relevant transitional provision. As a resofitthe
application of the amendment, the Group's propetreler construction or development for futureasevestment
properties that include the leasehold land anddimgl elements with carrying amount of RMB6,246 ioill and
RMB2,411 million, respectively have been classifaesl investment properties as of 1 January 200®stment
properties under construction or development othviihe fair value can be determined reliably haaenbmeasured
at their fair values as of 31 December 2009. Tivevidue of those properties as of 31 December 2008unted to
RMB6,129 million, with the increase in fair valué RMB277 million being recognised in consolidatettome
statement for the year ended 31 December 2009r @thestment properties under construction or deymient of
which the fair value cannot be determined relididye been measured at cost less impairment. Theraamount
of those properties as of 31 December 2009 amouatB#B5,693 million.

In addition, certain associates of the Group amecpally engaged in property development. The esses have
investment properties under construction or devatag. The application of the amendment to IAS 49 rlesulted
in an increase in the Group's share of resultbadd associates by RMB496 million. The increasstitbutable to
an increase in fair value of the associates' imvest properties under construction or developmeet ¢f related
tax), of which the Group’s share amounting to RMB848illion that has been recognised in the Groupssolidated
income statement for the year ended 31 Decembé. 200
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3. Application of new and revised International Firancial Reporting Standards (Continued)

New and revised IFRSs affecting the reported reswdtand/or financial position (Continued)

IFRSs (Amendments) Improvements to IFRSs issu€0@8 (Continued)
The effects of the change in accounting policy dbed above on the financial results for the curserar by line
items presented in the consolidated income stateaneras follows:

Year ended

31 Decemnber

2009

RMB'million

Increase in fair value of investment properties 277

Increase in share of results of associates 496

Profit before taxation 773

Increase in taxation (69)

Increase in profit for the year 704
Attributable to:

Shareholders of the Company 797

Non-controlling interests (93)

704

Other than the above, the adoption of these neweavided IFRSs has had no material effect on tmsalalated
financial statements of the Group for the curramrior accounting periods.
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3. Application of new and revised International Firancial Reporting Standards (Continued)

Standards and Interpretations in issue but not yeeffective

The Group has not early applied the following new gevised Standards, Amendments or Interpretattwatshave
been issued by the IASB but yet to be effective.

IFRSs (Amendments) Amendment to IFRS 5 as parnpfdévements to IFRSs 2008
IFRSs (Amendments) Improvements to IFRSs 3009

IAS 24 (Revised) Related Party Disclostres

IAS 27 (Revised) Consolidated and Separate FinhStiéements

IAS 32 (Amendment) Classification of Rights Issties

IAS 39 (Amendment) Eligible Hedged Itetns

IFRS 1 (Amendment) Additional Exemptions for Fitishe Adopterd

IFRS 2 (Amendment) Group Cash-settled Share-basgahéht Transactiofs
IFRS 3 (Revised) Business Combinatibns

IFRS 9 Financial Instrumerits

IFRIC 14 (Amendment) Prepayments of a Minimum FagdRequiremefit

IFRIC 17 Distributions of Non-cash Assets to Owhers

IFRIC 19 Extinguishing Financial Liabilities withggity Instruments

! Effective for annual periods beginning on or afteluly 2009.

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

® Effective for annual periods beginning on or aftefanuary 2010.

* Effective for annual periods beginning on or aftéfebruary 2010.

® Effective for annual periods beginning on or afteluly 2010.

® Effective for annual periods beginning on or aftefanuary 2011.

" Effective for annual periods beginning on or aftelanuary 2013.

The application of IFRS 3 (Revised) may affect élseounting for business combination for which thquasition
date is on or after the beginning of the first aalmeporting period beginning on or after 1 July020 IAS 27
(Revised) will affect the accounting treatment diarges in a parent's ownership interest in a sialpgithat do not
result in a loss of control, which will be accouhfer as equity transactions.

IFRS 9 Financial Instruments introduces new requimts for the classification and measurement aifnféial assets
and will be effective from 1 January 2013, withliearapplication permitted. The Standard requidésexognised

financial assets that are within the scope of I1AS"Binancial Instruments: Recognition and Measurgh® be

measured at either amortised cost or fair valuectipally, debt investments that (i) are held wtla business
model whose objective is to collect the contractedh flows and (ii) have contractual cash flonat tre solely
payments of principal and interest on the principatistanding are generally measured at amortissed &4 other

debt investments and equity investments are medsairéair value. The application of IFRS 9 mighteat the

classification and measurement of the Group's fimhassets.

The Directors of the Company anticipate that thgliegation of the other new and revised IFRSs, 1a8d IFRICs
will have no material impact on the consolidatedficial statements.
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4. Turnover and segmental information

An analysis of the Group’s turnover for the yeaasgollows:
Year ended 31 December

2009 2008
RMB'million RMB'million
(Restated)
Property development:
Property sales 6,078 1,449
Property investment:
Rental income from investment properties 542 497
Income from serviced apartments 18 25
Property management fees 28 32
Rental related income 55 39
643 593
Others 37 24

6,758 2,066

The Group has adopted IFRS 8 Operating Segmentseffiecct 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. Thecafoph of IFRS 8 has not resulted in a re-designatf the
Group’s reportable segments as compared with tineapy reportable segments determined in accordaitbelAS
14, and has had no impact on the reported resuftisamcial position of the Group.

For management purposes, the Group’s businessitiastiare broadly categorised under two major regbe
segments - property development and property imerst

Principal activities of the two major reportablgsents are as follows:

Property development -  development and sale gfeptiws
Property investment -  property letting, managenagk operations of serviced apartments
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4. Turnover and segmental information (Continued)

TURNOVER
Segment revenue

RESULTS
Segment results

Interest income
Gain on acquisition of additional
equity interests in subsidiaries

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

Profit before taxation
Taxation

Profit for the year

TURNOVER
Segment revenue

RESULTS
Segment results

Interest income

Gain on partial disposals of equity interests
in subsidiaries

Share of results of associates

Finance costs, net of exchange gain

Net unallocated expenses

Profit before taxation
Taxation

Profit for the year

Year ended 31 December 2009

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

6,078 643 37 6,758

2,757 962 8 3,727

149
6
436

(89)

(335)

3,894
(1,301)

2,593

Year ended 31 December 2008 (Restated)

Property Property
development investment
RMB'million  RMB'million

Others
RMB'million

Consolidated
RMB'million

1,449 593 24 2,066

337 824 14 1,175

227
1,883
44

(133)

(471)

2,725
(657)

2,068
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5. Operating profit
Year ended 31 December

Page 13

2009 2008
RMB'million RMB'million
Operating profit has been arrived at after chargingditing): (Restated)
Auditor's remuneration 5 6
Depreciation of property, plant and equipment 54 51
Less: Amount capitalised to properties under deraknt Q) -
53 51
Release of prepaid lease payments 1 130
Less: Amount capitalised to properties under depreknt - (129)
1 1
Loss on disposal of property, plant and equipment - 14
Employee benefits expenses
Directors’ emoluments
Fees 2 2
Salaries, bonuses and allowances 14 37
Retirement benefits costs 1 -
Share-based payment expenses 2) 5
15 44
Other staff costs
Salaries, bonuses and allowances 261 291
Retirement benefits costs 34 25
Share-based payment expenses 49 49
344 365
Total employee benefits expenses 359 409
Less: Amount capitalised to investment propertigden construction
or development and properties under developmersdie (78) (207)
281 302
Cost of properties sold recognised as an expense 3,080 881
Rental charges under operating leases 45 40



6. Finance costs, net of exchange gain
Year ended 31 December
2009 2008
RMB'million RMB'million

Interest on bank loans and overdrafts wholly repbeyavithin five years 507 468
Interest on amounts due to non-controlling shaa#rslof subsidiaries
wholly repayable within five years 46 4
Interest on loan from a non-controlling shareholafest subsidiary
wholly repayable within five years 56 88
Interest on loan from a director wholly repayabiéhim five years 35 9
Imputed interest on loan from a non-controllingrehalder of a subsidiary
wholly repayable within five years 1 6
Interest on notes - 246
Add: Net interest expense from interest rate swaps
designated as cash flow hedge 116 28
Less: Net interest income from cross currency @serate swaps
designated as cash flow hedge - (25)
Total interest costs 761 824
Less: Amount capitalised to investment propertigden construction
or development and properties under developmerssie (634) (618)
127 206
Loss on change in fair value of early redemptights on notes - 13
Fair value change on cross currency interest vesps - 242
Net exchange gain on bank borrowings and othendimg activities (44) (343)
Other finance costs 6 15

89 133

Borrowing costs capitalised during the year ended&cember 2009 arose on the general borrowing gitiie
Group and were calculated by applying a capitatisatate of approximately 8.4% (2008: 9.6%) per wanrto
expenditure on the qualifying assets.

7. Taxation
Year ended 31 December
2009 2008
RMB'million RMB'million
People’s Republic of China ("PRC") Enterprise Ineohax (Restated)
Current taxation 537 135
Deferred taxation
- Provision for the year 297 173
- Overprovision in prior year - (87)
297 86
PRC Land Appreciation Tax
- Provision for the year 467 90
- Underprovision in prior year - 346
467 436

1,301 657
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7. Taxation (Continued)

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

PRC Enterprise Income Tax has been provided atapipticable income tax rate of 25% (2008: 25%) oa th
assessable profits of the companies in the Groupgithe year.

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

During the year ended 31 December 2008, the Greujsad cost allocation for certain public faciltiamong
various property development companies incorporatetthie 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 addaioprovision of RMB346 million (restated) has beaade and
charged to the consolidated income statement éoyélar ended 31 December 2008. Consequently, espomding
reduction in deferred tax liabilities of RMB87 nlh has been made and credited to the consolidatzmine
statement for the same year.

8. Dividends
Year ended 31 December
2009 2008
RMB'million RMB'million

Interim dividend paid in respect of 2009 of HK$0dr share

(2008: HK$0.07 per share) 44 257
Final dividend proposed in respect of 2009 of HK®Qper share
(2008: HK$0.01 per share) 530 37

574 294

A final dividend for the year ended 31 December®06DHK$0.12 (equivalent to RMBO0.11) per share, aning to
HK$603 million (equivalent to RMB530 million) in ggegate, was proposed by the Directors and is sutnethe
approval of the shareholders at the forthcominguahgeneral meeting to be held on 27 May 2010. &ultp the
approval of the shareholders and the Stock Exchahd#ong Kong Limited, the proposed final dividendl be
payable in cash and shareholders will be givenofiien to elect to receive their final dividendnew, fully paid
shares in lieu of all or part of cash.

In October 2009, an interim dividend in respec20®9 of HK$0.01 (equivalent to RMB0.0088) per shaes paid
to the shareholders.

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, were issued to the shareholders of the &omgn the basis of one new share for every tereshtaen held.
The bonus shares ranked pari passu to the extiligary shares.

In October 2008, an interim dividend in respec2@®8 of HK$0.07 (equivalent to RMB0.061) per shaes paid to
the shareholders.

In June 2008, a final dividend in respect of 200HK$0.10 (equivalent to RMB0.089) per share wasl pa the
shareholders.
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9. Earnings per share

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

the following data:
Year ended 31 December

2009 2008
RMB'million  RMB'million
Earnings (Restated)
Earnings for the purposes of basic earnings peesiral diluted earnings per
share, being profit for the year attributable targiholders of the Company 2,673 1,798

Year ended 31 December

2009 2008
'million 'million
Number of shares (Restated)
Weighted average number of ordinary shares
for the purpose of basic earnings per share 4,823 4,605

Effect of dilutive potential shares:

Share options issued by the Compéamyte a) - 18

Weighted average number of ordinary shares foptinpose

of diluted earnings per share 4,823 4,623

Year ended 31 December
2009 2008
(Restated)
Basic earnings per shar (note b) RMBO0.55 RMBO0.39
HK$0.63 HK$0.43
Diluted earnings per shar¢ (note b) RMBO0.55 RMBO0.39
HK$0.63 HK$0.43

Notes:

(a) There are no dilution effects for share opignanted as the exercise price of these sharenspgiranted
were higher than the average market price for 2@0®8: Other than the share options granted on 3
November 2008, there were no dilution effects ftveo share options granted as the exercise priteesé
share options granted were higher than the avenagket price for 2008).

(b) The Hong Kong dollar figures presented abonee shown for reference only and have been arrived a

based on the exchange rate of RMB1.000 to HK$1f&82009 and RMB1.000 to HK$1.108 for 2008,
being the average exchange rates that prevailédgdile respective years.
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10. Accounts receivable, deposits and prepayments

Non-current accounts receivable comprise:

Receivables from sales of properties
Deferred rental receivables

Current accounts receivable comprise:

31 December
2009
RMB'million

59

59

31 December
2008
RMB'million

283
46

329

Trade receivables (net of allowance for bad andtioudebts) 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

Deposit for land acquisition

Other deposits, prepayments and receivables

Trade receivables comprise:

31 December

2009
RMB'million

172
5
3
2
4

186

483

264

933

31 December
2008
RMB'million

(Restated)

34

339
474

94

941

1 January
2008
RMB'million

272
40

312

1 January
2008
RMB'million
(Restated)

22
4
23
1
19

69
1,136
558
1,200
252

3,215

(i) receivables arising from sales of properties whidh due for settlement in accordance with the terfribe

relevant sale and purchase agreements; and

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

31 December 31 December 1 January
2009 2008 2008
RMB'million RMB'million RMB'million
(Restated) (Restated)
Trade payables aged analysis:
Not yet due 1,138 691 495
Within 30 days 5 85 288
31 - 60 days 6 9 -
61 - 90 days 2 1 1
Over 90 days - 4 1
1,151 790 785
Retention payables (note) 128 120 78
Deed tax, business tax and other tax payables 442 678 498
Deposits received and receipt in advance
from property sales 2,235 2,480 909
Deposits received and receipt in advance
in respect of rental of investment properties 174 156 142
Accrued charges 175 194 169
4,305 4,418 2,581

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
and 31 December 2008 12,000,000,000 30,000 498451 10,464
Issue of bonus shares (note 8) - 418,559,717 1,046
Issue of new shares - 418,500,000 1,046
At 31 December 2009 12,000,000,000 30,000 5,022 %6 12,556
31 December 31 December 1 January
2009 2008 2008
RMB'million RMB'million RMB'million
Shown in the consolidated statement of
financial position as 99 84 84

In June 2009, 418,500,000 new ordinary shares issued to independent third parties at the pricdiK$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 year ended 31 December 2009, the Group®ver rose significantly to RMB6,758 million, whiavas 2.3
times higher than that of the corresponding peiiimd2008 (2008 restated: RMB2,066 million). Propesgles
accounted for approximately 90% of the turnoved #me other contributors were rental income anceotelated
revenue.

Against the backdrop of the fiscal and monetamngtiis policies of the Central Government in lat®@&0he China
property market rebounded in the second quart@009 and continued to flourish in the second hiathe year. The
Group’s property sales surged by 3.2 times to RMIB®,million in 2009 (2008 restated: RMB1,449 mifijp with

total gross floor area ("GFA") delivered in 200%wimng by 1.5 times to 194,300 sg.m. (2008: 76,60n9.

Recognised average selling price ("ASP") incredsef1% to RMB32,600 per sg.m. (2008 restated: RM&1@ per
sg.m.) due to higher prices achieved and volumigateld in the Shanghai Taipinggiao project.

Rental and other affiliated income from the investimproperty portfolio also grew by 8% to RMB643lion in 2009
(2008: RMB593 million).  With the completion of 480 sg.m. (2008: 9,000 sq.m.) in 2009, the Grounqwestment
property portfolio stood at 310,000 sg.m..

Amidst strong growth in property sales and rentglome, profit attributable to shareholders incrdasg 49% to
RMB2,673 million in 2009 (2008 restated: RMB1,798lion).

Property Sales

Recognised sales

Revenue from sales of properties was restated B8 2@ accordance with International Financial R&pgr
Interpretation Committee Interpretation 15 "Agreetsefor the Construction of Real Estate” ("IFRIC)1%vhich was
effective for the Group’s financial year beginnihdanuary 2009.

In previous years, revenue and profit were recaghn the execution of the sales agreements or wigerelevant
completion certificates were issued by the respegovernment authorities, whichever was laterhwhe issuance of
IFRIC 15, property sales are recognised upon dgligkproperties to the purchasers pursuant te#hes agreements.

Revenue from property sales in 2009 increased 2yirdes to RMB6,078 million (2008 restated: RMB1944illion).
The table below summarises the recognised salébdgrears 2009 and 2008:

2009 2008 (Restated)
Sales Sales Group’s
Project revenue GFA sold ASP revenue GFA sold ASP interest
RMB’million sq.m. RMB per sq.m. RMB’million sq.m. RMB per sq.m.
Shanghai Taipinggiao 4,706 65,600 75,600 228 4,100 58,500  99.0%
Shanghai Knowledge Innovation
Community ("KIC") 450 24,300 19,500 612 31,100 20,700 86.8%
Wuhan Tiandi 514 37,500 14,400 376 29,500 13,400 75.0%
Chongging Tiandi 345 66,900 6,700 97 11,900 10,606  79.4%
Subtotal 6,015 194,300 32,600 1,313 76,600 18,000
Car parking spaces and others 63 - 136 -
Total 6,078 194,300 1,449 76,600

1 Agreement was concluded to increase the Groupiyemterest from 70.0% to 86.8%, subject to catiph of capital injection.
2 ASP of Chonggqing is based on net floor area, amommarket practice in the region.
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Contracted Sales

Contracted sales in 2009 grew by 110% to RMB6,168lom (2008: RMB2,939 million). GFA sold increaséy 2.1
times to 266,900 sg.m. in 2009 (2008: 85,100 sq.Thg table below summarises our property saleprojects for
2009 and 2008:

2009 2008

Contracted Contracted Group’s
Project sales GFAsold ASP sales GFAsold ASP _interest

RMB’million sq.m. RMB per sq.m. RMB’million sq.m. RMB per sq.m.
Shanghai Taipinggiao 2,965 44,300 70,500 1,960 24,200 85,300 99.0%
Shanghai Rui Hong Xin Cheng 814 30,900 27,700 - - - 74.3%
Shanghai KIC 1,015 46,700 22,900 345 18,000 20,200 86.8%
Wuhan Tiandi 857 63,300 14,300 403 29,100 14,600 75.0%
Chongging Tiandi 444 81,700 7,100 108 13,600 10,306  79.4%
Subtotal 6,095 266,900 24,000 2,816 84,900 34,900
Car parking spaces and others 66 - 123 200
Total 6,161 266,900 2,939 85,100

1 Agreement was concluded to increase the Groupiyemterest from 70.0% to 86.8%, subject to catiph of capital injection.
2 ASP of Chonggqing is based on net floor area, amommarket practice in the region.

The lower ASPs for some projects in 2009 were duthé change in properties mix. Also because ofesofmthe
facing and elevation of the properties launche20®9 are inferior to properties sold in 2008.

The following sections provide the sales perforneazued price analysis of the projects. Shanghaigrtpsales remain
strong while Wuhan Tiandi and Chongqging Tiandi en¢ering their harvest time. The development peg@E the

projects in Wuhan and Chongging demonstrated that'Xintiandi" model has been successfully repliogtto the

other cities.

Shanghai Taipinggiao

The launch of the residential apartments of Tovtdrand 12 Casa Lakeville in May and June was \weekived by the
market, with the ASP trending up by 20% from RMBB® per sq.m. to RMB67,800 per sq.m. Riding onstineng
take-up rate of the two previous launches, Towewa® launched in August and achieved a satisfack@F of
RMB71,300 per sq.m. A total GFA of 44,300 sq.m262 units were sold in 2009, with ASP recorded gBR0,500
per sg.m. Contracted sales reached RMB2,965 million

Shanghai Rui Hong Xin Cheng

Rui Hong Xin Cheng Phase 3 (Lot 8) was launcheduly 2009 and achieved a robust market respongeui@is or
30,900 sg.m. were sold with ASP of RMB27,700 pemsgwhich was 67% higher than the previous lawfdRhase 2
in 2007.

Shanghai KIC
KIC had two launches in July and November 2009hwASP of RMB18,400 per sgq.m. and RMB27,100 per sq.m
achieved, respectively. In total, 414 units or 86,8q.m. were sold with proceeds of RMB1,015 millio

Wuhan Tiandi

Residential sales in Wuhan Tiandi - the Riverviemttwued to be well received by the market. Phadeos A10 and
A8) was launched for pre-sale in 2009. 459 unit63)B00 sg.m. GFA were sold in 2009 with ASP of RME00 per
sg.m. The selling price of the Riverview contingede one of the highest in the city.

In the first quarter of 2010, 180 residential apenmts of Phase 2 (Lot A6) were contracted for saldsachieved ASP
of RMB16,400 per sg.m. The ASP increased by 15%pewed to the ASP in 2009.
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Chongging Tiandi

The property market in Chongging was slow earlyhia first half of 2009. A total GFA of 81,700 sq.ai.residential
apartment was contracted for sale in 2009 with ASrded at RMB7,100* per sq.m. for those unitshef Riviera
Phase 1 (Lot B1-01) facing the main road.

Against a background of monetary stimulus and guwent incentive policies, Chongging property markas

rebounded since the second half of 2009. In tts duarter of 2010, the last batch with a total 00 sq.m. of the
river view apartments in the Riviera Phase 1 (L&t(B) was contracted at the ASP of RMB14,400* mems In

additional, another 22,900 sq.m. of GFA of resiggrapartments facing the main road in the Rivietase 2 (Lot
B2-01) were contracted for sale with ASP of RMBODDper sq.m..

* ASP of Chongging is based on net floor areagmamon market practice in the region.

The successful and unique "Xintiandi" model thathage developed in Shanghai consists of gradeiéepffip-market
food and beverage arena, retail and high-end nes&d@partments, with the spirit of conservatidozal heritage and
the environment, thereby creating a sustainablenmamity for "Live-Work-Play" in the core of the citince 2004,
the Group has replicated this development strategyher high growth cities in China.

In 2004, the Group acquired a city centre site li@ging, the "Chongging Tiandi", with a total GBA3.5 million
sg.m.. In 2005, another city centre site, this tim&/uhan was acquired. "Wuhan Tiandi" had a GFA & million
sg.m.. In 2007, the "Foshan Lingnan Tiandi" wasu@egl in Foshan city centre with a total GFA of inblion sq.m..

Chongging Tiandi and Wuhan Tiandi have been camirnly cash flow and profit to the Group since 2072009,

contracted sales of these two projects increasetbb% to reach RMB1,301million from RMB511 millian 2008,

and GFA sold also increased significantly by 24@¥445,000 sg.m. in 2009 from 42,700 sq.m. the pefore. The
first phase of Foshan Lingnan Tiandi is under aoesion and will be launched in 2010. Going forwdattese projects
are expected to play a more important role in theu@'s operations and as profit contributors inredium term.

Lock-in Sales carried forward to 2010 and 2011

Contracted sales in 2009 for handover to end useét810 and 2011 amounted to RMB2,650 million.

Properties available for sale in 2010

The Group is planning to launch a total of 426,260n. of GFA from seven projects for sale and pite-g 2010, of
which 10% will be from the three Shanghai projeat&l 90% will be from the other four cities, nam&luhan,
Chongging, Foshan and Dalian. The table below sumesaur property available for sale in 2010:

Available for sale Group’s

Project and pre-sale in 201 interest

GFAin sq.m.
Shanghai Taipinggiao 10,500 99.0%
Shanghai Rui Hong Xin Cheng 30,800  74.3%
Shanghai KIC 300 86.8%
Wuhan Tiandi 38,500  75.0%
Chongging Tiandi 170,400 79.4%
Foshan Lingnan Tiandi 68,700 100.0%
Dalian Tiandi 107,000 48.0%
Total 426,200

Agreement was concluded to increase the Groupfyenpterest from 70.0% to 86.8%, subject to caetiph of capital injection.

It should be noted that the actual launch of sal pre-sale in the future depends on and will hectdd by the
construction progress, market environments, chaimggevernment regulations and the like.

Page 21



Investment Properties

Investing in investment properties remains an irtgydrpart of the Group’s long-term business stiategcreate value
for the Group. In addition, it provides recurrentdagrowing rental income streams and enables tloaiGio hedge
against the volatility of the real estate marketshie longer term. Rental and other affiliated meofrom investment
properties increased by 8% to RMB643 million in 20@s of 31 December 2009, our portfolio of invesim
properties was 310,000 sg.m., of which approxigad% was office and 56% was retail space. 25744. or
geographically 83% of the completed investment erypis located in Shanghai. The table below surisearthe
portfolio of completed investment properties togethith their respective occupancy rate:

Leasable GFA (sg.m.) Occupancy rate
31 31 31
Serviced March December Decemter Group’s

Project Office Retail apartments Total 2010 2009 2008 interest
Shanghai Taipinggiao

Shanghai Xintiandi 5,000 47,000 5,000 57,000 98% 100% 99% 97.0%

Shanghai Corporate Avenue 76,000 7,000 - 83,000 99% 96% 99% 99.0%
Shanghai Rui Hong Xin Cheng

Phase 1 Commercial Complex - 5,000 - 5,000 100% 100% 55% 75.0%

Phase 2 Commercial Complex - 28,000 - 28,000 99% 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 42% 37% 59% 86.8%*
Shanghai KIC Plaza

Phase 1 29,000 23,000 - 52,000 82% 83% 82% 86.8%*
Hangzhou Xihu Tiandi

Phase 1 - 6,000 - 6,000 100% 100% 100% 100.0%
Wuhan Tiandi, Commercial

Lot Ad4-1 - 16,000 - 16,000 94% 92% 89% 75.0%

Lots A4-2 and A4-3 - 30,000 - 30,000 75% 60% N/A~ 75.0%
Chongging Tiandi, The Riviera

Phase 1 (Lot B1-1/01) - 1,000 - 1,000 100% 16% N/A~ 79.4%
Total leasable GFA

As of 31 December 2009 131,000 174,000 5,000 310,000
As of 31 December 2008 118,000 139,000 5,000 262,000

*  Agreement was concluded to increase the Groupste interest from 70.0% to 86.8%, subject to clatipn of capital injection.

Shanghai Xintiandi and Shanghai Corporate Avenudimeed to be the main rental income contributor2009,
accounting for 82% of the total rental income. Eheso developments are virtually let with a 5% e@ase in rental
income over 2008.

The occupancy rate of Shanghai Rui Hong Xin ChemasP 1 Commercial Complex rose to 100% in 2009 566
in the previous year after the completion of a magfurbishment in mid 2009. The Phase 2 Commeahplex
continued to be fully leased.

The occupancy rate of Shanghai KIC Plaza Hub leasrd from 82% in 2008 to 83% in 2009. Meanwhil&KI&
Village R1 and R2, due to the new completion cditeind office portions of KIC Village R2 with aml@itional area of
17,000 sg.m., the total occupancy rate in KIC gdaR1 and R2 was being diluted. However, the oquupaate is
expected to improve after the Metro Line 10's oplers which is expected to be in April 2010.
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Hangzhou Xihu Tiandi Phase 1 continues to enjoyditdupancy with a stable income stream.

Phase 1 of the commercial portion of Wuhan Tiandit (A4-1) reached 92% occupancy rate, while the lpew
completed Phase 2 and 3 (Lots A4-2 and A4-3) withtal leasable area of 30,000 sq.m. have an oocypate of
60% as of 31 December 2009. Occupancy rate of Phaed 3 further improved to 75% as of 31 March@01

Phase 1 of the commercial portion of Chongging dighot B3-01) had a soft opening on 31 JanuaryQ2@ith 9
restaurants serving fine dining cuisine. A totab2f000 sg.m. of new retail space is expected lreeded in 2010.

The estimated completion of investment propertesyprising of Shanghai Taipinggiao, Rui Hong Xine@p, KIC,
Chongging, Wuhan and Foshan, will be further inseglaby approximately 188,000 sqg.m. in 2010. Thezgabur
portfolio is expected to rise to 498,000 sqg.m..

Valuable investment property portfolio

As of 31 December 2009, the market value of theptetad investment property portfolio was RMB9,38#lian in
accordance with valuation reports prepared by depandent property valuer. The Shanghai portfaimanted for
94%. Together with the newly completed leasabla aréVuhan and Chongging in 2009, the market vafube entire
portfolio increased by 11%.

Strategic Partnership

Strategic partnership continues to be one of giltdrthe Group’s long-term business strategiesuve gynergies to the
project developments. In July 2009, the Group edlténto an agreement with Redevco, a renowned retli estate
operator in Europe with EURO7.2 billion assets undwmnagement. The cooperation agreement involved th
construction and operation of a commercial podidirh0®,000 sg.m. in Wuhan Tiandi.

The Group will continue to look for appropriateagégic partners to co-develop projects, eithergabgect level and/or

for a particular parcel of land. This strategy a#othe Group to accelerate returns from its prejetiversify its risks
and enhance cash flow. It brings synergies to tleeiGby tapping the expertise and know-how of peespe partners.
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Property Development - Accelerating Development

To accomplish the new three-year plan ("Three-Y&an") initiatives in 2009, the Group has plansipedite the
construction works in the following years. The doling table summarises the projects that are pthforecompletion
and to be ready for delivery/handover in the follogvthree years.

Hotel/
serviced Carpark
apartments/ and other Group's
Project Residential Office Retail  clubhouse facilities Total  interest
sg.m sg.m sg.m sg.m. sg.m. sg.m.
Ready for delivery/handover in 2010
Shanghai Taipinggiao 7,000 - 29,000 2,000 34,000 72,00 99.0%
Shanghai Rui Hong Xin Cheng 31,000 - 2,000 1,000 10,000 44,00 74.3%
Shanghai KIC 22,000 51,000 8,000 4,000 49,000 134, 86.8%
Wuhan Tiandi 85,000 - 2,000 3,000 44,000 134,0 75.0%
Chongging Tiandi 47,000 - 54,000 - 47,000 148,00 79.4%
Dalian Tiandi - 42,000 - - 14,000 56,000 48.0%
Total 192,000 93,000 95,000 10,000 198,000 588,
Ready for delivery/handover in 2011
Shanghai Rui Hong Xin Cheng 15,000 - - - - 15,00C 74.3%
Shanghai KIC - 41,000 12,000 - 28,000 81,0 86.8%
Chongging Tiandi 168,000 - 5,000 8,000 39,000 220,0 79.4%
Foshan Lingnan Tiandi 55,000 - 41,000 35,000 59,000 190,0 100.0%
Dalian Tiandi - 204,000 19,000 3,000 - 226,00 48.0%
Total 238,000 245,000 77,000 46,000 126,000 732,
Ready for delivery/handover in 2012
Shanghai Rui Hong Xin Cheng 47,000 - 12,000 2,000 31,000 92,00 74.3%
Shanghai KIC 20,000 50,000 - - - 70,000 99.0%
Wuhan Tiandi 176,000 57,000 61,000 4,000 18,000 316,(  75.0%
Chongging Tiandi 197,000 115,000 28,000 - 117,000 457, 79.4%
Foshan Lingnan Tiandi 90,000 - 104,000 - 4,000 198,0C 100.0%
Dalian Tiandi 107,000 - - 33,000 - 140,00 48.0%
Total 637,000 222,000 205,000 39,000 170,000 1,273,

Agreement was concluded to increase the Group®yepterest from 70.0% to 86.8%, subject to caetiph of capital injection.
2 The Group has a 79.4% interests in Chonggqing Tjamdept for Lot B11-1/02 which the Group has &%®effective interest. Lot B11-1/02
will be developed into super high rise office towers.

It should be noted that the actual launch of sate@e-sale in the future depends on and will bectdd by the
construction progress, market environments, chaimggevernment regulations and the like.
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Shanghai Taipinggiao

Retail podium of Lot 113 is expected to commencsiriss in the second half of 2010. Towers 3 to as$a
Lakeville (Lot 113) comprising deluxe high-end ap@nts based on the concept of a "villa in an apamt", are
currently under construction and are expected tialneched to the market for sale in 2010.

Relocation on Lot 126 and Lot 127 is progressindl wdth approximately 96% and 82% of householdsnbei
relocated as of 31 December 2009 respectively.demaolition and site clearance works have startetdairi26 and
127. The two sites are to be developed into a taiver grade A office with retail podium developme@bnstructions
are expected to commence in 2010.

The first round of consultation in relocation oftL1l6 is to be commenced in the second quarte0d0 2inder the
new relocation scheme. The GFA for this residesital is 90,000 sqg.m.. The Company has a 50% #itérehe site.

Shanghai Rui Hong Xin Cheng
The construction of Rui Hong Xin Cheng Phase 3 @)ovas completed in January 2010. Most of thetaparts were
pre-sold in 2009 and are scheduled for delivehésecond quarter of 2010.

The Group has commenced construction on Phaset3llvath a GFA of 62,000 sg.m. for residential argJ000 sqg.m.
for retail. Two of the residential towers are expéedo be launched to the market for pre-saletn2810.

Relocation on Lot 6 went well. As of 31 Decembef2093% of the households in Lot 6 had signed éhecation
agreements. The planned GFA of the residentialtaeats is 126,000 sq.m. and construction worksptaened to
begin in 2010.

Relocation consultation on Lot 3 commenced in Ddman2009 under the new relocation scheme. The pth@FA is
104,000 sqg.m..

Relocation on Lots 9 and 10 are planned to comman2610 with a total GFA of 270,000 sg.m. to bealeped into
residential apartments and retail space.

Shanghai KIC

Construction of KIC Village (R2 Lot 7-7) and KIC&a Phase 2 are still undergoing. All the unitaitdied in KIC
Village were pre-sold in 2009 and are scheduleddfdivery in 2010. The Group has commenced conibng of
office towers with retail podium on Lot C2 with @alsable GFA of 53,000 sg.m. in 2009. The developmgrianned
to be completed in 2011.

Hangzhou Xihu Tiandi
Phase 2 of Xihu Tiandi’s relocation is in progresth 88% of the households being relocated as db&iember 2009.

Wuhan Tiandi

Construction works of Phase 2 of Wuhan Tiandi - Rirerview (Lots A6, A8 and A10) with a total GFA 85,000
sg.m. for residential apartments are still ongoind2009, construction works on Lot A5, Lot A11 atl2 commenced.
Lot A5 with a total GFA of 59,000 sq.m. will be ddeped into a grade A office tower with retail paa.
Constructions are estimated to be completed in 2D&% A1l and Al12 with a total GFA of 50,000 sqwmill be
developed into luxury residential apartments wittB8 degree panoramic Yangtze River view. Paefdevelopment
is expected to be launched for pre-sale in lat®28dd the entire development is expected to bekaied in 2012.

Chonggqing Tiandi

Construction works in Phase 2 of Chonging Tiantlie- Riviera have commenced construction and arma&sd to be
ready for delivery in 2011 and 2012. Constructiarkg of Chongging Tiandi Commercial with a totalAéf 52,000
sg.m. have been substantially completed. A sofbimgewas held in January 2010 with the grand ogesaheduled in
mid-2010. Construction works of a grade A officevés phase 1 with a GFA of 115,000 sg.m. were conoein late
20009.
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Foshan Lingnan Tiandi

Construction works of Phase 1 commercial complekashan Lingnan Tiandi (Lot 1) began in 2008 aredeapected
to be completed in 2011. A total of 55,000 sq.mAGA Lots 4 and Lot 14 are designed to be townr®wzsel
residential apartments respectively. The developngeastimated to be launched for pre-sale in 200®.D with a
52,000 sq.m. GFA is to be developed into hotelised apartments and retail spaces with the taxgepletion date in
2011.

Dalian Tiandi

A total of 422,000 sq.m. GFA is currently under elepment on Huangnichuan site. These are plannied tieveloped
into software hub buildings, IT training centreB,Tiandi and residential apartments.

Landbank
As of 31 December 2009, the Group’s landbank re&d3<0 million sg.m., (of which 9.6 million sq.nreaattributable
to shareholders of the Company) in eight developgpeajects located in prime areas spanning in isisc— Shanghai,

Hangzhou, Chongqing, Wuhan, Foshan and Dalian.

Of the total 13.0 million sgm. GFA of landbank golib, 39% is for residential use, 16% retail, 3@¥ice, and 4% for
hotel, serviced apartments and club house usererhaining 11% is for car parking spaces and othgilities.

In terms of geographic location, 22% in ShanghB¥ in Wuhan, 27% in Chongqing, 12% in Foshan, 2@%alian
and 1% in Hangzhou.

Completed properties

As of 31 December 2009, the completed propertieBammd were 567,000 sg.m., which include investrpemperties,
property held for sales, club houses, car parkpageas and other facilities.

Property under development

As of 31 December 2009, the Group had a total GFA2 million sq.m. of properties under developmevtiich are
targeted to be delivered progressively in the foilg years.

Property for future development

As of 31 December 2009, the Group had a total GFADmillion sq.m. of properties held for futurewetlopment.

Land acquisitions

In January 2010, the Group signed a purchase agrdaesith a third party to acquire a special purpocs@pany that
holds the development rights of two lots of lan@dtd.167A and 167B) adjacent to the existing Rui ¢gH&¥im Cheng
Project with GFA of 176,000 sg.m..

In March 2010, the Group successfully bid for acpbof land in the Shanghai KIC project with deyslble GFA of
159,600 sg.m. at a consideration of RMB1,264 nillidhis parcel of land is part of the master plarnthe entire
development of Shanghai KIC project.

We believe that these acquisitions are good investsnand will enable the Group to replenish itetiasd earnings
base and to further add value to the Group.
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The Group’s total landbank as of 31 December 2B@ding that of its associates, is summarisedwel

Approximate/Estimated
leasable and saleable GFA
Hotel/
serviced Carpark
Resident- apartments/ and othe Total Attributable
Office Retail ial clubhouse facilities GFA| Group’s GFA
Project (sq.m.) (sg.m.) (sg.m.) (sg.m.) (sq.m.) (sg.m.) interest (sg.m.
Completed properties:
Shanghai Taipinggiao 81,000 54,000 6,000 16,000 54,000| 211,000 99.0% 208,00(
Shanghai Rui Hong Xin Cheng - 33,000 - 8,000 21,000 62,000 74.3% 47,000
Shanghai KIC 60,000 34,000 1,000 - 66,000/ 161,000 86.89% 140,00(
Hangzhou Xihu Tiandi - 6,000 - - - 6,000 100.0% 6,000
Wuhan Tiandi - 46,000 2,000 - 25,000 73,000 75.0% 55,00(
Chongging Tiandi - 1,000 28,000 3,000 22,000 54,000 79.4% 43,000
Subtotal 141,000 174,000 37,000 27,000 188,000 567,00( 499,00(
Properties under devel opment:
Shanghai Taipinggiao 105,000 81,000 7,000 2,000 115,000 310,000 99.0% 307,00(
Shanghai Rui Hong Xin Cheng - 14,000 219,000 7,000 42,000| 282,000 74.3% 209,00(
Shanghai KIC 92,000 20,000 22,000 4,000 77,000| 215,000 86.8% 186,00(
Hangzhou Xihu Tiandi - 42,000 - - 27,000 69,000 10C.0% 69,000
Wuhan Tiandi 310,000 104,000 261,000 66,000 67,000| 808,000 75.0% 607,00(
Chongging Tiandi 115,000 78,000 320,000 8,000 179,000/ 700,000 79.49% 519,00(
Foshan Lingnan Tiandi - 145,000 145,000 35,000 63,000 388,00010C.0% 388,00(
Dalian Tiandi 246,000 19,000 107,000 36,000 14,000 422,000 48.0% 202,00(
Subtotal 868,000 503,000 1,081,000 158,000 584,000 3,194,000 2,487,000
Properties held for future development:
Shanghai Taipinggiao 174,000 118,000 256,000 38,000 44,000 630,000 99.09% 580,00(
Shanghai Rui Hong Xin Cheng 85,000 83,000 639,000 - 13,000( 820,000 74.3% 608,000
Shanghai KIC 94,000 - 48,000 19,000 - 161,000 99.0% 160,00(
Wuhan Tiandi 35,000 92,000 426,000 - 36,000 589,000 75.0% 442,00(
Chongging Tiandi 614,000 349,000 1,051,000 179,000 536,000| 2,729,000 79.4% 2,067,000
Foshan Lingnan Tiandi 450,000 137,000 546,000 80,000  38,000| 1,251,00010C.0% 1,251,000
Dalian Tiandi 1,458,000 643,000 952,000 42,000 - | 3,095,000 48.09% 1,486,000
Subtotal 2,910,000 1,422,000 3,918,000 358,000 667,000 9,275,000 6,594,000
Total landbank GFA 3,919,000 2,099,000 5,036,000 543,000 1,439,000|13,036,000 9,580,000

1 The Group has a 99.0% interest in all the remainiots, except for Shanghai Xintiandi and Lot litéwhich the Group has 97.0% and

50.0% effective interest respectively.

The Group has a 75.0% interest in the Phase hah§hai Rui Hong Xin Cheng project and 74.3% irgtén all the remaining phases.
Agreement was concluded to increase the Group&yeiperest from 70.0% to 86.8%, subject to cortipteof capital injection.

4 The Group has a 79.4% interests in Chongging Tiaextiept for Lot B11-1/02 which the Group has a %9effective interest. Lot B11-1/02
will be developed into super high rise office towers.

Dalian Tiandi has a landbank of 3.52 millionsqg.in GFA. As of 31 December 2009, approximated® 2nillion sq.m. had been acquired.
The remaining GFA of approximately 0.59 millionmsgwill be acquired through public bidding in dueucse.
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Market Outlook

The vigorous domestically driven economic growthoreery engineered by China last year has captuttedtian
worldwide and is gaining further momentum on sigha revival in the foreign trade sector. The IMFégent revision
of its China GDP growth forecast to 10.0% in 20¥@replifies heightened optimism among forecasteganading
China’s economic outlook. The central governmenbaginning to recalibrate policy in response to itheroving
domestic economic situation. In view of the fragitate of the global recovery, it is reported that government will
remain vigilant as it unwinds stimulus policiesaaneasured pace, while retaining flexibility toedjits policy stance
should circumstances dictate.

House prices rose quickly last year on the baacohomic recovery and supportive credit policieslieg to growing
public concerns. In response, the State Couneilltest year announced measures intended to restmkance between
supply and demand, thus providing the conditiomssteady price growth broadly in line with househimicome. The
focus of the present round of policy is to expedtlite pace of housing development, including buddire million
affordable homes and renovating two million low-liiyehouses this year.

Prospects remain promising in the cities where development projects are located, namely Wuhanhdgs
Chongging, Dalian, Shanghai and Hangzhou. WuhamredState Council approval on 8 March for its fiosing as
the hub city of Central China, and its economy &@sanced relative to its peers, rising to fifthgelamong Chinese
mainland sub-provincial cities in terms of GDP Ilastar from eighth place in 2008. The opening of the
Wuhan-Guangzhou high-speed rail line on 26 Decerbé@ halved the journey time between the two gitieless
than three hours, placing Wuhan at the core ofrdpédly growing national high-speed rail networlosRan is an
economic powerhouse that is relatively unknown seas but moved up six places to rank fifth in teofneconomic
growth rate among the largest 20 Chinese mainlatigls dn 2009. Integration with neighbouring Guanga is
proceeding apace with the expected opening this gfeaapid transit links that will cut the journéyne between the
two cities to around half an hour, and lead toftrenation of an urban megacity with a combined pafon of over
16 million.

Chongging’s status as the pre-eminent regional@oancentre of West China was cemented when itdesggnated
one of China's five national central cities in tih@tional urban system plan” recently formulatedthey Ministry of

Housing and Urban-Rural Development (MOHURD). Thagional central cities—Beijing, Tianjin, Shanghaida
Guangzhou—are all located in coastal areas, maimgngqing the only city with this status in West adentral

China. Dalian’s software and service outsourcirgaeposted 30.7% revenue growth in 2009, bengfitiom robust

domestic demand as well as corporate cost-cuttirrgsiuggish global economy. The Dalian Tiandi gebjas a part of
Dalian Software Park Phase I, is poised to berfadin this sector’s outstanding growth. Going fordkathe sector
will benefit from the long-term plan to develop al's regional financial services function, inclngi attracting

financial support service centres.

Shanghai is broadening its economic model by erging the development of innovation-related sectors
encompassing technology research, architecturarmesulture and fashion. Shanghai was awardedittheof "design
city" in February 2010 by the United Nations Edimat Scientific and Cultural Organisation. The Krdegge and
Innovation Community is therefore ideally placedstrve this trend. Meanwhile, Shanghai is expectiomestic
tourist numbers to increase by 45% to 180 millibis yyear, in addition to 7 million overseas visitoas it hosts the
Expo 2010, providing ample business for the togl@staurants, bars, shops and boutiques located Xintiandi
development. Neighbouring city Hangzhou will stalge West Lake International Expo comprising a seofeforums
and exhibitions on World-Expo related themes. TliguXTiandi project, located on the West Lake, i®til, leisure
and lifestyle destination that is well placed todiit from the influx of an estimated 10 million Wb Expo visitors to
Hangzhou this year.

Although the changing policy environment may leadshort-term fluctuations in housing sales, theustg/’s
fundamentals remain strong. The city-centre locatibthe majority of our projects represents a cetitipe edge that
will support sales even during times of market utaety. We believe our unique business model amdgn track
records in master planning will enable us to delsgperb value and quality to our customers. Outf@m of retall
properties, including Xintiandi-style developmentsll benefit from China’s economic policies to spronsumption
and boost household income. We believe the prospe@cour projects are excellent, and we will aecatie the pace of
development in line with our aspiration to becoime premier innovative property developer in thenébe Mainland.
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Financial Review

Turnover increased by 2.3 times to RMB6,758 million (20@&tated: RMB2,066 million), primarily due to the
increase in property sales recognised in 2009.

Property salegose by 3.2 times to RMB6,078 million (2008 restatRMB1,449 million). During the year ended 31
December 2009, the Group has contracted sales6g®@® sq.m., out of which 194,300 sq.m. were reisegh(2008:
contracted sales were 85,100 sq.m. with 76,600.9@eognised.). Details of the property sales dutive year ended
31 December 2009 are contained in the paragraptede#®roperty Sales" in the Business Review Sectéarred to
the above.

Rental and other affiliated incommecreased by 8% to RMB643 million (2008: RMB593lioin), mainly attributable
to increases in the average rental rates in Shadgh#andi and Shanghai Corporate Avenue as wellngrease in
leasable areas in Shanghai Knowledge and Innov&@mnmunity and Wuhan Tiandi.

Gross profitfor 2009 rose to RMB3,529 million (2008 restate®#1,038 million) with a gross profit margin of 52%
(2008 restated: 50%).

Included inOther incomefor 2008 were tax refunds from reinvestment ofidénds and grants received from certain
local government authorities totalling RMB109 nailii These were non-recurring items and was theonefs the
decrease in other income by 50% to RMB170 millionZ009 (2008: RMB342 million).

Selling and marketing expensiggreased by 13% to RMB151 million (2008: RMB134lion) mainly due to the
increased in contracted sales to RMB6,161 mill2e08: RMB2,939 million).

General and administrative expensiecreased by 22% to RMB543 million (2008: RMB69Hiom), a consequence
of the effectiveness of the cost control measudept@d by the Group in 2009.

Operating profitincreased by 4.5 times to RMB3,005 million (2068tated: RMB549 million), a composite effect on
the various items mentioned above.

Increase in fair value of investment propertiggas RMB536 million (2008: RMB382 million). The aomt for 2009
included the fair value gain of investment progertinder construction or development of RMB277iomildue to the
application of the amendment to IAS 40 InvestmenpPBrty arising from improvements to IFRS.

Share of results of associateas RMB436 million (2008: RMB44 million). The irease is attributable to a rise in fair
value of the investment properties under developriet of related taxes) of certain associates whimounted to
RMB496 million.

Finance costs, net of exchange gagduced to RMB89 million (2008: RMB133 million). &hdecrease can be
explained by lower interest expenses of RMB761 iomll(2008: RMB824 million) for 2009 as a result thie
repayment of Notes in the second half of 2008, #edslight increase in amount capitalised to pridgerunder
development of RMB634 million (2008: RMB618 millipn

Profit before taxatiorincreased by 43% to RMB3,894 million (2008 restateMB2,725 million, which included a
gain on partial disposals of equity interests ibsédiaries of RMB1,883 million).

Taxation of RMB1,301 million for the year 2009 has doublesi compared to the restated comparative figure of
RMB657 million. Excluding the Land Appreciation Taof RMB467 million (which was assessed based on the
appreciation value of properties disposed) togetiign its enterprise income tax effect of RMB117llion, the
effective tax rate for the year 2009 was 24.4% ciigipproximates to the PRC enterprise income taxofa?25%.

Profit attributable to shareholders of the Compaiay 2009 was RMB2,673 million, an increase of 49%ew
compared to 2008 (2008 restated: RMB1,798 million).
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The effects on profit attributable to sharehold®erghe change in fair value of the Group’s investipgoperties, net of
related tax effect, and fair value change of déinreafinancial instruments are as follows:

Year ended 31 December

2009 2008 %
RMB'million RMB'million  change
(Restated)
Profit attributable to shareholders of the Company 2673 1,798 +49%
Revaluation increase on investment propertiesefitoup
(net of deferred tax effect and share of non-cdiirigpinterests) (493) (279)
Share of revaluation increase on investment prigseof the associates
(net of tax effect) (496) -
Loss on change in fair value of derivative finahoatruments - 13
Profit attributable to shareholders of the Complaefpre
(i) revaluation of investment properties; and

(i) fair value adjustment on derivative financiastruments 1,684 1,532 +10%

Earnings per sharevere RMBO0.55 calculated based on a weighted ageshg@pproximately 4,823 million shares in
issue during the year ended 31 December 2009 (&%08ted: RMBO0.39 calculated based on a weightedage of
approximately 4,605 million shares in issue).

Capital Sructure, Gearing Ratio and Funding

On 10 June 2009, the Company entered into a SpkiscriAgreement to place and subsequently issugs@0800
new shares at the price of HK$4.87 per share. Tossgproceeds of the Subscription were approximai&l$2,038
million (equivalent to RMB1,797 million). The tramdion received strong demand from global investo was fully
subscribed within the first 20 minutes of book ding.

On 16 December 2009, the Group signed an unsetlif&d billion three-year term syndicated loan agreetwith a
consortium of nine leading international banks &indncial institutions. The event casted a stroatgg\of confidence
in Shui On Land’s solid development competencelarginess prospects by banking industries.

As of 31 December 2009, the Group’s utilised baokdwings amounted to approximately RMB10,203 roiili(31
December 2008: RMB8,198 million). The structuretieé Group’s bank borrowings as of 31 December 2809
summarised below:

Due in more Due in more

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

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

RMB 3,595 212 714 2,182 487
HK$ 6,349 1,627 220 4,502 -
US$ 259 259 - - -

Total 10,20 2,09¢ 934 6,684 487
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Total cash and bank deposits amounted to RMB4,94ipmas of 31 December 2009 (31 December 2008B3N80
million), which included RMB2,019 million (31 Decdyar 2008: RMB1,709 million) of deposits pledgedbinks.
The increase in our cash balance was mainly dubegaeceipt of the proceeds of the SubscriptiolRbIB1,797
million.

As of 31 December 2009, the Group’s net debt balamas RMB5,256 million (31 December 2008: RMB4,818
million) and its total equity was RMB22,574 millidB81 December 2008 restated: RMB18,175 million)e Broup’s
net gearing ratio was 23% as of 31 December 200D ember 2008 restated: 27%), calculated ondkés lof the
excess of the sum of bank loans net of bank batasee cash over the total equity.

The Group’s rental and affiliated income for 200@ressed as a percentage of the Group’s totaleistteosts before
capitalisation to properties under development 8¢ (2008: 72%).

Total undrawn banking facilities available to theo@ were approximately RMB898 million as of 31 Beter 2009
(31 December 2008: RMB340 million). The Group haghier obtained new bank facilities of RMB7,164|moil, of

which RMB1,056 million are unsecured. In additidghe Group has already refinanced certain bank bdmngs

repayable in 2010 of RMB1,532 million. These fdigh will be used to support the continuous growftbusiness in
2010.

Pledged Assets

As of 31 December 2009, the Group had pledgedindetad use rights, completed properties for invesit and sale,
properties under development, accounts receivatde bnk and cash balances totalling RMB20,877 onill{31
December 2008 restated: RMB14,071 million) to secaur borrowings of RMB9,217 million (31 Decemb&08:
RMB7,493 million).

Capital and Other Development Related Commitments

As of 31 December 2009, the Group had contractathdtments for development costs and capital experelin the
amount of RMB10,094 million (31 December 2008: RMBB million). The amount of commitment as of 31
December 2009 included the estimated costs of agtot for the development of certain educationallifees to be
located in the Taipinggiao area of Luwan DistrittS8hanghai as compensation for the removal of tiedseational
facilities originally located in that area.

In addition, the Group entered into a ConfirmatAgreement with the Land Exchange Centre affirmimg Group’s
successful bid for a plot of land in Foshan. Unithés Confirmation Agreement, the total considematior acquiring
the land use rights is RMB7,510 million, againsickhhRMB3,186 million had been paid to the Land Exatje Centre
up to 31 December 2009. The remaining balance oB&BR4 million will be paid in stages in line witklocation
progress.

The Group has agreed to provide further fundingh® associates for the development of Dalian Tigndject,
whereby the Group will ultimately hold a 48% efigetinterest. As of 31 December 2009, the Group ikased
guarantees amounting to RMB528 million (31 Decembd@®8: RMB528 million) to banks in respect of barki
facilities granted to the associates, from which #ssociates have drawn down bank loans amourtifgviB480
million (31 December 2008: RMB480 million). In atdn, the Group has a commitment to provide furfoeding to
the associates amounting to approximately RMB12llomi(31 December 2008: RMB121 million).
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Future Plansfor Material I nvestments and Sources of Funding

In January 2010, the Group signed a purchase agrdaesith a third party to acquire a special purpocs@pany that
holds the land use rights of two lots of land aéjado the existing Rui Hong Xin Cheng project wBRA of 176,000
sg.m.. In March 2010, the Group successfully biddgarcel of land in the Shanghai KIC project witévelopable
GFA of 159,600 sg.m. at a consideration of RMB1,&64ion. The total development costs of these tmgestments
will be funded by bank financing and internal reses.

We shall continue to focus on the development ofexisting landbank of prime locations. While ouinpary focus is
on city-core development projects and integratesddestial development projects, we shall, at appabte times,
consider other opportunities to participate in ectg of various scale 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.

Cash flow 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, bank borrowings and other borrowinggravappropriate. We are comfortable with our prefieancial
and liquidity position and will continue to maintak reasonable liquidity buffer to ensure sufficiemds are available
to meet liquidity requirements at all time.

Exchange Rate and I nterest Rate Risks

The revenue of the Group is denominated in Renmifslportion of the revenue, however, is convertetd iother
currencies to meet our foreign currency denominagat obligations, such as the bank borrowings ehémated in
Hong Kong dollars and US dollars. As a result,@neup is exposed to fluctuations in foreign exclearages.

Considering that a relatively stable currency regimith regard to the Renminbi is maintained by @entral
Government, which only allows the exchange ratifuttiuate within a narrow range going forward, Geup expects
that the fluctuation of the exchange rates betwRenminbi and Hong Kong dollars and US dollars may lme
significant in the short to medium term.

The Group’s exposure to interest rate risk redutts fluctuation in interest rates. Most of the kdmorrowings of the
Group consist of variable rate debt obligationshwatiginal maturities ranging from two to four ysdor project
construction loans; and two to ten years for maggans. Increase in interest rates would incredeeest expenses
relating to the outstanding variable rate borrowiagd cost of new debt. Fluctuations in interggisranay also lead to
significant fluctuations in the fair value of thelat obligations.

At 31 December 2009, the Group has two outstandinggage loans that bear variable interests linketthe Hong
Kong Inter-bank Borrowing Rate. Pursuant to thenlagreements of these mortgage loans, the Grorgyisred to
hedge against the variability of cash flow arisfrgm interest rate fluctuations. Accordingly, theoGp has entered
into interest rate swaps in which the Group wowddeive interest at variable rates at the Hong Kioner-bank
Borrowing Rate and pay interest at fixed rates irangrom 3.32% to 3.58% based on the notional art®wf
HK$4,581 million in aggregate.

Save as disclosed above, the Group did not holdo#tmsr derivative financial instruments as of 31c&aber 2009.
The Group continues to monitor its exposure torégerate and exchange rate risks closely and mgjog derivative
financial instruments to hedge against the riskmegd when necessary.
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FINAL DIVIDEND

The Board has resolved to recommend to sharehabfiehe Company at the forthcoming annual geneesting (the
"AGM") the payment of a final dividend of HK$0.12ipshare for the year ended 31 December 2009 (20K80.01
per share) to shareholders whose names appeae oegilster of members of the Company on 27 May 2010

Shareholders will be given the option to receive final dividend in new shares in lieu of cash (t8erip Dividend

Scheme”). The Scrip Dividend Scheme is subjec(lpthe approval of the proposed final dividendh&t AGM; and

(2) The Stock Exchange of Hong Kong Limited gragtihe listing of and permission to deal in the rehares to be
issued pursuant thereto.

A circular containing details of the Scrip DivideBdheme will be dispatched to shareholders togettibrthe form of
election for scrip dividend as soon as practicalfier the AGM. Dividend warrants and share cedifés in respect of
the proposed final dividend are expected to beatiidied to shareholders on or about 19 July 2010.

CLOSURE OF REGISTER OF MEMBERS

The register of members of the Company will be efbfrom 20 May 2010 to 27 May 2010, both days isioie,
during which period no transfer of shares will legistered. In order to qualify for the proposedfidividend, all
transfer documents accompanied by the relevane stextificates must be lodged with the Company'si¢gH&ong
branch share registrar, Computershare Hong Kongstov Services Limited, at Shops 1712-1716, 1HBpewell
Centre, 183 Queen’s Road East, Wan Chai, Hong Kamgggistration not later than 4:00 p.m. on 19 N2&y 0.

PURCHASE, SALE OR REDEMPTION OF SHARES

Neither the Company nor any of its subsidiarieshashased, sold or redeemed any of the Compahgises during
the year ended 31 December 2009.

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 Codetacted in Appendix 14 of the Listing Rules) anigiaiwith the
latest developments.

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

Specific enquiry has been made of all the Direcéors the Directors have confirmed that they havepted with the
Model Code during the year ended 31 December 2009.

To comply with the code provision A.5.4 of the C@deg, 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 cemed to be
likely in possession of unpublished price sensitinfermation in relation to the Company or its s#sar

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

During the year ended 31 December 2009, the majofithe members of the Board of Directors of tltmrpany were
Independent Non-executive Directors ("INEDs"). TB®ard is currently made up of ten members in tatéth three
Executive Directors, one Non-executive Director andINEDs.

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

Audit Committee

During the year ended 31 December 2009, the Auadiihi@ittee consists of three members, namely Prafésany C.
BIDDLE ("Professor BIDDLE"), Dr. Edgar W. K. CHEN@nd Dr. Roger L. McCARTHY. All of them are INEDsh&
chairman of the Audit Committee is Professor BIDDLE

The Audit Committee has reviewed the Group’s imeeind annual results for the year ended 31 Dece2b@9,
including the accounting principles and practiceéspaed by the Company, in conjunction with the Camys external
auditors.

Remuneration Committee

During the year ended 31 December 2009, the ReratioerCommittee consists of three members, namealy D
William K. L. FUNG ("Dr. FUNG"), Mr. Vincent H. SLO ("Mr. LO") and Professor BIDDLE. Dr. FUNG and
Professor BIDDLE are INEDs. The chairman of the Reeration Committee is Dr. FUNG.

The primary functions of the Remuneration Commitiezto evaluate the performance and make recomatiend on
the remuneration package of the Directors and senanagement, and to evaluate and make recommensiain
employee benefit arrangements.

Compliance with Code on Cor porate Governance Practices
During the year ended 31 December 2009, the Compasgomplied with the code provisions of the C@&except
for the following deviation:

Code provision A.2.1: The roles of chairman ancekthkecutive 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 the rofethe

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. Th&ing provides strong and consistent market |sagernd is
critical for efficient business planning and dewmis of the Company in its current stage of develmmFurthermore,
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 safegimgptice.

Other than the above, the Company has also establisvo more committees of the Board in furtheraofosorporate
governance practices during the year ended 31 Dezre2009:

1. Nomination Committee

The Board established a Nomination Committee orAf6l 2009. The Nomination Committee was constitute
April 2009 with terms of reference in compliancettwthe recommended best practices of the CG Cote. T
Nomination Committee currently comprises three memrspMr. LO, Sir John R. H. BOND and Professor BLED Sir
John R. H. BOND and Professor BIDDLE are INEDs. Ttwirman of the Nomination Committee is Mr. LO.

The primary functions of the Nomination Committee #o review the structure, size and compositiothef Board,
identify individuals suitably qualified to becomembers of the Board, and assess the independeidEID§.
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2. Finance Committee

The Board also established a Finance Committee6oAptil 2009. The Finance Committee was also ctutstil in
April 2009 with well defined terms of reference whistipulates and monitors financial strategiedicgs and
guidelines of the Group. At present, the Financen@dtee comprises six members, Mr. LO, Sir John.RREND, Dr.
FUNG, Professor BIDDLE, Mr. Louis H. W. WONG, andr.MDaniel Y. K. WAN. Sir John R. H. BOND, Dr. FUNG
and Professor BIDDLE are INEDs. The Chairman ofRlmance 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.

Further information on the Company’s corporate goaace practices during the year under review lvgllset out in
the corporate governance report to be containethenCompany’s 2009 annual report which will be stenthe
shareholders of the Company before the end of 20d40.

EMPLOYEES AND REMUNERATION POLICY

As of 31 December 2009, the number of employedisarGroup was 1,402 (31 December 2008: 1,493)h¢laelcount
of the property management business acquired i8 23 1,114 (31 December 2008: 975). The Groupigesva
comprehensive benefit package for all employeewealsas career development opportunities. Otheif bienefits
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 &ty of opportunity and of reward for all staffh& remuneration
policy of the Group for rewarding its employeeshigsed on their performance, qualifications and @mpEy
displayed in achieving the corporate goals.

SCOPE OF WORK OF MESSRS. DELOITTE TOUCHE TOHMATSU

The figures in respect of the Group’s consolidastatement of financial position as of 31 Decemb@@? the
consolidated income statement, the consolidatedrsémt of comprehensive income and the relatedsrib&reto for
the year then ended as set out in the preliminanpancement have been agreed by the Group’s aubiiessrs.
Deloitte Touche Tohmatsu, to the amounts set othidrGroup’s audited consolidated financial stateséor the year.
The work performed by Messrs. Deloitte Touche Tdismndn this respect did not constitute an assurangagement
in accordance with Hong Kong Standards on Audithigng Kong Standards on Review Engagements or Hamg

Standards on Assurance Engagements issued by thg Kong Institute of Certified Public Accountantada
consequently no assurance has been expressed bysMesloitte Touche Tohmatsu on the preliminamyoamcement.

PROPOSED AMENDMENTS TO THE ARTICLES OF ASSOCIATION

Taking into consideration the amendments to théirigsRules on the use of a website for communicatiath
shareholders, the Board proposes to amend théeartitassociation of the Company (the "Articles\eSociation™) to
the effect that the Company will be allowed to semy notice or document to a shareholder by platirun the
Company’s website provided that the Company hasimdd either (1) the shareholder’s prior expressitipe
confirmation in writing or (2) the shareholder'seti@ed consent in the manner specified in or perchieder the
Listing Rules. Consequential changes to the Axiaé Association are also proposed in relationhi gervice of
notices to the shareholders. In addition, to afpaater administrative flexibility, the Board alsmposes to amend the
Articles of Association in relation to the proceesirfor the appointment of chairman at the Compaggseral
meeting.

The proposed amendments to the Articles of Assoadiaire subject to the approval of the shareholdgraay of a
special resolution at the annual general meetirntgefCompany to be held at Concord Room |, 8th i-lBenaissance
Harbour View Hotel Hong Kong, 1 Harbour Road, WamaiC Hong Kong on Thursday, 27 May 2010 at 3:00. Am
circular containing, among other things, detailstred proposed amendments to the Articles of Astoaiavill be
dispatched to shareholders as soon as practicable.
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APPRECIATION

This year has been particularly active in the aveananagement and succession planning. | welcomesenior
appointments. Our new management team has unfinelgld ideas and invigorated our strategic thinking.

I would like to express my thanks and gratituddtoAloysius T. S. LEE, Managing Director — Commatcwho left
the Group in December 2009. His efforts and coatidims during his tenure are much appreciated.

The success of Shui On Land is built upon the sdppast and confidence of all our shareholdets, Directors and
every member of the Shui On corporate family. Asnaeigate our way through the challenges of the ghaad, | am
confident that the Group will continue to creatéueaand benefits for all our stakeholders. From menspective, the
road ahead and our future look promising. Restradsof our commitment to deliver fully on its potiehand on our
promises to you.

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

Hong Kong, 15 April 2010

At the date of this announcement, the executieetdirs of the Company are Mr. Vincent H. S. LO (Ghair and Chief Executive Officer), Mr.
Louis H. W. WONG and Mr. Daniel Y. K. WAN; the noeeeive director of the Company is The Honouralii&/NG Chun Ying; and the
independent non-executive directors of the Companga John R. H. BOND, Dr. Edgar W. K. CHENG, Dr. ith K. L. FUNG, Professor
Gary C. BIDDLE, Dr. Roger L. McCCARTHY and Mr. DavidSHAW.

* For identification purposes only
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