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HIGHLIGHTS |

Turnover set a new record, increasing by 74% to BM84 million in 2011.

Completion of properties during 2011 achieved aeraV increase of 57% for a total of 585,000 sqofgross
floor area (“GFA").

The average selling price (“ASP”) of recogniseasarew by 25% to RMB24,600 per sg.m..
Contracted sales increased by 114% to RMB10,66ibmibn a total GFA of 527,500 sg.m..

Locked-in sales as of 31 December 2011, earmaxkeddivery in 2012 and beyond, rose by 51% to R\88%
million compared to RMB3,222 million in 2010.

Gross profit margin grew by 3% to 44% in 2011.

Operating profit increased significantly by 103%R®MB3,116 million with the operating profit margirsing by
6% to 37%.

» Atotal of 509,000 sq.m. of investment property \Wwatd by subsidiaries of the Group and a totalppiraximately
155,000 sg.m. was held by its associate companies.

» The aggregated increase in fair value of investnpeaperty was RMB2,696 million, taking into accouhe
increase of rental income generated from the camglimvestment properties and the completion 0002 sq.m.
of new investment property in 2011.

Core earnings increased by 108% to RMB1,572 miilin2011.
Profit attributable to shareholders grew by 22%8B3,428 million.

Basic earnings per share was RMBO0.66.

YV V VYV V

The Board of Directors recommended a final dividehdHK$0.10 per share, and will be payable in therf of
cash and/or shares.

Total equity increased by 13% to RMB29,471 millisrhile total assets rose by 22% to RMB68,604 millio

The Group had bank balances and cash in hand of @&4B million as of 31 December 2011, with a netro
ratio of 65%.

» In January and February 2012 respectively, the rsgued SGD250 million 8% senior notes and US$dillion
9.75% notes with maturity for three years.

Website: www.shuionland.com



CHAIRMAN'’S STATEMENT

| am pleased to report that your Group has beentabiake steady progress on the execution ancimauitation of
our Three-Year Plan. Despite a challenging opegaimvironment in the past year, an increase inngx@nd profit is
being reported.

Improved Financial Results

For the year ended 31 December 2011, Shui On Landrgted turnover of RMB8,484 million (HK$10,249Imon),

representing an increase of 74% compared to 20ddit Rttributable to shareholders was RMB3,428lioml or
HK$4,141 million (2010: RMB2,809 million or HK$3,23million), an 22% increase over 2010. Basic easiper
share were RMBO0.66 (HK$0.80), 20% higher than ib®0/our Board has recommended a final dividend¥$0.10,
bringing the total dividend for the year to HK$05]2gainst the HK$0.11 declared in 2010.

Sound Balance Sheet

We remain soundly financed. In late 2010 and e2M1 we raised RMB9.22 billion of new debt via thre
well-received bond issues. As a result, as at 3deber 2011, we had bank balances and cash of RVRdlion.
Our gearing, at 65%, although higher than last,yeanained at an acceptable level considering tden conditions.
In January 2012 we raised additional capital thhoag issue of S$250 million in senior notes. Inrkaby 2012 we
issued US$475 million in notes. Together with caméid inflows of cash from property sales, we theeethave a
strong cushion to fund our operations.

A Competitive Position in the Market

During 2011, we achieved our target of increasimg ¥olume of contracted sales to 527,500 sq. milevérgely
maintaining average selling prices. This was a goatormance.

Since late 2010, China’s Central Government hasyaal policies to sustain economic growth, whilthatsame time
curbing the rise in residential property prices,irgvto concerns about affordability. There haverbéereasing
restrictions on the sale of property, and propakes have been introduced in Shanghai and Chogggtrthe same
time, credit for homebuyers and developers hasrheamuch tighter, following the policy to reduce @®ount of
credit available to the property market.

The result has been a marked slowdown in the nes&dgroperty market. Since the final quarter 612, falling sales
volumes and declines in prices have been recomdediés across China, with developments outsigecity centres
especially affected. Needing to raise cash, deeetopithout strong balance sheets have been faoceztuce prices
in an attempt to generate sales.

Shui On Land is in a more favourable position. @uge scale projects, each based on a comprehemsister plan,
are all maturing as planned community and remdiaciive to buyers by virtue of their location amdhlity.

Strengthening Management

Another important factor underpinning our succéss past year has been the reorganisation of mibrseanagement.
This has allowed us not only to meet the immediatdlenge of the difficult market, but creates Bdsfmundation for
future growth.

In 2011, with the approval of your Directors andhathe support of our senior management team, diddwover the

responsibilities of CEO to our Managing Directoeddy C. K. LEE. Thanks to careful planning and prapon, the

transition has gone very smoothly. It has allowedtmfocus more on my duties as Chairman and | daliberately

reduced the amount of time | spent in Shanghaiénpiast year in order to give Freddy the spaceshdsto establish
himself in the shortest period of time. We are nearking to ensure that the Board and the seniorag@ment team
co-operate well to ensure a coherent future stydtagthe Group, as we begin to draw up our nexe&hYear Plan in
the coming year.
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The reduction of the number of departments in y@ampany from 37 to 13 and the decentralisation of
decision-making to project directors and the priojeams has also paid significant dividends. Thpédia changing
tone of the China property market has put a prenoarbeing able to respond quickly to changes orgtband. This

is precisely what the reorganisation has achieard,it has played an important part in our being & achieve our
sales targets.

This new approach to management will be strengthéren 2012, when we implement a new long-term mtive
scheme, which has now been approved both by theuRenation Committee and your Board. By rewardingjce
management over the long term for above-targebpeence, we aim to promote integrated growth thinocigsely
aligning corporate and management interests iptinguit of rapid yet sustainable expansion.

Institutional Interest Supports Sales

As noted, sales at our projects have been encogragerall, despite the difficult market. The looatand quality of
our properties has attracted an unusually high lgviastitutional interest. The major contributito sales came from
completion of several largen bloc sales of our non-core commercial properties tooméipancial institutions
including ICBC, Ping An Insurance and local goveemiorganisations in Shanghai, Chongging and Wuhan.

Certain unique features of our service have supdoour sales effort. These include the 3-year wigyrthat comes
with the purchase of Shui On Land residential psesi We also provide timely repair of defects dythre handover
inspection, which resulted in 2011 an exceptio@8b&verage first-time handover rate for all ouredlepments.

Raising Brand Awareness

We have made more effort recently to support oantbpositioning through marketing activities. Thestnsignificant
such event in 2011 was the China Golf Challengéchvhas helped put our name more strongly intontimeds of
prospective buyers. Over seven days in six citieshosted some 6,700 clients and associates. Tdm @as picked
up widely in the local and international media,nging our name to an estimated 880 million viewansund the
globe.

Our strong commitment to corporate social respdalitgibalso supports our brand, through initiativesch as
certification under the Leadership in Energy andiimmental Design (LEED) Green Building Rating ®yss
programme. The Seagull Club which is an Shui Onleyaes volunteer charity organisation, raised RMBG0O0 for
charity in 2011 and enabled 1,177 of our voluntéerparticipate in various good causes. To develapmore than
1,200 staff, the Shui On Academy continues to dffEning, with close to 50 programmes and sesdiefs during the
year.

The Honggiao Project — Shanghai's New HUB

During 2011, we have made good progress in thenpignand construction of THE HUB, whose importamce
creating future value for the Group cannot be ostereted. We acquired the 6.2 ha. site in end 28id upon

completion in 2014, it will be a unigue complexttbaters to the future of retail and commerce. THHEB’s shopping

mall will be China’s first to be directly connecterla comprehensive transportation hub. It wilbebene-stop shopping
experience that will allow retailers to competehnihe Internet by offering an enjoyable and stirtinga modern

lifestyle experience.

Benefitting from being a hub for both Shanghaisse airport and its high speed rail station, upompletion THE
HUB will benefit from traffic of over 1 million pagngers every day. The large retail centre, inolyda
Xintiandi-styled village, will offer the latest analost fashionable brands, restaurants and entewaitn There will
also be sales offices and an international 5-stgel hFor the many companies and individuals sepkificient travel
between the Mainland and international destinatithesse will offer unparalleled convenience, cornéord services.
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Strategic Partnership for Future Growth

An important development during the past year waasformation of a strategic partnership with Mitsuidosan Co.
Ltd (Mitsui Fudosan), one of Japan’s largest andgtnpoestigious property companies. Mitsui Fudosas taken an
interest in our Dalian and Foshan projects, proxgjdiot only capital but expertise in areas suctetsl. | am pleased
to report that Mistui Fudosan’s Chairman and CE®@ehlaoth expressed an interest in expanding co-tperaith
your Company over the long term, which will be nallyibeneficial.

On Target for 1 million sq. m. of Construction Cortgtion

Given the downturn in the Chinese property markat ts now underway, the first half of 2012 is likéo remain

difficult. The Central Government is rightly detén®ad to avoid an overly speculative market and weé&cwame policies
that support its orderly development as well as/eok with the private sector to produce suffici@woiusing that are
affordable.

It is important to note, however, that the marlgin better shape than many others around the wddidential
purchasers are not so highly leveraged as in tharméd economies. Some 30% of the purchasers akseigential
developments are cash buyers. Furthermore, figuvesthe People’s Bank of China show that nearlyB3M trillion

sits in household savings accounts at the end &i.2h addition, although credit is currently tighlhe Central
Government will likely permit a looser monetary ipglonce the objective of dampening investment sgmetculation
has been achieved.

For the foreseeable future, a shortage of lan¢hénnhain cities, combined with continuing high rafeurbanisation,
will make property in prime locations such as osti8 a favoured investment. We therefore plannee¢amplete 1
million sg.m. of residential and commercial propeestin 2012, as one of the goals in our 2009-201r248-Year-Plan,
and to maintain reasonable price levels. It is etqukthat other elements of our current Three-Rtan will also
largely be met. The likely exception will be th&riin projects may not achieve financial selfisighcy, given the
state of the market.

We have not added to our land bank since the Hawoggcquisition in end 2010 and we remain cautiegsanding
2012. We already have one of the best land bankzhina, with excellent sites in a number of firalasecond-tier

cities that are proving their worth in the currenvironment. Our focus in the immediate future wather be to ensure
the timely and efficient execution of the projeets have in hand.

Appreciation

Finally, | would like to express my gratitude to rigllow Directors for their wise counsel, and ta @taff for their
dedication and hard work, all of which has beeal\ our success.

There is no doubt that 2012 will be a challengiegryfor Shui On Land, given the uncertainties m itiarket. But |
believe that we will be capable of meeting ourétsgand creating further value for shareholders.

VincentH. S. LO
Chairman

Hong Kong, 21 March 2012
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BUSINESS REVIEW
Executive Summary

For 2011, the Group attained a new record levalinover, with significant growth of 74% to RMB84&nillion,
compared to RMB4,879 million in 2010. Property salehich accounted for 89% of turnover, rose by 8&%
RMB7,581 million. Rental and related income inceshby 20% to RMB849 million.

In addition to RMB7,581 million in property salescorded as turnover, the Group disposed of 16,d00.3n GFA
in KIC, recognised as disposal of investment priypkr a total consideration of RMB613 million. Perty sales by
Dalian Tiandi totalled RMB332 million, and the rigld profit was recorded as share of results ofcisiss.

Property sales of the Group’s projects in Chonggivghan, Foshan and Dalian achieved new heighsuofess,
increasing by 172% to RMB4,825 million, well oveetRMB1,773 million recorded in 2010.

Recognised ASP grew by 25% to RMB24,600 per sqgampared to RMB19,700 per sq.m. in 2010. The ASBsscr
all projects increased by a range of 31% to 52%84(3&r Chongqing Tiandi, 42% for Shanghai RHXC, 4286
Wuhan Tiandi, 48% for Shanghai KIC and 52% for Sjteah Taipingqgiao) despite the backdrop of tightgréiaonomic
policies introduced by the China Central Governmehis result reflected the pricing power of “To@bmmunity”,
the Group’s large-scale, mixed-use developmentaqndt also showed the advantages of our primatioe landbank
and the strong brand loyalty the “Tiandi Model” &§.

Contracted sales increased by 114% to RMB10,66lfomifor a total GFA of 527,500 sg.m.. Propertyesalwhich
saw a 64% increase in ASP to RMB28,500 per sq.madenup 55% of total contracted sales. The remaiiidg came
from theen-blocsales of four commercial properties with ASP rdedrat RMB15,600 per sg.m..

Gross profit margin grew by 3% to 44% in 2011. piag profit increased by 103% to RMB3,116 milliaith
operating profit margin rising 6% higher to 37%.

In 2011, the total completed investment propertstfptio held by the Group increased by 16% or 70,8Q.m. to
509,000 sqg.m. Together with the newly completed,dd® sq.m. in office buildings, a total of 155,08§.m. of
investment property located at Dalian Tiandi walsl g associates of the Group.

The newly completed investment property included tffice buildings at the Shanghai KIC Plaza C2,dihe retail
area located at Shanghai RHXC, the retail areghah@uing Tiandi, the office buildings located atiBxa Tiandi and
the retail area at Foshan Lingnan Tiandi. The nitgjof these buildings were completed in late 2011s expected
that rental income will further increase in the dagnyear.

The Group recorded a fair value gain of RMB2,698iomi in its investment property portfolio. Carrgrvalue of the
completed investment property grew by 16% to RMB&Z, million due to the increase in rental incomeegated
from the completed investment properties and newpbetions as mentioned above.

Profit attributable to shareholders increased b 28 RMB3,428 million in 2011, as a result of tHeramentioned
developments.

Core earnings generated by property sales, remtal®ther related income increased by 108% to REIELmillion in
2011 from RMB756 million in 2010.

As of 31 December 2011, the Group’s landbank, ghiolg Dalian associates, stood at 13.0 million sglhe landbank
was distributed among nine development projectaitémt in prime areas spanning six cities, namelyanghai,
Hangzhou, Wuhan, Chongging, Foshan and Dalian.
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Property Sales

Recognised Property Sales

For 2011, the Group achieved a record RMB7,58lianilin property sales, based on a total GFA of 829,sg.m., a
significant increase of 83% compared to RMB4,138ioni in 2010. Dalian Tiandi property sales reactitdB332

million, and its related profit was recorded asrehaf results of associates; an additional RMB6118an in property

sales in Shanghai KIC was recognized as disposale$tment property.

The table below summarises by projects the recedrssles (stated after the deduction of busine3ddathe years
2011 and 2010:

2011 2010 ASP
Sales GFA Sales GFA Growth
Project revenue sold ASP revenue sold ASP rate
RMB RMB RMB RMB
million sq.m. per sg.m. million sq.m. per sq.m. %
Shanghai Taipinggiao 827 5,900 148,600 604 6,500 97,800 52%
Shanghai RHXC 2,133 57,700 39,200 824 31,300 27,700 42%
Shanghai Knowledge and Innovatic
Community (KIC") 575 16,700 36,500 918 39,200 24,700 48%
Wuhan Tiandi 2,349 107,900 23,100 1,324 85,300 16,300 42%
Chongging Tiandt 1,083 107,300 13,400 449 57,700 10,200 31%
Foshan Lingnan Tiandi 1,061 50,600 22,200 - - -
Subtotal 8,028 346,100 24,600 4,119 220,000 19,700
Carparks and others 166 - 199 - -
Dalian Tiandi 332 18,700 18,800 - - -
Total 8,526 364,800 4,318 220,000
Recognised as:
- property sales in turnover
of the Group? 7,581 329,400 4,133 212,300
- disposals of investment propefty 613 16,700 185 7,700
- turnover of associates 332 18,700 - -
Total 8,526 364,800 4,318 220,000

ASP of Chongging residential sales is based ofilo@t area, a common market practice in the region
Sales of commercial properties are recognizettarnover” if the properties concerned are desiged for sale prior to the commencement

of development. Sales of commercial propertiesipusly designated as held for capital appreciat@mrental income are recognised as
“disposals of investment properties”.
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Contracted Sales

For 2011, contracted sales achieved significanivtir@f 114% to RMB10.7 billion, on a total GFA 025500 sg.m..
Property sales constituted 55% of the total cotghsales, while the remaining 45% was generated én-blocsales
of commercial property.

Chongging Tiandi and Wuhan Tiandi have been camiinly contracted sales to the Group since 2007levdales of
Foshan Lingnan Tiandi and Dalian Tiandi were lawacfor the first time in 2010. Contracted saleshefse projects
increased by 145% to RMB7,618 million in 2011, empared to RMB3,109 million in 2010. Both GFA an8Rrose
by 100% and 22% respectively in 2011. Going forwéndse projects are expected to provide higheiribotions to
the Group’s property sales. Contracted sales hés@ lzecome more diversified and have been expanfiorg
Shanghai to four other cities, namely Wuhan, Chorggdroshan and Dalian.

The table below provides an analysis by projectsaoftracted sales (stated before the deductiorusihbss tax) in
2011 and 2010:

2011 2010 ASP
Contracted GFA Contracted GFA Growth
Project amount sold ASP amount sold ASP rate
RMB sqg.m. RMB RMB sqg.m. RMB
million per sq.m. million per sq.m. %
Property sales:
Shanghai Taipinggiao 877 5,900 148,600 407 3,600 113,100 31%
Shanghai Rui Hong Xin Cheng 1,434 36,200 39,600 1,035 26,800 38,600 3%
Shanghai KIC' 50 2,300 21,700 203 8,100 25,100 -14%
Wuhan Tiandi 1,618 50,500 32,000 612 30,300 20,200 58%
Chongging Tiandf 903 79,900 13,700 1,426 143,600 12,400 10%
Foshan Lingnan Tiandi 479 13,200 36,300 701 38,900 18,000 102%
Subtotal 5,361 188,000 28,500 4,384 251,300 17,400 64%
En-bloc sales:
Wuhan Tiandi - A5 963 58,800 16,400 - - -
Shanghai KIC - C2 Lot 5-5 600 14,400 41,700 - - -
Chongging Tiandi -
B12-1, B12-3 & B12-4 3,232 233,200 13,900 - - -
Subtotal 4,795 306,400 15,600 - - -
Dalian Tiandi® 423 33,100 12,800 370 21,000 17,600 -27%
Carparks and others 88 - 222 -
Total contracted sales 10,667 527,500 20,200 4,976 272,300 18,300

1 ASP of Shanghai KIC declined in 2011 due to therdifteproducts being sold. The residential units wenkl at a higher price than the

small offices in 2011.
ASP of Chonggqing residential sales is based ofilo@t area, a common market practice in the region.
ASP of Dalian Tiandi dropped in 2011 due princigat therewere more townhouses with higher ASP launched for peeisa2010.

2
3

Property sales of the Group increased by 22% to RB¥&L million with ASP growth of 64% to RMB28,508nsqg.m.,
while contributions from the new revenue streamn-blocsales of commercial property — amounted to RMB#,79
million. This segment recorded ASP of RMB15,600 sem. for GFA of 306,400 sg.m..
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The commercial properties sold were located at @ianKIC, Wuhan Tiandi, and Chongqing Tiandi, desteoating
their high asset quality and the Group’s deternmmato expedite asset turnover as well as to shahie payback
period.

In 2011, ASP growth from the Group’s Shanghai prigpsales remained strong. Shanghai Tiapinggia@ Cakeville
recorded growth of 31% to RMB148,600 per sg.m. 8hdnghai RHXC Phase 4 recorded 3% growth to RMBQED,
per sg.m.. ASP of Shanghai KIC declined due toshles of small offices in 2011. Chongging Tiandd afuhan
Tiandi entered harvest time with higher ASP groefti0% and 58% respectively. The higher ASP groadhieved in
Wuhan was due to the Phase 3 apartment unit siag laeger, with upgraded fittings and its uniquoedtion facing an
unobstructed view of the Yangtze River and Wuhawés 1l Bridge. The ASP of Foshan Lingnan Tiandi was
significantly higher than that of the previous lalirin 2010 of low-rise apartments for presale. @ifierence was due
principally to the launch of presales of townhousitsated adjacent to the historical heritage lngs and retail area
of Foshan Lingnan Tiandi. The ASP of Dalian Tiawdis lower in 2011 due principally to there were enmwnhouses
with higher ASP launched for presale in 2010.

The table below shows the ASP of projects develdpeithe Group compared with the average ASP otitlyecentres
in 2010 and 2011.

Shui On Land City average

2011 2010 10-yeal 2010

2011 2010 City City GDP GDP

Contracted Contracted centre centre  growth per

Project ASP ASF ASP ASP rate  capita

RMB RMB RMB RMB % UsS$

per sg.m.  per sg.im per sg.m. per sg.m. per capita

Shanghai 50,170 46,000 11.4% 11,600
- Taipingqiao 148,600 113,100
- Rui Hong Xin Cheng 39,600 38,600

Wuhan Tiandi 32,00( 20,200 7,573 6,60C 13.9% 7,300

Chonggqing Tiand? 13,70( 12,400 6,390 5,900 13.8% 3,400

Foshan Lingnan Tiandi 36,30( 18,000 10,060 9,90C 16.2% 11,800

Dalian Tiandi® 12,80( 17,600 12,747 12,00C 15.4% 10,500

Source: City Statistics Bureau
2 ASP of Chongging residential sales is based ofilo@t area, a common market practice in the region
3 ASP of Dalian Tiandi dropped in 2011 due princigat there were more townhouses with higher ASP laathfidr presale in 2010.

The above table shows the ASP of the Group’s pi®jas compared to the average ASP of the citiesemiese

projects are located. In each case, the ASP oBtbep’s developments is much higher than the aigrages in 2010
and 2011. This illustrates the effectiveness ofGheup’s development concept and the pricing pafeur large scale,
mixed-use, “Total Community” planning concept. ls@shows the advantage of our prime location lanétand the

customers’ brand loyalty to “Tiandi” in these filiggh growth cities.

The following sections cover sales performancegiwk analysis by projects in 2011.

Shanghai Taipinggiao

In 2011, the contracted sales of residential unitsThe Manor” of Towers 3 to 8 of Casa Lakevillemaunted to
RMB877 million for GFA of 5,900 sg.m.. These unitere priced and sold within an ASP range from RMBQB0 per
sg.m. in January 2011 to RMB178,100 per sg.m. ioceder of 2011. This price range represented aadse of 35%
on ASP of RMB148,600 per sqg.m., and was attribetabl the scarce supply of comparably luxurious mou#
downtown Shanghai.
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Shanghai RHXC

Towers 1 and 2 of Phase 4 (Lot 4) were launchegrersale in April 2011. A total GFA of 32,000 sqwas pre-sold
with ASP reaching RMB39,900 per sg.m. which wasl8@ter than that of the previous launch of Toween#@ 6 in
December 2010. More than 90% of apartments preisoRD10 and 2011 in Phase 4 of RHXC were delivaced
customers in 2011. It is anticipated that Phadeob §), with a total residential GFA of 116,000rsq. will be partially
launched for presales in late 2012.

Shanghai KIC

On 7 November 2011, the Company entered into asSaild Purchase Agreement with the Yangpu Brandheof
Industrial and Commercial Bank of China (“ICBC”)rfthe sale of a building comprising 14,400 sg.moffice and

retail space, for a total consideration of RMB60G0iom. The ASP for the office space was RMB37,§80 sq.m. and
that for the retail space was RMB45,000 per sqlhe building was completed and delivered to thetoruer in

December 2011. The sale of the asset was recosdgid@osal of investment property. In additiomtalt GFA of 2,300
sg.m. comprising small-sized office units was $oldRMB50 million.

Wuhan Tiandi

The Riverview Phase 3 Lots A1l and A12 residemtiaject at Wuhan Tiandi were launched for salee@etpely in
late 2010 and mid 2011. It was well received by rerket. Contracted sales achieved RMB1,618 millio2011,
with an increase of 58% in ASP to RMB32,000 pensgMost of the residential units were sold andveeéd to the
customers in 2011.

In the first half of 2011, as part of the Three4YB#an to increase asset turnover, the Group sotgdrate Centre No.
5 (Lot A5) at Wuhan Tiandi to Ping An Life Insuran€ompany of China, Ltd. (“Ping An”) for a totalrsaderation of
RMB963 million. The office tower is an internatidriarade A office building with a total GFA of 59,0@g.m.. As one
of the largest and most highly-regarded finangiatiiutions in China, the Ping An name and repoitatire likely to
assist in drawing more top class tenants to thielingi Construction works for Corporate Centre Baovere completed
and the building was delivered to Ping An in |afd 2.

Chongging Tiandi
A total GFA of 78,800 sg.m. of residential unitsta# Riviera Phases 2 & 3 was presold for RMB89lianiat an ASP
of RMB13,700 per sg.m..

In late 2011, the Group entered into multiple agrests with several third parties including certaffiliates of Ping
An to sell various office buildings at the Chonggjifiiandi project comprising GFA of 233,200 sqg.mt #ototal
consideration of RMB3,232 million. The office builds are currently under development and are sébedo be
completed progressively between 2012 and 2013.

Foshan Lingnan Tiandi

The Legendary Phase 1 (Lot 14) townhouses at Foktmgman Tiandi were launched for sale in early 20Ihe
project achieved total contracted sales of RMB4#Bam for GFA of 13,200 sg.m. at an ASP of RMB36(3per sq.m..
The properties were completed and delivered tooouests in 2011.

Dalian Tiandi

The project achieved total contracted sales of RRBillion for GFA of 33,100 sqg.m. in the form @wnhouses and
high-rise apartments in Phases 1 and 2 in the Hueimgan area.
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Locked-in Sales Carried Forward to 2012

As of 31 December 2011, the Group’s undeliveredtreoted sales (including Dalian associates) ine@a®
RMB4,877 million (representing 354,000 sq.m. of GFAjump of 51% when compared with RMB3,222 millias of
31 December 2010.

Residential Properties Available for Sale and Reciga?2012

The Group plans to launch seven residential prigsertith a total GFA of 654,900 sg.m. in 2012 ofieth89% will be
in Wuhan, Chongging, Foshan and Dalian.

The table below summarises residential propertylahla for sale in 2012:

Available for sale Group’s

Project and presale in 2012 interest
GFAin sg.m.

Shanghai Taipinggiao 1,000 99.0%

Shanghai RHXC 23,400 99.0%

Shanghai KIC 49,300 99.0%

Wuhan Tiandi 123,700 75.0%

Chongging Tiandi 213,300 79.4%

Foshan Lingnan Tiandi 68,800 100.0%
Subtotal 479,500

Dalian Tiandi* 175,400 48.0%
Total 654,900

. Dalian Tiandi is a project developed by associatéshe Group. Sales of Dalian Tiandi are not coidatked as revenue of the Group.

Instead, the share of results of Dalian Tiandi i&drporated in the Group's consolidated income estant as “share of results of
associates” using the equity method of accounting.

Investment Property

Rental and other related income from investmenpegnty increased by 20% to RMB849 million in 201&ngrated
primarily from 509,000 sqg.m. of completed investinproperty. Rental income from the office buildsnigcated in
Dalian was reflected as share of results of astescia

A total GFA of 72,000 sg.m. of investment propextieeld by the subsidiaries of the Group was coregl@t 2011.
They comprise office and retail space located anghai KIC, Shanghai RHXC, Chongging Tiandi andhaos
Lingnan Tiandi. A total of 113,000 sq.m. of offibaildings located at Dalian Tiandi has been congpletnd is held by
associates of the Group.

Since most new investment properties were compkateidopened for business in late 2011, furtheesses in rental
income are anticipated in the years ahead. As db&ember 2011, the Group’s portfolio of investmpraperties

stood at a total GFA of 509,000 sg.m. held by siiases of the Group, with the remaining GFA of % sg.m. held
by associates of the Group. The aggregated ofdhmpleted GFA was 664,000 sg.m. of which approxitgeié% was

office space and 46% was retail space. A total GF288,000 sq.m., or 58% of the completed investrpewperties, is
located in Shanghai.
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The table below summarises the portfolio of congalethvestment properties together with their respeoccupancy rates:

Leasable GFA (sg.m.) Occupancy rate
Serviced 31 31 31

apart Decembe DecembeiDecember Group’s

Project Office Retaill -ments Total 2011 2010 2009 interest
Shanghai Taipinggiao

Shanghai Xintiandi 5,000 47,000 5,000 57,000 100% 93% 100% 97.0%

Shanghai Xintiandi Style - 27,000 - 27,000 96% 89% N/A~ 99.0%

Shanghai Corporate Avenue 76,000 7,000 - 83,000 100% 99% 96% 99.0%

Subtota 81,00C 81,00C 5,000 167,00(C
Shanghai RHXC

Phase 1 - 5,000 - 5,000 100% 100% 100% 75.0%

Phase 2 - 28,000 - 28,000 100% 100% 100% 74.3%

Phase 3 - 2,000 - 2,000 39% N/A N/A 74.3%

Phase 4 - 12,000 - 12,000 N/A N/A N/A 74.3%
Subtota - 47,00C - 47,00C

Shanghai KIC

KIC Village R1 and R2 22,000 11,000 - 33,000 75% 39% 37% 86.8%

KIC Plaza Phase 1 29,000 21,000 - 50,000 7% 81% 83% 86.8%

KIC Plaza Phase 2 39,000 10,000 - 49,000 79% 17% N/A~ 86.8%

KIC Plaza C2 30,000 12,000 - 42,000 33% N/A N/A~ 86.8%
Subtota 120,00(¢ 54,00C - 174,00¢

Hangzhou Xihu Tiandi

Phase 1 - 6,000 - 6,000 100% 100% 100% 100.0%
Subtota - 6,000 - 6,000
Wuhan Tiandi
Wuhan Tiandi (Lot A4-1) - 16,000 - 16,000 98% 94% 92% 75.0%
Wuhan Tiandi (Lots A4-2 and 3) - 30,000 - 30,000 91% 70% 60% 75.0%
Subtota - 46,00C - 46,00C
Chongging Tiandi
The Riviera Phase 1 - 2,000 - 2,000 100% 100% 16% 79.4%
The Riviera Phase 2 - 2,000 - 2,000 96% N/A N/A~ 79.4%
Chongging Tiandi (Lot B3/01)
- Phase 1 - Upper and Low
Village - 10,000 - 10,000 100% 98% N/A~ 79.4%
- Phase 2 - Main buildings - 39,000 - 39,000 59% 45% N/A~ 79.4%
Subtota - 53,00C - 53,00C
Foshan Lingnan Tiandi
Lot 1 Phase 1 - 16,000 - 16,000 22% N/A N/A ' 100.0%
Subtota - 16,00C - 16,00C
Dalian Tiandi!
Software office buildings 42,000 - - 42,000 91% 65% N/A 48.0%
Ambow training school 113,000 - - 113,000 100% N/A N/A~ 48.0%
Subtota 155,00( - - 155,00¢
Total leasable GFA 356,000 303,000 5,000 664,000
Investment property held by:
- Subsidiaries of the Group 201,000 303,000 5,000 509,000
- Associated companies 155,000 - - 155,000
As of 31 December 2011 356,000 303,000 5,000 664,000
- Subsidiaries of the Group 172,000 261,000 5,000 438,000
- Associated companies 42,000 - - 42,000
As of 31 December 2010 214,000 261,000 5,000 480,000

1 Dalian Tiandi is a project developed by associatethe Group. Rental income of Dalian Tiandi is nonsolidated as revenue of the Group.
Instead, the share of results of Dalian Tiandi riedrporated in the Group’s consolidated income estant as “share of results of
associates” using the equity method of accounting.
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As of 31 December 2011, the carrying value of catgal investment property rose by 16% to RMB17,98lom,
due to the increase in rental and related inconmergged from the completed portfolio by 20% in 2@td new
completions of 72,000 sq.m.. The Shanghai portfalazounted for 88%, while Wuhan, Chongqging and &osh
accounted for 12%.

The table below summarises the carrying value ®frthiestment property together with the changaiinvialue during
the year:

Increase (decrease)
in fair value for Carrying
the year ended value as of
31 December 31 December Carrying value

Project GFA 2011 2011 per GFA
sq.m. RMB million RMB million RMB per sg.m.
Completed investment properties at valuation
Shanghai Taipinggiao 162,000 553 10,220 63,100
Shanghai RHXC 35,000 11 651 18,600
Shanghai KIC 132,000 745 3,414 25,900
Wuhan Tiandi 46,000 304 959 20,800
Chongging Tiandi 34,000 35 486 14,300
Subtotal 409,000 1,648 15,730 38,500
Investment properties completed in 2011 at valuatio
Shanghai RHXC 12,000 75 329 27,400
Shanghai KIC 42,000 812 1,292 30,800
Foshan Lingnan Tiandi 16,000 (92) 600 37,500
Chongging Tiandi 2,000 - 30 15,000
Subtotal 72,000 796 2,251 31,300
Investment properties under development at valuation
Shanghai Taipinggiao 156,000 18 4,470 28,700
Shanghai - THE HUB 233,000 - 3,207 13,800
Chongging Tiandi 490,000 274 1,808 3,700
Foshan Lingnan Tiandi 15,000 (40) 442 29,500
Subtotal 894,000 252 9,927 11,100
Investment properties under development at cost
Various projects - 8,487
Total 2,696 36,395

Cooperation and Partnership

The Group will continue to seek appropriate striatpgrtners to co-develop projects. This stratdpme the Group to
tap the expertise of our strategic partners, acae@eturns from our projects, diversify risks amthance cash flow. In
November, the Group entered into a joint ventureement with Mitsui Fudosan Residential Co. LtdMi¢sui”) for
the co-development of Lingnan Tiandi Lot 18, whiwds a GFA of 108,000 sq.m.. Under the agreemensuMuwill
invest RMB391 million for 45% effective interest lingnan Tiandi Lot 18, or approximately 3% of togal GFA of
Foshan Lingnan Tiandi.
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Property Development - Accelerating Development

To accomplish the "Three-Year Plan" initiativesise2009, the Group has been expediting the dewstop of various
projects. The table below summarises the projéetisviere completed in 2011 and are planned for tetiop in 2012:

Clubhouse
Hotel/ carpark
serviced and other
Project Residential Office Retail apartments | Subtotal facilities Total
sg.m. sg.m sg.m sg.m. sg.m sg.m sg.m.
Property delivered in 201:
Shanghai RHXC 63,00( - 12,00( - 75,00( 32,00( 107,00(
Shanghai KIC - 42,00( 14,00( - 56,00( 19,00( 75,00(
Wuhan Tiandi 51,00( 57,00( 2,00¢ - 110,00( 45,00C 155,00(
Chonggqing Tiandi 112,00( - 2,00( - 114,00( 51,00( 165,00(
Foshan Lingnan Tiandi 55,00( - 16,00( - 71,00( 30,00( 101,00(
Dalian Tiandi* 46,000 113,00 - - 158,00( 4,00( 163,00(
Total 327,00( 212,00C 46,00( - 585,00( 181,00( 766,00(
Plan for delivery in 2012
Shanghai Taipinggiao - - 1,00 33,00( 34,00(¢ 19,00( 53,00(
Wuhan Tiandi 66,00( - 1,00( - 67,00( 18,00( 85,00(
Chongging Tiandi 175,00( 29¢,00( 88,00( - 562,00C 202,00 7€4,00(
Foshan Lingnan Tiandi 66,00( - 43,00( 45,00( 154,00( 68,00( 222,00(
Dalian Tiandi* 98,00C 88,00( - - 18€,00( 98,00( 284,00(
Total 4(05,00( 387,00C 13,00 78,00 | 1,00¢00C 40E5,00C | 1,408,00C

1 Dalian Tiandi is a project developed by associattthe Group.

Landbank
As of 31 December 2011, the Group’s landbank inomdalian associates stood at GFA of 13.0 milkopm. (a total
GFA of 11.1 million sg.m. of leasable and saleadnlea, and a total GFA of 1.9 million sq.m. for ¢lobses, car

parking spaces and other facilities) in the nineetigoment projects located in prime areas spansirgcities:
Shanghai, Hangzhou, Wuhan, Chongging, Foshan alaDa
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The Group’s total landbank as of 31 December 2iitlyding that of its associates, is summarisedwel

Approximate/Estimated
leasable and saleable GFA
Clubhouse
Hotel/ carpark
serviced and other Group’s
Project Residential Office Retail apartments | Subtotal facilities Total interest
sg.m. sg.m. sg.m. sg.m. sg.m sg.m. sg.m %
Completed property:
Shanghai Taipinggiao 1,000 81,000 81,000 5,000/ 168,000 82,000 250,000 99.09%
Shanghai RHXC 5,000 - 47,000 - 52,000 69,000 121,000 74.3%
Shanghai KIC - 120,000 54,000 - 174,000 105,000 279,000 86.8%
Hangzhou Xihu Tiandi - - 6,000 - 6,000 - 6,000 100.0%
Wuhan Tiandi 5,000 - 46,000 - 51,000 69,000| 120,000  75.0%
Chonggqing Tiandi 23,000 - 53,000 - 76,000 90,000, 166,000 79.4%
Foshan Lingnan Tiandi 4,000 - 16,000 - 20,000 30,000 50,000 100.0%
Dalian Tiandi 27,000 155,000 - - | 182,000 19,000{ 201,000  48.09%
Subtotal 65,000 356,000 303,000 5,000 729,000 464,000| 1,193,00(
Property under
development:
Shanghai Taipingqgiao 90,000 105,000 51,000 - 246,000 78,0001 324,000 99.0%
Shanghai RHXC 116,000 - 18,000 - 134,000 52,000/ 186,000 74.3%
Shanghai KIC 49,000 98,000 - 18,000/ 165,004 25,000 190,000 99.0%
THE HUB - 105,000 128,000 44,000 277,000 110,000 387,000 100.0%
Wuhan Tiandi 120,000 - 112,000 - 232,000 31,000 263,000 75.0%
Chongging Tiandi 428,000 754,000 280,000 25,000| 1,487,00( 449,000| 1,936,000 79.49%
Foshan Lingnan Tiandi 250,000 - 120,000 45,000 415,000 177,000 592,000 100.0%
Dalian Tiandi 569,000 263,000 243,000 33,000| 1,108,00( 220,000| 1,328,000 48.0%
Subtotal 1,622,000 1,325,000 952,000  165,000{ 4,064,000 1,142,000{ 5,206,00(
Property for future
development:
Shanghai Taipingqgiao 166,000 174,000 118,000 38,000f 496,000 44,000 540,000 99.0%
Shanghai RHXC 535,000 272,000 252,000 10,000| 1,069,00( 12,000| 1,081,000 74.3%
Wuhan Tiandi 424,000 287,000 92,000 50,000| 853,004 4,000/ 857,000 75.0%
Chongging Tiandi 780,000 25,000 91,000 78,000| 974,000 218,000 1,192,000 79.4%
Foshan Lingnan Tiandi 379,000 450,000 125,000 80,000| 1,034,00( 28,000| 1,062,000 100.0%
Dalian Tiandi 569,000 901,000 362,000 49,000| 1,881,00( 2,000| 1,883,000 48.0%
Subtotal 2,853,000 2,109,000 1,040,000 305,000 6,307,00( 308,000| 6,615,00(
Total landbank GFA 4,540,000 3,790,000 2,295,000 475,000| 11,100,000 1,914,000]13,014,000

1

50.0% effective interest respectively.
2 The Group has a 75.0% interest in Phase 1, LotAl&fd Lot 167B of Shanghai Rui Hong Xin Cheng ptpj@©9.0% interest in the
non-retail portion of Lot 6 (Phase 5) and a 74.3%erest in all the remaining phases.

remaining GFA of approximately 0.3 million sq.m.\w@ acquired through public bidding in due course.
4 The Group has 99.0% and 86.8% interest respegtinekIC Lot 311 and KIC Lot 12-8.

development of super high rise office towers is pdgifor Lot B11-1/02.
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MARKET OUTLOOK

Stability will be the watchword for China’s econampolicy in 2012, against the backdrop of a slowilgbal
economy, geopolitical turmoil in the Middle Eastdatme forthcoming leadership transition. With thealdgoals of
preventing an inflationary resurgence while guidithgg economy to a soft landing, China’s policymakeaire
fine-tuning the policy settings and will be vigitaand ready to deploy targeted growth-supportingasuees if
warranted by external events such as the ongoimg-&ea debt crisis. The People’s Bank of Chinagraactively
lowered the bank reserve requirement twice sinceehhbber 2011, setting the stage for a gradual eadimgonetary
policy that will release funds to the governmetdigeted projects, including high-speed rail ardadousing.

After a year of austerity measures, land and hgugiites have cooled in China’s major cities. lspanse, some local
authorities have introduced various housing paéidjustments. In November 2011, Chongging annouacgeersonal

income tax rebate for mortgage repayment, aftdratssing market had undergone a marked adjustmerdansaction

volume and prices. Recently in Shanghai, the dedmiof “ordinary” housing has been broadened tdude housing

units within the inner ring which have a transatti@lue of less than RMB3.3 million. This adjustinenables a
larger number of housing transactions to be sulbjettie reduced tax afforded to “ordinary” housasgcompared with
“non-ordinary” housing.

Despite these developments, national policymakersiatermined to retain market control measuretder housing
prices to “reasonable” levels and are unlikelyitothe purchase restriction policies in the shertn. It is envisaged
that the outlook for the residential sector wilinan subdued, but a further fall in market sentintbis year would be
cushioned by an improving credit environment fostfhome purchases that would attract more “wait-see” buyers
back to the market, thus maintaining a baselineaimsaction volume.

In the commercial property segment, the prospects laight in view of China’'s switch to a domestic
consumption-oriented and services sector-drivemvtiranodel. Rapid urbanisation, the emergence oidulm class
and the construction of modern retail facilitied| wupport consumer demand for retail property kiedtyle hubs. In
recent years, more domestic and international tovesdave entered the commercial real estate imergt market,
looking for high-quality property projects, in matk where much of the stock is of poor quality vl high-quality
stock is rarely for sale. Notably, deregulatiortied insurance sector in September 2010 has alloveeders to invest
up to 10% of their assets in commercial real edigitpurchasing completed buildings or non-contngllequity stakes
in publicly listed real estate companies. Totalets®f Chinese Mainland insurers are projectedréovgoy RMB1
trillion a year from RMB®6.0 trillion in 2011 to RMB) trillion by 2015. This means that Chinese insukell be able
to invest up to RMB100 billion of additional funds real estate a year, which affords the Groupdpgortunity to
implement its strategy of selling some non-core w@ntial property assets to generate cash for oggterelopment
projects.

All the Group’s development projects are locatectities with outstanding economic prospects, nan@ignghai,
Chongging, Wuhan, Foshan and Dalian. Among thesesciShanghai has the most mature commercial pyope
market and continues to offer very promising depelent and investment prospects, while Chongqgingchatured
growing attention from the international investmeoimmunity. According to the Urban Land InstitutédLI’s)
Emerging Trends in Real Estate Asia Pacific 201nghai is second only to Singapore amongst Asifi€aities
for both investment and development prospects. @diag, which was a new addition to the ULI survhistyear,
surpassed Beijing and Guangzhou to rank numberféounvestment and number three for developmeosgpects.

Shanghai’s mission to become an international fitmrcentre received an enormous boost in Januat® vith the

announcement of a plan to make the city a glohatredor RMB trading, clearing and pricing by 20Lnder the plan,
Shanghai is targeting annual financial market @atisn volume to increase from RMB386.2 trillion 2910 to

RMB1,000 trillion in 2015, and for financial sectemployment to increase from 230,000 to 320,000 twve same
period. This will spur an increase in demand foader A office space as well as premium retail asdiesntial property.
Shanghai attracted 48 multinational companies tageegional headquarters in 2011 bringing thal timt 353, and is
targeting another 50 in 2012. According to Knighartk, Shanghai Grade A office rentals rose by 12%r pn year to
RMB9.2/sg.m/day in the fourth quarter of 2011. Wigiss new supply expected this year, rentals avgegqied to

increase by 6% to 10% in 2012. The Group belielias the emerging Honggiao Transport Hub, with utseslative

multimodal connections to the Yangtze River Dekgion, will attract an increasing share of the lgeadters of

multinational companies coming to Shanghai as agllomestic company headquarters.
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Chonggqing, in keeping with its status as the ppakieconomic hub of West China, ranked number aneng
mainland China's provincial-level regions for grbvim each of five indicators in 2011: GDP, indudtikdded value,
foreign direct investment (FDI), foreign trade wole and air freight volume. In June 2011, the
Chongging-Xinjiang-Europe International Railway wag into operation, reducing freight transit titeel3 days by
train from around 36 days by sea. The elevatiorLiahgjiang New Area to national-level status haslead to
Chongging’s appeal to multinational companies. gorelirect investment rose by 66% to US$10.7 hillia 2011,
and more than 200 of the top 500 global compan®s lmve a presence in the municipality. The Gropp&ect is
located in Yuzhong district, which is an attractieeation for multinational Grade A offices. Theghiend housing
market will benefit from Chongqing’s new personatdme tax rebate on mortgage repayments, becaase th
progressive income tax structure provides additiorentives for high-income individuals to redues liabilities by
taking on a home mortgage.

In Wuhan’s 2012 Government Work Report issued muday, the municipal government announced its aspir to

become a National Central City, alongside BeijiBpanghai, Tianjin, Guangzhou and Chongging. Wulsawall

placed to achieve this status in view of its adagatas a regional transportation hub, being therdhainge for the
Beijing-Hong Kong, Shanghai-Chengdu and Wuhan-Gglaoig high-speed rail trunk lines. Development oftiahis

priority industries, including financial servicesxhibition and maritime, will drive demand for théy’s office and

retail property.

In Guangdong province, the integration of Foshatih v@uangzhou will boost Foshan’s commercial anddesdial

property markets. Based on the Guang-Fo Integratiork Plan 2011-2012, 53 cooperation projects,uidicig 21

infrastructure integration projects, will be lauadhin 2012. Going forward, bank customers in bdibscwill not have
to pay a fee to use cash deposit and withdrawaicgsr within the two cities. This kind of financisgctor integration
will facilitate retail consumption and help Foshtnaccomplish its 13% per annum retail sales grotatiget in

2011-2015.

Dalian’s software and service outsourcing sectanigrack to maintain a rapid pace of developmespecially in the
High Tech Zone where total revenue is expecteddw dpy 44% to RMB110 billion in 2012 and to RMB3billion in
2015. In order to attract talent to support thisvgh, the municipal government plans to modify ldeame purchase
restrictions to enable recently arrived, qualiftatent to buy local housing. Such a policy will inéb boost end-user
housing demand in Dalian.

The Group believes that the mixed-use property ldpweent model has a competitive strength that plesvirisk

diversification and flexibility in China’s frequdgtchanging real estate market. The Group’s comtgudevelopments,
centrally located in major city cores, where laoddevelopment is scarce, can command premiumspridee value of
our commercial properties, including Tiandi-styledaTransport Hub developments, will benefit frompioved

regional integration resulting from the new higlkesg rail network, growing middle-class affluence vesll as

government policies to increase household consoem@tnd service sector development. In view of tusgect of

housing purchase restrictions remaining in placehi near term, the Group will accordingly achiewewth by

managing the proportion of cashflow contributior i commercial and residential real estate.
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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 2011 as follows:

CONSOLIDATED INCOME STATEMENT

Year ended Year ended
Notes 31 December 2011 31 December 2010
HK$'million RMB'million HKS$'million RMB'million
(Note 2) (Note 2)
Turnover
- Company and its subsidiaries 4
(“the Group”) 10,249 8,484 5,611 4,879
- Share of associates 216 179 - -
10,465 8,663 5,611 4,879
Turnover of the Group 4 10,249 8,484 5,611 4,879
Cost of sales (5,778) (4,783) (3,299) (2,869)
Gross profit 4471 3,701 2,312 2,010
Other income 295 244 260 226
Selling and marketing expenses (236) (195) (164) (142)
General and administrative expenses (766) (634) (645) (561)
Operating profit 5 3,764 3,116 1,763 1,533
Increase in fair value of
investment properties 3,257 2,696 3,118 2,711
Gain on disposals of
investment properties 21 17 26 23
Share of results of associates 165 137 67 58
Finance costs, net of exchange gain 6 114 94 48 42
Profit before taxation 7,321 6,060 5,022 4,367
Taxation 7 (2,491) (2,062) (1,561) (1,357)
Profit for the year 4,830 3,998 3,461 3,010
Attributable to:
Shareholders of the Company 4,141 3,428 3,230 2,809
Non-controlling interests 689 570 231 201
4,830 3,998 3,461 3,010
Earnings per share 9
Basic HK$0.80 RMBO0.66 HK$0.63 RMBO0.55
Diluted HK$0.70 RMBO0.58 HK$0.61 RMBO0.53
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CONSOLIDATED STATEMENT OF COMPREHENSIVE INCOME

Year ended
31 December 2011

Year ended

31 December 2010

HK$'million RMB'million

HK$'million RMB'million

(Note 2) (Note 2)

Profit for the year 4,830 3,998 3,461 3,010
Other comprehensive income (expense)
Exchange difference arising on

translation of foreign operations 6 5 (5) (4)
Fair value adjustments on interest rate

swaps designated in cash flow hedges 82 68 (8) (7
Other comprehensive income (expense)

for the year 88 73 (13) (11)
Total comprehensive income

for the year 4,918 4,071 3,448 2,999
Total comprehensive income

attributable to:

Shareholders of the Company 4,229 3,501 3,217 2,798

Non-controlling interests 689 570 231 201

4,918 4,071 3,448 2,999
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CONSOLIDATED STATEMENT OF FINANCIAL POSITION

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

Loans to associates

Accounts receivable

Pledged bank deposits
Deferred tax assets

Current assets

Properties under development for sale
Properties held for sale

Accounts receivable, deposits and prepayments
Loans receivable

Amounts due from associates

Amounts due from related companies

Amounts due from non-controlling shareholders difsédiaries
Pledged bank deposits

Restricted bank deposits

Bank balances and cash

Current liabilities

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

Amounts due to associates

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

Bank borrowings — due within one year

Net current assets

Total assets less current liabilities

Page 19

31 December

31 December

2011 2010
Notes RMB'million RMB'million
36,395 26,893
1,079 540
500 73
1,057 920
1,366 1,270
10 86 64
1,143 1,569
154 162
41,780 31,491
17,247 14,308
987 627
10 2,503 3,604
152 597
446 318
212 49
50 38
1,369 316
335 243
3,523 4,662
26,824 24,762
11 5,068 4,987
368 95
5 29
404 462
- 300
1,855 1,230
8,774 1,644
16,474 8,747
10,350 16,015
52,130 47,506




CONSOLIDATED STATEMENT OF FINANCIAL POSITION - CONT INUED

31 December 31 December
2011 2010
Notes RMB'million RMB'million

Capital and reserves

Share capital 12 102 102
Reserves 27,843 24,718
Equity attributable to shareholders of the Company 27,945 24,820
Non-controlling interests 1,526 1,208
Total equity 29,471 26,028
Non-current liabilities
Bank and other borrowings — due after one year 7,969 11,539
Convertible bonds 2,225 2,117
Notes 6,520 2,945
Derivative financial instruments designated as imglmstruments 150 218
Loans from non-controlling shareholders of subsidsga 2,078 1,653
Deferred tax liabilities 3,710 3,001
Defined benefit liabilities 7 5
22,659 21,478
Total equity and non-current liabilities 52,130 47,506
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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 Listiridsecurities on The Stock Exchange of Hong Kongitdth(the
"Listing Rules") and with International Financiagporting Standards.

2. Presentation

The Hong Kong dollar figures presented in the cbdated income statement and consolidated staterent
comprehensive income are shown for reference onty lzave been arrived at based on the exchangeofate
RMB1.000 to HK$1.208 for 2011 and RMB1.000 to HKE&O for 2010, being the average exchange rates that
prevailed during the respective years.

3. Application of New and Revised International Fimncial Reporting Standards

In the current year, the Group has applied, forfitlse time, the following new and revised Interinagl Accounting

Standards ("IASs"), International Financial Repugti Standards ("IFRSs"), amendments and interpoetati
("IFRIC") (hereinafter collectively referred to 8sew and revised IFRSs"), which are effective foe Group's

financial year beginning on 1 January 2011.

IFRSs (Amendments) Improvements to IFRSs issu® 10

IAS 24 (as revised in 2009) Related Party Disclesur

IAS 32 (Amendments) Classification of Rights Issue

IFRC 14 (Amendments) Prepayments of a Minimum kFun&equirement

IFRC 19 Extinguishing Financial Liabilities WiEquity Instruments

The application of the new and revised IFRSs inctiveent year has had no material impact on theu@sdinancial
performance and positions for the current and pyrears and/or on the disclosures set out in thessotidated
financial statements.

New and revised IFRS issued though not yet effecev

The Group has not early applied the following newt eevised IFRSs that have been issued but argeheffective:

Amendments to IFRS 1 Severe Hyperinflation asthBval of Fixed Dates for First-Time Adopters
Amendments to IFRS 1 Government Ldans

Amendments to IFRS 7 Disclosures - TransfefSimdincial Assefs

Amendments to IFRS 7 Disclosures - OffsettingpRcial Assets and Financial Liabilitfes
IFRS 9 Financial Instruments

Amendments to IFRS 9 & IFRS 7 Mandatory Effectdate of IFRS 9 and Transition Disclosures
IFRS 10 Consolidated Financial Statentents

IFRS 11 Joint Arrangements

IFRS 12 Disclosure of Interests in Other i

IFRS 13 Fair Value Measurentent

Amendments to IAS 1 Presentation of Items ofeDtBomprehensive Income
Amendments to IAS 12 Deferred Tax: Recovery ofierlying Assets

IAS 19 (Revised 2011) Employee Benéfits

IAS 27 (Revised 2011) Separate Financial Statéshe

IAS 28 (Revised 2011) Investments in Associates Joint Venturés

Amendments to IAS 32 Offsetting Financial Assatd Financial Liabilities

IFRIC 20 Stripping Costs in the Productioragof a Surface Mike

! Effective for annual periods beginning on or aftetuly 2011
2 Effective for annual periods beginning on or aftefanuary 2013
3 Effective for annual periods beginning on or aftefanuary 2015
* Effective for annual periods beginning on or aftefanuary 2012
® Effective for annual periods beginning on or afteluly 2012
® Effective for annual periods beginning on or aftelanuary 2014
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3. Application of New and Revised International Fimncial Reporting Standards - continued

New and revised IFRS issued though not yet effecév continued

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

IFRS 9 requires all recognised financial assetd #ra within the scope of IAS 39 Financial Instruntse
Recognition and Measurement to be subsequentlyuressit either amortised cost or fair value. Spaadlfy, debt
investments that are held within a business modhelse objective is to collect the contractual cdstvd, and that
have contractual cash flows that are solely paysnentprincipal and interest on the principal outsiag are
generally measured at amortised cost at the erha@i accounting period. All other debt investmemtd equity
investments are measured at their fair valueseag¢tidl of each accounting period. In addition, utERSS 9, entities
may make an irrevocable election to present sulesgqinanges in the fair value of an equity invesinfihat is not
held for trading) in other comprehensive incomehwinly dividend income generally recognised infipiar loss.

IFRS 9 is effective for annual periods beginningoomfter 1 January 2015, with earlier applicap@nmitted.

The Directors of the Company anticipate that IFRSvi® be adopted in the Group's consolidated firanc
statements for the annual period beginning on Lalgn2015 and that the application of this new &had will not
have a significant impact on amounts reported speet of the Group's financial assets and finafieiailities.

The amendments to IAS 12 Deferred Tax: Recoverymderlying Assets deal mainly with the measurenwnt
deferred tax for investment properties that are smesl using the fair value model in accordance \WAB 40

Investment Property. Based on the amendmentshéptirposes of measuring deferred tax liabilitied deferred
tax assets for investment properties measured ubadair value model, the carrying amounts of itheestment
properties are presumed to be recovered through saless the presumption is rebutted in certaituoistances.
All of the Group's investment properties are lodatethe People's Republic of China ("PRC"). Theebliors of the
Company anticipate that the adoption of the amemdsn® IAS 12 in the financial year ending 31 Debem2012
may not have any impact on the consolidated firsnstatements of the Group because the Directortheof
Company consider that the presumption would bettethas investment properties are held within aness model
of the Group which the business objective is toscome substantially all the economic benefits endmbdn the
investment properties over time, rather than thinosgle, and accordingly, the measurement of therief tax
liabilities would reflect the tax consequenceseaafavering the carrying amount of the investmenperties through
use.

IFRS 10 replaces the parts of IAS 27 Consolidatetl Separate Financial Statements that deals withatiolated
financial statements. Under IFRS 10, there is anlg basis for consolidation, that is control. dldiion, IFRS 10
includes a new definition of control that contaiheee elements: (a) power over an investee, (bysaxe, or rights,
to variable returns from its involvement with timréstee, and (c) ability to use its power overitivestee to affect
the amount of the investor's returns. The Directirthe Company are in the process of assessindirthecial

impact.
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3. Application of New and Revised International Fimncial Reporting Standards - continued

New and revised IFRS issued though not yet effecév continued

IFRS 13 establishes a single source of guidancediorvalue measurements and disclosures aboutvédire

measurements. The Standard defines fair valueblis$tas a framework for measuring fair value, aaduires

disclosures about fair value measurements. TheesobpFRS 13 is broad; it applies to both finandredtrument
items and non-financial instrument items for whither IFRSs require or permit fair value measurémemd

disclosures about fair value measurements, exoeqtdcified circumstances. In general, the discéosequirements
in IFRS 13 are more extensive than those in theentrstandards. For example, quantitative and tatiak

disclosures based on the three-level fair valusttéy currently required for financial instrumentdy under IFRS
7 Financial Instruments: Disclosures will be exthdby IFRS 13 to cover all assets and liabilitighw its scope.
The Directors of the Company anticipate that thepidn of IFRS 13 in the financial year ending 3&cBmber
2013 will affect the valuation of the investmenoperties of the Group, which are measured at &luwevat the end
of each reporting period.

The Directors of the Company anticipate that thpliegtion of the other new and revised IFRSs widlvé no
material impact on the results and the financiaitpm of the Group.

4. Turnover and Segmental Information
An analysis of the turnover of the Group and asgesifor the year is as follows:

Year ended 31 December

2011 2010
Share of Group and
Group associates Total total

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

Property development:
Property sales 7,581 160 7,741 4,133

Property investment:
Rental income received

from investment properties 744 19 763 597
Income from serviced apartments 14 - 14 22
Property management fees 38 - 38 34
Rental related income 53 - 53 53

849 19 868 706
Others 54 - 54 40
Total 8,484 179 8,663 4,879

For management purposes, the Group is organisedl lmasits business activities which are broadlggatised into
property development and property investment.

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

Property development -  development and sale ofgrtigs, mainly residential units
Property investment - offices and retail shopténgt management and operations of serviced apattme
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4. Turnover and Segmental Information - continued

Year ended 31 December 2011

Property Property
development investment Others Consolidated

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

SEGMENT REVENUE

Turnover of the Group 7,581 849 54 8,484
Share of turnover of associates 160 19 - 179
Total 7,741 868 54 8,663
SEGMENT RESULTS

Segment results of the Group 2,781 3,190 43 6,014
Interest income 152
Share of results of associates 137
Finance costs, net of exchange gain 94
Net unallocated expenses (337)
Profit before taxation 6,060
Taxation (2,062)
Profit for the year 3,998

Year ended 31 December 2010

Property Property
development investment Others Consolidated

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

SEGMENT REVENUE

Turnover of the Group 4,133 706 40 4,879
SEGMENT RESULTS

Segment results of the Group 1,323 3,120 26 4,469
Interest income 150
Share of results of associates 58
Finance costs, net of exchange gain 42
Net unallocated expenses (352)
Profit before taxation 4,367
Taxation (1,357)
Profit for the year 3,010

Segment revenue represents the turnover of thepGnad the share of turnover of associates.

Segment profit represents the profit earned by essgment without allocation of central administmaticosts,
Directors' salaries, share of results of assocetesinance costs. This is the measure reportdtktohief operating
decision makers that are the Directors of the Comdar the purpose of resource allocation and perémce
assessment.
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5. Operating Profit

Operating profit has been arrived at after chargingditing):

Auditor's remuneration

Depreciation of property, plant and equipment
Less: Amount capitalised to properties under dearekent for sale

Release of prepaid lease payments
Less: Amount capitalised to property, plant and@gent

Loss on disposal of property, plant and equipment

Allowance for bad and doubtful debts

Employee benefits expenses
Directors' emoluments
Fees
Salaries, bonuses and allowances
Retirement benefits costs
Share-based payment expenses

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

Total employee benefits expenses

Less: Amount capitalised to investment propertieden construction

or development and properties under developmersdie

Cost of properties sold recognised as an expense

Rental charges under operating leases
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Year ended 31 December

2011 2010

RMB'million RMB'million

5 5

69 67
(2 (1)
67 66

7 1

) -

2 1

- 1

- 4

2 2

21 25

2 2

4) 2
21 31
346 309
23 23
19 17
388 349
409 380
(106) (92)
303 289
4,485 2,619
40 54



6. Finance Costs, Net of Exchange Gain
Year ended 31 December
2011 2010
RMB'million RMB'million

Interest on bank loans and overdrafts wholly repbeyavithin five years 790 573
Interest on loans from non-controlling shareholdgrsubsidiaries
wholly repayable within five years 151 125

Interest on convertible bonds 230 56
Interest on notes 485 5
Add: Net interest expenses from interest rate swapignated as

cash flow hedge 144 129
Total interest costs 1,800 888
Less: Amount capitalised to investment propertigden construction

or development and properties under developfoeisale (1,608) (796)
Interest expense charged to consolidated inconenstat 192 92
Net exchange gain on bank borrowings and othendimg activities (311) (200)
Others 25 66

(94) (42)

Borrowing costs capitalised during the year ended8cember 2011 arose on the general borrowing giotie
Group and were calculated by applying a capitatisatate of approximately 7.2% (2010: 6.6%) per wanrto
expenditure on the qualifying assets.

7. Taxation
Year ended 31 December
2011 2010
RMB'million RMB'million

PRC Enterprise Income Tax

- Current provision 572 335
Deferred taxation

- Provision for the year 849 807
PRC Land Appreciation Tax

- Provision for the year 641 215

2,062 1,357

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 fohatapplicable income tax rate of 25% (2010: 25%)he
assessable profits of the companies in the Grotipgithe year.
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7. Taxation - continued

The PRC Enterprise Income Tax Law requires withimgldax to be levied on distribution of profits rad by a
PRC entity to a Hong Kong resident company (whglthe beneficial owner of the dividend received) goofits
generated after 1 January 2008 at the rate of 5%@t/81 December 2011 and 31 December 2010, déferxevas
provided for in full in respect of the temporaryfeliences attributable to such profits.

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 thwempation
value, with certain allowable deductions includitend costs, borrowing costs and the relevant ptgper
development expenditures.

8. Dividends
Year ended 31 December
2011 2010
RMB'million RMB'million

Interim dividend paid in respect of 2011 of HK$®(2er share

(2010: HK$0.06 per share) 107 270
Final dividend proposed in respect of 2011 of HK$0per share
(2010: HK$0.05 per share) 473 220

580 490

A final dividend for the year ended 31 DecemberI26flHK$0.10 (equivalent to RMB0.08) per share, anting to

HK$583million (equivalent to RMB473 million) in agegate, was proposed by the Directors on 21 Ma@dl2 2nd
is subject to the approval of the shareholdertafarthcoming annual general meeting. Subjecheoapproval of
the shareholders and The Stock Exchange of Hong Konited, the proposed final dividend will be paiain the
form of cash and shareholders will be given thaoopto elect to receive their final dividend in nefwlly paid

shares in lieu of all or part of cash.

In October 2011, an interim dividend in respecR@11 of HK$0.025 (equivalent to RMB0.021) per shaes paid
to the shareholders of the Company.

A final dividend in respect of 2010 of HK$0.05 (éeplent to RMBO0.042) per share was approved by the
shareholders of the Company at the annual genezetimg on 19 May 2011 and was paid to the sharer®lof the
Company in June 2011.

In November 2010, an interim dividend in respec2@10 of HK$0.06 (equivalent to RMB0.053) per shaes paid
to the shareholders. The 2010 interim dividend paigl in the form of cash and/or shares of the Coy@es the
shareholders were given the option to elect toivedbeir dividend in new, fully paid shares indief all or part of
cash. Totally, 71.7% of the shareholdings electeteteive shares in lieu of cash dividends at HB&3er share
and accordingly, 57,753,920 new and fully paid mady shares of the Company were issued. These radinagy

shares rank pari passu to the existing sharesedttmpany.

In May 2010, a final dividend in respect of 2009HK$0.12 (equivalent to RMBO0.11) per share was appd by
the shareholders of the Company at the annual gemereting on 27 May 2010. The 2009 final dividevas paid
in July 2010 in the form of cash and/or sharehef@ompany as the shareholders were given thenoftielect to
receive their dividend in new, fully paid sharesligu of all or part of cash. Totally, 69.0% of tehareholdings
elected to receive shares in lieu of cash dividextddK$3.168 per share. Accordingly, 131,177,17®& a@d fully

paid ordinary shares of the Company were issuedsd@imew ordinary shares rank pari passu to thérexishares
of the Company.

188,931,093 ordinary shares of the Company in agdeewere issued during the year ended 31 Dece2li€r on
the shareholders' election to receive shares. Ba&thihese shares issuances are set out in note 12
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9. Earnings Per Share

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

the following data:

Earnings

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

Number of shares

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

Effect of dilutive potential shares:
Convertible bonds

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

Basic earnings per hare (note (b))

Diluted earnings per share (note (b))

Year ended 31 December

2011 2010

RMB'million RMB'million

3,428 2,809

Year ended 31 December

2011 2010
'million 'million
5,212 5,091
669 168
5,881 5,259

Year ended 31 December
2011 2010

RMBO0.66 RMBO0.55
HK$0.80 HK$0.63

RMBO0.58 RMBO0.53

HK$0.70 HK$0.61
Notes:
(a) There are no dilution effects for share optigranted as the exercise prices of these sharengpgiranted
were higher than the average market price for 20it12010.
(b) The Hong Kong dollar figures presented abowe sirown for reference only and have been arrived at

based on the exchange rate of RMB1.000 to HK$1fap2011 and RMB1.000 to HK$1.150 for 2010,

being the average exchange rates that prevailedgdilre respective years.
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10. Accounts Receivable, Deposits and Prepayments

Non-current accounts receivable comprise:

Rental receivables respect of rent-free periods

Current accounts receivable comprise:

Not yet due

Past due within 30 days
Past due 31 - 60 days
Past due 61 - 90 days
Past due over 90 days

Trade receivables

Prepayments of relocation costs

Deposit for land acquisition

Other deposits, prepayments and receivables

Trade receivables comprise:

31 December

31 December

2011 2010
RMB'million RMB'million
86 64
401 122
32 20

23 1

1 -

1 3
458 146
1,815 1,304
- 1,838

230 316
2,503 3,604

(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 Accru€targes

31 December 31 December
2011 2010
RMB'million RMB'million
Trade payables with aging analysis (based on ievdate):
0 - 30 days 2,519 1,751
31 - 60 days 4 1
61 - 90 days 5 1
Over 90 days 11 12
2,539 1,765
Retention payables (note (a)) 224 169
Deed tax, business tax and other tax payables 397 481
Deposits received and receipt in advance from ptpgales 860 2,074
Deposits received and receipt in advance in reggect
rental of investment properties 259 242
Deposit received in respect of partial disposaaiity interests
in subsidiaries (note (b)) 352 -
Accrued charges 437 256
5,068 4,987
Note:

(a) Retention payables are expected to be paid dipenexpiry of the retention periods according he t
respective contracts.

(b) Pursuant to a sale and purchase agreement @&tedovember 2011, entered into between Shui On
Development (Holding) Limited (“SOD”) and Mitsui BHaosan Residential Co., Ltd. (“Mitsui”, a
non-controlling shareholder of an associate’s slidsi), SOD agreed to dispose of, and Mitsui agreed
acquire from SOD, SOD’s 49% equity interests imatieh to Value Land Limited (“Value Land”, an
indirectly wholly owned subsidiary of the Companhieh engages in property development in Foshan, the
PRC), for a consideration of RMB391 million. An aommt of RMB352 million was received in December
2011 and the remaining balance of RMB39 million lgobe received upon completion of the transaction,
pursuant to the terms of the sale and purchasemgrm. Upon completion of the transaction, the @il
hold 51% equity interest in Value Land and stiv&a&ontrol over Value Land.

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 2010 12,000,000,000 30,000 5,022,886,8 12,556
Issue of shares in lieu of
cash dividends (note 8) - - 188,931,093 473
At 31 December 2010 and
31 December 2011 12,000,000,000 30,000 5,211,587,981 13,029
31 December 31 December
2011 2010
RMB'million RMB'million

Shown in the consolidated statement of financiaitpm as 102 102
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Financial Review

Turnover of the Groupose to a record high in 2011 of RMB8,484 milli&@®10: RMB4,879 million), an increase of
74% due primarily to the higher property sales geiged in 2011.

Property salesncreased by 83% to RMB7,581 million (2010: RMB2BImillion) due to a rise in average selling price
(“ASP") across all projects ranging from 31% to 528agether with an increase in the area being dediy from
212,300 sg.m. to 329,400 sg.m.. Details of propsatgs during the year ended 31 December 201loataiced in the
paragraph headed "Property Sales" in the Businegie® Section.

Rental and other related inconfeom investment properties of the Group rose b%20 RMB849 million (2010:
RMB706 million), due primarily to more leasable aravailable as a result of more investment progeitompleted
during the year together with an improved genecalipancy rate for those projects newly complete2Dihl.

Gross profitfor 2011 increased to RMB3,701 million (2010: RMB2) million) with a gross profit margin of 44%
(2010: 41%), due largely to the increased ASP acatighe projects being recognised in 2011.

Other incomeose by 8% to RMB244 million (2010: RMB226 millijprresulting mainly from an increase in interest
income from banks to RMB84 million (2010: RMB75 haih).

Selling and marketing expendasreased by 37% to RMB195 million (2010: RMB14Rlion) stemming mainly from
the increase in contracted sales of the Group fRMB4,606 million in 2010 to RMB10,244 million in 20
(excluding sales by associates). The increasellingsand marketing expenses represented a lowagrgption of the
total contracted sales of which the RMB4,795 milliwereen-blocsales that incurred fewer marketing and promotion
expenses.

General and administrative expensasreased slightly by 13% to RMB634 million (20RMB561 million) as more
operating expenses were incurred from the increBisew investment properties completed in receatgie

Operating profitmore than doubled to RMB3,116 million (2010: RMB33 million), a result of various factors
mentioned above.

With the communities around our investment propsrtiecoming more mature and well developed, th@lrand
occupancy rates have been on a rising trend. Assalty ncrease in fair value of investment propertiesiched
RMB2,696 million (2010: RMB2,711 million), of whicRMB1,648 million (2010: RMB1,140 million) was deed
from completed investment properties and RMB1,04l8am (2010: RMB1,571 million) from investment poerties
under construction or development. Details of theestment properties are contained in the paragregaded
"Investment Properties"” in the Business ReviewiSect

Gain on disposal of investment propertidsSRMB17 million (2010: RMB23 million¥or the year ended 31 December
2011 represented the disposal of office and refagices at a consideration of RMB613 million (20R0AB185
million), less their respective revalued carryingoaint of RMB596 million (2010: RMB162 million) asalculated
when these properties were sold.

Share of results of associateas RMB137 million (2010: RMB58 million), which éluded a revaluation gain on the
investment properties under development or cortirugnet of related taxes) amounting to RMB95 imiil (2010:
RMB96 million) attributable to the Group.

Finance costs, net of exchange gaimounted to a net income of RMB94 million (2010: BAZ million), mainly due
to an exchange gain on bank and other borrowingeMB311 million (2010: RMB200 million). With the ssie of
RMB2,720 million of convertible bonds and RMB3,000llion of notes in the second half of 2010 and R3/&DO
million of notes in early 2011, interest expenseséased to RMB1,800 million (2010: RMB888 millioapitalised
borrowing costs increased proportionally to RMBB,8dillion (2010: RMB796 million).

Profit before taxatiorincreased by 39% to RMB6,060 million (2010: RMB3K3million), as a result of the various
factors mentioned above.

Taxationincreased by 52% to RMB2,062 million (2010: RMBaZ3million). Excluding the land appreciation tax of
RMB641 million (which was assessed based on theegmion value of properties disposed of) togethéh its
corresponding enterprise income tax effect of RMB1llion, the effective tax rate for the year 20d/as 26.0%
(2010: 27.4%).
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Profit attributable to shareholders of the Compalioy 2011 was RMB3,428 million, an increase of 22%ew
compared to 2010 (2010: RMB2,809 million). Retumemjuity for 2011 was 14% (2010: 13%), which wdsudated
based on profit attributable to shareholders ferytar divided by the shareholders’ equity at #éginning of the year.
Profit attributable to shareholders excluding tieréase in fair value of investment propertiesifodows:

Year ended 31 December

2011 2010 Change
RMB'million RMB'million %
Profit attributable to shareholders of the Company 3,428 2809 +22%
Less:
Increase in fair value of investment propertiethef Group
(net of deferred tax effect and share of non-cdimgpinterests) (1,761) (1,957)
Share of increase in fair value of investment priige of associates
(net of tax effect) (95) (96)
Profit attributable to shareholders of the Complaefpre
revaluation of investment properties 1,572 756 +108%

Earnings per sharavas RMBO0.66 calculated based on a weighted aveshgpproximately 5,212 million shares in
issue during the year ended 31 December 2011 (2BMBO0.55 calculated based on a weighted average of
approximately 5,091 million shares in issue).

Capital Structure, Gearing Ratio and Funding

In January 2011, the Group issued RMB3,500 milBenior notes with a maturity of four years dueanuhry 2015
(the "2015 RMB Notes"). The 2015 RMB Notes are deimated in RMB and settled in US dollars (“US$")ittw
coupon rate of 7.625% per annum payable semi-alyndalgether with bank and other borrowings, the B2y¥20
million 4.5% convertible bond and the RMB3,000 roil 6.875% notes due in December 2013, the straiaifithe
Group’s borrowings as of 31 December 2011 is suns@dbelow:

Due in more  Due in more

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

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

Bank borrowings — RMB 6,760 1,687 1,477 2,458 1,138
Bank borrowings — HK$ 9,166 6,585 2,013 568 -
Other borrowings — US$ 817 502 315 - -

16,74z 8,77¢ 3,80¢ 3,02¢ 1,13¢
Convertible bonds — RMB 2,225 - 2,225 - -
Notes — RMB 6,520 - 2,962 3,558 -

Total 25,48t 8,77¢ 8,992 6,58¢ 1,13¢

In January and February 2012 respectively, the iissued SGD250 million 8% senior notes and US$#ilbon
9.75% notes, each with a maturity of three yealge proceeds from notes issues will be used to dmahe land
relocations of existing projects and for workingital purposes.

Page 32



Total cash and bank deposits amounted to RMB6,3fi@mas of 31 December 2011 (31 December 2010B8M90
million), which included RMB2,512 million (31 Decdrar 2010: RMB1,885 million) of deposits pledged&mks and
RMB335 million (31 December 2010: RMB243 millionj mestricted bank deposits which can only be appte
designated property development projects of thauro

As of 31 December 2011, the Group’s net debt balamas RMB19,118 million (31 December 2010: RMB15,45
million) and its total equity was RMB29,471 milliof81 December 2010: RMB26,028 million). The Groupé&t
gearing ratio was 65% as of 31 December 2011 (IkeiDber 2010: 44%), calculated on the basis of thess of the
sum of convertible bonds, notes, bank and othemfdngs net of bank balances and cash (includiegigeéd bank
deposits and restricted bank deposits) over tiad eouity.

Pledged Assets

As of 31 December 2011, the Group had pledgedindead use rights, completed properties for inwesit and sale,
properties under development, accounts receivafde bank and cash balances totalling RMB28,963 anill{31
December 2010: RMB25,275 million) to secure ourrtwemgs of RMB13,981 million (31 December 2010:
RMB11,186 million).

Capital and Other Development Related Commitments

As of 31 December 2011, the Group had contractethidtments for development costs and capital experalin the
amount of RMB11,967 million (31 December 2010: RMES9 million).

Future Plans for Material Investments and Source§funding

On 9 September 2011, the Group entered into a sal@épurchase agreement with certain subsidiafi€hoi On
Company Limited (a substantial shareholder) to smed@0% interest in Shui On Plaza and 66.7% intéresangham
Xintiandi Hotel in an initial consideration of HKEB6 million (equivalent to RMB1,694 million).

On 16 March 2012, these acquisitions were complatetl 613,529,412 new and fully paid ordinary sharfethe
Company were issued on the same date as consigetatithe sellers. These new shares ranked pasupasthe
existing shares of the Company.

The Group shall continue to focus on the develognaérthe existing landbank which is spread througharime
locations. We shall, at appropriate times, consadker opportunities to participate in projectsvafious sizes where
we can leverage our competitive strengths. The Groay also pursue other plans, including differgays to acquire
land development rights for the purpose of undértabroperty projects or to increase the scaleuofent operations
by leveraging on our master planning expertise.

Cash Flow Management and Liquidity Risk

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

The Group’s objective is to maintain a balance letwcontinuity of funding and flexibility throughcambination of
internal resources, bank borrowings and other Bongs, where appropriate. The Group is comfortakith the

present financial and liquidity position, and withntinue to maintain a reasonable liquidity buffeensure sufficient
funds are available to meet liquidity requiremeattall times.
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Exchange Rate and Interest Rate Risks

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

Considering the relatively stable currency regiméhwegard to the RMB as it is maintained by theCPRentral
Government, which only allows the exchange rat#uictuate within a narrow range, and the Group®swihat it is
more probable that the value of RMB will appreciedéher than depreciate relative to the HK$/US$him short to
medium term; the Group does not expect any adwdfeets of the exchange rate fluctuation betweenRMB and
HK$/US$ to be significant.

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

At 31 December 2011, the Group had various outstgnibans that bear variable interests linked tanddKong
Inter-bank Borrowing Rates (“HIBOR”). The Group hbhsdged against the variability of cash flow agsinom
interest rate fluctuations by entering into intér@se swaps in which the Group would receive ggeat variable rates
at HIBOR and pay interest at fixed rates rangirmnfr0.69% to 3.58% based on the notional amountK$8:210
million in aggregate.

Save as disclosed above, the Group did not holdo#tmgr derivative financial instruments as of 3ic€maber 2011.
The Group continues to monitor its exposure torederate and exchange rate risks closely, and emagloy
derivative financial instruments to hedge agaiisét when necessary.

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$0.1@pshare for the year ended 31 December 2011 (2¢4$0.05
per share) to shareholders whose names appeae oegilster of members of the Company on 13 Jun2.201

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 18 July 2012.

CLOSURE OF REGISTER OF MEMBERS

The register of members of the Company will be @ibsom 28 May 2012 to 6 June 2012, both days &by during
which period no transfer of shares will be registierin order to be eligible to attend and votehatAGM, all transfer
documents accompanied by the relevant share catéB must be lodged with the Company’s branchrestegistrar in
Hong Kong, Computershare Hong Kong Investor Sesvideiited, at Shops 1712-1716, 17/F, Hopewell GeniB3
Queen’s Road East, Wan Chai, Hong Kong for redistianot later than 4:30 p.m. on 25 May 2012.

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 2011.
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CORPORATE GOVERNANCE

The Company is committed to enhancing its corpayaternance practices appropriate to the condutgeswth of
its business and to reviewing its corporate govacagractices from time to time to ensure they dgmwgh the Code
on Corporate Governance Practices (the “CG Codefatmed in Appendix 14 of the Rules Governing tiegihg of
Securities (the “Listing Rules”) on The Stock Exeba of Hong Kong Limited (the “Stock Exchange”),ighhwas
valid up to 31 December 2011) and align with itesdhamendments.

Model Code for Securities Transactions
The Company has adopted the Model Code for Seesifitiansactions by Directors of Listed Issuers ‘(thadel
Code”) as the code regarding securities transactigrthe Directors and relevant employees.

Specific enquiry has been made of all the Direcémi the Directors have confirmed that they havepied with the
Model Code during the year ended 31 December 2011.

To comply with the code provision A.5.4 of the C@dg, the Company has established and adopted af@ode
Securities Transactions by Relevant Employeesodrss exacting terms than the Model Code, to eegulealings in
the shares of the Company by certain employedseo€ompany or any of its subsidiaries who are demsd to be
likely in possession of unpublished price sensiinfermation in relation to the Company or its ssr

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

Board Composition
During the year ended 31 December 2011, the menalb¢ine Board of Directors of the Company (the “Bbiawere
as follows:

Executive Directors

Mr. Vincent H. S. LO (Chairman)

Mr. Freddy C. K. LEE (Managing Director and Chiefdgutive Officer)
Mr. Daniel Y. K. WAN (Managing Director and Chieirfancial Officer)
Mr. Louis H. W. WONG (Retired with effect from 16advtch 2011)

Non-executive Directors
Mr. LEUNG Chun Ying (Resigned with effect from 3&mber 2011)
Mr. Frankie Y. L. WONG (Appointed with effect froa¥ August 2011)

Independent Non-executive Directors (“INEDs”)

Sir John R. H. BOND

Dr. Edgar W. K. CHENG (Resigned with effect fronN8vember 2011)
Dr. William K. L. FUNG

Professor Gary C. BIDDLE

Dr. Roger L. McCARTHY

Mr. David J. SHAW

Mr. LEUNG Chun Ying resigned as he would like toxcentrate his efforts on the 2012 Hong Kong Chiefdtitive
election. He and Dr. Edgar W. K. CHENG both conédrihat they have no disagreement with the Boaddlzare
were no other matters that need to be broughtetattiention of the shareholders of the Companglation to their
resignations.

During the period from 3 November 2011 to 31 Decen#®11, half of the members of the Board were INHEbr
the remainder of the year ended 31 December 2B&Inajority of the members of the Board were INED® Board
is currently made up of nine members in total, whitee Executive Directors, one Non-executive Doeand five
INEDs.

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

Page 35



Audit Committee
During the year ended 31 December 2011, the Aualihi@ittee consisted of three members. The membeatedudit
Committee during the year were:

Professor Gary C. BIDDLE (“Professor BIDDLE")

Dr. Edgar W. K. CHENG (resigned with effect fronN8vember 2011)
Dr. Roger L. MCCARTHY (“Dr. McCCARTHY?")

Mr. Frankie Y. L. WONG (appointed with effect froBnlNovember 2011)

Professor BIDDLE and Dr. McCARTHY are INEDs. Theagiman of the Audit Committee is Professor BIDDLE.

The Audit Committee has reviewed the Group’s intesind annual results for the year ended 31 Deceilidr,
including the accounting principles and practicgspaed by the Company, in conjunction with the Canys external
auditors.

Remuneration Committee

During the year ended 31 December 2011, the ReratioerCommittee consists of three members, namely D
William K. L. FUNG ("Dr. FUNG"), Mr. Vincent H. SLO ("Mr. LO") and Professor BIDDLE. Dr. FUNG and
Professor BIDDLE are INEDs. The chairman of the Reeration Committee is Dr. FUNG.

The primary functions of the Remuneration Commitieeto evaluate the performance and make recomnatiend on
the remuneration package of the Directors and semmagement, and to evaluate and make recommensl&in
employee benefit arrangements.

Nomination Committee

The Nomination Committee currently comprises thmegnbers, Mr. LO, Sir John R. H. BOND ("Sir John BO\
and Professor BIDDLE. Sir John BOND and Profesd@B.E are INEDs. The Chairman of the Nomination
Committee is Mr. LO.

The primary functions of the Nomination Committee # review the structure, size and compositiothefBoard,
identify individuals suitably qualified to becomeembers of the Board, and assess the independeiidEDS.

Finance Committee

During the year ended 31 December 2011, the direeibo were members of the Finance Committee weré®/,
Sir John BOND, Dr. FUNG, Professor BIDDLE, Mr. Lauil. W. WONG (retired with effect from 16 March 2Q1Mr.
Freddy C. K. LEE, Mr. Daniel Y. K. WAN and Mr. Freie Y. L. WONG (appointed with effect from 17 Augu11).
Sir John BOND, Dr. FUNG and Professor BIDDLE aré&D&. The Chairman of the Finance Committee is MIr. L

The primary functions of the Finance Committeetarstipulate and monitor the financial strategpedicies and
guidelines of the Group.

Compliance with Code on Corporate Governance Preg$
During the year ended 31 December 2011, the Comipasigomplied with the code provisions of the C@&except
for the following deviation during the period ofldnuary 2011 to 16 March 2011:

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

With the appointment of Mr. Freddy C. K. LEE as C&Qhe Company on 16 March 2011, while Mr. LO ramd as
the Chairman of the Company with effect from thengalate, the Company has fully complied with théeco
provisions of the CG Code.

At the time of this report, the Company has alretattgn steps to make an earlier adoption of thsedvwnandatory
requirements of the relevant Listing Rules and GQdeCof the Stock Exchange prior to its latest ¢iffecdate on 1
April 2012.

Further information on the Company’s corporate goaace practices during the year under reviewhilket out in
the corporate governance report to be containdteiCompany’s 2011 annual report which will be derthe
shareholders of the Company in mid April 2012.
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EMPLOYEES AND REMUNERATION POLICY

As of 31 December 2011, the number of employedisarGroup was 1,262 (31 December 2010: 1,267 h¢laelcount
of the property management business acquired i8 2@® 1,322 (31 December 2010: 1,350). The Groapiges a
comprehensive benefits package for all employeesvels as career development opportunities. Thiduihes
retirement schemes, share option scheme, medsadaince, other insurances, in-house training, efjeh training,
external seminars, and programs organized by mioiesl bodies and educational institutes.

The Group strongly believes in the principle of &gy of opportunity. The remuneration policy ofettGroup for
rewarding its employees is based on their perfoomaqualifications and competency displayed in edchg our
corporate goals.

SCOPE OF WORK OF MESSRS. DELOITTE TOUCHE TOHMATSU

The figures in respect of the Group’s consolidaséatement of financial position as of 31 Decembgtl? and
consolidated income statement, consolidated stateaiecomprehensive income and the related notereti for the
year then ended as set out in the preliminary amcement have been agreed by the Group’s audit@sideDeloitte
Touche Tohmatsu, to the amounts set out in the 3 @udited consolidated financial statements ffier year. The
work performed by Messrs. Deloitte Touche Tohmasthis respect did not constitute an assurancagargent in
accordance with Hong Kong Standards on Auditingndgi&ong Standards on Review Engagements or Hong Kon
Standards on Assurance Engagements issued by thg Kong Institute of Certified Public Accountantada
consequently no assurance has been expressed bysMasloitte Touche Tohmatsu on the preliminamyoamcement.

APPRECIATION

Finally, | would like to express my gratitude to rfsllow Directors for their counsel, and to ourfktar their
dedication and hard work, all of which have bedal\ib our success.

There is no doubt that 2012 will be a challengiegryfor Shui On Land, given the uncertainties i tiarket. But |
believe that we are capable of meeting our taedscreating further value for shareholders.

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

Hong Kong, 21 March 2012

At the date of this announcement, the executivectdirs of the Company are Mr. Vincent H. S. LO (Ghain), Mr. Freddy C.K. LEE (Chief
Executive Officer) and Mr. Daniel Y. K. WAN; the rexecutive director of the Company is Mr. Frankie. ¥YWONG; and the independent
non-executive directors of the Company are Sir JBhrH. BOND, Dr. William K. L. FUNG, Professor Gary CIDBLE, Dr. Roger L.
McCARTHY and Mr. David J. SHAW.

* For identification purposes only

Page 37



