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announcement in the United States.

>

Tl 22 B ith E
SHUI ON LAND

Shui On Land Limited
REEMEGRA "

(Stock Code: 272)

Announcement of 2013 Annual Results

HIGHLIGHTS |

» For the year ended 31 December 2013, the Groupdeddurnover of RMB9,828 million, an increase 6%
over 2012. The increase was due to more propdyéag) delivered and recognised as property salgaglthe
year. In addition to the property sales recogniaedurnover, the Group has recognised RMB4,429amilin
property sales as disposal of investment propedigd disposal of equity in subsidiary holding inuesnt
properties in 2013.

» Rental and related income increased by 15% to RMELmillion for 2013, from RMB1,249 million in 2012s
contributions from the existing portfolio strengtieel.

» Gross profit margin dropped by 11% to 32% mainle da higher contribution of property sales fromjpcts
where the gross profit margins were lower.

» The Group recorded a fair value gain of RMB2,913liom, representing 7.3% of its RMB39,765 million
investment property portfolio at valuation as off3dcember 2013.

» Core earnings increased by 438% to RMB1,183 miliro8013 compared to RMB220 million in 2012 duehe
increase of properties being delivered and thaseshffair value gain of investment properties desgabduring the
year.

Profit attributable to shareholders inaea by 5% to RMB2,125 million in 2013.

Contracted sales for 2013, including contributifnasn Dalian associates, grew by 190% to RMB16,61an
compared to 2012. A total gross floor area (“GFéf'621,500 square metres (“sq.m.”) was sold anesple at an
average selling price (“ASP”) of RMB26,700 per sg.m

» As of 31 December 2013, total locked-in sales idiclg disposal of investment properties for delivier014 and
beyond, reached RMB8,903 million (including conttibns from Dalian associates), with a GFA of 368,7
sq.m..

» As of 31 December 2013, total assets of the Groew doy 10% to RMB98,602 million, of which completed
investment properties amounted to RMB29,191 milkol investment properties under construction atat@n
were recorded at RMB10,574 million.

» As of 31 December 2013, total cash and bank deposthe Group amounted to RMB10,180 million witiie net
gearing ratio was 59%, a drop of 11% over 2012.

Website: www.shuionland.com



BUSINESS REVIEW

For the year ended 31 December 2013, the Groupdeddurnover oRMB9,828 million, with property sales and
rental and related income from investment propgdiecounting for RMB8,361 million or 85% and RMBAQ4million
or 15%, respectively, of total turnover. The renransum of RMB27 million was generated from othecdme. In
comparison with turnover of RMB4,821 million forettyear 2012, the increase of 104% was due to nropedies
being delivered and recognised as property sal@913. Rental and related income increased by 1b®MB1,440
million in 2013.

In addition to property sales recognised as turnaueother RMB4,429 million of property sales wasagnised as
disposal of investment properties and disposalgoite in subsidiary holding investment properties2013. Going

forward, the Group will continue to dispose of istraent properties and undertake-bloc sales of non-core
commercial properties at appropriate time to redtie value of the investment properties as welbascrease asset
turnover and recycle of the capital of the Group.

As of 31 December 2013, total locked-in sales idicig disposal of investment properties for delivary2014 and
beyond, stood at RMB8,903 million (including cohtriions from Dalian associates) with gross flo@aaf*GFA”) of
363,700 square metres (“sg.m.”).

In the first two months of 2014, the Group achiev®dB1,207 million in contracted sales of propertteat are
planned for delivery to customers and will be redsgd as turnover in 2014 and beyond.

Property Sales

Recognised Property Sales

Recognised property sales increased by 136% to RB&8million, amounting to a total GFA of 502,1@prs. for the
reporting year, during which more properties wesdivéred and recognised as property sales. Incodati the
contribution from the delivery of then-blocsales of six office buildings together with theary retail and carparks,
namely 3, 4, 5, 6, 7 and 8 Corporate Avenue in @gomg Tiandi in 2013 accounted for RMB3,078 millidrhe gross
profit margins dropped mainly due to higher conttibn of property sales from projects where thesgnorofit margins
were lower. The Chonggqging Tiandi contributions Julding residential and commerciah-blocsales, represented 51%
of total property sales in 2013. The average seitince (“ASP”) decreased, compared to 2012, dubé¢ochange of
product mix.

Recognised property sales for Dalian Tiandi staddMB477 million, and its related profit or loss sveecorded in the
share of results of associates.

En-blocsales of 5 Corporate Avenue, Phase Il (Lot 126)Qbrporate Avenue”) in Shanghai Taipinggiao fdotal
GFA of 79,000 sg.m. was recognised as disposajuifyein subsidiary holding investment properties.
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The table below summarises by project the recodriates (stated after the deduction of businessfta% and other
surcharges/taxes) for 2013 and 2012:

2013 2012 ASP

Sales GFA Sales GFA Growth

Project revenue sold ASP revenue sold ASP rate
RMB’ RMB RMB’ RMB

million sg.m. persg.m. million sq.m. per sqg.m. %

Shanghai Taipinggiao

Residential - - - 157 1,050 158,100 -

Grade A Office 4,057 79,000 54,400 - - - -
Shanghai Rui Hong Xin Cheng

(“RHXC") - - - 200 5,350 39,600 -

Sharghai Knowledge and Innovatio
Community (“KIC")

Office 100 4,200 25,200 53 2,700 20,800 21%

Grade A Office 160 4,600 36,900 - - - -

Residential 1,864 51,800 38,100 - - - -
Wuhan Tiandi

Site A Residential - - - 151 4,700 34,100 -

Site B Residential 1,426 66,700 22,700 1,087 52,800 21,800 4%

Site B Retall 68 1,500 48,000 - - - -
Chongging Tiandi

Residentidl 1,154 117,800 12,700 1,184 115,300 13,300 (5%)

Office & Retail 2,997 238,700 13,300 - - - -
Foshan Lingnan Tiandi

Apartments & Retall 475 26,300 19,200 226 13,300 18,000 7%

Townhouses & Retail 111 2,400 49,100 211 5,500 40,700 21%
Subtotal 12,412 593,000 22,200 3,269 200,700 17,300 28%
Carparks and others 378 - - 294 - - -
Dalian Tiandi

Mid/high-rises 409 44,200 9,800 414 38,000 11,600 (16%)

Villas 68 3,800 19,000 95 4,200 24,000 (21%)
Total 13,267 641,000 21,900 4,072 242,900 17,800 23%

Recognised as:
- property sales in turnover

of the Group 8,361 502,100 17,600 3,541 199,700 18,800 (6%)
- disposal of investment properties 372 11,900 33,100 22 1,000 23,300 42%
- disposal of equity in subsidiary

holding investment properties 4,057 79,000 54,400 - - - -
- turnover of associates 477 48,000 10,500 509 42,200 12,800 (18%)
Total 13,267 641,000 21,900 4,072 242,900 17,800 23%

ASP of Chongging residential sales is based ofilo@t area, a common market practice in the region

Dalian Tiandi is a project developed by asstesaof the Group.

Sales of commercial properties are recognised asgntiver” if the properties concerned are designatedsale prior to the commencement
of development. Sales of commercial propertiesipusly designated as held for capital appreciat@mrental income are recognised as
“disposal of investment properties”.
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Contracted Property Sales

In 2013, contracted property sales from generagbgmy sales and carparks (including those from dbaéissociates)
reached RMB9,901 million, an increase of 78% ovBtBR8,562 million in 2012. A total GFA of 423,000 sg.was
sold and pre-sold, representing growth of 63% caagto 260,300 sg.m. in 2012. A change in produgtrasulted in
a 9% rise in ASP, which stood at RMB23,400 per sq.m

The ASPs of Shanghai RHXC, Shanghai KIC residenfialhan Tiandi Site B residential and Foshan Limghendi
townhouses and retail increased by 17%, 2%, 5%d.af@ respectively. The ASPs of Shanghai KIC offickpngqging
Tiandi residential and Foshan Lingnan Tiandi lovdfhnigh-rises and retail decreased by 6%, 3% andr@8pgectively.

In 2013, twoen-bloccommercial property sales were completed, for al fmnsideration of RMB6,712 million. The
properties were earmarked for office and retail, usenprising a total GFA of 198,500 sq.m.. The prtips are 5
Corporate Avenue (also known as Lot 126) locatefhatnghai Taipinggiao, and 2 Corporate Avenue (at®ovn as
Lot B11-1/02 Phase 1) located at Chongging Tiandi.

Beyond the contracted property sales outlined abevetal GFA of 51,500 sg.m. was subscribed abgestito formal

sale and purchase agreements as of 31 Decemberifiia total value of RMB1,574 million. The Groaghieved
RMB1,207 million of contracted sales in the finsotmonths of 2014.
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The table below provides an analysis by projeaasftracted sales (stated before the deduction sihbess tax of 5%
and other surcharges/taxes) for 2013 and 2012:

2013 2012 ASP

Contracted GFA Contracted GFA Growth

Project amount sold ASP amount sold ASP rate
RMB’ RMB RMB’ RMB

million sq.m. per sg.m. million sg.m. per sg.m. %

General property sales:
Shanghai Taipinggiao - - - 166 1,050 158,100 -
Shanghai RHXC 4,284 92,000 46,600 14 350 40,000 17%

Shanghai KIC

Office 92 3,700 24,900 69 2,600 26,500 (6%)

Residential 452 11,700 38,600 1,573 41,500 37,900 2%
Wuhan Tiandi

Site A Residential - - - 123 3,300 37,300 -

Site B Residential 1,823 78,900 23,100 1,376 62,500 22,000 5%

Site B Retail 72 1,600 45,000 - - - -
Chongging Tiandi

Residentidl 1,349 133,900 12,300 792 75,800 12,700 (3%)

Retail 153 3,800 40,300 - - - -
Foshan Lingnan Tiandi

Low/mid/high-rises & Retalil 507 26,500 19,100 493 25,400 19,400 (2%)

Townhouses & Retail 208 4,600 45,200 227 5,600 40,500 12%
Subtotal 8,940 356,700 25,100 4,833 218,100 22,200 13%
Dalian Tiandi®

Mid/high-rises 685 62,300 11,000 387 38,700 10,000 10%

Villas 76 4,000 19,000 84 3,500 23,800 (20%)
Carparks and others 200 - - 258 - - -
Subtotal for general property sales 9,901 423,000 23,400 5,562 260,300 21,400 9%

En-bloc commercial property sales:
Shanghai Taipinggiao

Lot 126 (Offices & Retail) 4,300 79,000 54,400 - - - -
Shanghai KIC

C2 Lot 5-5 (Offices & Retail) - - - 170 4,600 37,000 -
Chongging Tiandi

Lot B11-1/02 Phase 1 (Offices) 2,412 119,500 20,200 - - - -
Subtotal for enbloc commercia
property sales 6,712 198,500 33,800 170 4,600 37,000 (9%)
Grand total 16,613 621,500 26,700 5,732 264,900 21,600 24%

ASP of Chonggqing residential sales is based ofilo@t area, a common market practice in the region.
Dalian Tiandi is a project developed by associatethe Group.
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Residential GFA Available for Sale and Pre-salgdt4

The Group has approximately 593,700 sg.m. of resi@leGFA spanning six Group projects, available $ale and
pre-sale during 2014, as summarised below:
Available for sale

Project and pre-sale in 2014

GFAin sg.m.

Shanghai RHXC The View (High-rises) 26,500
Shanghai KIC Jiangwan Regency (Lot 311 Mid-rises) 200

Wuhan Tiandi Wuhan Tiandi B11, B13 and B14 (Low/mid/high-rises) 92,400

Chongging Tiandi The Riviera Il - V (Low/mid/high-rises) 159,500

Foshan Lingnan Tiandi The Regency Phase 2 and Lingnan Tiandiark Royale (Low/mid/high-rises) 44,600

The Legendary Phases 1 — 2 (Townhouses) 9,900

Lingnan Tiandi « The Imperial (Low-rises) and Lot 18 (High-rises) 112,100

Dalian Tiandi Huangnichuan (Mid/high-rises) 66,700

Huangnichuan (Villas) 16,800

Hekou Bay (Mid/high-rises) 65,000

Total 593,700

By way of a cautionary note, the actual market ¢tdlwdates depend on and will be affected by facsoish as
construction progress, changes in market envirotenand changes in government regulations.
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Property Development Progress

Property Completed in 2013 and Development Plangd@4 and 2015

The table below summarises the projects with caogtm works completed in 2013 and constructionksdhat are

planned for completion in 2014 and 2015:

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 sq.m.
Actual delivery in 2013
Shanghai Taipinggiao - 51,000 28,000 79,000 26,000 105,00
Shanghai KIC 53,000 - - - 53,000 19,000 72,000
THE HUB - 57,000 1,000 58,00 2,000 60,000
Wuhan Tiandi 54,000 - - - 54,000 13,000 67,000
Chongging Tiandi 76,000 254,000 84,000 - 414,000 131,000, 545,000
Foshan Lingnan Tiandi - - 37,000 - 37,000 2,00( 39,000
Dalian Tiandi* 33,000 - 41,000 - 74,000 24,00( 98,000
Total 216,000 362,000 191,000 769,000 217,000 986,0
Planned for delivery in 2014
Shanghai Taipinggiao - 55,000 27,00C - 82,000 37,000 119,000
Shanghai RHXC 118,000 - 19,000 - 137,000 50,000 187,000
Shanghai KIC - 94,000 6,000 - 100,000 46,000 146,000
THE HUB - 38,000 12700C 45,000 210,000 112,00 322,00
Wuhan Tiandi 56,000 - - - 56,000 22,000 78,000
Chongging Tiandi 171,000 - 2,000 - 173,000 40,000 213,000
Foshan Lingnan Tiandi 55,000 - 6,00( - 61,000 39,000 100,000
Dalian Tiandi* 91,000 36,000 - - 127,000 60,000 187,000
Total 491,000 223,000 187,00C 45,000 946,000 406,000 | 1,352,000
Planned for delivery in 2015
Shanghai RHXC - - 78,00C 12,000 90,000 29,000 119,000
Shanghai KIC - - - 23,000 23,000 - 23,000
THE HUB - 11,000 3,000 - 14,000 2,000 16,000
Wuhan Tiandi - 119,000 110,00( 7,000 236,000 129,000 365,00(
Foshan Lingnan Tiandi 115,000 - 10200C - 217,000 69,000 286,000
Dalian Tiandi* 89,000 - - - 89,000 26,000 115,000
Total 204,000 130,000 293,000 42,000 669,000 255,000 924,00

1

Dalian Tiandi is a project developed by associattthe Group.

By way of a cautionary note, the actual completilate depends on and will be affected by constmqgtimgress,
changes in the market environments, changes inrgment regulations and other factors.
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The following section provides further details betdevelopment progress and completion of eacthefptojects
located in Shanghai, Wuhan, Chongging, Foshan ahidiD

Shanghai Taipinggiao

Comprising a total GFA of 79,000 sg.m., 5 Corporatenue accommodates a Grade A office building &itBFA of
51,000 sg.m. and a high-end shopping mall offeB8@00 sg.m., completed in December 2013. 5 Cormpdxaenue
was subsequently disposed of and delivered to Qhifedl rustees Limited in December 2013.

A Grade A office building of 55,000 sq.m. and ah&nd shopping mall of 27,000 sq.m. are also sladse built as
part of the total GFA of 82,000 sg.m. at 3 Corperatenue, Phase Il (Lot 127) (“3 Corporate Avenu&lis project is
scheduled to be completed in 2014.

Shanghai Rui Hong Xin Cheng

The View, residential Phase 5 (Lot 6) of Rui Honip XXheng, is under construction, with planned ressihl GFA of

118,000 sg.m. and retail GFA of 19,000 sqg.m.. Tite¢ $tage of pre-sale was launched in Decembe?.2llie second
and third batches were offered in March and Decenatbe2013 respectively. The development is schetube

completion in 2014. The Group has a 99.0% and 8% ®ffective interest in the residential portiordahe retail
portion respectively.

Relocation of Lot 3, with a total GFA of 90,000 reqwas completed in October 2013 and developmemtanced
immediately afterwards, in November 2013. Lot Jlisnned to be developed into a commercial and tamenent
complex for the Hong Kou District. It is schedutedbe completed in 2015.

Shanghai KIC

The Jiangwan Regency (Lot 311) with a GFA of 53,8Q0n. was completed in 2013. The pre-sale laurashiveld in
the fourth quarter of 2012. As of 31 December 2@36% of the residential GFA was contracted foe sad a total
GFA of 51,800 sg.m. was delivered. The remainirmgaf Lot 311, also known as 1-7 KIC Corporate Aiesrand Lot
12-8, are currently under development, with 94,80n. of GFA designated for offices, 6,000 sq.mGBA for retail
space and 23,000 sq.m. of GFA for hotel constractoth delivery planned for 2014 and 2015.

THE HUB

A total GFA of 58,000 sg.m. was completed durin@20comprising 57,000 sg.m. of office space, a®da sq.m. of
entertainment and restaurant facilities. Pre-satenfis for the D17 Showroom Offices Tower 2 and &o®, and for
the Showroom Office Tower 1 and the Xintiandi aneare obtained in August and December 2013, reispdctA
shopping mall of 88,000 sg.m., office space of @9,8q.m., ancillary retail space of 42,000 sq.md, @ 5-Star hotel of
45,000 sg.m. are scheduled for completion in 201h2915.

Wuhan Tiandi
Wuhan Tiandi B11, with a total GFA of 54,000 sq.mas completed in 2013.

Construction works at Wuhan Tiandi B13 for resit@nise commenced in the first half of 2013 (“1HL30, with a
total GFA of 56,000 sg.m.. Launched for sale frov® $econd half of 2013 (“2H 2013"), it is planned ¢ompletion in
the second half of 2014 (“2H 2014").

In 2013, several rounds of sale and pre-sale nancles of residential apartments and retail spaees conducted,
resulting in total contracted sales of RMB1,895ioml.

Construction of the shopping mall at Lots A1/A2/i&3n progress, and is projected to yield 110,0féns of shopping
space. Completion is expected to be in the firdt $fa2015 (“1H 2015”). A Grade A office buildingtd.ot A2 is

currently under construction, providing 46,000 sqomGFA for office space in 1H 2015. Developmerdrks are in
progress at Lot A3 with a total GFA of 60,000 scfon.office space, and are scheduled for complatidi2015.
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Chongging Tiandi
The Riviera IV (Lot B20-5), with a total GFA of &80 sq.m., was partially launched for pre-sale ftbensecond half
of 2012 (“2H 2012”) with delivery as from 2H 201&dugh 2013.

Construction works at 2 Corporate Avenue (Lot Bid21Phase 1) were completed in 1H 2013. All théceffloors

with an aggregate GFA of 119,500 sq.m., togeth#r 815 underground car parking spaces for thisgngpwere sold
to Sunshine Life Insurance Co., Ltd. for a totahsideration of RMB2,412 million, and will be delresl in 2014.
Shanghai Xintiandi Management Co., Ltd., a whollyned subsidiary of the Group, was also engageae tind asset
manager of said property for a specific period.eBhGrade A office buildings, 3, 4 and 5 Corporateriie at
Chongging Tiandi (Lot B12-1), together with anailaretail space and carparks, were delivered tdoousrs in 1H

2013, offering a total GFA of 99,900 sq.m.. The GfA&04,000 sq.m. at 6, 7 and 8 Corporate Avenu¢s(B12-3 and
B12-4) was completed in 2H 2013. The remaining loé Riviera V (Lot B18/02), with 171,000 sq.m. ofagpnents
and 2,000 sg.m. of retail space, is under constru@tnd is planned for completion in 2H 2014. digliTiandi, the
shopping mall connected to the Corporate Avenuéceofzone, was partially completed, with the resdarn
development.

Foshan Lingnan Tiandi

Construction work on the retail space at The Legen®hase 2 Stage 2 (Lot 15 Phase 2) was comptetdd 2013.
This project was duly delivered to customers in20H 3. Lingnan Tiandi Phase 2 (Lot 1 Phase 2) was @dmpleted
in 1H 2013 providing a total GFA of 36,000 sq.mreffail and entertainment space.

Development works are in progress at Lot 1 Phatet3,6, 16, 18, E and Lot 3 Phase 1, where a @&l of 278,000
sg.m. will accommodate residential and retail spdbe development is scheduledo®completed progressively from
2014 to 2015.

Dalian Tiandi

A total GFA of 74,000 sq.m. of residential and Hetpace in the Huangnichuan area (Site C of Daliemdi) was
completed in 1H 2013.

Hekou Bay (Site A of Dalian Tiandi) has a total G6#109,000 sg.m. under construction as resideptigberty. The
first pre-sale batch was launched in May 2013,impfRMB517 million in contracted sales between ey and the
end of December 2013. The properties are schedmtezbmpletion between 2014 and 2016. Another 3B8m. of
office space in Huangnichuan (Site C of Dalian @igrs under construction and is planned for deinia 2014.
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Investment Property

Rental and related income from investment propentise significantly by 15% to RMB1,440 million 2913. The
sum of RMB1,151 million was generated by rental egldted income from the investment propertiesiaggnting an
annual growth rate of 9%. The remaining sum of RI@82illion was generated from hotel operations. Toeease
was mainly due to additional income contributedhms acquisition of Shanghai Shui On Plaza and LamgKintiandi
Hotel in March 2012, and rental growth from theséirg completed investment property portfolio.

For 2013, a total GFA of 337,000 sg.m. of investtr@operties was newly completed, of which 296,860n. was
held by subsidiaries of the Group and 41,000 sgas. held by associate companies.

The two major properties completed in 2013 were:

(1) Chongging Tiandi, 2 Corporate Avenue, with a t&&A of 120,000 sg.m. of Grade A office space aizFA
of 11,000 sg.m. of ancillary retail space, compuletie 1H 2013. The office portion of this propertyasv
contracted in November 2013 for a total consideratif RMB2,412 million. Delivery to the customer is
planned for 2014.

(2) The above ground area of THE HUB D17 Showroom @#fitower 2 and Tower 3, with a total GFA of 58,000
sg.m., completed in 2H 2013. They are yet to geaamwntal income for the Group. The rental andteela
income generated from this portfolio of investmprdperties will be recorded in the Group’s turnoiethe
future.

Rental income and the related profit or loss frowvestment properties located in Dalian Tiandi wexerded in the
share of results of associates.
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The table below provides an analysis of the reardlrelated income from investment properties 643 2012 and
2011 and the percentage of leases in GFA by prpfieat are scheduled to expire from 2014 to 2016:

Rental & related

Leasable income Year on year Leases expire in
Project Product GFA RMB’million change % of GFA
sg.m. 2013 2012 2011 2013 2012 2014 2015 2016

China Xintiandi Initial Portfolio in co-operation wih Brookfield
Shanghai Taipinggiao

Xintiandi and Xintiandi Style Offices/ Retail 79,000 353 348 342 1% 2% 23% 28% 27%

1&2 Corporate Avenue Offices/ Retail 83,000 245 240 232 2% 3% 20% 25% 24%

Shui On Plaza Offices/ Retail 50,000 124 101 - 23% - 25% 17% 3%
Subtotal 212,000 722 689 574 5% 20% 22% 24% 19%

Shui On Land Portfolio
Shanghai Taipinggiao
Langham Xintiandi Hotel

Retail Portion Retail 1,000 15 13 - 15% - 0% 0% 6%
Shanghai RHXC Retail 47,000 58 54 41 7% 32% 8% 17% 9%
Shanghai KIC Offices/ Retail 157,000 190 155 102 23% 52% 31% 34% 21%
Wuhan Tiandi Retail 46,000 60 58 48 3% 21% 27% 27% 12%
Chongging Tiandt Retail 71,000 21 16 17 31% (6%) 5% 20% 16%
Foshan Lingnan Tiandi Retail 66,000 68 53 35 28% 51% 4% 8% 26%
Hangzhou Xihu Tiand? Retail - 17 18 18  (6%) - 29% 22% 0%
Subtotal 388,000 429 367 261 17% 41% 21% 27% 17%
Total 600,000 1,151 1,056 835 9% 26% 22% 26% 18%

L All the office floors of 2 Corporate Avenue (LotlBII02 Phase 1) with a total GFA of 120,000 sq.rmated at Chongging Tiandi were

completed and contracted for sale to Sunshinelh#arance Co., Ltd. in 2013 and is planned to bévdedd in 2014. They are not included in
this table.

Hangzhou Xihu Tiandi has a leasable GFA of 6,00tns@nd features restaurants, cafes and other titenent properties. The Group has
the right to use the properties for a term of 2@rgeexpiring in 2023 pursuant to the joint ventamntract for the establishment of Hangzhou
Xihu Tiandi Management Co., Ltd.

% A total GFA of 14,000 sg.m. was occupied as offigethe Group. They are located at Shanghai ShuP@gza (8,000 sg.m.) and Shanghai
KIC (6,000 sg.m.).

A total GFA of 129,000 sg.m. of investment propesg newly completed in 2H 2013. It is not includethis table for comparison because
there was no contribution to rental and related imeoin 2013.

4

The carrying value of the completed investment prigs (excluding hotels and self-use propertiaf) & total GFA
of 846,000 sg.m., was RMB29,191 million as of 3@&maber 2013. Of this sum, RMB874 million (represenB8% of
the carrying value) arose from increased fair valugng 2013. Contributing factors included an @age in rental and
related income generated from the existing comglétgestment property portfolio, in particular fShanghai KIC
and Wuhan Tiandi, and completion of new investmprdperties. The properties located in Shanghai, aipuh
Chongging and Foshan, respectively contributed 28%4,14% and 7% of the carrying value.

The carrying value of the investment propertiesaurdkevelopment at valuation for a total GFA of D88, sq.m. was
RMB10,574 million as of 31 December 2013. Of timmis RMB2,038 million (representing 19% of the cargyvalue)

arose from increased fair value during 2013. Theeiase was mainly due to the accelerated construatorks of 3
Corporate Avenue located at Shanghai TaipingqgiabTatE HUB, and the retail podium at Lots A1/A2/A8\WWuhan

Tiandi. Except for the super-high-rise office builgs in Chongqging Tiandi, the rest of the portfolvas planned for
progressive completion in 2014 and 2015.

The carrying value of Shanghai Langham XintianditdioShanghai 88 Xintiandi Hotel and Marco Polo drian

Tiandi Foshan Hotel was RMB2,340 million. Thesejg@ects were carried at either the original acqusitcost or the
construction cost, net of accumulated depreciation.
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Except for the above mentioned investment propeetiesaluation, the carrying value of the remairdingimercial-use
landbank acquired on or before 2007 was statedsatod RMB10,508 million.

The table below summarises the carrying value efitlrestment properties at valuation as of 31 Déezr2013 together

with the change in fair value for 2013:

Valuation
Increase Carrying gain
/(decrease) value as of Carrying /(loss) to
in fair value for 31 December value carrying
Project Leasable GFA 2013 2013 per GFA value
sq.m. RMB’million RMB’million RMB per sg.m. %
Completed investment properties at valuation
China Xintiandi Initial Portfolio in co-operation with Brookfield
Shanghai Taipinggiao
Xintiandi and Xintiandi Style 79,000 108 6,119 77,500 1.8%
1&2 Corporate Avenue 83,000 110 4,591 55,300 2.4%
Shui On Plaza 50,000 81 2,832 56,600 2.9%
THE HUB 58,000 - 2,506 43,200 -
Subtotal 270,000 299 16,048 59,400 1.9%
Shui On Land Portfolio
Shanghai Taipinggiao
Langham Xintiandi Hotel Retail Portion 1,000 3 201 201,000 1.5%
Shanghai RHXC 47,000 36 1,047 22,300 3.4%
Shanghai KIC 157,000 233 4,686 29,800 5.0%
Wuhan Tiandi 46,000 141 1,293 28,100 10.9%
Chongging Tiandi 259,000 99 3,935 15,200 2.5%
Foshan Lingnan Tiandi 66,000 63 1,981 30,000 3.2%
Subtotal 576,000 575 13,143 22,800 4.4%
Total 846,000 874 29,191 34,500 3.0%
Investment properties under development at valuation
China Xintiandi Initial Portfolio in co-operation with Brookfield
Shanghai Taipinggiao 82,000 825 3,375 41,200 24.4%
THE HUB 179,000 836 3,997 22,300 20.9%
Subtotal 261,000 1,661 7,372 28,200 22.5%
Shui On Land Portfolio
Shanghai RHXC 19,000 59 404 21,300 14.6%
Shanghai KIC 5,000 3 29 5,800 10.3%
Wuhan Tiandi 110,000 316 1,407 12,800 22.5%
Chongging Tiandi 388,000 1) 1,362 3,500 (0.1%)
Subtotal 522,000 377 3,202 6,100 11.8%
Total 783,000 2,038 10,574 13,500 19.3%
Total of investment properties portfolio
at valuation 2,912 39,765 24,400 7.3%

Note: Hotels and self-use properties are classifisghroperty, plant and equipment in the consolidatatement of financial position.

1,629,000
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The table below summarises the carrying value ®hibtel properties as of 31 December 2013:

Carrying
value as of Carrying
31 December value
Project GFA 2013 per GFA
sq.m.  RMB’milion RMB per sqg.m.
Shanghai Taipinggiao

Shanghai Langham Xintiandi Hotel 33,000 1,757 53,200
Shanghai 88 Xintiandi Hotel 5,000 68 13,600

Foshan Lingnan Tiandi
Marco Polo Lingnan Tiandi Foshan Hotel 38,000 515 13,600
Total 76,000 2,340 30,800

The table below summarises the portfolio of congaetvestment properties together with their repeoccupancy rates:

Leasable GFA (sg.m.)

Occupancy rate

Hotel/ 31 31 31
serviced Decembe Decembel December Group’s
Project Office Retail apartments Total 2013 2012 2011 interest
Completed before 2013
Shanghai Taipinggiao
Shanghai Xintiandi 5,000 47,000 5,000 57,000 97% 100% 100% 100.0%
Shanghai Xintiandi Style - 27,000 - 27,000 88% 100% 96% 99.0%
Shanghai 1&2 Corporate Avenue 76,000 7,000 - 83,000 94% 100% 100% 100.0%
Shanghai Shui On Plaza 30,000 28,000 - 58,000 98% 100% N/A~ 80.0%
Langham Xintiandi Hotel - 1,000 33,000 34,000 100% N/A N/A 66.7%
Shanghai RHXC
The Palette 1 - 5,000 - 5,000 100% 100% 100% 79.8%
The Palette 3 - 28,000 - 28,000 98% 98% 100% 79.0%
The Palette 5 - 2,000 - 2,000 89% 53% 39% 79.0%
The Palette 2 - 12,000 - 12,000 85% 86% N/A~ 79.0%
Shanghai KIC
1, 2, 3 and 10 KIC Plaza (Phase 1) 29,000 21,000 - 50,000 77% 84% 77% 86.8%
5 - 9 KIC Plaza (Phase 2) 39,000 10,000 - 49,000 96% T7% 79% 86.8%
KIC Village (R1 and R2) 15,000 11,000 - 26,000 91% 84% 75% 86.8%
11 - 12 KIC Plaza (C2) 27,000 11,000 - 38,000 78% 54% 33% 86.8%
Hangzhou Xihu Tiandi
Xihu Tiandi - 6,000 - 6,000 7% 100% 100% 100.0%
Wuhan Tiandi
Wuhan Tiandi (Lot A4-1) - 16,000 - 16,000 89% 91% 98% 75.0%
Wuhan Tiandi (Lots A4-2 and 3) - 30,000 - 30,000 92% 84% 91% 75.0%
Chongging Tiandi
The Riviera | - 1,000 - 1,000 96% 94% 100% 79.4%
The Riviera Il (Stage 1) - 1,000 - 1,000 56% 91% 96% 79.4%
The Riviera Il (Stages 2 & 3) - 4,000 - 4,000 92% N/A N/A 79.4%
The Riviera lll - 5,000 - 5,000 0% N/A N/AT 79.4%
Chongging Tiandi (Lot B3/01)
- Phase 1 - 10,000 - 10,000 99% 97% 100% 79.4%
- Phase 2 - 39,000 - 39,000 52% 69% 59% 79.4%
Foshan Lingnan Tiandi
Lingnan Tiandi Phase 1
(Lot 1 Phase 1) - 16,000 - 16,000 87% 87% 22%  100.0%
Marco Polo Lingnan Tiandi
Foshan Hotel (Lot D) - 14,000 38,000 52,000 2% N/A N/A | 100.0%
Dalian Tiandi
Software office buildings (D22) 42,000 - - 42,000 78% 76% 91% 48.0%
Ambow training school 113,000 - - 113,000 100% 100% 100% 48.0%
Software office buildings
(D14 - SO2/S04) 52,000 - - 52,000 73% N/A N/A~ 48.0%
Subtotal 428,000 352,000 76,000 856,000
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Leasable GFA (sg.m.)

Occupancy rate

Hotel/ 31 31 31
serviced Decembe Decembel December Group'’s
Project Office Retail apartments Total 2013 2012 2011 interest
New completions in 2013
THE HUB
D17 Showroom Offices
(the above ground area of
Tower 2 and Tower 3) 57,000 1,000 - 58,000 100.0%
Chongging Tiandi
2 Corporate Avenue
(Lot B11-1/02 Phase 1) 120,000 11,000 - 131,000 59.5%
6 and 7 Corporate Avenue Retall
(Lot B12-3) - 37,000 - 37,000 79.4%
8 Corporate Avenue Retall
(Lot B12-4) - 31,000 - 31,000 79.4%
The Riviera V (Stage 1) - 3,000 - 3,000 79.4%
Foshan Lingnan Tiandi
Lingnan Tiandi Phase 2
(Lot 1 Phase 2) - 36,000 - 36,000 100.0%
Dalian Tiandi
ITTD (D10 Retail) - 41,000 - 41,000 48.0%
Subtotal 177,000 160,000 - 337,000
Total leasable GFA 605,000 512,000 76,000 1,193,000
Investment property held by:
- Subsidiaries of the Group 398,000 471,000 76,000 945,000
- Associated companies 207,000 41,000 - 248,000
As of 31 December 2013 605,000 512,000 76,000 1,193,000
As of 31 December 2012 435,000 357,000 76,000 868,000

Note: Hotels and self-use properties are classifisgrroperty, plant and equipment in the consolidatatement of financial position.
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Proposed Spin-off of China Xintiandi & Re-organisan of the Property Development and Investment Pedy
Businesses

On 28 May 2012, Shui On Land announced its plaspio-off Shui On Land’s interest in China Xintiariddmited
(“China Xintiandi or CXTD"), a wholly owned subsaty of Shui On Land, by way of a global offeringdaseparate
listing of the shares of China Xintiandi on the WM&oard of the Hong Kong Stock Exchange (the “PsgpoChina
Xintiandi Spin-off”), and submitted a listing apgdition to the Hong Kong Stock Exchange for the -gifin

Establishment of China Xintiandi

As part of the process for the Proposed China ¥mdli Spin-off, CXTD began operations as a separateinaged,
wholly owned subsidiary of the Group on 1 March200n 1 July 2013, the Group appointed Mr. Philipriy as the
Chief Executive Officer of CXTD. Currently, CXTD &anore than 400 employees.

Reorganization of the Property Development and Inv&ment Properties Businesses

From an operational point of view, Shui On Landlwiécome a developer focusing on property developraad
property sales of residential and commercial prigeto increase the Group’s asset turnover, wbiaa Xintiandi
will be the owner, operator and manager of the ceroral property of the Group. China Xintiandi witbcus
principally on designing, leasing, marketing, manggand enhancing premium retail, office, entertant and hotel
properties in affluent urban areas of China. Theugrbelieves that this arrangement will enable ef@hui On Land
and China Xintiandi to focus on their respectivapagate and distinct core businesses.

Pre-IPO of CXTD with Brookfield

On 31 October 2013, the Company announced thahdt @hina Xintiandi Holding Company Limited (“CXTD
Holding”), a wholly owned subsidiary of CXTD, hachtered into an investment agreement (the “Broodfiel
Investment Agreement”) with, amongst others, Brom#f Property L.P. and BSREP CXTD Holdings L.P.
(“Brookfield”). Pursuant to the Brookfield InvestmteAgreement, Brookfield agreed to invest an ihiti@estment in
an aggregate amount of USD500 million into CXTD diog and the Company in return for (1) convertipégpetual
securities of CXTD Holding in an aggregate printigaount of USD500 million and (2) 415 million wants (“SOL
Warrants”) to subscribe for ordinary shares inchpital of the Company at an exercise price of HK52er share
(subject to a cap of HKD3.62 on gain per share emstomary anti-dilution adjustment) (the “Initiakrd®kfield
Investment”). Until 16 February 2016 (subject totaim limitations), upon identification of a defih@ise of proceeds
by China Xintiandi Holding (limited to the acquisit of property), Brookfield may invest up to ather USD250
million in return for an aggregate principal amowftup to USD250 million of such convertible pewpatsecurities
and up to an additional 27.35 million of such watsathe “Additional Brookfield Investment”).

The Initial Brookfield Investment was completed bn February 2014. Prior to this, the following pedges were
transferred to CXTD Holding: Xintiandi, Xintiandiye, 1&2 Corporate Avenue, 3 Corporate Avenue,i S Plaza
and THE HUB in Shanghai (the “Initial Portfolio"J.he Initial Portfolio has a total GFA of 589,000.raq and was
valued at approximately RMB25,000 million as ofBé&cember 2013. The Convertible Perpetual Securgsesed by
China Xintiandi Holding to Brookfield representingn a fully diluted and as converted basis, appnakely 21.75%
of the issued capital of China Xintiandi Holding.

On closing of the Initial Brookfield Investment, MBill Powell and Mr. Brian Kingston, two senior meging directors
of Brookfield, were appointed as directors of CXHolding and the Group entered into certain sereigeeements
with CXTD Holding.

Additional details of the transaction describedwabare set out in the official announcements ofGbenpany, which
are published and available on the websites ofittreg Kong Stock Exchange and the Company.
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Next Steps for China Xintiandi

The IPO launch is the next step in the procesfviiohg the successful completion of the Pre-IPCestinent from
Brookfield. CXTD is focusing on achieving constioct milestones and pre-leasing of both office astdil tenancies
of THE HUB and 3 Corporate Avenue scheduled to apdate 2014 and early 2015, as well as complediocertain
identified asset enhancement initiatives for thiéidhPortfolio. Upon completion of these initiatig including the
implementation of a world-class asset managemesaifopn, Management believes this will lay the foatiohn

required for a successful IPO launch which couldabesoon as second half 2015. There is no assuthaté¢he
Proposed China Xintiandi Spin-off or the AdditioiBibokfield Investment will occur at all or, if thedo occur, when
they may occur. The Proposed China Xintiandi Sffirisosubject to, among other items, the approwathe Listing

Committee of the Hong Kong Stock Exchange, thd filegisions of the board of directors of Shui Omdland of the
board of directors of CXTD Holding, the approvaltioé shareholders of the Company and consentsdeotain of our
lenders and joint venture partners.

In connection with the transactions described apbthwe Group may consider other equity or debt itmests from
third parties in CXTD Holding and/or any of its sidiaries. The Group and CXTD Holding may also édersmaking
strategic disposals of certain assets to thirdgsart

Introduction of China Xintiandi Business

CXTD Holding is positioned as a premium commerggiperty owner, operator and manager in the PRCIICX
Holding engages principally in (i) the asset mamaga of the Initial Portfolio and providing asseamagement
services to the Group’s commercial property padfahd to third party / partners’ property portédj (ii) sourcing and
underwriting other commercial property investmeppartunities in the PRC, and (iii) raising thirdriyacapital to

invest in commercial properties in the PRC.

CXTD Holding product strategies

The product strategies of CXTD Holding are (i) teate a multi-faceted operating platform that dregdistricts and
drives business benefits while adding value topthfolio; (ii) to create commercial communitiegher than single,
big box, mixed-use properties; (iii) to focus omtant and experiences that add the most econorhie ¥@areal estate
assets; and (iv) to undertake continuous assenegeheent initiatives to grow rental yield.

CXTD Holding asset strategies

The overall asset strategies of CXTD Holding aregy¢énerate stable rental income, tradable profit f@edincome.
For core assets, CXTD Holding plans to fully owrd drold landmark properties for the long term ananiximize
returns and vyield through active asset managentemt.leading assets, CXTD Holding envisages enteiimg

partnerships whereby CXTD Holding retains more thd0% interest and maintains management rightssipect of
such assets. For tradable assets, CXTD Holdingsplamealise value by disposing of selected assetppropriate
times, thereby potentially retaining less than 508érest in such assets or by selling off the ertiwlding.

Portfolio Under CXTD Holding Asset Management Servies

Asset management services provided by CXTD inclodgénly but not limited to designing, leasing, madike,
managing and enhancing of the properties. DethBgivices would depend on services agreementsgtherparties.

Initial Portfolio held by CXTD Holding
The Initial Portfolio comprises Xintiandi, Xintiah&tyle, 1&2 Corporate Avenue, 3 Corporate Averfsiayi On Plaza
and THE HUB in Shanghai. The Initial Portfolio reasotal leasable GFA of 589,000 sg.m..

Of the Initial Portfolio:

e Shanghai Xintiandi, Xintiandi Style, Shanghai St Plaza, Shanghai 1&2 Corporate Avenue and theeabo
ground area of the two Showroom Offices Tower 2 Bmder 3 at D17 of THE HUB (with a total leasablEAS
of 283,000 sg.m. of which 59%, 39% and 2% for effietail and hotel use respectively) have beerpteied,;
and

e 3 Corporate Avenue in Shanghai Taipinggiao andehgining lots of THE HUB with a total leasable G&#A
306,000 sg.m. of which 34%%, 51% and 15% is forceffretail and hotel use respectively remain under
development.
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Commercial Property Portfolio held by Shui On Land (“Shui On Land Commercial Property Portfolio”)
The Shui On Land Commercial Property Portfolio leadotal leasable GFA of 767,000 sg.m. under thetass
management services of CXTD Holding.

Of the Shui On Land Commercial Property Portfolio:

e Shanghai Rui Hong Xin Cheng Phases 1-4 retail shofigtiandi entertainment area” at Wuhan Tiandi,
Chongging Tiandi, Foshan Lingnan Tiandi and HangzXithu Tiandi, the retail portion of 6, 7 and 8 @orate
Avenue in Chongging Tiandi as well as Shanghai bang Xintiandi Hotel and Marco Polo Lingnan Tiandi
Foshan Hotel with a total leasable GFA of 340,afthswith 79% and 21% for retail and hotel usepeesively,
have been completed.

e Shanghai Rui Hong Xin Cheng with a total leasalfié Gf 109,000 sg.m. with 89% and 11% for retail aotkl
use respectively are currently under developmemni@ercial properties in Wuhan, Chongqging and Fostach
the hotel in Shanghai KIC with a total leasablea£318,000 sg.m. with 33%, 60% and 7% for offre¢ail and
hotel use, respectively, are under development.

Third Party Portfolio

CXTD provides asset management services for aghoribf completed commercial properties owned bydtiparties.

The portfolio comprises 5 Corporate Avenue in Shangraipinggiao owned by China Life Trustees Lirdite
Corporate Centre 5 in Wuhan Tiandi, 3, 4 and 5 @ate Avenue in Chongging Tiandi owned by Ping Asurance
Group and 2 Corporate Avenue in Chongqging Tiandlictv has been sold to Sunshine Life Insurance IGd.,and is

planned for delivery in 2014, for a total leasaBIEA of 357,200 sq.m. with 91% and 9% of office aethil use

respectively.
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Other major corporate reorganisation of the Group

On 30 September 2013, the Group entered into a sgagement (the “Swap Agreement”) with Trophy Prop&P
Limited, as general partner of and on behalf ofphgo Property Development L.P. (“TPD”) and TPD’s sulmries
(collectively, the “Investor”) . Under the Swap Agment, upon completion of the transaction, (i) @reup shall
transfer to Taipinggiao 116 Development Companyitdch(“Taipinggiao 116") all of its shares in Pqnits Limited
(“Portspin™), which holds Lot 116 of the Shanghaifinggiao project, and (i) the Investors shahsfer to the Group
all of their shares in the companies which hold\tighan Tiandi project, the Shanghai Rui Hong Xire@d project
and the Chonggqing Tiandi project. Upon completibthe Swap Agreement, the Group would beneficiallyn 100%
equity interest in the offshore companies with egspo the Wuhan Tiandi project, the Shanghai RumdiXin Cheng
project, and the Chongging Tiandi project.

Simultaneously on 30 September 2013, the GroupjAggiao 116 and Portspin entered into a joint venagreement
(the “JV agreement”) in relation to Portspin, pasuto which, among other things, the Group woeltkive shares in
Portspin upon completion under the Swap Agreemedtthe parties would manage the business of Portamd its
subsidiaries in accordance with the terms and tiomgdi of the JV Agreement. Based on the JV Agreémtbe
Company would hold approximately 18% interest imt§wn upon completion of the transaction. Pursuarthe JV
Agreement, Taipinggiao 116 may within two weeksAofustment Date (as defined in the JV Agreementy sts
shares in Portspin of a value of USD90 million, §8D81 million, to the Group (“Sale Option”). If ifgnggiao 116
exercises the Sale Option, the Group shall haveighe to buy shares in Portspin from Taipinggid® Equivalent to
the shares acquired under the Sale Option (“PuecBgsion”) at USD81 million. If Taipinggiao 116 exeses the Sale
Option, the Group’s interest in Portspin would Ippraximately 28% and if the Group then exercises Rarchase
Option, the Group’s interest in Portspin would figrt increase to approximately 37%. The Group mag &l certain
other limited circumstances repurchase the shar@gitspin acquired by Taipinggiao 116 at a pracbd determined
with reference to the valuation of the fair markelue of Portspin and its subsidiaries as agree@mithe terms of the
JV Agreement. For details of the transaction, mea&der to the relevant announcement publishedGSeptember
2013, which is published and available on the welfithe Hong Kong Stock Exchange and the Comgatorporate
website.
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Landbank

As of 31 December 2013, the Group’s landbank, olidlg the contribution of its Dalian associatespdtat a total

GFA of 12.5 million sg.m. (comprising 10.3 millisg.m. of leasable and saleable area, and 2.2 m#igpm. for

clubhouses, car parking spaces and other facjlisigead across nine development projects locatéki prime areas
of six major PRC cities: Shanghai, Hangzhou, Wultimgngging, Foshan and Dalian.

Of the total leasable and saleable GFA of 10.3i@nilkg.m., the sum of 1.3 million sq.m. was corgdetand held for
sale and/or investment. Approximately 3.4 milliapms. was under development, and the remaining fl®msqg.m.
was held for future development.

Relocation of Shanghai Taipinggiao and Rui Hong Eheng

Rui Hong Xin Cheng Lot 3 holds the distinction difg the first site to be relocated in accordandé the “New

Relocation Policy”. The completion of the relocatiof Lot 3 marks a successful and key milestoneSloanghai’s
important largest city redevelopment scheme. Lit & be developed into part of a new entertainnaged named
“Ruihong Tiandi”.

Relocation of Taipinggiao Lot 116, and Rui Hong Xiheng Lots 2, 9 and 10, with a total GFA of 589,84.m., is
scheduled to be completed and the land made alattakthe Company for development in 2014.

Subsequent to the relocation of Rui Hong Xin Cheog3 in October 2013, the Company came to an ageeewith

the relevant government departments of Hong Kowribisn Shanghai in late 2013, to commence relocadf Lot 1

and Lot 7 for a total GFA of 270,000 sq.m. of resitial use land. The relocation consultations et 2H 2013.
Having passed the second round of consultationse than 94% of residential relocation agreemendsbeen signed
as of 31 December 2013. The relocation cost ofethe® sites is estimated to be RMB8,143 million. é{s31

December 2013, a total amount of RMB2,036 milliad tbeen paid. The estimated outstanding relocaish of

RMB6,107 million is scheduled to be paid progreslsivin 2014 and beyond. The relocation of these s$ites is

planned to be completed in 2015.

Relocation plans and the timetable for the remainia6,000 sq.m. of GFA located at Shanghai Taipawa@nd Rui

Hong Xin Cheng have yet to be determined. The atioo plans of these sites are subject to finapgsal and
agreement terms among relevant parties.
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Details of the relocation progress for the respedtits are provided below:

Percentage ¢ Leasable Relocation
relocation and cost paid Relocation
as of saleable as of completion
Project 31 December 2013 GFA 31 December 2013 year
sq.m RMB’million
Sites cleared during201:
RHXC Lot 3
(Ruihong Tianc Phase ) 100% 90,00C 1A47¢ 2013
Total 90,00( 1,47¢
Estimated
Percentage ¢ Leasable Relocation outstanding Estimated
relocation and cost paid relocation relocation
as o saleable as of costas of completion
Project 31 December 203 GFA 31 December 20131 Decimber 2013 year
sg.m RMB’ million RMB’ million
Sites to be cleared during 2014
Taipinggiao Lot 11
(Phase 4 Residentia 97% 87,00 3,173 80C 2014
RHXC Lot 9 (Phase Residenti) 95% 87,00 1,60¢ 334 2014
RHXC Lot 2 (Phase ‘Residentig) 93% 105,00( 1,552 307 2014
RHXC Lot 10
(Ruihong Tianc Phase ) 78% 308,00 1,768 1,303 201«
Siteswith newly started relocation
in 2013
RHXC Lot 1 (Residentia 94% 110,00¢( 1,01¢ 3,04¢ 2015
RHXC Lot 7 (Residentl) 94% 160,00( 1,01¢ 3,061 2015
Total 93% 857,00( 10,13 8,851
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The Group’s total landbank as of 31 December 2BDitB)ding 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 properties:
Shanghai Taipinggiao - 111,000 110,000 38,000f 259,000 102,000, 361,000 99.0%
Shanghai RHXC - - 47,000 - 47,000 58,000 105,000 79.0%
Shanghai KIC 2,000 110,000 53,000 - 165,000 122,000/ 287,000 86.8%
THE HUB - 57,000 1,000 - 58,000 2,000 60,000 100.0%
Hangzhou Xihu Tiandi - - 6,000 - 6,000 - 6,000 = 100.0%
Wuhan Tiandi - - 46,000 - 46,000 38,000 84,000 75.0%
Chonggqing Tiandi 39,000 120,000 142,000 - 301,000 215,000 516,000 79.4%
Foshan Lingnan Tiandi 26,000 - 66,000 38,000f 130,000 82,000/ 212,000 100.0%
Dalian Tiandi 64,000 207,000 41,000 - 312,000 113,000/ 425,000 48.0%
Subtotal 131,000 605,000 512,000 76,000| 1,324,00( 732,000{ 2,056,00(
Properties under development:
Shanghai Taipingqgiao 87,000 55,000 27,000 - 169,000 92,000| 261,000 99.0%
Shanghai RHXC 203,000 - 99,000 12,000 314,000 112,000 426,000 79.0%
Shanghai KIC - 94,000 6,000 23,000/ 123,000 46,000| 169,000 99.0%
THE HUB - 49,000 130,000 45,000| 224,00d 114,000, 338,000 100.0%
Wuhan Tiandi 144,000 232,000 110,000 61,000| 547,000 186,000 733,000 75.0%
Chonggqing Tiandi 171,000 411,000 189,000 25,000| 796,000 211,000 1,007,000 79.4%
Foshan Lingnan Tiandi 170,000 - 110,000 - 280,000 108,000, 388,000 100.0%
Dalian Tiandi 479,000 207,000 171,000 46,000/ 903,000 296,000/ 1,199,000 48.09%
Subtotal 1,254,000 1,048,000 842,000 212,000| 3,356,000 1,165,000[ 4,521,00(
Properties for future development:
Shanghai Taipinggiao 166,000 174,000 118,000 38,000f 496,000 44,000 540,000 99.0%
Shanghai RHXC 454,000 272,000 187,000 - 913,000 11,000 924,000 79.0%
Wuhan Tiandi 283,000 34,000 92,000 10,000 419,000 4,000 423,000 75.0%
Chongging Tiandi 780,000 25,000 91,000 78,0001 974,000 218,000| 1,192,000 79.4%
Foshan Lingnan Tiandi 377,000 450,000 125,000 80,000| 1,032,00( 10,000( 1,042,000 100.0%
Dalian Tiandi’ 503,000 867,000 383,000 42,000 1,795,00( - | 1,795,000 48.0%
Subtotal 2,563,000 1,822,000 996,000 248,000| 5,629,00( 287,000| 5,916,00(
Total landbank GFA 3,948,000 3,475,000 2,350,000 536,000{10,309,000 2,184,000[12,493,000

1 The Group has a 99.0% interest in all the remajriists, except for Shanghai Xintiandi, 1&2 Corporateenue, Lot 116, Shui On Plaza and

Langham Xintiandi Hotel, in which the Group has #edaive interest of 100.0%, 100.0%, 50.0%, 80.0%b 66.7% respectively.

The Group has a 79.8% interest in Phase 1, LotAl&7d Lot 167B of the Shanghai Rui Hong Xin Chemjept, a 99.0% interest in the
non-retail portion of Lot 6 (Phase 5) and a 79.Q%erest in all remaining phases.

The Group has an 86.8% interest in all the remajribts, except for KIC Lot 311 in which the Grous laa effective interest of 99.0%.

The Group has a 79.4% interest in Chongqging Tiaediept for Lot B11-1/02 in which the Group has 2590 effective interest. The
development of super-high-rise office towers is pdghfor Lot B11-1/02, for a leasable and saleabi\®f 519,000 sq.m..

The Group has a 100.0% interest in Foshan Linghiamdi, except for Lot 6, Lot 16, and Lot 18. Fatd 6 and 16, the Group has 55.9%
effective interest and the joint venture partneitsM Fudosan Residential Co., Ltd. (“Mitsui”) h&sl.1% effective interest. For Lot 18, the
Group has 54.92% effective interest and Mitsui 42.88% effective interest.

5  The Group has a 48.0% interest in Dalian Tiandicept for Lots C01, C03, B08, B09, E02A and DO6 liclwvthe Group has a 33.6%
effective interest.

Dalian Tiandi is expected to have a landbank of Bilion sg.m. in GFA. As of 31 December 2013, agjmately 3.1 million sq.m. had
been acquired. The remaining GFA of approximatedyrfillion sg.m. is expected to be acquired thropghlic bidding in due course.
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MARKET OUTLOOK

The global economy enters a year marked by impgognowth prospects in the advanced economies, viihéecial
market volatility is heightening due to taperingloé US quantitative easing program, which commeémedanuary of
2014. While external demand is anticipated to giiteen as the advanced economies gradually reconeertainties
from the tapering of the quantitative easing poléyd its financial impacts are emerging as keysrifsictors for
developing economies. There are also currently rtmioties due to geopolitical and other factors alh¢ould have
negative trade or economic effects globally or lgc&hina’s economic growth has remained stablé.d% in 2013,
underpinned by a strong end-user driven residentiaket that saw nationwide transaction areasgi¢in5% to a
record high of 1.16bn square meters in 2013. Thelaadership unveiled a comprehensive economicmeueprint
at the conclusion of the third plenary sessiorhef18th Party Congress, and concrete actions gected to be rolled
out starting from this year. These reforms, whintiude the relaxation of the one-child policy, hukeform, financial
liberalization, and marketization of rural land,ncanleash economic dividends and expedite Chinatna@nic
restructuring towards a sustainable developmeft pat

Under the new reform blueprint, market forces pwilly a “decisive” role in resource allocation. Thigans that the
residential market should face less direct govemninietervention going forward. Future policies withcus on
strengthening the responsibilities of local goveents in coordinating housing supplies and stahijzand prices, and
plans are underway to introduce a national propastysystem. We expect market divergence in 20tet afyear of
strong sales performance, robust demand and limatipgly of land in Tier one and regional hub citie$ continue to
support house prices and for these cities, thestabbomentum of the housing market is expected mtiroae this year.
However, residential price growth is expected todnee more moderate in lower-tier cities, wherepghees of sales
transaction and price growth have shown some sifjnwoderation in early 2014 due to relatively abamdsupply.

The commercial property market should also beffiefin a strengthening global economic recovery, al as from
the on-going rebalancing of China’s growth fromiavestment-led model towards a consumption-led mdeether
liberalization of the services sector could incesdsreign investment in China, leading to strondemand for
commercial office property in the major cities.View of the current reform agenda, we expect oojegt cities to
benefit from urbanization and an expanding middéess; as they are strategically located in keyorea)i economic
hubs with outstanding growth prospects throughdubh&—- Shanghai, Chongging, Wuhan, Foshan andalia

The role of Shanghai as China’s international fenraincentre has been further strengthened undemtrket-oriented
policies of the new leadership. Shanghai was tiseth be granted the status to establish a Fra#eTZone to expedite
trade and financial market liberalization. Thisipplshould speed up Shanghai’s tertiary sector graamd attract a
significant rise in capital and talent flow into é&tghai. In 2013, 42 more multinationals moved theigional
headquarters to Shanghai, bringing the total to. #4ording to Colliers, Grade A office rentals il 0.6%
year-on-year to RMB8.9 per square metre per dag@2013. Commercial retail rental also increased48¢6
quarter-on-quarter to RMB41.5 per square metredpgrby the end of 2013, despite a large amounbofneercial
retail space coming into the market.

Chongging’'s GDP registered a growth rate of 12.8%013, and its foreign trade value of USD68.4daillwas ranked
first among twenty Central and Western provincegthgr consolidating its role as Western Chinaeglieg economic
hub. Chongging has become a more externally-orileatmnomy with the development of the Yu-Xin-Oureaid.
Under Chongging’s new urbanization plan, Yuzhongtiit, where our project is located, will be tleremetropolitan
function area, serving as the focal point for depeient of the financial and professional servicgss.

Wuhan is unleashing its potential as the leaditginithe Middle Yangtze River Zone, assisted by tompletion of
the national high speed rail system. Wuhan's GOfstered a growth rate of 10.0% in 2013. Suppolgdtrong
industrial growth, Wuhan's GDP has topped RMB900idn, accounting for 38% of Hubei Province’s total
Meanwhile, industrial output value reached RMBI1tfHion in 2013, rising by 18%. As one of the matractive
destinations for overseas investment, Wuhan's EDieved a year-on-year growth rate of 18.1% in 204igher than
that of both Hubei Province and the nation as alevhto USD5.25 billion.
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Foshan’s economy registered 10% growth in 2018rdier to spur the city’s economic growth momentthe, Foshan
government has committed to accelerating ‘threéreteewal and high-tech parks development projédte. plan is to
develop Foshan into a “global high-end manufacgibase and national technological innovation cifrom 2013 to
2017, itis planned that more than RMB10 billiodl e invested with aim of industry upgrading andavation.

Dalian, a major port city in China, holds the adeges of a coastal location and world-class infuastre. In 2013,
Dalian recorded GDP growth of 9%. It also contintede one of the leading destinations for foreigrestment,
attracting more than USD13.6 billion of FDI in 20¥8 the major gateway city to China’s Northeastegion, Dalian
Is in a favourable position to attract visitorsrirats hinterland provinces. In 2013, Dalian’s retailes increased by
13.6% to RMB253 billion, making it one of the tdmrée retailing centres in China’s Northeasternaiegi

The reaffirmation of China’s development approamhards market-based reform should provide a fayderpolicy

environment for the real estate industry going fmdv The easing of the one-child policy allowingalified urban

couples to have two children should contribute talsancreased demand for upgrading to larger flatover one

million urban families per year. Meanwhile, housingnsactions and price growth momentum are likelgoften due
to tighter liquidity environment for mortgagers aselelopers, rising inventory levels and the higsébof 2013. We
will continue to track changes in government polisyd demographic profiles, and adapt our businesfehto suit

evolving trends.
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The Board of Directors (the "Board") of Shui On ddrimited (the "Company" or "Shui On Land") heredoynounces
the audited consolidated results of the Companyi@mnsubsidiaries (collectively the "Group") foretlyear ended 31
December 2013 as follows:

CONSOLIDATED STATEMENT OF PROFIT OR LOSS

Notes 2013 2012
HKD'million RMB'million HKD'million RMB'million
(Note 2) (Note 2)
Turnover
- The Group 4 12,314 9,828 5,926 4,821
- Share of associates 327 261 333 271
12,641 10,089 6,259 5,092
Turnover of the Group 4 12,314 9,828 5,926 4,821
Cost of sales (8,361) (6,673 (3,394) (2,761)
Gross profit 3,953 3,155 2,532 2,060
Other income 754 602 347 282
Selling and marketing expenses (411) (328) (254) (207)
General and administrative expenses (1,175) (938) (907) (738)
Operating profit 5 3,121 2,491 1,718 1,397
Increase in fair value of
investment properties 3,649 2,912 3,316 2,698
Share of results of associates (223) (178) 100 82
Finance costs, inclusive of exchange 6
differences (562) (448) (564) (459)
Profit before taxation 5,985 4777 4,570 3,718
Taxation 7 (2,596) (2,072 (1,675) (1,363)
Profit for the year 3,389 2,705 2,895 2,355
Attributable to:
Shareholders of the Company 2,663 2,125 2,494 2,029
Owners of perpetual capital securities 393 314 23 19
Other non-controlling shareholders
of subsidiaries 333 266 378 307
726 580 401 326
3,389 2,705 2,895 2,355
(Restated) (Restated)
Earnings per share 9
Basic HKDO0.35 RMBO0.28 HKDO0.39 RMBO0.32
Diluted HKDO0.35 RMBO0.28 HKDO0.36 RMBO0.29
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CONSOLIDATED STATEMENT OF PROFIT OR LOSS AND OTHER COMPREHENSIVE INCOME

2013 2012
HKD'million RMB'million HKD'million RMB'million
(Note 2) (Note 2)
Profit for the year 3,389 2,705 2,895 2,355
Other comprehensive income (expense)
Items that may be subsequently
reclassified to profit or loss:
Exchange difference arising on
translation of foreign operations (18) (24) (64) (52)
Fair value adjustments on interest rate
swaps designated as cash flow hedges 18 14 66 54
Net adjustment of hedge reserve
reclassified to profit or loss upon early
termination of interest rate swaps - - (58) 47
Fair value adjustments on cross
currency swaps designated as
cash flow hedges (123) (98) = -
Reclassification from hedge reserve
to profit or loss 94 75 = -
Items that will not be reclassified
subsequently to profit or loss:
Remeasurement of defined benefit
obligations (48) (38) = -
Revaluation increase upon transfer from
property, plant and equipment
and prepaid lease payments
to investment properties 39 31 = -
Other comprehensive expense
for the year (38) (30) (56) (45)
Total comprehensive income
for the year 3,351 2,675 2,839 2,310
Total comprehensive income
attributable to:
Shareholders of the Company 2,625 2,095 2,438 1,984
Owners of perpetual capital securities 393 314 23 19
Other non-controlling shareholders
of subsidiaries 333 266 378 307
726 580 401 326
3,351 2,675 2,839 2,310

Page 25



CONSOLIDATED STATEMENT OF FINANCIAL POSITION

Non-current assets
Investment properties
Property, plant and equipment
Prepaid lease payments
Interests in associates
Interests in joint ventures
Loans to associates
Accounts receivable
Loan to a joint venture
Pledged bank deposits
Deferred tax assets

Current assets

Properties under development for sale

Properties held for sale

Accounts receivable, deposits and prepayments

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
Tax liabilities

Bank and other borrowings — due within one year
Convertible bonds

Notes

Net current assets

Total assets less current liabilities
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Notes

10

10

11

2013 2012
RMB'million RMB'million
50,273 46,624
3,577 3,782
586 671
1,086 1,264
25 -
1,654 1,659
171 102
675 -
2,747 1,720
100 93
60,894 55,915
22,711 20,150
1,536 3,274
5,066 2,606
564 484
347 210
51 65
824 443
1,231 183
5,378 6,287
37,708 33,702
11,046 7,903
411 782
- 11
634 530
823 908
6,315 5,103
- 2,346
- 2,980
19,229 20,563
18,479 13,139
79,373 69,054




CONSOLIDATED STATEMENT OF FINANCIAL POSITION - CONT INUED

2013 2012
Notes RMB'million RMB'million

Capital and reserves

Share capital 12 145 114
Reserves 36,010 31,367
Equity attributable to shareholders of the Company 36,155 31,481
Perpetual capital securities 3,094 3,093
Other non-controlling shareholders of subsidiaries 2,925 2,694
6,019 5,787
Total equity 42,174 37,268
Non-current liabilities
Bank and other borrowings — due after one year 18,051 13,700
Convertible bonds 395 -
Notes 10,330 10,539
Derivative financial instruments designated as imglmstruments 105 23
Loans from non-controlling shareholders of subsid&a 2,605 2,484
Deferred tax liabilities 5,662 5,028
Defined benefit liabilities 51 12
37,199 31,786
Total equity and non-current liabilities 79,373 69,054
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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 Listirigsecurities on The Stock Exchange of Hong Kongitdth(the
"Listing Rules") and with International Financia¢porting Standards.

2. Presentation
The Hong Kong dollar figures presented in the cbidated statement of profit or loss and consolidatatement of
profit or loss and other comprehensive income hoava for reference only and have been arrived std@n the

exchange rate of RMB1.000 to HKD1.253 for 2013 &B1.000 to HKD1.229 for 2012, being the average
exchange rates that prevailed during the respegtiaes.

3. Application of New and Revised International Fincial Reporting Standards (IFRSS")

In the current year, the Group has applied theWillg new and revised IFRSs, which are effectivetlie Group's
financial year beginning on 1 January 2013.

Amendments to IFRSs Annual Improvements to35R009 - 2011 Cycle
Amendments to IFRS 7 Disclosures - Offsetftimgancial Assets and Financial Liabilities
Amendments to IFRS 10, Consolidated Finargfalements, Joint Arrangements
IFRS 11 and IFRS 12 and Disclosure ofrkgts in Other Entities: Transition Guidance
IFRS 10 Consolidated Financial Statements
IFRS 11 Joint Arrangements
IFRS 12 Disclosure of Interests in Othetities
IFRS 13 Fair Value Measurement
IAS 19 (as revised in 2011) Employee Benefits
IAS 27 (as revised in 2011) Separate Finar&tialements
IAS 28 (as revised in 2011) Investments in Aggties and Joint Ventures
Amendments to IAS 1 Presentation of Items tife® Comprehensive Income
IFRIC 20 Stripping Costs in the ProductiRimase of a Surface Mine

Except as described below, the application of tee and revised IFRSs in the current year has hachaterial
impact on the Group's financial performance andtipos for the current and prior years and/or o disclosures
set out in these consolidated financial statements.

IFRS 12 Disclosure of Interests in Other Entities

The Group has applied IFRS 12 for the first timdahia current year. IFRS 12 is a new disclosuredstahand is
applicable to entities that have interests in glibges, joint arrangements, associates and/or nsotidated
structured entities. In general, the applicatidnlkRS 12 has resulted in more extensive disclasunethe
consolidated financial statements.

IFRS 13 Fair Value Measurement

The Group has applied IFRS 13 for the first timethe current year. IFRS 13 establishes a singlgcsoof
guidance for, and disclosures about, fair value smesments. The scope of IFRS 13 is broad: theviue
measurement requirements of IFRS 13 apply to bo#néial instrument items and non-financial instemtnitems
for which other IFRSs require or permit fair valoneasurements and disclosures about fair value merasats,
except for share-based payment transactions tleatvehin the scope of IFRS 2 Share-based Paymeasirig
transactions that are within the scope of IAS 1@des, and measurements that have some similadtfag value
but are not fair value (e.g. net realisable valae the purposes of measuring inventories or vatueise for
impairment assessment purposes).
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3. Application of New and Revised International Fimncial Reporting Standards (“IFRSs”) - continued
IFRS 13 Fair Value Measurement - continued

IFRS 13 defines the fair value of an asset as tioe phat would be received to sell an asset (o fratransfer a
liability, in the case of determining the fair valof a liability) in an orderly transaction in tpencipal (or most
advantageous) market at the measurement date ondent market conditions. Fair value under IFR3Sislan
exit price regardless of whether that price is dlyeobservable or estimated using another valoatezhnique.
Also, IFRS 13 includes extensive disclosure requinets.

A fair value measurement of a non-financial asaked into account a market participant's abilitygemerate
economic benefits by using the asset in its highest best use or by selling it to another marketigyggant that
would use the asset in its highest and best use.

IFRS 13 requires prospective application. In agance with the transitional provisions of IFRS tt#& Group has
not made any new disclosures required by IFRS t3He 2012 comparative period. Other than the amidit
disclosures, the application of IFRS 13 has not hag material impact on the amounts recognisedha t
consolidated financial statements.

Amendments to IAS 1 Presentation of Items of Othe€omprehensive Income

The Group has applied the amendments to IAS 1 Riag#en of Items of Other Comprehensive Income. otJthe

adoption of the amendments to IAS 1, the Grouptestent of comprehensive income is renamed addterent
of profit or loss and other comprehensive incoma e income statement is renamed as the staterhpnofit or

loss. The amendments to IAS 1 retain the optigorésent profit or loss and other comprehensivernein either
a single statement or in two separate but consecstatements. Furthermore, the amendments tallA&yjuire
additional disclosures to be made in the other cehmnsive income section such that items of otbepecehensive
income are grouped into two categories: (a) itemas will not be reclassified subsequently to profiloss and (b)
items that may be reclassified subsequently tatpsoloss when specific conditions are met. Inediax on items
of other comprehensive income is required to becated on the same basis - the amendments do angehhe
option to present items of other comprehensivermeeither before tax or net of tax. The amendmieae been
applied retrospectively, and hence the presentatfatems of other comprehensive income has beedified to

reflect the changes. Other than the above memtipnesentation changes, the application of the dments to
IAS 1 does not result in any impact on profit adpother comprehensive income and total compraefeemsome.

IAS 19 Employee Benefits (as revised in 2011)

In the current year, the Group has applied IAS I8pEyee Benefits (as revised in 2011) and the edlat
consequential amendments for the first time. A5 (4s revised in 2011) changes the accounting éfined
benefit plans and termination benefits. The mugticant change relates to the accounting fomges in defined
benefit obligations and plan assets. The amendmesguire the recognition of changes in definedeben
obligations and in the fair value of plan assetemvhthey occur, and hence eliminate the 'corridgrr@gch’
permitted under the previous version of IAS 19 andelerate the recognition of past service cosMdl. actuarial
gains and losses are recognised immediately throtlgdr comprehensive income in order for the nesjpm asset
or liability recognised in the consolidated statatr@ financial position to reflect the full valwe the plan deficit or
surplus. Furthermore, the interest cost and erdeaturn on plan assets used in the previousoreddi IAS 19
are replaced with a 'net interest' amount under 18Sas revised in 2011), which is calculated bply@pg the
discount rate to the net defined benefit liabibtyasset. The application of IAS 19 (as reviseddhl) has had no
material impact on the results and the financiaiiam of the Group for current and prior years.ccérdingly, no
adjustment is presented on the Group's basic dmediearnings per share for the current and pears.
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3. Application of New and Revised International Fincial Reporting Standards (IFRSS") - continued

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

Amendments to IFRSs Annual Improvements ta3§R010 - 2012 Cydle
Amendments to IFRSs Annual Improvements to3§R011 - 2013 Cyde

IFRS 9 Financial Instrumehts

Amendments to IFRS 9 and IFRS 7 Mandatory EffecDate of IFRS 9 and Transition Disclosdres
Amendments to IFRS 10, IFRS 12 and IAS 27  InvestrRetities

Amendments to IAS 19 Defined Benefit Plansplfiyee Contributiorfs

Amendments to IAS 32 Offsetting Financial Assand Financial Liabiliti€'s
Amendments to IAS 36 Recoverable Amount Disates for Non-Financial Asséts
Amendments to IAS 39 Novation of Derivativesl &ontinuation of Hedge Accountihg
IFRIC 21 Levies

! Effective for annual periods beginning on or aftelanuary 2014, with earlier application permitted

? Effective for annual periods beginning on or afleduly 2014, with certain exceptions. Early apgiion is
permitted.

® Available for application - the mandatory effeetittate will be determined when the outstanding ghas IFRS 9
are finalised.

IFRS 9 Financial Instruments

IFRS 9 issued in 2009 introduces new requirementsttfe classification and measurement of finanasdets.
IFRS 9 was subsequently amended in 2010 to indlneleequirements for the classification and measerng of
financial liabilities and for derecognition, andther amended in 2013 to include the new requiresnfar hedge
accounting.

Key requirements of IFRS 9 are described as follows

. All recognised financial assets that are witlie scope of IAS 39 Financial Instruments: Recogni&nd
Measurement are subsequently measured at amoctiseédr fair value. Specifically, debt investmetiat
are held within a business model whose objectivioisollect the contractual cash flows, and thateha
contractual cash flows that are solely paymentgrofcipal and interest on the principal outstandarg
generally measured at amortised cost at the endubsequent accounting periods. All other debt
investments and equity investments are measurddeat fair values at the end of subsequent repprtin
periods. In addition, under IFRS 9, entities makean irrevocable election to present subsequramiges
in the fair value of an equity investment (than@ held for trading) in other comprehensive incomith
only dividend income generally recognised in profitoss.

. With regard to the measurement of financial liies designated as at fair value through prafitoss, IFRS
9 requires that the amount of change in the fdurevaf the financial liability that is attributabte changes in
the credit risk of that liability is presented ither comprehensive income, unless the recognitfothe
effects of changes in the liability's credit risk dther comprehensive income would create or emlary
accounting mismatch in profit or loss. Changefinvalue of financial liabilities attributable thanges in
the financial liabilities' credit risk are not selgsiently reclassified to profit or loss. Under IRS, the
entire amount of the change in the fair value effthancial liability designated as fair value thgh profit or
loss was presented in profit or loss.
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3. Application of New and Revised International Fimncial Reporting Standards ("IFRSs") - continued
IFRS 9 Financial Instruments - continued

The new general hedge accounting requirementsnréta three types of hedge accounting. Howeveratgr
flexibility has been introduced to the types ohsgactions eligible for hedge accounting, specifjdatoadening the
types of instruments that qualify for hedging ingtents and the types of risk components of nomfiizd items that
are eligible for hedge accounting. In additiore #ffectiveness test has been overhauled and eeblaith the
principle of an 'economic relationship'. Retrogecassessment of hedge effectiveness is alsonget required.
Enhanced disclosure requirements about an emigil(snanagement activities have also been intradluce

The Directors of the Company anticipate that thglieation of IFRS 9 will not have a significant it on amounts
reported in respect of the Group's financial assedisfinancial liabilities.
4. Turnover and Segmental Information

An analysis of the turnover of the Group and slehternover of associates for the year is as fadlow

2013 2012
Share of Share of
Group associates Total Grour  associates Total

RMB'million RMB'million RMB'million RMB'million RMB'million RMB'million
Property developmen:
Property sale 8,361 23C 8,591 3,541 244 3,78E

Property investment:
Rental income received frc

investment propertis 1,04¢ 31 1,C79 952 27 979
Income from hotel operatio 28¢ - 28¢ 19z - 193
Property managemt

fee incom 25 - 25 3€ - 36
Rental related incon 78 - 78 68 - 68

1,44C 31 1471 1,24¢ 27 1,27¢
Others 27 - 27 31 - 31
Total 9,828 261 10,089 4,821 271 5,092

For management purposes, the Group is organisest] lmas its business activities, which are broadkggarised
into property development and property investment.

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

Property development -  development and sale ofgutigs
Property investment - offices and retail shopsngitproperty management and hotel operations

Included in the Group’s property sales of RMB8,36ilion (2012: RMB3,541 million) is revenue arisirfigpm

sales of residential properties of RMB4,897 milligg012: RMB3,177 million), commercial properties of
RMB3,086 million (2012: RMB70 million) and other§ RMB378 million (2012: RMB294 million).
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4. Turnover and Segmental Information - continued

For the year ended 31 December 2013

SEGMENT REVENUE
Turnover of the Group
Share of turnover of associates

Total segment revenue

SEGMENT RESULTS
Segment results of the Group

Interest income
Share of results of associates
Gain on disposal of subsidiaries

Reportable segment

Finance costs, inclusive of exchange differences

Net unallocated expenses

Profit before taxation
Taxation

Profit for the year

For the year ended 31 December 2012

SEGMENT REVENUE
Turnover of the Group
Share of turnover of associates

Total segment revenue

SEGMENT RESULTS
Segment results of the Group

Interest income
Gain on acquisition of subsidiaries
Share of results of associates

Finance costs, inclusive of exchange differences

Net unallocated expenses

Profit before taxation
Taxation

Profit for the year

Property Property
development investment Total Others  Consolidated
RMB'million  RMB'milion  RMB'million RMB'million RMB 'million
8,361 1,440 9,801 27 9,828
230 31 261 - 261
8,591 1,471 10,062 27 10,089
1,747 3,631 5,378 9 5,387
229
(178)
159
(448)
(372)
4,777
(2,072)
2,705

Reportable segment

Property Property
development investment Total Others  Consolidated
RMB'million  RMB'million RMB'million RMB'million RMB 'million
3,541 1,249 4,790 31 4,821
244 27 271 - 271
3,785 1,276 5,061 31 5,092
928 3,301 4,229 19 4,248
181
50
82
(459)
(384)
3,718
(1,363)
2,355

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

Segment results represent the profit earned by eagment without allocation of central administraticosts,
Directors' salaries, interest income, gain on agtijon of subsidiaries, gain on disposal of sulzsids, share of
results of associates, finance costs and exchaiffgeedces. This is the measure reported to thefabperating
decision makers who are the Executive Directorghef Company for the purpose of resource allocatind

performance 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 andggent

Loss on disposal of property, plant and equipment

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 propertigden construction

or development, properties under development fier sa
and hotels under development

Cost of properties sold recognised as an expense

Minimum lease payment under operating leases
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2013 2012
RMB'million RMB'million
5 5
193 177
1) (1)
192 176
13 14
(11) (12)
2 2

- 1

2 2
19 29
1 2

2 6
24 39
463 404
36 27
9 12
508 443
532 482
(149) (146)
383 336
6,049 2,178
43 43



6. Finance Costs, Inclusive of Exchange Differences

Interest on bank and other borrowings
- wholly repayable within five years
- not wholly repayable within five years
Interest on loans from non-controlling shareholddrsubsidiaries
wholly repayable within five years
Imputed interest on loans from non-controlling staiders of subsidiaries
Interest on amount due to a related company
Interest on convertible bonds
Interest on notes
Net interest expense from cross currency swapgssid as
cash flow hedges
Net interest expense from interest rate swaps datgd as cash flow hedges

Total interest costs

Less: Amount capitalised to investment propertigden construction
or development, properties under development fier sa
and hotels under development

Interest expense charged to profit or loss
Net exchange gain on bank borrowings and othendimg activities
Others

2013 2012
RMB'million RMB'million
1,309 910
117 153
141 151
41 15
1 5
292 243
1,162 972
23 -
17 38
3,103 2,487
(2,500) (2,002)
603 485
(363) (54)
208 28
448 459

Borrowing costs capitalised during the year whiabsa on the general borrowing pool of the Groupeveadculated
by applying a capitalisation rate of approximat&l$% (2012: 7.6%) per annum to expenditure on thadifging

assets.

7. Taxation

PRC Enterprise Income Tax
- Current provision

Deferred taxation
- Provision for the year

PRC Land Appreciation Tax
- Provision for the year

2013 2012
RMB'million RMB'million
459 419

973 610

640 334

2,072 1,363

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

from, Hong Kong.

PRC Enterprise Income Tax has been provided fdheatapplicable income tax rate of 25% (2012: 25%)te

assessable profits of the companies in the Groupgithe year.
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7. Taxation - continued

The PRC Enterprise Income Tax Law requires withingldax to be levied on distribution of profits rad by PRC
entities for profits generated after 1 January 2808&te of 5% for Hong Kong resident companiesl, ainrate of
10% for companies incorporated in BVI and Mauritiudich are the beneficial owners of the divideadeived.
As at 31 December 2013 and 31 December 2012, ddfeax was provided for in full in respect of tieenporary
differences 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 hasnbgrovided at ranges of progressive rates of pipeegiation
value, with certain allowable deductions includitend costs, borrowing costs and the relevant ptgper
development expenditures.

8. Dividends
2013 2012
RMB'million RMB'million

Interim dividend paid in respect of 2013 of HKDQ2Q2er share

(2012: HKDO0.025 per share) 140 122
Final dividend proposed in respect of 2013 of HKIA0per share
(2012: HKDO.035 per share) 253 223

393 345

A final dividend for the year ended 31 December61HKDO0.04 (equivalent to RMBO0.03) per share, antong
to HKD320 million (equivalent to RMB253 million) iaggregate, was proposed by the Directors on 12iM2014
and is subject to the approval of the shareholdetise forthcoming annual general meeting.

In September 2013, an interim dividend in respdéck@l3 of HKDO0.022 (equivalent to RMB0.017) per sha
amounting to HKD176 million (equivalent to RMB140llon) in aggregate, was paid to the shareholdgrthe
Company.

In May 2013, a final dividend in respect of 2012HKDO0.035 (equivalent to RMB0.028) per share, antimgnto
HKD280 million (equivalent to RMB223 million) in agegate, was approved by the shareholders of thep&ay at
the annual general meeting on 29 May 2013 and waiaktp the shareholders of the Company in June.2013

In October 2012, an interim dividend in respect26fl2 of HKDO0.025 (equivalent to RMBO0.021) per share
amounting to HKD145 million (equivalent to RMB122llinn) in aggregate was paid to the shareholddrthe
Company. The 2012 interim dividend was paid in fbem of cash and/or shares of the Company as the
shareholders were given the option to elect toiveaseir dividend in new, fully paid shares indief all or part of
cash. 65.5% of the shareholdings elected to recdiares in lieu of cash dividends at share pfittkd2.932 per
share and accordingly, 33,360,452 new and fully madinary shares of the Company were issued. €Thesv
ordinary shares rank pari passu to the existingeshaf the Company.

In June 2012, a final dividend in respect of 200HKDO0.10 (equivalent to RMBO0.08) per share wasrappd by
the shareholders of the Company at the annual gemereting on 7 June 2012. The 2011 final dividesad paid
in July 2012 in the form of cash and/or sharesvef@ompany as the shareholders were given opticectve their
dividend in new, fully paid shares in lieu of aflfart of cash. 70.5% of the shareholdings eleitedceive shares
in lieu of cash dividends at share price of HKD®.Jpér share and accordingly, 129,436,566 new altyl gaid
ordinary shares of the Company were issued. Thegeordinary shares rank pari passu to the existiages of
the Company.

162,797,018 ordinary shares of the Company in ggdeewere issued during the year ended 31 Dece@ier on
the shareholders' election to receive shares. ilBefahese shares issuance 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:

2013 2012
RMB'million  RMB'million
Earnings
Earnings for the purposes of basic earnings peesira diluted earnings per
share, being profit for the year attributable targholders of the Company 2,125 2,029
2013 2012
'million 'million
(Restated)

Number of shares

Weighted average number of ordinary shares foptipose of

basic earnings per share 7,491 6,350
Effect of dilutive potential shares:

Convertible bonds 128 766
Weighted average number of ordinary shares foptinpose of

diluted earnings per share 7,619 7,116
Basic earnings per shar (note (c) RMBO0.28 RMBO0.32

HKDO0.35 HKDO0.39

Diluted earnings per share (note (c) RMBO0.28 RMBO0.29
HKDO0.35 HKDO0.36

Notes:

(@) The weighted average number of ordinary shiarethe purpose of basic earnings per share foB 20t
2012 have been adjusted for the bonus elementoaights issue completed on 20 May 2013.

(b) There are no dilution effects for share optigrented as the exercise prices of these sharenspgranted
were higher than the average market price for 20082012.

(© 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 HKD1f262013 and RMB1.000 to HKD1.229 for 2012,
being the average exchange rates that prevailédgdilve respective years.
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10. Accounts Receivable, Deposits and Prepayments

2013 2012
RMB'million RMB'million

Non-current accounts receivable comprise:
Rental receivables in respect of rent-free periods 96 102
Trade receivables 75 -
171 102

Current accounts receivable comprise:

Trade receivables 561 316
Prepayments of relocation cost®{g 3,677 1,695
Other deposits, prepayments and receivables 828 595
5,066 2,606

Note:

The balance represents the amounts that will bitatigpd to properties under development for sale@on as the
relocation has been completed, and such reloc@tiocess is in accordance with the Group's normataimg
cycle. The balance is not expected to be realigddnitwelve months from the end of the reportirggipd.

Trade receivables comprise:

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

(i) rental receivables which are due for settlementugsuance of monthly debit notes to the tenants.

Included in the Group's accounts receivable, dép@asid prepayments are trade receivable balancB818636
million (2012: RMB316 million), of which 67% (201Z:1%) are aged less than 90 days, and 33% (20%2) 2&
aged over 180 days, based on the dates on whiehuewvas recognised.

Included in the Group's trade receivable balancegabtors with aggregate carrying amount of RMB#lion
(2012: RMB13 million) which are past due at the ehthe reporting period for which the Group has provided
for impairment loss, of which 84% (2012: 54%) aestpdue within 90 days, and 16% (2012: 46%) ar¢ ghaes
over 90 days, based on the repayment terms sdhdhe sales and purchase agreements or debit totide
tenants. No provision for impairment is considenedessary in respect of these balances as themohagen a
significant change in credit quality and the batmare still considered fully recoverable.

In determining the recoverability of a trade reedie, the Group considers any change in the coedility of the
trade receivable from the date credit was initightgnted up to the date of the reporting periodownce for bad
and doubtful debts are generally not required émtal receivables as the Group has collected reefadsits from
the tenants to secure any potential losses froroligatible debts.
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11. Accounts Payable, Deposits Received and Accru€tiarges

2013 2012
RMB'million RMB'million
Trade payables 3,466 2,568
Retention payables ¢t 458 448
Deed tax, business tax and other tax payables 355 325
Deposits received and receipt in advance from ptpales 5,805 3,551
Deposits received and receipt in advance in reggect
rental of investment properties 396 324
Deposit received in respect of partial disposaadity interests
in subsidiaries - 352
Accrued charges 566 335
11,046 7,903

Note: Retention payables are expected to be paid uporexpey of the retention periods according to the
respective contracts.

Included in the Group's accounts payable, depositeived and accrued charges are trade payablackalaf

RMB3,466 million (2012: RMB2,568 million), of whici6% (2012: 95%) are aged less than 30 days, 19%2(2
1%) are aged between 31 to 60 days, 1% (2012: t&@ged between 61 days to 90 days, and 4% (204Rai

aged more than 90 days, based on invoice date.

12. Share Capital

Authorised Issued and fully paid
Number o Number of
Ordinary shares of USD0.0025 each shares uUSD'000 shares usD'000
At 1 January 2012 12,000,000,000 30,000 5,211,587,98 13,029
Issue of shares in lieu of
cash dividendsnpte § - - 162,797,018 407
Issue of new shares for the
acquisition of equity interests
in subsidiaries - - 626,909,643 1,567
At 31 December 2012 12,000,000,000 30,000 6,0016224, 15,003
Issue of shares under rights issue
(note) - - 2,000,431,547 5,001
At 31 December 2013 12,000,000,000 30,000 8,001,729, 20,004
2013 2012
RMB'million RMB'million
Shown in the consolidated statement of financialitmn as 145 114

Note:

On 20 May 2013, the Company completed the riglsgeidy issuing 2,000,431,547 rights shares on dies lof

one rights share for every three existing shates sabscription price of HKD1.84 per rights sh@Rights Issue").
The cash proceeds of approximately HKD3,681 milllequivalent to RMB2,937 million), before shareuiss
expenses of HKD48 million (equivalent to RMB38 maill), are used to finance the land relocation, yept of

existing debts, and for general working capitathe Group. These shares rank pari passu withhre eéxisting
shares in issue in all aspects.
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Financial Review

Turnover of the Groupncreased significantly by 104% to RMB9,828 mitli¢2012: RMB4,821 million), primarily
due to the increase in recognised property sal2813.

Property salesncreased by 136% to RMB8,361 million (2012: RMB&, million) as a result of new revenue of
RMB1,864 million attributable to delivery of the &tghai KIC residential project arh-blocsales of commercial
buildings 3, 4, 5, 6, 7 and 8 Corporate Avenuehimm €hongqging Tiandi that amounted to RMB3,078 miilli Area
handed over increased to 502,100 sq.m. (2012: @9%@.m.). Details of property sales during tharyended 31
December 2013 are contained in the paragraph héRdeperty Sales" in the Business Review Section.

Rental and related incom&om investment properties of the Group rose b$1® RMB1,440 million (2012:
RMB1,249 million), principally due to additionalaame of RMB23 million and RMB55 million contributédrough

the acquisitions of Shanghai Shui On Plaza and @f@anLangham Xintiandi Hotel. These acquisitionsrav
completed in March 2012. Other than the revenméritmited by these newly acquired properties, tent@mme grew
by 12% in the year 2013. Details of the businesfopmance of investment properties are containdgte paragraph
headed “Investment Property” in the Business Re8eation.

Gross profitfor 2013 increased to RMB3,155 million (2012: RMB&) million). Gross profit margin decreased to
32% (2012: 43%). The decline in gross profit mangas mainly because in 2013, more turnover ofdteup came
from property sales where the gross profit margwese lower than rental and related income. Groefitpnargin
from property sales decreased to 27% (2012: 38%)rasult of more deliveries from the Chongqgingn@iiavhere the
gross profit margin was lower. Chongqing Tiandiperty sales accounted for 51% (2012: 34%) of aked property
sales.

Other incomeincreased by 113% to RMB602 million (2012: RMB28%#llion) comprising interest income of
RMB229 million (2012: RMB181 million), grants reweid from local government and sundry income of R@B1
million (2012: RMB51 million) together with the Gup’s gain of RMB210 million from disposal of Shamagh
Taipingqgiao Lot 126 and other investment propert&¥l2: RMB50 million from acquisition of ShangHaangham
Xintiandi Hotel).

Selling and marketing expensegreased by 58% to RMB328 million (2012: RMB2017lion) mainly due to the
increase in contracted sales achieved by the Gfexgduding sales by associates) of 64% to 356, ¢M.s(2012:
218,100 sg.m. omittingn-blocsales that incurred fewer marketing and promotiexakenses).

General and administrative expensasreased by 27% to RMB938 million (2012: RMB738lion). The increase
was principally due to the addition of a professiocommercial and leasing team from Taubman TCBDe&gember
2012, setting up China Xintiandi Limited on 1 Ma2bil 3 and engaging more advisory firms for a rasfgeervices.

The various factors described above brought abouiaease iOperating profitby 78% to RMB2,491 million (2012:
RMB1,397 million).

Increase in fair value of investment propertiemached RMB2,912 million (2012: RMB2,698 milliorgf which
RMB749 million (2012: RMB708 million) was derivedoin completed investment properties and RMB2,168ami
(2012: RMB1,990 million) from investment propertiesder construction or development. Details of ithestment
properties are contained in the paragraph heagedsiment Property" in the Business Review Section.

Share of results of associatespresented a net loss of RMB178 million (2012: gein of RMB82 million), which
included a revaluation loss on the investment ptaseand properties under development for sales ¢h related
taxes) amounting to RMB129 million (2012: net gafrRMB88 miillion) attributable to the Group.

Finance costs, inclusive of exchange gamounted to RMB448 million (2012: RMB459 million)Total interest
costs increased to RMB3,103 million (2012: RMB2,481lion). Of these interest costs, 81% (2012: 8086
RMB2,500 million (2012: RMB2,002 million) were cagiised as cost of property development, with #maining
19% (2012: 20%) interest relating to mortgage loanscompleted properties and borrowings for genemaking
capital purposes being expensed. Exchange gaiRMB363 million (2012: RMB54 million) was due to the
appreciation of the RMB against the HKD and the USR013.
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Profit before taxatiorincreased by 28% to RMB4,777 million (2012: RMB3&#illion), as a result of the various
factors outlined above.

Taxationincreased by 52% to RMB2,072 million (2012: RMB1336illion). The effective tax rate for the year 201
was 33.3% (2012: 29.9%), after excluding the lapdreciation tax of RMB640 million (2012: RMB334 toh)
which was assessed based on the appreciation ohlhe sold properties, together with its correspog enterprise
income tax effect of RMB160 million (2012: RMB83 lhimn). The increase in effective tax rate resultesm the
increase in interest from offshore borrowings #rat not deductible in the PRC.

Profit attributable to shareholders of the Compdoy2013 was RMB2,125 million, an increase of 5¥ew compared
to 2012 (2012: RMB2,029 million). Return on equity 2013 was 6.8% (2012: 7.3%), which was calcddtased on
profit attributable to shareholders for the yearidd by shareholders’ equity at the beginninghef year.

Core earnings of the Group were as follows:

2013 2012 Change
RMB'million RMB'million %
Profit attributable to shareholders of the Company 2125 2,029 5%
Increase in fair value of investment properties (2,912) (2,698)
Effect of corresponding deferred tax charges 728 642
Realised fair value gains of investment propedieposed 773 18
Share of results of associates
Fair value gains of investment properties 47 (117)
Effect of corresponding deferred tax charges 12 29
(1,446) (2,126) (32%)
Non-controlling interests 190 298
Net effect of changes in the valuation of investhpnperties (1,256) (1,828) (31%)
Profit attributable to shareholders of the Complaefpre
revaluation of investment properties 869 201
Add:
Profit attributable to owners of perpetual capse@turities 314 19 1,553%
Core earnings of the Group 1,183 220 438%

Earnings per shar&MB0.28 (2012 restated: RMB0.32) was calculatecdam a weighted average of approximately
7,491 million shares (2012 restated: 6,350 milsbares) in issue during the year ended 31 Deceliis:.

Dividend payable to shareholders of the Company has to lgowith certain covenants under the senior noted an
perpetual capital securities as follows:

= Dividend payable to shareholders of the Compangeftter with any redemption, repurchase or acqoisibf the
Company's shares) should not exceed 20% of the @wytgpconsolidated profit calculated in accordanith
IFRS for the then most recent two semi-annual pgerqrior to payment of the dividend, unless certanditions
pursuant to the terms of the senior notes have fnetn

= In a case where the Company opts to defer the patyoieoupons to the owners of perpetual capitalisges, no

dividend payments should be made to the sharelso@fehe Company unless all coupons so deferred haen
paid in full.
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The Board has resolved to recommend the paymeat26fL3 final dividend of HKDO0.04 per share (201XKD4.035
per share) to shareholders of the Company.

Together with the 2013 interim dividend of HKDO.0@&r share (2012: HKDO0.025 per share) paid in Seaipte 2013
amounting to RMB140 million, the total dividend f@013 was RMB393 million (2012: RMB345 million). iEh
represents a dividend payout ratio of 18% (201tated: 15%).

Capital Structure, Gearing Ratio and Funding

On 20 May 2013, the Company completed a rightseidguissuing 2,000,431,547 rights shares on thes lodone
rights share for every three existing shares, stitascription price of HKD1.84 per rights share. eTrights issue
netted proceeds of approximately RMB2,899 milliolT.hese new shares ranked pari passu with thernrexisthares
in issue in all aspects of the Company.

During the year, the Group repurchased a totatgrat amount of RMB80 million of convertible bondsln addition,
on 29 September 2013, certain convertible bondneldgercised their rights to redeem a total priaicggmount of
RMB2,207 million of convertible bonds. The convelg bonds in issue as of 31 December 2013 totaBRBB.5
million.

On 19 February 2014, the Group issued RMB2,500anilh 6.875% senior notes with a maturity of thyears.

The proceeds from this rights issue and notes $sagee used to finance the land relocations of @ainlaipinggiao
and Rui Hong Xin Cheng projects, repayment of exgsindebtedness including convertible bonds, ardaforking
capital purposes.

The structure of the Group’s borrowings as of 3tddeber 2013 is summarised below:

Due in more  Due in more

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

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

Bank and other borrowings

— RMB 13,774 3,042 2,904 6,935 893
Bank borrowings — HKD 7,906 2,639 3,565 1,702 -
Bank borrowings — USD 2,686 634 1,820 232 -

24,36¢€ 6,31F 8,28¢ 8,86¢ 89:
Convertible bonds — RMB 395 - 395 - -
Notes — RMB 3,591 - 3,591 - -
Notes — SGD 1,238 - 1,238 - -
Notes — USD 5,501 - 5,501 - -

Total 35,091 6,31° 16,014 8,86¢ 89¢

Page 41



Total cash and bank deposits amounted to RMB10jb8lon as of 31 December 2013 (31 December 2012:
RMB8,633 million), which included RMB3,571 millio(81 December 2012: RMB2,163 million) of depositedged

to banks and RMB1,231 million (31 December 2012:B83 million) of restricted bank deposits which @y be
applied to designated property development projactise Group.

As of 31 December 2013, the Group’s net debt balamas RMB24,911 million (31 December 2012: RMB26,03
million) and its total equity was RMB42,174 milliof81 December 2012: RMB37,268 million). The Groupé&t
gearing ratio was 59% as of 31 December 2013 (ZeDber 2012: 70%), calculated on the basis of xthess of the
sum of convertible bonds, notes, bank and otherfdngs net of bank balances and cash (includiegigeéd bank
deposits and restricted bank deposits) over tiad eouity.

Total undrawn banking facilities available to theo@ were approximately RMB13,930 million as of B&cember
2013 (31 December 2012: RMB7,578 million).

Pledged Assets

As of 31 December 2013, the Group had pledgedindetad use rights, completed properties for invesit and sale,
properties under development, accounts receivald, bank and cash balances totalling RMB60,785iamil{31
December 2012: RMB43,203 million) to secure its rbaings of RMB21,857 million (31 December 2012:
RMB16,692 million).

Capital and Other Development Related Commitments

As of 31 December 2013, the Group had contractetrtments for development costs and capital experelin the
amount of RMB12,219 million (31 December 2012: RMBM2 million).

Future Plans for Material Investments and Source§funding

On 31 October 2013, the Company and CXTD Holdinw/lfally owned subsidiary of the Company), entergd an
investment agreement with Brookfield. CXTD Holdirggued to Brookfield, convertible perpetual segesitin an
aggregate principal amount of USD500 million. Thermany also issued to Brookfield, 415 million wats
exercisable for 415 million Company shares at a&r@se price of HKD2.85 per Company share (sulieet cap of
HKD3.62 on gain per Company share and customanddation adjustments).

The Group plans to focus on the development of ekisting landbank that encompasses prime locatioAs.

appropriate opportunities arise, the Group mayi@péte in projects of various sizes wherein itmpetitive strengths
provide advantages. The Group may also pursue pthas, including different ways to acquire larel/elopment
rights for the purpose of undertaking property @ctg or to leverage its master planning expertis@tds increasing
the scale of current operations.

Cash Flow Management and Liquidity Risk

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

The Group’s objective is to maintain a balance eetwcontinuity of funding and flexibility throughcambination of
internal resources, bank borrowings, and debt aitggecurities, as appropriate. The Group is cotalide with the

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

The revenue of the Group is denominated in RMB. ddrevertible bonds and the notes issued in 201®@aad were
also denominated in RMB. As a result, the coupoymamts and the repayment of the principal amouhtth®
convertible bonds and notes issued in 2010 and 861iot expose the Group to any exchange rateAiglkartion of
the revenue, however, is converted into other ogies to meet our foreign-currency-denominated déligations,
such as bank borrowings denominated in HKD and USid, senior notes denominated in SGD and USD issued
2012. As a result, to the extent that the Group heaye a net currency exposure, this exposure welldubject to
fluctuations in foreign exchange rates.

As at 31 December 2013, the Group entered intossatagrency swaps to hedge against the variabifityash flows
arising from the Group’s SGD250 million notes wéthmaturity of three years, due on 26 January 2(AGLE SGD
Notes”). The 2015 SGD Notes are denominated arttedah SGD, and bear coupon at 8% per annum, payab
semi-annually in arrears. Under these swaps, thewould receive interest at a fixed rate of 8%grenum and pay
interest semi-annually at fixed rates ranging fréri7% to 9.68% per annum, based on the notionaluataoof
RMB1,269 million in aggregate.

The relatively stable currency regime of the RMBnriaintained by the PRC Central Government, whiaimfie the

exchange rate to fluctuate only within a predefinadge to a portfolio of various currencies. Gitarse defined
circumstances, the Group does not expect any raliyesidverse effects of the exchange rate fluatmabietween the
RMB and USD/HKD/SGD. Nevertheless, the Group cargsito monitor closely its exposure to the exchaaterisk,
and is prepared to employ derivative financialrinstents to hedge against its exchange rate rigledgéssary.

The Group’s exposure to interest rate risk redui® fluctuations in interest rates. Most of theo@p’'s bank and other
borrowings consist of variable rate debt obligatievith original maturities ranging from two to gmears for project

construction loans, and two to twelve years fortgege loans. Increases in interest rates would raierest expenses
relating to the outstanding variable rate borrowiagd cost of new debts. Fluctuations in interaigtsr may also lead
to significant fluctuations in the fair value oftkebt obligations.

At 31 December 2013, the Group had various outstgnbans that bear variable interests linked ta¢ddKong
Inter-bank Borrowing Rates (“HIBOR”), London Inteank Borrowing Rates (“LIBOR”) and People’s BankGiiina
(“PBOC") Prescribed Interest Rate. The Group hakybd against the variability of cash flow arisingnfi interest rate
fluctuations by entering into interest rate swapsvhich the Group would receive interest at vagafaites at HIBOR
and pay interests at fixed rates ranging from 0.58%.64%; receive interests at variable ratesIBOR and pay
interests at fixed rates ranging from 0.54% to @7and receive interests at 110% of the PBOC Hbestinterest
Rate and pay interests at a fixed rate of 7.52% AB8%, based on the notional amounts of HKD3,22Hom,
USD305 million and RMB456 million, in aggregate.€el®roup continues to monitor closely its exposorenterest
rate risk, and may further consider additional wigive financial instruments to hedge againstetaaining exposure
to interest rate risk, if necessary.

Save as disclosed above, as of 31 December 204.&ribup did not hold any other derivative finanamtruments

which were linked to exchange or interest rate® Ghoup continues to monitor closely its exposarexchange rate
and interest rate risks, and may employ derivdtiancial instruments to hedge against risk whereasary.
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FINAL DIVIDEND

The Board has resolved to recommend the paymeatfioial dividend of HKDO0.04 per share for the yeaded 31
December 2013 (2012: HKDO0.035 per share). Subpettte Company’s shareholders’ approval of the faraldend at
the annual general meeting to be held on 28 May 20t “AGM”), the final dividend is expected to paid on or
about 18 June 2014 to shareholders whose namearamp¢he register of members of the Company onng 2014,
being the record date. In order to qualify for greposed final dividend, all transfer documentsoagganied by the
relevant share certificates must be lodged with@benpany’s branch share registrar in Hong Kong, Qdershare
Hong Kong Investor Services Limited, at Shops 11126, 17/F, Hopewell Centre, 183 Queen’s Road K¥et, Chai,
Hong Kong for registration not later than 4:30 pam.4 June 2014.

CLOSURE OF REGISTER OF MEMBERS

The register of members of the Company will be etoBom Friday, 16 May 2014 to Wednesday, 28 Maj42®oth
days inclusive, during which period no transfeisbéres will be registered. Shareholders whose nap@sar on the
register of members of the Company on 28 May 201 de entitled to attend and vote at the AGMoider to be
eligible to attend and vote at the AGM, all tramslecuments accompanied by the relevant shardicaigis must be
lodged with the Company’s branch share registraHomg Kong, Computershare Hong Kong Investor Sesvic
Limited, at Shops 1712-1716, 17/F, Hopewell CertB8 Queen’s Road East, Wan Chai, Hong Kong faistiegion
not later than 4:30 p.m. on Thursday, 15 May 2014.
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PURCHASE, SALE OR REDEMPTION OF SECURITIES

In September 2010, the Company issued RMB2,720omillSD settled 4.5% convertible bonds due 2018 (@B”).
During the year under review, the Company repumtiasome of the CB with an aggregate principal arhain
RMB80 million on 18 July 2013. The repurchased l®hdd been cancelled in accordance with the tefriteecCB.
Following the cancellation of the repurchased bottts aggregate principal amount of the CB remaimintstanding
was RMB2,640 million. Details of the transactior aet out in the announcement of the Company datedly 2013.

In addition, on 29 September 2013, the Companyereee an aggregate principal amount of RMB2,20608W0 pf
the CB as a result of certain holders of the CBr@sed their options to require the Company to eede¢he CB in
accordance with the terms of the CB. Details oftthasaction are set out in the announcement dEdmpany dated 2
September 2013. Immediately after the redempti@hasnat 31 December 2013, the aggregate prinaipaiiat of the
CB remaining outstanding was RMB433,500,000.

Saved as disclosed above, neither the Companynyoofats subsidiaries has purchased, sold or maddeany of the
Company'’s securities during the year ended 31 Dbee2013.

CORPORATE GOVERNANCE

The Company is committed to enhancing its corpayateernance practices appropriately in the condadtgrowth of
its business, and to reviewing its corporate gawece practices from time to time to ensure they ptpmwith
Appendix 14 of the Rules Governing the Listing efcGrities (the “Listing Rules”) on The Stock Excbamf Hong
Kong Limited (the “CG Code”) and align with its ést developments.

Model Code for Securities Transactions

The Company has adopted the Model Code for Seesiritransactions by Directors of Listed Issuers (iledel
Code") as set out in Appendix 10 of the Listing édubs the code of conduct regarding securitiesdrdions by the
Directors.

Specific enquiry has been made of all the Direcémrs the Directors have confirmed that they haveptied with the
required standard set out in the Model Code througthe year ended 31 December 2013.

To comply with the code provision A.6.4 of the C@de, the Company established and adopted a Codzturities
Transactions by Relevant Employees, on terms n® dagacting than the Model Code, to regulate deslingthe
securities of the Company by certain employeesief@Gompany or any of its subsidiaries who are deamed to be
likely in possession of unpublished inside inforimatin relation to the Company or its securitiesdese of their
offices or employments.

No incident of non-compliance with the Model Codw®ldhe above written guidelines by the Directord eglevant
employees was noted by the Company.
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Board Composition
During the year ended 31 December 2013, the mendbehe Board of Directors of the Company (the “Bifawere
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)

Non-executive Director
Mr. Frankie Y. L. WONG

Independent Non-executive Directors (“INEDS”)
Sir John R. H. BOND

Dr. William K. L. FUNG

Professor Gary C. BIDDLE

Dr. Roger L. McCARTHY

Mr. David J. SHAW

During the year ended 31 December 2013, the mgjofithe members of the Board were INEDs.

Subsequent to the financial year ended 31 DecefiE3, Mr. Freddy C. K. LEE resigned as an Execubuector,
the Chief Executive Officer, a Managing Directodanmember of the Finance Committee of the Compathyeffect
from 10 January 2014. Mr. Philip K. T. WONG has theppointed as an Executive Director, a Managingddr and
a member of the Finance Committee of the Compatly effect from 10 January 2014.

The Board is currently made up of nine memberstal twith three Executive Directors, one Non-exeeuDirector
and five INEDs. The composition of the Board retfethe necessary balance of skills and experiens@atle for
effective leadership of the Company and indepergl@ndecision-making.

Audit Committee

During the year ended 31 December 2013, the Audlibi@ittee consisted of three members. The membelrsedfudit
Committee during the year were Professor Gary OIRIE (“Professor BIDDLE”"), Dr. Roger L. McCARTHY Dr.
McCARTHY") and Mr. Frankie Y. L. WONG.

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

The Audit Committee has reviewed the Group’s imedand annual results for the year ended 31 Dece2bi3,
including the accounting principles and practiceéspaed by the Company, in conjunction with the Camys external
auditors.

Remuneration Committee

During the year ended 31 December 2013, the ReratioerCommittee consisted of three members. Thebeesrof
the Remuneration Committee during the year werd\illiam K. L. FUNG ("Dr. FUNG"), Mr. Vincent H. SLO ("Mr.
LO") and Professor BIDDLE.

Dr. FUNG and Professor BIDDLE are INEDs. The Chamof the Remuneration Committee is Dr. FUNG.

The primary functions of the Remuneration Committezto evaluate the performance and make reconatiend on
the remuneration packages of the Directors ands@minagement, and to evaluate and make recomniemslain
employee benefit arrangements.

Nomination Committee
During the year ended 31 December 2013, the Nomm&ommittee consisted of three members. The megniife
the Nomination Committee during the year were M, ISir John R. H. BOND and Professor BIDDLE.

Sir John R. H. BOND and Professor BIDDLE are INEDIise Chairman of the Nomination Committee is Mr..LO

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

During the year ended 31 December 2013, the Direatho were members of the Finance Committee weard_®,
Sir John R. H. BOND, Dr. FUNG, Professor BIDDLE, .Nfreddy C. K. LEE, Mr. Daniel Y. K. WAN and Mr. &nkie
Y. L. WONG.

Sir John R. H. BOND, Dr. FUNG and Professor BIDD&te INEDs. The Chairman of the Finance Committddris
LO.

The primary functions of the Finance Committee @arestipulate and monitor the financial strategigeslicies and
guidelines of the Group.

Compliance with the CG Code
During the year ended 31 December 2013, the Compasyapplied the principles of and complied withthaé
applicable code provisions of the CG Code.

Further information on the Company’s corporate goaace practices during the year under review vgllset out in
the corporate governance report to be containethenCompany’s 2013 annual report which will be senthe
shareholders of the Company by mid April 2014.

EMPLOYEES AND REMUNERATION POLICY

As of 31 December 2013, the number of employeethénGroup was 3,141 (31 December 2012: 2,964); iwhic
included the headcount of China Xintiandi at 432 [B2cember 2012: 0), the headcount of the propedgagement
business at 1,569 (31 December 2012: 1,438). TiwmupgGprovides a comprehensive benefits packagealior
employees as well as career development opporanifihis includes retirement schemes, share optitieme,
medical insurance, other insurances, in-houseitigion-the-job training, external seminars, anagpams organized
by professional 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 echg our
corporate goals.

SCOPE OF WORK OF MESSRS. DELOITTE TOUCHE TOHMATSU

The figures in respect of the Group’s consolidattdement of financial position as of 31 Decemh#t3? and the
consolidated statement of profit or loss, constéidastatement of profit or loss and other comprsivenincome, and
the related notes thereto for the year then endesktout in the preliminary announcement have beeeed by the
Group’s auditor, Messrs. Deloitte Touche Tohmatsuthe amounts set out in the Group’s audited daleted
financial statements for the year. The work perfednby Messrs. Deloitte Touche Tohmatsu in this e@esdid not
constitute an assurance engagement in accordatitéedamng Kong Standards on Auditing, Hong Kong Stadd on
Review Engagements or Hong Kong Standards on Asserr&ngagements issued by the Hong Kong Instittite o
Certified Public Accountants and consequently reuce has been expressed by Messrs. Deloittdn@diohmatsu

on the preliminary announcement.
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APPRECIATION

As we embark on this new year of challenges, changepossibilities, | would like to thank all whave contributed
to SOL during the year in review. To my fellow Diters, the management team and our employeesnk §@u for
your wisdom, your efforts and your hard work. Tor @lareholders and business partners, | thank gowdur
continued confidence and support.

| would also like to convey my gratitude and appten to Freddy C. K. LEE, who has stepped dowrChgef
Executive Officer and Managing Director. Over trespthree decades, Freddy has made significantilwatins to
Shui On. | wish him all the best in his future es®urs.

With disciplined focus on execution and deliverpelieve we can better build and develop valueoforshareholders
in the years ahead.

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

Hong Kong, 19 March 2014

At the date of this announcement, the executiectdirs of the Company are Mr. Vincent H. S. LO (€han), Mr. Daniel Y. K. WAN and Mr.
Philip K. T. WONG,; the non-executive director of @@mpany is Mr. Frankie Y. L. WONG; and the indepehden-executive directors of the
Company are Sir John R. H. BOND, Dr. William K. L.NG Professor Gary C. BIDDLE, Dr. Roger L. McCARTHY &4r. David J. SHAW.

This announcement contains forward-looking statamamcluding, without limitation, words and express such as "expect,” "believe," "plan,"”
"intend,” "aim," "estimate," "project," "anticipaté "seek," "predict,” "may," "should," "will," "woul" and "could" or similar words or
statements, in particularly statements in relattorfuture events, our future financial, businesotirer performance and development, strategy,
plans, objectives, goals and targets, the futursettgpment of our industry and the future developroéthe general economy of our key markets
and globally.

These statements are based on numerous assumggarding our present and future business stratgy the environment in which we will
operate in the future. These forward-looking stateimeeflect our current views with respect to futekents, are not a guarantee of future
performance and are subject to certain risks, utaiaties and assumptions, including with respedhtfollowing:

= changes in laws and PRC governmental regulationscipsland approval processes in the regions wherel@velop or manage our
projects;

= changes in economic, political and social condisi@nd competition in the cities we operate in, idiolg a downturn in the property

markets;

our business and operating strategies;

our capital expenditure plans;

various business opportunities that we may pursue;

our dividend policy;

our operations and business prospects;

our financial condition and results of operations;

the industry outlook generally;

our proposed completion and delivery dates for pajects;

changes in competitive conditions and our abilitgdmpete under these conditions;

catastrophic losses from fires, floods, windstoreasthquakes, or other adverse weather conditiorsgaties or natural disasters;

our ability to further acquire suitable sites anewiétlop and manage our projects as planned;

availability and changes of loans and other formhfireancing;

departure of key management personnel;

performance of the obligations and undertakingstted independent contractors under various consioactbuilding, interior

decoration and installation contracts;

= exchange rate fluctuations;

= currency exchange restrictions; and

= other factors beyond our control.

This list of important factors is not exhaustivedd&ional factors could cause the actual resultgrfprmance or achievements to differ

materially. We do not make any representation, aafyr or prediction that the results anticipated saych forward-looking statements, which

speak only as of the date of this announcementpwifichieved, and such forward-looking statememtesent, in each case, only one of many
possible scenarios and should not be viewed as tst likely or standard scenario. Subject to theuiegments of applicable laws, rules and

regulations, we do not have any obligation to updatetherwise revise any forward-looking statemeyitst should not place undue reliance on
any forward-looking information.

* For identification purposes only
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