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The grand opening of Palace 66 in Shenyang this year marks
the first page of an exciting new chapter for the Group. As the
Group embarks upon its golden era of growth, we are here to
make our unique mark with each of our world-class properties
that we are set to complete in leading cities on the Mainland.
Palace 66, the first of our many new landmarks, displays the 1
same strokes of genius in design, architectural distinction and
functional excellence - - qualities that the Group has long been
proud to call our own. With its meticulous attention to detail,
fine art and palatial concepts, Palace 66 will not only be the
new icon for Shenyang but also a magnificent lifestyle center
for the city to enjoy.
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Hang Lung Properties Limited
(stock code: 101) is the property arm of
Hang Lung Group Limited (stock code: 10).

We are a top tier property developer in Hong Kong and on
the Mainland with a recognized commitment to quality.

We are a truly diversified property development company as
reflected in our varied portfolio of commercial, retail, office,
residential, serviced apartments, industrial/office and car
park properties. Our primary focus is to acquire the best
sites in the cities where we operate and employ only the top
architectural firms to achieve the highest design quality and
develop the best properties.

In Hong Kong and on the Mainland, our corporate policy is to
constantly review and, where necessary, upgrade our tenant
mix while regularly refurbishing our existing developments so
as to achieve a maximum return on our investments. We also
emphasize value-added services and incentives, which add to
the appeal and marketability of our properties.

Our long-term vision is to expand on the Mainland while
continuing to invest in our home market of Hong Kong, with
the aim of becoming a property developer of the highest
quality in both markets.
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FINANCIAL HIGHLIGHTS

Results
BB EEITETE in HKS$ million 2010 2009
e 1
] Turnover
YHEHE Property leasing
B Hong Kong 2,615 2,474
A B A Mainland China 1,931 1,688
YIS Property sales 7,511 11
=S Total turnover 12,057 4,173
% 3R & i 44 R Net profit attributable to shareholders 22,256 4,130
8= Dividends 2,951 2,736
BRER Per share data
A Earnings $5.37 $1.00
B Dividends
H Interim $0.17 $0.15
REP Final $0.54 $0.51
#Et Total $0.71 $0.66
AR R Shareholders’ equity $21.1 $16.4
BEFAE Net assets $223 $17.2
IR R R Shareholders’ equity 87,944 68,038
LN Pay-out ratio 13% 66%
aER" Gearing ratio ot N/A N/A
N s ES—
Underlying Results
B EEITETE in HKS$ million 2010 2009

e
R SR A B A Al R 2 Underlying net profit attributable to

shareholders Not©? 6,674 2,388
PfEE 3 q
BREF Earnings per share "t 3 $1.61 $0.58
3 FizE 3 g
TRE L= Pay-out ratio "o°3 44% 114%
e s E—

BIE - Notes:

1. BEXR/FEEEREMFEEZLE  FEEER 1. Gearing ratio represents net debt over equity plus net debt. Net debt represents bank
TERRBVEMRLEE  NBRIE S MIRTTER - RiE loans and finance lease obligations, less cash and deposits with banks. Equity comprises
BB sERA R A o S SEIR A e 2 © shareholders’ equity and non-controlling interests.

2. AMSHANEERLEXENER  SHENEEN 2. To facilitate better understanding of the Group'’s operational results, the underlying net
EMBEEEANE S ERFL0RGREMEYZ & profit attributable to shareholders are presented by excluding the effect of adopting Hong
2 ZEARTFEREYENRBRERPEEYENFEZ Kong Accounting Standard 40, Investment Property which requires changes in fair value of
SENW R AR IE LR 18 R IEE IR E RS R S R investment properties and investment properties under development net of related deferred
ABE © tax and non-controlling interests be accounted for in the income statement.

3. BEAEREREEEENERFE - 3. The relevant calculations are based on the underlying net profit attributable to shareholders.

4 EEBEARAR —TTN/ —ZEFR



HEWARFEEEEE Continuous Rental Income and Profit Growth

HEEXRE HEEF BREKRE

Rental Turnover
BEANA=ZTRHLEFE

For the years ended 30 June

Rental Profit
BEANA=THLEFE

For the years ended 30 June

Total Dividends per Share
HERNA=ZTRHIEFE

For the years ended 30 June

BEEET BEBREBT AL
HK$ million HK$ million HK cents
BEFIERE BEFHERER
. 3,726 71 cents
s5000| BAZTH $4.546 59, 4000 | BHZA7S rshiuion 7
Compound million Compound
4500 | 5nnyal growth 3,600 | annual growth 60
4,000 of 16% 40% of 16%
3,000
3,500 50
3,000 35% AR 20
2,500 2,000
2,000 30% 1 500 %
1,500
1,000 zu
1,000 25%
10
500 500
0 20% 0 0
06 07 08 09 10 06 07 08 09 10 06 07 08 09 10
B EHEME Hong Kong leasing
m FEAHFEE Mainland China leasing
= FENHMAEETRE S ELEE I
% of Mainland China leasing of total leasing
turnover
— — —
/3 == . - .
—mBEE{k B Hi#E Persistent Financial Strengths
— — —
REREE BfERE BRI S 8
Cash and Borrowings Gearing Ratio"**" Interest Cover™®?
RANA=+8 RANA=+AH HENA=TBILFE
At 30 June At 30 June For the years ended 30 June
BEEET Bt &
HK$ million % times
$11,535
12,000 million 10 9
10,000 120
8
100
8,000 $6,458
million 6 80
6,000
60 43
4 5
4,000 times
40
2,000 2 20
0%
0 0

06 07 08 09 10

m & R R7T7F 5K Cash and bank deposits

m {25 Borrowings

06 07 08 09 10

06 07 08 09 10

Mz

1.

BEE]

ERRBMERLEE - MBRE RRITHER - BRI

TR R A i e JR PR S o

Notes:

SEETEBRREINFEIE 2 L o SHEIBIEIRTT 1. Gearing ratio represents net debt over equity plus net debt. Net debt represents bank
loans and finance lease obligations, less cash and deposits with banks. Equity comprises

shareholders’ equity and non-controlling interests.

BAEF B EEIERAAIREME Y AN TESE LTS 2. Interest cover represents operating profit before changes in fair value of investment
properties and interest income divided by net interest expenses before interest

WENB & 2608 TR AT B AL AT F A SRS

capitalization.
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Results & Dividend

For the year ended 30 June 2010, turnover nearly tripled to
HK$12,057 million. Net profit attributable to shareholders jumped
more than fourfold to HK$22,256 million. Earnings per share rose
likewise to HK$5.37

When excluding revaluation gain with related deferred taxes and
minority interests, the underlying net profit advanced nearly two
times to HK$6,674 million. Underlying earnings per share similarly
increased to HK$1.61.

The Board recommends a final dividend of HK54 cents per share
which is 6% higher than last year. If approved by shareholders, total
dividends for the full year will be HK71 cents per share, an increase
of 8% compared to that of the year before.

It is gratifying that at this 50th year of our parent Hang Lung Group
Limited (originally called Hang Lung Development Company Limited),
we as its primary subsidiary should reach new heights in both net
profit attributable to shareholders as well as dividend, if approved.

Business Review

The two highlights of this fiscal year were the successful sales of
completed Hong Kong apartments at the beginning and the opening
of Palace 66 in Shenyang towards the very end. The formeris a
further reaping of correct decisions made in the past and the latter
signals a new era for the Company.

The latest opportunity to sell luxury condos in quantity came last
August. We took advantage of it and parted with 425 garden-facing
units at The HarbourSide. We sold about HK$75 billion worth and
reaped almost HK$5.3 billion in profit. This margin of 70% was
never achieved before for this development and was probably the
highest in Hong Kong for similar products. The fact that there were
few, if any, projects which sold as much in the following few months
seemed to indicate that we had absorbed most of the market
demand for the time being.

It is impossible to predict when the next big opportunity will come.
The time prior to last August was almost two years before in
October of 2007. Management believes that the bull market will
one day return especially for luxury apartments like those in our
portfolio.

EEEEARAT —TTN/ —ZTFFR
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Ronnie C. Chan Chairman
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A recent report estimates that about 20% of Hong Kong's high-end
housing is already purchased by our fellow Chinese north of the
border. (For our latest batch, the percentage was far lower since we
had to surprise the market by suddenly announcing the sales. It
took about 24 hours to launch the campaign and almost all of the
425 units were sold within one week. As such, potential Mainland
purchasers were not given enough time to respond.) Their
purchasing power can only be described as enormous especially in
relation to the relatively small Hong Kong luxury sector. This was
one reason we did not rush to sell in the past several years, and
progressively higher profit margins achieved were a confirmation
that our decision was correct.

Inasmuch as the developmental profit is gratifying, | am even more
excited about the opening of our first shopping center on the
Mainland outside of Shanghai. Shenyang Palace 66 heralds an era
where we will open one or more new world-class commercial
complexes each year. Even if we do not buy more land, which is
highly unlikely, this streak will still continue for many years.

The completion of this design-award-winning mall is in itself
meaningful - - our team has successfully executed a sizable
construction project outside of Shanghai. Of more importance will
be the delivery of satisfactory financial return. Initial indication is
that first year performance will be slightly better than that of our
Shanghai developments when they first opened some ten years
ago. Management is hopeful that the rapid growth in rent

HANG LUNG PROPERTIES LIMITED ANNUAL REPORT 2009/10 7
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experienced in Shanghai will be repeated. A decade or so after
inauguration, Plaza 66 and The Grand Gateway are now
commanding approximately 31% unleveraged annual gross yield
on historic costs. That is almost eight times the equivalent
number at the opening.

The expected starting yield of Palace 66 would have been even
better if not for several factors. First, construction cost since the
purchase of the land five years ago has gone up tremendously.
The extraordinarily rapid increase in infrastructure developments all
over the country and the explosion of new building activities in city
after city were unprecedented in human history. Construction
relating to the Beijing Olympics and reconstruction after the May
2008 Sichuan earthquake added tremendous pressure to both
material and especially labor costs. \Workers were simply siphoned
off to those two regions leaving us in a very difficult position.

To illustrate: during the four years between 2005 and 2008 when
construction contracts for Shenyang Palace 66 were awarded,
China’'s CPI (Consumer Price Index) increased by 14%, while the
government’s Construction and Building Services Installation Index
nationwide rose by 22%, whereas the equivalent latter number for
Liaoning Province where Shenyang is the capital city leapt by
28%! This was exactly twice the pace of CPI growth and 27%
more than the national average for the industry. The comparable
figures for the more matured markets of Beijing, Shanghai and
Guangzhou were respectively 16%, 17% and 16%. As such, we
are paying for the faster economic growth of Shenyang and of the
Northeastern region of the country. Fortunately, the rise in GDP
for our two cities in Liaoning province, Shenyang and Dalian,
respectively at 14.1% and 15.1%, is almost 70% faster than the
national average of 8.7%. Increase in retail sales for the two
metropolises is also substantially higher than that of the country
as a whole.

Secondly, in the past five years, the Renminbi has appreciated by
about 20% and construction costs were translated into that much
more in our home currency. The omen is that it will rise even
further and we are taking measures, to the extent possible, to
protect ourselves. Forin the coming years, we will have many
construction bills to settle. The compensating factor is that once
completed, our properties which collect rents in Renminbi will
convert into more Hong Kong dollars.

EEEEARAT —TTN/ —ZTFFR
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Thirdly, there were a host of design-related issues. With Palace 66
being our first Mainland project after Shanghai, we want to ensure
the highest quality. Originally designed to the standard of The Grand
Gateway, we decided, after construction commenced, to upgrade it
to be more akin to Plaza 66 in Shanghai. That is for long-term
competitiveness considerations. Because of its proximity to the
Qing Dynasty Palace, the Shenyang government requested that we
eliminate one floor after the construction contract was awarded. We
also encountered two very severe winters where building work had
to be halted altogether. For the above-mentioned and for coommercial
reasons, we decided to speed up construction towards the last
stretch which added a lot to labor cost.

Whatever the case, Palace 66 is now completed. Unlike most of our
competitors on the Mainland, at the opening we were fully leased
and almost all tenants were ready for business on 26 June when the
ceremony was held. Initial response - - both pedestrian traffic and
sales volume - - was favorable although | would like to observe
further before declaring victory. Previous experiences show that in
the first few years of any mall, many adjustments from tenant mix to
physical details will have to be made in order to arrive at an optimal
state of affairs. Such is the nature of the business.

There is other encouraging news worth reporting. So far Hang Lung
may well be the only real estate company where all the projects
under construction on the Mainland have received gold
precertification of the LEED standard (Leadership in Energy and
Environmental Design) of the U.S. Green Building Council. In the
case of the newly completed Palace 66, it has in fact obtained the
actual gold certificate, perhaps the first shopping center in China to
be so honored.

Besides sustainable development, our building designs are also
virtually unmatched in China. Like Shanghai Plaza 66, many of our
new projects such as Palace 66 in Shenyang, Parc 66 in Jinan, and
Riverside 66 in Tianjin have garnered international awards. Earlier this
year, the last named was further recognized by The American
Institute of Architects, or AIA, in New York City. That too was a
breakthrough for Hong Kong firms operating on the Mainland.

For the past fiscal year, rental income rose by 9%. For Hong Kong it
was 6%, and Shanghai, 14%. In our home city, both retail and
offices held steady while the residential sector, albeit improved from

HANG LUNG PROPERTIES LIMITED ANNUAL REPORT 2009/10 9
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before, was still weak. In Shanghai, office rent basically kept pace
with that of last year. To our delight, increase in retail rent was
strong - - 19% for The Grand Gateway and 30% for Plaza 66 giving a
blended rate of 24%. A year ago | anticipated slower growth in the
higherend mall due to economic lethargy. The opposite happened,
which was a pleasant surprise.

There is no question that China has recovered faster than other
major economies in the world. Even export has picked up
considerably. Domestically the government has strongly
encouraged personal consumption which will account for an
increasingly higher percentage of GDP That must be good for our
retail business. Moreover, this is a secular trend and not merely a
cyclical one.

China’s residential real estate market has gone through some rather
incredible times. As | had previously reported, tactical missteps on
the part of the government had driven prices of both land and
housing last year to heights never seen before. Now Beijing is
taking determined measures to cool them. Transaction volume has
shrunk significantly and prices are beginning to fall. Unlike 2007
when high home price had driven some developers to the
commercial sector, this is less likely this time. Their near bankruptcy
in the second half of 2008 and the exorbitant land prices paid in
2009 have left some developers in a financially weakened position.
Apartments were sold briskly last year but for the past few months,
volume had all but disappeared. In face of many uncertainties, they
will likely take a conservative stance.

For us, we went from quietly “stealing” all the best commercial land
deals in 2005 and 2006 to being totally shut out of the market due to
overheating in 2007 and 2008. The crash came but the bear market
lasted not much more than six months. Fortunately when the
residential sector rose sharply in 2009, commercial land was virtually
left untouched. For us that was perfect and we resumed
acquisitions consummating in the two purchases in May that year.
The only reason for our not completing more transactions was our
insistence on resolving all essential issues before committing.
Negotiations on several cities are progressing and there is no serious
competition. | am hopeful that one or more announcements will be
made in the coming twelve months.

EEEEARAT —TTN/ —ZTFFR
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In the past year, much effort has been devoted to building out the
four developments under construction. Local conditions differ
from city to city and we are adjusting well to each. In the order of
expected completion, they are Jinan Parc 66, the mall at Shenyang
Forum 66, the retail space at Wuxi Centre 66 followed by one of its
office towers, and Tianjin Riverside 66. Land clearance at Dalian
Olympia 66 has also been uneventful. This huge shopping center
may in fact catch up with the one in Tianjin and both should be
ready for business around 2015. Tianjin is the only city where we
are experiencing delay. The city government has yet to turn over a
small sliver of land in the middle of the piece which accounts for
approximately 10% of the site. Substructure work is in progress
except this strip.

Strategic Initiative

Last year | began the discussion on Strategic Initiatives with a
sobering fact: that in spite of an increase of some 24% (and not
19% as previously reported) in leasable space since 1997 total rent
received in Hong Kong that year was still slightly below that of
1997 The past 12 months were the first time that we had
exceeded the height recorded 13 years ago. Let me supply further
data to bring out a point: it was fortuitous that we have branched
out to second tier cities six or seven years ago.

For the decade beginning in 2000, our Hong Kong rental revenue
had a compounded annual growth rate (CAGR) of 3.6%. The first
two years saw negative growth as a result of the Asian Financial
Crisis which began in July 1997 But even considering only the
eight years since 2002 when the market had bottomed, the CAGR
was merely 5.5%. Over the same period in Shanghai which was
our first 10 years there, we achieved a CAGR of 41.3%, albeit from
a very low base.

Looking ahead into the next decade, it is safe to assume that our
Hong Kong portfolio will barely see rent increases of say 5% per
annum. For a matured market, this is already quite respectable.
As explained two years ago, sizable acquisition opportunities
almost do not exist. These facts clearly tell us that it is impossible
to significantly raise rental income in Hong Kong.

Fortunately we entered the Shanghai market some 18 years ago
and invested wisely. However, even that city is beginning to
mature as a rental market. Fresh supplies of commercial space in
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the coming years will be enormous. Purchasing existing buildings
or buying land satisfactory to us to build upon are both expensive
undertakings. Because of the quality of our two developments in
terms of location, size and design, we should remain highly
competitive. But if new space keeps coming, then return will
sooner or later be driven lower. Prior to 2008, we never had a year
where rental increase was less than 19.3%; the past two years
only recorded 16% and 14.4% respectively.

All that validates our decision in 2003/2004 to enter other cities
starting with Tianjin. In order to continually expand both top and
bottom lines, we must be able to meaningfully add space each
year which will yield fast rental growth. Such is the promise of the
five cities (beyond Shanghai) where we have bought seven pieces
of land between 2005 and 2009.

If Shanghai is considered Phase 1 of our Mainland strategy, then
these seven would be Phase 2. For now, | like to focus
management on successfully constructing and leasing the
developments on hand. After so doing for the first two of the
seven - - Shenyang Palace 66 which opened last month and Jinan
Parc 66 in September next year - - then we will have adequately
demonstrated the validity of the strategy. That would be the
auspicious time to announce Phase 3. Management is in fact
already executing that plan, but it is perhaps prudent to quantify
things later. After all, we must carefully consider all possibilities
and should not overpromise.

Suffice it to say that given our unmatched financial position, we
can do much more than what is on our plate today. The Mainland
market is enormous, and there is no reason whatsoever for us to
stop expanding. It would have been unconscionable!

To further grow, we will need finances. In the past few years

we have been in a net cash position. VWe have as much as

HK$20 billion worth of housing in Hong Kong to be sold. Since the
six remaining new projects of Phase 2 (excluding Palace 66 which
is already opened) will require well over HK$30 billion to construct,
sooner or later we will have to take on some debt. But because
two of the six (Shenyang Forum 66 and \Wuxi Centre 66) are
enormous and will likely take 10 to 15 years to build out in phases,
annual capital expenditure will be manageable. Moreover, the
present HK$4.5 billion annual rents should increase nicely over
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time, and so our overall financial position should remain healthy in
the foreseeable future. We will cautiously leverage up as we enter
Phase 3 for further land acquisitions and construction. Whether the
need exists in the coming year will depend on how much we will
receive from the sales of Hong Kong apartments.

There are at least three other avenues for fresh funds. First, we can
tap the capital markets when conditions are auspicious. Since 1992,
we had done it seven times and collected a total of HK$24 billion.
Their timing, size and pricing were all deemed favorable by the
market. Secondly we can sell low yielding and slow growing Hong
Kong investment properties and deploy the money in Mainland
projects with potentially higher returns. Finally, we can monetize
our Mainland rental properties as they become mature. Given any
combination of the three, capital funding should not be an
impediment to expansion. We are known to the market as shrewd
financial operators and will do our best to maintain that reputation.

While on this topic, | may add that we have not deployed serious
capital in Hong Kong for close to a decade, i.e. we have not bought
a single piece of land. We are not bearish about the city; it is just
that the risk-reward ratio was in our opinion unfavorable. It takes a
lot of capital to produce limited profit. Only a major downturn in
land prices will tempt us to return. By not buying here, we have
conserved cash for what promises to be much more lucrative
Mainland opportunities.

In the coming years, we will take on more projects. A sizable mall
will always be at the center and in that sense, we can be considered
a consumer spending company. At present, there is tremendous
pressure inside China to raise the average man'’s salary. This
phenomenon will continue and must be positive for our business.

To take maximum advantage of this favorable environment, we have
over the years devised the present strategy - - build world-class
commercial complexes for long-term hold. It is difficult to find
another business model which is as attractive. Consider the
following seven highly desirable characteristics associated with it.

First, it is possible to have rather high return on investment. As
mentioned earlier, our gross yield from Shanghai rental on
unleveraged investment cost stands at approximately 31%. Given
reasonable gearing, the number approaches 50%. That means all
invested dollars will be recouped in less than two years.
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Such a high figure of course does not happen on day one. In fact
the investment period is long such that the less disciplined or less
financially endowed wiill not be able to imitate. It usually takes at
least two to three years from the identification of a plot of land to
acquisition, and construction will add another three to four years.
Once the mall is ready for business, the expected initial yield is
about 4-5%. Then it takes about nine years or three 3-year lease
terms to build up the rental income to the 30% level. What we
have witnessed so far is that this tortuous process is sufficient to
scare off potential copy cats or stop those who attempt.

Secondly, the quality of income is excellent. Once leased, rent is
recurrent and will not easily disappear. Compared to the highly
volatile revenue of the build-and-sell strategy, companies like ours
should command a much higher price-earning-ratio. That has indeed
been the case.

Thirdly, the market is humongous. Our highly successful
developments in Shanghai are by no means one-off situations. They
can be duplicated in many metropolises, and Shenyang Palace 66 is
just the beginning. We have identified 75 cities of which almost half
have been studied. So far, we only have projects in six of them. As
China is now undergoing the biggest urbanization mankind has
seen, more cities may yet show up on our screen.

Fourthly, our business model is very defendable. As | wrote two
years ago, once we build the best mall at a top location and of the
right size and design, then our competitive position is almost
unassailable. This is why first-mover advantage is critical to us.
Once that is established, the only one that can defeat us will be
ourselves. As long as we are vigilant, we should be safe.

Fifthly, the concept of our strategy is extraordinarily simple, although
its execution is extremely difficult. | believe in parsimony - - the
fewer moving parts, the less chance there is for things to go wrong.
This was why for years we were able to run such a sizable
organization with less than 2,000 staff. Of those, only one third or
about 700 were office workers. About 10% of them are executives
who have stock options and so are part owners of the Company.
(Total staff count has gone up recently and will continue to climb as
we open new complexes on the Mainland. In order to maintain the
highest standard, each mall will require over 300 staff to run. Most
of them are security and maintenance personnel.)
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The tremendous difficulties in execution relate not just to hard skills
but even more to the mindset that permeates an organization. For
example, | have in the past written about “discipline” that is required
to succeed in our business. It comes from a certain corporate
culture which produces the right mindset. Without these qualities,
one can never implement our strategy. | will return to this point later.

Suffice it to say here that the conceptual simplicity means that the
barrier to entering our business is not too high. The difficulties in
execution however present an almost insurmountable impediment
to success. This explains why China is full of failed shopping malls of
all sizes. In fact, having traveled the country far and wide, | can
hardly find one that approaches our overall quality. Some of them
have financially performed well merely because of the lack of worthy
competition.

If possible, it is always wiser to avoid competition than to confront it.
When forced to face it, we should find a way to differentiate
ourselves that will render competitors ineffective. That way we will
stand out, thus virtually putting us in a position of having no
competition. This is exactly our experience and is the sixth favorable
characteristics of our strategy. Let me elaborate.

Because there are so many economically vibrant cities in China each
having a huge population, we can go for the ones with few or no
competitors. We usually enter markets ahead of others anyway, so
we seldom encounter any of them. However, we can never be sure
that no one at all is competing for the land that we want. And even if
there is none, we still need to convince the seller, i.e. the municipal
government, that they should meet our terms, financial-wise and on
other specifics.

An effective tool is our track record in Shanghai. We have built and
still own complexes that generate the highest tax revenue (including
all types of taxes) of any commercial property in the city and likely in
the whole country. According to government figures, there were
years when our two developments annually contributed a total of
RMB3 billion of tax dollars - - most of them by our tenants and some
by us. Such a figure will make any municipal leader salivate. That
together with our superior building design and financial strength to
hold for the long-term are usually sufficient to make us the land
purchaser of choice to the municipal government. And if there are
actual competitors out there, they are rendered ineffective in the face
of our unmatched track record.
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Finally, to the extent that the future of any real estate business model
is predictable, ours must be one. Once the right pieces of land are
purchased, then there are only two major variables to worry about - -
design and construction, and rental income projections.

Our experienced and stable management team mitigates to a large
measure the former risk - - we know how to design well and
construct correctly. Rental income, on the other hand, will be in the
hands of our property management team which is excellent.
Nevertheless, just as critical is the social stability of the country,
which depends on the way economic affairs are handled by the
government and on geopolitics. These two areas are obviously
beyond our control. This is why | devote considerable time to
understanding them. But given a plausible scenario, namely, the
absence of catastrophic dislocations whether domestic or
international, our rental income stream can be more or less projected.
That has been attempted by your management, and preliminary
results have been very encouraging.

Anticipation can be nice but one must be able to execute in order to
convert projections to actual profit. This is where many companies
stumble. They think that hard skills are all they need to succeed. | do
not believe so. They are necessary but not sufficient. Just as critical
if not more is a proper mindset towards the business and its
component parts.

For example, there are two main steps to the developmental process
- - buying land and constructing buildings. What is an appropriate
attitude and understanding regarding these two? How do we see
their relationship? Without the right view, one may still fail, having
the best business model notwithstanding.

Many developers play the real estate game mainly relying on the
appreciation of land price. To them the key is to correctly time the
market for land purchase, or if you will, to buy low and sell high. As a
result, not sufficient attention is paid to perfecting professional and
managerial skills, the exercise of which alone creates value. To my
mind, such players are as much speculators as they are developers.
Such a mindset is dangerous and any success, if it comes, cannot be
sustainable.

At Hang Lung we view real estate development very differently.
There is no denying that we too time the market and have in fact
done it better than most. Yet to us, that is simply prudence, for why
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should anyone buy high and sell low!? Our attention and efforts are
as much on creating value as on market timing. \We strive to bring
knowhow, experience and hard work to bear.

In Hong Kong, land often accounts for 70% to 80% if not more of
total project cost. Consequently, buying land at the right time - - and
also selling buildings at the propitious moment which many
developers forget or ignore - - are the most important decisions.
Other avenues to improve profitability become insignificant for they
at most account for 20-30% of total expenditure. People who are
accustomed to such markets may become rather lazy - - just buy land
correctly and you will make money. At least that is what they think.

Such developers will have a hard time when they enter Mainland
markets. There, land cost only accounts for roughly 30% of the
development. (For our new projects, the average is well below 20%.)
Intellectual or managerial capital, if | may so describe it, is far more
crucial. Examples include design flair and construction expertise
where creativity and good operating systems are essential qualities
for success. Even buying land correctly does not entail only calling
the market. The choice of plots is not as simple as one thinks. For
example, developmental terms associated with each piece are of
utmost importance. They will predetermine the success or failure of
the project. This is especially true of large high-end commercial
complexes.

Perhaps that explains why many Hong Kong developers are not so
comfortable with such projects up north. On the other hand,
Mainland companies are on the whole not yet sophisticated enough
for luxury malls and offices. That gives us a window of opportunity
which we shall exploit as much as possible. Until worthy competitors
arrive and we assume that they will, we shall continue to be a rather
unique player in the China market.

It will be useful at this point to dispel a misunderstanding of our
strategy. Some in the market think that Hang Lung only develops the
highest-end shopping centers. That we do and have done it well, but
we also do something else. There is no denying that Plaza 66 in
Shanghai has been so successful that it has become a brand. Itis
synonymous with luxury and high fashion and has made Hang Lung
well known nationwide. We have even used “66" in the English
names of our new developments. (The number originates from the
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facts that the first skyscraper in Plaza 66 - - chosen as the number
one office tower in all of China - - has 66 floors and its street number
is 1266.)

However, as hard-nosed businessmen, we are pragmatic and
cautious. We should always keep our heads cool and refuse to be
carried away by our own successes. While appreciating the prestige
and high unit rent of top-end malls, we also love the slightly lower
price-point facilities such as The Grand Gateway. If all shopping
centers are graded according to expensiveness and luxuriousness of
goods sold and that level 5 is the most pricey, then Plaza 66 is
certainly a “5" while The Grand Gateway would be a solid “4." We
do not only build level 5's; in some ways we like level 4's even better.
\We should not limit ourselves to one product type. Let me explain.

Of all people we should know the potential of the deluxe fashion
market. There will always be such a niche which will only grow in
China as wealth is spread from the top cities to the second tier ones.
Until not too long ago, the wealthy in the latter had to travel to the
former to shop. There is no reason why that should continue. All we
do is to follow top international brands and enter the new markets.
As previously written, we are just the aggregator that provides world-
class retail space for them and for their shoppers. It is really that
simple.

However, we ask ourselves one gquestion: once a level 5 facility
succeeds such as Shanghai Plaza 66, how do we further improve the
top and bottom lines? All that can be done is to bring in more of the
right kind of shoppers. There will always be a percentage of
population who crave the luxury brands and this number will increase
in the foreseeable future. Nevertheless, such a market is not
indefinite in size. It is also impossible to predict if one day there may
not be a change in taste and hence shopping habits of the populace.

On the other hand, consider the dynamics of the level 4's such as
The Grand Gateway. Those who can afford to shop therein are much
greater in number than the luxury brand seekers. They are the
upwardly mobile upper middle class whose quantity is rapidly rising
throughout the country. They are becoming increasingly discerning
and so demand high-caliber buildings, ambience and service. Yet
today there are hardly any quality malls anywhere in the country. In
time some of them will amass enough wealth to frequent the level
5's, or the likes of Plaza 66. Our level 4 shopping centers will prime
them for even higher tastes.
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From the perspective of a mall operator, rents from the level 4's
can increase in two ways against the one for level 5's. We can
bring in more shoppers but we can also replace existing tenants
with more luxurious shops. The latter is capable of paying more
rent because of higher profit margin. WWhen The Grand Gateway
first opened a decade ago, we were lucky to have attracted one
single Hong Kong name. There was no international brand
whatsoever. Now they are the majority - - almost 75% of the 448
shops. This kind of tenant upgrade is almost impossible in Plaza 66.
According to one study, Plaza 66 already has more of the world’s
top 100 luxury brands than any other mall in the entire country.

Coincidentally, there is good news from The Grand Gateway in
terms of increase in foot traffic. WWhereas there was only one
subway line below when we opened in 1999, now we have two.
By 2013, a third will be added. This is significant because
approximately two-thirds of the shoppers enter our property
through the underground. Already over 500,000 visitors frequent
this mall each weekend and more can be expected. Given optimal
size and attractive and functional design, the future of The Grand
Gateway and indeed of other shopping centers of this mode
should be bright.

All that is to say that we will continue to build both types of
products. Depending on the city and the location, we will design a
“Plaza 66" or a “The Grand Gateway.” For example, the newly
inaugurated Shenyang Palace 66 is a level 4 (albeit with close to
level 5 finishings) while Forum 66 scheduled to open in 2012 in the
same city will be a level 5. Nevertheless, all of our level 4 malls
have designed into them the flexibility for upgrading. As the local
citizens become more affluent, the need to move up will become
obvious. The Grand Gateway is a case in point - - it is creeping up
in that direction.

There is yet another type of shopping centers in our portfolio. In
cases where the facility is particularly large, say over 150,000
square meters, the design may incorporate two sections - - a level
4 and a level 5 - - at least on the first one or two floors. Jinan Parc 66
opening next year and Dalian Olympia 66 scheduled for 2015 are
examples.
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If our business model is so elegant, why are there not more
imitators? Long lead time, weak financial position, and the lack of
required skill set are among the chief reasons. After studying us, a
few had attempted but all soon gave up.

There is still another critical success factor beyond all that is tangible
or technical; the lack of it is a hidden cause for the failure of those
who tried. Yet real estate companies almost never talk about it and
more often than not disregard or violate it, that of corporate culture
which undergirds good governance. | will devote the rest of this
section to this.

It is often said that real estate is an entrepreneurial industry. One
has to be nimble in order to buy low and sell high. | do not disagree.
In fact our track record of the past two decades has amply
demonstrated that we are quite good at it. Both in terms of buying
land and selling properties in Hong Kong and Shanghai, and of
tapping the capital market, we have always called the timing well.
Or if you will, we consistently buy low and sell high.

However, being entrepreneurial should not in any way contradict
with building a strong and appropriate corporate culture and
exercising good governance. | like to think that we also excel in
these areas. To be sure, we are far from perfect and so must
improve further, but | trust that we compare favorably within our
industry. Last November the Hong Kong Institute of Directors
together with a local university studied the governance of 146
publicly listed companies in Hong Kong. Our parent Hang Lung
Group was the only real estate firm among the ten best.

(Of the other nine, five can be generally grouped as utilities and
infrastructure, three are banks, and one is a government regulated
entity. This study differed from those organized by commercial
enterprises such as business magazines which may not be
objective.)

Since corporate culture and governance are broad issues, | can only
touch upon certain salient aspects of each. To begin with, the two
are intimately related. Good governance is not just a matter of
checking off boxes in assessments and surveys. It must be
embedded in a proper culture. One may even say that a healthy
corporate culture is the soul of good governance.
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[t seems likely that in recent years, some companies have learned to
check off the right boxes in surveys after making minor adjustments
within the organization. As a result, they fare well. One cannot say
that they are dishonest, but anyone who knows them knows that
their governance is at best weak. Their so-called good governance is
not rooted in a corporate culture which ensures constant proper
practices. Time will one day reveal their true color.

Good governance must start at the top - - the board of directors. Its
composition and function are equally important. For example, how
are the non-executive directors (NED) related to the majority
shareholder family whose members also serve in senior
management? How truly independent are the NED's, or are they
really independent non-executive directors or INED’s? Most Asian
publicly listed companies have a major shareholder, and it is of
course acceptable for him or her to have a representative or even
representatives on the board. But are there enough INED's to
protect the interests of the minority shareholders? If there are, are
they doing their job?

Allow me to relate an anecdote in this regard. In Asia, it is common
that the top person of a company, especially if he is also the major
shareholder, would solely dictate staff compensation. That was also
our practice before 2003. As chairman and representative of the
major shareholder of Hang Lung Group, | for years alone made such
determinations.

By choice, | for well over a decade since assuming the chairmanship
in 1991 gave myself a rather low salary. | took no bonuses and
voluntarily excluded myself from stock options which program |
initiated for our executives in 2000. But by 2003, | recognized the
need to improve governance in this regard and so proposed to the
board the establishment of a Nomination and Remuneration
Committee (NRC) comprising only INED's. | will never forget the day
that the NRC was officially formed. Recognizing that a power which
| solely exercised previously would forever be relinquished, | was
viscerally moved! | felt that part of me was gone.

Now seven years have passed and there is no doubt in my mind that
| made the right decision. It has nothing whatsoever to do with the
fact that to my total surprise, the NRC did not deem it appropriate
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for me to receive a low salary not coommensurate with the nature
and scope of the job, to not receive yearend bonuses, or to not
participate in the stock option scheme. That action back in 2003 has
helped make us a better governed company.

It was also precisely for good governance that towards the end of
2008, we were the first and maybe the only major listed real estate
company in Hong Kong to publicly support the Stock Exchange’s
proposal to shorten the period between fiscal yearend and public
reporting. It frankly baffled me how other firms could object and
object so vehemently - - perhaps including one or two which had
repeatedly won the so-called corporate governance awards. There
can only be two reasons - - poor management and financial
self-interest on the part of senior executives. Both violate good
governance.

Among the excuses, some companies complained that they could
not close the books fast enough. But if much larger and
complicated Western firms can comply with more stringent rules
say of the New York Stock Exchange, why can we not in Hong
Kong!? Inability must mean poor management and weak operating
systems. To demonstrate that it can be done, we now regularly hold
our board meeting for interim and final result announcement within
one month of the financial period end. Frankly the only difficulty is
to find a date that all directors can attend.

The only other reason for objection is that senior executives can use
the longer period to buy and sell their own company shares. This
too is bad governance, for during that period, management
possesses information not known to the investment public.

In matters of governance, the West is more advanced. There are
aspects where they have gone too far but in many more
fundamental areas, Asia should humbly learn. Good governance can
be a constraint to management, but is also its protection.

I would like to mention that this Company and its parent Hang Lung
Group have been blessed with very active boards. Directors
repeatedly raised the right issues with management and followed
through until there were satisfactory answers or results. They are
diligent and proactive in guiding as well as supervising the two
entities. As one of the executives, | am grateful.
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| for one do not object to having the majority shareholder double up
as a senior executive. In fact | have publicly spoken in its defense.
With proven governance, it can give a company tremendous edge.
In the case of Hang Lung, my family’s trust is the ultimate controlling
shareholder, but the Company has been for years professionally
managed. There is hardly any family member other than myself in
management.

Now let me turn to corporate culture. From the beginning of my
chairmanship, | have, with the help of Mr. Nelson Yuen, our long
serving managing director whom | early on appointed, strived to build
an organization that is collegial and transparent, as well as lean and
flat. We enshrine our core values in the acronym SAIL - - Simplicity,
Authority, Integrity and Loyalty. We advocate open communications,
treasure team work and discourage office politics. We make sure
that everyone works for the overall good of the Company rather than
for petty self interests. One plus one should be greater than two.
We maintain minimal layers of organization; we prefer a few good
staff to many mediocre ones. We encourage entrepreneurship;
everyone should know his or her responsibilities and exercise
initiatives with commensurate authority. Our atmosphere is
egalitarian and we disdain sycophantic behavior. WWe want to be a
learning entity; we are careful not to make mistakes but when we
do, we make sure that we learn from them. We treat all staff with
respect, and in return demand loyalty. And above all, we strive for
the highest ethical standards at all levels of the Company.

All these qualities, as far as | am concerned, have much to do with
our past successes. Without them, we would not have been able to
execute our strategy. The reason was alluded to two years ago in my
letter to shareholders. Here | will expound on it.

At that time | stated that real estate is not a high-tech business
although we use technology. Instead, the industry demands much
experiential knowledge accumulated through long years. No company,
no matter how skillful or smart its staffs are, does not make mistakes
in the developmental process. They are unavoidable because no two
projects are identical. This is especially true of large commercial
complexes. The key is to learn from previous errors and improve. In
the process, the Company will gain experiential knowledge which will
help it succeed in the future. An enterprise which is more capable of
retaining such knowledge will be a winner in the longer term.
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So what determines if a company can learn? lts culture. A firm
with the right kind of culture is far more apt to learn and improve
while others may not even know that mistakes are committed, let
alone to benefit from them.

Since experiential knowledge is lodged inside the individuals, the
ability to retain experienced staffs becomes paramount. Such
institutional memory will safeguard the company from repeating
the same errors. For this, high salary is a necessity but is not in
itself sufficient. For there are always other people who are willing
to pay more.

Good and decent people desire a sense of ownership. They
cherish the satisfaction derived therefrom and the realization that
their efforts will make a measurable difference. This is why Hang
Lung is one of the very few, if not the only, of the major Hong
Kong real estate firms that has an effective stock option scheme
for our top 70 or so executives. The amount permitted to be
issued each year is strictly controlled by the NRC. There is no
allowance for the excesses commonly found in \Western
companies, namely management issuing an exorbitant number of
options to itself. In cases like us where there is a major
shareholder, he or she would certainly object in order to contain
share dilution.

Many Asian companies do not have stock option plans precisely
because of that worry. For us, the problem can be partially
mitigated through shrewd operations in the stock market. While
options for Hang Lung Properties stocks are issued to executives,
our parent Hang Lung Group periodically purchases our shares
when prices are favorable.

However, even the best option scheme is still not sufficient. The
value of any option can be quantified in monetary terms and so
can be bested. This is where a proper corporate culture comes in.
Most of the outstanding individuals do not just want money; they
want respect as well. They have choices on where they work and
only companies with a propitious culture can bring and keep them
together.

Moreover, the developmental process has many stages and
components. It is difficult if not impossible for any single individual
to master all the tricks. Consequently, in real estate companies in
particular, silos should not be allowed; team work is critical. For
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groups of people to work synergistically, unnecessary friction must
be minimized. Only so will a company operate smoothly and
efficiently. All these qualities can hardly be quantified, but they are
absolutely essential to success.

A flat organizational structure is also useful and | am a firm believer
in it. With minimal bottleneck, decision making can be very fast.
And if staffs are open and transparent to one another, the necessary
safeguards from individual rash behavior and personal impulse will
be in place.

Let me present another anecdote to illustrate. Because of the
explosion of new projects in the past five years, we had to hire many
new managerial staff. Recognizing that not all of them wiill be good
enough to remain with us, we actually employ more than what we
immediately need.

Once a manager so hired went to his superior for a decision on a
task at hand. To his surprise, he was asked to make the decision
himself, albeit under supervision. It was a challenge to him for in his
own words, such a responsibility would never be required of him at
his former employer. Previously he would have to submit a written
report to his boss who would then add his own. A few weeks later,
an edict might be handed down. Such is not how Hang Lung works.
We try to find people who are at once competent professionally and
managerially. Because of our culture, we probably make decisions
much faster than our competitors. Mainland municipal leaders with
whom we deal can attest to that. It gives us yet another edge.

Corporate culture must be built from the top; it will not work
otherwise. Inevitably an institution is a reflection of its leaders.
Good culture must also be constantly reaffirmed and strengthened.
If not, human nature dictates that it will dissipate over time. As
invisible and as intangible it may seem, culture is the soul of an
organization and will determine its long term success. It is perhaps
less critical to those operating in smaller and simpler economies
such as Hong Kong. But for the Mainland market which is huge and
complicated, no company can sustain a winning streak without it.
No doubt every firm and strategy is different and so there is no
single culture which is one-size-fits-all. Nevertheless there are core
values which must be present if a business is to succeed in the long
run. We have those values, and we must sustain and enhance
them.
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In previous years, | have presented our many success factors. They
all deal with strategies and execution which are tangible. Unseen
behind them and which makes them work is a corporate culture. It
embodies certain values and brings good governance. Many of
those values were openly espoused or implicitly practiced by the
late Mr. TH. Chan who founded our parent Hang Lung Group exactly
50 years ago. | am thankful to him for the moral foundation which
he had so ably laid. Hang Lung is still enjoying it today.

Prospects

In the aftermath of the 2008/09 financial debacle, the global
economy is still tenuous. Systemic weaknesses abound in both the
U.S. and Europe. The Chinese economy which is conceptually even
more fragile has held up much better. Nevertheless, no one should
underestimate the myriads of challenges, both domestic and
international, facing the country.

A more optimistic view says that China has in the past 30 years
faced many daunting troubles and has emerged stable and ever
more prosperous. The question confronting us is: provided that the
country can keep on an even keel say for the next two decades, can
we afford not to be in that market? As a Hong Kong based
company, frankly we have very few strategic options. Since our city,
as explained earlier, is not at present and in the foreseeable future a
desirable place to invest as far as we are concerned, we have no
choice but to go north. Fortunately, the Mainland market offers the
best opportunities to those who play their cards right. In fact it is
hard to imagine a more auspicious environment.

In the past few years we had done well in land acquisitions and will
do more of it. Barrier does not mainly come from competition;
frankly there is very little of it. Rather it is to work with sellers, i.e.
city governments, to remove impediments to potential projects. The
process is very tedious and rules are constantly evolving. We must
convince them to accept our price and developmental conditions
that will allow us to build world-class commercial complexes. Since
such high quality facilities are hardly existent in those municipalities,
local building regulations are more often than not antiquated. To
accommodate us, i.e. to allow top-class facilities to be built,
outdated regulations must be reviewed and fine-tuned.

A simple case in point is that we insist on lower plot ratios, i.e. the
building space allowed relative to the size of the land. Officials are
often perplexed since local developers always ask for the highest
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possible. All of them mistakenly think that to build more is to make
more money. Yet it is difficult if not impossible to develop world-class
complexes if plot ratio is too high. So we must convince municipal
leaders to lower it which often means lower land price received. The
more thoughtful mayors usually understand and accept our
argument, but | certainly cannot say that of everyone.

In more complicated issues, we often have to bring officials to meet
their counterparts in cities where we already have projects and let
the latter explain to them. A side benefit of this exercise is that in
their discussions often in our absence, the topic of our management
style may come up. Inevitably our reputation is enhanced in that
process which increases our chance of land acquisition.

So city after city, we have to undergo this educational process on
many aspects of related government regulations. It is tiring but
when successful, we are allowed to build what we want - - world-
class complexes with potentialities of high financial returns.
Moreover, having gone through the process in detail with officials,
they know exactly what we are trying to accomplish. Such a meeting
of the mind will remove much of the possible disagreements which
are so common in other people’s projects. The construction phase
will progress much faster and smoother. In other words, we are
front-loading all potential problems. Slow as it may be, to us this is
the only way to go. | am hopeful that through hard work, persistence
and luck, we will score even more impressive wins.

It is interesting to examine why the competitive landscape is so
favorable. For that we need to study who the players are and their
respective strengths and weaknesses.

As we all know, large malls first found their modern expression in the
United States soon after the Second World War. Since then,
improvements have been incremental; recently built facilities do not
look too different from those of a half a century ago. Some of the
best in America are perhaps found in Las Vegas. Their interior is
glamorous but for some reasons, less attention is paid to the exterior.

Possibly due to limited supply of bigger tracts of land, malls in Europe
are usually not spectacular. Japan and South Korea have
experimented somewhat but not many really stand out. Quite
impressive are a few in Dubai.
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My criteria for judgment are location, size, design - - exterior and
interior, functionality and aesthetics - - as well as management. The
ultimate test should include financial return, but those numbers are
not readily available. This is unfortunate because as businessmen,
return on investment must be top on our minds.

Few shopping center developers are truly global. American firms have
a huge domestic market and so do not have the urge to go overseas.
Those who do often lack local knowledge as well as the determination
to persist. Rather, developers from smaller countries like Australia
(population-wise) where the home market is limited, are forced to go
abroad. Certain of them have scored impressive successes.

So who is tackling the huge developing market of Mainland China?
Basically there are three groups - - local, Hong Kong and foreigners.
Until a few years ago, domestic firms did not have the financial
resources to hold for the long term which is imperative for the
success of any mall. Now some of them do especially the state-
owned enterprises. What they lack are skills and experience
necessary for luxury malls. In time a few will learn and will become
worthy competitors. Fortunately, as | have explained before, first-
mover advantage will keep us ahead and safe. This is why these few
years are critical to our longer term success.

The second group of players are major Hong Kong developers. Some
of them lack commitment to the Mainland market and so are less
likely to succeed. Even if they do, the win will not be big. Several
others are determined, yet most of these still consider it secondary to
their home market. The lack of focus might have caused them not to
pick up the necessary expertise unique to the Mainland. Moreover, it
is difficult to discern clearcut strategies among them. As a result, we
do not know who exactly from this group are our competitors. What
we can safely say is that very few specialize in coommercial properties.

Then there are a crowd of foreign players. Most of them are financial
operators who lack expertise, their proclamation to the contrary
notwithstanding. They may think that they are shrewd market timers.
Perhaps they are, for they left town recently at the first sign of

trouble. It was highly doubtful if in the past few years they had made
much money. Nevertheless, in this category are a few truly
professional developers with great track records overseas. Their home
markets are already saturated and they can only grow through
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mergers and acquisitions. Consequently they are tempted to try
the world's largest developing economy. However, most of them
underestimated the difficulties and as a result, ended up retreating.

This is the competitive landscape which is frankly quite favorable.
As long as we cautiously and diligently execute the stated strategy,
our future should be bright. Hiccups are inevitable but the
environment seems to provide some margin for error.

| believe that in the next decade or two, much of the best shopping
centers in the world will be built in China. The fact that at least a
substantial portion of them will be products of Hang Lung is
coincidental. The U.S. and European markets are saturated already
and their overall economies are slow at best. Even if someone
would try to build, financing will not be easy. Dubai on the other
hand has suffered serious economic setbacks in the past year or
two. It is doubtful if there will be new malls rising in the near future.
After all, a huge one has just opened and business is not
spectacular. Most major developers elsewhere are in a similar
dilemma.

It takes a fast growing economy to sustain many new malls. The
United States experienced that in the 1960's and 1970's and now it

is China’s turn. Of all firms we are best positioned to benefit from it.

| dare say that we are the only one which has built a successful
track record.

Although Jinan Parc 66 will not open until September of next year at
the earliest, pre-leasing has been ongoing in earnest. Our
reputation for building and managing top-located and best-designed
malls has attracted many retailers to sign up for space before
construction is completed. This is unusual in the industry. So far
over 25% of leasable area has been accounted for and for almost
that much have lease deposits been received. It will not surprise
me if we reach 70% to 80% by calendar yearend. This shopping
center is huge at over 170,000 square meters; it is bigger than any
we have done so far. Consequently, success in pre-leasing is
particularly pleasing. Initial indication is that rents of similar space is
higher than that of Shenyang Palace 66. But because Parc 66 is
over 50% larger, overall average unit rent many be similar.
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Given the lack of shopping centers of size and quality, and given our
uniquely prominent location at the heart of Jinan, Parc 66 should,
once open, quickly become an attraction to the entire city. As our
only Mainland development designed by a Hong Kong architect, it
has already won international recognitions. | am obviously biased but
nonetheless think that the design is outstanding.

The shopping center in Shenyang Forum 66 is scheduled to open in
2012. As a level 5 facility after the mode of Shanghai's Plaza 66, it
will have many top luxury brands. There will be competition in the
city but we should open ahead of all of them. In the past year or
two, several developers seem to have slowed construction or have
stopped altogether. But for us it has always been full steam ahead.
Our location, size, design as well as timing should seal our position
as a market leader.

Construction of the first office tower in Shenyang Forum 66 is on
hold. City officials will have to sort out the height restriction issue
before we can proceed. There are many office projects in the city
but we will again likely be the first. We have already completed
foundation work and can begin building the superstructure at short
notice. Together with our location and design which are frankly the
best, we should be very competitive. It will be the most outstanding
landmark in Shenyang and indeed in the entire Northeastern China.

For the present fiscal year, rental income in Hong Kong is expected
to rise moderately. Neither do | foresee dramatic changes in
Shanghai. Retail growth there may slow down a bit but should
nevertheless perform acceptably. Office rents will again stagnate
although the worst should be behind us.

Despite the fact that Shenyang Palace 66 is fully leased at
satisfactory rates, its contribution to the bottom line for the first few
years will not be spectacular. Operating expenses are always high
relative to rental income and will take time to taper off. That was
exactly our experience with the two malls in Shanghai a decade ago.

In the meantime, our marketing campaign in Shenyang will become
more focused. We are unguestionably the best shopping center

in a district not traditionally frequented by high-end shoppers.
Fortuitously, a few new facilities in similar market niches will open
around us within the next 14 months or so. Together we will upgrade
the entire district. This is another example of how, as | have written
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two years ago, competition can be helpful. Given smaller size and
mediocre design, they will not be a serious threat.

That which will swing the financial results of this fiscal year are again
the prospects of selling completed apartments in Hong Kong.
Opportunities may come, but no one can be sure at this time. We
will as before exercise patience while constantly keeping our
antennas up. Once they are here, we will be ready.

Finally, | need to make an important announcement to all
shareholders. Mr. Nelson Yuen, my partner of the past 20 years and
our Managing Director for almost that long, retired two weeks

ago. He told me 18 years ago when | asked him to move from the
Finance Director post to the managing directorship, that he would
retire at age 60. This year he turns 60. As | have repeatedly told
people inside and outside of the Company, Nelson is one of the key
reasons Hang Lung is so successful. His integrity is beyond
question; he knows the business intimately; he has the uncanny
ability to get to the crux of issues quickly and is an excellent
tactician. He is not the most ambitious man | know, but is certainly
one of the finest.

| do not want to see Nelson retire, but he will not change his mind.
Fortunately the Company is blessed with two things. First, at the
Board's invitation, Nelson has agreed to remain as my special
adviser. Once his successor is settled in say within six to 12
months, Nelson will rejoin the Board as a Non-Executive Director.
As such, his wealth of experience will still be at the disposal of the
Company.

We are equally blessed with the appointment of a competent
successor to Nelson in the person of Mr. Philip Nan Lok Chen.
Nelson, and especially |, have known him for decades. As many of
you know, he has had an extraordinarily successful career with The
Swire Group which includes Cathay Pacific Airways, Hong Kong's
dominant airline. At one point the Chief Executive of Cathay, Philip
has had rich and diverse business experiences and knows well
mainland China where he has lived and worked for several years.
He is affable, highly ethical, and has good judgments. Few Chinese
executives in the whole of Hong Kong have enjoyed as excellent a
reputation. He has been warmly received by our colleagues and will
doubtless fit effortlessly into our culture. Philip took up the post of
Managing Director on 15 July, the day after Nelson officially retired.
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The past year has been a momentous one for Hang Lung and for
me personally. It was your Board's unanimous decision to go
outside of the Company for a new leader and Philip's appointment
was likewise. | firmly believe that we have found a solution that
will best ensure continued success. For that | want to thank all
members of the Board.

| also understand that it is customary to wish Nelson good health
and happiness in retirement. Of course all my best wishes go to
him but | will not publicly express them here since he will soon
rejoin the Board.

In February, your directors had elected Mr. Henry Yiu to the main
Board. He is in charge of project construction. Henry joined Hang
Lung in 1986 and has been responsible for some of our most
significant developments. His success in Hong Kong was
transplanted to Shanghai and more recently to other cities as well.
A solid manager, Henry is professionally competent and company-
wise, loyal. | warmly welcome him to the top management.

Mr. Terry Ng, former Executive Director in charge of our leasing
business and investor relations has resigned officially on 21 July,
exactly a week after he and | first spoke about that eventuality. |
wish him success in his future endeavors.

Before closing, | should explain why the Board has chosen a new
Managing Director not from the property sector. This question
was raised by some in Hong Kong. To be sure, real estate is not
the most complicated industry. Anyone with business sense,
good judgment and managerial skills should be able to do the job.
Industry-specific knowledge can easily be learned. After all, the
Company is already full of property experts. What we need is a
true leader and a strong manager. That beyond doubt is what
Philip brings.

Moreover, the Hong Kong real estate sector while sizable in dollar
amount is not that big in terms of the pool of top talents. Since
we have outperformed every major player over the past decade,
logic seems to indicate that we should not look within the circle.
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Of all people, | like to think that | know what is required to make
Hang Lung an even better company. My assessment is that
Philip’s skill set dovetails very well. We also want someone who
will not only not destroy our corporate culture but will rather
strengthen it. In my opinion and that of the Board, we have found
the right person.

As mentioned earlier, this is the 50th year of Hang Lung - - my late
father Mr. TH. Chan founded Hang Lung Group, then called Hang
Lung Development Company Limited, on 13 September 1960. For
the first 32 years, we operated almost exclusively in Hong Kong.
Eighteen years ago we began to have two foci with the addition of
Shanghai. In 2005, more cities were added and we began to have
many offices. With the inauguration of Shenyang Palace 66 last
month, our operation has gone to another level of complication.
This progression will continue as we open more facilities in other
cities. Before long, we will be a truly national company.

On the one hand, Philip's experience running one of the world’s
most profitable airlines with dozens of locations, will help us make
the transition. On the other, we have been hiring and training
executives for each of our departments over the past several
years. We have systematically prepared ourselves for the
corporate transformation.

During that process, we will return again and again to the basics,
that is, to the values and corporate culture that we treasure. Their
strengthening will in turn help ensure our continued success. Five
years later when Hang Lung turns 55, it will be a very different
company. One thing that should remain unchanged is that our
loyal shareholders should continue to enjoy satisfactory
investment returns.

As we celebrate our jubilee, | can confidently say that a golden era
is ahead of us. But for now, it remains my pleasant task to thank
all loyal staff of the Company, present and past, who together have
made Hang Lung successful.

Ronnie C. Chan
Chairman
Hong Kong, 28 July 2010
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PALACE 66

A New Landmark In Shenyang
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Palace 66 — A New Landmark

On 26 June 2010, we marked a cornerstone in the history of the
Group with the grand opening of Palace 66 in Shenyang. This iconic
development not only creates a new landmark for the Group as the
first of our investment properties to come on stream in our expanded
portfolio of properties on the Mainland, its opening also establishes

a new landmark for the city as one of its largest and most unigue
shopping centers. This world—class shopping complex and lifestyle
center, consisting of 109,300 square meters of quality shopping and
leisure space, is located in the very heart of Shenyang, on Zhongjie
Lu in the Shenhe commercial district, the hub of Shenyang's center of
trade for the past 300 years.
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Chairman Mr Ronnie C. Chan hosting Palace 66 grand opening ceremony.
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These sloping roofs of the Shenyang
Imperial Palace were the inspiration
behind the design of Palace 66's
tiered roof.

The L|aon|ng Symphony Orchestra s spectacular performance
unveiled the grand opening ceremony.
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(Cartier) * ZEZ & (Dunhill) ~ B KA1 (Omega) K 7
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Banks of escalators are intelligently located to connect the various
spaces and facilitate people flow and circulation.
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Situated right beside the Shenyang Imperial Palace, which has been designated as

a world heritage site, its architectural design reflects the cultural theme of the area.
The building is set back with tiered roofs while distinctive bays, much like the Imperial
Palace, create a sense of balance and proportion. A grand atrium, more than 65 meters
wide, forms the core of the development while the diverse and distinctive spaces
throughout the multi-story complex are linked by banks of escalators which facilitate
people flow and circulation. Extending these facilities, an 875-space car park also
provides greater convenience and easy public access.

Fully leased upon its opening, Palace 66 offers a diverse mix of almost 300 local and
international tenants, including some of the most well-known retail names in the
world. With luxury brands such as Cartier, Dunhill, Omega and Swarovski supported
by international chain stores such as i.t, Max & Co. and UNIQLO among many others,
as well as a wide range of restaurants and lifestyle facilities, the mall offers visitors the
ultimate shopping experience.
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The magnificent LED screen displays
lifestyle information non-stop, turning the
spacious atrium into a lively and

dynamic space.
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Shading devices
automatically shield the
building from sunlight
and excessive heat.
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Palace 66's main entrance
on Zhongjie Lu.
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%g@ig%g@gigiﬁg ZIEWMEER  AEMEEIA  HEET Sustainability and the environment have also been taken into consideration %ﬁgfézggiiﬁgﬁigﬁ
W) A E R o T AIRERRERE o HAEBNBRRIEEES in the building’s design, development and operations. Innovative and Palace 66's high performance
égni||lsi2;0$?:csj|lgifgta:rtnz:zna MENBEIREINEE - KPGRe v BEe 2B ¢ A environmentally-friendly design initiatives include its high-performance b“"ditf;]% i”ﬁﬁ;essig':xmc::f:;
brands offers customers asuperb M BEIRAN AR KB R B © building envelope; the utilization of solar and geo-thermal energy as well as
SRRl o and festylerexperience, energy recovery and water recycling measures.
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BEDSRE R IKIRBRLBE—ZOR Palace 66 is the first completed shopping mall on the Mainland to have
waRE R EnEnEEE .  JNRAR S RENBYMES - 2EB RRIEE obtained the gold rating Certification under the Leadership in Energy and
fh”eeggrg'sjrgzr‘;gmEfyred“Ces [2007 5 MBRR B i E K 2E—RRIB R 48R | - Environmental Design (LEED) for Core and Shell Development, issued by
consumption. FEIHE TR AR ESLEIRT AL - the U.S. Green Building Council. Palace 66 also won the MIPIM (Le Marché

International des Professionnels de I'lmmobilier) Asia Awards 2007 - - Futura
Projects, recognizing the development's leadership and innovation within
the region.
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Overview

Though the difficult financial conditions experienced in the aftermath
of the financial tsunami continued to affect our operations during
2009/10, the Group took advantage of the strong recovery in the local
property sales market to sell a number of garden-facing apartments in
The HarbourSide, our luxury residential development above Kowloon
Station. Total turnover for our operations during 2009/10 therefore
surged almost twofold to HK$12,057 million, with property sales
accounting for HK$7511 million. Since no major property sales took
place in the previous year, this represented substantial growth of
682 % for property sales. Our commercial and retail leasing
operations experienced slightly more challenging times during the
year, seeing a relative slowdown through much of 2009 to rebound
fairly strongly in the first half of 2010. Together with a contribution of
HK$1,931 million from our Mainland properties, leasing turnover grew
9% over the previous year to reach HK$4,546 million.
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Rental Revenue
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For the years ended 30 June
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Net profit attributable to shareholders for the year ended 30 June
2010 also rose a significant 439% to HK$22,256 million, while
earnings per share grew 437 % to HK$5.37

During the year, a revaluation gain of HK$21,234 million was recorded
in the income statement. New requirements under current
accounting standards require the valuation of investment properties
under development. This figure therefore includes the sum of
HK$7365 million derived from the revaluation of our investment
properties under development on the Mainland.

The financial crisis, which caused property sales to come to a virtual
standstill at the end of 2008, began to recover in the first half of 2009,
gaining increasing strength and momentum as the year progressed.
This growth was fueled by low interest rates as well as the aggressive
lending policy of many banks.

RENKERZEBI R

The Area of Investment Properties by

Business Segment

REWME 2T D
Investment Properties by
Geographical Location
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Riding this wave of opportunity, we released our garden-facing
apartments in The HarbourSide for sale in August 2009, selling 425
units with average sale prices which surpassed market expectations.
These higher than expected prices together with the project’s low
cost base resulted in a profit margin of 70% with prices averaging
about HK$14,500 per square foot. With careful planning and our close
scrutiny of the market, we were able to catch this window of
opportunity, maximizing our property development margins in line
with our sales strategies. We seem to have caught the market at just
the right moment, as no major sales of luxury apartments have taken
place in the months following our sales exercise.

The leasing market in Hong Kong suffered more of a roller coaster ride
with the retail market, and the high-end market in particular, being hit
hard at the end of 2008. Coupled with the H1N1 flu epidemic, which
held the world in its grip through much of 2009, these activities have
taken more time to recover. As 2010 dawned however, it brought
about a new beginning - - not only have retail activities experienced a
sharp rebound, office rentals have also shown an increasing
improvement since then. Despite these challenges, we were able to
maintain occupancies throughout our commercial leasing portfolio at
around 97%, to achieve an overall increase of 7% in retail rentals and
8% in office and industrial rentals during the year.

Though Shanghai was no more immune to the economic woes left
behind by the financial crisis of 2008 or the flu pandemic in 2009, our
two shopping centers, Plaza 66 and The Grand Gateway, performed
surprisingly well, growing rentals by an impressive 24% over the
previous year. With office rentals however, struggling to show some
growth during this time, the overall turnover for our Mainland property
leasing grew a satisfactory 14% to HK$1,931 million, accounting for
42% of our total rental turnover.

The highlight of our activities this year is the opening of Palace 66.
The first of our world-class investment properties to be completed on
the Mainland after our two properties in Shanghai, Palace 66
celebrated its official opening on 26 June 2010. Located in the heart
of the Old Shenyang City District, the hub of the city’s trade and
commerce for the past 300 years, it remains Shenyang'’s primary
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commercial and shopping district. With its unigue design and
planning, it will fast become the new landmark and lifestyle center for
the northeastern region.

This success represents just the start of our expanded activities into
the Mainland. The inauguration of Parc 66 in Jinan is planned next
year, while the construction of four other world-class commercial
properties, all under our prestigious “66" brand, are under
construction and scheduled for roll-out over the next few years. With
regard to the two major sites purchased in 2008/09, land clearance is
about to finish at the larger 6.3 hectare site in Dalian. In Wuxi
however, our strategy is to first complete Phase 1 of Centre 66.
Phase 2, on the newly acquired site, will follow, capitalizing on its
adjoining location to create one of the largest and most prominent
landmarks in the city upon its completion.

Looking Forward

Moving forward, we will continue the strategies that have served us
so ably in the past. In Hong Kong, we will continue our efforts to sell
our remaining properties at the most opportune time. As we still hold
some 280 units in The HarbourSide, as well as over 1,200 flats in The
Long Beach, we will seek to replicate our very successful sales efforts
in the past to yield yet higher profit margins in the future.

On the Mainland, we persist with our policy of expansion, carefully
identifying cities and suitable land sites that will further our growth.
Our aim is to maintain the track record we have established in the
past five years, looking for the best, most central commercial sites in
the up and coming cities on the Mainland, while resisting the
temptation to buy at “top-of-the-market” prices. With our net cash
position, we are well able to take advantage of the best opportunities
as they arise. Working towards this end, we are hopeful that we will
be able to close a couple of transactions in the near future.

With the upturn in office rentals in Hong Kong experienced since the
beginning of 2010, together with our diverse strategies to cater for the
needs of the market, we expect to see a further improvement in our
leasing activities in Hong Kong. At the same time, we anticipate
accelerated growth in retail rental income on the Mainland as
operations at Palace 66 begin to take off.
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In the wake of the financial crisis, the slowdown in leasing demand
experienced in the latter half of 2008/09 carried over into the first half
of 2009/10, affecting the performance both of our commercial and
retail as well as our office and industrial/office sectors. However, with
the rebound in the retail market in early 2010 together with the overall
resilience of our leasing portfolio, total rental turnover increased to
HK$2,615 million during the year, showing a positive growth of 6%
over 2008/09 while profits grew 4% to HK$2,097 million. Both were
record highs for our portfolio in Hong Kong.

Commercial and Retail

The year 2009/10 started off on a difficult note for our property leasing
activities in the commercial and retail sector. In the first instance,
retail activities were particularly hard hit in the high-end market by the
economic downturn. Matters were further exacerbated when the
H1N1 virus broke out in May 2009, curtailing retail sales, leisure and
other lifestyle activities even further. The negative impact of these

Geographical Analysis of Hong Kong Investment Properties

MZZ—ZF;XA=+H At 30 June 2010

BEERE" (FEAXK)
Gross Floor Area™ (‘000 sg. m.)

2010 2009
EE Hong Kong Island
HIRKEE Central and Admiralty 58 51
R & T Causeway Bay and Wanchai 112 112
BRI 8 07 Kornhill and Quarry Bay 164 164
IITE R L The Peak and Mid-Levels 47 47
BERR Hong Kong South 12 12
NEE Kowloon
EA Mongkok 140 148
EQZUEYSTiEpN: Tsimshatsui and West Kowloon 89 39
458 A R Ngau Tau Kok and Kwun Tong 96 93
RAERER Cheung Sha Wan and Kwai Chung 52 52
#Et Total 770 768

* BREEFESZEEERR

Including gross floor area of car parks
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challenges was thus felt most strongly in the first quarter of the
financial year, easing gradually as the retail market bottomed out and
as fears of H1N1 receded towards the end of 2009.

The tide turned as the New Year dawned. In line with the rebound in
the general economy in Hong Kong, we experienced strong growth in
the first few months of 2010 followed by a period of consolidation as
this growth stabilized. Despite the difficult market conditions
experienced at the beginning of the year, rental growth in this sector
rose a positive 7% to HK$1,375 million with an average occupancy
rate of 97%.

Our portfolio performed positively with its diverse target customers,
business segments, as well as its geographical locations. With the
great majority of our retail portfolio being located in the heart of
Causeway Bay and Mongkok, two of Hong Kong's busiest and most
popular shopping districts, the aftereffects of the financial crisis had
comparatively less impact.

Our efforts to improve and add value to our properties have also borne
fruit. Renovations to upgrade the shopping environment and quality of
our facilities both at Amoy Plaza and Fashion Walk have not only
enhanced the tenant mix, but have also brought in measurable returns
in rental growth. The renovations in Amoy Plaza, for instance, not only
drew in a range of new tenants but also raised rental income by 21%
cumulatively in the past two years. Similar upgrading work carried out
at our Causeway Bay flagship development, Fashion Walk, has
resulted in a cumulative rental increment of 52% over the past four
years.
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Looking forward, we will be maintaining these strategies, playing up
our diversity to cater for the needs of different market segments,
drive our rental margins upwards and minimize our business risk.
Many of our developments thus have a unique flavor, based on their
location and market segment. At The Peak Galleria, for example, we
have taken full advantage of the complex’s unique location at Hong
Kong's signature tourist spot, the Peak, to reorganize the tenant mix
to include more local brands to reflect Hong Kong's unique culture and
taste, which will appeal to both locals and tourists alike.

At Fashion Walk, we continue to provide our customers with a unique
outdoor lifestyle shopping and dining experience. The “street mall”
ambience, featuring double-deck flagship stores of some of the
world’s most well-known brands, combined with its alfresco dining
avenue “Food Street”, is not only unigue, it also contributes strongly
to the street life in the area. Together with the enhancements brought
about by the renovations completed in the previous year, rentals rose
to HK$283 million, 10% more than in 2008/09.

Segmental Analysis of Hong Kong Investment Properties

BEEE(TTEAR)  HEEBAEEESET) HHEE(EDL)
Gross Floor Area Rental Revenue Occupancy Rate
('000 sg. m.) (HKS million) (%)
e
2010 2009 2010 2009 2010 2009
Ea L Commercial and Retail 271 243 1,375 1,285 97 98
BN TE S5 Office and Industrial/Office 237 263 881 819 94 93
FEERER Residential and Apartments 79 79 257 274 73 73
(== Car Parks 183 183 102 96 N/A N/A
HRET Total 770 768 2,615 2,474 92 92
Y s S—
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1. &JEY - iREE  Fashion Walk, Causeway Bay
2. |LUTERE » IWTE  The Peak Galleria, the Peak
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ABERERE
Battery Charging Station for Electric Vehicles

Maintaining our diversity and catering for the needs of customers
within the area, our properties in Mongkok - - Gala Place as well as
One and Two Grand Tower - - continue to showcase the latest
Japanese and Korean fashion trends and offer a wide array of dining
options respectively. These properties saw little or no impact from
the financial crisis. Business carried on as usual to bring in a rental
income of HK$205 million for the year.

Amoy Plaza in Kowloon East continues to ride the momentum after
recent renovations, performing positively to see a rental rise of 8% in
its rental income to HK$223 million. Kornhill Plaza, our shopping
complex in Island East, also performed satisfactorily, achieving a
rental income of HK$285 million, to show a growth of 14% over the
previous year.

Looking ahead, we are currently consolidating the growth gained as a
result of the market surge experienced earlier this year, crystallizing
our efforts and strategies as the global and local economies continue
to improve. If purchasing trends continue on the same upward path
as experienced in the past six months, we expect to see improved
performances for this sector in the second half of 2010.

BHREEAFEERAAE N ES 2 GERE - ﬁﬁ%@@kﬁ%ﬁﬁﬁ EE - —TTH
F+ZA=1TH  BZMELERSHAZ T EEEREEHTESHTE

Committed to sustainability in every aspect of our operations, we seek to provide a range
of environmentally-friendly options for customers. On 30 December 2009, we opened
the first battery charging station for electric vehicles on Hong Kong Island at The Peak
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Office and Industrial/Office

Due to their greater international exposure, rentals for Grade A and
prime office space felt the effects of the financial crisis more keenly
than other sectors of our leasing portfolio. Peaking in mid-2008,
rentals in this sector continued their downward spiral, finally stabilizing
in the third quarter of 2009, followed subsequently by a slight upturn
at the beginning of 2010. As a result, we were able to achieve an
average occupancy rate of 94%, translating into a growth of 8% in
rental income to HK$881 million.

Despite this growth, a number of challenges were experienced during
the year. Firstly it took time for many Grade A premises in Hong
Kong's Central district to absorb the vacancies which resulted from
the financial tsunami as companies downsized their business and
moved to regions which offer cheaper rental. A huge supply of new
offices also came on stream in Kowloon East. Given our unique
marketing strategies to target diversified client segments as tenants
for our properties, we were better able to meet these challenges than
most. Having a much wider tenant mix than the so-called “FIRE"
sectors - - finance, insurance and real estate - - has enabled our
occupancy rates to remain at significantly higher levels than the rest
of the market.

During the year, our prime offices in Central - - Standard Chartered
Bank Building, Baskerville House, 1 Duddell Street and Printing
House - - outperformed the market competition despite the slow
business environment. As the market begins to absorb supply in the
second half of 2010, we expect this segment to further improve. We
forecast some growth, albeit in the single digit level, for the January
to December 2010 period.

We expect a stronger performance from our offices in the busy
Mongkok area as the tenant mix is more diversified. The majority of
these tenants are engaged in the servicing trades, which have seen
relatively more stability as compared to the general business sector.
We therefore expect rental income in this area to rise as the local
economy continues to improve.
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Hang Lung Centre, Causeway Bay

2. THREETP L REY; - B Park-In Commercial Centre/Gala Place, Mongkok
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This “strategy of diversity” can also be seen in the “Learning Zone" in

Kornhill Plaza Office Tower in Island East. This unique concept provides
the facilities and support for a variety of professional education centers
and tutoring groups, satisfying demand in the local community.

Residential and Serviced Apartments

Our residential and serviced apartments leasing portfolio consists of a
mix of both luxury residential properties and serviced apartments. Our
two signature properties in this portfolio - - The Summit in Hong Kong's
popular Mid-levels section just above Happy Valley with its panoramic
views of the racecourse; and Burnside Villa, consisting of 45 family-style
garden homes located at Repulse Bay Beach on the sunny south-side of
Hong Kong -- continue to attract both professional and corporate
expatriates. However, the economic slowdown experienced in the
aftermath of the financial crisis, led to a drop in income of 7% in these
two properties.

Our serviced apartments on the other hand also experienced a roller
coaster ride in 2009/10. An unexpectedly strong rebound in the latter
half of 2009/10 has made up for previous losses in the first half of
2009/10 and lessened the reductions in rental income. Overall, the
annual rental of our residential and serviced apartments leasing portfolio
fell by just 6%.

If the economy continues to stabilize along present trends into 2010, we
can expect a sustainable rebound in this business.

FEETRER
Executive room
~ of The Wesley
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Following the strong recovery in the first six months of 2009, the
property market in Hong Kong continued to improve for the rest of
the year and well into the first quarter of 2010. Price levels for general
housing have soared almost 40% since the lows experienced in 2009
with 156% of this growth taking place after July 2009. Low interest
rates and aggressive bank lending policies have been the major
drivers behind this rising trend.

Since property market levels have risen so strongly for more than a
year, it would come as no surprise if we were to see either a
slowdown or a rationalization in the market, even without the
government'’s cautionary measures. At the same time, we do not
expect to see any significant price adjustments or “flat-dumping” by
investors as interest rates are likely to remain low for most of 2010.

High Level of Transparency

BPRREBEEAE  REZTFETARERHETEEN - FRMBERAENAS REEBT
BhET - RPN EEERIFREE  BERATRESERCEFSESASMNESHRA - WHERR
HEMREEABELTHOREER -

\We ensure transparency in our operations, guaranteeing that our customers are properly
informed at all times. Well before market transparency became the important corporate
concern that it is today, our sales brochures for The Long Beach, The HarbourSide and
AquaMarine had already won recognition from The Hong Kong Institute of Surveyors, for
providing sufficient amounts of detail on apartment specifications as well as all other
necessary and relevant information.
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The HarbourSide

This luxury residential development consists of three 80-story

towers. Rising above Kowloon Station, residents not only benefit
from the convenient transport services in the area, they also enjoy the
first-class retail and community facilities, as well as the green and
very pleasant surroundings in this emerging district in West Kowloon.

Making the most of the soaring property sales market in 2009, we
launched the sale of our garden-view units in The HarbourSide in the
third quarter of 2009. Response was enthusiastic with a total of
425 garden-view units being sold to bring in sales proceeds of

over HK$75 billion. The average price level achieved was about
HK$14,500 per square foot, with duplexes achieving HK$22,000 per
square foot. This translated into a highly satisfactory profit margin
of 70%.

In hindsight, we believe that our sales exercise in the third quarter of
2009 could not have been more timely. It very much looks like we
will have to wait for another favorable surge in the market to release
the development’s remaining 284 units. The existing plan is that this
will possibly be done in phases over the next few years.

The Long Beach

In 2007, with its tremendous harbor views and world-class
recreational facilities, 600 units in this high-end development were
sold in just two weeks. With the slowdown in the market, further
sales were postponed and plans to market the second phase of the
project were shelved during the current fiscal year. Though price
levels recovered earlier this year to reach 2007 levels, we are
choosing to wait a little longer for the best opportunity to release
phase two for sale. The remaining five blocks, consisting of 1,234
unsold units, will be released in separate batches over the next few
years to come as the market picks up.
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FARA A

JREE - PaSLBE  The Long Beach, West Kowloon
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Other Properties and Projects

With only a few unsold units left in our AquaMarine and Carmel-on-
the-Hill developments, we expect to market the remaining units
through local estate agents, with a view to reducing the number of
unsold units in the coming fiscal year.

The luxury development being built on the 7850 square-meter site on
Hong Kong's tranquil Blue Pool Road in Happy Valley is proceeding on
schedule. Upon its projected completion in 2012, it will consist of
approximately 8,000 square meters of total gross floor area.
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In 2009/10, despite the effects of the economic crisis and the
slow office leasing market in the city, our signature properties

on the Mainland, Plaza 66 and The Grand Gateway, continued to
perform well. Rental income grew on the Mainland a satisfactory
14% to HK$1,931 million while operating profit grew 14% to
HK$1,629 million contributing 44 % to our operating rental profits.
Taken on its own, the retail sector performed even more positively,
growing an impressive 30% over the previous year.

Looking forward, these figures will grow yet again with the
completion of Palace 66 in Shenyang in June 2010. Palace 66 marks
the start of our expansion on the Mainland as we still have a further
five properties under development, signifying the beginning of a
whole new era in our Mainland operations.

Plaza 66

During the year, Plaza 66 continued to consolidate its position as
Shanghai's premier shopping destination with its modern architecture,
elegant spaces and contemporary design.

Coupled with its exceptional management, outstanding location on
Nanjing Xi Lu - - one of the busiest shopping streets in the heart of
Shanghai - - Plaza 66 works hand-in-hand with the most well-known
and acclaimed brands in the world - - from Chanel, Louis Vuitton and
Hermes to Celine, Prada and Dior - - as well as the world's leading
jewelers and watch makers - - Harry Winston and Tiffany, Cartier and
Boucheron, Girard-Perregaux, Chaumet and Chopard.

Taking advantage of World Expo 2010, Louis Vuitton held a
retrospective exhibition at Plaza 66 to celebrate its long tradition of
participating in the event. It also opened its very first in-store Louis
Vuitton Atelier in the mall. Dior also took advantage of this golden
opportunity to refurbish its boutique at Plaza 66.

The shopping complex at Plaza 66 remained fully occupied during the
year, to bring in a rental income, excluding car parks, of HK$513 million,
an increase of 32% over the previous year. Moving forward we expect
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Plaza 66, Jing'an District in Shanghai

these figures to show yet further gains as we continue to enhance our
market positioning for the ultimate in luxury products, with initiatives
such as our highly popular Watch Gallery, and as the tenant waiting list
for space within the development continues to grow.

Rising 66 storeys as the tallest building in the surrounding area, the
two office towers within the development continued to prove popular
with multinational tenants. This greater exposure to the international
market however meant that these office facilities felt the effects of
the financial crisis more keenly than the retail sector during the year.
Despite the adverse market however, we were able to achieve
occupancy levels at around 98% as of June 2010 and bring in rental
revenues, excluding car parks, of HK$660 million for the 2009/10
financial year.
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The Grand Gateway

This landmark shopping complex, located above Shanghai's largest
and busiest metro station in the Xujiahui commercial district,
continued to cement its role as one of the city’s trendiest hotspots --
it was for instance seen as the most desirable location for the New
Year's Eve countdown to 2010. It was also selected as one of
Shanghai’s 12 World Expo Cultural Plazas, where cultural
performances are staged every weekend from May until October
2010 at the open plaza outside the main entrance of The Grand
Gateway.

In 2009/10, it attracted a number of new tenants including world-
leading brands such as Armani, Burberry, Thomas Pink and Enzo. Not
only have these brands added to the diversity of our tenant portfolio,
they bring the number of prominent brands within the complex to
well over 30 of some of the most well-known names in the world. In
the new wing, Level 3 has been modified to provide a “ladies”
services section. Together with the opening of the cosmopolitan
lifestyle supermarket, Olé, occupying 3,500 square meters, as well as
a Versus Versace Caffé, they are greatly adding to the lifestyle
experience at The Grand Gateway.

Rental income for the shopping arcade at The Grand Gateway in
2009/10, excluding car parks, therefore grew a healthy 20% to
HK$726 million.

Segmental Analysis of Mainland China Investment Properties

RIEEEE*(FFEFKR) Bl (BEEET) HAHE (Both)
Total Gross Floor Area* Rental Revenue Occupancy Rate
('000 sg. m.) (HK$ million) (%)
E—————————

2010 2009 2010 2009 2010 2009
i KR rasE Commercial and Retail 283 174 1,240 994 100 100
ey Office 160 160 660 663 95 97
(=E1g Car Parks 176 104 31 31 N/A N/A
5t Total 619 438 1,931 1,688 98 99

* BIEME R 2 B EE

Including gross floor area above and below ground
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Track Record of Strong Finances
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Our sustainable strong cash position has enabled the successful implementation of our strategies
to create many investment developments for lease in the long term. Our Plaza 66 and The Grand
Gateway in Shanghai have brought substantial rental income to us since their openings in 2001
and 1999 respectively. We expect that our cash flow will be further fueled when Palace 66 in
Shenyang, which opened in June 2010, and other upcoming Mainland projects, including Parc 66
in Jinan scheduled to open in the third quarter of 2011, start contributing to our rental income.
This strong net cash position gives us the flexibility to accurately time the sale of our residential
developments at the right prices in the market.
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With financial problems still being experienced in various European
countries and the potential impact of the excessive money supply on
the Mainland, the challenges of 2010/11 have yet to surface. We,
however, believe that the trust established with our customers over
the years, our constant efforts to upgrade our facilities, and the
leadership trends established by The Grand Gateway will help to
maintain our sustainable growth, with added resilience.

Palace 66

Designed both as a shopping mall as well as a lifestyle and leisure
center, Palace 66 commenced operations a few days before the end
of the current 2009/10 fiscal year. Fully leased, the property boasts a
complementary mix of some 300 local and international tenants.

FREAMRENERERTRENR 2RI DN

Geographical Analysis of Mainland China Investment Properties and Investment Properties Under Development

MRZZ—TEFXA=+H At 30 June 2010

fEmmE (FF7K)

Total Gross Floor Area™ ('000 sq. m.)

REYE Investment Properties

L& Shanghai

IRER Xuhui District 165
FzE Jing'an District 273
&5 Shenyang

AR (AR ) Shenhe District (Zhongjie Lu) 181
BRRPIREYE Investment Properties Under Development

pd=) Jinan 171
b Shenyang

R (FFEAL) Shenhe District (Qingnian Da Jie) 842
37 Wuxi

S (ARFE) Chong'an District (Renmin Zhong Lu) 264
sl (R EE) Chong’an District (Jiankang Lu) 113
KE Tianjin 153
AE Dalian 222
1Est Total 2,384

* BIEHE KK 2 B EEE

Including gross floor area above and below ground
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' % 1 Jinan [0
18 E 1% Parc 66
BEHE T BRHE Ly

Quancheng Lu, Lixia District, Jinan
B % Commercial
171,000F 5 >K /sq. m.

Parc 66 is located on Quancheng Lu, Jinan’s “Golden Avenue”, which has been
the city's political, cultural and commercial hub since the Ming Dynasty. In the
neighborhood of world-famous landmarks, including Quancheng Square, the “No.
1 Spring of the World” - - Baotu Spring, Daming Lake and Qianfo Mountain - - the
development will offer an over 171,000 square-meter world-class shopping mall.

Taking its theme from the surrounding lakes and springs, Parc 66 embodies a
fluid design, an undulating roof, green spaces and curved facades, creating a
new landmark in the city. The innovative architecture will be a nexus for the
community, bringing a new dimension in leisure and entertainment lifestyles to
customers.

Grounding the concept of sustainability in our business operations, all of our

new developments on the Mainland will incorporate cutting edge sustainability
design features and aim to attain the internationally recognized “Certification
under Leadership in Energy and Environmental Design (LEED) for Core and Shell
Development Gold Level” issued by the U.S. Green Building Council. As such,
Parc 66 has already received its Gold Level Precertification in 2009. Like Palace
66, it has received a design award by Le Marché International des Professionnels
de I'lmmobilier (MIPIM), in this instance the “MIPIM Architectural Review Future
Project Awards 2009 - - Retail & Leisure”. It also won the International Property
Awards’ “Asia Pacific Commercial Property Awards 2009 - - The Architecture
Award (Five Star)” during the financial year. Project completion is expected in
2011.
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i#f i Shenyang
|

1B H Project ENSREL: IR LIOLIR]

% Location BEHBTEBEAN b
Qingnian Da Jie, Shenhe District, Shenyang

FEAR Main Usage % - #H08 BIEREREXNEFR

Commercial, office, hotel and serviced apartments
#{EEME M Total Gross Floor Area 842,400 F 75 K /sq. m.

15 B AZA Project Descriptions
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As the largest of our current projects under
development, this prime 842,400 square-
meter landmark complex is located on
Qingnian Da Jie, the “Golden Corridor"

that runs through the center of the city. A
new metro line is also being built along this
"“Golden Corridor’ which will provide direct
access from the station to our development.
Situated in the midst of Shenyang's
landmarks - - the Liaoning Grand Theater, the
Museum of Liaoning Province, the Municipal
Government Building, as well as City Plaza,
Forum 66 will be a comprehensive world-
class commercial development.

Forum 66 will be the second world-class
commercial project in Shenyang for the
Group after Palace 66, which was opened in
June 2010. Apart from its premier shopping facilities, the development will offer a hotel and serviced apartments, as well as Grade
A office towers rising some 350 meters to become one of the tallest office buildings in northeast China.

Forum 66 has already received the “Precertification under Leadership in Energy and Environmental Design (LEED) for Core and
Shell Development Gold Level” issued by the U.S. Green Building Council in 2008. Project completion by phases is expected from
2012 onwards, with shopping facilities to come into light first.
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IHH Project

#: 25 Location

FE A% Main Usage
4 BEE & Total Gross Floor Area

18 B A% Project Descriptions

BEES (MR EHH ZEETORE
BARPEE o Bl 2 i — 9% & — SRAR M
BEATLUBERARSE  URMEZRER
R AENBEEEEERES Bk
B ARREHERBENAR - HE —HREE
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B & PR AR -

EREESNEDNESE - HRFER _ZF
NELARXBEZERERSRENLRLR
FRA B — RO RINRAER £ BHTE
RiE - HAEAR - —=FRDHEX -

Phase 1 of Centre 66 is located in the
very heart of the central business district
in Wuxi. Situated right on Renmin Zhong
Lu in Chong'an District, it will enjoy the
busy traffic that the future Number 1

and 2 metro lines will bring. Running
along Zhongshan Lu and Renmin Zhong
Lu, the two metro lines will cross right
underneath Centre 66, offering an indoor
passageway connecting passengers to
both of Phases 1 and 2. Phase 1 will offer
263,800 square meters of shopping mall
and Grade A office towers.

Centre 66's shopping mall and Phase 1
office obtained the "Precertification under
Leadership in Energy and Environmental
Design (LEED) for Core and Shell
Development Gold Level” issued by the
U.S. Green Building Council in July 2009.
Project completion by phases is expected
from 2013 onwards.

64

182 E% (—H) Centre 66 (Phase 1)

BETRZEARTDR
Renmin Zhong Lu, Chong’an District, Wuxi

BER /A1 Commercial and office
263,800 ¥ 5 >K /sq. m.
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I8 B Project

25 Location

FEH#% Main Usage

#IEEEHE Total Gross Floor Area

18 B A% Project Descriptions

1B 5 (= H) A SBE FRER S (R FIE SR
BEMNARTHEERES(—H)mMEE - M8
HEZHEBEEEE=TEETN\EF¥S
Ko b RBURSIAR SERRBEYHL - FR
WMNBE - BERRBABHAN —F - HK
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This development will be built at the
intersection of Jiankang Lu and Houxi

Xi. The latter is to the immediate south
of Renmin Zhong Lu where the current
Centre 66, Phase 1 development is
located. Together with Phase 1, the total
gross floor area of Centre 66 will amount
to 376,800 square meters, forming a large
scale mixed development comprising a
world-class shopping mall, Grade A office
towers, a hotel and serviced apartments,
to become the landmark of the city’s
central business district.

HANG LUNG PROPERTIES LIMITED

1Ef#E15 (=Hi) Centre 66 (Phase 2)

BETRZEBRER
Jiankang Lu, Chong’an District, Wuxi

B WA BERBREXEA

Commercial, office, hotel and serviced apartments

113,000 75K /sq. m.
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I8 B Project

25 Location

FEH#% Main Usage
#MEEE M Total Gross Floor Area
15 B AZA Project Descriptions
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66

i % 3t Tianjin .
18[& E 15 Riverside 66
% 2T RF BATS —

Heping Lu, Heping District, Tianjin
&% Commercial

152,800 5 >K /sg. m.

Situated at Heping Lu in Tianjin, also known as one of the “10 Most Famous
Commercial Streets in China’ Riverside 66 boasts 152,800 square meters of
prime retail space. Its unique elongated architectural form will make it one of
the longest shopping malls in China. Through its singular glass shell, a series
of smaller scaled modular stone retail boxes can be viewed from the outside,
promoting the property’s transparency and visibility to the surrounding streets.

In March 2010, the project’s outstanding design won the prestigious “2010 AIA
New York Chapter's Design Awards” under the unbuilt work category, from the
American Institute of Architects (AIA) New York Chapter. We are probably the
first Hong Kong developer operating on the Mainland to receive this renowned
award. The project has also been awarded the “Precertification under Leadership
in Energy and Environmental Design (LEED) for Core and Shell Development
Gold Level” issued by the U.S. Green Building Council in September 2009. In
addition, it received the “MIPIM Architectural Review Future Project Awards
2007 - - Retail and Leisure”. Project completion is expected in 2015.
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I5 B Project

25 Location

FEH#% Main Usage
4B E E R Total Gross Floor Area

15 B AZA Project Descriptions
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1\“ k # Dalian Ml F
18[& 15 Olympia 66

RET = E R
Wousi Lu, Xigang District, Dalian \_\/
B Commercial

221,900 ¥ 75 >K /sq. m.

Centrally located at Wusi Lu, one of the most prominent commercial avenues
in Dalian and adjacent to the Olympic Square, Olympia 66 will offer 221,900
square meters of shopping, dining and entertainment space.

Characterized by the interlocking architectural elements, the development
features sophisticated vistas and interconnected vibrant atrium spaces. The
indoor plaza above the retail space will unite all elements of the design scheme
under a crystalline skylight.

In line with our other project developments on the Mainland, Olympia 66 will
employ sustainability design features aiming at achieving the “Certification
under Leadership in Energy and Environmental Design (LEED) for Core and
Shell Development Gold Level” issued by the U.S. Green Building Council
upon its completion, which is expected in 2015. Construction is anticipated to
commence in 2010.

HANG LUNG PROPERTIES LIMITED
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RE - BMEERRREENRR -
An artist's impression of the MENRIFRELX - KE
2! restored Inner Theatre of the 1B &S (T E)2—EEG -
1 Opera House in the Chenghuang Heritage blends with contemporary
! Temple precinct in Centre 66 (left). architecture in our projects.
Riverside 66 (below) is an example.
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Heritage Restoration and Preservation
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Our sustainability programs for the new projects on the Mainland not only encompass
environmental design features but also cultural and community development. We walk the
extra mile by restoring, preserving and indeed integrating the on-site historical buildings into
our project designs wherever possible.

The two phases of Centre 66 in \Wuxi are united by a large open landscape plaza that houses a
cluster of historical buildings. Among the many preserved architectural gems are a Ming
Dynasty Opera House, which was part of the Chenghuang Temple built in 1369, and the
courtyard house of famous literary scholar Qian Zhongshu that dates back to 1923. A network
of paths and spaces will be built to facilitate the flow of people from key intersections to these
buildings, creating a dialogue between the historical buildings and the new urban space.

Riverside 66 in Tianjin will also restore and integrate the existing Zhejiang Xingye Bank Building,
built in 1921, into its design as a world-class shopping complex. The architectural design of the
two-story bank building drew inspiration from revivalism. It was also one of the very few
properties built by Shen Liyuan, a Chinese architect, from that era. Apart from restoring the
building’s structure while retaining its authenticity, glass and other light building materials are
carefully selected for Riverside 66 so that the development'’s design will be in harmony with the
traditional look of the bank building.
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LW LY R
MAJOR GROUP PROPERTIES

IRBREPYRE

Major Properties Under Development
R=Z—ZFXA=+H At30June 2010

BIEMEEE TERTERK
AR (FFK) =R
(ERHK) Total Gross I ER Expected
Site Area FERB Floor Area Stage of Completion
Hh 24 Location (sg. m.) Main Usage (sg. m.) Completion Date
&HE HONG KONG
EEIEOE Blue Pool Road, 7,850 R 8,005 HETIE 2012
NHBER 5747 5% IL 5747 Foundation
T JINAN
18 ES Parc 66, 52,569 C 171,000 R P 2011
RYREE - Quancheng Lu, Superstructure
N Lixia District
B SHENYANG
HITIERES Forum 66, 92,065 C/H/O/S 842,400 BEEE 2012
N Qingnian Da Jie, Superstructure #8
= = Shenhe District onwards
it WuUXI
8% &% (—Hf) - Centre 66 (Phase 1), 37324 C/O 263,800 HE T2 2013
ARFE - Renmin Zhong Lu, Foundation HE
=@ Chong'an District onwards
18/ E% (—H)) - Centre 66 (Phase 2), 16,767 C/H/O/S 113,000 FrEls TEA
2R - Jiankang Lu, Planning N/A
=@ Chong'an District
X TIANJIN
1Ef&ES Riverside 66, 44,277 © 152,800 HE TR 2015
MK - Heping Lu, Foundation
AF R Heping District
XiE DALIAN
1R ES - Olympia 66, 63,400 © 221,900 s &l 2015
FPOEE - Wausi Lu, Planning
i el Xigang District
B s E—
C: B Commercial
H: JEE Hotel
0: BFE Office
R: &= Residential
S : MRENEFT Serviced Apartments

NEMEEREERERR -

All the above properties are wholly owned by the Group.
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FHEEYE

MAJOR GROUP PROPERTIES

CERGENR

Properties Completed for Sale
RZT—ZF,XA=+H At30June 2010

BIEEEE REH REH
(FFFK) FEBE BAHHAE
Total Gross No. of Unsold  No. of Unsold
TEH® Floor Area Residential Carparking
2 Location Main Usage (sq. m.) Units Spaces
&FiE HONG KONG
BEERT - The HarbourSide, R 37487 284 270
T ®EE 15 1 Austin Road West,
JLBEAIEER 1108055 KIL 11080
SRV The Long Beach, R 100,224 1,234 -
TSIEES 8 Hoi Fai Road,
JUBEIHEER 111525% KIL 11152
IDFEE L AquaMarine, R 1,939 21 =
RS BE8HE 8 Sham Shing Road,
1 LBE A B 633855 NKIL 6338
B Carmel-on-the-Hill, R 286 2 23
DO - 9 Carmel Village Street,
TUBE A ER 1112258 KIL 11122
) s E——
R: {F= Residential

NEMEEREERERER -

All the above properties are wholly owned by the Group.
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Major Investment Properties
RZT—ZFA=+H At30June 2010

e
EEEE (FAK)

Gross Floor Area (sg. m.)

BETEK
I /5718 FEREFR BUEEAE
B k] Office and Residential No. of
1022 & i 5 B Commercial Industrial/ and Carparking
Hh 24 Location Lease Expiry and Retail Office Apartments Spaces
&E HONG KONG
FIRRSE CENTRAL AND ADMIRALTY
ENfmITT - Printing House, 2848 1,709 5,980 = =
EEFE65% - 6 Duddell Street,
PR 339 5% IL 339
EREFET 1 5% - 1 Duddell Street, 2848 2,340 6,616 - =
AHER 7310 5% IL 7310
LERRTT Baskerville House, 2880 1,473 3,379 - =
ERRAT 225 22 Ice House Street,
A0 ER 644 5% IL 644
EITRITAE - Standard Chartered 2854 4,814° 23,7307 - 16
fEEET 4-4A57 Bank Building,
B HER 103 5% 4 - 4A Des Voeux Road Central,
A K BE Sections A&B of ML 103
SR Queensway Plaza, 2012 7303 - - -
& 888 93 5% 93 Queensway
SHSRE & BT CAUSEWAY BAY AND WANCHAI
BERL Hang Lung Centre, 2864 8,777 22,131 - 126
BB 2-205% - 2-20 Paterson Street,
AHIER 524 57 &% 74957  IL 524 & IL 749
ZIEY Fashion Walk, 2842, 2864 31,072 - 7935 -
BENE - B Paterson Street, Houston Street, & 2868
SCAIVEAH ~ INZEf - Great George Street,
REUE4E - &£ +4T8 0 Cleveland Street, Kingston
S ER 231 8% Street, Gloucester Road,
K 525k ML 231 & ML 52,
AL ER 469 5% & 47057  IL 469 & IL 470
BeE Park Towers, 2060 * 1,101 - - 250
HEE 15 1 King's Road,
A ER 8560 5 IL 8560
WL Shui On Centre, 2060 * - 16,313 - 42
15 =281 - 15/F-28/F,
7528 6-8 57 - 6-8 Harbour Road,
A ER 8633 57 IL 8633
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FHEEEYE
MAJOR GROUP PROPERTIES

ITERENER#A)

Major Investment Properties (Continued)

RZZ—ZFXA=+H At30June 2010

N
BEmEE (FK)

Gross Floor Area (sg. m.)

T% /578 FERER BEUEEAE
G k] Office and Residential No. of
1022 & i G B Commercial Industrial/ and Carparking
Hh 24 Location Lease Expiry and Retail Office Apartments Spaces
&HE®) HONG KONG (Continued)
B R#IAE KORNHILL AND QUARRY BAY
FI8ES Kornhill Plaza, 2059 * 53,080 10,577 - 1,069
ERILE1-25% 1-2 Kornhill Road,
A ER 8566 5% IL 8566
EEE Kornhill Apartments, 2059 * — — 35,275 —
RILE 257 2 Kornhill Road,
A ES 8566 5 IL 8566
LEELA Stanhope House, 2082 1,424 26,411 = 70
2B 73457 734 King's Road,
A ER 3507 57 IL 3507
WER¥ILE THE PEAK AND MID-LEVELS
WWTEESS The Peak Galleria, 2047 12,446 = - 493
LITBZE 11855 - 118 Peak Road, RBL 3
T RBHIER 3 5%
TEREZE - Nos. 2&3, Garden Terrace, 2078 & 2886 - - 558 25
2-35RFE & - Block 2, 8A Old Peak Road,
ELTEBE AR IL 896 & IL 2850
A ER 896 5% & 2850 57
filz - The Summit, 2047 - - 15,225 b4
RAIEBIEA1CH 41C Stubbs Road,
A ER 8870 5% IL 8870
BEEE HONG KONG SOUTH
ESE - fRE9% - Bumnside Villa, 2072 - — 9,212 89
T B ER 994 5% 9 South Bay Road, RBL 994
A MONGKOK
EARLE—H - Argyle Centre, Phase |, 2060 64 = - -
TAFE 68857 688 Nathan Road,
TUEENHEER 126255 KIL 1262
HERG O —HE - One Grand Tower, 2060 19,276 22,637 - 40
TRZE 627-641A5% ©  627-641A Nathan Road,
JUBEAHEER 1024658  KIL 10246
RO 8 Two Grand Tower, 2060 1,629 8,614 - —

FFGE 62557 625 Nathan Road,
JUBEAIHEER 10234 57 KIL 10234
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Major Investment Properties (Continued)
RZZ—FFXA=+H At30June 2010

BEmEE (F5K)

Gross Floor Area (sg. m.)

I% /578 FEMRBA BEH
ek Office and Residential No. of
32 & o 4 B Commercial Industrial/ and  Carparking
b 2h Location Lease Expiry and Retail Office Apartments Spaces
HFE#E) HONG KONG (Continued)
HA &) MONGKOK (Continued)
BERE Hang Tung Building, 2045* - = - 955
ERE1112-11205% - 1112-1120 Canton Road,
NBERHER 970855 KIL 9708
TBREER L Park-In Commercial Centre/ 2044 * 7,454 30,205 - 478
LD - Gala Place,
EFTTH75657 56 Dundas Street,
JLEE N HEER95905% KIL 9590
RZRERZERL Hollywood Plaza, 2047 9,139 17,941 - -
SREEG105% 610 Nathan Road,
NEERHEE110245%  KIL 11024
B2 Carmel-on-the-Hill, 2050 2,131 - - 11
DTN - 9 Carmel Village Street,
NEEAMIER111225%  KIL 11122
RWIEREIE TSIMSHATSUI AND WEST KOWLOON
HBER L Grand Centre, 2038 3,688 7,198 - =
HEFLES 8 Humphreys Avenue,
NBEAHEER 772557 &% KIL 7725 &
802657 KIL 8026
BrERF S Hanford Fashion, 2037 1,444 4,891 = =
N E221B-E5% 221B-E Nathan Road,
NBEEAHEER 1061955 & KIL 10619 &
813257 KIL 8132
Higes AquaMarine, 2050 22,350 = = 516
IRBR RSB 8 Sham Shing Road,
FLBERHBER63385%  NKIL 6338
IR The Long Beach, 2050 20,174 = - 390
YGIBIESER 8 Hoi Fai Road,
NEEAHER111525%  KIL 11152
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FHEEYE

MAJOR GROUP PROPERTIES

TEREWE )
Major Investment Properties (Continued)

RZET—TF XA =+H At30June 2010

BEmEE (F5K)

Gross Floor Area (sg. m.)

BFRR
I¥/ 85 FERBH  BAHE
ek Office and Residential No. of
32 & o 4 B Commercial Industrial/ and  Carparking
b 2h Location Lease Expiry and Retail Office Apartments Spaces
&HE®) HONG KONG (Continued)
SHEAREE NGAUTAU KOK AND KWUNTONG
YRR Amoy Plaza, 2047 49,006 = = 620
A SEMAIETTR 77 Ngau Tau Kok Road,
HBEAMERS35E « NKIL 53, NKIL 1482,
148255 + 26605% & NKIL 2660 &
39475R NKIL 3947
EARTEFD Amoycan Industrial Centre, 2047 - 6,547 - -
HASHMAETHE 7 Ngau Tau Kok Road,
FNBERMER 174457 NKIL 1744
BAaEmES Laguna Plaza, 2047 15,162 - - 165
FR&E - Cha Kwo Ling Road,
FNBEAME60555%  NKIL 6055
ROBRER CHEUNG SHA WAN AND KWAI CHUNG
BERERL Park Building, 2047 397 13,109 = =
S1L384765% - 476 Castle Peak Road,
FNBERUBEL 176158  NKIL 1761
ZEICE - Laichikok Bay Garden, 2047 3,109 = = 172
#HEILEIAT - 1A2 - Shops 1A1, 1A2,
5A » 6AK6BSRE 4 - A, 6A & 6B,
B2 4975455 Lai King Hill Road,
10 E% 333655k Lot 3336 of SD 4
ATARRD Star Centre, 2047 - 28,512 - 27
F11138443-4515% - 443-451 Castle Peak Road,
LEXN D445 Section A of Lot 690
6905 AR in DD 445

* AESCTRE

With an option to renew for a further term of 75 years

T SERFAEE_B-_T-AZ - FHARTEZESEA  EREE 2 WERRHRN T ——FROEH -

The Group is now entitled to rental on 22,101 square meters of office area. The rights to rental entittement in the remaining area will revert to the Group in 2012.
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Major Investment Properties (Continued)
RZZ—FFXA=+H At30June 2010

migmEAE CFITK)
Total Gross Floor Area” (sg. m.)
I¥ /55718 FEREFR  BUHA
Bk Office and Residential No. of
1 32 & i F B Commercial Industrial/ and  Carparking
b 2 Location Lease Expiry and Retail Office Apartments Spaces
Lig SHANGHAI
BERES - The Grand Gateway, 2043 120,000 = = 835
STRE R 155 1 Hong Qiao Lu,
RER Xuhui District
1EfERES Plaza 66, 2044 53,600 159,700 - 804
3 5 PH I 1266 97 - 1266 Nan Jing Xi Lu,
HRm Jing'an District
&b% SHENYANG
S ERES Palace 66 2057 109,300 - - 875
FRATEK 128 5% 128 Zhongijie Lu,
S [ Shenhe District

Y s E—
# PR RIE 2 EE A

Including gross floor area above and below ground
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FINANCIAL REVIEW

—E-ZHFENBRENR
AFEEzEERERIMNEEAE -7
“HERTEHEL TEXERHE
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BlRATEMNENEHERAZEEE
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FHEXBZRAREABES 2 THE
BETNE=T—A8T uUREHGZ
MBYBRSERERESN T —TF
NAZTRBER®  HAFE2MBEE
B BBATE -

HERARZEERARBEN - JIAR
HEBRERK T EMPTE -

Review of 2010 Financial Results

Turnover for the year increased almost twofold to HK$12,057 million
benefiting largely from the sale of 425 garden-view units of The
HarbourSide and the strong performance of property leasing after the
financial crisis. With the sales of The HarbourSide units, property
sales revenue reached at HK$7511 million.

Rental income from Hong Kong properties grew by 6% to
HK$2,615 million and property leasing on the Mainland rose 14%
to HK$1,931 million. The opening of a new shopping mall in
Shenyang, Palace 66 on 26 June 2010 had an insignificant effect on
this year’s financial results.

Substantial increases in direct costs and operating expenses were
attributable to the sale of The HarbourSide units.

30
Turnover
HEXNA=TRILEE

For the years ended 30 June

e
R ARENEZLOFEESHNEXEF
Operating Profit Before Change in Fair Value
of Investment Properties

HESNA=ZTHLEFE

For the years ended 30 June

BEEETT BEEET
HK$ million HK$ million
14,000 9,000 $8,561
million
$12,057
million 8,000
12,000
7,000
10,000
6,000
8,000 5,000
6,000 4,000
3,000
4,000
u EBpERE A0 u EEMEAE
Hong Kong leasing Hong Kong leasing
2,000 n FEMEEE 1,000 w FEMLEEE
Mainland China leasing Mainland China leasing
m DEREE m MEHE
0 Property sales 0 Property sales

06 07 08 09 10

06 07 08 09 10
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Operating profit from property leasing increased by 8% to
HK$3,726 million. Hong Kong property leasing recorded a 4%
increase in operating profit to HK$2,097 million. Our investment
properties on the Mainland achieved an overall profit growth of 14%
to HK$1,629 million despite increasing competition in Shanghai’s
office sector.

Together with a notable property sale profit of HK$5,256 million,
operating profit before the revaluation gains on investment properties
increased 1.7 times to HK$8,561 million.

With the benefits of the economic recovery, Hong Kong investment
properties recorded revaluation gains of HK$7720 million for the year
against a loss of HK$921 million the year before.

REWMEZAFEZM
Increase in Fair Value of
Investment Properties
HEAASTALTE

For the years ended 30 June
BEEET
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Interest Income and Expenses
BEAA=tHLFE

For the years ended 30 June
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Our Shanghai properties recorded revaluation gains of
HK$6,149 million for the year reflecting the high occupancy and the
rental reversionary potential of Plaza 66 and The Grand Gateway.

In compliance with the new accounting requirements, investment
properties under development have been revalued for the first time.
Accordingly, revaluation gains of HK$7365 million were recorded.
These represented the cumulative gains in fair value of various
properties under development since project commencement a few
years ago.

In total, gross revaluation gains of HK$21,234 million were posted in
the consolidated income statement.

Interest rates have remained at historically low levels since the
financial debacle in late 2008. Consequently, both interest income
and expenses decreased considerably with net interest expenses of
HK$12 million recorded for the year.

Taxation charges increased 3.1 times to HK$6,262 million, mainly
attributable to the substantial profit generated from property sales.

With the continuous profit growth from property leasing, contribution
from property sales and the rebound in fair value of investment
properties, profit attributable to shareholders increased 4.4 times to
HK$22,256 million. Likewise, earnings per share increased to
HK$5.37 The Board has proposed a final dividend of HK54 cents per
share, 6% higher than 2009.

Excluding the effects of property revaluation and related deferred
taxation and non-controlling interests, underlying profit attributable to
shareholders increased 1.8 times to HK$6,674 million. The adjusted
earnings per share rose to HK$1.61 from HK58 cents in the past year.

Review of 2010 Financial Position

The Group continued to manage its financial affairs prudently by
maintaining sufficient financial resources and liquidity to meet all
obligations as they fall due. Our balance sheet remained very strong
with net assets increasing by 30% to HK$92,626 million.
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Investment properties rose by 29% to HK$80,965 million partly due
to the revaluation gains on the existing portfolio and partly to the
completion of Shenyang Palace 66 which opened in June 2010.

With the first time revaluation gains and as further construction
payments were made towards our projects on the Mainland,
investment properties under development increased from
HK$7570 million to HK$15,326 million.

Following the sale of 425 units in The HarbourSide, completed
properties available for sale decreased by HK$1,828 million to
HK$5,855 million.

As at 30 June 2010, the Group had capital commitments amounting
to HK$20,619 million but not provided for in the financial statements.
Those commitments predominantly related to the property
development projects on the Mainland that are scheduled for
completion over the next few years.

FERA BREEFE
Profit for the Year Net Assets per Share
BEAA=THILFE RANA=+HB
For the years ended 30 June At 30 June
BEARET B
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20
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The Group continued to position itself with a prudent level of liquid
funds and banking facilities to meet future commitments. As

at 30 June 2010, the Group had cash and bank deposits of

HK$11,535 million to meet the stipulated equity injection
reguirements of various projects on the Mainland together with their
construction payment schedules as well as to meet other working
capital requirements. After netting off total borrowings, all unsecured,
of HK$6,458 million, the Group had net cash of HK$5,077 million as at
30 June 2010. Taking advantage of the improved sentiment in the
financial market, the Group re-negotiated better banking terms for
various stand-by facilities. Consequently, the amount of undrawn
banking facilities was purposely reduced to HK$13,201 million from
HK$17.200 million in the previous year.

With our strong cash generation capabilities and ample financial
resources, we are well-positioned to deal with unexpected market
dislocation and/or to capture attractive investment opportunities that
fit our growth strategy.

E—————
REVE BRI REVERGENE
Investment Properties, Investment Properties
Under Development and Properties for sale

BHERREREE
Financing Resources and
Capital Commitment
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Land Bank Acquisition and Property Development

The Group's long-term expansion plan underpins our strategy to build
up our land bank. Each development project or land acquisition
requires Board approval after thorough evaluation of various aspects
including the related risk and return. Consideration and assessment is
given to other factors including the relevant government policy, level
of local government support, various economic data and the adequacy
of infrastructure development in the surrounding area.

Each project is managed by a designated professional team with
relevant skills and experience. Projects are actively supervised by
senior management with progress regularly reviewed so that
decisions can be made promptly.

Treasury Risk

The Group's activities expose us to a variety of treasury risks. The
various risks as stated below are managed in accordance with the
Group's treasury policy approved by management.

(a) Interest Rate and Foreign Exchange

The Group is exposed to interest rate movement as most of our
borrowings are issued at floating rates. Interest rate risks are closely
monitored and the Group may adopt relevant measures in managing
the risks if appropriate. Maturities of monetary assets and liabilities
are carefully planned and managed to minimize mismatch and
repricing risks. Exchange rate risks arising from the Group’s
investments on the Mainland are managed as much as feasible under
the existing currency regime on the Mainland. Given that Hong Kong
dollars are pegged to United States dollars, exchange rate risks
relating to United States dollar deposits are not considered significant.

(b) Cash Management, Funding and Liquidity

The Group's cash is pooled and centrally managed in order to achieve
economies of scale. All funding requirements are controlled and
arranged at the corporate level in order to optimize borrowing terms
and facilitate financial risk control. The objective is to ensure that
sufficient funds and banking facilities are always in place to meet
operation and investment requirements. Bank facility maturity dates
are properly distributed to minimize repayment or refinancing risks.
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(c) Credit/Counter-party

The Group's exposure to credit risks arise from rents receivable,
instalments receivable relating to property sales and surplus cash
placed with banks. Credit risks on rents receivable are managed
through credit assessment of rents prospective tenants, payment of
rental deposits and close monitoring of outstanding rentals.
Receivables arising from property sales are protected from collateral
on the relevant properties. Surplus funds will only be placed with
reputable banks that have sound credit ratings with assigned
exposure limits to mitigate concentration risk.

(d) Use of Derivatives
Derivative instruments may only be used for financial risk hedging
purposes. Speculative derivative transactions are not allowed.

Business and Operational Risk

Market trends and business environments are closely monitored to
ensure that our properties continue to maintain their competitive
edge. Regular maintenance, renovation and upgrading of facilities are
carried out to uphold the safety and quality of our properties.
Adequate insurance covers are in place to protect our properties
against accidental losses and other perils. \We have established
internal control systems to safeguard our assets and protect the
Group from possible malpractices, if any. An independent internal
audit team will carry out frequent reviews and tests to ensure that the
internal control systems and policies are adequate, cost effective and
complied with. Proper back-up procedures are established to
safeguard against potential loss of computer data. A separate back-up
site for our computer system is in place as part of the business
continuity plan.
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218 BE EREN TRERHAE
Award Project/Awardee Award Organization
2010
g A BT RE RN EITE B 1502 Ei% EEMEBENEELEES
Apr Leading Project in Advancement of Energy )i Shanghai Municipal
Saving Technologies in Shanghai Plaza 66 Commission of Economy
Shanghai and Informatization
= 2010 ERIZERE & FHRN D R F I (ELT=22 FEEERMB S GHANSE
Mar (EIE A 4ER1) RiE The American Institute of
2010 AIA New York Chapter’s Design Awards Riverside 66 Architects (AIA) New York
(Unbuilt Work Category) Tianjin Chapter
—A FHMERBRBF RO EZRIAER) B[ 2 2008/09 FF 3R F£ T =/EEE MERCURY
Feb Gold Winner — — Annual Report Overall Hang Lung Properties Awards b &
Presentation Annual Report 23 Annual International
(Real Estate Developer Category) 2008/09 MERCURY Awards
Competition
2009
+=A IR Magazine &/ &k & E1R EERE AL 1BRE A IR a5
Dec 2009 — R EEBREFZS Hang Lung Properties | IR Magazine
IR Magazine Hong Kong and Taiwan Awards
2009 - - Certificate of Excellence
+—A TAERREEERTHAH (El=230 EREZEGREBREAE
Nov Ten Best Performing Companies in Corporate Hang Lung Group The Hong Kong Institute of
Governance Score Directors and Hong Kong
Baptist University
2009FF[ REEFML T | — HR( T RAER) {BFEHE 2007/08 F 3 BEAEREEDGE
Bronze Award — — 2009 HKMA Best Annual Hang Lung Properties | The Hong Kong Management
Reports Awards (General Category) Annual Report Association
2007/08
+A FRIRB(FHETR A TEHR) {BfEHhEE 2007/08 F 3 £ +/EEIFE GALAXY Awards
Oct Silver Winner — — Annual Reports (Real Estate Hang Lung Properties ik =3
Holding Co. Category) Annual Report 20" GALAXY Awards
2007/08 International Competition
LA BER IR B R AT iR 5 — D RINRAERI& 52 1502 Fi% RS EEERS
Sep TERE RE U.S. Green Building Council
Precertification under Leadership in Energy Riverside 66
and Environmental Design (LEED) for Core Tianjin

and Shell Development Gold Level
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218 BE EREN TRERHAE
Award Project/Awardee Award Organization
HhA PR O T EREERE o REIEYHLESR PEIE 5 hEEYROEREMPL -
Sep ThEp 2 b=} B R B8 kP BIR T R AR
China Shopping Center Bi-Decade Honors - The Grand Gateway HEREEMEEEMEZE S
Distinguished Project Award Shanghai Mall China Information Center,
The Association of Mall
China and The Academic
Committee of China
Federation of Urban Retail
Network Construction
Administration
+ A BEIR M IR R AT SR8 — RO RN R & 2% B8 &% (YRS & EEGERERS
Jul B F—HWNE) U.S. Green Building Council
Precertification under Leadership in Energy =5
and Environmental Design (LEED) for Core Centre 66
and Shell Development Gold Level (Shopping mall and
Phase 1 office)
Wuxi
2009 AR EMF AR — BEAE(RE) (El-33 EIlERYE I
GoSEE 2 UE N7l it International Property Awards
Asia Pacific Commercial Property Awards Parc 66
2009 - —The Architecture Award (Five Star) Jinan
(International Commercial Property
Awards Section)
~A 2009 (R EBVAF IR — BMREREE AR 1B P 3 = Corporate Governance Asia # &
Jun Corporate Governance Asia Recognition Hang Lung Properties | Corporate Governance Asia
Awards 2009 — — The Best of Asia Magazine
= BUEE R 30 F B EhE AR E S AR HEIA 150 3 = Fh [ 7 2 3 A e B
Mar 30 years of Reform —— Top Ten Influential Hang Lung Properties | The China Commercial Real
Chinese Real Estate Companies Estate Association
FRHMZET R 1B it E R EfE R E £+ JEEE MERCURY
Gold Award — — Annual Report Cover Design 2007/08 F 3R Awards L #&
Hang Lung Properties | 22™ Annual International
& Hang Lung Group MERCURY Awards
2007/08 Competition
Annual Report
—A 2009 fF MIPIM ZEERTEARRIER R — ZENHER | BEES BEREERSE(E3])
Feb HRIRGEE e MIPIM (Paris)
MIPIM Architectural Review Future Project Parc 66
Awards 2009 — — Retail and Leisure Jinan
Commended Certificate
B s E—
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Award Project/Awardee Award Organization
—A BER M IRIFERR AT RS — RO RINRAE R & 2% Eﬁé % (B R%) RS EREERS
Jan TERE i) U.S. Green Building Council
Precertification under Leadership in Energy Parc 66 (Shopping mall)
and Environmental Design (LEED) for Core Jinan
and Shell Development Gold Level
2008
+—A | 2008 FE&EFHR — ERE {BFEHbEE 2006/07 F 3 BEAEREEDGE
Nov 2008 HKMA Best Annual Report Awards — — Hang Lung Properties | The Hong Kong Management
Honorable Mention 2006/07 Association
Annual Report
BEIR M IRIFRR AT R85 — O RINRAE R 2% MV EREES (EYmEs | ERGeEERS
TE R &N ) U.S. Green Building Council
Precertification under Leadership in Energy &S
and Environmental Design (LEED) for Core Forum 66 (Shopping
and Shell Development Gold Level mall and office)
Shenyang
2008 T AIEAEHE S HIE R BERREMBEE
o - RIERIKHE BB The Hong Kong Institute of
o T RIBEREE The Long Beach Surveyors
o T RTGHEEA L Hong Kong
® T AEFIRMALE
Top Ten Property Marketing Award 2008
e Top Ten Property Layouts
e Top Ten Property Sales Brochures
e Top Ten Property Marketing
e Top Five Clubhouse Facilities
~A 2008 (EEERFR — DNFERFEE ALK {EfEHhEE Corporate Governance Asia # &
Jun Corporate Governance Asia Recognition Hang Lung Properties | Corporate Governance Asia
Awards 2008 — — Asia’s Best Companies for Magazine
Corporate Governance
FMERRRRE — ERAFIRMEER {BREHhEE 2006/07 F 3 £ +—[EBIF MERCURY
Silver Award — — Annual Report Overall Hang Lung Properties Awards Lt &
Presentation: Holdings & Property 2006/07 21° Annual International
Developments Annual Report MERCURY Awards
Competition
A A BER IR B R AT iR T — D RINRAE I & 52 SEWEERES(EYES) | xBEgeEERe
May TERE &S U.S. Green Building Council

Precertification under Leadership in Energy
and Environmental Design (LEED) for Core
and Shell Development Gold Level

Palace 66 (Shopping
mall)
Shenyang

HANG LUNG PROPERTIES LIMITED ANNUAL REPORT 2009/10

85




B PH g Z % B 4 Bt MANAGEMENT DISCUSSION AND ANALYSIS
GELGEES

AWARD HIGHLIGHTS

A MWL O

o CTTEY

s

e L .|
218 BE EREN TRERHAE
Award Project/Awardee Award Organization
2007
+Z=A | 2007 FERIREREGE BEEX BT RENBD
Dec o fmfENE 2 H — HRUIRIRER(EEET) B FRIEFEAEZESRERBAR
Caring Environment Recognition Scheme 2007 | AguaMarine BENMIZE®
e Caring Environment — —The Caring Hong Kong BEEREE
Environment Award (Residential Building) B S REH S
TEEEE
Labour and Welfare Bureau
Rehabilitation Advisory
Committee Subcommittee
on Public Education
on Rehabilitation
The Hong Kong Joint Council
for People with Disabilities
The Hong Kong Council of
Social Service
18 District Councils
+—A | 2007 FIMBIFRFE HE AL (ElT=22 B EHEREREHRRFE
Nov ° EEPLHERESE i (B%2)
MIPIM Asia Awards 2007 Plaza 66 MIPIM (Paris)
e Certificate of “Business Centres” Shanghai
2007 4 Sp M BIFR B Hh B X 4 EWEERES BEREERERERZFHE
o RIREBBREE & (EB27)
MIPIM Asia Awards 2007 Palace 66 MIPIM (Paris)
e Certificate of “Futura Projects” Shenyang
LA BT SR IR 5% 1BRE b EE 2005/06 F 3R 8=+ —JEEFR ARC F 3k
Sep NER R AT ER 4 Hang Lung Properties AN#ELELE 2007
Silver Award — — Financial Data 2005/06 21° Annual International ARC
Silver Award — — Interior Design Annual Report Awards Competition 2007
~A 2007 (REEIRF R — DMREREERARE EpE = Corporate Governance Asia 5%
Jun Corporate Governance Asia Recognition Hang Lung Properties | Corporate Governance Asia
Award 2007 — - Asia's Best Companies for Magazine
Corporate Governance
= 2007 F MIPIM 2 EE 5T 2 R RIE B K42 — Bf% &5 BREER 5SS (BR)
Mar TERERARRGEE RE MIPIM (Paris)
MIPIM Architectural Review Future Project Riverside 66
Awards 2007 — — Retail & Leisure Tianjin
Commended Certificate
2007 F(FEIRFE1008)E—RPLEFE (ElT=22 FEEHERS S
Ranked 1°"in The Top 100 Office Buildings i AR A B
in China 2007 Plaza 66 SRt AR TR
Shanghai EREE
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218 BE EREN TRERHAE
Award Project/Awardee Award Organization
2006
+—A | EREREAXNRTALE2006 — IREEERT BBEEANRHE
Nov EAMER=EARIEE L B The Hong Kong Interior Design
Asia Pacific Interior Design Awards 2006 — — The Long Beach Association
Honorable Mention — — Category of Club & Club House
Entertainment Space Hong Kong
DARAEANRGTEFAEE — SRREEFT ERNEEMARAESE
SAEREBRE BB Internanonal Council of Interior
Asia Pacific Interior Design Biennial Award —— | The Long Beach Architects and Designers
Honorable Mention — — Club Category Club House
Hong Kong
2006 FEH Bl EREYR O 52 B IE ES FREFEY R OEEEAP L
Mall China Golden Mall Award — - 2006 China | L& HFEEYR O EXERBLZESHAE
Best Shopping Centre Landlord Award The Grand Gateway Mall China Informatlon Centre
Shanghai Mall China Professional
Certificate Committee
2006 F#EE TIZAN S & 5% — B IE E S EEAEETIRA S
PE R T EEEAER ! Institution of Structural
Commendation in the IStructE Structural The Grand Gateway Engineers UK
Awards 2006 — — Category of Commercial or | Shanghai
Retail Structures
vav;! 2006 FZ dp g s EE R AE (ElT=22 BEBARRBEREE
Jun Asia Commercial Real Estate Representative ! B EHERRE
2006 Plaza 66 AR R GTRN e
Shanghai DNEtEESHEEEES
U.N. Renju Environment
Development Promotion
Association
International Land Agent
Association
France Architectural Stylist
Association
Asia Real Estate Highest
Leadership Conference
Organizing Committee
= 2006 FCH IR F1E 1008 VR BFE (E1C9:3) HEEERS S
Mar Accredited Honorable Certificate in The Top i AT B T4t
100 Office Buildings in China 2006 Plaza 66 SRt EE R T b
Shanghai EREEA
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The “Eco-Discovery Tour” held at The Peak Galleria aims to educate students on sustainability and green living.
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Structure and Commitment

Our Chairman and senior management are actively engaged

in determining and implementing our corporate strategies

for sustainable development. In view of our unique role and
responsibilities as a property developer in the communities that we
serve, our sustainability policy aims to:

e build environmentally-friendly and sustainable buildings that will
add value to the communities that we serve;

e promote a green environment both in our surroundings and our
operational practices;

e be “the employer of choice” by ensuring a respectful, harmonious
and safe work environment, which provides the necessary training
and development opportunities for our people; and

e make a valid contribution to the communities that we serve, either
through participating in, or sponsoring, worthwhile causes and
initiatives.

Stakeholder Engagement

Our sustainability program would hardly be possible without engaging
our stakeholders. Such engagement programs place a strong
emphasis on improving stakeholders’ understanding of our goals and
objectives, as well as collecting their feedback to better shape our
strategies and ensure more responsive and responsible operations.
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Our Stakeholder Engagement Program

BiE BEEER HHEES
Stakeholder General Communications Face-to-face Communications
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Investors and
Shareholders

CETETE AR EEASE o
izﬂ ClEREEEH o
SERERHAFRERNIREEEM -
MREREENEESRHES
Maintain communication channels with
shareholders, which include circulars,
interim and annual reports, press releases,
announcements and notices of meetings.
Actively respond to investors’ enquiries.
Provide wide range of up-to-date investor
information via corporate website.
Send Investor News to the investment
community with the latest corporate
updates.
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e Maintain a constant dialogue with
institutional investors and financial
analysts through analyst briefings,
investor meetings and overseas non-deal
roadshows.

e Attend investor conferences and forums.

e Arrange property visits for the
investment community.

e Meet shareholders during annual general
meeting.

2405 e REFZZRMENEBAMREELIAREDN o HIE T ERERITHEBFRELE &2
Government A o B IT AR o
o EAEEHERZRHMENEE  HEEKD -3 | « Maintain ongoing dialogue with
SIREHRE  RIEZFREHNER provincial, municipal, district and special
e Issue timely notices to relevant administrative region governments
government bodies where necessary. to enhance understanding in local
o Present property developers’ perspective regulations.
on regulations, guidelines and practices
as member of Real Estate Developers’
Association of Hong Kong (REDA).
R o ERFEEHARENENEE MBNKR | ¢ Z2NMREHHAREREEMERR
Business Partners MESUBEMENEE  78:8 - BEX i

FEREBHERZRDS  RUMEXFEEE it
ERBE o

Communicate industry perspectives,

action plans, targets and expectations

on environmental issues to government

as patron member of Climate Change
Business Forum (CCBF).

Communicate with other property
developers on industrial issues through
REDA.
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& BERER EHEBE
Stakeholder General Communications Face-to-face Communications
REREP o [HPALREFZHHAFPMLEMGNEFPRMN - | o ESEVMERBHAEINETFPRFES -
Customers and FBIE B - e SRERASHMPFEHNE -
Tenants e BMREFZNMYMEBEAFNEMIERALES | © TEVERTHERELEH -
WEER o e Locate easy-to-access customer desks in
e Provide latest circulars online through our different properties.
“Tenants Logon System”, the first of its e Hold regular meetings between senior
kind in Hong Kong. management and tenants.
e Ensure efficient and effective e Organize special recreational events in
communications between buyers and residential properties.
property management company when
handing units over.
A1 AN FE LT AR AR o SRIER ZREH MOANZ - BRAGRNHAEE | o BAAFEINE  RENSEZIEMEES -
The Community EAA S AN [ AR AR B o o TEHMIHNAEMEE  FImiELEEED
and Non- ¢ Communicate closely with community BHERE  UEAGGHERBAETHEELS
governmental and community organizations in design, EEEE -

Organizations
(NGOs)

execution and evaluation of projects
through meetings, surveys, etc.

Organize and participate in range of
community events through corporate
volunteer program.

Meet with NGOs regularly to discuss
latest corporate social responsibility (CSR)
developments to shape the Group’'s CSR
programs on an ongoing basis.

FERE - B R EERE

Contractors,
Consultants and
Suppliers
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HEEFEARIBRREEENEASDEER T RN
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HEE RIS E AR AR B R RIF T
BAR o

Communicate proactively with suppliers
and contractors on our operational

and environmental requirements, e.g.
guidelines on purchase and use of timber-
related products, recyclable products,
minimal packaging and waste production,
energy-efficient equipment, compliance
with relevant regulations, etc. under
Group's Central Environmental Purchasing
Policy.

Ensure contracts are clearly prepared

and well communicated to suppliers and
contractors to avoid any possible confusion
or dispute.

Foster good working relationship with
reputable, competent suppliers and
contractors.

HERNIE S - HLIER - B RAAB R E BT
HEEEE -

HM R MR DR RS EE - A
EURUSITENRINE

Attend and hold regular progress
meetings with internal customers,
suppliers, consultants and contractors.
Keep an ongoing dialogue with suppliers
and contractors; attend relevant seminars
to gain up-to-date industry information.
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Stakeholder General Communications Face-to-face Communications
EE o EBBMEREEH T HES TREEE - o EENIAETRIIAMFMRA SR - BIRE
Employees o EBEPAAMNABNES IHFEENEANER IBRATHEIERESENERAS -
LA EARREED e Ensure open communication with direct
o WNEARGERER) BB EMAME TREMZE access for employees to supervisor
BHES  WEREINZERNFA - or higher levels of management as
o FHMHFEIIERE - MELAETHERREKEEE - enshrined in internal Code of Conduct.
e Formulate staff well-being programs with
a bottom-up approach through the Hang
Lung Social Club Committee.
o Collect opinions on staff well-being
programs through company-wide survey to
develop related activities accordingly.
e Provide latest corporate information to
staff in Hong Kong and the Mainland
through monthly internal newsletter
“Connections”, which also serves as
platform for employees’ sharing and
feedback.
e Evaluate feedback on training workshops
to meet staff's needs for continuous
growth and development.
Hg o F@MER - BE AMREMATIME X8 | o MEELNMERRBFRAGELHGE  HR
Media BEEREER AR - AR R EEN S AR o
e Maintain proactive media program through | e Arrange meetings, formal briefings
press releases, notices, announcements and media interviews for results
and other collateral materials. announcements, annual general
meetings, etc. to facilitate two-way
communications with media.
B s ES—
AT RE Our People

SESHERY —XEENRERTHNE
B BURE TS MARF HHERN - A
K Z LB RMEET S (ks
MB®BREAT - BREEKS [E8E
EZR] -

SEZHFHBRRARDITERRA
RV 2 8 T A ANEr Km0 IE % % B
HNEBE B RIEAL - HFItLRBEDH
RMEZMITRABR TR AEN QA
Z— LSRR EE M REELS
'Rt -

Seeking to build a team of professional and committed talent, we
aim to be “the employer of choice! offering a comprehensive and
competitive package of benefits to attract and retain the best people,
supported by a broad and diverse wellness and training program.

In line with our “pay for performance” principles, outstanding
employees receive salary increments and discretionary bonuses on
top of their regular package. VWe are also one of the few Hong Kong
companies to grant share options to directors and executives as
incentives and rewards for their contribution to the Group.
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2010 FEBFHMEAIBMNELRRIAE  BERARNENER  URERKNTERE -
Under the theme”Our Golden Era’ the annual dinner 2010 highlights our business development

over the years as well as the golden age to come.
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2008 2 2009 FE BB 2 MEH B FERIAR -
RMBE S e BESIERERERARELE -

2008 and 2009 management trainees participate in the
training at the WWhampoa Youth Military Training School,
where they learn about leadership skills and teamwork,

as well as discover their potential.

As at the end of June 2010, the Group had a total of 2,324 staff,
consisting of 1,102 staff in Hong Kong and 1,222 on the Mainland,
with total remuneration for the year amounting to HK$577 million.
Among the senior and middle management in Hong Kong, female
employees contributed 48%.

Employee Wellness

Promoting a healthy work-life balance among our staff, we are
committed to providing healthy surroundings hand-in-hand with a
supportive environment in the workplace.

Such wellness programs are organized by the Hang Lung Social Club
with the aim to foster a quality family life, unleash staff potential,
enhance team spirit, develop greater corporate citizenship and
promote environmental education. During the year, major activities
included an environmental educational tour, a cross-departmental
Hang Lung Soccer Team, volunteer work, annual company outings to
Macau and Hangzhou for staff and families, etc. The Annual Dinner
also continues to be a key highlight. Under the theme “Our Golden
Era’ the dinner this year highlighted our business development over
the years as well as the continuing golden age to come.
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Towards Better Health and Safety

We are committed to ensuring the highest standards in occupational
health and safety. During the year, we recorded only eight cases of
work-related injuries, each leading to over seven days of absence from
duty.

Regarding our medical and health programs, a Flexi Health Check
Program was introduced for executive staff, under which they can
personalize their health check plans with professional advice from
doctors. A series of talks on Chinese medicine was also launched to
introduce the different aspects of Chinese herbal medicines as well
as ways to maintain a healthy life. We also operate a Health Channel
on our Intranet to provide news on health and well-being, promote a
culture of safety and reinforce occupational safety practices among
our employees.

Management Trainee Program

Building a pool of talented and professional managers for our current
and future needs, we continue to recruit outstanding graduates

from both local and overseas universities to join our Management
Trainee (MT) Program. Trainees are attached to various divisions

and departments in our Hong Kong and Mainland operations. They
also attend a range of training and development programs such

as business etiquette training, leadership training and personal
development programs, among others. Commencing in 2008/09,
trainees can customize their own program by choosing from among
“Elective” attachments to strengthen specific skills or to improve their
knowledge in their interested areas on top of the compulsory “Cores”

Career Programs for Operational Staff

As part of our core business is the provision of professional property
management services to tenants and customers alike, we are
dedicated to offering a unigue tailormade training program for our
frontline operational staff in Hong Kong. Through the program, staff
will be given exposure to various frontline operations at different
types of properties. Such a hands-on approach will equip our staff
with thorough understanding of the operational procedures and
comprehensive skill sets in handling customerfacing work, enabling
them to fulfill more diverse and challenging roles in the long run, as
well as providing superior customer services for our customers.
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Staff and their family members go on an annual company outing to Hangzhou.
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SEERELHFE T \FEETEEIENEEREE K-
The senior management attends the presentation of a graduation
project by the 2008 management trainees.

Ongoing Training & Development

Committed to fostering a culture of knowledge sharing and life-long
learning, we introduced the “Let's Share and Grow in a Knowledge-
based Company” training theme in 2009. In 2009/10, each of our
staff on average received 3.3 days of training.

We offer a range of in-house training programs in addition to
subsidized external training courses, such as compulsory annual
refresher training on the latest security regulations, as well as
workshops on complaint handling skills, leadership skills, EQ and
stress management. In 2009 we also introduced an e-learning
platform on our intranet called “Learning Zone' offering a database of
quality external training courses to fit staff's different vocational needs.
It also features a “Reading Corner’ which encourages continuous
learning by providing book loan services on a selection of quality
books covering professional and leisure topics.

Reinforcing Our Core Values — SAIL

We place strong emphasis on communicating with our staff our

core SAIL values - - Simplicity, Authority, Integrity and Loyalty. To
encourage and help our staff to apply such values in their everyday
work, we have enlisted 14 representatives from different departments
in Hong Kong and the Mainland to be “SAIL Stars” to share their SAIL
winning tips, which were subsequently printed on a SAIL Calendar for
distribution throughout the Group.

Other initiatives include developing a “Simplicity e-Thank you

card” for staff to thank those who have helped to simplify working
procedures and publishing the “SAIL - - Authority” newsletter to
showcase how effective empowerment and delegation helped staff
complete their work effectively and efficiently. In reinforcing the
Group's commitment to a high standard of professional ethics, we
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professional ethics.

Our SAIL Values

collaborated with the Independent Commission Against Corruption
(ICAC) to organize seminars on “Professional Ethics and Corruption
Prevention” to all executive and administrative staff in Hong Kong.
An anti-corruption training kit, based on guidelines provided by the
ICAC, is also used to promote this message in our offices on the
Mainland.

BRI BERA T RESUEREEE - YA THETRERE T ARMSEEME R :
BERKBN MR TR  EMBEHERRR  ENERAEREEEEEREMET

BRAKXAAREEMNE TRE  FOMARETHEELEENSRMRERAE
BEEEBERATRERRENCEE A NERER -
BEBANREEENHRARERNEH - GREKESLARE T AR RFMEKENS -

Our SAIL values speak of the essence of the Group's culture, establishing coommon ground
as well as shared goals among our staff in the performance of their duties:

Simplicity signifies continuous effort to simplify work procedures and therefore a lean
corporate structure, enhancing transparency and two-way communication between the
management and other staff.

Authority represents the empowerment of different levels of staff, allowing them to make
the appropriate and necessary decisions and take ownership of their work.

Integrity refers to the Group’s commitment to high standards in corporate governance and

Loyalty is essentially a shared sense of belonging and faithfulness to the Group. Such team
spirit encourages staff to strive for the Group’s best interests.
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Another successful “Eco-Discovery” event is teaching mall

V|S|tors how to plant and grow vegetables at home.
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RREBER/|MASBINTERES TR R OB RIRIEH
Environmental Project Team members visit The Peak Galleria to learn about the property’'s
latest environmental measures.

Environmental Protection

As a major property developer both in Hong Kong and on the
Mainland, we strive to minimize the impact of our operations on the
environment by building and managing our properties in a sustainable
manner.

Cementing our leadership on the environmental front, and while in
the process of producing this annual report, Palace 66, our recently
launched property in Shenyang, obtained its gold rating in the
internationally acclaimed Leadership in Energy and Environmental
Design (LEED) Certification for Core and Shell Development, issued
by the U.S. Green Building Council on 28 June 2010. It is the first
shopping mall on the Mainland to receive this prestigious recognition.

Building for Sustainability

Pioneering in the planning and building of sustainable property
developments on the Mainland well before sustainability became
the major topic of concern that it is today, we have long been
committed to have all our new Mainland developments, Palace 66,
Parc 66, Forum 66, Centre 66, Riverside 66 and Olympia 66, be set
with reduction targets and designed with a wide range of advanced
sustainability features. A total of 6 staff members have been
qualified as the LEED Accredited Professionals who help promote
sustainability in our project developments. With the recent opening of
Palace 66, our vision has begun to turn into reality.
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Photovoltaic panels at Palace 66 turn solar energy into electricity.
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Palace 66 utilizes automatic faucet sensors to save water consumption.

¢ Building Envelopes

One of the most advanced features that we have adopted for all our new
developments is their high performance low emissivity glazing facades.
At the forefront of the latest technology, these high performance

building envelopes, with their improved insulation and heat reflectance
abilities, shield the structure from external temperatures to reduce the
electricity needed in the heating and cooling of the property. Projects
such as Palace 66 also employ external shading devices and high solar
reflectance index aluminum roof coatings to further reduce heat transfer
to the building.

Combining the benefits of these major green initiatives and other energy-
saving measures, we expect to save between 14% to 21% in electricity
in our new developments on the Mainland. As in the case of Palace 66, it
is estimated that a 21% saving in its annual energy consumption will be
achieved. This translates into a saving of seven million kWh of electricity
every year, equivalent to the annual consumption of 1,545 Hong Kong
households. In carbon emission terms, it means that 6,300 tons less
carbon dioxide is being released into the atmosphere annually.

e Renewable Energy

All of our new developments on the Mainland are equipped with
photovoltaic panels which turn solar energy into electricity. Besides,
Palace 66, Forum 66 and Riverside 66 will be equipped with ground
source water heat pumps which extract and dissipate heat energy from
the building to the ground in summer and vice versa in winter.

Demonstrating the value of these systems, the annual renewable energy
generated at Palace 66 alone will be sufficient to power the lighting for
1,800 T8 fluorescent tubes covering an area of 20,000 square meters of
basement car parking, consisting of about 500 parking spaces for a day.
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e Recycling and Recovery

Hand-in-hand with these energy saving initiatives, we have also
adopted a comprehensive recycling and recovery program for our new
developments on the Mainland. In all our new projects, for instance,
airside heat recovery systems will recover energy from exhaust

air systems to pre-cool or pre-heat the fresh air before it enters the
buildings’ airconditioning systems.

Centralized water recycling and re-use systems will also be installed
at the new properties to collect, treat and supply recycled water for
irrigation and other non-drinking purposes. Together with the use
of water saving sanitary fixtures, such as automatic faucet sensors,
we believe we will be able to reduce the use of water at our new
developments on the Mainland by a significant 30% to 40%.

\Watersaving measures at Palace 66 are expected to reduce water
consumption by an estimated 40%, translating into 13,000,000

U.S. gallons or 49,210 cubic meters a year. This is sufficient to supply
the drinking water for 24.6 million people for a day or fill 20 Olympic
standard swimming pools.

In the management of construction waste, an average of 76% of all
construction waste at our new project sites is recycled. In Palace
66, for example, certified recyclers have reused or recycled over
80%, representing over 4,150,000 kg, of the development’s waste
materials.

e Sustainability on an Operational Level

In sourcing our building materials, we set guidelines and ongoing
monitoring systems on using at least 20% of our construction
requirements from recycled materials, with the major items being
the use of structure steel and reinforcement steel in our buildings on
the Mainland. This target extends to the use of at least 20% in locally
produced materials, usually concrete, in the construction process.
These locally produced materials should be extracted, harvested,
recovered or manufactured within 500 miles of the project site. The
shortened delivery distance will reduce the consumption of diesel and
gasoline and in turn reduce our carbon footprint.
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The ventilation systems at Palace 66's car park can
automatically adjust the indoor ventilation by monitoring the
amount of carbon monoxide in air.

In terms of our daily operations, all the lighting in our new projects
will consist of high efficiency lighting. At the same time, ensuring the
quality of the indoor air in all our new developments and minimizing
the idle time of ventilation systems, carbon monoxide sensors

are being installed. These sensors adjust the indoor ventilation
automatically to improve airflow and air quality if high concentrations
of carbon monoxide are detected.

Seeking to improve external air quality while also providing tenants
and shoppers with more pleasant and healthier surroundings,

we also allocate an average of 17% of a project'’s site area for the
development of greenery spaces.

¢ |nternational Benchmarks and Certification

Seeking to benchmark our commitment to sustainability against
the highest international standards, we might be the only property
developer on the Mainland to set our sights on achieving gold rating
under the LEED core and shell certification issued by the U.S.
Green Building Council for all our new developments. In fact, the
sustainable design of these new developments aims at surpassing
LEED's requirements. We are delighted to be able to report our
successes in this direction: all our projects under development have
already obtained their gold LEED precertifications for core and shell
development, while Palace 66, which opened at the end of June
2010, became the first shopping complex on the Mainland to attain its
official gold level certification.
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RAAHIEE WRERRE
Green Features of our New Projects on the Mainland

BB 2 B RiE 37 BB
Egal TEEGESRE EEES | BEES | BEES | EEES | EEES
Category Key Green Features Palace 66, | Parc 66, Riverside | Centre 66, | Forum 66,
Shenyang | Jinan 66, Tianjin Wouxi Shenyang
BEYIMNE TR B RIR R
Building envelopes High performance low-e v 4 4 v v
double glazing
BARR SRER
Renewable energy Photovoltaic panels v v v v v
HIRKER
Geothermal heat pumps v - v - v
& # pes
@W&T’E = A = EESS v v v v v
Recycling and recovery Heat recovery systems
Vi iE /\”z:
KIBIREA ?%\)u v v v v v
Water recycling systems
EIKBHERE
\Water saving sanitary v 4 v v v
fixtures
EEEEN =R EN AL AR AR FREX
A AR Energy efficient| Use of daylight v v v v v
Sustainability lighting U
onan SRR v v v v v
operational High-efficiency lighting
level BRI - BIE R K EE
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*Note: Instead of recycling the property’s own grey water or collected rainwater, Riverside 66 in
Tianjin will be using municipal grey water.
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Managing for Sustainability

Given our strong investment property portfolio, the Group has placed

a significant emphasis on managing our properties in both Hong Kong
and on the Mainland in a sustainable manner. An Environmental Project
Team (EPT) consisting of 40 cross-departmental representatives was
set up to engage staff from different levels in our environmental efforts.

¢ |n Hong Kong

A wide range of green measures has been implemented in our
investment property portfolio in Hong Kong with an aim to spread

the environmental message to the community. In particular, The

Peak Galleria has become a showpiece of our commitment towards
sustainable property management and was awarded the Certificate of
Merit under the category of property management by the Hong Kong
Awards for Environmental Excellence (HKAEE) Sectoral Awards, a
government-led recognition scheme that encourages businesses and
organizations to adopt green management practices.

Conserving Energy Resources

In 2009/10, we continued with our energy reduction program and
achieved a saving of 1.18 million kWh of electricity. Over the past five
years, such continual efforts have saved approximately 45 million kVWh
in energy consumption of our investment properties in Hong Kong,
translating into a reduction of 33,700 tonnes in carbon dioxide
emissions or the saving of 101,250 trees.

These savings have been made possible by a variety of programs,
including the use of energy efficient lighting in all of our properties as
well as the replacement of aircooled airconditioning systems with
more efficient watercooled versions in half of our properties. In 2009,
we completed the installation of watercooled chiller plants at Amoy
Plaza and Kornhill Plaza. We will continue to identify investment
properties where such chiller plants can be used. We have also

been able to maximize energy efficiencies by maintaining the indoor
temperatures of our shopping malls within a range of 23 to 23.5
degrees Celsius and our offices between 25 to 25.5 degrees Celsius.
As such, all our major investment properties in Hong Kong have
received “Energywi$e Labels” issued by the HKAEE.

Further driving our group-wide efforts in this direction, an internal
"Energy Saving Competition” was launched in February 2010 to
promote sustainability and look for innovative energy saving ideas
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The solar panel renewable energy system at The Peak Galleria.
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among our frontline staff. This competition will come to an end in
September 2010 and staff with outstanding ideas will be rewarded.

In addition, our EPT has self-designed and built a solar panel system
atThe Peak Galleria to harness the renewable solar energy.

To further encourage members of the public to adopt more
environmentally-friendly energy alternatives than traditional gasoline
and diesel fuels, The Peak Galleria became the first property on Hong
Kong Island to provide a battery charging station for electric vehicles in
December 2009.

EERRENXBFHEER

Annual Electricity Consumption by

All Investment Properties in Hong Kong
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The Peak Galleria was awarded the Certificate of Merit under the category of
property management by the Hong Kong Awards for Environmental Excellence
Sectoral Awards.
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Plaza 66, Shanghai, is one of the Group's properties participating in the

“Green is All Around” campaign.
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The basement of Plaza 66 utilizes energy-efficient
lighting, reducing the property’s electricity consumption.
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Saving Water

Our water saving program encompasses technical solutions as well
as recycling initiatives. By now, 60% of all water faucets in our
properties in Hong Kong work on infrared sensors. During the year,
our EPT creatively developed a “Rainwater Collection System” atThe
Peak Galleria, collecting and sterilizing rainwater for flushing toilets
and for other non-drinking purposes.

To further enhance our water efficiency, we are currently reviewing
The Peak Galleria’s automatic outdoor irrigation system, seeking

to minimize the use of fresh water for the irrigation of the gardens
during rainy weather.

Waste Management and Reduced Use of Paper

During the year, we continued with our ongoing waste separation
and recycling program at all of our managed properties. As such,
312,100 kg of paper and 56,500 kg of other wastes were recycled.
Revenues generated from the sale of the recycled waste have been
pooled into an “Environmental Fund’ which will be used to support
our other green initiatives.

In addition, we are working closely with the Environmental Protection
Department (EPD) of the Hong Kong Special Administrative
Region on various waste separation campaigns. For instance, we
have participated in the “Green Reminders Program” under the
“Minimizing Waste, Maximizing Future” waste reduction campaign,
to review our recycling strategy and help raise customer awareness
of these recycling facilities. Launched in May 2010, the campaign
will continue until the end of 2010. Our Amoy Plaza has also joined
in EPD’s “Food Waste Recycling Partnership Scheme” to promote
the reduction of food waste as well as the source separation of
unavoidable food waste for subsequent collection and treatment.
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Internally, we strive to reduce our paper consumption through the
introduction of an electronic Tax Return. Staff can now view and
download their electronic Tax Return through the Employee Self
Service System.

The Greater Greening of our Developments

Committed to the many benefits of greenery, we launched a “Green
is All Around” campaign in 2009, under which the majority of the
outdoor areas of our investment property portfolio in Hong Kong are
covered in vegetation. This commitment is particularly visible at our
self-designed Green Terrace at The Peak Galleria. This showpiece not
only demonstrates the lush beauty of green surroundings, but has
also lowered indoor temperatures at The Peak Galleria by a significant
3 degrees Celsius, reducing the demand for airconditioning and thus
the consumption of electricity. Vertical greening, a new concept
enabling the growth of vegetation on vertical surfaces, was also
implemented at the Green Terrace, the Park-In Commercial Centre
and Stanhope House during the year.

e On the Mainland

As two of Shanghai’s leading commercial landmarks, both Plaza 66
and The Grand Gateway are managed with sustainable practices and
the preservation of the environment in mind. Both properties thus
continue to optimize their resources and facilities while maximizing
their energy saving and waste management objectives. Our aim is to
lead by example, encouraging others in the business sector to work
with us in meeting and fulfilling the industry’s corporate obligations
and social responsibilities.

Building on its underlying approach to “develop energy-efficient ways
and maintain low carbon emissions’ Plaza 66 has developed 20
energy-saving initiatives, focusing on the use of energy-saving air
conditioning systems as well as green and energy-efficient lighting.
Hand-in-hand with these measures, the property also provides
training for all staff to build awareness and has invited the University
of Shanghai for Science and Technology to conduct a professional
and comprehensive audit on the building’s carbon emissions during
the year. Analysis of the information gained will ensure Plaza 66's
sustainable development and help formulate an action plan to further
reduce its carbon footprint. These activities and achievements

have won us the Shanghai Municipal Commission of Economy and
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We sign the Copenhagen Communiqué in support of reaching a
credible deal among countries and corporations.
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The GreenTerrace at the rooftop of The Peak Galleria provides a
pleasant recreational environment for mall visitors.

Informatization’s “Leading Project in the Advancement of Energy
Saving Technologies in Shanghai” award. VWe are doubly honored by
the award as we were the only organization not from the Mainland to
receive this recognition among the 15 award recipients.

During the year, The Grand Gateway also completed 16 energy saving
initiatives. Focusing primarily on improving energy efficiencies for

its various facilities and equipment together with the use of more
energy-efficient lighting, its target is to save five million kWh of
electricity. Citing The Grand Gateway as a leader in the field of energy
saving, it was named as a “Model Enterprise in Energy Saving” by the
Xuhui District People’'s Government, for the third year running.

Continuing Our Environmental Commitment

On a corporate level, we engage in a number of activities and events
apart from our approach of building and managing for sustainability.
Reinforcing our commitment in this direction, for instance, we signed
the Copenhagen Communiqué, a global initiative aiming to reach a
credible deal at the “United Nations Climate Change Conference in
Copenhagen’ in December 2009. We are also a major patron of the
Climate Change Business Forum in Hong Kong, seeking to spread the
word on environmental issues together with the potential risks and
opportunities involved. As one of Hong Kong's “Carbon Audit ® Green
Partners” under the Environmental Protection Department’s “Carbon
Reduction Charter’ we have also pledged to carry out activities to
reduce our greenhouse gas emissions. In both 2009 and 2010, we
joined the worldwide awareness campaign “Earth Hour’ turning off
the lights in a number of our properties both in Hong Kong and on the
Mainland to help fight climate change. We also support the work of
relevant organizations such as World Wide Fund for Nature (WWVF) and
the Jane Goodall Institute through sponsorships.
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Christian Ministry to Visually Impaired Persons is one of the

BEEMERRPTON-ZE-—ZTFMNA - +=BEIREERBKIL
The Hang Lung Center for Real Estate was established on 23 April 2010 at Tsinghua
University, Beijing.

Community Investment

Our community investment program covers a wide spectrum of
social needs with a particular focus on financial, education, artistic and
cultural needs. During the year, in accordance with our community
strategies and policies, we donated a total of HK$42 million to various
charitable causes and non-profit organizations. At the same time,

our shopping malls provided venue sponsorships for a total of 38
events, raising funds of approximately HK$1.24 million for numerous
charities, including programs for the World Wide Fund, Oxfam Hong
Kong and UNICEF among others. We also donated food baskets and
mooncakes to Ronald McDonald House Charities at both the Mid-
Autumn Festival and Christmas.

The Hang Lung Center for Real Estate, Tsinghua University,
Beijing

On 23 April 2010, we celebrated a major milestone in our community
investment program with the opening of the Hang Lung Center

for Real Estate at Tsinghua University in Beijing. With a donation

of HK$30 million, the Hang Lung Real Estate Research Fund under
the Tsinghua University Education Foundation was established,
supporting the Center in its role as a research institute jointly
developed by Tsinghua’s School of Civil Engineering, School of
Economics and Management and School of Architecture.
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An Environmental Project Team member explains to students the
operational procedures and benefits of waste separation.
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The Peak Galleria’s Hong Kong Gallery serves as a platform to
promote local culture.

Under the guidance and leadership of our Chairman Mr Ronnie C.
Chan, we have long had a tradition of supporting education. This
development will continue our tradition of supporting real estate
studies at the University by leveraging Tsinghua’s multi-disciplinary
strengths and distinguished faculty to attract scholars of international
standing to build a world-class academic team in the areas of housing
policy and security, land management and urban development. In
addition, the Center will provide research backup to the government in
the formulation of policy, ensuring sustainable urban development and
healthy growth of the market on the Mainland.

Hang Lung Mathematics Award 2010

Arrangements have commenced for our Hang Lung Mathematics
Award, which is taking place once again this year. With registration
ended in February 2010, a total of 102 teams from 56 secondary
schools have registered for the event, a record high, marking an
increase of 32% over the last event in 2008.

First founded in 2004 by our Chairman, Mr Ronnie C. Chan,

together with world renowned mathematician and 1982 Fields
Medalist, Professor Shing-tung Yau of Harvard University, this unique
competition seeks to promote intellectual discovery among Hong
Kong's youth, aiming to not only stimulate mathematical and scientific
creativity but also cooperation among students, as well as making

a greater contribution to society. Rather than answering a set of
questions, students are given a year to design and research their own
mathematical projects. A report on the findings is then submitted

to the Scientific Committee comprising leading academics. Finalist
teams are then invited to attend an oral defense to present their
research report.
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THE PEAK GALLERIA:

A PLATFORM TO ENGAGE THE COMMUNITY
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In view of its location on the Peak, The Peak Galleria attracts
huge numbers of local residents and visitors to Hong Kong. We
have therefore taken the opportunity to reach out to the local and
international community in terms of environmental and cultural
development.

Promoting Green Education Initiatives

Our Environmental Project Team (EPT) first launched its “Eco-
Discovery"” series in 2009 to spread the environmental message

in an innovative and fun way, and has successfully reached out to
747 participants during 2009/10. lIts signature “Eco-Discovery Tour”
is unique in itself as it opens up The Peak Galleria, introducing local
students to the many sustainable features in our operations such as
the first Electric Vehicle Charging Station on Hong Kong Island, a wind
turbine, solar panels, a sunlight sensor canvas, the Green Gallery,
waste recycling facilities, a carbon monoxide sensor ventilation
system, a rainwater collection system as well as photo-sensor
lighting.

In addition, EPT also partnered with tenants, community groups and
other business associates in a wide range of innovative programs,
such as building gigantic animal sculptures with recycled shoeboxes
collected from participating tenants, teaching The Peak Galleria’s
visitors how to plant and grow vegetables at home, to name just a
few.

Promoting Local Culture

The Peak Galleria launched a “Hong Kong Gallery” earlier in 2010

to serve as an exhibition venue for arts and cultural events both for
local residents and foreign tourists. The first exhibition held at the
venue was the “Hong Kong Film Awards Review Since 1982" which
showcased selected posters and photographs of award winners of
the Hong Kong Film Awards. During the exhibition period, The Peak
Galleria also turned its rooftop Green Terrace into an outdoor cinema,
playing movies that feature Hong Kong's culture and history. In line
with the aspirations of the Hong Kong Gallery, The Peak Galleria
supports the development of local performing groups with the
opening up of its Green Terrace as a stage for their talents.
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“Knowledge Builds a Better Tomorrow"”aims to help underprivileged

children with their studies.
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The Environmental Project Team partners with tenants to collect shoeboxes
and work with students to turn them into gigantic animal sculptures.
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Staff Volunteering Program

Seeking to return some of the tremendous support that we have
received from our customers and the community over the years, we
encourage our staff to take part in community service to contribute
to the society. A part of this commitment to corporate citizenship
became hard fact with the formal debut of a staff-initiated volunteer
team under the leadership of the Hang Lung Social Club in December
2009. In partnership with The Changing Young Lives Foundation,
the team launched its first volunteering program under the name
“Knowledge Builds a Better Tomorrow" to help underprivileged
children with their studies.

From January to April 2010, 33 volunteers contributed over 130
service hours after work to run tutorial classes helping the children
with their homework and sharing their knowledge and expertise
on specific topics such as health care, energy saving, global
warming, etc.

The Way Forward

Looking forward we will continue to focus on sustainability as a key
component in everything that we do. We believe that the strong
foundations established over the years together with the high
standards achieved, will provide increasing thrust for the ongoing
sustainability of our business, our environment and our world.
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Corporate Governance Structure

We are committed to the primacy of our stakeholders’ benefits.
As a responsible business corporation, we strive to best fulfill the
highest standards of corporate governance with a qualified board,
sound internal control systems and effective risk management.
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As good corporate governance is essential to corporate success,
we instill the core principles of good corporate governance into
our corporate culture through leadership by example, training and
effective internal controls. These principles include an emphasis
on transparency and accountability to all stakeholders, maintaining
high standards of integrity and establishing trust through sound
governance practices.

Throughout the year, we complied with all Code Provisions set

out in the Code on Corporate Governance Practices as stated in
Appendix 14 of the Rules Governing the Listing of Securities (the
“Listing Rules”) on The Stock Exchange of Hong Kong Limited (the
"“Stock Exchange”).
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A summary of how we comply with the Code Provisions and Recommended Best Practices of the Code under
Appendix 14 of the Listing Rules is set out below:

A E=ZE Directors
Coti;!\ﬂﬁriﬁber FRE Code Provision
Al FER The Board
EEREEBFEER Et# ARARIAE  The Board should assume responsibility for leadership and control of the
T TEEEBEREREBEARAQA Companyandis collectively responsible for directing and supervising the
=53 Company’s affairs.
BRMR
Compliance TEERER Corporate Governance Practices
Status
V44 SEREFETRLMNAEE - ERBFE  Board Meetings are held at least four times a year which include two full
MR EEE R AE A E¥EMEF XS Board Meetings to approve interim and annual results and to propose interim
ﬁéﬁjﬂfﬁf LA R B2 5E R HARR SR EARR S8 %8 - E/‘* and final dividends. Notice is given to Directors at least 14 days before a
Requirement | HIEEFFEHBTHHED JrP_THEHu regular Board Meeting.
I‘Eﬂ%%?é‘ﬁ@%ﬁ% °
> —TTH,/—TEEEERFE >  Five regular Board Meetings were held in 2009/10; and

ﬁTﬂ/Aﬂiﬁﬂ R

> SRAFERFASEZSHEEAR
2 BREETES EAREREE - A
KEERZ(E) -

TN/ ZEEEFHREHESS
ERCERIT

> meetings are also held as and when necessary to discuss significant
transactions, including issuance of debt securities, material acquisitions and
disposals, and connected transactions, if any.

Details of Directors' attendance records in 2009/10 were as follows:

#{T HEEE Meetings Held/Attended

BY*HTEE Independent Non-Executive Directors #1TEE Executive Directors

BRHE BEERE  EBEH

B =53 Board Meetings

BREE1E
S.S.Yin R.J. Arculli H.K. Cheng Laura Chen

BiE bz MR =ER Rtx =Am HTE
PW. Liu Dominic Ho Ronnie Nelson Terry  William Henry

Chan  Yuen Ng Ko Yiu*

B =ZZE2&5 Audit Committee Meetings
B 22 EFHIZEE € &3 Nomination & Remuneration Committee Meetings
B 5B EARE Annual General Meeting

HEEE Director attended

* R-ZT—TF— AN HEZ(T Appointed on 9 February 2010
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PEESESA MESRIARAIMERH
EEEREAZHRENTIABREAE -
E=ZRYERABESESRBAVERER
ZIEFF BB RBARESA o

ARME B BRREERIKERFKE
STERERRAD  RAEESHAERS
ARAMEZBR MR - RRMWE TR
EERERBAKEEE ATRTADZ
BITEE RAESRERESZRREHRE
R-BERRZZEGZEHLEY
A ARAWES IR TR2EERHS
ZEEKEHRESER - MEHLEE
RAD IR T RERE - ARWERR
REEERMEREEMAE SRR -
EREEGAER -

REBEARBZABEZA - FRF R
BERREEABEAZERNRAER
BHRLHR - ARESETE2MRR
S EERHREEABAA -

ARREREFNSREREAEREHEE
RE: - REREEBITRISE A fLAE
ZERHRARELE

BEHTFRIFX
e EFRR-FEFN-FFEEF
TTHEREHE -

All Directors can give notice to the Chairman or the Company Secretary if
they intend to include matters in the agenda for Board Meetings. Procedures
have also been agreed by the Board to enable Directors to seek independent
professional advice at the Company's expense.

All Directors have access to the advice and services of the Company
Secretary who is responsible to the Board for ensuring that procedures

are followed and that all applicable laws and regulations are complied with.
The Company Secretary is also a source of advice to the Chairman and to
the Board on corporate governance and the implementation of the Code

on Corporate Governance Practices. Draft and final versions of minutes of
Board Meetings and meetings of Board Committees are sent to all Directors
or Committee members respectively for their comments and record. Al
minutes of Board Meetings and meetings of Board Committees are kept by
the Company Secretary and are open for inspection by any Director.

Under the Company's Articles of Association, a Director shall not vote or be
counted in the quorum in respect of any contract or arrangement in which
he/she or any of his/her associates is/are materially interested.

\We have arranged appropriate insurance cover on Directors’ and officers’
liabilities in respect of legal actions against its Directors and senior
management arising from corporate activities.

EXCEEDING REQUIREMENT:
e Five Board Meetings were held in 2009/10.

Coiﬁl&*ﬁiﬁber SRR Code Provision
A2 EERRITEAEH Chairman and Chief Executive Officer
BEERITHERNEEESEES - There should be a clear division of responsibilities between the Chairman
VAREIR#E N AR AE D391 o and the Chief Executive Officer to ensure a balance of power and authority.
ERARR
Compliance TEERER Corporate Governance Practices
Status
V4 BER Chairman
EERMERALEAEERZSEEA ©  The Chairman, Mr Ronnie C. Chan, provides leadership for the Board. He
i @?Iﬂ'lf%txh WEERRIAESESAERESRY s responsible for ensuring that all Directors receive adequate information,
omply wi

Requirement

REBAGEZERARAISEEEER
SR 2 HRREE I 2 R - T
iR -

> BERAWLEERETEE:
> EEREEIMEEENEESR
HHEITATHR

> REEVRHZERERTRM
2FF &

>  RRREUEE R ERRE R
B MBERZBRAMEERREE
=R e

ESRSVEF REBIFNTES
BH ATEETEIFE - EERIE
BEEEIHESREERSHARE
THEZFATERICEMESREL Z
EREEFIAZRE  RAOALHIBAEE
RARRWERT °
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which must be complete and reliable, in a timely manner and that Directors
are properly briefed on issues arising at Board Meetings. He also ensures
that:

> the Board works effectively and discharges its responsibilities;

> all key and appropriate issues are discussed by the Board in a timely
manner;

> good corporate governance practices and procedures are established:;
and

> appropriate steps are taken to provide effective communication with
shareholders and that views of shareholders are communicated to the Board
as a whole.

He, at least annually, holds meetings with the Independent Non-Executive
Directors without the Executive Directors being present. He is primarily
responsible for drawing up and approving the agenda for each Board Meeting,
taking into account, where appropriate, any matters proposed by the other
Directors for inclusion in the agenda, or delegates such responsibility to the
Company Secretary.
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EERFBMEESEHM AT S
E=ZREHELER - WASER -
EREERZITENAARRZRER
m o RINGRIFMTEF A EERAEE
HAEMZERL - LHERRITESRIEH
TEERFERERIEZRE -

EEEETE (1T )
ERREERAEEER T4
ATHAEAREREEHEARRZ
TIRAEH, - ERMKHBEEEREAT
FIRE °

FRARFNTREENKE - EEMAE
KEAE

> ARBZBEBEENE LHT
E=RERANZ BER MR

> REERMNEBETRERARAZHA
BE

> HREZERMAREZBBEMELR
Fr I E KBS M 2R TS5 8] - R HERA
RAZEBRER R

> FERAREZMHM A DB
HAREBEFEDRDTREREER
M

ERRREERIRARAEARTZ
MPILESE  SIEARRZERERE
RARSTAIRERREL - UHERT
BABZZERBRAEZRIELE

He encourages all Directors to make a full and active contribution to the
Board's affairs and takes the lead to ensure that the Board acts in the best
interests of the Company. He facilitates the effective contributions of Non-
Executive Directors and ensures constructive relations between Executive
Directors and Non-Executive Directors.

Managing Director (Chief Executive Officer)

The Managing Director, Mr Philip N.L. Chen (who succeeded Mr Nelson
W.L. Yuen on 15 July 2010), is our Chief Executive Officer. The roles of the
Managing Director are separate from those of the Chairman.

The Managing Director is a member of the Executive Committee of the
Company and is responsible for:

> operating the business of the Company and implementing policies and
strategies adopted by the Board of Directors;

>  the Company’s day-to-day management in accordance with the
instructions issued by the Board;

>  developing strategic operating plans that reflect the objectives and
priorities established by the Board and maintaining operational performance;
and

> ensuring the adequacy of financial and internal control systems and the
conduct of business in conformity with applicable laws and regulations.

The Managing Director chairs the monthly meetings of the Company’s
various operational divisions. He formulates, for the Board's approval,
the management organization and internal rules of the Company and
recommends the appointment and dismissal of senior executives.

B o
Co?e%%ﬁfber TR Code Provision
A3 EEFHAA Board Composition
EERERBANTERMEMEEZF  The Board should have a balance of skills and experience appropriate for
EREENKEE - EFR/PHTESHEIE  the requirements of the Company’s business and should include a balanced
H1TEBNEAEZRIFEE - LAMEE  composition of Executive and Non-Executive Directors so that there is a
ERLABRANBY TS - BEMEXUM  strong independent element on the Board which can effectively exercise
VB ¥8 7 H kT - independent judgment.
AR
Compliance TEERER Corporate Governance Practices
Status
Y BERRBTEKE : The Board of Directors currently comprises ten persons:
> WEBRTES HAlAFBRESLE > four Executive Directors, namely, Mr Ronnie C. Chan, Mr Philip N.L.
METMRL | - ARG - BIESAERTE  Chen, MrWillam RY. Ko and Mr Henry TY.Yiu; and

Requirement

FE R

> REBUFATES DHRR
HEBLE  BEELL  WESEL
BR&taL L - EREZERAEL
£ REDAEEE < BN EXER
SRR B ERES - AAEEER
AR BRBREERIIFLER -

14

> six Independent Non-Executive Directors, namely, Mr S.S. Yin,

Mr Ronald J. Arculli, Dr H.K. Cheng, Ms Laura L.Y. Chen, Prof PW. Liu and
Mr Dominic C.FE Ho. They possess appropriate academic and professional
qualifications or related financial management expertise and have brought a
wide range of business and financial experience to the Board.
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TRINEARRZEEEEF/AKLEZZE  The following chart illustrates the current composition of the Board of
Directors as well as each Committee of the Company:

H&KE :

RER (ESR)

BRHE (BIESER)"
2)

Rratk (EEAK
BEg*

EH

PREENG*

ZiaE*

o] R

=ipE

HFE

BEZEEY
Audit
Committee

EEs (ER)*
H.K. Cheng (Chairman)*
LEIN
Laura L.Y. Chen*
Einfer
P.W. Liu*
fa] B
Dominic C.F. Ho*

AR

Shareholders

EER

Board of Directors

Ronnie C. Chan (Chairman)

S.S. Yin (Vice Chairman)*

Ronald J. Arculli*
H.K. Cheng*
Laura L.Y. Chen*
P.W. Liu*
Dominic C.F. Ho*
William P.Y. Ko
Henry T.Y. Yiu

HITEE®
Executive
Committee

BRRR (&)
Ronnie C. Chan (Chairman)

BRRAA%
Philip N.L. Chen
=R
William P.Y. Ko
HhFE
Henry T.Y. Yiu

* B IEH77E % Independent Non-Executive Director

&5t - Remarks:

1. hFBEER T —SF_ANARZARITEERIITEEGKE
Mr Henry T.Y. Yiu was appointed as an Executive Director and a member of the Executive Committee on 9 February 2010.
2. RERFENR-Z-ZFLATMERK THBHAEFLLCERATEEGKE °

Mr Nelson W.L. Yuen retired as the Managing Director on 14 July 2010 and hence ceased to be a member of the Executive

Committee.

Philip N.L. Chen (Managing Director)

RERFMEES
Nomination and
Remuneration
Committee

EmE (EF)*
P.W. Liu (Chairman)*
BEE
Ronald J. Arculli*
B8
H.K. Cheng*
BRa i
Laura L.Y. Chen*
fr] ey
Dominic C.F. Ho*

REGELEARERALHEESELERITZEGKE BT FFLATAHRER -

Mr Philip N.L. Chen succeeded Mr Nelson W.L. Yuen as the Managing Director and a member of the Executive Committee

on 15 July 2010.

RITFER-Z-ZTFLA-+ ARERTES - THHERTREGKE °

MrTerry S. Ng resigned as an Executive Director and hence ceased to be a member of the Executive Committee

on 21 July 2010.

ARARPAZESHNRURHNES
REREREFS -

BHFRIFEX -
e BFEEBE(HZ2IHNEEFZ
AL G BB HHITEE -

An updated list of Directors showing their biographical details is maintained
on our website under Profile of Directors.

EXCEEDING REQUIREMENT:

o Majority of the Directors are Independent Non-Executive Directors,

i.e. 6 out of 10 Directors.

HANG LUNG PROPERTIES LIMITED ANNUAL REPORT 2009/10
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SFRIARSE

Code Number FRIRI Code Provision
A4 EIT EEHER Appointments, Re-election and Removal
ZEEREHTER  KLEEEZEWEFE  There should be a formal, considered and transparent procedure for the

Status

44

& SFRIRSZ
Comply with
Requirement

RAENHESRERERF  YERERK

appointment of new Directors and plans in place for orderly succession for

FREEETAE - FREESHEEE  appointments to the Board. All Directors should be subject to re-election at
HEITEIE regular intervals.
TEERER Corporate Governance Practices
BBARNR 2 4EZ24ME] - =EFE AZ Inaccordance with our Articles of Association, one-third of the Directors

II@

=n 2 —ARBRRBFARE(BFR
g DRESEEBERRERESAE
o lthh  BUEEARIB=FHE

—R HEREZERANEREZ
FREBRZBERASEBREITEE -

EZSAEREREZESURERE
BEAFRERE - 9EHN RGBS
A o

BIFATERZREREEEY  ®
iZE%FﬁH%ﬁﬁ%ZE%%E%
RAM(RIB=F—"R)— -

RE-TRSEEN - LRBEER®E
BNFZBIIENITES - AEBRIA
BIORHBFRIETT AEE - HAIEER
FAGRET  BRIIAEZRRS
ZEIUIFATESDBBE LA LR
B ARBRMRBCR RSB I T
BER7EERERR -

BMERESB Y IFTESRR L
FRAIFE3IBIEMEREAEBE It
FRERE - WRBMBBLIFRTE
FORERISEETIE -

are required to retire from office by rotation for re-election by shareholders
at the Annual General Meeting ("AGM"”). In addition, every Director is
subject to retirement by rotation at least once every three years, and new
appointments to the Board are subject to re-election by shareholders at
the upcoming general meeting. Names of such Directors eligible for re-
election being accompanied by detailed biography will be stated in the
notice of general meeting.

Independent Non-Executive Directors are appointed for specific terms,
which coincide with their expected dates of retirement by rotation at least
once every three years.

To further enhance accountability, any appointment of an Independent
Non-Executive Director who has served the Board for more than 9 years
will be subject to a separate resolution to be approved by shareholders.
We will state in the notice of AGM the reason why we consider the
Independent Non-Executive Director continues to be independent and our
recommendation to shareholders to vote in favor of the re-election of such
Independent Non-Executive Director.

\We have received from each of our Independent Non-Executive Directors
an annual confirmation of his/her independence pursuant to Rule 3.13 of the
Listing Rules and therefore we consider the Independent Non-Executive
Directors are still independent.

<FRI4RSR
Code Number

SRR

Code Provision

Ab

BRMRR
Compliance
Status

44

il
Comply with
Requirement

EFEF
BRESATRBERELEASRAFES
BRBE - URARBNEE TR - £
ABMER -

Responsibilities of Directors
Every Director is required to keep abreast of his/her responsibilities as
a Director of the Company and of the conduct, business activities and
development of the Company.

REERER

Corporate Governance Practices

BUMBRECEFHE B REXERIRY
GRECHEEMEENSNEEAS S
H - WEESEE  EXRSREMR
MBLEZRA » U RRRZESTZEER
ARBZEBENE  ARTR2BREAR
ANRIRER R BB - EmRA - B
EERARARBZERBERMER Z
Bff - ARAIWESHEENMESTHER
BERARERNERE - IEERVNAR

ARFREER AR A B AABEEDN
B R E A B A RAE o

116

Every newly appointed Director will meet with other fellow Directors

and members of senior management, and will receive a comprehensive,
formal and tailored induction on the first occasion of his/her appointment,
S0 as to ensure that he/she has a proper understanding of the operations
and business of the Company, and that he/she is fully aware of his/her
responsibilities under statute and common law, the Listing Rules, other
regulatory requirements, and especially the governance policies of the
Company. The Company Secretary will continuously update and refresh
Directors on areas regarding their responsibilities and relevant regulations. All
Directors are required to disclose to the Company their offices held in public
companies or organizations and other significant commitments.
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BE=8E:

> WBREGEZEEE

> RIEFMZETER

> BRESMEREREIABNMNE
TSRS 2 HEAT ]2

> WRMBERAEEGEES -
EBENREROERRBE

KAz R FAER([#RSFER) DA
*ﬁ?ﬁFEEZK TZH%}JZ?E'%I #Aa

A R EERAK —EMER _E AR AR
ﬁ“ﬁLFﬁ%ﬁZ@T AESFRIN(TSFRI D) TR E
MESEITEFR HIZEMNITRSTA
RATEMBESIELFEEN @ #
WEL??E'J&T SFEAMEENES
TTRM% %ﬁé—%

The Directors are responsible for:

> ensuring continuity of leadership;

> development of sound business strategies;

> availability of adequate capital and managerial resources to implement
the business strategies adopted; and

> adequacy of systems of financial and internal controls and conduct of
business in conformity with applicable laws and regulations.

\We have set out guidelines regarding securities transactions by Directors
under “transactions in the Company’s shares” in our Code of Conduct (the
“Code of Conduct”), which are on terms no less exacting than the required
standard set out in the Model Code contained in Appendix 10 to the Listing
Rules (the “Code"). The Company has made specific enquiry to all Directors
and confirmed that they have complied with the required standard set

out in the Code and the Code of Conduct regarding Directors’ securities
transactions.

Coiﬂkﬁfber AR Code Provision
A6 BHREHRREER Supply of and Access to Information
SEEERERLTESENER - HFFX Directors should be provided in a timely manner with appropriate information
NEGAEFESENEZEEMAELHA  insuch form and of such quality as will enable them to make an informed
50 NEHRE » WEEBITEEAZAZA  decision and to discharge their duties and responsibilities as Directors of the
RIEEMNBEREME - Company.
ARRR
Compliance TEERER Corporate Governance Practices
Status
Y EERNSEEENEIeEXf & Full Board or Committee papers will be sent to all Directors or Committee
DR EIRTE AN =RAIHRIZ  members at least three days before the intended date of a Board Meeting or
ﬁfjjﬁf THEESEHEZEEKE - Committee meeting respectively.

Requirement

EEEREERMEREGRETER
BERIRE  LREZRABZEEN

Management has supplied the Board and its Committees with adequate
information and explanations so as to enable them to make an informed

EHATERIBE R D EIR A7 R E  assessment of the financial and other information put before the Board and
MER - FEEBRT  r BIEE@EE its Committees for approval. Management are also invited to join Board
LEEEREE - Meetings where appropriate.

IEER O EREISHEBARRELR
HRER  NERTERELE—FE

All the Directors are entitled to have access to timely information in relation
to our business and make further enquiries where necessary, and they can

=8 WAMER B A S AR EIEAS o have separate and independent access to senior management.

B FRIFX - EXCEEDING REQUIREMENT:

o ILHEEEBRTERESEASEH e  Seniormanagement are invited to join the Board Meetings, where
BELEEEREE - appropriate.
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B EEREREBEAENHH Remuneration of Directors and Senior Management
Coiﬁl&*ﬁiﬁber SRR Code Provision
B.1 FrH G 55 B HY K -F R A The Level and Make-up of Remuneration and Disclosure
BB IERMEBHENRER - LAKIET  There should be a formal and transparent procedure for setting policy on
BERAHTESEMLB R REIRESE Executive Directors’ remuneration and for fixing the remuneration packages
K H NS o for all Directors.
BB
Compliance TEERER Corporate Governance Practices
Status
v EBERFHWESE Nomination and Remuneration Committee
BERFHMESEN _TZ =% 7 A Nomination and Remuneration Committee, set up in 2003, now
ﬁiﬁfg‘r{%&%ﬁ( BRI E BER LB IEHNITES - 5 constitutes five Independent Non-Executive Directors, namely Prof PW. Liu
pEmEEn | DIAENEHE(ZESXE) EEE  (Chairman of the Committee), Mr Ronald J. Arculli, Dr H.K. Cheng, Ms Laura
Exceeding

requirement with
a deviation from
Recommended
Best Practice

FeAE - ERESE L - R R
BEE - ZZBeTHETERNEH
BRANERZZRE - BIEEEFHE
BzERNERYEEENRREEA
B2 IERRIREZERRE - RZFT
N/ —ZFERN FESRITTZRE
o NEH(EFER)EERZKER
BREZHH -

ZEgZRESRE(EHN AR RN
BHBIE)BENMER LR RIPTRE
ZEERE -

REERN  ZEGEBTNEEREN
T

(a) RNEFRZAE RERKE
(BIREEE2BRE - AHEMEER)

(b) MARBEHEEMSREEA
BZHMBERAEE mME=REH
et

(c) EBEMBRITEFNSREREA
SZREFNEE  BEESENR
BARSEMEFESE &

118

L.Y. Chen and Mr Dominic C.F. Ho. Regular meetings were held to review
human resources issues, including significant changes in salary structure
of the Group and terms and conditions affecting Directors and senior
management. The Committee met three times in 2009/10 to review, inter
alia, the composition of Board members and Directors’ remuneration.

Its terms of reference, which are accessible to all via our website, have
included, as a minimum, the specific duties as stipulated in the Listing Rules.

The major work performed by the Committee during the year included the
following:

(a)  reviewed the structure, size and composition (including the skills,
knowledge and experience) of the Board;

(b)  made recommendations to the Board on the Company’s policy and
structure for all remuneration of Directors and senior management;

(c) determined the specific remuneration packages of all Executive
Directors and senior management, including benefits in kind, pension rights
and compensation payments; and

EEBERRDA

“EEN/-BEER



BERR

Compliance
Status

Corporate Governance Practices

(d) MBYFRTEZRzZHMERES
BehE -

E=NSREBABZHFHFE(BHE
BYTETEAL S A0 i) - ThERIA T
ay:

(d)  made recommendations to the Board on the remuneration of
Independent Non-Executive Directors.

The remuneration package of Directors and senior management, including
discretionary bonus and share options, is based on the following criteria:

>  (AARR: > their individual performance;

>  FREEAANGE: > skilland knowledge;

> BAEEEHKZRERE > involvement in the Group's affairs;

> ERZEFEE: K > their achievement of business targets; and
> AEEZRBREAEF - >  performance and profitability of the Group.

ZEEYEREBRAER - BEAHLR
ZRAFMXNZHE  BEEMRAZE
WSSl i SE IR ol vl
161~ AR ERRIVINGE 2 SN2 BER &
AJEX °

Z B SRR RINIISERRE - A
AMEEEMSRERASHM AR
SBBREFKT - ZESERERS
BRABITERE - T8 @1 ANRES
RNEFELE (TTHA) AL A
HOTBEEHFM B R YA EAHER
BHEXER

The Committee also considers factors such as salaries paid by comparable
companies, time commitment and responsibilities of the Directors,
employment conditions elsewhere in the Group and desirability of
performance-based remuneration.

The Committee obtains benchmark reports from internal and external
sources for evaluation of market trends and the competitive levels of
remuneration being offered to Directors and senior management. Sufficient
resources are provided to the Committee to discharge its duty. The
Committee may consult the Chairman and the Managing Director (the Chief
Executive Officer) about their proposals relating to the remuneration of other
Executive Directors and have access to professional advice if considered
necessary.

B TFEIEX - EXCEEDING REQUIREMENT:

o RERNMWESSZHEKLSY o The Nomination and Remuneration Committee comprises only
BEBVIHTES - Independent Non-Executive Directors.

Bt EZREE. DEVIATION FROM RECOMMENDED BEST PRACTICE:

e RESHREZEAEZFHBFE -

BESNEEASFHNERSERR
WANES - BRI - HAIREBR
BERESENHH -

o Disclosure of remuneration payable to members of senior
management.

The Recommended Best Practice to disclose the remuneration of senior
management has not been adopted as it is considered to be not appropriate.
Only details of Directors' remuneration are disclosed on an individual and
named basis.
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B ER%E Accountability and Audit

TR
Code Number

SRR

Code Provision

CA

BRMR

Compliance
Status

v

R MR Bl
{BimeE
EEREESR
Exceeding
requirement with
a deviation from
Recommended
Best Practice

HIHBER
EEZRERARFNRIR - BHREATR
e B R 2 E 2T

Financial Reporting
The Board should present a balanced, clear and comprehensible assessment
of the Company’s performance, position and prospects.

BEERER

Corporate Governance Practices

ERHARRIAFEEEREERRE
NP BRERAERT  TRAFERR
BRI BNBRRAREZR
ARRZ /K TLR ETARA - 2
AEPIREE ARG RAIR A2 AR
EmfmRs - WERRARE SBE
RAEHFER S 2 HIET G5 - SME
A - RER S MEBEELAR
BB 75 $RaR A0 B L A% BB e 5 T A A AP
BVERSRE (EAE A -

BE=NER - PHmE  RESBAE
Ko BT R BIADEAR 2 Rey E A4 58 S
A - BARERBLA R B Z AR AT RAE
el I NG = P

BHTRIEFEX
e RUBHEREZ—-EAANRH
R R KR ©

Bt EZEREZSR -

o  HGRFEMBHE -

R FEFHEHERFERL S BB
FE - NG EMERBRRARE -
BRI R -

Directors acknowledge their responsibility for preparing the financial
statements on a going concern basis, with supporting assumptions or
qualifications as necessary. The Company's financial statements are
prepared in accordance with the Listing Rules, Companies Ordinance and
also the accounting principles and practices generally accepted in Hong
Kong. Appropriate accounting policies are selected and applied consistently;
judgments and estimates made are prudent and reasonable. A statement by
the external auditors, KPMG, about their reporting responsibilities is included
in the Independent Auditor’s Report on the Company’s financial statements.

The Directors endeavor to ensure a balanced, clear and understandable
assessment of the Company’s position and prospects in annual reports,
interim reports, price-sensitive announcements and other disclosures
required under the Listing Rules and other statutory requirements.

EXCEEDING REQUIREMENT:
o We announce our interim and final results within one month of
the financial period end.

DEVIATION FROM RECOMMENDED BEST PRACTICE:

o Production of quarterly financial statements.

The Recommended Best Practice to publish quarterly financial results has
not been adopted as it is considered not practical and not cost effective for a
property company.
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Internal Controls

The Board should ensure that the Company maintains sound and effective
internal controls to safeguard the shareholders’ investment and the
Company's assets.
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\We maintain a good internal control environment to enable the internal
control systems and procedures to perform effectively. The Code of Conduct
details the Group's philosophy in running its business and acts as a benchmark
for all staff to follow.

Internal control systems have been designed to allow us to monitor the
Group's overall financial position, safeguard its assets against loss and
misappropriation, to provide reasonable assurance against fraud and errors,
and to manage the risk in failing to achieve the Group's objectives.
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We have a well defined specific limit of authority governing activities of the
Executive Committee, Directors, executives and senior staff. Annual and
mid-year budgets on all capital and revenue items are prepared and approved
by senior management before being adopted. VWe monitor the business
activities closely and review monthly financial results of operations against
budgets. We also review and update the internal controls to meet upcoming
challenges.

\We take extreme precautious measures in handling price-sensitive
information. Such information is restricted to a need-to-know basis.

\We maintain an internal audit department which is independent of our

daily operations and accounting functions. The Internal Auditor reports
directly to the Audit Committee. An internal audit program based on risk
assessment methodology was designed which has been reviewed by the
Audit Committee on an annual basis. On a monthly basis, the Internal Auditor
discusses his internal audit reviews and findings with the management and
obtains management'’s responses on various issues. Internal audit reports
are prepared for the Audit Commmittee every quarter.

Formal meetings are held every six months between the Internal Auditor
and the Audit Committee to discuss internal audit issues. During Audit
Committee meetings, the Audit Committee also enquires on financial and
internal control matters with the external auditors. The Audit Committee has
the authority to have direct discussion with external auditors in the absence
of management if deemed necessary, and they meet at least once annually
for this purpose. One Executive Director is present at the Audit Committee
meetings to answer enquiries from the Audit Committee and to report to the
Board of Directors on matters arising.

\We acknowledged that it is our responsibility to maintain effective risk
management and internal control systems and to review them twice a year.
\We manage risks by strategic planning, appointing appropriately qualified
and experienced personnel at senior management positions, monitoring

the Group's performance regularly, maintaining effective control over capital
expenditure and investments, and setting a high level of Code of Conduct for
all Directors and employees to follow.

The Directors had conducted a review covering all material controls, including
financial, operational and compliance controls and risk management
functions of the Company and its subsidiaries for the financial year ended 30
June 2010 and were satisfied that an effective and adequate internal control
system had been in operation. Considerations are also given to the adequacy
of resources, qualifications and experience of the staff of the Company’s
accounting and financial reporting function, and their training programs and
budget. We came to such conclusion based on our clearly set company
policies and procedures, specific limits of authority, budgetary controls,
regular monitoring of performance and the reports from both the external
auditors and the Internal Auditor.

121



o AL

CORPORATE GOVERNANCE

SRR

Compliance
Status

Corporate Governance Practices

HAAMEE - B E—BIERFEELER - AR
RIFTESMEERAE - AHE EFEE
EHEEREML  ARRBREIENE
ERRERIMERE 2 (EAREEL -
BEAN - AR B F AL B D R A ALER
ZEARE - HAFESEIERA
AR RRES IR S] - WEEZLE S
E—FEE - NEPEEEEE A RE
1E - HfiE2 B KERERTERTAD
2 SFRMGSC PR B B A A AR ES
ZHIEERE ©

B TRIEFEX -

e  HRPRBEANEF:A  ZEFIE
YRAREZ AZEERE B

e ANFNMEEOFLEEEE
#o

We confirm that there have been no major changes in the nature and
extent of significant risks faced by us from the previous financial year, and
we have the ability to respond to any such changes in our business and
the external environment. Furthermore, there were no significant internal
control problems encountered during the year. We closely monitor our
system of internal control, and had received further assurance from the
Audit Committee that the internal audit function has been functioning
effectively. We have complied with the Code Provisions set out in the Code
on Corporate Governance Practices in respect of maintaining an effective
internal control system.

EXCEEDING REQUIREMENT:

o We maintain an internal audit department which is independent
of our operation and accounting functions.

o The Internal Auditor reports directly to the Audit Committee.
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Audit Committee

The Board should establish formal and transparent arrangements for
considering how it will apply the financial reporting and internal control
principles and for maintaining an appropriate relationship with the Company's
auditors.
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An Audit Committee was established by the Board in 1999, which now
comprises four Independent Non-Executive Directors with appropriate
academic and professional qualifications or related financial management
expertise, namely, Dr H.K. Cheng (Chairman of the Committee), Ms Laura L.Y.
Chen, Prof RW. Liu and Mr Dominic C.F Ho. Meetings are held at least two
times a year for the purpose of discussing the nature and scope of internal
audit work and assessing the Group's internal controls. Separate meetings
will also be held with the external auditors (in the absence of management) as
and when required. The Audit Committee held two meetings in 2009/10.

Its terms of reference, which are accessible to all via our website, have
included the duties stipulated in the Listing Rules.
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The Committee is authorized by the Board to investigate any activity within
its terms of reference; to seek any information it requires from any employee
and all employees are directed to co-operate with any requests made by the
Committee; to obtain outside legal or other independent professional advice;
and to secure the attendance of outsiders with relevant experience and
expertise to their meetings if necessary. Sufficient resources are provided to
the Committee to discharge its duty.

During the year, the Audit Committee has performed, inter alia, the following:

° reviewed and obtained explanation from management and the external
auditors on the interim (unaudited) and annual results, including causes

of changes from the previous period, effects on the application of new
accounting policies, compliance with the Listing Rules and relevant legislation,
and any audit issues, before recommending their adoption by the Board of
Directors;

° considered and proposed to the Board on the re-appointment of KPMG
as the Company'’s external auditors;

o considered and approved the procedures and guidelines in employing
the external auditors to perform non-audit assignments for the Company;
. received and reviewed the internal audit reports from the Internal

BE G Auditor;
o HONEZEEIFA S (BEEWY T o held meetings with the external auditors in the absence of
&) AR Rl i S R management to discuss any audit issues;
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o held meetings with the Internal Auditor in private to discuss internal
audit issues;
o approved the internal audit program for 2009/10; and

o carried out an annual review of the internal control system of the
Company including the adequacy of resources, qualifications and experience
of staff of the Company’s accounting and financial reporting function, and
their training programs and budget.

EXCEEDING REQUIREMENT:
o The Audit Committee comprises only Independent Non-Executive
Directors.
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Management Functions
The Company should have a formal schedule of matters specifically reserved
to the Board and those delegated to management.
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Senior management, comprising assistant directors and senior managers, is
responsible for the day-to-day operations and administration function of the
Group under the leadership of the Executive Directors. The Board has given
clear directions to management as to the matters that must be approved

by the Board before decisions are made on behalf of the Company. The
types of decisions to be delegated by the Board to management include
implementation of the strategy and direction determined by the Board,
operation of the Group's businesses, preparation of financial statements and
operating budgets, and compliance with applicable laws and regulations.
These arrangements will be reviewed periodically to ensure that they remain
appropriate to our needs.
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Board Committees
Board Committees should be formed with specific written terms of reference
which deal clearly with the Committees’ authority and duties.
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An Executive Committee, Audit Committee, and Nomination and
Remuneration Committee were formed in 1989, 1999 and 2003
respectively. Information on the Audit Commmittee and Nomination and
Remuneration Committee can be found in Code Numbers C.3 and B.1
above.

Executive Committee

The Executive Committee of the Board of Directors of the Company
was formed in 1989. Its members are all the Executive Directors of the
Company, who meet regularly to establish the strategic direction of the
Company, and to monitor the performance of management. Clear terms
of reference have been adopted by the Board, and guidelines were also
set up for certain issues requiring Board approval. Each of the Committee
members has full understanding on determining which issues require a
decision of the full Board and which are delegated by the Board to the
Committee or management.
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Effective Communication

The Board should endeavor to maintain an on-going dialogue with
shareholders and in particular, use annual general meetings or other
general meetings to communicate with shareholders and encourage their
participation.

EHERER

Corporate Governance Practices

RABZBFARGREEREBIREM
BERE - EEREREEG 2R —
I E AR B BRI 2 FH R - SN
ZBMSFHLEHERFRE - BFEXR
SRERBEXMNAERTAMFIR
PTHEREBF TR - EERME
BB MEHERNMRHIRZER < BFX
SEBRBREE -

fHFRFE N PRARAB B D Z HAE A
ZRREHERORNIRH ERE A%
B LR ERERABTZBRAE £
EREZRERE)  ARAERARL
BRBRREHIARE

fHBER AR R B IGER - AR
A2t FTEERRARAWERE
BEARRE -

Our AGM provides a good opportunity for communication between the
Board and shareholders. The Chairmen of the Board and of the Committees
are normally present to answer queries raised by shareholders. External
auditors also attend the AGM every year. Notice of the AGM and related
papers are sent to shareholders at least 20 clear business days before the
meeting. Each separate issue is proposed by a separate resolution by the
Chairman. The meeting enjoys strong participation from shareholders.

On the requisition of our shareholders holding not less than 5% of our
paid-up capital as at the date of the deposit of the requisition carrying the
right of voting at our general meetings, our Directors shall forthwith proceed
to convene an extraordinary general meeting.

Specific enquiries and suggestions by shareholders can be sent in writing to
the Board or the Company Secretary at our registered address or by e-mail
to our Company.
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RN B EFRIRIRRAB AR EZ R #TT  The Company should ensure that shareholders are familiar with the detailed
RROFEHIZT - procedure for conducting a poll.
AR
Compliance TEERER Corporate Governance Practices
Status
4 ARal EEBERE(ZZEZHEE  Ourlast AGM was held on 20 October 2009 (“2009 AGM") at our registered
FREDR-_ZEZNF+H_+HE office. The meeting was attended by 131 shareholders present in person or
AR AAFlZzSMarsEE24T o 534 by proxy. At the meeting, the Chairman had demanded a poll on each of the
Comply with —A=TEREHFHEZRREKRLFE resolutions submitted for voting, and the shareholders were provided with
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detailed procedures for conducting a poll. All resolutions tabled at the 2009
AGM, inter alia, adoption of the financial statements, re-elected Directors, re-
appointed auditors and renewed general mandates were voted on by poll,
and the results of poll voting were posted on the websites of our Company
and of the Stock Exchange in the evening on the same day.

125




T EER

CORPORATE GOVERNANCE

Status

BERR

Compliance

Corporate Governance Practices

EEBRREAN-T—TF AT
ARIZAFAE (T TFAF
AE]) BFETAARZ ARERE
8 - TEMEFEER AN EER
B REREAEERE-T——FA
A=A 1L P ER S BRI S
METNEERSANEH  ARA
EAREY  HRMR-F——F— A
E-—F——5tAK - UR-F——
4+ ABIT -

The Board confirms that there are no changes proposed to the Articles

of Association of the Company at the forthcoming AGM to be held on 20
October 2010 (“2010 AGM"). The important shareholders’ dates for the
coming financial year, which include the Board Meetings for the declaration
of interim and final dividends for the year ending 30 June 2011 and the AGM,
are expected to be held at around late January 2011, late July 2011 and in
October 2011 respectively.

F BEE M & Voluntary Disclosure
F1 ZE T % Auditors’ Remuneration
—EENFRAFAE | RESEBRE  KPMG was re-appointed as our external auditors by shareholders at the 2009
SHEFH eSS ARNATZIN  AGM until the conclusion of the 2010 AGM. They are primarily responsible for
B8R B2 T —TFREFAEA providing audit services in connection with the annual consolidated financial
IE - REZFEEETIRNFELLRGITE  statements.
MR EAZERT -
FER - FINEZEETRRS 2 485t During the year, the total remuneration in respect of services provided by the
s external auditors is as follows:
2010 2009
HK$M HK$M
BEEELT AEEET
AR RS Statutory audit services ' 5 5
TS M A AR S Tax and other services 1 2
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\We have adopted a corporate Code of Conduct since 1994 which is updated
from time to time, setting out clear guidelines for employees on matters
such as:

> soliciting or accepting advantages;

>  offering advantages;

> observing local laws when working in another jurisdiction;

handling situations of conflicts of interests;

handling confidential information/company property;
use of information and communication systems;
compliance with the Code of Conduct; and
transactions in the Company'’s shares.

YYVVYY

The Code of Conduct also sets out guidelines on matters in relation to
suppliers and contractors; customers and consumers; responsibilities to
shareholders and the financial community; employment practices; and
responsibilities to the community.
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F2 1RFER Code of Conduct
BEER N Rt 2B % - &EFY  In order to monitor and enforce the compliance of the Code of Conduct,
KIRE SRR E NE R EfE LiESTz  functional managers are responsible for ensuring their subordinates fully
HEBIMBET - BRZEEETE|E  understand and comply with the standards and requirements as stipulated.
5 PIEWESEER - WEREKAZ  Any violation thereof will result in the employee being disciplined, including
ok b BRI R a5 IR termination of employment. Suspected corruption or other forms of
1T o HEMESERBERARE - EER  criminality will be reported to the Independent Commission Against
B REFE - HBE - HER - APk Corruption or appropriate authorities. The Executive Directors will also
NARZIEEFIEL 2% » €772 =  answer directly to any Board member for impartial and efficient handling
BEERZESEREZ - LAEEFEAERE  of complaints received from all shareholders and potential shareholders;
KRERTERAERRZRE customers and consumers; suppliers and contractors and our employees.
AN - FTEERAERAKESEES  Also, allemployees who are above a designated level are required to
FHEEWEHEFMZSEHR] - WEHEERE  complete and sign a Statement of Interest annually declaring their interests,
ok B IE A A Bk M B A R4 A  directly or indirectly, with the Company and our subsidiaries and associated
ARAZAE BRI EEEIEY  companies, so as to make sure that all operations are managed in
RRBREaNERREL RPESEXERE  accordance with the highest standards of practice and corporate governance.
1T °
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Details of Directors’ interests in shares of the Company and our listed
parent company, Hang Lung Group Limited (“HLG") as at 30 June 2010
are as follows:

RAF] 1B EE
The Company HLG

RIS RIEHE
CES #40d ¢ AIREE 2 IR B
ROEE No. of Shares BHEE No. of Shares
BEEHF Name of Directors No. of Shares under Option No. of Shares under Option
FRER SR Ronnie C. Chan - 32,070,000 - 11,790,000
Br i B S.S.Yin - - - -
RIER Nelson W.L. Yuen 7,126,000 30,120,000 - 5,500,000
BEE Ronald J. Arculli 724,346 - 1,089,975 -
B H.K. Cheng - - - -
fRE41G Laura L.Y. Chen - - = =
BifE PW. Liu 100,000 - = =
fr]EARE Dominic C.F. Ho = - _ _
RITIT Terry S. Ng - 23,800,000 - 3,088,000
=R William RY. Ko - 22,730,000 30,000 994,000
T B Henry TY. Yiu - 4,600,000 170,000 50,000

RZZE—ZFA=1TH =aREEA
BARARE —ThBRE=T8KRARAZ
RIDEIRE - AR RRIEHITRAA S
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SEZ BRI - AR ARIBERIT
AADZEEHEM o

HANG LUNG PROPERTIES LIMITED ANNUAL REPORT 2009/10

The share options held by senior management as at 30 June 2010 totalled
15.3 million shares, representing approximately 0.37% of the issued share
capital of the Company. They also held share options of HLG totalling 0.6
million shares, representing approximately 0.04% of the issued share capital
of that company.
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MN-ZE—ZTFA=1+H  AFR(EIE Asat 30 June 2010, the number of Shares of the Company which were in

ER/NAFIEREB I ZIEE) £H  the hands of the public (i.e. other than those held by our parent company;,

+HELTF=EN+AERT—BRA HLG) was 1,973,495,100 (474 % of total issued share capital), with market
Nalfm - AR RIEEBITRABA D2 capitalization of HK$59,501 million.
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RZZE—FFNA=+HZKREFMBEM Details of holders of Shares by domicile as at 30 June 2010 are as follows:
BT :

KR ERE
Shareholders Shareholdings
A Bk BRHEE Bk
Bt Domicile No. % No. of Shares %
B Hong Kong 3,012 94.30 4,120,840,179 99.08
A 50 A Mainland China 61 1.91 4,425,132 0.11
YRS Macau 6 0.19 376,923 0.01
=0 Taiwan 2 0.06 593 0.00
SEM K r7aR | Australia & New Zealand 10 0.31 4,869 0.00
MMEAKEE | Canada & USA 42 1.32 2,457,760 0.06
REgoa South East Asia 45 1.41 2,705,917 0.06
[ United Kingdom 10 0.31 17585 0.00
Hit Others 6 0.19 28,338,712 0.68
et TOTAL 3,194 100.00 4,159,167,670 100.00
RoZBE—FEXA=+HZREHKSE Details of holders of Shares by holding range as at 30 June 2010
#RIFFBMT - are as follows:
PR * BRE*
Shareholders* Shareholdings*
EREAR Holding Range A Bk RHEE Aok
No. % No. of Shares %
1-1,000 fi% 1-1,000 shares 1,439 45.05 686,491 0.02
1,001-5,000 % 1,001-5,000 shares 795 24.89 2,192,587 0.05
5,001-10,000 f% 5,001-10,000 shares 364 11.40 3,021,597 0.07
10,001-100,000 A% 10,001-100,000 shares 493 15.44 17303,966 0.42
100,000 f% LA Over 100,000 shares 103 3.22 4,135,963,029 99.44
#st TOTAL 3,194 100.00 4,159,167,670 100.00
* BE=FNt-Z2EbR2E LA *  incorporating, in their respective shareholdings range, 342 participants of Central
R|Z AT HEEMBZIFREATR Clearing and Settlement System holding a total of 2,758,987904 Shares registered
N LAEBRREERIEABRAREE in the name of HKSCC Nominees Limited
BEBAAE - tEEBATN\BATNE
T NEEIRBRL
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We are committed to disclose relevant information on our activities to

our shareholders and investors through regular analysts’ briefings, press
conferences and press releases, e-mails and our website, apart from

our annual and interim reports. All enquiries and proposals received

from shareholders, investors, media or the public are responded to by
Executive Directors, Company Secretary or appropriate members of senior
management.

The Company'’s information including the terms of reference of Board
Committees is also accessible to all via our website. Terms of reference of
Board Committees are also available on request. Besides providing traditional
financial data, our website also contains the most current information
including properties available for sale and leasing, latest issued capital,
updated substantial shareholders'’ interests in shares, major corporate events
and frequently asked questions.

Moving Forward

Corporate governance practices keep evolving in light of the
changing business environment and developing regulatory
reforms. We constantly keep track of the latest corporate
governance developments and review our practices to strengthen
our corporate governance standards and align ourselves with
international best practices.
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Mr Ronnie Chichung Chan

Chairman

Aged 60, Mr Chan joined the Group in 1972, was appointed

to the Board of Hang Lung Properties Limited in 1986 and
became Chairman in 1991. He is also Chairman of Hang Lung
Group Limited. Mr Chan is a Vice-President of The Real Estate
Developers Association of Hong Kong, a Vice Chairman of the
Asia Society and Chairman of its Hong Kong Center, and an
advisor to the China Development Research Foundation of the
State Council of the People’s Republic of China. Mr Chan also
serves on the governing or advisory bodies of several think-tanks
and universities, including the Hong Kong University of Science
and Technology, the University of Southern California, USA,
where he received his MBA, and the Tsinghua University.

Mr Shang ShingYin

Vice Chairman (Independent Non-Executive Director)

Aged 79, MrYin joined Hang Lung in 1970 and was appointed
to the Board of Hang Lung Properties Limited in 1980. A past
Managing Director, he has been the Vice Chairman since 1992.
He has over 20 years of experience in the fields of property
investment and development, and is a qualified banker with

a Banking Diploma from The Chartered Institute of Bankers in
London, UK. MrYin is also the Vice Chairman of Hang Lung
Group Limited.

Mr Nelson Wai Leung Yuen

Managing Director (Retired on 14 July 2010)

Aged 59, MrYuen joined Hang Lung Group Limited, the holding
company, as its Financial Controller in 1978. When Hang Lung
Properties Limited became a subsidiary of Hang Lung Group in
1980, he began to assume operating responsibility in various
areas of Hang Lung Properties Limited's activities. He became
an Executive Director in 1986 and was appointed Managing
Director of the Company and its holding company in 1992. Prior
to joining Hang Lung Group, Mr Yuen practiced public accounting
for four years in England and Hong Kong. He is a graduate of
the University of Manchester, UK, a Fellow of The Institute of
Chartered Accountants in England and Wales and an Associate of
the Hong Kong Institute of Certified Public Accountants. MrYuen
is a Director of The Real Estate Developers Association of Hong
Kong.
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Mr Philip Nan Lok Chen

Managing Director

Aged 54, Mr Chen joined the Company and its listed holding
company, Hang Lung Group Limited, as Managing Director in
July 2010. Mr Chen has more than 30 years of management
experience, mostly in the aviation industry, acquiring a wealth

of experience in Hong Kong, mainland China and beyond. Mr
Chen graduated from the University of Hong Kong in 1977 with a
Bachelor of Arts degree and holds a Master’s degree in Business
Administration from the same university. Prior to joining the
Group, he was a director of Swire Pacific Limited, Cathay Pacific
Airways Limited and Air China Limited.

Mr Ronald Joseph Arculli GBM, CVO, GBS, OBE, JP
Independent Non-Executive Director

Aged 71, Mr Arculli joined the Board in 1980. Mr Arculli is

a practising solicitor and was a Member of the Legislative
Council of Hong Kong from 1988 to 2000, representing the

Real Estate and Construction functional constituency between
1991 and 2000. He was first appointed a non-official member

of the Executive Council of the HKSAR in November 2005. He
has a distinguished record of public service and has served on
numerous government committees and advisory bodies. Mr
Arculli is the Independent Non-Executive Chairman of Hong Kong
Exchanges and Clearing Limited, an Independent Non-Executive
Director of SCMP Group Limited and a Non-Executive Director of
HKR International Limited, Hongkong Electric Holdings Limited,
Hutchison Harbour Ring Limited, Sino Hotels (Holdings) Limited,
Sino Land Company Limited and Tsim Sha Tsui Properties
Limited.
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Dr Hon Kwan Cheng GBS, OBE, JP
Independent Non-Executive Director

Aged 83, Dr Cheng joined the Group in 1993. Dr Cheng obtained
an engineering degree from Tianjin University and a post-
graduate diploma from Imperial College, London, UK, of which
he is a Fellow. He is a past President, Honorary Fellow and Gold
Medallist of The Hong Kong Institution of Engineers, Fellow of
the Hong Kong Academy of Engineering Sciences, and past

Vice President, Fellow and Gold Medallist of The Institution of
Structural Engineers, Fellow of The Institution of Civil Engineers,
UK, Honorary Fellow of The Institution of Engineers, Australia,
and an Authorized Person and Registered Structural Engineer

in Hong Kong, State Class 1 Registered Structural Engineer
qualification. Dr Cheng was a Member of both the Executive and
Legislative Councils and Chairman of the Hong Kong Housing
Authority. Dr Cheng is an Independent Non-Executive Director of
Wing Hang Bank Limited, Agile Property Holdings Limited and
Tianjin Development Holdings Limited. He is also an Independent
Non-Executive Director of Hang Lung Group Limited.

Ms Laura Lok Yee Chen

Independent Non-Executive Director

Aged 62, Ms Chen joined Hang Lung in 1997 She has been
involved in the banking, real estate, and financial service
industries for over twenty years, both in Hong Kong and in

the USA. Since 1993 she has been a director of the Sterling
Group — — a private investment entity — — and managing
investment portfolios in global capital markets, with special
interests in emerging markets and high-yield products. Over the
past few years her professional career has transitioned into the
direction of the development and management of philanthropic
programs and activities. She is the Executive Chair of Hong Kong
based ZeShan Foundation. On a personal level, she serves on
the advisory councils of the Hopkins-Nanjing Center — — a joint
program between the Johns Hopkins and Nanjing Universities,
the Asia Society Hong Kong Center, and numerous non-

profit organizations. Ms Chen holds an MBA from the George
Washington University in Washington, DC, USA, and a post-
graduate certificate in International Banking from the University
of Virginia, USA. Ms Chen is also an Independent Non-Executive
Director of Hang Lung Group Limited.
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Professor Pak Wai Liu sBs, JP

Independent Non-Executive Director

Aged 62, Professor Liu joined the Board as an Independent Non-
Executive Director in 1998. Educated at Princeton University
and Stanford University, USA, Professor Liu is Professor of
Economics and Director of Institute of Global Economics and
Finance and was formerly Pro-Vice-Chancellor of the Chinese
University of Hong Kong. He holds a number of positions related
to his field of study, including Director of the Hong Kong and
Asia-Pacific Economies Research Programme of the Hong Kong
Institute of Asia-Pacific Studies and Distinguished Fulbright
Scholar in 2000-01. Professor Liu serves on many government
advisory bodies. He is currently a Member of the Provisional
Minimum Wage Commission, the Independent Commission on
Remuneration for Members of the Executive Council and the
Legislature, and Officials under the Political Appointment System
of the HKSAR, the Independent Commission on Remuneration
for the Members of the District Councils of the HKSAR, the
Aviation Development Advisory Committee and the Commission
on Strategic Development. He is also a Director of the Hong
Kong Institute for Monetary Research and a Non-Executive
Director of the Securities and Futures Commission. He was
awarded the Silver Bauhinia Star (SBS) in 1999, and appointed
Justice of Peace (JP) in 2006.
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Mr Dominic Chiu Fai Ho

Independent Non-Executive Director

Aged 59, Mr Ho joined the Board as an Independent Non-
Executive Director in April 2008. Mr Ho retired as co-chairman

of KPMG, China and HKSAR on 31 March 2007 He obtained his
degrees at the University of Houston in the United States and is a
member of the American Institute of Accountants and a member
of the Hong Kong Institute of Certified Public Accountants.

He was a past member of the Corruption Prevention Advisory
Committee of Independent Commission Against Corruption and
of the Insurance Advisory Committee, both in Hong Kong. Mr Ho
is also the Non-Executive and Independent Director of Singapore
Telecommunications Limited.

Mr Terry Szeyuen Ng

Executive Director (Resigned on 21 July 2010)

Aged 50, Mr Ng joined the Group as an Executive Director in
2001. As Director of Leasing and Management, Mr Ng oversaw
management of the Group's property investment portfolio. Mr
Ng is a Fellow of CPA Australia and holds a Bachelor’s degree in
Commerce from the University of New South Wales, Australia,
as well as a Master’s degree in Business Administration from the
Asia International Open University (Macau). In addition, he was
appointed as a member of the Dual Filing Advisory Group of the
Securities and Futures Commission.

EEEEARAT —TTN/ —TFFH



=RELE

WITES

BEERFA T R—ANAEEMER
EREERAIRERELE —TT_FF
FAPEESE - FR_ETZHFEZTAHR
TEE BEEARPEAMZMEERR
BHREEE - BMR_E—ZSTF_AEZ
EREEZERARIEREBERARIZHITE
B BIEARENMBARENEETEM K
REBEF BT o HIMFHEEBREIEAEThe
Kellogg School of ManagementA & & /&
BAREBIHEBRSERBMEERCITHRAERT
RMEBBETSM - BRAREEREEMBE
REBREMBEG 8 WARBERES
T EEEERD - MMBARKEA - SEEYER
- KB RBENEEEER -

krBELEE

WITES

HEERFA+AR R_T—FTF_AK
RER/MTES - TR NNRFMELRE
CWRZFERNFEARBRLE -T2
RE (PE) - EEN_TTLFEZRER
BISE—FRE - W _SENFEARE
EE—HAZER BETEAMZYERR
RIERREERE - REEBA_+FHERE

;é\;\(:%n\ a8 o

Mr William Pak Yau Ko

Executive Director

Aged 51, Mr Ko joined the Group in 1994 as Senior Project
Manager and was promoted to Assistant Director in 2002. He
was appointed Executive Director in 2005 and is responsible for
property development and project management both in Hong
Kong and mainland China. He was also appointed Executive
Director of its holding company, Hang Lung Group Limited,

in February 2010. He holds a Bachelor of Arts degree and a
Bachelor of Architecture degree from the University of Liverpool,
UK. He also has an Executive MBA degree jointly awarded by
The Kellogg School of Management of Northwestern University,
USA and The School of Business and Management of the Hong
Kong University of Science and Technology. He is a Member

of the Royal Institute of British Architects and The Hong Kong
Institute of Architects. He is a Registered Architect in the United
Kingdom and Hong Kong. Prior to joining the Group, Mr Ko
practiced architecture in the United Kingdom, United States and
Hong Kong.

Mr Henry Tze Yin Yiu

Executive Director

Aged 56, Mr Yiu was appointed Executive Director in February
2010. He joined the Group in 1986 and was promoted to Senior
Manager — — Project Development (China) in 2006. Mr Yiu

was appointed General Manager —— Jinan in 2007 and was
promoted to Assistant Director — — Project Development in 2009,
responsible for property development and project management
in mainland China. He possesses over 20 years of experience in
project management.
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Ms Velencia Lee
Company Secretary
Assistant Director — Finance & Administration

Aged 45, Ms Lee joined the Group as Accounting Manager in
1997 and was promoted to Group Chief Accountant in 2000. She
was promoted to Assistant Director in 2006 and was appointed
Company Secretary in 2007 Having previously worked in the
finance and auditing field in London and Hong Kong, Ms Lee

is a graduate of the Imperial College of Science, Technology

and Medicine, London, UK, and an Associate of The Institute of
Chartered Accountants in England and Wales.

Mr Henry Kam Ling Cheung

Assistant Director — Leasing & Management

Aged 54, Mr Cheung joined the Group as an Executive Assistant
in 1983. He has worked in the Leasing and Management Division
since 1984 and was promoted to Senior Property Manager in
1994. Mr Cheung was appointed Assistant Director in 2006.

He has a Bachelor’s degree in Economics from the University

of Victoria, Canada and an MBA degree from Southern lllinois
University, USA.

Mr Hau Cheong Ho

Assistant Director — Finance & Administration

Aged 50, Mr Ho joined the Group in 2008 as Assistant

Director, with responsibility for all the financial affairs of the
Group including treasury, financial planning and control. He
possesses over 20 years of financial management experience,
having previously held a range of senior positions with major
corporations in the UK, Australia and Hong Kong. He holds an
MBA from The University of Melbourne, Australia and a Bachelor
of Commerce degree in Accounting from The University of
Birmingham, UK. Mr Ho qualified as a chartered accountant in
England in 1986 and Australia in 1987,

EEEEARAT —TTN/ —ZTFFH



BERKE

PEEE — HAEE

BELREN+AK R-B—BF/A
MAEELAYRES - HEBR 8%
ERRERERRRREANERAF
A8 EHA-+HEF2RERHANER
EROEH  BARTABAEYLEE
REERMEH - Bk ERERNER
HASRESEER L RRERS LS
R o BAFMEEMREN  BEERE
LABERFMERETHE €8 -

fAIBXEE

PEEE — AERYEEE (TE)
MEERFERA+ A RN _FMEA
SEHEMERLE BN =ZFUK
BEERUNTEANMZMEERR BB
EKYEERE -BR_ZETHhFREER
BIREE - AEERBRBEKRFEFAEL
BT -

EFHRBEE

BIEES

FEEBFRATARE R—NAN=ZFNHA
FEBERSHTRELE  B#R_ZT
—FEZERLEEBERHERZEAERA
AEFE TR _ZTRFEEEERFE
KB - TAARZTETNFEARDE
B FRAHRPREREEARKLESR
¥ WEFEAREMEGBE SAIE
XER TRACEZEATEARBA
EeR LT EEYEEELZE ST
MERMARRRTAGEBEZESELE -
BEAFREAARBHE R LBTRE

Mr Gavin Yee Liang Lu

Assistant Director — Project Development

Aged 49, Mr Lu joined the Group as Assistant Director — —
Project Development in August 2010. Mr Lu possesses over

25 years of experience in architectural design and project
management with major property developers and leading
consultants. He has extensive exposure in property development
and property management in the Asia Pacific region. Mr Lu has
a Bachelor of Science degree in Architecture and a Bachelor of
Architecture degree from The University of Newcastle, Australia.
He is a Registered Architect in Singapore, a Member of The
Royal Institute of British Architects and a Member of Singapore
Institute of Architects.

Mr Roy Poon Kwong Ho

Assistant Director — Leasing & Management (China)

Aged 59, Mr Ho joined the Group in 1992 as Property Manager,
and has been responsible for projects, leasing and property
management in mainland China since 1993. He was appointed
Assistant Director in 2005. Mr Ho holds a Doctorate from the
University of the Pacific, USA.

Mr William Yu Qiang Wang

Assistant Director

Aged 55, Mr Wang joined The Grand Gateway, Shanghai in 1993
as Deputy General Manager. He was appointed Director of
Shanghai Kong Hui Property Development Co., Ltd. in 2003, and
was nominated Board Chairman and General Manager in 2005.
Mr Wang was promoted to Assistant Director in 2009. He is a
graduate of the Economics Faculty in Zhong Gong Zhong Yang
Dang Xiao and a qualified accountant accredited by the Ministry
of Finance People's Republic of China. Mr Wang has been
appointed as a Committee Member of the Shanghai Chinese
People’s Political Consultative Conference and Committee
Member of two designated districts of the Shanghai Municipal
People’'s Congress (Standing Committee) for several years, and is
now a Committee Member of the Shanghai Xuhui District of the
Chinese People’s Political Consultative Conference.
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Mr Desmond Chun Cheong Lai

Senior Manager — Internal Audit

Aged 53, Mr Lai joined the Group in 1988 as Chief Accountant.
He assumed senior executive position of Grand Hotel Group
Limited in 1992. In 2003, Mr Lai was transferred to Hang Lung
Properties Limited as Senior Manager — — Internal Audit. He has a
Bachelor’s degree in Commerce from the University of VWestern
Australia, and is a Fellow of the Hong Kong Institute of Certified
Public Accountants and CPA of CPA Australia.

Ms Mina Pou Lam Lai

Senior Manager — Leasing & Management

Aged 56, Ms Lai joined the Group in 1995 as Corporate Services
Manager. She was appointed as Central Purchasing Manager

in 2003 and was promoted to Senior Manager in January

2007 Ms Lai was appointed as Senior Manager — — Leasing

& Management in September 2007 She holds a Master of
Business Administration degree from the University of Leicester,
UK.

Ms May Lam K.

Senior Manager — Corporate Communications

Aged 40, Ms Lam joined the Group as Senior Manager — —
Corporate Communications in 2009. Ms Lam possesses

14 years' experience in public relations and corporate
communications. She holds a Master of Public Administration
degree from the Seattle University, USA and a Bachelor of Arts
degree in Communications from the University of Washington,
USA.

Mr ShiuWo Lam

Senior Manager — Project Development

Aged 50, Mr Lam joined the Group as Senior Manager — —
Project Development in 2007. Mr Lam possesses over 25 years
of experience in mechanical and electrical design and project
management with consultant firm. He also gained exposure

in development projects in PRC. He holds a Bachelor of
Engineering degree in Building Services Engineering from the
Hong Kong Polytechnic University and is a Chartered Engineer
and Registered Professional Engineer. He is also a Member of
The Chartered Institution of Building Services Engineers, UK,
American Society of Heating, Refrigerating and Air Conditioning
Engineers, Inc, USA and The Hong Kong Institution of Engineers.
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Mr Andrew Chee Man Lee

Senior Manager — Finance

Aged 51, Mr Lee joined the Group in 2008 as Senior Manager
——Finance. He possesses over 26 years of experience in finance
and has exposure in the commercial sector. Mr Lee holds a
Master of Arts degree from The University of Lancaster, UK,

a Bachelor of Laws degree from the University of London, UK
and a Bachelor of Law degree from Tsinghua University, PRC.
He is also a member of Canadian Certified General Accountants
Association of Hong Kong, a Fellow of the Association of
Chartered Certified Accountants, an Associate of the Hong
Kong Institute of Certified Public Accountants, an Associate of
The Institute of Chartered Accountants in England and Wales
and an Associate of the Chartered Institute of Management
Accountants.

Mr Jimmy Chi Shun Lee

Senior Manager — Finance

Aged 38, Mr Lee joined the Group as Manager — — Finance in
2004 and was promoted to Senior Manager in 2010. Mr Lee
possesses extensive experience in treasury, finance and auditing
field. He holds a Master of Science degree in Financial Analysis
and a Bachelor of Business Administration degree in Accounting
from The Hong Kong University of Science and Technology. He

is also a Fellow of the Hong Kong Institute of Certified Public
Accountants.

Ms Christina Yiu Chee Leung

Head of Human Resources and Training

Aged 41, Ms Leung joined the Group in June 2010 as Head of
Human Resources and Training. She possesses over 18 years
of experience in human resources. Ms Leung holds a Master
of Management — — Human Resources Management from
Macquarie University, Australia and a Bachelor of Arts degree
in Hotel & Restaurant Administration from Washington State
University, USA.
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Mr Moses Woon Tim Leung

General Manager — Shenyang & Dalian

Aged 43, Mr Leung joined the Group as Senior Manager — —
Project Development in March 2007. He was appointed General
Manager — — Shenyang in June 2007 and General Manager
—— Dalian in April 2010. Mr Leung possesses over 19 years of
experience in project design with various consultant firms and
exposure in PRC projects. He holds a Bachelor of Arts degree
in Architectural Studies and a Bachelor of Architecture degree
from The University of Hong Kong. Mr Leung is a Registered
Architect in Hong Kong, a Member of The Hong Kong Institute
of Architects and an Authorized Person under the Buildings
Ordinance.

MrThomas Wai Ho Ng

Senior Manager — Project Development

Aged 45, Mr Ng joined the Group in 1995 as Project Manager
and was promoted to Senior Manager in 2007. He possesses
over 20 years' experience in architectural design and project
management in Hong Kong. Mr Ng holds a Bachelor of Arts
degree in Architectural Studies and a Bachelor of Architecture
degree from The University of Hong Kong. He is also a
Registered Architect in Hong Kong and a Member of The Hong
Kong Institute of Architects.

Mr Eric Wing Hong Szeto

Senior Manager — Project Development

Aged 41, Mr Szeto joined the Group in 1992 and was promoted
to Senior Manager — — Marketing in 2004. He was appointed as
Senior Manager — — Project Development in June 2010. Mr Szeto
possesses over 18 years' experience in project development and
property sales and marketing. He holds a Bachelor's degree in
Economics from the University of Western Ontario, Canada, a
Master's degree in Information Systems from the City University
of Hong Kong and a Postgraduate Diploma in Surveying (Real
Estate Development) from The University of Hong Kong. Mr
Szeto serves as a Member of the Legal Sub-Committee of The
Real Estate Developers Association of Hong Kong.
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Mr Oliver Chun Tien

General Manager — Wuxi

Aged 45, MrTien joined the Group as General Manager — — Wuxi
in 2007 MrTien possesses over 19 years’ experience in project
design and management with various consultant firms and
developers, including exposure in management of China projects.
He holds a Bachelor of Arts degree in Architectural Studies and

a Bachelor of Architecture degree from The University of Hong
Kong. MrTien is a Registered Architect in Hong Kong, a Member
of the Royal Institute of British Architects and The Hong Kong
Institute of Architects. MrTien is also an Authorized Person under
the Buildings Ordinance.

Ms Iris Siu Wai Tsui

Senior Manager — Leasing & Management (China)

Aged 38, Ms Tsui joined the Group in 2001 and was promoted to
Manager — — Leasing & Management (China) in 2006. In 2008,
she was appointed Senior Manager — — Leasing & Management
(China). Ms Tsui possesses over 16 years' experience in property
development and leasing & management in Hong Kong and
mainland China.

Ms Passy Wai Chung Wong

Senior Manager — Leasing & Management

Aged 36, Ms Wong joined the Group in 2003 and was promoted
to Manager in 2005. In July 2010, she was appointed Senior
Manager — — Leasing & Management. Ms Wong has a Bachelor
of Social Science degree from The Chinese University of

Hong Kong, a Master of Science degree in Real Estate and a
Postgraduate Diploma in Surveying (Real Estate Development)
from The University of Hong Kong. She is a Professional Member
of The Royal Institution of Chartered Surveyors and a Member of
The Hong Kong Institute of Surveyors.
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Mr Walter King Yee Wong

Senior Manager — Information Technology

Aged 57 MrWong joined the Group in 1979. He assumed the
position of Computer Manager in 1988 and was promoted to
Senior Manager — — Information Technology in 2005. Mr Wong is
a Fellow of The Association of Chartered Certified Accountants
and a Member of the Hong Kong Institute of Certified Public
Accountants.

Mr Ronald Kam Fai Yan

Senior Manager — Leasing & Management

Aged 48, MrYan joined the Group as Assistant Property Manager
in 1994 and was promoted to Property Manager in 2002. In 2006,
he was appointed Senior Manager — — Leasing & Management.
MrYan has a Master of Social Science degree in Housing Policy
& Practice from the University of Birmingham, UK.

Ms Cora Yuet Ngor Yiu

Senior Manager — Leasing & Management

Aged 47 Ms Yiu joined the Group in 1990 and was promoted to
Property Manager in 2001. In 2008, she was appointed Senior
Manager — — Leasing & Management. Ms Yiu has a Master of
Business Administration degree from the University of Leicester,
UK and a Bachelor of Science degree in Estate Management
from The University of Reading, UK.

Ms Yun Zhang

Senior Manager — Legal & Secretarial

Aged 35, Ms Zhang joined the Group in 2008 as Senior Manager
—— Legal & Secretarial. Ms Zhang possesses over 12 years of
experience in the PRC legal field. She holds a Master’s degree
in Law and a Bachelor of Law degree from the Fudan University,
Shanghai. Ms Zhang is qualified as a Lawyer by the Ministry of
Justice of PRC since 1998.
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The directors have pleasure in submitting their report together with
the audited Financial Statements for the year ended 30 June 2010.

Principal Activities

The principal activities of the Company are investment holding, and
through its subsidiaries, property investment for rental income,
property development for sales and leasing, car park management
and property management.

An analysis of the turnover and trading results of the Company and
its subsidiaries (collectively referred to as the “Group”) by operating
segments during the financial year is set out in Note 3 on the
Financial Statements.

Principal Subsidiaries and Jointly Controlled Entities

A list of principal subsidiaries and jointly controlled entities, together
with their places of operations and incorporation and particulars of
their issued share capital/registered capital, is set out in Notes 34
and 35 on the Financial Statements.

Financial Results

The profit of the Group for the year ended 30 June 2010, and the
state of affairs of the Company and of the Group at that date are set
out in the Financial Statements on pages 156 to 218.

Ten-year Financial Summary

A summary of the results and of the assets and liabilities of the
Group for the last ten financial years is set out on page 219 of the
annual report.

Dividends

The directors now recommend a final dividend of HK54 cents per
share which, together with the interim dividend of HK17 cents

per share paid on 4 March 2010, makes a total of HK71 cents per
share in respect of the year ended 30 June 2010. The proposed final
dividend, if approved by the shareholders at the Annual General
Meeting on 20 October 2010, will be paid on 1 November 2010 to
shareholders whose names appear on the Register of Members on
20 October 2010.
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Major Suppliers and Customers

During the year, both the percentage of purchases attributable to the
Group's 5 largest suppliers combined and the percentage of turnover
or sales attributable to the Group's 5 largest customers combined
were less than 30% of the total purchases and turnover or sales of
the Group respectively.

Reserves
Movements in the reserves of the Company and of the Group
during the year are set out in Note 21 on the Financial Statements.

Donations
Donations made by the Group during the year amounted to
HK$42 million (2009: HK$10 million).

Fixed Assets
Details of movements in fixed assets during the year are set out in
Note 10 on the Financial Statements.

Bank Loans
Particulars of bank loans of the Group as at 30 June 2010 are set out
in Note 18 on the Financial Statements.

Borrowing Costs Capitalization
Borrowing costs capitalized by the Group during the year amounted
to HK$187 million (2009: HK$153 million).

Major Group Properties
Details of major properties of the Group as at 30 June 2010 are set
out on pages 69 to 75 of the annual report.
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Share Capital

During the year, the issued and fully paid share capital was increased
by an issue of 13,519,000 (2009: 536,000) shares of HK$1.00 each
for total consideration of HK$137.355,880 (2009: HK$5,278,500) as

a result of the exercise of share options under the Company's share
option scheme.

As at the date of this report, the total number of shares available
for issue under the share option scheme is 128,566,390 shares,
representing 3.09% of the issued share capital of the Company. The
total number of shares issued and to be issued upon exercise of
options (including both exercised and outstanding) granted to each
participant shall not exceed in any 12-month period 1% of shares of
the Company in issue.

Details of movements in share capital of the Company during the
year are set out in Note 20 on the Financial Statements.

Directors

The directors of the Company as at the date of this report are listed

on page 220 and their brief biographical details are set out on pages
130 to 135 of the annual report. Details of their remuneration are set
out in Note 5 on the Financial Statements.

Mr Nelson W.L. Yuen retired as executive director of the Company
and Hang Lung Group Limited (its publicly listed holding company)
on 14 July 2010 and Mr Terry S. Ng resigned as executive director of
the Company and Hang Lung Group Limited with effect from 21 July
2010.

Mr Henry T.Y. Yiu and Mr Philip N.L. Chen, being executive directors
of the Company newly appointed on 9 February 2010 and 15 July
2010 respectively, retire from the Board at the forthcoming Annual
General Meeting in accordance with Article 94 of the Company's
Articles of Association and, being eligible, offer themselves for re-
election.

In accordance with Articles 103 and 104 of the Company'’s Articles of
Association, Mr Dominic C.F Ho, Mr Ronnie C. Chan and Mr William
RY. Ko retire from the Board by rotation at the forthcoming Annual

General Meeting and, being eligible, offer themselves for re-election.
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Directors’ Service Contracts

The appointments of independent non-executive directors are for
specific terms (not exceeding 3 years) which coincide with their
expected dates of retirement by rotation in accordance with the
provisions of the Company’s Articles of Association.

Mr Philip N.L. Chen has entered into a service contract with the
Company without a specific length of service, and which shall
continue until terminated by either party giving prior notice in
writing. Mr Chen will also be entitled to an ex-gratia payment of less
than one year’s emoluments if the contract is terminated by the
Company on or before 31 July 2012.

Save as disclosed, no director proposed for re-election at the
forthcoming Annual General Meeting has a service contract with the
Company, its holding company or any of their subsidiaries which is
not determinable within one year without payment of compensation
(other than statutory compensation).

Directors’ Interests in Contracts

No contract of significance in relation to the Group's business to
which the Company, its holding company or any of their subsidiaries
was a party, and in which a director of the Company was materially
interested, whether directly or indirectly, subsisted at any time
during the year or at the end of the year.
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Directors’ Interests and Short Positions in Shares, Underlying
Shares and Debentures

As at 30 June 2010, the interests or short positions of each of the
directors in the shares, underlying shares and debentures of the
Company and its associated corporations (within the meaning of the
Securities and Futures Ordinance (the “SFO")) which were required
to be notified to the Company and The Stock Exchange of Hong
Kong Limited pursuant to Part XV of the SFO or pursuant to the
Model Code for Securities Transactions by Directors of Listed Issuers

Bl) ZB&tn - MHEEAR D REREZE 2%z or which were recorded in the register required to be kept by the
KB IAT Company under Section 352 of the SFO are as follows:
e
KATF (#8) EREEERAR (F8)
The Company (Long Position) Hang Lung Group Limited (Long Position)
BE7 RiEHE BET RiEHE
RAz G vl e RAZ G vl e
BAML (Bst1) BAML (Hi2)
BOEG] % of No. of Shares BOEG] % of No. of Shares
EZ No. of Issued under Option No. of Issued under Option
24 51 Name of Directors  Capacity Shares Capital (Note 1) Shares Capital (Note 2)
(356 YN Ronnie C. Chan Personal - - 32,070,000 - - 11,790,000
BnE - S.S.Yin = = - - - _ _
=ER  fAA Nelson W.L. Yuen Personal 7126,000 0.17 30,120,000 - - 5,500,000
B {fAAK  Ronald J. Arcull Personal & 724,346 0.02 - 1,089,975 0.08 -
NG Corporate
gy - H.K. Cheng = - - - - _ _
B - Laura LY. Chen - - - - = = =
B EAKR  PW Lu Personal & 100,000 = = = = =
RE Family
e - Dominic C.F Ho = - - _ _ _ _
Riw A Terry S. Ng Personal - - 23,800,000 - - 3,088,000
SEE @A William PY. Ko Personal - - 22,730,000 30,000 - 994,000
Hrg A Henry T.Y. Yiu Personal - - 4,600,000 170,000 0.01 50,000
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1. REARRZROEEBRE TEOHE

Options granted/exercised under the Share Option Scheme of the Company

EEE—————
AR HA M AT SRR 2 AR B

No. of Shares under Option HQG@E
(&%)
FRRE FRITE Exercise
#1/7/2009 Granted Exercised ~ #30/6/2010 Price per
RHAH As at during during As at Share 5@ HH ELE =
Date Granted % Name 1/7/2009 the Year the Year 30/6/2010 (HK$)  Vested Dates Expiry Date
20/5/2004 BRALR Ronnie C. Chan 5,090,000 = = 5,090,000 $9.20  20/5/2005 : 25% 19/6/2014
RER Nelson W.L. Yuen 7.126,000 - (7.126,000) - 20/5/2006 : 25%
R+t Terry S. Ng 3,239,000 - (3,239,000 = .
Sl Wiliam PY. Ko 1,330,000 - - 1,330,000 20/5/2007 : 25%
hFE Henry T. Yiu 200,000* = = 200,000 20/5/2008 : 25%
1/9/2005 Bl William PY. Ko 500,000 = = 500,000 $12.35  1/9/2006 : 25% 31/8/2015
1/9/2007 : 25%
1/9/2008 : 25%
1/9/2009 : 25%
14/11/2006  HKFE Henry TY. Yiu 500,000* = = 500,000 $16.75  14/11/2007 : 10% 13/11/2016
14/11/2008 : 20%
14/11/2009 : 30%
14/11/2010 : 40%
20/11/2006  FBREGR Ronnie C. Chan 2,000,000 = = 2,000,000 $1714  20/11/2007 : 10% 19/11/2016
EER Nelson W.L. Yuen 5,800,000 = - 5,800,000 20/11/2008 : 20%
R+t Terry S. Ng 3,300,000 = = 3,300,000
- 209
Sl William PY. Ko 3,700,000 - ~ 3,700,000 AT © S0k
20/11/2010 : 40%
21/8/2007 BREAR Ronnie C. Chan 3,640,000 = = 3,640,000 $25.00  21/8/2008 : 10% 20/8/2017
RER Nelson W.L. Yuen 3,510,000 - - 3,510,000 21/8/2009 : 20%
K|+ Terry S. Ng 3,250,000 = = 3,250,000
- B
A William PY. Ko 2,600,000 - ~ 2,600,000 ZUEIATD * 0o
21/8/2011 : 40%
21/8/2007 BRERR Ronnie C. Chan 5,600,000 = = 5,600,000 $26.00  21/8/2009 : 10% 20/8/2017
RER Nelson W.L. Yuen 5,400,000 - - 5,400,000 21/8/2010 : 20%
S Terry S. Ng 5,000,000 = = 5,000,000
3 [
=R William RY. Ko 4,000,000 = - 4,000,000 21/8/2011 : 30%
21/8/2012 : 40%
18/8/2008 HhFE Henry TY. Yiu 150,000 - - 150,000 $23.72  18/8/2010 : 10% 17/8/2018
18/8/2011 : 20%
18/8/2012 : 30%
18/8/2013 : 40%
31/12/2008  FERAR Ronnie C. Chan 9,240,000 = = 9,240,000 $1736  31/12/2010 : 10% 30/12/2018
RiER Nelson W.L. Yuen 8,910,000 - - 8,910,000 31/12/2011 : 20%
245 Terry S. Ng 8,250,000 = = 8,250,000 .
HiaE William PY. Ko 6,600,000 - ~ 6,600,000 UG - 0%
T Henry TY. Yiu 300,000 - - 300,000 31/12/2013 : 40%
8/2/2010 BRAR Ronnie C. Chan = 6,500,000 - 6,500,000 $26.46  8/2/2012 : 10% 7/2/2020
RIER Nelson W.L. Yuen - 6,500,000 - 6,500,000 8/2/2013 : 20%
S+ Terry S. Ng - 4,000,000 - 4,000,000 s
A William PY. Ko — 4,000,000 ~ 4,000,000 52201580k
HFE Henry TY. Yiu - 3,450,000 = 3,450,000 8/2/2015 : 40%
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Options granted/exercised under the Share Option Scheme of Hang Lung Group Limited

AR IR R AT R RE 2 AR P
No. of Shares under Option Efﬂﬁﬁﬁag
G&#)
FRTE Exercise Price
BB #1/7/2009 Exercised 730/6/2010 per Share  ERE A HA FI#E
Date Granted #£4 Name As at 1/7/2009 during the Year As at 30/6/2010 (HK$) Vested Dates Expiry Date
24/2/2000 RER Nelson W.L. Yuen 2,500,000 (2,500,000) = $6.12 24/2/2001 : 20% 23/2/2010
B William PY. Ko 30,000 (30,000) = 24/2/2002 : 30%
24/2/2003 : 50%
1/11/2001 Rt Terry S. Ng 1,250,000 (1,250,000) = $5.87 1/11/2002 : 20% 31/10/2011
1/11/2003 : 30%
1/11/2004 : 50%
20/5/2004 PRELR Ronnie C. Chan 5,090,000 - 5,090,000 $9.45 20/5/2005 : 25% 19/5/2014
RER Nelson W.L. Yuen 3,000,000 = 3,000,000 20/5/2006 : 25%
RETT Terry S. Ng 1,388,000 - 1,388,000 o
Sl William RY. Ko 494,000 = 494,000 AP 2%
HhFE Henry TY. Yiu 50,000% - 50,000 20/5/2008 : 25%
20/11/2006 FRAGR Ronnie C. Chan 6,700,000 = 6,700,000 $20.52 20/11/2007 : 10% 19/11/2016
RER Nelson W.L. Yuen 2,500,000 - 2,500,000 20/11/2008 : 20%
KRt Terry S. Ng 1,700,000 - 1,700,000
. 309
B iaE William PY. Ko 500,000 - 500,000 ATATE) & S0

20/11/2010 : 40%

* WS FELRER =T —2F_ANA (BRERRZER/LRRES) Fiith 2 HE -

representing the outstanding share options held

BRIAEFriRERIN » WEARARRERHREK
EZ2EMABMBAR_ZT-STF A=+
BB AR B SAEAAEBER 2 B -
MR S EHEE 2 RmIIAR -

BRIA_EPAtsh - REREMERE - A2
Bl HiER A A S H AT B & A
FHEMZHERARRES (BREE
ZRBERBTN\RZTFR) AJHEBEA
ARRBREMEMEEZ RO REREE

by Mr Henry T.Y. Yiu on 9 February 2010 as he was appointed as director of the Company on that date.

Save as disclosed above, none of the directors of the Company or
any of their associates had, as at 30 June 2010, any interests or
short positions in the shares, underlying shares or debentures of the
Company or any associated corporations.

Other than as stated above, at no time during the year was the
Company, its holding company or any of their subsidiaries a party to
any arrangement to enable the directors of the Company (including
their spouses and children under 18 years of age) to acquire benefits
by means of the acquisition of shares in or debentures of the
Company or any other body corporate.
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FERFEREMATARGREBRKRT Substantial Shareholders’ and Other Persons’ Interests and
ZEBRAR Short Positions in Shares and Underlying Shares
BIBFEHFEIE=E =T NIEHEET Asat 30 June 2010, details of substantial shareholders’ and other
EiEcELMATREE  E2RFEREKIE persons’ (who are required to disclose their interests pursuant to
FBHIEHEXVE AR AR 2 EM A Part XV of the SFO) interests and short positions in the shares
THRZFE—ZTFA=ZTHFAEAXRRAF  and underlying shares of the Company as recorded in the register
2D AR 2 = A KROK B 2 FF  required to be kept under Section 336 of the SFO are as follows:
BT

e
AR SRRk 21 B

No. of Shares or BEIRAZENL
Underlying Shares Held % of Issued Capital
(78) (#%&) (FR) (%&)
i3 (Long (Short (Long (Short
HiE Name Note Position) Position) Position)  Position)
REES Chan Tan Ching Fen 7 2,214,005,670 - 53.23 -
Cole Enterprises Cole Enterprises
Holdings Limited Holdings Limited 1 2,214,005,670 - 513,23 -
Merssion Limited Merssion Limited 1 2,214,005,670 - 61323 -
Bl EBAR AT Hang Lung Group Limited 2 2,185,672,570 - 52.55 -
BEERAR Prosperland
Housing Limited 3 1,267608,690 - 30.60 -
Purotat Limited Purotat Limited 3 354,227500 - 8.55 -
JPMorgan Chase & Co.  JPMorgan Chase & Co. 4 248,175,610 1,558,694 5.98 0.04
B s E—
Wi E
Notes

1. IERNE—ETESAIAEZROBRA KRN - REES LT AZETEE ZKILA © Cole Enterprises Holdings Limited & Merssion
Limited #R ARMEREBEAR AR ([EEEE]) REMBARMFEZROPEERER  MREROELELELA—_+t_B-—THEEZTHT
RAETEREH2BER -

These shares were the same parcel of shares held by a trust of which Ms Chan Tan Ching Fen was the founder. Cole Enterprises Holdings Limited and
Merssion Limited were deemed to be interested in the shares held by Hang Lung Group Limited (“HLGL’) and its subsidiaries, which number of shares
were included in the above-mentioned number of 2,214,005,670.

2. EREEERANEMBARERGRAFAMFEEZ T ZRBATLAEARTENTRENTREM - Purotat Limited FIBAZ=ATHE=_+=
BrTRAERROAREMMBARMBAEZEEATZ8N\T=BT=8 \+REROTPEG#ER -
HLGL was deemed to be interested in the shareholdings of its subsidiaries, namely 1,267,608,690 shares held by Prosperland Housing Limited,
354,227500 shares held by Purotat Limited, and 563,836,380 shares held by other subsidiaries.

3. EBRBRABAFBEZ T ZEATEEASTENT AN TIAD KPurotat Limited Az =BRATHE =+ =8t THREERRHEREEL
MEBEEEMFAZ -+ BNATEEATEtE_TEAE L TRROZHEER -
The 1,267,608,690 shares held by Prosperland Housing Limited and the 354,227500 shares held by Purotat Limited were included in the above-
mentioned number of 2,185,672,570 shares held by HLGL.

4. BENTFEATRENT -—BATZRAMRELNRY -
It includes 80,958,193 shares in the lending pool.
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Save as disclosed above, as at 30 June 2010, no other interest
required to be recorded in the register kept under Section 336 of the
SFO has been notified to the Company.

Related Party Transactions

On 14 and 17 August 2009, Link Fortune International Hong Kong
Limited and Linkway Century Development Limited (collectively
“First Property Purchasers”) and Mr Nelson W.L. Yuen purchased
from AP World Limited (subsidiary of the Company) several

units of The HarbourSide at consideration of HK$40,850,000 and
HK$43,720,000 respectively. The First Property Purchasers were
wholly owned by Mr William PY. Ko, a director of the Company. Mr
Nelson W.L. Yuen was the then director of the Company. Details

of the above connected transactions can be found in the joint
announcement of the Company and Hang Lung Group Limited dated
26 August 2009.

Details of the significant related party transactions undertaken

in the usual course of business are set out in Note 27 on the
Financial Statements. Save as disclosed, none of these related party
transactions constitutes a discloseable connected transaction as
defined under the Listing Rules.

Management Contracts

No contract for the management and administration of the whole or
any substantial part of the business of the Company was entered
into or existed during the year.

Purchase, Sale or Redemption of Listed Securities
During the year, neither the Company nor any of its subsidiaries
purchased, sold or redeemed any of the Company'’s listed securities.

Sufficiency of Public Float

Based on the information that is publicly available to the Company
and within the knowledge of the directors of the Company as at
the date of this annual report, the Company has maintained the
prescribed public float under the Listing Rules.

Corporate Governance

The Company'’s corporate governance principles and practices are
set out in the Corporate Governance Report on pages 111 to 129 of
the annual report.
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Auditors

A resolution for the re-appointment of KPMG as auditors of the
Company until the conclusion of the next Annual General Meeting is
to be proposed at the forthcoming Annual General Meeting.

By Order of the Board
Velencia Lee

Company Secretary
Hong Kong, 28 July 2010
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Independent auditor’s report to the shareholders of
Hang Lung Properties Limited
(Incorporated in Hong Kong with limited liability)

We have audited the consolidated financial statements of Hang
Lung Properties Limited (the “Company”) set out on pages 156 to
218, which comprise the consolidated and company balance sheets
as at 30 June 2010, and the consolidated income statement, the
consolidated statement of comprehensive income, the consolidated
statement of changes in equity and the consolidated cash flow
statement for the year then ended, and a summary of significant
accounting policies and other explanatory notes.

Directors’ responsibility for the financial statements
The directors of the Company are responsible for the preparation
and the true and fair presentation of these financial statements in
accordance with Hong Kong Financial Reporting Standards issued
by the Hong Kong Institute of Certified Public Accountants and

the Hong Kong Companies Ordinance. This responsibility includes
designing, implementing and maintaining internal control relevant
to the preparation and the true and fair presentation of financial
statements that are free from material misstatement, whether
due to fraud or error; selecting and applying appropriate accounting
policies; and making accounting estimates that are reasonable in the
circumstances.

Auditor’s responsibility

Our responsibility is to express an opinion on these financial
statements based on our audit. This report is made solely to you,

as a body, in accordance with section 141 of the Hong Kong
Companies Ordinance, and for no other purpose. We do not assume
responsibility towards or accept liability to any other person for the
contents of this report.

We conducted our audit in accordance with Hong Kong Standards
on Auditing issued by the Hong Kong Institute of Certified Public
Accountants. Those standards require that we comply with ethical
requirements and plan and perform the audit to obtain reasonable
assurance as to whether the financial statements are free from
material misstatement.
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An audit involves performing procedures to obtain audit evidence
about the amounts and disclosures in the financial statements. The
procedures selected depend on the auditor’s judgement, including
the assessment of the risks of material misstatement of the
financial statements, whether due to fraud or error. In making those
risk assessments, the auditor considers internal control relevant to
the entity’s preparation and true and fair presentation of the financial
statements in order to design audit procedures that are appropriate
in the circumstances, but not for the purpose of expressing an
opinion on the effectiveness of the entity’s internal control. An audit
also includes evaluating the appropriateness of accounting policies
used and the reasonableness of accounting estimates made by

the directors, as well as evaluating the overall presentation of the
financial statements.

We believe that the audit evidence we have obtained is sufficient
and appropriate to provide a basis for our audit opinion.

Opinion

In our opinion, the consolidated financial statements give a true and
fair view of the state of affairs of the Company and of the Group

as at 30 June 2010 and of the Group’s profit and cash flows for the
year then ended in accordance with Hong Kong Financial Reporting
Standards and have been properly prepared in accordance with the
Hong Kong Companies Ordinance.

KPMG
Certified Public Accountants

8th Floor, Prince's Building
10 Chater Road
Central, Hong Kong

28 July 2010
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HZE-ZT—ZFXH=1+HILFE For the year ended 30 June 2010

MIsE

LA R BT E in HK$ million Note 2010 2009
SO Turnover 3(a) 12,057 4,173
EH A Other income 35 157
BEKARESEER Direct costs and operating expenses (3,075) (729)
THER Administrative expenses (456) (383)
Rt AREME 2 AN FE Operating profit before change in fair value of

BERZZE ST investment properties 8,561 3,218
EYZE 2 AN FEEN Increase in fair value of investment properties 10 21,234 3,623
Bt AREMEZ AFE Operating profit after change in fair value of

BER L ST investment properties 29,795 6,741
s ER Finance costs 4 (47) (69)
EhEE AT Share of profits of jointly controlled entities 12 166 23
FRFR AT A Profit before taxation 3(a) &4 29,914 6,695
18 Taxation 6(a) (6,262) (1,513)
AN A Profit for the year 23,652 5,182
JEAGHEA] - Attributable to:

& Shareholders 21 22,256 4,130

IR A Non-controlling interests 22 1,396 1,052

23,652 5,182

FRR &R Earnings per share 9(a)

HIK Basic $5.37 $1.00

E Diluted $5.30 $0.99

B mAR W ARz 2 —8 % >  The accompanying notes form part of these financial statements.
FRRREGEIREFEYIARMIFES © Details of dividends payable to equity shareholders of the Company
attributable to the profit for the year are set out in note 8.
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CONSOLIDATED STATEMENT OF COMPREHENSIVE INCOME

HZE-ZT—ZFXH=1+HILFE For the year ended 30 June 2010

L ]
FiE
BB ESTTHE in HK$ million Note 2010 2009
AEE R Profit for the year 23,652 5,182
Htb2mEkas Other comprehensive income 6(d)
BME N B ARIBREEEZ Exchange difference arising from translation of
EHER overseas subsidiaries 237 137
REFEZHMRREEE Total comprehensive income for the year 23,889 5,319
iAW RAEEE Total comprehensive income attributable to:
A% R Shareholders 22,463 4,273
PR A 2 Non-controlling interests 1,426 1,046
23,889 5319

B RS SRRM s A RER 2 — 3D ° The accompanying notes form part of these financial statements.
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RZZ—ZF ;X A=+H At 30 June 2010

£ & Group A7 Company
HisE
NAEBEEITHE in HK$ million Note 2010 2009 2010 2009
FRBEE Non-current assets
ETEE Fixed assets
REYE Investment properties 80,965 62,766 - =
BRAPENE Investment properties under
development 15,326 7570 - -
HisEE&E Other fixed assets 163 124 - _
10 96,454 70,460 - -
)N 2 Interest in subsidiaries 1 - = 35,225 35,561
BEN AR Interest in jointly controlled entities 12 802 699 - =
BERREE Loans and investments 13 3 4 - _
ELFIEEE Deferred tax assets 17(b) 25 45 - =
97,284 71,208 35,225 35,561
EEE Current assets
e RRITFER Cash and deposits with banks 23(b) 11,535 8,931 2 112
FEUTBR TR M H A FE YR Trade and other receivables 14 1,494 686 2 1
FEME Properties for sale 15 5,855 7683 - -
18,884 17.300 4 113
nEEE Current liabilities
RITER Bank loans 18 1,480 = - =
e BRI A FE TR Trade and other payables 16 3,076 2,028 7
FERRLIE Taxation payable 17(a) 1,132 831 -
“ERNERH Floating rate notes due 2009 - 1,500 - =
FEER
5,688 4,359 7 8
REEE (8F) FE Net current assets/(liabilities) 13,196 12,941 (3) 105
EEAERREEE Total assets less current liabilities 110,480 84,149 35,222 35,666
FRBEE Non-current liabilities
RITER Bank loans 18 4,978 4,661 - =
LA TR A Finance lease obligations 19 168 287 - -
N ENGIE ] Amounts due to subsidiaries 11 - - 1,739 2,016
RIEFIEAG Deferred tax liabilities 17(b) 12,708 7,871 - =
17,854 12,819 1,739 2,016
EERE NET ASSETS 92,626 71,330 33,483 33,650
EXRf#E Capital and reserves
B Share capital 20 4,159 4,146 4,159 4,146
1 Reserves 21 83,785 63,892 29,324 29,504
G Shareholders’ equity 87,944 68,038 33,483 33,650
eI Non-controlling interests 22 4,682 3,292 - =
BRER TOTAL EQUITY 92,626 71,330 33,483 33,650
BRECR Ronnie C. Chan
BER Chairman
PR A 1% Philip N.L. Chen
EERKIE Managing Director

AERRM TR BHRERZ — 89

The accompanying notes form part of these financial statements.
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CONSOLIDATED STATEMENT OF CHANGES IN EQUITY

HBHE-Z—FF;XA=1HILFE For the year ended 30 June 2010

———
R
Shareholders' equity
BRA  HEiRE  REEN el
(FizE20)  (F&F21)  (BsE21) Non-
Share Other  Retained 4%  controlling Bk
capital reserves profits Total interests  Total equity
NS EE TS in HK$ million (Note 200 (Note21)  (Note 21)
R-ZEN\E+A—H At 1 July 2008 4,145 25,216 37,016 66,377 2,274 68,651
AFEZENGRSE Total comprehensive income
for the year - 143 4,130 4273 1,046 5,319
LEERERE Final dividends in respect of
previous year - - 2,114) (2,114) - (2,114)
KEERHRE Interim dividends in respect of
current year - - (622) (622) - (622)
Eikin Issue of shares 1 5 S 6 - 6
EEMREER Employee share-based payments = 107 11 118 = 118
B3R ERR S Dividends paid to non-controlling
interests - - - = (3) (3)
BRI ERTE Repayment to non-controlling interests = = = = (25) (25)
NZEENF At 30 June 2009 and 1 July 2009 4,146 25,471 38,421 68,038 3,292 71,330
/ \ ﬂ 7—|— E &
“ETNELA-A
AFEZENGRSE Total comprehensive income
for the year - 207 22,256 22,463 1,426 23,889
LEERERE Final dividends in respect of
previous year - - (2,115) (2,115) - (2,115)
REERHRE Interim dividends in respect of
current year - - (705) (705) - (705)
e Issue of shares 13 124 - 137 - 137
EEMREER Employee share-based payments - 120 6 126 - 126
B3R ERR Dividends paid to non-controlling
interests - - - - (3) (3)
BRI ERTUR Repayment to non-controlling
interests - - - - (33) (33)
R=ZB-ZFEXA=1H At30June 2010 4,159 25,922 57863 87944 4,682 92,626
B s R M st AR sk 2 — 20 The accompanying notes form part of these financial statements.
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CONSOLIDATED CASH FLOW STATEMENT

HBHE-Z—FF;XA=1HILFE For the year ended 30 June 2010

L]
BiE
WEKBETHE in HK$ million Note 2010 2009
RETER Operating activities
RELEER RS Cash generated from operations 23(a) 10,054 3,709
BRI Tax paid
BNBEMERH Hong Kong Profits Tax paid (764) (193)
B EIFTEH China Income Tax paid (367) (281)
RELETH 2 RLTFE Net cash generated from
operating activities 8,923 3,235
REEE Investing activities
BEEEEE Purchase of fixed assets (3,666) (2,230)
B IFIE Interest received 55 148
BAERRRRE Dividends received from
jointly controlled entities 36 36
BERAER/(BY) Repayment from/(Advance to)
jointly controlled entities 27 (16)
FEMEEEEER Repayment of advances to
unlisted investments 1 1
RIT17 2 HART 1S 308 Proceeds upon maturity of
bank deposits - 700
ARRETE 2R RE Net cash used in investing activities (3,547) (1,361)
REEE Financing activities
FBIRITERPTSHIER Proceeds from new bank loans 6,456 341
BIERITER Repayment of bank loans (4,676) (101)
171 AR 0 HARE 15 3008 Proceeds from exercise of
share options 137 6
ENFEREMEE Interest and other borrowing
=3 costs paid (203) (178)
ENRERLER Finance lease charges paid (24) (31)
2RE Dividends paid (2,820) (2,736)
B ERR Dividends paid to non-controlling
interests (3) 3)
BRI IR Repayment to non-controlling
interests (33) (25)
BMERY 2 BREH Capital element of finance lease (106) (94)
EER-_ZZNFEH Repayment of floating rate notes
IEERE due 2009 (1,500) =
ARRE e 2E SR Net cash used in financing activities (2,772) (2,821)
RERESEEY Increase/(Decrease) in cash
2/ (Rd) and cash equivalents 2,604 (947)
REtA-BZRER Cash and cash equivalents
RESEY at 1 July 8,931 9,878
RAAZTHZEER Cash and cash equivalents
FeEEY  BRER at 30 June, representing cash
BITER and deposits with banks 23(b) 11,535 8,931
MR T I AT BRE 2 — D The accompanying notes form part of these financial statements.
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NOTES TO THE FINANCIAL STATEMENTS

(LA #E A 85(7) (Expressed in Hong Kong dollars)

1 FESFHEE

(a) EpHIZEH

KU BRERDIBEMBERZ(EEY
EIRELBI) (THKFRSs)) /& - M
GRRERSSTMATEM AR
AERNCE B BRSER) (BEE
F#ERI) (THKASs ) k#E - BB AR
S RAREBCRARIEL) ZHBE -
KU BRERNTEEBRERHIAE
RAalZEHLEMBRA) cERAEER
FoAEEFRAZEE S HREM
T o

ERGSFRASBEMAL BT REIBET
ZHKFRSs o [t EREREREE R AR
Al & A2 & B e A 2k AT R AT
KA -aXAEALEEHmMIIBAEE
ERMAT e NS BRREHS
A ERE AR - BEAERETIR
BizE2 o
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2 -
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HFEHA TR -

1 PRINCIPAL ACCOUNTING POLICIES

(a) Statement of compliance

These financial statements have been prepared in accordance with
all applicable Hong Kong Financial Reporting Standards ("HKFRSs"),
which collective term includes all applicable individual Hong Kong
Financial Reporting Standards, Hong Kong Accounting Standards
("HKASs") and Interpretations issued by the Hong Kong Institute

of Certified Public Accountants (“HKICPA"), accounting principles
generally accepted in Hong Kong and the requirements of the Hong
Kong Companies Ordinance. These financial statements also comply
with the applicable disclosure provisions of the Rules Governing the
Listing of Securities on The Stock Exchange of Hong Kong Limited. A
summiary of the principal accounting policies adopted by the Group
is set out below.

The HKICPA has issued certain new and revised HKFRSs that

are first effective or available for early adoption for the current
accounting period of the Group and the Company. Note 2 provides
information on the changes in accounting policies resulting from
initial application of these developments to the extent that they are
relevant to the Group for the current and prior accounting periods
reflected in these financial statements.

The Group has not applied any new standard or interpretation that is
not yet effective for the current accounting period (see note 31).

(b) Basis of preparation of the financial statements

The consolidated financial statements for the year ended 30 June
2010 comprise the Company and its subsidiaries (together referred
to as the “Group”) and the Group’s interest in jointly controlled
entities.

The measurement basis used in the preparation of the financial
statements is the historical cost basis except as otherwise stated in
the accounting policies set out below.

The preparation of financial statements in conformity with

HKFRSs requires management to make judgments, estimates and
assumptions that affect the application of policies and reported
amounts of assets, liabilities, income and expenses. The estimates
and associated assumptions are based on historical experience and
various other factors that are believed to be reasonable under the
circumstances, the results of which form the basis of making the
judgments about carrying values of assets and liabilities that are not
readily apparent from other sources. Actual results may differ from
these estimates.
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NOTES TO THE FINANCIAL STATEMENTS

1 FESHEEX®

(b) BIEHERFEREE (9)
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1 PRINCIPAL ACCOUNTING POLICIES (continuea)

(b) Basis of preparation of the financial statements (Continued)
The estimates and underlying assumptions are reviewed on an
ongoing basis. Revisions to accounting estimates are recognized in
the period in which the estimate is revised if the revision affects only
that period, or in the period of the revision and future periods if the
revision affects both current and future periods.

Judgements made by management in the application of HKFRSs
that have significant effect on the financial statements and major
sources of estimation uncertainty are discussed in note 29.

(c) Subsidiaries and non-controlling interests

Subsidiaries are entities controlled by the Group. Control exists
when the Group has the power to govern the financial and operating
policies of an entity, so as to obtain benefits from its activities.

In assessing control, potential voting rights that presently are
exercisable are taken into account.

An investment in a subsidiary is consolidated in the consolidated
financial statements from the date that control commences until
the date that control ceases. Intra-group balances and transactions
and any unrealized profits arising from intra-group transactions are
eliminated in full in preparing the consolidated financial statements.
Unrealized losses resulting from intra-group transactions are
eliminated in the same way as unrealized gains but only to the
extent that there is no evidence of impairment.

Non-controlling interests represent the portion of the net assets

of subsidiaries attributable to interests that are not owned by the
Company, whether directly or indirectly through subsidiaries, and in
respect of which the Group has not agreed any additional terms with
the holders of those interests which would result in the Group as a
whole having a contractual obligation in respect of those interests
that meets the definition of a financial liability. Non-controlling
interests are presented in the consolidated balance sheet within
equity, separately from equity attributable to the equity shareholders
of the Company. Non-controlling interests in the results of the Group
are presented on the face of the consolidated income statement
and the consolidated statement of comprehensive income as an
allocation of the total profit or loss and total comprehensive income
for the year between non-controlling interests and the equity
shareholders of the Company.

EEEEARAT —TTN/ —TFFH



1 FESHEEX ®

(c) MBARIRFZERER @
BRI FERERS TP EAD IS &
RIREMBARICERT  UERRS
ABR - BT B A EE BIKEER
BEMREDFE MEZEMNEEERE
PR o

ERARBIZEEREBERA WEBARZ
BB Th i A B R £ AR E B 18 1)

(d) §¥2F
BERR—HHAKES A R EE
AT -—HAOELEMEZE 2R
Bl MAEZBEOMELHT  AEEN
ARBE-—AXZBEMALTHZAF
2 ERBHRTTEEIE

AEBREERA 2D ARSRAE
RAaMBBRAIIER  DEARKA
B HRBAKEERGEAERRIZFE
ERBBRZAEELRAE - e lE
REERASERERERBAINEBERRE
BRRZFERE  MAKEREAS
RENEE R RERBR 2 Bt 2w e
RERA Em PR AR -

EAKBYEAERRAENEIRREG
HpriE iy - NEBEEERE SR
PEZ WA ABBRERNESR
BIMAEEABITEAESMEER > X
KA E R AMEL R FKBIBRSN o Bt
5 ARBERZARIMAERE /LR
RATEZRERAEEE  WREE
FERAREEAERAAIREFE
02 & Hifkas

AEFBHRESENFZARGMEEZ
AERHMNAEE  HRAEEREE
NEIFTIE 2 s L BV EE - BIREIR
BiEEAMEZREECHERE e
BB B P MR E A

1 PRINCIPAL ACCOUNTING POLICIES (continuea)

(¢c) Subsidiaries and non-controlling interests (Continued)

The acquisition of an additional non-controlling interest in an existing
subsidiary after control has been obtained is accounted for as an
equity transaction with any difference between the cost of the
additional investment and the carrying amount of the net assets
acquired at the date of exchange recognized directly in equity.

In the Company's balance sheet, investments in subsidiaries are
stated at cost less any impairment losses.

(d) Jointly controlled entities

A jointly controlled entity is an entity which operates under a
contractual arrangement between the Group or the Company and
other parties, where the contractual arrangement establishes that
the Group or the Company and one or more of the other parties
share joint control over the economic activity of the entity.

The Group's interests in jointly controlled entities are accounted for
in the consolidated financial statements under the equity method
and are initially recorded at cost and adjusted thereafter for the post-
acquisition change in the Group’s share of the jointly controlled
entities’ net assets. The consolidated income statement includes the
Group's share of the post-acquisition, post-tax results of the jointly
controlled entities for the year, whereas the Group’s share of the
post-acquisition, post-tax items of the jointly controlled entities’ other
comprehensive income is recognized in the consolidated statement
of comprehensive income.

When the Group's share of losses exceeds its interest in the

jointly controlled entity, the Group'’s interest is reduced to nil and
recognition of further losses is discontinued except to the extent
that the Group has incurred legal or constructive obligations or made
payments on behalf of the jointly controlled entity. For this purpose,
the Group's interest in the jointly controlled entity is the carrying
amount of the investment under the equity method together with
the Group's long-term interests that in substance form part of the
Group's net investment in the jointly controlled entity.

Unrealized profits and losses resulting from transactions between
the Group and its jointly controlled entities are eliminated to the
extent of the Group's interest in the jointly controlled entity, except
where unrealized losses provide evidence of an impairment of the
asset transferred, in which case they are recognized immediately in
profit or loss.
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1 PRINCIPAL ACCOUNTING POLICIES (continuea)

(d) Jointly controlled entities (Continued)

In the Company's balance sheet, investments in jointly controlled
entities are stated at cost less impairment losses.

(e) Goodwill

Goodwill represents the excess of the cost of a business
combination over the Group's share of the fair value of the acquiree’s
identifiable assets, liabilities and contingent liabilities.

Goodwill is stated at cost less accumulated impairment losses and
is tested regularly for impairment.

Any excess of the Group’s interest in the fair value of the acquiree’s
identifiable assets, liabilities and contingent liabilities over the cost of
a business combination is recognized immediately in profit or loss.

On disposal of an entity, any attributable amount of purchased
goodwill is included in the calculation of the profit or loss on
disposal.

(f) Properties

1. Investment properties and investment properties under
development

Investment properties are land and/or buildings which are owned

or held under a leasehold interest to earn rental income and/or

for capital appreciation. These include land held for a currently

undetermined future use and property that is being constructed or

developed for future use as investment property.

Investment properties are stated in the balance sheet at fair value,
unless they are still in the course of construction or development

at the balance sheet date and their fair value cannot be reliably
determined at that time. Any gain or loss arising from a change in fair
value or from the retirement or disposal of an investment property

is recognized in profit or loss. Rental income from investment
properties is accounted for as described in note 1(p).
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1 PRINCIPAL ACCOUNTING POLICIES (continuea)

(f)  Properties (Continued)

1. Investment properties and investment properties under
development (Continued)

When the Group holds a property interest under an operating lease

to earn rental income and/or for capital appreciation, the interest

is classified and accounted for as an investment property on a

property-by-property basis. Any such property interest which has

been classified as an investment property is accounted for as if it

were held under a finance lease, and the same accounting policies

are applied to that interest as are applied to other investment

properties leased under finance leases. Lease payments are

accounted for as described in note 1(g).

2. Properties under development for sale

Properties under development for sale are classified under current
assets and stated at the lower of cost and net realizable value. Costs
include the acquisition cost of land, aggregate cost of development,
borrowing costs capitalized and other direct expenses. Net realizable
value represents the estimated selling price less estimated costs of
completion and costs to be incurred in selling the property.

3.  Completed propetrties for sale

Completed properties for sale are classified under current assets
and stated at the lower of cost and net realizable value. Cost is
determined by apportionment of the total development costs,
including borrowing costs capitalized, attributable to unsold
properties. Net realizable value represents the estimated selling
price as determined by reference to management estimates based
on prevailing market conditions, less costs to be incurred in selling
the property.
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1 PRINCIPAL ACCOUNTING POLICIES (continued)

(g) Other fixed assets
1. Other fixed assets are stated at cost less accumulated
depreciation and any impairment losses.

2. Leased assets

(1) Classification of assets leased to the Group

The classification is determined based on an evaluation of the
substance of the arrangement and is regardless of whether the
arrangement takes the legal form of a lease. Leases of assets under
which the lessee assumes substantially all the risks and benefits

of ownership are classified as finance leases. Leases of assets
under which the lessor has not transferred all the risks and benefits
of ownership are classified as operating leases, with the following
exceptions:

—  property held under operating leases that would otherwise
meet the definition of an investment property is classified as
an investment property on a property-by-property basis; and

— land held for own use under an operating lease, the fair value
of which cannot be measured separately from the fair value
of a building situated thereon at the inception of the lease, is
accounted for as being held under a finance lease, unless the
building is also clearly held under an operating lease. For these
purposes, the inception of the lease is the time that the lease
was first entered into by the Group, or taken over from the
previous lessee.

(i) Assets acquired under finance leases

Where the Group acquires the use of assets under finance leases,
the amounts representing the fair value of the leased asset, or, if
lower, the present value of the minimum lease payments, of such
assets are included in fixed assets and the corresponding liabilities,
net of finance charges, are recorded as obligations under finance
leases. Depreciation is provided at rates which write off the cost or
valuation of the assets over the term of the relevant lease or, where
it is likely the Company or the Group will obtain ownership of the
asset, the life of the asset, as set out in note 1(h). Finance charges
implicit in the lease payments are charged to the income statement
over the period of the leases so as to produce an approximately
constant periodic rate of charge on the remaining balance of the
obligations for each accounting period. Contingent rentals are
written off as an expense of the accounting period in which they are
incurred.
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1 PRINCIPAL ACCOUNTING POLICIES (continuea)

(g) Other fixed assets (Continued)

2. Leased assets (Continued)

(i) Operating leases charges

Where the Group has the use of assets held under operating
leases, payments made under the leases are charged to the
income statement in equal instalments over the accounting periods
covered by the lease term, except where an alternative basis is
more representative of the pattern of benefits to be derived from
the leased asset. Lease incentives received are recognized in the
income statement as an integral part of the aggregate net lease
payments made. Contingent rentals are charged to the income
statement in the accounting period in which they are incurred.

(h) Depreciation

1. Investment properties

No depreciation is provided for investment properties and
investment properties under development.

2. Other fixed assets

Depreciation on other fixed assets is calculated to provide so as to
write off the cost, less their estimated residual value, if any, on a
straight line basis over their estimated useful lives as follows:

Buildings 50 years or unexpired lease term,
whichever is shorter

Furniture and equipment 4-20 years

Motor vehicles 5 years

(i) Impairment of assets

An assessment is carried out at each balance sheet date to
determine whether there is objective evidence that a current or non-
current asset, other than properties carried at revalued amounts, is
impaired.
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1
(i)

PRINCIPAL ACCOUNTING POLICIES (continued)

Impairment of assets (Continued)

If any such indication exists, any impairment loss is determined and
recognized as follows:

(i)

For current receivables carried at amortized cost, the
impairment loss is recognized when there is objective evidence
of impairment and measured as the difference between the
asset's carrying amount and the present value of estimated
future cash flows, discounted at the financial asset’s original
effective rate where the effect of discounting is material.
Objective evidence of impairment includes observable data that
comes to the attention of the Group about events that have

an impact on the asset's estimated future cash flows such as
significant financial difficulty of the debtor. If in a subsequent
period the amount of impairment loss decreases, the
impairment loss is reversed through the consolidated income
statement. A reversal of an impairment loss is limited to the
asset’s carrying amount that would have been determined had
no impairment loss been recognized in prior years.

For other non-current assets, the recoverable amount is the
greater of its net selling price and value in use. An impairment
loss is recognized as an expense in the consolidated income
statement whenever the carrying amount exceeds the
recoverable amount. An impairment loss is reversed if there
has been a favourable change in the estimates used to
determine the recoverable amount. A reversal of impairment
losses is limited to the asset's carrying amount that would have
been determined had no impairment loss been recognized

in prior years. Reversals of impairment losses are credited to
the income statement in the year in which the reversals are
recognized. An impairment loss in respect of goodwill is not
reversed.

Trade and other receivables

Trade and other receivables are initially recognized at fair value and
thereafter stated at amortized cost less impairment losses for bad
and doubtful debts, except where the receivables are interest-

free loans or the effect of discounting would be immaterial. In such
cases, the receivables are stated at cost less impairment losses for
bad and doubtful debts.
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1 PRINCIPAL ACCOUNTING POLICIES (continued)

(k) Cash and cash equivalents

Cash and cash equivalents comprise cash at bank and on hand,
demand deposits with banks and other financial institutions, and
short-term, highly liquid investments that are readily convertible into
known amounts of cash and which are subject to an insignificant
risk of changes in value. Bank overdrafts that are repayable on
demand and form an integral part of the Group's cash management
are also included as a component of cash and cash equivalents for
the purpose of the consolidated cash flow statement.

() Trade and other payables

Trade and other payables are initially recognized at fair value and
thereafter stated at amortized cost unless the effect of discounting
would be immaterial, in which case they are stated at cost.

(m) Interest-bearing borrowings

Interest-bearing borrowings are recognized initially at fair value less
attributable transaction costs. Subsequent to initial recognition,
interest-bearing borrowings are stated at amortized cost with any
difference between costs and redemption value being recognized
in the consolidated income statement over the period of the
borrowings using the effective interest method.

(n) Borrowing costs

Borrowing costs that are directly attributable to the acquisition,
construction or production of an asset which necessarily takes a
substantial period of time to get ready for its intended use or sale
are capitalized as part of the cost of that asset. Other borrowing
costs are expensed in the period in which they are incurred.

The capitalization of borrowing costs as part of the cost of a
qualifying asset commences when expenditure for the asset is
being incurred, borrowing costs are being incurred and activities
that are necessary to prepare the asset for its intended use or sale
are in progress. Capitalization of borrowing costs is suspended or
ceases when substantially all the activities necessary to prepare
the qualifying assets for its intended use or sale are interrupted or
complete.
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1 PRINCIPAL ACCOUNTING POLICIES (continued)

(o) Financial guarantees issued, provisions and contingent
liabilities

1. Financial guarantees issued

Where the Company issues a financial guarantee, the fair value of

the guarantee (being the transaction price, unless the fair value can

otherwise be reliably estimated) is initially recognized as deferred

income within trade and other payables. The deferred income is

amortized in profit or loss over the term of the guarantee.

2. Other provisions and contingent liabilities

Provisions are recognized for liabilities of uncertain timing or
amount when the Group or the Company has a legal or constructive
obligation arising as a result of past event, it is probable that an
outflow of economic benefits will be required to settle the obligation
and a reliable estimate can be made.

Where it is not probable that an outflow of economic benefits will be
required, or the amount cannot be estimated reliably, the obligation
is disclosed as a contingent liability, unless the probability of outflow
of economic benefits is remote.

(p) Revenue recognition

Provided it is probable that the economic benefits will flow to the
Group and the revenue and costs, if applicable, can be measured
reliably, revenue is recognized in the income statement as follows:

1. Sale of properties

Revenue from sale of completed properties is recognized upon the
later of the signing of sale and purchase agreements or the issue
of occupation permit by the relevant government authorities, which
is taken to be the point in time when the risks and rewards of
ownership of the property have passed to the buyer.

2. Rental income

Rental income under operating leases is recognized on a straight
line basis over the terms of the respective leases. Lease incentives
granted are recognized in profit or loss as an integral part of the
aggregate net lease payment receivable. Contingent rentals are
recognized as income in the accounting period in which they are
earned.

3.  Interest income
Interest on bank deposits is recognized as it accrues using the
effective interest method.
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1 PRINCIPAL ACCOUNTING POLICIES (continued)
(p) Revenue recognition (Continued)

4. Dividends

Dividends are recognized when the right to receive payment is
established.

(q) Taxation

Income tax for the year comprises current tax and movements in
deferred tax assets and liabilities. Current tax and movements in
deferred tax assets and liabilities are recognized in the consolidated
income statement except to the extent that they relate to items
recognized in other comprehensive income or directly in equity,

in which case the relevant amounts of tax are recognized in other
comprehensive income or directly in equity, respectively.

Current tax is the expected tax payable on the taxable income for
the year, using tax rates enacted or substantively enacted at the
balance sheet date, and any adjustment to tax payable in respect of
previous years.

Deferred tax assets and liabilities arise from deductible and taxable
temporary differences respectively, being the differences between
the carrying amounts of assets and liabilities for financial reporting
purposes and their tax bases. Deferred tax assets also arise from
unused tax losses and unused tax credits.

Apart from certain limited exceptions, all deferred tax liabilities,

and all deferred tax assets to the extent that it is probable that
future taxable profits will be available against which the asset can
be utilized, are recognized. The limited exceptions to recognition of
deferred tax assets and liabilities are those temporary differences
arising from goodwill not deductible for tax purposes and the initial
recognition of assets and liabilities that affect neither accounting nor
taxable profits, and temporary differences relating to investments in
subsidiaries to the extent that, in the case of taxable differences, the
Group controls the timing of the reversal and it is probable that the
differences will not reverse in the foreseeable future, or in the case
of deductible differences, unless it is probable that they will reverse
in the future.

The amount of deferred tax recognized is measured based on the
expected manner of realization or settlement of the carrying amount
of the assets and liabilities, using tax rates enacted or substantively
enacted at the balance sheet date. Deferred tax assets and liabilities
are not discounted.
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1 PRINCIPAL ACCOUNTING POLICIES (continued)

(q) Taxation (Continued)

The carrying amount of a deferred tax asset is reviewed at each
balance sheet date and is reduced to the extent that it is no longer
probable that sufficient taxable profits will be available to allow the
related tax benefit to be utilized. Any such reduction is reversed to
the extent that it becomes probable that sufficient taxable profits
will be available.

Additional income taxes that arise from the distribution of dividends
are recognized when the liability to pay the related dividends is
recognized.

(r) Translation of foreign currencies

ltems included in the financial statements of each entity in the Group
are measured using the currency that best reflects the economic
substance of the underlying events and circumstances relevant to
the entity (“functional currency”). The financial statements of the
Group are presented in Hong Kong dollars.

Foreign currency transactions during the year are translated at the
foreign exchange rates ruling at the transaction dates. Monetary
assets and liabilities denominated in foreign currencies are translated
at the foreign exchange rates ruling at the balance sheet date.
Exchange gains and losses are recognized in the income statement.

The results of foreign operations are translated in Hong Kong
dollars at the exchange rates approximating the foreign exchange
rates ruling at the dates of the transactions. Balance sheet items
are translated into Hong Kong dollars at the foreign exchange rates
ruling at the balance sheet date. The resulting exchange differences
are recognized in other comprehensive income and accumulated
separately in equity in the exchange reserve.

On disposal of a foreign operation, the cumulative amount of the
exchange differences relating to that foreign operation is reclassified
from equity to consolidated income statement when the profit or
loss on disposal is recognized.
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1 PRINCIPAL ACCOUNTING POLICIES (continued)
(s) Related parties

For the purpose of these financial statements, a party is considered

to be related to the Group if:

(i) the party has the ability, directly or indirectly through one
or more intermediaries, to control the Group or exercise
significant influence over the Group in making financial and

operating policy decisions, or has joint control over the Group;

(i) the Group and the party are subject to common control;
(i) the party is an associate of the Group or a joint venture in
which the Group is a venturer;

(iv) the party is a member of key management personnel of the

Group or the Group's parent, or a close family member of such

an individual, or is an entity under the control, joint control or

significant influence of such individuals;
(v)  the party is a close family member of a party referred to in
(i) or is an entity under the control, joint control or significant
influence of such individuals; or
the party is a post-employment benefit plan which is for the
benefit of employees of the Group or of any entity that is a
related party of the Group.

(vi)

Close family members of an individual are those family members
who may be expected to influence, or be influenced by, that
individual in their dealings with the entity.

(t} Segment reporting

Operating segments are reported in a manner consistent with
the Group's internal financial reporting to the Group’s most senior
executive management for the purposes of allocating resources
to, and assessing the performance of the Group's various lines
of business and geographical locations. For disclosure purpose,

a reportable segment comprises either one or more operating
segments which can be aggregated together because they share
similar economic characteristics and nature of the regulatory
environment, or single operating segments which are disclosable
separately because they cannot be aggregated or they exceed
quantitative thresholds.
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1 PRINCIPAL ACCOUNTING POLICIES (continued)

(u) Employee benefits

1. Short term employee benefits and contributions to defined
contribution retirement schemes

Salaries, annual bonuses, paid annual leave, the cost of non-

monetary benefits and obligation for contributions to defined

contribution retirement schemes, including those payables in

Mainland China and Hong Kong under relevant legislation, are

accrued in the year in which the associated services are rendered by

employees of the Group.

2. Share-based payments

The fair value of share options granted to employees is measured at
grant date, taking into account the terms and conditions upon which
the options were granted, and is expensed on a straight line basis
over the vesting period taking into account the probability that the
options will vest, with a corresponding increase in equity (employee
share-based compensation reserve).

During the vesting period, the number of share options that is
expected to vest is reviewed. Any resulting adjustment to the
cumulative fair value recognized in prior years is charged/credited to
the consolidated income statement for the year of the review, unless
the original employee expenses qualify for recognition as an asset,
with a corresponding adjustment to the employee share-based
compensation reserve. On vesting date, the amount recognized as
an expense is adjusted to reflect the actual number of options that
vest (with a corresponding adjustment to the employee share-based
compensation reserve).

At the time when the share options are exercised, the related
employee share-based compensation reserve is transferred to share
capital and share premium, together with the exercise price. If the
options expire or lapse after the vesting period, the related employee
share-based compensation reserve is transferred directly to retained
profits.
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2 CHANGES IN ACCOUNTING POLICIES

The Group and the Company has adopted a number of new and
revised HKFRSs, amendments to HKFRSs and interpretations which
have been issued by the HKICPA and are effective in the current
year. The following new and revised HKFRSs, amendments and
interpretations are relevant to the financial statements of the Group
and the Company.

(a) HKAS 1 (Revised) — Presentation of Financial Statements

HKAS 1 (Revised) has resulted in a number of changes in
presentation and disclosure. In particular, the Group presents all
items of income and expenses recognized in the period in two
statements: (i) the consolidated income statement showing items
of income and expense recognized as profit or loss for the period,
(i) the consolidated statement of comprehensive income for
items recognized through equity. Corresponding amounts have
been restated to conform to the new presentation. This change

in presentation has no effect on the reported profit or loss, total
income and expense or net assets for any period presented.

(b) HKAS 27 (Revised) -
Statements
HKAS 27 (Revised) requires that the acquisition of an additional non-
controlling interest (previously known as minority interest) in an
existing subsidiary is accounted for as an equity transaction with any
difference between the cost of the additional investment and the
carrying amount of the net assets acquired at the date of exchange
recognized directly in equity. In addition, a gain or loss on disposal
will be recognized in the income statement only if the disposal
results in a loss of control. Previously, such difference was either
accounted for as goodwill or recognized immediately in profit or loss.

Consolidated and Separate Financial

In addition, HKAS 27 (Revised) requires profit or loss and each
component of comprehensive income should be attributed to the
owners of the parent and the non-controlling interest, according
to their respective interests, even if the losses applicable to the
non-controlling interest exceed the non-controlling shareholders’
interest in the equity of a subsidiary. In prior years, such loss was
only allocated to the non-controlling interest if there was a binding
obligation for the non-controlling shareholders to make additional
investment to cover the losses.

HKAS 27 (Revised) has been applied prospectively for the
transactions after 1 July 2009 and the adoption of HKAS 27 (Revised)
had no significant impact on the financial statements of the Group
and the Company for the year ended 30 June 2010.
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2 CHANGES IN ACCOUNTING POLICIES (continued)

(c) HKFRS 8 - Operating Segments

HKFRS 8 requires segment disclosure to be based on the way that
the Group's chief operating decision makers regard and manage
the Group, with the amounts reported for each reportable segment
being the measures reported to the Group’s chief operating decision
makers for assessing segment performance and making decisions
on operations. Management has determined three reportable
operating segments for the measurement of performance and

the allocation of resources. The segments are property leasing in
Hong Kong and Mainland China and property sales in Hong Kong.
This differs from the presentation of segment information in prior
years which was based on division of the Group's operations into
segments by related activities and on geographical areas. The
adoption of HKFRS 8 has resulted in the presentation of segment
information in a format that is more consistent with the internal
reporting provided to the Group’s top management. Corresponding
amounts have been restated on a basis consistent with the revised
segment information.

(d) Improvements to HKFRSs (2008) - Amendments to HKAS
40 Investment Property
As a result of the amendments to HKAS 40, investment property
which is under construction is to be carried at fair value at the earlier
of when the fair value first becomes reliably measurable and the
date of completion of the property. Any changes in fair values will
be recognized in profit or loss, consistent with the policy adopted
for all other investment properties carried at fair value. Prior to this
amendment, such property was carried at cost until the construction
had been completed, at which time it would be stated at fair
value with any gain or loss being recognized in profit or loss. This
amendment has been applied prospectively and the corresponding
amounts of prior periods have not been restated. As a result of
this amendment, the net profit attributable to shareholders of the
Company increased by $5,524 million for the year ended 30 June
2010, representing the increase in fair value of $7365 million for
investment properties under development previously carried at cost
net of related deferred tax of $1,841 million.
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3 TURNOVER AND SEGMENT INFORMATION

The Group manages its businesses according to the nature of
services and products provided. Management has determined three
reportable operating segments for the measurement of performance
and the allocation of resources. The segments are property leasing
in Hong Kong and Mainland China and property sales in Hong Kong.

Property leasing segment includes property leasing operation. The
Group's investment properties portfolio, which mainly consists

of retail, office, residential, serviced apartments and carparks are
primarily located in Hong Kong and Mainland China. Property sales
segment includes development and sale of the Group's trading
properties in Hong Kong.

Management evaluates performance primarily based on profit before
taxation.

Segment assets principally comprise all non-current assets

and current assets directly attributable to each segment with

the exception of interest in jointly controlled entities, loans and
investments, deferred tax assets and cash and deposits with
banks. The investment properties of the Group are included in
segment assets at their fair values whilst the change in fair value
of investment properties is not included in segment profits. No
segment liabilities analysis is presented as the Group monitors and
manages its liabilities on a group basis.
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3 BEEERIFBER @ 3 TURNOVER AND SEGMENT INFORMATION
(Continued)
(a) DHEXEFREE (a) Turnover and results by segments

L FREEAT = A
Turnover Profit before taxation

LB AETHE in HK$ million 2010 2009 2010 2009
&R Segment
MEEE Property leasing

— &b — Hong Kong 2,615 2,474 2,097 2,017

— RE R — Mainland China 1,931 1,688 1,629 1,424

4,546 4,162 3,726 3,441

MESHE Property sales

— &8 — Hong Kong 7,511 i 5,256 3
D EPHERE Segment total 12,057 4,173 8,982 3,444
=GN Other income 35 157
TERER (MizE) Administrative expenses (Note) (456) (383)
ReT AR EYZE 2 N FE Operating profit before change in

FEHE R T fair value of investment properties 8,561 3,218
EYEE 2 N AN Increase/(Decrease) in fair value of

/S CRA) investment properties 21,234 3,523

— REBZYEHRE — property leasing in Hong Kong 7,720 (921)

— RPBERZ MERE — property leasing in Mainland China 13,514 4 A4
&R Finance costs (47) (69)
JE(R& & a)m A Share of profits of jointly controlled

entities 166 23
BRTT AR A Profit before taxation 29,914 6,695
st THERARIEREER —EBE-_T G681 (= Note: Administrative expenses included share-based payments of $126 million (2009: $118
ZTENF: —E-TFNEET) - REEBRA million) representing the amortization of the fair value of options granted to employees
BETRERENRNDEAENEBEHANZ A TENSE over the vesting period and which do not involve any cash outflow for the Company.

o AREEAEENKELERS RS
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3 EXERIBER @ 3 TURNOVER AND SEGMENT INFORMATION

(Continued)
(b) Total assets by segments

(b) PHBREE
e |

HBEE
Total assets

LB AETHE in HK$ million 2010 2009
g Segment
YERE Property leasing

— &8 — Hong Kong 50,927 43,102

— B — Mainland China 45,781 27596

96,708 70,698

YIZESHE Property sales

— &S — Hong Kong 7,095 8,131
DENEER Segment total 103,803 78,829
EENRER Interest in jointly controlled entities 802 699
BERNEE Loans and investments 3 4
IEEFRIEE B Deferred tax assets 25 45
HE NIRITER Cash and deposits with banks 11,535 8,931
BEE Total assets 116,168 88,508
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4 BRBIANER 4 PROFIT BEFORETAXATION
e 1

& Group

NEEBETTAE in HK$ million 2010 2009
BrEATR A E HBR T 5 & E - Profit before taxation is arrived at after charging:
AR AENERZFTERR Interest on bank loans and other borrowings
HitfgE 2 F8 repayable within 5 years 13 160
ERRFRER CRITERFE Interest on bank loans repayable over 5 years 2 =
BMERNER Finance lease charges 24 31
HifEEH Other borrowing costs 95 31
e ez Total borrowing costs 234 292
B EES HEAME (FiFE) Less: Borrowing costs capitalized (Note) (187) (153)
BB Finance costs 47 69
[RATR= ) ESD N Cost of properties sold 1,865 8
BIXRA  BiEEEREER Staff costs, including employee share-based
—EBZTREET (ZTTNF: payments of $126 million (2009: $118 million) 577 512
—fE—FN\EEL)
e Depreciation 23 13
EEMANER  BiEAES Operating lease charges, including contingent
—TFNBET (ZBETHhE: =TET) rentals of $28 million (2009: $30 million) 115 117
ZERIIE Auditors’ remuneration
— ZEH RS — audit services 5 5
— TS R E A AR S — tax and other services 1 2
WEFA and after crediting:
REYEZ A WALRE  BHGEE Gross rental income from investment properties
THNE=-TEx (ZZEThE: less direct outgoings of $820 million
tR=FT—8&r)  2F (2009: $721 million), including contingent
gAMEE—BAT—ESET rentals of $191 million (2009: $179 million) 3,726 3,441
(Z2E2NE : —BLtThEET)
I ON Interest income 35 157
Miz:: BEPYEZEEZIHEKREFAS Z 8= Note: The borrowing costs have been capitalized at an average rate of 2.3% (2009: 2.7%) per
(ZBEZNF  BHZ2_%H+t) 2FHEXRER annum for properties under development.
{t o

5 EENSAEEEZME 5 EMOLUMENTS OF DIRECTORS AND SENIOR
MANAGEMENT

RELRFWNEZESBRERARBIULIEHNTT  The Nomination and Remuneration Committee consists of five

EFE -ZZESMESSRMEBEMBESE  Independent Non-Executive Directors. The Committee makes

FNEF MEBGTOES - EEMB  recommendation to the Board on the Directors’ remuneration

e HRBEBEMEE®BE SR packages and terms of employment. The emoluments of Directors

KB KERALAANKRFLAT - T are determined by the scope of responsibility and accountability,

5B HI RIBITHEBAR A MEE © and individual performance of directors, taking into consideration of
the Company'’s performance and profitability, market practice and
prevailing business conditions.
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5 EERSHAEEEZME @

MANAG EMENT (Continued)

5 EMOLUMENTS OF DIRECTORS AND SENIOR

(a) E=EME (a) Directors’ emoluments
BEEMEFFINET Details of directors’ emoluments are summarized below:
e
WABBETHE in HKS million
REEY
Hé 28 i/ ¥
RENFIE FEPALS
Salaries, Group’s
allowances WEA  contributions
#%  andbenefits Discretionary to retirement
jia Name Fees in kind bonuses scheme 2010 2009
HiTES Executive Directors
RS Ronnie C. Chan 03 20.1 102 20 326 215
RER Nelson W.L. Yuen 0.2 18.7 94 19 302 254
Riw Terry S. Ng 02 97 57 07 16.3 138
RiRE Wiliam PY. Ko 02 86 5.1 09 148 124
ke Henry TY. Yiu 0.2 16 15 0.2 35 -
(R=E—ZE-FANA  (Appointed on 9 February 2010)
EZf)
BUKHTES Independent Non-Executive Directors
RHE S.S.Yin 0.2 - - - 0.2 0.2
B Ronald J. Arcull 03 - - - 03 03
Lp: ) H.K. Cheng 03 - - = 03 0.3
EEds Laura LY. Chen 03 - - - 0.3 03
Bz PW. Liy 03 - - - 03 03
e Dominic C.F Ho 03 - - - 03 03
—B-Zf 2010 28 587 319 5.7 99.1 808
“ZTNE 2009 2.6 55.7 172 5.3 80.8

(b) BEHFAL

Ehg&esHFALH AR (ZFETH

F:0OB) REE

5(a) M BfsE26(b)IHFE - FRNELZTES
ZHeRBERESR—BALTR TN

FZBET

(b)

BEZME R E

Individuals with highest emoluments

follows:

Of the five individuals with the highest emoluments, five (2009:
four) are directors whose emoluments are disclosed in note 5(a) and
note 26(b). The total emoluments of the director appointed during
the year and the emoluments of the other individual for 2009 are as

%8 Group

LB RETHE in HK$ million 2010 2009
W Fees 0.2 =
e EERREYFIR Salaries, allowances and benefits in kind 2.8 2.1
B ETEAT Discretionary bonuses 2.1 0.6
AEEERIRBFTE 2 HEK Group's contributions to retirement scheme 0.3 0.2

5.4 2.9
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5 EERSHAEEEZHME @

BRIA LSS ETEERIESRE
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1 o RARIR M 2 A HIRERHBER B
TSR FE26(D) K EE °

(c)

HE-F-FFAA=TAR-FT
NERAZTBILFE - Bl i
FERBATEA BN RAE AR
WA RRE RS B A -

(d)

RERAENR-_Z-TFLA+H
BERAMREZEEENR T —FF
TtATHREZERMITES -

(e)

RETFAR-ZE-TFLA-+
—HEERITEER

(f)

6 HREWERAZBIE

(a) HFAEWBRAIMEAR

(c)

(d)

(e)

(f)

(a)

EMOLUMENTS OF DIRECTORS AND SENIOR
MANAGEMENT (Continued)

In addition to the above emoluments, certain directors and
employees were granted share options under the share option
schemes of the Company and its ultimate holding company,
Hang Lung Group Limited. Details of the share options granted
by the Company to the individuals are disclosed in note 26(b)
to the financial statements.

During the years ended 30 June 2010 and 30 June 2009, there
were no amounts paid to directors and senior executives above
for compensation of loss of office and inducement for joining
the Group.

Mr Nelson W.L. Yuen retired on 14 July 2010 and Mr Philip N.L.
Chen was appointed as executive director on 15 July 2010.

MrTerry S. Ng resigned as executive director with effect from
21 July 2010.

TAXATION INTHE CONSOLIDATED INCOME
STATEMENT

Taxation in the consolidated income statement represents:

%£® Group
NEEBETTHE in HK$ million 2010 2009
RERIE Current tax
EBNER Hong Kong Profits Tax 1,024 200
BAFEZBEIR Underprovision in prior years 29 13
1,053 213
AR FT 1SR China Income Tax 379 263
1,432 476
EETIE Deferred tax
WEMEZ N FEE Change in fair value of investment properties 4,657 967
H )R B K B E a1t =5 Other origination and reversal of temporary
differences 173 70
&t ([&E17(0) Total (Note 17(b)) 4,830 1,037
THIES H 485 Total income tax expense 6,262 1,513
182 ERMEARLAT —TTH,/ —TFEFH



6 HFEWBRAZHIE @

(a) (&

BEBEFESRBIBRE VIRF AN GG E
ABBFEABAZTABR (ZEE
NF BHZTNER) 8 - FRAT
SHETZEATRGCEMGRIZAS 2=
TH((ZEZAF B2 1TH) &t
BERPEBRAGHIZEARETE -
REBRRNRFPEANL ZIEREDE
ERH-_ZZENF-—A—BREAZR
FIFTRE 2 REHBIZRB D 2 ABMTE
RETSHL o

(b) BE-_T—ZTFA=THILFE
ZERIEEERRBA=ZT-_BET
—TENF: BAET) BFFA
EEAZERREMA -

(c) MIR S BRER A AE F DA SE A A R
STEZ A

6 TAXATION INTHE CONSOLIDATED INCOME
STATEMENT (Continued)

(a) (Continued)

Provision for Hong Kong Profits Tax is calculated at 16.5% (2009:

16.5%) of the estimated assessable profits for the year. China

Income Tax mainly represents China Corporate Income Tax calculated

at 25% (2009: 25%) and China withholding income tax at the

applicable rates. A withholding tax of 5% is levied on the Hong Kong

companies in respect of dividend distributions arising from profits

of foreign investment enterprises in Mainland China earned after 1

January 2008.

(b) Share of jointly controlled entities’ taxation for the year ended
30 June 2010 of $32 million (2009: $5 million) is included in the
share of profits of jointly controlled entities.

(c) Reconciliation between actual tax expense and profit before
taxation at applicable tax rates:

%£E Group
NEEBETTHE in HK$ million 2010 2009
BrEE AT & A Profit before taxation 29,914 6,695
RGRTANRA BRI RAAE 258 Tax on profit before taxation at applicable rates 6,308 1,583
JEIEE &R alEN < FRIBE Tax effect of share of profits of jointly controlled
entities (32) (5)
FEFERTL U A 2 T T 2 Tax effect of non-taxable income (6) (28)
JEHR S 2 T E R 2 Tax effect of non-deductible expenses 26 25
R EA 2 FHEEE R EM e HRER  Tax effect of tax losses utilized and other deductible
HERZHIEE temporary differences (89) (78)
RIERZ GBI HIATE Tax effect of unrecognized tax losses 26 3
BEFEE 2 BEIR Underprovision in prior years 29 13
ERHIES Actual tax expense 6,262 1,513

(d) X EEMBE2ERS THRREOE
BOERIEYE -

7 BREGHR
BREERMDERD AR BHRRAZ
ER T =ZBATFET (ZTTAF:
mt+EE=FET) -

HANG LUNG PROPERTIES LIMITED ANNUAL REPORT 2009/10

(d) There is no tax effect relating to the component of the other
comprehensive income for the year.

7 NET PROFIT ATTRIBUTABLE TO SHAREHOLDERS

Net profit attributable to shareholders includes a profit of $2,390
million (2009: $4,530 million) which has been dealt with in the
financial statements of the Company.
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8 KRE
(a) mXEERE

8 DIVIDENDS

(a) Dividends attributable to the year

NEEBETTAE in HK$ million 2010 2009
*%&E}JEEPHJ?H SR Interim dividend declared and paid of 17 cents
(Z2ZNFE - A (2009: 15 cents) per share 705 622
E’\i*%' EI 1BEOROREARR B EMR AL +PU{L  Final dividend of 54 cents (2009: 51 cents) per
(ZZZNE : A+—1l) share proposed after the balance sheet date 2,246 2,114
2,951 2,736

REEHRER 2 REALE - I ERER

REERZBE-

(b) —EENFFHRFEZ_+—E—
THEEBELREKRER Z-Z—

=

=

The final dividend proposed after the balance sheet date has not

been recognized as a liability at the balance sheet date.

FHBRFEHERKE (ZTTN

Frt—F-—THEBEET) -

9 BRERN

(a) BREAREIENTRATHEE (a)

| Al
==
a :

(b) The final dividend of $2,115 million for financial year 2009 was
approved and paid in financial year 2010 (2009: $2,114 million).

9 EARNINGS PER SHARE

on the following data:

The calculation of basic and diluted earnings per share is based

NEEBETTAE in HK$ million 2010 2009
FALGGTESREARANESSZF 2 &BF]  Eamnings for calculation of basic and diluted earnings

(BNAE SR (L4t 7)) per share

(net profit attributable to shareholders) 22,256 4,130
s
iavEd=
Number of shares

NBBREE in million 2010 2009
AT EFREREF Weighted average number of shares used in

Z %A bt a8 calculating basic earnings per share 4,148 4,145
BEEEER 2B ER D Effect of dilutive potential shares — share options 54 9

2B fn B
BT ESREE &R Weighted average number of shares used in

Z B INFEE 2L calculating diluted earnings per share 4,202 4,154

184 ERBEERAT —TTh  —ZTFFR



9 '@Hﬁﬁﬂ (&) 9 EARNINGS PER SHARE (continued)

(b) MEREEEARLA (TBIEREY  (b) The underlying net profit attributable to shareholders which

ENTFEES - WHRARELER excluded changes in fair value of investment properties net of
H IR ) <FTEWT - related deferred tax and non-controlling interests, is calculated
as follows:

LOBSEE & E in HK$ million

2010 2009

S R (5 A | Net profit attributable to shareholders 22,256 4,130

WEWE 7 N EEE) 2 2 Effect of changes in fair value of investment properties  (21,234) (3,523)

MERRERIE 2 & Effect of corresponding deferred tax 4,657 967
BENAINIREMEL Effect of change in fair value of investment properties

RN EEEIW IR net of related deferred tax of jointly controlled

MHERLERIE 28 entities (131) 7

(16,708) (2,549)

FEFE IR R = Non-controlling interests 1,126 807

(15,582) (1,742)

&R e AR A K Underlying net profit attributable to shareholders 6,674 2,388

RIEREEEERAGRNE 2GR EF  The earnings per share based on underlying net profit attributable to

=1 shareholders are:

2010 2009
HIK Basic $1.61 $0.58
e Diluted $1.59 $0.57

HANG LUNG PROPERTIES LIMITED ANNUAL REPORT 2009/10
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10 BEEEE — &8

10 FIXED ASSETS - GROUP
.

BEREp
BB
Investment
BEWME  properties
Investment under Hit A%
UK EBITtE in HK$ million properties  development Others Total
P AE (4 ME Cost or valuation:
RZZZNGE+LHA—H At 1 July 2008 59,086 5,657 128 64,871
B 5 A% (FfazE) Exchange adjustment (Note) = 17 - 17
N Additions 157 2,474 34 2,665
Epoipag ] Reclassification - (678) = (678)
HE Disposals = = 4) )
AFEEM Increase in fair value 3,623 = = 3,523
RZZZNFAA=1H At 30 June 2009 and 1 July 2009 62,766 7,570 158 70,494
k=TT NE+LA—H
B 5 % (Fis) Exchange adjustment (Note) 169 62 = 231
NE Additions 142 4,348 62 4,552
HE Disposals = = (4) (4)
NFEEM Increase in fair value 13,869 7,365 — 21,234
#A /(EH) Transfer 4,019 4,019) - -
R-ZE-FExXA=1+H At 30 June 2010 80,965 15,326 216 96,507
ZEHNE Accumulated depreciation:
RZZEZTNE+A—H At 1 July 2008 - = 25 25
TEEHE Charge for the year - = 13 13
HERE Written back on disposals - - (4) 4)
RZZZNEA=TH At 30 June 2009 and 1 July 2009 - - 34 34
k=ZThE+A—H
AEEHE Charge for the year = - 23 23
HERE Written back on disposals — - (4) @)
R=ZB-ZFxA=tH  At30June 2010 - - 53 53
BRHHE Net book value:
R-E-ZEEXA=1+H At 30 June 2010 80,965 15,326 163 96,454
RZETNFRA=1H At 30 June 2009 62,766 7,570 124 70,460
BEEERSNB=1THZ Cost or valuation of the fixed assets at
AESEEMT 30 June is made up as follows:
—E-BE: 2010:
EIE! Valuation 80,965 15,326 - 96,291
BN = Cost - - 216 216
80,965 15,326 216 96,507
—ETNE 2009:
ft(E Valuation 62,766 - - 62,766
BN E Cost = 7,570 158 7,728
62,766 7,570 158 70,494

Mzt - BEMTFINFEHAEESHRE  AEE 2 Note: In accordance with the Group's accounting policy in note 1(r), balance sheet items in the

TERBEBZEEARKAR (BREEE
BE) VIREEAZERBE BB - FRAEE
BEZELZBROAELHE -

186

operations of the Group in Mainland China, including fixed assets, are translated into Hong
Kong dollars at the foreign exchange rates ruling at the balance sheet date. The exchange
difference relating to fixed assets has been dealt with in the exchange reserve.
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10 BEEEE — &8 @

10 FIXED ASSETS - GROUP (Continued)

MEZREFEITNT - An analysis of net book value of properties is as follows:
-
BRAREYHE
B Investment properties
Investment properties under development

NEEBETTAE in HK$ million 2010 2009 2010 2009
BB KRR Long leases in Hong Kong 31,936 30,428 - _
BB RINR HH Long leases outside Hong Kong - - 5,948 2,992
B EAh 22 Medium term leases in Hong Kong 18,695 12,313 - -
HESIE YN B 32 Medium term leases outside Hong Kong 30,274 19,937 9,378 4,578
BEA T HAh 22 Short lease in Hong Kong 60 88 - =
80,965 62,766 15,326 7,570

(a)

AEBZRENERERTREY
FOR_T-FFA=THHSE
—RFPEAESAEENEZEREGR
RAE ([F—RFEMEH]) 2ZME
FRIERD (EXRE) RBELER
MIZEEEEETHE - ST
KRZEME - £ KFEHEHZ
BMBERLEBYER S Wl
HibE - BRERFRENE - F
—KFRAESBEZFVEREND
mRAR R R S TR EEL A
RRDTTRERTFE LR H M
BEKA  A2RALBRNTSEE
BEX5 WEA - R NEBEE
BREMENBERTPREVEZAR
FEEM-_B-—+B=THAE
T ERERRTEA BRS
YMERIEEC T =EARTRAET

AEBREMEZREFHENRRE
REMEBOFAZEE - EiRE
FEAATHE=FT=88T (=
ZENF - W+TOE=THhEE
JT) e

AEBEAMEEEECREFER
RUNBEENRPMZHFE 2 L1
MEEYD-—THAST (ZZTTN
F:—ThAET) UEEFBEI
AR B 2235 A 2 i MEEM N
BET(ZZEZhF: —TN\BEB
T0) MARMMREE 2 L M E
EP_THEET (ZTTNEF:
) o

(a)

The investment properties and investment properties under
development of the Group were revalued as at 30 June 2010
by Mr Charles C.K. Chan, Registered Professional Surveyor
(General Practice), of Savills Valuation and Professional Services
Limited (“Savills”), on a market value basis. For the completed
investment properties, Savills has valued such properties with
reference to market evidence taking into account the rental
income of the properties. For the investment properties under
development, Savills has valued such properties as if they
were completed in accordance with the relevant development
plan allowing for any future construction and other relevant
costs required for completion of the development, and where
appropriate, by reference to the comparable market sale and
purchase transactions. During the year, an increase in fair
value of investment properties and those under development
of $21,234 million, including $7.365 million contributed by
properties under development in Mainland China, is recorded.

The net book value of investment properties of the Group
includes an amount of $5,433 million (2009: $4,439 million) in
respect of an asset held under a finance lease.

The net book value of other fixed assets of the Group included
long leases of $15 million (2009: $15 million) in respect of land
and building held in Hong Kong, and medium term leases of $9
million (2009: $18 million) and long leases of $24 million (2009:
$Nil) in respect of land and buildings held outside Hong Kong
respectively.

HANG LUNG PROPERTIES LIMITED ANNUAL REPORT 2009/10 187
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10 BEEE — &8 ®»

(a)

(%)
MEREWREDEREMEZAS
WAREN+RAEN T NEST
(Z2EZNF W+ —EBFTZE
&T) °

10
(a)

FIXED ASSETS - GROUP (Continued)

(Continued)

Property leasing revenue includes gross rental income from
investment properties of $4,546 million (2009: $4,162 million).

(b) AEERBELFHAOHERLIZEE (b) The Group leases out its investment properties under operating
MANHEREME - ZEFMBL— leases and subleases under finance lease. Leases typically run
BFREM_EZRF HHEHE for an initial period of two to five years, with some having the
BERELY  EREHNHEMEE option to renew, at which time all terms are renegotiated. Long
oo REMBARE S REN R term leases contain rent review or adjustment clauses and the
SPFBHS BN MAKEEF Group has a regular proportion of its leases up for renewal each
BHE-—FELHIHBLOBRRELD - & year. Certain leases include contingent rentals calculated with
THHBEXAES - H2REP reference to the revenue of tenants.

WA TEE °
RANA=1H8  AEERETAH At 30 June, the Group's total future minimum lease income
He EEMNZR DB Z RKE S under non-cancellable operating leases were as follows:
BEEWT
e
EAbFEA
baNi:] Other #st
A B ETAE in HK$ million Subleases leases Total
2010
—FR Within 1 year 365 3,626 3,991
—FREBEREA After 1 year but within 5 years 283 5,047 5,330
AF%E After 5 years - 553 553
648 9,226 9,874
I
2009
—FN Within 1 year 357 3,087 3,444
—FRERAFR After 1 year but within 5 years 559 3,047 3,606
FF% After 5 years - 203 203
916 6,337 7,253
188 ERBEERAT —TTh —TFFR



11 MEBARER

11 INTEREST IN SUBSIDIARIES

A 7] Company

LAY BEEITEE in HK$ million 2010 2009
JE LTS - FANME Unlisted shares, at cost 8 3
AR NGIE ] Amounts due from subsidiaries 35,217 35,553

35,225 35,5661

TEMBAR ZFMERENMES4

e, FE A< BT /B8 A B SR A
R REREERY  MEBHZER
ERAR+T—EARTEKE,EFE
B BIIEERBEE, B -

12 E&PNAEER

Details of principal subsidiaries are set out in note 34.

Amounts due from/to subsidiaries are unsecured, interest free with
no fixed terms of repayment and classified as non-current assets/
liabilities as they are not expected to be recoverable/repayable within
the next twelve months.

12 INTEREST IN JOINTLY CONTROLLED ENTITIES

%8 Group

LAY B EITETE in HK$ million 2010 2009
EILEEFE — Share of net assets — unlisted shares 795 665

IE_ LTS
FEU A & AR FIE Amount due from a jointly controlled entity 7 34
802 699

fEM A& RRIFRIAY BEER - AT
MERET B MERETEERY - mEERZ
EFETPERART_EARKE - &
SIVESERBEE ©

BENRZFAEMENII S - AL
BNEE QB 2 BEMNAAR M E R

Amount due from a jointly controlled entity is unsecured, interest-
bearing at market rate with no fixed terms of repayment and
classified as non-current assets as it is not expected to be
recoverable within the next twelve months.

Details of jointly controlled entities are set out in note 35. The
summiary financial information related to the Group's interest in
jointly controlled entities are as follows:

A B ETEE in HK$ million 2010 2009
IERENEE Non-current assets 1,003 844
MENEE Current assets 25 1

FErHHBE Non-current liabilities (205) (169)
REAaE Current liabilities (28) (21)
BEFE Net assets 795 665
EEE Turnover 53 52
REFEE A Profit for the year 166 23
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13 ERRRKRE

13 LOANS AND INVESTMENTS

%8 Group

NBERETAE in HK$ million 2010 2009
BB LHIRE Unlisted investments in Hong Kong - _
EHTFIELHREAT  Advances to unlisted investee companies 3 4

3 4

P PR 3 £ TR B I 8 A3 3R B T 5 DA ER
SIS REREEEAFE - BILRK
AAMERRE (IB) AR -

14 FEWERA KR HMEKRR
B EF A FE U B 2R I b R Mk 2R > g B
REGEERDITOT

Unlisted investments are carried at cost less impairment, if any,
as they do not have a quoted market price in an active market to
determine their fair value.

14 TRADE AND OTHER RECEIVABLES
Included in trade and other receivables are trade receivables with
the following terms:

%8 Group
A BE BT E in HK$ million 2010 2009
HEAR—@EARN Current and within 1 month 1,255 410
—Z=={@A8 1 -3 months 4 %
=AML Over 3 months 1 54
1,260 466

WK ZIBEMNERREFAHEE
BT ARIBER 2 BB A SR
“E-EFLARNAREXA -

REVMEHENEYIZEIIRE B
MR ER] - HERXNHEEZSINT
FEAAHEEEMENAE - AKEE
HIEE R YGRA R AF N L) IRAE - AR
EEERARBRERE - BAKEMER
ZMEHES - NEE L Eh it TR
FETWERR NR-T-—ZTFL-F
FNFRA=ZTH  REREBHREL
REK o

190

The majority of the increase in receivables related to the proceeds
from the sale of The HarbourSide units during the year which are
due for settlement in July and August 2010 in accordance with the
respective sale and purchase agreements.

Proceeds from property sales are receivable pursuant to the terms
of the sale and purchase agreements. In addition to the payment of
rental deposits, tenants are required to pay monthly rents in respect
of leased properties in advance. Receivables are regularly monitored
and closely followed up to minimize any credit risk. Except for sale
of properties developed by the Group, it does not hold any collateral
over these balances. The balance of bad and doubtful debts as at 30
June 2010 and 2009 is insignificant.
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15 FEWHE

15 PROPERTIES FOR SALE

%8 Group

NEEBETTHE in HK$ million 2010 2009
URBEBZEERYE  Properties under development for sale located in Hong Kong
— REHER - long leases 800 760
A EBZFEDEK  Completed properties for sale located in Hong Kong
YR — FREAHE 2 — medium term leases 5,055 6,923
5,855 7,683

FEBRT LR —FRER .

16 BENRRKREMEMR

The properties under development for sale are expected to be
recovered after more than one year.

16 TRADE AND OTHER PAYABLES

£ NG
Group Company
LA RETEE in HK$ million 2010 2009 2010 2009
FERFR KR IERTE A Creditors and accrued expenses
(Bi5E(a)) (Note (a)) 1,804 846 7 8
BlIEE (FiFEb)) Deposits received (Note (b)) 1,128 1,003 - =
FENEZMEBARZIE  Amounts due to fellow subsidiaries
(FF3E(e) (Note (c)) 144 179 - -
3,076 2,028 7 8
MIEE - Notes:
(a) ENREEFEREEBHRN—FATEEN @ Creditors and accrued expenses include retention money payable of $183 million (2009:

ZREFEA-—BNT=ZABLT (ZZETIhF:
ANTFNBET) -

b)) BUREZEERETARASET(ZTZAF N
BNF=A&8T) BN —FATEEN -

() BENRRMEARFRGREER 25 RE

B ET A BT RR 0 B HL A FE A5 3R 2 FE AN B
REREDMAT

$68 million) which is not expected to be settled within one year.

(b) Deposits received of $756 million (2009: $843 million) are not expected to be settled
within one year.

(c) The amounts due to fellow subsidiaries are unsecured, interest free and have no fixed
terms of repayment.

Included in trade and other payables are trade creditors with the
following ageing analysis:

%8 Group

BB EITEE in HK$ million 2010 2009
—{& A NEIEA Due within 1 month 1,451 594
={AA%ZH Due after 3 months 190 109

1,641 703
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17 REEEBRLZBIA 17 TAXATION INTHE BALANCE SHEETS

(a) &ERHIEF

(a) Current taxation

%£[& Group
LB AETE in HK$ million 2010 2009
BETSTHBE Provision for Hong Kong Profits Tax 1,024 200
RIS T Provision for China Income Tax 67 55
AEFE 2 ENES Hong Kong Profits Tax payable relating to prior years 41 576
SR
1,132 831

(b) EZEFHIR

(b) Deferred taxation

%8 Group

A BESTTAE in HK$ million 2010 2009
EEFIEAE Deferred tax liabilities 12,708 7,871
EIEF B & E Deferred tax assets (25) (45)
EFIEE (EERE Net deferred tax liabilities 12,683 7,826
REFEEEBEBERLEERZELRE  The components of deferred tax liabilities/(assets) recognized in the
BE(BE) MEARNMFRNZEEM  consolidated balance sheet and the movements during the year are
N as follows:
Y
WA EE TS in HKS million HEATIES
NGB E iy
Depreciation BREE
allowances R ER
in excess WS Future
of related  Revaluation benefit of i %
ERTEEER Deferred tax arising from: depreciation  of properties tax losses Others Total
RZZZN\F+A—H At 1 July 2008 773 6,051 (12) (23) 6,789

Riga iR mmGg /(B A)  Charged/(Credited) to consolidated

(Fff5¥6(a)) income statement (Note 6(a)) 80 967 (10) = 1,037
w_ggni/‘—\ﬂ *Jr = At 30 June 2009 and 1 July 2009 853 7,018 (22) (23) 7,826
ﬁ/‘f e W?D[ﬁ? Charged to reserve 1 26 = - 97

Wiaa iz A% /(B A)  Charged/(Credited) to consolidated

(MTEG(a ) income statement (Note 6(a)) 90 4,657 (3) 86 4,830

RZZE-ZFXA=1H At 30 June 2010 944 11,701 (25) 63 12,683

192
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17 REEEBERLZFIE @
(c) RERZELEBREEE
AEBEARRE THE QR 2 ELHME D
BHN=ZEtTHUBEBT (ZEZT T :
—EEANBEET UEEBEMEENIE
ERBEEELER BAR-Z—F
FRA=+TH AJREEEEBEEEN
BRERBEFDIAGEE - HEEEE
R B BENRERBEER LI RE
BF - AR B O E RS B R RS B 1R AR AR
et FE B AFRAR -

18 RITER
RAA=+BEERRTERZ B%N
mF :

17 TAXATION IN THE BALANCE SHEETS (continued)

(¢c) Deferred tax assets not recognized

The Group has not recognized deferred tax assets in respect of

tax losses of $374 million (2009: $306 million) sustained in the
operations of certain subsidiaries as the availability of future taxable
profits against which the assets can be utilized is not probable at
30 June 2010. The tax losses arising from Hong Kong operations do
not expire under current tax legislation. The tax losses arising from
the operations in Mainland China expire five years after the relevant
accounting year end date.

18 BANK LOANS

At 30 June, bank loans were unsecured and repayable as follows:

%£E Group

LB RETHE in HK$ million 2010 2009
—F sk BNHR Within 1 year or on demand 1,480 _
—FBEFERN After 1 year but within 2 years 4,000 =
MERBRERFTA After 2 years but within 5 years 802 4.694
AEUE Over b years 214 -
5,016 4,694
B RBESH 2 BIT5E R Less: unamortized front end fees (38) (33)
4,978 4,661
6,458 4,661

FA - AARTEFRHRTHNEER
BAE (ZZEZNF  THOEERH
NE) FFEEFE °

REECETRETHNHEROEH -
SO SR KT A EE R AR
BABTEEHETRIER R IEEEE
ABREEFES LR T BB BEK
FoER - AEEERRETRERY
BE sk o

R-ZZE—ZTFEFXA=ZFTH A5E%
E—B=1TZEZ—8BEBT(ZZEZTAN
F:—HETZERX) ABAMBITE
HEE-

HANG LUNG PROPERTIES LIMITED ANNUAL REPORT 2009/10

All bank loans are interest-bearing at rates ranging from 0.4% to
5.9% (2009: 0.4% to 6.8%) per annum during the year.

Certain of the Group's borrowings are attached with financial
covenants which require that at any time, the Group’s consolidated
tangible net worth is not less than and the ratio of borrowings to
consolidated tangible net worth is not more than certain required
levels. During the year, all these covenants have been complied with
by the Group.

At 30 June 2010, the Group had $13,201 million (2009: $17,200
million) committed undrawn banking facilities.
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19 BIERLORIE 19 FINANCE LEASE OBLIGATIONS
MEBNRLEN 2HSABRARME  Total minimum lease payments under finance lease and their
W present values are as follows:
1
=& Group
PR IR

AN FEFA

ZHEF

Z A
Present |
value of  ex

28 RDERM

=43 itk
nterest HaEE
penses Total

minimum  relatingto  minimum

lease future lease
payments periods  payments
LA R EITEE in HK$ million 2010
JEfS &R Amounts payable
—FR Within 1 year 19 17 136
—FREBERFEA After 1 year but within 5 years 168 8 176
287 25 312
I
LASEE &R E in HK$ million 2009
et & Amounts payable
—FR Within 1 year 106 24 130
—FRERFNA After 1 year but within 5 years 287 25 312
393 49 442

BMEMYOEAEZEBRFENEAELE (= The effective interest rate of the finance lease ob

ZTNF : £[E) - (2009: 7%) per annum.
20 BRA 20 SHARE CAPITAL
s

ligations is 7%

2010

2009

Bin2 B AT EE i B PN & FE

(BER) (BE&7T) (B

Number of ~ Amount of ~ Num

Sh%) (B81)
ber of  Amount of

shares share capital shares share capital
(Million) ($Miillion) (Million) ($Million)
ETE Authorized
BRHEE—TT Shares of $1 each 6,000 6,000 6,000 6,000
BEITRER Issued and fully paid
W+ A—8 At 1 July 4,146 4,146 4,145 4,145
RIERR D HRRER T &l Shares issued under share
BT 2R H option scheme 13 13 1 1
R7NA="1H At 30 June 4,159 4,159 4,146 4,146
194 ERMEARLAT —TTH,/ —ZTFFH



21 f#fE
(a) &£H

BE_T-ZTFRN_FTTAFAA=T
BIEEE  AEENRE2ZHFITH

R REEBR -

21 RESERVES
(a) The Group

Details of the movements in reserves of the Group during the

year ended 30 June 2010 and 2009 are set out in the consolidated

statement of changes in equity.

E i Other reserves

[E8RD
ERER fhiEEE
R Employee
Hin&E Capital ERGE  sharebased (RERA Bk
Share  redemption Exchange  compensation ok Retained Total
WASEEatE in HK$ million premium 1eserve reserve Teserve Total profits eserves
R-ZEN\ELA—H  At1July2008 21,715 2,066 1,254 181 25,216 37,016 62,232
TEERENESE  Total comprehensive income for the year - - 143 - 143 4130 4273
FEERTRE Final dividends in respect of
previous year - - - - - {2,114) (2,114)
REERERE Interim divicends in respect of
ourrent year - - - - = (622) (622)
HiTikis lssue of shares 5 - - . 5 - 5
EEREER Employee share-based payments 1 - - 106 107 11 118
RZEZAERBZ AR A0 June 2009 and 1 July 2009 21,7 2,066 1397 27 25471 38,421 63,892
“ZENELA-A
TEE2ANGEE  Total comprehensive income for the year - - 207 - 207 22,256 22,463
FERASRE Final dividends in respect of
previous year - - - - - (2,115) (2,115
REEPHRE Interim dividends in respect of
current year - - - - - (708) (708)
H7kin Issue of shares 124 - - - 124 . 124
EEREER Employee share-based payments 34 - - 86 120 6 126
RZE-BEABZTH  At30 June 2010 21819 2,066 1,604 3 25,922 57863 83,785
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21 ﬁﬁ(%) 21 RESERVES (Continued)
(b) 2F (b) The Company

E {515 Other reserves
B8R
EAED BEHE
et Employee

RipiE Capital ~ share-based R e
Share redemption  compensation &% Retained Total
AR BETAE in HK$ million premium reserve reserve Total profits reserves
RZEE\E+A-H At 1 July 2008 21,715 2,066 181 23,962 3,625 27587
REFEF Profit for the year - - - - 4530 4530
EEERHRE Final dividends in respect of

previous year - - - - (2,114) nd4)

REERHRE Interim dividends in respect of
current year - - - = (622) (622)
R Issue of shares 5 - - 5 - 5
[EEREER Employee share-based payments 1 - 106 107 1 118
REBZAEARZTHRL At30June 2009 and 1 July 2009 21,721 2,066 287 24,074 5430 29,504

“ETNELA-R
RER R Profit for the year - - - = 2390 2390
FEERIRE Final dividends in respect of

previous year - - - - (2,115) {2,115)

REFHRERE Interim dividends in respect of
current year - - - - (705) (705)
BORG Issue of shares 124 - - 124 - 124
EEREER Employee share-based payments 3% - 86 120 6 126
RIE-ZFXAZTH  At30June 2010 21,879 2,066 3 24,318 5,006 29,324

AEBR-F-FTF/A=1THKWRE The retained profits for the Group at 30 June 2010 included $86
BAHBENTREET (ZZTZTAF 0 milion (2009: $33 million) in respect of statutory reserves of the
=F=B&T) OHRBEANMME AT Z  subsidiaries in Mainland China.

BEANTE o

Bt aER M EABERFE M EDH  The application of the share premium account and the capital
REB(RAGED) FU+H/NLEKRSE  redemption reserve are governed by Section 48B and Section
M+ NFREE - EXREBEEEREE  49H of the Hong Kong Companies Ordinance respectively. The
SNB AR IR ELEZIEN 5 ©  exchange reserve comprises the exchange differences arising from
FAAM ()Pl - BB ERE  the translation of the financial statements of overseas subsidiaries.
BREEEEERAEITEZRMDBEZ  The employee share-based compensation reserve comprises the
NE ° fair value of share options granted which are yet to be exercised, as
explained in note 1(u).

RZZE—FFXA=1+H A2aA# The aggregate amount of the Company's reserves available for
DIRTBRERZ FEHETEE RO TIEZIN  distribution to equity shareholders of the Company at 30 June 2010
BELT(ZZEZNF: ATHEE=FTE was $5,006 million (2009: $5,430 million).

TT) e
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(b) 7] (4

BEAREE
AEEMEAEERRZEZBIZAR
EAREERFEZE  UAKREREKD
WMEABEMBOHERRENZ  BARFUE
ERAIEEE -

AEEER N E R REELENG
B AEERRREEKFAI RN
R BCRE R EAEREE RIS RNES
RREzHRETE  TERAEEZ
EHHEAMEERRZEBHHENERE
TEH AR

AEBEBRITABERLRERNENT
Koo W E BRI R A B 5 A R EE 5%
HENGEE - AEREFEHEEREN
FERZ L) o FEIRERITE RN
BEAAEIE - BIRE RIRITHER - I
BRI R i M OF R A o

R-E-—FER-FTEAEAA=+
A AREENFREKT - AAFH
E AT B 2 730 4 5 59 B e A A
BRZIRR o

22 FEIERER

IR BN N A £ E (RS
A=+R8) ¥2EBEHHBRFNHMK
AEEREEENRER - 2 EHE
ZHBARER DERERERNIRE
MERR T NF o FERER BB
BENGARREBE -

21 RESERVES (Continued)

(b) The Company (Continued)

Capital management

The Group's primary objectives when managing capital are to
safeguard the Group'’s ability to continue as a going concern, so that
it can continue to provide returns for shareholders and benefits to
other stakeholders, and to secure access to finance at a reasonable
cost.

The Group actively and regularly reviews and manages its capital
structure to maintain a balance between the higher shareholders'
returns that might be possible with higher levels of borrowings and
the advantages and security afforded by a sound capital position, and
makes adjustments to the capital structure in the light of changes in
the Group's business portfolio and economic conditions.

The Group monitors its capital structure by reviewing its gearing
ratio and cash flow requirements, taking into account its future
financial obligations and commitments. The gearing ratio represents
the proportion of net debt to equity plus net debt. Net debt
represents bank loans and finance lease obligations, less cash and
deposits with banks. Equity comprises shareholders’ equity and non-
controlling interests.

The Group has a net cash position as at 30 June 2010 and 2009.
Neither the Company nor any of its subsidiaries are subject to
externally imposed capital requirements.

22 NON-CONTROLLING INTERESTS

Non-controlling interests represent the equity interests and the
share of profit or loss attributable to outside shareholders in
respect of the subsidiaries not wholly-owned by the Group as at 30
June which hold the Group's interests in investment properties in
Shanghai. Details of movement of non-controlling interests are set
out in the consolidated statement of changes in equity.
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23 ZEBERERMETE 23 NOTESTOTHE CONSOLIDATED CASH FLOW
STATEMENT
(a) REKEEKZ2RE (a) Cash generated from operations
e
NEERETHE in HK$ million 2010 2009
FREEAT = A Profit before taxation 29,914 6,695
R Adjustments for:
FLEUA Interest income (35) (157)
Bris & A Finance costs 47 69
e Depreciation 23 13
KB Z AFEZEN Increase in fair value of investment properties (21,234) (3,523)
& ERRmA Share of profits of jointly controlled entities (166) (23)
EEREEMA Employee share-based payments 126 118
HeEwE 2R /(3&h1) Decrease/(Increase) in properties for sale 1,798 (66)
FEUBR TN R E A FEULZR  (Increase)/Decrease in trade and other receivables (828) 533
Z (3&Em),/md
FERNt R K BT & A Increase/(Decrease) in creditors and accrued expenses 319 (51)
z3Em,/ Cld)
BildeE 2 & m Increase in deposits received 125 78
FERRIZMIBARIZIE  Decrease in amounts due to fellow subsidiaries (35) (27)
2L
RELEEF RS Cash generated from operations 10,054 3,709
(b) RZZTE—FFA=+H" &%£E (b) At30June 2010, the Group had cash and deposits with banks
ZERENBTERA—B—THE of $11,535 million (2009: $8,931 million) which were interest-
—FHEEBST (ZEZhF : \+ bearing at an average rate of 0.3% (2009: 1.6%) per annum
NE=F—EET)  HFHMN=E with geographical and currency distribution as follows:
BEEEM-E(ZZETNF: — &
NE)FE - Ehle R EE S
™~
N
R B A
EF%  Mainland 5T
Hong Kong China Total
2010
BT Hong Kong Dollars 38% 21% 59%
=T United States Dollars 13% 13% 26%
AR Renminbi - 15% 15%
51% 49% 100%
—__L_______J|
2009
BT Hong Kong Dollars 16% 10% 26%
=TT United States Dollars 34% 26% 60%
AR Renminbi _ 14% 14%
50% 50% 100%
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24 HREE
RAAB=+BRZARBENT :

24 CONTINGENT LIABILITIES

At 30 June, contingent liabilities were as follows:

‘A 7] Company

LABEE &R E in HK$ million 2010 2009
ShET B A TIPS 2 $R7T Guarantees given to banks to secure credit facilities drawn
EEMmEEME 2 ER by subsidiaries 6,522 6,194

ARRWESRMB LB 2 EE R EAR
TEEREZERERETMELTHA -
AZERERRTEEZRAFEEE
A ERERRE (ZETNF:
®) -

25 &iE
(a) RAA=T+BMARTERERE
TERAENT -

The Company has not recognized any deferred income for the
guarantees given in respect of borrowings and other bank facilities
for subsidiaries as their fair value cannot be reliably measured and
their transaction price was $Nil (2009: $Nil).

25 COMMITMENTS
(a) At 30 June, capital commitments not provided for in the
financial statements were as follows:

%8 Group

USRS At E in HK$ million 2010 2009
BEL Contracted for 4,167 4461
DI E N REL Authorized but not contracted for 16,452 17984

20,619 22,445

FRAETEEREAARERTE AL
ZEBMER REMEREEZ L
PR RS2 SRR

(b) AEBRETFARER A HEE
LSERHEOEMAETYWE - HTHLY
BRESEMEPWAMERE 2 HAHE
T RANA=TH  KREKDEN
ZHEE@mBEmT

The above commitments include mainly the land costs and
construction related costs to be incurred in respect of the Group’s
development of its investment properties in various cities in
Mainland China.

(b) The Group leases certain properties under non-cancellable
operating leases expiring within ten years. Certain leases
include contingent rentals calculated with reference to revenue
from the properties. At 30 June, total future minimum lease
payments were as follows:

%3 Group

LA BEETAHE in HK$ million 2010 2009
—FR Within 1 year 92 92
—FRERFR After 1 year but within 5 years 46 138

138 230
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26 EEEA

(a) EBRIKEF
AEEDAERERVIREHRERARS
T8 ZETETZEER —MBLZ
NAIZRTAAEE  VHEEESKEE
B-HEAEECEESHERE -

BENEEVZEEZEAF S ZET
BOLER - BB LRREFEM
BRAE - BREERAIZ2HESTAKE
AR B %At 8 - BB R Wz f5kTD
BAFEIES ZHER - AEBEAETF
REOKFMERIEARKEEER
ZiEREBRAZEKERP - AEBAH
BN PR DB BEFERAAREE
I8 DAL 75 SRR R » AEBRF A
ZHFBRBELS-THLAEBT (ZTTN
F:-TALEET) MBEAREEZ
RUREFEBEEABRON+ET (ZEF
NE: =FTET) °

—IHEREFERFIEAERRE ([81E
FFEI]) BRI - YR BB REEE
a2 - BILREDHIRREREZEAA
BABA(ERA-ET) 2ADZhE
BB EHR - AEB 2 HRE2HN
I SRENER 2 RP XTI AR B
ANz REH#m - AEBERAFERNE
hzmEefRams=a8rT (=%
TNEF: ZEBT) -
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26 EMPLOYEE BENEFITS

(a) Retirement benefits

The Group operates a defined contribution provident fund scheme
for its employees. The assets of the scheme are held separately
from those of the Group by an independent trustee and managed by
professional fund managers.

Contributions are made by both the employer and the employees at
a certain percentage of employees’ basic salaries, the percentage
varying with their length of service. When an employee leaves the
scheme prior to his or her interest in the Group’s contributions being
fully vested, forfeited contributions are credited to reserves of the
fund. Depending on the level of reserves, the Group may direct

the trustee to credit dividends to members' accounts out of the
reserves of the fund. The Group's contributions may be reduced by
the forfeited contributions, but there was no such reduction of the
Group's contributions during the year. Total contributions made by
the Group for the year amounted to $19 million (2009: $19 million)
and forfeited sums credited to reserves amounted to $0.4 million
(2009: $0.3 million).

A master trust Mandatory Provident Fund Scheme (the “"MPF
Scheme”) is operated by an independent service provider.
Mandatory contributions are made by both the employer and the
employees at 5% of the employees’ monthly relevant income, up
to a limit of $20,000. The Group’s contributions will be fully and
immediately vested in the employees’ accounts as their accrued
benefits in the scheme. Total MPF contributions made by the Group
for the year amounted to $3 million (2009: $2 million).
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(a) EBAKRER @)
HRAEEZRKSEHE ) —HERE
ROEIEE RO B SR IRET B (TR 2R
Rat8l]) - B RGBSR E S E
ZBERIER - mEE 8 — KR
BB ERATEEESTE -

RAAREFEAMELEBL ZHEBER
B HEBTEETRMERY
RRBEAMEE (R BERKBRETE)
2B o ZEHR R A E QR T &
ExHE—BF DIREBZIFHSEL
XEEEDL - M BRKREMNGEED
HAUMERBEREFES - MAEEH
MHBAFREEZEPBRAHE AR Z
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BT ZETRARNBHBRAIRKNEE
NEL 2R EAE—T—8a8&EL (=
ZENF: LBERL) °

(b) BROBHERER

ARRR =TT _F+—A=+=AK
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WHE=FP =B - AIEMEES
R REENZHRE  BBH - 17EH
REHEENRERD CHEYHES
BRE T 2 BERE o bET SR E R4 B
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+—AZ+—HEm-

26 EMPLOYEE BENEFITS (continued)

(a) Retirement benefits (Continued)

As the Group's provident fund scheme is an MPF Exempted
Occupational Retirement Scheme (the “ORSO Scheme”), eligibility
for membership of the ORSO and MPF schemes is identical. New
employees are offered a one-off option to join either the ORSO or
the MPF scheme.

Staff in the Company’s subsidiaries operating in Mainland China,
are members of a retirement benefits scheme (the “Mainland RB
Scheme”) operated by the local municipal government in Mainland
China. The only obligation of the subsidiaries in Mainland China is
to contribute a certain percentage of their payroll to the Mainland
RB Scheme to fund the retirement benefits. The local municipal
government in Mainland China undertakes to assume the retirement
benefits obligations of all existing and future retired employees of
the subsidiaries in Mainland China. Total contributions made by the
subsidiaries in Mainland China for the year amounted to $11 million
(2009: $9 million).

(b) Equity compensation benefits

The Company has a share option scheme which was adopted on 22
November 2002, whereby the Board of Directors (the “Board”) of
the Company is authorized to grant options to selected participants,
including employees and directors of any company in the Group, to
subscribe for shares of the Company as incentives or rewards for
their contributions to the Group. The exercise price of the options

is determined by the Board at the time of grant, and shall be the
highest of the nominal value of the shares, the closing price of the
shares at the date of grant and the average closing price of the
shares for the five business days immediately preceding the date
of grant. The period open for acceptance of the option and amount
payable thereon, the vesting period, the exercisable period and the
number of shares subject to each option are determined by the
Board at the time of grant. The scheme remains in force for a period
of 10 years commencing on its adoption date and will expire on 21
November 2012.

HANG LUNG PROPERTIES LIMITED ANNUAL REPORT 2009/10 201



B ik Wk

NOTES TO THE FINANCIAL STATEMENTS

26 EEEF =@

26 EMPLOYEE BENEFITS (continued)

(b) ROPWBERN @ (b) Equity compensation benefits (Continued)
FARMDEAE 2 ZEHINT - The movements of share options during the year are as follows:
e/
il 2
Number of share options
N_ZENF RZZ-TF
+HA—H ~A=1H
AT HABITE i
Outstanding Outstanding Rf At 2 17150 H ()
it A on [BEs B BARH on Period during which Exercise price
Date granted 1 July 2009 Granted Exercised Lapsed 30 June 2010 options are exercisable (HKS)
“ZEMFRA=TH 21,154,000 - (11,759,000) - 9395000 “ZTRFAA-THZE 920
20 May 2004 “Z-mERATNA
20 May 2005 to
19 May 2014
“TTRENA-RE 1,206,000 = (400,000) = 806,000 ZETENA—RE 11.40-12.35
“ZERFET—A-A —Z-RFTA=1-H
1 September 2005 to 1 September 2006 to
1 November 2005 31 October 2015
ZEENFT-ATEAE 24,614,000 - (1,150,000) (330,000) 23134000 —ET+F+-—A+EAZ 16.75 - 22.60
ZETLF=A1TNA “T—tF=A+NR
14 November 2006 to 14 November 2007 to
19 March 2007 18 March 2017
T t5tA=HE 80,770,000 - (210,000) (880,000) 79,680,000 —“TZ\F+A=HZ 1736 - 2790
“ZZ\ET-A=t-H “Z-\$t+-A=1H
3 July 2007 to 3 July 2008 to
31 December 2008 30 December 2018
“ZENFT-A=1HZ - 25,650,000 - - 25650000 Z=FT——F+—HA=1HZE 26.46 - 28.88
—Z-Z2F;A—H “T-ZFRAA=1—H
30 November 2009 to 30 November 2011 to
1 June 2010 31 May 2020
@5t Total 127744,000 25,650,000  (13,519,000)  (1,210,000) 138,665,000

bR Bt BARE R IR o B B AR AT —

ELFERRE  YARELARTFE
ERRTTTE - MR B BRARE RS & R
F I A {0 AR R 3K

202

All the above options may vest after one to five years of the grant

date and are exercisable up to the tenth anniversary of the date of
grant, after which they will lapse. No options were cancelled during

the year.
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(b) BROFHEREF @
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B OITEEZEFSNT

26 EMPLOYEE BENEFITS (continued)

(b) Equity compensation benefits (Continued)
In respect of share options granted to the directors, the related
charge recognized for the year ended 30 June 2010, estimated in
accordance with the Group’s accounting policy in note 1(u)(2) was as

follows:

(1) Mr Ronnie C. Chan, $26.4 million (2009: $22.8 million);

(2)  Mr Nelson W.L. Yuen, $27.9 million (2009: $26.0 million);

(3)  MrTerry S. Ng, $23.0 million (2009: $21.9 million);

(4)  MrWilliam RY. Ko, $20.0 million (2009: $19.0 million); and

(5)  Mr Henry TY.Yiu, $3.4 million, including the charge of $3.0
million in relation to his employment as director of the

Company.

In addition, the charge for share-based payments in relation to the
individual with the fifth highest emoluments for the year ended 30
June 2009 amounted to $0.9 million.

(i) Movements in the number of share options outstanding and
their related weighted average exercise prices are as follows:

2010 2009

hnigEFH hnwEFg

1EE 1TIE(E

(7t) (B7T)

Weighted Weighted
average &5 average A in

exercise HAREER B exercise HRtEER B

price Number of price Number of
(HKS) options (HKS$) options
REA—B®ARWITE  Outstanding at 1 July 18.30 127,744,000 1838 82,250,000
2% Granted 26.51 25,650,000 18.30 47650,000
B1TfE Exercised 10.16  (13,519,000) 9.85 (536,000)
[EE Lapsed 20.32 (1,210,000) 24.71 (1,620,000)
RNAZ=Z+HEAHITE Outstanding at 30 June 15.84 138,665,000 18.30  127744,000
RN B=1+HAF11{E Exercisable at 30 June 16.22 30,161,400 13.63 35,417700

AARBRHEEZHERT BB,
AT ENF - +ETAARI
E2TExAA(ZETNF : T
trZAZWE=+HIT) °

The closing prices of the shares immediately before the dates
of grant range from $25.95 to $2760 (2009: $17.22 to $25.00).
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26
(b)

(ii)

(iii)

EMPLOYEE BENEFITS (continued)

Equity compensation benefits (Continued)

The weighted average closing prices of the shares immediately
before the dates of exercise by the directors and the
employees during the year were $27.53 (2009: $Nil) and $28.42
(2009: $20.06) respectively.

The weighted average share price at the dates of exercise for
share options during the year was $2791 (2009: $20.56).

The weighted average remaining contractual life of options
outstanding at the balance sheet date was 7.6 years (2009: 79
years).

The weighted average value per share option granted during
the year estimated at the date of grant using a Black-Scholes
pricing model taking into account the terms and conditions
upon which the options were granted was $8.4. The weighted
average assumptions used are as follows:

i AE 2 BB Share price at grant date $26.16
1TEE Exercise price $26.51
48 G g 71| R Risk-free interest rate 1.9%
TEETEE] () Expected life (in years) 6
& \olatility 0.4
TEHAEARAR B Expected dividend per share $0.68

27
(a)

(b)

(c)
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27
(a)

(b)

(c)

The volatility measured at the standard deviation of expected
share price returns is based on statistical analysis of daily share
prices over the one year immediately preceding the grant date.
Expected dividend per share is based on historical dividend.
Changes in the input assumptions could materially affect the
fair value estimate.

RELATED PARTY TRANSACTIONS

A fellow subsidiary of the Company contributed funds as
capital investment to a subsidiary of the Company for the
development of Plaza 66, a property in Shanghai. The amount
outstanding at 30 June 2010 was $144 million (2009: $179
million).

During the year ended 30 June 2010, two directors of the
Company entered into the sale and purchase agreements to
acquire four units of the Group's residential development, The
HarbourSide, at a total consideration of $85 million on the same
pricing and payment terms offered to all purchasers. There was
no outstanding balance at 30 June 2010.

Emoluments to directors and key management has been
disclosed in notes 5 and 26(b).
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28 FINANCIAL RISK MANAGEMENT OBJECTIVES
AND POLICIES

Exposure to interest rate, liquidity, credit and currency risks arises in

the normal course of the Group’s business. The Group has policies

and practices approved by management as described below in

managing these risks.

(a) Interest rate risk

The Group's interest rate risk arises primarily from deposits with
banks and borrowings issued at floating rates. Interest rate trend
and movements are closely monitored and, if appropriate, existing
borrowings will be replaced with new bank facilities when favourable
pricing opportunities arise.

The interest rates of interest-bearing financial assets and liabilities
are disclosed in notes 18, 19 and 23(b).

Based on the simulations performed at year end in relation to the
Group's bank deposits and borrowings, it was estimated that the
impact of a 100 basis-point increase in market interest rates from
the rates applicable at the year end date, with all other variables held
constant, would increase the Group's profit after taxation and total
equity by approximately $50 million (2009: decrease by $4 million).

This analysis is based on a hypothetical situation, as in practice
market interest rates rarely change in isolation, and should not be
considered a projection of likely future profits or losses. The analysis
assumes the following:

changes in market interest rates affect the interest income and
interest expenses of floating rate financial instruments and
bank borrowings; and

all other financial assets and liabilities are held constant.
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28 BI#EAREEBZERBEK @ 28 FINANCIAL RISK MANAGEMENT OBJECTIVES
AND POLICIES (Continued)

(b) RBEZREM (b) Liquidity risk

AEEESEEmEFERARARNLE  The Group manages its surplus cash centrally and the liquidity risk of

MBARZABIRS MREESLRER ©  the Company and its subsidiaries at the corporate level. The objective

SHEMREEFZ TN IS REBFE 2R s to ensure that an adequate amount of cash and committed bank

TRE  WENHE2EIES 2FRK - & facilities are available to meet all funding requirements. Significant

EEFATRFRZIBEEEEREMEEFE  flexibility is maintained through diverse sources of committed credit

LEERHE  UEEKREBER ZHE  lines to respond to unforeseeable opportunities and events.

REIE -

BRATHRRERE

Contractual undiscounted cash flow

IREE —% A  Between Between HFLLE

Carrying et Within 1 and 2 and Over

BB ETE in HK$ million amount Total 1 year 2 years 5 years 5 years

RITER Bank loans 6,458 6,847 1,679 4,088 909 271
FERBEE Non-current finance lease

TR AT obligations 168 176 = 141 35 =

FENBER M EMERZ  Trade and other payables 3,076 3,093 2,154 544 260 135

R=ZZB-FFA=1+H At30June 2010 9,702 10,116 3,733 4,773 1,204 406

ANATRRAERE

Contractual undiscounted cash flow

—EWMFN —ERFR

IREE —4F 7R  Between Between HFLAL

Carrying 45T Within 1 and 2 and Over

A& TTE in HK$ million amount Total 1 year 2 years 5 years 5 years

RITERN Bank loans 4,661 4,891 53 58 4,775 -

FEERE Floating rate notes 1,500 1,505 1,505 - - -
FERBEE Non-current finance lease

FAH)AHE obligations 287 312 = 136 176 =

FERTEEF N H e ZX  Trade and other payables 2,028 2,052 1,141 329 582 -

RZZEZAFA=1H At 30 June 2009 8,476 8,760 2,704 523 5,533 =
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28 BIXEREEAZEREE @
(c) EERMR

AEEZZERMR T ERK B ERKRI R
FTREERUMNETESmMKE 2 F

AEBEHITHBZEERR  HRRE
HHEFP BEFEMEREHEEREH
SARE - RIEEAKBMABERZYME
S - 7N ER [ 30 B R WO A (AR

B AEETHREEERG - WE
RESE - BEUASERAERE ZEE R
EE o

AEBYEETERTETARS - &
HRASDRBEEETRMEMERNIE
RZBREEHNRBEERF ZBRITRER
i UBEHEERBRRERE -

AR B FTE L 2 BE RS YE R O (R0Bt 5
24FTal) - AREBWEREEMERM
BHRAREERNAQA T EAETMNEAEE
[EfE

AEBYEBEAEHEERR

HEERRZAZLRREABEEAR

RANEWBEEZRAE -
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28 FINANCIAL RISK MANAGEMENT OBJECTIVES
AND POLICIES (Continued)

(¢) Credit risk

The Group's credit risk is primarily attributable to trade receivables

and deposits held with reputable banks and financial institutions.

It maintains a defined credit policy including stringent credit
evaluation on and payment of a rental deposit from tenants. Except
for sale of properties developed by the Group, it does not hold any
collateral over the receivables. Receivables are regularly reviewed
and closely monitored to minimize any associated credit risk.

The Group does not engage in any derivative transactions. Surplus
cash is placed with reputable banks and financial institutions in
accordance with pre-determined limits based on credit ratings and
other factors to minimize concentration risk.

Except for the financial guarantees given by the Company as set out

in note 24, the Group does not provide any other guarantee which
would expose the Group or the Company to material credit risk.

There are no significant concentrations of credit risk within the
Group.

The maximum exposure to credit risk is represented by the carrying
amount of each financial asset in the consolidated balance sheet.
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28 BiIEREEHEREE @

(d) E¥ER
HERREERBBANKEARER
NEIMEEE ANz ERSIE - RIE
TEERR AEEAETETRITHE
R 2REZRBNA\TEET(ZEZAN
F:RNENTNEBESRT) - ENET
HXTHE  REFRASIR2EERA
I TEKX o

AEBETEBETENMHBLAREE
WIEMEBERNIKE  MREHBER
Al FEEAZINERR - NEE (R
HERE) SRAAREEES HEDE
M2 & -

EEEMEF ARBABTEXRR
B/ BREBEBIZ - BTE@HAEE
ZHMERERTE  WAKEZ#
mREEEN B =ZEBRATET
(ZZFTNF : —BRT=BET) °

ERANHBRELEDREHATE
i TR R (AR R

R -

(e) AFE
HIELTIREZ R ERETSEHE
BB A ENRG R EEB B

JRE LA B R e E A PR MR~ RN RR AR R AL

MR - RE RBITERLBITER
ZAHERGRSEEE ZREMEMRS -
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28 FINANCIAL RISK MANAGEMENT OBJECTIVES
AND POLICIES (Continued)

(d) Currency risk

Currency risk arises when recognized assets and liabilities are

denominated in a currency other than the functional currency of the

Group's entities to which they related. The Group maintains certain

bank deposits denominated in United States dollars amounting to

US$380 million (2009: US$688 million). Given that Hong Kong dollars

are pegged to United States dollars, the resulting currency risk on

such deposits is considered insignificant.

The Group also engaged in property development and investments
in Mainland China through its local subsidiaries whose net assets
are exposed to foreign currency risk. Where appropriate, the Group
seeks to hedge investments in Mainland China through borrowings
denominated in Renminbi.

Management estimated that a 1% appreciation/depreciation of
Renminbi against Hong Kong dollar would not have a material effect
on the Group's profit and the Group’s equity would be increased/
decreased by $350 million (2009: $163 million).

The above analysis has been determined assuming that the change
in foreign exchange rates had occurred at the balance sheet date and
that all other variables, in particular interest rates, remain constant.

(e) Fair value
Unlisted investments for which their fair values cannot be reliably
measured are stated at cost less impairment losses.

The fair values of trade and other receivables, trade and other

payables, cash and deposits with banks and bank loans are
considered to approximate their carrying amounts.
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AT REE2EERRE

B FE26(b) 8 A S 2 & H By B A FE
BRZBRELARZER - et T HEE
2z HEMEZRAMT :

(@) REYRZEE

RERH  AEEZRENERERT
REWMEHBILABBRMGEERMBRART
BETER BRESTRZREYE
HEME2BMISERLZEYMERSE
WattFh A - RYEBERRAZM®
BRIOREBEEFBZERDR - W2ER
MR SRR RIEA Y R A E B H
BEBLEE ZEMORMEL - R
HRPREME - HEMGEEZSEDE
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5 WEA o

b) HEWE
AR B 2 IR I AR O 2 BT
TSR R TS EERE | AR R
S B LR 15 5 A 7 AL B L AN T
R EYE TERFE -

29 SIGNIFICANT ACCOUNTING ESTIMATES AND
JUDGMENTS

Key sources of estimation uncertainty

Note 26(b) contains information about the assumptions and their risk

relating to fair value of share options granted. Other key sources of

estimation uncertainty are as follows:

(a) Valuation of investment properties and investment
properties under development
The investment properties and investment properties under
development of the Group were revalued at balance sheet date
by independent professionally qualified valuers on a market value
basis. For the completed investment properties, the valuers have
valued such properties with reference to market evidence taking
into account the rental income of the properties. The assumptions
adopted are based on the market conditions existing at the balance
sheet date, with reference to current market sale prices for similar
properties in the same location and condition and the appropriate
capitalization rate. For the investment properties under development,
the valuers have valued such properties as if they were completed
in accordance with the relevant development plan allowing for any
future construction and other relevant costs required for completion
of the development, and where appropriate, by reference to the
comparable market sale and purchase transactions.

(b) Properties held for sale

The Group determines the net realizable value of unsold properties
based on estimation of future selling price less costs to be incurred
in relation to the sale, with reference to the prevailing market data
and market survey reports available from independent property
valuers.
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AHTHREMZEERR (@)

c) BEHRE
REETHETRENR  AETHE
REMAFERFEFHIEECEERSD
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(d) Fri3#
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29 SIGNIFICANT ACCOUNTING ESTIMATES AND
JUDGMENTS (Continued)

Key sources of estimation uncertainty (Continued)

(c) Impairment of assets

The Group tests regularly whether goodwill and other assets

that have indefinite useful lives have suffered any impairment.

Other assets are reviewed for impairment whenever events or

changes in circumstances indicate that the carrying amount of the

asset exceeds its recoverable amount. The recoverable amount

is determined using fair value less costs to sell or value-in-use

calculations as appropriate. These calculations require the use of

estimates.

(d) Income taxes

There are transactions and calculations for which the ultimate tax
determination is uncertain during the ordinary course of business
and judgement is required in determining the provision for income
taxes. Where the final tax outcome of these matters is different from
the amounts that were initially recorded, such differences will impact
the income tax and deferred tax provisions in the year in which such
determination is made.

(e) Recognition of deferred tax assets

The amount of the deferred tax assets included in the balance sheet
of the Group is recognized only to the extent that it is probable that
future taxable profits will be available against which the temporary
differences and unused tax losses can be utilized. The recognition

of deferred tax assets requires the Group to make judgements

or based on the assessment of future financial performance, the
amount of future taxable profits and the timing of when these will
be realized.

30 ULTIMATE HOLDING COMPANY
The ultimate holding company is Hang Lung Group Limited, a
company incorporated in Hong Kong.
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AEEYERPRAMBELGHALE
MR R R 2 B RT ~ BTEBI R
& BRAIA TS RT3 BN T & S A 5
ZEARRERENLS) -

31 FUTURE CHANGES IN ACCOUNTING POLICIES
The Group has not early applied the following amendments, new
standards or interpretations which have been issued by the HKICPA
but are not yet effective. The adoption of the following amendments
or standards will not result in substantial changes to the Group's
accounting policies.

AT B #isk AR R ta
SETHIRA R

Effective for accounting

periods beginning on or after

HKFRSs (f&5T4%)
HKFRSs (Amendments)

HKFRS 2 ({&5T4)
HKFRS 2 (Amendments)

HK(IFRIC) — Int 19
HK(IFRIC) - Int 19

HKAS 24 (4&&5T)
HKAS 24 (Revised)

HKFRS 8 ({£5T4%)
HKFRS 8 (Amendment)

HKFRS 9
HKFRS 9

HKFRSs2 FFEIEET
Annual Improvement to HKFRSs

M A
Share-based Payment

MBEATAEHSRAE

Extinguishing Financial Liabilities with Equity Instruments

RS AR

Related Party Disclosures

AR N\ 37
KWl

Operating Segments

SRTHE
Financial Instruments

—Z—F5—A—H
1 January 2010
—Z—F5—A—H
1 January 2010
—Z2-—2FtA—A
1 July 2010
—F——%—A—H

1 January 2011

—E——%—H—H
1 January 2011

—=—=%—H—H
1 January 2013

32 LkBEF
B FHKAST (R &

REUFHRCOEHEY

EWEA - BEFIE EBQ‘WEEZW.# Lo

33 REMBHR

EERN_T-ZTFLA-+T/\B&E

I FF A TR A IR

EIDAR R T3
#] HKFRS 8 T/@M’\‘BJ & ETH

32 COMPARATIVE FIGURES

BARFEEH

described in note 2.

Subsequent to the application of HKAS 1 (Revised), Presentation of
Financial Statements and HKFRS 8, Operating Segments, certain
comparative figures have been reclassified to conform to current
year’s presentation. Further details of these developments are

33 APPROVAL OF FINANCIAL STATEMENTS

HANG LUNG PROPERTIES LIMITED ANNUAL REPORT 2009/10

The financial statements were approved and authorized for issue by
the Board of Directors on 28 July 2010.
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3 TEMBAT 34 PRINCIPAL SUBSIDIARIES
RZE—ZFTFA="1H At 30 June 2010
1
BT EER I AV
(AB7T) SEATR NCIGiES: R B
Issued BB DT BB DT Place of
NG Share Capital % Held by % Held by *7% Incorporation
Company (HK$) The Group  The Company Activity  and Operations
Antonis Limited* 10,000 100 100 MEMEE BB
Property leasing Hong Kong
AP City Limited 2 100 - WEHEE o
Property leasing Hong Kong
AP Joy Limited 2 100 - YEERREE i
Property development Hong Kong
& leasing
AP Properties Limited MEERLHEE B
Property development Hong Kong
& leasing
[A] B 34 100 -
A shares
B A% 6 100 -
‘B’ shares
AP Star Limited* 2 100 - BRI E 0
Investment holding Hong Kong
AP Success Limited 2 100 - MEME BB
Property leasing Hong Kong
AP Universal Limited* 2 100 - WEHRE BE
Property leasing Hong Kong
AP Win Limited* 1,000,000 100 - WERE BB
Property leasing Hong Kong
AP World Limited 2 100 100 MERER BB
Property development Hong Kong
Bonna Estates Company Limited 1,000,000 100 100 MENE B8
Property leasing Hong Kong
EBEEARAR* 4,000,000 100 - MEHE BB
Caddo Enterprises, Limited* Property leasing Hong Kong
EE2ARAR 2 100 - MERE Bk
Carmana Limited* Property leasing Hong Kong
Cititop Limited 2 100 - MEZRREE BB
Property development Hong Kong
& leasing
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34 TEMELAT @

34 PRINCIPAL SUBSIDIARIES (continued)

RZE—FFA="1H At 30 June 2010
e 1
EEITIRAR EERilijAva
(AB7T) SEATR UNCIGiES: R B
Issued EmADL RmA DL Place of
NG| Share Capital % Held by % Held by i Incorporation
Company (HKS) The Group  The Company Activity  and Operations
BHRERARAR ERRIEE £
Country Bond Development Limited Investment holding Hong Kong
[A] R 990 79.8 -
A shares
[BJ B 1 100 -
‘B’ share
Dokay Limited* 2 100 - EEN = s
Property leasing Hong Kong
[yt 21 EYNS| 2 100 - EIRIRE BB
Easegood Enterprises Limited Investment holding Hong Kong
Fu Yik Company Limited* 3 100 - MEHE B
Property leasing Hong Kong
ERERAR* 2 100 100 BRI A BB
Gala Ruby Limited* Investment holding Hong Kong
Gowily Limited 2 100 - MERE BE
Property leasing Hong Kong
Grand Centre Limited 4 100 - MERE BE
Property leasing Hong Kong
Grand Hotel Group Limited 10,200 100 - BREAEFEEELERER B
Apartment operating Hong Kong
& management
RRBEREERAR BRI E Bk
Grand Hotel Holdings Limited Investment holding Hong Kong
[A] Bk 62,163,123 100 -
A shares
Bl &% 6,000,000 100 -
‘B’ shares
Hang Chui Company Limited 2 100 - WMERE Bk
Property leasing Hong Kong
Hang Far Company Limited* 2 100 - ERIRE B
Investment holding Hong Kong
ERARAR] 200 100 - MEEE BB
Hang Fine Company Limited Property leasing Hong Kong

HANG LUNG PROPERTIES LIMITED ANNUAL REPORT 2009/10
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34 FEMMELT &)
R-ZE—ZEFXA=1+H

34 PRINCIPAL SUBSIDIARIES (continued)

At 30 June 2010

BT EEailijAva
(A7) KETH NEIFTE E S
Issued EmADL ERADL Place of
NG Share Capital % Held by % Held by ESi Incorporation
Company (HK$) The Group  The Company Activity  and Operations
Hang Kwok Company Limited* 10,000 100 - MEHE 5
Property leasing Hong Kong
Hang Lick Company Limited* 10,000 100 - WEHRE BB
Property leasing Hong Kong
1Bf& (178) BRAR 10,000 100 100 BERE BE
Hang Lung (Administration) Limited Management services Hong Kong
B (KiE) BRATA 1 100 - R E BB
Hang Lung (Dalian) Limited Investment holding Hong Kong
5l (O1%) BRAR 1 100 - ERIRE N
Hang Lung (Jiangsu) Limited Investment holding Hong Kong
5f (Bm) BRAA 1 100 - PERRIR A BB
Hang Lung (Jinan) Limited Investment holding Hong Kong
B2 (&%) BRATF 1 100 - BRI E Bk
Hang Lung (Liaoning) Limited Investment holding Hong Kong
8l (&%) BRAT 2 100 - BB A B
Hang Lung (Shenyang) Limited Investment holding Hong Kong
&g (K2) BRATR 2 100 - BRI E BB
Hang Lung (Tianjin) Limited Investment holding Hong Kong
5% (&) BRAA] 1 100 - BIRIRE &
Hang Lung (Wuxi) Limited Investment holding Hong Kong
Hang Lung Park-In Limited 2 100 - MEHE B
Property leasing Hong Kong
EETRRREERAR* 10,000 100 100 THRIEAER B8
Hang Lung Project Management Project management Hong Kong
Limited*
BREMEEBRERAR 100,000 100 - MBI &b
Hang Lung Property Management Property management Hong Kong
Limited*
BEERBER AT 2 100 100 MERE BB
Hang Lung Real Estate Agency Property agencies Hong Kong
Limited*
BfE (FE) BRAR 2 100 100 PIRRIRE &8
HLP (China) Limited Investment holding Hong Kong
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34 EMBEATE ) 34 PRINCIPAL SUBSIDIARIES (continued)

RZZE—ZFFA=+H At 30 June 2010

e
BT EERilijAva
(A7) SE TR NCIGiES: R B
Issued EamE Dt B Place of
NG| Share Capital % Held by % Held by i Incorporation
Company (HKS) The Group  The Company Activity  and Operations
HLP Fortune Limited 1 100 100 Y 5
Property development Hong Kong
EEERERRAR 2 100 100 B175 o
HLP Treasury Limited Financial services Hong Kong
HLP Treasury Services Limited* 2 100 - ERRIEE s
Investment holding Hong Kong
Hoi Sang Limited* 2 100 - BRRE BE
Investment holding Hong Kong
SHBRAR* 1,000,002 100 - MEER BB
Lockoo Limited* Property development Hong Kong
Magic Modern International Limited* 1 100 100 ES i
Advertising Hong Kong
Mansita Limited* 2 100 - WEHEE BE
Property leasing Hong Kong
Modalton Limited 2 100 - MEHE B
Property leasing Hong Kong
Monafat Limited* 2 100 - WERE BE
Property leasing Hong Kong
Ottringham Limited* 20 100 - MERE B8
Property leasing Hong Kong
Palex Limited* 2 100 - WERE BB
Property leasing Hong Kong
Pocaliton Limited 2 100 - MEHE BE
Property leasing Hong Kong
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34 FEMMELT &)
R-ZE—ZEFXA=1+H

34 PRINCIPAL SUBSIDIARIES (continued)

At 30 June 2010

BEITRA sEA AL

(A7) SEPTH INEIiES R B

Issued HEamE Dt B Place of

NG| Share Capital % Held by % Held by i Incorporation

Company (HKS) The Group  The Company Activity  and Operations

Rago Star Limited 2 100 - YERE 5

Property leasing Hong Kong

Rioloy Limited 2 100 - MEHEE BB

Property leasing Hong Kong

Ronhero Limited* 2 100 - YERE &8

Property leasing Hong Kong

Stooket Limited 2 100 100 MEHE B

Property leasing Hong Kong

Tegraton Limited 2 100 - YEHE B

Property leasing Hong Kong

BHMEFARAR® 100,000 100 - MEHE &

Wai Luen Investment Company, Property leasing Hong Kong
Limited*

Wililoy Limited* 2 100 - MERE BB

Property leasing Hong Kong

Yangli Limited* 2 100 - WERE B

Property leasing Hong Kong

Zarat Limited* 2 100 - MEHE BB

Property leasing Hong Kong
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34 TEMELAT @

R-ZT—FFA=1H

34 PRINCIPAL SUBSIDIARIES (continued)

At 30 June 2010

il AvE
KB INliies: REFEE
ERMANE A AR AR ERADH ERADL Place of
Wholly Foreign Owned Registered % Held by % Held by *1% Incorporation
Enterprises in Mainland China Capital The Group The Company Activity and Operations
AEERWERRAA 1,542,000,000/7C 100 - ESE hEA,
Dalian Hang Lung Properties Ltd. HK$1,542,000,000 Property development Mainland China
FEERMERRAA 301,500,000 7 100 = EZE R,
Liaoning Hang Lung Properties Ltd. US$301,500,000 Property development Mainland China
WRERMERRAR 255,000,000 7 100 - ESH ER,
Shandong Hang Lung Properties Ltd. US$255,000,000 Property development Mainland China
EHERNERRAA 309,990,000 T 100 - ESH ER,
Shenyang Hang Lung Properties Ltd. US$309,990,000 Property development Mainland China
REERHERRAA 1,650,000,000/57C 100 - NEER PEIR
Tianjin Hang Lung Properties Ltd. HK$1,650,000,000 Property development Mainland China
EHEEMEBRAR 1,902,500,0007 7T 100 = MEER R E R
Wuxi Hang Lung Properties Ltd. HK$1,902,500,000 Property development Mainland China
EHEEHERRAA 509,000,000 7% 100 - NEER TR,
Wuxi Hang Ying Properties Ltd. HK$509,000,000 Property development Mainland China
e I
AR BT NIliiEs FETRR
MENEINE AR (En) ERADH ERADH REFEE
Equity Joint Venture Registered % Held by % Held by 1% Incorporation
in Mainland China Capital (USS) The Group The Company Activity and Operations
HRERRHEREARAR 167004,736 82 - NEERRAE RE A
Shanghai Hang Bond Property Property development Mainland China
Development Co., Ltd. & leasing
HEBERNEREARAR 165,000,000 69.3¢ - NERRRAE hE R,
Shanghai Kong Hui Property Property development Mainland China
Development Co., Ltd. & leasing

* FERFE G EHMER

tOERAEERENBATERERMERENE S

il £

FRINGNEZRRRYAEE 28N KR
BEBEAFEZTIEMBRA -

* Not audited by KPMG

the Group.

HANG LUNG PROPERTIES LIMITED ANNUAL REPORT 2009/10

* Represents the Group's attributable interest in the commercial portion of the properties held
either directly or indirectly by the subsidiary

The above list gives the principal subsidiaries of the Group which in
the opinion of the directors, principally affect the profit and assets of
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35 §E& AT 35 JOINTLY CONTROLLED ENTITIES
RZZE—TFA=1H At 30 June 2010
I
BEEITRA FEallijpAve
(B7T) LB NI e Razimsh
Issued e pnd =g Place of
~A] Share Capital % Held by % Held by S Incorporation
Company (HKS) The Group ~ The Company Activity  and Operations
BEMEERAF] 5,000,000 36.8 = IR E B
Country Link Enterprises Limited Investment holding Hong Kong
REERARAR BRIRE 5
Ease Smart Development Limited Investment holding Hong Kong
[A]BR 1 - _
A share
Bl A% 1 100 =
‘B’ share
ERBFERBRLE" 3 333 - WEHRE B
Star Play Development Limited* Property leasing Hong Kong
* R ETR B MEBAER * Not audited by KPMG
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T4 M B
TEN-YEAR FINANCIAL SUMMARY

BB EETE  in HKS million 2010 2009 2008 2007 2006 2005 2004 2003 2002 2001
BmEE Total assets 116,168 88,508 84,341 69,244 60,366 53,096 47226 40,800 39,458 40,546
BB Investment properties 80,965 62,766 59,085 47153 39590 36,032 30,562 27172 24,986 25,024
HFEME Properties for sale

— BE - Completed 5,055 6,923 6,774 9,501 10,159 10,693 7005 - - -

—ZESp - Under development 800 760 43 41 - - 5018 10,775 8,490 7290
Be MIRTER Cash and deposits with banks 11,5635 8931 10,578 6,994 5,984 3,206 1,063 1,104 3,146 3,725
HeE Total liabilities 23,542 17178 15,691 13,407 16,077 11,841 15,273 14,889 12,884 12,302
RITER Bank loans 6458 4661 4419 4782 8464 413 9593 7874 6372 8952
ZEER Floating rate notes - 1,500 1,500 1,500 1,500 1,500 540 540 540 540
A ER Convertible bonds - - - - - - - 3414 3390 -
R R AE R Shareholders’ equity 87944 68,038 66,377 54,277 43246 40288 31,019 24633 26,112 27857
EEFE (81 Net assets (including

R ER) non-controlling interests) 92,626 71,330 68651 55838 44289 41255 31954 25911 26,574 28,244
EXE Turnover 12,057 4173 10080 4389 3657 6955 4533 2,143 2,383 2523
IR R EAL AR Net profit attributable to

shareholders 22,256 4,130 13,159 6,371 4,403 6,813 4,616 875 1,207 1,384
EAREF (BFEE1) Underlying net profit (Note 1) 6,674 2,388 5123 2048 1627 2516 2,065 8756 1,207 17384
RE Dividends 2,951 2,736 2,736 2,320 1,900 1,843 1,439 1,156 1,156 1,156
BRER Per share data
B Eamings

- &K - Basic $5.37 $1.00 $3.18 $1.60 $1.19 $1.94 $1.53 $0.30 $0.42 $0.48

— B - Diluted $530 $099 $315  $158  $118  $192  $152  $030  $0.42 N/A
HEAZF| (FiisE1)  Underlying earings (Note 1)

—HX - Basic $1.61 $0.58 $1.24 $0.51 $0.44 $0.72 $0.69 $0.30 $0.42 $0.48

-3 - Diluted $1.59 $0.57 $1.23 $0.51 $0.44 $0.71 $0.68 $0.30 $0.42 N/A
ey Dividends

— — Interim 17¢ 15¢ 15¢ 13¢ 13¢ 13¢ N¢ n¢ ¢ n¢

— R ~ Final 54¢ 51¢ 51¢ 43¢ 38¢ 37¢ 33¢ 29¢ 29¢ 29¢

—2F —Total for the year 71¢ 66¢ 66¢ 56¢ 51¢ 50¢ 44¢ 40¢ 40¢ 40¢
gL (MfFE3)  Shareholders' equity (Note 3) $21.1  $164  $160 $131  $116  $109  $94  $85  $90  $96
BEFE (B8 Net assets (including

FEERRER) non-controlling interests)

(FffzE3) (Note 3) $223  $172  $166  $135  $119  $112 $9.7 $90  $9.2 $9.8
BEE (fF2) Gearing ratio (Note 2) 0% 0% 0% 0% 9% 7% 24% 31% 23% 19%
IRELER Pay-out ratio 13% 66% 21% 35% 43% 26% 29% 132% 96% 84%
ERRELL®E Underlying pay-out ratio

(Bf=E1) (Note 1) 44% 114% 53% 109% 116% 70% 64% 132% 96% 84%
ERITRE Number of shares issued

(B8) (in million) 4,159 4,146 4,145 4,143 3,732 3,683 3,300 2,889 2,889 2,891

B3 Notes:

1. RMEHREBLEXENER Lz ER To facilitate better understanding of the Group's operational results, the underlying
A BRAF KRS L EHEMBRIEEE net profit, earnings per share and pay-out ratio are presented by excluding the effect
RBERDPREMEZ ATFEEHRERBET of changes in fair value of investment properties and investment properties under
MIERIFEREROTE - development and their related deferred tax and non-controlling interests.

2. BEXAFEEAERENFEBE LR FE 2 Gearing ratio represents net debt over equity plus net debt. Net debt represents bank
HERITER  TRRES  ZEEBER@E loans, convertible bonds, floating rate notes and finance lease obligations, less cash and
FRAFE - KRB RRITER - RIEABE deposits with banks. Equity comprises shareholders’ equity and non-controlling interests.
AR B o T FE TR AR A RS -

3. BEREFT B 2R EEFERDHET 3 Based on shareholders' equity/net assets divided by number of shares issued on the

B

balance sheet date.

HANG LUNG PROPERTIES LIMITED ANNUAL REPORT 2009/10
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BB (aEEs)

PR P 4K (E Faesi®)

EFER AZHEE VO 2EHEE  OBE - AT#m+*
B2 exes  OBE - A F#L*
PR 45 *

BiAE #wemnes  «Fmt*

fr] 48 *

FSEI=re

kT B

* BUFNTEF

Directors

Ronnie C. Chan (chairman)
S.S.Yin (Vice Chairman)*

Philip N.L. Chen (Managing Director)
Ronald J. Arculli, Gam, cvo, GBS, 0BE, JP*
H.K. Cheng, 68s, oBE, Jp*

Laura L.Y. Chen*

PW. Liu, sas Jp*

Dominic C.F Ho*

William RY. Ko

Henry T.Y. Yiu

* Independent Non-Executive Director

EREEY Audit Committee

BES sxigs  OBE - AT#ME (XF) H.K. Cheng, GBs, 0BE, JP (Chairman)

PR %215 Laura L.Y. Chen

BE wemgs 74t PW. Liu, sBs, Jp

Gy Dominic C.F Ho

RERTHEES Nomination and Remuneration Committee

BiHE #xmngs AT+ (£5)
BB ALHBE  CVO - 2LHESZ - OBE - AT+
B0E 4 exmEs  OBE - A F#+

PW. Liu, sBs, Jp (Chairman)
Ronald J. Arculli, 6am, cvo, GBs, 0BE, JP
H.K. Cheng, 68s, 08BE, Jp

PR&E 1R Laura L.Y. Chen

fr]ERRE Dominic C.F Ho

RERR Authorized Representatives
BoR ) % Philip N.L. Chen

TEH Velencia Lee

ANAME Company Secretary

FTEH Velencia Lee

T =R Registered Office

BERBRIREEHER U5
BITRITREZ+N\1Z
BTEE 0 2879 0111
{5H : 2868 6086

28th Floor, Standard Chartered Bank Building
4 Des Voeux Road Central, Hong Kong

Tel : 2879 0111

Fax : 2868 6086

B AAU

#4E ¢ http://www.hanglung.com
FEHIUL + HLProperties@hanglung.com

Internet Address
Website : http://www.hanglung.com
Email address : HLProperties@hanglung.com

BB B
25 g 5HA S AT
ES F]
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Auditors
KPMG

Certified Public Accountants
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LISTING INFORMATION

MNZZE—ZF XA =+H At 30 June 2010

4,159,167,670 & B E{ESE 1.00 7T
2N EEBBE RS BERAR LT

4,159,167,670 shares of HK$1.00 each listed on
The Stock Exchange of Hong Kong Limited

B 3K 5% Stock Code

EBBAZ ST Hong Kong Stock Exchange 00101
BRiEA Reuters 0101.HK
wig Bloomberg 101HK
BFEEEN(R®) Board Lot Size (Share) 1,000
XEEERSF American Depositary Receipt

FE—HREBEEERS) Sponsored Level-1 (Over the Counter)

BHEERS RS, ERA CUSIP Number / Ticker Symbol 41043M104/HLPPY
TErtEFER D 2 & ADR : Underlying Share Ratio 15

TFREiReT - MAVIGIERTT
At

Depositary Bank : The Bank of New York Mellon
Website :

http://www.adrbnymellon.com

REBFRETE
BRPRBESELARIDA
BEEFERER—BNT=%
SR L+A12

Share Registrars

Computershare Hong Kong Investor Services Limited
17th Floor, Hopewell Centre
183 Queen's Road East, Hong Kong

E: Tel : 2862 8628
E-S=1 Fax: 2529 6087
REEBREE Investor Relations Contact
TEM LnlE Velencia Lee Company Secretary
BIHYL Email address : ir@hanglung.com

Jit 4 & Bt SHARE INFORMATION

f&(E Price - (B Price -
4] =K Total Trading & =i Total Trading
High Low Volume High Low Volume
B B Mg B (FAR) B AK 88 (FR)
HK$ HK$  No. of Shares ("000) HK$ HK$  No. of Shares ("000)
EEE———————
2009 2008
% =7 Third quarter 29.00 22.00 466,923 | =% Third quarter 26.80 16.24 535,148
0% Fourth quarter  32.95  27.00 418,858 | #PMUZE Fourth quarter  19.68  11.90 601,347
2010 2009
% —7 First quarter 3255 2535 370,365 | % —2 First quarter 2050 13.56 507,307
% —% Second quarter  32.85  25.95 332,138 | =% Second quarter ~ 27.50  17.40 519,538
R-B-FEAA=+THEZEE: #3015 R-FEAEAA=THZEE: 25,6570
Share Price as at 30 June 2010: HK$30.15 Share Price as at 30 June 2009: HK$25.65

REZB-FF A=+HZHE:

##51,254.0{8 T

Market Capitalization as at 30 June 2010: HK$125.40 billion

REZBFAFAA=THZHE:

Market Capitalization as at 30 June 2009:

#%1,063.4{87T
HK$106.34 billion




BEES  BEETE
—E——FEEHE

Parc 66, Lixia District in Jinan
Opening in 2011

e i AL 5%

101 HK'

Stock Code

SRR R
A H A BR A S SRR A AR S 2 BRARARED R - ok P AL B2 e P RO B K B SR BT o
FAMFL L AR R A B AT Hh R S R B -

Environmentally friendly for a sustainable future:
This report is printed on environmentally friendly paper manufactured from elemental
chlorine-free pulp, using a chemistry-free plate system and soy ink.
In doing so, we are making a small but important contribution
towards a more sustainable future.

TdA - concept, design and production www.tda.com.hk



