Hong Kong Exchanges and Clearing Limited and ThekSExchange of Hong Kong Limited take no respditgidor the
contents of this announcement, make no representas to its accuracy or completeness and expreistfaim any liability
whatsoever for any loss howsoever arising frormaeliance upon the whole or any part of the cottteri this announcement.

This announcement is for information purposes anly does not constitute an invitation or offer tmaire, purchase or subscribe
for securities, nor is it calculated to invite asych offer or invitation. In particular, this annecement does not constitute and is
not an offer to sell or a solicitation of any ofterbuy securities in Hong Kong, the United Statieslsewhere.

Securities may not be offered or sold in the Unitates absent registration or an exemption frogisteation under the U.S.
Securities Act of 1933. Any public offering of séi@s to be made in the United States will onlynhede by means of a prospectus
that may be obtained from the issuer or sellingusgc holder and that contains detailed informaticggarding the issuer and
management as well as financial information. Thierao intention to make a public offering of thews#ties referred to in this
announcement in the United States.
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Announcement of 201 Interim Results

HIGHLIGHTS |

» For the first half of year 2013 (“1H 2013"), the dap recorded turnover of RMB3,623 million, an irase of
121% due to more properties being delivered andgrased as property sales during the reportingopgefkental
and related income (including income from hotelragiens) increased by 25% to RMB701 million for 28(.3.

» Contracted sales for 1H 2013 increased by 315%M&®&409 million. A total Gross Floor Area (“GFA”)fo
238,400 sg.m. was sold and presold with an Avegadieng Price (“ASP”) of RMB26,900 per sg.m..

» As of 30 June 2013, total locked-in sales for delvin the second half of year 2013 (“2H 2013") @weyond
reached RMB9,114 million (including those of Dalassociates) with a GFA of 407,000 sqg.m..

» Gross profit margin was 39% in 1H 2013. In 1H 20d@erating profit increased by 120% to RMB998 roiili
compared to RMB454 million in the first half of ye2012 (“1H 2012").

» Profit attributable to shareholders increased b% 2@ RMB1,051 million in 1H 2013. Core earningsattad
RMB387 million in 1H 2013.

» As of 30 June 2013, total cash and bank deposttseoGroup amounted to RMB12,053 million.
» Net gearing ratio dropped by 11% to 59% as of 3@XR013.

» The total carrying value of the completed investin@operties and hotel properties was recordedB®,694
million as of 30 June 2013. The properties locateshanghai contributed 76% of the total carryiafjie.

Website: www.shuionland.com



BUSINESS REVIEW

For the first half of year 2013 (“1H 2013"), the dBp’s turnover increased by 121% to RMB3,623 mmillian
comparison with turnover of RMB1,643 million in tfiest half of year 2012 (“1H 2012"). Property saland rental
and related income (including income from hotelratiens) accounted for RMB2,913 million and RMB7@dllion
respectively, or 80% and 19% of total turnover kh2013. The remaining sum of RMB9 million or 1% wgenerated
from other income. The significant increase in awer in 1H 2013 was mainly due to the delivery lufee office
buildings and ancillary retail space namely 3, d &rCorporate Avenue in Chongging Tiandi, constityt total Gross
Floor Area (“GFA”) of 99,900 sg.m. and carparks, RiMB1,588 million to certain affiliates of Ping A&roup.

Rental and related income (including income frortehoperations) increased by 25% to RMB701 millioriH 2013
compared to 1H 2012.

In addition, a total GFA of 8,700 sg.m. of investgroperties located at Shanghai KIC and Chongdiraadi
constituting a total sum of RMB275 million, was ogoised as disposal of investment property in 1H320
Recognised property sales for Dalian Tiandi staodMB265 million, and its related profit was receddin the share
of results of associates.

Gross profit increased by 93% to RMB1,419 millionliH 2013 compared to RMB737 million in 1H 2012 eTdross
profit margin was 39%.

Selling and marketing expenses increased by 123RM&143 million in 1H 2013. This was mainly due tiwe
increase in contracted sales achieved during 1K8.20ke amount represented 2.3% of the overall aoted sales
valued at RMB6,167 million, that were contributeddubsidiaries of the Group in 1H 2013.

General and administration expenses increased bip RMB406 million in 1H 2013 compared to 1H 20This was
mainly due to the costs of acquiring a professiamshmercial and leasing team from Taubman TCBL é@tdnber
2012 and also setting up China Xintiandi Limite@XTD”) on 1 March 2013.

In 1H 2013, the Group also recorded an increasainvalue totalling RMB1,138 million, representigo of the total
carrying value of its completed investment propartaind investment properties under constructioralagtion as of
30 June 2013.

Profit attributable to shareholders increased % 26 RMB1,051 million compared to RMB825 million iH 2012.
Core earnings for 1H 2013 were RMB387 million.

As of 30 June 2013, the Group held a total of RMB&9, million (including those of Dalian associatesjocked-in

sales, comprising a total GFA of 407,000 sq.mesldior delivery to customers and recognised aseptpgales in the
second half of year 2013 (“2H 2013") and beyond.
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Property Sales

Recognised Property Sales

Recognised property sales increased by 174% to R8AB2illion, amounting to a total GFA of 176,7@Dm. during
the reporting period. The increase was due to rposperties were delivered and recognised as prpgafes under
turnover of the Group. In particular, three Gradeffice buildings namely 3, 4 and 5 Corporate Aventesidential
apartments and carparks delivered in ChonggingdTiaontributed 72% of the recognised property saleder
turnover, amounting to a total value of RMB2,091liom.

The Group’s recognised Average Selling Price (“ASRas recorded at RMB17,300 per sq.m. in 1H 2018 T
decrease of 4% compared to 1H 2012 was mainlyaubange of product mix and project contribution.

The table below summarises by project the recodrsa¢es (stated after the deduction of busineseft&% and other
surcharges/taxes) for 1H 2013 and 1H 2012:

1H 2013 1H 2012 ASP
Sales GFA Sales GFA Growth
Project revenue sold ASP revenue sold ASP rate
RMB’ RMB RMB’ RMB
million sg.m. per sg.m. million sqg.m. per sg.m. %
Shanghai Taipinggiao - - - 50 360 147,200 -
Shanghai Rui Hong Xin Cheng
(“RHXC") - - - 190 5,100 39,500 -
Shanghai Knowledge and Innovation
Community (“KIC")
Small Office 74 3,000 26,100 35 1,900 19,500 34%
Grade A Office 161 4,600 37,100 - - - -
Wuhan Tiandi
Site A Residential - - - 96 3,500 29,100 -
Site B Residential 255 12,600 21,500 - - - -
Site B Retail 46 1,100 44,300 - - - -
Chongging Tiandi
Residentidl 450 44,200 13,200 431 40,300 13,800 (4%)
Retail & Office 1,535 100,900 16,100 - - - -
Foshan Lingnan Tiandi 423 19,000 23,600 18 840 22,700 4%
Subtotal 2,944 185,400 820 52,000
Carparks and others 244 - - 246 - - -
Dalian Tiandi 265 25,800 10,900 389 33,100 12,500 (13%)
Total 3,453 211,200 17,300 1,455 85,100 18,100 (4%)
Recognised as:
- property sales in turnover
of the Group? 2,913 176,700 17,500 1,062 51,800 21,700 (19%)
- disposal of investment propertfes 275 8,700 33,500 4 200 21,200 58%
- turnover of associates 265 25,800 10,900 389 33,100 12,500 (13%)
Total 3,453 211,200 17,300 1,455 85,100 18,100 (4%)

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

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

Page 3



Contracted Property Sales

In 1H 2013, contracted property sales from genpraperty and carparks, including those from Dakessociates,
amounted to RMB6,409 million, an increase of 315&mf RMB1,546 million in 1H 2012. A total GFA of 23®0
sg.m. was sold and presold, representing growildfo compared to 75,920 sqg.m. in 1H 2012. A chamg®oject

contribution and product mix resulted in an inceeas32% in ASP, which attained RMB26,900 per sg.m.

In addition to the contracted property sales oatliabove, a total GFA of 47,100 sg.m. was substifiteeand subject
to formal sale and purchase agreements as of 32018, at a total value of RMB1,189 million.

No en-bloccommercial property sale was entered into durind? Q3.

The table below provides an analysis by projectaftracted sales (stated before the deduction sihess tax of 5%

and other surcharges/taxes) for 1H 2013 and 1H:2012

1H 2013 1H 2012 ASP
Contracted GFA Contracted GFA Growth
Project amount sold ASP amount sold  ASP rate
RMB’ RMB RMB’ RMB
million sq.m. per sqg.m. million sq.m. per
sqg.m. %
General property sales:
Shanghai Taipinggiao - - - 53 360 147,200 -
Shanghai RHXC 3,487 75,600 46,100 14 360 38,900 19%
Shanghai KIC
Office 34 1,400 24,300 40 1,400 28,600 (15%)
Residential 297 7,800 38,100 - - - -
Wuhan Tiandi
Site A Residential - - - 65 2,100 31,000 -
Site B Residential 942 42,100 22,400 512 22,900 22,400 0%
Site B Retail 72 1,600 45,000 - - - -
Chongging Tiandi
Residentidl 714 70,600 12,300 319 30,000 13,000 (5%)
Retail 103 2,500 41,200 - - - -
Foshan Lingnan Tiandi
Low/mid-rises 205 11,700 17,500 10 500 20,000 (13%)
Townhouses & Retail 175 3,900 44,900 150 3,700 40,500 11%
Subtotal 6,029 217,200 27,800 1,163 61,320 19,000 46%
Dalian Tiandi 242 21,200 11,400 179 14,600 12,300 (7%)
Carparks and others 138 - - 204 - - -
Grand total 6,409 238,400 26,900 1,546 75,920 20,400 32%

1
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Residential GFA Available for Sale and Pre-salghh2013

The Group has approximately 441,700 sq.m. of resi@leGFA spanning six Group projects, available $ale and

pre-sale during 2H 2013 as summarised below:
Available for sale

Project and pre-sale in 2H 2013
GFAin sg.m.

Shanghai RHXC Jing Ting (High-rises) 42,900
Shanghai KIC Jiangwan Regency (Lot 311 Mid-rises and townhouses) 4,100
Wuhan Tiandi Wuhan Tiandi B9, B11 and B13 (Low/mid/high-rises) 71,400
Chongging Tiandi The Riviera Phases 2 - 5 (Low/mid/high-rises) 130,100
Foshan Lingnan Tiandi Regency Phases 1 - 3 (Low/mid/high-rises) 60,200
Legendary Phases 1 - 3 (Townhouses) 22,600

Dalian Tiandi Huangnichuan (Mid/high-rises) 9,100
Huangnichuan (Villas) 19,000

Hekou Bay (Mid/high-rises) 82,300

Total 441,700

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

Rental and related income

Rental and related income from investment propentese by 25% to RMB701 million in 1H 2013. The soim
RMB568 million was generated by rental and relatetme from the existing investment propertiesyesenting an
annual growth of 14%. The remaining sum of RMB13Bion was generated from hotel operations. Thegase was
mainly due to the contribution of rental income amcbme from hotel operations following the compteticquisition
of Shanghai Shui On Plaza and Shanghai LanghanaXditHotel in March 2012.

A total GFA of 207,000 sg.m. of investment propestivas completed in 1H 2013, of which 166,000 sgene held
by subsidiaries of the Group and 41,000 sq.m. \wel& by associate companies. Two major propertegpteted were
the office and ancillary retail space of the fssige of the super-high-rise, namely 2 Corporatenfe at Chongqging
Tiandi, offering a GFA of 130,000 sqg.m., and Lingrdandi Phase 2 at Foshan Lingnan Tiandi with & GF36,000
sg.m.. These two newly completed investment pragsehiad yet to contribute rental and related inconigd 2013.

The table below provides an overview of the reatal related income from investment properties #2013 and 1H
2012 and the percentage of leases in GFA by prppeat are slated to expire between 2013 and 2015:

Rental & related

Leasable income Year on year Leases expire in
Project Product GFA RMB’ million change % of GFA
1H 1H 1H
sq.m. 2013 2012 2013 2013 2014 2015

Shanghai Taipinggiao

Xintiandi, Xintiandi Style

and Langham Xintiandi

Hotel Retail Portion Offices/ Retall 80,000 186 169 10% 20% 25%  25%

Corporate Avenue Phase |  Offices/ Retail 83,000 120 117 3% 24% 24% 37%

Shui On Plaza Offices/ Retall 50,000 64 44 45% 1% 25% 18%
Subtotal 213,000 370 330 12% 16% 25% 27%
Shanghai RHXC Retail 47,000 29 25 16% 3% 7% 15%
Shanghai KIC Offices/ Retail 160,000 91 75 21% 15% 31% 34%
Wuhan Tiandi Retail 46,000 27 27 - 15% 26% 25%
Chongging Tiandi Retail 46,000 10 7 43% 6% 3% 31%
Foshan Lingnan Tiandi Retail 30,000 32 25 28% 3% 3% 9%
Hangzhou Xihu Tiand? Retail - 9 9 - 41% 25%  20%
Total 542,006° 568 498 14% 14% 23%  27%

! Hangzhou Xihu Tiandi has a leasable GFA of 6,afithsand features restaurants, cafes and otherginenent properties. The Group has the
right to use the properties for a term of 20 yeaxpiring in 2023 pursuant to the joint venture e¢ant for the establishment of Hangzhou Xihu
Tiandi Management Co., Ltd.

2 A total GFA of 29,000 sq.m. was occupied by the @rainly for office use. The locations are Shangtaii On Plaza (8,000 sg.m.), Shanghai
KIC (4,000 sg.m.) and Chongging Tiandi (17,000 sq.frhise are not included in the table because tla@g o contribution to the Group's
rental and related income.

3A total GFA of 166,000 sq.m. of investment propesis newly completed in 1H 2013. It is not includethis table for comparison because
there was no contribution to rental and related imeoin 1H 2013.
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Valuation of the Investment Properties Portfolio

The carrying value of the completed investment priigs (excluding hotels and self-use propertiesphuiation with a
total GFA of 708,000 sg.m., was RMB25,306 milliahaf 30 June 2013. Of this sum, RMB361 million (esenting

1% of the carrying value) arose from increased Yailue during 1H 2013. The properties located imrigjnai,

Chongging, Foshan and Wuhan respectively, accouftted@5%, 12%, 8% and 5% of the carrying value loé t
portfolio.

As of 30 June 2013, the carrying value of the itmesit properties under development at valuatioraftotal GFA of
891,000 sg.m. was RMB14,287 million. Of this sunMB¥ 77 million (representing 5% of the carrying v@jwarose
from increased fair value during 1H 2013. The iasee was mainly due to the accelerated construgtimnks of
Corporate Avenue Phase Il (Lots 126 and 127) locatehe Taipingqgiao project and THE HUB projecSinanghai.
Construction works are proceeding for 5 Corporatenriie, Phase I, a Grade A office building withhaping mall
located at Lot 126, with a total GFA of 79,000 sg.projected for completion in 2H 2013. Planneddompletion in
late 2014 are 3 Corporate Avenue, Phase Il, an@hade A office building and shopping mall withaal GFA of
82,000 sg.m. located at Lot 127. Various officeldings and the entertainment and restaurant ard&lBtHUB in
Shanghai, with a total GFA of 75,000 sqg.m., argguted to be completed in 2H 2013. Constructionkaasf the
remaining 158,000 sq.m. of GFA for office and shoppmall space at THE HUB are scheduled to be cetaglin
2014.

The carrying value of Shanghai Langham XintianditdhoShanghai 88 Xintiandi Hotel and Marco Polo drian
Tiandi Foshan Hotel was RMB2,388 million as of 3@ 2013. These projects were carried at eitheothygnal
acquisition cost or the construction cost, netagiuanulated depreciation.

The carrying value of the remaining commercial-lesedbank acquired on or before 2007, was statecbsit of
RMB10,276 million as of 30 June 2013.

The table below summarises the carrying value efrtkiestment properties at valuation as of 30 A& together with the
change in fair value for 1H 2013:

Carrying Valuation
Increase value as of Carrying gain to
Leasable in fair value 30 June value carrying
Project GFA for 1H 2013 2013 per GFA value
sq.m. RMB’ million  RMB’ million RMB per sg.m. %
Completed investment properties at valuation
Shanghai Taipinggiao
Xintiandi, Xintiandi Style and
Langham Xintiandi Hotel Retail Portion 80,000 20 6,213 77,700 0.3%
Corporate Avenue Phase | 83,000 20 4,501 54,200 0.4%
Shui On Plaza 50,000 27 2,768 55,400 1%
Shanghai RHXC 47,000 13 1,014 21,600 1%
Shanghai KIC 160,000 130 4,633 29,000 3%
Wuhan Tiandi 46,000 41 1,192 25,900 3%
Chongging Tiandi 176,000 83 3,020 17,200 3%
Foshan Lingnan Tiandi 66,000 2i 1,965 29,800 1%
Subtotal 708,000 361 25,306 35,700 1%
Investment properties under development at valuation
Shanghai Taipinggiao
Corporate Avenue Phase Il 161,000 524 6,636 41,200 8%
THE HUB 233,000 211 5,087 21,800 1%
Shanghai RHXC 19,000 34 348 18,300 10%
Shanghai KIC 5,000 - 25 5,000 -
Wuhan Tiandi 110,000 8 956 8,700 1%
Chongging Tiandi 363,000 - 1,235 3,400 -
Subtotal 891,000 777 14,287 16,000 5%
Total 1,599,000 1,138 39,593 24,800 3%

"The valuation gain of RMB34 million from investmpriperties completed in 1H 2013 was recognisednduthe development
stage.
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The table below summarises the carrying value @httel properties as of 30 June 2013:

Carrying
value as of Carrying
30 June value
Project GFA 2013 per GFA
sq.m. RMB’ million RMB per sqg.m.
Shanghai Taipinggiao

Shanghai Langham Xintiandi Hotel 33,000 1,790 54,200
Shanghai 88 Xintiandi Hotel 5,000 69 13,800

Foshan Lingnan Tiandi
Marco Polo Lingnan Tiandi Foshan Hotel 38,000 529 13,900
Total 76,000 2,388 31,400
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The table below summarises the portfolio of congaetvestment properties together with their repeoccupancy rates:

Leasable GFA (sg.m.)

Occupancy rate

Hotel/ 30 31 31
serviced June December December Group’s
Project Office Retail apartments Total 2013 2012 2011 interest
Completed before 1H 2013
Shanghai Taipinggiao
Shanghai Xintiandi 5,000 47,000 5,000 57,000 99% 100% 100% 100.0%
Shanghai Xintiandi Style - 27,000 - 27,000 99% 100% 96% 99.0%
Shanghai Corporate Avenue Phase | 76,000 7,000 - 83,000 100% 100% 100% 100.0%
Shanghai Shui On Plaza 30,000 28,000 - 58,000 100% 100% N/A~ 80.0%
Langham Xintiandi Hotel - 1,000 33,000 34,000 100% N/A N/A~ 66.7%
Shanghai RHXC
The Palette 1 - 5,000 - 5,000 100% 100% 100% 79.8%
The Palette 3 - 28,000 - 28,000 99% 98% 100% 79.0%
The Palette 5 - 2,000 - 2,000 53% 53% 39% 79.0%
The Palette 2 - 12,000 - 12,000 89% 86% N/A~ 79.0%
Shanghai KIC
1, 2, 3 and 10 KIC Plaza (Phase 1) 29,000 21,000 - 50,000 85% 84% 77% 86.8%
5 - 9 KIC Plaza (Phase 2) 39,000 10,000 - 49,000 81% 77% 79% 86.8%
KIC Village (R1 and R2) 16,000 11,000 - 27,000 86% 84% 75% 86.8%
11 - 12 KIC Plaza (C2) 27,000 11,000 - 38,000 73% 54% 33% 86.8%
Hangzhou Xihu Tiandi
Xihu Tiandi - 6,000 - 6,000 100% 100% 100% 100.0%
Wuhan Tiandi
Wuhan Tiandi (Lot A4-1) - 16,000 - 16,000 94% 91% 98% 75.0%
Wuhan Tiandi (Lots A4-2 and 3) - 30,000 - 30,000 84% 84% 91% 75.0%
Chongging Tiandi
The Riviera Phase 1 - 2,000 - 2,000 92% 94% 100% 79.4%
The Riviera Phase 2 (Stage 1) - 2,000 - 2,000 50% 91% 96% 79.4%
The Riviera Phase 2 (Stages 2&3) - 4,000 - 4,000 88% N/A N/A~ 79.4%
The Riviera Phase 3 - 6,000 - 6,000 0% N/A N/A~ 79.4%
Chongging Tiandi (Lot B3/01)
-  Phasel - 10,000 - 10,000 100% 97% 100% 79.4%
- Phase2 - 39,000 - 39,000 70% 69% 59% 79.4%
Foshan Lingnan Tiandi
Lingnan Tiandi Phase 1 (Lot 1 phase 1) - 16,000 - 16,000 88% 87% 22% 100.0%
Marco Polo Lingnan Tiandi Foshan Hotel
(Lot D) - 14,000 38,000 52,000 2% N/A N/A '~ 100.0%
Dalian Tiandi
Software office buildings (D22) 42,000 - - 42,000 75% 76% 91% 48.0%
Ambow training school 113,000 - - 113,000 100% 100% 100% 48.0%
Software office buildings
(D14 - S0O2/S04) 52,000 - - 52,000 38% N/A N/A~ 48.0%
Subtotal 429,000 355,000 76,000 860,000
New completion in 1H 2013
Chongging Tiandi
2 Corporate Avenue
(Lot B11-1/02 Phase 1) 119,000 11,000 - 130,000 59.5%
Foshan Lingnan Tiandi
Lingnan Tiandi Phase 2 (Lot 1 Phase 2) - 36,000 - 36,000 100.0%
Dalian Tiandi
ITTD (D10 Retail) - 41,000 - 41,000 48.0%
Subtotal 119,000 88,000 - 207,000
Total leasable GFA 548,000 443,000 76,000 1,067,000
Investment property held by:
- Subsidiaries of the Group 341,000 402,000 76,000 819,000
- Associated companies 207,000 41,000 - 248,000
As of 30 June 2013 548,000 443,000 76,000 1,067,000
As of 31 December 2012 435,000 357,000 76,000 868,000

Note: Hotels and self-use properties are classifisgbroperty, plant and equipment in the condeniseah€ial statements.
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Establishment of China Xintiandi (“CXTD™) on 1 Marc h 2013

To unlock the underlying asset value of the Groygwstfolios, CXTD began operations as a separata@yaged,
wholly owned subsidiary of the Group on 1 March 20This is a step towards the process for a prapesearate
listing of CXTD (the “Proposed Spin-off”) on The Kig Kong Stock Exchange announced on 28 May 2012.

A total of 238 employees had been transferred tar@Xrom Group headquarters and each of differejegt
companies of the Group as of 30 June 2013. Togetitérthe newly instated retail leasing team frol@BL, a
combined total of 362 employees work on asset ne@magt of the investment properties portfolio at ©Xn 1
July 2013, the Group appointed Mr. Philip Wong s €hief Executive Officer (“CEQ”) of CXTD. In thisadership
capacity, the CEO heads an executive team to pediiel expertise and standard of service requir@ktet increasing
domestic and international demand.

There is no assurance that the Proposed Spin-difftalie place or prediction as to when it may tgtace. The
Proposed Spin-off is subject to, among other factapproval by the Listing Committee of The Hongngdstock
Exchange, prevailing market conditions, decisidinthe board of directors of Shui On Land, decisiohthe board of
directors of CXTD, approval of shareholders anddbmiders of Shui On Land, and its timing will reflemarket
conditions.
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Property Development Progress

Property Completed in 1H 2013 and Development fia@H 2013 and 2014

The table below summarises the projects with coostm works completed in 1H 2013 and constructiamks that
are planned for completion in 2H 2013 and 2014:

Clubhouse,
Hotel/ carpark
serviced and other
Project Residential Office Retail apartments Subtotal facilities Total
sg.m sg.m sg.m sg.m sg.m sg.m sg.m.
Actual delivery in 1H 2013
Chongging Tiandi - 119,000 11,000 - 130,000 53,000 183,000
Foshan Lingnan Tiandi - - 37,000 - 37,000 2,000 39,000
Dalian Tiandi* 33,000 - 41,000 - 74,000 24,000 98,000
Total 33,000 119,000 89,000 - 241,000 79,000 320,000
Plan for delivery in 2H 2013
Shanghai Taipinggiao - 51,000 28,000 - 79,000 26,000 105,000
Shanghai KIC 53,000 - - - 53,000 20,000 73,000
THE HUB - 59,000 16,000 - 75,000 42,000 117,000
Wuhan Tiandi 54,000 - 1,000 - 55,000 13,000 68,000
Chongging Tiandi 77,000 133,000 73,000 - 283,000 78,000 361,000
Foshan Lingnan Tiandi 12,000 - 1,000 - 13,000 10,000 23,000
Total 196,000 243,000 119,000 - 558,000 189,000 747,000
Plan for delivery in 2014
Shanghai Taipinggiao - 55,000 27,000 - 82,000 37,000 119,000
Shanghai RHXC 118,000 - 19,000 - 137,000 50,000 187,000
Shanghai KIC - 95,000 6,000 - 101,000 46,000 147,000
THE HUB - 46,000 112,000 44,000 202,000 68,000 270,00(
Wuhan Tiandi 56,000 68,000 110,000 7,000 241,000 148,000 389,00(
Chongging Tiandi 123,000 - 2,000 - 125,000 40,000 165,000
Foshan Lingnan Tiandi 45,000 - 3,000 - 48,000 29,000 77,000
Dalian Tiandi* 91,000 - - - 91,000 44,000 135,000
Total 433,000 264,000 279,000 51,000 1,027,000 462,000 1,489,000

1 Dalian Tiandi is a project developed by associatethe Group.

As a cautionary note, the actual completion dapeedds on and will be affected by construction peegy changes in
the market environments, changes in governmentatigus and other factors.

Construction works completed in 1H 2013

During 1H 2013, construction works were completetheee major developments. In Chongging TiandGa2porate

Avenue came onstream with a total GFA of 119,0Qfthsqf Grade A office space together with 11,000nsepf GFA

as ancillary retail space. In Foshan Lingnan Tiatidi second phase of entertainment and restadeartopment was
completed, offering a total GFA of 36,000 sqg.m. lmasing. These two properties have been includelde Group’s
completed investment property portfolio.

In Dalian Tiandi, a total of 33,000 sq.m. of resiti@l GFA and 41,000 sg.m. of the retail GFA at Hgigsichuan area
(Site C of Dalian Tiandi) were completed in 1H 2013

The following section provides further details betdevelopment progress and completion of eaclhefptojects
located in Shanghai, Wuhan, Chongging, Foshan ahdiD

Shanghai Taipinggiao
Comprising a total GFA of 79,000 sq.m., 5 Corporatenue (Lot 126) will accommodate a Grade A offimélding
with a GFA of 51,000 sq.m. and a high-end shoppimgl offering 28,000 sg.m., both properties beingder

Page 11



development. The superstructure of 5 Corporate dedras been completed. Pre-sale permits for tiheedtiwer were
obtained in June 2013. Construction is scheduldaeteompleted by the end of 2013 and offices aogepied to be
available for fitting out and move-in in early 2014

A Grade A office building of 55,000 sqg.m. and algnd shopping mall of 27,000 sq.m. will be alsdtlas part of the
total GFA of 82,000 sq.m. at 3 Corporate Avenuet (L®7). Substantial construction works for the fdaton were
completed as of 30 June 2013. This project is sdddo be completed in 2014.

Shanghai Rui Hong Xin Cheng

Jing Ting, residential Phase 5 (Lot 6) of Rui Hofig Cheng, is under construction, with planneddestial GFA of
118,000 sg.m. and retail GFA of 19,000 sqg.m.. Tite¢ $tage of pre-sale was launched in Decembe?.2llie second
batch was offered in March 2013. For 1H 2013, @le-sontracted results amounted to a total of RM838 million,
representing an increase of 19% in ASP compar&#éit®d012. Further launches of the remaining reside@FA under
construction are earmarked for 2H 2013. The devedp is scheduled for completion in 2014. The Grbap a
99.0% and a 79.0% effective interest in the regideportion and the retail portion respectively.

Shanghai KIC

The Jiangwan Regency (Lot 311) with GFA of 53,000vs is under construction. The pre-sale launch &ld in
quarter four of 2012. As of 30 June 2013, 49,00fhsqr 92% of the residential GFA was contractduk @evelopment
is scheduled for completion in 2H 2013. The renmgrarea of Lot 311, also known as 1-7 KIC Corpofatenue, and
Lot 12-8, are currently under development with 98,8q.m. of GFA designated for offices, 6,000 sapMGFA for
retail space and 22,000 sg.m. of GFA for hotel tocsion with sales and delivery planned for 20fhd 2015.

THE HUB

Construction works of the superstructure of THE HWiB be substantially completed by the end of 2043otal GFA
of 75,000 sg.m. is planned for completion durind20comprising 59,000 sg.m. of office space, an@d® sq.m. of
entertainment and restaurant facilities, wheresaie-permits for the D17 Showroom Office #2 andv@bom Office
#3 were obtained in August 2013. A shopping mall@8,000 sq.m., office space of 46,000 sg.m. awdlary retalil

space of 9,000 sq.m., and a 5-Star hotel of 4450@. are scheduled for completion in 2014.

Wuhan Tiandi

Wuhan Tiandi B9, with a total GFA of 67,000 sg.mias completed in late 2012. Wuhan Tiandi B11 witbtal GFA
of 55,000 sg.m. is planned for completion in 2H 203ince early 1H 2013, several rounds of salepraesale new
launches of residential apartments and retail @ostiin these two developments have been conduesdlting in
contracted sales of RMB1,014 million.

Construction works at Lot B13 for residential usenmenced in 1H 2013, with a total GFA of 56,000rsqThe new
launch in Lot B13 is scheduled for pre-sale in ZH2 with completion planned for 2H 2014.

Construction is in progress at Lots A1/A2/A3 sheyppmall, and is projected to yield a total GFA aD000 sg.m..
Completion is expected to be in 2014. A Grade Aceffbuilding at Lot A2 is currently under constioat and is
expected to yield prime office space, providingd®®, sg.m. of GFA. Completion is expected to be(h4

Chongging Tiandi

Construction works at the Riviera Phases 2 and B wempleted in 2012 and the residential units hiagen
progressively delivered to customers. The Rividrage 4 (Lot B20-5), with a total GFA of 78,000 sg.was partially
launched for pre-sale from 2H 2012 with deliveryfrasn 1H 2013.

Construction works on 2 Corporate Avenue (Lot Bid21Phase 1) were completed in 1H 2013. The prgpsrt
currently held by the Group as investment propdrtyee Grade A office buildings, 3, 4 and 5 Corporvenue at
Chongging Tiandi (Lot B12-1), together with anajlaetail space and carparks, were delivered tdoousrs in 1H
2013, offering a total GFA of 99,900 sg.m.. The G#F&03,000 sg.m. of 6, 7 and 8 Corporate AvenuggB12-3 and
B12-4) is under development and is earmarked fowmpdetion in 2H 2013. Jialing Tiandi, the shoppinglihconnected
to the Corporate Avenue office zone, is under gansbn and is planned for completion in 2014 t420

Foshan Lingnan Tiandi
Construction works of the retail space at The LegeynPhase 2 Stage 2 (Lot 15 Phase 2) were cordpieted 2013.
This project was duly delivered to customers in2lH 3.

Development works are in progress at Lot 1 Phade, 6, 16, 18 and E where a total GFA of 264,80n. will
accommodate residential and retail space. The dewent is scheduled twe progressively completed from 2H 2013
to 2015.
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Dalian Tiandi
A total GFA of 74,000 sg.m. of residential and Hletpace at Huangnichuan area (Site C of Daliamdijawas
completed in 1H 2013.

Hekou Bay (Site A of Dalian Tiandi) has a total G&#91,000 sg.m. under construction as resideptigperty. The

first pre-sale batch was launched in May 2013 mgtRMB103 million in contracted sales from late MayJune.
Further pre-sales will be launched in 2H 2013. piroperties are scheduled for completion in 2014.

Relocation progress

Shanghai Taipinggiao

Lakeville Phase 4 (Lot 116) has a total resider@igh of 90,000 sg.m. and is under relocation. Titeeis scheduled to
be cleared and delivered to the Group in 2H 20130A30 June 2013, 92% of the households had sigrledation
agreements, an increase of 7% compared to the 836useholds that had signed relocation agreensnisf 31
December 2012. The Group has a 50% interest iddfielopment.

As of 30 June 2013, RMB3,173 million had been pard_ot 116. The balance of the relocation costaseduled to be
paid according to the actual relocation progresksite delivery.

Relocation plans for Lots 118, 119, 120, 122, 123} and 132, with a total proposed GFA of 496,0fins have yet
to be determined. The relocation plans for thetes sire subject to final proposal and agreememistarmong relevant
parties.

Shanghai Rui Hong Xin Cheng

Lots 2, 3, 9 and 10 collectively have a plannedItGFA of 569,000 sg.m.. As of 30 June 2013, 96%atf3 had been
relocated, an increase of 4% compared to 31 Deaeptld®. Relocation percentages for Lots 2, 9 andvédi@ 76%,
83% and 77%, respectively. Lots 2, 3 and 9 have bedergoing legal and arbitration procedures iterreclamation
since late 2012. These sites are scheduled to Ihverdel to the Group for development from 2H 200432014. The
development plan comprises the construction ofleggial apartments in Lots 2 and 9, Rui Hong Tiardertainment
hub in Lot 3 (“Hall of the Moon”), and two officeuldings at a shopping mall in Lot 10 (“Hall of ti®&un”). The
Group has a 79.0% interest in these sites.

As of 30 June 2013, RMB5,943 million had been gardLots 2, 3, 9 and 10. It is envisaged that th&aihce of the
relocation cost will be paid according to the actabocation progress and site delivery.

Relocation plans and timetables have yet to bermi@ted for Lots 1 and 7 for residential use and L6 for

residential with office and retail use, with a tqteanned GFA of 500,000 sg.m.. The relocation plahthese sites are
subject to final proposal and agreement terms amelegant parties.

Details of the relocation progress for the respedtits are provided below:

Estimated
Percentage ¢ Leasable Relocation outstanding Estimated
relocation and cost paid relocation relocation
as o saleable as of cost as of completion
Project 30 June 2013 GFA 30 June 2013 30 June 2013 year

sg.m  RMB’'million RMB’million

Taipinggiao Lot 116

(Phase «esidentic) 92% 90,000 3,17: 80C 201z
RHXC Lot 3

(Rui Hong Tiand- Hall of the Moon) 96% 72,000 1,47¢ 27¢ 2013
RHXC Lot 9 (Phase 6 residentia 83% 84,000 1,48¢ 45C 2014
RHXC Lot 2 (Phase 7 residential’ 76% 105000 1,38¢ 47€ 201«

RHXC Lot 10 (Rui Hong Tiand- Hall
of the Sun shopping mall antvo
office buildings) T7% 308000 1,592 1,64¢ 201415

Total 659000 9,11¢ 3,65C
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Landbank

As of 30 June 2013, the Group’s landbank, includhmegcontribution of its Dalian associates, stobd &FA of 12.9
million, comprising 10.8 million sg.m. of leasaladad saleable area, and 2.1 million sg.m. for clulske, car parking
spaces and other facilities. These landbank priegedsite spread across nine development projecseldén the prime
areas of six major PRC cities: Shanghai, HangzZWaihan, Chongging, Foshan and Dalian.

Of the total leasable and saleable GFA of 10.8ionilsg.m., 1.2 million sg.m. was developed, and liet sale and/or
investment. Approximately 3.6 million sq.m. wereden development, and the remaining 6.0 million square held
for future development.

Only two major Group projects, namely Shanghai ifgigiao and Shanghai Rui Hong Xin Cheng, are stiliject to
relocation as they are city re-development projactguired in the mid 1990s, before the implemeoiatif the public
land auction system in China during the early 2000s

Relocation is underway on a total leasable ancabeGFA of 659,000 sq.m. as described in the pusvisection.
Relocations at these sites are planned for coroplétetween 2013 and 2015. Relocation plans antintteable for
the remaining 1 million sg.m. of GFA located at Sylaai Taipinggiao and Rui Hong Xin Cheng have yebé
determined. The relocation plans for these sitessabject to final proposal and agreement termsngnmelevant
parties.
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The Group’s total landbank as of 30 June 2013udinb that of its associates, is summarised below:

Approximate/Estimated

leasable and saleable GFA Clubhouse,
Hotel/ carpark
serviced and other Group’s
Project Residential Office Retail apartments | Subtotal facilities Total interest
sg.m. sg.m. sg.m. sg.m. sg.m sg.m. sg.m %
Completed properties:
Shanghai Taipinggiao - 111,000 110,000 38,000f 259,000 103,000, 362,000 99.0%
Shanghai RHXC - - 47,000 - 47,000 59,000 106,00  79.0%
Shanghai KIC - 111,000 53,000 - 164,00( 104,000 268,00 86.8%
Hangzhou Xihu Tiandi - - 6,000 - 6,000 - 6,000 = 100.0%
Wuhan Tiandi 1,000 - 46,000 - 47,000 25,000 72,000 75.0%
Chongging Tiandi 37,000 119,000 74,000 - 230,00d 150,000| 380,000  79.4%
Foshan Lingnan Tiandi 36,000 - 66,000 38,000f 140,00d 65,000/ 205,000 100.0%
Dalian Tiandi 86,000 207,000 41,000 - 334,000 126,000 460,000 48.0%

Subtotal 160,000 548,000 443,000 76,000| 1,227,00( 632,000| 1,859,00(
Properties under development:

Shanghai Taipingqgiao 90,000 106,000 55,000 - 251,000 63,000/ 314,000 99.0%
Shanghai RHXC 118,000 - 19,000 - 137,000 50,000/ 187,009 79.0%
Shanghai KIC 53,000 95,000 6,000 22,000/ 176,000 66,000 242,000 99.0%
THE HUB - 105,000 128,000 44,000 277,000 110,000{ 387,000 100.0%
Wuhan Tiandi 110,000 252,000 111,000 40,000 513,000 161,000 674,000 75.0%
Chongging Tiandi 247,000 544,000 262,000 25,000| 1,078,00( 289,000 1,367,000 79.4%
Foshan Lingnan Tiandi 171,000 - 97,000 - 268,000 124,000| 392,000 100.0%
Dalian Tiandi 478,000 189,000 201,000 33,000| 901,004 308,000 1,209,000 48.0%

Subtotal 1,267,000 1,291,000 879,000 164,000{ 3,601,000 1,171,000{ 4,772,00(
Properties for future development:
Shanghai Taipinggiao 166,000 174,000 118,000 38,000f 496,000 44,000 540,000 99.0%

Shanghai RHXC 535,000 272,000 252,000 10,000| 1,069,00( 12,000| 1,081,000 79.0%
Wuhan Tiandi 368,000 35,000 92,000 10,000 505,000 4,000 509,000 75.0%
Chongging Tiandi 780,000 25,000 91,000 78,0001 974,000 218,000| 1,192,000 79.4%
Foshan Lingnan Tiandi 377,000 450,000 125,000 80,000| 1,032,00( 28,000 1,060,000 100.0%
Dalian Tiandi’ 529,000 936,000 362,000 49,000| 1,876,00( 8,000| 1,884,000 48.09%

Subtotal 2,755,000 1,892,000 1,040,000 265,000 5,952,00( 314,000| 6,266,00(

Total landbank GFA 4,182,000 3,731,000 2,362,000 505,000|10,780,000 2,117,000[12,897,000

1

The Group has a 99.0% interest in all the remajriots, except for Shanghai Xintiandi, Corporate iive Phase |, Lot 116, Shui On Plaza

and Langham Xintiandi Hotel, in which the Group 188€.0%, 100.0%, 50.0%, 80.0% and 66.7% effectitezdnt, respectively.

2 The Group has a 79.8% interest in Phase 1, Lotl&fd Lot 167B of Shanghai Rui Hong Xin Cheng, 8%%interest in the non-retail

portion of Lot 6 (Phase 5) and a 79.0% interesaliremaining phases.

The Group has a 79.4% interest in Chongging Tiaedcept for Lot B11-1/02 in which the Group has%b% effective interest. The

development of super-high-rise towers is planned.&@B11-1/02 for a leasable and saleable GFA &,6Q0 sg.m..

4 The Group has a 99.0% and an 86.8% interest reamiz in KIC Lot 311 and KIC Lot 12-8.

®  The Group has a 100.0% interest in Foshan Lingfiandi, except for Lot 6, Lot 16, and Lot 18. Fait$.6 and 16, the Group holds 55.9%
effective interest and the joint venture partneitsMi Fudosan Residential Co., Ltd. (“Mitsui”) hasl.1% effective interest. For Lot 18, the
Group has 54.92% effective interest and Mitsui 42.88% effective interest.

6 The Group has a 48.0% interest in Dalian Tiandigpt for Lots C01, C03, B08, B09, E02A and D06 inciwvhihe Group has a 33.6%

effective interest.

Dalian Tiandi is expected to have a landbaniB &f million sg.m. in GFA. As of 30 June 2013, agjpnately 3.3 million sq.m. had been

acquired. The remaining GFA of approximately 0.8iom sq.m. is expected to be acquired through joutidding in due course.
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MARKET OUTLOOK

The global economy continues on a nascent recdvack in the absence of major downside shocks i8013. The
Eurozone is still in recession, but financial stréas significantly eased compared with 2012, aadihg economic
indicators in some EU countries have been recogefifie US economy has suffered from spending &t still
registered positive growth underpinned by a grddusttengthening labor market and consumption. aeket is
currently anticipating a phasing out of the US ditative easing program in the coming year, whics lalready
affected the growth outlook of the rest of the @orgainst this global backdrop, China’s new lealgr has so far
refrained from adopting major stimulus measurepiteeshat GDP growth has moderated from 7.7% inpiteious
quarter to 7.5% in the second, seeing it as an ropputy to enable better quality growth through thersuit of
structural reforms and rebalancing towards a copsiomdriven model.

The residential property market has staged a strelbgund in the first half of 2013, despite therewuic slowdown
and the National-Five Measures announced in Malfdhs is partly due to the unleashing of pent-up aedh
suppressed by housing curbs in the previous twisyaa well as a rush to avoid 20% capital gaingamsecond-hand
transactions. A strong boost in the second handeesal market then spilled over to the primaryrked, where

transaction volume registered a 30.4% year-on-yeaease in the first half of 2013. The bullish k&trsentiment is
also reflected in the soaring price level, withrage national residential price rising by 12.7%e Tontinuation of the
present market momentum could lead to governmenitehaooling measures in the second half. Howdhés,risk is

mitigated by the slowing pace of economic growtlespite a generally tighter credit environment ie second half
and the rising probability of market dampening noeas such as the implementation of property tazeadre cities,
housing transactions this year are expected tcedatym last year's level.

The outlook for the commercial property sector @sipve, supported by a growing middle class anegoimg

transition towards a consumption-oriented growthdeloThe RICS Commercial Property Survey condudte®1

2013 suggests that commercial property marketsrestiain strong, underpinned by increasing occugganand and
rental expectations. Although Grade A office remtélave recently stabilized in the tier-one citiespnomic
rebalancing and the government’s new urbanizatigicy will provide strong support for lifestyle hstand retalil
property projects, notably in economic hub citidseve we have projects under development: ShanGhaingging,
Wuhan, Foshan and Dalian.

Shanghai stands to benefit from China’s on-goingaritial liberalization and reform. On July 3 20Bhanghai

received State Council’s approval to establish-a@8are-kilometer free-trade zone project, whidesfirst project of

this kind in China. This project will expedite Slgliai’'s development into a global Renminbi tradipig¢ing, clearing

and innovation hub by 2015, and the anticipateldindf white-collar professionals will further strgthen Shanghai's
appeal as a preferred location for property investim

Chongging, being the principal economic hub of W&siha, is continuing its robust economic growthHI1 2013, the
municipality achieved a growth rate of 12.4%, rahRed amongst provincial level cities. China’s Nevbanization
Strategy is a key driver behind Chongqging’s rapggedlopment given its currently low level of urbatian. The city
core of Chongging has recorded an average populgtimwth rate of 5.1% over the past three yearsctwis much
higher than the other major Chinese cities. By 202€ population of Chongging’s urban core is expedo rise from
today’s 8 million to 12 million, providing strongigport for housing demand in the medium term.

The economic prospects of Wuhan have been enhdncéte national strategic development program tabdish a
major regional urban growth pole in Central ChiRareign direct investment (FDI) in Wuhan rose by3% y-o0-y in
Q1 2013, compared to an increase of only 1.44%eanhational-wide level. In Urban Land Institute®13 ranking of
Chinese cities’ investment prospects, Wuhan hasiresd in the fourth place among 36 major Chinesialarad cities.
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Foshan has experienced strong economic growth momeisupported by its city-upgrading program. Fosh&DP
growth recovered from 8.2% in 2012 to 9.5% in 26113 Currently, the government is placing a stromplkasis on
urban renewal projects. One of the key tasks ira®lenhancing Foshan’s appeal by revitalizing theniZa
Lingnan-cultural relics, of which our Lingnan Tiarebnstitutes an important part.

As the major port city in China’s northeast, Dalia®s benefited from the government’s efforts tonpte foreign
investment. Dalian’s FDI registered strong gronti®.8% y-o-y to US$6.4 billion in the first half 8013. During the
same period, Dalian’s software business revenug bye27.7% to RMB 58.1 billion. Supported by a dipigrowing
middle class, Dalian’s retail sales reached RMB.222lion in 2012, almost doubling the level in(X)

Despite slowing economic growth momentum, Chinalgent economic rebalancing growth strategy is fable to
our mixed-use property development model. The driweboost household consumption and accelerate
development of the service sector can mitigate @mon risks rooted in an uncertain global econonmei®nment.
Furthermore, our mixed-use development model pesvitsk diversification in a frequently changingperty policy
environment. China’s new urbanization program, ya $teategic initiative under the new leadershig| @xpedite the
development of urban and inter-city transportati@twork and help to enhance the value of our Tiahde and
Transport Hub commercial properties.
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The Board of Directors (the "Board") of Shui On Hahimited (the "Company" or "Shui On Land") is pbea to
announce the unaudited consolidated results ofCimmpany and its subsidiaries (collectively refertedas the

"Group") for the six months ended 30 June 201keWs:

CONDENSED CONSOLIDATED STATEMENT OF PROFIT OR LOSS
Six months ended
Notes 30 June 2013 (Unaudited)

Six months ended
30 June 2012 (Unaudited)

HK$'million RMB'million HK$'million RMB'million
(Note 2) (Note 2)
Turnover
- The Group 4 4,511 3,623 2,023 1,643
- Share of associates 178 143 246 200
4,689 3,766 2,269 1,843
Turnover of the Group 4 4511 3,623 2,023 1,643
Cost of sales (2,744) (2,204) (1,115) (906)
Gross profit 1,767 1,419 908 737
Other income 159 128 197 160
Selling and marketing expenses (178) (143) (79) (64)
General and administrative expenses (505) (406) (467) (379)
Operating profit 5 1,243 998 559 454
Increase in fair value of
investment properties 1,417 1,138 1,561 1,268
Share of results of associates 3 3 2 2
Gain on disposal of
investment properties 26 21 = -
Finance costs, inclusive of
exchange differences 6 (117) (94) (300) (244)
Profit before taxation 2,572 2,066 1,822 1,480
Taxation 7 (925) (743) (630) (512)
Profit for the period 1,647 1,323 1,192 968
Attributable to:
Shareholders of the Company 1,308 1,051 1,016 825
Owners of perpetual capital securities 197 158 = -
Other non-controlling shareholders
of subsidiaries 142 114 176 143
339 272 176 143
1,647 1,323 1,192 968
(Restated) (Restated)
Earnings per share 9
Basic HK$0.19 RMBO0.15 HK$0.17 RMBO0.14
Diluted HK$0.17 RMBO0.14 HK$0.15 RMBO0.12
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CONDENSED CONSOLIDATED STATEMENT OF PROFIT OR LOSS
AND OTHER COMPREHENSIVE INCOME

Six months ended Six months ended
30 June 2013 (Unaudited) 30 June 2012 (Unaudited)
HK$'million  RMB'million HK$'million RMB'million
(Note 2) (Note 2)
Profit for the period 1,647 1,323 1,192 968
Other comprehensive income (expense)
Items that may be subsequently
reclassified to profit or loss:
Exchange difference arising on
translation of foreign operations 9 (7) (15) (12)
Fair value adjustments on interest rate
swaps designated as cash flow hedges 22 18 22 18

Net adjustment of hedge reserve

reclassified to profit or loss upon early

termination of interest rate swaps - - (7) (6)
Fair value adjustments on cross

currency swaps designated as cash

flow hedges (67) (54) = -

Reclassification from hedge reserve to
profit or loss 75 60 - -
21 17 - -

Item that will not be reclassified
subsequently to profit or loss:
Remeasurement of defined benefit
obligations (56) (45) = -

Other comprehensive expense
for the period (35) (28) - .

Total comprehensive income
for the period 1,612 1,295 1,192 968

Total comprehensive income
attributable to:

Shareholders of the Company 1,273 1,023 1,016 825

Owners of perpetual capital securities 197 158 = -
Other non-controlling shareholders

of subsidiaries 142 114 176 143

339 272 176 143

1,612 1,295 1,192 968
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CONDENSED CONSOLIDATED STATEMENT OF FINANCIAL POSIT ION

30 June 31 December
2013 2012
Notes  RMB'million RMB'million
(Uuaudited) (Audited)
Non-current assets
Investment properties 49,869 46,624
Property, plant and equipment 3,792 3,782
Prepaid lease payments 664 671
Interests in associates 1,267 1,264
Interests in joint ventures 25 -
Loans to associates 1,660 1,659
Accounts receivable 10 101 102
Loan to a joint venture 265 -
Pledged bank deposits 2,742 1,720
Deferred tax assets 112 93
60,497 55,915
Current assets
Properties under development for sale 22,527 20,150
Properties held for sale 1,338 3,274
Accounts receivable, deposits and prepayments 10 2,869 2,606
Amounts due from associates 515 484
Amounts due from related parties 154 210
Amounts due from non-controlling shareholders dfssdiaries 52 65
Pledged bank deposits 955 443
Restricted bank deposits 259 183
Bank balances and cash 8,097 6,287
36,766 33,702
Current liabilities
Accounts payable, deposits received and accruadeha 11 10,055 7,903
Amounts due to related parties 585 782
Amounts due to associates - 11
Amounts due to non-controlling shareholders of slihses 601 530
Tax liabilities 709 908
Bank borrowings — due within one year 5,393 5,103
Convertible bonds 2,502 2,346
Notes 2,990 2,980
22,835 20,563
Net current assets 13,931 13,139
Total assets less current liabilities 74,428 69,054
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CONDENSED CONSOLIDATED STATEMENT OF FINANCIAL POSIT ION - CONTINUED

Capital and reserves
Share capital
Reserves

Equity attributable to shareholders of the Company

Perpetual capital securities
Other non-controlling shareholders of subsidiaries

Total equity

Non-current liabilities

Bank and other borrowings — due after one year

Notes

Derivative financial instruments designated as imeglmstruments
Loans from non-controlling shareholders of subsid&a

Deferred tax liabilities

Defined benefit liabilities

Total equity and non-current liabilities
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30 June 31 December

2013 2012
RMB'million RMB'million
(Unaudited) (Audited)
145 114
35,073 31,367
35,218 31,481
3,094 3,093

2,708 2,694

5,802 5,787
41,020 37,268
14,777 13,700
10,394 10,539

59 23

2,769 2,484

5,352 5,028

57 12

33,408 31,786
74,428 69,054




Notes to the condensed consolidated financial istaids:
1. General

The condensed consolidated financial statements haen prepared in accordance with the applicabtdodure
requirements of Appendix 16 to the Rules GovertilirggListing of Securities on The Stock Exchangelofig Kong
Limited (the "Listing Rules") and with Internatidn&ccounting Standard 34 “Interim Financial Repogti (“IAS

34").

2. Presentation

The Hong Kong dollar figures presented in the cosdd consolidated statement of profit or loss amtensed
consolidated statement of profit or loss and otleenprehensive income are shown for reference ordyhave been
arrived at based on the exchange rate of RMB1.60BIK$1.245 for the six months ended 30 June 2018 an
RMB1.000 to HK$1.231 for the six months ended 30eJA012, being the average exchange rates thatileeyv
during the respective periods.

3. Principal Accounting Policies

The condensed consolidated financial statements hagn prepared on the historical cost basis eXoegertain
investment properties and certain financial insenta which are measured at fair values.

The accounting policies used in the condensed tidased financial statements for the six monthseehd0 June
2013 are the same as those followed in the praparat the Group's annual financial statementdtieryear ended
31 December 2012.

Application of new or revised International Financial Reporting Standards

In the current interim period, the Group has applier the first time, the following new or revisdéuaternational
Financial Reporting Standards ("IFRSs") that afeatifve for annual periods beginning on 1 Janu&d/32

Amendments to IFRSs Annual Improvements to IFRE¥9-2011 Cycle
Amendments to IFRS 7 Disclosures - OffsettingaRirial Assets and Financial Liabilities
Amendments to IFRS 10, Consolidated Financiak8tants, Joint Arrangements
IFRS 1l1and IFRS 12 and Disclosure of Intere€dther Entities: Transition Guidance
IFRS 10 Consolidated Financial Statements
IFRS 11 Joint Arrangements
IFRS 12 Disclosure of Interests in Other Eegit
IFRS 13 Fair Value Measurement
IAS 19 (as revised in 2011) Employee Benefits
IAS 27 (as revised in 2011) Separate Financidk8tants
IAS 28 (as revised in 2011) Investments in Asdesiand Joint Ventures
Amendments to IAS 1 Presentation of Items of ©@emprehensive Income
IFRIC 20 Stripping Costs in the Production &haf a Surface Mine

IFRS 13 Fair Value Measurement

The Group has applied IFRS 13 for the first timéhia current interim period. IFRS 13 establishemgle source of
guidance for, and disclosures regarding, fair vatueasurements, and replaces those requirementsoyskyv
included in various IFRSs. Consequential amendniete been made to IAS 34 to require certain discls to be
made in the interim condensed consolidated finhstaements.
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3. Principal Accounting Policies - continued

IFRS 13 Fair Value Measurement - continued

The scope of IFRS 13 is broad, and applies to fiaéimcial instrument items and non-financial ingtent items for
which other IFRSs require or permit fair value mgaments and disclosures about fair value measutsiraubject
to a few exceptions. IFRS 13 contains a new dé&mifor "fair value" and defines fair value as tiréce that would
be received to sell an asset or paid to transféakility in an orderly transaction in the princlpéor most
advantageous) market at the measurement date acmdent market conditions. Fair value under IFRSs18n exit
price regardless of whether that price is directhgervable or estimated using another valuationnigae. Also,
IFRS 13 includes extensive disclosure requirements.

In accordance with the transitional provisions BRE 13, the Group has applied the new fair valuasonmement
and disclosure requirements prospectively.

IAS 19 Employee Benefits (as revised in 2011)

In the current interim period, the Group has apgpl®S 19 Employee Benefits (as revised in 2011) tedrelated
consequential amendments for the first time.

IAS 19 (as revised in 2011) changes the accouriinglefined benefit plans and termination beneflise most
significant change relates to the accounting foanges in defined benefit obligations and plan assEhe
amendments require the recognition of changes fimatk benefit obligations and in the fair valueén assets
when they occur, and hence eliminate the "corraggproach” permitted under the previous versiorAd 19 and
accelerate the recognition of past service codtsaduarial gains and losses are recognised imaelgti through
other comprehensive income in order for the nesjpanasset or liability recognised in the consdidastatement of
financial position to reflect the full value of tipdan deficit or surplus. Furthermore, the interstt and expected
return on plan assets used in the previous vedidAS 19 are replaced with a "net interest" amaumder IAS 19
(as revised in 2011), which is calculated by apmyihe discount rate to the net defined benefitilligt or asset.
The application of the IAS 19 (as revised in 20h&ay had no material impact on the results and ittandial
position of the Group for current and prior periodiscordingly, no adjustment is presented on theu@is basic and
diluted earnings per share for the current and proiods.

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

The amendments to IAS 1 introduce new terminolagystatement of comprehensive income and incontensiant.
Under the amendments to IAS 1, a statement of celne@msive income is renamed as a statement of profiitss
and other comprehensive income and an income satem renamed as a statement of profit or losg Th
amendments to IAS 1 retain the option to presedfitpor loss and other comprehensive income inegith single
statement or in two separate but consecutive seattm

However, the amendments to IAS 1 require additiahstlosures to be made in the other comprehersgegon
such that items of other comprehensive income largpgd into two categories: (a) items that will hetreclassified
subsequently to profit or loss; and (b) items timaly be reclassified subsequently to profit or lab®n specific
conditions are met. Income tax on items of othenmehensive income is required to be allocatechersame basis
- the amendments do not change the existing opignesent items of other comprehensive incomeelibfore tax
or net of tax. The amendments have been appliedspeictively, and hence the presentation of itefetluer
comprehensive income has been modified to reflecthanges.

Except as described above, the application of thermew or revised IFRSs in the current interimquehas had no

material effect on the amounts reported in theselensed consolidated financial statements andéofadiures set
out in these condensed consolidated financialrseés.
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4. Turnover and Segmental Information

An analysis of the turnover of the Group and sluduternover of associates for the period is asfod:

Six months ended 30 June (Unaudited)

2013 2012
Share o Share of
Group associate Total Groug associate Total

RMB'million RMB'million RMB'million RMB'milion RMB'million  RMB'million
Property developmen:
Propertysale: 2,91z 128 3,041 1,062 187 1,24¢

Property investment:
Rental income received frc

investment propertis 51¢ 15 53¢ 44¢€ 13 45¢
Income from hotel operatio 13z - 13: 6t - 65
Property management fee income 14 - 14 18 - 18
Rental relateincome 36 - 36 34 - 34
701 15 71¢€ 561 13 57¢

Others 9 - 9 1€ - 18
Total 3,623 143 3,76¢€ 1,64z 20C 1,843

For management purposes, the Group is organised loasits business activities, which are broadtg@arised into
property development and property investment.

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

Property development -  development and sale ofgrtigs, mainly residential units
Property investment - offices and retail shopsrgitproperty management and hotel operations
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4. Turnover and Segmental Information - continued

Six months ended 30 June 2013 (Unaudited)

SEGMENT REVENUE
Turnover of the Group
Share of turnover of associates

Total segment revenue

RESULTS
Segment results of the Group

Interest income

Share of results of associates

Finance costs, inclusive of exchange differences
Net unallocated expenses

Profit before taxation
Taxation

Property Property
development investment Others Consolidated
RMB'million RMB'million RMB'million RMB'million
2,913 701 9 3,623
128 15 - 143
3,041 716 9 3,766
746 1,459 Q) 2,204
106
3
(94)
(153)
2,066
(743)
1,323

Profit for the period

Six months ended 30 June 2012 (Unaudited)

SEGMENT REVENUE
Turnover of the Group
Share of turnover of associates

Total segment revenue

RESULTS
Segment results of the Group

Interest income

Gain on acquisition of subsidiaries

Share of results of associates

Finance costs, inclusive of exchange differences
Net unallocated expenses

Profit before taxation
Taxation

Profit for the period

Property Property
development investment Others Consolidated
RMB'million RMB'million RMB'million RMB'million
1,062 563 18 1,643
187 13 - 200
1,249 576 18 1,843
191 1,551 12 1,754
99
50
2
(244)
(181)
1,480
(512)
968

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

Segment results represent the profit earned or iossrred by each segment without allocation of tigén
administration costs, Directors' salaries, inteiasbme, gain on acquisition of subsidiaries, shafr@esults of
associates, finance costs and exchange differefites.is the measure reported to the chief opegadi@cision

makers who are the Executive Directors of the
assessment.

Comdar the purpose of resource allocation and perémce
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5. Operating Profit

Operating profit has been arrived at after chargaongditing):

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

Release of prepaid lease payments
Less: Amount capitalised to property, plant andiggent

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

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

Total employee benefit expenses

Less: Amount capitalised to investment propertieden construction

or development and properties under developfoe sale

Cost of properties sold recognised as an expense

Rental charges under operating leases

Interest income
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Six months ended 30 June

2013 2012
RMB'million RMB'million
(Unaudited) (Unaudited)
93 59
(1) -
92 59
7 5
(6) (4)
1 1
1 1
11 22
1 1
1 2
14 26
251 233
18 13
5 6
274 252
288 278
(83) (81)
205 197
1,922 711
22 29
(106) (99)



6. Finance Costs, Inclusive of Exchange Differences

Six months ended 30 June

2013 2012
RMB'million RMB'million
(Unaudited) (Unaudited)
Interest on bank loans
- wholly repayable within five years 583 402
- not wholly repayable within five years 66 74
Interest on loans from non-controlling shareholdgrsubsidiaries
wholly repayable within five years 72 75
Imputed interest on loan from a non-controllingrethalder of a subsidiary 11 5
Interest on amount due to a related company 1 -
Interest on convertible bonds 217 120
Interest on notes 582 410
Net interest expense from cross currency swapgsid as
cash flow hedges 11 -
Net interest expense from interest rate swaps datsd
as cash flow hedges 10 45
Total interest costs 1,553 1,131
Less: Amount capitalised to investment propertigden construction
or development and properties under developfoesale (1,256) (1,018)
Interest expense charged to condensed consoligaiEanent of profit or loss 297 113
Net exchange (gain) loss on bank borrowings anerdthancing activities (205) 68
Others 2 63

94 244

Borrowing costs capitalised during the six monthdesl 30 June 2013 arose on the general borrowiaggbdhe
Group and were calculated by applying a capitdisatate of approximately 8.1% (for the six mondrgled 30
June 2012: approximately 7.7%) per annum to experedon the qualifying assets.

7. Taxation

Six months ended 30 June
2013 2012

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

The People's Republic of China ("PRC")

Enterprise Income Tax 162 156
Deferred Taxation 334 321
PRC Land Appreciation Tax 247 35

743 512

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

PRC Enterprise Income Tax has been provided apptcable income tax rate of 25% (for the six nhergnded 30
June 2012: 25%) on the assessable profits of impanies in the Group during the period.

The provision for Land Appreciation Tax is estinthéecording to the requirements set forth in thevent PRC tax
laws and regulations. Land Appreciation Tax hasng®vided at ranges of progressive rates of thgemmtion
value, with certain allowable deductions includitend costs, borrowing costs and the relevant ptgper
development expenditures.
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8. Dividends
Six months ended 30 June
2013 2012
RMB'million RMB'million
(Unaudited) (Unaudited)

2012 Final dividend declared and paid
(2012: 2011 final dividend declared) 223 473

Interim dividend declared in respect of 2013 of HKR2
(2012: HK$0.025) per share 140 122

Subsequent to the end of the interim period, thar@das declared the payment of HK$0.022 (equivaien
RMBO0.017) per share, amounting to HK$176 millioguizalent to RMB140 million) in aggregate as th&efm
dividend with respect to 2013.

In May 2013, a final dividend with respect to 20#f2HK$0.035 (equivalent to RMB0.028) per share, animg to
HK$280 million (equivalent to RMB223 million) in ggegate, was approved by the shareholders of thep@oy at
the annual general meeting on 29 May 2013 and waktp the shareholders of the Company in June.2013

In October 2012, an interim dividend with respext2012 of HK$0.025 (equivalent to RMB0.021) perrsha
amounting to HK$145 million (equivalent to RMB123llion) in aggregate was paid to the shareholddrghe
Company. The 2012 interim dividend was paid inftren of cash and/or shares of the Company as ttesblders
were given the option to elect to receive theiidéwnd in new, fully paid shares in lieu of all arpof cash. 65.5%
of the shareholdings elected to receive shareiindf cash dividends at share price of HK$2.932 ghere and
accordingly, 33,360,452 new and fully paid ordinaimares of the Company were issued. These newanydshares
rank pari passu to the then existing shares o€tirapany.

In June 2012, a final dividend with respect to 201 HK$0.10 (equivalent to RMB0.08) per share, antig to
HK$591 million (equivalent to RMB473 million) in ggegate was approved by the shareholders of thep@ayrat
the annual general meeting on 7 June 2012. The fatdlldividend was paid in July 2012 in the forfncash and/or
shares of the Company as the shareholders were tfigeoption to elect to receive their dividendew, fully paid
shares in lieu of all or part of cash. 70.5% of $hareholdings elected to receive shares in liezash dividends at
share price of HK$3.176 per share and accordinigl9,436,566 new and fully paid ordinary shareshef@ompany
were issued. These new ordinary shares rank pssuga the then existing shares of the Company.
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9. Earnings Per Share

The calculation of the basic and diluted earningisghare attributable to shareholders of the Cognmabased on
the following data:
Six months ended 30 June
2013 2012
RMB'million  RMB'million
(Unaudited)  (Unaudited)

Earnings

Earnings for the purposes of basic earnings peesiral diluted earnings per
share, being profit for the period attributableskareholders of the Company 1,051 825

Six months ended 30 June

2013 2012
'million 'million
(Unaudited)  (Unaudited)
(Restated)
Number of shares
Weighted average number of ordinary shares foptinpose of
basic earnings per share 6,973 5,930
Effect of dilutive potential shares:
Convertible bonds 794 736
Weighted average number of ordinary shares foptinpose of
diluted earnings per share 7,767 6,666

The weighted average number of ordinary sharesh®rpurpose of basic earnings per share for thensimths
ended 30 June 2013 and 30 June 2012 have beeteddjoisthe bonus element of the rights issue cetagdlon 20
May 2013.

There were no dilution effects for share optioranggd as the exercise prices of these share ogiramsed were
higher than the average market price for the sirthmended 30 June 2013 and 30 June 2012.
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10. Accounts Receivable, Deposits and Prepayments

Non-current accounts receivable comprise:
Rental receivableis respect of rent-free periods

Current accounts receivable comprise:

Trade receivables (net of allowance for bad and doluti¢bts
with aging analysis (based on the repayment teghsut in

the sales and purchase agreements or debit odtes tenants):

Not yet due

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

Prepayments of relocation cogiete)
Other deposits, prepayments and receivables

Note:

30 June 31 December
2013 2012
RMB'million RMB'million
(Unaudited) (Audited)
101 102
378 303
17 2
3 3
1 2
8 6
407 316
1,816 1,695
646 595
2,869 2,606

The balance represents the amounts that will bitatispd to properties under development for saleaon as the
relocation has been completed, and such relocatiocess is in accordance with the Group's normeratimg
cycle. The balance is not expected to be realisgdniwelve months from the end of the reportirggipd.

Trade receivables comprise:

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

relevant sales and purchase agreements; and

(i) rental receivables which are due for settlemenhugsuance of monthly debit notes to the tenants.
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11. Accounts Payable, Deposits Received and Accru€targes

Trade payables with aging analysis (based on ievdate):

0 - 30 days
31 - 60 days
61 - 90 days
Over 90 days

Retention payable@ote)

Deed tax, business tax and other tax payables

Deposits received and receipt in advance from ptpgales

Deposits received and receipt in advance in resgect
rental of investment properties

Deposit received in respect of partial disposaadity interests
in subsidiaries

Accrued charges

Note:

Retention payables are expected to be paid upomxpey of the retention periods according to tkspective

contracts.
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30June 31 December
2013 2012
RMB'million RMB'million
(Unaudited) (Audited)
1,850 2,443
8 29
24 16
204 80
2,086 2,568
469 448
273 325
6,560 3,551
338 324
- 352
329 335
10,055 7,903




12. Share Capital

Authorised Issued and fully paid
Number of Number of
shares US$'000 shares US$'000
Ordinary shares of US$0.0025 each
At 1 January 2012 12,000,000,000 30,000 5,211,887,9 13,029
Issue of new shares for the
acquisition of equity interests
in subsiaries - - 626,909,643 1,567
At 30 June 2012 12,000,000,000 30,000 5,838,497,624 14,596
At 1 January 2013 12,000,000,000 30,000 6,001,292,6 15,003
Issue of new shares under
rights issue(note) - - 2,000,431,547 5,001
At 30 June 2013 12,000,000,000 30,000 8,001,726,189 20,004
30 June 31 December
2013 2012
RMB'million RMB'million
(Unaudited) (Audited)
Shown in the condensed consolidated statememarfidial position as 145 114

Note:

On 20 May 2013, the Company completed the riglgseidy issuing 2,000,431,547 rights shares on dses lof
one rights share for every three existing shates,sabscription price of HK$1.84 per rights sh@Rights Issue").
The cash proceeds of approximately HK$3,719 milllequivalent to RMB2,937 million), before shareuiss
expenses of HK$44 million (equivalent to RMB38 imitl), are used to finance the land relocation, yeynt of
existing debts, and for general working capitathe Group. These shares rank pari passu with #me éRisting

shares in issue in all aspects.
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Financial Review

Turnover of the Group and associatés the six months ended 30 June 2013 was RMB3mdbon (2012:
RMB1,843 million), composed of turnover from suligites of RMB3,623 million (2012: RMB1,643 milliorand the
proportionate share of turnover from Dalian asgesiaf RMB143 million (2012: RMB200 million).

Property saledor the six months ended 30 June 2013 amounted\B3041 million (2012: RMB1,249 million),
comprising property sales by subsidiaries of RM&3,fillion (2012: RMB1,062 million) and the proportate share
of RMB128 million (2012: RMB187 million) from Dalraassociates. An increase in GFA delivered to ouste from
51,800 sg.m. to 176,700 sq.m. produced a corregpgridcrement in sales of RMB1,851 million. The Biess
Review Section provides a detailed "Property Sadestview of the six months ended 30 June 2013.

Rental and other related inconfeom investment properties of the Group rose b%2®» RMB710 million (2012:
RMB581 million), mainly due to the contribution oéntal income and income from hotel operationsofihg the
completed acquisition of Shanghai Shui On PlazaSivahghai Langham Xintiandi Hotel in March 2012.

Gross profitfor the six months ended 30 June 2013 increasé&dviB1,419 million (2012: RMB737 million) while
gross profit margin declined to 39% (2012: 45%)e Hecline in gross profit margin was mainly becans#)13, more
turnover of the Group came from property sales whbe gross profit margins were lower than rental eelated
income. Property sales gross profit margin increasightly to 34% (2012: 33%).

Other incomedecreased by 20% to RMB128 million (2012: RMB16Dliom). It consisted of interest income of
RMB106 million (2012: RMB99 million) together withrants received from local government and sundecgrime of
RMB22 million (2012: RMB11 million). In 2012, therGup also had a one-off accounting gain of RMBS5Uioni
from the acquisition of Shanghai Langham XintiaHdtel.

Selling and marketing expensesreased significantly by 123% to RMB143 millio202: RMB64 million) mainly
due to the increase in contracted sales achieveleb@roup (excluding sales by associates) by 3&1686167 million
sg.m. (2012: 1,367 million sq.m.).

General and administrative expensegreased marginally by 7% to RMB406 million (20I1RMB379 million).
The increase was due to the costs of acquiringpgessional commercial and leasing team from TaubW@BL in
December 2012 and also setting up China Xintiamdited on 1 March 2013.

The various factors described above brought abaigmificant increase imperating profitby 120% to RMB998
million (2012: RMB454 million).

Increase in fair value of investment propertégecreased by 10% to RMB1,138 million (2012: RMEB, 2nillion), of
which RMB361 million (2012: RMB449 million) was deed from completed investment properties and RMB77
million (2012: RMB819 million) came from investmepttoperties under construction or development. Fd@graph
headed "Investment Property Business" in the BssinReview Section offers a detailed descriptiontiefse
properties.

Share of results of associatesas RMB3 million (2012: RMB2 million), which inctled a revaluation gain from
investment properties under development or consbuc(net of related taxes) amounting to RMB15 il
(2012:RMB21 million) attributable to the Group.

Finance costs, inclusive of exchange differerasasunted to RMB94 million (2012: RMB244 millionlotal interest
costs increased to RMB1,553 million (2012: RMB1,1@illion). Of these interest costs, 81% (2012: 908&t)
RMB1,256 million (2012: RMB1,018 million) were capiised as cost of property development, with gm@aining
19% (2012: 10%) interest relating to mortgage loanscompleted properties and borrowings for genemaking
capital purposes being expenses. Exchange gaiM&2R5 million was due to the appreciation of the BRidgainst
the HK$ and the USD in 2013 while the Group recdrde exchange loss of RMB68 million in 2012.

Profit before taxatiorincreased by 40% to RMB2,066 million (2012: RMBX4&illion), as a result of the various
factors outlined above.
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Taxationincreased by 45% to RMB743 million (2012: RMB512limin). The effective tax rate for 2013 was 27%
(2012: 32.8%), after excluding the land apprecratiax of RMB247 million (2012: RMB35 million) whickvas
assessed based on the appreciation value of sapenpies) together with its corresponding enteepingome tax effect
of RMB62 million (2012: RMB9 million). The decrease the effective tax rate was attributable to iherease in
exchange gain resulting mainly from revaluatiomf$hore borrowings, which were not subject toitathe PRC.

Profit attributable to shareholders of the Compdaythe six months ended 30 June 2013 was RMB1@i8ibn, an
increase of 27% when compared to the same periddlif (2012: RMB825 million).

Core earnings of the Group were as follows:

Six months ended 30 June

2013 2012 Change
RMB'million RMB'million %
Profit attributable to shareholders of the Company 1,051 825 +27%
Less:
Increase in fair value of investment propertiethef Group
(net of deferred tax effect and share of non-cdiimgpinterests) (807) (789)
Share of increase in fair value of investment pridge of associates
(net of tax effect) (15) (21)
Profit attributable to shareholders of the Complaefpre
revaluation of investment properties 229 15 +1,427%
Add:
Profit attributable to owners of perpetual capseturities 158 -
Core earnings of the Group 387 15

Earnings per shareattained RMBO0.15, which is calculated based oneiglted average of approximately 6,973
million shares in issue during the six months en8@dune 2013 (2012 restated: RMBO0.14, which isutaled based
on a weighted average of approximately 5,930 nnilsbares in issue).

Dividends payable to shareholders of the Compang ba comply with certain covenants under the gemates and
perpetual capital securities as follows:

« Dividends payable to the shareholders of the Comfamgether with any redemption, repurchase or sagpn of
the Company’s shares) should not exceed 20% o€trapany’s consolidated net income (which approx@sat
profit attributable to shareholders of the Compdny is adjusted for, among others, exchange differs,
gain/loss from non-ordinary course asset dispasaiisextraordinary or non-recurring gains basedeoms of the
senior notes) for any two semi-annual periods @né&stain conditions pursuant to the terms of #ress notes
have been met.

« In the case where the Company opts to defer the@alyof coupons to the owners of perpetual capéalrities,

no dividend payments should be made to the shatetsobf the Company unless all coupons so defdrasd
been paid in full.
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Capital Structure, Gearing Ratio and Funding

On 20 May 2013, the Company completed the rigtsisesy issuing 2,000,431,547 rights shares on dbes lof one
rights share for every three existing shares, sulescription price of HK$1.84 per rights share. Tie¢ proceeds of
approximately RMB2,899 million, are used to finarthe land relocation of Shanghai Taipinggiao andHRang Xin
Cheng projects, repayment of existing indebtedmessding convertible bonds, and for working capparposes.
These new shares ranked pari passu with the thstingxshares in issue in all aspects of the Compan

The structure of the Group’s borrowings as of 30eJ2013 is summarised below:

Due in more  Due in more

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

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

Bank borrowings — RMB 10,956 2,234 1,985 5,665 1,072
Bank borrowings — HK$ 6,798 2,575 2,153 2,070 -
Bank borrowings — USD 2,416 584 897 935 -

20,17( 5,39: 5,03t 8,67( 1,07z
Convertible bonds — RMB 2,502 2,502 - - -
Notes — RMB 6,572 2,990 3,582 - -
Notes — SGD 1,240 - 1,240 - -
Notes — USD 5,572 - 5,572 - -

Total 36,05¢ 10,88¢ 15,42¢ 8,67( 1,07z

Total cash and bank deposits amounted to RMB12n3®n as of 30 June 2013 (31 December 2012: RMBS3,
million), which included RMB3,697 million (31 Decdrar 2012: RMB2,163 million) of deposits pledged#mks and
RMB259 million (31 December 2012: RMB183 millionj westricted bank deposits which can only be appt®
designated property development projects of thauro

As of 30 June 2013, the Group’s net debt balance RMB24,003 million (31 December 2012: RMB26,03%liom)
and its total equity was RMB41,020 million (31 Deteer 2012: RMB37,268 million). The Group’s net gegiratio
was 59% as of 30 June 2013 (31 December 2012: #a#6)lated on the basis of the excess of the duwanvertible
bonds, notes, bank and other borrowings net of batdnces and cash (including pledged bank deparsitsestricted
bank deposits) over the total equity.

Total undrawn banking facilities available to theo@ amounted to approximately RMB7,915 millioncds30 June
2013 (31 December 2012: RMB7,578 million).

Pledged Assets

As of 30 June 2013, the Group had pledged certad use rights, completed properties for investnagmt sale,
properties under development, accounts receivatde bnk and cash balances totalling RMB55,429 onill{31
December 2012: RMB43,203 million) to secure the Up® borrowings of RMB18,300 million (31 DecembdX12:
RMB16,692 million).

Capital and Other Development Related Commitments

As of 30 June 2013, the Group had contracted comenits for development costs and capital expenditurthe
amount of RMB14,603 million (31 December 2012: RMBM2 million).
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Future Plans for Material Investments and Source§funding

The Group plans to focus on the development of dkisting landbank that encompasses prime locatiéss.
appropriate opportunities arise, the Group mayi@péte in projects of various sizes wherein itmpetitive strengths
provide advantages. The Group may also pursue ptbspects, including different ways to acquiredlaevelopment
rights for the purpose of undertaking property digwement projects or to increase the scale of ctiroperations by
leveraging the Group’s master planning expertise.

Cash Flow Management and Liquidity Risk
Management of cash flow is the responsibility & @Group’s treasury function at the corporate level.

The Group’s commitment is to maintain a balanceveen continuity of funding and flexibility throughcombination
of internal resources, bank borrowings and delatnfomg, as appropriate. The present financial apddity position
enables the Group to maintain a reasonable ligquldiiffer so that sufficient funds are availablenteet liquidity
requirements at all times.

Exchange Rate and Interest Rate Risks

The revenue of the Group is denominated in RMB. ddrevertible bonds and the notes issued in 201®@aad were
also denominated in RMB. As a result, the coupoymamts and the repayment of the principal amouhtth®
convertible bonds and notes issued in 2010 and @0Xiot expose the Group to any exchange rateAigkrtion of
the revenue, however, is converted into other ogies to meet our foreign-currency-denominated déligations,
such as bank borrowings denominated in HK$ and USTd, senior notes denominated in SGD and USD issued
2012. As a result, to the extent that the Groupahast currency exposure, there is exposure toutitions in foreign
exchange rates.

As at 30 June 2013, the Group entered into crogsrty swaps to hedge against the variability shddows arising
from the Group’s SGD 250 million notes with a méaguof three years, due on 26 January 2015 (“20G® $lotes”).

The 2015 SGD Notes are denominated and settledsid, &nd bear coupon interest at the rate of 8%apeum,

payable semi-annually in arrears. Under these swh@sGroup would receive interest at a fixed cdt8% per annum
and pay interest semi-annually at fixed rates rapdiom 9.57% to 9.68% per annum, based on th@matiamounts
of RMB1,269 million in aggregate.

The relatively stable currency regime with regardhiie RMB is maintained by the PRC Central Govemtmeahich
permits the exchange rate to fluctuate only withipredefined range to a portfolio of various cucies. Given these
defined circumstances, the Group does not expectnaaterially adverse effects of the exchange rhtetufation
between the RMB and HK$/USD. Nevertheless, the @i@ntinues to monitor closely its exposure to exgie rate
risk, and is prepared to employ derivative finahcistruments to hedge against its exchange rsiteifinecessary.

The Group’s exposure to interest rate risk restuien fluctuations in interest rates. Most of theo@v's bank

borrowings consist of variable rate debt obligadievith original maturities ranging from two to foyears for project

construction loans, and two to ten years for mgegans. Increases in interest rates would raiszdst expenses
relating to the outstanding variable rate borrowiagd cost of new debt. Fluctuations in interegisranay also lead to
significant fluctuations in the fair value of thelat obligations.

At 30 June 2013, the Group had various outstanidiags that bear variable interests linked to HolmgdKInter-bank
Borrowing Rates (“HIBOR”), London Inter-bank Borrow Rates (“LIBOR”) and People’s Bank of China (‘©8”)
Prescribed Interest Rate. The Group has hedgedsigtiie variability of cash flow arising from inést rate
fluctuations by entering into interest rate swapsvhich the Group would receive interests at vdeiabtes at HIBOR
and pay interests at fixed rates ranging from 0.58%.45%; receive interests at variable ratesIBOR and pay
interests at fixed rates ranging from 0.54% to %7dnd receive interests at 120% of the POBC Plextrinterest
Rate and pay interests at a fixed rate of 7.85%edb@n the notional amounts of HK$4,327 million,0:385 million
and RMB256 million, in aggregate. The Group corgmto monitor closely its exposure to interest rste and may
further consider additional derivative financiastruments to hedge against its remaining exposuirgdrest rate risk,
if necessary.

Save as disclosed above, as of 30 June 2013, thgGlid not hold any other derivative financialtinsents that

were linked to exchange rates or interest ratesie Group continues to monitor closely its exposarexchange rate
and interest rate risks, and may employ derivdtnancial instruments to hedge against risk wheressary.
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INTERIM DIVIDEND

The Board has declared an interim dividend of HR3Q. per share (2012: HK$0.025 per share) for therginths
ended 30 June 2013, which is payable on or abo@e28ember 2013 to shareholders whose names appdhe
register of members of the Company on 10 Septe2®iE3.

PURCHASE, SALE OR REDEMPTION OF SHARES

Neither the Company nor any of its subsidiarieshashased, sold or redeemed any of the Compahgises during
the period ended 30 June 2013.

CORPORATE GOVERNANCE

The Company is committed to enhancing its corpogateernance practices appropriate to the condutigaowth of
its business and to reviewing its corporate goveregractices from time to time to ensure they dgmith all the
applicable code provisions (the “CG Code”) as setim Appendix 14 of the Rules Governing the Ligtiof Securities
(the “Listing Rules”) on The Stock Exchange of Hdfong Limited (the “Stock Exchange”) and align witie latest
developments.

Compliance with the CG Code
During the six months ended 30 June 2013, the Coynpas fully complied with the code provisionsoé €CG Code.

In order to uphold high standards of corporate gusmece, in additional to compliance of the CG Cauwl
maintaining the corporate governance practiceswean the Company’s 2012 annual report, the Compalopted the
Board Diversity Policy in March 2013 prior to theplementation date of the same as required by igtag Rules.

Model Code for Securities Transactions

The Company has adopted the Model Code for Seesiriiransactions by Directors of Listed Issuers {tedel
Code") as set out in Appendix 10 of the Listing €&ubs the code of conduct regarding securitiesdrions by the
Directors.

Specific enquiry has been made of all the Direcéors the Directors have confirmed that they havepted with the
required standard set out in the Model Code dutiegsix months ended 30 June 2013.

To comply with the code provision A.6.4 of the C@®dg, the Company has established and adopted a fGode
Securities Transactions by Relevant Employees (thighmeaning ascribed thereto in the Listing Rules)terms no
less exacting than the Model Code, to regulateimtgsalin the shares of the Company by certain eng@syof the
Company or any of its subsidiaries who are coneiti¢o be likely in possession of unpublished ingidermation in
relation to the Company or its securities becatiskeair offices or employments.

No incident of non-compliance with the Model Codethe Directors and the Code for Securities Traisas by
Relevant Employees was noted by the Company.

Board Composition

The majority of the members of the Board of Direstfthe “Board”) of the Company are Independent f8gacutive
Directors (“INEDs”). Currently, the Board is madp af nine members in total, with three Executiveebiors, one
Non-executive Director and five INEDs.

In conformity to the Board Diversity Policy adoptby the Company in March 2013, the compositionhaf Board
reflects the necessary balance of skills, expeeiemz diversity of perspectives desirable for éffedeadership of the
Company and independence in decision-making.

In addition, the functions of the Board and the agament are clearly established and set out ifngrior delegation
of day-to-day operational responsibility to the mgement of the Company.

The Board has met regularly and held three meetingsg the six months ended 30 June 2013 (wi#gndtnce rate
of 100%).
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Board Committees

The Board has established four Board committee$ wifined terms of reference, namely Audit Comraitte
Remuneration Committee, Nomination Committee anthitée Committee, for overseeing particular aspeicthe
Company’s affairs.

Audit Committee

The Audit Committee was established to review tharfcial information of the Group, oversee the @fedinancial
reporting system and internal control procedures, @ssist the Board and its Chairman in perforntivggcorporate
governance functions of the Company. The Audit Cdttem also reviews the relationship with the exaerauditor
including but not limited to their work, fees arars of engagement, and make recommendation tBdhed on the
appointment, reappointment and removal of extexnéltor.

The Audit Committee consists of three members, hameofessor Gary C. BIDDLE (“Professor BIDDLE"),rD
Roger L. McCARTHY (“Dr. McCARTHY") and Mr. Franki&. L. WONG. Professor BIDDLE and Dr. McCARTHY
are INEDs. The Chairman of the Audit Committee ref€ssor BIDDLE who possesses appropriate profeakio
qualifications, accounting and related financiahaggement expertise.

The Audit Committee has reviewed the Group’s unaddcondensed consolidated financial statementshiorsix
months ended 30 June 2013, including the accouptingiples and practices and internal controleystadopted by
the Company, in conjunction with the Company’s exdéauditor. The Audit Committee has no disagragméth the
accounting treatment adopted.

The Audit Committee held one meeting during thensonths ended 30 June 2013 (with attendance rat@0sh).

Remuneration Committee

The Remuneration Committee was established to ataline performance of the Directors and senioragament
and make recommendations on their remunerationaggsk and to evaluate and make recommendationspioyee
benefit arrangements.

The Remuneration Committee consists of three mesnbamely Dr. William K. L. FUNG (“Dr. FUNG"), Mnincent
H. S. LO (*Mr. LO”") and Professor BIDDLE. Dr. FUN@nd Professor BIDDLE are INEDs. The Chairman of the
Remuneration Committee is Dr. FUNG.

The Remuneration Committee held one meeting duhiegsix months ended 30 June 2013 (with attendeateeof
100%).

Nomination Committee

The Nomination Committee was established to revtavstructure, size and composition of the Boatl tae Board
Diversity Policy, identify individuals suitably gliked to become members of the Board, and as$esmtiependence
of INEDs.

The Nomination Committee consists of three memhbdrs,LO, Sir John R. H. BOND and Professor BIDDL&r
John R. H. BOND and Professor BIDDLE are INEDs. Tmirman of the Nomination Committee is Mr. LO.

The Nomination Committee held one meeting during $ix months ended 30 June 2013 (with attendarteeofa
100%).

In January 2013, the Company has recognised thertemre of diversity in the boardroom and its besdb the

Company, and the Board has revised the terms eferefe of Nomination Committee to incorporate tleenents of
Board Diversity. Thereafter, the Board DiversityiBppwas established in March 2013.
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Finance Committee
The Finance Committee was established to stipalatemonitor the financial strategies, policies gaoitlelines of the
Group.

The Finance Committee consists of seven membermselgavir. LO, Sir John R. H. BOND, Dr. FUNG, Profess
BIDDLE, Mr. Freddy C. K. LEE, Mr. Daniel Y. K. WANand Mr. Frankie Y. L. WONG. Sir John R. H. BOND,. Dr
FUNG and Professor BIDDLE are INEDs. The Chairmathe Finance Committee is Mr. LO.

The Finance Committee held two meetings duringstkenonths ended 30 June 2013 (with attendancefdt@0%).

Awards Received
During the six months ended 30 June 2013, the Coynpas awarded the “Corporate Governance Asia Reétog
Award 2013 — Icon of Corporate Governance” orgahtse Corporate Governance Asia.

Board Diversity

With a view to enhancing Board effectiveness anpa@@te governance, the Company sees increasiegsdiv at the
Board level as an essential element in maintainimgmpetitive edge in the evolving environment. Boeard should
include a balanced composition of executive and-eactutive directors (including independent noneexiee

directors) so that there is a strong independesrheht on the Board, which can effectively exerdéisiependent
judgment.

The Company has adopted the Board Diversity Polityh measurable objectives in March 2013 prior he t
implementation date of the same as required byLtseng Rules. The Nomination Committee will evaieeahe
balance and blend of skills, experience and dixeddiperspectives of the Board. Selection of cdatts will be based
on a range of diversity perspectives, includingrmitlimited to age, cultural and educational baokgd, professional
and industry experience, skills, knowledge, ethyiand other qualities essential to the Company&rtess, and merit
and contribution that the selected candidateslwifig to the Board. The Board will endeavour toieeé the above
objectives and disclose a summary of the Board BityePolicy in the coming annual report in accorck with the
new CG Code effective on 1 September 2013.

Training, Induction and Continuing Development fdDirectors
To facilitate the discharge of the responsibilitidshe Directors, the Directors are continuallylaged on the legal and
regulatory developments, as well as business amkietnehanges.

On 27 March 2013, the Company had invited an eatgrofessional advisor to provide training to Biesctors on (i)
the impact of the new Hong Kong Companies Ordinantelirectors’ fiduciary duties of registered nooftd Kong
companies, including the new formulation relatindresponsible persons” and standard of care; @nchéthods for
complying with the Securities and Futures (Amendth@rdinance 2012 Insider Information Regime whilethe
midst of a corporate transaction. The seminarifatéld interaction between the Directors and thésad on the new
developments which are of relevance to the Dirgtthrties and responsibilities. Mr. LO, Mr. Dan¥éelK. WAN, Mr.
Frankie Y. L. WONG, Sir John R. H. BOND, Profes&DDLE, Dr. McCARTHY and Mr. David J. SHAW attended
this training session and briefing materials wenet $o all Directors for perusal.

Annual General Meetings

To enhance communications with shareholders aCtimapany’s Annual General Meetings, the conductamgliage
has been changed to Cantonese with simultaneogipiiatation in English. The Chairmen of the Bodhs Audit
Committee, the Remuneration Committee, the NononatCommittee and the Finance Committee, most of the
Directors and the external auditor were presetii@tAnnual General Meeting held on 29 May 2013 thiedmeeting
provided a useful forum to exchange views withBoard.

Page 39



EMPLOYEES AND REMUNERATION POLICY

As of 30 June 2013, the number of employees in SiuiLand was 1,048 (31 December 2012: 1,318); daeltount

of China Xintiandi was 362; the headcount of theperty management business was 1,478 (31 Decentie: 2
1,438). The Group provides a comprehensive benpfitkage for all employees as well as career dpretat

opportunities. This includes retirement schemearesloption scheme, medical insurance, other insagsrin-house
training, on-the-job training, external seminarad gprograms organized by professional bodies andatmbnal

institutes.

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

SCOPE OF WORK OF MESSRS. DELOITTE TOUCHE TOHMATSU

The figures in respect of the Group’s condensedaatated statement of financial position as ofJ8@e 2013, the
condensed consolidated statement of profit or ltes,condensed consolidated statement of profibgs and other
comprehensive income and the related notes thdogtdhe period then ended as set out in the prebimyi
announcement have been extracted from the Grounaisdited condensed consolidated financial statesrfentthe
period, which has been reviewed by the Group’staydilessrs. Deloitte Touche Tohmatsu in accordavitte Hong
Kong Standards on Review Engagements 2410 "Reviewnterim Financial Information performed by the
Independent Auditor of the Entity" issued by thengdkong Institute of Certified Public Accountants.
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APPRECIATION

| would like to thank our shareholders and busimestners for their continuous, loyal support. Istnalso convey my
appreciation to your Board of Directors, the mamagyet and staff for their efforts and contributio@hallenging
environments provide a true test of mettle andieesie, and our people have proven their abilitdetver in difficult

times.

With renewed focus and personal attention on theus enduring success, | look forward to workinghwour
management and staff to create consistent, shotoag-term value for our shareholders.

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

Hong Kong, 27 August 2013

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

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

These statements are based on numerous assummgarding our present and future business strat@gy the environment in which we will
operate in the future. These forward-looking stateismeeflect our current views with respect to futekents, are not a guarantee of future
performance and are subject to certain risks, utaiaties and assumptions, including with resped¢htfollowing:

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

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

markets;

our business and operating strategies;

our capital expenditure plans;

various business opportunities that we may pursue;

our dividend policy;

our operations and business prospects;

our financial condition and results of operations;

the industry outlook generally;

our proposed completion and delivery dates for pajects;

changes in competitive conditions and our abilitgdmpete under these conditions;

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

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

availability and changes of loans and other formhfireancing;

departure of key management personnel;

performance of the obligations and undertakingsthod independent contractors under various consipactbuilding, interior

decoration and installation contracts;

= exchange rate fluctuations;

= currency exchange restrictions; and

= other factors beyond our control.

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

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

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

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

* For identification purposes only
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