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ABOUT US

Sino-Ocean Land is one of the leading property developers in
Beijing and the Pan-Bohai Rim and actively accomplishing our
national strategic plan with a coastal and riparian focus. \We
focus on developlng mid-to-high end reS|dent|aI propertles

On the back of our dedication to provide high-quality products
and professional services, Sino-Ocean Land has built up a
strong brand in Beijing, the Pan-Bohai Rim and the Southern




Sino-Ocean Land has
successfully developed from a
regional property-developer to
a nationwide corporation.

Our project coverage has been
expanded to 19 cities all over

i the PRC.
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FINANCIAL & OPERATION HIGHLIGHTS

Six months ended 30 June (unaudited)

Contracted sales
Revenue
Gross profit
Profit before income tax
Profit for the period
Profit attributable to owners of the Company
Earnings per share (RMB)
— Basic
— Diluted
Dividend per share (HKD)
Dividend payout ratio
Gross profit margin
Net profit margin
Saleable GFA sold (sgq.m.)
Saleable GFA delivered (sq.m.)

(RMB million)

Total assets

Equity attributable to owners of the Company

Cash resources*
Net Gearing ratio*
Landbank (sgq.m.)

* Including the restricted bank deposits

17,813 13,757 29%
9,098 6,759 35%
2,187 2,058 6%
2,427 1,960 24%
1,567 1,247 26%
1,417 1,206 17%
0.183 0.152 20%
0.182 0.151 21%

0.07 0.06 17%
23% 24% -1% pt
24% 30% -6% pts
16% 18% 2% pts
1,242,000 1,214,000 2%
644,000 423,000 52%
As at As at
30 June 31 December
2013 2012
(unaudited) (audited) % changes
132,358 128,305 3%
36,382 38,260 5%
13,115 16,147 -19%
54% 42% 12% pts
22,338,000 22,969,000 -3%

Profit attributable to equity

Contracted sales

holders of the Company

Earnings per share

(RMB million)
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‘ ‘ Dear Shareholders,

Itis my pleasure to present
the interim results of
Sino-Ocean Land Holdings
Limited (the “Company”)
and its subsidiaries
(together referred to as
“our Group” or “we”) for
the six months ended 30

June 2013. ,,

CHAIRMAN'S STATEMENT

On behalf of our Board of Directors (the “Board”), | have
the pleasure to present the interim results of Sino-Ocean
Land Holdings Limited (the “"Company”) and its
subsidiaries (together referred to as “our Group” or “we")
for the six months ended 30 June 2013.

2013 INTERIM RESULTS

For the six months ended 30 June 2013, our Group
recorded revenue of RMB9,098 million and gross profit of
RMB2,187 million, representing a year-on-year (“YoY")
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increased of approximately 35% and 6% respectively.
Gross profit margin for the period was 24%, down 6
percentage points from the same period last year. Profit
attributable to owners of the Company totaled RMB1,417
million, representing a 17% increase YoY, and earnings per
share was RMBO0.183. Based on the profit attributable to
owners of the Company for the six months ended 2013,
the Board is pleased to propose an interim dividend of
HK$0.07 per share for the six months ended 30 June 2013.
The Board also recommends offering shareholders the
option to receive the 2013 interim dividend wholly or partly
in the form of new shares allotted and credited as fully paid
up in lieu of cash, subject to granted by the Listing
Committee of the Stock Exchange of Hong Kong Limited
(the “Stock Exchange”) of the listing of, and permission to
deal in, the new shares to be issued pursuant thereto.



MARKET REVIEW AND OUTLOOK

In the first half of 2013, the property market continued its
recovery from the second half of 2012. Both GFA sold and
average selling price in commodity housing were up YoY at
varying levels. As the property market strengthened,
investment in residential development and new
construction area regained upward momentum. From
January to June, total investment in residential
development increased 20.8% YoY to RMB2.52 trillion,
while new construction area of residential properties
increased 2.9% YoY to 706 million sq.m., indicating that
confidence in the sector was gradually improving.

Sales volume of commodity housing in first and second-
tier cities rebounded across the board. In third and fourth-
tier cities, while overall sales volume trended up in varying

Karl

degrees, there were signs of progressive differentiation in
these markets. On one hand, sales volume surged in
popular and fast-growing cities; on the other hand, only a
modest rise in sales volume of resident properties was
recorded in some cities suffering from a higher level of
inventory as a result of overheaded investments in the past
few years.

With home purchase restrictions and credit tightening in
place, the focus of residential property buyers was back on
the fundamental need of housing. The percentage of
consumption demand has been growing continuously.
Products such as small to medium flats that target first-
time buyers and first-time upgraders gained popularity, and
high quality residential developments with superior
amenities enjoyed strong competitive advantage.
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CHAIRMAN'’S STATEMENT

Looking ahead to the second half of 2013, our Group
forecasts a stable property market with modest growth.
Development of the sector will be more rational and
healthy.

Although relaxation of stringent control measures now
seems more likely, the market will probably maintain
stability in the near term. Mainland China faced the risk of
a macro economy downturn in the second half of the year,
healthy development of the property market will be
instrumental in promoting growth. Moreover, the new
government is more reliant on a free market to optimize
the allocation of resources. To ensure healthy
development, the new leadership is currently examining
and perfecting the relevant top-down approach and
effective long term mechanism.

Benefiting from higher income per capita, reformed
urbanization and stronger demand driven by old city
redevelopments, commodity housing will continue its year-
long recovery. Meanwhile, lower land sales volume since
the second half of 2011 and reduced new construction
area will continue to impact commodity housing supply in
the second half of 2013. We believe that as the sales
volume of commodity housing continue to recover in the
second half of the year, average selling price will have a
modest increase. The undersupply situation in the first and
second-tier cities and some hot third and fourth-tier cities
is unlikely to change.

Sales volume of the land market may trend further up but
land prices will be more reasonable. As redevelopment
projects of shantytowns and old city areas commence,
those areas in urban centers will be revitalized to increase
land supply. Local governments often sell most of their
land in the second half of the year and thus we expect the
supply and sales volume of the land market to rise. In the
meanwhile, the United States is tapering its quantitative
easing programe and Mainland China under the new
leadership will maintain a stable monetary policy to
revitalize its stock of capital and make good use of
incremental capital. On the whole, liquidity will be relatively
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tight in the second half of the year. Property developers, in
particular the small to medium sized players, will face
pressure in seeking financing channels. We expected that
property developers will be more rational when they
acquire land, and both the land prices and high land
premium phenomenon may soften in the second half of
the year.

BUSINESS REVIEW AND STRATEGY

To achieve the business goal of enhancing profitability set
at the beginning of the year, our Group has been
performing all our tasks along a path of sustainable
development that underscores effectiveness and quality.

For the first half of 2013, our Group realized contracted
sales of approximately RMB17.8 billion, representing a YoY
growth of 29.5% and meeting 51% of the annual target.
By boosting quality and employing a flexible pricing
strategy based on the recovery of first and second-tier
cities, we successfully increased the percentage of high-
end residential property sales in those cities. As a result,
our Group's overall average selling price per sg.m. went up
to RMB13,300 from RMB11,300 in the same period last
year. Aggregate contracted sales contributed by Ocean
Crown in Beijing, Ocean Diamond Bay in Dalian and Ocean
Express in Shenzhen in the first half of 2013 was
approximately RMB5,120 million. With selling prices also
rising up at varying degrees, higher sales volume and price
were achieved.

Our Group continued to keep sales and marketing and
administrative expenses under stringent control. We also
actively reduced finance costs by paying off high-interest
trusts, suppressing the cost of new loans and redeeming
the Perpetual Subordinated Convertible Securities. During
the first half of 2013, our Group’s selling and marketing
expenses; administrative expenses; and finance costs
totaled RMB555 million (first half of 2012: RMB628
million). These expenses accounted for 6.1% of revenue,
coming down from 9.3% for the same period last year. By
controlling expenses, we have improved our Group’s core
net profit.



We continued to upgrade product and service qualities. We
are committed to take advantage of developing different
product lines. In the medium to long term, by dint of
standardization, we aimed to enhance product quality and
increase central procurement, take advantage of
economies of scale. On the construction front, we
continued to enforce process control measures and
pushed forward standardized product construction and
management. By raising project quality, we optimized both
brand image and brand value. For better customer service,
we pay attention to the needs of our customers in detail,
while strengthening our customer service system and the
satisfaction survey as an effective management tool. We
also actively engaged a customer service mindset
throughout the Company.

In the second half of the year, we will continue our efforts
in ensuring sustainable growth as set out at the beginning
of the year.

To meet the needs of future business growth, our Group
will actively yet prudently identify investment opportunities.
Firstly, we will uphold our investment principles capture
market opportunities and minimize investment risks.
Secondly, we will adhere to an appropriate business scale
and strictly control individual project size. Thirdly, we will
perserve in developing and expanding our market shares in
established regions. In particular, we plan to increase our
landbank in first and second-tier cities. Fourthly, we will
allocate resources in the most efficient manner to nurture
and encourage teams to perform. As regards land
acquisition channels, while closely monitoring the open
market, we will also replenish landbank via primary land
developments, old city redevelopments and mergers and
acquisitions.

Our Group will continue to expand on the development and
management of investment properties. Ocean We-Life
Plaza, a wholly-owned shopping mall in Beijing was open in
the first half of 2013 and now enjoys over 90% occupancy.
Our Group's current portfolio of investment properties,
including offices, hotels and shopping centers, exceeds
500,000 sg.m. in total gross floor area. More than 200,000
sqg.m. of investment properties will also be ready for trial
run later this year. These include Ocean International
Center Il in Beijing, Ocean We-Life in Tianjin and Sino-
Ocean Taikoo Li in Chengdu. In addition, we have
established our own brand of senior living services —
Senior Living L'Amore (#5=%). Our first senior housing
project, Senior Living L'Amore | Kaijian (Yizhuang), is
scheduled for opening in August.

With enormous investment capabilities and we needs, our
largest shareholder China Life Insurance is very
experienced in both the domestic and overseas
investments. Their equity holding in our Group has long-
term strategic value and great potential for synergy in
developing investment properties and senior housing. We
will continue to step up collaborations with our major
shareholders in investment properties, to ensures solid
backing for future business growth.

APPRECIATION

On behalf of the Board, | would like to extend my deepest
gratitude to all shareholders and business partners for their
unfailing support, and to the entire staff for their dedicated
hard work. We firmly believe that under the wise
leadership of the Board and with our colleagues concerted
effort, our Group will continue to develop steadily and
achieve even more outstandng performance.

LI Ming
Chairman

Hong Kong, 15 August 2013
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CORPORATE SOCIAL RESPONSIBILITY REPORT

Sustainable Development: A Road to the
Extraordinary

Sustainability was our management keynote for 2013. For
this special year that marked the 20th anniversary of Sino-
Ocean Land, our Group has set an annual theme of
“Building the Extraordinary”. It communicated our
expectation of every staff member to arduously pursue
sustainable growth of quality and effectiveness. Hand in
hand, we would build and maintain a sustainable
development structure to create extraordinary results with
an ordinary mind. In 2013, Sino-Ocean Land continued to
enlarge the scope of responsibility fulfillment in its principal
businesses to ensure sustainable development for not only
our business, but also our value partners (namely our
shareholders, customers, employees and cooperation
partners, the government, the community, the
environment) and the society. Our engagement in
charitable activities continued to focus on two major areas,
namely education and environmental protection. By
promoting charitable causes internally among our staff as
well as joining forces with third parties, we have made our
social responsibility fulfillment program more scientific and
more sustainable.

Journey to Quality: Be Our Guests!

Our Journey to Quality program during the year took the
theme of “Extraordinary Performance in Ordinary Roles”.
Industry experts and members of the media were invited
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to tour Sino-Ocean Land projects across China where they
joined project reviews and professional seminars. Visiting
project teams at ordinary posts, media representatives and
clients had a first-hand experience of Sino-Ocean Land'’s
professionalism and dedication. In the first half of 2013,
Sino-Ocean Land organized a South China Tour. More tours
will be launched in the near future, including Beijing Tour
and Sichuan Charity Tour.

Unfailing Support for Teachers and Students in
Undeveloped Regions Care and Concern for
Underprivileged Groups in Urban Communities

In the first half of 2013, education subsidies were awarded
to beneficiaries in Xinjiang, Qinghai, Sichuan, Yunnan,
Guizhou, Beijing and Hainan under the “Little Partner
Education Sponsorship Scheme”. With “Sino-Ocean
Charity Fund” as a dynamic platform, our Group continued
to offer assistance to teachers and students in poor remote
regions by organizing support activities. The Phase 2
Survey of Beijing Migrant Schools promoted the concept
of supporting education to all participating schools, while
continuing to strive after fair allocation of education
resources to underprivileged groups in urban areas. These
efforts earned high acclaim and positive response from
staff volunteers. Indeed, these ordinary yet wholehearted
good deeds let every participating colleague see how we
could summon great power by putting our charitable hearts
together.




Monthly Volunteer Day: Caring about Our Staff

"Sino-Ocean Green Office Day"” was officially renamed as
“Sino-Ocean Volunteer Day” in 2013, and an event was
organized on 22 May to promote Workplace Exercise. The
new name by no means implies any change in our mission
to promote green office practices, energy conservation and
lower emissions. On the contrary, Sino-Ocean Land has
narrowed the distance between colleagues and also
between colleagues and stakeholders by encouraging
engagement by more staff, clients and collaboration
partners. This initiative was an effective way to enhance
total wellbeing of our team as well as corporate cohesion.

Shouldering Corporate Responsibility: Playing An
Active Role in Community Greening

“The Family Planting Competition” is a channel to put our
green vision into practice. This program focuses on raising
community awareness for environmental protection and
fostering a green lifestyle. Our Green Conversion initiative
during the year advocated energy saving and carbon
reduction in daily operations, so as to create a harmonious
working environment.

T RAHRSR

SIND-OCEAN CHARITY FOUNDATION

Collaborated University Student Concern
Program: Sustainability in Focus

The 5th “Sino-Ocean Seafaring Students-in-action Incentive
Scheme” was rolled out as scheduled. As at June 2013, a
total of 490 from 46 tertiary institutions were received,
representing a year-on-year increase of 15%. Under the
direction of the Ministry of Education and the Central
Commission of China Communist Youth League, this
incentive scheme has been held for four years. It aims to
promote involvement and contribution of university
students in charitable actions through sponsorships
granted to outstanding youths nationwide.

Responding to Social News: Fulfilling Social
Responsibility with Professionalism

Shortly after the devastating earthquake hit Ya'an, Sichuan,
on April 20, Sino-Ocean Land made a donation of RMB2
million to aid emergency relief and post-disaster
reconstruction. Subsequently, we made a further donation
of RMB510,000 through an organization-wide fund raising
event. This is a prime example of Sino-Ocean Land
responding timely and supportively to emergencies; it also
mirrors a higher level of professionalism in fulfilling our
corporate responsibility. Through we-media and appropriate
traditional media releases, we expressed Sino-Ocean
Land’s attitude to share the fate of the disaster victims.
Our actions have won public acclaim and helped
establishing the favourable image of a responsible land
developer.

2013 Interim Report Sino-Ocean Land Holdings Limited
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MANAGEMENT DISCUSSION & ANALYSIS

FINANCIAL REVIEW
Revenue

The components of the revenue are analyzed as follows:

(RMB million) m 1H 2012 Change (%)

Property development

Property investment

Property management

Other real estate related businesses
(including upfitting and decoration business)

Total

Our Group's revenue in the first half of 2013 grew by 35%
to RMB9,098 million, from RMB6,759 million in the first
half of 2012. The property development segment remains
as the largest contributor which accounted for about 86%
of total revenue. Beijing as our home base accounted for
about 29% of our Group's total revenue in the first half of
2013 (first half of 2012: 45%) and amounted to RMB2,665
million (first half of 2012: RMB3,057 million). The decline in
proportion was mainly due to higher contribution of
revenue and in GFA delivered from areas outside Beijing in
the first half of 2013. There were strong contributions from
five Pan-Bohai Rim and Yangtze River Delta cities including

7,780 5,707 36%
251 200 26%
232 219 6%
835 633 32%

9,098 6,759 35%

Dalian, Tianjin, Qingdao, Shanghai and Hangzhou, with
their total revenue of RMB5,075 million in the first half of
2013, accounting for about 56% of the total revenue. This
is the result of our nationwide expansion strategy to
diversify our revenue contributions from various cities to
mitigate the risk from single market fluctuations. With our
diversified landbank portfolio, we will see a more balanced
mix of revenue contributions.

Revenue contributions by geographical locations are analyzed below:

(RMB million)
9,098

6,759

B

ii i
1H 2013 1H 2012

1H 2013

1H 2012

‘ Beijing ﬁ Pan-Bohai Rim

ﬁ Northeast Region

.‘ Yangtze River Delta &

Southern Region
Along Yangtze River ‘ ¢
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Cost of sales

The cost of property development, mainly comprising of
land cost and construction cost, accounted for 84% of our
Group's total cost of sales during this period (first half of
2012: 80%). Excluding car parks, average land cost per
sg.m. of the property development business for the period
under review was approximately RMB4,000 compared to
RMB2,400 in the first half of 2012 which was due to the
more properties delivered from the newly acquired projects
during the period. Average construction cost per sg.m.
(excluding car parks) for property development segment
was approximately RMB5,100 for the period, slightly
decreased compared to RMB5,500 in the first half of 2012.

Y,

- g3

Ocean Palace

Total GFA: 435,000 sq.m.

Total saleable GFA: 385,000 sq.m.
Attributable interest to our Group: 100%
Usage: Residential and Villa

Gross profit

Gross profit for the period under review was RMB2,187
million, representing a 6% increase compared to the
corresponding period in 2012. Gross profit margin
decreased to 24% (first half of 2012: 30%). The decrease
in gross profit margin was primarily due to the increase in
the land cost of GFA delivered during the period.

Other income and gains

Other income for the six months ended 30 June 2013
amounted to RMB173 million (first half of 2012: RMB25.15
million) which comprised of income from investment on
financial assets and interest income. The increase in other
income was mainly due to the increase in the overall
interest income.

Our Group recorded other gains (net) of RMB57.1 million
(first half of 2012: RMB60.69 million). Other gains (net)
comprised the gains from exchange gain recognized during
the period.
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MANAGEMENT DISCUSSION & ANALYSIS

Revaluation of investment properties

Our Group recognized an increase in fair value on its
investment properties (before tax and minority interests) of
RMB480 million for the first half of 2013.

Operating expenses

Selling and marketing expenses for the first half of 2013
were RMB263 million, as compared to RMB247 million in
the first half of 2012. These costs accounted for only
approximately 1.5% of the total contracted sales amount
for the first half of 2013 (first half of 2012: 1.8%).

Administrative expenses incurred for the first half of 2013
decreased to RMB174 million (first half of 2012: RMB238
million), which represented 1.9% of total revenue for the
first half of 2013 (first half of 2012: 3.5%), the decrease in
account was due to our strictly cost control measures
successfully kept these cost at a relatively stable and lower
level.

Finance costs

The decrease in interest expenses was due to the overall
decrease in average cost of funding for the reporting period
and the increase in total borrowing. Our weighted average
interest rate decreased from 7.68% to 7.35% for the first
half of 2013 while the total interest expenses paid or
accrued was RMB1,387 million (first half of 2012:
RMB1,332 million) of which RMB119 million (first half of
2012: RMB143 million) was not capitalized and charged
through income statement.

Taxation

The aggregate of enterprise income tax and deferred tax
increased by 54% to RMB578 million for the first half of
2013 (first half of 2012: RMB376 million), with effective tax
rate of 28% (first half of 2012: 29%). In addition, land
appreciation tax for the first half of 2013 dropped to
RMB283 million (first half of 2012: RMB336 million),
accounting for 13% of gross profit in the first half of 2013
(first half of 2012: 16%).

jD Sino-Ocean Land Holdings Limited 2013 Interim Report

Profit attributable to owners of the company

Profit attributable to owners of the Company increased by
17% to RMB1,417 million in the first half of 2013,
compared to RMB1,206 million for the corresponding
period last year. Return on average equity (excluding
convertible securities and capital securities) stated at
approximately 5% in the first half of 2013 (first half of
2012: 4%). Our management will continue to focus on the
improvement of our shareholders’ return as their on-going
tasks.

Financial resources and liquidity

During the first half of 2013, we recorded a mild increase
in total borrowings from RMB32,393 million as at 31
December 2012 to RMB32,745 million as at 30 June 2013.

As at 30 June 2013, our Group had total cash resources
(including cash and cash equivalents and restricted bank
deposits) of RMB13,115 million. Together with the
unutilized credit facilities of about RMB27,715 million, our
Group has enough financial resources to ensure a sound
financial position.

In terms of net gearing ratio, based on the total borrowings
less cash resources divided by total equity minus minority
interest, our Group’s net gearing ratio was about 54% as
at 30 June 2013. We are comfortable with this gearing
level given that we had RMB13,115 million cash resources
on hand.



The maturities of our Group's total borrowing are set out as below:

(RMB million)

Within 1 year
1to 2 years
2 to b years
Over b years

Total

Financial guarantees and charge on assets

As at 30 June 2013, the value of the guarantees provided
by our Group to banks for mortgages extended to property
buyers before completion of their mortgage registration
was RMBG6,637 million (31 December 2012: RMB3,837
million).

During the first half of 2013, our Group has pledged some
of its land use rights, properties under development,
completed properties held for sale, investment properties,
etc. to secure short-term bank loans (including the current
portion of long-term borrowings) of RMB3,899 million (31
December 2012: RMB7,185 million) and long-term bank
loans of RMB13,630 million (31 December 2012:
RMB11,869 million). As at 30 June 2013, total pledged
assets accounted for approximately 28% of the total
assets of our Group (31 December 2012: 35%).

Capital commitments

Our Group entered into certain agreements in respect of
land acquisition and property development. As at 30 June
2013, our Group had a total capital commitment of
RMB22,237 million (31 December 2012: RMB30,305
million).

As at As at

30 June 31 December
2013 2012 Change (%)
9,980 11,520 -13%
11,826 7,460 59%
9,165 11,263 -19%
1,774 2,150 -17%
32,745 32,393 1%

Contingent liabilities

In line with the prevailing commercial practice in the PRC,
our Group provides guarantees for mortgages extended to
property buyers before completion of their mortgage
registration. As at 30 June 2013, the total amount of the
aforesaid guarantees provided by our Group was
RMB6,637 million (31 December 2012: RMB3,837 million).
In the past, our Group had not incurred any material loss
from providing such guarantees, as the guarantees were
given as a transitional arrangement that would be
terminated upon completion of the mortgage registration
and were secured by the buyers’ properties.
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MANAGEMENT DISCUSSION & ANALYSIS

BUSINESS REVIEW
Property Development

1) Recognized sales

Revenue from property development business grew the first half of 2012 to approximately 644,000 sg.m.
by 36% for the first half of 2013 to RMB7,780 in the first half of 2013. Excluding car park sales, the
million, compared to RMB5,707 million for the average selling price recognized in the first half of
corresponding period in 2012. Saleable GFA delivered 2013 was about RMB13,700 per sqg.m. (first half of
increased by 52% from approximately 423,000 sg.m. in 2012: RMB14,100 per sg.m.).

Revenue and saleable GFA delivered from each project during the first half of 2013 are set out below:

Average Interest

Saleable GFA selling price attributable

Cities Projects Revenue delivered recognized  to our Group
(RMB million) (sq.m.) (RMB/sg.m.) (%)
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Average Interest
Saleable GFA selling price attributable

Projects Revenue delivered recognized  to our Group
(RMB million) (sg.m.) (RMB/sq.m.) (%)
Wuhan Ocean Manor 135 13,576 9,900 55%
Ocean World 7 1,142 6,100 55%
Zhongshan Ocean City 280 32,039 8,700 100%
Subtotal 7,509 547,049 13,700
Car parks (various
projects) 271 96,755 2,800
Total 7,780 643,804 12,100
During the first half of 2013, Beijing remained the including Dalian, Tianjin, Qingdao, Shanghai and
largest contributor which accounted for 18% of total Hangzhou, accounting for 65% of revenue from
revenue from property development (first half of property development during period under review.

2012: 36%). Meanwhile, contributions from cities

Revenue from property development by geographical locations are analyzed below:

(RMB million)

1H 2013 1H 2012 1H 2013 1H 2012

. . f Yangtze River Delta & ;
‘ Beijing .‘ Pan-Bohai Rim .‘ Northeast Region . long Yangtze River g Southern Region
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MANAGEMENT DISCUSSION & ANALYSIS

2)

Contracted sales

Our contracted sales during the six months ended 30
June 2013 amounted to RMB17,813 million,
representing an approximately 29% increase
compared to RMB13,757 million for the
corresponding period in 2012. The increase was due
to the increase in the average selling price, and also
from the higher GFA sold for the first half of 2013
which increased by 10% to 1,336,000 sg.m. (first half
of 2012: 1,214,000 sg.m.). As there were more
contributions from first and second-tier cities, the
average selling price increased by 17% to
RMB13,600 per sg.m. (first half of 2012: RMB11,600
per sq.m.) excluding car parks and by 18% to
RMB13,300 per sg.m. (first half of 2012: RMB11,300
per sg.m.) including car parks.

In terms of geographical distribution, there were
altogether 40 projects available for sale during the
first half of 2013 (first half of 2012: 39 projects), of
which 13 were located in Pan-Bohai Rim, accounting
for about 30% of the total contracted sales amount.
We began to see the effect of our nationwide
coverage in that contracted sales from Beijing only
accounted for 27% (first half of 2012: 28%) and
contributions from Yangtze River Delta increased
from 11% in the first half of 2012 to 22% in the first
half of 2013. As at 30 June 2013, our Group's
unbooked contracted sales to be recognized
amounted to RMB44,908 million, providing a strong
and solid foundation for our Group's future revenue
growth.

The contracted sales amounts and saleable GFA sold by projects during the first half of 2013 are set out below:

Interest

Contracted  Saleable GFA Average attributable

Cities Projects sales amount sold selling price  to our Group

(RMB million) (sq.m.) (RMB/sq.m.) (%)

Beijing Ocean Crown 2,617 47,839 54,700 100%

Ocean Great Harmony 15 290 51,700 100%

Ocean LA VIE 760 8,874 85,600 85.72%

Ocean Landscape Eastern Area 412 14,600 28,200 100%

Ocean Manor 80 3,699 22,200 100%

Ocean Palace 653 22,270 29,300 100%

POETRY OF RIVER 28 1,096 25,500 100%

The Place 259 13,070 19,800 100%

Changchun Ocean Cannes Town 299 37,405 8,000 51%

Chongging Sino-Ocean International GOLF 457 66,406 6,900 87.25%
Resort

Dalian Ocean Diamond Bay 1,386 89,548 15,500 90%

Ocean Holiday Manor 75 8,264 9,100 100%

Ocean Plaza 68 3,972 17,100 100%

Ocean Seasons 61 3,104 19,700 100%

Ocean TIMES 421 60,279 7,000 100%

Ocean Worldview 736 67,380 10,900 100%

Fushun Ocean City 239 50,998 4,700 65%
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Interest

Contracted  Saleable GFA Average attributable

Cities Projects sales amount sold selling price  to our Group
(RMB million) (sq.m.) (RMB/sq.m.) (%)
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MANAGEMENT DISCUSSION & ANALYSIS

Our Group’s contracted sales amounts by geographical locations are analyzed below:

(RMB million)
17,813

i 13,757
|
n

1H 2013 1H 2012 1H 2013 1H 2012

‘ Northeast Region . Yangtze River Delta & ‘ Southern Region
Along Yangtze River

‘ Beijing ﬁ Pan-Bohai Rim
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Construction progress and projects in development increased by 59% and 41% respectively compared
to the corresponding period in 2012. We will maintain

Total GFA completed and total saleable GFA our construction scale in order to have enough GFA
completed in the first half of 2013 were available for sale and for delivery to achieve our
approximately 870,000 sg.m. and 712,000 sg.m., target in 2013 and support our growth in 2014.

The details of construction progress and development progress are set out below:

Target GFA

GFA completed to be completed

in the first in the second

Cities Projects half of 2013 half of 2013
(sg.m.) (sq.m.)
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MANAGEMENT DISCUSSION & ANALYSIS

Target GFA

GFA completed to be completed

in the first in the second

Cities Projects half of 2013 half of 2013
(sq.m.) (sq.m.)

Tianjin Ocean City 78,000 122,000
Ocean Great Harmony 96,000 -

Zhenjiang Ocean Beach - 97,000
Zhongshan Ocean City - 318,000
Ocean New Era - 187,000

Total 870,000 2,939,000

4) Landbank

As at 30 June 2013, our landbank decreased by 3%
t0 22,338,000 sg.m. (31 December 2012: 22,969,000
sg.m.); while landbank with attributable interest
decreased to 19,046,000 sg.m. (31 December 2012:
19,375,000 sg.m.). During the first half of 2013, we
acquired 1 plot of land with total GFA of 110,000

sg.m. and attributable interest of approximately
110,000 sg.m. with average acquisition cost per
sg.m. of about RMB1,700. The average land cost per
sg.m. for our landbank as at 30 June 2013 was
approximately RMB3,200 (31 December 2012:
RMB3,200).

Details of the newly acquired land plot during the first half of 2013 are as follows:

Total

Cities Projects GFA acquired
(sq.m.)
Tianjin Wuging Project 110,000

The landbank by stages of development as at 30 June 2013 are set out below:

Approximate

total GFA
(sq.m.)

GFA
attributable
to our Group
(sq.m.)

110,000

Approximate
total saleable
GFA

(sq.m.)

Interest
attributable
to our Group
(%)

100%

Remaining
landbank
(sq.m.)

Completed properties held for sales 7,365,000 6,356,000 1,608,000
Properties under development 8,839,000 7,258,000 8,839,000
Properties held for future development 11,892,000 9,155,000 11,891,000
Total 28,096,000 22,769,000 22,338,000
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Our Group’s landbank details as at 30 June 2013 are set out below:

Approximate Interest

Approximate total saleable Remaining attributable

Cities Projects total GFA GFA Landbank  to our Group
(sq.m.) (sq.m.) (sq.m.) (%)
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MANAGEMENT DISCUSSION & ANALYSIS

Approximate Interest

Approximate total saleable Remaining attributable

Cities Projects total GFA (€17 Landbank  to our Group
(sq.m.) (sq.m.) (sq.m.) (%)




The landbank by geographical locations as at 30 June 2013 and 31 December 2012 are analyzed below:

(sg.m.)

22,969,000

|L

31 December
2012

22,338,000

L

30 June
2013

22,338,000

30 June 2013

22,969,000

31 December 2012

- Beijing ﬁ Pan-Bohai Rim

e .
. Northeast Region

.‘ Yangtze River Delta &

Southern Region
Along Yangtze River =0 g

Property Investment

Investment properties provide a steady and reliable income
and cash flow to our Group in addition to the possible
capital gains from appreciation in value. They also help us
to diversify our risk from market turbulence in the property
development business. During the first half of 2013,
revenue from property investment increased by 26% to

List of our investment properties as at 30 June 2013:

RMB251 million (first half of 2012: RMB200 million). As at
30 June 2013, our Group held 5 investment properties and
several carparks for rental excluding those held by our
subsidiary, Gemini Investments (Holdings) Limited. Our
investment properties are mainly A-grade office premises
with a total leasable area of approximately 520,000 sg.m..

Occupancy Interest

Approximate Office rate asat  attributable

leasable area premises Others 30 June to our Group

(sg.m.) (sq.m.) (sg.m.) 2013 (%) (%)

Ocean Plaza (Beijing) 28,000 26,000 - 2,000 100% 72%

Ocean International Center

Block A (Beijing) 101,000 75,000 9,000 17,000 Over 94% 100%

Ocean Office Park (Beijing) 118,000 81,000 22,000 15,000 Over 94% 100%

Ocean We-life Plaza (Beijing) 31,000 - 31,000 - 99% 100%

INDIGO (Beijing) 227,000 63,000 92,000 72,000 Over 91% 50%

Ocean Express (Beijing) Carparks 15,000 - - 15,000 77% 100%
Total 520,000 245,000 154,000 121,000

2013 Interim Report Sino-Ocean Land Holdings Limited D[



MANAGEMENT DISCUSSION & ANALYSIS

COMMERCIAL PROPERTIES IN
PROGRESS

Since its inception in 2010 nearly three years ago, Sino-
Ocean Land’'s commercial business division has built a
sound foundation for office complex operation and
management. We have cultivated strengths in commercial
project positioning; planning and design; development and
construction; attracting investment; and project operation.
To date, we have more than 20 commercial property
projects in progress across China, including grade A
offices, high-class shopping centres, five-star hotels and
high quality serviced apartments.

The Group currently has five investment properties. Our
cooperation project with Swire Properties Limited at
Chengdu Daici Temple is scheduled for soft opening in
2013, and we have also planned commercial investment
properties in well-developed cities, such as the Beijing
CBD project and Tianjin Ocean International Center.

We now have approximately 500,000 sg.m. of commercial
real estate resources in operation, with office
developments and commercial/hotel complexes accounting
for about 50% each. In addition, we have more than
2,000,000 sg.m. of commercial property resources pending
for development and operation by stages between 2014
and 2020. These include CBD offices in Beijing and star-
graded hotels in popular tourist cities. Going forward, the
Sino-Ocean Land commercial property brand will boast a
strong portfolio of cross-regional and diversified products.
They will provide a sound foundation for favourable
investment yield and profitability level in the future.

Property management

For the six months ended 30 June 2013, our Group's
revenue from the provision of property management
services amounted to RMB232 million, representing a 6%
increase compared to RMB219 million for the
corresponding period in 2012. A total GFA of 9,430,000
sg.m. (first half of 2012: 8,071,000 sg.m.) was covered by
our Group's property management services which has
significantly increased by 1,359,000 sg.m..
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OTHER INFORMATION

Risk of Exposure to Exchange Rate Fluctuations
and Related Hedging

During the first half of 2013, our Group had no investments
in hedging or speculative derivatives. In view of the
potential Renminbi exchange rate fluctuations, we will
consider arranging for monetary and interest rate hedge at
appropriate times to avoid the corresponding risks.

Employees and Human Resources

As at 30 June 2013, our Group had 6,331 employees (31
December 2012: 6,414). Continuing our efforts in 2012 to
maintain a streamlined organization structure, the size of
our workforce was largely unchanged. Both manpower
effectiveness and our Group’s control capability have been
strengthened.

For the first half of 2013, taking into account the
amortization of share options, the level of our overall staff
cost was maintained at about RMB407 million (first half of
2012: RMB465 million). We believe the share option
scheme implemented in previous years will provide long-
term incentive and rewards to our staff.

We will regularly review our remuneration schemes for
competitiveness to retain talented staff and provide long-
term incentives. We are confident that an outstanding
workforce can create more favourable return for our
shareholders and investors.



INVESTOR RELATIONS

Our Group has always adhered to the best practice in
information disclosure in terms of accuracy, transparency
and consistency. We are committed to maintaining the
most effective communication with the financial
community and other stakeholders in a sincere and honest
manner. Already being recognized as one of the best
among the financial community, we set it as our goals
promoting the Group's internal management proficiency
and raising governance standard. \We endeavor to be the
strategic platform for the Group to stay close to the capital
market and for efficient management.

Effective communication

The PRC government’s property market control policies in
the first half of 2013 triggered anxiety among investors.
We continued to communicate with our investors
proactively on management’s interpretation of the policies,
the market's reaction, the Group's planning and marketing
strategies. The timely and detailed information helped us
regain investors' confidence.

In the first half of the year we had in-depth discussions
with 112 funds, 13 securities firms and over 100 retail
shareholders. We also entertained some 150 interested
individuals at over 50 site visits. Our efforts enhanced
understanding of our products and the market by retail and
institutional investors, analysts and stakeholders.

Efficient information disclosure

We maintained our high standards in information disclosure
to ensure the timely dissemination of relevant corporate
information via the monthly newsletter, our official website
and other channels.

In March 2013, our 2012 annual results presentation
attracted some 150 people from the financial community
to attend. In the subsequent roadshows the Group's
management and investor relations team met 86 funds
and stakeholders in Hong Kong, Singapore, the US and
Europe. These meetings promoted investors’
understanding of the Group's strategies and at the same
time encouraged our management to be more aware of
the capital market's expectation of our Group. These
activities would be useful for improving our management,
profitability and corporate governance.

Maintaining wide coverage

In the first half of 2013 the number of securities firms
covering Sino-Ocean Land remained at 29, of which 86%
rated the Company ‘buy’ or ‘hold’. Those recommended
‘buy’ included Citi, China International Capital Corporation,
Credit Suisse, Macquarie, HSBC and Nomura. We
continued to work on getting more coverage and
recommendations to promote effective and smooth
disclosure of corporate information.

More than 100 shareholders and other stakeholders
attended the Company’'s AGM in May 2013. As in previous
years management representatives spoke with retail
shareholders after the meeting and encouraged better
mutual understanding.

Since the AGM in 2008 management has always set aside
time for talking to retail shareholders directly and answer
their queries to their satisfaction. Both retail and
institutional investors have the opportunity to discuss the
Company's business and market conditions with
management representatives in person.

We are grateful to all stakeholders for their support. If you
have any questions or comments about our work, please
contact us at ir@sinooceanland.com. We promise to
provide answers to the extent permitted by applicable
laws, regulations and the Listing Rules. We will post our
answers on our website if we think that other shareholders
or investors may also be interested in the questions you
have raised. We take all comments and suggestions
seriously and will act upon them where feasible to improve
our performance.
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As at 30 June 2013, the interests and short positions of
each of the directors and the chief executives of the
Company in the shares, underlying shares and debentures
of the Company and any of its associated corporations
(within the meaning of Part XV of the Securities and

Name of Directors Nature of interest

LI Ming Founder of discretionary trust

Beneficiary of trust

Beneficial owner

Beneficial owner
CHEN Runfu Beneficial owner
Beneficial owner
Beneficial owner
WEN Haicheng Beneficial owner
Beneficial owner
Beneficial owner
LIU Hui Beneficial owner
Beneficial owner
Beneficial owner
YANG Zheng Beneficial owner
Beneficial owner
CHEUNG Vincent Sai Sing Beneficial owner
Beneficial owner

Beneficial owner
Beneficial owner
Beneficial owner

TSANG Hing Lun

GU Yunchang Beneficial owner
Beneficial owner
Beneficial owner
HAN Xiaojing Beneficial owner
Beneficial owner
Beneficial owner
ZHAQ Kang Beneficial owner
Beneficial owner
Beneficial owner

2013 Interim Report

No. of ordinary

Futures Ordinance (“SFO")) as recorded in the register
required to be kept under Section 352 of the SFO, or as
otherwise notified to the Company and The Stock
Exchange of Hong Kong Limited (the “Stock Exchange”)
pursuant to the Model Code for Securities Transactions by
Directors of Listed Issuers (the “Model Code"”) set out in
Appendix 10 to the Rules Governing the Listing of
Securities on the Stock Exchange of Hong Kong Limited
(the “Listing Rules”), were as follows:

Percentage in
the Company's
issued share
capital

Restricted
shares

(Note iii)
125,878,375 - -
(Note i)
1,725,305 - -
(Note ii)
- 3,072,895

shares held

Share options
(Note iv)

2.144%
0.029%

= 0.052%
13,560,000 0.231%
= 0.007%
0.009%
0.074%

414,700 =
= 554,400

4,320,000

= 0.001%
0.017%
0.029%

83,130 =
= 981,585 =
= 1,730,000

= 0.001%
0.001%

73,500
= 0.007%

400,000

0.001%

= 60,000
= 0.007%

400,000

0.001%

= 60,000
= 0.007%

400,000

= 0.002%
0.001%
0.014%

146,500 =
— 73,500 =
= = 800,000
= 0.001%
0.001%
0.015%

46,500 =
= 73,500

900,000

= 0.001%
0.001%
0.015%

46,500 =
= 73,500

900,000

= 0.001%
0.001%
0.015%

46,500 =
= 73,500

900,000



Notes:

The 125,878,375 shares are held by a discretionary trust of which Mr. LI Ming is the founder.

ii. The 1,725,305 shares are held by a discretionary trust of which Mr.LI Ming, his spouse and his son are the beneficiaries.

ii. The restricted shares were granted pursuant to the restricted share award scheme of the Company, the details of which are set out below in the

paragraph headed “Restricted Share Award Scheme”.

iv. The share options were granted pursuant to the share option scheme of the Company, the details of which are set out below in the paragraph

headed “Share Option Scheme”.

Long positions in the shares of associated corporation(s)

Name of Director
WEN Haicheng

Name of associated corporation

Gemini Investments (Holdings) Limited

Save as disclosed above, none of the directors nor the
chief executives of the Company or their respective
associates had any interest or short positions in any of the
shares, underlying shares or debentures of the Company
or any of its associated corporations as defined in the SFO.

DIRECTORS’ RIGHTS TO PURCHASE
SHARES OR DEBENTURES

Except for the share options granted pursuant to the share
option scheme of the Company and the restricted shares
awarded pursuant to the restricted share award scheme of
the Company, the details of which are set out below in the
paragraphs headed “Share Option Scheme” and
“Restricted Share Award Scheme" respectively, at no time
during the six months ended 30 June 2013 was the
Company or any of its subsidiaries a party to any
arrangement that would enable the directors of the
Company to acquire benefits by means of acquisition of
shares in, or debentures of, the Company or any other

Approximate
percentage

of total issued
share capital of
associated
corporation

0.016%

Total number of
ordinary shares
of associated
corporation held

70,000

Nature of Interest

Beneficial owner

body corporate, and none of the directors or any of their
spouses or children under the age of 18 were granted any
right to subscribe to any equity or debt securities of the
Company or any other body corporate or had exercised any
such right.

SUBSTANTIAL SHAREHOLDERS' AND
OTHER PERSONS’ INTERESTS AND
SHORT POSITIONS IN SHARES AND
UNDERLYING SHARES AND
DEBENTURES

The register of substantial shareholders required to be kept
by the Company under Section 336 of Part XV of the SFO
shows that as at 30 June 2013, the Company was notified
of the following substantial shareholders’ interests and
short positions in the shares and underlying shares of the
Company, being interests of 5% or more, in addition to
those disclosed above in respect of the directors and the
chief executives of the Company:

No. of
ordinary
shares

Percentage
in the
Company'’s

convertible

No. of under the

issued
share capital

Convertible
Securities

Long/
short position

ordinary
shares held

Name of Shareholders Capacity

China Life Insurance (Group) Company Interest of controlled Long 1,453,658,959 24.76%
(Note i) corporation
CHEN Din Hwa (“Mr. Chen") Interest of controlled Long 824,200,580 - 14.04%
(deceased) (Note ii) corporation
Interest of controlled Long - 526,313,172 8.96%
corporation
HSBC Trustee (Guernsey) Limited Interest of controlled Long 411,284,187 - 7.00%

(Note iii) corporation
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DISCLOSURE OF INTERESTS

Notes:

(i) The 1,453,658,959 shares were registered in the name of, and beneficially owned by, China Life Insurance Company Limited. China Life Insurance
(Group) Company was interested in 68.37% of China Life Insurance Company Limited. China Life Insurance (Group) Company was deemed to be
interested in these shares by virtue of the SFO.

(ii) Mr. Chen held a long position in 824,200,580 shares of the Company and 526,313,172 shares convertible under the Convertible Securities (as defined
in the section headed “Corporate Governance and Other Information”) comprising:

(a) 695,692,130 shares and 128,508,450 shares were beneficially owned by Spring Glory Investment Limited and Gavast Estates Limited
respectively. Both Spring Glory Investment Limited and Gavast Estates Limited were wholly-owned by Keymark Associates Limited. Keymark
Associates Limited was wholly-owned by Golden Anchor Holdings Limited. Golden Anchor Holdings Limited was wholly-owned by Nan Fung
Group Holdings Limited. Nan Fung Group Holdings Limited was wholly-owned by Nan Fung International Holdings Limited. Nan Fung
International Holdings Limited was wholly-owned by Chen’s Group International Limited, which in turn was wholly-owned by Mr. Chen; and

(b) 510,543,065 shares and 15,770,107 shares convertible under the Convertible Securities were beneficially owned by Kind Talent Limited and
Absolute Gain Trading Limited respectively. Kind Talent Limited was wholly-owned by Absolute Gain Trading Limited. Absolute Gain Trading
Limited was wholly-owned by Golden Anchor Holdings Limited. Golden Anchor Holdings Limited was wholly-owned by Nan Fung Group
Holdings Limited. Nan Fung Group Holdings Limited was wholly-owned by Nan Fung International Holdings Limited. Nan Fung International
Holdings Limited was wholly-owned by Chen’s Group International Limited, which in turn was wholly-owned by Mr. Chen. Details of the
Convertible Securities can be referred to the Company’s announcement dated 13 July 2010.

(iii) The 362,411,187 shares and 48,873,000 shares were registered in the name of, and beneficially owned by Crystal Will Holdings Limited and Grand
Wave Enterprises Limited respectively. Crystal Will Holdings Limited was wholly-owned by Wharf China Development Limited. Wharf China
Development Limited was wholly-owned by Wharf China Holdings Limited. Wharf China Holdings Limited was wholly-owned by The Wharf
(Holdings) Limited. Grand Wave Enterprises Limited was wholly-owned by Smart Bridge Investments Limited. Smart Bridge Investments Limited
was wholly-owned by Wharf Hong Kong Limited. Wharf Hong Kong Limited was wholly-owned by The Wharf (Holdings) Limited. WF Investment
Partners Limited was interested in 42.98% of The Wharf (Holdings) Limited. WF Investment Partners Limited was wholly-owned by Wheelock
Investments Limited. Wheelock Investments Limited was wholly-owned by Wheelock and Company Limited. HSBC Trustee (Guernsey) Limited was
interested in 48.98% of Wheelock and Company Limited. HSBC Trustee (Guernsey) Limited was deemed to be interested in these shares by virtue
of the SFO.

Save as disclosed above, as at 30 June 2013, the Company  shares of the Company as recorded in the register required

had not been notified by any person or corporation who  to be kept by the Company under Section 336 of the SFO.
had interests or short positions in the shares or underlying
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The share option scheme of the Company (the “Share
Option Scheme") was approved by the shareholders’
written resolutions dated 3 September 2007. Under the
Share Option Scheme, the Board may grant options to
eligible employees and directors of the Group. As set out
in the prospectus of the Company dated 14 September
2007 (the “Prospectus”), the purpose of the Share Option
Scheme is to provide an incentive for employees of the
Group to work with commitment towards enhancing the

shareholders, and to compensate employees of the Group
for their contribution based on their individual performance
and that of the Company. The share options granted under
the Share Option Scheme are exercisable within a five-year
period in which 40% of the options become exercisable 1
year from the grant date, 70% of the options become
exercisable 2 years from the grant date, and all options
become exercisable 3 years from the grant date. All of the
share options granted and outstanding as at 30 June 2013
are governed by the terms of the Share Option Scheme as
stated herein and further detailed in the Prospectus.

value of the Company and its shares for the benefit of our

During the six months ended 30 June 2013, movements of share options granted to the directors, chief executives and
employees of our Group under the Share Option Scheme were as follows:

No. of NN
options No. of No. of No. of options
outstanding options options options outstanding
Exercise as at granted exercised lapsed as at
Date of option price per 1January  during the during the during 30 June
granted share 2013 period period the period 2013
(HKD) (Note i)
Directors
LI Ming 19 Sept 2008 2.55 3,000,000 - - - 3,000,000
30 July 2009 8.59 4,280,000 - - - 4,280,000
12 Jan 2012 3.57 6,280,000 - - - 6,280,000
WANG Xiaoguang 19 Sept 2008 2.55 500,000 - - - 500,000
30 July 2009 8.59 800,000 - - - 800,000
5 Oct 2009 7.1 910,000 - - - 910,000
12 Jan 2012 357 2,855,000 - - - 2,855,000
CHEN Runfu 30 July 2009 8.59 1,710,000 - - - 1,710,000
12 Jan 2012 3.57 2,610,000 - - - 2,610,000
WEN Haicheng 30 July 2009 8.59 500,000 - - = 500,000
2 Sept 2009 7.01 500,000 - - - 500,000
12 Jan 2012 37 1,200,000 = (470,000) = 730,000
LIU Hui 12 Jan 2012 357 400,000 - - - 400,000
YANG Zheng 12 Jan 2012 357 400,000 - - - 400,000
CHEUNG Vincent Sai Sing 12 Jan 2012 357 400,000 - - - 400,000
TSANG Hing Lun 24 Jan 2008 7.70 140,000 = = (140,000) =
30 July 2009 8.59 200,000 - - - 200,000
12 Jan 2012 3.57 600,000 - - - 600,000
GU Yunchang 24 Jan 2008 7.70 200,000 = = (200,000) =
19 Sept 2008 2.55 100,000 - - - 100,000
30 July 2009 8.59 200,000 - - - 200,000
12 Jan 2012 357 600,000 - - = 600,000
HAN Xiaojing 24 Jan 2008 7.70 200,000 = = (200,000) =
19 Sept 2008 2.55 100,000 - - - 100,000
30 July 2009 8.59 200,000 - - - 200,000
12 Jan 2012 3.57 600,000 - - - 600,000
ZHAO Kang 24 Jan 2008 7.70 200,000 = = (200,000) =
19 Sept 2008 2.55 100,000 - - - 100,000
30 July 2009 8.59 200,000 - - - 200,000
12 Jan 2012 3.57 600,000 - - - 600,000
Subtotal 30,585,000 = (470,000) (740,000) 29,375,000
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CORPORATE GOVERNANCE AND OTHER INFORMATION

No. of No. of
options No. of No. of No. of options
outstanding options options options outstanding
Exercise as at granted exercised lapsed as at
Date of option price per 1January  during the during the during 30 June
granted share 2013 period period the period 2013
(HKD) (Note i)
Employees 24 Jan 2008 7.70 5,890,000 = = (5,890,000) =
19 Sept 2008 2.55 8,817,500 - (3,624,500) (50,000) 5,143,000
30 July 2009 8.59 14,200,000 = = (300,0000 13,900,000
2 Sept 2009 7.01 15,810,000 = = (1,190,000) 14,620,000
5 Oct 2009 7.11 22,740,000 = = (500,000) 22,240,000
12 Jan 2012 3.57 131,280,000 - (15,091,000)  (6,606,000) 109,583,000
Subtotal 198,737,500 - (18,715,500)  (14,536,000) 165,486,000
Total 229,322,500 - (19,185,500) (15,276,000) 194,861,000
Note:

(i) During the six months ended 30 June 2013, 19,185,500 share options were exercised and the weighted average closing price of shares of the
Company immediately before the dates of exercise was HKD5.66 per share.

RESTRICTED SHARE AWARD SCHEME

The restricted share award scheme (the “Award
Scheme”) was adopted by the Board on 22 March 2010
(the “Adoption Date"”) as an incentive to retain and
encourage the employees for the continual operation and
development of our Group. Unless early terminated by the
Board, the Award Scheme shall continue in full force and
effect from the Adoption Date for a term of 10 years.
According to the Award Scheme, the maximum number of
shares to be awarded under the Award Scheme is
169,104,822 shares, representing 3% of the issued share
capital of the Company as at the Adoption Date. The
restricted shares will be purchased by the trustee from the
market out of cash contributed by our Group and be held in
trust for the relevant selected employees until such shares
are vested with the relevant selected employees in
accordance with the provisions of the Award Scheme. The
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shares awarded to the directors and employees of the
Group at no consideration will be vested in three years in
which 40% of awarded shares will be vested after one
year from the date of award and 7.5% of awarded shares
will be vested quarterly thereafter.

During the period under review, the trustee of the Award
Scheme, pursuant to the terms of the rules and trust deed
of the Award Scheme, had acquired 1,021,000 shares of
the Company by way of market acquisition at an aggregate
consideration of approximately RMB3,672,000 (including
transaction costs) and received 774,937 scrip shares of the
Company in lieu of cash dividend in an amount of
approximately HKD3,967,000. Up to 30 June 2013,
36,830,586 shares of the Company had been acquired
from the market or under scrip dividend scheme by the
trustee, representing 0.65% of the issued share capital of
the Company as at the Adoption Date.



Details of the number of shares awarded under Award Scheme and the shares vested during the period under review, are

set out as below:

Awarded Shares

No. of shares

Share No. of shares being lapsed
Balance as at awarded during vested during during the Balance as at
Date of award 1 January 2013 the period the period period 30 June 2013
(Note i)
18 March 2011 6,247,296 - (2,455,749) (172,592) 3,618,955
18 March 2013 - 21,861,000 - - 21,861,000
Total 6,247,296 21,861,000 (2,455,749) (172,592) 25,479,955
Note:

(i) Pursuant to the Award Scheme, 172,592 awarded shares were lapsed upon the resignation of awardees.

CONVERTIBLE SECURITIES

As announced by the Company on 27 July 2010, the
perpetual subordinated convertible securities (the
“Convertible Securities”) were issued by a wholly-owned
subsidiary of the Company, in an aggregate principal
amount of USD900 million. The net proceeds from the
issue of the Convertible Securities were applied in
financing new and existing projects (including construction
costs and land costs) and for general corporate purpose.

During the period under review, the Company repurchased
the Convertible Securities in the principal amount of
USD326 million.

Details of the Convertible Securities are set out in note 13
to the unaudited condensed consolidated interim financial
information.

CAPITAL SECURITIES

On 13 May 2011, the perpetual subordinated capital
securities callable 2016 (the “Capital Securities”) were
issued by a wholly-owned subsidiary of the Company, in an

aggregate principal amount of USD400 million. The net
proceeds from the issue of the Capital Securities were
approximately USD388 million and were applied to finance
new and existing projects (including construction costs,
land costs and investment properties) and for general
corporate purposes.

Details of the Capital Securities can be referred to the
Company’s announcement dated 6 May 2011 and note 14
to the unaudited condensed consolidated interim financial
information of this report.

PURCHASE, SALE OR REDEMPTION OF
THE COMPANY'’S LISTED SECURITIES

During the period under review, the Company repurchased
1,900,000 shares on the Stock Exchange at an aggregate
consideration of approximately HKD8.55 million. The
repurchases were effected by the directors of the
Company with a view to benefit shareholders as a whole in
enhancing the net assets and earnings per share of the
Company. Details of the repurchases are as follows:

Total number

of shares
repurchased

Month of the repurchases

June 2013

1,900,000

Lowest price
paid by share

(HKD)

Highest price
paid by share
(HKD)

Aggregate
Consideration

(HKD Million)

4.50 4.49 8.656
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CORPORATE GOVERNANCE AND OTHER INFORMATION

All 1,900,000 shares being repurchased were cancelled
upon delivery of the share certificates during the period
under review. Apart from the share repurchased as
disclosed above and those set out above in the paragraphs
headed “Restricted Share Award Scheme” and
“Convertible Securities”, neither the Company nor any of
its subsidiaries had purchased, sold or redeemed any of
the listed securities of the Company during the period
under review.

REVIEW OF INTERIM FINANCIAL
INFORMATION

The unaudited interim financial information for the six
months ended 30 June 2013 have been reviewed by the
auditors of the Company, PricewaterhouseCoopers, in
accordance with Hong Kong Standard on Review
Engagements 2410 “Review of Interim Financial
Information Performed by the Independent Auditor of the
Entity” issued by the Hong Kong Institute of Certified
Public Accountants, the report of which is included on
page 41.

AUDIT COMMITTEE

The Audit Committee consists of three independent non-
executive directors and a non-executive director of the
Company, namely Mr. TSANG Hing Lun, Mr. GU Yunchang,
Mr. HAN Xiaojing and Mr. YANG Zheng. Mr. TSANG Hing
Lun, who has professional qualifications in accountancy, is
the chairman of the Audit Committee. The Audit
Committee has reviewed and no disagreement with the
accounting principles and practices adopted by the Group.
The Audit Committee has reviewed the interim report for
the six months ended 30 June 2013.

CODE ON CORPORATE GOVERNANCE
PRACTICES

In the opinion of the Board, the Company has complied
with the provisions of the Corporate Governance Code (the
“CG Code") as set out in Appendix 14 to the Listing Rules
throughout the six months ended 30 June 2013, except as
described below.

Mr. LI Ming is the chairman (the “Chairman”) and the
chief executive officer of the Company (the “Chief
Executive Officer”). The roles of the Chairman and the
Chief Executive Officer have not been segregated as
required under code A.2.1 of the CG Code. However, the
Company considers that the combination of the roles of
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the Chairman and the Chief Executive Officer involve a
realignment of power and authority under the existing
corporate structure and facilitate the ordinary business
activities of the Company. Although the responsibilities of
the Chairman and the Chief Executive Officer are vested in
one person, all major decisions are made in consultation
with the Board and the senior management of the
Company. There are four independent non-executive
directors and three non-executive directors in the Board.
The Board considers that there is sufficient balance of
power and that the current arrangement maintains a strong
management position and also facilitates the ordinary
business activities of the Company. The Board will review
the current structure from time to time and will make any
necessary arrangement as appropriate.

Mr. YANG Zheng (non-executive director of the Company),
and Mr. HAN Xiaojing, Mr. GU Yunchang and Mr. ZHAO
Kang (independent non-executive directors of the
Company), were unable to attend the annual general
meeting of the Company held on 10 May 2013 (as provided
for in code A.6.7 of the CG Code) due to other business
engagement.

MODEL CODE FOR SECURITIES
TRANSACTIONS BY DIRECTORS OF
LISTED ISSUERS

The Group has adopted a code of conduct regarding
directors’ securities transactions (the “Code of Conduct”)
on standards no less exacting than those required in the
Model Code. The Company has made specific enquiries
with all the directors of the Company and each of them has
confirmed that he or she had complied with all required
standards set out in the Code of Conduct.

CHANGES IN DIRECTORS’
INFORMATION

Pursuant to Rule 13.51B(1) of the Listing Rules, changes in
the information of Directors of the Company required to be
disclosed are set out below:

Mr. LI Ming was appointed as a non-executive director, the
honorary chairman of the board and the chairman of
nomination committee of Gemini Investments (Holdings)
Limited, a subsidiary of the Company and a company listed
on the Stock Exchange, with effect from 9 August 2013.

Mr. TSANG Hing Lun retired as independent non-executive
director of Beijing Youth Media Corporation, a company
listed on Stock Exchange, with effect from 15 May 2013.



DISCLOSURE PURSUANT TO RULE 13.21
OF THE LISTING RULES

Up to date of this report, the Company entered into facility agreements (the “Facility Agreements”) as below:

Principal Amount

Description

15 June 2012
12 July 2013

Under the Facility Agreements, it would constitute an
event of default if (i) China Life Insurance Company Limited
and Nan Fung International Holdings Limited are together
no longer the largest shareholder of the Company or no
longer maintain (directly or indirectly) beneficially not less
than 30% of the issued share capital of the Company; or (ii)
neither China Life Insurance Company Limited nor Nan
Fung International Holdings Limited is the single largest
shareholder of the Company. On and at any time after the
occurrence of an event of default, the lenders may (i)
cancel the facility available under the Facility Agreements
with immediate effect; (i) declare that all or part of the loan
outstanding together with accrued interest and all other
amounts accrued or outstanding be immediately due and
payable; (iii) declare that all or part of the loans be payable
on demand; and/or (iv) instruct the security agent to
enforce all or any of the security documents and/or to
preserve the security constituted by any security document
and/or to exercise any right, power and remedy available to
the security agent under any security document.

INTERIM DIVIDEND AND BOOK
CLOSURE

The Board has declared an interim dividend of HKDO0.07
per share (2012: HKDO0.06 per share) to shareholders
whose names appear on the Company’s register of
members on 2 September 2013. The interim dividend will
be paid in cash, with an option to receive new and fully
paid shares in lieu of cash under the scrip dividend scheme

a 3-year term loan facilities in different currencies
a b-year term loan facilities in different currencies

(Approximately)

USD600 million
USD410 million

(the “Scrip Dividend Scheme”). The new shares will, on
issue, not be entitled to the said interim dividend, but will
rank pari passu in all other respects with the existing
shares in issue. A circular containing details of the Scrip
Dividend Scheme and an election form will be sent to
shareholders in due course.

The Scrip Dividend Scheme is conditional upon the Listing
Committee of the Stock Exchange granting the approval
for the listing of, and permission to deal in, the new shares
to be issued under the Scrip Dividend Scheme.

It is expected that the cheques for cash entitlement in
relation to the interim dividend and/or share certificates
issued under the Scrip Dividend Scheme will be
despatched at the risk of those entitled thereto to their
respective registered addresses on or about Tuesday,
15 October 2013.

The register of members of the Company will be closed
from Monday, 2 September 2013 to Wednesday, 4
September 2013, both days inclusive, during which period
no transfer of shares will be effected. To qualify for the
interim dividend, all transfer documents together with
relevant share certificates must be lodged with the share
registrar of the Company, Computershare Hong Kong
Investor Services Limited at Shops 1712-1716, 17th Floor,
Hopewell Centre, 183 Queen’s Road East, Wanchai, Hong
Kong for registration no later than 4:30 p.m. on Friday, 30
August 2013.
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REPORT ON REVIEW OF
INTERIM FINANCIAL INFORMATION

TO THE BOARD OF DIRECTORS OF SINO-OCEAN LAND HOLDINGS LIMITED
(incorporated in Hong Kong with limited liability)

We have reviewed the interim financial information set out on pages 42 to 74, which comprises the condensed consolidated
interim balance sheet of Sino-Ocean Land Holdings Limited (the “Company”) and its subsidiaries (together, the “Group”) as at
30 June 2013 and the related condensed consolidated interim income statement, statements of comprehensive income,
changes in equity and cash flows for the six-month period then ended, and a summary of significant accounting policies and
other explanatory notes. The Rules Governing the Listing of Securities on The Stock Exchange of Hong Kong Limited require
the preparation of a report on interim financial information to be in compliance with the relevant provisions thereof and Hong
Kong Accounting Standard 34 “Interim Financial Reporting” issued by the Hong Kong Institute of Certified Public Accountants.
The directors of the Company are responsible for the preparation and presentation of this interim financial information in
accordance with Hong Kong Accounting Standard 34 “Interim Financial Reporting”. Our responsibility is to express a conclusion
on this condensed consolidated interim financial information based on our review and to report our conclusion solely to you, as
a body, in accordance with our agreed terms of engagement and for no other purpose. We do not assume responsibility
towards or accept liability to any other person for the contents of this report.

We conducted our review in accordance with Hong Kong Standard on Review Engagements 2410, “Review of Interim Financial
Information Performed by the Independent Auditor of the Entity” issued by the Hong Kong Institute of Certified Public
Accountants. A review of condensed consolidated interim financial information consists of making inquiries, primarily of persons
responsible for financial and accounting matters, and applying analytical and other review procedures. A review is substantially
less in scope than an audit conducted in accordance with Hong Kong Standards on Auditing and consequently does not enable
us to obtain assurance that we would become aware of all significant matters that might be identified in an audit. Accordingly,
we do not express an audit opinion.

Based on our review, nothing has come to our attention that causes us to believe that the interim financial information is not
prepared, in all material respects, in accordance with Hong Kong Accounting Standard 34 “Interim Financial Reporting”.

PricewaterhouseCoopers
Certified Public Accountants

Hong Kong, 15 August 2013
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CONDENSED CONSOLIDATED INTERIM BALANCE SHEET

ASSETS

Non-current assets

Property, plant and equipment
Land use rights

Investment properties

Goodwill

Interests in jointly controlled entities
Interests in associates
Available-for-sale financial assets
Trade and other receivables
Deferred income tax assets

Total non-current assets

Current assets

Deposits for land use rights

Properties under development

Inventories, at cost

Amounts due from customers for contract work
Land development cost recoverable

Completed properties held for sale
Available-for-sale financial assets

Other investment

Financial assets at fair value through profit or loss
Trade and other receivables

Restricted bank deposits

Cash and cash equivalents

Total current assets

Total assets
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11

10

As at
31 December
2012

RMB'000
(Audited)

204,005 212,817
9,112 ) 281
8,675,475 7,202,254
448,607 457,286
1,419,821 1,477,657
651,290 665,011
839,997 838,163
72,492 475,129
2,129,277 2,393,892
14,450,076 13,731,440
8,793,135 5,083,619
72,420,862 71,974,209
210,853 78,787
1,036,319 832,163
1,729,499 1,638,503
10,398,676 9,091,870
155,400 155,400

= 63,091

238,899 189,076
9,810,006 9,319,742
5,644,931 8,35818), 1877
7,469,765 10,747,479
117,908,345 114,573,136
132,358,421 128,304,576




As at
31 December

2012
RMB'000
(Audited)
EQUITY
Equity attributable to owners of the Company
Share capital and premium 12 20,824,918 20,735,481
Shares held for Restricted Share Award Scheme 12 (87,146) (92,435)
Reserves 185,040 335,260
Retained earnings
— proposed dividends 21 327,056 806,942
— others 8,792,509 7,973,044
30,042,377 29,758,292
Convertible securities 13 3,807,073 5,969,279
Capital securities 14 2,532,866 2,532,866
36,382,316 38,260,437
Non-controlling interests 3,911,780 3,785,801
Total equity 40,294,096 42,046,238
LIABILITIES
Non-current liabilities
Borrowings 15 22,764,642 20,873,439
Deferred income tax liabilities 1,761,096 1,698,080
Total non-current liabilities 24,525,738 22,571,519
Current liabilities
Borrowings 15 9,980,439 11,519,608
Trade and other payables 16 14,684,756 16,190,564
Advances from customers 38,940,980 30,681,259
Current income tax liabilities 3,922,333 5,276,267
Derivative financial instrument 10,079 19,121
Total current liabilities 67,538,587 63,686,319
Total liabilities 92,064,325 86,258,338
Total equity and liabilities 132,358,421 128,304,576
Net current assets 50,369,758 50,886,317
Total assets less current liabilities 64,819,834 64,617,757

The notes on pages 49 to 74 form an integral part of these condensed consolidated interim financial information.
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CONDENSED CONSOLIDATED INTERIM INCOME STATEMENT

Revenue 6
Cost of sales

Gross profit

Interest and other income

Other gains — net 17
Fair value gains on investment properties 8

Selling and marketing expenses
Administrative expenses

Operating profit
Finance costs 18

Share of gains of jointly controlled entities
Share of losses of associates

Profit before income tax

Income tax expense 19

Profit for the period

Attributable to:

Owners of the Company
Non-controlling interests

Basic earnings per share for profit attributable to owners of the Company
(expressed in RMB) 20

Diluted earnings per share for profit attributable to owners of the Company
(expressed in RMB) 20

The notes on pages 49 to 74 form an integral part of these condensed consolidated interim financial information.
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Unaudited
Six months ended 30 June

2012

RMB'000

9,097,781 6,758,766
(6,910,297) (4,700,844)
2,187,484 2,057,922
172,637 25,1153
57,099 60,691
479,504 -
(262,571) (247,424)
(174,035) (237,994)
2,460,118 1,658,348
(118,642) (142,604)
92,967 446,407
(7,164) (1,986)
2,427,279 1,960,165
(860,766) (712,708)
1,566,513 1,247,457
1,417,056 1,206,489
149,457 40,968
1,566,513 1,247,457
0.183 0.152
0.182 0.151




CONDENSED CONSOLIDATED INTERIM STATEMENT OF
COMPREHENSIVE INCOME

Unaudited
Six months ended 30 June
2012
RMB'000
Profit for the period 1,566,513 1,247,457
Other comprehensive income
Items that may be reclassified subsequently to profit or loss
Fair value gains on available-for-sale financial assets 782 6,216
Currency translation differences (18,861) (19,763)
Other comprehensive losses for the period (18,079) (13,547)
Total comprehensive income for the period 1,548,434 1,233,910
Total comprehensive income attributable to:
— Owners of the Company 1,398,977 1,192,942
— Non-controlling interests 149,457 40,968
1,548,434 1,233,910

The notes on pages 49 to 74 form an integral part of these condensed consolidated interim financial information.
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CONDENSED CONSOLIDATED INTERIM STATEMENT OF
CHANGES IN EQUITY

Unaudited
Attributable to owners of the Company
Share
held for
Restricted Non-

Share Share  Share Award Other Retained Convertible Capital controlling Total
capital premium Scheme reserves earnings Subtotal  securities  securities Total interests equity
RMB'000 RMB'000 RMB'000 RMB'000 RMB'000 RMB'000 RMB'000 RMB'000 RMB'000 RMB'000 RMB'000
Balance at 1 January 2013 4,428,676 16,306,805 (92,435) 33,260 8779986 29758292 5969279 2532806 38260437 3785801 42,046,238
Profit for the period - - - - 1417056 1,417,056 - - 1,417,056 149,457 1,566,513

Other comprehensive income:
Fair value gains on available-for-sale

financial assets - - - 8 - 782 - - 782 - 182
Currency translation differences - - - (18,861) - (18,861) - - (18,861) - (18,861)

Total comprehensive income for

the period ended 30 June 2013 - - - (18,079) 1,417,056 1,398,977 - - 1,398,977 149,457 1,548 434
Transactions with owners in

their capacity as owners
Dividends relating to 2012 paid in

June 2013 (Note 21) 2,897 15,640 - - (794,200) (775,663) - - (775,663) - (775,663)
Expenses on share based payments - - - 65,650 - 65,650 - - 65,650 - 65,650
Vesting of shares under Restricted

Share Award Scheme (Note 12) - 129 8,961 (9,090) - - - - - - -
[ssue of shares pursuant to exercise of

employee share options (Note 12) 12,402 59,579 - (19,619) - 52,362 - - 52,362 - 52,362
Purchase of shares for Restricted

Share Award Scheme (Note 12) - - (3,672) - - (3672) - - (3,672) - (3,672)
Share buyback (Note 12) (1.210) - - 1210 (6,834) (6,834) - - (6,834) - (6,834)
Distribution relating to convertible securities - - - - (224,381) (224,381) - - (224,381) - (224,381)
Distribution relating to capital securities - - - - (128,121) (128)121) - - (128,121) - (128,121)
Redemption of convertible securities - - - - 76,059 76,059  (2,162,206) - (2,086,147) - (2,086,147)
Contribution from non-controlling interests - - - - - - - - - 2,230 2,230
Total contributions by and

distributions to owners 14,089 75,348 5,289 38151 (1,077477) (944,600)  (2,162,206) - (3,106,806) 2230 (3,104576)
Decrease in non-controlling interests

as a result of acquisition of additional

interests in subsidiaries from

non-controlling interests (Note 24) - - - (170,292) - (170,292) - - (170,292) (25,708) (196,000)
Total transactions with owners 14,089 75,348 5289 (132,141)  (1,077477)  (1,114,892)  (2,162,206) - (3277,09) (23.478)  (3,300,576)
Balance at 30 June 2013 4,442,765 16,382,153 (87,146) 185,040 9119565 30,042,377 3,807,073 2532866 36,382,316 391,780 40,294,096
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Balance at 1 January 2012

Profit for the period

Qther comprehensive income:

Fair value gains on available-for-sale
financial assets

Currency translation differences

Total comprehensive income for
the period ended 30 June 2012

Transactions with owners in
their capacity as owners
Dividends relating to 2011 paid in
June 2012 (Note 21)
Expenses on share based payments
Vesting of shares under Restricted
Share Award Scheme (Note 12)
Issug of shares pursuant to exercise of
employee share options (Note 12)
Distribution relating to convertible securities
Distribution relating to capital securities
Contribution from non-controlling interests

Total contributions by and
distributions to owners

Increase in non-controlling interests
as a result of deemed disposal interests
without change of control
Increase in non-controlling interests
as a result of disposal of interests
in subsidiaries without change of control
Decrease in non-controlling interests
as a result of disposal of subsidiaries

Total transactions with owners

Balance at 30 June 2012

Unaudited

Attributable to owners of the Company

Share
held for
Restricted Non-

Share Share  Share Award Other Retained Convertible Capital controlling Total
capital premium Scheme Teserves eamings Subtotal securities securities Total interests equity
RMB'000 RMB'000 RMB'000 RMB'000 RMB'000 RMB'000 RMB'000 RMB'000 RMB'000 RMB'000 RMB'000
4304667 15926417 (131,959 169548 6497606 26,766,279 5,969,279 2532866 35,268,424 3488740 38,757,164
- - - - 1,206,489 1,206,489 - - 1,206,489 40,968 1,247,457

- - - 6,216 - 6,216 - - 6,216 - 6,216
= = = (19,763) = (19,763) = = (19,763) = (19,763)

= = = (13,547) 1,206,489 1,192,942 - - 1,192,942 40,968 1,233,910
70998 202,078 - = (461,745) (188,669) = = (188,669) (28,500) (217,169)

- - - 63,797 - 63,797 - - 63,797 - 63,797

- (916) 30,509 (29,593) = = = = = = =

1,792 6,074 = (2,153) - 5713 - - 5713 - 5713

- - - - (224,523) (224,523) - - (224,523) = (224,523)

= = = = (128 474) (128,474) = = (128.474) = (128,474)

- - - - - - - - - 363,131 363,131

72,790 207,236 30,509 32,051 (814,742) (472,156) = = (472,156) 324,631 (147,525)

- - - 107,018 - 107,018 - - 107,018 145,432 252,450

- - - 1,174 - 1174 - - 1174 1,826 3,000

= = = = = = = = = (106,247) (106,247)

72,790 207,236 30,509 140,243 (814,742) (363,964) = = (363,964) 365,642 1678
4377457 16,133,653 (101,450) 296,244 6,889,363 27,595,257 5,969,279 2532866 36,097,402 3,895,350 39,992,752
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CONDENSED CONSOLIDATED INTERIM CASH FLOW STATEMENT

Net cash generated from operating activities
Net cash used in investing activities

Net cash (used in)/generated from financing activities

Net (decrease)/increase in cash and cash equivalents
Cash and cash equivalents at beginning of the period

Exchange losses on cash and cash equivalents

Cash and cash equivalents at end of the period

Unaudited

Six months ended 30 June
2012
RMB'000
1,785,599 2,038,737
(138,498) (189,525)
(4,905,906) 1,574,905
(3,258,805) 3,424,117
10,747,479 8,647,794
(18,909) (7,288)
7,469,765 12,064,623

The notes on pages 49 to 74 form an integral part of these condensed consolidated interim financial information.
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NOTES TO THE UNAUDITED CONDENSED CONSOLIDATED
INTERIM FINANCIAL INFORMATION

1 General information

Sino-Ocean Land Holdings Limited (the “Company”) and its subsidiaries (together, the “Group”) are principally engaged
in investment holding, property development and property investment in the People’'s Republic of China (the “PRC").

The Company is a limited liability company incorporated on 12 March 2007 in Hong Kong. The address of its registered
office is Suite 601, One Pacific Place, 88 Queensway, Hong Kong.

The Company's shares are listed on the Main Board of The Stock Exchange of Hong Kong Limited.

The condensed consolidated interim financial information is presented in Renminbi (“RMB"), unless otherwise stated.
The condensed consolidated interim financial information was approved for issue on 15 August 2013 by the Board of
directors.

The condensed consolidated interim financial information has not been audited.

2 Basis of preparation

The condensed consolidated interim financial information for the six months ended 30 June 2013 has been prepared in
accordance with Hong Kong Accounting Standard (“HKAS") 34 “Interim Financial Reporting” issued by the Hong Kong
Institute of Certified Public Accountants (“HKICPA™). The condensed consolidated interim financial information should be
read in conjunction with the annual financial statements for the year ended 31 December 2012, which have been
prepared in accordance with Hong Kong Financial Reporting Standards (“HKFRS").

Key events

During the period, the Group had acquired certain additional interests in subsidiaries from non-controlling interests and
disposed of the entire interest of a subsidiary, further details of which are set out in Note 24 and Note 25.

3 Accounting policies

The following new and amended standards are mandatory for the first time for financial year beginning 1 January 2013
and have been adopted by the Group for the financial period ended 30 June 2013. The adoption of these new accounting
policies has no material impact on the financial statements of the Group in the current period and prior years.

HKAS 1 (Amendment) Presentation of Financial Statements

HKAS 16 (Amendment) Property, Plant and Equipment

HKAS 19 (Amendment) Employee Benefits

HKAS 27 (Revised) Separate Financial Statements

HKAS 28 (Revised) Associates and joint ventures

HKAS 32 (Amendment) Financial Instruments: Presentation

HKAS 34 (Amendment) Interim Financial Reporting

HKFRS 1 (Amendment) Government Loans

HKFRS 1 (Amendment) First-time Adoption of Hong Kong Financial Reporting Standards

HKFRS 7 (Amendment) Financial Instruments: Disclosures — Offsetting Financial Assets
and Financial Liabilities

HKFRS 10 Consolidated Financial Statements

HKFRS 11 Joint Arrangements

HKFRS 12 Disclosure of Interests in Other Entities

HKFRS 13 Fair Value Measurement

Except as described above, the accounting policies applied are consistent with those of the annual financial statements
for the year ended 31 December 2012, as described in those annual financial statements.
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NOTES TO THE UNAUDITED CONDENSED CONSOLIDATED INTERIM FINANCIAL INFORMATION

3 Accounting policies (continued)

The following new standards and amendments to standards have been issued but are not effective for the financial year
beginning 1 January 2013 and have not been early adopted:

HKFRS 9 “Financial instruments” addresses the classification, measurement and derecognition of financial assets and
financial liabilities. The standard is not applicable until 1 January 2015 but is available for early adoption. The Group is yet
to assess HKFRS 9's impact and intends to adopt HKFRS 9 upon its effective date.

There are no other HKFRSs or HK (IFRIC) interpretations that are not yet effective that would be expected to have a
material impact on the Group.

4 Estimates

The preparation of the condensed consolidated interim financial information requires management to make judgments,
estimates and assumptions that affect the application of accounting policies and the reported amounts of assets and
liabilities, income and expense. Actual results may differ from these estimates.

In preparing the condensed consolidated interim financial information, significant judgments made by management in
applying the Group’s accounting policies and the key sources of estimation uncertainty are the same as those that applied
to the consolidated financial statements for the year ended 31 December 2012.

5 Financial risk management and financial instruments
5.1 Financial risk factors

The Group's activities expose it to a variety of financial risks: market risk (including currency risk, fair value interest
rate risk, cash flow interest rate risk and price risk), credit risk and liquidity risk.

The condensed consolidated interim financial information do not include all financial risk management information
and disclosures required in the annual financial statements, and should be read in conjunction with the Group's
annual financial statements as at 31 December 2012.

There have been no changes in the risk management department since year end or in any risk management policies
since the year end.

5.2 Liquidity risk
Compared to year end, there is no material change in the contractual undiscounted cash out flows for financial
liabilities.

5.3 Fair value estimation

The table below analyses financial instruments carried at fair value, by valuation method. The different levels have
been defined as follows:

° Quoted prices (unadjusted) in active markets for identical assets or liabilities (level 1).

° Inputs other than quoted prices included within level 1 that are observable for the asset or liability, either
directly (that is, as prices) or indirectly (that is, derived from prices) (level 2).

o Inputs for the asset or liability that are not based on observable market data (that is, unobservable inputs)
(level 3).
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5 Financial risk management and financial instruments (continuea)
5.3 Fair value estimation (Continued)

The following tables present the Group’s assets and liabilities that are measured at fair value as at 30 June 2013
and 31 December 2012.

238,899 - - 238,899
636,553 - 358,844 995,397
875,452 - 358,844 1,234,296

There were no transfers among Level 1, Level 2 and Level 3 during the period.

During the period there were no significant changes in the business or economic circumstances that may affect the
fair value of the Group’s financial assets and financial liabilities, at the same time there were no reclassifications
between financial assets.
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NOTES TO THE UNAUDITED CONDENSED CONSOLIDATED INTERIM FINANCIAL INFORMATION

5.4 Valuation techniques used to derive Level 2 fair values

5.5

5.6

Level 2 derivatives financial instrument comprises a call option, which has been fair valued using Binomial Option
Pricing Model. The significant inputs required to fair value the derivative financial instruments represented the
quoted market price and implied volatility of the related ordinary shares which are observable in an active market.

Fair value measurements using significant unobservable inputs (Level 3)

Available-
for-sale
financial assets:

unlisted equity

securities

RMB’000

Opening balance at 1 January 2013 346,379
Addition 158,915
Disposals (146,450)
Closing balance at 30 June 2013 358,844

Level 3 investments in unlisted equity securities are estimated based on the net assets values of respective
securities, which approximate their fair values. The higher the net assets values of respective securities, the higher
the fair values.

The Group’s policy is to recognize transfers into and transfers out of fair value hierarchy levels as of the date of the
event or change in circumstances that caused the transfer.

There were no changes in valuation techniques during the period.

Group’s valuation processes

The Group's finance department includes a team that performs the valuations of financial assets and liabilities
required for financial reporting purposes, including Level 3 fair values. This team reports directly to the chief
financial officer (CFO) and external valuers will be engaged, if necessary.

The main Level 3 input used by the Group pertains to the investments in unlisted equity securities. It is estimated
based on the net assets values of respective securities.

As part of the valuation process, any changes in Level 2 and Level 3 fair values and the reasons for the fair value
movements are analyzed between the CFO and the team.
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5 Financial risk management and financial instruments (continued)
5.7 Fair value of financial assets and liabilities measured at amortized cost

The fair value of the following financial assets and liabilities approximate their carrying amount:
° Trade and other receivables

° Cash and cash equivalents

° Borrowings

° Trade and other payables

6 Segment information

Management has determined the operating segments based on these reports reviewed by the chief operating committee
(the “Committee”) that are used to make strategic decisions.

The Committee considers the business from both a geographic and product perspective. From the product perspective,
management considers the performance of property development and property investment. Property development
businesses are further segregated geographically into Beijing, Tianjin, North-east as well as all other territories.

Other operations as carried out by the Group mainly include property management services, property sales agency
services, as well as upfitting services. These are not included within the reportable operating segments, as they are not
included in the reports provided to the Committee. The results of these operations are included in the “All other
segments” column.

The Committee assesses the performance of the operating segments based on a measure of operating profit. This
measurement basis excludes the effects of non-recurring expenditure from the operating segments. Finance costs and
corporate finance income are not included in the result for each operating segment that is reviewed by the Committee, as
they are driven by activities of the central treasury function, which manages the cash position of the Group. The measure
also excludes the effects of any unrealized gains/losses from investments in jointly controlled entities and associates as
well as fair value gains/losses from investment properties and corporate overheads. Other information provided to the
Committee, except as noted below, is measured in a manner consistent with that in the financial statements.

Total assets exclude corporate cash and cash equivalents, investments in jointly controlled entities and associates,
available-for-sale financial assets, other investments, financial assets at fair value through profit or loss and deferred
income tax assets, all of which are managed on a central basis. Total liabilities exclude borrowings, deferred income tax
liabilities, distribution payable and derivative financial instrument, all of which are managed on a central basis as well.
These are part of the reconciliation to total balance sheet assets and liabilities.

Transactions between segments are carried out at arm's length. The revenue from external parties reported to the
Committee is measured in a manner consistent with that in the condensed consolidated interim income statement.

Revenue consists of sales from the property development segment, which mainly represent property sales income, and
rental income as derived from the investment property segment, which are RMB7,779,706,000 and RMB251,199,000 for
the six months ended 30 June 2013 and RMB5,707,115,000 and RMB199,545,000 for the six months ended 30 June
2012 respectively.
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NOTES TO THE UNAUDITED CONDENSED CONSOLIDATED INTERIM FINANCIAL INFORMATION

6 Segment information (continued)

Unaudited

development Investment All other Inter-company

Beijing Tianjin North-east Others property segments Total elimination  Group total
RMB'000 RMB'000 RMB'000 RMB'000 RMB'000 RMB'000 RMB'000 RMB'000 RMB'000

Six months ended 30 June 2013

Total segment revenue 1,426,427 1,051,145 1,233,994 4,068,140 253,668 1,925,329 9,958,703 - 9,958,703
Inter-segment revenue - - - - (2,469) (858,453) (860,922) - (860,922)
Revenue (from external customers) 1,426,421 1,051,145 1,233,994 4,068,140 251,199 1,066,876 9,097,781 - 9,097,781
Segment operating profit 629,901 296,391 306,491 562,081 1,264,912 180,878 3,240,654 (703,129) 2,531,525
Depreciation and amortization (Note 7) (3,102) (781) (1,814) (7,530) (1,806) (12,936) (27,969) - (27,969)
Goodwill disposed for sales of properties,

charged to cost of sales - (5,075) - (3,604) - - (8,679) - (8,679)
Income tax expense (Note 19) (234,062) (43,121) (135,253) (270,028) (141,571) (36,731) (860,766) - (860,766)
Finance income 10,330 17,634 34,360 24,991 22,940 50,372 160,627 (115,538) 45,089

Six months ended 30 June 2012

Total segment revenue 2,107,626 1,517,465 1,177,026 934,552 201,607 1,934,615 7,872,891 - 7,872,891
Inter-segment revenue (29,554) - - - (2,062) (1,082,509) (1,114,125 - (1,114,125)
Revenue (from exteral customers) 2,078,072 1,517,465 1,177,026 934,552 199,545 852,106 6,758,766 - 6,758,766
Segment operating profit 1,022,593 159,823 534,562 240914 188,759 254,321 2,400,972 (564,370) 1,836,602
Depreciation and amortization (Note 7) (478) (826) (2,899) (4,020) (807) (14,344) (23,374) = (23,374)
Goodwill disposed for sales of properties,

charged to cost of sales - (5,163) - (14,766) - - (19,929) - (19,929
Income tax expense (Note 19) (392,623) (28137) (160,562) (107,097) (6,401) (17,888) (712,708) = (712,708)
Finance income 62,302 30,408 178,430 60,575 26,717 7816 366,248 (374,841) (8,593)

As at 30 June 2013 (Unaudited)

Total segment assets 43,082,463 11,565,271 44,375,270 50,887,535 9,973,131 36,469,799 196353469  (73,948,378) 122,405,091
Additions to non-current assets

(other than financial instruments and

deferred tax assets) 3,487 83 1425 3713 268 11,999 20,975 - 20,975
Total segment liabilities 28,476,565 5,395,803 23,544,064 33,250,952 2,494,139 39237314 132,398,837  (74968987) 57,429,850

As at 31 December 2012 (Audited)

Total segment assets 40,321,137 10,669,910 37,786,905 48,997,695 6,512,683 51,598382 195,886,712 (78,636,050) 117,250,662
Additions to non-current assets

(other than financial instruments and

deferred tax assets) 4,065 131 2,897 6,173 297 236,779 250,342 - 250,342
Total segment liabilities 28,030,098 5,265,874 19,170,221 32,218,350 1,016,849 43561931 129,263,323 (77,304,942) 51,958,381
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A reconciliation of segment operating profit to profit before income tax is provided as follows:

Segment operating profit

Corporate finance income

Corporate overheads

Finance costs (Note 18)

Share of gains of jointly controlled entities
Share of losses of associates

Profit before income tax

Reportable and other businesses’ assets are reconciled to total assets
as follows:

Total segment assets

Corporate cash and cash equivalents

Investment in jointly controlled entities
Investment in associates

Available-for-sale financial assets (Note 9)

Other investment

Financial assets at fair value through profit or loss
Deferred income tax assets

Total assets per consolidated balance sheet

Reportable and other businesses' liabilities are reconciled to total liabilities
as follows:

Total segment liabilities

Deferred income tax liabilities
Current borrowings (Note 15)
Non-current borrowings (Note 15)
Distribution payable (Note 16)
Derivative financial instrument

Total liabilities per consolidated balance sheet

Unaudited

Six months ended 30 June
2012
RMB'000
2,537,525 1,836,602
82,652 17,367
(160,059) (195,621)
(118,642) (142,604)
92,967 446,407
(7,164) (1,986)
2,427,279 1,960,165

As at
31 December
2012

RMB’000
(Audited)

122,405,091 117,250,662
4,518,646 5,271,624
1,419,821 1,477,657

651,290 665,011
995,397 O98K6E

= 63,091

238,899 189,076
2,129,277 2,393,892
132,358,421 128,304,576
57,429,850 51,958,381
1,761,096 1,698,080
9,980,439 11,619,608
22,764,642 20,873,439
118,219 189,709
10,079 19,121
92,064,325 86,258,338
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NOTES TO THE UNAUDITED CONDENSED CONSOLIDATED INTERIM FINANCIAL INFORMATION

The Company is incorporated in Hong Kong, with most of its main subsidiaries domiciled in the PRC. All revenues from
external customers of the Group are derived in the PRC for the six months ended 30 June 2013 and 2012.

As at 30 June 2013, the total of non-current assets other than financial instruments and deferred income tax assets
located in the PRC is RMB11,204,439,000 (31 December 2012: RMB9,701,332,000), and the total of these non-current
assets located in Hong Kong is RMB203,871,000 (31 December 2012: RMB322,924,000).

For the six months ended 30 June 2013 and 2012, the Group does not have any single customer with transaction value
over 10% of the external sales.

Unaudited
Property,
plant and Land use
equipment rights
RMB’000 RMB’000
Opening net book amount as at 1 January 2013 212,817 9,231
Additions 20,975 -
Disposals (1,932) -
Depreciation and amortization (27,850) (119)
Disposal of a subsidiary (Note 25) (5) =
Closing net book amount as at 30 June 2013 204,005 9,112
Opening net book amount as at 1 January 2012 225,472 9,477
Additions 14,127 -
Disposals (240) -
Acquisition of subsidiaries 14,068 -
Depreciation and amortization (23,250) (124)
Disposal of subsidiaries (325) -
Closing net book amount as at 30 June 2012 229,852 9,353

Buildings with carrying value of RMB70,395,000 and RMB70,685,000 and land use rights with carrying value of
RMB5,971,000 and RMB6,042,000 were pledged as collateral for the Group’s borrowings (Note 15) as at 30 June 2013
and 31 December 2012 respectively.
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Unaudited
Six months ended 30 June

2012

RMB'000

Opening net book amount at beginning of the period 7,202,254 5,462,375
Addition - 148,167
Disposal of a subsidiary (Note 25) (116,000) -
Transfer from completed properties held for sale 1,109,717 -
Fair value gains 479,504 -
Closing net book amount at end of the period 8,675,475 5,610,542

(@) Investment properties for the carrying values of RMB4,652,912,000 and RMB4,705,590,000 were pledged as
collateral for the Group’s borrowings (Note 15) as at 30 June 2013 and 31 December 2012 respectively.

As at

31 December

2012

RMB’000

(Audited)

Investment in listed securities held in the SOL Fund (a) 636,553 647,184
Investment in other unlisted equity securities (b) 358,844 346,379
995,397 993,563

Less: non-current portion (839,997) (838,163)
Current portion 155,400 155,400

(@ On 31 March 2008, SOL Investment Fund Limited (“SOL"), a special purpose entity, was incorporated in and under
the laws of the Cayman Islands, with the purpose of carrying out investment activities. The sole underlying
investment in SOL Fund, represents a portfolio of investments in listed shares and its fair value as at 30 June 2013
and 31 December 2012 was based on the respective quoted closing prices of the underlying listed shares.

g

Available-for-sale financial assets of the Group include equity securities certain unlisted entities, mainly denominated
in RMB. The fair value of unlisted securities approximates the net asset values of the respective entities.
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NOTES TO THE UNAUDITED CONDENSED CONSOLIDATED INTERIM FINANCIAL INFORMATION

As at

31 December

2012

RMB’000

(Audited)

Trade receivables 1,144,722 1,062,557

Less: provision for impairment (75,201) (80,269)
Trade receivables — net (a) 1,069,521 982,288
Tax prepayments for advances from customers 4,130,074 3,284,151
Entrusted loans to third parties (b) 175,000 175,000
Entrusted loan to a jointly controlled entity (c) 163,500 -
Entrusted loan to an associate (d) 410,189 398,306
Receivables from government (e) 859,489 2,146,969
Amounts due from jointly controlled entities (f) 1,128,912 1,031,333
Amounts due from associates (f) 290,562 219,285
Amounts due from non-controlling interests (f) 51,720 45,720
Cooperation deposits (g) 542,477 215,006
Other prepayments 494,377 773,354
Other receivables 566,677 523,459
9,882,498 9,794,871

Less: non-current portion (72,492) (475,129)
Current portion 9,810,006 9,319,742

(a)  Proceeds from services and sales rendered are to be received in accordance with the term of respective
agreement. Ageing analysis of trade receivables at the respective balance sheet dates is as follows:

As at

31 December

2012

RMB’000

(Audited)

Less than 6 months 447,697 466,271
6 months to 1 year 288,530 406,095
1 year to 2 years 376,125 183,518
2 years to 3 years 29,989 2,865
Over 3 years 2,381 3,808
1,144,722 1,062,557
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10 Trade and other receivables (continued)

(b)  As at 30 June 2013, entrusted loans amounting to RMB175,000,000 (31 December 2012: RMB175,000,000)
represent amounts lent to certain third parties. These balances are secured by respective share capital of the third
parties, interest bearing from 5.56% to 6.65% (31 December 2012: from 5.56% to 6.65%), and are repayable on
demand.

(c)  Entrusted loan to a jointly controlled entity is unsecured, interest bearing at rate 6% (31 December 2012: nil) and
are repayable in 2014.

(d)  Entrusted loan to an associate is unsecured, interest bearing at rate 5.31% (31 December 2012: 5.31%) and are
repayable in 2014.

(e)  This mainly represents payments made for land development cost which will be subsequently reimbursed by the
government.

(f)  Amounts due from jointly controlled entities, associates and non-controlling interests are interest free, and
repayable on demand.

(g) Balances represent amounts paid to certain third parties, with the intention of future cooperation in real estate
project development. As at 30 June 2013, such cooperation is still in negotiation stage, and it is expected to close
in 2014.

(h)  On 8 January 2008, the Group subscribed notes receivable with an aggregate principal amount of USD30,000,000
(the “Notes") from an independent third party. The Group reassessed the impairment risk of such receivable and an
impairment provision amounting to RMB149,453,000 was made as at 31 December 2011.

During the period, the Group recorded reversal of impairment of such receivable amounting to RMB90,000,000 (six

months ended 30 June 2012: nil) as a result of receipt of partial repayments of the issuer during the period. Such
reversal of the Notes from provision has been included in consolidated income statement.
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NOTES TO THE UNAUDITED CONDENSED CONSOLIDATED INTERIM FINANCIAL INFORMATION

As at
31 December
2012

RMB'000

(Audited)

Contract cost incurred plus recognized profit 6,031,877 5,056,919
Less: Progress payment billed (4,995,558) (4,224,756)

Contract work-in-progress 1,036,319 832,163

Representing:
Amounts due from customers for contract work 1,036,319 832,163

Unaudited
Six months ended 30 June

2012
RMB'000

Contract revenue recognized as revenue in the period 763,853 606,298

jDD 2013 Interim Report



Opening balance
1 January 2013

Issue of shares pursuant to
exercise of employee
share options (a)

Issue of scrip dividends

Share buyback

Vesting of shares under
Restricted Share Award Scheme

Restricted Share Award
Scheme (b)

Opening balance
1 January 2013

Purchase of shares for Restricted
Share Award Scheme

Issue of scrip dividends

Vesting of shares under
Restricted Share Award Scheme

At 30 June 2013
At 30 June 2013

Opening balance
1 January 2012
Issue of shares pursuant to
exercise of employee
share options (a)
Issue of scrip dividends
Vesting of shares under
Restricted Share Award Scheme

Restricted Share Award
Scheme (b)
Opening balance
1 January 2012
Issue of scrip dividends
Vesting of shares under
Restricted Share Award Scheme

At 30 June 2012

At 30 June 2012

Equivalent Shares

Number of Nominal nominal held for

ordinary value of value of Restricted

shares of ordinary ordinary Share Share Award
HKDO0.8 each shares shares premium Scheme Total
HK$'000 RMB'000 RMB’000 RMB’000 RMB'000
5,850,141,263 4,680,113 4,428,676 16,306,805 - 20,735,481
19,185,500 15,348 12,402 59,579 - 71,981
4,548,493 3,639 2,897 15,640 - 18,537
(1,900,000) (1,520) (1,210) - - (1,210)
- - - 129 - 129
5,871,975,256 4,697,580 4,442,765 16,382,153 - 20,824,918
(24,541,185) - - - (92,435) (92,435)
(1,021,000) = = = (3,672) (3,672)
(774,937) = - - _ B
2,455,749 - - - 8,961 8,961
(23,881,373) - - - (87,146) (87,146)
5,848,093,883 4,697,580 4,442,765 16,382,153 (87,146) 20,737,772
5,660,257,632 4,528,206 4,304,667 15,926,417 - 20,231,084
2,759,000 2,207 1,792 6,074 - 7,866
108,826,892 87,062 70,998 202,078 - 273,076
- - - (916) - (916)
5,771,843,524 4,617,475 4,377,457 16,133,653 - 20,511,110
(33,702,318 = = = (131,959) (131,959)
(876,087) = = = = =
7,994,568 - - - 30,509 30,509
(26,583,837 = = = (101,450) (101,450)
5,745,259,687 4,617,475 4,377,457 16,133,653 (101,450) 20,409,660
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NOTES TO THE UNAUDITED CONDENSED CONSOLIDATED INTERIM FINANCIAL INFORMATION

12 Share capital and premium continued)

(@) Employee share option scheme: options exercised during the period ended 30 June 2013 resulted in 19,185,500
shares being issued (30 June 2012: 2,759,000 shares), with total proceeds of HKD64,795,000 (30 June 2012:
HKD6,208,000). The related weighted average price at the time of exercise was HKD3.38 (30 June 2012: HKD2.55)
per share.

(b)  On 22 March 2010, the Board of the Company resolved to adopt a Restricted Share Award Scheme, pursuant to
which existing shares are purchased from the market and be held in trust for the relevant selected employees, until
such shares are vested in accordance with the provision of the scheme. 21,861,000 shares (for the six months
ended 30 June 2012: nil) were granted to the selected employees of the Group for the six months ended 30 June
2013. As at 30 June 2013, 25,479,955 shares (30 June 2012: 8,746,192 shares) were granted but not yet vested
under the scheme.

13 Convertible securities

On 27 July 2010, Sino-Ocean Land Capital Finance Limited (“Capital Finance"”), a wholly owned subsidiary, issued a
perpetual subordinated convertible securities (the “convertible securities”) callable in 2015, with an initial aggregate
principal amount of USD900,000,000.

Such convertible securities are guaranteed by and convertible into shares of the Company, at the same time bear
distribution at a rate of 8% per annum, payable semi-annually. The Group may elect to defer distribution, and is not
subject to any limits as to the number of times distribution can be deferred.

Holders of the convertible securities have the right to convert such convertible securities into shares of the Company at
any time, commencing from 12 months after the issue date, at a fixed price of HKD6.85 per share.

As the holders of the convertible securities have no contractual obligation to demand for repayment of the principal nor
any distributions, the convertible securities do not meet the definition for classification of a financial liabilities under HKAS
32. As a result, the entire instrument is classified as equity, and respective distributions if and when declared are treated
as dividends.

Up to 28 June 2013, Capital Finance repurchased a portion of the convertible securities with an aggregate principal
amount of USD326,000,000 from several holders at a price of 102.5% of the principal amount. Meanwhile, the related
accrued and unpaid interest has been settled accordingly.

The Group had not elected to defer the distribution payments for the remaining outstanding convertible securities totaling
USD574,000,000 for the semi-annual period ended 27 July 2013, and such distribution had been fully settled as at the
date of the approval of these financial statements.

14 Capital securities

On 13 May 2011, Sino-Ocean Land (Perpetual Finance) Limited, a wholly owned subsidiary, issued a perpetual
subordinated capital securities (the “capital securities”) callable in 2016, with an initial aggregate principal amount of
USD400,000,000.

Such capital securities are guaranteed by the Company, at the same time bear distribution at a rate of 10.25% per annum,
payable semi-annually. The issuer of the capital securities may elect to defer distribution, and is not subject to any limits
as to the number of times distribution can be deferred.

As the Group has no contracted obligation to repay its principal nor to pay any distributions, the capital securities do not
meet the definition as financial liabilities under HKAS 32 under the term of the capital securities. As a result, the whole
instrument is classified as equity, and respective distributions if and when declared are treated as dividends.

The Group had not elected to defer the distribution payments for the capital securities for the semi-annual period ended
13 May 2013, and such distribution had been fully settled as at 30 June 2013.
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As at
31 December

2012

RMB’000

(Audited)

Non-current 22,764,642 20,873,439
Current 9,980,439 11,519,608
32,745,081 32,393,047

Movements in borrowings are analyzed as follows:

Unaudited
Six months ended 30 June

2012

RMB’000

At beginning of the period 32,393,047 33,587,466
New bank loans raised 8,613,319 8,528,919
Other loans raised (b) 2,134,084 1,759,724
Repayment of bank loans (5,456,713) (5,955,495)
Repayment of other loans (4,973,505) (500,000)
Changes of carrying value of corporate bonds 34,849 (214,994)
At end of the period 32,745,081 37,205,620
a) As at 30 June 2013 and 31 December 2012, long-term and short-term borrowings amounting to

RMB17,529,248,000 and RMB19,054,681,000 were secured by property, plant and equipment (Note 7), land use
rights (Note 7), investment properties (Note 8), properties under development, and completed properties held for
sale of the Group.

As at 30 June 2013, newly raised other loans amounting to RMB284,084,000 and RMB1,850,000,000 are raised
from certain third parties and financial institutions respectively. Such loans bear interests rates from 6.75% to
13.5% per annum, and are repayable before 27 April 2015.

As at 30 June 2012, newly raised other loans amounting to RMB1,269,724,000 and RMB490,000,000 are raised
from certain third parties and financial institutions respectively. Such loans bear interests at the rate bore interests

at the rate from 0.0% to 13.0% per annum, and are repayable before 16 May 2015.

Interest expense on borrowings for the six months ended 30 June 2013 is RMB1,386,776,000 (six months ended
30 June 2012: RMB1,331,997,000).
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NOTES TO THE UNAUDITED CONDENSED CONSOLIDATED INTERIM FINANCIAL INFORMATION

As at

31 December

2012

RMB’000

(Audited)

Trade payables (a) 9,121,675 9,960,027
Accrued expenses 2,133,972 2,814,236
Distribution payable (b) 118,219 189,709
Amounts due to a shareholder 700,000 -
Amounts due to a jointly controlled entity 83,770 1,886
Amounts due to an associate 338 194,338
Amounts due to non-controlling interests (c) 336,762 319,762
Amounts due to government 186,579 185,000
Other tax payable 264,923 544,226
Provision for financial guarantee liabilities 136,750 82,255
Other payables 1,601,768 1,899,125
14,684,756 16,190,564

The carrying amounts of trade and other payables approximate their fair values.

(@)  The ageing analysis of the trade payables based on invoice date is as follows:

As at

31 December

2012

RMB'000

(Audited)

Less than 6 months 5,501,271 7,082,600
6 months to 12 months 2,908,252 2,000,383
1 year to 2 years 569,081 543,099
2 years to 3 years 82,620 292,824
Over 3 years 60,451 41,121
9,121,675 9,960,027

(b)  The Group has not elected to defer distribution payments for its outstanding convertible securities (Note 13) for the
semi-annual period ended 27 July 2013, and such distribution has been fully settled as at the date of the approval of
these financial statements.

() Amounts due to non-controlling interests are unsecured, interest free, and repayable on demand.
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Gains on disposal of a subsidiary (Note 25)

Gains on disposal of partial interests in an associate

Gains on disposal of a jointly controlled entity

(Losses)/gains on disposal of financial assets at fair value through profit or loss
Fair value losses of financial assets at fair value through profit or loss
Fair value losses of other investment

Fair value gains of derivative financial instrument

Losses on disposal of other investment

Gains/(losses) on disposal of property, plant and equipment
Exchange gains/(losses)

Other losses

Interest expense:
— Bank borrowings
— Other borrowings

Less: interest capitalized at a capitalization rate of 7.35% (2012: 7.68%)
per annum

Unaudited
Six months ended 30 June

2012
RMB'000
27,489 70,685
- 20,333
1,666 -
(7,006) 2,712
(12,868) (4,553)
= (442)
9,042 -
(4,013) -
1,268 (760)
74,441 (1,284)
(32,920) (26,000)
57,099 60,691
Unaudited
Six months ended 30 June
2012
RMB'000
1,196,930 831,719
189,846 500,278
(1,268,134) (1,189,393)
118,642 142,604
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NOTES TO THE UNAUDITED CONDENSED CONSOLIDATED INTERIM FINANCIAL INFORMATION

Majority of the group entities are subjected to PRC enterprise income tax, which has been provided for based on the
statutory income tax rate of 25% of the assessable income of each of these group entities for the six months ended 30
June 2013 and 2012. Other companies are mainly subjected to Hong Kong income tax.

The amount of income tax expense charged to the condensed consolidated interim income statements represents:

Unaudited
Six months ended 30 June

2012
RMB'000

Current income tax:

— PRC enterprise income tax 245,123 531,513
— PRC land appreciation tax 282,708 336,325
Deferred income tax 332,935 (1565,130)
860,766 712,708

(a) Basic

Basic earnings per share is calculated by dividing the profit attributable to owners of the Company by the weighted
average number of shares in issue during the period excluding ordinary shares purchased by the Company and held
as shares held for Restricted Share Award Scheme.

Unaudited
Six months ended 30 June

-] 2012

Profit attributable to owners of the Company (RMB'000) 1,417,056 1,206,489
Distribution relating to convertible securities (Note 13) and

capital securities (Note 14) (RMB'000) (352,502) (352,997)
Profit used to determine basic earnings per share (RMB'000) 1,064,554 853,492
Weighted average number of ordinary shares in issue (thousands) 5,832,755 5,627,825

Basic earnings per share for profit attributable to the owners of
the Company (RMB per share) 0.183 0.152
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(b) Diluted

Diluted earnings per share is calculated by adjusting the weighted average number of ordinary shares outstanding
to assume conversion of all dilutive potential ordinary shares. The Company has three categories of dilutive
potential ordinary shares: share options, shares awarded under the Restricted Share Award Scheme, and
convertible securities. For the share option and shares awarded under the Restricted Share Award Scheme, a
calculation is done to determine the number of shares that could have been acquired at fair value (determined as
the average market share price of the Company’s shares during the year) based on the monetary value of the
subscription rights attached to outstanding share options and the unvested awarded shares. The number of shares
calculated as above is compared with the number of shares that would have been issued assuming the exercise of
the share options and the payout of the awarded shares. Shares awarded under the Restricted Share Award
Scheme of 26,583,837 shares for the six months ended 30 June 2012, when calculated on a weighted average
basis, were not included in the calculation of dilutive earnings per share because of their anti-diluted effect.
Convertible securities of 651,226,000 shares (six months ended 30 June 2012: 1,021,086,000 shares) (Note 13),
when calculated on a weighted average basis, were not included in the calculation of dilutive earnings per share for
the six months ended 30 June 2013 because of their anti-diluted effect.

Unaudited
Six months ended 30 June

- ] 2012

Profit from continuing operations attributable to owners of

the Company (RMB’000) 1,417,056 1,206,489
Distribution relating to convertible securities (Note 13) and

capital securities (Note 14) (RMB'000) (352,502) (352,997)
Profit used to determine basic earnings per share (RMB'000) 1,064,554 853,492
Weighted average number of ordinary shares in issue (thousands) 5,832,755 5,627,825
Adjustment for:

— share options (thousands) 2,365 9,682

— shares awarded under the Restricted Share Award Scheme

(thousands) 1,710 -

Weighted average number of ordinary shares for diluted earnings
per share (thousands) 5,836,830 5,637,407

Diluted earnings per share for profit from continuing attributable to
the owners of the Company (RMB per share) 0.182 0.151
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NOTES TO THE UNAUDITED CONDENSED CONSOLIDATED INTERIM FINANCIAL INFORMATION

On 15 August 2013, the Board has resolved to declare an interim dividend of RMB327,056,000 for the six months ended
30 June 2013 (six months ended 30 June 2012: RMB283,533,000).

Unaudited
Six months ended 30 June
2012
RMB'000
Final dividends paid 794,200 461,745
Proposed interim dividend of RMB0.06
(six months ended 30 June 2012: RMBO0.05) per ordinary share 327,056 283,533

The Group had the following financial guarantees as at the end of 30 June 2013 and 31 December 2012:

As at
31 December
2012

RMB'000

(Audited)

Guarantees in respect of mortgage facilities for certain purchasers 6,637,460 3,837,194

As at 30 June 2013 and 31 December 2012, the Group provided guarantees in respect of mortgage facilities granted by
certain banks relating to the mortgage loans arranged for certain purchasers of the Group’s properties. Pursuant to the
terms of the guarantees, upon default in mortgage payments by these purchasers, the Group is responsible to repay the
outstanding mortgage principals together with accrued interest and penalty owed by the defaulted purchasers to the
banks and the Group is entitled to take over the legal title and possession of the related properties. The Group's
guarantee period starts from the dates of grant of the relevant mortgage loans and ends when the property purchasers
obtain the “property title certificate” which is then pledged with the banks.

(a) Capital commitments

Capital commitments in respect of development costs attributable to properties under development and land use
rights at the balance sheet date but not yet incurred are as follows:

As at
31 December
2012

RMB'000

(Audited)

Land use rights 5,479,768 7,710,225
Property under development 16,757,419 22,594,870

Contracted but not provided for 22,237,187 30,305,095
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(b) Operating lease rental receivables

The future aggregate minimum lease rental receivables under non-cancellable operating leases in respect of land
and buildings are as follows:

As at
31 December
2012

RMB'000

(Audited)

Within 1 year 468,479 425,433
Between 1 to 5 years 899,468 839,995
After 5 years 510,824 105,019

1,878,771 1,370,447

(a) Acquisition of additional interest in subsidiaries

(i) In May 2013, the Group acquired an additional 50% equity interest of Zhongshan Yuanjian Real Estate
Development Company Limited (“Zhongshan Yuanjian”) at consideration of RMB142,000,000. The effect of
changes in the ownership interest of Zhongshan Yuanjian on the equity attributable to owners of the
Company during the period is summarized as follows:

Carrying amount of non-controlling interests acquired 7,404
Consideration paid to non-controlling interests (142,000)
Excess of consideration paid recognized within equity (134,596)
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NOTES TO THE UNAUDITED CONDENSED CONSOLIDATED INTERIM FINANCIAL INFORMATION

(a) Acquisition of additional interest in subsidiaries (Continued)
(i) In May 2013, the Group acquired an additional 15% equity interest of Sino-Ocean Land Real Estate (Liaoning)
Development Company Limited (“Sino-Ocean Land (Liaoning)”) at consideration of RMB9,000,000. The effect
of changes in the ownership interest of Sino-Ocean Land (Liaoning) on the equity attributable to owners of

the Company during the period is summarized as follows:

Carrying amount of non-controlling interests acquired (579)
Consideration paid to non-controlling interests (9,000)
(9,579)

Excess of consideration paid recognized within equity

(i) In May 2013, the Group acquired an additional 30% equity interest of Mizhiyun Calling Center Limited
(“Mizhiyun") at consideration of RMB45,000,000. The effect of changes in the ownership interest of Mizhiyun
on the equity attributable to owners of the Company during the period is summarized as follows:

Carrying amount of non-controlling interests acquired 18,883
Consideration paid to non-controlling interests (45,000)
(26,117)

Excess of consideration paid recognized within equity

(b) Effects of transactions with non-controlling interests on the equity attributable to equity holders for the six months
ended 30 June 2013:

Total comprehensive income for the period attributable to the owners of the Company 1,398,977

Changes in equity attributable to owners of the Company arising from
the acquisition of additional interests in subsidiaries (170,292)
1,228,685
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In February 2013, a subsidiary of the Group entered into an agreement with Pacific Sunrise Holdings Limited, an
independent third party, to dispose Trendex Investment Limited, a subsidiary of the Group. The subsidiary was sold in
May 2013 for cash consideration of RMB138,311,000.

Proceeds on disposal of the subsidiary 138,311
Carrying value of the subsidiary’s net assets disposed — shown as below (110,822)
Gains on disposal of the subsidiary 27,489

The assets and liabilities arising from the disposal are as follows:

Carrying value

RMB'000

(Unaudited)

Property, plant and equipment 5
Investment properties 116,000
Trade and other receivables 3,391
Other payables (3,230)
Deferred income tax liabilities (5,304)
Net assets disposed 110,822

Inflow of cash to dispose a subsidiary, net of cash disposed
Proceeds received in cash 138,311
Cash and cash equivalents in a subsidiary disposed of -

Net cash inflow on disposal 138,311
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NOTES TO THE UNAUDITED CONDENSED CONSOLIDATED INTERIM FINANCIAL INFORMATION

The following is a summary of significant related party balances and transactions entered into in the ordinary course of
business between the Group and its related parties during the six months ended 30 June 2013 and 2012:

(a) Upfitting and construction services

Unaudited
Six months ended 30 June

2012

RMB'000

Provision of services:

— A shareholder 25,257 12,630
— Jointly controlled entities 11,143 34,453
— Associates 84,777 41,016

121,177 88,099

(b) Key management compensation

Unaudited

Six months ended 30 June
2012
RMB'000
Salaries and other short-term employee benefits 12,260 13,040
Post-employment benefits - 1,041
Other long term welfare 656 692
Share-based payment 31,394 26,791
44,310 41,564

(c) Interest income and expenses

Unaudited
Six months ended 30 June

2012

RMB'000

Interest received:

— Jointly controlled entities 677 118
— An associate 5,684 5,312
6,361 5,430
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(d) Amounts due from related parties

1,292,412
700,751

— Jointly controlled entities (Note 10)
— Associates (Note 10)

As at
31 December
2012

RMB'000
(Audited)

1,031,333
617,591

1,993,163

1,648,924

(e) Amounts due to related parties

As at

31 December

2012

RMB'000

(Audited)

— A Shareholder (Note 16) 700,000 -
— Jointly controlled entities (Note 16) 83,770 407,034
— an Associate (Note 16) 338 194,338
784,108 601,372

On 12 July 2013, the Company entered into a facility agreement (the “Facility Agreement”) with a syndicate of
banks. Pursuant to the Facility Agreement, the banks agreed to grant certain 5-year term loan facilities in different
currencies with the principal of approximately USD410,000,000 to the Company to finance the general working

capital requirements of the Group.
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NOTES TO THE UNAUDITED CONDENSED CONSOLIDATED INTERIM FINANCIAL INFORMATION

27 Events after the balance sheet date (continued)

(b)  On 6 January 2012, Neo Origin Limited (“Neo Origin”), a wholly-owned subsidiary of the Company, entered into a
subscription agreement (“Subscription Agreement”) with Swire Properties (Chengdu) Limited (“Swire Chengdu”)
and Great City China Holdings Limited, a jointly controlled entity owned as to 50% by Neo Origin and as to 50% by
Swire Chengdu (the “Joint Venture"”). Pursuant to the Subscription Agreement, Swire Chengdu agreed to provide
funding in the total sum of USD230,000,000 (the “Funding”) to the Joint Venture. In order to maintain the
respective shareholding of the Neo Origin and Swire Chengdu in the Joint Venture in the same proportion as the
funding of the Joint Venture, the Joint Venture has to allot additional shares to Swire Chengdu as a result of the
Subscription Agreement. At the same time, a call option (the “Call Option”) was granted to Neo Origin under the
Subscription Agreement to allow Neo Origin to buy back from Swire Chengdu part of its shares in the Joint Venture
(the “"Option Shares”) as well as 50% of the Funding (the “Original Loan") in order to recover Neo Origin's 50%
equity interest in the Joint Venture. At the same time, a put option was granted to Swire Chengdu to require Neo
Origin to purchase from it the Option Shares and the Original Loan advanced to the Joint Venture.

On 28 December 2012, Neo Origin served a duly completed irrevocable notice to Swire Chengdu to exercise in part
the Call Option to buy back 50% of the Option Shares and the 50% of the Original Loan that were advanced to the
Joint Venture by Swire Chengdu at a price of USD69,000,000.

On 19 July 2013, Neo Origin served a duly completed irrevocable notice to Swire Chengdu to exercise the residual
Call Option so as to buy back the residual Option Shares and residual Original Loan advanced to the Joint Venture
by Swire Chengdu at a price of approximately USD60,730,000. The transaction was completed on 30 July 2013.

(c) In July 2013, Capital Finance repurchased another portion of the convertible securities with an aggregate principal
amount of USD486,900,000 from the securities holders at the price ranging from 101.5% to 102.5% of the principal
amount. After the repurchase, the remaining outstanding principal balance of the convertible securities amounts to
USD87,100,000.
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LIST OF PROJECT NAMES

o o1 &~

[ e T e e T |

O O -1 o Tl = W — O

N PO DO N MO D
ST WO NS = O

26
2
28
P
30
3
32
3
34
3%

3%
31
3
3
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Region

Beijng

Pan-Bohai Rim

Project names
(Chinese)

el g
B 0 bILKOER)

Cities
Beiing

B DIk E02/03 R (L R)

BEAMOR)
BF ENAOLR)
B o B CREAGLR)

EFARBLIER)
RAPTAZHR)
EEEROLR)

R o LEER IR
RENBEIR
BFNEUER)

B o LAVIEHER)
BE-A0LR)

B e HliER)
BE o f0LR)
BRAR

B ERLEIR)
REERRH S

BF e RER

B 0 BRARHLR)
AN

CBD 76 B R)
CBD Z13 R0t R)
REBRRAE)
REAAKRE)
TEBHRE R
BELHAH)
REEHPLRE)
EERRHAE)
ZERARLRAKE)
REEIBFAE)
RERAAE)
RERERZERENEERE)

Dalian

Tt ERERE)
NEEBR(RE)
hER=8(KE)
RALNRES
BERRES
RHEAES)
Qnhuangdao &% ¢ BHEEES)

Qingdao

Project names
(English)

QOcean Landscape (Beijing)

QOcean Landscape Eastern
Area (Beijing)

QOcean Landscape Eastern Area
E02/03 Project (Beijing)

QOcean Paradise (Beijing)

QOcean Great Harmony (Beijing)

QOcean Great Harmony Plot C
Project (Beijing)

QOcean International Center (Beijing)

Ocean Cityscape (Beijing)

QOcean Prospect (Beijing)

Ocean Office Park (Beijing)

Ocean Express (Beijing)

Ocean Honored Chateau (Beijing)

Ocean LA VIE (Beijing)

POETRY OF RIVER (Beijing)

The Place (Beijing)

Project names

#4538

QOcean Manor (Beijing) i

INDIGO (Beijing] Bamsal

Ocean Oriental Mansion (Beijingl @M EEER

Ocean International Center, Phase || RIFER
(Beijing)

Ocean Palace (Bsiiing) JE=$EH

Ocean Crown (Beijing) AERER

Ocean Plaza (Beijing)

CBD Plot Z6 (Beijing)

CBD Plot 213 (Beijing)

QOcean We-life Plaza

QOcean Prospect (Dalian)

QOcean Seasons (Dalian)

QOcean Worldview (Dalian)

Chanson Garden (Dalian)

Ocean MIDTOWN (Dalian) Fiin=gE

Ocean TIMES (Dalian) AEHER

Ocean Holiday Manor (Dalian) B o LR

Sino-Ocean Technopole (Dalian) |7 E£E — T£5%

QOcean Plaza (Dalian)

Wyndham Grand Plaza Royale
Sino-Ocean (Dalian)

Ocean Diamond Bay (Dalian)

Xiaoyao Bay Project (Dalian)

Zhonghua Road Land Plot #3

QOcean Honored Chateau (Qingdao)

QOcean Prospect (Qingdao)

QOcean Seasons (Qingdao)

QOcean Century (Qinhuangdao)
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Project names

used before (Chinese) used before (English)

Poetry of River Eastern Area
Beigjjia Project

Jiangtai Business Center
Tongzhou Yugiao Project
Jingmian Project

Yizhuang Sanyang Project
Dawangjing Project

Xishan Project
University Zone
QOcean Valley Lafite
IT Zone — Industrial
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LIST OF PROJECT NAMES

Project names Project names Project names Project names
Cities (Chinese) (English) used before (Chinese) used before (English)
3 251 5E28) Wan Hai Yi Hao (Qinhuangdaol -5 Wan Hai Yi Hao
4 Tianjin BANKR) Ocean City (Tianjin)
45 BEAIKE Ocean Paradise (Tianjin) eyaEipN Ocean Paradise
46 BERRANKE) Ocean International Center (Tianjin)
47 REIRERE) Ocean Express (Tianjin)
8 & o BIRE Ocean Great Harmony (Tianjin) fEHER Nihuangzhuang Project
19 BERRKE Ocean Prospect (Tianjin)
50 REEE (R2) Wuging Project (Tianjin)
51 NortheastRegion Changchun ¥ o B/ ERE) Ocean Cannes Town (Changchun) ~ R&FAEA Jingyue Project
52 Fushun AR Ocean City (Fushun) BEEEE Jiangjungou Project
53 Shenyang  EEXHM(ER) Ocean Paradise [Shenyang)
54 AN Ocean Residence (Shenyang)
b5 Yangtze River Chengdu  BRHL(EKE Pinnacle One (Chengdu) AESER Dacisi Project
Delta & Along
Yangtze River
56 Chongging ~ EASAXEEHEEE) Sino-Ocean International GOLF BEeRAEE Golf Club Project
Resort (Chongging)
57 Hangzhou &% ¢ KAREMIM) Grand Canal Miestone (Hangzhou) ~ ARZ Hang Yimian
58 REDBEM) Ocean Mansion (Hangzhou) BELE Canal Commercial District
59 NETEHRER M) Canal Business Center
Project (Hangzhou)
60 EELEBMmIM Ocean In Your Heart (Hangzhou) ~~ E4218R Pufu Project
61 Huangshan  EEHIEBEL) Anlsland Paradise (Huangshan) ~~ Hk/E&ER Taohuadao Project
62 Shanghal ¥ ¢ BER(LG) BOND CASTLE (Shanghail
63 B 1508 Ocean Mansion No.7 (Shanghail
64 wEEROZ( L) Ocean Chanson Mansion (Shanghail 1317388 Yanghangzhen Project
65 Wuhan EATERE) Ocean Manor (Wuhan) EEHE Tangchen Project
66 B ttREE) Ocean World (Wuhan)
67 Thenjang ¥ e BRAMET) QOcean Beach (Zhenjiang)
68 Southern Region  Haikou EFEB(EN) Ocean Zen House (Haikou) AN Ocean Driftwood Array
69 Sanya EEMEED) Ocean Mansion (Sanya) BARNER AR Ocean Olympics
70 2HEE-H=D) Tang Di Project (Sanya)
71 Shenzhen  EEIEEHI) Ocean Express (Shenzhen) BBIER Nanlian Project
7 BTEE () Shengping Project (Shenzhen)
73 Zhongshan SRR IL) Ocean City (Zhongshan)
74 jpeds allly Ocean New Era (Zhongshan) ERER Henglan Project

BN

2013 Interim Report



	Cover
	Contents
	Financial & Operation Highlights
	Chairman's Statement
	Corporate Social Responsibility Report
	Management Discussion & Analysis
	Disclosure of Interests
	Corporate Governance and Other Information
	Corporate Information
	Report on Review of Interim Financial Information
	Condensed Consolidated Interim Balance Sheet
	Condensed Consolidated Interim Income Statement
	Condensed Consolidated Interim Statement of Comprehensive Income
	Condensed Consolidated Interim Statement of Changes in Equity
	Condensed Consolidated Interim Cash Flow Statement
	Notes to the Unaudited Condensed Consolidated Interim Financial Information
	List of Project Names



