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In March 2013, the Group was recognized as one of
the “2013 China Excellent Commercial Real Estate
Developers” by China Real Estate Top 10 Research.

China Real Estate Top 10 Research has conducted
systematic studies on some excellent Chinese
real estate companies with scientific evaluation
methods and indicator systems based on their scale,
profitability, growth, stability, operational efficiency
and social contribution, and has produced its
research results as 2013 China Excellent Commercial
Real Estate Developers. This is the second
consecutive year since 2012 that the Company has
obtained this award.

In March 2014, Mr. Fang Xiaochong, Executive
Director of the Company and Executive Vice
President of the Group, was awarded the “2013 Real
Estate Honour — Person with Contribution for the
Year” by “China Daily Online”.
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On 28 November 2013, the Group participated in the
“2013 Seventh Management Action Award Ceremony
& Management Innovation Forum” organized by
the “Business Commentary” in Shanghai, and
was awarded the Golden Prize in Comprehensive
Management Domain of the Management Action
Award.

Note: The Management Action Award of the “Business
Commentary” was launched by the “Business Commentary”

in 2007 and is recognized as the “Business Oscar”.



Chairman’s Statement

| am pleased to present the business review and outlook of Sunshine
100 China Holdings Ltd (the “Company”; together with its subsidiaries,
the “Group”) for 2013 to all the shareholders of the Company (the
“Shareholders”).

Results

In 2013, contracted sales of the Group increased by 25% to RMB5,354 million
and revenue increased by 30% to RMB5,769 million. Net profit attributable
to equity shareholders increased by 123% to RMB672 million. Core profit
attributable to equity shareholders (i.e. excluding the fair value gains on
investment properties (net of deferred tax and minority interests)) increased by
147% to RMB506 million.

2013 Review
At the beginning of 2013, based on our understanding of market conditions in China’s real estate industry and
our own situation, the Group established an overall strategy of expanding our scale of operations and adjusting
our product structure while keeping our debt levels under control. Thanks to the successful implementation of
this strategy, the Group realized considerable growth in 2013, with its core profit attributable to shareholders
increasing by nearly 1.5 times.

The Group’s scale of operations experienced relatively fast growth in 2013, and the Group began to achieve
notable economies of scale. The floor area of newly-started construction projects in 2013 was double that of
2012. Rental income from investment properties rose by nearly 90%, with contracted sales, revenue and total
assets increasing by over 20%. Our expansion in scale of operations substantially reduced unit fixed costs, and
administrative expenses as a percentage of revenue decreased from 6% in 2012 to 5% in 2013, with one-off fees
such as listing fees excluded. This trend will directly boost the current and future earnings of the Group.

The product structure of the Group was further optimized in 2013. The proportion of mixed-use business
complexes, which enjoy a higher profit margin, increased. In 2013, the floor area of newly-started construction
projects for mixed-use business complexes increased by nearly 1.5 times as compared to that in 2012, while
the floor area of multi-functional residential communities decreased by 16%. Regarding floor area under
construction at the end of 2013, mixed-use business complexes accounted for 34%, representing an increase
of 16 percentage points when compared to 18% at the end of 2012. Furthermore, land premium expenditure in
2013 for mixed-use business complexes accounted for nearly two-thirds of total land premium expenditure. In
2013, payments for land premiums totalled RMB1,703 million, of which RMB1,111 million was used for mixed-use
business complex projects and RMB592 million was used for multi-functional residential community projects. All
these factors will contribute to higher profitability of the Group in the future.

2013 Annual Report 5



Chairman’s Statement

In 2013, the capital structure of the Group was improved and its financial risk was lowered. In line with the
expansion in operation scale and increase in land premium expenditure, the Group’s interest-bearing liabilities also
rose by 35% from RMB10,194 million at the end of 2012 to RMB13,802 million at the end of 2013. However, the
financial risk of the Group decreased as a whole, with (1) short-term borrowings as a percentage of total interest-
bearing liabilities decreasing significantly from 66% at the end of 2012 to 37% at the end of 2013, and the amount
of short-term borrowings also dropping from RMB6,752 million at the end of 2012 to RMB5,050 million at the
end of 2013, relieving the burden of borrowings due within one year; (2) debt to equity ratio (debt to equity ratio
= net interest-bearing liabilities/total equity) decreasing from 4.2 times at the end of 2012 to 4.0 times at the end
of 2013. The overall ability to meet debt obligations when they fall due increased steadily. This indicator remained
at a higher level primarily due to the fact that the Group increased its borrowings and maintained a relatively large
land bank; (3) the average interest rate of borrowings decreasing from 10.6% in 2012 to 9.1% in 2013; and (4)
cash and cash equivalent increasing slightly compared to the same period of last year.

As a corporate citizen, the Group has actively participated in public and social welfare activities throughout the
years, with the actual amount of various kinds of donations paid amounting to over RMB10 million in 2013.

2014 Outlook

We believe that China’s urbanization progress is far from over, and the total volume of urban properties
will continue to increase in the future, with functional upgrading of second- and third-tier cities underway
simultaneously. However, the residential property market will face more intensive competition than the commercial
property market. Hence, the Group will leverage our large existing land bank and property development
capabilities acquired over the past 20-plus years. On the one hand, we will accelerate the development and sales
of the existing land bank and shorten development cycles, so as to achieve high turnover and a larger scale of
operation; on the other hand, we will vigorously increase investment in, and development of, commercial street
complexes, and further optimize our product structure, thus better serving the functional and consumption
upgrading needs of second- and third-tier cities so as to enhance our profitability.

The Group was successfully listed on the Main Board of the Stock Exchange of Hong Kong on 13 March 2014,
thus gaining access to the international capital market. In the future, we will fully utilize this platform to continue
to optimize our capital structure, substantially reduce our debt levels, decrease financing costs, and strike a
good balance between lower financial risk and higher profits in order to create sustainable and stable returns for
shareholders.

The Group will also continue to participate proactively in social and public welfare activities and explore new ways
to give back to the society. We believe that we can create better returns for shareholders only by better serving
the needs of our customers, providing more competitive remuneration packages to employees, achieving win-win
cooperation with suppliers, and properly fulfilling our social responsibilities as a corporate citizen.

6 Sunshine 100 China Holdings Ltd



Chairman’s Statement

Lastly, on behalf of the Board of Directors of the Company, | would like to express my heartfelt gratitude for the
devotion of all the employees of the Group as well as the strong support of all the shareholders, customers and
suppliers in the past year.

Yi Xiaodi
Chairman and Executive Director

31 March 2014
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Financial Summary

For the year ended 31 December
2010 2011 2012 2013

RMB million RMB million RMB million RMB million
Revenue 2,932 2,940 4,455 5,769
Gross profit 972 858 1,412 1,650
Profit before taxation 616 329 754 1,115
Income tax (346) (268) (870) (484)
Profit for the year 270 61 384 631

Profit for the year attributable to
equity shareholders

of the Company 162 24 301 672
Non-controlling interests 108 37 83 (41)
270 61 384 631

As at 31 December

2010 2011 2012 2013
RMB million RMB million RMB million RMB million
Total assets 15,861 19,699 22,510 27,903
Total liabilities 14,494 18,255 20,670 25,152
1,367 1,444 1,840 2,751
Equity attributable to

equity shareholders of
the Company 979 1,013 1,320 1,992
Non-controlling interests 388 431 520 759
1,367 1,444 1,840 2,751

8 Sunshine 100 China Holdings Ltd



Revenue

RMB million

2010 2011 2012

2013

Profit for the year attributable to

equity shareholders of the Company

RMB million

2010 2011 2012 2013

Gross profit

RMB million

2010 2011

2012 2013

Equity attributable to equity shareholders

of the Company

RMB million

2010 2011

2012 2013
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Market Overview

China’s domestic economy achieved annual growth of 7.7% in 2013 despite stalling growth momentum.
Following the stabilization of the macro-control of real estate market, the Chinese government continued
to apply proactive fiscal policies and a stable monetary policy, which resulted in a slight tightening on
real estate financing. The real estate market continued to recover, and both the saleable area and newly-
started area of commercial housing in China recorded growth rates of more than 12%, which was
faster than those in the corresponding period of last year. The average housing price in 70 large and
mid-size cities across the country increased by 8.32%. Inventories in both the first-tier and the majority of the
second-tier cities were continuously drawn down. However, oversupply was seen in some third-tier cities.
Meanwhile, both prices and volume in the national land market recorded increases, especially in first-tier cities and
leading second-tier cities, where greater increases in land prices were recorded. The combination of these factors
resulted in increased competition among real estate enterprises, and industry concentration was heightened

accordingly. Branded developers have generally performed better under these conditions.

Amid the competitive market environment in 2013, the Group consolidated its own brand advantages and
introduced strong initiatives. It achieved a leap in results and recorded growth that was significantly above the
industry average. In particular, amount and volume of contracted sales both registered growth of more than 25%,
and newly-started area increased by 101%, while revenue recorded growth of 30%. Better still, profit attributable

to the shareholders achieved growth of over 100%.

10 Sunshine 100 China Holdings Ltd



Management Discussion and Analysis

Business Review

(1) Property Development

Contracted Sales

During the reporting period, the Group achieved contracted sales of RMB5,354 million, representing an
increase of 25% compared to 2012. The Group achieved contracted sales area of 697,376 square metres,
representing an increase of 32% compared to 2012. The Group achieved average contracted unit selling
price of RMB7,677 per square metre, representing a decrease of 6% compared to 2012. This was mainly
attributable to the structure of sales products in 2013, but the contracted price for the same type of
properties under the same project of the Group in 2013 showed an upward trend in general compared to
2012,

2013 Annual Report 11



Contracted sales of the Group during the reporting period were as follows:

Contracted sales area

(sg. m.)
Project 2012 2013

Mixed-use business complexes

Contracted sales
(RMB million)
2012

Weifang Sunshine 100 City Plaza 43,698 8,178 332 65
Chongaing Sunshine 100 International 800 256 8 12
New Town
Jinan Sunshine 100 International New Town — 80,888 — 734
Liuzhou Sunshine 100 City Plaza 13,449 266 167 22
Subtotal 57,947 89,588 507 833
Multi-functional residential communities
Dongying Sunshine 100 City Garden 15,901 39,020 125 239
Shenyang Sunshine 100 International 119,494 139,085 918 1,141
New Town
Shenyang Sunshine 100 Golf Mansion 8,191 23,358 64 141
Changsha Sunshine 100 International 81,515 59,804 646 526
New Town
Wuhan Sunshine 100 Lakeside Residence 83,660 81,058 613 672
Wuxi Sunshine 100 International New Town 79,834 131,825 631 951
Chengdu Sunshine 100 Mia Centre 82,439 27,545 795 313
Qingyuan Mango Town — 105,613 — 534
Guilin Lijiang Project — 480 — 4
Subtotal 471,034 607,788 3,792 4,521
Total 528,981 697,376 4,299 5,354

12 Sunshine 100 China Holdings Ltd



Management Discussion and Analysis

Property Construction

Owing to the introduction of the high turnover strategy, during the reporting period, the Group’s new gross

floor area reached 1,201,901 square metres, representing an increase of 101% compared to 2012. The

completed gross floor area reached 942,552 square metres, representing an increase of 23% compared to

2012.

The Group’s newly commenced construction during the reporting period was as follows:

2012 2013
Project (sq- m.) (sq- m.)
Mixed-use business complexes
Shenyang Sunshine 100 International New Town (Phase Ill) — 250,048
Jinan Sunshine 100 International New Town (Phase V) 163,952 24,164
Chongaing Sunshine 100 International New Town (Phase II) — 131,304
Subtotal 163,952 405,516
Multi-functional residential communities
Shenyang Sunshine 100 International New Town (Phase Il) 74,893 38,199
Shenyang Sunshine 100 Golf Mansion (Phase 1) - 5,650
Dongying Sunshine 100 City Garden (Phase Ill) — 76,389
Wuhan Sunshine 100 Lakeside Residence (Phase V) — 102,255
Wuxi Sunshine 100 International New Town (Phase V) 357,499 —
Chengdu Sunshine 100 Mia Centre (Phase II) — 143,978
Qingyuan Mango Town (Phase 1) — 108,555
Qingyuan Mango Town (Phase Il) - 301,922
Guilin Lijiang Project 529 19,437
Subtotal 432,921 796,385
Total 596,873 1,201,901
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Breakdown of Major Properties

Project

Mixed-use business
complexes

Nanning Sunshine 100
City Plaza

Phase |

Phase Il

Nanning Sunshine 100
Upper East Side
International

Vantone Air Garden

Yantai Sunshine 100
City Plaza

Phase |
Phase Il

Expected
completion
date of
properties
under

Location development!

No.63-1 Minzu Avenue, -
Nanning City,
Guangxi Zhuang
Autonomous Region

No.166 Minzu Avenue, -
Nanning City,
Guangxi Zhuang
Autonomous Region

No.80 Renmin West Road, -
Nanning City,
Guangxi Zhuang
Autonomous Region

No.25-27 Haigang Road, -
Zhifu District, Yantai City,
Shandong Province

14 Sunshine 100 China Holdings Ltd

Completion
progress of
properties under
development:@

Saleable
GFA
remaining
unsold
(sq. m.)

16,919

16,919

54,319

2,751

33,479

33,479

GFA under
development
(sg. m.)

Planned
GFA

92,230

92,230

361,347

361,347

Our
attributable
interest

100%

100%
100%
26%

100%

100%

100%
100%



Project

Yangshuo Sunshine 100
West Street
Square

Liuzhou Sunshine 100
City Plaza

Phase |

Phase Il

Phase Il

Phase IV

Weifang Sunshine 100
City Plaza

Phase |

Phase Il

Phase Il

Phase IV

Phase V

Chongqing Sunshine 100
International New Town

Phase |

Management Discussion and Analysis

Expected

completion

date of

properties

under

Location

development!"

Sunshine 100 Jiujie Lou, -
Diecui Road,
Yangshuo County,
Guilin City,
Guangxi Zhuang
Autonomous Region
No.2 South Guizhong -
Avenue,
Liuzhou City,
Guangxi Zhuang

Autonomous Region

No.5051 Shengli East Street, -
Kuiwen District,
Weifang City,
Shandong Province
2014

Nanbin Road, Nan’an District, -
Chongaing City
2014

Completion
progress of
properties under
development:@

79%

7%

Saleable
GFA
remaining
unsold
(sq. m.)

91,731

17,058
44,665
11,794
18,214
31,978

31,978

GFA under
development
(sq. m.)

79,563

79,563

153,188

21,888

Our

Planned  attributable
GFA interest

- 75%

- 75%

- 75%

- 75%

- 75%

- 75%
1,419,414 100%
- 100%
397,443 100%
478,382 100%
360,155 100%
183,434 100%
886,408 100%
- 100%

2013 Annual Report 15



Management Discussion and Analysis

Expected

Saleable
Completion GFA
progress of

completion
date of
properties GFA under Our
attributable

interest

remaining
unsold
(sq. m.)

under  properties under development Planned

(sq. m.) GFA

Project Location

development!"

development( @

Phase I 2015 17% - 131,300 886,408 100%
Shenyang Sunshine 100 Yuhong New Town, 2015 10% - 243,269 1,067,424 100%
International Yuhong District,
New Town (Phase Ill) Shenyang City,
Liaoning Province
Jinan Sunshine 100 No.19 Yangguang New Road, - - 180,566 188,116 581,526 49%
International New Hualyin District, Jinan City,
Town® Shandong Province
Phase | - - 17,624 - - 49%
Phase Il - - 35,821 - - 49%
Phase Il - - 81,181 - - 49%
Phase IV - - 45,941 - - 49%
Phase V 2014 57% - 188,116 444,526 49%
Phase VI - - - - 137,000 49%
Subtotal 447,188 664,136 4,408,349
Multi-functional residential
communities
Tianjin Sunshine 100 Honggi South Road, - - 203,095 - - 86%
International New Town Nankai District, Tianjin City
Nanning Sunshine 100 No.1-2 Yinghua Road, - - 10,603 - - 51%
Mountainside Garden Nanning City,
Guangxi Zhuang
Autonomous Region
Nanning Sunshine 100 No.8 Qingshan Road, - - 800 - - 50%
Australian Garden Nanning City,
Guangxi Zhuang
Autonomous Region
Nanning Sunshine 100 No.63-1 Minzu Avenue, - - - - - 100%
European Garden Nanning City,
Guangxi Zhuang
Autonomous Region
Liuzhou Sunshine 100 No.11 Haiguan Road, - - 1,434 - - 100%
Classical Era Liuzhou City,
Guangxi Zhuang
Autonomous Region
Shenyang Sunshine 100 Yuhong New Town, - - 127,963 129,319 - 100%
International New Town Yuhong District,
Shenyang City,
Liaoning Province
Phase | - - 55,398 - - 100%
Phase I 2014 75% 72,565 129,319 - 100%

16 Sunshine 100 China Holdings Ltd



Project

Shenyang Sunshine 100
Golf Mansion®

Phase |

Phase Il Il

Chengdu Sunshine 100
Mia Centre

Phase |
Phase Il
Wuxi Sunshine 100

International New Town

Phase |

Phase Il

Phase Il

Phase IV

Phase V

Phase VI

Changsha Sunshine 100

International New Town

Phase |

Phase Il

Phase Il

Phase IV

Wuhan Sunshine 100
Lakeside Residence

Management Discussion and Analysis

Expected
completion
date of
properties
under
Location development!”
No.18 Qi Hao Street, -
Economics and
Technology Development
District, Shenyang City,

Liaoning Province

2014
2014
No.6 Wugui Road, —
Chenghua District,
Chengdu City,
Sichuan Province
2015
No.1 Tianyi New Street, -
Xizhang, Yangiao Town,
Huishan District, Wuxi City,
Jiangsu Province
2014
2014
No.518 Section One, -
2nd South Ring Road,
Yuelu District,
Changsha City,
Hunan Province
2014

No.2 Yanggiaohu Avenue, -
Canglong Island,
Jiangxia District,
Wuhan City,
Hubei Province

Completion
progress of
properties under

development! @

74%
20%

15%

84%
57%

Saleable
GFA
remaining
unsold
(sq. m.)

32,889

32,889

44,521

44,521

197,733

108,334
33,504
14,964
40,931

128,835

42,735
49,498
36,602

14,927

GFA under
development
(sq. m.)

57,759

52,109
5,650
143,978

143,978
389,136

31,637
357,499

112,869

112,869

198,847

Our

Planned attributable
GFA interest
137,301 51%
— 51%
137,301 51%
- 100%

- 100%

- 100%
1,144,680 100%
- 100%

- 100%

- 100%
70,565 100%
66,968 100%
1,007,147 100%
370,111 100%
- 100%

- 100%

- 100%
370,111 100%
437,023 100%
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Management Discussion and Analysis

Expected
completion Saleable
date of Completion GFA
properties progress of remaining GFA under Our
under  properties under unsold development Planned  attributable

Project Location development”  development!: @ (sq. m.) (sq. m.) interest

Phase | - - 4,071 - - 100%
Phase Il 2014 73% - 101,490 - 100%
Phase Il - - 10,856 - - 100%
Phase IV 2015 26% - 97,357 - 100%
Phase V - - - - 437,023 100%
Dongying Sunshine 100 No.248 North 1st Road, - - 44,278 97,936 147,116 100%
City Garden Dongying District,

Dongying City,

Shandong Province
Phase | - - 2,905 - - 100%
Phase Il 2014 81% 41,373 21,548 - 100%
Phase |l 2015 40% - 76,389 147,116 100%
Qingyuan Mango Town District No.N24, - - - 410,477 2,961,420 556%

Pikeng Liantai Industrial
Zone, Longtang Town,

Qingcheng District,

Qingyuan City,

Guangdong Province
Phase | 2015 35% - 108,555 - 556%
Phase Il 2016 % - 301,922 1,002,379 55%
Phase Ill - - - - 1,959,041 55%
Guilin Lijiang Project Pingle Town, Pingle County, 2014 8% - 19,966 58,236 75%

Guilin City,

Guangxi Zhuang
Autonomous Region

Chengdu Xin Sheng Yuan Keyuan South 2nd Road, - - - - 20,000 100%
Project Gaoxin District,
Chengdu City,

Sichuan Province

Subtotal 807,078 1,560,287 5,275,887
Total 1,254,266 2,224,423 9,684,236
Notes:

(1) Expected completion date and completion progress are applicable to projects under development, but not applicable to completed
projects or projects to be built.

S

Completion progress reflects the overall completion progress as of the date of this annual report.

@

The aggregate area of the self-operated hotels of Jinan Sunshine 100 International New Town and Shenyang Sunshine 100 Golf

Mansion amounting to 66,701 sg. m. is not included in this table.

18 Sunshine 100 China Holdings Ltd



(2) Investment Properties

During the reporting period, the new investment

s A
s

properties of the Group reached 43,752 square

IS

metres. For the year ended 31 December 2013,

the Group had a total of 274,629 square metres
of investment properties. During the reporting

FRrPigdEI B

Hiltnn

period, the rental income reached RMB77 million,

14414777

representing an increase of 89% compared to
2012.

i

A W Y,

Gross floor Rental
area income
Economic area (sq- m.) (RMB’000) % of total
Midwest region Chongging 19,724 818 1%
Nanning 35,867 10,896 14%
Liuzhou 48,882 6,558 9%
Guilin 12,421 358 0%
Chengdu 8,070 72 0%
Wuhan 4,898 - 0%
Subtotal 129,862 18,702 24%
Bohai Rim Yantai 46,534 18,924 25%
Tianjin 17,543 6,818 9%
Shenyang 54,460 5,195 7%
Dongying 2,225 338 0%
Jinan 24,005 27,130 35%
Subtotal 144,767 58,405 76%
Total 274,629 77,107 100%
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Breakdown of Investment Properties

Economic area City

Midwest region Chongaing

Nanning

Liuzhou

Guilin

Chengdu

Wuhan

Bohai Rim Yantai
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Properties

A1 podium building, commercial
(5 floors)
Tower A2 commercial

Nanbin Cluster

Clubhouse

Commercial

Commercial

Clubhouse, club

Clubhouse

Kindergarten (Upper 2nd floor)

Lower 1st floor 67 retail shops
Warehouse
Lower 1st floor 38 retail shops

Tower 33 1st floor

25# Commercial
26# Commercial
27# Commercial
Hotel

8 floor

Phase IV F underground commercial

Phase IV F534# floor
Office (15F)

Office (6F)
Commercial

Location

No.1 Yangguang Road, Tushan Town,
Nan’an District, Chongging City

No.63-1 Minzu Avenue,
Nanning City, Guangxi Zhuang
Autonomous Region

No.80 Renmin West Road,
Nanning City, Guangxi Zhuang
Autonomous Region
No.8 Qingshan Road, Nanning City,
Guangxi Zhuang Autonomous Region
No.1 Yinghua road, Nanning City,
Guangxi Zhuang Autonomous Region
No.11 Haiguan Road, Liuzhou City,
Guangxi Zhuang Autonomous Region

No.2 Guizhong Avenue, Liuzhou City,

Guangxi Zhuang Autonomous Region

Sunshine 100 Jiujie Lou, Diecui Road,
Yangshuo County, Guilin City,
Guangxi Zhuang Autonomous Region

No.6 Wugui Road, Chenghua District,
Chengdu City, Sichuan Province

No.2 Yangqiaohu Avenue,

Canglong Island Development Zone,
Jiangxia District, Wuhan City,
Hubei Province

No.26 Haigang Road, Zhifu District,
Yantai City, Shandong Province

Commercial

Commercial

Commercial

Commercial,

kindergarten

Commercial

Commercial

Commercial
Commercial
Kindergarten
Commercial
Commercial
Commercial
Commercial
Commercial
Commercial
Commercial
Hotel

Commercial

Under development

Under development
Office

Office

Commercial

Leasing period

Medium term

Medium term
Medium and

short term
Medium and

short term

Short, medium
and long term
Medium and

long term

Medium and
long term

Long term

Long term

Long term
Long term
Long term

Long term

Long term
Long term
Long term

Medium term

Medium term

Under development

Under development

Medium term

Medium term
Short, medium and

long term
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Economic area Properties Location Leasing period

Tianjin Commercial (West 5) Hongai South Road, Nankai District, Commercial Medium and
Tianjin City long term
North Park, large commercial Commercial Medium and
short term
North Park, 8-10 underground Commercial Currently unleased
commercial
Shenyang D3 Commercial Yuhong New Town, Yuhong District, ~ Commercial Medium and
Shenyang City long term
D4 Commercial Commercial, office  Medium term
E13 Underground commercial Commercial Long term
D5 Commercial Commercial Medium term
D6 Commercial Commercial Medium term
D7 Commercial Commercial Medium term
Kindergarten (D13) Kindergarten Long term
E11 Commercial Commercial Currently unleased
E12 Commercial Commercial Currently unleased
E13 Commercial Commercial Medium term
Mango Town, South west corner, Commercial Medium and
4 floors long term
Mango Town, South west corner, Commercial Medium and
3 floors of retail shops and long term

4 floors of badminton complex
Dongying Kindergarten No.248 North 1st Road, Kindergarten Long term
East City, Dongying City,
Shandong Province
Jinan Shopping mall No.19 Yangguang New Road, Commercial Short, medium and
Huaiyin District, Jinan City, long term
Shandong Province
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(3) Land Acquisition

During the reporting period, the Group paid an aggregate amount of RMB1,703 million on various types of
land payments, of which RMB1,111 million was used for the mixed-use business complex projects (including
the acquisition of a 49% stake in Jinan Project at the consideration of RMB300 million) and RMB592 million

was used for the multi-functional residential community projects. The land payments paid by the Group
for the current period accounted for 36% of the sales proceeds for the current period, far beyond the

percentage of the Group’s average land costs to average selling price.

Total GFA

Economic area (sq. m.)

% of total

Attributable
GFA

(sq. m.)

% of total

Bohai Rim Dongying 291,654 2% 291,554 3%
Jinan 1,020,411 8% 500,001 4%
Shenyang 1,870,891 14% 1,749,149 16%
Tianjin 220,639 2% 189,749 1%
Weifang 1,630,955 1% 1,530,955 14%
Yantai 441,359 3% 441,359 4%
Subtotal 5,375,809 40% 4,702,767 42%
Yangtze River Delta  Wuxi 1,731,549 13% 1,731,549 15%
Subtotal 1,731,549 13% 1,731,549 15%
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Total GFA
(sq. m.)

% of total

Attributable
GFA

(sq. m.)

% of total

Midwest region Chengdu 216,566 2% 216,566 2%
Guilin 90,622 1% 67,967 1%
Liuzhou 142,047 1% 107,174 1%
Nanning 218,490 1% 165,027 1%
Wuhan 655,695 5% 655,695 6%
Changsha 611,815 4% 611,815 5%
Chongaing 1,094,765 8% 1,094,765 10%
Subtotal 3,025,000 22% 2,919,009 26%
Pearl River Delta Qingyuan 3,371,897 25% 1,854,544 17%
Subtotal 3,371,897 25% 1,854,544 17%
Total 13,504,255 100% 11,207,869 100%
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FINANCIAL REVIEW

Revenue

Our revenue increased by 29.5% to RMB5,769.4 million in 2013 from RMB4,454.6 million in 2012 mainly due to
increases in our sale of properties, rental income from investment properties, as well as property management and

hotel operation income.

Sale of Properties

Sale of properties increased by 29.3% to RMB5,526.3 million in 2013 from RMB4,273.4 million in 2012, primarily
due to an increase in the total gross floor area we delivered, partially offset by the decrease in the average
selling price. Specifically, revenue generated from sales of mixed-use business complexes decreased by 7.2%
to RMB867.2 million in 2013 from RMB934.5 million in 2012, primarily due to an RMB1,498.6 per square metre
decrease, or 14.7%, in the average selling price (excluding car parks), to RMB8,718.6 per square metre in 2013
from RMB10,217.2 per square metre in 2012, and a 3.8% increase in gross floor area delivered (excluding car
parks), to 94,239 square metres in 2013 from 90,759 square metres in 2012. Revenue generated from sales of
multi-functional residential communities increased by 39.5% to RMB4,659.0 million in 2013 from RMB3,338.9
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million in 2012, primarily due to the increase in gross floor area delivered (excluding car parks), to 586,262 square
metres in 2013 from 407,288 square metres in 2012.

Area of Revenue from
properties delivered properties delivered
(sq- m.) (RMB million)

(excluding car parks) (including car parks)
Project name 2012 2013 2012 2013

Mixed-use business complexes

Weifang Sunshine 100 City Plaza — 80,372 — 672
Chongging Sunshine 100 International New Town 3,739 1,294 34 31
Jinan Sunshine 100 International New Town — 3,279 — 45
Liuzhou Sunshine 100 City Plaza 86,386 9,190 889 118
Yantai Sunshine 100 City Plaza 634 104 11 1
Subtotal 90,759 94,239 934 867

Multi-functional residential communities

Dongying Sunshine 100 City Garden 7,828 44,979 34 242
Shenyang Sunshine 100 International New Town 95,551 151,658 819 1,282
Shenyang Sunshine 100 Golf Mansion — 7,475 — 57
Changsha Sunshine 100 International New Town 67,415 113,878 505 897
Wuhan Sunshine 100 Lakeside Residence 86,449 82,562 624 567
Wuxi Sunshine 100 International New Town 117,065 76,933 849 581
Chengdu Sunshine 100 Mia Centre — 108,209 — 1,019
Tianjin Sunshine 100 International New Town 31,941 568 492 11
Nanning Sunshine 100 Mountainside Garden and 1,089 — 16 3

Nanning Sunshine 100 Australian Garden

Subtotal 407,288 586,262 3,339 4,659

Total 498,047 680,501 4,273 5,526

Property Management and Hotel Operation Income

Revenue generated from property management and hotel operation income increased by 18.2% to RMB166.0
million in 2013 from RMB140.4 million in 2012, primarily due to the increases in gross floor area under our
management and our hotel occupancy rate.
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Rental Income from Investment Properties
Revenue generated from rental income from investment properties increased by 89.0% to RMB77.1 million in

2013 from RMB40.8 million in 2012, primarily due to the increases in rentable gross floor area and rent.

Cost of Sales

Our cost of sales increased by 35.4% to RMB4,119.3 million in 2013 from RMB3,042.2 million in 2012. Cost of
property sales increased by 37.4% to RMB3,956.5 million in 2013 from RMB2,880.0 million in 2012 primarily
due to the increase in the capitalization of interests and increased deliveries of well-furnished properties. Cost
of property management and hotel operation amounted to RMB162.8 million in 2013, which remained stable as

compared to 2012.

Gross Profit

As a result of the foregoing, our gross profit increased by 16.8% to RMB1,650.1 million in 2013 from RMB1,412.4
million in 2012. Our gross profit margin decreased to 28.6% in 2013 from 31.7% in 2012 primarily because of a
decrease in the proportion of projects with higher gross profit margins in 2013.

Valuation Gains on Investment Properties

Valuation gains on investment properties increased by 74.8% to RMB243.5 million in 2013 from RMB139.3 million
in 2012, mainly as a result of the completion of construction of some of the commercial properties of Liaoning
Sunshine 100 and Liuzhou Sunshine 100 City Plaza and new additional investment properties due to the transfer
of certain properties under development and completed properties held for sale located at Chengdu and Wuhan to
investment properties in 2013.

Selling Expenses

Selling expenses increased by 51.8% to RMB283.9 million in 2013 from RMB187.0 million in 2012, primarily due
to increased sales commissions in line with increased contracted sales and increased number of sales staff in
2013.

Administrative Expenses

Administrative expenses increased by 25.4% to RMB333.6 million in 2013 from RMB266.1 million in 2012,
primarily due to an increase in employee salary in 2013 and the acquisition of 49% interest in Jinan Sunshine 100
Real Estate Development Co., Ltd. (“dinan Sunshine 100”) in 2013. Furthermore, one-time expenses such as
listing expenses also resulted in the increase in administrative expenses.

Financial Expenses

Financial expenses decreased by 32.2% to RMB232.9 million in 2013 from RMB343.4 million in 2012, primarily
due to a decrease of RMB155.2 million in the net change in fair value of the loans from Riverside Investment Ltd.
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Income Tax

Income tax expense increased by 30.9% to RMB484.2 million in 2013 from RMB369.9 million in 2012 due to an
increase in profit before taxation. The income tax expense consisted of two types of taxes in practice, namely
the land value-added tax and the enterprise income tax. For the enterprise income tax, the effective tax rate in
2013 was 37.2%. The effective tax rate was higher than the statutory enterprise income tax rate of 25%, primarily
because certain expenses, such as the change in fair value of loans from Riverside Investment Ltd., were non-
deductible and there were losses that could not be offset before taxation and non-deductible expenses for some
enterprises. The Group is subject to land value added tax rates ranging from 30% to 60% of the land appreciation
amount, or the individual rate agreed between the local tax authority and the Group by reference to sales revenue.

Profit for the Year
Profit for the year increased by 64.2% to RMB630.8 million in 2013 from RMB384.3 million in 2012.

Profit Attributable to Equity Shareholders of the Company
As a result of the foregoing, profit attributable to equity shareholders of the Company increased by 123.3% to
RMB672.1 million in 2013 from RMB300.9 million in 2012.

Working Capital, Finance & Capital Resources

Cash and Cash Equivalents

As at 31 December 2013, the Group had approximately RMB1,216.5 million in cash and cash equivalents, which
increased by RMB108.2 million compared to that of 2012. The increase was primarily due to the increase of sales
of properties and loans and borrowings.

Current Ratio and Gearing Ratio

As at 31 December 2013, the current ratio of the Group increased from 114.7% in 2012 to 1563.2%. The Group
had current assets of RMB21,714.4 million and current liabilities of RMB14,170.6 million as at 31 December
2013. The increase in current ratio was primarily due to the Group’s higher increase rate in current assets such as
properties under construction as compared to the increase rate in current liabilities for the year of 2013.

As at 31 December 2013, the gearing ratio of the Group (gearing ratio = total loans and borrowings/total assets
x 100%) increased from 45.3% in 2012 to 49.5%. The increase in gearing ratio was due to the increases in loans
and borrowings in 2013.

Loans and Borrowings and Pledged Assets

As at 31 December 2013, the Group had total loans and borrowings of RMB13,802.0 million, of which
RMB5,050.3 million, RMB6,660.7 million, RMB1,961.5 million and RMB129.5 million were payable within one year
or on demand, after 1 year but within 2 years, after 2 years but within 5 years and after 5 years, respectively.

As at 31 December 2013, the Group had pledged properties and restricted deposits with a carrying value of
RMB8,206.8 million (2012: RMB6,903.5 million) to secure banking facilities granted to the Group.
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Capital Commitment

As at 31 December 2013, the Group’s contracted capital commitment for properties under development
and investment properties under construction not provided for in the financial statements was approximately
RMB2,152.8 million (2012: approximately RMB1,915.3 million). Approved but not contracted for capital
commitment of the Group was approximately RMB4,232.5 million as at 31 December 2013 (2012: approximately
RMB4,251.5 million).

Foreign Exchange Exposure

The renminbi is not freely convertible into foreign currencies. All foreign exchange transactions involving renminbi
must take place through the People’s Bank of China (the “PBOC”) or other statutory institutions. The exchange
rates adopted for foreign exchange transactions are those published by the PBOC and may be subject to a
managed float against an unspecified basket of currencies. Foreign currency payments, including the remittance of
earnings outside the PRC, are subject to the availability of foreign currencies (depending on the foreign currency
in which the Group’s earnings are denominated) or must be conducted through the PBOC with government
approval.

Nearly all of the Group’s income and expenses are denominated in renminbi, while certain bank deposits and
loans are denominated in the HK dollar and US dollar. However, the operating cash flows and working capital
of the Group have not been materially impacted by fluctuations in exchange rates. The Group currently does not
hedge its foreign exchange exposures but may adopt hedging measures in the future.

Contingent Liabilities

As of 31 December 2013, the Group had entered into agreements with certain banks to provide guarantees for
the mortgage loans of its property buyers. As of 31 December 2013, the amount of mortgage loans guaranteed
by the Group to the banks for such agreements was approximately RMB4,349 million (2012: approximately
RMB3,042 million).

Substantial Acquisition and Disposal

During the year ended 31 December 2013, the Group invested RMB300,000,000 to acquire 49% equity interest
in Jinan Sunshine 100, a company mainly engaged in the development of Jinan Sunshine 100 International New
Town project, from Yangpu Guangsheng Guoyuan Investment Co., Ltd. and Guangxi New Vantone Real Estate
Investment Co., Ltd., two associates controlled by eight individuals. On 31 August 2013, Yan Kuang Donghua
Group Limited (“Yan Kuang Donghua”), an entity which holds the remaining 51% equity interest of Jinan Sunshine
100, issued an irrevocable notice to the Group to state that Yan Kuang Donghua would vote in line with decisions
made by the Group in the meetings of shareholders and the board of directors of Jinan Sunshine 100, and give
the Group the power to direct the relevant activities of Jinan Sunshine 100 from 1 September 2013. As a result,
the Group obtained control of Jinan Sunshine 100, and in accordance with IFRS 10 “Consolidated Financial
Statements,” was required to consolidate the results of Jinan Sunshine 100 commencing from 1 September 2013.
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Future Plans for Substantial Investments or Capital Assets

Approximately 60% of the net proceeds from the Listing (as defined below) will be used to acquire new projects or
land for development in the PRC, with the primary focus on mixed-use business complexes and multi-functional
residential communities. As of the date of this annual report, the Group entered into detailed negotiations for the
acquisitions of four property development projects.

Employees and Remuneration Policy

As of 31 December 2013, the Group employed a total of 3,434 employees (2012: 3,092 employees), of which
1,212, 1,960 and 262 employees were employed under the property development, property management and
other divisions, respectively. The staff costs of the Group were RMB331.3 million for the year ended 31 December
2013 (2012: RMB257.0 million). The Group has adopted a performance-based reward system to motivate its staff.
In addition to the basic salary, year-end bonuses are offered to staff with outstanding performance. In relation to
staff training, the Group also provides various staff training programmes to improve their skills and develop their
respective expertise. Generally, salary will be determined based on the qualifications, position and experience
of each employee. We have established a regular assessment mechanism to assess the performance of our
employees. The assessment results are the basis for determining salary increments, bonuses and promotions.
As required by regulations in China, we make contributions to mandatory social security funds such as pension,
medical insurance, unemployment insurance, work-related injury insurance, maternity insurance and the housing
provident fund for the benefit of our employees in China. For the year ended 31 December 2013, we made
contributions totalling approximately RMB25.8 million to the employee retirement scheme.

2013 Annual Report 29



N

30

Directors and Senior Management

DIRECTORS

Executive Directors

Mr. Yi Xiaodi (%/)\i##), aged 50, is the chairman of the Board, the pioneer founder, an executive Director,
the chief executive officer and the chairman of the Company’s nomination committee, and is in charge of the
corporate strategy and the daily operations of the Group. Mr. Yi was appointed as an executive Director by
the Company on September 20, 2007. Mr. Yi has extensive experience in the real estate development industry
in China. In 1992, Mr. Yi established Guangxi Vantone Enterprise Development Company in Guangxi, which
established Guangxi Vantone Real Estate Co., Ltd. (EFi&@EFEHERRAF]) (“Guangxi Vantone”) in 1994,
He established the “Sunshine 100” brand in 2000 through the development of the Sunshine 100 International
Apartment project (53¢ 100B1F2 A E) in Beijing. He received an award for being a leader in real estate innovation
in Beijing (At RHBEBIFTEM A YD) from sina.com (FTRA) in 2003, an award for being one of China’s influential
persons during China’s 10 years of transformation (2% /1 Bl+F 527 A¥)) by the Asian Living Environment
Association (BB ABIREWHE) and the Economic Observer (5 EIZXIR) in 2004, an award for his outstanding
contributions to creating a living environment in China (FFEIABIREA L BEIAWEETES) by the China Real
Estate and Residential Housing Research Association (F Bl/E 1 E M {F EMFE €) and the Chinese Environmental
Protection Fund (FFEEIRIB(REE S ) in 2005, an award for outstanding contribution to the creation of value in
cities in China (BI3&E M BEFBIMEFE LM EELAY) by the Chinese Living Environment Committee (FF B A
EIREZ B2)in 2006, an award named him a Person of Outstanding Contribution of 2006 China Chuangyi Real
Estate Annual Meeting (20065 BI&I EHIEF & M E R AY) in 2007 by Lanchou Real Estate Commentary
( CEEHERTR) ), sina.com (¥TR4), College of Real Estate of Beijing Normal University (1t Bl A8 E %) and
Chinese Living Environment Committee (REIAFIRIEZ B ), an award for special contribution for 2009 China
urban commercial value (2009 B3 i 7 35 B B 5 %k B B A ¥7) by China Federation of Urban Commercial Outlets
Construction Administration (1 B3 T i S A8 BH 2R B 1B HE & &) and the International Real Estate Federation (E
BRABYETTEE ), an award named him an Influential Person of 2009 Lanchou Real Estate (20094 [& & &t &=
2 1 AY)) by Lanchou Real Estate Media (B2 & E {E1) and Sina Leju (#TR44/E), an award for being one of
the most respected entrepreneur of China in 2012 (20124 F1 Bl &> Bait{> % 5) by Hurun Report (48H & &) and
an award for being one of the top 10 annual persons in 2009 China brand real estate (2009 k7 Bl = 1 ZE + K
FE AW by China Brand Union Association (fnh& 9 B 5 #2) and China Real Estate Chamber of Commerce
(2 TEBEBERS). Mr. Yi was appointed the lecturer for the outstanding alumni’s series report course
((BFREZEVFRE) ) from September 2006 to July 2011 by the Alumni Association of (1t REIEI A 2R K &)
Beijing Normal University. He was the vice executive chairman for the second session of the Guangxi Chamber of
Commerce in Beijing (At REATEREE) and a member of the Entrepreneurial Forum of Sohu (11> ¥ K m1E).
He obtained a bachelor of science degree in geography from Beijing Normal University (1t A& A E2) in July 1986

and a master’s degree in economics from Renmin University of China (FF B A R X E8) in October 1989.
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Mr. Fan Xiaochong (5&/)\%), aged 49, is an executive Director appointed by the Company on September 20,
2007. Mr. Fan is the executive vice-president and is involved in formulating the corporate strategies of the Group,
assists Mr. Yi Xiaodi in the Group’s daily operations and supervises the land acquisition, human resources and
administration departments of the Company. Since the establishment of Guangxi Vantone in 1994, Mr. Fan was
engaged in the business and corporate strategy development of the Group. He was the deputy general manager
of Guangxi Vantone from 1992 to 2003, the deputy general manager of Beijing Yinxin Guanghua Real Estate
Development Co., Ltd. from 1999 to 2003, and has been the executive vice-president of Sunshine 100 Real
Estate Group Co., Ltd. (FH=EEZEEB AR AT (“Sunshine 100 Group”) since 2003. He received an award
named Person of Outstanding Contribution of 2006 China Chuangyi Real Estate Annual Meeting (20064 # B &l
SHMEFESBERAY) in 2007 by Lanchou Real Estate Commentary ( { EZiEF#) ), sina.com (FR4),
College of Real Estate of Beijing Normal University (1t A~ E)E E2ft) and Chinese Living Environment Committee
(FBIAEIREZ EE) and an award for outstanding contribution for China real estate (FfBItthZE4E H & B A YD
#%) in 2010 by the Chinese Association of Urban Development and Public Relationship (7 B3, 2% & 2 A K&
#%&). Mr. Fan obtained a bachelor of science degree in geography and a master of science degree in regional
geography from Beijing Normal University (1t SRl #5K22) in July 1986 and July 1989, respectively.

Non-executive Director

Ms. Fan Xiaohua (EEEZE), aged 71, is a non-executive Director appointed by the Company on September
20, 2007. Ms. Fan joined the Group as a member of the senior management of Guangxi Vantone in 1994. She
has been the director of the Group since August 2005 and was involved in the decision-making process and
supervised internal auditing controls of the Company. Ms. Fan served as the division head of technology, the
deputy factory director and the factory director of Guangxi Nanning Chinese Medicine Pharmaceutical Factory
(BPEI 2 B4) from 1979 to 1990, the chief deputy general manager of Nanning Pharmaceutical Group (F
BRIZNMEEE) from 1991 to 1993 and has been the chairman and general manager of Guangxi Vantone
Pharmaceutical Co., Ltd. (EFi&BREEGR A7) since 1993. Ms. Fan enjoys the life-long special allowance
(R & = Z BB Rk 2 RE) which is an award granted by the State Council for experts and scholars who have
outstanding contribution since 1993. She was honored as one of “Second Batch of Top Professional Talents
in Nanning” (FE M8 L FEFITIRAEAT) between 1991 and 1993. She obtained a bachelor’s degree in

medicine from Nanjing Pharmacy College (8 7 £2£3f%) (currently known as China Pharmaceutical University (1
581K E2) in August 1967.

Mr. Joseph Raymond Gagnon, aged 36, is a non-executive Director appointed by the Company on June
2011. Mr. Gagnon has been an employee of Warburg Pincus Asia LLC, an affiliated company of the Company’s
shareholder Riverside 100 Holdings A LLC, since September 2005 and currently serves as a managing director
and the co-head of its real estate investment business in North Asia. He has been a director of Vingroup Joint
Stock Company, a company listed on the Ho Chi Minh Stock Exchange, since June 2013. Mr. Gagnon previously
worked for GE Capital from July 2000 to August 2005, where he last served as a business development manager
with GE Capital Real Estate in Tokyo. Mr. Gagnon obtained a bachelors degree of science in mathematical
economics from Wake Forest University in 2000.

I
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On March 20, 2012, Mr. Gagnon was appointed as a director of Titan Group Investment Limited (TGIL), a
company incorporated in the British Virgin Islands. TGIL was financially distressed at the time that Mr. Gagnon was
appointed director. Mr. Gagnon’s role included seeking a means of reorganizing the TGIL group for the benefit
of its shareholders and creditors. On June 18, 2012, one of TGIL’s shareholders made an application to the BVI
Court for the appointment of liquidators to TGIL. On July 17, 2012, liquidators were appointed to TGIL as part of
a reorganization process that Mr. Gagnon supported and assisted in implementing. On September 17, 2012 a

consortium agreed to purchase substantially all of the assets of the TGIL group.

Independent Non-executive Directors

Mr. Chen Jinsong (FR¥)#2), aged 50, is an independent non-executive Director appointed by the Company on
February 17, 2014. Mr. Chen is the founder and board chairman of Shenzhen World Union Properties Consultancy
Co., Ltd. (FYIEE T ERRMD AR A7), a company established in 1993 and listed on Shenzhen Stock
Exchange (Stock Code: 002285). Mr. Chen has more than 20 years of experience in the real estate development
industry and has edited and published a number of works in relation to real estate development theory and
market research. He is the adviser of administrative committee as well as a senior member of China Institute of
Real Estate Appraisers and Agents (fBIEHEMEMEFELLAZSREBSEREEFEE), a committee
member of the Expert Committee of Real Estate Appraisers and Agents of the Ministry of Construction of China
ERIEEGBERMESLLERZESZS), the vice director-member of the City Development Professional
Committee of China Real Estate Association (TBIEEXHEMMAEEXEZE S EEZEE) and a member
of the Committee for Statutory Plans of Shenzhen (ZIIITETEEBIEZ B €% 8). He obtained a master’s degree in

engineering management in April 1988 from Tongji University ([F/E AZ2).

Mr. Gu Yunchang (B &), aged 69, was appointed as our independent non-executive Director on February 17,
2014. Mr. Gu currently serves as the executive chairman of the National Real Estate Business Alliance and the
deputy director of the Housing Policy Expert Committee of the Ministry of Housing and Urban-Rural Development
and had also been the secretary-general of the China Real Estate Association from 1998 to 2006 and the vice
president of the China Real Estate Research Association from 2006 to 2013.

Mr. Gu formerly served at different positions in the Ministry of Construction of the PRC, including the deputy

director at Policy Research Centre of Ministry of Construction from 1988 to 1998; and the Deputy Division Head
and Division Head at Urban Residence Bureau of Ministry of Construction from 1982 to 1986.
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Mr. Gu engaged in theory and policy research, market research and analysis concerning China real estate
industry. In the 1980s, he participated in the policy research and formulation of China’s city and village residential
construction techniques, carrying on a State key project “2000 China”, and won the First Class National Science
Technology Advance Award in China twice. After joining the China Real Estate Association in 1998, he has been
involved in promoting the development of the China real estate industry as well as undertaking the research and
analysis of the national real estate market. He is also the main organizer of the China Real Estate Market Report,
an annual analysis report issued by the China Real Estate Association. Mr. Gu was an independent non-executive
director of Shimao Property Holdings Limited (SEHK stock code: 813) from April 2006 to May 2011. Mr. Gu has
been the independent non-executive director of Sino-Ocean Land Holdings Limited (SEHK stock code: 3377),
E-House (China) Holdings Limited (NYSE: EJ) and CIFI Holdings (Group) Co. Ltd. (SEHK stock code: 884) since
2007, 2008 and 2012, respectively. Mr. Gu has also been the independent director of COFCO Property (Group)
Co., Ltd. (SZSE stock code: 000031) and Zhejiang Yasha Decoration Co., Ltd. (SZSE stock code: 002375) since
April 2012 and May 2013, respectively. Mr. Gu obtained his qualification as a senior urban planner in April 1988
and qualification as a researcher specializing in residence and real estate in December 1999, both of which were
certified by the Ministry of Construction. Mr. Gu obtained a bachelor’s degree in Urban Planning from Tongji

University in July 1966.

Mr. Ng Fook Ai, Victor (=18 %), aged 66, is an independent non-executive Director appointed by the Company
on February 17, 2014. Mr. Ng is the chairman of 1 Rockstead GIP Fund Limited and the founder and executive
chairman of New Climate Assets Pte. Ltd, an investment company headquartered in Asia focused on investments
in Greater China. He managed a number of China focused funds, including China Growth Opportunities Limited,
a £50 million UK-listed fund that focuses on private equity investments in China. Mr. Ng has been a director and
the chairman of audit committee of Asia Power Corporation Limited, a company listed on the main board of the
Singapore Stock Exchange, the chairman and a member of audit committee of Devotion Energy Group Limited, a
company listed on the main board of the Singapore Stock Exchange, and My E.G. Services Bhd, a company listed
on the main board of Bursa Malaysia, since 1999, 2004 and 2008, respectively. Mr. Ng obtained a bachelor’s
degree in economics and a master’'s degree in economics from the University of London in 1976 and 1978,

respectively.

SENIOR MANAGEMENT
Mr. Yi Xiaodi (5/) i) is the chief executive officer of the Group. Please refer to the sub-section above headed
“Executive Directors” of this annual report for Mr. Yi’s biography.

Mr. Fan Xiaochong (S&/\)#) is the executive vice-president of the Group. Please refer to the sub-section above
headed “Executive Directors” of this annual report for Mr. Fan’s biography.

2013 Annual Report 33



Directors and Senior Management

Mr. Du Hongwei (tL721&), aged 46, is the vice president and the chief financial officer of the Group. He is
responsible for the financial affairs of the Group. Mr. Du joined the Group as the vice president in December
2018 and was appointed as the chief financial officer of the Group in January 2014. He used to serve as the
chief financial officer of Sunshine 100 Group from May 2005 to January 2007. Mr. Du has served as the general
manager of capital market and investment banking department of China Merchants Securities Co., Ltd. from
January 1999 to March 2002 and the general manager of China Aviation Industrial Fund (f Bffi = EE 2R E ES)
from September 2009 to May 2012. Mr. Du obtained a master of degree in economics from Fudan University in
July 1993.

Mr. Li Hui (32}%),aged 47, is the vice president of the Group and the general manager of Southwestern Project
Management Centre. He is responsible for property management and customer service of the Group, and daily
management of the foresaid project. Mr. Li joined the Group as the assistant to the chief executive officer in
January 2008. He was appointed as the vice president in April 2009, the general manager of Southwestern Project
Management Centre in September 2010, the general manager of Wuxi Sunshine 100 International New Town
project in September 2011, and the chief financial officer in June 2013. Prior to joining the Group, Mr. Li has
served as the deputy general manager of Hainan Science Real Estate Development Co., Ltd. (B r &R E M
AR AT from 1993 to 1995 and the deputy general manager, the managing vice president and the general
manager of Shanghai Oriental International Plaza Development Company (/&% 77T BRERESHIEE A F) from
1996 to December 2000. He also served as the general manager and the chairman of the board of directors of
Shanghai Hehe Property Management Co., Ltd. (L& RXMYEEIRFR A ) from 2000 to 2008. Mr. Li obtained
a bachelor of law degree in international economic law from East China University of Political Science and Law (2
HIBUEKE) (formerly known as East China College of Politics and Law(ZE R BUAERR) in July 1989.

Mr. Jiang Qinyuan (JT){[&), aged 44, is the vice president of the Group and the head of Operation Supervision
Department of the Group. He is responsible for the overall operation of the Group, including business planning and
management, and commercial management of the Group. Mr. Jiang served as the group manager at Procter &
Gamble (Guang Zhou) Ltd. from July 1992 to July 1998. Mr. Jiang joined the Group as the vice president in April
2010. Prior to joining the Group, Mr. Jiang has served as a consultant at the PRC and Singapore offices of Bain
& Company from 2000 to 2003, the managing director of the Chicago-based China Optimization Group (BB
ABRAF]) from 2004 to 2010, and the president of Catala (Hangzhou) Painting Projects Co., Ltd. ({224 H)
BERE AR AR, a professional painting contractor, from 2008 to early 2010. Mr. Jiang obtained a bachelor
of science degree in mathematics from Sun Yat-Sen University (LU A8 in July 1991 and a master of business
administration from Cornell University in May 2000.
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Mr. Chen Meng (ff2), aged 51, is the vice-president of the Group and the general manager of Southern China
Project Management Centre. He is responsible for design management and daily management of the Southern
China Project Management Centre. Mr. Chen joined the Group as the executive director of Nanning Sunshine
100 Australian Garden in December 1998. He was appointed as the general manager of Ji’'nan Sunshine 100
International New Town project in January 2002, the general manager of Southern China Project Management
Centre in September 2009, and the vice president of the Group in September 2010. Prior to joining the Group, Mr.
Chen has served as a division head of Nanning Third Construction and Installation Co., Ltd. (FZH = #EE L
TEEREMEZAT) from January 1991 to July 1992 and the chairman and general manager of Nanning Oriental
Garden Property Co., Ltd. (MEZERHFBEWEABARSTAR) from October 1996 to November 1998. Mr. Chen
obtained a professional diploma from University of South China (2 KX£2) (formerly known as Hunan Hengyang
Technology Institute (4 &% T2F7) in July 1987.

Mr. Mo Qingpan (&%), aged 45, is the general manager of Northern China Project Management Centre.
Mr. Mo joined the Group in March 2002 as the manager of construction department of Ji'nan Sunshine 100
International New Town project. He was appointed as the assistant to general manager of Liuzhou Sunshine 100
Classic Era project in April 2003, the general manager of Nanning Sunshine 100 Upper East Side International
project in August 2005, the general manager of Guilin Sunshine 100 project in June 2009 and the general
manager of Shenyang Sunshine 100 International New Town project and the general manager of Northern China
Project Management Centre in February 2010. From May 2011 to August 2012, he also was the general manager
of Yantai Sunshine 100 City Plaza Project. Prior to joining the Group, Mr. Mo worked for Bureau of Culture Affairs
of Guangxi Heng County (B XL /E) from August 1989 to November 1991 and People’s Government of
Guangxi Heng County Nanxiang Township (5 /b % m 48388 A REUT) from December 1991 to May 1993. He was
the deputy director of People’s Government of Guangxi Heng County (EFEi&E &% A RBUFHIAE) from July 1993
to November 1993 and the director of Administrative Office of Culture and Market of Guangxi Heng County (E &
BEEEMIHE RN AE) from December 1993 to November 1994 and the office director of Guangxi Institute of
Fisheries (EEPI/KEMFTAT) from August 1996 to November 2001. Mr. Mo obtained a bachelor’s degree in Chinese
language and literature from Central University of Nationalities (fF & Rk AE2) (formerly known as Central Institute
of Nationalities (FF & R & E265%) in June 1989. He also completed his undergraduate studies in politics and law at
the Correspondence Institute of the Party School of the Central Committee of C.P.C. (1 £/ 58 B IR EPR) in
December 1998.
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Mr. Tang Liqun (537 %), aged 45, has been the assistant to the chief executive officer since June 2009 when
he joined the Group and is responsible for the sales management of the Group. Prior to joining us, he served as
the building manager of China World Trade Centre Co., Ltd. (FEBIRE S LIRS ER A F) from July 1989 to
June 1995 and the sales manager of Nestlé (China) Co., Ltd. (2 & (FB)EBR A7) from July 1995 to March 1998.
He successively worked as the VIP client manager and the regional sales operation manager of the Beijing branch
of Budweiser China Sales Company Limited (BE(FE)HEEFRARILRSDAR]) and the national VIP client
manager of Anheuser-Busch (Shanghai) Enterprise Management Co., Ltd. (Z/88-HHACEESE(L&BR A F)
from December 2000 to June 2007. Mr. Tang obtained a college diploma in international trade from Beijing Union
University (JE R Et& A22) in July 1989.

Mr. Ding Gong (] ), aged 46, is the assistant to the chief executive officer and is responsible for branding,
marketing and popularization of the Group. He joined the Group in September 2003 as the assistant to the
project general manager of Nanning Sunshine 100 City Plaza project and was appointed as the manager of
promotion department of the Group in July 2005, the manager of brand development department of the Group in
January 2008, the brand director of the Group in February 2010 and the assistant to the chief executive officer in
September 2011. Prior to joining the Group, Mr. Ding was a tutor at Guangxi Nanning College of Education (B
I EEH B BPx) from October 1989 to January 1992 and a correspondent of Guangxi Nanning Radio Station (&7
FEEA) from January 1992 to January 2003. Mr. Ding obtained a bachelor’s degree in philosophy from Beijing
Normal University (1t BN &8 KE8) in July 1989.

Mr. Wu Lei (%), aged 42, is the general manager of the Central-South China Project Management Centre. Mr.
Wu joined the Group in June 2002 as the manager of procurement department of Nanning Sunshine 100 City
Plaza project and was appointed as the assistant to the general manager of Liuzhou Sunshine 100 Classic Era
project in April 2003, the assistant to the general manager of Changsha Sunshine 100 International New Town
project in January 2004, the general manager of Changsha Sunshine 100 International New Town project in April
2009 and the deputy general manager of Central-South China Project Management Centre in December 2011.
Mr. Wu completed his undergraduate studies from Hubei University (116 X£28) in June 1997 and completed the
advanced training courses in real estate innovative management from Tsinghua University (&% X £2) in April 20009.
He received a certificate as a mid-level financial analyst (7 £ < g46T) from Ministry of Personnel, PRC (FF# AR

FEI A ZEEF) in November 2001. Mr. Wu Lei is the son of Ms. Fan, a non-executive Director of the Company.
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Mr. He Jie (E7R), aged 52, is the assistant to the president, and chief legal officer of the Group. He is responsible
for the Group’s legal, administrative and information technology affairs. Mr. He joined the Group in June 2004
as legal counsel and deputy director general of the administrative office. He was appointed as administrative
director general and legal counsel in January 2008 and assistant to the president and chief legal officer in January
2014. Before joining the Group, Mr. He worked at Beijing Chongwen First Law Firm (1t RE=2 XX 58— AR FEFA) in
economic, civil, patent and other practice areas as well as acting as corporate legal counsel from 1992 to 1993.
He served as the vice chairman and general manager of Beijing Fubu International Economic Consulting Services
Ltd. (b AR SPER B 487 54 50 B BR A A1) from August 1993 to May 1996. Mr. He obtained a bachelor’s degree in law
from China University of Political Science and Law (F BIBUE AR Z) in July 1984 and then studied at the Graduate
School of Salem State College, Massachusetts, U.S. from September 2002 to July 20083.

Mr. Ngai Wai Fung (Z£{£1£), aged 52, is the company secretary of the Company. Mr. Ngai is a director and chief
executive officer of SW Corporate Services Group Limited. Mr. Ngai is currently the vice president of the Hong
Kong Institute of Chartered Secretaries. Mr. Ngai is a fellow member of the Hong Kong Institute of Chartered
Secretaries and the Institute of Chartered Secretaries and Administrators in the United Kingdom, a fellow member
of the Hong Kong Institute of Certified Public Accountants and a fellow member of the Association of Chartered
Certified Accountants in the United Kingdom. Mr. Ngai obtained a master’s degree in business administration from
Andrews University in Michigan in August 1992, a bachelor’s degree in law from University of Wolverhampton
in the United Kingdom in October 1994, a master’s degree in corporate finance from Hong Kong Polytechnic
University in November 2002 and a doctoral degree in finance from Shanghai University of Finance and Economics
in June 2011.

i

I
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The Board of Directors of the Company (the “Board”) is pleased to present its report together with the audited
consolidated financial statements of the Group for the year ended 31 December 2013.

GLOBAL OFFERING

The Company was incorporated in the Cayman Islands on 20 September 2007 as an exempted company with
limited liability under the Companies Law of the Cayman Islands (the “Companies Law”). The Company’s shares
(the “Shares”) became listed on The Stock Exchange of Hong Kong Limited (the “Stock Exchange”) on 13
March 2014 (the “Listing” or “Listing Date”).

PRINCIPAL ACTIVITIES
The Group is principally engaged in property and land development, property investment and property
management and hotel operation in China.

An analysis of the Group’s revenue for the year by principal activities is set out in note 2 to the financial
statements.

RESULTS
The results of the Group for the year ended 31 December 2013 are set out in the consolidated statement of

comprehensive income on pages 71 to 72 of this annual report.

SUBSIDIARIES
Details of the subsidiaries at 31 December 2013 are set out in note 13 to the financial statements.

FINAL DIVIDENDS
The Board did not recommend payment of any final dividend for the year ended 31 December 2013.

FINANCIAL SUMMARY/FINANCIAL REVIEW
A financial summary of the Group’s results, assets, liabilities for the last four financial years are set out on pages 8
to 9 of this annual report. This summary does not form part of the audited consolidated financial statements.

USE OF NET PROCEEDS FROM LISTING
The net proceeds from the Listing (after deducting underwriting fees and related expenses) amounted to
approximately HK$1,876.1 million, which are intended to be applied in the manner consistent with that disclosed

in the Company’s prospectus dated 27 February 2014 (the “Prospectus”).

38 Sunshine 100 China Holdings Ltd



Report of the Directors

OUTCOME OF PROFIT ESTIMATE IN THE PROSPECTUS
Profit for the year ended 31 December 2013 achieved by the Company was 23% above the profit estimate, details
of which were set out in the Prospectus.

MAJOR CUSTOMERS AND SUPPLIERS
For the year ended 31 December 2013, purchases from the Group’s five largest suppliers accounted for 15.9%
(2012: 12.7%) of the Group’s total purchases and the five largest suppliers of the Group accounted for less than

30% of the Group’s purchases in the year.

For the year ended 31 December 2013, the Group’s sales to its five largest customers accounted for 3.4% (2012:
3.9%) of the Group’s revenue and the five largest customers of the Group accounted for less than 30% of the

Group’s revenue in the year.

None of the directors of the Company (the “Directors”) or any of their associates or any Shareholders (which, to
the best of the knowledge of the Directors, own more than 5% of the Company’s issued share capital) had any

interest in the Group’s five largest customers and suppliers.

PROPERTY AND EQUIPMENT
Details of movements in the property and equipment of the Company and the Group during the year ended 31

December 2013 are set out in note 11 to the financial statements.

INVESTMENT PROPERTIES
Details of movements in the investment properties of the Company and the Group during the year ended 31
December 2013 are set out in note 12 to the financial statements.

SHARE CAPITAL
Details of movements in the share capital of the Company during the year ended 31 December 2013 are set out in

note 24 to the financial statements.
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After the year ended 31 December 2013 and up to the date of this annual report, movements in the share capital
of the Company are as follows:

(i) Increase of Authorized Share Capital

As mentioned in the Prospectus, on 16 February 2014, the Company increased its authorized share capital
to US$50,000 and HK$30,000,000 by the creation of an addition of 3,000,000,000 shares of par value of
HK$0.01 each. On the same date, the Company issued 39,000,000 shares of par value of HK$0.01 each
fully paid to Joywise Holdings Limited (“Joywise”) and the Company repurchased the existing 50,000 issued
shares of par value of US$1.00 held by Joywise. As of the date of this annual report, the authorized share
capital of the Company was HK$30,000,000 divided into 3,000,000,000 shares of par value of HK$0.01
each.

(ii) Capitalization Issue

Conditional upon the crediting of the Company’s share premium account as a result of the issue of the Offer
Shares (as defined in the Prospectus) pursuant to the Global Offering (as defined in the Prospectus), the
Directors were authorized to capitalize the Capitalization Amount (as defined in the Prospectus) standing to
the credit of the share premium account of the Company by applying such sum towards the paying up in full
at par the Capitalization Shares (as defined in the Prospectus) for issue and allotment to Joywise. Therefore,
1,347,715,012 shares of par value of HK$0.01 were issued and allotted by the Company to Joywise on the
Listing Date.

(iii) Global Offering
The Shares were listed on the Main Board of the Stock Exchange on the Listing Date. Pursuant to the
Global Offering (as defined in the Prospectus), the Company issued 500,000,000 new shares at the price of
HK$4.00 per share.

RESERVES

Details of movements in the reserves of the Group and the Company during the year ended 31 December
2013 are set out on page 76 in the consolidated statement of changes in equity and in note 24 to the financial
statements.

DISTRIBUTABLE RESERVES
Details of the Company’s distributable reserves as at 31 December 2013 are set out in note 24 to the financial
statements.

BANK LOANS AND OTHER BORROWINGS
Particulars of bank loans and other borrowings of the Company and the Group as at 31 December 2013 are set
out in note 21 to the financial statements.
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DIRECTORS
The Directors from the Listing Date up to the date of this annual report were:

Executive Directors:
Mr. Yi Xiaodi (Chairman and Chief Executive Officer) (appointed on 20 September 2007)
Mr. Fan Xiaochong (appointed on 20 September 2007)

Non-executive Director:
Ms. Fan Xiaohua (appointed on 20 September 2007)
Mr. Joseph Raymond Gagnon (appointed on 15 June 2011)

Independent non-executive Directors:

Mr. Chen Jinsong (appointed on 17 February 2014)

Mr. Gu Yunchang (appointed on 17 February 2014)

Mr. Ng Fook Ai, Victor (appointed on 17 February 2014)

In accordance with articles 83(3), 84(1) and 84(2) of the articles of association of the Company (the “Articles
of Association”), Mr. Yi Xiaodi, Mr. Fan Xiaochong, Ms. Fan Xiaohua, Mr. Joseph Raymond Gagnon, Mr.
Chen Jinsong, Mr. Gu Yunchang and Mr. Ng Fook Ai, Victor will retire from office, and being eligible, have
been recommended by the Board for re-election as Directors at the forthcoming annual general meeting of the
Company to be held on 18 June 2014 (the “AGM”).

BOARD OF DIRECTORS AND SENIOR MANAGEMENT
Biographical details of the Directors and senior management of the Group are set out on pages 30 to 37 of this

annual report.

CONFIRMATION OF INDEPENDENCE OF INDEPENDENT NON-EXECUTIVE DIRECTORS

As of 31 December 2013, the Company was wholly owned by Joywise and none of the independent non-
executive Directors were appointed. The Company has received an annual confirmation of independence pursuant
to Rule 3.13 of the Rules Governing the Listing of Securities on the Stock Exchange (the “Listing Rules”) from
each of the independent non-executive Directors for the period from the Listing Date up to the date of this annual

report.
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DIRECTORS’ SERVICE CONTRACTS AND LETTER OF APPOINTMENTS
None of the Directors has a service contract which is not terminable by the Group within one year without
payment of compensation (other than statutory compensation).

For the details of the service contracts and the appointment letters of each of the Directors, please see the section
headed “Corporate Governance Report” in this annual report.

DIRECTORS’ INTERESTS IN CONTRACTS OF SIGNIFICANCE
No Director had a material interest, either directly or indirectly, in any contract of significance to the business of the

Group to which the Company or any of its subsidiaries was a party during the year ended 31 December 2013.

MANAGEMENT CONTRACTS
No contracts concerning the management and administration of the whole or any substantial part of the business

of the Company were entered into or existed during the year ended 31 December 2013.

EMOLUMENT POLICY

A remuneration committee of the Board (the “Remuneration Committee”) was set up for reviewing the Group’s
emolument policy and structure for all remuneration of the directors and senior management of the Group,
having regard to salaries paid by comparable companies, time commitment and responsibilities and employment

conditions elsewhere in the Group.

The Company has adopted a share option scheme (the “Share Option Scheme”) as incentive to eligible
participants, details of the Share Option Scheme are set out in the sub-section headed “Share Option Scheme”
below.

REMUNERATION OF DIRECTORS AND FIVE INDIVIDUALS WITH HIGHEST EMOLUMENTS
Details of the emoluments of the Directors and five highest paid individuals are set out in notes 6 and 7 to the

financial statements.

Save that Mr. Joseph Raymond Gagnon has agreed not to receive any remuneration under his appointment letter
with the Company, no Director has waived or has agreed to waive any emoluments during the year ended 31
December 2013.

CHANGES TO INFORMATION IN RESPECT OF DIRECTORS

From the Listing Date up to the date of this annual report, there were no changes to the information which are
required to be disclosed and has been disclosed by Directors pursuant to paragraphs (a) to (e) and (g) of Rule
18.51(2) of the Listing Rules.
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DIRECTORS’ AND CHIEF EXECUTIVE’S INTERESTS AND SHORT POSITION IN SHARES,
UNDERLYING SHARES AND DEBENTURES

As at the date of this annual report, the interests or short positions of Directors or chief executives of the Company
in the Shares, underlying Shares and debentures of the Company or any of its associated corporations (within
the meaning of Part XV of the Securities and Futures Ordinance (“SFO”)) (i) which were required to be notified to
the Company and the Stock Exchange pursuant to Divisions 7 and 8 of Part XV of the SFO (including interests or
short positions which were taken or deemed to have under such provisions of the SFO) or (i) which were required,
pursuant to section 352 of the SFO, to be entered into the register maintained by the Company, or (i) which
were required to be notified to the Company and the Stock Exchange pursuant to the Model Code for Securities
Transactions by Directors of Listed Issuers (the “Model Code”) were as follows:

(i) Interests in the Company
Approximate
percentage of
issued share

Interests in capital of the

Name of Director Capacity in which interests are held Shares Company

Yi Xiaodi Persons acting in concert 1,386,715,012(L) 69.34% 1,2,3
Interest of a controlled corporation
Founder of a discretionary trust

Fan Xiaochong Persons acting in concert 1,386,715,012(L) 69.34% 1,2, 4
Interest of a controlled corporation
Founder of a discretionary trust

Fan Xiaohua Persons acting in concert 1,386,715,012(L) 69.34% 1,2,5
Interest of a controlled corporation

Founder of a discretionary trust

Notes:
(1) The letter “L” denotes the person’s long positions in the Shares.

() 40% of the issued share capital of Joywise is held by Ming Fai International Limited (“Ming Fai”) and 60% of the issued share
capital of Joywise is held by Harvest Well Holdings Limited (“Harvest Well”). Both Ming Fai and Harvest Well are deemed under
the SFO to be interested in the Shares held by Joywise. 72.4% of the issued share capital of each of Ming Fai and Harvest Well
are held by Fantasy Races Limited. In light of the above, Fantasy Races Limited is deemed under the SFO to be interested in the
Shares held by Joywise.

tc)] Mr. Yi Xiaodi is the founder of the discretionary family trust, the discretionary beneficiaries of which are Mr. Yi Xiaodi, his family

members and other persons who may be added from time to time (the “Yi Family Trust”). By virtue of the SFO, he is deemed to

be interested in the Shares which Fantastic Magician Limited is interested in.
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Mr. Yi Xiaodi is also one of the founders of the discretionary investment collective trust established by Mr. Yi Xiaodi, Mr. Fan
Xiaochong, Ms. Fan Xiaohua, Mr. Jin Xiangfei, Ms. Liu Chaohui, Mr. Tian Feng, Mr. Li Minggiang (the “Individual Controlling
Shareholders”), the discretionary beneficiaries of which are the Individual Controlling Shareholders and other persons who may be
added from time to time (the “Sunshine Trust I”). By virtue of the SFO, he is deemed to be interested in the Shares which Fantasy

Races Limited is interested in.

Mr. Yi Xiaodi is one of the parties to each of the concert party agreement dated 12 August 2010 entered into between Mr. Yi
Xiaodi, Mr. Fan Xiaochong, Ms. Fan Xiaohua and Mr. Liao Chimei (the “2010 Agreement”) and the concert party agreement dated
1 August 2013 entered into among the Individual Controlling Shareholders (the “2013 Agreement”). By virtue of the SFO, he is

deemed to be interested in the Shares which the other parties to each of those agreements are interested in.

In light of the above and the other notes, Mr. Yi Xiaodi is deemed under the SFO to be interested in the Shares held by Joywise.

Mr. Fan Xiaochong is the founder of the discretionary family trust, the discretionary beneficiaries of which are Mr. Fan Xiaochong,
his family members and other persons who may be added from time to time (the “FXC Family Trust”). By virtue of the SFO, he is

deemed to be interested in the Shares which True Passion Limited is interested in.

Mr. Fan Xiaochong is also one of the founders of the Sunshine Trust I. By virtue of the SFO, he is deemed to be interested in the

Shares which Fantasy Races Limited is interested in.

Mr. Fan Xiaochong is also the founder of the discretionary collective trust established by the Individual Controlling Shareholders,
the discretionary beneficiaries of which are three persons and other persons who may be added from time to time (the “Sunshine

Trust II”). By virtue of the SFO, he is deemed to be interested in the Shares which Floral Crystal Limited is interested in.

Mr. Fan Xiaochong is one of the parties to each of the 2010 Agreement and the 2013 Agreement. By virtue of the SFO, he is

deemed to be interested in the Shares which the other parties to each of those agreements are interested in.

In light of the above and the other notes, Mr. Fan Xiaochong is deemed under the SFO to be interested in the Shares held by

Joywise.

Ms. Fan Xiaohua is the founder of the discretionary family trust, the discretionary beneficiaries of which are Ms. Fan Xiaohua, his
family members and other persons who may be added from time to time (the “FXH Family Trust”). By virtue of the SFO, she is

deemed to be interested in the Shares which Glorious Glory Limited is interested in.

Ms. Fan Xiaohua is also one of the founders of the Sunshine Trust |. By virtue of the SFO, she is deemed to be interested in the

Shares which Fantasy Races Limited is interested in.

Ms. Fan Xiaohua is one of the parties to each of the 2010 Agreement and the 2013 Agreement. By virtue of the SFO, she is

deemed to be interested in the Shares which the other parties to each of those agreements are interested in.

In light of the above and the other notes, Ms. Fan Xiaohua is deemed under the SFO to be interested in the Shares held by

Joywise.
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(i)

Interests in associated corporations

Name of Director

Yi Xiaodi

Fan Xiaochong

Fan Xiaohua

Yi Xiaodi

Fan Xiaochong

Fan Xiaohua

Yi Xiaodi

Fan Xiaochong

Fan Xiaohua

Capacity in which
interests are held

Persons acting in
concert

Founder of
discretionary trusts

Persons acting in
concert

Founder of
discretionary trusts

Persons acting in
concert

Founder of
discretionary trusts

Persons acting in
concert

Interest of a controlled
corporation

Founder of
discretionary trusts

Persons acting in
concert

Interest of a controlled
corporation

Founder of
discretionary trusts

Persons acting in
concert

Interest of a controlled
corporation

Founder of
discretionary trusts

Persons acting in
concert

Founder of
discretionary trusts

Persons acting in
concert

Founder of
discretionary trusts

Persons acting in
concert

Founder of
discretionary trusts

Name of associated
corporation

Harvest Well

Harvest Well

Harvest Well

Joywise

Joywise

Joywise

Ming Fai

Ming Fai

Ming Fai

Report of the Directors

Interests in
shares

50,000

50,000

50,000

50,000

50,000

50,000

50,000

50,000

50,000

Percentage of

shareholding

100% 1
100% 2
100% 3
100% 4
100% 5
100% 6
100% 1
100% 2
100% 3
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Notes:

(1) Please refer to Note 3 in the sub-section above headed “(i) Interest in the Company”.

2) Please refer to Note 4 in the sub-section above headed “(i) Interest in the Company”.

(3) Please refer to Note 5 in the sub-section above headed “(i) Interest in the Company”.

(4) Please refer to Notes 2 and 3 in the sub-section above headed “(i) Interest in the Company”.
5) Please refer to Notes 2 and 4 in the sub-section above headed “(i) Interest in the Company”.

(6) Please refer to Notes 2 and 5 in the sub-section above headed “(i) Interest in the Company”.

Save as disclosed above, as at the date of this annual report, none of the Directors or chief executives of
the Company had or was deemed to have any interest or short position in the Shares, underlying Shares or
debentures of the Company or its associated corporations (within the meaning of Part XV of the SFO) that was
required to be recorded in the register of the Company required to be kept under Section 352 of the SFO, or as
otherwise notified to the Company and the Stock Exchange pursuant to the Model Code.

DIRECTORS’ RIGHTS TO ACQUIRE SHARES OR DEBENTURES

Save as otherwise disclosed in this annual report, at no time during the year ended 31 December 2013 were rights
to acquire benefits by means of the acquisition of Shares in or debentures of the Company granted to any Director
or their respective spouse or children under 18 years of age, or were any such rights exercised by them; or was
the Company and any of its subsidiaries a party to any arrangement to enable the Directors, or their respective
spouse or children under 18 years of age, to acquire such rights in any other body corporate.

46 Sunshine 100 China Holdings Ltd



Report of the Directors

SUBSTANTIAL SHAREHOLDERS’ INTERESTS OR SHORT POSITIONS IN SHARES AND
UNDERLYING SHARES
As at the date of this annual report, to the best of the knowledge of the Directors, the following persons (not being

a Director or chief executive of the Company) had interests or short positions in the Shares or underlying Shares

which fall to be disclosed to the Company under the provisions of Divisions 2 and 3 of Part XV of the SFO as

recorded in the register required to be kept by the Company pursuant to section 336 of the SFO:

Name of shareholder

Joywise

Ming Fai

Harvest Well

Fantasy Races Limited
Jin Xiangfei

Liu Chaohui

Tian Feng

Li Minggiang

Cititrust Private Trust
(Cayman) Limited
Liao Chimei

Riverside 100 Holdings
ALLC

Warburg Pincus & Co.

Warburg Pincus
Partners LLC

Capacity in which interests are held

Beneficial owner

Interest of a controlled corporation
Interest of a controlled corporation
Interest of a controlled corporation
Persons acting in concert

Interest of a controlled corporation
Founder of a discretionary trust
Persons acting in concert

Interest of a controlled corporation
Founder of a discretionary trust
Persons acting in concert

Interest of a controlled corporation
Founder of a discretionary trust
Persons acting in concert

Interest of a controlled corporation
Founder of a discretionary trust
Trustee

Interest of a controlled corporation
Persons acting in concert

Interest of a controlled corporation

Beneficial owner

Interest of a controlled corporation

Interest of a controlled corporation

Interests in

Shares
1,386,715,012 (L)
1,386,715,012 (L)
1,386,715,012 (L)

(
(

1,386,715,012 (L)
1,386,715,012 (L)

1,386,715,012 (L)
1,386,715,012 (L)
1,386,715,012 (L)

1,386,715,012 (L)
1,386,715,012 (L)
113,284,988 (L)
113,284,988 (L)

113,284,988 (L)

Approximate
percentage of
shareholding
69.34%
69.34%
69.34%

69.34%
69.34%

69.34%

69.34%

69.34%

69.34%

69.34%

5.66%

5.66%

5.66%
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Approximate

Interests in percentage of

Name of shareholder Capacity in which interests are held Shares shareholding

Warburg Pincus Real

Estate | GP, LLC Interest of a controlled corporation 113,284,988 (L) 5.66% 1, 11
Warburg Pincus Real
Estate I, L.P. Interest of a controlled corporation 113,284,988 (L) 5.66% 1, 11
WP RE Alpine
International Ltd Interest of a controlled corporation 113,284,988 (L) 5.66% 1, 11
Notes:

(1) The letter “L” denotes the person’s long position in the Shares.

2) 40% of the issued share capital of Joywise is held by Ming Fai. Ming Fai is deemed under the SFO to be interested in the Shares held by
Joywise.

) 60% of the issued share capital of Joywise is held by Harvest Well. Harvest Well is deemed under the SFO to be interested in the Shares
held by Joywise.

4) 72.4% of the issued share capital of each of Ming Fai and Harvest Well are held by Fantasy Races Limited.
In light of the above and notes 2 and 3, Fantasy Races Limited is deemed under the SFO to be interested in the Shares held by Joywise.

5) Mr. Jin Xiangfei is the founder of the discretionary family trust, the discretionary beneficiaries of which are Mr. Jin Xiangfei, his family
members and other persons who may be added from time to time (the “Jin Family Trust”). By virtue of the SFO, he is deemed to be
interested in the Shares which Creative Goal Limited is interested in. Out of the other parties, three of them, namely, Mr. Yi Xiaodi, Mr. Fan
Xiaochong and Ms. Fan Xiaohua, are deemed to be interested in the Shares which Mr. Liao Chimei is interested in by virtue of the 2010
Agreement.

Mr. Jin Xiangfei is one of the parties to the 2013 Agreement. By virtue of the SFO, he is deemed to be interested in the Shares which the
other parties to that agreement are interested in.

In light of the above and the other notes, Mr. Jin Xiangfei is deemed under the SFO to be interested in the Shares held by Joywise.

(6) Ms. Liu Chaohui is the founder of the discretionary family trust, the discretionary beneficiaries of which are Ms. Liu Chaohui, her family
members and other persons who may be added from time to time (the “Liu Family Trust”). By virtue of the SFO, she is deemed to be
interested in the Shares which Butterfly Fairy Limited is interested in. Out of the other parties, three of them, namely, Mr. Yi Xiaodi, Mr. Fan

Xiaochong and Ms. Fan Xiaohua, are deemed to be interested in the Shares which Mr. Liao Chimei is interested in by virtue of the 2010
Agreement.

Ms. Liu Chaohui is one of the parties to the 2013 Agreement By virtue of the SFO, she is deemed to be interested in the Shares which the
other parties to that agreement are interested in.

In light of the above and the other notes, Ms. Liu Chaohui is deemed under the SFO to be interested in the Shares held by Joywise.
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(7) Mr. Tian Feng is the founder of the discretionary family trust, the discretionary beneficiaries of which are Mr. Tian Feng, his family members
and other persons who may be added from time to time (the “Tian Family Trust”). By virtue of the SFO, he is deemed to be interested in
the Shares which Happy Sunshine Limited is interested in.

Mr. Tian Feng is one of the parties to the 2013 Agreement. By virtue of the SFO, he is deemed to be interested in the Shares which the
other parties to that agreement are interested in. Out of the other parties, three of them. namely, Mr. Yi Xiaodi, Mr. Fan Xiaochong and Ms.
Fan Xiaohua, are deemed to be interested in the Shares which Mr. Liao Chimei is interested in by virtue of the 2010 Agreement.

In light of the above and the other notes, Mr. Tian Feng is deemed under the SFO to be interested in the Shares held by Joywise.

8) Mr. Li Minggiang is the founder of the discretionary family trust, the discretionary beneficiaries of which are Mr. Li Minggiang, his family
members and other persons who may be added from time to time (the “Li Family Trust”). By virtue of the SFO, he is deemed to be
interested in the Shares which Ultimate Triumph Investments Limited is interested in.

Mr. Li Minggiang is one of the parties to the 2013 Agreement. By virtue of the SFO, he is deemed to be interested in the Shares which the
other parties to that agreement are interested in. Out of the other parties, three of them namely, Mr. Yi Xiaodi, Mr. Fan Xiaochong and Ms.
Fan Xiaohua, are deemed to be interested in the Shares which Mr. Liao Chimei is interested in by virtue of the 2010 Agreement.

In light of the above and the other notes, Mr. Li Minggiang is deemed under the SFO to be interested in the Shares held by Joywise.

9) Cititrust Private Trust (Cayman) Limited (the “Trustee”) is the trustee under the Yi Family Trust, the FXC Family Trust, the FXH Family
Trust, the Jin Family Trust, the Tian Family Trust, the Liu Family Trust, the Li Family Trust, the Sunshine Trust | and the Sunshine Trust Il.
For details of these trusts, see “History, Reorganization and Group Structure —Establishment of Offshore Trusts” from page 121 to page
122 of the Prospectus.

In light of the above and notes 2 and 3, the Trustee is deemed under the SFO to be interested in the Shares held by Joywise.

(10)  Mr. Liao Chimei is one of the parties to the 2010 Agreement. By virtue of the SFO, he is deemed to be interested in the Shares which the
other parties to that agreement (namely, Mr. Yi Xiaodi, Mr. Fan Xiaochong and Ms. Fan Xiaohua) are interested in. By virtue of the 2013
Agreement, Mr. Yi Xiaodi, Mr. Fan Xiaochong and Ms. Fan Xiachua are deemed to be interested in the Shares which Mr. Jin Xiangfei, Ms.
Liu Chaohui, Mr. Tian Feng and Mr. Li Minggiang are interested in.

In light of the above and the other notes, Mr. Liao Chimei is deemed under the SFO to be interested in the Shares held by Joywise.

(11)  Warburg Pincus & Co., Warburg Pincus Partners LLC, Warburg Pincus Real Estate | GP, LLC, Warburg Pincus Real Estate I, L.P. and
WP RE Alpine International Ltd hold, directly or indirectly, one-third or above interests in Riverside 100 Holdings A LLC, respectively.
Therefore, Warburg Pincus & Co., Warburg Pincus Partners LLC, Warburg Pincus Real Estate | GP, LLC, Warburg Pincus Real Estate |,
L.P. and WP RE Alpine International Ltd are deemed under the SFO to be interested in the Shares held by Riverside 100 Holdings A LLC.

Save as disclosed above, and as at the date of this annual report, the Directors were not aware of any persons
(who were not Directors or chief executive of the Company) who had an interest or short position in the Shares or
underlying Shares which would fall to be disclosed under Divisions 2 and 3 of Part XV of the SFO, or which would

be required, pursuant to Section 336 of the SFO, to be entered in the register referred to therein.
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CONTROLLING SHAREHOLDERS’ INTERESTS IN CONTRACTS OF SIGNIFICANCE
No controlling shareholders (as defined in the Listing Rules) or its subsidiary had a material interest, either directly
or indirectly, in any contract of significance, whether for the provision of services or otherwise, to the business of

the Group to which the Company or any of its subsidiaries was a party during the year ended 31 December 2013.

PURCHASE, SALE OR REDEMPTION OF LISTED SECURITIES
During the period from the Listing Date up to the date of this annual report, neither the Company nor any of its

subsidiaries has purchased, sold or redeemed any of the Company’s listed securities.

PRE-EMPTIVE RIGHTS
There are no provisions for pre-emptive rights under the Articles of Association or the Companies Law or the
laws of the Cayman Islands where the Company was incorporated which would oblige the Company to offer new

Shares on a pro rata basis to existing Shareholders.

NON-COMPETITION UNDERTAKING

Each of the Individual Controlling Shareholders, Joywise, Ming Fai, Harvest Well (together with the Individual
Controlling Shareholders, the “Controlling Shareholders”) has, under the deed of non-competition dated 17
February 2014 (the “Deed of Non-Competition”), undertaken and covenanted with the Company that for so
long as they and/or their respective associates (as defined in the Listing Rules), directly or indirectly, whether
individually or taken together, remain the Controlling Shareholders of the Company, each of them will not, and will
procure his associates not to directly or indirectly, (including through any controlled company, associate, body
corporate, partnership, joint venture or other contractual arrangement) carry on, engage, invest, participate or

otherwise be interested in the property development business in the PRC.

The Controlling Shareholders have confirmed in writing to the Company of their compliance with the Deed of Non-

Competition for disclosure in this annual report during the year ended 31 December 2013.

EXECUTIVE DIRECTORS’ INTEREST IN COMPETING BUSINESS

As at 31 December 2013, none of the executive Directors or their respective associates had engaged in or had
any interest in any business which, directly or indirectly, competes or may compete with the businesses of the
Group.
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CONNECTED TRANSACTIONS

The Group had entered into a number of transactions with parties which, upon the Listing, became connected
persons of the Company and such transactions thus constituted continuing connected transactions and
connected transactions under the Listing Rules. These transactions were disclosed in the Prospectus, one of
which is a continuing connected transaction which is required to be disclosed in this annual report in compliance
with the requirements under the Listing Rules and the conditions of waivers previously granted by the Stock

Exchange.
Details of the continuing connected transaction are set out as follows:

Yantai Sunshine 100 Commercial Development Co., Ltd. (“Yantai Commercial”), an indirect wholly-owned
subsidiary of the Company, entered into a lease agreement for a term of ten years starting from 15 March 2011
with Yantai Shenghe Department Store Co., Ltd. (“Yantai Shenghe”), pursuant to which Yantai Commercial
leased certain units situated at the Lower Ground Level 1 of Block T and Level 1 to Level 4 of Block S1 of Yantai
Sunshine 100 City Plaza, 26 Harbour Road, Zhifu District, Yantai, the PRC (the “Yantai Properties”) with an
aggregate gross floor area of 33,617.21 sg.m. to Yantai Shenghe for commercial use. Yantai Commercial have
entered into an amended property leasing agreement on 17 February 2014, (the “Yantai Amended Property
Leasing Agreement”) with Yantai Shenghe regarding the terms and conditions for the lease of the Yantai
Properties for a period commencing from 17 February 2014 and ending on 31 December 2015 which superseded

and replaced the original lease agreement.

Pursuant to the Yantai Amended Property Leasing Agreement, the annual rental payable by Yantai Shenghe to
us for the three years ending 31 December 2015 would be approximately RMB11,300,000, RMB12,200,000 and
RMB12,400,000 (excluding management fees which shall be paid by Yantai Shenghe directly to the property
management company and utilities expense which shall be paid by Yantai Shenghe to relevant utility service
providers) which are determined based on prevailing market rate. Yantai Shenghe is a wholly-owned subsidiary
of Guangxi Jiaxiang, a company owned as to 60% by Ms. Fan Xiaohua, a Director and one of the Controlling
Shareholders, and Yantai Shenghe is therefore an associate of Ms. Fan Xiaohua, hence, it is a connected person
of the Company.

As each of the applicable percentage ratios (other than the profits ratio) in relation to the amount payable by Yantai
Shenghe to Yantai Commercial under the Yantai Amended Property Leasing Agreement is lower than 5%, such
transaction is exempt from the independent shareholders’ approval requirement under Rule 14A.34 of the Listing
Rules but subject to the annual review requirements set out in Rules 14A.37 to 14A.40 of the Listing Rules and the

reporting and announcement requirements set out in Rule 14A.45 to 14A.47 of the Listing Rules.
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The continuing connected transaction mentioned above has been reviewed by the independent non-executive
Directors who have confirmed that the transaction has been entered into: (a) in the ordinary and usual course of
business of the Company; (b) on normal commercial terms; and (c) in accordance with the relevant agreement
governing such transaction on terms that are fair and reasonable and in the interests of the Shareholders as a

whole.

The Company’s auditor was engaged to report on the Group’s continuing connected transactions in accordance
with Hong Kong Standard on Assurance Engagements 3000 “Assurance Engagements Other Than Audits
or Reviews of Historical Financial Information” and with reference to Practice Note 740 “Auditor’s Letter on
Continuing Connected Transactions under the Listing Rules” issued by the Hong Kong Institute of Certified Public
Accountants. The auditor has issued an unqualified letter containing their findings and conclusions in respect
of the continuing connected transaction disclosed by the Company in this annual report in accordance with
Rule 14A.38 of the Listing Rules. A copy of the auditor’s letter has been provided by the Company to the Stock
Exchange.

Furthermore, the Group engages in property development in China, which is a business operation that requires
external funding. In addition to traditional bank loans, developers in China may obtain other facilities from trust
finance companies by pledging their equity interests in project companies and lands. As of the Listing Date, the
Group had entered into certain trust financing arrangements and lending facility arrangements with connected
persons in the ordinary course of business. Such trust financing arrangements and lending facility arrangements
involved the provision of financial assistance by connected persons which are not exempt from the requirements
in relation to connected transactions under the Listing Rules pursuant to Rule 14A.65 or 14A.66 of the Listing
Rules and are required to be disclosed in this annual report in compliance with the conditions of waivers previously
granted by the Stock Exchange. For details of such arrangements, please see paragraphs 8 to 17 under the
section headed “Connected Transactions” in the Prospectus.

Save as disclosed above, a summary of significant related party transactions, which do not constitute connected

transactions or continuing connected transactions, made during the year ended 31 December 2013 is disclosed in
note 28 to the financial statements.
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SHARE OPTION SCHEME
The Company adopted the Share Option Scheme on 17 February 2014.

1. Purpose
The Share Option Scheme is a share incentive scheme and is established to enable the Company to grant
options to the Eligible Participants (as defined in paragraph 2 below) as incentives or rewards for their
Contribution they had or may have made to the Group. The Share Option Scheme will provide the Eligible
Participants an opportunity to have a personal stake in the Company with the view to achieving the following
objectives:

()  motivate the Eligible Participants to optimize their performance efficiency for the benefit of the Group;
and

(i) attract and retain or otherwise maintain on-going business relationship with the Eligible Participants
whose contributions are or will be beneficial to the long-term growth of the Group.

2. Eligible Participants
The Board may, at its discretion, offer to grant an option to subscribe for such number of new Shares as the

Board may determine at an exercise price determined in accordance with paragraph 5 below to:
(i) any full-time or part-time employees, executives or officers of the Company or any of its subsidiaries;
(i) any directors (including independent non-executive directors) of the Company or any of its subsidiaries;

(i) any advisers, consultants, suppliers, customers, distributors and agents to the Company or any of its
subsidiaries; and

(iv) any such other persons who in the sole opinion of the Board, will contribute or have contributed to the
Company and/or any of its subsidiaries.

Upon acceptance of the option, the grantee shall pay HK$1.00 (or an equivalent amount in RMB) to the
Company by way of consideration for the grant. Any offer to grant an option to subscribe for Shares may
be accepted in respect of less than the number of Shares for which it is offered provided that it is accepted
in respect of a board lot of dealing in Shares on the Stock Exchange or an integral multiple thereof and
such number is clearly stated in the duplicate offer document constituting the acceptance of the option. To
the extent that the offer to grant an option is not accepted by any prescribed acceptance date, it shall be
deemed to have been irrevocably declined.
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Maximum number of Shares

The maximum number of Shares in respect of which options may be granted under the Share Option
Scheme and under any other share option schemes of the Company must not in aggregate exceed 10% of
the total number of Shares in issue immediately following the completion of the Global Offering (as defined in
the Prospectus), being 200,000,000 Shares.

Maximum number of options to any one individual

The total number of Shares issued and which may fall to be issued upon exercise of the options granted
under the Share Option Scheme and any other share option schemes of the Company (including both
exercised and outstanding options) to each Eligible Participant in any 12-month period up to the date of
grant shall not exceed 1% of the Shares in issue as of the date of grant.

Price of Shares

The subscription price of a Share in respect of any particular option granted under the Share Option Scheme
shall be such price as the Board in its absolute discretion shall determine, save that such price will be at less
the higher of:

(i)  the official closing price of the Shares as stated in the Stock Exchange’s daily quotation sheets on the
date of grant, which must be a day on which the Stock Exchange is open for the business of dealing in
securities;

(i) the average of the official closing prices of the Shares as stated in the Stock Exchange’s daily quotation
sheets for the five business days immediately preceding the date of grant; and

(i) the nominal value of a Share.

Granting options to connected persons

Any grant of options to a Director, chief executive or substantial shareholder (as defined in the Listing Rules)
of the Company or any of their respective associates (as defined in the Listing Rules) is required to be
approved by the independent non-executive Directors (excluding any independent nonexecutive Director who
is the grantee of the options).
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Restrictions on the times of grant of options

A grant of options may not be made when inside information has come to the knowledge of the Company
until such inside information has been announced pursuant to the requirements of the Listing Rules. In
particular, no options may be granted during the period commencing one month immediately preceding the

earlier of:

(i)  the date of the Board meeting (as such date to first notified to the Stock Exchange in accordance with
the Listing Rules) for the approval of the Company’s annual results, half year, quarterly or other interim

period (whether or not required under the Listing Rules);

(i) the deadline for the Company to publish an announcement of results of the Company for (i) any year or
half-year period in accordance with the Listing Rules: and (ii) any quarterly or any other interim period,
where the Company has elected to publish such results (whether or not required under the Listing
Rules), and ending on the date of actual publication of the results for such year, half year, quarterly or

interim period (as the case may be), and where the grant of options is to a Director;

(i) no options shall be granted during the period of 60 days immediately preceding the publication date
of the annual results or, if shorter, the period from the end of the relevant financial year up to the

publication date of the results; and

(iv)  during the period of 30 days immediately preceding the publication date of the quarterly results (if any)
and half-year results or, if shorter, the period from the end of the relevant quarterly or half-year period
up to the publication date of the results.

Rights are personal to grantee
An option is personal to the grantee and may be exercised or treated as exercised, as the case may be,
in whole or in part. No grantee shall in any way sell, transfer, charge, mortgage, encumber or create any

interest (legal or beneficial) in favour of any third party over or in relation to any option or attempt so to do.

Time of exercise of option and duration of the Share Option Scheme

An option may be exercised in accordance with the terms of the Share Option Scheme at any time after
the date upon which the option is deemed to be granted and accepted and prior to the expiry of ten years
from that date. The period during which an option may be exercised will be determined by the Board in its
absolute discretion, save that no option may be exercised more than ten years after it has been granted. No
option may be granted more than ten years after the date of approval of the Share Option Scheme, subject
to earlier termination by the Company in general meeting or by the Board. The Share Option Scheme shall be

valid and effective for a period of ten years from the date of its adoption.
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The Company shall be entitled to issue options, provided that the total number of Shares which may be
issued upon exercise of all options to be granted under the Share Option Scheme does not exceed 10%
of the Shares in issue on the date of Listing. The Company may at any time refresh such limit subject to
the Shareholders’ approval and issue of a circular in compliance with the Listing Rules, provided that the
total number of Shares which may be issued upon exercise of all outstanding options granted and yet to be
exercised under all the share option schemes of the Company does not exceed 30% of the shares in issue at

the time.

As at the date of this annual report, no option under the Share Option Scheme has been granted by the

Company.

CHARITABLE DONATIONS
During the year ended 31 December 2013, the Group made charitable donations of approximately RMB10 million.

POST BALANCE SHEET EVENTS
The material post balance sheet events are disclosed in note 33 to the audited financial statements.

AUDIT COMMITTEE
The audit committee of the Board (the “Audit Committee”) had reviewed together with the management and
external auditor the accounting principles and policies adopted by the Group and the audited consolidated

financial statements for the year.

CORPORATE GOVERNANCE

The Group is committed to maintaining high standards of corporate governance to safeguard the interests of
the Shareholders and to enhance corporate value and accountability. Since the Listing Date, the Company has
adopted and complied with all the applicable provisions under the Corporate Governance Code (the “CG Code”)
contained in Appendix 14 to the Listing Rules, except for the following deviations from Code Provisions A.2.1,
A.1.8 and A.5.2(d) which are described in further details in the section headed “Corporate Governance Report” in
this annual report. Information on the corporate governance practices adopted by the Company is set out in the

Corporate Governance Report on pages 58 to 68 of this annual report.

CLOSURE OF REGISTER OF MEMBERS

For the purpose of determining the Shareholders who are entitled to attend and vote at the AGM, the register
of members of the Company will be closed from Monday, 16 June 2014 to Wednesday, 18 June 2014, both
days inclusive. In order to qualify for attending and voting at the AGM, all transfer documents together with the
relevant share certificates must be lodged for registration with the Company’s Hong Kong branch share registrar,
Computershare Hong Kong Investor Services Limited at Shops 1712-1716, 17th Floor, Hopewell Centre, 183
Queen’s Road East, Wanchai, Hong Kong no later than 4:30 p.m. on Friday, 13 June 2014.
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SUFFICIENCY OF PUBLIC FLOAT

Based on public information available to the Company and to the knowledge of the Directors, the Company has
maintained a sufficient public float in compliance with the requirements of the Listing Rules since the Listing Date
up to the date of this annual report.

AUDITOR
KPMG has acted as auditor of the Company for the year ended 31 December 2013.

KPMG shall retire in the AGM and, being eligible, will offer themselves for re-appointment. A resolution for the re-
appointment of KPMG as auditor of the Company will be proposed at the AGM.

On behalf of the Board
Yi Xiaodi

Chairman and Executive Director

Beijing, the PRC, 31 March 2014
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The Board is pleased to present this corporate governance report in the annual report of the Company for the year
ended 31 December 2013.

CORPORATE GOVERNANCE PRACTICES
The Group is committed to maintaining high standards of corporate governance to safeguard the interests of

its shareholders and to enhance corporate value and accountability. Since the Listing Date, the Company has

adopted and complied with all the applicable provisions under the CG Code, except for the following deviations:

Code Provision A.2.1 of the CG Code stipulates that the roles of chairman and chief executive officer
should be separate and should not be performed by the same individual. Mr. Yi Xiaodi is the chairman and
chief executive officer of the Company. The Board considers that this structure will not impair the balance
of power and authority between the Board and the management of the Company. The balance of power
and authority is ensured by the operations of the Board, which comprises experienced and high calibre
individuals and meets regularly to discuss issues affecting the operations of the Company. The Board
believes that this structure is conducive to strong and consistent leadership, enabling the Group to make and
implement decisions promptly and efficiently. The Board has full confidence in Mr. Yi and believes that his
appointment to the positions of chairman and chief executive officer is beneficial to the business prospects of
the Company.

Code Provision A.1.8 of the CG Code stipulates that an issuer should arrange appropriate insurance
coverage in respect of legal action against its directors. The Company has not yet arranged such insurance
coverage. The Board will continue to review the arrangements for insurance coverage for the Directors, and

will arrange for insurance cover in due course.

Code Provision A.5.2(d) of the CG Code stipulates that the Nomination Committee should make
recommendations to the Board for the appointment or re-appointment of directors. Pursuant to the Articles
of Association, the relevant Directors shall retire at the AGM, and be re-elected at that meeting to continue
office. Since those directors’ retirement complies with the requirements under the Articles of Association,
and the Company has only been recently listed on the Listing Date, the Board believes that the re-election
of these Directors does not require recommendation by the Nomination Committee to the Board (the
“Nomination Committee”). The future re-elections of the Directors will comply with the requirements of
Code Provision A.5.2(d).
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THE BOARD

Responsibilities

The Board is responsible for the overall leadership of the Group, oversees the Group’s strategic decisions and
monitors business and performance. The Board has delegated the authority and responsibility for day-to-day
management and operation of the Group to the senior management of the Group. To oversee particular aspects
of the Company’s affairs, the Board has established three Board committees including the Audit Committee, the
Remuneration Committee and the Nomination Committee (together, the “Board Committees”). The Board has

delegated to the Board Committees responsibilities as set out in their respective terms of reference.

All Directors shall ensure that they carry out duties in good faith, in compliance with applicable laws and

regulations, and in the interests of the Company and its shareholders at all times.

Board Composition

The Board currently comprises two executive Directors, namely Mr. Yi Xiaodi and Mr. Fan Xiaochong, two non-
executive Directors, namely Ms. Fan Xiaohua and Mr. Joseph Raymond Gagnon, and three independent non-
executive Directors, namely Mr. Chen Jinsong, Mr. Gu Yunchang and Mr. Ng Fook Ai, Victor. The biographies of

the Directors are set out under the section headed “Directors and Senior Management” of this annual report.

Since the Listing Date and up to the date of this annual report, the Board at all times met the requirements
of Rules 3.10 and 3.10A of the Listing Rules. Of the three independent non-executive Directors appointed,
which represents at least one-third of the Board, one independent non-executive Director, namely Mr. Ng Fook
Ai, Victor, is equipped with appropriate professional qualifications or adequate accounting or related financial

management expertise.

The Company has received written annual confirmation from each independent non-executive Director of his
independence pursuant to the requirements of the Listing Rules. The Company considers all independent non-
executive Directors to be independent in accordance with the independence guidelines as set out in the Listing
Rules.

Save as disclosed in the biographies of the Directors as set out under the section headed “Directors and Senior
Management” of this annual report, none of the Directors has any personal relationship (including financial,

business, family or other material/relevant relationship), with any other Director.

All Directors, including independent non-executive Directors, have brought a wide spectrum of valuable business
experience, knowledge and professionalism to the Board for its efficient and effective functioning. Independent
non-executive Directors are invited to serve on the Audit Committee, the Remuneration Committee and the
Nomination Committee.
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Diversity of the Board

To enhance the efficiency of the Board and corporate governance standard of the Company, the Board should
maintain a balanced mix of executive Directors and non-executive Directors (including independent non-executive
Directors) so that the Board is highly independent and is able to make independent judgements efficiently.
In selecting candidates, a diversified perspective, including but not limited to the age, cultural and education
background, professional and industry experience, skills, knowledge, race and other qualifications that are
essential to the business of the Company, will be applied so that the candidate can bring advantage and make
contribution to the Board. The Board will review such measurable objectives from time to time to ensure their

appropriateness and confirm the progress on achieving such objectives.

As regards the CG Code provision requiring directors to disclose the number and nature of offices held in public
companies or organisations and other significant commitments as well as their identity and the time involved to the

issuer, the Directors will disclose their commitments to the Company annually.

Training and Continuous Professional Development

Each newly appointed Director is provided with necessary induction and information to ensure that he/she
has a proper understanding of the Company’s operations and businesses as well as his/her responsibilities
under relevant statues, laws, rules and regulations. The Company will also arrange regular seminars to provide
Directors with updates on latest development and changes in the Listing Rules and other relevant legal and
regulatory requirements from time to time. The Directors are also provided with regular updates on the Company’s
performance, position and prospects to enable the Board as a whole and each Director to discharge their duties.

All Directors have provided their training records to the Company.

Chairman and Chief Executive Officer
Under the current organization structure of the Company, Mr. Yi Xiaodi is the Chairman of the Board and the Chief
Executive Officer. The reason for the two roles being vested in the same individual was set out in the sub-section

headed “Corporate Governance Practices” above.

Appointment, Re-Election and Removal of Directors

Each of the executive Directors has entered into a service contract with the Company under which he has agreed
to act as an executive Director for an initial term of three years commencing from the Listing Date, which may
be terminated by not less than three months’ notice in writing served by either the executive Director or the

Company.

One of the non-executive Directors, Ms. Fan Xiaohua has entered into a service contract with the Company under
which she agreed to act as non-executive Director for an initial term of three years commencing from the Listing
Date, which may be terminated by not less than three months’ notice in writing served by either the non-executive
Director or the Company. One of the non-executive Directors, Mr. Joseph Raymond Gagnon has signed an

appointment letter with the Company for a term of three years with effect from the Listing Date.
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Each of the independent non-executive Directors has signed an appointment letter with the Company for a term of
three years with effect from the Listing Date.

In accordance with the Articles of Association, one-third of the Directors for the time being shall retire by rotation
at each annual general meeting of the Company but every Director is subject to retirement by rotation at least
once every three years and, being eligible, can offer himself for re-election at the annual general meeting. Any
new Director appointed by the Board to fill a causal vacancy is subject to re-election by the Shareholders at the
first annual general meeting of the Company after appointment. Any new Director appointed as an addition to the
Board is subject to re-election by Shareholders at the next following annual general meeting of the Company after

appointment.

The procedures and process of appointment, re-election and removal of Directors are set out in the Articles
of Association. The Nomination Committee is responsible for reviewing the Board composition, monitoring the
appointment, re-election and succession planning of Directors.

Board Meetings

The Company will adopt the practice of holding board meetings regularly, at least four times a year, and at
approximately quarterly intervals. Notices of not less than fourteen days are given for all regular board meetings
to provide all Directors with an opportunity to attend and include matters in the agenda for a regular meeting.
For other meetings of the Board and the Board Committees, reasonable notice is generally given. The agenda
and accompanying Board papers are dispatched to the Directors or members of the relevant Board Committees
at least three days before the meetings to ensure that they have sufficient time to review the papers and be
adequately prepared for the meetings. When Directors or members of the relevant Board Committees are unable
to attend a meeting, they will be advised of the matters to be discussed and given an opportunity to make their
views known to the chairman prior to the meeting. Minutes of meetings are kept by the Company Secretary with
copies circulated to all Directors for information and records.

Sufficient details of the matters considered, decisions reached and concerns raised by any Directors are recorded
in the minutes of the meetings of the Board and Board Committees. Draft minutes of each meeting of the Board
or Board Committees are sent to the Directors for comments within a reasonable time after the date on which the

meeting is held. The minutes of the Board meetings are open for inspection by Directors.
Since the Listing Date and up to the date of this annual report, one Board meeting was held with the presence

of all Directors (Mr. Yi Xiaodi, Mr. Fan Xiaochong, Ms. Fan Xiaohua, Mr. Joseph Raymond Gagnon, Mr. Chen
Jinsong, Mr. Gu Yunchang and Mr. Ng Fook Ai, Victor).
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Model Code for Securities Transactions

The Company has adopted the Model Code as set out in Appendix 10 to the Listing Rules as its own code of
conduct regarding the Directors’ securities transactions. Specific enquiry has been made of all the Directors and
each of the Directors has confirmed that he/she has complied with the Model Code since the Listing Date and up
to the date of this annual report.

Delegation by the Board

The Board reserves for its decision all major matters of the Company, including: approval and monitoring of
all policy matters, overall strategies and budgets, internal control and risk management systems, material
transactions (in particular those that may involve conflict of interests), financial information, appointment of
Directors and other significant financial and operational matters. Directors have the option to obtain independent
professional advice in performing their duties at the Company’s expense and are encouraged to consult with the

Company’s senior management independently.

The daily management, administration and operation of the Group are delegated to the senior management. The
delegated functions and responsibilities are periodically reviewed by the Board. Approval has to be obtained from
the Board prior to any significant transactions are entered into by the management.

Corporate Governance Functions
The Board recognizes that corporate governance should be the collective responsibility of Directors and delegated

the corporate governance duties to the Audit Committee which include the following:

° to develop, review and implement the Company’s policy and practices on corporate governance and make

recommendations to the Board:;

° to review and monitor the training and continuous professional development of Directors and senior

management;

° to review and monitor the Company’s policies and practices on compliance with legal and regulatory

requirements;

o to develop, review and monitor the code of conduct and compliance manual (if any) applicable to employees

and Directors; and

° to review the Company’s compliance with the CG Code and disclosure in the Corporate Governance Report.
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BOARD COMMITTEES
Nomination Committee
The Nomination Committee currently comprises three members, namely Mr. Yi Xiaodi (chairman), Mr. Chen

Jinsong and Mr. Gu Yunchang, the majority of them are independent non-executive Directors.
The principal duties of the Nomination Committee include the following:

° to review the structure, size and composition (including the skills, knowledge, experience and diversity of
perspectives) of the Board at least annually and make recommendations on any proposed changes to the

Board to complement the Company’s corporate strategy;

° to identify individuals suitably qualified to become Board members and select or make recommendations to

the Board on the selection of individuals nominated for directorships;
° to assess the independence of independent non-executive Directors;

° to make recommendations to the Board on appointment or re-appointment of directors and succession
planning for Directors, in particular the chairman and the chief executive; and

o to review the policy on Board diversity (the “Board Diversity Policy”) and any measurable objectives for
implementing such Board Diversity Policy as may be adopted by the Board from time to time and to review
the progress on achieving the objectives; and to make disclosure of its review results in the annual report of

the Company annually.

The Nomination Committee will assess the candidate or the incumbent on criteria such as skills, knowledge,
experience and diversity of perspectives. The recommendations of the Nomination Committee will then be put to
the Board for decision. The written terms of reference of the Nomination Committee are available on the websites
of the Stock Exchange and the Company.

Since the Listing Date and up to the date of this annual report, the Nomination Committee has not yet convened
any meeting. The retirement of the relevant Directors at the AGM complies with the requirements under the
Articles of Association, and the Company has only been recently listed on the Listing Date, therefore the Board
believes that the re-election of these Directors does not require recommendation by the Nomination Committee to
the Board.
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Remuneration Committee

The Remuneration Committee comprises three members, namely Mr. Chen Jinsong (chairman), Mr. Fan

Xiaochong and Mr. Gu Yunchang, the majority of them are independent non-executive Directors.

The primary duties of the Remuneration Committee include but not limited to the following:

to make recommendations to the Board on the Company’s policy and structure of all Directors and senior
management remuneration and on the establishment of a formal and transparent procedure for developing

remuneration policy;

either: (i) to determine, with delegated responsibility, the remuneration packages of individual executive
Directors and senior management; or (i) to make recommendations to the Board on the remuneration

packages of individual executive Directors and senior management;

to review and approve the compensation payable to executive Directors and senior management for any loss
or termination of office or appointment to ensure that it is consistent with contractual terms and is otherwise

fair and not excessive;

to review and approve compensation arrangements relating to dismissal or removal of Directors for
misconduct to ensure that they are consistent with contractual terms and are otherwise reasonable and

appropriate;

to review and approve the management’s remuneration proposals with reference to the Board’s corporate

goals and objectives; and

to consider and approve the granting of share options to eligible participants under the Share Option

Scheme.

The Remuneration Committee is also responsible for ensuring that no Director or any of his/her associates (as

defined in the Listing Rules) will participate in deciding his/her own remuneration, which remuneration will be

determined by reference to salaries paid by comparable companies, time commitment and responsibilities and

employment conditions elsewhere in the Group. The written terms of reference of the Remuneration Committee

are available on the websites of the Stock Exchange and the Company.

Since the Listing Date and up to the date of this annual report, the Remuneration Committee has not yet convened

any meeting.
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Details of the remuneration by band of the 12 members of the senior management of the Company, whose
biographies are set out on pages 30 to 37 of this annual report, for the year ended 31 December 2013 are set out

below:
Remuneration band (RMB’000) Number of individuals
Below 1,000

1,000 to 2,000
2,001 to 3,000
3,001 to 4,000

w NDw A

Audit Committee
The Audit Committee comprises all the three independent non-executive Directors namely, Mr. Ng Fook Ai,
Victor (chairman), Mr. Chen Jinsong and Mr. Gu Yunchang. The main duties of the Audit Committee include the

following:

to deal with the relationship with the Company’s external auditors;

° to review the Company’s financial information;

o to oversee the Company’s financial reporting system and internal control procedures; and

o to perform the Company’s corporate governance functions.

Since the Listing Date and up to the date of this annual report, one meeting of the Audit Committee was held with
the presence of all three members (namely, Mr. Ng Fook Ai, Victor, Mr. Chen Jinsong and Mr. Gu Yunchang).

The Audit Committee reviewed the financial control system, crisis management and internal control processes and
assessed their effectiveness considering the factors including the adequacy of resources for financial reporting,
staff qualifications and experience, training programmes and the budget of the Company’s accounting and
financial reporting function. The Audit Committee also reviewed the state of the Company’s corporate governance
against the criteria set out in the CG Code and considered the reappointment of the external auditor. The Board
had not deviated from any recommendation given by the Audit Committee on the selection, appointment,

resignation or dismissal of external auditor.
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The members of the Audit Committee also reviewed the preliminary results of the Company and its subsidiaries
for the year ended 31 December 2013 as well as the audit report prepared by the external auditor relating
to accounting issues and major findings in course of audit. There are proper arrangements for employees, in
confidence, to raise concerns about possible improprieties in financial reporting, internal control and other matters.
The written terms of reference of the Audit Committee are available on the websites of the Company and the
Stock Exchange.

DIRECTORS’ RESPONSIBILITIES FOR FINANCIAL REPORTING IN RESPECT OF
FINANCIAL STATEMENTS

The Directors acknowledge their responsibility for preparing the financial statements for the year ended 31
December 2013 which give a true and fair view of the affairs of the Company and the Group and of the Group’s

results and cash flows.

The management has provided to the Board such explanation and information as are necessary to enable the
Board to carry out an informed assessment of the Company’s financial statements, which are put to the Board for

approval.

The Directors were not aware of any material uncertainties relating to events or conditions which may cast

significant doubt upon the Group’s ability to continue as a going concern.

The statement by the auditor of the Company regarding their reporting responsibilities on the consolidated
financial statements of the Company is set out in the Independent Auditor’'s Report on pages 69 to 70 of this

annual report.

INTERNAL CONTROL
The Board acknowledges that it is the responsibility of the Board for maintaining an adequate internal control
system to safeguard shareholder investments and the Group’s assets and reviewing the effectiveness of such
system on an annual basis.

The Audit Committee, pursuant to its terms of reference, has conducted a review on the effectiveness of the
internal control system of the Company once since the Listing Date and up to the date of this annual report, and
considered the internal control system to be effective and adequate. The Audit Committee will continue to review
the internal control system regularly in the future.

AUDITOR’S REMUNERATION

The external auditor’s annual audit fees of the Group for the year ended 31 December 2013 are estimated to be
approximately RMB2.50 million. The Group incurred approximately RMB5.88 million in 2013 for services provided
by external auditor in connection with the Listing.
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COMPANY SECRETARY

In order to uphold good corporate governance and ensure compliance with the Listing Rules, the Company has
engaged Mr. Ngai Wai Fung, a director and chief executive officer of SW Corporate Services Group Limited (a
corporate service provider), as its company secretary. Mr. Ngai is responsible for advising the Board on corporate
governance matters and ensuring that the Board complies with the applicable policies and procedures, and the
applicable laws, rules and regulations.

In compliance with Rule 3.29 of the Listing Rules, Mr. Ngai has undertaken not less than 15 hours of relevant
professional training in the year ended 31 December 2013.

COMMUNICATION WITH SHAREHOLDERS AND INVESTOR RELATIONS

The Company considers that effective communication with Shareholders is essential for enhancing investor
relations and understanding of the Group’s business, performance and strategies. The Company also recognises
the importance of timely and non-selective disclosure of information, which will enable Shareholders and investors
to make the informed investment decisions. The primary contact person of the Company is Mr. Du Hongwei, the
vice president and the chief financial officer of the Company.

The AGM of the Company provides an opportunity for shareholders to communicate directly with the Directors.
The Chairman of the Company and the chairmen of the Board Committees of the Company will attend the AGM
to answer shareholders’ questions. The external auditor of the Company will also attend the AGM to answer
questions about the conduct of the audit, the preparation and content of the auditor’'s report, the accounting
policies and auditor’s independence.

To promote effective communication, the Company adopts a shareholders’ communication policy which aims at
establishing a two-way relationship and communication between the Company and its Shareholders and maintains
a website at www.ss100.com.cn, where up-to-date information on the Company’s business operations and
developments, financial information, corporate governance practices and other information are available for public
access.

SHAREHOLDERS’ RIGHTS

To safeguard shareholders’ interests and rights, a separate resolution will be proposed for each issue raised at a
general meeting, including the election of individual Directors. All resolutions put forward at a general meeting will
be voted on by poll pursuant to the Listing Rules and poll results will be posted on the websites of the Company
and the Stock Exchange in a timely manner after each general meeting.

Calling extraordinary general meeting and putting forward proposals
Shareholders may put forward proposals for consideration at a general meeting according to Article 58 of the
Articles of Association.
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Any one or more Shareholders holding at the date of deposit of the requisition not less than one-tenth of the paid
up capital of the Company carrying the right of voting at general meetings of the Company shall at all times have
the right, by written requisition to the Board or the company secretary of the Company, to require an extraordinary
general meeting to be called by the Board for the transaction of any business specified in such requisition; and
such meeting shall be held within two (2) months after the deposit of such requisition.

Such requisition shall be made in writing to the Board or the company secretary of the Company by the following
channels:

Address: 18/F, Tesbury Centre,
28 Queen’s Road East,
Wanchai, Hong Kong

Email: ir@ss100.com.cn

If within 21 days of such deposit the Board fails to proceed to convene such meeting the requisitionist(s) himself
(themselves) may do so in the same manner, and all reasonable expenses incurred by the requisitionist(s) as a
result of the failure of the Board shall be reimbursed to the requisitionist(s) by the Company.

As regards to how to nominate a person to stand for election as a Director, the procedures are available on the
websites of the Company and the Stock Exchange.

Enquiries to the Board

Shareholders who intend to put forward their enquiries about the Company to the Board could send their enquiries
to the principal place of business for the Company in Hong Kong at 18/F, Tesbury Centre, 28 Queen’s Road East,
Wanchai, Hong Kong (email address ir@ss100.com.cn).

CHANGE IN CONSTITUTIONAL DOCUMENTS

The Articles of Association was adopted by the Board on 17 February 2014 and became effective on the Listing
Date. A copy of the Articles of Association is available on the websites of the Company and the Stock Exchange.
During the period from the Listing Date up to the date of this annual report, there was no significant change in
constitutional documents of the Company.
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Independent auditor’s report to the shareholders of
Sunshine 100 China Holdings Ltd

(Incorporated in Cayman Islands with limited liability)

We have audited the consolidated financial statements of Sunshine 100 China Holdings Ltd (“the Company”) and
its subsidiaries (together referred to as “the Group”) set out on pages 71 to 188, which comprise the consolidated
and company balance sheets as at 31 December 2013, the consolidated statement of comprehensive income, the
consolidated statement of changes in equity and the consolidated cash flow statement for the year then ended

and a summary of significant accounting policies and other explanatory information.

Directors’ responsibility for the consolidated financial statements

The directors of the Company are responsible for the preparation of consolidated financial statements that give
a true and fair view in accordance with International Financial Reporting Standards issued by the International
Accounting Standards Board and the disclosure requirements of the Hong Kong Companies Ordinance and for
such internal control as the directors determine is necessary to enable the preparation of consolidated financial

statements that are free from material misstatement, whether due to fraud or error.

Auditor’s responsibility

Our responsibility is to express an opinion on these consolidated financial statements based on our audit. This
report is made solely to you, as a body, and for no other purpose. We do not assume responsibility towards or
accept liability to any other person for the contents of this report.

We conducted our audit in accordance with Hong Kong Standards on Auditing issued by the Hong Kong Institute
of Certified Public Accountants. Those standards require that we comply with ethical requirements and plan and
perform the audit to obtain reasonable assurance about whether the consolidated financial statements are free

from material misstatement.
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An audit involves performing procedures to obtain audit evidence about the amounts and disclosures in the
consolidated financial statements. The procedures selected depend on the auditor’s judgement, including the
assessment of the risks of material misstatement of the consolidated financial statements, whether due to fraud or
error. In making those risk assessments, the auditor considers internal control relevant to the entity’s preparation
of the consolidated financial statements that give a true and fair view in order to design audit procedures that are
appropriate in the circumstances, but not for the purpose of expressing an opinion on the effectiveness of the
entity’s internal control. An audit also includes evaluating the appropriateness of accounting policies used and the
reasonableness of accounting estimates made by the directors, as well as evaluating the overall presentation of

the consolidated financial statements.

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

opinion.
Opinion

In our opinion, the consolidated financial statements give a true and fair view of the state of affairs of the Company
and of the Group as at 31 December 2013 and of the Group’s profit and cash flows for the year then ended in
accordance with International Financial Reporting Standards and have been properly prepared in accordance with

the disclosure requirements of the Hong Kong Companies Ordinance.

KPMG

Certified Public Accountants
8th Floor, Prince’s Building
10 Chater Road

Central, Hong Kong

31 March 2014
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Consolidated Statement of Comprehensive Income

For the year ended 31 December 2013

(Expressed in Renminbi)

2013 2012
Note RMB’000 RMB’000
Revenue 2 5,769,384 4,454,610
Cost of sales (4,119,327) (3,042,204)
Gross profit 1,650,057 1,412,406
Valuation gains on investment properties 12 243,454 139,329
Other income 27,767 7,115
Selling expenses (283,883) (186,959)
Administrative expenses (333,601) (266,130)
Other operating expenses (28,398) (63,836)
Profit from operations 1,275,396 1,041,925
Financial income 4(a) 44,467 32,551
Financial expenses 4(a) (232,878) (343,359)
Share of profits less losses of associates 14 28,075 23,061
Profit before taxation 4 1,115,060 754,178
Income tax 5 (484,218) (369,884)
_Profitfor the year . DN 384294
Other comprehensive income
ltems that may be reclassified subsequently to profit or loss:
Net change in fair value of available-for-sale investment,
net of deferred tax — (947)
__Other comprehensive income for the year, net ofincometax [~ = (947)
Total comprehensive income for the year 630,842 383,347

The accompanying notes on pages 79 to 188 form part of these financial statements. Details of dividends

payables to equity shareholders of the Company attributable to the profit for the year are set out in Note 24(b).
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Consolidated Statement of Comprehensive Income (continued)

For the year ended 31 December 2013
(Expressed in Renminbi)

2013 2012
Note RMB’000 RMB’000

Profit attributable to:

Equity shareholders of the Company 672,050 300,909
Non-controlling interests (41,208) 83,385
Profit for the year 630,842 384,294

Total comprehensive income attributable to:

Equity shareholders of the Company 672,050 299,962
Non-controlling interests (41,208) 83,385
Total comprehensive income for the year 630,842 383,347
Basic and diluted earnings per share (RMB) 9 0.48 0.22

The accompanying notes on pages 79 to 188 form part of these financial statements. Details of dividends
payables to equity shareholders of the Company attributable to the profit for the year are set out in Note 24(b).
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Consolidated Balance Sheet

At 31 December 2013

(Expressed in Renminbi)

2013 2012
Note RMB’000 RMB’000
Non-current assets
Property and equipment 11 763,345 462,311
Investment properties 12 4,392,572 3,468,768
Restricted deposits 19 402,771 121,317
Investments in associates 14 163,162 114,270
Deferred tax assets 15(b) 466,448 418,918
Totalnon-cumentassets ... B 4,585,584
Current assets
Properties under development and
completed properties held for sale 16 15,521,469 11,617,733
Land development for sale 17 680,006 379,762
Trade and other receivables 18 2,739,095 3,300,717
Restricted deposits 19 1,557,354 1,517,836
Cash and cash equivalents 20 1,216,524 1,108,320
Totalourrentassets . 2714448 17,924368
Current liabilities
Loans and borrowings 21 5,050,302 6,752,024
Trade and other payables 22 3,737,109 3,740,264
Contract retention payables 54,380 63,490
Sales deposits 23 4,477,771 4,361,465
Current tax liabilities 15(a) 850,990 710,030
Total current liabilitles 14170852 15627273
e 7943896 . ..: 2,297,095
Total assets less current liabilities 13,732,194 6,882,679

The notes on pages 79 to 188 form part of these financial statements.
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Consolidated Balance Sheet (continued)

At 31 December 2013
(Expressed in Renminbi)

2013 2012
Note RMB’000 RMB’000

Non-current liabilities

Loans and borrowings 21 8,751,735 3,442,428
Contract retention payables 209,712 117,923
Trade and other payables 22 1,131,264 873,382
Deferred tax liabilities 15(b) 888,090 608,785
_Total non-current liabilities . R 5042518

NET ASSETS 2,751,393 1,840,161
CAPITAL AND RESERVES 24
Share capital 376 376
Reserves 1,991,683 1,319,633
Total equity attributable to equity shareholders

of the Company 1,992,059 1,320,009
Non-controlling interests 759,334 520,152
TOTAL EQUITY 2,751,393 1,840,161

Approved and authorised for issue by the board of directors on 31 March 2014.

Yl Xiaodi
Directors

FAN Xiaochong
Directors

The notes on pages 79 to 188 form part of these financial statements.
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Non-current assets

2013
RMB’000

At 31 December 2013
(Expressed in Renminbi)

2012
RMB’000

Investments in subsidiaries ... 18 .....5%ere 55,276
Current assets
Other receivables 18 16,548 214,568
Amounts due from subsidiaries 669,209 481,993
Cash and cash equivalents 3,152 —
Totalcurrentassets ... JODNNNINEESR09N 696,561
Current liabilities
Loans and borrowings 21 1,740,196 1,691,800
Amounts due to subsidiaries 65,959 45,250
Other payables 51,952 —
Jotalcurrent liabilities ... 1,858,107 ... 1,737,050
_Netcurrentliabiliies . _ . .. ... N (1,169,198) . (1,040,489)
NET LIABILITIES (1,113,922) (985,213)
CAPITAL AND RESERVES 24
Share capital 376 376
Reserves (1,114,298) (985,589)
TOTAL EQUITY (1,113,922) (985,213)

Approved and authorised for issue by the board of directors on 31 March 2014.

Y1 Xiaodi
Directors

FAN Xiaochong
Directors

The accompanying notes on pages 79 to 188 form part of these financial statements.
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Consolidated Statement of Changes in Equity

For the year ended 31 December 2013
(Expressed in Renminbi)

Attributable to equity shareholders of the Company

General Property Non-
Share reserve Fair value revaluation Retained controlling Total
capital fund reserve reserve profits  Sub-total interests equity
RMB’000  RMB’000 RMB’'000  RMB’000  RMB’000  RMB’000 RMB’000  RMB’000
Note Note Note Note
24(c) 24(d)(i) 24(d)(ii) 24(d)(iii)
At 1 January 2012 376 304,031 947 9,865 697,716 1,012,935 431,379 1,444,314
Profit for the year - - - - 300,909 300,909 83,385 384,294
Other comprehensive income - - (947) — — (947) - (947)
Total comprehensive income for the year — — (947) — 300,909 299,962 83,385 383,347
Capital injection from non-controlling
interests — — — — — — 12,500 12,500
Contribution from non-controlling interests - - - - 7,112 7,112 (7,112) —
Transfer to general reserve fund — 32,333 — — (32,333) - - -
At 31 December 2012 376 336,364 - 9,865 973,404 1,320,009 520,152 1,840,161
At 1 January 2013 376 336,364 - 9,865 973,404 1,320,009 520,152 1,840,161
Profit and total comprehensive income
for the year - - - - 672,050 672,050 (41,208) 630,842
Acquisition of a subsidiary (Note 29) - - - - - - 311,031 311,031
Disposal of subsidiaries - - - - - - (1,112) (1,112)
Capital injection from non-controlling
interests - - - - - - 49,000 49,000
Distribution to non-controlling interests - - - - - - (78,529) (78,529)
Transfer to general reserve fund - 70,237 - - (70,237) - - -
At 31 December 2013 376 406,601 - 9,865 1,575,217 1,992,059 759,334 2,751,393

The accompanying notes on pages 79 to 188 form part of these financial statements.
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Consolidated Cash Flow Statement

For the year ended 31 December 2013
(Expressed in Renminbi)

2013 2012
Note RMB’000 RMB’000

Operating activities
Profit before taxation 1,115,060 754,178

Adjustments for:

— Depreciation 4(c) 40,181 28,172
— Valuation gains on investment properties 12 (243,454) (139,329)
— Financial expenses 4(a) 226,717 338,608
— Financial income 4(a) (44,467) (82,551)
— Loss on disposal of subsidiaries 5 —
— Net loss on disposal of property and equipment 4(c) 290 350
— Share of profits less losses of associates (28,075) (28,061)

1,066,257 926,367

(Increase)/decrease in properties under development and

completed properties held for sale (2,119,432) 88,280
Increase in land development for sale (300,244) (67,233)
Increase in trade and other receivables (234,192) (290,913)
(Increase)/decrease in restricted deposits (91,086) 27,207
Increase in trade and other payables, and contract retention payables 1,308,458 192,578
Decrease in sales deposits (730,524) (773,267)
Cash (used in)/generated from operation (1,100,763) 103,019
Income tax paid (400,919) (315,328)
Net cash used in operating activities (1,501,682) (212,309)

The accompanying notes on pages 79 to 188 form part of these financial statements.

2013 Annual Report 77



Consolidated Cash Flow Statement (continued)

For the year ended 31 December 2013
(Expressed in Renminbi)

2013
Note RMB’000

Investing activities

2012
RMB’000

Financial income received 42,499 32,551
Net cash outflow from disposal of subsidiaries (32,898) —
Proceeds from disposal of other financial assets 217,000 100,000
Proceeds from disposal of property and equipment 1,981 1,168
Acquisition of subsidiaries, net of cash acquired (44,604) (834,000)
Acquisition of property and equipment (41,135) (18,063)
Acquisition of investment properties (171,560) (109,360)
Acquisition of other financial assets (217,000) -
Acquisition of associates (19,650) (19,600)
Repayment of advances to related parties 1,497,563 142,280
Advances to related parties (517,003) (591,606)
_Net cash generated from/(used In) Investing activities ISR (496,630)

Financing activities

Capital injection from non-controlling interests 49,000 12,500
Proceeds from loans and borrowings 9,793,896 5,609,300
Repayment of loans and borrowings (7,319,817) (2,888,305)
Interest paid (971,751) (750,194)
Acquisition of non-controlling interests - (8,051)
Distribution to non-controlling interests - (141,129)
Increase in restricted deposits (229,886) (605,071)
Advances from related parties 545,326 41,420
Repayment of advances from related parties (971,964) (116,879)

. Net cash generated from financing activities  ___  _  __ _____________ _ESSSSENEOGE0% 1,253,991

Net increase in cash and cash equivalent 108,315 544,652
Cash and cash equivalents at 1 January 20 1,108,320 563,668
Effect of foreign exchange rate changes (111) —
Cash and cash equivalents at 31 December 20 1,216,524 1,108,320

The notes on pages 79 to 188 form part of these financial statements.
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Notes to the Financial Statements

1 SIGNIFICANT ACCOUNTING POLICIES
(@) Statement of compliance

These financial statements have been prepared in accordance with all applicable International Financial
Reporting Standards (“IFRSs”), which collective term includes all applicable individual International
Financial Reporting Standards, International Accounting Standards (IAS) and interpretations
promulgated by the International Accounting Standards Board (the “IASB”) and the disclosure
requirements of the Hong Kong Companies Ordinance. These financial statements also comply with the
applicable disclosure provisions of the Rules Governing the Listing of Securities on The Stock Exchange
of Hong Kong Limited (“The Listing Rules”). A summary of the significant accounting policies adopted
by the Group is set out below.

The IASB has issued a number of new and revised IFRSs that are first effective or available for early
adoption for the current accounting period of the Group and the Company. The Group has adopted all
applicable new and revised IFRSs to the current and prior accounting periods reflected in these financial
statements, except for any new standards or interpretations that are not yet effective for the accounting
period ended 31 December 2013. The revised and new accounting standards and interpretations
issued but not yet effective for the accounting period beginning on 1 January 2013 are set out in Note
32.

(b) Basis of preparation of the financial statements
The consolidated financial statements for the year ended 31 December 2013 comprise the Company
and its subsidiaries (together referred to as the “Group”) and the Group’s interests in associates.
The consolidated financial statements are presented in Renminbi (“RMB”), rounded to the nearest
thousand, which is the functional currency of the Company and the entities carrying out the principal
activities of the Group in the People’s Republic of China (the “PRC”).
The measurement basis used in the preparation of the financial statements is the historical cost basis
except that the following assets and liabilities are stated at their fair value as explained in the accounting
policies set out below:
— financial instruments classified as available-for-sale or as trading securities (see Note 1(f));
— derivative financial instruments (see Note 1(g));
— investment property (see Note 1(h));

—  convertible loans (see Note 1(0)); and

— loans and borrowings designated at fair value through profit or loss (see Note 1(p)(ii)).
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Notes to the Financial Statements

1 SIGNIFICANT ACCOUNTING POLICIES (Continued)
(b) Basis of preparation of the financial statements (Continued)

The preparation of the consolidated financial statements in conformity with IFRSs requires management
to make judgements, estimates and assumptions that affect the application of policies and reported
amounts of assets, liabilities, income and expenses. The estimates and associated assumptions are
based on historical experience and various other factors that are believed to be reasonable under the
circumstances, the results of which form the basis of making the judgements about carrying values of
assets and liabilities that are not readily apparent from other sources. Actual results may differ from
these estimates.

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

Judgements made by management in the application of IFRSs that have significant effect on the

financial statements and major sources of estimation uncertainty are discussed in Note 30.

(c) Subsidiaries and non-controlling interests
Subsidiaries are entities controlled by the Group. The Group controls an entity when it is exposed,
or has rights, to variable returns from its involvement with the entity and has the ability to affect
those returns through its power over the entity. When assessing whether the Group has power, only

substantive rights (held by the Group and other parties) are considered.

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

impairment.

Non-controlling interests represent the equity in a subsidiary not attributable directly or indirectly to the
Company, and in respect of which the Group has not agreed any additional terms with the holders of
those interests which would result in the Group as a whole having a contractual obligation in respect of
those interests that meets the definition of a financial liability. For each business combination, the Group
can elect to measure any non-controlling interests either at fair value or at the non-controlling interests’

proportionate share of the subsidiary’s net identifiable assets.
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Notes to the Financial Statements

1 SIGNIFICANT ACCOUNTING POLICIES (Continued)
(c) Subsidiaries and non-controlling interests (Continued)

Non-controlling interests are presented in the consolidated balance sheet within equity, separately
from equity attributable to the equity shareholders of the Company. Non-controlling interests in the
results of the Group are presented on the face of the consolidated statement of profit or loss and
the consolidated statement of profit or loss and other comprehensive income as an allocation of the
total profit or loss and total comprehensive income for the year between non-controlling interests and
the equity shareholders of the Company. Loans from holders of non-controlling interests and other
contractual obligations towards these holders are presented as financial liabilities in the consolidated
balance sheet in accordance with Notes 1(0), (p) or (q) depending on the nature of the liability.

Changes in the Group’s interests in a subsidiary that do not result in a loss of control are accounted
for as equity transactions, whereby adjustments are made to the amounts of controlling and non-
controlling interests within consolidated equity to reflect the change in relative interests, but no
adjustments are made to goodwill and no gain or loss is recognized.

When the Group loses control of a subsidiary, it is accounted for as a disposal of the entire interest
in that subsidiary, with a resulting gain or loss being recognized in profit or loss. Any interest retained
in that former subsidiary at the date when control is lost is recognized at fair value and this amount is
regarded as the fair value on initial recognition of a financial asset (see Note 1(f)) or, when appropriate,
the cost on initial recognition of an investment in an associate (see Note 1(d)).

In the Company’s balance sheet, an investment in a subsidiary is stated at cost less impairment losses
(see Note 1(k)), unless the investment is classified as held for sale (or included in a disposal group that
is classified as held for sale).

(d) Associates
An associate is an entity in which the Group or Company has significant influence, but not control or
joint control, over its management, including participation in the financial and operating policy decisions.

An investment in an associate is accounted for in the consolidated financial statements under the equity
method, unless it is classified as held for sale (or included in a disposal group that is classified as held
for sale). Under the equity method, the investment is initially recorded at cost, adjusted for any excess
of the Group’s share of the acquisition-date fair values of the investee’s identifiable net assets over the
cost of the investment (if any). Thereafter, the investment is adjusted for the post acquisition change
in the Group’s share of the investee’s net assets and any impairment loss relating to the investment
(see Note 1(e) and (k)). Any acquisition-date excess over cost, the Group’s share of the post-
acquisition, post-tax results of the investees and any impairment losses for the year are recognized in
the consolidated statement of profit or loss, whereas the Group’s share of the post-acquisition post-
tax items of the investees’ other comprehensive income is recognized in the consolidated statement of
comprehensive income.
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Notes to the Financial Statements

1 SIGNIFICANT ACCOUNTING POLICIES (Continued)
(d) Associates (Continued)
When the Group’s share of losses exceeds its interest in the associate, the Group’s interest is reduced
to nil and recognition of further losses is discontinued except to the extent that the Group has incurred
legal or constructive obligations or made payments on behalf of the investee. For this purpose, the
Group’s interest is the carrying amount of the investment under the equity method together with the
Group’s long-term interests that in substance form part of the Group’s net investment in the associate.

Unrealized profits and losses resulting from transactions between the Group and its associates are
eliminated to the extent of the Group’s interest in the investee, except where unrealized losses provide
evidence of an impairment of the asset transferred, in which case they are recognized immediately in
profit or loss.

If an investment in an associate becomes an investment in a joint venture or vice versa, retained interest
is not remeasured. Instead, the investment continues to be accounted for under the equity method.

In all other cases, when the Group ceases to have significant influence over an associate, it is
accounted for as a disposal of the entire interest in that investee, with a resulting gain or loss being
recognized in profit or loss. Any interest retained in that former investee at the date when significant
influence is lost is recognized at fair value and this amount is regarded as the fair value on initial
recognition of a financial asset (see Note 1(f)).

In the Company’s balance sheet, investments in associates are stated at cost less impairment losses
(see Note 1(k)), unless classified as held for sale (or included in a disposal group that is classified as
held for sale).

(e) Goodwill
Goodwill represents the excess of

()  the aggregate of the fair value of the consideration transferred, the amount of any non-controlling
interest in the acquiree and the fair value of the Group’s previously held equity interest in the
acquiree; over

(i) the net fair value of the acquiree’s identifiable assets and liabilities measured as at the acquisition
date.

When (i) is greater than (i), then this excess is recognized immediately in profit or loss as a gain on a
bargain purchase.

Goodwill is stated at cost less accumulated impairment losses. Goodwill arising on a business
combination is allocated to each cash-generating unit, or groups of cash generating units, that is
expected to benefit from the synergies of the combination and is tested annually for impairment (see
Note 1(k)).
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Notes to the Financial Statements

1 SIGNIFICANT ACCOUNTING POLICIES (Continued)
(e) Goodwill (Continued)
On disposal of a cash generating unit during the year, any attributable amount of purchased goodwill is

included in the calculation of the profit or loss on disposal.

(f) Other investments in debt and equity securities
The Group’s and the Company’s policies for investments in debt and equity securities, other than

investments in subsidiaries and associates, are as follows:

Investments in debt and equity securities are initially stated at fair value, which is their transaction price
unless it is determined that the fair value at initial recognition differs from the transaction price and
that fair value is evidenced by a quoted price in an active market for an identical asset or liability or
based on a valuation technique that uses only data from observable markets. Cost includes attributable
transaction costs, except where indicated otherwise below. These investments are subsequently
accounted for as follows, depending on their classification:

Investments in securities held for trading are classified as current assets. Any attributable transaction
costs are recognized in profit or loss as incurred. At each balance sheet date the fair value is
remeasured, with any resultant gain or loss being recognized in profit or loss. The net gain or loss
recognized in profit or loss does not include any dividends or interest earned on these investments as
these are recognized in accordance with the policies set out in Note 1(v)(vi) and (v).

Dated debt securities that the Group and/or the Company have the positive ability and intention to
hold to maturity are classified as held-to-maturity securities. Held-to-maturity securities are stated at

amortized cost less impairment losses (see Note 1(Kk)).

Investments in securities which do not fall into any of the above categories are classified as available-
for-sale securities. At each balance sheet date the fair value is remeasured, with any resultant gain
or loss being recognized in other comprehensive income and accumulated separately in equity in the
fair value reserve. As an exception to this, investments in equity securities that do not have a quoted
price in an active market for an identical instrument and whose fair value cannot otherwise be reliably
measured are recognized in the balance sheet at cost less impairment losses (see Note 1(k)). Dividend
income from equity securities and interest income from debt securities calculated using the effective
interest method are recognized in profit or loss in accordance with the policies set out in Notes 1(v)(vi)
and (v), respectively. Foreign exchange gains and losses resulting from changes in the amortised cost
of debt securities are also recognized in profit or loss.
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Notes to the Financial Statements

1 SIGNIFICANT ACCOUNTING POLICIES (Continued)
(f) Other investments in debt and equity securities (Continued)
When the investments are derecognized or impaired (see Note 1(k)), the cumulative gain or loss
recognized in equity is reclassified to profit or loss. Investments are recognized/derecognized on the

date the Group commits to purchase/sell the investments or they expire.

(g) Derivative financial instruments
Derivative financial instruments are recognized initially at fair value. At each balance sheet date the
fair value is remeasured. The gain or loss on remeasurement to fair value is recognized immediately
in profit or loss, except where the derivatives qualify for cash flow hedge accounting or hedge the net
investment in a foreign operation, in which case recognition of any resultant gain or loss depends on
the nature of the item being hedged.

(h) Investment property
Investment properties are land and/or buildings which are owned to earn rental income and/or for
capital appreciation. These include land held for a currently undetermined future use and property that

is being constructed or developed for future use as investment property.

Investment properties are stated at fair value, unless they are still in the course of construction or
development at the balance sheet date and their fair value cannot be reliably measured at that time.
Any gain or loss arising from a change in fair value or from the retirement or disposal of investment
properties is recognized in profit or loss. Rental income from investment properties is accounted for as
described in Note 1(v)(iii).

When an own-occupied property becomes an investment property that will be carried at fair value,
any surplus at the date of such transfer between the carrying amount of the property and its fair value
is recorded in other comprehensive income and accumulated separately in equity in the property

revaluation reserve, when a deficit arises, it will be charged to profit or loss.
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Notes to the Financial Statements

1 SIGNIFICANT ACCOUNTING POLICIES (Continued)
(i) Property and equipment
Property and equipment are stated at cost less accumulated depreciation and impairment losses (see
Note 1(k)).

The cost of self-constructed items of property includes the cost of materials, direct labor, the initial
estimate, where relevant, of the costs of dismantling and removing the items and restoring the site on
which they are located, and an appropriate proportion of production overheads and borrowing costs
(see Note 1(x)).

Gains or losses arising from the retirement or disposal of an item of property and equipment are
determined as the difference between the net disposal proceeds and the carrying amount of the item

and are recognized in profit or loss on the date of retirement or disposal.

Depreciation is calculated to write off the cost of items of property and equipment, less their estimated

residual value, if any, using the straight line method over their estimated useful lives as follows:

—  Hotel properties 30-40 years
—  Office premises 20-30 years
—  Motor vehicles 5-8 years
—  Office equipment 3-5 years

Where parts of an item of property and equipment have different useful lives, the cost of the item is
allocated on a reasonable basis between the parts and each part is depreciated separately. Both the

useful life of an asset and its residual value, if any, are reviewed annually.

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

1 SIGNIFICANT ACCOUNTING POLICIES (Continued)
(k) Impairment of assets
(i) Impairment of investments in debt and equity securities and other receivables
Investments in debt and equity securities and other current and non-current receivables that are
stated at cost or amortized cost or are classified as available-for-sale securities are reviewed
at each balance sheet date to determine whether there is objective evidence of impairment.
Objective evidence of impairment includes observable data that comes to the attention of the

Group about one or more of the following loss events:

— significant financial difficulty of the debtor;

— abreach of contract, such as a default or delinquency in interest or principal payments;

— it becoming probable that the debtor will enter bankruptcy or other financial reorganisation;

— significant changes in the technological, market, economic or legal environment that have an

adverse effect on the debtor; and

— a significant or prolonged decline in the fair value of an investment in an equity instrument

below its cost.
If any such evidence exists, any impairment loss is determined and recognized as follows:

— For investments in associates accounted for under the equity method in the consolidated
financial statements (see Note 1(d)), the impairment loss is measured by comparing the
recoverable amount of the investment with its carrying amount in accordance with Note 1(k)
(i). The impairment loss is reversed if there has been a favorable change in the estimates

used to determine the recoverable amount in accordance with Note 1(K)(ii).

—  For unquoted equity securities carried at cost, the impairment loss is measured as the
difference between the carrying amount of the financial asset and the estimated future cash
flows, discounted at the current market rate of return for a similar financial asset where the
effect of discounting is material. Impairment losses for equity securities are not reversed.
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Notes to the Financial Statements

1 SIGNIFICANT ACCOUNTING POLICIES (Continued)
(k) Impairment of assets (Continued)
(i) Impairment of investments in debt and equity securities and other receivables

(Continued)

— For trade and other current receivables and other financial assets carried at amortized cost,
the impairment loss is measured as the difference between the asset’s carrying amount and
the present value of estimated future cash flows, discounted at the financial asset’s original
effective interest rate (i.e. the effective interest rate computed at initial recognition of these
assets), where the effect of discounting is material. This assessment is made collectively
where these financial assets share similar risk characteristics, such as similar past due
status, and have not been individually assessed as impaired. Future cash flows for financial
assets which are assessed for impairment collectively are based on historical loss experience

for assets with credit risk characteristics similar to the collective group.

If in a subsequent period the amount of an impairment loss decreases and the decrease can
be linked objectively to an event occurring after the impairment loss was recognized, the
impairment loss is reversed through profit or loss. A reversal of an impairment loss shall not
result in the asset’s carrying amount exceeding that which would have been determined had

no impairment loss been recognized in prior years.

— For available-for-sale securities, the cumulative loss that has been recognized in the fair
value reserve is reclassified to profit or loss. The amount of the cumulative loss that is
recognized in profit or loss is the difference between the acquisition cost (net of any principal
repayment and amortization) and current fair value, less any impairment loss on that asset

previously recognized in profit or loss.

Impairment losses recognized in profit or loss in respect of available-for-sale equity securities
are not reversed through profit or loss. Any subsequent increase in the fair value of such

assets is recognized in other comprehensive income.

Impairment losses in respect of available-for-sale debt securities are reversed if the
subsequent increase in fair value can be objectively related to an event occurring after the
impairment loss was recognized. Reversals of impairment losses in such circumstances are

recognized in profit or loss.
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1 SIGNIFICANT ACCOUNTING POLICIES (Continued)
(k) Impairment of assets (Continued)
(i) Impairment of investments in debt and equity securities and other receivables
(Continued)
Impairment losses are written off against the corresponding assets directly, except for
impairment losses recognized in respect of loans and receivables included within trade and
other receivables, whose recovery is considered doubtful but not remote. In this case, the
impairment losses for doubtful debts are recorded using an allowance account. When the
Group is satisfied that recovery is remote, the amount considered irrecoverable is written
off against loans and receivables directly and any amounts held in the allowance account
relating to that debt are reversed. Subsequent recoveries of amounts previously charged to
the allowance account are reversed against the allowance account. Other changes in the
allowance account and subsequent recoveries of amounts previously written off directly are

recognized in profit or loss.

(ii) Impairment of other assets
Internal and external sources of information are reviewed at each balance sheet date to identify
indications that property and equipment may be impaired or an impairment loss previously

recognized no longer exists or may have decreased.

If any such indication exists, the asset’s recoverable amount is estimated. In addition, for
goodwill, the recoverable amount is estimated annually, whether or not there is any indication of

impairment.

—  Calculation of recoverable amount
The recoverable amount of an asset is the greater of its fair value less costs of disposal and
value in use. In assessing value in use, the estimated future cash flows are discounted to
their present value using a pre-tax discount rate that reflects current market assessments
of the time value of money and the risks specific to the asset. Where an asset does not
generate cash inflows largely independent of those from other assets, the recoverable
amount is determined for the smallest group of assets that generates cash inflows

independently (i.e. a cash-generating unit).
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1 SIGNIFICANT ACCOUNTING POLICIES (Continued)
(k) Impairment of assets (Continued)
(i) Impairment of other assets (Continued)
—  Recognition of impairment losses
An impairment loss is recognized in profit or loss if the carrying amount of an asset, or the
cash-generating unit to which it belongs, exceeds its recoverable amount. Impairment losses
recognized in respect of cash-generating units are allocated first to reduce the carrying
amount of any goodwill allocated to the cash-generating unit (or group of units) and then to
reduce the carrying amount of the other assets in the unit (or group of units) on a pro rata
basis, except that the carrying value of an asset will not be reduced below its individual fair

value less costs of disposal (if measurable) or value in use (if determinable).

—  Reversals of impairment losses
In respect of assets other than goodwill, an impairment loss is reversed if there has been a
favorable change in the estimates used to determine the recoverable amount. An impairment

loss in respect of goodwill is not reversed.

A reversal of an impairment loss is limited to the asset’s carrying amount that would
have been determined had no impairment loss been recognized in prior years. Reversals
of impairment losses are credited to profit or loss in the year in which the reversals are
recognized.

(iii) Interim financial reporting and impairment
Under the Rules Governing the Listing of Securities on the Stock Exchange of Hong Kong Limited,
the Group is required to prepare an interim financial report in compliance with |IAS 34, Interim
financial reporting, in respect of the first six months of the financial year. At the end of the interim
period, the Group applies the same impairment testing, recognition, and reversal criteria as it

would at the end of the financial year (see Notes 1(k)(i) and (ii)).

Impairment losses recognized in an interim period in respect of goodwill, available-for-sale
equity securities and unquoted equity securities carried at cost are not reversed in a subsequent
period. This is the case even if no loss, or a smaller loss, would have been recognized had the
impairment been assessed only at the end of the financial year to which the interim period relates.
Consequently, if the fair value of an available-for-sale equity security increases in the remainder
of the annual period, or in any other period subsequently, the increase is recognized in other

comprehensive income and not profit or loss.
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1 SIGNIFICANT ACCOUNTING POLICIES (Continued)
() Land development for sale
Development cost of land development for sale comprises the aggregate cost of development,
materials and supplies, capitalized borrowing costs on related borrowing funds during the period of
development and other costs directly attributable to such land development for sale. Land development
for sale is stated at the lower of cost and net realizable value. Net realizable value takes into account
the Group’s share of proceeds derived from the sale of land development for sale by government
authorities, less costs to completion and the costs to be incurred in realizing the revenue derived from
the sale of land development for sale based on prevailing market conditions.

(m) Properties under development and completed properties held for sale
Properties under development and completed properties held for sale in respect of property
development activities are carried at the lower of cost and net realizable value. Cost and net realizable

values are determined as follows:

—  Property under development for sale
The cost of properties under development for sale comprises specifically identified cost, including
the acquisition cost of land, aggregate cost of development, materials and supplies, wages and
other direct expenses, an appropriate proportion of overheads and borrowing costs capitalized
(see Note 1(x)). Net realizable value represents the estimated selling price less estimated costs of
completion and costs to be incurred in selling the property.

— Completed property held for sale
In the case of completed properties developed by the Group, cost is determined by
apportionment of the total development costs for that development project, attributable to the
unsold properties. Net realizable value represents the estimated selling price less costs to be
incurred in selling the property.

The cost of completed properties held for sale comprises all costs of purchase, costs of

conversion and other costs incurred in bringing the properties to their present location and

condition.
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1 SIGNIFICANT ACCOUNTING POLICIES (Continued)
(n) Trade and other receivables
Trade and other receivables are initially recognized at fair value and thereafter stated at amortized
cost using the effective interest method, less allowance for impairment of doubtful debts (see Note
1(k)), except where the receivables are interest-free loans made to related parties without any fixed
repayment terms or the effect of discounting would be immaterial. In such cases, the receivables are

stated at cost less allowance for impairment of doubtful debts.

(o) Convertible loans

Convertible loans which do not contain an equity component are accounted for as follows:

At initial recognition the derivative component of the convertible loans is measured at fair value and
presented as part of derivative financial instruments (see Note 1(g)). Any excess of proceeds over
the amount initially recognized as the derivative component is recognized as the liability component.
Transaction costs that relate to the issue of the convertible loans are allocated to the liability and
derivative components in proportion to the allocation of proceeds. The portion of the transaction costs
relating to the liability component is recognized initially as part of the liability. The portion relating to the

derivative component is recognized immediately in profit or loss.

The derivative component is subsequently remeasured in accordance with Note 1(g). The liability
component is subsequently carried at amortized cost, unless it is designated at fair value through profit

or loss in accordance with Note 1(p)(ii).

If the loan is converted, the carrying amounts of the derivative and liability components are transferred
to share capital and share premium as consideration for the shares issued. If the loan is redeemed, any
difference between the amount paid and the carrying amounts of both components is recognized in
profit or loss.
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1 SIGNIFICANT ACCOUNTING POLICIES (Continued)
(p) Loans and borrowings
The Group adopted two measurement methods on loans and borrowings.

()  Loans and borrowings are recognized initially at fair value less attributable transaction costs.
Subsequent to initial recognition, loans and borrowings are stated at amortized cost with any
difference between the amount initially recognized and redemption value being recognized in profit
or loss over the period of the borrowings, together with any interest and fees payable, using the
effective interest method.

(i) Loans and borrowings are designated at fair value through profit or loss upon initial recognition

when:

— the loans and borrowings are managed, evaluated and reported internally on a fair value
basis;

— the designation eliminates or significantly reduces an accounting mismatch which would

otherwise arise;

— the loans and borrowings contains an embedded derivative that significantly modifies the
cash flows that would otherwise be required under the contract; and

— the separation of the embedded derivatives from the financial instrument is not prohibited.

Changes in the fair value are included in profit or loss in the period in which they arise. Upon
disposal or repurchase, the difference between the net sale proceeds or the net payment and the
carrying value is included in profit or loss.

(g) Trade and other payables
Trade and other payables are initially recognized at fair value. Except for financial guarantee liabilities
measured in accordance with Note 1(u)(i), trade and other payables are subsequently stated at
amortized cost unless the effect of discounting would be immaterial, in which case they are stated at
cost.
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1 SIGNIFICANT ACCOUNTING POLICIES (Continued)
(r) Cash and cash equivalents
Cash and cash equivalents comprise cash at bank and on hand, demand deposits with banks and
other financial institutions, and short-term, highly liquid investments that are readily convertible into
known amounts of cash and which are subject to an insignificant risk of changes in value, having been
within three months of maturity at acquisition.

(s) Employee benefits
(i) Short term employee benefits and contributions to defined contribution retirement plans
Salaries, annual bonuses, paid annual leave, contributions to defined contribution retirement plans
and the cost of non-monetary benefits are accrued in the year in which the associated services
are rendered by employees. Where payment or settlement is deferred and the effect would be

material, these amounts are stated at their present values.

Contributions to defined contributions retirement scheme as required under the relevant PRC laws

and regulations are charged to profit or loss when incurred.

(i) Termination benefits
Termination benefits are recognized at the earlier of when the Group can no longer withdraw
the offer of those benefits and when it recognises restructuring costs involving the payment of

termination benefits.

(t) Income tax
Income tax for the year comprises current tax and movements in deferred tax assets and liabilities.
Current tax and movements in deferred tax assets and liabilities are recognized in profit or loss except
to the extent that they relate to items recognized in other comprehensive income or directly in equity,
in which case the relevant amounts of tax are recognized in other comprehensive income or directly in

equity, respectively.

Current tax is the expected tax payable on the taxable income for the year, using tax rates enacted
or substantively enacted at the balance sheet date, and any adjustment to tax payable in respect of

previous years.

Deferred tax assets and liabilities arise from deductible and taxable temporary differences respectively,
being the differences between the carrying amounts of assets and liabilities for financial reporting
purposes and their tax bases. Deferred tax assets also arise from unused tax losses and unused tax

credits.
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1 SIGNIFICANT ACCOUNTING POLICIES (Continued)
(t) Income tax (Continued)
Apart from certain limited exceptions, all deferred tax liabilities, and all deferred tax assets to the extent
that it is probable that future taxable profits will be available against which the asset can be utilized,
are recognized. Future taxable profits that may support the recognition of deferred tax assets arising
from deductible temporary differences include those that will arise from the reversal of existing taxable
temporary differences, provided those differences relate to the same taxation authority and the same
taxable entity, and are expected to reverse either in the same period as the expected reversal of the
deductible temporary difference or in periods into which a tax loss arising from the deferred tax asset
can be carried back or forward. The same criteria are adopted when determining whether existing
taxable temporary differences support the recognition of deferred tax assets arising from unused tax
losses and credits, that is, those differences are taken into account if they relate to the same taxation
authority and the same taxable entity, and are expected to reverse in a period, or periods, in which the

tax loss or credit can be utilized.

The limited exceptions to recognition of deferred tax assets and liabilities are the initial recognition
of assets or liabilities that affect neither accounting nor taxable profit (provided they are not part of a
business combination), and temporary differences relating to investments in subsidiaries to the extent
that, in the case of taxable differences, the Group controls the timing of the reversal and it is probable
that the differences will not reverse in the foreseeable future, or in the case of deductible differences,
unless it is probable that they will reverse in the future.

Where investment properties are carried at their fair value in accordance with the accounting policy
set out in Note 1(h), the amount of deferred tax recognized is measured using the tax rates that
would apply on sales of those assets at their carrying value at the reporting date unless the property
is depreciable and is held within a business model whose objective is to consume substantially all of
the economic benefits embodied in the property over time, rather than through sale. In all other cases,
the amount of deferred tax recognized is measured based on the expected manner of realization or
settlement of the carrying amount of the assets and liabilities, using tax rates enacted or substantively
enacted at the balance sheet date. Deferred tax assets and liabilities are not discounted.

The carrying amount of a deferred tax asset is reviewed at each balance sheet date and is reduced to
the extent that it is no longer probable that sufficient taxable profits will be available to allow the related
tax benefit to be utilized. Any such reduction is reversed to the extent that it becomes probable that

sufficient taxable profits will be available.
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1 SIGNIFICANT ACCOUNTING POLICIES (Continued)
(t) Income tax (Continued)
Additional income taxes that arise from the distribution of dividends are recognized when the liability to

pay the related dividends is recognized.

Current tax balances and deferred tax balances, and movements therein, are presented separately from
each other and are not offset. Current tax assets are offset against current tax liabilities, and deferred
tax assets against deferred tax liabilities, if the Company or the Group has the legally enforceable right
to set off current tax assets against current tax liabilities and the following additional conditions are met:

— in the case of current tax assets and liabilities, the Company or the Group intends either to settle
on a net basis, or to realize the asset and settle the liability simultaneously; or

— in the case of deferred tax assets and liabilities, if they relate to income taxes levied by the same
taxation authority on either:

— the same taxable entity; or
— different taxable entities, which, in each future period in which significant amounts of
deferred tax liabilities or assets are expected to be settled or recovered, intend to realize

the current tax assets and settle the current tax liabilities on a net basis or realize and settle

simultaneously.
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1 SIGNIFICANT ACCOUNTING POLICIES (Continued)
(u) Financial guarantees issued, provisions and contingent liabilities
(i)  Financial guarantees issued
Financial guarantees are contracts that require the issuer (i.e. the guarantor) to make specified
payments to reimburse the beneficiary of the guarantee (the “holder”) for a loss the holder incurs
because a specified debtor fails to make payment when due in accordance with the terms of a
debt instrument.

Where the Group issues a financial guarantee, the fair value of the guarantee is initially recognized
as deferred income within trade and other payables. The fair value of financial guarantees issued
at the time of issuance is determined by reference to fees charged in an arm’s length transaction
for similar services, when such information is obtainable, or is otherwise estimated by reference to
interest rate differentials, by comparing the actual rates charged by lenders when the guarantee is
made available with the estimated rates that lenders would have charged, had the guarantees not
been available, where reliable estimates of such information can be made. Where consideration
is received or receivable for the issuance of the guarantee, the consideration is recognized
in accordance with the Group’s policies applicable to that category of asset. Where no such
consideration is received or receivable, an immediate expense is recognized in profit or loss on

initial recognition of any deferred income.

The amount of the guarantee initially recognized as deferred income is amortized in profit or loss
over the term of the guarantee as income from financial guarantees issued. In addition, provisions
are recognized in accordance with Note 1(u)(iii) if and when (i) it becomes probable that the holder
of the guarantee will call upon the Group under the guarantee, and (ii) the amount of that claim
on the Group is expected to exceed the amount currently carried in trade and other payables in

respect of that guarantee i.e. the amount initially recognized, less accumulated amortization.

(ij) Contingent liabilities assumed in business combinations
Contingent liabilities assumed in a business combination which are present obligations at the date
of acquisition are initially recognized at fair value, provided the fair value can be reliably measured.
After their initial recognition at fair value, such contingent liabilities are recognized at the higher of
the amount initially recognized, less accumulated amortization where appropriate, and the amount
that would be determined in accordance with Note 1(u)(iii). Contingent liabilities assumed in a
business combination that cannot be reliably fair valued or were not present obligations at the

date of acquisition are disclosed in accordance with Note 1 (u)(iii).
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1 SIGNIFICANT ACCOUNTING POLICIES (Continued)
(u) Financial guarantees issued, provisions and contingent liabilities (Continued)
(iiij) Other provisions and contingent liabilities
Provisions are recognized for other liabilities of uncertain timing or amount when the Group or the
Company has a legal or constructive obligation arising as a result of a past event, it is probable
that an outflow of economic benefits will be required to settle the obligation and a reliable estimate
can be made. Where the time value of money is material, provisions are stated at the present
value of the expenditure expected to settle the obligation.

Where it is not probable that an outflow of economic benefits will be required, or the amount
cannot be estimated reliably, the obligation is disclosed as a contingent liability, unless the
probability of outflow of economic benefits is remote. Possible obligations, whose existence will
only be confirmed by the occurrence or non-occurrence of one or more future events are also
disclosed as contingent liabilities unless the probability of outflow of economic benefits is remote.

(v) Revenue recognition
Revenue is measured at the fair value of the consideration received or receivable. Provided it is
probable that the economic benefits will flow to the Group and the revenue and costs, if applicable, can
be measured reliably, revenue is recognized in profit or loss as follows:

(i) Sale of properties
Revenue arising from the sale of properties held for sale is recognized in profit or loss when
the significant risks and rewards of ownership have been transferred to the buyers. The Group
considers that the significant risks and rewards of ownership are transferred when the properties
are completed and delivered to the buyers. Revenue from sales of properties excludes business
tax and is after deduction of any trade discounts. Deposits and instalments received on properties
sold prior to the date of revenue recognition are included in the balance sheets as sales deposits.

(ii) Revenue from land development for sale
Revenue from land development for sale is recognized upon the transfer of risks and rewards in
connection with the land development for sale and when the amount of revenue can be measured
reliably, which occurs upon the completion of related works as well as the sale of land.

(iii) Rental income from operating leases
Rental income receivable under operating leases is recognized in profit or loss in equal
instalments over the periods covered by the lease term, except where an alternative basis is more
representative of the pattern of benefits to be derived from the use of the leased asset. Rental
income from operating leases excludes business tax. Lease incentives granted are recognized
in profit or loss as an integral part of the aggregate net lease payments receivable. Contingent
rentals are recognized as income in the accounting period in which they are earned.
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1 SIGNIFICANT ACCOUNTING POLICIES (Continued)
(v) Revenue recognition (Continued)
(iv) Property management and hotel operation income
Property management and hotel operation income is recognized over the periods in which the
services management are rendered. Property management and hotel operation income excludes

business tax.

(v) Interest income
Interest income is recognized as it accrues using the effective interest method.

(vi) Dividends
Dividend income from investments is recognized when the shareholder’s right to receive payment

is established.

(w) Translation of foreign currencies
Foreign currency transactions during the year are translated at the foreign exchange rates ruling at the
transaction dates. Monetary assets and liabilities denominated in foreign currencies are translated at the
foreign exchange rates ruling at the balance sheet date. Exchange gains and losses are recognized in

profit or loss.

Non-monetary assets and liabilities that are measured in terms of historical cost in a foreign currency
are translated using the foreign exchange rates ruling at the transaction dates. Non-monetary assets
and liabilities denominated in foreign currencies that are stated at fair value are translated using the
foreign exchange rates ruling at the dates the fair value was measured.

The results of foreign operations are translated into RMB at the exchange rates approximating the
foreign exchange rates ruling at the dates of the transactions. Balance sheet items are translated
into RMB at the closing foreign exchange rates at the balance sheet dates. The resulting exchange
differences are recognized in other comprehensive income and accumulated separately in equity in the

exchange reserve.
On disposal of a foreign operation, the cumulative amount of the exchange differences relating to

that foreign operation is reclassified from equity to profit or loss when the profit or loss on disposal is

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

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

asset for its intended use or sale are interrupted or complete.

(y) Related parties
(@) A person, or a close member of that person’s family, is related to the Group if that person:

() has control or joint control over the Group;

(i) has significant influence over the Group; or

(i) is a member of the key management personnel of the Group or the Group’s parent.
(b)  An entity is related to the Group if any of the following conditions applies:

(i)  The entity and the Group are members of the same group (which means that each parent,
subsidiary and entities controlled by the controlling shareholders is related to the others).

(i) One entity is an associate or joint venture of the other entity (or an associate or joint venture
of a member of a group of which the other entity is a member).

(i) Both entities are joint ventures of the same third party.

(iv) One entity is a joint venture of a third entity and the other entity is an associate of the third
entity.

(v)  The entity is a post-employment benefit plan for the benefit of employees of either the Group
or an entity related to the Group.

(vi)  The entity is controlled or jointly controlled by a person identified in (a).

(vii) A person identified in (a)(i) has significant influence over the entity or is a member of the key
management personnel of the entity (or of a parent of the entity).

Close members of the family of a person are those family members who may be expected to influence,
or be influenced by, that person in their dealings with the entity.
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1 SIGNIFICANT ACCOUNTING POLICIES (Continued)

(z) Segment reporting

Operating segments, and the amounts of each segment item reported in the financial statements,

are identified from the financial information provided regularly to the Group’s most senior executive

management for the purposes of allocating resources to, and assessing the performance of, the

Group’s various lines of business and geographical locations.

Individually material operating segments are not aggregated for financial reporting purposes unless the

segments have similar economic characteristics and are similar in respect of the nature of products

and services, the nature of production processes, the type or class of customers, the methods used to

distribute the products or provide the services, and the nature of the regulatory environment. Operating

segments which are not individually material may be aggregated if they share a majority of these

criteria.

2 REVENUE

The principal activities of the Group are property and land development, property investment and property

management and hotel operation. Revenue represents sale of properties, rental income from investment

properties and property management and hotel operation income, net of business tax, analyzed as follows:

2013 2012
RMB’000 RMB’000
Sale of properties 5,526,302 4,273,433
Rental income from investment properties 77,107 40,799
Property management and hotel operation income 165,975 140,378
5,769,384 4,454,610

3 OTHER INCOME
2013 2012
RMB’000 RMB’000
Penalty and compensation income 20,257 3,773
Others 7,510 3,342
27,767 7,115
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4 PROFIT BEFORE TAXATION
Profit before taxation is arrived at after charging/(crediting):

(@) Financial income and financial expenses

2013 2012
Note RMB’000 RMB’000

Financial income
Interest income (39,001) (29,470)

Dividend income and disposal gains on

available-for-sale investment (3,498) (3,081)
Net foreign exchange gain (1,968) —
(44,467) (32,551)

Financial expenses
Interest on loans and borrowings wholly repayable

within five years 988,460 682,803
Interest on other loans and borrowings 21,426 32,744

Total interest expense on loans and borrowings
measured at amortized cost 1,009,886 715,547

Less: Interest expense capitalized into
land development for sale,
properties under development and

investment properties under construction (i) (859,175) (5685,865)

150,711 129,682

Net change in fair value of the loans

from Riverside (Note 21(a)) (i) 53,721 208,926

Net change in fair value of the loans from Hangzhou
Industrial and Commerce Trust (Note 21(b)) 22,285 —
Bank charges and others 6,161 4,751
232,878 343,359
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4 PROFIT BEFORE TAXATION (Continued)

Notes:
(i) The borrowing costs were capitalized at a rate of 6.15% — 20.00% per annum (2012: 6.05% — 20.00%).

(i) Net change in fair value of the loans for Riverside was comprised of fair value adjustment charged to profit or loss, de-recognition

and credited to profit or loss and recognition and charged to profit or loss, disclosed as follows:

2013 2012

RMB’000 RMB’000

Fair value adjustment charged to profit or loss 97,986 —
De-recognition and credited to profit or loss (672,583) (824,549)
Recognition and charged to profit or loss 628,318 1,033,475
53,721 208,926

(b) Staff costs

2013 2012
RMB’000 RMB’000
Contributions to defined contribution retirement plan 25,752 17,416
Salaries, wages and other benefits 305,499 239,633
331,251 257,049
(c) Otheritems
2013 2012
RMB’000 RMB’000
Depreciation 40,181 28,172
Auditors’ remuneration

— Audit services 4,072 1,379
— Tax services 445 261
Net loss on disposal of property and equipment 290 350
Operating lease charges in respect of properties 20,538 20,062

Rental receivable from investment properties less
direct outgoing of RMB nil (77,107) (40,799)
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5 INCOME TAX IN THE CONSOLIDATED STATEMENTS OF COMPREHENSIVE INCOME

(a)

(b)

Income tax in the consolidated statements of profit or loss represents:

2013 2012
Note RMB’000 RMB’000

Provision for the year

— PRC Corporate Income Tax 258,699 301,763
— Land Appreciation Tax 110,468 110,205
Deferred tax 15(b) 115,051 (42,084)
484,218 369,884

Pursuant to the rules and regulations of the Cayman Islands and the British Virgin Island (the “BVI”), the
Company and its subsidiaries incorporated in the Cayman Islands and the BVI, are not subject to any
income tax.

In accordance with the Corporate Income Tax Law of the PRC, the income tax rate applicable to the
Company’s subsidiaries in the PRC is 25%.

In accordance with the Land Appreciation Tax Law of the PRC, Land Appreciation Tax is levied at
the properties developed by the Group for sale in the PRC. Land Appreciation Tax is charged on the
appreciated amount at progressive rates ranged from 30% to 60%, except for certain projects which
are charged on the contract revenue of properties sold or pre-sold at different rates ranged from 5% to
7% based on types of properties.

Reconciliation between tax expense and accounting profit at applicable tax rates:

2013 2012
RMB’000 RMB’000

Profit before taxation 1,115,060 754,178

National tax at profit before taxation, calculated at

the tax rate of 25% 278,765 188,545
Tax effect of Land Appreciation Tax deductible for

PRC Corporate Income Tax (27,617) (27,551)
Tax effect of unused tax losses not recognized 76,362 17,838
Effect of differential tax rate on loss 6,212 4,840
Tax effect of share of profits less losses of associates (7,019) (5,765)
Tax effect of non-deductible expenses 47,047 81,772
Provision for Land Appreciation Tax 110,468 110,205
Actual tax expense 484,218 369,884
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6 DIRECTORS’ REMUNERATION
Details of directors’ remuneration are as follows:

Salaries,
allowances Retirement
and benefits Discretionary scheme
in kind bonuses  contributions Total
RMB’000 RMB’000 RMB’000 RMB’000
Year ended 31 December 2013
Chairman:
Mr. Yi Xiaodi 1,467 1,612 41 3,120
Executive director:
Mr. Fan Xiaochong 1,435 1,567 41 3,043
Non-executive directors:
Mrs. Fan Xiaohua 590 141 - 731
Mr. Gagnon Joseph Raymond - - - —
3,492 3,320 82 6,894

Salaries,
allowances
and benefits
in kind
RMB’000

Year ended 31 December 2012

Discretionary

bonuses
RMB’000

Retirement
scheme
contributions
RMB’000

Total
RMB’000

Chairman:

Mr. Yi Xiaodi 1,186 892 24 2,102
Executive director:

Mr. Fan Xiaochong 1,130 857 24 2,011
Non-executive directors:

Mrs. Fan Xiaohua 1,016 — — 1,016

Mr. Gagnon Joseph Raymond — — — —

3,332 1,749 48 5,129
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INDIVIDUALS WITH HIGHEST EMOLUMENTS
Of the five individuals with the highest emoluments, two (2012: two) are directors whose emoluments are
disclosed in Note 6. The aggregate of the emoluments in respect of the other three (2012: three) individuals

are as follows:

2013 2012
RMB’000 RMB’000

Salaries and other emoluments 2,609 3,375
Discretionary bonuses 5,017 2,730
Retirement scheme contributions 79 50

7,705 6,155

The emoluments of the three (2012: three) individuals with the highest emoluments are within the following

bands:
2013 2012
RMB’000 RMB’000
HKD2,000,001 to HKD2,500,000 - 2
HKD2,500,001 to HKD3,000,000 2 1
HKD3,500,001 to HKD4,000,000 1 —

PROFIT ATTRIBUTABLE TO EQUITY SHAREHOLDERS OF THE COMPANY

The consolidated profit attributable to equity shareholders of the Company includes a loss of
RMB128,709,000 (2012: RMB274,813,000) which has been dealt with in the financial statements of the
Company.

s
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9 EARNINGS PER SHARE
The calculation of basic earnings per share is based on the profit attributable to equity shareholders of
the Company of RMB672,050,000 (2012: RMB300,909,000) and the weighted average of 1,386,715,012
ordinary shares (2012: 1,386,715,012 shares) after adjusting for the share split and capitalisation issue in

2014, calculated as follows:

-] 2013 2012

Weighted average number of ordinary shares:

Issued ordinary shares at 1 January 50,000 50,000
Effect of share split (Note 33(b)(i)) 38,950,000 38,950,000
Effect of capitalisation issue (Note 33(b)(iv)) 1,347,715,012 1,347,715,012
Weighted average number of ordinary shares at 31 December 1,386,715,012 1,386,715,012

There was no difference between basic and diluted earnings per share as there were no dilutive potential
shares outstanding during the years ended 31 December 2013 and 2012.

10 SEGMENT REPORTING
The Group manages its businesses based on its products and services, which are divided into property
development that comprises mixed-use business complexes projects and multi-functional residential
communities, investment properties, and property management and hotel operation. In a manner consistent
with the way in which information is reported internally to the Group’s most senior executive management for
the purposes of resources allocation and performance assessment, the Group has presented the following
four reportable segments:

(@) the mixed-use business complexes segment that develops and sells business complex products;

(b)  the multi-functional residential communities segment that develops and sells residential properties and
develops land;

(c) investment properties segment that leases offices, commercial premises and hotels; and

(d) the property management and hotel operation segment that provides property management service
and hotel accommodation services.

No operating segments have been aggregated to form the above reportable segments.
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10 SEGMENT REPORTING (Continued)
(@) Segment results, assets and liabilities
For the purposes of assessing segment performance and allocating resources between segments, the
Group’s senior executive management monitors the results, assets and liabilities attributable to each

reportable segment on the following bases:

Segment assets and liabilities include all non-current assets and liabilities and current assets and

liabilities with the exception of unallocated head office and corporate assets and liabilities.

Revenue and expenses are allocated to the reportable segments with reference to sales generated
by those segments and the expenses incurred by those segments or which otherwise arise from the
depreciation of assets attributable to those segments. Head office and corporate expenses are not

allocated to individual segments.

Segment profit represents the profit after taxation generated by individual segments.

Inter-segment sales are priced with reference to prices charged to external parties for similar orders.
Management is provided with segment information concerning revenue, cost of sales, valuation
gains on investment properties, net operating expenses, financial income, financial expenses, income

tax, depreciation, additions on investment properties and property and equipment, and loans and

borrowings.
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10 SEGMENT REPORTING (Continued)
(@) Segment results, assets and liabilities (Continued)
Information regarding the Group’s reportable segments as provided to the Group’s most senior
executive management for purposes of resources allocation and assessment of segment performance
for the years ended 31 December 2013 and 2012 is set out below:

Year ended 31 December 2013

Multi- Property

Mixed-use functional management

business residential Investment and hotel
complexes communities properties operation Total

RMB’000 RMB’000 RMB’000 RMB’000 RMB’000

Reportable segment revenue 867,325 4,658,977 77,107 210,458 5,813,867
Cost of sales (566,310) (3,433,735) - (162,793) (4,162,838)
Reportable segment gross profit 301,015 1,225,242 77,107 47,665 1,651,029
Valuation gains on investment properties - - 243,454 - 243,454
Net operating expenses (72,081) (405,617) (32,710) (64,883) (575,291)
Financial income 11,100 11,062 8 125 22,295
Financial expenses (39,309) (31,767) (960) (19,588) (91,624)

Reportable segment profit/(loss)

before taxation 200,725 798,920 286,899 (36,681) 1,249,863
Income tax (118,109) (313,866) (69,171) (431) (501,577)
Reportable segment profit/(loss) 82,616 485,054 217,728 (37,112) 748,286
Depreciation 2,013 7,758 387 29,561 39,719

Additions on investment properties and
property and equipment 353 10,918 150,343 19,089 180,703

At 31 December 2013

Multi- Property

Mixed-use functional management

business residential  Investment and hotel
complexes communities properties operation Total

RMB’000 RMB’000 RMB’000 RMB’000 RMB’000

Loans and borrowings 3,246,718 6,024,038 37,999 - 9,308,755
Reportable segment assets 9,522,503 19,735,889 4,535,930 892,557 34,686,879
Reportable segment liabilities 10,246,021 16,878,657 388,221 552,962 28,065,861
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10 SEGMENT REPORTING (Continued)
(@) Segment results, assets and liabilities (Continued)
Year ended 31 December 2012
Multi- Property

Mixed-use functional management

business residential Investment and hotel
complexes  communities properties operation Total
RMB’000 RMB’000 RMB’000 RMB’000 RMB’000

Reportable segment revenue 934,534 3,338,899 40,799 180,942 4,495,174
Cost of sales (547,901) (2,370,222) - (162,236) (3,080,359)
Reportable segment gross profit 386,633 968,677 40,799 18,706 1,414,815
Valuation gains on investment properties — — 139,329 — 139,329
Net operating expenses (120,041) (383,379) (1,741) (42,631) (647,792)
Financial income 1,634 9,878 5 120 11,637
Financial expenses (462) (16,294) (7) (1,083) (17,846)

Reportable segment profit/(loss)

before taxation 267,664 578,882 178,385 (24,888) 1,000,043
Income tax (33,373) (279,083) (62,479) (1,394) (376,329)
Reportable segment profit/(loss) 234,291 299,799 115,906 (26,282) 623,714
Depreciation 1,273 8,522 438 15,821 26,054

Additions on investment properties and
property and equipment 415 7,359 141,566 24,064 173,404

At 31 December 2012
Multi- Property

Mixed-use functional management

business residential Investment and hotel
complexes  communities properties operation Total
RMB’000 RMB’000 RMB’000 RMB’000 RMB’000

Loans and borrowings 339,585 6,452,568 — — 6,792,153
Reportable segment assets 5,772,858 14,885,293 3,627,625 515,841 24,801,617
Reportable segment liabilities 5,676,217 12,673,440 401,141 380,864 19,031,662
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10 SEGMENT REPORTING (Continued)

(b)

(c)

Reconciliations of reportable segment revenue, profit or loss, assets and liabilities

2013 2012

RMB’000 RMB’000
Revenue
Reportable segment revenue 5,813,867 4,495,174
Elimination of intra-group revenue (44,483) (40,564)
Consolidated revenue 5,769,384 4,454,610
Profit
Reportable segment profit 748,286 623,714
Elimination of intra-group profit (29,608) (18,591)
Unallocated head office and corporate expenses (87,836) (225,829)
Consolidated profit 630,842 384,294
Loans and borrowings
Reportable segment loans and borrowings 9,308,755 6,792,153
Unallocated head office and corporate loans and borrowings 4,493,282 3,402,299
Consolidated loans and borrowings 13,802,037 10,194,452
Assets
Reportable segment assets 34,686,879 24,801,617
Elimination of intra-group balances (15,342,383) (9,643,086)
Unallocated head office and corporate assets 8,558,250 7,351,421
Consolidated total assets 27,902,746 22,509,952
Liabilities
Reportable segment liabilities 28,065,861 19,031,662
Elimination of intra-group balances (15,239,988) (6,815,276)
Unallocated head office and corporate liabilities 12,325,480 8,453,405
Consolidated total liabilities 25,151,353 20,669,791

Geographical information

All of the Group’s operations are located in the PRC, therefore no geographical segment reporting is

presented.
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11 PROPERTY AND EQUIPMENT — THE GROUP

Construction Hotel Office Motor Office

in progress  properties premises vehicles equipment Total
RMB’000 RMB’000 RMB’000 RMB’000 RMB’000 RMB’000

Cost:

At 1 January 2012 — 355,511 91,384 34,202 47,874 528,971

Additions — 22,555 3,961 2,982 4,892 34,390

Disposals - — - (2,730) (2,227) (4,957)
AS1December20t2 - 978066 95345 34454 50539 558404

At 1 January 2013 - 378,066 95,345 34,454 50,539 558,404

Transfer from properties under
development and completed

properties held for sale 10,016 - - - - 10,016
Acquisition of a subsidiary (Note 29) - 240,651 53,578 1,497 4,169 299,895
Additions 4,568 17,790 2,925 2,640 5,652 33,575
Transfer from construction in progress (14,584) — 14,584 — — -
Disposals - - (1,948) (814) (2,678) (5,440)
At 31 December 2013 - 636,507 164,484 37,777 57,682 896,450

Accumulated depreciation:

At 1 January 2012 — 4,447 24,991 17,134 24,788 71,360
Charge for the year — 13,977 2,175 4,114 7,906 28,172
Written back on disposals - — — (1,919) (1,520) (3,439)
M3 December2012 = 18424 27166 19329 31,174 96093
At 1 January 2013 - 18,424 27,166 19,329 31,174 96,093
Charge for the year - 21,815 5,490 4,937 7,939 40,181
Written back on disposals - - (265) (599) (2,305) (3,169)
At 31 December 2013 - 40,239 32,391 23,667 36,808 133,105

Net book value:
At 31 December 2012 - 359,642 68,179 15,125 19,365 462,311

At 31 December 2013

596,268 132,093 14,110 20,874 763,345
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11 PROPERTY AND EQUIPMENT — THE GROUP (Continued)
(@) The analysis of net book value of properties
The net book values of hotel properties and office premises in aggregate of RMB728,361,000 as at 31
December 2013 (2012: 427,821,000), were under medium-term leases in the PRC.

(b) Certain portion of the Group’s construction in progress and hotel properties were pledged against the
loans and borrowings, details are set out on Note 21(g).

(c) As at 31 December 2013, the Group had not obtained ownership certificates for certain office premises
and hotel properties with aggregate carrying value of RMB82,334,000 (2012: RMB39,237,000). The
directors are of the opinion that the Group is entitled to lawfully occupy or use these properties.

12 INVESTMENT PROPERTIES — THE GROUP

Properties
under Completed

construction properties Total

RMB’000 RMB’000 RMB’000

At 1 January 2012 416,800 2,771,459 3,188,259
Additions 141,180 — 141,180
Transfer to completed properties (272,062) 272,062 —
Valuation gains on investment properties for the year 24,898 114,431 139,329

At31December2012 310816 3157952 3468768

At 1 January 2013 310,816 3,157,952 3,468,768
Additions 63,337 85,693 149,030
Acquisition of a subsidiary (Note 29) — 531,320 531,320
Transfer to completed properties (318,622) 318,622 -
Valuation gains on investment properties for the year 68,869 174,585 243,454
At 31 December 2013 124,400 4,268,172 4,392,572
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12 INVESTMENT PROPERTIES — THE GROUP (Continued)

(@) Fair value measurement of properties

0]

Fair value hierarchy

The following table presents the fair value of the Group’s investment properties measured at
each balance sheet date on a recurring basis, categorised into the three-level fair value hierarchy
as defined in IFRS 13, Fair value measurement. The level into which a fair value measurement is
classified is determined with reference to the observability and significance of the inputs used in
the valuation technique as follows:

o Level 1 valuations: Fair value measured using only Level 1 inputs i.e. unadjusted quoted

prices in active markets for identical assets or liabilities at the measurement date

° Level 2 valuations: Fair value measured using Level 2 inputs i.e. observable inputs which
fail to meet Level 1, and not using significant unobservable inputs. Unobservable inputs are
inputs for which market data are not available

° Level 3 valuations: Fair value measured using significant unobservable inputs

Fair value measurements as at

31 December 2013 categorised into

Fair value

at

31 December
2013 Level 1 Level 2 Level 3
RMB’000 RMB’000 RMB’000 RMB’000

Recurring fair value measurement

Investment properties:
— Commercial-Mainland China 4,392,572 — — 4,392,572

During the year ended 31 December 2013, there were no transfers between Level 1 and Level 2,
or transfers into or out of Level 3. The Group’s policy is to recognise transfers between levels of

fair value hierarchy as at the end of the reporting period in which they occur.
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12

INVESTMENT PROPERTIES — THE GROUP (Continued)

(a)

Fair value measurement of properties (Continued)

0]

(ii)

Fair value hierarchy (Continued)

All of the Group’s completed investment properties and investment properties under construction
were revalued as at 31 December 2013. The valuations were carried out by CB Richard Ellis
Ltd. (“CBRE”), a firm of independent qualified valuers in Hong Kong with recent experience in the
location and category of properties being valued. The Group’s finance manager and the chief
financial officer have discussion with the surveyors on the valuation assumptions and valuation
results when the valuation is performed at each interim and annual reporting date.

Information about Level 3 fair value measurements
Valuation Significant Weighted

techniques unobservable inputs average

Completed Direct comparison Market unit sale price 6,340-63,830 26,569
investment properties approach, and (RMB/sg.m.)

Income capitalization ~ Capitalisation rate 2.33%-14.18% 4.56%

approach Market monthly rent rate 15-430 126
(RMB/sg.m.)

Investment properties Direct comparison Market unit sale price 9,000-18,000 16,268
under construction approach (RMB/sg.m.)

The fair values of completed investment properties is determined using an open market value
basis with reference to comparable sales transactions as identified in the relevant markets, and
where, appropriate, taking into account the fair market valuations using the income capitalization
approach. The fair value measurement is positively correlated to the market monthly rent rate,

market unit sale price, and negatively correlated to the capitalization rate.

The investment properties under construction have been valued on the basis that the properties
will be constructed and completed in accordance with the relevant development plans. The
valuation were performed by CBRE by using the direct comparison approach which is commonly
used in valuating development sites by establishing the market value of the properties on an “as-if”
completed basis with appropriate deductions on construction costs, professional fees and interest
payments to be incurred as at the valuation date as well as developer’s profits. The fair value
measurement is positively correlated to the market unit sale price.
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12 INVESTMENT PROPERTIES — THE GROUP (Continued)
(@) Fair value measurement of properties (Continued)
(iij) Information about Level 3 fair value measurements (Continued)
The gain/(loss) on disposal of investment properties and changes in fair value of investment
properties are presented in “other income” and “valuation gains on investment properties” in the
consolidated statements of comprehensive income, respectively.

(b) The investment properties were under medium-term leases in the PRC.

(c) Certain investment properties of the Group were pledged against the loans and borrowings, details are
set out in Note 21(g).

(d) As at 31 December 2013, the Group had not obtained ownership certificates for certain completed
investment properties with aggregate carrying value of RMB370,844,000 (2012: RMB784,108,000).
The directors are of the opinion that the Group is entitled to lawfully occupy or use these properties.

(e) Completed investment properties with carrying value of RMB81,130,000 of the Group, as at 31
December 2013 (2012: RMB77,303,000), were pledged with bank to secure banking facilities of a

related party, details are set out in Note 28(d).
Completed investment properties with carrying value of RMB63,611,000 of the Group, as at 31

December 2013 (2012: RMB60,263,000), were pledged with banks to secure banking facilities of a
third party of the Group. The pledge period ranged 3 years.
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13 INVESTMENTS IN SUBSIDIARIES — THE COMPANY

2013 2012
RMB’000 RMB’000

Unlisted shares, at cost 55,276 55,276

As at 31 December 2013, the Company had direct or indirect interests in the following subsidiaries, all of
which are private companies and the Company has the power to govern, particulars of which are set out

below:

Place and
date of Issued and Attributable

incorporation/ paid-in capital/ equity interest

Name of company (Note (i)) establishment registered capital Direct Indirect Principal activities

1 Sunmode Limited the BVI USD50,000 100% —  Investment holding
(“Sunmode”) 18 January 2007
HERRATA

2 Guangxi Vantone Real Estate Guangxi Province, RMB192,525,900 - 100%  Property development
Co., Ltd. (“Guangxi Vantone”) the PRC
EREREHERRAR" 2 March 1994

3 Sunshine 100 Real Estate Group  Beijing, RMB80,000,000 - 100%  Investment holding
Co., Ltd. (“Sunshine 100 Group”) ~ the PRC
BrEREEXSEERAR" 19 April 2001

4 Beijing Century Chengjing Beijing, RMB10,000,000 = 100%  Investment holding
Investment Co., Ltd. the PRC
(“Beijing Century”) 19 February 2008

EREERSREBRAR

5) Beijing Sunshine 100 Assets Beijing, RMB10,000,000 = 100%  Investment holding
Operation Co., Ltd. the PRC
(“Beijing Asset Operation”) 25 July 2008

IRBEEREEREERDA!
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13 INVESTMENTS IN SUBSIDIARIES — THE COMPANY (Continued)
Place and
date of Issued and Attributable

incorporation/ paid-in capital/ equity interest

Name of company (Note (i) establishment registered capital Direct Indirect Principal activities

6 Beijing Sunshine 100 Property Beijing, RMB3,000,000 - 100%  Property management
Services Co., Ltd. (‘Beijing the PRC
Sunshine 100 Property Services”) 24 June 2003
EREREEMERBERAF

7 Beijing Sunshine Star International  Beijing, RMB1,000,000 - 100%  Investment holding
Management Consulting Co., Ltd.  the PRC
(“Beijing Sunshine Star”) 12 December 2005
TRBt BB ERHR
BRRA"

8 Beijing Yibang Real Estate Beijing, RMB50,000,000 - 100%  Dormant
Development Co., Ltd. the PRC
(“Beijing Yibang”) 23 January 2002

ERaEAFEHEREERAA

9 Chongaing Sunshine 100 Property  Chongging, RMB6,000,000 — 100%  Property management
Services Co., Ltd. (“Chongqing the PRC
Sunshine 100 Property Services”) 25 March 2004
ERGREENERBERAF

10 Chongaing Yuneng 100 Real Estate  Chongaing, RMB100,000,000 - 100%  Property development
Development Co., Ltd. the PRC Notes (i), (vi), (x)
(“Chongging Yuneng 100”) 28 January 2000

BB SRR HEREERAR

1 Luen Thai (Qing Yuan) Real Estate ~ Guangdong Province, HKD53,500,000 = 55%  Property development
Co., Ltd. (“Luen Thai (Qing Yuan)’)  the PRC
HR(BR)BHERRAR" 15 January 2004

12 Gold Leader (Qing Yuan) Properties  Guangdong Province, HKD25,200,000/ = 55%  Property development
Limited (“Gold Leader (Qing Yuan)”) the PRC HKD168,000,000
EREBEREEERAR 23 September 2008
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13

INVESTMENTS IN SUBSIDIARIES — THE COMPANY (Continued)

Name of company (Note (i)

Qing Yuan Delun Properties Limited

(“Qing Yuan Delun”)

BREREXBRAA"

Qing Yuan Liantou Properties

Limited (“Qing Yuan Liantou

Properties”)

BRBREXBRAF"

Qingyuan Weitai Properties Ltd.

(“Qingyuan Weitai")

BRRFEXBRAA"

Rich Hope (QY) Properties Ltd.

(“Rich Hope (QY)")

BR(FREXERAR

Guangxi Sunshine 100 Asset

Management Co., Ltd.

(“Guangxi Sunshine 100”)
BEGHEREEERARAR

Guilin Pingle Sunshine 100 Real
Estate Investment Co., Ltd.
(“Guilin Pingle Sunshine 100”)
BRI ERELERAT

Guilin Pingle Sunshine 100

Nonglinye Co., Ltd.
(“Guilin Nonglinye”)

ENFEREAEREERAR

Place and
date of
incorporation/

establishment

Guangdong Province,
the PRC
23 September 2008

Guangdong Province,
the PRC
23 September 2008

Guangdong Province,
the PRC
23 September 2008

Guangdong Province,
the PRC
23 September 2008

Guangxi Zhuang
Autonomous Region,
the PRC

25 January 2011

Guangxi Zhuang
Autonomous Region,
the PRC

5 May 2010

Guangxi Zhuang
Autonomous Region,
the PRC

18 July 2011

Issued and Attributable

paid-in capital/

equity interest

registered capital Direct Indirect

HKD23,999,950/ - 55%
HKD160,000,000
HKD135,999,950 - 55%
HKD19,199,950/ - 55%
HKD128,000,000
HKD33,050,000/ - 55%
HKD227,000,000
RMB2,000,000 - 100%
RMB10,000,000/ = 75%
RMB50,000,000
RMB4,500,000 = 100%

Principal activities

Property development

Property development

Property development

Property development

Investment holding

Property and land

development

Landscaping service
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13 INVESTMENTS IN SUBSIDIARIES — THE COMPANY (Continued)
Place and

date of Issued and Attributable

incorporation/

paid-in capital/ equity interest

Name of company (Note (i) establishment registered capital Direct Indirect Principal activities

20 Guangxi Lijin Hotel Management  Guangxi Zhuang RMB50,000,000 - 75%  Hotel management
Co., Ltd. (“Guangxi Lijin") Autonomous Region,
ERBREERAERERAR  the PRC
1 December 2011
21 Liuzhou Hedingshun Guangxi Zhuang RMB5,000,000 - 75%  Property investment
Commercial Investment Co., Ltd. ~ Autonomous Region,
(“Liuzhou Hedingshun”) the PRC
MMASRIERERE AR DA 10 December 2012
22 Liuzhou Lisheng Hotel Guangxi Zhuang RMB2,000,000 - 75%  Hotel management
Management Co., Ltd. Autonomous Region,
(“Liuzhou Lisheng”) the PRC
MNBEBEER AR 19 August 2011
23 Liuzhou Sunshine 100 Real Estate  Guangxi Zhuang RMB50,000,000 - 75%  Property development
Co., Ltd. (“Liuzhou Sunshine 100”)  Autonomous Region, Note (xii)
NG REREXERAR the PRC
7 July 2006
24 Liuzhou Yuandingchang Guangxi Zhuang RMB1,500,000/ - 75%  Property investment
Commercial Investment Co., Ltd.  Autonomous Region, RMB500,000
(“Liuzhou Yuandingchang”) the PRC
MNTREREREBRRA 10 December 2012
25 Nanning Sunshine 100 Real Guangxi Zhuang RMB50,000,000 - 51%  Investment holding

Estate Co., Ltd. Autonomous Region,

(“Nanning Sunshine 100”)

HEGAEREXBRAR"

the PRC
23 March 2006
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13 INVESTMENTS IN SUBSIDIARIES — THE COMPANY (Continued)

Name of company (Note (i)

Place and
date of

incorporation/

establishment

Issued and

paid-in capital/

registered capital

Attributable
equity interest

Indirect

Principal activities

26

27

28

29

30

31

Nanning Zhuangye Real Estate
Development Co., Ltd.

(“Nanning Zhuangye”)
HEMAZEHEREERAERA"

Hubei Sunshine 100 Real Estate
Development Co., Ltd.

(“Hubei Sunshine 100”)
MBX - BEEHERZERAE"

Wuhan Sunshine 100 Real Estate
Co., Ltd. ("Wuhan Sunshine 100")
REGAERELRRAA

Hunan Hui Jin Decoration and
Resign Co., Ltd. (*Hunan Hui Jin”)
HEESRMEA TIRERDAN

Hunan Sunshine 100 Property
Services Co., Ltd. (*Hunan
Sunshine 100 Property Services”)
HEGHEEMERSE
BREARE

Sunshine 100 Real Estate (Hunan)
Development Co., Ltd.

(“Hunan Sunshine 100”)
BrERBRELER
BREERR

Guangxi Zhuang
Autonomous Region,
the PRC

11 May 2006

Hubei Province,
the PRC
12 April 2009

Hubei Province,
the PRC
31 January 2005

Hunan Province,
the PRC
2 May 2012

Hunan Province,
the PRC
31 May 2004

Hunan Province,
the PRC
23 April 2003

RMB20,000,000

RMB351,500,000

RMB50,000,000

RMB3,000,000

RMB5,000,000

RMB105,880,000

26%

100%

100%

100%

100%

100%

Property development
Notes (iii), (xii)

Property development
Notes (v), (x)

Property development
Note (i)

Decoration and

design project

Property management

Property development
Notes (i), (x)
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13 INVESTMENTS IN SUBSIDIARIES — THE COMPANY (Continued)

Place and
date of Issued and Attributable

incorporation/ paid-in capital/ equity interest

Name of company (Note (i) establishment registered capital Direct Indirect Principal activities

32 Wuxi Liaohongtian Construction Jiangsu Province RMB10,000,000 - 100%  Construction and
and Decoration Co., Ltd the PRC decoration project
(“Wuxi Liaohongtian”) 20 July 2010

BHRARRERNHTRERAR

33 Wuxi Suyuan Real Estate Co., Ltd.  Jiangsu Province, RMB100,000,000 - 100%  Property development
(“Wuxi Suyuan”) the PRC Note (x)
BHHREZERRR 28 February 2003

34 Wuxi Wanyi Nonglin Co., Ltd. Jiangsu Province, RMB3,000,000 - 100%  Landscaping service
(“Wuxi Nonglin”) the PRC
EBHERENERAR 31 July 2009

35 Liaoning Yingda Weihua Real Liaoning Province, RMB150,000,000 - 51%  Property development
Estate Development Co., Ltd. the PRC Note (x)

(*Yingda Weihua") 15 September 2006

REEREERHEREARAR

36 Shenyang Sunshine 100 Assets Liaoning Province, RMB1,000,000 - 100%  Property management
Operation Co., Ltd. the PRC
(“Shenyang Assets Operation”) 5 March 2012

BB EREERRERDA

37 Sunshine 100 Real Estate Liaoning Province, USD49,000,000 = 100%  Property development
(Liaoning) Co., Ltd. the PRC Note (iv)
(“Liaoning Sunshine 100”) 25 June 2004

Br-BEXERBRAF"

38  Dongying Shengxing Real Estate  Shandong Province, RMB80,000,000 = 100%  Property development
Co.,Ltd. (“Dongying Shengxing”) the PRC Note (i)
REBREXBRAF 1 July 2005
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13 INVESTMENTS IN SUBSIDIARIES — THE COMPANY (Continued)

Name of company (Note (i)

Place and
date of

incorporation/

establishment

Issued and

paid-in capital/

registered capital

Attributable
equity interest

Direct Indirect

Principal activities

39

40

4

42

43

44

45

Dongying Wanyi Commerce and
Trade Co., Ltd. (“Dongying Wanyi”)
REBRBEEREELT

Weifang Sunshine 100 Real Estate
Co., Ltd. (“Weifang Sunshine 100”)

HEtERESBERDA

Yantai Yindu Real Estate Co., Ltd.

(“Yantai Yindu”)
BERHEXER A

Yantai Sunshine 100 Commercial

Development Co., Ltd.

(“Yantai Commercial Development”)

BEGERBRERERLA

Yantai Sunshine 100 Property
Management Services Co., Ltd.

(“Yantai Sunshine 100 Property

Management Services”)

BEGASANEERRY

BRRA

Yantai Sunshine 100 Real Estate

Development Co., Ltd.
(“Yantai Sunshine 100”)

BEGEAFHEREERAR"

Yantai Sunshine Star Shopping
Center Management Co., Ltd.
(“Yantai Sunshine Star Shopping”)
BEG RENTOER

AR

Shandong Province,
the PRC
24 March 2009

Shandong Province,
The PRC
23 April 2010

Shandong Province,
the PRC
26 May 2004

Shandong Province,
the PRC
31 December 2008

Shandong Province,
the PRC
30 October 2007

Shandong Province,
the PRC
13 June 2005

Shandong Province,
the PRC
23 July 2008

RMB20,000,000

RMB200,000,000

RMB15,000,000

RMB5,000,000

RMB5,000,000

RMB50,000,000

RMB10,000,000

- 100%

- 100%

- 100%

- 100%

- 100%

= 100%

= 100%

Retail

Property and land
development

Notes (viii), (x)

Property development

Property investment

Property management

Property development
Notes (vii), ()

Dormant
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13 INVESTMENTS IN SUBSIDIARIES — THE COMPANY (Continued)
Place and
date of Issued and Attributable

incorporation/ paid-in capital/ equity interest

Name of company (Note (i) establishment registered capital Direct Indirect Principal activities

46 Chengdu Xin Sheng Yuan Real Sichuan Province, RMB20,000,000 - 100%  Property development
Estate Development Co., Ltd. the PRC
(“Chengdu Xin Sheng Yuan”) 20 April 2007

KEEBREREREERAF"

47 Sunshine 100 Real Estate Sichuan Province, RMB200,000,000 - 100%  Property and land
(Chengdu) Co., Ltd. the PRC development
(“Chengdu Sunshine 100”) 13 July 2005 Notes (ix), (x)

BAEREXREE)ERAF"

48 Tianjin Lande 100 Real Estate Tianjin, RMB20,000,000/ — 51%  Investment holding
Investment Co., Ltd. the PRC RMB100,000,000
(“Tianjin Lande”) 19 March 2008

REBESERMERERRAR"

49 Tianjin Mart Time Commercial Tianjin, RMB10,000,000 — 86%  Property investment
Investment Management Co., Ltd.  the PRC
(“Tianjin Mart Time”) 18 May 2012
REBRBABEREER
BRRAN
50 Tianjin Meidinghui Commercial Tianjin, RMB12,000,000 - 86%  Property investment

Investment Management Co., Ltd.  the PRC
(“Tianjin Meidinghui”) 18 May 2012
REERBBEREERBRAR)

51 Tianjin Sentai 100 Real Estate Tianjin, RMB70,000,000/ — 52%  Property development
Investment Co., Ltd. the PRC RMB100,000,000
(“Tianjin Sentai 100”) 10 May 2010

RERFSREXREBROA"
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13 INVESTMENTS IN SUBSIDIARIES — THE COMPANY (Continued)

Place and
date of Issued and Attributable

incorporation/ paid-in capital/ equity interest

Name of company (Note (i) establishment registered capital Direct Indirect Principal activities

52 Tianjin Sunshine 100 Property Tianjin, RMB6,000,000 - 100%  Property management
Services Co., Ltd. (“Tianjin the PRC
Sunshine 100 Property Services”) 19 June 2003
REGRERDERBBR A

53  Tianjin Sunshine 100 Real Estate  Tianjin, RMB78,000,000 - 86%  Property development
Development Co., Ltd. the PRC
(“Tianjin Sunshine 100”) 14 June 2002

REGHERFRBEREBRAA"

54 Tianjin Wanyi Real Estate Asset Tianjin, RMB500,000 — 100%  Agency service
Operation Co., Ltd. the PRC for property sales
(“Tianjin Real Estate Operation”) 8 July 2004
REBREHEREBRRAN

55 Hangzhou Hengxin 100 Industrial  Zhejiang Province, RMB170,000,000 - 100%  Investment holding
Co., Ltd. the PRC
(“Hangzhou Hengxin 100”) 7 November 2007

MMEEERERERAR)!

56 Chang Jia International Limited the BVI USD1 - 55%  Investment holding
(“Chang Jia") 5 May 2011 Note (xii)
REERARAR

57 Eminent Star Group Limited the BVI USD1 — 55%  Investment holding
(“Eminent Star”) 11 April 2011
£EEEER A

58 Lofty Talent Limited (“Lofty Talent”) the BVI USD1 — 55%  Investment holding
BHRBRAR 18 April 2011

59  Keyasia Investment Limited the BVI USsD100 = 100%  Investment holding
(“Keyasia”) 8 July 2008
HEoREERDA
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13 INVESTMENTS IN SUBSIDIARIES — THE COMPANY (Continued)
Place and
date of Issued and Attributable

incorporation/ paid-in capital/ equity interest

Name of company (Note (i) establishment registered capital Direct Indirect Principal activities

60  East Talent Properties Limited Hong Kong, HKD10,000 - 55%  Investment holding
(“East Talent”) Special Administrative
RREEZARAF Region (“SAR’)

14 December 2007

61 Gold Leader Properties Limited Hong Kong, HKD10,000 - 55%  Investment holding
(“Gold Leader”) SAR
SHEEBRAT 14 December 2007

62  Rich Hope Properties Limited Hong Kong, HKD10,000 - 55%  Investment holding
(“Rich Hope”) SAR
BEEXERAF 14 December 2007

63  Top Leader Properties Limited Hong Kong, HKD10,000 - 55%  Investment holding
(“Top Leader”) SAR
EEEXERAA 14 December 2007

64  Victory Land Properties Limited Hong Kong, HKD1/HKD10,000 - 55%  Investment holding
(*Victory Land”) SAR
HlEEXBRAF 1 November 2007

65  Victory Link Properties Limited Hong Kong, HKD10,000 - 55%  Investment holding
(“Victory Link”) SAR
BEEXERAF 14 December 2007

66  Jinan sunshine 100 Real Estate Shandong Province RMB20,000,000 - 49%  Property development
Development Co., Ltd. The PRC Notes (xi), (ii)
(“Jinan Sunshine 100”) 20 September 2011

BRGNS REEREBR A"
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13 INVESTMENTS IN SUBSIDIARIES — THE COMPANY (Continued)

Place and
date of Issued and Attributable

incorporation/ paid-in capital/ equity interest

Name of company (Note (i) establishment registered capital Direct Indirect Principal activities

67  Chengdu Shent Teng Xiang Sichuan Province RMB2,000,000 - 100%  Decoration and design
Construction and The PRC project
Decoration Co., Ltd. 26 July 2013

KRR ERHBRAF

68  Jinan Wanyi Properties Shandong Province RMB6,000,000 - 100%  Properties management
Management Co., Ltd. The PRC
RS ENERBERAR" 14 November 2002

69  Guilin Pingle Sunshine 100 Guangxi Province RMB30,000,000 - 100%  Tourism
Travel Co., Ltd. Co., Ltd.

BMTLGHSEREERAR 18 July 2013

The Company is registered as a limited liability company in the PRC.

* The Company is registered as a sino-foreign equity joint venture enterprise in the PRC.

Notes:

(i) Except for the subsidiaries incorporated in the BVI and Hong Kong, the English translation of the names is for reference only and

the official names of these entities are in Chinese.

(if) The Group entered into share transfer agreements with part or all of the third party equity shareholders of those entities to acquire
part or all of equity interests held by those equity shareholders. The considerations were fixed when entering into share transfer
agreements. In accordance with the share transfer agreements, those equity shareholders no longer own the right to share the
profit or loss of those entities from the effective dates of the share transfer agreements despite legal procedures for transfer were
yet to be completed. From the effective dates of the share transfer agreements, the equity interests acquired from those equity

shareholders have been treated as the Group’s equity interests.
(i) Nanning Zhuangye was 51% owned by Nanning Sunshine 100, which was 51% owned by the Group. Accordingly, the Group

controlled Nanning Zhuangye through controlling Nanning Sunshine 100 although the Group only owned 26% equity interest in
Nanning Zhuangye indirectly.
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13 INVESTMENTS IN SUBSIDIARIES — THE COMPANY (Continued)

Notes: (Continued)

(iv) The Company was established by Joywise Holdings Limited (“Joywise”), which is ultimately held by 8 individuals namely Mr. Vi
Xiaodi (50%), Mr. Fan Xiaochong (15%), Ms. Fan Xiaohua (10%), Mr. Jin Xiangfei (8.5%), Mr. Liao Chimei (6%), Mr. Tian Feng
(4.5%), Mr. Li Minggiang (3%) and Ms. Liu Chaohui (3%) (collectively referred to as the “8 individuals”). The 8 individuals, Sunshine
100 Group and Riverside Investment Limited (“Riverside”), a Warburg Pincus affiliate, entered into an investment agreement (the
“Original Investment Agreement”) and an equity transfer agreement (the “Equity Transfer Agreement”) on 19 December 2006. The
8 individuals, Sunshine 100 Group and Riverside further entered into four supplementary agreements during the years ended 31
December 2007 and 2008 (hereinafter collectively referred to as the “Original Liaoning Sunshine 100 Investment Agreements”).
Based on the Original Liaoning Sunshine 100 Investment Agreements and the Equity Transfer Agreement, Riverside acquired 75%
shareholding in Liaoning Sunshine 100 from Sunshine 100 Group which was convertible into convertible preference shares of the
Company and certain warrants on the Company’s shares, together with a put option to put back the 75% shareholding in Liaoning
Sunshine 100 granted to Sunshine 100% Group. Moreover, there was a call option on the Riverside’s 75% shareholding in Liaoning
Sunshine 100 granted to Sunshine 100 Group. The Original Liaoning Sunshine 100 Investment Agreements were subsequent
modified by a revised investment agreement and other execution agreements entered into by the 8 individuals, the Company,
Sunshine 100 Group, Riverside and other indirectly related companies (collectively referred to as the “Riverside Group”) on 31
December 2010 (hereinafter collectively referred to as the “Revised Liaoning Sunshine 100 Investment Agreements”). A further
revised investment agreement and other execution agreements (hereinafter collectively referred to as the “Further Revised Liaoning
Sunshine 100 Investment Agreements”) to modify the Revised Liaoning Sunshine 100 Investment Agreements were agreed in
October 2012, which was subsequently entered into on 16 January 2013, by the 8 individuals, the Company, Sunshine 100 Group,
Riverside Group. The 75% equity interests of Liaoning Sunshine 100 will be transferred to the Group in tranches upon progressive
settlements of loans from Riverside Group pursuant to the Further Revised Liaoning Sunshine 100 Investment Agreements. The
third revised investment agreements (collectively referred to as the “Third Revised Liaoning Sunshine 100 Investment Agreements”)
to modify the Further Revised Liaoning Sunshine 100 Investment Agreements were agreed in June 2013, which was subsequently
entered into on 11 July 2013, by the 8 individuals, the Company, Sunshine 100 Group, Riverside Group.

The details of Original Liaoning Sunshine 100 Investment Agreements, Revised Liaoning Sunshine 100 Investment Agreements,
Further Revised Liaoning Sunshine 100 Investment Agreements and Third Revised Liaoning Sunshine 100 Investment Agreements

were disclosed in Note 21(a).
Based on the facts and circumstances above, the whole arrangement is in substance a secured financing from Riverside Group

and the 75% shareholding in Liaoning Sunshine 100 is in substance a security for such financing. The Group maintained control

over Liaoning Sunshine 100 and treated it as a wholly-owned subsidiary of the Group during the year.
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13 INVESTMENTS IN SUBSIDIARIES — THE COMPANY (Continued)

Notes: (Continued)

v) In April 2011, Sunshine 100 Group, Chengdu Sunshine 100 and Hubei Sunshine 100 entered into a cooperation development
agreement, an equity transfer agreement, a capital injection agreement and an equity repurchase agreement with Sichuan Trust
Co., Ltd. (“Sichuan Trust”) (collectively referred to as the “Sichuan Trust Agreements on Hubei Project”). Based on the Sichuan
Trust Agreements on Hubei Project, Sichuan Trust acquired 18% equity interest of Hubei Sunshine 100 from Chengdu Sunshine
100 at a consideration of RMB40,000,000, and subsequently injected paid-in capital and capital reserve of RMB132,000,000 and
RMB112,600,000, respectively in April 2011. After the capital injection, Sunshine 100 Group and Sichuan Trust held 51% and 49%
equity interest in Hubei Sunshine 100, respectively. Pursuant to the Sichuan Trust Agreements on Hubei Project, Sunshine 100
Group will repurchase the 49% equity interest in Hubei Sunshine 100 from Sichuan Trust at a consideration of RMB369,620,000 in
20183. In October 2012, Sunshine 100 Group and Hubei Sunshine 100 entered into a cooperation agreement with Tianjin Nongken
Hongyilian Investment Co., Ltd. (“Tianjin Nongken Hongyilian”), based on which Tianjin Nongken Hongyilian granted loans of
RMB500 million bearing interest at 12% per annum and acquired 8.85% equity interest of Hubei Sunshine 100 from Sunshine 100
Group by way of an additional capital injection of RMB100 million. Sunshine 100 Group will repurchase the 8.85% equity interest in
Hubei Sunshine 100 from Tianjin Nongken Hongyilian at RMB100 million upon the loan from Tianjin Nongken Hongyilian is repaid
in 2018. In June 2013, Sunshine 100 Group repurchased 49% equity interest in Hubei Sunshine 100 from Sichuan Trust. As at 31
December 2013, Sunshine 100 Group and Tianjin Nongken Hongyilian held 91.15% and 8.85% equity interest of Hubei Sunshine
100, respectively. Tianjin Nongken Hongyilian only owned the right to obtain interest income based on a fixed rate generated
from the financing provided to the Group. Accordingly, the cash consideration and capital injected were in substance a secured
financing arrangement and have been recognized as financial liability in the consolidated financial statements as loan granted to the
Group rather than equity interest in Hubei Sunshine 100. The Group maintained control over Hubei Sunshine 100 and treated it as

a wholly-owned subsidiary of the Group during the year.

(vi) In November 2012, Sunshine 100 Group, Liaoning Sunshine 100 and Chongqging Yuneng 100 entered into a cooperation
agreement, an equity transfer agreement and a finance consulting agreement with Zhongrong International Trust Co., Ltd.
(“Zhongrong International Trust”) (collectively referred to as the “Chongqing Trust Agreements”). Based on the Chongqing Trust
Agreements, in February 2013, Zhongrong International Trust established a trust to provide financing of RMB400,000,000 to
the Group (the “Zhongrong International Trust”) in form of acquisition of the 72% shareholding in Chongging Yuneng 100 from
Sunshine 100 Group at a consideration of RMB400,000,000. Pursuant to the Chongqging Trust Agreements, Sunshine 100 Group
would repurchase the 72% shareholding in Chongaging Yuneng 100 from Zhongrong International Trust on 31 January 2015, the
maturity date of Zhongrong International Trust. Zhongrong International Trust agreed to vote together with Sunshine 100 Group
at Chongqing Yuneng 100’s shareholders’ meeting and the board of directors meeting, allowing Sunshine 100 Group the power
to direct the relevant activities of Chongging Yuneng 100. Based on the facts and circumstances, the whole arrangement is in
substance a secured financing from Zhongrong International Trust and the 72% shareholding in Chongqing Yuneng 100 is in
substance a security for such financing. Accordingly, the cash consideration of RMB400,000,000 have been recognized as financial
liability in the consolidated financial statements as loan granted to the Group rather than equity interest in Chongging Yuneng 100.

The Group maintained control over Chongqging Yuneng 100 and treated it as a wholly-owned subsidiary of the Group.
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13 INVESTMENTS IN SUBSIDIARIES — THE COMPANY (Continued)

Notes: (Continued)

(vi)  In March 2013, Sunshine 100 Group, Beijing Sunshine Star and Yantai Sunshine 100 entered into an investment cooperation
agreement, an equity transfer agreement and an equity repurchase agreement with Hangzhou Industrial and Commercial Trust
Co., Ltd. (“Hangzhou Industrial and Commerce Trust”) (hereinafter collectively referred to as the “Cooperation Agreement II”). In
accordance with the Cooperation Agreement Il, Hangzhou Industrial and Commerce Trust established a trust (the “Trust II”) to raise
financing of RMB400,000,000 for the Group (the “Yantai loans from Hangzhou Industrial and Commerce Trust”), details of which

were disclosed in Note 21(b).

Based on the facts and circumstances of the Cooperation Agreement II, the whole arrangement is in substance a secured financing
from Hangzhou Industrial and Commerce Trust and the 30% shareholding in Yantai Sunshine 100 is in substance a security for

such financing. The Group maintained control over Yantai Sunshine 100 and treated it as a wholly-owned subsidiary of the Group.

(viii)  In March 2013, Sunshine 100 Group, Dongying Shengxing and Weifang Sunshine 100 entered into an investment cooperation
agreement, an equity transfer agreement and an equity repurchase agreement with Hangzhou Industrial and Commerce Trust
(hereinafter collectively referred to as the “Cooperation Agreement IlI”). In accordance with the Hangzhou Industrial and Commerce
Trust Cooperation Agreement Ill, Hangzhou Industrial and Commerce Trust established a trust (the “Trust Ill”) to raise financing of
RMB300,000,000 for the Group. The total financing of RMB300,000,000 was comprised of a loan of RMB240,000,000 provided
to the Group with a fixed interest rate and a cash consideration of RMB60,000,000 on transfer of the 30% shareholding in Weifang

Sunshine 100 from the Group to Hangzhou Industrial and Commerce Trust.

Sunshine 100 Group has right to purchase back the 30% shareholding in Weifang Sunshine 100 at a fixed annual rate of return and
if Sunshine 100 Group didn’t exercise the right, Hangzhou Industrial and Commerce Trust would put back the 30% shareholding
in Weifang Sunshine 100 to the Group. In June 2013, Sunshine 100 Group exercised the right and the consideration had not been
settled as at 31 December 2013.

Based on the facts and circumstances of the Cooperation Agreement lll, the whole arrangement is in substance a secured
financing from Hangzhou Industrial and Commerce Trust and the 30% shareholding in Weifang Sunshine 100 is in substance a
security for such financing. The Group maintained control over Weifang Sunshine 100 and treated it as a wholly-owned subsidiary

of the Group.

(ix) In September 2013, Sunshine 100 Group, Beijing Century and Chengdu Sunshine 100 entered into a cooperation agreement, an
equity transfer agreement and an equity repurchase agreement with China Foreign Economy and Trade Trust Co., Ltd. (“FOTIC”)
(collectively referred to as the “FOTIC Agreements”). In accordance with FOTIC Agreements, in October 2013, FOTIC established
a trust to raise financing of RMB550,000,000 to purchase 39% shareholding and 10% shareholding in Chengdu Sunshine 100
from Sunshine 100 Group and Beijing Century, respectively. Sunshine 100 Group has a call option which will be exercisable from
October 2014 to October 2015, the maturity date of the trust, to repurchase 49% shareholding in Chengdu Sunshine 100 at a
fixed annual rate of return. FOTIC only owned the right to obtain interest income based on a fixed rate generated from the financing

provided to the Group.
Based on the facts and circumstances of the FOTIC Agreements, the whole agreement is in substance a secured financing from

FOTIC and the 49% shareholding in Chengdu Sunshine 100 is in substance a securing for such financing. The Group maintained

control over Chengdu Sunshine 100 and treated it as a wholly-owned subsidiary of the Group.
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13 INVESTMENTS IN SUBSIDIARIES — THE COMPANY (Continued)

Notes: (Continued)

() In connections with loans received from certain trust companies, the Group pledged or transferred the Group’s equity interests in

these entities to certain trust companies.

Although the Group has pledged its equity interests in these entities to the trust companies or transferred the Group’s equity
interests in these entities to the trust companies, the Group consolidates these entities in accordance with IFRS 10 Consolidated
Financial Statements because the Group is exposed, or has rights, to variable returns from its involvement with these entities
and the Group has the ability to affect those returns through its power to direct the relevant activities of the entities as more fully
described below.

. Hunan Sunshine 100, Yingda Weihua, Wuxi Suyuan, Hubei Sunshine 100 and Weifang Sunshine 100
Although the Group has pledged its equity interests in these entities to the trust companies as security, the trust companies
do not have () any representation at the shareholders meetings (i) any representation on the board of directors or (iii) any
veto rights. Accordingly, the Group’s rights, including its power to direct the activities of these entities, are not impacted by

such pledges.

. Chengdu Sunshine 100 Mia Center
In accordance with the loan agreement, the trust company has non-controlling representation on the board of director and
the trust company’s approval is required for material non-operational decisions by the board. Such approval rights are in
substance protective rights to secure the repayment of the trust loans by Chengdu Sunshine 100, and the purpose of the
arrangement is solely for the trust company to provide financing rather than having substantive involvement in the relevant
activities of Chengdu Sunshine 100. The trust company’s approval rights for material non-operational decisions, does not

impact the Group’s power to direct the relevant activities of Chengdu Sunshine 100 Mia Center.

. Hubei Sunshine 100, Chongging Yuneng 100, Yantai Sunshine 100, Yingda Weihua, Weifang Sunshine 100 and Chengdu
Sunshine 100
The Group has transferred its equity interests in these entities to the trust companies. In addition, the trust companies have
voting rights at the shareholders meetings and the board of directors meetings and certain resolutions require approval
of the trust companies. Despite these rights held by the trust companies, the Group has maintained the power to direct
the relevant activities of these entities because the Group has (i) substantive potential voting rights, such as call options to
buy back the equity interests held by the trust companies, or (i) obtained a letter of commitment from the trust companies

confirming that the trust companies would vote in line with the decisions of the Group.
For all the entities described above, the Group’s returns from its interests in these entities vary with the entities business

performance. In addition, the Group is also entitled to the residual interests in these entities. In contrast, the returns of the trust

companies are fixed and pre-determined in the trust financing agreements.
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13 INVESTMENTS IN SUBSIDIARIES — THE COMPANY (Continued)

Notes: (Continued)

(x)

(xii)

During the year ended 31 December 2013, the Group invested RMB300,000,000 to acquire 49% equity interest in Jinan Sunshine
100, a company that mainly engaged in the development of Jinan Sunshine 100 International New Town project, from Yangpu
Guangsheng Guoyuan Investment Co., Ltd. and Guangxi New Vantone Real Estate Investment Co., Ltd., two related parties
controlled by the 8 individuals. On 31 August 2013, Yan Kuang Donghua Group Limited (“Yan Kuang Donghua”), an entity which
holds the remaining 51% equity interest of Jinan Sunshine 100, issued a irrevocable notice to the Group to state that Yan Kuang
Donghua would vote in line with the decisions made by the Group in the meetings of shareholders and the board of directors of
Jinan Sunshine 100, and give the Group the power to direct the relevant activities of Jinan Sunshine 100 from 1 September 2013.
As a result, the Group obtained control of Jinan Sunshine 100 and in accordance with IFRS 10 Consolidated Financial Statements,

was required to consolidate the results of Jinan Sunshine 100 commencing from 1 September 2013.
The following tables list out the information relating to Liuzhou Sunshine 100, Nanning Zhuangye, Chang Jia and Jinan Sunshine

100, the subsidiaries of the Group which have material non-controlling interests (NCI). The summarised financial information

presented below represents the amounts before any inter-company elimination.

Liuzhou Sunshine 100

2013 2012
RMB’000 RMB’000

NCI percentage 25% 25%
Current assets 806,686 726,758
Non-current assets 524,643 408,665
Current liabilities (565,629) (596,506)
Non-current liabilities (518,531) (134,235)
Net assets 247,169 404,682
Carrying amount of NCI 61,792 101,171
Revenue 117,471 890,202
(Loss)/profit for the year (76,032) 246,278
Total comprehensive income (76,032) 246,278
(Loss)/profit allocated to NCI (19,008) 61,570
Dividend paid to NCI 20,371 —
Cash flows from operating activities (233,008) 70,547
Cash flows from investing activities (48) (231)
Cash flows from financing activities 426,572 (163,199)
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13 INVESTMENTS IN SUBSIDIARIES — THE COMPANY (Continued)

Notes: (Continued)

(ii) (Continued)
Nanning Zhuangye

2013 2012
RMB’000 RMB’000

NCI percentage 74% 74%
Current assets 141,202 140,071
Non-current assets 47 2,420
Current liabilities (16,517) (16,842)
Net assets 124,732 125,649
Carrying amount of NCI 92,302 92,980
Revenue 500 133,941
(Loss)/profit for the year (916) 22,073
Total comprehensive income (916) 22,073
(Loss)/profit allocated to NCI (678) 16,334
Cash flows from operating activities (1,661) (1,649)

Cash flows from investing activities - —

Cash flows from financing activities - —

Chang Jia

2013 2012

RMB’000 RMB’000

NCI percentage 45% 45%
Current assets 1,590,618 986,654
Non-current assets 17,690 5,622
Current liabilities (852,946) (633,892)
Non-current liabilities (454,824) (135,588)
Net assets 300,538 322,796
Carrying amount of NCI 135,242 145,258
Revenue - =
Loss for the year (22,258) (4,251)
Total comprehensive income (22,258) (4,251)
Loss allocated to NCI (10,016) (1,913)
Cash flows from operating activities (65,703) (89,567)
Cash flows from investing activities (76,424) (740)
Cash flows from financing activities 267,348 28,000
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Notes: (Continued)

(xii)

(Continued)

Jinan Sunshine 100

NCI percentage
Current assets
Non-current assets
Current liabilities
Non-current liabilities
Net assets

Carrying amount of NCI

2013
RMB’000

51%
2,265,809
975,987
(1,767,650)
(848,393)
625,753
319,134

Revenue

Profit for the period
Total comprehensive income
Profit allocated to NCI

Cash flows from operating activities
Cash flows from investing activities

Cash flows from financing activities

Four months
ended

31 December 2013
RMB’000

90,895
15,414
15,414

7,861

62,616
(117)
(188,957)

=/ rf!f/ff// 4
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14 INVESTMENTS IN ASSOCIATES — THE GROUP
2013 2012
RMB’000 RMB’000

Share of net assets 163,162 114,270

The following list contains only the particulars of material associates, all of which are unlisted corporate
entities incorporated in the PRC, whose quoted market price is not available.

Proportion of

Particulars of ownership
Place of paid-in capital/ interest held by Principal
Name of company incorporation registered capital subsidiaries  activities
RMB’000
1 Chongaing Yuneng Wanyi Real Chongaing, 80,000 30%  Property
Estate Co., Ltd. the PRC development
(“Chongging Yuneng Wanyi”) Note (i)

EENEBRENEREARAT

2 Guangxi Jingqi Investment Co., Ltd.  Guangxi Zhuang 100,000 49%  Investment holding
(“Guangxi Jingqi”) Autonomous Region, Note (ii)
BRSERERRANA the PRC

Notes:

(i) Chongqing Yuneng Wanyi
During the year ended 31 December 2004, the Group acquired 30% equity interest in Chongging Yuneng Wanyi, a company that
mainly engaged in the development of Chongging City Plaza project. Chongging Yuneng Wanyi is a property developer in the
Chongqing market, enables the Group to have exposure to this market through local expertise.

(if) Guangxi Jingqi
During the year ended 31 December 2010, the Group invested RMB49,000,000 to acquire 49% equity interest in Guangxi Jingaji,
a newly established company that mainly engaged in the investment of Guangxi Yaobu project and Dongguan Songshan project.
From then on, Guangxi Jingqi has been accounted for as an associate of the Group. Guangxi Jingqi is a property developer in the

Yaobu and Dongguan markets, enables the Group to have exposure to this markets through local expertise.
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INVESTMENTS IN ASSOCIATES — THE GROUP (Continued)

All of the above associates are accounted for using the equity method in the consolidated financial

statements.

Summarised financial information of the material associates, adjusted for any differences in accounting

policies, and reconciled to the carrying amounts in the consolidated financial statements, are disclosed

below:

Chongqing Yuneng Wanyi

2013 2012
RMB’000 RMB’000
Current assets 623,157 836,580
Non-current assets 302,049 14,545
Current liabilities (672,598) (725,185)
Non-current liabilities (28,518) (15,000)
Equity 224,090 110,940
Reconciled to the Group’s interests in Chongging Yuneng Wanyi
Gross amounts of net assets of the associate 224,090 110,940
Group’s effective interest 30% 30%
Group’s share of net assets of the associate 67,227 33,282
Carrying amount in the consolidated financial statements 67,227 33,282
Revenue 365,617 352,599
Profit from continuing operations 113,150 72,767
Total comprehensive income 113,150 72,767
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INVESTMENTS IN ASSOCIATES — THE GROUP (Continued)

Guangxi Jingqi

2013 2012
RMB’000 RMB’000
Current assets 1,529,711 953,651
Non-current assets 735 30,364
Current liabilities (1,148,710) (884,292)
Non-current liabilities (300,000) —
Equity 81,736 99,723
— Attributable to equity shareholders 71,838 99,723
— Non-controlling interest 9,898 —
Reconciled to the Group’s interests in Guangxi Jingqi
Gross amounts of net assets attributable to equity shareholders
of the associate 71,838 99,723
Group’s effective interest 49% 49%
Group’s share of net assets of the associate 35,200 48,864
Carrying amount in the consolidated financial statements 35,200 48,864
Revenue = —
Loss from continuing operations (27,886) (75)
Total comprehensive income (27,886) (75)
Aggregate information of associates that are not individually material:
2013 2012
RMB’000 RMB’000
Aggregate carrying amount of individually immaterial associates 60,735 32,124
in the consolidated financial statements
Aggregate amounts of the Group’s share of those associates’
Profit from continuing operations 7,794 1,268
Total comprehensive income 7,794 1,268
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INCOME TAX IN THE CONSOLIDATED BALANCE SHEET

(@) Current taxation in the consolidated balance sheet represents:
2013 2012
RMB’000 RMB’000
PRC Corporate Income Tax payable 490,288 367,335
Land Appreciation Tax payable 360,702 342,695
850,990 710,030
(b) Deferred tax assets and liabilities recognized:

(0

The components of deferred tax assets/(liabilities) recognized in the consolidated balance sheet

and the movements during the year are as follows:

Land

development

for sale,
properties

under

development

and

completed Property  Available-

Tax  properties Investment and for-sale
losses held for sale properties equipment investment Total
Note RMB’000 RMB'000  RMB'000  RMB'000  RMB'000  RMB’000
At 1 January 2012 72,835 269,163 (573,949 - 317) (232,268)
Credited/(charged) to profit or loss 5(a) 5,095 71,825 (34,836) - - 42,084
Credited to other comprehensive income - - - - 317 317
At 31 December 2012 77,930 340,988 (608,785) - - (189,867)
At 1 January 2013 77,930 340,988 (608,785) - - (189,867)
Acquisition of a subsidiary 29 - (25,396) (81,083) (10,245) - (116,724)
Credited/(charged) to profit or loss 5(a) (18,709) (33,582) (62,888) 128 - (115,051)
At 31 December 2013 59,221 282,010 (752,756) (10,117) - (421,642)
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INCOME TAX IN THE CONSOLIDATED BALANCE SHEET (Continued)

(b)

(c)

(d)

Deferred tax assets and liabilities recognized: (Continued)

(i) Reconciliation to the consolidated balance sheet:

2013 2012
RMB’000 RMB’000

Deferred tax assets recognized in

the consolidated balance sheet 466,448 418,918

Deferred tax liabilities recognized in
the consolidated balance sheet (888,090) (608,785)
(421,642) (189,867)

Deferred tax assets not recognized

In accordance with the accounting policy set out in Note 1(t), the Group has not recognized deferred
tax assets in respect of cumulative tax losses in certain subsidiaries of RMB501,239,000 at 31
December 2013 (2012: RMB208,533,000), as it is not probable that future taxable profits against
which the losses can be utilized will be available in the relevant subsidiaries. As at 31 December 2013,
RMB17,011,000, RMB24,755,000, RMB46,524,000, RMB95,493,000 and RMB317,456,000 of these
tax losses will expire in 2014, 2015, 2016, 2017 and 2018, respectively.

Deferred tax liabilities not recognized

According to the Implementation Rules of the Corporate Income Tax Law of the PRC, the Company’s
subsidiaries in the PRC are levied a 10% withholding tax on dividends declared to their foreign
investment holding companies arising from profits earned subsequent to 1 January 2008. In respect
of dividends that are subject to the withholding tax, provision for withholding tax is recognized for the
dividends that have been declared, and deferred tax liability is recognized for those to be declared in
the foreseeable future. As at 31 December 2013, temporary differences relating to the undistributed
profits of the subsidiaries in the PRC amounted to RMB3,421,483,000 (2012: RMB2,935,608,000).
Deferred tax liabilities of RMB342,148,000 (2012: RMB293,561,000) have not been recognized in
respect of the tax that would be payable on the distribution of these retained profits as the Company
controls the dividend policy of these subsidiaries and it has been determined that it is probable that

profits earned subsequent to 1 January 2008 will not be distributed in the foreseeable future.
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16 PROPERTIES UNDER DEVELOPMENT AND COMPLETED PROPERTIES HELD FOR
SALE — THE GROUP

2013 2012
RMB’000 RMB’000

Properties under development 11,059,693 9,218,019
Completed properties held for sale 4,461,776 2,399,714
15,521,469 11,617,733
(@ The analysis of carrying value of leasehold land included in properties under development and

completed properties held for sale is as follows:

2013 2012
RMB’000 RMB’000

In the PRC
— Long-term lease 3,764,546 2,618,628
— Medium-term lease 2,339,590 2,240,620

6,104,136 4,859,248

The amount of properties under development expected to be recovered after more than one year is

analyzed as follows:

2013 2012
RMB’000 RMB’000

Properties under development 7,760,857 4,661,032

All of the other properties under development and completed properties held for sale are expected to

be recovered within one year.

The cost of properties sold for the year ended 31 December 2013 amounted to RMB3,956,534,000
(2012: RMB2,879,968,000).

Certain properties under development and completed properties held for sale of the Group were
pledged against the loans and borrowings, details are set out in Note 21(g).
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17 LAND DEVELOPMENT FOR SALE — THE GROUP

Land development for sale

2013
RMB’000

680,006

2012
RMB’000

379,762

Land development for sale mainly represents the cost of land development for the Group’s land development

projects. Though the Group does not have ownership title or land use rights to the land, the Group is

given the right to carry out preparation works in respect of land infrastructure in those projects. When the

land plots are sold by the local governments, the Group is entitled to receive from the local authorities a

proportion of the proceeds from land sales.

Land development for sale is expected to be realized in the normal operating cycle, which is longer than

twelve months.

In accordance with the accounting policy set out in Note 1(v)(ii), revenue in relation to land development for

sale is recognized depending on the timing of sales of related land plots by the government to third parties.

18 TRADE AND OTHER RECEIVABLES

2013 2012
RMB’000 RMB’000
The Group

Trade receivables 836,409 661,071
Amounts due from related parties 28(b) 481,677 1,151,623
Other receivables 638,130 772,325
Loans and receivables 1,956,216 2,584,919
Deposits and prepayments 782,879 715,798
2,739,095 3,300,717

The Company
Prepayments 16,548 11,044
Amounts due from related parties — 203,524
16,548 214,568
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18 TRADE AND OTHER RECEIVABLES (Continued)
(@) Ageing analysis

The ageing analysis of trade receivables based on due date is as follows:

2013 2012
RMB’000 RMB’000

Ot e R 37,680
1 to 6 months past due 68,570 15,100
6 months to 1 year past due 582 6,100
More than 1 year past due 609,695 602,191

Amountspastdue ... [N | 523391

836,409 661,071

The Group’s credit policy is set out in Note 27(a).

(b) Impairment of loans and receivables
Impairment losses in respect of loans and receivables are recorded using an allowance account unless
the Group is satisfied that recovery of the amount is remote, in which case the impairment loss is
written off against loans and receivables directly (see Note 1(k)(i)).

There was no allowance for doubtful debts provided during the year ended 31 December 2013 (2012:
RMB nil).
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18 TRADE AND OTHER RECEIVABLES (Continued)
(c) Loans and receivables that are not impaired
The ageing analysis of loans and receivables that are neither individually nor collectively considered to

be impaired are as follows:

2013 2012
RMB’000 RMB’000

. Neither past due norimpaired ] 1,277,369 . 1,961,528
1 to 6 months past due 68,570 15,100
6 months to 1 year past due 582 6,100
More than 1 year past due 609,695 602,191

JAmountspastdue | iiiiiieoeeeeeo.. [ 623,391

1,956,216 2,584,919

Receivables that were neither past due nor impaired relate to customers and debtors for whom there

was no recent history of default.

Receivables that were past due but not impaired mainly included revenue from land development
for sale of RMB581,089,000 as at 31 December 2013 and 2012 from the government of Chenghua
District, Chengdu that has good credit reputation as a government institution. No provision on the
receivable of RMB581,089,000 due from the government of Chenghua District, Chengdu was required
based on the facts set out below:

° Based on a series of agreements entered into by the Group and the government of Chenghua
District, Chengdu, the Group is entitled to receive RMB2,508,089,000 after netting off the
payable of RMB234,411,000 to the government of Chenghua District, Chengdu, of which
RMB1,927,000,000 has been received by the Group;

° The government of Chenghua District, Chengdu issued a notice to the Company on 2 July 2013
to confirm the remaining balance of RMB581,089,000;
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18 TRADE AND OTHER RECEIVABLES (Continued)
(c) Loans and receivables that are not impaired (Continued)
° The Group has continuous business relationship with the government of Chenghua District,
Chengdu during the year. As at 31 December 2013, Phase lll and Phase IV of the Chengdu
primary land development project with the government of Chenghua District, Chengdu was still in
progress;

° The management of the Company represented that the agreements are legally enforceable,
as supported by a legal opinion received by the Group, and there is no indication that the
government of Chenghua District, Chengdu will not, or will have financial difficulties to, fulfill its
obligation to settle the balance.

Accordingly, the management believes that no impairment allowance is necessary in respect of these
balances and the balances are still considered fully recoverable.

The remaining receivables that were past due but not impaired mainly represented receivables in
relation to sales of properties from a number of independent customers that have a good relationship
with the Group. Based on past experience, the management believes that no impairment allowance
is necessary in respect of these balances as there has not been a significant change in credit quality
and the balances are still considered fully recoverable. Of the remaining balances that were past due
but not impaired, the Group holds the title of the property units as collateral over the balance of trade
receivables of RMB66,154,000 (2012: RMB1,419,000).
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19 RESTRICTED DEPOSITS — THE GROUP

2013 2012
Note RMB’000 RMB’000

Non-current restricted deposits for:
— Guarantee for mortgage loans (i) 58,740 42,023
— Guarantee for demolition fees (i) 61,293 71,218
— Guarantee for loans and borrowings 21(q) 200,000 1,211
— Guarantee for rural migrant workers’ wages - 600
— Restricted cash related to pre-sale proceeds received (v) 82,738 6,265

Current restricted deposits for:
— Guarantee for mortgage loans (i) 67,100 52,664
— Guarantee for bills payable (iv) 100,500 13,000
— Guarantee for loans and borrowings 21(g) 1,342,147 1,311,050
— Guarantee for construction fees (i) 22,742 26,528
— Restricted cash related to pre-sale proceeds received (v) 24,865 114,594
e ey 1,517,836

1,960,125 1,639,153

The above restricted deposits are restricted as follows:

(i)  The Group has entered into agreements with certain banks and other financial institutions with respect

to mortgage loans provided to buyers of the Group’s property units. As at 31 December 2013, the
Group had restricted bank deposits of RMB125,840,000 (2012: RMB94,687,000), as security for
settlement of the mortgage instalments under these agreements. Should the mortgagors fail to pay

the mortgage monthly instalments, the bank or other financial institution can draw down the security

deposits up to the amount of outstanding mortgage instalments and demand the Group to repay the

outstanding balance to the extent that the deposit balance is insufficient. Such guarantee deposits

will be released when the title of properties are pledged to banks and other financial institutions or the

related mortgage loans are repaid by buyers.
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19 RESTRICTED DEPOSITS — THE GROUP (Continued)
(i) As at 31 December 2013, the Group had restricted bank deposits of RMB61,293,000 (2012:
RMB71,218,000), as non-cancellable guarantees on demolition fees payable to original residents.
Should the Group fail to pay the demolition fees, the government can draw down the security deposits
up to the amount of outstanding demolition fees and demand the Group to repay the outstanding
balance to the extent that the deposit balance is insufficient.

(i) As at 31 December 2013, pursuant to a government regulation, the Group had restricted deposits
placed at banks of RMB22,742,000 (2012: RMBZ26,528,000), as non-cancellable guarantees
on construction fees payable to construction contractors. Should the Group fail to settle related
construction fees, the bank or the government can drawdown the deposits to settle the relevant sums
and demand the Group to repay the outstanding balance to the extent that the deposit balance is

insufficient.

(iv) As at 31 December 2013, the Group had restricted bank deposits with terms of four to five months
of RMB100,500,000 (2012: RMB13,000,000), as security for settlement of bills payable. Should the
Group fail to settle the bills payable, the bank can draw down the security deposits up to the amount
of outstanding bills payable and demand the Group to repay the outstanding balance to the extent that

the deposit balance is insufficient.

(v) In accordance with relevant government regulations, certain project companies of the Group are
required to place the pre-sale proceeds of properties received of RMB107,603,000, at designated bank
accounts as guarantee deposits for construction work of related properties as at 31 December 2013
(2012: RMB120,859,000). The deposits can only be used for purchases of construction materials and
payments of construction fee of the relevant properties upon the approval of Authorities of the Ministry
of Housing and Urban-Rural Development and relevant banks. Such guarantee deposits will be released
according to the completion stage of the related pre-sold properties.
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20 CASH AND CASH EQUIVALENTS-THE GROUP

2013 2012
RMB’000 RMB’000
Cash on hand 426 468
Cash at bank 1,216,098 1,107,852
1,216,524 1,108,320
21 LOANS AND BORROWINGS
2013 2012
Note RMB’000 RMB’000
The Group
Loans and borrowings at amortized cost
— Long-term 10,875,094 7,539,784
— Short-term 2,302,462 1,721,193
e . R TN 9,260,977
Loans at fair value through profit or loss:
— Loans from Riverside (@) 587,196 933,475
— Loans from Hangzhou Industrial and Commerce Trust (b) 37,285 —
e RS 933,475
13,802,037 10,194,452
The Company
Loans and borrowings at amortized cost
— Long-term - 524,303
— Short-term 1,153,000 234,022
RN, . 758825
Loans at fair value through profit or loss:
.. loansfromBiverside ... @ ... 581,196 933475
1,740,196 1,691,800
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LOANS AND BORROWINGS (Continued)

Notes to the Financial Statements

(@) Loans from Riverside
Further Third
Original Revised Revised Revised
Sunshine 100 Sunshine 100 Sunshine 100 Sunshine 100
Liaoning Liaoning Liaoning Liaoning
Investment Investment Investment Investment
Agreements  Agreements  Agreements  Agreements
RMB’000 RMB’000 RMB’000 RMB’000
At 1 January 2013 - - 933,475 -
Repayment - - (300,000) (100,000)
Fair value adjustment charged to profit or loss 4(a) — — 39,108 58,878
De-recognition and credited to profit or loss 4(a) - - (672,583) -
Recognition and charged to profit or loss 4(a) — — - 628,318
At 31 December 2013 — — - 587,196
At 1 January 2012 - 1,147,197 - -
Repayment - (322,648) (100,000) -
De-recognition and credited to profit or loss 4(a) — (824,549) — —
Recognition and charged to profit or loss 4(a) - - 1,033,475 -
At 31 December 2012 — — 938,475 —

Original Liaoning Sunshine 100 Investments Agreements

Pursuant to the Original Liaoning Sunshine 100 Investment Agreements and Equity Transfer Agreement
disclosed in Note 13(iv), 75% equity interest in Liaoning Sunshine 100 was transferred from Sunshine
100 Group to Riverside for a financing of USD25,000,000. Based on the Original Liaoning Sunshine 100
Investment Agreements, the parties to the agreements have the following rights and obligations:
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21 LOANS AND BORROWINGS (Continued)
(@) Loans from Riverside (Continued)

Original Liaoning Sunshine 100 Investments Agreements (Continued)

() Original Conversion Right
Upon the establishment of the Company, Riverside shall at any time have the right to request
the Company to allot and issue such number of preference shares of the Company that would
constitute 13.8% of the Company on a fully diluted basis for an aggregate consideration of the
75% shareholding in Liaoning Sunshine 100, plus (i) RMB605,000,000 or (i) the other investments
made by Riverside under the Original Liaoning Sunshine 100 Investment Agreements and a cash
consideration on the difference between the other investments and RMB605,000,000 if the other
investments are less than RMB605,000,000 (the “Original Conversion Right”). The 13.8% would
be adjusted up to a maximum 18.0% if a qualified initial public offering of the Company (the “IPO”),
as defined in the Original Investment Agreement, does not take place on or before 1 January 2010
and the total consolidated profits attributable to the equity shareholders of the Company for the
years ended 31 December 2006, 2007, 2008 and 2009 are less than RMB2.7 billion in aggregate.

(i) Original Warrant
Upon the completion of the IPO, Riverside shall be issued a warrant to purchase 5% of the
Company’s ordinary shares, as calculated immediately following the IPO on a fully-diluted, as-
converted basis (the “Original Warrant”). The Original Warrant shall have an exercise price equal to
the IPO price, and shall expire three years following the IPO.

(i) Original Put Option

If (i) Riverside has not exercised the Original Conversion Right on or before 31 December 2007, or
(i) Sunshine 100 Group or the 8 individuals breach the Original Liaoning Sunshine 100 Investment
Agreements, Riverside would have the right to request redemption of the 75% shareholding
in Liaoning Sunshine 100 and other investments it made under the Liaoning Sunshine 100
Investment Agreements at a put price which should equal to the total investments made by
Riverside under the Original Liaoning Sunshine 100 Investment Agreements plus an amount
necessary to produce an annual rate of return of 15% over the total investments (the “Original Put
Option”).
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21 LOANS AND BORROWINGS (Continued)
(@) Loans from Riverside (Continued)

Original Liaoning Sunshine 100 Investments Agreements (Continued)

(iv)  Original Call Option
If Riverside has not exercised the Original Conversion Right and the Original Put Option on
or before 31 December 2009, Sunshine 100 Group would have the right to redeem the 75%
shareholding in Liaoning Sunshine 100 and other investments made by Riverside under the
Original Liaoning Sunshine 100 Investment Agreements at a call price which should equal to
the total investments made by Riverside under the Original Liaoning Sunshine 100 Investment
Agreements plus an amount necessary to produce an annual rate of return of 15% over the
total investments plus the 25% of the total profits of Liaoning Sunshine 100 during the periods
Riverside holds the 75% shareholding in Liaoning Sunshine 100, but the call price should be cap
at an amount production an annual rate of return of 30% over the total investments (the “Original

Call Option”). This Original Call Option was exercisable during the year ended 31 December 2010.

(v)  Original Liability Component
The 75% shareholding in Liaoning Sunshine 100 held by Riverside has been accounted for as a
liability as the Original Put Option contains an obligation for Sunshine 100 Group to purchase such
shareholding. In addition to this 75% shareholding in Liaoning Sunshine 100, Riverside provided
other loans as follows (collectively referred as the “Original Liability Component”):

° On 10 May 2007, Riverside entered into a loan agreement with Liaoning Sunshine 100,
pursuant to which Riverside provided a loan of USD49,000,000 to Liaoning Sunshine 100.
This loan bears an interest rate at 6.5% per annum with a maturity date on 31 January 2011.

o On 21 November 2007, Riverside made a payment of USD10,000,000 to Oceanic, a related
party of the Company, on behalf of the Company. This loan is interest-free and has no

specified maturity date.

° On 8 February 2008, Riverside entered into a loan agreement with Sunmode, pursuant to
which Riverside provided a loan of USD21,677,160 to Sunmode. This loan is interest-free

with a maturity date on 8 February 2011.

The total investments made by Riverside under the Original Liaoning Sunshine 100 Investment
Agreements have been accounted for as a combined hybrid financial instrument, containing the
derivative components (Original Conversion Right, Original Warrant, Original Put Option and Original
Call Option) and the Original Liability Component. The combined hybrid financial instrument has been

designated by the Group as financial liability measured at fair value through profit and loss.
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21 LOANS AND BORROWINGS (Continued)
(@) Loans from Riverside (Continued)
Revised Liaoning Sunshine 100 Investment Agreements
Based on the Revised Liaoning Sunshine 100 Investment Agreements, the rights and obligations under
the Original Liaoning Sunshine 100 Investment Agreements were lapsed and the parties to the Revised
Liaoning Sunshine 100 Investment Agreements have the following revised rights and obligations:

() Revised Conversion Right

The Company issued a convertible note (the “CN”) with face value of RMB800,000,000 to
Riverside Group on 31 December 2010. If a qualified initial public offering of the Company (the
“new IPO”), as defined in the Revised Liaoning Sunshine 100 Investment Agreements, occurs
before 30 June 2012, the CN will be automatically converted into ordinary shares of the Company,
would constitute at least of 5.01% (the conversion price is subjected to one-time downward
adjustment according to the equity market capitalization of the Company immediately prior before
the new IPO) of the Company’s share capital (the “Revised Conversion Right”), on a fully diluted
basis. If the new IPO occurs during the period from 30 June 2012 to 31 December 2012, holder
of the CN shall has the right to request (i) a redemption at USD equivalent of RMB800,000,000
or (i) conversion of the CN into ordinary shares of the Company, which shall constitute at least
5.01% of the Company’s share capital on a fully diluted basis. If the new IPO fails to occur
by 31 December 2012 or upon occurrence of any material breach to the Revised Liaoning
Sunshine 100 Investment Agreements, the Company shall pay to holder of CN USD equivalent of
RMB800,000,000 within 30 days.

(i) Revised Warrant
Upon the completion of the new IPO, the Company shall issue to Riverside’s holding companies
a warrant to purchase 2.5% of the Company’s securities outstanding on the stock exchange, as
calculated immediately following the new IPO on a fully-diluted basis (the “Revised Warrant”). The
Revised Warrant shall have an exercise price equal to the new IPO price, and shall expire two
years following the new IPO.

(i) Revised Liability Component
Pursuant to the Revised Liaoning Sunshine 100 Investment Agreements, the liability component
has been fixed at USD equivalent of RMB800,000,000 (the “Revised Liability Component”)
and should be settled during the year ended 31 December 2011 based on a fixed repayment
schedule. The amount was not settled as of the maturity date and was subsequently modified in
the Further Revised Liaoning Sunshine 100 Investment Agreements.
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21 LOANS AND BORROWINGS (Continued)
(@) Loans from Riverside (Continued)

Revised Liaoning Sunshine 100 Investment Agreements (Continued)

(i) Revised Liability Component (Continued)
The rights and obligations under the Revised Liaoning Sunshine 100 Investment Agreements
have been accounted for as a combined hybrid financial instrument, containing the derivative
components (the Revised Conversion Right, the Revised Warrant and the Revised Put Option) and
the Revised Liability Component. The combined hybrid financial instrument has been designated
by the Group as financial liability measured at fair value through profit and loss.

Upon the recognition of the Revised Liaoning Sunshine 100 Investment Agreements at its effective
date, the Original Liaoning Sunshine 100 Investment Agreements were derecognized and the
carrying amount of RMB1,527,380,000 was credited to profit or loss accordingly.

Further Revised Liaoning Sunshine 100 Investment Agreements

Based on the Further Revised Liaoning Sunshine 100 Investment Agreements, the rights and
obligations under the Revised Liaoning Sunshine 100 Investment Agreements were amended and the
parties to the Further Revised Liaoning Sunshine 100 Investment Agreements have the following revised

rights and obligations:

() Further Revised Warrant
The terms regarding the warrant under the Further Revised Liaoning Sunshine 100 Investment

Agreements (“Further Revised Warrant”) remained the same as the Revised Warrant.

(i) Further Revised Liability Component
The Company shall repay the CN principal of RMB800,000,000 based on agreed payment
schedule and shall pay interest to Riverside in an amount equal to an IRR at an annual rate of 16%
accrued on the CN principal. Subject to certain conditions, if an IPO (the “Rescheduled IPO”) is
completed prior to 30 June 2014, any and all amount outstanding before the Rescheduled IPO,
multiplied by 117.65%, shall be automatically converted into fully ordinary shares of the Company
at the IPO price (the “Further Revised Liability Component”).
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21 LOANS AND BORROWINGS (Continued)
(@) Loans from Riverside (Continued)
Further Revised Liaoning Sunshine 100 Investment Agreements (Continued)
The rights and obligations under the Further Revised Liaoning Sunshine 100 Investment Agreement
have been accounted for as a combined hybrid financial instrument and the combined hybrid financial
instrument has been designated by the Group as financial liability measured at fair value through profit

and loss.

Upon the recognition of the Further Revised Liaoning Sunshine 100 Investment Agreements at its
effective date, the Revised Liaoning Sunshine 100 Investment Agreements were derecognized and the

carrying amounts of RMB824,549,000 was credited to profit or loss accordingly.

Third Revised Liaoning Sunshine 100 Investment Agreements

Based on the Third Revised Liaoning Sunshine 100 Investment Agreements, the rights and obligations
under the Further Revised Liaoning Sunshine 100 Investment Agreements were amended and the
parties to the Third Revised Liaoning Sunshine 100 Investment Agreements have the following revised

rights and obligations:

() Third Revised Liability Component
The Company shall repay the CN principal of RMB800,000,000 based on agreed payment
schedule and shall pay interest to Riverside in an amount equal to an IRR at an annual rate of
16% accrued on the CN principal. Subject to certain conditions, if an IPO (the “Qualified IPO”) is
completed prior to 31 December 2014, 50% of any and all amount outstanding multiplied by a
percentage (the “IPO percentage”), as set out below, plus RMB20,000,000 shall be repaid by the
Company within 30 days after the Qualified IPO and the remaining 50% of any and all amount
outstanding multiplied by the Restoration percentage shall be automatically converted into fully
ordinary shares of the Company at the IPO price (the “Third Revised Liability Component”). The

IPO percentages are set out as below:

(@ If the Qualified IPO is completed on or prior to 31 December 2013, the Restoration
percentage is 117.65%;

(b) If the Qualified IPO is completed on or prior to 30 June 2014, the Restoration percentage is
125%;

(c) If the Qualified IPO is completed on or prior to 31 December 2014, the Restoration
percentage is 133.33%.
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21 LOANS AND BORROWINGS (Continued)
(@) Loans from Riverside (Continued)
Third Revised Liaoning Sunshine 100 Investment Agreements (Continued)
The rights and obligations under the Third Revised Liaoning Sunshine 100 Investment Agreement
have been accounted for as a combined hybrid financial instrument and the combined hybrid financial
instrument has been designated by the Group as financial liability measured at fair value through profit

and loss.

Upon the recognition of the Third Revised Liaoning Sunshine 100 Investment Agreements at its effective
date, the Further Revised Liaoning Sunshine 100 Investment Agreements were derecognized and the

carrying amounts of RMB672,583,000 was credited to profit or loss accordingly.

Fair values of the derivative components and the liability component under the Original Liaoning
Sunshine 100 Investment Agreements, the Revised Liaoning Sunshine 100 Investment Agreements,
the Further Revised Liaoning Sunshine 100 Investment Agreements and the Third Revised Liaoning
Sunshine 100 Investment Agreements were valued by the directors with reference to the valuation
reports issued by Jones Lang LaSalle Corporate Appraisal and Advisory Limited, an independent
qualified valuer, using the Trinomial option pricing model, Black-Scholes model and discounted cash

flow method. Key assumptions and variables used in the valuation are as follow:

2013 2012
RMB’000 RMB’000

Total business value of the Group

at the measurement date (RMB’000) not applicable 9,700,000
Expected volatility not applicable 40.77%
Discount rate 22% 22.87%
Time to maturity 1 year 2 year
Dividend yield 0% 0%
Risk-free interest rate 4.28% 3.05%

For the year ended 31 December 2013, changes in credit risk led to a decrease of RMB924,000 (2012:
RMB7,459,000), on the changes in the fair value of the loans from Riverside.
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21 LOANS AND BORROWINGS (Continued)

(b) Loans from Hangzhou Industrial and Commerce Trust

RMB000

At 1 January 2013 -

Proceeds 15,000
Fair value adjustment charged to profit or loss 4(a) 22,285
At 31 December 2013 37,285

The Yantai loans from Hangzhou Industrial and Commerce Trust have been provided in two batches as

follows:

(@ Hangzhou Industrial and Commerce Trust lent loans amounting to RMB185,000,000 and
RMB200,000,000 to Yantai Sunshine 100 in March and June 2013, respectively. The loan
bears interests at 14.6% per annum and will be matured on 25 March 2015 and 6 June 2015,
respectively.

(b)  30% shareholding of Yantai Sunshine 100 (the “30% Yantai Sunshine 100 Shareholding”) was
transferred from the Group to Hangzhou Industrial and Commerce Trust at a consideration of

RMB15,000,000.

Pursuant to the Cooperation Agreement I, the Group and Hangzhou Industrial and Commerce Trust
reached follow agreements as detailed below:

(@ Yantai Sunshine 100 or the Group has a right to early repay the loans amounted to
RMB385,000,000 from the 13th month at the principal plus the outstanding interests.

(b)  The Group has a call option to purchase 20% Yantai Sunshine 100 Shareholding in the first year at
variable considerations as detailed below:

— If the call option was exercised and the principal was repaid at the maturity date, the
consideration would be RMB10,000,000 plus a 15% annual rate of return;

— If the call option was exercised and the principal was repaid early, the consideration would
be RMB10,000,000 plus a 18% annual rate of return.
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21 LOANS AND BORROWINGS (Continued)
(b) Loans from Hangzhou Industrial and Commerce Trust (Continued)
()  The Group has a call option to purchase 10% Yantai Sunshine 100 Shareholding after the first

year before the maturity date at variable considerations as detailed below:

— If the call option was exercised and the principal was repaid at the maturity date, the
consideration would be the consideration would be (i) the fair value of Yantai Sunshine
100 at the date of settlement, if the fair value was higher than RMB5,000,000 plus a 20%
annual rate of return but lower than RMB400,000,000 plus a 18% annual rate of return
deducting repaid loans and interests and the of acquisition back of the 20% Yantai Sunshine
100 Shareholding or (i) RMB5,000,000 plus a 20% annual rate of return, if the fair value of
Yantai Sunshine 100 was lower than RMB5,000,000 plus a 20% annual rate of return, or
(i) RMB400,000,000 plus a 18% annual rate of return deduct repaid loans and interests, if
the fair value was higher than RMB400,000,000 plus a 18% annual rate of return deducting
repaid loans and interests and the consideration of acquisition back of the 20% Yantai
Sunshine 100 Shareholding;

— If the call option was exercised and the principal was repaid early, the consideration would
be RMB5,000,000 plus a 40% annual rate of return.

(d) If the Group has not exercised the call option in the first year, the consideration to purchase back
the 30% Yantai Sunshine 100 Shareholding would be:

— If the Group purchased back the 30% Yantai Sunshine 100 Shareholding at the maturity
date, the consideration would be (i) the fair value of Yantai Sunshine 100 at the date of
settlement, if the fair value was higher than RMB15,000,000 plus a 20% annual rate of return
but lower than RMB400,000,000 plus a 18% annual rate of return deducting repaid loans
and interests or (i) RMB15,000,000 plus a 20% annual rate of return, if the fair value of
Yantai Sunshine 100 was lower than RMB15,000,000 plus a 20% annual rate of return, or
(i) RMB400,000,000 plus a 18% annual rate of return deduct repaid loans and interests, if
the fair value was higher than RMB400,000,000 plus a 18% annual rate of return deducting
repaid loans and interests;

— If the Group purchased back the 30% Yantai Sunshine 100 Shareholding before the maturity
date, the consideration would be RMB15,000,000 plus a 40% annual rate of return.
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21 LOANS AND BORROWINGS (Continued)
(b) Loans from Hangzhou Industrial and Commerce Trust (Continued)
The Yantai loans from Hangzhou Industrial and Commerce Trust were accounted for as a combined
hybrid financial instrument, containing the derivative component and the liability component. The liability

component were designated by the Group as financial liability at fair value through profit and loss.

Fair values of the derivative components and the liability component under the Cooperation Agreement
Il were valued by the directors with reference to the valuation reports issued by CBRE, using the
Binomial tree model. Key assumptions and variables used in the valuation are as follows:

] 2013

Total business value at the measurement date (RMB’000) 121,180
Expected volatility 43.53%
Discount rate 4.39%
Time to maturity 2.5 years
Dividend yield 0%
Risk-free interest rate 4.39%
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21 LOANS AND BORROWINGS (Continued)

(c) The Group’s and the Company’s long-term loans and borrowings comprise:

2013 2012
RMB’000 RMB’000
The Group
Loans at fair value through profit or loss:
Loans from Riverside 587,196 933,475
Loans from Hangzhou Industrial and Commerce Trust 37,285 —
Subtotal ... 624481 933475
Loans and borrowings at amortized cost:
Bank loans — secured 4,111,625 3,363,659
Loans from other financial institutions — secured 5,999,737 4,008,994
Loans from third parties
— secured 70,000 137,131
— unsecured 693,732 30,000
Suosotal o ........._10875004 7.539784
Less: Current portion of long-term loans and borrowings:
Loans from Riverside 587,196 933,475
Bank loans 1,104,767 2,358,361
Loans from other financial institutions 1,006,000 1,601,864
Loans from third parties 49,877 137,131
Subtotal e R o
8,751,735 3,442,428

s
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21 LOANS AND BORROWINGS (Continued)

(c) The Group’s and the Company’s long-term loans and borrowings comprise: (Continued)

2013 2012
RMB’000 RMB’000

The Company
JLoansfrom Riverside . D 983475

Loans and borrowings at amortized cost:
Bank loans — secured - 524,303

Less: Current portion of long-term loans and borrowings:

Loans from Riverside 587,196 933,475
Bank loans - 524,303
Sub-total 587,196 1,457,778

(d) The Group’s and the Company’s short-term loans and borrowings comprise:

2013 2012
Note RMB’000 RMB’000

The Group
Loans and borrowings at amortized cost:
Bank loans
— secured 1,495,500 1,085,452
Loans from other financial institutions
— secured 230,000 209,800
Loans from related parties 28(b)
— secured - 154,070
— unsecured 20,817 80,817
Loans from third parties
— secured 20,000 46,053
— unsecured 536,145 145,001
Subdtotal ... 230242 1,721,198
Current portion of long-term loans and borrowings 2,747,840 5,030,831

5,050,302 6,752,024
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LOANS AND BORROWINGS (Continued)

(d)

(e)

The Group’s and the Company’s short-term loans and borrowings comprise: (Continued)

2013 2012
RMB’000 RMB’000
The Company
Loans and borrowings at amortized cost:
Bank loans
— secured 1,153,000 99,952
Loans from related parties
— secured - 134,070
Subtotal 1153000 284022
Current portion of long-term loans and borrowings 587,196 1,457,778
1,740,196 1,691,800

The Group’s and the Company’s effective interest rates per

at amortized cost are as follows:

The Group

Long-term

Bank loans

Loans from other financial institutions
Loans from third parties

Short-term

Bank loans

Loans from other financial institutions
Loans from related parties

Loans from third parties

annum on loans and borrowings

2013 2012

6.15%-10.46%
7.12%-14.64%
6.15%-15.00%

3.00%-13.00%

12.00%
3.50%-10.00%
6.15%-18.00%

2.83%-10.64%
11.00%-16.00%
10.00%-15.00%

3.50%-11.00%
17.40%
3.00%-10.00%
12.00%-20.00%

The Company
Long-term
Bank loans

Short-term
Bank loans
Loans from related parties

3.00%-3.50%

2.83%-3.09%

3.50%
3.50%
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21 LOANS AND BORROWINGS (Continued)

(f) The Group’s and the Company’s loans and borrowings are repayable as follows:

2013 2012
RMB’000 RMB’000

The Group
JWithin 1 yearorondemand ... DOURRRESIOS0S08s 6,752,024
After 1 year but within 2 years 6,660,724 2,021,755
After 2 years but within 5 years 1,961,537 331,743
After 5 years 129,474 1,088,930
D PP L. s N 3,442,428
13,802,037 10,194,452
The Company
Within 1 year or on demand 1,740,196 1,691,800

(g) The following items were pledged and entities or individuals provided guarantees to secure
and guarantee certain loans and borrowings granted to the Group and the Company at each

balance sheet date:

(i) 2013 2012
Note RMB’000 RMB’000

The Group
Property and equipment 11(b) 283,351 306,421
Investment properties 12(c) 1,331,041 559,917
Properties under development and completed

properties held for sale 16(d) 5,050,248 4,724,893
Restricted deposits 19 1,542,147 1,312,261

8,206,787 6,903,492

The Company
As at 31 December 2013, bank loans of the Company were secured by restricted deposits of Sunshine 100
Group of RMB1,153,000,000 (2012: RMB661,130,000).
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21 LOANS AND BORROWINGS (Continued)

(9)

(h)

The following items were pledged and entities or individuals provided guarantees to secure
and guarantee certain loans and borrowings granted to the Group and the Company at each
balance sheet date: (Continued)

(i) As at 31 December 2013, loans and borrowings amounted to RMB3,802,097,000 (2012:
RMB3,712,626,000), were secured by a charge over the shares of 9 subsidiaries of the Group,
Hubei Sunshine 100, Yingda Weihua, Sunshine 100 Hunan, Chang Jia International, Liaoning
Sunshine 100, Wuxi Suyuan, Weifang Sunshine 100, Yantai Sunshine 100 and Chongging
Sunshine 100.

(i) As at 31 December 2013, loans amounted to RMB280,000,000 (2012: RMB1,080,791,000), were
guaranteed by Mr. Yi Xiaodi, the Chairman of the Group, and Ms. Xu Yunxia, the spouse of Mr. Yi
Xiaodi.

The Group has defaulted in the repayment of loans and borrowings as follows:

2013 2012
RMB’000 RMB’000

Loan from Chongging
Yuneng Wanyi

— Principal payables 20,817 20,817
— Interest payables 233 233
21,050 21,050

The loan from Chongging Yuneng Wanyi was not duly settled as the Group is in the process of
negotiating certain transactions with the related party. It will be settled together with the mentioned

transactions.

() As at 31 December 2013, loans and borrowings amounted to RMB215,180,000 (2012:
RMB97,000,000) were reclassified as loans and borrowings payable on demand as certain
subsidiaries of the Group breached certain loan covenants which permitted the lender to demand
immediate repayments.

s
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22 TRADE AND OTHER PAYABLES

2013 2012
Note RMB’000 RMB’000

The Group
Trade payables (i) 3,640,885 2,651,627
Amounts due to related parties 28(b) 69,165 582,831
Other payables 1,034,500 1,375,104
Financial liabilities measured at amortized cost 4,744,550 4,509,562
Receipts in advance 18,995 19,081
Other taxes payable 104,828 85,003
4,868,373 4,613,646
Less: non-current portion of trade payables 1,026,440 768,558
non-current portion of other payables (i) 104,824 104,824
Subtotal 1131264 873382
3,737,109 3,740,264
Notes:

()  The ageing analysis of trade payables based on due date is as follows:

2013 2012
RMB’000 RMB’000

Due within 1 year or on demand 2,614,445 1,783,069
Due after 1 year but within 2 years 717,959 355,764
Due after 2 years but within 5 years 308,481 412,794

3,640,885 2,551,627

(i) The non-current portion of other payables represented the consideration payables for acquisition of
subsidiaries. As at 31 December 2013, RMB104,824,000 (2012: RMB104,824,000) were pledged by
the 100% equity interest of Lofty Talent and Eminent Star, and the 55% equity interest of Chang Jia,
and will be due in 2016.

162 Sunshine 100 China Holdings Ltd



Notes to the Financial Statements

23 SALES DEPOSITS — THE GROUP

Sales deposits represented proceeds received on property unit sales that have not been recognized as

revenue in accordance with the Group’s revenue recognition policy.

24 CAPITAL, RESERVES AND DIVIDENDS

(a)

(b)

(c)

Movements in components of equity

The reconciliation between the opening and closing balances of each component of the Group’s

consolidated equity is set out in the consolidated statements of changes in equity. Details of the

changes in the Company’s individual components of equity between the beginning and the end of the

year are set out below:

The Company:

Accumulated

Share capital losses Total
RMB’000 RMB’000 RMB’000
Note 24(c)

At 1 January 2012 376 (710,776) (710,400)
Loss and total comprehensive income for the year — (274,813) (274,813)
AU81December2012 876 (985589) (985213
At 1 January 2013 376 (985,589) (985,213)
Loss and total comprehensive income for the year - (128,709) (128,709)
At 31 December 2013 376 (1,114,298) (1,113,922)

Dividends

The Company did not declare any dividends for the years ended 31 December 2013 and 2012.

Share capital

As at 31 December 2013, the authorized, issued and paid share capital of the Company represented

50,000 ordinary shares of par value USD1.00 each.

s

2013 Annual Report 163



Notes to the Financial Statements

24 CAPITAL, RESERVES AND DIVIDENDS (Continued)
(d) Nature and purpose of reserves

(i) General reserve fund
Pursuant to the Articles of Association of the Company’s subsidiaries in the PRC, appropriations
to the general reserve fund were made at a certain percentage of profit after taxation determined
in accordance with the accounting rules and regulations of the PRC. The percentage for this
appropriation was decided by the directors of the subsidiaries. This reserve fund can be utilized
in setting off accumulated losses or increasing capital of the subsidiaries and is non-distributable
other than in liquidation.

(iij)  Fair value reserve
The fair value reserve represents the cumulative net change in the fair value of available-for-sale
investment products held by the Group net of deferred tax, which is dealt with in accordance with
the accounting policies set out in Notes 1(f) and 1(K).

(iii) Property revaluation reserve
The property revaluation reserve has been set up and is dealt with in accordance with the
accounting policies adopted for investment properties transferred from property and equipment in
Note 1(h).

(e) Distributability of reserves
There was no reserve available for distribution to equity shareholders of the Company as at 31
December 2013 and 2012.

(ff) Capital management
The Group’s primary objectives when managing capital are to safeguard the Group’s ability to continue
as a going concern, so that it can fund its development and construction of real estate properties, and
continue to provide returns for equity shareholders, by pricing properties commensurately with the level
of risk and by securing access to finance at a reasonable cost.

The Group actively and regularly reviews and manages its capital structure to maintain a balance
between the higher equity shareholder returns that might be possible with higher levels of borrowings
and the advantages and security afforded by a sound capital position, and makes adjustments to the
capital structure in light of changes in economic conditions.

Consistent with industry practice, the Group monitors its capital structure on the basis of a gearing
ratio, which was unchanged during the year, as defined by the Group, being the total of loans and
borrowings divided by the total assets. As at 31 December 2013, the gearing ratio of the Group was
49.46% (2012: 45.29%).
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25 EMPLOYEE BENEFIT PLAN
The Group participates in a defined contribution retirement scheme established by the relevant local
government authorities for its staff. The Group was required to make contributions to the retirement scheme

at 14% to 20% of the gross salaries of its staff.

The Group has no other obligation for the payment of post-retirement benefits beyond the contributions

described above.

26 COMMITMENTS AND CONTINGENT LIABILITIES
(@) Capital commitments
As at 31 December 2013 and 2012, the Group has the following commitments in respect of properties

under development and investment properties under construction not provided for in the financial

statements:
2013 2012
RMB’000 RMB’000
Contracted for 2,152,759 1,915,283
Approved but not contracted for 4,232,463 4,251,503

6,385,222 6,166,786

The Group’s share of its associates’ own capital commitment, which is not included above, is as

follows:
2013 2012
RMB’000 RMB’000
Contracted for 81,205 97,630
Approved but not contracted for 169,936 39,543

251,141 137,173
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26 COMMITMENTS AND CONTINGENT LIABILITIES (Continued)

(b)

(c)

(d)

(e)

Operating lease commitments
As at 31 December 2013, the total future minimum lease payments under non-cancellable operating

leases are payable as follows:

2013 2012
RMB’000 RMB’000

Within 1 year 15,275 23,699
After 1 year but within 5 years 28,489 47,153
After 5 years 17,325 17,360
61,089 88,212

Guarantees

The Group has entered into agreements with certain banks with respect to mortgage loans provided
to buyers of property units. The Group has given guarantees on mortgage loans provided to the
buyers by these banks. The guarantees will be released when the property title deeds are pledged
to banks as security for the respective mortgage loans, which generally take place within two years
after the property units are delivered to the buyers. The total amounts of mortgages outstanding
which are guaranteed by the Group, were RMB4,349,233,000 as at 31 December 2013 (2012:
RMB3,041,527,000).

Warranty against defects of properties

Properties purchased by buyers are provided with various warranties of term between one to five years
against certain defects as stipulated in the relevant PRC laws and regulations, and these warranties are
covered by back-to-back warranties provided by the relevant contractors of the projects.

Legal contingencies

The Group is a defendant in certain lawsuits as well as the named party in other proceedings arising
in the normal course of business. While the outcomes of such contingencies, lawsuits or other
proceedings cannot be determined at present, the directors believe that any resulting liabilities will not
have a material adverse impact on the financial position, liquidity, or operating results of the Group.
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26 COMMITMENTS AND CONTINGENT LIABILITIES (Continued)
(f) Investment properties and properties held for sale
The Group leases out investment properties under operating leases. The leases typically run for an initial
period of 1 to 20 years, with an option to renew the lease after that date at which time all terms are

renegotiated.

The Group’s total future minimum lease payments under non-cancellable operating leases are

receivable as follows:

2013 2012
RMB’000 RMB’000

Within 1 year 76,280 38,538
After 1 year but within 5 years 292,142 149,359
After 5 years 486,782 253,862

855,204 441,759

27 FINANCIAL RISK MANAGEMENT AND FAIR VALUES
Exposure to credit, liquidity, interest rate and currency risks arises in the normal course of the Group’s
business. The Group’s exposure to these risks and the financial risk management policies and practices

used by the Group to manage these risks are described below.

(@) Credit risk
The Group’s credit risk is primarily attributable to trade and other receivables. Management has a credit

policy in place and the exposures to these credit risks are monitored on an ongoing basis.

Credit evaluations are performed on all customers requiring credit over a certain amount. The Group
generally would not release the property ownership certificates to the buyers before the buyers finally
settle the selling price.

The Group’s exposure to credit risk is influenced mainly by the individual characteristics of each
customer rather than the industry or country in which the customers operate and therefore significant
concentrations of credit risk primarily arise when the Group has significant exposure to individual
customers. The receivable from the Group’s largest customer accounted for 21.21% of total trade and
other receivables as at 31 December 2013 (2012: 18%).
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27 FINANCIAL RISK MANAGEMENT AND FAIR VALUES (Continued)
(@) Credit risk (Continued)
The maximum exposure to credit risk without taking account of any collateral held is represented by the
carrying amount of each financial asset, including derivative financial instruments, in the balance sheets
after deducting any impairment allowance. Except for the financial guarantees given by the Group as
set out in Notes 21(g) and 26(c), the Group does not provide any other guarantees which would expose
the Group to credit risk. The maximum exposure to credit risk in respect of these financial guarantees at

the balance sheet date is disclosed in Notes 26(c) and 28(d).

Further quantitative disclosures in respect of the Group’s exposure to credit risk arising from trade and

other receivables are set out in Note 18.

(b) Liquidity risk
Historically, the Group relied to a great extent on proceeds received from pre-sale of property units
(sold in advance of the completion of the real estate projects) to fund its development and construction
of real estate projects. As there is no assurance that proceeds received from future pre-sales of the
Group’s current real estate projects will be sufficient to meet the Group’s needs, the Group’s operating
plan requires it to raise additional funds to finance the development and construction of its current
real estate projects. If the Group is unable to raise additional equity or debt financing, the Group’s

expansion plans and operations might need to be curtailed.

Sunshine 100 Group is responsible for the Group’s overall cash management and the raising of
borrowings to cover expected cash demands. The Group’s policy is to regularly monitor current and
expected liquidity requirements and its compliance with lending covenants, to ensure that it maintains
sufficient reserves of cash and adequate committed lines of funding from major financial institutions to

meet its liquidity requirement in the short and longer term.
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27 FINANCIAL RISK MANAGEMENT AND FAIR VALUES (Continued)

(b)

Liquidity risk (Continued)

The following table details the remaining contractual maturities at the balance sheet dates of the
Group’s financial liabilities which are based on contractual undiscounted cash flows (including interest

payments computed using contractual rates or, if floating, based on rates current at the balance sheet

dates) and the earliest date the Group can be required to pay:

Within

1 year or
on demand
RMB’000

The Group
At 31 December 2013

Loans and borrowings

Contractual undiscounted cash outflow

More than
1 year but
less than

2 years
RMB’000

More than
2 years but
less than

5 years
RMB’000

More than
5 years Total
RMB’000 RMB’000

Balance
sheet
carrying
amount
RMB’000

— Long-term 3,614,297 7,138,884 2,423,136 196,351 13,372,668 11,499,575
— Short-term 2,348,668 - - - 2,348,668 2,302,462
Contract retention payables 54,380 113,639 96,073 - 264,092 264,092
Financial liabilities measured at
amortized cost 3,613,286 717,959 413,305 - 4,744,550 4,744,550
9,630,631 7,970,482 2,932,514 196,351 20,729,978 18,810,679
At 31 December 2012
Loans and borrowings
— Long-term 5,193,267 2,458,611 783,974 1,215,421 9,651,273 8,473,259
— Short-term 1,809,190 - - - 1,809,190 1,721,193
Contract retention payables 63,490 55,393 62,189 341 181,413 181,413
Financial liabilities measured at
amortized cost 3,636,180 355,764 517,618 - 4,509,562 4,509,562
10,702,127 2,869,768 1,363,781 1,215,762 16,151,438 14,885,427
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27 FINANCIAL RISK MANAGEMENT AND FAIR VALUES (Continued)
(b) Liquidity risk (Continued)
Contractual undiscounted cash outflow
More than More than Balance

Within 1yearbut 2 years but sheet

1 year or less than less than More than carrying

on demand 2 years 5 years 5 years Total amount
RMB’000 RMB’000 RMB’000 RMB’000 RMB’000 RMB’000

The Company
At 31 December 2013

Loans and borrowings

— Long-term 466,735 - - - 466,735 587,196
— Short-term 1,162,262 - - - 1,162,262 1,153,000

Financial liabilities measured at
amortized cost 117,911 - - - 117,911 117,911
1,746,908 - - - 1,746,908 1,858,107

At 31 December 2012

Loans and borrowings

— Long-term 1,224,561 135,000 — - 1,359,561 1,457,778
— Short-term 240,277 - - - 240,277 234,022
Financial liabilities at amortized cost 45,250 - - - 45,250 45,250
1,510,088 135,000 - - 1,645,088 1,737,050
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27 FINANCIAL RISK MANAGEMENT AND FAIR VALUES (Continued)

(c)

Interest rate risk

The interest rates of the Group’s loans and borrowings are disclosed in Note 21(e). The annual interest
rates of the Group’s deposits at bank ranged from 0.35% to 2.85% as at 31 December 2013 and
2012.

The interest rate profile of the Group’s interest-bearing financial instruments was:

The Group The Company

2012 2012
RMB’000 RMB’000

Fixed rate instruments
Loans and borrowings at
amortized cost 7,422,584 4,770,506 - —

Variable rate instruments
Loans and borrowings at
amortized cost 5,754,972 4,490,471 1,153,000 758,325

As at 31 December 2013, it is estimated that a general increase/decrease of 100 basis points in interest
rates for loans and borrowings, with all other variables held constant, would decrease/increase the
Group’s profit after tax and retained profits by approximately RMB15,079,000 (2012: RMB8,988,000),
and would increase/decrease the Group’s properties under development and completed properties
held for sale, investment properties, property and equipment and land development for sale, by
approximately RMB37,444,000 (2012: RMB32,921,000).

The sensitivity analysis above has been determined assuming that the change in interest rates had
occurred at the balance sheet dates and had been applied to the exposure to interest rate risk for non-
derivative financial instruments in existence at the balance sheet dates. The analysis is performed on
the same basis for 2012.
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27 FINANCIAL RISK MANAGEMENT AND FAIR VALUES (Continued)
(d) Currency risk
RMB is not freely convertible into foreign currencies. All foreign exchange transactions involving RMB
must take place through The People’s Bank of China (“PBOC”) or other institutions authorized to
buy and sell foreign exchange. The exchange rate adopted for the foreign exchange transactions
are the rates of exchange quoted by the PBOC that would be subject to a managed float against an

unspecified basket of currencies.

Foreign currency payments, including the remittance of earnings outside the PRC, are subject to the
availability of foreign currency (which depends on the foreign currency denominated earnings of the

Group) or must be arranged through the PBOC with government approval.

All the revenue-generating operations of the Group are transacted in RMB. The Group is exposed
to foreign currency risk on cash and cash equivalents denominated in currencies other than RMB.
Depreciation or appreciation of the RMB against foreign currencies can affect the Group’s results.

As at 31 December 2013 and 2012, no significant assets or liabilities was denominated in a currency
other than the functional currency of the entity to which they relate and, therefore, any increase or
decrease in foreign exchange rate against functional currency, assuming such change had occurred
as at 31 December 2013 and 2012, would not have a significant impact on the Group’s results of
operation and financial position.

(e) Fair values
(i)  Financial assets and liabilities measured at fair value
Fair valued hierarchy
The following table presents the fair value of financial instruments measured at the balance sheet
dates on a recurring loans, categorised into the three level fair value hierarchy as defined in
IFRS 13, Fair value measurement. The level into which a fair value measurement is classified is
determined with reference to the observability and significance of the inputs used in the valuation
technique as follows:

o Level 1 valuations: Fair value measured using only Level 1 inputs i.e. unadjusted quoted
prices in active markets for identical assets or liabilities at the measurement date;

o Level 2 valuations: Fair value measured using Level 2 inputs i.e. observable inputs which

fail to meet Level 1, and not using significant unobservable inputs. Unobservable inputs are

inputs for which market data are not available;
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27 FINANCIAL RISK MANAGEMENT AND FAIR VALUES (Continued)
(e) Fair values (Continued)
(i)  Financial assets and liabilities measured at fair value (Continued)
Fair valued hierarchy (Continued)

° Level 3 valuations: Fair value measured using significant unobservable inputs.

The Group has a team headed by the finance manager who is responsible for engaging external
valuers to perform valuations for the financial instruments, including unlisted available for-sale
investment and loans at fair value through profit or loss which are categorised into Level 3 of the
fair value hierarchy. The team reports directly to the chief financial officer. A valuation report with
analysis of changes in fair value measurement is prepared by the external valuers at each interim
and annual reporting date, and is reviewed and approved by the chief financial officer. Discussion
of the valuation process and results with the chief financial officer is held twice a year, to coincide

with the reporting dates.

The Group The Company

2012 2012
RMB’000 RMB’000

Recurring fair value measurements
Level 3
Liabilities

Loans at fair value through profit or loss:

— Loans from Riverside 21(a) 587,196 938,475 587,196 938,475

— Loans from Hangzhou Industrial
and Commerce Trust 21(b) 37,285 - - -
624,481 933,475 587,196 933,475
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27 FINANCIAL RISK MANAGEMENT AND FAIR VALUES (Continued)
(e) Fair values (Continued)
(i) Financial assets and liabilities measured at fair value (Continued)
Information about Level 3 fair value measurements
Year ended 31 December 2013

Significant
Valuation unobservable Weighted
techniques inputs Range average
Loans at fair value through
profit or loss
— Loans from Riverside Discounted Expected volatility — not applicable not applicable

cash flow method

— Loans from Hangzhou Binomia Tree model Expected volatility ~— 27.91% to 68.46% 44.08%

Industrial and Commerce Trust

Year ended 31 December 2012
Significant

Valuation unobservable Weighted

techniques inputs average

Loans at fair value through
profit or loss
— Loans from Riverside Black-Scholes Expected volatility ~ 33.20% to 45.51%  40.36%
model/
discounted cash

flow method

The fair value of Loans from Riverside is determined using discounted cash flow method and
the significant unobservable input used in the fair value measurement is expected volatility. The
fair value measurement is positively correlated to the expected volatility. For the years ended 31
December 2013 and 2012, it is estimated that with all other variables held constant, an increase/

decrease in the expected volatility by 1% would have no material impact on the Group’s net profit.
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27 FINANCIAL RISK MANAGEMENT AND FAIR VALUES (Continued)

(e) Fair values (Continued)

0]

Financial assets and liabilities measured at fair value (Continued)

Information about Level 3 fair value measurements (Continued)

The fair value of loans from Hangzhou Industrial and Commerce Trust is determined using
binomial tree model and the significant unobservable input used in the fair value measurement is
expected volatility. The fair value measurement is positively correlated to the expected volatility.
For the years ended 31 December 2013 and 2012, it is estimated that with all other variables held
constant, an increase/decrease in the expected volatility by 1% would have no material impact on
the Group’s net profit.

The fair value of all derivative financial instruments is determined by using valuation techniques.
The Group uses its judgement to select a variety of methods and make assumptions that are
mainly based on market conditions existing at each balance sheet date. The methods, key
assumptions and variables used are disclosed in Notes 21(a) and 21(b).

During the year, the movement on the balances of level 3 fair value measurements is as follows:

Available-for-sale investment, unlisted:

2013 2012
RMB’000 RMB’000

At 1 January — 51,264
Acquisition 217,000 —
Change in fair value recognized in other - (1,264)

comprehensive income during the year
Proceeds from disposal (217,000) (60,000)

At 31 December — —
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27 FINANCIAL RISK MANAGEMENT AND FAIR VALUES (Continued)
(e) Fair values (Continued)
(i) Financial assets and liabilities measured at fair value (Continued)
Information about Level 3 fair value measurements (Continued)

Loans at fair value through profit or loss:

2013 2012
RMB’000 RMB’000

At 1 January 933,475 1,147,197

Proceeds 15,000 —

Change in fair value recognized in profit or loss 76,006 208,926
during the year

Repayment (400,000) (422,648)

At 31 December 624,481 933,475

(iij) Fair values of financial instruments carried at other than fair value
The carrying amounts of the Group’s financial instruments carried at cost or amortized cost are

not materially different from their fair value as at 31 December 2013 and 2012.
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28 MATERIAL RELATED PARTY TRANSACTIONS
(@) Transactions with related parties

The principal transactions which were carried out in the ordinary course of business are as follows:

2013 2012
RMB’000 RMB’000

Advances provided to/(received from)

— Associates 169,906 54,966
— Entities controlled by the 8 individuals 51,016 127,570
— Entities under control of Ms. Fan Xiaohua (60,929) 349,980
— Entities under significant influence of the 8 individuals (111,174) 2,519
— Entities under control of the key management (78,946) 15,151

personnel of the Group
— Member of the key management personnel 1,804 —

of the Group

Repayment of advances (from)/to

— Associates 133,905 14,783
— Entities controlled by the 8 individuals (473,573) 46,972
— Entities under control of Ms. Fan Xiaohua (255,064) 22,067
— Entities under significant influence of the 8 individuals 147,662 2,106
— Entities under control of the key management (78,529) (91,329)

personnel of the Group

— Member of the key management personnel of the Group - (20,000)

Loans received from
— Member of the key management personnel of the Group - 5,000

— Entities under control of Ms. Fan Xiaohua - 60,000

Loans repaid to
— Member of the key management personnel of the Group 20,000 —

— Entities under control of Ms. Fan Xiaohua 60,000 —

Interest repaid to
— An associate 677 2,751
— Member of the key management - 2,064

personnel of the Group

2013 Annual Report 177

1!,



Notes to the Financial Statements

28 MATERIAL RELATED PARTY TRANSACTIONS (Continued)

(@) Transactions with related parties (Continued)

Interest expense charged by
— An associate

— Member of the key management personnel of the Group

Consideration on disposal of a subsidiary

— Entity under control of Ms. Fan Xiaohua

Consideration on acquisition of an associate

— Entities controlled by the 8 individuals
Distribution to non-controlling interests
Payment of distribution to non-controlling interests

Rental charged by
— Entity under significant influence of the 8 individuals

Property management income charged to

— Entity under significant influence of the 8 individuals

Late payment penalty (reversed)/charged by
— Entity under significant influence of the 8 individuals

Rental charged to
— Entity under control of Ms. Fan Xiaohua

— Entity under significant influence of the 8 individuals

2013 2012
RMB’000 RMB’000

2,744 2,751
1,804 1,846
10,000 —
300,000 -
78,529 -
- 141,129

7,083 2,686
1,501 932
(21,668) 7,300
11,300 14,761
2,401 2,401
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28 MATERIAL RELATED PARTY TRANSACTIONS (Continued)

(b) Outstanding balances with related parties

2013
Note RMB’000

Amounts due from

2012
RMB’000

— Associates 431,677 145,781
— Entities controlled by the 8 individuals — 239,865
— Entities under control of Ms. Fan Xiaohua 50,000 680,308
— Entities under significant influence of Mr. Yi Xiaodi - 5,623
— Entities under control of the
key management personnel of the Group — 79,946
18/(i)/(iii) 481,677 1,151,523
Amounts due to
— Associates 11,925 27,772
— Entities controlled by the 8 individuals - 117,308
— Entities under control of Ms. Fan Xiaohua 17,846 342,161
— Entity under significant influence of Mr. Yi Xiaodi 39,394 94,590
— Entity under control of the
key management personnel of the Group - 1,000
22/(ii)/(iii) 69,165 582,831
Loans payable to
— An associate (iv) 20,817 20,817
— Member of the key management personnel
of the Group (v) - 20,000
— Entity under control of Ms. Fan Xiaohua (vi) — 60,000
— Entity controlled by the 8 individuals (vii) - 134,070
21(d) 20,817 234,887
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28 MATERIAL RELATED PARTY TRANSACTIONS (Continued)
(b) Outstanding balances with related parties (Continued)
Notes:

()  The balances as at the balance sheet dates mainly represented the advances provided to related
parties.

(i)  The balances as at the balance sheet dates mainly represented the advances obtained from
related parties.

(i) The balances were interest-free, unsecured and had no fixed terms of repayment.

(iv)  The loan was borrowed by Chongging Yuneng 100 from Chongging Yuneng Wanyi, bearing an
interest rate at 10% per annum and had matured on 5 September 2008.

(v)  The loan was borrowed by Sunshine 100 Hunan from Wu Lei, a member of the key management
personnel of the Group, bearing an interest rate of 9.84% per annum with a mature date on 23
December 2013.

(vij  The loan was borrowed by Guangxi Vantone from Guangxi Vantone Pharmaceutics Co., Ltd.,
an entity under control of Ms. Fan Xiaohua, bearing an interest rate at 3% per annum and had
matured on 3 January 2014.

(vii)  The loan was borrowed by the Company for Wayfine Holdings Limited, bearing an interest rate of
3.5% per annum with a mature date on 1 September 2013.

(c) Key management personnel remuneration
Key management personnel are those persons holding positions with authority and responsibility for
planning, directing and controlling the activities of the Group, directly or indirectly, including the Group’s
directors.

Remuneration for key management personnel, including amounts paid to the Company’s directors as
disclosed in Note 6, and certain of the highest paid employees as disclosed in Note 7, is as follows:

2013 2012
RMB’000 RMB’000

Salaries, wages and other benefits 20,354 16,151
Contributions to defined contribution retirement plan 340 239
20,694 16,390

Total remuneration is included in “Staff costs” (see Note 4(b)).
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28 MATERIAL RELATED PARTY TRANSACTIONS (Continued)
(d) Other related party transactions
The Group pledged certain investment properties with carrying value of RMB81,130,000 (2012:
RMB77,303,000), as collaterals for banking facilities provided to Guangxi Vantone Pharmaceutics Co.,
Ltd., an entity under control of Ms. Fan Xiaohua. The pledge period ranged 3 years and will be matured
on 26 June 2015.

As at 31 December 2012 and 2013, certain loans were guaranteed by Mr. Yi Xiaodi and Ms. Xu Yunxia
(see Note 21(g) (iii)).

(e) The Listing Rules relating to connected transactions

The related party transactions in respect of rental charged by a related party, property management
income charged to a related party and rental charged to related parties above constitute connected
transactions or continuing connected transactions as defined in Chapter 14A of the Listing Rules,
however, except for rental charged to entity under control of Ms. Fan Xiaohua, of which the disclosures
required by Chapter 14A of the Listing Rules are provided in section connected transactions of the
Reports of the directors, other related party transactions mentioned above are exempt from the
disclosure requirements in Chapter 14A of the Listing Rules.

29 ACQUISITION OF A SUBSIDIARY
As disclosed in Note 13(xi), Jinan Sunshine 100 became and was accounted for as a subsidiary of the Group
from 1 September 2013.

Jinan Sunshine 100 is a major property developer in the Jinan market. Taking control of Jinan Sunshine 100

will enable the Group to have exposure to this market through local expertise.

For the four months ended 31 December 2013, Jinan Sunshine 100 contributed revenue of RMB90,895,000
and profit of RMB14,514,000 to the Group’s results for the year ended 31 December 2013. If the acquisition
had occurred on 1 January 2013, management estimates that consolidated revenue would have been
RMB150,194,000, and consolidated profit for the year ended 31 December 2013 would have been
RMB11,902,000. In determining these amounts, management has assumed that the fair value adjustments,
determined provisionally, that arose on the acquisition date would have been the same if the acquisition had
occurred on 1 January 2013.

During the business combination, no consideration was transferred and no acquisition-related costs were

incurred.
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29 ACQUISITION OF A SUBSIDIARY (Continued)
(@) Identifiable assets acquired and liabilities assumed
The following table summarises the recognized amounts of assets acquired and liabilities assumed at
the acquisition date.

Note RMB’000
Property and equipment 11 299,895
Properties under development and completed properties held for sale 2,050,919
Investment properties 12 531,320
Deferred tax assets 15(b) 96,307
Trade and other receivables 144,580
Cash and cash equivalents 352,208
Trade and other payables (719,503)
Sales deposits (846,830)
Loans and borrowings (1,086,000)
Deferred tax liabilities 15(b) (213,031)
Total identifiable net assets acquired (b) 609,865
Cash acquired during the year 352,208
Cash paid during the year (300,000)
Net cash inflow including in the consolidated cash flow statements 52,208

Measurement of fair value
The valuation techniques used for measuring the fair value of material assets acquired were as follows.

Assets acquired Valuation technique
Property, plant and Market comparison technique: The valuation model considers quoted market
equipment prices for similar items when available, and depreciated replacement cost

when appropriate.

Property under Market comparison technique: The fair value is determined based on the
development and estimated selling price in the ordinary course of business less the estimated
completed properties costs of completion and sale, and a reasonable profit margin based on the
held for sale effort required to complete and sell the inventories. Depreciated replacement

cost reflects adjustments for physical deterioration as well as functional and
economic obsolescence.

182 Sunshine 100 China Holdings Ltd



Notes to the Financial Statements

29 ACQUISITION OF A SUBSIDIARY (Continued)
(b) Goodwill
Goodwill arising from the acquisition has been recognized as follows.

RMB’000

Consideration transferred —
NCI, based on their proportionate interest in the recognized amounts of

the assets and liabilities 311,031
Fair value of pre-existing interests in Jinan Sunshine 100 298,834
Fair value of identifiable net assets (Note (a)) (609,865)
Goodwill .

30 CRITICAL ACCOUNTING JUDGEMENTS IN APPLYING THE GROUP’S ACCOUNTING
POLICIES
Estimates and judgements used in preparing the accounts are evaluated and based on historical experience
and other factors, including expectations of future events that are believed to be reasonable under
the circumstances. The Group makes estimates and assumptions concerning the future. The resulting
accounting estimates will, by definition, seldom equal the related actual results. The estimates and
assumptions that may have a significant effect on the carrying amounts of assets and liabilities mainly include
those related to property development activities.

(a) Land appreciation taxes
The PRC land appreciation tax is levied at progressive rates ranging from 30% to 60% on the
appreciation of land value, being the proceeds of sales of properties less deductible expenditures
including sales charges, borrowing costs and all property development expenditures.

The Group is subject to land appreciation taxes in the PRC which has been included in income tax of
the Group. However, the Group has not finalized its land appreciation tax returns with the tax authorities
for certain property development projects of the Group. Accordingly, significant judgement is required
in determining the amount of land appreciation and its related taxes. The ultimate tax determination
is uncertain during the ordinary course of business. The Group recognizes these liabilities based on
management’s best estimates. Where the final tax outcome of these matters is different from the
amounts that were initially recorded, such differences will impact the income tax and deferred income
tax provisions in the period in which such determination is made.
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30 CRITICAL ACCOUNTING JUDGEMENTS IN APPLYING THE GROUP’S ACCOUNTING
POLICIES (Continued)
(b) Provision for properties under development and completed properties held for sale
As explained in Note 1(m), the Group’s properties under development and completed properties
held for sale are stated at the lower of cost and net realizable value. Based on the Group’s recent
experience and the nature of the subject properties, the Group makes estimates of the selling prices,
the costs of completion in case for properties under development, and the costs to be incurred in

selling the properties based on prevailing market conditions.

If there is an increase in costs to completion or a decrease in net sales value, the net realizable
value will decrease and this may result in provision for properties under development and completed
properties held for sale. Such provision requires the use of judgement and estimates. Where the
expectation is different from the original estimate, the carrying value and provision for properties in the

periods in which such estimate is changed will be adjusted accordingly.

In addition, given the volatility of the PRC property market and the unique nature of individual
properties, the actual outcomes in terms of costs and revenue may be higher or lower than estimated
at the balance sheet dates. Any increase or decrease in the provision would affect profit or loss in future

periods.

(c) Recognition and allocation of construction cost on properties under development
Development costs of properties are recorded as properties under development during construction
stage and will be transferred to profit or loss upon the recognition of the sale of the properties. Before
the final settlement of the development costs and other costs relating to the sale of the properties,

these costs are accrued by the Group based on management’s best estimate.

When developing properties, the Group typically divides the development projects into phases. Specific
costs directly related to the development of a phase are recorded as the cost of such phase. Costs that
are common to phases are allocated to individual phases based on the estimated market value of each
phase as a percentage of the total estimated market value of the entire project, or if the above is not

practicable, the common costs are allocated to individual phases based on saleable area.
Where the final settlement of costs and the related cost allocation is different from the initial estimates,

any increase or decrease in the development costs and other costs would affect the profit or loss in

future periods.
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30 CRITICAL ACCOUNTING JUDGEMENTS IN APPLYING THE GROUP’S ACCOUNTING
POLICIES (Continued)
(d) Impairment for property and equipment
If circumstances indicate that the net book value of a property or equipment may not be recoverable,
the asset may be considered “impaired”, and an impairment loss may be recognized to reduce the
carrying amount to the recoverable amount in accordance with the accounting policy for impairment of
property and equipment as described in Note 1(k)(ii). The recoverable amount is the greater of the net
selling price and the value in use. In determining the value in use, expected cash flows generated by
the asset are discounted to their present value, which requires significant judgement relating to level
of future income and operating costs. The Group uses all readily available information in determining
an amount that is a reasonable approximation of recoverable amount, including estimates based
on reasonable and supportable assumptions and projections of future income and operating costs.
Changes in these estimates could have a significant impact on the carrying value of the assets and

could result in additional impairment charge or reversal of impairment in future periods.

(e) Valuation of investment properties
As described in Note 12(a), investment properties are stated at fair value based on the valuation
performed by an independent firm of professional valuers after taking into consideration the market
evidence of transaction prices, and where appropriate, the rental income allowing for reversionary

income potential.

In determining the fair value, the valuers have taken into consideration the market conditions existed at
the balance sheet date or where appropriate, a method of valuation which involves, inter alia, certain
estimates including market prices, prevailing market rents for comparable properties in the same
location and condition, appropriate discount rates and expected future market rents. In relying on the
valuation report, the management has exercised their judgement and are satisfied that the method of
valuation is reflective of the prevailing market conditions as at the respective balance sheet dates.

(f) Impairment for loans and receivables
The Group estimates impairment losses for loans and receivables resulting from the inability of the
customers to make the required payments. The Group bases the estimates on the ageing of the loans
and receivables balance, customer credit-worthiness, and historical write-off experience. If the financial
condition of the customers were to deteriorate, actual write-offs would be higher than estimated.
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30 CRITICAL ACCOUNTING JUDGEMENTS IN APPLYING THE GROUP’S ACCOUNTING
POLICIES (Continued)
(g) Fair value of financial instruments
For financial liabilities designated at fair value through profit or loss, the Group determines fair
values using valuation techniques which include discounted cash flow models, as well as other
types of valuation model. Assumptions and inputs used in valuation techniques include risk-free and
benchmark interest rates, maturities credit spreads and historical volatilities. Where discounted cash
flow techniques are used, estimated cash flows are based on management’s best estimates and the
discount rate used is estimated based on the risk free interest rate plus credit spread of comparable
bonds with similar credit rating, coupons and maturities. Where binomial tree techniques re med to
generate contingent payoff w.r.t contractual terms to calculated the fair value of derivatives component
in risk-natural environment. Where other pricing models are used, inputs are based on observable

market data at each balance sheet date.

The objective of valuation techniques is to arrive at a fair value determination that reflects the price
of the financial instrument at the balance sheet date that would have been determined by market

participants acting at arm’s length.

31 PARENT AND ULTIMATE HOLDING COMPANY
As at 31 December 2013, the directors considered that the parent company of the Company is Joywise, a
company with limited liability incorporated in the BVI on 8 January 2007. The ultimate holding company is
Harvest Well Holding Limited, a company with limited liability incorporated in the BVI on 9 March 2007. These
entities do not produce financial statements available for public use.
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32 POSSIBLE IMPACT OF AMENDMENTS, NEW STANDARDS AND INTERPRETATIONS
ISSUED BUT NOT YET ADOPTED FOR THE YEAR ENDED 31 DECEMBER 2013
Up to the date of issue of these financial statements, the IASB has issued a number of amendments and
new standards which are not yet effective for the year ended 31 December 2013 and which have not been
adopted in these financial statements. These include the following which may be relevant to the Group.

Effective for
accounting periods

beginning on
or after

Amendments to IFRS 10, IFRS 12 and IAS 27, Investment entities 1 January 2014

Amendments to |IAS 32, Financial instruments: Presentation —
Offsetting financial assets and financial liabilities 1 January 2014

Amendments to IAS 36, impairment of assets —

Recoverable amount disclosures for non-financial assets 1 January 2014
Amendments to IAS 39, Novation of derivatives and continuation of hedge accounting 1 January 2014
IFRIC 21, Levies 1 January 2014
Amendments to IAS 19, Employee benefits: Defined benefit plans: Employee contributions 1 July 2014
Annual improvements to IFRSs 2010-2012 cycle 1 July 2014
Annual improvements to IFRSs 2011-2013 cycle 1 July 2014

IFRS 14, Regulatory deferred accounts
Basis for conclusions on IFRS 14
lllustrative examples on IFRS 14 1 January 2016

IFRS 9, Financial instruments (2009)
Basis for conclusions on IFRS 9 (2009)
Amendments to other IFRSs and guidance on IFRS 9 (2009) Unspecified

IFRS 9, Financial instruments (2010)
Basis for conclusions on IFRS 9 (2010)
Implementation guidance on IFRS 9 (2010) Unspecified

Amendments to IFRS 9, Financial instruments and
IFRS 7 Financial instruments: Disclosure — Mandatory effective date and transition disclosures Unspecified

IFRS 9, Financial instruments: Hedge accounting and amendments to IFRS9, IFRS7 and
IAS 39 (2013)
Basis for conclusions on IFRS 9 (2013)
Implementation guidance on IFRS 9 (2013) Unspecified
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32 POSSIBLE IMPACT OF AMENDMENTS, NEW STANDARDS AND INTERPRETATIONS
ISSUED BUT NOT YET ADOPTED FOR THE YEAR ENDED 31 DECEMBER 2013
(Continued)

The Group is in process of making an assessment of what the impact of these amendments and new
standards is expected to be in the period of initial application. So far it has concluded that the adoption of
them is unlikely to have a significant impact on the consolidated financial statements.

33 SUBSEQUENT EVENTS
(@) Acquisition of a subsidiary
On 14 January 2014, the Company entered into an agreement to acquire the entire equity interest
in Riverside from Riverside 100 Holding A LLC and Riverside 100 Holdings B LLC. From then on,
Riverside has been accounted for as a wholly-owned subsidiary of the Group and the loans from
Riverside have been swapped into loans from Riverside 100 Holdings A LLC and Riverside 100
Holdings B LLC.

(b) Ordinary share transactions
(i) Split and repurchase of shares
On 16 February 2014, the Company approved a share split by issuing 39,000,000 shares at
par value of HKDO0.01 each fully paid to Joywise, the parent company of the Company, and
repurchase of exsiting 50,000 issued shares at par value of USD1.00 each held by Joywise.

(ii) Initial public offering
On 13 March 2014, the Company issued 500,000,000 shares with a par value of HKDO.01 each,
at a price of HKD4.00 per share by way of an initial public offering.

(iii) Conversion of Loans from Riverside
Pursuant to the Revised Liaoning Sunshine 100 Investment Agreements, Further Revised
Liaoning Sunshine 100 Investment Agreements and Third Revised Liaoning Sunshine 100
Investment Agreements, in relation to a convertible note issued by the Company, a total amount
of RMB358,076,000, the 50% of all amount outstanding multiplied by 125%, the Restoration
percentage, were converted into 113,284,988 ordinary shares of the Company at HKD4.00, the
IPO price.

(iv) Capitalisation of shares
Pursuant to a resolution of shareholders of the Company dated 17 February 2014, the number of
capitalization shares is equal to 1,347,715,012 shares. A sum of HKD13,477,150.12 is capitalized
from the amount standing to the credit of the share premium account of the Company and that
the said sum is applied in paying up in full at par 1,347,715,012 new capitalization shares. The
capitalization shares are allotted on 13 March 2014 and distributed, credited as fully paid at par.
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