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responsibility for the contents of this announcetmerake no representation as to its accuracy or eteness
and expressly disclaim any liability whatsoeverdoy loss howsoever arising from or in reliance mploe whole
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(Incorporated in Bermuda with limited liability)
(Stock Code: 127)

FINAL RESULTS FOR THE FINANCIAL YEAR ENDED 31ST DEC EMBER, 2009

The board of directors (the “Board”) of Chinese dis$ Holdings Limited (the “Company”) would like to
announce the audited consolidated results of thep@ay and its subsidiaries (together, the “Groupt)the
financial year ended 31st December, 2009 (the “Yyqaursuant to paragraph 45 of Appendix 16 of thdeR
Governing the Listing of Securities on The Stoclkclange of Hong Kong Limited (the “Stock Exchangg@he
“Listing Rules”). The Group’s consolidated statemef comprehensive income and consolidated statewfen
financial position, all of which have been reviewmsdthe Audit Committee, together with the compaeatigures
of the corresponding year ended 31st December, 2@)8et out as follows:

CONSOLIDATED STATEMENT OF COMPREHENSIVE INCOME
For the year ended 31st December, 2009

2009 2008

Notes HK$'000 HK$'000
Continuing operations
Revenue 3 2,151,319 1,264,925
Cost of sales (1,220,382) (279,811)
Gross profit 930,937 985,114
Other income 5 54,555 38,950
Investment income, net 6 761,155 3,995,971
Administrative expenses (204,870) (224,083)
Other expenses 7 (6,994) (5,260)
Gain on disposals of property and other fixed asset 377 102
Loss on disposals of investment properties (610) (2,721)
Fair value changes on investment properties 8,564,301 (7,467,668)
Finance costs 9 (105,485) (283,171)
Other gains and losses, net 10 84,387 10,168
Share of results of associates 122,630 (8,388)
Profit (loss) before tax 10,200,383 (2,960,986)
Income tax (expense) credit 11 (1,528,111) 1,506,728
Profit (loss) for the year from continuing operaso 8,672,272 (1,454,258)
Discontinued operation
Loss for the year from discontinued operation 12 - (1,950)
Profit (loss) for the year 8 8,672,272 (1,456,208)




CONSOLIDATED STATEMENT OF COMPREHENSIVE INCOME (continued)

For the year ended 31st December, 2009

Notes

Other comprehensive income (expenses)

Fair value changes on available-for-sale finarasslets
Reclassification relating to disposal of availafiesale financial assets
Exchange differences on translation of foreign afiens

Exchange differences on disposal of foreign openati

Revaluation relating to property, plant and equipme

Share of other comprehensive income of associates

Other comprehensive income (expenses) for the(peaiof tax)

Total comprehensive income (expenses) for the year

Profit (loss) for the year attributable to:
Equity holders of the parent
Non-controlling interests

Total comprehensive incomgexpenses) for the year attributable to:
Equity holders of the parent
Non-controlling interests

Earnings (loss) per share (HK$) 14
From continuing and discontinued operations
- Basic and diluted

From continuing operations
- Basic and diluted

2009 2008
HK$'000 HK$'000
43,925  (4,528,837)
- (3,661,186)
7,075 212,215
- (9,761)
- 704
27,458 12,749
78,458  (7,974,116)
8,750,730 _(9.430,324)
8,648,727  (1,494,376)
23,545 38,168
8,672,272 _(1.456,208)
8,710,014  (9,452,631)
40,716 22,307
8,750,730  (9,430,324)
4.34 0.67
4.34 0.67



CONSOLIDATED STATEMENT OF FINANCIAL POSITION

At 31st December, 2009

Non-current assets
Investment properties
Property and other fixed assets
Properties under development
Prepaid lease payments
Property interests held for future development
Intangible assets
Goodwill
Interests in associates
Advances to associates
Interests in jointly controlled entities
Available-for-sale investments
Advances to investee companies
Loans receivable, due after one year
Deferred tax assets
Advance to a non-controlling shareholder
Pledged deposits

Current assets
Stock of properties
Investments held-for-trading

Financial assets designated as at fair value girpuofit or loss

Loans receivable, due within one year
Inventories for cosmetic products

Debtors, deposits and prepayments
Securities trading receivables and deposits
Tax recoverable

Pledged deposits

Time deposits, bank balances and cash
Sales proceeds held by stakeholders

Current liabilities
Derivative financial instruments
Creditors and accruals
Securities trading and margin payable
Deposits and receipts in advance
Tax liabilities
Borrowings — due within one year
Provisions
Financial guarantee liabilities

Net current assets

Total assets less current liabilities

2009 2008
Notes HK$'000 HK$'000
40,708,482 30,302,580
90,045 104,739
- 86,496
328,181 1,536,953
7,150 10,010
6,941 8,310
1,018,346 869,727
1,931,121 1,784,457
1,787,348 468,127
328,478 332,501
240 60,129
70,905 96,690
14,580 14,580
27,840 99,599
46,319,657 35,774,898
4 563,177 4,945,495

643,954 -

728,238 -
59,889 117
2,993 3,426
15 371,742 223,439
399,313 69,118
659 414
1,088,845 378,483
5,200,666 10,418,877
35,950 63,272
13,095,426 16,102,641
3,238 24,432
16 503,723 323,026
65,162 62,702
657,412 391,298
84,271 118,360
3,714,963 3,163,925
16,054 16,054

76 -
5,044,899 4,099,797
8,050,527 12,002,844
54,370,184 47,777,742



CONSOLIDATED STATEMENT OF FINANCIAL POSITION

At 31st December, 2009

Equity attributable to equity holders of the parent

Share capital
Share premium

Properties revaluation reserve
Securities investments reserve

Statutory reserve
Other reserve
Special reserve

Capital redemption reserve

Translation reserve
Retained profits
- proposed dividend
- others

Non-controlling interests
Total equity

Non-current liabilities

Financial guarantee liabilities

Borrowings — due after one year

Amounts due to associates

Amounts due to non-controlling shareholders
Deferred tax liabilities

(continued)

2009 2008
HK$'000 HK$'000
195,000 207,775
9,325 1,463,018
704 704
189,529 162,775
6,626 4,367
(7,681) (7,945)
2,499,685 2,499,685
133,824 121,049
380,795 346,526
19,500 2,006,305
35,205,605 27,846,334
38,632,912 34,650,593
798,966 652,056
39,431,878 35,302,649
290 618
9,500,018 8,505,258
11,859 9,271
80,098 77,565
5,346,041 3,882,381
14,938,306 12,475,093
54,370,184 47,777,742



NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
For the year ended 31st December, 2009

1. Basis of Preparation

The consolidated financial statements have beepaped in accordance with all applicable Hong Kong
Financial Reporting Standards (“HKFRSs”), whiclaisollective term that includes all applicable Hétang
Financial Reporting Standards, Hong Kong Accounttgndards, and Interpretations issued by the Hong
Kong Institute of Certified Public Accountants (tH¢éKICPA”"), accounting principles generally accegbtia
Hong Kong, the disclosure requirements of the Héagg Companies Ordinance and the Listing Rules.

The consolidated financial statements have begpaped under the historical cost basis, except éoram
financial assets, financial liabilities and investrhproperties, which are measured at their fdiresa

2. Application of New and Revised HKFRSs

The accounting policies adopted in the consolidéiteathcial statements for the year ended 31st Dbegm
2009 are consistent with those followed in the prapon of the Group's annual financial statemémntshe
year ended 31st December, 2008 except as destbed.

In the current year, the Group has applied, forfitgt time, a number of new standards, amendmants
interpretations (the "new HKFRSs") issued by thel€CfA, which are effective for the Group’s financiedar
beginning on 1st January, 2009. The new HKFRSsptadoby the Group in the consolidated financial
statements are set out as follows:

HKFRSs (Amendments) Annual Improvements to HKFRSsgdd in 2008
HKFRS 1 & HKAS 27 Cost of an Investment in a Subsidiary, Jointly Calfed Entity or
(Amendments) Associate

HKFRS 2 (Amendment) Vesting Conditions and Cantielas

HKFRS 7 (Amendments) Financial Instruments : Disules -
Improving Disclosures about Financial Instruments

HKAS 1 (Revised) Presentation of Financial Statesien

HKAS 23 (Revised) Borrowing Costs

HKAS 32 & 1 (Amendments) Puttable Financial Instamnts and Obligations Arising on
Liquidation

HK(IFRIC) - Int 9 & HKAS 39 Embedded Derivatives

(Amendments)

HK(IFRIC) - Int 13 Customer Loyalty Programmes

HK(IFRIC) - Int 15 Agreements for the ConstructioihReal Estate

HK(IFRIC) - Int 16 Hedges of a Net Investment iR@eign Operation

HK(IFRIC) - Int 18 Transfers of Assets from Custome

* Except for the amendments to HKFRS 5 that isatiffe for the annual periods beginning on or aftstr
July, 2009.

HKFRS 8, “Operating Segments”, was early adoptedhieyGroup in 2008. HKFRS 8 replaces HKAS 14,
“Segment Reporting”. The new standard requires anagement approach”, under which segment
information is presented on the same basis asiiedt for internal reporting purposes. This hasltes$in an
increase in the number of reportable segments mpeseln addition, the segments are reported iraanar
that is more consistent with the internal reporfngvided to the chief operating decision-maker.

The application of the new HKFRSs has resultethénfollowing changes:

a) HKAS 1 (Revised), “Presentation of Financial Stagets” changes the titles of the components of a
complete set of financial statements. All itemsdrmome and expense (including those accounted for
directly in equity) must be presented either imngle statement (a “statement of comprehensiveniap
or in two statements (a separate “income statensmt” “statement of comprehensive income”). For the
annual results of the Group for the year ended B&sember, 2009, a single statement is presented.



b) The amendments to HKAS 27, “Cost of an InvestmentiiSubsidiary, Jointly Controlled Entity or
Associate”, have removed the requirement to diatstg between pre-acquisition and post-acquisition
dividends. The revised Standard requires thatldivls from subsidiaries, jointly controlled enstand
associates be recognised in profit or loss whenn¥estor’s right to receive the dividends is ebshied
and the carrying amount of the investment in thvestee will not be reduced. Instead, the investiisen
subject to impairment if (i) the carrying amounttbé investment in the separate financial statesnent
exceeds the carrying amounts in the consolidatednéial statements of the investee’s net assets,
including associated goodwill; or (ii) the dividerekceeds the total comprehensive income of the
subsidiary, jointly controlled entity or associatethe year the dividend is declared. This newqyolias
been applied from 1st January, 2009 and no resgaiefor prior years is required according to the
transitional provisions set out in the amendment.

c) The amendments to HKAS 40, “Investment Propertg’dart of the improvements to HKFRSs 2008) and
HKAS 16, “Property, Plant and Equipment” which amiethe Standards and the Group’s accounting
policy to bring property under construction or depenent for future use as an investment property be
classified within the scope of HKAS 40 and accodrit® under the fair value model when this is fglja
determinable or upon completion of its constructibhe change in accounting policy has been applied
prospectively from 1st January, 2009. Following tthange, the property in Chengdu with carrying
amounts of HK$1,208 million and HK$86 million aslat January, 2009 previously reported as Prepaid
Lease Payments and Properties Under Developmepeatigely are reclassified to Investment Properties
The property has not been revalued and will beedtat fair value when its fair value becomes réfiab
measurable or upon completion of its construction.

d) The amendments to HKFRS 7, “Financial Instrumenfisclosures - Improving Disclosures about
Financial Instruments”, enhances disclosures alf@iutvalue measurement and liquidity risk of the
Group’s financial instruments. A three-level faalue hierarchy has been introduced to categonise t
fair value measurements according to the degreghioh they are based on observable market data.
The Group has not provided comparative informatarrthe expanded disclosures in accordance with the
transitional provisions set out in the amendments.

e) The HK(IFRIC) - Int 15, “Agreements for the Congifion of Real Estate” (“New Interpretation”)
clarifies the timing and accounting treatment ofergue recognition in relation to properties safesore
detail. In the past, revenue and profit for sal@miperties stock or any under pre-sale arrangeseidr
to the completion of development was recognisetherexecution of a binding sales agreement or when
the relevant occupation permit or certificate ofnpdiance is issued by the respective building atty)o
whichever is the later. In consideration of thevriaterpretation, the Group has adopted a change in
accounting policy on revenue recognition for s@eproperties upon completion of sales agreemedt an
by reference to the timing of the execution of deédegal assignment or delivery of property to the
purchaser, whichever is the earlier. The changecoounting policy has been adopted retrospectively
however, no adjustment to the comparative figures @ening balance of any component of equity for
the year are required as there is no material ifmathe revenue and gross profit recognised fer th
whole year of 2008.

Save as described above, there is no materialt effethe consolidated financial statements of theu@ for
the current or prior accounting years by adopthgy new HKFRSs, thus no prior year adjustment has be
required.



The Group has not early adopted the following nd&FRSs that have been issued but are not yet aféecti

HKFRSs (Amendments) Annual Improvements to HKFRSseéd in 2009

HKFRS 1 (Revised) First-time Adoption of Hong Korgnancial Reporting
Standards

HKFRS 1 (Amendment) Additional Exemptions for Fitishe Adopters

HKFRS 2 (Amendment) Group Cash-settled Share-bBagthent Transactiohs

HKFRS 3 (Revised) Business Combinatibns

HKFRS 9 Financial Instrumerts

HKAS 24 (Revised) Related Party Disclostres

HKAS 27 (Revised) Consolidated and Separate FiahStatements

HKAS 32 (Amendment) Classification of Rights Isstes

HKAS 39 (Amendment) Eligible Hedged Itetns

HK(IFRIC) - Int 14 (Amendment) Prepayments of a Miom Funding Requiremeht

HK(IFRIC) - Int 17 Distributions of Non-cash AssétsOwners$

HK(IFRIC) - Int 19 Extinguishing Financial Liabilés with Equity
Instrument3

Apart from the above, the HKICPA has also issueprobmements to HKFRSs* which set out amendments to a
number of HKFRSs primarily with a view to removimgonsistencies and clarifying wording. Except thoe
amendments to HKFRS 2, HKAS 38, HK(IFRIC)-Int 9 ad&(IFRIC)-Int 16 which are effective for the
annual periods on or after 1st July, 2009, otheeradments are effective for annual periods beginnmgr
after 1st January, 2010 although there is sepamatsitional provision for each Standard.

Effective for annual periods beginning on or aftst July, 2009

Effective for annual periods beginning on or aftst July, 2009 and 1st January, 2010, as approgriat

Effective for annual periods beginning on or aftst January, 2010

Effective for annual periods beginning on or aftst February, 2010

Effective for annual periods beginning on or aftst July, 2010

Effective for annual periods beginning on or aftst January, 2011

Effective for annual periods beginning on or aftst January, 2013

Improvements to HKFRSs contain amendments to HKEREKFRS 5, HKFRS 8, HKAS 1, HKAS 7,
HKAS 17, HKAS 18, HKAS 36, HKAS 38, HKAS 39, HK(IFRIC%-lntd HK(IFRIC)-Int 16.

¥ N oo g A W N P

The application of HKFRS 3 (Revised), “Business @orations” may affect the accounting for business
combination for which the acquisition date is on after 1st January, 2010. HKAS 27 (Revised),
“Consolidated and Separate Financial StatementB”affect the accounting treatment for changeshe t
Group’s ownership interest in a subsidiary thandbresult in a loss of control, which will be aooted for

as equity transactions.

HKFRS 9, “Financial Instruments” introduces newuiegments for the classification and measurement of
financial assets and will be effective from 1stukny, 2013, with early application permitted. Unde
HKFRS 9, all recognised financial assets that ameeatly in the scope of HKAS 39 will be measured a
either amortised cost or fair value. A debt instemt that (1) is held within a business model whose
objective is to collect the contractual cash flamsl (2) has contractual cash flows that are sqlajynents of
principal and interest on the principal amount tautding are generally measured at amortised cast.
other debt instruments must be measured at fairevaith gains or losses recognised in profit osldhe
application of HKFRS 9 might affect the classifioatand measurement of the Group’s financial assets

The amendment to HKAS 17, “Leases” (as part ofitmgrovements to HKFRSs 2009) deletes the specific
guidance which requires leasehold land be cladsifie operating leases and presented as prepaw leas
payments in the consolidated statement of finampmaltion will be effective from 1st January, 20¥Gth the
removal of such requirement, classification of éedd land will be based on the extent to whicksriand
rewards incidental to ownership of a leased assewith the lessor or the lessee. The applicatibthe
amendment to HKAS 17 might affect the classificattmd measurement of the Group’s leasehold land.

The Group is in the process of assessing the paténpact of these new HKFRSs but is not yet poaition
to determine whether these new HKFRSs will havegaificant impact on how its results of operatiars
financial position are prepared and presented. 8hesv HKFRSs may result in changes in the futurtoas
how the results and financial position are preparetipresented.



3. Revenue

Revenue represents the aggregate of amounts rdcanc receivable from the gains/losses from sales o
investments held-for-trading, sales of propertietdfor-sale, property rental income, commissioonfr
brokerage, settlement charges from brokerage estténcome from loan financing and cosmetic goad s
less returns.

During the Year, the loss from the sales of invesita held-for-trading in “Revenue” on a net basis i
HK$115.5 million (year ended 31st December, 2008$HL6.1 million).

4. Operating Segments

The Group determines its operating segments basedh® reports reviewed by the chief operating
decision-makers that are used to make strategisides.

The Group has seven reportable segments — progevisglopment and trading, property leasing for ketai
property leasing for non-retail, listed availabbe-ale equity investments, listed held-for-tradimgestments
and treasury products, floating rate and fixed rades and unlisted investments, investment holdimg
brokerage. The segmentations are based on themiation about the operation of the Group that
management uses to make decisions.

Principal activities are as follows:

Property development and trading -Property development and sales of trading projgertie
Property leasing

- Retall — Property leasing from retail properties
- Non-retail — Property leasing from non-retail properties
Listed securities
- Available-for-sale equity — Listed equity securities in available-for-sale istraents
investments
- Held-for-trading investments and — Listed securities investments in investments heteading,
treasury products over-the-counter trading and structured products
Floating rate and fixed rate notes +isted and unlisted floating rate notes and fixaig motes in
available-for-sale investments
Unlisted investments, investment —  Unlisted securities investments, trading and brager

holding and brokerage

The accounting policies of the operating segmergigtee same as those described in the principauating
policies. The Group evaluates performance on #sishof profit or loss from operations after tayexse
and non-controlling interests but not including thajor non-cash items. The major non-cash itemdaar
value changes on investments properties togethén wieir respective deferred tax expense. No
intersegment revenue is accounted for as the aderent revenue is mainly the rental income for
administrative purpose.

The Group’s measurement methods used to determpoeted segment profit or loss remain unchanged fro
2008.

The Group’s reportable segments are strategic eéssimnits that operate different activities. Tlaeg
managed separately because each business hasrdiffearket and requires different marketing stiateg

Further, the business units are also managed tatep@ different countries separately. Revenuwkrasult
are attributed to countries on the basis of thegnties located.

No major customer is for the Group’s revenue asdlte



Operating segment information is presented below:
Consolidated Statement of Comprehensive Income

For the year ended 31st December, 2009

Property leasing Listed securities
Held-for- Unlisted
Available- trading Floating investments,
Property for-sale  investments rate and investment All
development equity and treasury fixed rate  holding and other
and trading Retail  Non-retail investments products notes brokerage segments Consolidated
HK$'000 HK$'000 HK$000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
Major cash items excluding in revenue
- Hong Kong - - - - 3,760,743 - - - 3,760,743
- other countries - - - - 3,434,378 - - - 3,434,378
- - - - 7,195,121 - - - 7,195,121
Revenue
Revenue from external customers
- Hong Kong 1,217,701 604,583 329,523 - (72,513) - 18,865 17,245 2,115,404
-PRC - 41,313 37,637 - - - - - 78,950
- other countries - - - - (43,035) - - - (43,035)
1,217,701 645,896 367,160 - (115,548) - 18,865 17,245 2,151,319
Revenue from external customers after
non-controlling interests 1,213,856 644,812 365,194 - (115,548) - 18,865 17,245 2,144,424
Attributable property sales from associates 17,431 - - - - - - - 17,431
Attributable rental revenue from associates
- Hong Kong - 1,153 22,674 - - - - - 23,827
-PRC - 54,261 4,245 - - - - - 58,506
1,231,287 700,226 392,113 - (115,548) - 18,865 17,245 2,244,188
Result
Segment result
- Hong Kong 77,976 574,817 313,294 3,722 193,566 11,366 114,039 37,410 1,326,190
-PRC - 32,095 32,888 - - - 4,982 - 69,965
- other countries - - - - 320,980 - - - 320,980
77,976 606,912 346,182 3,722 514,546 11,366 119,021 37,410 1,717,135
Other income, net 16,060 - - - - - - - 16,060
Share of results of associates
- attributable property sales 7,599 - - - - - - - 7,599
- attributable gross rental income
- Hong Kong - 1,153 22,674 - - - - - 23,827
-PRC - 54,261 4,245 - - - - - 58,506
- attributable operating cost
- Hong Kong - (635) (6,692) - - - - - (7,327)
-PRC - (32,757) (2,563) - - - - (46,711) (82,031)
- other - - - - - - 162  (9,251) (9,089)
Non-controlling interests - allocated (2,009) - - - - (5,565) - - (7,574)
Finance cost on listed securities
investments and treasury products - - - - (13,671) - - - (13,671)
99,626 628,934 363,846 3,722 500,875 5,801 119,183 (18,552) 1,703,435
Loss on disposal of investment property - - (610) - - - - - (610)
Other gains and losses, net
- impairment loss recognised in respect of
advance to an associate - (488) - - - - - - (488)
- gain on disposal of subsidiaries - - 48,951 - 3,998 - - 102 53,051
99,626 628,446 412,187 3,722 504,873 5,801 119,183 (18,450) 1,755,388
Unallocated items
Unallocated other gains and losses, net 35,124
Unallocated corporate expenses, net (201,335)
Unallocated finance costs (91,814)
Income tax expense (70,633)
Non-controlling interests - unallocated (9,406)
Core profit (excluding major non-cash items) 1,417,324
Major non-cash items
- fair value changes on investment properties
(including share of results of associates and rantrolling interests) 8,688,881
- deferred tax (1,457,478)
Profit for the year attributable to equity holders of the parent

8,648,727



Consolidated Statement of Financial Position
At 31st December, 2009

Property leasing

Listed securities

Held-for- Unlisted
Available- trading Floating  investments,
Property for-sale  investments rate and investment All
development equity and treasury fixed rate  holding and other
and trading Retail  Non-retail investments products notes brokerage segments Consolidated
HK$'000 HK$000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
Assets
Segment assets
- Hong Kong 1,294,396 29,744,249 12,520,459 1,313,098 646,284 267,009 535,814 114,055 46,435,364
- PRC 5,596,973 703,550 855,537 - - - - - 7,156,060
- other countries 1,698,480 - - - 1,089,568 - - - 2,788,048
Interests in associates
- Hong Kong 116,591 15,220 695,577 - - - - 260 827,648
- PRC 26,964 148,542 15,192 - - - - - 190,698
Advances to associates
- Hong Kong 1,079,136 23,587 37,718 - - - - 5,655 1,146,096
- PRC 699,290 77,780 7,955 - - - - - 785,025
Reportable segment assets 10,511,830 30,712,928 14,132,438 1,313,098 1,735,852 267,009 535,814 119,970 59,328,939
Unallocated corporate assets 86,144
Consolidated total assets 59,415,083
Liabilities
Segment liabilities
- Hong Kong 114,374 347,954 159,283 6 1,237,290 466 68,008 17,962 1,945,343
- PRC 506,796 16,690 13,538 - - - - - 537,024
- other countries 71 - - - 16 - - - 87
Reportable segment liabilities 621,241 364,644 172,821 6 1,237,306 466 68,008 17,962 2,482,454
Unallocated corporate liabilities 17,500,751
Consolidated total liabilities 19,983,205
Additions to non-current assets
(other than financial instruments
and deferred tax assets) 293,542 769,920 236,952 - - - - 648
Other Material Iltems
For the year ended 31st December, 2009
Consolidated
Reportable Adjustments statement of
segments  Adjustments for major comprehensive
totals for unallocated non-cashitems income totals
HK$'000 HK$'000 HK$'000 HK$'000
Interest income 184,304 - - 184,304
Interest expenses (13,671) (91,814) - (105,485)
Net interest income (expenses) 170,633 (91,814) - 78,819
Depreciation and amortisation - (22,927) - (22,927)
Fair value changes on investment properties - - 8,564,301 8,564,301
Share of results of associates (8,515) - 131,145 122,630
Income tax expense - (70,633) (1,457,478) (1,528,111)
Non-controlling interests 7,574 9,406 6,565 23,545

- 10 -



Consolidated Statement of Comprehensive Income

For the year ended 31st December, 2008

Property leasing

Listed securities

Held-for- Unlisted
Available- trading Floating  investments,
Property for-sale investments  rate and investment All
developmen equity and treasury fixed rate holding and other
and trading Retail ~ Non-retail investments products notes brokerage  segments Consolidated
HK$'000 HK$'000 HK$000 HK$'000 HK$'000 HK$'000 HK$'000  HK$'000 HK$'000
Continuing operations
Major cash items excluding in revenue
- Hong Kong - - - 6,888,426 160,604 - - - 7,049,030
- Other countries - - - - 1,252,543 - - - 1,252,543
- - - 6,888,426 1,413,147 - - - 8,301,573
Revenue
Revenue from external customers
- Hong Kong 370,393581,703 299,224 - (13,237) - 22,115 26,903 1,287,101
-PRC - 43,877 36,774 - - - - - 80,651
- other countries - - - - (102,827) - - - (102,827)
370,393 625,580 335,998 - (116,064) - 22,115 26,903 1,264,925
Revenue from external customers
after non-controlling interests 311,848 624,602 333,973 - (116,064) - 22,115 26,903 1,203,377
Attributable property sales from
associates 86,144 - - - - - - - 86,144
Attributable rental revenue from
associates
- Hong Kong - 2,313 18,625 - - - - - 20,938
-PRC - 90,777 3,960 - - - - - 94,737
397,992 717,692 356,558 - (116,064) - 22,115 26,903 1,405,196
Result
Segment result
- Hong Kong 190,137547,092 284,167 3,763,990 25,072 250 246,473 46,591 5,103,772
-PRC - 36,091 31,999 - - - 4,753 - 72,843
- other countries - - - - (102,066) - (73,660) - (175,726)
190,137 583,183 316,166 3,763,990 (76,994) 250 177,566 46,591 5,000,889
Share of results of associates
- attributable property sales 36,832 - - - - - - - 36,832
- attributable gross rental income
- Hong Kong - 2,313 18,625 - - - - - 20,938
-PRC - 90,777 3,960 - - - - - 94,737
- attributable operating cost
- Hong Kong - (2,172) (3,093) - - - - - (4,265)
-PRC - (40,849) (3,488) - - - - (39,588) (83,925)
- other - - - - - - 2,791 (12,006) (9,215)
Non-controlling interests- allocated (41,019) - - - - - - - (41,019)
Finance cost on listed securities
investments and treasury products - - - - 3,477 - - - 3,477
185,950 634,252 332,170 3,763,990 (73,517) 250 180,357 (5,003) 5,018,449
Loss on disposal of investment properties - (1,300) (1,421) - - - - - (2,721)
Other gains and losses, net
- impairment loss recognised in respect
of advance to an associate - 342 - - - - - (5,814) (5,472)
- impairment loss recognised in respect
of interest in an associate - - - - - - - (653) (653)
185,950 633,294 330,749 3,763,990 (73,517) 250 180,357 (11,470) 5,009,603
Unallocated items
Unallocated other gains and losses, net 16,293
Unallocated corporate expenses, net (210,095)
Unallocated finance costs (286,648)
Income tax expense (75,536)
Non-controlling interests- unallocated (3,798)
4,449,819
Discontinued operation
Loss for the year from discontinued operation latitéble to equity holders of the parent (979)
Core profit (excluding major non-cash items) 4,448,840
Major non-cash items
- fair value changes on investment properties
(including share of results of associates and rantrolling interests) (7,525,480)
- deferred tax 1,582,264
Loss for the year attributable to equity holders ofthe parent (1,494,376)
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Consolidated Statement of Financial Position

At 31st December, 2008

Assets
Segment assets
- Hong Kong
-PRC
- other countries
Interests in associates
- Hong Kong
-PRC
Advances to associates
- Hong Kong
-PRC
Reportable segment assets

Unallocated corporate assets

Consolidated total assets

Liabilities
Segment liabilities

- Hong Kong

- PRC

- other countries
Reportable segment liabilities

Unallocated corporate liabilities

Consolidated total liabilities

Additions to non-current assets
(other than financial instruments
and deferred tax assets)

Property leasing

Listed securities

Held-for- Unlisted
Available- trading  Floating  investments,
Property for-sale investments rate and investment All
developmen equity and treasury fixed rate  holding and other
and trading Retail  Non-retail investments products notes brokerage segments Consolidated
HK$'000 HK$000 HK$'000 HK$'000 HK$'000 HK$'000 HK$°000 HK$°000 HK$°000
2,274,073 19,406,122 17,845,771 - 330,021 221,813 490,545 103,282 40,671,627
5,542,424 612,654 598,822 - - - - - 6,753,900
1,686,144 - - - - - - - 1,686,144
278,400 64,701 334,951 - - - 3,577 545 682,174
- 168,765 18,788 - - - - - 187,553
923,409 22,683 48,138 - - - 1 5,416 999,647
699,075 77,147 8,588 - - - - - 784,810
11,403,525 20,352,072 18,855,058 - 330,021 221,813 494,123 109,243 51,765,855
111,684
"~ 51,877,539
201,537 336,100 76,877 - 25,048 150 64,229 16,073 720,014
67,231 16,022 14,745 - - - - - 97,998
118 - - - - - - - 118
268,886 352,122 91,622 - 25,048 150 64,229 16,073 818,130
15,756,760
16,574,890
537,590 294,128 154,194 - - - 2,791 13
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Other Material Items
For the year ended 31st December, 2008

Continuing operations
Included in other income are:

Consolidated Consolidated
. statement of  statement of Consolidated
Adjustments comprehensive comprehensive  statement of

Reportable Adjustments for major income income comprehensive

segments for non-cash (continuing (discontinued income

totals unallocated items  operations)  operation) totals

HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000

Interest income 228,405 - - 228,405 38 228,443
Interest expenses 3,477 (286,648) - (283,171) - (283,171)
Net interest income (expenses) 231,882 (286,648) - (54,766) 38 (54,728)
Depreciation and amortisation - (20,810) - (20,810) - (20,810)
Fair value changes on investment properties - - (7,467,668) (7,467,668) - (7,467,668)
Share of results of associates 55,102 - (63,490) (8,388) - (8,388)
Income tax (credit) expense - (75,536) 1,582,264 1,506,728 - 1,506,728
Non-controlling interests (41,019) (3,798) 5,678 (39,139) 971 (38,168)

5. Other Income
2009 2008

HK$'000 HK$’000

Building management fee income 74,614 68,109
Building management fee expenses (47,060) (42,113)
27,554 25,996
Forfeiture of deposits received on sales of progert 10,141 655
Exchange gain, net 1,681 -
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6.

Investment Income, Net

2009 2008
HK$'000 HK$'000
Continuing operations
Financial assets at fair value through profit @slolassified as held-for-trading:
Unrealised gain arising on change in fair valtimeestments held-for-trading 18,173 -
Financial assets designated as at fair value thrpugfit or loss:
Unrealised loss arising on change in fair valuleomds (16,771) -
Realised gain arising on change in fair valubafds 197,320 -
Realised gain (loss) arising on change in faue®f
credit-linked/equity-linked notes 48,087 (16,221)
Net gain (loss) arising on change in fair valuéimdincial assets designated as
at fair value through profit or loss 228,636 (16,221)
Financial liabilities at fair value through prodit loss classified as
held-for-trading:
Unrealised (loss) gain arising on change invialue of derivative financial
instruments (3,238) 26,419
Realised gain arising on change in fair valudesfvative financial
instruments 24,432 -
Net gain arising on change in fair value of finahdabilities at fair value
through profit or loss classified as held-for-tragli 21,194 26,419
Impairment loss recognised in respect of availdiesale investment - (78,881)
Transfer from equity on disposals of availablegate investments:
Listed investments - 3,647,768
Unlisted investments - 5,221
Dividend income from:
Listed investments
- available-for-sale investments 3,722 116,222
- other listed investments 258,579 761
Unlisted investments 37,712 57,791
Interest income 177,489 209,738
Imputed interest income on:
Advances to associates 15,322 26,772
Advance to a non-controlling shareholder 328 381
761,155 3,995,971
Discontinued operation
Interest income from discontinued operation - 38
761,155 3,996,009

Included in interest income are interests from lsoratedit-linked notes, derivative financial instrents,

listed floating rate notes and unlisted floatingerand fixed rate notes approximately HK$60,703,000
HK$13,000,000, HK$29,809,000, HK$1,608,000 and HR$8,000 respectively (year ended 31st December,

2008: nil, nil, HK$28,111,000, HK$1,481,000 and HK$61,000).
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7. Other Expenses

Continuing operations
Included in other expenses are:

Amortisation of intangible assets
Expenses for specific transactions

Profit (loss) for the Year

Profit (loss) for the year has been arrived atrdttbarging) crediting:

Continuing operations
Total staff costs:

Staff costs, including Directors' emoluments

Retirement benefits scheme contributions, net défi@d contributions of

HK$320,000 (2008: HK$192,000)

Auditors’ remuneration

Depreciation

Amortisation

Cost of trading properties recognised

Cost of cosmetic products recognised

Share of tax of associates (included in sharesuflt®of associates)

Gross proceeds on sale of investments held-foirtgad

Carrying amount on investments held-for-tradingpdsed
Transaction cost on investments held-for-tradirspased

Net loss on sales of investments held-for-tradimduided in revenue

Gross rental income from investment properties
Less: Direct operating expenses from investmerpgnes that
generated rental income during the year
Direct operating expenses from investment propettiat
did not generate rental income during the year

Discontinued operation
Staff costs
Retirement benefits scheme contributions

2009 2008
HK$'000  HK$'000
2,860 2,860
3,994 2,400
2009 2008
HK$'000  HK$'000
(117,383) [ (117,116)
(5,302) (4,118)
(122,685) (121,234)
(3,479) (3,119)
(22,137)  (20,005)
(790 (805)
(1,091,214)  (191,515)
(3,189) (2,778)
(26,381) (1,594)
7,195,121] [ 1,413,147
(7,295,811) |(1,525,028)
(14,858) (4,183)
(115,548)  (116,064)
1,013,056| [ 961,578
(47,046) | (50,876)
(12,916) | (11,353)
953,004 899,349
- (684)
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9.

10.

Finance Costs

Continuing operations

Interest on:
Bank loans wholly repayable within five years
Bank loans wholly repayable over five years
Other loans wholly repayable within five years

Imputed interest on:
Amounts due to associates
Amounts due to non-controlling shareholders
Convertible bonds

Total interest
Exchange loss (gain) on translation of foreign enicy loans
Other finance costs

Less: Interest capitalised to stock of propertieden development
Interest capitalised to investment properties uddgelopment

Other Gains and Losses, Net

Continuing operations
Included in other gains and losses, net are:

Gain on deemed disposal of a subsidijgte 1)

Gain on disposal of subsidiari@dote 2)

Impairment loss reversed in respect of advancasdociates
Impairment loss recognised in respect of advanes tassociate
Gain on purchase of convertible bonds of a subsididote 3)
Gain on redemption of convertible bonds of a subsydNote 4)
Gain on disposal of subsidiari@sote 5)

Impairment loss recognised in respect of interesin associate

2009 2008
HK$'000  HK$'000
90,920 306,807
6,220 10,775
2,733 4,420
99,873 322,002
465 813
2,934 5,057

- 5,305
3,399 11,175
103,272 333,177
10,938 (7,897)
13,683 10,607
127,893 335,887
(15,082)  (20,502)
(7,326)  (32,214)
105,485 283,171
2009 2008

HK$'000  HK$'000

35,134 -
53,051 -

- 187
(488) (5,472)

- 6,396

- 5,595

- 3,870
(3,300) (653)

Notes: 1. Gain on deemed disposal of a subsidiavgeafrom deemed disposal of 8.27% interest in @@RHoldings) Limited (“G-Prop”) by
placing on 17th June, 2009. The Group then holei®3% shareholding in G-Prop and G-Prop remainedubsidiary of the

Company.

2. Gain on disposal of subsidiaries arose from conegdtansaction by selling two properties in Unit€shgdom and two credit-linked

notes to Wisdom Hero Limited (a company wholly-almea director).

3. Gain on purchase of convertible bonds of a subsjdéose from acquisition of convertible bondsand value of HK$108,000,000 of

G-Prop from Fame Ascent Investments Limited inl/2008.

4. Gain on redemption of convertible bonds of a suibsydarose from redemption of convertible bond$aice value of HK$72,000,000 of

G-Prop.
5. Gain on disposal of subsidiaries arose from dispo$she Methanol Project.
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11. Income Tax Expense (Credit)

12.

2009 2008

HK$'000 HK$'000
Continuing operations

The charge (credit) comprises:

Current tax:

Hong Kong Profits Tax 42,500 67,775
Other than Hong Kong 10,266 10,145
52,766 77,920
(Overprovision) underprovision in prior years:
Hong Kong Profits Tax (14,094) 12,297
Other than Hong Kong (6) 155
(14,100) 12,452
Deferred tax:
Current year 1,489,445| (1,296,232
Overprovision in prior years - (8,539
Attributable to a change in tax rate (292,329

1,489,445 (1,597,100)

1,528,111 (1,506,728)

Hong Kong Profits Tax is calculated at 16.5% (2008:5%) on the estimated assessable profits. Taxati
arising in other jurisdictions is calculated at thees prevailing in the relevant jurisdictions.

Deferred tax of HK$1,489,445,000 included the defétax expenses of HK$1,457,478,000 (year endsd 31
December, 2008: credit of HK$1,289,805,000) on ¥alue changes on investment properties recogificsed
the year.

Loss for the Year from Discontinued Operation
2009 2008
HK$'000 HK$'000
Revenue - -
Investment income, net - 38
Administrative expenses - (1,988)
Loss for the year from discontinued operation - (1,950)

On 1st February, 2008, G-Prop entered into a ciomait agreement with Fame Ascent Investments Liintioe
dispose of the operation in production and saleanethanol (the “Methanol Project”) for approximately
HK$183,699,000. The disposal was completed on 26k 2008. Following the disposal, the resufts o
the Methanol Project was reported as a discontimpegtation and presented separately in the cordetid
statement of comprehensive income in accordande MIKFRS 5, “Non-current Assets Held for Sale and
Discontinued Operations”.
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13. Dividends
2009 2008
HK$'000 HK$'000
(a) Final dividend for 2008 of HK1 cent (2007: HK22 &nts)
andspecial dividend of HK99 cents (2007: nil)
per share paid on 8th June, 2009

Cash 2,006,305 469,152
Share alternative under scrip dividend scheme - 48,006
2,006,305 517,158

(b) Interim dividend for 2009 paid on 7th October, 2@0MK2 cents
(2008: HK13.5 cents) per share

Cash 39,197 302,272
Share alternative under scrip dividend scheme - 3,915
39,197 306,187

(c) Special dividend for 2009 paid on 10th Novembef26f HK63 cents
(2008: nil) per share

Cash 1,228,500 -
Total dividends paid 3,274,002 823,345

Final dividend of HK1 cent (2008: final dividend Hkcent and special dividend HK99 cents) per shave h
been proposed by the Directors and are subjecppoosal by the shareholders in the forthcoming ahnu
general meeting.

14. Earnings (Loss) Per Share

The calculation of the basic and diluted earningss) per share attributable to equity holderseffiarent is
based on the following data:

Continuing

and

Continuing Discontinued discontinued
operations operation  operations

2009 2008 2008 2008
HK$'000 HK$'000 HK$'000 HK$'000
Earnings (loss):
Earnings (loss) for the purposes of basic earnjlogs)
per share and diluted earnings (loss) per share
(profit (loss) for the year attributable to equitylders
of the parent) 8,648,727 (1,493,397) (979) (1,494,376)

Number of shares

2009 2008
Number of shares:
Weighted average number of ordinary shares foptimposes of
basic earnings (loss) per share and diluted essr{ings) per share 1,995,051,304 2,228,668,314

Diluted earnings (loss) per share for the year @érgfest December, 2009 and 2008 is the same asa#ie b
earnings (loss) per share as there was no dilpt¥ential ordinary shares outstanding.
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15. Debtors, Deposits and Prepayments
Included in debtors, deposits and prepaymentsrade treceivables of approximately HK$21,530,00080
HK$35,353,000) comprising mainly rental receivabiglich are billed in advance and settlements are
expected upon receipts of billings and propertssssproceeds receivable.

The following is an aged analysis of trade recdeslat the end of reporting period:

2009 2008

HK$'000 HK$'000

0 - 30 days 8,832 18,634
31 - 60 days 1,982 3,024
61 - 90 days 576 1,890
Over 90 days 10,140 11,805

21,530 35,353

The Directors consider that the fair value of theup's debtors, deposits and prepayments at theoénd
reporting period was approximately their carryimgoants.
16. Creditors and Accruals

Included in creditors and accruals are trade pagabbf approximately HK$230,781,000 (2008:
HK$141,563,000).

The following is an aged analysis of trade payahtesnd of reporting period:

2009 2008

HK$'000 HK$'000

0 - 90 days 174,341 111,874
Over 90 days 56,440 29,689

230,781 141,563

The Directors consider that the fair value of thewp’s creditors and accruals at the end of repgpieriod
was approximately their carrying amounts.
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17. Capital Commitments and Contingent Liabilities

2009 2008
HK$'000 HK$'000
(a) Capital commitments:
Authorised and contracted for:
Development expenditure of properties in Hong ¢<on 555,149 1,269,073
Development expenditure of properties in Mainl&@tdna 1,685,418 724,969
Development expenditure of properties in Macau 27,685 36,412
Shareholder’s contribution 97,800 -
Share of commitment of an associate 466,451 -
Renovation of properties 125,289 268,571
2,957,792 2,299,025
Authorised but not contracted for:
Development expenditure of properties in Hong ¢ion 382,603 205,320
382,603 205,320
(b) Contingent liabilities:
Guarantees given to bank, in respect of bankieditfas utilised
by an associate/an investee company 1,069,650 1,069,650
Guarantee given to a bank in respect of bankinijtfas in lieu of
the cash public utility deposit jointly utilised Bubsidiaries 10,000 10,000

Repurchase guarantee given to banks in respect of
mortgages facilities given to property purchdsea subsidiary 114,103 -
1,193,753 1,079,650

18. Comparative figures

As a result of the application of HKAS 1 (RevisedPresentation of Financial Statements”, certain
comparative figures have been adjusted to confaynthe current year’s presentation and to provide
comparative amounts in respect of items disclogedttie first time in 2009. Further details of thes
developments are disclosed in Note 2.
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DIVIDEND AND SHARE REPURCHASE

In October and November 2009, the Company hasiptadm and special dividends in total of HK65 ceper
share or HK$1,267 million to shareholders, whicpresents 91.5% of the core profit for the Year &7H.0
cents per share or HK$1,417.3 million. As sucle, Board considers that proposal for final dividdéad the
Year is not required. However, in order to maimtai continuous dividend payment record, the Boasd h
recommended the payment of a nominal final dividehBHIK1 cent per share for the Year (the “Final idend”)
(2008: HK1 cent).

During the Year, the Company has allocated an gageecash amount of HK$2,740.5 million (2008: HKB&8.4
million) (or HK138.8 cents per share (2008: HK216ehts)) which would be paid to shareholders. Qwuch
sum, (i) an amount of HK$39.2 million (2008: HK$3Rénillion) (or HK2 cents per share (2008: HK13eénts))
and an amount of HK$1,228.5 million (2008: HK$2,@#hillion) (or HK63 cents per share (2008: HKOM1s})
have been applied for the payment of interim dintlend special dividend respectively; (i) an amoah
HK$19.5 million (2008: HK$20.5 million) (or HK1 cérmper share (2008: HK1 cent)) would be appliedtfa
payment of Final Dividend; and (iii) an amount oK$1L,453.3 million (2008: HK$2,287.9 million) (or HKR.8
cents per share (2008: HK102.7 cents)) has bebredtifor the repurchase of the Company’s sharemglihe
Year. With such a total cash sum of HK138.8 ceetsghare (2008: HK216.2 cents) and a core profid671.0
cents per share (2008: HK199.6 cents), a ratio95%d (2008: 108%) is recorded, which is summarized a
follows:

For the year ended
31st December

2009 2008
Core profit (HK$m) 1,417.3 4,448.8
Share repurchase (HK$m) 1,453.3 2,287.9
Interim Dividend (HK$m) 39.2 306.2
Special Dividend (HK$m) 1,228.5 2,033.8
(Note)
Final Dividend (HK$m) 19.5 20.5
(Note)

On a share basis
Core profit (HK cents) 71.0 199.6
Share repurchase (HK cents) 72.8 102.7
Interim Dividend (HK cents) 2.0 13.5
Special Dividend (HK cents) 63.0 99.0
Final Dividend (HK cent) 1.0 1.0
Interim, Special and Final Dividend (HK cents) 66.0 113.5
As a percentage of core profit 93% 57%
Share repurchase, Interim, Special and Final Dhdd@&lK cents) 138.8 216.2
As a percentage of core profit 195% 108%

Note: as a result of repurchase of shares priottte record date of dividends payment, the actumabant paid for final
dividend and special dividend in aggregate was HR@$8.3 million.

Approval of Dividend by Shareholders and Expected itneframe
Subject to shareholders’ approval at the forthcgn@nnual general meeting of the Company to be teld8th

May, 2010, the dividend warrants will be postedoombout 9th June, 2010 to shareholders whose nappeEsar
on the register of members of the Company on 2&k,M010.
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CLOSURE OF REGISTER OF MEMBERS

The register of members will be closed from 25thyM2010 to 28th May, 2010, both days inclusiveotder to
qualify for the recommended final dividend and floe purpose of ascertaining the members’ entitlért@the
attendance of the forthcoming annual general mgebh the Company, all share transfers documents
accompanied by the relevant share certificates musddged with the Company’s Branch Registrar Braghsfer
Office in Hong Kong, namely Computershare Hong Kémgestor Services Limited at Shops 1712-1716, 17th
Floor, Hopewell Centre, 183 Queen’s Road East, Wainddong Kong not later than 4:30 p.m. on 24th May
2010.

FINANCIAL OPERATION REVIEW
Results
Revenue

Revenue for the Year amounted to HK$2,151.3 mil{ipgar ended 31st December, 2008: HK$1,264.9 m)llia
70.1% increase over last year. The increase wadynthue to recording of revenue of sales proceedsgnised
from York Place and i-home of HK$1,126.0 milliondaather properties of HK$91.7 million (year endest3
December, 2008: property revenue of HK$370.4 nm)lio

The loss in the sales of held-for-trading investmen a net basis was HK$115.5 million (year endédt 3
December, 2008: HK$116.1 million) was includedeameanue.

Rental

For property leasing, the rental revenue in retadtion jumped by 3.3% to HK$645.9 million. Ren@lenue
from non-retail section had also shown an increH#s8.3% to HK$367.2 million during the Year. Thea
recorded an increase of 5.4% in total rental regepuHK$1,013.1 million as compared with HK$961.8lion
in 2008. Together with the attributable rentalerewe generated from associates of HK$82.3 millyeai ended
31st December, 2008: HK$116.0 million), the totdtilautable rental revenue to the Group after nontwlling
interests reached to approximately HK$1,092.3 arillfyear ended 31st December, 2008: HK$1,074.6omy||
which achieved a 1.7% increase over last year.

Attributable net rental income for the Year show#€¢$992.8 million, a 2.7% increase over HK$966.4liml in
2008.

Property Development and Trading

In relation to property sales, an attributable prof HK$83.6 million (year ended 31st December020
HK$186.0 million) was recorded. The major compdaemcorded in gross profit are: sales of MOD 595 i
Mongkok and i-home in Tai Kok Tsui had contributed attributable profit to the Group of approximgtel
HK$17.0 million (year ended 31st December, 2008:$8K3 million) and HK$82.5 million (year ended 31st
December, 2008: nil) respectively, York Place inndfai had a book loss of approximately HK$34.9 ionill
Book loss represented sales revenue less book céstk Place was previously an investment propartgt was
transferred to stock of properties in 2008 athentmarket value. For those units sold and resegnn the Year,
the book cost included a valuation surplus of HKEE85million. If the valuation surplus is excludédm the
book cost, a profit of HK$416.7 million would bestdted.

A unit of Gemstar Tower in Hunghom (61.96% interestd a unit of The Zenith in Wanchai (87.5% insgrsold
during the Year had contributed an attributabldipto the Group of HK$2.5 million (year ended 3DB#cember,
2008: HK$61.3 million) and HK$2.3 million (year ezdti31st December, 2008: HK$9.8 million) respectivel

In respect of properties held by an associate hbrde in Tsuen Wan (50% interest) and Miami Cresaent
Sheung Shui (50% interest) continuously generatefitpf HK$1.6 million (year ended 31st Decemh2008:
HK$5.8 million) and HK$4.0 million (year ended 31Becember, 2008: HK$26.6 million) respectively, the
mentioned profits was reflected in the share ofiltesof associates. For the sale of Parc Palaldamantin
(10% interest), a contribution of HK$7.4 millione@ ended 31st December, 2008: HK$25.4 million) was
recorded in investment income.
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In the current year, the forfeited deposits reatif@ York Place and i-home recorded in other ineowere
approximately HK$9.5 million and HK$0.7 million mesctively (year ended 31st December, 2008: HK$0.7
million being forfeited deposits of The Zenith).

Deposit received for stock of properties contradtelde sold and revenue be recognised in 2010satCBdcember,
2009 amounted to HK$319.2 million. The presaleorded for Phase | of Splendid City in Chengdu ait31
December, 2009 was 542 units of RMB363.5 millionieglent to HK$413.1 million, profit of which is prcted
to be recognised in late 2010 and HK$316.7 mileposit was received, the average selling pricecxppately
RMB670,680 per unit.

In summary, the Group together with associated eomggs and investee company, executed property sale
agreements to third parties in 2009 with an atteble amount of HK$1,332.0 million (year ended 3dstember,
2008: HK$731.0 million). Property sale and otheopgerty income in total recognised in 2009 was H&$9
million (year ended 31st December, 2008: HK$186il0an).

Listed Securities

During the Year, the total gains recognised oredistecurities investments were HK$508.6 millionafyended
31st December, 2008: HK$3,690.5 million), comprisédisted available-for-sale investments equityeistment
of HK$3.7 million (year ended 31st December, 2088$3,764.0 million), listed held-for-trading inves¢nts
and treasury products of HK$500.9 million (yeare&h@1st December, 2008: loss HK$73.5 million) aispakal
of subsidiaries of HK$4.0 million (year ended 3Dstember, 2008: nil).

Listed Securities: Available-for-sale

The Group recorded dividend income of HK$3.7 milland had not disposed any available-for-sale tmersts
for the year of 2009 (year ended 31st December8:268in on disposal of listed available-for-saleeistments
HK$3,647.8 million was recognised as investmenbine).

Listed Securities: Held-for-trading and TreasunoBucts

The performance of the listed held-for-trading stweents and treasury products improved signifigaatid
generated a profit before or after finance costslk$514.6 million and HK$500.9 million respectivelgr the
Year (year ended 31st December, 2008: loss beftmefamance costs HK$77.0 million/HK$73.5 millian)

Profit from the listed held-for-trading investmen&flected in the consolidated statement of comgmsive
income for the Year comprised of a gross loss tlitgy HK$115.5 million (year ended 31st Decemlt2808:
HK$116.1 million), an unrealised loss on fair valaeange amounted to HK$1.8 million (year ended 31st
December, 2008: gain of HK$26.4 million), a reaisgain on bonds of HK$197.3 million (include a gaih
HK$98.3 million from disposal to connected persassannounced dind September, 2009) (year ended 31st
December, 2008: nil), a realised gain on credkdohnotes of HK$48.1 million (year ended 31st Deloem2008:

a realised loss on equity-linked notes of HK$16.Rlion) and release of the fair value liability oie
knocked-out derivative financial instruments of FHM$4 million (year ended 31st December, 2008: aii}l
dividend and interest income of HK$362.1 millioreéy ended 31st December, 2008: HK$28.9 million)he T
relevant finance costs incurred in the Year of H&$million (year ended 31st December, 2008: nit B&$3.5
million) including interest expense and exchangss lof HK$2.8 million (year ended 31st December,800
HK$4.4 million) and HK$10.9 million (year ended 31Becember, 2008: exchange gain HK$7.9 million)
respectively.

Listed Securities: Other Comprehensive Income fiwailable-for-sale Investments

The listed equity securities included in availafdesale investments also bring an addition of fatue of
HK$41.4 million (year ended 31st December, 2008dudéon of fair value of HK$4,501.1 million) was
recognised in other comprehensive income as amyetgamnsaction of securities investments reserve.

- 23 -



Other Income and Expenses

During the Year, administrative expenses and finatasts decreased by 8.6% to HK$204.9 million (weated
31st December, 2008: HK$224.1 million) and 62.7%H$105.5 million (year ended 31st December, 2008:
HK$283.2 million) respectively.

Other gains and losses recorded a net gain of HK$84llion (year ended 31st December, 2008: HK$10.2
million), including gain on deemed disposal of 8®ihterest in G-Prop (Holdings) Limited (“G-ProgHrough a
placing exercise completed on 17th June, 2009 o$38<l million; and gain on disposal of subsidiaries
connected persons as announced on 2nd Septemd@rpPAK$53.1 million.

Associates

The share of results of associates for the Yearamaofit of HK$122.6 million as compared to logsHK$8.4
million for last year, it was mainly due to theliease of fair value gain on investment properties.

Disposal of Assets to Connected Persons

On 2nd September, 2009, the Company issued an acement in respect of the execution of agreemeamts f
disposal of certain assets to connected persoas;ahsiderations are determined by reference tbaramarket
value, whichever is higher. The assets mainly c@emf (a) an investment property at Eaton Squat@®ndon;
(b) an investment property at Hans Crescent andrpadk at Basil Street in London; (c) an investmient
credit-linked note with Japan Airlines Internatibr@o., Ltd as underlying securities; (d) an investinin
credit-linked note with Cathay Pacific Airways Limmil as underlying securities; (e) an investmeiioinds issued
by Morgan Stanley; (f) an investment in bonds igshg Atlantic Finance Limited; (g) an investmentkands
issued by Barclays Bank PLC; and (h) a derivatimarfcial instrument for interest rate yield curemge accrual
swap and its margin deposit.

Prior to completion, the derivative financial ingtrent in (h) above has been knocked-out by itseirsaith no
further payment, the financial liability was theanished, and the margin deposit placed with isstiefK$161.2
million was released, a realised gain on derivafimancial instruments of HK$24.4 million was reded in
investment income.

Subsequent to 2nd September, 2009 and prior to letioyp certain assets were revalued. The investmen
properties in (a) and (b) above were revalued, alue gains of HK$54.2 million was recorded inr faalue
changes on investment properties. The credit-timkates in (c) and (d) above were revalued, asedlgain on
credit-linked notes of HK$48.1 million was recordadnvestment income.

The disposal of assets in (a) to (g) above werepteted in October and December 2009 with an agtgega
consideration of HK$1,893.6 million. Upon comptetj gain on disposal of subsidiaries in (a) togij (c) to
(d) above of HK$49.0 million and HK$4.0 million me=ctively were recorded in other gains and losaes;
realised gain on bonds in (e) to (g) above of HK398illion was recorded in investment income arduded as
part of the gain.

Fair Value Gain on Investment Properties

Investment properties of the Group were revaluedta®lst December, 2009 and recorded an increaksrin
value of HK$8,564.3 million (year ended 31st DecemB008: loss HK$7,467.7 million) as a resulthe tipturn
of the property markets in Hong Kong and Mainlarnin@.

Profit, Core Profit, Dividends, Repurchase and CasliPayment Ratio

Profit

Profit attributable to equity holders of the parémt the Year was HK$8,648.7 million as comparedoss of

HK$1,494.4 million for last year. The profit fdne Year was mainly due to the fair value gainsrvestment
properties. Earnings per share was HK$4.34 (yeded 31st December, 2008: loss per share HK$0.67).
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Core Profit

If the net gain on the major non-cash items of HR3Z.4 million (year ended 31st December, 2008: ot
HK$5,943.2 million) are excluded, the Group wilMeaa core profit attributable to equity holderste parent for
the Year of HK$1,417.3 million (year ended 31st &maber, 2008: HK$4,448.8 million) and a core earsipgr
share of HK71.0 cents (year ended 31st Decemb88: 20K199.6 cents), a decrease of 68.1% and 64886 o
2008 respectively.

The major non-cash items are fair value gains wastment properties together with their respedlisferred tax
expenses of HK$7,231.4 million (year ended 31stebuxer, 2008: loss of HK$6,235.7 million and crexffect
of deferred tax on reduction in tax rate in respédhe fair value changes on investment propedfddK$292.5
million).

Dividends

In June 2009, final dividend of HK1.0 cent (yeadetd 31st December, 2007: HK22.5 cents) and spdisidiend
of HK99.0 cents (year ended 31st December, 200)/peari share in total amount of HK$2,006.3 millifor the
year ended 31st December, 2008 were paid in cash.

In October 2009, an interim dividend of HK2.0 cepés share in amount of HK$39.2 million for the fhadar
ended 30th June, 2009 (half year ended 30th JB8; 21K13.5 cents) was paid in cash.

In November 2009, a special dividend for connettadsaction of HK63.0 cents per share with a tatabunt of
HK$1,228.5 million was paid in cash.

Total dividend of HK$3,274.0 million were paid iagh during the Year.

Repurchase

During the Year, the Company has utilised HK$1,458iillion (including transaction cost) (year endébst
December, 2008: HK$2,289.2 million) in repurchaseth® Company’s shares, such amount is equivakent t
HK72.9 cents (year ended 31st December, 2008: HR1€ents) per share, calculated based on weighterdge
number of ordinary shares during the Year.

Cash Payment Ratio

Based on (a) the core profit for the Year of HK$%,8 million (year ended 31st December, 2008: HK44.8

million) or HK71.0 cents (year ended 31st DecemP@f8: HK199.6 cents) per share; (b) the amoufisedi for

share repurchase during the Year of HK$1,453.7ianil{including transaction cost) (year ended 3l1sténber,
2008: HK$2,289.2 million) or HK72.9 cents (year edd1st December, 2008: HK102.7 cents) per shatéan
final dividend of HK1.0 cent (year ended 31st Debem2008: final dividend HK1.0 cent and speciaidind

HK99.0 cents) per share proposed, interim divideh#iK2.0 cents (half year ended 30th June, 200818iK

cents) and special dividend HK63.0 cents per share paid for the Year, the ratio of such cash paynto the
core profit is 195.6% (year ended 31st Decemb&82008.3%).

Net Asset Value

As at 31st December, 2009, the Group’s total nettat® equity holders of the parent amounted tocqppately
HK$38,632.9 million (31st December, 2008: HK$34,&fillion), an increase of HK$3,982.3 million at.5%
when compared with 31st December, 2008. With éite humber of ordinary shares in issue of 1,950@IP

as at 31st December, 2009 (31st December, 20087,280,079 shares), the net asset value per shamguity
holders of the parent was HK$19.81, an increasd®8% over 31st December, 2008 (HK$16.68). The
movement in net asset value was mainly due to r@jtFor the Year of HK$8,648.7 million; (b) addn in the
reserve for the listed available-for-sale investteeof HK$41.4 million; (c) reduction in equity fashare
repurchase of HK$1,453.7 million, and (d) payméeffiral, interim and special dividend of HK$3,270llion.
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An addition in fair value on the listed equity seties investments categorised as available-fazssaivestments
of approximately HK$41.4 million (year ended 31lsedember, 2008: reduction HK$4,501.1 million) was
recognised for the Year and the carrying amourthefListed Equity Securities Investments Reservate&lst
December, 2009 amounted to approximately HK$41lHomi(31st December, 2008: nil).

Included in the total net asset is net deferred liahilities of HK$5,220.9 million on fair value ge of
investment properties. If the deferred tax lidi@d are excluded, the total net asset to equitgiens of the
parent will become HK$43,853.8 million or HK$22 &rshare (31st December, 2008: HK$18.5 per share).

During the Year, the Group had bought and solédistnd unlisted securities investments and deemspdsal of
8.27% interest in G-Prop through placing. Theredi shareholding of the Group in G-Prop decredsad

50.20% to 41.93%, but the Group still has contnatrothe board and the power to govern the finaraia

operating policies of G-Prop, thus G-Prop remaissaasubsidiary of the Company. Other than thetiagis
projects and those disclosed in the annual regbksGGroup did not have any future plans for matenvestment
or capital assets.

Securities Investments

As at 31st December, 2008, the carrying amountheftteasury products was HK$24.4 million, which was
included in derivative financial instrument underrent liabilities. During the Year, the portfokeas increased
by a net purchase of HK$2,641.6 million and wagdased by the release of the fair value liability the
knocked-out derivative financial instruments of F$ million. After adding the fair value gain BK$39.6
million for the Year, the listed securities investmts portfolios of the Group reached HK$2,681.2ionlas at
31st December, 2009 representing 4.5% of totaltssséhich formed part of the Group’s cash managémen
activities.

The portfolio HK$2,681.2 million (31st December,030 liabilities HK$24.4 million) comprised of (ajgeity
securities (available-for-sale) HK$1,312.3 millio(81st December, 2008: nil); (b) equity securities
(held-for-trading) HK$644.0 million (31st Decemb008: nil); (c) bonds (financial assets designatedt fair
value through profit or loss) HK$728.2 million (3¥ecember, 2008: nil); and (d) derivative finahaistrument
liabilities HK$3.3 million (31st December, 200&liilities HK$24.4 million).

Notes held by Listed Subsidiaries

As at 31st December, 2009, the carrying amounheffibating rate and fixed rate notes amounted K$254.9
million (31st December, 2008: HK$216.7 million) repenting 0.4% of the total assets of the Groupetear
end. The increase mainly represented fair valiredyring the Year.

Risk Management

The Group has established adequate risk managemweg#dures that enable it to identify, measure,itnpand
control various types of risk it faces. This ipglemented by active management involvement, efieatternal
controls and adequate internal audit in the bestests of the Group.

Equity

The number of issued ordinary shares as at 31strblaer, 2009 and 31st December, 2008 were 1,950,080,
and 2,077,750,079 respectively.

Debt and Gearing

As at 31st December, 2009, the Group’s bank andrdibrrowings amounted to HK$13,215.0 million (31st
December, 2008: HK$11,669.2 million). Cash andodépat bank amounted to HK$5,200.7 million (31st
December, 2008: HK$10,418.9 million), pledged dépmsmounted to HK$1,116.7 million (31st Decemb@&0&:
HK$478.1 million) and net borrowings amounted to $&#897.6 million (31st December, 2008: HK$772.2
million).

Total debt to equity ratio was 33.5% (31st Decemb@08: 33.1%) and net debt to equity ratio was%7(31st
December, 2008: 2.2%), which are expressed ascamgage of total borrowings, and net borrowingpeesvely,
over the total equity of HK$39,431.9 million (33¢cember, 2008: HK$35,302.6 million).
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The increase of net debt to equity ratio mainly thu¢he decrease of cash and deposit balancesarehse of
borrowings for the repurchase of the Company's ehapayment of dividends and additions to listed
available-for-sales investments.

As at 31st December, 2009, the Group’s bank andrdibrrowings were denominated in Hong Kong dollars
(88.8%), United States dollars (2.5%), Renminbd¥a), Euro (5.2%) and Japanese Yen (0.1%). Of toei@s
bank and other borrowings of HK$13,215.0 millioB8,126, 18.0%, 53.5% and 0.4% were repayable withjadl,
1to 2 years, 2 to 5 years and over 5 years ragpict The Group’s bank and other borrowings caigyinterest
rates were calculated mainly with reference to HB@nd inter-bank rate. No hedging for interese ras
subsisted at the end of the year. Borrowing inadape Yen was for hedging of Japanese Yen sesuritie
investments and such securities turned into ca8hsitDecember, 2009.

Pledge of Assets
As at 31st December, 2009, the Group had pledgetbtlowing assets:

(a) The Group’s investment properties, property andeotfixed assets, prepaid lease payments, stock of
properties and time deposits with their respectiagying amount of approximately HK$37,844.3 millio
(31st December, 2008: HK$28,643.2 million), HK$58Mlion (31st December, 2008: HK$60.3 million),
HK$318.8 million (31st December, 2008: HK$319.6 lioil), HK$1,242.8 million (31st December, 2008:
HK$2,995.2 million) and HK$1,116.7 million (31st Bamber, 2008: HK$149.3 million) were pledged to the
Group’s bankers to secure general banking andfdlities granted to the Group.

(b) The Group’s investments held-for-trading, availdolesale investment and bonds with carrying amaafnt
approximately HK$731.7 million (31st December, 20@@posit HK$328.7 million) was pledged to the
Group’s financial institutions to secure margin aseturities facilities granted to the Group in eegpof
securities transactions and utilised by the Grospbarrowings due within one year of approximately
HK$1,236.5 million (31st December, 2008: nil).

(c) Interests in certain subsidiaries of the CompanyeHhaeen pledged as part of the security to secentaic
bank borrowings granted to the Group.

(d) The Group has subordinated and assigned its advaraeassociate and advance to an investee congpany
approximately HK$1,415.9 million (31st December020HK$1,275.0 million) to financial institution® t
secure banking general credit facilities grantedrt@ssociate and an investee company.

Repurchase Guarantee

Certain mortgagee banks have provided end-usending to purchasers of Splendid City and the Grbap
provided repurchase guarantees to these mortgagdes hor securing the obligations of such purcteaser
repayments. Such guarantees will be terminateadh tipe earlier of (i) issuance of the real estatmership
certificate which will generally be available withone year upon the completion of guarantee regjistr; or (ii)
the satisfaction of mortgaged loan by the purctsagkproperties.

Pursuant to the terms of the guarantees, upon ldéfiamortgage payments by these purchasers, tlepGis
responsible to repay the outstanding mortgage ipafsctogether with any accrued interest and pgrmaited by
the defaulted purchasers to the mortgagee banks.

The total outstanding amount of repurchase guagaate at 31st December, 2009 was RMB100.4 million
(HK$114.1 million) (31st December, 2008: nil) aridalibsed in the contingent liabilities.

Financial and Interest Income/Expenses

Interest income was included in revenue and investrmcome. Interest income for the Year was HK$38
million, representing a decrease of 19.3% from dfi&lst December, 2008 (HK$228.4 million).

Finance costs included interest expenses on bahbktaer loans, imputed interest expenses, exchaiffigeence
on foreign currency loans, arrangement fee anditfa@nd commitment fee expenses. Excluding imgute
interest, interest expenses for the Year amourdedk$80.4 million, representing a 70.7% decreaser dkie
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interest expenses of HK$274.3 million recordedtfier same period last year. The decrease in intexpgnses
was mainly due to decrease in interest rate dutfiegYear. Interest capitalised for the Year was$RK4
million as compared to HK$52.7 million for last yeaThe average interest rate over the year ureléew was
0.83% (2008: 2.63%), which was expressed as a mage of total interest paid over the average total
borrowings.

Remuneration Policies, Share Option Scheme and SteAward Scheme

During the year under review, the Group employ¢éata of 320 staff (year ended 31st December, 26808:staff)
(excluding about a total of 316 staff (year endést ®ecember, 2008: 301 staff) for estate manageemployed
under the Group’s estate management company, P&betd Company Limited).

Employees were remunerated on the basis of theforpgance, experience and prevailing industry fcact
Remuneration packages comprised salary and yeadmedetionary bonus based on market conditions and
individual performance. The Executive Director thouned to review employees’ contributions and tovpe
them with necessary incentives and flexibility foeir better commitment and performance. No slogtéon
scheme was adopted for the Year.

A share award scheme (the " Scheme") was adoptdlebghareholders of the Company at the speciargen
meeting on 14th January, 2009. The Scheme istmnése and reward certain employees for theirritarttons

to the Group and to give long-term incentives &aiming them for the continued operations and ldgvweent of
the Group. Details of the Scheme were set ouhénG@ompany’s circular dated 23rd December, 2008 N
share was granted under the Scheme during the Year.

Mainland China and Macau

Profit contribution from the Group’s investmenttive Mainland China (including gross profit, failwa changes
on investment properties, share of results of agscand taxation) for the Year amounted to HKSiillion
(year ended 31st December, 2008: HK$116.7 milliorThe Group’s net investment as at 31st Decemif@9 2
amounted to HK$6,355.3 million (31st December, 200R$6,877.5 million) representing approximately. 7%
of the Group’s total asset value and 16.5% of theu®s net asset value.

Further, the Group’s net investment in Macau a3lat December, 2009 amounted to HK$1,696.8 mil{Rist
December, 2008: HK$1,665.0 million) representingragimately 2.9% of the Group’s total asset value.

Listed Subsidiaries
At the year end date, the Group owned 61.96% isténeChi Cheung Investment Company, Limited.

On 5th February, 2008, the Group acquired 36.518estolding in G-Prop. Accordingly, the Group h&ld20%
shareholding of G-Prop and G-Prop became a subgiofithe Company. After G-Prop’s placement cortgaddeon
17th June, 2009, the indirect shareholding of tben@any in G-Prop decreased from 50.20% to 41.934heu
Group still has control over the board and the paeegovern the financial and operating policie$seProp, thus
G-Prop remains as a subsidiary of the Company.

Property Valuation

A property valuation has been carried out by Messterton Appraisals Limited, independent qualified
professional valuers, in respect of the Group’'®#tment properties as at 31st December, 2009 ahddhuation
was used in preparing 2009 year results. The Growmpestment properties were valued at HK$40,708.5
million (31st December, 2008: HK$30,302.6 millior)26.4% increase over 2008 after adjusted fortiaddiand
disposals of investment properties during the Yedhe increase in fair value of approximately HKEBL.3
million was recognised in the consolidated stataénoércomprehensive income for the Year. The Gralgp
shared an increase in fair value of investmentgntggs of the associates of HK$131.1 million (nfedeferred tax
of HK$21.7 million) for the Year. Development pesies and non-investment properties of the Groepew
stated at cost less impairment, if any, in the obdated financial statements. Investment propentyger
development at Chinese Estates Plaza, Chengdutatad st cost of HK$1,402 million and will be cadiat fair
value when its fair value first become reliably sw@able or the date of its completion of the prigper
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BUSINESS REVIEW

Hong Kong Property Investment

Rentals from investment properties continued toobe of the major sources of our income. The overall
occupancy rate of the Group’s retail portfolio wa&65% during the Year excluding the renovatioraané
Windsor House. The occupancy rate achieved 93.60%on-core properties are excluded. The satisfgctor
occupancy rate is attributable to the prime locetiof the majority of the Group’s retail properties

Despite the economic turmoil in the first half &f0®, the Group’s overall gross rental growth reredipositive
of 5.35% with rental income of HK$1,013.1 millionrfthe Year as compared with last year. The rebgect
increases in Hong Kong retail and non-retail porti@ve been 3.93% and 10.13%. The increase in geosal
income is mainly attributable to the high reversignrental rate of the office properties and pletisantal rate
achieved by shopping malls after renovation.

During the Year, the shops of Excelsior Plaza -otetf were fully let out and the average occuparatg of
Causeway Place was approximately 93.33%.

The first phase renovation of Windsor House wasptetad in the third quarter of 2007 and the secquimake
renovation commenced in March 2008. Works incluesmnfiguration of the mall layout from basemeneleo
7th level to provide greater varieties of primeaileshops and specialty restaurants, addition mdiratvoid and
introduction of skylight to provide a high-end spom environment. Portions of the circulation araad shops
at ground floor and first floor have been re-opeiredecember 2008 and June 2009 respectively anms it
anticipated that the whole renovation work will t@mpleted in May 2010. The revamped Windsor Hougle w
have improved and diversified trade mix.

As for Silvercord, the overall rental income wassed 16.01% for the Year as compared with last pear its
average occupancy rate was 95.29% during the Ydwr.rental growth and high occupancy rate reflaet t
success of the Group’s rental enhancement stratieggnovation and repackaging of its shopping méafiorder
to further enhance the circulation at third flaamprovement works to third floor is being plannettiaite works
are tentatively scheduled to be commenced on tensehalf of 2010.

The ONE, i.e. the redevelopment project of the farfifung Ying Building in Tsim Sha Tsui is being d®ped to
a 29-storey integrated shopping, entertainmentfaod and beverage complex with more than 400,00@rsq
feet of retail spaces. It will be the tallest retamplex of its kind in Hong Kong and is expectede a landmark
shopping arcade in Tsim Sha Tsui upon completitrechigled for the first half of 2010. Pre-lease mtniehas
been commenced after the formal naming of The QNEine 2009. Overall marketing response is posiinga
number of offers are received from prospective nena

During the Year, the average occupancy rates od¥din House, MassMutual Tower and Harcourt Houses wer
approximately 89.02%, 98.93% and 75.54% respegtibeinging the approximate occupancy rate of therall
office portfolio to 89.06%. The drop of occupan@ter in Harcourt House was mainly due to the closdre
businesses in Hong Kong or down-size of office areaeveral anchored tenants in the building caliethe
global financial tsunami.

Hong Kong Property Development

In general, the Group’s development projects hagenbprogressing satisfactorily and the sales haen b
achieving pleasing results.

York Place is a high-end residential tower locatedrime area of Wanchai, having 94 units with #&te ranging
from gross floor area of approximate 576 squarétie@,037 square feet. As at 31st December, 200Units
were sold, representing 81.91% of total units. ©beupation permit has been obtained in March 20@Dthe
transacted units had been handed over to the mecha

i-home is a joint venture project with the UrbamBeal Authority located in Tai Kok Tsui. It provisi@ single
residential tower block comprises 182 units witt #ize ranging from gross floor area of approxe#2 square
feet to 1,182 square feet. The occupation pernditthe certificate of compliance from the governmese been
obtained in March 2009 and June 2009 respectigéhgee its sales launch commenced in end of Mar&®,2042

units (representing 78.02% of total units) weralagd to 31st December, 2009.
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MOD 595 is another joint venture project with thebbh Renewal Authority located in Mongkok. It prdes a
single residential tower block comprises 85 uniith\ilat size ranging from gross floor area of apfimate 483
square feet to 1,188 square feet. 98.82% of toitd (1.e. 1 unit remaining) were sold up to 31scBmber, 2009,
all of which had been handed over to the purchasers

The Zenith (87.5% interest) is a two-phase redgraent project at Tai Yuen Street, Wanchai undertaki¢h the
Urban Renewal Authority. All residential units diase | were sold up to 31st December, 2009. Phash be a
residential/commercial complex development withrasg floor area of approximately 159,700 squard. fee
Redevelopment work with preservation of the comments of Wanchai Market and foundation work are in
progress. Completion of phase Il is re-schedulezhthb2012.

The Hermitage (25% interest), is one of the Groypiat venture development projects in West Kowloon
Reclamation Area. It is located at Hoi Ting Roadl gunction of Hoi Wang Road and Hoi Ting Road. Its
superstructure work is in progress. The Hermitadecomprise six residential tower blocks, whictopides in
aggregate 962 residential units and retail propemyith a total gross floor area of around 1,095,88uare feet.
The whole project is expected to be completed id 2610. The launching of the Hermitage is currently
re-scheduled to the second quarter of 2010.

Another West Kowloon - joint venture developmenbject is located at the junction of Hoi Wang Rodén
Cheung Road and Yau Cheung Road (15% interestgulistructure work is in progress. Six residertoater
blocks with residential and retail properties dataross floor area of approximately 650,600 sejdeet will be
developed. Completion of the whole project is scitedifor end 2011.

Sun Fair Mansions, 12 Shiu Fai Terrace, locatédidiLevels East, is a traditional prestigious lacatfor luxury
residential project in Hong Kong. A luxury residahtower which provides a total residential grélesr area of
around 42,900 square feet will be redeveloped. Dieorowork has been completed, site formation wisrkn
progress. The whole project is expected to be cetegplin end 2012.

No. 55 Conduit Road (70% interest), a residentialia Mid-Levels with site area about 36,000 sguiaet which
can provide a total residential gross floor aremmiund 87,800 square feet. This site will be dgwed into a
luxury residential project. The first phase of 8ie formation work has been completed. Piling wsoakd the
associated substructure works are in progress.

Macau Property Development

The Group is planned to develop the site at Avehli Long, Taipa, Macau (70.01% interest) into ghkénd
residential project with total gross floor areaapproximately 5,786,242 square feet (excluding ioase car
park). It will comprise 26 residential tower blocksd will be developed in phases. The revised mésteut plan
of the whole development had been agreed by thergment whereas detailed proposal for executiothef
phase | development are being formulated for tipgeyal of the government.

Mainland China Property Investment

Evergo Tower, located at Central Huaihai Road iarfghai, is a 21-storey office and shopping complek has a
gross floor area of around 263,708 square feet.albeage occupancy rates of the office and rgtaites for the
Year were 86.03% and 67.43% respectively.

Hilton Beijing (50% interest), having 503 roomsgeeage occupancy rate was 56.26% for the Year.

Oriental Place (50% interest), a 10-storey officgélding next to Hilton Beijing, average occupan@ter was
96.76% for the Year.

The average occupancy rate of the 79 retail outlgtsa total area of approximately 29,000 squaset in Lowu
Commercial Plaza, Shenzhen was 94.35% for the Year.
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Mainland China Property Development

Splendid City, a residential project located atglim Road of Jinniu District in Chengdu, has siteaaof
approximately 795,625 square feet and corresporgliogs floor area of approximately 3.74 million acpifeet.
Phase | of Splendid City is under superstructurestaction and expected to be completed in end .2Bite its
first sales launch of Phase | commenced in endctdlégr 2009, 542 out of 648 units launched (i.e68%) were
presold up to 31st December, 2009, representirgfl¥d of total units of Phase I.

Metropolis Height is a residential project locatgdDongda Street of Jinjiang District in Chengdithvgite area
of approximately 194,411 square feet and correspgngross floor area of approximately 1.65 millisquare
feet. Substructure construction is in progressjeptacompletion is scheduled for end 2012 and dluedhing of
this project is scheduled for end 2010.

Chinese Estates Plaza, a commercial and residgmb@ct at South Taisheng Road of Qingyang Disiric
Chengdu, has a site area of about 404,267 squatewith a development scale of 3.2 million squagetf
Foundation and substructure construction workdgrapgogress. Completion of the project is re-schedito end
2013.

The commercial and residential project at Huaxijieeet of Jiangbei District in Chongging (25% ietd), with
a site area of around 2,207,546 square feet amdsa goor area of approximately 11.08 million seuteet, is at
design stage.

In late 2009, the Group formed a joint venture (3@%rest) with a third party, contracted to acquirdirectly a
Grade A office building in Shanghai. The said asdiain is expected to complete in April 2010 andxpected to
be financed by bank borrowing and internal resairce

OTHER INFORMATION

Disposal of Subsidiaries and Assets

As announced on 2nd September, 2009, the Grougttased into eight sets of conditional sale andlmse
agreements, in relation to, inter alia, disposgbrofperties in United Kingdom and certain finanamstruments to
Wisdom Hero Limited (a company wholly-owned by Mioseph Lau, Luen-hung, the Chairman and Chief
Executive Officer of the Company (“Mr. Joseph Laudy Mr. Joseph Lau as the case may be at an ajgreg
consideration of HK$1,893.6 million (the “Transacts”). The Transactions constituted discloseabld an
connected transactions for the Company under tiséingi Rules which are subject to the approval & th
independent shareholders of the Company. The Tectosa were approved by the independent sharetslfer
the Company at the special general meeting held2th October, 2009 and were completed in Octobdr an
December 2009 respectively, except one of the &cimns that held a financial instrument which Hesen
revoked prior to completion. Details of the Trangats were set out in the circular of the Compaated 23rd
September, 2009.

EVENT AFTER THE FINANCIAL YEAR END

On 11th February, 2010, the Group has enteredaisade and purchase agreement with third parties]ation to,
inter alia, the acquisition of the remaining 50%emsts in Canaria Holding Limited which indirectigld the
commercial property at Tuen Mun Centre, New Tergt (the “Property”) at a consideration of HK$1#lion.
Canaria Holding Limited is 50% owned by the Grogfope the acquisition. As a result of the said &itjon, the
Group obtained 100% control over the Property.

In March 2010, a syndicated loan facility of HK$306 million was arranged, of which the proceeds of
approximately HK$1,309 million was used to repag #xisting loan facility and the remaining proceeds
approximately HK$2,291 million will be used as gexlevorking capital requirement.

The presale recorded for Phase | of Splendid Cityengdu as at 31st December, 2009 was 542 uriRMBf363.5
million, equivalent to HK$413.1 million, profit oivhich will be recognised in 2010. The deposit dhliing
HK$316.7 million was received as at 31st DecemB€09 and the average selling price was approxigatel
RMB670,680 per unit.
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PROSPECTS

The global economy has continued to recover sinedast quarter of last year. Although there wil different
market signals from time to time, causing shonntemarket fluctuations, the general ascending tkgitidcemain
this year.

The Group carries an optimistic view to its coresibasses. Economic growth of Mainland China is etqubto
continue taking the lead. While the Central Governimis likely to continue monitoring the propertyarket
through her macro policies, such policies will gtte ensure sustainable growth of the property etark
addition, the Central Government’s consistent yoditpromoting investments and growth of her westgties is
also positive factor to our projects in Chengdu. &pect the sales of such projects to continueoparhg
satisfactorily.

The financial sector has rebounded strongly siheehird quarter of last year, with aggressive glantaking up
expansion space. We expect to see occupanciedt tfuiher for the Group’s office portfolio this ge
Meanwhile, retailers have also continued seekingmpment locations for new outlets to capture affilue
customers and tourist shoppers. Our new shoppinge;eThe ONE, has become a spotlight for retaiémse
pre-leasing commenced, and will bring a fresh aklo the shopping arena in Tsim Sha Tsui whepéins.

Our Group has been monitoring the property markétslong Kong and Mainland China closely, and will
replenish its land bank and expand its investmeoytgrty portfolio at opportune times.

The Board will continue to review the share pri€¢he Company and its underlying net asset valgalegly and
consider repurchase its shares on the Stock Exehawyand when the share price represents a sagntifi
discount to its net asset value.

CORPORATE GOVERNANCE

The Company will continue putting effort in maimtaig high standards of corporate governance so asdure
better transparency and protection of intereshefghareholders and the Company as a whole. Thoaughe

Year, the Company has applied the principles ofGbde on Corporate Governance Practices (the “Gaated

complied with the code provisions (“Code Provisigrend certain recommended best practices setrotita

Code contained in Appendix 14 to the Listing Ruesje for the deviations from Code Provisions Aghd E.1.2,
which state that the roles of chairman and chietasve officer should be separated and shouldegterformed
by the same individual, and the chairman of thedehould attend the annual general meeting reispgct

Reasons for the deviations from Code ProvisionslAald E.1.2 were set out in the Company’s intedport for
the six months ended 30th June, 2009. Detailedrirdtion of the Company’s corporate governance mestwill
be set out in the corporate governance report cwdan the Company’s annual report 2009.

SECURITIES TRANSACTIONS

The Company has adopted a code of conduct regasdiogrities transactions by Directors on terms aith
deviation from the required standard set out in &ddode for Securities Transactions by Directord.isted

Issuers under Appendix 10 to the Listing Rules (ddbCode”). All Directors, after specific enquiriey the

Company, confirmed they have complied with the nexglstandard set out in the Model Code and thiecgaie of
conduct during the Year.

The Company has also adopted a code of conduatiiagasecurities transactions by relevant employpeeterms
no less exacting than the required standard seinotite Model Code. All the relevant employees (&rant
Employees”) who, because of office or employmesntjkiely to be in possession of unpublished prieesstive
information in relation to the Group’s securitiegvk been requested to follow such code when dealirige
securities of the Company. All Relevant Employedi®r specific enquiries by the Company, confirriesly have
complied with the required standard set out insuel code during the Year.
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PURCHASE, SALE OR REDEMPTION OF THE COMPANY’S LISTE D SECURITIES

During the Year, the Company purchased a total2df 750,000 ordinary shares of HK$0.10 each on thekS
Exchange at an aggregate consideration of HK$12433115. All of the purchased shares were cancelled

Total number Highest Lowest

Month of of the ordinary price paid price paid Aggregate
the purchases shares purchased per share per share consideration

HK$ HK$ HK$
January 2009 8,813,000 9.65 8.52 79,731,270
February 2009 14,576,000 9.66 9.04 137,089,570
March 2009 8,717,000 9.46 9.16 81,379,700
April 2009 39,339,500 10.66 9.31 384,069,795
May 2009 6,304,500 12.18 11.52 74,519,420
June 2009 19,511,000 15.04 13.98 283,425,210
July 2009 18,349,000 14.18 12.72 247,440,850
August 2009 2,280,000 14.18 13.64 31,741,790
September 2009 9,860,000 13.94 13.28 133,865,510

127,750,000 1,453,263,115

The Directors considered that the aforesaid shagees purchased at a discount to the net asset palughare and
resulted in an increase in the net asset valushzee then in issue.

Save as disclosed herein, neither the Companynyafats subsidiaries had purchased, sold or reéeleany of the
Company’s listed securities during the Year.

PROPOSED AMENDMENTS TO THE BYE-LAWS

It is proposed that amendments to the Company’si8ys be made in line with certain changes of tistiihg
Rules which came into effect on 1st January, 2008.effects of the proposed amendments to the 8ys-are as
follows:

(i) all votes of shareholders at a general meetind baabhken by poll if required by the Listing Rulesd

(i) allow the Company to send corporate communicatiaterials to its shareholders by electronic mearmmds
when the Company considers appropriate and casttefé, subject to compliance with the requiremerfts
the Listing Rules.

Details of the proposed amendments will be setiow circular and the notice convening the annweaiegal
meeting of the Company to be held on 28th May, 20tie¢h will be dispatched to the shareholders ie dourse.
The proposed amendments will be subject to theoappof the shareholders by way of a special résmiwat the
said meeting.
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APPRECIATION

We would like to take this opportunity to express gratitude to the shareholders for their contthsepport and
staff members for their dedication and hard work.

On behalf of the Board
Joseph Lau, Luen-hung
Chairman

Hong Kong, 30th March, 2010
As at the date of this announcement, the Board deathMr. Joseph Lau, Luen-hung as Executive Dareddr.
Lau, Ming-wai and Ms. Amy Lau, Yuk-wai as Non-etteelDirectors and Mr. Chan, Kwok-wai, Ms. Phillish,

Lai-ping and Mr. Ma, Tsz-chun as Independent Nagcative Directors.

Websitehttp://www.chineseestates.com

This announcement is published on the website ef Gbmpany _(http://www.chineseestates)a@nd the
designated issuer website of the Stock Exchantge/(twvw.hkexnews.hk

The Financial Highlights will also be posted on tbempany’s website on 30th March, 2010.
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