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EXPECTED TIMETABLE™

Latest time for lodging PINK Application Forms ............... 12:00 noon on Wednesday, Sth May 2010

Latest time for completing electronic applications under
White Form eIPO service through the designated
website www.eipo.com.hk® ..., 11:30 a.m. on Thursday, 6th May 2010

Application lists 0pen™ ..o 11:45 a.m. on Thursday, 6th May 2010

Latest time for lodging WHITE and YELLOW
Application FOrms .......cocoiiiiiiniiiiiiiiniiciceccecc e 12:00 noon on Thursday, 6th May 2010

Latest time for completing payment of WHITE FORM
eIPO applications by effecting internet banking

transfer(s) or PPS payment transfer(s) .......cccooeceveviiveeennnnen. 12:00 noon on Thursday, 6th May 2010

Latest time for giving electronic application instructions

t0 HKSCC™) e 12:00 noon on Thursday, 6th May 2010
Application lists close™ ......o.ccooiiiiiiieeeeieeeeeeeeeee e 12:00 noon on Thursday, 6th May 2010
Expected Price Determination Date® ..........cccccocooeivieiiiereceieeeeeeeee e Friday, 7th May 2010

(1) Announcement of the Offer Price, the level of

indications of interest in the International Offering,

the level of applications in the Hong Kong Public

Offering and basis of allocation of the Hong Kong

Offer Shares under the Hong Kong Public Offering

to be published in the South China Morning Post

(in English) and the Hong Kong Economic Journal

(in Chinese) on Or before ..........ccocoiiriiiiiiiiiiiiiiee e Thursday, 13th May 2010

(2) Results of allocations in the Hong Kong Public
Offering (with successful applicants’ identification
document numbers, where appropriate) to be available
through a variety of channels as described in the section
headed “How to Apply for the Hong Kong Offer
Shares — Publication of Results” in this prospectus ........cc...cccoceenne. Thursday, 13th May 2010

(3) A full announcement of the Hong Kong Public
Offering containing (1) and (2) above to be
published on the website of the Stock Exchange at
www.hkexnews.hk® and the Company’s website at

www.swireproperties.com” from .............ccocooooeiiieiieieeeeee . Thursday, 13th May 2010
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Results of allocations in the Hong Kong Public Offering

will be available at www.iporesults.com.hk with a
“search by ID” function from ........ccccceiiiiiiiiiiiiiice e Thursday, 13th May 2010

Despatch of Share certificates in respect of wholly

or partially successful applications pursuant to the

Hong Kong Public Offering and to Qualifying

Swire Pacific Shareholders who are entitled to receive

(8)(9)

Shares under the Swire Pacific Distribution on or before™"™’ ... Thursday, 13th May 2010

Despatch of refund cheques and e-Refund payment

instructions in respect of wholly or partially successful applications

(if applicable) or wholly or partially unsuccessful applications pursuant

(9)(10)

to the Hong Kong Public Offering on or before™" ™ ..., Thursday, 13th May 2010

Dealings in the Shares on the Stock Exchange expected

£O COMIMEBIICE Ol .eetvviiiieeeeeeeaiiiiiittteeeeeeeaaeuiiatteeeeeeeeesaaaaababaeeeeeeeaeasaaasbbaseeeeeeeeeenannnnnnes Friday, 14th May 2010

Payment to Overseas Swire Pacific Shareholders of the net proceeds

of the sale of the Shares which they would otherwise receive pursuant
to the Swire Pacific Distribution on or before"" ...........cccocooovviieiiiiiiea Monday, 24th May 2010

Notes:

(1)
(2)

(3)

(4)

(5)

(6)

All dates and times refer to Hong Kong dates and times, unless otherwise stated.

You will not be permitted to submit your application to the White Form eIPO Service Provider through the designated
website at www.eipo.com.hk after 11:30 a.m. on the last day for submitting applications. If you have already submitted
your application and obtained a payment reference number from the designated website prior to 11:30 a.m., you will be
permitted to continue the application process (by completing payment of application monies) until 12:00 noon on the last

day for submitting applications, when the application lists close.

If there is a “black” rainstorm warning or a tropical cyclone warning signal number 8 or above in force in Hong Kong
at any time between 9:00 a.m. and 12:00 noon on Thursday, 6th May 2010, the application lists will not open and close
on that day. Please refer to the section headed “How to Apply for the Hong Kong Offer Shares — When May Applications
Be Made — Effect of Bad Weather on the Opening of the Application Lists” in this prospectus. If the application lists
do not open and close on Thursday, 6th May 2010, the dates mentioned above may be affected. The Company will make

a press announcement in such event.

Applicants who apply for the Hong Kong Offer Shares by giving electronic application instructions to HKSCC should
refer to the section headed “How to Apply for the Hong Kong Offer Shares — Applying By Giving Electronic Application
Instructions to HKSCC” in this prospectus.

The Price Determination Date, being the date on which the Offer Price is to be determined, is expected to be on or about
Friday, 7th May 2010 and, in any event, not later than Thursday, 13th May 2010. If, for any reason, the Offer Price is
not agreed between the Joint Global Coordinators (on behalf of the Underwriters) and the Company on or before
Thursday, 13th May 2010, the Global Offering (including the Hong Kong Public Offering) will not proceed and will
lapse.

The announcement will be available for viewing on the “Main Board — Results of Allotment” page on the Stock
Exchange’s website at www.hkexnews.hk.
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(7

(3)

)]

(10

Neither the Company’s website nor any of the information contained on the Company’s website forms part of this

prospectus.

Share certificates for the Hong Kong Offer Shares and the Shares to be distributed pursuant to the Swire Pacific
Distribution are expected to be issued on Thursday, 13th May 2010 but will only become valid if the Global Offering
has become unconditional in all respects (including the Underwriting Agreements not having been terminated in
accordance with their terms) at any time prior to 8:00 a.m. on the Listing Date, which is expected to be Friday, 14th May
2010. Investors who trade Shares on the basis of publicly available allocation details or prior to the receipt of the Share
certificates do so entirely at their own risk. If the Global Offering does not become unconditional or the Underwriting
Agreements are terminated in accordance with their terms, the Global Offering will not proceed and the Swire Pacific
Distribution will not be made. In such a case, the Company will make an announcement as soon as possible thereafter.

Applicants who apply on WHITE Application Forms for 1,000,000 or more Hong Kong Offer Shares under the Hong
Kong Public Offering and have indicated in their WHITE Application Forms that they wish to collect any refund cheques
and Share certificates (where applicable) in person from the Hong Kong Share Registrar, may do so from the Hong Kong
Share Registrar, Computershare Hong Kong Investor Services Limited, at Shops 1712-1716, 17th Floor, Hopewell
Centre, 183 Queen’s Road East, Wanchai, Hong Kong between 9:00 a.m. to 1:00 p.m. on Thursday, 13th May 2010.
Applicants being individuals who opt for personal collection must not authorise any other person to make collection on
their behalf. Applicants being corporations who opt for personal collection must attend by their authorised
representatives bearing letters of authorisation from their corporation stamped with the corporation’s chop. Both
individuals and representatives of corporations must produce, at the time of collection, identification and (where
applicable) documents acceptable to Computershare Hong Kong Investor Services Limited.

Applicants who apply on YELLOW Application Forms for 1,000,000 or more Hong Kong Offer Shares under the Hong
Kong Public Offering and have indicated in their Application Forms that they wish to collect refund cheques in person
may collect their refund cheques (if any) in person but may not elect to collect their Share certificates, which will be
deposited into CCASS for the credit of their designated CCASS Participant stock accounts or CCASS Investor Participant
stock accounts, as appropriate. The procedures for collection of refund cheques for YELLOW Application Form
applicants are the same as those for WHITE Application Form applicants.

Applicants who apply for Hong Kong Offer Shares by giving electronic application instructions to HKSCC should refer
to the section headed “How to Apply for the Hong Kong Offer Shares — Applying By Giving Electronic Application
Instructions to HKSCC” in this prospectus.

Applicants who apply for 1,000,000 Hong Kong Offer Shares or more through the White Form eIPO service by
submitting an electronic application to the designated White Form eIPO Service Provider through the designated website
at www.eipo.com.hk and whose applications are wholly or partially successful, may collect their Share certificates in
person from Computershare Hong Kong Investor Services Limited at Shops 1712-1716, 17th Floor, Hopewell Centre, 183
Queen’s Road East, Wanchai, Hong Kong, from 9:00 a.m. to 1:00 p.m. on Thursday, 13th May 2010.

For applicants who apply for less than 1,000,000 Hong Kong Offer Shares, Share certificates will be sent to the address
specified in their application instructions to the designated White Form eIPO Service Provider through the designated
website at www.eipo.com.hk on Thursday, 13th May 2010 by ordinary post and at their own risk.

Applicants who paid the application monies from a single bank account may have e-Refund payment instructions (if any)
despatched to the application payment bank account on Thursday, 13th May 2010. Applicants who used multi-bank
accounts to pay the application monies may have refund cheques (if any) despatched to them on Thursday, 13th May
2010.

Uncollected Share certificates (if applicable) and refund cheques (if applicable) will be despatched by ordinary post (at
the applicants’ own risk) to the addresses specified in the relevant Application Forms promptly thereafter. Further
information is set out in the section headed “How to Apply for the Hong Kong Offer Shares — Despatch/Collection of

Share Certificates/e-Refund Payment Instructions/Refund Cheques” in this prospectus.

e-Refund payment instructions/refund cheques will be issued in respect of wholly or partially unsuccessful applications
and in respect of wholly or partially successful applications in the event the final Offer Price is less than the price payable

per Offer Share on application.

— il —
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(I1) Overseas Swire Pacific Shareholders will be entitled to the Swire Pacific Distribution but will not receive the Shares.
Instead, the Shares which they would otherwise receive pursuant to the Swire Pacific Distribution will be sold by Swire
Pacific on their behalf as soon as reasonably practicable after commencement of dealings in the Shares on the Stock
Exchange and they will receive a cash amount equal to the net proceeds of such sale. Further information is set out in
the section headed “Structure of the Global Offering — The Swire Pacific Distribution” in this prospectus.

For details of the structure of the Global Offering, including the conditions of the Global
Offering, and the procedures for application for the Hong Kong Offer Shares, you should read the
sections headed “Structure of the Global Offering” and “How to Apply for the Hong Kong Offer
Shares” in this prospectus.

_iv_
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SUMMARY

This summary is intended to give you an overview of the information contained in this
prospectus. Since it is a summary, it does not contain all the information that may be important to
you. You should read the prospectus in its entirety before you decide to invest in the Offer Shares.

There are risks associated with any investment. Some of the particular risks in investing in the
Offer Shares are set out in the section headed “Risk Factors” in this prospectus. You should read
that section carefully before you decide to invest in the Offer Shares.

OVERVIEW

We are a leading developer, owner and operator of mixed use, principally commercial, properties
in Hong Kong and the PRC with a well-established record of creating long term value by transforming
urban areas. Our business comprises three main areas: (i) property investment, that is the
development, leasing and management of commercial, retail and some residential properties as a long
term investment; (ii) property trading, that is the development and construction of properties,
principally residential apartments, for sale; and (iii) investment in and operation of hotels.

For a breakdown of our gross rental income by business segment, see the section headed
“Financial Information — Certain income statement items — Turnover” in this prospectus. For a
breakdown by project of the GFA and valuation of our properties, see the sections headed “Business
— Completed investment property portfolio”, “Business — Investment properties under development
or held for future development” and “Business — Property trading” in this prospectus.

COMPETITIVE STRENGTHS

We believe that we have the following competitive strengths which allow us to compete
effectively in the real estate markets in which we operate:

° we have the ability to conceive, design, develop and manage mixed use commercial centres
that successfully transform an urban area;

° we have the ability to secure new projects and source land in prime locations;

° we have a strong brand and a reputation as a landlord of choice;

° we are committed to high standards of corporate governance and have experienced and
capable management and operational teams; and

° we are well-positioned to take advantage of attractive expansion opportunities.

KEY BUSINESS STRATEGIES

We intend to enhance our position as a leading developer, owner and operator of mixed use
commercial properties in the PRC and Hong Kong by continuing to implement the following business
strategies:

° we will seek to continue to create value through transformational projects;
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° we will seek to maximise the earnings potential of our completed properties through active
asset management, high quality tenant service and asset improvements;

° we will remain focused principally on Hong Kong and the PRC; and
° we will manage our capital base conservatively.

THE GLOBAL OFFERING
The Global Offering comprises:

(i) the Hong Kong Public Offering of 45,500,000 Shares (subject to adjustment) for
subscription by the public in Hong Kong; and

(ii) the International Offering of an aggregate of 864,500,000 Shares (subject to adjustment and
the Over-allotment Option) outside the United States (including to professional and
institutional investors within Hong Kong) in offshore transactions in reliance on Regulation
S, and in the United States only to QIBs in reliance on Rule 144A or any other available
exemption from registration under the U.S. Securities Act.

Employee Preferential Offering

Of the 45,500,000 Hong Kong Offer Shares initially available under the Hong Kong Public
Offering, 3,500,000 Hong Kong Offer Shares, representing approximately 7.7% of the total number of
Shares initially available under the Hong Kong Public Offering and approximately 0.4% of the Offer
Shares (excluding any Shares which are the subject of the Over-allotment Option), are available for
subscription by Eligible Employees on a preferential basis. Directors of members of the Group and
their respective Affiliates may also apply for Hong Kong Offer Shares under the Employee
Preferential Offering if they are Eligible Employees. However, they may not apply for Hong Kong
Offer Shares as members of the public in the Hong Kong Public Offering. All other Eligible
Employees may apply for Hong Kong Offer Shares in the Hong Kong Public Offering and the
Employee Preferential Offering. For further details, please refer to the section headed “How to Apply
for the Hong Kong Offer Shares” in this prospectus.

A condition will be set out in the PINK Application Forms for the Employee Preferential
Offering that applications received from Eligible Employees who are directors of members of the
Group or their respective Affiliates may be reduced by the Company before allocation of Hong Kong
Offer Shares to them and other applicants in the Employee Preferential Offering. This is intended to
ensure that the number of Shares held by the public upon completion of the Global Offering would
not be below the prescribed minimum required by the Stock Exchange. The reduction is intended to
be on a pro rata basis (subject to rounding to the nearest whole number of board lots). Such reduction
(if any) will be performed by the Company with the assistance of the Joint Global Coordinators.

Allocation of Hong Kong Offer Shares under the Employee Preferential Offering will be based
on the written guidelines distributed to the Eligible Employees which are consistent with the
allocation guidelines contained in Practice Note 20 of the Listing Rules. The allocation of Hong Kong
Offer Shares will not be based on the seniority or the length of service of the Eligible Employees. The
allocation basis will be determined by the Hong Kong Share Registrar based on the level of valid
applications received under the Employee Preferential Offering and the number of Shares applied for
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within each application tier. The allocation basis will be consistent with the allocation basis commonly
used in the case of over-subscriptions in public offerings in Hong Kong, where a higher allocation
percentage will be applied in respect of smaller applications. Applications on PINK Application
Forms for more than 109,000 Hong Kong Offer Shares will be rejected. Any Shares not subscribed by
Eligible Employees under the Employee Preferential Offering will be available for subscription by the
public under the Hong Kong Public Offering.

Any Director who (or any of whose associates who are Eligible Employees) intends to apply for
Offer Shares under the Employee Preferential Offering will not participate in any decision of the
Company in relation to the allocation basis for the Employee Preferential Offering.

Further details of the Global Offering are set out in the section headed “Structure of the Global
Offering” in this prospectus.

We have applied to the Stock Exchange for, and the Stock Exchange has agreed to grant, a waiver
from strict compliance with Rule 10.03 of the Listing Rules in relation to the participation in the
Employee Preferential Offering by Directors and their associates who are Eligible Employees.

Further details of the waiver application are set out in the section headed “Waiver from
Compliance with the Listing Rules and Exemption from the Companies Ordinance — Employee
Preferential Offering” in this prospectus.
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SUMMARY FINANCIAL INFORMATION

The following is a summary of the consolidated financial information of the Group as at and for
the years ended 31st December 2007, 2008 and 2009, extracted from the Accountant’s Report set out
in Appendix I to this prospectus:

As at 31st December

Summary of the Financial Position 2007 2008 2009

(in millions of HK$)

Non-current assets

Investment properties 127,497 134,069 154,098

(0113 £ PO 15,246 17,335 14,263
Total non-current asSets .............ccoouiiiiiiiiiiiiiiiiii e 142,743 151,404 168,361
CUITENT ASS@ES ..ot 4,028 3,883 5,378
Total ASSeLS.........oiuiiiiiii i 146,771 155,287 173,739
Current liabilities 35,259 39,438 37,501
Non-current 1iabilities.......cooiiiiiiiiii e 17,581 19,805 23,173
Total Liabilities ... 52,840 59,243 60,674
Net current liabilities........................ooiiii (31,231) (35,555) (32,123)
Total equuity ......ccooniiiiiiii e 93,931 96,044 113,065
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For the year ended 31st December

Consolidated Income Statements 2007 2008 2009

(HKS$ in millions)

RT3 1 1o < O PO PPPTPNt 5,819 7,057 8,192
Cost of sales (1,262) (1,478) (2,080)
(€5 o T o {0 L PPN 4,557 5,579 6,112
AdMINISIIratiVe EXPEISES tuuueruniiiiniiiineiiietiietiieetineeeineeaie et eeaieeneeenens (498) (646) (707)
Other operating expenses.... (80) (101) (108)
Oher NEE GAIMS .uueitniii ettt et et e e e e 64 28 136
Change in fair value of investment properties...........ccccoeeeeivrunneeennnn... 19,420 358 14,407
Impairment losses on hotel Properties . ......coveueirviuneiiieineiiiiiineiieennes — — (267)
OPperating Profil........eieiiuueeiiii e 23,463 5,218 19,573
FINance Char@es ....oouuiiuii it et (711) (1,179) (1,247)
FINANCe INCOME ...iiuniiiiiiiiiiii i e 8 58 140
Net finance Chares .....ooouuveiiiiiiiiiiii e (703) (1,121) (1,107)
Share of profits less losses of jointly controlled companies............... 102 38 31
Share of profits less losses of associated companies...........ccccc..ccoon. 203 140 164
Profit before taxation 23,065 4,275 18,661
TAXATION L.ttt (3,830) 180 (3,177)
Profit for the Year ......oooouiiiiiii e 19,235 4,455 15,484
Profit for the year attributable to:

The Company’s Shareholder........c.c.cooiiiiiiiiiiiiiiiniiii e 19,236 4,221 15,389

MINOTILY INEETESES wuueittiiiieiiit ettt (D) 234 95

19,235 4,455 15,484

Earnings per Share for profit attributable to the Shareholder
(basic and diluted) ......ooovmiiiiiieeiiiiiiii e HK$31.43 HK$6.90 HK$24.70

For the year ended 31st December

2007 2008 2009
(HKS$ in millions)
Dividends
Interim - paid ..ocooviiiiiiiii — 1,032 —
Final - paid...ccoiiiiii 1,652 1,752 —

1,652 2,784 —
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UNAUDITED PRO FORMA ADJUSTED NET TANGIBLE ASSETS

The following unaudited pro forma data relating to our net tangible assets prepared in accordance

with Rule 4.29 of the Listing Rules is for illustrative purposes only, and is set out below to illustrate
the effect of the Global Offering on our net tangible assets as at 31st December 2009 as if the Global

Offer

ing had taken place on 31st December 2009.

This unaudited pro forma statement of adjusted net tangible assets has been prepared for

illustrative purposes only and, because of its hypothetical nature, it may not give a true picture of the
consolidated net tangible assets of the Group attributable to the Shareholder as at 31st December 2009

or the Shareholder(s) at any subsequent dates, including following the Global Offering.

Based on an Offer Price of
HK$20.75 per Offer Share

Based on an Offer Price of
HK$22.90 per Offer Share

Unadjusted
audited
consolidated net
tangible assets
of the Group
attributable to

Unaudited pro
forma adjusted
net tangible
assets of the

Unaudited pro

the Shareholder Estimated net Group forma adjusted

as at 31st proceeds from attributable to net tangible

December the Global the assets per
2009 Offering® Shareholders Share®
HKS$ HKS$ HKS$

(in millions) (in millions) (in millions) HK$

111,960 18,341 130,301 19.74
111,960 20,254 132,214 20.03

Notes:

(1

The audited consolidated net tangible assets attributable to the Shareholder as at 31st December 2009 is extracted from
the Accountant’s Report set out in Appendix I to this prospectus, which is based on the audited consolidated net assets
of the Group attributable to the Shareholder of HK$112,644 million with an adjustment for the intangible assets of
HK$684 million.

The estimated net proceeds from the Global Offering are based on the indicative Offer Prices of HK$20.75 per Offer
Share and HK$22.90 per Offer Share after deduction of the underwriting fees and commissions and other related
expenses payable by the Company. We may pay the Joint Global Coordinators an additional incentive fee of up to 0.25%
of the Offer Price of all the Offer Shares (excluding the Offer Shares purchased by a certain cornerstone investor and
the Shares sold pursuant to the exercise of the Over-allotment Option). If we decide to pay such additional incentive fee,
the net proceeds from the Global Offering and the unaudited pro forma adjusted net tangible assets per Shares will

The unaudited pro forma adjusted net tangible assets per Share is arrived at after the adjustments referred to in Note (2)
above and on the basis that 6,600,000,000 Shares were in issue assuming that the Global Offering had been completed

As at 31st March 2010, the Group’s property and leasehold land and land use rights (other than Amalgamation Properties)
were valued by DTZ and Christie + Co, independent property valuers, and the relevant property valuation reports are set
out in Appendix IV “Property Valuation” to this prospectus. Amalgamation Properties were valued internally by qualified
surveyors. The net revaluation surplus in respect of the land and buildings held for own use (including hotel properties),
representing the excess of market value of the respective property and leasehold land and land use rights over their book
value, is approximately HK$4,096 million. Such revaluation surplus has not been included in the Group’s consolidated
financial information as at 31st December 2009 and will not be included in the Group’s financial statements for the year
ending 31st December 2010. The above adjustment does not take into account the above revaluation surplus. Had the
property and leasehold land and land use rights in respect of the land and buildings held for own use (including hotel
properties) been stated at such valuation, additional depreciation of HK$58 million per annum would be charged against
the consolidated income statement for the year ending 31st December 2010.

(2)
decrease.
(3)
on 31st December 2009.
4)
(5)

No adjustment has been made to reflect any trading result or other transaction of the Group entered into subsequent to
31st December 2009.
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PROFIT FORECAST FOR THE YEAR ENDING 31ST DECEMBER 2010

On the bases and assumptions set out in Appendix III “Profit Forecast” to this prospectus and,
in the absence of unforeseen circumstances, certain profit forecast data of the Group for the year
ending 31st December 2010 are set out below:

Forecast profit attributable to the Shareholders .......cccccoevvievieiinicn. Not less than HK$7,143 million

Less: Adjustments in arriving at underlying profit
attributable to the Share€hOlders ...ocooiiiiieiiiiiiiie e HK$2,917 million

Forecast underlying profit attributable to the Shareholders .............. Not less than HK$4,226 million
Unaudited pro forma forecast earnings per Share
Pro forma basis

- Forecast profit attributable
to the Shareholders ......cccoooiiiiiiiiiiiiieee e Not less than HK$1.08 per Share

- Forecast underlying
profit attributable to the Shareholders .........cccoceevviieniicnnnnes. Not less than HK$0.64 per Share

(I)  The bases and assumptions on which the above profit forecasts have been prepared are summarised in Appendix III
“Profit Forecast” to this prospectus. The Directors have arrived at the forecast profit attributable to the Shareholders for
the year ending 31st December 2010 based on the unaudited consolidated results derived from the management accounts
of the Group for the two months ended 28th February 2010 and a forecast of the consolidated results of the Group for
the remaining ten months ending 31st December 2010. The forecast profit attributable to the Shareholders has been
prepared on a basis consistent in all material respects with the accounting policies presently adopted by the Group as
set out in Note 2 of Section II of the Accountant’s Report, the text of which is set out in Appendix I to this prospectus,
with the additional policy of merger accounting being applied in relation to the acquisition of all the shares of Swire
Properties US Inc. and Swire Properties One Inc. and all the outstanding related loan notes of Swire Properties US Inc.
on 25th January 2010 (in relation to which further information is set out in the section headed “Financial Information

— Recent Developments — Acquisition of U.S. Properties” in this prospectus).

(2)  Gross rental income represents a large component of our turnover. Accordingly, in arriving at our forecast profit
attributable to the Shareholders for the year ending 31st December 2010, we have calculated the forecast gross rental
income based on the sum of the contracted base rents payable plus an estimate of turnover rent under tenancy agreements
as at 31st January 2010 and the Company’s estimates of base rental income plus turnover rent achievable upon expiry
of such tenancy agreements as a result of renewals or new lettings.
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(3)

The table below shows the composition of forecast retail and office base rental income by contracted rents payable and
the Company’s projections of base rent on lease renewals or new lettings (which should not be viewed as individual
forecasts but as forming part of the bases and assumptions used in arriving at the profit forecasts). For the avoidance
of doubt, the table below does not include forecast turnover rent as such rent is not committed.

Percentage of
committed base
rents for the
12 months ending
31 December 2010

HK Retail

EXisting 1€aSe COMMUITIMEIIES ...ceuuuuiiiti ittt et e et e et e e e e eaae s 91.6%
Projected renewals O NEW TELHINEZS ...uiiiiiniiiiii it 8.4%
TOtal e 100.0%
HK Office

EXisting 1€aSe COMMUITIMEIITS ...ciuuuuiiiiti ittt ettt e e et e et e e e e e aaa s 89.2%
Projected renewals O NEW TETHINEZS ...uiiiiiniiiii ittt 10.8%
TOtal e 100.0%

PRC Retail

EXisting 1€ase COMMUIIMEIITS ...ciuuuuiiiiii ittt ettt e e et e et e et e e aai e 87.8%
Projected renewals O NEW TETLIIEZS ...uviiiiiniiiii et 12.2%
TOtal e 100.0%

As the table indicates, the majority of our forecast retail and office base rental income is derived from existing lease
commitments. Accordingly, we do not consider any sensitivity analysis in respect of lower market rents to be necessary
given the modest impact we believe it is reasonable to anticipate they might have on our projections of base rental

income.

The adjustments made in arriving at underlying profit attributable to the Shareholders are made to reconcile (1) the
forecast profit attributable to the Shareholders with (2) the forecast underlying profit attributable to the Shareholders,
in each case for the year ending 31st December 2010. The adjustments made (which principally adjust for the impact of
HKAS 40 and HKAS-Int 21 on investment properties and deferred taxation respectively, together with a further
adjustment to remove the movement in the fair value of the liability in respect of a put option in favour of our minority
partner in Sanlitun Village), which should not be viewed as individual forecasts but as forming part of the bases and
assumptions used in arriving at the profit forecasts, are as follows:

(a) a reduction to forecast profit attributable to the Shareholders for the forecast fair value gains on investment
properties (net of deferred tax and share of minority interests) of HK$3,198 million, including our share of fair
value gains on investment properties of our jointly controlled companies and associated companies (net of
deferred tax).

(i) The fair value gains on our properties in Hong Kong are expected to be significantly smaller than in 2009.
This reflects our expectations that growth in market rents in Hong Kong is likely to be limited and that the
reduction in capitalisation rates experienced in 2009 is not likely to be repeated.

(ii))  In the PRC, our investment properties under development were revalued from their carrying amounts
(which were based on cost) to fair value in 2009. As a result the forecast fair value gains on these properties
in 2010 are expected to be lower than in 2009. Despite this, the fair values of our properties in the PRC
are expected to increase at a faster rate than in Hong Kong. This primarily reflects forecast growth in market
rents in Beijing, Shanghai and Guangzhou and, to a lesser extent, increased certainty as to prospective
income (in the case of TaiKoo Hui as its expected completion date gets closer and pre-leasing takes place),
recent transactions of comparable properties in Shanghai (in the case of Dazhongli) and further progress in
construction and thus a lower development risk as completion of the project gets nearer in time (in the case
of INDIGO).
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(iii) The fair value gains on our investment properties (net of deferred tax and share of minority interests),
including our share of fair value gains on investment properties of our jointly controlled companies and
associated companies (net of deferred tax), for the three months ended 3 1st March 2010 represent more than
65% of the forecast fair value gains on our investment properties (net of deferred tax and share of minority
interests), including the Company’s share of fair value gains on investment properties of our jointly
controlled companies and associated companies (net of deferred tax), for the year ending 31st December
2010.

(iv)  The table below shows a breakdown of the forecast fair value gains on our investment properties (net of
deferred tax and share of minority interests), including our share of fair value gains on investment
properties of our jointly controlled companies and associated companies (net of deferred tax).

Hong Kong PRC Total
2010 2010 2010
HK$ HK$ HK$
(in millions) (in millions) (in millions)
Offices and Techno Centres ............cccccvvuveeereeeennn. 994 — 994
149 440 589
228 — 228
(133) 1,404 1,271
1,238 1,844 3,082
(101)
2,981
Less: deferred tax .......ocoeviiiiiiiiieiiieiiieeieeieeins (680)
Change in fair value of investment properties (net
of deferred taxX) ....oocooiviiiiiiiiiiii e 2,301
Add: revaluation movements in jointly controlled
companies and associated companies (net of
deferred tax) ...ooovviiiiiiiiiiiie e 930
Less: minority interests’ share of revaluation
movements less deferred tax .............ccoceeenenni. (33)
Revaluation movement attributable to the
Shareholders less deferred tax ..........coovevenennnn. 3,198

(b) an increase to forecast profit attributable to the Shareholders of HK$225 million consisting of:

(i) HK$213 million in respect of fair value gains recognised up to 31st December 2009 on investment
properties which the Company has agreed or intends to dispose of in 2010. These gains recognised in prior
years are treated as being realised in 2010 for the purpose of calculating underlying profit as these gains
would have been recognised in the income statement on disposal of the investment properties in 2010 had
HKAS 40 not been applied; and

(i)  HKS$12 million in respect of forecast depreciation in respect of properties occupied by the Group to adjust
for the impact of HKAS 40; and

(c) an increase of HK$56 million in respect of removal of the effect of the forecast movement in the fair value of the
liability in respect of a put option in favour of our minority partner in Sanlitun Village.
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4)

Under HKFRS, the valuations of investment properties are reflected in our financial statements. Gains or losses arising
from changes in the fair value of our investment properties are accounted for as fair value gains or losses on investment

properties in our income statement.

The significant rise in fair value gains on completed investment properties in 2009 is not expected to be repeated in 2010.
In addition, all investment properties under development were re-valued from their carrying amounts (which were based

on cost) to fair value in 2009, thereby reducing their impact on fair value gains in 2010.

The fair value gains on investment properties have been estimated based on projected valuations at 31st December 2010
according to a basis of valuation which is, so far as practicable, consistent with the basis of valuation which has been
adopted in valuing our properties for the purposes of our audited consolidated financial statements contained elsewhere
in this prospectus and in the property valuation reports in Appendix IV. Accordingly, we have arrived at the projected
valuation at 31st December 2010 of the Group’s investment property portfolio by capitalising the rental income derived
from existing tenancies with due provision for reversionary income potential. The projected valuation at 31st December
2010 of investment properties under construction is based on the expected market value of the property (on the
assumption that it will have been completed on or (as the case may be) before 31st December 2010) adjusted for the
estimated costs to complete the project. The projected valuations at 31st December 2010 have been prepared by us and
reviewed (except in relation to Amalgamation Properties) by our independent property valuer, DTZ, and our property
specific estimates of average rents and capitalisation rates in Hong Kong and the PRC for the purpose of our projected
valuations at 31st December 2010 are generally agreed with by them. The trends in 2010 for the property specific average
rents and capitalisation rates are generally in line with the trends for city-wide rentals and capital values for 2010
projected by our independent market consultant, DTZ, as set out in the market research report included in Appendix V
to this prospectus. We expect the fair value of our investment properties as at 31st December 2010, and in turn any fair
value gain or loss on our investment properties (and consequential effect on deferred tax) and the liability in respect of
the put option which our minority partner has in respect of its interest in Sanlitun Village, to continue to be dependent
on market conditions and other factors that are beyond our control, and to be based on valuations performed by qualified
surveyors involving the use of assumptions that are, by their nature, subjective and uncertain, including those described
in the section headed “Risk Factors — Risks relating to the Global Offering — The valuation attached to our property

interests and our profit forecast contain assumptions that may or may not prove to be accurate” in this prospectus.

In relation to Sanlitun Village and for the purpose of preparing the forecast profits attributable to the Shareholders, we
have estimated the value as at 31st December 2010 of the liability in respect of the put option which our minority partner
has in respect of its interest in Sanlitun Village. For details of the put option, see the section headed “Business —
Completed Investment Properties — the PRC — (i) Sanlitun Village, Beijing” in this prospectus. For such purpose, we
have estimated the present value (as at 31st December 2010) of the redemption amount of such put option, by reference
principally to the estimated fair value of the portions of Sanlitun Village in which our minority partner is interested,
subject to certain agreed assumptions and adjusted to reflect the difference between the current assets and the liabilities
of (and accrued tax in the ordinary course of business payable by) the holding company through which the interests of
ourselves and our minority partner in those portions of Sanlitun Village are held.

The following table illustrates the sensitivity of the forecast profit attributable to the Shareholders to levels of fair value
gains on investment properties (net of deferred tax and share of minority interests, including our share of fair value gains
on investment properties of our jointly controlled entities and associated companies (net of deferred tax)) for the year
ending 31st December 2010:

Changes in fair value gains on investment

properties compared to our estimated fair

value gains on such investment properties of

HK$3,198 million ..o -30% -20% -10% 10% 20% 30%
Impact on forecast profit attributable to the

Shareholders (HKS$ millions) (having taken

into account the amount of the liability in

respect of the put option referred to above)... -972 -648 -324 324 648 972
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This sensitivity illustration is intended for reference only, and any variation could exceed the ranges given. Investors
should note in particular that (i) this sensitivity illustration is not intended to be exhaustive and is limited to the impact
of changes in the level of fair value gains on investment properties and (ii) the profit forecast is subject to further and
additional uncertainties generally. While we have considered for the purposes of the profit forecast what we believe are
the best estimates of the fair value gains on our investment properties in 2010, and our property valuers are of the view
that the assumptions upon which the forecast is based are reasonable, the fair value of our investment properties and/or
any fair value gains or losses on investment properties as at the relevant time may differ materially from our estimates,
and are dependent on market conditions and other factors that are beyond our control. See “Risk Factors — Risks relating
to the Global Offering — The valuation attached to our property interests and our profit forecast contain assumptions

that may or may not prove to be accurate”.

(5)  The unaudited pro forma forecast earnings per Share is calculated by reference to the forecast profit attributable to the
Shareholders for the year ending 31st December 2010 or, as the case may be, the forecast underlying profit attributable
to the Shareholders for the year ending 31st December 2010, assuming that 5,690,000,000 Shares in issue at the date of
this prospectus and 910,000,000 Shares to be issued pursuant to the Global Offering had been in issue on 1st January
2010.

GLOBAL OFFERING STATISTICS

Based on an Based on an
Offer Price of Offer Price of
HK$20.75 HK$22.90
Market capitalisation of the Shares (in millions)™" ................... HK$136,950 HK$151,140
Unaudited pro forma adjusted net
tangible assets per Share™® ..............ccccciiiiiiiiiiee HK$19.74 HK$20.03
Prospective price/earnings multiple® ... 19.2 times 21.2 times
Prospective price/earnings multiple based on the underlying
profits of the Group™ .......c..ociiiiiiiiiiee e 32.4 times 35.8 times

Notes:

(1)  The calculation of the market capitalisation of the Shares is based on the assumption that 6,600,000,000 Shares will be
in issue and outstanding immediately following the completion of the Global Offering.

(2)  The unaudited pro forma adjusted net tangible assets per Share has been arrived at after the adjustments referred to in
Appendix II “Unaudited Pro Forma Financial Information” to this prospectus, and on the basis that 6,600,000,000 Shares
will be in issue immediately following the completion of the Global Offering.

(3)  The calculation of prospective price/earnings multiple is based on the unaudited pro forma forecast earnings per Share
calculated by reference to the forecast profit attributable to the Shareholders for the year ending 31st December 2010
at the assumed Offer Prices of HK$20.75 and HK$22.90 per Offer Share.

(4)  The calculation of the prospective price/earnings multiple based on the underlying profits of the Group is based on the

unaudited pro forma forecast earnings per Share calculated by reference to the forecast underlying profit attributable to
the Shareholders for the year ending 31st December 2010 at the assumed Offer Prices of HK$20.75 and HK$22.90 per
Offer Share.
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USE OF PROCEEDS

We estimate the net proceeds of the Global Offering accruing to the Company (after deduction
of underwriting fees and commissions (assuming the full payment of a discretionary incentive fee) and
estimated expenses payable by the Company in relation to the Global Offering), to be approximately
HK$19,254 million assuming an Offer Price of HK$21.83 (being the mid-point of the Offer Price
range stated in this prospectus), approximately HK$18,296 million assuming an Offer Price of
HK$20.75 (being the low end of the Offer Price range stated in this prospectus), or approximately
HK$20,204 million assuming an Offer Price of HK$22.90 (being the high end of the Offer Price range
stated in this prospectus).

We plan to use the net proceeds of the Global Offering accruing to the Company (assuming an
Offer Price of HK$21.83, being the mid-point of the Offer Price range stated in this prospectus) as
follows:

° approximately 11%, which represents approximately HK$2.1 billion, will be used to fund
our investments in our existing property projects in Hong Kong, the U.K. and the PRC,
including

— approximately 2.8%, which represents approximately HK$538 million, will be used to
fund the Pacific Place contemporisation project;

— approximately 0.7%, which represents approximately HK$135 million, will be used to
fund the development cost of 24-34 Hennessy Road;

— approximately 2.5%, which represents approximately HK$487 million, will be used to
fund capital expenditure on our other completed investment properties, including the
purchase of additional Amalgamation Properties;

— approximately 2.5%, which represents approximately HK$479 million, will be used to
fund the development cost of our trading properties on Seymour Road in Hong Kong;

— approximately 1.1%, which represents approximately HK$220 million, will be used to
fund the development cost of our other trading properties in Hong Kong; and

— approximately 1.2%, which represents approximately HK$230 million, will be used to
fund additional capital expenditure on our Hong Kong, U.K. and PRC hotels;

° approximately 19%, which represents approximately HK$3.8 billion, will be placed in short
term deposits and/or money market instruments, which can be immediately drawn for our
future property projects as and when we identify suitable investment opportunities;

° approximately 29%, which represents approximately HK$5.5 billion, will be used for the
repayment of our borrowings from Swire Finance under revolving loan facilities (which
facilities are not intended to be cancelled upon such repayment). After such repayment, the
Company will have in place approximately HK$9.5 billion of committed revolving loan
facilities, which can be immediately drawn for our future property projects as and when we
identify suitable investment opportunities; and
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° approximately 41%, which represents approximately HK$7.9 billion, will be used for the
repayment of our borrowings from Swire Finance other than under revolving loan facilities.

If any of the net proceeds to the Company are not immediately used for any of the above
purposes, they will be placed in short term deposits and/or money market instruments.

If the Offer Price is fixed at HK$22.90, being the high end of the Offer Price range stated in this
prospectus, net proceeds to the Company will be increased by approximately HK$950 million. If the
Offer Price is fixed at HK$20.75, being the low end of the Offer Price range stated in this prospectus,
net proceeds to the Company will instead be decreased by approximately HK$958 million. The
Directors currently intend that any such increase or decrease will be reflected by an increase or
decrease in the amount placed in short term deposits and/or money market instruments and
immediately available to be drawn for our future property projects.

We estimate the net proceeds to the Controlling Shareholders of the sale of Shares pursuant to
any exercise of the Over-allotment Option to be approximately HK$2,905 million (assuming the same
mid-point of the Offer Price range stated in this prospectus and the exercise of the Over-allotment
Option in full).

As the Over-allotment Option is granted by the Controlling Shareholders, and not the Company,
the Company will not receive any proceeds from any exercise of the Over-allotment Option.

DIVIDEND POLICY

The Board has absolute discretion as to whether to declare any dividend for any year and, if it
decides to declare a dividend, how much dividend to declare. The Company currently intends to pay
dividends which will average approximately 50% of our underlying profit attributable to the
Shareholders over an economic cycle. Going forward, we will re-evaluate our dividend policy in light
of our financial position and the prevailing economic climate. However, the determination to pay
dividends will be made at the discretion of the Board and will be based upon our earnings, cash flow,
financial condition, capital requirements, statutory fund reserve requirements and any other conditions
that the Directors deem relevant. The payment of dividends may also be limited by legal restrictions
and by financing agreements that we may enter into in the future.

RISK FACTORS

There are certain risks and considerations relating to an investment in the Shares, details of
which are set out in the section headed “Risk Factors” in this prospectus. Set out below is a summary
of these risks and considerations:

Risks Relating to Our Business

° We are principally dependent on the performance of real estate markets in Hong Kong and the
PRC.

° We are dependent on rental income from our investment property portfolio.

° Any economic slowdown may adversely affect our business and our ability to obtain necessary
financing for our operations.
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We may not be able to continue to attract and retain quality tenants.

We may not have adequate capital resources to fund our land acquisitions and future property
developments.

Our profit level and margin are affected by our turnover mix and we may not be able to sustain
our existing level of profit.

We may not be able to complete or deliver our property development projects on time, on budget
or at all.

We may not always be able to obtain suitable land reserves at reasonable cost.

We cannot assure you that third party contractors will always meet our quality standards and
provide services in a timely manner.

Increases in the cost of labour or construction materials may have an adverse impact on our
results of operations.

Fines may be imposed on us or our land may be confiscated if we fail to develop property
according to the terms of land grant contracts.

We may be adversely affected by material issues that affect our relationships or business ventures
with our joint venture partners.

We may directly bear demolition and resettlement costs associated with our property
developments and such costs may increase and the relocation process may not be completed as

planned.

The appraised value of our properties may be different from the actual realisable value and is
subject to change.

Our results of operations for each of the years in the Track Record Period include revaluation
adjustments which are unrealised and therefore the future fair value of our investment properties
is likely to fluctuate from time to time and may decrease significantly in the future, which may
have a material negative impact on our profitability.

Our profit and results of operations are subject to changes in interest rates.

We may suffer losses arising from uninsured risks.

A deterioration in the value of our brand or the loss of the right to use the Swire trademarks could
have a negative impact on our business.

Our hotel business may not be able to replicate our success in property development and
management.

Our success depends on the continued services of our senior management team.

— 14 —
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° The Controlling Shareholders have substantial control over the Company and their interests may
not be aligned with the interests of the other Shareholders.

° We may be involved in disputes and legal and other proceedings arising out of our operations
from time to time and may face significant liabilities as a result.

° We may face significant risks before realising any benefits from property development.

° We may not be able to generate adequate returns on our properties held for long-term investment
purposes.

° We are subject to legal and business risks if we fail to obtain formal qualification certificates.
° Our business, results of operations, financial condition and prospects may be adversely affected
if we fail to obtain, or if there are material delays in obtaining, requisite governmental approvals

for our property developments.

° We are subject to certain conventional restrictive covenants and certain risks normally associated
with debt financing which may limit or otherwise adversely affect our operations.

° Fluctuation in exchange rates may have a material adverse effect on your investment.

° Our indebtedness could have an adverse effect on our financial condition, diminish our ability
to raise additional capital to fund our operations and limit our ability to explore business
opportunities.

° Our future dividend payments and policy will be subject to the discretion of the Board.

Risks Relating to the Real Estate and Hotel Industries

° We face competition in Hong Kong and the PRC that could adversely affect our business and
financial position.

o The PRC property industry is susceptible to the macroeconomic policies and austerity measures
of the PRC government.

° The PRC government has implemented restrictions on the ability of PRC property developers to
obtain offshore financing which could affect our ability to deploy funds raised for our business
in the PRC.

° The hotel industry is cyclical and macroeconomic and other factors beyond our control can have

a material adverse effect on demand for our hospitality product and services.

° Failure to comply with our environmental responsibilities may adversely affect our operations
and profitability.
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Risks Relating to the PRC and Hong Kong

Changes in PRC and Hong Kong political and economic policies and conditions could adversely
affect our business and prospects.

We may in the future rely principally on dividends paid by our subsidiaries, jointly controlled
companies and associated companies to fund our cash and financing requirements. Any limitation
on the ability of our subsidiaries, jointly controlled companies and associated companies to pay
dividends to us could have a material adverse effect on our ability to conduct our business.

We may be deemed a PRC resident enterprise under the EIT Law and may be subject to PRC
taxation on our worldwide income. Dividends payable by us to our foreign investors and gains

on the sale of our Shares may become subject to withholding taxes under current PRC tax laws.

Our operations are subject to the uncertainties of the PRC legal system and its laws and
regulations, which could have a negative impact on our business.

Restrictions on currency exchange may limit our ability to utilise our revenue effectively.

Our prospects may be adversely affected by a recurrence of SARS or an outbreak of other
epidemics, such as influenza A (HIN1) and avian flu (H5N1), and natural disasters.

Risks Relating to the Global Offering

The valuation attached to our property interests and our profit forecast contain assumptions that
may or may not prove to be accurate.

The Offer Price may not be indicative of prices that will prevail in the trading market for the
Shares and such market prices may be volatile.

As the Offer Price range is higher than the net tangible book value per Share, you will experience
an immediate dilution in the book value of the Shares you purchased in the Global Offering and

may experience further dilution if the Company issues additional Shares in the future.

Future sales of Shares by the Controlling Shareholders or the Company may decrease the value
of your investment.

There is no existing public market for the Shares and their liquidity and market price may be
volatile.

Forward-looking information may prove inaccurate.

We cannot guarantee the accuracy of certain facts and statistics contained in this prospectus.

We strongly caution you not to place any reliance on any information contained in press articles
or other media regarding us and the Global Offering.
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Technical Terms” in this prospectus.

In this prospectus, unless the context otherwise requires, the following expressions shall have
the following meanings. Certain other terms are explained in the section headed “Glossary of

“Affiliate”

“Amalgamation Properties”

“Application Form(s)”

)

“Articles” or “Articles of Association’

“Board” or “Board of Directors”

“business day”

“CBRC”

“CCASS”

“CCASS Clearing Participant”

“CCASS Custodian Participant”

in relation to a director of any member of the Group
means:

(i) an associate (as defined in Rule 1.01 of the Listing
Rules) of such director;

(ii) any person whose acquisition of Shares has been
financed directly or indirectly by such director or
associate; or

(iii) any person who is accustomed to take instructions
from such director or associate in relation to the
acquisition, disposal, voting or other disposition of
Shares registered in that person’s name or otherwise
held by that person

individual units in several sites in Hong Kong which are
being assembled for amalgamation by the Group

WHITE Application Form(s), YELLOW Application
Form(s), PINK Application Form(s) and GREEN
Application Form(s) or, where the context so requires,
any of them

the articles of association of the Company (as amended
from time to time), adopted by a special resolution of the
Shareholders on 1st April 2010, a summary of which is
set out in Appendix VIII “Summary of the Constitution of
the Company” to this prospectus

the board of directors of the Company

any day (other than a Saturday, Sunday or public holiday)
on which banks in Hong Kong are generally open for
business

China Banking Regulatory Commission

the Central Clearing and Settlement System established
and operated by HKSCC

a person admitted to participate in CCASS as a direct
clearing participant or a general clearing participant

a person admitted to participate in CCASS as a custodian
participant
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“CCASS Investor Participant”

“CCASS Participant”

“CLSA”

“Companies Ordinance”

“Company”

“Controlling Shareholders”
6‘CPI7’
“Director”

“Draft Expropriation Rules”

66DTZ79
“EIT Law”

“Eligible Employees”

“Employee Preferential Offering”

“Excluded Territory”
“GBP”, “£” or “pounds sterling”

“GDP”

a person admitted to participate in CCASS as an investor
participant who may be an individual or joint individuals
or a corporation

a CCASS Clearing Participant, a CCASS Custodian
Participant or a CCASS Investor Participant

CLSA Limited

the Companies Ordinance (Chapter 32 of the Laws of
Hong Kong), as amended or supplemented from time to
time

Swire Properties Limited (K&HEABRAA), a
company incorporated in Hong Kong on 3rd November
1972

Swire Pacific and JSS
consumer price index
a member of the Board of Directors

Rules for the Expropriation and Reimbursement for
Buildings on State-Owned Land (draft) (A +ih 5
J= B LA AR A ] (BOK B AR )

DTZ Debenham Tie Leung Limited
Enterprise Income Tax Law of the PRC

eligible full-time employees of (including full-time
secondees to) the Company and its subsidiaries
(including directors of the Company or of any of its
subsidiaries who are such employees or secondees as
described above) who have Hong Kong addresses and
have continuous employment or secondment with the
Group for over six months as at 18th April 2010

the offer for subscription of up to 3,500,000 Shares by
Eligible Employees, as further described in the section
headed “Structure of the Global Offering — The Hong
Kong Public Offering — Employee Preferential
Offering” in this prospectus

Australia, Canada, Malaysia or the U.S.
pounds sterling, the lawful currency of the U.K.

gross domestic product
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“Global Offering”

“Goldman Sachs”

“GREEN Application Form(s)”

9 LEENT3

“Group”, “we”, “our” and “us”

“HK$” or “HK dollars”
“HK BEAM”

“HKFRS”

“HKR International”

“HKSCC”

“HKSCC Nominees”

“Hong Kong”

“Hong Kong Offer Shares”

“Hong Kong Public Offering”

“Hong Kong Share Registrar”

“Hong Kong Underwriters”

the Hong Kong Public Offering and the International
Offering

Goldman Sachs (Asia) L.L.C.

the application form(s) to be completed by the White
Form eIPO Service Provider, Computershare Hong Kong
Investor Services Limited

the Company and its subsidiaries and, if the context
requires, its jointly controlled companies and associated
companies

Hong Kong dollars, the lawful currency of Hong Kong
Hong Kong Building Environment Assessment Method

Hong Kong Financial Reporting Standards issued by the
Hong Kong Institute of Certified Public Accountants

HKR International Company Limited, a company listed
on the Stock Exchange (stock code: 480)

Hong Kong Securities Clearing Company Limited

HKSCC Nominees Limited, a wholly-owned subsidiary
of HKSCC

the Hong Kong Special Administrative Region of the
PRC

the 45,500,000 Shares being initially offered by the
Company for subscription at the Offer Price under the
Hong Kong Public Offering (subject to reallocation as
described in the section headed “Structure of the Global
Offering” in this prospectus), including the Shares which
are available for subscription by the Eligible Employees
pursuant to the Employee Preferential Offering

the offer of the Hong Kong Offer Shares for subscription
by the public in Hong Kong for cash at the Offer Price on
and subject to and in accordance with the terms and
conditions described in this prospectus and the
Application Forms

Computershare Hong Kong Investor Services Limited

the underwriters listed in the section headed
“Underwriting — Hong Kong Underwriters” in this
prospectus, being the underwriters of the Hong Kong
Public Offering



DEFINITIONS

“Hong Kong Underwriting Agreement”

“HSBC”

“Independent Third Party”

“Inter-group Funding”

i)

“Inter-group Loan Agreements

“International Offer Shares”

“International Offering”

“International Underwriters”

“JP Morgan”

the underwriting agreement dated 30th April 2010
relating to the Hong Kong Public Offering and entered
into by the Joint Global Coordinators, the Hong Kong
Underwriters and the Company, as further described in
the section headed “Underwriting — Underwriting
Arrangements and Expenses — Hong Kong Public
Offering — Hong Kong Underwriting Agreement” in this
prospectus

The Hongkong and Shanghai Banking Corporation
Limited

a party that is not connected with (within the meaning of
the Listing Rules) any directors, chief executive or
substantial shareholder of the Company or any of its
subsidiaries or any of their respective associates

has the meaning given to it in the section headed
“Relationship with the Controlling Shareholders —
Relationship with the Controlling Shareholders —
Inter-group Funding” in this prospectus

the loan agreements dated 31st March 2010 between
Swire Properties Finance as borrower, the Company as
guarantor and Swire Finance as lender

the 864,500,000 Shares being initially offered under the
International Offering together with, where relevant, any
additional Shares that may be sold by the Controlling
Shareholders pursuant to any exercise of the
Over-allotment Option, subject to reallocation as
described in the section headed “Structure of the Global
Offering” in this prospectus

the offer of the International Offer Shares at the Offer
Price outside the United States in offshore transactions in
accordance with Regulation S and in the United States to
QIBs only in reliance on Rule 144A or any other
available exemption from registration under the U.S.
Securities Act, as further described in the section headed
“Structure of the Global Offering” in this prospectus

the group of underwriters, led by the Joint Global
Coordinators, that is expected to enter into the
International Underwriting Agreement to underwrite the

International Offering

J.P. Morgan Securities (Asia Pacific) Limited
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“International Underwriting Agreement”

“JSS”

“JSS Group”

s

“JSS Tenancy Framework Agreement’

“JSSHK”
“Joint Global Coordinators”, “Joint
Bookrunners” or “Joint Sponsors”

“Joint Lead Managers”

“LAT”

“Latest Practicable Date”

“LEED”

“Listing”

“Listing Committee”

“Listing Date”

the international underwriting agreement relating to the
International Offering, which is expected to be entered
into by the Joint Global Coordinators, the International
Underwriters and the Company on or about 7th May
2010, as further described in the section headed
“Underwriting — Underwriting Arrangements and
Expenses — The International Offering — International
Underwriting Agreement” in this prospectus

John Swire & Sons Limited, the controlling shareholder
of Swire Pacific

JSS and its subsidiaries, excluding the Group and the
Retained Group

the tenancy framework agreement dated 14th April 2010
between the Company and JSS in respect of tenancy
agreements between members of the Group and members
of the JSS Group

John Swire & Sons (H.K.) Limited, a wholly-owned
subsidiary of JSS

Goldman Sachs, HSBC and Morgan Stanley

CLSA, Goldman Sachs, HSBC, JP Morgan and Morgan
Stanley

land appreciation tax (T334 {EHi) as defined in the PRC
Provisional Regulations on Land Appreciation Tax of
1994 and its implementation rules, as described in
Appendix VII “Taxation” to this prospectus

26th April 2010, being the latest practicable date for the
purpose of ascertaining certain information contained in
this prospectus prior to its publication

U.S. Leadership in Energy and Environmental Design

the listing of the Shares on the Main Board of the Stock
Exchange

the listing committee of the Stock Exchange

the date, expected to be on or about 14th May 2010, on
which the Shares are listed on the Stock Exchange and
from which dealings in the Shares are permitted to
commence on the Stock Exchange
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“Listing Rules”

9

“Lock-Up Agreement

6SMOC77
“Morgan Stanley”

“NDRC”

“Offer Price”

“Offer Shares”

“Over-allotment Option”

the Rules Governing the Listing of Securities on The
Stock Exchange of Hong Kong Limited, as amended or
supplemented from time to time

the agreement dated 30th April 2010 entered into by the
Controlling Shareholders, the Joint Global Coordinators
and the Hong Kong Underwriters relating to certain
undertakings by the Controlling Shareholders, as further
described in the section headed “Underwriting —
Underwriting Arrangements and Expenses — Hong Kong
Public Offering — Undertakings by the Controlling
Shareholders Pursuant to the Lock-Up Agreement” in
this prospectus

the Ministry of Commerce of the PRC
Morgan Stanley Asia Limited

the National Development and Reform Commission of
the PRC

the final offer price per Offer Share (exclusive of
brokerage of 1.0%, SFC transaction levy of 0.004% and
Stock Exchange trading fee of 0.005%) of not more than
HK$22.90 and expected to be not less than HK$20.75,
such price to be determined by agreement between the
Joint Global Coordinators (on behalf of the
Underwriters) and the Company on or before the Price
Determination Date

the Hong Kong Offer Shares (including the Shares which
are available for subscription by the Eligible Employees
pursuant to the Employee Preferential Offering) and the
International Offer Shares together with, where relevant,
any additional Shares that may be sold by the Controlling
Shareholders pursuant to any exercise of the
Over-allotment Option

the option expected to be granted by the Controlling
Shareholders to the International Underwriters,
exercisable by the Joint Global Coordinators (on behalf
of the International Underwriters), pursuant to which the
Controlling Shareholders may be required to sell up to
136,500,000 Shares (representing in aggregate 15% of
the number of Offer Shares initially being offered under
the Global Offering) at the Offer Price to, among other
things, cover over-allocations in the International
Offering, details of which are described in the section
headed “Structure of the Global Offering — The
International Offering — Over-allotment Option” in this
prospectus
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s

“Overseas Swire Pacific Shareholder’

“PBOC”

“PRC” or “Mainland China”

“Price Determination Date”

“QIB 2

“Qualifying Swire Pacific Shareholder”

“Record Date”

“Regulation S”

“Reorganisation”

“Retained Group”
“RMB” or “Renminbi”
“Rule 144A”

“SAFE”

“SAIC”

a Swire Pacific Shareholder whose address on one or
both of the registers of members of Swire Pacific was in
a jurisdiction outside Hong Kong on the Record Date and
in relation to whom the Directors, having made relevant
enquiries, consider its exclusion from the entitlement to
receive Shares under the Swire Pacific Distribution to be
necessary or expedient on account either of the legal
restrictions under the laws of the relevant jurisdiction or
the requirements of the relevant regulatory body or stock
exchange in that jurisdiction, such jurisdiction being an
Excluded Territory

The People’s Bank of China

the People’s Republic of China excluding, for the
purpose of this prospectus, Hong Kong, the Macau
Special Administrative Region of the PRC and Taiwan,
unless otherwise specified

the date, expected to be on or about 7th May 2010, on
which the Offer Price will be determined, and in any

event, not later than 13th May 2010

a qualified institutional buyer within the meaning of Rule
144A

a Swire Pacific Shareholder whose name appeared on one
or both of the registers of members of Swire Pacific on

the Record Date

26th April 2010, being the record date for ascertaining
entitlements to the Swire Pacific Distribution

Regulation S under the U.S. Securities Act
the reorganisation of the Group in preparation for the
listing of the Shares on the Stock Exchange, details of

which are set out in the section headed “History and
Reorganisation — Reorganisation” in this prospectus

Swire Pacific and its subsidiaries (excluding the Group)
Renminbi, the lawful currency of China
Rule 144A under the U.S. Securities Act
the State Administration of Foreign Exchange of the PRC

the State Administration for Industry and Commerce of
the PRC
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“SAT”
“SFC”

“SFO”

“Services Agreement”

“Shares”

“Shareholder”

“Sino-Ocean Land”

“Spaciom”

“Stabilising Manager”

“Stock Borrowing Agreement”

“Stock Exchange”

“Swire Finance”

“Swire Pacific”

“Swire Pacific ‘A’ Shares”

“Swire Pacific ‘B’ Shares”

the State Administration of Taxation of the PRC
the Securities and Futures Commission of Hong Kong

the Securities and Futures Ordinance (Chapter 571 of the
Laws of Hong Kong), as amended or supplemented from
time to time

the services agreement dated Ist December 2004,
renewed on 1st October 2007 and amended and restated
with effect from 1st January 2010 between JSSHK and
the Company

ordinary shares in the capital of the Company with a
nominal value of HK$1.00 each

a holder of any Share(s)

Sino-Ocean Land Holdings Limited, a company listed on
the Stock Exchange (stock code: 3377)

Spaciom Limited, a captive insurance company
wholly-owned by Swire Pacific

Goldman Sachs

the stock borrowing agreement expected to be entered
into on or about the Price Determination Date between
Goldman Sachs International and Swire Pacific

The Stock Exchange of Hong Kong Limited

Swire Finance Limited, a wholly-owned subsidiary of
Swire Pacific

Swire Pacific Limited, a company incorporated under the
laws of Hong Kong on 12th March 1940, the shares of
which are listed on the Stock Exchange (stock codes: 19
and 87), and the immediate controlling shareholder of the
Company

‘A’ shares with par value of HK$0.60 each in the share
capital of Swire Pacific

‘B’ shares with par value of HK$0.12 each in the share
capital of Swire Pacific

— 24 —
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“Swire Pacific Distribution” a conditional special interim dividend declared by Swire
Pacific to be satisfied by way of a distribution in specie
of an aggregate of 150,462,250 Shares to Qualifying
Swire Pacific Shareholders, subject to the satisfaction of
certain conditions as described in the section headed
“Structure of the Global Offering — The Swire Pacific
Distribution” in this prospectus

“Swire Pacific Shareholder” a registered holder of Swire Pacific Share(s)

“Swire Pacific Shares” Swire Pacific ‘A’ Shares and Swire Pacific ‘B’ Shares
“Swire Pacific Tenancy Framework the tenancy framework agreement dated 14th April 2010
Agreement” between the Company and Swire Pacific in respect of

tenancy agreements between members of the Group and
members of the Retained Group

“Swire Properties Finance” Swire Properties (Finance) Limited, a wholly-owned
subsidiary of the Company

“Track Record Period” the three years ended 31st December 2009

“Trademark Agreements” the existing licence and registered user agreements
between certain members of the Group and JSS

“TYTL 48 Development Agreement” the development agreement dated 31st December 2009
between Swire Pacific, Triple Sight International Limited
(a wholly-owned subsidiary of the Company) and the
Company in relation to sub-section 1 of section A of
Tsing Yi Town Lot No.48 and the extension thereto (Nos.
4-6 Tsing Tim Street)

“U.K.” or “United Kingdom” the United Kingdom of Great Britain and Northern
Ireland

“Underlying Overseas Swire Pacific a person (i) who held Swire Pacific Share(s) directly

Shareholder” through a CCASS Participant (other than a CCASS

Investor Participant) on the Record Date and whose
address was shown on the records of such CCASS
Participant on the Record Date as being in an Excluded
Territory, or (ii) who, to the knowledge of a CCASS
Participant (other than a CCASS Investor Participant),
held Swire Pacific Share(s) directly through such CCASS
Participant on the Record Date on behalf of a person
located in an Excluded Territory

“Underwriters” the Hong Kong Underwriters and the International
Underwriters
“Underwriting Agreements” the Hong Kong Underwriting Agreement and the

International Underwriting Agreement
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“U.S. Securities Act” the United States Securities Act of 1933, as amended
from time to time

“U.S. Exchange Act” the United States Securities Exchange Act of 1934, as
amended from time to time

“U.S.” or “United States” the United States of America

“US$” or “US dollars” United States dollars, the lawful currency of the United
States

“White Form eIPO” the application for Hong Kong Offer Shares to be issued

in the applicant’s own name by submitting applications
online through the designated website of White Form
elPO at www.eipo.com.hk

“White Form eIPO Service Provider” Computershare Hong Kong Investor Services Limited
“WTO” the World Trade Organisation
“%” per cent.

In this prospectus, the terms “associate”, “connected person”, “connected transaction”,
“controlling shareholder”, “subsidiary” and “substantial shareholder” shall have the meanings

given to such terms in the Listing Rules, unless the context otherwise requires.

In this prospectus, unless otherwise stated, certain amounts denominated in Renminbi, US
dollars or pounds sterling have been translated into HK dollars at an exchange rate of RMBI =
HK$1.136, US$1 = HK$7.8 and GBP1 = HK$12.5092, respectively, for illustrative purposes only.
Such conversions shall not be construed as representations that amounts in Renminbi, US dollars or
pounds sterling were or could have been or could be converted into HK dollars at such rates or any
other exchange rates on such date or any other date.

Certain amounts and percentage figures included in this prospectus have been subject to
rounding adjustments. Accordingly, figures shown as totals in certain tables may not be an arithmetic
aggregation of the figures preceding them.

“N/A” means not applicable.

Unless otherwise specified, all references to any shareholdings in the Company following the
completion of the Global Offering assume no exercise of the Over-allotment Option.

The English names of companies incorporated in the PRC are translations of their Chinese
names and are included for identification purposes only. The Chinese names of some of the companies
incorporated outside the PRC are translations of their English names and are included for

identification purposes only.



GLOSSARY OF TECHNICAL TERMS

This glossary of technical terms contains terms used in this prospectus (except the section
headed “Industry and Regulatory Overview” in this prospectus and the Market Research Report
contained in Appendix V to this prospectus) as they relate to our business. As such, these terms and
their meanings may not always correspond to the standard industry meaning or usage of these
terms, in particular, in the context of valuation methodology.

“average daily rate” or “ADR”

“average effective rent”

“average occupancy rate”

the total hotel room revenue divided by the total number
of room nights sold in a given period

in relation to any property in any year, the quotient of (a)
the base rent (disregarding, where a rent review takes
place, the effects of re-estimating the rental income
recognised in prior periods, which effects are recognised
in the period of the review) of that property in that year
divided by (b) the product of (i) the LFA of that property
and (ii) the average occupancy rate of that property

(1)

(ii)

in the case of office and retail properties:

in relation to any property in any period, the simple
average of the occupancy rate of that property as at
the middle of each month comprised in that period.
The simple average of the occupancy rate of a
property as at the middle of each month comprised
in that period is the quotient of (a) the sum of the
occupancy rates of that property as at the middle of
each such month divided by (b) the number of
months comprised in that period. For the purpose of
this definition, the occupancy rate of a property as
at a date shall be equal to the quotient of (a) the
leased area of that property as at that date divided
by (b) the LFA of that property as at the same date

in the case of hotels:

in relation to any period, the total number of room
nights sold divided by the total number of room
nights available for sale in that period, excluding
complimentary rooms and rooms occupied by
in-house staff
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“base rent”

“deed of mutual covenant”

“Grade A”

“gross floor area” or “GFA”

rental income recognised on a straight-line basis over the
shorter of (i) the remaining lease term (taking into
account, where a rent review takes place, the
re-estimation of the rental income recognised in prior
periods which effects are recognised in the period of the
rent review) and (ii) the period from the commencement
date of the lease to the first break option date (if any),
exclusive of any additional turnover rent (if applicable)
and other charges and reimbursements (if any). Where
the lease includes a rent-free period, the rental income
foregone is allocated evenly over the lease term

in respect of a multi-ownership building in Hong Kong,
the legal document registered in the Land Registry of
Hong Kong which sets out the rights, interests and
obligations of the owners, occupiers, tenants and
property management agents in respect of the control,
administration, maintenance and management of private
properties, common parts and facilities of the building

modern with high quality finishes, flexible layout, large
floor plates, spacious, well decorated lobbies and
circulation area, effective central air-conditioning, good
lift services zoned for passengers and goods deliveries,
professional management and parking facilities normally
available

(i) in the case of any building in Hong Kong:

the area contained within the external walls of the
building measured at each floor level (including
any floor below ground level) including the overall
area of any balcony and the thickness of the
external walls of the building, which in general
excludes any area which has been disregarded as
constituting gross floor area by the Building
Authority

(i) in the case of any building in the PRC:

the area contained within the external walls of the
building measured at each floor level (including
any floor below ground level) including the
thickness of the external walls of the building. For
above-ground areas, this generally includes
mechanical and electrical service rooms, refuse
rooms, water tanks and carparking floors. For
underground areas, this generally excludes
mechanical and electrical service rooms, refuse
rooms, water tanks and carparking floors
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“gross rental income” or
“Rental Income”

“land use rights certificate”

“leased area”

“lettable floor area” or “LFA”

(iii) in the case of any building in the U.S.:

the area contained within the external walls of the
building measured at each floor level (including
any floor below ground Ilevel) including the
thickness of the external walls of the building. In
general, this includes mechanical and electrical
service rooms, refuse rooms, water tanks,
carparking floors

(iv) in the case of any building in the U.K.:

the Company’s own measurement of the internal
floor area of that building

in relation to any property, the gross amount of the rental
income recognised from the property, comprising base
rent, turnover rent, licence fees, car park gross income,
ice rink net operating income and other income
recognised in respect of the property together with
service charges, management fees, air conditioning
charges, promotional levy and any other supplementary
charges in respect of the property

PRC state-owned land use rights certificate issued by a
local real estate and land resources bureau with respect to
land use rights

in relation to a property, the GFA or LFA of the property
which is subject to a lease

(i) in the case of office properties:

(a) in respect of a unit occupying an entire floor, the
floor area exclusively allocated to that unit
including toilets and lift lobbies but excluding
common areas such as staircases and smoke
lobbies, lift shafts and plant rooms, and (b) in
respect of a unit which is one of several units
making up an entire floor, the floor area exclusively
allocated to that unit plus a proportionate share of
the communal toilets, lift lobbies and passageways
among the units on that floor such that the
aggregate lettable floor areas of all subdivided units
on the floor shall equal the lettable floor area of the
floor if occupied as one single unit
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“net rental income”

“occupation permit”

“outgoings”

“sq.ft.”

113 2

sq.m.

“RevPAR”

“rental reversion”

(ii) in the case of retail properties:

(a) in respect of a unit occupying an entire floor, the
floor area available for the exclusive use of the
occupier as if the whole floor is taken up as a single
unit i.e. including toilets and passageways but
excluding common areas such as lift shafts, stairs,
plant rooms and smoke lobbies; and (b) in respect
of a unit which is one of several units making up an
entire floor, the floor area exclusively allocated to
that unit, being the area which is measured up to the
centre line of the wall separating adjoining units,
and the full thickness of the external walls and
walls separating the units from common areas

(iii) in the case of a Techno-centre, its GFA
gross rental income less outgoings

a written permit issued by the Building Authority in
Hong Kong certifying that the relevant development or
building is fit for occupation (and stipulating the
designated user of the development or building) or the
corresponding document issued by the relevant authority
in another jurisdiction

all costs associated with the management of the property
including but not limited to, staff costs, chilled water
charges and electricity, marketing expenses, ice rink
expenses, carpark expenses, air conditioning expenses,
cleaning charges, building maintenance and services, lift
maintenance and, in respect of vacant areas, government
rent

square feet. Where an area in square metres is converted
into square feet, it is converted at the ratio of 1 square
metre : 10.764 square feet

square metre

revenue per available room, which is calculated by
dividing the total hotel room revenue by the total number
of room nights available for sale in a given period

in respect of any property, the difference between the
new rental rate achieved upon lease renewal, rent review
or entry into a new lease and the expiring or prior rental
rate for that property



GLOSSARY OF TECHNICAL TERMS

“room nights”

“turnover rent”

“weighted average lease term to
expiry”

Note:

the number of times a hotel room is used or available for
use by a guest(s) for an overnight stay of up to 24 hours
in a given period, excluding complimentary rooms or
rooms occupied by in-house staff

rent calculated by reference to a pre-determined
percentage of a tenant’s sales turnover

in relation to any property as at 31st March 2010, means
the sum of the quotient for each of the leases in respect
of that property, such quotient being (1) the product of
(a) the length of the remaining term of that lease to
expiry as at 31st March 2010 multiplied by (b) base rent
derived from that lease for the month ended 31st March
2010 divided by (2) the base rent derived from all the
leases in respect of that property for the month ended
31st March 2010.

As at 31st March 2010, we occupied 1.7% of the total attributable LFA of the office portion of our completed investment

properties. For the purposes of the operational data in this prospectus, such self-occupation has been treated as if the relevant

space were occupied by third parties.



RISK FACTORS

You should consider carefully all the information set out in this prospectus and, in particular,
the risks and uncertainties described below before making an investment in the Shares. The
occurrence of any of the following events could harm us. If these events occur, the trading price
of the Shares could decline and you may lose all or part of your investment.

RISKS RELATING TO OUR BUSINESS

We are principally dependent on the performance of real estate markets in Hong Kong and the
PRC.

Most of our properties are located in Hong Kong. In recent years, we have increased our
investment in property projects in the PRC. Our business and prospects principally depend on the
performance of the real estate markets in Hong Kong and the PRC, in particular, Beijing, Shanghai
and Guangzhou. Any real estate market downturn in these or any other markets where we operate could
adversely affect our profitability. We cannot assure you that the demand for properties in Hong Kong,
Beijing, Shanghai, Guangzhou and other places where we operate will continue to grow. Our financial
position and results of operations may be influenced by fluctuations of supply and demand in the real
estate market, which may in turn be influenced by the general state of the economy and other factors,
including government policies. Any economic downturn or over-supply of properties could result in
a slowdown in property sales or leases or downward pressure on property prices or rents. Any adverse
development in the real estate market in Hong Kong, the PRC and other places where we operate or
may operate in the future could have a material adverse effect on our business, results of operations
and financial condition.

We are dependent on rental income from our investment property portfolio.

Leasing of our investment properties constitutes a very important part of our business. For the
years ended 31st December 2007, 2008 and 2009, rental income generated from our investment
properties constituted approximately 96%, 97% and 98%, respectively, of our total turnover. As at 31st
March 2010, we had an aggregate of approximately 15 million square feet of GFA attributable to the
Group of completed investment properties (excluding hotels) and had leased in aggregate
approximately 11 million square feet of LFA, accounting for approximately 97% of the total LFA of
our completed investment properties. We are subject to risks incidental to the ownership and operation
of office, retail and residential including, amongst other things, changes in market rental levels,
competition for tenants and inability to collect rent from tenants or renew leases with tenants due to
bankruptcy, insolvency or other financial difficulties. In addition, we may not be able to renew leases
with our tenants on terms acceptable to us, or at all, upon the expiration of the existing terms.
Furthermore, any downturn in the rental market for commercial properties could negatively affect the
demand for our rental properties and the amount of rental income we earn, which may have a material
adverse effect on our business, results of operations and financial position.

Any economic slowdown may adversely affect our business and our ability to obtain necessary
financing for our operations.

The global financial crisis that unfolded in 2008 and continued during 2009 resulted in a marked
slowdown in world economic growth, economic contractions in certain markets, more commercial and
consumer delinquencies, weakened consumer confidence and increased market volatility in the places
in which we operate. The slowdown of the worldwide economy also caused a decrease in property
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prices in Hong Kong, the PRC and other places in which we operate. The market volatility and
uncertainty caused by the global financial crisis also contributed to a lower demand for properties and
a decline in their rents or selling prices. While there are signs that the economies of Hong Kong, the
PRC and other countries have begun to recover, we cannot assure you that the global financial crisis
will not return. Any global economic slowdown or financial market turmoil in the future may
adversely affect the business of the tenants of our office and retail properties and potential purchasers
of our trading properties, which may lead to a decrease in the general demand for our properties and
a decrease in the rents or selling prices of our properties. In addition, since a portion of our rental
income in Hong Kong and the PRC is derived from the turnover of our tenants, which is more volatile
than our base rental income, any drop in consumer demand for the goods and services of our tenants
could reduce our rental income from retail properties and have an adverse impact on our results of
operations.

We may not be able to continue to attract and retain quality tenants.

Our investment properties compete for tenants with other properties on, amongst other things,
location, quality, maintenance, property management, rent levels and other lease terms. We cannot
assure you that existing or prospective tenants will not choose other properties. Any future increase
in the supply of properties which compete with ours would increase the competition for tenants and
as a result we may have to reduce rent or incur additional costs to make our properties more attractive.
If we are not able to retain our existing tenants or attract new tenants to replace those that leave or
to lease our new properties, our occupancy rates may decline. If we fail to attract well-known brands
as our tenants or keep our existing tenants, our investment properties may become less attractive and
competitive. This in turn could have a material adverse effect on our brand, business, results of
operations and financial position.

We may not have adequate capital resources to fund our land acquisitions and future property
developments.

Property development is capital intensive. In the past, we have financed our property projects
primarily through borrowings from Swire Pacific, Swire Finance and financial institutions as well as
from income from operating activities. Following the repayment (or prepayment) of the Inter-group
Funding, we expect to finance our property projects primarily through borrowings from financial
institutions, income from operating activities and other sources, including fund raising through the
capital markets.

Our ability to procure adequate financing for land acquisition and property developments
depends on a number of factors that are beyond our control, in particular in the PRC. On 5th June
2003, the PBOC adopted the Circular on Further Strengthening the Management of the Real Estate
Credit Business B A HE— 5 i 5 Hh 2 {5 B 3675 & B ) to strengthen enforcement on lending
regulations in the property industry. These measures:

° prohibit PRC commercial banks from financing the payment of land premium;

° restrict PRC commercial banks from financing the development of luxury residential
properties and villas;
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° prohibit PRC commercial banks from granting project loans to property developers for
projects if the property developer has failed to acquire the land use rights certificate, the
planning permit for land for construction, the planning permit for construction projects and
the construction permit or if the property developer’s internal funds for the project are less
than 30% (which was later raised to 35%) of the total estimated capital required for that
project; and

° prohibit property developers from financing property developments with loans obtained
from banks in regions outside the locations of the relevant property developments.

In September 2007, the PBOC and CBRC jointly issued the Notice on Strengthening the
Administration of Commercial Real Estate Credit Loans B 7 il 5 7 2E 14 F5 b 2 15 A5 FRAY L F1) to
regulate further the management of credit loans for commercial real estate. These measures include:

° prohibiting commercial banks from lending to projects with an internal capital ratio
(owners’ equity) of less than 35%, or without a land use rights certificate, construction land
use planning permit, construction planning permit and construction permit;

° prohibiting commercial banks from lending to property developers solely for the payment
of land premium; and

° commercial properties purchased with loans shall have been completed and passed the
completion acceptance inspection.

On 20th December 2008, the General Office of the State Council promulgated the Several
Opinions on Promoting the Healthy Development of the Real Estate Market < [5%5 [¢ HF /> 8 BH i 112 4
[ b T R R 4 T & AL, pursuant to which commercial banks shall, according to the
principles for credit and requirements for supervision, increase credit support for the construction of
small or medium-sized or at low or medium-priced ordinary commercial properties, especially for
projects under construction. With regard to the enterprises or projects relating to merger or
reorganisation by competent and reputable real estate development enterprises, commercial banks
shall provide financing support and relating financial services.

In accordance with the Notice Regarding Adjusting Capital Ratio of Fixed Assets Investment
Project € [B%5 B B 7 5 5% [ 2 & s G TH H E A 4 OBl 4 A1) promulgated by the State Council on
25th May 2009, the minimum capital ratio for real estate development projects (other than low-income
and ordinary commercial housing projects) is 30%. When providing credit support and services,
financial institutions shall carry out independent assessment to prevent financial risks and conduct
comprehensive assessment and evaluation on the source of the capital, returns on investment and
credit risks with reference to the capital ratio requirements promulgated by the state and the actual
status of the borrower and the project, to independently decide whether to grant the loan and the
specific amount and proportion of the loan.

On 7th January 2010, the General Office of the State Council issued the Circular on Promoting
the Stable and Healthy Development of the Real Estate Market <[BI75Be HF 2 & B A 42 4 15 b 22 7 5
“PREfEFEEE R A ), pursuant to which, financial institutions are required to strictly adhere to
internal capital ratios for real estate projects, and are prohibited from advancing funds to developers
or projects that do not satisfy the relevant credit policy requirements.
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These PRC government actions and policy initiatives may limit our ability to use bank loans to
finance our property projects and therefore we may need to maintain a higher level of internally
sourced cash for the expansion of our business in the PRC. We cannot assure you that we will be able
to continue to secure financing on commercially viable terms or that our business, results of operations
and financial position will not be materially adversely affected as a result of such and other
government actions and policy initiatives.

Our profit level and margin are affected by our turnover mix and we may not be able to sustain
our existing level of profit.

We recorded gross profit margins of approximately 78%, 79% and 75% for each of the three years
ended 31st December 2007, 2008 and 2009, respectively. Factors which may reduce our gross profit

margin include:

° a change in the mix of our revenue sources, for example, rental income from our investment
properties and income from the sale of our trading properties;

° increased market competition;

° failure to achieve sales targets; and

° failure to negotiate volume discounts with suppliers on favourable terms.

We cannot assure you that we can always maintain or increase gross profit margin. In the event
that we are unable to maintain or increase our gross profit margin, our profitability may be materially

and adversely affected.

We may not be able to complete or deliver our property development projects on time, on budget
or at all.

The progress and costs of a development project can be adversely affected by many factors,
including:

° delays in obtaining necessary licences, permits or approvals from governments;

° delays in obtaining necessary financings;

° relocation of existing residents and/or demolition of existing buildings;

° shortages of materials, equipment, contractors and skilled labour;

° labour disputes;

° construction accidents;

° natural catastrophes and adverse weather conditions;
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° changes in government policies or relevant laws or regulations; and

° economic conditions.

Construction delays or the failure to complete the construction of a project according to our
planned specifications, schedule or budget as a result of the above factors may affect our results of
operations and financial position and may also adversely affect our reputation. We cannot assure you
that we will not experience any significant delays in the completion or delivery of our projects, or that
we will not be subject to any liabilities to our tenants, any purchasers or relevant government
authorities for any such delays. Liabilities arising from any delays in the completion or delivery of
our projects could have a material adverse effect on our business, results of operations and financial
position.

We may not always be able to obtain suitable land reserves at reasonable cost.

We derive our revenue principally from rental income from our investment properties and, to a
lesser extent in recent years, from the sale of properties which we have developed. Therefore, we must
maintain or increase our land reserves at an appropriate pace, each with sufficient size and appropriate
scope of usage for our requirements, in strategic locations in order to position us for sustainable
business growth.

In Hong Kong, suitable new development sites of significant size are not easy to obtain due to
strong competition from other developers and the limited amount of undeveloped land and such
development sites have generally become more scarce and expensive in recent years. Normally, new
land is available only when the government decides to make it available to developers by putting it
on an application list. For details of the application list system, see the section headed “Industry and
Regulatory Overview — Regulatory Overview of the Hong Kong Property Industry — Land Auction
Process (including application list system)” in this prospectus. Our future growth prospects may
therefore be adversely affected if we are not able to acquire properties at suitable prices.

We have acquired individual units in several sites in Hong Kong which are being assembled for
amalgamation and are referred to in this prospectus as Amalgamation Properties. While we believe
that the successful assembly and subsequent development of the amalgamated sites could generate
attractive investment returns for Shareholders, there is no assurance that we will be able to complete
the site assemblies on commercially viable terms or at all. We revisit the development potential of
Amalgamation Properties and decide whether we should continue to hold or dispose of any of the
Amalgamation Properties from time to time. Amalgamation Properties are generally older and of lower
quality than other assets in our investment property portfolio, generate a low level of rental income,
if any, and, without the prospect of successful amalgamation and development, would not fit our
investment criteria. If we were not able to complete the site assemblies on commercially viable terms
or at all, we may have to dispose of Amalgamation Properties, potentially at a loss.

The PRC government controls the availability of land in the PRC. The PRC government’s land
supply policies have a direct impact on our ability to acquire land use rights and our costs of
acquisition. In recent years, the PRC central and local governments have implemented various
measures to regulate the means by which property developers may obtain land. The PRC government
also controls land supply through zoning, land usage regulations and other measures. All these
measures further intensify the competition for land in the PRC among property developers.
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In 2002, the Rules on the Grant of State-owned Land Use Rights through Public Tender, Auction
and Listing-for-Sale (#8412 #hh8 3R B A7 + b (i FIHERLE ) (amended in  2007) introduced a
nationwide system of mandatory public tender, auction or listing-for-sale for the grant of land use
rights for industrial use, commercial use, tourism use, entertainment use and commodity housing
development and the use rights for land in which more than one land user are interested. The rules
require that the land premium must be paid in full pursuant to the underlying land grant contract before
the land use rights certificate can be issued to the land user. The PRC government’s policy to grant
state-owned land use rights at competitive market prices is likely to increase the acquisition cost of
land reserves. Our business, results of operations and financial position may be materially and
adversely affected to the extent that we are unable to acquire suitable sites for our model of project
development in strategic locations on a timely basis or at prices which will enable us to achieve
reasonable returns.

In addition, we have focused on developing mixed use property projects in Hong Kong and, more
recently, in major cities in the PRC. We intend to expand our businesses further in these and other
places when appropriate opportunities arise. The success of our business model is dependent on, and
could be directly affected by, the accuracy of our prediction of the local demand in and economic
growth of the cities where we have, or will have, projects. Our success is also dependent on our
managerial, operational and financial resources, as well as our knowledge of the demand for quality
office, retail, hotel and residential premises. In addition, we may have limited knowledge of the local
conditions of new property markets. Furthermore, we may not have the same level of familiarity with
contractors, business practices, regulations, customer preferences, behaviour and spending patterns,
which may put us in a less competitive position as compared to domestic property developers. Any
failure to understand any new property market which we target for entry could have a material adverse
effect on our business, reputation, results of operations and financial position.

We cannot assure you that third party contractors will always meet our quality standards and
provide services in a timely manner.

We employ third party contractors to carry out various works, including design, construction,
structural engineering, internal decoration, landscaping, electrical and mechanical engineering and lift
installation. Despite our project management, we cannot guarantee that our third party contractors will
always provide satisfactory services. In addition, we may not be able to engage third party contractors
with the right experience in the places in which we operate. Moreover, as is common in the property
industry, completion of our property developments may be delayed and we may incur additional costs
due to a contractor’s financial or operational difficulties. Our contractors may undertake projects for
other developers thereby diverting resources, engage in risky undertakings or otherwise encounter
financial or other difficulties, which may cause delay in the completion of our property projects or
increase our development costs. The services rendered by independent contractors may not always
meet our quality standards. Any of these factors could have a negative impact on our reputation,
business, results of operations and financial position.

Increases in the cost of labour or construction materials may have an adverse impact on our
results of operations.

If the costs of labour or construction materials increase significantly, and we cannot offset such
increase by reducing other costs or cannot pass on such increase to the buyers or tenants of our
properties, our business, results of operations and financial position may be materially and adversely
affected.



RISK FACTORS

Fines may be imposed on us or our land may be confiscated if we fail to develop property
according to the terms of land grant contracts.

In Hong Kong, government grants may contain building covenants. Where we purchase land
under such government grants for development, there will usually be a provision stipulating the time
period within which the land must be developed (“Building Covenant Period”). If there is a failure
to complete the development before the expiry of the Building Covenant Period, there are provisions
for re-entry by the government, unless a premium is paid by us for an extension of the Building
Covenant Period.

On 3rd January 2008, the State Council issued the Notice on Promoting the Saving and
Intensification of Use of Land B/ #E i £ 5 %) A # A9 48 K1) which urges the full and effective use
of existing construction land and the preservation of farming land. The notice also emphasises the
enforcement of the current rules on idle land. Under PRC laws and regulations, if we fail to develop
a property according to the terms of the land grant contract, the PRC government may issue a warning,
impose a penalty or confiscate any land which we may hold from time to time. Under current PRC laws
and regulations, the PRC government may impose an “idle land fee” equal to 20% of the land premium
if the construction fails to commence for more than one year but less than two years after the relevant
construction land has been identified as “idle land”. The construction land may be identified as “idle
land” under any of the following circumstances: (i) the construction fails to commence pursuant to the
requirements of the land grant contract without consent of the competent authority, (ii) where the
“Contract on Paid Use of the Right to Use State-Owned Land”{EA +HiA & 5 )or the
“Approval Letter on Land Used for Construction” (% Ffl i #ft 2 ) has not prescribed the date on
which commencing the development and construction, the development and construction of the land
is not commenced within one year from the date when the “Contract on Paid Use of the Right to Use
State-Owned Land” became effective or when the administrative department of land issued the
“Approval Letter on Land Used for Construction”, (iii) the developed GFA on the land is less than
one-third of the total GFA of the project or the invested amount is less than 25% of the total investment
of the project and the suspension of the development of the land is more than one year without
government approval, or (iv) in other circumstances prescribed by relevant laws and administrative
regulations. Furthermore, the PRC government has the authority to confiscate land which we may hold
from time to time without compensation to us if we do not commence construction within two years
after the date specified in the land grant contract, unless the delay is caused by force majeure,
governmental action or preliminary work necessary for the commencement of construction.

During the Track Record Period, the Company was not subject to any penalty for late payment
of land premiums, was not required to forfeit any land and did not receive any warning from the
relevant governmental authorities or pay any penalties as a result of failing to commence development
pursuant to the relevant land grant contract. Our PRC legal adviser is of the opinion that the Company
has not failed to comply with its land grant contracts or any PRC laws or regulations governing idle
land as at the Latest Practicable Date.
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We may be adversely affected by material issues that affect our relationships or business
ventures with our joint venture partners.

We carry out, and expect to carry out in the future, some of our business through joint ventures.
Such joint venture arrangements involve a number of risks, including:

° we may not be able to pass certain important board resolutions requiring unanimous consent
of all the directors of our joint ventures if there is a disagreement between us and our joint
venture partners;

° any disagreement with any of our joint venture partners in connection with the scope or
performance of our respective obligations under the joint venture arrangements might affect
our ability to develop or operate a property;

° our joint venture partners may be unable or unwilling to perform their obligations under the
joint venture arrangements with us, including their obligation to make required capital
contributions and shareholder loans, whether as a result of financial difficulties or
otherwise;

° our partners may have economic or business interests or goals that are inconsistent with
those of the Group;

o our partners may take action contrary to our requests or instructions, or contrary to our
policies or objectives with respect to our property investments; or

° our partners may face financial or other difficulties affecting their ability to perform their
obligations under the relevant joint venture with us.

Any of these and other factors may have a material adverse effect on our business.

We may directly bear demolition and resettlement costs associated with our property
developments and such costs may increase and the relocation process may not be completed as
planned.

We may be responsible, directly or indirectly, for the demolition of existing buildings and for the
costs of the resettlement of original residents. The compensation payable in the PRC for relocation and
demolition is calculated in accordance with formulae published by the relevant local authorities. We
cannot assure you, however, that these local authorities will not change or adjust their formulae from
time to time. If they do so, our land acquisition costs may be subject to substantial increases, which
could adversely affect our cash flow, results of operations and financial position. In addition, if an
agreement is not reached over the amount of compensation with any existing owner or resident where
we are directly or indirectly responsible for the relocation and demolition costs, either we or such
owner or resident could apply to the relevant authorities for a ruling on the amount of compensation.
Dissenting owners and residents may also refuse to relocate. The relocation process may not be
completed as planned. This administrative process or such resistance or refusal to relocate may delay
the timetable of our development projects or, in extreme cases, prevent their completion, and an
unfavourable final ruling may result in us paying more than the amount the formulae call for. Any of
these events could have a material adverse effect on our business, results of operations and financial
position.
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In January 2010, the Legislative Affairs Office of the State Council of PRC announced the draft
Rules for the Expropriation and Reimbursement for buildings on state-owned land {E 5 tHi F 5=
TG B Al 1 1 19 (B8R & WRR) ) (“Draft Expropriation Rules”) for comments. Under the Draft
Expropriation Rules, the rights of persons whose buildings are to be expropriated are emphasised. In
accordance with the Draft Expropriation Rules, buildings on state-owned land can be expropriated for
public interest reasons, and the buildings’ owners shall be reimbursed in accordance with those rules.
Since the Draft Expropriation Rules are not effective yet and their implementation rules are not
established, there is uncertainty as to their effect upon our business and results of operations.

The appraised value of our properties may be different from the actual realisable value and is
subject to change.

The appraised values of our properties as contained in the property valuation reports set out in
Appendix IV “Property Valuation” to this prospectus are based on assumptions that include elements
of subjectivity and uncertainty, and may be subject to substantial fluctuations. Therefore, the
appraised value of our properties may be different from their actual realisable value or a forecast of
their realisable value. Unforeseen changes to property development projects as well as national and
local economic conditions may affect the value of our property holdings. In particular, the fair value
of our properties could remain stable or decrease in the event that the market for comparable
properties experiences a downturn, for example, in the PRC as a result of the PRC government policies
aimed at “cooling-off” the PRC property market or, in Hong Kong, the PRC, the U.S. or the U.K., as
a result of the continuing effect of the recent global financial crisis, or otherwise. As noted above, the
appraised values of our properties are based on many assumptions. These assumptions include that:

° we have obtained all approvals from regulators necessary for the development of the
projects without onerous conditions or delays; and

° we have paid all land premiums and obtained all land use rights certificates and transferable
land use rights.

In respect of the properties that we do not wholly own, their appraised values are allocated
according to our pro rata ownership of the relevant project companies. As disclosed in the property
valuation reports set out in Appendix IV “Property Valuation” to this prospectus, the real estate
ownership certificate with respect to Dazhongli has not been obtained. If any of the assumptions
proves to be incorrect and/or the actual realisable value of any of our properties is significantly lower
than its appraised value, our results of operations and financial position may be materially and
adversely affected.

Our results of operations for each of the years in the Track Record Period include revaluation
adjustments which are unrealised and therefore the future fair value of our investment
properties is likely to fluctuate from time to time and may decrease significantly in the future,
which may have a material negative impact on our profitability.

Because we have adopted a policy of recording our investment properties at fair value, we are
required under HKFRS to reassess the fair value of our investment properties at every balance sheet
date for which we issue financial statements. Under HKFRS, gains or losses arising from changes in
the fair value of our investment properties are included in our consolidated income statement in the
period in which they arise. Our valuations are based on a capitalisation approach, under which the
estimated net rental income generated from the investment properties is capitalised at an appropriate
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rate to arrive at the value conclusions. A direct comparison approach is also used, under which our
investment properties are directly compared with other comparable properties of similar size,
character and location, in order to provide a fair comparison of capital values. Our investment
properties were revalued by qualified surveyors as at 31st December 2007, 2008 and 2009) on an open
market, existing use basis, which reflected market conditions on those dates. Based on such valuation,
we recognised the aggregate fair market value of our investment properties on our consolidated
balance sheets, and recognised fair value gains on investment properties and the relevant deferred tax
in our consolidated income statement. For the years ended 31st December 2007, 2008 and 2009, the
fair value gains on our investment properties were HK$19,420 million, HK$358 million and
HK$14,407 million, respectively, and accounted for approximately 84.2%, 8.4%, 77.2%, respectively,
of our profit before taxation. Changes in the fair value of Sanlitun Village affect the fair value of our
liability in respect of our minority partner’s right to sell to us its interest in Sanlitun Village.

Fair value gains or losses do not change our cash position as long as the relevant investment
properties are held by us and, therefore, do not increase or decrease respectively our liquidity in spite
of the increased or decreased profit. Therefore, fair value gains would not generate a flow of funds
from which dividends could be paid. The amount of revaluation adjustments has been, and will
continue to be, subject to market fluctuations.

We expect our forecast profit attributable to the Shareholders for the year ending 31st December
2010 to be HK$7,143 million, including the effects of changes in fair value of our properties
aggregating fair value gains of HK$3,198 million (net of deferred tax and share of minority interests)
(including the Company’s share of fair value gains on investment properties of our jointly controlled
companies and associated companies (net of deferred tax)) derived from the revaluation of our
investment properties.

Our profit and results of operations are subject to changes in interest rates.

Our borrowings are principally denominated in HK dollars and Renminbi. The interest rates on
some of our outstanding HK dollar denominated borrowings are benchmarked to the Hong Kong
interbank offered rates for HK dollars. Changes in interest rates have affected and will continue to
affect our financing costs and, ultimately, our results of operations. The benchmark three-year bank
lending rates published by PBOC for the years ended 31st December 2007, 2008 and 2009 were 7.56%,
5.40% and 5.40%, respectively. We cannot assure you that these benchmark interest rates will remain
unchanged or that they will not increase. For the year ended 31st December 2009, the average interest
rate on our outstanding bank borrowings was 6.0% and the average interest rate on our outstanding
borrowings from Swire Finance was 3.82%. Interest expenses on our borrowings incurred in 2007,
2008, 2009 were HK$711 million, HK$1,179 million and HK$1,247 million, respectively. We cannot
assure you that PBOC will not raise lending rates or that the Hong Kong interbank offered rates for
HK dollar loans will not fluctuate significantly. Any increase in these rates will increase our financing
cost and may materially and adversely affect our business, financial condition and results of
operations.

We may suffer losses arising from uninsured risks.
We have insurance in place in relation to our completed properties and in relation to our
properties under development. For more information, please see the section headed “Business —

Insurance” in this prospectus. Our insurance may not fully indemnify us for all potential losses,
damages or liabilities related to our properties. This is because in the jurisdictions in which we operate
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there are certain exposures which are either excluded under some of our insurance programmes or for
which insurance is not available on what we consider to be reasonable commercial terms. Such
exposures include potential losses which might arise as a result of war, civil unrest, terrorism,
pollution, fraud, professional negligence and acts of God. Our insurers may become impaired and find
themselves financially unable to meet claims. After large losses sustained by the international
insurance market, insurers may exclude certain risks when we renew our insurance programmes.
Where insurance is taken out in relation to properties which are owned by jointly controlled entities,
we are not in a position to ensure that such properties are insured in accordance with the same
standards which we apply when taking out insurance in respect of our own properties. If we suffer
from any losses, damage or liabilities in the course of our operations arising from events for which
we do not have any or adequate insurance cover, we may not have sufficient funds to cover any such
losses, damages or liabilities or to replace any property that has been destroyed. The occurrence of any
of the above events and the resulting payment we make to cover any losses, damages or liabilities may
have a material adverse effect on our business, results of operations and financial position.

A deterioration in the value of our brand or the loss of the right to use the Swire trademarks
could have a negative impact on our business.

We rely to a significant extent on the brand image of the Group and the presence of our major
tenants to attract potential tenants to our investment properties and buyers for our trading properties.
Any negative publicity concerning us or our properties or to a lesser extent, our major tenants could
adversely affect our reputation and business prospects. In addition, our brand may be misused by third
parties and we may have to incur expenses in protecting our brand. Demand for our properties could
diminish significantly if the quality of our brand is not preserved.

We have a non-exclusive right to use the Swire trademark and certain other trademarks of the JSS
Group pursuant to the Trademark Agreements. The parties to the Services Agreement have agreed
under the Services Agreement that the Trademark Agreements will not be terminated except for cause
(or if the relevant licensee under any Trademark Agreement ceases to be a member of the Swire group)
for as long as the Services Agreement is in force. We consider it highly unlikely that the Services
Agreement and the Trademark Agreements will be terminated. However, in the event that the
Trademark Agreements are terminated, we may lose the right to use the Swire trademarks and our
business may be adversely affected as a result. We understand that those trademarks are used by
members of the JSS Group, members of the Retained Group and their respective associates from time
to time. The quality of their services and businesses in relation to the way in which those trademarks
are used may also have an impact on the value of those trademarks and on our reputation and
operations.

Any unauthorised use of our brands, trademarks and other intellectual property rights could harm
our competitive advantages and business. Monitoring and preventing unauthorised use is difficult. The
measures we take to protect our intellectual property rights may not be adequate. If our brand
trademarks and other intellectual property rights are not adequately protected, we may lose these
rights and our business may suffer materially.

Our hotel business may not be able to replicate our success in property development and
management.

We have less experience in the hotel business than in the property development business. We

have developed and are developing high quality hotels which we operate or intend to operate. We may
face considerable reputational and financial risks if the hotels do not meet the expectations of hotel
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visitors. In addition, we cannot assure you that there will be sufficient demand for our hotels. We rely
on third parties to manage some of our hotels. While we have not come across any material issues in
relation to the management of those hotels, we may not always be in a position to identify or resolve
any issues that may arise in relation to those hotels. If we fail in our hotel business, it may have an
adverse effect on our brand, overall business, results of operations and financial position.

Our success depends on the continued services of our senior management team.

Our success depends on the continued services provided by our executive Directors and our
senior management team. Competition for talented employees is intense in the property market. If
members of our core management team leave the Group and we fail to find suitable replacements, our
business could be adversely affected. In addition, as we grow and expand into regional markets in the
PRC, we will need to employ, train and retain employees on a larger scale. If we cannot attract, train
and retain suitable staff, our business and future growth will be materially adversely affected.

The Controlling Shareholders have substantial control over the Company and their interests may
not be aligned with the interests of the other Shareholders.

Prior to and immediately following the completion of the Global Offering, the Controlling
Shareholders will remain the controlling shareholders of the Company with substantial control over
its issued share capital. Subject to the Memorandum and Articles of Association of the Company and
the Companies Ordinance, Swire Pacific, by virtue of its controlling beneficial ownership of the share
capital of the Company, and JSS, by virtue of its attributable interest in us through Swire Pacific, will
be able to exercise significant control and exert significant influence over our business or otherwise
on matters of significance to us and other Shareholders by voting at the general meetings of our
Shareholders and at our Board meetings, including:

° election of Directors;

° selection of senior management;

° amount and timing of dividend payments and other distributions;
° acquisition of or merger with other entities;

° overall strategic and investment decisions;

° issuance of securities and adjustments to our capital structure; and
° amendments to the Articles of Association.

The interests of the Controlling Shareholders may differ from the interests of other Shareholders
and they are free to exercise their votes according to their interests. To the extent the interests of the
Controlling Shareholders conflict with the interests of other Shareholders, the interests of other
Shareholders can be disadvantaged and harmed.

We may be involved in disputes and legal and other proceedings arising out of our operations
from time to time and may face significant liabilities as a result.

We may be involved in disputes arising out of the development, leasing or sale of our properties
with contractors, suppliers, construction workers, tenants, residents, residents of surrounding areas,
joint venture partners, purchasers or other parties. These disputes may lead to protests, legal or other
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proceedings and may damage our reputation and divert our resources and management’s attention.
Significant costs may have to be incurred in defending ourselves in such proceedings. In addition, we
may have disagreements with regulatory bodies in the course of our operations, which may subject us
to administrative proceedings or unfavourable decrees that may result in liabilities and cause delays
to our property developments. We may also be involved in disputes or legal proceedings in relation
to delays in the completion and delivery of our projects. Any of the above could have a material
adverse effect on our business, results of operations and financial position.

Further, the Group has endeavoured to structure its business in a tax efficient manner. If any of
its arrangements is successfully challenged by the relevant tax authorities, we may incur additional tax
liabilities, which could adversely affect our results of operations or financial conditions.

For information on tax-related contingent liabilities which may arise in relation to notices of
assessment issued by the Hong Kong Inland Revenue Department in a total amount of HK$440 million
and the related estimated interest in a total amount of HK$171 million as at 31st December 2009 (and
notices of assessment issued by the Hong Kong Inland Revenue Department to Lindfield Limited (a
company in which the Company has an indirect 50% interest) in an amount of HK$18 million), please
refer to the section headed “Financial Information — Indebtedness, Contingent Liabilities and Net
Current Liabilities — Contingent Liabilities” in this prospectus and Note 39(d) to the Accountant’s
Report set out in Appendix I to this prospectus.

In addition, our operations in the United States may from time to time be subject to higher
litigation risks than our operations in other jurisdictions.

We may face significant risks before realising any benefits from property development.

Our primary business is the development of properties for investment. Property development
typically requires substantial capital outlay during the land acquisition and construction phases and
may take a number of years before positive cashflows may be generated from a completed property
development. Depending on the size of the development, the time span for completing a property
development usually lasts for a number of years. Consequently, changes in the business environment
during the length of the project may affect the revenue and cost of the development, which in turn may
affect the profitability of the project. Factors that may affect the profitability of a project include the
risk that the receipt of government approvals may take more time than expected, the failure to
complete construction according to original specifications, schedule or budget, and poor leasing
markets for the properties. The revenue generated by and value of a property development project may
be adversely affected by a number of factors, including but not limited to, the international, regional
and local economic climate, local real estate conditions, perceptions of tenants, retailers or shoppers
as to the convenience and attractiveness of the projects, competition from other available properties,
changes in market rates for comparable leases and increased business and operating costs. If any of
the property development risks described above materialises, our returns on investments may be lower
than originally expected and our business, financial condition, results of operations and prospects will
be materially and adversely affected.

We may not be able to generate adequate returns on our properties held for long-term investment
purposes.

The completed property developments held by us are generally intended to be held for long-term

investment. Property investment is subject to varying degrees of risks. The investment returns
available from real estate depend, to a large extent, on the amount of capital appreciation generated,
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income earned from the rental of the relevant properties as well as the expenses incurred. Maximising
yields from properties held for long-term investment also depends to a large extent on active ongoing
management and maintenance of the properties. The ability to dispose of investment properties
eventually will also depend on market conditions and levels of liquidity, which may be limited or
subject to significant fluctuation in the case of certain types of commercial properties. The revenue
derived from completed investment properties and the value of property investments may be adversely
affected by a number of factors, including but not limited to changes in rental levels at comparable
properties, the inability to collect rent due to bankruptcy or insolvency of tenants and the costs
resulting from periodic maintenance, repair and re-letting. If our property investment business is
unable to generate adequate returns, our business, financial condition, results of operations and
prospects may be adversely affected.

We are subject to legal and business risks if we fail to obtain formal qualification certificates.

In accordance with the Regulations on Administration of Urban Real Estate Development
CURTT F5 Hh 78 BH 5% 46 5 & JRA B promulgated by the State Council in July 1998 (the “Development
Regulations”) and the Provisions on Administration of Qualifications of Real Estate Developers
(EHE P EE S MM E) (“Provisions on Administration of Qualifications”) promulgated
by the Ministry of Construction in March 2000, property developers in the PRC are required to obtain
the relevant class of qualification certificates for the development of certain types of properties and
certain sizes of property developments. The Development Regulations provide that when a property
developer engages in the development and sale of real estate without any qualification certificates or
beyond its qualification, it must rectify the default within the time limit set by the real estate
development authorities under the local government on or above the county level. A fine ranging from
RMB50,000 to RMB 100,000 will also be imposed. If the property developer fails to rectify the default
within the time limit, its business licence may be revoked by the Administration for Industry and
Commerce. All official qualification certificates of property developers are verified on an annual
basis. The property developer’s registered capital, property development investments, history of
property development, quality of property construction, management expertise or any illegalities on
the part of the developer will be taken into account by the local authorities in deciding whether to
approve or renew qualification certificates of the property developers and whether to approve the
annual verification of the qualification certificates. Should we fail to obtain or renew or pass the
annual verification of the requisite qualification certificates or rectify any default, we may not be able
to carry on all or part of our business. If any of our project companies is unable to obtain or renew
or pass the annual verification of the qualification certificates, that project company may not be
permitted to continue to engage in real estate development or to conduct any pre-sales for that
development. This may have a material adverse effect on our business, financial condition, results of
operations and prospects.

Our business, results of operations, financial condition and prospects may be adversely affected
if we fail to obtain, or if there are material delays in obtaining, requisite governmental approvals
for our property developments.

The real estate industry in the PRC is heavily regulated by the PRC government. PRC real estate
developers must comply with various requirements mandated by applicable laws and regulations,
including the policies and procedures established by local authorities designed for the implementation
of such laws and regulations. In order to undertake and complete a property development, a property
developer must obtain various permits, licences, certificates and other approvals from the relevant
administrative authorities at various stages of the property development process, including but not

45 —



RISK FACTORS

limited to land use rights documents, planning permits, construction permits, pre-sale permits and
certificates or confirmation of completion and acceptance. Each approval is dependent on the
satisfaction of certain conditions. We cannot be sure that we will not encounter problems in obtaining
such government approvals or in fulfilling the conditions required for obtaining the approvals, or that
we will be able to comply with new laws, regulations or policies that may come into effect from time
to time with respect to the real estate industry in general or the particular processes with respect to
the granting of approvals. If we fail to obtain the relevant approvals or to fulfill the conditions of those
approvals for our property developments, these developments may not proceed on schedule, and our
business, financial condition, results of operations and prospects may be adversely affected.

We are subject to certain conventional restrictive covenants and certain risks normally
associated with debt financing which may limit or otherwise adversely affect our operations.

We are subject to certain conventional restrictive covenants under the terms of our borrowings,
which may restrict or otherwise adversely affect our operations. Failure by us to meet payment
obligations or to comply with any affirmative covenant or any financial ratio or violation of any
restrictive covenant may constitute an event of default under the terms of our borrowings. If an event
of default occurs, our lenders would be entitled to accelerate payment of all or any part of the
outstanding indebtedness. If any of these events of default were to occur, our financial condition,
results of operations, cash flow and cash available for distributions to Shareholders may be materially
and adversely affected.

Fluctuation in exchange rates may have a material adverse effect on your investment.

The exchange rates between Renminbi and the Hong Kong dollar, the US dollar and other foreign
currencies are affected by, among other things, changes in political and economic conditions of the
relevant countries. In July 2005, the PRC government changed its policy of pegging the value of the
Renminbi to the US dollar. This change in policy has resulted in the value of the Renminbi
appreciating against the HK dollar, the US dollar and certain other foreign currencies and a further
appreciation of the Renminbi against the HK dollar, the US dollar or other foreign currencies may be
expected. On the other hand, if the value of the Renminbi depreciates against the HK dollar, US dollar
or other foreign currencies and such depreciation is significant, this may have a material adverse effect
on our operations and financial position.

Our indebtedness could have an adverse effect on our financial condition, diminish our ability to
raise additional capital to fund our operations and limit our ability to explore business
opportunities.

We maintain a certain level of indebtedness to finance our operations. As at 31st March 2010,
our total outstanding borrowings, amounted to HK$36,573 million. Our indebtedness could have an

adverse effect on us, for example by:

° requiring us to dedicate a large portion of our cash flow from operations to fund repayments
of our debt, thereby reducing the availability of our cash flow to expand our business;

° increasing our vulnerability to adverse general economic or industry conditions;

° limiting our flexibility in planning for, or reacting to, changes in our business or the
industry in which we operate;
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° limiting our ability to raise additional debt or equity capital in the future or increasing the
cost of such funding;

° restricting us from making strategic acquisitions or taking advantage of business
opportunities; and

o making it more difficult for us to satisfy our obligations with respect to our debt.

In addition, as our indebtedness will require us to maintain an adequate level of cash flow from
operations to satisfy our debt obligations as they become due, any decrease in our cash flow from
operations in the future may have a material and adverse effect on our financial condition.

Our future dividend payments and policy will be subject to the discretion of the Board.

The amount of any dividends that the Company may declare and pay in the future will be subject
to the discretion of the Board and will be based upon our earnings, cash flow, financial condition,
capital requirements, statutory fund reserve requirements and any other conditions that the Directors
deem relevant. The payment of dividends may also be limited by legal restrictions and by financing
agreements that we may enter into from time to time. The amounts of distributions that any company
within our Group or the Retained Group has declared and made in the past are not indicative of the
dividends that the Company may pay in the future.

RISKS RELATING TO THE REAL ESTATE AND HOTEL INDUSTRIES

We face competition in Hong Kong and the PRC that could adversely affect our business and
financial position.

There are a large number of property developers in Hong Kong. In recent years, a large number
of property developers have begun to undertake property development and investment projects in the
PRC. In addition, a number of regional and international developers have expanded their operations
into the PRC. Many of these developers, both private and state-owned, have significant financial,
managerial, marketing and other resources, as well as experience in property and land development.
Local PRC property developers are improving in quality and expanding in terms of scale and variety
of product. Competition between property developers is intense and may result in, among other things,
increased costs of acquiring land for development, oversupply of properties in certain parts of the
PRC, a decrease in property prices, a slowdown in the rate at which new property developments will
be approved and/or reviewed by the relevant government authorities, an increase in construction costs
and difficulty in obtaining high quality contractors and qualified employees. Any such consequences
may adversely affect our business, results of operations and financial position. In addition, the real
estate market in the PRC is rapidly changing. If we cannot respond to changes in market conditions
more swiftly or effectively than our competitors do, our ability to generate revenue, financial
condition and results of operations will be adversely affected.

The PRC property industry is susceptible to the macroeconomic policies and austerity measures
of the PRC government.

The PRC government has exercised and continues to exercise significant influence over the

PRC’s economy in general, which, among others, affects the property industry in the PRC. From time
to time, the PRC government adjusts its monetary and economic policies to prevent and curtail the
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overheating of the national and provincial economies, which may affect the real estate markets that
we operate in. Any action by the PRC government concerning the economy or the real estate industry
in particular could have a material adverse effect on the financial condition and results of operations
of the Group.

In January 2010, the State Council issued the Circular on Promoting the Stable and Healthy
Development of the Real Estate Market <275 B H 23 BE BH 7 A 4 75 b 2 i 8551 B fa B 3 Je (10 4 20 )
which requires the regulation and control of the rapid growth of housing prices by means including
but not limited to increasing the supply of medium or low price houses of medium or small size, the
supply of land for housing building and adjusting housing loans policy and taxation.

The PRC Ministry of Land and Resources issued the Circular on Certain Issues Concerning
Strengthening Land Supply and Supervision for Real Estate <[5 - % 555 B 52 il 5 55 1 2 FH b 43t /e 0
B A B R A) on 8th March 2010 which, among other things, requires not less than 70% of
residential land supply to be reserved for affordable housing, reconstruction of shed areas, and
small-medium size houses for self-use. In addition, developers are required to make a 50% down
payment within one month from the date of the land grant contract, and to make the rest of the payment
within a year. Further, developers must file regular reports with relevant authorities to enable close
monitoring of development progress.

Pursuant to the Circular on Strengthening the Supervision of Trust Companies’ Real Estate
Business BRI S5 FL2A 7 5 M (5 FEE 5 B B A B R R 4 ) promulgated on 11th February
2010, trust companies may not offer loans for land acquisition or early stage land development and
can only grant loans to eligible property developers which satisfy specific requirements set out in the
circular and other relevant rules.

PBOC has adjusted the deposit reserve ratio for commercial banks several times, increasing it to
17.5% in June 2008 and lowering it to 15.5% (for large-scale financial institutions) and 13.5% (for
small and medium-scale financial institutions) respectively in December 2008. In January and
February 2010, the ratio for large-scale financial institutions was increased by two steps to 16.5%. The
deposit reserve refers to the amount of funds that banks must hold in reserve against deposits made
by their customers. The increase of the deposit reserve ratio may negatively impact the amount of
funds available to be lent to business, including us, by commercial banks in the PRC. The central and
local authorities may continuously adjust interest rates and other economic policies or impose other
regulations or restrictions that may have an adverse effect on the property market in the PRC, which
may adversely affect our business.

The PRC government’s restrictive measures could limit our access to capital resources, reduce
market demand and increase our operating costs. The PRC government may adopt additional and more
stringent measures in the future, which could further slow the development of the construction and
property development industries and materially and adversely affect our business and results of
operations. In particular, any additional or more stringent measures imposed by the PRC government
in the future to curb high quality property projects may materially and adversely affect our business
and results of operations.
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The PRC government has implemented restrictions on the ability of PRC property developers to
obtain offshore financing which could affect our ability to deploy funds raised for our business
in the PRC.

In July 2007, the General Affairs Department of the SAFE issued the Notice Regarding the
Publication of the List of the First Batch of Property Development Projects with Foreign Investment
that Have Properly Registered with the Ministry of Commerce B %% 55 — 1L 48 48 7 55 50 4 58 19 b
PG A TH B 44 B AT) . The notice stipulates, amongst other things, (i) that branches of
SAFE will no longer process foreign debt registrations or approvals for settlement of foreign exchange
submitted by real estate enterprises with foreign investment who obtain approval certificates from
commercial authorities and register with the MOC on or after 1st June 2007, and (ii) that branches of
SAFE will no longer process foreign exchange registrations (or change of such registrations) or
settlement and sale of foreign exchange in the capital account submitted by real estate enterprises with
foreign investment who obtain approval certificates from commercial authorities on or after 1st June
2007 but fail to file with the MOC. This regulation restricts the ability of our PRC subsidiaries which
are foreign-invested real estate companies to raise funds offshore for the purpose of injecting such
funds into the companies by way of shareholder loans. Our PRC legal adviser has advised us that we
can remit the net proceeds of the Global Offering to our PRC subsidiaries by way of capital
contributions according to the relevant PRC laws and regulations in relation to foreign investment and
foreign exchange. We cannot assure you that the PRC government will not introduce new policies that
further restrict our ability to deploy in the PRC, or that prevent us from deploying in the PRC, the
funds which we raise. Therefore, we may not be able to use all or any of the capital that we raise to
finance our property acquisitions or new projects in a timely manner or at all.

The hotel industry is cyclical and macroeconomic and other factors beyond our control can have
a material adverse effect on demand for our hospitality product and services.

We own and operate hotels in Hong Kong, the PRC, the U.K. and the U.S.. As a result, the results
of operations of our hotel business depend, to a large extent, on the performance of those economies
and their real estate market conditions. Historically, the hotel industry has been cyclical and affected
by, amongst other factors, supply of and demand for comparable properties, the rate of economic
growth, interest rates, inflation, and political and economic developments. There can be no assurance
that the economies of the territories in which we operate will improve or that hotel property values
and rates will not decline or that interest rates will not rise in the future. An economic decline
generally, or a decline in hotel industry conditions, could have an adverse effect on our hotel business
and therefore on our results of operations and financial condition.

Failure to comply with our environmental responsibilities may adversely affect our operations
and profitability.

We are subject to extensive and increasingly stringent environmental protection laws, regulations
and decrees that impose fines for violation of such laws, regulations or decrees and provide for the
shutdown by governmental authorities of any construction sites not in compliance with governmental
orders requiring the cessation or cure of certain activities causing environmental damage. In addition,
there is a growing awareness of environmental issues and we may sometimes be expected to meet a
standard which is higher than the requirement under the prevailing environmental laws and
regulations. We have adopted environmental protection measures, including conducting environmental
assessments on our property construction projects, hiring construction contractors who have good
environmental protection and safety track records and requiring them to comply with the relevant laws
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and regulations on environmental protection and safety. We require them to use construction materials
and construction methods that meet the requirements of such laws and regulations, undertake final
clean up of the construction site and manage the quality of residual soil. However, these measures may
still not be sufficient. In addition, there is no assurance that more stringent environmental protection
requirements will not be imposed by relevant governmental authorities in the future. If we fail to
comply with existing or future environmental laws and regulations or fail to meet public expectations
in relation to environmental matters, our reputation may be damaged or we may be required to pay
penalties or fines or take remedial actions, any of which could have a material adverse effect on our
business, results of operations and financial position.

We own properties and may purchase additional properties located in the U.S.. These properties
are subject to U.S. laws and regulations governing environmental liabilities. These laws could change
over time and result in additional costs for development and operating compliance. Under various U.S.
environmental laws, a current or previous owner or operator of real property may be liable for the cost
of removing or remediating hazardous or toxic substances on such property and responsible for, the
presence of such hazardous substances. Environmental laws also may impose restrictions on how we
operate our businesses. A property owner who violates environmental laws may be subject to sanctions
that may be enforced by governmental agencies, or in certain circumstances, by private parties. In
connection with the acquisition and ownership of our properties, we may be exposed to such costs. The
costs of defending ourselves against environmental claims, of compliance with environmental
regulatory requirements or of remediating any contaminated property could materially adversely affect
our business, assets or results of operations and, consequently, amounts available for distribution to
our shareholders.

RISKS RELATING TO THE PRC AND HONG KONG

Changes in PRC and Hong Kong political and economic policies and conditions could adversely
affect our business and prospects.

Hong Kong and the PRC have been, and will continue to be, our primary operating base and
currently most of our assets are located in Hong Kong and the PRC. While the PRC government has
been pursuing economic reforms to transform its economy from a planned economy to a market
economy since 1978, a substantial part of the PRC economy is still being operated under various
controls of the government. By imposing industrial policies and other economic measures, such as
control of foreign exchange, taxation and foreign investment, the PRC government exerts considerable
direct and indirect influence on the development of the PRC economy. Many of the economic reforms
carried out by the PRC government are unprecedented or experimental and are expected to be refined
and improved over time. Other political, economic and social factors may also lead to further
adjustments of the reform measures. This refining and adjustment process may not necessarily have
a positive effect on our operations and business development. For example, the PRC government has
in the past implemented a number of measures intended to slow down certain segments of the
economy, including the real estate industry, that the government believed to be overheating, such as
raising benchmark interest rates of commercial banks, reducing currency supply and placing
additional limitations on the ability of commercial banks to make loans by raising bank reserves
against deposits. Our business prospects and results of operations may be materially and adversely
affected by changes in the PRC economic and social conditions and by changes in the rates or method
of taxation and the imposition of additional restrictions on currency conversion.
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We may in the future rely principally on dividends paid by our subsidiaries, jointly controlled
companies and associated companies to fund our cash and financing requirements. Any
limitation on the ability of our subsidiaries, jointly controlled companies and associated
companies to pay dividends to us could have a material adverse effect on our ability to conduct
our business.

The Company is a holding company and relies on dividends paid by its subsidiaries, jointly
controlled companies and associated companies for cash requirements, including the funds necessary
to service any debt we may incur. If any of our subsidiaries, jointly controlled companies and
associated companies incurs debt in its own name in the future, the instruments governing the debt
may restrict dividends or other distributions on its equity interest to us. Furthermore, applicable laws,
rules and regulations permit payment of dividends by our consolidated entities only out of their
retained earnings, if any, determined in accordance with applicable laws and accounting standards.
Our PRC subsidiaries are required to set aside a certain percentage of their after-tax profit based on
the PRC accounting standards each year for their reserve fund in accordance with the requirements of
relevant laws and provisions in their respective articles of association. As a result, all of our PRC
entities are restricted in their ability to transfer a portion of their net income to us whether in the form
of dividends, loans or advances. Such restricted reserves are not distributable as cash dividends. Any
limitation on the ability of our subsidiaries, jointly controlled companies or associated companies to
pay dividends to us could materially and adversely limit our ability to grow, pay dividends or
otherwise fund and conduct our business.

We may be deemed a PRC resident enterprise under the EIT Law and may be subject to PRC
taxation on our worldwide income. Dividends payable by us to our foreign investors and gains on
the sale of Shares may become subject to withholding taxes under current PRC tax laws.

The EIT Law and the implementation regulations to the EIT Law issued by the PRC State Council
became effective on 1st January 2008. Under the EIT Law, enterprises established outside of the PRC
whose “de facto management bodies” are located in the PRC are considered “resident enterprises” and
will generally be subject to the uniform 25% enterprise income tax rate as to their global income. In
addition, PRC income tax at the rate of 10% is applicable to dividends payable to investors that are
“non-resident enterprises” (that do not have an establishment or place of business in the PRC, or that
have such establishment or place of business but the relevant income is not effectively connected with
the establishment or place of business) to the extent such dividends have their source within the PRC
although such income tax may be exempted or reduced by the State Council of the PRC or pursuant
to a tax treaty between the PRC and the jurisdictions in which such investors reside. Similarly, any
gain realised on the transfer of Shares by such investors is also subject to 10% PRC income tax if such
gain is regarded as income derived from sources within the PRC. Under the Implementation
Regulations of the PRC Enterprise Income Tax Law " % A R AN 1> 22 BT 15 BLIL BB K1) the
term “de facto management body” is defined as the bodies that have material and overall management
control over the business, personnel, accounts and properties of an enterprise. We believe our “de
facto management body” is not based in the PRC, and therefore we should not be deemed a PRC
resident enterprise for enterprise income tax purposes. However, we cannot assure you that the PRC
authorities will not amend the relevant rules to the effect that such rules will apply to us in the future.
Should this occur, we may be treated as a PRC resident enterprise for enterprise income tax purposes
and our business, results of operations and financial condition could be materially and adversely
affected.
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Our operations are subject to the uncertainties of the PRC legal system and its laws and
regulations, which could have a negative impact on our business.

Our core business is conducted in Hong Kong and the PRC and our most significant operations
are located in Hong Kong and the PRC. Our business in the PRC is growing and its contribution to
our turnover and profit is expected to grow. Our business in the PRC is subject to PRC laws and
regulations applicable to foreign investment in the PRC. The PRC legal system is a civil law system
based on written statutes. Unlike in the common law system, prior cases have limited precedential
value in deciding subsequent cases in the civil law legal system. Additionally, PRC written statutes
are often principle oriented and require detailed interpretations by the enforcement bodies for their
application and enforcement. When the PRC government started its economic reforms in 1978, it
began to build a comprehensive system of laws and regulations to regulate business practices and the
overall economic order of the country. The PRC has made significant progress in the promulgation of
laws and regulations dealing with business and commercial affairs of various participants of the
economy, involving foreign investment, corporate organisation and governance, commercial
transactions, taxation and trade. However, the promulgation of new laws, changes in existing laws and
abrogation of local regulations by national laws may have a negative impact on our business and
prospects. Additionally, given the involvement of different enforcement bodies of the relevant rules
and regulations and the non-binding nature of prior court decisions and administrative rulings, the
interpretation and enforcement of PRC laws and regulations involve significant uncertainties under the
current legal environment.

Restrictions on currency exchange may limit our ability to utilise our revenue effectively.

The PRC government imposes controls on the convertibility between Renminbi and foreign
currencies and the remittance of foreign exchange out of the PRC. All of our revenue in the PRC is
in Renminbi. Our PRC subsidiaries and jointly controlled entities must convert their Renminbi
earnings into foreign currency before they may pay cash dividends to us or service their foreign
currency denominated obligations. Under existing PRC foreign exchange regulations, payments of
current account items may be made in foreign currencies without prior approval from SAFE by
complying with certain procedural requirements.

However, approval from appropriate governmental authorities is required when Renminbi is
converted into foreign currencies and remitted out of the PRC for capital account transactions, such
as the repatriation of equity investment in the PRC and the repayment of the principal of loans
denominated in foreign currencies. Such restrictions on foreign exchange transactions under capital
accounts also affect our ability to finance our PRC business. In addition, our transfer of funds to our
PRC subsidiaries and jointly controlled entities is subject to approval by PRC governmental
authorities in the case of an increase in registered capital, and subject to approval by and registration
with PRC governmental authorities in case of shareholder loans to the extent that the existing foreign
investment approvals received by our PRC subsidiaries and jointly controlled entities permit any such
shareholder loans at all. These limitations on the flow of funds between us and our PRC subsidiaries
and jointly controlled entities could restrict our ability to act in response to changing market
conditions.
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Our prospects may be adversely affected by a recurrence of SARS or an outbreak of other
epidemics, such as influenza A (HIN1) and avian flu (HSN1), and natural disasters.

Any recurrence of Severe Acute Respiratory Syndrome (SARS) or an outbreak of any other
epidemic in the places where we operate, such as influenza A (HIN1) and avian flu (H5N1), may result
in material disruptions to our and our tenants’ businesses.

Natural disasters or other catastrophic events, such as earthquakes, floods or severe weather
conditions affecting the regions where we operate could, depending upon their magnitude,
significantly disrupt our business operations or cause a material economic downturn in the affected
area, which in turn could materially and adversely affect our business, results of operations and
financial condition.

RISKS RELATING TO THE GLOBAL OFFERING

The valuation attached to our property interests and our profit forecast contain assumptions that
may or may not prove to be accurate.

Under HKFRS, the valuations of investment properties are reflected in our financial statements.
Gains or losses arising from changes in the fair value of our investment properties are accounted for
as fair value gains or losses on investment properties in our income statement.

The forecast profit attributable to the Shareholders for the year ending 31st December 2010 of
HK$7,143 million includes fair value gains on investment properties (net of deferred tax effect and
share of minority interests) estimated at HK$3,198 million, including the Company’s share of fair
value gains on investment properties of our jointly controlled companies and associated companies
(net of deferred tax). The fair value gains on investment properties have been estimated based on
projected valuations at 31st December 2010 according to a basis of valuation which is, so far as
practicable, consistent with the basis of valuation which has been adopted in valuing our properties
for the purposes of our audited consolidated financial statements contained elsewhere in this
prospectus and in the property valuation reports in Appendix I'V. Accordingly, we have arrived at the
projected valuation at 31st December 2010 of the Group’s investment property portfolio by
capitalising the rental income derived from existing tenancies with due provision for reversionary
income potential. The projected valuation at 31st December 2010 of investment properties under
construction is based on the expected market value of the property (on the assumption that it will have
been completed on or (as the case may be) before 31st December 2010) adjusted for the estimated
costs to complete the project. Our projected valuations at 31st December 2010 have been prepared by
us and reviewed (except in relation to Amalgamation Properties) by our independent property valuer,
DTZ, and our property specific estimates of average rents and capitalisation rates in Hong Kong and
the PRC for the purpose of our projected valuations at 31st December 2010 are generally agreed with
by them. The trends in 2010 for the property specific average rents and capitalisation rates are
generally in line with the trends for city-wide rentals and capital values for 2010 projected by our
independent market consultant, DTZ, as set out in the market research report included in Appendix V
to this prospectus. We expect the fair value of our investment properties as at 31st December 2010,
and in turn any fair value gain or loss on our investment properties and the consequential effect on
deferred tax and our liability under the put option which our minority partner has in respect of its
interest in Sanlitun Village, to continue to be dependent on market conditions and other factors that
are beyond our control, and to be based on valuations performed by qualified surveyors involving the
use of assumptions that are, by their nature, subjective and uncertain.
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In relation to Sanlitun Village and for the purpose of preparing the forecast profit attributable to
the Shareholders, we have estimated the value as at 31st December 2010 of the liability in respect of
the put option which our minority partner has in respect of its interest in Sanlitun Village. For details
of the put option, see the section headed “Business — Completed Investment Properties — the PRC
— (i) Sanlitun Village, Beijing” in this prospectus. For such purpose, we have estimated the present
value (as at 31st December 2010) of the redemption amount of such put option, by reference
principally to the estimated fair value of the portions of Sanlitun Village in which our minority partner
is interested, subject to certain agreed assumptions and adjusted to reflect the difference between the
current assets and the liabilities of (and accrued tax in the ordinary course of the business payable by)
the holding company through which the interests of ourselves and our minority partner in those
portions of Sanlitun Village are held.

We expect the fair value of our investment properties as at 31st December 2010, and in turn any
fair value gain or loss on our investment properties, to continue to be dependent on market conditions
and other factors that are beyond our control, and to be based on valuations performed by qualified
surveyors involving the use of assumptions that are, by their nature, subjective and uncertain. In
addition, in preparing the forecast, we have made a number of other assumptions and estimates as
described in the section headed “Financial Information — Profit Forecast for the Year Ending 31st
December 2010 and in Appendix IIT “Profit Forecast” to this prospectus. Although we believe the
assumptions and estimates on which the profit forecast is based are reasonable, due to the inherent
uncertainties in these assumptions, particularly the revaluation of investment properties as described
above, any or all of these assumptions and estimates could prove to be inaccurate and, as a result, the
profit forecast based on those assumptions could also be incorrect.

The Offer Price may not be indicative of prices that will prevail in the trading market for the
Shares and such market prices may be volatile.

The Offer Price for the Offer Shares will be determined on the Price Determination Date by the
Company and the Joint Global Coordinators (on behalf of the Underwriters). The Shares will not
commence trading on the Stock Exchange until they are delivered, which is expected to occur some
time on or before the sixth business day after the Price Determination Date. The Offer Price for the
Offer Shares may not be indicative of prices that will prevail in the trading market. Investors may not
be able to resell their Shares at or above the Offer Price. The financial markets in Hong Kong and other
countries have in the past experienced significant price and volume fluctuations. Volatility in the price
of the Shares may be caused by factors outside our control and may be unrelated or disproportionate
to our operating results.

As the Offer Price range is higher than the net tangible book value per Share, you will experience
an immediate dilution in the book value of the Shares you purchased in the Global Offering and
may experience further dilution if the Company issues additional Shares in the future.

The Offer Price range of the Shares is higher than the net tangible book value per Share
immediately prior to the Global Offering. Therefore, purchasers of the Shares in the Global Offering
will experience an immediate dilution in net tangible asset value per Share, while the existing
Shareholders will receive an increase in net tangible asset value per Share. Assuming the completion
of the Global Offering, the net tangible asset value per Share based on 6,600,000,000 Shares in issue
is approximately HK$19.74 per Share (based on an Offer Price of HK$20.75 per Offer Share) or
HK$20.03 per Share (based on an Offer Price of HK$22.90 per Offer Share). If we issue additional
Shares or equity-linked securities in the future, purchasers of the Shares may experience further
dilution.
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Future sales of Shares by the Controlling Shareholders or the Company may decrease the value
of your investment.

Future sales by the Controlling Shareholders or other existing Shareholders, or the issuance by
the Company of substantial amounts of Shares after the Global Offering, could adversely affect the
market prices of the Shares prevailing from time to time. The number of Shares available for sale or
issuance immediately after the Global Offering will be limited in comparison to the number of Shares
then in issue due to contractual and regulatory restrictions on disposal and new issuance. Nevertheless,
after these restrictions lapse or if they are waived or breached, future sales of substantial amounts of
the Shares in the public market or the possibility of such sales, could negatively impact the market
price of the Shares and the ability of the Company to raise equity capital in the future.

There is no existing public market for the Shares and their liquidity and market price may be
volatile.

Prior to the Global Offering, there was no market for the Shares. The initial indicative Offer
Price range for the Shares as stated in this prospectus was the result of negotiations between the
Company and the Joint Global Coordinators (on behalf of the Underwriters), and the Offer Price may
differ significantly from the market price for the Shares following the Global Offering.

The Company has applied for the listing of, and permission to deal in, the Shares on the Stock
Exchange. A listing on the Stock Exchange, however, does not guarantee that an active trading market
for the Shares will develop or, if it does develop, will be sustained following the Global Offering or
that the market price of the Shares will not decline following the Global Offering. In addition, we
cannot assure you that the Global Offering will result in the development of an active and liquid public
trading market for the Shares. Furthermore, the price and trading volume of the Shares may be
volatile. Factors such as the following may affect the volume and price at which the Shares will trade:

° actual or anticipated fluctuations in our results of operations;

° announcements of new projects or land acquisitions by us or our competitors;

° reduction or restriction of financing for the property industry;

° news regarding recruitment or loss of key personnel by us or our competitors;

° announcements of competitive developments, acquisitions or strategic alliances in our
industry;

° changes in earnings estimates or recommendations by financial analysts;

° potential litigation or regulatory investigations;

° general economic, market or regulatory conditions or other developments affecting us or

our industry;

° the operating and stock price performance of other companies, other industries and other
events or factors beyond our control; and
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° release of lock-up or other transfer restrictions on the outstanding Shares or sales or
perceived sales of additional Shares by the Company, the Controlling Shareholders or other
Shareholders.

You should note that the stock prices of companies in the property industry have experienced
wide fluctuations. Such wide market fluctuations may adversely affect the market price of the Shares.
In addition, the securities markets have from time to time experienced significant price and volume
fluctuations that are not related to the operating performance of particular companies. These market
fluctuations may also materially adversely affect the market price of the Shares.

Forward-looking information may prove inaccurate.

This prospectus contains forward-looking statements and information relating to us and our
operations and prospects that are based on our current beliefs and assumptions as well as information
currently available to us. When used in this prospectus, the words “anticipate”, “believe”, “expect”,
“intends”, “plans”, “prospects”, “going forward” and similar expressions, as they relate to us or our
business, are intended to identify forward-looking statements. Such statements reflect our current
views with respect to future events and are subject to risks, uncertainties and various assumptions,
including the risk factors described in this prospectus. Should one or more of these risks or
uncertainties materialise, or should any of the underlying assumptions prove incorrect, actual results
may diverge significantly from the forward-looking statements in this prospectus. We do not intend
to update these forward-looking statements in addition to our on-going disclosure obligations pursuant
to the Listing Rules or other requirements of the Stock Exchange.

We cannot guarantee the accuracy of certain facts and statistics contained in this prospectus.

Certain facts and statistics in this prospectus, including those relating to Hong Kong, the PRC,
the U.S. and the U.K., their respective economies and their respective real estate industries have been
derived from various official government and other publications generally believed to be reliable. We
believe that the sources of such information are appropriate sources for such information and have
taken reasonable care in extracting and reproducing such information. We have no reason to believe
that such information is false or misleading in any material respect or that any fact has been omitted
that would render such information false or misleading in any material respect. The information has
not been independently verified by us, the Joint Global Coordinators, the Joint Bookrunners, the Joint
Lead Managers, the Joint Sponsors, any of the Underwriters, any of our or their respective directors,
officers or representatives or any other person involved in the Global Offering and no representation
is given as to its accuracy. Due to possibly flawed or ineffective collection methods or discrepancies
between published information and market practice, the facts and statistics in this prospectus may be
inaccurate or may not be comparable to facts and statistics produced with respect to other economies.
Further, we cannot assure you that they are stated or compiled on the same basis or with the same
degree of accuracy (as the case may be) in other jurisdictions. Therefore, you should not unduly rely
upon the facts and statistics contained in this prospectus.

We strongly caution you not to place any reliance on any information contained in press articles
or other media regarding us and the Global Offering.

Prior to the publication of this prospectus, there has been press and media coverage regarding

us and the Global Offering. Such press and media coverage included certain project development and
operational information, financial information, financial projections, valuations and other information
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about us that are not contained in this prospectus. There may continue to be additional press and media
coverage on us and the Global Offering. We do not accept any responsibility for any such press or
media coverage or the accuracy or completeness of any such information. We make no representation
as to the appropriateness, accuracy, completeness or reliability of any such information or publication.
To the extent that any such information appearing in publications other than this prospectus is
inconsistent or conflicts with the information contained in this prospectus, we disclaim it, and
accordingly you should not rely on any such information. In making your decision as to whether to
purchase our Shares, you should rely only on the information included in this prospectus.



WAIVERS FROM COMPLIANCE WITH THE LISTING RULES AND
EXEMPTION FROM THE COMPANIES ORDINANCE

In preparation for the Global Offering, the Company has sought the following waivers from strict
compliance with the relevant provisions of the Listing Rules and exemption from the Companies
Ordinance:

PUBLIC FLOAT

Rule 8.08(1)(a) of the Listing Rules requires that at least 25% of the issuer’s total issued share
capital must at all times be held by the public. The Company has applied to the Stock Exchange to
request the Stock Exchange to exercise, and the Stock Exchange has confirmed that it will exercise,
its discretion under Rule 8.08(1)(d) of the Listing Rules to accept a lower public float percentage of
15% for the Company. The above discretion is subject to the condition that the Company complies
with the disclosure requirements under Rule 8.08(1)(d) of the Listing Rules. The Company will make
appropriate disclosure of the lower prescribed percentage of public float and confirm sufficiency of
the public float in its successive annual reports after the Listing. In addition, the Company will, with
a view to ensuring compliance with its obligations under the Listing Rules in relation to the minimum
number of Shares which must be in public hands, (i) monitor its register of members, relevant
disclosures made under Part XV of the SFO and other relevant sources of information available to it
and (ii) (if at any time it becomes aware that the number of Shares which are in public hands is less
than such minimum number) take such steps as are legally available to it to restore the number of
Shares in public hands to the minimum required by the Listing Rules.

Although the directors of Swire Pacific who are Eligible Employees will be eligible to apply for
Offer Shares pursuant to the Employee Preferential Offering as well as pursuant to the Hong Kong
Public Offering, the allocation of Offer Shares to such directors will not affect the ability of the
Company to satisfy the minimum public float percentage of 15%.

CLAW BACK MECHANISM

Paragraph 4.2 of Practice Note 18 of the Listing Rules requires a clawback mechanism to be put
in place which would have the effect of increasing the number of Offer Shares under the Hong Kong
Public Offering to a certain percentage of the total number of Offer Shares offered under the Global
Offering if certain prescribed total demand levels are reached. An application has been made for, and
the Stock Exchange has agreed to grant, a waiver from strict compliance with paragraph 4.2 of
Practice Note 18 of the Listing Rules such that, in the event of over-applications in the Hong Kong
Public Offering, the Joint Global Coordinators shall apply a clawback mechanism following the
closing of the application lists on the following basis:

° if the number of Offer Shares validly applied for under the Hong Kong Public Offering
represents less than 15 times the number of Offer Shares initially available for subscription
under the Hong Kong Public Offering, then no Offer Shares will be reallocated to the Hong
Kong Public Offering from the International Offering, so that the total number of Offer
Shares available under the Hong Kong Public Offering will be 45,500,000 Offer Shares,
representing 5.0% of the Offer Shares initially available under the Global Offering;

° if the number of Offer Shares validly applied for under the Hong Kong Public Offering
represents 15 times or more but less than 50 times the number of Offer Shares initially
available for subscription under the Hong Kong Public Offering, then the number of Offer
Shares to be reallocated to the Hong Kong Public Offering from the International Offering
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will be increased so that the total number of Offer Shares available under the Hong Kong
Public Offering will be 68,250,000 Offer Shares, representing 7.5% of the Offer Shares
initially available under the Global Offering;

° if the number of Offer Shares validly applied for under the Hong Kong Public Offering
represents 50 times or more but less than 100 times the number of Offer Shares initially
available for subscription under the Hong Kong Public Offering, then the number of Offer
Shares to be reallocated to the Hong Kong Public Offering from the International Offering
will be increased so that the total number of Offer Shares available under the Hong Kong
Public Offering will be 91,000,000 Offer Shares, representing 10.0% of the Offer Shares
initially available under the Global Offering; and

° if the number of Offer Shares validly applied for under the Hong Kong Public Offering
represents 100 times or more the number of Offer Shares initially available for subscription
under the Hong Kong Public Offering, then the number of Offer Shares to be reallocated
to the Hong Kong Public Offering from the International Offering will be increased so that
the total number of Offer Shares available under the Hong Kong Public Offering will be
182,000,000 Offer Shares, representing 20.0% of the Offer Shares initially available under
the Global Offering.

U.S. PROPERTIES

On 25th January 2010, the Group acquired all the shares of Swire Properties US Inc. and Swire
Properties One Inc. (together with related loan notes due from Swire Properties US Inc.) from Swire
Pacific. For further information about the acquisition, please refer to the section headed “Financial
Information — Recent Developments — Acquisition of U.S. Properties” in this prospectus. The
Company has applied to the Stock Exchange for, and the Stock Exchange has granted, a waiver from
strict compliance with the requirements under Rules 4.04(2) and 4.04(4)(a) of the Listing Rules to
include in this prospectus the results of Swire Properties US Inc. and Swire Properties One Inc. in
respect of each of the three financial years immediately preceding the issue of this prospectus and the
balance sheets of each of these companies as at the end of each of the three financial years to which
the latest audited accounts of each respective company have been made up, on the basis that these
acquisitions are immaterial to the Group, that no pro forma accounts are required to be prepared in
respect of the acquisitions, that appropriate alternative disclosures of the full addresses, gross floor
area, trading volumes for the year ended 31st December 2009 of the U.S. properties, the combined
carrying value of the assets and liabilities of Swire Properties US Inc. and Swire Properties One Inc.
and their subsidiaries as at 25th January 2010 as well as their net assets as at 31st December 2009 have
been made in this prospectus and that the U.S. properties are included in Appendix IV “Property
Valuation” to this prospectus.

VIETNAM PROPERTIES

Practice Note 12 of the Listing Rules specifies the information to be included in a valuation
report pursuant to Rule 5.06(9) in respect of property situated in a developing property market. We
have applied to the Stock Exchange for, and the Stock Exchange has agreed to grant, a waiver from
the requirements under paragraphs 5.1 and 8.2 of Practice Note 12 of the Listing Rules in respect of
one office unit and two residential units in Vietnam leased by the Group from other parties (the
“Vietnam Properties”), on the basis, inter alia, that such properties are used as a representative office
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and for staff accommodation, have no commercial value (as disclosed in the property valuation report
in Appendix IV to this prospectus) and the establishment of title to the Vietnam Properties and the
disclosure of any material conditions affecting title to such properties are not of material relevance
to potential investors’ assessment of the assets and liabilities, financial position, profits and losses and
prospects of the Group.

AMALGAMATION PROPERTIES

The Company has applied to the Stock Exchange and the SFC for, and the Stock Exchange and
the SFC have agreed to grant, a waiver from the strict compliance with Rules 5.01, 5.06, 5.08 and
paragraph 3(a) of Practice Note 16 of the Listing Rules and a certificate of exemption from strict
compliance with paragraph 34(2) of the Third Schedule of the Companies Ordinance in respect of the
valuation and disclosure of the Amalgamation Properties.

Details of individual properties comprising Amalgamation Properties are highly confidential.
Any disclosure of the details of Amalgamation Properties, in particular their location and our interest
in them, would be likely to make it impossible for the Company to complete the site amalgamations
on commercially viable terms, if at all, and would thereby render the Company’s acquisitions of
Amalgamation Properties futile. Amalgamation Properties are generally older and of lower quality
than other assets in the Company’s investment property portfolio, generate a low level of rental
income, if any, and, without the prospect of successful amalgamation, would not fit the Company’s
investment criteria. In practice therefore, if details of Amalgamation Properties are disclosed, the
Company would have to dispose of the properties, potentially realising a loss. The loss of these
potentially attractive investment opportunities and the potential realised losses from the disclosure
will result in a serious economic disadvantage to the Company. Accordingly the Directors have
confirmed that any disclosure of the details of Amalgamation Properties will be seriously detrimental
to the interests of the Shareholders.

Given the importance of keeping the details of Amalgamation Properties confidential, the
Company takes special care and puts in place measures to ensure that the identity of individual
properties comprising Amalgamation Properties is kept highly confidential even within the Company.
The Company has sought to ensure that other than the three executive Directors referred to below, only
the three teams in the development and acquisition department of the Company who are responsible
for the acquisitions of the individual properties, and the senior managers within the finance
department of the Company who are responsible for the payment for the acquisitions, are aware of the
identity of individual properties comprising Amalgamation Properties. The information is further
segregated among the three acquisition teams to minimise the risk of disclosure. Attendance at
acquisition meetings is limited to three executive Directors (chief executive officer, finance director
and chief operating officer) of the Company with the acquisition teams reporting to the Directors
separately.

Amalgamation Properties are not valued by any independent valuer for the purpose of the audited
consolidated financial statements of the Company and those of Swire Pacific (although they are valued
using the methods, including those applicable to investment properties in Hong Kong, described in the
property valuation report from DTZ in Appendix IV “Property Valuation” to this prospectus). The
Company believes that in the light of the importance of confidentiality and the extent of the measures
adopted by the Company to preserve confidentiality even within the Company, it is inappropriate to
make available the details of Amalgamation Properties to external property valuers, which would
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increase the risk of disclosure. Instead, Amalgamation Properties have been valued internally by
qualified surveyors who are members of the Hong Kong Institute of Surveyors (MHKIS) and/or
members of the Royal Institution of Chartered Surveyors (MRICS) or fellows of the Royal Institution
of Chartered Surveyors (FRICS) (and accordingly are subject to the discipline of these professional
bodies) (which is specifically allowed under paragraph 32 of HKAS 40), for confidentiality reasons.

Amalgamation Properties comprise only the properties acquired and held in confidence by the
Company for the purpose of site amalgamation which have remained confidential to the market. It is
to be noted that there will frequently be speculation that the Company is acquiring properties, and such
speculation may at times reference a building where the Company is assembling units, or a building
which is not in fact one that has been targeted by the Company. However, mere speculation, even if
it correctly references a target building, needs to be distinguished from situations where the public has
sufficient information for the property to be considered rightly as being an “open secret”, for example
where the public has knowledge of the confirmed address of a property and the extent of the
Company’s ownership interest in the relevant property. If the Company’s ownership of any
Amalgamation Properties has ceased to be confidential, those properties have been removed from the
Amalgamation Properties portfolio and are treated in the same way as the other investment properties
of the Company.

Amalgamation Properties, which were valued internally at HK$2,201 million as at 31st March
2010, accounted for less than 1.5% of the Group’s total property portfolio as at that date. Accordingly,
the Directors and the Joint Sponsors are of the view that Amalgamation Properties individually and
in aggregate form an insignificant part of the Company’s property portfolio.

The Company has applied for the waiver and exemption in respect of Amalgamation Properties
on the basis that the disclosure would be seriously detrimental to the interests of the Shareholders on
account of the commercial sensitivity and is therefore inappropriate. The Directors consider that
non-disclosure of the details of Amalgamation Properties would not prejudice the interest of the
investing public. The waiver and exemption were granted on the conditions that (a) Amalgamation
Properties will be valued internally by professionally qualified surveyors who are subject to the
discipline of a professional body; (b) the following information be set out in this prospectus: (i) the
fact that the Company has acquired and is holding units in certain sites in Hong Kong which are
undergoing site amalgamation; (ii) the measures put in place to preserve confidentiality of individual
properties comprising Amalgamation Properties within the Company; (iii) the consolidated value of
Amalgamation Properties as at 31st March 2010; and (iv) the professional qualification of the persons
undertaking the valuation of Amalgamation Properties; (c) this prospectus contains a statement that
the Directors have confirmed that any disclosure of the details of Amalgamation Properties will be
seriously detrimental to the interests of the Shareholders; (d) this prospectus contains a statement by
the Directors and the Joint Sponsors to the effect that in their opinion, as at 31st March 2010, the
Amalgamation Properties are individually and in aggregate not material to the Group, together with
the basis of such opinion; and (e) particulars of this exemption are set out in this prospectus.

CONTINUING CONNECTED TRANSACTIONS
The Company has applied to the Stock Exchange for, and the Stock Exchange has agreed to grant,
waivers in relation to certain continuing connected transactions between the Group and the Retained

Group under Chapter 14A of the Listing Rules. For further details, please refer to the section headed
“Connected Transactions” in this prospectus.
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EMPLOYEE PREFERENTIAL OFFERING

The Company has applied to the Stock Exchange for, and the Stock Exchange has agreed to grant,
a waiver from strict compliance with Rule 10.03 of the Listing Rules in relation to the participation
in the Employee Preferential Offering by Directors and their associates who are Eligible Employees
(the “Eligible Directors”) on the basis that, amongst other things, the Hong Kong Offer Shares are
being offered to the Eligible Directors on a preferential basis in their capacity as Eligible Employees
(rather than in their capacity as Directors) and that no preferential treatment will be given to Eligible
Directors in the allocation of Hong Kong Offer Shares under the Employee Preferential Offering.
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DIRECTORS’ RESPONSIBILITY FOR THE CONTENTS OF THIS PROSPECTUS

This prospectus contains particulars given in compliance with the Companies Ordinance, the
Securities and Futures (Stock Market Listing) Rules (Chapter 571V of the Laws of Hong Kong) and
the Listing Rules for the purpose of giving information to the public with regard to us. The Directors
collectively and individually accept full responsibility for the accuracy of the information contained
in this prospectus and confirm, having made all reasonable enquiries, that, to the best of their
knowledge and belief, there are no other facts the omission of which would make any statement in this
prospectus misleading.

INFORMATION ON THE GLOBAL OFFERING

We have not authorised anyone to provide any information or to make any representation not
contained in this prospectus. You should not rely on any information or representation not contained
in this prospectus as having been authorised by us, the Joint Global Coordinators, the Joint
Bookrunners, the Joint Lead Managers, the Joint Sponsors, the Underwriters or any of our or their
respective directors, officers or representatives or any other person involved in this Global Offering.
Neither the delivery of this prospectus nor any offering, sale or delivery made in connection with the
Shares should, under any circumstances, constitute a representation that there has been no change or
development reasonably likely to involve a change in our affairs since the date of this prospectus or
imply that the information contained in this prospectus is correct as at any date subsequent to the date
of this prospectus.

UNDERWRITING

This prospectus is published solely in connection with the Hong Kong Public Offering. For
applicants under the Hong Kong Public Offering, this prospectus and the Application Forms contain
the terms and conditions of the Hong Kong Public Offering.

The listing of, and permission to deal in, the Shares on the Stock Exchange is sponsored by the
Joint Sponsors. Pursuant to the Hong Kong Underwriting Agreement, the Hong Kong Public Offering
is fully underwritten by the Hong Kong Underwriters. The International Underwriting Agreement is
expected to be entered into on or about the Price Determination Date, subject to agreement on the
Offer Price between the Company and the Joint Global Coordinators (on behalf of the Underwriters).
Further details about the Underwriters and the underwriting arrangements are contained in the section
headed “Underwriting” in this prospectus.

RESTRICTIONS ON OFFERS AND SALES OF SHARES

Each person acquiring the Hong Kong Offer Shares under the Hong Kong Public Offering will
be required to, or be deemed by his acquisition of Offer Shares to, confirm that he is aware of the
restrictions on offers of the Offer Shares described in this prospectus.

No action has been taken to permit a public offering of the Offer Shares or the general
distribution of this prospectus and/or the Application Forms in any jurisdiction other than Hong Kong.
Accordingly, this prospectus may not be used for the purposes of, and does not constitute, an offer or
invitation in any jurisdiction or in any circumstances in which such an offer or invitation is not
authorised or to any person to whom it is unlawful to make such an offer or invitation. The distribution
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of this prospectus and the offering of the Offer Shares in other jurisdictions are subject to restrictions
and may not be made except as permitted under the applicable securities laws of such jurisdictions and
pursuant to registration with or authorisation by the relevant securities regulatory authorities or an
exemption therefrom.

APPLICATION FOR LISTING ON THE STOCK EXCHANGE

The Company has applied to the Listing Committee of the Stock Exchange for the listing of, and
permission to deal in, the Shares in issue and to be issued pursuant to the Global Offering. Save as
disclosed in this prospectus, no part of the share or loan capital of the Company is listed on or dealt
in on any other stock exchange. At present, the Company is not seeking or proposing to seek such
listing of, or permission to deal in, the share or loan capital of the Company on any other stock
exchange.

HONG KONG REGISTER AND STAMP DUTY

The Company’s register of members is maintained by the Hong Kong Share Registrar in Hong
Kong. All Shares issued pursuant to applications made in the Hong Kong Public Offering and the
International Offering will be registered on the Company’s register of members maintained in Hong
Kong.

Dealings in the Shares will be subject to Hong Kong stamp duty.

Unless the Company determines otherwise, dividends payable in Hong Kong dollars in respect
of the Shares will be paid to the Shareholders listed on the Company’s register of members, by way
of cheque sent by ordinary post, at the Shareholder’s risk, to the registered address of each
Shareholder.

SHARES WILL BE ELIGIBLE FOR ADMISSION INTO CCASS

Subject to the granting of listing of, and permission to deal in, the Shares on the Stock Exchange
and the Company’s compliance with the stock admission requirements of HKSCC, the Shares will be
accepted as eligible securities by HKSCC for deposit, clearance and settlement in CCASS with effect
from the date of commencement of dealings in the Shares on the Stock Exchange or any other date
as determined by HKSCC.

Settlement of transactions between participants of the Stock Exchange is required to take place
in CCASS on the second business day after any trading day. All activities under CCASS are subject
to the General Rules of CCASS and CCASS Operational Procedures in effect from time to time. All
necessary arrangements have been made for the Shares to be admitted into CCASS.

PROFESSIONAL TAX ADVICE RECOMMENDED

You should consult your professional advisers if you are in any doubt as to the taxation
implications of subscribing for, purchasing, holding, disposing of and dealing in the Shares. We
emphasise that none of us, the Joint Global Coordinators, the Joint Bookrunners, the Joint Lead
Managers, the Joint Sponsors, the Underwriters, any of our or their respective directors, officers or
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representatives or any other person involved in the Global Offering accepts responsibility for any tax
effects or liabilities resulting from the subscription for, purchase, holding or disposing of, or dealing
in, the Shares or your exercise of any rights attaching to the Shares.

PROCEDURES FOR APPLICATION FOR HONG KONG OFFER SHARES

The application procedures for the Hong Kong Offer Shares are set out in the section headed
“How to Apply for the Hong Kong Offer Shares” in this prospectus and on the relevant Application
Forms.

STRUCTURE OF THE GLOBAL OFFERING

Details of the structure of the Global Offering, including its conditions, are set out in the section
headed “Structure of the Global Offering” in this prospectus.
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Legal advisers to the Company and Swire Pacific as to Hong Kong and English laws
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Hong Kong
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as to U.S. law:

Simpson Thacher & Bartlett LLP
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Legal advisers to the Company as to PRC law:
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Mayer Brown LLP
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as to PRC law:

King & Wood
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The People’s Republic of China
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Property valuers As to all properties (other than
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1 Connaught Place
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The information presented in this section is derived from various official or publicly available
sources, unless otherwise indicated. We believe that the sources of such information are
appropriate sources for such information and have taken reasonable care in extracting and
reproducing such information. We have no reason to believe that such information is false or
misleading in any material respect or that any fact has been omitted that would render such
information false or misleading in any material respect. The information has not been
independently verified by us, the Joint Global Coordinators, the Joint Bookrunners, the Joint Lead
Managers, the Joint Sponsors, any of the Underwriters, any of our or their respective directors,
officers or representatives or any other person involved in the Global Offering and no
representation is given as to its accuracy. See also the section headed “Risk Factors — Risks
Relating to the Global Offering — We cannot guarantee the accuracy of certain facts and statistics
contained in this prospectus” in this prospectus. You should note that certain information presented
in this section may not be consistent with similar information disclosed in the Market Research
Report prepared by DTZ and included in Appendix V “Market Research Report” to this prospectus
due to different sources of information, time periods and definitions used by DTZ in preparing the
Market Research Report.

Hong Kong Overview

Due to its geographic location, its well established legal system and its importance as a gateway
to the PRC, Hong Kong is one of the world’s leading financial and trading centres. Being a free market
economy, Hong Kong is highly integrated with the global business cycle. Hong Kong’s economy
slowed in 2009 due in part to the global financial crisis. However, with the PRC economy remaining
strong, and a tentative recovery in Hong Kong’s other major trading partners, Hong Kong government
estimates anticipate a return to economic growth in 2010.

2006 2007 2008 2009
GDP at current market prices (HKS$ billion)......... 1,475.4 1,615.5 1,675.2 1,633.5
Real GDP growth rate (%) ....c..coevvvevviniiniiiininennss 7.0 6.4 2.1 2.7)
Per capita GDP (HKS$) ..cooovviiiiiiiiiieiie e 215,158 233,248 240,075 233,239
CPI (0) ceneeiiee e 2.0 2.0 4.3 0.5
Retail sales growth (%).......ccooevviviiiiiiiiiiiiiiininns 7.2 12.8 10.6 0.6
Tourist arrival (000 Persons)........ceeeuvevvievinnennennss 25,251 28,169 29,507 29,591

Source: Hong Kong Census and Statistics Department, Hong Kong Tourism Board, 2009

2009 was a year of volatility for the Hong Kong economy. Although the economy contracted in
the first quarter of 2009, government stimulus packages in the PRC and United States helped to cause
a 2.9% growth in Hong Kong’s second quarter real GDP on a seasonally adjusted quarter-on-quarter
basis. The increase was mainly attributable to growth in private consumption and exports of goods,
which grew by 3.8% and 6.4% respectively in the quarter. The economy continued to improve for the
rest of year, leading to a 2.3% real GDP growth in the last quarter of 2009. The growth in GDP in the
last three quarters of 2009 however did not offset the fall in the first quarter, resulting in an overall
fall in GDP of 2.7% from a year earlier.
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The labour market weakened during the first half of 2009, as the corporate sector reduced head
count and cut back on hiring in the midst of the most severe recession since 1998. The seasonally
adjusted unemployment rate posted a sharp jump, reaching a high of 5.4% in the middle of 2009. This
was 1.3 percentage points above the level of 4.1% at the end of 2008. As the economy gradually
regained strength, the unemployment situation exhibited a steady improvement, falling back to 4.9%
at the end of 2009, below the 5% mark for the first time since early 2009.

Visitor arrivals grew by 0.3% in 2009 compared with 2008, with falls in European, U.S. and
North Asia visitors offset in part by moderate growth in PRC visitor numbers and growth in visitors
from emerging markets, especially India, Russia and the Middle East. This helped to stabilise the hotel
market which was adversely affected by reduced business travel and convention business in 2009.
Visitor numbers increased as the economy recovered, with the December 2009 figures showing growth
of 10.0% over December 2008.

In 2009, consumer spending regained momentum as a result of the return to growth in the tourism
market and the general economy. At the end of 2009, total retail sales had increased by 16.1%
year-on-year to HK$29.4 billion, while growth in the final quarter of 2009 was 12.8%, in line with the
return to economic growth.

For 2009, foreign direct investment inflow to Hong Kong was HK$375.6 billion. Due to the
impact of the global financial crisis, this represented a decline of 19.1% year-on-year. As an
international financial and logistics centre, Hong Kong has a sizeable international population. At the
2006 population bi-census, approximately 7.1% of Hong Kong residents were not of Chinese
nationality, while a further 1.3% held either PRC or Republic of China citizenship, to imply a total
expatriate population of 8.4%.

Per capita disposable income in Hong Kong is high by international standards, and continued to
grow even during the downturn of 2009, although at a reduced rate of 1.7%. Per capita disposable
income for the city stood at HK$108,974 at the end of 2009, substantially higher than the PRC, and
comparable to the level of developed countries around the world.

2006 2007 2008 2009
Median monthly household income (HK$)............ 17,000 17,700 18,350 17,650
Urban population (000)........cceuiveiiiiiiiiiaiiiiieiinee, 6,910 6,953 6,989 7,026

Source: Hong Kong Census and Statistics Department, 2009
Hong Kong Office Market Overview

Private office stock at the end of 2009 amounted to approximately 113.3 million square feet, of
which 70.7 million square feet or 62.4% consisted of Grade A office space. The Eastern, Central and
Western districts contained approximately 27.9 million square feet or 39.5% of the total Grade A office
stock in Hong Kong, making these two districts two of the largest sources of Grade A office stock in
Hong Kong.

Given the limited supply of land in Hong Kong, Grade A office supply has historically been

limited particularly in the central business district on Hong Kong Island. The Hong Kong Rating and
Valuation Department expects new completions of Grade A office space in 2010 to be 1.2 million
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square feet, all of which will be in non core districts with Kowloon providing approximately 70% of
the anticipated supply. In 2011, Grade A office completions are expected to be 1.1 million square feet,
the majority of which will be in Kwun Tong.

Vacancy and take up rates for Grade A office through 2009 were 11.5% and approximately
negative 767,000 square feet respectively. Vacancy rates were higher primarily due to weak demand
for office space during the first half of 2009 as a result of the global financial crisis. Many tenants
and potential tenants either reduced office exposure by allowing tenancy contracts to lapse or delayed
entering into tenancy contracts until the economic outlook improved. The negative take up in 2009
resulted in a net decrease in occupied floor space over 2008.

Rental and price indices for Grade A office
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As a result primarily of increased demand, Hong Kong Grade A office rental rates have seen
significant growth over the past few years. During the period January 2005 to February 2010, the
Grade A rental index compiled by the Hong Kong Rating and Valuation Department experienced an
average annual growth rate of approximately 10.4%. Due primarily to the lack of Grade A offices for
sale and low interest rates, the price index over the comparative period has also experienced an
average annual growth rate of approximately 10.2%.

After decreasing for ten months, Grade A office rents stabilised in the second half of 2009. The
rental index for Grade A office space showed signs of resilience and although provisional figures for
the second half of 2009 are still below the corresponding period in 2008, the index has risen over 6%
since the low in June 2009. The Grade A office price index continued its downward trend from the last
quarter of 2008 but increased in the second quarter of 2009, recouping the loss accumulated since the
outbreak of the global financial crisis. Grade A office prices in the last quarter of 2009 were 12%
higher than in the last quarter of 2008. Average monthly rentals for Grade A offices in the Central and
Eastern district in February 2010 were HK$66.0 and HK$31.1 per square foot respectively.
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Hong Kong Retail Market Overview

The retail sector consisted of 115 million square feet of stock at the end of 2009. Although the
stock of the retail sector is of a similar size to the office sector, there is a greater spread amongst
geographic locations, with 29% of the total space on Hong Kong Island, 41% in Kowloon and 30%
in the New Territories.

New retail completions in 2009 were 0.9 million square feet, exceeding the 2008 level by 71%.
Almost all of these were in the Kowloon area, with the majority being in Tsim Sha Tsui. A further 0.9
million square feet and 0.6 million square feet of retail space are expected to be completed in 2010
and 2011 respectively. Given the lack of available land, only a small amount of the new completions
in 2010 and 2011 will be on Hong Kong Island, with the bulk still expected to be in Kowloon and the
New Territories.

Although the 2009 vacancy rate for retail premises remained steady at 8.7%, the same level as
2008, new take up amounted to approximately 0.5 million square feet, a marked improvement over

2008 when the take up figure was negative.

Rental and price indices for retail sector
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The trends of rental and prices in the retail market during 2009 were more robust than that of
the office market. As has historically been the case, rental rates in 2009 were less volatile than sale
and purchase prices. However the contrast in 2009 was more significant than normal. The rental index
increased 8.6% during 2009 whilst the price index increased by 37.4% over the same period. Average
monthly rentals for retail premises in Hong Kong Island and Kowloon district in February 2010 were
HK$101.0 and HK$94.7 per square foot respectively.
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Mainland China Overview

According to the Economic Intelligence Unit, Mainland China’s economy is the second largest
(by GDP) in the world. Unlike some of the world’s other large economies, the Mainland China
economy has been relatively resilient in the face of the global economic crisis over the past 12 to 18
months. The country’s economic growth has slowed somewhat over this period, as weakness in
Mainland China’s major trading partners affected the important export sector. As the global economy
recovers, Mainland China’s economic growth is likely to remain strong, reflecting government
spending and development of the inland provinces. Various governmental forecasts for Mainland
China’s economic growth are over 8.0% annually for 2010 and beyond. Although the growth rates are
below the double digit rates experienced in the 1990s and the earlier years of this decade, they are
from a larger base.

2006 2007 2008 2009
GDP at current market prices (RMB billion) ........ 21,631.4 26,581.0 31,404.5 33,535.3
Real GDP Growth Rate (%)™ ......coooiiiieii 11.6 13.0 9.0 8.7
Per capita GDP (RMB) ...coooviiiiiiiieee, 16,165.0 19,524.0 22,698.0 25,125.0
CPI (P0) ceneieeeeeeeee e 1.5 4.8 5.9 (0.7)
Retail Sales Growth (%) ......cooeeieiiiiiiiiieinennn, 13.7 16.8 21.6 15.5
Tourist Arrival (CO00 persons) .......coeeuvevvivnennennennes 22,210.0 26,110.0 24,325.0 21,937.5

Source: National Bureau of Statistics of China, China National Tourism Administration, 2009

Note: (1) Calculated at constant prices

Retail sales in Mainland China have continued to record strong growth amid the global financial
crisis. Growth in retail sales largely reflect urbanisation in Mainland China, as the propensity to
consume of urban households is higher than that of rural households. In 2009, per capita annual
consumption expenditure of urban households was RMB12,265. The growing urban population in
Mainland China is expected to continue to support the growth of retail sales.

As many cities on the coast of Mainland China are already reaching living standards close to

those in OECD countries, middle-class households with strong purchasing power have emerged,
representing a great market potential for high-end consumer goods.
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Visitor numbers remained strong for key cities, with Beijing as a key destination for Mainland
Chinese tourists. With Shanghai as the PRC’s financial hub, and Guangzhou as an important
destination for international purchasers, these two cities attracted a higher proportion of international
visitors compared to other cities in Mainland China. Being one of the most popular tourist centres in
Mainland China, Chengdu draws a large number of domestic tourists.

Demographic information

2006 2007 2008 2009

Per capita disposable income

(urban households, RMB/year) ............. 11,759.0 13,786.0 15,781.0 17,175.0

- Guangzhou ......coooiviiiiiii 19,850.7 22,469.2 25,316.7 27,609.6

- Shanghai ...ccoooiiiiiini 20,668.0 23,622.7 26,674.9 28,837.8

= BeIjINgG cevneiiiiei e 19,978.0 21,989.0 24,725.0 28,165.2

- Chengdu ....oeiviiiiii 12,789.4 14,849.2 16,942.6 18,659.4
Urban population (million) ...................... 557.0 593.0 606.0 621.9

Source: National Bureau of Statistics of China, 2009

Disposable income in Mainland China has continued to grow steadily and this has benefited the
development of the retail sector in the country. As Mainland China’s population becomes more
affluent, the composition of its population’s retail spending is shifting away from a heavy weighting
towards food to a more balanced consumption model often common for a more developed country. The
shift in consumption pattern towards more discretionary spending is expected to continue as income
increases. Generally, the coastal provinces, especially around the Pearl and Yangtze River Deltas and
Beijing have the highest per capita disposable income. In addition, the proportion of discretionary
spending is higher in these areas than in the less developed parts of the country.

Mainland China has the highest population of any country in the world. At the end of 2009, it
had a total population of 1.33 billion people, of which almost 47% lived in urban areas. While
population growth has slowed to less than 1% per year since the late 1990s, the urban population
(which is the cornerstone of Mainland Chinese consumer demand) continues to grow. Urbanisation is
increasing at a high pace and has helped maintain Mainland China’s economic growth. The urban
population has been growing at approximately 3.9% annually between 1991 and 2009.

For Guangzhou, the largest city in the Pearl River Delta, the switch away from export-oriented
development will mean some systematic restructuring. Many migrant workers have already left the
city as factories reliant on exports have scaled back production. Nevertheless, being an industrial city,
Guangzhou will benefit from the shift in focus towards increased domestic spending. The increasing
integration with Hong Kong and Macau should also see the city benefit from increased investment,
business activity and in turn income over the long term.
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With the northern provinces, centred around the Bohai Gulf area, quickly catching up with the
south-eastern provinces, Beijing is set to benefit from its access to these areas, where GDP growth is
above the national average. In addition, as Mainland China’s national capital, the city has traditionally
been a centre for educational institutions, government organisations and cultural facilities, which play
an important role in attracting highly educated people to the city. The enhanced role of government
in the city helps to smooth out some of the economic peaks and troughs which may affect other
regions.

Shanghai is the financial centre and shipping hub of Mainland China. Given Shanghai’s status
as one of the most developed cities in Mainland China and the city hosting the World Expo in 2010,
Shanghai should continue to attract multinational companies and drive demand for high quality office,
serviced apartments and hotel space.

Chengdu, the provincial capital of Sichuan, is an important commercial centre in western
Mainland China and a major distribution hub for the region. In recent years, the PRC government has
put promoting economic development in the western region as a priority. Over the past few years,
Chengdu has seen GDP growing at a faster pace than that of the national average.

Mainland China’s Property Market Overview

Investment in real estate development has increased at a compound annual growth rate of 27%
over the last five years. Construction of floor space commenced during 2009 was more than double
that of 2002.

2002 2003 2004 2005 2006 2007 2008 2009

Investment in real estate
(RMB billion) ...........ceeen... 779.1 1,015.4 1,315.8 1,590.9 1,942.3 2,528.9 3,120.3 3,623.2

Construction of floor space

commenced during the year
(million square metres) ...... 428.0 547.1 622.2 680.6 792.5 954.0 1,025.5 1,153.9

Source: National Bureau of Statistics of China, 2009
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Average prices for both retail and office properties rose between 2002 and 2008 as demand for
real estate from local and foreign investors increased.

Mainland China Property Market - Average retail and office sale prices
(RMB per square metre)
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Source: National Bureau of Statistics of China, 2008

Key Influences on Mainland China’s Property Market

1. Government Policies

Real estate development and investment has been a major source of income for the PRC
government. Real estate is a major target for speculative investment by individual and institutional
investors. Property prices have been volatile in the last few years, especially between 2008 and 2009.
In this environment there are currently concerns about overheating in the Mainland China real estate
market, leading to increased pressure for the PRC government to introduce policies to rein in
speculation.

Excess liquidity available from the PRC government’s loose monetary policy is one of the causes
of speculative property investment. The government is therefore trying to restrict the amount of loans
from banks available for developers and individual investors, in order to cool down property
speculation.
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2. Mainland China’s Entry into WTO

As Mainland China further liberalises its industries pursuant to its WTO obligations, it is
expected that more foreign companies will establish presence or expand their operations in the PRC,
resulting in an increase in the expatriate work force. This is likely to result in rising demand for
properties in general.

3. Rising Disposable Incomes

Average annual disposable income per capita of urban households increased at a compound
annual rate of 11.8% between 2000 and 2009, rising from RMB6,280 to RMB17,175. Increased
purchasing power is also demonstrated by the rising annual per capita consumption expenditure of city
residents, which is a positive sign for the property and retail markets.

4. Urbanisation

Mainland China’s urbanisation rate in 2009 was 47%. The PRC government estimates that the
urbanisation rate will reach 50% in 2020 and 70% by 2050. If this happens, it is expected to create
greater demand for properties and greater retail demand in the cities.

5. Housing Reform

Since its inception in 1998, housing reform has been effective in increasing local real estate
ownership levels. Prior to the reform, most people in Mainland China’s urban areas occupied housing
under the welfare housing system under which the PRC government heavily subsidises urban
residents. However, under the reform such subsidised housing is being phased out and workers have
been encouraged to buy their own houses, or pay rents at rates closer to prevailing market levels. This
has contributed to greater demand for owner-occupied properties.



INDUSTRY AND REGULATORY OVERVIEW

Key Real Estate Markets

The Company has projects in three cities, and representative offices in four cities in the PRC
(Beijing, Shanghai, Guangzhou and Chengdu) all of which were ranked among the top six cities
measured by real estate investment in the PRC in 2008.

Gross
Population Average Regional Real Estate
2008 Annual Wage Product Investment
Rank City (million) (RMB) (RMB million) (RMB million)
1 Beijing 13.0 56,328 1,048,810 190,873
2 Shanghai 13.9 56,565 1,369,820 143,573
3 Shenyang 7.1 33,546 386,050 101,091
4 Chongqing 32.6 26,985 509,670 99,099
5 Chengdu 11.3 30,810 390,000 92,351
6 Guangzhou 7.8 45,702 821,580 76,353
7 Tianjin 9.7 41,394 635,440 65,372
8 Hangzhou 6.8 40,193 478,120 61,540
9 Hefei 4.9 30,401 166,480 56,716
10 Wuhan 8.3 28,431 396,010 56,036

Source: National Bureau of Statistics of China, 2008
REGULATORY OVERVIEW OF THE HONG KONG PROPERTY INDUSTRY
(a) The Land System in Hong Kong

The freehold of all land except St. John’s Cathedral in Hong Kong is owned by the Hong Kong
government. Land is generally leased to private parties by the Hong Kong SAR government under
long-term leases. Such leases are in the form of “Government” leases which usually contain a few
standard restrictions and carry a nominal annual rent or in the form of conditions of grant which
usually contain more restrictions and an annual rent linked to rateable value and under which the
lessee will, subject to compliance with the conditions, be entitled to a lease of the land. The lessee
of the Government lease or the conditions of grant is commonly referred to as the owner of the leased

property.

There are usually various restrictive covenants in the conditions of grant and sometimes in the
Government leases, including land use restrictions. If a lessee wishes to modify the use restrictions
or to remove or modify development restrictions in a Government lease or conditions of grant, the
lessee must apply to the Director of Lands and is usually required to pay a premium for the same.

(b) Land Auction Process (including application list system)

Government land in Hong Kong is normally disposed of by way of public auction or tender under
which the Hong Kong government sells the land to the highest bidder or tenderer for a premium. Sites
are made available under an application system. Under this system, the government publishes lists of
sites available for sale upon application. Sites on a list are only put up for public sale if there is a firm
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offer to buy the sites at a premium acceptable to the Hong Kong government. The applicant has to sign
an agreement with the Hong Kong government and pay a deposit equivalent to the greater of 5% of
the minimum price he is prepared to pay for the site and HK$25 million. An applicant whose minimum
bid for a site is acceptable to the Hong Kong government still has to compete with others in an open
auction or tender for the site. The Hong Kong government has recently announced that in addition to
this system, it will introduce a government-initiated land auction or tender system in a limited way
in order to increase land supply, and this will be in respect of specific urban residential sites, even if
the sites have not been triggered for sale under the application list system.

(c) Deed of Mutual Covenant and Multi-storey Buildings

In Hong Kong, multi-storey buildings are extremely common. The Hong Kong government does
not issue a separate government lease for each unit in a multi-storey building. Generally, a document
called a “deed of mutual covenant” notionally divides the building and land granted under the
government lease or conditions of grant into a number of equal undivided shares. The owners of units
in such a building own collectively both the land and the building on it. The land and building are held
by the co-owners as tenants in common in the proportion of these undivided shares which usually bear
some relationship to the size of the individual units held by the various owners within the building.

The deed of mutual covenant contains the co-owners’ agreement as to the manner of regulating
their co-ownership of the land and building and the effective maintenance and management of the
building. Some deeds of mutual covenant also provide for management shares to be allocated to each
unit for the purpose of calculating a co-owner’s contribution to management expenses. Under a deed
of mutual covenant, each co-owner is allocated a number of shares which entitle that co-owner to the
exclusive use and occupation of the co-owner’s unit(s) to the exclusion of other co-owners, and gives
each co-owner certain rights and obligations in relation to the use, maintenance and repair of the
common parts and facilities of the building(s), to which each co-owner is bound to contribute a
proportionate share of the associated costs and expenses by reference to the undivided shares or
management shares allocated to its unit(s). Most deeds of mutual covenant also require a co-owner to
pay management fee deposits and to make contributions to the management funds before taking
possession of a unit.

(d) Compulsory Acquisition Process

As most of the old buildings in Hong Kong are held under co-ownership in the manner described
above, in order to redevelop an old building, a developer has to acquire all the units in the building.
Prior to 1999, if even one owner held out and refused to sell, the redevelopment could not proceed.
To address this problem, the Land (Compulsory Sale for Redevelopment) Ordinance, (Chapter 545 of
the Laws of Hong Kong) (the “Ordinance”) was enacted in 1998 and came into operation in 1999.
Under the Ordinance, a person who owns (or persons who together own) not less than 90% of the
undivided shares in a lot may make an application to the Lands Tribunal (the “Tribunal”) for an order
for the sale of the whole building for the purpose of redevelopment. The Ordinance applies to all types
of buildings and is not limited to domestic ones. If an applicant can prove to the satisfaction of the
Tribunal that certain specified requirements have been met, the Tribunal may order the whole building,
including all the units owned by the minority owners, to be sold by way of public auction. Under the
Ordinance, an applicant may apply to the Tribunal for an order for compulsory sale of a building if,
among other things, the following conditions are satisfied:

(i) the owner has already acquired not less than 90% of the undivided shares in the lot;
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(ii) redevelopment is justified due to the age or state of repair of the building; and

(iii) the owner has taken reasonable steps to acquire all the undivided shares in the lot (including
negotiating for the purchase of the shares owned by a minority owner on terms that are fair
and reasonable).

The Land (Compulsory Sale for Redevelopment) (Specification of Lower Percentage) Notice
2010 (the “Notice”) has lowered the compulsory sale application threshold to 80% for three classes
of lots. The Notice comes into operation on 1st April 2010. By the Notice, the threshold is lowered
to 80% for the following three classes of lots:

(i) alot with each of the units on the lot representing more than 10 percent of all the undivided
shares in the lot. In such a case, the building must have less than 10 units.

(i1)) a lot where the building is more than 50 years old.

(iii) a lot where the building is an industrial building which is more than 30 years old and lies
within a non-industrial zone under a draft or approved Outline Zoning Plan prepared under
the Town Planning Ordinance (Chapter 131 of the Laws of Hong Kong).

An applicant applying for a compulsory sale order must satisfy the Tribunal that (a) the
redevelopment of the lot is justified due to the age or state of repair of the existing building and (b)
the majority owner has taken reasonable steps to acquire all the undivided shares in the lot.

(e) Occupation Permit

An occupation permit is a document issued by the Building Authority under the provisions of the
Buildings Ordinance (Chapter 123 of the Laws of Hong Kong) and stipulates the designated user of
the property. It may be issued in respect of the whole or part of a new building. If any material change
is intended to be made to the use of the premises which would contravene the designated user specified
in the occupation permit, one month’s notice must be given to the Building Authority of the intended
change and the Building Authority may prohibit such change of use where, in its opinion, the building
is not suitable by reason of its construction for the intended use. For a purchaser of a unit in a building,
the occupation permit is important because it will confirm that the statutory requirements of the
Buildings Ordinance have been complied with and will also show the permitted use of the building.
It must be produced by the vendor to prove title.

(f) Government lease terms

The terms of Government leases vary. At various times in the past, government leases have been
granted for periods of 75, 99 or 999 years with or without a right of renewal. Government leases or
government grants are now usually granted for a term of 50 years. In the New Territories, pursuant
to the New Territories Lease (Extension) Ordinance (Chapter 150 of the Laws of Hong Kong), with
the exception of short term tenancies and leases for special purposes, the terms of government leases
have been automatically extended until June 30, 2047, without payment of further premium, although
the annual government rent payable to the Hong Kong government from the date of extension will be
adjusted to the equivalent of 3.0% of the rateable value of the land from time to time. Since 1st July
1997 when Hong Kong became the Hong Kong Special Administrative Region (the “HKSAR”) of the
People’s Republic of China, the Basic Law of the HKSAR (the “Basic Law”) applies to Hong Kong.
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Article 8 of the Basic Law provides that the laws previously in force in Hong Kong, that is, the
common law shall be maintained, rules of equity, ordinances, subordinate legislation and customary
law shall be maintained, except for any that contravene the Basic Law, and subject to any amendment
by the legislature of the HKSAR. Accordingly, for existing government leases which will expire before
June 30, 2047, the Basic Law provides that they will continue to be recognised and protected under
the laws of the HKSAR. Where such government leases do not contain a right of renewal upon expiry,
Article 123 of the Basic Law provides that they shall be dealt with in accordance with laws and
policies formulated by the government of the HKSAR on its own.

REGULATORY OVERVIEW OF THE PRC PROPERTY INDUSTRY

Summaries of certain aspects of PRC law and regulations which are relevant to our business and
the property industry in the PRC are set out in Appendix VI “Summary of PRC Laws and Regulations
Relating to the Property Sector” to this prospectus. Set out below is an overview of the key regulations
relating to the property industry in the PRC, many of which are directed at the commercial property
sector.

Land acquisition

As all land in the PRC is either state-owned or collectively-owned, interests in land consist of
land use rights, under which private parties (including individuals and corporate entities) may hold
rights for investment or development purposes or transfer their interests to other parties. Individuals
and corporate entities may acquire land use rights in a variety of ways, the two most important being
land grants from local land authorities and land transfers from land users who have already obtained
land use rights. For a further discussion of the land system in the PRC, see the section headed “The
Land System of the PRC” in Appendix VI “Summary of PRC Laws and Regulations Relating to the
Property Sector” to this prospectus. Regulations issued by the PRC Ministry of Land and Resources
in May 2002 and revised in September 2007 provide that land use rights for property to be used for
industrial use, commercial use, tourism use, entertainment use and commodity housing development
and the use rights for land in which more than one land user are interested, may be granted by the PRC
government only by way of public tender, auction or listing-for-sale. These regulations also govern the
public tender, auction or listing-for-sale process. Regulations issued by the PRC Ministry of Land and
Resources in June 2003 govern the granting of land use rights by the PRC government by private
agreement, where the designated use is not for any business purposes. For further information on these
regulations, see the section headed “Grant” in Appendix VI “Summary of PRC Laws and Regulations
Relating to the Property Sector” to this prospectus. Under the current regulations, grantees of land use
rights are generally allowed to dispose of the land use rights granted to them in the secondary market
provided that they have made some corresponding investment in accordance with the land grant
agreement. Our ability to acquire land use rights and develop future projects may be adversely affected
by present and future PRC laws and regulations. See the section headed “Risk Factors — Risks
Relating to the PRC and Hong Kong” in this prospectus.

Demolition and Removal

Demolition and removal are regulated by the Regulations for the Administration of Demolition
and Removal of Urban Housing (315 EH#FEE HAEH]), which were promulgated by the State
Council in June 2001. These regulations set forth requirements and procedures for housing demolition
and removal. During the demolition and removing period announced by the department in charge of
demolition and removal, the demolishing and removal party and the parties subject to demolition and
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removal are required to enter into an agreement for compensation and relocation in respect of the
demolition and removal. For further information on these regulations, see the section headed
“Demolition and Removal” in Appendix VI “Summary of PRC Laws and Regulations Relating to the
Property Sector” to this prospectus. In January 2010, a draft of the Rules for the Expropriation and
Reimbursement for buildings on state-owned land was published by the Legislative Affairs Office of
the State Council of PRC for comments. See the section headed “Risk Factors — Risks Relating to
the PRC and Hong Kong” in this prospectus.

Idle Land

Idle land is mainly governed by the Measures on Disposals of Idle Land <P -+ Hi & & k)
enacted and enforced by the Ministry of Land and Resources in April 1999. According to these
measures, land can be classified as idle land under any of the following circumstances: (i) where
development and construction of the land has not commenced within the prescribed time limit after
obtaining the land use right without consent from the government which approved the use of the land;
(ii) where the “Contract on Paid Use of the Right to Use State-Owned Land” (B + A EHHH &
[f]) or the “Approval Letter on Land Used for Construction” {#5% i Hu it #5) has not prescribed the
date of commencing the development and construction, the development and construction of the land
is not commenced within one year from the date when the “Contract on Paid Use of the Right to Use
State-Owned Land” became effective or when the administrative department of land issued the
“Approval Letter on Land Used for Construction”; (iii) where the development and construction of the
land has commenced but the area of the development and construction that has commenced is less than
one-third of the total area to be developed and constructed, or the invested amount is less than 25%
of the total amount of investment, and the development and construction have been continuously
suspended for one year or more without an approval; or (iv) in other circumstances prescribed by
relevant laws and the administrative regulations.

The city- or county-level land administrative department shall, after a piece of land which has
been determined to be idle land, notify the land user and draft a proposal on the methods of disposal
of the idle land, including but not limited to extending the time period for development and
construction (provided that the extension shall be no longer than one year), changing the use of the
land, arranging for temporary use, ascertaining a new land user by competitive bidding and public
auction. The administrative department of land under the government of city or county level shall,
after the proposal on disposal of idle land has been approved by the government which originally
approved the use of the land, arrange for implementation of the proposal. As regards any idle land
which is obtained by grant and is within the scope of city planning, if the work has not commenced
after one year from the prescribed date of commencement, a surcharge on the idle land equivalent to
less than 20% of the grant premium may be levied; if the work has not commenced within two years
from the prescribed date of commencement, the land can be confiscated without compensation.
However, the preceding stipulations shall not apply if the delay is caused by force majeure, acts of
government or acts of other relevant departments under the government, or by the indispensable
preliminary work.

Leases of Buildings
The Measures for Administration of Leasing of Urban Buildings permit property owners to lease
their properties to others for residential or commercial uses except as otherwise prohibited by

applicable law. The lease agreement should be registered with the relevant real estate administration
authority within 30 days after its execution. The Supreme People’s Court of the PRC recently issued
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a clarification to the effect that courts should not uphold a claim that a building leasing contract is
invalid due to the failure of registration. For further information on these measures, see the section
headed “Leases of Buildings” in Appendix VI “Summary of PRC Laws and Regulations Relating to
the Property Sector” to this prospectus.

Real Estate Financing

In recent years, the PRC government promulgated various rules and policies to regulate real
estate project financing, which may limit the foreign-owned real estate companies’ ability to use bank
loans to finance their property projects and therefore to maintain a relatively high level of sourced
cash, for the business expansion in the PRC.

In June 2003, PBOC adopted the Circular on Further Strengthening the Management of the Real
Estate Credit Business (B ME— 5 s 5 & 5 S 26855 BAY @ A ) to strengthen the enforcement
of lending regulations in the property industry. These measures:

° prohibit PRC commercial banks from financing the payment of land premium;

° restrict PRC commercial banks from financing the development of luxury residential
properties and villas;

° prohibit PRC commercial banks from granting project loans to property developers for
projects if the property developer has failed to acquire the land use rights certificate, the
construction land use planning permit, the construction planning permit or the construction
permit or if the property developer’s internal funds for the project are less than 30% (which
was later raised to 35%) of the total estimated capital required for that project; and

° prohibit property developers from financing property developments with loans obtained
from banks in regions outside the locations of the relevant property developments.

In September 2007, the PBOC and CBRC jointly issued the Notice on Strengthening the
Administration of Commercial Real Estate Credit Loans < BH i /il o i 2E 1% 55 Hb 2 {5 80 FR A 4 1) to
further regulate the management of loans for commercial real estate. These measures:

° prohibit commercial banks from lending to projects with an internal capital ratio (owners’
equity) of less than 35%, or without a land use rights certificate, construction land use

planning permit, construction planning permit and construction permit;

° prohibit commercial banks from lending to property developers solely for the payment of
land premium; and
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° require commercial properties purchased with loans to have been completed and passed the
completion acceptance inspection.

In December 2008, the General Office of the State Council promulgated the Several Opinions on
Promoting the Healthy Development of Real Estate Market < [B %5 B HiF /- i BH 7 412 4 75 1 2 7 5 fat 3
RN T2 ), pursuant to which commercial banks shall, according to the principles for credit
and requirements for supervision, increase credit support for the construction of small or
medium-sized or at low or medium-priced ordinary commercial properties, especially for projects
under construction. With regard to the enterprises or projects relating to merger or reorganisation by
competent and reputable real estate development enterprises, commercial banks shall provide
financing support and relating financial services.

In accordance with the Notice Regarding Adjusting Capital Ratio of Fixed Assets Investment
Project €[5 B BE i i 3 [ 2 G E G T H B AR 4 W93 A1) promulgated by the State Council on
25th May 2009, the minimum capital ratio for real estate development projects (other than low-income
and ordinary commercial housing projects) is 30%. When providing credit support and services,
financial institutions shall carry out independent assessment to prevent financial risks and conduct
comprehensive assessment and evaluation on the source of the capital, returns on investment and
credit risks with reference to the capital ratio requirements promulgated by the state and the actual
status of the borrower and the project, to independently decide whether to grant the loan and the
specific amount and proportion of the loan.

On 7th January 2010, the General Office of the State Council issued the Circular on Promoting
the Stable and Healthy Development of Real Estate Market €[5 #5 B H¥ /> i BH i 412 4 55 1 7 i1 851 5%
f#FEEE MM ), pursuant to which, financial institutions are required to adhere strictly to
requirements regarding internal capital ratios for real estate projects, and are prohibited from
advancing funds to developers or projects that do not satisfy the requirements under the credit policies
in relation to real estate development.

Ability to Obtain Offshore Financing

In July 2007, the General Affairs Department of the SAFE issued the Notice Regarding the
Publication of the List of the First Batch of Property Development Projects with Foreign Investment
that Have Properly Registered with the Ministry of Commerce B2 T %% 55 — b 38 48 p3 455 5845 22 19 &b
PG A TH H 4 B A1) . The notice stipulates, amongst other things, (i) that branches of
SAFE will no longer process foreign debt registrations or approvals for settlement of foreign exchange
submitted by real estate enterprises with foreign investment who obtained approval certificates from
commercial authorities and register with the MOC on or after 1st June 2007, and (ii) that branches of
SAFE will no longer process foreign exchange registrations (or change of such registrations) or
settlement and sale of foreign exchange in the capital account submitted by real estate enterprises with
foreign investment who obtained approval certificates from commercial authorities on or after 1st June
2007 but failed to file with the MOC. This regulation restricts the ability of foreign-invested real
estate companies to raise funds offshore for the purpose of injecting such funds into the companies
by way of shareholder loans.
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Restriction on State-owned Enterprises From Making Further Real Estate Investments

On 18th March 2010, the State-owned Assets Supervision and Administration Commission
(“SASAC”) announced that state-owned enterprises whose primary business does not involve real
estate will be required to cease investing in real estate upon the completion of their current real estate
projects. The Company has received legal advice that such restriction does not apply to Sino-Ocean
Land. Accordingly, the Company is of the view that such restriction will not have any impact on the
Company’s business, including its joint venture with Sino-Ocean Land in respect of the INDIGO
project and its strategic partnership with Sino-Ocean Land.
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HISTORY

The Company was incorporated in Hong Kong as a company with limited liability on 3rd
November 1972 in order to develop certain properties in Hong Kong and, more generally, to invest in
properties in Hong Kong and elsewhere.

In June 1977, the Company became listed on the Stock Exchange for the first time and continued
to be a subsidiary of Swire Pacific. In 1984, the Company was privatised by Swire Pacific and its
listing on the Stock Exchange was removed voluntarily. Since 1984, the Company has been a
wholly-owned subsidiary of Swire Pacific.

Further details of key developments in our business are set out in the section headed “Business
— Competitive Strengths” in this prospectus.

Spin-off by Swire Pacific

On 11th February 2010, Swire Pacific announced that on 20th January 2010 it had submitted a
spin-off proposal to the Stock Exchange pursuant to Practice Note 15 of the Listing Rules (“PN15”)
in relation to the proposed disposal of part of its interest in the Company by way of a separate listing
of the Shares on the Main Board of the Stock Exchange (the “Spin-off”) and that the Stock Exchange
had confirmed that Swire Pacific may proceed with the Spin-off. In the same announcement (the
“PN15 Announcement”), Swire Pacific announced that the reduction of its shareholding interest in
the Company following completion of the Spin-off is expected to constitute a discloseable transaction
of Swire Pacific under the Listing Rules and accordingly no shareholders approval is expected to be
required.

In the PN15 Announcement, Swire Pacific stated that it considers that the Spin-off is in the
interests of Swire Pacific and its subsidiaries (including the Group) and the shareholders of Swire
Pacific taken as a whole as:

(1) the Spin-off will enable the Company to raise capital through the Global Offering. Part of
such capital is expected to be used to fund the investments of the Company in property
projects in Hong Kong and the PRC. Another part of such capital will be used to repay
indebtedness owed by the Company to a financing subsidiary of Swire Pacific and will be
available for investment by Swire Pacific in its non-property businesses;

(2) following the Listing, the Company will be able to raise further capital from the equity
capital market in the future should the need arise; and

(3) the expansion of the business of the Company will in turn benefit Swire Pacific as Swire
Pacific will remain a holding company of the Company after the Listing.

On 18th April 2010, Swire Pacific announced that in accordance with the requirements of PN15,
it proposes to give due regard to the interests of its shareholders by providing qualifying shareholders
with an assured entitlement to the Shares by way of a distribution in specie of the Shares if the
Spin-off proceeds. Details of the Swire Pacific Distribution are set out in the section headed “Structure
of the Global Offering — The Swire Pacific Distribution” in this prospectus.
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REORGANISATION

In preparation for the Global Offering, we underwent a reorganisation as detailed below.
Acquisition of U.S. properties

On 25th January 2010, the Company allotted 1,108,132,451 ordinary shares of HK$1.00 each
credited as fully paid up to Swire Pacific in consideration of the receipt of the following assets valued
in total at US$142,068,263 (equivalent to HK$1,108,132,451):

(a) Swire Properties US Inc. stock of US$26,920,234 (equivalent to HK$209,977,825);

(b) Swire Properties One Inc. stock of US$45,548,029 (equivalent to HK$355,274,626); and

(c) loan notes due by Swire Properties US Inc. totalling US$69,600,000 (equivalent to
HK$542,880,000).

The Company’s acquisition of the above assets was not subject to any requirement for the
approval of the shareholders of Swire Pacific under the Listing Rules.

Swire Properties US Inc. and Swire Properties One Inc. and their respective subsidiaries hold the
following properties (or interests in properties) in the U.S.:

(a) a 75% shareholding interest in Swire Brickell Key Hotel Ltd, which owns the Mandarin
Oriental, a 326-room hotel located in South Brickell Key, Miami, Florida. The Company’s
investment in Swire Brickell Key Hotel Ltd is accounted for as an interest in a jointly
controlled company;

(b) 43 condominium units and a portion of the 2-storey parking garage in ASIA, 900 Brickell
Key, Miami, Florida. ASIA is a 36-storey residential condominium tower comprising 123

units with a 2-storey parking garage. 80 units have been sold and delivered as at 31st March
2010;

(¢) South Brickell Key Land, Miami, Florida, which is a development site situated in Brickell
Key;

(d) a 75% interest in a joint venture which owns a development site including a small 12,000
square feet office building in Fort Lauderdale, Florida; and

(e) Brickell CitiCentre which is a development site in Central Miami.
Capitalisation of inter-company debt
On 31st December 2009, the Company issued 3,969,615,000 Shares at par to capitalise all of the

inter-company debt owed to Swire Pacific in the amount of HK$3,969,615,000.
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Capitalisation of retained profit

Pursuant to a Directors’ resolution passed as of 31st January 2010, a further 216,007 Shares

credited as fully paid were allotted to Swire Pacific on capitalisation of retained profit of
HK$216,007.

CORPORATE STRUCTURE

The following chart sets out our corporate structure in simplified form. The percentage interest
in the Company’s subsidiaries, jointly controlled and associated companies shown within each box
represents the percentage interest in the corresponding entity attributable to the Group.
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direct ownership

indirect ownership through intermediate subsidiaries or jointly controlled/associated companies
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OVERVIEW

We are a leading developer, owner and operator of mixed use, principally commercial, properties
in Hong Kong and the PRC with a well-established record of creating long term value by transforming
urban areas. Our business comprises three main areas: (i) property investment, that is the
development, leasing and management of commercial, retail and some residential properties as a long
term investment; (ii) property trading, that is the development and construction of properties,
principally residential apartments, for sale; and (iii) investment in and operation of hotels.

COMPETITIVE STRENGTHS

We believe that we have the following competitive strengths which allow us to compete
effectively in the real estate markets in which we operate.

Ability to conceive, design, develop and manage mixed use commercial centres that successfully
transform an urban area

Our key competitive strength is our ability to conceive, design, develop and manage commercial
projects that are transformational in terms of scale and impact and which creates significant value. Our
projects are designed so as to be the focal point of the surrounding urban areas and are usually
connected to major transport links. Our retail malls draw customers and visitors both from the
commercial, hotel and serviced apartment components of the developments and from surrounding
areas.

Our strengths and capabilities in developing and managing transformational projects have been
refined over more than 35 years. In Hong Kong, our projects include Pacific Place, TaiKoo Place,
Cityplaza and Festival Walk.

° Hong Kong 1970s

We transformed Taikoo Dockyard into Taikoo Shing in Quarry Bay, a residential project
comprising over 12,000 units, and started developing Cityplaza, a major retail mall which
includes an office component.

° Hong Kong 1980s

We transformed part of the former Victoria Barracks in Wanchai into Pacific Place. This
large scale, high quality, mixed use development successfully redefined the boundaries of
the central business district of Hong Kong.

° Hong Kong 1990s

We transformed a low density residential area with the Festival Walk development in
Kowloon Tong, where we had identified latent demand for a high quality retail complex.

We created Hong Kong’s first major commercial centre outside the central business district,
at TaiKoo Place in Quarry Bay. To do so, we developed nearly five million square feet of
office accommodation in nine separate but linked office towers, with excellent access to
transport links.
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° The PRC and Hong Kong 2000s

We are creating a focal point within the Tianhe commercial district of Guangzhou with the
TaiKoo Hui mixed use development. Like our Hong Kong developments, TaiKoo Hui is a
large scale, retail-led integrated project and is connected to the local metro system.

We completed the transformation of an area adjacent to an embassy district in Beijing into
Sanlitun Village. This development is reshaping the Sanlitun area by introducing a modern,
cosmopolitan element to a popular area of Beijing.

We continued to extend our core investment portfolio. At Island East (the collective name
for our Quarry Bay and Taikoo Shing properties), we completed the One Island East office
tower and opened the EAST, Hong Kong hotel. We extended Pacific Place with the addition
of Three Pacific Place and opened The Upper House.

Ability to secure new projects and source land in prime locations

Our experience and record of success as a developer of major commercial projects gives us a
strong competitive advantage in securing new projects. This is particularly the case in the PRC where
local governments wish to rejuvenate their cities. It also makes us an attractive joint venture partner
for those with access to sites in prime locations in major cities in the PRC, in particular developers
who have previously focused on residential developments for sale rather than commercial
developments for investment. We in turn benefit from the experience of such developers in sourcing
suitable land and in local construction management.

Our joint venture partners to date in the PRC are Guangzhou Da Yang Real Estate Development
Company (under the Guangzhou Daily Group) (in relation to the TaiKoo Hui development in
Guangzhou), HKR International (in relation to the Dazhongli development in Shanghai), GC
Acquisitions VI Limited (managed by Gaw Capital Partners) (in relation to Sanlitun Village in
Beijing) and Sino-Ocean Land (in relation to the INDIGO project in Beijing). In March 2010, we
entered into a strategic partnership framework agreement with Sino-Ocean Land to explore and
acquire new development opportunities in the PRC. Under the strategic partnership framework
agreement (which is for a term of three years from its date), Sino-Ocean Land and we agree to adopt
the model used in our joint venture in respect of the INDIGO project for the development of property
projects. The strategic partnership framework agreement does not prevent either party from entering
into similar arrangements with any other persons.

We believe that we are attractive to joint venture partners because they consider that developing
sites in joint venture with us instead of on their own is more likely to capture the long-term potential
of the sites and their locations.

As part of our strategy, we intend to expand our operations into Chengdu, the PRC. We believe
the Dacisi Road Site and Dong Da Street Plot 9, located in the well-known Chun Xi Road shopping
area and the planned financial street respectively in Jin Jiang District, may be listed for auction in the
second quarter of 2010. The total site area is expected to be approximately 78,000 square metres. We
intend to bid for these sites through a 50/50 joint venture with Sino-Ocean Land if the sites are listed
for auction, subject to a review of the auction details. If we are successful in our bid, our proposed
development is expected to comprise a major retail facility, an office tower and a hotel with a total
GFA of approximately 200,000 square metres, together with approximately 1,750 car parking spaces.
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A strong brand and a reputation as a landlord of choice

Our tenant base is large, diverse and loyal. We have over 1,800 tenants in total comprising many
of the world’s leading corporations and retailers.

We believe that our success in obtaining and retaining tenants reflects our long experience of
managing high quality properties. We believe that we are a landlord of choice and that, assisted by the
Swire brand, we have earned a reputation for owning premium quality properties and providing
premium quality management.

Our retail tenants benefit from the visitor traffic generated by the scale of our developments, by
the users of their non-retail elements and by their integration with transport links. This is reflected in
high occupancy levels which were consistently close to 100% at most of our properties in Hong Kong
during the Track Record Period.

Our office tenants benefit from efficient floor designs, effective building and management
services and excellent transport links. Other elements of our mixed use developments provide an
exciting working environment. Our offices are concentrated in three core locations in Hong Kong. A
range of different rental rates and floor plates are offered catering for differing tenant requirements.
We believe this is reflected in consistently high rates of occupancy and tenant retention.

We refurbish, enhance and reinforce our property assets with a view to attracting and retaining
tenants. For example, we recently converted serviced apartments into The Upper House hotel above
Pacific Place and are investing HK$2.1 billion in the Pacific Place contemporisation project, which
is intended to enhance both the interior and the exterior of the retail mall.

We believe that our long standing tenant relationships and the strength of the Swire brand
provide us with a significant competitive advantage as we expand into the PRC and lease our projects
there. Our tenants in Hong Kong who plan to expand into the PRC can be confident of benefiting from
the same high standards in the PRC as we maintain in Hong Kong. We believe this is reflected in the
successful pre-leasing of the TaiKoo Hui development, which is expected to open in late 2010. At 31st
March 2010, the retail portion of the TaiKoo Hui development was approximately 81% leased and the
office portion was approximately 43% leased.

Commitment to high standards of corporate governance and experienced and capable
management and operational teams

We are committed to high standards of corporate governance. Our management includes real
estate professionals with many years of experience in developing managing and enhancing large scale
properties. We offer to real estate professionals a dynamic work environment, varied career
development opportunities and a reward system that is aligned to long term performance. Our
professionals stay with us for a long time. This assists in maintaining a consistent approach to the
conception, planning and execution of new projects and to the provision of high quality services at
completed projects. Our staff include experienced operational teams which we deploy as necessary to
our individual properties.

Well-positioned to take advantage of attractive expansion opportunities

Following the Global Offering, we expect to have the financial flexibility to fund our expansion
in the PRC and Hong Kong and the ability to take advantage of attractive investment opportunities as
they arise. In addition, our balance sheet will be bolstered by the stable and recurring rental income
derived from our existing investment property portfolio.
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KEY BUSINESS STRATEGIES

We intend to enhance our position as a leading developer, owner and operator of mixed use
commercial properties in the PRC and Hong Kong by continuing to implement the following business
strategies.

Continue to create value through transformational projects

Our aim is to continue to create long term value by conceiving, designing, developing, owning
and managing transformational mixed use and other projects in urban areas. For this purpose, we will
continue to select sites in urban areas which we believe are positioned to benefit from the spending
power of the surrounding resident population.

We will continue to design projects which we believe will have the necessary scale, mix of uses
and transport links to become key commercial destinations and to transform the areas in which they
are situated.

We will continue to focus on the following types of high quality projects:

(i) mixed use developments in central business districts, examples being Pacific Place in Hong
Kong and TaiKoo Hui and Dazhongli in the PRC;

(i1)) mixed use or commercial developments in affluent commercial and residential areas outside
central business districts, examples being Festival Walk in Hong Kong and the INDIGO
development in Beijing; and

(iii) large scale office developments with a number of interconnected office towers and of
sufficient scale to become leading decentralised office areas, TaiKoo Place in Hong Kong
being an example of this type of development.

Maximise the earnings potential of our completed properties through active asset management,
high quality tenant service and asset improvements

We intend to manage our completed properties actively, maintain consistently high levels of
service and enhance and reinforce our assets. By doing so we believe that we will maximise the
occupancy and earnings potential of our properties.

Tenants increasingly scrutinise the sustainable development credentials of landlords and
buildings. We aim to be at the forefront of sustainable development by designing energy efficient
buildings through the innovative use of design, materials and new technology. For example, in 2009
an office tower at our TaiKoo Hui development received a provisional gold rating from LEED. We will
aim to achieve LEED gold rating for new projects in the PRC and equivalent accreditation for new
projects in Hong Kong.
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Remain focused principally on Hong Kong and the PRC

° Hong Kong

We will continue to seek opportunities to develop new sites and acquire further investment
properties in the commercial, retail and residential sectors.

We aim to continue to develop our residential land bank.

We intend to continue to enhance our existing assets, recent examples of such enhancements
being The Upper House hotel above Pacific Place and EAST, Hong Kong hotel in Taikoo Shing. We
will continue to seek opportunities to expand our existing projects by the development and integration
of adjoining sites. Recent and current examples of this type of activity are our One Island East, Three
Pacific Place, 24-34 Hennessy Road and 5 Star Street developments.

° PRC

We aim to replicate in the PRC the success which we have enjoyed in Hong Kong. Over the last
eight years, we have, in a measured manner, built up a high quality portfolio consisting of four large
scale and well located mixed use projects. We have been in the PRC since 2002, when, with strong
support from our joint venture partner, we started to develop independently the TaiKoo Hui project in
Guangzhou. Since then we have made three further investments in the PRC. In 2006, we acquired a
50% interest in the Dazhongli project in Shanghai. In 2007, we acquired an 80% interest in Sanlitun
Village in Beijing and in 2008 we acquired a 50% interest in the INDIGO development in Jiang Tai
in Beijing. In building up this portfolio, we believe that we have gained valuable experience which
will help us to generate further growth for our PRC business.

In pursuit of our aims in the PRC, we will continue to seek to acquire prime sites at public
auction or by private negotiation and on our own or in joint venture with other parties. We will
continue to talk to local governments about the development of areas which we believe will lend
themselves to our large scale and transformational projects.

We will continue to seek suitable joint ventures, for single projects and for broader long term
cooperation.

We intend to use our four representative offices in the PRC as platforms for growth. The offices
are in Shanghai, Beijing, Guangzhou and Chengdu. We selected these cities as we believe they provide
the best long term prospects for our type of mixed use developments. Shanghai, Beijing and
Guangzhou are the three wealthiest cities in the PRC with high economic growth, suitable
demographic characteristics and strong spending power. We selected Chengdu (which we intend to use
as a base for expansion in the western PRC) because of its high population and economic growth and
strong spending power.

Each office is responsible for managing the development of existing projects and for searching
for new investment opportunities. While we will remain primarily focused on consolidating our
position in each city in which we have an office, we will increasingly use the offices as bases from
which to research and analyse opportunities in surrounding provinces and nearby cities. This will give
us coverage in four broad regional areas.
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We will seek residential development opportunities in the PRC. These are likely to be ancillary
to our mixed use developments. However, in the right locations and cities we may also consider
standalone residential development opportunities. Our residential developments will be aimed at
buyers of luxury properties, where we believe we have a competitive advantage.

We will recruit professional staff in the PRC to meet our expansion needs. Training of our staff
will continue to be a key priority. To this end, we will encourage senior PRC based managers to spend
time with us in Hong Kong so that they can learn from our Hong Kong experience and about our
corporate culture.

Manage our capital base conservatively

We intend to maintain a strong balance sheet with a view to investing in our projects in a
disciplined and targeted manner. After the Global Offering, we expect our gearing to be low and we
may choose to reduce debt further in order to manage the cost associated with carrying substantial
cash balances.

We aim to maintain exposure to a range of debt maturities and a range of debt types and lenders.
Our current debt profile, through the Inter-group Loan Agreements (see the section headed
“Relationship with the Controlling Shareholders — Relationship with the Controlling Shareholders —
Inter-group Funding” in this prospectus) which substantially mirror the terms and maturity profile of
the underlying borrowings of the Retained Group from third parties and the Group’s term facilities
with third party lenders reflects a mix of revolving and term bank loans, medium term notes and
perpetual securities.

OUR PROPERTY PORTFOLIO

Overview

We own a substantial portfolio of predominantly commercial mixed use properties in prime
locations, with an aggregate GFA attributable to the Group of approximately 27.1 million square feet
and a total value of HK$183.8 billion as at 31st March 2010.

The chart below breaks down our property portfolio by type of property, on the basis of values
attributable to the Group as at 31st March 2010.
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All the valuations cited in this section are derived from professional valuations, including those
in the property valuation reports contained in Appendix IV to this prospectus.

Property portfolio composition by type and location
(based on values attributable to the Group as at 31st March 2010)

) Hong Kong hotels
Hong Kong trading HK$6.4 billion
properties 3.5%

HK$9.4 billion HK$21.3 billion
11.6%
5.1% \ i

PRC investment
properties and hotels

Others (properties in

the U.S. and the U.K.)
HK$1.9 billion
1.0%

Hong Kong investment
properties under
development or held for
future development

HK$5.3 billion
2.9%
Hong Kong completed
investment properties
—— HKS$139.5 billion
75.9%

Out of the aggregate GFA attributable to the Group of approximately 27.1 million square feet,
approximately 23.2 million square feet are investment properties, comprising completed investment
properties of approximately 16.6 million square feet of GFA and investment properties under
development or held for future development of 6.6 million square feet of GFA as at 31st March 2010.
In Hong Kong, this investment property portfolio comprises approximately 15.1 million square feet
of GFA attributable to the Group of primarily Grade A office and retail premises in prime locations
as well as hotel interests, serviced apartments and other luxury residential accommodation. In the
PRC, we have interests in four major commercial mixed use developments in prime locations in
Beijing, Shanghai and Guangzhou, which are expected to comprise approximately 7.7 million square
feet of attributable GFA on completion. Outside Hong Kong and the PRC, our investment property
portfolio includes interests in hotels in the United States and the U.K..

We may expand our property trading business as and when appropriate opportunities arise. If we
do so, the nature of our business may change. We may incur substantial capital expenditures on the
development of properties for sale. Our results of operations may be affected by short term
fluctuations in the property market to a greater extent than it is now.
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Investment properties

The tables below illustrate the GFA (attributable to the Group) of our investment property
portfolio as at 31st March 2010.

Completed investment properties
(GFA attributable to the Group in million square feet)

Office Retail Hotels Residential Total
Hong Kong ....ccooovveniiiiiiii, 10.3 3.3 0.8 0.5 14.9
PRC ..., 0.0 1.1 0.2 0.0 1.3
Others...cooouveiiiieee e 0.0 0.0 0.4 0.0 0.4
TOTAL .o, 10.3 4.4 1.4 0.5 16.6

Investment properties under development or held for future development
(expected GFA attributable to the Group in million square feet)

Office Retail Hotels Residential Total
Hong Kong ..o 0.2 0.0 0.0 0.0 0.2
PRC ..., 2.9 2.4 1.0 0.1 6.4
TOTAL .o, 3.1 2.4 1.0 0.1 6.6

Total investment properties (GFA (or expected GFA)
attributable to the Group in million square feet)

Office Retail Hotels Residential Total
TOTAL ..ot 13.4 6.8 2.4 0.6 23.2

Trading properties

We are also involved in property trading activities in Hong Kong and the United States. Our
trading property portfolio includes land and apartments under development in Hong Kong and Florida,
United States. It also includes the remaining units for sale at ASIA residential developments in Miami,
United States and our beneficial interest, pursuant to a development agreement, in Island Lodge,
respectively, both of which were completed during 2008.
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The table below illustrates the GFA (or expected GFA) attributable to the Group of our trading
property portfolio as at 31st March 2010:

Trading properties
GFA (or expected GFA) attributable to the Group (in million square feet)

Under
development
or held for
future
Completed development Total
Hong Kong ...oonviniiiiii e 0.0 1.0 1.0
U S 0.1 2.8 2.9
TOTAL oo 0.1 3.8 3.9
Classifications of our properties
In this prospectus, unless the context requires otherwise:
° investment properties are properties which we hold for long term investment;

° trading properties are properties which we hold for sale;

° completed properties are properties in respect of which we have obtained occupation
permits;

° properties under development are properties in respect of which we have commenced
development works; and

° properties held for future development are properties which we hold but in respect of which
we have not commenced development works.

COMPLETED INVESTMENT PROPERTY PORTFOLIO

Our completed investment property portfolio comprised an aggregate GFA attributable to the
Group of approximately 16.6 million square feet as at 31st March 2010. Our completed investment
properties mainly comprise Grade A office space in Hong Kong, upmarket shopping malls located in
prime locations in Hong Kong and the PRC, and hotels in Hong Kong, the PRC, the United States and
the United Kingdom.

The table below sets forth the GFA and other information of the principal properties in our
completed investment property portfolio as at 31st March 2010. Information in the table below in
respect of each property (other than its valuation) is disclosed in respect of 100% of that property and
not on an attributable basis, regardless of whether the property is held through a member of the Group
or a jointly controlled or associated company. Valuations in the table below in respect of each property
are disclosed on an attributable basis. In this prospectus, unless the context otherwise requires, (a)
hotels are treated as investment properties even though they are not so treated for the purposes of our
accounts and (b) the Techno-centres are treated as office properties.
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As at 31st March 2010, our completed investment property portfolio comprised office space with
a total GFA attributable to the Group of 10.3 million square feet, retail space with a total GFA
attributable to the Group of 4.4 million square feet, hotels with a total GFA attributable to the Group
of 1.4 million square feet and residential units with a total GFA attributable to the Group of 0.5 million
square feet.

The chart below breaks down our completed investment property portfolio by type, on the basis
of values attributable to the Group as at 31st March 2010.

Completed investment property portfolio by type
(based on values attributable to the Group as at 31st March 2010)

Retail
Office — HI($534 billion
HK$84.5 billion 34.7%
54.9%
Hotels
HK$8.0 billion
5.2%
Serviced
apartments
HKS$8.0 billion
5.2%

The following charts show as at 31st March 2010 the percentage of the total rental income
attributable to the Group from office and retail properties, for the month ended 31st March 2010,
derived from leases expiring in the periods indicated below.

Lease expiry profile

Office
60% -
52.7%
30% -
11.4% 192% 16.7%
o | . n
Apr - Dec 2011 2012 2013 and
2010 beyond
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Lease expiry profile

Retail
60% -
33.2% 2%
30% 23.3%
3% I
o | BB B
Apr - Dec 2011 2012 2013 and
2010 beyond

The charts below show the mix of the tenants of our office properties by the principal nature of
their businesses (based on our own internal classifications), as a percentage of our office rental income
attributable to the Group for the month ended 31st December 2009 and as a percentage of the office
LFA attributable to the Group as at 31st December 2009.

Office rental income attributable to the Group by tenants’ trades
(For the month ended 31st December 2009)

Advertising and
Public Relations Others

299 8.2%
Banking/Finance/

Securities/
Investment
37.5%

Trading
11.5%
Real estate/
Construction/
Developer/
Architectural
9.5%
Tochnolosy Medi Professional
Tle;e;?'/om ~— Services
. l/ (Accounting/Legal/
Insurance Management Consul.ting/
6.3% Corporate Secretarial)
11.9%
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Office LFA attributable to the Group by tenants’ trades
(As at 31st December 2009)

Others
9.8% Banking/Finance/
_\ Securities/
Advertising and Investment
Public Relations 30.5%
3.4%

Trading
14.0%

Real estate/

Construction/ Professional
Development/ Services
Architectural (Accounting/Legal/

10.2% wanagement Consulting/

Corporate Secretarial)
7.7%

Technology/Media/ \\ Inzu;a;lce
Telecom 3%
17.1%

As at 31st December 2009, our top ten office tenants (based on rental income for the year ended
31st December 2009) together occupied approximately 20% of our total office LFA in Hong Kong.

The charts below show the mix of the tenants of our retail investment properties by the principal
nature of their businesses (based on our internal classifications), as a percentage of our retail rental
income attributable to the Group for the month ended 31st December 2009 and as a percentage of the
retail LFA attributable to the Group as at 31st December 2009.

Retail rental income attributable to the Group by tenants’ trades
(For the month ended 31st December 2009)
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Retail LFA attributable to the Group by tenants’ trades
(As at 31st December 2009)
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As at 31st December 2009, our top ten retail tenants (based on rental income for the year ended
31st December 2009) together occupied approximately 35% of our total retail LFA in Hong Kong.

The chart below shows the total GFA as at 31st December 2009, and the estimated total GFA as
at 31st December 2010, 2011, 2012, 2013 and 2014, of our completed investment property portfolio

(on an attributable basis) in Hong Kong, the PRC and other locations.

Attributable GFA of completed investment property portfolio
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Completed Investment Properties - Hong Kong

The following map illustrates the locations of our principal completed investment properties in
Hong Kong:

Festival Walk

Patiricplacadlll
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The chart below breaks down our Hong Kong completed investment property portfolio by type,
on the basis of values attributable to the Group as at 31st March 2010.

Hong Kong completed investment property portfolio by type
(based on values attributable to the Group as at 31st March 2010)

Hotels
HK$6.4 billion
4.4%

Serviced apartments
and residential

HK$8.0 billion
5.5%
Retail Office
HK$47.1 billion HK$84.4 billion
32.3% 57.8%

Office and Retail

(i)  Pacific Place (X & 5)

Pacific Place is located at 88 Queensway, Admiralty, in the central business district of Hong
Kong. The site was formerly part of the military installation of Victoria Barracks and was transformed
into a commercial complex with a total LFA of 2,776,543 square feet, comprising office space of
1,867,834 square feet, retail space of 465,909 square feet and serviced apartment space of 442,800
square feet. Pacific Place is linked to the Admiralty MTR station, which is the interchange for the
Island Line and the Tsuen Wan Line of the Hong Kong MTR system.
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The complex includes three Grade A office towers, which are wholly-owned by our Group: One
Pacific Place with 36 office floors, which was completed in 1988, Two Pacific Place with 27 office
floors, which was completed in 1990, and Three Pacific Place with 36 office floors, which was
completed in 2004. As at 31st December 2009, there were a total of 115 tenants in One, Two and Three
Pacific Place. The five largest tenants (in terms of rental income for the month ended 31st December
2009 and excluding the Group itself) in One, Two and Three Pacific Place were (in alphabetical order)
Baker & McKenzie, Credit Agricole Group, Deloitte Touche Tohmatsu, Mizuho Corporate Bank, Ltd.
and Société Générale. These five largest tenants contributed 25.7% of the total rental income of One,
Two and Three Pacific Place for the month ended 31st December 2009 and accounted for 30.7% of the
total leased area of One, Two and Three Pacific Place as at 31st December 2009.

The chart below shows the average occupancy rate of One, Two and Three Pacific Place for the
Track Record Period. The occupancy rate as at 31st March 2010 was 97.2%.

Average occupancy rate
One, Two and Three Pacific Place

99.1% 99.8% 98.0%
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The following table shows the average effective rent and the net rental income of One, Two and
Three Pacific Place for each of the years indicated.

Average effective rent and net rental income
One, Two and Three Pacific Place

Average effective rent Net rental income
Year ended 31st December (per square foot) (in millions)
2007 HK$39.5 HK$994.8
2008 HKS$52.6 HK$1,308.0
2009 HK$62.4 HK$1,545.0

— 111 —



BUSINESS

The weighted average lease term to expiry for One, Two and Three Pacific Place was
approximately 3.0 years as at 31st March 2010. The charts below show the percentage of the total
leased area of One, Two and Three Pacific Place taken up as at 31st March 2010 by leases expiring
in the periods shown and the percentage of total rental income of One, Two and Three Pacific Place
for the month ended 31st March 2010 attributable to those leases.

Lease expiry (by leased area) Lease expiry (by rental income)
One, Two and Three Pacific Place One, Two and Three Pacific Place
60% - 60% -
55.6% 3%
30% - 30% -
0
15.0%  155% 13.9% 1489 181% 14.8%
O% T T T 1 O% T T T 1
Apr - Dec 2011 2012 2013 and Apr-Dec 2011 2012 2013 and
2010 beyond 2010 beyond

Pacific Place also includes The Mall at Pacific Place, one of the premier shopping malls in Hong
Kong with a total LFA of 465,909 square feet. As at 31st December 2009, there were a total of 131
tenants in The Mall at Pacific Place. The five largest tenants (in terms of rental income for the month
ended 31st December 2009) in The Mall at Pacific Place were (in alphabetical order) Dickson
Concepts Group, Gucci, Lane Crawford, LVMH Group and Richemont. These five largest tenants
contributed 38.9% of the total rental income of The Mall at Pacific Place for the month ended 31st
December 2009 and accounted for 41.1% of the total leased area of The Mall at Pacific Place as at
31st December 2009.

The chart below shows the average occupancy rate of The Mall at Pacific Place for the Track
Record Period. The occupancy rate as at 31st March 2010 was 100.0%.

Average occupancy rate
The Mall at Pacific Place
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The following table shows the average effective rent and the net rental income of The Mall at
Pacific Place for the Track Record Period.

Average effective rent and net rental income
The Mall at Pacific Place

Average effective rent Net rental income
Year ended 31st December (per square foot) (in millions)
2007 HK$126.0 HK$887.5
2008 HK$134.4 HK$935.4
2009 HK$137.8 HK$950.6

The weighted average lease term to expiry for The Mall at Pacific Place was approximately 2.0
years as at 31st March 2010. The charts below show the percentage of the total leased area of The Mall
at Pacific Place taken up as at 31st March 2010 by leases expiring in the periods shown and the
percentage of the total rental income of The Mall at Pacific Place for the month ended 31st March
2010 attributable to these leases.

Lease expiry (by leased area) Lease expiry (by rental income)
The Mall at Pacific Place The Mall at Pacific Place
60% - 40% - 372%
43.7% 30% -
40% A 24.2% 23.4%
. 20% -
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In 2007, the Group began a contemporisation project for Pacific Place. The project involves
adding a fourth hotel and new luxury restaurants to the complex, upgrading the cinema, upgrading the
lighting, flooring, restrooms, lifts and common areas, and reconfiguration of tenant areas. The
contemporisation project demonstrates our commitment to maintaining our leadership in developing
and managing mixed use complexes. The improved interior and exterior of The Mall at Pacific Place,
together with the opening of the fourth hotel, The Upper House in October 2009, has attracted visitors
and improved the overall ambience and points of interest at Pacific Place. The first phase of the
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contemporisation project was completed in late 2009. The entire contemporisation project is expected
to be completed by 2011. A total cost (including costs which have already been incurred) of
approximately HK$2.1 billion is expected to be incurred for the project.

. LLLLEF | P T
2 -

The Pacific Place complex has a stadium-seating six-screen cineplex, 581 car parking spaces,
Pacific Place Apartments comprising 270 deluxe serviced apartments, and four 5-star hotels: The
Upper House, the Conrad Hong Kong, the JW Marriott Hotel Hong Kong and the Island Shangri-La
Hong Kong. We wholly own and manage The Upper House. We have a 20% equity interest in the
Conrad Hong Kong, the JW Marriott Hotel Hong Kong and the Island Shangri-la Hong Kong (together,
the “Pacific Place Hotels”). For details of our interests in these hotels, please refer to the section
headed “Business — Completed Investment Properties — Hotels” in this prospectus. More
information about Pacific Place Apartments can be found in the section headed “Business —
Completed Investment Properties — Residential” in this prospectus.

As at 31st March 2010, Pacific Place (including for this purpose Pacific Place Apartments and
The Upper House and the Pacific Place Hotels on an attributable basis) was valued at HK$70.4 billion.
See Appendix IV “Property Valuation” to this prospectus. Pacific Place accounted for approximately
HK$63.9 billion of the investment properties and approximately HK$3.0 billion of the Group’s
attributable share of property, plant and equipment on the Group’s balance sheet as at 31st March
2010.

—

FACIFIC PLACE
|
: £ il T R

o — -
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(ii) TaiKoo Place ( X &)

TaiKoo Place is a commercial complex in Quarry Bay, Hong Kong. It consists of six Grade A
office towers, being Devon House, Dorset House, PCCW Tower, Lincoln House, Oxford House,
Cambridge House (together the “TaiKoo Place Office Towers”), three techno-centre buildings, being
Warwick House, Cornwall House and Somerset House (together the “Techno-centres”), and the
recently opened One Island East (#5 5 ¥ 1 .[»), which is a 68-storey Grade A commercial building. All
the buildings in TaiKoo Place are linked by footbridges and are within walking distance of the
interchange MTR station at Quarry Bay. The TaiKoo Place Office Towers and the Techno-centres offer
a variety of floor plates ranging from approximately 7,000 to 40,000 square feet to meet the needs of
different tenants. We have a 100% interest in TaiKoo Place except for PCCW Tower, in which we have
a 20% interest.

TaiKoo Place is on a site which used to be occupied by the Taikoo Sugar Refinery. It was
redeveloped in the late 1980s. In 2008, a new 68-storey commercial building named One Island East
was added in order to reinforce the position of Island East as a major decentralised office location in
Hong Kong. TaiKoo Place has a total LFA of 5,811,917 square feet (attributable of 5,376,600 square
feet), comprising Grade A office space with LFA of 3,995,250 square feet (attributable of 3,559,933
square feet) and the Techno-centres with an aggregate LFA of 1,816,667 square feet. TaiKoo Place also
has a total of 1,374 car parking spaces.
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As at 31st December 2009, there were 203 tenants in TaiKoo Place. The five largest tenants (in
terms of rental income for the month ended 31st December 2009) in TaiKoo Place (excluding PCCW
Tower) were (in alphabetical order) AIA, Citibank, DBS, J.P. Morgan and Turner Broadcasting System
Asia Pacific, Inc.. These five largest tenants contributed 17.6% of the total rental income of TaiKoo
Place (excluding PCCW Tower) for the month ended 31st December 2009 and accounted for 18.5%
of the total leased area of TaiKoo Place (excluding PCCW Tower) as at 31st December 2009.

The chart below shows the average occupancy rate of TaiKoo Place for the Track Record Period.
The occupancy rates for TaiKoo Place Office Towers, Techno-centres and One Island East as at 31st
March 2010 were 98.0%, 99.0% and 98.0%, respectively.

Average Occupancy Rate
TaiKoo Place

06,89 99:2% 100.0%100.0% 99.0% 988%
100% - 90.9% 92.0%
80% -
60% - Taikoo Place Office Towers'"’
Techno-centres
40% - One Island East”
20% -
0% T T 1
2007? 2008 2009
Notes:

(1) Excluding PCCW Tower.

(2)  One Island East was opened in April 2008. Occupancy of space is recorded from the time when space is committed
to a tenant and therefore ceases to be available for lease to another party, not from the date when the space is
handed over.

The following table shows the average effective rent and the net rental income of TaiKoo Place
for each of the years indicated.

Average effective rent and net rental income
One Island East

Average effective rent Net rental income
Year ended 31st December (per square foot) (in millions)
2007 — —
2008 HK$23.9 HK$153.5
2009 HK$28.5 HK$369.5

Note: One Island East was opened in April 2008 and was in operation for the full year in 2009. The net rental income

of One Island East for 2008 was therefore attributable to the period during which it was in operation in that year.
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Average effective rent and net rental income

Techno-centres

Average effective rent Net rental income
Year ended 31st December (per square foot) (in millions)
2007 HK$12.1 HK$268.5
2008 HK$14.1 HK$292.3
2009 HK$15.0 HK$302.6

Average effective rent and net rental income (on an attributable basis)
TaiKoo Place Office Towers

Net rental income
Average effective attributable to
rent™ (per square the Group®
Year ended 31st December foot) (in millions)
2007 HK$20.0 HK$554.7
2008 HK$24.0 HK$705.7
2009 HK$25.9 HK$718.0

Notes:
(1) Excluding PCCW Tower.

(2) This denotes the net rental income attributable to the Group based on its 20% interest in PCCW Tower and its

100% interest in the remaining properties in TaiKoo Place Office Towers.

The weighted average lease term to expiry for TaiKoo Place (excluding PCCW Tower) was
approximately 3.6 years as at 31st March 2010. The charts below show the percentage of the total
leased area of TaiKoo Place taken up as at 31st March 2010 by leases expiring in the periods shown
and the percentage of the total rental income of TaiKoo Place for the month ended 31st March 2010

attributable to those leases.

Lease expiry (by leased area)
One Island East
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Lease expiry (by leased area)
Techno-centres
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Lease expiry (by leased area)
TaiKoo Place Office Towers"

Lease expiry (by rental income)
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Lease expiry (by rental income)
TaiKoo Place Office Towers"
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Note:

(1) Excluding PCCW Tower.

As at 31st March 2010, TaiKoo Place (including, for this purpose, PCCW Tower on an
attributable basis) was valued at HK$33.7 billion. See Appendix IV “Property Valuation” to this
prospectus.

(iii) Cityplaza (K &1 F L)

Cityplaza is a retail and office complex located in the Eastern district of Hong Kong Island. The
core of the development is the Cityplaza shopping centre. Completed in phases from the 1980s and
renovated in 2005, it is the largest shopping destination on Hong Kong Island by GFA. It has direct
access to the Tai Koo MTR Station, and comprises retail space with a total LFA of 680,396 square feet,
including three department stores, about 170 retail and catering shops, an ice rink, a seven-screen
cinema and other entertainment facilities.
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As at 31st December 2009, there were a total of 157 retail tenants in Cityplaza. The five largest

retail tenants (in terms of rental income for the month ended 31st December 2009) were (in
alphabetical order) APiTA, HSBC, Marks & Spencer, Maxim’s Caterers Ltd. and Wing On Department
Stores. These five largest tenants contributed 28.7% of the total retail rental income of Cityplaza for
the month ended 31st December 2009 and accounted for 43.3% of the total leased retail area of
Cityplaza as at 31st December 2009.

The chart below shows the average occupancy rate of the retail portion of Cityplaza for the Track
Record Period. The occupancy rate as at 31st March 2010 was 100.0%.

Average occupancy rate
Cityplaza (retail)
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The following table shows the average effective rent and the net rental income of the retail
portion of Cityplaza for each of the years indicated.

Average effective rent and net rental income
Cityplaza (retail)

Average effective rent Net rental income
Year ended 31st December (per square foot) (in millions)
2007 HK$42.4 HK$380.0
2008 HK$44.5 HK$400.0
2009 HK$47.0 HK$420.8
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The weighted average lease term to expiry for the retail portion of Cityplaza was approximately
2.5 years as at 31st March 2010. The charts below show the percentage of the total leased area of the
retail portion of Cityplaza taken up as at 31st March 2010 by leases expiring in the periods shown and
the percentage of the total retail rental income of Cityplaza for the month ended 31st March 2010
attributable to those leases.

Lease expiry (by leased area) Lease expiry (by rental income)
Cityplaza (retail) Cityplaza (retail)
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We also wholly own three office towers in the Cityplaza development which are all connected

to the retail portion of Cityplaza. The three office towers, Cityplaza One, Three and Four, were
completed in 1997, 1992 and 1991 respectively and comprise a total LFA of 1,389,570 square feet of
space, adjoining neighbourhood shops with a GFA of 331,079 square feet and 4,670 carparking spaces
(comprising carparking spaces in Cityplaza and Taikoo Shing).

As at 31st December 2009, there were a total of 64 tenants in Cityplaza One, Three and Four.
The five largest tenants (in terms of rental income for the month ended 31st December 2009) in
Cityplaza One, Three and Four were (in alphabetical order) adidas, American Express,
Hewlett-Packard, HSBC and Thomson Reuters. These five largest tenants contributed 33.1% of the
total rental income of Cityplaza One, Three and Four for the month ended 31st December 2009 and
accounted for 35.5% of the total leased area of Cityplaza One, Three and Four as at 31st December
20009.
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The chart below shows the average occupancy rate of Cityplaza One, Three and Four for the
Track Record Period. The occupancy rate as at 31st March 2010 was 96.8%.

Average Occupancy Rate
Cityplaza One, Three and Four
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The following table shows the average effective rent and the net rental income of Cityplaza One,
Three and Four for each of the years indicated.

Average effective rent and net rental income
Cityplaza One, Three and Four

Average effective rent Net rental income
Year ended 31st December (per square foot) (in millions)
2007 HK$19.1 HK$335.0
2008 HK$23.1 HK$463.6
2009 HK$24.6 HK$448.3

The weighted average lease term to expiry for Cityplaza One, Three and Four was approximately
2.9 years as at 31st March 2010. The charts below show the percentage of the total leased area of
Cityplaza One, Three and Four taken up as at 31st March 2010 by leases expiring in the periods shown
and the percentage of the total rental income of Cityplaza One, Three and Four for the month ended
31st March 2010 attributable to those leases.

Lease expiry (by leased area) Lease expiry (by rental income)
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EAST, Hong Kong, a lifestyle business hotel with 345 rooms adjacent to Cityplaza, was opened
in January 2010 — for details of our interests in EAST, please refer to the section headed “Business

— Completed Investment Properties — Hotels” in this prospectus.
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We wholly own and manage all the ground floor and podium shops and all carparking spaces in
each of the residential towers in Taikoo Shing. The total GFA of these ground floor and podium shops
is 331,079 square feet. For the year ended 31st December 2009, the average occupancy rate of the
ground floor and podium shops in Taikoo Shing (excluding the carparking areas) was 97.7% and the
net rental income derived from these shops and the carparking spaces was HK$148.7 million.

As at 31st March 2010, Cityplaza (including for this purpose EAST and the ground floor and
podium shops and the carparking spaces in the residential towers of Taikoo Shing) was valued at
HK$22.0 billion. See Appendix IV “Property Valuation” to this prospectus.

(iv) Festival Walk (X —3)
Festival Walk, which was completed in 1998, is a major retail property with an office component

located in Kowloon Tong, an upscale residential area in Hong Kong, with a total LFA of 795,077
square feet. Festival Walk is directly linked to the Kowloon Tong MTR station, which is the

interchange for the Kwun Tong Line and the East Rail Line.

The retail portion of Festival Walk comprises over 200 shops, including a multiplex seven-screen
cinema, major international and local retailers, restaurants, an ice rink and exhibition areas. Festival
Walk enjoyed a 100% average occupancy rate throughout the Track Record Period. As at 31st
December 2009, there were a total of 218 retail tenants in Festival Walk. The five largest retail tenants
(in terms of rental income for the month ended 31st December 2009) in Festival Walk were (in
alphabetical order) A.S. Watson Group (HK) Ltd., Dickson Concepts Group, I.T Limited, Marks &
Spencer and Maxim’s Caterers Ltd. These five largest tenants contributed to 21.0% of the total rental
income of the retail portion of Festival Walk for the month ended 31st December 2009 and accounted
for 27.5% of the total leased area of the retail portion of Festival Walk as at 31st December 2009.
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The chart below shows the average occupancy rate of the retail portion of Festival Walk for the
Track Record Period. The occupancy rate as at 31st March 2010 was 100.0%.

Average Occupancy Rate
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The following table shows the average effective rent and the net rental income of the retail

portion of Festival Walk for each of the years indicated.

Average effective rent and net rental income
Festival Walk (retail)

Average effective rent Net rental income
Year ended 31st December (per square foot) (in millions)
2007 HK$88.4 HK$668.6
2008 HK$91.8 HK$697.6
2009 HK$94 .4 HK$702.6

The weighted average lease term to expiry for the retail portion of Festival Walk was

approximately 2.2 years as at 31st March 2010. The charts below show the percentage of the total

leased area of the retail portion of Festival Walk taken up as at 31st March 2010 by leases expiring

in the periods shown and the percentage of the total rental income of the retail portion of Festival Walk
for the month ended 31st March 2010 attributable to those leases.

Lease expiry (by leased area)
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In addition to its retail space, Festival Walk comprises four storeys of office space (“Festival
Walk Tower”) with a total LFA of 213,982 square feet and 830 car parking spaces, as well as a
transportation terminus. As at 31st December 2009, there were five tenants in Festival Walk Tower.
The five tenants were (in alphabetical order) Australia and New Zealand Banking Group Limited, City
University of Hong Kong, Ove Arup & Partners Hong Kong Limited, Prudential Assurance Co.
Limited and Swire Properties Management Limited (a wholly-owned subsidiary of the Company).

The chart below shows the average occupancy rate of Festival Walk Tower for the Track Record
Period. The occupancy rate as at 31st March 2010 was 100.0%.

Average occupancy rate
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The following table shows the average effective rent and the net rental income of Festival Walk

Tower for each of the years indicated.

Average effective rent and net rental income
Festival Walk Tower

Average effective rent Net rental income
Year ended 31st December (per square foot) (in millions)
2007 HK$19.5 HK$60.1
2008 HK$21.1 HK$62.8
2009 HK$30.5 HK$85.1

— 124 —



BUSINESS

The weighted average lease term to expiry for Festival Walk Tower was approximately 1.9 years
as at 31st March 2010. The charts below show the percentage of the total leased area of Festival Walk
Tower taken up as at 31st March 2010 by leases expiring in the periods shown and the percentage of
the total rental income of Festival Walk Tower for the month ended 31st March 2010 attributable to
those leases.
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As at 31st March 2010, Festival Walk was valued at HK$15.9 billion. See Appendix IV “Property
Valuation” to this prospectus.

(v) Citygate (&)

We have a 20% interest in and manage Citygate, a mixed use complex located in Tung Chung,
a new town near the Hong Kong International Airport on Lantau Island in Hong Kong. The remaining
80% interest in Citygate is held by our joint venture partners — Hang Lung Group Limited, Henderson
Land Development Company Limited, New World Development Company Limited and Sun Hung Kai
Properties Limited. Citygate has direct access to the Tung Chung MTR Station. Its proximity to the
Hong Kong International Airport makes it an attractive shopping destination for tourists visiting Hong
Kong as well as local residents. The core of the Citygate complex is Citygate Outlets, a premier outlet
shopping mall with an aggregate LFA of 327,211 square feet consisting of seven levels of shops, a
majority of which are outlets selling clothing and sportswear. The rest of the Citygate complex is made
up of One Citygate, a nine-storey office building with a total LFA of 152,280 square feet and Novotel

Citygate Hong Kong, a 440-room hotel managed by Novotel.
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As at 31st December 2009, there were a total of 86 tenants in Citygate Outlets. The five largest
tenants (in terms of rental income for the month ended 31st December 2009) in Citygate Outlets were
(in alphabetical order) A.S. Watson Group (HK) Ltd., Club 21, Coach, Esprit and Polo Ralph Lauren.
These five largest tenants contributed 32.9% of the total rental income of Citygate Outlets for the
month ended 31st December 2009 and accounted for 32.2% of the total leased area of the retail portion

of Citygate Outlets as at 31st December 2009.

The chart below shows the average occupancy rate of Citygate Outlets for the Track Record

Period. The occupancy rate as at 31st March 2010 was 99.8%.
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The following table shows the average effective rent and the net rental income attributable to the

Group of Citygate Outlets for each of the years indicated.

Average effective rent and net rental income attributable to the Group

Citygate Outlets

Average effective

Net rental income
attributable to

rent® (per square the Group"’®
Year ended 31st December foot) (in millions)
2007 HK$35.7 HK$20.0
2008 HK$36.7 HK$29.5
2009 HK$41.9 HK$37.1
Notes:

(1)  This denotes the net rental income which is attributable to the Group based on its 20% interest in Citygate.

(2)  The definition of “average effective rent” only takes into account the base rent. However, the definition of “net
rental income” also takes into account the turnover rent, which increased at a faster rate than the average effective

rent during the relevant period.
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The weighted average lease term to expiry for Citygate Outlets was approximately 1.8 years as
at 31st March 2010. The charts below show the percentage of the total leased area of Citygate Outlets
taken up as at 31st March 2010 by leases expiring in the periods shown and the percentage of total
rental income of Citygate Outlets for the month ended 31st March 2010 attributable to those leases.

Lease expiry (by leased area) Lease expiry (by rental income)
Citygate Outlets Citygate Outlets
43.0%
34.3%
30% 1 23.6% 30%
12.8% 13.7%
10.3% 0 y 9.0%
0% T T T 1 0% . . . :
Apr - Dec 2011 2012 2013 and Apr-Dec 2011 2012 2013 and
2010 beyond 2010 beyond

The average occupancy rate and the net rental income attributable to the Group of One Citygate
for the year ended 31st December 2009 were 34.0% and HK$1.26 million, respectively.

For details of Novotel Citygate Hong Kong, please refer to the section headed “Business —
Completed Investment Properties — Hotels” in this prospectus.

We have a 20% interest in all the shop units (with a total LFA of 35,616 square feet) on the
ground floor of Tung Chung Crescent. The average occupancy rate of the Tung Chung Crescent
commercial podium for the year ended 31st December 2009 was 94.8%. The net rental income

attributable to the Group of the Tung Chung Crescent commercial podium for the year ended 31st
December 2009 was HK$5.8 million.

As at 31st March 2010, Citygate (including Novotel Citygate Hong Kong and the Tung Chung
Crescent ground floor for this purpose) was valued at HK$875 million on an attributable basis. See
Appendix IV “Property Valuation” to this prospectus.

(vi) Island Place (i&#E %)

We have a 60% interest in the 150,223 square feet Island Place shopping centre (including
parking spaces) at 500 King’s Road, Hong Kong in close proximity to the North Point MTR Station.
The remaining 40% interest in Island Place shopping centre (including parking spaces) is held by a
subsidiary of China Motor Bus Company Limited.

The average occupancy rate of Island Place for the year ended 31st December 2009 was 99.2%.
The net rental income of Island Place attributable to the Group for the year ended 31st December 2009
was HK$15.8 million.

As at 31st March 2010, Island Place was valued at HK$433 million on an attributable basis. See
Appendix IV “Property Valuation” to this prospectus.
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(vii) 625 King’s Road, North Point, Hong Kong ( &1L /4 4 2 75625 5F)

We have a 50% interest in 625 King’s Road, a 26-storey office building located in North Point,
Hong Kong. The remaining 50% interest is held by a subsidiary of China Motor Bus Company
Limited. Opened in 1998, this office building has a total LFA of 273,995 square feet and is managed
by the Group.

The average occupancy rate of 625 King’s Road for the year ended 31st December 2009 was
88.9%. The net rental income attributable to the Group of 625 King’s Road for the year ended 31st
December 2009 was HK$27.7 million.

As at 31st March 2010, 625 King’s Road was valued at HK$724 million on an attributable basis.
See Appendix IV “Property Valuation” to this prospectus.

(viii) Sincere Insurance Building (TR B K JE)

We own a major portion of Sincere Insurance Building, which is a 19-storey commercial building
located between Hennessy Road and Queen’s Road East in Wanchai, Hong Kong with a GFA
attributable to the Group of 68,750 square feet (being 84.5% of the total GFA) as at 31st March 2010.
A refurbishment programme is expected to commence in the second half of 2010, with completion
scheduled in 2011.

As at 31st March 2010, the portion of Sincere Insurance Building which we own was valued at
approximately HK$507 million. See Appendix IV “Property Valuation” to this prospectus.

(ix) StarCrest (EEH#F) commercial units and carparking areas

We own the whole of the commercial podium and the carparking areas of StarCrest, a residential
development on 9 Star Street, Wan Chai, Hong Kong. The total GFA of these StarCrest commercial
units was 13,112 square feet as at 31st March 2010. For the year ended 31st December 2009, the
average occupancy rate of these StarCrest commercial units (excluding the carparking areas) was
100% and the net rental income of these StarCrest commercial units and carparking areas was HK$5.4
million.

As at 31st March 2010, the StarCrest commercial and carparking areas were valued at HK$147
million. See Appendix IV “Property Valuation” to this prospectus.

(x) 21, 23, 25, 27 and 29 Wing Fung Street, Wan Chai (/7K@ #21, 23, 25, 27 %29 %)

We wholly own a 6-storey building at 21 Wing Fung Street and a 3-storey retail building at 23,
25, 27 and 29 Wing Fung Street, Wan Chai, Hong Kong, with a total GFA of 14,039 square feet. 21
Wing Fung Street was completed in 1992 and 23, 25, 27 and 29 Wing Fung Street was completed in
2006. For the year ended 31st December 2009, the average occupancy rate and the net rental income
of 21, 23, 25, 27 and 29 Wing Fung Street were 100% and HK$2.5 million respectively.

As at 31st March 2010, 21, 23, 25, 27 and 29 Wing Fung Street was valued at HK$197 million.
See Appendix IV “Property Valuation” to this prospectus.
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Residential
(i)  Pacific Place Apartments ( X i & 231 &)

Pacific Place Apartments comprise 270 fully refurbished serviced apartments located in the same
tower as the Conrad Hong Kong in Pacific Place. Pacific Place Apartments have one to three
bedrooms, with room sizes ranging from 1,220 square feet to 2,650 square feet. The serviced
apartments at Pacific Place were formerly known as Parkside and the Atrium. In 2007, the serviced
apartments at the Atrium were converted into The Upper House hotel. The apartments at Parkside,

which were renovated in 2005, were refurbished as “Pacific Place Apartments”.

The chart below shows the average occupancy rate of Pacific Place Apartments for the Track
Record Period. The occupancy rate as at 31st March 2010 was 87.0%.

Average occupancy rate
Pacific Place Apartments

98.4%
100% - 94.8%

80% -
60% -
40%
20%
0% -

84.0%

2007 2008 2009

The following table shows the average effective rent and the net rental income of Pacific Place
Apartments for each of the years indicated.

Average effective rent and net rental income
Pacific Place Apartments

Average effective rent Net rental income
Year ended 31st December (per square foot) (in millions)
2007 HK$42.6 HK$152.6
2008 HKS$51.2 HK$179.7
2009 HK$53.0 HK$162.3
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As at 31st March 2010, Pacific Place Apartments was valued at approximately HK$6.4 billion.
See Appendix IV “Property Valuation™ to this prospectus.

(ii) Other residential properties

We also own a residential investment property portfolio of a total GFA of 59,257 square feet on
Hong Kong Island, including Rocky Bank at 6 Deep Water Bay Road, House B at 36 Island Road in
Deep Water Bay and 6-16 Peel Rise on the Peak, which are located in luxury residential areas of Hong
Kong. Our rental income from our residential investment property portfolio for the year ended 31st
December 2009 was HK$27.6 million. Our residential investment property portfolio other than Pacific
Place Apartments had a value of HK$1.6 billion as at 31st March 2010. On 17th April 2010, we entered
into a provisional agreement for sale and purchase in respect of our disposal of 6-16 Peel Rise on the
Peak for a consideration of HK$1,098 million. The formal agreement for sale and purchase is expected
to be entered into on or before 6th May 2010.

Completed Investment Properties - the PRC

The majority of our PRC properties are still under development. Our completed investment
properties in the PRC consist of a mixed use complex in Beijing, namely Sanlitun Village, The
Opposite House and the Beaumonde Retail Podium, a retail podium adjacent to TaiKoo Hui in the
Tianhe district of Guangzhou, with a total GFA of 1,556,618 square feet (or 144,614 square metres),
excluding car parking spaces.

(i)  Sanlitun Village (=% 1 VILLAGE), Beijing

In February 2007, we acquired an 80% interest in what has become Village South and Village
North of Sanlitun Village, Beijing, which consists of retail space with a total LFA of 930,278 square
feet (or 86,425 square metres) and 861 car parking spaces. Sanlitun is a popular area of Chaoyang
District, Beijing, adjacent to an embassy area which is popular for its restaurants, bars and retail
stores. Sanlitun Village consists of three parts — (i) the southern portion known as Village South,
which was opened progressively from July 2008 and has retail space of an aggregate LFA of 564,733
square feet (or 52,465 square metres), (ii) the northern portion known as Village North, which is being
progressively opened throughout 2010 and has retail space of an aggregate LFA of 365,545 square feet
(or 33,960 square metres), and (iii) The Opposite House, a 99 room small luxury hotel which was
opened in 2008 and has a total GFA of 169,463 square feet (or 15,744 square metres) (of which we
own 100%).
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A map showing the location of Sanlitun Village is set out below.
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Our minority joint venture partner (which holds the remaining 20% interest in the non-hotel
portions of Sanlitun Village) has the right to require the Company to purchase its interest at a fair price
based on the percentage interest held by the minority partner. The fair price will reflect the fair market
value of the portions of Sanlitun Village in which our joint venture partner holds a minority interest,
subject to certain agreed assumptions and adjusted to reflect the difference between the current assets
and the liabilities of (and accrued tax in the ordinary course of the business payable by) the holding
company through which the interests of ourselves and our joint venture partner in those portions of
Sanlitun Village are held. The right is exercisable on 31st December 2010, 2011, 2012 and 2013.

Village South ( = # 4 VILLAGE i)

As at 31st December 2009, there were a total of 145 tenants in Village South. The five largest
tenants (in terms of rental income for the month ended 31st December 2009) in Village South were
(in alphabetical order) adidas, Bestseller Group, Esprit, Ports Group and a global computer,
communications and digital media company. These five largest tenants contributed 28.6% of the total
rental income of Village South for the month ended 31st December 2009 and accounted for 16.3% of
the total leased area of Village South as at 31st December 2009.
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Village South houses the largest adidas store in the world.

The chart below shows the average occupancy rate of Village South for the periods shown. The
occupancy rate as at 31st March 2010 was 94.5%.

Average Occupancy Rate
Village South

100% ~ 90.3% 91.2%
80% -
60% -
40% -
20% -

0% -
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Note:
(1)  Village South was opened in July 2008. This denotes the average occupancy rate from September to December
2008.
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The following table shows the average effective rent and the net rental income attributable to the
Group of Village South for each of the years indicated.

Average effective rent and net rental income attributable to the Group

Year ended 31st December

Village South

Average effective rent
(per square foot)"

Net rental income
attributable to

(in millions)

the Group

2007
2008
2009

Notes:

HK$26.7
HK$39.4

(1) Before unrecovered rental outgoings and taxes.

(2) Village South was opened in July 2008.

HK$64.2
HK$92.9

The weighted average lease term to expiry for Village South was approximately 2.6 years as at
31st March 2010. The charts below show the percentage of the total leased area of Village South taken
up as at 31st March 2010 by leases expiring in the periods shown and the percentage of the total rental
income of Village South for the month ended 31st March 2010 attributable to those leases.

Lease expiry (by leased area)

Village South

80% 68.0% 80%
60% 60%
40% 24.4% 40%
20% q o
7 20% >.0% 20% 1 0%
0% T T T 1 0%
Apr - Dec 2011 2012 2013 and Apr - Dec
2010 beyond 2010

Lease expiry (by rental income)
Village South

52.7%

42.4%

4.9%

Village North ( =1 VILLAGE L i)

2012 2013 and
beyond

Village North, which has a total LFA of 365,545 square feet, was partially opened in October
2009. As at 31st March 2010 there were a total of 70 tenants committed by way of letter of intent or
tenancy agreement, representing 69% of the total LFA. Village North will continue to open
progressively through 2010 as tenants complete their fit-out works. The list of committed tenants
includes (in alphabetical order) agnés b., Emporio Armani, and Vivienne Tam together with a selection
of restaurants, including (in alphabetical order) Ah Yat Abalone and Haru Teppanyaki.

For details of The Opposite House at Sanlitun Village, please refer to the section headed
“Business — Our Property Portfolio — Hotels — The PRC — The Opposite House” in this prospectus.
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As at 31st March 2010, Sanlitun Village (including for this purpose The Opposite House) was
valued at RMBS5.7 billion on an attributable basis. See Appendix IV “Property Valuation” to this
prospectus. This compares with the acquisition and post-acquisition costs (on an attributable basis)
incurred to 31st March 2010 of RMB5,097 million. We are continuing to invest in further improvement
works at Sanlitun Village designed to improve footfall and circulation. The estimated cost of
completing the improvement works amounts to approximately RMB221 million.

(ii) Beaumonde Retail Podium ( K # EF E YT 7), Guangzhou

We wholly own and manage, but were not the developer of, the Beaumonde Retail Podium
located at 75 Tianhe Dong Road, Tianhe District, Guangzhou. It is adjacent to TaiKoo Hui, our core
development project in Guangzhou. For details of TaiKoo Hui, please refer to the section headed
“Business — Investment Properties Under Development — The PRC — TaiKoo Hui” in this
prospectus. The Beaumonde Retail Podium was opened in November 2008 and has a total LFA of
58,459 square feet (or 5,431 square metres) with a shopping centre with a number of restaurants and
100 car parking spaces.

For the year ended 31st December 2009, the average occupancy rate and the net rental income
of the Beaumonde Retail Podium were 62.0% and HK$6.5 million, respectively.

As at 31st March 2010, The Beaumonde Retail Podium was valued at RMB380 million. See
Appendix IV “Property Valuation” to this prospectus.

Hotels
As at 31st March 2010 we managed hotels with 1,328 rooms in aggregate. We are also developing
EAST, Beijing as part of the INDIGO project and will manage EAST, Beijing upon its completion.

EAST, Beijing is expected to have 367 rooms.

The table below shows our ownership interests and certain data of the hotels owned and/or
managed by the Group as at 31st March 2010:
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Hotels Managed by the Group

Our Ownership Number of rooms

Hong Kong

The Upper HOUSE ....oovniiiiiiiiiiiiiiiiic e 100% 117
EAST, Hong Kong ....cooviiiiiiiii e 100% 345
Headland HOtel ........cooiiiiiiiiiiiiiiiiiicieceeec e 0% " 501
PRC

The Opposite HOUSE ....oouviniiiiiiiiiiiiie e 100% 99
EAST, Beijing™ . .ocooooiiiiioii e 50% 367

United Kingdom

Hotel Kandinsky, Cheltenham® ................c.ccoooviiiiiii 100% 61
Avon Gorge Hotel, Bristol ...........coooiiiiiiiiiii, 100% 75
Hotel Barcelona, EXeter™ ... i 100% 59
Hotel Seattle, Brighton ...........cooooviiiiiiiiiiiiini e 100% 71
TO T AL o 1,695
Notes:

(1)  Headland Hotel is owned by Airline Hotel Limited, a wholly-owned subsidiary of Cathay Pacific Airways Limited.
(2) Completion assumed.

3) Completion of renovation assumed.
As at 31st March 2010 we also owned (but did not manage) hotels with 2,446 rooms in aggregate.

We are also developing the Mandarin Oriental Guangzhou, which will be owned by us as to 97% but
will not be managed by us. The Mandarin Oriental Guangzhou is expected to have 262 rooms.
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Hotels Owned (but not Managed) by the Group

Our Number
Ownership Management Group of rooms
Hong Kong
Island Shangri-La Hong Kong .......... 20% Shangri-La International Hotel 565
Management Limited
JW Marriott Hotel Hong Kong.......... 20% Marriott International 602
Conrad Hong Kong ..........ccooeeiiinann. 20% Conrad International Hotels 513
(HK) Ltd.
Novotel Citygate Hong Kong............ 20% Accor 440
PRC
Mandarin Oriental, Guangzhou.......... 97 % Mandarin Oriental Hotel Group 262
United States
Mandarin Oriental, Miami ................ 75% Mandarin Oriental Hotel Group 326
TOTAL <ottt 2,708

Hong Kong
(i) The Upper House (ZE/%)

The Upper House is a 117-room small luxury hotel in Pacific Place. It is wholly-owned and
managed by the Group. The hotel was opened in October 2009. Many of the rooms feature views of

the Victoria Harbour. Room sizes range from 730 square feet in the studios to 1,960 square feet in the

two penthouses, with an average room size of 884 square feet.
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The Upper House features a sky lounge, a restaurant, a bar and a fitness centre.

The table below sets out the average occupancy rate and other operating data relating to The

Upper House:

For the period from
its opening on
2nd October 2009 to
31st December 2009

For the three
months ended
31st March 2010

Average occupancy rate (%) .....coeceeiiiiiiiiiiniiniinainnn. 43.9
Average daily rate (HK$) ..., 3,963
ReVPAR (HKS$) tovviiiiiiieee e 1,740
Non-room revenue (HK$ millions) ..........coooeveveinnnn. 17.2

(ii) EAST (%)

59.1
3,485
2,061

16.5

EAST, Hong Kong was opened on 25th January 2010. It is adjacent to Cityplaza and has 345

rooms and suites, some of which feature harbour views. Room sizes range from 300 square feet to 650

square feet. EAST, Hong Kong features a 24-hour gymnasium, an outdoor swimming pool, a rooftop

bar and a restaurant.

— 137 —



BUSINESS

The table below sets out the average occupancy rate and other operating data relating to EAST,
Hong Kong:
For the three

months ended
31st March 2010

Average 0CCUPANCY TALE (J0) euueuniuniinti i 47.3
Average daily rate (HEKS$) .oooiiiiiiiiiiiiiii e 1,066
ReVPAr (HEKS) ooonniiiiiii e 505
Non-room revenue (HKS$ million)........coooiiiiiiiiiiiii e 6.8
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(iii) The JW Marriott Hotel Hong Kong (& i#5JW # €0 )%), Conrad Hong Kong (2 it it5 BEHT J)
and Island Shangri-La Hong Kong (2 s Z- 15 B 17 A0 )

We own a 20% interest in each of the JW Marriott Hotel Hong Kong, the Conrad Hong Kong and
the Island Shangri-La Hong Kong, all of which are located at Pacific Place. Chishore Enterprise and
Shangri-La Asia Ltd. own the remaining 80% interest in the JW Marriott Hotel Hong Kong and the
Island Shangri-La Hong Kong, respectively. Sino Land Company Limited and Sino Hotels (Holdings)
Limited, through their respective wholly-owned subsidiaries, collectively own the remaining 80%
interest in the Conrad Hong Kong.

The JW Marriott Hotel Hong Kong

The JW Marriott Hotel Hong Kong is a 602-room luxury 5-star hotel featuring restaurants and
bars, function rooms, an outdoor swimming pool and a 24-hour gymnasium. It offers a wide range of
rooms ranging from deluxe rooms to the Admiralty/Dynasty suites.

The Conrad Hong Kong

The Conrad Hong Kong is a 513-room 5-star hotel. The hotel offers a wide range of rooms
ranging from superior rooms to the King Presidential suites. The Conrad Hong Kong features
restaurants, bars, a ballroom, eleven separate conference, meeting and board rooms, a health club and
a heated outdoor swimming pool.

The Island Shangri-La Hong Kong

The Island Shangri-La Hong Kong is located in the same building as Two Pacific Place and has
565 rooms. It offers a wide range of rooms from deluxe rooms to presidential suites, with room sizes
ranging from 440 square feet to 1,830 square feet. The Island Shangri-La Hong Kong features
award-winning restaurants and a bar, including Michelin starred restaurants, a 24-hour gymnasium, an
outdoor swimming pool, indoor and outdoor Jacuzzi, sauna and steam rooms, solarium and facial and
massage services.
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(iv) Novotel Citygate Hong Kong (it & 44 5 8 W %)

We have a 20% interest in Novotel Citygate Hong Kong located at the Citygate complex in Tung
Chung, Hong Kong. The remaining 80% interest in Novotel Citygate Hong Kong is owned by our joint
venture partners — Hang Lung Group Limited, Henderson Land Development Company Limited, New
World Development Company Limited and Sun Hung Kai Properties Limited. The 4-star hotel offers
440 rooms ranging from standard twin rooms to executive premier suites. It features restaurants, a bar,
function rooms, an outdoor swimming pool and a 24-hour gymnasium.

The PRC
The Opposite House (##)

The Opposite House is a small luxury hotel located at Sanlitun Village in Beijing. The hotel,
opened in 2008, has 99 rooms, a swimming pool, a fitness centre and five restaurants and bars. The

average room size of The Opposite House is 678 square feet. The Opposite House was selected as one
of the Best New Hotels in the World by Conde Nast Traveller U.K. and U.S. in 2009.

Wmuw '
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The table below sets out the average occupancy rate and other operating data relating to The
Opposite House for the period from its opening to 31st December 2009:

For the three
months ended
For the years ended 31st December 31st March

2008V 2009 2010
Average occupancy rate (%)....cc.cceeeueenne. 10.2® 33.1® 50.2
Average daily rate (RMB)...................... 3,624 1,615 1,493
RevPAR (RMB) ..o 370 535 749
Non-room revenue (RMB in millions).... 11.1 35.4 8.5
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Notes:
(1)  The Opposite House opened in August 2008.

(2)  Factors affecting occupancy rates in 2008 and 2009 included an over-supply of new hotel accommodation in Beijing,

reduced domestic and international travel and, in 2008, the fact that the Opposite House was newly opened.

(3)  The average daily rate was significantly higher in 2008 due to the high demand for hotel accommodation in Beijing
around the time of the 2008 Beijing Olympic Games.
The United Kingdom

Avon Gorge Hotel, Hotel Barcelona, Hotel Kandinsky and Hotel Seattle

We wholly own four boutique hotels in the United Kingdom. They are the 75-room Avon Gorge
Hotel in Bristol, the 59-room Hotel Barcelona in Exeter, the 61-room Hotel Kandinsky in Cheltenham
and the 71-room Hotel Seattle in Brighton. Hotel Barcelona, Exeter and Hotel Kandinsky, Cheltenham
are closed for renovation, with work at the latter underway. Refurbishment of Avon Gorge Hotel,

Bristol is currently being considered.
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The table below sets out the average occupancy rate and other operating data relating to the four
U.K. hotels for the periods indicated:

For the years ended 31st December

2007 2008 2009
Average occupancy 1ate (%) ...ccoeeveeneiniiiiniiiieiaanns 73.1 64.4 65.8
Average daily rate (£)......cccoeviiiiiiiiiiiiiii, 89.64 86.73 79.87
REeVPAR (£) oonieiiii e 65.50 55.83 52.58
Non-room revenue (£ in millions)...................coeuens 4.6 4.6 3.0

Note:

[@)) Hotel Kandinsky, Cheltenham and Hotel Barcelona, Exeter are closed for refurbishment.
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The United States
Mandarin Oriental, Miami

We hold a 75% equity interest in the 326-room luxury Mandarin Oriental, Miami, developed in
partnership with the Mandarin Oriental Hotel Group which holds the balance and opened in 2000.
Mandarin Oriental, Miami has an average room size being 450 square feet. The hotel features a
ballroom, a spa and health club, a swimming pool and private beach, a restaurant and a bar.

The table below sets out the average occupancy rate and other operating data relating to

Mandarin Oriental, Miami for the periods indicated:

For the years ended 31st December

2007 2008 2009
Average occupancy rate (%0)......ccoeeuveunieueiieiinainnenn. 72.1 65.7 56.4
Average daily rate (USS$) ...oovviiiiiiiiiiiiiiiiiineeein, 391 390 292
ReVPAR (USS$) .ceiiiiiiiiiiiiie e 282 256 165
Non-room revenue (US$ in millions) ........................ 29.7 27.8 20.9

INVESTMENT PROPERTIES UNDER DEVELOPMENT OR HELD FOR FUTURE
DEVELOPMENT

The table below sets forth the GFA and other information of our investment properties under
development or held for future development as at 31st March 2010. Information in the table below in
respect of each property (other than its valuation) is disclosed in respect of 100% of that property and
not on an attributable basis, regardless of whether the property is held through a member of the Group
or a jointly controlled or associated company. Valuations in the table below in respect of each property
are disclosed on an attributable basis (or by reference to our economic interest).
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Hong Kong

(i) 24-34 Hennessy Road (FFJE if#i24-34 %) (formerly called Tai Sang Commercial Building
(KERHEKXE))

Tai Sang Commercial Building is located in Wan Chai at 24-34 Hennessy Road, Hong Kong. We
acquired this commercial building in November 2007. The redevelopment of this building is expected
to be completed in 2012. The aggregate GFA upon completion is expected to be 145,513 square feet.
The total development cost is expected to be HK$1,948 million and the average development cost per
gross square foot is expected to be HK$13,387.

As at 31st March 2010, 24-34 Hennessy Road was valued at HK$1,250 million. See Appendix
IV “Property Valuation” to this prospectus.

(ii) Amalgamation Properties

We have acquired individual units in several sites in Hong Kong which are being assembled for
amalgamation, which are referred to in this prospectus as Amalgamation Properties. The assembly and
the eventual amalgamation of Amalgamation Properties into sites is part of the Company’s strategy for
the acquisition of land reserves in strategic locations for future development. We believe that
successful amalgamation and subsequent development of the Amalgamation Properties could generate
attractive investment returns. The identity of Amalgamation Properties is highly commercially
sensitive and therefore have been valued internally by qualified surveyors for confidentiality reasons.

As at 31st March 2010, Amalgamation Properties were valued at HK$2,201 million, which
represented less than 1.5% of the aggregate valuation of our property portfolio as at the same date.

The PRC
(i) TaiKoo Hui (K% ), Guangzhou

We have a 97% interest in a joint venture with Guangzhou Da Yang Real Estate Development
Company (under the Guangzhou Daily Group) to own and develop TaiKoo Hui, a large retail-led
mixed use development in the Tianhe District, the central business district of Guangzhou. TaiKoo Hui
is expected to comprise prime retail space, two grade A office towers, a 5-star hotel to be operated by
Mandarin Oriental Hotel Group and a cultural centre, together with 859 carparking spaces. TaiKoo Hui
is expected to have direct metro connections from Guangzhou’s metro line 3 and metro line 1.
Construction is in progress with the towers having been topped out in January 2010. We are planning
a phased opening beginning with the retail mall in the fourth quarter of 2010, office tower 1 and tower
2 in the first quarter and second quarter of 2011 respectively and the hotel and serviced apartments
in the fourth quarter of 2011. As at 31st March 2010, we had secured tenants for approximately 81%
of the retail LFA and approximately 43% of the office GFA of TaiKoo Hui. HSBC has entered into a
memorandum of agreement with us to lease up to 27 floors of our office development at TaiKoo Hui.
This accounts for approximately 43% of the GFA of the TaiKoo Hui office towers.
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The following shows the expected mix of space of the TaiKoo Hui project when it is completed:

GFA
Reetail. .o 1,486,196 sq.ft. (or 138,071 sq.m.)
(0] 5§ [T PR 1,722,100 sq.ft. (or 159,987 sq.m.)
Hotels/serviced apartments .........cc.eeeeueneiiuneeiinneiiineennnnees 641,212 sq.ft. (or 59,570 sq.m.)
Total for retail, office and hotels/serviced apartments .... 3,849,508 sq.ft. (or 357,628 sq.m.)
Cultural centre ™ . o e 558,296 sq.ft. (or 51,867 sq.m.)
CaArPATKS Lot 465,134 sq.ft. (or 43,212 sq.m.)
Substation™ ..., 42,873 sq.ft. (or 3,983 sq.m.)

Note:

@) We do not own the cultural centre or substation.

Upon completion, the retail portion of TaiKoo Hui is expected to have a total LFA of
approximately 632,999 square feet (or 58,807 square metres). The office portion of TaiKoo Hui is
leased on a GFA basis.
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A map showing the location of TaiKoo Hui is set out below.

Below are artists’ impressions of the TaiKoo Hui project, which may not represent the eventual
state of the property development.

Tianhe East Road

Tianhe Road

9 Taikoo Hui, Guangzhou

The total development cost for TaiKoo Hui is expected to be RMBS5,857 million. The average

development cost for TaiKoo Hui per square foot of retail, office and hotels/serviced apartments GFA
is expected to be RMB1,521.
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The financial results of the TaiKoo Hui project are included in our consolidated income
statement since the TaiKoo Hui project is held by a subsidiary of the Company.

(ii) INDIGO (IB427), Beijing

In February 2008, we acquired from Sino-Ocean Land a 50% interest in a company which was
set up to own, develop and manage a substantial retail-led, mixed use project in Jiang Tai in the
Chaoyang district of Beijing, which is expected to open in 2011 and is intended to be a regional retail
destination. INDIGO is expected to comprise a major retail mall, a Grade A office tower and a
367-room lifestyle business hotel, EAST, Beijing, together with 1,245 car parking spaces.
Construction work is progressing with foundations and the below ground structure largely complete.
The above ground superstructure works are scheduled for completion in 2011. A phased opening is
planned with the retail area and office tower to open in the fourth quarter of 2011 and the hotel in the
first quarter of 2012. Preliminary leasing of approximately 9% of the retail space has been committed.

The following shows the expected mix of space at the INDIGO project when it is completed:

GFA
Retail. oo 921,032 sq.ft. (or 85,566 sq.m.)
OFfICE conneiiei e 603,710 sq.ft. (or 56,086 sq.m.)
HoO LS i 368,484 sq.ft. (or 34,233 sq.m.)
Total for retail, office and hotels ........cocoovviviiiiiiiiiinnn.. 1,893,226 sq.ft. (or 175,885 sq.m.)
Carparks ..o 1,405,531 sq.ft. (or 130,577 sq.m.)

Upon completion, the retail portion of INDIGO is expected to have a total LFA of approximately
481,334 square feet (or 44,717 square metres). The office portion of INDIGO is expected to be leased
on a GFA basis.
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A map showing the location of INDIGO is set out below.
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Below are artists’ impressions of the project, which may not represent the eventual state of the

property development:

INDIGO, Beijing

The total development cost for INDIGO is expected to be RMB4,025 million. The average
development cost for INDIGO per square foot of retail, office and hotel GFA is expected to be

RMB2,126.

Our investment in the INDIGO development is accounted for using the equity method of
accounting as that investment is in a jointly controlled company.

(iii) Dazhongli (K" ), Shanghai

The Dazhongli project is expected to be a major retail-led mixed use project in the Jing’an
district of Shanghai. Jing’an district is one of the prime business and residential districts in Puxi,
bordering Huangpu in the east and Changning in the west and including the established Nanjing Road

high end retail area.
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Below is a map showing the location of the Dazhongli project. Also below are artists’
impressions of the project, which may not represent the eventual state of the property development:

3 5 ER S,
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SHANGHAI |
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------- Four Seasons People’s
Hotel Square
&
DAZHONGLI

Hhdk1 2488 Hmh)
Planned Metro Line 12

D M1 3 (L)
Planned Metro Line 13

Qinghai Road

W
st o, i
i

Weihai Road

Shimenyi Road Planned Metro

Dazhongli, Shanghai

Upon completion, the Dazhongli project is expected to have a total GFA of 3,473,575 square feet
(or 322,703 square metres) and carparking spaces with a total GFA of 1,170,800 square feet (or
108,770 square metres). The Company expects (on the basis of the current plan of the Dazhongli
project) the retail, office and hotel portions of the Dazhongli project to have a GFA of 1,062,719
square feet (or 98,729 square metres), 1,897,413 square feet (or 176,274 square metres) and 513,443
square feet (or 47,700 square metres), respectively. The GFA of each portion is subject to final
determination and agreement with the local government and could change.

Based on the Company’s expectations as to GFA referred to above, upon completion, the retail
and office portions of the Dazhongli project are expected to have a LFA of approximately 595,120
square feet (or 55,288 square metres) and 1,366,135 square feet (or 126,917 square metres),

respectively.
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In December 2006, we acquired from HKR International a 50% interest in the Dazhongli project
in the Jing’an district of Shanghai, to hold, develop and manage the Dazhongli project jointly. The
development is expected to comprise a major retail centre, two office towers, 3 hotels and 1,490 car
parking spaces. There is expected to be direct access from Shanghai’s metro line 13, which is currently
under construction. Site clearance and resettlement works are close to being completed with 99% of
households relocated as at 31st March 2010. Preliminary works have commenced with the relocation
of the Minli Middle School completed and utility diversion works for the metro station in Shimenyi
Road progressing. According to the land grant contract dated 16th June 2009 for the site of the
Dazhongli project with the Department of Planning and Land Administration of Jing’an District
Government of Shanghai Municipality, the construction of Dazhongli project should commence prior
to 31st January 2010, failing which, the land may be regarded as idle land under relevant PRC laws
and regulations. Pursuant to the construction permit dated 8th September 2009 issued by the General
Office of the Administration of Construction Industry of Shanghai Municipality, the construction of
the Dazhongli project had already commenced in July 2009. Hence the land should not be regarded
as idle land. The Dazhongli project is expected to open in phases from 2014 onwards, the opening
having been deferred due to the need to complete site clearance and to accommodate the construction
of a metro station adjacent to the site and to the likely suspension of works because of the 2010 Expo
in Shanghai.

The total development cost of the Dazhongli project is estimated by the Company to be
approximately RMB15,497 million. In addition, we invested RMB550 million to acquire our 50%
interest in the project. On this basis, our average development cost for the Dazhongli project per
square foot of retail, office and hotel GFA is estimated to be approximately RMB4,778. These figures
represent the Company’s current estimate, would be subject to change if the usage mix changes and
in any event will be refined as more detailed plans for the development are adopted.

Our investment in the Dazhongli project is accounted for using the equity method of accounting
as our investment is in a jointly controlled company.

PROPERTY TRADING

We have a well-established record in property trading. We are involved in the development of
residential property for sale and our experience in this field includes developing the landmark Taikoo
Shing (KT ¥K) estate in Quarry Bay comprising approximately 12,700 units, one of the first major
privately built residential estates in Hong Kong.

Our trading portfolio comprises completed apartments for sale at the ASIA development in
Miami, Florida, and Island Lodge in Hong Kong, where we are the appointed developer, as well as
properties and land under development in Hong Kong and Florida.

Operating profits from property trading for the three years ended 31st December 2009 amounted
to HK$2 million, HK$38 million and HK$141 million, respectively.

The table below sets forth the GFA and other information of our development properties for sale
as at 31st March 2010. Information in the table below in respect of each property (other than its
valuation) is disclosed in respect of 100% of that property and not on an attributable basis, regardless
of whether the property is held through a member of the Group or a jointly controlled or associated
company. Valuations in the table below in respect of each property are disclosed on an attributable
basis (or by reference to our economic interest).
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Hong Kong

(i) Island Lodge (& 1F%F)

Island Lodge located at 180 Java Road, North Point comprises 184 residential units, seven shop

units and 50 car parking spaces and has a GFA of 181,552 square feet. The residential unit sizes of
this 45-storey building range from 777 square feet to 2,265 square feet. We are the appointed
developer of Island Lodge, which is owned by a subsidiary of China Motor Bus Company Limited. We
are entitled to reimbursement of costs and also to payment of development fees under the terms of this
appointment. The occupation permit for Island Lodge was obtained in 2008. 171 residential units and
34 car parking spaces had been sold as at 31st March 2010. 97 of those 171 residential units were sold
prior to completion.
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(ii) Residential developments in Mid-Levels West, Hong Kong

We have acquired three sites in Mid-Levels West, Hong Kong for residential developments. A
map showing the locations of these sites is set out below:

Seymour Road

Caine Road

.. 92-102

C Caine Road
Seymour Road

Seymour Road

(a) 2A-2E Seymour Road (PYEEIE2A-2E %)

2A-2E Seymour Road is a residential development in the Mid-Levels West of Hong Kong. We
hold a 87.5% interest in the development, and the remaining interest is held by Henderson Land
Development Company Limited. The superstructure works were in progress as at the Latest
Practicable Date. The development is expected to be completed in 2012, and will consist of a 50-storey
tower of residential units and 45 car parking spaces with a total GFA of 206,306 square feet. The total
development cost is expected to be HK$1,782 million and the average development cost per square
foot is expected to be HK$8,638.

As at 31st March 2010, 2A-2E Seymour Road was valued at HK$2,685 million on an attributable
basis. See Appendix IV “Property Valuation” to this prospectus.

(b) 51-53 Seymour Road (PY/EW# 51-53%F)

51-53 Seymour Road is a residential development project wholly owned by our Group.
Foundation works were in progress as at the Latest Practicable Date. It is expected to be completed
in 2012, and will consist of a 37-storey tower of residential units and 24 car parking spaces with an
aggregate GFA of 75,805 square feet. The total development cost is expected to be HK$1,005 million
and the average development cost per square foot is expected to be HK$13,258.

As at 31st March 2010, 51-53 Seymour Road was valued at HK$1,015 million. See Appendix IV
“Property Valuation” to this prospectus.
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(c) 25A-35 Seymour Road and 92-102 Caine Road (P4/E#25A-359E K BX3592-102 #F)

25A-35 Seymour Road and 92-102 Caine Road is a residential development project wholly-
owned by our Group. We plan to clear the entire site by the end of 2010 for the construction of two
residential towers of 50 and 52 storeys with an aggregate GFA of 361,323 square feet. The total
development cost is expected to be HK$4,454 million and the average development cost per square
foot is expected to be HK$12,327.

As at 31st March 2010, 25A-35 Seymour Road and 92-102 Caine Road was valued at HK$4,324
million. See Appendix IV “Property Valuation” to this prospectus.

To enhance the environment, safety and accessibility of the neighbourhood, we plan to upgrade
certain pedestrian walkways, widen a number of pavements and build a pedestrian staircase between
Seymour Road and Caine Road to connect Castle Steps with Shing Wong Street, subject to the
necessary approvals.

(iii) Sai Wan Terrace (P15 %%)

We have a 80% interest in Sai Wan Terrace, a residential development in Quarry Bay, Hong
Kong, and the remaining interest is held by Henderson Land Development Company Limited and a
third party.

Site formation work began in 2009. The development is expected to be completed in 2013,
subject to agreement and payment of a premium to government for modification of the lease
conditions, and will consist of two 22-storey towers of residential units and 65 basement car parking
spaces with an aggregate GFA of 151,944 square feet upon completion. The total development cost is
expected to be HK$1,452 million and the average development cost per square foot is expected to be
HK$9,556.

As at 31st March 2010, Sai Wan Terrace was valued at HK$987 million on an attributable basis.
See Appendix IV “Property Valuation” to this prospectus.

(iv) 5 Star Street (E# 5%F)

5 Star Street is located in Wanchai, Hong Kong and is within walking distance of Three Pacific
Place. We have a 100% interest in this project. 5 Star Street is expected to be completed in late 2010,
and will consist of a 29-storey tower of residential units with an aggregate GFA of 17,663 square feet
upon completion. The ground floor retail spaces will be retained and held for investment purpose. The
total development cost is expected to be HK$134 million and the average development cost per square
foot is expected to be HK$7,586.

As at 31st March 2010, 5 Star Street was valued at HK$243 million. See Appendix IV “Property
Valuation” to this prospectus.

Pre-sale of the units at 5 Star Street began in February 2010. As at 31st March 2010, 18 units

or 72% of the total number of units had been sold. The average selling price per square foot of the
units sold up to 31st March 2010 was HK$18,475.
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(v) 146-148 Argyle Street

We entered into a memorandum of understanding with IP Property Fund Asia Limited on 25th
March 2010 for the acquisition from IP Property Fund Asia Limited of its 50% interest in 146-148
Argyle Street, which is a residential development project in Kowloon with a gross floor area of not
more than 8,227 square metres (or approximately 88,555 square feet). Three individuals own the
remaining 50% interest in the project. Under the memorandum of understanding, subject to, among
other things, (a) our satisfaction with the results of our due diligence on the project and (b) the terms
of the sale and purchase agreement in respect of its 50% interest in the project having been agreed,
the sale and purchase agreement is expected to be signed after the Listing Date.

The United States
Brickell Key, Miami

We acquired from the Retained Group on 25th January 2010 all the shares in Swire Properties
US Inc. and Swire Properties One Inc., which have been active in the development of investment and

trading properties in Florida, United States since the 1970s. Our primary focus is on Brickell Key (an
island, as shown below) in downtown Miami, where a number of commercial and residential properties

have been developed.
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ASIA, located on the northern edge of Brickell Key, is a luxury high rise residential
condominium with 123 units. The property was completed in April 2008. As at 31st March 2010, 80
units had been sold and delivered. The average size of these units is approximately 2,300 square feet.
The average selling price of units sold up to 31st March 2010 is approximately US$623 per square
foot.

Brickell CitiCentre is a site of 246,573 square feet in the Brickell financial district in Miami,
Florida. The site is permitted to be developed into a mixed use predominantly residential and retail
complex.

The Fort Lauderdale properties comprise three vacant land parcels, which are in aggregate
182,191 square feet. The land is intended to be developed into a mixed use project and is held by a
partnership which is 75% owned by the Company.

The Mandarin Residence site on Brickell Key comprises 105,372 square feet at the southern tip
of Brickell Key island adjacent to the Mandarin Oriental, Miami.

PROPERTY DEVELOPMENT BUSINESS

In addition to developing properties owned by us, we were also, as at the Latest Practicable Date,
in the process of redeveloping a property owned by Swire Pacific at 53 Stubbs Road, The Peak, Hong
Kong. 53 Stubbs Road is a prime residential development located in the Peak, an exclusive residential
area. Site formation and foundation works began in 2009 for a 12-storey residential building of 68,242
square feet. Gehry Partners, LLP, the firm led by the Pritzker prize winning architect Frank Gehry, has
been commissioned as design architect for 53 Stubbs Road.

The development is expected to be completed in 2012. The aggregate GFA upon completion is
expected to be 68,242 square feet. The total development cost is expected to be HK$1,845 million and
the average development cost per square foot is expected to be HK$27,036.

For information on the key terms of our development agreement in respect of 53 Stubbs Road

with Swire Pacific, please refer to the section headed “Relationship with the Controlling Shareholders
— Retained Properties” in this prospectus.
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Below is a picture of a model of the Stubbs Road project, which may not represent the eventual
state of the property development:

ORGANISATION OF BUSINESS

The following chart summarises the organisation of our business:

Executive Chairman
Christopher PRATT

Chief Executive
Martin CUBBON

Hong Kong

Chief Operating Officer,
Hong Kong
Guy BRADLEY

Mainland China
Chief Executive Officer,
Mainland China
Gordon ONGLEY

Finance and
e-Services

Finance Director
Charles BREMRIDGE

Marketing and
Communications
General Manager,
Marketing & Comms
Dominic PURVIS

HR and
Admin

Head of HR&A
Wai Lee CHU

Hotel

Managing Director
Brian WILLIAMS

USA
President
Stephen OWENS

PLANNING AND DEVELOPMENT
Hong Kong

The development process for each proposed new development is managed by a development
team. Led by a senior manager from our development and valuations department, each development
team is made up of representatives from the development and valuations, project management,
finance, sales and portfolio management departments. The development team seeks support where
necessary from estate management, marketing, sustainable development and technical services
departments. This structure has been in place for over 10 years and the development team is
accountable to the Directors for the performance of each project. We believe that, by employing a fully
integrated design, construction and hand over process through a multi-disciplined team for each
project, we are able to create value through a combination of effective cost control and good time and
quality management of product. The development team may appoint and coordinate the use of external
consultants, architects, engineers, interior designers and surveyors, as and where necessary.
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Project Appraisal. Our development and valuations department is responsible for project
appraisal. Before any commitment is made in respect of a project, the development and valuations
department, comprising over 20 professionally qualified surveyors, will conduct site inspections, draw
up financial models and carry out qualitative analyses to evaluate feasibility and potential
profitability. Where appropriate, assistance will be sought from the project management department
on issues relating to technical, engineering, design and material cost, as well as the sales team on
issues relating to market demand. We believe that all these pre-purchase measures help us acquire land
prudently and develop our projects with clear market positioning from the outset.

Site Acquisition. Responsibility for site acquisition rests with the development and valuations
department, which reports to the appropriate Director, who would oversee either the bidding at
auctions, the submission of tender documentation or the negotiation of private sales as appropriate.

Land and Planning Issues. The development and valuations department undertakes applications
for lease modifications, land-exchange and liaison with the Planning and Lands Departments of the
Hong Kong government and Town Planning Board officials.

Valuations. The development and valuations department handles all valuations for the purpose
of accounts, feasibility studies, acquisitions, disposals, land premiums, rating and insurance. The
development and valuations department conducts a biannual valuation exercise for our investment
property portfolio in parallel with the independent valuation carried out by a third party professional
valuer.

PRC

The planning, development and land acquisition functions of our PRC operations are undertaken
by the business development teams located in our regional offices in Beijing, Shanghai, Guangzhou
and Chengdu, who evaluate new opportunities and through the Chief Executive Officer Mainland
China seek Board approval for new projects. In addition to developing projects with our PRC joint
venture partners, we have the ability to develop and manage properties in the PRC on our own. For
example, we have independently developed and managed the TaiKoo Hui project in Guangzhou with
strong support from our joint venture partner.

We have established four regional offices as we believe that local knowledge is critical to making
informed choices. Each regional office is headed by an experienced property professional with
substantial experience in the PRC real estate market.

We engage third party, architects, surveyors, engineers and other consultants on a project by
project basis to evaluate individual projects.

Land Acquisitions. We have to date acquired our principal PRC properties through private
negotiation rather than through public auction or tender. We believe that our reputation as a premium
developer providing high quality design, development and management, as demonstrated through our
Hong Kong portfolio, has resulted in offers to acquire development sites or invitations to enter into
joint venture agreements. We believe that this reputation extends to district and city governments who
have approached us about site development and expect new opportunities to be forthcoming. However,
we may not always be able to acquire suitable land in the PRC at a reasonable cost. See the section
headed “Risk Factors — Risk Relating to Our Business — We may not always be able to obtain
suitable land reserves at reasonable cost” in this prospectus.
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For long term investment we will where possible identify opportunities that have the same
characteristics as those in Hong Kong, in particular good access and transport links.

Vietnam

We may expand into Vietnam as and when appropriate opportunities arise. We established a
representative office in Ho Chi Minh City, Vietnam in early 2009. The strategy is to look for retail-led
mixed use development opportunities in prime locations in Ho Chi Minh City, including where
possible residential properties for sale. We currently do not have any property projects in Vietnam.

PROJECT MANAGEMENT
Hong Kong

Responsibility for management of the design, construction and building hand over process of a
project rests with our projects department. The role of the projects department is to make any
necessary applications under the Buildings Ordinance, award contracts to construction contractors,
appoint independent consultants and monitor and supervise progress, especially in respect of
construction quality and adherence to budget and schedule.

Design. Our design approach is one of understated elegance. We use high quality materials and
pay strong attention to detail in designing and building our developments. We work with world-class
overseas and local designers with a view to achieving creative, innovative and elegant designs while
being sensitive to its environmental and social responsibilities.

Procurement. Responsibility for preparing, soliciting and awarding tenders for demolition, site
formation, construction and fixtures and fittings rests with the Projects Department.

PRC

We have a dedicated project team for each of our development projects, which is headed by an
experienced construction professional as project director. In the case of our joint ventures, we
typically second experienced construction staff to the joint venture in order to monitor the quality and
other aspects of the project.

Each project director manages a team of architects, engineers, surveyors and other professionals
with a view to ensuring that the design intent is achieved. Extensive on-site management is required
to monitor the quality of workmanship and adherence to construction drawings.

CONTRACTING
Hong Kong

Construction. Apart from ownership of a landscaping contracting company, Oriental Landscapes
Limited, we do not have any in-house construction contracting capability. Instead, we typically
contract out our construction work to independent construction companies through a tender process.

The projects department is responsible for selecting our construction contractors, taking into account
the reputation of the contractors for reliability, quality and safety, price quotations and the references
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provided in the selection process. The quality and timeliness of the construction is warranted by
contract. The projects department monitors cost control and construction progress closely during
construction with strong on-site supervision and stringent quality control procedures.

Generally, we use three different types of construction contract. When the design of a project or
part of a project is mature and the chance of design variations during construction is small, then a lump
sum fixed price format is usually adopted. This format is also used for design and build contracts such
as those for foundations designed by the contractor. Guaranteed maximum price contract conditions
are employed where design development risks are shared with the contractor while at the same time
the price is capped. Target cost contracts are adopted mainly for renovations, where the contractor’s
input is necessary in order to resolve unforeseen issues involving the condition of the property and
delays due to late responses from tenants.

Others. We have direct contracts with suppliers, for instance of artwork, landscaping, utility
services and signage.

PRC

Construction. We do not operate our own contracting company. We typically contract out our
construction work to independent construction companies through a tender process. The Project
Director is responsible for selecting construction contractors taking into account the reputation of the
contractors for reliability, quality, safety and the prices tendered. The quality and timeliness of the
construction are warranted by contract. The relevant project teams monitor cost control, quality
assurance and construction progress with on-site supervision to ensure quality verification and control
procedures.

We require construction companies to comply with PRC laws and regulations relating to the
quality of construction as well as our own standards and specifications. The contract is usually a lump
sum fixed price that provides for payments based on construction progress. Typically 10% of the
contract price is withheld from each progress payment to cover any potential expenses arising from
construction defects. The retention sums are released to the construction contractors in stages: (a)
2.5% when obtaining occupation permit, (b) 5.0% after full and satisfactory submission of completion
drawings and documentation and (c) 2.5% when defects are fully rectified after the expiry of the
defects liability period.

For 2007, 2008 and 2009, purchases from our single largest contractor accounted for
approximately 58.3%, 22.0% and 29.6%, respectively, of our total purchases from contractors for the
respective periods. For the same periods, purchases from our five largest contractors accounted for
approximately 64.0%, 50.6% and 78.2%, respectively, of our total purchases from contractors for the
respective period.

None of the Directors, their associates nor Swire Pacific had any interest in our five largest
suppliers during the Track Record Period.
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MARKETING

Hong Kong

Our Marketing and Communications Department is made up of central teams overseeing
corporate and portfolio marketing and public affairs.

Marketing responsibilities include managing the corporate brand, providing marketing support to
the leasing and sales teams, communicating corporate initiatives to key target audiences, and
providing marketing input to the project design process. Major corporate-level communications tools,
such as websites, showsuites, videos and marketing collateral, are designed for use by portfolio
management teams. The retail and office promotions teams, the residential sales and marketing teams
and the hotel marketing teams are responsible for campaigns such as product launches and campaigns
to build traffic and sales. Research programmes and major marketing initiatives in relation to leasing
are led by the central marketing team, typically coordinating the needs of several portfolios.

Our public affairs department focuses on communications to the media, stakeholder engagement
(particularly with district councils), reputational issues and community engagement. It tracks public
perception of a variety of issues affecting the Company and manages campaigns to address such issues
where appropriate. The Swire Properties community ambassador (staff volunteering) programme is
managed by the public affairs department, as are the Group’s corporate social responsibility initiatives
and community outreach, education, youth and arts programmes.

PRC

Our corporate marketing is led by our corporate marketing team based in Hong Kong. This team
determines corporate marketing strategies for the Swire Properties brand. Individual project marketing
is the responsibility of the individual portfolio head for each project under the guidance of the general
manager, portfolio management (Mainland China) to ensure consistency. Each project is unique and
requires dedicated and individual marketing to suit both the project and the relevant city.

Each city where we have a project has a public affairs manager based in the city to establish
strong local communications and to ensure the Swire Properties brand is projected in a consistent
manner.

SALES

The sales department is responsible for the sales and marketing of residential trading properties
as well as the disposal of investment properties from time to time. For residential trading projects, the
sales department is a key part of the development team, providing advice on architectural design
concept and on design development, including the design of interior space, with a view to ensuring
the marketability of the property in terms of unit size, mix and facilities.
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PROPERTY LEASING AND MANAGEMENT

Hong Kong

Swire Properties provides leasing and management services for a number of commercial and
residential properties which are wholly owned and partly owned by Swire Properties for investment
purposes, or which have been developed by Swire Properties and either all, or part of which, have
subsequently been sold to owners.

For wholly-owned investment properties, the objectives are to provide high quality services
appropriate to the high quality of the properties. This is intended to enable Swire Properties to
maximise rental returns and to achieve long term capital appreciation, market leadership in investment
portfolio management and to maintain its enviable brand position.

Group Estate Management. Our group estate management team is responsible for the
management of residential properties which have been sold to individual unit owners. The objective
is to provide professional property management services so as to maintain Swire Properties’s
reputation as a developer of superior properties.

Property Leasing. Responsibility for leasing of a development either directly, or through the
appointment of agents, rests with the portfolio team, which is divided along geographical lines
between “Hong Kong Central” (being Pacific Place, Festival Walk and Citygate) and “Island East”
(being TaiKoo Place, Cityplaza and Island Place). The residential portfolio, which consists of serviced
apartments in Pacific Place and prestige houses and apartments on the Peak and Island South, is leased
and managed by a dedicated residential team.

Our principal customers are tenants of our commercial investment properties in Hong Kong.
Lease terms for our principal investment properties generally range from three to five years for retail
tenants and three to six years for office tenants. Rental rates under our retail leases generally increase
at a fixed, pre-agreed amount each year. In addition, our leases with terms of more than three years
will generally provide that the rents payable are reviewed and adjusted every three years or at other
intervals in accordance with prevailing market levels. Lease terms for our residential leases generally
range from one month to two years.

For 2007, 2008 and 2009, the turnover attributable to our five largest customers was less than
30% of our total turnover in each year.

None of the Directors or their associates nor Swire Pacific had any interest in our five largest
customers during the Track Record Period.

Property Management. The leasing teams carry out property management. This approach to asset

management distinguishes Swire Properties in the marketplace. Emphasis is placed on long-term value
creation and relationships, but also on ensuring a balanced and quality tenant mix.
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The property management services provided by Swire Properties include the preparation of
operating budgets, cost control and the provision of building maintenance and security services. Swire
Properties employs independent contractors to provide cleaning and larger-scale building maintenance
services. The property management team is responsible for arranging contracts and supervising the
contractor’s performance. Good tenant relations are integral to this process, as is ensuring customer
satisfaction.

Asset Reinforcement. We believe that our developments should be seen in the context of their
surroundings and the tangible benefits they bring to people within the catchment area. Accordingly we
place great importance on the enhancement of neighbourhoods in the areas surrounding Pacific Place
and Island East. We also upgrade and refurbish our properties so as to maintain and add value.

Corporate social responsibility. We recognise our responsibility to the community and for this
purpose have a programme of Community Ambassador support providing care for the elderly and the
socially disadvantaged. We also have an arts and cultural programme intended to inspire people to
aspire to excellence.

PRC

We manage our investment properties either ourselves, as is the case at Sanlitun Village and
TaiKoo Hui, or jointly with our joint venture partners as is expected to be the case at the INDIGO and
Dazhongli projects.

Our property management in the PRC will follow the integrated leasing and management
approach adopted in Hong Kong. We believe that combining the leasing and portfolio management
functions assures our tenants of high quality services.

PROJECT FINANCING

We expect to have four main sources of funding for our property developments: internal funds,
borrowings from banks, our existing borrowings facilities with Swire Finance and funds raised from
the capital markets.

Since June 2003, commercial banks in the PRC have been prohibited under PBOC guidelines
from granting loans to fund the payment of land premiums and restricted from financing the
development of luxury residential properties. As a result, property developers may only use their own
internal funds and not any borrowings from PRC banks to pay for land premiums.

Our payments of land premiums have been funded internally. We plan to use proceeds from the
Global Offering and internal funds to finance our future payments of land premiums.

U.S. BUSINESS PRACTICES
Planning and Development. Before any project commitment is made, we conduct site
inspections, research market prospects, develop financial modelling and carry out qualitative analysis

of the product to determine cost feasibility and profit potential of the project. In the case of site
acquisition, site assessment will include environmental testing, analysis of buildable square footage
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and massing, soil testing for constructability and valuation to determine pricing. In the majority of site
acquisitions that we consider, the sites are privately held and negotiation of price will also determine
allocation of such costs and benefits as taxes, title insurance and existing planning permissions.

Project Management. We direct the design and construction process, providing oversight of
project construction including schedules, budgets, design submissions, change orders and the final
product. Our staff directly approve all payments based on a contractually pre-agreed progress payment
schedule, jointly authorised by the project architect. Contractually pre-agreed amounts for remedial
work and contingencies are retained until required thresholds are met and occupancy permits are
received.

Contracting. We engage third party construction contractors who are selected on the basis of
competitive bids. The contractors must be arms length entities in which no staff member of our U.S.
operations has any interest. While contracts are awarded primarily on the basis of cost and fees, staff
also consider the experience of assigned personnel and the contractor overall, construction schedules,
guarantees of completion and quality, insurance and warranties.

Marketing and Sales. We decide the market positioning of its development projects. In addition
to public and governmental relations, we implement all project marketing activities, including
advertising, events and e-commerce. Sales are handled by two subsidiary companies which manage,
respectively, sales of our condominium projects and general residential real estate. Both subsidiaries
are supervised by senior staff with a view to achieving price and profitability targets, high ethical
standards and legal compliance in a regulated industry.

Property Management. We use third party property management. By charter, maintenance of the
Brickell Key island is handled by the Brickell Key Master Association, funded by membership dues
payable in respect of all buildings. For new residential developments, we retain an outside company
to carry out accounting, building maintenance and staffing and administration of the individual
condominium association. Because condominium management companies are highly regulated
(including statutory limits on tenure) and generate low profit margins, we prefer third party
management.

Financing. We employ three sources of funding for its on-going operations and property
development: internal funds, bank borrowing and proceeds from sales and pre-sales.

U.K. BUSINESS PRACTICES

We conduct our U.K. hotel operations through Swire Properties Hotel Holdings Limited, a
wholly-owned subsidiary of the Company.

Operational management decisions are made by the managing director of the Swire Hotels
division, supported by the executive management group (comprising finance, operations, projects and
marketing), and in close consultation with personnel in Hong Kong. Project management is led
internally. Support is provided by external professional advisors (in particular architects and quantity
surveyors). Construction contractors for our U.K. hotels are selected on the basis of competitive bids,
using criteria similar to those used in our operations in Hong Kong.

All of our U.K. hotels are operated by the Group itself.

— 165 —



BUSINESS

Swire Hotels in the U.K. uses two main sources of funding for its operations and property
development. It has a bank loan of approximately £5 million for which the Company is the guarantor.
Other than this all funding is internal.

COMPETITION

Hong Kong

The property development and investment business in Hong Kong is highly competitive. The
Group competes with other property developers in bidding for development sites at government
auctions and in public and private tenders as well as in private sales of prospective development
properties. Once it has developed a property, the Group competes with other property companies and
owners for buyers or to attract and retain tenants. Despite the competitive environment, the Group has
been able to achieve satisfactory sales and maintain high average occupancy rates for its investment
properties. The Directors believe this is partly due to our brand name and the quality of our investment
properties which we maintain by renovating and upgrading the facilities on a regular basis.

PRC

Our existing and potential competitors include major developers in the PRC and Hong Kong and,
to a lesser extent, foreign developers from elsewhere in Asia. Some of our competitors target different
segments of the PRC property market; some engage in other activities in addition to property
development; and some are focused regionally or nationally.

INTELLECTUAL PROPERTY

We have registered or applied to register a number of trademarks in connection with our
properties, facilities and development projects. We also have trademark license agreements with JSS,
which grant us the right to use certain trademarks owned by JSS. These trademarks are brand names
under which we market our properties and services. We consider these brand names to be important
to our business since they have the effect of developing brand identification and awareness. We
believe that the name recognition, reputation and image that we have developed is attractive to our
tenants, customers and business partners. It is our intent to maintain our trademark registrations and
our trademark agreements with JSS.

INSURANCE

All properties, completed and under development, owned by the Company are in general insured
to standards in line with industry practice in the jurisdictions in which we operate. The principal
insurances in place for completed properties are property all risks and business interruption
insurances, which cover building reinstatement costs and the loss of up to 24 months’ rental income;
and commercial liability insurance. The principal insurances in place for our properties under
development are construction all risks insurances. The Company places combined property all risks
and business interruption insurance for its completed Hong Kong properties with Spaciom, which
purchases appropriate commercial reinsurance. All insurances are competitively bid and insurance
brokers are retained to identify requirements, create specifications and evaluate bids with a view to
determining the most appropriate coverage and pricing.
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ENVIRONMENTAL MATTERS

Our commitment to sustainable development requires that we understand our impact on people
and the environment and that we incorporate social, economic and environmental risks and benefits
into our business decision-making and into the inception, design, construction, occupation and
demolition phases of our development projects. We believe that all our properties comply in all
material respects with applicable environmental laws and regulations, including those related to waste
disposal, water pollution control, air pollution control and noise control.

The sustainable development department carries out studies for new development projects in
order to identify opportunities to reduce their environmental impact and qualify for the relevant
building rating review process. It also works with other business units to identify and reduce the
projects’ environmental and social impacts. It also facilitates the development of our sustainable
development strategy, supports the implementation of sustainable development policies and guidelines
and reports on performance.

The technical services department is responsible for the performance of our operating assets and
compliance with environmental laws and regulations. It looks after our environment, health and safety
databases, occupational health and safety strategies and action plans, risk management and recovery
plans, and energy and waste reduction efforts for operating properties, all in accordance with
appropriate environmental assessment criteria. The department runs free energy audits for tenants and
education and awareness programmes on environmental matters for employees and tenants.

We affect the environment by emitting greenhouse gases when we use electricity, by generating
waste when we build and operate our buildings (approximately 34,000 tonnes in 2009), by using water,
by affecting air quality and by making noises. Environmental regulations to which we are subject
include those relating to radiation, waste, water, noise and food safety and to the preparation of
environmental impact assessments. We believe that we are and have been in substantial compliance
with those regulations. With a view to ensuring such compliance, we have dedicated environmental
and health and safety managers and reporting systems to senior management. We place particular
emphasis on improving energy efficiency, for instance by using water instead of air cooled chillers and
by improved window glazing, and on reducing water usage. It is our policy to review on a regular basis
the environmental risks to which we may be subject. The costs of environmental compliance which we
identify separately are those incurred in obtaining environmental licenses and registrations
(approximately HK$60,000 per annum during the Track Record Period) and those incurred in
complying voluntarily with the requirements of the HK BEAM and LEED requirements
(approximately HK$1.4 million during the Track Record Period). Our other costs of environmental
compliance are included (but not separately identified) in other cost categories, for example operating
costs.

We are recognised as a leader on sustainable development issues in Hong Kong and have
received international and local awards in recognition of our efforts, including:

o Client of the Year - Low Carbon Operation, from the Chartered Institution of Building
Services Engineers (2010)

° Frost & Sullivan Green Excellence Award (2009)

° 2008 Hong Kong Awards for Environmental Excellence - Merit in Property Management
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° Corporate Energy Management - Central and Southern Asian Region Award, from the
Association of Energy Engineers (2008)

° OSH Annual Report Award - Gold, from the 7th Hong Kong Occupational Safety and Health
Awards (2008)

Most of our buildings have received ratings under the HK BEAM and LEED building rating
schemes. In 2008, One Island East received a HK BEAM Platinum rating and Office Tower One at
TaiKoo Hui development has recently been pre-certified as meeting LEED Gold Certification
standards.

The technical services department supports public research in energy efficiency through
collaboration with universities and international industry associations. It also provides information on
our position on public policy issues related to building operations, such as the response to mandatory
building energy efficiency codes, energy efficiency benchmarking schemes, and building energy and
carbon disclosure guidelines. We have published 11 papers relating to environmental matters in
professional journals. We actively participate in public forums and working groups to progress the
property industry’s awareness, knowledge and response to sustainable development issues. The
Company is a patron member of the Hong Kong Green Building Council and a member of the Climate
Change Business Forum.

HEALTH AND SAFETY

We are subject to the health and safety requirements of the jurisdictions in which we operate
including, in Hong Kong, the Occupational Health and Safety Ordinance and the Factories and
Industrial Undertakings Ordinance. We have policies and systems in place designed with a view to
ensuring compliance with such requirements. We believe that we are and have been in substantial
compliance with such requirements. During the Track Record Period no deaths or serious injuries
occurred in our operations.

LEGAL COMPLIANCE

We are in compliance in all material respects with the relevant laws and regulations in Hong
Kong, the PRC, the U.K. and the U.S.. To the best of the Directors’ knowledge, we have obtained all
approvals and permits that are material for the Group’s operations in the PRC and elsewhere.

LEGAL PROCEEDINGS

We are involved in legal proceedings from time to time arising in the ordinary course of business.
As at the Latest Practicable Date, no member of the Group was engaged in any litigation, arbitration
or claim of material importance, and no litigation, arbitration or claim of material importance was
known to the Directors to be pending or threatened by or against the Group, that would have a material
adverse effect on its business, results of operations or financial condition.
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RELATIONSHIP WITH THE CONTROLLING SHAREHOLDERS
Shareholding relationship

As at the Latest Practicable Date, JSS owned (through its wholly-owned subsidiaries)
approximately 38.99% the issued share capital and approximately 56.84% of the voting rights in Swire
Pacific, which owned 100% of the issued share capital of the Company. The Company was therefore
a subsidiary of both Swire Pacific and JSS. Immediately after the Swire Pacific Distribution and
completion of the Global Offering, the Company will remain a subsidiary of both Swire Pacific and
JSS and will be owned by Swire Pacific as to approximately 82.75% (assuming that the Over-allotment
Option will be exercised in full) (or as to approximately 83.93% (assuming that the Over-allotment
Option will not be exercised at all)) and by the JSS Group as to approximately 0.89% (assuming that
the Over-allotment Option will not be exercised at all)) in addition to its interests through Swire
Pacific. If the Over-allotment Option is exercised in full, the JSS Group will not have any interest
(whether direct or indirect through wholly-owned subsidiaries of JSS) in the Company immediately
after the Swire Pacific Distribution and completion of the Global Offering (because the Shares which
are distributed to the JSS Group pursuant to the Swire Pacific Distribution would have been sold by
the JSS Group pursuant to the exercise of the Over-allotment Option in full). Swire Pacific and the
JSS Group will therefore remain the controlling shareholders of the Company after the Listing.

The shareholding relationship between the Company, Swire Pacific and the JSS Group as at the
Latest Practicable Date and that immediately after the Swire Pacific Distribution and completion of

the Global Offering are summarised below:

As at the Latest Practicable Date

The JSS Group

56.84% voting rights
38.99% share capital

(Note)

Y

Swire Pacific

100%

\ 4

The Company

Note: As at the Latest Practicable Date, the JSS Group held 179,108,158 ‘A’ shares and 2,038,165,765 ‘B’ shares in the share
capital of Swire Pacific. Except for voting rights, which are equal, the entitlements of ‘A’ and ‘B’ shareholders of
Swire Pacific are in the proportion of 5 to 1. Accordingly, as at the Latest Practicable Date the JSS Group was entitled
to 56.84% of the voting rights at general meetings of Swire Pacific and held in aggregate 38.99% of the total issued
share capital of Swire Pacific.
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Immediately after the Swire Pacific Distribution and completion of the Global Offering (assuming that
the Over-allotment Option is not exercised at all)

The JSS Group

56.84% voting rights
38.99% share capital
(Note)

A 4

0.89%
Swire Pacific

83.93%

A 4 v

The Company

Note: The JSS Group’s holdings in Swire Pacific as at the Latest Practicable Date are shown in the chart above.

Immediately after the Swire Pacific Distribution and completion of the Global Offering (assuming that
the Over-allotment Option is exercised in full)

The JSS Group

56.84% voting rights
38.99% share capital
L(Note )

A

Swire Pacific

82.75%

A

The Company

Note:  The JSS Group’s holdings in Swire Pacific as at the Latest Practicable Date are shown in the chart above.
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Retained Properties

The Retained Group will retain the following properties after the Listing.

(1)

(i1)

The Retained Group will retain an industrial property at sub-section 1 of section A of Tsing
Yi Town Lot No. 48 and the extension thereto (Nos. 4-6 Tsing Tim Street) (“TYTL 48”).
TYTL 48 is presently partly vacant because the subsidiary of Swire Pacific which operated
a business there has ceased business and is being liquidated. Parts of the property are
currently leased to other parties (including the Company). Swire Pacific has not transferred
TYTL 48 to the Group because any transfer is subject to the consent of the Hong Kong
Government, which has indicated that it will only consent to a transfer to a wholly-owned
subsidiary of Swire Pacific. Swire Pacific, the Company and a wholly-owned subsidiary of
the Company (Triple Sight International Limited (“Triple Sight”)) entered into a
development agreement on 31st December 2009 in relation to TYTL 48, under which (in
consideration of a lump sum payment by the Group to Swire Pacific of HK$169 million)
all the economic benefits and burdens of owning TYTL 48 (including those associated with
any redevelopment) have been transferred to Triple Sight. TYTL 48 has been accounted for
as an investment property in the consolidated balance sheet of the Group as at 31 December
2009. We understand that the Retained Group does not currently have any intention of
transferring TYTL 48 to the Group in the future. An announcement will be published as
soon as reasonably practicable after we become aware of any change in such intention. We
do not currently have any intention to change the usage of TYTL 48. The valuation at 31st
March 2010 of TYTL 48 appearing in Appendix IV “Property Valuation” to this prospectus
is HK$169.4 million.

The Retained Group will retain a property at 53 Stubbs Road, The Peak, Hong Kong (“53
Stubbs Road”), a prime residential development located in the Eastern Mid-levels of Hong
Kong, an exclusive residential area. Site formation and foundation works began in 2009 for
a 12-storey residential building of 68,242 square feet. For further details of 53 Stubbs Road,
see the section headed “Business - Property Development Business” in this prospectus. 53
Stubbs Road is being retained for reasons of taxation efficiency. The property was acquired
by Swire Pacific in 1973 and was used for company housing until 2007. Additional land
premium was paid in 2007 to allow for redevelopment and the building was demolished in
2008. Swire Pacific and 53 Stubbs Road Development Co. Limited (a wholly-owned
subsidiary of the Company) (“Stubbsco”) entered into a development agreement on 14th
April 2010 in relation to 53 Stubbs Road under which Swire Pacific agrees to pay the cost
of the redevelopment and to pay to Stubbsco a fee for undertaking the redevelopment of the
property for Swire Pacific. The fee is 25% of the greater of (a) the aggregate of (1) the land
premium paid in respect of the redevelopment of 53 Stubbs Road, (2) the costs of
redeveloping 53 Stubbs Road and (3) an amount equal to the valuation of 53 Stubbs Road
at 30th June 2007 (such aggregate amount the “Aggregate Cost”) and (b) the amount by
which the market value of 53 Stubbs Road (at the time when the occupation permit for 53
Stubbs Road as redeveloped is issued) exceeds the Aggregate Cost. 53 Stubbs Road is being
redeveloped for residential purposes. The fee in respect of the redevelopment of 53 Stubbs
Road will be accounted for over the life of the project. We understand that the Retained
Group does not currently have any intention of transferring 53 Stubbs Road to the Group
in the future. An announcement will be published as soon as reasonably practicable after
we become aware of any change in such intention. On the basis of the valuation of 53
Stubbs Road which was carried out for the purpose of the annual accounts of Swire Pacific
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for the year ended 31st December 2009, the property would not have represented a
significant portion of the value of the Company’s property portfolio as at 31st December
2009. On the basis of the above valuation, we do not consider 53 Stubbs Road to be a
sufficiently material asset to affect the delineation of the Group’s business from that of the
Retained Group.

Inter-group Funding

As at 31st December 2009 the Group had loans from the Retained Group in the aggregate amount
of approximately HK$31.3 billion (the “Inter-group Funding”). The Inter-group Funding, when
advanced to the Group, represents monies lent by the Retained Group to the Group from the proceeds
of third party financings obtained by the Retained Group (the “Swire Pacific Financings”). As at 31st
March 2010, there was also a loan facility of US$85 million in respect of the Mandarin Oriental Hotel
in Miami (the “Mandarin Loan”) which is guaranteed by Swire Pacific (the “Mandarin
Guarantee”). The Mandarin Oriental Hotel was built as a joint venture between Swire Pacific and
Mandarin Oriental International. Although Swire Pacific’s indirect interest in that joint venture was
transferred to the Company on 25th January 2010, the Mandarin Guarantee will remain in place after
the Listing.

On 31st March 2010, Swire Properties Finance, the Company and Swire Finance entered into the
Inter-group Loan Agreements to record the terms of the borrowings by the Group from Swire Finance.
The Inter-group Loan Agreements, which consist of five agreements, substantially mirror the terms
and maturity profile (currently ranging, disregarding the perpetual element of the Inter-group Funding,
up to nine years) of the underlying borrowings of Swire Finance from third parties and the Inter-group
Funding bears interest at the interest rates referred to in the section “Financial Information —
Overview — Access to and Cost of Funding”. The underlying borrowings are in the form of (a) term
loans; (b) revolving credit facilities; (c) bonds issued under Swire Pacific Group’s US$3 billion
medium term note programme; and (d) perpetual capital securities. No security has been given by the
Group in respect of the Inter-group Loan Agreements. The interest costs payable in respect of the
indebtedness owed by us to Swire Finance during the Track Record Period are shown in the section
“Financial Information — Factors Affecting Results of Operations — Access to and Cost of Funding”
in this prospectus.

The amount outstanding under the Inter-group Loan Agreements will reduce in accordance with
the relevant maturity dates of the underlying borrowings or (where permitted) upon prepayment by the
Company. However, the Company may also make further borrowings under the revolving credit
facilities under the relevant Inter-group Loan Agreement until one month prior to the final maturity
of each underlying revolving credit facility — the last of which is 24th October 2012.

The borrowings under the Inter-group Loan Agreements are used for the general corporate
funding requirements of the Group. Interest is charged to the Company in respect of each facility
under the Inter-group Loan Agreements at an all-in cost on the underlying loans and bonds to reflect
the rates of interest, margin and the Company’s proportionate share of any fees and hedging
costs/savings in respect of the relevant (direct or indirect) borrowings of Swire Finance from third
parties. The representations and warranties, covenants, undertakings and events of default in the
Inter-group Loan Agreements substantially mirror the equivalent terms in the underlying borrowings.
The Inter-group Loan Agreements do not contain terms entitling Swire Finance to require repayment
or cancellation under the relevant Inter-group Loan Agreement where an underlying borrowing or
facility is repaid voluntarily or is required to be repaid by reason of a default.
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INDEPENDENCE FROM THE CONTROLLING SHAREHOLDERS

The Board is satisfied, on the basis of the following matters, that the Group is capable of carrying
on its business independently of the Controlling Shareholders (including any associates of the
Controlling Shareholders) after the Listing.

Independence of boards and management

The Company has a board and senior management that function independently from the Retained
Group and from the JSS Group. Although there are common directors between the Company and Swire
Pacific, there are only two common executive directors, namely the chairman and the chief executive
of the Company. The executive chairman of the Company participates in the strategic planning and
general management of the Group and not its daily operations. The chief executive of the Company
is involved in the strategic planning and general management of Swire Pacific and not its daily
operations. Four of the 14 Directors are independent non-executive Directors, who are independent of
Swire Pacific as well as the JSS Group. The senior management of the Company comprises 14 persons,
12 of whom are independent of both Swire Pacific and the JSS Group. Three of the non-executive
Directors, representing less than half of the non-executive board of the Company, are also directors
of Swire Pacific and/or the JSS Group.

The following table shows the directorship and/or employment relationship (if any) which the
Directors and senior management of the Company have with Swire Pacific and JSS immediately
following the Listing.

Name The Company Swire Pacific JSS

Chairman* and
employee*

Chairman and
executive director

Chairman and
executive director

PRATT, Christopher Dale

CUBBON, Martin Chief executive and Executive director Director* and

executive director employee*
BREMRIDGE, John Executive director N/A Employee*
Charles Godfrey
BRADLEY, Guy Martin Executive director N/A Employee*
Coutts
HO, Cho Ying Davy Executive director N/A N/A
ONGLEY, Gordon James Executive director N/A N/A
CHENG, Hoi Chuen Non-executive director N/A N/A

HUGHES-HALLETT,
James Wyndham John

KILGOUR, Peter Alan

Non-executive director

Non-executive director

Non-executive director

Executive director
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Name The Company Swire Pacific JSS

SWIRE, Merlin Bingham Non-executive director Non-executive director Director and

employee
BRADLEY, Stephen Independent non- N/A N/A
Edward executive director
CHAN, Cho Chak John Independent non- N/A N/A
executive director
ETCHELLS, Paul Independent non- N/A N/A
Kenneth executive director
LIU, Sing Cheong Independent non- N/A N/A
executive director
PURVIS, Dominic General manager of N/A Employee*
Alexander Chartres marketing and
communications
ZHANG, Zhuo Ping Commercial director, N/A Employee*
Mainland China
All other members of the Senior management N/A N/A
senior management of the
Company
Note:

* of a subsidiary of JSS.

Under the Articles, a Director who to his knowledge is in any way, whether directly or indirectly,
interested in a contract or arrangement or proposed contract or arrangement with the Company shall,
if his interest in the contract or arrangement or proposed contract or arrangement is material, declare
the nature of his interest at the meeting of the Board at which the question of entering into the contract
or arrangement is first taken into consideration if he knows his interest then exists, or in any other
case, at the first meeting of the Board after he knows that he is or has become so interested. The
Articles do not require a Director who is so interested not to attend any meeting of the Board.
However, the Articles do provide that a Director shall not vote (or be counted in the quorum) in respect
of any board resolution approving any contract or arrangement or proposed contract or arrangement
in which he or any of his associates is materially interested, except in certain prescribed
circumstances, details of which are set out in Appendix VIII “Summary of the Constitution of the
Company” to this prospectus.
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Whether a Director is conflicted or non-conflicted on any matter depends on the particular
circumstances of the matter under consideration. The fact that a Director also holds directorships in
other companies does not create a conflict for that Director unless the matter under consideration
involves his personal interests or those of the other companies as well as the Group. In all other
circumstances, a Director is able to act without being conflicted.

The provisions in the Articles ensure that matters involving a conflict of interest which may arise
from time to time will be managed in line with accepted corporate governance practice with a view
to ensuring that decisions are taken having regard to the best interests of the Company and the
Shareholders (including the minority Shareholders, that is the Shareholders other than Swire Pacific)
taken as a whole.

From time to time the Company may enter into connected transactions with members of the
Retained Group or the JSS Group. It is considered that the seven Directors who are independent of the
Retained Group and the JSS Group (that is all of the independent non-executive Directors, Mr. Davy
Ho, Mr. Gordon Ongley and Mr. Cheng Hoi Chuen) will form the necessary quorum to consider entry
into such connected transactions (or other transactions the approval of which the Directors who are
not independent of the Retained Group or the JSS Group are required by the Articles to abstain from
voting on) and collectively have the necessary expertise and experience to ensure that decisions by the
Board to enter into such transactions will be properly taken having regard to the best interests of the
Company and the Shareholders (including the minority Shareholders, that is the Shareholders other
than Swire Pacific) taken as a whole, and accordingly that the functions of the Board, as they relate
to such connected or other transactions, will be properly carried out. In this connection, attention is
specifically drawn to the experience in the property industry of Mr. S.C. Liu and Mr. Gordon Ongley.
See the section headed “Directors, Senior Management and Employees — Directors” in this
prospectus.

Clear delineation of business

The business of the Company comprises property investment, property trading and investment in
and operation of hotels. The Retained Group will continue to operate its beverages, marine services
and trading and industrial businesses, as well as owning its interests in its associated companies which
operate the aviation businesses.

Financial independence

The Inter-group Funding and the Mandarin Guarantee in respect of the Mandarin Loan that will
remain in place after the Listing are described above in the section headed “Relationship with the
Controlling Shareholders — Relationship with the Controlling Shareholders — Inter-group Funding”.
If all such funding had to be repaid (along with the corresponding Swire Pacific Financings), financed
by the issue of an equivalent amount of new debt, this would be very costly, complex and unduly
onerous for the Group. Upon maturity of such funding, the Company intends to obtain new funding
(as necessary) without recourse to Swire Pacific and believes it will be able to do so based on its
record of fund-raising on a standalone basis and its strong financial position.
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Independence of administrative capability

Certain administrative and similar services of members of the staff of the JSS Group are, and
have for many years been, provided to the Group pursuant to the Services Agreement. Such services
will continue to be provided to the Group following the Listing. Such services include housing,
training, public relations and recreational services. The services of the company secretary of the
Company are provided pursuant to the Services Agreement. Swire Pacific provides central treasury
services to its subsidiaries. Such services will continue to be provided by Swire Pacific to the
Company (free of charge) for a transitional period following the Listing. The transitional period is not
expected to exceed 12 months. Treasury services provided include all normal head office treasury
functions, including the management of deposits, loans and foreign exchange transactions. The
services will constitute continuing connected transactions for the Company but will be exempt from
the disclosure and shareholder approval requirements of the Listing Rules because no charge will be
made for them. The Directors do not consider these arrangements to affect the independence of the
management of the business of the Company given that such arrangements involve the provision of
support functions only.
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As at the Latest Practicable Date, JSS owned (through its wholly-owned subsidiaries)

approximately 38.99% of the issued share capital and approximately 56.84% of the voting rights in

Swire Pacific, which owned 100% of the issued share capital of the Company. Swire Pacific and JSS

are therefore substantial shareholders of the Company.

The shareholdings of Swire Pacific and JSS in the Company (i) immediately prior to the Global

Offering, (ii) immediately after the Global Offering and the Swire Pacific Distribution (assuming no

exercise of the Over-allotment Option) and (iii) immediately after the Global Offering and the Swire

Pacific Distribution (assuming the exercise of the Over-allotment Option in full) are as follows:

Immediately prior to
the Global Offering

Immediately after the Global
Offering and the Swire Pacific

Immediately after the Global

Offering and the Swire Pacific

Distribution (assuming no Distribution (assuming the
exercise in full of the

Over-Allotment Option)

exercise of the
Over-Allotment Option)

Nature of Approximate Approximate Approximate

Name of Interest and Number percentage Number percentage Number percentage
Shareholder Capacity of Shares of interest of Shares of interest of Shares of interest
JSS Interest in a 5,690,000,000 (L) 100.0% 5,598,211,880 (L) 84.82% 5,461,711,880 (L) 82.75%

controlled

corporation
Swire Pacific.... Beneficial 5,690,000,000 (L) 100.0% 5,539,537,750 (L) 83.93% 5,461,711,880 (L) 82.75%

owner

Note:

(L) denotes a long position in the Shares.
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CONNECTED PERSONS OF THE COMPANY

Since both Swire Pacific and JSS are controlling shareholders of the Company, both of them and
their respective associates (such as Cathay Pacific Airways Limited, in which Swire Pacific is directly
interested so as to exercise 30% or more of the voting power at general meetings) are connected
persons of the Company.

CONTINUING CONNECTED TRANSACTIONS SUBJECT TO THE REPORTING AND
ANNOUNCEMENT REQUIREMENTS OF THE LISTING RULES

The following transactions will be continuing connected transactions of the Company subject to
reporting and announcement requirements under Chapter 14A of the Listing Rules.

The following table summarises the non-exempt continuing connected transactions between the
Group and connected persons of the Company after the Listing. The Company has received a waiver
from the Stock Exchange pursuant to Rule 14A.42(3) of the Listing Rules from strict compliance with
the announcement requirements under Chapter 14A of the Listing Rules in respect of these

transactions.

Historical figures Annual cap

(HK$ in millions) (HK$ in millions)

Financial year ended Financial year ended
31st December 31st December

Transaction 2007 2008 2009 2010 2011 2012 2013 2014 2015
Services Agreement 93 119 133 186 N/A N/A N/A N/A N/A
Swire Pacific Tenancy 439 50.8 535 88.3 93.0 949 99.7 104.6 109.9
Framework Agreement
JSS Tenancy Framework 38.1 52.0 522 86.4 96.9 99.7 104.7 1099 1154

Agreement

Insurance arrangement with 5.8 7.0 9.2 1559 N/A N/A N/A N/A N/A
Spaciom

Note:
(I)  This figure is based on the assumption that only property all risks and business interruption insurance is placed with

Spaciom.
Services Agreement
Particulars

Pursuant to the Services Agreement entered into between the Company and JSSHK, a
wholly-owned subsidiary of JSS, on 1st December 2004, renewed on 1st October 2007 and amended
and restated with effect from 1st January 2010, members of the JSS Group provide certain services
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to members of the Group. The arrangements under the Services Agreement and similar arrangements
between members of the Retained Group and JSSHK were disclosed in the announcements of Swire
Pacific dated 1st December 2004 and 1st October 2007.

The services under the Services Agreement comprise advice and expertise of the directors and
senior officers of the JSS Group including (but not limited to) assistance in negotiating with regulatory
and other governmental or official bodies, full or part time services of members of the staff of the JSS
Group, other administrative and similar services and such other services as may be agreed from time
to time. In return for those services, JSSHK receives annual services fees. The Company also
reimburses the JSS Group for all the expenses incurred in the provision of the services at cost.

The annual services fees are calculated as 2.5% of the Company’s consolidated profit before
taxation and minority interests, adjusted by (a) adding back the annual services fees, (b) excluding any
gain or loss on the realisation, change in fair value or other revaluation of fixed assets, (c)(i)
disregarding any impairment provision in respect of goodwill and (ii) calculating the overall gain or
loss on the subsequent realisation of any related investment by reference to its cost and (d) subtracting
any profits and losses from jointly controlled and associated companies, but adding back the dividends
receivable from these companies. Any dividend or profit in respect of which a service fee is payable
under any other profit related services agreement with the JSS Group are excluded to avoid duplication
of payment.

The Services Agreement was renewed on 1st October 2007 for a term of three years from Ist
January 2008 and will terminate on 31st December 2010, but shall be renewed for successive periods
of three years thereafter unless either party gives the other notice of termination of not less than three
months expiring on any 31st December.

A party to the Services Agreement may terminate it with immediate effect by notice to the other
party in the event of default by that other party. In the event of termination of the Services Agreement,
all the rights and obligations of the parties shall forthwith cease, but any rights, liabilities or remedies
arising prior to such termination shall not be affected.

The annual services fees for each year are payable in cash from the Group’s internal resources
in arrears in two instalments, with an interim payment by the end of October and a final payment by
the end of April of the following year, adjusted to take account of the interim payment.

The annual cap

For each of the three years ended 31st December 2007, 2008 and 2009, the annual services fees
paid by the Company to JSSHK and the reimbursement of expenses incurred by the JSS Group in the
provision of the services (excluding the reimbursement of costs in respect of shared administrative
services, which is not subject to Chapter 14A pursuant to Rule 14A.31(8) of the Listing Rules)
amounted to approximately HK$93 million, HK$119 million and HK$133 million, respectively.

The annual cap for the Services Agreement has been determined by reference to the aggregate
of the annual services fees paid by the Company and the reimbursement of expenses incurred by the
JSS Group in the provision of the services (excluding the reimbursement of costs in respect of shared
administrative services) in each of the past three years, by reference to which a cushion of 30% is
added to provide flexibility for possible changes in the level of profit by reference to which the annual
services fees are charged and possible changes in the level of reimbursed costs.
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The annual cap for 2010 set out below has been determined by taking into account the projection
of the growth of the Group’s business operations and projected increase in staff being seconded from
JSSHK to the Group for managing the expanded business operations. Reimbursement of costs by the
Group to JSSHK mainly covers the employment costs of the directors and senior officers of the JSS
Group who are seconded to the Group under the Services Agreement.

Based on the above, the Company estimates that the annual services fees for the year ending 31st
December 2010 will not exceed the annual cap of HK$186 million.

Reasons for, and benefits of, the Services Agreement

There have since 1949 been agreements between members of the Retained Group and members
of the JSS Group for the provision of management support services. For 60 years, Swire Pacific and
its subsidiaries, including the Company since its incorporation in 1972, have considerably benefited
from the management expertise and other services provided by the JSS Group and the use of the Swire
brands which use may not be terminated so long as the relevant Swire Pacific Services Agreements
are in force. Please refer to the sub-section headed “Trademark Agreements” below. On this basis, the
Directors consider that the Services Agreement is fair and reasonable and in the interests of the
shareholders of the Company as a whole.

Similar services agreements are, and have for many years been, in place between the JSS Group
and each of the two listed associated companies of Swire Pacific (Cathay Pacific Airways Limited and
Hong Kong Aircraft Engineering Company Limited). Their terms are substantially the same as those
of the Swire Pacific Services Agreements. The Directors consider that the Services Agreement is on
normal commercial terms.

Listing Rules requirements

As the highest relevant percentage ratio in respect of the Services Agreement will on an annual
basis be more than 0.1% but less than 2.5% and it is on normal commercial terms, it will be exempt
pursuant to Rule 14A.34 of the Listing Rules from the independent shareholders’ approval requirement
but will be subject to the reporting and announcement requirements in Chapter 14A of the Listing
Rules.

Swire Pacific Tenancy Framework Agreement
Particulars

Members of the Group from time to time enter into tenancy agreements with members of the
Retained Group under which the respective members of the Retained Group lease properties from
members of the Group. The Company entered into the Swire Pacific Tenancy Framework Agreement
on 14th April 2010 to govern all existing tenancies and all future tenancies which may from time to
time be entered into between members of the Group and members of the Retained Group.

The Swire Pacific Tenancy Framework Agreement is for a term of six years with effect from Ist
January 2010 and will terminate on 31st December 2015. The Company considers that it is normal
business practice in Hong Kong and the PRC for commercial tenancy agreements to be for a period
of up to six years, and consider that it is necessary for the Company to be able to offer tenancy
agreements of up to six years in order to compete on equal terms with its competitors in the leasing
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market. DTZ, the independent property valuer, has also confirmed that it is normal business practice
in Hong Kong and the PRC for commercial tenancy agreements such as the tenancy agreements under
the Swire Pacific Tenancy Framework Agreement to be for a period of up to six years.

Pursuant to the Swire Pacific Tenancy Framework Agreement, members of the Group will enter
into tenancy agreements with members of the Retained Group from time to time on normal commercial
terms based on the then prevailing market rates. DTZ has reviewed the terms of the existing tenancy
agreements under the tenancies pursuant to the Swire Pacific Tenancy Framework Agreement and
confirmed that the rental payable under these tenancy agreements was determined with reference to
the prevailing market rates and are on normal commercial terms.

The annual caps

For each of the three years ended 31st December 2007, 2008 and 2009, the aggregate rental paid
by the members of the Retained Group to members of the Group amounted to approximately HK$43.9
million, HK$50.8 million and HK$53.5 million, respectively.

The annual caps for the Swire Pacific Tenancy Framework Agreement have been determined by
reference to the terms of the Swire Pacific Tenancy Framework Agreement and the aggregate rental
paid to the Group in the past three years, by reference to which a cushion of 50% is added to provide
flexibility for possible increase in (a) the number of tenancies between the Group and the Retained
Group, (b) the amount of the base rent in accordance with changes in prevailing market rates and (c)
the amount of the turnover rent (resulting from any growth in retail tenants’ turnover). The Directors
estimate that the aggregate rental payable to the Group under the Swire Pacific Tenancy Framework
Agreement for the six years ending 31st December 2010, 2011, 2012, 2013, 2014 and 2015 will not
exceed the annual caps of HK$88.3 million, HK$93.0 million, HK$94.9 million, HK$99.7 million,
HK$104.6 million and HK$109.9 million, respectively.

Listing Rules requirements

As the highest relevant percentage ratio in respect of the Swire Pacific Tenancy Framework
Agreement will on an annual basis be more than 0.1% but less than 2.5% and it is on normal
commercial terms, it (together with any tenancies pursuant to it) will be exempt pursuant to Rule
14A.34 of the Listing Rules from the independent shareholders’ approval requirement but will be
subject to the reporting and announcement requirements in Chapter 14A of the Listing Rules.

JSS Tenancy Framework Agreement
Particulars

Members of the Group from time to time enter into tenancy agreements with members of the JSS
Group under which the respective members of the JSS Group lease properties from members of the
Group. The Company entered into the JSS Tenancy Framework Agreement on 14th April 2010 to
govern all existing tenancies and all future tenancies which may from time to time be entered into
between members of the Group and members of the JSS Group.

The JSS Tenancy Framework Agreement is for a term of six years with effect from 1st January

2010 and will terminate on 31st December 2015. The Company considers that it is normal business
practice for commercial tenancy agreements to be for a period of up to six years, and considers that
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it is necessary for the Company to be able to offer tenancy agreements of up to six years in order to
compete on equal terms with its competitors in the leasing market. DTZ, the independent property
valuer, has also confirmed that it is normal business practice in Hong Kong and the PRC for
commercial tenancy agreements such as the tenancy agreements under the JSS Tenancy Framework
Agreement to be for a period of up to six years.

Pursuant to the JSS Tenancy Framework Agreement, members of the Group will enter into
tenancy agreements with members of the JSS Group from time to time on normal commercial terms
based on the then prevailing market rates. DTZ has reviewed the terms of the existing tenancy
agreements under the JSS Tenancy Framework Agreement and confirmed that the rental payable under
these tenancy agreements were determined with reference to the prevailing market rates and are on
normal commercial terms.

The annual caps

For each of the three years ended 31st December 2007, 2008 and 2009, the aggregate rental paid
by the members of the JSS Group to members of the Group amounted to approximately HK$38.1
million, HK$52.0 million and HK$52.2 million, respectively.

The annual caps for the JSS Tenancy Framework Agreement have been determined by reference
to the terms of the JSS Tenancy Framework Agreement and the aggregate rental paid to the Group in
the past three years, by reference to which a cushion of 50% is added to provide flexibility for possible
increase (a) in the number of tenancies between the Group and the JSS Group and, (b) amount of the
base rent in accordance with changes in prevailing market rates and (c) the amount of the turnover rent
(resulting from any growth in retail tenants’ turnover). The Directors estimate that the aggregate rental
payable to the Group under the tenancies pursuant to the JSS Tenancy Framework Agreement for the
six years ending 31st December 2010, 2011, 2012, 2013, 2014 and 2015 will not exceed the annual
caps of HK$86.4 million, HK$96.9 million, HK$99.7 million, HK$104.7 million, HK$109.9 million
and HK$115.4 million, respectively.

Listing Rules requirements

As the highest relevant percentage ratio in respect of the JSS Tenancy Framework Agreement
will on an annual basis be more than 0.1% but less than 2.5% and it is on normal commercial terms,
it (together with any tenancies pursuant to it) will be exempt pursuant to Rule 14A.34 of the Listing
Rules from the independent shareholders’ approval requirement but will be subject to the reporting and
announcement requirements in Chapter 14A of the Listing Rules.
Insurance arrangement with Spaciom

Particulars

The Company places combined property all risks and business interruption insurance for its
completed Hong Kong properties with Spaciom (the “Spaciom Insurance”). Spaciom is a captive
insurance company which is wholly owned by Swire Pacific.

The Spaciom Insurance is for a period of one year from Ist April 2010 to 31st March 2011. The
premium paid by the Company is in line with current market premium rates charged for corporates.
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The annual cap

For each of the three years ended 31st December 2007, 2008 and 2009, the insurance premium
paid by the Company to Spaciom under the Spaciom Insurance amounted to approximately HK$5.8
million, HK$7.0 million and HK$9.2 million, respectively.

The annual cap for the Spaciom Insurance has been determined by reference to the terms of the
insurance policy for the Spaciom Insurance and the insurance premium paid by the Company in the
past three years, by reference to which a cushion of 50% is added to provide flexibility for possible
increase in the insurance premium payable in accordance with any changes in prevailing market rates.
The Directors estimate that the insurance premium payable by the Company under the Spaciom
Insurance for the year ending 31st December 2010 will not exceed the annual cap of HK$15.5 million.

Reasons for, and benefits of, the Spaciom Insurance

The placing of insurance through captive insurance companies is recognised by the insurance
market as a “Best Practice” insurance procurement strategy and is commonly used by multinational
corporations or corporates with high asset values. Companies taking this approach do so with the goal
of managing risk more efficiently and achieving more competitive insurance programmes. The
Directors consider that, by placing insurance through Spaciom, the Company will better identify,
control, and manage the risks to which it is exposed and will also reduce the volatility of its insurance
costs. In addition, it is considered that the pricing and other terms on which the Company can obtain
reinsurance coverage are better if they are obtained through Spaciom (a captive insurance company
which is placing reinsurance for the whole Swire Pacific group) than if they were obtained through
a captive insurance company wholly owned by the Company (which would only be placing reinsurance
for the Group).

Listing Rules requirements

As the highest relevant percentage ratio in respect of the Spaciom Insurance will on an annual
basis be more than 0.1% but less than 2.5% and it is on normal commercial terms, it will be exempt
pursuant to Rule 14A.34 of the Listing Rules from the independent shareholders’ approval requirement
but will be subject to the reporting and announcement requirements in Chapter 14A of the Listing
Rules.

Confirmation of the Directors and the Joint Sponsors

The Directors are of the view that the continuing connected transactions referred to above have
been or will be entered into in the ordinary and usual course of business of the Company and are on
normal commercial terms (or better to the Company), fair and reasonable and in the interests of the
shareholders of the Company as a whole and that the proposed annual caps for the transactions are fair
and reasonable and in the interests of the Shareholders as a whole.

Based on the documents, information and historical figures provided by the Company and the
Joint Sponsors’ participation in due diligence and discussions with the Company and its advisers, the
Joint Sponsors confirm that they are of the view that the continuing connected transactions referred
to above are in the ordinary and usual course of business of the Company and are on normal
commercial terms (or better to the Company), fair and reasonable and in the interests of the
Shareholders as a whole and that the proposed annual caps for the transactions are fair and reasonable
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and in the interests of the Shareholders as a whole. The Joint Sponsors also confirm that, in relation
to the Swire Pacific Tenancy Framework Agreement, the JSS Tenancy Framework Agreement and their
respective underlying tenancies, it is normal business practice in Hong Kong and the PRC for
commercial tenancy agreements of such type to be for a period of up to six years and that it is
necessary for the Company to be able to offer tenancy agreements of up to six years in order to
compete on equal terms with its competitors in the leasing market.

Waiver from the Stock Exchange

The Company has applied to the Stock Exchange for, and has been granted, a waiver under Rule
14A.42(3) from compliance with the requirements in Rule 14A.47 of the Listing Rules in respect of
each of the transactions above. Notwithstanding the above waiver, the Company will comply with
Rules 14A.35(1) (except in relation to the length of the terms of the Swire Pacific Tenancy
Framework, the JSS Tenancy Framework Agreement and their respective underlying tenancies to
which a period of up to six years applies instead), 14A.35(2), 14A.36, 14A.37, 14A.38, 14A.39 and
14A.40 of the Listing Rules in respect of the transactions.

EXEMPT CONTINUING CONNECTED TRANSACTIONS

After the Listing, the following transactions will constitute continuing connected transactions of
the Company which are exempt from the reporting, announcement and independent shareholders’
approval requirements under Chapter 14A of the Listing Rules.

Inter-group Funding and the Mandarin Guarantee

There are a number of financing arrangements between the Group and certain members of the
Retained Group, including the Inter-group Funding and the Mandarin Guarantee, which will remain
in place after the listing. Details of the financing arrangements between the Group and the Retained
Group are contained in the section headed “Relationship with the Controlling Shareholders —
Relationship with the Controlling Shareholders — Inter-group Funding” in this prospectus.

The Inter-group Funding and the Mandarin Guarantee will constitute financial assistance
provided by connected persons, namely members of the Retained Group, for the benefit of members
of the Group. As the commercial terms of the Inter-group Loan Agreements substantially mirror those
of the underlying financing arrangements between the relevant members of the Retained Group and
independent third parties, they are on normal commercial terms. The Mandarin Guarantee is provided
by Swire Pacific to members of the Group for no consideration and is therefore on better than normal
commercial terms (for the Company). Since no security over the assets of the Group is or will be given
to the Retained Group as security for the Inter-group Funding or the Mandarin Guarantee, the
Inter-group Funding and the Mandarin Guarantee will be exempt pursuant to Rule 14A.65(4) of the
Listing Rules from the reporting, announcement and independent shareholders’ approval requirements
and accordingly are not subject to the requirements in Chapter 14A of the Listing Rules.

— 184 —



CONNECTED TRANSACTIONS

The Entrusted Loans

Subsidiaries of the Company have entered into the following entrusted loans (the “Entrusted
Loans”) with connected persons of the Company:

(a) a RMB40 million entrusted loan dated 15th September 2008 between Beijing Sanlitun
South Property Management Company Limited (a subsidiary of the Company) as borrower,
a third party bank as lender, and Akzo Nobel Swire Paints (Guangzhou) Limited as the
entrusting party to be repaid on 25th November 2010 in accordance with the roll-over
notice given by the entrusting party and the borrower to the lender on 25th November 2009;

(b) a RMB60 million entrusted loan dated 15th September 2008 between Beijing Sanlitun
South Property Management Company Limited (a subsidiary of the Company) as borrower,
a third party bank as lender, and Akzo Nobel Swire Paints (Shanghai) Limited as the
entrusting party to be repaid on 3rd December 2010 in accordance with the roll-over notice
given by the entrusting party and the borrower to the lender on 3rd December 2009; and

(c) a RMBS50 million entrusted loan dated 19th March 2010 between Beijing Sanlitun North
Property Management Company Limited (a subsidiary of the Company) as borrower, a third
party bank as lender, and Akzo Nobel Swire Paints (Shanghai) Limited as the entrusting
party to be repaid on the first anniversary of the date of the advance of the loan.

Under the terms of each Entrusted Loan, the borrower may not cancel or prepay the facility
without the written consent of the entrusting party, and the entrusting party does not have the right
to cancel the facility.

Akzo Nobel Swire Paints (Shanghai) Limited and Akzo Nobel Swire Paints (Guangzhou) Limited
(together, the “Akzo Nobel Entities”) are associates of Swire Pacific and therefore will become
connected persons of the Company immediately after the completion of the Global Offering. The
Entrusted Loans will therefore constitute financial assistance provided by connected persons for the
benefit of members of the Group. As the Entrusted Loans are on normal commercial terms (or better
to the Company), and no security over the assets of the Group is or will be given to the Akzo Nobel
Entities as security for the Entrusted Loans, they will be exempt pursuant to Rule 14A.65(4) of the
Listing Rules from the reporting, announcement and independent shareholders’ approval requirements
and accordingly are not subject to the requirements under Chapter 14A of the Listing Rules.

Shareholder Loans

Pursuant to two heads of agreement between the Company and Henderson Land Development
Company Limited (“Henderson”) in respect of Henderson’s investment as a minority shareholder in
two subsidiaries of the Company, Henderson will advance shareholder loans (the “Shareholder
Loans”) in proportion to its shareholdings from time to time to the subsidiaries to fund the
development cost of the subsidiaries. Henderson will become a connected person of the Company
immediately after the completion of the Global Offering because it is a substantial shareholder of
subsidiaries of the Company. The Shareholder Loans will therefore constitute financial assistance
provided by a connected person for the benefit of members of the Group. As the Shareholder Loans
are on normal commercial terms (or better to the Company), and no security is given by the Group in
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respect of the provision of the Shareholder Loans, they will be exempt pursuant to Rule 14A.65(4) of
the Listing Rules from the reporting, announcement and independent shareholders’ approval
requirements and accordingly are not subject to the requirements in Chapter 14A of the Listing Rules.

Other de minimis continuing connected transactions

We have also entered into other continuing connected transactions with members of the Retained
Group, members of the JSS Group, associates of Swire Pacific and associates of JSS, the highest
relevant percentage of each of which is below 0.1%. Since they are on normal commercial terms, they
will be exempt pursuant to Rule 14A.33(3) of the Listing Rules from the reporting, announcement and
independent shareholders’ approval requirements in Chapter 14A of the Listing Rules. Examples of
those are set out below.

Trademark Agreements

Pursuant to the Trademark Agreements, JSS grants the respective members of the Group a
non-exclusive right to use the Swire trademarks and certain other trademarks for a nominal
consideration (amounting to HK$1 per agreement). The parties to the Services Agreement have agreed
under the Services Agreement that the Trademark Agreements will not be terminated except for cause
(or if the relevant licensee under any Trademark Agreement ceases to be a member of the Swire group)
for as long as the Services Agreement is in force. Further details of the trademarks are set out in the
section headed “Further Information About the Company’s Business — Intellectual Property Rights of
the Group” in Appendix IX “Statutory and General Information” to this prospectus.

Tenancy agreements with certain associates of Swire Pacific or JSS

Certain members of the Group have entered into tenancy agreements with certain associates of
Swire Pacific and certain associates of JSS (together, the “Other Tenancy Agreements”). The
independent valuer, DTZ, has reviewed the terms of each Other Tenancy Agreement, and confirmed
that the rental payable under each Other Tenancy Agreement was determined with reference to the
prevailing market rates and is on normal commercial terms.

Property management agreement with JSSHK

Pursuant to its property management agreement dated 24th December 2009 (the “Property
Management Agreement”) with JSSHK, Swire Properties Management Limited, a wholly-owned
subsidiary of the Company, provides property management services to JSSHK in respect of properties
owned or leased by JSSHK. In return for the services, Swire Properties Management Limited will
receive a management fee. The terms of the Property Management Agreement are on normal
commercial terms.

Hotel management agreement with Airline Hotel Limited
Pursuant to its hotel management agreement dated 31st December 2009 (the “Hotel

Management Agreement”) with Airline Hotel Limited (a wholly-owned subsidiary of Cathay Pacific
Airways Limited), Swire Properties Hotel Management Limited, a wholly-owned subsidiary of the

— 186 —



CONNECTED TRANSACTIONS

Company, provides hotel management services to Airline Hotel Limited in respect of a hotel owned
by Airline Hotel Limited. In return for the management services, Swire Properties Hotel Management
Limited will receive an annual management fee. The terms of the Hotel Management Agreement are
on normal commercial terms.

Administration agreement in respect of retirement benefits of the Group

The Company entered into an administration agreement dated 1st February 2006 with Cannon
Trustees Limited (“Cannon Trustees”), a wholly-owned subsidiary of JSS, for the provision of
management and administration services in respect of the Company’s retirement benefits scheme (the
“Administration Agreement”). In return for the services, Cannon Trustees receives an administration
fee from the Company. The terms of the Administration Agreement are on normal commercial terms.

U.K. office tenancy agreement

An indirect wholly-owned subsidiary of the Company entered into a tenancy agreement with JSS
under which the wholly-owned subsidiary of the Company leases certain office premises from JSS (the
“U.K. Office Tenancy Agreement”). The terms of the U.K. Office Tenancy Agreement are on normal
commercial terms.

Acquisition of travel services from Swire Travel Limited

The Group acquires travel services from time to time from Swire Travel Ltd., a wholly-owned
subsidiary of JSS. The travel services are consumer services acquired by the Group on normal
commercial terms for its own use.

Acquisition of beverages from Swire Coca-Cola HK Limited

The Group purchases beverages from time to time from Swire Coca-Cola HK Limited, a
subsidiary of Swire Pacific. The beverage purchases are consumer goods acquired by the Group on
normal commercial terms for its own consumption.

Rebates received by the Group from Cathay Pacific and Dragonair

The Group receives rebates from an associate of Swire Pacific, Cathay Pacific Airways Limited
(and its wholly-owned subsidiary Hong Kong Dragon Airlines Limited), in respect of the Group’s
purchase of air tickets. The payment of rebates in connection with the purchases of air tickets reflects
a normal practice in the aviation business and is on normal commercial terms.

Treasury services from Swire Pacific

The Group receives treasury services from Swire Pacific and will continue to receive such
services for a transitional period after the Listing. The transitional period is not expected to exceed
12 months. The treasury services include all normal head office treasury functions, including the
management of deposits, loans and foreign exchange transactions. The treasury services are provided
to the Group free of charge.
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DIRECTORS

The Board of Directors consists of 14 Directors, four of whom are independent non-executive
Directors. The table below shows certain information concerning the Directors:

Name Age Position

PRATT, Christopher Dale.............co.oooeiiiiin. 53 Chairman

CUBBON, Martin .....ooovveiniiiiiiiiiiiiieieieeeeens 52 Chief Executive

BREMRIDGE, John Charles Godfrey ................... 53 Finance Director

BRADLEY, Guy Martin Coutts ............ccceeeueenne.n. 44 Executive Director

HO, Cho Ying Davy....cooceiiiiiiiiiiiiiiiiiiiiiieieeeen 63 Executive Director

ONGLEY, Gordon JamesS......ccovvvieiiiiiniiiiiiiniennnn, 56 Executive Director

CHENG, Hoi Chuen.............coooiviiiiiiiiiiieiien, 61 Non-Executive Director
HUGHES-HALLETT, James Wyndham John ........ 60 Non-Executive Director

KILGOUR, Peter Alan .......ccoooevviiiiiiiiiiiiiiniennnn, 54 Non-Executive Director

SWIRE, Merlin Bingham ...........c...co.cooiii. 36 Non-Executive Director

BRADLEY, Stephen Edward .........c...ccooovininnn. 52 Independent Non-Executive Director
CHAN, Cho Chak John .......cooooiviiiiiiiiiiiis 67 Independent Non-Executive Director
ETCHELLS, Paul Kenneth...................... 59 Independent Non-Executive Director
LIU, Sing Cheong......ccovvuviiiiiiiiiiiiiiiiieieeeeeanes 54 Independent Non-Executive Director
Chairman

PRATT, Christopher Dale, CBE, aged 53, has been a Director of the Company since Ist
February 2003 and Chairman of the Company since st June 2009. He is also Chairman of Swire
Pacific Limited, Cathay Pacific Airways Limited, Hong Kong Aircraft Engineering Company Limited,
John Swire & Sons (H.K.) Limited and Swire Beverages Limited, and a Director of Air China Limited
and The Hongkong and Shanghai Banking Corporation Limited. He joined the Swire group in 1978 and
has worked with the group in Hong Kong, Australia and Papua New Guinea. Mr. Pratt graduated from
the University of Oxford in 1978 with a Bachelor of Arts degree in Modern History.

Executive Directors

CUBBON, Martin, aged 52, has been a Director of the Company since 1st March 2000 and Chief
Executive of the Company since lst June 2009. He is also a Director of John Swire & Sons (H.K.)
Limited and Swire Pacific Limited, with responsibility for group finance from September 1998 to
March 2009. He was a Director of Cathay Pacific Airways Limited from September 1998 to May 2009,
a Director of Hong Kong Aircraft Engineering Company Limited from August 2006 to May 2009, and
Chairman of Swire Beverages Limited from July 2007 to June 2009. Mr. Cubbon graduated from the
University of Liverpool in 1980 with a Bachelor of Arts (Honours) degree in Economics and is a
member of the Institute of Chartered Accountants in England and Wales. He joined the Swire group
in 1986.
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BREMRIDGE, John Charles Godfrey, aged 53, has been the Finance Director of the Company
since Ist April 2009 with responsibility for the financial interests of the Company. He joined the Swire
group in 1985 and in addition to Hong Kong, has worked with the group in the United Kingdom, Japan,
Australia, Korea and in the Middle East. He was a Director and Chief Operating Officer of Hong Kong
Aircraft Engineering Company Limited from September 2004 to March 2009. Mr. Bremridge
graduated from the University of Oxford in 1979 with a Bachelor of Arts degree in Psychology,
Philosophy and Physiology and obtained a Master of Arts degree from the University of Oxford in
1987 and is a fellow of the Institute of Chartered Accountants in England and Wales. He is seconded
from the JSS Group and has no other role in the JSS Group.

BRADLEY, Guy Martin Coutts, aged 44, has been a Director of the Company since 1st January
2008 and Chief Operating Officer, Hong Kong since 1st January 2010 and is responsible for the
Company’s Hong Kong business. He joined the Swire group in 1987 and in addition to Hong Kong,
has worked with the group in Papua New Guinea, Japan, U.S.A., Vietnam, Mainland China, Taiwan
and the Middle East. Mr. Bradley graduated from the University of Oxford in 1987 with a Bachelor
of Arts degree in Politics, Philosophy and Economics and obtained a Master of Arts degree from the
University of Oxford in 1991. He is a member of The Royal Institution of Chartered Surveyors and
The Hong Kong Institute of Surveyors. He is seconded from the JSS Group and has no other role in
the JSS Group.

HO, Cho Ying Davy, aged 63, has been a Director of the Company since 14th April 2010. He
is responsible for relations with joint venture partners and government authorities in Hong Kong and
the PRC. He was a Director of Swire Pacific Limited from March 1997 to March 2010, a Director of
Hong Kong Aircraft Engineering Company Limited from September 1999 to March 2010, and a
Director of John Swire & Sons (H.K.) Limited from January 1995 to March 2010. He was Chairman
of the Swire group’s Taiwan operations and of a number of Swire group companies with shipping and
travel interests. He is an Independent Non-Executive Director of DP World Limited, a company listed
on NASDAQ Dubai. He joined the Swire group in 1970 and has worked with the group in Hong Kong,
Mainland China and Taiwan. Mr. Ho graduated from the University of Western Australia in 1970 with
a Bachelor of Science degree in Biochemistry and Physiology.

ONGLEY, Gordon James, aged 56, has been a Director of the Company since Ist February
2003. He joined the Company in 1995 and has worked with the Company in Hong Kong and Mainland
China. He was appointed Chief Executive Officer — Mainland China in January 2008 and is
responsible for the Company’s Mainland China business. Mr. Ongley qualified as a chartered surveyor
in 1975 and is a member of The Royal Institution of Chartered Surveyors and The Hong Kong Institute
of Surveyors.

Non-Executive Directors

CHENG, Hoi Chuen, GBS, OBE, JP, aged 61, has been a Director of the Company since 14 April
2010. Mr. Cheng is a career banker with extensive international business experience particularly in
Asia. He joined The Hongkong and Shanghai Banking Corporation Limited in 1978. He is an
Executive Director of HSBC Holdings plc and the Chairman of HSBC Bank (China) Company Limited
and HSBC Bank (Taiwan) Limited. He is an Independent Non-Executive Director of Great Eagle
Holdings Limited and MTR Corporation Limited. He was an Independent Non-Executive Director of
Swire Pacific Limited from 12th May 2005 to 31st January 2008. He is Vice-Chairman of the China
Banking Association and Vice President of the Hong Kong Institute of Bankers. He is a member of the
National Committee of the 11th Chinese People’s Political Consultative Conference and a senior
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adviser to the 11th Beijing Municipal Committee of the Chinese People’s Political Consultative
Conference. He was a Director of HSBC Bank Australia Limited and a member of the Exchange Fund
Advisory Committee of the Hong Kong Monetary Authority until 1st February 2010. He was Chairman
and a Director of The Hongkong and Shanghai Banking Corporation Limited until 1st February 2010
and of HSBC Global Asset Management (Hong Kong) Limited until 4th February 2010. He was also
a Director of HSBC Bank (Vietnam) Limited. Mr. Cheng graduated from the Chinese University of
Hong Kong in 1973 with a Bachelor of Social Science degree in Economics and from the University
of Auckland in 1979 with a Master of Philosophy degree in Economics.

HUGHES-HALLETT, James Wyndham John, SBS, aged 60, has been a Director of the
Company since 28th July 1998. He is also Chairman of John Swire & Sons Limited and a Director of
Swire Pacific Limited, Cathay Pacific Airways Limited and HSBC Holdings plc. He joined the Swire
group in 1976 and has worked with the group in Hong Kong, Taiwan, Japan, Australia and London.
Mr. Hughes-Hallett graduated from the University of Oxford in 1971 with a Bachelor of Arts degree
in English Literature.

KILGOUR, Peter Alan, aged 54, has been a Director of the Company since 1st February 2001.
He is also Finance Director of Swire Pacific Limited, and a Director of Cathay Pacific Airways
Limited, John Swire & Sons (H.K.) Limited and Swire Beverages Limited. He joined the Swire group
in 1983 and has worked with the group in London and Hong Kong. He was Finance Director of Hong
Kong Aircraft Engineering Company Limited from November 1998 to October 2000 and Finance
Director of the Company from February 2001 to March 2009. Mr. Kilgour graduated from the
University of Leicester in 1978 with a Bachelor of Arts (Combined Studies) degree. He is a member
of the Institute of Chartered Accountants in England and Wales and the Hong Kong Institute of
Certified Public Accountants.

SWIRE, Merlin Bingham, aged 36, has been a Director of the Company since 14th January
2009. He joined the Swire group in 1997 and has worked with the group in Hong Kong, Australia,
Mainland China and London. He is a Director and shareholder of John Swire & Sons Limited and
Swire Pacific Limited and a Director of Hong Kong Aircraft Engineering Company Limited. Mr. Swire
graduated from the University of Oxford in 1997 with a Bachelor of Arts degree in Classics and
obtained a Master of Arts degree from the University of Oxford in 2005.

Independent Non-Executive Directors

BRADLEY, Stephen Edward, aged 52, has been a Director of the Company since 14th April
2010. He is Senior Representative (China) of Grosvenor Limited, a private company that specialises
in developing, investing in and managing funds in relation to residential, retail, office and industrial
property around the world, and is Vice Chairman (Asia Pacific) of ICAP (Hong Kong) Limited, a
wholly-owned subsidiary of ICAP plc. which is listed on the London Stock Exchange and is an
international voice and electronic interdealer broker and provider of post-trade services. He is also an
advisor to Rio Tinto group, which is an international mining and exploration company listed on the
London Stock Exchange and the Australian Stock Exchange. He acts (in the foregoing capacities) as
an independent consultant to Grosvenor Limited, ICAP (Hong Kong) Limited and Rio Tinto in relation
to their respective business affairs in China. He was Minister, Deputy Head of Mission and
Consul-General, British Embassy, Beijing from 2002 to 2003 and British Consul-General, Hong Kong
from 2003 to 2008. He retired from the Foreign and Commonwealth Office, U.K. in 2009. Mr. Bradley
graduated from the University of Oxford in 1980 with a Bachelor of Arts degree in Oriental Studies.
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Dr. CHAN, Cho Chak John, GBS, JP, aged 67, has been a Director of the Company since 14th
April 2010. He is a Director of Hang Seng Bank Limited, Transport International Holdings Limited,
RoadShow Holdings Limited (also Chairman) and Guangdong Investment Limited. He is also
Chairman of The Hong Kong Jockey Club. Dr. Chan graduated from the University of Hong Kong with
a Bachelor of Arts (Honours) degree in English Literature in 1964 and a Diploma in Management
Studies in 1971, and obtained the degree of Doctor of Social Sciences (honoris causa) of the Hong
Kong University of Science and Technology in 2009. He is a Companion of the Chartered Management
Institute, a Fellow of the Chartered Institute of Logistics and Transport and a Fellow of the Hong Kong
Institute of Directors.

Dr. Chan was appointed as an Independent Non-Executive Director of Guangdong Investment
Limited (stock code: 270) (“GDI”) in June 1998. GDI was incorporated in Hong Kong on 5th January
1973. At present, the principal activities of GDI and its subsidiaries (the “GDI Group”) include
investment holding, property holding and investment, investment in infrastructure and energy
projects, water supply to Hong Kong and to Shenzhen and Dongguan in the mainland of the People’s
Republic of China, hotel ownership and operations, hotel management and department stores
operation.

As disclosed in GDI’s announcement dated 23rd December 2000, the debt restructuring of the
GDI Group (including the Bank Debt Restructuring, the Bond Restructuring, the 2001 FRN
Restructuring, the 2000 FRN Restructuring and the US$27 million Bond Restructuring as defined in
the said announcement) became effective on 22nd December 2000. Debts subject to restructuring at
GDI level amounted to approximately HK$4.5 billion and debts subject to restructuring at selected
stand alone subsidiaries amounted to an additional HK$2.3 billion approximately. As announced by
GDI on 6th May 2003, all outstanding financial indebtedness of GDI (including those under
guarantees issued by GDI) under the debt restructuring scheme pursuant to the master override
agreement dated 15th December 2000 between GDI and its financial creditors (“MOA”) was repaid
and settled in full on 2nd May 2003. All the stand alone override agreements relating to the debt
restructuring schemes for the stand alone subsidiaries of GDI had likewise been completed. All
professional fees relating to the debt restructuring scheme as aforesaid had since further been
ascertained and settled in full. Accordingly the MOA had been completed and terminated
automatically in November 2003, and GDI had been fully released from any further obligation under,
and had successfully exited from, its debt restructuring completely.

ETCHELLS, Paul Kenneth, aged 59, has been a Director of the Company since 14th April
2010. He is Deputy President of The Coca-Cola Company’s Pacific Group. He joined The Coca-Cola
Company in 1998, and has worked in the U.S.A., Mainland China and Hong Kong. He will retire from
The Coca-Cola Company on 1st July 2010. He was employed by the Swire group in Hong Kong from
1976 to 1998. Mr. Etchells graduated from the University of Leeds in 1971 with a Bachelor of Arts
degree in Political Studies and is a fellow of the Institute of Chartered Accountants in England and
Wales. Mr. Etchells is engaged in specific projects for The Coca-Cola Company involving certain parts
of the Pacific region, but none of these projects involves the Company, Swire Pacific or any of their
respective subsidiaries or any connected person of the Company and he does not have material
business dealings with any of them.

LIU, Sing Cheong, JP, aged 54, has been a Director of the Company since 14th April 2010. He
is Chairman of My Top Home (China) Holdings Limited (a Guangzhou-based property agency and
consultancy), a Director of Hong Kong Science and Technology Parks Corporation, and a Member of
the Council of The Hong Kong University of Science and Technology, Development Committee of the
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West Kowloon Cultural District Authority, and the Security and Guarding Services Industry Authority.
Mr. Liu graduated from The Hong Kong Polytechnic University in 1979 with an Advanced Higher
Diploma in Surveying and from The Hong Kong University of Science and Technology in 1994 with
a Master of Business Administration degree. He is a fellow of the Royal Institution of Chartered
Surveyors and the Hong Kong Institute of Surveyors. During his career, he has had various posts in
the property industry, including with a leading Hong Kong firm of property surveyors.

Save as disclosed above, there is no information to be disclosed pursuant to paragraphs (h) to (v)
of Rule 13.51(2) of the Listing Rules or any other matters concerning any Director that need to be
brought to the attention of the shareholders of the Company.

SENIOR MANAGEMENT

Our senior management are responsible for the day-to-day management of our business. The
following table sets forth certain information concerning our senior management personnel.

Name Age Position

CHU, Wai Lee ..cooiiiiiiiiiiiiiciiia 60 Head of Human Resources and
Administration

CULBERTSON, Jolyon Charles.................... 56 General Manager, Hong Kong Central

KOK, Kai Lam Peter ........c.ccoevviviiiniinnnnne. 53 General Manager, Guangzhou & Southern
China

KONG, Kei Yeuk oot 41 General Manager, Shanghai & Eastern
China

LEE, Chi Ho Alan ..., 43 Chief Representative, Chengdu & Western
China

LOW, Po Hock Gerard.........cccoceuvivniinninnnn. 52 General Manager, Beijing & Northern China

MA, Suk Ching ...ccocoviiiiiiiiiiiiiiiece, 42 General Manager, Development &
Valuations

NG, Kar Wai Kenneth .................c. 54 General Manager, Projects

OWENS, Stephen Lee ......ccoeeviiiiiiiiiinnnnne. 61 USA President

PURVIS, Dominic Alexander Chartres ........ 43 General Manager, Marketing &
Communications

SPURR, Stephan Guy ..........ccoociviiiiiniin. 56 General Manager, Island East

TO, Wai Yip Adrian ......ccoooveviiiiiiiiiiinenn, 45 General Manager, Special Projects

WILLIAMS, Brian Edward........................... 51 Managing Director, Hotels

ZHANG, Zhuo Ping .......coooviiiiiiiiininn 38 Commercial Director, Mainland China

CHU, Wai Lee, aged 60, has been Head of Human Resources and Administration of the Company
since December 2004. She joined Swire Beverages from ICI Swire Paints in 1999 and the Company
in December 2004. She is a member of The Hong Kong Institute of Human Resource Management. She
graduated from Carleton University in Canada in 1974 with a Bachelor of Arts degree in Sociology.
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CULBERTSON, Jolyon Charles, aged 56, has been General Manager, Hong Kong Central of the
Company since 1990. He is responsible for the leasing and management of various investment
properties in Hong Kong, including Pacific Place, Festival Walk and Citygate. He joined the Company
in 1981 and was a Director of the Company from January 1994 to March 2010. Mr. Culbertson
graduated from the Polytechnic of Central London, now known as the University of Westminster, in
1976 with a Diploma in Urban Estate Management. He is a member of The Hong Kong Institute of
Surveyors and The Royal Institution of Chartered Surveyors. He is a member of and an advisor to the
International Council of Shopping Centres.

KOK, Kai Lam Peter, aged 53, has been General Manager, Guangzhou and Southern China
since January 2008. He joined the Company in 1998 and is currently responsible for new acquisitions,
property development and management of the Company’s business in Guangzhou and Southern China.
He graduated from the Hong Kong Polytechnic, now known as the Hong Kong Polytechnic University,
in 1977 with a Higher Diploma in Surveying (General Practice) and is a member of The Hong Kong
Institution of Surveyors and The Royal Institution of Chartered Surveyors.

KONG, Kei Yeuk, aged 41, has been General Manager, Shanghai and Eastern China since
January 2008. He is responsible for new acquisitions, property development and management of the
Company’s business in Shanghai and Eastern China. He was also appointed as General Manager,
Portfolio Management (Mainland China) since January 2010 to oversee the completed portfolio in
Mainland China. He joined the Company in 1991 and has worked in different departments as property
manager and development manager. He graduated from the University of Hong Kong in 1991 with a
Bachelor of Science in Surveying. He is a member of The Royal Institution of Chartered Surveyors
and The Hong Kong Institute of Surveyors.

LEE, Chi Ho Alan, aged 43, has been Chief Representative of the Company for Western China
since January 2008 and is responsible for new acquisitions in Chengdu and Western China. He joined
the Company in 2007 and has worked with the Company in Shanghai and Chengdu. He graduated from
the University of Hong Kong in 1991 with a Bachelor of Science in Surveying. He is a member of The
Royal Institution of Chartered Surveyors.

LOW, Po Hock Gerard, aged 52, has been General Manager, Beijing & Northern China of the
Company since January 2008. He is responsible for new acquisitions, property development and
management of the Company’s business in Beijing and Northern China. He joined the Company in
1988 and has worked with the Group in Hong Kong and Beijing. He graduated from the University
of British Columbia in 1979 with a Bachelor of Commerce degree in Accounting and Management
Information Systems.

MA, Suk Ching, aged 42, has been General Manager, Development & Valuations of the
Company since January 2010 and is responsible for the Group’s new acquisitions, property
development and valuation in Hong Kong. She joined the Company in 1996. She graduated from the
University of Hong Kong in 1990 with a Bachelor of Science degree in Quantity Surveying. She is a
member of The Hong Kong Institute of Surveyors and The Royal Institution of Chartered Surveyors.

NG, Kar Wai Kenneth, aged 54, has been General Manager, Projects of the Company in Hong

Kong since January 2010. He joined the Company in 2002 and is now responsible for the design,
construction and completion of all new property developments in Hong Kong. He is a Registered
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Structural Engineer and Chartered Engineer. He is a member of the Hong Kong Institution of
Engineers, Institution of Civil Engineers, U.K. and Institution of Structural Engineers, U.K.. He
graduated from the University of Manitoba in 1978 with a Bachelor of Science degree in Civil
Engineering.

OWENS, Stephen Lee, aged 61, has been President of the Company’s U.S. operations since
1985. He has led a number of property investment and development projects for the Company in the
U.S.. He graduated from East Carolina University in 1970 with a Bachelor of Science degree in
Business Administration. He joined the Swire group in 1977.

PURVIS, Dominic Alexander Chartres, aged 43, has been General Manager of Marketing &
Communications since July 2009. He is responsible for corporate marketing and communications, as
well as the Company’s sustainable development activities. He joined the Swire group in 1989 and has
worked for Cathay Pacific Airways Limited and the Company in Hong Kong, Germany and India. He
graduated from the University of Oxford in 1989 with a Bachelor of Arts degree in Modern Languages
and obtained a Master of Arts degree from the University of Oxford in 1994.

SPURR, Stephan Guy, aged 56, has been General Manager, Island East of the Company since
January 1993. He is responsible for the leasing and management of various investment properties in
Island East, including TaiKoo Place, Cityplaza and Island Place, as well as the estate management of
the Company’s residential properties developed for trading. He was a Director of the Company from
January 1996 to March 2010. Prior to joining the Company in 1991, he had worked with the Hongkong
Land Company Limited in Hong Kong and Australia for 14 years. He graduated from the University
of Cambridge in 1976 with a Bachelor of Arts degree in History and History of Art, and obtained a
Master of Arts degree from the University of Cambridge in 1980.

TO, Wai Yip Adrian, aged 45, has been General Manager, Special Projects of the Company since
January 2008 and is responsible for various corporate initiatives of the Company. He will be appointed
as General Manager, Residential in July 2010, and will be responsible for sales, leasing and
management, and property management of the Company’s Hong Kong residential portfolio. He joined
the Company in 1988 and has worked with the group in a number of roles in Hong Kong and London.
He graduated from City University London in 1988 with a Bachelor of Science degree in Property
Valuation and Management. He is a professional member of The Royal Institution of Chartered
Surveyors, a member of The Hong Kong Institute of Surveyors and a registered professional surveyor
of Surveyors Registration Board.

WILLIAMS, Brian Edward, aged 51 has been Managing Director of Swire Properties Hotel
Holdings since January 2006. After completing a management training programme with Trust House
Forte Hotels in the United Kingdom, he held a number of senior management positions with Mandarin
Oriental Hotel Group, including General Manager of Mandarin Oriental Macau, General Manager of
The Ritz London, General Manager of Mandarin Oriental Hyde Park London and Vice President,
Development, EMEA of Mandarin Oriental Hotel Group (Monaco). Before joining Swire Properties
Hotel Holdings in 2006, he was Chief Executive Officer of the Scotsman Hotel Group.
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ZHANG, Zhuo Ping, aged 38, has been Commercial Director, Mainland China of the Company
since July 2009. He joined the Swire group in 2002 and has worked with the group in Hong Kong and
Beijing. He graduated from the University of Cambridge in 1994 with a Bachelor of Arts degree in
Economics. He graduated from INSEAD in 2001 with a Master of Business Administration degree.

COMPANY SECRETARY

FU, Yat Hung David, aged 46, has been Company Secretary of the Company since February
2010. He graduated from the University of Oxford with a Master of Arts degree in Engineering,
Economics and Management. He is an associate member of The Hong Kong Institute of Chartered
Secretaries and The Institute of Chartered Secretaries and Administrators. He joined the Swire group
in 1988 and has worked with the group in Hong Kong and Beijing. He is also Company Secretary of
Swire Pacific, Cathay Pacific Airways Limited and Hong Kong Aircraft Engineering Company
Limited, all listed on the Stock Exchange.

COMPLIANCE ADVISER

We have appointed Quam Capital Limited as our compliance adviser in compliance with Rule
3A.19 of the Hong Kong Listing Rules. Quam Capital Limited will provide us with guidance and
advice as to compliance with the requirements under the Listing Rules and applicable Hong Kong
laws.

The term of the appointment will commence on the Listing Date and end on the date on which
we comply with Rule 13.46 of the Listing Rules in respect of our financial results for the first full
financial year after the Listing Date.

BOARD COMMITTEES

Audit Committee

The Company has established a Board audit committee in compliance with the Code on
Corporate Governance Practices as set out in Appendix 14 to the Listing Rules. The primary duties of
the audit committee are to review and supervise our financial reporting process and internal controls.
The audit committee currently consists of three non-executive Directors, two of whom are
independent. The members currently are John Chan, Paul Etchells and Peter Kilgour. It is currently
chaired by an independent non-executive Director, Paul Etchells.

The responsibilities of the audit committee following the completion of the Global Offering will
include, among others:

(a) to make recommendations to the Board, for it to put to the Shareholders for their approval
in general meeting, in relation to the appointment, re-appointment and removal of the
external auditor and to approve the remuneration and terms of engagement of the external
auditor, and any questions of resignation or dismissal of that auditor;

(b) to review and monitor the external auditor’s independence and objectivity and the
effectiveness of the audit process in accordance with applicable standard.
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(c)

(d)

(e)

(f)

(2)

(h)

(1)

)
(k)

)

to discuss with the external auditor before the audit commences the nature and scope of the
audit and reporting obligations and ensure co-ordination where more than one audit firm is
involved;

to develop and implement policy on the engagement of an external auditor to supply
non-audit services and to report to the board, identifying any matters in respect of which
the committee considers that action or improvement is needed and making
recommendations as to the steps to be taken;

to monitor integrity of the interim and annual financial statements and annual and interim
report and accounts and to review significant financial reporting judgments contained in
them before submission to the Board, focusing particularly on:

(i) any changes in accounting policies and practices;

(i1) major judgmental areas;

(iii) significant adjustments resulting from the audit;

(iv) the going concern assumptions and any qualifications;
(v) compliance with accounting standards; and

(vi) compliance with Stock Exchange and legal requirements in relation to financial
reporting;

in regard to paragraph (e) above, to consider any significant or unusual items that are, or
may need to be, reflected in such reports and accounts and give due consideration to any
matters that have been raised by the Finance Director, Company Secretary or auditors;

to discuss problems and reservations arising from the interim and final audits, and any
matters the auditor may wish to discuss (in the absence of management where necessary);

to review the external auditors management letter, any material queries raised by the
auditor to management in respect of the accounting records, financial accounts or systems
of control and management’s response, and to ensure that the Board provide a timely
response to the issues raised;

to review the Company’s statement on internal control systems (where one is included in
the annual report) prior to endorsement by the board;

to review the Company’s financial controls, internal control and risk management systems;

to discuss with management the system of internal control and ensure that management has
discharged its duty to have an effective internal control system including the adequacy of
the resources, qualifications and experience of the staff of the Company’s accounting and
financial reporting function, and their training programmes and budget;

to monitor and review the effectiveness of the internal audit function, consider the major
findings of internal investigations and management’s response, ensure co-ordination
between the internal and external auditors, and ensure that the internal audit function is
adequately resourced and has appropriate standing within the Company and is free from
management or other restrictions;

— 196 —



DIRECTORS, SENIOR MANAGEMENT AND EMPLOYEES

(m) to review the group’s financial and accounting policies and practices;

(n) to report to the board on the matters raised in the Code on Corporate Governance Practices
set out in Appendix 14 to the Listing Rules;

(o) to review arrangements by which employees of the Company may, in confidence, raise
concerns about possible improprieties in financial report, internal control or other matters.
The audit committee should ensure that proper arrangements are in place for the fair and
independent investigation of such matters and for appropriate follow-up action; and

(p) to consider other topics, as defined by the Board.

The Company believes that the composition and functioning of its audit committee following the
completion of the Global Offering will comply with the applicable requirements of the Stock
Exchange. The Company intends to comply with future requirements to the extent they become
applicable to it.

Remuneration Committee

The Company has established a Board remuneration committee in compliance with the Code on
Corporate Governance Practices as set out in Appendix 14 to the Listing Rules. The primary duties of
the remuneration committee are to make recommendations to the Board on the Company’s policy and
structure for all remuneration of directors and senior management and on the establishment of a formal
and transparent procedure for developing policy on such remuneration. The remuneration committee
currently comprises three non-executive Directors, two of whom are independent. The members
currently are Stephen Bradley, James Hughes-Hallett and S C Liu. It is currently chaired by James
Hughes-Hallett, who is a non-executive Director.

The responsibilities of the remuneration committee include, among others:

° to determine the remuneration packages of individual executive Directors and senior
management, (including salaries, bonuses, benefits in kind and the terms on which they
participate in any share or other incentive scheme and any provident fund or other
retirement benefit scheme) taking into consideration factors such as salaries paid by
comparable companies, time commitment and responsibilities of the directors and senior
management, employment conditions elsewhere in the group and desirability of
performance-based remuneration,;

° to determine the terms and conditions on which the employment of any executive Director
or senior management shall be terminated to ensure that any compensation payment is
determined in accordance with relevant contractual terms and that such compensation is
otherwise fair and not excessive for the Company;

° to review and approve performance-based remuneration by reference to corporate goals and
objectives resolved by the Board from time to time;

° to review and approve compensation arrangements relating to dismissal or removal of
Directors for misconduct to ensure that such arrangements are determined in accordance
with relevant contractual terms and that any compensation payment is otherwise reasonable
and appropriate;
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° to make recommendation to the board on the remuneration of non-executive Directors; and

° to ensure that no Director or any of his associates is involved in deciding his own
remuneration.

DIRECTORS’ AND SENIOR MANAGEMENT’S COMPENSATION

The aggregate amounts of emoluments (including fees, salaries, contributions to pensions
schemes, housing allowances and other allowances and benefits in kind and discretionary bonuses)
paid to the Directors for the three years ended 31st December 2009 were approximately HK$40
million, HK$50 million and HK$71 million, respectively.

The aggregate amount of the emoluments (including fees, salaries, contributions to pensions
schemes, housing allowances and other allowances and benefits in kind and discretionary bonuses)
paid to the Company’s five highest paid individuals for the three years ended 31st December 2009
were approximately HK$40 million, HK$44 million and HK$56 million, respectively.

Except as disclosed above, no other payments have been made or are payable, in respect of the
three years ended 31st December 2007, 2008 and 2009, by any of member of the Group to any of the
Directors.

Under the arrangements currently in force, we estimate the aggregate compensation, excluding
discretionary bonus, of the Directors payable for the year ending 31st December 2010 to be
approximately HK$32 million.

EMPLOYEES

As at 31st March 2010, we had a total of 3,704 full-time employees (including secondees from
JSSHK). The table below shows the number of employees in each of the stated categories as at 31st
March 2010:

Category _ Number
Management......o.uviueineinriieiineieeneieie e aeaanas 47
Development and Valuations .........c..cccoeeuveeuennn.. 107
PrOJeCtS e 142
Portfolio Management...........cocuveunieneiniiniinennnnnne. 2,088
Marketing and Communications .............cc...co...... 59
FInance ...c..ooooviiiii 42
S ETVICES evntineinein ettt et e e 50
Human resources and administration .................. 79
Hotel oo 870
U.S. OPerations ......cecveuviuniniiiniieieieieieieeneennes 33
(011115 § PPN 187
TOtal .o s 3,704

During the year ended 31st December 2009, the total number of employees increased from 3,335
to 3,608.
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RETIREMENT BENEFIT SCHEMES

Our employees are offered retirement benefits upon their retirement or leaving the Company.
With effect from 1st December 2000, all full-time permanent employees have a one-off option at the
commencement of employment to choose between the Mandatory Provident Fund Scheme (MPF) and
the Company’s retirement scheme operated under the Occupational Retirement Schemes Ordinance
(ORSO). The Company’s ORSO Scheme has obtained an MPF exemption certificate issued by the
Mandatory Provident Fund Schemes Authority and is non-contributory for employees. A scheme
choice booklet is given to all prospective employees together their employment letter. The booklet
provides explanation and comparison between the ORSO Scheme and MPF Scheme.

All temporary or contract employees are offered MPF Scheme membership only. Both the
employee and the Company each contribute 5% of the employee’s relevant income (subject to a cap
of HK$20,000 per month) to the employee’s account.

For the ORSO Scheme, upon termination of service or retirement, payment is made by the trustee
of the scheme directly to the employee, or in the case of death, to his/her beneficiaries in accordance
with the power of discretion vested in the trustee.

For the MPF Scheme, employees will receive their benefits at age 65 or upon being permanently
disabled. In the case of death, the MPF account balance will be paid to the legal personal
representative. If an employee leaves the Company, his/her account balances may be transferred to
his/her new account under the MPF Scheme of the new employer.

Our employees in the PRC participate in statutory social security plans enacted in China, which
cover pension, medical and other welfare benefits. Both the employers and the employees are required
to make contributions to the plans calculated based on percentage of the monthly compensation of
employees, subject to a certain ceiling, and are paid to the respective labor and social welfare
authorities. The local government is responsible for the planning, management and supervision of the
scheme, including collecting the contributions and paying out the pensions to the retired employees.

For details of the Group’s retirement benefits schemes, please refer to Note 2(w) to the
Accountant’s Report in Appendix I to this prospectus.

OTHER EMPLOYEE BENEFITS

We also provide other benefits to our staff or particular categories of staff, including medical
benefits, group life insurance, corporate housing (or housing allowance), discretionary bonus, leave
passage allowance, children’s education allowance, overtime allowance and professional membership
fee reimbursement.

Remuneration of our employees primarily includes salaries, discretionary bonus, housing
allowance and certain other allowances. Bonuses are generally discretionary based on individual
performance of the employee and the overall performance of our business.

We incurred staff costs of HK$642 million, HK$725 million and HK$866 million for each of the

three years ended 31st December 2007, 2008 and 2009, respectively, representing 11.0%, 10.3% and
10.6% of our turnover for these periods, respectively.
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STAFF TRAINING AND DEVELOPMENT

We value our people and offer ample opportunities for them to develop and grow within the
Group. We offer our staff, including trainees, comprehensive training in negotiation skills, leadership,
business etiquette, problem-solving, decision-making, business ethics and corporate social
responsibility.
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The following is a description of the authorised and issued share capital of the Company in issue
and to be issued as fully paid or credited as fully paid immediately before and following the
completion of the Global Offering:

Number of Shares Value (HK$)
Authorised share capital........c...cooiiiiiiiiiiiiininn . 30,000,000,000 30,000,000,000
Shares in issue as at the date of this prospectus........... 5,690,000,000 5,690,000,000
Shares to be issued pursuant to the Global Offering..... 910,000,000 910,000,000
TOtal oo 6,600,000,000 6,600,000,000

Assumptions

The above table assumes that the Global Offering becomes unconditional.

Ranking

The Offer Shares are ordinary shares in the share capital of the Company and will rank equally
in all respects with all the Shares in issue or to be issued as set out in the above table, and will qualify
for all dividends, income and other distributions declared, made or paid and any other rights and
benefits attaching or accruing to the Shares following the completion of the Global Offering.

General Mandate to Issue Shares

The Directors have been granted a mandate to allot, issue and deal with additional Shares and
to make or grant offers, agreements and options which will or might require the exercise of such
powers, provided that the aggregate nominal amount of Shares allotted or agreed conditionally or
unconditionally to be allotted (whether pursuant to an option or otherwise) by the Directors other than
pursuant to:

(i) a rights issue; or

(i1) any scrip dividend or similar arrangement providing for the allotment of Shares in lieu of
the whole or part of a dividend on Shares

shall not exceed the aggregate of:

(I)  20% of the aggregate nominal amount of the Shares in issue as at the date on which dealings
in the Shares commence on the Stock Exchange provided that the aggregate nominal
amount of the Shares so allotted (or so agreed conditionally or unconditionally to be
allotted) wholly for cash shall not exceed 5% of the aggregate nominal amount of the
Shares in issue as at the date on which dealings in the Shares commence on the Stock
Exchange; and
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(IT)

the aggregate nominal amount of the share capital of the Company purchased by the
Company subsequent to the passing of the share allotment mandate (up to a maximum
equivalent to 10% of the aggregate nominal amount of Shares in issue as at the date on
which dealings in the Shares commence on the Stock Exchange).

This mandate will expire at the earliest of:

(1)

(ii)

(ii1)

the conclusion of the next annual general meeting of the Company;

the expiration of the period within which the next annual general meeting of the Company
is required by law to be held; and

the revocation or variation of the authority given by an ordinary resolution of the
Shareholders.

For further details of this mandate, see the section headed “Further Information About the
Company — Written Resolutions of the Shareholders dated as of 14th April 2010” in Appendix IX
“Statutory and General Information” to this prospectus.

General Mandate to Repurchase Shares

The Directors have been granted a repurchase mandate to exercise all the powers of the Company

to make on-market repurchase of Shares with a total nominal value of not more than 10% of the

aggregate nominal amount of the share capital of the Company in issue as at the date on which

dealings in the Shares commence on the Stock Exchange.

This repurchase mandate only relates to on-market share repurchases (within the meaning of the

Hong Kong Code on Share Repurchases) and will expire at the earliest of:

(i)

(i1)

(iii)

the conclusion of the Company’s next annual general meeting;

the expiration of the period within which the next annual general meeting of the Company
is required by law to be held; and

the revocation or variation of the authority given by an ordinary resolution of the
Shareholders.

For further details of this repurchase mandate, see the section headed “Further Information About
the Company — Written Resolutions of the Shareholders dated as of 14th April 2010” in Appendix IX
“Statutory and General Information” to this prospectus.
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PUBLIC FLOAT

Rule 8.08(1)(a) of the Listing Rules requires that at least 25% of the issuer’s total issued share
capital must at all times be held by the public. The Company has applied to the Stock Exchange to
request the Stock Exchange to exercise, and the Stock Exchange has confirmed that it will exercise,
its discretion under Rule 8.08(1)(d) of the Listing Rules to accept a lower public float percentage of
15% for the Company. The above discretion is subject to the condition that the Company complies
with the disclosure requirements under Rule 8.08(1)(d) of the Listing Rules. The Company will make
appropriate disclosure of the lower prescribed percentage of public float and confirm sufficiency of
the public float in its successive annual reports after the Listing. In addition, the Company will, with
a view to ensuring compliance with its obligations under the Listing Rules in relation to the minimum
number of its shares which must be in public hands, (i) monitor its register of members, relevant
disclosures made under Part XV of the SFO and other relevant sources of information available to it
and (ii) (if at any time it becomes aware that the number of shares which are in public hands is less
than such minimum number) take such steps as are legally available to it to restore the number of
shares in public hands to such minimum number.

Although the directors of Swire Pacific who are Eligible Employees will be eligible to apply for
Offer Shares pursuant to the Employee Preferential Offering as well as pursuant to the Hong Kong
Public Offering, the allocation of Offer Shares to such directors will not affect the ability of the
Company to satisfy the minimum public float percentage of 15%.
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You should read the following discussion and analysis of our business, financial condition and
results of operations together with the consolidated financial information as at and for each of the
years ended 31st December 2007, 2008 and 2009 and the accompanying notes included in the
Accountant’s Report set out in Appendix I to this prospectus and the other financial information
appearing elsewhere in this prospectus. The consolidated financial information have been prepared
in accordance with HKFRS, which may differ in material respects from generally accepted
accounting principles in other jurisdictions, including the United States. The following discussion
and analysis contains forward-looking statements and information that involve substantial risks
and uncertainties. Our future results could differ materially from those stated in any
forward-looking statements and forward-looking information contained in this section and this
prospectus. For additional information regarding these risks and uncertainties, please refer to the

section headed “Risk Factors” in this prospectus.

BASIS OF DISCUSSION AND PRESENTATION OF OUR FINANCIAL STATEMENTS

We set forth below a discussion of our operating results as at and for the years ended 31st
December 2007, 2008 and 2009. The audited financial information has been presented on a
consolidated basis so as to present statements of financial position as at 31st December 2007, 2008
and 2009 and income statements and statements of cash flow for the years ended 31st December 2007,
2008 and 2009. The audited financial information has been prepared in accordance with the accounting
policies set out in Appendix I to this Prospectus, which conform with HKFRS issued by the Hong
Kong Institute of Certified Public Accountants (“HKICPA™).

The same accounting policies have been consistently applied to the audited financial information
for the years ended 31st December 2007, 2008 and 2009 except for the amendment to Hong Kong
Accounting Standard 40 “Investment Property” (“HKAS 40”) and Hong Kong Accounting Standard 16
“Property, Plant and Equipment” (“HKAS 16”), which was published by the HKICPA in May 2009.
HKAS 40 and HKAS 16 require investment properties under development to be held at fair value
rather than at cost. The amendment to HKAS 40 and HKAS 16 is effective for the accounting periods
beginning on or after 1st January 2009 and is applied prospectively. Under the relevant accounting
rules, the amendment to HKAS 40 and HKAS 16 may only be applied retrospectively if the fair values
of the investment properties under development can be determined at the relevant earlier dates. In
determining those fair values, the rules do not permit the use of hindsight. In our case, hindsight would
have to be used in order to perform the separation of the valuations of certain of our hotel properties
which would be necessary in order to determine the valuation of investment properties under
development at the relevant earlier dates. This is because those hotel properties (which were
components of certain of our properties under development) were not valued separately from the other
components of those properties under development. For details of the impact of the amendment to
HKAS 40 and HKAS 16 on our financial information, please refer to the sub-sections headed “Critical
Accounting Policies and Estimates — Investment Properties” and “Results of Operations — 2009
compared to 2008” in this section of the prospectus.

We have prepared our consolidated financial information under the historical cost convention, as

modified by the revaluation of investment properties and available-for-sale investments at their fair
value in accordance with HKFRS.
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OVERVIEW

We are a leading developer, owner and operator of mixed use, principally commercial, properties
in Hong Kong and the PRC with a well-established record of creating long-term value by transforming
urban areas. Our business comprises three main areas: (i) property investment, which is the
development, leasing and management of commercial, retail and some residential properties as
long-term investment; (ii) property trading, which is the development and construction of properties,
principally residential apartments, for sale; and (iii) investment in and operation of hotels.

FACTORS AFFECTING RESULTS OF OPERATIONS

General Economic Conditions and Market Cyclicality

General economic conditions, principally those in Hong Kong and the PRC, have affected and
may continue to affect our business and results of operations. In particular, consumer spending power
and confidence have affected rental income from our retail portfolio, a portion of which is turnover
rent. Economic conditions in Hong Kong and the PRC directly affect the demand for office and retail
premises in Hong Kong and the PRC and therefore our rental income from our office and retail
portfolio. For example, the demand for, and rental rates of, our office premises generally decreased
due to the global financial crisis in the second half of 2008. While the economic conditions in Hong
Kong and the PRC have begun to recover to a certain extent, we expect the demand for our retail and
office spaces and our operating results will continue to be affected by the general economic conditions
and growth in Hong Kong and the PRC.

The Hong Kong and PRC property markets have historically been cyclical. For example, during
2003 when the economy experienced a sharp downturn due to the spread of SARS, the average rental
per square foot in the Hong Kong property market fell significantly. Typically, during periods of
economic growth we experience positive rental reversions, that is, we are able to achieve higher rental
rates upon lease renewal, rent review or entry into new leases compared to the prior rental rate for a
particular property. Conversely, during periods of sustained economic contraction or significant
market disruptions, rental reversions can be negative. Because lease terms and the periods between
rental reviews typically are at least three years, rental rates on individual premises are locked in for
several years at a level which may diverge from the prevailing market rate for similar premises during
the period until the lease expires or the next rental review.

Rental Rates and Occupancy Trends

Our rental income depends principally on our rental rates and occupancy rates. Factors affecting
the rental rates for tenancies include the supply of comparable premises and the overall demand in the
market, the floor area occupied by individual tenants, the trade sectors in which tenants operate,
general macroeconomic conditions (including inflation rates) and occupancy rates. In addition,
occupancy rates largely depend on rental rates relative to those at competing properties, the supply of
and demand for comparable properties and the ability to minimise the intervals between lease expiries
(or terminations) and the entry into new leases. In addition, occupancy rates of a new property tend
to be lower during the first few months after its opening.
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The following table sets forth information on the average effective rent per leased square foot
at our principal completed investment properties for the periods indicated:

2007 2008 2009
(HK$ per square foot)
HONG KONG
Office
One, Two and Three Pacific Place.........cccooviiiiiiiiiiiiiiininn. 39.5 52.6 62.4
TaiKoo Place:
One Island East........ccoeiiiiiiiiiiiiiiie e — 23.9 28.5
TECHNO-CENIIES .uivniiniiiieieie et 12.1 14.1 15.0
TaiKoo Place Office TOWEIS ...c.uvvuviniiniiiiiiieiieiieieiieeieanes 20.0 24.0 25.9
OVETall .o 17.1 21.6 22.4
Cityplaza One, Three and Four .........coocooiiiiiiiiiiiiiinns 19.1 23.1 24.6
Retail
The Mall at Pacific Place........ccooviiiiiiiiiiiiieec 126.0 134.4 137.8
Cityplaza (retail)......coieiniiiiiiiii e 42.4 44.5 47.0
Festival Walk (retail) ...oo.ooiiiiiiiiiiiii e 88.4 91.8 94.4
Residential
Pacific Place Apartments..........ceuveeuieniiiniiiniiieiieiie e, 42.6 51.2 53.0
PRC
Retail
Village South ..o — 26.7 39.4
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The following table sets forth information on the average occupancy rates at our principal
completed investment properties for the periods indicated:

2007 2008 2009
Y% Y% Y%
HONG KONG
Office
One, Two and Three Pacific Place.........cccooviiiiiiiiiiiiiiiiinn. 99.1 99.8 98.0
TaiKoo Place:
One Island East........ccoviiiiiiiiiiiiiiiee e — 90.9 92.0
TECHNO-CENIIES ..evnitniiniieieie e 99.2 100.0 98.8
TaiKoo Place Office TOWEIS ...c.uvvuiiniiniiiiiiieiieieieiieeieanes 96.8 100.0 99.0
OVErall .o 97.8 97.6 97.2
Cityplaza One, Three and Four .........c.ocoeiiiiiiiiiiiiiiinns 95.6 99.9 98.6
Retail
The Mall at Pacific Place........ccooviiiiiiiiiiiii e 99.9 100.0 100.0
Cityplaza (retail)......cooveiniiiiiiiii e 100.0 100.0 100.0
Festival Walk (retail) ...ooo.ooiiiiiiiiiiii e 100.0 100.0 100.0
Residential
Pacific Place Apartments..........c.couueiiiiiiiiniiiinniiineiineciieeennne, 98.4 94.8 84.0
PRC
Retail
Village SoUth ....ooiiiiiii e — 90.3 91.2

Scheduled Lease Expiries and Rent Reviews

Lease terms for our principal investment properties generally range from three to five years for
retail tenants and three to six years for office tenants. Rental rates under our retail leases generally
increase at a fixed, pre-agreed amount each year. In addition, our leases with terms of more than three
years will generally provide that the rents payable are reviewed and adjusted every three years or at
other intervals in accordance with prevailing market levels. Lease terms for our residential leases
generally range from one month to two years.
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The following table sets forth information relating to the expiry of our tenancies as at 31st March
2010.

Percentage
of total Percentage
LFA of our of our total
completed base rental
investment income for
LFA as at properties the month
Year of expiry 31st March as at 31st ended 31st

As at 31st March 2010 of lease term 2010 March 2010 March 2010
(million sq.ft.) (%) (%)
Tenancies exXpiring in ......ccoeeevvieiviiniiinnnennnen. 2010 1.0 9 11
2011 2.2 19 24
2012 2.0 17 19
2013 and beyond 6.1 52 46
Vacant SPACE ..cuuveuiiineiiiieiiieie e 0.3 3 —
TOtal covenieii e 11.6 100 100

Our ability to re-lease expiring space and the terms we achieve will have an impact on our results

of operations.
Changes in Fair Value of Investment Properties

Property values are affected by, among other factors, supply of and demand for comparable
properties, the rate of economic growth, interest rates, inflation, political and economic developments
in Hong Kong and the PRC, construction costs and the timing of our development of properties.

The annual revaluation of our investment properties has resulted and may continue to result in
significant fluctuations in our operating profit. Excluding the effect of deferred tax, an increase in the
fair value of our investment properties of HK$19,420 million was recorded in 2007, followed by a
significantly smaller fair value gain on investment properties of HK$358 million in 2008. A fair value
gain on investment properties of HK$14,407 million, before deferred tax, was recorded in 2009.

For additional information on revaluation of our investment properties, see the sub-section
headed “Critical Accounting Policies and Estimates — Investment Properties” and the sub-section
headed “Certain Financial Position Items — Investment properties” below.

Access to and Cost of Funding

Bank borrowings and borrowings from Swire Pacific and Swire Finance have been significant
sources of funding for our business.
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As at 31st December 2007, 2008 and 2009 and 31st March 2010, our outstanding bank
borrowings (substantially all of which were denominated in Renminbi) amounted to HK$2,814
million, HK$3,637 million, HK$4,147 million and HK$4,539 million, respectively. The average
interest rate on our bank borrowings, computed as our total interest expenses in respect of our bank
borrowings for each year (or, as the case may be, the three months ended 31st March 2010) divided
by the simple average of our month-end outstanding bank borrowings in 2007, 2008, 2009 and the
three months ended 31st March 2010, amounted to 5.3%, 7.4%, 6.0% and 5.3%, respectively. Our
aggregate interest expenses on our bank borrowings during the same periods amounted to HK$41
million, HK$238 million, HK$226 million and HK$59 million, respectively. As banks in the PRC link
the interest rates on their loans to benchmark lending rates published by the PBOC, any increase in
such benchmark lending rates will increase the interest costs for our business. In addition, our access
to capital and cost of financing are affected by restrictions imposed from time to time by the PRC
government on bank lending for property developments.

As of 31st December 2007, 2008, 2009 and 31st March 2010, our aggregate outstanding
borrowings from Swire Pacific and Swire Finance amounted to HK$28,285 million, HK$34,274
million, HK$31,304 million and HK$32,034 million, respectively. Our borrowings from Swire Pacific
were interest free. All of our outstanding borrowings from Swire Pacific were capitalised on 31st
December 2009. The average interest rate on our borrowings from Swire Finance, computed as our
total interest expenses in respect of our borrowings from Swire Finance for each year divided by the
simple average of our month-end outstanding borrowings from Swire Finance in 2007, 2008, 2009 and
the three months ended 31st March 2010, amounted to 4.82%, 4.25%, 3.82% and 3.83%, respectively.
Our aggregate interest expense on our borrowings from Swire Finance during the same years amounted
to HK$1,012 million, HK$1,228 million, HK$1,182 million and HK$301 million, respectively.

Upon maturity of our borrowings from Swire Finance, we intend to obtain new funding (as
necessary) without recourse to Swire Pacific. We believe that we will be able to do so based on our
record of fund-raising on a standalone basis and our strong financial position. For further details about
our financial independence from the Controlling Shareholders, see the section headed “Relationship
with the Controlling Shareholders — Independence from the Controlling Shareholders — Financial
independence” in this prospectus. In addition, we have obtained and expect to continue to obtain
standalone financing to fund the construction of our PRC projects.
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The table below gives information about the financing of our PRC projects as at 31st March
2010.

Amount
attributable
Sanlitun TaiKoo to the
Village'® Dazhongli® INDIGO®  Hui Total Group®
Entry Other
premium costs
(On a 100% basis)
(RMB in millions)
Total funding required ......... 6,322 550 15,497 4,025 5,857 32,251 21,050
Less: Funding drawn to
date oo 5,765 550 6,839 1,464 3,112 17,730 12,3320
Balance funding required..... 557 — 8,658 2,561 2,745 14,521 8,718
Less: Loans committed yet
to be drawn .......c.ceccoveeen 557 — 658 2,561 1,445 5,221 3,456
Less: New loans expected to
be committed................... — — 8,000 — 650 8,650 4,631
Balance to be funded by net
cash flow.....cocoovviviinnnns — — — — 650 650 631
Notes:

(1)  Bank of China has agreed to underwrite the RMBS8 billion banking facility. Loan syndication is being arranged. The loan
is for a term of 13 years and the interest rate is below the applicable PBOC rate.

(2)  The loan agreement was signed in April 2010. The loan is for a term of approximately 5 years and the interest rate is
below the applicable PBOC rate.

(3)  The debt to be incurred by the Dazhongli and INDIGO projects is not accounted for as a borrowing of the Group as jointly
controlled companies are accounted for by the equity method of accounting.

4) Weighted by attributable ownership: Sanlitun Village (80%), Dazhongli (50%), INDIGO (50%) and TaiKoo Hui (97%).
(5) Including equity contribution and shareholder loans from the Group in the total amount of RMB9,713.5 million.

(6)  For the purpose of this table, Sanlitun Village does not include The Opposite House.

For details of the valuation of each of the PRC projects attributable to the Group, see the sections
headed “Business — Principal Completed Properties for Investment — The PRC” and “Business —
Principal Investment Properties under Development or Held for Future Development” in this
prospectus.

Ability to Acquire Suitable Land and Property Assets at Reasonable Costs

Our continuing growth will depend to a certain extent on our ability to acquire quality land
(including through investments in jointly controlled companies) at prices that can yield a reasonable
return. In 2009, land and property acquisition costs in Beijing, Shanghai, Guangzhou and Hong Kong
generally increased. We expect that competition among developers for land reserves, in particular in
the PRC and Hong Kong, will remain intense and will further increase our land and property
acquisition costs.
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RECENT DEVELOPMENTS

The following events took place after 31st December 2009 and were not reflected in the
Accountant’s Report in Appendix I to this prospectus.

Documentation of Borrowings Owed to Swire Finance

On 31st March 2010, we entered into the Inter-group Loan Agreements with Swire Finance to
record the terms of our outstanding borrowings from Swire Finance. These Inter-group Loan
Agreements substantially mirror the terms and maturity profile of the underlying borrowings by Swire
Finance from third parties. As a result of the Inter-group Loan Agreements, most of our outstanding
borrowings from Swire Finance were reclassified as non-current liabilities as at 31st March 2010.

For further information on the Inter-group Loan Agreements, please refer to the section headed
“Relationship with the Controlling Shareholders - Relationship with the Controlling Shareholders -
Inter-group Funding” in this prospectus.

Acquisition of U.S. Properties

On 25th January 2010, we acquired all the shares of Swire Properties US Inc. and Swire
Properties One Inc. and all the outstanding related loan notes of Swire Properties US Inc. from Swire
Pacific for a total consideration of HK$1,108,132,451, which was satisfied by the issue by the
Company of 1,108,132,451 new Shares at par on the same date. The combined net assets of the
companies acquired on the date of the acquisition were HK$781 million. For further information on
the combined carrying value of assets and liabilities of the companies acquired, please refer to Note
44 of “Appendix I — Accountant’s Report” to this prospectus.

For further information on the above properties, please refer to the section headed “Business —
Our Property Portfolio” in this prospectus.

53 Stubbs Road, The Peak

On 14th April 2010, a wholly-owned subsidiary of the Company entered into a development
agreement with Swire Pacific in relation to a property at 53 Stubbs Road, The Peak. Under the
development agreement, we agreed to redevelop the property in return for a fee. For further
information, please refer to the sections headed “Relationship with the Controlling Shareholders —
Relationship with the Controlling Shareholders — Retained Properties” and “Business — Property
Development Business” in this prospectus.

Sale of 6-16 Peel Rise, The Peak

On 17th April 2010, we entered into a provisional agreement for sale and purchase in respect of
our disposal of an investment property at 6-16 Peel Rise on the Peak for a consideration of HK$1,098
million. The formal agreement for sale and purchase is expected to be entered into on or before 6th
May 2010.

CRITICAL ACCOUNTING POLICIES AND ESTIMATES
Estimates and judgments used in preparing the consolidated financial information are continually

evaluated and are based on historical experience and other factors, including expectations of future
events that are believed to be reasonable under the circumstances. We make estimates and assumptions
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concerning the future. The resulting accounting estimates will, inevitably, seldom be equal to the
related actual results. The estimates and assumptions that have a significant effect on the carrying
amounts of assets and liabilities are discussed below.

When reviewing our consolidated financial information, you should consider (i) our selection of
critical accounting policies, (ii) the judgment and other uncertainties affecting the application of such
policies, and (iii) the sensitivity of reported results to changes in conditions and assumptions. We
believe the following accounting policies involve the most significant judgment and estimates used in
the preparation of our consolidated financial information.

Investment Properties

DTZ, an independent property valuer, was engaged to carry out a valuation of the major portion
of the Group’s investment property portfolio as at 31st December 2007, 2008 and 2009. This valuation
was carried out in accordance with the Valuation Standards on Properties issued by the Hong Kong
Institute of Surveyors which defines market value as “the estimated amount for which a property
should exchange on the date of valuation between a willing buyer and a willing seller in an arm’s
length transaction after proper marketing wherein the parties each acted knowledgeably, prudently and
without compulsion”.

DTZ has derived the valuation of the Group’s completed investment property portfolio by
capitalising the rental income derived from existing tenancies with due provision for reversionary
income potential and by making reference to recent comparable sales transactions as available in the
relevant property market. They make assumptions principally in respect of open market rents and
yields.

DTZ has derived the valuation of the Group’s investment properties under construction by
making reference to recent comparable sales transactions as available in the relevant property market
(on the assumption it had already been completed at the valuation date), and has also taken into
account the construction cost already incurred as well as the estimated cost to be incurred to complete
the project. Where the valuation is prepared based on the assumption that the property’s title
certificate has been received but this is not the case, the Group has made an estimate of the future land
costs and deducted from the valuation.

Management has reviewed the independent property valuation and compared it with its own
assumptions, with reference to comparable sales transaction data where such information is available,
and has concluded that the independent property valuation of the Group’s investment property
portfolio is reasonable.

In accordance with an amendment to HKAS 40 and HKAS 16, the Group’s investment properties
under development have been held at fair value rather than at cost from the year ended 31st December
2009. Prior to the amendment to HKAS 40 and HKAS 16, land and buildings being developed for
future use as investment properties were carried at cost less impairment rather than at fair value.

Impairment of Assets
The Group tests at least annually whether goodwill and other assets that have indefinite useful

lives have suffered any impairment. Other assets, including land and properties not held at fair value,
are reviewed for impairment whenever events or changes in circumstances indicate that the carrying
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amount of the asset exceeds its recoverable amount. The recoverable amount is determined using fair
value less costs to sell or based on a value-in-use calculation as appropriate. These calculations
require the use of estimates.

Income Taxes

The Group is subject to income taxes in Hong Kong, the PRC, the U.K. and the U.S.. Significant
judgment is required in determining the worldwide provision for income taxes. There are transactions
and calculations relating to the Group’s ordinary business activities for which the ultimate tax
determination is uncertain. The Group recognises liabilities for potential tax exposures based on
estimates of whether additional taxes will be due. Where the final tax outcomes of these matters are
different from the amounts that were initially recorded, such differences will affect the income tax and
deferred tax provisions in the year in which the outcomes become known.

CERTAIN INCOME STATEMENT ITEMS

Turnover

We derive our turnover primarily from rental income from our investment properties, and to a
lesser extent from property trading, hotel ownership and operation and rendering of property
management services.

The following table illustrates our turnover by business segment for the years indicated:

Year Ended 31st December
2007 2008 2009
(HK$ in millions)

Gross rental income derived from:

(0 5 12T PPN 2,701 3,627 4,106
Retail:
- Hong Kong retail.....ooiiiiiiiii e, 2,616 2,729 2,802
- PRC retail ..o — 181 258
Residential........oouiuiiiiiii e 261 291 267
Property inVeSTMEeNT . ....ocuuiuuiiiniiieiieiieii e 5,578 6,828 7,433
Rendering of SErviCesS......couuiiiiiiiiiiiniiiiiniiiin e 86 73 83
Property trading ......coouviniiniiiiiiie e 7 — 504
Hotels:
- Hong Kong hotels ....c.vuiiiiiiii e — — 37
= PRC RhOtel cooniiiiii e — 19 62
= UK NOLEIS ittt 148 137 73
TOtal tUIMOVET «. ittt 5,819 7,057 8,192
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The following table illustrates rental income from our office, Hong Kong retail and PRC retail
investment properties for the years indicated:

Year Ended 31st December

2007 2008 2009
Hong Hong Hong
Kong PRC Kong PRC Kong PRC
Office Retail Retail Office Retail Retail Office Retail Retail
(HK$ in millions) (HK$ in millions) (HK$ in millions)
Base rent.......ccccceeeeiiiii.. 2,049 1,773 — 2,906 1,888 174 3,341 1,961 232
Turnover rent..........oooeeeeiiiiininnnnn. — 213 — — 211 3 — 202 4
Services charges.......cccooccvuuveeennn. — 117 — — 120 — — 124 —
Promotion levies. .........ccoeeeeeinnnnn. — 41 — — 43 — — 44 6
Air-conditioning and
management charges ............... 584 160 — 640 166 8 697 172 23
Carpark inCome ......c..coeeevunveennnnne. 29 166 — 37 168 — 32 160 2
Other supplementary charges ...... 39 146 — 44 133 4) 36 139 9)
Total ...ooovviiiiiiiii 2,701 2,616 — 3,627 2,729 181 4,106 2,802 258

Cost of sales

Cost of sales comprises primarily rental outgoings, which include staff costs (other than costs of
staff at the head office), utility expenses, building maintenance and services, car park expenses,
marketing expenses, government rent and other expenses relating to our investment properties. In
general, rental outgoings are fully recovered from tenants in Hong Kong. However, rental outgoings
in the PRC (which include PRC buildings tax) are currently recovered only in part from tenants at our
completed investment properties in the PRC. We also incur cost of sales related to our hotels, property

trading and property management businesses.

Year Ended 31st December
2007 2008 2009
(HKS$ in millions)

Cost of Sales

Total rental OUtZOINGS ..ovvuiinniiiieiiiiiei e 1,094 1,242 1,363
Property trading ......oooouviniiiiiiii e 5 1 351
5 o1 7=3 KN 128 200 332
OO e 35 35 34
Total COSt Of SALES . .uiniiiei i, 1,262 1,478 2,080

Administrative expenses

Administrative expenses comprise primarily head office staff costs, a management fee payable
to Swire Pacific, office rent and rates, depreciation and utilities and other expenses. The management
fee to Swire Pacific has ceased to be payable for the year ending 31st December 2010 and subsequent

years.
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Other operating expenses

Other operating expenses are service fees payable to JSSHK under the Services Agreement. For
details of the Services Agreement, please refer to the section headed “Connected Transactions —
Continuing Connected Transactions Subject to the Reporting and Announcement Requirements of the
Listing Rules” in this prospectus.

Other net gains

Our other net gains primarily consist of profit on sales of properties, profit on share dilution in
subsidiary companies and net foreign exchange gains or losses. Our net foreign exchange losses arose
from the appreciation of Renminbi during the Track Record Period, which reduced the value of our
HK dollar and US dollar cash deposits placed in PRC banks pending conversion into Renminbi.

The following table illustrates our other net gains for the years indicated:

Year Ended 31st December

2007 2008 2009
(HK$ in millions)
Profit on sales of Properties .......ccoevieiiiiiiiiiiiiiiiiiiieeecees 90 — 131
Profit on share dilution in subsidiary companies ..................... — 40 —
Net foreign exchange 10SSesS .....c.ooeuuiiiiiiiiiiiiiiieee, (29) (24) (3)
[0 11 115 Pt 3 12 8
Other Net aINS ......cooiiiiiiiiiii e 64 28 136

Change in the fair value of investment properties

Investment properties are carried at fair values and are valued at least annually. The majority of
investment properties are valued by independent valuers. The valuations are performed in accordance
with the Valuation Standards on Properties issued by the Hong Kong Institute of Surveyors and are on
an open market basis, related to individual properties, and separate values are not attributed to land
and buildings. Investment properties that are being redeveloped for continuing use as investment
properties are measured at fair value. Land and buildings that are being redeveloped for future use as
investment properties started to be measured at fair value with effect from 1st January 2009. Changes
in fair values are recognised in the income statement. The annual revaluation of the investment
properties has in the past resulted, and in the future may continue to result, in significant fluctuations
in the operating profit of the Group.

Finance charges
Finance charges consisted of interest charges on bank loans and overdrafts and on loans from

Swire Finance, less capitalised interest charges on investment properties and other properties under
development.
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The following table illustrates our finance charges for the years indicated:

Year Ended 31st December
2007 2008 2009
(HKS$ in millions)

Interest charges on:

Bank loans and overdrafts .............cooviiiiiiiiiiiiiiiii (41) (238) (226)
Loans from Swire Finance .............ccocoiiiiiiiiiiiiiiiiiiiiiiinn, (1,012) (1,228) (1,182)
Other financing COSS .o.uviuuiiiniiiiiieii e (6) (64) (61)
Deferred into properties under development for sale ............... 2 7 32

Capitalised on:

INVeStMENt PrOPEITICS . .ueiuneiiniiiiiiiiieeiie et 142 45 157
Other PrOPETItIeS . ..uiiiuuiiiiiiii ittt 204 299 33
Total finance charges ........cooooviiiiiiiiiiiii e, (711) (1,179) (1,247)

During the Track Record Period, the interest rates on the Group’s borrowings from Swire Finance
reflected the interest rates, margin and the Company’s proportionate share of any fees and hedging
costs/savings in respect of Swire Finance’s (direct or indirect) borrowings from third parties, which
were on the basis of a combination of floating and fixed rates. Other borrowings of the Group were
on a floating rate basis.

Finance income

Finance income consisted mainly of interest income on short-term deposits and bank balances
and on loans to jointly controlled companies (and, in 2009, the fair value gain referred to in the table
below). Interest income is recognised on a time-proportion basis using the effective interest method.

The following table illustrates our finance income for the years indicated:

Year Ended 31st December
2007 2008 2009
(HK$ in millions)

Interest income on:
Short-term deposits and bank balances.......................c.... 8 24 6
Loans to jointly controlled companies...........cceeuvivniuniunennnnns — 34 27

Gain on the recognition of, and the movement in the fair
value of the liability in respect of, put option in respect of

minority interest in subsidiary company........c..ccoeeeuneeineennnen. — — 107
Total finance INCOME. .. .c.uviuiiiiiiiiiiiiiie e, 8 58 140
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Share of profits less losses of jointly controlled companies and associated companies

Jointly controlled companies are those companies held for the long-term, over which the Group
is in a position to exercise joint control with other venturers in accordance with contractual
arrangements, and where none of the participating parties has unilateral control over the economic
activity of the joint venture.

Associated companies are those companies over which the Group has significant influence, but
not control or joint control, over its management, including participation in financial and operating
policy decisions generally accompanying a shareholding conferring between 20% and 50% of the
voting rights.

For a list of our principal associated and jointly controlled companies, please refer to Note 45
to the Accountant’s Report in Appendix I to this prospectus.

The Group’s share of its jointly controlled and associated companies’ post-acquisition profits or
losses is recognised in the consolidated income statement, and its share of post-acquisition movements
in reserves is recognised in reserves.

Taxation

Our taxation during the Track Record Period primarily comprised Hong Kong profits tax and, to
a lesser extent, PRC corporate income tax and U.K. tax.

The following table illustrates our tax credit/charge for the years indicated:

Year Ended 31st December
2007 2008 2009
(HKS$ in millions)

Current taxation:

Hong Kong profits tax .......cooeeviiiiiiiiiiiiiiiei e, (291) (347) (394)
OVErseas taAXaAtION ....ouiuiririeeiniiinieet et et eeeererananns — (15) (12)
OVer-provision in Prior YEAS .......eeuuveurriuneeuneeineeineeineeineennenn. 18 4 70

(273) (358) (336)

Deferred taxation:

Change in Hong Kong profits tax rate ..........cooevevvinvinninninnes — 1,005 —
Changes in fair value of investment properties .................... (3,431) (236) (2,665)
Origination and reversal of temporary differences................ (126) (231) (245)
Tax provision on impairment lOSSES .......ccovevviviiniiriiininninninnns — — 69

(3,557) 538 (2,841)

Tax credit/(Charge) ....c.oeeuiiiniiiiiiiiii e, (3,830) 180 (3,177)
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Hong Kong profits tax was calculated at 17.5%, 16.5% and 16.5% on the estimated assessable
profits for the years ended 31st December 2007, 2008 and 2009, respectively. In June 2008, the Hong
Kong government enacted a change in the profits tax rate from 17.5% to 16.5% commencing with the

fiscal year 2008/2009. Overseas tax is calculated at tax rates applicable in the jurisdictions in which

we are assessable for tax.

The tax charge on our profit before taxation differs from the theoretical amount that would arise

using the Hong Kong profits tax rate applicable to us as follows:

Year Ended 31st December

2007 2008 2009
(HK$ in millions)

Profit before taxation ........cooiiuieiiiii e 23,065 4,275 18,661
Calculated at a tax rate (2007: 17.5%; 2008: 16.5%;

2000 16.50) ceuneeieiee e (4,036) (705) (3,079)
Share of profits less losses of jointly controlled and

associated COMPANIES .......ceuuiiiiiiiiiiiiiiii e 53 29 32
Over-provision for taX in Prior Years......ccceeverueenvinrennennennennenn. 18 4 70
Effect of change in Hong Kong tax rate.......c...cooeevviiiniinennneen. — 1,005 —
Effect of different tax rates in other jurisdictions .................. 6 (118) (164)
Income Not SUDJECE TO TAX..iuuiuniiniiniieieii e 37 7 55
Expenses not deductible for tax purposes.........ccocceeevvneeuneenneen. 3) 4) 97)
Tax losses not 1ecoOgnisSed........oeeuniiiiiiiiiiiiiieiei e 9) (12) (26)
Utilisation of previously unrecognised tax 10SS€S .........c..cuueene. 95 78 50
Recognition of previously unrecognised temporary

AIffEIeNCES cevuiii it — (82) 51
L0 s 1< P 9 (22) 33
Tax (charge)/credit .....oooviiiiiiiiie e (3,830) 180 (3,177)

The share of our jointly controlled companies’ tax charges was HK$116 million, HK$87 million
and HK$85 million for the years ended 31st December 2007, 2008 and 2009, respectively. The share
of associated companies’ tax charges was HK$44 million, HK$21 million and HK$34 million for the

years ended 31st December 2007, 2008 and 2009, respectively. Such amounts were included in share

of profits less losses of jointly controlled and associated companies shown in our consolidated income

statement.
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Minority interests

Minority interests represent the interests of minority equity holders in our subsidiaries. The
following table sets forth the minority interests as at the end of the periods specified:

Year Ended 31st December

2007 2008 2009
(HK$ in millions)

AL TSE JANUATY ettt et e e e e 292 796 1,066
Capital contribution from a minority shareholder.................... 484 10 13
Share of profits less losses for the year ...................cool () 234 95
Dividends paid and payable ........cocoiiiiiiiiiiiiiiiii (7) (7) 2)
Recognition of put option in respect of minority interest in

existing subsidiary COMPanY .......cocevvenviiniiiiiieiiieiieeneenneen, — — (751)
Translation differences . ......cooovvuiiiiiiiiiiiiiii 28 33 —
At 31st December ..o 796 1,066 421
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RESULTS OF OPERATIONS

The following table summarises our consolidated results in absolute terms and as a percentage
of turnover for the years indicated:

Year ended 31st December

2007 2008 2009
HKS$ %o HKS$ %o HKS$ %
(in millions, except percentages)

TUINOVEr ..o 5,819 100.0 7,057 100.0 8,192 100.0
Cost of sales ....covveviiiiieiiieieeane, (1,262) (21.7)  (1,478) (20.9)  (2,080) (25.4)
Gross profit c...oeeeuveevneiiineiiiineinnenan. 4,557 78.3 5,579 79.1 6,112 74.6
Administrative eXpenses................... (498) (8.5) (646) (9.2) (707) (8.6)
Other operating exXpenses ................. (80) (1.4) (101) (1.5) (108) (1.3)
Other net gains ..........c...ccoeeiiiiiinnn. 64 1.1 28 0.4 136 1.6
Change in fair value of investment

PrOPETties «oouviuneiuniiiniiiieiieiieeinen. 19,420 333.7 358 5.1 14,407 175.9
Impairment losses on hotel

PrOPEIties «ovuuieneiiniiiieiiieiieiiecinen, — — — — (267) (3.3)
Operating profit.........ccooevviiiiiniinni. 23,463 403.2 5,218 73.9 19,573 238.9
Finance charges .........ccoceeviiiniianni. (711) (12.2)  (1,179) (16.7)  (1,247) (15.2)
Finance income.........cco.cceeieiiniinnnen. 8 0.1 58 0.8 140 1.7
Share of profits less losses of

jointly controlled companies......... 102 1.8 38 0.6 31 0.4
Share of profits less losses of

associated companies.................... 203 3.5 140 2.0 164 2.0
Profit before taxation ...................... 23,065 396.4 4,275 60.6 18,661 227.8
Taxation........cooveeiviiiiiiiiiiiini, (3,830) (65.8) 180 2.5 (3,177) (38.8)
Profit for the year.......cc...cccooeeennii. 19,235 330.6 4,455 63.1 15,484 189.0
Attributable to:
The Company’s shareholder ............. 19,236 330.6 4,221 59.8 15,389 187.8
Minority interests........cvevveeneuniennnnn. (1) 0.0 234 3.3 95 1.2

19,235 330.6 4,455 63.1 15,484 189.0

Dividends .....coveviviiiiiiiiii 1,652 28.4 2,784 39.5 — —
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Additional information is provided below to reconcile reported and underlying profit attributable
to the Shareholder. These reconciling items principally adjust for the impact of HKAS 40 and
HKAS-Int 21 on investment properties and deferred taxation respectively. There is a further
adjustment to remove the effect of the recognition of, and the movement in the fair value of the
liability in respect of, a put option in favour of the owner of a minority interest in Sanlitun Village.

Year ended 31st December

2007 2008 2009
(HKS$ millions)

Profit attributable to the Shareholder per accounts.................. 19,236 4,221 15,389
Revaluation movement shown in income statement ................ (19,420) (358) (14,407)
Revaluation movements included in share of profits of jointly

controlled companies and associated companies................... (185) (57) (101)
Total revaluation MOVEMENt ..........coevviniiiiiiiiiieiieieeieeenaens (19,605) (415) (14,508)
Deferred tax on revaluation movements'" .............coccc 3,539 348 2,792
Deferred tax written back on change in tax rate ..................... — (954) —
Realised profit on sale of investment properties ..........c.......... 100 — 27
Depreciation of investment properties occupied by the Group . 5 8 8
Minority interests’ share of revaluation less deferred tax ....... — 237 88
Impairment of hotel held as part of a mixed-use development. — — 137
Recognition of, and movement in the fair value of the

liability in respect of a put option in respect of a minority

interest in Sanlitun Village™® ..............cooooiiiiiiiiiiiice, — — (107)
Underlying profit attributable to the Shareholder .................... 3,275 3,445 3,826

Notes:

(1) Including share of deferred tax of jointly controlled and associated companies.

(2) The value of the put option in favour of the owner of a minority interest in Sanlitun Village is calculated principally by
reference to the estimated fair value of the portions of the Sanlitun Village investment property in which our minority

partner is interested. This option did not have an impact on reported profit until 2009.
2009 compared to 2008

Turnover. Turnover increased by HK$1,135 million, or 16.1%, to HK$8,192 million in the year
ended 31st December 2009 from HKS$7,057 million in the year ended 31st December 2008. The
increase in turnover was due primarily to increases in gross rental income from investment properties,
including Hong Kong office and retail properties and an increase in turnover from property trading.
Gross rental income from investment properties increased by HK$605 million, or 8.9%, to HK$7,433
million in the year ended 31st December 2009 from HKS$6,828 million in the year ended 31st
December 2008 primarily due to the fact that One Island East and Village South were in operation for
the full year and to generally positive rental reversions at our Hong Kong investment properties. The
increase in turnover from property trading was due to sales of units at Island Lodge.
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Offices

Gross rental income from offices increased by HK$479 million, or 13.2%, to HK$4,106 million
in the year ended 31st December 2009, due primarily to the fact that One Island East was in operation
for the full year and to positive rental reversions during the year, partially offset by a small decrease
in rental income resulting from the closure of Tai Sang Commercial Building for redevelopment.
Demand in the Hong Kong office market weakened in the first half of 2009 but recovered noticeably
in the second half.

Hong Kong Retail

Gross rental income from our retail portfolio in Hong Kong increased by HK$73 million, or
2.7%, to HK$2,802 million in the year ended 31st December 2009, primarily due to positive rental
reversions. Retail rents came under pressure early in 2009, but rental reversions remained largely
positive.

PRC Retail

Gross rental income from our retail portfolio in the PRC increased by HK$77 million, or 42.5%,
to HK$258 million in the year ended 31st December 2009, primarily due to the fact that Village South
was in operation for the full year.

Residential

Gross rental income from our residential portfolio decreased by HK$24 million, or 8.2%, to
HK$267 million in 2009, primarily due to lower occupancy and rental rate discounts at Pacific Place
Apartments in the difficult economic conditions. Demand for serviced apartments recovered strongly
in the second half of 2009.

Property Trading

The sales of units at Island Lodge accounted for the HK$504 million turnover from our property
trading business in 2009. Turnover from property trading in 2008 was nil.

Hotels

The turnover of our hotels increased by HK$16 million, or 10.3%, to HK$172 million in the year
ended 31st December 2009, primarily due to the fact that The Opposite House was in operation for
the full year and to the opening of The Upper House in October 2009, partially offset by the closure
of two of the U.K. hotels for refurbishment and lower rates at the other two hotels in the U.K. and
a decrease in the average daily rate of The Opposite House. Hotel interests suffered from difficult
market conditions in 2009. As a consequence of the global financial crisis, hotel occupancy levels and
room rates experienced downward pressure, particularly in the first half of 2009. Luxury hotels in
Beijing experienced pressure on occupancy levels and room rates in 2009 due to an over-supply of
hotels and reduced domestic and international travel. Occupancy levels at our hotels in Bristol and
Brighton, U.K. held up amid weak economic conditions.
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Cost of Sales. Our cost of sales increased by HK$602 million, or 40.7%, to HK$2,080 million
in the year ended 31st December 2009 from HK$1,478 million in the year ended 31st December 2008.
Rental outgoings increased by 9.7% to HK$1,363 million due primarily to the fact that One Island East
and Village South were in operation for the full year. Sales of units at Island Lodge gave rise to cost
of sales in respect of our property trading business in the amount of HK$351 million. Our cost of sales
in respect of hotels increased by 66% to HK$332 million, due primarily to the pre-opening expenses
incurred at The Upper House, which opened in October 2009, and at EAST, Hong Kong, which opened
in January 2010, and to the fact that The Opposite House was in operation for the full year.

Administrative expenses. Our administrative expenses increased by HK$61 million, or 9.4%, to
HK$707 million in the year ended 31st December 2009 from HK$646 million in the year ended 31st
December 2008. The increase was due primarily to higher staff costs (incurred in part to support
expansion in the PRC) and higher depreciation expenses in Hong Kong and the PRC (reflecting the
opening of The Upper House and the fact that One Island East and The Opposite House were in
operation for the full year), partially offset by lower depreciation expenses in the U.K. (reflecting the
closure of two hotels for refurbishment) and lower feasibility study and legal expenses.

Other operating expenses. Our other operating expenses increased by HK$7 million, or 6.9%,
to HK$108 million in the year ended 31st December 2009 from HK$101 million in the year ended 31st
December 2008 due to an increase in the service fees we paid to JSSHK under the Services Agreement,
reflecting the increase in our profits in 2009.

Other net gains. Our other net gains increased by HK$108 million to HK$136 million in the year
ended 31st December 2009 from HK$28 million in the year ended 31st December 2008. The increase
was principally due to a HK$131 million profit from the sale of properties (primarily the sale of 36A
Island Road, Hong Kong) in 2009.

Change in the fair value of the investment properties. Fair value gains on our investment
properties increased by HK$14,049 million, to HK$14,407 million in the year ended 31st December
2009 from HK$358 million in the year ended 31st December 2008. There was a fair value gain of
HK$10,426 million on completed investment properties, which consisted of a fair value gain on Hong
Kong investment properties of HK$11,530 million (principally reflecting a reduction in capitalisation
rates) and a fair value loss of HK$1,104 million on Sanlitun Village. There was a fair value gain of
HK$3,981 million on properties under construction, which consisted of a fair value gain of HK$3,539
million on the TaiKoo Hui development and a fair value gain of HK$442 million on Hong Kong
properties under construction. The fair value gain on the TaiKoo Hui development principally reflects
a change in accounting standards which required investment properties under construction to be
recorded at fair market value.

Impairment losses. Property, plant and equipment is reviewed for impairment wherever events
or changes in circumstances indicate that the carrying amount may not be recoverable. The Directors
consider that a number of hotels in the PRC and the U.K. were impaired at 31st December 2009 as
a result of the condition of the hotel property market in these locations at that time. The carrying
amount of these hotels has been written down by HK$267 million to their recoverable amount, which
is the fair value less costs to sell.
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Finance Charges. Our finance charges increased by HK$68 million, or 5.8%, to HK$1,247
million in the year ended 31st December 2009 from HK$1,179 million in the year ended 31st
December 2008. The increase principally reflected a reduction of capitalised interest, offset in part by
a reduction in interest rates on our borrowings from Swire Finance. This reduction of capitalised
interest reflected the fact that interest was charged (as opposed to capitalised) on the financing for One
Island East, Village South and The Opposite House for the full year and that interest was charged (as
opposed to capitalised) on the financing for The Upper House following its completion during the
year.

Finance Income. Our finance income increased by HK$82 million to HK$140 million in the year
ended 31st December 2009 from HK$58 million in the year ended 31st December 2008. The increase
principally reflected a gain of HK$107 million from the recognition of, and the movement in the fair
value of the liability in respect of, a put option in favour of the owner of a minority interest in Sanlitun
Village, which was partially offset by reduced interest earnings on short term deposits and bank
balances. The recognition of the put option (which was accompanied by the derecognition of the
minority interest itself) reflected a change in the treatment of the contractual arrangements with the
owner of the minority interest.

Share of profits less losses of jointly controlled companies. Our share of profits less losses of
our jointly controlled companies decreased by HK$7 million, or 18.4%, to HK$31 million, in the year
ended 31st December 2009 from HK$38 million in the year ended 31st December 2008. Fair value
losses on our interest in the INDIGO development in the PRC were partially offset by higher rental
income from and fair value gains on our interests in the Citygate and 625 King’s Road properties in
Hong Kong and fair value gains on the Dazhongli development in the PRC.

Share of profits less losses of associated companies. Our share of profits less losses of our
associated companies increased by HK$24 million, or 17.1%, to HK$164 million in the year ended
31st December 2009 from HK$140 million in the year ended 31st December 2008. Lower profits from
the three Pacific Place Hotels were offset by higher fair value gains on and higher operating profits
from our interest in the PCCW Tower property.

Taxation. Our tax expenses were HK$3,177 million in the year ended 31st December 2009
compared with a tax credit of HK$180 million in the year ended 31st December 2008. This is largely
due to an increase of HK$2,429 million in deferred tax in respect of the change in fair value of
investment properties in 2009 and the fact that the one-off tax credit of HK$1,005 million enjoyed in
2008 due to the change in the Hong Kong profits tax rate from 17.5% to 16.5% was not repeated in
2009.

Minority Interest. Our profit attributable to minority interests was HK$95 million for the year
ended 31st December 2009 as compared to a profit attributable to minority interests of HK$234
million for the year ended 31st December 2008. The reduction principally reflects the derecognition
of a minority interest in Sanlitun Village (which — see the paragraph headed “Finance Income” above
— accompanied the recognition of a put option in favour of the owner of the minority interest).

Profit attributable to the Company’s Shareholder. As a result of the foregoing, our profit
attributable to the Company’s shareholder increased by HK$11