Hong Kong Exchanges and Clearing Limited and The Stock Exchange of Hong Kong Limited take no responsibility for the contents of this
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Lai Sun Development Company Limited
(Incorporated in Hong Kong with limited liability)

(Stock Code: 488)

ANNOUNCEMENT OF INTERIM RESULTS

FOR THE SIX MONTHS ENDED 31 JANUARY 2011

RESULTS

The board of directors (the “Board”) of Lai Sun Development Company Limited (the “Company”’) announces
the unaudited consolidated results of the Company and its subsidiaries (the “Group”) for the six months ended
31 January 2011 together with the comparative figures of the last corresponding period as follows:

Condensed Consolidated Income Statement
For the six months ended 31 January 2011

Six months ended

31 January
2011 2010
(Unaudited) (Unaudited)
Notes HKS$’000 HK$°000
TURNOVER 3 669,439 341,933
Cost of sales (353,473) (111,305)
Gross profit 315,966 230,628
Other revenue and gain 39,938 18,554
Selling and marketing expenses (24,597) -
Administrative expenses (147,677) (140,403)
Other operating expenses, net (11,691) (32,547)
Fair value gain on investment properties 587,635 782,772
Provision for tax indemnity 4 (47,185) (34,352)
PROFIT FROM OPERATING ACTIVITIES 5 712,389 824,652
Finance costs 6 (23,866) (19,381)
Share of profits and losses of associates 9 391,588 671,533
PROFIT BEFORE TAX 1,080,111 1,476,804
Tax 7 (115,677) (146,250)
PROFIT FOR THE PERIOD 964,434 1,330,554
Attributable to:
Ordinary equity holders of the Company 940,835 1,308,667
Non-controlling interests 23,599 21,887
964,434 1,330,554
EARNINGS PER SHARE ATTRIBUTABLE TO
ORDINARY EQUITY HOLDERS OF THE COMPANY 8
Basic HK 6.64 cents HK 9.24 cents
Diluted N/A N/A




Condensed Consolidated Statement of Comprehensive Income
For the six months ended 31 January 2011

PROFIT FOR THE PERIOD

OTHER COMPREHENSIVE INCOME/(EXPENSES)
Changes in fair value of available-for-sale financial assets

Exchange realignments:
Subsidiaries
Associate

Share of investment revaluation reserve of an associate
Share of an associate’s release of reserves to income
statement upon its disposal of an interest in an associate

OTHER COMPREHENSIVE INCOME
FOR THE PERIOD

TOTAL COMPREHENSIVE INCOME
FOR THE PERIOD

Attributable to:
Ordinary equity holders of the Company
Non-controlling interests

Six months ended

31 January
2011 2010
(Unaudited) (Unaudited)
HKS$’000 HKS$°000
964,434 1,330,554
168,487 144,297
233 1
33,757 (7,046)
8,338 32,582
(99,279) -
111,536 169,834
1,075,970 1,500,388
1,052,290 1,478,501
23,680 21,887
1,075,970 1,500,388




Condensed Consolidated Statement of Financial Position

As at 31 January 2011

NON-CURRENT ASSETS

Property, plant and equipment

Prepaid land lease payments

Investment properties

Properties under development for sale
Interests in associates
Available-for-sale financial assets
Held-to-maturity debt investments
Pledged bank balances and time deposits

Total non-current assets

CURRENT ASSETS

Completed properties for sale _

Equity investments at fair value through profit or loss
Inventories ) )

Debtors and deposits paid

Held-to-maturity debt investments

Cash and cash equivalents

Total current assets

CURRENT LIABILITIES

Creditors, deposits received and accruals

Tax payable

Bank borrowings

Total current liabilities

NET CURRENT ASSETS

TOTAL ASSETS LESS CURRENT LIABILITIES
NON-CURRENT LIABILITIES

Bank borrowings

Deferred tax

Provision for tax indemnity

Long term rental deposits received

Total non-current liabilities

EQUITY

Equiéy attributable to ordinary equity holders of the Complalny

Issued capital

Share premium account

Investment revaluation reserve

Share option reserve

Capital redemption reserve

General reserve

Other reserve

Special capital reserve

Exchange fluctuation reserve
Retained profits/(Accumulated losses)

Non-controlling interests

31 January 31 Jul
2011 201
(Unaudited) (Audited)
Notes HK$°000 HKS$°000
362,866 368,231
26,552 27,066
7,040,580 6,444,930
933,054 900,378
9 4,068,135 3,725,761
869,112 657,994
- 35,840
94,723 99,154
13,395,022 12,259,354
243,773 465,085
19,455 12,552
6,001 4,780
10(a) 135,625 121,315
132,243 144,812
1,250,998 1,124,778
1,788,095 1,873,322
10(b) 223,011 216,621
54,908 51,829
1,349,110 390,323
1,627,029 658,773
161,066 1,214,549
13,556,088 13,473,903
1,184,920 (2,313,493
1,075,627 (975,875
4 (517,376% (470,191;
(48,206 (47,523
(2,826,129) (3,807,082)
10,729,959 9,666,821
141,620 141,620
6,974,701 6,974,701
777,902 699,769
948 12,417
1,200,000 1,200,000
11 504,136 504,136
4,962 3,734
11 126,264 126,264
68,197 35,058
661,706 (292,009)
10,460,436 9,405,690
269,523 261,131
10,729,959 9,666,821




Notes to Condensed Consolidated Interim Financial Statements
1. BASIS OF PREPARATION

The unaudited condensed consolidated interim financial statements of the Group for the six months ended 31 January 2011
have been prepared in accordance with the applicable disclosure requirements of Appendix 16 to the Rules Governing the
Listing of Securities on The Stock Exchange of Hong Kong Limited (the “Listing Rules”) and with Hong Kong Accounting
Standard (“HKAS”) 34 “Interim Financial Reporting” issued by the Hong Kong Institute of Certified Public Accountants. The
significant accounting policies and basis of presentation used in the preparation of these interim financial statements are the
same as those used in the Group’s audited consolidated financial statements for the year ended 31 July 2010.

The condensed consolidated interim financial statements have not been audited by the Company’s auditors but have been
reviewed by the Company’s audit committee.

2. IMPACT OF NEW AND REVISED HONG KONG FINANCIAL REPORTING STANDARDS
(“HKFRSs”, which also include HKASs and Interpretations)

The Group has not applied the following new and revised HKFRSs, which are applicable to the Group, that have been issued
but are not yet effective, in these interim financial statements:

Improvements to HKFRSs 2010*

HKAS 24 (Revised) Related Party Disclosures

HKAS 12 (Amendments) Deferred Tax : Recovery of Underlying Assets?

HKFRS 7 Amendments Amendments to HKFRS 7 Financial Instruments: Disclosures —
Transfers of Financial Assets®

HKFRS 9 Financial Instruments*

! Effective for annual periods beginning on or after 1 January 2011

2 Effective for annual periods beginning on or after 1 January 2012

j Effective for annual periods beginning on or after 1 July 2011

Effective for annual periods beginning on or after 1 January 2013

The amendments to HKAS 12 “Deferred Tax: Recovery of Underlying Assets” mainly deal with the measurement of deferred
tax for investment properties that are measured using the fair value model in accordance with HKAS 40 “Investment Property”.
Based on the amendments, for the purposes of measuring deferred tax liabilities and deferred tax assets for investment
properties measured using the fair value model, the carrying amounts of the investment properties are presumed to be
recovered through sale, unless the presumption is rebutted in certain circumstances. The adoption of the amendments to
HKAS 12 may have a material impact on deferred tax recognised for investment properties that are measured using the fair
value model. The Group is in the process of assessing the impact from application of these amendments.

For other new and revised HKFRSs which are issued but not yet effective, the Group is in the process of making an assessment
of the impact upon initial application. The Group is not yet in a position to state whether they would have a significant impact
on the Group’s results of operations and financial position.



3. SEGMENT INFORMATION

The following table presents revenue and profit/(loss) for the Group's reportable segments:

Six months ended 31 January (Unaudited)

Property Hotel and
development Property restaurant
and sales investment operations Others Eliminations Consolidated
2011 2010 2011 2010 2011 2010 2011 2010 2011 2010 2011 2010
HK$'000 HK$000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$000 HK$'000 HK$000  HK$'000 HK$'000
Segment revenue:
Sales to external
customers 287,486 - 174,614 169,984 196,758 162,286 10,581 9,663 - - 669,439 341,933
Intersegment sales - - 3,800 5,346 - - 11,431 14,186 (15,231) (19,532) - -
Other revenue 2,533 462 266 272 - - - - - - 2,799 734
Total 290,019 462 178,680 175,602 196,758 162,286 22,012 23,849  (15,231) (19,532) 672,238 342,667
Segment results 40,904  (4,604) 135,240 131,630 40,299 39,695 (63) 2,349 - - 216,380 169,070
Interest income and
unallocated gains 37,139 17,820
Fair value gain on
investment properties - - 587,635 782,772 - - - - - - 587,635 782,772
Unallocated expenses (81,580)  (110,658)
Provision for
tax indemnity (47,185) (34,352)
Profit from operating
activities 712,389 824,652
Finance costs (23,866) (19,381)
Share of profits and losses
of associates (3,075) (152) 147,691 605,229 431 (167) - - - - 145,047 604,910
Share of profits and losses
of associates - unallocated 246,541 66,623
Profit before tax 1,080,111 1,476,804
Tax (115,677)  (146,250)
Profit for the period 964,434 1,330,554
The following table presents the total assets for the Group’s reportable segments:-
Property Hotel and
development Property restaurant
and sales investment operations Others Consolidated
3lJanuary 31July 3l1January 31July 31January 31July 31January 31July 31 January 31 July
2011 2010 2011 2010 2011 2010 2011 2010 2011 2010
(Unaudited)  (Audited) (Unaudited) (Audited) (Unaudited) (Audited) (Unaudited) (Audited) (Unaudited) (Audited)
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HKS$'000 HK$000  HKS$'000 HK$'000
Segment assets 1,237,549 1,409,304 7,060,815 6,465,206 553,906 528,001 54,475 56,497 8,906,745 8,459,008
Interests in associates 281,861 279,531 1,531,871 1,384,180 4,622 4,174 - - 1818354 1,667,885
Interests in associates
- unallocated 2,249,781 2,057,876
Unallocated assets 2,208,237 1,947,907
Total assets 15,183,117 14,132,676




PROVISION FOR TAX INDEMNITY

Pursuant to an indemnity deed (the "Lai Fung Tax Indemnity Deed") dated 12 November 1997 entered into between the
Company and Lai Fung Holdings Limited ("Lai Fung"), the Company has undertaken to indemnify Lai Fung in respect of
certain potential PRC income tax and land appreciation tax ("LAT") payable or shared by Lai Fung in consequence of the
disposal of any of the property interests attributable to Lai Fung through its subsidiaries and its associates as at 31 October 1997
(the "Property Interests™). These tax indemnities given by the Company apply in so far as such tax is applicable to the
difference between (i) the value of the Property Interests in the valuation thereon by Chesterton Petty Limited (currently known
as “Knight Frank Petty Limited”), independent chartered surveyors, as at 31 October 1997 (the "Valuation™); and (ii) the
aggregate costs of such Property Interests incurred up to 31 October 1997, together with the amount of unpaid land costs, unpaid
land premium and unpaid costs of resettlement, demolition and public utilities and other deductible costs in respect of the
Property Interests. The indemnity deed assumes that the Property Interests are disposed of at the values attributed to them in
the Valuation, computed by reference to the rates and legislation governing PRC income tax and LAT prevailing at the time of
the Valuation.

The indemnities given by the Company do not cover (i) new properties acquired by Lai Fung subsequent to the listing of the
shares of Lai Fung on The Stock Exchange of Hong Kong Limited (the "Listing™); (ii) any increase in the relevant tax which
arises due to an increase in tax rates or changes to the legislation prevailing at the time of the Listing; and (iii) any claim to the
extent that provision for deferred tax on the revaluation surplus has been made in the calculation of the adjusted net tangible
asset value of Lai Fung as set out in Lai Fung's prospectus dated 18 November 1997.

After taking into account the Property Interests currently held by Lai Fung as at 31 January 2011 which are covered under the
Lai Fung Tax Indemnity Deed and the prevailing tax rates and legislation governing PRC income tax and LAT, the total amount
of tax indemnity given by the Company is estimated to be HK$1,341,829,000.

As at 31 January 2011, the directors of the Company, after taking into account the prevailing market situation and the latest
development plan and status of the various individual property development projects as included in the Property Interests and
the prevailing tax rates and legislation governing PRC income tax and LAT, considered it is probable that an estimated amount
of HK$517,376,000 (31 July 2010:HK$470,191,000) of the abovementioned tax indemnity given by the Company would be
crystallised. Therefore, an additional provision for the tax indemnity amount of HK$47,185,000 was recognised in the income
statement for the six months ended 31 January 2011.



5.

PROFIT FROM OPERATING ACTIVITIES

The Group’s profit from operating activities is arrived at after charging/(crediting):

Depreciation *

Amortisation of prepaid land lease payments *

Loss/(gain) on disposal of equity investments at fair value through profit or loss*
Fair value (gain)/loss on equity investments at fair value through profit or loss*
Gain on disposal of an available-for-sale financial assets

Interest income from bank deposits

Other interest income

Dividend income from unlisted available-for-sale equity investments

Six months ended

2011
(Unaudited)
HKS$’000

11,447
514

882
(2,083)
(27,795)
(1,676)
(1,702)
(215)

31 January

2010
(Unaudited)
HKS$°000

13,217
514
(462)
22,401
(922)
(3,692)
(529)

*  Depreciation charge of HK$9,840,000 (Six months ended 31 January 2010: HK$9,571,000) for property, plant and
equipment is included in "other operating expenses, net" on the face of the condensed consolidated income statement.

*  These items are included in "other operating expenses, net" on the face of the condensed consolidated income statement.

FINANCE COSTS

Interest on bank borrowings wholly repayable
within five years
Bank financing charges

Less : Amount capitalised in properties under development for sale

Six months ended

31 January
2011 2010
(Unaudited) (Unaudited)
HKS$°000 HKS$°000
21,108 15,668
4,651 4,666
25,759 20,334
(1,893) (953)
23,866 19,381




TAX

Hong Kong profits tax has been provided at the rate of 16.5% (Six months ended 31 January 2010: 16.5%) on the estimated
assessable profits arising in Hong Kong during the period.

Taxes on profits assessable elsewhere have been calculated at the rates of tax prevailing in the places in which the Group
operates, based on existing legislation, interpretations and practices in respect thereof.

Six months ended

31 January

2011 2010

(Unaudited) (Unaudited)
HKS$’000 HKS$°000

Current tax

Hong Kong 8,369 7,627
Overseas 7,556 7,653
15,925 15,280
Deferred tax 99,752 130,970

Tax charge for the period 115,677 146,250

EARNINGS PER SHARE ATTRIBUTABLE TO ORDINARY EQUITY HOLDERS OF THE COMPANY

The calculation of basic earnings per share is based on the profit for the period attributable to ordinary equity holders of the
Company of HK$940,835,000 (Six months ended 31 January 2010: HK$1,308,667,000) and the weighted average number of
14,162,042,000 (Six months ended 31 January 2010:14,162,042,000) ordinary shares in issue during the period.

The diluted earnings per share amounts for the six months ended 31 January 2011 and 2010 have not been disclosed as no
diluting events existed during both periods.



9.

INTERESTS IN ASSOCIATES/SHARE OF PROFITS AND LOSSES OF ASSOCIATES

The eSun Group

Included in the Group’s interests in associates at 31 January 2011 and share of profits and losses of associates for the six
months ended 31 January 2011 was the Group’s share of net assets and profits of the eSun Group of HK$2,236,443,000 (31

July 2010 : HK$2,044,631,000) and HK$246,539,000 (Six months ended 31 January 2010: HK$66,626,000) respectively.

Reorganisation involving shares in the capital of Lai Fung and the Company

As at 31 July 2010, the Group’s interest in eSun was 36.08% and the eSun Group held 36.72% of the issued share capital of the
Company.

On 26 July 2010, Lai Sun Garment (International) Limited (“LSG”), a substantial shareholder of the Company, entered into a
conditional shares swap agreement with eSun pursuant to which:

(@) LSG agreed to transfer or procure the transfer of, and eSun agreed to accept the transfer of, LSG’s direct and indirect
interests in 3,265,688,037 shares in the capital of Lai Fung (the “Lai Fung Transaction”), representing approximately
40.58% of the existing issued share capital of Lai Fung and LSG’s entire shareholding interest in Lai Fung. The
consideration was to be satisfied by (i) the transfer to LSG of eSun’s entire shareholding interest in the Company; and (ii)
cash consideration of HK$178.4 million payable by eSun to LSG (HK$100 million to be paid on the date of completion of
the Shares Swap Transactions (see definition below), and approximately HK$78.4 million to be paid, without interest, six
months after the date of completion); and

(b) eSun agreed to procure the transfer of, and LSG agreed to accept the transfer of, eSun’s indirect interest in 5,200,000,000
shares in the capital of the Company (the “LSD Transaction”, together with the Lai Fung Transaction collectively referred
to as “Shares Swap Transactions™), representing approximately 36.72% of the existing issued share capital of the
Company and eSun’s entire shareholding interest in the Company. The consideration was to be satisfied by the transfer to
eSun of LSG’s entire shareholding interest in Lai Fung less the cash consideration of approximately HK$178.4 million
receivable by LSG from eSun.

Further details of the Shares Swap Transactions were set out in the joint announcement of LSG and eSun dated 26 July 2010
and the circulars of LSG and eSun both dated 30 August 2010. Resolutions approving the shares swap agreement were duly
passed at an extraordinary general meeting of LSG and a special general meeting of eSun on 20 September 2010. All the
conditions precedent under the shares swap agreement were fulfilled and completion of the Shares Swap Transactions took
place on 30 September 2010.

Upon completion of the Shares Swap Transactions, eSun no longer holds any interest in the Company but the Company
continues to hold a 36.08% equity interest in eSun. Accordingly, the cross-holding relationship between eSun and the
Company was eliminated.

Included in the share of results of eSun Group above were (i) eSun Group’s gain on disposal of 36.72% interest in the Company
shared by the Group of HK$215,505,000; and (ii) eSun Group’s discount on acquisition of 40.58% interest in Lai Fung shared
by the Group of HK$1,861,000.



INTERESTS IN ASSOCIATES/SHARE OF PROFITS AND LOSSES OF ASSOCIATES (continued)

Macao Studio City

eSun has been engaged in the Macao Studio City project through its interest in East Asia Satellite Television (Holdings)
Limited (“EAST (Holdings)”), of which 66.7% is held indirectly by eSun and 33.3% is held by CapitaLand Integrated Resorts
Pte. Ltd. (“CapitaLand”), a wholly-owned subsidiary of CapitaLand Limited (one of the largest listed real estate companies in
Asia). EAST (Holdings) has a 60% interest in Cyber One, the joint venture company responsible for the project while the US
partner, New Cotai, LLC, holds the balance 40%. Disputes have arisen in respect of the joint venture, which has led to
litigation between the parties. Details of the disputes and ensuring litigation are set out in the 2010 Final Results
Announcement of eSun published on 29 March 2011. With the litigation continuing, it should be noted that its timing and
outcome remain inherently uncertain. The Directors of eSun consider that the core claims made by the eSun Group are
well-founded and the litigations are necessary in order to protect the interest of all of eSun’s shareholders and, ultimately, to
preserve the potential of the Macao Studio City project. Further, in the event of prolonged delays to the recommencement of
the project, it is uncertain as to whether and how the Macau government would exercise its rights, including but not limited to
its rights to re-possess the plot of land of Macao Studio City.

Diamond String Limited (“Diamond String”)

Included in the Group’s interests in associates as at 31 January 2011 and share of profits and losses of associates for the six
months ended 31 January 2011 was the Group’s share of net assets and profits of Diamond String, a 50%-owned associate of
HK$1,531,871,000 (31 July 2010: HK$1,384,180,000) and HK$147,691,000 (Six months ended 31 January 2010:
HK$605,229,000) respectively.

During the six months ended 31 January 2010, the Group adopted the amendments to HKAS 40 which became effective in the
Group’s accounting period beginning 1 August 2009. Under the amendments, investment property under construction is
included within the scope of HKAS 40. Investment property under construction could be carried at fair value when its fair
value is reliably determinable. Any difference between the fair value and the carrying book value of the property shall be
recognised as gain or loss in the income statement for the period of initial adoption of this amendment. Prior to the
amendments, investment property under construction was carried at cost until the construction had been completed. The
Group, through Diamond String holds a property (“Property”) situated at 3 Connaught Road Central, Hong Kong (formerly
operating as “The Ritz-Carlton Hong Kong”) which is being re-developed into a grade-A office tower for investment purpose.
The Property is stated at cost less accumulated depreciation and any impairment losses in Diamond String’s financial
statements. When the Group accounts for its interest in Diamond String under equity method in its consolidated financial
statements, the Property is measured at fair value for the purpose of conforming to the Group’s accounting policies. As a
result, a 50% share of fair value gain arising from valuation of the Property of HK$605,366,000 (net of the related deferred tax
and goodwill) was recorded in the Group’s share of results of associates for the six months ended 31 January 2010. In current
period, the Group’s share of profits of Diamond String was mainly attributable to the Group’s share of the fair value gain in the
period arising from the Property of HK$147,870,000 (net of the related deferred tax).
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10.

DEBTORS AND DEPOSITS PAID/CREDITORS, DEPOSITS RECEIVED AND ACCRUALS

(@)  The Group maintains various credit policies for different business operations in accordance with business practices and
market conditions in which the respective subsidiaries operate. Sales proceeds receivable from the sale of properties
are settled in accordance with the terms of the respective contracts. Rent and related charges in respect of the leasing
of properties are receivable from tenants, and are normally payable in advance with rental deposits received in
accordance with the terms of the tenancy agreements. Hotel and restaurant charges are mainly settled by customers on
cash basis except for those corporate clients who maintain credit accounts with the respective subsidiaries, the settlement

of which is in accordance with the respective agreements.

An ageing analysis of the trade debtors, based on payment due date, as at the end of the reporting period is as follows:

31 January 31 July
2011 2010
(Unaudited) (Audited)
HKS$’000 HKS$°000

Trade debtors:
Not yet due or less than 30 days past due 22,876 23,363
31 - 60 days past due 1,544 1,458
61 — 90 days past due 389 270
Over 90 days past due 2,614 2,282
27,423 27,373
Other debtors and deposits paid 108,202 93,942
135,625 121,315

(b)  An ageing analysis of the trade creditors, based on payment due date, as at the end of the reporting period is as follows:

31 January 31 July
2011 2010
(Unaudited) (Audited)
HKS$’000 HKS$°000

Trade creditors:
Not yet due on less than 30 days past due 8,017 6,973
31 — 60 days past due 640 173
61 — 90 days past due 66 1
Over 90 days past due 458 -
9,181 7,147
Other creditors, deposits received and accruals 213,830 209,474
223,011 216,621

11



SHARE CAPITAL

31 January 2011 31 July 2010
Number of Nominal Number of Nominal
shares value shares value
(Unaudited) (Unaudited) (Audited) (Audited)
000 HKS$’000 000 HKS$°000
Authorised:
Ordinary shares of HK$0.01 each 17,200,000 172,000 17,200,000 172,000
Preference shares of HK$1.00 each 1,200,000 1,200,000 1,200,000 1,200,000
1,372,000 1,372,000
Issued and fully paid:
Ordinary shares of HK$0.01 each 14,162,042 141,620 14,162,042 141,620

Pursuant to a special resolution passed at an extraordinary general meeting of the Company held on 24 July 2006, and the
subsequent Order of the High Court of Hong Kong granted on 17 October 2006, the Company effected a capital reduction (the
"Capital Reduction") which took effect on 18 October 2006. The paid-up capital on each of its issued ordinary shares of
HK$0.50 was cancelled to the extent of HK$0.49 per share, and the nominal value of all of the ordinary shares of the Company,
both issued and unissued, was reduced from HK$0.50 per share to HK$0.01 per share. A total credit of HK$6,245,561,000
had arisen as a result of the Capital Reduction. An amount of HK$5,619,000,000 of the total credit was credited to the
accumulated losses of the Company and the remaining amount of HK$626,561,000 was credited to the share premium account
of the Company.

An undertaking in standard terms was given to the High Court by the Company in connection with the Capital Reduction.
The undertaking is for the benefit of the Company's creditors as at the effective date of the Capital Reduction. Pursuant to the
undertaking, any receipts by the Company on or after 1 August 2005 in respect of the Company's:

(1) 50% investment in Fortune Sign Venture Inc. (“Fortune Sign™), up to an aggregate amount of HK$1,556,000,000;

(2) 10% investment in Bayshore Development Group Limited (“Bayshore”), up to an aggregate amount of HK$2,923,000,000;
and/or

(3) 100% investment in Furama Hotel Enterprises Limited, up to an aggregate amount of HK$1,140,000,000

shall be credited to a special capital reserve in the accounting records of the Company. While any debt of or claim against the
Company as at 18 October 2006 (the effective date of the Capital Reduction) remains outstanding, and the person entitled to
the benefit thereof has not agreed otherwise, the special capital reserve shall not be treated as realised profits and (for so long as
the Company remains a listed company) shall be treated as an undistributable reserve pursuant to Section 79C of the Hong
Kong Companies Ordinance.

12



11.

SHARE CAPITAL (continued)
The undertaking is subject to the following provisos:

(i) the amount standing to the credit of the special capital reserve may be applied for the same purposes as a share premium
account may be applied or may be reduced or extinguished by the aggregate of any increase in the Company's issued share
capital or share premium account resulting from an issue of shares for cash or other new consideration upon a
capitalisation of distributable reserves after 18 October 2006 and the Company shall be at liberty to transfer the amount of
any such reduction to the general reserve of the Company and the same shall become available for distribution;

(ii) the aggregate limit in respect of the special capital reserve may be reduced after the disposal or other realisation of any of
the assets being the subject of the undertaking (as referred to at (1) to (3) above) by the amount of the individual limit for
the asset in question less such amount (if any) as is credited to the special capital reserve as a result of such disposal or
realisation; and

(iii) in the event that the amount standing to the credit of the special capital reserve exceeds the limit thereof, after any
reduction of such limit pursuant to proviso (ii) above, the Company shall be at liberty to transfer the amount of such excess
to the general reserve of the Company and the same shall become available for distribution.

In prior year, an aggregate amount of HK$630,400,000, which comprised (i) the reversal of provision for impairment of the
Company's interest in Peakflow Profits Limited (“Peakflow”), a wholly owned subsidiary of the Company which holds a 10%
equity interest in Bayshore, to the extent of HK$372,072,000; and (ii) the recognition of dividend income from the Company's
investment in Fortune Sign of HK$258,328,000, was transferred from accumulated losses to the special capital reserve of the
Company. During the six months ended 31 January 2011, there was no movement of transfer between retained
profits/(accumulated losses) and special capital reserve.

After the effective date of the Capital Reduction, the Company entered into a placing agreement dated 17 November 2006
pursuant to which a total of 1,416,000,000 new ordinary shares of HK$0.01 each in the capital of the Company were allotted
and issued for net cash proceeds of HK$504,136,000. With such increase in the Company's issued share capital and share
premium account resulting from the placing of new shares for cash, an aggregate amount of HK$504,136,000 was then
transferred from special capital reserve to general reserve (a distributable reserve) of the Company in prior years pursuant to the
provisos of the undertaking given by the Company in connection with the Capital Reduction as stated above.

As a result of the above transfers between the reserves, the outstanding balance of the special capital reserve of the Company
as at 31 January 2011 was HK$126,264,000 (31 July 2010 : HK$126,264,000).

13



INTERIM ORDINARY DIVIDEND

As at 31 January 2011, the Company did not have any reserves available for distribution in accordance with
provisions of Section 79B of the Companies Ordinance, Chapter 32 of the Laws of Hong Kong. The Board of
the Company has resolved not to declare the payment of an interim ordinary dividend for the financial year ending
31 July 2011. No interim ordinary dividend was declared in respect of the last corresponding period.

MANAGEMENT DISCUSSION AND ANALYSIS
GROUP REORGANISATION

On 30 September 2010, Lai Sun Garment (International) Limited (“LSG”) and eSun Holdings Limited (“eSun”)
completed a group reorganisation (“Group Reorganisation”). Pursuant to the Group Reorganisation, LSG
transferred its entire interest in Lai Fung Holdings Limited (“Lai Fung”) (approximately 40.58% of the issued
share capital of Lai Fung) to eSun; whereby eSun transferred its entire interest in the Company (approximately
36.72% of the issued share capital of the Company) to LSG.

Immediately following the completion of the Group Reorganisation, the group structure involving LSG, the
Company, eSun and Lai Fung became:

LSG

47.97%

The Company

36.08%

esun

40.58%

Lai Fung

As a result of the Group Reorganisation, the cross-holding structure between the Company and eSun that
existed since 2004 was dismantled. The Group Reorganisation simplified the ownership structure of the
Company and eSun, and eliminated the circular effect of the accounting treatment of the cross-holdings. By
unlocking this structure, the magnifying effect of the cross-held interests will be eliminated. More importantly,
the directors of the Company believe that the simplified shareholding structure provides greater clarity to
shareholders and the market with regard to the core business of each of the companies.

eSun became the controlling shareholder of Lai Fung with a well-established portfolio of property interests in
the Mainland of China and shares the operating profit of Lai Fung as an associate (as that expression is used
in the context of the Hong Kong Financial Reporting Standards) of eSun. This directly benefits eSun and
indirectly benefits the Company as well.
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OVERVIEW OF INTERIM RESULTS

For the six months ended 31 January 2011, the Group recorded a turnover of HK$669,439,000 (2010:
HK$341,933,000) and a gross profit of HK$315,966,000 (2010: HK$230,628,000), representing an increase
of approximately 95.8% and 37.0% respectively from the previous corresponding period. The increase in
turnover and gross profit was mainly attributable to the recognition of property development turnover from
completion of sales of residential unit at Emerald 28, Tai Po Road, Kowloon.

During the period under review, the Group booked a fair value gain on completed investment properties of
HK$587,635,000 (2010: a gain of HK$782,772,000) as a result of the continued strength of the
macro-economic conditions and rebound of the property markets as well as the low interest rate environment.
During the period under review, the Group recorded an additional provision for tax indemnity of
approximately HK$47,185,000 (2010: a provision of HK$34,352,000). Such provision was made in respect
of certain tax indemnity granted by the Group to Lai Fung in November 1997 at the time of effecting the
separate listing of Lai Fung on The Stock Exchange of Hong Kong Limited (details of such tax indemnity and
provision are set out in Note 4 above). Taking into account of the above exceptional items, the Group
recorded a profit from operating activities of HK$712,389,000 during the six months ended 31 January 2011
(2010: HK$824,652,000).

During the period under review, share of profits from associates was HK$391,588,000, compared to share of
profits from associates of HK$671,533,000 in the previous corresponding period. Movements of main items
of the Group’s share of profits from associates during the period under review were as follows:

1.  The Group currently holds a 50% interest in Diamond String Limited (“DSL”), which is the joint
venture company between the Group and a wholly-owned subsidiary of China Construction Bank
Corporation (“CCB”) for the purpose of redevelopment project of 3 Connaught Road Central, Hong
Kong. During the period under review, the Group shared the fair value gain (net of the related
deferred tax) of DSL’s investment property under development amounting to approximately
HK$147,900,000 (2010: HK$605,000,000) in the Group’s consolidated income statement.

2.  Prior to the Group Reorganisation, the Group held a 36.08% shareholding interest in eSun, which in
turn held a 36.72% shareholding interest in the Group. Following the Group Reorganisation, (i) the
Group continues to hold a 36.08% in eSun but the cross-shareholding was eliminated, and (ii) eSun
holds a 40.58% shareholding interest in Lai Fung. Accordingly, the share of profits of eSun during the
period under review was mainly attributable to (i) share of eSun’s operating losses (excluding LSD and
Lai Fung) of HK$73,200,000 (2010: loss of HK$123,000,000); (ii) share of eSun’s share of the
Company’s profits due to cross-shareholding during the period from 1 August 2010 to 30 September
2010 (being the date of completion of the Group Reorganisation) of HK$51,900,000 (2010:
HK$190,000,000); (iii) share of eSun’s gain on the Group Reorganisation of HK$217,400,000; and (iv)
share of eSun’s share of Lai Fung’s results from 1 October 2010 to 31 January 2011 of HK$50,400,000.

Finance costs during the period were HK$23,866,000 (2010: HK$19,381,000).

For the six months ended 31 January 2011, the Group recorded a consolidated net profit attributable to
ordinary equity holders of the Company of HK$940,835,000 (2010: HK$1,308,667,000).

Shareholders’ equity as at 31 January 2011 amounted to HK$10,460,436,000, up from HK$9,405,690,000 as

at 31 July 2010. Net asset value per share as at 31 January 2011 was HK$0.739, as compared to HK$0.664
as at 31 July 2010.
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BUSINESS REVIEW
Investment Properties

The Group wholly owns three major investment properties for rental purposes, i.e. Causeway Bay Plaza 2,
Cheung Sha Wan Plaza and Lai Sun Commercial Centre. For the six months ended 31 January 2011,
aggregate gross rental income from investment properties contributed to the Group’s turnover of
approximately HK$174,600,000 (2010: HK$170,000,000), representing a slight increase of 2.7%. As at 31
January 2011, overall occupancy of the Group’s investment properties remained high at 97%.

Development Properties
3 Connaught Road Central Project (Redevelopment of the former The Ritz-Carlton Hong Kong site)

This joint redevelopment project is a 50:50 joint venture between the Group and a wholly-owned subsidiary
of China Construction Bank Corporation (“CCB”). The buildable gross floor area for the redevelopment is
approximately 225,000 square feet. The redeveloped office tower will become a landmark property in Central,
Hong Kong. Part of the redeveloped property, upon its completion, will be used by CCB as offices of its
Hong Kong operations. Total construction cost of the project is estimated to be about HK$1,100,000,000.

Foundation work was completed in April 2010, and main construction work has started since then. The entire
redevelopment work is now expected to be completed in around mid-2012.

The Oakhill, Wood Road, Wanchai

This joint residential development project is a 50:50 joint venture between the Group and Invesco
Management Group, Inc. (formerly known as AIG Global Real Estate Investment (Asia) LLC). The
development has a total development cost of about HK$1,300,000,000. It offers a total of 130 residential units
with a total gross floor area of 154,713 square feet, podium retail units with a total gross floor area of 7,880
square feet and about 60 carparks for sale.

The project is scheduled for completion by second half of 2011. Pre-sale for the residential units commenced
in July 2010. Up to the date of this announcement, 122 residential units with an aggregate gross floor area of
139,423 square feet were pre-sold at an average selling price of approximately HK$14,800 per square foot.
The development income will be recognised in the Group’s share of results of associates after completion of
the project.

Emerald 28, Tai Po Road, Kowloon

The Group wholly owns this development project. The development has an estimated total development cost
of about HK$500,000,000. It offers a total of 53 residential units with a total gross floor area of 60,686 square
feet and podium retail units with a total gross floor area of 10,186 square feet. During the period under
review, the Group recorded the sale of 29 residential units with an aggregate gross floor area of 33,178 square
feet at an average selling price of HK$8,665 per square foot and recognised a turnover of HK$287,500,000.

16



Yau Tong Project

The Group wholly owns this development project. The Group intends to develop the site located at No. 4
Shung Shun Street, Yau Tong, Kowloon into a residential-cum-commercial property with a total gross floor
area of about 108,000 square feet. A total development cost (including land cost) is now estimated to be
about HK$700 million.

Superstructure work was started in February 2011 and the entire construction is scheduled for completion by
second half of 2012. The Group tentatively plans to commence pre-sale of the residential units around the
end of 2011.

Tai Hang Road Project

The Group wholly owns this project and intends to redevelop the site located at 335-339 Tai Hang Road,
Hong Kong into a luxury residential property. A total gross floor area for redevelopment is about 30,000
square feet. The total development cost (including land cost) is estimated to be about HK$650 million.

Foundation work was started in October 2010 and the entire construction is scheduled for completion in the
first half of 2013.

Hotel and Restaurant Operation

For the six months ended 31 January 2011, hotel and restaurant operations contributed HK$196,758,000 to
the Group’s turnover (2010: HK$162,286,000), up approximately 21.2% from the previous corresponding
period. Most of the turnover from hotel and restaurant operations was derived from the Group’s operation of
Caravelle Hotel in Ho Chi Minh City, Vietnam. For the six months ended 31 January 2011, Caravelle Hotel
achieved an average occupancy of 68% (2010: 58%) and average daily room rate of US$142 (2010: US$153).

eSun

eSun’s principal businesses are media and entertainment and the development of Macao Studio City project
through its 40% effectively-owned jointly controlled entity. Following the Group Reorganisation, eSun also
holds an 40.58% shareholding interest in Lai Fung.

Macao Studio City

Macao Studio City is an integrated leisure resort project combining theatre/concert venues, live entertainment
facilities, a destination retail complex, Las Vegas-style gaming facilities and world-class hotels. The site of
the project is strategically located next to the Lotus Bridge immigration checkpoint, linking the complex
directly to Zhuhai’s Hengqin Island. There is no progress on the Macao Studio City project over the year,
essentially because of the continuing litigations between joint venture partners.

Cyber One Agents Limited (“Cyber One™) is the jointly-controlled joint venture company responsible for the
project. East Asia Satellite Television (Holdings) Limited (“EAST (Holdings)”) is the holding company of a
60% interest in Cyber One, of which 66.7% is held indirectly by eSun and 33.3% is held by CapitaLand
Integrated Resorts Pte. Ltd. (“CapitalLand”), a wholly-owned subsidiary of CapitaLand Limited. New Cotal,
LLC (“New Cotai”) is the US joint venture partner holding a 40% interest in Cyber One.

Cyber One has yet to receive approval from the Macau government in relation to its application for a land grant
modification on land use and to increase the developable gross floor area of the site from the original gazetted
area to approximately 6,000,000 square feet. Since 2009, there have been disputes and ongoing litigations
between EAST (Holdings) and New Cotai on the land grant modification and development of the project.
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The outcome of all these legal proceedings remains inherently uncertain. However, eSun believes that the
litigation is necessary in order to protect the interest of eSun and, ultimately, to preserve the potential of the
Macao Studio City project. Further, in the event of prolonged delays to the recommencement of the project, it
IS uncertain as to whether and how the Macau government would exercise its rights, including but not limited to
its rights to re-possess the plot of land of Macao Studio City.

Cyber One has not appointed a general contractor and has not, to date, progressed the building works beyond
foundations for the superstructure. Cyber One presently has only a minimal staff base, so as to contain
overheads and expenses.

Financing

To date, the parties have contributed a total of US$200 million capital to the project (the eSun’s attributable
share being US$80 million). However, Cyber One has yet to secure the necessary project finance for the
development. The directors of eSun believe that this will be more readily achievable once consensus is
reached between the joint venture partners or the current differences are resolved.

EAST (Holdings)’s put option

Although eSun and CapitaLand have been in consistent agreement on the development of Macao Studio City, it
should be noted that, in the event the land grant modification for the first phase of the project has not been
published by the Macau government and the occupation permit for Macao Studio City (in effect, signifying
completion of the first phase of the project) is not issued solely due to the failure of the Macau government to
publish in its gazette the land grant modification for the first phase of the project, in each case, within 54
months of completion of CapitalLand’s investment (i.e. by mid-September 2011), then CapitaLand would,
subject to the terms and conditions in the sale and purchase agreement, have an option to put back its holding of
shares in EAST (Holdings) to eSun. The consideration payable for the shares would be equal to the purchase
price paid by CapitaLand for the shares (being approximately HK$659 million to date) and any further sums
invested by it (being US$40 million to date, as its project funding contribution) net of any returns or dividends
received by CapitaLand. Were the put option to become exercisable and be exercised and completed, eSun’s
attributable interest in Macao Studio City would increase to 60%.

Media and entertainment businesses

During the period under review, there were increases in revenue across all of eSun’s media and entertainment
business operations including film production and distribution, entertainment event income, music production
and distribution, film library licensing income.

PROSPECTS
Development Properties

The continued economic growth, low interest rate, ample liquidity and tight market supply have extended the
bullish sentiment in Hong Kong’s residential properties in Hong Kong since early 2010. As pre-cautionary
measures against the rising risks of inflation and property bubble, the Hong Kong SAR Government and the
Hong Kong Monetary Authority in November 2010 introduced a serious of tightening measures, including
special stamp duty and lower loan-to-value ratio for mortgage loans to ease property speculation. Between
November 2010 and early 2011, the market experienced a short term market consolidation, evidenced by a
sharp drop in transaction volume. Starting from early 2011, the market gradually stablised as transaction
volume recovered and prices of residential properties edged up modestly. Such recovery reinforces the
confidence of the market and re-opened the windows for primary sales of residential projects. Low interest
rate environment and tight supply in urban areas are expected to sustain the steady development of residential
market in Hong Kong.
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The Group currently holds a number of residential projects under development in Hong Kong and managed to
capture the strong sentiment in the Hong Kong residential property market by achieving satisfactory sales
performance for its The Oakhill and Emerald 28 projects in 2010. In 2011, the Group intends to sell the
remaining units at The Oakhill and Emerald 28 and starts the preparation work for pre-sale of the
development project in Yau Tong, Kowloon, in order to capture the existing bullish sentiment towards Hong
Kong’s residential property market.

Investment Properties

Rentals for office and commercial properties in prime locations in Hong Kong have sustained its rising
momentum since the middle of 2009. Favourable operating conditions for most commercial sectors in Hong
Kong fosters demand in office space which in turn fuels the uptick of rental rates. Improved local
consumption expenditure and strong retail spending by the Mainland visitors provides further impetus to the
retail market. Strong retail performance in Hong Kong has boosted rental demand for retail premises. In
2011, the Group will target to maintain high occupancy rates and rental cashflows from its investment
properties.

New Investments

With a healthy balance sheet and good cash inflow from the timely sale of its units of The Oakhill and
Emerald 28, the Group is now actively evaluating investment opportunities in Hong Kong and overseas.

In February 2011, the Group announced the acquisition of an office building with a floor area of 41,680 sqg. ft.
at 36 Queen Street, London, the United Kingdom at a consideration of GBP 16,880,000 (equivalent to
approximately HK$213,532,000). The Group believes that this acquisition represents an opportunity to hold
a prime investment properties located in the core of the financial district of central London with both good
rental yield and steady flow of rental income.

eSun
Macao Studio City

Despite the on-going litigations, eSun remains confident about future of the Macao Studio City project, with or
without the participation of its US project partners.

Media and entertainment

With regard to eSun’s media and entertainment businesses, eSun will strive to (i) produce more quality
Chinese-language films that appeal to local and international markets; (ii) expand its live entertainment
business events in Hong Kong and worldwide; (iii) explore new media channels for music distribution; (iv)
increase investments in TV dramas; (v) continue to develop its own new media and entertainment Internet
platform — Goyeah.com; and (vi) expand the coverage of its artiste management business.

Lai Fung

China’s property market will continue to be subject to policy risks. The unfavourable impact of the existing
austerity policies in China towards the property market will lead to short-term volatility in China’s property
market. Overall, Lai Fung believes the intention of the government policies on the property has been
consistent, which is to stabilise the property price and curb speculative demand in order to achieve steady
development of the property market.
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Lai Fung’s net gearing level was low by industry standard. Lai Fung will be able to implement its business
plan and respond to the challenge of the ever-changing policies. Lai Fung will continue its construction
schedules of its existing development projects to fuel growth in turnover and profits for future financial years.
Lai Fung is now awaiting improvement in market sentiment in order to launch further pre-sale of properties in
its pipeline.  Furthermore, as encouraged by its success in revitalizing the Shanghai Hong Kong Plaza property,
Lai Fung will continue to grow its recurrent income base through upgrade of existing rental properties and
addition of new venues through completion of commercial property portions of the new development projects.
Lai Fung expects its rental income will increase steadily in the next few years. With the macro-economic
condition as mentioned above, Lai Fung will closely monitor the market and cautiously evaluate new
investment opportunities.

Liquidity and Financial Resources

As at 31 January 2011, the Group had consolidated net assets of approximately HK$10,460 million (as at 31
July 2010: HK$9,406 million).

The Group has diverse sources of financing comprising internal funds generated from the Group’s business
operations and loan facilities provided by banks.

As at 31 January 2011, the Group had outstanding secured bank borrowings of approximately HK$2,534
million (as at 31 July 2010: HK$2,704 million). The debt to equity ratio as expressed in a percentage of the
total outstanding borrowings to consolidated net assets was approximately 24%. As at 31 January 2011, the
maturity profile of the bank borrowings of HK$2,534 million was spread over a period of less than 3 years with
HK$1,349 million repayable within 1 year, HK$961 million repayable in the second year and HK$224 million
repayable in the third year. As at 31 January 2011, all the Group’s borrowings carried interest on a floating rate
basis.

As at 31 January 2011, certain investment properties with carrying amounts of approximately HK$7,029
million, certain property, plant and equipment with carrying amounts of approximately HK$247 million,
prepaid land lease payments of approximately HK$27 million, certain properties under development of
approximately HK$442 million, certain completed properties for sale of approximately HK$241 million and
certain bank balances and time deposits with banks of approximately HK$95 million were pledged to banks to
secure banking facilities granted to the Group. In addition, certain shares in subsidiaries held by the Group were
also pledged to banks to secure loan facilities granted to the Group. Certain shares in an associate held by the
Group were pledged to a bank to secure a loan facility granted to the associate of the Group. Certain shares of
an investee company held by the Group were pledged to banks to secure a loan facility granted to this investee
company. The Group’s secured bank borrowings were also secured by floating charges over certain assets held
by the Group.

The Group’s monetary assets and liabilities and transactions are principally denominated in Hong Kong dollars
or United State dollars. All of the Group’s borrowings are denominated in Hong Kong dollars or US dollars.

Considering that the Hong Kong dollars are pegged against US dollars, the Group believes that the
corresponding exposure to exchange rate risk is nominal.

PURCHASE, SALE OR REDEMPTION OF LISTED SECURITIES

During the six months ended 31 January 2011, the Company did not redeem any of its listed shares nor did the
Company or any of its subsidiaries purchase or sell any of the Company’s listed shares.
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CORPORATE GOVERNANCE

The Company has complied with all the code provisions set out in the Code on Corporate Governance Practices
contained in Appendix 14 of the Rules Governing the Listing of Securities on The Stock Exchange of Hong
Kong Limited throughout the six months ended 31 January 2011 save for the deviations from code provisions
A4land E.1.2.

Under code provision A.4.1, non-executive directors should be appointed for a specific term and be subject to
re-election. None of the existing non-executive directors (including the independent non-executive directors)
of the Company is appointed for a specific term. However, all directors of the Company are subject to
retirement provisions in the Articles of Association of the Company which provide that the directors for the
time being shall retire from office by rotation once every three years since their last election and retiring
directors are eligible for re-election. In addition, any person appointed by the Board to fill a casual vacancy or
as an additional director (including non-executive director) will hold office only until the next annual general
meeting and will then be eligible for re-election. As such, the Board considers that such requirements are
sufficient to meet the underlying objective of the relevant code provision and therefore does not intend to take
any remedial steps in this regard.

Under code provision E.1.2, the chairman of the board should attend the annual general meeting. Due to other
commitments which must be attended to by the Chairman, the Chairman was not present at the Annual General
Meeting of the Company held on 21 December 2010.

REVIEW OF INTERIM RESULTS

The audit committee of the Company currently comprises two independent non-executive directors of the
Company, namely Messrs. Leung Shu Yin, William and Lam Bing Kwan and one non-executive director of the
Company, namely Mr. Wan Yee Hwa, Edward. It has reviewed the unaudited interim results (including the
unaudited condensed consolidated financial statements) of the Company for the six months ended 31 January
2011.

By Order of the Board
Lam Kin Ngok, Peter
Chairman

Hong Kong, 30 March 2011

As at the date of this announcement, the executive directors of the Company are Messrs. Lam Kin Ngok, Peter, Lau Shu Yan, Julius,
Tam Kin Man, Kraven, Cheung Wing Sum, Ambrose, Lui Siu Tsuen, Richard and Cheung Sum, Sam; the non-executive directors are
Dr. Lam Kin Ming, Madam U Po Chu and Mr. Wan Yee Hwa, Edward; and the independent non-executive directors are Messtrs.
Lam Bing Kwan, Leung Shu Yin, William and Ip Shu Kwan, Stephen.
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