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CHINESE ESTATES HOLDINGS LIMITED

(Incorporated in Bermuda with limited liability)
(Stock Code: 127)

FINAL RESULTS FOR THE FINANCIAL YEAR ENDED 31ST DEC EMBER, 2012

The board of directors (“Board”) of Chinese Estdteddings Limited (“Company”) would like to announthe
audited consolidated results of the Company andubsidiaries (together, “Group”) for the finangyaar ended
31st December, 2012 (“Year”) pursuant to paragiéplof Appendix 16 of the Rules Governing the Ligtiof
Securities on The Stock Exchange of Hong Kong lanhi{*Stock Exchange”) (“Listing Rules”). The Grosp’
consolidated statement of comprehensive incomecandolidated statement of financial position, dlldich
have been reviewed by the Audit Committee, togethighn the comparative figures of the correspondyegr
ended 31st December, 2011 are set out as follows:

CONSOLIDATED STATEMENT OF COMPREHENSIVE INCOME
For the year ended 31st December, 2012

201z 2011
Notes HK$'000 HK$'000
Continuing operations (Restatec
Revenu 3 2,433,54. 527,79.
Cost of sale (568,580 (244,484
Gros: profit 1,864,96. 283,30t
Other incom 5 78,74¢ 255,05
Investment incorr (expenses, ne 6 2,546,15: (572,099
Administrative expens (281,768 (273,085
Castsof developmenreccgnisec in respect of propert
project in Maca 16 (694,737) -
Other expens: 7 (1,4%4) (19,262
Gain on disposals of propies and other fixed asst 359 25
Gair on disposals of investment proper 22,13t 1,94¢
Fair value changes on investmpropertie 6,108,97. 2,959,59.
Finance cos 9 (344,805 (330,729
Other gains and losses, 10 235,34: 78,26¢
Share of results of associe 580,00t 1,241,73.
Profit before ta 10,113,93 3,624,74!
Incometax expens 11 (299,090 (115,888
Profit for the year from continuing operations 9,814,849 3,508,85
Discontinued operation
Profit for the year from discontinued operation 12 5,667 10,847
Profit for the year 8 9,820,516 3,519,70




CONSOLIDATED STATEMENT OF COMPREHENSIVE INCOME (continued)

For the year ended 31st December, 2012

Other comprehensive incom

Continuing operations

Fair value changes on availa-for-sale investmen

Surplus on revaluation of propies and other fixed ass

Exchange differences on translation of foreign apen:

Share oother comprehensive income of assoc

Other comprehensive incol for the yeaifrom continuing operatior
(net of tax

Discontinued operation
Fair value changes availablefor-sale investmen
Reclassification relating to disposal of availi-for-sale investmen
Other comprehensive incol (expensesfor the yeal

from discontinued operatic(net of tax

Total comprehensive income for the year

Profit for the year attributable to:
Owners of the Compan!
Continuing operatior
Discontinued operatic

Non-controlling interests
Continuing operatior
Discontinued operatic

Total

Total comprehensive income for the year attributabé to:
Owners of the Company
Continuing operations
Discontinued operation

Non-controlling interests
Continuing operations
Discontinued operation

Total
Earnings per share (HK$
Basic and dilute

From continuincand discontinueoperation

Fromcontinuin¢ operation

201z 2011
Note: HK$'000 HK$'000
(Restatec
(21,997) (31,934
98,16: -
52,14¢ 213,67
5,97¢ 107,94.
134,292 289,68t
12
3,751 (5,265)
- 34
3,751 (5,931
9,958,559 3,803,45'
9,791,651 3,492,37
3,28¢ 5,44¢
9,794,93 3,497,81
23,198 16,48¢
2,381 5,402
25,57¢ 21,88t
9,820,516 3,519,70.
9,925,943 3,782,05
5,314 2,61¢
9,931,257 3,784,67.
23,198 16,48t
4,104 2,30(
27,302 18,78t
9,958,559 3,803,45
14
5.135 1.874
5.133 1.831



CONSOLIDATED STATEMENT OF FINANCIAL POSITION
At 31st December, 2012

2012 2011
Note: HK$'000 HK$'000
Non-current assets
Investment properties 41,972,818 34,484,52
Properties and other fixed assets 521,886 521,75t
Property interests held for future development - -
Intangible assets - 1,43(
Goodwill 322,938 329,87
Interests in associates 2,017,868 1,693,745
Advances to associates 1,642,668 1,618,442
Interests in jointly controlled entities - -
Available-for-sale investments 119,012 4,160,350
Financial assets designated as at fair value girpuofit or loss 993,942 2,453,41
Advance to an investee company - 406,24
Loans receivable — due after one year 15 58
Deferred tax assets 35,252 47,27¢
Advances to non-controlling shareholders 14,908 124,38t
Pledged deposits 62,673 165,441
47,703,980 46,007,14
Current assets
Stock of properties 15 3,768,372 5,707,071
Available-for-sale investments - 53,32
Investments held-for-trading 156,327 514,917
Financial assets designated as at fair value girpuofit or loss 9,575,592 2,773,20
Loans receivable — due within one year 51 60
Inventories for cosmetic products 3,379 3,939
Debtors, deposits and prepayments 16 5,092,246 583,46
Securities trading receivables and deposits 286,045 25,36:
Tax recoverable 1,911 1,320
Pledged deposits 2,169,839 1,539,55!
Time deposits, bank balances and cash 4,786,523 4.,268,49'
Sales proceeds held by stakeholders 837,425 33,725
26,677,710 15,504,44
Assets classified as held for sale 18 147,569 -
26,825,279 15,504,44
Current liabilities
Creditors and accruals 17 636,313 765,02
Securities trading and margin payable 33,586 10,996
Deposits and receipts in advance 3,306,447 970,51t
Tax liabilities 93,112 24,48(
Borrowings — due within one year 14,171,958 10,006,667
18,241,416 11,777,68
Liabilities directly associated with assets clfisdias held for sale 18 1,973 -
18,243,389 11,777,68
Net current assets 8,581,890 3,726,76.
Total assets less current liabilities 56,285,870 49,733,911




CONSOLIDATED STATEMENT OF FINANCIAL POSITION (continued)

At 31st December, 2012

Equity attributable to owners of the Company
Share capital
Properties revaluation reserve
Securities investments reserve
Statutory reserve
Other reserve
Special reserve
Capital redemption reserve
Translation reserve
Amounts recognised in other comprehensive incamde a
accumulated in equity relating to non-current asketd for sale
Retained profits
- proposed final dividend
- special interim dividend
- others

Non-controlling interests
Total equity

Non-current liabilities
Financial guarantee liabilities
Borrowings — due after one year
Amounts due to associates
Amounts due to investee companies
Amounts due to non-controlling shareholders
Deferred tax liabilities

201z 2011
HK$'000 HK$'000
190,762 190,762
98,162 -
45,765 67,93
32,203 29,119
(2,537) (7,259
2,499,685 2,499,68!
138,062 138,062
1,014,869 961,48
4,308 -
381,524 19,076
1,907,619 -
39,236,100 31,752,46€
45,546,522 35,651,332
431,803 716,675
45,978,325 36,368,00
- 91
9,335,617 12,684,015
30,099 183,89
104,935 -
220,437 14,430
616,457 483,67!
10,307,545 13,365,90
56,285,870 49,733,91



NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
For the year ended 31st December, 2012

1. Basis of Preparation

The consolidated financial statements have beguaped in accordance with Hong Kong Financial Repgrt
Standards, which is a collective term that includkspplicable Hong Kong Financial Reporting Stanmis,
Hong Kong Accounting Standards (“HKASs”) and Intetations issued by the Hong Kong Institute of
Certified Public Accountants (“HKICPA™), and accding principles generally accepted in Hong Kong. In
addition, the consolidated financial statementguihe applicable disclosures required by the Lisiues and
by the Hong Kong Companies Ordinance.

The consolidated financial statements have beepaped under the historical cost basis, except éoram
properties and financial instruments, which aresuesd at their fair values.

2. Application of New and Revised Hong Kong FinanciaReporting Standards (“HKFRSs")

The accounting policies adopted in the consolid&itexhcial statements for the Year are consistetit those
followed in the preparation of the Group's consaild financial statements for the year ended 3ésemdber,
2011 except as described below.

In the current year, the Group has applied, foffilsetime, the following amendments issued by tHdCPA,
which are effective for current accounting yeartted Group. The amendments adopted by the Groupein t
consolidated financial statements are set out helow

HKFRS 1(Amendments Disclosures— Severe Hyperinflation and Removal of Fixed Dates
First-time Adopter
HKFRS 7 (Amendment Disclosure< Transfers of Financial Ass:

The Group has early adopted the amendments to HKAB®eferred Tax: Recovery of Underlying Assets!, i
respect of the recognition of deferred tax on itwmesit properties carried at fair value under HKAS 4
“Investment Property” for the financial year end&dst December, 2010 and this change in accounbhgyp
has been consistently applied in the consolidateshEial statements.

Save as described above, the application of thendments had no material effect on how the results a
financial position for the current or prior accdngtperiods have been prepared and presented. diogbyr, no
prior year adjustment has been required.



The Group has not early adopted the following ned eevised HKFRSs, amendments and interpretation
(“new and revised HKFRSs") that have been issu¢dianot yet effective.

HKFRSs (Amendments) Annual Improvements to HKFR®3922011 Cycle
HKFRS 1 (Amendments) Government Loans
HKFRS 7 (Amendments) Disclosures — Offsetting Fanalmssets and Financial
Liabilities®
HKFRS 7 and HKFRS 9 (Amendments)Mandatory Effective Date of HKFRS 9 and Transitidisclosuré
HKFRS 9 Financial Instruments
HKFRS 10 Consolidated Financial Stateménts
HKFRS 11 Joint Arrangemenits
HKFRS 12 Disclosure of Interests in Other Entfties
HKFRS 13 Fair Value Measuremént
HKFRS 10, HKFRS 11 and HKFRS 12 Consolidated Financial Statements, Joint Arrangesnamd
(Amendments) Disclosure of Interests in Other Entities: TramsitGuidance
HKFRS 10, HKFRS 12 and HKAS 27 Investment Entities
(Amendments)
HKAS 1 (Amendments) Presentation of ltems of Othemprehensive Incorhe
HKAS 19 (Revised in 2011) Employee Benéfits
HKAS 27 (Revised in 2011) Separate Financial State
HKAS 28 (Revised in 2011) Investments in Associates Joint Venturés
HKAS 32 (Amendments) Presentation — Offsetting Raial Assets and Financial
Liabilities®
HK(IFRIC) — Int 20 Stripping Costs in the ProductiBhase of a Surface Mie

! Effective for annual periods beginning on or aftst July, 2012

2Effective for annual periods beginning on or aftet January, 2013
3 Effective for annual periods beginning on or aftst January, 2014
* Effective for annual periods beginning on or aftst January, 2015

The Group is in the process of assessing the pakemipact of these new and revised HKFRSs bubtsyet
in a position to determine whether these new anded HKFRSs will have a significant impact on hisv
results of operations and financial position areppred and presented. These new and revised HKIFR$S
result in changes in the future as to how the tesuld financial position are prepared and predente

Revenue

Revenue represents the aggregate amounts recamnkedeeeivable from property rental income, sales of
properties held-for-sale, gains/losses from safegestments held-for-trading, interest incomenirdéoan
financing, commission from brokerage, settlemerdrgbes from brokerage and cosmetic goods sold less
returns, analysed as follows:

2012 2011

HK$'000 HK$'000

Propertyrenta income 1,673,20. 1,513,78
Sales opropertieshelc-for-sale 720,571 189,90t
Losses onales ofinvestments he-for-trading (9,205 (1,227,648
Interest income fronmoan financin 31,54° 25,72¢
Brokeragi and «osmeticincome 17,431 26,025
2,433,54. 527,79.



4. Operating Segments

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

The Group has six reportable segments — (i) prpmktelopment and trading; (ii) property leasingrietail;

(i) property leasing for non-retail; (iv) listedvailable-for-sale equity investments; (v) listewdstments
held-for-trading and treasury products; and (vijsted investments, investment holding and brokeragrhe
segmentations are based on the information abeubpleration of the Group that management uses ke ma
decisions.

Principal activities are as follows:

Property development and trading -Property development and sales of trading profgertie
Property leasing
- Retail — Property leasing from retail properties
- Non-retail — Property leasing from non-retail properties
Listed available-for-sale equity — Listed equity securities in available-for-sale istreents
investments
Listed investments held-for-trading — Listed securities investments in investments heteading,
and treasury products over-the-counter trading and structured products
Unlisted investments, investment — Unlisted securities investments, trading and brager

holding and brokerage

The reportable segment of “floating rate and fixede notes” on available-for-sale investments was
discontinued during the Year as a result of thpatial/sale and purchase agreement entered inteeb@roup

for disposals of two listed subsidiaries. Detailgte discontinued operation are set out in Noteat@ the
comparative information of the operating segmestlfeen restated accordingly.

The Group evaluates performance on the basis dit pyo loss from operations after tax expense and
non-controlling interests but not including the orajon-cash items. The major non-cash items aredaue
changes on investments properties and other pyofmgrether with their, if applicable, respectivdeteed tax.

No intersegment revenue is accounted for as thersiegment revenue is mainly the rental income for
administrative purpose.

The Group’s measurement methods used to determpueted segment profit or loss remain unchanged fro
2011.

The Group’s reportable segments are strategic &éssimunits that operate different activities. Tleeg
managed separately because each business unitdiffeaent market and requires different marketing
strategies.

Further, the business units are also managed tatepie different countries separately. Revenue rasult
are attributed to countries on the basis of thegnties located.

No major customer is for the Group’s revenue asdlte



Operating segment information is presented below:

Consolidated Statement of Comprehensive Income
For the year ended 31st December, 2012

Continuing operations
Major cash itemsexcluding in revenue
- Hong Kong

- Mainland Chini
- Othercountrie:

Revenug¢
Revenue from external custonr

- Honc Kong

- Mainland Chini
- United Kingdon
- Othercountrie:

Revenue from external custom
after noi-controlling interest
Attributable property sales from associe
- Hong Kong

Attributable rentarevenue from associa
- Hong Kong
- Mainland Chini

Resuli

Segment rest
- Hong Kon¢
- Mainland Chini
- United Kingdon
- Othercountrie:

Share of results of associe
- Attributableproperty sales, n
- Hong Kong

- Attributablegross incom
- Hong Kong
- Mainland Chini
- Attributableoperating cos!
- Hong Kong
- Mainland Chini
Non-controlling interest

Other income, ni
Gain on disposal of investmeproperies
Financecost:

Other gains and losses,
Share of results of associat
- Incometax and othel

Non-controlling interest

Unallocate items
Unallocated corporaiexpense, ne
Unallocate: finance costs
Gain on disposal of subsidiar
Unallocated other gains and losses
Income tax expen
Unallocatecnor-controlling interest

Profit for the year from continuing operations cttributable to owners of the Company
Profit for the year from discontinued operation etributable to owners of the Company
Core profit from continuing and discontinued operations(excluding major nor-cash items

Major nor-cash item

- Fair value changes on investment properties o
(including share cresults of associates and controlling interest:

- Gainon revaluation of stock of properties upon trantfénvestment properti
- Costs of development recognised in respect of ptppeoject in Maca

- Deferredtax expens

Listed
Listed investments Unlisted
available- held-for- investments,
Property for-sale  tradingand  investment All
development Property leasing equity treasury  holding and other

and trading Retail Non-retail investments products brokerage segments Consolidatec
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
- - - - 1,507,64' - - 1,507,64

- - - - - 3,878,451 - 3,878,451

- - - - 6,712,89: - - 6,712,89:

- - - - 8,220,54. 3,878,45! - 12,098,99
34,21¢ 1,031,839 352,16 - 6,40¢ 5,75z 43,22¢ 1,473,55!
686,35: 46,44: 48,12¢ - - - - 780,91¢
- 5,34¢ 189,34. - - - - 194,68
- - - - (15,613 - - (15,613
720,57( 1,083,62! 589,57. - (9,205 5,752 43,22¢ 2,433,54
717,65¢ 1,082,13 587,55 - (9,205 5,752 43,22¢ 2,427,07!
231,90t - - - - - - 231,90t
- 19,26¢ 28,63( - - - - 47,89«

- 87,64 81,84¢ - - - - 169,49
949,56! 1,189,011 698,01« - (9,205 5,752 43,22¢ 2,876,36
27,36: 978,6(8 339,346 - 10,73( 104,46¢ 58,57 1,519,08!
215,76t 40,11¢ 40,91« - - (5,852 - 290,94
- 5,341 189,14¢ - - - - 194,49(

- - - - 2,430,57 - - 2,430,57
243,127 1,024,06 569,40! - 2,441,30 98,61. 58,57 4,435,091
115,99: - - - - - - 115,99:
- 19,26« 28,63( - - - 3,77: 51,66

- 87,64 81,84¢ - - - - 169,49.

- (2,602 (5,451 - - - - (8,053
- (45,295 (13,693 - - - - (58,988
(1,920 (1,314 (1,899 - - - - (5,133
357,19¢ 1,081,76: 658,84« - 2,441,30 98,61° 62,34! 4,700,07!
402 - - - - - - 40z

- 22,13t - - - - - 22,13t
- (3,100) (109,797 - (24,272) - - (137,169
(606, - - - - - - (606
33¢ (27,22) (40,¢47) - - - (102 (68,002

- (5,534 - - - - - (5,534
357,33! 1,067,97: 508,10( - 2,417,03! 98,61’ 62,24 4,511,30:
(228,472
(207,636

106,55
(10)
(198,443

(7,853

3,975,84.

3,28¢

3,979,12!

6,482,191

129,00:

(694,737

(100,647

Profit for the year from continuing and discontinued operations ttributable to owners of the Company

9,794,93

-8 -



Consolidated Statement of Financial Position
At 31st December, 2012

Listed
Listed investments Unlisted
available- held-for-  investments,
Property for-sale tradingand  investment All
development Property leasing equity treasury  holding and other
and trading Retail Non-retail investments products brokerage segments Consolidated
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
Assets
Segment assets
- Hong Kong 3,465,036 26,790,661 10,437,781 - 154,275 2,711,447 35,481 43,594,681
- Mainland China and Macau 10,162,923 1,544,696 305,415 - - - 3,868 12,016,902
- United Kingdom - 107,547 3,867,352 - - - - 3,974,899
- Other countries - - - - 11,082,370 - - 11,082,370
Interests in associates
- Hong Kong 359,374 210,865 839,772 - - 1,579 18,071 1,429,661
- Mainland China 118,660 106,215 363,332 - - - - 588,207
Advances to associates
- Hong Kong 7,225 86 60 - - 2 1,448 8,821
- Mainland China 971,089 60,805 601,953 - - - - 1,633,847
Reportable segment assets 15,084,307 28,820,875 16,415,665 - 11,236,645 2,713,028 58,868 74,329,388
Assets classified as held for sale 147,569
Unallocated corporate assets 52,302
Consolidated total assets 74,529,259
Liabilities
Segment liabilities
- Hong Kong 2,057,523 723,623 37,009 - 3 35,419 80,018 2,933,595
- Mainland China and Macau 1,026,552 21,402 21,073 - - - - 1,069,027
- United Kingdom - 89,791 3,244,312 - - - - 3,334,103
- Other countries - - - - 6,796,841 - - 6,796,841
Reportable segment liabilities 3,084,075 834,816 3,302,394 - 6,796,844 35,419 80,018 14,133,566
Liabilities directly associated with assets claadifis held for sale 1,973
Unallocated corporate liabilities 14,415,395
Consolidated total liabilities 28,550,934
Additions to non-current assets
(other than financial instruments
and deferred tax assets) 1,017,557 113,756 238,595 - - - 5,726
Other Material Items
For the year ended 31st December, 2012
Continuing and
Discontinued discontinued
Continuing operations operation operations
Adjustments Consolidated
Reportable Adjustments for major statement of
segments for non-cash comprehensive
total  unallocated items Total Total income total
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
Interest income 972,246 14,987 - 987,233 6,523 993,756
Finance costs (137,169) (207,636) - (344,805) - (344,805)
Net income (expens 835,077 (192,649) - 642,428 6,523 648,951
Depreciation - (16,507) - (16,507) - (16,507)
Fair value changes on investment properties - - 6,108,972 6,108,972 - 6,108,972
Gain on revaluation of stock of properties upon
transfer to investment properties - - 129,002 129,002 - 129,002
Costs of development recognised in respect of
property project in Macau - - (694,737) (694,737) - (694,737)
Share of results of associates 202,110 - 377,896 580,006 - 580,006
Income tax expense - (198,443) (100,647) (299,090) (392) (299,482)
Non-controlling interests (10,667) (7,853) (4,678) (23,198) (2,381) (25,579)

-9 -



Consolidated Statement of Comprehensive Income
For the year ended 31st December, 2011 (Restated)

Listed
Listed investments Unlisted
available- held-for- investments,
Property for-sale trading and  investment All
development Property leasing equity treasury holding and other
and trading Retail Non-retail investments products  brokerage segments Consolidated
Continuing operations HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
Major cash items excluding in revenue
- Hong Kong - - - - 4,677,292 - - 4,677,292
- Other countries - - - - 6,936,215 - - 6,936,215
- - - - 11,613,507 - - 11,613,507
Revenue
Revenue from external customers
- Hong Kong 163,627 894,423 344,593 - (1,071,617) 14,002 37,752 382,780
- Mainland China 26,279 42,973 39,941 - - - - 109,193
- United Kingdom - 5,274 186,576 - 168 - - 192,018
- Other countries - - - - (156,199) - - (156,199)
189,906 942,670 571,110 - (1,227,648) 14,002 37,752 527,792
Revenue from external customers after
non-controlling interests 188,346 941,191 568,788 - (1,227,648) 14,002 37,752 522,431
Attributable property sales from
associates/investees - Hong Kong 3,231,229 - - - - - - 3,231,229
Attributable rental revenue from associates
- Hong Kong - 13,185 26,827 - - - - 40,012
- Mainland China - 80,804 80,075 - - - - 160,879
3,419,575 1,035,180 675,690 - (1,227,648) 14,002 37,752 3,954,551
Result
Segment result
- Hong Kong 75,881 842,033 328,873 - (1,199,910) 113,930 40,112 200,919
- Mainland China (21,679) 37,211 34,061 - - 4,420 - 54,013
- United Kingdom - 5,255 185,891 - 168 - - 191,314
- Other countries - - - - (725,013) - - (725,013)
54,202 884,499 548,825 - (1,924,755) 118,350 40,112 (278,767)
Share of results of associates
- Attributable property sales, net
- Hong Kong 838,718 - - - - - - 838,718
- Attributable gross income
- Hong Kong - 13,185 26,827 - - - 3,128 43,140
- Mainland China - 80,804 80,075 - - - - 160,879
- Attributable operating cost
- Hong Kong - (4,141) (6,832) - - - - (10,973)
- Mainland China - (44,475) (13,686) - - - - (58,161)
Non-controlling interests (1,349) (1,154 (2,129) - - - - (4,632)
891,571 928,718 633,080 - (1,924,755) 118,350 43,240 690,204
Other income, net 10,514 - - - - - - 10,514
Gain (loss) on disposal of investment
properties - 2,397 (452) - - - - 1,945
Finance costs - (3,116)(110,247) - (46,103) - - (159,466)
Other gains and losses, net
- Gain on disposal of a subsidiary - - 66,825 - - - - 66,825
- Others (2,312) - (3,000) - - - - (5,312)
Share of results of associates
- Income tax and others (12,810) (28,424) (42,843) - - - (1,342) (85,419)
Non-controlling interests - (708) 156 - - - - (552)
886,963 898,867 543,519 - (1,970,858) 118,350 41,898 518,739
Unallocated items
Unallocated corporate expenses, net (57,808)
Unallocated finance costs (171,263)
Unallocated other gains and losses, net 16,752
Income tax expense (92,252)
Unallocated non-controlling interests (5,111)
Profit for the year from continuing operations attributable to owners of the Company 209,057
Profit for the year from discontinued operation attributable to owners of the Company 5,445
Core profit from continuing and discontinued operaions (excluding major non-cash items) 214,502
Major non-cash items
- Fair value changes on investment properties
(including share of results of associates and ramirolling interests) 3,306,950
- Deferred tax expense (23,636)
Profit for the year from continuing and discontinued operations attributable to owners of the Company

3,497,816

- 10 -



Consolidated Statement of Financial Position

At 31st December, 2011 (Restated)

Listed
Listed investments Unlisted
available- held-for- investments,
Property for-sale trading and  investment All
development Property leasing equity treasury holding and other
and trading Retail Non-retail investments products  brokerage segments Consolidated
HK$'000 HK$'000 HK$'000  HK$'000 HK$'000 HK$'000 HK$'000 HK$'000

Assets
Segment assets

- Hong Kong 1,869,331 23,765,719 7,187,653 - 515,415 367,235 47,889 33,753,242

- Mainland China and Macau 13,330,190 1,375,467 191,504 - - - 4,432 14,901,593

- United Kingdom - 103,125 3,653,878 - - - - 3,757,003

- Other countries - - - - 5,426,082 - - 5,426,082
Interests in associates

- Hong Kong 462,934 49,431 728,247 - - 2,378 3,098 1,246,088

- Mainland China 123,664 81,542 242,450 - - - - 447,656
Advances to associates

- Hong Kong 6,340 - 11,390 - - - 1,427 19,157

- Mainland China 962,083 78,621 558,781 - - - - 1,599,485
Reportable segment assets 16,754,542 25,453,92%73,903 - 5,941,497 369,613 56,846 61,150,306
Assets relating to floating rate and fixed rateesdinow discontinued) 187,089
Unallocated corporate assets 174,202
Consolidated total assets 61,511,597
Liabilities
Segment liabilities

- Hong Kong 129,441 440,997 143,363 - 26 13,840 75,301 802,968

- Mainland China and Macau 831,517 18,984 15,594 - - - 1 866,096

- United Kingdom - 88,151 3,173,826 - - - - 3,261,977

- Other countries - 2 - - 3,300,781 - - 3,300,783
Reportable segment liabilities 960,958 548,1348,332,783 - 3,300,807 13,840 75,302 8,231,824
Liabilities relating to floating rate and fixed eatotes (now discontinued) 196
Unallocated corporate liabilities 16,911,570
Consolidated total liabilities

Additions to non-current assets
(other than financial instruments

and deferred tax assets) 1,680,285

110,804 3,423,835

- 1,505

25,143,590
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Other Material Items

For the year ended 31st December,1 (Restated)

Interest income
Finance costs

Net income(expense)

Depreciation

Fair value changes on investment properties
Share of results of associates

Income tax expense
Non-controlling interests

5. Other Income

Included in other income are:

Continuing operations

Building management fee income
Building management fee expenses

Discontinued

Continuing and
discontinued

Forfeiture of deposits received on sales of progert
Management and maintenance service income

Exchange gain, net

Interest income from loan note (Note 16(b))

Arrangement fee income

Discontinued operation
Exchange gain, net

Continuing operations operation operations
Adjustments Consolidated
Reportable Adjustments for major statement of
segments for non-cash comprehensive
total  unallocated items Total Total income total
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
770,991 - - 770,991 8,818 779,809
(159,466) (171,263) - (330,729) - (330,729)
611,525 (171,263) - 440,262 8,818 449,080
- (17,225) - (17,225) - (17,225)
- - 2,959,593 2,959,593 - 2,959,593
888,184 - 353,548 1,241,732 - 1,241,732
- (92,252) (23,636) (115,888) (258) (116,146)
(5,184) (5,111) (6,191) (16,486) (5,402) (21,888)
2012 2011
HK$'000 HK$'000
(Restated)
197,604 138,700
(173,630 (128,676
23,974 10,024
403 252
5,487 7,919
8,835 4,342
14,987 -
- 194,966
- 2,484
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6.

7.

Investment Income (Expenses), Net

2012 2011
HK$'000 HK$'000
(Restated)
Continuing operations
Financial assets at fair value through profit @slolassified as held-for-trading:

Unrealised loss arising on change in fair valugmeéstments held-for-trading (645) (138,768)
Financial assets designated as at fair value thrpugfit or loss:

Unrealised gain (loss) arising on change in falugaf bonds 1,307,979| | (1,229,503

Realised gain (loss) arising on change in fair #afibonds

Change in fair value 280,651 (55,597)
Exchange component of change (4,995) 34,619
Net gain (loss) arising on change in fair valuéirdincial assets designated

as at fair value through profit or loss 1,583,635  (1,250,481)
Realised loss arising on disposal of availablestie investments:

Unlisted equity (10,500) -
Other investment income 186 -
Dividend income on:

Listed investments 4,400 12,709

Unlisted investments 29,040 45,356
Interest income 940,042 744,677
Imputed interest income on:

Advances to associates - 14,080

Advance to a non-controlling shareholder - 328

2,546,158 (572,099)
Discontinued operation
Interest income 6,523 8,818
Transfer from equity on disposals of availablegale investments:
Unlisted debt securities - (34)
6,523 8,784
2,552,681 (563,315)

Included in interest income from continuing opevas are interests from bonds of approximately
HK$862,936,000 (2011: HK$679,433,000). Includedinterest income from discontinued operation are
interest from unlisted floating rate and fixed rat#tes of approximately HK$6,431,000 (2011: listiedting
rate notes and unlisted floating rate and fixee raites of approximately HK$1,175,000 and HK$7,6@Q,

respectively).

Other Expenses

2012
HK$'000
Included in other expenses are:
Continuing operations
Amortisation of intangible assets 1,430

Expenses for specific transactions 4
Transaction cost in relation to acquisition of sdiasies -

2011
HK$’000

2,860
3,021
13,381
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8. Profit for the Year

Profit for the year has been arrived at after (gimgy) crediting:

Continuing operations

Total staff costs:

Staff costs, including Directors’ emoluments

Retirement benefits scheme contributions, net défied contributions
of approximately HK$726,000 (2011: HK$483,000)

Auditors’ remuneration
- Current year
- Overprovision in prior years
Depreciation
Cost of trading properties recognised
Cost of cosmetic products recognised
Share of tax of associates (included in sharexflt® of associates)

Gross proceeds on sale of investments held-foirigad

Carrying amount on investments held-for-tradingpdged
Transaction cost on investments held-for-tradirspa$ed

Net loss on sale of investments held-for-tradirguded in revenue

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

Discontinued operation
Auditors’ remuneration
Exchange loss, net

. Finance Costs

Continuing operations

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

Imputed interest on:
Amounts due to associates
Amount due to a non-controlling shareholder

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

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

2012 2011
HK$'000 HK$'000
(Restated)
(198,380 (167,982
(8,798 (7,694)
(207,178) (175,676)
(2,921) (3,147)
140 -
(16,50% (17,225)
(356,504) (137,148)
(3,444) (3,735)
(81,126) (191,950)
1,489,441 4,956,707
(1,496,438) | (6,176,736
(2,208 (7,619)
(9,205) (1,227,648)
1,673,201 1,513,780
(77,329 (74,351
(2,399 (6,105)
1,593,473 1,433,324
(118) (150)
ﬂ _-
2012 2011
HK$'000 HK$'000
396,117 309,699
34,824 26,181
430,941 335,880
- 1,994
- 5,444
- 7,438
430,941 343,318
(9,528) 7,922
40,464 44,399
461,877 395,639
(53,336) (62,832)
(63,736) (2,078)
344,805 330,729
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10. Other Gains and Losses, Net
2012 2011
HK$'000 HK$'000
Included in other gains and losses, net are:

Continuing operations
Gain on revaluation of stock of properties upongfar to investment properties 129,002

Gain on disposal of subsidiarigste 1) 106,955 66,825

Write-down of stock of properties (606) (2,312)
Reversal of contingency provisignote 2) - 16,054

Notes: 1. Gain on disposal of subsidiaries arosenfthe disposal of the Group’s entire 41.93% irdeia G-Prop (Holdings)
Limited (“G-Prop”), a listed subsidiary of the Compya during the Year (Note 19) (2011: gain on dispafaa
subsidiary arose from a connected transaction latien to the disposal of an investment propertated at No. 3 Deep
Water Bay Road, Hong Kong to a company wholly-ovinyeal Director and a substantial shareholder of @@mpany).

2. Reversal of the provision of construction costhaf Group's liability on contingency claims by ardhparty to whom a
property under development project previously dssobof.

11. Income Tax Expense

2012 2011
HK$'000 HK$'000
(Restated)
The charge comprises:
Continuing operations
Current tax:
Hong Kong Profits Tax 103,460 65,028
Other than Hong Kong 50,721 9,669
154,181 74,697
(Overprovision) underprovision in prior years:
Hong Kong Profits Tax (2,279 (67,344
Other than Hong Kong 576 31

(1,703) (67,313)
Deferred tax:

Current year charge 142,467 108,504
Underprovision in prior years 4,145 -
146,612 108,504
299,090 115,888
Discontinued operation
Hong Kong
Current tax 404 258
Overprovision in prior years (12) -
392 258
299,482 116,146

Hong Kong Profits Tax is calculated at 16.5% (2018.5%) on the estimated assessable profits folé¢lae.
Taxation arising in other jurisdictions is calcelatat the rates prevailing in the relevant jurigdics.
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12. Discontinued Operation

a)

b)

Disposal of G-Prop (“G-Prop Disposal”)on 6th August, 2012

Mass Rise Limited, a wholly-owned subsidiary of tbempany, as the first vendor (“First Vendor”) and
Asian Kingdom Limited, a company indirectly wholbyvned by a Director and a controlling shareholder,
as the second vendor (“Second Vendor”) had enteteca sale and purchase agreement in respeceof th
disposal of a total of 1,512,059,473 shares of GaRvith (i) Champion Dynasty Limited, an indepeniden
third party, as the purchaser (“Purchaser of G-Brof) the Company and Crown Jade Limited as
warrantors; and (iii) Mr. Cheung Wai Kuen as guévamf the Purchaser of G-Prop, pursuant to which
1,018,380,590 shares of G-Prop was sold by the¢ Yarsdor to the Purchaser of G-Prop and 493,678,883
shares of G-Prop was sold by the Second Venddngd”urchaser of G-Prop at a total consideration of
approximately HK$423,661,000. The G-Prop Disposaks completed on 6th August, 2012. Upon
completion, G-Prop and its subsidiaries (“G-Propupi’) ceased to be subsidiaries of the Group.

Disposal of Chi Cheung Investment Company, Limited“Chi Cheung”) (“Chi Cheung Disposal”)

On 5th December, 2012, (i) Billion Up Limited (“Bdn Up”), an indirect wholly-owned subsidiary dfet
Company; (ii) the Company, being the guarantor iifdd Up; and (iii) an independent third party ahd

not connected with the Company and its connectesops (“Purchaser of Chi Cheung”) entered into a
sale and purchase agreement pursuant to whicle®Bllip agreed to sell and the Purchaser of Chi Gheun
agreed to purchase the shares of Chi Cheung hattkb$roup, which representing approximately 61.96%
of the entire issued share capital of Chi Cheutng CThi Cheung Disposal was completed on 6th Fefruar
2013. Upon completion, Chi Cheung and its subseiaf‘Chi Cheung Group”) ceased to be subsidiaries
of the Group.

On 5th December, 2012, the Group and Chi Cheurmaisered into a sale and purchase agreement in
relation to the sale of the entire issued sharetalaphe shareholder’s loan and certain debt cwi
Success Investments Limited (“View Success”), atir@tt wholly-owned subsidiary of Chi Cheung, to
the Group (“View Success Acquisition”). The Viewc8ass Acquisition was completed on 23rd January,
2013. As such, the assets and liabilities of Viewc®ss would not form part of net assets disposdtie®
completion of the Chi Cheung Disposal.

Details of the Chi Cheung Disposal and the Viewcggs Acquisition were set out in the announcemient o
the Company dated 5th December, 2012.

As a result of the G-Prop Disposal and the Chi @gebisposal, the reportable segment of “floating r@nd
fixed rate notes” has been discontinued and, inrd@ence with HKFRS 5 “Non-current Assets Held fateS
and Discontinued Operations” issued by the HKICR#,consolidated results were therefore classified
discontinued operation for the Year and the contparénformation has also been restated accordingly

The consolidated results of the discontinued ojmrdbr the years ended 31st December, 2012 antl &l
set out as below:

2012 2011
HK$'000 HK$'000
Other income - 2,484
Investment income, net 6,523 8,784
Administrative expenses (464) (163)
Profit before tax 6,059 11,105
Income tax expense (392) (258)
Profit for the year from discontinued operation 5,667 10,847
Other comprehensive income (expense) for the year:
Fair value changes on available-for-sale investment 3,751 (5,965)
Reclassification relating to disposal of availafilesale investments - 34
Total comprehensive income for the year from diticoled operation
(net of tax) 9,418 4,916
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12. Discontinued Operation(continued)

2012 2011

HK$'000 HK$'000
Profit for the year from discontinued operation attributable to:

Owners of the Company 3,286 5,445
Non-controlling interests 2,381 5,402

5,667 10,847

Total comprehensive income for the year from discdinued
operation attributable to:
Owners of the Company 5,314 2,616
Non-controlling interests 4,104 2,300

9,418 4,916

The consolidated cash flows from discontinued dpmrare set out as below:

Net cash (used in) generated from operating aietsvit (711) 2,448
Net cash generated from investing activities 17,391 83,260
Net cash inflows 16,680 85,708
13. Dividends
2012 2011
HK$'000 HK$'000
(a) Final dividend for 2011 paid on 13th June, 2012iKfl cent

(2010: HK1 cent) per share 19,076 19,076

(b) Interim dividend for 2012 paid on 13th Septembéd20of HK1 cent
(2011: HK1 cent) per share 19,076 19,076
Total dividends paid 38,152 38,152

Special interim dividend for 2012 paid on 22nd Feeloy, 2013 of HK$1
(2011: nil) per share 1,907,619 -

On 25th January, 2013, the Board has declaredcespgerim dividend of HK$1 per share for the yeaded
31st December, 2012 which was paid on 22nd Fehr2af3.

Final dividend of HK20 cents (2011: HK1 cent) pbage has been proposed by the Board and is subject
approval by the shareholders in the forthcominguahgeneral meeting.
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14.

15.

Earnings per Share

The calculation of the basic and diluted earningsghare attributable to owners of the Companyaged on
the following data:

2012 2011
HK$'000 HK$'000
Earnings:
Earnings for the purposes of basic and dilutediegsrper share
Profit for the year attributable to owners of thengpany:
Continuing operations 9,791,651 3,492,371
Discontinued operation 3,286 5,445
Continuing and discontinued operations 9,794,937 3,497,816

Number of shares
Number of shares: 2012 2011

Weighted average number of ordinary shares foptinposes of
basic and diluted earnings per share 1,907,619,079 1,907,619,079

Diluted earnings per share for the years ended Bésember, 2012 and 2011 were the same as the basic
earnings per share as there were no diluting evkemisg both years.

Stock of Properties

As set out in the Company’s announcement dated Jutie, 2012, Moon Ocean Ltd. (“Moon Ocean”), a
wholly-owned subsidiary of the Company, receivedagice of preliminary hearing dated 15th June, 2012
(“First Notice”) from the Land, Public Works andahsport Bureau of Macau Special Administrative Begi
of the People’s Republic of China (“Macau”) (“LPW)Tregarding the transfers of the rights derivingrirthe
land concession for the five plots of land adjacenthe Macau International Airport (according twet
Company’s record, formerly known as Lots 1C; 243and 5 (parcel 5A & 5B), Avenida Wai Long, Taipa,
Macao, and registered in the Macau Land Registdeumos. 22993, 22991, 22995, 22990 and 22989 and
now known as Lots 1C1; 1C2; 1C3; 2a; 2b; 2d; 3;4n;5al; 5a2; 5a3; 5b1; 5b2; 5b3; 5b4; 5b5; 5iEa;A
A3b; Ada; Adb; Ela; Elb; E2 and E3 and registerethe Macau Land Registry under No. 22989) (“Macau
Land”) from five Macau companies to which the larmhcession was originally granted (“Original Owrigrs
to Moon Ocean (“Land Transfers”) and the amendroétiie related land concession contracts.

It was stated in the First Notice that (i) the GHixecutive of Macau had approved the initiationtlioé
procedures for declaring the act of the Chief EXgeuof Macau in confirming the approval of the ldan
Transfers and the related amendments of the lamckssion contracts in March 2006 invalid and retgythe
Macau Land to the Original Owners (“Matters”); giiiMoon Ocean may make written submission regagdi
the Matters within 15 days from the receipt of Hiest Notice.

The Group’s Macau legal adviser (“Macau Legal Advis made the submission which set out basis for
opposing the Matters on 29th June, 2012 and asuséh the Company’s announcement dated 14th August
2012, Moon Ocean received a notice from the LPWSe¢ond Notice”) stating that (i) the Chief Execatof
Macau had declared the previous act of the Chietktve of Macau in confirming the approval of thend
Transfers and the related amendments of the lamtession contracts in March 2006 invalid (“First
Decision”); and (ii) Moon Ocean may present objattio the First Decision within 15 days from theefting

of the First Decision and may also appeal to tharCof Second Instance of Macau. The First Decisias
then published on the official bulletin of the Madaovernment dated 15th August, 2012. It is alssw&d in

the real estate registration certificat&= ;7 =t'55 ) issued by the Macau Real Estate Registry of thedu
Government that there is registration of a noteérgjdVloon Ocean’s land title over the Macau Lanthislid.

In addition, written report on real estate regh'mm(i’@qa“%‘?}?lﬁﬁ) issued by the Macau Real Estate
Registry of the Macau Government shows that the tdke of the Macau Land is currently under theneaof

Lei Tin Development Company, Limited, which is adda company among the Original Owners and already
dissolved.
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15. Stock of Properties(continued)

On 4th September, 2012, Moon Ocean further recedvedtice of preliminary hearing (“Third Notice'foin
the LPWT which stated that (i) the Chief ExecutdfeMacau had approved the initiation of the proceddor
declaring the act of the Chief Executive of Macawonfirming the approval of the increase of resicg
gross floor area of the Macau Land from 392,50536,560 square meters and an exchange of 9 srea# i
of land with a total site area of approximately8R aquare meters initially forming part of the Madand for

8 small pieces of adjacent land with a total siemaf approximately 5,204 square meters as anedumt 9th
March, 2011 (“2011 Revision”) was invalid (“Secobecision”); and (i) Moon Ocean may make written
submission on the issues regarding the subjecenmaitthe above procedures within 15 days fromréuoeipt
of the Third Notice.

On 28th August, 2012, Moon Ocean filed an objectmmthe Chief Executive of Macau’s Bureau agaihst t
Second Decision. On 14th September, 2012, as Mamai®© had not received any reply from the Chief
Executive of Macau regarding such objection and M@zean and a purchaser of La Scala therefordyjoint
lodged an appeal to the Court of Second Instanckladfau against the Firddecision on the same date
(“Appeal”). Details of lodging the Appeal were dizeed in the Company’s announcements on 28th August
2012 and 14th September, 2012.

In preparing the consolidated financial statemefthe Group for the year ended 31st December, 202
Directors have sought the legal opinion from thecMalegal Adviser regarding the First Notice, tieedhd
Notice, the Third Notice and the Appeal (“Macau &e@pinion”).

In the Macau Legal Opinion, it is pointed out ttteg First Decision and the Second Decision are idiately
valid and enforceable and the appeal to the Cduseoond Instance of Macau does not suspend tidityal
and enforceability of the First Decision. As suldgally speaking, Moon Ocean is no longer the teggsl
owner of the Macau Land.

Regarding the probability of winning the Appeale thlacau Legal Opinion states that there are stltegaj

arguments to win the Appeal and therefor for Moa®&h to get back the Macau Land. However, it ighéur
stated in the Macau Legal Opinion that in viewtw past judicial case outcome (which is, somehonias

to Moon Ocean’s case) there is a plausible risk Mh@on Ocean might not get the title of the Macand
back.

The cost incurred in the Macau Land have beenifiEgsnainly into three types: (1) cost of acqudit of the
land concession amounted to approximately HK$1(B2ZH000 paid to the Original Owners (“Land Costs”);
(2) premium paid to the Macau Government in refatio the 2011 Revision amounted to approximately
HK$624,073,000 (“Premium”); and (3) other cost,umed in the construction project of the Macau Lapd

to 31st December, 2012, amounted to approximat&l§342,357,000 (“Construction Costs”).

It is stated in the Macau Legal Opinion and aldamsi in the Third Notice, pursuant to the prousif article
282 paragraph 1 of thédyE il of the laws of Macau, the declaration of nullitf @n act shall have
retrospective effect and the interested partiedl sitarn the objects exchanged in such act. Adstvoon
Ocean shall be obliged to return the Macau Land wnd versa, the Original Owners and the Macau
Government shall return the Land Costs and the iBrerto Moon Ocean respectively.

Based on the Macau Legal Opinion, the First Notites Second Notice and the Third Notice and all

information available, the Land Costs, the Premamd the Construction Costs were reclassified tdodgb
deposits and prepayments (Note 16).
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16. Debtors, Deposits and Prepayments

Trade receivables

Included in debtors, deposits and prepaymentsrade treceivables of approximately HK$35,381,00L{20
HK$12,839,000) comprised rental receivables billechdvance and settlements from tenants are expecte
upon receipts of billings and properties sales geds receivables.

The following is the aged analysis of trade redaies (net of allowance for doubtful debts) at the ef the
reporting period:

2012 2011

HK$'000 HK$'000

0 - 30 days 4,264 3,150
31 - 60 days 22,244 977
61 - 90 days 1,201 588
Over 90 days 7,672 8,124
35,381 12,839

Deposits and prepayment as at 31st December, 28k#yncomprised the following

Included in the deposits and prepayments wereh@) Gonstruction Costs reclassified from the stotk o
properties of which details were set out in Notetd5he consolidated financial statements andtki@
deposits and prepayments related to the costsractim which were mainly for the presale of thedestial
units in the property project of the Macau Lanapproximately HK$152,380,000 (excluding inter-compa
transaction of approximately HK$5,488,000 in respafcrental charges and building management fee of
office premises charged to Moon Ocean by its felfmlsidiary) (“Macau Project Costs”). As set outhia
Macau Legal Opinion, depending on the evidenceestprbduced in Macau court in connection thereuwitis,
probable for Moon Ocean to claim back the ConstvnoCosts and the Macau Project Costs from the Maca
Government. However, due to the nature that theraoi contractual right or obligation that the Macau
Government to return Moon Ocean the Constructiosti€and the Macau Project Costs, they were recadnis
as “costs of development recognised in respect mipgyty project in Macau” of approximately
HK$694,737,000 in the consolidated statement ofgrefrensive income.

The Directors are of the opinion that the Grougdlghasue to claim the Macau Government the Cocstvn
Costs and the Macau Project Costs through legakpgs®s should the outcome of the Appeal be unfaktaur
to Moon Ocean. Based on the Macau Legal Opinian[Dinectors are of the opinion that it is probdilethe
Group to claim back the Construction Costs andMtheau Project Costs.

Other receivables as at 31st December, 2012 meamhprised the following:

(a) As detailed in Note 15, included in other receieablvere the Land Costs and the Premium which were
reclassified from the stock of properties.

The Directors are in the opinion that based onTihied Notice and the Macau Legal Opinion, by mere
operation of the laws of Macau, the Original Owraard the Macau Government shall be obliged to metur
the Land Costs and the Premium to Moon Ocean régpcshould the outcome of the Appeal be
unfavourable to Moon Ocean.
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16. Debtors, Deposits and Prepayment&ontinued)
(a) (continued)

Up to the date of the approval of these consoldiéiteancial statements, only one Macau company, Tai
Lei Loi Development Company, Limited exists and ttker four Macau companies among the Original
Owners were dissolved (“Dissolved Original Owners”As stated in the Macau Legal Opinion, the
shareholders of the Dissolved Original Owners dille the obligation to return the Land Costs t@mMo
Ocean under laws of the Macau. It is further palrdgat in the Macau Legal Opinidhat, the shareholders
of the Dissolved Original Owners are (1) the MaGayvernment, holder of a quota equivalent to 88% of
the share capital of each of the Dissolved OriglDainers; (2) Sociedade de Turismo e Diversoes De
Macau, SARL, holder of a quota equivalent to 5%hef share capital of each of the Dissolved Original
Owners; (3) CAM — Sociedade do Aeroporto Internaaiale Macau, SARL, holder of a quota equivalent
to 5% of the share capital of each of the Dissol@eiginal Owners; and (4) Companhia de Investimento
Tai Fok Wah, Limitada, holder of a quota equivalen2% of the share capital of each of the Disablve
Original Owners.

Up to the date of the approval of these consoldtiitencial statements, the Appeal is still in pesg and
there is no notice from the Court of Second InstapicMacau of the timing for legal procedures to be
conducted.

(b) On 5th September, 2012, the Company and Loyal Rrichted (“Vendor”), an indirect wholly-owned
subsidiary of the Company, entered into a salepamdhase agreement in relation to the disposab®é 4
of the entire issued share capital of Grandday @tdmited (“Grandday”) with Dynamic Grand Limited
(“Purchaser”) at a total consideration of US$500,000 (“Grandday Disposal”), which was satisfied by
way of (i) cash as to US$200,000,000; and (ii)iiseance of the loan note by the Purchaser to ¢nelof
in the principal amount of US$300,000,000 (“Loartéh

The Loan Note with maturity date of 7th June, 2086;ured by the share charge over the 49 shares in
Grandday, carries interest at (i) 2% per annuntHerperiod from the date of completion of the Gdayd
Disposal to but excluding the date falling six nienthereafter (“Step-Up Date”); and (ii) 12% penam

for the period from and including the Step-Up Detehe date on which the Loan Note is fully repaid
redeemed. Details of the Grandday Disposal werewein the announcement of the Company dated 5th
September, 2012.

The carrying amount of the Loan Note, which is udgld in other receivables, as at 31st Decembef 201
was approximately HK$2,327,070,000.

The Directors consider that the carrying amountthefGroup’s debtors, deposits and prepaymentseagrid
of the reporting period approximate to their fatues.

17. Creditors and Accruals

Included in creditors and accruals are trade pagabbdf approximately HK$339,738,000 (2011:
HK$520,513,000).

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

2012 2011

HK$'000 HK$'000

0 - 90 days 36,717 82,250
Over 90 days 303,021 438,263

339,738 520,513

The Directors consider that the carrying amountghef Group’s creditors and accruals at the enchef t
reporting period approximate to their fair values.
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18. Assets Classified as Held For Sale/Liabilities Diadly Associated with Assets Classified as Held F&ale

a) Chi Cheung Disposal and View Success Acquisition
As disclosed in Note 12, on 5th December, 2012Qtaup entered into the sale and purchase agreement
for the Chi Cheung Disposal and the View SuccespiAtion. As a result, the assets and liabilioé€hi
Cheung Group, excluding those of View Success whidhnot form part of the consolidated net assets
disposed of by the Group, have been presentedsatsadassified as held for sale and liabilitieeaiy
associated with assets classified as held forreafgectively as at 31st December, 2012 in accoedarth
HKFRS 5 “Non-current Assets Held for Sale and Didtaied Operations”.

b) Disposal of certain units of an investment property“Investment Property Disposal”)
During the year, an indirect non-wholly owned sdizsy of the Company has entered into sale and
purchase agreements with independent third partiedation to the sales of certain units of areistment
property located in Hong Kong with an aggregateyiag value of approximately HK$14,290,000 at a
total consideration of HK$18,548,000. The transedi were completed subsequent to the end of the
reporting period. In accordance with HKFRS 5 “Namrent Assets Held for Sale and Discontinued
Operations”, these investment properties have Ipeesented as assets classified as held for sdlein
consolidated statement of financial position a3lat December, 2012.

The major classes of assets and liabilities ofGtheCheung Disposal and the Investment Propertpdial in
aggregate classified as assets held for sale abitities directly associated with assets clasdifis held for
sale respectively are as follows:

201z 2011

HK$'000 HK$'000
Investment properties 14,290 -
Available-for-sale investments 98,057 -
Debtors, deposits and prepayments 1,735 -
Time deposits and bank balances 33,487 -
Assets classified as held for sale 147,569 -
Creditors and accruals 279 -
Tax liabilities 1,694 -
Liabilities directly associated with assets classdifas held for sale 1,973 -
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19. Disposal of Subsidiaries

G-Prop Disposal

As disclosed in Note 12, the First Vendor and teeo®d Vendor entered into a sale and purchaseragreée
pursuant to which the Purchaser of G-Prop agreeputohase a total of 1,512,059,473 shares in G-Prop
(“G-Prop Shares”) at an aggregate consideraticamppfoximately HK$423,661,000 (of which approximeatel
HK$285,338,000 was payable to the First vendor amproximately HK$138,323,000 was payable to the
Second Vendor). G-Prop Shares represented (ihalshares of G-Prop held by the Group and the Secon
Vendor; and (ii) approximately 62.26% of the enisgued share capital of G-Prop with approximadd!y@3%
held by the Group and approximately 20.33% heldtH®y Second Vendor. The consideration to the First
Vendor was satisfied by the Purchaser of G-Pragash of approximately HK$65,968,000 and by pronmsso
notes of approximately HK$219,370,000. Detailshaf G-Prop Disposal were disclosed in the announceme
of the Company dated 17th June, 2012.

The G-Prop Disposal was completed on 6th August22@pon completion, G-Prop Group ceased to be
subsidiaries of the Group and their consolidatexlilte, assets and liabilities ceased to be coraelidwith
those of the Group.

The net assets of G-Prop Group at the date of sidpeere as follows:

HK$'000

Investment property 33,700
Goodwill 6,941
Loan to the Group 220,000
Interests in jointly controlled entities -
Available-for-sale investments 79,049
Debtors, deposits and prepayments 672
Time deposits and bank balances 156,723
Creditors and accruals (110,667)
Deposit and receipts in advance (391)
Tax liabilities (15)
Deferred tax liabilities (17)
Net assets disposed of 385,995
Non-controlling interest (211,996)
Cumulative loss on available-for-sale investmeat$assified from equity 2,085
Gain on disposal of subsidiaries 106,955

283,039
Satisfied by:
Cash consideration received 65,968
Promissory notes received 219,370
Expenses incurred for disposal (2,299)

283,039
Net cash inflow arising on disposal:
Cash consideration 65,968
Promissory notes (note) 219,370
Expenses incurred for disposal (2,299)
Time deposits and bank balances disposed of (156,723)

126,316

The gain on G-Prop Disposal was included in oth&ingy and losses, net in Note 10 to the consolidated

statement of comprehensive income.

Note: The promissory notes, which carried intesdsa fixed rate of 12% per annum with maturityedaf 5th November,

2012, were fully repaid during the year.
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20. Capital Commitments

201z 2011
HK$'000 HK$'000
Authorised and contracted for:

Development expenditure of properties in Hong Kong 612,980 314,274
Development expenditure of properties in Mainl&@tina 4,325,394 5,164,854
Development expenditure of properties in Macau 2,781,962 500,873
Share of commitment of an associate 571,202 71,164
Renovation of properties 2,305 19,387
8,293,843 6,070,552

Authorised but not contracted for:
Development expenditure of properties in Hong Kong - 205,320

21. Contingent Liabilities

(&) The Appeal to the Court of Second Instance of Magil regard to the First Decision and the Second
Decision.

As disclosed in Notes 15 and 16, Moon Ocean fiedAppeal to the Court of Second Instance of Macau
against the First Decision. Up to the date ofapproval of these consolidated financial statemeéhés
Appeal is still in progress and there is no notroen the Court of Second Instance of Macau of meng

for legal procedures to be conducted.

During the course of the development of La Scataept on the Macau Land, Moon Ocean has entered
into construction contracts with certain contrastdrhe aggregate amount of these construction awistr
are approximately HK$2,782 million as at 31st Debem 2012. Although none of construction
contractors, including China Construction Enginegr{Macau) Company Limited which is the main
construction contractor with construction contrastim of HK$2,252,677,000, has commenced
construction work on the Macau Land. In case oélfioutcome of the Appeal is unfavourable to the
Group, Moon Ocean may consider entering into céatémh agreements with these contractors for the
development of La Scala project on the Macau L&ajustments may need to be made to the liabilities
arising from the outstanding contractual obligasiamder these construction contracts should there b
claims from construction contractors.

Regarding the presale of La Scala project on theadd.and commenced since March 2012, the Group
recorded contracted sales on sale of propertiegppfoximately HK$3,825 million as at 31st December,
2012 representing presale of 302 units of La Spadgect, after cancellation of 2 contracted sates]
sales deposits of approximately HK$384 million h&een received by the Group. In case of the outcome
of the Appeal is unfavourable to the Group, Moone@t may consider entering into cancellation
agreements with purchasers of La Scala projecthin piresale and refunding the deposits received.
Adjustments may need to be made should there besctaade by purchasers of La Scala in the presale.

The Directors are of the opinion that the Groud milrsue for further legal proceedings to appeahto

First Decision and the Second Decision. The Dimsctwe of the opinion that, based on the Macau lLega
Opinion, there is strong legal argument to winAlppeal.
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21. Contingent Liabilities (continued)
(b) Litigation in respect of a presale transaction ré anit of La Scala

On 3rd March, 2012, two purchasers of La Scalaafffiffs”) jointly signed a binding offer letter

with Moon Ocean for which the Plaintiffs agreedattquire one residential unit in La Scala (“Binding
Offer Letter”). According to the Binding Offer Lett the Plaintiffs paid the first deposit amount to
approximately HK$603,000 (“First Deposit”) to Moddcean on the date of signing the Binding Offer

Letter.

On 18th July, 2012, the Court of First InstanceMacau issued a writ of summons to Moon Ocean
regarding to (i) the request from the Plaintiffsc@ncel the Binding Offer Letter and (ii) claim aga
Moon Ocean to return the First Deposit as the tasfrithe Binding Offer Letter are inconsistent witte
pre-sale agreement (“Litigation”). On 24th Septem!2912, the lawyer of Moon Ocean representing
Moon Ocean filed a defence to the Court of Firstdnce of Macau.

Up to the date of the approval of these consdaidifihancial statements, no judgement of the Liitioais
issued by the Court of First Instance of Macau. Directors consider that the Litigation is still ihe

preliminary stage and the outcome of the Litigai®ancertain.

201z 2011
HK$'000 HK$'000
(c) Other contingent liabilities:
Guarantees given to banks, in respect of bankicigities
utilised by associates and an investee company 822,500 1,068,100
Guarantee given to a bank in respect of bankingjtfes in lieu
of the cash public utility deposit jointly utilisdy subsidiaries 15,000 15,000
Repurchase guarantee given to banks in respeabitfjages
facilities given to property purchasers by subsid@a 302,586 94,399
1,140,086 1,177,499

22. Comparative Figures

Certain comparative figures have been reclassifieskparately reflect the results of the continopgrations
and discontinued operation and to conform withdingent year’s presentation.
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DIVIDEND

The Board has recommended the payment of a finadehd of HK20 cents per share for the Year (thmdF
Dividend”) (2011: HK1 cent per share).

Subject to shareholders’ approval at the forthcgn@nnual general meeting of the Company to be deld3rd
May, 2013 (the “2013 AGM"), dividend warrants witle posted on or about 10th June, 2013 to sharalolde
whose names appear on the register of membergs &@dmpany on 30th May, 2013.

CLOSURE OF REGISTER OF MEMBERS

For the purpose of ascertaining the members’ éliigihto attend and vote at the 2013 AGM, and detitent to the
recommended Final Dividend, the register of memba&ide closed during the following periods respesly:

(@) For ascertaining eligibility to attend and vote at the 2013 AGM:
Latest time to lodge transfers documents for teggisn 4:30 p.m. on 16th May, 2013

Closure of register of members 20th May, 2013 to 23rd May, 2013
(both days inclusive)

(b) For ascertaining entitlement to the recommended Final Dividend:
Latest time to lodge transfers documents for teggisn 4:30 p.m. on 28th May, 2013

Closure of register of members 29th May, 2013 to 30th May, 2013
(both days inclusive)

Record date 30th May, 2013

To be eligible to attend and vote at the 2013 AGd to qualify for the recommended Final Dividead,
properly completed share transfers documents acaoien by the relevant share certificates must dgdd for
registration with the Company’s Branch Registrad dmansfer Office in Hong Kong, namely Computershar
Hong Kong Investor Services Limited, at Shops 11126, 17th Floor, Hopewell Centre, 183 Queen’s Reast,
Wanchai, Hong Kong not later than the respectitestaime as stated above.
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FINANCIAL OPERATION REVIEW
Results

Continuing Operations

Revenue

Revenue for the Year amounted to HK$2,433.5 millipear ended 31st December, 2011: HK$527.8 miljian)
361.1% increase over last year and comprised geosal income HK$1,673.2 million (year ended 31st&mber,
2011: HK$1,513.8 million); property sales HK$72Million (year ended 31st December, 2011: HK$189.9
million), loss on sales of investments held-fodtrey on a net basis HK$9.2 million (year ended Zlstember,
2011: HK$1,227.6 million) and others HK$49.0 milli¢year ended 31st December, 2011: HK$51.7 millidhe
increase in revenue was mainly due to the incremsales of development properties and decreasscognised
loss on listed securities investments.

Gross Profit
Gross profit for the Year amounted to HK$1,865.0iam (year ended 31st December, 2011: HK$283.3iani),
an 558.3% increase as compared with last year wihiah mainly due to the decrease in loss of HK$14£18

million from sale of listed securities investmeatsl increase in profit of HK$205.4 million from jperty sales.

Property Leasing

For property leasing, the rental revenue in redaittion jumped by 15.0% to HK$1,083.6 million arahtal
revenue in non-retail section jumped by 3.2% to B8%6 million respectively during the Year. Theatatental
income in revenue for the Year recorded an incredsd®.5% to HK$1,673.2 million as compared withl 2(f
HK$1,513.8 million.

Together with the attributable rental revenue gateer from associates of HK$217.4 million (year eh8ast
December, 2011: HK$200.9 million), the total atitiéble rental revenue to the Group after non-cdimtgo
interests reached approximately HK$1,887.0 milljgear ended 31st December, 2011: HK$1,710.9 mjllion
which achieved an 10.3% increase over last year.

Attributable net rental income for the Year showéi$1,740.6 million, an 11.4% increase over HK$1,861
million in 2011.

Property Development and Trading

During the Year, the attributable properties sed@®nue and the relevant attributable profit frowa Group and its
associates recorded a decrease of 72.2% to HK$dli6n (year ended 31st December, 2011: HK$3,819.
million) and decrease of 59.9% to HK$357.2 millioyear ended 31st December, 2011: HK$891.6 million)
respectively.

The Group expects a substantial generation of salesue and recognition of attributable profitie early of
2013 from the presales of properties, namely OnaCGNai in Wanchai (87.5% interest), The Coronatioi\est
Kowloon (15% interest) as well as the remainingsiof Phase Il of Splendid City in Chengdu.

The major components recorded in gross profit atessof: i-home in Tai Kok Tsui, City 151 in KauiRuwng
Road, Phase Il of Splendid City and Phase | of Mie¢ropolis, Chengdu generated a profit of HK$19i8iom,
HK$0.1 million, HK$83.1 million and HK$137.9 millio respectively while MOD 595 in Mongkok recorded a
loss of HK$0.2 million and Phase | of Splendid Céfter taking into account of an underprovisiortofstruction
costs of HK$7.5 million, resulting in a loss of HK8 million (year ended 31st December, 2011: @majit sales
of MOD 595 of HK$4.2 million, i-home of HK$11.3 rfibn, York Place in Wanchai of HK$38.5 million afmks

on sale of Phase | of Splendid City of HK$21.7 ioil).

Parking spaces at The Zenith in Wanchai (87.5%rastg sold during the Year had contributed antaitable
profit to the Group of HK$6.4 million (year endetls8 December, 2011: HK$6.0 million).
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In respect of properties held by associates, Thenkigge in West Kowloon (25% interest), IndihomeTsuen
Wan (50% interest), Hing Wai Centre in AberdeenS@terest), Kwong Kin Trade Centre in Tuen Mun%#0
interest), Greenville Residence in Yuen Long (50f&rest) and Villa Carlton in Cheung Sha Wan (5@%rest)
and Shiu Fai Terrace in Stubbs Road (50% intergstierated profit of HK$17.8 million, HK$89.3 miltip
HK$6.8 million, HK$0.9 million, HK$0.2 million, HK®.3 million and HK$0.1 million respectively (yeanded
31st December, 2011: The Hermitage of HK$834.6ioni)l Hing Wai Centre of HK$1.6 million, Kwong Kin
Trade Centre of HK$0.4 million and Villa Carlton 6fK$0.2 million) as reflected in the share of résubf
associates. For the year ended 31st December, 2@&l14ale of Parc Palais in Homantin (10% interest}ributed
of HK$16.5 million to investment income.

During the Year, the forfeited deposits receivedSplendid City of HK$0.4 million (year ended 3Dxtcember,
2011: Splendid City of HK$0.1 million and The Matiadis of HK$0.1 million) was recorded in other imge.

At 31st December, 2012, deposits received fromkstifcproperties contracted to be sold and revewubet
recognised in 2013 amounted to HK$2,621.1 milliof.which, HK$321.2 million deposits was receivednr
Phase Il of Splendid City, with average sellingcerdf approximately Renminbi (“RMB”) 0.9 million penit.

The presale recorded for Phase Il of Splendid @ws 486 units of RMB419.8 million (equivalent to
approximately HK$522.2 million). Besides, the ptesacorded for One WanChai as at 31st Decembép, 2@s
193 units of HK$1,970.4 million, with average sadjiprice of approximately HK$16,000 per square faod the
attributable interest of sales to the Group was HEK34.1 million. Revenue and profit from sales offbPhase Il

of Splendid City and One WanChai are expected tadmegnised in 2013. The presale recorded for The
Coronation was 738 units and the attributable @seof sales to the Group was HK$1,450.9 million.

The presale recorded of La Scala in Macau was 308 wf HK$3,825.3 million with deposit received of
HK$383.9 million.

In summary, the Group together with associatesaméhvestee company, executed properties sale ragras,
including presale agreements, to third parties @mthected persons (as disclosed in the sectionede@ather
Information and Events after the Reporting Perioglith an attributable amount contracted sales offHK67.8
million (including La Scala) (year ended 31st Debem 2011: HK$1,176.4 million) during the Year. dlot
attributable property sale profit recognised far Year was HK$357.2 million (year ended 31st Decamd011:
HK$891.6 million).

Securities Investments

Under the low interest environment, the Group hasety managed the securities investments witlew vo yield
enhancement. During the Year, the Group recordedlésed loss of HK$9.2 million (year ended 31st&mber,
2011: HK$1,227.6 million) on disposal of listed @tments held-for-trading (the loss of which waduded in
revenue) with gross proceeds of HK$1,489.4 milljpear ended 31st December, 2011: HK$4,956.7 mjlliom
addition, a realised gain from sale of bonds of BR&%7 million (year ended 31st December, 2011: lofss
HK$21.0 million) was recognised. The net realis@éhdor the Year was HK$266.5 million (year endetst3
December, 2011: net realised loss of HK$1,248.6anjl.

Furthermore, the Group recorded an unrealised gaiiK$1,307.3 million (year ended 31st December]l 120
unrealised loss of HK$1,368.3 million) representihg changes in fair value of listed securities badds, which
had no effect to the cash flow of the Group.

During both years, there was no acquisition angadial on listed equity securities included in aalg-for-sale
investments.

- 28 -



Summing up the above and adding the net income #erdend, interest income, other investment incand
other finance costs of HK$843.2 million (year endgtist December, 2011: HK$646.0 million), the gain
recognised on securities investments was HK$2,4I7illon (year ended 31st December, 2011: loss of
HK$1,970.9 million).

The respective income/expense from securities imessts under different categories are further etgied below.
Listed Available-for-sale Equity Investments

The Group had not acquired and disposed any latailable-for-sale equity investments for the yedr2012 and
2011.

Listed Investments Held-for-trading and Treasurgdricts

The listed investments held-for-trading and treaqunoducts recorded a profit before or after firamosts of
HK$2,441.3 million (year ended 31st December, 20dds of HK$1,924.8 million) and HK$2,417.0 milligpear
ended 31st December, 2011: loss of HK$1,970.9anillrespectively for the Year.

Profit (2011: loss) from the listed investments dAfgr-trading reflected in the consolidated statemef
comprehensive income for the Year comprised a duassstotaling HK$9.2 million (year ended 31st Daber,
2011: HK$1,227.6 million), an unrealised gain oin f@alue changes amounted to HK$1,307.3 milliorafyended
31st December, 2011: unrealised loss of HK$1,368l&n), a realised gain on bonds of HK$275.7 raill (year
ended 31st December, 2011: realised loss of HK$2illiwn) and dividend, interest income and othereéstment
income of HK$867.5 million (year ended 31st Decemi®®11: dividend and interest income of HK$692.1
million). Net relevant finance costs for the Ye&tK$24.3 million (year ended 31st December, 20HK$46.1
million) including interest expense of HK$33.8 nafi but after exchange gain of HK$9.5 million (yearded
31st December, 2011: interest expense of HK$26lomi exchange loss of HK$7.9 million and othemdnce
cost of HK$12.0 million).

Unlisted Securities Investment

On 5th September, 2012, Loyal Pride Limited (“Verifloan indirect wholly-owned subsidiary of the Cpamy,
entered into an agreement with Dynamic Grand Ligh{t€urchaser”), pursuant to which the Purchaseeedjto
acquire and the Vendor agreed to dispose 49% okdssued share capital of Grandday at a totasidenation of
US$500.0 million (equivalent to approximately HK&38.5 million) which was satisfied upon completlmnway

of (i) cash as to US$200.0 million (equivalent fpeoximately HK$1,551.4 million); and (ii) the ismce of the
Loan Note by the Purchaser to the Vendor in thencggal amount of US$300.0 million (equivalent to
approximately HK$2,327.1 million). The Granddaysposal was completed on 7th September, 2012 which
resulting in a realised loss of HK$10.5 million &yeended 31st December 2011: nil) included in itaest
income, net for the Year.

Other Income and Expenses

Other income mainly comes from net building managetnfee income and management and maintenanceeservi
income decreased to HK$78.7 million (year endedt 3dscember, 2011: HK$255.1 million (restated)),
representing a decrease of 69.1% as compared agthyéar. Other income for the Year also incluh¢erest
income from the Loan Note of HK$15.0 million (yemmded 31st December, 2011: nil). Arrangement feenme

of HK$195.0 million included in the other incomela$t year primarily accounted for the decreasefferyear.

During the Year, administrative expenses incredse.2% to HK$281.8 million (year ended 31st Decemb
2011: HK$273.1 million (restated)), costs of depal@nt recognised in respect of property projedlatau of
HK$694.7 million arose from the administrative pedares for repossession of land in Macau by Macau
Government (year ended 31st December, 2011: nd)ferance costs increased by 4.3% to HK$344.8 omilli
(year ended 31st December, 2011: HK$330.7 millioe}, of exchange gain of HK$9.5 million (year en@®ddt
December, 2011: exchange loss of HK$7.9 million) foreign currency loan hedged for foreign currency
securities investments.
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Other gains and losses recorded a net gain of HK828illion, mainly comprised of gain on disposélGzProp
of HK$107.0 million and revaluation of stock of pegties upon transfer to investment properties K$129.0
million (year ended 31st December, 2011: HK$78.Bioni including reversal of provision for constrian cost
on contingency claims made in prior years of HK$1@illion and gain on disposal of a subsidiary twoanected
person of HK$66.8 million).

Disposals of Listed Subsidiaries

On 16th June, 2012, Mass Rise Limited, an indivdodlly-owned subsidiary of the Company (“First Vent

and Asian Kingdom Limited, a company indirectly Wix@wned by a controlling shareholder and Direaibthe
Company (“Second Vendor”), being vendors, haveredtéto a sale and purchase agreement pursuaviiich

an independent third party agreed to purchaseaa @btl,512,059,473 shares in G-Prop (“G-Prop Siia@ an
aggregate consideration of approximately HK$423illlan (of which approximately HK$285.3 million wasaid

to the First Vendor and approximately HK$138.3 imill was paid to the Second Vendor). G-Prop Shares
represented (i) all the shares of G-Prop held byGhoup and the Second Vendor; and (ii) approxiin#i2.26%

of the entire issued share capital of G-Prop withraximately 41.93% held by the Group and approtétya
20.33% held by the Second Vendor (“G-Prop Dispgsdihe G-Prop Disposal was completed on 6th August,
2012. Details of the G-Prop Disposal were disclasgde announcement of the Company dated 17th, 20i2.

On 5th December, 2012, (i) Billion Up Limited (“Bdn Up”), an indirect wholly-owned subsidiary olfig
Company; (ii) the Company, being the guarantor fic® Up; and (iii) a third party independent ohc not
connected with the Company and its connected pesrédturchaser of Chi Cheung”) entered into a salé a
purchase agreement pursuant to which Billion Upeadrto sell and the Purchaser of Chi Cheung agieed
purchase the shares of Chi Cheung held by the Greypesenting approximately 61.96% of the entsed
share capital of Chi Cheung (“Chi Cheung Disposdje Chi Cheung Disposal was completed on 6thuzedyr
2013. Details of the Chi Cheung Disposal were dsafl in the announcement of the Company dated 5th
December, 2012.

Associates

The share of results of associates for the Year avasofit of HK$580.0 million as compared to HK$4127

million for last year, which was mainly due to ttlecrease in recognition on attributable profit freate of The
Hermitage from HK$834.6 million to HK$17.8 millioand attributable profit from sale of Indihome HK$B9
million (year ended 31st December, 2011: nil).

Fair Value Changes on Investment Properties

Investment properties of the Group in Hong Kong Btainland China were revalued at 31st December? 26yt
B.1. Appraisals Limited (“B.l. Appraisals”) whered#ise investment property in the United Kingdom wasalued
by Peak Vision Appraisals Limited (“Peak Vision Apjsals”). Both B.l. Appraisals and Peak Vision Agipals
are independent property valuers. An increase imvidue of HK$6,109.0 million (year ended 31st Beer,
2011: HK$2,959.6 million) was recorded during trealmainly as a result of the upturn of the prapemarkets
in Hong Kong and Mainland China. This unrealisadvalue gain will not affect the cash flow of toup.

Discontinued Operation

The business segment of “floating rate and fixed reotes” on available-for-sale investments wasatisnued
during the Year as a result of the G-Prop Disp@sal Chi Cheung Disposal (as disclosed in the papégr
“Disposals of Listed Subsidiaries” above). Detaifsthe discontinued operation are set out in Ndetd the
consolidated statement of comprehensive incomthéolear.
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Profit, Core Profit, Dividends, Repurchase and CaslPayment Ratio

Continuing and discontinued operations

Profit

Profit attributable to owners of the Company foe tfear was HK$9,794.9 million as compared to HK$3,8
million for last year. The increase in profit fdret Year was mainly due to (i) the increase in Yalue gain on
investment properties, (i) fair value gain of berab opposed to a fair value loss for last yeigrilfe decrease in
loss of sale of listed investments held-for-traglisugd (iv) the increase in interest income fromdsoriEarnings per
share for the Year was HK$5.14 (year ended 31séber, 2011: HK$1.83).

Core Profit

If the net gain on the major non-cash items of H®%5.8 million (year ended 31st December, 2011: 8|{R$3.3
million are excluded, the Group will have a corefjrattributable to owners of the Company for tfear of
HK$3,979.1 million (year ended 31st December, 20K$214.5 million) and a core earnings per share of
HK208.6 cents (year ended 31st December, 2011: tKdénts), which were both 18.6 times to those(if12
respectively.

The major non-cash items were fair value gain eesiment properties, gain on revaluation of stdgsroperties
together with their respective deferred tax andsco$ development recognised in respect of proparbyect in
Macau totaling HK$5,815.8 million (year ended 3stember, 2011: HK$3,283.3 million).

Dividends

Final dividend of HK1 cent (year ended 31st Decamp@l0: HK1 cent) per share in total amount of HBH
million for the year ended 31st December, 2011 mad in cash on 13th June, 2012.

Interim dividend of HK1 cent (half year ended 30tine, 2011: HK1 cent) per share in total amourtikK$19.1
million for the half year ended 30th June, 2012 paisl in cash on 13th September 2012.

Total dividends of HK$38.2 million were paid in baduring the Year.

Special interim dividend of HK$1 (year ended 31stcBmber, 2011: nil) was declared by the Board ah 25
January, 2013 and was paid on 22nd February, 2013.

Repurchase
During the Year, the Company had not repurchasgafithe Company’s share.

Cash Payment Ratio

Based on (a) the core profit for the Year of HK®4 million (year ended 31st December, 2011: HK$21
million) or HK208.6 cents (year ended 31st Decembetl: HK11.2 cents) per share; and (b) cash @inaflend

of HK20 cents (year ended 31st December, 2011: ef€it) per share proposed and interim dividend of td&nt

(half year ended 30th June, 2011: HK1 cent) peresivas paid during the Year; and (c) special imetividend

HK$1.0 (year ended 31st December, 2011: nil) parestvas declared and paid subsequent to the ydadata,

the ratio of such cash payment to the core pe#i8.0% (year ended 31st December, 2011: 17.9%).
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Net Asset Value

As at 31st December, 2012, the Group’s total nsetaw owners of the Company amounted to approgimat
HK$45,546.5 million (31st December, 2011: HK$35,&million), an increase of HK$9,895.2 million or.8%
when compared with 31st December, 2011. With tked tmumber of ordinary shares in issue of 1,907,619 as

at 31st December, 2012 (31st December, 2011: 99,079 shares), the net asset value per shangriers of

the Company was HK$23.88, an increase of 27.8% @lst December, 2011 (HK$18.69 per share). The
movement in net asset value was mainly due taofa) tomprehensive income for the Year attributablewners

of the Company of HK$9,931.3 million; and (b) paymef final dividend and interim dividend both oK#19.1
million.

There was no transaction on the listed equity s#esiinvestments categorised as available-forssaeestments
for the Year. The carrying amounts of the listediggsecurities investments reserve as at 31st idbeg 2012
and 31st December, 2011 were nil.

Other than the G-Prop Disposal, Chi Cheung Disp@sathpleted on 6th February, 2013), the existirggats and
those disclosed in the annual results, the Grodpndt have material acquisition or disposal of ess@d any
future plans for material investment or capitaktss

Securities Investments

As at 31st December, 2011, the carrying amounteflisted securities investments and treasury mtsdwas
HK$5,741.5 million. During the Year, the portfolisas increased by a net purchase of HK$3,677.1 anilli
After adding the fair value gain of HK$1,307.3 naifi for the Year, the listed securities investmeyasfolio of
the Group became HK$10,725.9 million as at 31steldaer, 2012 representing 14.4% of total assetsghwhi
formed part of the Group’s cash management adsiti

As at 31st December, 2012, the portfolio of HK$28,8 million (31st December, 2011: HK$5,741.5 raitl)
comprised (a) equity securities (investment heldifading) of HK$156.3 million (31st December, 2011
HK$514.9 million) and (b) bonds (financial assetssidnated as at fair value through profit or los§)
HK$10,569.6 million (31st December, 2011: HK$5,22@illion).

Unlisted Equity Securities

During the year, the Group had disposed the udlistpiity securities mainly consisted of 49% oféhére issued
share capital of Grandday with carrying amount &$B00 million (equivalent to approximately HK$3,889
million) (31st December, 2011: approximately HK$B& million), which indirectly held the land loeat at the
southeast exterior of Yin Xing Ken District, Yinygafown, Qidong, Jiangsu Province, the People’'s Riépuof
China. Details of the transaction were set ouh@mannouncement of the Company dated 5th Septeiig?,

Notes Held by Listed Subsidiaries

Decrease for the Year mainly represented the figatite notes which were disposed of with the Ga@isposal.
As at 31st December, 2012, the carrying amountefiked rate notes amounted to HK$98.1 milliordhgy Chi
Cheung was classified as assets held-for-saleesul of the Chi Cheung Disposal.

Risk Management

The Group has established adequate risk managemmgdures that enable it to identify, measure,itopand
control various types of risk it faces. This is gl@mented by active management involvement, effedtiternal
controls and adequate internal audit in the bestests of the Group.

Equity

The number of issued ordinary shares as at 31srbleer, 2012 and 31st December, 2011 were 1,900,519,
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Debt and Gearing

As at 31st December, 2012, the Group’s bank andrdborrowings amounted to HK$23,507.6 million (31st
December, 2011: HK$22,690.7 million). Cash and dépat banks (excluding time deposits and banérzas
classified as assets held-for-sale) amounted to4#8%.5 million (31st December, 2011: HK$4,268.5liom),
pledged deposits amounted to HK$2,232.5 millions{3December, 2011: HK$1,705.0 million) and net
borrowings amounted to HK$16,488.6 million (31scBmber, 2011: HK$16,717.2 million).

Total debt to equity ratio was 51.1% (31st Decembetl: 62.4%) and net debt to equity ratio wa®Bb(31st
December, 2011: 46.0%), which are expressed asreemage of total borrowings, and net borrowings,
respectively, over the total equity of HK$45,978nllion (31st December, 2011: HK$36,368.0 milliofhe
decrease of total debt to equity ratio and net tebtjuity ratio were mainly due to the increastotal equity.

However, if the listed securities investments aedgury products of HK$10,725.9 million (31st Debem 2011:
HK$5,741.5 million) are included, the net debt tmi¢y ratio will be 12.5% (31st December, 2011:230).

As at 31st December, 2012, the Group’s bank andrdblerrowings were denominated in Hong Kong dollar
(51.6%), United States dollar (28.2%), Pound Stgr({'GBP") (13.9%) and RMB (6.3%). Of the Group’ark
and other borrowings of HK$23,507.6 million, 60.3%0)% and 38.7% were repayable within 1 year, 2 years
and 2 to 5 years respectively. United States datlaestment securities were hedged by United Stdtdisr
borrowings. The Group’s bank and other borrowimgklong Kong dollars and United States dollars veargied

at interest rates calculated mainly with referetacellBOR/cost of funds; bank borrowings in Poundritg were
effectively carried at fixed rate; and bank bornoga in Renminbi were carried at interest ratesutaied with
reference to borrowing rates quoted by PeopleskBdrChina. As at 31st December, 2012, about 8602%he
Group’s borrowing were on floating rate basis aBB% were on fixed rate basis. No hedging for ggerate is
subsisted at the end of the reporting period.

Pledge of Assets
As at 31st December, 2012, the Group had pledgetbttowing assets:

(&) The Group’s investment properties, properties aiherofixed assets, stock of properties and timeoslitp
with their respective carrying amount of approxiehat HK$39,283.9 million (31st December, 2011:
HK$32,981.7 million), HK$481.9 million (31st Decerh 2011: HK$485.1 million), nil (31st December,
2011: HK$2,626.3 million) and HK$426.6 million (313ecember, 2011: HK$411.6 million) were pledged to
the Group’s bankers to secure general banking@ardfhcilities granted to the Group.

(b) The Group’s held-for-trading and bonds with cargysmount of approximately HK$10,706.6 million (31st
December, 2011: HK$5,741.3 million) and cash depmfsapproximately HK$1,806.0 million (31st Decembe
2011: HK$1,293.4 million) were pledged to the Grsujnancial institutions to secure margin and sg®s
facilities granted to the Group in respect of sii@s transactions, of which approximately HK$6,796
million (31st December, 2011: HK$3,300.7 milliongsvutilised as at 31st December, 2012 as borrovdngs
within one year.

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

(d) The Group has subordinated and assigned its advdocassociates of approximately HK$1,567.5 million
(31st December, 2011: advances to associates amestee company of HK$1,920.0 million) to finaadci
institutions to secure general banking credit fiedl granted to the associates (31st Decembel,: 2panted
to associates and an investee company).
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Repurchase Guarantee

Certain mortgagee banks have provided end-userding to purchasers of Splendid City and The Matligpand
the Group has provided repurchase guarantees $e tmertgagee banks for securing the obligationsuch
purchasers for repayments. Such guarantees wiktripeinated upon the earlier of (i) issuance of rés estate
ownership certificate which will generally be awdile within one year upon the completion of guarant
registration; or (ii) the satisfaction of mortgadedn by the purchasers of properties.

Pursuant to the terms of the guarantees, upon ldéfamortgage payments by these purchasers, tloaipGis
responsible to repay the outstanding mortgage ipaietogether with any accrued interest and perwited by
the defaulted purchasers to the mortgagee banks.

The total outstanding amount of repurchase guasaate at 31st December, 2012 was RMB243.2 million
(equivalent to approximately HK$302.6 million) (31Becember, 2011: RMB76.7 million (equivalent to
approximately HK$94.4 million)) and disclosed irttontingent liabilities.

Financial and Interest Income/Expenses

Continuing and Discontinued Operations

Interest income was included in revenue, othernme@nd investment income. Interest income for thar Yvas
HK$993.8 million, representing an increase of 27.#%m that of 31st December, 2011 (excluding imgute
interest income) of HK$779.8 million.

Finance costs included interest expenses on bahbilwer loans, exchange difference on foreign cuagrdoans,
arrangement fee and facility and commitment feeeagps. Interest expenses for the Year amounte&$318.9
million, representing an 13.6% increase over therast expenses of HK$276.4 million (excluding ireal
interest expenses) recorded for last year. The&ser in interest expenses was mainly due to thease in bank
loans and interest rate during the Year. Interagitalised for the Year was HK$117.1 million as pamed to
HK$64.9 million for last year. The average interege over the year under review was 1.78% (yedeer31st
December, 2011: 1.43%), which was expressed asrcergage of total interest paid over the averagal to
borrowings.

Remuneration Policies, Share Option Scheme and Sh&aAward Scheme

As at 31st December, 2012, the Group employedsa@d11 staff in Hong Kong (31st December, 20891 staff)
including about 336 staff (31st December, 2011: 8t¥f) employed under the estate management compan
Hong Kong. Besides, there was a total of 357 &6t December, 2011: 195 staff), which includeduAald93
staff (31st December, 2011: 101 staff) of the estadanagement company in Chengdu, in the officdda@tland
China and Macau.

Employees were remunerated on the basis of theforp@ance, experience and prevailing industry pcact
Remuneration packages comprised salary and yeadmsodetionary bonus based on market conditions and
individual performance. The Executive Directors tommed to review employees’ contributions and tovute
them with necessary incentives and flexibility their better commitment and performance. No shat@io
scheme was adopted during the Year.

The Company had adopted a share award scheme (8the 2009. The Scheme is to recognise and reward
certain employees for their contributions to th@@r and to give long-term incentives for retainthgm for the
continued operations and development of the GrDegails of the Scheme were set out in the Comparircsilar
dated 23rd December, 2008. No share was granteat thiel Scheme during the Year.
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Mainland China and United Kingdom

Profit contribution from the Group’s investmenttive Mainland China (mainly included in gross prdfiir value
changes on investment properties, share of resbiissociates and taxation) for the Year amourdddiki$510.4
million (year ended 31st December, 2011: HK$206ilian). The Group’s net investment in the Mainla@tiina
as at 31st December, 2012 amounted to HK$16,939l®dm(31st December, 2011: HK$12,187.7 million)
representing approximately 36.8% of the Group’alteguity.

Further, the Group’s investment property in theteihiKingdom with carrying amount of GBP285.9 miflias at
31st December, 2012 (equivalent to HK$3,582.0 amlicontributed a profit of HK$82.0 million to ti@&roup for
the Year. As at 31st December, 2012, the Groug'srvestment in the United Kingdom amounted to HAKG®
million representing approximately 1.4% of the Qosuotal equity.

Listed Subsidiary

At the end of the reporting period, the Group owiBdd96% interest in Chi Cheung, a listed subsidiay
disclosed in Note 12 to the consolidated finanstatements, the disposal of the Group’s entirerestein Chi
Cheung was completed on 6th February, 2013.

Property Valuation

A property valuation has been carried out by Bgp#aisals, independent qualified professional valuie respect

of the Group’s investment properties in Hong Kong ¢ghe Mainland China as at 31st December, 2012348t
December, 2011. For the investment property irlthiged Kingdom, the valuation as at 31st Decemb@t? and
31st December, 2011 was carried out by Peak Vi&gpraisals, another independent qualified profesdivaluer.
Their valuations were based on investment method/oandirect comparison method as the valuation
methodologies and were used in preparing 2012 fegllts.

The Group’s investment properties were valued atb#K972.8 million (31st December, 2011: HK$34,484.5
million) an 21.7% increase over 2011 after adjustedhe additions, disposals, transfer from stotlproperties
and reclassification of investment properties dyrihe Year. The increase in fair value of approxatya
HK$6,109.0 million was recognised in the consokdastatement of comprehensive income for the YEae.
Group also shared an increase in fair value ofstment properties of associates of HK$377.9 milljadjusted
deferred tax expense of HK$32.0 million) for thea¥eDevelopment properties and non-investment ptiggeof
the Group were stated at cost less impairmentyif ia the consolidated financial statements. Itmest property
under development at Chinese Estates Plaza, Chevaglstated at cost of HK$3,260.7 million will berreed at
fair value, until the earlier of the date when their value first become reliably measurable ar thate of the
completion of the properties.

The increase in fair value of HK$6,109.0 million 2t.7% was mainly attributable to the Group’s thnegor
investment properties, namely Silvercord, The ON& Windsor House, which after adjusted the addstiduring
the Year, recorded an increase of HK$1,668.4 mil{ar 26.0%), HK$1,186.9 million (or 22.5%) and HK693.3
million (or 20.2%) respectively. The three propesthave in aggregate shown an increase of HK$4 5dflion
or 74.5% of the total increase. Such increase éidected an upturn in the property markets of H&agpg and
Mainland China for the Year. Rental renewals ofséhéhree properties for the Year have shown a laahbr
increase over the end of 2011.
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BUSINESS REVIEW
Hong Kong Property Investment

Rentals from investment properties continued tore of the major sources of our income. The ovexalupancy
rate of the Group’s retail portfolio was 98.96% idgrthe Year. The occupancy rate achieved 99.4386nfcore
properties are excluded. The high occupancy rattrdoutable to the prime locations of the majomf the
Group’s retail properties.

The Group’s overall gross rental growth was 11.7%08h rental income of HK$1,383.9 million for the afeas
compared with last year. The rental income from ¢Hémng retail portion showed an upward momentunhwit
15.36% growth while the non-retail portion maintnstable performance with rental growth of 2.18%e
increase in gross rental income is mainly attribletdo the fully let out of Silvercord and high egsionary rental
rate of retail properties. Retail rents were gehenaised due to the increase in tenants’ busirtessover
benefited from the continuous growth of Mainlandr@htourists’ spending and the improved local comstion.

The average occupancy rate of the shops of Causelaag was approximately 91.45% during the Year.

The overall rental income of Windsor House wase@i8.71% for the Year as compared with last yearirg the
Year, its average occupancy rate was increasegpmamately 99.29%, representing 3.27% increass tast
year. Windsor House provides shoppers a cozy shgpenvironment with a diversified trade mix. Vasou
marketing and promotion activities are held in VdioadHouse from time to time which boost shoppeesfit
flow and thus increases tenants’ business turnéea result, Windsor House recorded steady remtaith and
high occupancy rate.

As for Silvercord, the overall rental income wased 31.99% for the Year as compared with last. y&laithe
shops were fully let out throughout the Year. Bérdffrom the prosperous shopping atmosphere ofddaRoad,
Tsim Sha Tsui, as well as the introduction of saMeixury and premium brands in the shopping n&illyercord’s
rental rate and property value are generally wgalift

The tallest retail complex of its kind in Hong Kgiidhe ONE recorded 8.48% increase of its overallaldncome
for the Year as compared with last year. Its averaccupancy rate was approximately 99.89% duriegYear
with many of the shops are popular fashion bramdisvgell-known trademarks.

The occupancy rate for the Group’s office propsertigaintained at a high level throughout the Yeariy the
Year, the average occupancy rates of Windsor HdMassMutual Tower and Harcourt House were approtdina
96.01%, 100% and 99.33% respectively, bringingaimgroximate occupancy rate of the overall officefpbo to
98.21%.

Hong Kong Property Development

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

No. 12 Shiu Fai Terrace, located in Mid-Levels E#&sta traditional prestigious location for luxungsidential
project in Hong Kong. A luxury residential tower ah provides a total residential gross floor aréamund
41,020 square feet will be redeveloped. Superstreatork is in progress. Completion of the projectcheduled
for mid 2013 and it is expected to be launchedhinfirst quarter of 2014.

No. 1 South Lane, is located in the Western Distaied enjoys close proximity to the future Hong kon
University MTR Station. It will be developed intoluxury residential/retail tower with a total grabsor area of
around 41,200 square feet and consists of 92 raglenits. Demolition work is in progress. Contpde of the
project is scheduled for mid 2015 and it is expeéttebe launched in the third quarter of 2013.

The Group has a two-phase redevelopment projedVanchai (87.5% interest) undertaken with the Urban
Renewal Authority. All residential units of The Zén(Phase | project) were sold. One WanChai (Phgzeject
with preservation of the core elements of Wancharkdt) is a residential/commercial complex develepnwith
total gross floor area of approximately 159,700asgufeet which provides 237 residential units widt size
ranging from gross floor area of approximately 4sfuare feet to 1,200 square feet and retail priegert
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Certificate of compliance was issued in January328xid the residential units are being handed @verdividual
purchasers. 193 units were presold up to 31st Deeer®012, representing 81.43% of total units.

No. 55 Conduit Road (70% interest), a resideniial im Mid-Levels with site area of about 36,00ae feet
which provides a total residential gross floor avéaround 87,800 square feet. This site will beelieped into a
luxury residential project. Superstructure worknigrogress. Launching of the project is schedfdeadnid 2014.

The Hermitage (25% interest), is one of the Groypist venture development projects in West Kowloon
Reclamation Area. It comprises 6 residential tolatecks and provides in aggregate 964 residentiés and retail
properties with a total gross floor area of arodn@d5,980 square feet. Certificate of compliance gaued in
March 2011 and the residential units had been thoder to individual purchasers. As at 31st Deceni®@l?2,
962 units were sold and recognized, representingl9® of total units.

The Coronation (15% interest), is another joint tuem development project of the Group in West Kawlo
Reclamation Area. It comprises 6 residential tolatecks and provides in aggregate 740 residentigs amd retail
properties with a total gross floor area of aro@&®,600 square feet. Certificate of compliance igaged in
December 2012 and the residential units are beémgldd over to individual purchasers. 738 units @%73%)
were presold up to 31st December, 2012.

Macau Property Development

La Scala is a high-end residential project locate®venida Wai Long, Taipa, Macau with a total desitial gross
floor area of approximately 5,786,296 square featl(ding car park area and outdoor facilities Jaréawill
comprise 26 residential tower blocks and will bevedeped in phases. Phase | development will corap®is
residential tower blocks and provide in aggreg&@@ Besidential units. Site formation work and tirstfstage
excavation works for the Phase | development haem ltompleted. Next stage construction works amgtbsale
of the Phase | development are suspended.

Mainland China Property Investment

The 79 retail outlets with a total area of apprcdiety 29,000 square feet in Lowu Commercial Pl&teenzhen
were fully let out throughout the Year.

Evergo Tower, located at Central Huaihai Road iarfghai, is a 21-storey office and shopping complek has a
gross floor area of around 263,708 square feet.al/lkeage occupancy rates of the office and repaitss for the
Year were approximately 99.14% and 64.86% respalgtiv

Platinum (50% interest), a 20-storey Grade A offioédding located at Taicang Road of Luwan DistimcEhanghai,
has a gross floor area of about 466,464 square Teetaverage occupancy rate for the Year was ajppately
96.38%.

Hilton Beijing (50% interest), having 503 roomsgeeage occupancy rate was approximately 76.38%hé&year.
Oriental Place (50% interest), a 10-storey offiaéding next to Hilton Beijing, was fully let outding the Year.
Mainland China Property Development

Splendid City, a residential and commercial projecated at Yingbin Road of Jinniu District in Clgel, has a
site area of approximately 795,625 square feetaacmrresponding gross floor area of approximatefy 3nillion
square feet. It will comprise 19 residential towtocks with a commercial building and will be deyatd in two
phases. Phase | of Splendid City provides in agdes,226 residential units with flat size rangfmgm gross
floor area of approximately 854 square feet to 2,8juare feet and a commercial building with gftess area of
approximately 272,740 square feet. Phase | had templeted in November 2010 and the residentiaisumad
been handed over to individual purchasers. As at Blecember, 2012, 1,212 units of Phase | were, sold
representing 98.86% of total units. Phase Il ok8gid City provides 1,625 residential units withtfsize ranging
from gross floor area of approximately 854 squaset to 1,812 square feet. It had been completd&akoember
2012 and some of the residential units are beargléd over to individual purchasers. 281 units vsetd and
486 units were presold out of 880 units launched §7.16%) up to 31st December, 2012.
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The Metropolis is a residential project locatedanhgda Street of Jinjiang District in Chengdu, wsite area of
approximately 194,411 square feet and corresporgtiogs floor area of approximately 1.65 million agufeet. It
will comprise 3 twin residential tower blocks andlivbe developed in phases. Tower 1 of Phase | loé T
Metropolis provides 572 units with flat size rargifrom gross floor area of approximately 704 squaet to
2,692 square feet. Tower 1 had been completed aemeer 2012 and the residential units are beingdtover
to individual purchasers. Since its first batchesdhunch of 286 units in Tower 1, 223 units (1.8.97%) were
sold up to 31st December, 2012. Another batch 6f@8ts in Tower 1 is expected to be launched endbcond
quarter of 2013. Phase Il of The Metropolis is urglanning and at design stage.

Chinese Estates Plaza, a commercial and residgmtigdct at South Taisheng Road of Qingyang Disiric
Chengdu, has a site area of about 404,267 squetrevih a development scale of 3.2 million squaetfit will
comprise a Grade A office building, a five starstehoa shopping centre and 4 residential tower Kkdoc
Superstructure construction and fit-out works arepiogress. Completion of the commercial and regide
portions are scheduled for end 2013 and end 2Qdpkctively. Residential portion is expected todmthed by
the third quarter of 2013.

The commercial and residential project at Huaxijfieeet of Jiangbei District in Chongqging (25% iest), has a
site area of around 2,207,546 square feet and ss dlwor area of approximately 11.08 million squéeet. Its
piling work and the associated substructure woekimprogress. The project will be developed irr foliases and
Phase | will be divided into several zones. Thet faone of Phase | is scheduled to be completadeirthird
guarter of 2014 and the overall Phase | is expeotée completed in the third quarter of 2016.

Overseas Property Investment

River Court is a Grade A freehold office buildinduate at 116-129 Fleet Street, London, United domg. It
provides a total net internal area of approxima#él§,324 square feet, together with certain cakipgrspaces. It
was fully let out as of 31st December, 2012.

OTHER INFORMATION AND EVENTS AFTER THE REPORTING PE RIOD
Disposal of G-Prop Group — Connected Transaction

As announced on 17th June, 2012, a wholly-ownedidisny of the Company (the “First Vendor”) andarpany
indirectly wholly-owned by Mr. Joseph Lau, Luen-gu@Mr. Lau”) (an executive Director, the Chairmand
Chief Executive Officer, and a substantial sharé&obf the Company) (the “Second Vendor”) had oth Daine,
2012 entered into a sale and purchase agreememt(antong other parties) an independent third pghsg
“Purchaser”) in relation to the disposal of 1,088,590 shares and 493,678,883 shares owned byrgté&/&ndor
and the Second Vendor respectively in G-Prop (kg Limited (“G-Prop”), the then subsidiary of tBiempany
whose shares are listed on the Stock Exchangesseming (i) all the share interests of the Fiestdor and the
Second Vendor in G-Prop; and (ii) approximately2626 of the entire issued share capital of G-Proph(w
approximately 41.93% and 20.33% held by the Figsidér and the Second Vendor respectively) as alate of
the announcement, at a total consideration of HR$ED,973 (of which HK$285,338,057 was payableh® t
First Vendor and HK$138,322,916 was payable toSeeond Vendor). Completion of the disposal tookelan
6th August, 2012. The Purchaser had also entetedtia security agreement with the First Vendo6tinAugust,
2012, pursuant to which 1,512,059,473 shares ofdp-Rad been charged in favour of the First Ver(toe
“Charged Shares”), for the purpose of securingRbechaser’s obligations to repay the total princgraount
under the promissory note(s) or any part therebé Purchaser had fulfilled its obligations for tepayment of
all promissory note(s) in December 2012 and thezgahe Charged Shares were fully released amthaliged on
17th December, 2012 .

As the Second Vendor was indirectly wholly-owned My. Lau, the Second Vendor, being a substantial
shareholder of G-Prop, was an associate of a dmtraf the Company for the purpose of the ListiRgles.
Therefore, the disposal constituted a connectetsaécion for the Company for the purpose of theéingsRules.

As the applicable ratios in respect of the dispasaie more than 0.1% but less than 5%, the dispeaslsubject

to the reporting and announcement requirements exiednpted from the independent shareholders’ approva
requirement under Chapter 14A of the Listing Rules.
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Disposal of Grandday Group Limited

The Group had on 5th September, 2012 entered isétesand purchase agreement with an independehptrty,
to dispose 49 shares in Grandday Group Limiteddh@day”), representing 49% of the entire issuedesbapital
of Grandday, which indirectly owns the property elepment project at the southeast exterior of YingKen

District, Yinyang Town, Qidong, Jiangsu Provinde People’s Republic of China (the “PRC"), at asideration
of US$500 million (equivalent to approximately HK838.45 million). Relevant announcement had beetenoa
5th September, 2012. The disposal constituted@adieable transaction of the Company under thengiRules.
The disposal was completed on 7th September, 2012.

Disposal of Chi Cheung Group

As announced on 5th December, 2012, the Group héetesl into a sale and purchase agreement with an
independent third party (the “Agreement”) in redatito the disposal of 209,931,186 shares in Chiu@fe
Investment Company, Limited (“Chi Cheung”), thertlgubsidiary of the Company whose shares are |mteitie
Stock Exchange, representing (i) all the shareests of the Group in Chi Cheung; and (ii) appratshy 61.96%

of the entire issued share capital of Chi Cheungtathe date of the announcement, at a consideratio
HK$560,532,475 (subject to downward adjustment utfuke terms of the Agreement). Completion of trepdsal
took place on 6th February, 2013.

Administrative Procedures for Repossession of Lanth Macau by Macau Government

As set out in the Company’s announcement dated Jufik, 2012, Moon Ocean Ltd., a wholly-owned suasid

of the Company (“Moon Ocean”), received a noticgpadliminary hearing dated 15th June, 2012 (thealfiteg
Notice”) from the Land, Public Works and TranspBureau (the “LPWT”) of the Macau Special Adminisive
Region of the PRC (“Macau”) regarding the transfefrshe rights deriving from the land concessiontfee five
plots of land adjacent to the Macau Internationiapét (according to the Company'’s record, formdahown as
Lots 1C; 2; 3; 4 and 5 (parcels 5A & 5B), AvenidaaiW.ong, Taipa, Macau, and registered in Macau Land
Registry under Nos. 22993, 22991, 22995, 2299®@2889 and now known as Lots 1C1; 1C2; 1C3; 2a2db3;

4a; 4b; 5al; 5a2; 5a3; 5bl; 5b2; 5b3; 5b4; 5b5; Bl3&; A3b; Ada; Adb; Ela; Elb; E2 and E3 and reged in
the Macau Land Registry under No. 22989) (the “Miatand”) from five Macau companies to which thedan
concession was originally granted (the “Original @ns”) to Moon Ocean (the “Land Transfers”) and the
amendment of the related land concession contracts.

It was stated in the Hearing Notice that (i) theile€hexecutive of Macau had approved the initiatminthe
procedures for declaring the act of the Chief Exgewf Macau in confirming the approval of the dafransfers
and the related amendments of the land concessitinacts in March 2006 invalid and returning thecksia Land
to the Original Owners (the “Matter”); and (ii) Modcean might make written submission regardingMhger
within 15 days from the receipt of the Hearing geti

The Group’s Macau legal adviser made the submissiunh set out basis for opposing the Matter orh2ZRine,
2012 and as set out in the Company’s announcenag¢ed d4th August, 2012, Moon Ocean received a@drioen
the LPWT stating that (i) the Chief Executive of dda had declared the previous act of the Chief fkex of
Macau in confirming the approval of the Land Tramsfand the related amendments of the land concessi
contracts in March 2006 invalid (the “Decision”nda(ii) Moon Ocean might present objection to theciSion
within 15 days from the gazetting of the Decisiomd anight also appeal to the Court of Second Ingtafibe
Decision was then published on the official bullaif the Macau government dated 15th August, 2012.

As announced on 28th August, 2012, the Group’s Maegal adviser filed on behalf of Moon Ocean ajecion
to the Decision. As Moon Ocean had not receivedraply from the Chief Executive of Macau regardswgh
objection, Moon Ocean and a purchaser of La Scétdly lodged an appeal to the Court of Secondaimst of
Macau against the Decision on 14th September, 281@isclosed in the announcement published oname s
date.

As set out in the Company’s announcement datedSefptember, 2012, Moon Ocean received a notice of
preliminary hearing (the “Second Hearing Noticegrh the LPWT regarding certain revision of the teroh the
land concession for the Macau Land and exchandendf approved by the Chief Executive of Macau inrdfta
2011 (the “2011 Revision”).
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It was stated in the Second Hearing Notice thah&)Chief Executive of Macau had approved theésitnan of the
procedures for declaring the act of the Chief Exgewf Macau in confirming the approval of the 2(Revision
on 9th March, 2011 invalid (the “Second Matter”jtda(ii) Moon Ocean might make written submissiontba
issues regarding the subject matter of the aboweepiures within 15 days from the receipt of theoBddHearing
Notice.

The 2011 Revision mainly involved an increase sfdential gross floor area of the Macau Land fr@8,305 to
537,560 square metres and an exchange of 9 smeakgiof land with a total site area of approxinyaleP82
square metres initially forming part of the Macaant for 8 small pieces of adjacent land with al teite area of
approximately 5,204 square metres. Moon Ocean lad @ premium of approximately MOP642 million
(equivalent to approximately HK$624 million) in cideration of the 2011 Revision.

The Group’s Macau legal adviser made the submisgiooh set out basis for opposing the Second Mattet9th
September, 2012.

The Group continues seeking legal advice for appatgplegal actions on the above matters. The owtcof the
Matter and the Second Matter are thus pendingrfgrsabsequent decision(s) of the Chief ExecutivMatau or
judgment(s) from the court of Macau.

In case of the Decision becoming final, the Grolip seek legal advice for appropriate actions totdleen in
respect of La Scala project. The Group is deterthinepursue claims it may have against the Macaemonent
and/or the Original Owners for compensation forldsses of the Group.

PROSPECTS

As the worries on the sovereign debts positionuroge and the fiscal cliff in the United States déoth eased,
the global market sentiments have improved sineestart of the year. In addition, with the newdies of the
Mainland China elected towards the end of last,yier generally expected that the economy wikiofnto a new
and bright chapter. As a result of these posgiges, it is anticipated that this year, the ecaearowth will be

better than last year for Hong Kong, providing géaathold for investments.

Our shopping malls, including The ONE, Silvercondl &Vindsor House, have all reported an influx cftomers,
bringing strong sales over the Lunar New Year. héligh retail sales slowed in the second half dfyaar, it is
greatly restored over the last two months, an&kj®eted to grow over the coming months. Alreadgldished
as landmarks for locals and tourists, we expedtdha shopping malls will see strong rental incagnewth this
year.

Meanwhile, our portfolio of offices, including Madstual Tower, Harcourt House and Windsor House, |ifizsl
overall occupancy to about 98%. As the overall eotio environment improves, we expect that officendads
will increase, benefiting our office portfolio, ldiag towards full occupancy and resulting in suggirental
income.

Although the government may continue to increasd kupplies and put forward policies to curb demandhort
to medium term, we are optimistic that under imgaawnarket and low interest rate environments, pyrosvth
for residential properties will be on the positiegritory. Our residential projects, One WanCiNo, 1 South
Lane, No. 12 Shiu Fai Terrace and No. 55 Conduddrare all located on Hong Kong Island, which isstmo
sought after by buyers.

As for the Mainland China, macro-control measureshousing are becoming a persistent policy. Theu@r
believes that the objectives of the macro-contreasures put forth by the Central Government aréhibenefits
of the long-term sustainable growth and developneérthe markets. At present, residential propergrkats of
the major cities have already staged into stablkk lemlthy developments. As the Central Governnhest
focused its strategies in urbanizing peripherahsyé is foreseeable that the economy will resostetively high
growth rates, leading to an optimistic outlook iidro long run.

- 40 -



We expect to see continuing outstanding sales peaiace for our two projects, The Metropolis ande8did City,
in Chengdu. In addition, a new project, Chines&atiés Plaza, will also commence sales this yeas ouk brand
name and superb building quality have already lestablished with home buyers and investors, wesémra very
satisfactory result will be achieved.

Overall, the Group sees a promising future in@®dusinesses for the year.

CORPORATE GOVERNANCE

The Company will continue putting effort in maimtaig high standards of corporate governance so asgure
better transparency and protection of interesthefghareholders and the Company as a whole. Thoatighe
Year, the Company had applied the principles andptied with the code provisions and certain recomueel
best practices set out in the Code on CorporateefBance Practices (effective until 31st March, 2G® the
Corporate Governance Code (effective from 1st A@flL2) contained in Appendix 14 to the Listing &ylexcept
the following deviations:-

Code Provision A.2.1 — Chairman and Chief Executive

Mr. Lau acts as both the chairman (the “Chairmamt) chief executive officer (the “CEQ") of the Coamy since
December 2006. The Board considers that this streiatill not impair the balance of power and auittyoof the
Board. At present, the Board also believes thaeutige leadership of Mr. Lau as the Chairman an® Ciae
Board’s decision could be made effectively and béneficial to the management and developmeffiteoGroup’s
businesses. The Board would still consider segi@yaif the roles of the Chairman and the CEO if argbn
appropriate.

Code Provision A.1.8 — Directors’ Insurance

The Company had arranged Directors and Officelslitia insurance policy (the “Policy”) for years bthe latest
Policy was expired in August 2012. During the négain process of renewing the latest Policy, isvi@und that
the premium has been increased substantially anddms the latest Policy has not been renewed agpiny. The
Company has been in continuous dialogue with varimgurance brokers and insurance companies ta@esour
competitive premium quotations and would arrangedigpropriate insurance coverage accordingly as sm0
practicable.

Code Provision E.1.2 — Chairman Attending Annual Geeral Meeting

Mr. Lau, the Chairman of the Board, was unablettenal the annual general meeting of the Compardy ¢tre25th
May, 2012 (“AGM”) as he had a business engagendntChan, Kwok-wai, the chairman of Audit Committee
and Remuneration Committee, was elected as thentdsaiof the AGM to ensure effective communicatiathw
shareholders of the Company at the AGM. The chairaidNomination Committee, Ms. Phillis Loh, Lai-gitnad
attended the AGM.

Detailed information of the Company’s corporate gmvance practices will be disclosed in the Cormgorat
Governance Report contained in the Company’s 20114l Report.

MODEL CODE FOR SECURITIES TRANSACTIONS

The Company has adopted a code of conduct regassiogrities transactions by Directors on terms aouth
deviation from the required standard set out inNtoglel Code for Securities Transactions by Directoir Listed
Issuers contained in Appendix 10 to the ListingdRulthe “Model Code”). All Directors, after specifnquiries
by the Company, confirmed that they had complieith whe required standard set out in the Model Cautthe
said code of conduct during the Year.
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The Company has also adopted a code of conduatdiagasecurities transactions by relevant employeeterms
no less exacting than the required standard seéhdbe Model Code. All the relevant employees (tRelevant
Employees”) who, because of office or employmerd, lkely to be in possession of unpublished peeasitive
information in relation to the Group’s securitieadhbeen requested to follow such code when ded#lintge
securities of the Company. All Relevant Employesdter specific enquiries by the Company, confirnieat they
had complied with the required standard set othiénsaid code during the Year.

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

During the Year, neither the Company nor any ofsitsidiaries had purchased, sold or redeemed fatheo
Company’s listed securities.

APPRECIATION

We would like to take this opportunity to express gratitude to the shareholders for their contigisupport. We

would also like to express our sincere thanksltetaff members for their dedication and hard work.

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

Hong Kong, 4th March, 2013

As at the date of this announcement, the Board deatpMr. Joseph Lau, Luen-hung, Ms. Chan, Sze-Wan,
Lam, Kwong-wai and Ms. Lui, Lai-kwan as Executive@ors, Mr. Lau, Ming-wai and Ms. Amy Lau, Yukiaa
Non-executive Directors, and Mr. Chan, Kwok-wai,.Mhillis Loh, Lai-ping and Mr. Ma, Tsz-chun as
Independent Non-executive Directors.

Websitehttp://www.chineseestates.com

This results announcement is published on the weeb$ithe Company_(httpaivw.chineseestates.cprand the
HKExnews website (httpaivw.hkexnews.hk

Results Highlights will also be posted on the Comyjsawebsite on 4th March, 2013.
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