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FINAL RESULTS FOR THE YEAR ENDED 31 DECEMBER 2012

The Board of Directors (theBbard”) of Kerry Properties Limited (theCompany’) announce
the consolidated final results of the Companysitibsidiaries and associates (tlé&&dup”) for
the year ended 31 December 2012. The Audit and dCatg Governance Committee of the
Company has met to review the results and the d¢ialistatements of the Group for the year
ended 31 December 2012 prior to recommending tloeimet Board for approval.

OVERALL RESULTS

The Group’s consolidated net profit attributablest@areholders for the year ended 31 December
2012 was HK$6,960 million, representing an increas@0% compared with HK$5,348 million
reported for 2011. In accordance with Hong Kong d\sting Standard 40 “Investment
Property”, the Group measured its investment ptgpportfolio on a fair value basis and
recorded an increase in fair value of investmeaperties (net of deferred taxation) of HK$2,265
million for the year ended 31 December 2012 (204K$1,691 million). Profit attributable to
shareholders for the year ended 31 December 20b2ebkaking into account the effects of the
aforementioned increase in fair value was HK$4 8@bon (2011: HK$3,657 million).

Earnings per share for the year ended 31 Deceniiex ®ere HK$4.84, representing an increase
of 30% compared with HK$3.72 per share in 2011.



The effect on the Group’s profit attributable tasgholders due to the net increase in fair value
of the Group’s investment properties and relatedetéects is as follows:

Year ended 31 December
2012 2011
HK$ million  HK$ million  Change

Profit attributable to shareholders before taking
into account the net increase in fair value of

investment properties and related tax effects 4,695 3,657 28%
Add:
Net increase in fair value of investment
properties and related tax effects 2,265 1,691

Profit attributable to shareholders after taking
into account the net increase in fair value of
investment properties and related tax effects 6,960 5,348 30%

The Board has recommended the payment of a finadatid of HK$0.55 per share for the year
ended 31 December 2012 (tHarfal Dividend”). Together with the interim dividend of HK$0.4

per share, the total dividend for the year ended8dember 2012 will be HK$0.95 per share
(2011: HK$0.87 per share).



CONSOLIDATED INCOME STATEMENT

Turnover

Cost of sales
Direct operating expenses

Gross profit

Other income and net gains
Administrative and other operating expenses
Increase in fair value of investment properties

Operating profit before finance costs
Finance costs

Operating profit

Share of results of associates

Profit before taxation

Taxation

Profit for the yee

Profit attributable to :
Company's shareholders
Non-controlling interests

Dividends

Earnings per share

- Basit

- Dilutec

Note

2,3

Year ended 31 December

2012 2011
HK$'000 HK$000
34,513,046 20,660,363
(7,724,918) (1,230,480)
(18,003,498) (14,430,579)
8,784,630 4,999,304
391,685 475,524
(2,233,981) (1,998,907)
2,043,032 1,605,932
9,885,366 5,081,853
(559,572) (333,771)
9,325,794 4,748,082
573,443 2,354,901
9,899,237 7,102,983
(1,791,285) (1,233,962)
8,107,95. 5,869,02.
6,960,216 5,347,715
1,147,736 521,306
8,107,95. 5,869,02.
1,367,13 1,252,06:
HK$4.84 HK$3.77
HK$4.82 HK$3.6¢




CONSOLIDATED STATEMENT OF COMPREHENSIVE INCOME

Profit for the year

Other comprehensive income
Fair value gain recognised upon the transtenieasehold
land and buildings to investment progsitnet of tax
Cash flow hedges
Fair value gain/(loss) on available-for-sateeistments
Share of other comprehensive income of asgacia
Net translation differences on foreign operai

Other comprehensive income for the year (net of tax

Total comprehensive income for the year

Total comprehensive income attributable to:
Company's shareholders
Non-controlling interests

Year ended 31 December

2012 2011
HK$'000 HK$'000
8,107,952 5,869,021

9,598 -

18,192 64,748
240,479 (152,617
1,387 1,440
582,345 1,752,562,
852,001 1,666,133
8,959,953 7,535,154
7,675,589 6,674,951
1,284,364 860,203

8,959,95! 7,535,15




CONSOLIDATED STATEMENT OF FINANCIAL POSITION

ASSETS AND LIABILITIES
Non-current assets
Property, plant and equipment
Investment properties
Leasehold land and land use rights
Properties under development
Land deposits
Associates
Derivative financial instruments
Available-for-sale investments
Long-term receivables
Intangible assets

Current asse
Properties under developm
Completed properties held for s
Accounts receivable, prepayments and def
Tax recoverabli
Tax reserve certificat
Listed securities at fair value through profit oss
Restricted and pledged bank depc
Cash and bank balan

Current liabilitie:
Accounts payable, deposits received and accruedel
Taxation
Short-term bank loans and current port
of long-term bank loal
Convertible bonc
Secured bank overdra
Unsecured bank overdre

Net current assets
Total assets less current liabilit

Non-current liabilitie
Long-term bank loar
Fixed rate bonc
Amounts due to non-controlling intere
Deferred taxatiol
Retirement benefit obligatio

ASSETS LESS LIABILITIES

EQUITY
Capital and reserves attributable to the Compagdseholdel
Share capiti
Share premiur
Other reserve
Retained profit
Proposed final divider

Non-controlling interes
TOTAL EQUITY

FINANCIAL HIGHLIGHTS

Equity attributable to the Company's shareho (HK$ million)

Net borrowings (including bond(HK$ million)

Net asset value (attributable to the Company'setivéders) per she
Gearing (Net borrowings / Equity attributable te thompany's shareholde

Note

As at 31 December

2012 2011
HK$'000 HK$'000
6,626,304 5,873,592

47,484,425 42,329,689
531,796 537,461
23,970,147 20,947,855
6,586,754 1,606,545
12,422,764 11,717,054
186,172 177,004
1,964,267, 1,714,316
237,346 55,004
1,896,333 1,308,243
101,906,308 86,266,763
5,474,18 9,509,34
5,062,79: 2,700,141
8,074,44: 6,836,08:
261,90¢ 247,21
102,44¢ 92,23
182,45¢ 143,61°
6,06¢ 28,53t
16,059,51 17,545,28
35,223,81 37,102,46!
11,323,88 10,444,16
2,312,40: 1,934,94i
2,539,08 5,362,15
- 2,734,15
23,96( 15,21t
2,12¢ 297
16,201,46 20,490,92.
19,022,357 16,611,532
120,928,66 102,878,29
19,214,07 15,821,82
10,153,10 5,561,51:
2,548,46. 3,002,41.
4,501,83 3,875,12:
157,31( 168,32¢
36,574,78 28,429,20
84,353,88 74,449,08.
1,439,13 1,438,361
12,208,67 12,190,58
15,548,18 14,600,33
40,804,29 35,017,13
791,52: 676,03:
70,791,80 63,922,45
13,562,07 10,526,62
84,353.88 74,449,08.
As at 31 Decembe
2012 2011
70,79: 63,92
15,867 11,92:
HK$49.1¢ HK$44.4¢
22.4% 18.6%



NOTES TO THE FINANCIAL STATEMENTS

1.

Basis of preparation and accounting policies

These financial statements have been preparedcordance with Hong Kong Financial
Reporting Standards (“HKFRSs”) issued by the Homang Institute of Certified Public
Accountants. In addition, these financial statemealso comply with the applicable
disclosure provisions of the Rules Governing thetihg of Securities on The Stock
Exchange of Hong Kong Limited.

The accounting policies are consistent with thosedascribed in the Group’s financial
statements for the year ended 31 December 2011.

The following standards and amendments to exisstagdards, which are relevant to the
operations of the Group, have been published amdnandatory for the Group’s accounting
periods beginning on or after 1 January 2013, lieitGroup has not early adopted them:

- HKAS 1 (amendment), ‘Presentation of items dfeotcomprehensive income’

- HKAS 19 (2011), ‘Employee benefits’

- HKAS 27 (2011), ‘Separate financial statements’

- HKAS 28 (2011), ‘Investments in associates andtjeamtures’

- HKAS 32 (amendment), ‘Offsetting financial assetd éinancial liabilities’

- HKFRS 7 (amendment), ‘Disclosures - offsetting ficial assets and financial liabilities’

- HKFRS 9, ‘Financial instruments’

-  HKFRS 10, ‘Consolidated financial statements’

- HKFRS 11, ‘Joint arrangements’

- HKFRS 12, ‘Disclosure of interests in other engitie

-  HKFRS 13, ‘Fair value measurement’

- Annual improvements 2009-2011 cycle

- Amendments to HKFRS 10, HKFRS 11 and HKFRS 12, %oidated financial
statements, Joint arrangements and Disclosuretefests in other entities: Transition
guidance’

- Amendments to HKAS 27 (2011), HKFRS 10 and HKFRS'[h®estment entities’

The Group will adopt the above new or revised statsl and amendments to existing
standards as and when they become effective. ThoepGhas already commenced the
assessment of the impact to the Group and is noinya position to state whether these
would have a significant impact on its results pé@tions and financial position.



2. Principal activities and segmental analysis of opations

An analysis of the Group’s turnover and contribatim operating profit for the year by
principal activity and market is as follows:

Turnover Operating profit
Year ended 31 December Year ended 31 December
2012 2011 2012 2011
HK$'000 HK$'000 HK$'000 HK$'000
Principal activities:
Property rental
- The People's Republic of ChindPRC")
Property 964,515 892,927 595,500 625,714
- Hong Kong Property 711,209 648,403 546,611 458,787
1,675,724 1,541,330 1,142,111 1,084,501
Property sales (Note)
- PRC Property 1,541,288 718,896 340,490 507,156
- Hong Kong Property 11,563,051 1,992,527 4,133,909 788,251
13,104,339 2,711,423 4,474,399 1,295,407
Hotel operations - PRC Property 279,574 225,784 (117,350) (79,291)
Logistics operations 19,294,775 16,034,311 1,305,092 1,091,645
Others 158,634 147,515 (421,490) (250,112)
34,513,046 20,660,363 6,382,762 3,142,150
Increase in fair value of investment properties - - 2,943,032 1,605,932
34,513,04 20,660,36 9,325,79: 4,748,08.
Principal markets:
PRC 11,493,077 8,974,003 2,764,756 1,869,671
Hong Kong 14,867,909 5,070,486 6,069,529 2,486,638
Taiwan 2,016,915 1,919,180 225,209 214,445
United Kingdom 1,036,422 996,603 45,665 48,744
Others 5,098,723 3,700,091 220,635 128,584
34,513,04 20,660,36 9,325,79 4,748,08.

Note: Sales of investment properties for the yeated 31 December 2012 amounting to
HK$146,179,000 (2011: HK$1,170,233,000), comprissages from PRC investment
properties of HK$127,179,000 (2011: HK$305,323,08001 sales from Hong Kong
investment properties of HK$19,000,000 (2011: HK4860,000), are excluded from
turnover.



Principal activities and segmental analysis of opations (continued)

An analysis of the Group’s financial results by i@iemg segment is as follows:

Year ended 31 December 2012

HK$'000
Total
PRC Hong Kong Overseas Operating
Property Property Property Logistics Segments Others Eliminations ~ Consolidated
Revenue
Turnover 2,785,377 12,274,260 - 19,294,775 34,354,412 158,634 - 34,513,046
Inter-segment revenue - - - - - 120,322 (120,322)
Inter-segment interest income - - - - - 461,930 (461,930)
2,785,377 12,274,260 - 19,294,775 34,354,412 740,886 (582,252) 34,513,046
Results
Segment results before increase in
fair value of investment properties 521,779 4,807,090 896 1,283,430 6,613,195 418,148 (461,930) 6,569,413
Increase in fair value of
investment properties 1,759,310 918,567 - 265,155 2,943,032 B N 2,943,032
Segment results 2,281,089 5,725,657 896 1,548,585 9,556,227 418,148 (461,930) 9,512,445
Dividend income - 58,329 22,028 21 80,378 - - 80,378
Interest income 103,248 19,644 41 28,330 151,263 141,280 - 292,543
Interest expenses (38,406) (184,353) - (63,124) (285,883) (735,619) 461,930 (559,572)
Operating profit 2,345,931 5,619,277 22,965 1,513,812 9,501,985 (176,191) - 9,325,794
Share of results of associates 71,205 164,328 107,368 136,421 479,322 94,121 - 573,443
Profit before taxation 2,417,136 5,783,605 130,333 1,650,233 9,981,307 (82,070) - 9,899,237
Taxation (691,219) (758,069) (29,216) (300,711) (1,779,215) (12,070) - (1,791,285)
Profit for the year 1,725,917 5,025,536 101,117 1,349,522 8,202,092 (94,140) - 8,107,952
Profit attributable to:
Company's shareholders 1,219,723 4,664,853 101,117 1,068,661 7,054,354 (94,138) - 6,960,216
Non-controlling interests 506,194 360,683 - 280,861 1,147,738 2) - 1,147,736
1,725,917 5,025,536 101,117 1,349,522 8,202,092 (94,140) - 8,107,952
Depreciation and amortisation 44,720 13,343 - 367,351 425,414 3,907 - 429,321
Year ended 31 December 2011
HK$'000
PRC Hong Kong Overseas Total Operating
Property Propert Property Logistics Segments Others Eliminations Consolidated
Revenue
Turnover 1,837,607 2,640,930 - 16,034,311 20,512,848 147,515 - 20,660,363
Inter-segment revenue - - - - - 100,605 (100,605)
Inter-segment interest income - - - - - 440,147 (440,147)
1,837,607 2,640,930 - 16,034,311 20,512,848 688,267 (540,752) 20,660,363
Results
Segment results before increase in
fair value of investment properties 902,645 1,215,231 (1,214) 1,132,462 3,249,124 368,646 (440,147) 3,177,623
Increase in fair value of
investment properties 634,825 840,795 - 130,312 1,605,932 - - 1,605,932
Segment results 1,537,470 2,056,026 (1,214) 1,262,774 4,855,056 368,646 (440,147) 4,783,555
Dividend income - 48,576 19,347 2,003 69,926 - - 69,926
Interest income 87,151 11,220 106 12,574 111,051 117,321 - 228,372
Interest expenses (3,135) (163,547) - (55,394) (222,076) (551,842) 440,147 (333,771)
Operating profit 1,621,486 1,952,275 18,239 1,221,957 4,813,957 (65,875) - 4,748,082
Share of results of associates 129,959 1,934,594 62,891 148,464 2,275,908 78,993 - 2,354,901
Profit before taxation 1,751,445 3,886,869 81,130 1,370,421 7,089,865 13,118 - 7,102,983
Taxation (675,979) (277,549) (15,976) (250,650) (1,220,154) (13,808) - (1,233,962)
Profit for the year 1,075,466 3,609,320 65,154 1,119,771 5,869,711 (690) - 5,869,021
Profit attributable to:
Company's shareholders 889,228 3,524,017 65,154 870,002 5,348,401 (686) - 5,347,715
Non-controlling interests 186,238 85,303 - 249,769 521,310 (4) - 521,306
1,075,466 3,609,320 65,154 1,119,771 5,869,711 (690) - 5,869,021
Depreciation and amortisation 40,502 12,003 - 296,029 348,534 4,204 - 352,738




3. Operating profit

Year ended 31 Decembt

2012 2011
HK$'000 HK$'00C
Operating profit is stated after crediting/chargihg following
Crediting
Dividend income from listed and unlisted investns 80,37¢ 69,92¢
Interest incom 292,54. 228,37.
Gain on sale of investment properties. 36,98 232,02:
Charging
Depreciation of property, plant and equipment
amortisation of leasehold land and land use r 391,27t 349,01°
Amortisation of intangible ass: 38,04: 3,721
Total finance costs incurr 1,165,00! 837,10°
Less: amount capitalised in properties under deve@nt an
investment properties under construc (614,457 (471,689
550,54¢ 365,41¢
Fair value loss/(gain) on derivative financial hasbent: 9,02¢ (31,647
Total finance costs expensed during the 559,57. 333,77



4. Taxation

Year ended 31 Decemb

201z 2011
HK$'000 HK$'00C
The taxation (charge)/credit compris
PRC taxatior
Current (340,343 (534,567
Over/(under)-provision in prior ye: 68,20: (5,160
Deferre( (512,884 (209,000
(785,022 (748,727
Hong Kong profits ta:
Current (794,526 (304,212
Over/(under)-provision in prior ye: 50% (48,557
Deferre (62,667 (2,283
(856,688 (355,052
Overseas taxatic
Current (127,724 (120,125
(Under)/over-provision in prior yes (10,090 382
Deferre( (11,761 (10,440
(149,575 (130,183
(1,791,28E (1,233,962

Hong Kong profits tax has been provided at the @tel6.5% (2011: 16.5%) on the
estimated assessable profit for the year. IncomeotaPRC and overseas profits has been
calculated on the estimated assessable profithioryear at the respective rates of taxation
prevailing in the PRC and the overseas countrieghich the Group operates.

Land appreciation tax in the PRC is levied on pridge developed by the Group for sale, at
progressive rates ranging from 30% to 60% on theresgpation of land value, which under
the applicable regulations is calculated basedhenproceeds of sales of properties less
deductible expenditures including land costs, heimg costs and all property development
expenditures.

The Group’s share of associates’ taxation for thearyof HK$146,530,000 (2011:
HK$554,350,000) is included in the share of resoltassociates in the consolidated income
statement.
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5. Earnings per share
Basic
Basic earnings per share is calculated by dividiveg profit attributable to shareholders of
the Company by the weighted average number of ardishares in issue during the year.

Year ended 31 Decemb
20172 2011

Weighted average number of ordinary shares in 1,438,703,88 1,437,737,14

HK$'000 HK$'00C
Profit attributable to sharehold 6,960,211 5,347,71!
Basic earnings per shi HK$4.84 HK$3.72

Diluted

Diluted earnings per share is calculated by adjgstie profit attributable to shareholders of
the Company and the weighted average number afianglshares outstanding for the effects
of all dilutive potential ordinary shares.

Year ended 31 Decemb

2012 2011
Weighted average number of ordinary shares in 1,438,703,88 1,437,737,14
Adjustment for convertible bon 6,341,49 44,634,37
Adjustment for share optio 3,123,422 3,551,39:
Weighted average number of ordinary shares f
purpose of calculating diluted earnings per ¢ 1,448,168,8C 1,485,922,90
HK$'000 HK$'00C
Profit attributable to shareholde 6,960,21 5,347,71
Adjustment for finance cost on convertible bo 16,80( 116,49t
Profit used to determine diluted earnings per s 6,977,01 5,464,21
Diluted earnings per sha HK$4.82 HK$3.6¢

-11-



6. Accounts receivable, prepayments and deposits

Included in accounts receivable, prepayments apddis are trade receivables. The Group
maintains a defined credit policy. The ageing asialpf trade receivables as at 31 December
2012 is as follows:

As at As at

31 Decembe 31 Decembe

2012 2011

HK$'000 HK$'00C

Below 1 montr 3,666,37! 2,426,58.
Between 1 month and 3 mon 1,152,52. 788,63
Over 3 month 190,59: 121,31:
5,009,49:. 3,336,53

7. Accounts payable, deposits received and accrued chas

Included in accounts payable, deposits receivedaandied charges are trade payables. The
ageing analysis of trade payables as at 31 Decea@ieris as follows:

Below 1 montt
Between 1 month and 3 mon
Over 3 month

8. Bank loans

Bank loans - unsecured
Bank loans - secured

Total bank loans (note (i))
Less : Short-term bank loans and current portion of
long-term bank loans

As at As at
31 Decembe 31 Decembe
2017 2011
HK$'000 HK$'00C
1,036,622 746,61!
551,51 416,84l
184,07. 337,45!
========;£ZZ;;;;;: 1,50(L92'
As at As at
31 December 31 December
2012 2011
HK$'000 HK$'000
16,284,410 18,022,447
5,468,748 3,161,532
21,753,158 21,183,979
(2,539,081) (5,362,156)
19,214,077 15,821,823
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8. Bank loans (continued)

(i) As at 31 December 2012, the Group’s bank loans vegrayable as follows:

Within one year
In the second to fifth year
- In the second year
- In the third year
- In the fourth year
- In the fifth year

Repayable within five years
Over five years

9. Fixed rate bonds

As at As at
31 December 31 December
2012 2011
HK$'000 HK$'000
2,539,081 5,362,156
1,230,535 2,876,427
4,186,392 685,520
10,816,734 1,174,971
1,139,219 9,642,839
17,372,880 14,379,757
19,911,961 19,741,913
1,841,197 1,442,066
21,753,158 21,183,979

In February 2012, Wiseyear Holdings Limited, a vijtolwned subsidiary of the Company,
issued fixed rate bonds in the aggregate prin@padunt of US$600,000,000. These fixed
rate bonds are listed on the Singapore ExchangeariBes Trading Limited, carry a coupon
rate of 5% per annum and have a maturity termyaess.

10. Commitments

At 31 December 2012, the Group had capital commmtsen respect of interests in
leasehold land, properties under development, pippplant and equipment and equity
interests in certain companies not provided fahase financial statements as follows:

Contracted but not provided for
Authorised but not contracted for

As at As at
31 December 31 December
2012 2011
HK$'000 HK$'000
9,090,849 7,743,340
371,143 440,599
9,461,992 8,183,939

-13-



11. Contingent liabilities

12.

Guarantees for banking and other facilities

As at As a
31 Decembe 31 Decembe
201z 2011
HK$'000 HK$'00C
- Guarantees for banking and other facil
of certain associates (note 1,496,411 1,576,41.

- Guarantees to certain banks for mort
facilities granted to first buyers
certain properties in the PRC (note 722,88! 765,18
2,219,30 2,341,601

() The Group has executed guarantees for banking et €acilities granted to certain
associates. The utilised amount of such facilitesered by the Group’s guarantees
which also represented the financial exposure ef @Gnoup as at 31 December 2012
amounted to approximately HK$1,496,416,000 (201K$H576,413,000). The total
amount of such facilities covered by the Group’'srgntees as at 31 December 2012
amounted to approximately HK$2,360,790,000 (2014$2{594,570,000).

(i) The Group has executed guarantees to certain Banksortgage facilities granted to
first buyers of certain properties developed by @Gwup in the PRC. The utilised
amount of such facilities covered by the Group’argntees which also represented the
financial exposure of the Group as at 31 Decembd22amounted to approximately
HK$722,885,000 (2011: HK$765,187,000). The totabam of such facilities covered
by the Group’s guarantees as at 31 December 201l@urded to approximately
HK$8,100,318,000 (2011: HK$8,887,153,000).

Apart from the above, there are no material chamgesntingent liabilities of the Group
since 31 December 2011.
Pledge of assets

As at 31 December 2012, the Group’s total bankdaard overdrafts of HK$21,779,247,000
(2011: HK$21,199,491,000) included an aggregateuamnof HK$16,286,539,000 (2011:

HK$18,022,744,000) which is unsecured and an agégegmount of HK$5,492,708,000
(2011: HK$3,176,747,000) which is secured. The ses provided for the secured banking
facilities available to the Group are as follows:

(i) legal charges over certain properties and portitiasi with an aggregate net book value
of HK$17,077,560,000 (2011: HK$9,994,918,000);

(i) charges on bank balances amounting to HK$12,0001(26K$3,279,000) of certain
subsidiaries; and

(i) assignments of insurance proceeds of certain ptieper
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MANAGEMENT DISCUSSION & ANALYSIS
REVIEW OF PROPERTY BUSINESS
OVERVIEW

The Group is encouraged to report another solidbke¢sults for its property business despite
various changes and challenges in the macroeconemriconment. During the year, the Group
continued to invest for the future, moving aheathvitis development projects in the PRC and
Hong Kong and sustaining its competitive positibtha premium end of the market.

As at 31 December 2012, the Group maintained agptpportfolio comprising properties under
development measuring a gross floor ar€gaHA”) of 47.09 million square feet (2011: 45.80
million square feet), completed investment propsertdf 9.85 million square feet (2011: 9.12
million square feet), hotel properties of 0.86 mill square feet (2011: 0.87 million square feet)
and properties held for sale of 1.37 million squaet (2011: 0.49 million square feet). Building
on this premium asset base, the Group is committectreating long-term value for its
shareholders.

Property Portfolio Composition
As at 31 December 2012:
Group’s attributable GFA
Hong
The PRC  Kong Macad®? Overseas Total
('000 square feet)

Completed Investment Properties 5,263 2,907 - 1,679 9,849
Hotel Properties 826 38 - - 864
Properties Under Development 40,726 1,813 2,385 2,163 47,087
Properties Held for Sale 941 418 - 10 1,369
Total GFA 47,756 5,176 2,385 3,852 59,169
Note:

(@D} The property portfolio in Macau includes the developable GFA of a site that was surrendered to the Macau
SAR Government in September 2009. According to the Macau SAR Government Notice gazetted on 14
October 2009, a piece of land will be granted in exchange with location and size to be identified and agreed.

PRC PROPERTY DIVISION

Although the PRC economy has been steadily on trawtards a mild recovery, a large part of
2012 was marked by a relatively slow pace of atgtivikesponding to an overall easing in the
property sector during the year, the Division hasntained prudence in the management of its
business portfolio in the PRC. At the same timeg Mivision has proceeded with the

development of its mixed-use property projects saids activities in the PRC as planned.

The Division continues to maintain a premium inwestit property portfolio and land bank in the

PRC, with a focus on the development of large-soaled-use properties in prime locations in
the major cities.
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During the year, the PRC Property Division recordeturnover of HK$2,785 million (2011:
HK$1,838 million), an increase of 52% year on yaééet profit attributable to the Company’s
shareholders was up by 37% year on year to HK$12#libn (2011: HK$889 million), after
taking into account the increase in fair valuersfeistment properties (after deferred taxation) of
HK$975 million (2011: HK$622 million). Excluding ¢éheffect of the increase in fair value of
investment properties (after deferred taxationg tivision’'s net profit attributable to the
Company’s shareholders was HK$245 million (20113287 million).

Investment Properties

During the year under review, the Group derivedaieturnover and operating profit of HK$965
million and HK$595 million, respectively (2011: HRBS$3 million and HK$626 million,
respectively) from its portfolio of completed inwe®nt properties in the PRC.

As at 31 December 2012, the Group held a complatexstment property portfolio of apartment,
commercial and office properties in the PRC withaggregate GFA of 5.26 million square feet
(2011: 4.46 million square feet). Their respecto@mposition and occupancy rates were as
follows:

As at 31 December 2012:
Group’s attributable GFA

Beijing Shanghai Shenzher Fuzhou Total Occupancy

('000 square feet) rate

Office 711 917 1,552 - 3,180 86%

Commercial 98 651 212 64 1,025 98%

Apartment 277 781 - - 1,058 80%
1,086 2,349 1,764 64 5,263

As at 31 December 2011;
Group’s attributable GFA

Beijing  Shanghai Shenzhe Fuzhout Total Occupancy

(000 square feet) rate

Office 711 962 807 - 2,480 92%

Commercial 98 659 107 64 928 94%

Apartment 277 775 - - 1,052 69%
1,086 2,396 914 64 4,460

Comparative occupancy rates of key investment ptigseare outlined below:

Occupancy rate as a Occupancy rate as at
Property 31 December 2012 31 December 2011
Beijing Kerry Centre 98% W 90%
Shanghai Kerry Centre 94% @ 90%
Kerry Parkside Shanghai Pudong 97% 78%
Kerry Everbright City Phase | 86% 85%
Central Residences Phase Il Towers 1 and 3 79% 68%
Shenzhen Kerry Plaza Phase | 99% 100%
Shenzhen Kerry Plaza Phase Il 57% N/A
Notes:
(@0} Excluding retail, serviced apartments and Kerry Hotel, Beijing which are undergoing renovation.
2 Excluding serviced apartments and retail podium which are undergoing renovation.
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The 40.8%-held mixed-use property project, KerrykBide, in the Pudong District of Shanghai,
includes a hotel, offices, serviced apartments, mergial properties and related ancillary
facilities. Strong leasing performance was recorfdedhis development, with 100% (2011: 99%)
of the retail space leased and 100% (2011: 83%)eobffices occupied as at 31 December 2012.

Shenzhen Kerry Plaza Phase Il, with a GFA of apprately 850,000 square feet, was

completed in the first quarter of 2012. This Gradeffice project, together with Shenzhen Kerry

Plaza Phase |, comprises three office towers. kedcait the core of the Futian CBD, it is

conveniently connected to Futian railway station tbe Guangzhou—-Shenzhen—-Hong Kong
Express Rail Link now under construction. The PHaskevelopment was 57% leased as at 31
December 2012.

Sales of Properties

The Group’s sales of completed properties in th€ RRring the year delivered a turnover of
HK$1,541 million (2011: HK$719 million). Sales obmpleted investment properties generated
proceeds of HK$127 million (2011: HK$305 milliorn operating profit of HK$340 million
(2011: HK$507 million) was derived during the yeaminly from recognized sales of The
Metropolis-Arcadia Court Phase | in Chengdu, Cémesidences Phase Il Tower 2 in Shanghai,
and Kerry Everbright City Phases | & Il (includimgsidential property Le Loft and the
Enterprise Square office tower) in Shanghai.

During the year ended 31 December 2012, the Melisspaocadia Court Phase | in Chengdu
recorded turnover of HK$1,312 million (2011: nil) which HK$408 million was derived from
the sales in 2012 and the remaining from pre-sateseeds generated before 2012. As at 31
December 2012, 905 units, representing 49% ofdts, thad been sold. The Group holds a 55%
interest in the project.

Ideally located in the upscale Huashan Road resaemeighbourhood in Shanghai, Central
Residences Phase Il has earmarked 62 units fronef@wor sale. As of 31 December 2012,
94% of the lot or 58 units had been sold.

Kerry Everbright City Phase Il in Zhabei Distri®hanghai, is a mixed-use development with a
GFA of approximately 1.6 million square feet. Theo@ holds a 74.25% interest in the project.
As at 31 December 2012, all the Le Loft residendidts had been sold. Enterprise Square, which
offers 430 saleable office units, recorded sale&50f units, representing 81% of the total.

Properties under Development

In line with the rising future economic indicatars the PRC, property transactions and prices
have demonstrated a gradual upward trend sincéasitequarter of 2012. The PRC Property
Division maintained a clear position amidst chaliey operating conditions. Its premium

property portfolio, with a focus on major mixed-upmjects in key cities supplemented by
selective investments in projects of strategic @alill continue to provide growth momentum

for the Group over the medium to long term.
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Shanghai

The landmark mixed-use development, Jing An Kerept@, is a 51% joint venture project with
Shangri-La Asia Limited @hangri-La”). Located in the heart of Shanghai’'s Nanjing Road
business district, the 2.74 million square-footj@cbincorporates a deluxe hotel/office tower, an
international Grade-A office tower and an upscélepping mall. The north site, comprising an
office tower and retail podium was completed at #mel of 2012 with delivery to tenants
scheduled for the first quarter of 2013. Handovieremaining areas is scheduled for the second
quarter of 2013. Jing An Kerry Centre has been ewed as the pre-eminent shopping venue in
the city, featuring signature stores and the werldading brands, and is positioned as the most
exclusive address to attract premium tenants. Madsponse to the leasing of space has been
strong, with approximately 55% of the office sparel 87% of the retail space pre-let as at 31
December 2012.

Piling works for Phase Il of the Kerry Everbriglity project in Zhabei District have completed
and the project is expected to be completed by 20his new project, comprising office
premises and some supporting retail spaces, wdllaa@FA of approximately 1.1 million square
feet to the entire development. The Group hold4.3586 interest in the project.

Tianjin

The Group’s 49%-owned mixed-use property proje@njin Kerry Centre, in Hedong District,
Tianjin, is located on the east bank of the HailB®@nd enjoys a convenient transport network.
The project will have a total GFA of approximatd&y37 million square feet. Construction is
currently in progress and has been topped off th20il2. Phase | of the development includes a
hotel, upscale residences and a shopping mall,hwikiccheduled to be completed and handed
over in phases between the second quarter of 20d4h& second quarter of 2015. Pre-sales of
the residential portion, Tianjin Arcadia Court, apde-leasing activities for the mall have
commenced in the third quarter of 2012 and arerpssing well. As at 31 December 2012, 144
residential units, representing 48% of total ulatsiched for pre-sales, had been sold.

Hangzhou

The Group is developing a site in the Xiachengrizisbf Hangzhou, located at the intersection
of Yan’an Road and Qingchun Road, adjacent to tliieu XWest Lake). This 2.1 million
square-foot mixed-use property will comprise a hyxuhotel, Grade-A offices, premium
apartments and a large-scale retail mall compléingPworks are in progress and the entire
development is targeted for completion in phase2di6. The Group holds a 75% stake in the
project.

The Group has a second site in Xiacheng Distrisigiated for the development of Parkview
Residence. This residential project will yield aA56f approximately 2.63 million square feet
and is scheduled for completion by the first quadé 2013. The first phase of Parkview
Residence has been completed and delivered fopation, while sales of additional residential
blocks from Phase Il & Il are currently ongoingdawell received. As at 31 December 2012,
approximately 86% of the 1,310 units launched fergale had been sold.

On 19 October 2012, the Group acquired five adddtiolots of land for residential and
commercial development. This project is locatedha core area of the Hangzhou Zhijiang
National Tourist and Holiday Resort, and has anreggje site area of approximately 1.53
million square feet, yielding a developable GFAapiproximately 2.26 million square feet of
residential properties and approximately 250,0Qfasg|feet of commercial space.
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Nanjing

The Group and Shangri-La are co-developing a presitie at Zhong Yang Road in the Gu Lou
District, Nanjing. Located in the heart of Nanjinge site is designated for the development of a
mixed-use project including hotel and commerciaparties with a total GFA of approximately
925,000 square feet. The Group holds a 45% intarekts project, construction works for which
are currently underway.

On 26 April 2012, the Group acquired a residerditd at Da Guang Road, Bai Xia District,
Nanjing. This project, wholly owned by the Grougsha site area of approximately 384,000
square feet and a GFA of approximately 962,000 reqéeet. Project conceptual design is in
progress.

Chengdu

The Metropolis-Arcadia Court in Chengdu is locaiedthe southern part of the High-Tech
Industrial Development Zone. This 55%-held resi@dmroject is expected to generate a GFA of
approximately 6.8 million square feet. Residentiaits of Phase | were handed over in the third
quarter of 2012, while construction of Phases tl dhare due for completion in several stages
from 2015 onwards.

Nanchang

In Nanchang, the provincial capital of Jiangxi Rnee, the Group is developing a mixed-use
property through a joint venture with Shangri-LaeTGroup holds an 80% interest in the project.
Situated on the west bank of the Ganjiang Rivahatheart of Honggutan Central District, the
development blueprint includes hotel, office, comeied and high-end apartment properties,
with a GFA of approximately 2.6 million square fe€bnstruction of the hotel tower has already
reached the podium level, and piling works for tlesidential portion are completed. The
development of hotel and residential portion igéded for completion in phases by 2015.

Changsha

The wholly-owned residential project in the Tianfistrict of Changsha, the provincial capital
of Hunan Province, is expected to deliver a GFAapproximately 3.2 million square feet.
Construction works are currently underway, and phgject is scheduled to be completed in
phases between 2014 and 2016. Pre-sales of thecpmgre launched in the fourth quarter of
2012 with satisfactory results. As at 31 Deceml@dr22 131 units, representing 47% of the units
launched for pre-sale, had been sold.

Shenyang

The Group’s 60%-owned Shenyang Kerry Centre praje@henyang, the capital of Liaoning
Province, is located on the east side of Qingniaae§ to the south of Qingnian Park, and lies at
the core of the city’s landmark Golden Corridor elepment. The site will yield a GFA of
approximately 14.7 million square feet, and is geated for the development of a mixed-use
project, including a hotel, offices, shopping naaild residences. Phase | of this development is at
the construction stage, and the entire projecangeted for completion in phases between 2013
and 2022. Pre-sales of the Phase | residentiabporcadia Court, has commenced in the third
quarter of 2012 and is progressing well. As at @tddnber 2012, 158 units, representing 49% of
the units launched for pre-sale, had been sold.
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Qinhuangdao

Construction works are ongoing on the Group’s 60%ed deluxe seaside residential project

adjacent to Beidaihe in Qinhuangdao, Hebei Provifibés development is expected to generate

a GFA of approximately 4.8 million square feet, asmglanned to be completed in phases. Phase
| of the development is targeted for completiol2@15. The pre-sales of residential units already
commenced in the third quarter of 2012. Up to 3tddeber 2012, 139 units, representing 36%

of the units launched for sale, had been sold.

Manzhouli

The Group’s wholly-owned project in Manzhouli, Imn&longolia, is a residential and
commercial property development. Phase | of theeesial project has been completed and
delivered. Phase Il has completed the topping tagiesand has a GFA of approximately 616,000
square feet. Pre-sales of Phase Il residentials ungre launched in July 2012. Up to 31
December 2012, 101 residential units, represer@3g of the total, had been pre-sold.

Tangshan

The Group’s 40%-owned mixed-use project in this kégbei city comprises a hotel and
residential and ancillary commercial propertieghvea GFA of approximately 3.3 million square
feet. The project is scheduled to be completechasps between 2013 and 2014, with pre-sales
of the residential units already rolled out in #eEond quarter of 2012. As at 31 December 2012,
353 residential units, representing 65% of thel imés, launched for pre-sales, had been sold.

Ningbo

The site in Ningbo is located in the Eastern NewiidCore Region and is earmarked for the
development of high-end residences with a GFA @iraxamately 1.03 million square feet. The
Group holds a 50% interest in the project. Pilingrkg for Phase | (approximately 408,000
square feet) are in progress and the project sdidhd to be completed in phases by 2015.

Yingkou

The Group is the co-developer of seaside sitesayuBuan District in Yingkou City, Liaoning
Province, with Shangri-La and Wilmar Internatiorlamited. The sites are designated for
residential, commercial and hotel uses, with a GFAapproximately 5.2 million square feet.
Upon completion of the sales and purchase agresneeméred into on 19 December 2012, the
Group’s interest in the project will be increaseahi 40% to 65%, while Shangri-La will cease to
hold an interest in the project.

Jinan

The Group is co-developing a mixed-use project teatan Lixia District, Jinan City with
Shangri-La. The Group holds a 55% stake in thigepto With a GFA of approximately 1.0
million square feet, the project will comprise adicand office and commercial spaces, and is
scheduled to be completed in 2015.

Zhengzhou

The Group and Shangri-La are jointly developingte Iscated at the east of Huayuan Road and
the south of Weier Road in Zhengzhou City, HenaoviAce. The site will yield a GFA of
approximately 2.4 million square feet and the pbjaill comprise a hotel, residential,
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commercial and office properties, with completiotpected in 2016. The Group holds a 55%
interest in this project.

Putian

The Group and Shangri-La are jointly developingt@ is Putian City, Fujian Province. The site,

located at the junction of Jiuhua Road and Lihaerfue, will generate a GFA of approximately

4.0 million square feet and is earmarked for theetitgpment of residential, hotel and ancillary

commercial properties. Phase | of the developnmestheduled to be completed by 2016. The
Group holds a 60% interest in this project.

Kunming

On 13 June 2012, the Group, together with Shangrabhd Moneyeasy Holdings Limited,

acquired two adjoining sites in Kunming City, YunnBRrovince. The sites are designated for
hotel, serviced apartment, office and commercigsusvith a GFA of approximately 920,000

square feet. The Group holds a 35% equity intenetbte project.

Kerry Hotel, Beijing

During the year ended 31 December 2012, Kerry HBteiling, recorded turnover and operating
loss of HK$279 million and HK$117 million, respeatly (2011: HK$226 million and operating
loss of HK$79 million, respectively). The hotelusdergoing a refurbishment programme, which
has had an impact on its operating results dutegyear. The programme is expected to be
completed by early 2013. An average occupancyabt®% (2011: 46%) was achieved during
the year, while the average room tariff increasgd2B8% year on year. The Group holds a
71.25% interest in the hotel.

Properties under development in the PRC

As at Group’s attributable GFA upon completion
31 December Apartment
2012: Residential Apartment Style Office Office Commercial Hotel Total
(’000 square feet)
Shanghai - - 247 1,102 446 404 2,199
Tianjin 926 116 - 635 586 369 2,632
Hangzhou 4,101 271 - 94 1,185 378 6,029
Shenyang 4,725 - - 1,264 2,420 395 8,804
Nanjing 962 - - - 4 412 1,378
Chengdu 2,174 235 - - 43 - 2,452
Nanchang 706 - - 611 79 659 2,055
Changsha 3,154 - - - 53 - 3,207
Manzhouli 562 - - - 53 - 615
Qinhuangdao 2,823 - - - 36 - 2,859
Tangshan 998 - - - 79 243 1,320
Ningbo 516 - - - - - 516
Yingkou 1,767 - - - 82 228 2,077
Jinan - - - 193 36 314 543
Zhengzhou 582 - - 198 164 368 1,312
Putian 1,649 - - - 107 649 2,405
Kunming - 80 - 71 2 170 323
Total 25,645 702 247 4,168 5,375 4,589 40,726
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HONG KONG PROPERTY DIVISION

During the year ended 31 December 2012, the HonggKyoperty Division reported a turnover
of HK$12,274 million (2011: HK$2,641 million). Neprofit attributable to the Company’s
shareholders stood at HK$4,665 million (2011: HK®3, million), after taking into account the
increase in fair value of investment propertiest @edeferred taxation) of HK$1,018 million
(2011: HK$909 million).

The Division’s turnover was mainly derived from ogoized sales of 15 Homantin Hill,
Primrose Hill, Island Crest, The Altitude and LioRsse. Continuing to develop and manage a
portfolio of high-quality assets, the Division wable to derive healthy returns from property
sales activities, while earning a stable streamecdirrent income from its investment properties.

Luxury properties set in cosmopolitan locations ar&ey area of focus for the Hong Kong
property business. The Division will continue taph its future development by capitalizing on
its operating skills and presence across the nesadeoffice and commercial sectors. Its prime
landbank in Hong Kong will also give it the capékito capture the opportunities presented by
the market in order to deliver sustainable valuigstghareholders.

Investment Properties

In Hong Kong, the Division maintains a strategieastment property portfolio which provides a
long-term platform enabling it to derive a stabteeam of recurrent earnings from across the
residential, office and commercial sectors. Angn& part of this rental asset base is a portfolio
of exclusive homes in prestigious addresses, what placed the Division in a pre-eminent
position in the luxury residential sector in théyciDuring the year, rental turnover generated
from the Group’s completed investment propertiedamg Kong totalled HK$711 million (2011:
HK$648 million), producing an operating profit oK547 million (2011: HK$459 million).

As at 31 December 2012, the Group held a completeestment property portfolio in Hong
Kong with an aggregate GFA of 2.91 million squagetf(2011: 2.77 million square feet). Set out
below are the breakdown of GFA and the respectooeipancy rates, together with comparative
figures:

As at 31 December 2012 As at 31 December 2011
Group Group
attributable GFA Occupancy attributable GFA Occupancy
('000 square feet) rate ('000 square feet) rate
Apartment 722 94% 722 99%
Commercial 1,348 99% 1,205 99%
Office 837 97% 839 90%
2,907 2,766
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Enterprise Square Five/MegaBox

MegaBox is a pioneering shopping, dining and eaii@ment venue in East Kowloon, offering a
unique mix of lifestyle attractions and shoppingne® across a GFA of 1.1 million square feet.
As at 31 December 2012, the mall had an occupateyof 99.98% (2011: 99%).

As at 31 December 2012, the two office towers ef @rade-A Enterprise Square Five, with a
GFA of 519,000 square feet, recorded an occupaateyof 100% (2011: 99%).

As the district is expected to develop further urthe Hong Kong SAR Government’s initiative
of “Energising Kowloon East”, the Group has fullnfi@ence in the strong ongoing potential of
MegaBox and Enterprise Square Five.

Kerry Centre, Quarry Bay

Kerry Centre at 683 King’s Road, Quarry Bay, is @m®up’s 40%-held flagship office tower in
Hong Kong. This Grade-A office tower has 32 floanrsd a GFA of approximately 511,000
square feet. Leasing activity for Kerry Centre aauned at a high level as a result of the office
decentralization trend away from the city’s CBD. #&s31 December 2012, 94% (2011: 66%) of
the office space was leased.

SALES OF PROPERTIES

During the year under review, sales of completedperties held for sale in Hong Kong
contributed a turnover of HK$11,563 million (20IHK$1,993 million) to the Group. Sales of
completed investment properties generated proogfeld&$19 million (2011: HK$865 million).
An operating profit of HK$4,134 million (2011: HK88 million) was derived during the year
from the recognized sales of completed propertiesoms Rise, The Altitude, 15 Homantin Hill,
Island Crest and Primrose Hill.

The events of the past year have had a signifiseating on Hong Kong's property market. The
upward trend in property prices has prompted thagHdong SAR Government to implement
measures to rein in speculation in the market,ltiagun stagnating property transaction. At the
same time, the administration has planned to iserélae supply of homes as a long-term means
of stabilizing the market. With economic fundaméntamaining broadly stable, the Hong Kong
Property Division has been able to achieve itsailye.

LionsRise, Wong Tai Sin

Conveniently situated near the MTR Wong Tai SintiSta Lions Rise is a premium residence
with a residential GFA of approximately 893,000 @qu feet. Five contemporary-design
residential blocks offer a total of 968 units, ajpaciously laid out and complemented by
comprehensive luxury club facilities and landscagaiens, and a lifestyle mall. The occupation
permit for the project was issued in April 2012. &s31 December 2012, 825 units, representing
85.2% of the total, had been sold.

The Altitude, Happy Valley
The Altitude at No. 20 Shan Kwong Road, Happy Mallgfers 126 units across a total GFA of
approximately 245,000 square feet. The Group haldl% interest in this luxury residential

project, which showcases contemporary living widgance. As at 31 December 2012, 102 units,
representing 81% of the total, had been sold.
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PROPERTIES UNDER DEVELOPMENT
SOHO 189, Sheung Wan

Located at No. 189 Queen’s Road West, Sheung Wa@H(5189 is a redevelopment project and
an elegant addition to the neighbourhood. Only meswway from the CBD, this 71%-owned
project consists of deluxe urban residences aral natits, with a total GFA of approximately

142,000 square feet. All the typical residentiatsihad been pre-sold as at 31 December 2012.

Bayview, To Kwa Wan

The redevelopment project at No. 9 Yuk Yat Strdet, Kwa Wan, obtained the occupation
permit on 30 October 2012. This residential and roencial development is expected to deliver a
GFA of approximately 174,000 square feet. Applmasi for pre-sale consent and the certificate
of compliance have been submitted and pendingdpraval.

Hing Hon Road, Mid-Levels West

The 71%-owned joint-venture project at Nos. 18-2ingHHon Road, Mid-Levels West, is
situated in an exclusive locale adjacent to thevehsity of Hong Kong. The neighbourhood is
also home to some of the territory’s finest schodle project will yield luxury residences with a
total GFA of approximately 178,000 square feet. €action works are in progress, with
completion expected in the third quarter of 2013.

Ede Road, Kowloon Tong

The site at No. 1 Ede Road, Kowloon Tong, will lsed for the development of another luxury
residential project with a GFA of approximately Q00 square feet. This tranquil and prestigious
location makes it an ideal site for the creationaof upscale living environment. Project

completion is expected in the first quarter of 2014

Prince Edward Road West, Ho Man Tin

This redevelopment project is situated at Nos. 298B Prince Edward Road West, Ho Man Tin,
a prestigious location for the development of lyxwesidences enhanced by a number of
renowned schools in the neighbourhood. The praogeplanned to be completed in the second
quarter of 2014, delivering a GFA of approximatély000 square feet.

Shan Kwong Building Redevelopment, Happy Valley

The Group is developing a new luxury residentialjget on a site at the junction of Nos. 7C-7F
Shan Kwong Road, Tsui Man Street and Village RoadHappy Valley. Scheduled for

completion by the fourth quarter of 2014, the projeill join The Altitude as another prominent
addition to this exclusive neighbourhood. It wilel a GFA of approximately 81,000 square
feet.

Sha Tin Heights Road, Sha Tin
An equally distinctive project is under developmenta site at Nos. 25-27A Sha Tin Heights

Road, Sha Tin, with a GFA of approximately 20,060ae feet. The Group holds a 71% interest
in this luxury house project, which is scheduleddompletion in the fourth quarter of 2015.
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Kau To Shan, Sha Tin

Kerry Properties, jointly with Sino Group and Mattaa Group, is developing a luxury
residential project in Kau To Shan. With a GFA gipeximately 1,031,000 square feet, the
project will include ten blocks of upscale residesicset amidst the greenery of the much
sought-after Sha Tin mid-levels. The Group hold®% stake in this project, which is targeted
for completion in the second quarter of 2015.

Castle Peak Road, So Kwun Wat

In February 2012, the Group acquired a site in 8K Wat, Castle Peak Road, through public
tender. Occupying an area of approximately 723,G0Dare feet and with a GFA of
approximately 940,000 square feet, the site isradrio be developed into a large-scale premium
residential property of not less than 1,100 uriitse project is scheduled for completion by the
end of 2016.

Sheung Lok Street, Ho Man Tin

In March 2013, the Group won a public tender faita in Ho Man Tin. Occupying an area of
approximately 259,000 square feet with a build&fe of approximately 1,142,000 square feet,
the site is planned to be developed into a luxgri@sidential development.

Properties under Development in Hong Kong

As at 31 December 2012: Group’s
attributable GFA
upon completion
(000 square feet)

Residential 1,800
Commercial 13

1,813
Macau

Development planning is currently underway for Geup’s luxury apartment project at Nam
Van Lake, yielding a GFA of approximately 400,0@@are feet. The project will occupy a prime
city location graced with unobstructed panoramashefMacau Peninsula and Nam Van Lake
itself.

The exchange procedure in respect of another rasadisite owned by the Group in Macau is
under discussion. The proposed new site is expdotdue within one of Macau’s new land
reclamation projects, with the precise locatiorbeodecided upon the finalization of the New
City Master Plan by the Macau SAR Government.

OVERSEAS PROPERTY DIVISION

The Group’s Overseas Property Division maintaimeudfolio of properties in Australia and the
Philippines.

Australia

As at 31 December 2012, 1,339 units (2011: 1,32&)uaf the Group’s 25%-owned Jacksons
Landing project were sold, representing 100% ofttital units offered for sale. This residential
and commercial development is situated on a 12ahesite on the Pyrmont Peninsula in Sydney.
The commercial-use segment of the project wasdcaithg the year.
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The Philippines

The Group’s property investments in the Philippies held through Shang Properties, Inc.
(“SPI") in which it maintains a 34.61% equity interestdaa 30.75% interest in its depository
receipts. SPI holds (i) a 100% interest in the §hdra Plaza Mall, Manila, and (ii) indirect
interests in The Enterprise Center, an office anthroercial property in Makati, Manila’s
financial district. As at 31 December 2012, theupancy rates of Shangri-La Plaza Mall and
The Enterprise Center were 98% and 86%, respegt{26ll1: 99% and 87%, respectively).

The development of One Shangri-La Place, comprisipgroximately 428,000 square feet of
retail space and approximately 1.63 million squaet of residential development, is currently
ongoing. Pre-sales of the residential units havenbaunched with a total of 858 units sold as at
31 December 2012, accounting for 66% of the total.

SPI is also a participant in the development of BeFrancis Shangri-La Place, a residential
project located in Mandaluyong City, Manila. As3t December 2012, 1,149 units out of the
total of 1,152 residential units in Towers 1 andfzhe project had been sold. In addition, SPI
holds a 40% interest in a hotel and luxury residémtevelopment in Fort Bonifacio, Taguig,
Manila, and has invested in a new residential reldg@ment project, Shang Salcedo Place, in
Makati City, Manila.

In view of the strong performance of its properbytfolio in Manila, SPI has committed itself to
investment in a new project through the purchase thiree-storey property in Makati City, with
a site area of 32,776 square feet. The buildingdeas demolished and will be re-developed into
Shang Salcedo Place, a high-rise residential mgldvith a GFA of approximately 655,000
square feet.

Overseas Property Portfolio
Group’s attributable GFA

As at 31 December 2012: The Philippines
Investment properties (000 square feet)
Hotel lease 170
Shopping centre 972
Commercial 29
Office 307
Car-park building 201
Sub-total 1,679
Properties under development
Residential 1,676
Hotel 195
Shopping centre 280
Commercial 12
Sub-total 2,163
Properties held for sale
Residential 10
Sub-total 10
3,852
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REVIEW OF LOGISTICS BUSINESS
OVERVIEW

With the global destocking cycle underway, follogria period of aggressive inventory building
amidst widespread market optimism since the lgteet of 2011, a downshift in worldwide
demand was observed in the second half of last. y&#&wbal retail consumption, and
consequently the demand for commodities furthetheppipeline, has weakened due to a lower
propensity to spend. This has had some effect tipperformance of the logistics sector during
2012.

Against this challenging backdrop, the Divisionnmich encouraged to report a 10% growth
year-on-year on profit attributable to the Companghareholders (excluding fair value
adjustment on investment properties) to HK$815 iamill(2011: HK$740 million). This was
achieved by a strong turnover growth of 20% to H&295 million (2011: HK$16,034 million).
Including the HK$254 million (2011: HK$130 milliorip fair value adjustment on investment
properties, net profit attributable to the Companshareholders for the year improved 23% to
1,069 million (2011: 870 million).

As Asia’s premier logistics solutions provider, Ketogistics is deeply vested in the success of
its clients in both the regional and the wider gllobnvironment. As such, the Division has

consistently invested in its own assets, and nalizeg more than 30 million square feet of

logistics space in a far-reaching global netwoekt gtretches over 30 countries in five continents,
including the largest distribution network and hoperations seen in Greater China and the
ASEAN region. Serving hundreds of top internatiohednds and Fortune 500 companies, the
Division’s solution-based capability is supporteg d& team of 20,000 industry experts and a
proprietary information technologylI{*”) platform.

Integrated Logistics

The integrated logistics I ”) services segment remained the Division’s corsiess and
contributed HK$580 million (2011: HK$507 million inet profit to the Group’s total earnings, a
14% increase year on year. Driven by growth acliemehe PRC and Southeast Asia, segment
turnover increased 15% to HK$7,898 million (201K%6,890 million).

The segment offers well-developed end-to-end supbhin management to manufacturers and
retailers worldwide across a wide spectrum of itdless, ranging from fashion and lifestyle,
electronics and technology, food and beverage,fasidmoving consumer goods, to industrial
and material sciences and automotive, as well asymceuticals and healthcare.

Hong Kong

Leveraging its market-leading presence, a competgervice portfolio and a niche clientele, the
Hong Kong business unit continued to perform wellviing a strong local retail sector. Apart
from offering dedicated warehousing and distributaperations, the unit also provides a wide
variety of value-added services that improve thopemance of client supply chains.

During the year, the Division further expanded lissiness portfolio by entering into the
insurance sector through the acquisition of Taislh@urance Brokers Limited TIB”), a
company offering a full range of insurance brokeragd consultancy services in Asia. TIB was
a strategic addition to the Division and will prdegiits customers in the region with a broad range
of insurance products and services. The acquisitiolh also enhance the coverage and
competitiveness of the Division’s all-round sergice
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China Focus

Operating as Kerry EAS Logistics Limited, the Diwgis remained the PRC’s leading logistics
operator, with a portfolio of 9 million square fastlogistics facilities supported by a network of
135 branches serving more than 2,600 cities andgbips.

Facing demand constraints in the world’s major raeewk the PRC’s phenomenal export
expansion began to ease off in 2012. However, @€thnese economy seeks to rebalance away
from over-reliance on investment and export-leddprtion, domestic consumption has emerged
as a more important engine of economic expansiomr@itting ongoing investments to enhance
its capability in strategic areas, the Divisionalsle to capture new and sector-driven growth
opportunities amidst structural economic change.

In seeking to expand its geographical and secteerage, second-phase expansion of the
logistics centres in Kunshan and Chongging was ioiggduring the year, with new facilities
under construction in Zhengzhou, Wuxi and Xiamen.

In terms of sector coverage, Kunshan’'s second-pfeasity was developed to serve the local
requirements of the rapidly growing automotive isisly Included in the centre will be a
360,000-square-foot purpose-built logistics fagilfor automotive parts providing a hub for
regional spare parts distribution throughout th€€PRhis built-to-suit regional parts distribution
centre will commence operations for a world-leadangpmotive enterprise in 2014.

Kerry TJ Logistics in Taiwan, a major component Kdrry Logistics’ “Three Links” cargo
transportation network, continued to generate valle for clients’ businesses through constant
service innovation and enhancement. The unit hasedaaccess to Taiwan’s healthcare sector
through the acquisition of a pharmaceuticals andltheare logistics company which was
subsequently re-branded as TS Logistics.

In the face of significant cost inflation pressyrdse Division has continued to seek ways to
enhance efficiencies in order to stay competitiéth expansion and business development
activities in place, management is confident thatDivision is well placed to continue to grow
in Greater China.

Asia Specialist
Asia continues to shape the world economic landseapa leading source of goods and services.
During the year, the Division achieved significgnbwth from this market by staying true to its

mission of defining itself as an Asia Specialist.

With years of active development, Thailand and haet have become the growth engines for the
Division in the region.

In Thailand, cargo throughput continued to grovKatry Siam Seaport, where the Division has

completed third-phase expansion works to doubleatgainer handling capacity. The company
will be further developed into a key cargo gateMi@yASEAN countries in the coming years.
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To develop itself into a major logistics hub forailand’s automotive industry, the Division has

acquired land in the Eastern Seaboard Industrigt&sn Rayong Province for the construction

of a 380,000-square-foot customized logistics eenftlose to the Laemchabang Seaport, this
specialized logistics centre has been strategidaltated within a cluster of more than 500

automotive related factories. The new facility éhesduled for completion in the third quarter of

2013.

The Division is building a network of warehousesoas Vietham and now has extensive
coverage in the north, central and southern regitise country. Another 110,000 square feet of
GFA shall be added to the existing facility in Softtan area by the first half of 2013, increasing
the total GFA of this facility to over 770,000 sgedeet.

Kerry Asia Road Transport KART "), an ASEAN-wide road transportation platform, has
launched a new twice-weekly scheduled truckingisereonnecting Shenzhen and Hanoi. The
emerging trade channels developing between Chirch RBEAN countries and KART's
‘Less-than-Truckload’ (LTL) service will initiallconnect the industrial cities in southern China
and northern Vietnam, providing shipping comparaed third-party logistics providers (3PLs)
with a fixed-day dedicated service. KART will loo& expand this service to other city pairs as
new industrial and commercial centres develop atbrggroad network.

During the year, the Division has also secured poritya stake in Tin Thanh Express, which has
been renamed as Kerry TTC Express, a leading exp@spany in Vietham, to pioneer the
provision of IL solutions across the country. Heaaltered in Hanoi, the company has operations
in more than 60 cities in the country, offering amprehensive range of nationwide and
international express services. It will be devetbpdo a market leader in its field.

The Division’s 371,000-square-foot regional logisthub in Singapore has now been completed,
which will further enhance the country as an idegional centre for Kerry Logistics to hone its
competitive edge in supply chain and logistics\atods.

International Freight Forwarding

The international freight forwardingIF”) segment ended the financial year posting impvess
growth despite the generally lacklustre economitvily. Segment turnover increased 25%, year
on year, to HK$11,397 million (2011: HK$9,144 noli), producing a net profit generated from
operations of HK$104 million (2011: HK$93 million)p 12%.

To further the segment’s intra-Asia and Asia-Europggo handling capabilities to capture new
trade flows, the Division has engaged in activegeeand-acquisition initiatives over the past
year to strengthen its foothold in strategic |omasgi.

While economic conditions in Europe remained wetie Division’s freight forwarding
operations on the continent delivered a strongoperdnce during the year. To complete its
continental network, discussions are in the pigelior several potential investment targets in
several European countries.

The Division is currently operatiraffices in Los Angeles, New York and Miami in thenitéd
States, where signs of a more solid rebound haee beétnessed. To capture the shift in the
country’s outsourced manufacturing activities frtime PRC to South America, the Division is
also looking at acquisition opportunities in thaatpof the world.

-29-



On the other side of the globe, the Division’s IB#siness has continued to grow in the PRC.
Following the acquisition of Beijing Tengchang Imtational Transportation Service Co., Ltd.
and Shanghai TCI Freight Forwarding Co., Ltd., Bheision has become a leading independent
neutral-platform for airfreight cargoes at key ants.

In view of the growing importance of the Asian egpnic community, the Division is devising

plans to make further inroads into new markets hes first steps in expanding its IFF and
non-vessel-operating common carrier (NVOCC) operatiin the region. To this end, the
Division opened two new offices during the yeare am Myanmar and another in Sri Lanka. The
new offices will complement the Division’s existifigight network covering Vietnam, Thailand,

India and Bangladesh. The new establishment in kiganwill help strengthen the Division’s

growing capabilities in the Greater Mekong Deltéjler Sri Lanka is one of the fastest growing
shipping and logistics hubs in South Asia.

Kerry Logistics will continue to take forward itsternational expansion plan for the IFF segment
to complement and support the Division’s experiisél business. With dedicated efforts, the

IFF segment will continue to grow and contributetiie long-term sustainable development of
the Division.

Logistics Investments

The Division’s logistics investments mainly incluad@5% interest in Chiwan Container Terminal
and another 15% interest in Asia Airfreight Ternhina

The profit contributed by the Division’s logisti@svestments for the year ended 31 December
2012 declined slightly to HK$131 million (2011: HK&0 million) due to the drop in export from
the PRC.

Information Technology

Following the Division’s strategy set in 2011, tjlebal freight forwarding system deployment is
in full swing. Nine countries had begun using trewnsystem by the end of 2012 and the
majority will be rolled out in stages throughoue thear of 2013. The target completion date of
2014 remains unchanged.

At the same time, the ground-breaking Virtual Byyi®ffice (VBO) system has also been
launched into production. This supply chain managarplatform is going to enable the Division
to extend vertical penetration into customers’ symhains to tap the high end global logistics
market.

In addition, two enterprise resource planning (ER®tems have been successfully implemented
for the Division’s seaport operation in ThailanddalRood & Beverage Trading unit in Hong
Kong. This indicates progress to the next leveduaiomation and efficiency gain. Meanwhile, a
control tower platform has been put in place tdlitate the newly developed regional courier
express operations.
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OUTLOOK
PRC Property Division

Property sales and prices in the PRC have stathiize normal level since the latter part of 2012,
and this positive momentum is expected to persadt imto 2013. As the country’s economy
gradually recovers, the property sector will conéirio see concrete trends towards a sustainable
pace of development. At the same time, the Divis@mains alert to the potential impact of the
macroeconomic controls that remain in force.

While home purchase restrictions have effectiveijuced speculative activity in the market, the
Division believes that the residential propertyteewill stay generally positive. Pent-up demand
and a declining supply pipeline, due to clearingimfentories, will lead the market to a

moderately upward trend. The coming year will seatioued sales activities in Hangzhou,
Tianjin, Chengdu, Shenyang, Qinhuangdao, Tangsblaangsha and other cities, which will help
meet the demand from the market for high-qualityngs.

The Group is also on track to further build on ptemier investment property portfolio. The
Division will see more mixed-use projects coming sineam in the medium term, further
strengthening the Group’s recurrent income baseof@eng strong occupancies across its office,
retail and serviced apartment properties, this westeé portfolio will continue to contribute
significantly to the Group’s revenues and profilié§pon solid ongoing rental performance.

Every market turn presents opportunities for degwete endowed with solid business
fundamentals and financial strength. Confidenthaf bong-term prospects for the PRC market,
the Group will continue to expand its land banKaoations with development potential at the
right time. This prime land bank will provide a tpterm platform for shareholders to participate
in the growth of the country’s property sector.

With a balanced asset base comprising a mix oeptejunder development for sale and major
mixed-use properties to add to the investment platfthe Division is well positioned to meet
any market challenges and to maximize the valupwvaistments in new growth areas.

Hong Kong Property Division

Capital flows and economic factors continue tohmettivo major themes for the property market.

With solid economic fundamentals and stable samatitions, Hong Kong remains an attractive

investment destination and a safe haven in theomedCapital flows into the local real estate

sector are therefore expected to continue, refigdiealthy long-term demand and the favourable
risk-averse profile of the asset class.

The Division’s sales activities in Hong Kong wiltqeeed as planned with the sales strategy
constantly fine-tuned to respond to market changke. Group is confident that its high-quality
property developments hold a strong appeal for lootRstors and home seekers who look for
long-term value and a quality living environment.

At the same time, the Group’s portfolio of investingoroperties provides a long-term

revenue-generating platform to safeguard the Giemgainst the impact of some of the potential
risks and challenges inherent in the market.
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The Group’s investment property portfolio now irdhs Grade-A office premises in Quarry Bay
and Kowloon East and retail space at the lifestyld entertainment mall MegaBox, as well as
commercial properties developed to complement tloaiss residential projects. The Group has
full confidence in the ongoing leasing performantés investment property portfolio across the
office and retail sectors.

The local property market is susceptible to maftiates as well as government measures, but the
macro environment continues to be underpinned bl $avourable factors as low interest rates,
low unemployment rate and a tight residential priypsupply, leading to a healthy and stable
future. As the Group continues to strengthen ies@nce in the market, management is confident
of the prospects for its Hong Kong segment.

Logistics Business

Kerry Logistics will continue to grow both organilgaand through strategic mergers and
acquisitions. As an asset-based organization, thsidn has built a global network of logistics
facilities and transportation fleets to support tdeatinuing success and expansion goals of its
customers. More importantly, the Division has enusetl growth engines into its businesses
across markets and segments to support its ongoavgh.

In the year ahead, the Division looks forward torenoollaboration and will actively pursue
acquisition opportunities. To achieve synergiséisults from the acquisitions, the Division goes
to some lengths to integrate the new businessestsbwn system to ensure the seamless flow
of goods, information and financial systems.

While the Division forges ahead with its internaib expansion, Asia will remain its home base
and central to everything the Division does. Mamaget is encouraged by the substantial growth
from its Asia operations over the past year. As tbgion will continue to grow for the
foreseeable future, the Division has incorporategiaasion programmes and business plans to
sustain the growth momentum in this market.

In an environment of slow growth and financial utaty, the logistics sector has to brace itself
against deceleration from overall stagnant demandhe one hand, and shocks from boom-bust
cycles on the other. However, the Division will @akll this as a positive challenge. With a

solution-based mindset and ‘can-do’ attitude, éspde will continue to lead the way through the

constant paradigm shifts in the operating enviramnoé the logistics sector.

It remains management’s top priority to build ataurable business that delivers steady growth
and returns to shareholders.

FINANCIAL REVIEW

The Group has centralised funding for all its opers. This policy achieves better control of
treasury operations and lower average cost of funds

The Group closely reviews and monitors its foreegohange exposure. As at 31 December 2012,
total foreign currency borrowings (excluding RenmiffRMB”) borrowings) amounted to the
equivalence of HK$11,297 million and RMB loans amigal to the equivalence of HK$5,669
million. Therefore, non-RMB total foreign currentprrowings and RMB loans represented
approximately 35% and 18% respectively, of the @iototal borrowings of HK$31,906 million
as at 31 December 2012.
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The non-RMB total foreign currency borrowings of $K.,297 million mainly include the Fixed
Rate Bonds amounting to US$1,320 million (approxatyaHK$10,153 million (net of direct
issue costs)). The Group has arranged cross cyrremap and forward exchange contracts
amounting to US$637 million to hedge the excharmge exposure between United States dollars
and Hong Kong dollars.

Out of the Group’s total borrowings as at 31 Decen012, HK$2,539 million (representing
approximately 8%) was repayable within one year, $HH#231 million (representing
approximately 4%) was repayable in the second yed¢$23,987 million (representing
approximately 75%) was repayable in the third i fyears and HK$4,149 million (representing
approximately 13%) was repayable over five yeahe Group continued to maintain most of its
borrowings on an unsecured basis, with unsecurétl atecounting for approximately 83% of
total borrowings as at 31 December 2012. The Gweilipcontinue to obtain financing on an
unsecured basis whenever possible, and supplenueht Isorrowings with secured project
financing as and when the need arises.

As at 31 December 2012, the gearing ratio for theu® was 22.4% (2011: 18.6%), calculated
based on net debt of HK$15,867 million and shardrs! equity of HK$70,792 million.

In terms of the Group’s available financial res@sras at 31 December 2012, the Group had total
undrawn bank loan and overdraft facilities of HKEIY million and net cash on hand of
HK$16,039 million. In addition, the generationstfong recurrent cashflows from the Group’s
investment property portfolio, hotel and logistmgerations provides the Group with a strong
financial position, and enables the Group to rdémpltenefits of investment opportunities as and
when they arise.

In February 2012, Wiseyear Holdings Limited, a vijrolwned subsidiary of the Company,
issued US$600 million fixed rate bonds under theliM® Term Note Programme. These fixed
rate bonds are listed on the Singapore ExchangeriBes Trading Limited, carry a coupon rate
of 5% per annum and have a maturity term of 5 years

In February 2012, the Group redeemed all the aud#tg convertible bonds.

On 17 December 2012, Standard & Poor’s affirme@BB-" credit rating for Kerry Properties
Limited with the outlook revised from stable to five.

STAFF

As at 31 December 2012, the Company and its swrsdihad approximately 23,700 employees.
Salaries of employees are maintained at competlgvels while bonuses are granted on a

discretionary basis. Other employee benefits irelptbvident fund, insurance, medical cover,
subsidised educational and training programmesedisas share option schemes.
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SHARE OPTIONS

On 5 May 2011, the shareholders of the Company*“@tmareholders) approved the adoption
of a new share option scheme (tl2011 Share Option Scheni¢ and the termination of a share
option scheme adopted in 2002 (ti&©02 Share Option Schenig to the effect that no further
share options of the Company (th&hare Options) shall be offered under the 2002 Share
Option Scheme but the Share Options which had gemmted during the life of the 2002 Share
Option Scheme should continue to be valid and ésadote.

The 2011 Share Option Scheme is designed to metesscutives and key employees and other
persons who may make a contribution to the Groogd,enables the Group to attract and retain
individuals with experience and ability and to resvéhem for their contributions. On 30 April
2012, a total of 24,340,000 Share Options weretgdannder the 2011 Share Option Scheme.

As at 31 December 2012, a total of 41,822,500 SBateons were outstanding which comprised
17,662,500 and 24,160,000 Share Options granteeruhd 2002 Share Option Scheme and the
2011 Share Option Scheme respectively.

CORPORATE GOVERNANCE

For the period from 1 January 2012 to 31 March 2ah2 Company has complied with the
former code provisions set out in the Code on CargoGovernance Practices contained in the
former Appendix 14 of the Listing Rules. For theripd from 1 April 2012 to 31 December
2012, the Company has complied with the new code/igions set out in the Corporate
Governance Code and Corporate Governance Repawiced in Appendix 14 of the Listing
Rules.

CLOSURE OF REGISTERS OF MEMBERS

The registers of members of the Company (tRedisters of Member¥) will be closed on
Thursday, 2 May 2013 and Friday, 3 May 2013 for plepose of determining Shareholders’
eligibility to attend and vote at the annual geharaeting of the Company to be held on 3 May
2013 (the 2013 AGM”) and during which period no transfer of sharedl Wwe effected. In
order to entitle to attend and vote at the 2013 A@M share transfers accompanied by the
relevant share certificates must be lodged withGbmpany’s branch share registrar and transfer
office in Hong Kong, Tricor Abacus Limited at 26/Hesbury Centre, 28 Queen’s Road East,
Wanchai, Hong Kong, for registration not later ta@0 p.m. on Tuesday, 30 April 2013.

The Registers of Members will also be closed onr3tay, 9 May 2013 for the purpose of
determining Shareholders’ entittement to the FiDalidend and no transfer of shares will be
effected on that date. In order to qualify for fieal Dividend, all share transfers accompanied
by the relevant share certificates must be lodgial Tvicor Abacus Limited at the above address,
for registration not later than 4:00 p.m. on Wediags 8 May 2013. The Final Dividend is
payable on Thursday, 16 May 2013 to Shareholdersse/inames appear on the Registers of
Members on Thursday, 9 May 2013.
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2013 AGM

The 2013 AGM will be held at 2:30 p.m. on FridayMay 2013 at Island Ballroom, Level 5,
Island Shangri-La Hotel, Pacific Place, SupremerCRBoad, Central, Hong Kong.

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

Neither the Company nor any of its subsidiaries pacthased, sold or redeemed any of the
Company’s listed securities during the year ende®8cember 2012.

By Order of the Board
Kuok Khoon Chen
Chairman

Hong Kong, 14 March 2013

As at the date of this announcement, the Directors of the Company are:

Executive Directors:

Messrs. Kuok Khoon Chen, Wong Su Kong, Ho Shut Kan, Ma Wing Kai, Wliam, Qian Shaohua,
Chan Wai Ming, William and Bryan Pallop Gaw.

Independent Non-executive Directors:

Mr. Lau Ling Fai, Herald, Mr. Ku Moon Lun, Ms. Wong Yu Pok, Marina, Jp and Mr. Chang Tso
Tung, Sephen.

*  For identification purpose only
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