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FINAL RESULTS FOR THE YEAR ENDED 31 DECEMBER 2013

The Board of Directors (theBbard”) of the Company announces the consolidated fiesiilts

of the Group for the year ended 31 December 204& Audit and Corporate Governance
Committee of the Company has met to review theltesnd the financial statements of the
Group for the year ended 31 December 2013 prioretmmmending them to the Board for
approval.

OVERALL RESULTS

The Group’s consolidated net profit attributablest@areholders for the year ended 31 December
2013 was HK$13,154 million, representing an inceeals89% compared with HK$6,961 million
reported for 2012.

The Group measured its investment property podfoln a fair value basis and recorded an
increase in fair value of investment propertiest (oé deferred taxation) attributable to

shareholders of HK$4,416 million for the year end®dd December 2013 (2012: HK$2,265

million).

The Group also recorded a gain of HK$4,325 millasising from the spin-off of the shares of
Kerry Logistics Network Limited erry Logistics Shares) in December 2013. The listing of
Kerry Logistics Shares was achieved through a idigion in specie by the Company of
approximately 50.1% of Kerry Logistics Shares suis on 2 December 2013 and the Hong Kong
Public Offering and the International Placing ofrKelogistics Shares. The Group’s interest in
Kerry Logistics Network Limited (Kerry Logistics”) was reduced from 100% to approximately
43% as at 31 December 2013 following the listinglefry Logistics Shares.

Profit attributable to shareholders for the yeadezh 31 December 2013 before taking into
account the effects of the aforementioned incraaséir value and the spin-off gain was
HK$4,413 million (2012: HK$4,696 million).

Earnings per share for the year ended 31 Decenfier ®ere HK$9.13, representing an increase
of 89% compared with HK$4.84 per share in 2012.



The effect on the Group’s profit attributable tasgholders due to the net increase in fair value
of the Group’s investment properties and relatedeféects and the gain arising from the spin-off
of Kerry Logistics Shares is as follows:

Year ended 31 December
2013 2012
(Restated)

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
and the gain arising from the spin-off of

Kerry Logistics Shares 4,413 4,696 -6%
Add:
Net increase in fair value of investment
properties and related tax effects 4,416 2,265

Gain arising from the spin-off of Kerry
Logistics Shares 4,325 -

Profit attributable to shareholders after taking
into account the net increase in fair value of
investment properties and related tax effects
and the gain arising from the spin-off of
Kerry Logistics Shares 13,154 6,961 89%

The Board has recommended the payment of a finadatid of HK$0.55 per share for the year
ended 31 December 2013 (th&irfal Dividend”). Together with the interim dividend of
HK$0.35 per share, the total cash dividend forysr ended 31 December 2013 will be HK$0.9
per share (2012: HK$0.95 per share).

On 25 November 2013, the Board declared conditi@pecial dividend (the Conditional
Dividend”) of 1 Kerry Logistics Shares for every 2 sharetdhin the Company to shareholders
on the register of members at the close of busioes2 December 2013. The Conditional
Dividend became unconditional upon the listinglo Kerry Logistics Shares under stock code
636 on the Main Board of The Stock Exchange of HEngg Limited (the Stock Exchangé)

on 19 December 2013 and was satisfied by way abtiiltlition in specie of an aggregate of
722,136,614 Kerry Logistics Shares, representingraapmately 50.1% of the total of
1,440,477,612 Kerry Logistics Shares in issue @elember 2013.



CONSOLIDATED INCOME STATEMENT

Year ended 31 December

2013 2012
(Restated)
Note HK$'000 HK$'000
Continuing Operations
Turnover 2 13,969,603 15,218,271
Cost of sales (6,083,581) (7,724,918)
Direct operating expenses (1,828,678) (1,390,039)
Gross profit 6,057,344 6,103,314
Other income and net gains 496,336 365,553
Administrative and other operating expenses (1,334,115) (838,314)
Increase in fair value of investment properties 7,027,901 2,677,877
Operating profit before finance costs 12,247,466 8,308,430
Finance costs 3 (502,929) (496,448)
Operating profit 2,3 11,744,537 7,811,982
Share of results of associates 664,957 437,022
Profit before taxation 12,409,494 8,249,004
Taxation 4 (2,957,346) (1,490,574)
Profit for the year from continuing operations 9,452,148 6,758,430
Discontinued operations
Profit for the year from discontinued operations 1,2 6,076,259 1,351,872
Profit for the year 15,528,407 8,110,302
Profit attributable to :
Company's shareholders
Profit from continuing operations 7,376,865, 5,891,555
Profit from discontinued operations 5,777,524 1,069,376
13,154,389 6,960,931
Non-controlling interests
Profit from continuing operations 2,075,283, 866,875
Profit from discontinued operations 298,735 282,496
2,374,018 1,149,371
15,528,407 8,110,302
Dividends 8,664,947 1,367,139
Earnings per share 5
- Basic
From continuing operations HK$5.12 HK$4.10
From discontinued operations HK$4.01 HK$0.74
HK$9.13 HK$4.84
- Diluted
From continuing operations HK$5.11 HK$4.08
From discontinued operations HK$4.01 HK$0.74
HK$9.12 HK$4.82




CONSOLIDATED STATEMENT OF COMPREHENSIVE INCOME

Year ended 31 December

2013 2012
(Restated)
HK$'000 HK$'000
Profit for the year 15,528,407 8,110,302
Other comprehensive income
Items that will not be reclassified subsequentiprafit or loss
Remeasurement of retirement benefit obligay, net of ta: - (37,149
Fair value gain recognised upon the transfer freamséhold
land and buildings to investment properties, ¢t - 9,598
(27,551)
Items that may be reclassified to profit or loss
Cash flow hedges 107,495 18,192
Fair value (loss)/gain on available-for-sale inugetts (38,586 240,479
Share of other comprehensive income of associates 19,937 1,387
Net translation differences on foreign operations 1,409,055 582,345
Release of exchange fluctuation reserve upon cdiople
of disposal of subsidiaries (574,670 -
923,231 842,403
Other comprehensive income for the year, net of tax 923,231 814,852
Total comprehensive income for the year 16,451,638 8,925,154
Total comprehensive income attributable to:
Company's shareholders 13,746,146 7,660,352
Non-controlling interests 2,705,492 1,264,802
16,451,638 8,925,154
Total comprehensive income attributable to Comsasiyareholders arising from :
Continuing operations 8,569,943 6,476,846
Discontinued operations 5,176,203 1,183,506
13,746,146 7,660,352




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 <
Accounts receivable, prepayments and def
Tax recoverabl
Tax reserve certificat
Listed securities at fair value through profit or
Derivative financial instrumer
Restricted and pledged bank dep¢
Cash and bank balan

Current liabilitie:
Accounts payable, deposits received and accrued cl
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 Company's shaest
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's shareholdzrshar

Gearing (Net borrowings / Equity attributable to the Compashgseholder:

Note

As at 31 December

As at 31 December

As at 1 January

2013 2012 2012
(Restated) (Restated)
HK$'000 HK$'000 HK$'000
4,960,327 6,626,304 5,873,594
53,670,734 47,484,425 42,329,684
1,261,637 531,796 537,461
35,024,143 23,970,147 20,947,851
1,226,536 6,586,754 1,606,544
18,293,815 12,422,764 11,717,054
279,702 186,172 177,004
1,864,222 1,964,267, 1,714,314
366,501 237,346 55,004
122,528 1,896,333 1,308,243
117,070,145 101,906,308 86,266,763
6,538,51 5,474,18. 9,509,34!
4,000,43: 5,062,79: 2,700,141
2,669,45! 8,074,44: 6,836,08:
319,06! 261,90¢ 247,21.
115,18! 102,44 92,23:
168,69! 182,45t 143,61°
14,05¢ - -
13,72. 6,06¢€ 28,53t
11,480,08 16,059,51 17,545,28
25,319,20 35,223,81 37,102,46
7,764,55: 11,323,88 10,444,16
2,871,05 2,312,40: 1,934,941
3,965,08! 2,539,08: 5,362,15!
- - 2,734,15!
- 23,96( 15,21t
- 2,12¢ 297
14,600,69 16,201,46' 20,490,92
10,718,512 19,022,357 16,611,532
127,788,65 120,928,66 102,878,29
20,835,15 19,214,07 15,821,82
10,175,48 10,153,10 5,561,51!
2,272,38! 2,548,46. 3,002,41.
5,630,22: 4,442 55 3,820,60°
- 348,69t 320,15¢
38,913,24 36,706,89 28,526,52
88,875,41 84,221 77 7435177
1,444,29: 1,439,13. 1,438,361
12,350,19 12,208,67 12,190,58
15,979,33 15,548,18 14,600,33
45,187,03 40,764,05 34,992,13
794,36: 791,52: 676,03:
75,755,22 70,751,56 63,897,45
13,120,18 13,470,20 10,454,31
88,875.41 84,221 77 74,351 77

As at 31 Decembe

2013

75,75¢

23,48:

HK$52.4¢E
31.0%

As at 31 Decemb

2012

70,752

15,867

HK$49.1¢
22.4%

As at 1 Janua
201z

63,89

11,92:

HK$44.42
18.7%



NOTES TO THE FINANCIAL STATEMENTS

1.

Basis of preparation and accounting policies

These financial statements have been preparedcordance with Hong Kong Financial
Reporting Standards KIKFRSS") issued by the Hong Kong Institute of Certifiedildfic
Accountants. In addition, these financial statemealso comply with the applicable
disclosure provisions of the Rules Governing thaihg of Securities on the Stock Exchange
(the “Listing Rules”).

Except as described below, the accounting poliaresconsistent with those as described in
the Group’s financial statements for the year erRle®ecember 2012.

As the Group’s interest in Kerry Logistics was reeld from 100% to approximately 43% as
at 31 December 2013 following the listing of Kelrggistics Shares, the results of Kerry
Logistics are no longer be consolidated with tHathe Group. Certain comparative figures
have been restated to show the discontinued opesatseparately from continuing
operations.

Profit for the year from discontinued operationsnpoise the gain arising from the spin-off
of Kerry Logistics Shares of HK$4,324,712,000 (206K $nil) and the consolidated profit
of Kerry Logistics for the period from 1 Januaryl3o 18 December 2013 (one day before
the listing of Kerry Logistics Shares) of HK$1,7547,000 (2012: full year profit of
HK$1,351,872,000).

The following new and revised standards have beadiighed that are effective for the
accounting period of the Group beginning on 1 JanR@13:

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

- HKAS 19 (2011), ‘Employee benefits’

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

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

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

- HKFRS 10, ‘Consolidated financial statements’

- HKFRS 11, ‘Joint arrangements’

- HKFRS 12, ‘Disclosure of interests in other ensitie

- HKFRS 13, ‘Fair value measurement’

- Annual improvements 2009-2011 cycle

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

In particular, HKAS 19 (2011), ‘Employee benefiéshends the accounting for employment
benefits. The Group has applied the standard pcdively in accordance with the transition
provisions of the standard. The impact on the Gimagbeen in the following areas:

The standard replaces the interest cost on th@etkfoenefit obligation and the expected
return on plan assets with a net interest costdbasdhe net defined benefit asset or liability
using the discount rate, measured at the beginafnthe year. There is no change to
determining the discount rate; this continues flecethe yield on government bonds.



1. Basis of preparation and accounting policies (contued)

There is a new term “remeasurements”. This is mgdef actuarial gains and losses. In the
past, actuarial gains and losses to the extetteo&inount in excess of 10% of the greater of
the present value of the plan obligations and #wevialue of plan assets are recognised in
the consolidated income statement over the expesterhge remaining service lives of the
participating employees. However, the standardacsul this approach and all actuarial gains
and losses are recognised in other comprehenso@mi; and ultimately recognised in
retained profits.

The effect of the change in accounting policy oa tonsolidated statement of financial
position is as follows:

As at As at
31 December 1 January

2012 2012

HK$'000 HK$'000

Decrease in retained profits 40,239 25,002
Decrease in non-controlling interests 91,873 72,311
Increase in retirement benefit obligations 191,388 151,829
Decrease in deferred taxation 59,276 54,516

The effect of the change in accounting policy oa tonsolidated income statement and
consolidated statement of comprehensive incomthéoyear is as follows:

2012
HK$'000
Increase in profit for the year from discontinug@ei@ations 2,350
Increase in profit attributable to non-controllimgerests
from discontinued operations 1,635
Decrease in other comprehensive income 37,149

The effect of the change in accounting policy oa tonsolidated statement of cash flows
and on earnings per share is immaterial.

The following standard, amendments to existing ddaghs and interpretation, which are
relevant to the operations of the Group, have hm#lished and are mandatory for the
Group’s accounting periods beginning on or aftefahuary 2014, but the Group has not
early adopted them:

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

- HKAS 36 (amendment), ‘Recoverable amount disclastoenon-financial assets’

- Amendments to HKAS 27 (2011), HKFRS 10 and HKFRS'[t®estment entities’

- HKAS 39 (amendment), ‘Novation of derivatives amdtnuation of hedge accounting’
- HKFRS 9, ‘Financial instruments’

- HK(IFRIC) Interpretation 21, ‘Levies’

- Annual improvements 2010-2012 cycle

- Annual improvements 2011-2013 cycle

The Group will adopt the above standard, amendmeaotsexisting standards and
interpretation as and when they become effectivee Group has already commenced the
assessment of the impact to the Group and is roinya position to state whether these
would have a significant impact on its results pé@tions and financial position.

-7-



Principal activities and segmental analysis of opations

An analysis of the Group’s turnover and gross priofi the year by principal activity and
market is as follows:

Turnover Gross profit
Year ended 31 December Year ended 31 December
2013 2012 2013 2012
(Restated) (Restated)
HK$'000 HK$'000 HK$'000 HK$'000
Principal activities:
Property rental and others
- The People's Republic of ChinPRC")
Property 1,211,272 989,396 840,957 686,915
- Hong Kong Property 935,859 844,962 745,026 672,978
2,147,131 1,834,358 1,585,983 1,359,893
Property sales (Note)
- PRC Property 4,070,713 1,541,288 1,647,071 406,505
- Hong Kong Property 7,194,108, 11,563,051 2,836,361 4,317,255
11,264,821 13,104,339 4,483,432 4,723,760
Hotel operations - PRC Property 557,651 279,574 (12,071) 19,661
Continuing operations 13,969,603 15,218,271 6,057,344 6,103,314
Discontinued operations:
Logistics operations 19,188,358 19,294,775 2,897,248 2,686,315
33,157,961 34,513,04 8,954,592 8,789,62
Principal markets - continuing operations
PRC 5,839,636 2,810,258 2,475,957 1,113,081
Hong Kong 8,129,967 12,408,013 3,581,387 4,990,233
13,969,60 15,218,27 6,057,34. 6,103,31.
Principal markets - discontinued operations
PRC 8,554,670 8,682,819 814,582 745,620
Hong Kong 2,624,808 2,459,896 688,085 673,016
Others 8,008,880 8,152,060 1,394,581 1,267,679
19,188,358 19,294,77 2,897,248 2,686,31!

Note: Sales of investment properties for the yeated 31 December 2013 amounting to
HK$92,034,000 (2012: HK$146,179,000), comprisingesadrom PRC investment
properties of HK$92,034,000 (2012: HK$127,179,080) sales from Hong Kong
investment properties of HK$nil (2012: HK$19,00@MPGare excluded from turnover.



2. Principal activities and segmental analysis of opations (continued)

An analysis of the Group’s financial results by ighmg segment is as follows:

Revenue
Turnover

Results
Segment results - 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

Fair value gain on dividend by way of a
distribution in specie

Fair value gain on retained interest in
Kerry Logistics held by the Group

Release of exchange fluctuaion reserve

Profit for the year

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

Depreciation and amortisation

Revenue
Turnover

Results
Segment results - 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 year

Profit attributable to:
Company's shareholders

Non-controlling interests

Depreciation and amortisation

Year ended 31 December 2013

HK$'000
Consolidatec Discontinuec
PRC Hong Kong  Total Operating for Continuing Operations :

Property Property Segment Others Operations Logistics Total
5,839,636 8,129,967 13,969,603 - 13,969,603 19,188,358 33,157,961
2,475,957 3,581,387 6,057,344 - 6,057,344 2,897,248 8,954,592

496,336 57,659 553,995

(1,334,115)  (1,547,944) (2,882,059)

7,027,901 600,211 7,628,112

12,247,466 2,007,174 14,254,640
(502,929) (88,829) (591,758)

11,744,537 1,918,345 13,662,882

664,957 126,737 791,694

12,409,494 2,045,082 14,454,576
(2,957,346) (293,535)  (3,250,881)

9,452,148 1,751,547 11,203,695

- 1,883,436 1,883,434

- 1,866,606 1,866,604

- 574,670 574,67(

- 4,324,712 4,324,712

9,452,148 6,076,259 15,528,407

7,376,865 5,777,524 13,154,389

2,075,283 298,735 2,374,018

9,452,148 6,076,259 15,528,407

153,063 14,627 167,690 3,683 171,373 411,718 583,091

Year ended 31 December 2012 (Restated)
HK$'000
Consolidate Discontinue:
PRC Hong Kon¢  Total Operatin for Continuing Operations

Propert Propert! Segment Others Operation Logistics Total
2,810,258 12,408,013 15,218,271 - 15,218,271 19,294,775 34,513,046

1,113,081 4,990,233 6,103,314 - 6,103,314 2,686,315 8,789,629

365,553 26,132 391,685
(838,314)  (1,394,098) (2,232,412)
2,677,877 265,155 2,943,032
8,308,430 1,583,504 9,891,934
(496,448) (63,124) (559,572)
7,811,982 1,520,380 9,332,362
437,022 136,421 573,443
8,249,004 1,656,801 9,905,805
(1,490,574) (304,929)  (1,795,503)
6,758,430 1,351,872 8,110,302
5,891,555 1,069,376 6,960,931
866,875 282,496 1,149,371
6,758,430 1,351,872 8,110,302
44,720 13,343 58,063 3,907 61,970 367,351 429,321



3. Operating profit

Continuing operations Discontinued operations
Year ended 31 Decemb Year ended 31 Decemb
201z 2012 201z 201z
(Restatec (Restatec

HK$'000 HK$'00C HK$'000 HK$'00C

Operating profit is stated af
crediting/charging the following

Crediting
Dividend income from listed and unlis
investment 84,40¢ 80,35. 3,44: 21
Interest incom 294,76 264,21. 31,49: 28,33(
Gain on sale of investment properties 25,17: 36,98 - -
Charging

Depreciation of property, plant &
equipment and amortisation of leasel
land and land use rigl 171,37: 61,97( 373,09 329,30t

Amortisation of intangible ass: - 38,62: 38,04
Total finance costs incurr 1,269,56: 1,101,88 88,82¢ 63,12+
Less: amount capitalised in propel

under development and investn

properties under constructi (766,546 (614,457 - -

503,01t 487,42 88,82¢ 63,12¢

Fair value (gain)/loss on derivat

financial instrumen (87) 9,02¢ - -
Total finance costs expensed during the 502,92 496,44 88,82¢ 63,12+
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4. Taxation

The taxation (charge)/credit comprises:

PRC taxation
Current

(Under)/over-provision in prior year$

Deferred

Hong Kong profits tax
Current
Over-provision in prior years
Deferred

Overseas taxation
Current

(Under)/over-provision in prior year$

Deferred

Continuing operations

Year ended 31 Decemb

Discontinued operations
Year ended 31 Decemb

201z 2012 201z 201z
(Restatec (Restatec

HK$'000 HK$'00C HK$'000 HK$'00C
(871,704 (252,059 (91,372 (88,284
(408 68,702 (927 (497
(1,528,547 (507,863 (232 (5,021
(2,400,659 (691,220 (92,531 (93,802
(512,394 (733,347 (66,842 (61,179
5,890 426 3,096 79
(34,670 (37,217 (13,029 (25,450
(541,174 (770,138 (76,775 (86,550
(6,392 (12,733 (115,904 (114,991

- (8,472 1,187 (1,618
(9,121 (8,011 (9,512 (7,968
(15,513 (29,216 (124,229 (124,577

_ (2,957,346 _ (1,490,574 (293,535 (304,929

Hong Kong profits tax has been provided at the @itel6.5% (2012: 16.5%) on the

estimated assessable profit for the year. IncomeotaPRC and overseas profits has been
calculated on the estimated assessable profithoryear 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$79,505,000 (2012:

HK$118,901,000) is included in the share of resoltassociates in the consolidated income

statement.



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 December

2013

Weighted average number of ordinary shares in issue 1,440,996,733

2012

1,438,703,882

(Restated)
HK$'000 HK$'000

Profit attributable to shareholders
From continuing operations 7,376,865 5,891,555
From discontinued operations 5,777,524 1,069,376
13,154,389 6,960,931

Basic earnings per share

From continuing operations HK$5.12 HK$4.10
From discontinued operations HK$4.01 HK$0.74
HK$9.13 HK$4.84

Diluted

Diluted earnings per share is calculated by adjgdstie 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 December

2013

Weighted average number of ordinary shares in issue 1,440,996,733
Adjustment for convertible bonds -
Adjustment for share options 1,627,281

2012

1,438,703,882

6,341,496
3,123,426

Weighted average number of ordinary shares for the

purpose of calculating diluted earnings per share 1,442,624,014

1,448,168,804

(Restated)
HK$'000 HK$'000
Profit attributable to shareholders from continuipeerations 7,376,865 5,891,555
Adjustment for finance cost on convertible bonds - 16,800
Profit used to determine diluted earnings per sfiare
continuing operations 7,376,865 5,908,355
Profit attributable to shareholders from
discontinued operations 5,777,524 1,069,376
13,154,389 6,977,731
Diluted earnings per share
From continuing operations HK$5.11 HK$4.08
From discontinued operations HK$4.01 HK$0.74
HK$9.12 HK$4.82
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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

2013 is as follows:

As at As at
31 December 31 December

2013 2012

HK$'000 HK$'000
Below 1 month 1,201,900 3,666,376
Between 1 month and 3 months 11,238 1,152,523
Over 3 months 3,665 190,594
1,216,803 5,009,493

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 Dece2¥i& is as follows:

As at As at
31 December 31 December

2013 2012

HK$'000 HK$'000
Below 1 month 220,269 1,036,628
Between 1 month and 3 months 17,169 551,519
Over 3 months 16,851 184,072
254,289 1,772,219

8. Bank loans

As at As at
31 December 31 December

2013 2012

HK$'000 HK$'000

Bank loans - unsecured 19,275,948 16,284,410
Bank loans - secured 5,524,295 5,468,748
Total bank loans (note (i)) 24,800,243 21,753,158

Less : Short-term bank loans and current portion of

long-term bank loans (3,965,086) (2,539,081)
20,835,157 19,214,077
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8. Bank loans (continued)

(i) As at 31 December 2013, 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. Commitments

At 31 December 2013, the Group had capital andratbemitments in respect of interests
in leasehold land, properties under developmemtpgaty, plant and equipment and equity

As at As at
31 December 31 December
2013 2012
HK$'000 HK$'000
3,965,086 2,539,081
2,154,356 1,230,535
11,283,253 4,186,392
855,632 10,816,734
5,374,228 1,139,219
19,667,469 17,372,880
23,632,555 19,911,961
1,167,688 1,841,197
24,800,243 21,753,158

interests in certain companies not provided fahase financial statements as follows:

Contracted but not provided for
Authorised but not contracted for
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As at As at
31 December 31 December
2013 2012
HK$'000 HK$'000
9,339,172 9,090,849
919,798 371,143
10,258,970 9,461,992




10.

11.

Contingent liabilities

Guarantees for banking and other facilities

As at As at
31 December 31 December

2013 2012
HK$'000 HK$'000

- Guarantees for banking and other facilities
of certain associates (note (i)) 2,550,994 1,496,416

- Guarantees to certain banks for mortgage

facilities granted to first buyers of

certain properties in the PRC (note (ii)) 975,273 722,885
3,526,267 2,219,301

() 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@noup as at 31 December 2013
amounted to approximately HK$2,550,994,000 (201R$H496,416,000). The total
amount of such facilities covered by the Group’'srgntees as at 31 December 2013
amounted to approximately HK$4,851,951,000 (201R$2{360,790,000).

(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 DecemBaB2amounted to approximately
HK$975,273,000 (2012: HK$722,885,000). The totabant of such facilities covered
by the Group’s guarantees as at 31 December 201Qurded to approximately
HK$10,570,044,000 (2012: HK$8,100,318,000).

Apart from the above, there are no material chamgesntingent liabilities of the Group
since 31 December 2012.

Pledge of assets

As at 31 December 2013, the Group’s total bankdaard overdrafts of HK$24,800,243,000
(2012: HK$21,779,247,000) included an aggregateuatinof HK$19,275,948,000 (2012:

HK$16,286,539,000) which is unsecured and an agg¢eegmount of HK$5,524,295,000
(2012: HK$5,492,708,000) which is secured. The sees provided for the secured banking
facilities available to the Group are as follows:

(i) legal charges over certain properties with an
HK$23,935,435,000 (2012: HK$17,077,560,000); and

aggee net book value of

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

The Group recorded satisfactory performance dutivegyear despite the prevailing economic
uncertainty and challenges in the operating enwemt. The year saw healthy sales in the PRC
and Hong Kong, supported by solid demand for theu@s premium-quality properties. The
Group also continued to actively manage its investnproperty portfolio so as to maximize its
earnings potential.

As at 31 December 2013, the Group maintained agprpportfolio comprising properties under
development measuring a gross floor ar€aHA”) of 44.77 million square feet (2012: 47.09
million square feet), completed investment propsriof 10.99 million square feet (2012: 9.85
million square feet), hotel properties of 1.67 maill square feet (2012: 0.86 million square feet)
and properties held for sale of 1.77 million squaet (2012: 1.37 million square feet). Building
on this prime asset base, the Group remains weiltipoed to create long-term value for its
shareholders.

Property Portfolio Composition

As at 31 December 2013: Group’s attributable GFA
Hong
The PRC  Kong Macad®? Overseas Total
('000 square feet)

Completed Investment Properties 6,327 2,909 - 1,757 10,993
Hotel Properties 1,631 38 - - 1,669
Properties Under Development 36,768 2,753 2,385 2,859 44,765
Properties Held for Sale 1,598 161 - 9 1,768
Total GFA 46,324 5,861 2,385 4,625 59,195
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 for this, with location and size to be identified and
agreed upon.

PRC PROPERTY DIVISION

The real estate market in the PRC maintained pesitiomentum in 2013 with the overall value
of new home sales growing steadily. First-tier dgmand was particularly strong despite the
policy headwinds. During the year, the PRC Propddyision has taken forward the
development of its mixed-use property projectsinst-tier cosmopolitan centres. Sales activities
also proceeded smoothly as scheduled.

During the year under review, the Division recordedurnover of HK$5,840 million (2012:

HK$2,810 million), an increase of 108% year on y&moss profit was up by 122% year on year
to HK$2,476 million (2012: HK$1,113 million).
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INVESTMENT PROPERTIES

During the year, the Group derived turnover, cosipg rental and other fees, and gross profit of
HK$1,211 million and HK$841 million, respectivel2q12: HK$989 million and HK$687
million, respectively), from its portfolio of comgied investment properties in the PRC.

As at 31 December 2013, the Group held a complatexstment property portfolio of apartment,
commercial and office properties in the PRC withaggregate GFA of 6.33 million square feet
(2012: 5.26 million square feet). Their respecto@mposition and occupancy rates were as
follows:

As at 31 December 2013:
Group’s attributable GFA

Beijing Shanghai Shenzher Fuzhou Total  Occupancy

('000 square feet) rate

Office 711 1,538 1,552 - 3,801 79%

Commercial 98 1,100 212 64 1,474 92%

Apartment 277 775 - - 1,052 75%
1,086 3,413 1,764 64 6,327

As at 31 December 2012:
Group'’s attributable GFA

Beijing Shanghai Shenzhe  Fuzhot 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

Comparative occupancy rates of key investment ptigseare outlined below:

Occupancy rate asa  Occupancy rate as at

Property 31 December 2013 31 December 2012
Beijing Kerry Centre 959 V@ 98% DA
Jing An Kerry Centre Phas® | 73% ¥ 94%®)

Jing An Kerry Centre Phase I 53% U -

Kerry Parkside Shanghai Pudong 97% @ 97% Y
Kerry Everbright City Phase | 88% 86%
Central Residences Phase Il Towers 1 and 3 83% 79%
Shenzhen Kerry Plaza Phase | 97% 99%
Shenzhen Kerry Plaza Phase Il 83% 57%

Notes:

(1) Excluding hotel.

(2) Excluding serviced apartments which are undergoing renovation.

(3) Excluding retail and serviced apartments which were undergoing renovation.

(4) Excluding retail podiumwhich was under renovation with completion in the fourth quarter of 2013.
(5) Excluding serviced apartments and retail podium which were undergoing renovation.

(6) Formerly known as Shanghai Kerry Centre.
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The landmark mixed-use development, Jing An Kerent@ Phase Il, 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 2.73 milliomae-foot development integrates prime hotel,
retail, office and residential space overlookingeautifully landscaped piazza. The luxury of the
Shangri-La hotel is a key feature of Jing An Kefgntre, which is now the pre-eminent
shopping venue and most exclusive office addreShanghai. Delivery of the office units began
during the first half of 2013, while the retail rh&lad its soft opening in mid-July. Market
response to the leasing of space has been stratigapproximately 70% (2012: 55%) of the
office units and 94% (2012: 87%) of the retail spaommitted as at 31 December 2013. Jing An
Shangri-La Hotel, West Shanghai, had been soft-egpéanJune 2013.

Kerry Parkside in the Pudong District of Shanghsia 40.8%-held mixed-use property

comprising a hotel, offices, serviced apartmentsnmercial properties and related ancillary

facilities. As at 31 December 2013, both the respéce and offices were 100% leased (2012:
100% and 100%, respectively), and the occupancy otthe serviced apartments was 89%
(2012: 83%).

Shenzhen Kerry Plaza Phase Il is a Grade-A offrogept. The entire development, including
Shenzhen Kerry Plaza Phase |, comprises threeedfiiwers with a GFA of approximately 1.65
million square feet. Located at the core of thadfuCBD, it is conveniently connected to Futian
railway station on the Guangzhou-Shenzhen-Hong Kéhgress Rail Link now under
construction. As at 31 December 2013, Phases llapidthe development were 97% and 83%
leased, respectively (2012: 99% and 57%, respédyg}ive

Beijing Kerry Centre continues to be an iconic pre at the heart of Beijing, combining prime
office space, a shopping mall for top-tier brandsiry Hotel Beijing and serviced apartments
with a world-class location. Upon completion of néacilities enhancements, Beijing Kerry
Centre re-opened in September 2013. As at 31 Demeld3, the occupancy rate of the retall
portion was 79% (2012: Nil), while the offices w&#&% occupied (2012: 98%) and the serviced
apartments are under renovation in 2013. The ristuniient of Kerry Hotel, Beijing, which was
completed in February 2013, had led to a temporapact on its operating results during the
year. An average occupancy rate of 56% (2012: 4286)achieved.

Sales of Properties

The Group’s sales of completed properties in th€ BRlivered a turnover of HK$4,071 million
(2012: HK$1,541 million). Sales of completed invesht properties generated proceeds of
HK$92 million (2012: HK$127 million). A gross profof HK$1,647 million (2012: HK$406
million) was generated during the year mainly bgogmized sales of Parkview Residence Phase
Il in Hangzhou and the Metropolis-Arcadia Court 8hain Chengdu.

Parkview Residence in Xiacheng District, Hangzhewas completed and delivered for
occupation during the year. This residential projegs a GFA of approximately 2.63 million
square feet. Sales of the remaining units of Phlagee currently ongoing. As at 31 December
2013, 1,513 units of the total 1,632 units launctieth Phase Il had been sold. The Group holds
a 100% interest in this project.

The Metropolis-Arcadia Court Phase | in Chengdu dféered 1,830 residential units from eight

towers for sale. Up to 31 December 2013, 1,542sumid been sold. The Group holds a 55%
interest in this residential project.
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Kerry Everbright City Phase 1l 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.
All the Le Loft residential units have been solds & 31 December 2013, 376 units out of the
430 saleable office units of Enterprise Squareliesh sold.

The Arcadia Court Phase | in Tangshan has offe@€drésidential units and 451 car parks from
six towers for sale. As at 31 December 2013, 65ideatial units and 282 car parks units had
been sold. The Group holds a 40% interest in #sglential project.

Properties under Development

The PRC Property Division continues to focus ondbeelopment of mixed-use projects in the
CBD of major cities. Residential development atig are ongoing with project completions
and further unit sales scheduled in the comingsyear

Shanghai

Phase Il of the Kerry Everbright City project imabei District is expected to be completed in
2015. This new project, comprising office premiaad some supporting retail spaces, will add a
GFA of approximately 1.1 million square feet to tkwetire development. The Group holds a
74.25% interest in the project.

Tianjin

Tianjin Kerry Centre is located on the east bankhef Haihe CBD in Hedong District, Tianjin,
where it enjoys a convenient transport network. s4#%-owned mixed-use project delivers a
total GFA of approximately 5.37 million square feehase | of the development includes a hotel,
upscale residences and a shopping mall, and isigldteto be completed and handed over in
phases between the second quarter of 2014 ancktlads quarter of 2015. The pre-sale of the
residential portion, Tianjin Arcadia Court, and {easing activities for the mall have progressed
smoothly. As at 31 December 2013, 464 units lauth¢ébepre-sale had been sold.

Hangzhou

The Group is developing Hangzhou Kerry Central tedaat the intersection of Yan’an Road and
Qingchun Road, adjacent to the Xihu (West Lake)isThl million square-foot mixed-use
property will comprise a luxury hotel, Grade-A offs, premium apartments and a large-scale
retail mall complex. Excavation and shoring worke aow underway and the development is
targeted for completion in phases from 2015 onwalide Group holds a 75% stake in the
project.

The Group has acquired five additional lots of lamdhe city for residential and commercial
development. The new project is located in the @mea of the Hangzhou Zhijiang National
Tourist and Holiday Resort. With an aggregate aiga of approximately 1.53 million square feet,
the project will yield a developable GFA of appmmetely 2.27 million square feet of residential
properties and approximately 250,000 square feebofmercial space. With construction works
currently underway, the project is targeted for ptetion in phases from 2017 onwards.
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Nanjing

The Group and Shangri-La are also co-developingemier site at Zhong Yang Road in the Gu

Lou District, Nanjing. Located in the heart of Niagj, the site is designated for the development
of hotel and commercial properties with a total GéfAapproximately 916,000 square feet. With

construction works currently underway, the projedargeted for completion in 2014. The Group

holds a 45% interest in this project.

In Nanjing, the Group has acquired an addition@ at Da Guang Road in the Bai Xia District.
This residential project, wholly owned by the Grphjas a site area of approximately 384,000
square feet and a GFA of approximately 955,000 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 residémiroject is expected to generate a total
GFA of approximately 6.8 million square feet. Resitlal units of Phase | have been handed
over, while Phases Il and Il are due for compleiio several stages from 2017 onwards.

Nanchang

In Nanchang, the provincial capital of Jiangxi Rnee, the Group is developing a mixed-use
property through a further joint venture with Shang. This 80%-held project is situated on the
west bank of the Ganjiang River at the heart of gtputan Central District. Its development
blueprint includes a hotel, office, commercial dmgh-end apartment properties, aggregating to a
GFA of approximately 2.6 million square feet. Counstion of the hotel tower and the residential
portion is ongoing, and is targeted for complefiophases from 2014 onwards.

Changsha

The Group’s wholly-owned residential project in fhianxin District of Changsha, the provincial
capital of Hunan Province, is expected to deliv&F&A of approximately 3.2 million square feet.
Construction works are currently underway, and phgject is scheduled to be completed in
phases between 2014 and 2017. Pre-sale of theepm®jeroceeding with satisfactory results. As
at 31 December 2013, 361 units had been pre-sold.

Shenyang

The Group’s 60%-owned Shenyang Kerry Centre praje@henyang, the capital of Liaoning
Province, is located on the east side of Qingnitnee§ to the south of Qingnian Park. Lying at
the core of the city’s landmark Golden Corridor elepment, the site will yield a GFA of
approximately 14.7 million square feet. This mixesk project will include a hotel, offices, a
shopping mall and residences. Phase | of the dewedat is at the construction stage with the
hotel portion completed in 2013. The remaining drthe project is targeted for completion in
phases between 2014 and 2022. Pre-sale of the Pheselential portion, Arcadia Court, has
met with strong market response. As at 31 Decerb&B, 278 residential units and 79 office
units for pre-sale had been sold. Shangri-La H&kEnyang, had its soft-opening on 15 August
2013.
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Qinhuangdao

Construction works are ongoing on Habitat, the @eb0%-owned deluxe seaside residential
project adjacent to Beidaihe in Qinhuangdao, Hé&evince. This development is expected to
generate a GFA of approximately 4.7 million squiget, and is planned to be completed in
phases. Phase | of the development is targetecbfapletion in 2015. As at 31 December 2013,
154 residential units of the Phase | developmedtiigen pre-sold.

Tangshan

The Group’s 40%-owned mixed-use project in Tangst@nprises a hotel and residential and
ancillary commercial properties, with a GFA of apgmately 3.3 million square feet. Seven
residential towers of Phase | have been completeldsax towers have been handed over in
smooth progress. The remainder of the projecthedwaled to be completed in phases between
2014 and 2015, with the pre-sale of the residentntls already rolled out. As at 31 December
2013, 97 units of the Phase Il development had peesold.

Ningbo

The site being developed in Ningbo is located i@ Hastern New Town Core Region and is
earmarked for The Berylville, a high-end residdnpiaject with a GFA of approximately 1.03
million square feet. The Group holds a 50% intemeshe project. Construction works for Phase
I, with a GFA of approximately 402,000 square feeg in progress. The project is scheduled to
be completed in phases from 2015 onwards, withptieesale of Phase | already rolled out at
2013 year end. As at 31 December 2013, 9 unitdbad pre-sold.

Yingkou

The Group’s seaside sites in Bayuquan District imgkou City, Liaoning Province, are
primarily designated for residential and commercisé. The project will generate a GFA of
approximately 4.5 million square feet. Phase Ihef development is expected to be completed in
2015. The Group holds a 65% interest in this ptojec

Jinan

The Group is co-developing a mixed-use project tetan Lixia District, Jinan City, with
Shangri-La. The Group holds a 55% stake in thigeptpwhich has a GFA of approximately 1.0
million square feet. The project will comprise atéip offices and commercial space, and is
scheduled to be completed in 2016.

Zhengzhou

The Group and Shangri-La are jointly developingtelscated on the east of Huayuan Road and
the south of Weier Road in Zhengzhou City, Henaovidce. The site will yield a GFA of
approximately 2.4 million square feet for developtiato a hotel, residential, commercial and
office properties. The project is expected to begleted in phases between 2016 and 2017. The
Group holds a 55% interest in this project.
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Putian

The Group and Shangri-La are co-developing a sitButian City, Fujian Province. The site,

located at the junction of Jiuhua Road and Lihaerue, will generate a GFA of approximately
4.0 million square feet. It is earmarked for thevelepment 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

The Group, together with Shangri-La and Moneyeasididgs Limited, is co-developing two
adjoining sites in Kunming City, Yunnan Provincénelsites are designated for hotel, apartment
and commercial use, with a GFA of approximately,800 square feet. The Group holds a 35%
equity interest in the project.

Properties under development in the PRC

As at Group’s attributable GFA upon completion
31 December 2013: Residential Apartment Office Commercial Hotel Total
('000 square feet)

Shanghai - - 724 81 - 805
Tianjin 1,105 157 317 683 370 2,632
Hangzhou 2,275 271 94 1,084 378 4,102
Shenyang 4,726 - 1,264 2,514 - 8,504
Nanjing 948 - - 7 412 1,367
Chengdu 2,174 - - 278 - 2,452
Nanchang 706 - 611 79 659 2,055
Changsha 3,154 - - 53 - 3,207
Qinhuangdao 2,801 - - 36 - 2,837
Tangshan 470 - - 98 243 811
Ningbo 516 - - - - 516
Yingkou 2,684 - - 87 185 2,956
Jinan - - 213 28 299 540
Zhengzhou 581 - 346 21 344 1,292
Putian 1,722 - - 38 649 2,409
Kunming - 80 - 11 192 283
Total 23,862 508 3,569 5098 3,731 36,768
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HONG KONG PROPERTY DIVISION

During the year ended 31 December 2013, the HonggKyoperty Division reported a turnover
of HK$8,130 million (2012: HK$12,408 million) andags profit of HK$3,581 million (2012:
HK$4,990 million) respectively.

During the year, the Division’s turnover was maidigrived from recognized sales of Bayview,
SOHO 189, Lions Rise and The Altitude. Residentiavelopment activities in Hong Kong
remain focused on cosmopolitan areas or locationeymg unique advantages. This prime
portfolio of projects under development will contento contribute healthy sales revenue to the
Division on a steady schedule of completions.

Strong leasing performance was also recorded inpaxfolio of high-quality investment
properties with positive rental reversions for coenoml properties. Geared to deriving
sustainable value from this premium asset baseDtision looks forward to consistent growth
ahead.

INVESTMENT PROPERTIES

In Hong Kong, the Division manages a portfolio oinge residential, commercial and office
properties. This rental asset base is instruméntalir strategy of deriving a stable and growing
stream of recurrent income for the Group. During ykar, turnover, comprising rental and other
fees, generated from the Group’s completed investmpeperties in Hong Kong aggregated to
HK$936 million (2012: HK$845 million), producing gross profit of HK$745 million (2012:
HK$673 million).

As at 31 December 2013, the Group’s completed inwexst property portfolio in Hong Kong
had an aggregate GFA of 2.91 million square fe@1222.91 million square feet). Set out below
are the breakdown of GFA and the respective ocaypiates, together with comparative figures:

As at 31 December 201 As at 31 December 2012
Group Group
attributable GFA Occupancy attributable GFA Occupancy
(000 square feet) rate ('000 square feet) rate
Apartment 722 93% 722 94%
Commercial 1,349 97% 1,348 99%
Office 838 98% 837 97%
2,909 2,907

Note :
* Excluding Branksome Grande with refurbishment works scheduled to commence in second quarter of 2014.

Enterprise Square Five/MegaBox

MegaBox is a pioneering shopping, dining and eatement venue in Kowloon East, offering a
unique mix of lifestyle attractions and shoppingne® across a GFA of 1.1 million square feet.
As at 31 December 2013, the mall had an occupateyof 99% (2012: 99.98%).

The two office towers of the Grade-A Enterprise &guFive, with a GFA of 519,000 square feet,
were 98% (2012: 100%) occupied.
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Kowloon East is gathering momentum for a new wavdevelopment as the district is set to be
transformed into an alternative CBD of Hong KongeddBox and Enterprise Square Five will
continue to provide a strong competitive positionthe Group to enjoy further growth potential.

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. Occupancy at Kerry Centre remainedhagjh level and, as at 31 December 2013,
99% (2012: 94%) of its 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$7,194 million (2012:K#$11,563 million) to the Group. No
proceeds were derived from sales of completed tmest properties (2012: HK$19 million)
during the year. A gross profit of HK$2,836 milligp012: HK$4,317 million) was derived from
the recognized sales of completed properties ofviday SOHO 189, Lions Rise and The
Altitude.

The Group’s urban residential developments in Hidogg continued to generate healthy returns
despite the challenges brought by Government megadarregulate the market. The Division’s
resilient sales performance was underpinned bysti@tage of urban land supply, and its
portfolio of high-quality homes has continued torenand a premium in the market. As a result,
the Hong Kong Property Division has been able tueae its contracted sales targets amidst a
challenging market.

Lions Rise, TszWan Shan, Diamond Hill and San Po Kong

Lions Rise is located at No. 8 Muk Lun Street, Koavl, with five residential blocks offering a
total of 968 units. The project is enhanced by d¢adilities, landscaped gardens and a shopping
mall. As at 31 December 2013, 963 units, represgrét®.5% of the total, had been sold.

The Altitude, Wong Nai Chung

The Altitude at No. 20 Shan Kwong Road, Hong Kooigers 126 residential units. The Group
holds a 71% interest in this project. As at 31 Delser 2013, 109 units, representing 86.5% of
the total, had been sold.

SOHO 189, Sai Ying Pun and Sheung Wan

Located at No. 189 Queen’s Road West, Hong KongiSQ89 is a 71%-owned redevelopment
project consisting of urban residences and retatisuAs at 31 December 2013, all units had
been sold.

Bayview, Ma Tau Kok

The redevelopment project at No. 9 Yuk Yat Strdedwloon, has already obtained its

occupation permit and certificate of complianceisTiesidential and commercial development
offers 175 residential units which were all sold.
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PROPERTIES UNDER DEVELOPMENT

The Summa and a new redevelopment project in Hing Hon Road Development, Sai Ying Pun
and Sheung Wan

The 71%-owned joint-venture project, The Summadodated at No. 23 Hing Hon Road, Hong
Kong, in proximity to the University of Hong Kongw@ a number of well-known schools. The
project yields a saleable area of 149,399 squarke fatisfactory sales performance has been
recorded since the project’s launch for sale indan2014.

The Group is also developing a new residentialqutogt Nos. 5-6 Hing Hon Road, Hong Kong.
This redevelopment project, in which the Group badd71% interest, will deliver a buildable
GFA of approximately 39,000 square feet. The mtog scheduled to be completed in filnst
guarter of 2016.

Ede Road, Kowloon Tong

The site at No. 1 & No. 3 Ede Road, Kowloon, is flee development of another residential
project with a buildable GFA of approximately 77M08quare feet. Project completion is
expected in the second quarter of 2014.

La SalleRoad, Ho Man Tin

This redevelopment project is situated at No. 83alle Road, Kowloon, a neighbourhood
offering a network of primary and secondary schodlse project is planned to deliver a
buildable GFA of approximately 61,000 square fedth completion expected in the second
quarter of 2014.

Shan Kwong Building Redevelopment, Wong Nai Chung

The Group is developing a new residential projédti@s. 7C-7F Shan Kwong Road, Wong Nai
Chung, Hong Kong. Subject to building plans appkowes project will yield a buildable GFA of
approximately 81,000 square feet. The projeclasmed to be completed in the fourth quarter
of 2016.

Sha Tin Heights Road, Sha Tin

A residential project is now under planning at N85-27A Sha Tin Heights Road, with a
buildable GFA of approximately 16,000 square f8éte Group holds a 71% interest in this
project and is planned to be completed inthivel quarter of 2016.

Kau To, Sha Tin

Together with Sino Group and Manhattan Group, theuf is co-developing a residential project
at 33 Lai Ping Road, Kau To, Sha Tin, with a buileéaGFA of approximately 1.031 million

square feet. The Group holds a 40% stake in tloge@r;, which is scheduled for completion in
the second quarter of 2015.
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So Kwun Wat, Tuen Mun

The Group is developing a residential project a#a®48, Castle Peak Road, So Kwun Wat, with
a buildable GFA of approximately 940,000 square. f€ke site is planned to be developed into a
large-scale residential property of not less thabOQ units. The project is planned to be
completed in the first quarter of 2017.

Sheung Lok Street, Ho Man Tin

In March 2013, the Group won a public tender fasite at Sheung Lok Street, Ho Man Tin.

Occupying an area of approximately 259,000 squeeewith a buildable GFA of approximately

1.142 million square feet, plans for a residentdieVelopment on the site are now underway.
The project is planned to be completed infitts¢ quarter of 2017.

Properties under Development in Hong Kong
As at 31 December 2013: Group’s
attributable GFA
upon completion
(000 square feet)
Residential 2,753
2,753

Macau

Development projects in Macau include a site at Nan Lake, designated for luxury apartment
development, and another residential project ctigamder discussion with the Macau SAR
Government on the land exchange issue.

OVERSEAS PROPERTY

The Group holds a portfolio of properties in thalippines. These investments are held through
Shang Properties, Inc.§PI"), in which the Division maintains a 34.61% equityerest and a
30.75% interest in its depository receipts. SPta 100% interest in the Shangri-La Plaza Mall,
Manila, and indirect interests in The Enterprisent€ge an office and commercial property in
Makati, Manila’s financial district. As at 31 Decber 2013, the occupancy rates of Shangri-La
Plaza Mall and The Enterprise Center were 96% af%d, 9espectively (2012: 98% and 86%,
respectively).

The development of The St. Francis Shangri-La PRlaceresidential project located in
Mandaluyong City, Manila has been completed araln®ost fully sold out. As at 31 December
2013, 1,150 units (2012: 1,149) out of the total df52 residential units in Towers 1 and 2 of the
project had been sold.

SPI currently has four major projects under develept:
The development of One Shangri-La Place coversoappately 1.63 million square feet of

residential properties. The pre-sale of the regideanits was launched in 2010, with a total of
1,102 units (2012: 858) sold as at 31 December 28d®unting for 85% of the total.
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SPIl is also redeveloping a residential site in Miakéy into a high-rise residential building with
a GFA of approximately 655,000 square feet. Resialeunits in this Shang Salcedo Place have
been launched and, as at 31 December 2013, 248 (24i2: 106) out of the total of 763
residential units had been sold.

The latest addition to the Group’s property portfoh Manila is the development of The Rise.
SPI has acquired the rights to develop more th&0DD square feet of land located in Malugay
Street, Makati City. This property will be developmto a residential building with a GFA of
approximately 1.58 million square feet, and compg<,822 residential units and 58,843 square
feet of commercial space.

In addition, SPI holds a 40% interest in a hotedl d&unxury residential development in Fort
Bonifacio, Taguig, Manila. The development includelsotel with an area of more than 860,000
square feet, residential and serviced apartments ucwvering 580,565 square feet, and
commercial spaces with a total area of 39,700 sojiemt.

Overseas Property Portfolio
Group attributable GFA
The Philippines
(000 square feet)

As at 31 December 2013:

Investment properties

Hotel lease 170
Shopping centre 1,251
Commercial 29
Office 307
Sub-total 1,757

Properties under development

Residential 2,565
Hotel 225
Commercial 69
Sub-total 2,859

Properties held for sale
Residential 9
Sub-total 9
4,625

OUTLOOK

PRC PROPERTY DIVISION

The high economic growth rate in the PRC is unjikel continue in the coming year. Coupling
with the ongoing control measures, the PRC propengrket is expected to face further
challenges. The PRC Property Division will contirtaegrow its business and revenue base with
added strategic focus on innovation and sustaityabilhe segment is on track to further expand
its share of revenue and earnings contributiohéoGroup.
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The Division will adjust its development and busisestrategy in accordance with the market
situation in different districts and cities in tliRRC. It will stay alert to potential investment
opportunities in first- and second-tier cities,veall as in the more affluent districts. To sustain
forward momentum, the Division will pursue furthdgvelopment of projects with profitability
potential, continue land acquisitions based onngnilocation and price considerations, and
expedite project cycles.

Pursuant to the Group’s business strategy, thesDiviwill forge ahead with the development of
major mixed-use projects in first-tier cities. Tegwime-quality landmark mixed-use projects in
CBDs are designed to strengthen the premier brasdign of Kerry Properties, while creating
strong recurring income streams for the Group.

The Division will also adopt a proactive and adeptsales strategy for forthcoming property

launches. The Group targets to achieve healthy thranvcontracted sales for 2014, with sales

activities continuing in Hangzhou, Tianjin, Nanjjrighenyang, Putian, Chengdu, Nanchang and
Qinhuangdao.

With a view to securing further cost controls, emtiag service management quality, and
consolidating efficiency gains, the Division wileek to strengthen its property and project
management standards, maintain standardized cotigtriand implement resources sharing for
its management systems. Our promise of prestigiwivdege for clients is realized through a
range of optimum and customized services. Thedeheip strengthen Kerry Properties’ brand
value built on the quality premise.

HONG KONG PROPERTY DIVISION

The local property market continues to be influehbg the Hong Kong SAR Government’'s

market-stabilizing measures. Meanwhile, to addtbsssupply shortage, the Government has
also stepped up efforts to expand land availabikitgwever, land prices in Hong Kong are not
showing clear signs of change in line with marlattenents.

Despite the Government resolve to increase langlguprban land remains a scarce resource.
The Group’s current projects under developmentf@arehe most part located in urban districts

enjoying extensive transport networks and publadifees. This premium asset portfolio thus has

strong potential for capital growth.

Building on its significant presence in the luxumgsidential segment, the Group is steadily
moving forward with its sales plans for 2014. Th@@p has a well-established record of creating
long-term value and a quality living environment fiome buyers. Benefiting from a sales
strategy that is well tuned to market trends, thieu@'s projects continue to be competitively
positioned in the market.

Our portfolio of investment properties in Hong Koogmprises Grade-A offices in Quarry Bay
and Kowloon East, retail space at the MegaBoxtlfesand entertainment mall, and prestigious
city apartments at exclusive addresses. This viduasset base is further complemented by a
high level of service realized by our managemempieeise. Retail and office rents are expected
to be steady with high occupancy in 2014.

At Kerry Properties, we remain committed to denyiand delivering premium value on our
promise of quality.
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LOGISTICS INVESTMENTS

On 19 December 2013, Kerry Logistics achieved diplisting on the Stock Exchange through
a distribution in specie by the Company of appratily 50.1% of the Kerry Logistics Shares on
issue and an international placing of Kerry LogstShares. The Group’s subsequent interest in
Kerry Logistics was reduced from 100% to approxehatt3%.

Kerry Logistics is principally engaged in the intagd logistics and international freight
forwarding businesses.

Integrated Logistics

Kerry Logistics provides integrated logistics seed, as a third-party logistics service provider,
for manufacturers, retails and other customers dwide. Their integrated logistics business
comprises (i) logistics operations, which involtee tprovision of a wide range of logistics

services, such as storage and value-added sertrieeglang and distribution, returns management
and various ancillary services, primarily in Aséad (ii) Hong Kong Warehouse, which involves
the leasing of warehousing space in Hong Kong sbatuers.

International Freight Forwarding

Kerry Logistics provides the vast majority of thanternational freight forwarding services
intra-Asia and between Asia and Europe. Its intiwnal freight forwarding business involves
the provision of air freight, ocean freight and ss«dorder road freight forwarding services to
transport cargo internationally.

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 foragohange exposure. As at 31 December 2013,
total foreign currency borrowings (excluding RenhiRMB”) borrowings) amounted to the
equivalence of HK$10,590 million and RMB loans amiaa to the equivalence of HK$5,075
million. Therefore, non-RMB total foreign currendprrowings and RMB loans represented
approximately 30% and 15% respectively, of the @iototal borrowings of HK$34,976 million
as at 31 December 2013.

The non-RMB total foreign currency borrowings of $#0,590 million mainly include the Fixed
Rate Bonds amounting to US$1,320 million (approxetyaHK$10,175 million (net of direct
issue costs)). The Group has arranged cross cyrremap and forward exchange contracts
amounting to US$607 million and US$459 million, pestively, to hedge the exchange rate
exposure between United States dollars and Hong Kofiars.
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Out of the Group’s total borrowings as at 31 Decen2013, HK$3,965 million (representing
approximately 11%) was repayable within one yeakK$2{154 million (representing
approximately 6%) was repayable in the second yel¢$25,378 million (representing
approximately 73%) was repayable in the third i fyears and HK$3,479 million (representing
approximately 10%) was repayable over five yeahe Group continued to maintain most of its
borrowings on an unsecured basis, with unsecurétl atecounting for approximately 84% of
total borrowings as at 31 December 2013. The Gwilipcontinue 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 2013, the gearing ratio for theu@® was 31.0% (2012: 22.4%), calculated
based on net debt of HK$23,482 million and shawdrs! equity of HK$75,755 million. The
increase in net debt and gearing ratio was duddgpaiyment for Ho Man Tin land premium
amounting to HK$11,688 million in April 2013.

As at 31 December 2013, the Group had outstandiegeist rate swap contracts which amounted
to HK$4,000 million in total, enabling the Grouphedge its interest rate exposure and to have a
more stable interest rate profile.

In terms of the Group’s available financial res@sras at 31 December 2013, the Group had total
undrawn bank loan facilities of HK$11,181 millioncanet cash on hand of HK$11,494 million.
In addition, the generation of strong recurrenthfiagvs from the Group’s investment property
portfolio and hotel operations provides the Groufhva strong financial position, and enables
the Group to reap the benefits of investment opgmities as and when they arise.

On 14 November 2013, Standard & Poor’s affrmedBB-" credit rating for Kerry Properties
Limited with a positive outlook.

STAFF

As at 31 December 2013, the Company and its susdihad approximately 6,000 employees.
Salaries of employees are maintained at competigvels while bonuses are granted on a
discretionary basis. Other employee benefits irelptbvident fund, insurance, medical cover,
subsidised educational and training programmesedisaw share option schemes.

SHARE OPTIONS

On 5 May 2011, the shareholders of the Company“@hmareholders) approved the adoption
of a new share option scheme (tl2®11 Share Option Scheni¢ and the termination of a share
option scheme adopted in 2002 (tl&02 Share Option Schenig to the effect that no further
share options of the Company (th8hare Options) shall be offered under the 2002 Share
Option Scheme but the Share Options which had bgemmted during the life of the 2002 Share
Option Scheme should continue to be valid and ésadote.

The 2011 Share Option Scheme is designed to metesetcutives 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 resdvthem for their contributions. On 8 January

2014, a total of 15,400,000 Share Options weretgdannder the 2011 Share Option Scheme.
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As at 31 December 2013, a total of 35,580,000 SOGatens were outstanding which comprised
12,610,000 and 22,970,000 Share Options granteeruhd 2002 Share Option Scheme and the
2011 Share Option Scheme respectively.

CORPORATE GOVERNANCE

During the financial year ended 31 December 2008,Gompany has complied with the code
provisions set out in the Corporate Governance Cadé Corporate Governance Report
contained 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 from
Friday, 2 May 2014 to Monday, 5 May 2014, both diamgtusive, for the purpose of determining
Shareholders’ eligibility to attend and vote at #mual general meeting of the Company to be
held on 5 May 2014 (the2014 AGM") and during which period no transfer of shared he
effected. In order to entitle to attend and vdtdha 2014 AGM, all share transfers accompanied
by the relevant share certificates must be lodgik the Company’s branch share registrar and
transfer office in Hong Kong, Tricor Abacus Limitefithe following address, for registration not
later than 4:30 p.m. on Wednesday, 30 April 2014:

Before 31 March 2014: 26/F., Tesbury Centre, 28eQiseRoad East, Wanchai, Hong Kong
From 31 March 2014 onwards: Level 22, Hopewell @erit83 Queen’s Road East, Hong Kong

The Registers of Members will also be closed on dégn 12 May 2014 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 fameal Dividend, all share transfers accompanied
by the relevant share certificates must be lodgigtal Tvicor Abacus Limited at the above address,
for registration not later than 4:30 p.m. on Friddyay 2014. The Final Dividend is payable
on Tuesday, 20 May 2014 to Shareholders whose nappar on the Registers of Members on
Monday, 12 May 2014.

2014 AGM

The 2014 AGM will be held at 2:30 p.m. on MondayMay 2014 at Island Ballroom, Level 5,
Island Shangri-La Hotel, Pacific Place, SupremerCRoad, Central, Hong Kong.
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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 2013.

By Order of the Board
Wong Siu Kong
Chairman
Hong Kong, 17 March 2014
As at the date of this announcement, the Directors of the Company are:
Executive Directors:
Messrs. Wong Su Kong, Ho Shut Kan, Qian Shaohua, Chan Wai Ming, Wi liam 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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