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ASIAN GROWTH PROPERTIES LIMITED
Immediate Release

Results for the year ended 31 December 2010

Asian Growth Properties Limited (the “Company”) fIStock Code: AGP), the Hong Kong based
China property development and investment compamyounces its audited consolidated results for
the year ended 31 December 2010 as follows:

Financial Highlights

" Profit attributable to the Company’s shareholddrkli€$824.2 million (£68.5 million) (2009:
HK$1,206.2 million (£96.5 million))

" Earnings per share for profit attributable to th@erany’s shareholders of HK93 cents (7.7
pence) (2009: HK136 cents (10.9 pence))

" Net asset value per share attributable to the Coygpahareholders as at 31 December 2010
of HK$10.0 (83.0 pence) (31 December 2009: HK$91{ pence))

" Geographical location of the Group’s property assedre as follow:
31 December 2010 31 December 2009
Hong Kong HK$7,340.8 million (£609.8 millipn HK$6,928.0 million (£554.2 million)
Mainland China HK$2,980.1 million (£247.5 million) HK$2,042.0 million (£163.3 million)
Total HK$10,320.9 million (£8573llion) HK$8,970.0 million (£717.5 million)

" Gearing ratio, calculated on the basis of net @siebearing debts minus cash and restricted
and pledged deposits as a percentage of total pyoassets, of 10.0% (31 December 2009:
10.2%)
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Operational Highlights

" Gross rental income of Dah Sing Financial Centrelamg Kong was maintained with a high
level of occupancy.

" Hotel operation results of Crowne Plaza Hong Koagseway Bay were satisfactory.

" Major land acquisitions in Chengdu and Kaifeng iaiMand China with a total site area of

about 288,000 square metres and 735,000 squareesmetspectively for mixed use
development.

Notes:

1. Figures in Pounds Sterling are translated frownlg Kong dollars based upon the exchange ratesajiney on
the latest practicable business day of the respe@tcounting years. The relevant exchange rateptad are
stated as follows:-

For 31 December 2010 : £1 = HK$12.0382; and
For 31 December 2009 : £1 = HK$12.5018
2. For Shareholders’ information, the exchange i@tel6 March 2011 was £1 = HK$12.5464

Miscellaneous

The results included in this announcement are ebddafrom the audited consolidated financial
statements of the Company for the year ended 3&mleer 2010, which have been approved by the
Board of Directors on 18 March 2011.

The 2010 Annual Report is expected to be postethameholders and holders of depositary interests
in mid April 2011.

For further information, please contact:

Lu Wing Chi TEL: +852 2828 6363
Executive Director
Asian Growth Properties Limited

Richard Gray TEL: +44 207 459 3600
Andrew Potts

Panmure Gordon (UK) Limited

(Nominated Advisor)

Attached:-

1. Chairman’s Review;

2. Executive Directors’ Review;

3. Consolidated Income Statement;

4. Consolidated Statement of Comprehensive Income;
5. Consolidated Statement of Financial Position;

6. Consolidated Statement of Changes in Equity;

7. Consolidated Statement of Cash Flows; and

8. Notes to the Consolidated Financial Statements.
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CHAIRMAN’S REVIEW

| am pleased to present the consolidated result8s@&n Growth Properties Limited (“AGP” or the
“Company”) for the year 2010 to the shareholderhefCompany.

Results

AGP reported a profit attributable to the Comparshsireholders of HK$824.2 million (£68.5 million)
for the year ended 31 December 2010 (2009: HK$12268llion (£96.5 million)). The reported profit
included a revaluation surplus on investment prigeemet of deferred taxation. By excluding thé ne
effect of such surplus, the Group’s net profitibtttable to the Company’s shareholders was HK$59.3
million (£4.9 million) (2009: HK$81.0 million (£6./illion)).

As at 31 December 2010, the Group’s equity attable to the Company’s shareholders amounted to
HK$8,854.3 million (£735.5 million), representing mcrease of HK$909.5 million (£75.6 million) over
31 December 2009. The net asset value per shate3dsDecember 2010 was HK$10.0 (83.0 pence) as
compared with HK$9.0 (71.7 pence) as at 31 Dece20@®.

Figures in Pounds Sterling are translated from Hé#logg dollars based upon the exchange rates
prevailing on the latest practicable business ddi@respective accounting years.

Operations
During 2010, the Group has continued the developrgmarious property projects in Hong Kong and
Mainland China.

The rental income from the investment propertiésased in both Hong Kong and Mainland China
continue to provide stable returns to the Groupor Heveloped properties, units in residential
developments continue to be marketed with stealég sasults. Turnover for the year mainly represent
the sale of certain remaining units of The Forals ldnd Royal Green.

The Crowne Plaza Hong Kong Causeway Bay commengedations in November 2009 and its
performance improved during the year. The hotedrajion generated positive cash flow from its
operation, though after depreciation of the hotepprty was taken into account an accounting loas w
recorded.

The Group has eventually won the planning appeathef large mixed use retail and residential
development in Fo Tan, Hong Kong in 2010 and theessary building plan approvals and the land
exchange application are now being sought.

For details of the Group’s operations, please ref¢he Executive Directors’ Review.
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Outlook

In 2011, the Group will commence its substantialed@ment programme in Chengdu, Sichuan and
Kaifeng, Henan, the People's Republic of China aildalso pursue full building approval for the Fo
Tan mixed-use development in Hong Kong.

Inflation continues to grow at a worrying pace imiland China and the growth of bank lending in the
first quarter of 2011 is unprecedented. The rapamh in food prices is having a wide ranging efffec
and the Chinese government may be pressured toirelgnding and to raise interest rates. It iseexpd
that there will be some consolidation in real esfaices in Mainland China and the rapid accelenait
prices in the recent past may abate. In Hong Kentl, the continuous effect of low interest ratesl an
shortage of supply of both residential and comnad¢nanits, it is believed that the current pricimyéls
may persist in 2011.

The political uncertainty in North Africa and theiddle East poses a signal which may have far regchi
effects, while the consequence of the recent terdisaster in Japan are yet to be fully reflectddhe
Group will remain cautious in monitoring its profyeprojects in Hong Kong and Mainland China closely
and will continue to adhere to its conservativeiggobf low gearing and significant cash reserveshsu
that it is in a position to fund these developmemtd expand its property portfolio at an opporttime.
Meanwhile, the Board is confident that the Groufl ine able to generate satisfactory returns from th
development sites which were acquired in recentsyea

Dividend
The Board does not propose the payment of a finaehd for the year ended 31 December 2010 (2009:
Nil).

Acknowledgement
The Board would like to take this opportunity tcamk the executive and management team for the
execution of the Board'’s strategy and their ong@ugport.

Richard Prickett
Non-Executive Chairman
England, 18 March 2011
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EXECUTIVE DIRECTORS’ REVIEW
FINANCIAL SUMMARY

Turnover for the year ended 31 December 2010 areduiast HK$706.8 million (£58.7 million) (2009:
HK$516.6 million (£41.3 million)). The turnover warincipally attributable to the recognition okth
sales of residential units in The Forest Hills taémcomes from investment properties and revdruma
hotel operation.

Profit attributable to the Company’s shareholdensthe year amounted to HK$824.2 million (£68.5
million) (2009: HK$1,206.2 million (£96.5 million))equivalent to a basic earnings per share of HK93
cents (7.7 pence) (2009: HK136 cents (10.9 pencEhe reported profit included a revaluation susplu
on investment properties net of deferred taxati@y. excluding the effect of such surplus, the Greup
net profit attributable to the Company’s sharehdeas HK$59.3 million (£4.9 million) (2009:
HK$81.0 million (£6.5 million)), equivalent to HK@ents (0.6 pence) (2009: HK9 cents (0.7 pence)) per
share.

As at 31 December 2010, the Group’s equity attable to the Company’s shareholders amounted to
HK$8,854.3 million (£735.5 million) (31 December@) HK$7,944.8 million (£635.5 million)). The
net asset value per share attributable to the Coygpashareholders as at 31 December 2010 was
HK$10.0 (83.0 pence) as compared with HK$9.0 (pkrice) as at 31 December 2009.

For Shareholders’ information, figures in Pounderltg are translated from Hong Kong dollars based
upon the exchange rates prevailing on the latesttipable business day of the respective accounting
years and the relevant exchange rates adoptetbsed as follows:-

For 31 December 2010 : £1 = HK$12.0382; and
For 31 December 2009 : £1 = HK$12.5018

BUSINESS REVIEW
Property Investment and Development

All of the Group’s property development and invesiin projects are located in Hong Kong and
Mainland China and are as listed below:

Hong Kong
1. Dah Sing Financial Centre, Gloucester Road, \Wainc

The 39-storey commercial building includes offigasd shops (total gross floor area of about
37,200 square metres) with ancillary car-parkingilifees for 137 covered and 27 open car-
parking spaces. Rental income generated from Dadp Bnancial Centre has been stable and
satisfactory. The occupancy rate remains at a la@gél and was approximately 99% as at 31
December 2010.
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The Forest Hills, Diamond Hill

With a total gross floor area of approximately T®8square metres, the property has been
developed as a 48-storey residential and commemahposite building, comprising 304
residential units above a 7-level retail podiungjub-house and car parks. The development was
completed in April 2008 and delivery of the resida&nunits to buyers commenced in May 2008.
Up to 31December 2010, about 97% of the residential umts @0 out of 76 residents’ car-
parking spaces have been sold while all the noideats’ car-parking spaces have been leased to
a car-park operator at satisfactory rentals unélénd of February 2012.

Marketing for the remaining residential units amsidents’ car-parking spaces and the leasing
activities for the retail podium are continuing.

The Morrison, Wanchai

The property is a 30-storey residential and commakecomposite building, with a total gross floor
area of approximately 5,800 square metres, comgrisD4 residential units above a club-house
floor and a 3-storey commercial podium. The dgwelent was completed in October 2007 and
has won the Best Interior Design Award of the CNB&ia Pacific Property Awards 2008
organised by the International Homes Magazine hadBest Environmental Design Award 2008
organised by The Hong Kong Institute of Surveyors.

Marketing for the remaining 5 residential units {g¥hare presently leased) is continuing. In

December 2009, the Group entered into an agreefmesale and purchase with an independent
party for the disposal of the entire commercial ippdof The Morrison at a consideration of

HK$245 million. The transaction was completedatelMarch 2010 and the profit generated was
included in the fair value changes on investmerndperties in the consolidated financial

statements of the Company for the year endddegEmber 20009.

Royal Green, Sheung Shui

The Group has a 55% interest in this private residedevelopment comprising 922 residential
units contained in three 40-storey residential tsweith ancillary recreational and car-parking
facilities. During the year, the 2 remaining duptesidential units and 5 car-parking spaces were
sold.

Fo Tan, Sha Tin

Rezoning applications with several master layoahgland design schemes have been submitted
to the Town Planning Board and relevant partiesctomsideration. The proposed development
envisages, among other facilities, residential syntar parks, educational facilities and a bus
terminus. The Town Planning Board rejected the @otown planning application in July 2008
due to a number of outstanding environmental, iradhd urban design issues. The appeals
submitted by the Group were allowed by the Towm#ilag Appeal Board in October 2010. In
December 2010, General Building Plan was submiti¢de Building Department for approval. A
land exchange application has been submitted fofiraeation on land lease condition and land
premium. The Group is awaiting the comments froenBhilding Department for further progress.
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Mainland China

6.

Plaza Central, Chengdu, Sichuan Province

Plaza Central comprises two 30-storey office bdo&kected on a common podium of six
commercial/retail floors and two car-parking floavéh a total gross floor area of approximately
91,500 square metres. During the year, the agtgegaupancy rate for the two office towers
improved marginally and leasing activities for t@maining areas are continuing. The retail
podium with a gross floor area of about 29,000 sguaetres has been fully let principally to
Chengdu New World Department Store on a long-tezasé. As at 31 December 2010, the
aggregate occupancy rate for the two office tovaakthe retail podium was approximately 74%.

New Century Plaza, Chengdu, Sichuan Province

The Group’s property is a shopping arcade withasgifloor area of about 16,300 square metres
and two car-parking basement floors in a commedsaklopment known as New Century Plaza.
The arcade has been fully let since the Group’'swaih of the tenancy with a furniture retailer
commencing from 1 September 2009 for a further tefrfive years at a rental commensurate
with the economic conditions then.

Westmin Plaza Phase Il, Guangzhou, GuangBoognce

The Westmin Plaza Phase Il project, which has @ tpss floor area of about 119,000 square
metres, comprises four residential blocks of 64#swend one office block erected on a 5-storey
commercial/car-parking podium. The residential simtere fully sold in February 2009 and the
Group retains ownership of the office and comménants. The development has won the Best
Mixed Use Development — China Award of the CNBCaABacific Commercial Property Awards
2009.

The 14-storey office tower has a total gross flamra of about 16,100 square metres. As at 31
December 2010, the tower was fully leased with nmtbe one-third of the total office space
being leased with naming rights to AlA, an interoiaal insurer, for a term of six years from April
2008. Leasing activities for the 3-storey shoppangade with a total gross floor area of about
26,400 square metres are in progress.

Huangshan, Anhui Province

In March 2010, the Group completed its acquisitiobom the joint venture partner of the

remaining 9% equity interest not owned by it in gmject company which has the right to
develop tourist leisure facilities on land locatedthe famous scenic and most visited tourist
Huangshan (Yellow Mountain) area. The project sspntly wholly-owned by the Group.

The land to be developed by the Group has a si@ @rabout 333,500 square metres, comprising
about 66,700 square metres owned by the projecpanynand about 266,800 square metres
leased from the local authority for developmentn @éverall development plan for a hotel and
villas in the integrated resort site has been pegpéor the Board’s consideration and a renowned
landscape architect in Japan has been retainedeteae the development.
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10. Chi Shan, Nanjing, Jiangsu Province

Through the establishment/acquisition of two 51%aed joint venture companies, the Group

started its investment projects in Chi Shan. Tbo@tjventure companies are currently

participating in the excavation, tenant relocamrangements and infrastructure works on certain
pieces of lands in that locality. Negotiations witie joint-venture partners about the size and
scope of this luxury villa development are contimyi

11. Leiyang, Hunan Province

The 50/50 joint venture was established in Marcd2for the development project known as The
Redbud City in Leiyang. The superstructure workdi@ven blocks of link-house, seven high-rise
apartment buildings and eight bungalows with altgtass floor area of approximately 117,000
square metres and two blocks of club-house and emah buildings has been progressing as
scheduled. The pre-sale campaign for Phase | alewent was launched in May 2009 and so far,
544 out of 860 residential units and 1 out of 8dalows have been sold. Delivery of the first
batch of units has commenced in August 2010 andréheaining units are expected to be
delivered to the purchasers at different complesiages up to and until the end of 2011.

New Development Projects

During the year under review, the Group was aativeursuing new development opportunities and has
increased its land bank in attractive second-tisescin Mainland China because the land prices are
lower and their economies are likely to grow evdrewthere is a slow-down in the primary cities.

In late June, 2010, the Group acquired eight pie¢dand in Kaifeng, Henan Province with a totaesi
area of about 675,000 square metres for residearichicommercial development for RMB399.8 million.
In mid August 2010, the Group made a successfuirbapublic tender for acquisition of two additadn
pieces of land, which are adjacent to the aboveioreed land, with a total site area of about 60,000
square metres for residential and commercial dewedmt for RMB47.5 million. The land costs and
related taxes were fully settled in June and Seipéer2010.

During the year, the Group also acquired two piedfelsind in Longquan, Chengdu, Sichuan Province
with a total site area of about 288,000 square esefor residential development for RMB190 million.
The negotiation for the acquisition of the thiréqe of adjacent land of 218,000 square metre®$e db
conclusion.

Research and feasibility study in respect of thevabprojects’ market positioning are in progress.
Preliminary site works is proceeding.
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Hotel Operation
Crowne Plaza Hong Kong Causeway Bay

The project has been developed into a 29-storeydiar hotel comprising 263 guest rooms (gross floo
area of approximately 14,945 square metres) withillary facilities. The operation of the hotel isder
the name “Crowne Plaza Hong Kong Causeway Bay’clwbbommenced operations in early November
2009, and is presently managed by a member ofrtieeCGontinental Hotels Group (“IHG”). So far, the
room occupancy and room rates have been satisfaatat the hotel has proved popular with a wide
range of guests and increasing up-scale businegsliars. Progress is being made in further imipigv
its food and beverages operation and turnover.

In April 2010, the hotel won three awards of theéetnational Property Awards in association with
Bloomberg Television, namely:

1. the Best Hotel Construction & Design Hong Kong -st& Award,;

2. the Architecture (Leisure & Hospitality) Hong Korgb-star Award; and

3. the Best Interior Design Hong Kong — Highly CommedhdAward.

In July 2010, it won two other awards, namely:

a) the “Best New Hotel Award” amongst the Crowne Pleirdels for Greater China opened in 2009
conferred by the IHG; and

b) the “Golfers’ Choice Awards 2010 — Choice New HbteEinferred by Golf Vacations, a magazine
distributed in Mainland China, Hong Kong and Macau.

WORKING CAPITAL AND LOAN FACILITIES

As at 31December 2010, the Group’s total cash balance W&®1t993.5 million (2009: HK$1,880.4
million) and unutilized facilities were HK$830.0 #fidn (2009: HK$495.5 million).

Gearing ratio as at 31 December 2010, calculatetherbasis of net interest bearing debts minus cash
and restricted and pledged deposits as a perceotagel property assets, was 10.0% (2009: 10.2%).

As at 31 December 2010, maturity of the Group’stautding borrowings was as follows:

31 December 2010 31 December 2009
HK$’ million HK$’ million
Due
Within 1 year 1,258.9 671.7
1-2 years 503.2 820.9
3-5 years 737.2 1,113.0
Over 5 years 528.8 193.0
3,028.1 2,798.6
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Pledge of Assets

For the Company’s subsidiaries operating in Hongdand Mainland China, the total bank loans drawn
as at 31 December 2010 amounted to HK$3,028.1omil(R009: HK$2,798.6 million), which were
secured by properties valued at HK$8,683.5 mill{ga09: HK$7,163.8 million) and fixed deposits of
HK$264.1 million (2009: HK$325.3 million).

Treasury Policies

The Group adheres to prudent treasury policiesat/xl December 2010, all of the Group’s borrowings
were raised through its wholly-owned or substalytiedntrolled subsidiaries on a non-recourse basis.

International Financial Reporting Standards (“IFRS”)

The Group has adopted IFRS and the audited coasedidfinancial statements accompanying this
Review have been prepared in accordance with IFRS.

OUTLOOK

The economic recovery that started to manifesifiisge2010 appears to be gathering some forward
momentum particularly in the US where first quantesults have been encouraging. However there is
still much to be concerned about with huge govemtrdeficits in the more mature economies having to
be addressed by slashing public expenditure arid tivt knock on effect on employment yet to be felt.

The recovery is still fragile and interest rates lédeely to remain at relatively low levels for seriime.

The unclear plant crisis in quake-hit Japan maytiooa to deteriorate and may have unseen
repercussions. The ongoing political developmentdlorth Africa and the Middle East also raise the
concern of the world. The people power revolution$unisia and Egypt are spreading. If this resints
more radical anti western governments coming togrpthe consequences for the world economy could
be significant.

In Mainland China, the property market has contihtee boom against a background of increasing loan
growth. With few investment alternatives, this logmowth may not be continued. In order to address
rampant inflation, the Chinese government may &rrtimcrease interest rates. With the intention on
getting inflation under control, it is expected tthae Chinese government may implement further
measures such as increasing taxation and resgrittenlending to control pricing appreciation ie tieal
estate markets. These measures may result in @®kwand possible decrease in prices of propdrties
2011.

The Group however is well balanced with a mixtur@éhoome generating assets as well as high potentia
development projects. The development projects anMnd China, which were acquired over the past
two years, are all progressing with planning ataaed stages and we anticipate breaking ground on
projects located in Chengdu, Sichuan and Kaifengnan during the year. These two projects were
located in second tier cities of Mainland China amere bought at attractive terms. Even with a
slowdown in end sale prices, it is believed that phojects will generate reasonably good returnshie
shareholders of the Company. However, these twggmrequire significant investments in early gear
for commercial development and the returns will bet apparent until stabilised rental income and
occupancy are achieved some time in future.

10
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With strong demand for office spaces in Hong Kdbgh Sing Financial Centre will continue to generate
more rental income with several leases coming updaewal at increased market rates. Our hotel in
Causeway Bay is now well established and is pregetd have higher revenue for the coming year.

The Group has eventually won the planning appeabwf large mixed use retail and residential
development in Fo Tan, Hong Kong and the necedsalying plan approvals are now being sought. It is
anticipated that there will be further developmentthis respect in the coming financial year.

As in previous years, the Group will continue tplexe new investment and development opportunities
which have potential for long term growth. Meanwhilhe Group’s top priority is to consolidate the
existing development strategy and monitor theigpess carefully.

On behalf of Executive Directors

Lu Wing Chi

Executive Director
Hong Kong, 18 March 2011

11
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CONSOLIDATED INCOME STATEMENT
FOR THE YEAR ENDED 31 DECEMBER 2010

ASIAN GROWTH PROPERTIES LIMITED
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Revenue 6
Interest income
Other income
Costs:
Property and related costs 9
Staff costs
Depreciation and amortisation
Other expenses 10

Profit from operations before fair value changes on
properties
Fair value changes on investment properties 11

Profit from operations after fair value changes on
properties

Share of results of jointly controlled entities

Finance costs 12

Profit before taxation 13
Income tax expense 15

Profit for the year

Attributable to:
Company's shareholders
Non-controlling interests

Earnings per share for profit attributable
to the Company's shareholders - Basic 16

Earnings per share excluding fair value changes
on properties net of deferred tax - Basic 16

12

2010 2009
HK$'000 HK$'000
706,765 516,604
12,713 8,673
21,364 30,763
(155,933)|  (189,244)
(64,260) (37,705)
(67,063) (12,285)
(228,767 (139,061)
(515,623) (378,295)
225,219 177,745
0237, 1,325,668
1,152,267 1,503,413
q12) (2,557)
(80,594) (58,167)
1,069,801 1,442,689
(245,573) (239,890)
824,228 1,202,799
824,235 1,206,220
(7) (3,421)
824,228 1,202,799
HK$ HK$
0.93 36 1
0.07 0.09
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CONSOLIDATED STATEMENT OF COMPREHENSIVE INCOME
FOR THE YEAR ENDED 31 DECEMBER 2010

2010 2009
HK$'000 HK$'000
Profit for the year 824,228 1,202,799
Other comprehensive income
Exchange differences arising on translation ofifpre@perations 88,13 2,830
Share of translation differences of jointly cortgdlentities 734 -
88,86 2,830
Total comprehensive income for the year 913,093 1,205,629
Total comprehensive income attributable to:
Company's shareholders 909,612 1,208,93
Non-controlling interests 3,481 (3,309

913,093 1,205,629

13
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CONSOLIDATED STATEMENT OF FINANCIAL POSITION

AS AT 31 DECEMBER 2010

Non-current assets

Investment properties

Property, plant and equipment
Properties for development
Interests in jointly controlled entities
Loans receivable

Other receivable

Current assets

Properties held for sale
Completed properties
Properties under development

Other inventories

Loans receivable

Other receivable

Receivables, deposits and prepayments

Tax recoverable

Amounts due from non-controlling
shareholders

Pledged bank deposits

Restricted bank deposits

Bank balances and cash

Investment properties held for sale

Current liabilities

Payables, rental deposits and accrued charges
Sales deposits

Provisions

Tax liabilities

Amounts due to non-controlling shareholders
Bank borrowings - due within one year

Liabilities associated with investment
properties held for sale

Net current assets

Total assets less current liabilities

14

NOTES 31.12.2010 31.12.2009 1.1.2009
HK$'000 HK$'000 HK$'000
(restated) (restated)
18 7,252,223 6,267,362 5,536,702
19 1,214,757 1,272,221 997,053
20 783,163 48,956 49,995
21 40,499 40,613 -
22 34,392 63,209 86,379
23 350,726 145,235 -
9,675,760 7,837,596 6,670,129
24

592,182 693,985 830,166

610,175 603,363 593,967

1,245 1,339 -

22 1,755 3,073 3,429
23 - 192,330 -
25 126,033 246,628 160,896
453 30,718 79

26 1,578 2,397 558
27 264,103 325,318 198,422
- - 147,322
28 1,729,354 1,555,069 1,202,230
3,326,878 3,654,220 3,137,069

29 - 245,000 -
3,326,878 3,899,220 3,137,069

30 5,3387 353,166 202,879
5,682 969 9,580

31 4,865 6,047 6,807
125,754 84,203 123,879

26 83,3 37,256 -
32 1,258,898 671,685 1,289,269
1,738,867 1,153,326 1,632,414

29 - 27,200 -
1,738,867 1,180,526 1,632,414
1,588,011 2,718,694 1,504,655
11,263,771 10,556,290 8,174,784
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CONSOLIDATED STATEMENT OF FINANCIAL POSITION - comtued

AS AT 31 DECEMBER 2010

ASIAN GROWTH PROPERTIES LIMITED

(Incorporated in the British Virgin Islands with limited liability)

NOTES 31.12.2010 31.12.2009 1.1.2009
HK$'000 HK$'000 HK$'000
(restated) (restated)
Capital and reserves
Share capital 33 345,204 345,204 345,204
Reserves 8,509,106 7,599,589 6,390,356
Equity attributable to the Company's shareholders 8,854,310 7,944,793 6,735,560
Non-controlling interests 94,682 108,360 57,918
Total equity 8,948,992 8,053,153 6,793,478
Non-current liabilities
Bank borrowings - due after one year 32 1,769,227 2,126,938 1,215,963
Deferred taxation 34 545 552 376,199 165,343
2,314,779 2,503,137 1,381,306
11,263,771 10,556,290 8,174,784
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CONSOLIDATED STATEMENT OF CHANGES IN EQUITY
FOR THE YEAR ENDED 31 DECEMBER 2010

Attributable to the Company's shareholders

Non-
Share Share Translation Other Retained controlling
Notes capital premium reserve reserves profits Total interests Total
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000

At 1 January 2009 345,204 4,836,225 159,901 772,376 621,854 6,735,560 57,918 6,793,478
Profit for the year - - - - 1,206,220 1,206,220 (3,421) 1,202,799
Other comprehensive income for

the year from exchange

differences arising on translation

of foreign operations - - 2,717 - - 2,717 113 2,830
Total comprehensive income for

the year - - 2,717 - 1,206,220 1,208,937 (3,308 1,205,629
Acquisition of assets and

assumption of liabilities 36 - - - - - - 10,097 10,097
Contributions from non-controlling

shareholders - - - - - - 63,903 63,903
Share options issued by

intermediate holding company - - - - 296 296 - 296
Dividends paid to non-controlling

shareholders - - - - - (20,250 (20,250
Transfer - - - (5,615 5,615 - -
At 31 December 2009 345,204 4,836,225 162,618 766,761 1,833,985 7,944,793 108,360 8,053,153
Profit for the year - - - - 824,235 824,235 7) 824,228
Exchange differences arising on

translation of foreign operations - - 84,643 - - 84,643 3,488 88,131
Share of translation differences of

jointly controlled entities - - 734 - - 734 - 734
Other comprehensive income for

the year - - 85,377 - - 85,377 3,488 88,865
Total comprehensive income for

the year - - 85,377 - 824,235 909,612 3,481 913,093
Acquisition of additional interest in

a subsidiary - - - (391) - (391) (509) (900)
Share options issued by

intermediate holding company - - - - 296 296 - 296
Dividends paid to non-controlling

shareholders - - - - - - (16,650 (16,650
At 31 December 2010 345,204 4,836,225 247,995 766,370 2,658,516 8,854,310 94,682 8,948,992

Other reserves comprise (i) a discount on acqog@ssumption, in prior years, of certain assets an
liabilities from the intermediate holding compa®yE A Holdings Limited ("SEA") and the excess o th
consideration over the market closing price of #imares issued for the acquisition. The amounts
attributable to those assets and liabilities degaised in subsequent years will be recognised offit por
loss; and (ii) the excess of the consideration f@aiccquisition of additional interest in a sulieigt from
non-controlling shareholder over the carrying ami@imon-controlling interests.
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CONSOLIDATED STATEMENT OF CASH FLOWS
FOR THE YEAR ENDED 31 DECEMBER 2010

ASIAN GROWTH PROPERTIES LIMITED

(Incorporated in the British Virgin Islands with limited liability)

Operating activities

Profit before taxation

Adjustments for:
Interest expenses
Reversal of write-down of properties held for sale
Depreciation and amortisation
Fair value changes on investment properties
Fair value adjustment on other receivable
Share of results of jointly controlled entities
Interest income
Loss on disposal of property, plant and equipment
Loss on acquisition of assets and assumption lofitias
Share options expense

Operating cash flows before movements in workirgteh
Decrease in properties held for sale

Decrease (increase) in other inventories

(Increase) decrease in receivables, deposits apaypments
Decrease in payables, rental deposits and acchades
Increase (decrease) in sales deposits

Cash generated from operations
Interest paid
Tax paid

Net cash from operating activities

17

2010 2009
HK$'000 HK$'000
1,069,801  1,442,68!
75,181 53,328
(34,455) -
67,063 12,285
(987,04 (1,325,668
7,914 5,868
1,872 2,557
(12,713) (8,679)
43 1 153

- 1,057

296 296
248,054 183,89:
143,956 127,439
94 (1,339
(24,035) 21,948
(47,643) (60,259
4,713 (8,611
325,139 263,070
(72,421) (53,487
(11,482) (99,624
241,236 109,959
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CONSOLIDATED STATEMENT OF CASH FLOWS - continued
FOR THE YEAR ENDED 31 DECEMBER 2010

NOTE 2010 2009
HK$'000 HK$'000
Investing activities
Net proceeds received on disposal of investmerguties 217,800 377,000
Refund (payment) of tender deposits 149,500 (149,500
Acquisition of and additional costs on propertiesdevelopment (720,936) (157)
Interest received 11,811 9,518
Receipt of repayments of loans receivable 30,135 23,526
Decrease (increase) in pledged bank deposits 51,21 (126,899
Release of restricted bank deposits - 147,175
Purchase of and additional costs on property, @adtequipment (5,014) (194,319
Increase in other receivable (49,047) (43,869
Acquisition of assets and assumption of liabilities 36 - (2,456)
Loan to a jointly controlled entity (250) (3,000
Net cash (used in) from investing activities (304,786) 37,025
Financing activities
Draw down of bank borrowings 933,815 1,877,018
Repayments of bank borrowings (732,608) (1,584,55)
Advance from (repayments to) non-controlling shaléérs 29,103 (129,294
Repayments from (advance to) non-controlling shaldsns 819 (1,839
Acquisition of additional interest in a subsidiary (900) -
Dividends paid to non-controlling shareholders ,650) (20,250
Contributions from non-controlling shareholders - 63,903
Net cash from financing activities 213,579 204,987
Net increase in cash and cash equivalents 150,029 351,971
Cash and cash equivalents at beginning of the year 1,555,069 1,202,230
Effect of foreign exchange rate changes 24,256 868
Cash and cash equivalents at end of the year
represented by bank balances and cash 1,729,3541,555,069
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
FOR THE YEAR ENDED 31 DECEMBER 2010

1.

GENERAL

The Company is a public limited company incorpedain the British Virgin Islands ("B.V.1.")
with limited liability and its shares are admittext trading on the AIM market of London Stock
Exchange plc. ("AIM"). The Company's immediate haddcompany is Charm Action Holdings
Limited, a company incorporated in the B.V.l.. Ookthe Company's intermediate holding
companies is S E A Holdings Limited ("SEA"), theasts of which are listed on The Stock
Exchange of Hong Kong Limited (the "Stock Exchang@&he directors of the Company consider
that the Company's ultimate holding company is Il@&ted. Both SEA and JCS Limited are
companies incorporated in Bermuda as exempted auegpwvith limited liability. The addresses
of the registered office and principal place ofibass of the Company are Portcullis TrustNet
Chambers, P.O. Box 3444, Road Town, Tortola, B.&ht 25th Floor, Dah Sing Financial Centre,
108 Gloucester Road, Wanchai, Hong Kong, respdgtive

The consolidated financial statements are predeimeéHong Kong dollars, which is also the
functional currency of the Company.

The Company acts as an investment holding compEmy.activities of its principal subsidiaries
are set out in note 43.

APPLICATION OF NEW AND REVISED INTERNATIONAL FINANCAL REPORTING
STANDARDS

In the current year, the Group has applied thieviohg new and revised standards, amendments
and interpretations ("new and revised IFRSs") idsoxe the International Accounting Standards
Board ("the IASB").

IFRSs (Amendments) Amendment to IFRS 5 as pdmpfovements to
IFRSs 2008

IFRSs (Amendments) Improvements to IFRSs 2009

IAS 27 (revised in 2008) Consolidated and Sepdfatancial Statements

IAS 39 (Amendments) Eligible Hedged Items

IFRS 2 (Amendments) Group Cash-settled Share-Ragahent Transactions

IFRS 3 (revised in 2008) Business Combinations

IFRIC 17 Distributions of Non-cash Assets to Ovener

Except as disclosed below, the adoption of the aeevrevised IFRSs in the current year has had
no material effect on the consolidated financiatesnents of the Group for the current or prior
accounting periods.

IFRS 3 (revised in 2008) Business Combinationsl&a®l27 (revised in 2008) Consolidated and
Separate Financial Statements
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APPLICATION OF NEW AND REVISED INTERNATIONAL FINANCAL REPORTING
STANDARDS - continued

The Group applied IFRS 3 (revised in 20@)siness Combinationsrospectively to business
combinations for which the acquisition date is ogrmafier 1 January 2010. The requirements in
IAS 27 (revised in 2008)Consolidated and Separate Financial Statementsrelation to
accounting for changes in ownership interestssnlasidiary after control is obtained and for loss
of control of a subsidiary are also applied prosipely by the Group on or after 1 January 2010.

As no business combination occurred during theectiryear, the application of IFRS 3 (revised
in 2008) had no effect on the consolidated findnstatements of the Group for the current or
prior accounting periods. Results of the Group utufe periods may be affected by future
transactions for which IFRS 3 (revised in 2008psplicable.

In respect of the Group's acquisition of additioinégrest in a subsidiary during the current year,
the application of IAS 27 (revised in 2008) hasuttesl in recognition of the difference between
the consideration received and the decrease iodinging amount of the non-controlling interests
of HK$391,000 in equity. In addition, cash consatem of HK$900,000 paid to the non-
controlling shareholders is presented as cashtlsad in financing activities.

Amendment to IAS 17 Leases

As part of Improvements to IFRSs issued in 2008 17 Leaseshas been amended in relation to
the classification of leasehold land. Before theeadment to IAS 17, the Group was required to
classify leasehold land as operating leases aptegent leasehold land as prepaid lease payments
in the consolidated statement of financial positidie amendment has removed such a
requirement. The amendment requires that the fiteggdon of leasehold land should be based on
the general principles set out in IAS 17, thatwhether or not substantially all the risks and
rewards incidental to ownership of a leased asset been transferred to the lessee.

In accordance with the transitional provisions set in the amendment to IAS 17, the Group
reassessed the classification of unexpired leadelwid as at 1 January 2010 based on
information that existed at the inception of leasesmasehold lands that qualified for finance lease
classification have been reclassified from prepeade payment to property, plant, and equipment
retrospectively. As a result of the reclassificataf prepaid lease payment with previous carrying
amount of HK$607,117,000 and HK$591,995,000 as Jdrilary 2009 and 31 December 2009
respectively to property, plant and equipment, dagrying amount of property, plant and
equipment is increased by HK$607,117,000 and HK&EHE,000 from HK$389,936,000 and
HK$680,226,000 as at 1 January 2009 and 31 Decer2bép to HK$997,053,000 and
HK$1,272,221,000 respectively. The carrying amoaifnsuch leasehold land at 31 December
2010 of HK$576,873,000 has been included in prgpetant and equipment. The application of
the amendments to IAS17 has had no impact on thertesl profit or loss for the current and
prior years.

The Group has not early applied the new and rdvisandards, amendments or interpretations
that have been issued but are not yet effectiveefixas disclosed below, the directors of the
Company anticipate that the application of the otl@v and revised standards, amendments or
interpretations will have no material impact on te@solidated financial statements of the Group.
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APPLICATION OF NEW AND REVISED INTERNATIONAL FIMNCIAL REPORTING
STANDARDS - continued

IAS 12 (Amendments) Deferred Tax: Recovery of UyidgrAssets

The amendments to IAS I2eferred Tax: Recovery of Underlying Assetainly deal with the
measurement of deferred tax for investment progerihat are measured using the fair value
model in accordance with IAS 4hvestment PropertyBased on the amendments, for the
purposes of measuring deferred tax liabilities deterred tax assets for investment properties
measured using the fair value model, the carryingunts of the investment properties are
presumed to be recovered through sale, unless thsumption is rebutted in certain
circumstances. The directors of the Company ariieiphat the application of the amendments to
IAS 12 may have a significant impact on deferredrecognised for investment properties that
are measured using the fair value method. Had ntendments been adopted for the year ended
31 December 2010, the deferred tax liabilities iovestment properties would have been
decreased and the profit for the current year aiod pear would have been increased.

SIGNIFICANT ACCOUNTING POLICIES

The consolidated financial statements have beepaped on the historical cost basis except for
investment properties, which are measured at fines, as explained in the accounting policies
set out below.

The consolidated financial statements have be@paped in accordance with International
Financial Reporting Standards.

Basis of consolidation

The consolidated financial statements incorpotiaefinancial statements of the Company and
entities controlled by the Company (its subsidsi€ontrol is achieved where the Company has
the power to govern the financial and operatingcged of an entity so as to obtain benefits from
its activities.

The results of subsidiaries acquired or disposetliong the year are included in the consolidated
income statement from the effective date of actjorsiand up to the effective date of disposal, as
appropriate.

Where necessary, adjustments are made to theciatatements of subsidiaries to bring their
accounting policies in line with those used by otinembers of the Group.

All intra-group transactions, balances, income axpenses are eliminated in full on
consolidation.
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3. SIGNIFICANT ACCOUNTING POLICIES - continued

Basis of consolidation continued

Allocation of total comprehensive income to nontaaling interests

Total comprehensive income and expense of a dabgidts attributed to the owners of the

Company and to the non-controlling interests evehis results in the non-controlling interests

having a deficit balance. Prior to 1 January 20d$ses applicable to the non-controlling interests
in excess of the non-controlling interests in thsidiary's equity were allocated against the
interests of the Group except to the extent that nbn-controlling interests had a binding

obligation and were able to make an additional stwent to cover the losses.

Changes in the Group's ownership interests intiegsubsidiaries on or after 1 January 2010

Changes in the Group's ownership interests inidialoes that do not result in the Group losing
control over the subsidiaries are accounted fargasty transactions. The carrying amounts of the
Group's interests and the non-controlling interests adjusted to reflect the changes in their
relative interests in the subsidiaries. Any diffeze between the amount by which the non-
controlling interests are adjusted and the faiueabf the consideration paid or received is
recognised directly in equity and attributed to evaof the Company.

When the Group loses control of a subsidiary, tteditpor loss on disposal is calculated as the
difference between (i) the aggregate of the falueaf the consideration received and the fair
value of any retained interest and (ii) the presiaarrying amount of the assets (including
goodwill), and liabilities of the subsidiary andyamon-controlling interests. Where certain assets
of the subsidiary are measured at revalued amaurfesr values and the related cumulative gain
or loss has been recognised in other comprehemsogme and accumulated in equity, the
amounts previously recognised in other comprehensicome and accumulated in equity are
accounted for as if the Group had directly disposkthe related assets (i.e. reclassified to profit
or loss or transferred directly to retained ears)ngd he fair value of any investment retained in
the former subsidiary at the date when controlost lis regarded as the fair value on initial
recognition for subsequent accounting under IASFa%ancial Instruments: Recognition and
Measuremenbr, when applicable, the cost on initial recogmtbf an investment in an associate
or a jointly controlled entity.

Changes in the Group's ownership interests intiegjsubsidiaries prior to 1 January 2010

Increases in interests in existing subsidiarieseviiated in the same manner as the acquisition of
subsidiaries, with goodwill or a bargain purchasendeing recognised where appropriate. For
decreases in interests in subsidiaries, regardliésshether the disposals would result in the
Group losing control over the subsidiaries, théedénce between the consideration received and
the adjustment to the non-controlling interests reasgnised in profit or loss.
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SIGNIFICANT ACCOUNTING POLICIES - continued

Jointly controlled entities

Joint venture arrangements that involve the eistabent of a separate entity in which venturers
have joint control over the economic activity oethntity are referred to as jointly controlled
entities.

The results and assets and liabilities of jointlyntrolled entities are incorporated in the
consolidated financial statements using the equéthod of accountingnder the equity method,
investments in jointly controlled entities are imity recognised in the consolidated statement of
financial position at cost and adjusted theredfieecognise the Group's share of the profit os los
and other comprehensive income of the jointly calgd entities. When the Group's share of
losses of a jointly controlled entity equals or exds its interest in that jointly controlled entity
(which includes any long-term interests that, ihsdance, form part of the Group's net investment
in the jointly controlled entity), the Group dis¢owes recognising its share of further losses.
Additional losses are recognised only to the extdrat the Group has incurred legal or
constructive obligations or made payments on bedfatat jointly controlled entity.

Any excess of the cost of acquisition over theupt® share of the net fair value of the identifabl
assets, liabilities and contingent liabilities ojoantly controlled entity recognised at the dafe o
acquisition is recognised as goodwill, which isluded within the carrying amount of the
investment.

Any excess of the Group's share of the net falwevaf the identifiable assets, liabilities and
contingent liabilities over the cost of acquisiti@fter reassessment, is recognised immediately in
profit or loss.

The requirements of IAS 39 are applied to deteenvirhether it is necessary to recognise any
impairment loss with respect to the Group's investmin a jointly controlled entity. When
necessary, the entire carrying amount of the imest (including goodwill) is tested for
impairment in accordance with IAS 3@pairment of Assetas a single asset by comparing its
recoverable amount (higher of value in use and Value less costs to sell) with its carrying
amount. Any impairment loss recognised forms péarthe carrying amount of the investment.
Any reversal of that impairment loss is recognigedccordance with IAS 36 to the extent that
the recoverable amount of the investment subselyuanteases.

When a group entity transacts with its jointly trofled entity, profits and losses resulting from

the transactions with the jointly controlled entidye recognised in the Group's consolidated
financial statements only to the extent of intesast the jointly controlled entity that are not

related to the Group.

Non-current assets held for sale

Non-current assets are classified as held for galkeir carrying amount will be recovered

principally through a sale transaction rather tharough continuing use. This condition is

regarded as met only when the sale is highly priebabd the non-current asset is available for
immediate sale in its present condition. Managemargt be committed to the sale, which should
be expected to qualify for recognition as a congualesale within one year from the date of
classification.

Investment properties that are classified as fugldale are measured at their fair values at tide e
of the reporting period. Other non-current assé&ssdied as held for sale are measured at the
lower of their previous carrying amount and faituealess costs to sell.
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SIGNIFICANT ACCOUNTING POLICIES - continued

Revenue recognition

Revenue is measured at the fair value of the deration received or receivable and represents
amounts receivable for goods sold and servicesigedvin the normal course of business, net of
discounts and sales related taxes.

Sales of properties

Revenue from sale of properties in the ordinaryrse of business is recognised when the
respective properties have been completed andedetivto the buyers. Deposits and instalments
received from purchasers prior to meeting the regenecognition criteria are recorded as sales
deposits received under current liabilities.

Others

Rental income is recognised on a straight-lineésbaser the term of the relevant lease. In the
event that lease incentives are received to emi&r operating leases, such incentives are
recognised as an asset. The aggregate benefitaritides is recognised as a reduction of rental
income on a straight-line basis, except where amnatlistematic basis is more representative of
the time pattern in which economic benefits from lgased asset are consumed.

Hotel operation and other service income are neised when services are provided.

Interest income from a financial asset is recaghighen it is probable that the economic benefits
will flow to the Group and the amount of revenue ba measured reliably. Interest income from

a financial asset is accrued on a time basis, feyaece to the principal outstanding and at the
effective interest rate applicable, which is thie that exactly discounts the estimated future cash
receipts through the expected life of the finanasset to that asset's net carrying amount on
initial recognition.

Investment properties

Investment properties, which are properties heledrn rentals and/or for capital appreciation, are
measured initially at costs, including any direcalyributable expenditure. Subsequent to initial
recognition, investment properties are measuretheit fair values using the fair value model.

Gains or losses arising from changes in the fawevaf investment properties are included in
profit or loss for the period in which they arise.

An investment property is derecognised upon didposawhen the investment property is
permanently withdrawn from use and no future ecdadranefits are expected from its disposal.
Any gain or loss arising on derecognition of theedgcalculated as the difference between the net
disposal proceeds and the carrying amount of teetass included in the profit or loss in the
period in which the item is derecognised.
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SIGNIFICANT ACCOUNTING POLICIES - continued

Property, plant and equipment

Property, plant and equipment other than propeteer development and crockery, utensils and
linens are stated at cost less subsequent accwaudaipreciation and accumulated impairment
losses, if any.

Depreciation is recognised so as to write off ¢het of items of property, plant and equipment,
other than properties under development and crgckeéensils and linens, less their residual
values over their estimated useful lives, usingstinaight-line method. The estimated useful lives,
residual values and depreciation method are redesweéhe end of each reporting period, with the
effect of any changes in estimate accounted fax prospective basis.

Initial expenditure incurred for crockery, utessdnd linens is capitalised and no depreciation is
provided thereon. The cost of subsequent replacefoerthese items is recognised in profit or
loss when incurred.

Assets held under finance leases are depreciatgdimir expected useful lives on the same basis
as owned assets or, where shorter, the term oétbeant lease.

An item of property, plant and equipment is deggised upon disposal or when no future
economic benefits are expected to arise from theimmoed use of the asset. Any gain or loss
arising on the disposal or retirement of an itenpraperty, plant and equipment is determined as
the difference between the sales proceeds andathyrgg amount of the asset and is recognised
in profit or loss.

Properties for development

Properties for development represents consideradimd other direct costs for acquisition of
leasehold interest in land held for future develepm

Properties for development are stated at costamattised to profit or loss on a straight-line basi

over the term of the relevant lease until the comsaeent of development, upon which the
remaining carrying value of the properties will tansferred to the appropriate categories
according to the management's intention of usb@ptoperties after completion of development.

Properties under development

When buildings are in the course of developmemt Hotel operation or for administrative
purposes, the amortisation of prepaid lease paygm@atvided during the construction period is
included as part of the cost of the building undenstruction. Buildings under construction are
carried at cost, less any identified impairmenséss Cost comprises development costs including
attributable borrowing costs, prepaid lease paymamid directly attributable costs capitalised
during the development period. Depreciation ofdinds commences when they are available for
use (i.e. when they are in the condition necesfaryhem to be capable of operating in the
manner intended by management).
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SIGNIFICANT ACCOUNTING POLICIES - continued

Properties under developmergontinued

When leasehold land is intended for sale in thenargt course of business after completion of
development, the leasehold land component is iedudithin the carrying amount of the
properties and is classified under current assets.

Inventories

Properties for sale

Completed properties for sale in the ordinary sewf business are stated at the lower of cost and
net realisable value. Net realisable value is detexd by reference to estimated selling price less
selling expenses.

Properties for or under development intended & after completion of development are stated
at the lower of cost and net realisable value. idatisable value is determined by reference to
estimated selling price less anticipated costsotoptetion of the development and costs to be
incurred in marketing and selling the completedpprtes.

Cost of properties comprises land cost, developmests and other direct costs attributable to the
development and borrowing costs capitalised dutimg development period that have been
incurred in bringing the properties to their preéssndition.

Other inventories

Other inventories comprising food and beveragestated at the lower of cost and net realisable
value. Cost is calculated using the weighted averagthod.

Impairment of assets

At the end of the reporting period, the Group e@d the carrying amounts of its assets to

determine whether there is any indication that éhassets have suffered an impairment loss. If
any such indication exists, the recoverable amotitihe asset is estimated in order to determine

the extent of the impairment loss, if any. If tleeaverable amount of an asset is estimated to be
less than its carrying amount, the carrying amoafthe asset is reduced to its recoverable

amount. An impairment loss is recognised immedyateprofit or loss.

Where an impairment loss subsequently reverses;atrying amount of the asset is increased to
the revised estimate of its recoverable amountsbuhat the increased carrying amount does not
exceed the carrying amount that would have beerarmd@ied had no impairment loss been
recognised for the asset in prior years. A revesbah impairment loss is recognised immediately
in profit or loss.
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SIGNIFICANT ACCOUNTING POLICIES - continued

Financial instruments

Financial assets and financial liabilities areogrdsed in the consolidated statement of financial
position when a group entity becomes a party tactimractual provisions of the instrument.

Financial assets and financial liabilities areiatly measured at fair value. Transaction cosés th
are directly attributable to the acquisition onusf financial assets and financial liabilitieg ar
added to or deducted from the fair value of theaaririal assets or financial liabilities, as
appropriate, on initial recognition.

Financial assets

The Group's financial assets are all classifielbass and receivables.
Loans and receivables

Loans and receivables are non-derivative finanasslets with fixed or determinable payments
that are not quoted in an active market. At the @nedach reporting period subsequent to initial
recognition, loans and receivables (including loeateivable, other receivable, loans to jointly
controlled entities, amounts due from non-contnglishareholders, bank deposits and cash) are
carried at amortised cost using the effective egemethod, less any identified impairment losses.

Effective interest method

The effective interest method is a method of datmg the amortised cost of a financial asset and
of allocating interest income over the relevantiquer The effective interest rate is the rate that
exactly discounts estimated future cash receiptduding all fees paid or received that form an
integral part of the effective interest rate, temi®n costs and other premiums or discounts)
through the expected life of the financial assetwihere appropriate, a shorter period to the net
carrying amount on initial recognition.

Interest income is recognised on an effectiverasiebasis.
Impairment of financial assets

Financial assets are assessed for indicators pdirment at the end of each reporting period.
Financial assets are impaired where there is abgeetvidence that, as a result of one or more
events that occurred after the initial recognitafrthe financial asset, the estimated future cash
flows of the financial assets have been affected.

Objective evidence of impairment could include:

significant financial difficulty of the issuer obanterparty; or

breach of contract, such as default or delinquémayterest and principal payments; or

it becoming probable that the borrower will entankruptcy or financial re-organisation; or
the disappearance of an active market for thah@ie asset because of financial difficulties.
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SIGNIFICANT ACCOUNTING POLICIES - continued

Financial instrumentscontinued

Financial assets continued

Impairment of financial assetscontinued

Financial assets that are assessed not to bereadpadividually are subsequently assessed for
impairment on a collective basis. Objective evideatimpairment for a portfolio of receivables
could include the Group's past experience of ctiggpayments, as well as observable changes
in national or local economic conditions that ctate with default on receivables.

An impairment loss is recognised in profit or legsen there is objective evidence that the asset is
impaired, and is measured as the difference betwWeeasset's carrying amount and the present
value of the estimated future cash flows discouatdtie original effective interest rate.

The carrying amount of the financial asset is ceduby the impairment loss directly with the

exception of loans receivable, other receivable taade receivables, where the carrying amount
is reduced through the use of an allowance accdtiminges in the carrying amount of the

allowance account are recognised in profit or I88ken a receivable is considered uncollectible,
it is written off against the allowance accountb&qguent recoveries of amounts previously
written off are credited to profit or loss.

If, in a subsequent period, the amount of the impent loss decreases and the decrease can be
related objectively to an event occurring after ithpairment loss was recognised, the previously
recognised impairment loss is reversed throughitpoof loss to the extent that the carrying
amount of the asset at the date the impairmeetviesrsed does not exceed what the amortised cost
would have been had the impairment not been resedni

Financial liabilities and equity

Financial liabilities and equity instruments issu® a group entity are classified according to the
substance of the contractual arrangements entetedand the definitions of a financial liability
and an equity instrument.

An equity instrument is any contract that evidenaeresidual interest in the assets of the Group
after deducting all of its liabilities.

Effective interest method

The effective interest method is a method of datmg the amortised cost of a financial liability

and of allocating interest expense over the relepanod. The effective interest rate is the rate
that exactly discounts estimated future cash patsngmough the expected life of the financial
liability, or, where appropriate, a shorter periodhe net carrying amount on initial recognition.

Interest expense is recognised on an effectiezast basis.
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SIGNIFICANT ACCOUNTING POLICIES - continued

Financial instrumentscontinued

Financial liabilities and equity continued

Financial liabilities

Financial liabilities including payables, amouwhse to non-controlling shareholders and bank
borrowings are subsequently measured at amort@gtdusing the effective interest method.

Equity instruments

Equity instruments issued by the Company are osmbiat the proceeds received, net of direct
iISsue costs.

Derecognition

Financial assets are derecognised when the righesceive cash flows from the assets expire or,
the financial assets are transferred and the Ghagptransferred substantially all the risks and
rewards of ownership of the financial assets.

On derecognition of a financial asset in its etyiy the difference between the asset's carrying
amount and the sum of the consideration receiveldr@reivable and the cumulative gain or loss
that had been recognised in other comprehensiveneand accumulated in equity is recognised
in profit or loss.

Financial liabilities are derecognised when théigabion specified in the relevant contract is
discharged, cancelled or expires. The differendevéxen the carrying amount of the financial
liability derecognised and the consideration paid payable is recognised in profit or loss.
Provisions

Provisions are recognised when the Group hasseprebligation as a result of a past event, and
it is probable that the Group will be required #&ttle that obligation. Provisions are measured at
management's best estimate of the expenditurereeta settle the present obligation at the end

of the reporting period, and are discounted togmesalue where the effect of the time value of
money is material.

Leasing

Leases are classified as finance leases wherfevéerims of the lease transfer substantially all th
risks and rewards of ownership to the lessee. thkkioleases are classified as operating leases.

The Group as lessor

Rental income from operating leases is recognis@dofit or loss on a straight-line basis over the
term of the relevant lease.
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SIGNIFICANT ACCOUNTING POLICIES - continued
Leasing- continued
The Group as lessee

Rentals payable under operating leases are ressmhas an expense on a straight-line basis over
the lease term, except where another systematis isasore representative of the time pattern in
which economic benefits from the leased asset@rswmed.

Leasehold land and building

When a lease includes both land and building etésnghe Group assesses the classification of
each element as a finance or an operating leaseately based on the assessment as to whether
substantially all the risks and rewards incideritalownership of each element have been
transferred to the Group. Specifically, the minimlease payments (including any lump-sum
upfront payments) are allocated between the landtlae building elements in proportion to the
relative fair values of the leasehold interestthanland element and building element of the lease
at the inception of the lease.

To the extent the allocation of the lease paymeaitsbe made reliably, interest in leasehold land
that is accounted for as an operating lease isepted as "prepaid lease payments" in the
consolidated statement of financial position andn®ortised over the lease term on a straight-line
basis except for those that are classified andumted for as investment properties under the fair
value model.

Borrowing costs

Borrowing costs directly attributable to the asgion, construction or production of qualifying
assets, which are assets that necessarily takbestastial period of time to get ready for their
intended use or sale, are capitalised as parteotctist of those assets. Capitalisation of such
borrowing costs ceases when the assets are subkyaeady for their intended use or sale.

All other borrowing costs are recognised in profioss in the period in which they are incurred.

Foreign currencies

In preparing the financial statements of eachviddial group entity, transactions in currencies
other than the functional currency of that entityr€ign currencies) are recorded in the respective
functional currency (i.e. the currency of the pnigneaconomic environment in which the entity
operates) at the rates of exchanges prevailingherdates of the transactions. At the end of the
reporting period, monetary items denominated irifpr currencies are retranslated at the rates
prevailing at that date. Non-monetary items caraedair value that are denominated in foreign
currencies are retranslated at the rates prevalinthe date when the fair value was determined.
Non-monetary items that are measured in terms stbhical cost in a foreign currency are not
retranslated.

Exchange differences arising on the settlemenmohetary items, and on the retranslation of
monetary items, are recognised in profit or losghea period in which they arise, except for
exchange differences arising on a monetary itemnftiens part of the Company's net investment
in a foreign operation, in which case, such exchaxgferences are recognised in other
comprehensive income and accumulated in equitygladon reserve) and will be reclassified
from equity to profit or loss on disposal of theeign operation.
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SIGNIFICANT ACCOUNTING POLICIES - continued

Foreign currenciescontinued

For the purpose of presenting consolidated firdratatements, the assets and liabilities of the
Group's foreign operations are translated intopitesentation currency of the Group (i.e. Hong
Kong dollars) at the rate of exchange prevailingh& end of the reporting period, and their
income and expenses are translated at the averabange rates for the year, unless exchange
rates fluctuate significantly during the periodwhich case, the exchange rates prevailing at the
dates of transactions are used. Exchange diffeseadsing, if any, are recognised in other
comprehensive income and accumulated in equitpgkaion reserve).

Equity-settled share-based payment transactions

The fair value of services received determinedrdfgrence to the fair value of share options
granted under the share option scheme of holdimgpany at the grant date is expensed on a
straight-line basis over the vesting period, wittoaesponding increase in retained profits.

At the end of each reporting period, the Groupsesy its estimates of the number of options that
are expected to ultimately vest. The impact of rbasion of the estimates during the vesting
period, if any, is recognised in profit or losstiwa corresponding adjustment to retained profits.

At the time when the share options are exercikatkited after the vesting date or are still not
exercised at the expiry date, the amount previoweglggnised will continue to be held in retained
profits.

Retirement benefit costs

Payments to defined contribution retirement bénelans, including state-managed retirement
benefit scheme and the Mandatory Provident FunceiSeh are charged as an expense when
employees have rendered service entitling theimgadntributions.

Taxation

Income tax expense represents the sum of theutagntly payable and deferred tax.

The tax currently payable is based on taxableitpimfthe year. Taxable profit differs from profit
as reported in the consolidated income statemerguse it excludes items of income or expense
that are taxable or deductible in other years afutther excludes items that are never taxable or

deductible. The Group's liability for current tax c¢alculated using tax rates that have been
enacted or substantively enacted by the end akgherting period.
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SIGNIFICANT ACCOUNTING POLICIES - continued
Taxation- continued

Deferred tax is recognised on temporary differenoetween the carrying amounts of assets and
liabilities in the consolidated financial statensemind the corresponding tax bases used in the
computation of taxable profit. Deferred tax lialis are generally recognised for all taxable
temporary differences. Deferred tax assets arergineecognised for all deductible temporary
differences to the extent that it is probable tiaaiable profits will be available against which
those deductible temporary differences can besatli Such assets and liabilities are not
recognised if the temporary difference arises fignodwill or from the initial recognition (other
than in a business combination) of other assetdiabilities in a transaction that affects neither
the taxable profit nor the accounting profit.

Deferred tax liabilities are recognised for tasallemporary differences associated with

investments in subsidiaries and interests in jo@tures, except where the Group is able to
control the reversal of the temporary differencd @ns probable that the temporary difference

will not reverse in the foreseeable future. Defertax assets arising from deductible temporary
differences associated with such investments amdests are only recognised to the extent that it
is probable that there will be sufficient taxableffis against which to utilise the benefits of the

temporary differences and they are expected taseva the foreseeable future.

The carrying amount of deferred tax assets isevestl at the end of each reporting period and
reduced to the extent that it is no longer probé#ide sufficient taxable profits will be availalite
allow all or part of the asset to be recovered.

Deferred tax assets and liabilities are measureateatax rates that are expected to apply in the
period in which the liability is settled or the asss realised, based on tax rate (and tax laveg) th
have been enacted or substantively enacted bynthefehe reporting period.

The measurement of deferred tax liabilities argketssreflects the tax consequences that would
follow from the manner in which the Group expeeisthe end of the reporting period, to recover
or settle the carrying amount of its assets arulliis. Deferred tax is recognised in profit or
loss, except when it relates to items that aregmised in other comprehensive income or directly
in equity, in which case the deferred tax is alsoognised in other comprehensive income or
directly in equity respectively.

KEY SOURCES OF ESTIMATION UNCERTAINTY
In the application of the Group's accounting pesovhich are described in note 3, management has

made judgements and estimation that have a signifiisk of causing a material adjustment to the
carrying amounts of assets within next financiarye
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KEY SOURCES OF ESTIMATION UNCERTAINTY - continde
Income tax

No deferred tax asset has been recognised inatesgpdax losses and deductible temporary
differences of HK$399,866,000 and HK$4,188,000 @209K$160,521,000 and HK$7,043,000)
respectively as it is not probable that taxabldipvall be available due to the unpredictability o
future profit streams. The realisability of the eleéd tax asset mainly depends on whether
sufficient future profits or taxable temporary difences will be available in the future. In cases
where the actual future profits generated are mbesm expected, additional recognition of
deferred tax assets may arise, which would be m@sed in the consolidated income statement
for the period in which it takes place.

Impairment of property, plant and equipment

The Group performs a review annually to determivieether hotel property with aggregate
carrying amount of HK$1,083,173,000 (2009: HK$1,B5#,000) has any indication of
impairment by considering the recoverable amourttatél building which has been determined
based on value in use. The calculation of valueise requires an estimation of future profit
generated from hotel operating cash flows discaltdearrive at the present value of the asset.
Where the actual future cash flows are less thae@®rd, a material impairment loss may arise.

Fair value of investment properties

Investment properties with carrying amount of HK#2,223,000 (2009: HK$6,267,362,000) are
stated at fair value based on the valuation peddrioy independent professional valuers. In
determining the fair value, the valuers have usedethod of valuation which involves certain
assumption of market conditions. In relying on viaduation report or making their own valuation,
the directors of the Company have exercised theigment and are satisfied that the method of
valuation is reflective of the current market caiaohs.

Valuation of properties held for sale

Management's assessment of properties held fa&r with aggregate carrying amount of
HK$1,202,357,000 (2009: HK$1,297,348,000) is basadan estimation of the net realisable
value of these properties which involves, intea;ationsiderable analyses of the recent transacted
prices of the respective properties held for s#e, current market price of properties of
comparable standard and location, the estimatets doscomplete the development, where
appropriate, and a forecast of future sales basedvailable market data and statistics. If the
actual net realisable values of the properties f@ldale are (more) less than expected as a result
of change in market condition and/or significantiaon in the budgeted development cost,
material adjustment for (reversal of) write-dowrtlod properties held for sale may result.

33



4.

VL

1 k
I ] L4 AGP ASIAN GROWTH PROPERTIES LIMITED

(Incorporated in the British Virgin Islands with limited liability)

KEY SOURCES OF ESTIMATION UNCERTAINTY - continde

Impairment of other receivable

In determining whether there is any impairmens los the carrying amount of the other receivable
of HK$350,726,000 (2009: HK$349,765,000) in relatto cost incurred on certain pieces of land
as detailed in note 23, the Group takes into c@natébn objective evidences in the estimation of
future cash flows. Where the actual future casidlare less than expected, a material impairment
loss, which is measured as the difference betwseagdset's carrying amount and the present value
of estimated future cash flows, may arise.

CAPITAL RISK MANAGEMENT

The Group manages its capital to ensure thatiesiit the Group will be able to continue as a
going concern while maximising the return to shatéérs through the optimisation of the debt
and equity balances. The Group's overall strateqyamns unchanged from prior year.

The capital structure of the Group consists ofkbbarrowings and equity attributable to the
Company's shareholders, comprising issued capdiained profits and reserves.

The directors of the Company review the capitaldtre periodically. As part of this review, the
directors consider the cost of capital and thesriaksociated with the capital. The Group will
balance its overall capital structure through tagnpent of dividends, new share issues as well as
raising of new debts or repayment of existing debts

REVENUE

The following is an analysis of the Group's rev@fom its major business activities:

2010 2009

HK$'000 HK$'000

Sale of properties 263,896 230,873
Renting of investment properties 266,736 269,672
Hotel operation 176,133 16,059
706,765 516,604
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SEGMENT INFORMATION

Information reported to the executive directorstbé Company, being the chief operating
decision maker, for the purposes of resource dllmtaand assessment of segment performance
are as follows:

Property development - development and sale ofgrt®s
Property investment - renting of investment prapsert
Hotel operation - hotel operation and management

Property investment and development activitiesiandong Kong and the People's Republic of
China (the "PRC") whereas the hotel in Hong Kongheeenced operation in November 20009.
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The following is an analysis of the Group's reveand results by reportable segment:

Segment revenues and results

For the year ended 31 December 2010

Property Property Hotel
development investment operation  Eliminations Consolidated
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
SEGMENT REVENUE
External sales 263,896 266,736 176,133 - 706,765
Inter-segment sales - 816 - (816) -
Total 263,896 267,552 176,133 =~ (816) 706,765
SEGMENT RESULTS
Segment profit (loss) 105,214 1,044,159  (6,979) 1,142,394
Interest income 12,713
Corporate expenses (2,840
Share of results of jointly
controlled entities (1,872
Finance costs (80,599
Profit before taxation _ 1,069,801
For the year ended 31 December 2009
Property Property Hotel
development investment operation  Eliminations Consolidated
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
SEGMENT REVENUE
External sales 230,873 269,672 16,059 - 516,60:
Inter-segment sales - 455 - (455) -
Total _.. 2308 20127 16059 | (459 ___516,60
SEGMENT RESULTS
Segment profit (loss) 56,371 1,484,632 (42,859 1,498,14:
Interest income 8,67:
Corporate expenses (3,408)
Share of results of jointly
controlled entities (2,557)
Finance costs (58,167)
Profit before taxation 1,442,689
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7. SEGMENT INFORMATION - continued
Inter-segment sales are at mutually agreed terms

The accounting policies adopted in preparing gportable segment information are the same as
the Group's accounting policies described in note 3

The Group does not allocate interest income, gatpoexpenses, share of results of jointly
controlled entities and finance costs to individueportable segment profit or loss for the
purposes of resource allocation and performancesasgnt by the chief operating decision
maker.

Other segment information
The following amounts are included in the meas@m@nof segment profit or loss.

For the year ended 31 December 2010

Property Property Hotel
development investment operation Consolidated
HK$'000 HK$'000 HK$'000 HK$'000
Amortisation and depreciation
- Leasehold land - - 15,122 15,122
- Properties for development 4,608 - - 4,608
- Depreciation of building, plant
and equipment 162 833 46,338 47,333
Increase in fair value of investment
properties - 927,048 - 927,048
Fair value adjustment on other
receivable 7,914 - - 7,914
Reversal of write-down of properties
held for sale 34,455 - - 34,455
Loss on disposal of property, plant and
equipment - 143 - 143

For the year ended 31 December 2009

Property Property Hotel
development investment operation Consolidated
HK$'000 HK$'000 HK$'000 HK$'000
Amortisation and depreciation
- Leasehold land - - 2,520 2,520
- Properties for development 1,253 - - 1,253
- Depreciation of building, plant
and equipment 25 822 7,665 8,512
Increase in fair value of investment
properties - 1,325,668 - 1,325,668
Fair value adjustment on other
receivable 5,868 - - 5,868
Loss on disposal of property, plant and
equipment - 153 - 153
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SEGMENT INFORMATION - continued
Geographical information

The Group operates in two principal geographicabs, Hong Kong (country of domicile) and

PRC.
The Group's revenue from external customers by rgg@bgcal location of properties is detailed
below.
2010 2009
HK$'000 HK$'000
Hong Kong 608,867 377,052
PRC 97,898 139,552
706,765 516,604

No revenue from customers for the year or the spording year contributes over 10% of the
total revenue of the Group.

The Group's information about its non-current &ssevhich exclude financial assets, by
geographical location are detailed below.

2010 2009

HK$'000 HK$'000

Hong Kong 6,710,505 5,939,029
PRC 2,539,818 1,650,812
9,250,323 7,589,841

No segment assets and liabilities are presentdtieasmformation is not reportable to the chief
operating decision maker in the resource allocatimh assessment of performance.

INTEREST INCOME

2010 2009

HK$'000 HK$'000

Interest income from second mortgage loans 3,018 4,006
Interest earned on bank deposits 8,908 3,677
Imputed interest income on loans to jointly coriedlentities 787 619
Other interest income - 371
12,713 8,673
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9. PROPERTY AND RELATED COSTS

2010 2009
HK$'000 HK$'000

Changes in completed properties and propertiesrunde

development held for sale 129,446 126,785
Costs incurred for development of properties hetdsale 28,682 27,304
Reversal of write-down of properties held for sales (34,455 -
Direct operating expenses on investment properties 31,860 35,155

155,533 189,244

10. OTHER EXPENSES

_2010 2009
HK$'000 HK$'000

Included in other expenses are:
Management fees paid to a related company 117,461 84,424
Hotel operating expenses 51,982 15,021
Legal and professional fees 5,274 10,948
Tax penalty 17,000 -

11. FAIR VALUE CHANGES ON INVESTMENT PROPERTIES
The comparative amount includes fair value chamgkeging to investment properties disposed of
and investment properties held for sale amountmgH&K$104,500,000 and HK$65,000,000
respectively.

12. FINANCE COSTS

2010 2009
HK$'000 HK$'000

Interest on:
Bank borrowings wholly repayable within 5 years 684, 34,182
Bank borrowings not wholly repayable within 5 years 35,580 26,248
75,181 60,430
Less: Amounts capitalised to property developmeojepts - (7,102)
75,181 53,328
Front end fee 4,109 1,908
Other charges 1,304 2,931
80,594 58,167
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14.

PROFIT BEFORE TAXATION

Profit before taxation has been arrived at aftargimg:

Auditor's remuneration
Directors' emoluments (Note 14)

Fair value adjustment on other receivable

Loss on disposal of property, plant and equipment
Loss on acquisition of assets and assumptionsloifities

Net foreign exchange losses

and crediting:

Gross rental income from investment properties

Less: Direct operating expenses

Net rental income

DIRECTORS' EMOLUMENTS

2010
Fee
Other emoluments
Salaries and other benefits
Retirement benefits scheme
contribution
Share-based payment expenses

Total Emoluments

2009
Fee
Other emoluments
Salaries and other benefits
Retirement benefits scheme
contribution
Share-based payment expenses

ASIAN GROWTH PROPERTIES LIMITED

(Incorporated in the British Virgin Islands with limited liability)

2010 2009
HK$'000 HK$'000
1,892 1,773
2,99¢ 3,36C
7,91« 5,86€
14z 153
- 1,057
4,360 791
P45 ) 269,672
(31,8360) (35,155
__234876  __234,51;
The emoluments paid or payable to each of theidire are as follows:
David Donald Richard David
Lu Lambert Andrew lan Other Carr
Wing Chi Lu Runciman Fletcher Prickett Mathewson _Total
HK$000 HK$000 HK$000 HK$000 HK$000 HK$000 HK$000
(Note)
239 239 239 482 1,199
1,320 1,320
24 24 132 180
- 296 296
263 263 1,748 239 482 2,995
242 242 242 265 446 1,437
1,320 127 1,447
24 24 132 180
- 296 296
266 266 1,748 242 265 573 3,360

Total Emoluments

Note: Mr. David Carr Mathewson resigned as a dinech 30 November 2009.
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15. INCOME TAX EXPENSE

ASIAN GROWTH PROPERTIES LIMITED

(Incorporated in the British Virgin Islands with limited liability)

2010 200¢
HK$'000 HKS$'00C
The charge comprises:
Current tax
Hong Kong Profits Tax 38,432 16,33:
PRC Enterprise Income Tax 31 8
PRC Land Appreciation Tax - 11,28:
38,463 27,62«
Underprovision in prior years
Hong Kong Profits Tax 41,974 1,35¢
PRC Enterprise Income Tax - 197
41,974 1,55¢
Deferred tax 165,136  210,71(
245,573 239,89

Hong Kong Profits Tax is calculated at 16.5% @f &stimated assessable profits for both years.

During the year, the Hong Kong Inland Revenue Depent ("IRD") has initiated a tax audit on
two group entities for the years of assessment2/2003 to 2008/2009. At the same time,
estimated assessments ("Protective Assessmentsthdoyear of assessment 2003/2004 were
issued to the entities. Subsequent to the endeofeporting period, Protective Assessments were
also issued for the year of assessment 2004/208&ctibns against the Protective Assessments
were lodged by the entities and against which &senve certificates totaling of HK$8,995,000
were purchased. In order to save the time of theagement and professional cost in pursuing
further, a settlement proposal has been submitietie IRD for giving up the deductibility of
certain interest costs in arriving at the assessabbfit of the relevant entity. Additional tax
liability of HK$41,974,000 for the years of assesesiis 2003/2004 up to 2009/2010 and an
estimated penalty of HK$17,000,000 calculated enbidsis of the proposed settlement have been
made in the current year's financial statements.

PRC Land Appreciation Tax was calculated at pregjve rates on the appreciated property value,
less allowable deductions in accordance with thevast PRC tax laws and regulations.

PRC Enterprise Income Tax is calculated at thesrapplicable to the respective group entities.

Details of deferred taxation are set out in nete 3
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INCOME TAX EXPENSE - continued

ASIAN GROWTH PROPERTIES LIMITED

(Incorporated in the British Virgin Islands with limited liability)

The income tax expense for the year can be reeandiom profit before taxation per
consolidated income statement as follows:
2010 2009
HK$'000 HK$'000
Profit before taxation 1,069,801 1,442,68¢
Tax charge at Hong Kong income tax rate of 16.5% 6,317 238,044
Tax effect of share of results of jointly contrallentities 309 422
Tax effect of expenses not deductible for tax paepo 22,356 9,720
Tax effect of income not taxable for tax purpose ,388) (16,424
Reversal of previously recognised deferred taxliiagds on
disposal of investment properties - (4,770)
Tax effect of tax losses not recognised 1,175 -
Utilisation of tax losses previously not recognised (722) (1,865)
Utilisation of deductible temporary differences po¢viously
recognised (471) (4,891)
PRC Land Appreciation Tax - 11,283
Effect of different tax rates of subsidiaries opedan
other jurisdiction 10,655 5,959
Underprovision of current tax in respect of prieays, net 41,974 1,556
Others 168 856
Income tax expense for the year 245,573 239,89C
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EARNINGS PER SHARE

The calculation of the basic earnings per shdriatable to the Company's shareholders is based
on the following data:

2010 2009
HK$'000 HK$'000
Earnings for the purpose of basic earnings peteshar 824,235 1,206,220
2010 2009
Number of ordinary shares for
the purpose of basic earnings per share 886,347,81286,347,812

No diluted earnings per share is presented a€tmpany did not have any potential ordinary
share in issue during both years or at the enadi eeporting period.

For the purpose of assessing the performanceeoGtioup, management is of the view that the
profit for the year should be adjusted for the faitue changes on properties recognised in profit
or loss and the related deferred taxation in argvat the "adjusted profit attributable to the

Company's shareholders". A reconciliation of thpisteéd earnings is as follows:

2010 2009
HK$'000 HK$'000

Profit attributable to the Company's shareholders a

shown in the consolidated income statement 824,2351,206,22(
Fair value changes on investment properties (937§,04(1,325,663
Deferred tax thereon 162,129 200,45(
Adjusted profit attributable to the Company's shatders 59,316 81,00z

Basic earnings per share excluding fair value charmm
properties net of deferred tax HK$0.07 HK$0.09

The denominators used in the calculation of adgistarnings per share are the same as those
detailed above.

DIVIDENDS

No dividends were paid or declared during the reggbperiod. The directors do not recommend
the payment of any final dividend.
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18. INVESTMENT PROPERTIES

Hong Kong PRC
Medium- Medium-
Long lease term lease Long lease term lease Total

HK$'000 HK$'000 HK$'000 HK$'000 HK$'000

At 1 January 2009 428,000 3,570,000 1,334,600 204,102 5,536,702
Fair value changes 169,500 1,100,000 50,494 5,674 1,325,668
Disposals (352,500 - - - (352,500)
Reclassification to asset held

for sale (245,000 - - - (245,000)
Exchange adjustments - - 2,164 328 2,492
At 31 December 2009 - 4,670,000 1,387,258 210,104 6,267,362
Fair value changes - 830,000 79,820 17,228 927,048
Exchange adjustments - - 50,105 7,708 57,813
At 31 December 2010 - 5,500,000 1,517,183 235,040 7,252,223

All of the Group's property interests are held emdperating leases to earn rentals and/or for
capital appreciation purpose. These propertiesraasured using the fair value model and are
classified and accounted for as investment pragerti

The fair value of investment properties at the ehthe reporting periods had been arrived at on
the basis of valuation carried out at those dateSdwills Valuation and Professional Services
Limited ("Savills"), a firm of Chartered Surveyor®t connected with the Group. Sauvills,
recognised by The Hong Kong Institute of Surveydiss appropriate qualifications and recent
experience in the valuation of properties in tHevant locations.

The valuation, which conforms to the appropriaetions of both the current Practice Statements,
and United Kingdom Practices Statements containetthé RICS Valuation Standards (January
2008), 6th Edition published by the Royal Instbutiof Chartered Surveyors in the United
Kingdom (the "RICS"), was arrived at on the bagisapitalisation of net income.
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19. PROPERTY, PLANT AND EQUIPMENT
Land in
Hong Kong under
medium-term lease Furniture,
and hotel building fixtures Crockery,
Under Plant and and Motor Leasehold utensils
development Completed machinery  equipment vehicles improvements and linens Total
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
COST
At 1 January 2009
As previously stated 387,587 - - 2,830 756 43 - 391,216
Prior year adjustment in
accordance with
amendment to IAS 17 607,117 - - - - - - 607,117
As restated 994,704 - - 2,830 756 43 - 998,333
Exchange adjustments - - - 5 1 1 - 7
Additions 274,339 - - 6,304 1,297 1,195 3,214 286,349
Reclassification (1,269,043 1,116,051 46,746 25,509 - 80,737 - -
Disposals - - - (433) - - - (433)
At 31 December 2009
(restated) - 1,116,051 46,746 34,215 2,054 81,976 3,214 1,284,256
Exchange adjustments - - - 76 60 43 - 179
Additions - - - 2,544 1,462 - 1,008 5,014
Disposals - - - (981) - - - (981)
At 31 December 2010 - 1,116,051 46,746 35,854 3,576 82,019 4,222 1,288,468
DEPRECIATION
At 1 January 2009 - - - 975 262 43 - 1,280
Exchange adjustments - - - 1 1 1 - 3
Provided for the year - 4,697 779 1,730 247 3,579 - 11,032
Eliminated on disposals - - - (280) - - - (280)
At 31 December 2009 - 4,697 779 2,426 510 3,623 - 12,035
Exchange adjustments - - - 28 17 14 - 59
Provided for the year - 28,181 4,674 8,682 516 20,402 - 62,455
Eliminated on disposals - - - (838) - - - (838)
At 31 December 2010 - 32,878 5,453 10,298 1,043 24,039 - 73,711
CARRYING VALUES
At 31 December 2010 _____- _L083173 41203 25556 _ 2533  __57.980 _ 4222 1214757
At 31 December 2009
(estated) - _L111354 45967 31789 _ 1544  __78353 _ 3214 1272221
At 1 January 2009
(restated) 994,704 - - 1,855 494 - - 997,053

The above items of property, plant and equipmeatdepreciated on a straight-line basis after
taking into account their estimated residual vakethe following rates per annum:

Leasehold land Over the lease terms ranging frogedgs to 45.5 years

Completed hotel building 40 years
Plant and machinery 10%
Furniture, fixtures and equipment 25%
Motor vehicles 25%
Leasehold improvements 25%
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20. PROPERTIES FOR DEVELOPMENT
2010 2009

HK$'000 HK$'000
COST
At 1 January 50,846 50,632
Addition 720,936 157
Exchange adjustments 18,024 57
At 31 December 789,806 50,846
AMORTISATION
At 1 January (1,890 (637)
Provided for the year (4,608 (1,253
Exchange adjustments (145) -
At 31 December (6,643 (1,890
CARRYING VALUE
At 31 December 783,163 48,956

The carrying amount represents the Group’s cosgttefest in certain pieces of lands located in
the PRC to be held for future development. Howetlez,legal title of the land use rights has not
yet been transferred to the Group.

The carrying amount is amortised on a straigle-basis over the lease term of 40 to 70 years of
the leasehold land.

21. INTERESTS IN JOINTLY CONTROLLED ENTITIES

2010 2009

HK$'000 HK$'000

Cost of unlisted investments in jointly controlietities 3,875 3,859
Share of post-acquisition reserves (3,695) (2,557
180 1,302

Loans to jointly controlled entities 40,319 39,311
40,499 40,613
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21. INTERESTS IN JOINTLY CONTROLLED ENTITIES - cantied

As at 31 December 2010 and 2009, the Group hadests in the following significant jointly
controlled entities:

Place/country of Effective percentage
Form of business  incorporation/ Class of equity  of equity interest held
Name of entity structure operation interest by the Group Principal activity
Hong Kong Lawdion Incorporated Hong Kong Ordinary shares 50 Investment
(Property) Limited holding
Leiyang Shunhua Real Estate  Established PRC Registered capital 50 Property
Development Ltd.# development

# English translation of the entity's official name

The summarised financial information in respecthef Group's interests in the jointly controlled
entities which are accounted for using the equigghad is set out below:

2010 2009

HK$'000 HK$'000

Current assets ::gggzzl ::g%:3:1:2
Non-current assets :::iééé :::i,ggg
Current liabilities Iggg:lg ::ézlgzlézg
Non-current liabilities ::é:1§:2§:5 ::%225:2:9
Income recognised in profit or loss N :1929,:915 I :2:
Expenses recognised in profit or loss :::::2:1:,787 :::%,:553
Other comprehensive income 734 -

Loans to jointly controlled entities are unsecuiaterest-free and with no fixed repayment terms.
As it is the Group's intention not to demand repagnwithin one year, the amounts are classified
as non-current assets.

On application of International Accounting Stardl8® "Financial Instruments - Recognition and
Measurement", the fair value of the loans advartoepintly controlled entities is determined
based on effective interest rate of 2% per annunmibial recognition. The difference between
the principal amount and the fair value of the axtes, determined on initial recognition, deemed
to be capital contributed to jointly controlled iies, is included as part of the cost investmamts
jointly controlled entities.
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Second mortgage loans

Unsecured loans

LOANS RECEIVABLE

ASIAN GROWTH PROPERTIES LIMITED

(Incorporated in the British Virgin Islands with limited liability)

2010
HK$'000

36,100
47

2009
HK$'000

66,205
_

23.

24,

Analysed for reporting purposes:
Current assets 1,755 3,073
Non-current assets 34,392 63,209

The loans bear interest at Hong Kong Prime Ratieaaa repayable by installments over a period
of 20 years or as stipulated in the respectiveeaagests.

The second mortgage loans are secured by ceeselold properties of the borrowers.
The effective interest rate of the loans recewa®b.0% (2009: 5.0%) per annum.

Loans receivable balances which are past duesatrid of the reporting period are minimal and
are not considered impaired. In determining theverability of the loans receivable, the Group
considers, among other factors, any change in \@ltiee properties securing the loans.

The concentration of credit risk is limited duethe customer base being large and unrelated. No
single loan receivable is individually material.

OTHER RECEIVABLE

Other receivable represents expenses totalling 384895,000 (2009: HK$343,433,000)

incurred for the excavation, relocation arrangemmamd infrastructure works on certain pieces of
lands in Nanjing of the PRC and is wholly refuneafsbm the relevant PRC local government as
detailed in note 36. Based on the latest developroéthe time schedule for auction of the

relevant lands, the directors estimate that theivable will be recovered by 31 December 2012.
Accordingly, the full amount at its carrying valoé HK$350,726,000 which is arrived at based
on an effective interest rate of 2% is reclassifedon-current asset.

PROPERTIES HELD FOR SALE

Properties under development are expected to dised in more than twelve months after the
end of the reporting period.
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RECEIVABLES, DEPOSITS AND PREPAYMENTS

2010 2009

HK$'000 HK$'000

Trade receivables 9,698 4,203
Accrued income, deposits and prepayments 116,335 242,425
126,033 246,628

Included in accrued income, deposits and prepaignan 31 December 2009 are deposits of
HK$149,500,000 paid for the tendering of certaiecps of lands situated in the PRC. The
deposits were refunded during the current yeamuonessful tendering of the lands.

Trade receivables mainly comprise of rental reddevdrom tenants for the use of the Group’s
properties and receivable from corporate custoraeds travel agents. No credit is allowed to
tenants. Rentals are payable upon presentatioaroddd notes. Average credit period of 30 days
is allowed to corporate customers and travel agents

Receivables from sale of properties are payalderding to the payment terms of each individual
contract and have to be fully settled before thadfer of legal title of the related propertieshe
customers.

All trade receivables at the end of the reporpegiod are aged less than 60 days. The Group does
not hold any collateral over these balances.

Before granting credit to any customer, the Grogps an internal credit assessment system to
assess the potential customers’ credit quality defines credit limits by customers. Trade
receivables of HK$4,790,000 (2009: HK$2,483,0000hat end of the reporting period which are
past due for a period of 1 to 30 days are not dened impaired as these debtors have good
repayment history.

AMOUNTS DUE FROM/TO NON-CONTROLLING SHAREHOLDER

The balances are unsecured, interest-free angtaklgaon demand.

PLEDGED BANK DEPOSITS

The deposits carry fixed interest rates rangirgmfr0.1% to 0.4% (2009: 0.1% to 1.5%) per
annum and are pledged to secure short-term bam&viogs.
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BANK BALANCES AND CASH

Bank balances and cash comprise cash held by thepGand short-term bank deposits which
carry fixed interest rates ranging from 0.1% to%.22009: 0.1% to 1.2%) per annum with
maturity period of three months or less.

The Group’s bank balances and cash that are deatedi in currencies other than the functional
currencies of the relevant group entities are gebelow:

2010 2009

HK$’000 HK$'000
Hong Kong dollars ___1319 28613
United States dollars 3954 ___ 18,007
Renminbi __ 354,200 T

INVESTMENT PROPERTIES HELD FOR SALE

On 25 November 2009, the Group entered into areesgent for the disposal of certain
investment properties at a consideration of HK$2a@6,000. The transaction was completed
during the year. The liabilities associated wité thsposal of the investment properties at the end

of the preceding reporting period are as follows:

HK$’000

Sale deposit received 24,500
Rental deposit received 2,700
27,200
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PAYABLES, RENTAL DEPOSITS AND ACCRUED CHARGES

2010 2009

HK$'000 HK$'000

Trade payables 2,294 2,383
Rental deposits 73,429 69,980
Other payables, other deposits and accrued charges 199,613 280,803
275,336 353,166

Included in other payables, other deposits anduadccharges is an amount of HK$94,743,000
(2009: HK$130,109,000) payable to contractors foe tost in relation to the excavation,
relocation arrangements and infrastructure worksestain pieces of the lands as detailed in note
36.

The rental deposits to be settled after twelvethwfrom the end of the reporting period based on
the respective lease terms amount to HK$50,9342009: HK$53,010,000).

PROVISIONS
2010 2009
HK$'000 HK$'000
At 1 January 6,047 6,807
Exchange adjustments 179 10
Reversed during the year (1,361 (770)
At 31 December 4,865 6,047

The provisions represent the outstanding compenmsgbayable to the former owners for

possession of their properties for redevelopmerthbyGroup. The compensation is either settled
in cash or an equivalent value of the Group's pt@sein other locations or the redeveloped
properties as agreed between the relevant pameghe Group. The compensation payable is
estimated by the directors based on the releva@t f#&utory requirements.

51



Pl

l_‘-|; AGP

ASIAN GROWTH PROPERTIES LIMITED

(Incorporated in the British Virgin Islands with limited liability)

32. BANK BORROWINGS
201( 2009
HK$'00C HK$’000
Secured 2,828,125 2,698,623
Unsecured 200,000 100,000
3,028,125 2,798,623
The bank borrowings are repayable as follows:
On demand or within one year 1,258,898 671,685
More than one year, but not exceeding two years ,1503 820,909
More than two years, but not exceeding five years 37,230 1,112,960
More than five years 528,840 193,069
3,028,125 2,798,623
Less: Amounts due for settlement within 12 months
shown under current liabilities (1,25388) (671,689
Amounts due for settlement after 12 months __1,768,22 2,126,938
The effective interest rates of these variable-tadrrowings range from 0.7% to 5.9% (2009:
0.7% to 7.8%) per annum.
All bank borrowings are denominated in the funasibcurrencies of the relevant group entities.
33. SHARE CAPITAL
2010 2009
HK$'000 HK$'000
Authorised:
1,300,000,000 ordinary shares of US$0.05 each 506,313 506,313
Issued and fully paid:
886,347,812 ordinary shares of US$0.05 each 44,317 345,204 345,204
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34. DEFERRED TAXATION

The following are the major deferred tax liabdgi(assets) recognised and movements thereon
during the current and prior reporting periods:

Fair value
Accelerated Fair value o Effective adjustments on
tax investment rental acquisition o Tax

depreciation properties income subsidiaries losses Total

HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000

At 1 January 2009 1,959 151,930 12,509 10,333 (11,388 165,343

Exchange adjustments - 136 21 - (11) 146
Charge (credit) to profit

or loss 22,627 200,450 1,699 (2,769 (11,297 210,710

At 31 December 2009 24,586 352,516 14,229 7,564 (22,699 376,199

Exchange adjustments - 3,804 517 - (104) 4,217
(Credit) charge to profit

or loss (2,198 162,129 955 (3,960 8,210 165,136

At 31 December 2010 22,388 518,449 15,701 3,604 (14,590 545,552

For the purpose of presentation of the consoldiatatement of financial position, deferred tax
assets and liabilities have been offset and showlerunon-current liabilities.

At 31 December 2010, the Group has unused taxedossf HK$485,448,000 (2009:
HK$284,766,000) available for offset against futymfits. A deferred tax asset has been
recognised in respect of HK$85,582,000 (2009: HK$225,000) of such losses. No deferred tax
asset has been recognised in respect of the remaiti$399,866,000 (2009: HK$160,521,000)
as it is not probable that taxable profit will beadable due to the unpredictability of future prof
streams.

At 31 December 2010, the Group has deductible oeang differences in respect of depreciation
of properties of HK$4,188,000 (2009: HK$7,043,009). deferred tax asset has been recognised
in relation to such deductible temporary differeaseit is not probable that taxable profit will be
available against which the deductible temporaffgdinces can be utilised.
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35. FINANCIAL INSTRUMENTS

(@)

(b)

Categories of financial instruments

2010 2009
HK$'000 HK$'000
Financial assets
Loans and receivables (including cash and caslvaigumis) 2,440,070 2,331,727
Financial liabilities
Financial liabilities at amortised cost 3,286,541 3,107,139

Financial risk management objectives and pesdici

The directors of the Company have overall respwlitgi for the establishment and
oversight of the Group's risk management framewdike Group's risk management
policies are established to identify and analyse tisks faced by the Group, to set
appropriate risk limits and controls to monitorkesand adherence to market conditions
and the Group's activities. The Group, throughrasing and management standards and
procedures, aims to develop a constructive commeironment in which all employees
understand their roles and obligations. The dirsotd the Company monitor and manage
the financial risks relating to the operations lod {Group to ensure appropriate measures
are implemented on a timely and effective manndres€ risks include market risk
(including currency risk and interest rate riskgdit risk and liquidity risk.

The Group's overall strategy remains unchanged fyoor year.
Market risk

0] Foreign currency risk

Certain subsidiaries of the Company have foreigmenicy denominated monetary
assets, which expose the Group to foreign curreisky The Group currently does
not have a policy to hedge the foreign currency oeype. However, the
management monitors the related foreign currenagtdltion closely and will
consider entering foreign exchange forward congréethedge significant portion
of the foreign currency risk should the need arise.

The carrying amounts of the foreign currency deinated monetary assets at the
end of the reporting period in the respective grenjities are as follows:

2010 2009

HK$'000 HK$'000

Hong Kong dollars 13,196 28,613
United States dollars 3,954 78,007
Renminbi 354,200 -
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35. FINANCIAL INSTRUMENTS - continued

(b) Financial risk management objectives and padicicontinued

Market risk- continued

(i)

(ii)

Foreign currency risk continued

The loans for foreign operations within the Gral@t form part of the Group's net
investment in foreign operations, and are denoradthah foreign currency, other
than the functional currency of the respective ifpreentities, the Hong Kong
dollars and United States dollars, at the end efrdporting period amounted to
HK$184,805,000 (2009: HK$163,206,000) and HK$92,808 (2009:
HK$92,541,000) respectively.

Sensitivity analysis

The following table details the Group's sensiit a 5% (2009: 5%) appreciation
in the functional currencies of the relevant suiasids, Renminbi and Hong Kong
dollars, relative to the foreign currencies of tledevant subsidiaries, the Hong
Kong dollars, United States dollars and Renminthier& would be an equal and
opposite impact where Renminbi and Hong Kong delaeaken 5% (2009: 5%)
against the relevant currencies.

Decrease in
profit for the year Increase in equity
2010 2009 2010 2009
HK$'000 HK$'000 HK$000 HK$'000
Hong Kong dollars 660 1,431 9,240 8,160
United States dollars 198 - 4,640 4,627
Renminbi 17,710 - - -

Since Hong Kong dollars are pegged to United Stdtalars under the Linked
Exchange Rate System, management does not expgcsigmficant foreign
currency exposure in relation to the exchangefhatéuation between Hong Kong
dollars and United States dollars.

Interest rate risk

The Group is exposed to cash flow interest radk m relation to variable-rate
borrowings, loans receivable, bank balances andsitspThe directors consider that
the interest rate risk on bank balances and depasi insignificant as they are
subject to minimal interest rate fluctuation, admogly, no sensitivity analysis is
performed. The Group's cash flow interest rate isskainly concentrated on the
fluctuation of Hong Kong Interbank Money Market @ffRate, Hong Kong Prime
Rate and the People's Bank of China lending ratéherbank borrowings, and
Hong Kong Prime Rate on the loans receivable.

The Group currently does not have an interestawtg hedging policy. However,

management monitors the interest exposure anctenlsider hedging interest rate
risk exposure should the need arise.
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35. FINANCIAL INSTRUMENTS - continued

(b) Financial risk management objectives and padicicontinued

Market risk- continued

(ii)

Interest rate risk continued

Sensitivity analysis

The sensitivity analysis below has been determibased on the exposure to
interest rates in relation to the Group's variabke bank borrowings and loans
receivable at the end of the reporting period. amalysis is prepared assuming the
amount of asset and liability outstanding at thd ehthe reporting period was
outstanding for the whole year. A 50 basis pointsaase or decrease represents
management's assessment of the reasonably padsédrige in interest rates.

If interest rates had been 50 basis points higheeft and all other variables were
held constant, the Group's profit for the year en8& December 2010 would
decreasel/increase by HK$14,960,000 (2009: profitcredese/increase by
HK$13,662,000).

Credit risk

The Group's maximum exposure to credit risk inglient of the counterparties' failure to
perform their obligations at the end of the repgrtperiod in relation to each class of
recognised financial assets is the carrying amotititose assets as stated in the consolidated
statement of financial position. In order to mirsmthe credit risk, management of the Group
has monitoring procedures to ensure that follovacion is taken to recover overdue debts.
In addition, the Group reviews the recoverable amhofi each individual debt at the end of
each reporting period to ensure that adequate impat losses are made for irrecoverable
amounts. In this regard, the directors of the Campmnsider that the Group's credit risk is
significantly reduced.

At 31 December 2010, the Group has concentratiosredit risk on loans to jointly
controlled entities and other receivable from twargerparties.

Although the placing of deposits are concentraiedcertain banks, the credit risk on the
deposits is limited because the counterpartiebcanmesed banks.

The Group has no other significant concentratibaredit risk with exposure spread over a
number of counterparties and customers.
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35. FINANCIAL INSTRUMENTS - continued

(b)

Financial risk management objectives and pedicicontinued
Liquidity risk

Ultimate responsibility for liquidity risk managemt rests with the directors of the
Company, which have built an appropriate liquidisk management framework for the
management of the Group's short, medium and lomg-tunding and liquidity
management requirements. The Group manages liguidk by maintaining adequate
reserves, banking facilities, and by continuouslgnitoring forecast and actual cash
flows.

The following table details the Group's remaintwntractual maturity for its financial
liabilities based on the agreed repayment terme.t@hle has been drawn up based on the
undiscounted cash flows of financial liabilitiesdaon the earliest date on which the Group
can be required to pay. The table includes bo#reast, estimated based on interest rate at
the end of the reporting period, and principal déshs.

Weighted
average 3 months 6 months 9 months Total
effective Within to to to Over  undiscounted Carrying
interest rate 3 months 6 months 9 months 12 months 1 year cash flows amount
% HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
At 31.12.2010
Payables and deposits
received - 199,102 6,024 4,397 3,056 50,934 263,513 263,513
Amounts due to non-
controlling
shareholders - 68,332 - - - - 68,332 68,332
Variable rates bank
borrowings 2.6 489,106 761,985 29,050 41,927 2,096,185 3,418,253 3,028,125
756,540 768,009 33,447 44,983 2,147,119 3,750,098 3,359,970
Weighted
average 3 months 6 months 9 months Total
effective Within to to to Over  undiscounted Carrying
interest rate 3 months 6 months 9 months 12 months 1 year cash flows amount
% HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
At 31.12.2009
Payables and deposits
received - 274,748 3,654 3,992 5,836 55,710 343,940 343,940
Amount due to a non-
controlling
shareholder - 37,256 - - - - 37,256 37,256
Variable rates bank
borrowings 21 566,995 27,372 30,582 88,801 2,259,767 2,973,517 2,798,623
878,999 31,026 34,574 94,637 2,315,477 3,354,713 3,179,819

The amounts included above for variable rate Hamkowings are subject to change if
changes in variable interest rates differ to thestamates of interest rates determined at
the end of the reporting period.

57



[

1 k
I ] L4 AGP ASIAN GROWTH PROPERTIES LIMITED

35.

36.

(Incorporated in the British Virgin Islands with limited liability)

FINANCIAL INSTRUMENTS - continued
(c) Fair value measurement of financial instruments

The fair value of financial assets and finanaalbilities are determined in accordance with
generally accepted pricing models which is basedissounted cash flows analysis using the
relevant prevailing market rates as input.

The directors consider that the carrying amouhtinancial assets and financial liabilities
recorded at amortised cost in the consolidatechdiah statements approximate their fair
values.

ACQUISITION OF ASSETS AND ASSUMPTION OF LIABITIES

On 31 May 2009, the Group acquired certain assetsnly a receivable from a PRC local
government and assumed certain liabilities, mapdyable to contractors and amount due to a
shareholder through acquisition of 51 per centr@ste in Nanjing Hushu Ecology Travel
Development Co., Ltd.,, a company established in BRC (“Nanjing Company”) at a
consideration of HK$11,566,000. The excess of thesicleration over the net assets acquired
representing pre-acquisition operating expensesNaifijing Company of HK$1,057,000 is
recognised as loss on acquisition.

HK$’000

Net cash outflow arising on acquisition:
Consideration paid (11,569
Bank balances and cash acquired 9,110
(2,456

Prior to the acquisition, Nanjing Company had med a total amount of HK$298,110,000, for

the excavation, relocation arrangements and imfreistre works on certain pieces of land in
Hushu, Nanjing. The amount, together with furthests to complete the work, are wholly

refundable out of the proceeds from tendering daliptauctions of certain portion of the land.

Nanjing Company will then be awarded the portionhef land at a fixed price if the auction price

is below the fixed price or else the excess oftexeeds from the auction above the fixed price
will be awarded to the Nanjing Company.

At the date of acquisition, payable to contractomrs the work performed amounted to
HK$120,199,000.
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MAJOR NON-CASH TRANSACTION

In the preceding year, amount due from the joariture partner and the jointly controlled entity
totalling HK$39,537,000 previously classified undeceivables, deposits and prepayments were
reclassified to loan to a jointly controlled entitgon acquisition of the jointly controlled entity.
OPERATING LEASE ARRANGEMENTS

The Group as lessee

Minimum lease payments paid under operating leaséng the year are HK$624,000 (2009:
HK$389,000).

At the end of the reporting period, the Group hasnmitments for future minimum lease
payment under non-cancellable operating leasesspect of rented premises which fall due as
follows:

2010 2009

HK$'000 HK$'000

Within one year 810 222
In the second to fifth years inclusive 932 108
1,742 330

Leases are negotiated for the range of 1 to Fy@A09: 1 to 2 years) with fixed monthly rentals.

The Group as lessor

Majority of the Group's investment properties wiegsed out under operating leases.

Certain properties held for sale are temporaabsed with rental income earned during the year
of HK$12,015,000 (2009: HK$16,551,000) includeaiher income.

At the end of the reporting period, the Group badtracted with tenants for the following future
minimum lease payments:

2010 2009

HK$'000 HK$'000

Within one year 241,174 240,058
In the second to fifth years inclusive 394,965 453,196
Over five years 467,746 498,154
1,103,885 1,191,408

The Group is entitled to, in respect of a leaseljitehal rental based on specified percentage of
revenue earned by the tenant in addition to thei@minimum lease payments.

The lease terms of the remaining leased propedime from 1 to 16 years (2009: 1 to 17 years).
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39.

40.

PLEDGE OF ASSETS

At the end of the reporting period, the Group p#tiged the following assets to secure banking
facilities granted to the Group:

(a) Fixed charges on investment properties with aggregate carrying value of
HK$6,990,154,000 (2009: HK$5,449,090,000) togethith a floating charge over all the
assets of the properties owning subsidiaries andflbe accrued to the relevant properties.

(b) Fixed charges on hotel properties with aggeegarrying values of HK$1,083,173,000 (2009:
HK$1,111,354,000) together with a floating chargercall the assets of the properties owning
subsidiaries and benefits accrued to the relevamepties.

(c) Fixed charges on properties under development fogldale with an aggregate carrying
value of HK$610,175,000 (2009: HK$603,363,000).

(d) Bank deposits of HK$264,103,000 (2009: HK$328,800).

SHARE-BASED PAYMENTS

Share Option Scheme of the Company

The share option scheme of the Company (the "SOat@®n Scheme") was approved by the
shareholders of SEA pursuant to a resolution passe@7 May 2010 and by the board of
directors of the Company (the "Board") on 28 Mayl@0The Share Option Scheme came into
effect on 16 August 2010 (the "Adoption Date") ugatillment of the conditions contained in
the Share Option Scheme. Unless terminated easli¢he Board, the Share Option Scheme shall
be valid and effective for a term of 10 years ubbilAugust 2020.

The purpose of the Share Option Scheme is to peowidflexible means to recognise and
acknowledge the performance and/or contributioanyf (i) director or employee of the Company
or any of its affiliates; (ii) representative, mgeg agent, contractor, advisor, consultant,
distributor or supplier engaged by the Companyror af its affiliates; (iii) customer, promoter,
business ally or joint-venture partner of the Comypar any of its affiliates; or (iv) trustee of any
trust established for the benefit of employeeshef€Company or any of its affiliates (together, the
"Eligible Participants").

Under the Share Option Scheme, the Board (or amnutiee delegated by the Board) may offer
to the Eligible Participants options to subscribe $hares of the Company at a price at least the
highest of (i) the closing price of the share af thompany on AIM on the date of grant of the
option; (i) the average of the closing price oé thhare of the Company on AIM on the five
business days immediately preceding the date ot gfathe option; and (iii) the par value of the
share of the Company.
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SHARE-BASED PAYMENTS - continued

Share Option Scheme of the Comparmpntinued

No option may be granted to an Eligible Partictpahich, if exercised in full, would result in the
total number of shares issued and to be issued epentise of the options already granted or to
be granted to such Eligible Participant in any 1@ath period, exceeding 1% of the shares of the
Company then in issue. Any further grant of opieweeding such limit is subject to the approval
of the shareholders of SEA in general meeting. dditeon, for any grant of options to a
substantial shareholder and/or an independent recuéve director of the Company or SEA or
any of their respective associates, and wheredfa number of shares issued and to be issued
upon exercise of all options granted or to be @@rto such person in any 12-month period
exceeding 0.1% of the shares of the Company thessire and with an aggregate value exceeding
HK$5 million (or its equivalent amount in BritistoBnd), then the proposed grant is also subject
to the approval of the shareholders of SEA in galn@eeting.

Options granted must be taken up within 28 daysfthe date of grant upon payment of HK$10

(or its equivalent amount in British Pound or Uditgtates dollars). The period during which an

option may be exercised is determined by the B@@r@ny committee delegated by the Board) at

its absolute discretion, save that no option magx®ercised more than 10 years after it has been
granted. Unless otherwise determined by the Baar@rfy committee delegated by the Board) at

its sole discretion, there is no minimum perioddrich an option must be held before it can be

exercised.

No option was granted since the Adoption Datewmtb 31 December 2010.

Share Award Scheme of the Company

The share award scheme of the Company (the "Shasrd Scheme") was approved by the
shareholders of SEA pursuant to a resolution passeét¥ May 2010 and by the Board on 28 May
2010. The Share Award Scheme came into effect erAttoption Date upon fulfillment of the
conditions contained in the Share Award Schemeess$nterminated earlier by the Board, the
Share Award Scheme shall be valid and effectivaftarm of 15 years until 15 August 2025.

The purpose of the Share Award Scheme is to prosidi#exible means to recognise and
acknowledge the performance and/or contributiorthef Eligible Participants. Under the Share
Award Scheme, the Board (or any committee delegatedhe Board) may at its absolute
discretion grant awards, which may comprise (a) shares of the Company; (b) existing shares
of the Company in issue and is listed on AIM frame to time; (c) cash in lieu of the shares of
the Company; or (d) a combination of (a), (b) acd (0 any Eligible Participant as it thinks fit
and appropriate and subject to the terms and dondibf the Share Award Scheme. No award
may be granted under the Share Award Scheme #dbesgate number of shares which may be
issued and/or transferred upon vesting of all antdihg awards granted under the Share Award
Scheme and any other share award scheme of the @&gyngnd which may be issued upon
exercise of all outstanding options granted andydte exercised under any share option scheme
of the Company, exceed 30% of the shares of thep@aynin issue from time to time.

No award was granted since the Adoption Date gnid 31 December 2010.
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SHARE-BASED PAYMENTS - continued

Share Option Scheme of SEA

SEA approved and adopted an employee share ogitlame (the "SEA Share Option Scheme")
on 19 August 2005 for the primary purpose of primgdincentive to directors and eligible

employees. The SEA Share Option Scheme shall be antl effective for a term of 10 years
until 24 August 2015.

Under the SEA Share Option Scheme, the boardrettdirs of SEA may offer to any director or
full time employee/chief executive of SEA, or anlits subsidiaries, options to subscribe for
shares in SEA at a price at least the highest)@ahéi nominal value of the share of SEA,; (ii) the
average of the closing price of the share of SEAhenStock Exchange on the five business days
immediately preceding the date of grant of theaptand (iii) the closing price of the share of
SEA on the Stock Exchange on the date of grariteobption.

No option may be granted to an eligible partictpahich, if exercised in full, would result in the
total number of shares issued and to be issued epencise of the options already granted or to
be granted to such eligible participant in any 1@ath period, exceeding 1% of the shares of SEA
then in issue. Any further grant of option excegdsuch limit is subject to the approval of the
shareholders of SEA in general meeting. In addition any grant of options to a substantial
shareholder and/or an independent non-executieetdr of SEA or its subsidiaries or any of
their respective associates, and where the totabeu of shares issued and to be issued upon
exercise of all options granted or to be grantesutth person in any 12-month period exceeding
0.1% of the shares of SEA then in issue and witlaggregate value exceeding HK$5 million,
then the proposed grant is also subject to theoapprof the shareholders of SEA in general
meeting.

Options granted must be taken up within 28 daysftiee date of grant upon payment of HK$10.

The period during which an option may be exercisedetermined by the board of directors of

SEA at its absolute discretion, save that no opti@y be exercised more than 10 years after it
has been granted. Unless otherwise determined débdlard of directors of SEA at its sole

discretion, there is no minimum period for which aption must be held before it can be

exercised.

On 31 December 2008, SEA has granted share opgtoaslirector of the Company entitling the
holder to subscribe for 2,000,000 shares of SEAnagxercise price of HK$2.262 per share. The
vesting period is from 31 December 2008 to 30 Ddxmer2010.

None of these share options were lapsed or ererciaring the year. In addition, no option was
granted during the year.
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SHARE-BASED PAYMENTS - continued

Share Option Scheme of SEAontinued

The option is exercisable within a term of two ngeeommencing from 31 December 2010. The
directors determined the fair value of the shargoapwith reference to the calculation made by
an independent professional valuer to be HK$592,00@ fair value was calculated using the
Binominal Option Pricing model. The inputs in theae! were as follows:

SEA's share price as at grant date: HK$2.260
Exercise price: HK$2.262
Expected volatility: 35.083%
Expected dividend yield: 6.19%
Risk-free rate: 0.539%
Suboptimal factor: 2.64

Expected volatility was determined by using thstdrical volatility of SEA's share price before
the grant date for previous three years. The suiaptfactor was to account for the exercise
behaviour of the share option granted by SEA.

RETIREMENT BENEFIT PLANS

The Group participates in a defined contributichesne which is registered under a Mandatory
Provident Fund Scheme (the "MPF Scheme") estalolisimeler the Mandatory Provident Fund
Schemes Ordinance of Hong Kong in December 200@ligible employees in Hong Kong. The
assets of the MPF Scheme are held separately frose tof the Group, in funds under the control
of trustees. The Group contributes 5% to 15% advaaht payroll costs per month to the scheme
for members of the MPF Scheme, depending on tiggHestf service with the Group.

The employees of the Group's subsidiaries in fRE Rre members of state-managed retirement
benefit scheme operated by the government of tli@ PR

The total contribution paid to the retirement dérnechemes by the Group charged to profit or
loss for the year amounted to HK$2,705,000 (200€$H684,000).
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RELATED PARTY TRANSACTIONS

(@) The Group had the following transactions witkllofiv subsidiaries, wholly-owned
subsidiaries of SEA during the year and the preary

() Rental income of HK$9,886,000 (2009: HK$8,838)Pfrom the renting of the Group's
premises; and

(i) Management fees of HK$117,461,000 (2009: HK#24,000) in respect of provision
of property development management services toGitmeip on the Group's property
portfolio.

(b) Details of loans to jointly controlled entitiaad interest income thereon are disclosed in the
consolidated statement of financial position antta@1 and 8.

(c) The remuneration of directors who are the Giokpy management was set out in note 14.

PRINCIPAL SUBSIDIARIES

Issued share

Place/country of capital/registered
incorporation/ Issued and paid up share capital held by the
Name of subsidiary operation capital/registered capital Company Principal activities
2010 2009
% %
Direct subsidiary
Benefit Strong Group Limited B.V.l./Hong Kong 1 ordinary share of HK$1 100 100 Investment holding
Indirect subsidiaries
AGP (Diamond Hill) Limited Hong Kong 2 ordinary shares of HK$1 100 100 Property development
each
AGP (Sha Tin) Limited Hong Kong 1 ordinary share of HK$1 100 100 Property development
AGP (Wanchai) Limited Hong Kong 2 ordinary shares of HK$1 100 100 Property development
each and investment
Chengdu Huashang House PRC RMB200,000,000 registered 100 100 Property investment
Development Co., Ltd.* capital
Chengdu Yulong No. 1 Property PRC RMB150,000,000 registered 100 - Property development
Development Company capital
Limited*
Chengdu Yulong No. 2 Property PRC RMB60,000,000 registered 100 - Property development
Development Company capital
Limited*
Chengdu Yulong No. 3 Property PRC RMB300,000,000 registered 100 - Property development
Development Company capital
Limited*
Concord Way Limited Hong Kong 100 ordinary shares of 100 100 Hotel operation
HK$1 each
Giant Well Enterprises Limited B.V.l./Hong Kong 1 ordinary share of US$1 100 100 Investment holding
Grace Art Development Limited  Hong Kong 1 ordinary share of HK$1 100 100 Treasury services
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PRINCIPAL SUBSIDIARIES - continued

Name of subsidiary

Indirect subsidiaries continued

Place/country of
incorporation/

operation

Guangzhou Yingfat House PropertyPRC

Development Co., Ltd.**

Harvest Hill Limited

Huangshan City Huizhou District
Feng Dan Bailu Investment and
Development Company
Limited*

Kaifeng International City No. 1
Realty Development Company
Limited*

Kaifeng International City No. 2
Realty Development Company
Limited*

Kaifeng International City No. 3
Realty Development Company
Limited*

Kaifeng International City No. 4
Realty Development Company
Limited*

Kaifeng International City No. 5
Realty Development Company
Limited

Kaifeng International City No. 6
Realty Development Company
Limited*

Kaifeng International City No. 7
Realty Development Company
Limited*

Kaifeng International City No. 8
Realty Development Company
Limited*

Kingston Pacific Investment
Limited

Leighton Road Hotel Management
Services Limited

Nanjing Hushu Ecology Travel
Development Co., Lt&.

Nanjing Taligang Tourist Leisure
Facilities Company Limited

SEA Group Treasury Limited

Hong Kong

PRC

PRC

PRC

PRC

PRC

PRC

PRC

PRC

PRC

B.V.l./Hong Kong

Hong Kong

PRC

PRC

Hong Kong

Issued share
capital/registered
capital held by the

Company
2009

Issued and paid up share
capital/registered capital

2010
%

US$20,110,000 registered 100
capital

2 ordinary shares of HK$1 100
each

RMB35,000,000 registered 100
capital

US$9,270,000 registered 100
capital

US$8,830,000 registered 100
capital

US$9,420,000 registered 100
capital

US$9,270,000 registered 100
capital

US$7,800,000 registered 100
capital

US$8,240,000 registered 100
capital

US$6,920,000 registered 100
capital

US$8,090,000 registered 100
capital

100 ordinary shares of US$155
each

1 ordinary share of HK$1 100

RMB100,000,000 registered 51
capital

RMB35,000,000 registered 51
capital

10,000,000 ordinary shares 100
of HK$1 each
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%

100

100

91

55

100

51

51

100

Principal activities

Property development
and investment

Financing

Property and tourist
leisure facilities
development

Property development

Property development

Property development

Property development

Property development

Property development

Property development

Property development

Property development
Hotel operation
Property, cultural and

tourism development

Property, cultural and
tourism development

Treasury services
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43. PRINCIPAL SUBSIDIARIES - continued

Issued share

Place/country of capital/registered
incorporation/ Issued and paid up share  capital held by the
Name of subsidiary operation capital/registered capital Company Principal activities
2010 2009
Indirect subsidiaries continued % %
Shine Concord Investments LimitedHong Kong 1 ordinary share of HK$1 100 100 Hotel operation
Sino Harvest Real Estate PRC US$3,000,000 registered 100 100 Property investment
Development (Chengdu) capital
Company Limited*
Sky Trend Investments Limited Hong Kong 2 ordinary shares of HK$1 100 100 Hotel operation
each
Sunfold Development Limited Hong Kong 1 ordinary share of HK$1 100 100 Hotel operation
Wing Siu Company Limited Hong Kong 2 ordinary shares of HK$1 100 100 Property investment
each

*  Wholly foreign owned enterprise

**  The Group is entitled to the remaining profitéas after the PRC partner's entitlement which éshigher of a fixed sum of return or 5% of
the profit generated from the related property ttaent project

@ Sino-foreign equity joint venture
The directors of the Company are of the opiniort thaomplete list of the particulars of all

subsidiaries of the Company will be of excessivegile and therefore the above list contains only
the particulars of subsidiaries which principalffeat the results or assets of the Group.
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