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ANNOUNCEMENT OF AUDITED RESULTS FOR THE YEAR 2008

The board of directors (“Board”) of Allied Properties (H.K.) Limited (“Company’) announces
that the audited consolidated results of the Company and its subsidiaries (“Group”) for the

year ended 31st December, 2008 are as follows:

CONSOLIDATED INCOME STATEMENT
For the year ended 31st December, 2008

2008 2007
Notes HK$’000 HKS$°000
Revenue (2) 3,611,407 4,832,686
Other income 398,634 731,193
Total income 4,010,041 5,563,879
Cost of sales and other direct costs (775,784) (713,540)
Brokerage and commission expenses (211,725) (414,595)
Selling and marketing expenses (61,342) (69,374)
Administrative expenses (1,321,581) (1,349,431)
Discount on acquisition of additional interest in a subsidiary 213,983 -
Profit on deemed acquisition of additional interest in a subsidiary 4) 33,570 -
Net (loss) profit on deemed disposal of
partial interests in subsidiaries (5) (1,190) 447,930
(Loss) gain on fair value change of warrants of a listed associate (6) (284,089) 36,091
Net profit on deemed disposal of partial interest
in a listed associate - 141,019
Changes in values of properties (7) (632,960) 519,281
Impairment loss recognised for available-for-sale financial assets (82,405) (2,000)
Bad and doubtful debts (463,190) (269,4006)
Other operating expenses (443,570) (462,522)
Finance costs (8) (203,177) (542,346)
Share of results of associates 295,853 264,712
Share of results of jointly controlled entities (6,826) 131,106
Profit before taxation 9) 65,608 3,280,804
Taxation (10) 20,408 (221,995)
Profit for the year 86,016 3,058,809
Attributable to :
Equity holders of the Company (144,431) 2,253,707
Minority interests 230,447 805,102
86,016 3,058,809
(Loss) earnings per share (11)
Basic (2.56) cents 41.35 cents
Diluted (2.56) cents 37.43 cents



CONSOLIDATED BALANCE SHEET
At 31st December, 2008

Non-current assets

Investment properties

Property, plant and equipment

Prepaid land lease payments

Goodwill

Intangible assets

Interests in associates

Interests in jointly controlled entities

Available-for-sale financial assets

Statutory deposits

Loans and advances to consumer finance
customers due after one year

Loans and receivables

Deferred tax assets

Current assets

Properties held for sale and other inventories

Financial assets at fair value through profit or loss

Prepaid land lease payments

Loans and advances to consumer finance customers
due within one year

Trade and other receivables

Amounts due from associates

Amount due from a jointly controlled entity

Tax recoverable

Short-term pledged bank deposits

Cash and cash equivalents

Current liabilities

Trade and other payables

Financial liabilities at fair value through profit or loss
Amount due to ultimate holding company
Amounts due to fellow subsidiaries

Amounts due to associates

Amounts due to jointly controlled entities

Tax payable

Bank and other borrowings due within one year
Loan notes

Provisions

Other liabilities due within one year

Net current assets

Total assets less current liabilities

2008
Notes HK$’000

3,189,203
314,471
341,225

2,642,418

1,830,481

3,839,548
934,693
247,626

18,356

1,743,487
164,167
122,500

15,388,175

410,476
299,285
5,991

2,588,361
(13) 4,623,384
101,845

3,375

32,800

130,500

2,036,347

10,232,364

(14) 1,634,670
37,304

7,328

2,157,465

13,842

14,111

73,765

1,403,803

62,653
596

5,405,537
4,826,827
20,215,002

2007
HKS$°000

3,618,200
287,483
341,832

2,603,378

2,083,758

3,176,775
998,767

1,366,546

29,729

1,475,395
5,806
66,576

16,054,245

482,809
1,187,110
5,870

2,145,159
5,859,292
137,584
2,192
3,382
121,000
1,742,231

11,686,629

2,067,778
59,084
14,351
76,183
12,605
39,063

130,102
891,364
69,166
74,827
734

3,435,257
8,251,372
24,305,617



Capital and reserves
Share capital
Share premium and reserves

Equity attributable to equity holders of the Company
Shares held for employee ownership scheme
Employee share-based compensation reserve
Minority interests

Total equity

Non-current liabilities
Bank and other borrowings due after one year

Bonds

Deferred tax liabilities

Provisions

Other liabilities due after one year

Note

(15)

2008
HK$°000

1,130,287

9,161,672

10,291,959
(32,580)
10,002

6,039,844

16,309,225

2,479,250
900,000
501,805

24,722

3,905,777

20,215,002

2007
HK$°000

1,129,258

10,018,348

11,147,606

6,935,204

18,082,810

2,779,592
2,800,000
638,439
4,773

3

6,222,807

24,305,617



Notes:

1)

Application of new or revised Hong Kong Financial Reporting Standards (“HKFRSs”)

In the current year, the Group has applied the following amendments and interpretations (“new HKFRSs”)
issued by the Hong Kong Institute of Certified Public Accountants, which are or have become effective
and are relevant to the operations of the Group.

HKAS 39 & HKFRS 7 (Amendments)
HK{IFRIC) — Int 11
HK{IFRIC) — Int 12
HK(IFRIC) - Int 14

Reclassification of Financial Assets

HKFRS 2: Group and Treasury Share Transactions

Service Concession Arrangements

HKAS 19 — The Limit on a Defined Benefit Asset,
Minimum Funding Requirements and their Interaction

The adoption of the new HKFRSs had no material effect on how the results and financial position for
the current or prior accounting periods have been prepared and presented. Accordingly, no prior period

adjustment has been required.

The Group has not early applied the following new or revised standards, amendments or interpretations
that have been issued but are not yet effective and are relevant to the operations of the Group.

HKFRSs (Amendments)
HKAS 1 (Revised)

HKAS 23 (Revised)

HKAS 27 (Revised)

HKAS 32 & 1 (Amendments)

HKAS 39 (Amendment)
HKFRS 1 & HKAS 27 (Amendments)

HKFRS 2 (Amendment)
HKFRS 3 (Revised)
HKFRS 7 (Amendment)

HKFRS 8
HK(IFRIC) - Int 9 and HKAS 39
(Amendments)

HK(IFRIC) — Int 13
HK(IFRIC) — Int 17

1

Improvements to HKFRSs!
Presentation of Financial Statements?
Borrowing Costs?
Consolidated and Separate Financial Statements?
Puttable Financial Instruments and
Obligations Arising on Liquidation®
Eligible Hedged Items?
Cost of an Investment in a Subsidiary,
Jointly Controlled Entity or Associate®
Vesting Conditions and Cancellations®
Business Combinations?
Improving Disclosures about Financial Instruments?
Operating Segments?
Embedded Derivatives®

Customer Loyalty Programmes*
Distributions of Non-cash Assets to Owners?®

Effective for annual periods beginning on or after 1st January, 2009 except the amendments to

HKEFRS 5, effective for annual periods beginning on or after 1st July, 2009.

(S I N O )

Effective for annual periods beginning on or after 1st January, 2009.
Effective for annual periods beginning on or after 1st July, 2009.
Effective for annual periods beginning on or after 1st July, 2008.
Effective for annual periods ending on or after 30th June, 2009.

The directors of the Company (“Directors”) anticipate that the application of these new or revised
standards, amendments or interpretations will have no material impact on the results and the financial

position of the Group.



(2)

3)

Revenue

Revenue comprises :

Interest income on loans and advances to consumer finance customers
Medical services, nursing agencies, physiotherapy and
dental services, and elderly care services
Securities broking
Other interest income
Income from corporate finance and others
Net trading profit from forex, bullion, commodities and futures
Property rental, hotel operations and management services
Sale of properties
Dividend income
Net trading (loss) profit from securities

2008 2007
HK$°000 HKS$’000
1,341,815 1,113,668
1,069,967 947,701
504,645 1,060,420
389,834 671,646
258,708 330,627
244,085 278,060
243,887 202,083
46,180 -
45,777 31,277
(533,491) 197,204
3,611,407 4,832,686

All interest income is derived from financial assets that are not carried at fair value through profit or loss.

Segmental information

Analysis of the Group’s business segmental information is as follows:

2008

Property

rental,
hotel Sale of
operations properties

Investment, and and property
broking and Consumer management based
finance finance  Healthcare services  investments Total
HK$’000 HK$’000 HK$’000 HK$’000 HK$’000 HKS$’000
Revenue 929,537 1,353,325 1,075,579 250,406 46,180 3,655,027
Less: inter-segment revenue (36,995) - - (6,625) - (43,620)
892,542 1,353,325 1,075,579 243,781 46,180 3,611,407

Segment results 82,615 347,742 57,188 (435,866) (34,195) 17,484
Discount on acquisition of

additional interest in

a subsidiary 213,983
Profit on deemed acquisition of

additional interest in a subsidiary 33,570
Net loss on deemed disposal of

partial interests in subsidiaries (1,190)
Loss on fair value change of

warrants of a listed associate (284,089)
Finance costs (203,177)
Share of results of associates 295,853
Share of results of

jointly controlled entities - - 54 (6,880) - (6,826)
Profit before taxation 65,608
Taxation 20,408
Profit for the year 86,016



(4)

)

2007

Property
rental,
hotel Sale of
operations properties
Investment, and  and property
broking and Consumer management based
finance finance Healthcare services  investments Total
HKS$’000 HKS$000 HK$°000 HK$°000 HK$’000 HKS$’000
Revenue 2,572,698 1,124,942 957,323 207,806 - 4,862,769
Less: inter-segment revenue (24,360) - - (5,723) - (30,083)
2,548,338 1,124,942 957,323 202,083 - 4,832,686
Segment results 2,018,443 97,804 50,117 605,355 30,573 2,802,292
Net profit on deemed disposal of
partial interests in subsidiaries 447,930
Gain on fair value change of
warrants of a listed associate 36,091
Net profit on deemed disposal of
partial interest in a listed associate 141,019
Finance costs (542,346)
Share of results of associates 264,712
Share of results of jointly
controlled entities 827 - - 130,279 - 131,106
Profit before taxation 3,280,804
Taxation (221,995)
Profit for the year 3,058,809

During the year, less than 10% of the operations of the Group in terms of revenue, segment results and
assets were carried on or were situated outside Hong Kong. Accordingly, no geographical segmental

information is shown.

Profit on deemed acquisition of additional interest in a subsidiary

Profit on deemed acquisition of additional interest in a subsidiary is arising from shares repurchased and

cancelled by a subsidiary.

Net (loss) profit on deemed disposal of partial interests in subsidiaries

Net (loss) profit on deemed disposal of partial interests in

subsidiaries comprises:

Scrip dividend distributed by a subsidiary

Exercise of warrants of subsidiaries by warrants holders
Share placing of 166,000,000 shares of a subsidiary

2008 2007
HKS$’000 HK$’000
(1,580) -
390 (6,908)

- 454,838

(1,190) 447,930




(6)

(7

®)

(Loss) gain on fair value change of warrants of a listed associate

In December 2007, a listed associate of the Group issued new shares by way of open offer to the qualifying
shareholders on the basis of one new share for every five shares held, together with new warrants of the
listed associate in the proportion of one new warrant for every one new share successfully subscribed.
The Group subscribed its proportion of the new shares and procured the new warrants. The warrants were
recognised by the Group as “financial assets at fair value through profit or loss” at their initial carrying
amount representing their fair value at the date of acquisition.

The fair value of the warrants at 31st December, 2008, based on the quoted bid price, dropped when
compared to the fair value at 1st January, 2008. The Group incurred an unrealised loss of HK$284,089,000
(2007: gain of HK$36,091,000 which was classified under revenue in the previous year and has been
disclosed separately on the face of the consolidated income statement for 2008) arising from the fair value
change. However, the listed associate recorded a profit in the current year relating to the same changes in
fair value of the warrants and the Group shared this profit from the associate, which is approximately the
same as the loss incurred.

Changes in values of properties

2008 2007
HK$’000 HK$’000

Changes in values of properties comprise:
Net (decrease) increase in fair value of investment properties (597,107) 479,878
Impairment loss (recognised) reversed for properties held for sale (36,796) 34,660
Impairment loss reversed for hotel property 943 4,743
(632,960) 519,281

The recognition and reversal of impairment losses was based on lower of cost and value in use for hotel
property and the lower of cost and net realisable value for properties held for sale. The value in use and
net realisable values were determined with reference to the respective fair values of the properties based
on independent professional valuations at 31st December, 2008.

Finance costs

2008 2007
HK$’000 HK$’000

Total finance costs included in:
Cost of sales and other direct costs 67,137 55,436
Finance costs 203,177 542,346
270,314 597,782

All interest expenses are derived from financial liabilities that are not carried at fair value through profit
or loss.



)

(10)

Profit before taxation

Profit before taxation has been arrived at after charging:

Depreciation

Amortisation of intangible assets
Computer software (included in administrative expenses)
Other intangible assets (included in other operating expenses)

Amortisation of prepaid land lease payments

Loss on disposal of an associate

Loss on disposal of property, plant and equipment

Loss on early redemption of convertible bonds

and after crediting:

Dividend income from listed equity securities
Dividend income from unlisted equity securities
Profit on disposal of available-for-sale financial assets
(included in other income)
Profit on disposal of an investment property (included in other income)
Profit on disposal of associates (included in other income)
Profit on disposal of a jointly controlled entity (included in other income)
Profit on disposal of subsidiaries (included in other income)
Share of profit from discontinued operations of a listed associate

Taxation

The income tax (credit) charge comprises:

Current tax
Hong Kong
Other jurisdictions

Under (over) provision in prior years
Hong Kong
Other jurisdictions

Deferred tax
Current year
Under provision in prior years
Change of tax rate

2008 2007
HK$’000 HKS$’000
54,847 44,290
8,155 5272
212,770 247,454
5,969 5,278

28 -

742 4,779

- 13,655

41,085 24,294
4,692 6,983
347,674 598,227
- 11,902

- 9,611

5 —

- 49,581

- 57,136

2008 2007
HK$’000 HKS$’000
168,591 247,460
2,585 2,621
171,176 250,081
2,245 465
59 67)
173,480 250,479
(163,147) (29,489)
- 1,005
(30,741) -
(193,888) (28,484)
(20,408) 221,995

Hong Kong Profits Tax is calculated at the rate of 16.5% (2007: 17.5%) of the estimated assessable profit

for the year.

Taxation arising in other jurisdictions is calculated on the estimated assessable profits for the year at the

rates of taxation prevailing in the countries in the relevant jurisdictions.

_8-—



(1)

(12)

(Loss) earnings per share

The calculation of basic and diluted (loss) earnings per share attributable to the equity holders of the
Company is based on the following:

2008 2007
HK$’000 HK$°000
(Loss) earnings
(Loss) earnings for the purposes of basic (loss) earnings per share
((loss) profit for the year attributable to equity holders of the Company) (144,431) 2,253,707
Adjustments to earnings in respect of the effect of dilutive
potential ordinary shares arising from convertible bonds - 20,500
(Loss) earnings for the purposes of diluted (loss) earnings per share (144,431) 2,274,207
’000 ’000
Number of shares
Weighted average number of shares for the purpose of
basic (loss) earnings per share 5,650,536 5,450,954
Effect of dilutive potential ordinary shares arising from
— convertible bonds - 226,696
— warrants - 398,246
Weighted average number of shares for the purpose of
diluted (loss) earnings per share 5,650,536 6,075,896

For the year ended 31st December, 2008, diluted loss per share did not assume the conversion of the
outstanding warrants since their conversion would result in a decrease in loss per share.

Dividend
2008 2007
HK$°000 HK$°000
Ordinary shares:
Proposed final dividend — nil (2007: HK3 cents per share) - 169,453

The Board does not recommend the payment of a final dividend for the year ended 31st December, 2008
(2007: HK3 cents per share).

In 2008 and 2007, the Company paid and recognised dividends of HK$169,575,000 and HK$80,595,000,
representing HK3 cents and HK1.5 cents per share, being the final dividends of 2007 and 2006
respectively.



(13) Trade and other receivables

The aging analysis of the trade receivables, term loans and margin loans that were past due at the balance
sheet date but not impaired were as follows:

2008 2007

HK$’000 HK$’000

Less than 31 days 236,680 117,766
31 to 180 days 55,414 73,707
181 to 365 days 25,362 21,474
Over 365 days 11,755 42,258
329,211 255,205

Trade and other receivables that were not past due nor impaired 4,294,173 5,604,087
4,623,384 5,859,292

(14) Trade and other payables

Included in trade and other payables are trade payables of HK$1,148,447,000, (2007: HK$1,426,508,000),
the aging analysis of which is as follows:

2008 2007

HK$’000 HK$’000

Less than 31 days 1,119,397 1,398,922
31 to 180 days 18,847 12,444
181 to 365 days 3,161 2,062
Over 365 days 7,042 13,080
1,148,447 1,426,508

(15) Share premium and reserves

2008 2007

HK$’000 HK$’000

Share premium 741,277 736,328
Property revaluation reserve 56,880 56,210
Investment revaluation reserve 342,839 929,019
Capital redemption reserve 72,255 72,044
Translation reserve 120,899 44,275
Capital reserve (11,705) (3,880)
Accumulated profits 7,839,227 8,014,899
Dividend reserve - 169,453

9,161,672 10,018,348

10—



DIVIDEND

The Board does not recommend the payment of a final dividend for the year 2008 (2007:
HK3 cents per share). According, there will be no closure of the register of members of the
Company.

FINANCIAL REVIEW
Financial Results

The revenue of the Group for 2008 was approximately HK$3,611.4 million, which was a
decrease of 25.3% when compared with the year 2007. The decrease in revenue was mainly
due to reduction in turnover from the Group’s broking and finance businesses but was partly
mitigated by an increase in revenues from the Group’s consumer finance, healthcare and
property businesses.

The loss attributable to the equity holders of the Company amounted to HK$144.4 million, as
compared to a profit of HK$2,253.7 million in 2007. The loss per share amounted to HK2.56
cents (2007: earnings per share at HK41.35 cents).

The loss attributable to equity holders of the Company was mainly due to:—
. a substantial decrease in contribution from the Group’s broking and finance businesses;

. the Group’s Hong Kong properties recorded a fair value valuation deficit of HK$631.2
million, compared to a net gain of HK$509.4 million in 2007 as a result of a reduction in
property prices;

. a deemed loss of HK$1.2 million from the deemed disposal of a portion of the Group’s
interest in subsidiaries while in 2007, a profit on deemed disposal of HK$454.8 million
was recorded from the share placing of Sun Hung Kai & Co. Limited (“Sun Hung Kai”);

. losses, both realised and unrealised, arising from the Group’s securities holdings due to
lower financial markets.

Material Acquisitions and Disposals

In June, 2008, Famestep Investments Limited (“Famestep”), a direct wholly-owned
subsidiary of the Company, completed the acquisition of the entire share capital of Wah
Cheong Development (B.V.1.) Limited (“Wah Cheong”) and the assignment of a HK$271.4
million loan from Sun Hung Kai for an aggregate consideration of approximately HK$470.7
million. As at the completion date of the disposal, Wah Cheong was beneficially interested in
approximately 51.15% of the issued capital of Quality HealthCare Asia Limited (“QHA™). It
should be noted that in the consolidated financial statements of the Company, the gain on the
disposal of Wah Cheong of approximately HK$163 million recorded by Sun Hung Kai was
eliminated against the goodwill arising from the acquisition of Wah Cheong by Famestep as
the transaction is a intercompany transaction.
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In October, 2008, QHA, through a wholly-owned subsidiary TCM Products Limited, acquired
the entire issued share capital of GHC Holdings Limited (“GHC”), a company which
subsidiaries are operating some medical centres situated in various non-central business
districts and residential areas and a cosmetic specialist centre in Hong Kong. Details of the
acquisition are set out in the circular of QHA dated 30th October, 2008.

Other than the above reorganisation and acquisition, there were no material acquisitions or
disposals of subsidiaries, associates and jointly controlled entities during the year.

Financial Resources, Liquidity and Capital Structure

During the year under review, 620,210 warrants were converted into 6,202,100 ordinary
shares at a subscription price of HK$1.00 per share. Accordingly, 79,333,329 warrants were
outstanding at 31st December, 2008. Exercise in full of the outstanding warrants would result
in the issue of 793,333,290 additional shares of HK$0.2 each with an aggregate subscription
value of approximately HK$793.3 million. The Company had repurchased 1,054,000 own
shares at an aggregate consideration of approximately HK$0.9 million, details of which are
outlined in the section “Purchase, Sale or Redemption of Securities” below.

At 31st December, 2008, the current ratio (current assets/current liabilities) of the Group was
1.9 times, which decreased from the 3.4 times applicable at the end of the preceding year.

At 31st December, 2008, the Group’s net borrowings amounted to HK$4,773.7 million (2007:
HK$4,753.1 million), representing bank and other borrowings, loan notes, amounts due to
fellow subsidiaries and bonds held by a fellow subsidiary totalling HK$6,940.5 million (2007:
HK$6,616.3 million) less bank deposits, bank balances, treasury bills and cash of HK$2,166.8
million (2007: HK$1,863.2 million) and the Group had equity attributable to equity holders of
the Company of HK$10,292.0 million (2007: HK$11,147.6 million). Accordingly, the Group’s
gearing ratio of net borrowings to equity attributable to equity holders of the Company was
46.4% (2007: 42.6%).

—12 -



Bank borrowings of the Group are repayable as follows:
On demand or within one year
More than one year but not exceeding two years
More than two years but not exceeding five years
More than five years

Other borrowings are repayable as follows:
On demand or within on year
More than two years but not exceeding five years
Amounts due to fellow subsidiaries
Bonds held by a fellow subsidiary repayable within five years
Loan notes repayable within one year

Analysis as follows:
Amount repayable within one year
Amount due after one year

2008
HK$’000

1,305,320
237,969
2,194,040

39,300

3,776,629

98,483
7,941
2,157,465
900,000

6,940,518

3,561,268

3,379,250

6,940,518

2007
HK$’000

871,641
721,872
1,998,510

59,210

3,651,233
19,723

76,183
2,800,000

69,166

6,616,305

1,036,713

5,579,592

6,616,305

The amount due to a fellow subsidiary and the bonds held by a fellow subsidiary and most of
the bank and other borrowings of the Group are charged at floating interest rates. There are no

known seasonal factors in the Group’s borrowing profiles.

The banking facilities of the Group are reviewed from time to time and new banking facilities
will be obtained or renewed to meet the funding requirements for capital commitments,

investments and operations of the Group.

Risk of Foreign Exchange Fluctuation

The Group is required to maintain foreign currency exposure to cater for its recurring
operating activities and present and potential investment activities, meaning it will be subject
to reasonable exchange rate exposure. However, the Group will closely monitor this risk

exposure as required.

13-



Contingent Liabilities

(a)

(b)

At 31st December, 2008, the Group had guarantees as follows:

2008 2007
HK$’000 HK$’000

Indemnities on banking guarantees made available to
a clearing house and regulatory body 4,540 5,540
Other guarantees 3,000 1,400
7,540 6,940

In 2001, an order was made by the Hubei Province Higher People’s Court in China (“2001
Order”) enforcing a CIETAC award of 19th July, 2000 (“Award”) by which Sun Hung
Kai Securities Limited (“SHKS”), a wholly-owned subsidiary of Sun Hung Kai, was
required to pay US$3,000,000 to Chang Zhou Power Development Company Limited
(“JV”), a mainland PRC joint venture. SHKS had disposed of all of its beneficial interest
in the JV to Sun Hung Kai’s listed associate, Tian An China Investments Company
Limited (“Tian An”), in 1998 and disposed of any and all interest it might hold in the
registered capital of the JV (“Interest”) to Long Prosperity Industrial Limited (“LPI”) in
October 2001. Subsequent to those disposals, SHKS’ registered interest in the JV in the
amount of US$3,000,000 was frozen further to the 2001 Order. Sun Hung Kai is party to
the following litigation relating to the JV:

(i)  On 29th February, 2008, a writ of summons with general indorsement of claim
was issued by Global Bridge Assets Limited (“GBA”), LPI and Walton Enterprises
Limited (“Walton™) (“2008 Writ”) in the High Court of Hong Kong against SHKS
(“HCA 317/2008”). In the 2008 Writ, (a) GBA claims against SHKS for damages
for alleged breaches of a guarantee, alleged breaches of a collateral contract, for
an alleged collateral warranty, and for alleged negligent and/or reckless and/or
fraudulent misrepresentation; (b) LPI claims against SHKS damages for alleged
breaches of a contract dated 12th October, 2001; and (c) Walton claims against
SHKS for the sum of US$3,000,000 under a shareholders agreement and/or
pursuant to the Award and damages for alleged wrongful breach of a shareholders
agreement. GBA, LPI and Walton also claim against SHKS interest on any sums or
damages payable, costs, and such other relief as the Court may think fit. The 2008
Writ was served on SHKS on 29th May, 2008. It is being vigorously defended.
Among other things, pursuant to a 2001 deed of waiver and indemnification, LPI
waived and released SHKS from any claims including any claims relating to or
arising from the Interest, the JV or any transaction related thereto, covenanted
not to sue, and assumed liability for and agreed to indemnify SHKS from any and
all damages, losses and expenses arising from any claims by any entity or party
arising in connection with the Interest, the JV or any transaction related thereto.
While a provision has been made for legal costs, Sun Hung Kai does not consider it
presently appropriate to make any other provision with respect to HCA 317/2008.
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(i1) On 20th December, 2007, a writ (“Mainland Writ”) was issued by Cheung Lai
Na (3R BEWE) (“Ms. Cheung”) against Tian An and SHKS and was accepted by
a mainland PRC court, #4L & B M A RIEBE ((2008) B IR FEIMIFH8
%), claiming the transfer of a 28% shareholding in the JV, and RMB19,040,000
plus interest thereon for the period from January 1999 to the end of 2007 together
with related costs and expenses. The Mainland Writ is being vigorously defended.
While a provision has been made for legal costs, Sun Hung Kai does not consider it
presently appropriate to make any other provision with respect to this writ.

(1i11) On 4th June, 2008, a writ of summons was issued by Tian An and SHKS in the
High Court of Hong Kong against Ms. Cheung (“HK Writ”), seeking declarations
that (a) Ms. Cheung is not entitled to receive or obtain the transfer of 28% or
any of the shareholding in the JV from Tian An and SHKS; (b) Ms. Cheung is
not entitled to damages or compensation; (¢) Hong Kong is the proper and/or the
most convenient forum to determine the issue of Ms. Cheung’s entitlement to any
shareholding in the JV; (d) further and alternatively, that Ms. Cheung’s claim
against Tian An and SHKS in respect of her entitlement to the shareholding in the
JV is scandalous, vexatious and/or frivolous; and (e) damages, interest and costs as
well as further or other relief (together with related costs and expenses). As at the
date of this announcement, the HK Writ has not been served on Ms. Cheung. Sun
Hung Kai does not consider it presently appropriate to make any provision with
respect to this action.

Material Litigation Update

(a)

(b)

(c)

On 25th February, 2009, the Market Misconduct Tribunal (“MMT”) made findings and
orders following the conduct of proceedings relating to May and June 2003 dealings
in the securities of QPL International Holdings Limited. The MMT’s determinations
of misconduct against two employees of Sun Hung Kai resulted also in adverse
determinations against Sun Hung Kai’s indirect wholly-owned subsidiaries, Sun
Hung Kai Investment Services Limited (“SHKIS”) and Cheeroll Limited (“Cheeroll”)
(now known as Sun Hung Kai Strategic Capital Limited). The MMT ordered that
the companies not again perpetrate any form of market misconduct, that they pay
the Government’s and the Securities and Futures Commission (“SFC”)’s costs, and
recommended that the SFC take disciplinary action against SHKIS. SHKIS and Cheeroll
are presently appealing aspects of the MMT’s findings and orders.

On 14th October, 2008, a writ of summons was issued by SHKIS in the High Court of
Hong Kong against Quality Prince Limited, Allglobe Holdings Limited, the Personal
Representative of the Estate of Lam Sai Wing, Chan Yam Fai Jane and Ng Yee Mei,
seeking recovery of (a) the sum of HK$50,932,876.64; (b) interest; (c) legal costs; and
(d) further and/or other relief. Having sold collateral for the partial recovery of amounts
owing, the Plaintiff filed a Statement of Claim in the High Court of Hong Kong on 24th
October, 2008 claiming (a) the sum of HK$36,030,376.64; (b) interest; (c) legal costs;
and (d) further and/or other relief. An application for summary judgment against the
Defendants has been made and is scheduled to be heard on 6th May, 2009.

Details of proceedings relating to Chang Zhou Power Development Company Limited, a
mainland PRC joint venture, are set out in the “Contingent Liabilities” section above.
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Pledge of Assets

At 31st December, 2008, certain of the Group’s investment properties, hotel property, land and
buildings, prepaid land lease payments and properties held for sale with an aggregate carrying
value of HK$3,977.5 million (2007: HK$4,560.4 million), bank deposit of HK$129.0 million
(2007: HK$120.0 million), listed investments belonging to the Group with fair values of
HK$1,033.0 million (2007: HK$5,717.0 million) and listed investments belonging to margin
clients with fair values of HK$684.1 million (2007: HK$2,286.3 million) together with certain
securities in respect of a listed subsidiary with a carrying value of HK$1,463.4 million (2007:
HK$1,489.9 million), were pledged to secure loans and general banking facilities to the extent
of HK$3,602.1 million (2007: HK$3,874.2 million) granted to the Group. Facilities amounting
to HK$1,964.1 million (2007: HK$1,921.2 million) were utilised at 31st December, 2008.

At 31st December, 2008, a bank deposit of HK$1.5 million (2007: HK$1.0 million) was
pledged to secure a bank guarantee amounting to HK$2.0 million (2007: HK$2.0 million).

The share of a subsidiary is also pledged for the bonds issued by the Group.
OPERATIONAL REVIEW

Properties

Hong Kong

The rental income of the Group benefited from the positive rental trends achieved from 2007
and consequently rental income increased 21.9% on a year-to-year comparison. All the major
properties of the Group, including Park Place, Allied Cargo Centre, St. George Apartments
and China Online Centre, achieved higher rental income. The contribution from Ibis North
Point was higher than that of 2007, with both higher occupancy and average room rates.

The local property market declined from the third quarter of the year as a result of the global
financial market downturn. The decline in market value of properties gave rise to a significant
adverse change to the income statement. Property valuations have been carried out by

independent qualified professional surveyors in respect of the Group’s investment properties
held as at 31st December, 2008.

Allied Kajima Limited, 50% indirectly owned by the Group and holding properties including
Allied Kajima Building, Novotel Century Hong Kong hotel and the Sofitel Philippine Plaza
Hotel, reported a small loss in 2008. The loss was mainly due to the investment property
revaluation deficit at the end of 2008.

In order to maximise earnings in this uncertain period, the Group will continue to push its
Hong Kong property portfolio towards higher occupancies even at the expense of margins.
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Mainland PRC

Tian An, the Group’s mainland property arm, recorded a profit attributable to its equity
holders of HK$711.1 million (2007: HK$703.0 million). Tian An’s revenue for the year
ended 31st December, 2008 was HK$473.3 million (2007: HK$670.7 million for continuing
operations and HK$192.5 million for discontinued operations), a decrease of 29% compared
to the continuing operations of 2007.

The profit included several non-cash items, including a gain of HK$794.4 million representing
the change in fair value of a derivative financial instrument liability in respect of warrants
issued by Tian An. In addition, Tian An also noted an exchange loss of HK$109.6 million
mainly on its Hong Kong Dollar and United States Dollar bank deposits during 2008, due to
the fact that its functional currency is Renminbi. It also experienced a decrease in fair value
of its investment properties of HK$187.3 million compared to a gain of HK$171.5 million in
2007. If these non-cash items are excluded, as well as the profit of HK$137.8 million from the
discontinued cement operation in 2007, the profit attributable to equity holders of Tian An for
2008 would have decreased by 57%.

Total gross floor area (“GFA”) sales for Tian An declined slightly to 93,400m? in 2008
(2007: 102,400m?). A total GFA of approximately 180,700m? (2007: 87,900m?) of residential/
commercial properties was completed during the year under review, representing an increase
of 105% (mainly from jointly controlled entities) over the previous year. By the end of
2008, a total GFA of approximately 403,800m? (2007: 363,000m?) was under construction,
representing an 11% increase over 2007. Tian An currently has a landbank of total GFA of
approximately 7,253,700m? (total GFA attributable to Tian An is approximately 6,157,100m?,
consisting of 290,100m? of completed investment properties and 5,867,000m? of properties for
development).

Tian An is in a strong financial position with total bank balances and cash as at the end of
2008 of over HK$2.4 billion.

Financial Services
Broking and finance

Sun Hung Kai, the Group’s financial services arm, reported revenue of HK$2,785.4 million,
against HK$4,630.7 million for 2007. Profit attributable to its equity holders decreased by
81.7% from HK$1,897.6 million in 2007 to HK$346.5 million.

It should be noted that Sun Hung Kai’s profit for the year was adversely impacted by some
non-cash charges. Firstly, there was an impairment charge of HK$69.0 million (2007:
HK$84.0 million) relating to the carrying value of intangible assets, specifically the value of
the customer relationships of the Group’s Consumer Finance business, which was acquired
by Sun Hung Kai in 2006. Furthermore, ongoing amortisation charges of intangible assets
totalling HK$212.4 million (2007: HK$252.8 million) also adversely impacted Sun Hung
Kai’s profit. Both these charges are of a non-cash nature and do not affect the underlying
operating cash flow of Sun Hung Kai.
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Building on its successful customer recruitment strategy, Sun Hung Kai’s integrated Wealth
Management & Brokerage division opened almost 8,500 new accounts during a challenging
year. Investor demand for capital preservation and lower risk profiles helped the Wealth
Management division achieve a steady performance. However, with the poor global financial
markets, the Brokerage division delivered lower than expected turnover and commission
levels. It is hoped that the new e-Business unit will streamline Sun Hung Kai’s online trading
operations, capitalising on a broader investor trend towards do-it-yourself trade execution by
offering a range of enhanced products and services.

Because of significant volatility in commodity prices, Sun Hung Kai’s trading volumes
of overseas commodities almost doubled for the year on the back of increased demand for
hedging instruments, with a 336% increase in Euro Futures contracts and a 93% gain in
USD Futures contracts. Sun Hung Kai’s leveraged foreign exchange business also showed
significant growth with a 18% rise in contracts, while precious metals saw a 10% increase in
London Gold contracts as investors moved to more traditional instruments.

Sun Hung Kai’s stringent and conservative loan policies, coupled with declining investor
confidence and lower trade volumes in the fourth quarter of 2008, saw Sun Hung Kai’s margin
lending slow during 2008, with the loan book dropping to approximately HK$2,246.5 million
(2007: HK$3,116.5 million).

However, with the weaker equity and debt markets, Sun Hung Kai’s structured finance
business saw a 35% increase in loan book to HK$802.8 million (2007: HK$596.3 million).
Lower competition also meant increased loan margins.

During the year, the Corporate Finance division successfully launched and sponsored one
IPO on the main board of The Stock Exchange of Hong Kong Limited (“Stock Exchange”). It
was also actively involved in a number of secondary placements for several listed companies,
as well as underwriting numerous IPOs during the year. The division will continue to seek
mandates for fundraising and corporate advisory opportunities from local and mainland
enterprises.

China Xin Yongan Futures Company Limited, Sun Hung Kai’s 25% owned joint venture
(75% owned by WiiLHE K& EA 4 AR/ F] Zhe Jiang Province Yongan Futures Broker
Company Limited) doubled its paid-up capital to accommodate an increase in trading volume
and a larger client base. The joint venture achieved close to 100% return on equity for
shareholders in the first full year of operation.

Sun Hung Kai will continue to allocate more financial resources and management time
towards increasing its China exposure. Sun Hung Kai plans to achieve this by seeking
strategic PRC partners and increasing representative offices in major PRC cities.

In January 2009, Sun Hung Kai decided to avoid the prolonged and heated debate over
the allocation of responsibility for the sale of Lehman minibonds to public investors, by
initiating a repurchase scheme whereby Lehman minibonds sold to eligible investors would be
repurchased by Sun Hung Kai. This repurchase initiative was completed in early March. This
move by Sun Hung Kai was widely praised by the public at large. Sun Hung Kai was seen
as a caring company which put the interests of its customers ahead of profitability in such
turbulent times.
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Consumer finance

United Asia Finance Limited (“UAF”), the Group’s Consumer Finance division, achieved
double-digit growth in both its loan portfolio and interest income. Excluding a gain on
disposal of UAF’s interest in The Hong Kong Building and Loan Agency Limited in 2007,
profit for the year increased by 20%, representing a record high. However, UAF is concerned
with growing loan delinquencies in the early part of 2009 and is consciously adjusting its loan
book and lending policies so as to maintain a reasonable growth in profitability for 2009.

Profit attributable to the equity holders of UAF of HK$763.8 million was forecast for
2008 when UAF was acquired by the Group in 2006. This compares to an actual profit of
HK$505.9 million for 2008. The difference is mainly due to a drop in interest yield compared
to the forecast, higher impairment allowances on loans, increased expenditure on operating
overheads, which include establishment costs, and the expansion of its China operations. The
drop in interest yield and the higher impairment allowances may have a continuing effect on
the profit forecast made at the time of acquisition for the remainder of the forecast period to
the end of 2010.

UAF added two branches in Hong Kong and eight in Shenzhen during the year under review,
extending the company’s total branch network to 53 outlets, comprising 41 in Hong Kong and
12 in Shenzhen.

The China business continues to grow at a satisfactory pace as UAF’s mainland branch
network gradually builds towards critical mass. The challenge now for UAF in its China
operations is to secure sufficient Renminbi funding to grow its business. In this regard, the
management has been exploring alternative funding sources with several financial institutions.

Investments
QOHA

QHA'’s revenue for the year ended 31st December, 2008 increased by 12.9% to HK$1,070.0
million from HK$947.7 million in 2007. The profit attributable to equity holders of QHA was
HK$64.5 million in 2008, a 2.0% growth compared to HK$63.2 million in 2007.

QHA'’s results are particularly commendable in view of the difficulty of managing inflationary
pressures whilst continuing to develop business initiatives for further growth and development
of QHA’s network and services.

QHA continued to expand its network of core medical centres during the year, with the
opening of a new centre in the central business district and the expansion of a medical centre
in the Hong Kong East region into an integrated centre encompassing western medicine,
Chinese medicine, dental, and physiotherapy services. QHA expanded further into clinical
oncology, gastroenterology, and dermatology and it also opened its first paediatrics and sleep
disorders centre in Jordan.

In October 2008, QHA acquired GHC which operated a network of medical centres in
residential areas, particularly in the New Territories, with a number of its centres providing
24-hour round-the-clock medical services for the convenience of patients.

QHA now owns more than 50 core medical centres and has more than 700 physicians in its

network, strengthening its position as a preferred healthcare provider.
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Employees

The total number of staff of the Group as at 31st December, 2008 was 3,966 (2007: 3,396).
Total staff costs, including Directors’ emoluments, amounted to HK$835.8 million (2007:
HK$873.2 million). The Group reviews remuneration packages from time to time. In addition
to salary payments, other staff benefits include contributions to employee provident funds,
medical subsidies and a discretionary bonus scheme.

BUSINESS OUTLOOK

2009 is expected to be a difficult year for both Hong Kong and the global economy generally.
The financial crisis that emerged from the US subprime mortgage problem has resulted in the
current slow down of the world economy. A prolonged recession in Hong Kong is a distinct
possibility.

Various governments around the world are promoting different stimulus packages including
plans to support banking systems and promote financial stability. It is too early to determine
whether these efforts will prove successful.

The Board has always concentrated on building its core businesses where it believes it can
add value and will continue to prudently implement its stated strategies for the benefit of the
Group and all its shareholders.

COMPLIANCE WITH THE CODE ON CORPORATE GOVERNANCE PRACTICES

During the year ended 31st December, 2008, the Company has applied the principles of, and
complied with, the applicable code provisions of the Code on Corporate Governance Practices
(“CG Code”) as set out in Appendix 14 of the Rules Governing the Listing of Securities
on The Stock Exchange of Hong Kong Limited, except for certain deviations which are
summarised below:

Code Provisions B.1.3 and C.3.3

Code provisions B.1.3 and C.3.3 of the CG Code stipulate that the terms of reference of the
remuneration committee and audit committee should include, as a minimum, those specific
duties as set out in the respective code provisions.

The terms of reference of the remuneration committee (“Remuneration Committee”) adopted
by the Company are in compliance with the code provision B.1.3 except that the Remuneration
Committee shall review (as opposed to determine under the code provision) and make
recommendations to the Board on the remuneration packages of the Executive Directors only
and not senior management (as opposed to Executive Directors and senior management under
the code provision).

The terms of reference of the audit committee (“Audit Committee”) adopted by the Company
are in compliance with the code provision C.3.3 except that the Audit Committee (1) shall
recommend (as opposed to implement under the code provision) the policy on the engagement
of the external auditors to supply non-audit services; (ii) only possesses the effective ability
to scrutinise (as opposed to ensure under the code provision) whether management has
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discharged its duty to have an effective internal control system; and (iii) can promote (as
opposed to ensure under the code provision) the co-ordination between the internal and
external auditors, and check (as opposed to ensure under the code provision) whether the
internal audit function is adequately resourced.

The reasons for the above deviations are set out in the Corporate Governance Report to be
contained in the Company’s Annual Report for the financial year ended 31st December, 2008
(“2008 Annual Report”). The Board has reviewed the terms during the year under review
and considers that the Remuneration Committee and the Audit Committee should continue to
operate according to the terms of reference adopted by the Company. The Board will review
the terms at least annually and make appropriate changes if considered necessary.

Further information on the Company’s corporate governance practices during the year under
review will be set out in the Corporate Governance Report to be contained in the Company’s
2008 Annual Report which will be sent to the Shareholders at the end of April 2009.

AUDIT COMMITTEE REVIEW

The Audit Committee has reviewed with the management of the Company the accounting
principles and practices adopted by the Group and the financial statements for the year ended
31st December, 2008.

SCOPE OF WORK OF MESSRS. DELOITTE TOUCHE TOHMATSU

The figures in respect of the announcement of the Group’s consolidated balance sheet,
consolidated income statement and the related notes thereto for the year ended 31st December,
2008 have been agreed by the Group’s auditor, Messrs. Deloitte Touche Tohmatsu, to the
amounts set out in the Group’s audited consolidated financial statements for the year. The
work performed by Messrs. Deloitte Touche Tohmatsu in this respect did not constitute an
assurance engagement in accordance with Hong Kong Standards on Auditing, Hong Kong
Standards on Review Engagements or Hong Kong Standards on Assurance Engagements
issued by the Hong Kong Institute of Certified Public Accountants and consequently no
assurance has been expressed by Messrs. Deloitte Touche Tohmatsu on the announcement.

PURCHASE, SALE OR REDEMPTION OF SECURITIES

During the year, the Company made the following purchases of its own shares on the Stock
Exchange:

Month of Number of Purchase consideration Aggregate
purchase in shares per share consideration
2008 purchased Highest Lowest paid

HK$ HKS$ HK$
September 108,000 0.96 0.90 99,520
October 946,000 0.96 0.76 812,340

Save as disclosed above, neither the Company nor any of its subsidiaries had purchased, sold
or redeemed any of the Company’s securities during the year.
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APPRECIATION

The Board would like to thank all the staff for their effort and contribution in 2008, and would
like to express appreciation to the Shareholders for their continual support.

By Order of the Board
Allied Properties (H.K.) Limited
Arthur George Dew
Chairman

Hong Kong, 9th April, 2009

As at the date of this announcement, the Board comprises Messrs. Patrick Lee Seng Wei
(Chief Executive) and Li Chi Kong being the Executive Directors, Messrs. Arthur George Dew
(Chairman), Henry Lai Hin Wing and Steven Lee Siu Chung being the Non-Executive
Directors, and Messrs. John Douglas Mackie, Steven Samuel Zoellner and Alan Stephen Jones
being the Independent Non-Executive Directors.
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